
PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of March 17, 2015 
 
 

SUBJECT: Racquet Club of Ann Arbor Site Plan for City Council Approval 
(3010 Hickory Lane) 
File No. SP14-065   

 
 
 

PROPOSED CITY PLANNING COMMISSION MOTION 
  

       The Ann Arbor City Planning Commission hereby recommends that the 
Mayor and City Council approve the Racquet Club of Ann Arbor Site Plan, 
subject to approval of a front setback variance granted by the Zoning Board 
of Appeals.   

 

 
 

PROPOSED CITY PLANNING COMMISSION MOTION 
  

       The Ann Arbor City Planning Commission hereby recommends that the 
Mayor and City Council approve the Racquet Club of Ann Arbor’s request 
for a waiver from the requirement to install public sidewalks along the 
Geddes Avenue and Hickory Lane frontages.   

 

 
 

STAFF RECOMMENDATION 
 
Staff recommends that the site plan be approved because it would comply with all local, state 
and federal laws and regulations; the development would limit the disturbance of natural 
features to the minimum necessary to allow a reasonable use of the land; and the development 
would not cause a public or private nuisance and would not have a detrimental effect on public 
health, safety or welfare.   
 
Staff recommends that the requested waiver from the installation public sidewalks along 
Geddes Avenue and Hickory Lane not be supported. The planned construction of sidewalks and 
crosswalks in the vicinity as a part of the Geddes Avenue Improvement Project and the 
opportunity to connect to the Huron Parkway non-motorized path will provide opportunities for 
linkages that were not previously available.   
 
 

LOCATION 
 
The site is located on the southeast corner of Geddes Avenue and  Hickory Lane (Northeast 
Area, Huron River Watershed).    
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DESCRIPTION OF PETITION 
 
The Racquet Club is a private athletic club and the petitioner proposes removing the existing 
tennis facility building and constructing a single-story 3,533-square foot tennis facility building, 
an 850-square foot addition to the pool building and an 311-square foot addition to the snack 
shack, all to be constructed in one phase. Interior sidewalks between these buildings and a 
patio are also proposed as part of this project.  Total construction cost for this project is 
approximately $2.5 million.   
 
The proposed northeast corner of the tennis building encroaches approximately 7 feet into the 
required 40-foot front setback from the Huron Parkway ROW and requires a setback variance 
from the Zoning Board of Appeals.  This ROW contains an  entrance ramp to Huron Parkway  
that is  no longer used by vehicles and has been converted into a pedestrian walkway.   
 
The Public Services Standards and Specifications require public sidewalks be provided on both 
sides of all streets in the City.  The petitioner has requested the sidewalk requirement for the 
Geddes Avenue and Hickory Lane frontages be waived (see attached letter).  To have the 
sidewalk requirement waived, a City Council resolution is necessary.    
 
Due to the very well draining soils on site, the project will infiltrate the entire 100-year storm 
event in less than 24 hours as required by the Washtenaw Country Drain Commissioner.  This 
infiltration system will be placed under the northern parking area.  There are no natural features 
impacted on site.   
 
The parking remains unchanged, with 59 automobile spaces and 20 Class C bicycle spaces 
located at the western edge of the tennis facility.  This site is primarily accessed from the two 
curb cuts off Hickory Lane. The curb cut off Geddes Avenue is gated and used for construction 
and maintenance vehicles only.   
 
The petitioner mailed a post card to neighbors within 500 feet of this site notifying them of this 
project.  At the time this staff report was written, the petitioner and the city have not received 
any comments or concerns from the public regarding this proposal. 
 

 
SURROUNDING LAND USES AND ZONING 

 
 LAND USE ZONING 

NORTH City Park  PL (Public Land District)  

EAST Golf Course PL  

SOUTH Single-Family Residential & Golf 
Course R1A (Single-Family Residential  District) 

WEST Single-Family Residential R1A 
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COMPARISON CHART 
 

  
EXISTING 

 
PROPOSED 

 
REQUIRED/PERMITTED 

Zoning AG (Agriculture District) AG AG 

Gross Lot Area 340,373  sq ft 
(7.86 acres) 

 340,373  sq ft 
(7.86 acres) 100,000 sq ft MIN 

Setback – Front: Geddes 35 ft 35 ft 40 ft MIN 

Setback – Front: Hickory 
Lane 40 ft 40 ft 40 ft MIN 

Setback  - Front: Huron 
Parkway 30  feet* to pool 30  ft** to tennis facility 40 ft MIN 

Setback – Rear 271 ft  271 ft  51 ft MIN 
(10% of lot width) 

Height 22.5 ft  22.5 ft 30 ft MAX 

Parking – Automobile 59 spaces 59 spaces 
 
36 spaces MIN 
 

Parking – Bicycle Class C – 12 spaces Class C – 12 spaces Class C – 8 spaces MIN 

    Existing nonconforming 
*  Variance approved for pool setback 1997 
** Variance requested 

 
HISTORY 

 
The Racquet Club of Ann Arbor was annexed from Ann Arbor Township in 1965 and remained 
unzoned until 1972 when it was zoned AG.  It was zoned AG(Agriculture District) due to the lot 
size, private recreational use, and location of the surrounding golf course and single-family 
uses.  As part of the 1997 site plan approval for the pool expansion, variances were approved to 
waive parking lot lighting requirements and to encroach ten feet into the front setback to expand 
the pool.  In 1998, a site plan was approved by the Planning Commission to revise the parking 
lot layout and traffic circulation.  In 2003, an administrative amendment was approved for a 
snack shack addition.  An administrative amendment was also approved in 2008 for demolition 
and replacement of a 944-square foot garage/office structure and addition to the care taker’s 
house.  
 
As part of the 2008 adminstrative amendment review, the Systems Planning Unit determined 
sidewalks were required on both Hickory Lane and Geddes Avenue fronting this site as required 
by Public Services Department Standard Specifications.  This sidewalk requirement was waived 
by City Council Resolution (R-08-140).   

 
      PLANNING BACKGROUND 
 

The Master Plan: Land Use Element Future Land Use Map recommends single and two family 
uses for this site. There is not a site specific recommendation for this site.  The current Non-
Motorized Transportation Plan recommends bike lanes on both sides of Geddes Avenue and a 
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sidewalk on the north side.   The Land Use Element stresses pedestrian access between the 
neighborhood and the recreation area.   
 

DEPARTMENT COMMENTS 
  
Systems Planning –  A request has been submitted by the petitioner for a waiver of the sidewalk 
requirement to be granted by City Council.  Waivers had been granted for two previous site 
plans; in 1997 and again in 2008.  Community focus on improving all modes of transportation, 
including bicycle and pedestrian transit, has intensified since the last waiver was granted, and 
the need for sidewalk along, at minimum, Geddes Avenue remains unmet.  Staff supports 
construction of a sidewalk at this location. 
 
Sanitary sewer mitigation is not required for this project. 
 
Planning – The proposed tennis building and additions are consistent with the recreational uses 
allowed in the AG District.       
 
Staff recommends that sidewalks be installed on both Hickory Lane and Geddes Avenue to 
better accommodate pedestrian traffic to and from the site.  The petitioners have indicated they 
do not wish to add sidewalk, noting there are no sidewalks in the surrounding neighborhood and 
the club has operated without sidewalks since its opening.   
 
The Public Services Standards and Specifications require sidewalks be provided on both sides 
of all streets in the City and the Non-motorized Plan includes a planned sidewalk on the north 
side of Geddes Avenue and bike lanes on both sides of road in this area.  The south side of 
Geddes Avenue from Hickory Lane to the non-motorized link with the Huron Parkway path 
system  is currently not included in the NTP for a sidewalk.  
 
The Non-motorized Plan generally is focused on higher order roadways and does not delve into 
neighborhood streets and non-motorized systems.  (the reasoning  was there are over 80 
identified sidewalk gaps on the higher order system, arterials and major roads, and these 
facilities were seen as a higher priority.  This is due to the higher traffic volumes and speeds 
along the arterial system. 
 
This existing sidewalk gap between Hickory Lane and the non-motorized path link to the former 
Huron Parkway ramp has been noted as a recommended amendment into the Plan.  The 
rationale for the proposed amendment is this non-motorized path links Geddes Avenue directly 
with the citywide/regional trail system along Huron Parkway.   The sidewalk along the subject 
property would enable the neighborhood a safe and direct link to the ramp connection. 
 
The Geddes Ave sidewalk, north side of road, is currently under design as part of  a road 
reconstruction project to exend westward towards the Gallup Park entrance.  This sidewalk is 
expected to be built in 2016 as part of the Geddes Avenue Improvement Project, which is listed 
in the CIP. 

 
Similarly, the Hickory Lane west side sidewalk should include a new crosswalk across Geddes 
to enable pedestrians the right-of-way to access the sidewalk to be added on the north side of 
Geddes 
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Prepared by Christopher Cheng 
Reviewed by Wendy Rampson 
mg/03/12/15 
 
Attachments: Sidewalk Waiver Letter  
   Zoning Map 
   Aerial Photo  
   Site Plan 
   Landscape Plan 
   Elevations 
   Geddes Avenue Sidewalk Improvement 
    
 
c: Petitioner: Ann Arbor Racquet Club 
    3010 Hickory Lane 
    Ann Arbor, MI 48104 
 
 Petitioner’s Representative: Scott Betzoldt 
     Midwestern Consulting, LLC 
     3815 Plaza Drive 
     Ann Arbor, MI 48108 
 
 Project Management 
 Systems Planning 
 File No. SP14-065 
    



 

March 3, 2015 

 
Chris Cheng, AICP 
City of Ann Arbor 
301 E. Huron Street 
Ann Arbor, MI 48107 
 

RE: Request for waiver for sidewalk installation at Racquet Club of Ann Arbor 

Chris, 

We formally request that as part of our site plan review for updates to our facility, that the City waives 

the requirement for installing sidewalks along the frontage of our property located at Geddes Ave. and 

Hickory Lanes.  

It is our opinion that the requirement serves no benefit to the City’s non-motorized transportation plan. 

This issue has been pursued with the club under previous site plan review and an administrative 

amendment in 1997 and 2008. Each time, City Planning has pushed us to have to have this issue put 

before City council. Both times the council resolved that this requirement was to be waived and that any 

future plans for sidewalks in the area would be part of a special assessment, and not a requirement for 

project approval. Although each request came with no question or debate among Council, we believe 

there are several factors that influence this decision.  

1. There are no sidewalks leading into or around the Hickory Lane area. The Ann Arbor Hills 

neighborhood does not have any plans to install sidewalks and would be challenged by all of its 

residents if it were imposed upon them each time a request for renovation permits were 

submitted.  In 2008, Council had suggested that this should not have even been considered 

since sidewalks on Hickory would “lead to nowhere”.  

 

2. Current plans for work along Geddes Avenue from Riverside to Hickory Lane include 

improvements on the north side of Geddes as part of the non-motorized transportation plan. As 

part of the requirement, sidewalks and bike paths will be installed. There is no mention of need 



or plans for sidewalks on the south side (Racquet Club side). In addition, the significant cost and 

burden to move utilities, forfeit property to allow for a barrier- free, accessible sidewalk, 

retaining and other issues make it improbable.  The last published document regarding this issue 

can be found here; 

http://www.a2gov.org/departments/engineering/Documents/Geddes%20Avenue%20Improvem

ents%20Status%20Update%202014-10-07.pdf 

 

3. Lastly the consideration of almost .25 miles of sidewalk for one property that would only 

essentially service our users (members, seasonal during summer) would be a challenge to 

manage. Cost for upkeep, including specialized equipment to clean the sidewalks would be 

expensive for one property owner to maintain. As an observer of the foot traffic in our area, this 

sidewalk would essentially serve no improved benefit and would likely get little to no use most 

of the time. 

 

The spirit of the non-motorized plan has great intention and we fully support the cause. In this case, we 

do not feel it is applicable. I am confident as several of our Racquet Club members  sit on City Council, 

they again would agree and support our request. The comments that this issue does “not live in 

perpetuity” may arguably be true, we do not believe circumstances have changed since our last waiver 

in 2008.  

The project submitted comes at careful thought to the expense of to the membership of our small, 

seasonal facility. The current state of the area in pursuit is due to the need for the condition of the 

existing facilities. Flooding, need for new roofs, barrier free accessibility among many other issues drives 

this project. The cost of adding sidewalks may stall or stop this project if it were so imposed. We expect 

to meet other requirements to improve our facility as well as the impact on City concerns such as 

watershed and Chapter 63.  

It is our hope that this issue does not compromise the integrity of the project and hope that our 

intentions align with the due diligence of all parties involved. 

 

Thank you for your consideration. 

Regards, 

 

Brent Schomaker, General Manager 

Racquet Club of Ann Arbor 

bschomaker@a2racquet.com 
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CITY OF ANN ARBOR - GEDDES AVENUE IMPROVEMENTS PROJECT
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