JUNE 3, 2008 PLANNING COMMISSION MINUTES
c.
Public Hearing and Action on Maple Shoppes Rezoning and Planned Project Site Plan, 2.62 acres, 540 North Maple Road.  A request to rezone the site from P (Parking District) and C1B (Community Convenience Center District) to C3 (Fringe Commercial District), and a proposal to construct two retail buildings totaling 25,219 square feet and 90 parking spaces – Staff Recommendation:  Approval
DiLeo - Explained the proposal and showed photographs of the property.  The site has three zoning designations, the majority of which is C3, some C1B and a small amount of parking (P)..  The site consists of eight buildings of various size.  The site is almost all asphalt.  The site is considered a Brownfield; most of the uses are auto related and there were numerous underground storage tanks.  The petitioner requests to have the site zoned completely C3.  Staff is recommending that the site be zoned C1B for consistency.  They seek to demolish all existing buildings and to construct two new commercial buildings – a grocery store and a general retail building and ninety parking spaces.  

Pratt opened the public hearing at 11:12 p.m.

1. Rene Pappa of Magellen Properties, 206 South Fifth Avenue, A2, MI 48104 – He stated that they are the developers on the project, and they acquired the land and have teamed with Aldi Supermarkets to build this development.  We have a Brownfield plan that is current in motion.  There is significant pollution on the site, the last estimate for clean-up was $600 to $800 thousand dollars.  The tanks in the ground were recently pumped out.  There are other types of pollution as well, and the plan is that through the Brownfields program, we would demolish the site, remove the underground tanks, remediate the soil and then redevelop what we’ve proposed.  As staff stated, we do plan on attaining lead certification on this project.  Aldi foods, an affordable grocer, has approximately one-thousand stores in the U.S., about forty in the U.S.  They stated that their engineers and Aldi representative were present to answer any questions the Commission might have.  

2. Tracey Pennington and Dana Bower, 2405 Faye Drive, A2, MI 48103  - Stated that they live in a property that abuts this proposed project.  We’re excited to see something better happening at this site, as it’s been an eyesore for some time now.  We are, however, concerned with things that will affect our quality of life and how we use our backyard.  We’re concerned with light, people having access to peering into our yard.  During construction, how will this affect us (dust, etc.)?    

We do have a chain-link fence, but some of the people who work back there try to grab our fence and get our dog riled up – We’re happy that this is being upgraded, but we’re concerned with water runoff due to the proposed elevations, and we would like to be sure that there would be adequate fencing to separate our property from the proposed parking lot.  They stated that they are happy that this is being upgraded.

3. Jim Mogensen, 3780 Greenbrier, A2, MI  48105  -  Looking at this plan, the Developer is going to build close to the sidewalks.  My question is, on Maple Shoppes, building number 2, where do the trucks make deliveries?  The developer may have this resolved, but thinking through that, in this development and others, we have situations where people park in front of the buildings, and the trucks deliver in the rear.  Here we have a situation with bicycles on one side, seating on the other and the parking lot.  Either it will take up the parking spots in front, or something else creative will have to be devised.  

4. Scott Munzel, 121 West Washington Street , A2, MI  48104 – Representing Sophia Georgandellis who is the owner of 507 North Maple Road.   At this time, she opposes the rezoning and site plan as that parking zoned parcel (while not very attractive) is a quiet and unobtrusive use which acts as a buffer between her home and the commercial uses to the south.  One of two curb cuts that would serve this facility will create a dramatic change in the traffic there, right next to Ms. Georgiatis’s house.  There will be a dramatic change, with an increase in traffic.  She is afraid that she may not be able to enjoy her home with these changes.  She recognizes that there will be an improvement in the appearance due to the plan, but it still impacts negatively on her.  At this time, she is in opposition.    

Noting no further speakers, Pratt declared the public hearing closed at 11:20 p.m.

Moved by Carlberg, seconded by Potts, “That the Ann Arbor City Planning Commission hereby recommends that the Mayor and City Council approve the Maple Shoppes Rezoning from P (Parking District) and C3 (Fringe Commercial District) to C1B (Community Convenience Center), and Planned Project Site Plan, subject to providing an arrangement of buildings that promotes transit access and pedestrian orientation, reduces the need for infrastructure, and increases building and parking setbacks.”  

Commission Discussion:

Potts – Said that this area definitely needs upgrading.  Each building was developed separately, no two of those line up together and it’s a hodgepodge of shapes and sizes.  Having it combined into one development is a good idea.  My single concern is where this abuts the residential backyards.  There is proposed buffering – but will the buffer be landscaping or fencing or both?  (Dileo – Stated that the conflicting land use buffer requirement consists of three components; 1.  The width or depth component (15 ft.), 2. The landscaping (primarily evergreen trees, one every twenty feet or so and 3.  A hedge berm or a wall.  A berm can be thirty inches in height, but the berm could be switched to a solid wooden fence if preferable to the Commission and the neighbors.)

Potts stated that pulling the building closer to the sidewalk or street doesn’t really gain anything for anyone, and that she would vote for this, but thinks that landscaping could help to enhance the site, as well as having concern for the drive near Maple Road.

Emaus - Stated that he presumes there is a sidewalk on their property on Dexter Avenue, and what is appealing about it is that you can come down the sidewalk, turn right and go into the front door of Aldi’s, and never come in conflict with automobiles.  Similarly, coming down Maple Road, you can get to the shops fairly easily.  

If I lived on Faye Road, I would be more than pleased to walk over a berm in my backyard to go shopping and haul my food back home without having to crawl over a seven-foot fence.

I do see benefits to this project. I like that it’s pulled up to the road and has close access and few conflicts with parking.  Two suggestions are that these size buildings are perfect for ‘green’ roofs for energy efficiency purposes; and the other is asking that you to take a look at the Main Street Market.  They’re all connected internally with doorways, so once you’re in one store, you wander from store to store.  The tenants weren’t happy about it at first, but have now embraced the concept.

Bona – Asked the Aldi representative about the elevations and the indications of clear glass?  (Developer – There is a lot of clear glass, some of which is light transmitting, while not visible around the entrance.)  So all of the glass on Aldi is see-through.  (Yes.)

The other building has some windows made of clear glass, some as spandrel glass.  (The developer explained those.)  She stated that she is not a big fan of ‘fake’ windows, and doesn’t think that all of the service rooms (restrooms, storage, etc.) all have to be in the rear.  The spaces can also be long and linear, and the store might be more successful with more natural light.  She asked if there was any interest on the part of the Developer to change those to making half of the windows on Maple clear glass included in the elevations.  (The developer stated that they are willing to do this.) 

Lowenstein – Asked the contractor to consider working with the residents in regard to their privacy concerns.  (The developer stated that they are more than willing to do that, the problem is that the residential property drains onto theirs, so there will have to be some ‘breaks’ in the berm for their drainage.  They suggested using recycled material or chain link if the residents were interested in that.)

Pratt – Asked the developer about the site lighting.  (The lights are ‘dark sky’ and the photometric plan shows no light going off onto neighboring properties.  The bulbs within the lights are ‘cutoff’ fixtures, and you cannot see the light unless you’re below the actual fixture.)  Pratt also asked if Mr. Munzel had spoken with the developers in trying to solve his client’s concerns – a request for screening or anything to address her concerns?  (Mr. Munzel stated that they had not, but were pleased that the Developer is willing to meet, but we haven’t had a chance to have that dialogue.  We appreciate their willingness to talk, and will explore all options.) 

Carlberg – How will the delivery trucks get access?  (Developer – Through the front doors – using small trucks that come in on off hours.  Due to the site, you don’t have the ability to navigation completely around the site.)  

Pratt – Topography – You’ll be collecting all drainage into your property?  (Yes, including usage of our underground detention facilities.)  If it’s a dry summer, you would be watering the site during construction to keep dust down?  (Yes.)

Westphal – Asked staff for clarification on locations and views of the proposed structure.  He stated that the view from the elevation of Dexter gives the appearance of an airline hanger, and not a pedestrian friendly design.  What is the rationale for the large blank wall?  (Aldi’s Rep. – Explained the construction of the building, including the shielded cart area.  They do plan to have skylights in the non-windowed area to do daylight harvesting and time lights on and off, which is why they weren’t planning on a green roof.  The freezer units are contained in that area, and glass would expose the hangers for the refrigeration and freezer units.)

Potts – Stated that she has difficulty with site plans that don’t show what is adjacent to the proposed projects.  This project shows some promise by showing the lots behind,   She mentioned the drive on Maple and how the developer could appease the owner of the home near the Maple entrance.  

Mrs. Georgandellis’ son spoke on her behalf, and asked about the possibility of moving the Maple entrance to the south and not near her house.  He stated that with 400 to 1000 cars entering and exiting that drive, it would make for impossible living conditions.

Bona – Asked staff about setbacks and moving the drive that would be most problematic.  I would also prefer that the developer work out these issues before we act on it, otherwise they will come to council and talk about it.  (Staff answered the setback questions pertaining to each possible zoning.)  When I look at this, I see a solution coming from buffering, so I’m comfortable with this as proposed.

Carlberg – Asked if the sign could be moved.  (Staff stated that because it is a non-conforming sign, it can only be moved to a ‘conforming’ site, but there is no other place on the site where it would ‘conform.’  The developer is anxious to be rid of the sign, but has to work with the lessee of the board.  The developer stated that there is dialogue on that matter, but there are currently seventeen years left on the lessee’s contract.  He stated that Adams Outdoor Signs is currently working with Jayne Miller of Community Services to rework their entire package, but it entails reworking the entire sign ordinance.)

(General discussion amongst the Commission on handling possible outstanding issues and how the Commission will proceed.  Pratt encouraged staff and neighbors to follow up with the developer and on arriving at a mutual solution to neighbor concerns and requests.)  

A vote on the motion showed: 
	YEAS: 
	Bona, Borum, Carlberg, Emaus, Mahler, Pratt, Lowenstein, Potts and Westphal 

	NAYS: 
	None.

	ABSENT: 
	None.

	Motion carried. 
	


