
ANN ARBOR PLANNING DEPARTMENT STAFF REPORT 
 

For Planning Commission Meeting of December 15, 2015 
 

SUBJECT: NorthSky – Zoning & Site Plan for City Council Approval  
(2701 Pontiac Trail) 

 Project Nos. Z14-027, SP14-053 
 
 

PROPOSED CITY PLANNING COMMISSION MOTION 

  
The Ann Arbor City Planning Commission hereby recommend that the Mayor and 
City Council approve the request for R1D and R1E (Single-Family Dwelling District) 
and R4B (Multiple-Family Dwelling District) zoning designation for the NorthSky site.      
  

 

PROPOSED CITY PLANNING COMMISSION MOTION 

  The Ann Arbor City Planning Commission hereby recommends that the Mayor 
and City Council approve the NorthSky Site Plan and Development Agreement. 

 
 

LOCATION 
 

The site is located on the west side of Pontiac Trail, north of Skydale and south of Dhu Varren 
Roads, in the Northeast planning area and the Traver Creek watershed (Ward 1).   

 
 

STAFF RECOMMENDATION  
 

Staff recommends the zoning petition be approved because the proposed R1D, R1E, and R4B 
zoning is generally consistent with the adjacent zoning, surrounding land uses and the Master 
Plan: Future Land Use Element.   
 
 
Staff recommends that the site plan petition be approved because it complies with all the 
applicable local, state, and federal laws, ordinances, standards, and regulations; the 
development would limit the disturbance of natural features to the minimum necessary to allow 
a reasonable use of the land; would not cause a public or private nuisance; and would not have 
a detrimental effect on public health, safety, or welfare.  

 
STAFF REPORT 

 
The site plan was considered by the Planning Commission at their November 4, 2015 meeting.  
Discussion from the Planning Commission included site rearrangement to reduce overall site 
grading and tree loss, traffic impacts, consistency of submitted elevations, proposed phasing, 
and the amount of detail provided for the proposed multiple family residential portion of the 
development.  This site plan was postponed by the Planning Commission on November 4, 2015 
to allow the petitioner and staff to respond to Commission questions and suggestions.    
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The following revisions have been made to the plan drawings: 

• On the multi-family building, site details, materials, and floor plans were added, and the 
elevations were corrected to match the grades at the corners.  

• Additional front elevations are included for the R1D homes, for a total of 16 designs. A 
streetscape drawing of a typical block is included.  

• Six additional trees are being preserved between lots 72 and 73. New trees have been 
added behind lots 1-4 to help screen the property of the neighbor to the north. The tree 
at the end of the Havre Street stub has been removed.  

• Bollard lights have been added to most of the pedestrian access points to open space 
where those paths intersect with roads.  

 
In addition, the petitioner commented on issues raised at the November 5 Planning Commission 
meeting. 

• The multi-family building is not an afterthought, and is intended to provide variety in 
housing choices. 

• The multi-family building will be constructed after the single-family homes, and master 
deeds will disclose that to single-family condominium buyers.  

 
STAFF COMMENTS 

 
Planning – The site density is calculated by dividing the total number of units by the parcel 
acreage minus the right-of-way dedication. The open space being dedicated to the city is not 
removed from the density calculation. 195 units are proposed on 30.67acres (31.77 minus 1.10 
acres for right-of-way), for a density of 6.36 units/acre.  
 
The city master plan recommends residential uses at a density of 7 to 10 dwelling units per 
acre. A mix of housing types is encouraged, and development should be sited away from 
significant natural features in the western portion of this site.  
 
Traffic Engineering – The project’s traffic study showed a very small impact on the Nixon/Dhu 
Varren/Green intersection because most vehicle trips from NorthSky will be heading south, 
toward downtown. The project would add less than 1% of the present traffic volume at that 
intersection. For that reason, the project was not asked to participate in paying for 
improvements to the intersection.  
 
Prepared by Jill Thacher 
Reviewed by Ben Carlisle 
December 9, 2015 
 
 
Attachments: Draft Development Agreement  

11/4/15 Staff Report 
Citizen Participation Report  

  Aerial Map 
  Revised drawings 
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c: Petitioner: Trowbridge Homes of NorthSky  
   Attn:  Bruce Michael  
   2617 Beacon Hill Drive 
   Auburn Hills, 48326 
    
 Petitioner’s Engineer:  Greentech Engineering, Inc.  
    51111 W. Pontiac Trail 
    Wixom, MI 48393 
 
 Owner: BH A2 North, LLC 
              North Sky Neighborhood, LLC 
              c/o Phoenix Contractors 
                   2111 Golfside 
                   Ypsilanti, MI 48197 
  
  
 Parks & Recreation 
 Systems Planning 
 Project Nos. Z14-027, SP14-053 
 



ANN ARBOR PLANNING DEPARTMENT STAFF REPORT 
 

For Planning Commission Meeting of November 4, 2015 
 

SUBJECT: NorthSky – Zoning & Site Plan for City Council Approval  
(2701 Pontiac Trail) 

 Project Nos. Z14-027, SP14-053 
 
 

PROPOSED CITY PLANNING COMMISSION MOTION 

  
The Ann Arbor City Planning Commission hereby recommend that the Mayor and 
City Council approve the request for R1D and R1E (Single-Family Dwelling District) 
and R4B (Multiple-Family Dwelling District) zoning designation for the NorthSky site.      
  

 
PROPOSED CITY PLANNING COMMISSION MOTION 

  The Ann Arbor City Planning Commission hereby recommends that the Mayor 
and City Council approve the NorthSky Site Plan and Development Agreement. 

 
 

LOCATION 
 

The site is located on the west side of Pontiac Trail, north of Skydale and south of Dhu Varren 
Roads, in the Northeast planning area and the Traver Creek watershed (Ward 1).   

 
 

STAFF RECOMMENDATION  
 

Staff recommends the zoning petition be approved because the proposed R1D, R1E, and R4B 
zoning is generally consistent with the adjacent zoning, surrounding land uses and the Master 
Plan: Future Land Use Element.   
 
 
 
Staff recommends that the site plan petition be approved because it complies with all the 
applicable local, state, and federal laws, ordinances, standards, and regulations; the development would 
limit the disturbance of natural features to the minimum necessary to allow a reasonable use of the land; 
would not cause a public or private nuisance; and would not have a detrimental effect on public health, 
safety, or welfare. 

DESCRIPTION OF PETITIONS 
 
The petitioners are seeking approval to rezone the 31.8 acre site from R4A (Multiple-Family 
Dwelling District) to R1D and R1E (Single-Family Dwelling District) and R4B (Multiple Family 
Dwelling District) to allow development of 139 site condominium lots for single-family detached 
homes and a four-story, 56-unit building at the southeast corner of the site.  
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Zoning 
 
The petitioners have requested the site be zoned R1D and R1E (Single-Family Dwelling District) 
and R4B (Multiple Family Dwelling District).  The R1D and R1E districts are designed to provide 
single-family detached dwellings, along with other related facilities, like park and recreation 
opportunities. They provide the highest densities of the single-family dwelling districts, with 
minimum lot areas of 5,000 and 4,000 square feet, respectively. R1D and R1E zoning should be 
contingent upon the availability or provision of adequate services to serve higher densities. This 
would be the first application of the R1E zoning district, which limits the floor area of each 
dwelling to 2,000 square feet.  
 
The R4B district is intended for dwelling units to be arranged one above the other or side by 
side. R4B should be located in intermediate areas of the city, situated on small tracts for in-fill or 
medium sized tracts for moderate-sized developments. Single, two-family, multiple-family and 
assisted living uses, up to fifteen dwelling units per acre, are permitted in the R4B district. 
 
The site is currently zoned R4A. Staff strongly encouraged the inclusion of a multi-family 
component to the petition in order to meet master plan goals and maintain a higher density than 
could be provided by single-family zoning alone.  
 

Site Plan 
 
A site plan for 139 single-family detached dwelling units, each with a two-car garage, and a 56 
unit multi-family building is proposed on a new network of public roads. A 0.4 acre private 
community park is proposed near the front of the development, with a playground and open 
space. The density of the proposed development is slightly over 6 dwelling units per acre.   
  
Existing Site Conditions  – The subject site has three single-family houses along Pontiac Trail, 
and the remainder of the site is vacant. Along the western and southern boundaries of the site 
are mature woodlands, with an additional patch of woodlands in the south central part. The 
majority of the site was cleared in 2006 (but not graded).   
 
Natural Features –Thirty-five percent of the site, 11 of the 31.75 total acres, is proposed as 
open space. Two of those 11 acres, on the west edge of the site, would be conveyed to the City 
of Ann Arbor for use as a natural area and future linear park (as identified in the Non-Motorized 
Transportation Plan . The remainder of the open space would be maintained by the 
homeowners association.  Natural feature impacts due to the development include removing 24 
landmark trees and 230 non-landmark trees.  
 
Woodland mitigation requires 462 three-inch trees to be planted. 451 mitigation trees are shown 
on the plan, and the developer is paying $80,000 into the street tree planting program for the 
remaining 11 trees plus 309 trees removed by the previous developer. That portion (309 trees) 
is voluntary.  
 
Access – Vehicular access to the site is planned by two connections to Pontiac Trail and an 
internal network of new public roads. Two road stubs are proposed on the north and south to 
allow connectivity with future developments. Sidewalks are planned along both sides of all 
roads. Four pathways between lots lead to the linear open space strip at the center of the 
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development, and two more paths plus two openings between lots lead to the land to be 
conveyed to the city at the west end of the site. 
 
Parking – For the multi-family building, 84 parking spaces are required and proposed, located at 
grade below the L-shaped building and in an exterior parking lot. Six class A and six class C 
bicycle parking spaces are required and 10 class A and four class C spaces are proposed. The 
class A are in a bike room The 139 single-family dwellings each have a two-car garage.  
 
Solid Waste – An interior trash room opens to a fenced trash enclosure in the exterior parking 
lot of the multi-family building. Rollout dumpsters will service trash, recycling, and compost. 
Single-family units will have individual curb carts.  
 
Utilities – Water and sanitary sewer service will be connected to existing mains on Pontiac Trail. 
Forty-nine footing drain disconnections, or their equivalent, will be required to mitigate for the 
increased flows to the sanitary sewer system from the proposed development.  
 
Stormwater Management – Stormwater management is proposed in accordance with the rules 
of the Washtenaw County Water Resources Commissioner for infiltration of the first inch of rain 
from a 100-year storm event and detention for the remaining volume.  Two detention basins are 
proposed along the south and east edges of the site, and an underground detention system is 
located under the multi-family building’s external parking lot. The system will collect stormwater 
from approximately four off-site acres (i.e. on adjacent parcels).   
 
Landscape Plan – Right-of-way screening is provided between the parking lot for the multi-
family building and Pontiac Trail, and landscape islands are provided within that vehicular use 
area. 268 required street trees are provided along Pontiac Trail and the new public streets. A 
210’ conflicting land use buffer containing 14 trees is provided along the north side of the multi-
family building, because it is adjacent to a single-family residential district. In sum, 742 trees are 
proposed to be planted on the site to fulfill landscape and mitigation requirements.  
 
Traffic Impacts – A traffic impact analysis was completed for the project, and the petitioner 
proposes to add a center turn lane in Pontiac Trail at Polson Street, as well as a bus pull-out 
area and pedestrian crosswalk, also on Pontiac Trail.  
 
Development Agreement – Development agreements are used for projects that include public 
and offsite improvements, such as extension of a public utility main, a contribution of land or 
money, or other capital improvements.  The NorthSky development agreement will address the 
street tree escrow and street tree fund contribution, improvements to Pontiac Trail, public 
streets, parkland dedication, utility easements, and other site improvements.  
 
Citizen Participation Meeting – The petitioner held two Citizen Participation meetings, one on 
March 19, 2014 and another on July 1, 2014. For each meeting, 638 postcards were sent out to 
residents and property owners within 1000 feet of the site. The first meeting was attended by 30 
people, and examples of concerns raised were the width of Pontiac Trail, the density of the 
development, parkland dedication, drainage and construction-related questions. The second 
meeting was attended by eight people and the petitioner presented changes made to the site 
plan and answered additional questions. A copy of the meeting report is attached.  
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COMPARISON CHART 
 EXISTING PROPOSED REQUIRED 

Zoning 

R4A Multiple-
Family Dwelling  
(29.89 acres) 

R1D Single-Family 
Dwelling           
(1.88 acres) 

R1D Single-Family Dwelling 
(19.41 acres) 

R1E Single-Family Dwelling 
(6.26 acres) 

R4B Multiple-Family Dwelling 
(4.03 acres) 

R1D Single-Family Dwelling 
(2.07 acres) 

R1D Single-Family Dwelling 
(19.41 acres) 

R1E Single-Family Dwelling 
(6.26 acres) 

R4B Multiple-Family Dwelling 
(4.03 acres) 

R1D Single-Family Dwelling 
(2.07 acres) 

Gross Site Area 31.77 acres  31.77 acres  

Dwelling Units 3 

103 R1D 
36 R1E 
56 R4B     
195 total units 

No requirement 

Min. Lot Area Per 
Dwelling Unit 65,340+ sq ft 

5,000 sq ft/unit (R1D) 
4,000 sq ft/unit (R1E) 
2,900 sq ft/unit (R4B) 
 

5,000 sq ft/unit MIN 
4,000 sq ft/unit MIN 
2,900 sq ft/unit MIN 
 

Min. Usable Open 
Space in % Lot Area  70% (R4B) 55% MIN (R4B) 

Min. Active Open 
Space  300 sq ft per dwelling unit  

16,800 sq ft total 
300 sq ft per dwelling unit 
MIN (16,800 sq ft total MIN) 

Setbacks: R1D 
  

25 ft front 
3 ft side 
20 ft rear 

25 ft front 
3 ft side 
20 ft rear 

Setbacks: R1E 
  

15 ft front 
3 ft side 
20 ft rear 

15 ft front 
3 ft side 
20 ft rear 

Setbacks: R4B 
  

35 ft to Pontiac front 
17 ft to Polson south front 
20 ft to Polson west front 
30 ft rear 

15 ft MIN, 40 ft MAX front 
30 ft rear 

Height  
30 ft (R1D) 
30 ft (R1E) 
45 ft (R4B) 

30 ft (R1D) 
30 ft (R1E) 
45 ft (R4B) 

Parking – 
Automobiles  

1 space/unit or 103 spaces 
(R1D) 

1 space/unit or 36 spaces 
(R1E) 

1.5 spaces/unit or 84 spaces 
(R4B) 

206 spaces (R1D) 
72 spaces (R1E) 
84 spaces (R4B) 

Parking – Bicycles  10 Class A 
4 Class C 

6 Class A MIN + 6 Class C 
MIN for R4B 
 

 

JThacher
Stamp

JThacher
Stamp
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SURROUNDING LAND USES AND ZONING 
 
 LAND USE ZONING 

NORTH Single-Family Residential TWP (Township) 

EAST 
Single-Family Residential 
Single-Family Residential 
Condominiums 

R4C (Multiple-Family Dwelling) 
TWP (Township) 
PUD 

SOUTH Vacant R4A (Multiple-Family Dwelling) 
 

WEST M-14 Beyond City Limits 

 
 

HISTORY 
 
A 1947 aerial photograph (right) shows 
nearly the entire site under cultivation 
and with no trees. In 1966 the site 
looked the same. By 1979 aerial photos 
show that the south half of the cultivated 
area had gone fallow, and the north half 
by 1990.The property was annexed into 
the city in 2005, and the North Sky (two 
words) site plan was approved. In 2006, 
most of the 31 acres were once again 
cleared (including 617 trees), but work 
halted and the North Sky project was 
abandoned.  
 
 
 

PLANNING BACKGROUND 
 
This site is located in the Northeast planning area.  This project encompasses the northern half 
of an area with a site specific recommendation in the 2009 Master Plan: Land Use Element:   
 

Site 1 [Northeast Area] – This 63-acre site is located on the west side of Pontiac Trail, 
east of M-14 and north of the Huron Highlands sub-division. It consists of eight parcels. 
The site has historically been used as farmland, although recently, farm operations have 
ceased. Large landmark trees are located in the southwest and western portion of the 
site. Pioneer vegetation has established itself in absence of farm activity on much of the 
remaining site. Although the western portion of the site slopes down toward M-14, the 
site is generally flat. A woodland area is located on the southwest portion of the site. A 
historically significant house exists near the southeast corner of the site. A site plan was 
approved in 2005 for the northern portion of this site.  
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Residential uses are recommended for the site at a gross density (minus right-of-way) of 
7 to 10 dwelling units per acre. A mixture of housing types is encouraged, including 
single-family detached homes, duplexes, attached townhouses, and multiple-family 
(stacked units). Future development should incorporate community design techniques 
(described in Chapter 5) that support the goals and objectives of this Plan. 
 
Development should be sited away from significant natural features in the west and 
southwest portions of the site, which include landmark trees, high quality woodlands and 
slopes. The historically significant house near the southeast corner of the site should be 
preserved and incorporated in any future development proposal. A neighborhood park 
should be provided as described in the 2006-2011 Parks & Recreation Open Space Plan 
and located in an area that allows convenient access for future residents of this site and 
residents of the Huron Highlands neighborhood to the south. A vehicular and pedestrian 
connection should be provided to the existing stub street on Skydale Drive to provide 
access to off-site parks and to allow residents to the south access to any parkland on the 
site.  

 
The Non-motorized Transportation Plan (Update 2013) recommends sidewalks be 
added along Pontiac Trail as a near-term goal. That plan also identifies a foot path along 
the rear of the property and M-14 as a long-term goal.  
 

UNIT COMMENTS 
 
Engineering – Comments have been provided to the petitioner noting that the footing drains of 
49 homes, or the flow equivalent to 195.7 GPM, will need to be removed from the sanitary 
sewer system in order to mitigate new flow from this proposed development.   
 
Maintenance of the private storm water detention facilities will be the responsibility of the 
homeowner’s association, and a drainage district will be established through the WCWRC.  
 
The parcel owner across the street at 2670 Pontiac Trail has indicated the willingness to grant 
an easement for the construction and maintenance of a retaining wall on his property 
(necessary to add a center turn lane on Pontiac Trail). A formal easement will be required prior 
to the issuance of the first permit for the site.  
 
Traffic Engineering – A dedicated, center left turn lane will be required to be installed on Pontiac 
Trail.  All sidewalks and ramps must be designed for ADA accessibility and to optimize 
pedestrian convenience and efficiency.  
 
Planning – While the proposed mix of zoning designations is consistent with the future land use 
recommendation for the site, the site specific recommendation also encourages a mixture of 
housing types.  Two types are provided here, single-family detached and a multi-family 
apartment building, with a resulting density of just over six dwelling units per acre. This is just 
short of the future land use density recommendation of 7-10 dwelling units per acre.   
 
The five parcels must be combined before the execution of the development agreement.  
 
There is a discrepancy between the comparison table on sheet 8 and the parking layout on 
sheet 44 that will be corrected before the petition advances to City Council. The table will be 
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changed to show 14 bicycle parking spaces for the multi-family building: 10 class A in the bike 
room, and four class C near the east entrance.  
 
Park Planning – To help achieve the Park and Open Space Plan goals, a contribution of at least 
2.5 acres of parkland acreage is requested based on the proposed number of dwelling units.  
The Natural Areas Preservation unit has expressed interest in accepting a contribution of land 
on this site, specifically the woodland area along the western edge of the property.  
 
 
Prepared by Jill Thacher 
Reviewed by Ben Carlisle 
10/30/15 
 
 
Attachments: Citizen Participation Report 
  Draft Development Agreement  

Zoning Map 
  Aerial Photo 
  Site Plans 
 
c: Petitioner: Trowbridge Homes of NorthSky  
   Attn:  Bruce Michael  
   2617 Beacon Hill Drive 
   Auburn Hills, 48326 
    
 Petitioner’s Engineer:  Greentech Engineering, Inc.  
    51111 W. Pontiac Trail 
    Wixom, MI 48393 
 
 Owner: BH A2 North, LLC 
              North Sky Neighborhood, LLC 
              c/o Phoenix Contractors 
                   2111 Golfside 
                   Ypsilanti, MI 48197 
  
  
 Parks & Recreation 
 Systems Planning 
 Project Nos. Z14-027, SP14-053 
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CITIZEN PARTICIPATION MEETING 
NORTH SKY 
MARCH 19, 2014 
SUMMARY OF MEETING 
LOCATION:  CLAGUE MIDDLE SCHOOL 
# OF PARTICIPANTS:  APPROXIMATELY 30 
638 POSTCARDS MAILED OUT 
 

1. Introduced our first plan w/assisted living and the sf lots, including TND lots and the 45 x120 
lots. 

2. Introduced second plan w/all single family. 
3. Questions about plan, setting, etc.  Questions about adjacent property and the proposed 

development there. 
4. Q:  If someone could build a single family home on the property and can’t be stopped by the City, 

then why can the City tell us to build smaller lots? 
A:  The City has the right to determine how the property is developed per the City’s approved 
master plan. 

5. Q:  what is size of homes? 
A:  between 2,400 and 3,000 sf. 

6. Questions about what the City wanted for density and housing types.  We answered that we 
wanted the lower density single family only, vs the higher density attached product. 

7. Q:  When will we move in and start clearing land? 
A:  When the City gives us all of our permits.  Will be after Pontiac Trail improvements.  
Questions asked about Pontiac Trail improvements. 

8. Q:  Will there be a signal at DhuVarren/Pontiac Trail?  What about traffic impacts? 
A:  no traffic signal.  It will have an impact.  Less density would be less impact.   

9. Q:  Will the road be widened by the City?  Would this additional traffic cause the City to widen 
the road? 
A:  Since master planned for higher density in this area, it would seem that the City would 
increase the road size with the current project if they intended to do anything about the roadway 
capacity.  So, since Pontiac Trail will continue to be two lanes; it appears not. 
Further Answer:  Our plans include a dedicated center left turn lane at the southern entry to the 
development to handle turning movements into and out of the proposed development  

10. Q:  Does green space go down if density goes up? 
A:  Depends on how you build the density?  If stack the units on top of each other, you could 
have more green space.  But these additional people will still use Pontiac Trail and we will NOT 
get a ramp onto M-14 from this property. 
Further Answer:  Our present plans include a neighborhood park in the middle the site, open 
space separating houses on the north side from the south side and open space around the site 
south and west perimeter to preserve numerous large trees. 

11. Q:  Are there road connections to the property to the south and north? 
A:  Yes.  Reduces traffic on Pontiac Trail for those people driving between adjacent properties. 

12. Q:  Anyone here from the City (Planning Dept)? 
A:  No. 

13. Q:  Do the properties in the township to the north have to be annexed if the City sewer and water 
to come here? 
A:  Our answer was statement of the current annexation policy.  There was confusion about being 
forced to hook up to sanitary sewer if within 400 feet and their on-site septic system fails. 

14. Q:  Do the planners take into consideration entire City density when deciding what density to put 
on this site: 
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A:  Yes.  Indicated that City doesn’t want to see suburban development like you can easily find in 
surrounding townships.  Want more urban density. 

15. Q:  Do we prepare a study showing that single family homes will result in more tax base/ 
A:  we may do a fiscal impact study if requested. 

16. Q:  Schedule? 
A:  hope to be through approvals by end of 2014, but subject to City. 

17. Q:  what happens if you can’t sell the high density homes? 
A:  We know our single family detached product will work.  Build out over 5 years.  Discussion 
about active adult, move-down type buyers. 

18. Q:  Neighborhood and developer want lower density, is there something citizen’s can do to help 
that? 
A:  Talk to City Council member and do a petition. 

19. Q:  What’s the rationale for high density. 
A:  City doesn’t believe that single family doesn’t pay its way, but condos or apts at least break 
even.   

20. Q:  is there going to be any neighborhood commercial, so don’t have to drive around? 
A:  Nothing in master plan for this site, but there is a neighborhood center proposed/required for 
property at Nixon/Green. 

21. Q:  So, where is the green space? 
A:  Showing open space and park on the plan.  Buffer will green around outside. 

22. Q:  what about pedestrian linkages w/adjacent properties, and M-14 linkage? 
A:  won’t develop the NW corner of the site, allow the deer run to continue and provide 
land/easement for trail system to go along M-14.  City will require green space and protect 
environmental assets. 

23. Q:  Did the City see the plan on the assisted living? 
A:  yes.  Senior housing for the corner is most acceptable to us and neighbors. 

24. Q:  Did we propose the senior living to meet the density requirements or did City require senior 
housing? 
A:  Seniors works:  doesn’t detract from our ability to sell, doesn’t upset you, doesn’t take much 
space. 
Further Answer:  The proposed multi-family building is not necessarily designated for senior only 
housing. 

25. Q:  Would City accept plan with only Senior housing and midsize single family lots? 
A: impression we got was that City wanted more housing types. 

26. Q:  Will there be another meeting? 
A:  if you want another meeting, then we will have it.  You will be formally invited to Planning 
Commission meeting.  Please provide email addresses and we can advise you of next meeting. 
Further Answer:  A second meeting was held on July 1, 2014.  All email addresses were invited 
to the meeting as well as another postcard mailing. 

27. Q:  can we get City to attend next meeting to indicate their reasoning? 
A:  we can try.  May not get them to this kind of meeting, but could get them to formal planning 
commission meeting. 
Further Answer:  Councilwoman Sabra Briere attended the second meeting. 

28. Q:  will some units be ranch style? 
A:  some will have a master bedroom on the first floor. 

29. Q:  How can we organize ourselves to support the lower density plan? 
A:  we need to get your contact info and meet with City Council member and one planning 
commissioner. 
Further Answer:  Sabra Briere attended the second meeting. 

30. Q:  Don’t want connection to Skydale Drive? 
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A:  We are not adjacent to Skydale, so our road won’t connect.  Our road network will not be laid 
out to encourage this connection through the adjacent vacant property.  Will keep road stub to 
south closer to Pontiac Trail than rear of property. 
Further Answer:  our present site plan keeps the road stub to the south closer to Pontiac Trail than 
to the western end of the property. 

31. Q:  Will the City demand that we put in attached condos? 
A:  They will likely demand that we put some condos in. 
Further Answer:  We have provided the additional density in a single, three story multi family 
building that minimizes the impact of that density from the rest of the site. 

32. Q:  will there be coordination with adjacent landowner on connections, types of units, etc. 
A:  No.  City encourages certain housing types through its master plan.  Each landowner on his 
own.  Property to south plan expired, they will start over in a separate site planning effort. 

33. Q:  Are there market studies supporting our proposed housing? 
A:  did a detailed competition analysis and its supports what we propose. 

34. Q:  Familiar with Northside Elementary school changes? 
A:  they say going to go from elementary to elementary/middle school.  City may want more 
density to provide students. 

35. Q:  what are exterior materials 
A:  brick, stone and cement board.  No vinyl. 

36. Q:  What is going on w/adjacent property to south? 
A:  Nothing right now, but it is annexed and has a sanitary sewer problem, and trees cut down 
need to be replaced.  Citizens didn’t like the connection between this development and west end 
of Skydale. 

37. Q:  what plan will you pursue? 
A:  don’t know.  Got thrown a curve when our single family only plan got thrown out. 
Further Answer:  new plan is combination of larger and smaller single family lots and the multi-
family building. 

38. Q:  more questions about plan. 
A:  all single family but the multi-family (likely senior) in the southeast corner of the property.  
There will be a buffer.  Put in 12-15’ high spruces on buffer. 
Further Answer:  these items are included in the present plan. 
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CITIZEN PARTICIPATION MEETING 
NORTH SKY 
JULY 1, 2014 
SUMMARY OF MEETING 
LOCATION:  CLAGUE MIDDLE SCHOOL 
# OF PARTICIPANTS:  APPROXIMATELY 8 
638 POSTCARDS MAILED OUT 
 

1. Sabra Brierie is presenting revised plan. 
2. Will affect traffic on Pontiac Trail, but not Dhu Varren. 
3. Q:  kids go where? 

A:  Northside High, Clague Middle. 
4. Q:  Is there a reason for service drive along Pontiac Trail? 

A:  Eliminate driveways directly accessing Pontiac Trail, provide parking availability for the 
houses facing this frontage. 
Further Answer:  Per staff request, the service drive was eliminated, the site plan modified to 
include a detention basin and open space near the Pontiac Trail frontage and internal roadways 
located farther west nearer the interior of the site. 

5. Q:  Question about apt bldg in southeast corner? 
A:  description of the apt bldg.  May be condos.  Hard to get mortgages sold to GSE’s. 

6. Q:  public streets? 
A:  yes, including city trash service. 

7. Q:  public park? 
A:  we will do what the City wants.  If they want it publicly dedicated, we’ll do that. 
Further Answer:  We are dedicating the perimeter open space to the City per the Parks Division 
request. 

8. Q:  market? 
A:  Old West Side product (R1E)– 1st floor master, active adults, under 2,000 sf.  Rest- 
conventional product (R1D) family product 2,300-2800 sf.  Full basements. 

9. Q:  Condos or homes? 
A:  site condo.  Explanation of site condo ownership. 

10. Q:  Association fees? 
A:  yes, but about same amount as in a subdivision. 

11. Q:  Stormwater retention? 
A:  doing test pits.  Fulfill Green Streets and County infiltration.  Described sand seam under 
ground.  Described detention basins on south side of property, including retaining walls. 
Further Answer:  Site plan has been completed and Washtenaw County Water Resources 
Commissioner has approved stormwater management design. 

12. Q:  Topography.  Upstream drainage? 
A:  will meet County and City requirements. 

13. Q:  Site size and annexation? 
A:  31 acres, already annexed. 

14. Q:  Topography to south?  What happens to drainage to Skydale? 
A:  lower.  Explained detention concept and infiltration. 

15. Q:  Coyotes, what happens to them? 
A:  we may do a fiscal impact study if requested. 

16. Q:  lot size? 
A:  5,000 sf, 45 x 130. 
Further Answer:  site plan now also includes R1-E lots which have a minimum size of 4,000 sf. 

17. Q:  park size? 
A:  approx. 1.5 acres. 
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Further Answer:  Site plan now includes 2.07 acres of natural land on the south and west site 
perimeters to be dedicated to the City of Ann Arbor Parks Department.  Also provided is a 
neighborhood park that is approximately 0.4 acres. 

18. Q:  footing drain disconnects? 
A:  yes, assuming it’s the law at the time.  Looking at alternatives. 

19. Q:  Phasing? 
A:  Planning staff suggests phasing.  5 year build out.  
Further Answer:  Site plan now shows 2 land development phases:  all of the single family in 
phase 1 and the multi-family building in phase 2.  

20. Q:  What about construction traffic on Pontiac Trail? 
A:  impacts won’t be terribly great.  most trucks aren’t that heavy, except drywall and cement 
trucks. 

21. Q:  number and type of units? 
A:  described. 

22. Q:  where start? 
A:  start at the front.  Timing of multi-family up in the air.  Would do infrastructure. 

23. Q:  streetlights and sidewalks? 
A:  yes and yes.  Sabra wants to do pedestrian level lights.  We would do mainly intersection 
lights.  Sabra suggested remote control lights. 
Further Answer:  Street lights are provided at the Polson Street/Pontiac Trail, Montana 
Way/Pontiac Trail, Polson Street/Havre Street (park), and Big Fork Drive/St. Regis Way 
intersections.  Street lights will meet City of Ann Arbor public street lighting requirements. 

24. Q:  will design for pedestrian connection to north or south? 
A:  described proposed connections.  Soft trailscape on southern and western open space.  Sabra:  
not auto connections 
Further Answer:  A direct pedestrian connection has provided through the center of the site 
connecting to properties to the south and north. 

25. Q:  Brought up connection to Skydale Drive? 
A: showed how our connection to south would be closer to Pontiac Trail and therefore not 
encouraging connection to west end of Skydale Drive. 

26. Q:  General question about township and city jurisdiction? 
A:  just clarification of site boundaries and city boundaries. 

27. Q:  what about of freeway access?  What about Barton onramp? 
A:  no new freeway access.  Barton will get more dangerous. 

28. Q:  traffic impact? 
A:  Sabra explained concept of tipping point of traffic build up and that this development can’t do 
anything about that here.   
Further Answer:  A dedicated left turn lane is being provided at the Polson Street/Pontiac Trail 
intersection to handle turning movements into and out of the property. 

29. Q:  Question of road access and visibility? 
A:  Our engineers looked at site distance before design and locations match last site plan 
approved.  Speed limit needs to be decreased.  Traffic study will look at whether warrants will 
allow putting in slower speeds.  Sabra actually wants one more entrance. 
Further Answer:  2 entries are provided to the property located as far from each other as possible 
on the north and south ends of the site.  Site distance has been analyzed and the locations are safe. 

30. Q:  Concern about school bus stop on Pontiac Trail? 
A:  school buses will come into the site to stop.  Sabra says school bus service might actually be 
discontinued.  Or buses might be limited. 
Further Answer:  The proposed development will include dedicated City streets, meeting City 
design standards, so school buses should be able to traverse all of the roads of the development.  
In addition, an AATA bus stop is provided and the school bus may be able to stop here. 
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31. Q:  Will stop signs be added at Dhu Varren/Pontiac Trail? 
A:  Have traffic study look at these stop signs. 

32. Q:  Question about number of school age children and who will walk to school. 
A:  She doesn’t believe that any of the children here will ever walk to school.  Talk about 
annexing Whitmore Lake Schools to AAPS. 

33. Q:  Number of entries? 
A:  2 entries and two internal loops. 

34. Q:  What will the park look like? 
A:  looking to what staff does.  We are thinking small play structure, but mostly open space for 
multi-use and play.  It’s a blank slate. 
Further Answer:  Parks deparment approved park plan with open play area, play structure, seating 
and sidewalks. 

35. Q:  Still needs to be approved by Planning Commission? 
A:  yes.  description of the process.  We are rezoning, description of rezoning to single family and 
multiple family. 

36. Q:  Timing? 
A:  maybe end o the year, but maybe as late as next May. 

37. Q:  Height of multi-family building? 
A:  approximately 40 feet high. 

38. Q:  How many feet between houses? 
A:  10 feet.  City allows 6 feet; we think too close. 

39. Q:  Construction sequence? 
A:  description of construction process.  Grade entire site. 

40. Q:  what about aquifer? 
A:  Description of grading, saving south side trees, phasing of plan. 

41. Q:  any environmental innovation on the construction? 
A:  typical house construction, not radically different– green things are small footprint and 
infiltration.  Use OSB, high efficiency HVAC units as examples of green products.  May use 
some bioswales. 
Further Answer:  first project to provide new County infiltration stormwater management system 
and also meet City Green Streets policy. 
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sym. qty. botanical name common name caliper spacing root height
CO 31 Celtis occidentalis Hackberry 2.5" as shown B&B
GT 26 Gletitsia triacanthos var. Inermis Thornless Honeylocust 2.5" as shown B&B
LT 38 Liriodendron tulipifera Tulip Tree 2.5" as shown B&B
QR 23 Quercus rubra Red Oak 2.5" as shown B&B
TC 17 Tilia americana American Linden 2.5" as shown B&B
UH 39 Ulmus princeton Princeton Elm 2.5" as shown B&B

174 Street Trees Shown Sheet L-1

Woodland Mitigation
COI 20 Celtis occidentalis Hackberry 3.0" as shown B&B
LTI 20 Liriodendron tulipifera Tulip Tree 3.0" as shown B&B
PG 35 Picea glauca White Spruce as shown B&B 6'
PM 37 Picea mariana Black Spruce as shown B&B 6'
PS 42 Pinus strobus White Pine as shown B&B 6'
QMI 19 Quercus macrocarpa Burr Oak 3.0" as shown B&B
QRI 14 Quercus rubra Red Oak 3.0" as shown B&B
TCI 26 Tilia americana American Linden 3.0" as shown B&B
UHI 18 Ulmus princeton Princeton Elm 3.0" as shown B&B

231 Mitigation Trees Shown on Sheet L-1



sym. qty. botanical name common name caliper spacing root height
CO 40 Celtis occidentalis Hackberry 2.5" as shown B&B
LT 23 Liriodendron tulipifera Tulip Tree 2.5" as shown B&B

QM 20 Quercus macrocarpa Burr Oak 2.5" as shown B&B
UH 11 Ulmus princeton Princeton Elm 2.5" as shown B&B

94 Street Trees Shown Sheet L-2

Woodland Mitigation
COI 30 Celtis occidentalis Hackberry 3.0" as shown B&B
GTI 19 Gletitsia triacanthos var. Inermis Thornless Honeylocust 3.0" as shown B&B
LTI 16 Liriodendron tulipifera Tulip Tree 3.0" as shown B&B
PG 19 Picea glauca White Spruce as shown B&B 6'
PM 41 Picea mariana Black Spruce as shown B&B 6'
PS 23 Pinus strobus White Pine as shown B&B 6'
QBI 5 Quercus bicolor Swamp White Oak 3.0" as shown B&B
QRI 12 Quercus rubra Red Oak 3.0" as shown B&B
TCI 26 Tilia americana American Linden 3.0" as shown B&B
UHI 13 Ulmus princeton Princeton Elm 3.0" as shown B&B

204 Mitigation Trees Shown on Sheet L-2
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