
PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of June 19, 2012 
 

  
SUBJECT: Summit Townhomes Annexation, Zoning and Area Plan for City Council 

Approval  
(2081 East Ellsworth Road) 
File Nos. AP12-004, Z12-004, A12-001 

 
 

PROPOSED CITY PLANNING COMMISSION MOTION 

          The Ann Arbor City Planning Commission hereby recommends that the 
Mayor and City Council approve the Summit Townhomes Annexation.   

 
 

PROPOSED CITY PLANNING COMMISSION MOTION 

          The Ann Arbor City Planning Commission hereby recommends that the 
Mayor and City Council approve the Summit Townhomes Zoning and Area Plan.   

 
 

 
STAFF RECOMMENDATION  

 
Staff recommends that the annexation from Pittsfield Township be approved because the 
parcel is within the City’s water and sewer service agreement area.   
 
Staff recommends that the zoning to R3 and area plan be postponed to give the petitioner an 
opportunity to address staff comments. 

 
 

LOCATION 
 
The site is located on the north side of East Ellsworth Road, just east of Stone School Road 
(South Area, Malletts Creek Watershed). 
 

 
DESCRIPTION OF PETITION 

 
The subject site is 2.95 acres and currently in Pittsfield Township’s jurisdiction. The petitioner is 
requesting annexation of the parcel, R3 (Townhouse Dwelling District) zoning and area plan 
approval in order to construct 24 attached residential units.  Each residential unit will be 
approximately 1,300 square feet.  
 
Currently, there are a vacant single-family house and a small detached single-car garage on the 
site, both of which will be removed for the new development. The proposed site layout shows 
four two-story buildings varying in size from 80 to 160 feet long, with an attached one car 
garage for each unit.  
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The site is proposed to be accessed by one curb cut from East Ellsworth Road. There will be 
two surface parking areas, each containing 12 spaces, located along the eastern and western 
side of the parcel. Storm water management is proposed to be located underneath the parking 
lot and proposed open space on the western side of the site.  Solid waste and recycling facilities 
will be provided adjacent to parking areas. The petitioner has proposed a new public sidewalk 
along the Ellsworth frontage connecting to a private sidewalk along the interior driveway.  
 
There are 12 landmark trees located on the site. The submitted tree survey indicates that the 
majority of these trees are in poor health. The proposed plans indicate all 12 would be removed 
for construction of buildings or site elements such as parking or detention.  
 
The site also contains a steep slope with almost 40 feet of elevation change rising from the west 
to the east. As a result, the petitioner is proposing to grade the majority of the site and engineer 
a series of slopes and two retaining walls along the eastern edge of the site.  The new slopes 
and retaining walls will rise approximately 35 feet to the eastern property line.  
 
An area plan is required for all rezoning of land, with the exception of single or two-family 
residential parcels. While an area plan does not provide the same level of detail as a site plan, 
the plan does provide conceptual layout of what is proposed and is reviewed to ensure 
compatibility with all existing City Codes and regulations. An area plan is valid for three years or 
until replaced with a site plan. Construction of a project cannot begin based on area plan 
approval.  
 

CITIZEN PARTICIPATION 
 
The petitioner held a meeting for interested citizens on March 28, 2012.  Invitations were sent to 
all residents and property owners within 1000 feet of the site.  Two people attended the 
meeting.  The full report provided by the petitioner is attached.   
 
 

SURROUNDING LAND USES AND ZONING 
 
 LAND USE ZONING 

NORTH Residential TWP (Township) 
R3 (Townhouse Dwelling District) 

EAST Residential R1C (Single-Family Dwelling District) 

SOUTH Office/Residential TWP (Township) 

WEST Residential R3 (Townhouse Dwelling District) 
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COMPARISON CHART 
 
 EXISTING  PROPOSED REQUIRED 

Zoning TWP (Township)  R3(Townhouse) R3(Townhouse) 

Gross Lot Area 128,732 sf 
(2.95 acre)  

128,732 sf 
(2.95 acre) 

21,780 sf  
(0.5 acre) 

Lot Area/Dwelling 
Unit N/A 5,364 sf/unit 4,300 sf/unit MIN 

Useable Open 
Space in % of Lot 
Area 

N/A 67% 
(84,588 sf) 

65% MIN 
(83,676 sf) 

S
et

ba
ck

s 

Front 45 ft 28 ft 15 ft MIN 
40ft MAX  

Side(s) 110 ft (West) 
350 ft (East) 

66 ft (West) 
113 ft (East) 20 ft MIN  

Rear 175 ft  44 ft   30 ft MIN  

Height 25 ft (approx) 30 ft/2 story 35 ft MAX   

Parking - 
Automobiles 1 space (garage)  48 spaces  48 spaces MIN  

Parking – Bicycles 0 spaces 
24 spaces – Class A 
5 spaces – Class C 
 

5 spaces MIN total   
(50% Class B, 50% Class C) 
 

 
 

HISTORY 
 
The house and land currently are vacant. Early (pre-1960) aerial photographs indicate the land 
was used for some limited farming. In recent years, the parcel has been used solely as a single-
family use.  
 

 
PLANNING BACKGROUND 

 
The City of Ann Arbor Master Plan: Land Use Element identifies this parcel as part of Site 9 in 
the South Area.  The future land use recommendation for Site 9 indicates single-family attached 
or detached as the preferred option. It also notes that noise buffering should be utilized due to 
the close proximity to Ann Arbor airport.   
 
Chapter Five of the City of Ann Arbor Master Plan: Land Use Element recommends following 
community-oriented design for the site plan. The design recommendations for townhome 
developments include rear accessed garages, front porches and clustered design to preserve 
natural features.  The plan also encourages providing on-site playground, open space, and 
pedestrian linkages with adjacent developments.  
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The City of Ann Arbor Non-Motorized Transportation Plan recommends sidewalks along 
Ellsworth and bicycle lanes for future installation in Ellsworth.  
 

 
STAFF COMMENTS  

 
Revised plans were submitted on Tuesday, June 12. Due to timing of the submittal, City staff 
were not able to complete detailed reviews of the most recent plans. Comments below are 
based on the previous plan set, but still applicable given the general design parameters of the 
proposed area plan:  
 
Systems Planning – Adequate utilities exist to serve the site. Footing drain disconnects will be 
determined at site plan stage. The southerly 60 feet of the parcel shall be dedicated as 
Ellsworth Road right-of-way.  
 
Natural Resources – Staff has concerns regarding the extensive grading required for the 
proposed development. The petitioner has stated that the steep slopes are not naturally 
occurring, but that the natural slopes have been altered significantly by historical dumping and 
fill activities on the site. Staff has determined that the slopes on site could meet the definition of 
a regulated natural feature (Steep Slopes) as defined in the Land Development Regulations of 
City Code. As such, further review is needed and the developer must prove that the proposed 
plan minimizes impact to the steep slopes (if determined) on the site. Staff is currently reviewing 
the most recent set of revised plans.  
 
Grading and Soil Erosion – Staff has noted that the large amount of grade change requires a 
significant removal of soil from the site. The soil removal and construction of the retaining walls 
may make the current proposal cost-prohibitive.  
 
Planning – The property is within the utility service boundary of the City of Ann Arbor and 
therefore annexation is required to develop this site.  The proposed R3 zoning is consistent with 
the Master Plan and with the adjacent zoning to the north and west of the site. The density 
proposed would result in 8 units per acre; the maximum density permitted in the R3 district is 10 
units per acre. 
 
Planning staff shares the same concerns noted by Natural Resources and Grading staff 
regarding the development of steep slopes and the amount of grading required for the proposed 
plan.  One of the area plan approval standards is that the development limits the disturbance of 
natural features to the minimum necessary to allow a reasonable use of the land.     
 
The Ann Arbor Public Schools own the vacant parcel adjacent to the north, which abuts Bryant 
Elementary School.  In accordance with the Master Plan recommendations, staff has 
encouraged the petitioner to explore the feasibility of providing a pedestrian access to this 
parcel for future connection with the school.  Staff also has encouraged the petitioner to 
consider the Master Plan’s community-oriented design guidelines for incorporation at the site 
plan stage.  
 
Parks – A parks donation will be requested at site plan stage. The donation amount will be 
based on recreational amenities provided on site.  
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Prepared by Matt Kowalski 
Reviewed by Wendy Rampson 
 
 
Attachments:  3/30/12 Citizen Participation Meeting Report 
    Parcel/Zoning Map 
   Aerial Photo 
   Area Plan 
          
c: Petitioner: GROWWWWLEE LLC 
   Mr. Shawn Barrow 
   6509 Hazeltine National Drive #6 
   Orlando, FL. 32822 
 
 Petitioner’s Representative: Leonard Michaels 
      CIW Engineering 
      1016 Dixie Highway 
      Rossford, Ohio 43460 
 
  
 Systems Planning 
 File Nos. AP12-001, Z12-004, A12-001 
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