
PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of May 6, 2015 
 
 

SUBJECT: Staybridge Suites & Retail Rezoning and Planned Project Site Plan  
File Nos. SP14-057 & Z14-028   

 
  

 
PROPOSED CITY PLANNING COMMISSION MOTION 

  
         The Ann Arbor City Planning Commission hereby recommends that the 
Mayor and City Council approve Staybridge Suites & Retail rezoning from RE 
(Research District) to C2B (Business Service District).  

 

 
 

PROPOSED CITY PLANNING COMMISSION MOTION 
  

         The Ann Arbor City Planning Commission hereby recommends that 
the Mayor and City Council approve the Staybridge Suites & Retail Planned 
Project Site Plan.   

 

 

PROPOSED CITY PLANNING COMMISSION MOTION 

      The Ann Arbor City Planning Commission hereby approves the 
proposed landscape modifications to the Staybridge Suites & Retail site in 
order to waive the required right-of-way screening outside the critical root 
zones of landmark trees in accordance with Chapter 62 (Landscape and 
Screening Ordinance), Section 5:608(1)(c).   

 
 

STAFF RECOMMENDATION 
 
Staff recommends that the rezoning be approved because the proposed uses permitted under 
the C2B 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 planned project site plan be approved because it would comply with 
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; would not 
cause a public or private nuisance; and would not have a detrimental effect on public health, 
safety or welfare.  The requested planned project modification of reduced front setbacks is 
consistent with the standards of Section 5:70 and is a benefit because this proposal provides 
pedestrian connections with the surrounding neighborhood area and takes advantage of public 
transit by fronting a bus stop. 
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Staff recommends that the landscape modification request for Staybridge Suites & Retail be 
approved because the modifications are consistent with the intent of the ordinance by waiving 
the required right-of-way screening located in the critical root zones of landark trees.   

 
STAFF REPORT 

 
This proposal was postponed at the April 7, 2015 City Planning Commission Meeting to allow 
the petitioner additional time to address staff comments.   
 
Natural Features Protection 
 
The previously submitted site plan layout showed encroachment of a parking aisle into the 
critical root zone of five landmark trees along the west side of this site.   
 
To reduce impacts on the critical root zones of the landmark trees, the revised site layout 
reduced the drives on both the east and west side of the hotel from 24-feet to 22-feet and 
shifted the building and parking areas to the east.  These changes shifted the western line of the 
proposed curb by approximately 4.25 feet east to be in the approximate location of the existing 
pavement.  This shift does not require mitigation for the landmark trees.   
 
Landscape Modification Request 
 
A hedge, dense shrub planting, landform berm, wall or combination is required for right‐of‐way 
screening of the vehicular use area. This screening is required along S. State Street and was 
shown on the last submittal only in the areas outside of the critical root zone of the landmark 
trees.   A Landscape Modification has been requested to allow reduction of the continuous 
hedge, berm or wall requirement along S. State Street because placement of plantings in the 
critical root zones would cause damage to the existing landmark trees.  The petitioner has 
proposed plantings along S. State Street outside of the critical root zones of the landmark trees 
(Landscape Modification Application attached). 
 
Traffic Analysis 
 
An updated Traffic Impact Study has been completed and reviewed by the City Traffic Engineer.  
A  LOS C is the minimum acceptable for an urban/suburban area. LOS C is considered by many 
traffic safety professionals to be the minimum acceptable condition in rural areas and 
urban/suburban areas. Given the location of this site within the urbanized boundary, LOS C was 
utilized as the study's minimum goal. 
 
The analysis results under existing conditions show all study intersections and roadway 
segments currently operate at acceptable levels of service (LOS C or better), and are forecast 
to continue operating at acceptable LOS with the addition of the project-generated traffic to 
existing traffic volumes.  
 

STAFF COMMENTS 
 
Public Services - Engineering -  A total of 25 footing drain disconnects are required for this 
project.   
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Impacts to the sanitary sewer system are currently being modeled.  Further information will be 
forthcoming.   
 
 
Prepared by Christopher Cheng 
Reviewed by Wendy Rampson 
4/30/15 
 
Attachments: 4/7/15 Staff Report 
   Landscape Modification Application  
   Revised Landscape Plan  
 
 
c: Project Management 
 Systems Planning 
 File No. SP14-057 & Z14-028 



PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of April 7, 2015 
 
 

SUBJECT: Staybridge Suites & Retail Rezoning and Planned Project Site Plan  
File Nos. SP14-057 & Z14-028   

 
  

 
PROPOSED CITY PLANNING COMMISSION MOTION 

  
         The Ann Arbor City Planning Commission hereby recommends that the 
Mayor and City Council approve Staybridge Suites & Retail rezoning from RE 
(Research District) to C2B (Business Service District).  

 

 
 

PROPOSED CITY PLANNING COMMISSION MOTION 
  

         The Ann Arbor City Planning Commission hereby recommends that 
the Mayor and City Council approve the Staybridge Suites & Retail Planned 
Project Site Plan.   

 

 
 

STAFF RECOMMENDATION 
 
Staff recommends that the zoning be postponed to allow the petitioner additional time to 
address staff comments.   

 
Staff recommends that the planned project site plan be postponed to allow the petitioner 
additional time to address landscaping and engineering comments.   

 
LOCATION 

 
The site is located on the east side of South State Street, south of Research Park Drive (South 
Area).  This site is located in the Malletts Creek Watershed. 
 

DESCRIPTION OF PETITION 
 
The site currently is zoned RE, Research District, and is approximately 3.5 acres in size. The 
petitioner proposes rezoning this site to C2B, Business Service District, demolishing the vacant 
17,500-square foot office building and constructing a two-story, 9,120 sf retail building and a 
four-story, 90,198 sf extended stay hotel with 134 rooms.  This project is to be constructed in 
one phase with the total estimated construction cost of $6,000,000.   
 
Access to the site will be provided through an existing driveway off Research Park Drive, which 
will lead to a combined parking lot of 168 parking spaces.   Three bicycle parking spaces are 
proposed inside the hotel and four hoop spaces near the retail store entrance.   
 
A planned project modification is requested to reduce the front setback along South State Street 
for the proposed retail building from the minimum requirement of 10 feet to approximately 0.5 



Staybridge Rezoning & Site Plan 
Page 2 
 
 
feet.  This reduced front setback places the building 55 feet from the South State Street right-of-
way and approximately 85 feet from the east curb line of the road due to a wide right-of-way.   
 
Sidewalk connections to both the hotel and retail building are proposed from the existing public 
sidewalk along S. State Street, with an additional internal connection off the proposed public 
sidewalk fronting Research Park Drive.    
 
One hundred year storm detention will be provided underground on the northwest corner of the 
parking lot.   This site provides infiltration and detention with porous soils and has been 
designed to the new Rules of the Wastenaw County Water Resource Commissioner.   
 
Removal of eight landmark trees located near the northwest corner of the site are proposed, 
with twenty eight mitigation trees planted around the perimeter.  Depressed bioretention islands 
are provided and exceed the minimum requirement (50% required; 80% provided). 
 
The petitioner held a citizen participation meeting on October 16, 2014.  No opposition was 
voiced for the proposed rezoning and site plan at this meeting.  A meeting summary is 
attached.   At the time this staff report was written, no comments have been received from the 
public.   
 
         
 

 COMPARISON CHART 
 

  EXISTING PROPOSED PERMITTED/REQUIRED 

Zoning RE (Research District) C2B (Business Service 
District) C2B 

Gross Lot Area 151,196 sq ft  151,196 sq ft 4,000 sq ft MIN 

Maximum Useable Floor Area 
in Percentage of Lot Area 

17,562 sq ft 
(11.6%) 

99,318 sq ft 
(64%) 

302,392 sq ft MAX 
(200%) 

   
S

et
ba

ck
s Front (north & west) 55 ft –South State St 

90 ft – Research Park Dr. 
0.5 ft – South State St * 
25 ft – Research Park Dr. 

10  ft MIN  
25 ft MAX 

Side (east) 45 ft  78.9 ft None 

Rear (south)  307 ft  101.9 ft None 

Building Height 55 ft (4 stories) 52.5 ft (4 stories) 55 ft (4 stories) MAX 

Parking - Automobiles 120 spaces 168 spaces  164 spaces MIN 

Parking – Bicycles None 3 spaces - Class A 
4 spaces – Class C 

3 spaces MIN - Class A 
4 spaces MIN – Class C 

 
* Planned project modifications requested. 
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SURROUNDING LAND USES AND ZONING 
 
 LAND USE ZONING 
 
NORTH 

 
Office 

 
O (Office District) 

 
EAST 

 
Research and Development 

 
RE (Research District) 

 
SOUTH 

 
Retail Center (under construction) 

 
C3 (Fringe Commercial District) 

 
WEST 

 
Bank & Restaurant 

 
TWP (Township District) 

 
HISTORY  

 
The existing building on the site was constructed in 1970.  This lot was platted in the early 
1960’s as part of the Research Park Subdivision.       
 

PLANNING BACKGROUND 
 
The South State Street Corridor Plan recommends office uses for this site to provide 
employment opportunities along this transit corridor.  The plan indicates retail uses would be 
appropriate if the retail buildings were fronted along South State Street to provide direct non-
motorized access.  The uses should be consistent with those permitted in the retail zoning 
districts that do not allow drive-throughs by right.  Vehicular access should be provided from 
Research Park Drive in order to limit the number of curb cuts along South State Street to 
improve safety.   
 
The Non-Motorized Plan recommends bicycle lanes and sidewalks on both sides of the street 
for South State Street and Ellsworth.    
 
The Transportation Plan Short-term Recommendations propose intersection improvements at 
State and Ellsworth intersection, which were recently implemented with the conversion of this 
intersection to a roundabout.  The plan also recommends a traffic corridor study on Ellsworth 
from State Street to Platt Road, which currently is underway.  The Mid-term Recommendations 
propose a traffic corridor study along South State Street between Eisenhower and Ellsworth 
Blvd.   
 

ZONING/REZONING JUSTIFICATION 
 
Per Chapter 55 Section 5:107(1), the Zoning Ordinance and Zoning Map shall not be amended 
except “because of changed or changing conditions in a particular area or in the municipality 
generally, to rezone an area, extend the boundary of an existing Zoning District or to change the 
regulations and restrictions thereof.”   
 
The petitioner’s Petition For Changes In Or Additions To The Zoning Chapter, a form provided 
by the Planning Department to assist petitioners in providing the required information per 
Chapter 55 Section 5:108(2)(a)-(g), is reprinted below.  The questions are not standards for 
approval, rather guides to providing sufficient evidence of changed or changing conditions.   
 
Petitioner responses are in plain text; staff comments are in italics. 
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• The extent to which the zoning/rezoning requested is necessary: 

 
According to the South State Street Corridor Plan adopted by the City Planning Commission 
on May 21, 2013 and adopted by the City Council on July 15, 2013, the land use for the 
subject property is Mixed Use (Commercial/Office/Residential).  The proposed mixed use 
development requires rezoning to C2B.   

 
• This zoning/rezoning will affect the public welfare and property right of persons 

located in the vicinity in the following ways: 
 

The proposed development will serve to revitalize an existing vacant property and provide 
uses to the surrounding area that are currently unavailable.  Also, storm water management 
will be provided on the proposed site, which currently does not exist.   
 
The proposed rezoning will enhance the public welfare by improving the site and making it 
more attractive, and adding additional business and residential activity and overall vitality to 
this area.   
 

• This zoning/rezoning will be advantageous to the City of Ann Arbor in the following 
ways: 
 
The rezoning is consistent with the Master Plan.  The proposed project will provide diversity 
in the business within the Research Park area and along the South State Street Corridor.  
The existing property is vacant and this will provide for redevelopment of a deteriorated site.   
 
The proposed rezoning will create more business activity, improve the appearance of the 
site, provide more retail sales options for residents and businesses.  
  

• This particular location will meet the convenience and service requirements of 
potential users or occupants in the following ways: 

 
Mixed use development of an extended stay hotel along with retail on the property provide a 
diversity of business within the area and will serve the need of the surrounding population.  
The proposed project will be a complimentary use with the ongoing improvements and 
expansion of businesses within the Research Park area.  
 

• Any changed or changing conditions in any particular area, or in the municipality 
generally which may have bearing on the proposed zoning/rezoning are: 

 
There is a demand for an extended stay hotel and supporting retail within the area.   
 

• Other circumstances which will further justify the requested zoning/rezoning are: 
 

The rezoning is consistent with the Master Plan.  
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PLANNED PROJECT STANDARDS 
 
According to Section 5:70 of the Zoning Ordinance, the City 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, based on 
the following standards (Petitioner’s responses in regular type, staff comments in italic type). 
 
(a) The lot or lots included in the planned project must meet the minimum gross lot size 

requirement of the zoning district in which they are located.  In residential zoning 
districts, the minimum gross lot size shall be the combined total of the minimum 
gross lot sizes for each dwelling on a parcel.  However, the minimum gross lot size 
and width requirements may be reduced as part of a planned project for a zero lot line 
duplex or townhouse development which provides affordable housing for lower 
income households.  For purposes of this section, zero lot line duplex or townhouse 
development shall mean a development containing attached single-family units on 
individual lots.  In no case may the gross lot size be reduced below the minimum lot 
area per dwelling unit requirement for the dwelling unit type proposed. 

 
This lot exceeds the minimum lot size required for C2B zoning.   

 
(b) The proposed modifications of zoning requirements must provide one or more of the 

following: 
 
 1. Usable open space in excess of the minimum requirement. 

2. Building or parking setback(s) in excess of the minimum requirement. 
3. Preservation of natural features. 
4. Preservation of historical or architectural features. 
5. Solar orientation or energy conservation design. 
6. An arrangement of buildings that provides a public benefit, such as transit 

access, pedestrian orientation, or a reduced need for infrastructure. 
 7. Affordable housing for lower income households. 
 

The reduction of the minimum front setback allows for increased useable space on the 
property.  The increase in density of the property is achieved by allowing for a second story 
of the retail building.  The orientation of the building front closer to South State Street allows 
for interconnectivity of the planned spaces with the pathway on the east side of the road.  A 
new path along the frontage with Research Park Drive is proposed as part of the project.   

 
The reduced setback results in improved pedestrian orientation because it reduces the 
distance between the retail building and nearby transit stops and public sidewalks.   

   
(c) The planned project shall be designed in such a manner that traffic to and from the 

site will not be hazardous to adjacent properties. 
 

The proposed ingress/egress for the property will be via Research Park Drive.  No direct 
vehicular access to South State Street is proposed. 

 
The traffic from this project should not be hazardous to the adjacent properties.  The existing 
curb cut off Research Park Drive will continue to be used to access this site.   
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(d) The proposed modifications shall be consistent with the proper development and use 

of adjacent land and buildings. 
 

The proposed use will serve to support surrounding properties and businesses by providing 
a mixed use development with the retail component.  The proposed uses will be harmonious 
with adjacent land and buildings.   

 
The project is consistent with the surrounding land uses and complies with the South State 
Street Corridor Plan recommendation.    
 

(e) Required off-street parking and landscaping must be provided in accordance with the 
provisions of Chapters 59 and 62. 

 
The minimum standards of off-street parking for both vehicles and bicycles are provided.   

 
Parking and landscaping requirements are being met per City standards. 

 
(f) The standards of density, allowable floor area and required usable open space for the 

zoning district(s) in which the project is located must be met. 
 

The requirement is met.   
 

 The project is consistent with the proposed C2B.zoning district requirements.  
 
(g) There shall be no uses within the proposed project which are not permitted uses in 

the zoning district(s) in which the proposed project is to be located. 
 

The proposed uses are consistent with the Master Plan and are permitted uses in the C2B 
zoning district.   

 
 

STAFF COMMENTS 
 
Public Services - Engineering - The sewer mitigation calculations require revision.  All proposed 
building uses must be included in the sewer mitigation calculations.   
 
City standard water main easement widths are forty feet, with the water main centered within, 
including around all sides of a fire hydrant.  These requirements are not satisfied for all 
proposed water mains. Water main easements shall extend to and follow property lines to 
eliminate gaps to the property lines. 
 
Urban Forestry – The site layout shows encroachment into the critical root zone of the landmark 
trees (#2417, 2418, 2419, 2420 and 2425).  Encroachment into the critical root zone of the 
landmark trees is not permitted without City approval at the time of site plan approval. Staff does 
not support encroachment into the critical root zone of these trees. The current encroachment 
shown is less than 5 feet, which does not take into consideration the encroachment that will 
occur for the construction of the curb which will move the encroachment to less than 2 feet from 
the trunk. Please revise drawings to remove encroachment from the critical root zone of these 
trees. 
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A hedge, dense shrub planting, landform berm, wall or combination is required in the 
right‐of‐way screening of the vehicular use area. This screening is required along S. State Street 
and has not been shown on the landscape plan. If adherence to this standard will damage the 
landmark trees in this area, a Landscape Modification may be submitted. 
 
Traffic – Additional trip generation information for the proposed retail use is needed to complete 
review of the traffic study.   
 
Planning –  The site plan recommendation is currently for postponement.  If the petitioner 
addresses the outstanding staff comments prior to the April 7, 2015 City Planning Commission 
meeting, staff may change the recommendation to approval.   
 
Staff supports this rezoning as this proposal meets the retail and office use recommendation as 
supported in the South State Street Corridor Plan.   Approval of the planned project would allow 
for the retail building front setback to be reduced to 0.5 feett from the property line facing South 
State Street.  Staff supports this reduction due to the wide public right-of-way between this 
building and South State Street in exchange for employment opportunities and pedestrian 
connections with this site and the surrounding  
 
This site did not previously contain storm water detention.  The Malletts Creek Coordinating 
Committee supports the proposed project as this proposal adopted their recommendations of 
complying with the WCWRC requirements with storm water infiltration and detention and 
provided depressed landscape islands for stormwater management.    
 
 
Prepared by Christopher Cheng 
Reviewed by Wendy Rampson 
4/2/15 
 
Attachments: 10/17/14 Citizen Participation Meeting Summary      
   Zoning/Parcel Maps 
   Aerial Photo 
   Site/Landscape Plan 
   Elevations 
     
 
c: Petitioner/Owner: Lodi Waters Parnership 
    5440 Corporate Drive, Suite 250 
    Troy, MI 48098   
 
 Petitioners Representative: Andy Andre, P.E. 
     Bud Design & Engineering Services, Inc. 
     10775 S. Saginaw St., Suite B 
     Grand Blanc, MI 48439  
 
 Systems Planning 
 File No. SP14-057 & Z14-028 



 

Bud Design & Engineering Services, Inc. 

 
10775 S. Saginaw St. Suite B | Grand Blanc, MI 48439 | Ph: 810.695.0793 | Fax: 810.695.0569 | www.buddesign.com 
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October 17, 2014 
 
 
 
RE: Stellar Hospitality Ann Arbor, LLC 
 Staybridge Suites & Retail 
 Citizen Participation Report 
 
 
 
The Citizen Participation meeting was held at the Service Brands Office on October 16, 2014 
beginning at 6:00pm.  A total of fifty-eight (58) property owners were sent notices of the meeting 
via the United States Postal Service.   
 
There were a four (4) attendees at the meeting.  The development team opened the meeting at 
6:15pm in order to allow additional attendees to arrive.   A brief summary of the proposed site 
development was provided.  The discussion was then opened to the citizens to ask questions 
and voice their comments and concerns about this project.  Attached to this letter is a summary 
of the items that were discussed. 
 

 
1. When will construction begin? 
 
 ANSWER:  Probably 9 to 12 months to go through all of the rezoning and permitting. 
 
2. When will the facility open? 
 
 ANSWER:  If construction is begun in the spring, it may be completed in 10 to 
12 months.  If not, the ordinary standard is 12 to 14 months. 
 
3. Other projects under construction? 
 
 ANSWER:  Petitioner has one Staybridge facility under construction in Dearborn; one 
Holiday Inn Express under construction in Dearborn and one Holiday Inn Express–Farmington 
Hills–groundbreaking just a few weeks ago. 
 
4. Banquet facilities available? 
 
 ANSWER:  Not inside the hotel. 
 
5. What is the average stay? 
 
 ANSWER:  11 days. 
 

 



 

Bud Design & Engineering Services, Inc. 

 
10775 S. Saginaw St. Suite B | Grand Blanc, MI 48439 | Ph: 810.695.0793 | Fax: 810.695.0569 | www.buddesign.com 
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Sincerely, 
BUD DESIGN & ENGINEERING SERVICES, INC. 

 
Andrew Andre, PE 
President 

 
 
 
Attachments: Notice of Citizen Participation Meeting 
  Signage Notification 
  Sign-In Sheet 
  Meeting Summary 
   
 



NOTICE OF CITIZEN PARTICIPATION MEETING: 

MIXED USE DEVELOPMENT - HOTEL & RETAIL 

 
Citizen Participation Meeting 
Postcards are being sent to all property owners within 1,000 ft 
of the project site to give notice that a development petition will  
be submitted to the City of Ann Arbor on 10/27/14.  A citizen  
participation meeting will be held to give you an opportunity to  
review plans, ask questions, and provide comments that will  
be considered by the developer to finalize plans and then  
incorporated into a report for the City Planning Commission.  
 

Project Description  
A site plan is proposed that would include the development of a Staybridge Suites extended stay 
hotel along with separate building(s) for retail businesses at the location of 3850 Research Park 
Drive.  The property is presently zoned RE (Research), but is master planned as Mixed Use in the 
South State Street Corridor Plan.   
 

Meeting Logistics 
Date:  Thursday, October 16, 2014 
Time:  6:00pm 
Place:  Service Brands International 
 3948 Ranchero Drive 
 Ann Arbor, MI 48108 

 

Project Location 

Questions or Comments 
Questions or comments may be directed to Andy Andre, PE of Bud 

Design & Engineering Services, Inc. at andy@buddesign.com or 

during business hours at 810-695-0793.Persons with disabilities are 

encouraged to participate. Accommodations may be arranged by 

contacting Stellar Hospitality Ann Arbor, LLC at 248-419-5555. 

Requests need to be received at least 24 hours in advance of the 

meeting. 

 

Property 



 
 

Return Address 

Stellar Hospitality Ann Arbor, LLC 
32825 Northwestern Highway 
Farmington Hills, MI 48334 
  
Proposed Project for Site Plan Review 
In accordance with the City of Ann Arbor’s Citizen  
Participation Ordinance, you are being notified that a  
proposal for Mixed Use Development - Hotel & Retail 
will be submitted to the City  of Ann Arbor’s Planning 
Department. Details about a citizen participation 
meeting designed for you to learn about this project 
are described on the opposite side of this card. Visit 
www.a2gov.org/participation for more information 
about citizen participation in Ann Arbor. 
 

 

 







DRAFT 

CITIZEN PARTICIPATION MEETING–STELLAR HOSPITALITY ANN ARBOR 

 

Service Brands Office 

3948 Ranchero Drive 

Ann Arbor, MI  48108 

 

October 16, 2014 

6:00 o’clock p.m. 

 

 

The meeting started at 6:15 p.m., in order to allow any latecomers an opportunity to participate.  

The questions related from the participants: 

 

1. When will construction begin? 

 

 ANSWER:  Probably 9 to 12 months to go through all of the rezoning and permitting. 

 

2. When will the facility open? 

 

 ANSWER:  If construction is begun in the spring, it may be completed in 10 to 

12 months.  If not, the ordinary standard is 12 to 14 months. 

 

3. Other projects under construction? 

 

 ANSWER:  Petitioner has one Staybridge facility under construction in Dearborn; one 

Holiday Inn Express under construction in Dearborn and one Holiday Inn Express–Farmington 

Hills–groundbreaking just a few weeks ago. 

 

4. Banquet facilities available? 

 

 ANSWER:  Not inside the hotel. 

 

5. What is the average stay? 

 

 ANSWER:  11 days. 
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SHRUB BED DETAIL



A

FRONT ELEVATION-A

E.I.F.S. / COLOR

EF-1 (TYP.)

E.I.F.S. / COLOR

EF-1 (TYP.)

E.I.F.S. / COLOR

EF-1 (TYP.)

E.I.F.S. / COLOR

EF-3 (TYP.)

E.I.F.S. / COLOR

EF-3 (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

E.I.F.S. / COLOR

EF-3 (TYP.)

E.I.F.S. / COLOR

EF-1 (TYP.)

LAUNDRY CHUTE

VENT

E.I.F.S. / COLOR

EF-2 (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

E.I.F.S. / COLOR

EF-1 (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

SIMULATED

DRY STACK

STONE (TYP.)

SIMULATED

DRY STACK

STONE (TYP.)

SIMULATED

DRY STACK

STONE (TYP.)

STANDING SEAM

METAL ROOF

E.I.F.S. / COLOR

EF-3 (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

E.I.F.S. / COLOR

EF-1 (TYP.)

E.I.F.S. / COLOR

EF-3 (TYP.)

E.I.F.S. / COLOR

EF-3 (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

SIMULATED

DRY STACK

STONE (TYP.)

SIMULATED

DRY STACK

STONE (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

E.I.F.S. / COLOR

EF-3 (TYP.)

E.I.F.S. / COLOR

EF-3 (TYP.)

WINDOW SHUTTER

(TYP.)

EIFS EXP. JOINT  (TYP.)

EIFS EXP.

JOINT  (TYP.)

LOUVER "C"

SEE A3.03

HVAC GRILLE

(TYP.) COLOR

TO MATCH

ADJ. COLOR

(TYP.)

NOTE:

REFER TO WWW.IHGDESIGNCONNECT.COM

FOR LISTING OF EXTERIOR COLOR

SCHEMES.

B

REAR ELEVATION-A

E.I.F.S. / COLOR

EF-1 (TYP.)

1" TINTED INSULATED

GLASS IN

CURTAINWALL SYSTEM

SIMULATED

DRY STACK

STONE (TYP.)

SIMULATED

DRY STACK

STONE (TYP.)

E.I.F.S. / COLOR EF-1 (TYP.)

E.I.F.S. / COLOR EF-2 (TYP.)

E.I.F.S. / COLOR

EF-1 (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

E.I.F.S. / COLOR

EF-1 (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

E.I.F.S. / COLOR

EF-1 (TYP.)

E.I.F.S. / COLOR

EF-1 (TYP.)

E.I.F.S. / COLOR

EF-3 (TYP.)

E.I.F.S. / COLOR

EF-3 (TYP.)

E.I.F.S. / COLOR

EF-3 (TYP.)

E.I.F.S. / COLOR

EF-3 (TYP.)

E.I.F.S. / COLOR EF-3 (TYP.)

E.I.F.S. / COLOR EF-3 (TYP.)

E.I.F.S. / COLOR

EF-3 (TYP.)

E.I.F.S. / COLOR

EF-3 (TYP.)

E.I.F.S. / COLOR

EF-3 (TYP.)

E.I.F.S. / COLOR

EF-3 (TYP.)

E.I.F.S. / COLOR

EF-3 (TYP.)

E.I.F.S. / COLOR

EF-3 (TYP.)

E.I.F.S. / COLOR

EF-3 (TYP.)

E.I.F.S. / COLOR

EF-3 (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

E.I.F.S. / COLOR

EF-1 (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

E.I.F.S. / COLOR

EF-2 (TYP.)

EIFS EXP. JOINT  (TYP.)

EIFS EXP. JOINT

(TYP.)
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D

SIDE ELEVATION-A

A

COURT YARD ELEVATION

B

COURTYARD ELEVATION

c

COURT YARD ELEVATION

D

COURT YARD ELEVATION
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CONTRACTOR SHALL FIELD
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2. ALUMINUM DOWNSPOUTS TO MATCH COLOR OF GUTTERS.

1. COLOR OF FASCIA, AND SOFFIT TO MATCH EIFS COLOR EF-1.

NOTES:

3. ALL CONDENSATION LINES FROM PTAC UNITS SHALL DAYLIGHT 

INTO CLOSEST LANDSCAPE AREA.

4. TRIM AROUND ALL WINDOWS  TO BE COLOR EF-1.

5. MINIMUM EIFS THICKNESS TO BE 2".  SEE EIFS BAND DETAILS

FOR THICKNESS OF THESE ELEMENTS.
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HOTEL TRASH BIN &

RETAIL CENTER ENLARGED PLAN

SITE PLAN COMPARISON CHART

RETAIL CENTER CLASS B BICYLE PARKING

RECYCLING ENCLOSURE

RETAIL TRASH BIN &

RECYCLING ENCLOSURE

ENTRANCE DETAIL
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	PROPOSED CITY PLANNING COMMISSION MOTION
	STAFF REPORT
	This proposal was postponed at the April 7, 2015 City Planning Commission Meeting to allow the petitioner additional time to address staff comments.

	Staybridge Suites Staff Report with Attachments-4-7-2015.pdf
	PROPOSED CITY PLANNING COMMISSION MOTION
	LOCATION
	DESCRIPTION OF PETITION
	The site currently is zoned RE, Research District, and is approximately 3.5 acres in size. The petitioner proposes rezoning this site to C2B, Business Service District, demolishing the vacant 17,500-square foot office building and constructing a two-s...
	Access to the site will be provided through an existing driveway off Research Park Drive, which will lead to a combined parking lot of 168 parking spaces.   Three bicycle parking spaces are proposed inside the hotel and four hoop spaces near the retai...
	A planned project modification is requested to reduce the front setback along South State Street for the proposed retail building from the minimum requirement of 10 feet to approximately 0.5 feet.  This reduced front setback places the building 55 fee...
	Sidewalk connections to both the hotel and retail building are proposed from the existing public sidewalk along S. State Street, with an additional internal connection off the proposed public sidewalk fronting Research Park Drive.
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