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315 W Huron St., Ann Arbor, MI
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Summary

Seeking PUD approval to rearrange by-right density vertically
285 non-student oriented units, ~100 parking
Diverse unit mix allowing for range of price points
Highly walkable location near heart of downtown
Constructed with light gauge steel for minimal waste &
welght and maximum recyclability
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All electric - even commercial spaces : b Errrr TR

15% affordable units at 60% AMI (MSHDA TIF) B e ™ g R
' ' o & ; =0 ‘ me=n ) Ml

Coffee shop/bodega in ground floor and possible new g - | m L

[ ast Word on rooftop

Construction of Tree Line Trall segment and new
Bicentennial Park in consideration of PUD approval

ﬁ www.talbotdevco.com
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PUD Request

- By-Right Design
- Site is D2 zoned with First Street Character Overlay
- D2 - no height limit, 80% lot coverage maximum
- Overlay limits to 60 ft + 18 ft bonus = /8 ft or / stories
- Building footprint could be 29,430 SF x / stories
- Jotal by-right building size is 202,/50 SF

- Not feasible due to several factors
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PUD Request

Floodplain - Northwest corner of the site

1.

Building here is prone to flooding and is discouraged both by

Clty resiliency goals and insurance carriers

www.talbotdevco.com
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PUD Request

1. Floodplain - Northwest corner of the site
Building here is prone to flooding and is discouraged both by
Clty resiliency goals and insurance carriers

2. Adjacent Structure - East edge of the site
Building here blocks grandfathered windows and “crowds”
the Allmendinger building.
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PUD Request

1. Floodplain - Northwest corner of the site
Building here is prone to flooding and is discouraged both by
Clty resiliency goals and insurance carriers

2. Adjacent Structure - East edge of the site
Building here blocks grandfathered windows and "crowds”
the Allmendinger building.

3. Elevated Rall Line - West edge of site
Lower floor units would be at or below grade of tracks
maximizing noise & Vvibration and reducing livability
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PUD Request

1. Floodplain - Northwest corner of the site
Building here is prone to flooding and is discouraged both by
Clty resiliency goals and insurance carriers

2. Adjacent Structure - East edge of the site
Building here blocks grandfathered windows and “crowds”
the Allmendinger building.

3. Elevated Rall Line - West edge of site
Lower floor units would be at or below grade of tracks
maximizing noise & Vvibration and reducing livability

4. Bar depth - Inner "elbow” of building
Distance Is too great from unit entry to window to allow
adequate natural light

www.talbotdevco.com
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PUD Request

Con

Tota

www.talbotdevco.com

figuration requested via PUD approval - 10 stories

Bullding pulled back from floodplain

BSullding set back from Allmendinger building to allow
ight and air, making use as a drive aisle

Residential units pushed 1 story albove track grade
Sar depth allows natural light throughout units

of 202,420 Sk - 330 Sk smaller than by-right

Unbuilt western site space allows for new uses

Sullding mass is rearranged vertically vs. horizontally
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Tree Line Trail and Park
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*Note that this plan requires some cooperation from the rail road to
leave existing retaining walls in place
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Treeline Trail and Park
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Sustainability

- 100% electric
No natural gas plumbed in the bullding at all
Cold-form steel construction
~ /0% recycled steel
| ighter weight and Michigan sourced - less transportation COZ
Nfinitely recyclable at end of building life
| ow waste - most parts come pre-cut
—aster to builld than concrete - heads in beds sooner
Prefabricated exterior wall sections
Low waste and high quality - made in controlled conditions
Iriple pane windows for energy and sound advantages
Solar panels and EV charging
Parking levels are not sloped
Can be converted to other uses in the future

www.talbotdevco.com
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Affordability

Planning to comply with MSHDA Housing
TIF program
15% of units at ©0% AMI (or applicable
requirement at date of approval)
Not planning to pay fee-in-lieu and instead
Just bulld the affordable units
Affordable housing is needed ASAP
Blindly mixed income buildings offer
socioeconomic advantages to
affordable renters vs. 100% affordable
projects e
Building location is ideal for downtown
service industry employees who —
oenefit greatly from walkabllity

m—dr ~
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Additional Project Features

- Coffee shop and bodega integrated into the lobby - 285 Units across © unit types with distinct price points
- Building amenities on top floor to democratize city views allowing for a diverse applicant pool

- Fitness center with Pilates/ Yoga studio

- Lounge with kitchen and workspaces

- Screening room and/or listening room Unit Type Count Average SF
- Possible reincarnation of [he Last Word as a rooftop Studio a5 205

cocktall lounge with city views - an Ann Aror first

. Secure and plentiful bike storage with e-bike charging Studio+ S 400
- High cellings and maximal windows to the extent feasible 1BR 117 060
- Resident Qentereol design | | 1 5BR ols 750
- Premmm door hardware, umt entry decor, maximum 51 evel TownhoLse = 200
natural light, custom scent in common areas
- SMmart app access control, package concierge, dog 28R 30 920
wash, covered parking Total 285 593
- Access to Ireeline Irail and Bicentennial Park Parking Approx 100

www.talbotdevco.com
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Backup Slides

Project work done as Partner at Ethos Development based in Portland, OR

www.ethosdevelopmentlic.com
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Floor Plans
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|1 - Parking |2 - Parking and Lobby L3-11 - Typ. Residential Floor 12 - Amenity and Penthouses

Project work done as Partner at Ethos Development based in Portland, OR
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Schedule

2026 2027 2028 2029

ProectPhase D J FM A MJ JASONDJIJFMAMI JIASONDJIFMAMIJIASONDIFMAMJIJI AS

PUD Approval

Design and Building
Permit

Incentive Approvals
Construction
Lease Up

Stabilized

www.talbotdevco.com
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EXHIBIT I - BUILDING FOOTPRINT / FLOOR AREA AXONOMETRIC

ALLOWED BY-RIGHT PROPOSED
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EXHIBIT D - HEIGHT CONTEXT
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EXHIBITL - SITE SECTION
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EXHIBIT C- ZONING
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EXHIBIT A - LAND USE (EXISTING)
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Future Land Use
Map

'he Future Land Jse Plan defines varioLs Ihe plan identihes three primary lanc use categories across the
categenes tha:t shape the ciy's character city:
and function. While all categores are

mixed-use, they vary in their range of uses Resndential
and density. The plan pricritizes higher

densily in specific ameas, such a¢ slony A primarily residential ares with limited commercial
Uransit routes and near existing amenities activity that enhances walkability and access to local
while also estaolisning a fexible, broad amenities. Provides a variety of housing ootions to

nased land use structure that moves accommoedate diverse nousehold types and income
oeyond reinforcing existing, often levels, while maintaining the assence of Ann Arbor's
umiting policies, By applying rew flexible neighbarhoods

approaches equitably across tha city, the
nlan helps to transition anc support goals
Ultimately, this dynamic approach ensuras
that developmeant remains respensive to
current needs and adaptab.e for future
growth.

Transition

A mixed-use area with a flexible blend of residential,
commercial, and industrial employment spaces.
Supports moderate to higher-density housing te 2nhance
walkability, enccourage transit use and strengthen

commercial activity within key nodes and co~ndors.
-------------1

Importantly, the ~uture Lard Use Map I1s
not 3 zoning map. It presants a citywide
vision that will be implemented throuch
multiple zcning districts. These zoning
districts will reflect the values of housing l
access and ecuity, using tools such as
dimensional stancards, welkability, and
public realm design to guide outcomes

that are inc.Jsive and resgonsive 10

i
I
community needs. l
[
Bx

----—--------‘
In bmitec portions of the aty, the Future Land Use Map describes
areas Lhal could be either Residenlial or Transilion. During

the develvoment ol the Comprehensive Plan, the Planning
additional restrictions to height and unit Limits in the Residential
Land Use Category. To minimize potential non-conformities or
averly restrictive Limitations, these areas wers identified for

EXHIBIT B.1 - LAND USE (PROPOSED)

LM EAST
. MEDICAL CAMPUS

~ R
C/ \ I’ = Ja L | CONE! 122 e X A | n
NV ¢ 0.5 1 Z Miles
Map Residennal Pubiic [Cityl Countyf Schoa! District)

Future
Land Use

Transition University of Michigan

Residential or Transition Parks/Open SpacefRecreational Facilities

Mk City Owned Parks




Intent:

A viorant mixed-use category thet concentrates residential and
commercia. development arounc major trarsit hubs. It suoports
the hghest devalopment intensity to improve mobility, ectivate
key centers and strangthen regional connectivity

Rationale:

There is oruad support for increasing density inareas aligned
wilh majur Uransit infrastruclure, especially around multimodal
hubs. The Hub categary. which allows for the highest-density
residential development combined with commercial usas,
expancs opportunities for Ann Arbor resicents to live and work
near downtown and along key corricors. |t also encourages
the craation of new welkable, mixed-use centers beyonc
cowntown. This category presents the greatest opaortunity

ta significantly increase housing supply, helping to improve
affordabilizy. Additionally, these compact, walkable arcas make
mare 2fficient use of land and resources while suppeorting diverse
transpcertation options, ultimately reducing YMT and lowenng
carbon eMissions.

Downtown has leng served as the cormmeraal and cultural heart
of Ann Arbor. With its restaurants, theaters, small businesses,
and shops, it represents the vibrant, community-centered urban
form that residents ceeply value. In 2ddition, as more peoole live
downtown, it is expected that resident-serving businesses L ke
grocery stores and drug stores will emerge 1o serve a grewing
customer base. The goal s to encodrage this distinctive quality
by pramoting infill development that camplaments the existing
built environment rather than replacing it

Many o” the city's large shooping centers and office cr
research parks are also envisioned as future Hub categories,
transitioning from their current auto-ariented, single-use
layouts into more pedestrian-friendly, integrated environments.
While they remair important employment 2nd commercial
hubs, their transformation offers an opportunity to bring
wialkability, connectivity, and a more human-sczle urtan fabric

to underutilized areas. Downtown's built
form can serve as a3 model for these areas,
emphasizing a connected strzet network,
small walkable blocks and z dense urban
fanric

Primary Uses/Buildings:

* High density residential

» University of Michigan-related housing
> Office

» Commercial

* Industrial uses tha: do "ot create
nuisances or hazards

Form & Site Considerations:

*» Tallest, most intensive develcpmant
potentizl in the city

» Curb management

EXHIBIT B.2 - BUILDING TYPE

e sOLT RS, Bl STu e, Seetora o S/oaamgy,

A A boy ity QHo0, Gosgie Sirse! View, MAVD,

/ :'pil‘ﬁl Hub C‘J{'s’('gor_ﬂ Blu']ding 'l‘ypes (not an exhaustive liﬁt) detedphace, Mayeresdzcocitan, Eagaoe 40 Ao

Mid-nse Mid-rise Aparment Buvidng
Apartment Bulding w/ VWirappad Parking

Mid-rise Cifice Building

. v Mid-rise Hore! Bulldin
(Ground Fioor Commerciai) VIS8 SOt urang

l 1T E. Huran St

350 S, Main 5t

High-rise Agartment Building '...._._...._’~ VS F
w/ Structured Park'ng T [ ‘

High-ise Apartment Buifaing
a‘ir:una Floar Commercial

- ==

201 S. ist St.

A NN - - .-
High-rise Office Buillding
{Ground FMicor Commnercial)

Cammercal & Mixed
Use Complex w/
Structured Parking

e = e

S L e

- i
- 2T gt
T

-

Tower Plaza 555 £. William St. [Offices converted to condos) Arbor South




EXHIBIT E - DENSITY ALLOWED BY-RIGHT
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PROPOSED

ALLOWED BY-RIGHT
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1a. Objective, Purpose, and Beneficial Effect for the City:

he prozosed PUD 7or 315 W, Huron =r1‘ ances the intent of the IPlanned

Jnit Develooment District (£5.14.4 UDT) by applving tlexibility 1o a unicusly

canstrained downtown site whils -.'jt-.‘ ivering measJrab e puilic l S in

nousing, sustainability, and cesign. The project arganizes its parmitted D2 density

vertically o avold the mapped floed fringe, ma Atain a ospectful setback fram the

Allmendinger Bu |d| 2 building of sianihcance—and elevate habitable fleors
the adjacent rai ":-ui berm to enhance long-term livakility.

The PLD achicves outcames beyand stancard zoning by:

- Establishing a Meaningful Greenway / Treeline Trail Connection.
The project provides a i}'.ll) ichy accessible link b Streat
andd Huron Sueel as a potoenbial parl ol the Mulure Treelne Trail / Greenway
netwaerk. Thisinc ||_~_ es a minimum 8 feot wide puklic access easement and
constraction of a minimum 13-foct-wide non-motorized path within that
1%, Craating a welcoming nerth-scuth connection. Cocrdination
wilh the railroad will be required (or any raiwey widlh beyond 8 ool

tween Washington

Cdoerner

- Creating a Small Public Park as a Neighborhood Amenity.

’~IU"<1 the Greenway connection, the pioject includes j[’L,'I""-"'I ztely 2,500
4,000 squarc [eel ol put ceossible park space g comlorlable pockaet
of greenery for nzighbars rf“:iv"-(‘-"l'; and I"e:il tc pause and gather.
Ih—pll*"'ll ) showcase the Ann Arbor Bica —l|4 Monumes Itll'ul\,

giving the space a sense of dentity anc wlcblcllr g the community’s
hislory.

Advancing Sustainablility and Reslllency
Through all-electric design, cleaner [ow-we
and a high-periormance buildin
toware Ann Arbar's A*ZFRC vision.

°II\T uction, roafton solar,

g envek ove Lhe communily

- Advancing Affordable Housing.

The PUD District will contribute to the City's housing goals by providing
1 5% of zll homes at 60% AN, mesting the standards of the MSHEATIE
program

Aligning Contextually.
Fitting comfartably into the nelghborhocd by reflecting the scale of nearby
PLD developments, The upper floors stop back to &lign with the established
streatwall along First Street and surreunding buildings, keeping the ovaral
heicht and form in tune with the area.
Tugelher, these acticns cmbody the PUD'S staled purpose Lo ac
nnovation, and community be N“'fl[ on sitas with unique ce
cremoting efficient, resilient down oment.

icve Mexibilily,
ncitions—while

W redevalo

315 W. Huron - Planned Unit Development (PUD) Statement of Intent

1b. Why This Beneficial Effect Cannot Be Achieved Under
Any Other Zoning Designation:

ully complies wilh the underlying 02 coning ler use, lloor arcq, and
covernge. [he constraint arises from h( First Stres t( h aracter Overlay, which
Impases a fixed height [imit that
density in g form that sugpperts the City's brecader goa
suslainabilily, 2nd conlexlual design.

Ihe project |
srevents realization of the same DZ-lave

s for affordabie nousing,
| hree Sxed site conditions make strict compliance impractical

- A mapped llocd lrnge
placement.

glong Lhe north edge limils habilable-grea

- The Allmendinagar Building te the scuth. 3
warrants step-backs to preserve light anc air.

building of sianihcance,

+ The olovated railroad herm along the western boundary reduces usacility

and drives the need to elevate hasitasie space tor [vablity and comtort.
[0 adaress these constraints responsibly, the
vertically. The zoplicant prr-x:m
‘j‘ ’I\.‘- h 2 e (-‘U‘-.\t Wias
late p-:Jt 110 rec

Spprogr

project must concentrats massing
"l“ SO 1’“1 ht he «:]".’ relief from the Zon |rm Board
enied, directing the team to oursue a FUD as the
cile site limitations with ity cbjactives,

This PL cxceed D2 oplilernern!s
the Iww hl ty n-u-l-«-l to realize allowable development
context-sensitive, and policy-eligned form.

s nel increase densily or

potentiz! in a resilent

simply provides

1c. Consistency with the Comprehensive Plan

The propaosed PO supports the City of Ann Arbor’s

bringing logether suslai .l).:‘ design, alfordable

contextuz! architecture in a walkakle downtown setting

- Strengthening a Walkable, Mixed-Use Downtown

The projecl contnbules o a lively, mixec-uso

compact, pedestran friencly develcpme
in height anc chzracter bebaesn D1 and 02 2

oublic rezim by introducing a e

space thal IH‘.'II'

downlow

el ._fl.’..’f Wl LOnnec !

o people lowelk galthier, and enjoy Ii {

Comprehz
ousing, puslic

slve!

Cf‘[)i‘ll DA,

’lan by

i by reinforcing
t and creating gente transitions

reas. It 2'so strengthens the

n and small gark

COTmI2Cr.

- Making It Easier and Safer to Walk, Bike, and Connect

The Greenway Lidl" provides a mic-block connection |
and biking and cxoends Lhe reech of the luture Treeling
maorovements—ithrousn burying utility lines a

Trail Sidoevealk

ind adding enhanced

greenspace along public corridars—craate an even strenger multimeda

anvironmeant for gvervday use

+ Advancing Ann Arbor’s Climate Goals
Ihe dasign advances the

{ity's climate chjectives by embra

systems. renewzole enerqy, a nigh-perfarmance building envelope, and

LhoughUul avoidance ol intensiving developmenlin (o

supporting long-term community resiliance.

- Growing Housing Options for the Community
By providing 15% of
hausing aptions in a hichly walkable location close to jobs

SorIces

homes at 60% AM|, the project expa

r

- Respecting the Character and Rhythm of First Stre
The development is held back fram the Allmendinger Rui
v) LA, DrOviK |I"I ] s thal proserves )
ard maintains its prominence. The

neight ¢«
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Developer Background
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Ryan Talbot, Owner
Talbot Development
ryan@talbotdevco.com
619-988-6435

Ryan Talbot is a Michigan native and an alumni of The
University of Michigan. After graduating with a degree

in economics in 2008, he moved to San Diego and
spent four years working in operations at WD-40
Company. He then moved to Austin to pursue an MBA
from the McCombs School of Business at the University
of Texas at Austin.

He interned at Apple in Cupertino during his MBA, then
returned full time after completing his degree, working
first in iPhone battery procurement, then iPad product
development. Apple’s intensely detailed and user-
experience-focused approach to product creation was
hugely influential on Ryan and he has carried that
perspective and skillset forward since.

After four years at Apple, Ryan had the opportunity to
join and grow a family member’s real estate
development company, Ethos Development, in
Portland, OR. Ryan was a partner at Ethos and
oversaw project design, construction, lease up, investor
management and reporting.

www.talbotdevco.com

Ryan worked on more than 10 deals representing more
than 1000 units while in the Pacific Northwest, dialing
into a well-practiced product type of urban infill, mid-
rise, compact-unit, high-density multifamily projects.
This narrow strike zone allowed him to focus on
differentiating projects based on refined amenities,
strong branding, and overall resident experience.

After a family trip back to Grand Rapids, Michigan in
2021, Ryan saw enormous potential to bring his skillset
and product type back to the Midwest. Years of
undersupply, strong growth trends, and extremely
powerful state and local incentives meant an incredible
opportunity. So, in 2022, Ryan and his family moved
back to Michigan and he founded Talbot Development.
He was quickly accepted into the state’s tight-knit
business community and after first building momentum
as a developer in Grand Rapids, Ryan began also
pursuing projects in Ann Arbor. He plans to be a long
term fixture of the Michigan development community.

In 2024, Ryan was recognized as one of Crain’s Detroit
Business’ Notable Leaders in Real Estate.


http://www.talbotdevco.com
mailto:ryan@talbotdevco.com

Experience

Over the past 8 years since pivoting from Apple,
Ryan has has worked to develop more than 1200
units across three states. As a Partner at Ethos
Development, his brother-in-law's firm, Ryan ran a
team developing a variety of urban infill projects in
Portland, OR and Tacoma, WA, leading entitlements,
design, construction, leasing, investor relations and
assel management.

Since founding Talbot Development, he has revised
those west coast designs and product for Michigan
markets, pursuing projects in the sub-300 unit
range.
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Talbot has hired Hobbs + Black, an Ann Arbor-
based architecture firm and expects to partner with
VWolverine Building Group to construct the project.
Nederveld is also retained as civil engineer.
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Project Highlight:
The Current

220 QUIMBY NE, GRAND RAPIDS, Mi

The Current, named and themed to evoke the renewed focus
on activating the Grand River, is a 72-unit project in the
Creston neighborhood, across the street from the former
Saugatuck Brewing Creston Taproom. Construction finished in
late 2024 and the amenity-rich project is now fully leased and
under contract to sell in December 2025 at a 2X multiple and
33% IRR to LP investors.

The Current was developed by Talbot Development and
designed and built by Pinnacle Construction Group. It was the
first project in that partnership and has led to several other
opportunities between Pinnacle and Talbot.

¢k CRESTON m

www.talbotdevco.com


http://www.talbotdevco.com

Project Highlight:
Verdant

648 BRIDGE ST NW, GRAND RAPIDS, Mi

Verdant, named and themed to summon the outdoors inside, is
a 148-unit project under construction on the bustling Bridge
Street corridor of Grand Rapids, roughly across the street from
Bridge Street Market. Construction is expected to finish in
Summer 2026 and the amenity-rich project has been very well
received by the neighborhood as well as prospective residents.
It currently has more than 25 waitlist applicants nearly a year
from opening.

Huron Apartments borrows much of Verdant’s DNA - from unit
size and mix, to sustainability features, target demographic,
and even some key amenity features. Huron Apartments is
meant to expand on the successful DNA of both Verdant and
The Current, making for an efficient process and a proven
product.

VERDANT

sk BRIDGE ST

m www.talbotdevco.com



http://www.talbotdevco.com

Developer’s Previous Work

Project Name: Society 62
Location: Portland, OR
Budget: $3M, 29 rooms

3 level co-living

Completed January 2022
Stabilized for long term hold

Project Name: Shift

Location: Portland, OR

Budget: $16M, 73 Units

5 level wood frame with rooftop lounge
Completed May 2023

Stabilized for long term hold

Project Name: Nomad
Location: Portland, OR
Budget: $27/M, 130 Units

/ level mid rise with cafe in lobby
Completed December 2020
Stabilized for long term hold

Project Name: Society 42
Location: Portland, OR
Budget: $4M, 42 rooms

3 level co-living

Project Name: Analog Tacoma
Location: Tacoma, WA

Budget: $24M, 115 Units

5-over-3 mid rise with rooftop lounge

Project Name: The Moraine
Location: Tacoma, WA

Budget: $50M, 160 Units

5-over-2 mid rise with rooftop lounge

: g i BB Completed February 2023

S el i 1152 Opp(?rtunityzone ' Completed June 2024 ﬁiﬁgﬁfgéﬁﬁ%@ﬁm sele arranged
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i ® - l.: ' T Stabilized for long term. Hold Stabilization expected Summer 2025

Project Name: Fernhill Crossing

Project Name: BrookLAND
Location: Portland, OR

Budget: $40M, 166 Units

5 level wood frame with rooftop lounge

Project Name: Margot
Location: Portland, OR
Budget: $5M, 20 Units
4 level wood frame

Location: Portland, OR
Budget: $4M, 19 Units
19 Suburban rental town homes

Completed June 2020

Completed October 2023
Stabilized for long term hold

Stabilized for long term hold

Completed August 2019
sold April 2020 for 19% LP IRR
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Project work done as Partner at Ethos Development based in Portland, OR

www.ethosdevelopmentlic.com



http://www.ethosdevelopmentllc.com

