
 
PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 

 
For Planning Commission Meeting of July 1, 2014 

 
SUBJECT: Delta Chi Special Exception Use and Site Plan for City Council Approval 
 (1705 Hill Street)  

File Nos. SEU14-002, SP13-060 
 

 

 
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 Delta Chi Special 
Exception Use for a fraternity use, subject to building occupancy of no more 
than 34 persons including the resident manager. 
 

 

 
 

 
PROPOSED CITY PLANNING COMMISSION MOTION 

           
          The Ann Arbor City Planning Commission hereby recommends that the 
Mayor and City Council approve the Delta Chi Site Plan, subject to 
disconnecting the footing drains of one home, or flow equivalent, prior to the 
issuance of a certificate of occupancy to mitigate the sanitary sewer flow from 
this proposed development.. 
 

 

 
 

STAFF RECOMMENDATION 
 
Staff recommends the special exception use be approved because 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 of the neighborhood. 
 
Staff recommends approval of the site plan because it complies with applicable local, state and 
federal laws, ordinances, standards and regulations; limits the disturbance of natural features to 
the minimum necessary to allow a reasonable use of the land; and does not cause a public or 
private nuisance and does not have a detrimental effect on the public health, safety or welfare. 
 

LOCATION 
 

The site is located on the northwest corner of Hill Street and Oxford Road (Central Area). This 
site is located in the Malletts Creek watershed.  
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DESCRIPTION OF PETITION 
 
The petitioner seeks special exception use and site plan approval to demolish the existing 
fraternity house and construct a new 12,760 square foot fraternity house. The site is zoned R2B 
(Two-Family Dwelling and Student Housing District). Per Chapter 55 (Zoning Ordinance), 
Section 5:10.4, fraternities are permitted in the R2B district as a special exception use if 
consistent with the standards outlined in Section 5:104.  
 

The fraternity building is proposed to be expanded from the current 4,990 square feet (excluding 
the basement) with an occupancy of 23 people to the proposed 12,760 square feet on three 
levels (including the basement) with an occupancy of 34 people. The parcel must have a 
minimum of 350 square feet per occupant, and this 31,015 square foot parcel meets the 
requirements for the requested 34 occupants, one of whom must be a resident manager. 
 

Currently, the house is located at the northwest corner of the site, and the driveway curb cut is 
located at the corner of Hill and Oxford. The house and parking will trade places in the new site 
plan, with the parking relocated to a lot on the west side of the house. This will result in moving 
the curb cut location away from the intersection. The front setback off both Hill and Oxford 
Streets is in excess of the required 40 feet.  
 
Sixteen parking spaces are proposed, which exceeds the minimum parking requirement of 
seven spaces (one per five beds). Twenty class A bicycle parking spaces are shown in a 
detached bike shed and four class C bicycle parking spaces are provided in the rear yard: this 
exceeds the requirement for nine class A and eight class B spaces.  
 
A bankfull stormwater management system is required and is being accomplished via an 
underground detention and infiltration system located beneath the parking lot. A catch basin for 
the system will be located at the south end of the parking area.  
 
A conflicting land use buffer is required along the west side side of the parking lot since the 
adjacent house is used as a duplex. Arborvitae are proposed to supplement five existing trees in 
this buffer. Right-of-way screening is provided between the parking lot and sidewalk. One non-
landmark tree in poor condition is being removed. All other trees on the site, including six 
landmark trees, are to remain.   
 
The petitioner held a citizen participation meeting on January 8, 2014 at Alpha Design Building, 
6921 Jackson Road, Ann Arbor. In addition to the project team, there were three attendees, all 
of whom live in close vicinity to the project. Questions were raised about trash, fences, the 
layout of the house, and parking. In addition, notes were provided from a conversation with 
another neighbor who could not attend the meeting.  
 
The estimated cost of construction is $2,200,000.  
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SURROUNDING LAND USES AND ZONING 
 

 LAND USE ZONING 

 
NORTH 

 
Tau Kappa Epsilon Fraternity 

 
R2B (Two-Family Dwelling District and Student 
Dwelling District) 

 
EAST 

 
Duplex Residential 

 
R2B (Two-Family Dwelling District and Student 
Dwelling District) 

 
SOUTH  

 
Pi Kappa Alpha Fraternity 

 
R2B (Two-Family Dwelling District and Student 
Dwelling District) 

 
WEST 

 
Duplex Residential 

 
R2B (Two-Family Dwelling District and Student 
Dwelling District) 

 
 

COMPARISON CHART 
 

 
 

EXISTING 
 

PROPOSED 
 

REQUIRED/PERMITTED 

Zoning 

R2B (Two-Family 
Dwelling District and 
Student Dwelling 
District) 

 
R2B (Two-Family 
Dwelling District and 
Student Dwelling 
District) 

R2B (Two-Family Dwelling 
District and Student Dwelling 
District)  

Gross Lot Area 31,015 sq ft 31,015 sq ft 8,500 sq ft MIN 

Lot Area per 
Occupant 

1,348 sq ft/occupant 
(23 occupants) 

912 sq ft/occupant      
(34 occupants) 

350 sq ft/occupant 

Minimum 
Building Size 

4,360 sq ft 12,760 sq ft 5,000 sq ft MIN 

Front Setback – 
Hill 

73 ft 41 ft 
40 ft MIN (avg of lots within 
100’ but not to exceed 40 ft) 

Front Setback – 
Oxford  

128 ft 59 ft 
40 ft MIN (avg of lots within 
100’ but not to exceed 40 ft) 

Side Setback – 
East 

83 ft 23 ft 8 ft MIN 

Side Setback – 
West 

24 ft 68 ft  8 ft MIN  

Rear Setback 34 ft 33 ft  30 ft MIN  

Building Height Undetermined 30 ft 30 ft MAX 

Parking – 
Automobile 

16 informal spaces 
16 spaces (1 is 
accessible) 

7 spaces MIN (1 space per 5 
beds) 

Parking – 
Bicycle 

12 Class C 
20 Class A 
 4 Class C 

9 Class A MIN 
8 Class B MIN 

 
 

HISTORY  
 
The existing stately Tudor style house was designed by prominent local architect Samuel 
Stanton and built in 1915 for Professor of Geology William H. Hobbs and his wife Sara. The 
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Hobbs family lived there until at least the late 1920s. Delta Chi purchased the house in 1947 for 
$13,000 and has occupied it continuously since then. 
 

PLANNING BACKGROUND 
 
The Master Plan Land Use Element recommends single and two family housing/group housing 
for this site and all sites surrounding it, with the exception of a smaller area of institutional 
(public and semi-public) land uses recommended at the northeast corner of Oxford and Hill.  

 
 

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): 
 
(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; 
 

The R2B zoning district has been identified in the City of Ann Arbor zoning ordinances and 
the master plan as the appropriate district for fraternities, sororities, and student 
cooperatives. The neighborhood surrounding this site is integrated with a number of other 
fraternity, sorority and student cooperative sites. The use of this property will continue to be 
the same use. Based on this, we believe that this is consistent with the objectives of the 
Master Plan.  

  
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 proposed design of the new facility was created specifically to use a similar architectural 
style and building elements as the current building so it will preserve the character of the 
neighborhood and the existing site. We have maintained a large front set back similar to 
other properties in the neighborhood. We have preserved the landmark trees on the 
property. The exterior building components will contine to use brick on the first level and 
stucco on the second level to be similar to those on the existing building.  
 
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; 

 
As noted above, the proposed building has been designed to maintain the character of the 
neighborhood. We have not maximized the size nor the occupancy that would be permitted 
under the zoning ordinances for this property in an effort to not overwhelm the neighborhood 
and create problems with parking and traffic. We are requesting an increase in maximum 
building occupancy of 34, which is an increase from the current approved occupancy of 22. 
The increase in occupancy is necessary due to a need for rental income to support the 
financing that will be required for the project. We are providing twice the number of on-site 
parking spaces than required by the zoning ordinance so as to not overburden the 
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neighborhood with additional on-street parking needs. We have designed the project within 
the bounds of the building and zoning ordinances so that no variances are anticipated. The 
property will be used as the same use as the current use, so we do not anticipate that the 
intensity or character of the activities at this location will change.  
 
4. Will not be detrimental to the use, peaceful enjoyment, economic value or 

development of neighboring property, or the neighborhood area in general; 
 
We believe that a new, modern building that is created under the current zoning and building 
ordinances will actually improve the peaceful enjoyment, economic value and safety of the 
neighborhood. The new site plan has been designed to relocate the access to Hill Street a 
greater distance from the intersection of Hill and Oxford, which should improve traffic flow 
and safety at this corner. The building will be constructed with modern fire and life safety 
systems as well as a fire hydrant at the street, which will benefit not only this property, but 
others in the vicinity. We have created an improved area for handling waste that will be 
better shielded from view form the street and neighboring properties. The indoor social 
spaces have been designed to be in the basement area, where sound and these activities 
will be better insulated and will reduce the impact on the neighborhood. We have created 
the outdoor patio area to be at the rear of the property where its activities will have a lesser 
impact on the neighbors and will be buffered through landscaping.  
 
5. Will not have a detrimental effect on the natural environment. 
 
We have designed the site plan to preserve many of the natural features and large trees on 
the property. The new design will better handle ground water so it is less likely to cause 
problems related to erosion, discharging into the street, or creating greater storm water 
loads in the municipal sewer system. An enclosed bike storage building is included in the 
design to promote bicycle transportation.  
 

 (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; 
 
 A modern, paved parking area is included in the new design. The proposed parking area 

includes off-street parking for 16 parking spaces, which, based on a proposed occupancy of 
34, is nearly double the minimum number of parking spcaces required by the zoning 
ordinances. Because Hill Street does not have on-street parking in this area, and because 
the on-street parking in the Oxbridge neighborhood is already over-burdened, we believe 
that this will be a benefit to allow better traffic flow and less challenges with parking in this 
area. We have included sidewalks, which will continue to allow pedestrian access in front of 
the building.  
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2.  The relationship of the proposed use to main traffic thoroughfares and to streets 
and road intersections; 

 
 Currently, the ingress and egress from the existing parking area is very close to the 

intersection of Hill Street and Oxford Road, which can be dangerous to pedestrians and to 
vehicular traffic at this intersection. The new parking lot entrance has been moved west from 
the intersection of Hill and Oxford, which should be an improvement and conflict les with 
traffic. The occupant and vehicle loads, and the use of the property are not changing 
significantly to create a greater burden on traffic, on-street parking, or the road system.  

 
3. Vehicular turning movements in relationship to traffic flow routes; 
 
As noted above, the driveway has been relocated further west of the intersection of Hill 
Street and Oxford, which will have a lesser impact on the traffic flow at this intersection. Its 
location should also improve safety for those cars exiting the parking area on this site onto 
Hill Street as vision and distance from the intersection are improved.  

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

general area; 
 
Our site plan design includes adequate parking for those that will be residing on the 
property; so on-street parking in this vicinity should not be negatively impacted. The minimal 
increase in permitted occupancy in this new building should not create much additional 
traffic or vehicular use over the current building. Overall, the intensity and character of 
paring and traffic will likely be of little change from the current conditions.   

 
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 new building and site should not require additional public services or facilities. Existing 
water and sewer servies should be adequate. Improved ground water handling should 
benefit the neighborhood and reduce loa on the city’s storm water systems. The addition of 
a fire hydrant, fire suppression system and modern life-safety systems should be a benefit to 
the residents of this property and improve safety to surrounding properties.  

 
STAFF COMMENTS 

 
Parks: The petitioner has worked out a bike room rack system which will be added to the site 
plan prior to City Council consideration of the petition.  
 
The petitioner is declining to provide the requested park contribution of $3,100 for the addition of 
11 residents, which would be applied to recreational amenities in a nearby park such as Forest 
Avenue Plaza, South University Park, or Burns Park. The Delta Chi Building Association 
provided the following explanation for this decision in an email to staff: 
 

As part of the development approval process for site plan submission on the Delta Chi 
Chapter House project, a $3,100 voluntary contribution for the Parks and Recreation 
Fund has been requested.  While we can see the merit of such a donation for a large, 
new development that may bring additional residents to the city, we feel that this is not 
fitting in our situation.  The Delta Chi Building Association has owned this property 
continuously since 1947, and during that time has consistently paid our property taxes 
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and special millage assessments designated for Parks and Recreation.  During our 67 
years of ownership, we believe that we have contributed much more than the 
contribution suggested to support the Ann Arbor Parks and Recreation system.    
 
Additionally, while our proposed occupancy for this property will increase somewhat, it is 
unlikely that our residents will place any additional burden on the current parks system. 
 Our residents are students at the University of Michigan.  We will not be increasing the 
number of residents in the City as our members will be choosing to live in our facility as 
opposed to other housing in the City of Ann Arbor.  As students at the University of 
Michigan, they are provided with access to substantial facilities for recreation and open 
spaces, which they will use for these purposes.  Given the historical financial support 
that we have provided to the Parks and Recreation fund through our taxes and the fact 
that our residents are unlikely use or cause additional burden to the existing Parks and 
Recreation system, we would like to respectfully pass on this voluntary contribution at 
this time. 
 

Prepared by Jill Thacher 
Reviewed by Wendy Rampson 
6/27/14 
 
Attachments: Citizen Participation Report  
  Zoning and Parcel Map 
  Aerial Photo 
  Existing Conditions 

Site Plan 
  Landscape Plan 

Floor Plans 
  Elevations 
        
c: Petitioner’s Agent: Allan Lutes 
    Alpha Management Group  
    6921 Jackson Road, Suite 100 
    Ann Arbor, MI 48103 
     
 Owner: Delta Chi Alumni Corporation 
   c/o John Levinson, Treasurer 
   8770 Oak Beach Drive 
   Commerce Township, MI 48382 
 
 Systems Planning 
 File Nos. SEU14-002 & SP13-060 
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