
PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of June 17, 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. 

 

 
 

STAFF RECOMMENDATION 
 
Staff recommends that the rezoning petition be approved because the proposed zoning 
classification is consistent with the future land use recommendation in the Master Plan: Land 
Use Element for the site and vicinity, is compatible with the surrounding area, and supports land 
use requirements for the proposed site plan development. The rezoning is also consistent with 
the Sustainability Framework goal of diverse housing, because it will expand the opportunities 
for high-quality, safe, efficient and affordable housing choices.    
 
Staff recommends that the site plan be approved because, if the rezoning and street vacation 
are approved and once all outstanding issues are addressed, the contemplated development 
complies with all applicable state, local and federal laws, ordinances, standards and regulations; 
the development limits the disturbance of natural features to the minimum necessary to allow a 
reasonable use of the land; and the development does not cause a public or private nuisances 
and does not have a detrimental effect on the public health, safety or welfare. 
    
Staff recommends that the street vacation be approved because City staff have determined 
that the right-of-way is not needed for public purposes, including vehicular or pedestrian access 

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.   
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or public utilities, and the street vacation would not have a detrimental effect on the public health 
safety or welfare.   
 
 

STAFF REPORT 
These petitions were postponed by the Planning Commission at their meeting of June 3, 2014 
to allow for proper notice to be made for the requested street vacation as well as outstanding 
issues to be addressed by the petitioner.  The street vacation petition has been properly noticed 
and most outstanding issues have been addressed, as described below.   
 
Project Review - 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 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.   
 
Street Vacation Update – A notice of a public hearing held by the Planning Commission was 
published 15 days prior to tonight’s meeting.  Next, City Council will pass a Resolution of Intent 
which also serves as notice of their public hearing.  Staff will coordinate the street vacation, 
rezoning and site plan petitions so that the public hearings and action of each will occur at the 
same Council meeting.   
 
Seybold Drive/Dexter Road Alignment – The Traffic Engineer, as requested, reviewed the 
proposed alignment of Seybold Drive with respect to Dexter Road and Valley Drive.  Traffic staff 
concluded that the offset alignment is acceptable; sight distances from all approaches are 
acceptable, but that the pavement markings on Dexter Road should be refreshed.   
 
Development Agreement – A draft development agreement has been prepared.  In addition to 
the typical provisions, the agreement addresses constructing Seybold Drive between Dexter 
Road and the site, including sidewalks along both sides of Seybold and across 2250 Dexter 
Road.  The agreement also includes provisions for maintaining the new public street and 
sidewalk.   
 
Neighbors Concerns – Jennifer Hall, the Executive Director of the Housing Commission, and the 
project engineer and project architect, spoke to six neighbors of the site immediately after the 
public hearing on June 3, 2014 to address questions and concerns.  All three offered their 
continued availability to address future questions and concerns.   
 
 

SERVICE UNIT COMMENTS 
 
Revised plans addressing staff comments were submitted on Monday, June 9, 2014.  It appears 
they address all outstanding items identified by staff; confirmation will be provided as soon as it 
is available.   
 
Systems Planning – Pending review of the most recently submitted revised plans, no further 
outstanding items have been identified.    
 
Forestry – Pending review of the most recently submitted revised plans, no further outstanding 
items have been identified.    
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Planning – Pending review of the most recently submitted revised plans, the following items 
remain outstanding and must be addressed before approval:   
 

• The parcel containing two duplex buildings also owned by the Ann Arbor Housing 
Commission in the northeast corner of the site must be combined with the subject site, 
forming a single parcel as a requirement for issuance of any permits.   

• The legal description and comparison chart data must be confirmed to include the 
duplex parcel.  

• The northern-most parking stall, nearest the connection to Vine Court, must be relocated 
outside of the minimum front setback area.   

 
Prepared by Alexis DiLeo 
6/13/14 
 
Attachments: June 3, 2014 Staff Report  
  June 13, 2014 Draft Development Agreement 
 
c: Owner/Petitioner:   Jennifer Hall, Executive Director 
   Ann Arbor Housing Commission 
   406 North Ashley Street 
   Ann Arbor, MI  48103 

 
 Agent: Scott Bezoldt 
  Midwestern Consulting, Inc. 
  3815 Plaza Drive 
  Ann Arbor, MI  48108 
 
 City Attorney 
 Systems Planning 
 Project No. SP14-008, Z14-002, SV14-002 
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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. 

 

 
 

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 

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.   
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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 
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 
Dwelling R4B 

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 
Space Unknown 12,630 sq ft  12,600 sq ft MIN (300 sq 

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 

Bicycle Parking  None 8 spaces (4 Class A, 4 
Class B) 

8 spaces MIN (50% Class A, 
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 ¾ 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 ¾ ft MIN 

Building E west face 96 ft 49 ft 35 ¾ 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 ¾ ft MIN 

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

Building I west face 144 ft 27 ft 15 ft MIN, 40 ft MAX 

Building I 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. The rezoning 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. The rezoning 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: 
 

It is 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: 
 

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

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

• 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: 
 

• Construction of Seybold Drive south of the site to Dexter Avenue, including sidewalks.  
• Construction of public sidewalk along Dexter Avenue to complete the current gap 

between Seybold Drive and North Maple Road.  
• Provisions for city maintenance vehicles accessing the site in order to maintain Seybold 

Drive, and possibly Vine Court.   
• 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, MI  48103 

 
 Agent: Scott Bezoldt 
  Midwestern Consulting, Inc. 
  3815 Plaza Drive 
  Ann Arbor, MI  48108 
 
 City Attorney 
 Systems Planning 
 Project No. SP14-008, Z14-002, SV14-002 
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Citizens Participation Report 

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

 
 

 
 
  
 
 
  
 
 
 
  
 
  
 
 
 
 
 
 
 
 
 

February 20, 2014 
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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. 
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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.  Notification Card                                                                                   
b.  Rent and Income Information                                                   
c.  Rendered Site Plan                                                                              
d.  Sign In Sheet                                                                                        
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Resident Resident

Resident Resident

Resident
217 N Maple Rd
Ann Arbor, MI 48103-2823
TTTDDDTDFDFFTFDFDAAADDADDADDDTAFFAFTTATTDTDADFAAFATTATTATFAAAAFAF

1/115

Resident Resident

Resident Resident

Owner
124 Melville Ave # 3
Dorchester, MA 02124-2129
ADFFADDTATFDAFFDFDTAAFDTTTTFFDADADTADTDTADFDAFFDFTADFFATTDFDDTDDF

1/1

Resident Resident

Resident Resident

Resident
2420 Faye Dr
Ann Arbor, MI 48103-3419
AFFFFDTAFTATFADATDDTDFDDDFDAADFTDTATDTTDATDTAAFFDFFDAAFTTDTTDADDT

1/343

Resident Resident

Resident Resident

Resident
629 Duane Ct
Ann Arbor, MI 48103-2855
FTFAFTDFTAFFTTADFTDDATDDDAAFFATAAFTTDDTAFAAAFDATTAFATDDAAAFFTFADT

1/229
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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
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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

C-2



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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ANN ARBOR HOUSING COMMISSION NORTH MAPLE ROAD 

 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      ______ , a    
__________      ,  with principal address at   ___________________   , and __________, a 
_________________  with principal address at ______________  hereinafter called the 
PROPRIETOR, witnesses that: 
 
 WHEREAS, the PROPRIETOR owns certain land in the City of Ann Arbor, described 
below and site planned as Ann Arbor Housing Commission North Maple Road, and 
 
 WHEREAS, the PROPRIETOR has caused certain land in the City of Ann Arbor, 
described below to be surveyed, mapped and site planned as Ann Arbor Housing Commission 
North Maple Road, and desires site plan and development agreement approval thereof, and 
 
 WHEREAS, the PROPRIETOR desires to build or use certain improvements with and 
without the necessity of special assessments by the CITY, and 
 
 WHEREAS, the CITY desires to insure that all of the improvements required by pertinent 
CITY ordinances and regulations be properly made, and that the PROPRIETOR will install 
these improvements prior to any permits being issued. 
 
 
THE PROPRIETOR(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, public and private storm water management systems, public streets, 
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 prepare and submit to the City for approval plans and specifications prepared 
by a registered professional engineer for construction of Seybold Drive between Dexter Road 
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and the development, including roadway, curb and gutters, public sidewalk, and including public 
sidewalk across 2250 Dexter Road, and all other improvements set forth in the Public Services 
Standard Specifications Manual.   
 
 (P-3) To construct all improvements set forth in Paragraph P-1 and P-2 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 
PROPRIETOR fails to construct the improvements, the CITY may send notice via first class mail 
to the PROPRIETOR 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 PROPRIETOR, if the PROPRIETOR does not complete 
the work within the time set forth in the notice.   
 
 (P-4) To furnish, within 30 days of completion, an engineer's certificate that the 
construction of the public improvements set forth in Paragraph P-1 and P-2 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 PROPRIETOR’S engineer 
inspects.  
 
 (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 include proposed street and traffic control signs on the drawings and plans for 
Seybold Drive and Vine Court and to reimburse the City, upon receipt of an invoice, for the cost 
of fabricating and installing those signs.   
 
 (P-7) 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.  The final course of asphalt paving shall be completed prior to 
the issuance of the first certificate of occupancy on the site. 
 
 (P-8) To maintain the streets, including snow and ice removal, if certificates of 
occupancy are finalized before the street improvements have been accepted for maintenance 
by the CITY.  
 
 (P-9) To be included in a future special assessment district, along with other benefiting 
property, for the construction of additional improvements to North Maple Road, Dexter Road 
and/or Seybold Drive, such as street widening, storm sewers, curb and gutter, sidewalks, bike 
paths, street lights, and the planting of trees along North Maple Road, Dexter Road, and/or 
Seybold Drive frontage when such improvements are determined by the CITY to be necessary.   
   
 (P-10) To enter into a separate agreement with the CITY to allow access to site by the 
CITY for maintenance of Seybold Drive and Vine Court.   
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 (P-11) To indemnify 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 PROPRIETOR, 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 
named 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 full 
force and effect during construction of the public improvement(s) and until notice of acceptance 
by the CITY of the Improvements.   
 

(P-13) Existing landmark and street trees shown on the site plan as trees to be saved 
shall be maintained by the PROPRIETOR in good condition for a minimum of three years after 
acceptance of the public improvements by the CITY or granting of Certificate of Occupancy.  
Existing landmark and 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 shall be replaced by the PROPRIETOR 
as provided by Chapter 57 of the Ann Arbor City Code.  
 
  (P-17) 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 
PROPRIETOR 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 PROPRIETOR one year after the date of acceptance by the CITY. 
 
 (P-20)  To construct, repair and/or adequately maintain on-site storm water management 
system.  If the PROPRIETOR fails to construct, repair and/or maintain the private storm water 
management system, the CITY may send notice via first class mail to the PROPRIETOR 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 PROPRIETOR if the PROPRIETOR does not complete the work within the time 
set forth in the notice. 
  

  (P-22)  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 
its operation and stating required maintenance or repairs, and to provide a written copy of this 
evaluation to the CITY Public Services Area. 
 

 (P-27)  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, PROPRIETOR shall 
review existing noise sources surrounding said development and incorporate necessary design 
and construction techniques to ensure that future tenants will not be exposed to noise sources 
in violation of Chapter 119.  
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 (P-29) 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-32)  Prior to application for and issuance of certificates of occupancy, to disconnect 
__ footing drains, which is based upon the uses currently existing on the Property and those 
currently contemplated by the Site Plan in accordance with the Guidelines for Completion of 
Footing Drain Disconnections, Table A, and adopted by City Council, August 18, 2003 and 
revised November 30, 2005 (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 PROPRIETOR 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.  PROPRIETOR 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. If provided, to perform the 
footing drain disconnections upstream of where the sanitary sewer flows for the development 
connect to the High Level trunkline (intersection of Miller Road and North First Street; CITY 
Manhole ID# 71-70536).   
 
 (P-35) PROPRIETOR 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 PROPRIETOR has (have) legal authority and capacity to enter into 
this agreement for PROPRIETOR. 
 
 (P-36)  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 development 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 PROPRIETOR complies with the 
approved site plan and/or the terms and conditions of the approved development agreement.  
The PROPRIETOR 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 development agreement.  
 
 (P-37) In addition to any other remedy set forth in this Agreement or in law or equity, if 
PROPRIETOR 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-38)  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 Ann Arbor Housing 
Commission North Maple Road site plan.  
 
 (C-2) To provide timely and reasonable CITY inspections as may be required during 
construction. 
 
 (C-3) To record this agreement with the Washtenaw County Register of Deeds.  
 
  
 
GENERAL TERMS 
 
Both the PROPRIETOR 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 PROPRIETOR, 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: 
 
 

 legal description(s)  
 
 

 
 (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 PROPRIETOR, 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 PROPRIETOR in writing that the PROPRIETOR has 
satisfactorily corrected the item(s) the PROPRIETOR 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.  
 
 
IN WITNESS WHEREOF, the parties hereto have set their hands and seals the day first above 
written. 
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    CITY OF ANN ARBOR, MICHIGAN 
    301 East Huron Street 
Witnesses: Ann Arbor, Michigan 48107 
 
                                                                By:                                                             
  John Hieftje, Mayor 
 
  
                                                                 By:                                                             
  Jacqueline Beaudry, City Clerk 
 
 
Approved as to Substance: 
 
 
                                                                  
Steven D. Powers, City Administrator 
 
 
 
Approved as to Form: 
 
 
                                                                                                                                  
Stephen K. Postema, City Attorney 
 
 
 
 
 
 
 
 
 
Witness:  
 
                                                                  By: ___________________________________ 
   Name, Title 
     
 
 
 
 
STATE OF MICHIGAN ) 
     ) ss: 
County of Washtenaw ) 
 
On this               day of                               , 20__, before me personally appeared John Hieftje, Mayor, 
and Jacqueline Beaudry, Clerk of the City of Ann Arbor, a Michigan Municipal Corporation, to me known 
to be the persons who executed this foregoing instrument, and to me known to be such Mayor and Clerk 
of said Corporation, and acknowledged that they executed the foregoing instrument as such officers as 
the free act and deed of said Corporation by its authority. 
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                                                                __ 
                                            
 NOTARY PUBLIC 
 County of Washtenaw, State of Michigan 
 My Commission Expires:                    ___                    
  Acting in the County of Washtenaw 
 
 
 
 
STATE OF MICHIGAN ) 
                      ) ss: 
County of Washtenaw  ) 
 
 
On this               day of                              , 20__, before me personally appeared _________________, to 
me known to be the person who executed the foregoing instrument, and acknowledged that he executed 
the foregoing instrument as his free act and deed. 
 
                                                                 __  
 
  NOTARY PUBLIC 
  County of Washtenaw, State of Michigan 
   My Commission Expires:                       __                   
   Acting in the County of Washtenaw 
 
 
 
 
DRAFTED BY AND AFTER RECORDING RETURN TO: 
 Ann Arbor Planning & Development Services 
         Post Office Box 8647 
         Ann Arbor, Michigan 48107 
 (734) 794-6265 
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