
PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of September 3, 2014 
 
 
SUBJECT: MAVD Financial Institution Rezoning, Special Exception Use, Site Plan for 

City Council Approval, and Street Vacation (2727 South State Street) 
File Nos. Z14-022, SEU14-012, SP14-034, and SV14-003 

 
 
  

 
PROPOSED CITY PLANNING COMMISSION MOTION 

  
         The Ann Arbor City Planning Commission hereby recommends that the 
Mayor and City Council approve the MAVD Financial Institution rezoning 
from M1 (Limited Industrial District) to O (Office District).  

 

 
 

 
PROPOSED CITY PLANNING COMMISSION MOTION 

           
          The Ann Arbor City Planning Commission, after hearing all interested 
persons and reviewing all relevant information, finds the petition to 
substantially meet the standards in Chapter 55 (Zoning Ordinance), Sections 
5:10.12(3)(c) and 5:104 (Special Exceptions), subject to approval of the 
corresponding site plan, and, therefore, approves the MAVD Financial 
Institution Special Exception Use for a four-lane drive-thru financial facility. 

 

  
 

 
PROPOSED CITY PLANNING COMMISSION MOTION 

 
        The Ann Arbor City Planning Commission hereby recommends that the 
Mayor and City Council approve the MAVD Financial Institution Site Plan, 
subject to: 1) special exception use approval for a drive-thru facility; 2) 
recording of cross access easements, 3) approval of a land division, and 4) 
approval of an administrative amendment to the parent site plan and the site 
plan located north of this site.   

 

 
 
 

PROPOSED CITY PLANNING COMMISSION MOTION 
  

       The Ann Arbor City Planning Commission hereby recommends that the 
Mayor and City Council approve the vacation of a 50-foot wide easement for 
future right-of-way across 2727 South State Street.   

 

 



MAVD Financial Institution    
Page 2 
 
 

 

PROPOSED CITY PLANNING COMMISSION MOTION 

      The Ann Arbor City Planning Commission hereby approves the proposed 
landscape modifications to South State Commons I (2723 South State Street) 
and South State Commons III (2727 South State Street) in order to maintain 
their previously approved landscape plans in accordance with Chapter 62 
(Landscape and Screening Ordinance), Section 5:608(2)(c).   

 
 

STAFF RECOMMENDATION 
 
Staff recommends that the rezoning petition be approved because the proposed uses permitted 
under the O (Office) zoning district are consistent with the recommendations of the Master Plan: 
Land Use Element and would be compatible with the City’s adopted plans and policies and with 
the surrounding properties. 
 
 
Staff recommends that the special exception use petition for a drive-thru facility be approved 
because the proposed use is of such location, size and character as to be compatible with the 
zoning district in which the site is situated; and the location and size of the proposed use, its 
nature and intensity, the site layout and access, and effect of the proposed use on public 
services would not be hazardous or inconvenient to the neighborhood nor unduly conflict with 
the normal traffic or the neighborhood.  
 
Staff recommends that the site plan petition 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. 
 
Staff recommends that the vacation request for a 50-foot wide easement for future right-of-way 
across 2727 South State Street be approved.  The vacation does not adversely impact future 
street expansion and is consistent with existing traffic circulation. 
 
Staff recommends that the landscape modification request for South State Commons I and 
South State Commons III be approved because the modifications are consistent with the intent 
of the ordinance and are associated with previously approved site plans. 
 

LOCATION 
 
This site is located at the east side of South State Street, between Oakbrook Drive and 
Eisenhower Parkway (South Area, Malletts Creek Watershed, Ward 4). 
 
 

DESCRIPTION OF PETITION 
 
The petitioner seeks to construct a 5,000-square foot financial institution, including a drive-thru 
facility, on a newly created parcel and rezone that new parcel from M1 (Limited Industrial 
District) to O (Office District).   
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Subject Site – A 0.8 acre parcel for the proposed financial institution is being created through a 
land division and land transfer petition (administrative procedures) and an easement vacation 
request (herein).   A 0.2 acre portion at the northwest corner of 2727 South State Street will be 
transferred to 2723 South State Street (adjacent to the north).  A 50-foot wide by 230-foot long 
easement for future right-of-way across 2727 South State Street is to be vacated.   The parcel 
for the proposed financial institution will be comprised of the vacated easement and area from 
2727 South State Street.   
 
Rezoning – The existing parcel at 2727 South State Street has a split zoning of O (Office 
District) and M1 (Limited Light Industrial).  The petitioner proposes rezoning the M1 portion to O 
so that the entire site including both the full remaining portion of 2727 South State Street and 
the new parcel for the financial institution will be zoned O.  The proposed Office zoning was 
requested by city staff to stay consistent with the surrounding zoning and existing uses and is 
supported by the South State Street Corridor Plan.  
 
Site Plan and Special Exception Use – The petitioner proposes to construct a single-story 
financial building containing 5,004-square feet with a four lane drive-thru facility.  Total 
estimated cost of project is $1,250,000 and to be constructed in one phase. 
 
The four-lane drive-thru will be accessed from the existing driveway off S. State Street and will 
be screened to the west by the proposed building.  No new curb cuts are proposed in the right-
of-way for the financial institution development.  Vehicles will circulate through the drive-thru 
lanes by entering off the existing drive, heading south and looping in a clockwise direction 
before exiting the site.     
 
A total of 26 parking spaces are proposed for the financial institution use.  Cross access and 
parking easements are required as part of this proposal. Four Class C bicycle spaces are 
located near the north building entrance.   A sidewalk link leading from the public sidewalk 
fronting S. State St. to the existing office building entrance located at the eastern rear of the site 
is proposed with a combination of striped cross walks and a sidewalk located inside a landscape 
island.   
 
There are shared existing storm water facilities for 2723 and 2727 South State Street and 777 
East Eisenhower Boulevard, located at the rear of these developments. The shared storm water 
facilities are under the jurisdiction of the Washtenaw County Water Resources Commissioner 
(WCWRC).  Based on the total of impervious surface on the site, the petitioner is required to 
provide first flush, bankfull and 100-year storm detention capacity.  The WCWRC has reviewed 
and approved the proposed minor upgrades to the existing shared system. In addition, a 
depressed landscape island with a bioswale is proposed on site to meet City requirements.   No 
landmark trees or natural features are located on site.  
 
Street Vacation - The petitioner requests the City vacate a 50-foot wide easement for future 
right-of-way across 2727 South State Street, a 230-foot length.  In the past, 50-foot wide 
easements for future right-of-way were obtained from 2727 South State as well as other parcels 
along South State Street. These easements are not contiguous and the City has no plans to 
obtain similar easements from other parcels or use the existing ones.  This proposed vacation 
will allow the front lot line of the proposed financial institution parcel to be aligned with the 
adjacent parcels to the north and south.    
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Landscape Modification – The proposed land division and land transfer requires the site plan for 
South State Commons I (2723 S. State St.) and South State Commons III (2727 S. State St.) be 
administratively amended.  A request for modification of the requirements of Chapter 62 
(Landscape and Screening Ordinance) is needed because those site plans and the existing 
conditions on the sites do not meet the current requirements of Chapter 62.  Current 
requirements include 1) at least 50% of the interior landscape area must be depressed 
bioretention areas and utilized for storm water management; and 2) there be no more than 15 
contiguous parking spaces in a row without a landscape island break.  None of the existing 
interior landscape islands are depressed and there are several rows of parking spaces in 
excess of 15 spaces.  The petitioner seeks to have these two landscaping requirements be 
waived.    
 
A post card was sent to neighbors within 500 feet of 2727 South State Street notifying them of 
this project.  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.   
 
 

COMPARISON CHART 
 

 EXISTING PROPOSED (NEW 
SITE) REQUIRED/PERMITTED 

Zoning 
O & M1  (Office & 
Limited Industrial 
District) 

O O 

Gross Lot Area 169,884 sq ft 34,846 sq ft 6,000 sq ft MIN 

Floor Area in Percentage of 
Lot Area 

 40,912 sq ft 
24.1% 

 5,004 sq ft 
14% 

 26,135 sq ft 
75% MAX 

Setback – Front  
  350 ft  15 ft 15 ft MIN 

40 ft MAX 

Setback - Side  30 ft  45 ft None 

Setback – Rear 5 ft 95 ft None 

Height 2 story 
 

1 story 
24 ft 

4 stories MAX 
55 ft MAX 

Parking – Automobile  190 spaces  25 spaces  23 spaces MIN 

Parking – Bicycle 4 spaces – Class A  
28 spaces – Class C  4 spaces-Class C 2 spaces MIN –  2 Class 

C 
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SURROUNDING LAND USES AND ZONING 
 

 LAND USE ZONING 

NORTH Bank & Offices O (Office District) 

EAST Mixed Uses & School ORL & M1(Limited Industrial District) 

SOUTH Offices O (Office District) 

WEST Apartment & Offices R4C (Multiple-Family Dwelling District), PUD 
(Planned Unit Development) & M1  

 
 
 

SPECIAL EXCEPTION USE STANDARDS 
 

General Standards - The Planning Commission, in arriving at its decision relative to any 
application for a special exception, shall apply the following standards (petitioner’s response in 
regular type, staff’s comments in italic type): 
 
(a) The proposed use or uses shall be of such location, size and character as to be 

compatible with the appropriate and orderly development of the zoning district and 
adjacent zoning districts in which the site is situated.  In applying this standard, the 
Planning Commission shall consider whether the proposed use: 

 
1. Will be consistent with the general objectives of the City Master Plan; 

 
 Financial institutions are permitted principal uses in the O (Office) 
  Zoning District.   
 
  The Land Use Element recommends office uses for this site.  The O zoning allows bank 

drive-ins as a special exception use. 
 

2. Will be designed, constructed, operated, and maintained in a manner that is 
compatible with the existing and planned character of the general vicinity; 

 
The drive-thru lanes will be completely blocked from view from State St by the building. 
 
The existing use for this site is office use and the proposed financial use and drive-thru use 
fit with the existing and surrounding office and bank uses.   
 
 The proposed drive thru lane will be located behind the financial center and adhere to 
the newly adopted drive-thru requirements in the O district.     
 
3. Will be consistent with the general character of the neighborhood considering 

population density, design, scale and bulk; and the intensity and character of 
activity; 

 
The drive-thru lanes and stacking will not be visible from State St. The surrounding uses 

which may see them are office uses to the north, south and east. 
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This project is consistent with the surrounding area in that this proposal is similar in use to 
other office uses and drive-thrus in the area.   
 
4. Will not be detrimental to the use, peaceful enjoyment, economic value or 

development of neighboring property, or the neighborhood area in general; 
 

The use is consistent with the neighboring properties and the drive-thru lanes are not obtrusive 
or detrimental to them.  There is another financial institution with drive thru lanes existing to 
the north of this proposed project.     

 
Neighbors were notified by the petitioner of the proposed project and no objections have been 

received at the time this report was written.    
 
5. Will not have a detrimental effect on the natural environment. 
 
The existing condition of the site is a parking lot.  The drive-thru lanes will not have any 
additional detriment to the natural environment. 
 
The proposed project will not have any effect on the environment other than improving storm 
water quality and quantity.    There are no natural features on site.     
 

(b) The location and size of the proposed use or uses, the nature and intensity of the 
principal use and all accessory uses, the site layout and its relation to streets giving 
access to it, shall be such that traffic to and from the use or uses, the assembly of 
persons in connection therewith, and the effect of the proposed use on public 
services and facilities, will not be hazardous or inconvenient to the neighborhood nor 
unduly conflict with the normal traffic of the neighborhood.  In applying this standard 
the Planning Commission shall consider, at minimum: 

 
1. The location of and access to off-street parking and the safe provisions for 

pedestrian traffic; 
 
 Off-street parking is accessed via an existing curb cut.  Pedestrian traffic will be able to 

access the building via a proposed sidewalk to the State Street sidewalk. 
 
New on site sidewalks will meet ADA requirements and connect to the public sidewalk.  Off-

street parking is located on site.   
 
 
2. The relationship of the proposed use to main traffic thoroughfares and to streets and 

road intersections; 
  
 The drive- thru lanes will be accessed via a drive behind the proposed building which is 

accessed via an existing driveway. 
 
 This relationship will remain largely unchanged.   
 

3. Vehicular turning movements in relationship to traffic flow routes; 
 
 Vehicular turning movements are all on the interior of the parking lot. 
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This proposal uses one existing curb cut.   No additional curb cuts are proposed.  
 

4. The intensity and character of traffic and parking conditions on the site, and in the 
general area; 

 
The proposed financial institution will have sufficient parking on its site. 
 
The Traffic Impact Statement states the proposed 5,000 sq. ft financial institution will have a 
minimal delay with the exception of vehicles exiting the site making a southbound, left hand 
turn.   

 
5. The requirements for additional public services and facilities which will be created 

by the proposed use will not be detrimental to the social and economic welfare of 
the community. 

 
 The proposed financial institution will not have any undue requirements nor will it be 

detrimental to the social and economic welfare of the community.   
 
This site will not require sanitary sewer mitigation.   The existing office building is presently 

using city utilities.   
 
(c) The standards of density and required open spaces for the proposed use shall be at 

least equal to those required by Chapter 55 in the zoning district in which the 
proposed use is to be located, unless a variance is granted. 

 
 NA 
 

HISTORY 
 
The existing development was identified as Building B of the 777 Office Campus Area Plan on 
January 4, 1988.  At the same time, the Building B Site Plan was approved.  It was built during 
1988 and 1989, and 2727 South State Street has been used as an office building since that 
time.  In February 1989, an administrative lot division was approved to revise existing lot lines to 
provide each building in the office campus its own building site.  In June 1989, an administrative 
amendment was approved for this site for minor revisions to the parking lot, landscaping, utilities 
and entry drive.  In 1996, a Site Plan for Minor Modifications was approved to reconfigure the 
parking lot and increase the total number of parking spaces from 160 to 190.   

 
PLANNING BACKGROUND 

   
The Master Plan: Land Use Element recommends office, research and industrial uses for this 
site.  The South State Street Corridor Plan recommends office and residential uses for this site.  
New buildings should be fronted along South State Street to encourage non-motorized and 
transit access.  As parcels in this area are redeveloped, the O zoning is most appropriate zoning 
to support the future residential/office mix.   
 
Phase II of the Connector Feasibility Study is currently determining if the South State Street 
Corridor should be part of the high capacity transportation service connecting the south part of 
the city with Downtown, Central Campus and Plymouth Road activity centers.  Higher density, 
mixed-use land uses have been shown to better support transit compared to low density, single-
land uses.    
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The Non-Motorized Plan recommends bicycle lanes and sidewalks on both sides of the street 
for South State Street.   These currently exist on both sides of the street.     
 
 

STAFF COMMENTS 
 
Traffic – Staff agrees with the conclusions of the traffic report for this site.  The proposed drive-
thru financial institution generates little to no traffic volume in the AM peak hours.  
Approximately 224 customer trips during the afternoon peak hour are anticipated.  About half of 
these customers will primarily be traffic that is already driving by the site.  The amount of 
anticipated new traffic is not expected to cause traffic back-ups and will not have a significant 
impact on the traffic flow along South State Street or Oakbrook Drive.   
 
Project Management – No footing drain mitigation for the proposed building is necessary.  The 
city has recently revised City Code language requiring payment of improvement charges for a 
property’s initial sanitary sewer service and water service connections (i.e., for vacant parcels).  
These improvement charges will be due at the time the utility services become active (i.e., when 
the water meter is set in the building). 
 
Staff has no comments on the request to vacate the easement for future right-of-way. 
 
Systems Planning – Storm Water – The Washtenaw County Water Resources Commissioner 
has approved the improvements to the existing shared storm water management system.  
 
 
Planning – Staff supports the proposed vacation of the 50-foot wide easement for future right-of-
way across 2727 South State Street.  Traffic Engineering evaluated this location and its position 
relative to a future boulevard and determined it was farther north than the potential boulevard 
would expect to be constructed.   Since the building pattern is also largely fixed to the north and 
it’s unlikely the City is able to fill in the gaps between the future right-of-way easements on the 
east side of S. State, vacating the easement across 2727 brings this site into alignment with the 
existing front lot lines on either side of this parcel.   
 
The Master Plan: Land Use Element recommends office uses for this site with strong pedestrian 
connections.  The petitioner has designed the site with pedestrian connections off State Street 
and interior to the site leading to the existing eastern office building.   
 
The drive-thru lane now requires special exception use approval in the O district and meets the 
recently passed drive-thru amendments.  The drive-thru facility is not located between S. State 
Street and the principal building and the vehicular circulation to enter and exit the facility does 
not impair the general circulation on site or with pedestrian circulation on or off the site.   
Although the drive-thru financial facility is expected to increase daily traffic to this site, most of 
this traffic is existing drive-by trips during the morning and afternoon hours with the Level of 
Service remaining the same.   The proposed drive-thru facility also meets the Chapter 59 (Off-
Street Parking) standards for drive-thrus. 
 
The Planning Commission has the authority to approve a modification to allow landscape 
elements which are part of a previously approved site plan to be maintained and continued as 
nonconforming provided no alterations of the existing landscape elements are proposed.  The 
petitioners are requesting a modification to allow all existing landscape islands to remain as 
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previously approved.  With approval of the modification request, staff may be able to approve 
the administrative amendments under review.  Staff supports the landscape modifications as 
they are consistent with the intent of the ordinance and are associated with a previously 
approved site plan.   
 
 
Prepared by Chris Cheng 
Reviewed by Alexis DiLeo 
mg/8/29/14 
 
 
Attachments: Zoning/Parcel Maps 
  Aerial Photo 

Site Plan 
Easement Survey 
Landscape Plan 
Elevations 
Application for Landscape Modification 

 
c: Petitioner/Owner: MAV Development 
    2723 S. State Street 
    Ann Arbor, MI 48104 
 
 Petitioner’s Representative: Robert Wanty, PE 
  Washtenaw Engineering Company 
  3526 W. Liberty Rd., Suite 400 
  Ann Arbor, MI 48103 
 
  
 Project Management 
 Systems Planning 
 File No.  SP14-034 
   Z14-022 
   SEU14-012 
   SV14-003 
   SP14-032 



S State St

Boardwalk Dr

Ma
rk

et
 Pl

Hidden Valley
Club Dr

E Eisenhower
Pkwy

E Oakbrook Dr

M1

ORLPUD

R4C

M1

O

M1

C3

M1A

O

PUD

2727 S State St
-Zoning Map-

I
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:  4/23/2014

Railroads
Parcels
Huron River

Zoning
Township Islands
Zoning Districts



S StateS t

Boardwalk Dr

Ma
rk

et
 Pl

Hidden Valley
Club Dr

E Eisenhower Pkwy

E Oakbrook Dr

2727 S State St
-Aerial Map-

I
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:  4/23/2014

Railroads
Parcels
Huron River



Hidden Valley
Club Dr Campus Dr

SS
ta

te
St

E Oakbrook Dr

2727 S State St
-Aerial Map-

I
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:  4/23/2014

Railroads
Parcels
Huron River




























	PLANNING AND DEVELOPMENT SERVICES STAFF REPORT
	PROPOSED CITY PLANNING COMMISSION MOTION
	STAFF RECOMMENDATION
	LOCATION
	SURROUNDING LAND USES AND ZONING

	HISTORY
	STAFF COMMENTS



