
PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of December 15, 2009 
 
 

SUBJECT: Arbor Dog Day Care Special Exception Use (2856 South Main Street)  
File No. SEU09-001   

 
 

 
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), subject to: 1) limiting the size of the operation to 
a maximum of 10,000 square feet; 2) limiting the hours of operation from 6:00 
a.m. to 8:00 p.m. Monday through Friday and 8:00 a.m. to 8:00 p.m. on 
weekends and allowing indoor boarding during the hours the day care is 
closed; and 3) limiting the number of dogs to 125; and, therefore, approves 
the Arbor Dog Day Care Special Exception Use. 

 

 
 

STAFF RECOMMENDATION 
 
Staff recommends that the special exception use be postponed to give the petitioner time to 
address staff comments.   
 

LOCATION 
 
The site is located on the west side of South Main Street north of Eisenhower Parkway   This 
site is located in the Malletts Creek watershed. 
 

DESCRIPTION OF PETITION 
 
The petitioner seeks special exception use approval to expand the existing dog kennel day care 
facility from 3,200 square feet (Unit C) to approximately 8,800 square feet (Units C, D, and E) in 
an Office zoning district (see attached site plan).  The proposed expansion would increase 
capacity from 25 to 125 dogs.   
  
Day care services for dogs are currently offered weekdays from 7:00 a.m. to 7:00 p.m. and 
weekends from 9:00 a.m. to 7:00 p.m.  The petitioner proposes expanding hours of operation 
from 6:00 a.m. to 8:00 p.m. Monday through Friday and 8:00 a.m. to 8:00 p.m. on weekends, 
allowing for indoor boarding during the hours the day care is closed.   
 
There are no substantive physical improvements proposed to the site or exterior of the building. 
The petitioner proposes using an additional 5,600 square feet of vacant space at the northeast 
corner of the 25,000-square foot building and using 13 existing parking spaces to the east of the 
building.  Access to these spaces will continue to be from the Main Street entrance drive.   
 
The current owners of the building indicate that there are no parking problems on site and the 
petitioner indicates they will be going from eight customer parking spots to 13 parking spaces, 
providing more than what will be needed (see explanation in special exception use response). 
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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 does 
not trigger 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.     
 
Per Chapter 55 (Zoning Ordinance), Section 5:10.12, veterinary hospitals and kennels providing 
medical, surgical, boarding, grooming and bathing facilities for small non-farm animals such as 
dogs, cats and birds are permitted as a special exception use in O (Office) districts, pursuant to 
Section 5:104.  All facilities shall be completely enclosed in a sound proof building in such a way 
as to produce no objectionable odors at the lot lines.  The proposed setbacks from this use are 
listed in the chart below. 
 
     DISTANCE TO LOT LINES 
 

 From Building  From Proposed Northeast Corner (Units C, D and E) 
North 169 ft 169 ft 
East  317 ft 317 ft 
South   88 ft 199 ft 
West 180 ft 220 ft 

 
COMPARISON CHART 

 

 EXISTING PROPOSED REQUIRED/PERMITTED 
 
Zoning 

   
O (Office District) 

 
O 

 
O 

 
Gross Lot Area  

 
281,430 sq ft 
6.46 acres 

 
281,430 sq ft 
6.46 acres 

 
6,000 sq ft 

 
Height 

 
1 story 

 
1 story 

 
3 stories MAX 

Setback – Front 317 ft – S. Main 
169 ft – Oakbrook  

317 ft – S. Main 
169 ft – Oakbrook  

25 ft MIN 

Setback – Side(s) 88 ft 88 ft None 

Setback – Rear 167 ft 167 ft 30 ft MIN 

Parking – Automobile 35 spaces *  35 spaces * 75 spaces MIN 
100 spaces MAX 

 
* Existing nonconforming. 

 
SURROUNDING LAND USES AND ZONING 

 
 LAND USE ZONING 
 
NORTH 

Public Park and  
Multiple-Family Dwellings 

PL (Public Land District) and  
R4A (Multiple-Family Dwelling District) 

 
EAST 

 
Offices 

 
O (Office District) 

 
SOUTH 

 
Offices 

 
O 

 
WEST 

 
Residential Dwellings 

 
R4D (Multiple-Family Dwelling District) 
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HISTORY  
 
This site was originally part of Pittsfield Township.  In 1988, this site was annexed and zoned O.  
A special exception use was approved for this site on December 19, 2006, to allow for 25 dogs 
with a maximum floor area of 4,000 square feet.   
 

PLANNING BACKGROUND 
 
The Master Plan Land Use Element (MPLUE) recommends office use south of Oakbrook Drive. 

   
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: 

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

 
 Yes, this is an allowed special exception use in the office zoning. 
 
 The MPLUE recommends office use for this site.  The existing O zoning is appropriate since 

it allows kennels as a special exception use. 
 

2. Will be designed, constructed, operated, and maintained in a manner that is 
compatible with the existing and planned character of the general vicinity; 

 
Existing uses of the building are legal nonconforming commercial uses (auto related uses 
and carpet cleaning).  Based upon the rigorous screening process for daycare attendees, a 
safe ratio has been established at one dedicated staff member per 25 dogs in 
attendance.  Arbor Dog Daycare policy also dictates that a minimum of two employees must 
be present during public hours of operation, regardless of the number of dogs in 
attendance,  This ratio exceeds the operational ratio required by other Dog Daycare facilities 
in the area  
 
The use and outside appearance and maintenance of the site are not changing.  The 
petitioner has also indicated a minimum of two employees and up to five employees will be 
on site depending on the number of dogs present.  No dog is left unsupervised.   
 
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; 

 
This proposal will not increase the character or activity of this site.  Neighboring uses include 
a City public park, as well as commercial, office, and multiple-family dwellings.  The site is 
480 feet from the nearest office usage and more than 320 feet from the nearest multiple-
family dwelling.  It is well screened by existing topography and landscaping.  No 
topographical or building modifications are being proposed.   
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4. Will not be detrimental to the use, peaceful enjoyment, economic value or 
development of neighboring property, or the neighborhood area in general; 

 
The building was and has continued to be used for commercial and industrial applications 
since being annexed into Ann Arbor (business in existence prior to annexation). 
 
Neighbors have been contacted by the petitioner to discuss the proposal.  Letters of support 
have been included along with neighborhood meeting results.   
 
5. Will not have a detrimental effect on the natural environment. 
 
No modifications will be made to the building or surrounding landscape.   
 

(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; 
 
 There are sidewalks on the north, west and east sides of the property.  There is private 

parking on site on the north and east sides of the building, with entrance to the site from 
Main Street (three lanes wide).  With the approval of this special exception use permit, 13 
parking spaces will be dedicated for the use of Arbor Dog Daycare.  

 
 The existing space for accommodating up to 25 dogs is adequately served by eight parking 

spaces.  The new lease for Units C, D and E will have 13 dedicated parking spaces.   
 

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

 
 No impact on traffic patterns.  Main Street is three lanes wide (one northbound and one 

southbound and one turn lane) in front of the site.  Traffic impact will be less than 50 vehicle 
trips per day during peak traffic hours.  This is based on the following: 

 
1) The evaluation performed by Karnik Pet Lodges (a similar business in Ann Arbor), 

projected compliance with the above requirements with the incremental traffic impact 
generated to support up to 195 animals.  The incremental traffic load for Arbor Dog 
Daycare of that generated by Karnik (less than 25 vehicle trips per day during peak 
traffic hours).  2)  The vacating of Comcast from the neighboring unit (Unit D) reduces 
the amount of traffic during peak hours, as all Comcast vehicles departed and returned 
during peak hours.  3)  Expanding business hours to start before peak traffic hours and 
end after peak hours will further reduce peak hour traffic and aid us to better serve the 
University of Michigan Medical staff by allowing them to drop off dogs prior to 7:00 a.m.   

  
 This relationship will remain largely unchanged.  The petitioner has selected this site based 

on the existing layout and excessive setbacks and screening. 
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3. Vehicular turning movements in relationship to traffic flow routes; 
 
 Vehicular turning movements in relation to traffic flow routes will remain unchanged. 
 

The existing curb cut on Main Street will continue to be used.  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 parcel is isolated with a private parking lot with 13 spaces dedicated for our sole use.  
With the increase to 125 dogs per day, total parking demand is projected to be 80 minutes 
during peak traffic hours and less than 10 hours per day.  The total parking available is 
being increased from 8 spaces to 13 spaces to ensure that the minimum parking provided 
by Arbor Dog Daycare exceeds the approved parking spaces per animal ratio provided by 
Karnik Pet Lodges.  Arbor Dog Daycare will provide one parking space per every 9.6 
animals vs. Karmic Pet Lodge providing one parking space per every 11.5 animals.   
 
Vehicular activity is largely on weekdays.  Staff agrees that more parking spaces are 
needed when this site converts into office uses.  At this time, no changes in uses are 
proposed on site.     

 
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. 

 
 This site is already on city water and sewer, no additional public services required. 
 

This site will not require sanitary sewer mitigation due to the proposed decrease in sanitary 
sewer flow.  The petitioner has agreed to bag all dog waste and dispose on site in the 
dumpster. 

 
(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 
 

Solid Waste – Disposal of dog waste is acceptable if bagged.   
 
Fire - If they are operating a 24-hour staffed business, employees may not have sleeping 
quarter with overnight accommodation on the site. 
 
Systems Planning – Sewer flow data comparing the proposed flow versus the existing flow shall 
be submitted for review.   Fire hydrant coverage is not fully provided on the site.  Hydrants shall 
be located such that all buildings and structures will be included in a 250-foot radius drawn 
around each hydrant.  Easements for sanitary sewer and bike path need to be conveyed.   
 
Planning – Staff supports the proposed expansion of the existing dog day care in an office 
district since this site has four large, established setbacks and is compatible with the existing 
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legal nonconforming uses on site.  Building permits will required for any interior alterations to 
the existing building.   
 
The Malletts Creek Coordinating Committee recommended a vegetative buffer be placed 
between the dog run area and the storm inlets.  The petitioner responded that all solid dog 
waste is bagged and disposed of in the dumpster.  In addition, there is a large vegetative area 
between the fenced dog-run area and Oakbrook Drive.  It runs the complete length of the 
northern fence of the dog-run area.  The closest storm drain inlet at a lower level of elevation 
would be at the corner of Oakbrook Drive and Main Street, approximately 250 feet northeast of 
the northeast corner of the fenced area.  Any potential for rain run-off that is not absorbed into 
the soil would run into the existing vegetative area.    
 
 
Prepared by Christopher Cheng 
Reviewed by Connie Pulcipher and Wendy Rampson 
jsj/12/11/09 
 
Attachments: Zoning/Parcel Maps 
   Aerial Photo 
   12/9/09 Site Plan  
   Neighborhood Meeting Report 
   Petition of Support 
   12/6/06 Noise Report 
     
c: Petitioner: Jon Svoboda 
   467 Boston Street 
   Ypsilanti, MI 48197   
 
 Owner: Walt and Paul Godek 
   2858 South Main Street 
   Ann Arbor, MI 48103 
 
 Systems Planning 
 File No. SEU09-001 
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