
Listed below are reasons the 413 E. Huron Street project should not be approved as currently 
designed.  

1. Michigan Zoning Enabling Act, MCL 125.3203(1) prescribes requirements for a zoning 
ordinance: "A zoning ordinance shall be based on a plan. . .to ensure that uses of the land 
shall be situated in appropriate locations and relationships, . . .to provide adequate light 
and air." The scale of the proposed project is not appropriate for its location and 
relationships to adjacent properties 

2. The City Code provides standards for approving a site plan in Chapter 57 section 
5:122(6): “Standards for site plan approval. A site plan shall be approved by the 
appropriate body after it determines that: (c) The development would not cause a public 
or private nuisance and would not have a detrimental effect on the public health, safety or 
welfare.” 

3. If Council bases a determination only on zoning, it establishes the irrelevance of all other 
steps in the planning process. 

4. There is a question whether student "dormitory" apartments (multiple bedrooms of 
unrelated individuals with individual leases) are a permitted use under the current zoning 
ordinance. 

5. The April 1, 2013, 413 E. Huron Site Plan Resolution reads, "Whereas, the development 
would comply with the D1 Downtown Core base zoning district, East Huron 1 Character 
Overlay District, and Secondary Street building frontage established pursuant to the 
requirements of Chapter 55, and with all applicable local, state, or federal laws, 
ordinances, standards and regulations." The proposed development does not comply with 
numerous applicable local and state standards, as described in many of the points listed 
above. 

6. Ann Arbor's Land Use and Access Goals state (LU26): "Preserve and enhance 
incremental transitions in land use, density, building scale and height in the Interface area 
located between downtown's neighborhood edges and Core Areas." There is no 
incremental transition with this design. 

7. Ann Arbor's Master Plan addresses the problem of inappropriate scale: "Out-of-scale 
construction alters the quality of living conditions in adjacent structures. Often it is not so 
much the use that impacts negatively on the neighborhoods, but the massing of the new 
buildings." 

8. The city's Downtown Plan states: "Encourage design approaches which minimize the 
extent to which high-rise buildings create negative impacts in terms of scale, shading, and 
blocking views." 

9. The Downtown Design Guidelines state: "Design a building to minimize its impact on 
adjacent lower-scale areas." 

10. Planning Commission recommended denial. 
11. The city's Historic District Commission passed a resolution stating, "The proposed 

development would diminish the historic character and spatial relationships of the 
existing historic districts through incompatible scale and massing, threatening historic 
trees, altering the historic setting, and significantly blocking historic vistas and sunlight 
patterns." 

12. The Judge Robert S. Wilson House at 126 N. Division Street has been referred to as one 
of the best examples of Greek Revival architecture in the northern United States. Recent 
research has made a direct link of the design of this house to a Greek temple in ancient 
Athens. This very significant historic resource, a gem of Ann Arbor's heritage, will have 
its historic integrity severely compromised by the scale of this structure. 

13. The city's summary of the Design Review Board states, "In conclusion, the design as 
presented does not meet the intent of the design guidelines in responding to the context of 
the site, resp;onding to a unique corner opportunity, respecting adjacent properties, or 
enhancing the pedestrian experience." 

14. The project's Character District specifies a setback.  
15. The proposed structure's underground parking is a Special Use and requires a separate 



approval process. 
16. Cranes would need to trespass over other properties where owners would not give 

permission. 
17. There is no description of the construction of the retaining wall against Sloan Plaza. 

Construction could cause damage to the Sloan Plaza foundation wall. 
18. There is not an adequate area for trash storage and inadequate access for its removal. 
19. The Design Guidelines state, "Entries should be clearly defined." Drawings submitted by 

the petitioner do not illustrate the building's primary entrance. 
20. The development will cause the death of legacy trees from the original Ann's Arbour. The 

city's Natural Feature Protection Priorities referes to "a grove of Burr Oaks in the vicinity 
of St. Andrews, the only remaining trees of the savanna call Ann Arbor." 

21. The current building ordinance allows noise up to 105 decibels, which is beyond the level 
causing ear damage. This is of special concern to offices and residents in Sloan Plaza, 
where windows are in close proximity to construction. 

22. The traffic impact study approved by MDOT is in direct opposition with a 2009 MDOT 
memo stating MDOT would not approve additional traffic on Huron Street in this block 
resulting from construction of future high-rise residential structures. 

23. The building's mass will put the apartment house located at 1?? N. Division Street in its 
solar shadow for at least nine months of every year. 

24. The building's footprint on the site does not adequately allow for construction equipment, 
trailers, materials, and staging necessary for construction. 

25. The petitioner stated in a Council meeting they had shown alternatives to the community. 
Alternatives to the basic plan were never shown to the public. 

26. A significant premium was given for the project based on its residential use. The city's 
goals are to have diversity in housing in the downtown; this project does not support 
diversity, but adds substantially to a monoculture of student apartments in the downtown. 

 

 
 
 


