
PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of December 6, 2011 
 
 
SUBJECT: Arlington Square PUD Supplemental Regulations and PUD Conceptual Plan 

(3250 Washtenaw Avenue)  
File No. Z11-013  

 
 

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

Mayor and City Council approve the Arlington Square Planned Unit 
Development (PUD) Supplemental Regulations. 

 

 
STAFF RECOMMENDATION 

 
Staff recommends approval of the proposed PUD supplemental regulations, because the 
proposed revisions to the allowable uses provide an overall beneficial effect for the City by 
supporting expanded retail along with medical and dental uses to the surrounding residential 
neighborhoods and continuing the parking and traffic monitoring issues on a yearly basis as 
required by the development agreement.     
 

LOCATION 
 
The site is located south of Washtenaw Avenue and east of Huron Parkway (South Area and 
Malletts Creek Watershed). 
 

DESCRIPTION OF PETITION 
 
The petitioner is proposing to revise the PUD zoning and add Supplemental Regulations to 
allow all uses in the C3 (Fringe Commercial) zoning district.  Supplemental regulations are 
added since they were not required as part of the PUD approval in 1989.  The current PUD 
permits uses in the C3 district, excepting restaurants with seating and barber/beauty shops on 
the first floor and office uses on the second floor excepting medical/dental offices due to the 
increased need for parking spaces.  The petitioner is requesting modifications to the PUD 
Supplemental Regulations (attached) that allows for urgent care and restaurant uses at this site.   
   
The original PUD allowed for a larger building with reduced setbacks and fewer parking spaces 
in exchange for expanded retail and professional services in close proximity to the surrounding 
neighborhood.  These public benefits remain as part of this proposal along with the petitioner 
providing 6 enclosed bicycle spaces, 12 additional bicycle hoops and bus passes to all 
employees to reduce the need for parking on site.  The petitioner proposes a minimum of 140 
parking spaces on site with 55 additional spaces located in the northern service drive (these 
spaces cannot be counted as they’re located off site).  There are no exterior changes proposed 
for this site. 
 
The petitioner held a neighborhood meeting on October 11, 2011, consistent with the Citizen 
Participation Ordinance requirements.  The petitioner’s summary of this meeting is attached. 
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SURROUNDING LAND USES AND ZONING 

 

  
LAND USE 

 
ZONING 

NORTH Financial Institution C3 (Fringe Commercial District) 
EAST Restaurant C3  
SOUTH Apartment Complex O (Office District) 
WEST Service Station and Offices C3 and O 

 
 
 

COMPARISON CHART 
 

 

 
 
 
EXISTING  

 
 
 
C3 (FRINGE 
COMMERCIAL) 

 
1989 APPROVED PUD 
SITE PLAN 
REQUIRED/PERMITTE
D 

PROPOSED PUD 
SUPPLEMENTAL 
REGULATIONS 
REQUIRED/PERMITTED 

Zoning PUD PUD PUD PUD 

Gross Lot Area 61,885 sq ft 
(1.42 acres) 

6,000 sq ft 
(.14 acres) 

61,885 sq ft MIN 
(1.42 acres) 

61,885 sq ft MIN 
(1.42 acres) 

Open Space Not applicable Not applicable Not applicable 11,268 sq ft 
Floor Area in 
Percentage of Lot 
Area 

51,285 sq ft 
(83%) 

123,770 sq ft 
(200%) 

51,285 sq ft 
(83%) 

123,770 sq ft 
(200%) 

Setback – Front 
(Washtenaw) 
(Huron Parkway) 

 
0 ft  
55 ft  
 

10 ft MIN 
25 ft MAX 
 

0 ft- Washtenaw 
55 ft – Huron Pkwy 
 

0 ft MIN - Washtenaw 
0 ft MIN – Huron Pkwy 

Setback – Side(s) 6 ft None 6 ft  0 ft MIN 
Setback – Rear 12  ft None 12 ft MIN 0 ft MIN 

Height 2 stories  55 ft 
(4 stories)  30 ft  (3 stories) MAX 

 
3 stories MAX 
 

Parking – 
Automobile 145 spaces 

165 spaces MIN* 
233 spaces MIN** 
 

 140 spaces MIN/MAX 140 spaces MIN*** 

Parking – Bicycle 26 spaces – 
Class C 

9 spaces – Class B* 
8 spaces – Class C* 
17 spaces – Class 
A** 
17 spaces – Class 
C** 

None 6 spaces MIN – Class A 
38 spaces MIN – Class C 

  
*Calculations based on retail space 
**Calculations based on medical/dental office 
*** Does not include 55 spaces in adjacent service drive 
 

HISTORY  
 
This site was zoned R5, Hotel-Motel District and housed a hotel built in the 1950’s.  This site 
was rezoned to PUD in 1989 and the hotel was then razed for the construction of the existing 
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two-story, 51,285 square foot retail/office center.  A request for rezoning to PUD was also 
submitted in 1984 but was withdrawn.     
 
This PUD proposal was presented to the City Planning Commission for a pre-petition 
conference at its September 20, 2011 working session.  
 
 

PLANNING BACKGROUND 
 

The Master Plan: Land Use Element recommends commercial uses for this site. 
 
 

PUD STANDARDS FOR APPROVAL 
 
According to Section 5:80(6) of the Zoning Ordinance, the Commission shall recommend 
approval, approval with conditions, or denial, and City Council shall approve or deny the 
proposed PUD zoning district based on the following standards (petitioner’s responses in 
regular type, staff responses in italic type):  
 
(a) The use or uses, physical characteristics, design features, or amenities proposed 

shall have a beneficial effect for the City, in terms of public health, safety, welfare, 
aesthetics, or convenience, or any combination thereof, on present and potential 
surrounding land uses.   

 
Revision of the existing PUD zoning district to allow previously prohibited uses will encourage 
greater utilization of the center and provide greater variety of retail and service options. 
 
The proposed PUD Supplemental regulations allow employment opportunities and additional 
retail and medical services for the surrounding neighborhood.  This site is surrounded by 
commercial activities and there are no proposed increases to floor area, thus maintaining the 
existing building layout and building elevations to the site.     
 
(b) This beneficial effect for the City shall be one which could not be achieved under any 

other zoning classification and shall be one which is not required to be provided 
under any existing standard, regulation or ordinance of any local, state or federal 
agency. 

 
This project nearly meets C3 requirements but would need ZBA variance for the parking.  
Revising the PUD would be keeping with the original PUD intent.     
 
The site is already zoned PUD.  The Washtenaw Avenue corridor surrounding this site currently 
allows for C3 type uses without restriction.  Per the previously approved Development 
Agreement, the petitioner is required to mitigate for parking and traffic and report their findings 
on a yearly basis.    
 
(c) The use or uses proposed shall not have a detrimental effect on public utilities or 

surrounding properties. 
  
The permitted uses would be the same the adjacent C3 zoning district. 
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No public utilities are impacted.   
 
 
(d) The use or uses proposed shall be consistent with the Master Plan and policies 

adopted by the City or the petitioner shall provide adequate justification for 
departures from the approved plans and policies. 

 
The C3 permitted uses conform to Master Plan and Washtenaw Avenue Corridor Improvement 
Authority.   
 
The proposed commercial and office uses are compatible with existing zoning and development 
along Washtenaw Avenue. The original PUD conforms to the City’s Master Plan, as do the 
proposed supplemental regulations.  The Master Plan: Land Use Element recommends 
commercial uses for this site.   
 
(e) If the proposed district allows residential uses, the residential density proposed shall 

be consistent with the Master Plan and policies adopted by the City or the underlying 
zoning when the master plan does not contain a residential density recommendation, 
unless additional density has been proposed in order to provide affordable housing 
for lower income households in the following manner: 
 
Proposed PUD projects exceeding the residential density recommendation of the 
master plan, or the underlying zoning when the master plan does not contain a 
residential density recommendation, by up to 25 percent shall provide 10 percent of 
the total dwelling units as dwelling units affordable to lower income house holds.  
Proposed PUD projects exceeding the residential density recommendation of the 
master plan or the underlying zoning when the master plan does not contain a 
residential density recommendation, by over 25 percent shall provide 15 percent of 
the total dwelling units as dwelling units affordable to lower income households.  
 
Provisions to implement the affordable housing proposal shall be included in the PUD 
supplemental regulations or the development agreement, or both, as determined by 
the City. 

 
No housing units are proposed.   
 
Because no density increase is requested, this request does not apply. 
 
(f) The supplemental regulations shall include analysis and justification sufficient to 

determine what the purported benefit is, how the special benefit will be provided, and 
performance standards by which the special benefit will be evaluated.  
 

See attached supplemental regulations. 
 
 
(g) Safe, convenient, uncongested, and well-defined vehicular and pedestrian circulation 

within and to the district shall be provided and, where feasible, the proposal shall 
encourage and support the use of alternative methods of transportation. 

  
Vehicular and pedestrian circulation will remain relatively the same as under the current PUD. 
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The petitioner is willing to offer bus passes to all employees in the building.  An additional 6 
enclosed and 12 hoop style parking spaces are proposed near the main entrance.  
 
 
 (h) Disturbance of existing natural features, historical features and historically significant 

architectural features of the district shall be limited to the minimum necessary to 
allow a reasonable use of the land and the benefit to the community shall be 
substantially greater than any negative impacts. 

 
No disturbance of existing natural or historical features. 
 
No exterior changes are proposed to this site.     
 
(i) List any modifications of the City Code that are requested; provide justification for 

each modification. 
 
Modification from Chapter 59, Off-Street Parking, is needed to reflect changes in required 
parking. 
 
The petitioner proposes a combination of medical office uses and retail uses on site, which 
requires a parking range between 165-233 spaces is used entirely as commercial or medical 
office.  The proposed minimum number of parking spaces is 140.  The real parking shortage 
results from not being able to count the 55 spaces in the service drive that were allowed to 
count toward the required total for the original PUD.  If these spaces are counted, the 195 
parking spaces would fall within the range of required parking.  
 
The petitioner is not proposing to use the entire building for restaurant and medical office use.  
The proposed 8,000 square feet of medical or restaurant use requires approximately 26-36 
parking spaces, while the remaining uses require approximately 139-195 spaces for a proposed 
need of 165-231 spaces.  The petitioner has access to approximately 200 parking spaces.  
 

DEPARTMENT COMMENTS PENDING OR UNRESOLVED 
 
 
Planning –The petitioner held a neighborhood meeting on October 17, 2011, to discuss the 
proposed new medical office and restaurant uses.  No concerns or critical comments were 
raised at this meeting and no feedback or concerns have been received by the Planning 
Department to date. 
    
The proposed revisions to allow all C3 zoning uses in the PUD does not provide the minimum 
amount of off-street parking required by Chapter 59.  The petitioner has listed 140 parking 
spaces minimum in the Supplemental Regulations on site and uses the 55 parking spaces 
located in the northern service drive.  To mitigate for on-site parking demand, the petitioner has 
agreed to provide bus passes to all employees on site and to provide an additional 14 enclosed 
bicycle parking spaces. 
 
When the original PUD was approved in 1989, the petitioner entered into a development 
agreement that develops and implements traffic and parking mitigation plans to reduce the 
parking on site.  As an additional part of the public benefit of this PUD, the petitioner will 
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continue to comply with the conditions set forth in the development agreement.  This traffic 
mitigation plan considers subsidized bus passes, carpools, parking charges or other appropriate 
techniques to reduce employee parking on site.  The petitioner is then required to provide the 
results of a parking lot usage and traffic count survey each January.  If the report concludes that 
more than 85% of the parking spaces were occupied when surveyed, the City and Proprietor will 
revise the traffic and parking mitigation plan.  
 
Prepared by Chris Cheng 
Reviewed by Wendy Rampson 
mg/11/30/11 
 
Attachments: Zoning/Parcel Maps 
  Aerial Photo 
  Proposed Supplemental Regulations  

PUD Site Plan 
10/17/11 Citizen Participation Meeting Summary 
Brookfield Center Commercial Development Agreement 

 
c: Petitioner/Owner: Nadim Ajlouny 
    Arlington Square, Inc. 
    5003 Hickory Point Drive 
    Orchard Lake, MI 48322 
 
     
 
 Petitioner’s Representative: Steve Dykstra 
  Hobbs & Black Associates, Inc. 
  100 North State Street 
  Ann Arbor, MI 48104 
 
 Building 
 City Attorney 
 Project Management 
 File No. Z11-013 
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DRAFT 
12/2/11 

 
 
 

Arlington Square PUD 
Supplemental Regulations 

 
Section 1: Purpose 
 
It is the purpose of the City Council in adopting these regulations to provide for the modification of the 
existing Arlington Square PUD to allow previously prohibited uses as an acknowledgment of evolving 
zoning and parking requirements and to encourage greater utilization of the retail and office lease space.  
These regulations seek to promote development that provides varied retail and professional services to 
the surrounding community, advances the City’s land use plans and policies, and contributes to the 
character of an established neighborhood. 
 
Section 2: Applicability 
 
The provisions of these regulations shall apply to the property described as follows: 
 

Commencing at the  W ¼ corner of Section 2, T3S, R6E, City of Ann Arbor, Washtenaw 
County, Michigan; thence along the E-W ¼ line of said Section, easterly 1327.15 feet to 
the east line of the W ½ of the NW ¼ of said Section 2; thence along said east line, 
northerly deflecting 89°11’ to the left, 1095.44 feet for a Place of Beginning; thence 
westerly deflecting, 90°00’ to the left, 143.32 feet; thence northeasterly deflecting 108°06’ 
to the right, 396.35 feet to the south line of Washtenaw Avenue; thence along said south 
line, southeasterly 35.00 feet to the east line of the W ½ of the NW ¼ of said Section 2; 
thence along said east line southerly 370.48 feet to the Place of Beginning, being a part 
of the W ½ of the NW ¼ of Section 2, T3S, R6E, City of Ann Arbor, Washtenaw County, 
Michigan, excepting and reserving therefrom the land conveyed by Howard Lazar and 
Gloria Lazar, husband and wife, and Richard Lazar and Jean Lazar, husband and wife, to 
the City of Ann Arbor, a Michigan Municipal Corporation, by Quit Claim Deed, dated 
October 22, 1962, and recorded November 9, 1962, in Liber 1008, Page 419, 
Washtenaw County Records. 
 
PARCEL II – Lot 1, Pittsfield Plaza, as recorded in Liber 15 of Plats, Page 43, 
Washtenaw County Records. 
 
PARCEL III – Beginning at the northwest corner of Block 17, Pittsfield Village, as 
recorded in Liber 10 of Plats, Page 21, Washtenaw County Records; thence along the 
north line of said Block 17, N 89°20’ E 143.32 feet; thence along the east line of said 
Block 17, S 0°25’24” E 48.75 feet; thence northwesterly 150 feet, more or less, to the 
Place of Beginning, being a part of said Block 17. 
SUBJECT TO THE FOLLOWING EASMENTS 
 
Rights of way in favor of Michigan Bell Telephone Company as recorded in Liber 1192, 
page 79, Washtenaw County Records. 
 
Easement for sanitary sewer as recorded in Liber 564, page 231, Washtenaw County 
Records. 
 
Easement for public utilities is reserved over Parcel II of subject land, as shown on the 
recorded plat. 
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It is desirable to expand the number of potential uses for the existing property describ e, to 

(B) he surrounding neighborhood contains similar retail and office uses and residential areas which 
ould benefit from expanded use options. 

roperties and the City of Ann Arbor that a greater 
utilization of the existing retail and office space be encouraged. 

 
e to strengthen Washtenaw Avenue as a 

transit-oriented and economically viable corridor. 

ements, relative to the project’s original degree 
of compliance with the regulations at the time. 

ection 4: PUD Regulations 

Further, the provisions of these regulations shall be adopted and incorporated into the Arlington Square 
Planned Unit Development (PUD) zoning district.  These regulations, however, are intended to 
supplement only those provisions in the City Codes that may be modified as a part of a PUD and shall not 
be construed to replace or modify other provisions or regulations in the City Codes. 
 
Section 3: Findings 
 
During the public hearings on this PUD, the Planning Commission and City Council determined that: 
 

(A) ed abov
include all permitted uses in the adjacent C3 zoning district. 
 
T
w

 
(C) It is in the best interest of the surrounding p

 
(D) The commitment to creating a traffic and parking mitigation plan for this site, including the offering

of transit passes to employees of the building, will serv

 
(E)  The modification of the existing PUD regulation as described above will allow additional 

employment, shopping and service opportunities without significantly reducing the project’s 
compliance with current zoning and parking requir

 
(F) The parcel described above meets the standards for approval as a PUD, and the regulations 

contained herein do not constitute the granting of special privilege or deprivation of property 
rights. 

 
S
 

(A) Permitted principal uses: 
 
Any principal use permitted in the C3 Fringe Commercial district, excepting vehicular drive-thru or 
drive-up uses. 

(B) Permitted accessory uses shall be
 

: 
 

the R3 Townhouse district. 

(C) 

Those allowed in 
 
Setbacks: 
 
Front (Washtenaw):  0 feet minimum  
Front: (Huron Parkway): 15 foot minimum  

m  
ide (East):  0 feet minimum  

(D) Height:

Rear (South):  0 feet minimu
S
 

 

ximum height for all structures on the site: 30 feet 

(E) 

 
Ma
 
Lot Size: 
 
Minimum lot size: 55,000 square feet  



   
 

3 
 

(F) loor Area in Percentage of Lot Ratio
 
F  

aximum Usable Floor area ratio:  100%  

(G) Off-Street Parking:

 
M
 

 

inimum vehicular parking:  1 space per 375 square feet of floor area 
‘A’ bicycle spaces 

38 Class ‘C’ bicycle spaces 
 

fers:

 
M
Minimum bicycle parking:         6 Class 
 

(H) Landscaping, Screening and Buf  

residential parcel to the south, between the parking 
rea and the abutting residential property shall consist of: 

forming a continuous opaque screen at least 6 feet high. 

 
A conflicting land use buffer located on the 
a

 
1. A fence 
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