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Agenda 
Planning Commission 

Council Chambers 
Wednesday, 28 August 2013 - 7:00 P.M. 

 
I. Call to Order 
 

II. Roll Call 
 
 Roderick Johnson, Chair      P A 
 Anthony Bedogne       P A 
 Mark Bullard        P A 
 Gary Clark        P A 
 Phil Hollifield        P A 
 Brett Lenart        P A 
 Richard Murphy       P A 
 Cheryl Zuellig        P A 
 
III. Audience Participation  

Open for general public comment to Planning Commission on items for which a public 
hearing is not scheduled. 

 

IV. Public Hearing Items 
 Family Dollar Rezoning & PUD plan  
 Thompson Block Rezoning & PUD plan 

 
V. Old Business 

 Recreation Master Plan update - Presentation: Parks and Recreation Plan 
highlights as they relate to Shape Ypsi 
 

VI. New Business 
 none 

 
VII. Committee Reports 

 Nonmotorized committee  
 

VIII. Future Business Discussion / Updates 
 

IX. Adjournment 



 
 
 

City of Ypsilanti 

Planning and Development Department 
 

Planning Commission Agenda:   August 28, 2013 
 

Staff Review of Site Plan and 
Planned Unit Development (PUD) rezoning 

216 E. Michigan (proposed address) – southwest corner of 
E. Michigan Ave and Park Street   

Ypsilanti, Michigan 
 
GENERAL INFORMATION 
 
Applicant:   Morning Star Partners, LLC on behalf of Core Resources, LLC 
 1404 Vine Street 
 Cincinnati, Ohio  45202 
 
Project Name:   Family Dollar  
 
Application Date:  July 17, 2013 
 
Location:   216 E. Michigan (proposed address) – southwest corner of E. 

Michigan Ave and Park Street   
 
Zoning:   B4, General Business District; EO, Entryway Overlay 
 
Action Requested:  Site plan approval; Rezone to Planned Unit Development (PUD) 
 
PROJECT AND SITE DESCRIPTION 
 
This application is for a site plan and Planned Unit development for approximately 0.84 acres 
for the parcel plus an estimated 0.26 to establish Lincoln Street in the Water Street 
Redevelopment area for the development of a Family Dollar store.  The total project area is 1.1 
acres.  The site is located on the Michigan Avenue frontage between proposed Lincoln St. and 
Park Street. 
 
The City of Ypsilanti owns the entirety of the Water Street Redevelopment area, but entered 
into a development agreement with Core Resources Inc for the development of a Family Dollar 
on May 7, 2013. 
 
Development Agreement and Review criteria 
Ypsilanti City council has determined that the proposed zoning amendments recommended by 
the Planning commission in 2009 should be the guidelines for review.  Several of these 
provisions are specifically stated in the development agreement (page 4 - section 7b).   
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7 (b).  The Property shall be developed in accordance with the Planned Unit Development (PUD) 

process set forth beginning in Sec. 122-571 of the City Code of Ordinances using the Draft 
Zoning Ordinance attached hereto as Exhibit C (the “Zoning Requirements”) as guidance.  The 

Planned Unit developed and related site plan approval application will be completed and 
submitted by Purchaser to the Planning Commission and City Council for approval therefore 

during the Contingency Period.  All plans shall be prepared and all permit applications shall be 

submitted pursuant to the City requirements. Nothing contained in this Agreement shall be 
deemed to be an approval by the City as to any matter, including, but not limited to an approval 

with respect the historical designation of any structure or any other improvement on the Property 
proposed by this Agreement, and the Purchaser shall be required to follow the process for 

obtaining approvals contained in the applicable City zoning or other ordinances.  Purchaser 
acknowledges that as a condition of the issuance of approval of the PUD for the subject property, 

the City may require that the Developer undertake the following:   

(i) cause the Access Drive Improvements (as defined in Exhibit G) to be constructed 
pursuant to MDOT and City standards and extend same from Michigan Avenue to the 

southerly property line of the property;  

(ii) commit to install trees on the street frontages of Michigan, Park Street and the future 

Lincoln Street;  

(iii) install a six foot sidewalk on Lincoln Street within the Access Easement (hereinafter 
defined) and  increase the sidewalk to a width of ten feet on Michigan Avenue and Park 

Street;  

(iv) cause the store entrance to be oriented toward Michigan Avenue;  

(v) install six foot windows on the Michigan Avenue frontage of the Improvement for the 
entire width of the frontage;  

(vi) require Purchaser to grant to the lands south of the Property and north of Parsons 

Street a shared curb cut and access easement through the curb cuts proposed to be 
constructed on Lincoln and Park Streets within the Property, and  

(vii) require placement of the Building in the northwest corner of the Property fronting 
Michigan Avenue and the proposed Lincoln Street extension, generally described on 

Exhibit C-1.   

The above description of criteria for approval of the PUD shall not be construed as a limitation on 

the City’s ability or right to require additional improvements or undertakings in connection with 

the Purchaser’s PUD application or a waiver of any right to modify any of the foregoing 

limitations. 

For the process of this review, additional sections will be added to the standard PUD/Site plan 
review:  development agreement requirements, draft zoning ordinance, and comparison to draft 
Shape Ypsi plan.  Where the above mentioned section reflects a specific standard like parking or 
landscaping, those requirements will be listed within the standard review tables and noted with 
a (ZG) for zoning guidelines. 
 
Site details 
The proposed parcel size is 0.84 acres extending from the proposed Lincoln Street right of way 
to the Park Street right of way.  It extends south from Michigan Avenue approximately 160 feet.  
The project area includes the 66 feet of the proposed Lincoln Street right-of-way to the west, as 
well as some right-of-way work on Michigan Avenue and Park Street, putting the project area at 
1.1 acres.  The proposed parcel size mimics one previously occupied by the state police post, if 
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not exactly.  There are no structures on the existing property.  Two existing curb cuts are on 
the site, on Michigan Ave and another on Park Street. 
 
REQUIRED INFORMATION – PUD SUBMITTAL 
 
Section 122-575 provides application requirements for Planned Unit Developments.  These 
requirements include cover letter from applicant and owner, legal description, site plan at a 
maximum scale of one inch equals 50 ft. or larger prepared in accordance with 122-125 (site 
plan review).  Additional required information: copy of agreements, covenants, or deed 
restrictions which will assure that the development will be completed and maintained as shown 
on the plans by the developer and successive owners; open spaces areas; architectural 
sketches; copy of deed restrictions; and required fees. 
 
Required information has been submitted.  The following has been provided: 

- Ownership of existing parcel  
- Legal description for parcel 
- Updated ALTA survey for proposed parcel 
- Development Agreement 

 
Items to be Addressed:  None 
 
PUD PROCESS 
 
Section 122-575 of the Zoning Ordinance provides review procedures for Planned Unit 
Development applications: 
 

1) Pre-application conference 
2) Formal PUD Application 
3) Planning Commission Review, Public hearing, and Recommendation 
4) City Council Action 

 
The project is currently at stage #3, above.  Planning and Development staff met repeated with 
the development team including time spent on the development agreement.  The Planning 
Commission will review and hold a public hearing on Wednesday, Aug. 28, 2013. 
 
MASTER PLAN CONSIDERATION 
 
In 2008, the Planning Commission adopted an amendment to the 1998 City of Ypsilanti Master 
Plan specific to Water Street (attached).  Specific Land use recommendations (page 82) include: 
 

 Redevelopment of the site including a mix of residential, retail, office, entertainment, 
medical, research, or other land uses or combinations compatible with the downtown 
business district 

 Coordination of individual development projects to ensure compatibility both within 
the site and with nearby land uses 

 Design standards that create an urban, rather than suburban or exurban, form 
 Effective transportation connections to the downtown business district and 

surrounding areas, including non-motorized, vehicular, and transit options 
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 Application of environmental best practices, such as LEED certification, low-impact 
design, etc, where practical 

 
(page 83) 
Office, medical, research, and similar uses should take urban forms, avoiding low-
density “office park” or automobile-oriented “strip” commercial configurations” 

 
This facilitation is expected to include rezoning of these parcels to incorporate the goals 
of this target area, in order to provide potential developers with maximum predictability 
during the development process; future zoning amendments or Planned Unit 
Development proposals may be necessary to accommodate developments not predicted 
during this initial rezoning. The use of a new zoning district or overlay district and/or 
changes to existing zoning districts that communicate the desired development quality 
should be considered to add predictability to the development review process while 
achieving community goals for the area.  
 
Appropriate zoning districts for this target area include new “Commercial/Residential  
Redevelopment Districts” designed to meet the Target Area’s goals, and could also 
include B3 for the Michigan Avenue frontage and R/C or RO for the site interior. 
Specialized craft-industrial uses, such as those found in the W/S district, could also be 
appropriate. 
 

As noted, the future land use map designates the area Mixed Residential/Commercial.  For the 
purposes of this review, staff is recommending the use of B3 Central Business district as the 
base layer for review based on the text included in the master plan update above. 
 
In 2009 the Planning Commission proposed zoning changes to the Water Street Development 
area including two new zoning districts.  City Council ultimately tabled the zoning; however, 
they indicated that it should be used for negotiating future development.  As noted above, it is 
to serve as a guideline for the proposed development.  It is included as an appendix to the 
development agreement. 
 
The 2013 Draft master plan provides direction for the layout for the Water Street 
Redevelopment area as well as an approval process and standards.  In particular, the 
recommendation is to replicate the existing downtown grid in the development area.  A 
separate section below compares the proposed development in relation to these 
recommendations.   
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LAND USE AND ZONING 
 

Figure 1:  Subject Site Location 
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Figure 2: Site Aerial Photo (2010) 
 

 
 

Table 1:  Surrounding Land Use and Zoning 
 

 LAND USE ZONING 

NORTH New Beginnings Academy Charter 
School, BP gas station  

B4, General Business 
EO, Entryway Overlay 

EAST Metro PCS retail store and retail strip.  
Salvation Army 

B4, General Business 
EO, Entryway Overlay 

SOUTH Vacant Water Street Redevelopment 
Area 

B4, General Business 
EO, Entryway Overlay 

M2, General Manufacturing 
PL, Public Land 

WEST Vacant Water Street Redevelopment 
Area 

B4, General Business 
EO, Entryway Overlay 

M1, Light Manufacturing 
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AREA, WIDTH, HEIGHT, SETBACKS, DEVELOPMENT STANDARDS 
 
The underlying district for the subject area is B4 General Business; however section 122-572 of 
the zoning ordinance has this provision: 
 

In a planned unit development, the principal uses which shall be permitted shall be 
based on the underlying zoning district.  City Council may also consider, upon Planning 
commission recommendation, the City of Ypsilanti Master plan as a basis for principal 
uses permitted in a planned unit development. 

 
As noted above, the update to the Master Plan in 2008 specifically for the target area of the 
Water Street Redevelopment Area notes that B3, Central Business would be a suitable district 
for the Michigan Avenue frontage.  The B3 district is utilized as the underlying district for PUD> 
 

Section 122-573 (3) of the PUD regulations state that base regulations may be modified 
to encourage flexibility and creativity in development, provided such modifications result in a 
higher quality of development than would otherwise be possible.  Exemptions will be listed 
below to be noted on plans and in PUD agreement.   
 

Table 2: Area, Width, Height, Setbacks 
 

 REQUIRED  
(B3 Central Business) 

Existing                Proposed 

LOT AREA / 

WIDTH / 

COVERAGE 

The minimum lot area and 

width and the maximum 

percent of building coverage 
shall be determined by the use 

and the required off-street 
parking, loading, screening 

walls and yard setbacks as 
provided in this chapter for the 

respective uses and use 

districts. 

Vacant 38 acre parcel 

 

Lot Area:  38,859 sf 

(.84 acres) 

 
Project area: approx 1.1 

acres 
 

Width:  230.74 ft 
 

Lot Coverage:  approx. 

24% 
 

SETBACKS    

Front 
(Michigan) 

Not less than 5 feet 
(ZG) – not greater than 10 ft. 

n/a 5 feet 

Street side 

(Park) 

Not less than 5 feet n/a Approx 114 ft 

List all setbacks  

Street side 

(Lincoln) 

3 feet n/a 10 foot 

Rear 10 feet n/a Approx 56 feet 
List all setbacks 

HEIGHT Six stories or 75 feet, 

whichever is smaller 
 

(ZG) – No building shall be 
less than 3 stories in heath at 

street frontage. 

n/a  20.5 feet – single story. 
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SIDEWALKS provide a sidewalk or shared-

use path 
 

(see additional 

requirements in 
development agreement 

review section) 

5. foot sidewalk along 

Michigan Ave. 
 

4 foot sidewalk along 

Park Street   

6 foot sidewalk shown on 

Lincoln, Park and Michigan 
Ave. 

 

Provide 10 foot 
sidewalk along 

Michigan per 
development 

agreement. 
 

Remove note that city 

to pay for sidewalk 
along Park, is applicant 

responsibility per 
development 

agreement.  

LANDSCAPING 10% = 3,885 sf  Calculate percentage of 
site landscaped and 

show on plan. 

PARKING Ordinance:  1 for every 200 
feet of gross floor area:  

8320/200= 42. 
 

With 20% reduction:  34 

 
(ZG) Zoning guidelines:  

Maximum of 3 parking spaces 
per 1,000 square feet of non-

residential use. 
 

8320/1,000 – 8*3 = 24 

n/a 
 

31 supplied including 2 
handicap spaces 

 
Reduce parking spaces 

to maximum of 24. 

 
Provide exemption 

from ordinance 
requirement based on 

development 
agreement 

requirement to utilize 

zoning guidelines for 
review. 

SIGNAGE Provisions vary based on type 

starting in section 122-861 

n/a Provide dimensions for 

wall signage and 
elevation including 

dimensions for 
monument sign.   

 
Items to be Addressed:   

1. List all building setbacks on site plan 
2. Provide 10’ sidewalk along Michigan per development agreement. 
3. Remove note that city to pay for sidewalk along Park Street frontage, is applicant 

responsibility 
4. Calculate percentage of site landscaped and note on plan 
5. Reduce parking spaces to maximum of 24. 
6. Provide dimensions for wall signage and elevation including dimensions for monument 

sign.   
 

Exemptions to be noted:   
1. Provide exemption to zoning ordinance reducing parking spaces to a maximum of 24 

based on zoning guidelines. 
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BUILDING LOCATIONS AND SITE ARRANGEMENT 
 
The proposed Family Dollar building will be oriented toward the corner of Lincoln and Michigan 
Ave, with the length of the building along the Michigan Avenue frontage.  Sets of windows 8’8” 
in height repeat along the Michigan Avenue frontage.  The entrance is located at the corner of 
Michigan Ave and the parking lot.  
 
The parking area is located between the building and storm water detention/rain garden area.   
A dumpster enclosure is provided on the southeasterly side of the building.  A loading zone is 
proposed to the west of the dumpster, still in the rear of the building.  The access drive extends 
from Lincoln to Park Streets at the rear of the building, with additional parking to the south of 
the drive. 
 
Items to be addressed:  None. 
 
SITE ACCESS AND CIRCULATION  
 
The parcel being created for the Family Dollar is based on maintaining the existing street grid 
created by Park St., Michigan Ave/ and the future S. Lincoln Street.  Originally, building out 
Parsons Street was of interest to the City, but Core Resources determined they did not need the 
additional land.  A revised scenario (below) shows that a separate buildable parcel can be 
created out of the land south of Family Dollar, but north of a proposed Parson Street extension 
west (see below).  In this scenario, shared access to the curb cuts on the proposed Lincoln and 
Park Streets as well as an access drive to the south are necessary. 
 

Figure 3:  Conceptual Site plan from Development Agreement 
 
 
 
 
 
 
 



Family Dollar – Aug. 28, 2013 

 10 

The building entrance is located off Michigan Ave. and the parking lot to the east of the 
structure.  Sidewalk is provided on Michigan, Park Street and the proposed Lincoln Street, 
including a walkway between the building and parking lot extending from Michigan Ave. south 
to the extent of the structure.  An ADA ramp is provided between the handicap parking spaces 
in the parking lot, to the walkway.  ADA ramps are also noted at the corner of Michigan and 
Park Street.  The proposed sidewalk shall be extended across both driveways.  ADA treatment 
at the drive crossings shall be consistent.  Bicycle parking is not shown on the site plan. 
 
Vehicular access is available from both Park and Lincoln Streets.  The proposed site plan 
envisions a full movement intersection at Lincoln and Michigan Ave. as well as at the signalized 
intersection at Michigan Ave and Park Street.  Vehicles can enter the drive at the rear of the 
building from both streets, with access to parking south and east of the building.  Drive widths 
are shown at 30 feet, exceeding the 22’ requirement for a maneuvering lane in the parking 
area.  The engineering review letter dated Aug. 9, 2013 notes that the drive width should be 
reduced based on the truck circulation plan (provided) and fire truck access.  Truck access is 
available from either street but is expected primarily from Park Street do to the signalized 
intersection.  A loading area has been designated at the southwest side of the structure, and 
exceeds the 10 x 50 requirement 
 
An existing bus stop is available on Michigan Ave west of the proposed building as well as 
almost directly across the street for AATA route #20.   That service is once per hour in a loop 
Monday – Saturday with no service on Sundays. 
 
Items to be addressed:   

1. The proposed sidewalk shall be extended across both driveways.  ADA treatment at the 
drive crossings shall be consistent (per engineering review) 

2. ADA curb ramps will be required at Lincoln street per MDOT standards 
3. Add bicycle parking to the site (5) 
4. Note access easements for drive between Lincoln and Park Streets, including southerly 

access to remainder parcel 
 
ENGINEERING/STORMWATER REQUIREMENTS 
 
The proposed Lincoln Street is being constructed based on the existing 66 foot right-of-way 
standard for the City, with components in line with the draft master plan layout and 
requirements for the Water Street redevelopment area.  A cross section is shown below; please 
note that the either side can be repeated on the other in this scenario. 
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The applicant has updated the site plan since the engineering letter drafted Aug. 9 2013 was 
supplied.  Since then, the applicant has expanded the Lincoln Street right-of-way to meet city 
standards.  Lincoln Street now includes on-street parking spaces on the east side including 
curb, gutter and 6’ sidewalk on both sides.  On-street parking spaces on the west side as well 
as sidewalk will be the responsibility of the adjacent property developer.  Responsibility for the 
construction of Lincoln Street is that of the applicant, per the executed development agreement 
(see attached).   
 
Plans show concrete curb on Michigan Ave. side of the parking lot, with bumper blocks shown in 
all existing spaces.  Concrete curb and gutter is required around all proposed pavement, 
potentially with spillouts to the east near the rain garden area.  Parking bumpouts are indicated 
on the west side of Park Street, providing on-street parking as proposed in the draft master 
plan.  Pavement cross sections for all proposed pavement must be shown. 
 
A rain garden is proposed on the east side of the parcel between the parking lot and Park 
Street. This garden is designed to treat first flush prior to storm water runoff being release to 
the park street storm sewer to outlet to the Huron River.  A cross section of rain garden and 
proposed planting list shall be required, along with an elevation so it can be evaluated in 
relation to its proximity to the adjacent sidewalk. 
 
Items to be addressed:   

1. Drives should be reduced to 24’ or minimum amount to accommodate trucks and fire 
department.  Engineering will approval all sizing of all aprons.    
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2. Remove note that Lincoln street improvements will be paid for by the city.  Lincoln 
Street improvements are to be done by purchaser per the executed development 
agreement.  West side sidewalk is responsibility of future owner.  

3. Street trees required on east side of Lincoln Street frontage per development agreement 
4. Concrete curb and gutter is required around all proposed pavement, potentially with 

spillouts to the east near the rain garden area. 
5. Proposed planting list for rain garden shall be required, along with an elevation 
6. Pavement cross sections for all proposed pavement must be shown. 
7. Other items remaining from engineering letter dated Aug. 9, 2013. 

 
SCREENING  
 

 Required Existing 
Conditions 

Proposed 

Lighting  down-directed and 

shielded 

 not >0.5 fc @ lot line 

 not >16’in height 

  not < 0.3 fc 

Two existing 

streetlights are 
located on 

Michigan 

Avenue 
frontage, as 

well as a third 
on Park street 

frontage. 

Streetlight on Park 

street is noted to be 
relocated by others, 

confirm that 

responsibility is with 
applicant. 

 
Standard wall pack 

lights are located on all 

building frontages. 
 

Indicate locations for 
parking lot lighting 

along with 
photometric plan per 

Sec. 122-641 and 

122-834 (9). 

Screening Between 

Land Uses 

None required None None 

Off-Street Parking 
Landscaping 

1 tree per 8 spaces (24/8 = 
3) 

None 5 trees provided 

 landscape island per 16 

continuous spaces 

n/a n/a 

 ends of all aisles and 

corners protected 

 Curb required 

required along 

perimeter of all 
paving per 

engineering letter 
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 minimum distance of 3’ 

from curb backside to 
landscaping  

 Show distance on 

parking spaces on 
revised plans after 

bumper blocks 

removed and curb 
added per 

engineering letter. 
 

Provide adequate 
spaces along 

walkway on east side 

of building.   
 

Increase parking 
spaces to 20’ if 

necessary to 

accommodate 3 feet 
required. 

 must be screened per 122-
703 if conflicting land use 

No conflicting 
land uses 

None 

 must be screened from 

public ROW with 3 foot 
berm 

None Screening provided with 

Green Lane Euonymus 
and Sea Green Juniper, 

no berm show.  Waiver 

from berm 
requirement to 

maintain urban form 
and/or request 

different treatment. 

 prevent vehicular 
encroachment into 

landscaping, structures 

 Provide adequate 
spaces along 

walkway on east side 
of building.   

 

Increase parking 
spaces to 20’ if 

necessary to provide 
adequate space 

between parked cars 

and walkways, 
landscaping, etc. 

Greenbelt Landscaping    

Foundation 

Landscaping 

Minimum of one (1)  

ornamental tree and six (6) 
shrubs per thirty (30) lineal  

feet of building frontage. 

 Provide building 

dimensions 

 North:  approx 90 feet = 
3 trees and 18 shrubs  

None Waive tree 
requirement due to 

addition of street 
trees on frontage  



Family Dollar – Aug. 28, 2013 

 14 

 East:  approx 66 feet 

2 trees and 12 shrubs 
 

 

None 10 Anthony Waterer 

spirea and 21 Green 
Germ Boxwood  

 

Provide waiver to 
locate 2 foundation 

trees elsewhere on 
site. 

 West:  80 feet 

3 trees and 18 shrubs 
 

None 28 Miss Kim Lilacs 

 
Waive tree 

requirement due to 
street trees 

requirement on 

street frontage 

Refuse Containers masonry enclosure 1’ taller 

than dumpster (no less 
than 6’), in rear yard, 80% 

opaque swing door, on a 

concrete pad 

 Provide cross 

section/elevation for 
dumpster enclosure. 

Exterior Electrical when visible from ROW 

screen 

None Roof-mounted 

equipment proposed. 

Maintenance install underground 
sprinkler system 

 Request waiver from 
122-712 to omit 

provision of a 
sprinkler system; 

note alternate means 

of keeping 
landscaping watered. 

Fencing, hedges, 

walls, berms 

no taller than 10’ in 

side/rear yard 

None None required 

 
Items to be addressed:   

1. Streetlight on Park Street is noted to be relocated by others, confirm that responsibility 
is with applicant. 

2. Indicate locations for parking lot lighting along with photometric plan per Sec. 122-641 
and Sec. 122-834 (9).   

3. Ensure that vehicles parked in spots facing the building do not overhang the sidewalk, 
increasing spaces to 20’ if necessary 

4. Waiver from 3 foot berm requirement between Michigan Ave. and parking lot, to 
maintain urban form and/or request different treatment.  

5. Provide building dimensions 
6. Waiver from foundation planting tree requirements along Michigan and Lincoln Street 

due to street tree requirement.  Relocate required 2 trees on Park street side elsewhere 
on the site. 

7. Request waiver from 122-712 to omit provision of a sprinkler system; note alternate 
means of keeping landscaping watered. 
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REQUIREMENTS FROM DEVELOPMENT AGREEMENT 
 
Requirement Proposed 

(i) cause the Access Drive Improvements to be 
constructed pursuant to MDOT and City standards 

and extend same from Michigan Avenue to the 

southerly property line of the property;  

Lincoln Street improvements shown according to 
cross section provided by the City.  Costs to be 

incurred by applicant except for sidewalk on west 

side.  Final pans to be submitted to MDOT 
for approval. 

(ii) commit to install trees on the street frontages of 
Michigan, Park Street and the future Lincoln Street;  

Street trees not shown on Lincoln Street 
frontage – add to bumpout areas (3).  Trees 

shown east of raingarden/detention area in lieu 

of street trees.  Additional street tree shown 
south of curb cut. 

(iii) install a six foot sidewalk on Lincoln Street 

within the Access Easement (hereinafter defined) 
and  increase the sidewalk to a width of ten feet on 

Michigan Avenue and Park Street;  

Six foot sidewalk shown on Lincoln and Park.  

Park reduction to 6 feet allows for minimal 
change to road to provide on-street parking and 

is recommended by staff.  Six foot sidewalk 
shown on Michigan Ave., although it appears an 

additional 5 feet of concrete between sidewalk 

and building.  Show 10 foot sidewalk along 
Michigan Ave. frontage. 

(iv) cause the store entrance to be oriented toward 
Michigan Avenue;  

Shown as corner entry between Michigan Ave., 
and parking area to east of building. 

(v) install six foot windows on the Michigan Avenue 

frontage of the Improvement for the entire width of 
the frontage;  

Windows sized at 8’ 8” shown along Michigan 

Avenue frontage.  The entrance windows and 
window bays to the east and west of the 

entrance (Michigan Ave, and parking lot 

frontage) will be clear.  Other windows along 
Michigan Avenue are proposed to be tinted 

(vi) require Purchaser to grant to the lands south of 
the Property and north of Parsons Street a shared 

curb cut and access easement through the curb cuts 

proposed to be constructed on Lincoln and Park 
Streets within the Property, and 

Note access easements for drive between 
Lincoln and Park Streets, including 

southerly access to remainder parcel 

 

(vii) require placement of the Building in the 

northwest corner of the Property fronting Michigan 
Avenue and the proposed Lincoln Street extension, 

generally described on Exhibit C-1.   

Property orientated toward the proposed 

Lincoln/Michigan Ave. frontage. 

 
Items to be addressed:   

1. Final pans to be submitted to MDOT for approval. 
2. Street trees not shown on Lincoln Street frontage – add to bumpout areas (3).   
3. Show 10 foot sidewalk along Michigan Ave. frontage. 
4. Note access easements for drive between Lincoln and Park Streets, including southerly 

access to remainder parcel 
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ZONING GUILDELINES – CRD Commercial Redevelopment District 
 
Requirement Proposed 

Permitted uses: retail businesses Family Dollar meets existing definitions 

Front yard: Buildings shall be oriented so that 70% 
of the lot frontage shall include building(s) to the 

front yard 

The building occupies about 90 feet of the 
Michigan Ave. frontage, which extends 230 feet, 

or roughly 40% of the frontage. 

Minimum Floor Area Ratio of 1:1 The FAR of the proposed development is 
0.23. 

Development Standards 
(1) Access, parking, service 

a. No parking area is permitted in the front yard 

setback. Uses allowed within front setback include 
sidewalk cafes or customer service areas, plazas, 

patios and landscaping. 
 

b. No minimum parking standard shall apply to any 

commercial use … a maximum of 3 spaces per 
1,000 square feet of non-residential use.  
 

c. Bicycle parking spaces shall be provided for all 
uses at a ratio of 1 bicycle parking space per 5 

automobile parking spaces provided. 
 

d. Buildings must have pedestrian access and 

orientation to the major thoroughfare. Vehicular 

access to individual lots shall not be permitted 
directly from the major thoroughfare 
 

e. A minimum of one improved non-motorized 
access route must be provided at intervals no less 

than every 350 feet of development frontage or 
fraction thereof. 

 
f. Service areas shall be screened to minimize views 

from publicly accessible areas. 

 
g. Adjoining uses shall share access drives and 

parking… 

 
 

 

a. Parking located in side and rear yards. 
 

 
 

b. 31 parking spaces proposed – 24 required.  

 
 

 
c. 5 bicycle spaces required 

 
 

 

d. Pedestrian access to building along Michigan 
Ave.  Vehicular access from Park and Lincoln 

Streets. 
 

e. 10 foot sidewalk to be provided along 

Michigan Ave. frontage. 
 

 
 

 

f. n/a 
 

 
g. Easements for shared access required 

previously. 

(2) Building Scale and Articulation 
a. A minimum 50% area of the first floor façade 

facing a street right-of-way must be comprised of 
windows and/or doors, openings or other 

architectural design features to limit the appearance 

of blank walls, and have a minimum of 75% 
transparency. 
 

b. For stories above the 1st floor, a minimum 
fenestration standard of 20% glass area of the total 

floor façade area. 
 

c. No blank wall exceeding 10 feet horizontally or 

a. Requirement appears to be met along 
Michigan Ave., façade due to windows and 

building entrance.  Three sets of windows are 
opaque and tinted. 

 

The Lincoln and parking lot frontages do not 
meet the standard.   

 
b. n/a 

 
 

 

c.  Small windows with canopies previously 
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vertically along any street frontage shall be 

permitted on the first or second floors. No blank wall 
exceeding 25 feet vertically or horizontally is 

permitted on any street frontage. 

included in concept plans along street side 

frontages not shown.  Add to Lincoln Street 
frontage. 

 

(3) Building Materials 
a. All walls visible from any public or private right-

of-way shall be finished primarily in a durable hard 
surface such as brick, glass, stone, wood, ceramic, 

precast panels, integrally tinted textured masonry 

block, or concrete siding. These primary materials 
shall make up a minimum of 60% of the solid wall 

area, exclusive of windows and doors. 
 

b. Materials not permissible as primary materials on 

exterior walls are concrete block, cinder blocks 
unless burnished fluted or sculpturally textured, 

residential grade sidings, plastic siding, asphalt, 

EIFS, stucco, highly reflective or highly color tinted 
glass. These materials may be used as trim or 

accent materials, but shall total less than 40% of  
the surface area of walls, exclusive of windows and 

doors. 
 

c. All materials should be used consistently on all 

sides of the building 
 

d. Innovative or new environmentally sensitive 

materials are encouraged provided they are of 
quality durable material. 
 

e. Reflective glass or spandrel glass not permitted 
on first two floors along any street frontage 

 
a. Architectural concrete masonry units will 

comprise the majority of all building sides.  
Samples available for planning commission 

during meeting. 

 
 

 
 

b. Stucco/EFS to be used as accent material son 

parking lot, Michigan Ave. and Lincoln Street 
sides. 

 
 

 
 

 

 
 

c. materials used consistently 
 

 

d. none suggested 
 

 
 

e. Spandrel glass to be used for portions of 
Michigan Avenue frontage. 

(4) Landscaping 

a. Where screening of development or parking area 
is required, landscaped berms shall not be used. 

Screening shall be provided via solid walls, fences, 

or evergreen plantings. 
 

b. Greenbelt and foundation landscaping 

requirements shall be waived for any portion of a 
building that has no setback from the property line… 
 

c. Street trees shall be provided along all street 
right-of-ways, within the right-of-way. A minimum of 

one street tree shall be provided for each 30 feet of 
street frontage… 

 

a. No berms proposed; evergreen shrubs 
proposed along Michigan Ave. frontage. 

 

 
 

b. Foundation planting requirements to be 
waived along building frontage due to 5 foot 

setback. 

 
c. Addressed earlier in review. 

 
Items to be addressed:   

1. Small windows with canopies previously included in concept plans along street side frontages not 
shown.  Add to Lincoln Street frontage. 
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SHAPE YPSI draft master plan recommendations 
 
Requirement Proposed 

Block perimeter should be 1200 feet or less. Current block estimated at 1,000 feet 

Street layout should connect to existing streets such 
as Michigan Avenue to the north, Lincoln to the west 

and Park to the east.   

Site plan includes Lincoln Street extension to the 
extent of the proposed parcel 

All streets have on-street parking On-street parking proposed for Lincoln and Park 
Streets.  On-street parking on Michigan to be 

pursued at a later date. 

All streets have sidewalks All streets have sidewalk 

All streets have space for trees and other stuff Street trees to be provided on all street 

frontages 

All driveway aprons have the same design 
 

Drive aprons to be approved by City engineer 
(OHM) 

All buildings are built for multiple uses - with a 
ground floor to ceiling at a minimum of 12 and a 

maximum of 14 feet 

 

Ceiling noted as less than 12 feet, but height 
available for subsequent use. 

Buildings along “A” streets (Michigan Ave., Park and 

River Streets), should follow the following urban 

design rules:  

 90-100% of building should face the street 

 It is built one-to five feet from street right of 
way 

 60% of the front of the first floor is transparent 
window or glazing 

 Primary entrance faces “A” street 

 The first floor of buildings should have active 
uses – stores, restaurants, services – where 

people come and go often. 
 

 

 

 
 Estimated 40% of building facing street 

 Building has 5 foot setback from ROW 

 

 25% of 1st floor windows are transparent 

 
 The primary building entrance at corner of 

Michigan and parking area 

 Retail uses meets goals 

 
Items to be addressed:   

1. None. 
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REQUIREMENTS FOR PLANNED UNIT DEVELOPMENT 
 
Section 122-573 provides the following requirements for Planned Unit Developments: 
 

(1) Unified Control.  The proposed development shall be under single ownership or control 
such that there is a single person or entity having responsibility for completing the project 
in conformity with this Ordinance. 

 
 STAFF COMMENT:  Core Resources, LLC has executed a development agreement with 

the City of Ypsilanti for purchase and development of a Family Dollar. 
  

(2) Minimum Size.  The minimum size of a Planned Unit Development shall be forty-three 
thousand, five hundred sixty (43,560) square feet (one acre) of contiguous land or 21,870 
sf (1/2 half acre) if the proposal involves the preservation and/or adaptive reuse of a 
historically significant structure.  The historical significance shall be determined by the city 
historic district commission. 

 
 STAFF COMMENT:  The development area is 1.1 acres. 
 

(3) Applicable Base Regulations.  Unless waived or modified in accordance with the 
procedures and standards set forth in this Article, the yard, bulk, parking, loading, 
landscaping, lighting, general provisions, and all other standards set forth in the Zoning 
Ordinances for the uses listed below shall be applicable for uses proposed as part of a 
Planned Unit Development: 

 
STAFF COMMENT:   As noted earlier, the B3, Central Business zoning will be applied as 
the base regulation for the entire parcel based on Planning Commission recommendation 
based on Master Plan goals for the Water Street Redevelopment Area. 

 
 To encourage flexibility and creativity in development consistent with the planned 

Development concept, departures from compliance with the base regulations may be 
granted by the City Council, upon recommendation of the Planning Commission, as a part 
of the approval of the Planned Development.  For example, such departures may include 
modifications of lot dimensional standards, setback requirements, density standards, 
parking and landscaping requirements, and similar requirements.  Such departures may be 
approved only on the condition that they will result in a higher quality of development than 
would be possible using conventional zoning standards. 

 
 STAFF COMMENT:  The applicant requests the following exemptions: 
  

1. None.  PUD requirement per development agreement. 
 
   All departures or exemptions should be noted on the PUD plan. 
 

(4) Street Access.  Each lot, main building, and principal use within a Planned Development 
district shall have vehicular access to a public street.  Adequate provision shall be made for 
dedications of land for streets and essential services. 
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 STAFF COMMENT:  The site will have adequate access to public streets. 
 

(5) Usable Open Space.  The proposed development shall contain at least as much open 
space as would otherwise be required by the existing underlying zoning. 

 
 STAFF COMMENT: The proposed development exceeds the B3 district requirement. 
 

(6) Landscaping and Maintenance of Common Areas.  All required yards and common 
areas shall be landscaped and adequately and permanently maintained by the property 
owner, tenant, or organization responsible for maintaining common areas. 

 
Through an irrevocable conveyance, such as deed restrictions or covenants that run with 
the land, the developer shall assure that all yards and common areas will be developed in 
accordance to the site plan and not changed to another use. 

 
STAFF COMMENT:  Rain gardens shall be maintained to provide adequate drainage per 
Washtenaw County stormwater standards.  Planning Commission may want to request a 
maintenance plan as a condition of the PUD agreement approval. 

 
(7) Additional Considerations.  During review of a proposed planned development, the 

Planning Commission shall take into account the following considerations which may be 
relevant to a particular project: perimeter setbacks and screening; thoroughfares, drainage, 
as provided for in best management practices as appropriate, and utility design; 
underground installation of utilities; insulating pedestrian circulation from vehicular 
thoroughfares and ways; achievement of an integrated development with respect to 
signage, lighting, landscaping and building materials; and noise reduction mechanisms, 
particularly in cases where non-residential uses adjoin off-site residentially-zoned property. 

 
 STAFF COMMENT:  Staff recommends that Planning Commission discuss these 

considerations listed above to make sure the plan is satisfactory.  Public sidewalks are 
provided along the development.  The development substantially achieves compliance with 
these standards.   

 
Items to be addressed:  1) Provide maintenance plan for raingardens and 
landscaping areas.   
 
STANDARDS FOR APPROVAL 
 
Section 122-576 provides the standards that the City must be met in order that a Planned Unit 
Development be approved.  
 

(1) Conformance with the planned development concept.  The overall design and all uses 
proposed in connection with a planned unit development shall be consistent with and 
promote the intent of this article, as well as with specific project design standards set 
forth in this chapter 
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STAFF COMMENT:  The project and overall design are consistent with the intent of the 
PUD article.  It will help achieve master plan goals related to development of the Water 
Street Redevelopment Area including redevelopment of the site with commercial uses more 
urban than suburban in form, and with careful consideration of future development on site.   

 
(2) Recognizable benefits.  The planned development will result in recognizable and 

substantial benefits to the ultimate users of the project and to the community in general 
where such benefits would otherwise be unfeasible or unlikely to be achieved 

 
 STAFF COMMENT: The redevelopment of the Water Street Redevelopment Area has 

been a goal for more than 20 years. This represents the start of development on the site. 
 

(3) Compatibility with adjacent uses.  The proposed planned unit development shall be 
designed with due regard to its relationship with development on surrounding properties 
and uses thereon, including building heights, setbacks, density, parking, circulation, 
landscaping, views, and other layout features.  In particular, consideration shall be given 
to the following: 

 
a. The bulk, placement, architecture, and types of materials used in construction of 

proposed structures 
 

 STAFF COMMENT:  The location, development of infrastructure and pedestrian access 
have been carefully considered in relation to future adjacent development on the site and 
include the development of access easement for shared drives. 

 
b. The location and screening of vehicular circulation and parking areas in relation to 

surrounding development 
 
 STAFF COMMENT:  As noted, this has been considered carefully, including development 

of a “remainder” parcel that can be sold for future development using the same vehicular 
and expanded pedestrian access. 

 
c. The location and screening of outdoor storage, outdoor activity or work areas, and 

mechanical equipment in relation to surrounding development 
 
 STAFF COMMENT:  Outdoor storage is not proposed.  A single dumpster enclosure is 

proposed at the rear of the building. 
 

d. The hours of operation of the proposed uses 
 

 STAFF COMMENT:  Hours of Operation are consistent with adjacent B3 uses. 
 

e. Landscaping, preservation of historic features, and other site amenities 
 

 STAFF COMMENT:  Landscaping, in particular street trees and expanded sidewalks have 
been included to provide a more urban feel.  The rain garden is expected to add open 
space to the parcel. 
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(4) Impact of traffic.  The planned development shall be designed to minimize any adverse 
impact of traffic generated by the proposed development.  Consideration shall be given 
to the following: 

 
a. Estimated traffic to be generated by the proposed development 
b. Access to major thoroughfares 
c. Proximity and relation to intersections 
d. Adequacy of driver sight distances 
e. Location of and access to off-street parking 
f. Required vehicular turning movements 
g. Provisions for pedestrian traffic 
h. Access to loading and unloading areas 

 
 STAFF COMMENT:  The limitation of access to the site form the existing signalized Park 

Street and the future Lincoln Street will improve vehicular access to the site, and provide 
for future access to adjacent parcels.  Provisions for pedestrian traffic have been 
accommodated, as well as access for truck and delivery traffic. 

 
(5) Public services.  The proposed type and density of use shall not result in a material 

increase in the need for public services, facilities, and utilities; including but not 
necessarily limited to water and sewer services, public roads, fire and police protection, 
and schools.  The proposal shall not place an undue burden upon the subject or 
surrounding land or property owners and occupants or the natural environment 

 
 STAFF COMMENT:  The proposed development will not result in a material increase in 

need for public services if it is well managed through-out its life cycle. 
 
(6) Compatibility with master plan and this chapter.  The proposed development shall be 

compatible with the adopted city master plan and with the spirit and intent of this 
chapter. 

 
 STAFF COMMENT:  The redevelopment meets numerous goals of the Master Plans goals 

related to redeveloping the Water Street Area including more urban than suburban form, 
desired uses and carefully defined vehicular and pedestrian access. 

 
(7) Economic impact.  The proposed development shall not result in an unreasonable 

negative economic impact upon surrounding properties 
 

 STAFF COMMENT:  As noted, development has been expected on this site since the early 
2000s.  This will be the first development on the 38 acre city-owned parcel. 

  
(8) Compliance with applicable regulations.  The proposed development shall be in 

compliance with all applicable federal, state, county, and local laws and regulations 
 

STAFF COMMENT:  The development shall comply with all applicable laws. 
 
(9) Phasing.  When a project is proposed for construction in phases, the project shall be 

designed that each phase, when completed, shall be capable of standing on its own in 
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terms of the presence of services, facilities, and open space; and shall contain the 
necessary components to ensure protection of natural resources and the health, safety, 
and welfare of the users of the planned unit development and the occupants of the 
surrounding area 

 
STAFF COMMENT:  No phasing is planned for this project.   
 

Items to be addressed:  The proposed project is in substantial compliance with the standards 
of 122-576.   
 
RECOMMENDATIONS 
 
The proposed Family Dollar is consistent with the Planned Unit Development 
concept in that it is allowing development of the Water Street Redevelopment Area 
including redevelopment of the site with commercial uses more urban than suburban 
in form, and with careful consideration of future development on site.    Only nominal 
flexibility in the below standards is being requested in return.  The existing property 
is currently vacant, and the proposed redevelopment is in line with numerous 
Master Plan and DDA goals, and will greatly benefit for the Michigan Avenue 
business district. 
 
Staff recommends that the Planning Commission approve the Planned Unit 
Development plan and rezoning to PUD based on the following findings: 
 

1. The proposed use is consistent with the PUD concept of providing zoning flexibility in 
return for material community benefit. 

 
2. The project will develop an acre of the 38 acre city-owned Water Street 

redevelopment area with retail more urban than suburban in form, and with careful 
consideration of vehicular and pedestrian access to help accommodate future 
adjacent development.   

 
3. The proposed use will be consistent with all surrounding uses, in particular to the 

east. 
 
8. The proposed use will not have an adverse impact on traffic or other public services 

and infrastructure, 
 

9. The proposed redevelopment meets numerous Master Plan and DDA goals 
 

10. A single exemption is recommended based on zoning guidelines to reduce the 
number of required parking spaces to a maximum of 24. 
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The approval of the PUD plan is conditioned on the following items being addressed and 
reviewed administratively by Planning and Development staff before review by City Council: 
 

1. List all building setbacks on site plan 
2. Provide 10’ sidewalk along Michigan per development agreement. 
3. Remove note that city to pay for sidewalk along Park Street frontage, is applicant 

responsibility per development agreement 
4. Calculate percentage of site landscaped and note on plan 
5. Reduce parking spaces to maximum of 24. 
6. Provide dimensions for wall signage and elevation including dimensions for monument 

sign.   
7. The proposed sidewalk shall be extended across both driveways.  ADA treatment at the 

drive crossings shall be consistent (per engineering review) 
8. ADA curb ramps will be required at Lincoln street per MDOT standards 
9. Add bicycle parking to the site (5) 
10. Note access easements for drive between Lincoln and Park Streets, including southerly 

access to remainder parcel 
11. Drives should be reduced to 24’ or minimum amount to accommodate trucks and fire 

department.  Engineering will approval all sizing of all aprons.    
12. Remove note that Lincoln street improvements will be paid for by the city.  Lincoln 

Street improvements are to be done by purchaser per the executed development 
agreement.  West side sidewalk is responsibility of future owner.  

13. Street trees required on east side of Lincoln Street frontage per development agreement 
14. Concrete curb and gutter is required around all proposed pavement, potentially with 

spillouts to the east near the rain garden area. 
15. Proposed planting list for rain garden shall be required, along with an elevation 
16. Pavement cross sections for all proposed pavement must be shown. 
17. Other items remaining from engineering letter dated Aug. 9, 2013. 
18. Streetlight on Park Street is noted to be relocated by others, confirm that responsibility 

is with applicant. 
19. Indicate locations for parking lot lighting along with photometric plan per Sec. 122-641 

and Sec. 122-834 (9).   
20. Ensure that vehicles parked in spots facing the building do not overhang the sidewalk, 

increasing spaces to 20’ if necessary 
21. Provide building dimensions 
22. Final plans to be submitted to MDOT for approval. 
23. Small windows with canopies previously included in concept plans along street side 

frontages not shown.  Add to Lincoln Street frontage. 
 

The following waivers are requested under 122-713: 
 

1. Waiver from 3 foot berm requirement between Michigan Ave. and parking lot, to 
maintain urban form and/or request different treatment.  

2. Waiver from foundation planting tree requirements along Michigan and Lincoln Street 
due to street tree requirement.  Relocate required 2 trees on Park street side elsewhere 
on the site. 

3. Request waiver from 122-712 to omit provision of a sprinkler system; note alternate 
means of keeping landscaping watered. 
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____________________________          
Teresa Gillotti, Director, Community and Economic Development 
 
Cc: File 

Developer: Bill Tippman, Core Resources, LLC 
 Architect/Engineers:  Josh Allen, Morning Star Partners 
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AGREEMENT TO PURCHASE REAL ESTATE 

THIS AGREEMENT T O  PURCHASE REAL ESTATE (tliis "Agreement") is entered 
itito by and between, THE CITY O F  YPSILANTI, a Michigan municipal corporation, the address of 
which is One South Huron Street, Ypsilanti, Michigan 48197 (tlie "City"), and NINETY NINE 90, LLC 
and its Permitted Assigns (as defined below), an Oliio limited liability compatiy, the address of \vliicli is 
7795 Five Mile Road, Cincinnati, Ohio 45230 ("Purcl~aser"). 

R E C I T A L S :  

A. The City is the owner of certain real property located in tlie City of Ypsila~iti, 
Washtenaw County, Michigan, which is more particularly described on Exhibit A attaclied hereto aud 
made a part hereof (the "Property"). 

B. The Property is part of an overall project ktiowti as the Water Street 
Redevelopment Project ("Water Street Project") located within the real propelty wliicli is identified on 
Exliibit B attached hereto ("Overall Property"). Tlie Overall Property not sold to tlie Purcliaser liereunder 
is the "Retained Prope~ty". The Water Street Project is proposed to be developed in accorda~ice with the 
provisions of the Draft City of Ypsilatiti Zoning Ordinance relating to tlie Co~nmercial Redevelopment 
District and Residential Redeveloptne~it District (the "Draft Ordinatice"). Tlie Draft Ordinance sliall be 
used as guidance in tlie development of the Property, as Purcliaser pursues the rezoning of the Pmpe~ty 
pursua~it to a Planned Unit Developmeiit as provided in Section 7 (d) below. 

C. The City desires to sell and Purcliaser desires to purchase the Property, upon the 
terms arid conditions described below. 

THEREFORE, in consideration of the mutual covenalits and the undettakings described 
in this Agreement, the parties agree as follows: 

1 .  Agreement of Purchase aud Sale. The City agrees to sell to Purchaser, and Purcliaser 
agrees to purchase, the Propeity, subject to and in accordance wit11 the terms atid conditions of this 
Agreement. 

2. Purchase Price. Tlie purchase price ("Purchase Price") for the Prope~ty shall be Two 
Hundred Ten Thousand atid 001100 ($210,000.00) Dollars. At Closing, as defined in Paragraph 9 below, 
Purcliaser sliall pay to the City the Purcliase Price, subject to clositig adjustments and prorations as 
provided in this Agreement. 

3. Earnest Money Deposit. Within five (5) days fiom the date of Purchaser's receipt of a 
fully executed copy of this Agreement (tlie "Effective Date"), Purcliaser sliall deliver to Safetitle Agency, 
Inc., or other title company acceptable to the Seller (the "Title Company"), an earnest money deposit in 
the amount of Three Thousand Five Hundred Dollars and 001100 ($3,500.00) Dollars (tlie "Deposit"). 
The Deposit shall be applied toward the Purcliase Price. The Deposit sliall otlierwise be returned to 
Purcliaser or retained by tlie City in accordauce with tlie terms of tliis Agreement. 

4. Title; Survey. Within thirty (30) days from the Effective Date, the Purchaser sliall, at its 
cost, cause the Title Company to deliver to Purchaser a commitment for an ALTA Owner's Title 
Iusurance Policy (tlie "Commitment") in the amount of the Purchase Price, bearing a date later than the 
Effective Date, and identifying the condition of title to the Pmpe~ty, together with copies of the 
instruments and documents referenced in the Commitment. hi addition, within fifteen (15) days from the 



Effective Date, the City shall tnake available to Purchaser a copy of the City's most-recent existing 
sut-vey of the overall Property ("Survey"). Purchaser shall obtain, at its sole cost atid expense, an updated 
ALTA Survey of the Property, cel-tified to the City, Purchaser and Title Company arid settitig forth the 
legal description of the Prope~ty, the Access Drive (as defitied in paragraph 13(a)) and the storm water 
detention license referenced in paragraph 7(c), and provide to the City a copy of such updated Sutvey 
withiti ninety (90) days from the Effective Date. The City shall advise Purchaser of any objections to the 
Sutvey and/or the legal description contained therein within ten (10) busitless days of receipt. If the City 
objects to the Sutvey, the pai-ties will work in good faith to resolve same. If no objection is made, or after 
all objections are resolved, the legal description contained in said Survey shall be used for the 
conveyances contemplated herein. 

5 .  Objections to Title and Survey. During the Contingency Period, as defined it1 Section 6 
below, as same may be extended as provided it1 Section 6, Purchaser shall have tlie riglit to object in 
writing to tlie condition of title to the Prope~ty as reflected in the Cotntnitment and Survey. If Purchaser 
does not provide the City with its title objections within the initial 180 day Cotitingeucy Period, Purchaser 
shall be deemed to have waived all objections to the condition of title to the Prope~ty. The City shall have 
thirty (30) days from its receipt of any such written objections to advise Purchaser whether Seller will 
undertake to exert coininercially reaso~iable efforts to cure sucli objections. The City shall be deemed to 
have cured a title objection if the City causes such matter to be removed fsom the Commitment as at1 
exception to coverage or the Title Coinpany agrees to insure Purchaser for such matter. If the City does 
not undertake to cure Purchaser's objections or after u~~dertakii~g the obligation to attempt to cure same as 
provided above is unable to do so, Purchaser shall have the right to terminate this Agreement by 
providing \vritten notice to the City within ten (10) days from the date of Seller's written uotice that (i) 
the City will not undertake such cure efforts or (ii) if after having undettaken such efforts the City's 
written notice that it has not been able to cure same. If Purchaser terminates this Agreement in 
accordance with this Paragraph 5 and as provided in Section 6, Purcliaser sttall receive a refund of the 
Deposit atid the parties shall have no fu~ther rights or obligations under this Agreetnetit, except for 
Purcl~aser's restoratio~~ and itidemiity obligations which shall survive. 

6. Contingency Period. 

(a) Contingency Period; Access. Purchaser shall have a period of one hundred 
eighty (180) days fsoin the Effective Date (the "Contingency Period") to inspect or cause to be inspected 
all eletnents and aspects of the Property, including, but not limited to, the physical and e~mirot~meiital 
condition of the Propetty, the Purcl~aser's acceptance that all utilities are available in sufficietit capacity at 
the Property boundary or in close proxitnity thereto, in addition to cot~fu~nation and acceptance of any 
utility tap fees and/or utility credit requiretnents, to obtain Purchaser's client's and or tenant's final Real 
Estate Corntnittee approval of the Purchaser's intended project and to pursue and obtain the 
Governmental Approvals (as defined below). The City shall provide Purchaser with access to the existing 
information it1 the City's possessiot~ regarding tlie Property. Such information may be provided on a 
computer disc. The City does not make any represe~~tation or wairanty regarding any sucli information, 
including, without limitation, any representatioi~ or watranty with respect to the completeness or accuracy 
of any such info~mation. Purchaser, at its cost, shall have the right to inspect additional il~fosrnatioti 
regarding the Prope~ty which is located within the City's offices and is otl~et~vise available to the public at 
mutually acceptable times and, if required by the City, with appropriate supervisioti by City staff. The 
City will reasonably cooperate with Purchaser in Purchaser's effort to obtain the Properties l~is to~y,  
previous reports in the City's possession and/or physical condition of tlie Property, all without liability or 
cost. At all times during the term of this Agreement, the City grants to Purchaser, and those persons 
designated by Purchaser, the right to enter upoti the Prope~ty it1 order to inspect the Prope~ty and to take 
soil borings and conduct engineering and environmental tests and studies. Purchaser shall provide to tlie 
attorney for the City, at no cost to the City, copies of ally environmental analysis performed in cont~ectio~i 



with the Prope~ty (including a Baseline Environmental Assessment ("BEA"), if Purcliaser obtains a BEA, 
at least ten (10) days before filing witli any state agency). 

(b) Restoration; Insurance; Indemnity. During the Contingency Period Purchaser 
shall use all reasonable efforts to minimize any damage to the Prope~ty and, in the event any portion of 
the Property is disturbed or altered by vittue of Purcliaser's investigations, Purchaser shall promptly, at its 
sole cost and expense, restore the P r o p e ~ q  to substantially the same or better condition tliat existed prior 
to such disturbance or alteration. Purcl~aser shall indemnify, defend and hold hannless the City from and 
against any and all claims, liabilities, suits, costs, expenses and damages, including reasonable a t t o ~ ~ ~ e y s '  
fees, arising out of the inspection activities of Purchaser or its agents, e~nployees or contractors, and/or 
any construction liens filed by any of Purchaser's contractors, subcontractors or suppliers in connection 
with any such inspection activities. Prior to entering tlie Property, Purcliaser sliall provide the City witli 
evidence of liability insurance in the amount of Two Million and 00/100 ($2,000,000.00) Dollars, which 
names the City as an additional insured pasty and provides coverage for all of Purchaser's activities within 
the Propesty, including Purchaser's indenniity obligations, and wliich insurance coverage cannot be 
cancelled or the atnount of coverage reduced prior to Closing. 

(c) Confidentiality. Purchaser shall keep the results of its environtnental 
inspections and testing confidential and shall not disclose the contents of any environ~nental reports to 
any third pasty without the City's prior written consent not to be unreasonably withheld, including filing a 
Baseline Environinental Assessment witli or submitting a remediation plan to the Michigan Department 
of Enviromnental Quality. Notwithstanding tlie foregoing, Purcliaser sliall have the right to disclose the 
results of its environmental testing and inspections to its assigns, clients, tenants, attorneys, environtnental 
consultants and insurance ca~riers provided tliat such parties are advised in writing of Purcliaser's 
confidentiality obligations regarding such information. 

(d) Expiration of the Contingency Period. If Purchaser, in its sole and absolute 
discretion, dete~lnines that the condition of the Propesty is unsatisfacto~y or is unable to obtain the 
Gove~mnental Approvals defined in Paragraph 6(a) or 7(a) and (b), Purchaser may, on or prior to the 
expiration of the Contingency Period, elect in writing to terminate this Agreement. If Purcliaser elects 
timely to terminate tliis Agreement, the Deposit shall be returned to Purcliaser and the parties sliall have 
no further rights or obligations under tliis Agreement, except for Purchaser's restoration and indemnity 
obligations set forth herein wvl~ich sliall sul-vive the te~mination of this Agreement. If Purcliaser 
determines in its sole discretion at the expiration of the Contingency Period to extend the Contingency 
Period, the Purchaser shall have the right to extend for thirty (30) days (the "First Extension Period") the 
Contingency Period by providing notice to the City of such intentions and by tendering to the City with 
such election an extension fee (the "First Extension Fee") of $2,500.00. If Purcliaser detennines in its 
sole discretion at the expiration of the First Extension Period to extend the Contingency Period, Purcliaser 
may, in its sole discretion, extend the Contingency Period (the "Second Extension Period") by providing 
written notice to the City of such desire to extend and by paying to the City an additional deposit amount 
(the "Second Extension Fee") of Twenty Five Hundred ($2,500.00) Dollars. The Deposit, the First 
Extension Fee and the Second Extension Fee shall be considered nou-refundable to the Purchaser (except 
in the case of City's default) and fully applicable to the Purcliase Price in the event of sucli extensions. 

7. Governmental Approvals. 

(a) Governmental Approval Period. During the Contingency Period, Purchaser 
shall diligently seek to obtain all gove~mnental pennits and approvals necessary to commence and 
complete the development of the Prope~v, including the PUD Approval described in Paragraph 7(b) 
below (collectively, the "Governmental Approvals") upon terms and conditions acceptable to Purcliaser 
and Purchaser's client or tenant in their sole and absolute discretion. Purchaser sliall be responsible, at its 





8. Declaration of Restrictive Covenant. At Closing, the City sliall execute and record a 
declaration of restrictive covenant ("Declaration") agaiust the Retained Parcel, that prohibits the Retained 
Parcel, for so 1o11g as Fatnily Dollar, its successors or assigns, is open and operating a fully staffed and 
inventoried variety store, variety discount store, discount department store, dollar store, liquidation or 
close-out store on the Sale Property, fsoni being used as ally variety store, variety discount store, discount 
depa~tment store, dollar store, liquidation or close-out store, or any store similar to a Family Dollar store 
in operation or merchandise including, but not limited to, Dollar General, Bonus Dollar, dd's Discounts, 
Deal$, Only Deals, 99 Cents Only, Dollar Tree, Fred's, or Marc's (the "Exclusive Use Restriction"); 
provided, however, the Exclusive Use Restriction shall not prohibit any portion of the Retained Property 
from being used as (a) a big box discount department store (the term "big box discount depa~t~nent store" 
shall not include those stores listed above) wvhich exceeds Thi~ty Thousand (30,000) square feet (like a 
Target, Meijer, Wal-Mart or Kmart), (b) a drug store, (c) a groce~y store, (d) a toy store, (e) a hobby store, 
(f) a sporting goods store, (g) a card aud gift store, (11) a hardware store, (i) a home improvement store, (i) 
an auto supply store, (k) an electrot~ics store, (I) an office supply store, or (m) any other store selling a 
single category of merchandise, even tllougl~ the category may be a broad one such as toys or hardware. 
The Declaration shall remain in full force aud effect while Family Dollar is constructing a dollar store on 
the Sale Property, but shall automatically terminate in the event Family Dollar does not open within the 
period required by the Purchase Agreement. Once Family Dollar has opened, this Declaration shall 
auto~natically terminate when Fatnily Dollar, its successors or assigns, fails to operate a fully staffed variety 
store, variety discount store, discount depa~tment store, dollar store, liquidation or close-out store on the 
Sale Prope~ty for period of 6 consecutive mot~ths or more, other than in connection with a renovation or 
restoration in connection with a casualty. This Declaration will not terminate in connection with a 
renovation or restoration so long as Family Dollar is diligently pursing such renovation or restoration. 
The fo~ tn  of the Declaration shall be substantially in the fonn attached hereto as Exhibit D. 

9. Clositlg. The closing ("Closing") shall be consummated within thirty (30) days fsom the 
expiration of the Contingency Period, as same may be extended, on a date selected by Purcl~aser by 
providiug written notice to City at least ten (10) business days prior to such date. The Closing shall take 
place at a time and location that is mutually agreeable to the parties. If the date for Closing falls on a 
Saturday, Suuday or legal holiday, Closing shall occur on the next i~nmediately followiug busit~ess day. 

10. Closing Documents and Actions. At Closing, the City shall execute and deliver to 
Purchaser (as required) and Purchaser shall execute and deliver to the City (as required) the following: 

(a) Payment of Purcl~ase Price. Purcl~aser shall deliver to the City the Purchase 
Price, together with the amount identified in Paragraph 11 below, subject to applicable adjustments and 
prorations as provided for in this Agreement. 

(b) Covenant Deed. The City shall deliver to Purchaser a fi~lly executed and 
recordable covenant deed for the Pmpe~ty in the form attached as Exhibit E, conveying to Purchaser fee 
simple ~narketable title to the Property, subject only to the Pe~lnitted Exceptions, a restrictive covenant 
that restricts the Property from being owned and/or used by ally entity that would qualify the Property as 
exempt for ad valorem taxes andlor assessments ("Prohibited Uses") aud the easements identified in 
Paragraph 13(a) below. 

(c) Non-Foreign Perso11 Affidavit. The City shall furnish Purchaser with an 
affidavit stating that the City is not a "Foreign Person" within the meaning of IRC Section 1445(f) (3), as 
amended. 

(d) Closing Statement. The City and Purchaser shall execute and deliver to each 
other a Closing Statement showing the amount by which the Purchase Price shall be adjusted as of the 



Closing date. The City shall pay all real property trat~sfer taxes, fees to record any i~~s t ru~ne~i t s  necessary 
to cure Purchaser's title objectiot~s and the palties shall pay the fees and charges of their own 
representatives, agents or contractors. Purcl~aser shall pay the fees to record the easements identified in 
Paragraph 13(a) below, the Declaratio~~ and all escrow and other fees charged by the Title Company to 
close this tra~~saction. 

(e) Title Insurance Policy. The Purchaser shall order and pay for a policy of title 
insurance, without standard exceptions (provided that Purchaser provides the survey required by the Title 
Co~npany to remove the standard survey exceptiot~ and City is satisfied in its reaso~~able discretiot~ with 
the form of the owner's affidavit requested by the Title Company), with coverage in an atnoutlt equal to 
tlie Purchase Price, subject only to the Permitted Exceptions, the Declaration identified in Paragraph 8 
above and tlie easements identified in Paragraph 13(a) below. The Purchaser shall be responsible for 
obtaining any et~dorsements to such title policy desired by Purchaser andlor its assigns, at Purchaser's 
cost. The City shall deliver to the Title Company an Owners Affidavit and such other documents 
reasonably required by the Title Cotnpa~~y (excluding any survey) to enable the Title Company to satisfy 
its Scl~edule B-1 require~ne~~ts and to delete its standard exceptions and to provide a "marked-up" 
Commitment, dated as of the Clos i~~g  date. The "marked-up" Comtnittnent shall reflect Purchaser and/or 
its assigns as both fee simple title owner of the Property and the insured under said Committnent. 

(f) Easements. Purchaser and City shall execute and deliver to each other the 
easement, license and other agreements required pursuant to Paragraph 13(a) below or required as a 
condition of Purchaser's obtaining PUD approval or any ot11er Gove~mnental Approval. 

(g) Declaration. The City shall execute and record the Declaratiot~ identified on 
Paragraph 8 above. 

(11) Further Assurances. The City and Purchaser a ~ ~ d / o r  Purchaser's assigns shall 
execute such additional documents and instruments and take such further actions as may be reasotlably 
necessary or desirable to consu~nmate the sale of the Property it1 accordance with the terms of this 
Agreement. 

11. Taxes. 

(a) Prorations. The City shall be respo~~sible for paying any and all real and 
personal propel9 taxes, if any, payable in connectio~l with the Property for the 2013 calendar year. The 
City shall also pay it1 full, on or before Closing, all current installtnents of special and other assessments 
~vhich were established and co~~stitute a lien against the Propesty. 

(b) Separate Tax Parcel. Within thuty (30) days prior to the end of the 
Contit~gency Period, so long as the Purchaser has not tenninated this Agreement, the City shall cause the 
Property to be rendered a separate and cornplete tax parcel. No split rights will be traosfe~red to 
Purchaser. 

12. Possession; As-Is Condition. At Closing, the City shall deliver to Purchaser or 
Purchaser's Pe~mitted Assigns possessior~ of the Property, free and clear of any rights or claims of 
possession by the City or any third party except for Permitted Exceptions. Purchaser acknowledges that 
the City has not made and Purchaser has not relied on any representation or ~vassanty by the City other 
tliat~ those representations or w a ~ r a ~ ~ t i e s  made to the City's actual knowledge, including, without 
limitation, any representation or wassanty regarding the physical or environmental condition of the 
Propesty, the fitness of the Property for atly particular purposes or the availability of any permits or 
approvals. Purchaser acknowledges that Purchaser has relied co~npletely 011 its own investigations and 



other due diligence activities to evaluate the cotlditiotl of tlie Property aud the availability of permits and 
approvals and that, at Closing, Purchaser will be accepting tlie Prope~ty in its then-current as-is, where-is 
condition, with all faults. 

13. Post-Closing Obligations. 

(a) Future Lincoln Street. At Closing, the Purchaser and City shall execute an 
Access Drive Ease~nent Agreement (the "Easement Agreement") mhereiil the Purchaser shall agree to 
construct, at its sole cost and expense, tlie access drive identified on Exhibit F (the "Access Drive") in 
accordance with the approved plans aud specifications for tile Access Drive as approved by tlie City and 
Purcliaser. The form of the Easement Agree~ne~it shall be substalitially it1 the form attached hereto as 
Exhibit G. 

(b) Covenant to Construct, Open and Operate; Re-Purchase Option. 

(i) Purcliaser shall const~uct all itnprovetnents to and within the 
Propel* in accordance with the platls that have been approved by the City. Purchaser shall cotnmence 
construction of such ilnprovements withitl six (6) motltlis fsom tlie Closing date and shall co~nplete sucli 
i~nprovements within hventy four (24) moliths fso111 the Closing date. For purposes of the foregoing, 
commencement of construction sliall mean that Purchaser has obtained all pennits and approvals 
necessaly for the construction of sucli itnprovements and that all necessaiy utility ilnprovemet~ts and 
building footitigs have been installed. Purcliaser agrees that Purchaser's business within the Prope~ty 
shall be fully stocked and fully staffed and Purchaser sliall commence operation its business from the 
Property witliit~ hventy four (24) months fso~n the Closing date. 

(ii) In the event that Purcliaser does not co~lstruct its improvernetits 
within the Propel* or open andlor colnlnence to operate its business from tlie Property as provided in 
Paragraph 13(b)(i) above, the City sliall have the option for a period of ninety (90) days fsom the date of 
such failure to colnmeuce work and provided that City has provided writtell notice within such ninety (90) 
day period to re-porcliase the Propetty from Pi~rcliaser for a purcliase price equal to the Pt~rcliase Price, 
together with an amount equal to the fair market value of tlie vertical irnprove~nents cotistructed by 
Purcliaser within the Propel-@. At the closing for any such re-porcliase of tlie Property by the City, City 
shall be respo~lsible for the payment of all tratlsfer taxes payable it1 cotlrlection with sucli transaction and 
the title insurauce premiuni for a title iiisura~~ce policy issued by the Title Company. Upon Purchaser's 
cotnpletiotl of construction, such options to repurcliase the Property shall have expired. 

14. Real Estate Commission. City shall be responsible for the paymeut of tlie cotntnission 
that is payable to (i) CBRE and (ii) Landmark Co~li~nerciai Real Estate Services, Ltlc., in accordance with 
separate agreements behveen tlie City and each of tlie foregoing brokers. Subject to the foregoitig, the 
City and Purcliaser each represent aud wassa~it to the other that they have not used the services of ally 
other brokers iti connection wit11 this transaction. Eacli party agrees to indemnify and liold harmless tile 
other patty fiotn and against any claim that a cotnmission or fee is due to ally broker wvl~o dealt with tlie 
pasty fsom whom i~ide~n~lification is sought. 

15. Condemnation. In the event that, prior to Closing, notice of any action, suit or 
proceeding sliall be given for the purpose of condemning all or any portion of the Property, then 
Purchaser shall have the right to terminate its obligations under this Agreement within ten (10) days fsotn 
its receipt of such notice of condemnation proceeding, and upon such termination, tlie proceeds resulting 
from tlie condemnation sliall be paid to the City, aud the Deposit shall promptly be returtied to Purchaser 
and the parties shall have no fu~tlier rights or obligatious under this Agreement, except for Purchaser's 
indemnity obligations, which shall sunrive. In the event Purchaser elects not to terminate this Agreement, 



at Closing, the conde~miatioti proceeds shall be assigned and belong to Purcliaser. 

16. Default, In tlie event that Purcliaser defaults in its obligations under this Agreement, the 
City shall be entitled to retain the Deposit paid by Purcl~aser. as liquidated damages, in addition to 
enforcing any restoration and/or indemmiification obligations of the Purcliaser hereunder. The Deposit 
having been retained by the City shall be considered the City's sole remedy in the event of such Purcliaser 
default. In the event that the City defaults in its obligations under this Agreement, Purcliaser may, as its 
sole remedy, at its option: (a) receive a refund of the Deposit; or (b) specifically enforce the terms and 
conditions of this Agreernetit. 

17. Purchaser's Representations, Warranties and Covenants. Purchaser represents, 
warrants and covenants to the City as follows: 

(a) Due Organization. Purcl~aser is limited liability company, duly organized under 
the laws of the State of Ohio, qualified to do business in Micl~igati and has t l ~e  power to enter iilto this 
Agreement and purchase the Prope~ty. 

(b) Power And Capacity. Purcliaser lias the full power, capacity, authority and 
legal right to execute and deliver this Agreement and to perforrn its obligations under tliis Agreement. 

(c) Due Authorization. This Agreement has been duly authorized, executed and 
delivered by Purchaser and constitutes the legal, valid and binding obligation of Purchaser and/or 
Purchaser's assigns, enforceable in accordance with its terms. Prior to or at Closing, any and all 
documents required by this Agreement to be executed and delivered by Purcliaser and/or Purchaser's 
Penuitted Assigns shall liave been duly authorized, executed and delivered by Purchaser and all sucli 
documents shall contain legal, valid and binding obligations of Purchaser and/or Purchaser's Permitted 
Assigns, enforceable in accordance with their tenns. 

18. No Joint Venture. No paity is the agent, pa~ t~ ie r  or joint venture partner of the other. 
No party has any obligation to the other except as specified in this Agree~nent. 

19. Non-Waiver. The failure of a party to complain of any act or otnission on the part of 
another paity, no matter how long it may continue, shall not be deemed to be a waiver by any party to any 
of its rights l~ereunder except as expressly provided for in tliis Agreement. No waiver by any patty at any 
time, expressed or implied, of any breach of any provision of tliis Agreement sliall be deemed a waiver of 
a breach of any other provision. If any action by any patty shall require tile consent or approval of 
another palm the consent or approval of tlie action on any one occasion shall not be deemed a consent to 
or approval of that action on any subsequent occasion or a consent to or approval of any other action on 
the same or any subsequent occasion. 

20. Third Party Rights. No party other than the City and Purcliaser and their approved 
successors and assigns, shall have any right to enforce or rely npon tliis Agreement, wliicli is binding 
upon and made solely for the bellefit of the City and Purcliaser, and their respective successors or assigns, 
and not for the benefit of any other patty. 

21. Time. TIME IS OF THE ESSENCE OF AND ALL UNDERTAKINGS AND 
AGREEMENTS OF THE PARTIES HERETO. 

22. Notices. Any notice to be given or served upon any party to this Agreement must be in 
writing and sliall be deemed to have been given: (a) upon receipt in the event of personal service by actual 
delivery (including by telecopy or delively sel-vice); (b) the fust business day after posting if deposited in 



the United States mail with proper postage and dispatched by certified mail, retu111 receipt requested; or 
(c) upon receipt if notice is given other than by personal sewice or by certified mail. All notices shall be 
given to the pasties at the followitig addresses: 

If To the City: City of Ypsilauti 
One South Huron Street 
Ypsilanti, Michigan 48197 
Ann: City Manager 
Fax No: 

With A Copy To: Joseph M. Fazio, Esq. 
Miller, Canfield, Paddock and Stone, P.L.C. 
101 N. Main Street, 7" Floor 
Ann Arbor, Michigan 48104 
Fax No: (734) 747-7147 

If To Purchaser: Ninety Nine 90, LLC 
1795 Five Mile Road 
Cincinnati, Ohio 45230 
Ant]: 
Fax No.: 

With A Copy To: 

Attn: 
Fax No.: 

Any party to this Agree~netit may at any time change the address for notices to that pasty by giving notice 
in this manner. 

23. Days. Whenever this Agreement requires that something be done within a specified 
period of days, that period shall (a) not include the day from which the period cotnmences, (b) include the 
day upon which the period expires, (c) expire at 5:00 p.m. local time on the day upon which the period 
expires, and (d) utiless othenvise specified in this Agree~nent, be constsued to lneau calendar days; 
provided, that if the final day of the period falls on a Saturday, Sunday or legal holiday, the period shall 
extend to the first busiuess day thereafter. 

24. Severability. If one or more of the provisiotis contained in this Agree~netit shall for any 
reason be held to be invalid, illegal or unenforceable in any respect, that invalidity, illegality or 
unenforceability shall not affect any other provision of this Agreement, and this Agreement shall be 
construed as if the invalid, illegal or unenforceable provision had never been contailled within the body of 
this Agreement. 

25. Entire Agreement. This Agreement embodies the entire understandiug between the 
parties with respect to the transaction conteinplated herein. All prior or contempora~~eous agreements, 
utiderstandings, representations, warranties and statements, oral or written, are superseded by atid merged 
into this Agreement. Neither this Agreement nor any of its provisions rnay be waived, modified or 
amended except by an instrument in writing signed by the pasty against which enforcement is sought, and 
then only to the extent set forth in that inst~ument. 



26. Governing Law. This Agreement sliall be gove~ned by and construed in accordance 
with the provisions of the laws of the State of Michigan. 

27. Captions. Captions to paragraphs and sections of this Agreetnet~t have been itlcluded 
solely for the sake of convenient reference and are entirely without substantive effect. 

28. Successors and Assigns. Purchaser shall not assign this Agreement to any tliird patty 
other tlian Family Dollar Stores of Michigan Inc. ("Family Dollar"; "Pennitted Assigns"), witliout the 
City's prior written consent. This Agreement shall be bindiug upon, and its benefits shall inure to, tlie 
pasties hereto and their respective heirs, persotial representatives, successors and assigns. 

29. Facsimile Signatures; Counterparts. A facsimile of an original signature to tliis 
Agreement sliall be deemed an original signature. This Agreement may be executed in multiple 
counterparts, each of which sliall be deemed an original and all of which sliall co~lstitute one agreement. 
The signature of any pasty to any counterpal2 sliall be deemed to be a signature to, and may be appended 
to, any other countelpart. 

30. Offer Period. The offer embodied in this Agreement shall remain irrevocable by 
Purchaser for a period of thirty (30) days from tlie date that a copy of this Agree~nent signed by Purchaser 
has been provided to the City. Purchaser acknowledges and agrees tliat tliis Agreement shall not be 
binding on tlie City until the City of Ypsilanti City Council has approved tliis Agreement pursuant to a 
public meeting and corresponding resolution and this Agreetnent has been signed by the Mayor of the 
City of Ypsila~iti and any other pasties required by the City Council or under applicable ordinances, laws, 
the Chaster of the City of Ypsilanti and such resolution and tliat the foregoing tliirty (30) day period is 
necessary to seek and obtain such approval. 

3 1. Force Majellre. Any delay or failure in the performance by either pa~ ty  hereunder, other 
than tile failure to close on the Closing Date, tlie failure to make any payment on the date required 
l~ereunder to be made or failure to exercise any extension of the Contingency Period on or before the date 
such exercise must be made, shall be excused if and to tlie extent caused by tlie occurrence of a Force 
Majeure. For purposes of this Agreement, Force Majeure shall mean a cause or event tliat is not 
reasonably foreseeable or otl~erwise caused by or under the control of the pa~ty claiming Force Majeure, 
including acts of God, fires, floods, explosions, riots, wars, hu~sicane, sabotage te~soristn, vandalism. 
accident, restraint of government, governmental acts, i~ijunctions, labor and material shortage, labor 
strikes, and other like events tliat are beyond the reasonable anticipation and contsol of the party affected 
thereby, despite such party's reasonable efforts to prevent, avoid, delay, or mitigate the effect of such acts, 
events or occurrences, and which events or the effects thereof are not attributable to a party's failure to 
perfonn its obligations under this Agreemei~t. 



THIS AGREEMENT has been executed by the parties hereto on the date set forth above. 

"PURCHASER" 

NINETY NINE 90, LLC, 
an Ohio limited liability company 

a 
I ~ S :  /r)arnA-&--- 
Dated: 05 -@ '7--/3 

"THE CITY" 

CITY OF YPSILANTI, 
n Michigan municipal corporation 

By: &$&A TAOC 'T Scb-t-/ZF/ 8 

Its: Mayor 

And 

By: 

Its: 

Dated: 6- ?-dm ("Effective Date3)) 



EXHIBIT A 

LEGAL DESCRIPTION OF THE PROPERTY 



EXHIBIT B 

DIAGRAM OF THE OVERALL PROPERTY 



EXHIBIT C 

DRAFT ZONING ORDINANCE 
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DiViSiON 17. CRD COMMERCIAL REDEVELOPMENT DISTRICT 

(Revised after March 17,2009 Council meeting) 

Sec. 122-522. Description and Purpose. 

The Commercial Redevelopment District is intended to provide for a mixture of residential and 
commercial uses appropriate in intensity and scale t o  an urban business district and/or neighborhood. Thedistrict 

ent both within the same structure and is intended t o  support mixed residential, commercial and office deve lp~ fn?~ '  
on the same parcel. The district is intended to support a hig.h:&tJlity o f  design and a traditional, urban ZS~, Gk. . . .  development prototype. a+.. 3 +,.\ 

.:.5::2 ,a T-3:. 
. I .  . , - . + 3 ~  

Development in this district shall feature active,;com@rclal uses on~~t~e..ground floor with flexibility for 
office and/or residential uses on upper stories. Particuk&ife"tion will be paid impact of commercial uses 
and their operation in this mixed-use district. Large:3:11Rf?ce parking lots shall b6'd!$.50yraged in favor of shared 
parking, shared access, and alternative modes of transpoifation t o  serve residents and b;i$.?esses in this area. 

: ....... . . ... .+: :* *,.- I i..'l.i ...... ~ ~ . .  ~, .:..r;?, 
:rr ..,?, 
... .-_:.: i z4_ i  .. . v... 

:...-a 
........ .<, ...... ....... Sec. 122-523. Permitted uses. .;,,. -.$ji:. .... 

::..'7-.r+, 
>-. 

. -1. - . -. :**, 
a : . .A,: 

... ~.--%... 

(1) Antique, consignment and resale 

uses, provided that 
On-site parking shall be 

for a fee-in-lieu of 

(3) with the exception of 

.--. 
... _*.ii.; .>-.* ... 

.:;: ; 

incidental thereto, 

. . .. . t .r. 'y .. 
(7) Coin-operated amusement arcades, and pool and billiard halls. 

(8) Community garages and community parking lots, as defined in Section 122-2, subject t o  the provisions of 
Sections 122-781 and 122-782 respectively. 

(9) cultural services such as museums, art galleries, libraries, planetariums, and concert hails,irrkeR 

(10) Dance and music studios and schools.* 

(11) Elementary, junior and senior high schools, public, parochial, and private schools, and post secondary 
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education, subject t o  the Specific Provisions in Section 122-805. 

(12) Essential Services 

(13) Financial institutions, including banks, credit unions and savings and loan associations, provided that no 
drive-through facilities are permitted 

(14) Fine arts studios and schools, and photography studios* 

(15) Health and physical fitness centers. 

(16) Hospitals and specialty clinics. 
.'?L 

f':?'.. :; 
,.I:.!*:$'..; s::" 

.<,.IC..-,!' 
m, ~ . -  

(17) Hotels or motels, inns, and Bed and Breakfast Lodgings asd.~t@$grin Section 122-2.* 
~~ ..-,~lT.~,7. ~ . , --- .'";+> 'i';;.. 

(18) Housing for the elderly, including efficiency units a;d?<%%on se$(riE~ssuch as central dining rooms, 
recreation rooms, and central lounges or worksh,ops.~$~bject t o  the s$AfiC provisions in section 122-789. h;:,xa>9 .,.. ~. , -..-. , . . C ~ .  

.... :._ ., ,-! ~G* 

. ~ .  . .,.. ~ :,-~* 
(19) indoor restaurants, as defined in Section 122-2;for sit down, carrvout, and deilvery, providing there are 

no drive through facilities.* 

Laundry and dry cleaning custo 
Laundromats, self-serve dryclea 
performed on the premisesshall 

Offices and ~h.$%$?~ms o f  a$$ber, electrician, upholsterer, caterer, decorator or simiiar trade, subject 
to the Specific Provi_s/ons inCSe;iion 122-797. ~~+;:!d%-:--L? 

..i ..'i.i:;. 
>: ... ,!: 

Open space areas such asconservation areas, wildlife preserves, forests preserves, arboreta, botanical or 
zooiogical gardens. No structure shall be erected on dedicated open space areas which is not clearly 
incidental t o  the principal use of the land. 

(28) Outdoor cafes, outdoor fast-food or sit-down restaurants, and beer gardens, subject to the Speciflc 
Provision o f  Section 122-799. 

(29) Personal service shops, such as a tailor, barber, beauty, shoe repair, locksmith, photocopy services, photo 
processing, or simiiar personal service shop. 

(30) Printingservices, including but not limited to: photocopying, printing, publishing, engraving, photo 
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engraving, photo development, lithographing, and blueprint production subject t o  the Specific Provisions 
of Section 122-810.: 

Private and community service clubs, lodges, banquet hails, and meeting halls located above the ground 
floor of permitted business uses.* 

Private and public museums. 

Publlc or commercial schools and colleges and other such institutions of learning offering courses in 
general or technical training, such as dance schools, music and voice schools, business and technical 
schools, and similar schools, not including dormitories. 

Radio and television studios. 

Refreshment stands. 

;<:j.. . . .  .*;*:, ....... : 

Residential services such as mallrooms, meetingL9:@,$$'central dininzak&;recreation rooms, lounges 
and workshops intended t o  serve residents of an$nt?igral residential deveicp3ent. Residential units shall 

- : ; ~ *.. ... <.,. 
not be permitted on the first floor. ii-. .... . . L .  -. *- ....... .... . . .:.. ,..~. ........ . . ........ , l::,. ' S ~ +  ..,..: 
Retail businesses, such as food stores, grocery sto'~&jopd coojdratives, meats, d$iry.products, baked 
goods. Ice cream, personal Lse items (drugs, health care;dry goods, !notions, hardwa;e, books, magazines, 
periodicals, stationary and school supplies), ...... florists shops, hobby and craft stores, gifts, antiques, jewelry, 
small household articles, tobacco products, toilet articles, wearing apparel and personal accessor;es, toys, .;. ..... 
and similar products. L.?; ::, '., -.I.! i..~ . . ' ~  , :.a, 

: .:, , LL+ ,.,.. ... ... ..;,*. ..... .. 
<<:.;~.T. : : , : < . : G - ,  .~:A:A. 

Retail stores which . . . I ,  offercomparison !,.I.::, . g o o d ~ ~ ~ o m p l e t e ~ ~ ~ ~ t ~ l n . ~  fullv:~",$!osed building such as home ........... :>!&;.a 
appliances ( inc !u~ ing :se~ ice~a~epa i r ) ,  ca'ge!a ,-&~. 2L.a.-.2 andphotogrq&tv$"pplies, sporting goods, electronics, 
furniture, optl lal~l ' t#~s, b i~yck$$~s,  home sujply,ceRters, paint and wallpaper stores, carpet, rug, and 
linoleum/tile store$jiayn care piDrlucts and machlinery, buildlng materials, pets and pet supplies 
(provided that no a n ~ m & ~ e & ~ ~ . ~ d , ; ~ c e p t f ~ ~ $ $ i e  and that all animals are boarded Inside a buildlng), 

, , . .~, 
hob&pg:cranrtsfores, .. ..,..... . a n $ : ~ ~ ~ ~ ~ i g r s ~ e ~ c i ~ ~ t ~ ~ ~ o d s 5 ~ r e ~ S  The manufacture of sporting goods, small 
~~~.eJb~d.items~and,crafts ispermitted p rov ided th i t ~~o  .A.s- percent or more of the products are sold at 

lret?ll from thesainepuilding &hi activities'fniditorage occur within a completely enclosed building .* 
::.:.;:., ..! . . , . . ,  :> t~j  : 5 : 

.. 
.. ........ ........ ....-. ..-A- .... ,.,., . -*  -.: . 

se%i<e.$nd retail estabi%$@ents: a@"ter sales and repair, electronics repair shops, postal centers, 
smal la~@i~nce sales and repair, <. .... and sl$lar special retali establishments. 

k ; i : : .  ..... , . 1. ::: : i .. .  
Studios of a&$$or the handc&fted production of pottery, glass items, neon sculpture, jewelry, silk 
screening, needie'tL2!k, sto,$f&$d wood work and,slmilar items. The retail sale of work produced on 
premises shall be$$<mitt~'GKilns ...>s-%.J...T .. shall be fired only by electricity or gas.* 

, <;:;i43:.!-y ..:. . ~ .  
Supportive Housing, sut;je& to the special provisions in section 122-811 

Theaters, when completely enclosed 

Veterinary hospitals and clinics, subject t o  Specific Provisions of Section 122-809.* 

Video rental and sales establishments.' 

,22424. Permitted Accessory Uses 

Accessory uses customarily incidentai and clearly ancillary to the above permitted uses when in 
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accordance with Article Xi, Division 2 

Sec. 122-525. Special uses. 

The foilowing uses may be permitted, subject to the conditions specified for each use, review, and 
approval of the Planning Commission, the imposition of special conditions which in the opinion of the Planning 
Commission are necessary to  fulfill the purposesof this Ordinance, and the procedures set forth in Article 28. 

(1) Any other use which meets the intent of this district. 

(2) Adult drop-in centers. .?.. 

..T:,'{ii 
8 .;:,,<* 

(3) Any structure that exceeds an area of ten thousand (lo,ooo)~j'@'feet at the ground level. 
.E:Z.,,?.$;.< 
..i.:-: 

(4) Any non-residential establishment intending to operateib,i,ween%3mm and 6 a.m. during any 24-hour 
?* 

period. -lir. . < .  " '.;,$ :.,, ,---. *.f..F.> 
e..rr:j, :. :.;:, ,J:2;.5.-.r ..,. ..: 

(5) Child care centers and group day care homes . . 3qGenters . , . . . (not inciudinzd@$ y), when not operated 
in conjunction with a private or public school ~&church/synagogue, subject to.&?specif~c provisions in 

: ... i 
section 122-779.* 

' . r ! , .  .-,>- 
iiL..-, ,,>'.' . .. . / i.:. * .,....... ~ 

idren are no?<aredfor longer 

nciai institution, or personal 

the Specific Provisions of 

ubject to  the specific provisions in section 122- 

.... . . . ,  .. ... 
7.7- >~ .- ., ~ . ~ . .  ~ . . .  ; ~.-.,> 

, no building or structure nor any enlargement 
e following lot area, yard, and building coverage 

requirements: 
>:<<),; 

(1) Front Yard. There shall tie a front yard of not greater than ten (10) feet as measured from the front lot 
line. Buildingsshali be oriented so that 70%of the lot frontage shall include building(8) to the front yard 
setback or property line. (See figure 122-526a). 

(2) Minimum Floor Area Ratio of 1:1. 
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Figure 122-526a - Front Yard Maximum Setback Example 

b. No minimum parking standard shall apply to any commercial use within the CRD, however a 
minimum of 1 parking space and a maximum of 1.5 parkingspaces shall be provided for each 
residential unit and a maximum of 3 spaces per 1,000 square feet of non-residential use. 
These formulae shall supersede the those specified In 122-836. 

c. Bicycle ~arking spaces shall be provided for all uses at a ratio of 1 bicycle parking space per 5 
automobile parking spaces provided. 

d. Buildings must have pedestrian access and orientation to the major thoroughfare. Vehicular 
access to lndivldual lots shall not be permitted directly from the major thoroughfare. 
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e. A minimum of one improved non-motorized access route must be provided at Intervals no  
less than every 350 feet of CRD development frontage or fraction thereof. 

f. Service areas shall be screened t o  minimize views from publicly-accessible areas 

g. Adjoining uses shall share access drives and parking. The Planning Commission may permit 
individual access drives and parking to serve individual uses in the following cases: 

i. Additional access points are required for emergency vehicles 

ii. The use Is sufficiently large that shared access points alone are insufflcient 
,,~~:.:. 

..!< . ; . 1 .  
iii. Topography or other site condition$&ake shared access point or parklng 

impractical 

appearance of blank wails, an 

lass area of the 

c. No blank wall exceedi 

right-of-way shall be finished primarily in a durable 
ceramic, precast panels, integrally tinted 

8,:: :.. 
. . .  
?%?<,, ~~. . . . ~ ~ ~ . ~  ..: . 
r:;.:., .,. r~ :  b. Materials $$,~&rmlssiijli~~~, primary materials on exterior walls are concrete block, clnder 

! blocks unlesi:ti;irnished fluted or sculpturally textured, residential grade sidings, plastic 
''; ?]lsiding, asphaltTB~s, stucco,'highly reflective or highly color tinted glass. These materials 

, : ~  . g n 5  be used as tr1.k or accent materials, but shall total less than 40% of the surface area of 
\talli,;excluslve~fwindows and doors. -. .-:.ti., *:.:<$> 

Tz3:~~;~. 32,>~. :r 
c. All mat$il<<%&uld ...~,. be used cbnsistently on all sides of the building 

b~, 

d. Innovative or new environmentally sensitive materials are encouraged provided they are o f  
quality durable material. 

e. Reflective glass or spandrel glass not permitted on first two floors along any street frontage 

(4) Landscaping 

a. Where screening of development or parking area is required, landscaped bermsshall not be 
used. Screening shall be provided via solid walls, fences, or evergreen plantings. 
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b. Greenbelt and foundation landscaping requirements shall be waived for any portion of a 
building that has no setback from the property llne. At  the discretion o f  the Planning 
Commission, hardscape materials may be substituted for lawn and plant materials in order 
to facilitate outdoor dining and similar uses. 

c. Street trees shall be provided along all street right-of-ways, within the right-of-way. A 
minimum of one street tree shali be provided for each 30 feet of street frontage. Tree 
selections and installation methods shall comply with standards and unified streetscape 
plans provided by the City prior t o  slte plan approval. 
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DIVISION 18. RRD RESIDENTIAL REDEVELOPMENT DISTRICT 

(As recommended t o  Council by Planning Commission, 02/18/09) 

Sec. 122-529. Description and Purpose. 

The Residential Redevelopment District is intended to provide for a mixture of residential and commercial 
uses appropriate in intensity and scale t o  an urban mixed use residential district and/or neighborhood. The district 
is intended t o  support mixed residentiai, commercial and office developm:&both within the same structure and 
on  the same parcel. Only those business and/or office uses which are.n.ecmary t o  satisfy iocai market needs, and 

,~.:.-.-~~& 
which occur so frequently as to require comtnercial facilities in pro~i@ity;Yo residential areas should be permitted. 

' > ~ ~ . ~ ~ < .  7~ 

The dlstrict is intended t o  support a high quality of design and a gadjtpn3l;urban development prototype. 
__=- _ _ 3 L  
_>3_ .=:..,~4. \, ~-~. - .  - 

&. .. , ~ .. .- - .. .~.,-. 
Development in this district shall feature higher d_"i$y ~ -~ . ~ : ~  &ulti-fami~~~$$~d2ntial, while encouraging mixed 

uses through flexibility for'active, commercial or office_us",Son . the ground floor.Particular AL -L attention will be paid 
t o  the impact o f  commercial uses and their operation rnt&s*mixed-use district. 

-.,: 3.. .-+-.2 ~-~: .:> 
7 - ~  -. ..~ :...,. 

~ . .:..~ ... ~<3. . = *':. ,&?. 
.k-< 

Sec. 122-530. Permitted uses. ..-~.- % 

: . .:~_.=. *.~~= 
. .- ~r 

.<.A ,,_-' .: :~,& 

_ _ I .  __ _ ' - A  
~.,r.. <.>,>.%., ~.3> 

-- 
. ~ ~ Z . ~  ~~~ . <?:!zL~ .v~..L?*,!.. 

~~ 

-. -. ~-=-- 
~ .~ .- 

, _;. ~ ~~ , -~ 
Permitted Residential Uses: 7: ~ 7 : ~ s .  ~w -~ .~.& ..- 

~:rL3-F ;:= 
~~ .~ .. -A-A 

~ .=.~, ~ ~:-~ -. -= .. <?., 
~~~ ~ 

.! ~y ,?. .~ :.... ,- :<.~ 
= ,~~-,:==* 

. .-=L~ 
~ :.., -= 
-~ ~-.~.~. -- 

.=_ i , ~ ~ < ~ .  

(1) Multiple family dwellings zKF:x =i+k=. ~~~ -~ ~~~- - 
--a ~.~ * < _ ~  -, 

- = ~  ~.?~,,L>- 
.--- 

+: 3'. .-~7= .?:-a ,-%--,~.. ~ ~ 

~.<.~+- .-. k 
.. ~ 

-~?%, 

(2) Housing for the eld_etjyz:ln&"ding effic?&iY units and;cgnmon .,..a:11 $ e y e s  such as central dining rooms, 
recreation r ~ o m ~ ~ ~ n d ~ ~ ~ t ~ a l ~ l ~ u n g e s  or G@k>ho~*;=$"t j jec~~~he s p a f i c  provisions in section 122-789. 

8.1z r-- -. ~=: 
.&"; 

. ~ ~ ,  -~ : ~ % - .  - ~~ 

> ,  .,~ . 2.a; . .-:. 
,.. . . , A =  .>. - ~ m~~... 

vm- 
- - -  -. ?., : ~;:- .- -~.. ~ = .  

(3) Residential servi'ti&<%t!ch as ma@<ims, meeting,ro_oms, centrai &"g areas, recreation rooms, lounges 
and workshops in<g@t&o .~. -- sen&sidents of a " l 1 3 ~ ~ r a l  residential development. 

: *?&~?A.. =&> 
.<=-,> A . +~~.i ~,c2::e:s~.s wF~*~~:z~&22::2. ,= . - -%= -':7:i2; 

(4) ~uppdffire!~$u$ipg -.. ... *a. - subj'eZItetKe speEial;ljib_vkion?in>ection 122-811 
-.:&-* 

~ ~ .=*.~~: ~. -.% .*.- < . ~ y . ~ ~ : z ~ = .  
_:_+ ,*;:.y. .',~*~% < . l % .  <: 

,y~~~*--~>, '.!-A .>:= =: = 6 i ii!& _ i~i .- ~ & &  . ,- -. -.- . ? 
-Pgnjitted .~ ~:.~. ~ o m m e r c i ~ ~ b ~ s :  ..::;T;~ .:. 

> ~ *<:~ .%.:a . . = ~  . 
..><h -~ 

.. 
v.>. 

~ ~ 

7 :.;--,. : -::.=.. 
~acti+$&!nercial use wit$&he diitiii=t:shali be no larger than 5,000 square feet for a single business 

occupant. comljl@b! uses within &@istrict sha?ir"ot operate between 12 a.m. and 6 a.m. 
i<di - ~ -, i .~. ,.: 

~-*~h - .~,~? - ~ ~ - *  ..L-'.i = - - 
, ~ L ~ ~ . &  

=-:. - ~ \  
i,g7 ,~iL_ 

(1) Antique, consigd@it =. and~r%&i$ . ..-, .7. stores 
.-.7 -. A. .,.- .- . . * ~~ = ,xz=,~:.. -- - -,' 

(2) Businesses and professibnnai offlces and services, not including manufacturing or warehousing. Such uses 
may include, but are not limited to: A) Business offices of an advertising, real estate, insurance or travel 
agency, and other similar business offices 0) Offlces for legal, engineering, architectural, consulting, 
accounting, auditing, and bookkeeping services and similar professions C )  Government and community 
service buildings D) Business services such as consumer credit bureaus and office support services E) 
Administrative offlces o f  nonprofit organizations, such as professional membership organizations, labor 
unions, civic, social, and fraternal associations, political organizations and reiigious organizations, not 
Including provision of social services or substance abuse treatment facilities; F) Administrative offices o f  
Health Professionals 

(3) Cateringservices 
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(4) Cultural services such as museums, art galleries, libraries, planetariums, and concert halls. 

(5) Essential services 

(6) Financial Institutions, including banks, credit unions and savings and loan associations, provided that no 
drive-through facilities are permitted. 

(7) Food stores: grocery stores, food cooperatives, meats, dairy products, alcoholic beverages, baked goods, 
ice cream, and similar food products. The retail sale of poultry, fish, and game is permltted, provided that 
the slaughtering thereof is not allowed. The manufacture of foqd,products, such as baked goods or ice 
cream, is permltted provided that 50 percent or more of the pf$&cts are sold at retail from the same 

>*:T7F= 
bullding, and ail activities and storage occur on site. ,:-.=,_ .ilii _ .* ~T=> ~ -- ~ - - ~ =  >-;.-* . - ~ ~  d:.*.-., *.=. -; __.  

(8) Health and physical fitness centers .:~~>.~ ?>.* \.~X?*. ' .--. .~ x~Q.. 5&&.L 
~~ ~ 

.A ~ ~ - - ~  *7A+~. ,,:a:\ -~*. 
(9) indoor restaurants, as defined in Section 122-2J;f$$$R'down, ~arry&?<$~d delivery, providing there are .- -~ 

& - ~  : ~ -  no drive through facilities. --!is? ~ ~ 

.<-=~~ >--. 
T~.:.~, 

., ~ > 
- . ~  , _;i 
-- . ~. , ~-... p.i... . -.-,\ ~:.-!.. ~ . - ~  .>~ 

~ . 
(10) Inns and Bed and Breakfast lodgings, subject t ~ ~ h < $ ~ , e c i f i c  provMons in se~t i i '~~T i2 ;778 

~: :~:~:, .. --~:> ..,-:s ,. ~ . 
..,~4* .~-> 
., <: .L==TF~- 

-~ - 
.:-.,~~~ -:,> 

-. 2% ~.->. 

(11) Laundry and dry cleaning cus tom~:~ut le ts  --,.A~:~s-, (no dry c l 8 T ~ ~ s ! ~ m l t t e d  on the pr&&s), coin operated 
Laundromats, self-serve dry cleari!nF$<~~a~~shments. anqgitnlar operatlons, provided that all services 
performed on the premises shall b e i g l ~ ~ ' a t ~ ~ i & n  the sanieErgpises 

-: l .  e,* z<.-.,, .-.~ . ';"' , 
,=. ~* .= ~~-, ..-. .- .. . ~- 

(12) Massage practitioner .~ ,~  qffip, = ~ . ~ -  . -. subject t o  th~>peci f i~~pI~~s~F"s in sz@&l22-792 
~;,i-- ,.-= .=. . .>". *.~.~.=.~~ ~~%s:c:... ...~:%~ .sL~>:cL&!~. &:~:~~ -- I .._ I 

_=;*_~_ - .  ~<,-. ,,~>~3y;~k ::;*?=-. ? < ~  . -. 
(13) Office b u i l d i n g s ~ ~ ~ ~ ~ ~ s e s , ~ i n c l u d i n g  ,.:~zv:c of f ice~~~r~~~dmln~strat l .on:serv ices,  accounting, clerical, drafting, 

~7.4 = . ~ ?  L,7-+ 

education, execugve!, insurance,>t$x preparatiFri;Rr=ofessional r&lestate, research, sales agent, attorney, 
stock broker, t ec t i n i ~~~~ ra in i ng ,~~e~og raph i c ,  $zipg, medical and dental offices, and similar professional 

T+?~A ,-.: . 
: !3>T& ,,*+%%*.- 

. ~- 
office us?. =-., 

>z*d%* iz-:sz $~&T;~7;=v.. =~*- .p~-, 
4>.r,>. t.;:., ~ ..-.+2 ;*>>:~%<+>-. ~~ 

+= 
-. >... .,. ~ 

: :*:ql;$$;:i;~;.. ,: _ , . .  ~ ~ .d;, .*. _ .-:;,z:ssL - - " ? ~  c& - ~ . ~  ~. .. 
(14) -t-. Openspace ~2 .~:. . areassuch as co .ns~~a t l on  area3~yqil~llf&preserves, forests preserves, arboreta, botanical or 

..> ~&.. 
, .z~o~og~cal  gardenii'.,No~.structurershall be eiected20n . . ~  dedicated open space areas which is not clearly 

~ncltjental t o  the prl"'&<g;"se of&k?..d. . <,~. , ..,~. .,.,.. --= 
.~a:,!,.2 

-- 
.,..~ 7~y , .~..~,, . .. , :,t,.:,:~ . .. -= .~==<,: 

(15) ~ersd"$ryice shops, such5*'a tallor;$jiber, beauty, shoe repair, locksmith, photocopy services, photo 
p r o c e s s i ~ ~ ~ & ~ ~ i m i l a r  perso<&~ices shop. 

.>.+,;.2 , ..~. . 
+.7. --;I1: ~ . .  , r . ... 

.<.: {?  
\<:Il (16) Photography stdif;~:,. .,+ys:l 
.... .,;,:l **~ &*.. :+, -:-,.b,~.-+. 

(17) Retail businesses, sucb;a;sasjfood stores, grocery stores, food cooperatives, meats, dairy products, baked 
goods, ice cream, personai use items (Drugs, health care, dry goods, notions, hardware, books, magazines, 
periodicals, stationary and school supplies), florists shops, hobby and craft stores, gifts, antiques, jewelry, 
small household articles, tobacco products, toilet articles, wearing apparel and personal accessories, toys. 
and similar products. 

(18)Sewice and retail establishments: computer sales and repair, electronics repair shops, postal centers, 
small appliance sales and repair, and similar special retail establishments. 

(19)Studios of artists or photographers; and the handcrafted production of pottery, glass ltems, neon 
sculpture, jewelry, silk screening, needle work, stone and wood work and similar ltems. The retali sale of 
work produced on premises shall be permitted. Kilns shall be fired only by eiectrlcity or gas. 
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(20)Theaters, when completely enclosed 

Sec. 122-531. Permitted Accessory Uses 

(1) Accessory uses customarily incidental and clearly ancillary t o  the above permitted uses when In 
accordance with Article Xi, Division 2. 

** .rl:.,\ ..--:. ?;ejF Sec. 122-532. Special uses. ::,; !.& .~.  ',. ,, . .. .. . . ~  .:. ~.,.%> 
:. ..<..::*'! :. 

,<: .a*  ,:..<,$,;$, 

The following uses may be permitted, subject to the+cond~tiofs~pecified for each use, review, and 
approval of the Planning Commission, the Imposition of sp@~r~~ndit ior i~:$~ich in the opinion of the Planning 
Commission are necessary to fulfill the purposes o f  this O&ance, and the proze$ures set forth in Article 28. 

::,- ;.:.: ,>,, $:!. ,i.:V,. : ': . .  ., 
..... .~<., . > : ~  

.:~;:>.:. 

(1) Any use which may meet the intent of this dirtrjcf:and is similar to the useiihi\jh1s sectlon. 
,.-.. .., -- - 

(2) Child care cent rmitdii$fiwhen not operated 
In connection with a private or ct t o  the$$ciflc provisions in 
section 122-779. 

(3) Child drop-off centers, licensed by or children are not cared for longer 

ific provisions in section 122- 

(5 )  Organized markets 

gle business occupant. 
< . ~ > ~ = ~  .- :L;~ 
k:~*~~, -~ ~~ 

- - , ~  & . > - - .  ~ - , =-A- 
) *=. _*:.. 

Sec. 122-5337:~y~a r e g u l a t l o n s . ~ ~ : ,  %$??A 
.=- .~ - *.. ,>.,- 
->:., ~~\ . , . . z . ~ .  ~. .*.:, .- ,,~, .~ 

- ~- 
-~ , ~~. 

.;~<~, 7. ~3 
Upon ti?2$h.ange of use z@fined in szctlon 122-205, no buijding or structure nor any enlargement 

thereof shall be heres~ifier ~.. erected ex%$t in conformance with the following lot area, yard, and building coverage 
- -- 

~A ,- :\ 
CX<4 .~ - -> 

requirements: kz~-a. .. ~ . - ~  ~, 
- 
, ,~- ~- =~~ 

i;.=: . ~. ,.-., . ~.~:~ z.., *r*>+:.. .-.JeF-? 
[ I )  Front Yord.There shsll~~tF$.afront -- --- yard of not greater than twenty 120) feet as measured from the front lo t  ~.-:- 

line. ,-,-= 

(2) New developments shall achieve a minimum floor area rat10 (FAR) of 1:l. 

Sec. 122-534. Height regulations. 

No building or structure shall be less than two (2) stories in height at street frontage 

Sec. 122-535. Development Standards. 
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Buildings and uses In tlie RRD District shall be subject to the following standards and all applicable 
standards and require'mentsset forth in this Ordinance: 

(1) Access, Parking, Service 

a. No parking area Is permitted In the front yard setback. Garage openings must be in rear or 
side of buildings. Uses allowed within front setback include, sidewalk cafes or customer 
service areas, and patios, porches and gardens. 

b. No minimum parking standard shall apply to any coy.mercia1 use within the RRD, however a 

automobile parking spaces provide 

d. i Buildings must have pedestria 
system. 

(2) Building Scale and Articulati 

a. Buildings must hav age, or publically accessible pedestrian 

ble right of way shall not consist 
openings or other architectural 

ea of the first floor fa~ade must be comprised of 

h shall utilize at least three (3) of the following 
variation along any fagade facing public streets or 

vili. Varied width; 
Ix. Balconies; 
x. Bay or bow windows (minimum 12 Inch projection); 
xi. Off-sets in building facade (minimum 16 inches); or 
xii. Other architectural feature that achieves the intent of this paragraph. 

(3) Materials. 

All wails visible from any public or private right-of-way shall be finished primarily in a durable 
hard surface such as brick, stone, wood, or cement-based siding products. These primary 
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materials shall make up a minimum of 60% of the solid wall area, exclusive of windows and 
doors. Vinyl products and aluminum siding do not satisfy this requirement. 

(4) Landscaping 

a. Where screening of development or parking area is required, landscaped berms shall not be 
used. Screening shall be provided via solid walls, fences, or evergreen plantings. 

b. Greenbelt and foundation landscaping requirenientsshall be waivedfor any portion of a 
building that has no setback from the property line. At the discretion of the Planning 

lawn and plant materials in order 
to facilitate outdoor dining and similar uses. 

f street frontage. Tree 
selections and installation method and unified streetscape 

ward FAR calculatl 

or recreational 
space. Parking ar 
considered public o 
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CRD / RRD DISTRICT SIGNAGE AMENDMENTS 

(As recommended to Council by Planning Commission, 02/18/09 

Sec. 122-875. Number of signs permitted. 

le, shall be determined by reference 

I 

Categories: 
#1 Ground sign #4 Roof sign 
#2 Pole sign #5 Marquee 
#3 Wall sign #6 Projecting 
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ARTICLE IX. PLANNED UNIT DEYELOPMENT* 

*Stnte law leferenee(s)-Planned unit developnlenl, MCL 125.584b. 
MSA 5.2934(2). 

Sec. 122-571. Description and purpose. 

(a) It is the purpose of this article to provide 
guidelines for development or redevelopment 
which is planned as a unit. Toward this end, it is 
the intent of these regulations to allow flexibility 
in the regulation of land development; encourage 
innovation in land use and variety in design, 
layout, and type of structures constructed; 
achieve economy and efficiency in the use of 
land, energy, public services, and utilities; 
encourage useful open space; provide better 
housing, employment, shopping opportunities, 
compatibility of design, and use between 
neighboring properties; facilitate the preservation 
and reuse of historic shuctures; and encourage 
development that is consistent with the city's 
master land use plan. 

(b) The approval of a planned unit development 
application shall require an amendment to this 
chapter to revise the zoning map and designate 
the subject property as "PUD, planned unit 
development." An approval granted under this 
article, including all aspects of the final site 
development plan and conditions imposed on it, 
shall constitute an inseparable part of this 
chapter. 

(c) The provisions ofthis article are not intended as a 
device for ignoring this chapter, the specific 
standards set forth in this chapter, or the planning 
upon which it has been based. Provisions of this 
article are intended to result in land development 
substantially consistent with the zoning standards 
generally applied to the proposed uses, allowing 
for ~nodifications and departures from generally 
applicable standards in accordance with the 
guidelines of this article to insurc appropriate, 
fair, and consistent decision-making. 

(0rd.No. 626A, 9 5.144,7-15-1994; Ord.No. 1087,Z-3- 
2009) 

Sec. 122572. Permitted uses. 

In a planned unit development, the principal uses 
which shall be permitted shall be based on the underlying 
zoning district. City Council may also consider, upon 
Planning Commission recomn~endation, the City of 

Ypsila~~ti Master Plan as a basis for principal uses 
pennitted in a planned unit development. 

Underlyirig Zonb~g ermiffed Uses tinder Planned Uni 
DisWcl Developme111 

ki. ~2 
I 
bannedunit developments shall / 
blot be permitted in these districts. 

R3, R4 ny cotnbination of tees permitted 
in the R3 and R4 zoning districts. 

shall be pennitted if in 
bination with industrial uses. 
detitial uses shall not be 

(Ord. No. 626A,$5.145,7-15-1994; Ord. No. 970 1-2-03) 

Sec. 122573. Requirements for planned unit 
developments. 

The follotving requirements shall apply to all 
planned unit developments: 

(1) Unified conN.01. The proposed development shall 
be under single ownership or control such that 
there is a single person or entity having 
respol~sibility for completing the project in 
conformity with this chapter. The applicant shall 
provide legal documentation of a single 
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ownership or control in the form of agreements, 
contracts, covenants, and deed restrictions which 
indicate that the development can be completed 
as shown on the plans, and further, that all 
portions of the development that are not to be 
maintained or operated at public expense will 
continue to be operated and maintained by the 
developers or their successo~s. 

(2) Mfrin~um size. The minimum size of a planned 
unit development shall be 43,560 square feet (one 
acre) of contiguous land. The city council may 
approve a planned unit development for a parcel 
as sn~all as 21,780 square feet (one-half acre) if 
the proposal involves the preservation andfor 
adaptive reuse of a historically significant 
stmcture. The historical significance shall be 
detern~ined by the city historic district 
co~nmission. 

( 3 )  Applicable base regtrlalions. Unless waived or 
modified in accordance with the procedures and 
sta~~dards set forth in this article. the vard. bulk. . - ,  , 
parking, loading, landscaping, lighting, general 
provisions, and all other standards set forth in this 
chapter for the uses listed below shall be 
applicable for uses proposed as part of a planned 
unit development: 

a. Multiple-family residential uses shall comply 
with the regulatioas applicable in the R4 
multiple-family residential district. 

b. Commercial and office uses shall con~ply 
with the regulations applicable in the B3 
central business dishict. 

conunission, as a part of the approval of the 
planned developnie~~t. For example, such 
departures may include n~odifications of lot 
dimeasional standards, setback requirements, 
density standards, parking and landscaping 
requirements, and similar requirements. Such 
departures may be approved only on the 
condition that they will result in a higher 
quality of development than would be 
possible using conventional zoning 
standards. 

(4) Street access. Each lot, maill building, and 
principal use within a planned development 
district shall have vehicular access to a public 
street. Adequate provision shall he made for 
dedications of land for streets and essential 
services. 

(5) Usable open space. The proposed development 
shall contain at least as much open space as 
would otherwise be required by the existing 
underlvine zonb~e. 

(6) Landscaping and maitttenartce of co~nrrtort areas. 
All required yards and common areas shall be 
landscaped and adequately and permanently 
maintained by the property 'owner, tenant, or 
organization responsible for maintaining common 
areas. Through an irrevocable conveyance, such 
as deed restrictions or covenants that run with the 
land, the developer shall assure that all yards and 
common areas will be developed in accordance to 
the site plan and not changed to anotl~er use. 

(7) Addfional considerafions. During review of a 
proposed planned developmest, the pla~ining 

c. Manufacturing uses shall comply with the comn>ission shall take into account the following 
regulations applicable in the M2 light consideratio~~s wbich may be relevant to a 
manufacturi~~g district.  articular uroiect: uerimeter setbacks and 

d. Mixed uses shall comply with the regulations 
applicable for each individual use, as 
outlined above, except that if conflicts exist 
between provisions, the regulations 
applicable to the most dominant use shall 
apply. 

e. Regardless of use. ulanned unit development 
with an underlvii~a zoning district of CRD or 
RRD shall com~ly  with the regulations 
aeplicable in that underlvine district. 

f. To encourage flexibility and creativity ia 
development consistent with the planned 
development concept, departures from 
compliance with the base regulations may be 
granted by the city council, upon 
recommendation of the planning 

. - 
screening; thoroughfares, drainage, as provided 
for in best management practices as appropriate, 
and utility design; underground installation of 
utilities; insulating pedestrian circulation from 
vehicular thoroughfares and ways; achievement 
of a11 integrated development \\.it11 respect to 
signage, lighting, landscaping and building 
materials; and noise reduclion mechanisms, 
particularly in cases where nonresidential uses 
adjoin off-siteresidentially-zoned property. 

(Ord. No. 626A, 5 5.146,7-15-1994) 



EXHIBIT D 

RESTRICTIVE COVENANT AGREEMENT 

DECLARATION OF RESTRICTIVE COVENANT 

This trunsfer is exen~ptfior~z taxation pursuant to MCLA 207.505(a) ar~d MCLA 
207.526(a), the co~isideration being less than One Hundred Dollars and pursuant 
to MCLA 207.505Q) and MCLA 207.526(11), con$rr~ting a title already vested if? 
Grantee. 

THIS DECLARATION (the "Declasation") is made by THE CITY OF YPSEANTI., a Michigan 
municipal corporatiotl, of One South Hnrotl Street, Ypsilanti, Michigan 48197 ("Declarant"), being the 
owner of prope~ty situated in the County of Washtenaw, and State of Michigan, described in Exhibit A 
attached hereto (the "Retained Prope~ty"): 

Background 

Declarant owns the Retained Prope~ty. Siinultaneously upon execution of this Declasation, 
Declarant has sold the real property (the "Sale Property") described on attached Exhibit B to Ninety Nine 90, 
LLC (the "Purchaser"). As a condition of Purcliaser's willingness to purchase the Sale Property, Declarant 
agreed to restrict tlie use of the Retained Prope~ty as follows: 

Declarations 

1. Use Restrictions. For so long as Family Dollar, its successors or assigns, is open and 
operating a fully staffed arid inventoried variety store, variety discount store, discount depattmetit store, 
dollar store, liquidation or close-out store on the Sale Prope~ty, from being used as any variety store, 
variety discount store, discount depa~tment store, dollar store, liquidation or close-out store, or any store 
similar to a Family Dollar store in operation or tnercliandise including, but not limited to, Dollar General, 
Bonus Dollar, dd's Discounts, Deal$, Only Deals, 99 Cents Only, Dollar Tree, Fred's, or Marc's (the 
"Exclusive Use Restriction"); provided, however, the Exclusive Use Restriction shall not prohibit any 
portion of tlie Retained Property fiom being used as (a) a big box discount department store (the term "big 
box discount depa~trnent store" shall not include those stores listed above) wvhich exceeds Thirty 
Thousand (30,000) square feet (like a Target, Meijer, Wal-Mart or Kma~t), (b) a drug store, (c) a grocely 
store, (d) a toy store, (e) a hobby store, (0 a sporting goods store, (g) a card and gift store, (h) a hardware 
store, (i) a home irnprove~nent store, (j) an auto supply store, (k) an electronics store, (1) an office supply 
store, or (m) any other store selling a single category of merchandise, even though the category may be a 
broad one such as toys or hardware. 

2. Du~ation. This Declaration shall remain in full force and effect while Family Dollar is 
conshucting a dollar store on tlie Sale Propesty, but shall auto~natically terminate in the event Fatnily 
Dollar does not open within the period required by the Purchase Agreement. Once Family Dollar has 
opened, this Declaratioii shall auto~natically terminate when Family Dollar, its successors or assigns, fails to 
opesate a fully staffed variety store, variety discount store, discount depa~tment store, dollar store, 
liquidation or close-out store on the Sale Property for period of 6 consecutive months or more, other than 
in connection with a renovation or restoration in connection with a casualty. This Declaration will not 



terminate in connection with a renovation or restoration so long as Fatnily Dollar is diligently pursing 
SIIC~I renovation or restoration. 

3. Enforcement. 111 the event of a violation or breach of this Declaration, Purchaser, and its 
successors and assigns, shall have the right to proceed at law or in equity to co~npel cotnpliance with the 
Declaration or to prevent its violation or breach. The Declarant's obligation to Purchaser shall be limited 
to recording of this Declaration and Declarant's own acts which violate the Exclusive Use Restriction. 
Declarant shall have no personal liability to Purchaser, any successor owner of tlie Sale Property, or 
Family Dollar for any violation of this Declaration by any party other than Declarant. 

4 Anendtnent. The provisions of this instsument may be amended or te~minated, but only 
with the consent of tlie owner of the Sale Prope~ty. 

lN WITNESS WHEREOF, the undersigned has executed this Declaration of Restsictive Covenant 
effective on the day of, 2013. 

The City of Ypsilanti, a Michigan municipal co~poration. 

By: 

- 
Its: Mayor 

And 

By: 

Its: 

STATE OF MICHIGAN 1 
)ss. 

COUNTY OF WASHTENAW 1 

The foregoing instrument was acknowledged before me, a notary public, this day of 
-- , 2013, by , the Mayor of The City of Ypsilanti, a 
Michigan tnunicipal corporation, on behalf of said corporation. 

, Notary Public 
County, 

My commission expires: 



STATE OF MICHIGAN 1 
)SS. 

COUNTY OF WASHTENAW 1 

The foregoing i~istrurnellt was acknowledged before me, a nota~y public, this day of 
2013, by , the Mayor of The City of Ypsilanti, a 

Micliigat~ municipal corporation, on behalf of said corporation. 

, Notary Public 
County, 

My con~mission expires: 



EXHIBIT E 

COVENANT DEED 

SPACE AEIOVE THIS LlNE FOR RECORDING PURPOSES 

COVENANT DEED 

Grantor, City of Ypsilanti, whose address is One South Huron Street, Ypsilanti, Micl~igan 48197, does 
hereby grant, bargain and convey to Grantee, Ninety Nine 90, LLC, whose address is 

, the following described real propelty situated in the 
City of Ypsilanti, County of Waslitenaw, State of Michigan, Inore fully described as follows: 

See attached Exbibit A 

together with Grantor's interest in all and singular the rights, tenements, hereditaments, privileges and 
appurtenances tliereunto belonging or in anywise appertaining ("Propesty"), and all of the estate, right, 
title, interest, claim or detnand whatsoever, of Grantor, either in law or in equity, of, in and to the 
Property. 

No pot6on of the Propetty shall be owned and/or used by any entity that would qualify the Prope~ty as 
exenlpt for ad valoretn taxes and/or assessments. 

Subject to conditions, restrictions, easements, litnitaiions and rights-of-way of record, any liens for taxes 
not yet due and payable, any matters which would be disclosed by a current suwey, zoning or other 
governtnental restrictions. 

Grantor grants to Grantee the riglit to make no divisions under Section 108 of the Land Division Act, Act 
No. 288 of the Public Acts of 1967. 

Consideration is set forth 011 the Real Estate Transfer Tax Valuation Affidavit filed herewith. 

Grantor will \varratit and defend the conveyed premises against the lawful claims and demands of all 
persons clai~ning tlirougli Grantor but against no other person including predecessors in title. 

signatures on tl~e following page 



Dated this day of ,2013 

City of Ypsilanti, a Michigan 1n1111icipal co~poration. 

&$& By: 

Its: Mayor 
JWJL r; SCL-~PELBEIZ 

And 

By: 

Its: 

STATE OF MICHIGAN 1 
)SS. 

COUNTY OF WASHTENAW 1 

The foregoing i~lstrutnet~t was acknowledged before me, a nota~y public, this day of 
, 2013, by , the Mayor of The City of Ypsilanti, a 

Michigall ~nuuicipal corporation, on behalf of said co~poration. 

, Notary Public 
County, 

My commission expires: 

STATE OF MICHIGAN 1 
)SS. 

COUNTY OF WASHTENAW 1 

The foregoing instrunlent was acknowledged before tne, a notary public, this day of 
, 2013, by , the Mayor of The City of Ypsilanti, a 

Michigall ~nunicipal corporation, on behalf of said colporation. 

, Notary Public 
County, 

My cotn~nissio~i expires: 



Drafted by and wllen recorded ~.eturn to: 



Exhibit A to Covenant Deed 

Legal Description 



EXHIBIT F 

LOCATION OF THE SHARED DRTW 

I, 
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EXHIBIT G 

ACCESS DRTVE EASEMENT AGREEMENT 

EASEMENT AGREEMENT 

THIS EASEMENT AGREEMENT (this "Agreement") is made and entered into this - day of 
, 2013, by and between FAMILY DOLLAR STORES OF MICHIGAN, INC. ("First 

Pa~ty") and the City of Ypsilaiiti, a Michigan ~nutiicipal corporation ("Second Party"). 

WHEREAS, First Party is the owner of a tract of real property located in City of Ypsilanti, 
Cou~ity of Washtenaw, State of Michigan, more particularly described on Exhibit A attached hereto and 
incorporated by reference (tlie "First Party Tract"), and intends to develop the First Patty Tract to be used 
for retail purposes; and 

WHEREAS, Second Pa~ty owns a tract of real property adjacent to and lying next to the First 
Pa~ ty  Tract, also located in City of Ypsilanti, County of Washtenaw, State of Michigan, more particularly 
described on Exhibit B attached hereto and incorporated herein by reference (tlie "Second Party Tract"); 
and 

WHEREAS, Second Pa~ty  desires to grant to First Party easements of access, ingress and egress 
to enable the First Party and their respective Pe~lnittees (as hereinafter defined) access over and tlvongh 
that potti011 of the Second Party Tract described oil Exhibit C (the "Access Easement"); and 

WHEREAS, First Party desires to coiistruct a road over the Access Easement Parcel, same being 
a part the Second Pal* Tract and Second Pa~ ty  is willing to grant a conshuction easement for the 
constructioti of the driveway; and 

WHEREAS, the parties desire to enter into other agreements regarding the use of their respective 
parcels as set fotth herein; 

NOW, THEREFORE, in consideration of the above premises and for other good and valuable 
consideration, the receipt and sufficiency of which are hereby acknowledged, tlie patties, intending to be 
legally bound, agree as follows: 

1.  Grant of Construction Easement. Second Paity hereby grants to First Party a tetnporaly 
conshuction easement (the "Construction Easement") on, over and across that poition of the Second Pa~ty  
Tract depicted on Exhibit C (tlie "Construction Easement Parcel") for tlie purpose of constiucting the road 
and sidewalk improvements described on Exhibit - (the "Access Drive Improvetnents") within the 
Access Road Parcel. The location of the Coiistructio~~ Access Easement is show11 on Exhibit C attached 
liereto and incorporated by reference. The Construction Easement shall be a temporaly easement, 
existing for a period of days (the "Construction Period") beginning on the date (the 
"Comtnencetnent Date") that First Pa~ ty  colntnences construction of the Access Drive Improvements. 
The Co~nmencement Date shall be set forth in a written notice fro111 First Party to Second Party given not 



less than ten (10) days prior to the Cotnmencement Date. First Patty shall construct the Access Drive 
Itnprovements within the Access Easement Parcel during tlie Construction Period in a manner that will 
not onreasonably interfere \vith business operations on the Second Party Tract or with the orderly flow of 
traffic thereon. First Party shall obtain and pay for all pennits, approvals and licenses necessaly for the 
constsuction and use of the Access Drive Itnprovernents. The Access Drive Itnprovements shall be 
constructed in accordance with all applicable laws, codes, ordinances and otlier requirements of 
govem~nental autl~orities having jurisdiction thereof. The Access Drive Itnprovements shall be 
constructed in a good and work~natilike manner in accordance with the Site Plan and pursuant to the 
specifications for roads and sidewalks and curbcuts owned by the City of Ypsilanti. First Party shall pay 
all costs or expenses related to the construction of the Access Drive I~nprovements and shall not permit 
any lien to attach to the Second Party Tract or any part thereof. The Co~lstruction Easement shall 
anto~natically terminate npon the expiration of the Construction Period; provided, lioweever, in no event 
shall the Construction Period last more than one (1) year from the date of recordation of this Agreement. 
First P a 1 5  s11all indemnify, defend and hold Second Pa~ty  harmless from and against any claims, losses, 
causes of action, and damages (including attorney's fees for counsel selected by Second Party) arising out 
of First Patty's const~uction of the Cross Access Drive and use of the Construction Easement. 

2. Grant of Easetnents of Access, Ingress and Egress. 

(a) Second Pasty hereby grants to First Patty, and their respective Permittees (as hereinafter 
defiled), a perpetual, pennanent, non-exclusive easement over and across the Access Easement Parcel 
described on the attached Exhibit D for vehicular and pedestrian traffic (e.g., driveways and curb cuts), 
which easement shall be for use by First Party for vel~icular access, ingress and egress (but not parking) to 
and from the First Pasty Tract to Michigan Avenue. Said easement shall hereinafter be referred to as tlie 
"Access Easement." 

(b) Notwithstanding the above, the Access Ease~nent is contingent upon the cotnpletiou of 
construction of the Access Drive Itnprove~nents in accordat~ce with the requirexnents set fo~ th  in Section 1 
above. 

3. Covenants Rumling with the Land. The Access Easement herein granted by Second 
Party to Fisst Patty shall run with the land. Second Pasty hereby warrants and covenants with First Pasty 
that it has tlie right to convey such easements and that the easements are unencu~nbered except for 
easements and restrictions of record on the date hereof. 

4. Maintenance. Fisst Party slfa11, at its sole cost and expense, maintain the Access Drive 
Itnprovements until such tune as the Access Drive 11nprovetnents are utilized by any party other than the 
First Party for access to any portion of the Second Party Tract ("Third Party Use"). Upon the 
corntnence~ne~~t of any Thisd Party Use, the Fisst Party and the third party shall share maintenance costs 
for the Access Drive equally until the Access Drive or Access Drive lmprovetnents can be dedicated. 
Further, upon the co~nmence~nent of any Third Pasty Use, the Access Drive shall be dedicated and the 
Second Pa~ ty  shall cooperate with the First Party to accept such dedication as soon as practicable.. It1 the 
event any party fails to maintain, repair or replace the Access Drive as set fo~.tli above, the other parties 
shall have the right to perform such maintenance, repair and/or replacement. If any party fails to 
reimburse the other party for maintenance, repair and/or replacement costs associated with the Access 
Drive within thirty (30) days after demand for same is made, the party performing such maintenance, 
repair and/or replacement shall have the right, in addition to any other remedies at law or in equity, to file 
a lien for the unpaid amounts against the parcel owned by the party facility to reimburse, as applicable, 
which such lien shall be subordinate to any fust mortgage lien. As used in this Agreement, the term 
"maintain" or "maintenance" shall mean to: (a) maintain (including periodic patching and resurfacing) the 



Access Drive hnprovetnents in a good and safe condition and state of repair; (b) replace the Access Drive 
Ilnprovetnetits as needed to ensure that it is kept in a good and safe condition and state of repair; and (c) 
keep tlie Access Drive free and clear fiorn unreasonable accumulations of snow, ice, leaves, debris, litter 
or other obstructions. All tnaintenance, repair atidlor replacetnent activities shall be peifo~lned in a lien- 
fiee, good a ~ d  workmanlike tnanner and utideitaken in such a manner so as not to ullreasot~ably interfere 
with the use and etijoymneot of tlie Access Drive. Once the Access Drive is dedicated, the rnainteriance 
obligations of tlie First Party and the any third party set foitlt liereirl sltall terminate autotnatically. 

5. Condelnnatiott. Nothing in this Agreement shall be construed to give one party any 
interest in any award or paylnent made to the other party in connection with any exercise of eminent 
domain or transfer in lieu thereof affecting tlie other party's rights or giving the public or arty govenlment 
any rights. The parties may file collateral claims with the condetnnittg ac~thority for their losses that are 
separate and apart fiorn the value of the Iattd area and itnproverne~~ts taken. 

6 .  Driveway Changes. First Pasty and Second Party each resense the right to fi'om time to 
time change the driveways and other traffic itnprovernents located within tlieir respective parcels other 
that1 the Access Drive. 111 the event either party wisltes to modify the location of the Access Drive, the 
party must obtain the prior \vritten consent of tlie other party, which may be granted or denied it1 that 
parlies sole and exclusive discretio~i. 

7. Pennittees. As used herein, the term "Permittees" shall mean each party hereto, and their 
successors in title, and each of their. respective tenants, etnployees, contractors, guests and invitees. 

(SigiaturelNota~y pages attached) 



IN WITNESS THEREOF, the parties have executed tliis Agreement as of the day and 
year first above written. 

WITNESSES AS TO FIRST PARTY. I FIRST PARTY: 
ctFD-Elltity)), ctFD~Eiitity_Description)) 

Signed: 
Pri~it Name: 

~ i i n t  Name: 
Title: 

I 
STATE OF ((STATE-FULL-NAME)) 
COUNTY OF ((COUNTY)) 

Signed: 
Print Name: 

I HEREBY CERTIFY that on tliis day, before ine, an officer duly authorized in the Slate aforesaid and 
in the County aforesaid to take ach~owledgments, the foregoing instrument was acknowledged before 
me by , the , of (tFD-Entity)), 
ccFD-Ei~tity_Description)), freely and voluntarily under authority duly vested in him by said company. 
He/she is personally !mown to tne or lias produced as identification. 

Dated: 

I WITNESS tny hand and official seal in the County and State last aforesaid this __ day of 

Nota~y Public 

I Typed, printed or stamped naine of Notaiy Public 

My Com~nission Expires: 



WITNESSES AS TO SECOND PARTY: 

I HF,REBY CERTIFY that or1 this day, before me, an officer duly authorized in the State aforesaid and 
in the County aforesaid to take acknowledgments, the foregoing instrument was acknowledged before 

SECOND PARTY: 

Signed: 
Print Natne: 

Signed: 
Pritlt Natne: 

me by ,the , of 
a , freely atld voluntarily under authority duly vested in him by 
said company. Helshe is personally known to me or has produced as ider~tification. 

By: 
Print Natne: 
Title: 

Dated: 

I WITXESS my hand and official seal in the County and State last aforesaid this- day of I 

STATE OF ((STATE-FULL-NAME)) 
COUNTY OF ((COUNTY)) 

Notary Public 

Typed, printed or stamped name of Notary Public 

My Co~nmissior~ Expires: 



TRACT - CONSENT AND SUBORDINATION OF LENDER 

Lender Consent 

, a  (Type qflender), as holder of 

that certain (A4ortguge, Deed of Trust, 

etc.) dated with respect to the Tract, hereby 

consents to the terns and conditions contained in this Agreement and subordinates the lien of 

said (Mortgage, Deed of Trzrsf, etc.) to 

this Agreement. 

STATE OF 

COUNTY OF 

The foregoing instrument was acknowledged before me on , 2011 by 

the of 

, a 

HeIShe is personally known to me, or produced as identification. 

Notary Public, State of 

Name Printed: 

My Commission expires: 

[NOTARIAL SEAL] 



EXHIBIT A 

Description of First Party Tract 



EXHIBIT B 

Description of Second Party Tract 



EXHIBIT C 

Temporary Construction Access Area 
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EXHIBIT C-1 

CONCEPTUAL SITE PLAN 
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4. Water Street 
Issue Identification 
This area was historically characterized as having a mix of land uses, with residential, vacant, 
commercial, and industrial uses commingling haphazardly.  The potential for redevelopment 
could have a large impact upon the Downtown and Michigan Avenue corridor and accordingly, 
the City of Ypsilanti has acquired approximately 38 acres to achieve a more viable land use 
pattern.  Redevelopment of the area is now possible due to unified land control and the 
completion of environmental assessment of the site, as well as partial remediation and 
demolition performed to date.  Other issues include the fact that this area is bounded by the 
Huron River on two sides; this is also a substantial potential asset for future uses, as is the 
proximity to Downtown and Depot Town.  The issues for this area can be summarized below: 
 

 
    Water Street Area 
 

Land Use Recommendations 
Any development proposal or zoning changes for the site should promote the following goals: 

• Redevelopment of the site including a mix of residential, retail, office, entertainment, 
medical, research, or other land uses or combinations compatible with  the downtown 
business district 

• Expansion and enhancement of public access to the Huron River 
• Coordination of individual development projects to ensure compatibility both within the 

site and with nearby land uses 
• Design standards that create an urban, rather than suburban or exurban, form 
• Uses and site designs that take advantage of access to the river 
• Effective transportation connections to the downtown business district and surrounding 

areas, including non-motorized, vehicular, and transit options 

ISSUES  
Transportation/Circulation D 

Transportation/Truck Impact D 

Environmental/Contamination D 

Environmental/Riverfront D 

Land Use Conflicts D 

Economic Revitalization D 

Vulnerable Land Uses  

Aesthetics/Image D 

Relation to Historic District D 

Relation to Downtown D 

Relation to Depot Town D 
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• Application of environmental best practices, such as LEED certification, low-impact 
design, etc, where practical 

 
This area is designated Mixed Residential/Commercial on the Future Land Use map.  Within the 
site, this could include a broad range of uses that capitalize on the site’s location with regards to 
Michigan Avenue, the Huron River, and downtown.  The river frontage is designated as 
parkland; at a minimum, a linear park with biking/walking trail will be provided along the river, 
and larger nodes may be included at points along this linear park.   
 
Any residential component of the redevelopment will be of a higher density nature such as lofts, 
townhouses, or condominiums.  Office, medical, research, and similar uses should take urban 
forms, avoiding low-density “office park” or automobile-oriented “strip” commercial 
configurations.  Multiple components may be integrated into mixed-use structures, such as 
residential or office uses above commercial uses.  Larger park or civic uses may be included in 
addition to the riverbank linear park, but are not seen as essential. 
 
While proposals for all or large portions of the site may be considered, an incremental approach 
to redevelopment of the area may also be viable. In anticipation of proposals for either the entire 
site or portions of the site, the City should take steps to facilitate the review process for 
development that achieves these goals. 
 
This facilitation is expected to include rezoning of these parcels to incorporate the goals of this 
target area, in order to provide potential developers with maximum predictability during the 
development process; future zoning amendments or Planned Unit Development proposals may 
be necessary to accommodate developments not predicted during this initial rezoning.  The use 
of a new zoning district or overlay district and/or changes to existing zoning districts that 
communicate the desired development quality should be considered to add predictability to the 
development review process while achieving community goals for the area. 
 
Appropriate zoning districts for this target area include new “Commercial/Residential 
Redevelopment Districts” designed to meet the Target Area’s goals, and could also include B3 
for the Michigan Avenue frontage and R/C or RO for the site interior.  Specialized craft-
industrial uses, such as those found in the W/S district, could also be appropriate. 



 
 
 

City of Ypsilanti 

Planning and Development Department 
 

Planning Commission Agenda:   August 28, 2013 
 

Staff Review of Site Plan and 
Planned Unit Development (PUD) rezoning 

400-412 N. River Street, proposed partial alley vacation, 
107 E. Cross St. 

Ypsilanti, Michigan 
 
GENERAL INFORMATION 
 
Applicant:   Thompson Block Partners, LLC  

221 Felch St. 
Ann Arbor, MI  48103 

 
Project Name:   Thompson Block Redevelopment Partners 
 
Application Date:  July 17, 2013 
 
Location:   400-412 N. River Street, proposed partial alley vacation, 107 E. 

Cross St. 
 
Zoning:   B3, Central Business District; R1, Single Family Residential; 

Historic District Overlay 
 
Action Requested:  Site plan approval; Rezone to Planned Unit Development (PUD) 
 
 
PROJECT AND SITE DESCRIPTION 
 
The property commonly known as the Thompson Block (400-412 N. River) has been a 
redevelopment priority for the City and DDA for many years.  Vacant for numerous years, its 
recent history has been problematic, exacerbated further by a devastating fire in 2009.   
 
The damage from the fire to the southern structure created an illegal nonconforming status as 
it was not rebuilt in 18 months (see attached zoning letter).  As a means of addressing the 
illegal non-conforming status and preserve and adaptively reuse the building, the applicants 
have applied for a adaptive reuse of a historically significant structure Planned Unit 
Development (PUD) rezoning and site plan approval. 
  
The project will include three primary properties with access granted at a fourth.  The property 
with the structures, 400-412 N. River (11-11-04-495-023) will be combined with a vacated alley 
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as well as 107 E. Cross (11-11-04-495-015) to create a single lot sized of approximately 0.56 
acres, the minimum required for a historic preservation PUD is 0.5 acres.   
 
Existing consent agreement between applicant and City 
Post fire, the City and the property owners had pursued legal action related to post-fire 
activities such removing buttressing from the city right-of-way to support the building, 
stabilizing sections of the building in danger of collapse and ultimately securing and completing 
the building envelope.  This consent agreement was approved by both parties in May of 2011.  
The final condition, completion of the exterior envelope, is due to be completed by Aug. 30, 
2013.  The applicant has requested an extension of the agreement subject to new 
requirements, which is currently under consideration by City Council.  
 
Project Financing and Phasing 
Prior to the 2009 fire, the Thompson Block redevelopment project had received a combination 
of public and private funding.  Some of the public funding remains with the project, while other 
will need to be renewed.  The project is estimated at $4.8 million and includes the following 
financing plan: 

 Total tax credits: $2,907,280.00 total value, $2,724,500.01 syndicated value. 
 Total current commitment by investors: 174 shares available for $10,000 each  
 Combined funding being sought through bank and State of Michigan for $2,900.000 
 City OPRA abatement from 2006 estimated value for duration:  $530,000 

 
SHPO has confirmed that the State Enhanced credits are available for the project until the end 
of calendar year 2016.  The applicant is intending to either amend or reapply for the OPRA, as 
well as the brownfield TIF, as changes have been proposed for qualifying expenses related to 
TIF.  Additionally, the applicant is seeking MEDC support as well as local investors at $10,000 a 
share.  A traditional bank loan is also being sought. More detail is in the applicant’s application 
materials. 
 
Site details 
The proposed redevelopment area is 0.56 acres zoned a combination of B3, Central Business 
District; R1, Single Family Residential; and Historic District Overlay.  The 400-412 N. River 
parcel is comprised almost entirely of the two structures of the Thompson Block.  Right-of-way 
improvements are expected along the River Street frontage. The proposed reuse of the existing 
structure will include restoring the building and façade, with 16 upper story residential lofts, and 
a combination of commercial/retail uses on the first floor totaling approximately 10,000 sf.   The 
vacated alley and the vacant 107 E. Cross will provide for parking, stormwater management, 
and buffer between the development and adjacent properties.  The property at 113 E. Cross is 
being proposed to provide additional egress by the property owner, but will be considered in a 
separate site plan application. 
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REQUIRED INFORMATION – PUD SUBMITTAL 
 
Section 122-575 provides application requirements for Planned Unit Developments.  These 
requirements include cover letter from applicant and owner, legal description, site plan at a 
maximum scale of one inch equals 50 ft. or larger prepared in accordance with 122-125 (site 
plan review).  Additional required information: copy of agreements, covenants, or deed 
restrictions which will assure that the development will be completed and maintained as shown 
on the plans by the developer and successive owners; open spaces areas; architectural 
sketches; copy of deed restrictions; and required fees. 
 
Required information has been submitted.  The following has been provided: 

- Ownership of existing parcels  
- Legal description for parcels 
- Lot combination submitted, subject to alley vacation 
- Alley vacation process pending 

 
Items to be Addressed:  None 
 
PUD PROCESS 
 
Section 122-575 of the Zoning Ordinance provides review procedures for Planned Unit 
Development applications: 
 

1) Pre-application conference 
2) Formal PUD Application 
3) Planning Commission Review, Public hearing, and Recommendation 
4) City Council Action 

 
The project is currently at stage #3, above.  Planning and Development staff met with the 
applicant on a number of occasions to discuss the project.  The Planning Commission will 
review and hold a public hearing on Wednesday, Aug. 28, 2013. 
 
MASTER PLAN CONSIDERATION 
 
The 1998 City of Ypsilanti Master Plan indicates a series of goals including the rehabilitation of 
historic structures.   
 
In Objective 2.1:  Encourage the rehabilitation of historic structures (page 57).  Relevant 
sections follow: 

a. Consider strategies to permit flexibility in or obtain relief from certain code 
regulations to help facilitate the rehabilitation of upper stories for loft housing (for 
example, not requiring sprinkler systems, relief from fire separation requirements, 
barrier-free access requirements, etc.) 

d. Continue local incentives for restoration of historic buildings… 
e. Recruit developers for loft redevelopment and mixed use adaptive reuses of vacant 

structures. 
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In Objective 3.2:  Attract business and facilitate housing opportunities: 
f. Consider revitalization efforts for Depot Town  

 
The future land use map maintains a central business designation for the 400-412 N. River 
parcel area but indicates the 107 E. Cross parcel stay single-family.   
 
The draft 2013 master plan denotes the corner parcel (400-412 N. River St) as a central 
business.  The alley and 107 E. Cross parcel are designated as central neighborhood.  This 
designation is intended to have more flexibility in use and form and what is designated in the 
current master plan and zoning ordinance.  Central neighborhoods are defined as: “…built 
before World War II, a grid block pattern and historic buildings with a variety of residential 
types and retail uses on corners.”  Using the 107 E. Cross St parcel as a parking area for 400-
412 N. River would be a change from a future use as a single family residential dwelling.  
However, it provides a transition from the multifamily residential to the east to the more 
commercial Depot Town area, while supporting master plan goals of loft redevelopment, while 
contributing to an increase in residential density.  Immediately across Cross Street, Standard 
Printing and the Automotive Heritage Museum have central business-style uses, as well as 
central business pedestrian and vehicle traffic volumes.  
 
LAND USE AND ZONING 
 

Figure 1:  Subject Site Location 
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Figure 2: Site Aerial Photo (2010) 
 

 
 

Table 1:  Surrounding Land Use and Zoning 
 

 LAND USE ZONING 

NORTH 3-unit residential; 4-unit residential;  R1, single family residential 
HO, historic overlay 

EAST 7-unit residential; single family 
residential 

R1, single family residential 
HO, historic overlay 

SOUTH Automotive Heritage Museum; 
Standard Printing 

B3, Central Business 
 CI, Commercial Industrial, 

HO, Historic overlay 

WEST Vacant Depot, parking lot B3, Central Business  
HO, Historic overlay 

 



Planned Unit Development Review | Thompson Block redevelopment project –| Aug. 28, 

2013 

 6 

 
AREA, WIDTH, HEIGHT, SETBACKS, DEVELOPMENT STANDARDS 
 
The underlying district for the majority of the subject area is B3, Central Business district.  The 
107 E. Cross parcel is zoned R-1, single family residential.  The ordinance notes that PUD is not 
allowed in R1, single family districts.  However, section 122-572 of the zoning ordinance has 
this provision: 
 

In a planned unit development, the principal uses which shall be permitted shall be 
based on the underlying zoning district.  City Council may also consider, upon Planning 
commission recommendation, the City of Ypsilanti Master plan as a basis for principal 
uses permitted in a planned unit development. 

 
Based on the current (1998 Master Plan) goals listed above including, encouraging the 
rehabilitation of historic structures, rehabilitation of upper stories for loft housing, and 
revitalization efforts for Depot Town.  Staff recommends Planning Commission invoke the above 
provision and recommend that City Council use the master plan goals as a basis for the 
principal uses permitted in a planned unit district.  Based on the zoning of the structure and 
adjacent Central Business designations in the Master Plan, the B3 – Central Business district will 
serve as the underlying district for the entire project area.  This review will proceed based on 
the use of B3 as the underlying district. 
 
Section 122-573 (3) of the PUD regulations state that base regulations may be modified to 
encourage flexibility and creativity in development, provided such modifications result in a 
higher quality of development than would otherwise be possible.  Exemptions will be listed 
below to be noted on site plans and in PUD agreement.  Even though a lot combination is 
included with this plan, the PUD agreement will consider the two parcels and alley as the 
project area. 
 

Table 2: Area, Width, Height, Setbacks 
 REQUIRED  

(B3 Central Business) 
Existing                Proposed 

LOT AREA / 

WIDTH / 
COVERAGE 

The minimum lot area and 

width and the maximum 
percent of building coverage 

shall be determined by the use 

and the required off-street 
parking, loading, screening 

walls and yard setbacks as 
provided in this chapter for the 

respective uses and use 
districts. 

Lot Area:  24,384 sf 

(.56 acres) 
 

Width:  186.46 ft 

(River) 
 

Lot Coverage:  
approx. 56% 

 
Subject to 
vacation/lot 
combination 

Unchanged 

 
Show building and floor 

plan dimensions on site 

plan 

SETBACKS    

Front (River) Not less than 5 feet 0 Unchanged 

 
Exemption requested 

to preserve historic 
façade 
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Street side 

(E. Cross) 

Not less than 5 feet 0 from River to alley.   Unchanged 

 
Exemption requested 

to preserve historic 

façade 

side 3 4 Unchanged 

Rear >25’ from adjacent residential 

and screen in accordance with 
122-703 

67 feet Unchanged; landscape 

screening provided 

Side (north) >25’ from adjacent residential 

and screen in accordance with 
122-703 

None shown Exemption requested 

to preserve historic 
façade;  

 
Install fencing in 

accordance with 122-
703 along north side of 

structure 

HEIGHT Six stories or 75 feet, 
whichever is smaller 

45 feet 
 

Unchanged 

Minimum 

floor area 
 

Usable floor area (excludes 

basements and attics) 
Sec 122-794 

gross area* gross area 

 1 BR:  450 sf  12- 1br units, 

dimensions not 
shown 

Provide dimensions of 

each unit 

 2 BR:  650 sf  4- 2 br units, 

dimensions not 
shown 

SIDEWALKS provide a sidewalk or shared-
use path 

5.5 ft sidewalk along 
River street frontage 

to be relocated to 

accommodate 
outdoor patio space.   

Ensure that sidewalk 
on River Street 

frontage meets ADA 

requirements. 
 

Ensure also that 
interior access 

sidewalks meet or 

exceed minimum width 
and maneuvering 

standards. 
 

Note that if the corner 

ADA ramps &/or 
landing spaces are 

disturbed, 
replacements will be 

required 

LANDSCAPING 10% = 2,438 sf  2,736 sf  
Update required 

percentage to reflect 
entire project area. 
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PARKING 1 ½ for each 1 bedroom 

2 for each 2 bedroom 
 

18 + 8 = 26 required. 

None. 31 supplied.  

 
Add 2 handicap spaces 

including one van 

space. 

SIGNAGE   None shown.  All 

signage requires sign 
permit and related sign 

plan. 

 
Items to be addressed:   
1. Show building, floor plan, and dwelling unit dimensions on site plan 
2. Install fencing in accordance with 122-703 along north side of structure 
3. Ensure that all new or changed sidewalks meet or exceed ADA requirements 
4. Update site landscaping calculation to include entire project area 
5. Provide required barrier-free parking 
6. Note that all signage requires sign permit and related master sign plan. 
 

Exemptions to be noted:   
1. Exemption to setback requirements in front, side and street side yard requested to preserve 

historic façade  
 

 

BUILDING LOCATIONS AND SITE ARRANGEMENT 
 
The Thompson block is two structures that share a common wall.  The northern structure 
remains predominantly intact post-fire.  The southern has a complete façade on the River Street 
frontage, and mostly complete on the Cross Street side.  Areas of the wall remain open on the 
north and east sides of the structure.   
 
The restoration of the building would include recreation of storefronts along the River Street 
frontage.  Stairs and ramp ways may have to be reoriented to provide barrier free entry and 
adequate access to the raised seating area.  Secondary or service access for the commercial 
uses is on the eastern side of the building onto a 5 foot proposed walkway and adjacent 
parking lot.  An elevator tower is proposed for the northeast corner of the southern structure, 
abutting the parking lot.   
 
A dumpster enclosure is indicated on the northwest side of the parking area; gas meters, 
electrical panels, and other mechanicals are located on the east frontage of the building.   
 
Items to be addressed:  None 
 
SITE ACCESS AND CIRCULATION  
 
Pedestrian access to the businesses is on the River Street frontage either through stairs on the 
southwest frontage, or ramp access to the raised entrance to the proposed store fronts.  
Service entrances are located to the rear of the building, as well as a resident access to the 
stairwell. Per the south elevation, there is a doorway; this doorway is not shown on the floor 
plan.  Resident access and elevator access is via the north entrance; the plan view shows a 
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wooden staircase not shown on the elevations and the front elevation shows a lean-to of 
overhang not shown elsewhere; the applicant should clarify these items and dimension the 
sidewalk shown to ensure an adequate access and clear path of travel is provided.  A new 5 
foot sidewalk is proposed at the rear of the building between the building and the adjacent 
parking lot to provide a connection to the parking lot, elevator, bike parking, and dumpster 
enclosure. 
 
Bicycle parking is provided to the rear of the building off Cross Street at the northeast corner of 
the building footprint.  There is no bike parking provided along the River Street frontage; staff 
recommends coordinating with the DDA to locate “signature” bike racks and/or bike sharing 
stations along that frontage. 
 
Vehicles would enter off East Cross Street and travel one-way eastward through the parking 
area, either leaving through an exit on the site, or through the adjacent multi-family parking lot. 
The applicant does currently own the adjacent property at 113 E Cross and is proposing an 
easement for vehicle traffic and stormwater handling on it.  No loading zones are shown, but in 
conversation with the applicant staff suggests on-street parking on River Street include both a 
loading zone and a barrier-free on-street parking space.  Similar front yard loading is common 
in Downtown and Depot Town due to the zero lot lines and limited rear access to buildings. 
 
Currently, thirty-one parking spaces are shown, exceeding the minimum of twenty-six. At this 
time, the parking area is missing the required barrier-free parking spaces and lacks adequately-
sized travel/maneuvering lanes.  The attached engineering review notes that the parking aisles 
are below the city’s requirement for 90 degree spaces.  Staff recommends maintaining a 12 foot 
drive if parking is changed to 45 degree angle as described in the attached engineering review.  
Additionally, the parking area should be curbed, with outlets for the rain garden and bioswale 
areas.  Bumper blocks should be removed as noted in the attached engineering letter. If 
adjusting the dimensions and providing the required barrier-free spaces alters the number of 
parking spaces that will fit on the lot, Planning Commission may provide up to a 20% waiver 
(thus requiring only 21 spaces) &/or the applicant may choose to pay a fee in lieu of providing 
parking, per §122-841.  Note that the underutilized and public Maple Street lot, containing 63 
parking spaces, is within 500 feet; the popular public lot between Aubree’s and the railroad is 
well within 300 feet. 
 
An AAATA stop is located within 300’ of the development for the #10 bus.  It currently runs 
from 6am to 10pm Monday-Friday, from 7:30a to 7p on Saturday, and not at all on Sunday.  
The proposed commuter rail stop is also within walking distance, although it is not anticipated 
to be in operation until 2015-2016. 
 
Items to be addressed:   
1. Ensure a clear and accessible path of travel for pedestrians is provided to the north door. 
2. Provide copy of easement burdening 113 E Cross for review; submit copy of recorded 

easement prior to applying for a Certificate of Occupancy. 
3. Ensure that ADA standards are met or exceeded along the River Street sidewalk/frontage. 
4. Show on-street loading and barrier free parking space on River Street per city standards. 
5. Ensure parking spaces and maneuvering lanes meet dimensional requirements (see 

engineering review). 
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ENGINEERING/STORMWATER REQUIREMENTS 
 
Two bioswales and a raingarden are proposed in addition to landscape screening.  One bioswale 
extends along the north of the parking area, draining into the raingarden at the north-west 
corner.  The other, along the east side of the parking area at the property line with 113 E 
Cross, is for infiltration. These areas also contain landscaping. 
 
The attached engineering review notes that the parking maneuvering aisles are below the 
required width, and that the parking lot should be curbed with spillways provided to direct 
stormwater into the bioswales and raingarden. 
 
It is unclear if any water and/or sanitary sewer work is proposed with this project.  That should 
be clarified with a site plan revision. 
 
Items to be addressed:   
1. All items from engineering review letter dated Aug. 22, 2013. 
2. Provide a maintenance plan for bioswales and raingardens. 
 
 
SCREENING  
 

 Required Existing 

Conditions 

Proposed 

Lighting  down-directed and 

shielded 
 not >0.5 fc @ lot line 

 not >16’in height 

  not < 0.3 fc 

Two existing 
streetlights are 

located on the 
River Street 

frontage 

Streetlight nearest 
the River/Cross 

intersection noted 
to be relocated. 

 
Building lighting 

provided on all 

frontages except 
south; upper-story 

decks are not 
provided with 

lighting. No parking 

lot lighting 
indicated. 

 
Indicate locations 

for parking lot 
lighting along 

with photometric 

plan per Sec. 122-
641 and 122-

834(9). 
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Screening Between 

Land Uses 

Visual buffer of at least 

80% opacity and 6’ height 
along north and east 

boundaries 

None Landscape screen of 

red maple and white 
spruce provided in 

both locations.   

 
Provide fence at 

least 6’in height 
and of at least 

80% opacity at 
north property 

line.  Spruces 

may be omitted if 
not otherwise 

required. 

Off-Street Parking 
Landscaping 

1 tree per 8 spaces (31/8 = 
4) 

Existing trees 
in 107 E. Cross 

lot to be 
removed 

Two trees provided 
along Cross street 

on either side of 
landscape wall.  

Another two trees 
provided in 

landscape island in 

parking lot. 

 landscape island per 16 

continuous spaces 

n/a n/a 

 ends of all aisles and 
corners protected 

 Aisle-ends not 
provided at rear 

of 113 E Cross. 
Otherwise met. 

 minimum distance of 3’ 

from curb backside to 
landscaping or sidewalk  

 Ensure that 

vehicles parked in 
the spots facing 

the building do 

not overhang the 
sidewalk after 

changes made 
per engineering 

review 

 must be screened per 122-
703 if conflicting land use 

 Screening to be 
provided to the 

north 

 must be screened from 
public ROW 

 Landscape wall 
provided; waiver 

requested 

Foundation 
Landscaping 

Foundation plantings 
required along all building 

frontages 

No or minimal 
setbacks along 

south, west 
and north 

building 
frontages. 

Waiver requested 
for foundation 

plantings due to 
lack of setbacks 

and desire to 
integrate 

pedestrian access 

to all building 
frontages. 
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Refuse Containers masonry enclosure 1’ taller 

than dumpster (no less 
than 6’), in rear yard, 80% 

opaque swing door, on a 

concrete pad 

 Confirm sizing of 

dumpster 
enclosure will 

meet proposed 

future uses. 
Provide detail 

drawing. 

Exterior Electrical when visible from ROW 

screen 

 Not visible from 

ROW 

Maintenance install underground 
sprinkler system 

 Request waiver 
from 122-712 to 

omit provision of 

a sprinkler 
system; note 

alternate means 
of keeping 

landscaping 
watered. 

Fencing, hedges, 

walls, berms 

no taller than 10’ in 

side/rear yard 

 Fences to be 

provided shall not 
exceed 10’ 

 
Items to be addressed:   
1. Indicate locations for parking lot lighting along with photometric plan per Sec. 122-641 and 

122-834(9).  
2. Provide fence at least 6’ in height and of at least 80% opacity at north property line.  

Spruces may be omitted if not otherwise required. 
3. Protect aisle-end for parking aisles at north side of 113 E Cross. 
4. Ensure that vehicles parked in the spots facing the building do not overhang the sidewalk.  
5. Screening to be provided to the north 
6. Waiver requested to permit installation of landscaping and wall for off-street parking 

landscaping in lieu of berm to satisfy the requirements of 122-704(c)(2). 
7. Waiver from foundation plantings requirement of 122-706 due to lack of setbacks and need 

to integrate pedestrian access to all building frontages.  
8. Confirm sizing of dumpster enclosure will meet proposed future uses. Provide detail drawing 

for enclosure. 
9. Request waiver from 122-712 to omit provision of a sprinkler system; note alternate means 

of keeping landscaping watered. 
10. Fencing provided shall not exceed 10’ 
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REQUIREMENTS FOR PLANNED UNIT DEVELOPMENT 
 
Section 122-573 provides the following requirements for Planned Unit Developments: 
 
1. Unified Control.  The proposed development shall be under single ownership or control such 

that there is a single person or entity having responsibility for completing the project in 
conformity with this Ordinance. 

 
STAFF COMMENT:  Historic Equities Fund, LLC, owns 400-412 N. River and 107 E. Cross.  
They have applied and are in the process of requesting that an alley to the rear of the building, 
between it and107 E Cross, be vacated.  Once vacated, the parcels will be combined into a 
single lot. 

  
2. Minimum Size.  The minimum size of a Planned Unit Development shall be forty-three 

thousand, five hundred sixty (43,560) square feet (one acre) of contiguous land or 21,870 sf 
(1/2 half acre) if the proposal involves the preservation and/or adaptive reuse of a historically 
significant structure.  The historical significance shall be determined by the city historic district 
commission. 

 
STAFF COMMENT:  Total acreage of the combined site is 0.56 acres and is intended for 
adaptive reuse of the Thompson Block building. 

 
3. Applicable Base Regulations.  Unless waived or modified in accordance with the 

procedures and standards set forth in this Article, the yard, bulk, parking, loading, landscaping, 
lighting, general provisions, and all other standards set forth in the Zoning Ordinances for the 
uses listed below shall be applicable for uses proposed as part of a Planned Unit Development: 

 
STAFF COMMENT:   As noted earlier, the B3, Central Business zoning will serve as the 
base regulation for the entire project area.  Planning Commission will need to recommend to 
City Council that the proposed vacated alley and 107 E. Cross should use B3 as the underlying 
district based on the Master Plan goals of historic preservation, rehabilitation of historic 
structures, rehabilitation of upper stories for loft housing, and revitalization efforts for Depot 
Town 

 
To encourage flexibility and creativity in development consistent with the planned Development 
concept, departures from compliance with the base regulations may be granted by the City 
Council, upon recommendation of the Planning Commission, as a part of the approval of the 
Planned Development.  For example, such departures may include modifications of lot 
dimensional standards, setback requirements, density standards, parking and landscaping 
requirements, and similar requirements.  Such departures may be approved only on the 
condition that they will result in a higher quality of development than would be possible using 
conventional zoning standards. 

 
STAFF COMMENT:  The applicant requests the following exemptions: 

 Provide exemption from setback requirements of §122-394(2), (3), (4), and (7) to 
preserve historic façade  
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4. Street Access.  Each lot, main building, and principal use within a Planned Development 
district shall have vehicular access to a public street.  Adequate provision shall be made for 
dedications of land for streets and essential services. 
 
STAFF COMMENT:  The site will have adequate access to public streets. 

 
5. Usable Open Space.  The proposed development shall contain at least as much open space 

as would otherwise be required by the existing underlying zoning. 
 
STAFF COMMENT: The proposed development exceeds the B3 district requirement. 

 
6. Landscaping and Maintenance of Common Areas.  All required yards and common areas 

shall be landscaped and adequately and permanently maintained by the property owner, 
tenant, or organization responsible for maintaining common areas. 

 
Through an irrevocable conveyance, such as deed restrictions or covenants that run with the 
land, the developer shall assure that all yards and common areas will be developed in 
accordance to the site plan and not changed to another use. 

 
STAFF COMMENT:  Bioswales and rain gardens shall be maintained to provide adequate 
drainage per Washtenaw County Water Resources Commissioner’s stormwater standards.  
Planning Commission may want to request a maintenance plan as a condition of the PUD 
agreement approval.  Easement for stormwater management to be obtained from 
neighboring parcel at 113 E Cross. 

 
7. Additional Considerations.  During review of a proposed planned development, the 

Planning Commission shall take into account the following considerations which may be 
relevant to a particular project: perimeter setbacks and screening; thoroughfares, drainage, as 
provided for in best management practices as appropriate, and utility design; underground 
installation of utilities; insulating pedestrian circulation from vehicular thoroughfares and ways; 
achievement of an integrated development with respect to signage, lighting, landscaping and 
building materials; and noise reduction mechanisms, particularly in cases where non-residential 
uses adjoin off-site residentially-zoned property. 

 
STAFF COMMENT:  Staff recommends that Planning Commission discuss these considerations 
listed above to make sure the plan is satisfactory.  Public sidewalks are provided along the 
development.  The development substantially achieves compliance with these standards.  
However, consideration to residential uses are of concern. 

 
Items to be addressed:   
1. Exemptions requested from setback requirements of 122-394. Note all exemptions on the 

site plan. 
2. Provide easement as noted earlier in this report. 
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STANDARDS FOR APPROVAL 
 
Section 122-576 provides the standards that the City must be met in order that a Planned Unit 
Development be approved.  
 

(1) Conformance with the planned development concept.  The overall design and all 
uses proposed in connection with a planned unit development shall be consistent with 
and promote the intent of this article, as well as with specific project design standards 
set forth in this chapter 

 
 STAFF COMMENT:  The project and overall design are consistent with the intent of the 

PUD article.  It will help achieve master plan goals of historic preservation, adaptive reuse 
of a historic structure, increase downtown residential lofts and provide more commercial 
space in Depot Town.   

 
(2) Recognizable benefits.  The planned development will result in recognizable and 

substantial benefits to the ultimate users of the project and to the community in general 
where such benefits would otherwise be unfeasible or unlikely to be achieved 

 
 STAFF COMMENT: The rehabilitation of the Thompson Block and adjacent vacant lot will 

reactivate a stagnant corner of Depot Town.  The site has been under-utilized for dozens 
of years and the proposed use is in line with both City and DDA goals.  These are 
substantial benefits to the neighborhood and general public that are not required by the 
Zoning Ordinance.  The PUD approach is preferable to review under the existing zoning, 
as the existing standards would require the building to be torn down and rebuilt.  
Likewise, it would not allow the inclusion of the adjacent lot for reuse as part of the 
redevelopment plan.  The PUD process will allow for the rehabilitation of a historically 
significant structure, rather than its demolition. 

 
(3) Compatibility with adjacent uses.  The proposed planned unit development shall be 

designed with due regard to its relationship with development on surrounding properties 
and uses thereon, including building heights, setbacks, density, parking, circulation, 
landscaping, views, and other layout features.  In particular, consideration shall be given 
to the following: 

 
a. The bulk, placement, architecture, and types of materials used in construction of 

proposed structures 
 

 STAFF COMMENT:  The existing structure will be restored and enhanced, while the 
adjacent vacant parcel will be provide storm water management, parking, landscaping and 
separation between the edge of the Depot Town B3 commercial district and adjacent 
residential uses; similar to what occurs on the other side of Cross Street.  Additionally, the 
proposed changes will enhance the streetscape along River Street, providing improved ADA 
sidewalk links and raised outdoor seating complementary to what is existing in the area. 
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b. The location and screening of vehicular circulation and parking areas in relation to 

surrounding development 
 
 STAFF COMMENT: The location and screening of vehicular circulation and parking will be 

largely contained on the 107 E. Cross parcel, and pedestrian traffic to and from related 
public parking areas will be encouraged by pedestrian friendly design. 

 
c. The location and screening of outdoor storage, outdoor activity or work areas, and 

mechanical equipment in relation to surrounding development 
 
 STAFF COMMENT:  Outdoor storage is not proposed.  A single dumpster enclosure is 

proposed. Electrical & mechanical equipment are out of view of the right of way. 
 

d. The hours of operation of the proposed uses 
 

 STAFF COMMENT:  Hours of operation are consistent with adjacent B3 uses. 
 

e. Landscaping, preservation of historic features, and other site amenities 
 

 STAFF COMMENT:  The goal of this PUD proposal is restoration of a historically significant 
structure in Depot Town.  The adaptive use of this facility will not only preserve the 
structure, but bring it back into productive use.  

 
(4) Impact of traffic.  The planned development shall be designed to minimize any 

adverse impact of traffic generated by the proposed development.  Consideration shall 
be given to the following: 

 
a. Estimated traffic to be generated by the proposed development 
b. Access to major thoroughfares 
c. Proximity and relation to intersections 
d. Adequacy of driver sight distances 
e. Location of and access to off-street parking 
f. Required vehicular turning movements 
g. Provisions for pedestrian traffic 
h. Access to loading and unloading areas 

 
 STAFF COMMENT: The development is proposed to generate traffic, bicycle, pedestrian 

and car traffic.  Due to its location on a key corner of Depot Town, it will have access to 
existing underutilized public parking in the area.  The development is pedestrian-oriented, 
including the changes to the River Street streetscape.  Loading is expected to occur on 
River.  A loading zone and/or barrier-free parking space on River Street should be 
considered.  Bicycle parking is being provided. 

 
(5) Public services.  The proposed type and density of use shall not result in a material 

increase in the need for public services, facilities, and utilities; including but not 
necessarily limited to water and sewer services, public roads, fire and police protection, 
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and schools.  The proposal shall not place an undue burden upon the subject or 
surrounding land or property owners and occupants or the natural environment 

 
 STAFF COMMENT:  The proposed development will not result in a material increase in 

need for public services if it is well managed through-out its life cycle. 
 

(6) Compatibility with master plan and this chapter.  The proposed development shall 
be compatible with the adopted city master plan and with the spirit and intent of this 
chapter. 

 
 STAFF COMMENT:  The redevelopment meets numerous goals of the Master Plan’s goals 

related to redeveloping existing housing stock, and creating a positive entry into the 
community.  

 
(7) Economic impact.  The proposed development shall not result in an unreasonable 

negative economic impact upon surrounding properties 
 

 STAFF COMMENT:  The proposed development will provide additional commercial 
capacity in Depot Town and also add residential capacity.  The building has been blight on 
a neighborhood, so this redevelopment would not only abate the blight but create a new 
destination and opportunities in the commercial district. 

  
(8) Compliance with applicable regulations.  The proposed development shall be in 

compliance with all applicable federal, state, county, and local laws and regulations 
 

STAFF COMMENT:  The development shall comply with all applicable laws. 
 

(9) Phasing.  When a project is proposed for construction in phases, the project shall be 
designed that each phase, when completed, shall be capable of standing on its own in 
terms of the presence of services, facilities, and open space; and shall contain the 
necessary components to ensure protection of natural resources and the health, safety, 
and welfare of the users of the planned unit development and the occupants of the 
surrounding area 

 
STAFF COMMENT:  No phasing is planned for this project.   
 

Items to be addressed:  None. The proposed project is in substantial compliance with the 
standards of 122-576.   
 
RECOMMENDATIONS 
 
The proposed Thompson Block Redevelopment project is consistent with the 
Planned Unit Development concept in that it is allowing for rehabilitation of a 
historically significant structure as well as provide for its adaptive reuse.  Only 
nominal flexibility in the below standards is being requested in return.  The existing 
property is currently blighted and vacant, and the proposed redevelopment is in line 
with numerous Master Plan and DDA goals, and will greatly benefit for the Depot 
Town business district. 
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Staff recommends that the Planning Commission approve the Planned Unit 
Development plan and rezoning to PUD based on the following findings: 
 

(1) The application substantially complies with §122-127 and §122-576. 
(2) The proposed use is consistent with the PUD concept of providing zoning flexibility in 

return for material community benefit. 
(3) The project will restore a historically significant building to productive use and serve as a 

good example of redevelopment of existing structure.  It will also provide improvements 
within the right of way that will enhance and complement the existing Depot Town 
streetscape.   

(4) The proposed use will be consistent with all surrounding uses 
(5) The proposed use will not have an adverse impact on traffic or other public services and 

infrastructure. 
(6) The proposed redevelopment meets numerous Master Plan and DDA goals including 

encouraging the rehabilitation of historic structures, rehabilitation of upper stories for 
loft housing, and revitalization efforts for Depot Town. 

(7) A single exemption is requested, from the requirements of §122-394. 
 

The approval of the PUD plan is conditioned on the following items being addressed and 
reviewed administratively by Planning and Development staff before review by City Council: 
 
(1) Show building, floor plan, and dwelling unit dimensions on site plan 
(2) Install fencing in accordance with 122-703 along north side of structure: at least 6’ in 

height and of at least 80% opacity at north property line.  Fencing provided shall not 
exceed 10’. 

(3) Ensure that all new or changed sidewalks meet or exceed ADA requirements 
(4) Update site landscaping calculation to include entire project area 
(5) Provide required barrier-free parking on the site. 
(6) Note on the site plan that all signage requires sign permit and related master sign plan. 
(7) Ensure a clear and accessible path of travel for pedestrians is provided to the north door  
(8) Provide copy of easement burdening 113 E Cross for review; submit copy of recorded 

easement prior to applying for a Certificate of Occupancy. 
(9) Show on-street loading and barrier free parking space on River Street per city standards. 
(10) Ensure parking spaces and maneuvering lanes meet dimensional requirements (see 

engineering review). 
(11) Indicate locations for parking lot lighting along with photometric plan per Sec. 122-641 

and 122-834(9).  
(12) Protect aisle-end for parking aisles at north side of 113 E Cross. 
(13) Ensure that vehicles parked in the spots facing the building do not overhang the 

sidewalk.  
(14) Confirm sizing of dumpster enclosure will meet proposed future uses. Provide detail 

drawing for enclosure. 
(15) Request waiver from 122-712 to omit provision of a sprinkler system; note alternate 

means of keeping landscaping watered. 
(16) Fencing provided shall not exceed 10’ 
(17) Satisfy all items from engineering review letter dated Aug. 22, 2013. 
(18) Provide a maintenance plan for bioswales and raingardens. 
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(19) Note all exemptions from zoning basis on the site plan. 
(20) HDC approval is required for all exterior work. 

 
The following waivers are requested under 122-713: 
(1) Waiver requested to permit installation of landscaping and wall for off-street parking 

landscaping in lieu of berm to satisfy the requirements of 122-704(c)(2). 
(2) Waiver from foundation plantings requirement of 122-706 due to lack of setbacks and need 

to integrate pedestrian access to all building frontages.  
(3) Request waiver from 122-712 to omit provision of a sprinkler system; applicant shall note 

alternate means of keeping landscaping watered. 
 

____________________________          
Teresa Gillotti, Director, Community and Economic Development 
 
Cc: File 

Developer: Thompson Block Partners, LLC – 221 Felch Street Ann Arbor, MI  48103 
 Architect/Engineers:  Mason Browns Associates, LLC and David Lavender Architect, LLC 
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bioswale along east property line: 
A=3 x 0.5+2 x 0.5 =    2.50
   +3 x 3.0 x 40%   =   3.60
   + 4"Ø                  =   
Atotal                     =  6.19 sf
length = 81 ft
V= 6.19 sf x 81 ft =    

1
4 4

1

0.
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3.
0'

3.0'

7.0'

6" deep storage

2.0'

amended 
topsoil 
(40% voids)

4" Ø
underdrain

detention provided

bioswale along north property line: 
A= 18 x 0.5+2 x 0.5   = 10.00
   +18  x 2.75 x 40%  =  20.52
   + 4"Ø                      = 
Atotal                         =  30.61 sf
length = 75 ft
V= 30.61 sf x 75 ft      = 
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4 4
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plan section

raingarden
V= 37 x 13 x 0.5                    = 241 cf
  +   9 x 33 x 2.5 x 40%         = 297 cf
  + 2 x 0.5 x Perimeter(avg)
  = 2 x 0.5 x (35+35+11+11)  =
 V =                                 

Vtotal = 501 + 2295 + 630 = 3426 cf
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Landscape Legend

Acer Rubrum (Red Maple) 2.5" min. caliper

Picea glauca (White Spruce) 6' min. height

Arborvitae     3' min. height

Stormwater Seed Mix as distributed by JF New 
(or approved equal).

6"

100 YEAR STORM WATER DETENTION

22'

2' 2'

18'

AMENDED TOPSOIL WITH 40% VOIDS

property line

ARKING

property line

alley line

property line

5' SIDEWALK
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LANDSCAPING:

ON SITE PARKING PROVIDED: 31 SPACES TOTAL

1 TREE/8 SPACES x 31 SPACES                                         = 4 REQUIRED
STREET FRONTAGE TREES: 1 TREE/30' x67'                   = 2 REQUIRED
STREET ORNAMENTAL DECIDUOUS TREES: 1/20'x67'   =  
TOTAL REQUIRED                                                                   9
TOTAL FRONTAGE & PARKING LOT TREES PROVIDED= 11

SINCE BIORETENTION IS PROPOSED IN THESE AREAS, NO SCREEN 
WALL IS PROPOSED. AN EXEMPTION WILL BE REQUESTED.

SCREENING PLANTS
A TOTAL OF 19 DECIDUOUS TREES AND 17 EVERGREEN TREES, ALL 
WATER TOLERANT ARE PROPOSED.

SEE PLAN FOR LOCATION AND LANDSCAPE LEGEND FOR SPECIES.

ALL LANDSCAPING TO COMPLY WITH CITY REQUIREMENTS.

REQUIRED = 10% OF TOTAL AREA OF WEST PARKING LOT & ALLEY
                   = 10% x (8,847 + 2,244) = 1,109 SQ. FT
PROVIDED=                                         2,736 SQ. FT. = 24.7%
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Legend

 

EXISTING CONC. PAVEMENT

location map

SITE

legal description
Los 422-425, Lot 431, & adjacent alley to be vacated, " Part of Ypsilanti 
being an Addition by Mark Norris", as recorded in Liber N, Page 162, 
Washtenaw County Records
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