PLANNING AND DEVELOPMENT SERVICES STAFF REPORT

For Planning Commission Meeting of June 3, 2014

SUBJECT:  Ann Arbor Housing Commission North Maple Road Rezoning, Site Plan for
City Council Approval and Street Vacation
(701 North Maple Road)
Project Nos. Z14-002, SP14-008 and SV14-002

PROPOSED CITY PLANNING COMMISSION MOTION

The Ann Arbor City Planning Commission hereby recommends that the
Mayor and City Council rezone the 4.8-acre Ann Arbor Housing Commission
North Maple Road site from R1C (Single-Family Dwelling District) to R4B
(Multiple Family Dwelling District).

PROPOSED CITY PLANNING COMMISSION MOTION

The Ann Arbor City Planning Commission hereby recommends that the
Mayor and City Council approve the Ann Arbor Housing Commission North
Maple Road Site Plan and Development Agreement, subject to approval of the
requested Seybold Drive street vacation.

PROPOSED CITY PLANNING COMMISSION MOTION

The Ann Arbor City Planning Commission hereby recommends that the
Mayor and City Council approve the partial Seybold Drive street vacation.

STAFF RECOMMENDATION

Staff recommends that the rezoning and site plan petitions be postponed to allow the petitioner
to address remaining staff comments and staff to draft a development agreement.

Staff recommends that the street vacation petition be postponed to allow for proper public
notice of the request to be provided.
LOCATION

This site is located on the west side of North Maple Road between Dexter Avenue and
Hollywood Avenue (West Area, Allen Creek watershed).

DESCRIPTION OF PETITION

The Ann Arbor Housing Commission is seeking approval rezone a 4.8-acre site from R1C
(Single-Family Dwelling) to R4B (Multiple-Family Dwelling), demolish all 20 existing dwelling
units and construct a 42-unit apartment complex. The new development will include eight
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buildings, 73 vehicle parking spaces, a playground, and a community building. A street vacation
petition also has been submitted to vacate two portions of Seybold Drive, which encroach into
the site from the north and south.

Rezoning — A petition to rezone the subject site from R1C to R4B has been submitted in
conjunction with the proposed site plan. As single-family detached units, the current
development conforms to the present R1C zoning designation for use, density, area, height and
placement. However, single-family attached and apartment units are proposed in the
redevelopment of the site, and these unit types do not conform to the R1C standards. The R4B
zoning district allows all forms of residential use — single-family detached, single-family
attached, duplexes, townhouses and multiple-family buildings.

Site Plan — The proposed development is arranged around a T-shaped driveway connecting to
North Maple Road and Dexter Avenue. One arm of the T extends northward toward Vine Court
but does not connect with this public street. The other arm of the T will form a new connection
to Dexter Avenue through the remaining, undeveloped length of Seybold Drive. Parking spaces
for the residents are provided on both sides of the driveway.

The new apartments range in size from one bedroom to five-bedroom units as follows:

8 one-bedroom units
4 two-bedroom units
8 three-bedroom units
12 four-bedroom units
10 five-bedroom units

The design and layout of the development has the appearance of eight two-story townhouse
buildings with individual front entries facing the driveway and rear doors facing open space
areas. In fact, seven buildings will be two-story townhouses. The eighth building will have two
stories with four one-story, one-bedroom units on the ground floor and four one-story one-
bedroom units on the second floor. All one-bedroom units have a front entry at ground level
facing the driveway. A total of 138 bedrooms will be provided. Between 100 and 140 children
are expected to live in the development. A community building and a playground are also
proposed as part of the project.

Along with the new dwelling units, the site will have all new underground utilities (water, sanitary
sewer and storm sewer as well as private franchise utilities), fire hydrants, and storm water
management for the entire site. Currently, the site contains no storm water management facility.

Sixteen landmark trees are located throughout the site. Seven landmark trees (16" Honey
Locust, 20" Red Pine, 13" Northern White Cedar, 16” Honey Locust, 18" Swamp White Oak,
18.5” Blue Spruce, 19” Sugar Maple) are proposed to be removed and will be mitigated on-site
by new plantings. A conflicting land use buffer containing trees and shrubs will be provided
along the north and west property lines, abutting the adjacent R1 and R2 districts.
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Street Vacation — The Scioto Hills No. 1 plat included
a 50-foot wide public street, Seybold Drive, parallel to
and between North Maple Road and Alison Drive,
south of Hollywood Drive. In the 1960's, several of
the midblock lots on either side of Seybold Drive
were acquired by the Ann Arbor Housing
Commission. Most of the segment of Seybold Drive
between these lots was vacated at that time, and the
Housing Commission developed the North Maple
Estates development. Staff speculates that portions
of the Seybold Drive right-of-way were left
encroaching into the Housing Commission site to
enable some sort of cul-de-sac or turn-around, but
the true reason is not known. The encroaching
rights-of-way have never been used for any public
purpose.

In the 1990's, the lots along the northern dead-end
of Seybold Drive were developed with single family
homes, and the right-of-way was renamed Vine
Court. A public road with sidewalks along both sides
is proposed in the southern dead-end of Seybold
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Drive as part of the site plan project. It will be known as Seybold Drive.

CITIZEN PARTICIPATION

A citizen participation meeting was held on February 12, 2014, two weeks before the petitions
were submitted. Invitations were sent to all residents within 1000 feet of the site. Attendees
inquired about storm water management, traffic, placement of buildings, the playground, and
utilities. The petitioner’s report of the meeting is attached.

SURROUNDING LAND USES AND ZONING

LAND USE ZONING
NORTH Single- and two-family residential R2A (Two-Family Dwelling District)
EAST Single- and two-family residential, Church R1C (Single-Family Dwelling District), R2A
SOUTH Single-family residential, Medical office TWP (Township), O (Office District)
WEST Single-family residential TWP, R1C
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COMPARISION CHART
EXISTING PROPOSED REQUIRED/PERMITTED
Zoning R1C Single Family Dwelling R4B Multiple-Family R4B

Dwelling

Gross Lot Area 209,983 sq ft 209,983 sq ft 14,000 sq ft MIN
Dwelling Units 20 units 42 units 72 units MAX
Min. Lot Area per
Dwelling Unit 10,499 sq ft/du 5,205 sq ft/du 2,900 sq ft/du MIN
Min. Open Space | Unknown 66% (138,803 sq ft) 55% MIN (115,478 sq ft)
Min. Active Open Unknown 12,630 sq ft 12,600 sq ft MIN (300 sq
Space ft/du)
Setbacks See Building Lengths and Setbacks Table, below
Height Two-story 23 ft 35 ft MAX
Vehicle Parking Two-story 73 spaces 63 spaces MIN

0,
Bicycle Parking None 8 spaces (4 Class A, 4 8 spaces MIN (50% Class A,

Class B)

50% Class B)

BUILDING LENGTHS AND SETBACKS

Additional setbacks to side and rear lot lines are required when the length of the building facing
that lot line is more than 50 feet, per Section 5:62 (Required Additional Setback Regulations).

Building Length Facing Lot Line |Provided Setback |Required Setback
Building A east face Less than 50 ft 26 ft 15 ft MIN, 40 ft MAX
Building C east face Less than 50 ft 20 ft 12 ft MIN

Building C north face 144 ft 27 ft 23 ¥ ft MIN

Building D east face 96 ft 40 ft 15 ft Min, 40 ft MAX
Building D north face Less than 50 ft 21 ft 12 ft MIN

Building D west face 96 ft 53 ft 35 ¥, ft MIN

Building E west face 96 ft 49 ft 35 % ft MIN

Building F west face Less than 50 ft 36 ft 30 ft MIN

Building G west face 60 ft 39 ft 31 ft MIN

Building H west face 96 ft 40 ft 35 % ft MIN

Building H south face Less than 50 ft 18 ft 12 ft MIN

Building | west face 144 ft 27 ft 15 ft MIN, 40 ft MAX
Building | south face Less than 50 ft 20 ft 12 ft MIN
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HISTORY

The Ann Arbor Housing Commission originally developed the site in the late 1960's. It was
expanded in the 1970’s to the configuration it is today.

The Ann Arbor Housing Commission currently is undertaking a major transformation in the way
it owns, operates and maintains all of its scattered, small site low income housing
developments. The Housing Commission is entering into a partnership with a private housing
development company as the first such partnership under new U.S. Department of Housing and
Urban Development regulations. The partnership will provide resources for the Housing
Commission to offset their continually decreasing funding sources.

PLANNING BACKGROUND

The Master Plan: Land Use Element recommends multiple-family residential use for the subject
site. The Diverse Housing goal of the Sustainability Framework calls for providing high quality,
safe, efficient and affordable housing choices to meet the current and future needs of the
community, particularly for homeless and low-income households.

REZONING ANALYSIS

The petitioner requests to rezone the 4.8-acre site from R1C Single-Family Dwelling District to
R4B Multiple-Family Dwelling District to enable the development of a multiple-family apartment
complex. Changes to the text or map of Chapter 55 (Zoning) can be made pursuant to Section
5:107 and 5:108. The following justification is offered by the petitioner (staff comments in
italics):

1. The extent to which the rezoning is necessary:

To rectify the existing zoning to be consistent with the existing use and to allow a
conforming use with the proposed zoning and proposed redevelopment program.

Staff: The current R1C zoning designation does allow single family detached developments
and, in terms of use, the current development conforms to its zoning designation. Attached
units of any kind (single family, two-family, multiple-family) are not permitted in the R1C
zoning district. The proposed R4B zoning designation does allow for any kind of dwelling
unit, single family detached or attached, two-family, and multiple-family.

2. Therezoning will affect the public welfare and property rights of persons located in
the vicinity in the following ways:

Will have no negative impact on public or property as the property is currently developed
and being used in a manner consistent with the proposed zoning.

3. Therezoning will be advantageous to the City in the following ways:
Will make the existing use conforming to the zoning district.

Staff: The proposed rezoning will enable the redevelopment of a dated housing community
with dwelling units that are more energy efficient and with site improvements, such as
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conflicting land use buffers and storm water management systems, that meet current
development codes.

4. This particular location will meet the convenience and service requirements of
potential users and occupants in the following ways:

Itis in an area of similar uses and housing, close to employment centers and located on
public transportation routes.

5. Any changed or changing conditions in any particular area, or in the City in general
which may have bearing on the proposed rezoning are:

None.
6. Other circumstances and factors which will further justify the requested rezoning are:

The site has been used historically in a non-conforming manner. Rezoning will make
existing use as well as proposed redevelopment conforming.

Staff: The subject site has sufficient size to justify a separate zoning designation. The R4B
Multiple-Family Dwelling District is intended for smaller infill sites, such as this one, and its
maximum permitted density along with its minimum open space requirements make the
proposed zoning district the most appropriate zoning designation.

SERVICE UNIT COMMENTS

Systems Planning — The following items must be addressed before approval:

o The gates for the emergency access near Vine Court must be located on the AAHC
property, outside of the right-of-way.

e Sanitary sewer calculations are still under review and the required mitigation may
change as a result.

e A 12-inch main is required due to the proposed zoning.

Forestry — The following items must be addressed before approval: discrepancies between the
tree health and conditions forms and the tree inventory on the site plan must be resolved,;
several required notes regarding landscaping must be included on the site plan; and additional
note addressing limiting phosphorous in fertilizer should be included on the site plan.

Planning — A development agreement will be prepared and, in addition to the standard items
applicable to all developments, will include paragraphs for:

e Construction of Seybold Drive south of the site to Dexter Avenue, including sidewalks.

e Construction of public sidewalk along Dexter Avenue to complete the current gap
between Seybold Drive and North Maple Road.

e Provisions for city maintenance vehicles accessing the site in order to maintain Seybold
Drive, and possibly Vine Court.

e Performing required footing drain disconnections upstream from where the development
flows connect to the High Level Trunkline.
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Prepared by Alexis DiLeo
Reviewed by Wendy Rampson
5/30/14

Attachments: Citizen Participation Meeting Report
Parcel/Zoning Map
Aerial Photo
Site Plan
Elevations

c: Owner/Petitioner: Jennifer Hall, Executive Director
Ann Arbor Housing Commission
406 North Ashley Street
Ann Arbor, Ml 48103

Agent: Scott Bezoldt
Midwestern Consulting, Inc.
3815 Plaza Drive
Ann Arbor, Ml 48108

City Attorney
Systems Planning
Project No. SP14-008, Z14-002, SV14-002



Citizens Participation Report

Ann Arbor Housing Commission
701-737 North Maple Road — Ann Arbor, Michigan

Mitchell
~Mouat

113 South Fourth Avenus _Ann Arbor. Michigan 45104
T34-8682-8070 FAX T34-862-3802 Mahis com

February 20, 2014



TABLE OF CONTENTS

Section 1
Section 2
Section 3
Section 4
Section 5

Notification Information & Responses
Presentation

Citizen Information

Citizen Concerns and Comments

Appendix



Section 1: Notification
Information & Responses

Section 2: Presentation

View looking northeast with
Community Center in middle

A Citizens Participation Meeting was scheduled for February 12,
2014 at the Peace Neighborhood Center. Notification cards
were sent to 464 citizens within 1000 ft of the site using the City
provided lists of owners and addresses. Contact information for
the architect was provided on the card. Please see Appendix
for copy of notification master.

Eleven cards were returned as undeliverable. We received
three contacts before the meeting. One was a woman on S.
Circle whose neighbor had received a card. She wanted to
know where the project site is (not where she was concerned
about) and expressed concern about the water supply in that
part of town. She stated that she is not for or against the
project. The second was an unidentified man saying that he
has complaints but who left no contact information. The third
was an email from a woman wanting to know whether this
project will be for low income and how much the rents would be.
See Appendix

The Ann Arbor Housing Commission prepared and made
available copies of Rent and Income Information related to the
project. A copy is attached in the appendix.

Midwestern Consulting Inc. prepared a color rendered site plan
which is attached in the appendix of this document.

Mitchell and Mouat Architects prepared colored renderings
depicting the design of the proposed buildings.
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View looking southwest with
Community Center in middle

Section 3: Citizen
Information

Section 4: Citizen Concerns
and Comments

Citizens were provided the opportunity to view the site plan and
renderings before and after the meeting.

The Director of the Ann Arbor Housing Commission, Jennifer
Hall, introduced the team at the meeting who included the
project development partner, Lori Harris of Norstar, the civil
engineer, Scott Betzoldt of MCI, and John Mouat of Mitchell and
Mouat Architects.

Jennifer outlined the current situation of affordable housing in
the City as well as the particular challenges presented at this
site. The fundamental problems are that the twenty existing
buildings are of an age and condition that they are not worth
rehabilitating and some of them are in a topographically
depressed area on the site where storm water infiltrates the
basements on a regular basis.

A description was provided of the proposed project which
locates 42 units and a Community space (office and meeting
room for residents) in nine new buildings. The unit mix includes
1, 2, 3, 4, and 5 bedroom units on the site seeking Site Plan
Approval.

Sign in Sheets are provided in the Appendix.

Storm water management — Questions were asked centered
on existing water conditions and how the site would respond to
storm events. The design team described that the new site
would meet City and County standards for storm water
management which have changed considerably since the time
the existing buildings were constructed. A description was
provided of the swales and catch basin system which channels
water to storm water detention. A dry storm water basis would
typically take 18-24 hours to fully drain after a storm event.



Section 5: Appendix

Traffic — Concerns were voiced generally about additional
people and related traffic at N. Maple Road.

Placement of Buildings — One neighbor on the west side at
the north end requested clarification about the placement of the
furthest north building. It was described that the building is well
within the setbacks and had been angled to mitigate adjacency
to properties. In addition, an existing basketball court in that
area would be removed which seemed to be received favorably.
A second neighbor at the south end of the properties voiced
similar concerns. Again, in this case the new building has been
angled and is further away than the existing building from the
neighbor’s studio garage.

Playground — Citizens asked about the location of a
playground. The area slated for the playground was pointed out
and seemed to be received favorably.

Utilities — One citizen was particularly interested in the utility
infrastructure of the site. It was described that just about all the
existing utilities internal to the site would be replaced. A
concern was raised about electrical outages in the
neighborhood that no one at the meeting was qualified to
answer.

Follow up comments — No follow-up phone calls or emails have
been received from citizens concerning the project.

Please see the Appendix for:

a. Naotification Card

b. Rent and Income Information
c. Rendered Site Plan

d. Sign In Sheet
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Ann Arbor Housing Commission
Site Plan Submittal

Postcards are being sent to all residents and property owners living within 1000 feet
of the project site giving notice that a site plan petition will be submitted to the City
of Ann Arbor in late February. This is an opportunity to review and comment on the
plans. The petitioner will consider your comments with regard to any plan revisions,
in finalizing the submission.

Project Location: The site is located at 701-737 North Maple Road, Ann Arbor.

Meeting: A meeting is going to be held on February 12, 2014 at 7pm at the Peace
Neighborhood Center at 1111 North Maple Road, Ann Arbor to present the Plans for the
project and to solicit input from neighborhood residents. The meeting location is barrier free
accessible.

Description: The Ann Arbor Housing Commission is proposing to demolish the existing
buildings on this site and replace them with a small community building and 42 new units
ranging in size from 1 bedroom to 5 bedroom. The site will be upgraded to current City
standards while preserving existing natural features as much as possible.

Contact Information: Mitchell and Mouat Architects, John Mouat, 734-662-6070 or
jmouat@mitchellandmouat.com




Mark Borys

From: John Mouat

Sent: Wednesday, February 12, 2014 5:19 PM

To: phyllis ponvert

Subject: RE: North Maple Road development
Attachments: Rent and Income Information Maple Platt.docx

[#]

Rent and Income

Information Ma... _
Hello Phyllis,

Sorry for the delay in responding but I needed to track down the information that you
requested. Please see the attached information sheet. Hope this helps

From the Desk of -

John H. Mouat
LEED AP

113 S. Fourth Ave.
Ann Arbor, Michigan 48104
(734) 662-6070 Fx (734) 662-3802

————— Original Message-----

From: phyllis ponvert [mailto:phyllis2007@earthlink.net]
Sent: Monday, February 10, 2014 5:51 PM

To: John Mouat

Subject: North Maple Road development

Hello, Are any of these apartments going to be for low income families?
How much will the rents be?
Thank you,
Phyllis Ponvert



Rent and Income Information
Maple / Platt

The proposed project will include affordable residential rental units targeted to households with income
levels at 30%, 50% and 60% of Area Median Income (AMI) levels. Below please find the income levels
for a family of four (4) at the various incomes:

Average Area Median (AMI) for 4 person household—
National non-metro areas $52,500 Annually

Ann Arbor MSA Average Median Income (AMI) for
4 person household $87,400 Annually

Maple Platt Average Median Income (AMI) for
4 person household (60% AMI) $52,440 Annually (17 units)

Maple Platt Average Median Income (AMI) for
4 person household (50% AMI) $43,700 Annually (48 units)

Maple Platt Average Median Income (AMI) for

4 person household (30% AMI) $23,610 Annually (5 units)

Units at Maple Platt are targeted to households with incomes of 60%, 50% and 30% of Area Median
Income; the proposed rents based upon the various income levels to be served at Maple Platt are as
follows:

1 Bedroom Units - $466 to $947

2 Bedroom Units - $567 to $1092

3 Bedroom Units - $713 to $1223

4 Bedroom Units - $734 to $1365

5 Bedroom Units - $850 to $1508

* Based upon 2014 Income data; please note that the overall plan includes 70 units but site plan

approval is being sought on only 62 units because the project includes the rehab of 4 units and the
construction of 4 single family units.
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» SPACE AREA 41 | l = & Proposed Zoning R4B W |t o z ¥
O ~t o o~ 4 x O Diipe f e o o _' o -~
g U s Jorey ] RN S - Stehrea 482 pcres A EEE
= LOT 243 = I a B }1; Number of Units 42 ZN~N<<3dwn
© gg,?,ﬁ4_481_01° 8 o | B ‘;j' RAMP | q:>v i Gross Fiaar’ Area 56,807 SF
o 0SA, JOSE =12 l INTEGRAL WALK ]l Space Use Summary
S >3 0| S e | Buildings 36,720 SF
= — sle o Ny S z
B oF — — —_ B o R208:G Ries / \ | 3 L é Parking and Drives 34,450 SF
: g D] e e i % : | l = Useable Open Space 138,803 SF
-l‘;; e 8 i Y/ R | |
l ] |TRASH AN /7/ ol [ i
) 09-08-024-421-007 J T f ENCLOSURE K“‘-ﬂ—)_’ | "‘;| . . _
. ESPINOSA JOSE F & M 1| PLAYGROUND 1! : Il. Zoning Comparison Information
: LOT 244 | - HE AREA WITH PLAY|| L S| A R Provided LLl
qé .3&%.. |- o STRUCTURE | D] ) - [ = | < Minimum Area per Dwelling Unit 29008 5205 S P
- | SETBACK BFy | o0 ) 96.0° | | z Minimum Useable Open Space 55% 66.1%
c == l \ ACTIVE OPEN ,‘_ Z Minimum Open Space 115,478 5F 138,803 8F — %
- | | SPACE AREA s = I © Minimum Active Open Space 12,600 SF 12,630 SF m 5
o 0257 S ’ | \ 33.00 Front Setback (Min./Max.) 1540 FT 2619 FT
5 ' 2R — T r PROPOSED I I Rear Setback 30FT* See Table O LuJ
£ LOT 245 | - DE;E"EEON 100 \ Side Setback (South) 12 FT * See Table 5
5 J | ™~ ALTERNATE 1YL } Side Setback (North) 12 FT * See Table < Z
g , \ owd  JRONT | 1sg \ Maximum Building Height 35FT 23FT 4 o
5 F NGp TBACK. [FRONT - | Minimum Lot Size 14,000SF 209,983 SF O =
| —a e dETBACK J UM Lot olze UL ' = <
c — AN | L —— Minimum Lot Width 120FT 240 FT L
- o " I | N —————a L | Density 15D.U.JAC  871D.U.JAC oc e
8 “~ 09-08—24 2 | | . ' FMON | Units Allowed 72D.U, 42D.U. n 3
S ~_ EBBERT STE\?EJI—goéAmERINE&F | | ‘ ( LOT 2bo  S87°42°30°E ﬂr u_| o
g_ /\ Z — ‘ SSA , * See table below for increased setbacks requirement due fo building length. 2
< ~— REAR . |
© ~ 5 :_ .l SETBAEK STREET CUT MORATORIUM " g
o ™~ Al IS IN EFFECT. SPECIAL .
° / ~ n — 3 e PROPOSED l BITUMINOUS REPAR - (2 8 =
o J F BS8T° 492" DETENTION METHODS REQUIRED PER
& / / N > =20/ T4230°E AREA L CITY STAFF. _
5 SO 155.00, - - : o] 8 l = 1.5 spaces are required per unit = 63 73
9 / ~_ V/ 7 ow | gI» —7 — — -(53?—08—24—400—010 o - Barrier Free spaces 3 7 E
- LOT 246 o GE | 15 JOSEPH MERCY Hosp “ % 1 bicycle space is required per 5 units 8 8
: / / NO PARKINU(;/ | | / - N 50% CLA 4
o 50% CI ,
o / / LOT 252 FIRE_LANE SIGN ; | o somcLe 4
E LOT 247 /™ o Bde-016 3 e = o
g / / \\\JosEPH MERCY HEALTH SYSTEM vy A ‘ - ding Length
® / S0y, S87°42'30"F — LOT 289 = $ | N Zida
= N / / LOT 248 ‘ FJ ] & SOUTHEAST CORNER Length (f)
= / / / 7 - 155.00° _ — . — OF SECTION 24 144
© ‘@ — — — I T02S, ROSE =
= N 4 ] 2 WASHTENAW COUNTY, MI %
5 / / LoT 249 / / LoT 280 . FND MON 144
[ > — %
o - @ FMON
2 \< / / / ' o aee f %
T / / LOT 250 / ‘ 50
2 08—24—481-014 %
) 0@ / / ST JOSEPH MERCY 09-08-24-400-010 I% 144
a 4 ]Z\ HEALTH SYSTEM ST JOSEPH MERCIY HosP™ —— —— —_—— _ : :
" 2 Ro / LOT 251 | _
et 08—24—481-015 iiding Floor Area (Sq. FL) - i
5 40 / ST JOSEPH MERCY D loor Area (Sq. Ft) _ _ x| - 5
y= (S HEALTH SYSTEM b up. LOT 287 l idg st Floor | 2nd Floor| GFA LS g
_ 2 5 / U A 4921 43375 | 9258.5 q olml |7
< A ’ - = — —— ~ |7 G=EGla
. é\é\} BIT. PARKING LOT REPAR TO B 3289 3289 6578 °l | 2 [?|2E|%
: W g BE NEGOTIATED WITH OWNER c 4921 43375 | 9258.5 AEIEIEREE
i 0@ / ™~ . | 3285 2077 | 5362 5| n| S |uaf==
o rawel~ / /) /O - — — E 3002 3002_| 6184 e
£ L1 /7 . F 18485 0 18485 5|0
® X 19 %, LOT 281 / L G 1848.5 18485 | 3697 =9
o \ o ]S NN 4¢, 09—08—24—400-004 onE prpm— P <+
S \ AV AE = SELLINGER PROPERTIES / /> LOT 286 3285 2077 | 5362 O =5
. i 4821 43375 | B2585
c [#) O ~_ — 2= o
- NO PARKING/ / / ~ Totals 56807 4
in \O I 50> N\ [FIRE LANE SIGN ~_ 1
3 F ' / / / >~ Unit Breakdown QN
= 0 9_08L°2T4282 / N One bedroom 8 (@)
< ST JOSEPH—aggE$1O / ™~ ~ Two bedroom units 4 o
3] HOsP / ~ Three bedroom urnits 8
N / ~_ Four bedroom units 12 *
© / LOT PP — ™ |z
L . . ] o 283 / / . Five bedroom units 10 L
- The underground utilities shown have been located from field survey information and existing records. Total 42 b
c The surveyor makes no guarantees that the underground utilities shown comprise all such utilities in SCR)SEECV!I'A% T0 / : S @
? the area, either in—service or abandoned. The surveyor further does not warrant that the underground EXIST. STUB / Z° Z|=
>\ . . . . . . . - - O —
2 utilities shown are in the exact location indicated. Although the surveyor does certify that they are / LOT 284 ale
8 located as accurately as possible from the information available. / / g =l
/ , ] D o
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IDSCAPE REQUIREMENTS , ; | R — — — S ’

TREES PROVID s&zmzs_fﬁ;
REQUIRED: HEDGE, BERM OR WALL. MINIMUM 30 INCHES TALL
PROVIDED: HEDGE - 20 JS

{2} INTERIOR LANDSCAPE AREAS - VEHICULAR USE AREA (VUA):
VEHICULAR USE AREA: 30,591 BF
REQUIRED INTERIOR LANDSCAPE AREA: 30,691 + 20 = 1,630 SF R — S——
INTERIOR LANDSCAPE AREA PROVIDED: 2,124 5F
REQUIRE EQUIRED AREA

TREES REQUIRED/PROVIDED: 1,530 = 250 =7

REES: ONE PER 250 SF |

w
Q
TREES PROVIDED: 2TA 4QB, 18 ... I F X/ s T~ . 7 s S e T :
REQUIRED BIORETENTION AREA: 1,530 SF x 50% = 765 SF 850 LF C.L.U.B. T , £ LEGEND
BIORETENTION AREA PROVIDED: 767 SF 44 PROP. TREES k) EXIST. CONTOUR
13 EXIST. TREES ~
55603 CONFLICTING LAND USE BUFFERS o R e N = 7 T~ @ PROP. CONTOUR
REQUIRED: ONE TREE PER 15 FEET OF ABUTTING LAND, 50% EVERGREEN 57 TREES PROVIDED| = R S x EXIST. SPOT ELEVATION
LENGTH “gsumasg LAND: 1,220 FEET , g PROP. SPOT ELEVATION
REESREQURED: 1220+ 1532 A U ey N NN e | = EXIST. UTILITY POLE
sorecos 1/ | | & GUY WIRE
20 PROP. TREES g ELEC. TRANSFORMER
9 EXIST. TREES > EXIST. OVERHEAD UTILITY LINE
4? 25 TREES REQ./ z PROP. LIGHT POLE
P 29 TREES PROVIDED > EXIST. TELEPHONE LINE
g EXIST. ELECTRIC LINE
2 EXIST. GAS LINE
T T e e L EXIST. WATER MAIN
o PROP. WATER MAIN
EXIST. HYDRANT
‘ PROP. HYDRANT
BUILDING PERMITS. <l)..;= EXIST. GATE VALVE IN BOX
LANDMARK TREE MITIGATION: T o . , 16 LF R.0.W. SCREENING PROP. GATE VALVE IN BOX
P4 1 TREE, 5 SHRUBS EXIST. GATE VALVE IN WELL

PROP. GATE VALVE IN WELL
EXIST. STORM SEWER

PROP. STORM SEWER

EXIST. CATCH BASIN OR INLET
PROP. CATCH BASIN OR INLET
END SECTION

HE

HITE CEDAR
E‘é%’?’ Ef»;‘f"LEQT
-1 EE EPRUCE

200 SF,

REMOVED X 50% = 60.25 INCHESREQURED [ o == BIORETENTION EXIST. SANITARY SEWER
PROP. SANITARY SEWER
B. PROPOSED MITIGATION: C OF DITCH
2 CO -HACKBERRY, 2° CAL. = b SIGN
8 LT- TULIP TREE, 2 CAL. = Em MAILBOX
5 UA- AMERICAN ELM, 2'CAL.
AK. 2" O o .0.W. SCREENING| ——t———2—  FENCE
5 SHRUBS ~. SINGLE TREE
< (=) LANDMARK TREE
~/

GATION TREES TO BE PLANTED PRIOR TO THE ISSUANCE OF THE FIRST TREE OR BRUSH LIMIT

ATE OF OCCUPANCY, ALONG WITH THE REMAINING LANDSCAPE

PLANTINGS PER THE CONSTRUCTION SEQUENCE.

SOIL BORING LOCATION

¢ SECTION CORNER

Qty.  Sym. |[Botanical Name Common Name Size Roots|Notes oF FOUND IRON PIPE

& CO |Cellis occidentalis Hackberry 2" cal BAB MIMGATION/C.LUB. ZF Eg:lj:_g OTOIL\ITL.JMENT

12 LT |Liodendron tulipifera Tulip Tree 2" cal B&BE MITIGATION/ CLUE, VEHICULAR USE AREA

18 PO |Picea omorika Serbian Spruce 7-B ht B&E CLUEB.

221 PG | Ficea glauca White Spruce 7-8' ht. BAE MITIGATION/ CLUE.

11| QB |Quercus borealis Red Oak 2'cal  |B&B |V.UA/C.LUB./MITIGATION |_ A N D S C A P E LE G E N D
3 45 Quercus bicolor Swamp White Oak 2" cal B&BE MITIGATION

11 TA |Tilla americans Redmond' Fedmond Basswood 2" cal B&E MITIGATION / VUA { ROMW.

18 TC |Tsuga canadensis Eastern hemlock 7-8'ht |BA&B [C.L.UB. PROPOSED CANOPY TREE
71 UA |Uimus americana “Valley Forge' Valley Forge American Elm  |2" cal B&B MITIGATION/R.OW.

20 JS |Juniperus chinensis 'Sea Green' Sea Green Juniper 24-30" nt |B&B R.OW. SCREENING

60, CE |Comus sericea Balleyl Bailey Red Twig Dogwood 24-30" ht |[Cont. (CLUB.
471 VT |Vibumum frifobum Bailey Compact’ Bailey American Cranbermy 24-30" ht |Cont. CLUB. PROPOSED EVERGREEN TREE

PROPOSED DECIDUOUS SHRUBS
0,0.00.0 PROPOSED EVERGREEN SHRUBS

ey, 16 LF R.O.W. SCREENING
=41 TREE, 5 SHRUBS

PROPOSED CANOPY TREE
(INTERIOR VUA)

16 LF R.O.W. SCREENING
1 TREE, 5 SHRUBS

PROPOSED CANOPY TREE
(RIGHT—OF—WAY SCREEN)

PROPOSED CANOPY TREE
(CONFLICTING LAND USE BUFFER)

PROPOSED EVERGREEN TREE
(CONFLICTING LAND USE BUFFER)

PROPOSED CANOPY TREE
(LANDMARK REPLACEMENT)

PROPOSED EVERGREEN TREE
(LANDMARK REPLACEMENT)

Qe OO OO

FIRST FLUSH BASIN/DETENTION POND/
WETLAND SEED MIX

Copyright

The underground utilities shown have been located from field survey information and existing records.
The surveyor makes no guarantees that the underground utilities shown comprise all such utilities in

the area, either in—service or abandoned. The surveyor further does not warrant that the underground

utilities shown are in the exact location indicated. Although the surveyor does certify that they are
located as accurately as possible from the information available.

Ann Arbor, Michigan 48108
Phone: 734.995.0200

3815 Plaza Drive
Fax 734.995.0599

Civil, Environmental and
Transportation Engineers
Planners, Surveyors
Landscape Architects

=
1=

MIDWESTERN CONSULTING
E

CLIENT

NORTHSTAR DEVELOPMENT
733 BROADWAY

ALBANY, NY 12207

LORI HARRIS
518—431—1051

SITE PLAN
LANDSCAPE PLAN

MAPLE ROAD SITE
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