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Discussion Agenda
1. Context

• Evolution of Planning and 
Zoning in Ann Arbor

• Impacts on equity
• Greenbelt
• A2D2 Plan
• A2Zero

2. Zoning Changes
• UDC adoption
• ADUs
• Review thresholds and lots
• TC1
• Electric Vehicle Parking
• Minimum parking regulation

3. Current Work
• Premiums
• Comprehensive Plan

4. Lessons Learned
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1 - Context
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Planning 
Origins in 
Ann Arbor

• Late 1800s: Ann Arbor prohibits slaughter of animals in 
the City.

• Morality protections: Close gambling halls; Prohibit the 
sale, circulation, and printing of obscene, immoral, 
indecent, or scandalous papers and prints; Houses of 
prostitution closed.  (Saloons ok)

• 1899-1919: University of Michigan enrollment 
triples;  campus construction boom.

• 1906: First apartment house.
• 1922: Olmsted Brothers recommend rigid zoning. West 

side designated for factories and worker 
housing. Suburban and country homes are located east 
of Washtenaw and south of Geddes.

• 1922: Staebler Filling Station.



First Ann Arbor 
Zoning Ordinance
September 4, 1923:
“An Ordinance regulating, 
restricting and districting the 
location of residences, trades, 
industries, businesses and the 
location of buildings designed for 
specified uses, and establishing the 
boundaries of district for the said 
purposes; providing for and 
establishing set back lines and 
providing for the violation of said 
ordinance.”



Zoning Year 1923 1940 1957 1967 1980 2022
Number of Zoning 
Districts

4 6 16 28 33 34

Pages 7 23 67 225 202 319
Number of 
Character Districts

9

Number of Overlay 
Districts

1

How did our Zoning Evolve?



Cost:

• Paving

• Landscaping

• Stormwater

• Off-street Parking

• Bicycle Parking

• Added processes

• Utility Costs

• Natural Features Mitigation

Land scarcity:
• Historic Preservation
• Open Space 

Requirements
• Wetlands
• Floodplains
• Lot Size/Density 

regulations

Result:
• High Costs
• Limited supply
• Access

How did our Zoning Evolve?



• Baltimore – Banned Black families from purchasing 
homes on predominately white blocks, and vice versa

• Atlanta – R-1 White District, R-2 Black District
• Indianapolis + New Orleans – Black families can only 

move to predominately white areas with written 
majority consent of neighbors

• Richmond – Banned interracial marriage, then banned 
living on a street where you couldn’t marry the majority 
of residents

• “...in any housing developments which are to 
succeed...racial divisions...have to be taken into 
account...”  -Frederick Law Olmsted, Jr.

How did our Zoning Evolve?



1957 Zoning Ordinance

"(15) Family: A group of one or 
more persons immediately 
related by blood, marriage, or 
adoption, together with not 
more than three (3) additional 
persons not related by blood, 
marriage or adoption, and 
excluding servants living 
together as a single 
housekeeping unit in a dwelling 
unit or apartment unit."

R2A Two Family Zoning 
District
• From 1963-1984, min lot 

area and lot area per 
dwelling increased 42%

• Recent changes to both 
requirements

R4C Multiple Family 
Zoning District
• From 1963-1984, min lot 

area increased 112%

• Min lot area per dwelling 
increased 81% - 262% 
(depending on unit size)

Exclusionary Zoning in Ann Arbor



1959 – Urban Renewal



1960s-70s: Model Cities / Packard-
Beakes Bypass



Black Residents 
in Ann Arbor



Equity Analysis



Affordability:
After Equity 
Analysis



Greenbelt
An innovative program to 
preserve land and establish 
public recreation areas that 
has protected thousands of 
acres of farmland and open 
space around the city of Ann 
Arbor. 

The program is supported 
through millions in grants, 
landowner donations, and 
other locally funded programs.
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Open Space and Parkland 
Preservation Millage

2003-2033
0.5 mill/30-year levy

Revenue: Approx. $1.8M/year

1/3rd Parkland Acquisition
Approx. $600K/year

Recommendations made by Park Advisory 
Commission

2/3rd Greenbelt Acquisition
Approx. $1.2M/year

Recommendations made by Greenbelt Advisory 
Commission



Greenbelt: Purchase of 
Development Rights
• Voluntary program which pays owners 

of agricultural property to place a deed 
restriction on their land using a 
conservation easement. 

• The easement limits future 
development, preserving agricultural 
value and open space value.

• The owner my still sell or bequeath their 
land on the open market as farmland 
and stays in private ownership. 

• Easements are monitored annually. 
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Greenbelt: Buy-Protect-Sell
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• Newest program – launched 2023.
• The City of Ann Arbor’s Greenbelt Program invites farmers to submit a 

proposal to buy protected farmland that is being sold at a reduced price via 
the Buy-Protect-Sell initiative. 

• The goal is to connect land-insecure farmers with affordable farmland 
buying opportunities in strategic areas around Ann Arbor.



Greenbelt
• The program has completed 85 

acquisitions, including 68 working 
farms and 8 farms sourcing to local 
markets. 

• 7 new farmers secured more affordable 
land through the program.

• $38M in external funding support. 
• 18.3% of the available agricultural land in 

the Greenbelt has been protected
• Protected over 28 miles of river, stream 

and waterway frontage connected to 
Ann Arbor drinking water (79%) from 
Huron River watershed.
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• Assisted establishment of 11 new 
public nature preserves totaling 722 
acres with over 6.25 miles of hiking 
trails.

• 1,534 acres of woodlands preserved.
• 1,755 acres of wetlands preserved.
• 302K metric tons of CO2 stored - 

equivalent to 751,000,000 miles driven 
by an average gasoline-powered 
vehicle.



A2D2: Six Years of Downtown

Six years between 2003-2009 Ann Arbor heavily involved in 
planning work downtown:

• Exploration and taskforces
• Consultant recommendations
• Implementation
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A2D2: Recommendations

Recommendations:
• Character Overlay Zoning
• Comprehensive Parking Strategy
• Urban Design Guidelines
• Streamline Development Process
• Clarify Historic Preservation Criteria
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A2D2: Takeaways

• Regarded as a success, "did what it was supposed to 
do": updated plan for downtown, and immediately implemented 
recommendations.

• Expanded downtown premiums and streamlined base zoning.
• Ann Arbor grew with residential and denser development 

downtown as a result.
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A2Zero



A2Zero



A2Zero



2 - Zoning Changes



UDC Adoption

• Consolidated ~10 chapters into single review document
• Increased usability but, preserved 1960s era foundation
• Clean sheet vs. incremental change
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Accessory Dwelling Units (ADUs)

A shared goal that can still take time...



Review Thresholds and Lots

• Site Plan Review
• In response to City Council Direction, adjusted authorities for site plan 

approval.
• Site plan exemption extended from 2 units to maximum of 4 units
• “By-right” site plans determined by Planning Commission, rather than 

City Council.
• Minimum Lot Sizes
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Transit Corridor Zone (TC1)
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TC1: Intent Statement
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TC1: History
• 2017-2018 – council members raise interest in realizing vision of corridor 

density outside of downtown.
• 2019 – new zoning district created to require mixed uses in sufficient 

density to support transit and support housing choice; public conversations 
around new zone.

• 2020 – election changes in effect, covid.
• 2021 – TC1 zone is created by council in July; State/Eisenhower parcels 

rezoned in November.
• 2022 – Stadium Blvd parcels rezoned in July.
• 2023 – zone modifications and Plymouth/Washtenaw rezoning.
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TC1: Features
Basics
• Taller buildings (2-story min)
• Encourage infill
• Expand housing
• Limit parking
• Locate along transit 

corridors
• Street-facing entrances
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Working on now
• Auto-related uses
• Setbacks / ROW constraints
• How to apply to extra large 

sites (curb cuts, block 
dimensions…)

• Rezoning Plymouth and 
Washtenaw Corridors at 
direction of Council



Electric Vehicle 
Parking
• 2021: City Council approved a new 

requirement for Electric Vehicle Parking 
Infrastructure to add to Chapter 
55, the Unified Development Code. 

• Requires new Site Plans for City Council to 
provide EV parking infrastructure.

• Three types of infrastructure: EV Installed, 
EV Ready, EV Capable

• The Amendments will gradually result in a 
significant increase in EV charging spaces 
being created throughout the city over time.
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https://www.a2gov.org/departments/planning/Documents/Planning/UDC%20Fifth%20Edition-B%20Effective%202-14-21.pdf


Minimum Parking 
Regulations
• 2022: Elimination of all minimum vehicle parking 

regulations across the City.
• Existing maximum parking dimensions maintained, 

expanded in the TC1
• Happening in context of new EV Parking Space 

requirements
• Not allowed as a principal use except in “P” and 

downtown (“D1” and ”D2”)
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3 - Current Work



Downtown Zoning Premiums
• 1966 – First Premium Ordinance – Plazas and Arcades earned additional sf bonuses.

• 1994 – First Residential Use Premium – 1 sf bonus for each sf of multi-family housing.

• 2009 – “A2D2” Ordinance Amendments – Residential Premium reduced from 1:1, to 1: 
.75 sf of bonus area; Affordable Housing Premium Established – 3,000 sf bonus area for 
each affordable dwelling.

• 2019 – Affordable Residential Unit Premium replaces former Residential Premium and 
Affordable Housing Premium – More FAR granted as % of affordable dwellings provided.

• ½ of required dwellings must be provided on site; remaining ½ can be provided on 
site or via payment in lieu
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Comp 
Plan



4 - Lessons Learned



Lessons Learned

• Sustainable vs. Affordable
• Affordability + Equity relationship
• Well-meaning local policy can cause large-scale inequality
• Overhauls vs. Incrementalism
• Politics, money and staff capacity
• Don't sweat the small stuff – move toward large goals
• Although, sometimes the small stuff can take a long time 

(ADUs)
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Q + A

Brett Lenart – blenart@a2gov.org
Hank Kelley – hkelley@a2gov.org

mailto:blenart@a2gov.org
mailto:hkelley@a2gov.org
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