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PLANNING AND DEVELOPMENT SERVICES STAFF REPORT

For Planning Commission Meeting of April 3, 2018


SUBJECT:	2050 Commerce Drive Site Plan for City Council Approval 
File No. SP17-032

	
PROPOSED CITY PLANNING COMMISSION MOTION

	
	        The Ann Arbor City Planning Commission hereby recommends that the Mayor and City Council approve the 2050 Commerce Drive Site Plan and Development Agreement, conditioned upon approval of variances from the Zoning Board of Appeals.   
	




STAFF RECOMMENDATION

Staff recommends that the site plan be approved because the plan would comply with all local, state and federal laws and regulations; the development would limit the disturbance of natural features to the minimum necessary to allow a reasonable use of the land; and the development would not cause a public or private nuisance and would not have a detrimental effect on public health, safety or welfare.

LOCATION

This site is located at the west side of W. Stadium Blvd., north of Commerce Drive (West Area and Allen Creek Watershed).

DESCRIPTION OF PETITION

The 2050 Commerce Drive site currently contains a vacant 12,000 sq. ft. office building.  The petitioner proposes demolishing this structure and constructing a 4-story, 267-unit apartment building with a courtyard totaling 327,399 sq ft on a 3.8-acre site zoned C2B, Business Service District.    There will be 298 interior parking spaces, 67 exterior spaces and a drop-off area on Commerce Blvd.  This proposal is to be constructed in one phase at an estimated cost of $44,000,000.   

One 19-inch Black Walnut landmark tree is proposed to be removed on the west side of the site and the critical root zones of two off-site landmark trees are impacted north of the site.  An alternative analysis was provided and saving the on-site landmark tree would require construction of an 8-foot deep tree well.  Due to extensive grading and fill over the critical root zone of the landmark tree it is unlikely the tree would survive.   The petitioner proposes mitigating for the removal of the on-site landmark tree and impacts to the critical root zones of the off-site trees by planting 13 trees along the eastern entrance drive.  A 15-foot wide conflicting land use buffer is also proposed along the western property line as this site is adjacent to residential uses.  

Stormwater runoff from the proposed building roof, exterior pavement, and lawn areas will be collected through catch basins and routed to one of four underground detention systems.  Pretreatment will be provided via “forebay” units within each system.  Infiltration can not be achieved on the site due to clay soils; therefore, the site is storing an additional 20% more than the required 100-year storm event.  To comply with the city’s green streets policy, further capacity has been added to the detention system. 

Access to the new apartment building is provided off a new curb cut off Federal Blvd. and connects to an existing curb cut off Commerce Dr.  This connection leads to the building entrance and parking garage entrances locate on both the north and south side of the building.  A new curb cut is proposed off the Commerce Dr. and Pennsylvania Ave. intersection leading to additional surface parking and trash pick-up.  Variances will be required from the Zoning Board of Appeals as the total site frontage allows for a maximum total of two curb cuts (three proposed) and a curb cut cannot be located closer than 15-feet of an intersection (proposed at Pennsylvania/Commerce).  

New internal sidewalk connections leading from the drive entrances to the building entrances and 20 bicycle hoop parking spaces is proposed near the main building entrance and the secondary entrance off Commerce Drive.   Additional interior bicycle storage rooms are located inside the parking garage areas totaling 151 enclosed spaces.    

A total of 365 parking spaces (31 deferred) are proposed exceeding the minimum of 267 spaces required for each dwelling unit.   Six of these spaces will be used as electric charging spaces.  Additional parking is permitted to exceed City Code when the parking is structured and does not create additional impervious surface.  This site has structured parking and each unit will average 1.3 spaces.      
 
A post card was sent to neighbors within 1,000 feet of this site notifying them of this project and a neighborhood meeting was held on August 24, 2017 (meeting minutes attached).  At the time this staff report was written, the petitioner and the City have not received any comments or concerns from the public regarding this proposal.  

SURROUNDING LAND USES AND ZONING

	
	LAND USE
	ZONING

	NORTH
	Vehicle Storage
	M1 (Limited Industrial District)

	EAST
	Yoda Studio & Vehicle Storage
	C2B (Business Service District)

	SOUTH
	Apartment Complex
	C2B 

	WEST
	Vacant & Townhouses
	C2B & R4B (Multiple-Family Residential District)

















COMPARISON CHART

	
	EXISTING – 2050 COMMERCE DRIVE
(YELLOW CAB CO.)
	PROPOSED (NEW SITE)
	REQUIRED/PERMITTED

	Zoning
	C2B  (Business Service District)
	C2B
	C2B

	Gross Lot Area
	 167,270 sq ft
	167,270 sq ft
	4,000 sq ft MIN

	Floor Area in Percentage of Lot Area
	12,264 sq ft
7%
	327,399 sq ft
196%
	334,540 sq ft
200% MAX

	Setback – Front 

	40 ft – Commerce Dr.  
	 22 ft- Commerce
	10 ft MIN
25 ft MAX

	Setback - Side
	 44 ft 

	27 ft - North
	None (Except 30 feet where abutting residentially zoned land)

	Setback – Rear
	128 ft
	 76 ft
	None (Except 30 feet where abutting residentially zoned land)

	Height
	1 story

	55 ft.

	4 stories MAX
55 ft MAX

	Parking – Automobile
	  107 spaces 
	365 spaces (31 deferred)*

	267 spaces (1 space/unit)
 

	Parking – Bicycle
	None provided
	151 spaces– Class A 
20 spaces-Class C
	54 spaces MIN – 27 Class A 
                           27 Class C


*additional parking permitted for structured parking 


HISTORY

In 1972, the western portion of this property was included in the Federal Heights Area Plan for an apartment development.  In 1987, several lots were combined and a site plan was approved for the development of two one-story structures totaling 14,400 square feet of commercial/office/warehouse.  This site plan never was implemented and, in 1988, a slightly revised site plan was approved for this site which proposed two one-story structures totaling 14,050 square feet of commercial/office/warehouse.   That plan also was not implemented.  In 1989, the original Paratransit site plan was approved, and administratively amended to reflect changes in the utilities in 1990.  In 1993, land east of this site was added and site planned for additional parking and detention.  The Phase 2 building was eliminated from the plan at that time.  

PLANNING BACKGROUND
  
The Master Plan: Land Use Element recommends light industrial uses for this site for several uses:  light industrial uses are limited in the West Area, jobs can be created, light industrial uses are more compatible with existing residential uses to the south and with potential residential to the immediate north.  Additional commercial retail uses are not recommended because of the proximity to the apartments on the south side of Commerce Drive; because increased retail uses would not support the recommendations of the Stadium Boulevard Commercial Corridor component of this plan; and retail uses can be accommodated along the corridor.  A street system that allows continued accessibility from Stadium Boulevard to South Maple Road should be incorporated into the design.  

Additional Objectives of the Master Plan include reducing vacancies and redevelop sites containing obsolete buildings or facilities, which present an appearance of economic decline and to encourage infill development on vacant and underutilized land.   

The Non-Motorized Plan recommends bicycle lanes and sidewalks on both sides of the street for W. Stadium Blvd.   These currently exist on both sides of the street.    

STAFF COMMENTS

Traffic – The Transportation Impact Study (TIS) has shown that the vehicular impact from the new development will be minimal.  

The TIS also shows the added vehicular traffic to the network will have an impact on non-motorized travel across Maple Road.  The TIS is not predicting changes in the number of non-motorized trips crossing Maple Road at Pennsylvania Ave.   However, the increase in traffic can be expected to have a disproportionate effect on the vulnerable roads at this location.

Staff request a contribution from the developer to offset this disproportionate impact by contributing to the installation of a pedestrian activated warning system at this location as recommended in the TIS.  

Project Management – City code Chapter 47, Section 4:20, paragraph (2) allows for a maximum of two curb cuts based parcel’s total street frontage.  City Code Chapter 47, Section 4:20 (3)(a) states the following provision for drive approaches: “No opening shall be closer than 15 feet to the right-of-way line of an intersecting street or extension of the street right-of-way of a street ending at the intersection, provided that no part of the any approach shall encroach on any intersection turning area, expect as otherwise required by this section.

An easement across the Arbor Ace Properties, LLC., located at 2105 W. Stadium, will also need to be obtained for this project to access water main located on that property.  The proposed 12-inch water mains shall be centered within these 40-foot wide utility easements.  

The mitigation calculations for the increase in sanitary sewer flow are approved.  Flow equivalent to 233 GPM, will need to be removed from the sanitary sewer system in order to mitigate new flow from this proposed development.  Alternatively, a payment may be made in lieu of performing actual flow removal.

The developer will be responsible for the on-going maintenance, including snow removal, of the proposed loading zone in Commerce Boulevard.  This shall be noted in the site development agreement.  

Parks – A Park contribution improve nearby parks, such as South Maple Park, Dolph Nature Area, or Veterans Memorial Park in the amount of $166,875 has been requested.  





Systems Planning – Storm Water – 100-year storm water detention was reviewed and approved by the City and meets the Rules of the WCWRC.   

Planning – Staff supports the proposed development as The Master Plan: Land Use Element recommends compatibility with surrounding residential uses with strong pedestrian connections.  The petitioner has designed the site with pedestrian connections to Maple Road and interior walks to the proposed building.  An AAATA bus stop is located on the south side of Commerce Drive, just south of east entrance drive to this site. 


Prepared by Chris Cheng
Reviewed by Brett Lenart
mg/3/22/18
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