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What is a 
Comprehensive Plan?
A Comprehensive Plan, adopted by the City 
Council, is a document that sets out the 
city’s future vision and priorities, guiding its 
development for decades. The plan includes 
decisions on land use, policy changes, and 
spending priorities for public projects over a 
20 to 30 year horizon. 

About the 
Comprehensive Plan

This plan will need 
to address the 
following :

Outlined 
by City 
Council

AFFORDABILITY

SUSTAINABILITY

EQUITY



How this plan works in the context 
of existing plans

What are the key topic areas for the plan and how are they interrelated? 

a. DIAGRAMs of relationships 

i. Housing/Livability / Complete NBHs 

ii. Economics/Jobs/Diversification 

iii. Mobility/Transportation 

iv. Carbon/Neutrality/Resilience 

v. Parks/Natural areas 

Natural 
Features Plan 
(2004)

Land Use 
Element 
(2009)

Downtown 
Plan 
(2009)

Ann Arbor 
Sustainability 
Framework 
(2013)

A2Zero 
Climate 
Action Plan 
(2021)

Parks, 
Recreation, 
and Open 
Space Plan 
(2023-2027)

Moving 
Together 
Towards 
Vision Zero 
(2021)

Treeline 
Allen Creek 
Urban Trail 
Master Plan

This Comprehensive Plan will replace 5 existing plans:

State Street 
Corridor Plan 
(2013)

And incorporate 3 existing plans:



Specifics from the 
Ann Arbor resolution

1. Carefully considers and implements those portions of the 
A2Zero Living Carbon Neutrality Plan applicable to land use and development activity in the City. 

2. In the context of a largely developed city, make recommendations for adding new homes and 
densification in single-family zoned areas, and other areas and zoning districts.

3. Develop recommendations and policies that promote fewer zoning districts or categories, that 
contain more flexibility for re-use and adaptability over time.

4. A proposed land use framework that seeks to emphasize values over specified land use limitations 
where possible.

5. Recommendations and policies that undue and/or seek to repair past land use policies and 
regulations that resulted in exclusion of people based on race, income or other characteristics and 
other inequities.

Outlined 
by City 
Council



● It provides justification for decisions - a 
factual, objective and values-driven basis to 
support land use and zoning decisions and 
can be used by communities to defend their 
decisions if challenged in court.

● It is the means by which a community can 
balance competing interests. 

● It helps determine how best to allocate and 
leverage resources.

Why is a Comp Plan important? 



Project Schedule

We are here



Key Issues
 What we’ve learned… so far 



Change over time
Ann Arbor and the region have grown over time, but the region 

has outpaced Ann Arbor



1874



From 1940 to 1970, the growth of the 
University of Michigan student population 

accounted for 19% of the growth in the city

1965



Since 1970, the growth of the University of 
Michigan student population has accounted 

for 75% of the growth in the city

2023



Add 
population 
growth in 
school district 
boundary? 

Add housing 
units over 
time - SF / MF

Ann Arbor’s population 
plateaued in the 1970’s 

Between 1970-2020, 
Washtenaw County grew 59%, 

adding around 138k people, 
Ann Arbor grew 24%, adding 

around 24k people.

Ann Arbor & Washtenaw County
Population Growth



The pace of new construction has slowed in 
the past 20 years and has shifted towards 

commercial development

Year Structure 
Built



Population Growth
By Age Group (2000-2020)

The student-age population 
accounts for a large share of 
Ann Arbor’s population and is 

driving the city’s growth. 
At the same time, families 

have declined as a share and 
the population is aging.



Approximately 18% of 
the city is foreign-born 
(2022). 63% of 
foreign-born residents 
are 18-44. 

Race & Ethnicity -
1980 to 2020

The Asian and Hispanic 
populations are growing, while 

the White and Black 
populations are declining - as 

a percent of the total 
population 

Approximately 18% of the city is foreign-born 
in 2022 with 63% of that population are 18-44 

years old (undergrad/grad student age).



Black Population in Historic Neighborhoods -
Water Hill, Kerrytown, Old 4th Ward

The share of the Black 
population in Ann Arbor’s 

historically Black 
neighborhoods (Water Hill, 

Kerrytown, Old 4th Ward) has 
declined from 45% in 1970 to 

8% in 2020.



Black Population in Ann Arbor -
1960-2020

1960 Total Population: Black 2020 Total Population: Black



 Pause for questions



Can we accommodate new 
residents and jobs?



We have 94k jobs in the city.

37% of the jobs in the city are tied to the 
University of Michigan.

The Ann Arbor region is the 4th most 
economically dependent on anchor 

institutions in the country and more than 3x 
the national average.

Existing Jobs



We have 94k jobs in the city. 
Only 18% of employees live in Ann 

Arbor.

QUESTION: What proportion of our 
workforce should we be able to house 

in Ann Arbor?

Inflow - 
Outflow



Smart Zone incentive district is 

downtown (same as DDA) but 

Innovation District is planned for North 

Campus
Include Engineering/biolife sciences facilities 
from UofM, private? Check research labs to the 
north: North Campus, Siemens, ForeSee, 
2011-2399 Commonwealth Blvd, School of 
Engineering/Medical School and labs, Sartorious.

Biotech - close to labs, med 
facilities ~10 min walk/drive each 
way
Software - can be anywhere - if it 
needs start up funding then could 
go in an incentive zone
Amenities
Downtown - housing v jobs 
What do you with the few large 
sites left in Smart Zone?
Opportunity Zone - does zoning 
allow for amenities? housing?

QUESTION: Should we reserve 
space for future jobs?

Current areas 
for potential 
high wage job 
growth



 Pause for questions



Tax revenue 101
Tax base is important for funding services that provide a high 

quality of life in Ann Arbor 



Ann Arbor Budget Revenue Basics

Residential is the primary 
contributor to taxable base



Property values have grown 
substantially over the last 

several years, but the taxable 
value has not grown as fast

Property Value Change -
2014 to 2023

Taxable Value +$2.6B
Residential taxable values have been the 
primary driver of tax base growth (accounting 
for 57% of growth) but commercial values are 
growing faster

Residential Taxable Values since 2014
+$1.5B
47% increase

Commercial Taxable Values since 2014
+$1.1B
67% increase

Assessed Value: 74% increase 

Taxable Value: 56% increase 



“University of Michigan’s growth 
costing Ann Arbor millions in lost taxes, 

city says”
- mlive

Tax Exempt
Parcels

42%
of parcel acreage is tax exempt
 
Parcel Area (excludes condos from area calculation)
Tax Exempt Acres: 6,151 (42%)
Total Acres: 14,593
UM Acres: 1,751 (28% of exempt parcels)
 
Parcel Number (excludes condos from parcel calculation)
Tax Exempt Parcels: 963 (4%)
Total Parcels: 23,415



Value per Acre
Commercial

On a per acre basis some of 
the commercial properties 
generate values not much 

higher than low density 
residential.

We need to find a way to drive 
more property value out of our 

commercial real estate.



 Pause for questions



How this all relates to land use
Ann Arbor has little land available today to grow

and this has implications for tax revenue and sustainability



Total City Boundary Area: 
19,203 Acres

Of the total 
land in 
Ann Arbor, 
only a small 
percentage is 
developable  



81% Total City Boundary 
Developable

Total City Boundary Area: 
19,203 Acres

Developable Land: 15,535 Acres

Public Right-of-Way: 3,121 Acres
Township Islands: 547 Acres

Land that 
will not be 
redeveloped 
or has 
restrictions 
is subtracted 
from the 
total area



Total City Boundary Area: 
19,203 Acres

Developable Land: 9,858 Acres

Public Right-of-Way: 3,121 Acres
Township Islands: 547 Acres
Public Land: 5,677 Acres

51% Total City Boundary 
Developable

Land that 
will not be 
redeveloped 
or has 
restrictions 
is subtracted 
from the 
total area



Total City Boundary Area: 
19,203 Acres

Developable Land: 7,422 Acres

Public Right-of-Way: 3,121 Acres
Township Islands: 547 Acres
Public Land: 5,677 Acres
Floodplain/Historic District: 2,436 Acres

39% Total City Boundary 
Developable

Land that 
will not be 
redeveloped 
or has 
restrictions 
is subtracted 
from the 
total area



Total City Boundary Area: 
19,203 Acres

Developable Land: 2,438 Acres

Public Right-of-Way: 3,121 Acres
Township Islands: 547 Acres
Public Land: 5,677 Acres
Floodplain/Historic District: 2,436 Acres
R1 & R2 Zoning Districts: 4,984 Acres

13% Total City Boundary 
Developable

Land that 
will not be 
redeveloped 
or has 
restrictions 
is subtracted 
from the 
total area



13% Total City Boundary 
Developable

Total City Boundary Area: 
19,203 Acres

Developable Land: 2,438 Acres

Public Right-of-Way: 3,121 Acres
Township Islands: 547 Acres
Public Land: 5,677 Acres
Floodplain/Historic District: 2,436 Acres
R1 & R2 Zoning Districts: 4,984 Acres

Less than 13% 
of the City’s 
land is 
available for 
redevelopment 
and much of it 
is already built 
out



QUESTION: Do we need to revisit 
development in these areas as a part 

of this process?



 Pause for questions



What if we maintain status quo?
This will impact affordability, equity and sustainability in Ann 
Arbor and will result in a decline in tax revenue and services



Most workers can’t afford to live in the city and are forced to 
commute by car as there are no other options



There is a mismatch between desirable housing types 
and access to walkable amenities



Ann Arbor is not affordable for a new generation of residents

RENTERS A2 City Ann 
Arbor 
Metro

Detroit 
Metro

Total Over 30% 53% 50% 46%

    Householder 15 to 24 
years:

51% 36% 8%

    Householder 25 to 34 
years:

26% 27% 22%

    Householder 35 to 64 
years:

17% 26% 46%

    Householder 65 years and 
over:

6% 11% 24%



Moving Together Plan
● Zero traffic deaths by 2023
● Zero emissions from transit by 2030
● Ensure all residents have access to 

basic needs within 20-minute walk

A2Zero Plan
● Carbon neutrality by 2030
● Reduce VMT (Vehicle Miles Traveled) 

by at least 50%

New City Policies

● TC1(Transit Corridor) zoning - allow for 
more density adjacent to transit

● Affordable Housing Tax (2021) - create 
funds for new affordable housing

● The Ride’s Transit Tax (2024) - to expand 
and improve transit service 

● Tax for Community Climate Action 
(2023)

Other Plan Goals & New City Policies 

There needs to be a COMPREHENSIVE 
approach to address these issues



Engagement



Engagement to date - Interviews



Engagement to date - Website



Engagement to date - Pop-up events
 Ann Arbor Green Fair- 

 House Party- 



Number of surveys - 2,085
Printed surveys to distribute to Ann Arbor housing properties

Engagement - What’s happening now

Surveys

Coming up March 11-14

Open house



Project Schedule

We are here



Let’s talk



Is there anything we missed or you 
think needs to be a part of this 
process?



As a part of this process we will be 
considering potential growth 
scenarios - how to get more people 
living in the city.  Are there 
particular things we need to 
consider or places you think are 
appropriate?  



Are there particular questions we 
need to ask in the next round of 
engagement (March)?



Thanks!


