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STREETS – PRIVATE STREET STANDARDS

ZONING – LOT ACCESSIBILITY

SUBDIVISION AND LAND USE CONTROL – SITE PLANS

LANDSCAPE AND SCREENING – INTENT

LANDSCAPE AND SCREENING – PRIVATE STREETS AND DRIVEWAY BUFFERS

An Ordinance to AMEND section 4:30 of chapter 47, to repeal section 5:77 of chapter 55 and replace it with a new section 5:77, to amend section 5:122 of chapter 57, TO AMEND SECTION 5:600 OF CHAPTER 62, and to add a new section 5:603.1 of chapter 62 of title v of the Code of the City of Ann Arbor regarding lot accessibility and private street standards.
The City of Ann Arbor ordains:

Section 1.  That Section 4:30 of Chapter 47 of Title V of the Code of the City of Ann Arbor is amended as follows:

4:30.
Private Street Standards.
 Private streets may be provided to access lots, as defined in section 5:1, subject to the following standards and requirements: 
(1) A private street shall be located within a minimum 30-foot wide recorded access and utility easement.  Additional width or additional easements may be necessary to satisfy all of the standards and requirements of this section, such as the requirement to provide sidewalks. 

(2)
The street shall be designed and constructed in accordance with the City of Ann Arbor Public Services Standard Specifications, as amended, except that curb and gutter shall not be required when the street serves 8 lots or less.

(3)
Traveled lanes shall be a minimum of 11 feet in width.

(4)
The width of a 2-way private street shall be a minimum of 25 feet from the face or curb to the face of curb or 14 feet for a 1-way private street.

(5)
Where a private street serves more than 8 lots, a minimum of 1 parking space per dwelling unit shall be provided along the private street. These parking spaces shall be located within the street easement and meet either of the following standards:

(a)
Two traveled lanes and parking on 1 side of the street shall be provided and shall have a minimum pavement width of 30 feet from face of curb to face of curb, or 20 feet for a 1-way private street; or

(b)
May be provided in parking bays that meet parking standards.

(6)
Minimum radius at street intersections shall be 20 feet, as measured along the back of curb.

(7)
A turnaround shall be provided for culs-de-sac. Minimum radius for a circular turnaround at pavement edge shall be 30 feet where no on-street parking is provided, or 44 feet where parking is provided.

(8)
Private streets and parking areas within the street easement shall meet city illumination standards for new parking areas and new public streets.

(9)
All private streets shall be signed to city standards, with names approved by the Community Services Area.

(10)
All private streets shall meet city standards for traffic-control devices.

(11)
A sidewalk system shall be provided which connects to the public walkway system when the private street serves more than 8 lots. All private sidewalks shall be at least 4 feet in width.

(12)
Street trees shall be provided as required by Chapter 62 (Landscape and Screening).
Section 2.  That Section 5:77 of Chapter 55 of Title V of the Code of the City of Ann Arbor is repealed and replaced as follows:









5:77.  Lot accessibility.
(1) Access to a public street shall be provided for all lots or parcels by one of the following:
(a) Abutting a public right-of-way. 
(b) Abutting a private street easement.  
(c) For lots or parcels zoned for nonresidential use:  A permanent recorded unobstructed access and utility easement that is a minimum of 30 feet in width as shown on an approved site plan may serve as the sole means of access to a public right-of-way or private street.  The easement shall include provisions for the maintenance of improvements and utilities.  For such lots or parcels, the lot line most parallel with the public right-of-way or private street shall be designated as the front lot line.  Other lot lines shall be determined as provided in this ordinance.  Required setbacks shall be provided in accordance with the Schedule of Area, Height and Placement regulations in this ordinance, with the exception that if the distance between the front lot line and the public right-of-way or private street is more than the minimum front setback dimension for the zoning district in which the lot is located, no required front open space shall be required.  

(d) For lots or parcels zoned solely for single-family residential use:  A permanent recorded unobstructed access and utility easement that is a minimum of 30 feet in width may serve as the only means of access to a public right-of-way or private street for a maximum of two lots or parcels subject to the following:

1. Driveways within the easement shall meet all applicable ordinances, including but not limited to, Chapter 59 Off-Street Parking.  
2. The easement shall include provisions for the maintenance of the driveway and any other improvements and utilities. 
3. For lots or parcels where the easement is the only means of access, either the lot line most parallel with the public right-of-way or private street, or most perpendicular with the public right-of-way or private street, shall be designated by a petitioner as the front lot line, and the minimum required front open space shall be provided for the entire length of that front lot line.  
(2) Existing Easements and Lots.  Where access and utility easements exist that are not in conformance with this section, the existing easement shall be considered a legal nonconforming access and may continue to serve the existing lots associated with it.  Any division of lots served by a legal nonconforming access and utility easement shall conform to this section.  

Section 3.  That Section 5:122 of Chapter 57 of Title V of the Code of the City of Ann Arbor is amended as follows:
5:122.  Site plans.
(1)
Necessity.  An approved site plan shall be required before applicable permits may be issued for any form of construction or removal or disturbance of any natural features, except for:
  

(a)
Construction of or addition to 1 single- or two-family dwelling or accessory structure on a parcel zoned solely for residential purposes.

(b)
Removal or disturbance of any natural features on a lot which contains 1 single-family or two-family dwelling and is zoned solely for residential purposes.

(c)
Construction solely on the interior of a building that does not increase usable floor area.

(d)
Construction or erection of signs; retaining walls; fences; buffer walls; refuse containers; fire escapes, sidewalks; wireless communication antennas and associated facilities located on buildings or on other existing structures or on previously approved and constructed wireless communications towers; dish antennas and windmills located on buildings; lights; poles; cooling, heating or mechanical equipment when located on a building or occupying a ground area of less than 100 square feet; and freestanding storage buildings of less than or equal to 240 square feet in floor area and less than or equal to 14 feet in height.

(2)
Site plan procedure.  Before submitting a site plan for formal review, the petitioner shall meet with the planning and development services manager or designee to review the proposal and applicable City requirements. To initiate a formal review, all drawings and other required materials, as specified in this Chapter and the Land Development Regulations, shall be filed with the planning and development services manager or designee. A site plan shall not be considered filed until all drawings and other required materials have been submitted. A site plan may be rejected if these materials are inadequate to make the foregoing determinations. The planning and development services manager or designee shall review the plan with other appropriate City departments and the petitioner and, except in the case of an administrative amendment to an approved site plan, shall make a report and recommendation on the proposed plan to the Planning Commission.  

(3)
Site plans for City Council approval.  Except as otherwise provided in this section, City Council shall review and approve or reject a site plan after receiving a report and recommendation from the Planning Commission. The Planning Commission shall submit its report and recommendation to the City Council within 60 days of receiving a report and recommendation from the planning and development services manager or designee. The City Council shall approve or reject the site plan within 30 days of the recommendation by the Planning Commission. If approval is conditioned on changes to the site plan, the petitioner shall submit revised drawings with the necessary changes to the planning and development services manager or designee within 30 days of approval by the City Council or the site plan approval shall lapse. Any changes to a condition placed on the site plan by City Council shall require City Council approval.  

(4)
Site plans for Planning Commission approval.  The Planning Commission shall review and approve or reject a site plan that proposes 1 or more of the following minor modifications only. If a site plan proposes any modification that would require City Council approval in addition to any of the following minor modifications, then the site plan, including the minor modifications, shall be considered in the manner provided for site plans for City Council approval.  

(a)
Garages; carports; freestanding automatic teller machines; outdoor storage; freestanding storage buildings greater than 5,000 square feet in floor area or in excess of 5 percent of the lot area or taller than 14 feet in height; more than 1 dish antenna on a parcel; windmills not located on a building; wireless communications towers; and cooling, heating or mechanical equipment occupying a ground area greater than 100 square feet.

(b)
An addition to an existing building, if the addition does not exceed 10 percent of the existing floor area or 10,000 square feet, whichever is less.

(c)
Paving or expanding an existing parking lot, construction or reconfiguration of a private street, or construction, reconfiguration or relocation of a  vehicular access or driveway for multiple-family or nonresidential uses.

(d)
Modifications to an approved natural features protection plan or natural features mitigation plan that are not covered under the administrative amendment requirements.

(e)
Where no approved site plan exists on file with the planning and development services unit, a minor change allowed by the administrative amendment requirements.

(5)
Administrative amendments to approved site plans.  A minor change to an approved site plan may be approved by the planning and development services manager or designee if the community services area administrator, public services area administrator, and fire chief verify in writing that the change will not significantly alter natural features shown to be preserved nor alter or conflict with the stated conditions of site plan approval. The planning and development services manager or designee shall provide regular reports to the Planning Commission of administrative amendments acted upon by the planning and development services unit. A minor change is 1 or more of the following:  

(a)
Change to or addition of development phasing lines.

(b)
Change in building height that does not create new floor area.

(c)
Relocation of sidewalks.

(d)
Change of location or type of landscape or screening materials. Where more landscaping area or materials are shown than required by Chapter 62, these elements may be reduced by no more than 20 percent of the additional amount originally approved.

(e)
Relocation of refuse collection stations.

(f)
Internal rearrangement of parking lot.

(g)
Decrease in building size.

(h)
Moving a building no more than 10 feet or 5 percent of the distance to the closest property line, whichever is smaller.

(i)
An increase in building size that does not exceed 10,000 square feet or 10 percent of the floor area, whichever is smaller.

(j)
Extension of site plan approval for periods up to 2 years if the plan is in compliance with current laws and regulations.

(k)
Relocation or addition of no more than 50 percent of the approved storm water detention capacity.

(l)
Change in species or placement of plant material included in an approved mitigation plan, as long as the change does not result in a reduction of plant material or area from the original plan and the change meets the intent of the approved mitigation plan.

(m)
Substitution of areas to be preserved in an approved natural features protection plan, as long as there is no net loss of preserved area, the cumulative area to be changed does not exceed 250 square feet of the original area to be preserved in the approved protection plan, and the substitution is consistent with the Review Criteria for Natural Features Statement of Impact.

(n)
Removal of a tree identified on the site plan as a landmark tree to be saved, but recognized as an invasive species at the time of approval of the administrative amendment.

(o)
Addition of 1 freestanding storage building greater than 240 square feet of floor area, but not to exceed 5,000 square feet of floor area, 5 percent of the lot area, and 14 feet in height.

(p)
Addition of carports over existing legal parking spaces.

(q)
Replacement or enhancement of a wireless communications tower to accommodate co-location, provided that the tower is not relocated more than 15 feet from the base of the original tower, nor is increased in height more than 20 feet above the original tower height and meets all other applicable regulations.

(r)
Canopy structures over vehicular use areas.

(6)
Standards for site plan approval.  A site plan shall be approved by the appropriate body after it determines that:  

(a)
The contemplated development would comply with all applicable state, local and federal law, ordinances, standards and regulations; and

(b)
The development would limit the disturbance of natural features to the minimum necessary to allow a reasonable use of the land, applying criteria for reviewing a natural features statement of impact set forth in this Chapter; and

(c)
The development would not cause a public or private nuisance and would not have a detrimental effect on the public health, safety or welfare.

(7)
Effect of approval of site plan.  For 3 years from the date of approval of a site plan, permits may be issued and the land developed consistent with that plan and the regulations, laws and ordinances in effect at the time of approval, unless new regulations, laws and ordinances are made applicable to previously approved developments. After 3 years from approval, no permits shall be issued unless the site plan is reconsidered in the manner provided for new site plans.  

Section 4.  That Section 5:600 of Chapter 62 of Title V of the Code of the City of Ann Arbor is amended as follows:

5:600. Intent and application of chapter.

(1) 
Intent: This chapter is intended to:

 (a)
Improve the appearance of off-street vehicular use areas , property abutting public rights-of-way, private streets, and certain shared driveways within easements, thereby reducing conditions which lead to urban blight.

 (b)
Require buffering between conflicting land uses and conflicting zoning districts.

 (c)
Promote the public health, safety and general welfare by reducing noise and air pollution, light glare, soil erosion, and thermal heating of the environment.

 (d)
Promote improved stormwater quality and increase soil water retention, thereby helping to prevent flooding.

 (e)
Improve the amenity of pedestrian movement within paved areas and along public rights-of-way.

 (f)
Protect and preserve the appearance, character and value of the surrounding neighborhoods and parks.

 (g)
Promote preservation of existing significant vegetation.

(2) 
Application: The provisions of this chapter shall require landscaping and screening on the site in the following cases:

(a)
Whenever a site plan is required by Chapter 57 of this Code; or

(b) Whenever the estimated expense of construction exceeds 50% of the appraised replacement cost of the entire building or structure, exclusive of foundation, prior to its improvement (as determined by the building official); or
(c)
Whenever a shared driveway is provided within an easement in accordance with Chapter 55 of this Code.

Section 5.  That a new Section 5:603.1 of Chapter 62 of Title V of the Code of the City of Ann Arbor is added as follows:

5:603.1  Private streets and shared driveway buffers.


Private streets, and shared driveways within easements in accordance with Section 5:77 of Chapter 55 of this Code, shall comply with the following street tree and buffer requirements:
(1)  
Street trees.  One deciduous tree for every 30 feet or fraction thereof shall be provided along each side of a private street.  Placement of trees between the edge of the curb and the sidewalk is encouraged, but in no case shall trees be more than 12 feet from the edge of the curb.  A variety of species, planted in alternating order, is encouraged to ensure a tree canopy over the street and sidewalk in the event of species-specific infestation or disease.  

(2) 
Buffer.  A buffer between a private street or shared driveway and any adjacent parcels not served by the private street or shared driveway shall be provided consisting of the following: 

(a)
A landscaped buffer strip at least 8 feet wide.  

(b)
A hedge, wall or solid fence, or combination thereof, forming a continuous screen at least 4 feet in height.  

Section 6.  That this ordinance shall take effect on the tenth day following legal publication.

