
PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of May 17, 2011 
 
 

SUBJECT: Summers-Knoll School Special Exception Use (2203 Platt Road)  
File No. SEU11-001   

 
 

 
PROPOSED CITY PLANNING COMMISSION MOTION 

           
          The Ann Arbor City Planning Commission, after hearing all interested 
persons and reviewing all relevant information, finds the petition to 
substantially meet the standards in Chapter 55 (Zoning Ordinance), Section 
5:104 (Special Exceptions) and, therefore approves the Summers-Knoll 
School Special Exception Use for a private school with a maximum of 160 
students and 21,050 square feet of floor area, subject to dedication of the 
Platt Road right-of-way before issuance of any permits. 
 

 

 
 

STAFF RECOMMENDATION 
 
Staff recommends that the special exception use be approved because, with the proposed 
limitations, the proposed use is of such location, size and character as to be compatible with the 
zoning district in which the site is situated; and the location and size of the proposed use, its 
nature and intensity, the site layout and access, and effect of the proposed use on public 
services would not be hazardous or inconvenient to the neighborhood nor unduly conflict with 
the normal traffic or the neighborhood.  
 

LOCATION 
 
The site is located on the east side of Platt Road south of Washtenaw Avenue.   This site is 
located in the Malletts Creek watershed. 
 

DESCRIPTION OF PETITION 
 
The petitioner seeks special exception use approval to convert the former 19,138-square foot 
Transplantation Society of Michigan facility into a private K-8 school housing 144 students in an 
Office zoning district (see attached plot plan).  Per the Zoning Ordinance, Chapter 55, Office 
zoning permits private schools with special exception use approval.   
 
There are no substantive physical improvements proposed to the site or exterior of the building. 
An additional bicycle rack is proposed at the northeast corner of the building with an additional 
20 spaces deferred at the south entrance.  A new sidewalk connecting the Platt Road sidewalk 
to the southeastern building entrance will also be added.   
 
The petitioner indicates the school will have 4-6 classrooms with 14 students/room and expand 
in the future to 8 classrooms and a kindergarten. School hours are proposed from 8:45 am to 
3:30 pm Monday through Friday with before and after care provided from 7:30 am to 6:00 pm.     
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This site contains 56 parking spaces, with access to these spaces from the northern one-way 
entrance drive off Platt Road.  Parents either park their car and walk their child into the school or 
drop-off near the eastern entrance doors and exit the site through the one-way southern drive.   
  
Two additional vacant parcels located to the north of this site, Parcels B and C (totaling 1.39 
acres), are under negotiation to be purchased by the petitioner.  These parcels are not currently 
part of this special exception use approval, and any school expansion onto these vacant parcels 
will require site plan and special exception use approval.   
  
An existing layout plan has been submitted to accompany the special exception use application 
and to establish a baseline of existing conditions on site.  Staff determined this proposal is 
exempt from the site plan requirements of Chapter 57 (Subdivision and Land Use Control 
Ordinance), since construction is solely on the interior of the building that does not increase 
usable floor area.     
 
The petitioner mailed a postcard describing the project to property owners and occupants within 
500 feet of the site in late March 2011 (see attached). 
 
 

COMPARISON CHART 
 

  
EXISTING PROPOSED REQUIRED/PERMITTED 

 
Zoning 

   
O (Office District) O 

 
O 

 
Gross Lot Area  

 
109,771 sq ft 
2.52 acres – Parcel A 
 

 
109,771 sq ft 
2.52 acres- Parcel A 
 

 
6,000 sq ft MIN 

 
Maximum Usable Floor 
Area in Percentage of 
Lot Area 

19,138 sq ft  
(17.4%) 

19,138 sq ft 
(17.4%) 

82,328 sq ft MAX 
(75%) 

 
Height 

 
2 story 2 story 4 stories MAX 

 
Setback - Front 

 
25 ft  
 

25 ft  
 
15 ft MIN 
40 ft MAX 

Setback – Side(s) 82 ft- south 
75.5 ft - north 

82 ft- south 
75.5 ft - north None 

Setback – Rear 50 ft 50 ft None 

Parking – Automobile 56 spaces   56 spaces  27 spaces MIN 
(3/classroom) 

Parking – Bicycles 10 spaces – Class C 
20 spaces – Class C 
20 spaces – Class C 
(deferred) 

5 spaces/classroom  
(20 –-40 spaces Class C)  
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SURROUNDING LAND USES AND ZONING 
 

 LAND USE ZONING 
 
NORTH 

 
Retail/Vacant 

 
C3 (Fringe Commercial) 

 
EAST 

 
Offices 

 
O and C3 (Office District) 

 
SOUTH 

 
Auto Services 

 
M1 (Limited Industrial District) 

 
WEST 

 
County Parks 

 
PL (Public Land District) 

 
 

HISTORY  
 

• 1947 – the original structure was built as part of the Ira Wilson Dairy Company 
• December 1982 – A site plan waiver approved parking, landscaping and site 

improvements for the existing structure. 
• May 1983 – An administrative amendment approved minor changes in the site.  A 

variance reduced the required number of parking spaces for the existing building by six. 
• October 1990 – a site plan approved expansion of the building, a garage addition, and 

20 additional parking spaces. 
• September 1991 – An administrative amendment approved minor changes in the garage 

and building footprint. 
• July 1995 – A site plan approved an 8,500-square office addition.   

 
 

PLANNING BACKGROUND 
 
The Master Plan Land Use Element recommends office use at this site.  The Non-Motorized 
Plan recommends bicycle lanes and sidewalks on both sides of Platt Road.  Sidewalk currently 
exists along the frontage of Parcels A, B and C; bicycle lanes on Platt would be considered as 
part of a future road resurfacing project.      

   
 

SPECIAL EXCEPTION USE STANDARDS 
 

General Standards - The Planning Commission, in arriving at its decision relative to any 
application for a special exception, shall apply the following standards (petitioner’s response in 
regular type, staff’s comments in italic type): 
 
(a) The proposed use or uses shall be of such location, size and character as to be 

compatible with the appropriate and orderly development of the zoning district and 
adjacent zoning districts in which the site is situated.  In applying this standard, the 
Planning Commission shall consider whether the proposed use: 
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1. Will be consistent with the general objectives of the City Master Plan; 
 
 The proposed use as a private school within the footprint of the existing office is consistent 

with the City Master Plan.  There will be no chance to the size, character, and location of the 
existing structure, which is compatible with the existing zoning.  A private School in this 
location allows the school to use public transportation and continue to use the park land 
across the street.  (The current Summers-Knoll school is at 201 Manchester, on the west 
side of the County Farm Park). 

 
 The Master Plan Land Use Element recommends office use for this site.  The existing O 

zoning is appropriate since it allows schools as a special exception use. There are no 
residential uses or zoning districts surrounding this parcel.   

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

compatible with the existing and planned character of the general vicinity; 
 
The design and construction of the building exterior will remain unchanged.  The character 
and appearance of the existing building are suited to a school.   The building will be 
operated under typical school hours of 8:45 am to 3:30 pm with before and after care 
between 7:30 am and 6:00 pm.  The building will be well maintained since the building will 
be occupied and safe for school-age children.  
 
3. Will be consistent with the general character of the neighborhood considering 

population density, design, scale and bulk; and the intensity and character of 
activity; 

 
The use as a private school is consistent with the general character of the neighborhood. 
The County Farm Park land west of Platt complements this use.  The population density of 
the school will be less than the previous density of an office/laboratory building.   
 
4. Will not be detrimental to the use, peaceful enjoyment, economic value or 

development of neighboring property, or the neighborhood area in general; 
 
The proposed use will not be detrimental to the use, enjoyment, economic value or 
development of neighboring properties or the neighborhood in general.  The use as a vibrant 
active school should enliven the area.  There are three interior courtyards for outdoor 
activities and it seems unlikely that any noise will disturb the nearby office or park land.   
 
Neighbors have been contacted by the petitioner by postcard. Staff has not received any 
objections to this proposal at the time this report was written.   
 
5. Will not have a detrimental effect on the natural environment. 
 
The school will not have a detrimental effect on the natural environment.  As a Michigan 
Certified Green School, the school values the natural environment and has no intention of 
disturbing the existing land.   
 
No modifications will be made to the building or surrounding landscape.  No natural features 
are impacted due to this proposal.   
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(b) The location and size of the proposed use or uses, the nature and intensity of the 

principal use and all accessory uses, the site layout and its relation to streets giving 
access to it, shall be such that traffic to and from the use or uses, the assembly of 
persons in connection therewith, and the effect of the proposed use on public 
services and facilities, will not be hazardous or inconvenient to the neighborhood nor 
unduly conflict with the normal traffic of the neighborhood.  In applying this standard 
the Planning Commission shall consider, at minimum: 

 
1. The location of and access to off-street parking and the safe provisions for 

pedestrian traffic; 
 
 The vehicular circulation for the school is intended to enter the drive north of the building, 

then either drop children off at the east doors to the building, or allow parents to park in the 
parking lot east of the building and walk into the school with their children.  Vehicles will exit 
the site on the south side of the building.  Off-street parking is existing and is located east of 
the building.  

 
 The existing facility has 56 parking spaces.  The new private school has double the required 

parking spaces for an elementary and junior high school.  
 

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

  
 The proposed use maintains the existing vehicular curb cuts that were used for the office 

building.  The site is at mid-block on Platt between Washtenaw to the north and Huron 
Parkway to the south.   
  

 This relationship will remain largely unchanged.  The petitioner has selected this site based 
on the existing layout, setbacks and screening. 

 
3. Vehicular turning movements in relationship to traffic flow routes; 

 
Vehicles will turn into the site on the north side of the building, allowing vehicles to turn right 
from northbound Platt or left from southbound Platt.  Vehicles leaving the site will exit on the 
south side of the building, either turning right on Platt to head north to Washtenaw, or 
turning left onto Platt to turn south heading to Huron Parkway, to either go north or south on 
Huron Parkway.   

 
No additional curb cuts are proposed.  

 
4. The intensity and character of traffic and parking conditions on the site, and in the 

general area; 
 

The school is anticipated to have 4-6 classes of 14 students each, growing to a size of 8 
classes of 14 each with a kindergarten of 12, or 124 students maximum.  At three parking 
spaces per classroom, with nine classrooms, that requires 27 parking spaces by code.  
There are currently 52 existing parking spaces with an additional 4 handicapped parking 
spaces and an additional 5 parking spaces in a loading zone.   
 
Vehicular activity is largely on weekdays.  An AATA bus stop exists along Platt Road just 
south of this site.   
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5. The requirements for additional public services and facilities which will be created 
by the proposed use will not be detrimental to the social and economic welfare of 
the community. 

 
The school currently uses their two small private busses along with the AATA bus system for 
field trips and there are at least two bus lines within easy access of the site.  The school 
currently uses the County Farm Park across the street on Platt from their existing location on 
the east side of the park.  There are no additional required public services and facilities that 
would be detrimental to the community.   

 
This site is already on city water and sewer; no additional public services are required. This 
site will require one sanitary sewer disconnection due to the proposed increase in sanitary 
sewer flow.   

 
(c) The standards of density and required open spaces for the proposed use shall be at 

least equal to those required by Chapter 55 in the zoning district in which the 
proposed use is to be located, unless a variance is granted. 

 
None required.   
 

DEPARTMENT COMMENTS 
 

Traffic – Staff accepts the Traffic Assessment Study submitted by the petitioner.  In summary, 
the analysis concludes that traffic operations at both Summers-Knoll driveway intersections with 
Platt Road will operate under acceptable service levels and with reasonable queue lengths 
during am and pm peak traffic hours.  The shared driveway located at the north end of the 
Summers-Knoll site can accommodate both the anticipated vehicles generated by Summers-
Knoll and a portion of the vehicles traveling through the site to the future Arbor Hills Crossing 
commercial site.   
 
Systems Planning - The Platt Road right-of-way dedications to the City of Ann Arbor shall occur 
prior to issuance of any permits. Sanitary sewer mitigation calculations were reviewed and 
approved; one footing drain disconnection is required to mitigate sanitary sewer flow.  
 
A site plan petition for the parcel to the north and east of this parcel has been submitted to the 
city. As part of our review of that site plan, we have requested that the petitioner seek to extend 
water main from that parcel’s southwest corner through this parcel’s site to Platt Road (north 
side of parcel A) to facilitate a water main loop.  
 
Planning – Staff supports the proposed private school use in the existing office complex since 
this site meets the recently approved Area, Height and Placement standards for setbacks, and 
is compatible with the surrounding uses.  Building permits will required for any interior 
alterations to the existing building.  The exterior site improvements from the most recent 
approved site plan have been maintained in good condition. 
 
The petitioner indicates a maximum of 144 students is proposed.  The City Planning 
Commission motion was written to allow for a potential future expansion of the building of not 
more than 10% of the existing floor area and an increase in the number of students by 16 
without having to appear before the Commission to revise the Special Exception Use standards.   
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Prepared by Christopher Cheng 
Reviewed by Wendy Rampson 
mg/5/9/11 
 
 
Attachments: Zoning/Parcel Maps 
   Aerial Photo 
   5/6/11 Layout Plan  
   Neighborhood Notification 
    
 
c: Petitioner: Joanna Hastings, Head of School 
   2015 Manchester Road 
   Ann Arbor, MI 48104 
 
 Petitioner’s Agent: Theresa Angelini, Angelini & Associates Architects 
    113 East Ann Street 
    Ann Arbor, MI 48104   
 
 Owner: The Gift of Life, Richard E. Pietroski, CEO 
   3861 Research Park Drive 
   Ann Arbor, MI 48108-2217 
 
 Systems Planning 
 File No. SEU11-001 
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