PLANNING AND DEVELOPMENT SERVICES STAFF REPORT

For Planning Commission Meeting of January 7, 2020

SUBJECT: The Standard at Ann Arbor Site Plan for City Council
(405 South Main Street)
Project No. SP19-004

PROPOSED CITY PLANNING COMMISSION MOTION

The Ann Arbor City Planning Commission hereby recommends that
the Mayor and City Council approve The Standard at Ann Arbor Site Plan
and Development Agreement.

STAFF RECOMMENDATION

Staff recommends approval of the site plan because it complies with all applicable, local, state,
and federal ordinances, standards and regulations; it will not cause a public or private nuisance;
and it will not have a detrimental effect on public health, safety or welfare.

LOCATION

This site is located on the east side of South Main Street, south of East William Street and north
of Packard Street, and is in the Downtown Development Authority district and the Allen Creek
watershed.

DESCRIPTION OF PETITION

General Information — The site contains a two story brick office building and a surface parking
lot, is zoned D2 (Downtown Interface), and is within the Main Street Character Overlay District.
South Main and East William Streets are Primary streets and Packard Street is a Secondary
street. The petitioner is seeking approval to demolish the existing building and construct a
single building that is 10-stories on the northern third of the site and 5-stories on the remainder
of the site. The building is proposed to be a 202,262 square foot apartment building containing
218 dwelling units (421 bedrooms) with 102 vehicle parking spaces including 2 shared spaces
and 4 spaces for electric vehicles. Ninety parking spaces will be provided in two levels under
the structure; one level will be at grade; the other level will be below grade. A total of 84 bicycle
parking spaces are proposed (64 Class A and 20 Class C). A 6,524 square foot ground floor
retail area at the north end of the building is proposed to be provided to accommodate two retail
spaces along E William Street.

The unit types will include: 89 studios, 22 one-bedroom apartments (including 2 affordable
units), 60 two-bedroom apartments, 12 three-bedroom apartments, and 35 four-bedroom
apartments. On-site amenities include a health and fithess center, outdoor deck on the east
side of the 2" floor and an outdoor pool and deck on the west side of the 2™ floor.

The base allowable floor area is 101,146 square feet (200% FAR). Residential floor area
premiums have been applied to earn an additional 75,859 square feet of floor area. A Green
Building premium (LEED Silver) is also proposed to gain an additional 25,286 square feet (50%
toward the FAR) of floor area. An affordable housing premium for 2 dwelling has also be
proposed to provide an additional 6,000 square feet of floor area. A total floor area ratio of
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399.9% is proposed (400% maximum allowed with residential, green building, and affordable
housing premiums). The petitioner is proposing that 2 dwelling units be permanently available
for individuals making 80% or less of the area median income. This project was submitted in
early 2019 and is being reviewed under the premium standards established at that time. See
History for more information about the Council initiated rezoning and text amendment to
accommodate a 10-story tower on the northern third of the site.

Building Height — The petitioner is proposing a 10-story tower on the northern third of the site,
which will be 120-foot tall. The remainder of the building will be 5-stories (60 feet) in height,
which is consistent with the maximum building height in the D2 zoning district. The petitioner is
proposing a project that meets LEED Silver standards and is proposing solar panels on a
portion of roof area on the tower.

Parking — The project proposes to provide 102 private vehicle parking spaces. Ninety of the
spaces are proposed to be provided in one of two parking levels under the building. One of
those levels will be at grade, the other will be below grade. Both parking levels will be accessed
from the alley on the east side of the site. Twelve open-air spaces are proposed to be located
on the east side of the site. Two spaces are proposed to be car-share spaces which code
allows to be counted as a total of 8 spaces. Four spaces are proposed to be electric vehicle
charging spaces. Four spaces are proposed to be barrier free, and 24 spaces are proposed to
be compact. The shared-use vehicle spaces will be addressed in the development agreement.

Bicycle Parking — 84 bicycle parking spaces are proposed which will include 64 Class A spaces
in secured, dedicated bike storage rooms on the first floor and on the basement level and 20
exterior Class C (hoop style) spaces scattered along E. William and S. Main Streets in areas
between the sidewalk and the street.

Pedestrian Access — Pedestrians will be able to access the building from primary entrances on
S. Main and Packard Streets. Separate entrances will be provided for the retail spaces on E.
William Street. Approximately 16 feet of pedestrian space is proposed to exist between the face
of the building and the back of the curb along E. William Street. This includes a 7.5-foot wide
permanent public access easement as shown on the site plan. Approximately 14.26 feet of
pedestrian space will exist along S. Main Street.

Natural Features — No regulated natural features exist on the site. A Brownfield application will
not be part of this petition.

Solid Waste — Solid waste is proposed to be stored within the building on the north side of the
first floor. Solid waste will be placed into screened dumpsters along the north end of the alley
on the east side of the site. Access to the solid waste area will be from the alley.

Traffic Impact Study — A traffic study was conducted by Midwestern Consulting, Inc. No
mitigation measures are required. The summary of the study is as follows:

“Residents are expected to be comprised mostly of students, grad students, and young
professionals who either go to the University of Michigan, work in the area, or wish to take
advantage of the building’s proximity to the Main Street commercial district. The development is
not anticipated to generate a significant amount of vehicular traffic given that there are only 102
vehicular on-site parking spaces, the close proximity to typical destinations for residents, and
the proposed 84 bicycle spaces on site.”
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“Vehicular access to the site is planned to occur in the alley to the east of the site. The existing
driveway to South Main Street would be removed. The existing alley has an existing 16" ROW
and pavement width and currently operates with two-way traffic. There is an existing garage on
the southern end of the alley that further constrains the width to 14 feet. The developer plans to
widen the alley on the southern end of the site to 18’ (constrained width at the garage would
then be 16’) to better facilitate two-way travel.”

“‘We do not anticipate any traffic capacity issues for this development as this site will not
generate a significant amount of vehicle traffic, and additional pedestrian traffic did not
significantly impact the vehicular delays at each intersection.”

Storm Water Detention — Storm water is proposed to be primarily handled by two storm water
detention vaults in the basement level; one at the north end of the site and one at the south end.
The detention system is proposed to be in vaults that are sized in accordance with Washtenaw
County Water Resources Commission standards to accommodate the 100-year storm

event. Each chamber will have a stone bottom to accommodate infiltration. Outlet flow
restriction will be provided via outlet control structures.

Landscaping — Eleven new street trees are proposed to be installed along E. William and S.
Main Streets. Three existing street trees are proposed to remain along Packard Street.

Open Space — A total of 6,020 square feet of open space is proposed on the ground level,
primarily on the east side of the site. Additional private open spaces are provided on the 2™
floor of the building which includes an outdoor deck and the pool area.

Park Contribution — The petitioner has agreed to provide a $148,750 park contribution in-lieu of
a park dedication, as outlined in the Parks & Recreation Open Space Plan based on 218
residential units. The contribution will be used for improvements to nearby parks.

Sanitary Sewer — The City’s hydraulic model was used to analyze the impacts to the
downstream sanitary sewer system from the proposed development. Results from the hydraulic
modeling indicate sufficient capacity exists in the downstream local sanitary sewer system to
support the proposed development. Capacity constraints during wet weather events have been
identified in the trunkline sewers downstream from this development. As a result, the proposed
development will need to comply with the City’s Developer Offset-Mitigation Program. The
developer will be required to mitigate 168.8 gallons per minute for sanitary sewer offset
mitigation.

Rooftop Solar Panels — The petitioner is proposing to provide approximately 1,250 square feet
of rooftop solar panels on the tower portion of the building, which will meet approximately 1% of
the building’s annual energy needs.

Building Materials — The petitioner proposes a combination of brick, steel panels, and glass as
primary exterior building materials. The petitioner provided color renderings of the building
elevations (attached).

Citizen Participation — The petitioner held a Citizen’s Participation meeting prior to submitting
the site plan. The meeting took place on January 9, 2019 at the Michigan League on UM’s
Central Campus. 1,788 postcard invitations were mailed. 16 individuals were in attendance.

In general, the discussion included the following items:
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Building materials

Size of project

Visual impact/appearance

Vehicular access to the site

Retail uses

Details on the type of units — size, number of bedrooms

Development Agreement — A development agreement has been drafted to address the park
contribution, LEED Silver attainment, shared car spaces, easements, and other issues. The
draft document will be finalized prior to City Council approval.

DESIGN REVIEW BOARD

The petitioner presented the project to the Design Review Board on December 19, 2018.
Link to Design Review Board Staff Report, Link to Design Review Board Recommendations

In summary, the Board expressed an interest in breaking down the building’s massing into
smaller scale components. The Board recommended changing the South Main Street
streetwall, which created cave like structures. The Board recommended that the Packard Street
streetwall be redesigned as well, to create a stronger focal point. The Board also suggested
that the main building entrance along South Main Street be more clearly defined.

Since the original DRB meeting, the developer hired a new architecture firm, Myefski Architects.
Myefski Architects has addressed the main concerns that were raised at the DRB meeting by
breaking up the facade into smaller components, completely revising the fagade along S. Main
Street to remove the cave like structures, and completely revised the fagcade along Packard
Street so that it is now parallel with the sidewalk. Additionally the revised plan used building
materials that are consistent with City code (brick, metal, and glass).

The petitioner presented revised plans to the DRB on November 13, 2019. The DRB provided
comments on windows, materials, colors, access, and opportunity for public art. The petitioner
addressed many of those comments by enlarging window openings, creating greater window
contrast, creating more symmetrical window pattering, and agreeing to provide opportunities for
public art.

SURROUNDING LAND USES AND ZONING

LAND USE ZONING
NORTH Office and Parking Lot D1 (Downtown Core), Main Street Character Overlay
. . . D1 Downtown Core) Liberty/Division Character Overlay,
EAST Residential and Substation R4C (Multiple Family Dwelling)
SOUTH Residential D2 (Downtown Interface), First Street Character Overlay

PUD (Planned Unit Development), D1 (Downtown Core),

WEST Gas Station, Ashley Terrace Main Street Character Overlay



https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-004&key=KVAN%3a200102042812914
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Max. Usable Floor Area in
% of Lot Area

125% (63,150 sq
ft)

399.9% (253,915 sq
ft)
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COMPARISION CHART
EXISTING PROPOSED REQUIRED/PERMITTED
Base Zoning D2 ([T BT D2 ([T e D2 (Downtown Interface)
Interface) Interface)
Gross Lot Area 50,573 sq ft 50,573 sq ft No minimum
200% MAX normal (101,146 sq ft
. MAX)
Approximately

Up to 400% MAX with residential,
green building, and affordable
housing premiums (202,271 sq ft
MAX)

Character Overlay

District Main Street Main Street Main Street
Streetwall Height 2 stories 2 stories ‘21 2:822: mg\\lx
Offset at Top of Streetwall Not applicable 51t 5 ft MIN
Building Height 2 stories (24 ft) 10 stories (120 feet) | 2 stories MIN
Rear Setbacks 16.53 ft (east) 1.4 ft to 34 ft (east) None

Primary Streets:

E. William and S.

Primary Streets:
E. William and S.

Primary Streets: E. William and
S. Main;

Building Frontages Main; Main; .
Secondary Secondary Street: ﬁzg(k)g:j dary SMEEE
Street: Packard Packard
0 ft to edge of Primary Street
East William Street 162 ft (north) access easement 0-1 ft MIN
South Main Street 10 ft (west) (north) Secondary Street:
Packard Street 25 ft (south) 0 ft (west) 0 ft MIN, 10ft MAX at streetwall
10 ft (south)

Parking

Special Parking
District

Special Parking
District

Special Parking District

101 spaces MIN for premium floor

Parking — Automobiles 40 spaces 102 spaces
area
Parking — Bicvcles 5 64 Class A 64 Class A spaces MIN
9 y 20 Class C 1 Class C space MIN
HISTORY

The site was originally rezoned as part of the A2D2 Zoning Initiative. However, on January 5,
2015, City Council rezoned the site from D1 to D2 and included a text amendment to allow a
portion of the site (up to 150 feet from E. William Street) to accommodate a new building that
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could be up to 120 feet in height. Significant portions of the existing building have been rented
by DTE for decades.

PLANNING BACKGROUND

The Downtown Plan is based upon several guiding values which articulate the most
fundamental elements of the downtown. These values include providing a diversity of uses and
accommodating a diversity of users, and providing a viable economy, a “green” and energy-
efficient built environment and transportation network and social and cultural opportunities.
Dense land use and development patterns which draw people downtown and foster an active
street life, contribute to its function as an urban neighborhood and support a sustainable
transportation system is a goal expressed in the Plan (page 22) as well as encouraging a
diversity of new downtown housing opportunities and expansion of the downtown resident
population to strengthen downtown'’s role as an urban neighborhood, continuing to seek a range
of age groups and income levels in the downtown (page 24).

Ann Arbor Discovering Downtown (A2D2) — The site has been in the DDA since the DDA was
established in 1983. In 2009, as part of the A2D2 planning effort, City Council approved the
rezoning of land in the DDA from a variety of zoning districts to two primary districts: D1 and D2.
At that time, this site was rezoned from C2B (Business Service) to D2 (Downtown Interface).

The Non-Motorized Transportation Plan recommends sidewalks and shared transportation
facilities (sharrow) within E. Washington Street. East Washington Street now has a two-way
bike lane on the north side of the street.

SERVICE UNIT COMMENTS

Planning — Staff supports the proposed site plan. The project is consistent with D2 zoning
standards, responded to the recommendations from the DRB, and will be constructed to meet
LEED Silver energy efficiency standards including solar panels on the roof. The project also
proposes to provide new housing units downtown and near campus, improve pedestrian access
along the streets fronting the site, provide under-structure parking spaces, provide a 2-space
car share facility, provide 4 EV charging station spaces, and provide some new retail along E.
Washington Street. The petitioner was particularly responsive to staff’s request to widen the
sidewalk along E. William Street by providing an additional 7.5 foot wide access easement.
This easement when combined with the existing 8.5 foot sidewalk will create a 16 foot wide
sidewalk space that can accommodate a variety of pedestrian amenities, including the
possibility for outdoor café seating.

Staff recommends that the petitioner either provide a few more EV charging stations or provide
the conduit to conveniently accommodate future EV charging stations. Staff also recommends
that the petitioner consider providing additional solar panels on the roof.

Public Services (Sanitary Capacity) — Booster pumps will be used for the building water service
leads.

Prepared by Jeff Kahan
Reviewed by Brett Lenart
mg/

1/2/2020

1/27/2020 rev link
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Attachments: Parcel and Zoning Map
Aerial Photo
Site Plan
Elevation Plans
Citizen Participation Summary
Draft Development Agreement

c: Petitioner: The Standard at Ann Arbor, LLC
315 Oconee Street
Athens, GA 30601

Petitioner's Agent: Scott Betzoldt
Midwestern Consulting, Inc.
3815 Plaza Drive
Ann Arbor, Ml 48108

Owner: K.R.G. INVESTMENTS
Andrew K. Klein =, Managing Partner
1270 Rickett Road
Brighton, MI 48116

Systems Planning
Project Management
Project Nos. SP19-004, DR18-004


https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-004&key=ECON%3a200106062038704
https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-004&key=ECON%3a191127033500832
https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-004&key=ECON%3a190130114703644
https://etrakit.a2gov.org/etrakit3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-004&key=KVAN%3a200102042811912
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FIRE PROTECTION PLAN NOTES:

Water services are to be separate domestic and fire lines.

Addressing: numerics shall be a minimum of 4 inches in height and clearly visible

when approaching the building.

Flow requirements: flow shall comply with NFPA 13 standards and shall meet 2015

International Fire Code (IFC) standards found in Appendix B. Table B 105.1 of the

code.

Fire department connections (FDC’s) shall be within 100 feet of a hydrant.

Fire department connection (FDC): hook-up location is subject to Fire Marshal’s

approval.

FDC'’s shall be 4 inch Storz connections or (2) 2 2 inch NST connections.

FDC access shall comply with IFC 912.3.

FDC signage shall be provided and shall comply with IFC 912.4.

Fire protection alarm and detection system shall be in compliance with all applicable

codes adopted by the City of Ann Arbor, including NFPA 72, 2007 edition and all

other referenced standards.

a.A horn strobe device shall be installed above the FDC and shall activate upon
sprinkler water flow.

b. Emergency responder radio coverage shall comply with 2015 IFC Section 510.

c. Emergency voice/alarm communications system shall comply with 2015 IFC
Section 907.6.2.2.

d. Occupant notification appliances shall activate throughout the notification zones
upon sprinkler water flow.

e. Place signage on Fire Suppression System Control Room door (IFC 2015 Section
509.1) if applicable.

Knox Box emergency access system with keys to access the building, the Fire

Suppression System Control Room (if applicable), an elevator key, and any other

keys to areas that may be relevant during emergencies will be required. Knox Box

with proper keys shall be in place prior to issuance of Certificates of Occupancy for

the buildings.

The Knox Box shall be mounted no higher than 6 feet from grade in an approved

location on the exterior for emergency access to the building as well as access to the

Fire Suppression System Control Rooms if applicable.

Construction sequencing

a. Hydrants must be in service and approved during construction.

b. Hydrants providing protection coverage for the building must be in service and
approved by both planning and fire departments before the fire department will
support permit issuance for new construction phase and before combustible
materials are placed on the job site.

c. Storage areas for construction materials must be approved so as not to
interfere with fire/emergency site access.

d. If site access is to be restricted during construction, Knox Box locks for gates
are to be provided.

No firewalls will be constructed within the building.

Booster pumps will be provided on the domestic water service and the fire
suppression water service leads. The pumps shall meet 2015 IFC standards, Section
914.3.1.2.

No separate Fire Suppression System Control Room is required.
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Land Development ¢ Land Survey ¢ Institutional ¢ Municipal

Wireless Communications ¢ Transportation ¢ Landfill Services
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FILTER FABRIC CONCRETE CURB

& GUTTER

CURB & GUTTER INLET
(M.D.0.T. TYPE 'K’ SHOWN)

PLAN VIEW
STAKE FILTER
FABRIC IN
PLACE SAND BAG BLOCKING
\ CURB OPENING
FINISHED PAVEMENT
=
e I e
-l ] AR
S R R AT
rﬂf[%ﬁﬂiﬁﬂlfm..:.‘ﬂ;

SUBBASE
FILTER FABRIC

SECTION A—A

CURB & GUTTER INLET FILTER (58t)

AT EXISTING INLETS AND AT PROPOSED
INLETS AFTER PAVING
NO SCALE

POLYPROPYLENE
GRATE BOOT CATCH
_\ BASIN
‘IIIJ v, VA| g
", T [— OVERFLOW

X POLYPROPYLENE

NOTE: FILTER BAG

TEMPORARY INLET SEDIMENT FILTER TO BE INSTALLED ON ALL PAVED CATCH
BASINS OR STORM INLETS. INLET FILTER TO BE SIMILAR TO "STREAMGUARD"
AS MANUFACTURED BY STORMWATER SERVICES CORPORATION
(206-767—0441) OR "SILTSACK” AS MANUFACTURED BY ATLANTIC
CONSTRUCTION FABRICS, INC.; (800—448—3636). CLEAN FILTER AS NEEDED.

P —

) ) 2 EACH ~ -
5 . DUMP STRAPS
. EXPANSION RESTRAINT
f (1/4” NYLON ROPE.
2" FLAT WASHERS)
INSTALLATION DETAIL BAG DETAIL

DUMP STRAP ——— ==

1" REBAR FOR BAG

REMOVAL FROM INLET DUMP STRAP

SILTSACK

ILT SACK
NO SCALE

HEIGHT TO
TRUNK FLARE

| _HoLe pEPTH = |

HOLE WIDTH = 2-3x WIDTH OF ROOTBALL ]

DO NOT STAKE UNLESS IN HEAVY CLAY SOIL, WINDY
CONDITIONS, 3" OR GREATER DIAMETER TREE TRUNK OR
LARGE CROWN. IF STAKING IS NEEDED DUE TO THESE
CONDITIONS:

o STAKE WITH 2 x 2 HARDWOOD STAKES, OR

APPROVED EQUAL, DRIVEN 6"—-8" OUTSIDE OF
ROOTBALL.

» LOOSELY STAKE TREE TRUNK TO ALLOW FOR
TRUNK FLEXING.

e STAKE TREES JUST BELOW FIRST BRANCH WITH
2”-3" WIDE BELT-LIKE, NYLON OR PLASTIC
STRAPS (2 PER TREE ON OPPOSITE SIDES OF
TREE, CONNECT FROM TREE TO STAKE
HORIZONTALLY. DO NOT USE ROPE OR WIRE
THROUGH A HOSE.)

e REMOVE ALL STAKING MATERIALS AFTER 1 YEAR.

DO NOT PRUNE TERMINAL LEADER OR BRANCH TIPS.
PRUNE AWAY DEAD OR BROKEN BRANCHES ONLY.

REMOVE ALL LABELS, TAGS, TREE WRAP, TAPE OR
STRING FROM TREE TRUNK AND CROWN.

PRUNE OFF SUCKERS.

FOLD DOWN OR PULL BACK STRING, BURLAP,
PLASTIC OR SOIL TO EXPOSE THE TRUNK FLARE.
SET ROOTBALL SO THAT TRUNK FLARE IS LEVEL TO
GRADE, OR VERY SLIGHTLY HIGHER IN CLAY SOIL.

MULCH 2"~-3.5" DEEP LEAVING 3" CIRCLE OF BARE
SOIL AROUND TRUNK OF TREE.

IF POSSIBLE, WITHOUT DISTURBING DEVELOPED

ROOTS, FOLD DOWN OR CUT AWAY BURLAP TO
EXPOSE ROOTBALL. REMOVE ALL NON~DEGRADABLE
MATERIALS, CUTTING AWAY WIRE BASKET TO 10"
DEPTH.

BREAK UP (SCARIFY) SIDES OF PLANTING HOLE.

CENTER ROOTBALL IN PLANTING HOLE. LEAVE
BOTTOM OF PLANTING HOLE FIRM. DO NOT AMEND
SOIL UNLESS PLANTING IN SEVERELY DISTURBED
SOIL OR BUILDING RUBBLE. USE SHOVELS AND
WATER TO SETTLE SOIL AND REMOVE AIR POCKETS
AND FIRMLY SET TREE.

REVISIONS REV. NO. | DR.BY [CH. BY| DATE

PUBLIC SERVICES DEPARTMENT
CITY OF ANN ARBOR

TREE PLANTING DETAIL

# MAXIMUM TURNING SPACE SLOPE IS 2% IN EACH DIRECTIDN OF

TRAVEL.  MINIMUM CIMENSIONS §' x &°.

SEE NOTES.

% MAXIMUM RAMP CROSS SLOPE IS 2.0% RUNNING SLOPE 8% - 7%
S.

(8.3% MAXIMUM).  SEE NOTE!

PAVEMENT

WALKING AREA

CURB & GUTTER

“NON-¥ALKING" AREA

ROLLED CURB

DETECTABLE WARNING SURFACE
24" ACROSS FULL WIOTH
(SEE NOTES)

SIDEWALK RAMP TYPE RF
(ROLLED / FLAREG SIDES)

RAWP . TURNING SPACE

1" EXPANSION JOINT RANP SLOPE 5% — 7%
/(5.31 MAXIMUM) SEE NOTES

PO S —TT ..--.‘.t-.;A-.'.[A-.'.A-.;A-.'.A-.;A-.;A

Ly ey S S S RS P S SO

k% TRANSITION ADSACENT GUTTER PAN

CROSS SECTIDN TD

MAXIMUM COUNTER SLOPE ACRDSS

THE RAMP OPENING.

GRADE BREAK DETECTABLE WARNING SURFACE
24" ACROSS FULL WIOTH
REINFORCEMENT AS IN (SEE NOTES)

ADJACENT CURB & GUTTER

SECTION A-A

PAVEMENT SHALL END FLUSH
WITH THE GUTTER PAN

MAXIMUM SLOPE NOT
TO EXCEED 8.3%

1" NAX.

SECTION THROUGH CURB CUT

(TYPICAL ALL RAMP TYPES)

™~ S% MAX. SLOPE BEYOND
BOTTOM GRADE BREAK

\WERE EITHER END OF THE BOTTOM

LEGEND

SIDEWALK RAMP

“NON-WALKING” AREA

CROSSWALK MARK ING

PREFERRED LOCATION

ALIGNED IN OIRECTION OF TRAVEL AND

.‘f 1.6" - 2.4% PERPENDICULAR (DR RADIAL} TO GRADE BREAK
SO% TO 6% ~ PR OULL ML
OF BASE '
.lD N L] .
- - . .
8 deoal . :
P L AL SSEN W % g3
——T o200 elg M .
0.9" S|= . e
T0 ° an' ° XX s00ss0s0s00e
1.4*
0.65" L
—— )

MIH.

DOME SECTION

DOME SPACING

DOME ALIGNMENT

GRADE BREAX IS MORE THAN S’ FROM © O (ORAINAGE. INLET

THE BACK OF CURB. THE DETECTABLE
WARNING SHALL BE LOCATED ON THE
LOWER LANDING. {DOME ORIENTATION

IS NDT SIGNIFICANT DN RADIUS) ALTERNATE LOCATION

MICHIGAN DEPARTMENT OF TRANSPORTATION
BUREAU OF HIGHWAY DEVELOPMENT STANDARD PLAN FOR

SIDEWALK RAMP LOCATED IN RADIUS {TYPE R SHOWN)
(GRADE BREAK GREATER THAN 5')

= OF DRAINAGE INLET
(TYP.)

SIDEWALK RANP PERPENDICULAR TO RADIAL CURB (TYPE F SHOWN)

(USE WITH RADIAL CURB WHEN THE CROSSWALK AND SIDEIALK)
RANP ARE NOT ALIGNED

WHERE BDTH ENDS OF THE
BOTTOM GRADE BREAK ARE
WITHIN §' OF THE BACK OF
CURB, THE OETECTABLE
WARNING SHALL BE LOCATED B
ON THE RAMP SURFACE AT

THE BOTTOM GRADE BREAK.

* GRADE BREAK (TYP)

S% MAX. SLOPE BEYOND
BOTTOM GRAOE BREAK

SIDEWALK RAMP PERPENDICULAR TD TANGENT CURB
(TYPE F AND TYPE RF SHOWN)

PAVEMENT |

CURB & GUTTER

SIDEWALK RANP LOCATEQ IN RADIUS (TYPE R SHOWN}
(GRADE BREAK LESS THAN 5')

. RAMP ;

# GRADE BREAKS AT THE TOP AND BDTTOM OF
CURB RAMPS SHALL BE PERPENDICULAR TO
THE DIRECTIDN DF TRAVEL.

0 TRANSITION ADJACENT GUTTER PAN CRDSS
SECTION TD PROVIDE S% MAXIMUM COUNTER
SLOPE ACROCSS THE RAMP OPENING.

£ ST MAX,

# GRADE BREAK RAMP SLOPE S% - 7%
(8.3% MAXIMUM) SEE NDTES
st| S%
MAX:| MAX.| I ‘_-.'..-;_:.f-.:L-'-'.;-'-f"-.:"-.:".:"."‘.

1% EXPANSION JDINT

24" OEEP OETECTABLE WARNING,
E:ENDING THE WIOTH OF THE

SECTION B-B

SIDEWALK RAMP ORIENTATION

MICHIGAN DEPARTMENT OF TRANSPORTATION
BUREAU OF HIGHWAY DEVELOPMENT STANDARD PLAN FOR

DETECTABLE WARNIHG SURFACE
24" ACROSS FULL WIDTH
(SEE NOTES)

DETECTABLE WARNING DETAILS

NOTES:

DETAILS SPECIFIED ON THIS PLAN APPLY TO ALL CONSTRUCTION.
RECONSTRUCTIDN, OR ALTERATION OF STREETS, CURBS. OR SIDEWALKS
BY ALL PUBLIC AGEHCIES AND BY ALL PRIVATE ORGANIZATIONS
CONSTRUCTING FACILITIES FOR PUBLIC USE.

SIOEWALK RAMPS ARE TO BE LOCATED AS SPECIFIED ON THE PLANS OR
AS OIRECTED BY THE ENGINEER.

RAMPS SHALL BE PROVIDED AT ALL CORNERS OF AN INTERSECTION
WHERE THERE IS EXISTING OR PROPOSED SIDEWALK AND CURB.  RAWPS
SHALL ALSO BE PROVIDED AT MARKED AND/OR SIGNALIZED MID-BLOCK
CROSSIHGS.

SURFACE TEXTURE OF THE RANP SHALL BE THAT OBTAINED BY A COARSE
BRODMINGs TRANSVERSE TO THE RUNNING SLOPE.

SIOEWALK SHALL BE RAMPEO WHERE THE DRIVEWAY CURB IS EXTENDED
ACROSS THE WALK.

CARE SHALL BE TAKEN TO ASSURE A UNIFORM GRADE ON THE RAMP.
WHERE CONDITIONS PERMIT. IT IS OESIRABLE THAT THE SLOPE OF THE
RA:I; EE IN ONLY ONE OIRECTIONs PARALLEL TO THE DIRECTION OF
TRAVEL.

RAMWP WIDTH SHALL BE INCREASED. IF NECESSARY, TO ACCOMMODATE
SIOEWALK ~ SHOW REMOVAL EQUIPMENT  NORMALLY USED BY THE
MUNICIPALITY.

PROVIDE TURNING SPACES WHERE PEDESTRIAN TURHIHG MOVEMENTS ARE
REQUIRED.,

WHEN S’ MINIMUM WIDTHS ARE NOT FEASIBLE, RAMP ¥IDTH MAY BE
REUUCEI') TDINUT LESS THAN 4’ AND TURNIHG SPACES TO NOT LESS
THAN 4' x 4'.

DETECTABLE WARNING SURFACE COVERAGE IS 24" MINIMUM IN THE
OIRECTION OF RAMP/PATH TRAVEL AND THE FULL WIOTH DF THE
RAMP/PATH OPENING EXCLUDIHG CURBEO OR FLAREQ CURB TRANSITIOH
AREAS: A CURB OFFSET NOT GREATER THAN 2* NEASURED ALONG THE
EDGES OF THE OETECTABLE WARNING (OR AS OTHERNISE SHOWN ON THIS
STANDARD} 1S ALLOWABLE.

FOR NEW RCADWAY CONSTRUCTION, THE RAMP CROSS SLOPE MAY NOT
EKCEED 2%. FOR ALTERATIONS TO EXISTING RDADWAYS. THE CRDSS
SLOPE MAY BE TRANSITIONEQ TO MEET AH EXISTING ROADWAY GRADE.
THE CROSS SLOPE TRANSITION SHALL BE APPLIEO UNIFORMLY OVER THE
FULL LENGTH OF THE RAMP.

THE MAXIMUN RUNNING SLOPE OF B.3% IS RELATIVE TO A FLAT (0%)
REFERENCE,  HOWEVER, IT SHALL HOT REQUIRE ANY RAMP OR SERIES
OF RAMPS TO EXCEED 1S FEET IN LENGTH.

DRAINAGE STRUCTURES SHOULO HDT BE PLACED IN LINE WITH RAMPS.
THE LOCATION OF THE RAMP SHOULO TAKE PRECEDENCE OVER THE
LOCATION OF THE ORAINAGE STRUCTURE.  WHERE EXISTING DRAINAGE
STRUCTURES ARE LOCATED 1IN THE RAMP PATH OF TRAVEL, USE A
MANUFACTURER'S ADA COMPLIANT GRATE.  OPENINGS SHALL NOT BE
GREATER THAH '+".  ELONGATEQ OPENINGS SHALL BE PLACED SO THAT
THE I§2NG OIMENSION IS PERPENDICULAR TO THE OOMINANT OIRECTION
OF TRAVEL.

TRANSITION THE GUTTER PAN CROSS SECTION SUCH THAT THE COUNTER
SLOPE IH THE DIRECTION OF RAMP TRAVEL IS NOT GREATER THAN S%.
%NTAG{‘RE;FE NORMAL  GUTTER PAN CROSS SECTION ACROSS ORAINAGE
STRUCT! .

THE TOP OF THE JOINT FILLER FOR ALL RAMP TYPES SHALL BE FLUSH
WITH THE AOJACENT CONCRETE.

CROSSWALK AND STOP LINE MARKINGS., IF USED. SHALL BE SO LOCATED
AS TO STOP TRAFFIC SHORT OF RAMP CROSSINGS. SPECIFIC DETAILS
FOR MARKIHG APPLICATIONS ARE GIVEN IN THE “MICHIGAN MANUAL OF
UNIFORM TRAFFIC COHTROL OEVICES”.

FLARED SIOES WITH A SLOPE OF 10% MAXIMUM. MEASUREO ALONG THE
ROADSIDE CURB LINE. SHALL BE PROVIOED WHERE AN UHOBSTRUCTED
CIRCULATION PATH LATERALLY CRDSSES THE SIDEWALK RAMP.  FLARED
SIDES ARE NOT REQUIRED WHERE THE RAMP IS  BORDERED BY
LANDSCAPINGs» UNPAVED SURFACE OR PERMANENT FIXED DBJECTS.
WHERE THEY ARE NOT REQUIREQ., FLAREO SIDES CAN BE CONSIDERED IH
ORDER TO AVOID SHARP CURB RETURNS AT RANP OPENINGS.

DETECTABLE WARNING PLATES MUST BE INSTALLED USING FABRICATED CR
FIELO CUT UNITS CAST AND/OR ANCHORED IN THE PAVEMENT TO RESIST
SHIFTING OR HEAVING.

MICHIGAN DEPARTMENT OF TRANSPORTATION
BUREAU OF HIGHWAY DEVELOPMENT STANDARD PLAN FOR

SIDEWALK RAMP AND
DETECTABLE WARNING DETAILS

1-25-2013 10-3-2012 _OR_ SHEET
F.H.¥.A. APPROVAL PLAN DATE R 28 H T 0F 17

ONCRETE WALK DETAIL

OTHER LIQUID WASTE.

NO SCALE

©OxNoGO A

WASHOUT RESIDUE SHALL BE REMOVED FROM THE SITE AND DISPOSED OF AT AN APPROVED WASTE SITE.
DO NOT MIX EXCESS AMOUNTS OF FRESH CONCRETE OR CEMENT ON-SITE.

DO NOT WASH OUT CONCRETE TRUCKS INTO STORM DRAINS, OPEN DITCHES, STREETS, OR STREAMS.

AVOID DUMPING EXCESS CONCRETE IN NON-DESIGNATED DUMPING AREAS.

LOCATE WASHOUT AREA AT LEAST 50' (15 METERS) FROM STORM DRAINS, OPEN DITCHES, OR WATERBODIES.
WASH OUT WASTES INTO THE OUTPACK WASHOUT AS SHOWN WHERE THE CONCRETE CAN SET, BE BROKEN UP, AND THEN

4

oA 0
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W/64#/SV WOVEN
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— ,/—MDOT 35P CONCRETE
'A STEEL REINFORCEMENT

©

. e———CL. 2 SAND

DR.BY ARG CH.BY  CSS DRAWING NO. SIDEWALK RAMP AND SIDEWALK RAMP AND
SCALE NONE |DATE 7-23-10 SD—-L-3 DETECTABLE WARNING DETAILS DETECTABLE WARNING DETAILS
INCH e — SHEET NO. OoF
1-25-2043 10-3-2D42 _oa._ SHEET 1-25-2013 10-3-2012 - - SHEET
TRV PO | POAE R-28-H |, , RN PO | AMOE R-28-H |y ;
CONCRETE
4 MIL POLY LINER
1/2" PREFORMED EXPANSION WASHOUT PINCH POINT TO y 4 or 6
JOINT JOINT FILLER W/ SEALANT SECURE LINER TO WASHOUT‘\’| TREATED WATER RESISTANT
. CORRUGATED BOARD
L NON—REINFORCED CONCRETE = OPTIONAL TAB
— : _ 6 TO SECURE WASHOUT
4 afn mu\\{ N TO GROUND
% . L S -
| v _H- N N - ™~ 1/4" x 1/2" TooLeD
' CONTROL JOINT /
LT e SAND BASE COMPACTED TO NOTES -
§W /;/\\\‘5 98% MAX. UNIT DENSITY WEIGHT :
'\///\//\//\//\//\(//" \{/K\\? COMPACTED OR UNDISTURBED 1. THE CONCRETE WASHOUT AREA SHALL BE INSTALLED PRIOR TO ANY CONCRETE PLACEMENT ON THIS PROJECT.
SUBGRADE 2. SIGNS SHALL BE PLACED AS NECESSARY TO CLEARLY INDICATE THE LOCATION OF THE CONCRETE WASHOUT.
3. THE CONCRETE WASHOUT AREA WILL BE REPLACED AS NECESSARY TO MAINTAIN CAPACITY FOR WASTE CONCRETE AND

/Os¥A—— COMPACTED SUBBASE

HEAVY DUTY CONCRETE

NO SCALE

DWESTERN

3815 Plaza Drive Ann Arbor, Michigan 48108
(734) 995-0200 * www.midwesternconsulting.com

Land Development ¢ Land Survey ¢ Institutional ¢ Municipal
Wireless Communications ¢ Transportation ¢ Landfill Services
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W&A ENGINEERING
2470 DANIELLS BRIDGE ROAD, SUITE 161

ATHENS, GA 30606
ATTN: ELLEN RODGERS

706—310—-0400

DISPOSED OF PROPERLY.

OR APPROVED EQUAL

CONCRETE WASHOUT SYSTEM

NOT TO SCALE

1/2” EXPANSION JOINT

SITE PLAN

i

N |||l©4"1
* * I“i Foc! . |

Standard Heights

3,34

194" % 14" FORERUNNER™ Rail
/ {See Crass- Section Below)
= =

——
Varies
with |1
Height
Varies @
with
Height
& 5,6

Post size varies with Height
/.-;:\- 5™ Past \..'um\-l-.@.

/ YA x 0457 Picket

.r.\ Bracket Options

RENG OFTION

Held in place with upper and lower

taining rods o eliminate
unsightly extemal fastencrs.

L

NOTES:

IHTYPICAL

1.) Post size depends on fence height and wind loads,
See ECHELON Plus v po hart

2.1 Panels also available for 6' on center post spacing

3 Ad
4.} Fourth rail optional.

litional heights available on request

PANEL BRACKET
5

clion ensures
s for

howienend

T

LN

Eation, high angle
y and elimination of
v external fasteners

Lk

"No-Mar" Polyester

]
FORERUNNER™RAIL |

Base Material

Powder finish coat

FORERUNNER™RAIL
"U"-Channel specially

(Cinly an 24" alumsinuin
SPTIONAL LINE BOULEVARD BRA

® ~

Values shown are inal and not to be used for
installation purpos + product specification
for installation req TS,

AMERISTAR ECHELON PLUS FENCE W/SWING GATE - IN PROGRESS

SCALE: NTS

OR APPROVED EQUAL

A—_

(CONTRACTION JOINTS

-
>
~

-
<

|
CONTRACTION JOINT REQ'D
WHEN WIDTH EXCEEDS 16’

MISCELLANEOUS NOTES AND DETAILS

STANDARD AT ANN ARBOR

LEGEND:

CONTRACTION JOINTS
1/2" EXPANSION JOINTS
3/4" EXPANSION JOINTS e

PUBLIC SERVICES AREA
CITY OF ANN ARBOR

SIDEWALK & CURB & GUTTER JOINTS

DRAWING NO.
SD—R-9

SHEET No._1 __OF _1__

DR. BY DPF CH. BY Css
SCALE NONE DATE 11-6-92

INCH ‘'

R(RADIUS) AND W(DRIVE WIDTH)
AS REQUIRED FOR ZONING BY
CITY CODE

_____ 6 R L
_____ 1. MAX. 300° SPACING BETWEEN ALL EXPANSION JOINTS.
- ON CURB AND GUTTER. EXPANSION JOINTS TO BE SAWCUT
PLACED IN SIDEWALKS AT THE EXTENSION OF ALL (TYP.) CONTRACTION JOINTS
PROPERTY LINES. |
CONC. DRIVEWAY
2. 10° NORMAL, & MIN. SPACING BETWEEN
ALL CURB CONTRACTION JOINTS.
e 3. SIDEWALK CONTRACTION JOINT SPACING IS &' | / T \\
a MIN. AREA 16 SQ. FT., MAX. AREA 36 SQ. 4 Ly
FT. / I \
\ || 5 OrR As //I 7 \ 7
SPECIFIED \ C
A—=— # 4 RE-BAR 3/4” EXP. JT.
, le— R.O.W ? . JT ”
5 MIN_ 3 CLASS A CONCRETE /4" EXP. JT 3/8” PER FOOT (3%) MIN. 1/4" PER FOOT (2%)
= 6" FLOW LINE 13% MAX. SLOPE
a8 |/ NORMAL SLOPE - T
o | 3/8" PER FT. = )
e Ter or 8" Mi e, 9
EXTENSION = 6 OR N. :
THICKNESS AT DRIVES o '
P/L 4" MIN. THICKNESS CARRY 2— #4 RE—BAR
FOR SIDEWALKS
CLASS Il GRANULAR . Eﬁgog'gi Cl-yRRoBM AENX%AGNUsTlg;:\JR T =6 FOR R & R2 ZONING 6" CLASS Il GRANULAR
- 6" MIN. THICKNESS AT T = 8" FOR OTHER ZONING MATERIAL COMPACTED
MATERIAL COMPACTED - JOINT
DRIVES, 4" MIN. THICKNESS . TO 95% MAXIMUM DENSITY
TO 95% MAXIMUM FOR SIDEWALKS 3 ;
DENSITY. (NATIVE MATERIAL 1/2"” EXPANSIO PER CITY OF ANN ARBOR
ACCEPTABLE FOR SIDEWALK STANDARDS.
e, WALK IF STABLE AND FREE OF MEASUREMENT OF AREA SEC. A — A
. ORGANIC OR DELETERIOUS MATERIAL _
, W x L = AREA
/ - L ADA COMPLIANCE REVS. 2 DPF |TB/DC/MGN NOTE: DRIVE APPROACH TO BE S/W GRADE REVISED ] NCF | css [h—31—94
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BOLTS TO BE
PLACED PARALLEL
TO PROP. CURB

(2) EA: NUT
AND WASHER

$——4” THREADED
PROJECTION
(5” MIN. THREADS)

(4) 3/4” DIA.
GALVANIZED
BOLT, 24”-30"
LONG W/ TAIL —

fluaziie

17" x 36” PG Style (Siackable) Assenibly
and 17” x 30 PD Style Assembly

SPECIFICATIONS/DATA

Covers (Blank unless logo Is specified)

DESIGN/TEST
DESCRIPTION PART NO. WEIGHT # LOAD# ANSI TIER*
@1 W:2 Bolts PG1730CA00 52 {23.8 kg) 8,000/12,000 | 8 » Covers with meter lids available upon request.
® ] Gasketed wi2 Bolts PG1730CG0O0 |  52{23.6 kg) 8,000/ 12,000 '8 v rsa‘z‘: ;Zi‘; ;’ﬁ :é:ﬂge 56 for meter lid cover load
@ WNQ 30“5 PG1739WA00 . 52 i23’6 kg 8,000 { 12,000 - Gasketed covers and bok grommets must be
@iﬁ»Héé\é"iﬁ e Boltg 1 PETS0HAN0 183378 kg) used with a2 gasketed box. Gaskets reduce the
@ | Gasketed Heavy Duty PG1730HG00 83 (37.6 kg) 15,000/ 22,500 15 inflow of fluids but do not make the enclosure
wi2 Bolts water tight.
Extra Heavy Duty PG1730HH00 83 (37.6 kg) 22,500 / 33,750 22
wi2 Bolts
PG Boxes (Stackable with self-aligning, replaceable EZ Nut) **22” - 30” Deep boxes must be used as hottom of any stack.)
DIMENSION DIMENSION DIMENSION DESIGN/TEST
DESCRIPTION PART NO. WEIGHT # A B C LOAD # ANSI TIER*
PG1730BA12 { 67 (30.4 ka) 12% (305 mm) 10” (254 mm) 1 1/4” (32 mm) 22,500 / 33,750
PG1raon; Gkg) | 18" (457 mur 32 mi 22,501 0
® iOpen Bottom PG1730BA22 kg) 22" (559 22,500/ 33,750
T 4D i) &3z mm) | 22,500
PG1730BA28 57.2 kg) 28" (711 mm) 1/2” (13 mm) 22,500/ 33,750
PG1730BA30 | 144 (85.3 kg) 30" (782 mm) 28" (711 mm) 172" (13 mm) 22,500/ 33,750 22
PG1730BB12 | B5¢20.5 ki) 1294305 mmy | 10254 mmy | 11/4°$32mmy | 22500733750 22
PG17308B18 § 92417 kg 18" (457 mmj 16" {408 mm} 1147 B2mmy | 22,500/ 33,750 22
® {Open Bottom PG17308822 | 104 {47.2 ki) 22"{559 mm} 207 {508 mm} 1 1/4” {32 mmi 22,500 / 33,750 22
w/2 Mouseholes PG1730BB24 § 120 {54.4 kil 2471610 mm} 22" {559 mm). 1.1/4" $32 mm} 22500/ 33.750 22
PG1730BB28 | 124(56.2kg) { 28" (711 mm) 26" {660 mm) 12" (13 mm) 22,500/ 33,750 22
- PG1730BB30 | 142 {64.4 kg) 30" (762 mm) 28" (711 mm) 112% (13 mm) 22,500 / 33,750 22
PG1730DA12 | 85(385kg) | 121/2*(318mm) § 10" (254 mm) N/A 22,500 / 33,750 22
_PG1730DA18 | 112(50.8kg) | 18 1/2" {470mm) i 16" (406 mm) NA 22,500 / 33,750 22
@ [Solid Bottom PG1730DA22 | 124 (56.2kg) } 221/2" (572mm) | 20" (508 mm) N/A 22,500 / 33,750 22
_PG1730DA24 § 137.62.0ky} F 24 1/27 (622 mmi | 22" {559 mm} N/A 22,500/ 33,750 22
PG1730DA28 | 143 (64.9kg) | 28 1/2° (724 mm) | 26° (860 mm) N/A 22500/ 33,750 22
PG1730DA30 § 150 (68.0kg) | 30 1/2° (775mm) | 28" (711 mm) N/A 22,500 /33,750 22
PD Boxes
DIMENSION DIMENSION | DESIGNTEST
DESCRIPTION PART NO. WEIGHT # D E LOAD # ANSI TIER*
Open Botiom PD1730BA18 | 129 (59kg) | 18" (457 mm} 16° (406 mm) § 22,500/ 33,750 22
PD1730BA26 166 (75 kg) 26" (660 mm) 24" (610 mm) . 22,500/ 33,750 22
‘Open Bottom PD1730BB18 127 (58 kg) 18" (457 mm) 16” (406 mm) 22,500/ 33,750 22
wi2 Mouseholes PD1730BB26 164 (74 kg) 26" (660 mm) 24" (610 rmm) 22,500/ 33,750 22
Open Bottom PD1730BG18 § 129 (59 k@) 18 (457 mmj} 16" (406 mm) 22,500/ 33,750 22
w/Gasket PD1730BG26 § . 166 {75 kst 26" {660 mm) 24”610 mn | 22,500/ 33,750 22
Extensions (For use under 12” and 18" boxes only, one per box.)
DIMENSION DIMENSION DESIGN/TEST
DESCRIPTION PART NO. WEIGHT # F G LOAD # ANSI TIER*
Open Batiom PG1730EA08 36 (18.3 kg) 8 3/4” (222 mm) 1" (25 ram) 22,500 /33,750 22
Solid Bottom PG1730RA08 55 (24.9 ka} 9 1/4” 1235 mm) N/A 22,500 /33,750 22
Dimensions & weights in parentheses are metic equivalent,
* Loadings comply with ANSISCTE 77 (see page 8).
APRIL 2008
an
177 x 307 PG Stvie (Stackable) Assembly
SPEGIFIGATIONS/DATA and 17” x 30” PD Style Assembiy
3/8-16 UNC

STAINLESS STEEL
HEX HEAD BOLY
W/ WASHER (2}

LIGHT POLE ANCHOR BOLT DETAILS

NOT TO SCALE

(DETAILS ARE PER CONTRACTOR AND HAVE
BEEN REVIEWED BY CITY OF ANN ARBOR STAFF)

NOTES:
1. ALL LIGHT POLES AND CONDUCTORS
TO BE SUPPLIED BY THE CONTRACTOR.

2. CONDUIT TO BE BACKFILLED PER
STRUCTURAL SOIL SECTION SHOWN ON
SHEET C11.

2‘

< (51)
5 COF SKID

1/2" (13) XY RESISTANT SURFACE

4" (102)

PULL SLOT-

COVER

172"

I a3
B

2X 4" (102) X 4" (102)
MOUSEHOLES (PG173088 only)

~———PROP. LIGHT POLE

WP IN USE S —_—

GFl RECEPT. WP IN USE HAND HOLE
GFl RECEPT. PG1730HAQO

HAND HOLE ELECTRIC

2" DIA. SCH 80
PVC CONDUIT

a

=9

18" MIN.

<

3" DIA. SCH 80

PVC CONDUIT 3" DIA. SCH 80

PVC CONDUIT

PROP. LIGHT POLE BASE
POURED SEPARATE OR
INTEGRAL TO POLE

LIGHT POLE INSTALLATION DETAILS

NOT TO SCALE

(DETAILS ARE PER CONTRACTOR AND HAVE
BEEN REVIEWED BY CITY OF ANN ARBOR STAFF)

2% 4" (102) X 4° (102)
MOUSEHOLE (PD1730BB only)

28

HAND HOLE DETAILS

NOT TO SCALE

4 3/4" (121
4 5/8" (11

KNOCKOUTS (6)

PG BOTTOM EXTENSION

APRIL 2008

Description

The Thirty-Five West decorative post-top utilizes our patented thermal integrated trim
ring for maximize heat dissipation. Available in three wattage outputs, it is able to
replace 100W-250W fixtures one-for one. Each model delivers superior lumen output
to illuminate your next downtown lighting project.

Performance Data

Delivered |
Lumens

Thirty-Five West 54W 3,876 Lm
L35W -1

(Type V)

100W HID

72 LPW

Thirty-Five West 84w
L35W -2
(Type V)

175W HID 5,953 Lm 72 LPW

Thirty-Five West

LED Decorative
Catalog Number:
Project: a
Comments:

Prepared By: Date:

Technical Specifications

Input Voltage: 120-277V or 347-480V

Light Distribution: LEDs are mounted to the inside of the fixture trim ring which
serves as a heat sink to ensure optimal heat dissipation. This type of mounting
allows for a Type 5 light distribution pattern.

Globe: Our two-piece acrylic lens post top features precise prisms achievable
only through injection molding. The prisms provide pleasing daytime “prismatic
sparkle’ and provide excellent uniformity, light distribution and efficiency for nighttime
performance. The globe carries a 20 year warranty which includes resistance to
yellowing as we define as having a yellowness index of less than 7.

A cutoff light lid and a diffuser panel option are available to help limit the amount
of uplight emitted from the fixture. The cutoff light lid is a solid polished reflector
that virtually eliminates light to the upper globe, while the diffuser panel is a frosted
panel that allows for 30% uplight to provide a pleasing glow to the upper section of
the fixture.

Fitter/ Base: Fitter option compatible with an 8" globe neck size and is designed to
slip fita 4” OD pole.

Effective Projected Area (EPA): 0.65 fi?
Color Temperature: 2700K WW, 3000K OW, 4000K NW (standard), 5000K CW.

Thirty-Five West
L35W -3
(Type V)

118W 250W HID 8,426 Lm 72LPW

Dimensions & Weights

23.56" 18.75"

SURGE

PROTECTION

O©®

LED Lifetime: All LED's are rated for a minimum of 100,000 hours of continuous
operation at ambient temperatures from -40°F/-40°C to 95°F/35°C.

Color Rendering Index (CRI): Minimum of 80 or higher.
Dimming: 0-10V standard dimming capability.

Surge Protection: Thermally protected 20kA/ 40kV varistor type surge suppressor
is included and meets ANSI C136.2-2015: Extreme Level. Also meets IEC61643-11
Class Il / EN61643-11 Type 2, and US Dept of Energy MSSLC Model Spec for surge
protection. The device is wired in series with the luminaire input power in order to
interrupt power to the luminaire when consumed, protecting the LED power supply
and circuit boards from additional electrical surges.

Lumecon ETD™ System: The enhanced thermal dissipation system engines
are thermally bonded to provide maximum thermal dissipation to the exterior of
the fixture to ensure long life. To protect the light engine panel from moisture and
corrosion, the LED light engine panel is uniformly coated with a UV stabilized acrylic
polymer resin that meets MIL and ASTM dielectric dards, UL, and IPC dard
for flammability, moisture resistance and thermal shock.

Manufacturing Origin: US Manufactured and Assembled.
Buy American: Meets Buy American requirements within the ARRA.

Warranty: 10 Year L70 performance based warranty. For full warranty terms, please
visit our website: www.lumecon.com

& NATIONAL ASSOCIATION OF
Y! (ELECTRICAL DISTRIBUTORS
Y xd

Email: sales@|

com Website: www.

com Phone: 248-477-5009

Copyright © 2018 Lumecon LLC. All Rights Reserved. Note: Specifications and photometric data are subject to change at any time without notice.
Please see www.lumecon.com for current specifications and documentation. s

Ordering Information

Thirty-Five West

LED Decorative

Thirty-Five West Options / Ordering Example: Thirty-Five West-1-1-NW-B-D

oy AT

4W | TYPE V
T T TVPE

3-M7TW/TYPEV

CW - Cool (5000K)
NW - Neutral (4000K

- Custom Color*
*Will need RAL number

Options & Accessories

PC1 - 120v/277v Photocell

(remote mounted)

PC2 - 347v/480v Photocell

remote mounted)
| C - Cut-Off
D ffluser Shield

3TA - 3" Pole Adapter

Photometric Data

 Cut-OffLitelid

bo

|

=

3" Pole Adapter

For .ies files of this product, please visit the downloads tabs on the L35W product page

Thirty-Five West L35W-1

Thirty-Five West L35W-2

0
|Distarce Friunts of mour

safootcandle Plot
T [ il

Email: sales@lumecon.com Website: www.lumecon.com Phone: 248-477-5009
Copyright © 2018 Lumecon LLC. All Rights Reserved. Note: Specifications and photometric data are subject to change at any time without notice.

Please see www.lumecon.com for current sp

and d

tation. Shest,
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SINGLE GLOBE LIGHT DETAIL

2470 DANIELLS BRIDGE ROAD, SUITE 161

o4

SECTION A-A

This drawing is property of Spring City Elect. Mfg. and is issued to the
recipient with the understanding that it shall not be copied, duplicated, passed
on to unauthorized parties, nor used for any purpose other than that for which
t is specifically furnished except with Spring City's written permission.

LAMP POST SPECIFICATIONS

ACCESS DOOR:
GROUND PROVISIONS:

STVLE: CENTER CITY WITH STEEL SHAFT ASSEMBLY
HEIGHT: -2
BASE: 18" DIAMETER
MATERIAL:
SHAFT: 8" SCH 40 STEEL PIPE PEDESTAL (8 5/8” 0.0.)
4 SCH 40 STEEL PIPE SHAFT (4" 0.D.)
ORNAMENTATION: (2) TWO PIECE WRAP AROUND CASTINGS, CAST DUCTILE IRON
PER A.S.TM. A536-84, GRADE 65-45-12
FINISH: POWDER COATED - GLOSS BLACK

SECURED WITH 1/4-20 HEX HEAD BOLT (18-8)
INSIDE WALL, OPPOSITE ACCESS DOOR, TO BE DRILLED AND

NO SCALE
This drawing is property of Spring City Elect. Mfg. and is issued to the
recipient with the understanding that it shall not be copied, duplicated, passed
on to unauthorized parties, nor used for any purpose other than that for which
it is specifically furnished except with Spring City's written permission.
QUANTITY ...... 9 COMPLETE UNITS REQUIRED

PER S.0. # 017498 (TYPE OD)

LAMP POST SPECIFICATIONS

STYLE: CENTER CITY WITH STEEL SHAFT ASSEMBLY
HEIGHT: 13-0"
BASE: 18" DIAMETER
MATERIAL:
SHAFT: 8" SCH 40 STEEL PIPE PEDESTAL (8 5/8" 0.0.)
4" SCH 40 STEEL PIPE SHAFT (4" 0.0.)
ORNAMENTATION: {2) TWO PIECE WRAP AROUND CASTINGS, CAST DUCTILE IRON PER
AS.TM. A536-84, GRADE 65-45-12
FINISH: POWDER COATED - GLOSS BLACK
ACCESS DOOR: SECURED WITH 1/4-20 HEX HEAD BOLT (18-8)

31/2" SCH. 40 STEEL _ LOGO DETAIL CROUND PROVISIONS: INSIDE WALL, OPPOSITE ACCESS DOOR, TO BE DRILLED AND TAPPED
P]éE (0257" WaLL) SECTION B-B WAL DRIAIL TAPPED FOR 1/4-20 GROUND PROVISION (GROUND LUG P FOR 1/4-20 GROUND PROVISION (GROUND LUG SUPPLIED BY SPRING
NTS. 8" SCH. 40 STEEL NTS. SUPPLIED BY SPRING CITY) am)
PIPE (0.322" WALL) ANCHOR BOLTS: (4) 1" DIA. X 30" + 4" HOOK (FULLY GALVANIZED WITH 2 . ANCHOR BOLTS: (4) 1" DIA. X 30" + 4" HOOK (FULLY GALVANIZED WITH 2
NTS. GALVANIZED NUTS AND 2 GALVANIZED WASHERS PER BOLT) =10 A GALVANIZED NUTS AND 2 GALVANIZED WASHERS PER BOLT)
BOLT PROJECTION: 3" REQURED DA X5 HOH TENONS BOLT PROJECTION: 3" REQUIRED
A\ TENON: 47 DIA. X 5" HIGH (TO ACCEPT LUMINAIRE) 10 ACGEPT LUNNARES (5" TENON: 31/2° DIA. X 6" HIGH (T0 ACCEPT CROSS ARM)
A COATING: FABRICATED STEEL STRUCTURE (AFTER ASSEMBLY), DUCTILE OF PIPE TO BE USED AS COATING: FABRICATED STEEL STRUCTURE (AFTER ASSEMBLY), DUCTILE IRON
£ DIA X 5° HGH TENONS IRON AND ALUMINUM CASTINGS TO BE GALVANIZED e | TENON, LUMINARES SHOULD AND ALUMINUM CASTINGS T0 BE GALVANIZED
T0 ACCEPT LUMINARES (5" HAVE INTERNAL STOP RING)
OF PIPE 10 BE USED AS /N CATALOG NO.: SPSCCD-SC4—18-11.20~TN4.00/5.00—(4)BP—PP—GFWi-CU ) CATALOG NO.: SPSCCD-SC4-18-13.00-TN3.50,/6.00-PP - GFWI-CU
TENON, LUMINARES SHOULD
HAVE INTERNAL STOP RING)
— g WARRANTY INFORMATION [ CROSS ARM SPECIFICATIONS
! -0 ; STYLE: ANN ARSOR TWIN
. TWO PIECE CAST DUCTILE IRON CASTINGS PROTECTED BY SPRING CITY'S 25 YEAR ROSS ARM OREENTATION CAN BE HEIGHT: -
WARRANTY. ADJUSTED I THE FIELD. CROSS ARM WDTH: 2" FROM € 70 ¢
i ar @ D ROTATES 360 DEGREES. MATERIAL: FABRICATED ALUMINUM
< SPRING CITY WARRANTIES ITS DUCTILE IRON BASES TO BE FREE FROM DEFECTS IN 'o, FINISH: POWDER COAT — GLOSS BLACK
X MATERIALS AND WORKMANSHIP UNDER NORMAL USE AND OPERATION FOR 25 YEARS. w ANTENON: 4 DIA. X 5 HIGH (TO ACCEPT LUMINARE)
NORMAL USE INCLUDES DAMAGE RESULTING FROM MOTOR VEHICLE COLLISIONS. 20 P TAMPER AND WEATER RESSTANT
A o szz)pmcm {C00PER NDUSIRES B A\CATALOG NO: AARANN-25-22-TN4.00/5.00-CU
— 20 AMP, TAMPER AND WEATHER RESISTANT TWRVGF15) SUPPLIED WITH WEATHER PROOF
— GFCI RECEPTACLE (COOPER INDUSTRES f: A QUANTITY ... 12 COMPLETE UNITS REQUIRED T E (WEATHER PROOF \(NHILE IN USE) LOCKA?LE
TWRVGFWS) SUPPLIED WITH WEATHER PROOF ALUMINUM COVER (TAYMAC 4 MX4280S
(WEATHER PROOF WHILE I USE) LOCKABLE DANNER ARMS REQUIKED mREégETEATTFSEyTﬂ%N CASTINGS PROTECTED BY SPRING CITY'S 25 YEAR WARRANTY
ALUMINUM COVER (TAYMAC #: MX4280) PER S.0. # 017498 (TYPE 0C) .
SPRING CITY WARRANTIES ITS DUCTILE IRON BASES TO BE FREE FROM DEFECTS IN MATERIALS
AND WORKMANSHIP UNDER NORMAL USE AND OPERATION FOR 25 YEARS. NORMAL USE INCLUDES
P — DAMAGE RESULTING FROM MOTOR VEHICLE COLLISIONS.
OPTIONAL) 1 1/4” SCH. 40 STEEL | /@/@ N RS 7 b
PIPE BANNER ARMS WITH CAST %
ALUMINUM FINIAL SEE. SECTION C-C . / % W N
FOR ORIENTATION — —
o / — E& = ;7 > . g N
an D / \ . L/ =
/ . = L0GO DETAIL - X
- - : 72 A
L] » / — 7=
DETAIL A DETAIL B W
A A STEEL ASSEMBLY DETAL STEEL ASSEMBLY DETALL o4 / \ / -
™~
= 5 J —L DETAIL A DETAIL B
. o A A STEEL ASSEMBLY DETAIL STEEL ASSEMBLY DETAIL
—= 4" DA 31/2" SCH. 40 STEEL PIPE NT T
(4°0D) X 7-1 3/4” LONG SECTION A-A RES TS,
b 31/2° SCH. :}D STEEL
- TWO PIECE CAST DUCTILE IRON WRAP PIPE (°'2T37 WALL)
x AROUND COVER, SECURED WTH - NTS. 31/2° SCH. 40 STEEL PIE
~ STAINLESS STEEL HARDWARE < {#00) X 7-1 3/8" LoNG
. A4 _— 8 5/8" DIA. X 1" THICK STEEL PLATE (WITH 4 1/16” . %8 5/8 THO PIECE CAST DUCTILE IRON WRAP AROUND
X — [=—8 5/8" DIA I 1.D. OPENING) WELDED ONTO 3 1/2” SCH. 40 PIPE —= =4 DA COVER, SECURED WITH STAINLESS STEEL HARDWARE
K Ly THEN INSERTED AND WELDED ON TOP OF 8" SCH. '
T 40 PIPE (PLEASE SEE DETALL A) N — o 8 5/8" DIA. X 1" THICK STEEL PLATE (WITH 4 1/16”
= 2 — 1.0. OPENING) WELDED ONTO 3 1/2" SCH. 40 PIPE
8" SCH. 40 STEEL PIPE (8 5/8" z [ THEN INSERTED AND WELDED ON TP OF 8" SCH.
B B 00) X -0 1/2° LONG - 40 PPE (PLEASE SEE DETAL A)
X vy . SECTION B-B
= | 41/2° X 10° FLUSH MOUNTED INSIDE WALL OF SHAFT DRILLED AND TAPPED FOR 7 =8 5/8" DA " , ,
TR ACCESS DOOR SECURED WITH (2) B 1/4"-20 CROUND PROVISIONS, LOCATED OPPOSITE 8’ SCH. 40 STEEL 8” SCH. 40 STEEL PIPE (8 5/8
RS 1/4°-20 STAINLESS STEEL HEX ] HAND HOLE (GROUND LUG SUPPLIED BY SPRING CITY) PIPE (03227 WALL) 00 X #-0.1/2" LoNG
g HEAD BOLTS = o NTS.
? I 4 1/2" X 10" REINFORCED ACCESS DOOR OPENING INSIDE WALL OF SHAFT DRILLED AND TAPPED FOR
~ 3 R 1/4"-20 GROUND PROVISIONS, LOCATED OPPOSITE
. WRAP AROUND COVER SUPPLIED = DRILLED AND TAPPED FOR (2) 1/4-20 BOLTS o B B & HAND HOLE (GROUND LUG SUPPLIED BY SPRING CITY)
=3 WITH CUSTOM ALUMINUM LOGO > 41/2° X 107 FLUSH MOUNTED —
= (LOGO MECHANICALLY ATTACHED A L ks hook SEcumen WIH (2 T L
T % T i FROM INSIDE OF COVER, NO VISIBLE TWO PIECE CAST DUCTILE IRON WRAP P 1/4°-20 STANLESS STEEL HEX =~ [ 4 1/2" X 10" REINFORCED ACCESS DOOR OPENING,
<z N HARDWARE ) / AROUND COVER, SECURED WITH < HEAD BOLTS DRILLED AND TAPPED FOR (2) 1/4-20 BOLTS
z STAINLESS STEEL HARDWARE ~
= 53 WRAP AROUND COVER SUPPLIED TWO PIECE CAST DUCTILE IRON WRAP AROUND
6 r = ;" 15" SQUARE X 3/4,, THICK STEEL BASE PLATE § (vﬂ(ggoc;SEE%‘XNIHNUAAT%E&[D COVER, SECURED WITH STAINLESS STEEL HARDWARE
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ITEMS
Meeting Summary
Date of meeting: January 9, 2019
Number of postcards mailed: 1,788
Date cards mailed: December 24, 2018

Number of cards returned: 0

PROJECT NO

10996-90

TIME

5:30-7:30PM

VIA

Email

Eric Leath, The Standard at Ann Arbor, LLC

Jason Doornbos, The Standard at Ann
Arbor, LLC

Joe Greco, Lord Aeck Sargent
Luke Bonner, Bonner Advisory Group

COPY:

Location/time of CPM: Michigan League, Kalamazoo Room, 5:30-7:30pm

Number of citizen attendees: 16

The Citizens Participation Meeting was the 5% neighborhood input meeting held for the Standard at
Ann Arbor project. All others were held at 212 S. 5 Ave. Ann Arbor, MI. These meetings were
coordinated by Bonner Advisory Group and were all attended by Eric Leath, Ben Ridderbos and Luke
Bonner. Through these neighborhood meetings, project feedback from the neighborhood was taken
and incorporated into the design of the building. In particular, issues were addressed involving:

e Building materials

o Facade design and color palates of the building

¢ Appearance of the alley side of the building

¢ The appearance of the Packard Street side of the building,

¢ Incorporating a prominent feature into the William and Main corner of the building

1175 Peachtree Street NE, Suite 2400
Atlanta, GA 30361

877-929-1400

lordaecksargent.com

ME!
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3.

e Improved safety in the area from the new project’s onsite management team. These previous
neighborhood meetings led to a very productive formal Citizens Participation Meeting on
January 9t

These informal citizens’ participation meetings were held on 10/16/18, 10/30/18, 11/13/18 and
11/28/18.

The official Citizens Participation Meeting started shortly after 5:30pm. The project team in attendance
introduced themselves which included Luke Bonner of Bonner Advisory Group, Eric Leath of Landmark
Properties, Ben Ridderbos, Joe Greco, and Adriaan Van Velden of Lord Aeck Sargent. Luke Bonner
gave a recap of previous meetings as well as a brief review of the recent project design changes
based on neighborhood feedback. Ben Ridderbos provided background on how the project design
began by first exploring the site development constraints and zoning code requirements of the site.
The massing of the building evolved from those constraints and the program of the development. Ben
noted that the project is designed as a By-Right development per City of Ann Arbor 2018 Zoning Code.
Eric Leath described the program of the overall development, including project stats such as 238
residential units proposed, which are mostly studio, 1 and 2 bedroom units. Additionally, Eric described
the ground floor which consists of commercial retail spaces towards William and Main Streets, the
amenity spaces for the residents, as well as the residential leasing offices on Main Street, and the
design shifting towards residential units towards Packard Street to match context in the existing
neighborhood. Joe Greco outlined how the design of the building has evolved from resident input,
highlighting many of the design changes that resulted from neighborhood feedback.

The project team brought five exhibits to share with the attendees. One was an aerial view showing
how the future building would fit within the context of the neighborhood and downtown area. A second
exhibit showed the proposed site plan and streetscape plan. A third exhibit showed the Main Street
and William Street rendering. A fourth exhibit showed the Packard Street and Main Street view
rendered. Lastly, we showed a rendered view of the alleyway perspective from the southern end of the
site. To present these exhibits, the project team broke out into groups at each exhibit and encouraged
the resident attendees to move about the room to learn more about each aspect of the project that is
proposed. The following is a list of comments and the responses that were discussed at the meeting.

1-9-19 Citizen Participation Comments

How large is the ground floor area of the project?
o 41,000 s.f.
There were several comments about how the alley would be used and traffic flow in the alley.

o The alley is a one way alley and is city right of way. It operates like all other alleys in the
city. The Standard will have access to underground parking, as well as rideshare pick up
and short term parking to help ensure traffic flow in the alley.

Adding more retail along South Main would help create a reason for people to go that way on Main
Street.
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o The project team has carefully considered the amount of demand for additional retail in
this area and feels that our program is consistent with that.

4. The parking in downtown is difficult right now, will the project have an impact on downtown parking?
o The project has roughly 100 underground parking spaces and 8 surface level parking
spaces. Meeting the required parking from the City of Ann Arbor. Further, the Public
Parking Deck at 4'" and William is underutilized and offers additional parking options. The
Standard will also provide ample bicycle parking for residents and City of Ann Arbor bus
stops are located around the site.
5. Agrocery store would be very much welcomed as a retail use.
o Too premature to determine retail uses, which will come much later in the process.
6. Will the ground floor residential units be flexible for other uses?
o Ground floor units offer flexibility towards other uses in the future if the market supports it.

7. Can there be more of a distinctive design along Packard? And how likely is it that a retail storefront
can be on the corner of Packard and Main?

o There has been a lot of consideration to the Packard design, both in terms of uses and
design consideration. The Packard fagade has been revised multiple times through
feedback from the Neighbors and two trips to the Ann Arbor Design Review Board.

8. Why is there only one level of parking and not two?

o Based on the Geotechnical Report, the underground condition on this site is not suitable
for more than one below-grade level of parking.

9. Atthe William and Main corner, can you add something to the top of the tower that creates a “final
exclamation point” at the top?

o Design team will look into this request and has already worked diligently to enhance this
corner.

Meeting concluded at 7:45.

Attachments:

e Postcard Meeting Notice

e Emails from citizens who could not attend the meeting

¢ Exhibits presented at the meeting

Aerial Image of 425 S. Main Massing with surrounding context
Site Plan

Rendering of Main St. and William St. corner

Rendering of Main St. and Packard St. corner

Rendering of Alley side of building

0O O O ©



Notes from citizens that could not attend the meeting:
Email from Lucy Miller — 319 West Mosley:

Hi Lucy! Thank you for your input. It's very much appreciated. |also added you to our main contact list so you will

receive emails for future meetings.

In terms of the building design, it’s hard to design anything by committee. We tend to go with majority of opinions
we hear repetitiously. We have had a lot of meetings with residents on that, and the project has changed several
times based on that input. In terms of the retail, | do think it will be successful, | think Ashley Mews struggles at
times because of the gas station, side of the street its on, and general inconvenience to walk there. The 4th street
parking deck makes a big deal for retail at William and Main, on the east side of the street, and heading north on
Main. That Southwest area of William and Main just seems to be in not the best spot, sort of no mans land.

If you want to discuss any more let me know. Thanks again for taking the time to send us this feedback.

Luke Bonner

CEO

Bonner Advisory Group
734-846-9746
Luke.Bonner@BonnerAG.com

www.BonnerAG.com

From: Lucy Miller <portmiller@sbcglobal.net>
Sent: Wednesday, January 9, 2019 9:39 AM
To: Luke Bonner <luke.bonner@bonnerag.com>

Subject: Re Citizen Participation Meeting.

Dear Mr. Bonner:

| am unable to attend the meeting this afternoon, but wanted to raise a couple of concerns.

| attended the Design Review Meeting regarding your project, but could not tell what you are envisioning
regarding the retail spaces on the street level. As you are aware, the retail spaces across the street that were
part of the Mews project have done poorly, with a large, initially lovely, space never leasing. | suspect problems
are the rental fees and lack of parking. | would ask how you see these spaces being used, and what you are
doing to make sure it goes well?



Regarding the building design, | am sure the architects would like to make it look nice. A building of this size and
boxy massing is not likely to look friendly or beautiful. Imagine three separate buildings on this large important
corridor. | also can't figure out what is going on with everyone needing their own workout space, and even a
pool. Just doesn't sound like urban living, mingling at the Y, in the public square, etc. Nor does it tend towards
affordable

| do hope for the best, especially that the world we are building now will be enjoyable for folks living here in the
future.

Thank you for asking for input.

Regards,

Lucy Miller
319 West Mosley

Email from Ted Annis — 414 S. Main:

From: Luke Bonner

Sent: Wednesday, November 28, 2018 4:46 PM

To: Ted Annis

Cc: Sandra Andrade; Richard Merillat; Matt Morris; Eric Cappo; Evans, Jan; Moyer Jerry
Subject: Re: Midnight Madness Next Friday / 425 S. Main Site Development Mtg.

Hi Ted, nice to hear from you. 1 do recollect your comments from the DRB meeting. Thank you for

sending them along. Short responses to your concerns: The building is not a student housing project as we said
in the meeting. The Main Street market is not generally a market for that demographic. However, as you know
it’s likely students will rent there as part of a mixed demographic of residents. We can’t dictate the rental
profiles as that is not legally permissible in this kind of project. We do expect a variety of residents.

The height of the building to the peak roofline right now is 109 feet which is in line with The Ashley

Meuws office tower on the west side of Main Street. There are currently 100 parking spaces accounted for in the
lower level parking garage. The studio units are 350-444 sf which is supported by the market data.

We have been working regularly with residents along the alley to understand their concerns and make sure we
can address them to the best of our ability. The total square footage of the building is approximately 202,000
s.f.



As you know this property was significantly downzoned in or around 2015. Previous to that downzoning a
building could have been up 17 stories or 180 feet. So you see this proposed project is well below that as a
result of that downzoning at 10 stories and 109 feet. The proposed project is within the city’s ordinance as a

result. We are not and do not plan to vary from that ordinance.

We understand there are a variety of interests and opinions about new developments in downtown Ann

Arbor. As there should be. And we do take them all into account during the design phase.

We encourage you to come and participate at our meetings as much as possible, although | know everyone is
busy and it’s not easy to make them.

As always don’t hesitate to contact me with questions or concerns either by phone or email.

Thank you!

Luke Bonner

CEO

Bonner Advisory Group
Luke.Bonner@BonnerAG.com
734-846-9746

www.BonnerAG.com

On Nov 28, 2018, at 3:55 PM, Ted Annis <ted@annis.org> wrote:

Sandra,

Re tonight’s meeting: | have objections to the proposed building. They are attached.

Basically, this is overly-dense student housing {235 units) in a large building, the north side of which is too tall.

I attended the City’s Design Review meeting last month to deliver my objections. Be aware that other property
owners adjacent to the site also were there and they made it clear that there will be a fight unless certain

reductions and changes are made.

Regards,

Ted Annis
414 S. Main



From: Sandra Andrade <sandra@mainstreetannarbor.org>
Sent: Tuesday, November 20, 2018 12:17 PM
To: Sandra Andrade <sandra@mainstreetannarbor.org>

Subject: Midnight Madness Next Friday / 425 S. Main Site Development Mtg.

Good Afternoon MSAA Members,
1 - Reminder Midnight Madness is next Friday, Nov. 30!
If you haven't already make sure to email me any specials and/or fun things you will be

doing. And, please promote! Attached is an image for posting to your social media.

2 - 425 S. Main (corner of Main and William) Site Development Meeting
Nov. 28, 5:30 - 7:30 pm, at 212 S. 5th Ave. (the former Nutshell Offices)

This will be a public input session for the proposed building design of a 250,000 square

foot mixed use building.

If you have any questions, comments, or concerns please contact:

Luke Bonner

CEO, Bonner Advisory Group

734-846-9746 / Luke.Bonner@BonnerAG.com
www.BonnerAG.com

Sandra Andrade

Executive Director

Main Street Area Association

P.O. Box 7596, Ann Arbor, MI, 48107
734.668.7112 [/ ext. 222
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DRAFT
1/2/19

THE STANDARD DEVELOPMENT AGREEMENT

THIS AGREEMENT, made this day of , 20__, by and between the City of
Ann Arbor, a Michigan municipal corporation, with principal address at 301 East Huron Street,
Ann Arbor, Michigan 48107, hereinafter called the CITY; and The Standard at Ann Arbor, LLC, a
Delaware Limited Liability Company, with principal address at 315 Oconee St., Athens, Georgia
30601, hereinafter called the DEVELOPER, witnesses that:

WHEREAS, the DEVELOPER owns certain land in the City of Ann Arbor, described
below and site planned as The Standard, and

WHEREAS, the DEVELOPER has caused certain land in the City of Ann Arbor,
described below to be surveyed, mapped and site planned as The Standard as above, and
desires site plan and development agreement approval thereof, and

WHEREAS, the DEVELOPER desires to build or use certain Improvements with and
without the necessity of special assessments by the CITY, and

WHEREAS, the CITY desires to ensure that all of the Improvements required by
pertinent CITY ordinances and regulations be properly made, and that the DEVELOPER will
install these Improvements prior to any permits being issued.

THE DEVELOPER(S) HEREBY AGREE(S):

(P-1) To prepare and submit to the CITY for approval plans and specifications ("the
Plans") prepared by a registered professional engineer for construction of public water and
sanitary sewer mains, private storm water management systems, sidewalks and streetlights
(“the Improvements”) provided that no work on said Improvements shall be commenced until the
Plans have been approved by the City Administrator or designee, and until such other relevant
information to CITY service areas as shall be reasonably required has been provided.

(P-2) To construct all Improvements set forth in Paragraph P-1 of this Agreement in
accordance with the approved Plans and to repair all defects in the Improvements that occur
within one year from the date of acceptance of the Improvements by the CITY, commencing on
the latest date of the acceptance of any Improvements by the CITY. If the DEVELOPER fails to
construct the Improvements, the CITY may send notice via first class mail to the DEVELOPER
at the address listed above requiring it to commence and complete the Improvements in the
notice within the time set forth in the notice. The CITY may cause the work to be completed at
the expense of the DEVELOPER, if the DEVELOPER does not complete the work within the
time set forth in the notice.

(P-3) To furnish, within 30 days of completion, an engineer's certificate that the
construction of the public Improvements set forth in Paragraph P-1 above have been completed
in accordance with the specifications of the CITY in accordance with the approved plans. The
engineer's certificate will cover only those items the DEVELOPER'’S engineer inspects.

The Standad, January 2, 2019



(P-4) To provide and install such temporary warning signs during the construction
period as are appropriate to protect the health, safety and welfare of the public.

(P-5) Prior to the issuance of building permits, to deposit with a mutually acceptable
escrow agent fully executed documents in a form acceptable to the CITY, which will convey,
upon delivery to the CITY, easements for the construction and maintenance of public utilities
and public streets. The escrow agreement shall provide for delivery of the documents to the
CITY solely upon the condition that the CITY has accepted the public improvement to be
conveyed by the easement.

(P-6) To install all water mains, storm sewers, sanitary sewers and public streets,
through the first course of asphalt, pursuant to CITY approved plans and specifications,
necessary to connect the site with existing CITY systems adjacent to the site prior to the
issuance of any building permits.

(P-7) To maintain the alley on the east side of the site, including snow and ice removal,
if certificates of occupancy are finalized before the street Improvements have been accepted for
maintenance by the CITY.

(P-8) To be included in a future special assessment district, along with other benefiting
property, for the construction of additional Improvements to South Main, Packard, East William
Streets and the public alley on the east side of the site such as street widening, storm sewers,
curb and gutter, sidewalks, bike paths, street lights, and the planting of trees along South Main,
Packard and East William Street frontages when such improvements are determined by the
CITY to be necessary.

(P-9) Existing street trees shown on the site plan as trees to be saved shall be
maintained by the DEVELOPER in good condition for a minimum of three years after
acceptance of the public improvements by the CITY or granting of Certificate of Occupancy for
the final unit. Existing street trees that are determined by the CITY to be dead, dying or
severely damaged due to construction activity within three years after acceptance of the public
improvements or granting of Certificate of Occupancy for the final unit, shall be replaced by the
DEVELOPER as provided by the Unified Development Code.

(P-10) To convey to the CITY, prior to the issuance of any permits and subject to
acceptance by the Ann Arbor City Council, a 7.5 foot wide public access easement along East
William Street as shown on the approved site plan.

(P-11) To indemnify, defend and hold the CITY harmless from any claims, losses,
liabilities, damages or expenses (including reasonable attorney fees) suffered or incurred by the
CITY based upon or resulting from any acts or omissions of the DEVELOPER, its employees,
agents, subcontractors, invitees, or licensees in the design, construction, maintenance or repair
of any of the Improvements required under this Agreement and the approved site plan.

(P-12) To cause to be maintained General Liability Insurance and Property Damage
Insurance in the minimum amount of $1,000,000 per occurrence and naming the CITY as
additional insured to protect and indemnify the CITY against any claims for damage due to
public use of the public improvement(s) in the development prior to final written acceptance of
the public improvement(s) by the CITY. Evidence of such insurance shall be produced prior to
any construction of improvement and a copy filed with the City Clerk’s Office and shall remain in

The Standad, January 2, 2019



full force and effect during construction of the public improvement(s) and until notice of
acceptance by the CITY of the Improvements.

(P-13) For the benefit of the residents of the DEVELOPER'S development, to make a
park contribution of $148,750 to the CITY Parks and Recreation Services Unit prior to the
issuance of certificates of occupancy for Improvements to nearby parks or community wide
parks.

(P-14) The following U.S. Green Building Council Leadership in Energy and
Environmental Design (“LEED”) requirement shall be met:

(a) At the time of application for the first vertical building permit, DEVELOPER shall
provide documentation from an independent, qualified professional verifying that the
building design achieves a minimum of two (2) LEED points under the LEED Energy
& Atmospheric Credit No. 1, V2009, using an industry standard software energy
modeling tool (EQUEST or equivalent).

(b) At the time an application is submitted for a first Certificate of Occupancy,
DEVELOPER shall further provide documentation or verification from an
independent, qualified professional that the Project has been designed and built to
meet LEED Silver V.4 requirements.

(P-15) To deposit, prior to any building permits being issued, a street tree planting
escrow account with the Parks and Recreation Services Unit in the form of a check payable to
the City of Ann Arbor. The escrow amount shall be based on the CITY policy in effect at that
time and is to include all on-site public streets. The City Administrator may authorize the
DEVELOPER to install the street trees if planted in accordance with CITY standards and
specifications. If the street trees are found to be acceptable by the CITY, the escrow amount
will be returned to the DEVELOPER one year after the date of acceptance by the CITY.

(P-16) To construct, repair and/or adequately maintain on-site storm water management
system. If the DEVELOPER fails to construct, repair and/or maintain the private storm water
management system, the CITY may send notice via first class mail to the DEVELOPER at the
address listed above, requiring it to commence and complete the items stated in the notice
within the time set forth in the notice. The CITY may cause the work to be completed at the
expense of the DEVELOPER if the DEVELOPER does not complete the work within the time
set forth in the notice.

(P-17) To install a permanent electric vehicle charging station in the parking deck area
as identified on the approved site plan for 4 vehicles that will also be permanently shared
vehicles for the residents of The Standard.

(P-18) To provide 2 permanent affordable housing units as a condition to receiving
additional 6,000 square feet of floor area and to enter into an affordable housing agreement with
the CITY. The two dwelling units will be affordable to individuals with incomes of up to 80% of
Area Median Income. The DEVELOPER will operate and comply with this requirement through
execution of an Affordable Housing Agreement that identifies operational requirements,
verification requirements, and penalties.

(P-19) After construction of the private on-site storm water management system, to
commission an annual inspection of the system by a registered professional engineer evaluating
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its operation and stating required maintenance or repairs, and to provide a written copy of this
evaluation to the CITY Public Services Area.

(P-20) Prior to building permits being issued, to restrict, but not prohibit, by covenants
and restrictions recorded with the Washtenaw County Register of Deeds, the use of lawn care
chemicals and fertilizers in order to minimize the impacts on Allen Creek

(P-21) To prepare and submit to the Planning and Development Services Unit one copy
of the Master Deed, along with the required review fee, prior to issuance of building permits.

(P-22) To design, construct, repair and maintain this development in accordance with
the provisions of Chapter 119 (Noise Control) to ensure that any noise emanating from said
development will not impact nearby residents or businesses. In addition, DEVELOPER shall
review existing noise sources surrounding said development and incorporate necessary design
and construction technigues to ensure that future tenants will not be exposed to noise sources
in violation of Chapter 119.

(P-23) To submit signed and sealed drawings to the CITY reflecting the building
elevations, setbacks, aesthetics, and materials approved by City Council and to construct all
buildings consistent with said elevation drawings. If the DEVELOPER proposes any substantive
changes to the approved building elevations, setbacks, aesthetics, or materials, that those
changes be submitted to the Design Review Board for approval.

(P-24) To remove all discarded building materials and rubbish from the development at
least once each month during construction of the development Improvements, and within one
month after completion or abandonment of construction.

(P-25) To apply for and obtain, prior to issuance of any Certificates of Occupancy,
Letters of Map Revision (LOMAR) from the Federal Emergency Management Agency for
modifications in the floodplain elevations on the site, and to furnish to the CITY copies of the
LOMAR and an Elevation Certificate for the building.

(P-26) Prior to application for and issuance of certificates of occupancy, to disconnect
one footing drain, which is based upon the uses currently existing on the Property and those
currently contemplated by the Site Plan in accordance with the City of Ann Arbor Developer
Offset Mitigation Program as revised by City Council on June 15, 2015 (the “Guidelines”), or to
provide an alternative method of mitigation that results in an equivalent amount of sanitary flow
removal, in accordance with the Guidelines. In the event the actual intensity of uses
contemplated by the Site Plan are either increased or decreased, CITY and DEVELOPER agree
to adjust the number of footing drains to be disconnected, or the amount of alternative mitigation
to be provided, in accordance with the Guidelines. DEVELOPER may be allowed to obtain
partial certificates of occupancy for the development prior to the completion of all of the required
footing drain disconnects on a prorated basis at the discretion of the CITY Public Services Area.

(P-27) As part of the application for the first building permit, to provide documentation
from an independent, qualified professional that verifies the building has been designed to
achieve a minimum of two points under the U.S. Green Building Council Leadership in Energy
and Environmental Design (LEED) Energy & Atmosphere Credit No. 1, based on the most
recent version in effect at the date of this agreement. Compliance with this requirement shall be
verified and documented by the independent, qualified professional using an industry standard
software energy modeling tool (EQUEST or equivalent). At the time an application is submitted
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for a first Certificate of Occupancy, DEVELOPER shall further provide documentation or
verification from an independent, qualified professional that the Project has been designed and
built to meet LEED Silver V.4 requirements.

(P-28) Prior to issuance of building permits, to provide a management plan that indicates
how the four car-sharing service parking spaces proposed as part of the development and
contributing to the off-street parking requirements will be reserved, signed and enforced. Prior to
request for or issuance of any certificate of occupancy, and consistent with Chapter 59, Section
5:167 of Ann Arbor City Code, to provide a recorded, off-site permanent parking easement for
the two car-sharing spaces.. DEVELOPER shall provide the CITY with proof of the availability
to residents of the car-sharing service within 15 days of request. DEVELOPER agrees and
acknowledges that failure to maintain the car-sharing service will be a violation of the zoning
ordinance regarding the minimum required number of parking spaces, consistent with Chapter
59, Section 5:167 of Ann Arbor City Code. In the event that DEVELOPER is unable to contract
with a vendor to provide such car sharing services, or the full number of cars required herein,
then DEVELOPER shall provide the minimum number of parking spaces on or off-site as
required by City Code.

(P-29) Prior to the issuance of building permits, to dedicate to the CITY a 7.5 foot wide
permanent public access easement along East William Street as shown on the approved site
plan. This easement will allow permanent public access along this portion of the site.

(P-30) DEVELOPER is the sole title holder in fee simple of the land described below
except for any mortgage, easements and deed restrictions of record and that the person(s)
signing below on behalf of DEVELOPER has (have) legal authority and capacity to enter into
this Agreement for DEVELOPER.

(P-31) Failure to construct, repair and/or maintain the site pursuant to the approved site
plan and/or failure to comply with any of this approved Agreement’s terms and conditions shall
constitute a material breach of the Agreement and the CITY shall have all remedies in law
and/or in equity necessary to ensure that the DEVELOPER complies with the approved site plan
and/or the terms and conditions of the approved Agreement. The DEVELOPER shall be
responsible for all costs and expenses including reasonable attorney fees incurred by the CITY
in enforcing the terms and conditions of the approved site plan and/or Agreement.

(P-32) In addition to any other remedy set forth in this Agreement or in law or equity, if
DEVELOPER fails to make a timely or full payments to the CITY as set forth elsewhere in the
Agreement to the CITY in the agreed upon manner, any unpaid amount(s) shall become a lien,
as provided under Ann Arbor City Code and recorded with the Washtenaw County Register of
Deeds, against the land described below and may be placed on the CITY tax roll as a single lot
assessment, or if the development is converted to condominium ownership, every owner of a
portion of the property shall pay a pro-rata share of the amount of the payments attributable to
each condominium unit. If the unpaid amount(s), in whole or in part, has been recorded as a
lien on the CITY’S tax roll and with the Washtenaw County Register of Deeds, upon payment of
the amount in full along with any penalties and interest, the CITY, upon request, will execute an
instrument in recordable form acknowledging full satisfaction of this condition.

(P-33) To pay for the cost of recording this Agreement with the Washtenaw County

Register of Deeds, and to pay for the cost of recording all documents granting easements to the
CITY.
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THE CITY HEREBY AGREES:
(C-1) In consideration of the above undertakings, to approve the insert name of project.

(C-2) To use the park contribution described above for Improvements to the insert
name of parks to be improved.

(C-3) To provide timely and reasonable CITY inspections as may be required during
construction.

(C-4) To record this Agreement with the Washtenaw County Register of Deeds.

(C-5) Other items as needed. Do not include any language about the City accepting
the conveyance of property.

GENERAL TERMS
Both the DEVELOPER and the CITY agree as follows:
(T-1) This Agreement is not intended to create a contractual right for third parties.

(T-2) This Agreement and any of its terms, conditions, or provisions cannot be
modified, amended, or waived unless in writing and unless executed by both parties to this
Agreement. Any representations or statements, whether oral or in writing, not contained in this
Agreement shall not be binding on either party.

(T-3) This Agreement and any of its terms or conditions shall not be assigned or
transferred to any other individual or entity unless prior approval of the CITY is received. Such
approval shall not be withheld unreasonably.

(T-4) The obligations and conditions on the DEVELOPER, as set forth above in this
Agreement and in the approved site plan, shall be binding on any successors and assigns in
ownership of the following described parcel:

City of Ann Arbor, Washtenaw County, Michigan

LEGAL DESCRIPTION OF A PARCEL OF LAND LOCATED
IN THE SOUTHEAST %1 OF SECTION 29, TOWN 2 SOUTH, RANGE 6 EAST,
CITY OF ANN ARBOR, WASHTENAW COUNTY, MICHIGAN

Land situated in the City of Ann Arbor, County of Washtenaw, and State of Michigan,
described as:

Lots 1 through 7 inclusive, Block 4 South of Huron Street, Range 4 East, of the

ORIGINAL PLAT OF THE VILLAGE (NOW CITY) OF ANN ARBOR, as recorded in
Liber of Transcript, Pages 152 and 153, Washtenaw County Records.
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EXCEPTING that part of Lot 6 conveyed to the City of Ann Arbor in Liber 5 of
Miscellaneous Records, Page 402, Washtenaw County Records.

ALSO EXCEPTING that part of Lots 6 and 7 lying Southwest of the Northeast line of the
Packard Street Right of Way (66 feet wide), Being more particularly described as:

BEGINNING at the Northwest corner of said Lot 1, said point being the intersection of
the East line of South Main Street (82.5 feet wide) and the South line of Williams Street
(66 feet wide); thence North 89 degrees 59 minutes 27 seconds East 124.95 feet along
said South line of Williams Street; thence South 00 degrees 00 minutes 30 seconds
West, 445.06 feet along the West line of a Public Alley (16 feet wide) to a point on the
Northerly line of Packard Street (66 feet wide); thence North 57 degrees 19 minutes 10
seconds West, 136.38 feet along said Northerly line of Packard Street; thence 21.96
feet along the arc of a circular curve to the right, radius 21.96 feet, delta angle 57
degrees 19 minutes 10 seconds, chord bearing North 28 degrees 39 minutes 35
seconds West, 21.06 feet to a point on the East line of said South Main Street (82.5 feet
wide); thence North 352.92 feet along said East line to the PLACE OF BEGINNING.
Being a part of the Southeast ¥4 of Section 29, T2S, R6E, City of Ann Arbor,
Washtenaw County, Michigan, and containing 1.16 acres of land, more or less. Subject
to easements and restrictions of record, if any.

(T-5) In addition to any other remedy in law or in equity failure to comply with all of the
above paragraphs on the part of the DEVELOPER, or any part of the approved site plan, in part
or in whole, shall give the CITY adequate basis and cause to issue a stop work order for any
previously-issued building permits and shall be an adequate basis and cause for the CITY to
deny the issuance of any building permits, certificates of occupancy, or any other permits unless
and until the CITY has notified the DEVELOPER in writing that the DEVELOPER has
satisfactorily corrected the item(s) the DEVELOPER has failed to perform.

(T-6) This Agreement shall be interpreted, enforced and governed under the laws of the
State of Michigan and Ann Arbor City Code. DEVELOPER submits to the personal jurisdiction of
any competent court in Washtenaw County, Michigan, for any action arising out of this
Agreement. DEVELOPER also agrees that no action will be commenced against the City
because of any matter arising out of this Agreement in any courts other than those in the County
of Washtenaw, State of Michigan, unless original jurisdiction can be established in the United
States District Court for the Eastern District of Michigan, Southern Division, the Michigan
Supreme Court, or the Michigan Court of Appeals.

CITY OF ANN ARBOR, MICHIGAN
301 East Huron Street
Ann Arbor, Michigan 48107

By:
Christopher Taylor, Mayor
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By:
Jacqueline Beaudry, City Clerk

Approved as to Substance:

Howard S. Lazarus, City Administrator

Approved as to Form:

Stephen K. Postema, City Attorney

DEVELOPER:

By:
W. Christopher Hart, GENERAL COUNCIL, THE STANDARD AT ANN ARBOR, LLC

STATE OF MICHIGAN )
) ss:
County of Washtenaw )

The foregoing instrument was acknowledged before me this day of , 201
by Christopher Taylor, Mayor, and Jacqueline Beaudry, Clerk of the City of Ann Arbor, a Michigan
municipal corporation, on behalf of the corporation.

NOTARY PUBLIC

County of Washtenaw, State of Michigan
My Commission Expires:
Acting in the County of Washtenaw

STATE OF )

County of )
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The foregoing instrument was acknowledged before me this day of , 201
by ,of THE STANDARD AT ANN ARBOR, LLC, A DelawarelLimited liability

company , on behalf of the

NOTARY PUBLIC
County of , State of
My Commission Expires:
Acting in the County of

DRAFTED BY AND AFTER RECORDING RETURN TO:
Ann Arbor Planning & Development Services
ATTN: Brett Lenart
Post Office Box 8647
Ann Arbor, Michigan 48107
(734) 794-6265
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