
PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of November 20, 2012 
 
 

SUBJECT: Memorial Christian Church Special Exception Use (1900 Manchester Road)  
File No. SEU12-004 

 
 

 
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 Memorial Christian 
Church Special Exception Use for a church use with a maximum seating 
capacity of 111 persons, subject to the recording of a public utility and access 
easement over the former Manchester Road right-of-way prior to the 
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 upon the granting of  a public utility and access 
easement.  
 

LOCATION 
 
The site is located on at 1900 Manchester Road, adjacent to Washtenaw Avenue (South Area, 
Mallets Creek watershed). 
 

DESCRIPTION OF PETITION 
 
The petitioner seeks special exception use approval to convert a 8,104 square foot office 
building to a church use that can accommodate a seating capacity for up to 111 people.  Per 
Chapter 55 (Zoning Ordinance), churches are permitted in the O (Office District) as a special 
exception use, pursuant to standards in Section 5:104.  No exterior changes to the site are 
proposed.   
 
The church hours of operation are proposed to be Sunday from 9:00 a.m. to 1:00 p.m. and 
Wednesday evenings from 7:00 p.m. until 9:00 p.m.  Church activities may occasionally take 
place at other times during the week. 
 
The  existing 37-space parking lot can accommodate a church occupancy of 111, based on one 
parking space for each three seats. Access to the parking lot will continue to be off Manchester 
Road, over a portion of the former street right-of-way that was vacated in 1978.  On-street 
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parking on both sides of Manchester Road is available for overflow parking.  Three bicycle 
hoops exist on a concrete pad immediately east of the main entrance.   
 
The site is in compliance with its most recent site plan, which was approved in 1994.  A revised 
site plan is not required for this special exception use request since construction is solely on the 
interior of the building and does not increase usable floor area.  An existing layout plan has 
been submitted to accompany the special exception use application. 
 
The petitioner provided a post card that notified property owners within 500’ of this proposed 
special exception use request. 
   
 

COMPARISON CHART 
 

  
EXISTING PROPOSED REQUIRED/PERMITTED 

 
Zoning 

   
O (Office District) O 

 
O 

 
Gross Lot Area  

30,265 sq ft 
.59 acres 

30,265 sq ft 
.59 acres 6,000 sq ft MIN 

 
Height  

2 story 2 story None 
 
Setback - Front  33 ft – Washtenaw  33 ft - Washtenaw 15 ft MIN 

40 ft MAX 

Setback – Side(s) 25 ft – east 
76 ft - west 

25 ft- east 
76 ft -west None 

Setback – Rear 78.5 ft 78.5 ft None 

Parking – Automobile 37 spaces 37 spaces 37 spaces MIN 

Parking – Bicycles 6 spaces  – Class C 6 spaces – Class C 2 spaces MIN – Class C  

 
 

SURROUNDING LAND USES AND ZONING 
 

 LAND USE ZONING 
 
NORTH 

 
Single Family 

 
R1A  (Single Family)  
 

 
EAST 

 
Public Land  

 
PL  (Public Land) 

 
SOUTH 

 
Office 

 
O (Office) 

 
WEST 

 
Office 

 
C3 (Fringe Commercial) 
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HISTORY  
 
The site plan for the existing building was approved in 1979, and the building was constructed in 
the early 1980’s.  An administrative amendment was approved in 1994 to add a two-story 
elevator addition.  
 

PLANNING BACKGROUND 
 
The Master Plan Land Use Element recommends office use for this site.  The Non-Motorized 
Plan recommends bike lanes in Washtenaw in this location.  The Re-imagining Washtenaw 
planning effort recommends providing non-motorized amenities along the length of the corridor.  
Allowing pedestrian access over the utility easement on the east side of the site is consistent 
with this recommendation. 
 

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, current zoning is office and the future land use map is office. 
 

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

 
There is a 8,104 sf freestanding building on the property with 37 parking spaces.  Any 
renovations will conform to the spirit of the Washtenaw Corridor master plan with efficient 
use of the land.  The buyer plans to incorporate sustainable design, when possible, into any 
renovations. 
 
The  outside appearance of the site is not changing.  There are no surrounding residential 
neighborhoods impacted by this church proposal.   
 
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; 

 
Yes, the property is located in Office zoning with frontage on Washtenaw Avenue.  The 
access to the property is from Manchester Road.  The property abuts Office zoning, 
Commercial zoning, and Public/Semi-public zoning with the County Farm Park.  The general 
area is a mix of commercial, office, multi-family, and single family residential. 
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This site is surrounded by office and public uses and services are proposed to be held 
during evening and weekend hours and will not conflict with normal weekday business 
hours.  

 
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 of the property is a worship and education center for Memorial Christian 
Church.  Memorial sold their property located at 730 Tappan, next to the University, earlier 
this year.   The proposed use times of the property are Sunday for services and various 
educational and church meetings throughout the week.   
 
Neighbors have been contacted by the petitioner to discuss the proposal.  At the time this 
staff report was written, no opposition for a church use has been received.  There was 
concern voiced over the use of neighboring parking lots for overflow parking.  The petitioner 
indicates that the existing parking lot should accommodate most events with overflow 
parking spaces available on Manchester Road.    
 
5. Will not have a detrimental effect on the natural environment. 
 
The proposed use as a worship center will not be detrimental to the environment.  The buyer 
plans to incorporate sustainable design and materials, where possible. 
 

(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 property is located on Manchester Road and fronts Washtenaw Ave.  The property is 

convenient to Manchester Road and the bus route on Washtenaw.  There is an existing 
sidewalk on the property connecting Washtenaw Ave to Manchester Road.  There is access 
to off-street parking with Manchester Road, as well as parking on-site in the property’s 
parking lot and its vacated portion of Manchester Road.   

 
 Off street parking is allowed along Manchester Road for any overflow parking.    
 

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

  
The property has access to Manchester Road, which has access to the stoplight at 
Washtenaw Avenue and Manchester Road.  No additional traffic is anticipated as the 
proposed use is less intensive than the current use of the property.   
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Traffic impact will be less than 50 vehicle trips per day during peak traffic hours.  Limited 
times for significant use of this facility, 3 evenings per week, will limit the impact of site 
generated traffic to “non-peak” times.   

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

 
 Existing access to Manchester Road and convenient access to Washtenaw Avenue. 
 
 4. The intensity and character of traffic and parking conditions on the site, and in the 

general area; 
 

The proposed use is a worship and educational center.  The majority of the use of the 
building will be on Sunday for worship services.  Traffic and parking during the week will be 
less intensive than the current use of the property.   

  
Staff agrees with the petitioner that sufficient parking exists 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. 

 
 None are required.   
 

This site is already on city water and sewer, no additional public services required.  This site 
will not require sanitary sewer mitigation.  As part of this review, Project Management 
identified the need to obtain the utility easement that was a condition of the street vacation 
in 1978.  

 
(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. 

 
No variance is required.   
 

STAFF COMMENTS 
 

Project Management – A public utility easement must be provided over what was formerly part 
of the Manchester Road public right-of-way on the east side of the site.  This easement should 
have been recorded in 1978 when the street was vacated.  An access easement is also 
necessary for the pedestrian walkway located in the vacated right-of-way. 
 
Planning – Planning staff recommends approval of the proposed church use in this office-zoned 
site since this site is surrounded by general office uses and public uses.  Parking is addressed 
on-site, with with overflow along Manchester Road immediately south of the site, and staff does 
not anticipate any vehicular circulation issues.  The property owner has agreed to provide an 
easement for public utilities and access on the east side of the site as shown on the plot plan.  
Building permits will be required for any interior alterations to the existing building.   
 
 
Prepared by Jeff Kahan 
Reviewed by Wendy Rampson 
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Attachments: Zoning/Parcel Maps 
   Aerial Photo 
   Plot Plan  
    
        
c: Petitioner: Joella Coles 
   5141 Platt Road 
   Ann Arbor, MI 48108 
  
 Owner: Girl Scout Council 
   1900 Manchester 
   Ann Arbor, MI, 48104 
 
 Systems Planning 
 File No. SEU12-004 
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