
ANN ARBOR PLANNING DEPARTMENT STAFF REPORT 
 

For Planning Commission Meeting of February 5, 2013 
 

SUBJECT: Hideaway Lane Planned Project Site Plan (2000 Traver Road) 
 File No. SP12-025 

 

PROPOSED CITY PLANNING COMMISSION MOTION 

          The Ann Arbor City Planning Commission hereby recommends that the 
Mayor and City Council approve the Hideaway Lane Planned Project Site Plan and 
Development Agreement.  

 

PROPOSED CITY PLANNING COMMISSION MOTION 

The Ann Arbor City Planning Commission hereby authorizes the disturbance 
of the natural features open space per submitted plans.     

 

PROPOSED CITY PLANNING COMMISSION MOTION 

 
The Ann Arbor City Planning Commission hereby recommends that the 

Mayor and City Council approve the alternative mitigation plan for 295 caliper 
inches of required tree replacement.   

 
 

STAFF RECOMMENDATION  
 

Staff recommends that the site plan be postponed until all outstanding issues have been 
addressed, including clarification of natural feature impacts and mitigation requirements and 
receipt of preliminary approval from the Washtenaw County Water Resources Commissioner.  
 
Staff recommends authorization of the disturbance to the natural features open space be 
postponed until the quantity of the proposed impacts is more precisely determined and 
minimized as much as possible.    
 
Staff recommends action on the alternative mitigation be postponed until the precise quantity of 
necessary alternative mitigation is determined.  

 
LOCATION 

 
This site is located in the Northeast planning area and the Traver Creek watershed.   
 
 

STAFF REPORT 
 
The petitioners seek approval to construct 19 single-family dwellings on a 4.6-acre site, zoned 
R4A Multiple-Family Dwelling District.  The site currently contains one single family-dwelling and 
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nine townhouse dwelling units.  In addition to the existing buildings, the site has a central 
driveway, underground public utilities, and a storm water detention basin on the south side.  
These were installed as the first phase of another single-family dwelling development of the 
same name that was not completed and its site plan has since expired (see History section of 
this report).  
 
Four perpendicular courts of single-family homes, three with three homes and the fourth with 
four homes, are proposed on the west side of the central driveway.  On the east side of the 
central driveway, the homes are arranged parallel to the drive.  The homes on the courts will be 
arranged for front doors to face one another or, for the homes on the perimeter, onto the side 
and rear yards of the site.  Each home will have a two-car attached garage.  Additional parking 
is available in parallel parking spaces along the central driveway and in the individual driveway 
aprons.  The homes are all two stories and have either two or three bedrooms.  They are 
spaced 10 feet apart.  Since the Zoning Ordinance requires a minimum building spacing of 20 
feet, planned project modifications have been requested.  
 
The site is bordered along its western property line by Traver Creek.  The Ann Arbor Railroad 
runs along the site’s southern property line.  At this time, the site’s natural features include a 
watercourse and its 100-year floodplain, as well as wetlands and landmark trees.  There is also 
a 25-foot natural features open space adjacent to Traver Creek.  The plan proposes the filling of 
two small wetland areas that emerged after the construction work stopped on the previous 
development, and natural features open space encroachment in two places.  Encroachment of 5 
feet or less is proposed to accommodate unit 10, the most southwestern unit.  Encroachment of 
about 15 feet is proposed to accommodate units 2 and 3.  No other disturbances are proposed.   
 
Ultimately, the previous site plan proposed a total of 6,560-square feet of wetland disturbance 
and 9,884-square feet of wetland mitigation.  The approved wetland disturbances were 
generally located within the buildable area of the site.  The mitigation areas were on the east 
side of the site (labeled as a bioswale on the proposed site plan), southwest of the townhouse 
building, and flanking a spillway that transports water from the railroad.  The petitioner and staff 
continue to work together to confirm which wetlands were impacted, which wetland mitigation 
areas were completed and what mitigation remains to be done.    
 
Similarly, the previous site plan identified six landmark trees and a pioneer woodland covering 
most of the site.  The landmark trees were removed and the entire pioneer woodland was 
removed, except within the 25-foot natural feature open space along Traver Creek, as approved 
and permitted.  A total of 1,646 caliper inches were approved to be removed and a total of 823 
caliper inches of tree mitigation was required.  Of the 823 caliper inches of tree mitigation, 528 
caliper inches of trees were to be planted on site, 149 caliper inches of invasive species were to 
be removed from the site as one form of alternative mitigation, and a donation of funds to plant 
113 caliper inches of trees in City parks as a second form of alternative mitigation.  The 
petitioner and staff also are working together to determine how many trees were planted on site 
specifically for mitigation, how many still need to be planted, and whether the invasive species 
have been removed and the funds have been deposited.  Further, because of the new housing 
style and layout of the proposed site plan, it may be necessary to adjust the number of trees 
planted on site and the alternative mitigation scheme.     
 
A storm water detention basin has been constructed in the southern portion of the site.  It has a 
wetland shelf that is well-vegetated and may have been intended as wetland mitigation.  
Another wetland mitigation area was created south of the detention basin and is bisected by a 
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riprap spillway that was constructed to stabilize an erosion problem from a large area on the 
east side of the railroad that ultimately drains across the tracks and into Traver Creek.   
A postcard notice was mailed by the petitioner to owners and occupants within 500 feet of the 
site when the project was submitted in early September 2012. 
 
 

SURROUNDING LAND USES AND ZONING 
 

 LAND USE ZONING 

NORTH Leslie Park Golf Course PL Public Land 

EAST Single-family Residential Township 

SOUTH Ann Arbor Railroad, Truck Rentals (on Plymouth Road) Township 

WEST Multiple-family Residential R4A Multiple-family Residential 

 
COMPARISON CHART 

 
 EXISTING PROPOSED REQUIRED 

Zoning R4A (Multiple-Family 
Dwelling District) R4A R4A 

Gross Lot Area 199,069 sq ft 199,069 sq ft 21,780 sq ft MIN 

Min. Lot Area Per 
Dwelling Unit 19,907 sq ft per unit 6,330 sq ft per unit 

average*  4,300 sq ft MIN* 

Min. Usable Open 
Space in % Lot Area Unknown 66% 65% MIN 

Min. Active Open 
Space Unknown 17,700 sq ft 300 sq ft per dwelling unit MIN 

(9,000 sq ft MIN) 

S
et

ba
ck

s 

Front 45 ft (existing townhouse 
bldg) 45 ft (existing) 15 ft MIN 

40 ft MAX 

Side(s) 42 ft – west  
20 ft – east  

42 ft – west 
20 ft – east  20 ft MIN  

Rear 760 ft  250 ft 40 ft MIN 

Height Approx 26 feet 30 ft   35 ft MAX 

Parking - Automobiles Approx 18 spaces 40 garage spaces 
30 surface spaces 39 spaces MIN 

Parking - Bicycles Unknown 23 Class A 
2 Class C  1 Class A, 1 Class C MIN 

 
* The applicable minimum lot area per single-family dwelling unit is 7,200 square feet (R1C standards).   The 
applicable minimum lot area per townhouse dwelling unit is 4,300 square feet (R4A standards).  The proposed 
combination of units (21 single family @ 7200 sq ft per unit = 151,200 sq ft plus 9 townhouse @ 4300 sq ft per unit = 
38,700 sq ft) requires a total lot area of 189,900 sq ft.   
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HISTORY 
 
The majority of the site, 4.3 acres, was site planned as Traver Park, approved in 1965, for six 
townhouse buildings with a total of 49 units.  Only one of the six buildings was constructed.  At 
some point, the remainder of the site was haphazardly littered with construction site spoils and 
over time, a pioneer woodland emerged among the mounds of dirt, bricks and rubble.   
 
On July 14, 2005, the Hideaway Lane Annexation, Zoning and Planned Project Site Plan 
petitions were approved.  A 0.25-acre parcel adjacent to the original Traver Park site was 
annexed and zoned R4A and included in a site plan for four duplex units and 18 single-family 
dwellings, in addition to the existing 9-unit townhouse building.  Mass clearing and grading of 
the site, installation of underground utilities and a central driveway, the storm water detention 
basin and wetland mitigation areas, and one single family dwelling were constructed shortly 
thereafter.  The curbline of Traver Road was also realigned by the previous developer, removing 
a cul-de-sac bulb and constructing a sidewalk across the site’s frontage.  The project stalled due 
to changed market conditions and eventually stopped altogether.     
 

PLANNING BACKGROUND 
 
This site is located in the Northeast planning area.  The site has a specific future land use 
recommendation (Site 16 in the Northeast Area) for residential uses at a gross density of 8 to 10 
dwelling units per acre, preferably including a mix of apartments, duplexes, and townhouses.  
The Master Plan: Land Use Element also emphasizes the need to develop new neighborhoods 
with the overall community in mind.  Compact and clustered development, front porches, 
landscaping, a mixture of housing types, natural area protection, pedestrian/bicycle/transit 
connections, reduced setbacks and street facing entries are some of the specific community 
design techniques for neighborhoods.  
 

PLANNED PROJECT STANDARDS FOR APPROVAL 
 
According to Section 5:70 of the Zoning Ordinance, the City Planning Commission may 
recommend approval, and City Council may approve modifications of the area, height and 
placement regulations of the Zoning Ordinance in the form of a planned project site plan, based 
upon the following standards (petitioner response in regular type, staff comments in italics): 
 
Requested modifications:   
 

• Modification to Section 5:30 – Requires a minimum building spacing of 20 feet. 
The petitioner is requesting 10-foot building spacing.  

  
How these modifications will help achieve the objectives of the development program 
and the standards for planned project approval:  [We request these modifications] to allow 
development consistent with the previously installed infrastructure as part of the previously 
approved site plan.  
 
1. The lot(s) included in the planned project meet the minimum gross lot size 

requirement of the zoning district in which they are located.  In residential zoning 
districts, the minimum gross lot size shall be the combined total of the minimum 
gross lot sizes for each dwelling on a parcel.   
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The proposed combination of 21 single-family dwelling units and 9 townhouse units require a 
gross minimum lot size of 189,900 square feet.  The 199,069-square foot site meets this 
requirement.   
 
2. The proposed modifications of zoning requirements must provide one or more of the 

following: 
 

a. Usable open space in excess of the minimum requirement for the zoning 
district. 

b. Building or parking setback(s) in excess of the minimum requirement for the 
zoning district. 

c. Preservation of natural features that exceeds ordinance requirements, 
especially for those existing features prioritized in the land development 
regulations as being of highest and mid-level concern. 

d. Preservation of historical or architectural features. 
e. Solar orientation or energy conserving design. 
f. An arrangement of buildings that provides a public benefit, such as transit 

access, pedestrian orientation, or a reduced need for infrastructure or 
impervious surface. 

g. Affordable housing for lower income households. 
h. A recorded conservation easement or similar binding instrument providing for 

permanent open space of 20 percent or more of the planned project. 
 
Proposed modifications provide:  a (excess usable open space), c (exceeding natural features 
preservation), and f (beneficial arrangement of buildings).  
 
Staff agrees the requested modifications will enable the proposed development to provide for (f) 
an arrangement of buildings that provides pedestrian orientation and a reduced need for 
infrastructure.  Staff believes that the proposed modifications do meet the intent of planned 
projects, namely the added degree of flexibility in the placement and interrelationship of the 
buildings within the planned project.  When taken as a whole, the proposed modifications 
provide for a better design than if the standard requirements were applied with no flexibility.  
Infill residential projects, particularly in the 5-7 dwelling units per acre range and containing a 
variety of housing types, are expressly recommended by the draft Northeast Area Plan.   
 
3. The planned project shall be designed in such as manner that traffic to and from the 

site will not be hazardous to adjacent properties. 
 
[There will be] no new curb cuts to Traver Road.  
 
4. The proposed plan modifications shall be consistent with the proper development 

and use of adjacent land and buildings. 
 
[The] current plan is fundamentally the same as the previously approved plan for this property. 
 
Because single-family detached uses in the R4A district are subject to the R1C district 
standards, and the minimum side setback requirement in the R1C district is 5 feet on each side, 
one could argue that the minimum building spacing requirement for the detached single-family 
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dwelling units is 10 feet.  Staff does not believe the Zoning Ordinance should be interpreted in 
this manner, but it does illustrate that reducing the minimum building spacing requirement is in 
keeping with proper development.  Traver Creek and the Ann Arbor Railroad are permanent 
features with very little possibility of being further altered or developed, so it is reasonable to 
assume that they can make up for lost side setback area.      
 
5. Required off-street parking and landscaping must be provided in accordance with the 

provisions of Chapters 59 and 62. 
 
All applicable ordinance provisions are met. 
 
 
6. The standards for density, allowable floor area and required usable open space for 

the zoning district(s) in which the project is located must be met. 
 
All applicable ordinance provisions are met.  
 
7. There shall be no uses within the proposed project which are not permitted uses in 

the zoning district(s) in which the proposed project is to be located.   
 
Proposed uses are permitted within the district.  
 
 

UNIT COMMENTS 
 
 
Land Development – Preliminary approval from the Washtenaw County Water Resources 
Commissioner is required prior to City approval of the site plan.  
 
Natural Resources – Clarification is needed regarding the quantity of wetland impacts already 
done and newly proposed, as well as wetland mitigation.  The same clarification is also needed 
regarding woodland impacts.  Staff and the petitioner have had several discussions on these 
matters and are actively working together to resolve these issues.     
 
Planning – New, modestly-size, single family homes in a compact setting will fill a gap in the 
City’s available housing choices.  Staff recommends the petition be postponed until the 
outstanding questions regarding the natural features impacts and mitigation can be resolved 
and preliminary approval from the Washtenaw County Water Resources Commissioner is 
received.   
 
A revised development agreement will be prepared once the alternative mitigation measures are 
finalized and will be attached to the future staff report.  
 
Prepared by Alexis DiLeo 
Reviewed by Wendy Rampson 
2/1/13 
 
Attachments: Zoning Map 
  Aerial Photo 
  Site Plan 
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c: Petitioner: Trowbridge Homes of Hideaway, LLC 
   2614 Beacon Hill Drive 
   Auburn Hills, MI  48326 
    
 Petitioner’s Agent:  Bruce Michael 
    Ojibway Development, LLC 
    3270 Coolidge Highway 
    Berkley, MI  48072 
  
 Systems Planning 
 Project No. SP12-025 
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