
PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

 For Planning Commission Meeting of July 2, 2013 
 
 
SUBJECT: Hampton Inn Planned Project Site Plan for City Council Approval  

(2910 Jackson Avenue)  
 File No. SP13-002 
 
 

PROPOSED CITY PLANNING COMMISSION MOTION 

      The Ann Arbor City Planning Commission hereby recommends 
that the Mayor and City Council approve the Hampton Inn Planned 
Project Site Plan and Amended Development Agreement, subject to staff 
review of the June 28, 2013 revised plans for landscape and storm water 
compliance prior to City Council consideration.  

 
 

PROPOSED CITY PLANNING COMMISSION MOTION 

      The Ann Arbor City Planning Commission hereby recommends 
that the Mayor and City Council approve the proposed modifications to the 
interior landscape island bioretention requirements of Chapter 62 
(Landscape and Screening Ordinance) for the Hampton Inn Planned 
Project Site Plan, because the standards contained in Section 5:608 
(Modifications) have been met. 

 
 

STAFF RECOMMENDATION 
 
Staff recommends that the planned project modifications be approved, because the 
proposed building setback modification will result in improved transit access via the 
proposed midblock crossing of Jackson Road; integrated pedestrian orientation via new 
connections between the two hotels and to the new public sidewalk along Jackson; and 
reduced need for new infrastructure since the proposal makes use of existing 
constructed utilities and storm water management facilities.    
 
Staff recommends that the site plan be approved, because with the requested planned 
project modification, the contemplated development complies with applicable local, state 
and federal laws, ordinances, standards and regulations; limits the disturbance of natural 
features to the minimum necessary to allow a reasonable use of the land; and does not 
cause a public or private nuisance and does not have a detrimental effect on the public 
health, safety or welfare.     
 
Staff recommends approval of the landscape modification because the proposed single 
large bioretention area meets the spirit and intent of the interior landscape island 
bioretention requirements. 
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STAFF REPORT 
 

Pedestrian Improvements 
 
This petition was postponed at the June 18, 2013 Commission meeting to provide the 
petitioner an opportunity to improve the pedestrian circulation on the site in support of 
the planned project standards.  The petitioner provided revised plans on June 28, 2013 
that identify adjustments to improve the pedestrian connectivity to public sidewalks, the 
area immediately surrounding the site, and circulation throughout within the site, in 
addition to providing outdoor pedestrian amenities on the site.  The revised site and 
landscape plans are attached, as is a letter detailing the changes.  Each numbered item 
in the letter corresponds to a bubbled area on Sheet C4 showing the changes. 
 
Planning staff and the city’s traffic engineer visited the site to review the feasibility of 
providing another mid-block crossing at the west driveway, connecting to the Weber’s 
Inn driveway.  Staff determined this is not a desirable location for a mid-block crossing at 
this time, due to the speed of vehicles and the fact that there is no sidewalk or logical 
landing on the Weber’s site.  
 
The traffic engineer also re-examined the proposed mid-block crosswalk at the central 
drive and confirmed this is in the most logical and safest location for the crosswalk.  He 
recommended that the public sidewalk proposed on the east side of the site at the I-94 
on-ramp be revised to terminate at the corner of the Clarion/Hampton Inn parcel, rather 
than the location 15-20 feet up the ramp, as shown on the previous plan. This location is 
closer to the street and will allow pedestrians to better see turning cars approaching. 
 
Planning staff believes the planned project standards for a public benefit have been met 
with these proposed pedestrian enhancements to the site.   
 
Plan Revisions 
 
The revised plans have not been reviewed by Systems Planning to confirm compliance 
with landscape and storm water detention requirements.  Planning staff recommends 
approval of the site plan, contingent on addressing staff comments prior to City Council. 
 
Prepared by:  Wendy Rampson 
Reviewed by:  Alexis DiLeo 
 
Attachments: 6/28/13 Letter from Petitioner 

6/28/13 Revised Sheet C4: Site/Geometric Plan  
  6/28/13Revised Sheet LA-1: Landscape Plan  
  6/18/13 Planning Staff Report 
 
c: Owner: Executive Hospitality 
  2900 Jackson Avenue 
  Ann Arbor, MI 48103 
 
 Petitioner: Giffels Webster/Andy Wakeland 
   6303 26 Mile Rd, Suite 100 
   Washington, MI 48094 
  
 Systems Planning 
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June 28, 2013 
 
City of Ann Arbor 
301 East Huron Street 
P.O. Box 8647 
Ann Arbor, MI 48107 
 

Ms. Rampson: 
 
We have made the following changes and wish to offer the following clarity on the Jackson Avenue 
Hampton Inn project SP13-002 2910. 
 
The petitioner has worked in conjunction with the City in order to add in the following pedestrian 
connections to the site plan. 

1. Wood Chip path with picnic table area along the front wooded area of the site to facilitate a walking 
path along the usable perimeter of the site.  This path connects to the two previously proposed 
entrances from Jackson Avenue into the site. 

2. The island at the back of the site has been modified to provide a straight pedestrian corridor across 
the parking area to a picnic table area. 

3. We have provided an alternate pedestrian access route at the west access to cross the front 
parking lot in a more direct route toward the front door of the Hampton Inn hotel.  This route now 
crosses to the center island, runs along the north side of the bio-retention area then across to the 
front door. 

4. We have modified the center walkway in order to be a straighter more direct path toward the 
Hampton Inn hotel. 

5. We have modified the Eastern site entrance for a direct route toward the front door of the Clarion 
hotel.   

6. We have also provided a wider walkway underneath the porte-cochere at the front entrance to the 
Clarion hotel to accommodate this direct pedestrian route from Jackson Avenue. 

7. We have revised the public walkway within the existing easement at the southeast corner of the 
property in order to facilitate a safer crossing of the entrance to I-94 if MDOT chooses to place one 
in the future. 

8. As a part of the Clarion pedestrian entrance we revised the existing curb to eliminate excess 
pavement at a crossing to the front door of the hotel to facilitate a safer crossing for pedestrians. 

 
To provide clarity we offer the following site explanation. 

• There is currently no sidewalk across Jackson Avenue at the Weber’s Restaurant site across from 
our proposed Hampton Inn hotel, either internal or within the right-of-way, therefore this would be a 
walk to nowhere and a large safety concern. 

• The on-site utilities have been installed, both public and private. 

RE: 
 

Response to Planning 
Commission Request 
 

 Project: Jackson Avenue – 
Hampton Inn 

   Project Number: 17485.01 
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• Any additional lengths to the public water main that bisects our site would add future maintenance 
cost to the City. 

• The on-site storm sewer and detention system has been previously installed. 
 
We look forward to meeting with the Planning Commission on July 2nd to seek approval. 
 
 
Respectfully 
Giffels Webster 
 
 
Andy Wakeland, PE 
Project Manager 
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PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

 For Planning Commission Meeting of June 18, 2013 
 
 
SUBJECT: Hampton Inn Planned Project Site Plan for City Council Approval  

(2910 Jackson Avenue)  
 File No. SP13-002 
 
 

PROPOSED CITY PLANNING COMMISSION MOTION 

      The Ann Arbor City Planning Commission hereby recommends 
that the Mayor and City Council approve the Hampton Inn Planned 
Project Site Plan and Amended Development Agreement.  

 
 

PROPOSED CITY PLANNING COMMISSION MOTION 

      The Ann Arbor City Planning Commission hereby recommends 
that the Mayor and City Council approve the proposed modifications to the 
interior landscape island bioretention requirements of Chapter 62 
(Landscape and Screening Ordinance) for the Hampton Inn Planned 
Project Site Plan, because the standards contained in Section 5:608 
(Modifications) have been met. 

 
 

STAFF RECOMMENDATION 
 
Staff recommends that the planned project site plan be approved, because the 
proposed building setback modification will result in a reduced need for infrastructure 
and, with the requested planned project modification, the contemplated development 
complies with applicable local, state and federal laws, ordinances, standards and 
regulations; limits the disturbance of natural features to the minimum necessary to allow 
a reasonable use of the land; and does not cause a public or private nuisance and does 
not have a detrimental effect on the public health, safety or welfare.   
 
Staff recommends approval of the landscape modification because the proposed single 
large bioretention area meets the spirit and intent of the interior landscape island 
bioretention requirements. 
 

LOCATION 
 
The site is an irregularly-shaped parcel bounded by Jackson Avenue on the south and 
east, I-94 on the north, and the I-94 eastbound on-ramp on the east.  The site is in the 
West Planning Area, and the Honey Creek sub-watershed.  
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DESCRIPTION OF PROJECT 
 
The petitioner is proposing to complete construction of a new Hampton Inn hotel building 
with 51,608 usable square feet and 100 bedrooms on this 8.8 acre site. There is an 
existing 163 room Clarion Hotel on the same site.  Estimated construction cost is 
$800,000. 
 
A planned project site plan to construct a new Hampton Inn was approved for the site in 
2008, and a motel (a Super 8) and its swimming pool were removed in 2009 in 
anticipation of the Hampton Inn construction. A foundation was constructed for the new 
hotel, but the project languished.  Building permits and the site plan expired, 
necessitating a new site plan that meets current city code.   
 
The petitioner is requesting a planned project modification to increase the maximum 
front setback requirement of 50 feet to allow a 72.4 foot setback from the north property 
line fronting I-94.  When the foundation was poured in 2008, there was no maximum 
front setback requirement.  Under recent amendments to the Zoning Ordinance, on a 
site with more than one front property line, only one is required to comply with the 
maximum front setback requirement. Since the existing foundation does not comply on 
any of the three fronts, a planned project modification is being requested.  The petitioner 
indicates there is a public benefit provided by using existing infrastructure. 
 
Storm water management for the entire site (both hotels) is controlled through a series of 
three ponds. Ponds 1 and 2 drain to pond 3, which has a spillway to the Michigan 
Department of Transportation right-of-way along I-94.  
 
There are nine landmark trees on the site, all of which will remain. Around 200 
landscape trees exist on the site and will remain. 687 feet of right of way screening along 
Jackson Avenue is provided, with a 30-inch berm and 23 trees. An additional 17,713 
square feet of interior landscaping is provided (which is in excess of the 15,303 square 
feet required), and includes 62 trees.  
 
The application includes a request for modification of the requirements of Chapter 62 
(Landscape and Screening Ordinance) which requires that at least 50% of the interior 
landscape area must be depressed bioretention areas and utilized for storm water 
management. This site plan proposes 39% bioretention in one large area also used for 
storm water management.  
 
A pedestrian crossing on Jackson Avenue is proposed, from the Hampton Inn site to 
Hilltop Drive via the center island of the boulevard. The Ann Arbor Transportation 
Authority intends to relocate a bus stop on eastbound Jackson Avenue to take 
advantage of this crossing.  
 
An amendment to the previously recorded development agreement has been drafted to 
address footing drain disconnects. 
 
The petitioners held a citizen participation meeting on January 18, 2013. Ten people 
attended and nine of them signed in. Questions were answered regarding sidewalks, 
hotel amenities, landscaping, and the project timeline. A report is attached.  
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SITE HISTORY 
 
The west portion of the site was annexed from Scio Township in 1975 and appears to 
have been excess highway right-of-way sold to Murray Smith and his wife. Two motels 
were constructed on the site around 1962.  The Holiday Inn on the east side of the site 
was remodeled, added on to, and eventually converted into a HoliDome in the following 
decades.  There is no site plan on file for the original construction of the Holiday Inn or 
Super 8; however, most other improvements and changes to the site were done by site 
plan approvals or administrative amendments and are on file.   
 
As noted above, a planned project site plan was approved to construct a new Hampton 
Inn in 2008, with a modification approved to exceed the maximum height of the R5 
district.  The height limit was subsequently increased as part of the area, height and 
placement amendments.  The site plan expired in 2011.  
 

SURROUNDING LAND USES AND ZONING 
 
 LAND USE ZONING 

NORTH Transportation (I-94) TWP (Township District) 

EAST Auto repair – Muffler Man 
Vacant Michigan Inn site 

C3 (Fringe Commercial District) 
R5 (Hotel District)  

SOUTH Single-Family Residential  R1B (Single-Family Dwelling District)  

WEST Hotel – Weber’s Inn R5 (Hotel District) 

 
ZONING COMPARISON CHART 

  
EXISTING 

 
PROPOSED 

REQUIRED BY 
CURRENT ZONING 

Zoning R5 (Hotel District) R5 R5 

Gross Lot Area 383,328 Sq Ft 383,328 Sq Ft 20,000 Sq Ft MIN  

Lot Area per Unit 2,351 Sq Ft 1,458 Sq Ft 900 Sq Ft MIN 

Number of 
Rooms 163 263 (100 new Hampton Inn + 

163 existing Clarion) No Minimum 

Maximum 
Building Height Clarion: 40 ft  Hampton Inn: 43 ft 9 in 50 ft MAX 

Setback – Front 
(South, Jackson 
Ave) 

Clarion: 134.6 ft Hampton Inn: 125.6 ft 
15 ft MIN 
Does not apply: max 
applies to only one front 

Setback – Front 
(North, I-94) Clarion: 108.2 ft Hampton Inn: 72.4 ft 15 ft MIN 

50 ft None 

Setback – Front 
(East, I-94 
Ramp) 

 
Clarion: 56.3 ft Hampton Inn: Not Applicable 

15 ft MIN 
Does not apply: 
constructed before 2011  
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Parking – 
Automobiles 169 spaces 337 spaces 337 spaces MIN 

Parking – 
Bicycles None 10 class A (at Hampton Inn) 

 8 class B (at Clarion) 

9 Class A MIN 
4 Class B 
4 Class C 

 
 

PLANNING BACKGROUND 
 
The Master Plan: Land Use Element recommends commercial use for the site.  Some of 
the applicable goals and objectives for this site from the Land Use Element include: 

 
Goal B:  To promote land use designs that reduce reliance on the automobile.   
 
Objective 2:  Improve the safety, accessibility and desirability of walking, biking or 
using mass transit.  
 
Objective 3:  Improve transportation integration between neighborhoods.  
 
Goal E:  To encourage commercial and employment centers that promote 
pedestrian activity, deemphasize the use of the automobile, and provide a 
sense of balance with surrounding land uses. 
 
Objective 5: Major employers should provide on-site amenities to reduce the number 
of vehicular trips.   

 

PLANNED PROJECT STANDARDS 
 
Planned project approval is requested to increase the maximum front setback 
requirement of 50 feet. The foundation poured in 2008 is 72.4 feet from the north 
property line facing I-94.  
  
Based upon compliance with the following standards, the Planning Commission 
may recommend approval, and City Council may approve modifications of the 
area, height and placement regulations of the Zoning Chapter in the form of a 
planned project site plan: (Petitioner comments are in plain type, staff comments are 
in italic text.) 
 
1. The lot(s) included in the planned project must meet the minimum gross lot 

size requirement of the zoning district in which they are located.   
The lot size of 383,328 square feet exceeds the minimum lot size of 20,000 square 
feet for R5 zoning.  

  
2. The proposed modifications of zoning requirements must provide one or more 

of the following: 
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f) An arrangement of buildings which provides a public benefit, such as 
transit access, pedestrian orientation, or a reduced need for infrastructure 
or impervious surface. 

 
The project utilizes the existing foundation and public and private utilities, which 
were constructed in 2008/2009.  
 

3. The planned project shall be designed in such a manner that traffic to and from 
the site will not be hazardous to adjacent properties. 
 
Sidewalk as currently shown to increase safety of pedestrians crossing Jackson 
Avenue. Automobile traffic shall not exceed 50 trip/hr which will not significantly 
increase traffic to this medium traffic area.  
 

4. The proposed modifications shall be consistent with the proper development 
and use of adjacent land and buildings.  
  
Site is bound on all sides by MDOT ROW. Site matches existing hotel to the east in 
terms of the north building setback maintaining the uniform look of buildings at the 
rear of the site.  

 
5. Required off-street parking and landscaping must be provided in accordance 

with the provisions of Chapters 59 (Off-Street Parking) and Chapter 62 
(Landscape and Screening).  
 
(No petitioner response.) 
 
Staff believes that these requirements are met if the proposed landscape 
modification is approved.  
 

6. The standards of density, allowable floor area and required usable open space 
for the zoning district in which the project is located must be met.  
 
Standard is being met. 

 
7. There shall be no uses within the proposed project which are not prermitted 

uses in the zoning district in which the proposed project is to be located.  
 
All uses proposed are allowed within this zoning district.  
 

 
CHAPTER 62 LANDSCAPE AND SCREENING ORDINANCE  

STANDARDS FOR MODIFICATION APPROVAL 
 
The petitioner has requested a modification of the requirement that when the total area 
required in interior landscape islands for all of the vehicular use areas on site exceeds 
750 square feet, at least 50% of the required interior landscape area must be depressed 
bioretention areas and utilized for storm water management.  
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The Planning Commission or City Council may allow flexibility in the application 
of the landscaping requirements if the modifications are associated with one or 
more of the following site conditions [Section 5:608(2)(c)]: 
 
(i) The site is located in a special parking district as designated by Chapter 59. 
(ii) Strict application of this Chapter will result in a loss of existing parking spaces 

required by Chapter 59 where the parking does not abut residential uses. 
(iii) The topographic features of the site create conditions so that the strict application 

of the provisions of this Chapter will result in less effective screening and 
landscaping than alternative landscape designs. 

(iv) Existing buildings provide adequate screening for the purposes of Section 
5:602(1). 

(v) Existing vegetation and landscaping are located or space in such a manner that 
the addition of required landscaping would be detrimental to the plant material or 
create undesirable conditions. 

(vi) The use of xeriscaping would prevent strict application of this Chapter. 
(vii) In the case of planned projects or planned unit developments, a rearrangement 

of the landscaping elements will achieve the spirit and intent of this Chapter. 
 
(Petitioner’s comments are in regular text, staff’s responses are in italic text.) 
 
1. What are the specific site conditions that necessitate this request and how do 

they warrant the modifications of Chapter 62 requirements?   
 

In order to reach the required 50% depressed bioretention area within the interior 
landscape islands, parking spaces would have to be removed or the depressed area 
would have to be split between multiple small areas. These multiple areas would 
prove difficult and inefficient to maintain. Furthermore, the large depressed open 
area is much more likely to take hold and be self-sustainable.  
 
The area of the interior landscape islands is 17,713 square feet. The triangular 
bioretention area near the front door is 6,950 square feet, or 39% of the islands.  
 

 
2. How does the proposal meet the spirit and intent of Chapter 62? 

 
The most recent proposal has increased the overall green space on the site which in 
turn has increased the amount of landscaping for the project. While short of the 
required 50% depressed bio retention area, the site exceeds interior landscape 
square footage. Also, the landmark trees have been incorporated into the original 
design to reserve the natural beauty and history of the site.  
 

STAFF COMMENTS 
 
Systems Planning – Jackson Avenue is under the jurisdiction of MDOT. These plans 
must be reviewed and approved by MDOT. Also, the footing drains of ten homes must 
be disconnected to offset the new sanitary sewer flow from the proposed development.    
 
Prepared by Jill Thacher 
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 Draft June 14, 2013  
 
 
 
 
 

FIRST AMENDMENT TO HAMPTON INN (2900 JACKSON ROAD) DEVELOPMENT 
AGREEMENT 

 
 
The City of Ann Arbor, a Michigan municipal corporation, with offices at 100 N. Fifth Avenue, 
Ann Arbor, Michigan 48107 (“City”) and Executive Hospitality, Inc, a Michigan corporation, 
having its offices at ________________________, (“Proprietor”) agree to amend the Hampton 
Inn (2900 Jackson Road) Development Agreement (“Agreement”) executed by the CITY and 
PROPRIETOR, recorded in Liber 4839, Page 766, Washtenaw County Records, regarding the 
land currently known as Hampton Inn, as described in the attached Exhibit A, as follows:  
 
1.  The Agreement is amended to add the following Whereas clauses following the 
original Whereas clauses:  
 

WHEREAS, on ______________, City Council approved a new Hampton Inn Planned 
Project Site Plan, which supercedes the previous Hampton Inn Planned Project Site Plan 
approved by City Council on September 8, 2008. 
 
 
2.  Paragraph (P-15) is amended to read as follows:  
 
 Prior to application for and issuance of certificates of occupancy, to disconnect ten 
footing drains from the sanitary sewer system im accordance with the ‘ 
Guidelines for Completion of Footing Drain Disconnections, City of Ann Arbor – Development 
Offset-Mitigation Program November 2005 edition, as amended). The PROPRIETOR, however, 
may be allowed to obtain partial certificates of occupancy for the developemtn prior to the 
completion of all of the required footing drain disconnects on a proprated basis, at the discretion 
of the CITY Public Services Area. CITY agrees to provide PROPRIETOR with a certificate of 
completion upon PROPRIETOR’s submittal of approved and final closed-out permits to the 
CITY Public Services Area.  
 
3. Exhibit A is incorporated herein by reference.  
 
Proprietor hereby agrees to assume all obligations of the PROPRIETOR in the Agreement.  
 
All terms, conditions, and provisions of the Agreement between the parties executed September 
30, 2010, unless specifically amended above, are to apply to this amendment and are made a 
part of this amendment as though expressly rewritten, incorporated, and included herein.  
 
This amendment to the Agreement between the parties shall be binding on the heirs, 
successors and assigns of the parties.  
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Dated this ______________, 2013. 
 

 
For City of Ann Arbor  
 
By________________________________  
John Hieftje, Mayor  

 
By________________________________ 
Jacqueline Beaudry, City Clerk  
 
 

Approved as to form and content  
 
 
______________________________  
Stephen K. Postema, City Attorney  

Approved as to substance  
 
 
______________________________  
Steven D. Powers, City Administrator  

 

 

 

 

For Proprietor  
 
By______________________________  

STATE OF MICHIGAN )  
 ) ss:  

County of Washtenaw  )  
 
 
On this ________ day of ______________ , 2013, before me personally appeared 
______________________________________John Hieftje, Mayor, and Jacqueline Beaudry, 
Clerk of the City of Ann Arbor, a Michigan Municipal Corporation, to me known to be the 
persons who executed this foregoing instrument, and to me known to be such Mayor and Clerk 
of said Corporation, and acknowledged that they executed the foregoing instrument as such 
officers as the free act and deed of said Corporation by its authority.  
 
 
         _________________________________  

NOTARY PUBLIC  
County of Washtenaw, State of Michigan  
My Commission Expires: ____________  
Acting in the County of Washtenaw  
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STATE OF MICHIGAN )  
                                      ) ss:  
County of Washtenaw  )  
 
On this ___________ day of _______________, 2013, before me personally 
appeared______________________________________, to me known to be the person who 
executed the foregoing instrument, and acknowledged that he executed the foregoing 
instrument as his free act and deed.  
 
  
 

_________________________________  
NOTARY PUBLIC  
County of Washtenaw, State of Michigan  
My Commission Expires: ____________  
Acting in the County of Washtenaw  
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