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PUD CONCEPT PLAN SUBMITTAL
415 W. WASHINGTON

CONCEPT PLAN

PROJECT DESCRIPTION:
THE PUD ZONING DISTRICT WILL PROVIDE FOR THE DEVELOPMENT OF
HOUSING ON 415 W. WASHINGTON.

VIA EXTENSIVE COMMUNITY ENGAGEMENT, IT IS CLEAR THAT THE
COMMUNITY DESIRES THE FOLLOWING OUTCOMES FROM 415 W
WASHINGTON:

· REMEDIATE THE CONTAMINATED BROWNFIELD SITE
· BUILD A SEGMENT OF THE TREELINE TRAIL
· PROVIDE AFFORDABLE HOUSING
· PRESERVE THE CHIMNEY FOR CHIMNEY SWIFT HABITAT
· CONTRIBUTE TO CHARACTER OF THE OLD WEST SIDE HISTORIC

DISTRICT
· IMPROVE THE FLOODPLAIN FROM THE EXISTING CONDITION

BECAUSE THERE ARE NO PUBLIC OR PRIVATE REVENUES CURRENTLY
IDENTIFIED TO MEET COMMUNITY-DRIVEN PRIORITIES BEYOND THE CURRENT
VALUE OF THE LAND, THE PUD PROPOSAL ASSUMES THAT MULTI-FAMILY
RESIDENTIAL INCLUSIVE OF AFFORDABLE UNITS IS THE MOST APPROPRIATE
TO FACILITATE DESIRED OUTCOMES FOR 415 W WASHINGTON. CITY STAFF
DOES NOT RECOMMEND ANY LAND USE OTHER THAN RESIDENTIAL FOR THIS
SITE AND CONSIDERS THIS AS THE ONLY USE WORTH SPENDING CITY
RESOURCES TO DEVELOP A PUD PROPOSAL.

THE PROJECT INCLUDES 157 PROPOSED DWELLING UNITS. THE PROJECT
INCLUDES A BUILDING, OFF-STREET PARKING, AND AN OPEN SPACE WITH A
SEGMENT OF THE TREELINE TRAIL. THE PROPOSED BUILDING IS "ON STILTS"
WITH THE FIRST FLOOR OF RESIDENTIAL UNITS ELEVATED AT A MINIMUM 1
FOOT ABOVE THE 0.2% ANNUAL CHANCE FLOOD ELEVATION. THERE IS
OFF-STREET PARKING PROPOSED BELOW THE BUILDING.

415 W. WASH. DEVELOPMENT PUD

Sheet List Table
Sheet Number Sheet Title
G001 COVER SHEET
G002 GENERAL NOTES
1 ALTA LAND TITLE SURVEY
2 BOUNDARY & TOPOGRAPHIC SURVEY
CV100 EXISTING CONDITIONS PLAN
CS100 CONCEPTUAL LAND USE & DIMENSION PLAN
CS101 CONCEPTUAL SITE CIRCULATION
CS102 CONCEPTUAL SITE CIRCULATION - FIRE ACCESS
CG100 CONCEPTUAL GRADING & DRAINAGE PLAN
CG101 CONCEPTUAL SITE SECTIONS

SEE V001 ALTA LAND TITLE SURVEY FOR ALL PROPERTY
WITHIN 250 FEET OF THE DEVELOPMENT.

ASSOCIATED APPLICATIONS
THERE ARE NO PRIOR ASSOCIATED APPLICATIONS, SITE PLAN APPROVALS, OR
VARIANCES GRANTED FOR THIS SITE.

SPECIAL CIRCUMSTANCES
THE SITE IS A BROWNFIELD SITE AND IS LOCATED WITHIN THE OLD WEST SIDE
HISTORIC DISTRICT. THERE ARE THE FOLLOWING FEMA FLOOD AREAS ON THE
SITE: 0.2% ANNUAL CHANCE FLOOD ZONE, 1% ANNUAL CHANCE FLOOD ZONE,
AND FLOODWAY.

LEGAL DESCRIPTION
SEE ALTA SURVEY FOR THE LEGAL DESCRIPTION OF THE SITE AND ACREAGE
OF THE PARCELS.

STATEMENT OF INTEREST IN THE LAND:
THE FOLLOWING PARITIES HAVE VESTED INTERESTS IN THE PROPERTY
LOCATED AT 415 W. WASHINGTON STREET, ANN ARBOR MI, ACCORDING TO
THE AMERICAN LAND TITLE ASSOCIATION SURVEY DATED OCTOBER 21, 2021
BY ALTWELL GROUP.  THE FOLLOWING LIST WAS DETERMINED AFTER A
REVIEW OF THE TITLE COMMITMENT, AS ISSUED BY ABSOLUTE TITLE, INC., FILE
NO. 90950, EFFECTIVE JULY 21, 2021.
· RIGHT-OF-WAY FOR ALLEN CREEK DRAIN IN FAVOR OF WASHTENAW

COUNTY AND THE STATE OF MICHIGAN, PER DOCUMENT AS RECORDED IN
LIBER 525, PAGES 607, 610, AND 642; WASHTENAW COUNTY RECORDS.

· RIGHT-OF-WAY FOR EBER WHITE DRAIN IN FAVOR OF THE CITY OF ANN
ARBOR, PER DOCUMENT AS RECORDED IN LIBER 3179, PAGE 202; AND
LIBER 536, PAGES 410; WASHTENAW COUNTY RECORDS.

THE FOLLOWING PARITIES HAVE VESTED INTERESTS IN THE PROPERTY
LOCATED AT 314 LIBERTY STREET, ANN ARBOR MI, ACCORDING TO THE
AMERICAN LAND TITLE ASSOCIATION SURVEY DATED OCTOBER 21, 2021 BY
ALTWELL GROUP. THE FOLLOWING LIST WAS DETERMINED AFTER A \ REVIEW
OF THE TITLE COMMITMENT, AS ISSUED BY ABSOLUTE TITLE, INC., FILE NO.
91815, EFFECTIVE FEBRUARY 1, 2022.

*PLEASE NOTE THAT THE PROPERTY COMMONLY KNOWN AS 314 W. LIBERTY
STREET CONSISTS OF LOT 7 AND LOT 8 OF ASSESSOR'S PLAT NO. 3, CITY OF
ANN ARBOR, AS RECORDED IN LIBER 2 OF PLATS, PAGE 39; WASHTENAW
COUNTY RECORDS.  AS NOTED BELOW, CERTAIN RIGHTS HAVE BEEN GRANTED
THAT ONLY APPLY TO LOT 7 AND CERTAIN RIGHTS APPLY TO BOTH LOT 7 & LOT
8.
· RIGHT-OF-WAY FOR ALLEN CREEK DRAIN IN FAVOR OF WASHTENAW

COUNTY AND THE STATE OF MICHIGAN, PER DOCUMENT AS RECORDED IN
LIBER 525, PAGES 573; WASHTENAW COUNTY RECORDS.

· (AFFECTS LOT 7 AND LOT 8)
· RIGHT-OF-WAY FOR EBER WHITE DRAIN IN FAVOR OF THE CITY OF ANN

ARBOR, PER DOCUMENT AS RECORDED IN LIBER 3179, PAGE 202; AND
LIBER 536, PAGES 413 & 417; WASHTENAW COUNTY RECORDS. (AFFECTS
LOT 7 AND LOT 8)

· EASEMENTS FOR ALL “EXISTING WIRE AND PIPE FACILITIES” AS WELL AS
ALL “OIL, GAS, NATURAL GAS, CAUSING-HEAD GAS, CONDENSATES,
RELATED HYDROCARBONS AND ALL PRODUCTS PRODUCED THEREWITH
OR THEREFROM IN OR UNDER” IN FAVOR OF THE ANN ARBOR RAILROAD
COMPANY, AND ITS SUCCESSORS AND ASSIGNS, PER DOCUMENT AS
RECORDED LIBER 2026, PAGE 173; WASHTENAW COUNTY RECORDS.
(AFFECTS LOT 7 ONLY)

· EASEMENT FOR INGRESS/EGRESS IN FAVOR OF THE ANN ARBOR
BUILDING AUTHORITY, PER DOCUMENT AS RECORDED IN LIBER 156, PAGE
61; WASHTENAW COUNTY RECORDS. (AFFECTS LOT 7 ONLY)
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G002

IMPACT OF PROPOSED DEVELOPMENT ON PUBLIC SCHOOLS
APPROXIMATELY 157 RESIDENTIAL UNITS INCLUDING STUDIOS, 1-BEDROOMS, AND
2-BEDROOMS FOR FAMILIES.

RELATIONSHIP OF INTENDED USE TO NEIGHBORHING USES:
PROPOSED RESIDENTIAL UNITS BENEFIT FROM A WALKABLE DOWNTOWN-EDGE LOCATION
WITH ACCESS TO DOWNTOWN AMENITIES. SURROUNDING USES BENEFIT FROM THE
TREELINE TRAIL OPEN SPACE, REMOVAL OF A DERELICT BUILDING, REMEDIATION OF THE
BROWNFIELD SITE, AND AFFORDABLE HOUSING.

IMPACT OF ADJACENT USES ON PROPOSED DEVELOPMENT OR SPECIAL EXCEPTION USE:
PRO: RESIDENTIAL UNITS BENEFIT FROM WALKABLE DOWNTOWN LOCATION WITH ACCESS
TO DOWNTOWN AMENITIES AND THE Y FACILITY.

IMPACT OF PROPOSED DEVELOPMENT ON THE AIR AND WATER QUALITY, AND ON
EXISTING NATURAL FEATURES OF THE SITE AND NEIGHBORING SITES:
WATER QUALITY: THE INTENT OF THE PROPOSED DEVELOPMENT IS TO MEET ALL
STORMWATER MANAGEMENT REQUIREMENTS AND REDUCE IMPERVIOUS SURFACES
COMPARED TO THE EXISTING CONDITION. WATER-QUALITY BASINS ARE PROPOSED IN THE
NORTH-EAST PORTION OF THE SITE. THE EXACT SHAPE AND SIZE OF THE BASINS WILL BE
DESIGNED BASED ON INPUT FROM THE COUNTY DRAIN COMMISSIONER AND PROVIDED IN
A FUTURE SITE PLAN SUBMITTAL.

AIR QUALITY: THE PROPOSED DEVELOPMENT INCLUDES A SEGMENT OF THE TREELINE
TRAIL ENCOURAGING BICYCLING WHICH REDUCES VEHICLE EMISSIONS. THE PROPOSED
TREELINE OPEN SPACE INCLUDES TREES TO IMPROVE AIR QUALITY.

NATURAL FEATURES: THE EXISTING SITE IS A GRAVEL PARKING LOT AND DERELICT
BUILDING. THERE ARE 51 TREES GREATER THAN 6 DBH ON THE SITE. A MAJORITY OF THE
TREES, INCLUDING FOUR LANDMARK TREES, ARE IN AN UNMAINTAINED PORTION OF THE
PROPERTY BETWEEN THE BUILDING AND ADJACENT RESIDENCES. THESE TREES ARE TO BE
REMOVED AND REPLACED ON THE SITE TO MEET ORDINANCE REQUIREMENTS. THE
LOCATIONS, SIZE, AND QUANTITY OF PROPOSED TREES WILL BE PROVIDED IN A FUTURE
SITE PLAN SUBMITTAL.

THERE IS FLOODWAY AREA AND FLOODFRINGE AREA ON THE SITE. THE INTENT OF THE
PROPOSED DEVELOPMENT IS TO MEET ALL FLOOD REGULATORY REQUIREMENTS. THE
PROPOSED DRAINAGE PATTERN MAINTAINS THE EXISTING PATTERN, THE SITE WILL DRAIN
TO THE NORTH-EAST PORTION OF THE PROPERTY. THERE IS NO PROPOSED BUILDING IN
THE FLOODWAY. THE DEVELOPMENT SHALL BE CONSTRUCTED ON PIERS, WITH THE FIRST
FLOOR OF RESIDENTIAL AT LEAST 1 FOOT ABOVE THE 0.2% ANNUAL CHANCE FLOOD
ELEVATION. THE PORTIONS OF THE DEVELOPMENT AT GROUND LEVEL, WHICH INCLUDES
STAIRS, ELEVATORS, TRASH STORAGE, AND BICYCLE STORAGE, SHALL BE FLOOD PROOF.
ADDITIONAL INFORMATION REQUIRED FOR SITE PLAN APPROVAL WILL BE PROVIDED IN A
FUTURE SITE PLAN SUBMITTAL AFTER APPROVAL OF THE CONCEPT PLAN.

IMPACT OF PROPOSED USE ON HISTORIC SITES OR STRUCTURES WHICH ARE LOCATED
WITHIN A HISTORIC DISTRICT OR LISTED ON THE NATIONAL REGISTER OF HISTORIC PLACES:
THE PROPOSED DEVELOPMENT IS WITHIN THE OLD WEST SIDE HISTORIC DISTRICT AND
MEETS THE NATIONAL REGISTER REQUIREMENTS. ADDITIONALLY, THE SITE PRESERVES THE
EXISTING CHIMNEY.

TRAFFIC STATEMENT:
SEE G003 OR THE LINK UNDER "ADDITIONAL INFORMATION" FOR THE TRANSPORTATION
ANALYSIS. BELOW IS A SUMMARY OF THE FINDINGS. ADDITIONAL INFORMATION REQUIRED
FOR SITE PLAN APPROVAL WILL BE PROVIDED IN A FUTURE SITE PLAN SUBMITTAL AFTER
APPROVAL OF THE CONCEPT PLAN.

AM PEAK PERIOD
· 13 VEHICLE ENTERING TRIPS, WITH 0.7% INCREASE IN VEHICLE TRIPS ENTERING THE

IMMEDIATE ADJACENT ROADWAY NETWORK OF THIRD STREET, FIRST STREET, LIBERTY
STREET, WASHINGTON STREET AND HURON STREET

· 54 VEHICLE EXITING TRIPS, WITH 2.9% INCREASE IN VEHICLE TRIPS EXITING THE
NETWORK

· 31 (6 ENTERING, 25 EXITING) PEDESTRIAN TRIPS
· 23 (4 ENTERING, 19 EXITING) TRANSIT TRIPS, COUNTED AS PEDESTRIAN TRIPS
· 4 (1 ENTERING/3 EXITING) BICYCLE TRIPS

PM PEAK PERIOD
· 29 VEHICLE ENTERING TRIPS, WITH 1.2% INCREASE IN VEHICLES TRIPS ENTERING THE

IMMEDIATE ADJACENT ROADWAY NETWORK OF THIRD STREET, FIRST STREET, LIBERTY
STREET, WASHINGTON STREET AND HURON STREET

· 15 VEHICLE EXITING TRIPS, WITH 0.6% INCREASE IN VEHICLE TRIPS EXITING THE
NETWORK

· 37 (24 ENTERING, 13 EXITING) PEDESTRIAN TRIPS
· 19 (13 ENTERING, 6 EXITING) TRANSIT TRIPS, COUNTED AS PEDESTRIAN TRIPS
· 3 (2 ENTERING/1 EXITING) BICYCLE TRIPS

PUBLIC SIDEWALK MAINTENANCE STATEMENT:
WASHINGTON STREET AND LIBERTY STREET SIDEWALKS ARE IN THE PUBLIC RIGHT-OF-WAY.
ALL SIDEWALKS SHALL BE KEPT AND MAINTAINED IN GOOD REPAIR BY THE OWNER OF THE
LAND ADJACENT TO AND ABUTTING THE SAME. PRIOR TO THE ISSUANCE OF THE FINAL
CERTIFICATE OF OCCUPANCY FOR THIS SITE, ALL EXISTING SIDEWALKS IN NEED OF REPAIR
MUST BE REPAIRED IN ACCORDANCE WITH CITY STANDARDS.

PROPOSED DEVELOPMENT
PROGRAM
PROPOSED LAND USE:

MULTI-FAMILY DWELLING

SITE IMPROVEMENTS:

THE PROPOSED DEVELOPMENT INCLUDES A MULTI-FAMILY DWELLING AND AN OPEN SPACE
WITH THE TREELINE TRAIL.

NUMBER OF DWELLING UNITS: 157 TOTAL UNITS, 15% AFFORDABLE

ACCESS AND CIRCULATION:

VEHICULAR ACCESS: TWO-WAY SITE DRIVE WITH ENTRANCES OFF OF LIBERTY AND
WASHINGTON STREETS.

PEDESTRIAN ACCESS: ACCESS TO THE RESIDENTIAL UNITS FROM WASHINGTON STREET.
TREELINE TRAIL ACCESS OFF OF LIBERTY AND WASHINGTON STREETS.

OFF-STREET PARKING: 88 PARKING SPACES.

PRELIMINARY CONSTRUCTION PHASING AND PROBABLY PROJECT CONSTRUCTION COST:

CONSTRUCTION IN 2023. DEVELOPMENT COST: $48 MILLION.

SITE DATA COMPARISON CHART

ADDITIONAL INFORMATION
PHASE 1 ENVIRONMENTAL SITE ASSESSMENT (2013), PREPARED BY TETRA TECH
https://smithgroup4.sharepoint.com/:b:/s/PRJ-13308-Client/EdL4ZC_K0_FImNYEcfG0wT4BIXbVR3Wur3kPUmAQjD_ZJg?e=1KtwRq

PHASE 2 ENVIRONMENTAL SITE ASSESSMENT (2013), PREPARED BY TETRA TECH
https://smithgroup4.sharepoint.com/:b:/s/PRJ-13308-Client/EauM7VuMgYNAvuZpglF_5JYBIXn7WSlabqgZtDOJVQkj5g?e=JZzjfN

EXISTING CHIMNEY STRUCTURAL EVALUATION REPORT (2018), PREPARED BY DESAI/NASR CONSULTING ENGINEERS, INC.
https://smithgroup4.sharepoint.com/:b:/s/PRJ-13308-Client/Eas02ToVuwJChRD9iF7XGucBhZOYVt3YiqxleCRAu1v2AA?e=QMxdcO

415 WASHINGTON DEVELOPMENT - HIGH LEVEL MULTIMODAL TRIP EVALUATION
https://smithgroup4.sharepoint.com/:b:/s/PRJ-13308-Client/ERvOdIMGpuVArYk9jrXHQ60B1RAwpYelBNGp8cNGav-ZBA?e=hFZMXM

PARKING SUPPLY: PUBLIC PARKING

COMMUNITY ANALYSIS
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SITE ANALYSIS

INFORMATION ON THIS PAGE IS FROM THE ALTA SURVEY DATED 10 / 21 / 2021 BY
ATWELL GROUP, SEE SHEET 2 IN THIS SUBMITTAL PACKAGE.

SOIL DESCRIPTION

FoB: FOX SANDY LOAM, TILL PLAIN
FoC: FOX SANDY LOAM, HURON LOBE
MdA: MATHERTON SANDY LOAM

NATURAL FEATURES SUMMARY

1. ENDANGERED SPECIES HABITAT - THERE IS NO ENDANGERED SPECIES
HABITAT ON THE SITE (PER SMITHGROUP 2022 FIELD OBSERVATION).

2. FLOODWAY / FLOOD FRINGE - THE SITE SHOWN IS LOCATED WITHIN ZONE X
(AREAS DETERMINED TO BE OUTSIDE OF THE 0.2% ANNUAL CHANCE
FLOODPLAIN), ZONE X (AREAS OF 0.2% ANNUAL CHANCE FLOOD), ZONE AE
(BASE FLOOD ELEVATIONS DETERMINED) AND FLOODWAY ZONE AE
ACCORDING TO MAP NUMBER 26161C02443 OF THE FLOOD INSURANCE RATE
MAP, EFFECTIVE DATE APRIL 3, 2012. PER FIRM MAP AND FLOOD INSURANCE
STUDY REPORT, THE BASE FLOOD ELEVATION ACROSS THE SUBJECT
PROPERTY RANGES FROM ELEVATION OF 803 TO 810 ON NAVD88 DATUM.

3. LANDMARK TREES - THERE ARE FOUR LANDMARK TREES ON THE SITE. SEE THE
TREE TABLE BELOW AND LABELS ON THE PLANS. TREES 9507 AND 9509 ARE
GROWING ALONG AN EXISTING RETAINING WALL THAT IS IN POOR CONDITION
AND WILL BE REMOVED AND REPLACED. TREES 9536 AND 9549 WILL BE
REMOVED IN ORDER TO BUILD A RETAINING WALL TO ACCOMMODATE THE SITE
DRIVE THAT WILL PROVIDE VEHICULAR AND EMERGENCY ACCESS TO THE
DEVELOPMENT. THE INTENT IS TO REPLACE THE TREES PER ORDINANCE
REQUIREMENTS. EXACT LOCATION, SIZE, AND SPECIES WILL BE PROVIDED IN A
FUTURE SITE PLAN SUBMITTAL.

4. STEEP SLOPES - THERE ARE NO NATURAL STEEP SLOPES ON SITE. EXISTING
SLOPES THAT ARE STEEP ARE MAN-MADE AND INCLUDE RETAINING WALLS.

5. WATERCOURSES -  THERE ARE NO SURFACE WATERCOURSES ON THE SITE AS
IDENTIFIED ON ALTA LAND SURVEY. THE ALLEN CREEK DRAIN PASSES
THROUGH THE SITE.

6. WETLANDS - THERE ARE NO WETLANDS ON THE SITE AS IDENTIFIED ON THE
SURVEY.

7. WOODLANDS - THERE ARE NO WOODLANDS ON THE SITE AS IDENTIFIED ON THE
SURVEY.

NOTE: SEE BELOW FOR
INFORMATION ON
FLOOD MAPPING.
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NOTE
THIS PLAN ASSUMES USING 3 X 4CY WHEELED DUMPSTERS FOR
RECYCLE AND 3 X 4CY WHEELED DUMPSTERS FOR TRASH. HALF OF
THESE DUMPSTERS WILL BE IN THE IDENTIFIED TRASH ROOM AND HALF
WILL BE IN THE IDENTIFIED ENCLOSURE. BECAUSE THE SITE CANNOT
ACCOMMODATE A STANDARD DUMPSTER ENCLOSURE, IT IS THE
DESIGN INTENT AT THIS STAGE THAT THE DUMPSTERS WILL BE ROLLED
OUT OF THE ALTERNATE ENCLOSURE BY THE PROPERTY OWNER TO A
PROPOSED COLLECTION LOCATION THAT STILL ALLOWS PASSABLE
SERVICE ACCESS.  SPECIFIC COLLECTION SCHEDULE FOR RECYCLING
AND TRASH COLLECTION IS NOT DETERMINED AT THIS STAGE AND WILL
BE PROVIDED AT FUTURE SITE PLAN APPROVAL.
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NOTES:

THE INTENT OF THE STORMWATER INFRASTRUCTURE IS TO MEET ALL
REGULATORY REQUIREMENTS.

THE PROPOSED STORMWATER INFRASTRUCTURE MAINTAINS THE
EXISTING DRAINAGE PATTERN: STORMWATER SHALL DRAIN TO THE
NORTH-EAST PORTION OF THE SITE AND ENTER INLETS THAT CONNECT
TO THE ALLEN CREEK DRAIN.

STORMWATER QUALITY FACILITIES ARE PROPOSED IN THE NORTH
EAST PORTION OF THE SITE. THIS CONCEPT PLAN SHOWS THE
INTENDED LOCATION OF THE FACILITIES, HOWEVER THE EXACT SIZE,
SHAPE, AND DEPTH OF THESE FACILITIES WILL BE PROVIDED IN A
FUTURE SITE PLAN SUBMITTAL.
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