[image: image1.jpg]


[image: image2.jpg]MORAVIAN





[image: image3.jpg]MORAVIAN

cC O M P
































































































































































































































































































































































































































































































































































































































































 

Standard for PUD Variance vs Benefit

The Moravian not only meets the objective and technical requirements of the PUD ordinance but also it significantly exceeds the more subjective elemental requirements.  The most prominent of the requirements with a subjective component is the balance between the level of public benefit that will be realized as a result of the project compared to the level of variance being requested.  In order  to assist in evaluating this requirement, objective data has been compiled for the previously approved PUD’s most similar and comparable to The Moravian in terms of type of project, locational context and timelines, which help form the basis by which The Project must be evaluated.  Many of the characteristics of these prior PUDs are very similar to The Moravian and the City goals served are often the same among these four PUDs.  A thorough analysis shows that essentially all of the benefits provided by the prior PUDs are also provided by The Moravian.  Additionally, the Moravian provides a number of very meaningful and significant benefits not provided by the prior PUDs while requesting a level of variance that is significantly less than approved for the prior PUDs.  

Indeed it is difficult to evaluate the variance versus benefit relationship for a PUD.  Staff directed us in the very early stages of this project to look to previously approved PUDs as the best guidance in determining acceptable levels of public benefit.  In doing so, we believe it is clear that The Moravian exceeds the standards for acceptable level of public benefit deemed to have met that standard for approval by previous PUDs.  As an example, The Moravian proposes a density increase that is less than 1/3 of the average increase approved for the three comparable PUDs.  Likewise, The Moravian proposes an increase in height that is also less than 1/3 of the height increase approved for these same PUDs.  As an example of the greater level of benefit provided, The Moravian proposes a truly sustainable design, verified by LEED certification where prior PUDs included no such requirement or verification.  It seems logical that in providing significantly greater levels of benefit while requesting dramatically lesser levels of variance, The Project certainly meets the standard for approval in regard to the relationship of benefits provided and variances requested.

Our team has reviewed nearly fifty individual PUDs approved by the City.  This includes physical reviews of properties as well as the review of City records of documents and meeting minutes from the time of the approval of the projects to ensure a thorough and comprehensive understanding of the City’s administration of, and perspective on, the acceptable balance of type and level of benefit versus variance from the underlying zoning requirements as part of a PUD.  The following chart shows a comparison between the level of variance previously approved for three comparable PUDs, Kingsley Lane, The Gallery and Glen Ann Place, and those requested by The Moravian.  You can see that, for every salient characteristic, The Moraviant is requesting variances significantly less than those approved for the other PUDs.  


	

	 
	Kingsley Lane 
	The Gallery
	Glen Ann Place
 
	The Moravian
	Moravian % of

	Attribute
	C2B/R
	C2B/R
	C1
	R4C
	R4C
	Prior Average Variance

	Approval Date
	4/3/2006
	8/10/2006
	3/5/2001
	3/5/2001
	TBD
	 

	Lot Size
	16,400
	32,890
	9,174
	5,544
	37,201
	 

	Permitted Height (feet)
	30
	30
	25
	30
	30
	 

	Approved Height (feet)
	105
	185
	75
	75
	60
	 

	% Increase in Height
	250%
	517%
	200%
	150%
	100%
	36%

	Permitted Density (units)
	7.53
	15.10
	N/A
	2.55
	17.08
	 

	Approved Density (units)
	54
	123
	N/A
	32
	63
	 

	% Increase in Density
	617%
	715%
	N/A
	1157%
	269%
	32%

	Affordable units provided
	Fee in lieu
	Fee in lieu
	Fee in lieu
	Fee in lieu
	Provided on site
	  

	Permitted FAR
	29,520
	59,202
	3,670
	9,979
	66,962
	 

	Approved FAR
	59,800
	199,642
	43,296
	28,860
	74,347
	 

	% Far
	365%
	607%
	472%
	521%
	200%
	 

	% Increase in FAR
	103%
	237%
	1080%
	189%
	11%
	3%

	Setbacks Required
	 
	 
	 
	 
	 
	 

	Front
	25
	25
	25
	25
	25
	 

	Side
	12
	12
	0
	12
	12
	 

	Total of Two sides
	26
	26
	0
	26
	26
	 

	Rear
	30
	30
	20
	30
	30
	 

	Setbacks Provided
	 
	 
	 
	 
	 
	 

	Front
	0
	0
	0
	0
	Madison: 4 - 8'
Fifth: 8'
Fourth: 14.8'
	 

	Side
	0
	0
	0
	0
	East: 0'
North Ret. Wall: 0'
North Building: 32'
	 

	Total of Two sides
	0
	0
	0
	0
	N/A
	 

	Rear
	0
	0
	0
	0
	12.4'
	 

	Green/Sustainable Attributes
	None
	None
	None
	None
	Numerous
	 



	 
	Kingsley Lane 
	The Gallery
	Glen Ann Place

 
	The Moravian

	Attribute
	C2B/R
	C2B/R
	C1
	R4C
	R4C

	Benefits not shared by all projects
	Although not specified as a requirement in Sup. Regs. or Dev. Agmt. The owner said they would make a contribution to the Greenbelt 
	None
	None
	None
	-Geothermal Heating and Cooling System

- LEED Certification

- Floodplain Improvements

- Public Park Space Created

- Brownfield Redevelopment 

- Eliminates M1 zoning & opportunity for commercial expansion

- Affordable Housing Provided On-Site

- Increases on-street Parking 


It is also worth noting that the pending area, height and placement updates will further reduce the variances requested by The Moravian.  The less intense zoning districts immediately building up to the R4Cdistrict are proposed to increase height and decrease setbacks, so it is only logical and in line with sound planning principles that R4C will follow similarly.  The areas along S. Fifth Ave. would meet these standards for height.  Additionally, the Fingerle property is proposed as 65 feet in height across the street and the M1 zoned area increases in height to 45’ along with increased intensity of square footage and reduced setbacks.


















































The Moravian





Ann Arbor’s New Home for Young Professionals














Project Narrative Submitted September 2, 2009




































































                                                                               Copy Number: 1


                                                                               Recipient:  Planning Department





TABLE OF CONTENTS





	PAGE


� TOC \f �OVERVIEW


EXECUTIVE SUMMARY	3


PROJECT DESCRIPTION


PREFACE	4


COMMUNITY INVOLVEMENT	7


THE NEIGHBORHOOD	8


RESIDENTIAL MIX AND AFFORDABILITY	8


SUSTAINABILITY	9


INNOVATIVE USE OF TOPOGRAPHY	9


PARKING	10


OPENSPACE	11


PROMOTING THE NEIGHBORING RESIDENTIAL COMMUNITY	11


BUILDING FEATURES	11


DENSITY	12


APPROPRIATNESS OF THE PUD DISTRICT


STANDARDS FOR PUD ZONING DISTRICT REVIEW	14


STANDARDS FOR PUD VARIANCE VS BENEFIT	15


CONSISTENCY WITH THE MASTER PLAN	18


PROMOTING THE DOWNTOWN VISION	21


BENEFITS OF THE MORAVIAN	21


PRINCIPALS


JEFFREY P. HELMINSKI	25


NEWCOMBE B. CLARK	26


APPENDIX


SUPPLEMENTAL REGULATIONS	I





� 








Executive Summary


Following months of coordination with City Planning Staff and numerous revisions, The Moravian has been crafted into a project that fits the character of this diverse neighborhood, will enhance the overall area and has met the requests and requirements of City Planning, Engineering, Parks and other Staff departments.    The selected location has a number of attributes uniquely suited to redevelopment into this type of housing.  Some of the unique attributes include:


Its location in a mixed use, transitional and primarily rental neighborhood


The topography and elevation


Its walkability to downtown Ann Arbor’s employment, educational and cultural centers


The opportunity to eliminate the Industrial zoning and redevelop a blighted brownfield site.


Its proximity to existing public transportation and the rail line for possible future rail stop access.


Meeting the PUD Benefit vs Variance Standard – As directed by City staff, previously approved PUDs were evaluated in assessing the standard for public benefit relative to the variances requested for The Moravian.  Our team reviewed every PUD of record approved in the City and as summarized in the table found later in this document, The Moravian is requesting approximately 1/3 of the average variances approved for prior PUDs while provided significantly great public benefit than any prior PUD.


Benefits of The Moravian - The Moravian provides a number of public benefits and certainly an overall beneficial effect for the city as a whole as evidenced by the broad ranging support the project has received.  Specific benefits include:


Affordable Housing with fair market rents at the 50% - 80% median income level


Sustainable & Energy Efficient Design including LEED certification and a geothermal system


Prevention of Commercial & Institutional Expansion into a Residentially Planned Area


Redeveloping a Contaminated Site


Creating public park/openspace


Elimination of Industrial Zoning in a Residentially Planned Area


Removing a Blighted Industrial Building


Providing Significant Floodplain and Stormwater Improvements


Providing a unique live/work opportunity in the downtown area


Significantly Increasing the Tax Base (over $200,000 annually)


Consistency with the Master Plan and Compliance with the PUD Ordinance


The Moravian, is consistent with the goals and policies of the Central Area Plan and other City planning documents as detailed later in this document, and complies with all PUD ordinance requirements.  


Standards for PUD Approval


The standard by which a PUD is required to be judged centers on whether or not the city will realize an overall beneficial effect as a result of the proposal.  The requirement for approval of a PUD is not that it be explicitly compliant with every aspect of each detail in the numerous city issued planning documents, but the higher level question of an overall effect.  Inevitably, some individuals may find certain aspects of the proposal more or less consistent with stated planning goals and their personal preferences.  However,  when weighing the benefits provided against the variances requested and objectively evaluated the proposal in whole, and in consideration of the standards deemed acceptable for previous PUD’s, The Moravian will have an overall beneficial effect on the City and should be approved.  








These affordability designations will be permanent and included in the development agreement so as to be binding on current and future owners of the property.  These units will be the highest quality, non-government subsidized affordable units in the city.  In doing so, The Moravian will promote the City's long recognized objective to encourage a diversity of new housing opportunities and an expansion of the resident population to promote a safe, lively, and people oriented community. 





SUSTAINABILITY 





The Moravian is designed with sustainability as a core value and will, accordingly, be LEED certified.  The building is being designed to incorporate energy efficient technologies to minimize energy consumption and reduce the housing related carbon footprint of each resident as specified in the supplemental regulations.  Among the sustainable and energy efficient characteristics of the project are features such as a geothermal heating and cooling system, low flow faucets and shower heads, construction techniques that minimize future maintenance requirements and enhance the energy efficiency of the building envelope with superior levels of sealing, caulking and insulating, recycling of construction waste, utilizing native vegetation in the landscaping plan to minimize watering requirements and capturing rainwater for use in irrigation, a green housekeeping system, a recycling program for residents, low VOC emitting construction materials and others.





INNOVATIVE USE OF THE TOPOGRAPHY





The Moravian uses the presence of natural features to its advantage to scale down the potential impact of the building.  The site topography is advantageous and a significant factor in its selection.  The corner of Fourth Avenue and East Madison Street is one of the lowest points in the City.  From the low point at the southwest corner of the site, the property rises both to the north and the east.  Fifth Avenue is higher than Fourth Avenue and rises further as you approach Packard Street from the south to a point that is nearly four stories higher than the site.  Madison Avenue also continues to rise to the east culminating at State Street at an elevation that is over five stories higher than the site.  The elevation of the site is conducive to the project's scale and minimizes the impact on nearby properties.  The sloping terrain greatly reduces the perceived height of The Moravian when viewed from the neighborhoods to the north and east.


Topographical differences between Fourth and Fifth Avenues also allow for a unique and efficient parking configuration and traffic pattern which are further described later in this document.


A portion of the site is located in the flood fringe and the design of the project takes the associated considerations into account.  We have coordinated with the City’s floodplain and stormwater administrator to develop a design which meets all applicable flood fringe regulations and will increase the site's floodwater storage capabilities by over 100% and reduce the peak hour runoff by approximately twenty fold.  Development of The Moravian will significantly improve storm related issues in this area.








PARKING





Parking is provided in accordance with necessary capacity as supported by planning staff at a rate of 1.25 spaces per multiple family unit.  Significantly more bicycle parking than is required is provided as well.  The majority of the parking is located in the basement which is accessed from the west from S. Fourth Avenue.  Parking is also provided on the first level and is accessed from the east from S. Fifth Avenue.  The first level parking is hidden from view as it is tucked behind the building.  





The at grade portions of the lower level parking will be hidden with a knee wall and metal scrim which will provide both security for the parking area as well as an interesting architectural element.  There is lush landscaping provided in the setback between the sidewalk and the building in these areas to buffer the pedestrian experience from the adjacent parking and enhance the walkability of the area.  Also included at the corner of Fourth and Madison is a pocket park with a curvilinear sidewalk, enhanced landscaping and sitting areas.  This will further soften the pedestrian experience as well as provide a park space and gathering area in a part of town that is lacking in such spaces.





It is important to note other unique aspects of this location regarding vehicles and parking.  The central location of this site lends itself to a pedestrian oriented lifestyle and the location provides walkable access to present mass transit as well as likely stops for future bus and rail.  Residents working in the employment centers to the north and east of the site can easily walk or bike to work.  This option will logically reduce the number of residents needing and deciding to own a car.  Those that may still choose to own a vehicle will not likely drive them to work as the walk from The Moravian would be scantly longer than the walk from many parking facilities.  If there are residents who do choose to own a vehicle but are not able to park in one of the spaces provided at The Moravian, there are numerous other parking options in town including public structures as well as many private locations that rent parking spaces on a monthly basis.  It is common in urban locations for offsite parking to be secured individually by residents of buildings such as this.  





Additionally, there is no risk that the vehicles from new residents of The Moravian will add to the parking congestion on the streets immediately surrounding The Moravian as those streets are already filled with vehicles from existing residents and commuters.  The parking system around The Moravian is already full.  It is worth noting that, at the request of city staff, parking is now proposed along S. Fifth Avenue just north of Madison where none was previously permitted, thus increasing the on street parking supply in this area.  The elimination of curb cuts along Madison Avenue will also increase the supply of on street parking.





The vehicular access to the property is designed to further limit the impact of the surrounding streets in that access is provided at two distinct locations and the two levels on which there is parking are not connected.  Thus, vehicular traffic is not concentrated at any one location and no traffic exiting the property can impact Fifth Avenue as it is a one way street.  All traffic exiting on Fifth Avenue must turn south, away from the residential area to the north.





 











22





PREFACE


In his thought provoking work, “The Rise of the Creative Class: And How It's Transforming Work, Leisure, Community and Everyday Life,” Richard Florida looks at the forces reshaping our economy and how companies, communities and people can survive and prosper in uncertain times.  Florida gives us a provocative new way to think about why we live as we do today – and where we might be headed.  Weaving storytelling with reams of cutting-edge research, Florida traces the fundamental theme that runs through a host of seemingly unrelated changes in American society: the growing role of creativity in our economy.


Just as William Whyte’s 1956 classic The Organization Man showed how the organizational ethos of that age permeated every aspect of life, Florida describes a society in which the creative ethos is increasingly dominant.  Many of us are beginning to work and live as creative artists and scientists always have.  Our values and tastes, our personal relationships, our choices of where to live, and even our sense and use of time are changing.


Leading this transformation are the 40 million Americans (over a third of our national workforce) who create for a living.  This “creative class” is found in a variety of fields, from engineering to theater, biotech to education, architecture to small business.  Their choices have already had a huge economic impact.  In the future, they will drive how the workplace is organized, what companies will prosper, and even which cities will thrive. Studies of demographic data increasingly show that the cities which prosper are those that attract and retain a certain segment within this creative class, highly educated individuals in their 20’s ad 30’s often referred to as Young Professionals or YP’s.  


A recently released report by Michigan Future Inc., a non-partisan, non-profit organization focused on developing strategies to help Michigan better compete in the information age, found that Michigan lags other States, even within the Midwest, in attracting and retaining young talent.  Ann Arbor is seeing the same trend and, despite its longstanding connection to the University of Michigan (U of M), is not immune from the ills that plague our state as a whole.  This is the single most important issue to the long term economic vitality of Michigan and its individual cities.  Talent retention was the number one issue on the Mackinac Policy Conference scorecard coming out of last year’s conference, further illustrating this point.  Michigan Future Inc. found the data to show Ann Arbor performing poorly, even compared to other Michigan cities.  In Ann Arbor, young college graduate households as a percentage of total households is just 14.4%.  This compares to Minneapolis at 22.7%, Chicago at 21.6%, Madison at 15.8% and Lansing at 11.3%.  


The lack of young professionals choosing to live in Ann Arbor is not just a recent trend.  According to US Census data, in 1980, approximately 48% of the population of Washtenaw County was aged 20-35 years old. In 2006 that figure had fallen to approximately 23%. If this straight line regression continues, and it hasn’t shown any trend of plateau or reversal, by 2015 less than 10% of the population will be aged 20-35. The speed at which the demographic make up of the Ann Arbor area has shifted has had some dramatic affects. The Ann Arbor School system has faced declining enrollment for the past 8 years in a row. Federal and State funding for the schools is directly related to enrollment figures. Our non-profits are feeling this shift as well as there are fewer young people spending and donating their money. 











Ticket Revenue at the Michigan Theater is off 40% for the 2007/2008 fiscal year. The Dance Gallery Foundation was forced to shut its doors after over 20 years due in large part to faltering enrollment.  Simply put, the decreased number of YP’s locating and spending money in our community and staying to raise families is dramatically threatening the very institutions that make up the true character of this city.


Another informative trend occurring with YP’s is that for the first time, YP’s are making decisions about where they will live before choosing where they will work.  YP’s choose vibrant, exciting, culturally rich and prosperous places (generally cities) in which to live first, and then figure out where they will work second.  One of the key considerations in choosing the place they will live is the availability of attractive housing options.  YP’s prefer places where they can walk to work and play, where having a car is an option not a mandate, where they can interact with their peers, and where they can find a sense of community and connection.  Options such as these are limited in Ann Arbor, and affordable such options are even scarcer.  Providing more attractive and affordable housing options desirable for YP’s in Ann Arbor is critical to attracting and retaining them in our community and ultimately will influence the long term economic and cultural vitality of the City.


The Moravian is the culmination of over two years of research, site analysis, planning, and design - all with the goal of creating a downtown housing community that is appealing and affordable to YP’s.  Based on principles of sustainability, the Moravian demonstrates the best of urban design and construction practices.  A number of locations where considered for this important project.  The site for the Moravian has been specifically selected because of its fit with the many locational characteristics necessary to deliver a desirable product for the targeted YP market.  The project is designed to integrate into the fabric of the existing community and environment, while keeping an eye toward how the building will promote and sustain the long term development and redevelopment of the City.  These are diverse goals, to be certain, and often difficult to impossible to balance, yet the project accomplishes all of this while being economically feasible and maintaining the availability of affordable options for its future YP residents. 


To complete this vision and goal, the Moravian must be located within walking distance of the City’s employment opportunities, transportation, dining and entertainment, cultural activities, athletic offerings, and educational opportunities.  This builds on the City's stated goal for the downtown to be the activity center for surrounding neighborhoods.  The Moravian will strengthen the City's downtown as the social, cultural, and urban business center of the community and the region.  The location must also allow for a project that speaks to the City’s current and future vocabulary yet appeals to a market looking for a hip, cool place to live with green building characteristics and construction techniques.  The selected location meets these criteria and given the complex issues needing to be balanced to serve the community need that exists for this type of housing, it is one of the only locations in the City where this project is presently possible.








PROJECT DESCRIPTION


The Moravian is a new 63 unit apartment project designed to appeal to YP’s. The project is centrally located on the edge of a mixed use, mixed zoning neighborhood in the vibrant urban core of Ann Arbor with Main Street’s shopping, dining & entertainment to the west, employment centers to the north, athletic venues to the south, and the U of M’s central campus to the east.  All are just steps away.  Its location, density, massing, architectural style, and accommodations are all tailored to those seeking an alternative to continued suburban sprawl by living within a short walk to a viable urban core and its kinetic mixture of restaurants, cafes, shops, offices, recreation, and educational and cultural activities.





THE SITE





The Moravian is located on the north side of East Madison Street, between S. Fourth and S. Fifth Avenues.  The project site area totals approximately 37,201 SF (0.85 acres) which has been assembled from eight parcels.  There are seven former single family homes, now used as multi-family student rentals, and one industrial building on the eight parcels.  Many of the homes are in deteriorated conditions.  The dilapidated industrial building is topped with six concrete block student rental apartments.  The location was selected with historical preservation in mind.  According to the City of Ann Arbor Historical Coordinator, none of the buildings on site are historically designated or historically significant.  The site has a history of environmental contamination and is a brownfield redevelopment site.  Four of the parcels are zoned M-1 and four are zoned R4C as follows. 





09-09-29-438-002 (Zoned R4C), 


09-09-29-438-001 (Zoned R4C), 


09-09-29-438-029 (Zoned R4C), 


09-09-29-438-028 (Zoned M1), 


09-09-29-248-027 (Zoned M1), 


09-09-29-248-026 (Zoned M1), 


09-09-29-438-025 (Zoned M1), and


09-09-29-438-024 (Zoned R4C)





Because there are multiple underlying zoning classifications of the assembled lots (M1 and R4C) and the Central Area Plan specifies this as a location where “higher density development such as apartments and group quarters is appropriate” The Moravian is submitted for approval as a Planned Unit Development (PUD) under Section 5:10.27 of the Ann Arbor Zoning Ordinance, as described in greater detail later in this document.


























COMMUNITY INVOLVEMENT


Communication with our neighbors and other groups with an interest in this area has been at the forefront of the design process of The Moravian.  Before the architects ever put pen to paper, we met with our neighbor immediately north of the property on Fifth Ave.  This neighbor is one of the few owner occupants in the area.  He lives in a former single family home now converted to a multiple family dwelling which he owns.  He also owns a number of other rental properties adjacent to The Moravian.  After discussing our conceptual plans with him, his comments were encouraging.  He suggested that the area was in need of redevelopment given the dilapidated state of the properties, the industrial nature of the historical uses and the history of crime and drugs that has been prevalent in this area in the past.  He also suggested that he was of the opinion that living in an urban environment such as this came with the understanding that new and taller buildings would be developed around him and it was appropriate for this site.  We have had many conversations with him since and have made changes to the plans based on his comments.    


We have also spoken with a number of other residents including our neighbor on Fourth Ave. who is supportive of the project as proposed.  We reached out individually to each of the owner occupants in the area, offering to meet with them individually to discuss the project and our goals.  We held neighborhood meetings on June 23, 2008 and December 23, 2008 at the nearby Public Library.  There was great discussion of the location and the proposed use.  There was virtually no disagreement that the site was a logical candidate for redevelopment.  The discussion of what would be appropriate for the redevelopment was varied, which was the most significant topic of discussion.  Suggestions ranged from new single family homes to condominiums to an apartment building.  Other questions included such topics as:  Stormwater management and capacity within the floodplain, the nature of the future residents (students vs non-students), what the parking impact would be on surrounding streets, and if there would be utility capacity to serve the project.  We hosted another neighborhood meeting on February 26, 2009, also at the library.  Several people attended who had not been at the previous meetings.  Comments from the community focused on the need to increase density in the downtown area and the sustainable and energy efficient aspects of the building.  All in attendance were supportive of the project.  Additionally, we have offered numerous times to make ourselves available to meet individually or in groups with anyone wishing to do so.  Some individuals have taken us up on our offer and others have recently requested a group meeting which is presently being scheduled.


We have also spoken with community organizations including the Allen Creek Greenway, The Ann Arbor Area Chamber of Commerce, local merchant’s associations and numerous individual business owners in the area who continue to be supportive of the project.  


The revised design has taken into consideration the comments of the community and a number of attributes of the project have attempted to address their suggestions including among others:  Nearly doubling the existing flood storage capacity of the site, pulling the mass of the building as far south on the site as possible, architectural revisions to create a more traditional style, increasing the density of the site to support downtown merchants and maintaining affordability to provide high quality housing options for a broader spectrum of the population than is currently available.
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THE NEIGHBORHOOD





The property is located in the South Central Neighborhood as defined by the City.  The immediately surrounding properties are a mix of industrial, institutional, retail, and residential.  The residential aspect is predominantly multi-family rental properties.  The vast majority of residential units are former single family homes that have been converted to student rentals.  There are just four owner occupant units in the immediately surrounding area, two of which are multiple family dwellings.  Fingerle Lumber, a large complex of lumber yards, industrial, and retail buildings is located primarily to the south but also to the west.  There are both industrial and retail components to the adjacent Fingerle operations.  The property across East Madison Street to the south is zoned C2B.  The site is also sandwiched between two U of M office buildings, the Law School Development office located in the industrial looking building on the northwest corner of S. Fourth Avenue and East Madison Street (zoned M1) and the large, former Perry School building up the hill on East Madison Street at the intersection of Packard Street (zoned PL).  The properties immediately east of the site and adjacent to the Perry School are rentals and zoned R4C.  Two adjoining properties immediately north of the project site are zoned R4C and are occupied by former single family houses now converted to multiple family dwellings.  One is owner occupied, and one is a student rental.





The site is classified by the City's Future Land use map in the December 1992 Central Area Plan as Multiple Family, recognizing that it is on the edge of the downtown and campus area where higher density development such as apartments is appropriate.  The existing conditions of the site and the surrounding area present a unique opportunity to redevelop the property in a principled way that revitalizes the area and enhances the logical and natural pedestrian connection between the south end of Main Street and the south end of the Central Campus Area.





THE BUILDING





The revised design of The Moravian is a four story building.  The first level contains a lobby and management office facing Fifth Avenue.  Floors two through four are solely residential.  Below the building is a basement level occupied by parking and the newly added live/work commercial spaces.  This, along with parking behind the building on the entry level, provide ample parking for both vehicles and bicycles.  The design uses the steeply sloping site to conceal the bulk of the lower parking level below grade. 





RESIDENTIAL MIX AND AFFORDABILITY





Increasing the nature and quality of housing options that are appealing and affordable to YP’s is a central goal of The Moravian.  There will be a variety of pricing options with the goal of creating an energetic mix of residents ranging from aspiring artists to graduate and doctoral students and from recent college graduates to those recently retired U of M graduates desiring to move back to Ann Arbor to stay connected with a vibrant, urban community of people.  In conjunction with the increased density requested as part of the PUD, 15% of The Moravian will be designated as affordable at fair market rates for individuals in the 50% - 80% median income level.  
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OPEN SPACE





The Moravian provides more open space than is required by the underlying zoning.  We have coordinated extensively with the Parks Department to appropriately address and provide usable open space associated with The Moravian as well.  Amy Kuras of the Parks Department has suggested as the usable openspace for the project, the creation of a pocket park at the corner of E. Madison St. and S. Fourth Ave. along with the streetscape plan shown in the submitted materials.  The pocket park will create a gather space for the neighborhood and the other landscaping and stopping and sitting areas will enhance the pedestrian experience in the area in a manner consistent with the future planning of the Parks Department and the DDA.  





The pocket park will be an amenity for the immediately surrounding neighbors and provide park space in an area of the City where there is very little, as noted in the City's Central Area Plan of December 1992, Map 10.  The streetscape along Madison is being coordinated with the DDA’s plans and current construction activity to create a coordinated link between Main Street with the Division and Packard area.  We believe this is a wonderful addition to this urban setting.





PROMOTING THE NEIGHBORING RESIDENTIAL COMMUNITY





One of the major considerations in the design of The Moravian is minimizing the impact of the redeveloped site on the residential properties to the north and protecting the residential character of the area to the north.  The underlying premise of the design is to create as much actual and perceived separation from our neighbors to the north as possible and to promote the incremental transition from the more intense surrounding zoning and uses. Moreover, The Moravian will re-confirm the site as residential and convert the industrial uses and zoning to residential thereby eliminating pressures for non-residential encroachment into the neighborhood.





The architectural theme has been redesigned to create a more traditional residential look including pitched rooflines and gables, articulating the building to create the look of separate but attached sections of the building and has ques taken from the UofM building to the west and the Perry School to the east reflected in the design of either end of the Madison Street façade.





To buffer our neighbors to the greatest degree possible, The Moravian is placed as far south on the site as possible, while maintaining adequate space for landscape buffering of the building along E. Madison St.  The building, at its closest point, is approximately fifty feet from our neighbor’s house on S. Fifth Ave.  It is possible that a more dense development may someday occupy the very large site of the lumberyard, one of Ann Arbor’s largest underdeveloped sites.  The Moravian will buffer the neighbors to the north from the lumberyard south of East Madison Street.  





BUILDING FEATURES





MATERIALS


�The building will be constructed of durable building materials, designed to complement the neighborhood.  The architectural style combines traditional multi-family typology with elements 














typical of the residential structures to the north as well as the brick of the former furniture factory to the west.  The base is clad in variable colored brick while the upper portions of the building are clad in a mix of brick and multiple colors of cementitious siding.  Larger windows highlight the living areas and traditional double hung windows are used in the bedrooms.  The living areas have a cantilevered area protruding from the building to provide relief to the street-facing facades.  





Window openings will illuminate the stairwells to reduce the need for artificial lighting thereby conserving energy.  The elevator also has window openings, providing a kinetic design feature with the dynamic movement of the cab visible as it passes the windows.





DENSITY





The Moravian will be comprised of 63 multifamily residential units in a wide variety of unit sizes and configurations anticipated to appeal to residents as they progress through a variety of stages of life and desired living arrangements.  The residential units are comprised of 3 Studio units, 9 one-bedroom units, 8 two-bedroom units, 36 three-bedroom units, and 7 four-bedroom units, totaling 164 bedrooms.  Apartments range in size from approximately 491 SF for a studio unit to approximately 1,309 SF for a four-bedroom unit with four bathrooms.





The Central Area Plan specifies the intended use of the M1 zoned property as Multiple-Family where “higher density development such as apartments and group quarters is appropriate”.  There are two Multiple-Family zoning districts that could be appropriate for this location, R4C and R4C/D.  In terms of density, if the M1 zoned property was rezoned R4C the allowable number of units and beds for the entire site would be 17.1 units and 102.6 beds.  If the M1 zoned property was rezoned R4C/D the allowable number of units and beds for the entire site would be 38.6 units and 231.8 bedrooms.  Given the lack of absolute certainty as to the Multiple-family rezoning possibilities of the M1 zoned property and in order to provide context for the proposed density compared to the possible density based on the Central Area Plan, a reasonable comparison would be to consider the average allowable density under each of the scenarios which would be 27.9 units and 167.2 bedrooms.  The proposed 63 units is an increase of just 1.25 times the allowable number of units which is a much smaller density increase than permitted for previous PUD’s and the proposed 164 bedrooms is fewer than would reasonably be allowed by the Central Area Plan in terms of the number of people living on the property. 





APARTMENT AMENITIES





The apartments will include a refrigerator, stove, dishwasher and under-cabinet mounted microwave oven with exhaust hood.  All apartments feature washers and dryers.  Each unit features a geo-exchange HVAC system.  A basement level trash room and recycle center will utilize private waste management services.  The flat portion of the roof of the building is a light color to reduce the heat island effect in this urban area.  


























STANDARDS FOR PUD ZONING DISTRICT REVIEW 





The Moravian provides significant benefits to the City and promotes the City residents' health, safety, aesthetics, and convenience.  The factors stated in the ordinance include the following: 





1. 	Innovation in land use and variety in design, layout and type of structure which furthers the stated design goals and physical character of adopted land use plans and policies. 





2. 	Economy and efficiency of land use, natural resources, energy, and provision of public services and utilities. 





3. 	Provision of usable open space. 





4. 	Preservation and protection of natural features that exceeds ordinance requirements, especially for those features prioritized in the land development regulations as being of highest concern, or that preserves existing conditions instead of merely providing mitigation.





 5. 	Employment and shopping opportunities particularly suited to the needs of the residents of the City. 





6. 	Expansion of the supply of affordable housing 





7. 	The use and reuse of existing sites and buildings which contributes to the desired character and form of an established neighborhood. 





The Moravian meets all of the applicable features.  The Moravian design furthers the City's stated goals in a variety of planning documents to convert the M1 zoning to multiple family use.  Also, The Moravian incorporates many of the features that are specifically incentivized by the City in


recognition that to provide such incentive features, a greater density is needed.  The Moravian incorporates substantial cutting edge technology to promote economy and efficiency of land use, natural resources and the conservation of public services.  Indeed, this infill project is precisely the high quality and conscientious residential development the City has desired.  The Moravian's purpose is to provide residential options that are particularly suited to meet the resident's needs to retain them in the City.  Most particularly, The Moravian clearly expands the affordable and diverse housing options in the City.  Lastly in this regard, The Moravian is an appropriate reuse of the property that contributes to the character and form of the South Central Neighborhood. 





These beneficial effects are best achieved through the PUD designation because of the competing underlying zonings.   Moreover, as described below, The Moravian will not have any detrimental effect on public utilities or surrounding properties. 











FLOOR AREA RATIO





The building’s first through fourth floor area totals 73,813 SF for an FAR of approximately 200%.  The live/work commercial spaces added to the parking level add approximately another 2,064 SF.  The building is approximately 53’ tall, measured from the average grade to the top of the parapet on the roof of the building and approximately 56’ to the midpoint of the mansard roof areas.  





ACCESSORY USES





Uses typically accessory to the primary residential uses of the building will be included.  Those uses may include spaces for leasing and management offices, lounge/club areas, fitness and tanning areas, retail oriented spaces such as a coffee kiosk and a sundries and snack shop (not including cooking operations).  We will also maintain the ability to provide child care or health care areas for use primarily by the residents.





APPLICABILITY OF THE PUD ORDINANCE TO THE MORAVIAN





The PUD is the most appropriate zoning application for the property as part of this project and The Moravian satisfies all the requirements of the PUD ordinance.  The location and the underlying zoning of this site meet the PUD ordinance requirements.  The PUD ordinance specifically provides for approval of situation like this (particularly given the multiple underlying zonings) where the existing zoning classifications and regulations do not provide for the intended use.  The intent of the PUD is to provide flexibility to encourage innovation in land use and variety in the design, layout and type of structures constructed.  Among the many intended goals are the following: 





1. 	Provide adequate housing 





2. 	Expand affordable housing 





3. 	Encourage use and re-use and improvement of existing sites which will be developed in a compatible way with surrounding uses but where uniform regulations contained in other zoning districts do not provide adequate protections for the site and surrounding areas





4. 	Accommodate developments with one or more land uses 





5. 	Accommodate sites with unusual topography or unusual settings which exhibit difficult or costly development problems 





6. 	PUD's are not to be used to merely avoid the imposition of standards and requirements of other zoning classifications 














17





Downtown Housing:  As stated in numerous City planning documents, the addition of new downtown housing units is needed to maintain and enhance the vitality of the downtown area.  The Moravian will create much needed density in the downtown area. 





Rental Housing:  Unlike many of the previously constructed and approved residential projects in the downtown area, The Moravian will provide greater supply of high quality downtown rental units which will increase the diversity of downtown residents.





Support for Downtown Merchants:  The provision of greater density and more downtown housing units is widely stated as being needed to support not only many of the downtown merchants but to provide the critical mass necessary to attract more merchants and those that serve the everyday needs of downtown residents.  The specific exclusion of commercial uses in The Moravian will not create new competition for existing merchants and the new residents living in The Moravian will be a boon for establishments such as South Main Market, Washtenaw Dairy and numerous other Main Street retailers.





Improved Safety and Security:  Like many of the old student rentals in the City, the housing presently located on the site of The Moravian is poorly maintained, poorly lighted, has outdated electrical systems and provides virtually no fire protection.  The Moravian will provide state of the art systems for fire suppression, security cameras, modern building systems, secured parking and controlled access to the building. The residents on this property will benefit from the improved safety of their living arrangements and the area as a whole will benefit from reduced fire risk, improved lighting and more eyes and feet on the streets creating an overall safer environment.





Reduced Vehicle Trips Into and around the City:  As discussed in the Central Area Plan, increasing in town density will reduce commuter trips into the City each day.  The walkability of the selected location for this project and the provision of more downtown housing will reduce the requirement to bring commuter vehicles into the City every day.  





Increased Parking: Additional spaces of on-street parking will be created through the elimination of curb cuts and addition of parking on S. Fifth Ave.





Increased Tax Revenue:  The Moravian will increase the tax revenue at a time when the city is facing looming budget deficits.  Because The Moravian is adjacent to the DDA but not located within its taxable boundary, none of the new taxes (more than $200,000 annually) from The Moravian will be captured by the DDA.





SUMMARY





The Moravian offers an alternative lifestyle for residents seeking modern living spaces in a state-of-the-art “green” building. The Moravian PUD is consistent with the Central Area Plan, Downtown Plan and many other planning documents.  It offers a number of important and unique public benefits while providing a safe, secure, centrally located housing option certain to become known as the premier address serving Ann Arbor’s young professionals. 
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site across S. Fifth Ave. It is logical given their established presence in this area and their longstanding history of expansion and assembly of properties adjacent to existing facilities that this area designated as residential could be encroached upon in such a manner.  Construction of The Moravian will eliminate this possibility and is therefore wholly consistent with one of the most significant themes of the Central Area Plan related to downtown neighborhoods.





The immediately surrounding area consists of a very large lumber facility to the south, institutional buildings to the east and west and multiple family residential to the north.  The Moravian recognizes that the multiple family housing to the north is of a slightly shorter height and has included design considerations described throughout this document to minimize any visual effects and appropriately balances its scale in providing the community benefits that will result from its development.  Situated at the end of the block, at the bottom of the hill, between two institutional buildings and bordering the lumber yard, The Moravian will stand as a demarcation between the residential neighbors to the north and surrounding commercial and institutional uses.  Moreover, The Moravian's residents will provide an influx of new customers for existing local businesses, including grocery stores and nearby markets.  





The Central Area Plan also mentions Density as an issue.  The stated concern is that single family structures have been converted to apartments and created density without adequate structural integrity for such apartment use, as well as car filled streets, poor property maintenance and late night activity and noise.  Additionally, the Central Area Plan recognizes that the steady decreasing of allowable densities have made it difficult for residential infill development to occur, resulting in non-conformities.  The Moravian addresses many of these concerns.  The high quality modern construction will replace the single family converted apartments on the property.  The Moravian will improve the appearance of the building stock and the grounds of the surrounding neighborhood and will encourage property maintenance and promote community pride.  The life safety of the residents of this property will also be significantly enhanced with the addition of safety and security features wholly lacking in the existing structures.





The Central Area Plan discusses Affordability and concludes that many lower income people cannot afford to live in the City.  The Moravian seeks to contribute to the solution by provide a portion of its units as affordable at workforce levels.  The Moravian's varied rental offerings squarely meet the stated goals of meeting the needs of a variety of individual lifestyles.  





Specific references to themes with which The Moravian is consistent can be found in the following sections of the Central Area Plan and other documents:


Central Area Plan


Housing and Neighborhood


Preserve residential uses and protect the area from commercial or institutional expansion


Replace converted single family homes not suited for multiple family use


Minimizes adverse parking impacts
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THE MORAVIAN DESIGN IN CONSISTENT WITH THE MASTER PLAN





In evaluating any project, particularly a PUD, an evaluation of a project’s consistency with the many planning documents issued by the City is of critical importance.  Although it is a practical impossibility for any project to be absolute in its matching of each and every planning goal, consistency with the many competing planning objectives is the measure by which proposals must be evaluated.  This is particularly true given the contradictions within the outdated, but existing Central Area Plan.  What is also important to keep in mind is that any given project, specifically a PUD, must be evaluated within the context of the city as a whole, the neighborhood within which it is located as well as the narrowly focused area immediately bordering the subject properties.  





An evaluation of the area surrounding the subject properties must give appropriate consideration and weight to the multiple land uses and zonings radiating in all directions from the site.  An analysis based strictly on the influence of and impact on say the Fingerle property to the south would be inappropriate and inconsistent with the standards specified in the PUD ordinance.  The same is true for an evaluation based strictly on the multiple family or the few single family residential properties to the north.  





There are numerous stated goals of the Central Area Plan, the downtown plan, the Transportation Plan, the numerous other planning documents and studies as well as commonly acknowledged goals for the City and the downtown area with which The Moravian is explicitly consistent.  There are others goals with which The Moravian's consistency is clear but less explicit.  As discussed below and throughout this document, The Moravian is, in whole, extremely consistent with the goals stated in the Central Area Plan, other planning documents published by the City as well as many commonly held goals and objectives of the City.


The Moravian’s proposed land use of multiple family residential is entirely consistent with the Multiple Family designation of the Central Area Plan, Future Land Use Map, Map 6.  This classification includes areas on the edge of Downtown where higher density development, such as apartments, is appropriate.  The Central Area Plan recognizes that the preservation of single and two family structures is encouraged as well, though that is not the designated appropriate use.  


The Central Area Plan mentions Neighborhood Preservation as a problem that must be addresses.  The concern is that neighborhoods close to the downtown commercial areas make them vulnerable to commercial and institutional expansion.  In this regard, The Moravian promotes neighborhood preservation because the PUD classification and re-use of the industrial zoned property as residential will eliminate the potential of commercial and institutional expansion into this area that exists given the current M1 zoning.  There is also a very reasonable likelihood that, in time, the University of Michigan may “connect the dots” between the Law School Development office to the west of this location and the old Perry School to the east.  They had previously attempted to purchase the rental properties east of this
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principal


newcombe B. clark


Mr. Clark began his career in commercial real estate at Swisher Commercial in 2000. In 2002, he became one of the founding sales associates of Oxford Commercial. Mr. Clark has been with Bluestone since its inception in 2005, and was named partner in 2006. ��A lifelong Ann Arbor resident, Mr. Clark is also a member of the Citizens Advisory Council for the Downtown Development Authority, a board member of the Ann Arbor Area Chamber of Commerce, Michigan Theatre, University Museum of Arts, Dance Gallery Foundation, President of the Main Street Area Association, Chairman of the Cool Cities Task Force for the city of Ann Arbor, and co-curator of the Clark/Valenti Gallery. In 2006, Mr. Clark was named one of the 20 in their 20's by Crain's Detroit Business. The diversity of his interests provides him with a broad network and unique perspective on various and influential local industries and growth sectors. ��Mr. Clark graduated from the University of Michigan with a Bachelor of Arts in Japanese and a Bachelor of Science in Mechanical Engineering.
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Principal


Jeffrey P. Helminski


Mr. Helminski is the founder and Managing Partner of The Moravian Companies, a Metropolitan Detroit, MI based real estate development firm.  He is responsible for directing the company’s development, investment and advisory activities.





Before founding The Moravian Companies, Mr. Helminski was Vice President of Development at Silverman Development Company, a multi-faceted development and investment company based in Bingham Farms, MI.  Mr. Helminski was involved with all aspects of developing Silverman's real estate opportunities. His primary responsibilities included market analysis, due diligence, investment underwriting, design, and entitlement of residential and commercial properties including over 1000 residential units in ten residential and mixed-use projects.





Prior to joining Silverman, Mr. Helminski was employed by General Motors Truck Group. He served on GM's engineering staff in product and manufacturing engineering positions as well as working as production supervisor of assembly operations at Pontiac East Assembly Plant.





Mr. Helminski holds an MBA from the Stanford University Graduate School of Business, �a Master of Science degree in Engineering from Purdue University, and a Bachelor of Science degree in Mechanical Engineering from Michigan Technological University.  Mr. Helminski is a full member of the Urban Land Institute serving as Vice Chair of the Detroit District Council and as a member of the national level program committee.  He is an active member of the Michigan Association of Planning where he serves on the Government Relations Committee and the Ann Arbor Area Chamber of Commerce Public Policy Subcommittee.  Mr. Helminski is the youngest member of the Oakland County Business Roundtable, a City of Ferndale Planning Commissioner, Co-founder of the Young Professional’s Leadership Council, a Board Member of Fusion, a founding member of the Center for Michigan’s Emerging Leaders Forum and is a frequent speaker on entrepreneurship and the attraction and retention of young professionals in Michigan.
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Management Team





Jeffrey P. Helminski and Newcombe B. Clark are responsible for management of The Moravian.  The management team brings a proven history in both the business of real estate and commitment to and involvement in the Ann Arbor community.  Their unique experience and local ties combine to ensure a successful project that will be designed to enhance the long term viability of the overall Ann Arbor community.  
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Promotes an attractive residential area and aims to serve both current and future population’s housing needs


Provides affordable housing opportunities


Increases diversity of people, housing types, lifestyles and income levels in the downtown area


Provides mixed income housing opportunities


Downtown 


Increases housing units and people living in the downtown area


Increases pedestrian activity creating a stronger 24 hour presence


Increases range of the population for which there are affordable housing options in the downtown area


Provides an opportunity for lifestyle choices that will reduce reliance on automobiles


Redevelopment 


Enhances residential use amid opportunity for commercial and institutional pressure


Provides residential uses close to the downtown core and will increase activity during weekends and evenings which promotes greater downtown liveliness


Circulation and Parking


Reduces congestion


Increases housing in the interface area


Results in no additional parking in neighborhoods


Housing Needs Assessment


Increases the supply of affordable housing options without the necessity for public funding 


Downtown Residential Task Force


Creates livelier, more diverse downtown


More efficiently uses the land


Reduces the need for automobiles by providing greater pedestrian and bicycle-centric housing options


Increases the tax base


Increases the supply of housing at moderate prices


Ann Arbor Transportation Plan (Updated February 2009)





Site is identified as a downtown development opportunity site for land use intensification


Increases density in transit corridor, to achieve an average of 100 RE/Acre in this area
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THE MORAVIAN PROMOTES THE DOWNTOWN VISION





The Moravian also advances the goals detailed in the Recommended Vision & Policy Framework for Downtown Ann Arbor – Downtown Development Strategies Project, Dated February 17, 2006 (the Downtown Vision).  A portion of The Moravian property (the parcels zoned M1) was included in the Downtown Vision study, and, thus, it is an important consideration in its design.  When comparing the recommendations in the Downtown Vision to The Moravian, the following pertinent observations become clear: 





1. 	Affordability and diversity of housing opportunities are key goals.  Without question, The Moravian promotes this affordable housing aspect through the provision of affordable housing. 





2. 	PUD developments like The Moravian provide the City with the opportunity to negotiate for community provisions, namely affordable housing.





3. 	Urban design guidelines like those offered by The Moravian including building and street orientation, pedestrian orientation, parking, lighting and signage, green building elements, and contextual design are all positive features.  The Moravian's design promotes the very best of these features and modern architecture and building design. 





4. 	Incentives such as affordable housing, open space and parking are all incorporated into The Moravian and justify the requested density. 





5. 	Importantly, the City's study demonstrates that Local Serving Retail stores require a substantial increase in new housing (i.e. more residents and density) to ensure profitability of stores.  The Moravian would substantially contribute to the sustainability of local service retailers in the West Downtown / Ann Arbor Railroad area. 





6. 	The Downtown Vision specifically recommends the encouragement of infill residential uses and targeting areas outside of the floodway for new residential development.  This is exactly what The Moravian proposes. 





BENEFITS OF THE MORAVIAN PUD





There are numerous benefits that will be realized by the city as a result of this project.  Some of the benefits will come to bear in the very near term and others will be born out over a longer period of time.  Some will be the direct result of primary activities associated with this project while others will be secondary effects, but nonetheless benefits provided by this project.  Many of these benefits have been discussed throughout this document and a summary of the major points follows.
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Affordable Housing:  15% of The Moravian that will be restricted as affordable at the 50% - 80% median income level to comply with the requested density increase.  This affordability restriction will be permanent.   It will not expire and revert to market rate levels after some predetermined time period.  The permanent restriction will be documented with the City in the development agreement and will run with the land so as to remain in place regardless of any future ownership changes.  These will likely be the highest quality affordable units currently existing in the City.





Sustainability:  The Moravian is designed with sustainability at its core and will be LEED certified and include a geothermal heating/cooling system.  Sustainability and Green attributes consist of many characteristics ranging from construction techniques to energy efficient appliances and ongoing sustainable living and building operation practices that reduce the carbon footprint of the residents of the building.  





Contaminated Site:  The former industrial uses on the site have resulted in contamination of a portion of the property.  In conjunction with the construction of The Moravian, the contamination will be address and an appropriate due care plan will be implemented as specified by the Michigan Department of Environmental Quality.  





Prevention of Commercial Expansion into Residentially Planned Area:  The Moravian will result in the cohesive redevelopment of industrially zoned properties currently held in fractured ownership.  These properties are zoned for industrial uses and pose a threat of commercial expansion into the adjacent residential areas presently.  The existing zoning is inconsistent with the master planned use of multiple family residential.  The Moravian would cure this inconsistency and eliminate the potential risk of undesirable uses on this intensely zoned property.





Prevention of Institutional Expansion into Residentially Planned Area:  As noted elsewhere in this document, the established presence of University of Michigan facilities in this area on either side of this site poses a very real long term threat of their expansion into this area.  The University has previously attempted to purchase properties to connect the dots between the Perry School and the Law School Development office.  It is only logical that over time this could become reality.  The Moravian will eliminate this possibility.





Public Openspace:  The area of the City within which The Moravian is located lacks public openspace.  The Moravian will create a public park space at the corner of E. Madison Street and S. Fourth Avenue.  This area will provide a public place to relax and become a gathering place for the neighborhood.





Blighted and Obsolete Industrial Building:  The blighted industrial building will be removed and redeveloped in conjunction with the construction of The Moravian.  The elimination of this neighborhood eyesore will enhance the quality and appearance of this area.





Floodplain Improvements:  The Moravian is designed in a manner that significantly improves the flood storage capacity of the site.  The floodplain storage capacity of the site will be increased by over 100%.  The peak hour runoff will be reduced by over twenty fold.  This is a very significant improvement in an area noted for flooding issues.
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