
PLANNING AND DEVELOPMENT SERVICES REVISED STAFF REPORT 

For the Planning Commission Meeting of November 19, 2019 

 

SUBJECT: MMG Plymouth Road Mixed Use Development  
 (3611-3621 Plymouth Road)  
 Rezoning – Project no. Z19-007 
 Site Plan for City Council Approval with Planned Project 

Modifications – Project No. SP19-003 
 Special Exception Use – Project No. SEU19-002 

  

PROPOSED CITY PLANNING COMMISSION MOTION 

 The Ann Arbor City Planning Commission hereby recommends that the 
Mayor and City Council approve the MMG Plymouth Road Mixed Use 
Development rezoning from PUD to C3 (Fringe Commercial).   

 

PROPOSED CITY PLANNING COMMISSION MOTION 

 The Ann Arbor City Planning Commission hereby recommends that the 
Mayor and City Council approve the MMG Plymouth Road Mixed Use 
Development Site Plan and Planned Project Modifications to increase the 
maximum height to 65 feet 10 inches and eliminate the maximum front 
setback requirement for new buildings, subject to providing solar orientation 
and energy conserving design by using a solar panel array on the roof of the 
new building and maintaining a minimum of 30% open space. 

 

PROPOSED CITY PLANNING COMMISSION MOTION 

 The Ann Arbor City Planning Commission hereby recommends that the 
Mayor and City Council approve the special exception use request for a 
drive-through facility at 3611 Plymouth Road.     
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SUMMARY:   

This staff report and recommendations have been revised to reflect outstanding review 
comments which were mistakenly not taken into consideration.  Revisions and new 
paragraphs are highlighted in light gray.     

Three related applications have been submitted for approval.  First, a petition to rezone 
this 4.5-acre site from PUD to C3 (Fringe Commercial).  Second, a proposed site plan to 
demolish two of the existing buildings and construct a six-story, 76,200-square foot, 
127-room hotel and remodel the existing restaurant into a new restaurant.  Planned 
project modifications are requested as part of the site plan to allow increased height and 
increased front setback.  Third and finally, a special exception petition to allow a drive-
through facility to be added to the remodeled restaurant.   

LOCATION:   

The site is located on the north side of Plymouth Road between US 23 and Green Road 
(Ward 2).   

REVISED STAFF RECOMMENDATIONS:  

Staff recommends that the rezoning petition be postponed until the outstanding site 
plan items are resolved.    

Staff recommends that the site plan, including planned project modifications to 
increase the maximum height and maximum front setback standard, be postponed to 
allow additional time for the applicant to address outstanding items noted by the 
Engineering and Urban Forestry & Natural Resources staff.   

Staff recommends that the special exception use be postponed until the outstanding 
site plan items are resolved.    

REZONING PETITION:  

Description – The site is currently zoned Bolgos PUD (Planned Unit Development), 
originally approved on December 18, 1973 and revised on May 3, 1982 and July 6, 
1986.  On February 2, 2015, 3 acres of the PUD district was rezoned to C3 (Fringe 
Commercial).  The Bolgos PUD district allows two 2-story 17,244-square foot motels, a 
one-story restaurant, and retail sales except restaurants and single-tenant office use in 
a 20,300-square foot building.  No other uses or building configurations are allowed.  
The applicant requests that the remaining 4.5-acres of the PUD district be rezoned to 
C3.   

http://a2gov.legistar.com/View.ashx?M=F&ID=3419569&GUID=F7B064DA-F74D-4A7F-A53B-717008848A3D
http://a2gov.legistar.com/View.ashx?M=F&ID=3419569&GUID=F7B064DA-F74D-4A7F-A53B-717008848A3D
https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-003&key=AD%3a1911140210398147
https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-003&key=AD%3a1911140210398147
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Master Plan Recommendation – The  City Master Plan includes 8 elements, adopted 
individually between 2009 and 2017, and together by resolution in 2015.  Together, the 
City Master Plan elements seek to guide the City towards sustainability, conservation, 
and increasing livability, affordability, transportation choices, and dense, mixed uses on 
vibrant, active, friendly streets.  The Land Use Element recommends “mixed uses” for 
this site.   

Standards for Approval – Changes to the text or map of the Unified Development 
Code (Chapter 55 of the Ann Arbor City Code) may be made pursuant to Section 
5.29.9.  To assist the Planning Commission and City Council with their decision, 
applicant submitted a petition with justifications in support of the request.  The petition, 
available here and attached, addresses: 

1. The extent to which the rezoning is necessary.  
2. How the rezoning will affect the public welfare and property rights of persons 

located in the vicinity.  
3. How the rezoning will be advantageous to the City.  
4. How this particular location will meet the convenience and service requirements 

of potential users and occupants.  
5. Any changed or changing conditions in any particular area, or in the City 

generally, which may have bearing on the request.  
6. Other circumstances and factors which further justify the request.  

Staff Comments – In the past 50 years, the Plymouth Road corridor has evolved from 
a rural road into a commercial and transit corridor.  A PUD that only allows retail uses, 
to encourage development, is no longer necessary.  The C3 district is the most 
appropriate current zoning designation as it allows all types of commercial uses 
including hotels and restaurants.   It is also found adjacent to this site.  
 
In staff’s opinion, it does not make sense for the existing PUD district to be amended 
and to adopt modern supplemental regulations when the C3 district suits the needs of 
the applicant, land owner, and community, and provides more flexibility for future uses.   

SITE PLAN APPLICATION:   

Description – The site currently contains two pairs of two-story Red Roof Inn motel 
buildings, each pair having a total of 17,244-square feet, and a 5,000-square foot closed 
Big Boy restaurant.  The proposed site plan calls for demolishing the eastern pair of 
motels, constructing a new six-story, 76,200-square foot, 127 room Hampton Inn hotel, 
and remodeling the restaurant into a Panera Bread, including adding a drive-through 
facility.  Planned project modifications are requested to increase the maximum height 
allowed and increase the maximum front setback standard.  

 

https://www.a2gov.org/departments/planning/Pages/City-Master-Plan.aspx
https://www.a2gov.org/departments/planning/Pages/City-Master-Plan.aspx
https://www.a2gov.org/departments/planning/Documents/MasterPlans/Land_Use_Plan_Nov09.pdf
https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-003&key=ECON%3a190418044649523
https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-003&key=ECON%3a190418044649523
https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-003&key=ECON%3a190418044649523
https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-003&key=ECON%3a190418044649523
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Figure 1 - Proposed Site Plan, Dimensional Plan Sheet:   

 

A development standards review is provided below.  Additional descriptions and notable 
details of the site plan include:   

• Setbacks – The C3 district requires a minimum front setback of 10 feet and a 
maximum front setback of 25 feet.  As a new building, the minimum and 
maximum front setback standard applies to the proposed hotel.  However, it is 
proposed in approximately the same footprint as the existing eastern pair of 
motels, 212 feet set back from the front lot line (the centerline of the shared 
access drive).  A planned project modification to increase the maximum front 
setback is requested to allow the new building as proposed. 

• Highway Frontage – This site plan application is the among the first to be 
considered since Ordinance ORD-19-26 was approved on September 12, 2019 
which changed the definition of front lot line.  The lot lines of the subject site 
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adjacent to U.S. 23 are no longer considered front lot lines.  By definition they are 
now side lot lines.    

• Height – The C3 district requires a maximum height of 4 stories and 55 feet.  The 
proposed hotel is 6 stories and 76 feet in height.  A planned project modification 
to increase the maximum height is requested to allow the new building as 
proposed.  

• Landmark Trees – There are nine landmark trees on the site.  Four are proposed 
to be removed, including a 21” red oak and three 15-inch hawthorns.  The saved 
trees include a 32” and 30” red oak, a 16” crabapple, a 26” Austrian pine, and a 
20” littleleaf linden.  Replacement trees will be planted throughout the site to 
provide a total of 63 inches of mitigation for the removed landmark trees.   

Development Standards Review – Staff has reviewed the site plan for compliance 
with all applicable development standards of the C3 district provided in Chapter 55 
Unified Development Code.  A summary of staff findings is provided in the chart below.  
 

 EXISTING PROPOSED 
REQUIRED/ 
PERMITTED 

Zoning PUD C3  C3 

Lot Area 
4.5 ac. (193,895 sq. 
ft.)  

4.5 acres (193,895 
sq. ft.) 

6,000 sq. ft. MIN 

FAR% 12% (23,326 sq. ft.)   47% (90,533 sq. ft.) 
200% MAX (393,294 
sq. ft. MAX) 

S
e

tb
a

c
k
s
 Front 212 ft.  212 ft. [A] 

10 ft. MIN – 25 ft. 
MAX 

Side (E) 96 ft.  60 ft.  
None 

Side (W) 55 ft.  55 ft.  

Rear 87 ft.  58 ft.  None 

Height 

Motels 2 stories, 
approximately 24 ft.  
Restaurant 1 story, 
approximately 12 ft.   

Hotel 6 stories, 76 ft. 
[B] 

4 stories, 55 ft. MAX 

Vehicle 
Parking 

195 spaces 229 spaces 227 spaces MIN 

https://www.a2gov.org/departments/planning/Documents/Planning/UDC%20-%20Final%20Published%207-18.pdf
https://www.a2gov.org/departments/planning/Documents/Planning/UDC%20-%20Final%20Published%207-18.pdf


3611-3621 Plymouth Road  
Page 6 
 
 

 EXISTING PROPOSED 
REQUIRED/ 
PERMITTED 

Bicycle 
Parking 

None 
6 spaces Class A 
3 spaces Class B 
3 spaces Class C 

6 spaces Class A 
MIN 
3 spaces Class B 
MIN 
3 spaces Class C 
MIN 

[A] Planned Project Modifications requested to allow increased maximum front setback.     
[B] Planned Project Modifications requested to allow increased maximum building 
height.   

Planned Project Modification Standards and Analysis -- The Planning Commission 
may recommend, and City Council may approve, modifications to the area, height and 
placement regulations of the Unified Development Code in the form of a planned project 
site plan, as set forth in Section 5.30.1 of the UDC.   

As set forth in Section 5.30.1.C Standards for Approval, planned projects must: 

a) Meet the lot size requirement of their zoning district, and 
b) Provide one or more of certain features, and 
c) Not create hazardous traffic to adjacent properties, and  
d) Be consistent with proper development, and  
e) Provide required off-street parking and landscaping and screening, and 
f) Met the density or floor area ratio and open space requirements of their 

zoning district, and  
g) Have only permitted uses of their zoning district.   

The applicant requests a modification to allow an increase in the maximum height 
permitted in the C3 district, from 4 stories and 55 feet, to 6 stories and 76 feet.  The 
applicant also requests a modification eliminate the 25-foot maximum front setback 
standard for new buildings in the C3 district.    

As stated by the applicant in their petition, the request modifications “will allow a project 
with greater density, being able to maximize the development footprint [will] allow for the 
installation of a solar panel array on the top of the proposed hotel.”   

Planning Staff Comments -- Staff finds the requested planned project modifications 
meet the standards for approval provided in Section 5.30.1.C, and in particular, the 
proposed modifications will provide open space where none is required (Section 
5.30.1.C.1.b.i) and solar orientation or energy conserving design (Section 
5.30.1.C.1.b.v).  Any one of these three features is sufficient per Section 5:70(1)(b).  It 
appears the development has 30% open space.  The applicant must confirm the 
percentage of open space in the development, and that percentage should be a specific 
condition of planned project modification approval.   

https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-003&key=AD%3a1907240341376550
https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-003&key=AD%3a1907240341376550
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The complete planned project modification petition is available here and is attached.  

Review Staff Comments – Reviews staff have noted the following outstanding items 
that must be addressed to meet applicable development standards and regulations.   

• Engineering – Several revisions and corrections are needed to the dimensional & 
paving plan sheet and utility sheet of the site plan.  Among the necessary 
corrections, location and size of water and sanitary sewer leads must be shown, 
proposed easements must be shown and legal descriptions must be prepared, 
and the sanitary sewer mitigation calculations must be redone.   

• Urban Forestry and Natural Resources – The proposed landmark tree mitigation 
species must be changed to straight species native to Michigan.  Additional 
comments may result after the necessary changes are done, as well.   

 SPECIAL EXCEPTION USE PETITION:  

The Planning Commission may approve, with or without conditions, a special exception 
for certain uses in certain zoning district, as set forth in Section 5.29.5 of the UDC.  The 
Planning Commission must find that the following criteria has been substantially met in 
arriving at its decision, as provided in Section 5.29.5.D:   

1. Consistency with the general objectives of the Master Plan.  
2. Compatible with the general vicinity.  
3. Consistent with the neighborhood and not detrimental.  
4. Not detrimental to the natural environment.  
5. Adequate off-street parking.  
6. Safe pedestrian circulation.  
7. Adequate vehicle movement and traffic.  
8. Compliance with other development standards.  

In addition, drive-through facilities in the C3 district must meet the use specific criteria of 
Section 5.16.6.C.3.  

The complete special exception use petition is available here and attached.  

Staff Comments – The proposed drive-through facility substantially meets the criteria for 
approval.  The drive-through facility has been placed to minimize inconvenience for 
pedestrians while providing adequate vehicle movement through the site.   

 

 

 

 

https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-003&key=AD%3a1907240341376550
https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-003&key=AD%3a1907240341376550
https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-003&key=AD%3a1907240341376550
https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-003&key=AD%3a1907240341376550
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Prepared by Alexis DiLeo 
Reviewed by Brett Lenart 
11/15/19; Revised 11/18/19 
 
Attachments: Zoning Map 
  Aerial Photo 
  Planned Project Petition 
  Special Exception Use Petition 
 
Links:  Site Plan #4 

October 29, 2019 Engineering Review  
October 28, 2019 Natural Resources Review  

   
c: Owner and Applicant – Markus Management Group, 251 E. Merrill St, Birmingham, 

MI  48009 (Doriad Markus, dsmarkus@yahoo.com) 
 Applicant’s Engineer – PEA (jsmith@peainc.com) 
 Systems Planning 
 Project Nos. Z19-007, SP19-003, SEU19-002 

https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-003&key=ECON%3a191023085731888
https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-003&key=ECON%3a191023085731888
https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-003&key=ANWR%3a191029050701520
https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-003&key=ANWR%3a191029050701520
https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-003&key=TGAB%3a191028025616147
https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-003&key=TGAB%3a191028025616147
mailto:dsmarkus@yahoo.com
mailto:dsmarkus@yahoo.com
mailto:jsmith@peainc.com
mailto:jsmith@peainc.com
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For this project the applicant is requesting a modification to Section 5.17-.4 Table 5:17-4
to allow for the building to placed beyond the maximum 25' setback requirement.











City of Ann Arbor 
PLANNING & DEVELOPMENT SERVICES ― PLANNING SERVICES 

100 North Fifth Avenue | P.O. Box 8647 | Ann Arbor, Michigan 48107-8647 

p. 734.794.6265  |  f.  734.994.8312  |  planning@a2gov.org 

 

 
APPLICATION FOR SPECIAL EXCEPTION USE 

See www.a2gov.org/planning/petitions for submittal requirements. 
 

TO: Ann Arbor City Planning Commission 

 

We, the undersigned, respectfully petition the City Planning Commission to approve this special exception 

use request as it relates to the property hereinafter described. 

 

A.  Legal Description 

(Give or attach legal description and include address of property) 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

 
B.  Petitioner Information 

The petitioner(s) requesting the special exception use are: (List petitioners' name; address; telephone 
number; and interest in the land; i.e., owner, land contract, option to purchase, etc.) 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

 

Also interested in the petition are: (List others with legal or equitable interest) 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 
 
C.  Use Request 
The applicant requests special exception use approval to permit the following use(s): (state intended use) 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 
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See Attached

Doraid Markus, Markus Management Group, 251 East Merrill, Suite: 255. Birmingham, Mi 48009
248-892-2222; Owner

Owner

The special exception request is for the construction of a drive thru for the proposed Panera Restaurant

mailto:planning@a2gov.org
http://www.a2gov.org/planning/petitions


< 2 > 10/12/10 

D.  Specific Standards 

The proposed use is allowed in accordance with the Schedule of Use Regulations, Chapter 55 (Zoning 

Ordinance), Section              , Paragraph             .  Specify how the project meets all standards cited.  Add 

attachment if necessary. 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

 

E.  General Standards 

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.  Please explain how and to what extent the following standards are met by the proposal: 

 

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

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

 

2.  Will be designed, constructed, operated and maintained in a manner that is compatible with the 

existing and planned character of the general vicinity. 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

 

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. 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

 

4.  Will not be detrimental to the use, peaceful enjoyment, economic value or development of neighboring 

property, or the neighborhood area in general. 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

 

5.  Will not have a detrimental effect on the natural environment. 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

 

 

 

15.166 C3

The proposed drive thru has been designed to not impair general vehicle circulation on site.
The proposed drive thru is located between two building and does not directly impact traffic flow.
The one (1) pedrestrian crossing is to be signed and will have pavement markings denoting the crossing.

Yes, the project will be consistant with the general objectives of the City Master Plan

Yes, the project will be designed, constructed, operated and maintained in a manner that is 

Yes, the project will be generally consistant with the character of the neighborhood related to
scale and bulk.

Yes, the project will not detrimental to the surrounding | neighboring properties.

The proposed project will not have any detrimental effects on the natural environment.
For this project we are preserving the existing landmarked trees

The current site has a restaurant and hotel use.  The proposed project is planning the same uses.

compatable with the existing and planned character of the general vicinity.
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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.  Please explain how and to what extent the following 

standards are met by the proposal: 

 

6.  The location of and access to off-street parking and the safe provision for pedestrian traffic. 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

 

7. The relationship of the proposed use to main traffic thoroughfares and to streets and road intersections. 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

 

8.  Vehicular turning movements in relationship to traffic flow routes. 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

 

9.  The intensity and character of traffic and parking conditions on the site and in the general area. 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

 

10.  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. 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

 

 

F.  Variance Information 

In addition to the granting of the special exception use, the following variances from City regulations will 

be requested: 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

 

 

Attached is a site plan of the property proposed for special exception use approval, showing the 

The proposed drive thru is located along the side wna dbehind the proposed Panera.  There is one
pedrestrian crossing at the southwest coner of the building.  At this location, pedrestrian crossing
signs and pavement marking are proposed to protect pedrestrians making this crossing.

The drive thru is located away from the private access drive which will allow for traffic circulation
without the potential for drive thru backs.  The amount of drive thru for a typical Panera
is low volume, it is mainly for customer convenience.

The turning movements for vehicles are generally 90 degree turns, which allow for maximum visibility
and orderly traffic flow

The site is design to provide for sufficent parking fields in and around the proposed uses.  Traffic 
will enter the site from a private access drive from Plymouth Road.  The existing parking area 
around the site have a similar type design.

The proposed uses will not require additional public services or facilities.  The proposed uses will not be

detrimental to the social and economic welfare of Ann Arbor.  The new uses will provide for additional
employment opportunities and increase the property values in the area since it replacing an outdated
hotel and and closed restaurant.

No variances are being requested.
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boundaries of the property, the buildings, vehicular use areas, and all requirements set forth in Chapter 57 

(Subdivision and Land Use Controls). 

 

The undersigned states he/she is interested in the property as aforesaid and that the foregoing 

statements are true and correct to the best of his/her knowledge and belief. 

 

 

Dated:                                               

 

 Signature: ____________________________________ 

  ____________________________________________ 

  ____________________________________________ 

  ____________________________________________ 

 (Print name and address of petitioner) 
STATE OF MICHIGAN 

 

COUNTY OF WASHTENAW 

 

 

On this            day of                                , 19      , before me personally appeared the above named 

petitioner(s), who being duly sworn, say that they have read the foregoing petition and by them signed, 

and know the contents thereof, and that the same is true of their knowledge, except as to the matter 

therein stated to be upon their information and belief, and as to those matters they believe it to be true. 

 

 

 Signature: ___________________________________ 

  ___________________________________________ 

  ___________________________________________ 

  ___________________________________________ 

  ___________________________________________ 

 My Commission Expires:  ______________________ 

 

  

 





LEGAL DESCRIPTIONS 
 
PARCEL 09-09-14-400-009  
Per Reputation First Title Agency (First American Title Insurance Company)  
Commitment No. 26857, Commitment Date January 22, 2018.  
 

The land referred to in this Commitment is described as follows: 

Situated in the City of Ann Arbor, County of Washtenaw, State of   Michigan. 

Commencing at the South 1/4 corner of Section 14, T2S, R6E, City of Ann Arbor, Michigan; 
thence N 00 degrees 05' 50" E 810.08 feet along the North and South 1/4 line of said Section: 
thence N 70 degrees 54' 30" E 759.87 feet along the centerline of Plymouth Road for a PLACE 
OF BEGINNING: thence N 19 degrees 05' 30" W 243.0 feet: thence 43.57 feet along the arc of a 
tangential curve to the left, radius 108.0 feet, chord N 30 degrees 39' W 43.29 feet; thence 
Northeasterly 59.62 feet along the arc of a non-tangential circular curve to the left, radius 65.0 
feet, chord N 23 degrees 38' E 57.37 feet; thence N 70 degrees 53' 40" E 58.86 feet; thence N 19 
degrees 06' 20" W 13.0 feet; thence N 70 degrees 53' 40" E 129.33 feet; thence S 19 degrees 06' 
20" E 152.16 feet; thence S 25 degrees 53' 40" W 266.60 feet; thence S 70 degrees 54' 30" W 30.26 
feet along the centerline of Plymouth Road to the Place of Beginning, being part of the Southeast 
1/4 of said Section. 

 

PARCEL 09-09-14-400-008 

(Per First American Title Insurance Company Commitment File No. NCS-881874-HOU1, 
Commitment Date November 28, 2017.  

 

The land referred to in this Commitment, situated in the County of Washtenaw, City of Ann 

Arbor, State of Michigan, is described as follows: 

 

Commencing at the South 1/4 corner of Section 14, Town 2 South, Range 6 East, City of Ann 
Arbor, Michigan; thence North 00 degrees 05 minutes 50 seconds East 810.08 feet along the North 
and South 1/4 line of said Section; thence North 70 degrees 54 minutes 30 seconds East, 349.47 
feet along the centerline of Plymouth Road; thence North 00 degrees 05 minutes 30 seconds East, 
347.77 feet for a place of beginning; thence continuing North 00 degrees 05 minutes 30 seconds 
East, 299.23 feet; thence North 70 degrees 54 minutes 30 seconds East, 641.13 feet; thence South 
41 degrees 20 minutes 20 seconds West, 258.60 feet; thence South 19 degrees 06 minutes 20 
seconds East, 142.85 feet; thence South 70 degrees 53 minutes 40 seconds West, 129.33 feet; 
thence South 19 degrees 06 minutes 20 seconds East, 13.0 feet; thence South 70 degrees 53 minutes 
40 seconds West, 58.86 feet; thence 59.62 feet along the arc of a nontangential circular curve to 
the right, radius 65.0 feet; chord South 23 degrees 38 minutes West, 57.37 feet, thence 116.47 feet 
along the arc of a nontangential circular curve to the left, radius 108.00 feet, chord North 73 
degrees 06 minutes 20 seconds West, 110.91 feet; thence 200.28 feet along the arc of a circular 
curve to the left, radius 500.0 feet, chord South 64 degrees 30 minutes 30 seconds West, 198.94 
feet to the place of beginning, being a part of the Southeast 1/4 of said Section 14. 



Together with and subject to the rights of others in a Non-exclusive 27 foot wide easement, the 
centerline of which is described as: Commencing at the South 1/4 corner of Section 14; Town 2 
South, Range 6 East, City of Ann Arbor, Michigan; thence North 00 degrees 05 minutes 50 seconds 
East, 810.08 feet along the North and South 1/4 line of said Section; thence North 70 degrees 54 
minutes 30 seconds East, 349.47 feet along the centerline of Plymouth Road; thence North 00 
degrees 05 minutes 30 seconds East, 347.77 feet for a place of beginning; thence 200.28 feet along 
the arc of a nontangential circular curve to the right; radius 500.00 feet, chord North 64 degrees 
30 minutes 30 seconds East, 198.94 feet; thence 160.05 feet along the arc of a circular curve to the 
right, radius 108.0 feet; chord South 61 degrees 32 minutes 45 seconds East, 145.80 feet; thence 
South 19 degrees 05 minutes 30 seconds East, 243.0 feet to the place of ending, being a part of the 
Southeast 1/4 of said section, for the purpose of ingress and egress from Parcel II above as created 
by Development and Easement Agreement recorded in Liber 1673, page 501, Washtenaw County 
Records, as amended by document recorded in Liber 3877, Page 724 Washtenaw County Records. 

 

Together with and subject to the rights of others in a Non-exclusive 27 foot wide easement, the 
centerline of which is described as: Commencing at the South 1/4 corner of Section 14, Town 2 
South, Range 6 East, City of Ann Arbor, Michigan; thence North 00 degrees 05 minutes 50 seconds 
East, 810.08 feet along the North and South 1/4 line of said Section; thence North 70 degrees 54 
minutes 30 seconds East, 759.87 feet along the centerline of Plymouth Road; thence North 19 
degrees 05 minutes 30 seconds West, 243.00 feet; thence 43.57 feet along the arc of a circular 
curve to the left, radius 108.00 feet, chord North 30 degrees 39 minutes West, 43.29 feet for a 
place of beginning; thence Northeasterly 59.62 feet along the arc of a nontangential circular curve 
to the left, radius 65.0 feet, chord North 23 degrees 38 minutes East, 57.37 feet for a place of 
ending, being a part of the Southeast 1/4 of said section, for the purpose of ingress to and egress, 
as created by Development and Easement Agreement recorded in Liber 1673, page 501, 
Washtenaw County Records, as amended by document recorded in Liber 3877, Page 724 
Washtenaw County Records. 
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CONSTRUCTION CONTRACTOR AGREES THAT IN

ACCORDANCE WITH GENERALLY ACCEPTED

CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION

OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS

AND PROPERTY; THAT THIS REQUIREMENT SHALL BE

MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED

TO NORMAL WORKING HOURS, AND CONSTRUCTION

CONTRACTOR FURTHER AGREES TO DEFEND,

INDEMNIFY AND HOLD DESIGN PROFESSIONAL

HARMLESS FROM ANY AND ALL LIABILITY, REAL OR

ALLEGED, IN CONNECTION WITH THE PERFORMANCE

OF WORK ON THIS PROJECT EXCEPTING LIABILITY

ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN

PROFESSIONAL.
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CONSTRUCTION CONTRACTOR AGREES THAT IN
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CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE

FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
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CONDITIONS DURING THE COURSE OF CONSTRUCTION
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CONSTRUCTION CONTRACTOR AGREES THAT IN

ACCORDANCE WITH GENERALLY ACCEPTED

CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION

OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS

AND PROPERTY; THAT THIS REQUIREMENT SHALL BE

MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED

TO NORMAL WORKING HOURS, AND CONSTRUCTION

CONTRACTOR FURTHER AGREES TO DEFEND,

INDEMNIFY AND HOLD DESIGN PROFESSIONAL

HARMLESS FROM ANY AND ALL LIABILITY, REAL OR

ALLEGED, IN CONNECTION WITH THE PERFORMANCE

OF WORK ON THIS PROJECT EXCEPTING LIABILITY

ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN

PROFESSIONAL.
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THE LOCATIONS AND ELEVATIONS OF EXISTING

UNDERGROUND UTILITIES AS SHOWN ON THIS

DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS

EITHER EXPRESSED OR IMPLIED AS TO THE

COMPLETENESS OR ACCURACY THEREOF. THE

CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE

FOR DETERMINING THE EXACT UTILITY LOCATIONS AND

ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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KEY:

= INTERIOR LANDSCAPE TREES

= EXISTING TREES TO REMAIN

WITH TREE PROTECTION FENCE

= SCREENING SHRUBS

= IRRIGATED SEED LAWN

= FOUNDATION PLANTINGS  

= RIGHT-OF-WAY TREES AND SHRUBS

(NOT SITE PLAN REQUIRED) 

TO BE DETAILED DURING CONSTRUCTION 

DRAWINGS

= INTERIOR LANDSCAPE AREA

165 SF AND 8' WIDE MIN.

= PERENNIALS/ BIOSWALE  PLANTS

  SWALE SEED MIX IN BIO RETENTION

BASIN WITH MAT

  BY CARDNO NATIVE PLANT NURSE

=LANDMARK TREE TO BE SAVED

WITH TREE PROTECTION SHOWN OUTSIDE

OF THE CRITICAL ROOT ZONE,

FENCE PLACED OUTSIDE DIA. OF TREE,

AT 1' FOR EVERY 1" OF TREE DBH

= REPLACEMENT TREES

= VEHICULAR USE AREA

= BIOSWALE PLANTINGS
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TO BACKFILLING. 

NOTE:  PLANT SO THAT TOP OF ROOT

AMEND SOIL PER SITE

WATER & TAMP TO

DISCARD OFF- SITE ALL 

NON-BIODEGRADABLE MATERIAL. 

PLACE ROOT BALL ON UNEXCAVATED

OR TAMPED SOIL

CONNECT FROM TREE TO STAKE, 

REMOVE AFTER ONE (1) YEAR.

OPPOSITE FROM EACH OTHER, AND

ALLOW FOR FLEXIBILITY.

(DO NOT USE WIRE & HOSE)

 SHREDDED HARDWOOD 

STAKE JUST BELOW BRANCHES WITH 

4" DEEP  AND LEAVE

3" CIRCLE OF BARE

SOIL AROUND TREE TRUNK.

REMOVE ALL BURLAP

 FROM TOP 1/3 RD. OF ROOTBALL.

DO NOT PLACE MULCH 

IN CONTACT WITH TREE TRUNK.

 BARK  MULCH TO DRIPLINE.

REMOVE STAKE AND STRAP AFTER 

NOTE:  STAKING AS REQUIRED.  

STAKE PLANTS WITHIN 24 HOURS.  

4" CONTINUOUS RIM

FORM SAUCER WITH

DRIVEN (MIN. 18") FIRMLY 

3 - 2" x 2" HARDWOOD STAKES

INTO SUBGRADE PRIOR

HIGHER IF IN POORLY DRAINED SOILS.

BALL IS FLUSH TO GRADE OR 1-2"

SPECIFIED PLANTING MIX,

REMOVE AIR POCKETS.

 CONDITIONS AND TREE

REQUIREMENTS.

1 GROWING SEASON.

FINISH GRADE

6"

TYP.

SHREDDED HARDWOOD

BARK  MULCH  4" DEEP  AND

LEAVE 3" CIRCLE OF BARE

SOIL AROUND TRUNK. DO

NOT PLACE MULCH  IN

CONTACT WITH TRUNK.

SPECIFIED PLANTING MIX,

WATER & TAMP TO

REMOVE AIR POCKETS.

FORM SAUCER WITH

4" CONTINUOUS RIM.

NOTE: PLANT SO THAT TOP OF

ROOTBALL IS EVEN WITH THE

FINISHED GRADE OR 1-2" HIGHER IF

IN POORLY DRAINED SOILS.

NOTE: DO NOT COVER TOP

OF ROOT BALL WITH SOIL.

REMOVE UPPER

1/3 OF BURLAP

FROM ROOTBALL.

REMOVE ALL

NON-BIODEGRADABLE

MATERIALS FROM THE

ROOTBALL.

PLACE ROOTBALL ON

UNEXCAVATED OR

TAMPED SOIL.

STEEL POSTS AT 5' O.C.

4' HT. PROTECTIVE FENCING,

EITHER WOODEN OR PLASTIC

ORANGE SNOW FENCING.

PROVIDE FENCE AROUND CRITICAL

ROOT ZONE OF TREE.

FENCE SHALL BE PLACED IN A

CIRCLE WITH A RADIUS OF 1' PER 1"

DIAMETER OF THE TREE MEASURED

AT 4.5' ABOVE GROUND.

CRITICAL

ROOT ZONE

TOPSOIL

EXISTING TREE

ORGANIC LAYER

½ 

¼ ¼ 
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HARMLESS FROM ANY AND ALL LIABILITY, REAL OR

ALLEGED, IN CONNECTION WITH THE PERFORMANCE

OF WORK ON THIS PROJECT EXCEPTING LIABILITY

ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN

PROFESSIONAL.
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THE LOCATIONS AND ELEVATIONS OF EXISTING

UNDERGROUND UTILITIES AS SHOWN ON THIS

DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS

EITHER EXPRESSED OR IMPLIED AS TO THE

COMPLETENESS OR ACCURACY THEREOF. THE

CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE

FOR DETERMINING THE EXACT UTILITY LOCATIONS AND

ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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Schedule

Symbol Label Quantity Manufacturer Catalog Number Description Lamp

Number 

Lamps

Filename

Lumens Per 

Lamp

Light Loss 

Factor

Wattage

P1

2 Lithonia Lighting DSX1 LED 60C 1000 40K 

TFTM MVOLT MA

DSX1 LED WITH (2) 30 LED LIGHT 

ENGINES, LEFT ROTATED TYPE TFTM 

OPTIC, 4000K, @ 1000mA , FOR 

MAST ARM MOUNTING

LED 1 DSX1_LED_60C_10

00_40K_TFTM_MVO

LT_MA.ies

19470 0.95 209.28

P2

3 Lithonia Lighting DSX1 LED 30C 700 40K 

TFTM MVOLT MA

DSX1 LED WITH (1) 30 LED LIGHT 

ENGINES, TYPE TFTM OPTIC, 4000K, 

@ 700mA , FOR MAST ARM 

MOUNTING

LED 1 DSX1_LED_30C_70

0_40K_TFTM_MVOL

T_MA.ies

7246 0.95 136.18

P3

20 Lithonia Lighting DSX1 LED 60C 1000 40K 

TFTM MVOLT HS MA

DSX1 LED WITH (2) 30 LED LIGHT 

ENGINES, RIGHT ROTATED TYPE 

TFTM OPTIC, 4000K, @ 1000mA 

WITH HOUSE SIDE SHIELD, FOR 

MAST ARM MOUNTING

LED 1 DSX1_LED_60C_10

00_40K_TFTM_MVO

LT_HS_MA.ies

13242 0.95 208.96

P4

2 Lithonia Lighting WF4 SQ S LED 30K 4" LED Ultra Thin Wafer Square 

Smooth 3000K

N/A 1 WF4_SQ_S_LED_30

K.ies

660 0.95 10.23

P5

5 Generation Brands 700WSBOW4W-LED830 1 -015 GB 

700WSBOW4W-

LED830.ies

699 0.95 17.9

P6

6 BEACON CLO-24L-55-4K7-5W-UNV Recessed Canopy with Type V-Wide 

Optics

24- Cree 4000K LEDs 1 CLO-24L-55-4K7-

5W-UNV.IES

6023 0.95 54.4

P7

0 Lithonia Lighting DSX1 LED 60C 1000 40k

TFTM MVOLT MA

LED 1 DSX1_LED_60C_10

00_40K_TFTM_MVO

LT_MA.ies

19470 0.95 418.56DSX1 LED WITH (2) 30 LED LIGHT 

ENGINES, LEFT ROTATED TYPE TFTM 

OPTIC, 4000K, @ 1000mA , FOR 

MAST ARM MOUNTING
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CONSTRUCTION CONTRACTOR AGREES THAT IN

ACCORDANCE WITH GENERALLY ACCEPTED

CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION

OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS

AND PROPERTY; THAT THIS REQUIREMENT SHALL BE

MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED

TO NORMAL WORKING HOURS, AND CONSTRUCTION

CONTRACTOR FURTHER AGREES TO DEFEND,

INDEMNIFY AND HOLD DESIGN PROFESSIONAL

HARMLESS FROM ANY AND ALL LIABILITY, REAL OR

ALLEGED, IN CONNECTION WITH THE PERFORMANCE

OF WORK ON THIS PROJECT EXCEPTING LIABILITY

ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN

PROFESSIONAL.
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Ann Arbor, MI Room Matrix

Ground Floor Second Third Forth Fifth Sixth Total

King 10 12 12 12 12 14 72
QQ 1 7 8 10 10 8 44
QQ Acc. 0 2 1 1 1 1 6
King Acc. 0 2 2 0 0 0 4
Total 126

11 23 23 23 23 23

King 60%
Queen 40%
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EX02
EIFS - Color: 20001 ITS White

EX03
Longboard - Extruded Aluminum Siding

Color: Dark Cherry

EX01
Glen-Gery -  4” Brick Veneer

Color: Crystal Black
EX04

Arriscraft - 4” Stone Veneer
Color: Frost - Urban Landscape
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 M E M O R A N D U M 
 
DATE: October 29, 2019 
 
TO: Alexis DiLeo 
 Planning Division 
 
FROM: Anne M. Warrow, PE, Project Manager 
 Public Services Area – Engineering Review 
 awarrow@a2gov.org, 734 794-6410 ext. 43639 
 
RE: MMG Plymouth Mixed Use Development for CPC 

File No.  SP19-003, Z19-007 & SEU19-002 
Review # 4 of plans dated October 23, 2019 

 
 
Based on our review, this petition should not be scheduled for Planning Commission action until 
the items noted have been addressed: 
 
1. Sheet C-1.0 and C-1.1:  All easements shall reference the recorded Liber and Page 

numbers. 
 

2. Sheet C-2.0 - Dimensional & Paving Plan:   
 
a. An easement for the western portion of the proposed sidewalk along Plymouth 

Road shall be shown on the plans. 
 

b. Clarify if any part of the existing spillway at the southeast corner of the site will 
remain.  If not, remove line work related to the part of the spillway that will be 
removed and note it on the plans. 

 
c. The sidewalk note shall reference Chapter 49, not “R9.” 

 
3. Sheet C-5.0 - Utility Sheet: 

 
a. Show the location and size of water and sanitary sewer leads that serve the two 

existing 2-story hotel buildings that will remain on the western half of the parcel.   
 

b. A proposed 12” connection to storm is shown from the proposed 6-story hotel.  
Clearly show and identify the existing storm sewer to which this lead will connect. 

 
c. Show the proposed sanitary sewer easement on the plans.  Sanitary sewer 

easements shall be twice the depth plus ten feet (a minimum of 30’), with the sewer 
pipe offset five feet from the center.  Note that this easement shall be shown 
separately from the proposed water main easement.   
 
Submit a legal description and drawing for the sanitary sewer easement for review 
that meets the following criteria: 
 

i. Submitted as an 8.5” x 11” PDF with at least ½” margins 
ii. Labeled as “Exhibit A” 



iii. Use a font size not less than 12 for the legal description 
iv. Use upper and lowercase letters 
v. Use the degree symbol (º) in place of the word degree 
vi. Be extractable text (i.e., the text must be able to be cut and pasted from 

the PDF into Microsoft Word without text errors).  This will require the legal 
description be converted to a PDF, as opposed to scanned 

 
d. Show the proposed water main easement separately from the sanitary easement.  

Water main easements shall be forty feet in width, including twenty feet around all 
sides of a fire hydrant, with the water main centered within. 
 

e. Sanitary Sewer Mitigation Calculations:   
i. The plans list four types of hotel rooms; confirm that all proposed hotel 

rooms are less than 400 sq. ft.   
ii. Confirm the number of new hotel rooms, as this sheet shows 127, but 

elsewhere in the plans it is listed as 126. 
iii. The plans indicate that there is a pool, a lounge/dining area, a fitness 

center, meeting room, lobby, laundry, various offices.  These uses must be 
included in the proposed flows.   

iv. The flow rates adopted in Table A of the Developer Offset-Mitigation 
Program shall be used in completing these calculations.   

v. The increase in flow between the proposed and existing uses (including 
all existing buildings that will remain in use) shall be multiplied by the 
Peaking Factor of 4 and a System Recovery Factor of 1.1.   

 
f. Show the discharge location of the pool backwash discharge and its connection to 

the storm sewer.  Note on the plans that pool backwash water may not discharge 
to the sanitary sewer. 
 

 
The following items are noted and/or require no further action at this time: 
 
1. We have no comment on the special exception use request. 

 
2. The submitted City of Ann Arbor Geodetic Reference System (AAGRS) Coordinate 

Transformation Worksheet is approved.  Once the site plan is approved, CAD files shall 
be submitted with all applicable CAD layer information. 
 

3. Information regarding Water and Sanitary Capital Cost Recovery Charges and Extension 
Charges may be found here:  https://www.a2gov.org/departments/systems-
planning/planning-areas/water-
resources/Documents/Fee%20Schedule_2016%20final.pdf.  
 

4. Water service metering shall occur at the point the service leads enter the building. 
 

5. As the project proposes a new domestic and fire service connection, the applicant must 
submit a backflow prevention and metering arrangement drawing for the City to review 
and approve prior to the start of construction. Approval of site or construction plans by the 
City does not relieve the applicant of complying with City standards on backflow prevention 
and metering.  It is the responsibility of the applicant to submit appropriate plans to the 
City for review when available, and no later than the start of construction. 



 
6. Construction level details shall be reviewed at the construction plan stage, such as: 

 
a. Valving 
b. Stationing. 
c. Specific horizontal and vertical location of proposed utilities. 
d. Final utility main sizing 
e. Sidewalk design, including both longitudinal and transverse grades, and 

specifically information concerning ramps 
f. General Utility Notes on Sheet C-5.0 

 
7. The existing structures are presumed not to have footing drains connected to sanitary 

sewer.  The 2-story motel structures, constructed in 1980, and the single-story restaurant, 
constructed in 1981, have concrete slab foundations with no basements.   
 

 
AMW:ah  (S:\Engineering\Private Development\Comments\MMG Plymouth Mixed Use Development\MMG Plymouth Mixed Use Development SP&Z 4.docx) 

 

C: Private Development Team (via Email) 
Traffic Team (via Email) 
Kathleen Summersgill, Fire Marshal (via Email) 
Michael Reddmann, Fire Inspector (via Email) 
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-MEMORANDUM- 

 
 
TO:  Alexis DiLeo 
  Planning and Development Services Unit 
 
FROM: Tiffany Giacobazzi, Urban Forestry and Natural Resources Planning Coordinator 
 
DATE:  October 28, 2019 
 
SUBJECT: Site Plan:  MMG Plymouth Mixed Use Development 
  Location:  3611 Plymouth Road 
  Plans Dated: October 21, 2019 
  Project Number:  SP19-003 
We have reviewed the proposed site plan and provide the following comments for the petitioner: 
 
Landscaping and Screening 
 

 
1. Sheet L-1.0. Deciduous Tree Plant List. Mitigation Trees. Landmark mitigation trees must be native to Michigan, 

and must be straight speceis, not cultivars or varieties. The following speices are not native to Michigan and/or 
are cultivated variety that has a form that is not found naturally in Michigan. 

a. Betula nigra (River birch): not native to Michigan. 
 

2. Sheet L-1.1. General Planting Notes. (Chapter 55, Article V 5.29.6.) The following notes must be added to the 
Notes section.  

a. Change Note 17 from Chapter 62 stds.” to “city code”. Chapter 62 no longer exists. 
 
Note: Expect additional comments when the above comments have been addressed. 
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