
PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of July 18, 2017 
 
 

  
SUBJECT: Homewood Suites Planned Project Site Plan for City Council Approval 

(2457 South State) 
File Nos. SP16-003 

 
 

PROPOSED CITY PLANNING COMMISSION MOTION 

         The Ann Arbor City Planning Commission hereby recommends that the Mayor 
and City Council approve the Homewood Suites Planned Project Site Plan subject 
to preliminary plan approval by the Washtenaw County Water Resources 
Commissioner.   

 
STAFF RECOMMENDATION  

 
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 increased height is consistent 
with the standards of Section 5:70 and is a benefit because this proposal provides reduced 
impervious surface, understructure parking, partial vegetated roof, four bicycles for guests, and 
takes advantage of public transit by providing bus passes for employees.    
 

LOCATION 
 
The site is located on the east side of South State Street, north of Oakbrook (South Area).  This 
site is located in the Malletts Creek Watershed. 
 

SUMMARY 
 
On May 2, 2017, Planning Commission postponed the Homewood Suites Site Plan to allow the 
petitioner to address Planning Commission comments regarding building elevations, impervious 
surface, and planned project benefits. The petitioner has submitted revised plans and staff has 
completed a review of the plans. 
 
There have been several changes to the site plan in response to Planning Commission 
concerns. Additional windows have been added to the first floor lobby area of the building, 
petitioner states that additional windows could not be added to the upper levels due to the floor 
layout and design that includes locations of mechanical equipment, stairwell structural elements 
or locations of fixtures. The petitioner has reduced the surface parking area by three parking 
spaces and has added a mountable landscape island in the center of the ground floor parking 
turnaround area.  
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The Planned Project benefits have also been modified with additional elements for 
consideration by the Planning Commission. The owner will keep four bicycles on premises for 
use by guests, a dedicated shuttle van will be provided for transportation of guests, employees 
will be provided AAATA Go passes on a yearly basis, two electric vehicle charging stations will 
be provided, and solar panels will be incorporated on the roof in order to provided supplemental 
power.  These items will be noted on the site plan and should be included in the motion if 
Planning Commission recommends approval of the site plan.  
 
At the request of staff and in order to justify the additional height requested, the petitioner has 
also provided an alternative plan that shows a structure in compliance with the zoning height 
requirement, which eliminates the underground parking structure. This alternative plan has 
parking in front of the building as well as an additional surface parking lot in the rear. This would 
result in significant increase of grading on the site, additional landmark tree removal and a 9.3% 
increase in the total impervious surface on the site.  
 
All changes have been reviewed and approved by appropriate City Staff.  
 
Prepared by Matt Kowalski 
Reviewed by Brett Lenart 
 
 
Attachments:  5/2/17 Planning Staff Report 
   Alternative Analysis #3 Plan 
   Revised Architectural Elevations  
       
          
c: Petitioner: Stellar Hospitality AA2, LLC 
   Jimmy Asmar  
   3282 Northwestern Highway 
   Farmington Hills, MI  48334 
 
 

 Owner: Fidelity Enterprises, Inc 
   Richard Whiddon 
   2457 South State Street 
   Ann Arbor, MI  48104   
 
 

 Petitioners Representative: Andy Andre, PE 
     Bud Design & Engineering 
     10775 South Saginaw Street, Suite B 
     Grand Blanc, MI 48439  
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PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of May 2, 2017 
 
 

SUBJECT: Homewood Suites Planned Project Site Plan for City Council Approval  
File Nos. SP16-003    

 

 
PROPOSED CITY PLANNING COMMISSION MOTION 

  
         The Ann Arbor City Planning Commission hereby recommends that 
the Mayor and City Council approve the Homewood Suites Planned Project 
Site Plan subject to preliminary plan approval by the Washtenaw County 
Water Resources Commissioner.   

 

 
 

STAFF RECOMMENDATION 
 

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 increased height is consistent with the 
standards of Section 5:70 and is a benefit because this proposal provides understructure parking  
partial vegetated roof, and takes advantage of public transit by providing bus passes for 
employees.    

 
LOCATION 

 

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

DESCRIPTION OF PETITION 
 

The site is currently zoned C3, Fringe Commercial District, and is approximately 2 acres in size. 
The petitioner proposes demolishing the existing 5,219-square foot building and constructing a 
five-story, 83,019-square foot hotel with 107 suites and a below grade parking structure. This 
project is to be constructed in one phase with the total estimated construction cost of $5,000,000.   
 

Access to the site will be provided through an existing shared driveway off South State Street, 
which will lead to two driveways on the site. One drive leads to a 29 surface parking spaces for 
short-term and general hotel use. The other drive leads to the 81 parking spaces located under the 
structure, for a total of 110 vehicle parking spaces. A total of four Class A enclosed bicycle parking 
will be provided on the first floor of the hotel and an additional six exterior bicycle parking spaces 
are proposed at the hotel entrance.  
 

The footprint of the hotel is 19,957 square feet, however the walls of the parking structure extend 
out for total footprint of 36,857 square feet.  The exposed roof area of the parking structure will  
contain and outdoor patio with fire pit, basketball court and a 6,420-square foot vegetated roof over 
the remaining portion of the underground parking structure.   
 

A planned project modification is requested for the height of the hotel to exceed the four story, 55 
foot maximum to five stories and 71 feet in height. Due to the significant slope on the site, the 
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height of the building ranges significantly from the front to the back.  The height at the front face of 
the building along State Street is 54 feet 6 inches. However, because of architectural features and 
roof access, the roof line rises to 63 feet 10 inches, approximately 30 feet from the front face and is 
the maximum height of 75 feet 10 inches at the rear due to the slope of the land. Building height is 
calculated as an average of the maximum height including any architectural features.   
 

In exchange for exceeding the maximum height, the petitioner proposes understructure parking, 
vegetated roof, bus passes for employees, and shared access with an adjacent property to the 
north.   
 

A Sidewalk link is proposed from South State Street to the hotel is proposed.  Internal sidewalks 
are also proposed around the perimeters of the building.      
 

Currently, there is not storm water detention on site.  One hundred year storm detention will be 
provided underground on the east side of the site behind the parking structure.   This site provides 
infiltration and detention with porous soils and has been designed to the new Rules of the 
Washtenaw County Water Resource Commissioner.   
 

Removal of two landmark Cottonwood trees located near the rear of the site is proposed, other 
trees being removed are low quality or listed as invasive species. A total of 34 mitigation trees will 
be planted around the site.  One depressed bioretention island is provided on the western, interior 
parking lot island near the front entrance.    
 

The petitioner held an informational meeting in compliance with the Citizens Participation 
Ordinance.  There were two members of the public in attendance. At the time this staff report was 
written, no comments have been received from the public.   
 

 COMPARISON CHART 

 

  EXISTING PROPOSED PERMITTED/REQUIRED 

Zoning 
C3 (Fringe Commercial 
District) 

C3  C3 

Gross Lot Area 88,862 sq ft  88,862 sq ft 6,000 sq ft MIN 

Maximum Useable Floor Area 
in Percentage of Lot Area 

5,219 sq ft 
(6%) 

83,019 sq ft 
(93.4%) 

 207,346 sq ft MAX 
(200%) 

  
 S

e
tb

a
c
k
s
 Front (west) 107 ft 10 ft 

10  ft MIN 
25 ft MAX 

Side  
6.9 ft north  
41.1 ft south   

61.8 ft north 
5 ft south 

None 

Rear (east)  332.8 ft  199 ft None 

Building Height 1 story 71 ft 4 inches (5 stories)* 55 ft (4 stories) MAX 

Parking - Automobiles 24 
110 spaces – 29 surface, 
81 under structure  

 107 spaces MIN 

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

 4 spaces MIN - Class A 
  

 
* Planned project modifications requested. 
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SURROUNDING LAND USES AND ZONING 
 

 LAND USE ZONING 

 
NORTH 

 
Self-Storage  

 
C3 (Fringe Commercial District) 

 
EAST 

 
Vacant 

 
C3 (Fringe Commercial District) 

 
SOUTH 

 
Vacant 

 
M1 (Limited Industrial District) 

 
WEST 

 
University 

 
PL (Public Land) 

 
HISTORY  

 

The existing commercial building on the site was constructed in 1992.  The site was recetly 
occupied by Computer Medic. 
 

PLANNING BACKGROUND 
 

The South State Street Corridor Plan recommends commercial uses for this site.  Retail and hotel 
uses would be appropriate if located along the South State frontage to encourage pedestrian 
access.  Drive throughs are not appropriate along this gateway portion of South State Street.   
 

This area is an important hospitality district, with lodging and restaurant options located within 
walking distance of each other.  New uses should be designed to encourage convenient non-
motorized and transit access and connect driveways and sidewalks to adjacent sites.  Additional 
drive openings onto South State Street are discouraged.   
 

The Master Plan: Land Use Element recommends commercial uses for this site.   
 

The Non-Motorized Plan recommends bicycle lanes and sidewalks on both sides of the street for 
South State Street. 

 

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. 

 
 The property meets the minimum size. 

 

This lot exceeds the minimum lot size required for C3 zoning.   
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(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 increase in the building height will provide for greater density for the project. 
Being able to maximize the developable footprint allows the incorporation of 
underground parking to coincide with the topographic features of the property. 
Reduction of impervious surface is planned with the use of a vegetative roof system 
over the underground parking.  Another benefit that is planned to be incorporated with 
the project is being able to capitalize on the location of the property in relation to 
public transportation routes.  S. State St. is along the full-time service route of bus 
service.  Bus passes for workers is planned as part of the development. 

 

The 6,420 square foot vegetated roof reduces water runoff and helps reduce the heat 
island effect from an impervious roof. While there is no open space requirement for the C3 
district, under structure parking helps reduce overall impervious surfaces on the site 
allowing for more open space. The reduced setback results in improved pedestrian 
orientation because it reduces the distance between the building and nearby transit stops 
and public sidewalk 

 

(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 an existing driveway approach 
on S. State St.  There is an existing driveway and cross-access agreement for vehicular 
access  
 

 Traffic information and access was reviewed and approved by the traffic engineer.  
 

(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 
an extended stay property to Ann Arbor travelers.  The proposed use will be harmonious with 
adjacent land and buildings 
 

While it will be higher than adjacent buildings, the front of the building complies with the 
maximum height for the C3 District, buildings of similar height could be constructed on the 
adjacent parcel. The proposed use will be harmonious with adjacent land uses and buildings. 
The project is consistent 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. 
 T
he minimum standards of off-street parking and landscaping are provided for in the 
proposed development.  The use of a vegetative roof is proposed. 
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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 standards have all been met or exceeded for these requirements.   
 

 The project is consistent with the proposed C3 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 C-3 
zoning district 
 

The proposed uses are consistent with the Master Plan and permitted uses in the C3 zoning 
district. 

 
STAFF COMMENTS 

 

Public Services - Engineering - Sanitary sewer mitigation calculations require revisions. This will 
need to be completed before the project is scheduled for City Council.  
 

Storm Water Management –   This site did not previously contain storm water detention. The storm 
water management system is under the jurisdiction of the Washtenaw County Water Resources 
Commissioner’s office. Preliminary plan approval is needed before the site plan is considered by 
City Council.  
 

Planning –  Staff supports this proposal and the Planned Project request, benefits proposed justify 
the modifications proposed. The Planned Project approval is requested in order to exceed the 
maximum height of 55 feet. There is a significant slope on the site with a grade decrease of 
approximately 30 feet from the front of the site to the rear. While the maximum height of the 
building will be 75 feet in the rear with the exposed foundation of the parking garage, the front 
façade along State Street will comply with the maximum height of 55 feet. The finished floor 
elevation of the entire hotel structure to the top of the roof deck is 52 feet; however architectural 
features, slope, and the parking structure increase the maximum height measurements. The tallest 
part of the structure will be located away from State Street and is not located close to any 
residential, but adjacent to a vacant C3 zoned parcel and the Ann Arbor Public Schools bus 
storage and maintenance facility. The increase in height allows for a decreased footprint of the 
building which provides area for the outdoor amenities and the 6,420 square foot vegetated roof. 
Understructure parking also results in less surface parking and overall decrease in impervious 
surface.  The project does meet the use recommendation as supported in the South State Street 
Corridor Plan. 
 
 

Prepared by Matt Kowalski 
Reviewed by Brett Lenart 
/mg 
4/24/17 
 
 

Attachments: 5/28/15 Citizen Participation Meeting Summary      
   Zoning/Parcel Maps 
   Aerial Photo 
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   Site Plan 
   Underground Parking Plan 
   Landscape Plan 
   Elevations 
 
 

c: Petitioner: Stellar Hospitality AA2, LLC 
   Jimmy Asmar  
   3282 Northwestern Highway 
   Farmington Hills, MI  48334 
 
 

 Owner: Fidelity Enterprises, Inc 
   Richard Whiddon 
   2457 South State Street 
   Ann Arbor, MI  48104   
 
 

 Petitioners Representative: Andy Andre, PE 
     Bud Design & Engineering 
     10775 South Saginaw Street, Suite B 
     Grand Blanc, MI 48439  
 
 

 Systems Planning 
 File No. SP16-003 
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K E Y    N O T E S:

E X T E R I O R   M A T E R I A L   L E G E N D

B U I L D I N G    S I G N A G E 

G E N E R A L    N O T E S:

1. REVIEW ALL SIGHTLINES AROUND PROPERTY BEFORE 
 LOCATING ROOFTOP EQUIPMENT.  VERIFY ALL 
EQUIPMENT IS ADEQUATELY SCREENED.

2. DO NOT EXCEED (5) STRUCTURAL BAYS WITHOUT 
 INTRODUCING A VERTICAL ELEMENT (I.E. BUILDING
 OFFSET, PILASTER, ETC.)

3. ALL EXTERIOR VENTS, GRILLES, MECHANICAL LOUVERS
AND EXTERIOR HOLLOW METAL DOORS TO BE FINISHED
TO MATCH ADJACENT EXTERIOR MATERIAL.

ALL SIGNAGE INDICATED FOR ILLUSTRATIVE  PURPOSES
ONLY. LOCATION, SIZE, ETC. TO BE  DETERMINED ON AN
INDIVIDUAL PROJECT  BASIS.
MINIMUM 3/4" PLYWOOD BACKERBOARD REQUIRED  AT
SIGN LOCATIONS. AREA SHOULD COVER ENTIRE
LENGTH AND HEIGHT OF FASCIA OR SPACE  AVAILABLE
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OBTAINED FROM SIGN COMPANY. TYPICAL 120V
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UP THE WALL. PENETRATION LAYOUT MAY  BE
OBTAINED FROM SIGN COMPANY.
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ALTERNATIVE ANALYSIS #3

IN ORDER TO MEET ZONING STANDARDS FOR BUILDING HEIGHT AND NOT BE A PLANNED PROJECT REQUEST, AN

ALTERNATE ANALYSIS WAS CONDUCTED.  IN THIS SCENARIO THE HOTEL IS 4-STORIES AND 87 ROOMS.  THE OVERALL

FOOTPRINT REMAINS APPROXIMATELY THE SAME AS THE 5-STORY VERSION, HOWEVER NO UNDERGROUND PARKING IS

PROPOSED AND ALL SURFACE PARKING IS PLANNED.  SURFACE PARKING ALONG THE FRONTAGE OF S. STATE STREET WAS

PROVIDED ALONG WITH PARKING IN THE REAR OF THE PROPERTY IN ORDER TO MEET ORDINANCE REQUIREMENTS. THE

LOCATION OF THE PARKING WOULD IMPACT TREES IN BOTH THE FRONT AND REAR OF THE PROPERTY.  ALSO, THE SLOPES

ALONG THE MIDDLE PORTION OF THE PROPERTY WOULD BE IMPACTED.  THE OVERALL IMPERVIOUSNESS OF THE SITE

WOULD ALSO INCREASE DUE TO THE REDUCTION IN THE OPEN SPACES FOR SURFACE PARKING AND ELIMINATION OF THE

VEGETATIVE ROOF SYSTEM.

Know what's

R

HOMEWOOD SUITES

4 STORIES

87 ROOMS / 87 PARKING SPACES

OPTION IMPERVIOUS RATIO Cw

PLAN SELECTION 67.4% 0.73

ALTERNATIVE ANALYSIS #3 76.7% 0.80
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2. DO NOT EXCEED (5) STRUCTURAL BAYS WITHOUT 
 INTRODUCING A VERTICAL ELEMENT (I.E. BUILDING
 OFFSET, PILASTER, ETC.)

3. ALL EXTERIOR VENTS, GRILLES, MECHANICAL
LOUVERS AND EXTERIOR HOLLOW METAL
DOORS TO BE FINISHED TO MATCH ADJACENT
EXTERIOR MATERIAL.

ALL SIGNAGE INDICATED FOR ILLUSTRATIVE
PURPOSES ONLY. LOCATION, SIZE, ETC. TO BE
DETERMINED ON AN INDIVIDUAL PROJECT  BASIS.
MINIMUM 3/4" PLYWOOD BACKERBOARD
REQUIRED  AT SIGN LOCATIONS. AREA SHOULD
COVER ENTIRE  LENGTH AND HEIGHT OF FASCIA
OR SPACE  AVAILABLE FOR SIGN.
ELECTRICAL AND FINAL CONNECTION BY
CONTRACTOR. ELECTRICAL REQUIREMENTS MAY
BE  OBTAINED FROM SIGN COMPANY. TYPICAL
120V  REQUIREMENT.
RACEWAYS / WIREWAYS ARE NOT ALLOWED
PERMANENT ACCESS DOORS TO INTERIOR OF
ALL
PARAPETS WHERE SIGNS ARE LOCATED TO BE
PROVIDED BY CONTRACTOR. CONTRACTOR TO
FURNISH AND CONNECT PRIMARY ELECTRICAL
SERVICE INSIDE PARAPET WALL.
GUESTROOMS OR PUBLIC SPACES WITH
SIGNAGE
ON EXTERIOR WALLS MUST HAVE ELECTRICAL
PENETRATIONS AND/OR REMOTE
TRANSFORMERS  COORDINATED AND/OR
INSTALLED PRIOR TO  CLOSING UP THE WALL.
PENETRATION LAYOUT MAY  BE OBTAINED FROM
SIGN COMPANY.

1.

2.

3.

4.
5.

6.

1. EMERGENCY OVERFLOW ROOF SCUPPER
2. CONTROL JOINT-LOCATE PER MFR'S RECOMMENDATIONS
3. COORDINATE ELECTRICAL REQUIREMENTS FOR 

SIGNAGE - REFER ALSO TO 'BUILDING SIGNAGE' BELOW
4.
5. PRE-FINISHED ALUMINUM WINDOWS AND LOUVERS, 
6. ALUMINUM STOREFRONT
7. PARAPET AT LOW ROOF
8. AUTOMATIC SLIDING DOORS
9.

10. INSULATED HOLLOW METAL DOOR AND FRAME
CLEARANCE SIGN

ELEVATOR OVERRUN

11. COVERED SECONDARY ENTRY
12. EXTERIOR WALL SCONCE
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WEST ELEVATION
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EAST ELEVATION
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MATERIAL 'A':

E.I.F.S FACADE
MAKE: StoTherm E.I.F.S.
FINISH: SMOOTH / LIMESTONE
COLOR: EGGWHITE SW 6364

MATERIAL 'B':

E.I.F.S FACADE
MAKE:  StoTherm E.I.F.S.
FINISH: SMOOTH / LIMESTONE
COLOR: LATTE SW6108

MATERIAL 'C':

STONE FACADE
MAKE: ELDORADO STONE
STYLE: CLIFFSTONE
COLOR: MANZANITA

MATERIAL 'D':

E.I.F.S FACADE
MAKE:  StoTherm E.I.F.S.
FINISH: SMOOTH / LIMESTONE
COLOR: CONNECTED GRAY SW6165

MATERIAL 'E':

E.I.F.S FACADE
MAKE:  StoTherm E.I.F.S.
FINISH: SMOOTH / LIMESTONE
COLOR: RESTRAINED GOLD SW6129

MATERIAL 'F':

PRE-FIN. BREAK METAL CAP AND FLASHING
(COLOR IS TO MATCH ADJ. MATERIAL)

JASON P.

KRIEGER

ARCHITECT

No.
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Exterior Elevations




