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Agenda 
Planning Commission 

Council Chambers 
Wednesday, March 19, 2014 - 7:00 P.M. 

 
I. Call to Order 
 

II. Roll Call 
 
 Roderick Johnson, Chair      P A 
 Anthony Bedogne       P A 
 Mark Bullard        P A 
 Gary Clark        P A 
 Phil Hollifield        P A 
 Heidi Jugenitz        P A 
 Brett Lenart        P A 
 Richard Murphy       P A 
 Cheryl Zuellig        P A 

 
III. Approval of Minutes 

• February 19, 2014 
 
IV. Audience Participation  

Open for general public comment to Planning Commission on items for which a public 
hearing is not scheduled. 

 
V. Public Hearing Items 

• 301 S Hamilton: special use permit/site plan - church expansion (BW) 
 
VI. Old Business 

• 1715 Washtenaw: revised site plan (BW) 
• Zoning Presentation (Minock/Gillotti) 
• Water Street Update (Gillotti) 
 

VII. New Business 
• Consideration of bylaws alteration related to attendance (first notification) 
 

VIII. Committee Reports 
• Non-Motorized Committee  
• Annual Report Committee  

 
IX. Future Business Discussion / Updates 

• 1715 Washtenaw 
• More zoning  
 

X. Adjournment 
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PLANNING COMMISSION 
 MEETING MINUTES 
February 19, 2014 

CITY COUNCIL CHAMBER 
7:00 P.M. 

 
I. CALL TO ORDER 

 
The meeting was called to order at 7:00 p.m. 
 

II. ROLL CALL 
 
Present: R. Johnson, G. Clark, B. Lenart, M. Bullard, C. Zuellig, 
 P. Hollifield, H. Jugenitz, A. Bedogne 
 
Absent: R. Murphy (excused) 
 
Staff:  Teresa Gillotti, Community Development Director 

Bonnie Wessler, Planner I 
  Nan Schuette, Executive Secretary 
 
Commissioner Clark moved to amend the agenda reversing items VI and VII (Support: P. 
Hollifield) and the motion carried unanimously. 
 

III. APPROVAL OF MINUTES – January 15, 2014 
 
 Commissioner Clark moved to approve the minutes of January 15, 2014 (Support: A. Bedogne) 

and the motion carried unanimously.    
 

 IV. AUDIENCE PARTICIPATION 
 
 None 
 
V. PUBLIC HEARING ITEMS 
 
 None 
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VI. NEW BUSINESS 
 
 1. 1715 Washtenaw – Ypsilanti Urgent Care 
 

Ms. Wessler presented the staff report noting that this is a request for site plan approval for an 
existing 2,000 square foot building with an eight space parking lot on the corner of Marion and 
Washtenaw.   It is a very small site and has had many uses in the past. The applicant is 
proposing a change of use from business offices to a medical clinic.  The property is zoned B1 
Neighborhood Business, which allows medical clinics as a permitted use. In her report, Ms. 
Wessler incorrectly stated that the parking was adequate.  Unfortunately, the maneuvering lane 
in front is only 10’ wide and our zoning code requires substantially larger than that, minimum 
22’.  There are also some issues with the retaining wall, parking in front, and the visibility 
triangle.   Staff is recommending tabling this item in order to give the owner an opportunity to 
look at the parking arrangement as well some grading issues. 
 
Several board members asked for clarification on some substantive issues, which were provided 
by Ms. Wessler and also asked Ms. Wessler to get clarification from the owner on the retaining 
wall.   Also in question was where the property line is now and where it is in relationship to the 
proposed Washtenaw Avenue recommendations on ROW.  
 
Moe Wilcox – owner – does not understand why there is a need for all the changes since the 
property in question is pre-existing.   It has been used for a medical facility in the past.  
Chairman Johnson explained that while it had been used in the past for a medical facility, since 
that time, the use had changed to office and he is now asking that the use be changed again, 
which requires updates. 
 
After further discussion, Commissioner Lenart moved to table the site plan application for 1715 
Washtenaw pending a resolution on the issues identified including the visibility triangle, 
improvements in the ROW and parking (Support: H. Jugenitz) and the motion carried 
unanimously. 

 
VII. OLD BUSINESS 
 
 1. Zoning Ordinance Presentation: Form-based Code & Building Types 
 

Presentation was made by Ms. Gillotti who stated that we are now drafting a zoning ordinance 
that will protect all the positive characteristics of the city, using information that was discussed 
during the Master Plan process.   In the Zoning Ordinance, there will be two types of district – 
Use Based and hybrid use/form-based.   She reviewed the proposed zoning plan, noting which 
districts were to be hybrid use/form districts, generally those more commercial in nature; and 
the use-based districts, such as the single-family district.  Included in the presentation were 
draft dimensional standards for residential structure types, such as single-family cottages, 
houses, and estates; multifamily dwellings and dwelling types; and information that will pertain 
to both multi-family and single-family residences, such as porches, stoops, and other 
appurtenant structures that face the street. 
 
The consensus from the commission members was that taff should try to have information 
accessible for the public with explanations in more laymen terms in order to have a better 
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understanding of form based codes.  Ms. Gillotti asked that the board members get back to her 
within the next two weeks with comments, suggestions, etc.   
 

2. Water Street Update 
 

Ms. Gillotti stated that there will be a work session with city council which will be open to the 
public to be held on Tuesday, February 25th at 7:00 p.m. to discuss the Water Street Flats 
proposal.  Several council members have been on a road trip to visit some other properties 
owned by Herman and Kittle and Ms. Gillotti is planning to visit Indianapolis with Police Chief 
DeGiusti and Building Supervisor, Frank Daniels, on Friday, February 21st.  They had originally 
planned for 76 units but have now increased to 90 units; it will be multi-family housing, and will 
be a four storey brick/siding product.  She reviewed the layout stating that the complex will be 
L-shaped fronting on River Street.  Staff is asking for more architectural details – types of 
windows, etc. 
 
A public meeting will be held on March 4th to present a purchase agreement for the Water 
Street Flats; the East Side Recreation Center and the OPRA for the Thompson Block.  Ms. Gillotti 
added that the idea is to have more opportunity for feedback; discuss affordable housing and 
what that means; taxable value, and what this development would bring to the city.  Hopefully 
this will help the public and council members have a better understanding and also to answer 
as many questions as possible that anyone may have. 
 

 VIII. COMMITTEE REPORTS 
 

 Non-Motorized Committee 
Ms. Wessler stated that included in the packet were meeting minutes of the December, 
January and February meetings as well as the Annual Report listing all of the many issues 
that were discussed, recommended and completed, i.e. new County bicycle maps, 
exploration of non-motorized improvements to the University campus, I-94 & Huron Street 
Crossing, etc. as well as actions they would like to take in the coming year.  Also included 
were letters with recommendations on Cross Street pedestrian Safety, West Michigan 
Avenue and Prospect Avenue Reconstruction. 
 

 Annual Report Committee 
Commissioner Lenart moved to approve the annual report (Support: P. Hollifield) and the 
motion carried unanimously. 

  
VII. FUTURE BUSINESS DISCUSSION/UPDATES 
 
 301 S Hamilton – Baptist Church 
 Updated Site Plans – 1715 Washtenaw 
 
VIII. ADJOURNMENT 
 

Since there was no further business, Commissioner Lenart moved to adjourn the meeting 
(Support: P. Hollifield) and the motion carried unanimously.  The meeting adjourned at 9:50 
p.m. 
 



 

 

City of Ypsilanti 
Community & Economic Development Department 

 
12 March 2014 

 
Staff Review of Site Plan & Special Use Expansion Application 

Second Baptist: Restrooms 
301 S Hamilton / 308 S Adams 

 
GENERAL INFORMATION 
 

Applicant: William Meier, MEIER Architects 
for Second Baptist Church 
301 S Hamilton 
Ypsilanti, MI 48197 

Project: Second Baptist: Restrooms 

Application Date: 19 February 2014 

Location: South-east corner of Catherine and S Hamilton, north of Buffalo 

Zoning: R2, One- and Two-Family Residential 

Action Requested: Site plan & special use permit approval for expansion of building 
footprint. 

Staff Recommendation: Approval with special use conditions. 

 
PROJECT AND SITE DESCRIPTION 
 
The parcel is slightly more than 2 acres in size, fronting on South Hamilton Street. There is an existing 
~12,500 square foot church building, a 1200 square foot clergy house, a 500 square foot shed, and 
123-space parking lot (per 2010 aerial); the applicant is proposing to add a 395 square foot expansion 
on the north-west corner of the church building for accessible restrooms. 
 
The property is zoned R2 – One- and Two-Family Residential, which allows religious facilities as a 
Special Use, subject to the specific requirements in §122-780.  This use received a conditional use 
permit (now equivalent to a use permit) in 1973; the application is for an expansion of that special use, 
as the building footprint is being expanded. 
 
The proposed renovations comprise a new accessible restroom off the sanctuary level on the north-
west corner of the church building.  The remainder of the site will be largely undisturbed.  A variance 
was granted in November 2013 to permit encroachment into the north (street side) yard setback and 
into the front yard setback; it was later discovered that a variance to permit a 0’ front yard setback had 
been granted in June 1973. 
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Figure 1: Subject Site Location  
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Figure 2: Site Aerial (2010) 

 
 
 

Figure 3: Land Use and Zoning of Surrounding Area 
 LAND USE ZONING 

NORTH single-family R2 
EAST Single-family and two-family R2 

SOUTH Single-family, church R2 
WEST Single-family, vacant parcels R2 
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SPECIAL USE: CRITERIA AND REVIEW §122-165(b) 
 
(1) The location, scale, and intensity of the proposed use shall be compatible with adjacent uses and the 

zoning of the land. 
COMMENTS:  The Second Baptist Church has been a fixture of the neighborhood for decades, and has 

grown quite a bit over that time to its current physical size and attendance.  The overall footprint of the 
church and its environs is much larger than other nearby uses, out of scale with the neighborhood. 
However, the planned expansion is small and geared towards retaining the existing churchmembers, rather 
than expanding or growing. Note, however, that a recent lot combination expanded the property by adding 
two parcels at the north end of South Adams, to enable a church garden, but also has resulted in the 
church owning the majority of the block.  The church also owns two parcels across South Hamilton. Staff 
requests that the church coordinate with neighboring residents and property owners prior to future uses of 
these sites. 

 
(2) The proposed use shall promote the use of land in a socially and economically desirable manner and shall 

not be detrimental, hazardous, or disturbing to existing or future neighboring uses, persons, property, or 
public welfare. 

COMMENTS:  The expansion of the existing church use would not be detrimental, hazardous, or disturbing 
to existing or future neighboring uses.   

 
(3) The proposed special land use shall be designed, constructed, operated, and maintained to assure long-

term compatibility with surrounding land uses.  Consideration shall be given to the placement, bulk, and 
height of structures; materials used in construction; location and screening of parking areas, driveways, 
outdoor storage areas, outdoor activity areas, and mechanical equipment; nature of landscaping and 
fencing; and hours of operation. 

COMMENTS:  The proposed expansion will be architecturally compatible with the existing building.  No new 
outdoor storage, activity, or mechanical areas are proposed, nor any other alterations to the outward 
appearance of the building or its grounds. 

 
(4) The proposed special land use shall not present unreasonable adverse impacts on traffic circulation.  

Consideration shall be given to the estimated traffic generated by such use, proximity to major 
thoroughfares, and proximity to intersections, required vehicular turning movements, and provisions for 
pedestrian traffic. 

COMMENTS:  It is not anticipated that this expansion will generate additional traffic, as it is likely to serve 
existing churchmembers; it is likely that those churchmembers will travel to the church with family 
members or friends, or attend via the bus ministry. 

 
(5) The proposed use shall not create additional requirements at public cost for public facilities and services 

that will be detrimental to the economic welfare of the community. 
COMMENTS:  The expansion is unlikely to create an additional demand for public services. 

 
(6) The location of the proposed use shall not result in a small residential area being substantially surrounded 

by nonresidential development, nor a small nonresidential area being substantially surrounded by 
incompatible uses. 

COMMENTS:  The expansion of the current use via this small footprint expansion will not substantially alter 
the existing character of the neighborhood. 
 

Items to be addressed: This residential neighborhood is substantially fractured by the presence of the MDOT 
trunklines (Hamilton and Huron); high concentration of land-intense special uses, including churches, funeral 
homes, and their parking areas; nonconforming land uses such as roominghouses; and vacant lots. In 
particular, this site is nonconforming with regards to setbacks, stormwater, landscaping/screening, lighting, 
and so on, particularly in regards to its parking area. A dimensional variance has been granted to permit the 
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expansion of the building footprint along the north and west of the building for the construction of accessible 
restrooms.  As such, the expansion not constitute an expansion of a nonconforming structure under §122-206. 
Nor is this project an expansion of a nonconforming use under §122-205, as a Special Use Permit has been 
issued and is being sought. 

However, Planning Commission may require reasonable conditions as a condition of an approval.  Per §122-167, 
these conditions may be placed to accommodate increased service and facility loads, to conserve or preserve 
natural resources, to ensure compatibility with adjacent land uses, and to promote the use of land in a socially 
and economically desirable manner. Such conditions must do all of the following: 
 Be designed to protect natural resource, the health, safety, and welfare, as well as the social and 

economic well-being; 
 Be related to a valid exercise of police power and purposes which are affected by the proposed use or 

activity; 
 Be necessary to meet the intent and purposes of this chapter, be related to standards established in this 

chapter, and be necessary to ensure compliance with those standards. 
Staff does recommend that Planning Commission discuss with the applicant options and conditions to alleviate 
some of the nonconformities present on the site, particularly as related to provision of a dumpster enclosure, 
stormwater controls, and landscaping/screening. 

 
SITE PLAN: CRITERIA AND REVIEW §122-127  
 
STANDING §122-127(1) 
The applicant is legally eligible to apply for site plan review, and all required information has been provided.  

 
REQUIREMENTS §122-127(2) 
 

Figure 4: Requirements  

ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
R2: 

§122-275 
LOT AREA & 

WIDTH 
n/a for non-residential uses. ±2 acres unchanged 

 LOT 
COVERAGE 
(buildings or 

structures) 

Not more than 35% 14,200 sqft 
16.3%% 

14,600 sqft 
16.7% 

 SETBACKS NOTE: VARIANCE GRANTED 11/2013 from §122-275 to permit an 
encroachment of 17’-4” into the north (side) setback and 15’-8” into the west 
(front) setback, for a final setback of 8’-6” in the front and 9’-0” in the side, to 
construct a barrier-free restroom.  In 1973 the church was granted a variance 
to permit a 0’ front setback to Hamilton. 
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ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
 Other yard 

requirements 
For all uses permitted other 
than single- or two-family 
residential, all yard setbacks 
shall equal the height of the 
structure or the setback 
required under subsections 
(2) through (5) of this 
section, whichever is greater. 
Height of structure is 
26.5’. 

  

 front 25’  or as established | 26.5’ 
Variance granted for 0’  

8.5’   unchanged 

 street side 
(Catherine, 

north) 

8’   min | 26.5’  
Variance granted for 9’  

~24’ 9’  

 street side 
(Buffalo, 

south) 

8’ min | 26.5’ ~204’ unchanged 

 rear 25’  min | 26.5’ ~220’ - through lot unchanged 

R2: 
§122-276 

HEIGHT Lesser of 2.5 stories or 30’; 
exceptions in §122-640 

26.5’  26.5’ ;  
cross embellishment 
exempt per §122-640 

§122-647 SIDEWALKS provide a sidewalk or shared-
use path 

sidewalk in good 
condition all sides 

unchanged 

§122-707 LANDSCAPING 10% ~25,200 sq ft 
28.9% 

~24,800sq ft 
28.4% 

§122-836 PARKING 1 per 5 seats (or 1 per 10’ 
pew space) in main room of 
worship 
 508 seats 
o 102 spaces 
o 5 of which barrier-free 

~123 spaces, 3 of 
which barrier-free 

114 spaces, 4 of 
which barrier-free 
Convert/add at 
least one 
additional barrier-
free space 

§122-861 
et seq 

SIGNAGE  Building Mounted: max of 
3 sq ft per ft of frontage 

 Ground: max of 16 sq ft, 
8‘ tall; must be  ≥3’ from 
front property line; ≥10’ 
from side or rear. 

one existing ground 
sign at NW corner, 
one wall-mounted 
sign 

Ground sign not 
shown in site plan. 
Clarify future 
location of sign, if 
any. 
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ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
§122-780 USE-SPECIFIC  Parking: prohibited in 

front or street-side 
setback areas; must be 
screened in accordance 
with 122-835(11)(b). 

 If taller than the max 
height, then increase the 
front, side, and rear yards 
by one foot for each foot 
the building exceeds the 
maximum. 

 Related uses, such as 
social centers, social 
service centers, child care 
centers, and rental 
banquet facilities shall be 
prohibited unless the 
planning commission shall 
find that any adverse 
impacts on surrounding 
properties and traffic will 
be mitigated. 

Parking w/in front 
and street setback 
area, no screening; 
existing 
nonconforming & no 
alterations proposed. 
 
Existing 
nonconforming: 
variance granted to 
permit expansion 
 
n/a 

Unchanged. 

 
Items to be Addressed:  

1. Site plan notes address of site as 308 South Hamilton Street; please correct to either 301 S Hamilton or 
308 S Adams. 

2. Provide one additional barrier-free parking space. 
3. Applicant to update site plan with any current or proposed ground signs. 

 
BUILDING LOCATION AND SITE ARRANGEMENT §122-127(3) 
The site is shaped like a “C”.  The existing church building is on the north-west corner of the lot and fronts onto 
South Hamilton, but is also directly accessible from Catherine.  The church residence is located directly behind the 
church, fronting onto Catherine Street, at the north of the “C”. Vacant land lies behind the church residence to 
the east, and connects to South Adams (a house is still present in the 2010 aerial; it has been demolished).  At 
the left (west) and bottom (south) of the “C” is parking for the church.  Enclosed in the void of the “C” and not 
part of the church’s property are a privately-owned single-family home and a duplex owned by the Ypsilanti 
Housing Commission. 
 
The majority of the parking is perpendicular to Hamilton and angled. As the lot has been expanded over time, it 
does not conform to current stormwater, lighting, barrier-free, landscaping/screening, or striping/dimensional 
standards. Barrier-free and striping/dimensional changes are proposed in this project, but no expansions or other 
changes are proposed.  The building and site are used seven days a week.  There is a dumpster located in the 
rear of the site, towards the eastern end of the northernmost row of parking, backing onto the void of the “C” 
shape; no enclosure is proposed, but is recommended. 
 
Items to be Addressed: As discussed in the Special Use section above, the site is nonconforming in several 

aspects that affect and are affected by site arrangement. The Planning Commission may choose to place 
conditions upon the Special Use permit for the expansion per §122-167. 
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SITE ACCESS, TRAFFIC, AND PARKING §122-127(4) 
There is vehicular access to the site from Catherine (a drive between the residence and the church) and two 
dropoff points near the secondary entrance; two vehicular access points from South Hamilton and a dropoff point 
in front of the main entrance; and a vehicular exit to Adams.  A sidewalk surrounds the block and is generally in 
good condition.  There is no nearby bus service currently; the closest route is the 11, which has a stop on Ferris 
near Hamilton, Harriet near Hamilton, and one on Chidester near Catherine; this bus has limited Saturday service 
and no Sunday service.  There are no bike parking spaces available.  Vehicles primarily enter the parking area 
from the South Hamilton driveways. Both have pavement markings for entrance-only and the parking is angled to 
support that traffic pattern. Traffic exits onto South Adams.   
 
115 parking spaces are proposed (approximately 8 fewer than currently available), 4 of which are barrier-free. 
Note that state building code standards require at least five barrier-free parking spaces be provided when a 
parking area contains between 101 and 150 spaces. On-street parking is provided on Catherine (including two 
marked handicapped spaces) 24/7 and on-street parking is available on South Hamilton on Sundays only.   
 
No bicycle parking is proposed. Best practices suggest that an amount approximately equivalent to 5% of 
otherwise required parking be provided for bicycles.  In this case, that would yield six spaces, or three double-
sided hoops.   
 
The sanctuary is primarily accessed from the Catherine entrance and the South Hamilton entrance; the 
community room and classrooms are accessed primarily from the parking lot entrance to the south. 
 
Items to be Addressed:  

1. Increase the number of on-site barrier-free parking spaces. 
2. Consider adding bicycle parking. 

 
ENGINEERING & STORMWATER §122-127(5), §122-127(6) 
The proposed construction is not in a floodplain or floodway. The plan does propose the addition of 
approximately 400 sq ft of additional impervious surface, as well as some pavement removals and utility hookups; 
the engineering review is attached.   
 
Items to be Addressed:  

1. Review and approval from YCUA will be required. 
2. The plans shall clearly show the expected limits of pavement removal of the sidewalk and Catherine 

Street in plan view. 
3. The road replacement cross section shall be a minimum of 5" of 13AHMA on 6" 21AA. 
4. The sidewalk around the perimeter of the site shall be inspected for trip hazards. Any identified 

hazards shall be noted for removal and replacement on the plans. It appears there may be several 
locations along Buffalo Street that will require replacement. 
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SCREENING §122-127(7) 
 

Figure 5: Screening  

ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
§122-641 Lighting  down-directed and 

shielded 
 not >0.5 fc @ lot line 
 not >16’in height 
  not < 0.3 fc 

None shown on 
site plan. 
However, at least 
three pole lights 
exist in the 
parking area and 
several building-
mounted lights 
are present.  

Show existing 
lights; ensure light 
poles are 
accounted for 
when laying out 
parking. 

§122-703 Screening 
Between Land 

Uses 

visual buffer of at least 
80% opacity and 6’ height 
along boundary with 
conflicting land uses 
(residential to east) 

No screening 
provided. 

Unchanged. 

§122-704 Off-Street Parking 
Landscaping 

1 tree per 8 spaces (115/8 
= 14) 

No landscaping 
shown. 

Unchanged. 

  landscape island per 16 
continuous spaces 

No landscape 
islands provided. 

Unchanged. 

  ends of all aisles and 
corners protected 

Not provided Unchanged. 

  minimum distance of 3’ 
from curb backside to 
landscaping  

Not provided Unchanged. 

  must be screened per 
122-703 if conflicting land 
use adjacent 

conflicting land 
use to east; no 
screening 
provided 

No screening 
provided. 

  must be screened from 
public ROW 

Not provided Unchanged. 

  prevent vehicular 
encroachment into 
landscaping, structures 

Wheelstops 
provided adjacent 
to church building 
and at rear 
(east). No curbing 
adjacent to 
sidewalks or 
elsewhere in 
parking area. 

Unchanged. 
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ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
§122-706 Foundation 

Landscaping 
screen buildings from 
parking areas/ ROWs 
1 ornamental tree and 6 
shrubs per 30’ 
 rear parking: 40’ 

o 8 shrubs 
o 1 trees 

 South parking: 95’ 
o 19 shrubs 
o 3 trees 

 front ROW (Ham): 100’ 
o 20 shrubs 
o 3 trees  

 north ROW(Cath): 105’ 
o 21 shrubs 
o 3 trees 

 rear parking 
o 0 shrubs 
o 0 trees 

 South parking 
o 0 shrubs 
o 0 trees 

 front ROW 
o 0 shrubs 
o 0 trees  
o *note lack 

of space 
due to 
staircases. 

 north ROW 
o 7 shrubs 
o 1 tree 

Unchanged. 
Recommend 
applicant 
provide 
increased 
foundation 
landscaping to 
the north and 
south of the 
church building. 

§122-650, 
§122-709 

Refuse Containers masonry enclosure 1’ taller 
than dumpster (no less 
than 6’), in rear yard, 80% 
opaque swing door, on a 
concrete pad 

Dumpster on site, 
no enclosure 
provided 

Unchanged. 
Recommend 
installation of 
dumpster 
enclosure. 

§122-712 Maintenance install underground 
sprinkler system 

None present None proposed. 
Recommend 
waiver. 

 
Items to be Addressed:   

1. Applicant to submit further detail regarding parking lot and entrance lighting. 
2. Applicant to construct 80% opaque fencing on property line adjacent to residential properties.  
3. Applicant to provide off-street parking screening in the form of landscaped islands along the Hamilton 

and Adams frontages. 
4. Applicant to provide wheelstops or curbing as well as off-street parking screening landscaping at south 

property line.   
5. Planning Commission waiver requested to accept proposed foundation landscaping along Catherine and 

Hamilton rights-of-way; staff recommends that the applicant provide increased landscaping at north and 
south of church building. 

6. Applicant to submit full landscape plan, subject to administrative approval 
7. Applicant to provide dumpster enclosure or remove dumpster in accordance with ordinance. 
8. Planning Commission waiver required to omit in-ground irrigation. 
9. Consider adding street trees. 
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STAFF RECOMMENDATIONS: SPECIAL USE 
 
Staff recommends the Planning Commission approve the Special Use Permit expansion for the Second Baptist 
Church at 301 S Hamilton with the following findings and conditions:  
 
Findings:  The application is substantially in compliance with §122-165(b). 
 
Conditions:   

1. Special use approval shall be subject to approval of site plan. 
2. Provide street trees along all frontages, spaced appropriately for the conditions, obstacles, and tree 

species selected. Permits are required from both MDOT and the City. 
3. Provide bicycle parking. 

 
STAFF RECOMMENDATIONS: SITE PLAN 
 
Staff recommends the Planning Commission approve the Site Plan for the Second Baptist Church at 301 S 
Hamilton with the following findings, waivers, and conditions:  
 
Findings 

1. The application substantially complies with §122-127. 
 
Waivers 

1. To omit in-ground irrigation. 
 
Conditions  

1. Site plan notes address of site as 308 South Hamilton Street; please correct to either 301 S Hamilton or 
308 S Adams. 

2. Provide one additional barrier-free parking space. 
3. Applicant to update site plan with any current or proposed ground signs. 
4. Review and approval from YCUA will be required. 
5. The plans shall clearly show the expected limits of pavement removal of the sidewalk and Catherine 

Street in plan view. 
6. The road replacement cross section shall be a minimum of 5" of 13AHMA on 6" 21AA. 
7. The sidewalk around the perimeter of the site shall be inspected for trip hazards. Any identified hazards 

shall be noted for removal and replacement on the plans. It appears there may be several locations along 
Buffalo Street that will require replacement. 

8. Applicant to submit further detail regarding parking lot and entrance lighting. 
9. Applicant to construct 80% opaque fencing on property line adjacent to residential properties.  
10. Applicant to provide off-street parking screening in the form of landscaped islands along the Hamilton 

and Adams frontages. 
11. Applicant to provide wheelstops or curbing as well as off-street parking screening landscaping at south 

property line.   
12. Planning Commission waiver requested to accept proposed foundation landscaping along Catherine and 

Hamilton rights-of-way; staff recommends that the applicant provide increased landscaping at north and 
south of church building. 

13. Applicant to submit full landscape plan, subject to administrative approval 
14. Applicant to provide dumpster enclosure or remove dumpster in accordance with ordinance. 

 
 
Bonnie Wessler 
Planner I, Planning & Development Dept. 













 

 

City of Ypsilanti 
Community & Economic Development Department 

 
Memo 

 

To: Planning Commission 
 

From:  Bonnie Wessler, Planner I 
 

Date:  14 March 2014 
 

Subject: 1715 Washtenaw: Ypsilanti Urgent Care 
 

 
This office has received updated plans from the Ypsilanti Urgent Care. As you recall, Ypsilanti 
Urgent Care opened in early 2013, and is currently working through certain code compliance 
issues (both building and zoning) in the City’s Administrative Hearings Bureau. They came 
before Planning Commission for site plan review this past February, and Planning Commission 
requested alterations to landscaping, parking, corner visibility (including retention wall 
alterations), and lighting. Significant progress has been made towards resolving the site plan 
issues, but after an initial review, it appears that many, such as corner visibility at the retention 
wall, cannot be fully resolved until a boundary survey has been completed.  
 
Staff requests that Planning Commission postpone review of the revised site plan until April to 
allow the applicant to complete a boundary survey.  Please feel free to contact me with any 
questions, comments, or concerns at wesslerb@cityofypsilanti.com or 734-483-9646. 













 
MEMORANDUM 

 

To:  City of Ypsilanti Planning Commission 

From:   Megan Masson-Minock, Planner 

Date:  3/14/2014 

Subject: Background on the Draft Zoning Ordinance 
 
At your next meeting on March 19, 2014, we will be in attendance to discuss the draft zoning 
ordinance under development.  This memo provides background on the changes proposed. 

Why change? 
The City of Ypsilanti’s current zoning ordinance does not create a policy framework that 
implements the vision of Ypsilanti as a safe, sustainable, diverse city agreed upon in the Shape 
Ypsilanti Master Plan process.  Some examples are: 

• The requirements do not require doors and windows to face the street, which creates a 
safer environment with eyes on the street.   

• The uses and accessory structures allowed are typical for a zoning ordinance updated 10 
years ago.  The uses are very specific leading to new uses being ruled out in areas 
that can accommodate them, particularly commercial areas. 

• The regulations assume transportation by automobile as the primary means of travel.  The 
review standards for land use decisions ask for considerations on road capacity for traffic 
but does not mention transit.  Parking regulations require spaces for cars and loading 
areas for trucks but not for bicycles and do not require pedestrian paths or areas in 
parking lots.   

• The zoning ordinance is use-based.  While the overlay districts do have design 
regulations, those are generally applied to all buildings in that district, which does not the 
preserve the architectural diversity of Ypsilanti. 

• With the exception the B-3 and RO zoning districts, the districts are single-use districts, 
forcing separation of land uses that can result in an inefficient, sprawling pattern of 
development. 

• Overlay districts are used to preserve or create certain built environments (Historic 
Preservation or Entranceway) or to mix uses (Student and Residential Commercial).  
Since these regulations apply to all areas under the overlay, they are broadly written and 
do not take into account different building types or uses that can support each other side 
by side.   

• The landscaping and parking ordinance promote suburban standards that often 
don’t fit in spatially on existing lots 
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The current zoning ordinance is also difficult to use for the following reasons: 

• The zoning ordinance is mostly text, with only a few diagrams to explain concepts.   

• Due to its age and number of amendments over time, the zoning ordinance contradicts 
itself and has regulatory gaps.  For instance, the parking regulations do not reference all 
of the uses allowed in the zoning districts so, at times, it is not clear how many parking 
spaces are required for that use.   

• Waivers are often needed for development proposals.  According to Ypsilanti planning 
staff, overlay design standards are almost always waived, necessitating review by the 
Planning Commission that slows development.   

• Regulations are organized by individual zoning district.  A user wanting to know where it 
is possible to locate a coffee shop must look in three different places in the codes to know 
all the regulations and possibilities.   

Why a hybrid form-based code? 
A hybrid form-based code is proposed since it preserves the built environment of Ypsilanti, while 
meeting the guiding principles of the Master Plan.  The city has areas with multiple uses and 
types of buildings and other areas with a single type of building containing generally the same 
type of uses.  Some cities, like Miami, Florida, have a form-based code for the entire city.  More 
often, form-based code regulations apply to certain districts.  The City of Marquette, Michigan 
has a form-based downtown zoning district.  

A use-base zoning ordinance, the current code, works best for areas dominated by a single use 
and a single building type.  In the master plan, these were identified as outlying neighborhoods.  
Those now zoned R-1 or R-2 are proposed as a use-based district called R-1.  The only change is 
the minimum lot size would be that of the current R-2, to prevent nonconformities.  All outlying 
neighborhoods zoned R-4 would remain a use-based district called multiple-dwelling (MD).   

The master plan also identified special districts that are single building-type, single-use areas.  
Those areas now zoned M-1 and M-2 are proposed to become a single used based Production, 
Manufacturing, Distribution (PMD) zoning district.  The name is changed to reflect the diversity 
of uses in the district but uses limited to those that can provide jobs.  Most of the areas were built 
after World War II, under regulation similar to the current ordinance.  A single-use parks district 
will replace the public lands district.  It will only apply to the cemetery and city-owned parks.  All 
other public lands will be wrapped into other districts.  EMU will be shown as exempt from 
zoning.  

Form-based regulations add another lens of regulation – the building form.  Use-based districts do 
create a building envelope but it is for all building types in the district.  In the master plan, 
corridors, centers and core neighborhoods were identified as areas appropriate for form-based 
regulation due to the diversity of building types and uses in those districts.  In the zoning analysis, 
the residential office district was changed to a form-based district due to the diversity of uses and 
building types, as well as to encourage re-use of the large parking lots.   

The core neighborhoods were built before World War II and much of the area falls under the 
historic district overlay.  The centers have a diversity of uses and building types.  Each building 
type sits a bit differently on the street so the regulation by building type will further preserve the 
current context.  The corridors are a patchwork of zoning districts currently.  By creating multi-
use districts with design regulations for walkable areas, the potential of these areas is opened up.  
The residential office area on Towner has the street structure of a walkable area and a variety of 
buildings.   
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The following table gives a district by district analysis of what is changing and why: 

Proposed Current  
Use or 
Form  Proposed Changes 

R-1 R-1, R-2 Use 

Lot width 45’ & area 4,500 sq. ft. 
Used R-2 lot dimensions to prevent 
nonconformities.  Allowing storm 
water and energy features.  
Neighborhoods south of Michigan 
Avenue would no longer permit 
two-family dwellings. 

Multiple Dwelling 
(MD) 

R-4 Use 
Allowing storm water and energy 
features.   

Parks (P) PL Use 

Zone only applies to the cemetery 
and city-owned parks.  EMU is 
shown as exempted from regulation.  
All other public lands are wrapped 
into other districts to allow for ease 
of adaptive re-use. 

Production, 
Manufacturing, 
Distribution (PMD) 

M-1  
M-2 

Use 

Combine industrial districts for ease 
of administration, making M-2 uses 
special land uses.  Change name to 
better reflect uses allowed.  Simplify 
description of uses.  Kramer Bell 
neighborhood is zoned PMD, except 
Spring Street frontage.  

Core Neighborhood 
East (CN-E) 

R-1 Form 
Regulate by building type as well as 
use. 

Core Neighborhood 
South (CN-S) 

R-2, R-3 Form 
Regulate by building type as well as 
use.   

Core Neighborhood 
(CN) 

R-2, R-3 Form 
Regulate by building type as well as 
use.  More diversity of uses possible. 

Center (C) B3 Form 
Include Water Street.  Regulate by 
building type as well as use.   

Historic 
Corridor(HC) 

R-2, R-3, R-4, 
RO, RC, PL 

Form 
Regulate by building type.  Allow 
all uses currently within the district, 
with special land uses 

Neighborhood 
Corridor (NC) 

RC, R-3, B1, 
B2, B4, CI, 

PL 
Form 

Regulate by building type.  Allow 
all uses currently within the district, 
with special land uses 

General Corridor 
(GC) 

RO, RC, R-3, 
R-4, B1, B2, 
B4, CI, M2, 

PL 

Form 

Regulate by building type.  Allow 
all uses currently within the district, 
with special land uses 

Residential Office 
(RO) 

RO, RC, R4, 
PL 

Form 
Regulate by building type. Expand 
uses to allow small scale 
commercial.   
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Three Reasons to change the Zoning 
We realize these are policy changes not easily understood by the general public.  On March 19th, 
we will give a presentation with a power point that should help boil it down to the essentials – 
purpose of zoning, reasons to add building type as a tool in certain areas and graphic description 
of the table above.  However, we think the reasons to change the zoning are: 

• It should be easy to build what fits with the guiding values of Ypsilanti.  The current 
ordinance makes it difficult. 

• Where the current ordinance works, keep it.  Where it does not, use all available tools, 
including changing regulations by building type. 

• The document is hard to use.  Changes to make it less complicated will save time and 
money in the long run.     

We look forward to seeing you on March 19th. 
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City of Ypsilanti 
Planning and Development Department 

 

      
Memo 
 
To: Planning Commission 
From:  Teresa Gillotti  
Date:  March 14, 2014  
 
Subject: Planning Commission member attendance requirements 
 
 
The Planning Commission bylaws state that Commissioners with 5 or more absences in a one-year period 
have their appointment automatically nullified.  This would apply to Commissioner Murphy, which he 
pointed out to Mayor Schreiber, Chair Johnson and myself.  Mr. Murphy suggested he might vacate his 
seat and possibly seek reappointment in a few months when family bedtime was more consistent.   
 
The section of the Planning Commission bylaws related to attendance can be found in Article IX 
 
Mayor Schreiber reviewed the bylaws, and noted that the Planning Commission could vote to waive their 
rules to maintain Mr. Murphy’s status on the commission if desired. 
 
Article X, Section 1 states: 

These Rules and Regulations may be amended or altered during a regular meeting by the 
affirmative vote of at least six (6) members, or a majority of those on the current roster of the  
Commission, provided notice of the proposed change is given to the Commission at a preceding 
regular meeting 

 
Chair Johnson requested this be placed on the agenda.  It will appear under new business.   
 
 

http://cityofypsilanti.com/Portals/0/docs/Planning/PC%20Rules%20of%20Procedure%20and%20Bylaws%20-%20%208-17-2011.pdf
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