
M E M O R A N D U M 
 
 
TO:  Mayor and Council 
 
FROM: Jayne Miller, Community Services Administrator 
 
DATE:  March 5, 2006 
 
SUBJECT: Amendment to Chapter 55, Rezoning of 1.68 Acres from C1 (Local 

Business District) and P (Parking District) to C2B (Business Service 
District), Rite Aid, 3050 Platt Road (CPC Recommendation:  Approval – 6 
Yeas and 1 Nay). 

 
 
This ordinance will rezone this property to C2B (Business Service District).  The uses 
permitted under this zoning are compatible with the City’s adopted plans and policies 
and with the surrounding properties.  The City Planning Commission, at its meeting of 
February 6, 2007, recommended approval of this rezoning. 
 
The site plan, which proposes construction of a new Rite Aid store on this site, will be 
submitted for Council consideration at the same meeting as the public hearing and 
second reading for the rezoning.  The existing building on the site is proposed to be 
demolished.  
 
 
 
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 Ordinance 
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AN ORDINANCE TO AMEND THE ZONING MAP BEING A PART OF CHAPTER 55 
OF TITLE V OF THE CODE OF THE CITY OF ANN ARBOR 
 
The City of Ann Arbor ordains: 
 
Section 1.  THE ZONING MAP, which, by Section 5:4 of Chapter 55 of Title V of the 
Code of the City of Ann Arbor is made a part of said Chapter 55, shall be so amended 
as to designate the zoning classification of property described as follows: 
 

Lots 1 through 4, inclusive, and Lots 56 through 60, inclusive, of 
Springwater Subdivision No. 1, according to the plat thereof as 
recorded in Liber 4, Page 46 of Plats, Washtenaw County 
Records, northeast ¼ of Section 10, Town 3 South, Range 6 
East, City of Ann Arbor, Washtenaw County, Michigan, 

 
in the City of Ann Arbor, Washtenaw County, Michigan as C2B (Business Service 
District). 
 
Section 2.  This ordinance shall take effect and be in force on and after ten days from 
legal publication. 



FEBRUARY 6, 2007 PLANNING COMMISSION MINUTES 
 
a. Public Hearing and Action on Rite Aid Rezoning and Planned Project Site Plan, 1.68 acres, 3050 
Platt Road.  A request to rezone this site from C1 (Local Business District) and P (Parking District) to C2B 
(Business Service District) and a proposal to construct a 14,564-square foot pharmacy building (tabled at 
1/4/07 meeting) – Staff Recommendation:  Approval 
 
Vaughn explained the revisions that had been made to the plan and showed photographs of the property. 
 
Connie Dimond, of JJR, representing the petitioner, stated that in their written response to the issues 
raised by the Planning Commission, they outlined in some detail how the site plan attempted to address 
BMPs (best management practices) recommended by the Mallets Creek subcommittee.  She stated that 
this project would handle the storm water from the St. Aubin right-of-way, which would be an improvement 
to the water quality.  She said the architects responded to comments made about elevations by adding a 
more defined parapet to the top of the building to give it more definition, changing the materials of the 
building to all brick, adding windows on both the Platt Road and Rosedale Street sides, and walls broken 
into smaller segments.  She said the lighting plan was redone using much more energy efficient light 
fixtures, which would reduce the amount of energy by about 46 percent.  She stated that an additional 
meeting was held with the neighborhood stakeholders on January 11.  She said she and the petitioner 
were available to answer questions. 
 
Rebecca Schatz, 3040 Rosedale, said she would like to see the retention pond filled with rain garden 
plants.  She strongly supported the use of St. Aubin for this project.  She noted her objection to the 
windows on the Rosedale side of the building, stating that residents did not want light shining into their 
homes.  If windows had to be there, she said, they would prefer the spandrel glass.  She thought it made 
more sense to provide more tree density along the residential side of the building, suggesting that more 
trees be planted along Rosedale. 
 
Sherry Burkheiser, 3031 Wolverine, was generally supportive of this plan, stating that she was looking 
forward to this area being improved.  She stated that Rite Aid representatives have worked very closely 
with the neighbors since this was proposed, addressing many of the neighbors’ comments and concerns.  
She supported the use of St. Aubin for this project, noting that it was consistent with the right-of-way 
being used by other businesses along Packard.   She was disappointed that a rain garden was not 
included in the retention pond.  She found it troublesome that the neighbors have worked so closely with 
the petitioner to come up with the best plan possible and then the Planning Commission members 
suggest things the neighbors do not want.  It made her feel like the neighbors were not being heard, she 
said.  She stated that the neighbors did not want windows on the Rosedale side of the building and said 
she would appreciate it if Commission would listen to the neighbors’ concerns. 
 
John Stacy, 3148 Wolverine, said he was enthusiastic about this project, as this has been a blighted area 
for many years.  He stated that Rite Aid has been an exceptional community partner and has eagerly 
adapted to the neighborhood.  He hoped this project would be approved, stating that he strongly 
supported it. 
 
Jill Price, 3540 Platt Road, representing the Platt Road Neighborhood Area Association, recalled a 
comment once made by a Planning Commission member that neighbors did not want change.  She said 
that was not the case here.  From the beginning, she said, the residents in this area have been anxious to 
get this area cleaned up.  She complimented the Rite Aid representatives, stating that they approached 
the neighbors before the proposal was presented to the Planning Commission, asking for and listening to 
their input.  She said the use of St. Aubin would provide a better parking/business situation and would 
also direct headlights into the street and away from the homes.  It would help to maintain the character of 
the neighborhood, she said.  She too has felt some frustration, she said, stating that the neighbors have 
opposed windows on the Rosedale side of the building from the beginning, but some Planning 
Commission members still asked for windows to make it look less like a monolithic structure.  She said 
the neighbors support the use of monument-style signage at the corner, which would be about half the 



size of the originally proposed sign and would be consistent with the signage at the opposite corner.  She 
looked forward to the Planning Commission approving this proposal. 
 
Noting no further speakers, Pratt declared the public hearing closed. 
 

Moved by Carlberg, seconded by Potts, that the Ann Arbor City 
Planning Commission hereby recommends that the Mayor and City 
Council approve the Rite Aid Rezoning from C1 (Local Business 
District) and P (Parking District) to C2B (Business Service District), 
Planned Project Site Plan and Development Agreement, subject to 
preliminary approval of the storm water management system from 
the Washtenaw County Drain Commissioner’s Office and approval 
of the License Agreement for the use of the St. Aubin right-of-way, 
prior to City Council approval. 

 
Pratt recalled that the suggestion for windows along the Rosedale side was to break up the long expanse 
of the building.  He stated that building transparency was helpful for parking lots and since there was only 
a driveway along the Rosedale side of the building, he wondered if Commission would object to some 
type of architectural feature with a residential character to break up the large expanse of building, rather 
than windows. 
 
Emaus said windows were there to give people outside the building a view in and those inside the 
building a view out.  He said this increased safety in a neighborhood.  He lived across the street from 
people who had lights on inside their homes, as well as porch lights on outside their homes, and said it 
was not a problem.  He thought the building should be transparent all the way around. 
 
Lipson stated that the windows were not a major concern of his, although he did not think they would 
project a lot of light into the neighborhood.  He did not think they would create a big nuisance.  He was 
more concerned about outdoor lighting and noted that the petitioner did respond to concerns about using 
less ambient light.  He did not object to removing the windows along the Rosedale side and using an 
architectural feature instead.  He expressed his appreciation to the neighbors for attending the Planning 
Commission meetings to provide input, and to the petitioners for working so closely with the residents.  
He supported the use of St. Aubin for this project. 
 
Woods did not want the residents to think that because the Planning Commission or City Council might 
not do everything the residents suggested did not mean that Commission or Council members were not 
listening to them.  She assumed that the number of trees along the Rosedale side of the project would 
provide a bit of a buffer from people looking out of the Rite Aid windows to the residential homes.  She 
also noted that there was a fair amount of distance from the windows to the homes.  She recalled the goal 
of the windows being to break up what was going to be a large brick wall, something like a warehouse, 
and she would like to see the windows remain.  She stated that the windows would provide transparency 
for those both inside and outside of the building.  She said Commission members had a responsibility to 
take everything into consideration and she did not want the residents to think they were not being heard.   
 
Potts stated that she strongly opposed the solid wall that looked like a warehouse, stating that this was 
why people did not like the design of the big box stores.  She agreed that something, not necessarily 
windows, was needed to break up the large expanse of wall, adding that whatever the architecture lacked 
could perhaps be made up with additional trees.  It made sense to her to have fewer trees along Packard, 
to increase visibility of the store, and more trees along Rosedale.  She supported using St. Aubin, 
although she was somewhat concerned about the City entering into an agreement for the use of it for a 
period of 50 years, as something might be considered within that time to use the right-of-way for 
alternative transportation.  This might be something City Council would consider, she said. 
 

Moved by Potts, seconded by Borum, to amend the main 
motion by adding the following language, “and subject to 



eliminating the windows on the west side of the building in 
lieu of an architectural feature to be determined by staff.” 

 
Pratt thought there already was a double row of trees along Rosedale and cautioned against crowding, as 
this was not healthy for the trees. 
  
Warren Terrace, representing Rite Aid, said they could move trees from Packard and plant them 
elsewhere on the site. 
 
Carlberg asked about the function of the proposed windows, wondering if people would be able to see in 
and out. 
 
Dimond stated that each window would have six panels, with the two upper panels being clear glass and 
the four lower panels being spandrel glass.  She said spandrel glass was a tinted glass that did not allow 
one to see in or out.  She also stated that the interior of the building would have shelving along the walls, 
so the windows would not be accessible to customers 
 
Carlberg stated that the desired function of allowing people to see out the windows would not be achieved 
by what was proposed, as the clear glass would be too high and inaccessible because of shelving.  She 
did not see any point in maintaining the windows on the Rosedale side of the building if they did not serve 
a function.  She felt differently about the windows on the Platt Road side, as that particular appearance 
was important there regardless of whether they were functioning windows. 
 
Woods said she would not support keeping the windows on the Rosedale side of the building since they 
did not meet Commission’s original intent. 
 
Burkheiser stated that it was not so much the glare of lighting from windows about which neighbors were 
concerned; rather, they wanted to look at trees to remind them that they lived in a residential 
neighborhood. 
 
A vote on the motion showed: 
 
  YEAS: Borum, Carlberg, Emaus, Lipson, Potts, Pratt, Woods 
  NAYS: None 
  ABSENT: Bona, Westphal 
 
Motion carried. 
 
Carlberg said the petitioner appears to have addressed Commission’s concerns about more native 
plantings in the drainage basin.  She stated that the proposed plantings would be tall enough to create an 
effective garden. 
 
Pratt stated that the term “rain garden” could be used in many different ways.  He appreciated that the 
petitioner reduced lighting, as well as identified how much infiltration would soak into the ground, which 
was a primary feature of a rain garden that benefited storm water.   
 
Emaus stated that the petitioner went far to meet the Planning Commission’s requests; however, he did 
not feel the petitioner had gone far enough.  He believed this particular project was determined by remote 
headquarters that ordered a building with a drive-through lane.  He did not think this area needed a drive-
through lane.  He said it was located in the middle of a neighborhood that had 10,000 residents within a 
one-mile radius, which was who the drugstore should be serving, and said he did not think these people 
would need the drive-through feature.  He said the petitioner did not address Commission’s comments 
about eliminating the drive-through lane and follow through on what it would mean to not have that 
feature.  He said the idea of a delivery service also had not been addressed.  He felt that if the petitioner 
intended to design something that was attractive to the neighborhood, the drive-through lane would not 
have been provided.  He could see a drive-through feature in an area like Washtenaw Avenue.  He did 



not want to increase the amount of traffic that visited this site by automobile; rather, he would like to 
encourage other kinds of transportation.  He said the request for C2B zoning was strictly premised on  the 
drive-through and he did not see any justification for the drive-through or the C2B zoning that would allow 
it.  If the drive-through were insisted upon, he said, he believed C3 zoning was more appropriate, 
because it would allow up to 50 percent floor area ratio and the uses in the C2B zone.  The C2B zoning 
would allow a floor area ratio of 200 percent, about which he would be concerned if this property were 
ever sold.  He could see that this would only be a benefit to the petitioner, not to the neighborhood.  At the 
very least, he said, he would like to see C3 zoning on this site. 
 
Vaughn stated that staff, in reviewing the rezoning request, did not necessarily view the 200 percent floor 
area ratio under the C2B zoning as being negative, as this was a large corner site. 
 
Emaus stated that two other corners at this intersection were zoned C3, so C3 zoning would be 
consistent with what already existed in the neighborhood. 
 
Carlberg stated that the problem with C3 zoning on two of the other corners was the very ugly gas 
stations that existed on those properties.  She did not particularly view them as a neighborhood amenity.  
She believed C2B zoning would offer more flexibility in provide neighborhood services.  There were two-
story office buildings that existed along Packard and they seemed to fit very well with the neighborhood, 
she said.  She noted that an advantage of a taller building was that it would screen noise from Packard.  
She did not see a great deal of advantage in zoning this property to C3.  She did not personally use drive-
through lanes at drugstores, she said, but she understood why some people preferred them.  She stated 
that Georgetown Mall was a neighborhood mall, yet she noticed that many people still drove to it.  She did 
not want to use the drive-through as the determination for the zoning.  The drive-through was something 
drugstores were using to offer services to their customers, she said, adding that there were times when a 
drive-through was critical for people to use.  She preferred the uses in the C2B zoning district for this site 
rather than those in the C3 district. 
 
Lipson did not have a problem with this corner becoming more intensely used.  His main concern was 
that headlights not be aimed at the residential windows on Rosedale, noting that this proposed design 
would not cause that.   
 
Carlberg hoped this petitioner would be open to an access between this site and the properties to the 
south, stating that the union property directly to the south was currently up for sale. 
 
Terrace said they would appreciate it if there were anything that could be done to thin out the trees along 
Packard. 
 
Pratt was not unhappy with the current landscape plan, adding that he did not see many other places 
where trees from the Packard frontage could go. 
 
Lipson stated that the Non-motorized Transportation Plan recommended trees with a 30-foot separation 
to provide pedestrians with a feeling of safety. 
 
Dimond stated that there was a 40-foot spacing on the trees along Rosedale, and about a 20-foot spacing 
for the Packard trees. 
 
Pratt said another suggestion had been to have a double row of trees along Platt, suggesting that this 
was something staff could work on with the petitioner.   
A vote on the main motion, as amended, showed: 
 
  YEAS: Borum, Carlberg, Lipson, Potts, Pratt, Woods 
  NAYS: Emaus 
  ABSENT: Bona, Westphal 
 
Motion carried, reads as follows: 



 
Moved by Carlberg, seconded by Potts, that the Ann Arbor City 
Planning Commission hereby recommends that the Mayor and City 
Council approve the Rite Aid Rezoning from C1 (Local Business 
District) and P (Parking District) to C2B (Business Service District), 
Planned Project Site Plan and Development Agreement, subject to 
preliminary approval of the storm water management system from 
the Washtenaw County Drain Commissioner’s Office and approval 
of the License Agreement for the use of the St. Aubin right-of-way, 
prior to City Council approval, and subject to eliminating the 
windows on the west side of the building in lieu of an architectural 
feature to be determined by staff. 

      



JANUARY 4, 2007 PLANNING COMMISSION MINUTES 
 
b. Public Hearing and Action on Rite Aid Rezoning and Site Plan, 1.68 acres, 3050 Platt Road.  A 
request to rezone this site from C1 (Local Business District) and P (Parking District) to C2B (Business 
Service District) and a proposal to construct a 14,564-square foot pharmacy building and 50 parking 
spaces – Staff Recommendation:  Table 
 
Vaughn described the proposal and showed photographs of the site. 
 
Cheryl Zuellig, of JJR, representing the petitioner, said they were requesting C1B zoning because the 
existing C1 zoning limited the size of the single-use building to 8,000 square feet.  The footprint for the 
Rite Aid building was 14,564 square feet, she said.  She also stated that the C1 zoning did not allow a 
drive-through and the petitioner here was proposing a drive-through window for prescriptions.  She noted 
that this proposal would be less intense than what would be allowed under the existing C1 zoning.  The 
petitioner was interested in using the St. Aubin right-of-way, she said, and was pleased that progress had 
been made in working with the City Attorney’s Office on a long-term use agreement.  She said they have 
met with the neighborhood groups twice, who were in general support of redevelopment of this site.  She 
said they also met with a representative of the Mallett’s Creek Watershed Group to discuss best 
management practices (BMPs), noting that there was an overall reduction of impervious area on this site, 
storm water would be directed into swales whenever possible, and infiltration would be utilized to some 
degree.  She said the plan has been revised to combine the previous two detention basins into one and to 
provide a pedestrian connection with the Platt Road Center proposal to the south.  She mentioned that 
Rite Aid would be leaving the Georgetown Mall location when its lease expired in July 2008, so this site 
would need to be ready for that relocation by then.  She looked forward to receiving input from Planning 
Commission members and said she would be available to answer questions. 
 
Ronny Malcolm, representing the adjacent Labors International Union of North America, expressed his 
support for this proposal.  He said the existing site has experienced a great deal of vandalism over the 
years and it would be good to see this area improved.  He said it would be good to see green features in 
the proposal.   
 
Rebecca Schatz, 3040 Rosedale, said she had 18 signatures on a petition supporting the use of St. Aubin 
for this development.  She said the neighbors were pleased with this proposal and looked forward to a 
new building at this corner.  If there were anyway to provide access from Packard, it would be even 
better, she said.  She also noted that the petitioner had been very cooperative working with the 
neighbors. 
 
Sherry Burkheiser, 3031 Wolverine, representing the Platt Road Neighborhood Association, applauded 
Rite Aid for working with the community.  She said the neighborhood was extremely supportive of the use 
of St. Aubin.  The only thing the neighborhood would like to see changed, if possible, was providing 
access from Packard and avoiding Rosedale altogether, she said.  She stated that there was a concern 
about the size of the sign being intrusive and suggested some type of pedestal sign.  She also said there 
was concern that the Rite Aid not be open 24 hours a day and that it was preferable that there be no 
alcohol sales. 
 
Noting no further speakers, Pratt declared the public hearing continued. 
 

Moved by Carlberg, seconded by Lipson, that the Ann Arbor City 
Planning Commission hereby recommends that the Mayor and City 
Council approve the Rite Aid Rezoning from C1 (Local Business 
District) and P (Parking District) to C2B (Business Service District) 
and Site Plan, subject to approval of necessary variances by the 
Zoning Board of Appeals. 
 

Lipson praised the petitioner for working with the neighborhood.  Regarding the issue of using St. Aubin, 
he said the Planning Commission has, in general, attempted to move developments as close to the street 



as possible and using St. Aubin would help facilitate that.  He would support that, he said.  With regard to 
the existing zoning, he said, the 8,000-square foot maximum has been too restrictive and he did not think 
the rezoning to C1B would cause a problem for the neighborhood.  It would create more potential for 
vibrancy in the area, he said.   
 
Potts understood why C1 zoning was not practical in this location.  She said this would be a useful store, 
although not necessarily suitable in this strip along Packard.  The original drawings gave her hope that 
this store would have some interesting architecture, she said, but apparently it would be another factory-
looking box design.  She supported using St. Aubin for parking and was glad that the City would hold onto 
the right-of-way, as it may be needed in the future.  She suggested that the building be turned so a large 
wall did not face the neighborhood.  She wondered how far people coming from Rosedale would have to 
walk around the building to enter the store, stating that it would be nice to have more than one entrance.  
She thought this proposal had good possibilities and could use some improvement in its design. 
 
Woods was glad to see that the building was moved to the north along the road, making it more 
pedestrian friendly.  She said she would like more information about the detention basin as to how deep it 
would be and if it would have fencing around it, as she did not want it to pose a hazard to the 
neighborhood children.  She asked about the landscaping plans along the basin.  She stated that the 
issues of 24-hour operation and the sale of alcohol could be problematic and wondered how they might 
be addressed. 
 
Warren Terrace, of First Commercial, developer, stated that the existing hours of the Rite Aid in the 
Georgetown Mall, which would be moving to this site, were 8:00 a.m. to 10:00 p.m. seven days a week.  
He believed the sale of alcohol at the existing store would continue at this site. 
 
Zuellig stated that with regard to the orientation of the building, one of the first things they did after 
meeting with the neighborhood was rotate it to its current configuration in response to the neighbors’ 
concerns about the drive-through.  She said the activity from the drive-through was more of a concern 
than the blank wall and loading area.  With regard to pedestrian access, she said, a new sidewalk on 
Rosedale and a connection from Rosedale to this building would be provided.  There would also be 
sidewalks from Packard to Rosedale and along Platt Road to this site, she said.  She said AATA asked 
them to move the bus stop on Platt Road to improve the bus route, which was done, adding a direct 
connection to the front of the store.  She said there would be no permanent water in the detention pond, 
that it would be four to five feet deep, and that it would be designed such that fencing would not be 
required. 
 
Carlberg asked how much infiltration would occur.  She said there were many new four to five-foot deep 
retention ponds that contained only grass and they were very unattractive.  She hoped the petitioner 
would plant vegetation that would soften the edge, such as a butterfly/bird area, which could also thrive 
as a rain garden.  She thought the location of the building was a challenge, because parking needed to 
be located somewhere.  She asked that the petitioner provide more information about the materials of the 
building and provide drawings to show what the building would look like.  The more it could be made to 
look like a small neighborhood store, the better, she said, adding that she was not very fond of big-box 
stores.  She was very familiar with the Rite Aid in the Georgetown Mall and she did not see the sale of 
alcohol as being problematic.  She was glad to hear that the store would not be open 24 hours a day.  
She asked about the possibility of providing patrons with 24-hour prescription service. 
 
Terrace stated that Rite Aid’s hours were firmly established, but if it were found that there was a need to 
go beyond that, they would like to maintain some flexibility.  It was rare, though, for Rite Aid stores to be 
open 24 hours a day and it did not make sense to operate only the drive-through lane for that amount of 
time.   
 
Pratt agreed with the comments about the appearance of the building and said anything that could be 
done to go beyond the big-box design would be good. 
 



Terrace showed photos of Rite Aid’s standard prototype building that was being developed across the 
country.  He said he could talk to Rite Aid representatives about the possibility of making minor 
adjustments to the design. 
 
Woods asked about windows along the Rosedale side of the building.  She also asked about the 
possibility of a green roof. 
 
Terrace said there would be no windows on the Rosedale side, but said there were windows on both the 
Packard and Platt sides of the building.  He said the Rosedale side of the building would have a fence 
and heaving landscaping to screen activity along the west side of the building.  He said a green roof 
would be difficult, adding that they have tried to comply with as many of the recommendations in the 
Mallett's Creek plan as possible. 
 
Emaus was glad that the building had been moved and that parking would be provided along St. Aubin.  
However, he said, the amount of pavement around the building was disturbing.  He was glad that Rite Aid 
had taken the pedestrian and bicyclist into consideration when planning access, although he was not sure 
about all the bends and angles in the sidewalk and hoped this would be resolved.  He believed C1B 
zoning was more appropriate for this area, as it was a community convenience district and it would be 
serving four adjoining neighborhoods.  Having said that, though, he did not care for the drive-through lane 
and he did not think two were needed.  He would like to see something innovative, like providing 
deliveries with an electric car.  He would also like to see the building moved closer to Platt and some 
transparency on the Packard Road side, as well as an awning over the bus stop.  He believed moving the 
building closer to Platt Road would slow the traffic on Platt.  If the site were to be rezoned to C2B, he 
would like it to be developed as more of a business regional center, otherwise he would support C1B 
zoning. 
 
Bona said she was struggling with the C2B zoning.  She was not sure if the neighbors knew that C2B 
zoning would allow a 200 percent FAR (floor area ratio), which meant a five or six-story building would be 
allowed.  She said commercial use of this nature was not permanent and if the property were zoned to 
C2B, she wanted the neighbors to be aware of what was permissible.  If the property were zoned C2B, 
she agreed with the use of St. Aubin.  If the petitioner were to propose planned project modifications, she 
said, there needed to be stronger pedestrian orientation, stating that the cross-walks across the 
pavement in the parking area needed to be more direct and prioritized similar to what was done for the 
Platt Road Center proposal.  She wanted cars to cross pedestrian walks, not pedestrians crossing 
parking lots.  She would like to see the sidewalk moved further away from the curb along Platt and 
continued to the south so there was a larger buffer space between the sidewalk and curb, which could 
allow street trees.  This would probably mean that the bus stop would be in front of the sidewalk, she 
said.  She said she would also like to see street trees shown on the site plan.  She said one of the 
reasons windows were important on a building was because of safety.  With solid walls, she said, 
anything could be happening in the parking lot and no one would know about it.  She stated that some 
transparency would be good not only for the customers, but for the employees as well.  She asked that 
the petitioner reconsider and report back to Commission about more green building options, stating that it 
would be more efficient in the long run. 
 
Westphal reiterated the benefits of having trees between the sidewalk and curb, stating that it was a huge 
aesthetic value along Platt Road and the neighborhood.  He stated that pedestrian features needed to be 
improved.  There was a good potential for synergy with the Platt Road Center to the south and, if trees 
could be included along the path between the two sites, it would make a welcoming connection. 
 
Lipson stated that JJR had expertise in green roof construction and other green building features and 
asked that the petitioners discuss this.  He said it was important for all buildings to reduce energy use, 
especially with global warming.  He also asked that the petitioner consider not only ambient lighting, but 
also the efficiency of lighting, noting that the City currently was working on LED lighting, which would 
create significant environmental benefits.  He said he would like to see this site plan come back to 
Commission with the latest, most efficient lighting to reduce greenhouse gasses that this development 
would create.   



Pratt agreed with the comments about street trees and pedestrian improvements.  He said one benefit of 
using St. Aubin would be the reduction of impervious surface.  Getting a better sense of infiltration would 
be useful, he said.  He did not think a specific site plan should be considered when deciding on a 
rezoning. 
 
Woods said she would like to see night photos of the building when this came back to Commission. 
 
Potts stated that direct access onto Packard was not mentioned, noting that this would eliminate  
conflict with the neighborhood. 
 
Vaughn said City traffic engineers have stated that this location was too close to the intersection of 
Packard and Platt to have direct access onto Packard.  Turning movements would be very difficult, he 
said. 
 
   Moved by Carlberg, seconded by Lipson, to table action. 
 
A vote on the motion to table showed: 
 
  YEAS: Bona, Carlberg, Emaus, Lipson, Potts, Pratt, Westphal, Woods 
  NAYS: None 
  ABSENT: Borum 
 
Motion carried. 
 
 
 
 



PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of February 6, 2007 
 
 

SUBJECT: Rite Aid Rezoning and Planned Project Site Plan  
(3050 Platt Road) File Nos. 12101W23.2a and .5 

 
 

PROPOSED CITY PLANNING COMMISSION MOTION 

The Ann Arbor City Planning Commission hereby recommends that the Mayor and 
City Council approve the Rite Aid Rezoning from C1 (Local Business District) and P 
(Parking District) to C2B (Business Service District), Planned Project Site Plan and 
Development Agreement, subject to preliminary approval of the storm water 
management system from the Washtenaw County Drain Commissioner’s Office and 
approval of the License Agreement for the use of the St. Aubin right-of-way, prior to City 
Council approval.  

STAFF RECOMMENDATION 
 
Staff recommends the rezoning be approved because the uses permitted under the proposed zoning 
would be compatible with the City’s adopted plans and policies and with the surrounding properties. 
 
Staff recommends the planned project 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. 

LOCATION 
 
This site is located on the corner of Packard and Platt Roads (South Area, Malletts Creek Watershed). 
 

DESCRIPTION OF PROJECT 
 
The site plan proposal was tabled at the January 4, 2007 Planning Commission meeting to allow the 
petitioner additional time to respond to comments from the Commission and staff including site layout, 
parking and pedestrian access.  All actions items mentioned by the Planning Commission have been 
addressed in the attached letter.  Significant changes in the site plan are addressed below.  
 
Site Layout and Parking – The plan has been modified to reduce the front setback by 57 feet (from 62 
feet to 5 feet) to bring the building closer to the St. Aubin right-of-way (ROW) and Packard Road.  To 
achieve this, 28 parking spaces in front of the building are now located in the existing St. Aubin ROW.  
The St. Aubin ROW, which is currently paved for parking, will be reconstructed to include landscaping 
and storm water detention, which does not currently exist.  A planned project is proposed to allow this 
modification of the front setback, 25 feet is required.  The shift of the parking into the St. Aubin ROW will 
result in improved pedestrian orientation, more efficient parking layout, and slightly reduced impervious 
surface. 
 
Pedestrian Access - The petitioner was asked to examine the possibility of providing a pedestrian 
connection to the adjacent commercial development to the south.  The revised plans now show a 
sidewalk leading to the south to connect with the proposed sidewalk from the adjacent site, which is 
planned for commercial development.  The petitioner and staff also explored constructing a vehicular 
access between the two sites, but no significant advantages of this option were identified. 



COMPARISON CHART 

 EXISTING REQUIRED PROPOSED REQUIRED 

Zoning C1 (Local Business 
District) and P 
(Parking District) 

C1 C2B (Business 
Service District) 

C2B 

Gross Lot Area 78,408 sq ft 2,000 sq ft MIN 78,408 sq ft 4,000 sq ft MIN 

Maximum Useable 
Floor Area 

50 % 40 % 18.6 % 200 % MAX 
 

Lot Width 262 ft 20 ft 262 ft  40 ft MIN 

Front – St. Aubin 
(Packard) 

0 ft – Royal Cuts  
72 ft – Busters 

25 ft 5 ft * 
 

40 ft MIN  

Front – Platt 3 ft 25 ft 105.2 ft 40 ft MIN  

S
et
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Front – 
Rosedale 

20 ft 25 ft 58 ft 6 in  40 ft MIN 

 Rear  52 ft 20 ft 103.4 ft None 

Height 25.4 ft (Busters) 
12.8 ft (Royal Cuts) 

25 ft 25.75 ft  
(1 story) 

60 ft MAX  
(4 stories) 

Parking – Cars 30 spaces (Not 
including St. Aubin 
ROW) 

55 spaces MAX 
47 spaces MIN 

50 spaces – 
28 Spaces –  
St. Aubin ROW 
22 Spaces –  
Onsite  

55 spaces MAX
47 spaces MIN 

Parking – Bicycles None 5 spaces 12 spaces  5 spaces MIN 

 
* Planned Project designation being requested. 
 

PLANNED PROJECT STANDARDS 
 
The revised plans have placed the building 35 feet into the required 40-foot front setback to allow the 
building to be moved closer to the St. Aubin ROW and Packard Road. 
 
Based upon compliance with the following standards, the Planning Commission may recommend 
approval, and City Council may approve modifications of the area, height and placement 
regulations of the Zoning Chapter in the form of a planned project site plan: (Petitioner comments 
are in plain type; staff comments are in italics.) 
 
(a) The lot or lots included in the planned project must meet the minimum gross lot size 
requirement of the zoning district in which they are located.  In residential zoning districts, the 
minimum gross lot size shall be the combined total of the minimum gross lot sizes for each 
dwelling on a parcel.   However, the following exceptions may apply: 
 



 1. For purposes of this section, zero lot line duplex or townhouse development shall 
mean a development containing attached single-family units on individual lots.  If a 
planned project for a zero lot line duplex or townhouse development provides affordable 
housing for lower income households, the minimum gross lot size and width requirements 
may be reduced.  The number of dwelling units permitted shall not exceed the maximum 
permitted density in the zoning district in which the proposed development is located. 

 
2. In any residential zoning district allowing three or fewer dwelling units per acre, 
when 20 percent or more of the total area of a development is set aside for permanent 
open space preservation, the gross lot size may be reduced below the minimum lot area 
per dwelling unit and width requirements for the zoning district in which it is located, as 
provided I this section. 

 
The minimum lot size in the C2B district is 4,000 square feet; the minimum lot width is 40 feet.  The 
subject parcel’s size is 73,379 square feet and its width is 262 feet. 
 
(b) The proposed modifications of zoning requirements must provide one or more of the 
following: 
 

1. Usable open space in excess of the minimum requirement for the zoning district.  
Where no minimum usable open space standard is required by the zoning district, a 
minimum usable open space standard shall be established by the approval of the planned 
project. 
 
No minimum usable open space is required in either the existing (C1) or proposed (C2B) zoning 
districts.  A minimum usable open space standard of 50 percent is proposed. 
 
2. Building or parking setback(s) in excess of the minimum requirement for the 
zoning district.  Where no minimum building or parking setback is required by the zoning 
district, a minimum setback standard shall be established by the approval of the planned 
project. 
 
The proposed front setbacks from Rosedale (60.1 feet) and from Platt (107.8 feet) exceed 
minimum C2B requirements (40 feet).  The minimum front setback to St. Aubin is proposed to be 
6.5 feet.  The proposed rear setback (103.1 feet) exceeds the minimum C2B requirement (0 feet). 
 
3. Preservation of natural features that exceeds ordinance requirements, especially 
for those existing features prioritized in the land development regulations as being of 
highest and mid-level concern. 
 
Not applicable. 
 



4. Preservation of historical or architectural features. 
 
Not applicable. 
 
5. Solar orientation or energy conserving design. 
 
Not applicable. 
 
6. An arrangement of buildings which provides a public benefit, such as transit 
access, pedestrian orientation, or a reduced need for infrastructure or impervious surface. 
 
The proposed building has been relocated closer to Packard, consistent with the placement of 
structures on adjacent parcels and with parking located in the St. Aubin ROW, in response to 
Planning staff’s recommendation.  This site plan configuration is contingent on approval of a 
license agreement permitting the Petitioner to improve the Aubin ROW as illustrated on the site 
plan and to use this area for vehicular access and parking for a period of at least 50 years. 
 
A concrete pad for a transit stop is proposed on the northeast corner of the parcel approximately 
100 feet south of Packard and adjacent to a proposed walkway to the store entrance as 
recommended by AATA. 
 
A new sidewalk is proposed within the Rosedale ROW adjacent to the parcel; a re-aligned 
sidewalk is also proposed within the St. Aubin ROW adjacent to Platt.  On-site walkways and 
cross walks provide pedestrian links to the store entrance.  A sidewalk is also proposed to 
provide a pedestrian link on the interior of the parcel to the proposed Platt Road Center to the 
south. 
 
Impervious area on the development parcel and within the St. Aubin ROW will be reduced by 
approximately 4 percent over existing conditions. 
 
7. Affordable housing for lower income households. 
 
Not applicable. 
 
8. A recorded conservation easement or similar binding instrument providing for 
permanent open space of 20 percent or more of the planned project, in any residential 
zoning district allowing three or fewer dwelling units per acre. 
 
Not applicable. 

 
Staff concurs that the proposed relocation of the building improves the pedestrian orientation and results 
in a more efficient parking layout and a reduction in impervious surface. 
 
(c) The planned project shall be designed in such a manner that traffic to and from the site 
will not be hazardous to adjacent properties. 
 
Locating the Rosedale access drive within the St. Aubin ROW will minimize traffic impacts on residential 
uses to the west of Rosedale.  Locating the Platt Road access drive near the south end of the parcel will 
minimize the impact of turning movements on the operation of the Platt/Packard intersection. 
 
(d) The proposed modifications shall be consistent with the proper development and use of 
adjacent land and buildings. 
 
The proposed site layout is consistent with the placement of structures and parking on adjacent parcels. 
 



 
 
 
STATE OF MICHIGAN ) 
     ) ss: 
County of Washtenaw ) 
 
On this               day of                               , 2007, before me personally appeared John Hieftje, Mayor, 
and Jacqueline Beaudry, Clerk of the City of Ann Arbor, a Michigan Municipal Corporation, to me known 
to be the persons who executed this foregoing instrument, and to me known to be such Mayor and Clerk 
of said Corporation, and acknowledged that they executed the foregoing instrument as such officers as 
the free act and deed of said Corporation by its authority. 
 
                                                                __ 
                                            
 NOTARY PUBLIC 
 County of Washtenaw, State of Michigan 
 My Commission Expires:                    ___                    
  Acting in the County of Washtenaw 
 
 
 
 
STATE OF MICHIGAN ) 
                      ) ss: 
County of Washtenaw  ) 
 
 
On this               day of                              , 2007, before me personally appeared _________________, to 
me known to be the person who executed the foregoing instrument, and acknowledged that he executed 
the foregoing instrument as his free act and deed. 
 
                                                                 __   
 
  NOTARY PUBLIC 
  County of Washtenaw, State of Michigan 
   My Commission Expires:                       __                   
   Acting in the County of Washtenaw 
 
 
 
 
DRAFTED BY AND AFTER RECORDING RETURN TO: 
 Ann Arbor Planning & Development Services 
         Post Office Box 8647 
         Ann Arbor, Michigan 48107 
 (734) 994-2800 



PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of December 19, 2006 
 
 

SUBJECT: Rite Aid Rezoning and Site Plan for City Council Approval 
(3050 Platt Road) File Nos. 12101W23.2a and .5 

 
 

PROPOSED CITY PLANNING COMMISSION MOTION 
The Ann Arbor City Planning Commission hereby recommends that the 

Mayor and City Council approve the Rite Aid Rezoning from C1 (Local Business 
District) and P (Parking District) to C2B (Business Service District) and Site Plan, 
subject to approval of necessary variances by the Zoning Board of Appeals. 

 

STAFF RECOMMENDATION 
 
Staff recommends the site plan be tabled in order for the petitioner to address outstanding staff and 
Planning Commission concerns.  

LOCATION 
 
This site is located on the corner of Packard and Platt Roads (South Area, Malletts Creek Watershed). 
 

DESCRIPTION OF PROJECT 
 
The petitioner seeks site plan approval for construction of a 14,564-square foot, single-story Rite Aid 
Pharmacy building and a 50-space parking lot.  The building will also have two covered drive-through 
lanes for pharmacy service.  The building and all site improvements will be constructed in one phase.  
 
Approval of two variances is required from the Zoning Board of Appeals, one variance to allow parking 
within the front setback of Packard Road and a second variance to provide the required right-of-way 
landscape screening within the adjacent St. Aubin Street right-of-way and not directly on the subject site.  
 
The 1.68-acre site currently is zoned C1 (Local Business District) and P (Parking District).  The petitioner 
is requesting a rezoning for the entire site to C2B (Business Service District) in order to allow the 14,564 
square foot store with two drive-through lanes. The existing zoning (C1) allows only a maximum of 8,000 
square feet for a single retail use and does not allow drive-through uses.  All permitted uses remain the 
same between the two districts.  
 
The site is occupied by the former ‘Busters Grocery Mart’ building (now unoccupied) and a small ‘Royal 
Cuts’ barbershop building (now unoccupied).  The remainder of the site is vacant.  Both buildings and 
existing pavement will be removed.  
 



There are no landmark trees or natural features on the site and none will be impacted by construction.  
Currently, there is one curb cut providing access to the site from St. Aubin Street and two curb cuts 
providing access from Platt Road.  All existing curb cuts will be removed and will be replaced with one 
curb cut onto Rosedale Street and one curb cut onto Platt Road.  The above ground storm water 
detention facility will be located in the southwest corner of the site near Rosedale Street; currently no 
detention exists for the site.  

COMPARISON CHART 
 

 EXISTING REQUIRED PROPOSED REQUIRED 

Zoning C1 (Local Business 
District) and P 
(Parking District) 

C1 C2B (Business 
Service District) 

C2B 

Gross Lot Area 73,379 sq ft 2,000 sq ft MIN 73,379 sq ft 4,000 sq ft MIN 

Maximum Useable 
Floor Area 

50 % 40 % 19.8 % 200 % MAX 
 

Lot Width 262 ft 20 ft 262 ft  40 ft MIN 

Front – Packard 0 ft – Royal Cuts  
72 ft – Busters 

25 ft 62 ft  
(0 ft for parking) 

40 ft MIN  

Front – Platt 3 ft 25 ft 109 ft 40 ft MIN  

S
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Front - Rosedale 20 ft 25 ft 54 ft 6 in  40 ft MIN 

 Rear  52 ft 20 ft 45 ft None 

Height 25.4 ft (Busters) 
12.8 ft (Royal Cuts) 

25 ft 25.75 ft (1 
story) 

60 ft MAX  
(4 stories) 

Parking – Cars 30 spaces (Not 
including St. Aubin 
ROW) 

55 spaces MAX 
47 spaces MIN 

50 spaces  55 spaces MAX
47 spaces MIN 

Parking – Bicycles None 5 spaces 12 spaces  5 spaces 

 
 

SURROUNDING LAND USES AND ZONING 
 

 LAND USE ZONING 

NORTH Commercial C3  (Fringe Commercial District) 

EAST Commercial C2B  (Business Service District) 

SOUTH Commercial C1  (Local Business District) 

WEST Residential O (Office District) and R1C (Single-Family Dwelling District) 

 



HISTORY 
 
The existing 8,289-square foot ‘Busters’ building was built in 1966 and the existing 1025-square foot 
‘Royal Cuts’ barbershop building was built in 1950.  There is no approved site plan for either building.  
The buildings have been vacant since 2004. 

PLANNING BACKGROUND 
 
This site is located in the South Area.  The South Area Plan designates commercial as the appropriate 
land use for this site.   

DEPARTMENT COMMENTS PENDING, UNRESOLVED OR NOTED 
 
Systems Planning - Land Development Coordinator – All issues have been addressed. 
 
Planning – Planning staff is supportive of the rezoning, but is not supportive of the current proposed site 
layout and has worked extensively with the petitioner to move the building closer to Packard Road and to 
use the St. Aubin Street right-of-way for required parking.  The petitioner has been cooperative in working 
with staff to address these concerns.  They have submitted revised plans showing the building moved to 
the front property line of Packard Road (St. Aubin Street right-of-way).  The petitioner also needs to 
submit a planned project application for this proposed change to eliminate the front setback.  Staff is 
supportive of the revised site layout and planned project designation for this project.  Currently, the City 
Attorney’s Office is working on the details of a license agreement to allow use of the public right-of-way in 
St. Aubin Street for required parking.   
 
The petitioner has had meetings (July 31, 2006 and October 3, 2006) with the neighborhood and has 
worked with the developer of the adjacent Platt Road Center to the south to provide a pedestrian link to 
that project.  The petitioner and staff also explored constructing a vehicular access between the two sites, 
but no significant advantages of this option were identified. 
 
 
Prepared by Matthew Kowalski 
Reviewed by Coy Vaughn and Mark Lloyd 
jsj/12/12/06 
 
Attachments: Zoning/Parcel Maps 
  Aerial Photo 
  Site Plan 
  Elevations 
  Rezoning Application 
   
c: Owner: Arbor Square, LLC 
  4036 Telegraph Road, Suite 204 
  Bloomfield Hills, MI 48302  
 
 Petitioner: JJR, LLC 
  110 Miller Avenue 
  Ann Arbor, MI 48104  
      
 Systems Planning 
 File Nos. 12101W23.2a and .5 
 


