
PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of July 21, 2009 
 
SUBJECT: Casa Dominick’s Revised and Expanded PUD Zoning District and PUD 

Conceptual Plan (File No. Z09-001) 
 
 

PROPOSED CITY PLANNING COMMISSION MOTION 

      The Ann Arbor City Planning Commission hereby recommends that the 
Mayor and City Council approve the Casa Dominick’s Planned Unit Development 
(PUD) Zoning District and Supplemental Regulations, and PUD Conceptual Plan.  

 
 

STAFF RECOMMENDATION 
 
Staff recommends that the Casa Dominick’s PUD Zoning District and Supplemental Regulations 
be approved because the uses, physical characteristics, design features, and amenities 
proposed provide a beneficial effect for the City, could not be achieved under any other zoning 
classification, will not have a detrimental effect on public utilities or surrounding properties, 
provide adequate justification for deviation from the master plan, provide sufficient analysis and 
justification in the supplemental regulations, provide acceptable vehicular and pedestrian 
circulation, and limit disturbance of historically significant architectural features to the minimum 
necessary.    

 
LOCATION 

 
This site includes 808 Monroe Street, 812-814 Monroe Street, 700 Tappan Street, 706 Tappan 
Street and 705 Oakland Avenue, which are located east of South State Street and north of Hill 
Street near the University of Michigan Law Quad (and in the Allen Creek Watershed and Central 
planning area).   

DESCRIPTION OF PETITION 

At present, the Casa Dominick’s PUD Zoning District includes only 812-814 Monroe Street, a 
4,356-square foot site that allows a restaurant and one dwelling unit.  The petitioner is seeking 
to expand the PUD Zoning District to include additional properties under the same ownership 
and to develop Supplemental Regulations to address the permitted uses, area, height and 
placement standards of the expanded district.  The proposal will consolidate all of the 
petitioner’s properties under one zoning classification and will remedy numerous existing 
nonconforming situations (such as insufficient lot area and setbacks, and nonconforming uses).   

PUD Zoning District and Supplemental Regulations – The expanded PUD Zoning District 
includes a total of six parcels at the north end of Monroe Street between Oakland Avenue and 
Tappan Street, covering a total of 25,932 square feet (slightly more than one-half acre).  In 
addition to the restaurant and residential uses currently permitted, the permitted uses are 
proposed to expand to include grocery, prepared food and beverage sales; classrooms and 
educational instruction; beauty salon; general and medical/dental offices; hotel and lodging; 
artists and craft studios, including sales of products produced by the artisans and craftspersons.  
However, some of these uses are limited to certain portions of the PUD district.  The PUD 
Supplemental Regulations divide the total district into four sub-areas, A, B, C, and D, and 



Casa Dominick’s PUD Zoning District 
Page 2 
 
 
provide use and setback regulations for each sub-area.  The PUD Supplemental Regulations 
also limit residential occupancy to that allowed in R1 and R2 districts (families or up to four 
unrelated adults, rather than families or up to six unrelated adults as  permitted in R4 districts).   

The existing principal buildings at 808 and 812-814 Monroe Street, 700 and 706 Tappan Street 
and 705 Oakland Avenue are required to be maintained and preserved (but not attached or 
detached accessory buildings), and any exterior alterations or modifications must be approved 
by the City Planning Commission.  For new infill development within the proposed district, area, 
height and placement standards will allow additions to the front of buildings along Monroe Street 
to continue the existing 0-foot front setback already in place, and will require additions to the 
side of existing buildings along Tappan Street and Oakland Avenue to be set back about three 
more feet than the existing buildings.  Continuing the current setback along Monroe Street will 
allow for the two-story covered porch of the Casa Dominick’s restaurant to be expanded to the 
west to front 808 Monroe Street or to the east to front 700 Tappan Street.  The additional 
setback requirement fronting Tappan Street and Oakland Avenue will discourage the creating of 
a solid, continuous streetwall and will maintain the scale and rhythm of the existing residential 
character even if the buildings are enlarged.  The maximum height for any new development 
within the PUD district is proposed to be 35 feet, except for chimneys.  A maximum floor area 
ratio (150%) is proposed to regulate development mass within the PUD district.  It is estimated 
that the proposed district currently has a floor area ratio of 55%.   

Limited off-street vehicular parking is proposed within the PUD district, a minimum of two 
spaces but no more than ten spaces are required.  Increased amounts of bicycle parking are 
proposed to be required, one for each bedroom within the district plus additional spaces for non-
residential uses.   

Solid fencing and general landscaping are proposed requirements in lieu of traditional conflicting 
land use buffers.  Approximately 10% of the district must be pervious landscape area and a 
minimum of ten trees must be provided.  New or redeveloped outdoor seating and hardscape 
areas within the PUD district must be pervious, porous materials to facilitate ground water 
infiltration.   

Architectural design guidelines are proposed that require additions to existing buildings to match 
the style and materials of existing buildings, and new buildings are required to be harmonious 
and complimentary to the existing structures as determined by the City Planning Commission.   

PUD Conceptual Plan – No additional development or site improvements are proposed at this 
time.  A PUD Conceptual Plan has been provided to illustrate what future development 
consistent with the proposed PUD Zoning District and Supplemental Regulations might look like.  
The proposed Conceptual Plan represents the petitioner’s 50-year master plan for the site.  The 
petitioner has indicated that expansion of the restaurant’s front porch and conversion of the 
house at 706 Tappan Street into a small boutique inn or bed-and-breakfast are likely to be the 
first site plan petitions to be submitted in the near future although no exact date has been 
determined.  The proposed PUD Supplemental Regulations specify that all useless curb cuts 
shall be removed and the curb restored as part of the first PUD Site Plan submitted after 
establishing the expanded PUD Zoning District.  Compliance with the off-street vehicular and 
bicycle parking and district landscaping and screening requirements will also be required 
improvements as part of the first PUD Site Plan.   
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SURROUNDING LAND USES AND ZONING 
 

 LAND USE ZONING 

NORTH University of Michigan (Law Quad) PL (Public Land District) 

EAST University of Michigan (Business School) PL 

SOUTH Multiple-Family Residential, Sorority R4C (Multiple-Family Dwelling District) 

WEST Multiple-Family Residential, Parking R4C 

 
COMPARISON – ZONING DISTRICTS 

 

 EXISTING DISTRICTS PROPOSED DISTRICT 

Zoning Casa Dominick’s PUD R4C  
PUD (Planned Unit Development 
District) 

Site Area 4,356 sq ft  25,932 sq ft 

Lot Area  4,356 sq ft  8,500 sq ft MIN 2,245 sq ft MIN, 25,932 sq ft MAX *  

Floor Area 
Ratio 

115% (exactly) 
FAR not applicable (regulated 
by dwelling units per acre) 

150% MAX district total 

Open Space  None required 
40% MIN (including 300 sq ft 
per unit active open space) 

2,500 sq ft MIN (approximately 
10%) district total 

S
e

tb
a

c
k
s
 

Front 0 ft (as existing) 25 ft MIN 
Monroe St – 0 ft MIN for new 
Tappan St – 19 ft MIN for new 
Oakland Av – 24 ft MIN for new 

Side 
0 ft west (as existing) 
7 ft east (as existing) 

12 ft one side MIN 
26 ft total sides MIN 

No minimum setback from any 
internal lot line.  10 ft MIN for new 

Rear 2 ft (as existing) 30 ft MIN 
No minimum setback from any 
internal lot line.  10 ft MIN for new 
development 

Height Approximately 30 ft (as existing) 30 ft MAX 35 ft MAX excluding chimneys only 

Vehicle 
Parking 

None required 1.5 spaces per dwelling unit 
2 spaces MIN, 10 spaces MAX 
district total 

Bicycle 
Parking 

None required 
1 per 5 units (50% Class A, 
50% Class C) 

10 plus 1 per bedroom MIN (Class 
C) district total 

 
*  2,245 square feet is the current area of the smallest lot within the proposed district (700 Tappan Street).   

 

HISTORY  
 
The existing Casa Dominick’s PUD is the fourth planned unit development in the City, approved 
on August 22, 1977.  The 4,356-square foot site was rezoned from R4C Multiple-Family 
Dwelling District to PUD Planned Unit Development District and a PUD Final Site Plan was 
approved to allow construction of an addition to connect the then-separate buildings at 812 and 
814 Monroe Street.  The connected building was to be used as a 5,000-square foot restaurant 
and one 685-square foot residential dwelling unit.   
 
Several adjacent and nearby properties were owned at that time, or have since been acquired, 
by the original owner of Casa Dominick’s and his heirs.  The Casa Dominick’s restaurant has 
expanded beyond its original boundaries and now includes the rear yard of 706 Tappan Street, 
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currently used for outdoor seating for the restaurant.  The original garage of 706 Tappan Street 
and the garage of 705 Oakland Avenue have been connected by enclosed corridors to the 
restaurant building for expanded kitchen facilities and restaurant storage.   
 
A PUD pre-petition conference between the petitioner and the City Planning Commission was 
held during the Commission’s September 9, 2008 working session. 
 

PLANNING BACKGROUND 
 
The proposed site is in the central planning area of the City and is addressed in the Central 
Area Plan (1992), which recommends multiple-family use as the future land use.  Expansion of 
nonresidential uses – such as a restaurant, retail sales, personal services or office uses – are 
not supported by the Plan.  The Plan does not specifically mention the Casa Dominick’s 
restaurant or PUD zoning district, although it was in existence at the time of the Plan’s 
preparation and adoption.   
 
The Central Area Plan is set to be replaced by the City Master Plan:  Land Use Element, a 
consolidation of the four area master plans (Central Area Plan, West Area Plan, Northeast Area 
Plan and South Area Plan).  No substantive information has been proposed in the City Master 
Plan:  Land Use Element and each area master plan’s future land use recommendations have 
been included as existing.  The City Planning Commission has recommended adoption of the 
Land Use Element.  City Council adoption is expected later this summer.   
 

STANDARDS FOR PUD ZONING DISTRICT REVIEW 
 
As set forth in Section 5:80(6), the City Planning Commission must base its recommendation 
upon the following standards (in bold type).  Staff’s analysis is also provided.   
 
1. Provides a beneficial effect for the City, which may include:  innovation in land use; 

efficiency of land use, natural features and energy; providing usable open space; 
preserving and protection of natural features; employment and shopping 
opportunities; expanding supply of affordable housing; use or reuse of existing sites.   

 
The expanded PUD Zoning District will use existing buildings to increase employment and 
shopping opportunities, which is itself an innovation in land use, to provide a beneficial effect for 
the City.   
 
2. Beneficial effect could not be achieved under any other zoning district and not 

required under any existing standard or ordinance.  
 
No other zoning district allows for the proposed combination of land uses with the area, height 
and placement regulations set forth in the proposed PUD Supplemental Regulations.  No other 
zoning district restricts demolition activities.    
 
3. Uses shall not have a detrimental effect on public utilities or surroundings.  
 
The proposed uses will not have a detrimental effect on public utilities or the surrounding 
environment.   
 
4. Uses shall be consistent with master plan or adequate justification is provided.  
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Adequate justification has been provided by the petitioner in the proposed development 
program, supplemental regulations and conceptual plan to support deviation from the master 
plan future land use recommendation.  The proposed uses are consistent with sound planning 
practices and the recent planning preferences for mixed uses.   
 
5. Residential density consistent with master plan or underlying zoning, or additional 

density has been proposed in order to provide affordable housing.  
 
This criterion is not applicable to the petition.   
 
6. Supplemental regulations include analysis and justification to determine what the 

benefit is, how it will be provided, and performance standards for evaluation.   
 
Supplemental regulations have been drafted that include all required information.   
 
7. Safe, convenient, uncongested, and well-defined vehicular and pedestrian circulation 

within and to the district, and alternative transportation is encouraged.  
 
The existing conditions and proposed regulations encourage appropriate vehicular and 
pedestrian circulation within and surrounding the district.  Alternative transportation is 
encouraged by the preference for off-street bicycle parking over off-street vehicle parking.   
 
8. Minimum necessary disturbance to existing natural features and historically 

significant architectural features.   
 
There are no protected natural features or designated historic structures within the district, but 
special attention has been made in the supplemental regulations to preserve the existing 
buildings within the district which greatly contribute to the character of the neighborhood and 
allow for appropriate infill development that compliments the present scale, use and character of 
the district and surrounding neighborhood.   
 

SERVICE UNIT COMMENTS 
 
Land Development – Staff note that the storm water management system of any future PUD 
Site Plan will be reviewed and approved by the Washtenaw County Water Resources 
Commissioner’s Office (formerly known as the Washtenaw County Drain Commissioner).   
 
Fire Marshal – The west half of 705 Oakland Avenue is outside of the maximum permitted range 
from a fire hydrant (minimum 250-foot radius from hydrant and minimum 400-foot hose lay 
distance).  A fire hydrant must be installed by the petitioner to serve this lot (sub-area C as 
defined by the PUD Supplemental Regulations) as part of a PUD Site Plan if one has not 
already been provided.  It is possible that a hydrant will be in place to serve 705 Oakland 
Avenue associated with a street vacation request of Monroe Street between South State Street 
and Oakland Avenue by the University of Michigan.  City staff is currently reviewing the 
University’s street vacation request.  Following staff review, the Planning Commission will make 
a recommendation and the City Council will approve or deny the petition. 
 
Planning and Development Services – Staff generally does not support PUD zoning 
designations solely to make nonconforming uses or sites conforming.  While the proposed 
petition does have the effect of making self-created use nonconformities now conforming, the 
public benefits of reusing existing buildings, innovative land uses that are also pedestrian-
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oriented and promote alternative transportation, and use and design restrictions that preserve 
and enhance the existing character of the established neighborhood outweigh staff’s concerns.  
Significant care has been exercised in crafting supplemental regulations that provide enough 
future use flexibility for the site but also ensure that the public benefits are achieved and 
maintained.  The proposed petition fits well with the intent and standards for PUD zoning district 
approval.   
 
 
Prepared by Alexis DiLeo 
Reviewed by Connie Pulcipher  

jsj/7/16/09  
 
Attachments: Parcel/Zoning Map 
  Aerial Photo 
  Conceptual Plan 
  Draft Supplemental Regulations 
  Citizens Participation Report 
 
c: Petitioner:  John Barrie Associates Architects 
   1050 Pinetree Drive 
   Ann Arbor, MI  48103 
   Attention:  John Barrie 
 
 Owner: Richard DeVarti 
   812 Monroe Street 
   Ann Arbor, MI  48104 

 
 City Attorney 
 Systems Planning 
 File No. Z09-001 
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