
PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of September 17, 2013 
 
  
SUBJECT: Traverwood Apartments Rezoning, Wetland Use Permit and Site Plan for 

City Council Approval  
(2225 Traverwood Drive) 
File Nos. Z13-006, WUP13-001 & SP13-017 

 
 

PROPOSED CITY PLANNING COMMISSION MOTION 

          The Ann Arbor City Planning Commission hereby recommends that the 
Mayor and City Council approve the Traverwood Apartments Rezoning, Site Plan 
and Development Agreement, subject to preliminary plan approval by the 
Washtenaw County Water Resources Commissioner and subject to approval of an 
administrative land transfer and an administrative amendment to the 2025 
Traverwood site plan.   

 
 

 
PROPOSED CITY PLANNING COMMISSION MOTION 

 
 

 
          The Ann Arbor City Planning Commission hereby recommends that 
the Mayor and City Council approve the Traverwood Apartments Wetland 
Use Permit and mitigation plan.    

 
 

 
 

 
STAFF RECOMMENDATION  

 
Staff recommends that the rezoning and site plan be postponed to give the petitioner an 
opportunity to address staff comments, including additional information required for the 
provision of utilities, natural features protection and site connectivity. 
 
Staff recommends that the wetland use permit be postponed to give the petitioner an 
opportunity to address staff comments, including additional information required for wetland 
mitigation. 
 

 
LOCATION 

 
The site is located on west side of Traverwood Drive, north of Plymouth Road (Northeast Area, 
Traver Creek Watershed). 
 

 
 

DESCRIPTION OF PETITION 
 
The subject vacant site is 21.8 acres and zoned R4D (Multiple-family) and ORL (Office, 
Research, Limited Industrial). At this time, the site is composed of one 17.96 acre parcel, with 
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an administrative land transfer under review to add 3.88 acres zoned ORL from the adjacent 
parcel to the southeast. The 3.88 acre portion will be rezoned to R4D and combined with the 
17.96 acre parcel for a total parcel size of 21.84 acres.  
 
The petitioner is proposing to construct 16 two-story apartment buildings containing a total of 
216 dwelling units with 280 bedrooms. The units will be constructed in two styles of Buildings: 
Type ‘B’ and Type ‘C’. There will be 8 Type ‘B’ buildings constructed on the site, each 
containing 15 units and 11 single-car garages. There will also be 8 Type ‘C’ buildings, each 
containing 12 units and 8 single-car garages. All units constructed will contain either one or two 
bedrooms.   
 
A 6,150 square foot community building will be constructed near the center of the site. The 
community building will contain a leasing office, meetings rooms, a small kitchen and an 
exercise facility. There will be an outdoor pool with patio adjacent to the building. A play area 
including playground structures and benches will also be constructed in this area.   
 
The project will be phased, with the construction of Buildings 1 through 11 and the community 
building constructed in the first phase on the southern half of the site. All required storm water 
treatment and wetland mitigation will be constructed in Phase 1. The second phase will develop 
Buildings 12 through 16 and associated parking on the northern half of the site. The petitioner 
intends to move directly to Phase 2 after the completion of the first phase.   
 
A total of 336 parking spaces will be provided on the site. A total of 152 parking spaces will be 
contained within garages and 184 surface parking spaces, including 8 barrier-free spaces. 
There will be 152 Class A and 36 Class C bicycle spaces provided, for a total of 188 spaces on 
the site.    
 
The northern half of the site will be accessed through a ‘U’ shaped private drive with two curb 
cuts off Traverwood Drive leading to all the surface and garage parking. The southern half will 
be accessed through a private drive extension from the adjacent office site to the southeast. 
This drive will be extended through the southern half of the site, ending with a new curb cut on 
Traverwood Drive.  
 
There currently is a public sidewalk along Traverwood Drive. The petitioner will provide internal 
sidewalks along the private drives to link directly with the Traverwood sidewalk. Internal 
crosswalks across the private drives are also provided. The petitioner is providing a woodchip 
path link directly to the Stapp Nature Area and winding through the western edge of the site. 
The path will link to a path within the adjacent Leslie Woods Nature Area.  
 
The storm water management system is under the jurisdiction of the Washtenaw County Water 
Resources Commission.   Storm water management will be provided in a series of above-
ground detention ponds and smaller basins throughout the site. The main detention pond was 
constructed in the 1998 as part of the regional storm water detention program for the 
Traverwood development. Sufficient capacity exists in the main basin, and new basins will be 
constructed in order to pre-treat runoff. The storm water management plan is consistent with the 
approved 1998 Traverwood Storm Water Management plan.  
 
The site is characterized by several significant natural features, including woodlands, landmark 
trees and wetlands. Since some disturbance to natural features is proposed, the petitioner has 
provided an alternatives analysis for evaluation by staff. 
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 A high quality native forest fragment is located on the northern part of the site. The majority of 
this woodland will be preserved, with only the disturbance of an improved woodchip path. There 
are 196 landmark trees located on the site; the tree survey indicates that all but 10 are in good 
health. Current plans indicate 40 landmark trees will be removed for construction of buildings or 
site elements such as parking or detention. All landmark trees removed will be mitigated onsite 
as required by City Code. Mitigation will result in an additional 165 trees planted on the site.  
 
A ‘Wetland Determination and Site Characteristics’ report submitted by the petitioner identifies 
three wetlands located on the site.  The largest wetland is the regional detention pond, which 
contains a wetland fringe (3,200 square feet); this will not be affected by construction. The two 
remaining wetlands consist of a natural pond (39,900 square feet) and a siltation basin (5,440 
square feet) that was constructed for an adjacent project and which has developed into a 
wetland over time. The natural pond will have approximately 150 square feet of disturbance and 
the siltation basin wetland will be removed entirely. In addition to the wetland use permit 
required by the City, a permit from the Michigan Department of Environmental Quality is 
required for the wetland disturbance.  
 
The estimated cost of construction is $30,000,000.  
 
 

CITIZEN PARTICIPATION 
 
The petitioner held a citizen participation meeting on April 18, 2013, prior to submitting the 
petition.  Invitations were sent to 2,024 residents and property owners within 1,000 feet of the 
site, as well as all subscribers to the GovDelivery planning update service.  Fifteen people 
attended the meeting.  The attendees asked questions about preservation of the natural 
features, including the native woodland and wetlands; preservation of public access to the site; 
and viability of additional apartments in Ann Arbor. The full report provided by the petitioner is 
attached.  
 

SURROUNDING LAND USES AND ZONING 
 
 LAND USE ZONING 

NORTH Park & Library PL (Public Land) & O (Office) 

EAST Office  ORL (Office, Research, Limited Industrial 
District) 

SOUTH Residential R4D (Multiple-Family) 

WEST Golf Course  PL (Public Land) 
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COMPARISON CHART 
 
 EXISTING  PROPOSED REQUIRED 

Zoning 
R4D (Multiple-Family) 
ORL (Office, Research, 

Limited Industrial) 
R4D(Multiple-Family) R4D(Multiple-Family) 

Gross Lot Area 17.96 acres (R4D) 
3.88 acres (ORL) 

21.84 acres (combined 
site) 1.9 acre (83,000sf) 

Lot Area per Dwelling 
Unit Not applicable 4,404 sf 1,740 sf MIN 

Usable Open Space 
in Percentage of Lot 
Area 

Not applicable 65.4% 50% MIN 

Se
tb

ac
ks

 Front (East) Not applicable 20 ft (MIN) 15 ft MIN 
40ft MAX  

Side (South) Not applicable 47.96 ft MIN 47.96 ft MIN*  

Rear (West) Not applicable 49.73 ft MIN   49.73 ft MIN ** 

Height Not applicable 30 ft/2 story 120 ft MAX   

Parking - 
Automobiles Not applicable  336 spaces  324 spaces MIN  

Parking – Bicycles Not applicable 

152 spaces – Class A 
(garages) 

36 spaces – Class C 
 

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

* Side setback shall be increased 1 ½ inches for each foot of building length over 50 feet. 
** Rear setback shall be increased 1 ½ inches for each foot of building width over 50 feet. 
 
 

HISTORY 
 
Early (pre-1960) aerial photographs indicate the southern half of the site was used for some 
limited farming.  The site was annexed into the city in 1989 as part of the original 93-acre 
Traverwood Zoning and Area Plan, which called for a mixture of land uses including 
commercial, office and residential.  The commercial portion has been constructed (Traver 
Village) and many of the office sites have been constructed for office or institutional uses.  In 
2003, the petitioner sold 8 acres from the northern half of the site to the City for the Stapp 
Nature Area.   
 
This site currently is zoned for multiple-family uses (R4D) which allows a density of up to 25 
units per acre and office, research and limited industrial uses (ORL). 
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PLANNING BACKGROUND 

 
The City of Ann Arbor Master Plan: Land Use Element identifies this parcel as Site 7 in the 
Northeast Area.  The plan notes that the north portion of this 20-acre site is adjacent to a high-
quality woodland (now a city park).  The remaining portion of the site contains a detention pond 
and gently sloping open fields, in addition to many informal walking paths.   
 
Residential uses are recommended for the R4D portion of the site at a gross density (minus 
right-of-way) of 7 to 25 dwelling units per acre.  Multiple-family (stacked units), townhouses or 
an assisted living facility would be appropriate.  The site can accommodate this density due to 
its proximity to nearby parks, employment and commercial centers, and a main transportation 
corridor.  Furthermore, residential uses would maintain an important mixed-use component of 
the Traverwood Area Plan.  The mixture of uses (retail, office, residential and recreational) in 
this area would improve the balance of jobs and housing and promote pedestrian activity.  
Below grade or structured parking is strongly encouraged.   
 
The small ORL (Office/Research/Limited Industrial) zoned parcel on the southwest corner of 
Traverwood Drive and Huron Parkway is appropriate for residential uses of up to 25 dwelling 
units per acre or a mixture of residential, office, research and retail uses.   
 
A public pedestrian linkage from the public sidewalk along Traverwood Drive to Leslie Woods 
Nature Area to the west is recommended to improve pedestrian access in the area.  Pedestrian 
walkways should be provided to adjacent office uses and public park land.  Landscaping should 
be provided on the west side of the R4D portion of the site to soften the visual impact of future 
development from the golf course to the west. 
 
Future development should incorporate community design techniques (described in Chapter 6 
of the Master Plan) that support the goals and objectives of this Plan. A pedestrian access 
easement should be provided north to south from Leslie Woods Nature Area to Stapp Nature 
Area. 

 
STAFF COMMENTS  

 
Systems Planning – Adequate utilities exist to serve the site. There are 52 footing drain 
disconnects or equivalents required. Revised sanitary easement details shall be provided prior 
to plan approval.  
 
Natural Resources – Details regarding wetland mitigation are still being finalized. The petitioner 
is proposing to provide some wetland mitigation within an existing detention pond. This is not 
permitted and proposed location must be revised.  Staff and the petitioner have had several 
discussions on these matters and are actively working together to resolve them.     
 
Parks – The Parks donation is satisfied by the reduced-cost sale of the Stapp Nature Area to 
the City of Ann Arbor in 2003. Parks staff is requesting that a formal access easement be 
recorded for the public path linkage on the site, details of which will be included in the 
development agreement.  
 
Planning – Planning staff supports the proposed residential development of this parcel, the use 
is consistent the Master Plan recommendations. The mixture of unit size (one and two 
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bedrooms) is a positive addition to the Ann Arbor rental market. The petitioner has revised the 
plan several times in response to citizen and staff concerns. The majority of the native woodland 
fragment on the northern half of the site will be preserved with the current development plan. 
Although the zoning would permit taller buildings, the buildings proposed, at a maximum of 30 
feet in height, will result in minimal visual impact from the adjacent golf course and park.   
To improve the pedestrian circulation throughout the site, staff has requested additional internal 
sidewalks along the private drive and realignment of several crosswalks.  
 
A development agreement will be prepared for this project to address utility, infrastructure and 
on-site improvements.  An administrative amendment for the 2025 Traverwood Drive office 
development is required as part of the proposed land transfer.  
 
Traffic – The traffic impact study provided for this project is acceptable. 
 
Prepared by Matt Kowalski 
Reviewed by Wendy Rampson 
 
Attachments:  Citizen Participation Report  
    Parcel/Zoning Map 
   Aerial Photo 
   Site Plan 
   Landscape Plan 
     
          
c: Petitioner: First Martin 
   William C. Martin 
   115 Depot Street 
   Ann Arbor, MI. 48105 
 
 Petitioner’s Representative: Earl Ophoff 
      Midwestern Consulting LLC 
      3815 Plaza Drive 
      Ann Arbor, MI 48108 
 
 City Attorney 
 Systems Planning 
 File Nos. SP13-017, Z13-006, WUP13-001, LD13-005 
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