
PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of March 21, 2017 
 
 

SUBJECT: Holiday Inn Express & Suites Site Plan for City Council   
File No. SP16-106   

 

 
PROPOSED CITY PLANNING COMMISSION MOTION 

  
       The Ann Arbor City Planning Commission hereby recommends that the 
Mayor and City Council approve the Holiday Inn Express & Suites Site Plan.   

 

 
 

STAFF RECOMMENDATION 
 

Staff recommends the 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.   

 
LOCATION 

 

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

DESCRIPTION OF PETITION 
 

This site is zoned O, Office District, and is approximately 2.3 acres in size. The petitioner 
proposes demolishing the vacant 24,900-square foot office building and constructing a four-
story, 64,518 sf hotel with 114 rooms.  This project is to be constructed in one phase with the 
total estimated construction cost of this project at $5,000,000.   
 

Access to the site will be provided through a driveway off Research Park Drive and lead to 114 
parking spaces.  An existing western curb cut off Research Park Drive is proposed to be closed.  
Four bicycle parking spaces are proposed inside the hotel.   
 
The minimum front setback for the office district ranges from 15 to 20 feet.  The proposed hotel 
canopy is setback 34 feet from South State Street.  Connections to the hotel are proposed from 
the existing sidewalk along S. State Street and with interior sidewalk connections from the 
parking lot.    
 
One hundred year storm detention will be provided underground on the southeast corner of the 
parking lot.   This site provides infiltration and detention with porous soils and complies with the 
Rules of the Washtenaw Water Resource Commissioner.   
 
Removal of six landmark trees located near the southeast corner of the site are proposed with 
mitigation trees planted throughout the site.  Depressed bioretention islands are provided on the 
interior of the parking lot and meet the requirement (50% required and provided).         
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 COMPARISON CHART 

 

   
EXISTING 

 
PROPOSED 

 
PERMITTED/REQUIRED 

Zoning O (Office District) O O 

Gross Lot Area 100,365 sq ft 
(2.3 acres) 

100,365 sq ft 
 

6,000 sq ft MIN 
(0.14 acre) 

Maximum Useable Floor Area 
in Percentage of Lot Area 

24,901 sq ft 
(25%) 

64,518 sq ft 
(64.5%) 

75,273 sq ft MIN 
(75%) 

  
 S

e
tb

a
c
k
s
 Front 50 ft –South State St 

90 ft – Research Park  
34 ft – South State St  
41.9 ft – Research Park  

15  ft MIN  
40 ft MAX 

Side(s) 70 ft  
 

138.2 ft None 

Rear 125 ft  44.1 ft None 

Building Height 1-story 45.6 ft 
4 Stories 

None 

Parking - Automobiles 67 spaces 114 spaces  114 spaces MIN 

Parking – Bicycles None 4 spaces – Class A 
 

4 spaces MIN - Class A 
 

 
SURROUNDING LAND USES AND ZONING 

 

 LAND USE ZONING 

 
NORTH 

 
Office 

 
O (Office District) 

 
EAST 

 
Medical  

 
O & RE (Research District) 

 
SOUTH 

 
Hotel & Retail 

 
C2B (Fringe Commercial District) 

 
WEST 

 
Commercial  

 
TWP (Township District) 

 
HISTORY  

 
The existing building on site was constructed in 1964.  This lot was platted in the early 1960’s 
along with the other lots in Research Park.  A neighborhood meeting was held on August 25, 
2016 to address comments from the public.  The results of this meeting are attached.     
 

PLANNING BACKGROUND 
 
The Master Plan: Land Use Element recommends office uses for this site. 
 
 The South State Street Corridor Plan recommends office uses for this site to provide 
employment opportunities along this transit corridor.  Retail uses would be appropriate if the 
retail buildings were fronted along South State Street to provide direct non-motorized access.  
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.    
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The Transportation Plan Short-term Recommendations propose intersection improvements at 
State and Ellsworth intersection along with a traffic corridor study on Ellsworth from State Street 
to Platt Road.  The Mid-term Recommendations propose a traffic corridor study along South 
State Street between Eisenhower and Ellsworth Blvd.  The Long-term Recommendations 
propose intersection improvements north and south of I-94. 

 
COMMENTS PENDING, DISMISSED OR UNRESOLVED  

 
Public Services - Engineering – Mitigation calculations for the increase in sanitary sewer flow 
have been reviewed and are approved.  Flow equivalent to 34 GPM will need to be removed from 
the sanitary sewer system in order to mitigate new flow from this development.   
 
Traffic -  
 
Planning - Staff supports this proposal for a hotel located in the office district as it is supported 
in the South State Street Corridor Plan.    
 
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 Brett Lenart 
mg/3/15/17 
 
Attachments: Zoning/Parcel Maps 
   Aerial Photo 
   Site/Landscape Plan 
   Elevations 
   8/25/16 Neighborhood Meeting Postcard Notice, Sign-In Sheet & Summary 
Report  
 
c: Owner:   Vivification Associates, LLC 
     210 Fifth, P.O. Box 8200 
     Ann Arbor, MI  48104 
 
 Petitioner:   Jimmy Asmar 
     Stellar Ann Arbor 3, LLC 
     3282 Northwestern Highway 
     Farmington Hills, MI 48334   
 
 Petitioners Representative: Andy Andre, P.E. 
     Bud Design & Engineering Services, Inc. 
     10775 S. Saginaw St., Suite B 
     Grand Blanc, MI 48439  
 
 Parks and Recreation 
 Systems Planning 
 File No. SP16-106 
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6"
MIN.

VARIABLE

TAPER TO STEM
3" MULCH

SHRUB BED DETAIL

-ALL PLANTS SHALL BE SET PLUMB AND HAVE THE BEST SIDE OF PLANT FACING
-SHRUB BEDS ARE TO BE PAID FOR BY THE PAY ITEM 'SITE PREPARATION'.

 ON THE PLANS.  SPRAY A NON-PERSISTANT GLYPHOSATE HERBICIDE TO ENTIRE
-CUT 6" X 12" (MIN.) EDGING AROUND THE PERIMETER OF ALL SHRUB BEDS SHOWN
-FIRST AND SECOND WATERING AND CULTIVATION SHALL INCLUDE SHRUB BEDS.

 THE MAIN VIEWING DIRECTION.

 SHRUB BEDS PRIOR TO PLANTING AND BARK PLACEMENT.

12"MIN.
GRADE
EXISTING

SPACING VARIES 

LANDSCAPE TREES

QTY KEY BOTANICAL NAME / COMMON NAME SIZE/ROOT
(MINIMUM)

5 CO Celtis occidentalis / Common Hackberry 3" Cal. B&B
8 GT Gleditsia tricanthos var. inermis 'Suncole' / Sunburst Honeylocust 3" Cal. B&B
4 GD Gymnocladus dioicus / Kentucky Coffeetree 3" Cal. B&B
5 LT Liriodendron tulipifera / Tuliptree 3" Cal. B&B
4 NS Nyssa sylvatica / Blackgum 2" Cal. B&B
2 QA Quercus alba / White Oak 3" Cal. B&B

2 QE Quercus ellipsoidalis / Northern Pin Oak 3" Cal. B&B
5 QM Quercus macrocarpa / Burr Oak 3" Cal. B&B
6 QR Quercus rubra / Northern Red Oak 3" Cal. B&B

17 PG Picea glauca 'Densata' / Black Hills Spruce 8' Ht. B&B
3 PS Pinus strobus / Eastern White Pine 8' Ht. B&B

16 TO Thuja occidentalis 'Mission' / Techny Arborvitae 6' Ht. B&B

77 Total

SMALL TREES, SHRUBS, PERENNIALS

QTY KEY BOTANICAL NAME / COMMON NAME SIZE / SPACING

2 AG Amelanchier x grandiflora 'Autumn Brilliance' / Autumn Brilliance Serviceberry 8' Ht. B&B, Multiple Stem

33 AM Aronia melanocarpa 'Autumn Magic' / Autumn Magic Black Chokeberry 24" Ht. 5-Gal. Container / 3' O.C.

35 BM Buxus microphylla 'Winter Gem' / Winter Gem Boxwood 24" Ht. 5-Gal. Container / 3' O.C.

28 CA Ceanothus americanus / New Jersey Tea 24" Ht. 5-Gal. Container / 3' O.C.

87 CL Coreopsis lanceolata / Lanceleaf Coreopsis 1-Gal. Container / 1' O.C.

47 CS Cornus sericea 'Arctic Fire' / Arctic Fire Dwarf Dogwood 24" Ht. 5-Gal. Container / 3' O.C.

109 LA Lavendula angustifolia 'Hidcote Blue' / English Lavender 1-Gal. Container / 1' O.C.

14 PH Physocarpus opulifolius / Common Ninebark 24" Ht. B&B / 5' O.C.

33 PA Potentilla fruticosa ' Abbottswood' / Abbottswood Potentilla 24" Ht. 5-Gal. Container / 3' O.C.

15 PB Potentilla fruticosa 'Pink Beauty' / Pink Beauty Potentilla 24" Ht. 5-Gal. Container / 3' O.C.

70 RO Rosa 'Double Knock Out' / Double Knock Out Rose 24" Ht. 5-Gal. Container / 4' O.C.

41 SH Sporobolus heterolepis / Prairie Dropseed 1-Gal. Container / 2' O.C.

17 VB Viburnum dentatum 'Blue Muffin' / Blue Muffin Viburnum 24" Ht. B&B / 5' O.C.

*Perennial plant quantities listed above are for specific individual plants located on the planting plan, and do not include perennial
plants of the same species in specific perennial planting areas.  See planting area tables PA.A-PA.E for reference.

PERENNIAL PLANTING AREA A (PA.A) - 590 SQ. FT.

WILDFLOWERS
QTY BOTANICAL NAME / COMMON NAME SIZE / SPACING / GROUPING

50 Asclepias tuberosa / Butterfly Weed 1-Gallon Cont. / 18" O.C. / 3-5 Plants

70 Echinacea purpurea / Purple Coneflower 1-Gallon Cont. / 1' O.C. / 3-5 Plants

45 Coreopsis lanceolata / Lanceleaf Coreopsis 1-Gallon Cont. / 1' O.C. / 3-5 Plants

GRASSES

QTY BOTANICAL NAME / COMMON NAME SIZE / SPACING

200 Sporobolus heterolepis / Prairie Dropseed 1-Gallon Cont. / 2' O.C. / 7-11 Plants

*  Concentrate the Prairie Dropseed plantings near the exterior of the planting area to
mask the shoots of the Purple Coneflower and Butterfly Weed.  Prairie Dropseed does not
need to border the entire planting edge, and the plantings along the outer boundary
should vary slightly.

PERENNIAL PLANTING AREA B (PA.B) - 130 SQ. FT.

WILDFLOWERS
QTY BOTANICAL NAME / COMMON NAME SIZE / SPACING / GROUPING

60 Aquilegia canadensis / Columbine 1-Gallon Cont. / 1' O.C. / 7-9 Plants

40 Asarum canadense / Wild Ginger 1-Gallon Cont. / 1' O.C. / 5-9 Plants

30 Aster cordifolius / Heart Leaved Aster 1-Gallon Cont. / 1' O.C. /3-6 Plants

*Concentrate Columbine along the building and Wild Ginger along the sidewalk, with
Heart Leaved Aster mixed throughout.

PERENNIAL PLANTING AREA C (PA.C) - 756 SQ. FT.

WILDFLOWERS
QTY BOTANICAL NAME / COMMON NAME SIZE / SPACING / GROUPING

Allium cernuum / Nodding Wild Onion 3" Pot / .5'-1' O.C. / 5-9 Plants

25 Aster laevis / Smooth Aster 1-Qt. Container / 1' O.C. / 3-5 Plants

42 Asclepias tuberosa / Butterfly Weed 3" Pot / 18" O.C. / 3-5 Plants

66 Coreopsis lanceolata / Lanceleaf Coreopsis 3" Pot / 1' O.C. / 7-11 Plants

66 Dalea purpurea / Purple Prairie Clover 3" Pot / 1' O.C. / 5-9 Plants

58 Liatris aspera / Rough Blazingstar 3" Pots / 1' O.C. / 7-11 Plants

66 Rudbeckia hirta / Black Eyed Susan 3" Pots / 1' O.C. / 5-9 Plants

50 Solidago speciosa / Showy Goldenrod 3" Pots / 1' O.C. / 5-9 Plants

GRASSES

QTY BOTANICAL NAME / COMMON NAME SIZE / SPACING

165 Sporobolus heterolepis / Prairie Dropseed 3" Pots / 2' O.C. / 12-15 Plants

*  Concentrate plantings of Nodding Wild Onion, Lanceleaf Coreopsis, and Purple Prairie
Clover near the exterior of the PA.A planting areas to mask the stems of the larger plants
in these areas.  These plants do not exclusively need to be planted at the exterior of the
planting areas.

PERENNIAL PLANTING AREA D (PA.D) - 1053 SQ. FT.

WILDFLOWERS
QTY BOTANICAL NAME / COMMON NAME SIZE / SPACING / GROUPING

Asclepias incarnata / Red Milkweed 3" Pots / 18" O.C. / 5-9 Plants

15 Baptisia lactea / White False Indigo 3" Pots /3' O.C. / 3 Plants

49 Iris versicolor / Blue Flag Iris 3" Pots /1' O.C. / 5-9 Plants

49 Liatris pycnostachya / Prairie Blazingstar 3" Pots /1' O.C. / 5-9 Plants

25 Penstemon digitalis / Smooth Penstemon 3" Pots /1' O.C. / 3-5 Plants

49 Solidago ohioensis / Ohio Goldenrod 3" Pots / 18" O.C. / 5-9 Plants

25 Vernonia fasciculata / Ironweed 3" Pots / 18" O.C. / 3-5 Plants

15 Veronicastrum virginicum / Culver's Root 3" Pots / 18" O.C. / 3 Plants

GRASSES

QTY BOTANICAL NAME / COMMON NAME SIZE / SPACING

443 Carex vulpinoidea / Fox Sedge 3" Pots / 18" O.C. / 9-15 Plants

*  Concentrate plantings of Blue Flag Iris in the lowest portion of the recessed
bioretention area.

LANDSCAPE REQUIREMENTS
Right-of-Way Screening (ROW)

Size of ROW buffer strip (minimum 10 feet) 10'-30'

Number of ROW screening trees required (1 tree for every 30' or fraction thereof of public
ROW street frontage of the vehicular use area; 265.55 L.F. (Research Park Drive) + 327.04 L.F. (
State Street) = 592.59 L.F.; 592.59 / 30 = 20 Trees

20

Number of ROW screening trees provided (rw) 20

Hedge, shrubs, berm and/or wall provided in ROW buffer strip? Shrubs

If shrubs used, number of shrubs required (1 shrub for every 4 lineal feet; 592.59/4 = 149) 149

Number of shrubs provided (rw) 154

Vehicular Use Area (VUA)

VUA Size (sq. ft.) 53,612

Square feet of interior landscape islands (LI) required 3575

 (VUA 50,000-149,999 sf.:  LI/VUA Ratio is 1:15 sf.;   53,612*0.066=3574.13 sf.)

Square feet of interior landscape islands provided 4,098

Square feet of depressed bioretention interior LI required (Bioretention islands required if
interior landscape island requirement is greater than 700 square ft.) (3575*.5=1787.5) 1788

Square feet of depressed bioretention interior landscape islands provided 1799

Number of interior landscape island trees required (1 Deciduous shade tree for every 250
square feet of required interior landscape island; 3575/250=14.3; round to 15 trees) 15

Number of interior landscape island trees provided (li) 15

Conflicting Land Use Buffer (CLUB)

Landscape buffer required N
Landscape buffer provided N
Trees required 0
Trees provided 0
Hedge, landform berm, wall, fence or combination required N
Hedge, landform berm, wall, fence or combination provided N

Woodland and Landmark Tree Mitigation

Woodland Trees Removed (DBH inches) NA
Woodland Tree Mitigation required (in caliper inches) NA
(50% of the original DBH for each woodland tree 8 inches or larger that is removed;
0.5*270=135)

Woodland Tree Mitigation proposed (in caliper inches and number of trees)

Landmark Trees Removed (DBH inches) 147

Landmark Tree Mitigation required (in caliper inches) 74

(50% of the original DBH for each landmark tree that is removed; 0.5*147=74)

Landmark Tree Mitigation proposed (in caliper inches and number of trees) 21"; 7 Trees @ 3" Cal.

*6' tall evergrees assumed to be 2" DBH, and 8' evergreens assumed to be 3" DBH 32"; 16 Trees @ 2" Cal.

Total Tree Mitigation proposed (r) 45"; 15 Trees @ 3" Cal.

Total Tree Mitigation Proposed (r) 98"; 38 Trees

03/08/17SPA

03/15/17SPA
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August 26, 2016 
 
 
RE: Stellar Hospitality AA3, LLC 
 Holiday Inn Express & Suites / 3853 Research Park Drive 
 Citizen Participation Report 
 
 
The Citizen Participation meeting was held at the Ann Arbor District Library Downtown Library 
Conference Room A on August 25, 2016 beginning at 6:30pm.  A total of eighty-six (73) 
property owners and residents were sent notices of the meeting via the United States Postal 
Service.   
 
No attendees were at the meeting, other than the development representative.  Information 
regarding the proposed site development was present at the meeting and available for review 
and discussion.  Attached to this letter is a summary of the items that were available for review 
at the meeting.  
 
Sincerely, 
BUD DESIGN & ENGINEERING SERVICES, INC. 

 
Andrew Andre, PE 
President 

 
Attachments: Notice of Citizen Participation Meeting 
  Signage Notification 
  Library Room Confirmation 
  Sign-In Sheet 
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