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Rezoning Request PRZN 22-02(Ordinance No. 2185) - Rezone three (3) parcels of land at 29022 Stephenson
Hwy. from M-1, Light Industrial, to B-3, General Business.

First Reading. The applicant, EWM-Miller Wash, LLC, requests to rezone three (3) parcels of land at 29022
Stephenson Highway (PIN Numbers 44-25-11-377-015, 44-25-11-377-016, and 44-25-11-377-019) from M-1,
Light Industrial, to B-3, General Business. The subject properties are located at the northeast corner of
Stephenson Highway and E. 12 Mile Road, immediately to the west of the I-75 interchange.

✔

Giles Tucker, CED

Melissa Marsh

G-5



 

MEMORANDUM 
 

 

Date:  June 1st, 2022 
To:   City of Madison Heights City Council 
From:  Matt Lonnerstater, AICP – City Planner 
Subject: Rezoning Request PRZN 22-02 (Ordinance 2185) – 29022 Stephenson Hwy. – First 

Reading 
 
Introduction 

The applicant, EWM-Miller Wash, LLC, requests to rezone three (3) parcels of land at 29022 Stephenson 
Highway (PIN Numbers 44-25-11-377-015, 44-25-11-377-016, and 44-25-11-377-019) from M-1, Light 
Industrial, to B-3, General Business. The subject properties are located at the northeast corner of 
Stephenson Highway and E. 12 Mile Road, immediately to the west of the I-75 interchange.     
 
Background  

The subject site consists of three (3) parcels which contain a total area of approximately 1.14 acres. The 
site is improved with an existing 3,285 sq. ft. commercial structure currently occupied by Col’s Place 
restaurant. The applicant requests a rezoning to B-3 in order to construct an auto car wash facility, 
which is permitted as a special use within the B-3 district. Note that approval of the rezoning would not 
constitute special use or site plan approval. City Council should consider all of the potential uses that 
could be developed on this site if it were to be zoned B-3. The applicant has provided conceptual plans 
for an express car wash on-site; these conceptual plans are included for demonstrative purposes only 
and are not subject to this rezoning review.  
 
Per the Zoning Ordinance, the proposed B-3 zoning district is, “designed to provide sites for more 
diversified business types and is often located so as to serve the passer-by traffic.”  Uses permitted by 
right within the B-3 district include, but are not limited to, general retail, personal service 
establishments, sit-down and drive-through restaurants, professional offices, new car auto sales and 
showrooms, and mixed-use developments. Uses permitted through the special approval process 
include, but are not limited to, gasoline stations, auto washes, bars, and motor vehicle repair facilities.  
 
When reviewing a rezoning request, the City Council should review the proposed district’s consistency 
and compatibility with adjacent land uses and the future land use map as laid out in the Master Plan. 
 
Existing Land Use  
 

Existing adjacent land uses and zoning designations are denoted in the table below: 
 

 Existing Land Use Existing Zoning 
Site Restaurant M-1, Light Industrial 
North  Oakland County Water   M-1, Light Industrial 
South  (across 12 Mile) Retail General Business (City of Royal Oak) 
East -- I-75 
West (across Stephenson) Gas Station M-1, Light Industrial 
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The subject site is located immediately to the west of the 12 Mile Road/I-75 interchange. Adjacent land 
uses consist primarily of auto-oriented uses, including a gas station across Stephenson Highway, an auto 
repair shop across 12 Mile Road, and a new drive-through fast food restaurant kitty-corner at the 
intersection of 12 Mile Road and Stephenson Highway (in Royal Oak). 
 

Existing Conditions at Stephenson/12 Mile (looking north) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Existing Conditions at Stephenson/12 Mile (looking south) 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Existing Conditions at Stephenson/12 Mile (looking east toward I-75) 
 
 
 
 
 
 
 
 
 
 
 
 

Subject Site 

Subject Site 
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Future Land Use 
 

Adjacent future land uses, as envisioned by the 2021 Madison Heights Master Plan, are denoted in the 
table below: 
 

 Future Land Use 
Site Industrial 
North  Industrial 
South (across 12 Mile) General Commercial (City of Royal Oak) 
East  I-75 
West (across Stephenson) Industrial 

 
The future land use designation of the subject site is “Industrial.” Per the Master Plan, the Industrial 
designation is intended to accommodate manufacturing, processing, warehousing, storage of raw 
materials and intermediate and finished products, industrial service providers, industrial parks, and 
industrial research activities. 
 
Staff Analysis 

While the proposed B-3 zoning district is not completely aligned with the site’s “Industrial” Future Land 
Use designation, staff recognizes the existing auto-oriented nature of the 12-Mile Road/I-75 
interchange, as well as the existing regional commercial uses located at or near the intersection of 
Stephenson Highway and E. 12 Mile Road. Existing uses at the Stephenson/12 Mile intersection include 
several gas stations, an auto repair shop, a Kroger Marketplace, and several commercial outlots. Further, 
the 12 Mile corridor on the east side of I-75 is currently improved with several regional retail 
developments, including Lowe’s, Home Depot, and BJ’s Wholesale Club. Staff believes that the uses 
permitted within the proposed B-3 district are consistent with and complementary to the existing land 
use pattern in the vicinity.  
 
If the B-3 rezoning request were to be approved, any major re-development on the subject parcel would 
be subject to site plan approval through the Site Plan Review Committee. Certain uses, such as a 
potential auto wash, would require special approval through City Council. Staff further notes that a 
rezoning to B-3 would remove the subject parcels from the Marihuana Overlay District; medical and 
adult-use marijuana establishments are not permitted within the B-3 zoning district.  
 

Planning Commission Action 

At their May 17th, 2022 meeting, the Planning Commission recommended approval of the requested 
rezoning based upon the following findings:  

1. The applicant requests a rezoning from M-1, Light Industrial, to B-3, General Business, to 
construct an automatic express car wash facility on site. The B-3 district permits a range of 
general commercial, retail, restaurant, and office uses.  

 
2. The proposed B-3 district is generally compatible and consistent with adjacent auto-oriented 

uses and regional commercial developments near the 12 Mile Road/I-75 Interchange.  
 

3. The proposed B-3 District is compatible with adjacent M-1 zoned parcels within Madison 
Heights and commercially-zoned parcels within Royal Oak.    
 

Subject Site  
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4. While the proposed B-3 District is not entirely aligned with the “Industrial” future land use 
designation, the subject site is located at the very southern end of the Stephenson Highway 
industrial corridor and is adjacent to a number of existing auto-oriented commercial uses.  

 
5. The Site Plan Review Committee (SPRC) reviewed the proposed rezoning request at their May 

4th, 2022 meeting and did not express any objections. The SPRC will separately review additional 
applications relating to this project, if submitted, including special use and site plan submittal. 
Special use approval through City Council is required for auto washes.  

 
Based on these findings, staff recommends that the Planning Commission recommend to City Council 
approval of the requested rezoning on the three (3) subject parcels from M-1 to B-3.  
 
Staff Recommendation and Next Step 

Based on the Planning Commission’s findings and recommendation, staff recommends that the City 
Council adopt Ordinance # 2185 (PRZN 22-02) upon first reading and schedule the required public 
hearing for the July 11th, 2022 City Council meeting.  
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NOTICE OF PUBLIC HEARING
Notice is hereby given that the Madison Heights Planning Commission will hold a public hearing on Tuesday, May 17th, 
2022 at 5:30 p.m. in City Hall Council Chambers, 300 West Thirteen Mile Road, Madison Heights, Michigan 48071 to 
consider the following requests:

Rezoning Request No. PRZN 22-0001 by Hudson Madison LLC to rezone three (3) parcels of land described 
as: 30151 Dequindre Rd. (TM# 44-25-12-28-0027); 30171 Dequindre Rd. (TM# 44-25-12-280-026); and 
30183 Dequindre Rd. (TM# 44-25-12-280-025). The request is to rezone the properties from R-2, One-Family 
Residential, to R-M, Multiple-Family Residential. 

Rezoning Request No. PRZN 22-0002 by EWM-Miller Wash, LLC to rezone three (3) parcels of land described 
as 29022 Stephenson Hwy (TMs: 44-25-11-377-015; 44-25-11-377-016; and 44-25-11-377-019). The 
request is to rezone the properties from M-1, Light Industrial, to B-3, General Business.  

The application and any supporting documents can be viewed during regular business hours at the Community and 
Economic Development Department. In addition, the agenda item can be viewed after 4:00 p.m. on Friday, May 13th, 
2022 online at www.madison-heights.org in the Agenda Center. 

For further information, please contact the Community & Economic Development Department at (248) 583-0831 or 
MattLonnerstater@madison-heights.org. 

CITY OF MADISON HEIGHTS

Published: Madison-Park News 04/27/2022 0329-2218
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