PLANNING AND DEVELOPMENT SERVICES STAFE REPORT

For Planning Commission Meeting of July 17, 2012

SUBJECT: Chalmers Place Employee Parking Lot Site Plan for Planning Commission
Approval and Landscape Modification Request
(3365 Washtenaw Avenue)
File No. SP12-017

PROPOSED CITY PLANNING COMMISSION MOTION

The Ann Arbor City Planning Commission hereby approves the proposed
landscape modification according to Chapter 62 (Landscape and Screening
Ordinance), Section 5:602 (2)(g).

PROPOSED CITY PLANNING COMMISSION MOTION

The Ann Arbor City Planning Commission hereby approves the
Chalmers Place Employee Parking Lot Site Plan for Planning Commission
Approval, subject to approval by the Zoning Board of Appeals to exceed the
maximum number of parking spaces on site and reduction of the conflicting
land use buffer width.

STAFF RECOMMENDATION

Staff recommends that the proposed landscape modification be approved because the
changes are consistent with the intent of the ordinance and are associated with a previously
approved site plan.

Staff recommends that the site plan be approved because, if the requested variances are
granted, it would comply with all local, state and federal laws and regulations; the development
would not cause a public or private nuisance and would not have a detrimental effect on public
health, safety or welfare. No natural features exist on site and none are proposed to be
impacted off-site as a result of this proposal.

LOCATION

The site is located on the north side of Washtenaw Avenue, west of Chalmers Drive (Northeast
Area). This site is located in the Malletts Creek watershed and is adjacent to the creek.

DESCRIPTION OF PETITION

In May 2012, the petitioner requested rezoning of 0.92-acre, vacant parcel directly north of this
site from R1B (Single-Family Dwelling District) to P (Parking) and site plan approval to construct
a 43-space parking lot for use by Chalmers Place employees. The City Planning Commission
recommended denial of the rezoning, and the petitioner subsequently withdrew the petition.
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The petitioner now proposes to increase the number of parking spaces on the shopping center
site from 88 to 112, with the 24 additional spaces to be used mainly by employees of the
retail/office center. These added spaces are proposed to be located along the north property
line and off an existing service drive on the east side of the building. A variance from the Zoning
Board of Appeals is required, as the maximum number of parking spaces permitted by Chapter
59, Off-Street Parking for a commercial center of this size is 100 parking spaces.

The petitioner proposes covering 5 of the bicycle hoop spaces located east of the Washtenaw
Avenue entrance to provide the required Class B spaces. The proposed canopy structure is 7.5
feet above grade and will not impede sight distance for vehicles exiting the site.

The existing access drives off Washtenaw Avenue and Chalmers Drive will remain unchanged.
A traffic study was conducted as part of the original site plan approval, which indicated the AM
and PM traffic counts were anticipated to be slightly greater than the previous auto dealership
use on the site. The approved retail uses were not anticipated to significantly impact the
existing traffic conditions and the level of service was projected to remain constant for the
impacted intersections at Chalmers Drive, Huron Parkway and Pittsfield Blvd. Adding 24
additional parking spaces for employees does not change the traffic circulation or level of
service.

The total amount of impervious surface on site will increase by approximately 2,500 square feet
to accommodate the new parking. The proposed storm water detention facilities will meet the
100-year storm water detention requirements by connecting an additional underground storm
pipe to the existing underground storm system located at the northwestern edge of the parking
lot and will continue to outlet into the storm water pipe located in Washtenaw Avenue.

A 10-foot wide landscape buffer will be provided between the new parking spaces and the
Chalmers Drive right-of-way. No change is proposed to the interior landscaping islands. An
existing conflicting land use buffer along the northern property line will be reconfigured to taper
down from 15 feet to 4 feet to accommodate the additional parking spaces. The petitioners
propose to dedicate a 15 foot wide conservation easement on their residential property to the
north to meet the intent of the conflicting land use buffer width. This reduction from the
conflicting land use buffer width requires a variance from the Zoning Board of Appeals.

Under the provision in the Landscape and Screening Ordinance, the Planning Commission (or
City Council, whichever is the approving body) has the authority to approve a modification to the
landscape and screening regulations if the modifications are consistent with the intent of this
ordinance and the modification is associated with 5:608 (2) (a)- (d). The petitioner is requesting
a modification to the folowing:

e Interior landscaping requirements: When the total area required in interior landscape
islands for all of the vehicular use areas on site exceeds 750 square feet, at least 50% of the
area in the required interior landscape area must be depressed bioretention areas and
utilized for storm water management. The petitioner is requesting relief from this
requirement as the stormwater is currently pretreated and the existing grades and drainage
patterns make it impractical to create functional recessed islands on this developed site.
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Parking Lot

The petitioner held a public meeting with the neighbors on Monday, June 18, 2012 to discuss
the proposed parking variance and site plan for additional parking spaces. No comments or
concerns were received by the petitioner or staff at the time this staff report was written.

COMPARISON CHART

EXISTING PROPOSED PERMITTED/REQUIRED
Zoning C3 (Fringe Commercial District) | C3 C3
Gross Lot Area 96,123 sq ft 96,123 sq ft 6,000 sq ft MIN
Maximum Usable Floor Area | 26,237 sq ft 26,237 sq ft 192,246 sq ft MAX
in Percentage of Lot Area 27% 27% 200%
10 ft MIN
_ * *
Front — Washtenaw Ave |40 ft 40 ft 25 ft MAX
9]
<5 | Front — Chalmers Dr 10 ft MIN
Q * *
8 40 ft 40 ft 25 ft MAX
8
Side(s) 57 ft 57 ft None
Rear 42 ft 42 ft 30 ft MIN abutting
residential
Building Height 34.6 ft 34.6 ft 55 ft
84 spaces MIN
Parking - Automobiles 88 spaces 112 spaces ** 100 spaces MAX

Parking — Bicycles

10 spaces — Class C

5 spaces — Class B
5 spaces — Class C

5 spaces MIN - Class B
5 spaces MIN - Class C

*Existing non-conforming
** Variance requested

SURROUNDING LAND USES AND ZONING

LAND USES ZONING
NORTH Vacant R1B (Single-Family Dwelling District)
EAST Restaurant C3 (Fringe Commercial District)
SOUTH Commercial/Retail Buildings C3
WEST Auto Repair C3

HISTORY

The building was constructed in 1965 based on an approved site plan. In 1968, the Planning
Commission approved an addition to the service area of the automobile dealership. A site plan
for a drive-in reception area serviced by a curb cut on Chalmers Drive was submitted in 1984
and later withdrawn after neighbors voiced opposition to the Chalmers Drive curb cut. A petition

for a 2,896-square foot customer service addition was withdrawn in 1988.
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The Chalmers Place Retail site was approved in 2005 for a 26,237-square foot office/retail
building, which was subsequently constructed. A proposal to rezone the vacant lot to the north
from residential to parking was recommended for denial at the May, 2012 City Planning
Commission meeting and was subsequently withdrawn by the petitioner.

PLANNING BACKGROUND

The Master Plan: Land Use Element future land use recommends commercial uses for this site.
Other urban design goals of the Plan include: encouraging landscaping of parking areas and
buffers between land uses; relocating parking out of the front open space areas; minimizing off-
street parking lots and encouraging design so that the parking lot is not the dominant feature
from the road.

The Plan goes on to state minimizing the amount of unnecessary parking spaces helps improve
water quality by minimizing unnecessary imperviousness, utilizes land more efficiently, reduces
the amount of heat generated from parking lots, and fosters a more pedestrian friendly
environment. The use of shared and deferred parking should be provided where possible.
Parking lot lighting should be turned down at night and directed so it does not flow off-site.

The Non-motorized Transportation Plan calls for sidewalks along both Washtenaw Avenue and
Chalmers Drive along with bicycle lanes on both sides of Washtenaw Avenue.

Landscape Modification: Standards for Approval

Flexibility in the application of the landscape and screening regulations may be allowed if certain
standards are met. The modifications must be consistent with the intent of Chapter 62; be
included on a site plan and in a motion approved by the City Planning Commission or City
Council; and be associated with specific site conditions as listed in Section 5:608(2)(c).

Petitioner responses in italics

1. What are the specific site conditions that necessitate this request and how do they warrant
the modifications of Chapter 62 requirements? (See Section 5:608(2)(c)) List relevant
subsection and explain how and to what extent the modifications are justified.

Stormwater is treated in an existing mechanical pre-treatment structure. This project is a
modification of an existing parking lot to add parking and only two new parking lot islands are
proposed, neither of which could be designed to receive significant runoff since the proposed
grades and drainage patters are limited by the necessity to tie into the grades of the existing
parking lot. Drainage patterns cannot be adjusted in a manner that will create functional
recessed islands.

Regrading of the site to meet biorention requirements would damage the existing landscaping
on site. Modifying the landscaping preserves the existing trees & shrubs on site and meets the
spirit of the Code.
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2. How does the proposal meet the spirit and intent of Chapter 62? (See Section 5:600)

The maodifications are consistent with the intent of the Chapter 62, Landscape and Screening
Ordinance. Stormwater pre-treatment is provided on site in an existing mechanical structure.

STAFF COMMENTS

Urban Forest and Natural Resource Planning - Staff supports the requested landscape
maodification from the requirement that 50% of the interior landscape islands be depressed,
based on information provided by the petitioner that the storm water is pre-treated in an existing
mechanical structure and that, with the topography of the site, the water would not drain to the
depressed bioretention areas.

Malletts Creek Coordinating Committee — The previously submitted petition for 2090 Chalmers
Drive showed disturbance within the required natural features open space. It would be far less
environmentally damaging to provide additional parking on the Chalmers Place site than
expanding onto the adjacent parcel to the north as proposed. Parking spaces could be provided
on the north side of the Chalmers Place site while providing the required 15 foot conflicting land
use buffer on the parcel to the north, and do a land combination. This would require far less
impervious area and preserve most of the vegetation on the northern parcel. If additional
parking is justified, alternatives to providing it on the northern parcel should be pursued.

Planning — Staff supports exceeding the maximum allowable parking spaces by 12 (100
maximum and 112 proposed). The proposed parking spaces follow the recommendations of the
Malletts Creek Coordinating Committee by proposing additional parking on site and not
impacting natural features on the adjacent northern site. While the total amount of impervious
surface on site increases by approximately 2,500 square feet, it will be detained with a new
underground storm pipe meeting 100-year storm regulations. The petitioner has also
demonstrated a need for additional parking spaces as the existing office and commercial
spaces have been vacant since the retail center was constructed.

Staff supports the landscape modification as stated in the Urban Forest and Natural Resources
Manager comments. Regrading the site to incorporate biorention in the landscape islands
would also damage the existing landscaping on site.

Staff also supports the requested Conflicting Land Use Buffer variance because sufficient
screening is proposed on site to screen the proposed additional parking spaces from the
residences to the north. In addition to this screening, the petitioner proposes placing a 15-wide
conservation easement on their adjacent, residentially zoned property to the north. This
easement will protect natural features if development were to occur on this site, which includes
landmark and woodland trees.

Prepared by Christopher Cheng
Reviewed by Wendy Rampson

mg/7/12/12

Attachments:  Zoning/Parcel Maps
Aerial Photo
Site Plan

Landscape Plan
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C: Owner: L.P.N. Properties II, LLC
5000 East Grand River
Howell, M1 48843

Petitioners Representative: Kevin Travers, Property Manager
5000 East Grand River
Howell, M| 48843

Systems Planning
File No. SP12-017
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City of Ann Arbor Map Disclaimer:

No part of this product shall be reproduced or transmitted in any
form or by any means, electronic or mechanical, for any purpose,
without prior written permission from the City of Ann Arbor.

This map complies with National Map Accuracy Standards for
mapping at 1 Inch = 100 Feet. The City of Ann Arbor and its
mapping contractors assume no legal representation for the content
and/or inappropriate use of information on this map.

Map Created: 6/1/2012
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PRUNE AWAY DEAD OR BROKEN . - . . ystem, Inc.
BRANCHES ONLY. prior to beginning construction on his/her phase of work.
FOLD DOWN OR PULL BACK Electric, gas, telephone, cable television may be located b -800-482- www.missdi
SO 10 BXLOSE THE TRUK REMOVE ALL LABELS, TAGS, TREE WRAP, calling MISS DIG 1-800-482-7171, Any damage or Y e o2 7171 wwwmissdignet
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SOIL COMPACTION:

ONCE FINE GRADING HAS BEEN COMPLETED
HEAVY MACHINERY SHALL NOT BE USED
WITHIN PLANTING AREAS TO PREVENT
COMPACTION. IN ALL PLANTING AREAS
WHERE SOIL COMPACTION HAS OCCURRED
DURING CONSTRUCTION, SOIL SHALL BE
TILLED TO THE DEPTH OF THE PROPOSED
ROOT BALL OF THE PLANTINGS OR 4"
DEPTH FOR SEEDED AREAS PRIOR TO
PLANTING. OVER EXCAVATE SIDES OF
PLANTING PITS IN COMPACTED SOIL AREAS.

SOIL TO EXPLOSE THE TRUNK
FLARE. SET ROOTBALL SO THAT
RUNK FLARE IS LEVEL TO
GRADE, OR VERY SLIGHTLY
HIGHER IN CLAY SOIL.

BREAK UP (SCARIFY) SIDES
OF PLANTING HOLE.

I | SN
CENTER ROOTBALL IN . N s
PLANTING HOLE. LEAVE \ NSIES]
BOTTOM OF PLANTING HOLE
FIRM. DO NOT AMEND SOIL
UNLESS PLANTING IN
SEVERELY DISTURBED SOIL
OR BUILDING RUBBLE. USE
SHOVELS AND WATER TO
SETTLE SOIL AND REMOVE
AIR POCKETS AND FIRMLY

SET TREE.
TREE PLANTING DETAIL

TAPE OR STRING FROM TREE TRUNK
AND CROWN.

PRUNE OFF SUCKERS.

MULCH 2" — 3.5" DEEP LEAVING 3"
CIRCLE OF BARE SOIL AROUND TRUNK
OF TREE.

IF POSSIBLE, WITHOUT DISTURBING
DEVELOPED ROOTS, FOLD DOWN OR CUT
AWAY BURLAP TO EXPOSE ROOTBALL.
REMOVE ALL NON-DEGRADABLE
MATERIALS, CUTTING AWAY WIRE BASKET
TO 10" DEPTH.

NOT TO SCALE

DO NOT STAKE UNLESS IN HEAVY CLAY SOIL,
WINDY CONDITIONS, 3" OR GRATER DIAMETER

TREE TRUNK OR LARGE CROWN. IF STAKING IS
NEEDED DUE TO THESE CONDITIONS:

—STAKE WITH 2X2 HARDWOOD STAKES, OR
APPROVED EQUAL, DRIVEN 6"—8" OUTSIDE OF
ROOTBALL.

—LOOSELY STAKE TREE TRUNK TO ALLOW FOR
TRUNK FLEXING.

—STAKE TREES JUST BELOW FIRST BRANCH
WITH 2°-3" WIDE BELT-LIKE, NYLON OR
PLASTIC STRAPS (2 PER TREE ON OPPOSITE
SIDES OF TREE, CONNECT FROM TREE TO
STAKE HORIZONTALLY. DO NOT USE ROPE OR

WIRE THROUGH THE HOSE.)
—REMOVE ALL STAKING MATERIALS AFTER 1
YEAR.

TREE STAKING DETAIL

NOT TO SCALE

PLAN g STANDARD STEEL OR WOODEN

FENCE POST
-~ STANDARD 48” HIGH SNOW FENCE
V'l

—SNOW FENCE SHALL BE
LOCATED AT THE OUTER
PERIMETER OF THE SPREAD
OF THE BRANCHES OR
CLOSER ONLY AT THE
DIRECTION OF THE ENGINEER.

—FENCE MUST BE PLACED
AT THE PERIMETER OF THE
CRITICAL ROOT ZONE FOR
ALL EXISTING LANDMARK
TREES THAT WILL REMAIN.
SEE L1.0 FOR LANDMARK
TREE LOCATIONS.

ELEVATION
TREE PROTECTION DETAIL

NOT TO SCALE

interruption of services shall be the responsibility of
Contractor. Contractor shall coordinate all related
activities with other trades on the job and shall report
any unacceptable job conditions to Owner’s Representative
prior to commencing.

3. Al plant material to be premium grade nursery stock
and shall satisfy American Association of Nurserymen
standard for Nursery Stock. All landscape material shall
be Northern Grown, No. 1. Grade.

4. Contractor is responsible for verifying all quantities
shown on landscape plan prior to pricing the work.

5. The owner’s representative reserves the right to reject
any plant material not meeting specifications.

6. All single stem shade trees to have straight trunks
and symmetrical crowns.

7. All single trunk shade trees to have a central leader;
trees with forked or irregular trunks will not be accepted.

8. All multi stem trees shall be heavily branched and
have symmetrical crowns. One sided trees or those with
thin or open crowns shall not be accepted.

9. All evergreen trees shall be heavily branched and full
to the ground, symmetrical in shape and not sheared for
the last five growing seasons.

10. All trees to have clay or clay loam balls, trees with
sand balls Will Be Rejected.

11. No machinery is to be used within the drip line of
existing trees; Hand grade all lawn areas within the drip
line of existing trees.

12. All tree locations shall be staked by Landscape
Contractor and are subject to the approval of the

landscape Architect prior to installation of the plant
material.

13. It is mandatory that positive drainage is provided away
from all buildings.

14. All planting beds shall receive 4" shredded hardwood
bark mulch, see specifications. Shredded palette and died
mulch will not beaccepted.

15. All landscaped areas shall receive 3" compacted
topsoail.

16. Applications of fertilizer beyond the initial topsoil and
seeding shall be a fertilizer with no phosphorus.

17. Maintenance: All plant material shall be maintained in
good condition by mowing, watering, mulch, etc., so as to
present a healthy neat and orderly appearance free from
refuse and debris. All diseased, damaged or dead material
shown on the site plan shall be replaced by the end of
the following growing season.

PROFESSIONAL
ENGINEERING
ASSOCIATES

2900 E. GRAND RIVER AVE.
HOWELL, MI 48843
Phone: (517) 546-8583
Fax: (517) 546-8973
website: www.peainc.com

PEA P.M. JTS

| sur

HOWELL, MICHIGAN 48843
LANDSCAPE PLAN
CHALMERS PLACE EMPLOYEE PARKING LOT |
2090 CHALMERS DRIVE
ANN ARBOR, WASHTENAW COUNTY, MICHIGAN
| DN. RMs
0O: \How_2011\2011119 CHALMERS PLACE PARKING —JTS\Dwg\(L—Z.O) LANDSCAPE PLAN—11119.dwp
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