MEMORANDUM

TO: Ordinance Revisions Committee
FROM: Alexis DiLeo, Principal Planner, and Julia Shake, Associate Planner
DATE: October 22, 2024

SUBJECT:  Preparing Next Amendments

Introduction

This memorandum introduces potential amendments to the Unified Development Code,
continuing to implement tasks outlined in a consolidated work plan that combined and prioritized
amendment concepts identified in the 2024-2025 CPC Work Program and the running list
maintained by staff. The potential amendments address parking space locations, student
cooperative housing (and fraternities and sororities), bicycle parking design standards, and
home occupation accessory commercial units.

At this meeting, staff seek guidance on which amendments to advance, the scope and goal of
the advanced amendments, and at what priority level to advance the amendments.



October 22, 2024 Ordinance Revisions Committee
Page 2

POTENTIAL AMENDMENT
#1: Allowing a Driveway to be a Parking Space in R1 and R2 Districts

Parking, whether an individual parking space, a parking lot, or a parking structure, is not
permitted in the front yard, and all vehicles must be parked on a driveway, parking space,
parking lot or parking structure. These longstanding regulations have many benefits, most
notably public safety, but an issue is emerging in residential zoning districts now that off-street
parking is no longer required and converting garages into accessory dwelling units is easier
than ever.

Because all driveways are required to lead to a garage, carport, parking space, parking lot or
parking structure (per Section 5.19.9.A.1), when a garage attached to a house is converted into
an accessory dwelling unit (or more living space for the home, for that matter), the driveway no
longer leads to a garage and therefore should be removed. Since parking on the driveway when
it leads to a garage is allowed, but not when it leads to the front of a house or accessory
dwelling unit, this is at best a barrier and at worse a punishment to creating an accessory
dwelling unit.

Sidewalks are safer when the number and dimensions of driveways are regulated and when
parking is only permitted on those driveways or spaces at the end of them. Pedestrians can
predict where a vehicle may cross the sidewalk — at a driveway — and the sidewalk usefulness is
not overwhelmed by frequent or excessively wide interruptions.

Prohibiting front lawn parking is also important for safety, soil erosion control, and orderly
development of land. However, when driveways are required to lead to a garage or a parking
space beyond the front yard but there is no requirement to use that garage or parking space,
the rational to prohibit parking in the front yard comes into question.

Allowing a driveway to also serve as a legal parking space in R1 districts, at least, would
remove a barrier for owners considering converting an attached garage into an accessory
dwelling unit, incrementally increasing density in residential neighborhoods, without
compromising the essential purpose of the current regulations.

Preliminary Analysis — The use and design of vehicle parking facilities and driveway
dimensions are regulated in Section 5.19 of the Unified Development Code. The most relevant
regulations for residential driveways and parking spaces are:

e Use of Parking Facilities — All Vehicles — Vehicles must be parked in a driveway, in a
structure, or within an approved parking space or parking lot. Section 519.5.B.1

o Design of Vehicle Parking Facilities — Placement of Vehicle Parking Facilities — Parking
spaces and parking lots may not be located in the front yard, nor within 10 feet of a
dwelling unit, with exceptions for corner lots, large multiple-family developments, and
large religious assembly, child care centers, and schools. Section 5.19.6.A.1-3 and B.1-3

o Driveways — All driveways must lead to a garage, carport, parking space, parking lot, or
parking structure. Section 5.19.9.A1
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¢ Driveways — In R1 and R2 districts, driveways must be at least 10 feet wide and may be
up to 24 feet wide and may be further widened, up to 30% of the lot width, when leading
to a garage or carport. Section 5.19.9.A Table 5.19-6

Preliminary Recommendation — An additional placement exception should be considered for
the design of vehicle parking facilities to allow one parking space in the front yard in R1 districts,
consistent with the district where accessory dwelling units are permitted. References to all other
standards of the chapter and section reinforce that it must be accessed by a conforming
driveway and must the dimensional standards of a typical parking stall. Some “clean up” is also
suggested.

5.19.6 Design of Vehicle Parking Facilities
A. Placement of Vehicle Parking Facilities

1. Parking lots and parking spaces shall not be located in the front yard, unless an
exception is listed in subsection B.

2. Parking structures shall comply with the use specific standards provided in
Section 5.16.3L and the dimensional standards of the zoning district in
which it is located.

3. Garages and carports shall comply with the use specific standards provided

in Section 5.16.6.A.

54, No parking space-lot shall be located closer than 10 feet to any buzlding used
for a dwelling unit on the first floor.

B. Placement Exceptions

1. For sites with more than one front lot line, parking spaces may be located in
one front yard but shall be set back a minimum of 25 feet from the front lot
ltne of that front yard, except in R1 and R2 districts.

2. Multiple-family uses having more than 100 feet of street frontage, more than
20,000 square feet of land area, and more than 20 dwelling units may have
parking lots and parking spaces in the front yard but not in the front required
setback area.

3. Religious assembly, child care centers, and schools with more than 100 feet of
street frontage and more than 20,000 square feet of lot area may have parking
lots and parking spaces in the front yard but not in the front required setback area
if approved as part of a special exception use.

4. In R1 districts, one parking space may be located in the front yard subject to
all other standards of this chapter and this section.
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POTENTIAL AMENDMENT
#2: Reducing Barriers to Establish and Expand Student Cooperative Housing

Planning staff, and some City Council members, have been approached by representatives
from the ICC with a request that some of the barriers to expanding existing student cooperative
housing and establishing new co-ops be reduced or eliminated.

Definitions — The Unified Development Code regulates five group living land uses: Emergency
Shelter; Fraternities or Sororities; Student Cooperative Housing; Group Housing, and Guest
House. Three are listed here.

Fraternity or Sorority House

A building used by a college fraternity or sorority as a principal place of residence
tor its members. Such house shall have an affiliation with the University of
Michigan, or a postsecondary college or university that operates campus
tacilities in the City of Ann Arbor. Affiliation shall be through the recognition of
membership of the resident fraternity or sorority in associations or councils
recognized by a college or university.

Group Housing

A building containing a group of rooms forming a single habitable unit used or intended
to be used for living and sleeping. Separate kitchen and dining facilities may or may not
be provided within the building. Also known as a rooming house or boarding house. See
also “family living arrangement” in Section 5.16.1A.2.

Student Cooperative Housing

A facility for housing students who largely perform their own household
maintenance and meal preparation and who have a vote in the operation,
maintenance and management of their household aftairs. Such housing must be
an organized legal entity, such as a corporation, and recognized by the National
Association for Student Cooperatives.

Permitted Uses — Group housing, student cooperative housing and fraternities and sororities
are permitted as a special exception uses in the R2B (Two-Family and Student Housing) and
R4A-E (Multiple-Family Dwelling) districts. In the O (Office) district, group housing is permitted
as a primary use while student cooperative housing and fraternities and sororities are permitted
as a special exception use. In the C1 (Local Business, A-Campus Business, B-Community
Convenience Center, A/R-Campus Business Residential), D1 (Downtown Core), D2 (Downtown
Interface), C2B (Business Service), C3 (Fringe Commercial) and TC1 (Transit Corridor) districts,
group housing, student cooperative housing, and fraternities and sororities are permitted as
primary uses.
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Article 1ll: Use Regulations
5.15 Permitted Use Tables| 5.15.1 Primary Uses

5.15.1 Primary Uses

TABLE 5.15-1: PRIMARY USE TABLE

See Table Notes (at bottom) for Important Information. Key: P = permitted | E = special exception | Blank = prohibited.
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Use Specific Standards — Where permitted as a special exception use, student cooperative
housing, fraternities and sororities, and group housing have additional use specific dimensional
and programming standards provided in Section 5.16.1:

E. Fraternity or Sorority House, and Student Cooperative Housing
1. R2B and Multiple-Family Zoning Districts

In addition to the special exception use standards in Section 5.29.5, the
tollowing standards apply:

a. A resident manager shall be employed or appointed. For
purposes of this section, a resident manager is one who
lives on-site, serving in a regular or full-time capacity.

b. A minimum /ot area of 8,500 square feet subject to a
minimum of 850 square feet of lot area per occupant shall
be provided.

C. The floor area of the principal building shall have a
minimum of 5,000 square feet. Single-family or two-famaily
dwelling containing 5,000 square feet or less may not be
converted to a fraternity or sorority house, or student
cooperative housing.

d. A fraternity or sorority house, or student cooperative housing
adjacent to a single-family or two-family dwelling shall have
a hedge, berm, fence, or wall, forming a continuous screen
at least six feet high along the entire length of each /ot line
where the adjacency with the single-family or two-famaily
dwelling occurs, except in the front required setback area or
as restricted by other ordinance. Screening that continues
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into the front required setback area shall be consistent with
Section 5.26 Fences.

e. The maximum number of occupants shall be established
by the special exception use, and any increase in occupancy
shall require a new special exception use permit.

t. Density increases and other modifications to existing
fraternity or sorority houses, and student cooperative housing
may be allowed pursuant to Section 5.30 except as
provided in Subsection f below.

g. Kitchen facilities, common areas for meeting and social
space, or handicap accessibility may be expanded by 10%
of the floor area or 1,000 square feet, whichever is less,
without securing or modifying a special exception use permit
if current parking ordinance standards for fraternity or
sorority houses, and student cooperative housing are met.

F. Group Housing
1. R2B and R4 A Districts

In addition to the special exception use standards in Section 5.29.5, the following
standards apply:

a. A resident manager must be employed or appointed if the owner
does not reside at the princzpal building.

b. The floor area of the principal building must exceed 5,000 square
teet.

c. Common kitchen facilities, including a dining area or room, must

be provided within the principal building.

Dimensional Standards — The dimensional standards of zoning districts that permit group
housing are summarized in the table below.

District Min. Lot Area Min. Lot Area Per Min. Lot Area Per
Dwelling Unit Occupant

R2B 8,500 SF 4,250 SF 350 SF

R4A 21,780 SF 4,300 SF none

R4B 14,000 SF 2,900 SF none

R4C 8,500 SF 2,175 SF None

R4D 83,000 SF 1,740 SF none

R4E 14,000 SF 580 SF None

O 6,000 SF None None

C1 (A, B, A/IR) 2,000-none SF None None
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District Min. Lot Area Min. Lot Area Per Min. Lot Area Per
Dwelling Unit Occupant
C2B 4,000 SF None None
C3 6,000 SF None None
D1, D2 None None None
TC1 None None none

Preliminary Analysis — Cooperative housing is an arrangement with many benefits that can be

more sustainable and more affordable than traditional housing, but as a land use, it is hard to
distinguish between other types of group-living such as fraternity and sorority houses and even
group housing. As such, care must be exercised to ensure equal treatment of similar housing
arrangements.

One student cooperative housing entity recognized by the National Association of
Student Cooperatives operates in Ann Arbor: The Inter-Cooperative Council at Ann
Arbor (ICC).

The ICC is “a nonprofit cooperative providing affordable housing to U of M, Eastern
Michigan, Washtenaw County Community College, and other full-time college students
who meet [their] eligibility requirements” in 16 properties surrounding the UM campus,
according to their website.

ICC representatives say they are finding it nearly impossible to establish new student
cooperative housing because qualifying sites are in such short supply, and even if found,
the special exception approval process is complex and uncertain.

Student cooperative housing, and fraternities and sororities, in the R2B and R4A-E
districts are subject to three types of regulations.

o Use specific standards provided in Section 5.16.1.E
o Special exception use approval standards provided in Section 5.29.5

o Dimensional standards of the zoning district in which they are located provided in
Section 5.17

Some of the use specific standards repeat the dimensional standards of the zoning
district in which the site is located, therefore, are not actually use specific standards but
rather general requirements. Some of the use specific standards increase the
dimensional standards of the zoning district in which the site is located and some of the
use specific standards address programming and procedures.

The ICC has 16 properties include 15 group homes and 1 apartment building in Ann
Arbor on sites in the R2B and R4C districts. The ICC also maintains one office on a site
in the D1 district. See Inter-Cooperative Council Property Info, attached.
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o 7 sites, all in the R4C district, are less than 8,500 square feet and do not meet
the minimum lot area required for R4C district or the use specific standards for
student cooperative housing

o 9 buildings, all on sites in the R4C district, are less than 5,000 square feet and do
not meet the minimum building floor area use specific standard for student
cooperative housing

o 6 sites, all in the R4C district, have less than 350 square feet of lot area per
occupant and do not meet the minimum lot area per occupant use specific
standard for student cooperative housing

All of ICC’s nonconformities are located in the R4C district.

The ICC’s top priority is to bring all their properties into compliance, followed by
separating student cooperatives from Greek life, easier acquisition of new properties,
and easier occupancy increases. See Specific List of Asks, attached.

Regarding minimum lot area, 8,500 square feet of lot area is a dimensional standard
of the R2B and R4C districts and a repeated use specific standard for student
cooperative housing (and fraternities and sororities). Changing the use specific standard
will not impact the regulations for student cooperative housing (and fraternities and
sororities).

Regarding minimum building floor area, this is only applicable to student cooperative
houses (and fraternities and sororities) in the R2B and R4A-E districts. Further, it is only
a use specific standard and not a dimensional requirement of either district. Changing
the minimum floor area use specific standard will impact student cooperative housing as
well as fraternities and sororities in R2B and R4A-E districts.

Regarding minimum lot area per occupant, this is a dimensional standard of the R2B
district for student cooperative housing (and fraternities and sororities) that is extended
as a use specific standard to such uses in the R4A-E districts. Changing the minimum lot
area per occupant use specific standard will only impact those student cooperative
housing facilities (and fraternities and sororities) in the R4A-E districts.

Regarding special exception use approval, this applies to all group living land uses in
any Residential zoning district (except guest house, which is only permitted in R4
districts). Any changes should apply to all group living land uses.

Preliminary Recommendation — Staff recommend the Ordinance Revisions Committee

discuss and analyze a few scenarios that reduce or remove barriers to maintaining and
establishing new student cooperative housing as presented below.

Scenario 1: Eliminate the use specific requirement related to minimum building floor
area (Section 5.16.1.E.1.c)

- All other use specific standards remain (resident manager, minimum lot area and
lot area per occupant, screening, established occupancy, density and building
addition procedures)
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Makes nonconforming ICC buildings conforming.
Maintains nonconforming ICC sites due to lot area as nonconforming

Maintains nonconforming ICC sites due to lot area per occupant as
nonconforming

Yet unknown impact on nonconforming fraternity or sorority buildings or sites, if
any.

Makes any conforming lot in the R2B and R4A-E districts available for
consideration as new student cooperative housing or fraternity or sorority house
subject to all other standards and special exception use approval.

Maintains special exception approval in R2B and R4A-E districts.

Scenario 2: Eliminate the use specific requirements related to minimum lot area and
minimum floor area (Section 5.16.1.E.1.b and c)

Minimum lot area dimensional standards of R2B and R4A-E districts remain, plus
minimum lot area per occupant dimensional standard of R2B district remains.

Maintains other use specific standards (resident manager, screening, established
occupancy, density and building addition procedures)

Makes nonconforming ICC buildings conforming.
Makes nonconforming ICC sites due to lot area per occupant conforming.
Maintains nonconforming ICC sites due to lot area as nonconforming.

Yet unknown impact on nonconforming fraternity or sorority buildings or sites, if
any.

Makes any conforming lot in the R2B and R4A-E districts available for
consideration as new student cooperative housing or fraternity or sorority house
subject to all other standards and special exception use approval.

Allows unlimited (subject to housing code) occupancy in R4A-E districts for
student cooperative housing or fraternity or sorority house subject to all other
standards and special exception use approval.

Maintains special exception approval in R2B and R4A-E districts

Scenario 3: Eliminate all use specific requirements for student cooperative housing and
fraternity or sorority houses (Section 5.16.1.E).

Minimum lot area dimensional standards of R2B and R4A-E districts remain, plus
minimum lot area per occupant dimensional standard of R2B district remains.

Makes nonconforming ICC buildings conforming.
Makes nonconforming sites due to lot area per occupant conforming

Maintains nonconforming sites due to lot area as nonconforming.
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- Yet unknown impact on nonconforming fraternity or sorority buildings or sites, if
any.

- Makes any conforming lot in the R2B and R4A-E districts available for
consideration as new student cooperative housing or fraternity or sorority house
subject to all other standards and special exception use approval.

- Allows unlimited (subject to housing code) occupancy in R4A-E districts for
student cooperative housing or fraternity or sorority house subject to all other
standards and special exception use approval.

- Removes requirements for resident managers, screening, established
occupancy, and density and building addition procedures.

- Maintains as special exception use in R2B and R4A-E districts

- Maintains development activity approvals for new buildings and building additions
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POTENTIAL AMENDMENT
#3: Updating Bicycle Parking Standards

Amendments to bicycle parking requirements has been included in the Planning Commission’s
work program as an item to be addressed during the current work program cycle.

Currently, the City of Ann Arbor regulates the number of Class A, Class B, and Class C bicycle
parking spaces per type of development, access requirements to the bicycle parking, and
dimensional and placement standards for each class of parking (see attached).

Potential amendment areas that have been identified include:
o Dedicated spaces for cargo bikes
o E-bike infrastructure, including charging capacity

e Location access standards, for example where Class A should be within a building,
specific placement for Class C outside of buildings

o Necessity for three classes of bicycle parking or if this may be reduced to two classes
e Class A requirements and cost to include in affordable housing projects
e Rack design standards

To begin this discussion, the City of Vancouver, British Columbia, Canada’s recently adopted
ordinance is attached. Vancouver, BC is widely recognized as one of the most bike-friendly
cities in North America and its ordinance was revised in June, 2024.

Staff recommend initiating a discussion comparing Section 5.19.7 Design of Bicycle Parking
Facilities in the Unified Development Code with the City of Vancouver’s ordinance to identify the
specific areas of interest for revision, new areas for potential regulation, and the general scope
for updates to the UDC.
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POTENTIAL AMENDMENT

#4: Allowing ACU (Accessory Commercial Unit) as Home Occupation

o On September 3, 2024, City Council passed Resolution 24-368, first introduced on
August 19, a resolution to consider allowing more flexibility for home occupations in
residential neighborhoods. See attached.

e On August 19, 2024, City Council received a communication from Ann Arbor Spark
regarding support for resolution R-24-368. See attached.

Attachments: Inter-Cooperative Property Info
ICC Specific Lists of Asks
City of Ann Arbor UDC Section 5.19 Bicycle Parking
City of Vancouver Parking By-law
Resolution 24-368
Communication to City Council from SPARK on R-24-368



