MEMORANDUM

TO: Planning Commission
FROM: Brett Lenart, Planning Manager
DATE: June 13, 2023

SUBJECT: Proposed TC1 Rezoning Areas — Plymouth and Washtenaw Corridors

On June 5™, the City Council adopted a resolution that directs the Planning Commission
to prioritize rezoning of the Plymouth and Washtenaw Corridors, before considering any
future amendments to the district. This resolution has the effect of prioritizing steps for
Planning Commission and the TC1 Zoning District:

1. Complete the work directed by Resolution R-22-290

a. Auto-Related Uses have been recommended by the Planning Commission
and will next proceed to City Council.

b. Proposed adjustments to setbacks requirements with limited rights of way
have received one discussion at the Planning Commission, and will next
proceed to the Planning Commission for review (tentatively scheduled for
8/1/23 Planning Commission meeting).

2. Start and complete the work directed by Resolution R-23-186

a. Consider and make recommendation to the City Council for rezoning
property adjacent and near the Washtenaw and Plymouth Corridors to
TC1.

This memorandum, and the corresponding working session serve to discuss the
proposed rezoning areas, responsive to this resolution. Planning staff are seeking
feedback from the Planning Commission to appropriately notice and commence the
rezoning process. This process will generally involve the following steps:

1. Identification of geographies to be rezoned.

2. Notification of all properties within the area to be rezoned and within 1,000 feet to
attend a resident participation meeting on the proposed rezoning (format and
date to be determined).

3. Assembly of the resident participation report and scheduling of the proposed
rezoning for a public hearing at the Planning Commission (tentatively the 8/1/23
meeting).

4. After recommendation from the Planning Commission, scheduling the proposed
rezoning for 1 reading and 2"? reading, public hearing and determination at City
Council.
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http://a2gov.legistar.com/LegislationDetail.aspx?ID=5950251&GUID=8012EC81-7710-4533-ACBF-2420591260FD&Options=ID|Text|&Search=tc1
http://a2gov.legistar.com/LegislationDetail.aspx?ID=6209367&GUID=44D663AF-6101-455A-A051-1F688B316342&Options=ID|Text|&Search=tc1

As an evaluation tool, the City’s IT team has created an interactive map available for all
interested persons to view proposed rezoning areas, and how the distances from
residentially zoned properties would impact maximum building height on rezoned
parcels. For context, the TC1 Zoning District is intended for use in the following manner:

This district is intended along existing transit corridors with regular fixed service
provided by the Ann Arbor Area Transportation Authority primarily on established
commercial and office sites, often with deep front setbacks, vast surface Parking
Lots and lower Floor Area Ratios than the previous zoning designation allowed.
This district has been created to facilitate, encourage, and support
redevelopment and infill development to realize mixed use developments and
achieve mixed use corridors that support and sustain transit service as well as
encourage affordable housing, enable more housing choices, more sustainable
forms of development, with reduced resource and energy needs. Pedestrian-
friendly designs are critically important in this district as all transit users of any
mode begin and end their trips as pedestrians. Application of this district will
further the goals expressed in all elements of the City’s master plan, particularly
the Sustainability Framework, the Land Use Element, the Climate Action Plan,
and the Comprehensive Transportation Plan.

When approving a petition to rezone a site from its current designation to TC1,
the Planning Commission and City Council should consider the following specific
purpose statements:

1. This district may replace the O, RE, ORL, C2B, C3, P, R5 and M1
districts. It should only replace other zoning designations in unique and
rare instances where another zoning district is entirely surrounded by
the specifically mentioned districts.

2. This district should be located proximate to a transit corridor, meaning

a street with existing fixed transit service. All areas of parcels zoned
TC1 should be no more than % mile from a transit stop.
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Plymouth Road Corridor

Figure 1 Plymouth Road Area #1

Plymouth Road Area #1 delineates a proposed rezoning area (purple outline) that
includes all commercially-zoned districts (C1, C1B, C3), Hotel District (R-5), RE and one
PUD Zoning District (Plymouth Green Crossing and Restaurant).

¢ While there are adjacent O and ORL zoning districts to the south, these are now
owned by the University of Michigan, where a Public Land zoning designation
would be more logical.

e The proposed area includes the frontage parcel of the office business park zoned
RE (Commonwealth Drive) but does not include those parcels deeper into the
office zoning district. This parcel would not be consistent with the specific intent
of the TC1 Zoning District, however, it’s proximity other zones and uses warrants
consideration in the proposed TC1 area.
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Figure 2 Plymouth Road Area #2

Plymouth Road Area #2 shows two geographies, a proposed TC1 area (purple outline)
and an additional area (green outline) that was reviewed but is not recommended for
TC1.

Proposed Rezoning area (purple outline):

e This area includes properties currently zoned Office and C3 General
Commercial. The uses are office to the east, and large shopping centers to the
west.

e The PUD Area to the south is owned by the University of Michigan, so is more
appropriate for zoning to the Public Land designation.

Additional Area (green outline):
¢ While this area is zoned O and ORL, staff do not envision including it in the
proposed TC1 area. Many of the parcels are distant from the Plymouth Road
corridor and the physical nature of the parcels and development pattern are
curvilinear, with less logical relationships to the corridor.
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Figure 3 Plymuth Road Area #:3

Plymouth Road Area #3 is near the intersection with Murfin Ave./Upland Dr. This area is
not proposed for rezoning to TC1.

e The area does not feature the same large parking area configurations as other

commercial corridors, so would provide less incremental opportunity for
intensifying land uses.

e Transit stop access is limited in this area (need additional verification).
¢ Potential displacement of small businesses deserves consideration at this site.
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Washtenaw Avenue Corridor
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Figure 4 Washtenaw Avenue Area #1

Washtenaw Avenue Area #1 is an area extending from Platt Road to US 23. Two areas
are included on this map.

e The purple outlined area is proposed for rezoning to TC1. This area includes all
of the C3 areas zoned along this corridor.

e Two PUD zoned areas are included as well, including the Conlin Shopping
Center and Whole Foods/Barnes and Noble strip center.

¢ One R4B area is proposed for rezoning, currently the site of the former Arby’s
restaurant inexplicably, which would be a deviation from the intent statement of
the TC1 zoning district.

An additional area is delineated on the map in green outline, which is not proposed for
rezoning.

e This area includes Office and Manufacturing Zoning Districts.

e This area provides a unique arrangement of parcels and uses that might provide
for more flexible or lower cost building access for office uses. It is important to
preserve space for light industrial and office purposes within the city, and this
area warrants further analysis before rezoning.
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Figure 5 Washtenaw Avenue Area #2

Washtenaw Avenue Area #2 is at the split of Washtenaw Ave. and Stadium Blvd., and
is not proposed for rezoning at this time.

The area includes Commercial and Office zoning districts.

e Itincludes 2424 E. Stadium (already approved for redevelopment) and other
sites with limited parking areas that would support incremental development
opportunities.

Staff will summarize the areas at the meeting, given the late addition of these materials
to the packet.

If there is any additional information | can provide, please contact me at
blenart@a2gov.org.
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