
PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of December 02, 2014 
 
 

  
SUBJECT: 2250 Ann Arbor-Saline Road Zoning and Site Plan for City Council 

Approval  
(2250 Ann Arbor-Saline Road) 
File Nos. A14-003, Z14-017 & SP14-023 

 
 

PROPOSED CITY PLANNING COMMISSION MOTION 

          The Ann Arbor City Planning Commission hereby recommends that the 
Mayor and City Council approve the 2250 Ann Arbor-Saline Road Annexation, R4B 
Multiple-Family Dwelling Zoning, Site Plan and Development Agreement, subject to 
preliminary plan approval by the Washtenaw County Water Resources 
Commissioner.   

 
 

 
PROPOSED CITY PLANNING COMMISSION MOTION 

 
 

 
          The Ann Arbor City Planning Commission hereby recommends that 
the Mayor and City Council approve the 2250 Ann Arbor Saline Road 
Wetland Use Permit, to remove up to 1,728 square feet of wetland area, and 
mitigation plan, including construction of at least 2,592 square feet of new 
wetland, restoration and monitoring of the remaining wetland area.    

 
 

 
STAFF RECOMMENDATION  

 
Staff recommends that the annexation, zoning and site plan be approved because it is within 
the City’s water and sewer service area and the proposed R4B zoning is consistent with the 
adjacent zoning, surrounding land uses and the Master Plan Future Land Use Element.   
 
 
Staff recommends that the wetland use permit be approved because issuance of the permit is 
in the public interest, the permit is necessary to realize the benefits from the development, and 
the activity is otherwise lawful.    

 
LOCATION 

 
The site is located on the west side of Ann Arbor-Saline Road, just south of Scio Church Road 
(South Area, Malletts Creek Watershed, Ward 4). 
 

DESCRIPTION OF PETITION 
 
The subject site is 5.34 acres and currently in Pittsfield Township’s jurisdiction. The petitioner is 
requesting R4B (Multiple-Family Dwelling District) zoning and site plan approval in order to 
construct 75 attached residential units in a single building. The site will need to be annexed from 
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Pittsfield Township. When the annexation is accepted by the State of Michigan, the site plan 
and zoning will proceed to City Council for final action. Residential units will be a mix of one 
(20), two (53) and three (2) bedrooms and will range in size from 785 square feet to 2,098 
square feet. 
 
The building will be marketed to active adults and will contain a community gathering area, 
exercise room and outdoor pool. Outdoor amenities will also be provided including a water 
feature, fire pit, walking paths and outdoor seating areas. There will be a total of 154 parking 
spaces provided on the site, 79 of these spaces enclosed underneath the building, the 
remaining 75 spaces provided in an exterior parking lot. The site is proposed to be accessed by 
two curb cuts, the primary access will be from Ann Arbor-Saline Road with a secondary gated 
access from Lambeth Road to the west. The security gate on the secondary access will be 
controlled through a security card permitting only residents and emergency services to use this 
for vehicular traffic. A new sidewalk will be constructed that will connect the existing 
neighborhood to the west to the non-motorized path along Ann Arbor-Saline Road. There are 
two AAATA bus stops near the site on Ann Arbor-Saline Road, one to the north and one south 
of the proposed driveway.  Solid waste and recycling facilities will be provided adjacent to the 
underground parking entrance.  
 
Storm water management will be provided in a detention basin in the southwest corner of the 
site.  Currently no storm water treatment exists for the site. The location of the basin is at a 
natural low point for the site and the adjacent neighborhoods. The surrounding neighborhoods 
have been subject to flooding during extreme weather events. The petitioner and property 
owner have worked with the City and adjacent property owners from the adjacent Village Oaks 
neighborhood, in order to engineer a much larger storm water facility than is required for the 
impervious surface on the site alone. The extra capacity will serve to absorb the additional 
storm water from off-site and release over time to minimize flooding in downstream 
neighborhoods. The City and the owner will have an agreement that covers the installation and 
management of the regional storm water system.   
 
There are 6 landmark trees located on the site. The site plan indicates all 6 will be removed for 
construction of the building or site elements such as parking or detention. All landmark trees 
removed will be mitigated onsite as required by City Code. The petitioner will plant 29 trees with 
a total of 72.5 caliper inches on the site for mitigation.   
 
There are three small wetlands located on the site totaling 1,728 square feet. These wetlands 
will be removed for construction of the large regional storm water basin. The wetlands will be 
mitigated on site with the installation of 2,592 square feet of wetland on the site as required by 
City Code. The new wetland will be located near the northwest corner of the site.  
 
The estimated cost of construction is $3,500,000.  
 

 
CITIZEN PARTICIPATION 

 
The petitioner held a meeting for interested citizens on March 12, 2014.  Invitations were sent to 
all residents and property owners within 1,000 feet of the site as well as all subscribers to the 
GovDelivery planning update service.  Thirty people attended the meeting.  The attendees 
asked questions about storm water controls, neighborhood flooding and neighborhood traffic.  
The full report provided by the petitioner is attached.  
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SURROUNDING LAND USES AND ZONING 
 
 LAND USE ZONING 

NORTH Residential  R4B (Multiple-Family Residential District) 

EAST Commercial C1B (Community Convenience Center)  

SOUTH Residential R2A (Two-Family Dwelling District) 

WEST Residential R1C (Single-Family Residential District) 
 
 
 

COMPARISON CHART 
 
 EXISTING  PROPOSED REQUIRED 

Zoning TWP (Township)  R4B R4B 

Gross Lot Area 5.34 acre  5.34 acre .32 acre (14,000 sf MIN) 

Se
tb

ac
ks

 Front N/A 40 ft 15 ft MIN 
40 ft MAX  

Side(s) N/A 31.3 ft (South) ** 
60.9 ft (North) ** 

70.88 ft MIN (South)* 
75 ft MIN (North) * 

Rear N/A  230.9 ft   30 ft MIN  

Minimum Useable 
Open Space N/A 83% 55% MIN  

Minimum Active 
Open Space N/A 28,000 sf 22,200 sf MIN 

Height N/A 44.75 ft 
45 ft MAX (for buildings with 
parking underneath at least 
35% of building)    

Parking - 
Automobiles N/A 

79 spaces-under 
structure 

75 spaces- surface lot 
154 spaces - Total 

111 spaces MIN  

Parking – Bicycles N/A 
16 spaces 
8 Class A (garage) 
8 Class C 

15 spaces MIN 
50% – Class A 
50%– Class C 

*Required side setback shall be increased 1 ½ inches for each foot of building length over 50 feet.  
 
**  Per Chapter 55, 5:62(2) As an alternate to providing the additional side setback for a section of the building as 
required due to the building length exceeding 50 feet, a greater amount of useable open space has been provided 
between the minimum required setback and the building in another section.  
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HISTORY 
 
The parcel currently is vacant. Early (pre-1960) aerial photographs indicate the land was used 
for some limited farming. In recent years, the parcel had contained a single-family house and 
accessory buildings. The house and detached garages were demolished in 2005.  
 

 
PLANNING BACKGROUND 

 
The City of Ann Arbor Master Plan: Land Use Element identifies this parcel as part of Site 1 in 
the South Area.  Single-family detached uses are recommended adjacent to the Lansdowne 
Subdivision and south of The Meadows Condominiums. Future residential uses will need to 
have linkages to Ascot Street for access to Lawton School and Lansdowne Park.  
 
Chapter Five of the City of Ann Arbor Master Plan: Land Use Element recommends providing 
pedestrian, bicycle and transit connections and amenities to encourage alternatives to vehicular 
access by increasing travel choices. They include but are not limited to: a) providing safe, well 
lighted and convenient pedestrian and bicycle paths between development projects, along 
major and minor streets and to transit stops, b) providing secure bicycle storage facilities such 
as covered parking or lockers, c) providing conveniently located bus shelters that are close to 
stores and street crossings, and d) designing sites with an emphasis on pedestrians, bicyclists 
and transit riders. 
 
Chapter Five of the City of Ann Arbor Master Plan: Land Use Element states an objective of 
locating high residential densities near mass transit routes and in proximity to commercial, 
employment and activity centers. Another objective is improving transportation integration 
between neighborhoods. 

 
STAFF COMMENTS  

 
Systems Planning – Adequate utilities exist to serve the site. Twenty-one footing drain 
disconnects or equivalents will be required.  
 
The City’s FY2014-2019 Capital Improvement Plan has identified the need for a regional storm 
water detention basin to be constructed within the area of this proposed development site.  
The Systems Planning Unit has been working with the petitioner’s project team for 
implementation of the regional storm water detention basin in conjunction with the proposed 
development. An agreement is being drafted and will be forwarded to the petitioner when 
completed for their review. 
 
Traffic- The City’s Traffic Engineer has reviewed the project and determined that a traffic impact 
study was not required. The threshold for the requirement of a traffic impact study is a peak 
hour trip generation of 50 trips; the proposed development is estimated to generate around 25 
peak hour trips, well below the threshold to require the study.   
 
The site plan as submitted does not have general purpose connection to Lambeth, only a gated 
emergency and resident access point.  Traffic Engineering staff supports a general purpose 
connection as it would benefit the public providing for improved neighborhood connectivity, a 
reduction in vehicle-miles travelled, improved emergency response times,  and improved routing 
for snow plowing and trash pickup. 
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Fire – Fire hydrant coverage is being met, an additional hydrant will be installed on the site. The 
Fire Marshall supports the gated connection to Lambeth Drive for secondary access to the site. 
While the connection is not required because the project is less than 100 units, it is preferred to 
have multiple access routes available when it is possible to install them.   
 
Planning – Planning staff supports the project as proposed. The project will help provide a 
diversity of housing product in the area appealing primarily to an active adult market. The 
amenities provided on site will be targeted for older residents, and the majority of units will be 
one and two bedrooms.  The proposed use is consistent with the adjacent land uses to the north 
and many of the City of Ann Arbor Master Plan: Land Use Element objectives including locating 
high residential densities near mass transit routes and in proximity to commercial, employment 
and activity centers.   
 
Staff encouraged the petitioner to consult the City’s Land Use Element for design guidelines for 
the design of the building as well the overall site layout. The design of the building places the 
majority of the massing away from the adjacent single and two-family developments to the south 
and west. Providing parking underneath permits the petitioner to build up to 45 feet in height, 
this allows the massing to be consolidated into one building. As a result, the majority of the site 
(83%) is considered useable open space, which is significantly above the minimum requirement 
of 55% useable open space in the R4B District.   The proposed multiple-family use and R4B 
Zoning is consistent with the adjacent zoning to the north of the site. The density proposed 
would result in 13.9 units per acre; the maximum density permitted in the R4B Zone is 15 units 
per acre.  
 
The petitioner has also worked extensively with the City to provide a solution to the regional 
flooding problem in the area. The detention basin will be significantly oversized in order to 
detain water flowing onto the site from the adjacent area. There is currently no storm water 
detention provided on the parcel, as result water now flows directly off of the property to 
adjacent neighborhoods to the south.    
 
A Development Agreement has been written to address utility, storm water basin maintenance 
and on-site improvements.  
 
Parks – Petitioner has provided some outdoor amenities, however the location of the volleyball 
court is not supported by Parks staff. Staff has suggested providing outdoor exercise equipment 
(instead of the volleyball court) to compliment the interior gym. If this provided, Parks staff may 
be able to reduce or waive the requested parks contribution. If there are no exterior amenities 
provided for residents, the requested donation will be $46,500.  
 
Prepared by Matt Kowalski 
Reviewed by Jeff Kahan 
 
Attachments:  Parcel/Zoning Map 
   Aerial Photo 
   Site Plan 
   Landscape Plan 
   Zoning Application 
   Draft Development Agreement 
   Citizen Participation Report  
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c: Petitioner: Mirafzali Family LLC 
   1125 Country Club Drive 
   Ann Arbor, MI 48105 
 
 Petitioner’s Representative: Brad Moore 
      J. Bradley Moore & Associates 
      4844 Jackson Road Suite 150 
      Ann Arbor, MI 48103 
 
 City Attorney 
 Systems Planning 
 File Nos. SP14-023, A14-003, Z14-017 
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2250 Ann Arbor-Saline Road                                      Citizen Participation Meeting Report 

Date: March 12, 2014 

Time: 6:30pm 

Location: Briarwood Holliday Inn Express 

                  600 Briarwood Circle, Ann Arbor, MI 

Presenters 

J Bradley Moore & Associates, Architects, Inc - Brad Moore 

Midwest Consulting, LLC - Scott Betzold 

A Mailing list of approximately 200 names was supplied by the City Planning Department.  Postcards 

were mailed to the addressees as require by city ordinance. 

Approximately 30 attendees showed up (including Council persons Margie Teal & Jack Eaton) with about 

20 singing attendance sheets (see attendance sheets appended hereto) 

Presentation Started at about 6:40pm in order to leave additional travel time due to a snow storm earlier 

in the day. 

After Mr.'s Moore & Betzold presented the drawings of the proposed development they fielded the 

questions below from the attendees and gave corresponding answers. 

 

Q. Will Township codes or City codes govern the proposed development 

A. City 

Q: Where are the proposed driveway access control gates? 

A. At the rear entrance to the surface portion of the parking lot east of the building and also at the Ann 

Arbor - Saline Rd. entrance to the surface parking on the east side of the building. 

 

Q: Could you move the western one  closer to Lambert? 

A: The Manufacturer suggests closer to building is better to prevent vandalism but we will consider 

alternate location closer to the public right of way on/of Lambeth. (WE SUBSEQUENTLY HAVE 

RELOCATED THE GATE AS REQUESTED) 

Q: Is the plan to develop the retention basin in excess of what is required just for the new building 

proposed? 

A: Yes, it will be about 3 times what the  requirements would be just for the proposed 

building/development. This to help out with flooding problems in the area. 

 

Q: One attendee Pointed out that there were/are storm water issues up stream and city outflow in storm 

sewer. Has that been considered? 

A: The development team is working closely with the city to address all stormwater issues related to 

storm water flow both upstream and downstream from the proposed project. The large volume of the 

proposed detention basin will go a long way to helping remedy the current problems with stormwater. 



Q: The property to the north does not work with storm water.  Are you doing anything about that? 

A: We are working with the city to address stormwater issues in the area. 

 

Q: Are they adjusting the pipe size on the Brookdale property to the north? 

A: A Pipe restrictor in the Brookdale detention basin to the north was apparently never installed resulting 

in "gully-washes" and scouring of the drainage swale that cross our property and of course consequent 

problems downstream. It is our understanding that the outflow restrictor is now in place. 

Q: Who screwed up in the first place? 

A:  We don't know. 

Q: Little children are in the area and there is 45ft strip where flash flooding occurs there. If it starts to 

flash flood while children are playing how are you going to protect them or animals? Anything keeping 

them from washing away? 

A: Now that  the restrictor is in place upstream the intensity of storm water flow  should decrease.  

 

Q: Really concerned about safety. Lack of trees, asphalt etc. Is the designed basin enough to account for 

it all? 

A. The basin is 3 times what is required for our project alone. City and County need to sign off on the 

design. The slopes on the sides of the detention basin are relatively shallow as called for in county and 

city guidelines. 

Q: What about safety after the rain In the pond? 

A: Only 4-5ft deep at the deepest . The slopes on the sides of the detention basin are relatively 

low/shallow as called for in county and city guidelines. it is not a permanent "pond" but rather a 

detention basin that will only fill during very heavy storm events and completely drain within 24 to 48 

hours. For most of the time it will be a grassy lawn/meadow. 

 

Q: There will be no safety fencing around the detention basin? 

A: No, not as of now 

Q: Are there already detention basins that are working? 

A: Yes, Some in the area may have deficiencies that the city is addressing. 

Q: Are there going to be plantings of trees? 

A: Yes, there will be at least a double row of trees, both evergreen and deciduous around the detention 

basin and as otherwise required by the city ordinances. 

Q: Are you going to keep the existing trees? 

A: We are trying to preserve as many trees as possible. Over sizing the detention pond will require 

removal of some trees to aid in flooding control that would otherwise not need to be removed. 

Q: How deep is the pond? 

A: It will not be a "pond" except that it will detain water during very heavy rain events. it will be about  4-

5 ft deep during a 100 year storm event. It will drain completely in 24 to 48 hours. 

Q: At the Lambith side of the project  it will be a 4 story building? 

A: It will become 4 stories of exposed building wall only at the very north-west end of the building as the 



grade falls away. This will allow access to the basement garage level. it is only 3 stories for most of the 

building. It is much the same as a one or two story home that has a walk-out basement except that it will 

be a 3 story residence with a walk-out basement level. 

 

Q: You said the building height will be 45ft?  

A: This is the Average building height as defined by the city ordinance.  

Q: What is the city requirement for 2 driveway entrances? Nursing home doesn’t have two. 

A: current life safety codes for a project this size call for two access points for emergency vehicles such as 

police, fire and EMTs. Brookdale assisted living next door has fewer residents and was built under older 

codes so we can't say what standards are or were appropriate for that project. We are complying with 

best practices in terms of access to the city roads for the safety of our residents. 

 

Q: There’s a stream that flows across the back of your property and you are going to put a road across it? 

A: it is not a stream it is a drainage swale. We are only proposing a private driveway over it and will 

comply with County & City ordinances  with respect to storm water and such. 

 

Q: Lambith was never meant to go through. 

A: We are not extending Lambeth to Ann Arbor -Saline Rd. There ill be a private drive connecting our 

project to the public ROW on/of Lambeth. Traffic access control gates will be installed to restrict use of 

the private drive on-site to our residents. Not ne but two will be installed.  There will not be cut-through 

traffic.  

Q: Time line for construction? 

A: Planning is 6-8 months in best case. Construction 15-18 months For the total project. Detention basin 

is constructed early in the process. 

Q: When can they start working each day? 

A: They can only work during the hours prescribe in the city ordinance. 

Q: There Needs to be  a barrier or something to prevent traffic right at the entrance to the private drive 

from Lambeth 

A: We will consider moving the access control point to Lambeth as well as installing a sign that says 

something along the lines of "Private Drive - no access or through traffic". 

 

Q: What about going through the other way? 

A: There will be another Access control gate closer to Ann Arbor-Saline Rd. as well. 

 

Q: You are also going to have to not let the residents allow non residents to use the private drive.  

A: We can put language into the condominium bylaws. Nobody who is a resident in our project wants 

unauthorized or unrestricted use of the private drive either. 

Q: Will the tagged trees be saved? 

A: Those tags are installed for recording purposes. Any trees removed will be available to be moved. 



Q: How tall are the proposed new trees? 

A: Conifer 5- 7ft. Deciduous various calipers depending on species. 

Q: Are all the Tagged trees are being cut? 

A: Not all of them. The tags are just inventorying aids.  

Q: We Planted some trees are that not tagged and we planted them past our property line with 

permission of the former owner. Can we have them tagged? 

A: Not tagged now and they are not included in the inventory so far. 

Q: What are the setbacks? 

A: As the project evolves the required setback under the city ordinance will be followed but the building 

will be at least 30 plus feet away from the property lines at closest approach. 

Q: What about views into existing residences? 

A: New building will be at least 30ft away from property with about 1:1 ratio to proposed building 

height. There will be trees planted along the property lines common to existing residences. 

Q: Will traffic  Getting out to Ann arbor saline road cause problems? 

A: We have placed the entrance drive on Ann Arbor-Saline Rd. in the best possible location. It is unlikely 

that the project will generate enough traffic to require a full blown traffic study. City traffic personnel will 

review the proposal. 

Q: People are going to cut through to avoid traffic especially on football days. It will become a short cut 

for everyone. Need to manage gate correctly. 

A: There will not be 'cut-through' traffic due to access control gates. 

Q: How often will water fill pond? 

A: Graphic shows 100 year event. Depends on storm size and melt. Typically less than half the shown size 

would fill. 

 

Q: Will it stay wet? 

A: No. It will be planted  with grass as a lawn. 

Q: Who is  going to maintain it and what about mosquitoes? 

A: Dry basin most times not a  'pond'  so as to prevent mosquitoes. City is going to take responsibility for 

long term maintenance since it will be a regional detention basin. 

Q: Who will be Fixing the sidewalk along Ann arbor-Saline Rd.? 

A: It is in/on city property so we can’t do anything about it. 

Q: Projected sales value? 

A: We are told Comparable Condominium Sale  prices elsewhere in town are running at $250-$350 per 

sq.ft. Specific marketing prices have not been determined yet. 

Q: Whose the builder? 

A: Hasn’t been selected yet.  

Q: When will ground breaking happen? 

A: Depends on timing of approvals. 



Q: Who are the funders? 

A: We are retained by the property owner. An individual owns the property. 

Q: Any possibility the detention could be implemented sooner? 

A: Depends on how quickly studies go, etc. but it is a possibility. The earliest would be fall of this year, we 

think. 

Q: Retention pond costing village oaks residents money? 

A: No idea at this point. 

Q: How do we know that management company/developer is legit and that project is going to succeed? 

A: There aren’t any specifics determined yet as to the management company. Market is improving so we 

expect a successful project. Site plan approval process is good for three years. They want to get moving 

soon with current housing momentum being what it is. It is in developer's best interest to sell units as 

fast as possible given current economic circumstances. 

Q: How long will it take to complete? 

A: Public utilities are already on-site so the Entire process should be about 15months for the exterior 

with unit interiors to be finished for some months afterward. 

Q: What's air quality going to be? 

A: There will be some dust as with all construction projects. 

Q: Are utilities underground?  

A: yes.  

Q: Where are gutters going to take water to? 

A: They will be piped to the detention basin. 

Q: How can we keep track of process? 

A: City Planning Department website has email notification system you can sign up for. And Please feel 

free to contact us. 

Formal Presentation Concluded @ 7:45pm 

 

A subsequent meeting for three residents who were unable to make the CPM meeting was held at the 

offices of J Bradley Moore & Associates to explain the project. Additional people who could not attend 

either the CPM or the second meeting at the offices of J Bradley Moore & Associates submitted 

questions (via e-mail) of the same nature as those expressed at the CPM (chronicled herein) and were 

answered via e-mail along the same lines. 
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