
PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of June 3, 2014 
 
 

SUBJECT: Dusty’s Collision Site Plan for City Council Approval  
(2310 South Industrial Highway) 
File No. SP14-020 

 
 

PROPOSED CITY PLANNING COMMISSION MOTION 

          The Ann Arbor City Planning Commission hereby recommends that the 
Mayor and City Council approve the Dusty’s Collision Site Plan, subject to 
providing one footing drain disconnect prior to issuance of a certificate of 
occupancy.     

 
  

STAFF RECOMMENDATION  
 

Staff recommends that this petition be approved, because, if the proposed conditions are met, 
the development would limit the disturbance of natural features to the minimum necessary to 
allow a reasonable use of the land; comply with local, state and federal laws and regulations; 
would not cause a public or private nuisance; and would not have a detrimental effect on public 
health, safety or welfare.   

 
LOCATION 

 
The site is located on west side of South Industrial Highway, north of E. Eisenhower Parkway 
(South Area, Malletts Creek Watershed). 
 

 
DESCRIPTION OF PETITION 

 
The petitioner seeks to construct a 30,537 square foot, one-story auto collision repair facility on 
a vacant parcel. The new building will contain 5,285 square feet for office use; 5,227 square feet 
for waiting area/vestibule; and 20,025 square feet of repair/garage uses.  The estimated cost of 
construction will be $2.0 million.  
 
Parking will be provided in an exterior parking lot containing 106 spaces, including 24 parking 
spaces that will be deferred until needed. There will be one bicycle hoop providing 2 bicycle 
parking spaces near the front of the building.  
 
There are currently two curb cuts providing access to the site. While the petitioner will adjust the 
locations slightly, the two curbs cuts will remain in approximately the same location as existing.  
The building is designed for customers to pull into a garage located in the front of the building. 
This area will be used for estimating vehicle repair costs and consultations with customers. 
Customers will drive in through the north drive and exit using the south drive directly to South 
Industrial Highway. The north drive will be used for both access to the garage and rear parking 
area and vehicle storage. The south drive will only be used as a customer exit from the garage.     
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The previous building on the site was demolished in 2013.  The site currently contains the 
remains of a vehicle parking lot and two driveways leading to South Industrial Highway. South 
Industrial is an AAATA bus route and bus stops are located on both sides of the street in close 
proximity to the site. 
 
There is an existing storm water facility on the site that was constructed for the previous 
development on the site. Based on the total of impervious surface proposed on the site, the 
petitioner is required to upgrade and enlarge the existing facility.  The amount of impervious 
surface of the proposed project requires first flush, bankfull and 100 year storm detention 
capacity. The storm water facility is a detention pond system with a connection to the City storm 
sewer.  
 
There are four landmark trees located on the site, and all will be preserved. There are no other 
natural features on the site.   
 
As required by the Citizen Participation Ordinance, the petitioner mailed out postcard 
notification. There were no comments submitted by the public in response to the mailing. Staff 
has not received any feedback from the public in regards to this petition.  
 
 

COMPARISON CHART 
 

 EXISTING  PROPOSED REQUIRED 

Zoning M1 (Limited Industrial) M1 (Limited Industrial) M1 (Limited Industrial) 

Gross Lot Area 137,534 sq ft  137,534 sq ft 13,000 sq ft MIN 

Floor Area in % of Lot 
Area N/A  22% (30,537 sf) 75% MAX 

Se
tb

ac
ks

 Front  N/A  22 ft 15 ft MIN 

Side(s) N/A 40 ft (north) 
59 ft (south) 0 ft MIN 

Rear N/A 228 ft 0 ft MIN  

Height N/A 20 ft None 

Parking – Vehicle 17 spaces – cars 
13 spaces - bus  

82 spaces  
24 spaces – deferred 

  
82 spaces MIN* 
 

Parking – Bicycle None 2 Class C  2 Class C 
 
* No requirements listed in Chapter 59 (Off-Street Parking) for this unique use. Chapter 59, Section 5:167 states that, 
“Parking and bicycle spaces for uses not specified shall be determined by the planning and development services 
manager, based upon requirements for similar uses.”  For this petition, parking counts were based on information for two 
other collision shops operated by the owner.   
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SURROUNDING LAND USES AND ZONING 
 

 LAND USE ZONING 

NORTH Warehouse M1 (Limited Industrial) 

EAST Business Industrial M1 (Limited Industrial) 

SOUTH Auto Repair M1 (Limited Industrial) 

WEST Railroad M1 (Limited Industrial) 
 

HISTORY 
 
In 1962, a 3,640-square foot building was constructed onsite, and a 3,530-square foot addition 
was completed in 1963.  In 1978, a site plan for a 1,375-square foot addition to the existing 
building was approved and the addition was constructed.  A site plan waiver (now called Site 
Plan for Planning Commission Approval) for a 960-square foot office building for this site was 
approved in 1980.  This office building was never built.  An administrative amendment to allow 
two 7-foot by 7-foot concrete pads for mechanical equipment was approved in 1995.  In 2003, a 
site plan was approved to increase the paved area on the site, add a driveway, and install storm 
water detention facility. The building was used as a staging and maintenance facility for a 
charter bus company from 2003 to 2012. The building was demolished in 2013.  

 
PLANNING BACKGROUND 

 
The City of Ann Arbor Master Plan: Land Use Element identifies this parcel as part of the South 
Area and recommends research and Industrial uses.   
 
The Non-Motorized Plan recommends the addition of bicycle lanes to South Industrial Highway.    
 

 
STAFF COMMENTS  

 
Systems Planning (Engineering) – Adequate utilities exist to serve the site. One footing drain 
disconnect or equivalent will be required. Petitioner must follow the recommendations contained 
within the July 26, 2013 report prepared by CDM Smith.  Petitioner shall work with CDM Smith 
regarding the proposed method of footing drain disconnection.  CDM Smith will provide approval 
of the disconnection method.   
 
Mallets Creek Coordinating Committee (MCCC) – The MCCC recommended that the petitioner 
consider conducting soil borings from the detention basin in order to increase infiltration design 
of the storm water basin. It is also recommended that the property owner take special care to 
monitor and contain any dripping fluids from damaged vehicles.  
 
Planning – The site plan and construction of the new building will be a significant investment to 
a vacant property. The proposed use for a collision repair facility is consistent with surrounding 
uses and the overall Master Plan for the South Industrial corridor. While architectural details are 
limited, the exterior design of the building is consistent with the many of the industrial 
warehouse buildings in the vicinity.  
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Planning staff had concerns regarding the number of parking spaces provided on site and 
recommended that the petitioner defer some parking for installation at a later time, and the 
petitioner did agree to defer 24 spaces. The total number of parking spaces provided is based 
on the owner’s experience operating two other collision shops in the Ann Arbor Area.  
 
Regarding the drive-in estimating use of the building, staff has determined it is not a “drive-thru 
facility” as recently defined in the Zoning Code. That definition states that a drive-thru facility is, 
“Any building or structure, or portion thereof, that is constructed or operated for the purpose of 
providing goods or services to customers who remain in their vehicle during the course of the 
transaction.”  The main purpose of the drive-in estimating portion of the building is not to provide 
goods or services to customers who remain in the car but to provide convenience to customers 
to drive up and park inside while discussing repair with an employee. There are no goods or 
services issued directly to the customer while they remain in the car.   
 
 
Prepared by Matt Kowalski 
Reviewed by Wendy Rampson 
5/30/14 
 
Attachments:  Parcel/Zoning Map 
   Aerial Photo 
   Site Plan 
   Landscape Plan 
   Elevations  
        
c: Petitioner: Earl Ophoff 
   Midwestern Consulting  
   3815 Plaza Drive 
   Ann Arbor, MI. 48108  
 
 Owner:  Whitney’s Collision West 
   5984 Jackson Road 
   Ann Arbor, MI 48103 
 
 Systems Planning 
 File No. SP14-020 
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