PLANNING AND DEVELOPMENT SERVICES STAFF REPORT

For Planning Commission Meeting of November 5, 2014

SUBJECT:  Pittsfield Retail Site Plan for City Council Approval
3510 Washtenaw Avenue
File No. SP14-043

PROPOSED CITY PLANNING COMMISSION MOTION

The Ann Arbor City Planning Commission hereby recommends that the
Mayor and City Council approve the Pittsfield Retail Site Plan, subject to preliminary
approval from the Washtenaw County Water Resources Commissioner prior to City
Council approval, and subject to combination of the parcels prior to the issuance of
permits.

STAFF RECOMMENDATION

Staff recommends that this petition be postponed in order to allow time for staff to review and
comment on revised plans that address concerns regarding dedication and ownership of the
right of way along Washtenaw Avenue and the rear alley, proposed landscape modifications,
solid waste, street tree and utility engineering comments.

LOCATION

The site is located on the south side of Washtenaw Avenue, just west of Yost Street and east of
Pittsfield Boulevard (South Area, Malletts Creek Watershed).

DESCRIPTION OF PETITION

The petitioner seeks to demolish the former bank building adjacent to Pittsfield Boulevard and

construct single-story additions totaling 12,209 sf to connect the remaining 4 retail buildings on
the site. The existing buildings total 55,285 square feet and are located on 5 separate parcels
that will be combined as a condition of site plan approval. The building additions will add retail

tenants and facilitate a complete fagade and site upgrade.

The parking lot will be reconstructed and reconfigured, incorporating a relocated central drive
aligned with the Washtenaw Avenue curb cut. Perimeter and interior landscaping will be added,
as will new lighting. A total of 257 parking spaces (including 54 compact and 6 barrier-free) will
be provided on the site in front of the stores and along the alley behind the stores; the site
currently contains 269 parking spaces. The petitioner will install 14 Class B (covered) and 12
Class C (uncovered) bicycle parking spaces. There currently is no bicycle parking provided on
site.

The plan includes adding a consistent sidewalk and some landscaping along the front of the
building and two sidewalk links along the central drive, connecting the stores directly to the
AAATA transit stop on Washtenaw Avenue. Sidewalk links to both Pittsfield Boulevard and Yost
also will be added. A new public sidewalk will be constructed along Yost, connecting the
neighborhood to the south with the sidewalk along Washtenaw Avenue.
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The petitioner is proposing to convert the existing 22-foot wide service drive on the north part of
the site from pavement to turf. The city is requesting that this area be re-dedicated to the City as
right-of-way replacing an existing access easement. This area is directly adjacent to the
Washtenaw Avenue right-of-way, which is under control of the Michigan Department of
Transportation (MDOT) and currently is used as a parking lot aisle. There are no plans for right-
of-way improvements along Washtenaw as part of this project. The existing curb cut onto
Washtenaw will remain in the same location.

There are currently three curb cuts to Pittsfield Boulevard. One curb cut, which serviced the
former bank drive-thru, will be removed and one curb cut near Washtenaw will be moved south
(away from the intersection) along Pittsfield to line up with the aisle along the front of the retail
center. The existing curb cut to the alley will remain. There are two curb cuts on the east side of
the site leading to Yost; both will remain in their current locations.

There is a 24-foot wide easement for public right-of-way on the south part of this site, to the rear
of the existing building. Due to the location of this alley easement between the commercial
buildings and adjacent residential uses, a conflicting land use buffer is not required. However,
the petitioner has agreed to remove the existing deteriorated fence and replace it with a new
privacy fence between the adjacent residential properties and this site.

The stormwater treatment system is under the jurisdiction of the Washtenaw County Water
Resources Commissioner (WCWRC). This treatment will be provided using a series of
underground pipes and bioswales located within the parking lot. First flush, bankfull and 100-
year storm detention are all provided onsite as required by City Code. The approval of the
WCWRC will be required before this plan will be placed on a City Council agenda. New
bioswales will be added to the parking lot and planted with native vegetation, including trees,
and will also act as the required interior parking lot landscaping. There currently is no
stormwater treatment for the site.

There are eight landmark trees on the site; seven will be removed and one will be impacted by
proposed construction. The proposed mitigation plan is still under review by City Staff.

As required by the Citizen Participation Ordinance, the petitioner mailed out postcard notification
to owners and occupants within 500 feet of the site. Staff has received a letter from the adjacent
Pittsfield Village complex, which is included in the packet. No other feedback was received from
the public in regards to this petition.

SURROUNDING LAND USES AND ZONING

LAND USE ZONING
NORTH Commercial C3 (Fringe Commercial District)
EAST Commercial C3 (Fringe Commercial District)
SOUTH Single-Family Residential R1C (Single-Family Dwelling District)
WEST Commercial C3 (Fringe Commercial District)
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COMPARISON CHART
EXISTING PROPOSED REQUIRED
Zonin C3 Fringe Commercial |C3 Fringe Commercial |C3 Fringe Commercial
9 District District District
241,437 sq ft 241,437 sq ft
Gross Lot Area (5.5 acres) (5.5 acres) 6,000 sq ft MIN
in o
Floor Areain % | 544, 55 285 sf) 30% (71,494 sf) 200% (159,824 sf) MAX
of Lot Area
172 ft (Washtenaw) 172 ft (Washtenaw) 10 ft MIN
” Front 62 ft (Yost) 10 ft (Yost) 25ft MAX (at least one
Yoy 49ft (Pittsfield) 10 ft(Pittsfield) frontage on corner lot)
a
T |side(s) |N/A N/A 0 ft MIN
n
Rear 34 ft 34 ft 0 ft MIN
Height 26 ft 2 in/1 story 27 ft 6 in/1 story 55 ft/4 stories MAX
257 total spaces:
Parking - e 197 regular _
Automobiles 269 spaces « 54 compact 237 MIN; 277 MAX
e 6 barrier-free
Parking — None 14 spaces — Class B 12 spaces — Class B MIN
Bicycles 12 spaces — Class C 12 spaces — Class C MIN

HISTORY

The existing retail center was constructed in the 1950’s before site plans were required. A small
addition at the rear of the easternmost building was approved and constructed in 1979. A site
plan was approved in 1999 for a 2,790 square foot greenhouse addition in the area of the
current canopy. This greenhouse was never constructed. In 2011, a site plan was approved to
demolish the existing canopy on the east site of the site and construct a 9,500 building addition.
The addition was never constructed and the site plan expired October 3, 2014.

PLANNING BACKGROUND

The Master Plan: Land Use Element identifies this parcel as part of the South Area and
recommends continued commercial uses. The Land Use Element also includes design
recommendations for retail centers, including the use of masonry, building awnings, extensive
landscaping, minimized vehicular parking, non-motorized connections and amenities, reduced
setbacks along the street, and the opportunity for mixed uses (flex space).

The Non-motorized Plan recommends bicycle lanes and a sidewalk/walkway along this segment
of Washtenaw Avenue, in addition to non-motorized facilities underneath the US-23 overpass,
connecting to Pittsfield Township. The MDOT non-motorized improvement project to provide a
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connection under US-23 was constructed in 2012. The petitioner will provide new public
sidewalks along the Yost Boulevard and Washtenaw Avenue frontages as part of this project.

The Washtenaw Avenue Corridor Redevelopment Strategy recommends pedestrian and transit-
friendly redevelopment along this segment of Washtenaw Avenue. An AAATA “SuperStop” was
installed in the MDOT right-of-way at the northwest corner of the shopping center, near Pittsfield
Boulevard.

The recently completed Reimagine Washtenaw Corridor Improvement Study recommends a
144 foot right-of-way in this segment to accommodate a variety of transportation facilities and
services. Future facilities should include 6 foot wide sidewalks, 8 foot wide landscape buffers
and a 8 foot wide dedicated bike lane. The study also recommends wider landscaped medians
at key priority intersections, such as Yost and Pittsfield.

STAFF COMMENTS

Ann Arbor Area Transportation Authority - The AATA is considering expanding the Superstop on
Washtenaw in front of this site. The additional right-of-way along Washtenaw could be used for
expansion and the provision of passenger amenities.

Systems Planning — Sanitary sewer calculations are still under review. Staff is requesting the
dedication of the 22 foot wide existing front right-of-way easement as City right-of-way along
Washtenaw Avenue. The City Attorney’s Office is evaluating the existing right-of-way
agreement for the rear alley with respect to utilities and boundaries.

Urban Forest and Natural Resources Planning Coordinator — A street tree escrow of $1,886 is
required. Petitioner is proposing to remove a street tree for the realigned curb cut onto Pittsfield
Boulevard. Forestry does not support the removal of this tree. Revisions are needed to the
landmark tree mitigation plans.

Washtenaw County Water Resources Commissioner (WCWRC) — Plans have been re-
submitted to the WCWRC for review. Preliminary plan approval is required from the WCWRC
before City Council approval.

Planning — The petition is consistent with Master Plan recommendations for the redevelopment
of retail centers along transit routes, minimizing excess parking and increasing pedestrian
connections with existing neighborhoods and transit stops. The site plan will be a significant
upgrade to the site, providing stormwater treatment, bicycle parking, increased landscaping and
architectural improvements to the existing buildings. In coordination with the Reimagine
Washtenaw Corridor Improvement Study, the rededication of the right-of-way along Washtenaw
can be used to assist in achieving the goals of this planning process. The conditions of the
existing right-of-way over the property are insufficient to address the current requirements of the
City and future corridor plans.

Prepared by Matt Kowalski
Reviewed by Wendy Rampson
10/31/14
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Attachments: Parcel/Zoning Map
Aerial Photo
Site Plan
Landscape Plan
Elevations

c: Petitioner: A.F Jonna Development
4036 Telegraph, Suite 201
Bloomfield Hills, Ml 48302

Petitioner's Representative: Jason Van Ryn
Nederveld
3025 Miller Road
Ann Arbor, Ml 48103

City Attorney
Systems Planning
File No. SP14-043
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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: 7/25/2014
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