
From: Julie Ritter
To: CityCouncil; Lenart, Brett; Brian Chambers; Delacourt, Derek; Diane Brainard; Stults, Missy; Erica Briggs; Hanzel,

Hillary; Jeannine Palms; Lisa Suave; Scott Reisfeld; Smith, Colin; Gott, Sue (U of M); Wendy Carman; Christine
Crockett; Eleanor Pollack; Elleanor Crown; Ilene Tyler; Jeff Crockett; Lars; Mary Ivers; Nick Coquillard; Detter,
Ray; Steve Kaplan; Susan Wineberg; David Kennedy; Planning; WAP

Subject: Fwd: Proposal to Create a T1 Zoning District
Date: Monday, September 30, 2019 8:58:00 AM
Attachments: Ordinance to Create T1 District.pdf

Staff Report on T1 District 9-16-19.pdf

I am writing to you as a member of the Master Plan Consultant Choice Process, and a resident of downtown Ann
Arbor.

Yesterday, while at a meeting of the Ward Representatives on the Master Plan consultant choice committee, I
received the following email from Jeff Crockett.  My question is, why are we bothering with a Master Plan process
at all?

The fact that someone, some faction, whomever, within the City and its various organizations, is going ahead, in
spite of the Master Plan review process currently underway, and introducing a significant new zoning category,
along with identifying locations where it is intended to be implemented, all without any identifiable public input,
just takes my breath away.

It has been suggested to me that this zoning, which is a transit corridor zoning, could also be selectively applied in
places where other kinds of mixed use zoning are not appropriate.  Putting a transit zoning into a selective location
is just as problematic.  To my understanding transit zoning is meant to be used along a transit route.

And Ann Arbor does not even have any public transit (light rail, commuter rail, monorail) nor have I heard even a
whisper of such being developed.  

AATA struggles valiantly to fulfill the role of bus service, regional transit (between Ypsilanti, Ann Arbor, Dexter,
etc) and public transit.  It does an outstanding job in the center of its service area but there is no funding for the level
of service that is being requested for outlying areas.  And it is certainly not regional transit.

And this comes at a time when both the City and the University are proposing at least three significant buildings in
the downtown area without any parking provided: 

The hotel proposed for the Firestone site
The new hospital at Ann and Zina Pitcher
The new College of Pharmacy at Glen and Huron

Just because there is these buildings are proposed "to force people to take alternative transportation" and just
because the City passes T1 zoning, none of this makes any difference without a robust, significant, effective public
transit service. Right now there really is no alternative transportation for them to take.

Minneapolis, Palo Alto, Boulder, Austin, Boston, etc all have strong, regional  and local public transit in the form of
light rail kinds of things in addition to buses and ride hailing.  That is what allows their transit zoning to work.
Trying to shoehorn this new zoning into Ann Arbor without such a resource is going to create a nightmare.

I already live in a neighborhood near the University and Downtown that is "parked up" 24/7/363 (Christmas Day
and Thanksgiving Day there might be some vacancies). We have Ubers, pizza delivery services, friends and
relatives all for the condominiums next to our house, parking in our driveway, because it is easier for them to make
us come out and ask them to move if we need to leave or enter, than it is for them to find a parking space within less
than a couple of blocks.  I have heard the same situation exists in the neighborhoods south of Central Campus.

Since even with T1 zoning there is no way for residents to get into or out of the City without a car, this zoning is not
going to help traffic or parking one tiny bit with all these new developments not providing parking.  Where are
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UNIFIED DEVELOPMENT CODE 


(NEW ZONING DISTRICT T1 TRANSIT SUPPORT) 


 


AN ORDINANCE TO AMEND SECTIONS 5.12, 5.15, 5.16, 5.17, AND 5.20 OF CHAPTER 55 


(UNIFIED DEVELOPMENT CODE) OF TITLE V OF THE CODE OF THE CITY OF ANN 


ARBOR 


 


The City of Ann Arbor ordains: 


Section 1.   That Section 5.12 of Chapter 55 (Unified Development Code) of Title V of 


the Code of the City of Ann Arbor be amended to add the following section:  


5.12.9 T1 Transit Support 


This district is intended to allow and require mixed uses in sufficient density to support existing 


and future transit systems, which will also create opportunities for affordable housing, expand 


housing choices for all residents, provide more sustainable forms of development, and reduce 


resource and energy needs.  This district will further the goals expressed in all elements of the 


City’s master plan, particularly the Sustainability Framework, the Land Use Element, the 


Climate Action Plan, the Transportation Plan and the Nonmotorized Transportation Plan.   


 


Section 2. That Section 5.15, Table 5:15-1 and 5:15-2 of Chapter 55 (Unified 


Development Code) of Title V of the Code of the City of Ann Arbor be amended to read as 


follows:  
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 TABLE 5:15-1:  PERMITTED PRIMARY USE TABLE 
 


P= PERMITTED                       E = SPECIAL EXCEPTION                        A= PERMITTED ACCESSORY USE                    BLANK CELL = PROHIBITED 
 


NOTE:  ALL PROPERTIES ARE SUBJECT TO THE ADDITIONAL STANDARDS INDICATED FOR THAT USE IN THE RIGHT COLUMN 
NOTE:  ALL  PROPERTIES IN OVERLAY DISTRICTS ARE SUBJECT TO THE ADDITIONAL USE REGULATIONS IN SEC. 5.13 


NOTE:  SPECIFIC USES IN THE C1A/R, RE, AND ORL DISTRICTS ARE SUBJECT TO ADDITIONAL STANDARDS FOUND IN SECTIONS 5.12.5, 5.13.4, AND 5.13.5 RESPECTIVELY 
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PRIMARY USES                                   
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Error! 
Reference 
source not 


found. 


Household Living                                   


 Adult Foster Care  P P P P P P P P P P P P P  P P P P P P P P P P   P      5.15.3.Q 


 Dwelling, Assisted Living      


 


   P P P P P  P P P P P P P P P P   P      


Error! 
Reference 
source not 


found.; 5.16.3.Q 
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found.; 5.16.3.Q 
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 Dwelling, Single-Family  P P P P P P P P P P P P P P  P P P P P P P P P P   P      


Error! 
Reference 
source not 


found.; 
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Reference 
source not 


found.; 5.16.3.Q 


 Dwelling, Townhouse      


 


  P P P P P P  P P P P P P P P P P   P      


Error! 
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source not 


found.; 5.16.3.Q 


 Dwelling, Two-Family       
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Error! 
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source not 


found.; 5.16.3.Q 


 
House Trailer/Mobile 
Home Park 


     


 


       


 


P                   


Error! 
Reference 
source not 


found. 


Group Living                                   


 Emergency Shelter           P P P P  P P P P P P P P P P         5.16.3.Q 
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5.16 


 
Fraternities, Sororities,  
and Student Cooperative 
Housing 


     


 


 E  E E E E E  E P P P P P P P P P         


Error! 
Reference 
source not 


found.;  


Error! 
Reference 
source not 


found.; 5.16.3.Q 


 Group Housing      


 


 E  E P P P P  P P P P P P P P P P         


Error! 
Reference 
source not 


found.; 


Error! 
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source not 


found.; 5.16.3.Q  
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Error! 
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source not 


found.;  


Error! 
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source not 


found.; 5.16.3.Q 
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ERROR! 
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SOURCE NOT 


FOUND. 
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Community and Cultural                                   


 Cemetery  P                                  


 
Club Headquarters or 
Community Center 


     


 


 E  E E E E E  E P P P P P P P P P         


Error! 
Reference 
source not 


found.; 5.16.3.Q;  


 Conference Center                     E    P     E    5.16.3.Q 


 Correctional Facility                             P       


 Museum, Art Gallery                      P P P P P   P      5.16.3.Q 


 Funeral Services                P P P P P P P P P P      P P P 5.16.3.Q 


 
Government Offices and 
Courts 
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                     P      


Error! 
Reference 
source not 


found. 
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Day Care                                   
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 Child Care Center  E E E E 
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E E P P P P P P  P P P P P P P P P P     E P P P 


Error! 
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source not 


found.; 5.16.3.Q 


Educational                                   


 
Institutions of Higher 
Learning, Private 


 E E E E E E E E E E E E E  P P P P P P P P P P      P P P 


Error! 
Reference 
source not 


found.; 5.16.3.Q 


 
Institutions of Higher 
Learning, Public 


P P P P P P P P P P P P P P P P P P P P P P P P P P P P P P P P P 5.16.3.Q 


 School, Private   E E E E E E E E E E E E E  E P P P P P P P P P         5.16.3.Q 


 School, Public P P P P P E P P P P P P P P P P P P P P P P P P P P P P P P P P P 5.16.3.Q 
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Health Care                                   
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   E E E E E  E E E E E        P   E E  


Error! 
Reference 
source not 


found. 


 Nursing Care Facility      


 


   P P P P P  P P P P P P P P P P P     P P P 
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source not 


found.; 5.16.3.Q 
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Error! 
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source not 


found. 


Lodging                                   


 Bed and Breakfast                     P P P P P P        5.16.3.Q 


 Hotel                P P P P P P P P P P P        5.16.3.Q 


Recreation, 
Entertainment, and Arts 


     
 


       
 


                    


 
Adult Entertainment 
Business 
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Error! 
Reference 
source not 


found. 
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 P P P P P P P P P P      P P P 


Error! 
Reference 
source not 


found.; 5.16.3.Q 
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Error! 
Reference 
source not 


found.; 5.16.3.Q 


 Indoor Recreation      


 


       


 


 E P P P P P P P P P   P  E E E E 
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source not 


found.; 5.16.3.Q 
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5.16 


 Outdoor Recreation  P E E E E E E E E E E E E E         P P    P  E    


Error! 
Reference 
source not 


found. 


Sales                                   


 


Automobiles, Motorcycles, 
Recreational Vehicles, 
Equipment (Sales and 
Rental) 


     


 


       


 


      E E P P       P P   


 Fueling Station      


 


       


 


      E E E P         P 


Error! 
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source not 


found.  


 Outdoor Sales, Permanent      


 


       


 


  P P P P P P P P P         


Error! 
Reference 
source not 


found.; 5.16.3.Q 


 
Medical Marijuana 
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  E E E E E E E E E      E E E 


Error! 
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source not 


found.; 5.16.3.Q 
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 P P P P P P P P P P P P P P P P P P 
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source not 


found.; 5.16.3.Q 
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Restaurant, Bar, Food 
Service 


     


 


       


 


  P P P P P P P P P         


Error! 
Reference 
source not 


found.; 5.16.3.Q 


 
Retail Sales, General 
Merchandise 


     
 


       
 


  P P P P P P P P P         5.16.3.Q 


 
Wholesale, Resale, 
Building Material and 
Supplies 


     
 


       
 


        P P       P P P  


Services and Repair                                   


 
Automobile, Truck, 
Construction Equipment 
Repair 


     


 


       


 


      E E P P       P P P 


Error! 
Reference 
source not 


found. 


 
Contractors, General 
Construction, and 
Residential Building 


     
 


       
 


       P P P       P P P  


 
Laundry, Cleaning, and 
Garment Services 


     
 


       
 


  P P P P P P P P P      P P P 5.16.3.Q 


 Parking Lot or Structure      


 


       


 


      E E     P P      


Error! 
Reference 
source not 


found. 


 Personal Services       


 


       


 


 P P P P P P P P P P         


Error! 
Reference 
source not 


found.; 5.16.3.Q 


 Vehicle Wash                      E E E P           
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Error! 
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source not 


found.;  
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OFFICE AND 


RESEARCH 
     


 


       


 


                   


Error! 
Reference 
source not 


found. 


Office-Type                                   


 
Bank, Credit Union, 
Financial Services 


     
 


       
 


 P P P P P P P P P P      P P  5.16.3.Q 


 Office, General                P P P P P P P P P P    P P P P  


Error! 
Reference 
source not 


found.; 5.16.3.Q  


 Medical/Dental      


 


       


 


 P P P P P P P P P P      P P  


Error! 
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source not 


found.; 5.16.3.Q 


 Nonprofit Corporations  E E E E E E E E E E E E E  P P P P P P P P P P    P P P P  
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source not 


found.; 5.16.3.Q 


Research and 
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 Laboratory                         P    P P P P P 


Error! 
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source not 


found.; 5.16.3.Q 


 Medical Laboratory                      P P P P P    P P P P P 5.16.3.Q 
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Medical Marijuana Safety 
Compliance Facility 


                            P P P   


Error! 
Reference 
source not 


found. 


 Research/Development                         P    P P P P P 5.16.3.Q 


TRANSPORTATION                                   


 
Medical Marijuana Secure 
Transporter 


     


 


       


 


        P P       P   


Error! 
Reference 
source not 


found. 


 
Railroad and Public 
Transportation Rights-of-
Way 


     
 


       
 


      P P P P    P   P P P  


 
Transit Center, Station, or 
Depot 


     
 


       
 


      P P P P P   P   P P P 5.16.3.Q 


 Transportation Facilities                            P       


INDUSTRIAL      


 


       


 


                   


Error! 
Reference 
source not 


found. 


Agricultural                                   


 Agriculture/Greenhouse P                                  


 Barns  P                                  


 Borrow Pits E                                  
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5.16 


 Medical Marijuana Grower      


 


       


 


  P P P P    P     E E P P P 


Error! 
Reference 
source not 


found.  


Manufacturing, 
Processing, Assembly, 
and Fabrication 


     


 


       


 


                    


 
Asphalt, Concrete Mixing 
Plant, Sand and Gravel Pit 


     
 


       
 


                  E  


 Coal and Coke Dealer                                 P  


 Food and Beverages                               P P P  


 Heavy Manufacturing      


 


       


 


                  P 


Error! 
Reference 
source not 


found. 


 
Laundry and Dry Cleaning 
Plant 


     
 


       
 


                P P P  


 Light Manufacturing      


 


       


 


               P P P  


Error! 
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source not 


found. 


 
Medical Marijuana 
Processor 


     


 


       


 


              E E P P  


Error! 
Reference 
source not 


found. 
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5.16 


 
Marijuana-Infused  


Product Processor 
     


 


       


 


        E E          


Error! 
Reference 
source not 


found. 


 Oil and Gas Wells      


 


       


 


                   


Error! 
Reference 
source not 


found. 


 Pilot Manufacturing                             P P P P P  


 Scrap and Waste Material                                 E  


 Slaughterhouse                                 E  


Utilities and 
Communications 


     
 


       
 


                    


 Broadcasting Facility                     P P P P P      P P P 5.16.3.Q 


 
Data Processing and 
Computer Centers 


     
 


       
 


 P P P P P P P P P P    P P P P P 5.16.3.Q 


 
Electric, Gas, and Sanitary 
Services 


     
 


       
 


                P P P  


 
Power and Fuel Rights-of-
Way 


     
 


       
 


                  P  


 
Wireless Communication 
Facilities  


P     


 


       


 


 P P   E E E P P P E  P P P P P P 


Error! 
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source not 


found.; 5.16.3.Q  
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5.16 


Warehousing and Storage                                   


 
Medium Term Car  


Storage 
     


 


       


 


            E       


Error! 
Reference 
source not 


found. 


 
Short Term Car 


Storage 
     


 


       


 


            P       


Error! 
Reference 
source not 


found. 


 Outdoor Storage                               P P P  


 
Warehousing and Indoor 
Storage 


     
 


       
 


        P P       P P P  
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ACCESSORY  
USES 


     


 


       


 


          


 


        


Error! 
Reference 
source not 


found. 


 All Accessory Buildings                         


 


        


Error! 
Reference 
source not 


found.;  


 
Bed and Breakfast, 
Accessory 


 A A A A A A A A A A A A A           


 


        


Error! 
Reference 
source not 


found. 


 Community Recreation      


 


  A A A A A A           


 


        


Error! 
Reference 
source not 


found.;  


 Dish Antenna   A A A A A A A A A A A A A A          


 


        


Error! Reference 
source not 


found.; Error! 
Reference 
source not 


found.;  


Error! Reference 
source not 


found. 
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 Drive-Through Facility                E     E E E E 


 


        


Error! 
Reference 
source not 


found.; 


Error! 
Reference 
source not 


found.; 


Error! 
Reference 
source not 


found. 


 Dwelling Unit, Accessory  A A A A A                   


 


        


Error! 
Reference 
source not 


found.; 


Error! 
Reference 
source not 


found.  


 Dwelling Unit, Manager’s      


 


                  


 


     A A A 


Error! 
Reference 
source not 


found.; 


 Error! 
Reference 
source not 


found. 
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5.16 


 Family Day Care Home A A A A A A A A A A A A A A A A A A A A A A A A A         


Error! 
Reference 
source not 


found.;  


Error! 
Reference 
source not 


found.; 5.16.3.Q 


 Group Day Care Home A A A A A A A A A A A A A A A A A A A A A A A A A         


Error! 
Reference 
source not 


found.; 


Error! 
Reference 
source not 


found.; 5.16.3.Q 


 Home Occupation A A A A A A A A A A A A A A A A A A A A A A A A A         


Error! 
Reference 
source not 


found.; 


Error! 
Reference 
source not 


found.; 5.16.3.Q 
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5.16 


 Incidental Services       


 


         A         


 


A    A    


Error! 
Reference 
source not 


found.; 


Error! 
Reference 
source not 


found.  


 
Management/Maintenance 
Office and Storage 


     


 


  A A A A A A A A A A A A A A A A A   A A A    


Error! 
Reference 
source not 


found.; 5.16.3.Q;   


 
Medical Marijuana Home 
Occupation 


A A A A A A A A A A A A A A A A A A A A A A A A A         


Error! 
Reference 
source not 


found.; 


Error! 
Reference 
source not 


found.; 5.16.3.Q 


 
Medical Marijuana Use or 
Cultivation 


A A A A A A A A A A A A A A A A A A A A A A A A A         


Error! 
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source not 


found.; 


Error! 
Reference 
source not 


found.; 5.16.3.Q 
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5.16 


 
Office, 
Administrative/Executive 


     


 


       


 


          


 


  A   A A A 


Error! 
Reference 
source not 


found.;  


 
Outdoor Display and 
Vending Machines 


     


 


       


 


  A A A A A A A A A         


Error! 
Reference 
source not 


found.; 


Error! 
Reference 
source not 


found.; 5.16.3.Q 


 Outdoor Sales, Temporary      


 


       


 


 A A A A A A A A A A         


Error! 
Reference 
source not 


found.; 


Error! 
Reference 
source not 


found.  


 
Parking Attendant 
Building 


     


 


       


 


          


 


 A       


Error! 
Reference 
source not 


found.;  
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 TABLE 5:15-2:  PERMITTED ACCESSORY USE TABLE 
 


P= PERMITTED                       E = SPECIAL EXCEPTION                        A= PERMITTED ACCESSORY USE                    BLANK CELL = PROHIBITED 
 
NOTE:  ALL PROPERTIES ARE SUBJECT TO THE ADDITIONAL STANDARDS INDICATED FOR THAT USE IN THE RIGHT COLUMN 
NOTE:  ALL  PROPERTIES IN OVERLAY DISTRICTS ARE SUBJECT TO THE ADDITIONAL USE REGULATIONS IN SEC. 5.13 
NOTE:  SPECIFIC USES IN THE C1A/R, RE, AND ORL DISTRICTS ARE SUBJECT TO ADDITIONAL STANDARDS FOUND IN SECTIONS 5.12.5, 5.13.4, AND 5.13.5 RESPECTIVELY 


USE CATEGORY AND 


TYPE 
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Personal-Scale 
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Error! 
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Section 3. That Section 5.16.3 of Chapter 55 (Unified Development Code) of Title V of 


the Code of the City of Ann Arbor be amended to add the following section:  


Q. Mixed Use Development 


1. Mixed Use Requirement.   


a. A minimum of half, and no more than 66%, of the floor area of the total 


development must be used for household living.   


b. Dwelling units may be located in the same building as nonresidential uses or may be 


located in a separate building as long as the development has a unified character, 


compatible and mutually supportive and complimentary design.   


2. Building Design.  


a. The floor area of the second floor must be at least 75% of the floor area of the first 


floor.   


b. The first floor must have a minimum of 15 feet in height.  


c. Building(s) must span at least 80% of the lot width, excluding the width necessary 


for required buffers and driveways.  If more than one driveway is proposed, only  


the width of the narrowest driveway may be excluded.  


3. Transparency.  


a. A minimum of 60% of the first floor street-facing façade between two and nine feet 


in height must be comprised of clear windows and doors that allow views of interior 


space or product display areas.   


b. The bottom of any window or product display area used to satisfy the transparency 


percentage required above must not be more than 3 feet above the adjacent 


sidewalk.   


4. Doors and Entrances.  


a. Buildings must have a functional entrance door facing a street.  Entrances at 


building corners may be used to satisfy this requirement.  


b. A building entrance may include doors to individual offices or businesses, lobby 


entrances, entrances to pedestrian-oriented plazas, or courtyard entrances to a 


cluster of mixed-uses.   


5. Site Design.  


a. The development shall be arranged to accommodate all modes of transportation 


including pedestrian, bicycles, personal vehicles, ride sharing, and public transit.  


b. Amenities must be provided to facilitate access to and use of non-motorized 


transportation modes.  Examples of amenities that facilitate access and use include 


wide sidewalks and paths with decorative paving, benches and seating walls, 


shelters, pedestrian-scale lighting, and separation from motorized transportation.  


Other amenities of this nature may be appropriate depending on the size and 


location of the site and best practices must be used when proposing and approving 


the applicable amenities for a development.   


c. The convenience and safety of pedestrian and non-motorized transportation modes 


to access building entrances and site amenities must be prioritized over motorized 


transportation modes.   


d. Adequate and convenient space shall be provided for ride sharing services and any 


other form of shared transportation.   


e. Motorized transportation and spaces for vehicle parking must yield to all other 


forms of transportation.  The number of driveways, width of drives and aisles, and 







Draft:  September 13, 2019 
Page 24        


number of parking spaces must be reduced to satisfy the site design features and 


priorities specified above.     


6. Off-Street Parking.  


a. Dwelling Units – For vehicle parking, a minimum of none and a maximum of 0.5 


spaces per dwelling unit may be provided.  For bicycle parking, as required by 


Section 5.19.2.  


b. Nonresidential Floor Area – For vehicle parking, a minimum of none and a 


maximum as provided by Section 5.19.2.  For bicycle parking, as required by 


Section 5.19.2. 


 


Section 4. That Section 5.17.4 of Chapter 55 (Unified Development Code) of Title V of 


the Code of the City of Ann Arbor be amended to read as follows: 


[Note:  Orientation of table changed from portrait to landscape and most footnotes 


incorporated into body for clarity and efficiency.  Track changes only records new or 


changed regulations, not orientation change, formatting or moves.] 


5.17.4 Mixed Use Zoning Districts 


Dimensional standards for mixed use zoning districts are provided in Table 5:17-4. 
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TABLE 5:17-4: MIXED USE ZONING DISTRICT DIMENSIONS 


NOTE: The requirements in this table may be superseded by the standards in Section Error! Reference source not found.. 
 


DISTRICT 


FLOOR AREA AND FAR 
OPEN SPACE 


AND BUILDING 


COVERAGE 
SETBACKS HEIGHT LOT DIMENSIONS 


FLOOR AREA FAR % LOT AREA FRONT SIDE REAR FEET AND STORIES AREA WIDTH 


O None Max: 75% None 
Min: 15 ft. 


Max: 40 ft. [A] 


Min: 30 ft. [C] when abutting 
R district, otherwise 0 ft. 


Max 55 ft. and 4 stories when 
within 300 ft. of abutting R 


zone, otherwise none.  
Min: 6,000 sq. ft. Min: 50 ft. 


C1 


Max:  8,000 
sq. ft. per 


nonresidential 
use 


Max: 100% None 
Min: 10 ft.  


Max 25 ft. [A] 


Min: 30 ft. [C] when abutting 
R district, otherwise 0 ft. 


Max 35 ft. and 3 stories Min:  2,000 sq. ft.  Min:  20 ft.  


C1B None Max: 150% None 
Min: 10 ft.  


Max: 25 ft. [A] 


Min: 30 ft. when abutting R 
district, otherwise 0 ft. 


Max 50 ft. and 4 stories Min:  3,000 sq. ft.  Min:  20 ft.  


C1A None Max: 200% None None 
Min:  Equal to minimum of 


abutting R district 
None None None 


C1A/R None Max: 300% None None 
Min:  Equal to minimum of 


abutting R district 
None None None 


C2B None Max: 200% None 
Min:  10 ft.  


Max:  25 ft. [A] 


Min:  30 ft. [C] when abutting 
R district, otherwise 0 ft.  


Max:  55 ft. and 4 stories Min:  4,000 sq. ft.  Min:  40 ft.  


C3 None Max: 200% None 
Min:  10 ft 


Max:  25 ft. [A] 


Min:  30 ft. [C] when abutting 
R district, otherwise 0 ft.  


Max:  55 ft. and 4 stories Min:  6,000 sq. ft.  Min:  60 ft.  


D1 None 


Max:  Up to 
700% with 
premiums 
(Section 
5.18.6), 


otherwise 
400% 


None 
See Table 


5:17-7 
See Table 5:17-6 


Min:  24 ft. and 2 stories [B] 


Max:  See Table 5:17-6 
None None 
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TABLE 5:17-4: MIXED USE ZONING DISTRICT DIMENSIONS 


NOTE: The requirements in this table may be superseded by the standards in Section Error! Reference source not found.. 
 


DISTRICT 


FLOOR AREA AND FAR 
OPEN SPACE 


AND BUILDING 


COVERAGE 
SETBACKS HEIGHT LOT DIMENSIONS 


FLOOR AREA FAR % LOT AREA FRONT SIDE REAR FEET AND STORIES AREA WIDTH 


D2  None 


Max:  Up to 
400% with 
premiums 
(Section 
5.18.6), 


otherwise 
200% 


Open Space 
Min: 10%  


Building 
Coverage 
Max: 80%  


See Table 
5:17-7 


See Table 5:17-6 
Min:  24 ft. and 2 stories 


Max:  See Table 5:17-6 
None None 


T1 
See Section 


5.16.3.Q 
None 


Open Space 
Min:  25% 


Max:  10 ft.  
Min:  30 ft. [C] for Buildings 
within 300 ft. of R district, 


otherwise 0 ft.  


Min:  24 ft. and 2 stories 


Max:  80 ft. for Buildings 
within 300 ft. of R district, 


otherwise none.   


None None 


NOTES: 


[A]  Maximum front setback applies to new detached Buildings; no maximum front setback for Buildings or additions to Buildings constructed before January 16, 
2011. For Lots with more than one Front Lot Line, maximum Required Front Setback shall only apply to one Front Lot Line. 


[B] Minimum height and stories applies to new Buildings; no minimum height or story requirement for buildings constructed before December 26, 2009.  The Floor 
Area of the required second Story must be at least 75% of the Floor Area of the first Story.   


[C]  Plus one foot of additional setback for each foot of Building Height above 30 feet. 
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Section 5. That Section 5.20.4 of Chapter 55 (Unified Development Code) of Title V of 


the Code of the City of Ann Arbor be amended to read as follows: 


5.20.4 Conflicting Land Use Buffers  


A. Conflicting land use buffer shall be provided under the following conditions:  


1. A Vehicular Use Area adjacent to a public park or land principally used or 
zoned for residential purposes.  


2. A refuse/recycling container adjacent to a public park or land principally 
used or zoned for residential purposes.  


3. The portion of a parcel zoned O, RE, ORL, C, T or M abutting a public park 
or parcel principally used or zoned for residential purposes.  


4. The portion of a parcel zoned R3 or R4 adjacent to a parcel principally used 
or zoned for residential purposes.  


B. The conflicting land use buffer shall consist of the following: 


1. Width 


A landscaped buffer strip must be at least 15 feet wide. If there is an existing 
Building or Vehicular Use Area located within the required 15 foot landscape 
buffer strip, the landscape buffer strip may have an average of 15 feet in width 
over the entire length of the required buffer area, with no specific location along 
the buffer strip being less than 8 feet in width. 


2. Plantings 


One tree for each 15 feet or fraction thereof of abutting land. At least 50% of the 
trees within the conflicting land use buffer shall be evergreen. Arrangement of 
trees in clusters or groupings is encouraged, but in all cases shall be between 15 
feet and 30 feet apart on center.  Plantings should be placed to screen the views 
between Buildings that existed at the time of site plan approval, (especially 
windows and patio views) on the adjacent property. 


3. Continuous Screening 


A hedge, landform berm, wall, Fence or combination of those features forming a 
continuous screen at least four feet high. For parcels principally used or zoned 
for residential purposes the requirement for a hedge, landform berm, wall or 
Fence is only required to screen Vehicular Use Areas and refuse/recycling 
containers that are adjacent to the conflicting land use buffer. 


 


Section 6.   This ordinance shall take effect and be in force on and after ten days from 


legal publication.   


 


 








PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 


For Planning Commission Meeting of September 16, 2019 
 
SUBJECT: Amendments to Chapter 55 (Unified Development Code) to create a new 


zoning district, T1 (Transit Support)  
 


PROPOSED CITY PLANNING COMMISSION MOTION 


 


 


          The Ann Arbor City Planning Commission hereby 
recommends that the Mayor and City Council approve the 
amendments to Chapter 55 Unified Development Code to create a 
new zoning district, T1 (Transit Support) District.   


 


 


 
 
STAFF RECOMMENDATION:   
 
Staff recommends that the amendments to the Unified Development Code be approved.   
 
SUMMARY:   
 
A new zoning district is proposed, T1 (Transit Support) district, which is intended to 
require mixed uses in sufficient density to support transit systems, provide more 
housing choices, and further the goals of the Master Plan.  Development in this district 
must include residential uses, must be set close to the street, and must be designed to 
provide accommodations for all modes of transportation with an emphasis on 
pedestrians and non-motorized modes.  Amendments to several sections are necessary 
to implement and integrate this new district into the Unified Development Code, 
including Section 5.12 (Mixed Use Zoning Districts), Section 5.15 (Permitted Use 
Tables), Section 5.16 (Use Specific Standards), Section 5.17 (Area, Height and 
Placement Regulations) and 5.20 (Landscaping, Screening and Buffering).    
 
BACKGROUND:   
 
Increasing density along transit corridors is a top priority called out in several of the 
Master Plan elements.  The Sustainability Framework is a set of 16 goals to help Ann 
Arbor become more sustainable, and increasing density along transit corridors would 
further most, if not all, goals in the community and land use and access theme areas.  
The community vision for the City, as documented in the Land Use Element, notes the 
desire for “interconnectedness of natural, transportation and land use systems,” and 
wanting “extensive opportunities for alternative modes of travel,” “extensive choices in 
housing (including low cost housing), shopping, employment and recreation activities.”  
Increasing density would help achieve that community vision, and further numerous 
Master Plan:  Land Use Element goals, objectives and action statements. 
 



http://www.a2gov.org/departments/planning/Documents/MasterPlans/Ann%20Arbor%20Sustainability%20Framework%20051313.pdf

http://www.a2gov.org/departments/planning/Documents/MasterPlans/Land_Use_Plan_Nov09.pdf
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Planning staff began this implementation project by analyzing the available options to 
achieve the kind of development recommended by the Master Plan.  The Unified 
Development Code is our primary tool to address and affect land use in Ann Arbor.  It 
was the most obvious starting point and the most effective agent to realize change to 
the built form of the City.  However, there is no existing zoning district that requires both 
residential and nonresidential uses in the same development.  While the downtown 
zoning districts have elementary form-based requirements (example, maximum front 
setback, minimum height, and offset standards), the commercial districts found along 
transit corridors only have one simple requirement to promote pedestrian orientation (a 
maximum front setback standard).  A new zoning district, combining and building upon 
the best elements of the downtown and commercial districts, is desirable.  
 
Over time, Planning staff worked with numerous stakeholders to draft a new district, 
including representatives from the Planning Commission and the Housing and Human 
Services Advisory Board.  The proposed T1 (Transit Support) district has permitted 
uses like the D2 (Downtown Interface) and C3 (Fringe Commercial) districts.  It has 
placement standards like the O (Office) district, and form-based standards like the D1 
(Downtown Core), D2, and nine Character overlay districts.  It also has new 
requirements specifically introduced to attain the amenities and features needed to 
support transit systems, expand housing opportunities and choices, and meet 
sustainability goals.   
 
It is envisioned that the T1 district would be immediately appropriate for South State 
Street corridor, including extensions along East and West Eisenhower Boulevard, and 
the Washtenaw Avenue corridor.  Property owners, or those with permission from 
property owners, could apply to rezone their land to T1.  Also, rezonings could be 
initiated by City Council or the Planning Commission.  (See UDC Section 5.29.9.B) 
 
The T1 district may also be appropriate, or a similar district with tailored with 
adjustments could be created (i.e., a T2 or T3 district), for the West Stadium Boulevard, 
Plymouth Road, Packard Street, and Ann Arbor-Saline Road corridors.  Just like South 
State Street, Eisenhower Boulevards, and Washtenaw Avenue, these are all signature 
transit routes with fixed bus service that could accommodate and need increased 
development density and supporting amenities.   
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Proposed Amendments:   
 
A)  Article II Zoning Districts, Section 5.12 Mixed Use Zoning Districts 
 
The following intent statement is proposed to be added to this section, becoming the 
new, last mixed use district.  (O, C1, C1A, C1B, C1A/R, D1, D2, C2B, and C3 are the 
existing mixed use districts.) 
 
5.12.9  T1 Transit Support 
 This district is intended to allow and require mixed uses in sufficient density to support 


existing and future transit systems, which will also create opportunities for affordable housing, 
expand housing choices for all residents, provide more sustainable forms of development, and 
reduce resource and energy needs.  This district will further the goals expressed in all elements 
of the City’s master plan, particularly the Sustainability Framework, the Land Use Element, 
the Climate Action Plan, the Transportation Plan and the Nonmotorized Transportation Plan. 


 
B) Article III Use Regulations, Section 5.15 Permitted Use Table 
 
A new column is proposed to be added to the mixed use group in Table 5:15-1 
Permitted Primary Use and Table 5:15-2 Permitted Accessory Use.  Permitted primary 
uses in the T1 district are the generally the same as the D2 and C3 districts with the 
exceptions noted below.   
 


Primary Use D2  C3 T1 


Conference Center X X P 


Outdoor Recreation use X P X 


Automobile, etc. Sales SEU P X 


Fueling Station SEU P X 


Wholesale, Resale, Building Supplies X P X 


Automobile, etc. Repair SEU P X 


Parking Lot & Structure SEU X X 


Vehicle Wash SEU P X 


Laboratory X X P 


Research & Development X X P 


Marijuana Secure Transporter X P X 


Rail, Transportation ROW P P X 


Marijuana Grower X P X 


Marijuana-Infused Product Processor X SEU X 


Wireless Communication Facility SEU P P 


Warehousing, Indoor Storage X P X 
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A new column is also added to Table 5:15-2 Permitted Accessory Use Table.  Only one 
difference between the D2 and C3 districts and the T1 district is proposed:  drive-
through facilities are permitted special exceptions in D2 and C3 but are not permitted in 
T1.   
 


Accessory Use D2  C3 T1 


Drive-Through Facility SEU SEU X 


 
 
C) Article III Use Regulations, Section 5.16 Use Specific Standards 
 
The following use specific standards for development in the T1 are proposed to be 
added to Section 5.16.3 Commercial Uses:   
 
Q. Mixed Use Development 


1. Mixed Use Requirement.   


a. A minimum of half of the floor area of the total development must be used for 


household living.   


b. Dwelling units may be located in the same building as nonresidential uses or may be 


located in a separate building as long as the development has a unified character, 


compatible and mutually supportive and complimentary design.   


2. Building Design.  


a. The floor area of the second floor must be at least 75% of the floor area of the first 


floor.   


b. The first floor must have a minimum of 15 feet in height.  


c. Building(s) must span at least 80% of the lot width, excluding the width necessary 


for required buffers and driveways.  If more than one driveway is proposed, only  


the width of the narrowest driveway may be excluded.  


3. Transparency.  


a. A minimum of 60% of the first floor street-facing façade between two and nine feet 


in height must be comprised of clear windows and doors that allow views of interior 


space or product display areas.   


b. The bottom of any window or product display area used to satisfy the transparency 


percentage required above must not be more than 3 feet above the adjacent 


sidewalk.   


4. Doors and Entrances.  


a. Buildings must have a functional entrance door facing a street.  Entrances at 


building corners may be used to satisfy this requirement.  


b. A building entrance may include doors to individual offices or businesses, lobby 


entrances, entrances to pedestrian-oriented plazas, or courtyard entrances to a 


cluster of mixed-uses.   


5. Site Design.  


a. The development shall be arranged to accommodate all modes of transportation 


including pedestrian, bicycles, personal vehicles, ride sharing, and public transit.  


b. Amenities must be provided to facilitate access to and use of nonmotorized 


transportation modes.  Examples of amenities that facilitate access and use include 
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wide sidewalks and paths with decorative paving, benches and seating walls, 


shelters, pedestrian-scale lighting, and separation from motorized transportation.  


Other amenities of this nature may be appropriate depending on the size and 


location of the site and best practices must be used when proposing and approving 


the applicable amenities for a development.   


c. The convenience and safety of pedestrian and non-motorized transportation modes 


to access building entrances and site amenities must be prioritized over motorized 


transportation modes.   


d. Adequate and convenient space shall be provided for ride sharing services and any 


other form of shared transportation.   


e. Motorized transportation and spaces for vehicle parking must yield to all other 


forms of transportation.  The number of driveways, width of drives and aisles, and 


number of parking spaces must be reduced to satisfy the site design features and 


priorities specified above.     


6. Off-Street Parking.  


a. Dwelling Units – For vehicle parking, a minimum of none and a maximum of 0.5 


spaces per dwelling unit may be provided.  For bicycle parking, as required by 


Section 5.19.2.  


b. Nonresidential Floor Area – For vehicle parking, a minimum of none and a 


maximum as provided by Section 5.19.2.  For bicycle parking, as required by 


Section 5.19.2. 


D)  Article IV Development Standards, Section 5.17 Area, Height and Placement 
Regulations 


 
A new row is proposed to be added to Table 5:17-4 for area, height and placement 
regulations for the T1 district.  Staff has also taken this opportunity to reformat the table 
from portrait to landscape orientation and has incorporated most footnotes into the body 
of the table for clarity.  Only the T1 row from the table is provided below. 
 


TABLE 5:17-4: MIXED USE ZONING DISTRICT DIMENSIONS 


NOTE: The requirements in this table may be superseded by the standards in Section Error! Reference source not 
found.. 
 


DISTRICT 


FLOOR AREA AND FAR 


OPEN 


SPACE 


AND 


BUILDING 


COVERAGE 


SETBACKS HEIGHT LOT DIMENSIONS 


FLOOR AREA FAR 
% LOT 


AREA 
FRONT SIDE REAR FEET AND STORIES AREA WIDTH 


T1 
See Section 


5.16.3.Q 
None 


Open 
Space 


Min:  25% 


Max:  10 
ft.  


Min:  30 ft. [C] for 
Buildings within 300 


ft. of R district, 


otherwise 0 ft.  


Min:  24 ft. and 2 
stories 


Max:  80 ft. for 
Buildings within 300 


ft. of R district, 
otherwise none.   


None None 


NOTES: 


 [C]  Plus one foot of additional setback for each foot of Building Height above 30 feet. 
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E)  Article IV Development Standards, Section 5.20 Landscaping, Screening and 


Buffering 
 
Section 5.20.4 Conflicting Land Use Buffers is proposed to be amended to include T 
districts among those which require conflicting land use buffers when adjacent to 
residential districts.   
 
STAFF COMMENTS: 
 
The proposed T1 district represents a meaningful, achievable, and realistic way to 
implement the goals expressed in the Master Plan.  It has been crafted to be attractive 
to property owners and developers while ensuring that new development meets the 
expectations of the community for mixed uses, character, amenities, and housing 
choices.   
 
 
Prepared by Alexis DiLeo 
Reviewed by Brett Lenart 
9-13-19 
 
Attachment:   Ordinance to Amend Chapter 55 Unified Development Code (T1 Transit 


Support) – Draft 9/13/19 
   
  
c: City Attorney’s Office 







people coming into town going to park their cars? Will they have to park in Brighton or Dexter and take a shuttle
bus into town?

Time and again in City communications, stakeholders are identified as separate from citizen residents.  Here is
another example.  Why citizens are routinely excluded from these kinds of processes is another mystery.  

I'm sorry this email is so poorly organized and covers such a wide range of topics.  I have been immersed in all these
issues, and more, for months.  To have the planning department throw a whole new zoning category, one that deeply
affects traffic and parking in addition to transportation, into the mix at this point has me still trying to sort out what
is going on.

On top of all of this, isn't the City in the middle of a major Transportation Plan?  Is that as meaningless as the Master
Plan process?

I am trying to be respectful.  It is hard when I do not feel respected myself.  I and all the committee members and
consultant groups have spent countless hours over the last five months working on the master plan consultant choice
and we are not done yet.  This kind of significant zoning change coming in the middle of our process and the middle
of the Transportation Plan, is disrespectful to me and all the other people involved in these City initiated processes. 
How can we even imagine that the City takes what we do seriously?

It may well be that after the completion of the Transportation Plan and the Master Plan, these new zoning changes
are put through appropriate public process and adopted wholeheartedly.  It may well be that these are the best
solutions to the numerous planning challenges facing the City.  But they will have been vetted by all impacted
parties, not just the planning department and the property owners/developers.

Do we expect things to come to a stop?  Certainly not.  But to have an entirely new and deeply impactful (for site
development, for character overlays, for transportation) zoning category proposed at this time, along with
identifying places it will be applied, without any identifiable public input,  pretty much makes our work
insignificant.

As respectfully as possible,

Julie Ritter

---------- Forwarded message ---------
From: Jeff Crockett <jeffcrockett8@gmail.com>
Date: Sun, Sep 29, 2019 at 6:28 PM
Subject: Proposal to Create a T1 Zoning District
To: Bethany Osborne <bosborneusa@gmail.com>, Christine Crockett
<christinecrockett8@gmail.com>, David Kennedy <david@kennedycare.com>, Elleanor
Crown <ecrown@umich.edu>, Ilene R. Tyler <ilene.tyler@gmail.com>, Julie Ritter
<ritter.julie@gmail.com>, Lars Bjorn <lbjorn@umich.edu>, Nick Coquillard
<gm@icc.coop>, Ray Detter <rdetter@umich.edu>, Steve Kaplan
<asherdanielkaplan@gmail.com>, Susan Wineberg <swines@umich.edu>

On Tuesday, the Planning Commission is considering the creation of a T1 Zoning district.  I
was able to get a copy of the proposed ordinance and the staff report.  See attached.  Whether
you agree or not with T1 zoning, I am concerned with the lack of public input in the
development of this proposal.  The intent is to create more density along main transportation

mailto:jeffcrockett8@gmail.com
mailto:bosborneusa@gmail.com
mailto:christinecrockett8@gmail.com
mailto:david@kennedycare.com
mailto:ecrown@umich.edu
mailto:ilene.tyler@gmail.com
mailto:ritter.julie@gmail.com
mailto:lbjorn@umich.edu
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routes and it deserves serious consideration.   I intend to send an email to the PC tomorrow
with my concerns.  As time allows, please take a look.  What do you think?

Note the following sections:
1. "Over time, Planning staff worked with numerous stakeholders to draft a new district,
including representatives from the Planning Commission and the Housing and Human
Services Advisory Board."

Comment: Who were the numerous stakeholders other than the PC and HHSAB?  It
appears that no neighborhood associations had an opportunity to provide input.  These
documents were released on Friday, which provides for extremely limited public
scrutiny. That's a significant problem.

2. "It is envisioned that the T1 district would be immediately appropriate for South State Street
corridor, including extensions along East and West Eisenhower Boulevard, and the
Washtenaw Avenue corridor. Property owners, or those with permission from property
owners, could apply to rezone their land to T1. Also, rezonings could be initiated by City
Council or the Planning Commission. (See UDC Section 5.29.9.B)
The T1 district may also be appropriate, or a similar district with tailored with adjustments
could be created (i.e., a T2 or T3 district), for the West Stadium Boulevard, Plymouth Road,
Packard Street, and Ann Arbor-Saline Road corridors. Just like South State Street, Eisenhower
Boulevards, and Washtenaw Avenue, these are all signature transit routes with fixed bus
service that could accommodate and need increased development density and supporting
amenities."

Comment: What defines a corridor?  The T1 zoning applies to the streets mentioned
above but can it apply to housing in the vicinity of these corridors?  If vicinity, what is
the distance from these main streets that could be considered T1?  This may be a huge
loophole.

3.  According to the attached Table, the max height for T1 is 80 for buildings within 300
residential areas.  There is no height limit for buildings more than 300 feet.  

Comment:  The caption in the table on the T1 specs (see attached) reads
"NOTE: The requirements in this table may be superseded by the standards in Section
error Reference source not found."  Consequently, there is no way to tell what
standard(s) would supersede the T1 zoning.   

Overall Statement:
I object to the lack of citizen input in the development of this T1 zoning, the short time
frame to access the staff report, the lack of definition of a corridor and whether or not it
can be applied to areas in the vicinity of the zoning corridors, and the incomplete Table
5:17-4.  I am going to send an email to the PC requesting at least a first and second
reading which will be open for public input.

Jeff



-- 
Have the courage to make your life a blessing - The Siddur


