
PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of May 21, 2013 
 
 

SUBJECT: Capital Investments Rezoning and Area Plan Waiver   
(2271 South State Street) 
File Nos. Z12-019  

 
  

 
PROPOSED CITY PLANNING COMMISSION MOTION 

  
         The Ann Arbor City Planning Commission hereby recommends that the 
Mayor and City Council approve Capital Investments rezoning from M1 
(Limited Industrial District) to M1A (Limited Light Industrial District).  

 

 
 

 
PROPOSED CITY PLANNING COMMISSION MOTION 

  
       The Ann Arbor City Planning Commission hereby waives the Area Plan 
requirement, as no new construction is proposed for this site and a survey of 
the existing improvements on the site has been provided.   

 

 
 

STAFF RECOMMENDATION 
 

 

Staff recommends that the zoning be denied because the proposed uses permitted under the 
M1A zoning district are not consistent with the recommendations of the Master Plan: Land Use 
Element and the Transportation Master Plan Update (2009).       

 

Staff recommends the area plan waiver be approved, because no new construction is proposed 
and an accurate survey of the existing conditions and site configuration have been provided by 
the petitioner.   

 
STAFF REPORT 

 

This petition was postponed at the December 18, 2012 meeting to allow the petitioner to submit 
a revised and accurate site survey and to provide for City Planning Commission consideration of 
the South State Street Corridor plan.  The petitioner subsequently submitted supplemental 
information regarding potential uses for the property, including a feasibility study listing the 
opportunities and recommendations for this site (see attachment).   
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South State Street Corridor Plan Recommendations 
 
Action on the draft South State Street Corridor Plan has been scheduled for the May 21, 2013 
City Planning Commission meeting.  The draft recommendation for Area 1D, in which this 
property is located, states:   
 

“Office, residential and a mixture of office and residential uses are recommended for 
parcels in Area 1-D. New buildings should be fronted along South State Street to 
encourage non-motorized and transit access. As parcels in this area are redeveloped, 
the O (Office) zoning is the most appropriate zoning to support the future 
residential/office mix (Page 28). 

 
Revised Survey 
 
The Area Plan waiver request was previously recommended for denial, as the submitted survey 
did not accurately show the current site configuration.  A revised survey was submitted showing 
the existing conditions and buildings on site, which are used for auto related uses and 
maintenance (attached).  No additional floor area is proposed at this time.   
 

STAFF COMMENTS 
 
Planning –  The draft South State Street Corridor Plan recommends office and residential uses 
for this site and the adjacent properties.  The market feasibility study submitted by the petitioner 
does not support Class A office, apartment, mixed use office/apartments or retail space in the 
short term, but indicates Class B office is potential use for the site.  This study was completed in 
early 2011 and does not mention support for the requested auto sales use at this site.   
 
Neither the current master plan recommendations nor the proposed South State Street Corridor 
Plan recommendations offer support for automobile sales at this location.  The proposed plan 
amendment recommends higher density, mixed-use land uses that support transit investment 
along the South State Street corridor.  The proposed auto dealership is a type of use that will 
not support transit along this corridor.  The parking lot lighting that will accompany the 
dealership is not consistent with future office and or residential uses in the immediate vicinity. 
For these reasons, staff does not support the proposed rezoning from M1 to M1A.    
 
It should be noted that research conducted for this rezoning request revealed a number of site 
compliance issues, including lack of required landscaping, an unfinished building foundation, 
deteriorated driveways and storm water drainage concerns.  A re-occupancy permit will be need 
to be submitted, reviewed and approved by the Building Department, and the site would need to 
be brought into compliance before a new business could open at this site. Staff will follow up 
with the property owner to develop a timetable to resolve these issues.     
 
Prepared by Christopher Cheng 
Reviewed by Wendy Rampson 
5/16/13 
 
Attachments: Revised Site Survey 
   1/24/13 Additional Supplement to Petition to Amend Zoning Map 
 
c: Petitioner: Capital Investment Company, LLC 
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    3800 Packard Road, Suite 250 
    Ann Arbor, MI 48108 
 
  
 
 Petitioners Agent: Scott E. Munzel 
     101 N. Main St., Suite 575 
     Ann Arbor, MI 48103   
  
 Systems Planning 
 File Nos. Z12-019 















PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of December 18, 2012 
 
 

SUBJECT: Capital Investments Rezoning and Area Plan Waiver   
(2271 South State Street) 
File Nos. Z12-019  

 
  

 
PROPOSED CITY PLANNING COMMISSION MOTION 

  
         The Ann Arbor City Planning Commission hereby recommends that the 
Mayor and City Council approve Capital Investments rezoning from M1 
(Limited Industrial District) to M1A (Limited Light Industrial District).  

 

 
 
 

PROPOSED CITY PLANNING COMMISSION MOTION 
  

       The Ann Arbor City Planning Commission hereby recommends that the 
Mayor and City Council waive the Area Plan, as no additional floor area is 
proposed at this site.   

 

 
 

STAFF RECOMMENDATION 
 
 

Staff recommends that the zoning be denied because the proposed uses permitted under the 
M1A zoning district are not consistent with the recommendations of the Master Plan: Land Use 
Element and the Transportation Master Plan Update (2009).       

 
Staff recommends the area plan waiver be denied, because while no new construction is 
proposed, the survey of the existing conditions that was provided by the petitioner does not 
reflect the current site configuration, and the required site improvements from an earlier 
approved site plan have not been installed.   

 
LOCATION 

 
The site is located on the east side of South State Street, north of East Eisenhower Boulevard 
(South Area, Malletts Creek Watershed).  
 

DESCRIPTION OF PETITION 
 
The petitioner proposes rezoning this 2.24 acre site from M1 (Limited Industrial District) to M1A 
(Limited Light Industrial District) to allow for automobile sales.  The petitioner proposes 
renovating the existing 1,868-square foot building fronting South State Street as a sales office 
and using the rear, warehouse building as an auto repair shop.   Repaired vehicles will be 
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stored and sold along the existing parking lot fronting S. State Street.  This parking lot is 
accessed off an existing curb cut on South State Street and leads to the eastern, rear of the 
property.   
 
The automobile dealership use requires a minimum total of 22 parking spaces based on the 
total amount of floor area on site.  It is unclear from the submitted survey how many legal 
parking spaces exist on site, although from a previous site plan (started, but not completed) and 
from aerial photographs, it appears there are approximately 39 surface parking spaces on-site.      
 
The petitioner held a neighborhood meeting on October 5, 2012 to present the rezoning 
proposal.    A copy of the meeting minutes and neighbor concerns is attached.   
 
The petitioner requests an Area Plan waiver for this site as no new consruction is proposed on 
site and a survey has been submitted showing existing conditions.   
 

SURROUNDING LAND USES AND ZONING 
 

 
 

 
LAND USE ZONING 

NORTH Offices and Vacant Land O & M1 (Office & Limited Industrial)  

EAST Bus Storage Yard M1 

SOUTH Personal Services O 

WEST UM Sports Complex O 

 
COMPARISON CHART 

  
EXISTING 

 
PROPOSED 

 
REQUIRED/PERMITTED 

Zoning M1 (Limited 
Industrial District) 

M1A (Limited Light 
Industrial District) M1 & M1A 

Gross Lot Area 97,661 sq ft  97,661 sq ft 13,000 sq ft MIN 

Maximum Gross 
Land Coverage of 
Structure 

6,872 sq ft/ 7 % 
(approximate) 

 
6,872 sq ft/ 7 % 
(approximate) 
 

39,064 sq ft /40% MAX 

Maximum Floor Area 
in Percent of Lot 
Area) 

6,872 sq ft/ 7 % 
(approximate) 

6,872 sq ft/ 7 % 
(approximate) 73,245 sq ft/ 75% MAX 

Setback – Front 1 ft 1 feet 15 ft MIN 

Setback – Side(s) 5 ft 5 feet 0 ft MIN 

Setback – Rear 170 ft  170 ft 0 ft MIN 

Height 25 ft 
(2 stories) 

 25 ft 
(2 stories) 35 ft MAX 

Parking – 
Automobile 39 spaces 39 spaces 6 spaces – Manufacturing 

22 spaces – Auto Sales 

Parking – Bicycle 4 spaces – Class C 4 spaces – Class C Class B – 1 spaces MIN 
Class C – 2 spaces MIN 
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HISTORY  
 

The Ann Arbor Plastics site plan, approved for this site in 1989, allowed for the replacement of 
the fire damaged building on the east end of the site.  A site plan for minor modifications was 
also required and approved at that time for the parcel to the south so that the shared driveway 
could be paved.   
 
In 1996, the Koh Building revised site plan was approved for the proposed construction of a 
three-story, 12,000-square foot building and removal of the three small existing buildings on the 
west end of the site. In 1999, site plan for planning commission approval was approved to 
increase the square footage of the proposed building by 144-square feet and relocate the 
building slightly.  This project was started and never completed.   
   

PLANNING BACKGROUND 
 
The City of Ann Arbor Master Plan: Land Use Element (2009) (South Area Future Land Use) 
recommends research and industrial uses for this site. The plan notes that commercial uses 
should be discouraged, except for the parcels adjacent to the Stimson and South Industrial 
commercial area. The site is currently zoned M1 which is consistent with this land use 
recommendation.   
 
The Transportation Master Plan Update (2009) recommends signature transit along the South 
State Street corridor.  Signature transit refers to high frequency transit service that includes 
improved transportation systems to better accommodate transit service.  The plan indicates that 
increased land use densities will help support signature transit service. 
 
In early 2012, the Connector Feasibility Study (2012) was completed which identified South 
State Street as a possible route of a major transportation corridor that would link Plymouth Road 
at US-23 with the University of Michigan’s North Campus/Medical Campus/Main Campus, and 
downtown Ann Arbor to the major employment centers on the south side of Ann Arbor near I-94.  
Higher land use densities will better support this potential new service. 
 
Over the past year, the Planning Commission and Planning and Development Services staff 
have been working on the South State Street Corridor Plan, an update to the land use 
recommendations for this portion of South State Street.  The proposed draft land use 
recommendation for this site and properties north and south of the site is for office, residential 
and a mixture of office and residential uses.  Such uses would help support transit along South 
State Street and be consistent with existing infrastructure along the corridor. 
 

ZONING/REZONING JUSTIFICATION 
 
Per Chapter 55 Section 5:107(1), the Zoning Ordinance and Zoning Map shall not be amended 
except “because of changed or changing conditions in a particular area or in the municipality 
generally, to rezone an area, extend the boundary of an existing Zoning District or to change the 
regulations and restrictions thereof.”   
 
The petitioner’s Petition For Changes In Or Additions To The Zoning Chapter, a form provided 
by the Planning Department to assist petitioners in providing the required information per 
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Chapter 55 Section 5:108(2)(a)-(g), is reprinted below.  The questions are not standards for 
approval, rather guides to providing sufficient evidence of changed or changing conditions.   
 
Petitioner responses are in plain text; staff comments are in italics. 
 
• The extent to which the zoning/rezoning requested is necessary: 

 
M1 only allows limited sales space for products incidental to principal use whereas M1A 
allows general sales of automobiles.  The area required for automobile sales exceeds what 
would be permitted under the M1 zoning.   
 

• This zoning/rezoning will affect the public welfare and property right of persons 
located in the vicinity in the following ways: 

 
It will enhance the public welfare by improving the site and making it more attractive, and 
adding additional business activity and overall vitality to this area.  There will be virtually no 
disadvantages, although there may be more traffic to the site.   
 
The petitioner has not proposed any improvements to the site, which currently is out of 
compliance and in deteriorated condition. 
 

• This zoning/rezoning will be advantageous to the City of Ann Arbor in the following 
ways: 
 
Create more business activity, improve the appearance of the site, provide more retail sales 
options for residents. 
 

• This particular location will meet the convenience and service requirements of 
potential users or occupants in the following ways: 

 
It is in an area appropriate for retail sales of automobiles and will have adequate space on 
site for customers.   

 
• Any changed or changing conditions in any particular area, or in the municipality 

generally which may have bearing on the proposed zoning/rezoning are: 
 

The area has both M1 and M1A zoning designations.  The site is more appropriate now for 
the M1A designation due to the desire of the owner to sell automobiles on site.  The M1 
designation may not have been the most appropriate designation.  
 
There are substantial areas of M1A zoning in the corridor currently, and no indication that 
additional auto sales are needed in the vicinity. 
 

• Other circumstances which will further justify the requested zoning/rezoning are: 
 

Rezoning to M1A will be consistent with the Master Plan, as as the “Site 5” specific land use 
study area.   
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Site 5 recommends light industrial uses be encouraged as these sites are annexed into the 
City.  Commercial uses should be discouraged, except for the parcels adjacent to the 
Stimson and South Industrial commercial area.   
 

 
STAFF COMMENTS 

 
Forestry – This site does not currently meet the previously approved landscape plan.  This site 
is required to be in conformance with this plan.    
 
Planning –  The petitioner submitted supplemental information to amend the zoning map after 
the rezoning application was received by the Planning Department and in response to the 
Planning Department’s comments.  This supplemental information is attached to the staff report.    
 
The Master Plan offers no clear support for an automobile dealership at this location.  Recent 
master plan documents recommend higher density, mixed-use land uses that support transit 
investment along the S. State Street corridor.  The proposed auto dealership is a type of use 
that will not support transit along this corridor.  The parking lot lighting that will accompany the 
dealership is not consistent with future office and or residential uses in the immediate vicinity. 
For these reasons, staff does not support the proposed rezoning from M1 to M1A.    
 
The petitioner’s application mentions the possibility of repairing and selling automobiles on site.  
The repair of automobiles is an allowable use in the M1 zoning district and this district  allows 
for retail sales as a permitted accessory use for products customarily incidental to the principal 
use, provided the total amount of internal floor area of the structure devoted to sales and display 
does not exceed 10 percent of the floor area of the total establishment.  This allows for an 
approximately 187-square foot sales office with automobiles repaired on site to be sold on site.  
A Re-Occupancy Permit will need to be submitted, reviewed and approved by the Building 
Department before this business opens.  
 
Research conducted for this rezoning request revealed a number of site compliance issues, 
including lack of required landscaping, an unfinished building foundation, deteriorated driveways 
and storm water drainage concerns.  Staff will follow up with the property owner to develop a 
timetable to resolve these issues. 
 
Prepared by Christopher Cheng 
Reviewed by Wendy Rampson 
12/14/12 
 
Attachments: Zoning/Parcel Maps 
   Aerial Photo 
   Petition to Amend Zoning Map 
   10/5/12 Citizens Participation Report 
   Area Plan Waiver Request  
   Site Survey 
   Supplement to Petition to Amend Zoning Map 
 
c: Petitioner: Capital Investment Company, LLC 
    3800 Packard Road, Suite 250 
    Ann Arbor, MI 48108 
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 Petitioners Agent: Scott E. Munzel 
     101 N. Main St., Suite 575 
     Ann Arbor, MI 48103   
  
 Systems Planning 
 File Nos. Z12-019 
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