MEMORANDUM

TO: Mayor and Council
FROM: Jayne Miller, Community Services Administrator
DATE: February 20, 2007

SUBJECT: Resolution to Approve Plymouth Road Plaza Planned Project Site Plan,
1.0 Acre, North Side of Plymouth Road between Nixon Road and Huron
Parkway Road (CPC Recommendation: Approval — 6 Yeas and 2 Nays).

Attached is a resolution requesting approval to construct a 20,781-square foot, two-
story building containing retail and bank use on the first level and office use on the
second level. Planned project modifications have been requested to allow the building
to be constructed 18 feet closer to the Plymouth Road right-of-way. The benefit
justifying this modification is a public plaza with seating areas and landscaping in front
of the new building.

The City Planning Commission, at its meeting of January 4, 2007, recommended
approval of this planned project site plan, subject to sanitary sewer system mitigation
equivalent to the disconnection of one footing drain before certificate of occupancy
issuance, and subject to the recording of a formal parking easement for 17 parking
spaces prior to issuance of building permits.

In response to City Planning Commission suggestions, the petitioner has reorganized
and shifted small car parking spaces in order to provide three-foot minimum landscape
islands at the ends of parking aisles. Parking spaces were recalculated by the
petitioner and City staff and it was determined that the site is in compliance for parking
on both the existing Plymouth Mall site and the proposed Plymouth Plaza site. The
petitioner has proposed a five-foot wide landscaped buffer between the drive-through
lane and the plaza along Plymouth Road. This landscape area will contain shrubs and
plantings in order to form a vegetated screen from the adjacent drive. The site plan has
been revised to reflect these changes.

Prepared By: Laurie Foondle, Management Assistant

Reviewed By: Mark Lloyd, Planning and Development Services Manager
Jayne Miller, Community Services Administrator

Approved By: Roger W. Fraser, City Administrator

Attachments: Proposed Resolution
Revised Site Plan
11/21/06 and 1/4/07 Planning Commission Minutes
Planning Staff Report



RESOLUTION TO APPROVE
PLYMOUTH ROAD PLAZA PLANNED PROJECT SITE PLAN,
1.0 ACRE, NORTH SIDE OF PLYMOUTH ROAD BETWEEN
NIXON ROAD AND HURON PARKWAY
(CPC RECOMMENDATION: APPROVAL - 6 YEAS AND 2 NAYYS)

Whereas, Plymouth Road Plaza Associates has requested site plan approval in order to
construct a 20,781-square foot, two-story building containing retail and bank use on the
first level and office use on the second level on the north side of Plymouth Road
between Nixon Road and Huron Parkway;

Whereas, Plymouth Road Plaza Associates has requested planned project
modifications from the front setback requirement of Chapter 55 (Zoning);

Whereas, The Ann Arbor City Planning Commission, on January 4, 2007,
recommended approval of said requests;

Whereas, The contemplated development will comply with all applicable state, local and
federal law, ordinances, standards and regulations;

Whereas, The development would limit the disturbance of natural features to the
minimum necessary to allow a reasonable use of the land, applying criteria for reviewing
a natural features statement of impact set forth in Chapter 57; and

Whereas, The development would not cause a public or private nuisance and would not
have a detrimental effect on the public health, safety or welfare;

RESOLVED, That City Council approve the Plymouth Road Plaza Site Plan and
planned project modifications from the front setback requirement of Chapter 55, subject
to sanitary sewer system mitigation equivalent to the disconnection of one footing drain
before certificate of occupancy issuance and to the recording of a formal parking
easement for 17 parking spaces prior to issuance of building permits.

Submitted by: Planning and Development Services
Date: February 20, 2007






NOVEMBER 21, 2006 PLANNING COMMISSION MINUTES

a. Public Hearing and Action on Plymouth Road Plaza Planned Project Site Plan, 1 acre, north
side of Plymouth Road between Nixon Road and Huron Parkway. A proposal to construct a 20,781-
square foot, two-story retail/office building and 71-space parking lot — Staff Recommendation: Approval

Vaughn described the proposal and showed photographs of the property.

Louis Johnson, representing the petitioner, stated that he and the architect were present this evening to
answer questions. He said the layout of this proposal originally was designed to comply with the zoning,
but staff encouraged them to move the building toward Plymouth Road, which allowed for improved traffic
flow and created a pedestrian opportunity.

Sam Hamilton, owner of the Carpenter Brothers hardware store located in the Plymouth Mall, said his
store has been here for the past 28 years and one of his observations about parking has been that at
times even his parking lot in the back would be full. He believed that some of this was due to commuters
parking in the lot. He expressed concern about how this proposal would affect parking, as it would result
in a parking reduction. He stated that merchants have been in this mall now for a while without an anchor
store, which was important because merchants counted on customers from the anchor store. Because of
this, he said, and because of the business climate in Michigan, he has seen his business decline about
15 percent and he was very concerned how the lack of parking would perpetuate that decline. He
suggested that a provision be made to expand the parking if necessary, such as removing the landscape
islands in the front and rear for more parking. He thought the proposed building looked fine, but
expressed concern about it blocking the view of some of the stores in the mall.

Jim Mogenson, 3780 Greenbrier, stated that his main concern was traffic flow. At certain times of the
day, he said, approaching Plymouth Mall and deciding where to park could be challenging. He said the
problem was that the access to the mall was too close to the traffic signal at Plymouth and Nixon Roads.
He was not opposed to having this new development in this location, but he wanted to make sure that it
would work for everyone.

A representative of the Merchants of Vino spoke regarding parking. He stated that over 25 percent of the
parking lot would be taken up by this development, resulting in a loss of 39 parking spaces, or a third of
the existing parking. He thought this was a significant parking loss. He expressed concern about this
new development causing potential traffic congestion both on the mall’'s site and around it. While it
appeared that the code would allow the number of parking spaces proposed, he said it appeared that
approximately 17 of the spaces would be shared. He believed a traffic study should be done for this
proposal. He also expressed concern about the height of the new building, stating that its 32-foot height
would greatly affect the visual exposure of the mall. Finally, he expressed concern about the overall
impact this development would have on the existing businesses, both during and after construction.

Noting no further speakers, Pratt declared the public hearing closed.

Moved by Carlberg, seconded by Lipson, that the Ann Arbor City
Planning Commission hereby recommends that the Mayor and City
Council approve the Plymouth Road Plaza Planned Project Site
Plan, subject to sanitary sewer system mitigation equivalent to the
disconnection of one footing drain before certificate of occupancy
issuance, and subject to the recording of a formal parking
easement for 17 parking spaces prior to issuance of building
permits.

Potts stated that if the Planning Commission had had the opportunity to review the land division that
previously occurred on this property, that would have been the time when she would have raised
concerns, such as whether an eighth bank was needed in this area. She stated that the impact on the
mall was also a concern. She believed it was appropriate to move the building closer to the street for



pedestrians; however, she said there were not very many pedestrians in this area. She stated that the
mall entrances close to two intersections were potential problems, as well as the safety of pedestrians
having to cross wide, busy streets to get to the mall. She stated that anything done related to this mall
should work to solve the traffic and pedestrian problems, not create more. She said this was not an easy
parking area to maneuver and she was concerned that this proposal would only aggravate the situation.

Emaus said he knew this area well and, based on his experience, much of the parking lot was unused. A
parking study might help answer some questions, he said, but he believed there was excess parking
here. He liked the fact that the building would be located at the street. This new design would allow
people entering the easternmost curb cut to turn left into the parking area without having to drive all the
way into the mall. He noted that the existing C3 zoning allowed banks and he liked the fact that there
would be a shared parking easement. He thought this development would draw employees from Pfizer
and thought that it would be an improvement to the view from the street.

Lipson said it was interesting that this mall had three anchor stores: Bella Vino, the hardware store and
the drugstore. He said this was a neighborhood mall and he would like to do everything possible to
encourage the continued health of the stores. He was not concerned that this development would
obscure the view of the existing stores, noting that people would know they were there. He said the
hardware store has been in the back of the mall for years, yet people continue to use it. He believed this
development would increase the number of people visiting the mall. He said the parking requirements
seemed to be accurate and he did not have a problem with the number of proposed spaces. He thought
this property was appropriately zoned and that this proposal fit the zoning. He did not necessarily want to
see another bank in this area, but said the drive-through lanes would reduce the need for as much
parking. He thought the main consideration here was pedestrian access so neighbors could access the
mall without having to compete with cars. He asked the petitioner how the porous pavement would be
maintained.

Sahba La’al, architect representing the petitioner, stated that the porous pavement would be vacuumed
every six months, as indicated on the site plan. He said they did not know yet if they would be purchasing
a vacuum to do the work themselves.

Lipson said he would like a better idea of how the porous pavement would be cleaned. He also was
interested in making sure the pedestrian space was clearly identified to make drivers aware.

La’'al stated that they could install pavement markers for the pedestrian areas.

Pratt said he would like to see people park in one space and then walk to different stores at the mall. A
raised crosswalk would be beneficial, he said, and the question was how to best define a walkway for
pedestrians. He wanted to make sure that drivers and pedestrians knew which space was for cars and
which was for walking. He said a three-foot wide walkway was somewhat narrow and he questioned the
planned project modification request for a pedestrian-friendly development. He said there was a great
opportunity with this proposal to improve the pedestrian experience.

Lipson said he was willing to take the petitioner’s assurance that he would work with staff to improve
pedestrian access before this went to Council.

Johnson stated that he was willing to work with staff to discuss improving pedestrian access.

Pratt said it looked as though it would be difficult to create a walkway for pedestrians with the way the
parking lot was striped. He asked if there were any room for a defined walkway. Perhaps modifying the
landscaping to assist in the parking situation would be an option, he said. He said the goal here was to
provide pedestrians with a more comfortable and convenient way to get to the mall.

Vaughn stated that staff would work on this.

Johnson added that they were willing to take a look at this.



Carlberg recalled working hard to get a pedestrian path from Washtenaw Avenue to the stores in the
Huron Village shopping center at Washtenaw and Huron Parkway. However, she said, it has been her
observation that no one uses the path because traffic on the site moved so slowly and people were willing
to walk down the traffic aisles. She could appreciate that raised walkways were a message to drivers, but
she did not think they would be very beneficial. She did not think there was anything else to do to
improve the situation, noting that there were so few pedestrian accidents because people drove slow in
the parking lot.

La’al stated that they tried to define the vehicular pathway to better define circulation, which in turn helped
pedestrians.

Carlberg said it appeared that there was no sidewalk on the west side of the site.

La’al showed where the sidewalk was located and said they could increase the sidewalk width to five feet
if necessary.

Bona said she liked the plaza at the front, but she thought the connection within the mall was very
important and she was not sure a path through the middle of the parking lot was the best thing to do,
although some of the connections would be helpful. She said there needed to be a way for the people
who parked in this lot to leave their cars and get to the other businesses, and that they needed to be able
to park in one place and visit several stores. This was the most efficient, she said. She was not
comfortable making a recommendation on the site plan and having this done before it went to Council;
rather, she preferred tabling action so Commission could then see a revised plan. She said what
Commission was asking was not straightforward and there may be other ramifications to consider.

Pratt believed Commission members did not think this proposal met the planned project modifications by
providing a pedestrian-friendly design.

Potts said she would support tabling the site plan so the suggestions made this evening could be
incorporated into the plan.

Bona asked if delivery trucks would block parking spaces when making their deliveries.
La’al replied, yes, they would block spaces temporarily.

Bona stated that with regard to internal parking, the aisle that was shared with the coffee shop drive-
through lane started off as a two-way drive and then it ended as a one-way drive. She asked what people
would do when they drove halfway down the aisle and found it had turned into a one-way drive. She
thought better resolution was needed for that aspect of the design, adding that it would also be difficult for
drivers to exit a parking space in these dead-end aisles. She stated that people having to back out to turn
around was not good site design. She was in favor of putting the building in its proposed location, but
said a good parking plan needed to go along with it. She did not feel obligated to compromise the parking
situation. She said the aisle for Bella Vino consisted of three lanes and the suggestion for the petitioner
was to think about narrowing the width of those three lanes to add more parking. She thought there were
a few other places on the site where a couple of parking spaces could also be added. She agreed with
the concept of this plan, but was not comfortable with the parking layout.

Johnson stated that they previously had a plan that met ordinance requirements and that they worked
with staff to move the building forward. He said they spent a great deal of time on this proposal and,
while there was no perfect solution, he thought there should be some give and take in the process.

Pratt stated that everyone agreed that moving the building forward was good, but said sometimes
meeting with staff again was necessary to work out issues that were raised from another set of eyes
reviewing the proposal. He believed the concern regarding the dead-end aisles was a significant issue.



PLANNING AND DEVELOPMENT SERVICES STAFF REPORT

For Planning Commission Meeting of January 4, 2007

SUBJECT: PLYMOUTH ROAD PLAZA PLANNED PROJECT SITE PLAN (NORTH SIDE OF
PLYMOUTH ROAD, EAST OF NIXON ROAD) FILE NO. 9154D15.5

PROPOSED CITY PLANNING COMMISSION MOTION

The Ann Arbor City Planning Commission hereby recommends that the Mayor and
City Council approve the Plymouth Road Plaza Planned Project Site Plan, subject to
sanitary sewer system mitigation equivalent to the disconnection of one footing drain
before certificate of occupancy issuance, and subject to the recording of a formal parking
easement for 17 parking spaces prior to issuance of building permits.

STAFF RECOMMENDATION

Staff recommends the site plan be approved because the contemplated development would comply with
all applicable state, local, and federal laws, ordinances, standards and regulations; and the development

would not cause a public or private nuisance and would not have a detrimental effect on the public health,
safety or welfare.

STAFF REPORT

This petition was tabled at the November 21, 2006 Planning Commission meeting to allow the petitioner
time to address the following Planning Commission concerns.

Pedestrian Circulation: At the request of Planning Commission, the petitioner has added a sidewalk from
the proposed building leading to a landscape island and connecting to the existing sidewalks within the
Plymouth Road Mall. The petitioner has also indicated an internal pedestrian connection through the
building can be provided if requested by the Planning Commission.

Porous Pavement Maintenance: The petitioner has added language on the site plan addressing general
maintenance of the porous pavers. The site plan also includes a maintenance schedule and specifics
regarding winter maintenance and repair of the porous pavement system.

Meet with Plymouth Road Mall Merchants: The petitioner and Mall owner have met with several of the
Mall merchants to listen to their concerns. Concerns included placement of the new Plymouth Road Mall
sign, parking and interior traffic circulation. The petitioner has indicated that most merchants are now
satisfied with the parking and circulation layouts being proposed. Discussion between the petitioner and
merchants regarding sign placement on the site are still ongoing. The petitioner also has had preliminary
discussion with staff on placement of the new sign. Since signage is not reviewed at the site plan stage,
this information has not been added to the revised site plan.

Loading Areas: One parking space has been removed to provide a designated eight-foot by 18-foot
loading area adjacent to the northern side of the building. The petitioner has indicated deliveries will be
made by small vans or standard mail trucks and will be accommodated within this assigned space.

Vehicle Circulation: Traffic circulation has been addressed by eliminating the potential conflict of the two-
way to one-way drive accessing parking and servicing the drive through lane. This aisle is now only a

one-way drive with circulation from the south to the north accessing angled parking and the drive through
lane. As noted above, a loading area has been added to one dead end aisle. This space, when not used




by delivery vehicles, can be used as a turnaround area for one aisle. The other dead end aisle remains
with no turnaround option, but has been modified to decrease the number or parking spaces to five, and
now includes the three required handicapped spaces. The petitioner did explore eliminating the dead end
aisles, but this would result in either a reduction of parking spaces or a reduction of the building size,
which is not acceptable to the petitioner.

With the approval of the administrative amendment to the Plymouth Road Mall site in August 2006 and

the proposed changes on this site plan, overall traffic circulation on the Plymouth Road Mall site has been
improved. The administrative amendment added landscape islands and a center through aisle to the Mall
site, which will significantly improve vehicular circulation on the site from both Plymouth and Nixon Roads.

Building Materials: As requested by Planning Commission, all building materials have been noted on
revised building elevation plans.

COMMENTS PENDING, UNRESOLVED OR NOTED

Planning — Staff met with the petitioner and representatives to clarify issues raised by the Planning
Commission at the November 21 meeting. Staff is satisfied with the changes proposed by the petitioner
in response to these concerns. Staff also recommended, and the petitioner has agreed, to add a right
turn only sign and appropriate modifications to the exit on Plymouth Road to prevent left turns from that
driveway. At the request of staff, the petitioner has agreed to revise plans to increase the northern
sidewalk width to seven feet from five feet and increase the width of the curb in the northwest corner of
the site by two feet, which would allow for the overhang of vehicles and eliminate the need for parking
blocks in this area.

As indicated above, one eight-foot by 18-foot parking space has been removed to provide a loading area
on the north side of the building. Staff has requested that the loading area space be increased to a width
of nine feet. The removal of one parking space leaves a total of 70 parking spaces for the project, which
is the minimum required by City Code.

Prepared by Matthew Kowalski
Reviewed by Coy Vaughn and Mark Lloyd
jsi/12/28/06

Attachments: Site Plan
Elevations
11/21/06 Staff Report

c: Owner: Plymouth Road Plaza Associates
4111 Timber Ridge
Ann Arbor, MI. 48108

Petitioner: Sahba La’al
1450 Jones Drive
Ann Arbor, MI. 48105

Systems Planning
File No. 9154D15.5



