PLANNING AND DEVELOPMENT SERVICES STAFF REPORT

For Planning Commission Meeting of May 17, 2016

SUBJECT: 615 South Main Planned Project Site Plan
(615-637 South Main Street)
Project No. SP15-054

PROPOSED CITY PLANNING COMMISSION MOTION

The Ann Arbor City Planning Commission hereby recommends that
the Mayor and City Council approve 615 South Main Planned Project Site
Plan and Development Agreement, subject to Public Services approval of
the traffic impact study.

STAFF RECOMMENDATION

Staff recommends approval of the planned project 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.

Staff further recommends approval of the planned project modifications because the project is
consistent with the standards of approval for planned project in Chapter 55 (Zoning), Section
5:70.

STAFF REPORT

At the April 5, 2016 Planning Commission meeting, this petition was postponed to allow the
petitioner an opportunity to address a number of issues. The petitioner has provided a memo
with images (attached) that provides a detailed summary of how the issues have been
addressed. The following is a staff summary of how some of the major outstanding issues have
been addressed:

Traffic — The petitioner met with City Public Services staff to discuss various traffic issues. The
primary staff concern was with the number of vehicles driving along the east property line to
Madison and then going east over the railroad tracks. The only vehicular trips proposed to
leave the site from the east access drive will be those vehicles which park along the east drive.
Controlled access will be provided with gates at the north and south ends of the access drive.
Eleven parking spaces are now shown along the east drive (a reduction from 13 spaces). Since
egress trips from the east access drive will be very few and since some vehicles will turn west
on Madison, staff has accepted this proposed egress.

The project proposes to eliminate 3 existing curb cuts on S. Main Street which will minimize
potential turning conflicts. With regard to wait times for vehicles exiting onto Main from Mosley,
traffic models suggest different scenarios. One of models used by the petitioner’s traffic
engineer indicates that during the 5-6pm peak period, it would take approximately 90 seconds to
clear each of the 3-4 vehicles expected to be waiting to turn onto Main. However, another
model that takes into consideration local elements such as signalization timing and gaps that
would normally occur, predicts that each vehicle would clear, on average, every 23 seconds.
The attached memo from the petitioner summarizes this issue in greater detail.
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Parking Spaces — Two parking spaces were removed from the east access drive to facilitate
distance requirements for electrical equipment and to provide two new trees. 12 spaces have
been removed from the basement which will leave a total of 174 parking spaces, a reduction
from 188 spaces that were originally proposed.

Buggy Factory — A note has been added to the site plan that indicates that the buggy factory will
be retained.

Student Housing — Questions were raised at the Planning Commission hearing about the
number of students who are anticipated to live at 615 S. Main. The petitioner anticipates
marketing the project as market rate apartments but recognizes that some students may choose
to leave there. The addressed this issue more comprehensively in the attached memo.

Design of Interior Courtyard — The petitioner has proposed a sketch of how the interior courtyard
will be designed (see image in attached memo).

Soil Contamination — Per the petitioner’s attached memao: “contaminated soil will be removed to
approximately the top of the water table to facilitate construction. Areas where higher levels of
contamination are observed, such as near former underground storage tanks and the dry
cleaner, will be extracted to the extent possible...to remove contaminated source areas and
increase environmental protection. The excavated soil will be transported to an appropriately
licensed landfill for disposal.

Pedestrian Travel Through Gas Station Property — The petitioners are now proposing a 6 foot
wide colored and stamped concrete surface to delineate a pedestrian path through the gas
station property.

Car Share Stations — The petitioner intends to provide 2 car share parking spaces in the 23
space parking area in the E. Mosley right-of-way for public use as well as 2 spaces in the
basement for exclusive use by tenants.

Prepared by Jeff Kahan
Reviewed by Alexis DiLeo
5/13/16

Attachments: Memo from Collegiate Development Group
Revised Site Plan
Revised Landscape Plan
Revised Application for Planned Project
4/5/16 Staff Report
5/12/16 Development Agreement

c:. Petitioner: Collegiate Development Group
7711 Bonhomme Avenue, Suite 625
St. Louis, Missouri 63105
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Petitioner's Agents: J. Bradley Moore
J. Bradley Moore and Associates
4844 Jackson Road, Suite 150
Ann Arbor, Ml 48103

Scott Betzoldt

Midwestern Consulting, Inc.
3815 Plaza Drive

Ann Arbor, Ml 48108

Systems Planning
Project Management
Project No. SP15-054
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City of Ann Arbor Planning Dept. May 13, 2016
Ann Arbor Planning Commission

Attn. Jeff Kahan

301 E Huron

Ann Arbor, Ml 48104

Dear Mr. Kahan and Planning Commissioners,

Several questions, or areas of concern, were raised at the April 5th Planning Commission
meeting about aspects of the proposed plan for The Residences at 615 S Main St. that we
wanted to respond to. Please see said responses below;

Concerns were noted about traffic exiting the project north through the gas station
property, from the surface parking spaces along the east side of the proposed
project.

The proposed project will reduce vehicular trips exiting north from the subject property
via the adjacent gas station. Currently the South Main Market tenants and customers have
access to Madison through the eastern edge of the adjacent gas station property to the
north, Exhibit A attached displays the existing condition of the project site and the gas
station property. The South Main Market parking lot currently accommodates
approximately 55 cars/vehicles vs. 11 cars/vehicles in the proposed project.

The parking lot along the east side of the project will have controlled entry and exit gates
to restrict access only to those residents of the project to whom those parking spots are
assigned. As a result it will therefore see infrequent vehicular use and has been designed
with a dual use/purpose as a pedestrian walkway and distinguished as such by special
treatment in paving. The access gates will permit access to pedestrians and cyclists as the
gates will not extend the entire width of the pavement entries.

This woonerf will have trees on the east side and planting beds on the building side and
will have security lighting meeting city code (mounted on the building).

Not only does the proposed project have fewer cars that will have access to E Madison
St. via the adjacent gas station property (11 vs 55), the parking spots in the parking lot
located on the east side of the proposed project serve a residential use rather than office
and retail uses served by the current Main Street Market. Therefore, the proposed project
will generate less/fewer vehicular trips north across the adjacent gas station property.



Concerns were raised about the project being constructed strictly as student
housing.

During the CPC meeting a representative of the development team referenced “student
housing” while trying to elaborate on the difficulties in trying to nail down precise trip
generations for a project with mixed tenant types. From inception of this project it always
has been and will continue to be a “market rate” development that caters to a diverse pool
of residents. We do believe there will be students from the University of Michigan living
here and that is why we have incorporated a small percentage of larger format units into
the unit mix (approximately 33% of the units). As the project is not adjacent to campus
and outside of the hustle and bustle of downtown those units will be marketed to
upperclassmen and graduate students who are looking for a quieter but pedestrian
experience at a more affordable price point. For the other 67% of the units, the proximity
to the downtown and the success of the project across the street (618 S. Main) causes us
to strongly believe there is great demand to cater to a broader mix of the Ann Arbor
community who will live there 12 months out of the year. To cater to this broader
demographic we have incorporated a diverse mix of unit types; micro studio and studio
units, one and two bedroom units and two bedroom townhomes, some of which are not
typical to the local market. The micro units are being incorporated into the project to help
provide an affordable unit within an urban pedestrian-oriented, development and the
townhomes are larger units to accommodate a resident demanding a larger, multi-level
space.

Concerns were noted about landscaping on the eastern private parking lot

Landscaping east of the building includes landscape beds against the building and interior
landscape islands with trees in between some of the parking spots. Two of the parallel
parking spaces within the parking lot have been deleted and four small/medium size trees
have been added. (Large trees cannot be installed there because the adjacent overhead
utilities are to remain.)

Another modification to the eastern private parking lot was made

Since the initial CPC meeting on 4/5/16 further investigation has been performed
regarding electrical services. We obtained additional correspondence from DTE about the
specific service requirements and transformer sizing for the project resulting in the loss of
one parking space within the eastern private parking lot.

Concerns were noted about vehicular access from the project to S. Main St.

The project proposes to eliminate 3 existing curb cuts along the east side of S. Main St.
(between E. Madison & E. Mosley) to consolidate vehicular access to S. Main St. via E.
Mosley. Egress and Ingress through E. Mosley, which is a defined intersection with a
demarcated pedestrian cross walk and traffic control measures already in place will
minimizes the potential for negative pedestrian-vehicle interactions as well as negative
vehicle-vehicle interactions.




Concerns were noted about left turn wait times on to S. Main Street

During the CPC meeting, wait times exiting onto Main Street from Mosley were not fully
communicated by a member of the development team and we wanted to provide
clarification. In the meeting a member of the development team stated that each car
making a left turn onto S. Main Street during peak traffic would have a wait time of
approximately 90 seconds. Traffic at the intersection of Mosley and Main was analyzed
using two commonly required traffic modeling software packages. One of the programs
predicts that cars will stack three to four deep during the 95th percentile worst case
scenario (5pm to 6pm) and will take approximately 90 seconds, on average, for each of
those vehicles to totally clear.

However, the other software program that takes other local elements, such as
signalization timing and the gaps that occur, into account, predicts that those same three
to four cars would clear, on average, every 23 seconds, compared to approximately 90
seconds per the program that does not take into account local elements.

It is important to recognize that this is the 95" percentile WORST case scenario. This is,
for instance, from 5:15pm to 5:30pm — the rest of the day, the delays are much improved.

Additionally the traffic engineer studied the addition of a turn lane and the minimal
benefit did not outweigh safety concerns created by side-by-side vehicles on the
approach, restricting sigh distances and potentially increasing the chance of accidents.
Within Exhibit B we have provided a formal response from our traffic engineer regarding
left turn wait times on to S. Main Street. Formal communication from the traffic engineer
regarding wait times onto S. Main is attached at Exhibit B

Concerns were noted about the traffic patterns of the gas station and how those
impact our tenants egressing to the north.

Attached as Exhibit A is a visual depiction of the current gas station property. As you

can see there are two gas pumps parallel to S. Main Street and one gas pump parallel to

E. Madison. Gas customers coming and going will have an unrestricted view of any and
all vehicles exiting north through the gas station. As this is an existing condition

servicing approximately 55 retail parking spaces in the Main Street Market with no known
issues, we believe limited access to 11 parking spaces will only improve the current
vehicular interactions.

Concerns were noted about maintaining improved energy efficiency within the
building due to individual control of HVAC units within the individual apartments.

The building will be equipped throughout with high efficiency heat pumps. While each
apartment will have its own thermostatic control unit, these thermostats will permit only a
narrow temperature range as options (between 68 & 74 degrees F) to select from. It
should be noted that this is the same type of set-up as in the Arbor Blu project at 624
Church St. (which is LEED Silver certified), and the recently approved Hyatt Place hotel



on S. State St. (also a Planned Project). It should be noted as well that the apartment
building across the street has individual HVAC units with individual thermostatic
controls (and is a Planned Project).

Comparisons were made between the proposed Planned Project designation
requested for 615 S. Main and said designation awarded to 618 S. Main.

While both are apartment projects, their target markets are different. The Residences at
615 S. Main is designed to cater to a more mainstream and diverse clientele base rather
than being merely a luxury loft development. As such, 615 S. Main offers a far greater
range of apartment sizes (and consequent price ranges) including many targeted to young
professionals and members of the community looking for an active urban lifestyle such as
studio and/or micro-studio apartment units. Since these units are smaller in size, the
monthly rents are also smaller than rents for larger units. No other recent residential
project has taken on the effort of including a significant number of smaller, less
expensive, dwelling units in its mix of unit types. Over 33% of the proposed dwelling
units at 615 S. Main are either studio or micro-studio type apartments. About another
33% of the units are 1, 2 and 3 bedroom units (including townhouses) and the balance are
4 & 5 bedroom units (only 4% being 5 bedroom units).

The Lofts at 618 S Main project was originally approved as a Planned Project for a
building 85 feet tall, with a setback of only 5 feet from Main St. In contrast, The
Residences at 615 S. Main is proposed to be ten (10) feet (equivalent to one story) shorter
at its highest point and fourteen (14) feet shorter at its lowest point than was originally
approved on the west side of Main Street at the Lofts at 618 S. Main. Additionally, The
Residences at 615 S. Main St. building is set back from the public R.O.W's (both on Main
and Mosley streets) twice as far as The Lofts at 618 S Main which allows for larger green
space/landscaped areas along the public sidewalks and softening the public streetscape.
Furthermore whereas the public streetscape along the west side of S. Main St. (including in
front of The Lofts at 618) was completed with financial assistance from the DDA, all the
public streetscape enhancements along the east side of South Main Street and the north
side of East Mosley, in front of The Residences at 615 S. Main, will be at the expense of
The Residences at 615 S. Main without DDA assistance.

The usable open space for The Lofts at 618 was sequestered on the west side of the
building mass where it would be protected/shielded from the hustle and bustle of the
heavily trafficked Main St. A portion of the usable open space for The Residences at 615
S. Main is sequestered in an internal landscaped courtyard protected not only from the
hustle and bustle of the heavily trafficked Main Street but also from the noise and
activities of the railroad and industrial uses east of the site.

The Lofts at 618 provided no active uses along Main Street. Compare that to our proposed
project, which has a well-defined main entrance on S Main Street; large windows into
active internal communal spaces; entrances to individual town homes via individual raised
front porches along Main St; first floor commercial and active outdoor



space (for outdoor dining and/or display space) along the front of the commercial located
at the NE corner of S Main and E Mosley.

Questions were raised about design of the interior courtyard and what it could
contain.

Attached as Exhibit C is a preliminary concept for the interior courtyard design with
associated materials. Components include a lounge pool, hot tub/spa, sun deck area
(space for corn hole game and other activities), bocce ball court, pathways and landscape
garden areas, outdoor kitchen/grilling with a pergola/trellis, eating area, outdoor
fireplace, and pedestrian level lighting.

We wanted to provide clarification on how contaminated soil on the site would be
handled.

Contaminated soil on the site will be removed to approximately the top of the water table
to facilitate construction. Areas where higher levels of contamination are observed, such
as near former underground tanks and the dry cleaner, will be excavated to the extent
possible (e.g., to the water table and into adjoining rights of way) to remove contaminant
source areas and increase environmental protection. The excavated soil will be
transported to an appropriately-licensed landfill for disposal.

Concerns were noted about the saving/preserving of architectural features on the
site.

Retaining two facades of the 2-story portion of the old buggy factory at the SW corner of
the site through restoration and/or reconstruction, is being done in a more significant
manner than merely a “facadectomy” as has been done elsewhere in town including at the
U of M's North Quad (preserved the Carnegie Library facade) or on the New Residence
Inn on Huron St. downtown (preserved the facade of the old bus depot). More than
merely a one or two dimensional effort, our project is incorporating the significant
architectural character of the 2-story portion of the buggy factory into the modern
construction above and around it. Although the interior retail space will be fully modern,
the portion of the buggy factory exterior incorporated into the development projects
between 5 and 10 feet beyond the modern construction of the project in both the western
and southern directions giving a significant three-dimensional component to the retained
architectural feature. This approach will allow everyone to enjoy this historic structure
for another 100+ years. Furthermore the insensitive and unattractive modern addition to
the Main Street side of the old buggy factory will be removed. Given that the City
Council has felt it important and desirable that one dimensional facades of old buildings
(that are part of the city's history) be retained elsewhere, it would be inconsistent to argue
that incorporating the western and southern portions of the old, 2 story, buggy factory, in
its historic location, standing apart from the rest of the structure, is not significant and
desirable.



Questions were raised about the public benefits provided about the project as they
relate to the qualifications for Planned Project status.

We wanted to elaborate on the numerus public benefits (among others):

1)

2)

3)

4)

5)

6)

7)

8)

9)

Providing greater greenspace/landscaping along public rights-of-way (both along
S Main St. and E. Mosley) than required.

Removal of three curb cuts along the east side of S. Main St. thus reducing
opportunities for both negative pedestrian-vehicle and vehicle-vehicle
interactions.

Removal of over 81,000 tons of contaminated soils from the city.

Incorporation of neighborhood retail space helping keep the near downtown a
vibrant walkable community.

Inclusion of a shared bike facility location expanding a valuable city amenity
further out from the downtown/campus areas.

Shared vehicles will be provided on-site for resident and public use that, along
with inclusion of a shared bike station, will reduce the need for individual motor
vehicle ownership and use.

Providing more open space than required both internally and externally.

Reduction of impervious area.

Reduction in uncontrolled storm water runoff.

10) Replacement and upgrading of aging public infrastructure including a public

water main under S. Main St. as well as repaving of portions of S. Main St. and
all of E. Mosley St.

11) City streetscapes along S. Main and E. Mosley will be upgraded/improved at

private expense.

12) The city parks department will receive One Hundred and Forty Thousand Dollars

($140,000) for improvements to neighborhood parks.

13) A pedestrian walkway will be created along the length of the property, on the east

side, paralleling the route of the Allen Creek drain.

14) Repurposing an old building with local historical significance which otherwise

would be demolished.



15) The target population (of young professionals, empty nesters and graduate
students) moving into the 229 rental apartments will continue to add people and
life to this part of Main Street.

16) Rejuvenating a block which contains several very worn down buildings in the
city’s downtown.



EXHIBIT A

Gas Station Existing Condition
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EXHIBIT B
Traffic Engineers Clarification to Wait Times

We analyzed the intersections in the study with both the Synchro and SimTraffic 9
software. Synchro provides the 2010 HCM results required in traffic studies, while
SimTraffic generates a traffic model of the network with vehicles making turns in the
available gaps and delays are calculated from their actual waiting times on the model.

The HCM 2010 equations for two-way stop controlled intersections often show delays
from unsignalized approaches onto busier main streets which are very long and typically
LOS F. This is primarily driven by the longer wait times for left-turn turning traffic. The
HCM 2010 ~90 second delay is the average delay on the approach for all westbound
vehicles during the PM peak hour.

The SimTraffic model, which better takes into account the two nearby signals and the
gaps they can create, provides results that are typically more realistic. The average
delays on the SimTraffic model for the westbound approach during the peak hour are
approximately 23.2 seconds which if you relate that to a LOS grade is equivalent to a
LOSC.

The SimTraffic model is where the 95% queue lengths are calculated, so 95% of the time
you will not have a queue longer than 3-4 vehicles on that approach with a single lane.

We have also provided in the Appendix an analysis of the intersection if it were widened
with a separate left-turn lane. The HCM2010 LOS for the westbound approach remains
a LOS F with an average delay for all westbound vehicles of ~73 seconds. The reduction
in delay is improved somewhat by allowing all right-turning vehicles to bypass vehicles
waiting to turn left. The average delay on the westbound approach in SimTraffic is ~20
seconds.

In our traffic engineers opinion the widening of the westbound approach does not
provide enough benefit (20 seconds compared to 23 seconds) in terms of level of service
or delay, as the widening may cause other problems in terms of side-by-side vehicles on
the approach restricting sight distance and potentially increasing the chance of
accidents.



EXHIBIT B

Courtyard Concept
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ATl Wi A , » vehicle weight (GVW) and shall be provided with an approved surface so as to provide all > . =
3IN'E1§O.N&OSGLE EONPC%UEBTEED SLAB \ weather driving capabilities. Property owner shall be responsible for all snow and ice w \ \ FLOODWAY LIMIT PROP. BITUMINOUS PAVEMENT E 8 9
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AN
SITE PLAN NOTES: building to the storm detention system. The detention chambers are to outlet CAST IRON TREE GRATE ‘. . ‘Ne
1. Standard Sidewalk Repair and Maintenance Note per Chapter 49, Section 4:58 to the existing storm sewer in S. Main Street through a force main. , \ B
of City of Ann Arbor Code: All sidewalks are to be kept and maintained in good The 2 proposed on-site detention chambers will be watertight. 2.08 WIDE EASEMENT FOR % 4 7 =
_repair by the owner of the_ _Iand adjacent to and abuFting the same. Pric_)r to the The Green Streets poligy requ_ires infiltra_tior_'n where possib!e when _streets are PUBLIC SIDEWALK TO BE h 4 \;“ """ 5 ¢ 30—FOOT WIDE EASEMENT
issuance of the final Certificate of Occupancy for this site, all existing sidewalks to be reconstructed. This applies to off-site improvements in S. Main Street PROVIDED m &; \ - PN FOR CONSTRUCTION OF DRAIN P
in need of repair must be repaired in accordance with City standards. and E. Mosley Street. - W) .. LIBER 526, PAGE 365 P
2. All sidewalks constructed in the public right-of-way shall meet requirements and (i) Infiltration is not recommended on S. Main Street because of 3 \ 5
guidelines as set forth in the ADA Standards for Accessible Design. contaminated soils to the north. \ A Lo} \ o 4
3. If footing drains for the existing buildings are connected to the sanitary sewer (ii) Infiltration is proposed within the E. Mosley Street right-of-way along h \ €L $ 5
system, disconnection will be required in accordance with current City the south side of the street. Open bottom catch basins with drain tiles are / m 3 \]\\ ~ . & L
specifications. To schedule inspection, call the City of Ann Arbor Project designed to infiltrate runoff from the E. Mosley Street pavement for a 10- | ‘\\ \’ 7,2 \ . \ o z — a
Management Services Unit at (734) 794-6410. year storm event. z N 22\ - '6 A 6 ¥ Q —
4. Proposed S. Main Street streetscape is similar to the streetscape at 618 S. Main 6. Domestic water and fire suppression water services are to tap into proposed 12” y ) X g" \ \\ _—_ 7)) Ll
Street and includes a concrete sidewalk, brick pavers, bike racks, street trees water main. Booster pumps will be provided for domestic and fire water services. BRICK PAVING ON < ,\r)/,?) 3 . \ ’ C/L OF DRAIN |:
and new light poles and fixtures. Existing street lights on the S. Main Street 7. The sanitary sewer lead will tap into the existing sanitary main in S. Main Street. CONCRETE BASE : / < — %)
frontage are to be removed. Proposed E. Mosley streetscape includes Sanitary sewer modeling is to be done te determine any required off-site sanitary GRATE O
perpendicular on-street parking, street trees, landscape islands with perennial sewer improvements. AROUND - GARAGE PARKING L |
plantings, one double globe streetlight, building mounted lighting, and existing 8. There are no proposed firewalls in the building. TREE (TYP.) w 124 SPACES + 31 TANDEM + 5 BF + 1 BFV + 2 EV = 163 SPACES. 8 <
cobra head lights. 9. The foundation design will be finalized during preparation of construction plans. If A0 ! 4
5. Site improvements are designed to address the on-site contaminated soils. temporary tie-backs are required in the right-of-way for construction purposes, a D INTERIOR BIKE PARKING INCLUDES 148 CLASS ‘A" AND 97 CLASS B o O
a. Most of the contaminated soils will be excavated from the site. These soils temporary licensing agreement will be provided. If the building’s footings will be LIMITS OF PAVEMENT BIKE PARKING SPACES=245 SPACES. s O =
will be disposed of legally in an off-site location. Materials excavated for located in the right-of-way, the horizontal and vertical locations shall be clearly SEE PARKING LAYOUT ON SHEET A1.0. 2]
installation of the proposed utilities within the public street rights-of-way will identified on the plans and a permanent licensing agreement will be provided. REPLACEMENT. ALL PAVING IN , [
also be disposed of legally in an off-site location. Utility trenches will be 10.  There are two separate interior trash rooms, one for the retail and one for the ROW TO BE PER CITY PUBLIC I I Lt Wi
backfilled with clean imported materials per City specifications. residential components of the project. All trash and recycling will be in dumpsters SERVICES DEPARTMENT 3 PROP. BRICK -o- U.P. prd 2
b. Footing Drains and dewatering operations: on wheels. All dumpsters will be wheeled out by the staff to the enclosure at the 3 PAVERS Z ~
STANDARD SPECIFICATIONS (]
Perimeter strip footings will be 4 to 6 inches above ground water. The footing southeast end of the site. Pickup for retail is on different days than pickup for the . 1%} Y 5
drain will be 5 inches above the bottom of footing, so about 1 foot above the apartments. See the Trash and Recycling Pick Up Schedule on this sheet. 8 \ FLOODWAY LIMIT F
ground water level. The perimeter of the building will be backfilled with clean Retail — the retail use will produce far less trash/recycle material than the g < PRIMARY SWITCH \ ! \ . 100 YEAR FLOODPLAIN a
imported material. The footing drain will not be draining contaminated ground apartments and will require pick up no more than twice a week. There is a trash o 5 GEAR \ > \ o
water. A sump pump will discharge this water to the storm sewer. room on the first level, just east of the ramp to the interior parking that serves 4 CLASS C BIKE ® & R\ 6’
Interior columns (4 or 5 in the preliminary design concept) will intrude into the only the retail use. It contains a mini compactor, three 2-cubic yard dumpsters on < \ : 236 v A\ Py
ground water but will not have footing drains. Dewatering operations during wheels for trash, and two 4-cubic yard dumpsters on wheels for recycling. One of PARKING SPACES D [ RESIDENTIAL P e \
construction, if necessary, are to meet City requirements for sediment control each will be wheeled to the trash enclosure at the southeast corner of the RAMP TO PARTIALLY TRASH /COMPACTOR/ 2 »\"]_,- .
and disposal. Dewatering during construction of these columns will require building for pickup on Monday and Thursday. /] UNDERGROUND RECYCLING ROOM S 5% . \
running the water through a portable carbon bed, testing, and finally Residential - there is a separate trash room on the first level, near the southeast LIGHT POLE W/S|NG|_E \ (J‘ 6\ | - “ . \
discharge to the storm sewer. This discharge will not be permitted during corner of the building. This room has a vertical trash chute and a mini compactor. GLOBE L.E.D. FIXTURE INTERIOR PARKING \ i \
storm events. The developer will have the option to truck the treated ground The finish floor level of this room will be at the level of the east parking area. Two e \ \ 3 ‘ 5'R
water to an approved off-site location. An Industrial Wastewater Discharge 2-cubic yard dumpsters on wheels are provided for trash, and three 4-cubic yard Vau RETAIL 3 C)¢
Permit will be required. dumpsters on wheels are provided for recycling. One trash dumpster and two \ ARV
¢. Sump pumps: recycle dumpsters will be wheeled out to the east and placed in the gated trash 4 CLASS C BIKE MAX RETAIL ENTRY / TRASH/COMPACTOR/ TRANSFORMERS \ < \ '\6/13\)?2 POTENTIAL FUTURE LINK
The storm water management system will collect runoff from the building roof, enclosure. Apartment trash and recycle pick up will be on Tuesday, Wednesday, PARKING SPACES 24 RECYCLING ROOM \\ v SR
the interior courtyard and the east parking area and direct it to 2 detention and Friday. One trash dumpster will also be picked up on Saturday. TRASH ENCLOSURE FOR A\ A ' TO ALLEN CREEK
chambers within the interior parking level of the building. No contaminated Service trucks will travel east on E. Mosley and turn into the drive at the gated POTENTIAL ! 8.39" EXISTING FACADE RESIDENTIAL AND RETAIL USE \ GREENWAY PATH
ground water will enter this system. A sump pump will discharge the storm trash enclosure, do a "T" turn, and head back west to S. Main Street. The trash / 7, 09’ 18. TO BE RETAINED OR SEE DETAIL ON THIS SHEET 3 ) o
water from the detention chambers to the existing catch basin in the east curb enclosure and service truck route were designed referencing the City of Ann OUTDOOR CAFE M//\/ REBUILT ool O T
line of S. Main Street. Arbor Solid Waste Standard Details and Clearance Requirements for Front Load 4 9 29, 8 83' gl A2 \
The interior parking level will drain to a sump. No contaminated ground water Solid Waste Vehicle. The Refuse Truck Turning Diagram shown on this sheet Te] ) ’ . . P e : Ay X
will enter this system. The invert elevation of the sanitary sewer in S. Main shows the vehicle and tracking verified by using the Autoturn software program. LIGHT POLE W/DOUBLE N ggll-\ll-s MOUNTED - r 8.83 3 < 28 46' N\~ \
Street is above the elevation of the sump. A pump will discharge this water to The Site is responsible for moving trash and/or recycling containers on service GLOBE L.E.D. FIXTURE g Tl — — 4.08' v )§> : ; ’SO’R” \
the sanitary sewer. days. Staff will wheel the containers to the trash enclosure shown on the plan O’ SETBACK 4. =< (6; s
d. Storm water management, detention and infiltration: and will retrieve them as required. 78’ - - 5 54 o ,‘t 4. HT. ORNAMENTAL
Per Washtenaw County Water Resources, on-site storm water infiltration will 1. The City of Ann Arbor has a single hauler for all commercial refuse collection in 100. / s e , lial :
not be permitted. 100-year storm water detention is provided in chambers in the City that began on July 1, 2009. It extends through June 30, 2017, with one w. MOSLEY STREET_I “ 8, . .t 5 10R : ~ U M,'N A .4 1 4 5 FENCE FROM TRASH
the interior parking level. Runoff from the building and exterior parking is option to extend until June 10, 2019. Waste Management of Michigan, Inc. (66' W|DE) BFV BF D gt : SU [S *10 R e BB ENCLOSURE TO THE EAST
detained under the main entry lobby and amenity area at the northwest (WMM) will provide collection and container rental services for all commercial o -7 26 \ 6; @ . o At ) PROPERTY LINE
corner of the building and beneath the central courtyard. All roof drains are to refuse collection services requested by the City. R \ ’ B—B - f F— A v\
run down through the building and are to connect to this storm detention qd EX. GRASS é» T 8 oY '\ 39 33, 24.5. L GATED VEHICLE ACCESS §
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LANDSCAPE NOTES

1. Water outlets will be provided within 150 feet of all required plantings.

2. Plant materials shall be selected and installed in accordance with standards established
by the City Parks and Recreation Department.

3. All diseased, damaged or dead material shown on the site plan as proposed plantings

shall be replaced by the end of the following growing season as a continuing obligation
for the duration of the site plan.
4. Restore disturbed areas with a minimum of three (3) inches of topsoil and then seed/
fertilize/mulch. Fertilizer for the initial installation of lawns shall provide not less than one
(1) pound of actual nitrogen per 1000 sq ft of lawn area and shall contain not less than
two percent (2%) potassium and four percent (4%) phosphoric acid.
After the first growing season, only fertilizers that contain no phosphorus shall be used
on the site.
Lawn seed mix shall consist as follows:
15% Rugby Kentucky Bluegrass
10% Park Kentucky Bluegrass
40% Ruby Creeping Red Fescue
15% Pennifine Perennial Ryegrass
20% Scaldis Hard Fescue
Seed shall be applied at a rate of five pounds (5 Ibs) per 1000 sq ft. Mulch within 24
hours with two (2) tons of straw per acre, or 71 bales of excelsior mulch per acre.
Anchor straw mulch with spray coating of adhesive material applied at the rate of 150
gals./acre.
5. Deciduous plants shall be planted between March 1 and May 15 and from October 1
until the prepared soil becomes frozen. Evergreen plants shall be planted between
March 1 and June 1 and from August 15 and September 15.
6. All plants except ground cover are to receive four (4) inches of shredded bark muich.
Ground cover to receive two (2) inches of Canadian peat mulch. All mulch beds to have
landscape fabric between mulch and planting soil.

7. All trees to be located a minimum of 10 feet from public utilities or as approved by the
City of Ann Arbor Project Management Services Unit.

8. All single trunk, deciduous trees shall have a straight and a symmetrical crown with a
central leader. One sided trees or those with thin or open crowns shall not be accepted.

9. All evergreen trees shall be branched fully to the ground, symmetrical in shape and have

not been sheared in the last three (3) growing seasons.

Shade trees are to be a minimum of 15 feet on center. Evergreen trees are to be

minimum of 12 feet on center.

All compacted subgrade soils in proposed landscape areas shall be tilled to a minimum

12-inch depth prior to placement of topsoil, geotextile fabric, or other planting media as

specified.

Planting Soil: Existing, in-place or stockpiled topsoil. Supplement with imported topsoil

as needed. Verify suitability of existing surface soil to produce viable planting soil.

Remove stones, roots, plants, sod, clods, clay lumps, pockets of coarse sand, concrete

slurry, concrete layers or chunks, cement, plaster, building debris, and other extraneous

materials harmful to plant growth. Mix surface soil with the following soil amendments to

produce planting soil:

Ratio of Loose Compost to Topsoil by Volume:

Ratio of Loose Compost to Topsoil by Volume:

Ratio of Loose Compost to Topsoil by Volume:

Ratio of Loose Compost to Topsoil by Volume: :

Weight of Lime per 1000 Sq. Ft.: Amend with lime only on recommendation of

soil test to adjust soil pH.

Weight of Sulfur or Aluminum Sulfate per 1000 Sq. Ft.. Amend with sulfur or

aluminum sulfate only on recommendation of soil test to adjust soil pH.

g.  Volume of Sand: Amend with sand only on recommendation of Landscape
Architect to adjust soil texture.

h.  Weight of Slow-Release Fertilizer per 1000 Sq. Ft.: Amend with fertilizer only on
recommendation of soil test to adjust soil fertility.
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LANDSCAPE REQUIREMENTS
1.STREET TREE CANOPY LOSS: none
2. STREET TREE ESCROW:
S. Main Street frontage = 304 If
E. Mosley Street frontage =370 If
674 If x $1.30 = $876.20 or equivalent
Street tree escrow of $876.20 will be provided prior to issuing building
permits and will be refunded after city staff inspection shows
long term survival of the proposed street trees.
Eleven street trees are proposed.
13- 2 caliper inches = 26 caliper inches x $186/caliper inch = $4,836.

GRATE
AROUND
TREE (TYP.)

EXISTING SIGHT DISTANCE

SCALE: 17 30°

v ARM
uTILITY b
CABINET ON 5 /
CONC. PAD 1
h
fo O.H. fo
——0.H scC “g ’
N © _aA0'® EAST > 500
36"r / <IV\L36”r 36”r 4’ — — — 4”g WEST > 500,
T TRAFFIC — o o — e —
8's5-—————— SICRAL -~~~ 7 2 w~ P 16" e — __
——16"w —ARM— — | .
Il E. MADISON STREET
” = ” 2 L
iﬂ b 12 Wes ~ r R 30— e
AR y \Q/g | 2 TRAFFIC S
D © SIGNAL
i oL\ Mc. WALK i/
o O

3. LANDMARK TREE REPLACEMENT: none required X
4.5:602 VEHICULAR USE AREA LANDSCAPING AND SCREENING: ES o
RIGHT-OF-WAY SCREENING: E. Mosley Street:
Minimum 10’ width required/provided
1 tree/30 If: 35 If/30 = 2 trees required/provided
30" ht. hedge required/provided
INTERIOR LANDSCAPE ISLANDS:
5,119 sf Vehicular Use Area (VUA)/20 = 255 sf and 2 trees required;
413 sf and 6 trees provided o
5.5:603 CONFLICTING LAND USE BUFFERS: none required
PLANT MATERIALS LIST
1 | 2| 3| 4| 5 | 6 |KEY [BOTANICAL NAME [COMMON NAME [SIZE  |ROOT|REMARKS
TREES EXISTING SIGHT DISTANCE |
1
9 9 AC |Amelanchier canadensis Shadblow senvicebemry 8' ht. bb |Clump form NORTH > 400 g
2 2 | AG |Amelanchier grandiflora Autumn Brilliance senice berry |2 1/2" cal] BB |[6' branch ht., tree form SOUTH > 400’ /9
2 2 | CC |Carpinus caroliniana American hombeam 3"cal. | BB |6' branch ht.
7 7 CO |Celtis occidentalis Hackberry 2" cal. bb |6’ branch ht.
4 4 GT |Gleditsia t.i. "Skyline" Skyline honeylocust 2" cal. bb |6'branch ht. w MOSLEY STREET o
2 2 GD |Gymnocladus dioicus Kentucky coffee tree 2" cal. bb |6' branch ht. . S —
2 2 LT |Liriodendron tulipifera Tulip poplar 2"cal. | bb |6 branch ht. (66’ WIDE)
2 2 LTF [Liriodendron tulipifera "Amold" Amold's columnar tulip poplar 2" cal. bb |6'branch ht. 8"g I
1 1 SR [Syringa reticulata "Ivory Silk" vory Silk tree lilac 2" cal. | bb |6 branch ht. B q EX. CRASS _ )
8 1 7 | QRF |Quercus robur fastigiata Columnar English oak 2" cal. bb |6' branch ht. " 127
8"g (DEAD)
8"w— = o )
WOODY SHRUBS, VINES* o - = ,\r]:(
5 5 * bm |Buxus microphylla japonica "Winter Gem{ Winter Gem boxwood 3 gal. cont |3'o.c. T—e-ug ______________ = _/V-m”sf -
5 5 * cs |Comus sericea "Isanti" Isanti redtwig dogwood 3gal. | cont |[4o.c. %;_—4’%3 (DEAD) ~ / e
3 3* ha |Hydrangea anomala ssp. petiolaris Climbing hydrangea #1 pot |staked 24" o.c. — / /
8 8* pt |Parthenocissus tricuspidata Boston iwy #1 pot |staked 24" o.c. b 1 L
* tm |Taxus media densiformis Dense yew 3 gal. cont |4'o.c. —O\EX’GRASS p
9 VL |Viburnum lentago Nannyberry 5 gal. cont |6'o.c. O‘H’\
HERBACEQUS* /
19 19 * | PH |Pennisetum Alopecuroides 'Hameln' |Dwarf Fountain Grass #2 cont. |3' o.c.
31 31 * |HHR|Hemerocallis "Happy Returns" Happy Returns daylilly #2 cont. |2' o.c. o0
40 40 * INWF|Nepata r. "Walker's Low" Walker's Low catmint #1 cont. |[18" o.c. ®
31 31 * | RF |Rudbekia fulgida 'Early Bird Gold' Early Bird Gold blackeyed susq #2 cont. |2' o.c.
KEY TO AMOUNT COLUMNS:
1 TOTAL
2 STREET TREES
3 INTERIOR PARKING AREA TREES
4 R.O.W. SCREENING TREES AND SHRUBS
5 E. MOSLEY ISLAND PLANTINGS /
6 GENERAL SITE PLANTINGS

* Note - final mix and quantities of woody shrubs, vines, and herbaceous plantings in on-site landscape beds to be determined during Detailed Engineering.
These plantings are not part of the required Site Plan landscaping.

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.
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City of Ann Arbor

PLANNING & DEVELOPMENT SERVICES — PLANNING DIVISION
301 East Huron Street  P.O. Box 8647 ' Ann Arbor, Michigan 48107-8647
p. 734.794.6265 1 734.994.8312 | planning@a2gov.org

APPLICATION FOR PLANNED PROJECTS
See www.aZqov.org/planning for submittal requirements.

TO: Ann Arbor City Planning Commission

We, the undersigned, respectfully petition the City Planning Commission to approve this planned
project request as it relates to the property hereinafter described.

(PLEASE PRINT OR TYPE)

A. Legal Description

(Give or attach legal description and include address of property)
605-637 S Main St.. Ann Arbor, MI 48103

See attached legal description and survey.

B. Petitioner Information

The petitioner(s) requesting the planned project are:

CDG (Collegiate Development Group), 7711 Bonhomme, Suite #625. Clayton, MO 63105
The Petitioners have the parcels under a Sales Agreement/ Option to Purchase

(314) 721-5559




Also interested in the petition are:

(List others with legal or equitable interest)

Current Property Owners/sSellers

605-627 S Main - South Main Assoc. LLC, 2111 Golfside Dr Ypsilanti, M1, 48197

.635 S Main St.& 111 E Mosley - 637 South Main, LL.C 2111 Golfside Dr Ypsilanti, MI, 48197

633 S Main St. - Malakeh Properties LLC. 23243 Bonair St Dearborn Heights, M1, 48127

C. Modification(s) Request

The applicant requests the following area, height and placement modifications of the following section(s)
of the Zoning Ordinance:

Chapter 55 — Zoning, Article [ Use Regulations - Sections 5:10.19, 5:10.19B. 5:10.20
5:10.20A, 5:10.20B, - D2 zoning, First Street Character Area, Secondary Building Frontage

Article III Area, Height and Placement - Sections 5:44

Front Setback: The proposed building setback along the western property line (Main Street
Frontage) varies from a minimum of 7.1 ft to a maximum of 24.86 ft - The required setback is O
ft Min and 10 ft Max.

The proposed maximum building setback along the Southern property line (E Mosley Street
Frontage) is a maximum of 14.38 ft - The required maximum building setback here is 10 ft

The building height varies with a maximum Bldg Height of 75ft above the average grade and a
minimum of 67.67 feet. The building heights vary around the project with 75 feet being the
tallest (usually at the corner elements) but the 75 foot height is by no means the predominant
height. This planned project designation is sought to permit the increase in Front Setback and
Building Ht. as shown on the attendant drawings

Please explain how these modifications will help achieve the objectives of the development program and
the standards listed in Section D below (add attachment if necessary):

By hollowing out the center of the building to create a desirable, useable open space, floor area
that would otherwise be permitted within the 60 height limit is lost. Allowing this lost floor area
to be re-gained, stacked one story higher around the building perimeter, makes the project
economically feasible thus permitting an innovative building design/configuration and the

beneficial characteristics enumerated herein. The development program and project benefits

would be otherwise unobtainable - these include:
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Elimination of impervious area and increased on-site stormwater detention in the "flood fringe".
Improving access to the Allen Creek Drain along the east side of the project for maintenance,

repair and/or eventual replacement

Replacement of obsolete and blighted structures with new construction.

Increasing the supply of near downtown housing  Preservation of neighborhood retail uses
Reduction of on-site environmental contamination Inclusion of Shred vehicles on-site
Increase the amount of green space, landscaping and pervious surface area on the site.

Buffer a residential neighborhood te the west from industrial uses and railroad east of the site
Incorporation/maintenance of neighborhood retail uses on-site

Reduced need for individual ownership of motorized vehicles by residents in the heart of the

city. Substantial contribution to the parks department for improvement of neighborhood parks
Installation of a shred Bike station __ Retention of the Old Buggy Factory Facade/exterior.

D. Standards for Approval

Based upon compliance with the following standards, the Planning Commission may recommend
approval, and City Council may approve modifications of the area, height and placement regulations of
the Zoning Chapter in the form of a planned project site plan. Please explain how and to what extent
these standards are met by the proposal:

1. The lot or lots included in the planned project must meet the minimum gross lot size requirement
of the zoning district in which they are located. In residential zoning districts, the minimum gross
lot size shall be the combined total of the minimum gross lot sizes for each dwelling on a parcel.
However, the following exceptions may apply:

a. For purposes of this section, zero lot line duplex or townhouse development shall mean a
development containing attached single-family units on individual lots. If a planned project
for a zero lot line duplex or townhouse development provides affordable housing for lower
income households, the minimum gross lot size and width requirements may be reduced.
The number of dwelling units permitted shall not exceed the maximum permitted density in
the zoning district in which the proposed development is located.

b. In any residential zoning district allowing 3 or fewer dwelling units per acre, when 20 percent
or more of the total area of a development is set aside for permanent open space
preservation, the gross lot size may be reduced below the minimum lot area per dwelling
unit and width requirements for the zoning district in which it is located, as provided in this
section.

The lots meet the minimum gross lot size requirement for the D2 zoning district.

2. The proposed modifications of zoning requirements must provide one or more of the following:

a. Usable open space in excess of the minimum requirement for the zoning district. Where no
minimum usable open space standard is required by the zoning district, a minimum usable
open space standard shall be established by the approval of the planned project.

b. Building or parking setback(s) in excess of the minimum requirement for the zoning district.
Where no minimum building or parking setback is required by the zoning district, a minimum
setback standard shall be established by the approval of the planned project.



C. Preservation of natural features that exceeds ordinance requirements, especially for those
existing features prioritized in the land development regulations as being of highest and mid-
level concern.

d. Preservation of historical or architectural features.
e. Solar orientation or energy conserving design.

f. An arrangement of buildings which provides a public benefit, such as transit access,
pedestrian orientation, or a reduced need for infrastructure or impervious surface.

g.  Affordable housing for lower income households.

h. A recorded conservation easement or similar binding instrument providing for permanent
open space of 20 percent or more of the planned project, in any residential zoning district
allowing 3 or fewer dwelling units per acre.

The proposed project provides more than one of the above, including:

a) Usable Open Space: The minimum open space requirement is 10%. The proposed project provides
28.6% open space - 186% increase!! It was decided to provide open space both externally and
internally. The internal courtyard has a combination of hardscape area, landscaped area and water
recreation opportunities in compliance with the zoning ordinances definition of Open Space. The

internal courtyard was included to provide a space for outdoor relaxation and recreation isolated

from the busy traffic of Main St. as well as the railroad and industrial uses east of the site. This
space further meets the definition of Active Open Space. This does not even include Private Open
Space such as porches, balconies, and patios

b) Building Setbacks excess: The required min. front setback along Main St. is 0 ft. & the max. is 10 ft.

The project proposes a front setback along Main St. that varies between a min of 7.1 ft and a max of
24.86 ft creating a more varied and interesting streetscape/facade and permitting additional landscaping
area and other desirable features such as exterior front porches on townhome units and more area

between the curb _and building streetwall, enhancing the pedestrian experience along Main St. and
allowing for exterior patio/sidewalk dining at the retail portion of the mixed-use project The North side
setback required is 0 ft. The proposed project provides a min setback here of 0 ft and a max of 14.63 ft.
The required min.front setback along E Mosley St. is 0 ft. The project proposes a front setback along
Mosley St. that varies between a min of 0 ft and a max of 14.38 feet (with the average setback at the
non-commercial portion of the streetscape being 9.54 feet and the commercial frontage having a 0
foot setback as permitted and as historically contextual) creating a more varied and interesting

streetscape/facade and permits additional landscaping area and other desirable features such as exterior
porches/patio space and more area between the curb and building wall _enhancing the pedestrian
experience along Mosley St. The required Eastern set-back is 0 ft and The proposed project provides a
min setback here of 24.8 ft and a max of 63 ft. The third floor step back above the buggy factory is

over 7 feet on the Main St Side and over 10 feet along the Mosley frontage.

C) Preservation of Natural Resources: The proposed project removes a significant amount of

stormwater run-off from the adjacent floodplain during major rain events which currently exists the
property in a swift and uncontrolled manner. The project's on-site stormwater detention and increased

pervious area will reduce stormwater run-off and erosion in the floodplain as well as other deleterious
effects infon downstream natural features.




d) Preservation of Architectural features: The western & southern facades of the existing two story
building at 637 S Main - originally a buggy factory - will be restored or rebuilt and maintained in_its
historical location on the site (and in the neighborhood) and re-purposed/adapted toffor retail uses. A
plague detailing the building's history will be erected on the wall of the building for pedestrian to read

about the buildings history.

e) Solar Orientation and/or energy conserving design: The building as designed will be Solar Ready
and be 15% more enerqgy efficient than ASHRAE 90.1 -2007 The main roof of the building will be
designed to be Solar ready and the roof over the commercial portion of the building will have a
green/vegetated surface. Furthermore significant portions of the interior courtyard will have

landscaped/qgreen areas.

Public Benefits: The project/building arrangement provides many public benefits including:
A) Removing 81,200 tons of contaminated soils from the city (there is one level of basement parking);

B) The project is pedestrian oriented (downtown, markets, restaurants, coffee shops, bus/transit station,
parks, employment, educational & entertainment opportunities, and other amenities, are within walking
distance); €) Reduced need for individual motor vehicle ownership due to transit access as the site is on
at least 4 AAATA bus routes (8A, *b, 7, & 16) resuiting in reduced carbon emissions (the AAATA Blake
transit hub, greyhound bus station, and university bus system are within a walkable distance as well):
Shared motor vehicles and bikes will be located on the site and available to the general public resulting in
reduced carbon emissions: D) Imperious area will be reduced and on-site stormwater detention created
resulting in reduced stormwater flow off-site and thus a reduction in off-site flooding and erosion and
property damage; E) local, neighborhood, retail uses are included in the project that are walkable from
the surrounding residential neighborhood resulting in reduced carbon emissions: F) Public
infrastructure will be upgraded as a result of the project - including installation of a new 12" city
water main under S Main Street improving water pressure and availability in the area and reducing
required capital improvement expenses. A portion of South Main Street will be repaved as will all
of East Mosley as part of the project reducing required capital improvement expenses: G) A
pedestrian walkway will be opened along the east side of the building for the length of the project
paralleling the historic rout of the Allen Creek. H) The parks department will receive a
contribution of $140,000 to go towards the improvement of local public parks enhance the parks
system and reducing required capital improvement expenses: [) Curbcuts along the east side of
Main Street will be eliminated for the length of the property/project enhancing pedestrian safety
along the east side of S. Main St.: J) The streetscape along the east side of S. Main St. will be
upgraded/improved without any assistance from the DDA (unlike the opposite side of S Main)
reducing required capital improvement expenses; K) The completion of the proposed building

will buffer neighbors on the west side of S Main St. from railroad noise: L) Increased building
setbacks along both S. Main St. and East Mosley provide more green, landscaped, areas along the
public right of way than required; M) the project will remove bighted structures from the city and
neighborhood; N) the project will sponsor/include an Arbor Bike shared bike station expanding
the system to more users including neighboring residents.

3. The planned project shall be designed in such a manner that traffic to and from the site will not be
hazardous to adjacent properties.

The proposed project has been designed to minimize traffic impacts to the adjacent properties. Motor

vehicle access will be from E Mosley rather than from the busier Main Street side of the project thus

reducing vehicle and pedestrian conflicts along a busy street. A traffic study has been completed and

submitted.

4. The proposed modifications shall be consistent with the proper development and use of adjacent
land and buildings.

The project modifications are consistent with those granted to the 618 S Main Street loft
apartment project across Main St. The site contains, in part, blighted buildings which will be

removed and/or revitalized as a result. The project and proposed modifications are consistent

with the intent of D2 Zoning to provide uses such as medium to high density housing
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opportunities between the traditional urban core (D1 zoning) and the surrounding traditionally
single family neighborhoods. The project and proposed modifications are consistent with current
development patterns and trends bringing more housing closer to the urban core of the city thus
reducing the pressure for urban sprawl and reducing the need for increased infrastructure while
making more efficient use of existing infrastructure. This project, as proposed, removes existing
single story, inefficient land uses on-site in favor more efficient uses which will act, in part, as a
buffer between the existing neighborhood residential uses and the remaining industrial uses to
the east.

5. Required off-street parking and landscaping must be provided in accordance with the provisions of
Chapters 59 (Off-Street Parking) and Chapter 62 (Landscape and Screening).

Off street parking and landscaping have been provided as shown on the submitted plans in accordance
with Chapter 59 and Chapter 62. Parking provided exceeds requirements - 143 spaces are required and
an additional 37 spaces will be provided on-site - and increase of 22% - an additional 23 parking spots

are being provided along the north side of E Mosley in order to be sensitive to neighborhood parking
demand concerns. Shared vehicles will also reduced the need for individual cars as will the inclusion of a

bike-share station. Also the project proposes to provide many more bike parking spots than is require, for
example 112 class A and zero class B bike parking spots are required and the project is providing 148
class A bike parking spots Plus 97 class B bike parking spots for a total of a 153% increase!! Required
landscaping is provided.

6. The standards of density, allowable floor area and required usable open space for the zoning
district(s) in which the project is located must be met.

The proposed project meets the standards as indicated on the submitted plans. The requested planned
project modifications do not result in more Floor Area being constructed than permitted by the zoning

ordinance just a more desirable an innovative configuration of the building floor area.

7. There shall be no uses within the proposed project which are not permitted uses in the zoning
district(s) in which the proposed project is to be located.

All the proposed uses within the proposed mixed-use project, including residential and retail uses area

allowed in the existing D2 zoning.

8. In any residential zoning district allowing 3 or fewer dwelling units per acre and where 20 percent
or more of the total area is proposed for permanent open space, projects shall meet the following
standards:

a.  The minimum gross lot size of the parcel proposed for the planned project shall be 2 acres.
The size and shape of the portions of the planned project designated for open space
preservation shall be reviewed and approved in conjunction with a planned project site plan,
a planned unit development site plan, or a plat, in relation to natural features or
characteristics specific to that site.

b. The area of each residential building lot or limited common area of a condominium
development shall be 10,000 square feet or greater, exclusive of the permanent open space.
Minimum lot width and setback requirements shall meet or exceed standards of the R1B
residential zoning district.

c. Permanent open space area shall be in, and shall continue to be in, an undeveloped, natural
state preserving and conserving natural resources, natural features, scenic or wooded
condition, or naturally occurring water surfaces. It may also provide an undeveloped
greenway of contiguous or linear open space that includes habitats or corridors for wildlife,
or links parks, nature reserves, cultural features or historic sites with each other for passive
recreation or for conservation purposes.



d. Land in permanent open space may be, but is not required to be, dedicated to the use of the
public.

e. Prior to the issuance of any permit, the permanent open space shall be protected by a
recorded conservation easement or similar binding instrument containing provisions for
ownership and ongoing maintenance of the permanent open space by a responsible party
such as, but not limited to, a homeowner's association, an independent agency or trust
established for such purposes, or a municipality for open space preservation. Such
permanent open space shall constitute 20 percent or more of the total area of a
development.

f. The option of utilizing a conservation easement or plat dedication for open space
preservation for not less than 20 percent of the total area may be exercised only one time on
a parcel of land.

The proposed project exceeds the 3 units per acre threshold referenced by item 8.

The Commission or Council may add conditions to the approval of the planned project to achieve
conformity to these standards.

E. Supporting Plans
Attach a site plan and building elevations of the property proposed for planned project approval, showing

the boundaries of the property, the buildings, vehicular use areas, and all requirements set forth in
Chapter 57 (Subdivision and Land Use Controls) and the Land Development Regulations.

The undersigned states he/she is interested in the property as aforesaid and that the foregoing
statements are true and correct to the best of his/her knowledge and belief.

Dated: 5 Signature:

_ 2 Borhomer.  Sent &25
C/q;./o—. Mo Ci/fer

(Print name and address of petitioner)
STATE OF MISSOURI

COUNTY OF ST. LOUIS

On this H day of )WW , 20_,'_\9, before me personally appeared the above named
petitioner(s), who being duly swofn, say that they have read the foregoing petition and by them signed,
and know the contents thereof, and that the same is true of their knowledge, except as to the matter
therein stated to be upon their information and belief, and as to those matters thiey beh i tq be true.

Signature:

(Print name of Notary Public)

KARRIE S BLAZE
Notary Pu.rblliEcE Es.a

L

[
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: State of Missouri, St. Louls County
¢

L,

My Commission Expires: I‘Z" /1)6/’ Cf

Commission # 11280922
My Commission Expires Dec. 15, 2019




PLANNING AND DEVELOPMENT SERVICES STAFF REPORT

For Planning Commission Meeting of April 5, 2016

SUBJECT: 615 South Main Planned Project Site Plan
(615-637 South Main Street)
Project No. SP15-054

PROPOSED CITY PLANNING COMMISSION MOTION

The Ann Arbor City Planning Commission hereby recommends that
the Mayor and City Council approve 615 South Main Planned Project Site
Plan and Development Agreement, subject to Public Services approval of
the traffic impact study.

STAFF RECOMMENDATION

Staff recommends approval of the planned project 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.

Staff further recommends approval of the planned project modifications because the project is
consistent with the standards of approval for planned project in Chapter 55 (Zoning), Section
5:70.

LOCATION

This site is located at the northeast corner of South Main Street and East Mosley Street, and is
in the Downtown Development Authority district and the Allen Creek watershed.

DESCRIPTION OF PETITION

General Information — The site contains four commercial buildings and is zoned D2 (Downtown
Interface District) with the First Street Character Overlay District. The petitioner is seeking
approval to demolish three of the buildings and the rear portion of 637 S. Main but preserve the
19" century building known as the Ann Arbor Buggy Company which was constructed in 1889.
The petitioner proposes to construct a 6-story, 286,079-square foot apartment building
containing 229 dwelling units (588 bedrooms) with 188 vehicle parking spaces and 265 bicycle
parking spaces.

The unit types will include: 32 micro studios (approximately 370 square feet), 48 studio
apartments (485-585 sq/ft), 4 one-bedroom apartments, 9 two-bedroom apartments, 9 two
bedroom townhomes, 50 three-bedroom apartments, 67 four-bedroom apartments, and 10 five
bedroom apartments. The building will also contain accessory uses such as a community room,
pool, gym, and management office.

Residential floor area premiums have been applied to earn an additional 150% of floor area. A
total floor area ratio of 338.6% is proposed (350% allowed with residential premiums).



615 South Main Street Planned Project Site Plan
Page 2

Private open space is proposed in the courtyard of the building and will consist of an outdoor
pool, pool deck, and outdoor kitchen. Additional private open space consists of private decks
and patios and a landscaped area along the north side of the building.

The west setback (S. Main) varies from 7.1 (Buggy Company building) to 24.9 feet with the most
common setback of the proposed building being approximately 10 feet. The south setback (E.
Mosley) of the new building is proposed to vary from between 5.5 to 14.4 feet (the Buggy
Company building is on the property line). The building also steps back five feet above the
second and third floor on S. Main Street (depending upon the location) and 5 feet above the 2"
floor on E. Mosley.

Building Height — The petitioner is proposing a 75-foot tall building, which is 15 feet taller than is
permitted in the D2 zoning district. The petitioner is proposing a planned project modification of
the height requirement and has provided an explanation on how they believe the project is

consistent with the planned project standards (see Planned Project Modification section below).

Parking — The project proposes to provide 188 private vehicle parking spaces, 168 are
proposed to be located in an underground parking deck (140 spaces are required). Two of the
underground spaces are proposed to be shared (managed by a car sharing service). Chapter
59 allows each of the shared spaces to count as 4 parking spaces for the purposes of meeting
the parking requirement. Fourteen of the 188 spaces are proposed to be parallel spaces along
the east driveway. In addition, 23 public parking spaces are shown within the E. Mosley right-
of-way on the south side of the site. Below grade parking does not count as floor area toward
the maximum floor area ratio requirement.

Easements and enforcement measures for the shared-use vehicle spaces will be addressed in
the development agreement. The developer has been communicating with the Downtown
Development Authority (DDA) regarding the feasibility of adding shared car parking spaces in
the public right-of-way along E. Mosley. In addition, two electric vehicle charging stations will
also be provided in the below grade parking area.

265 bicycle parking spaces are proposed which will include 148 Class A spaces in the
basement level in a secured dedicated bike storage room (112 required), 97 Class B spaces
that are scattered throughout the basement parking area (none required), and 20 exterior Class
C (hoop style) spaces along S. Main Street (one required). In addition, the petitioner is
proposing to provide a bike share station along S. Main Street with 11 docks that will be
managed by a private bike share company.

Pedestrian Access — Pedestrians will be able to access the building from two entrances on
South Main Street, which are located at the northwest corner of the building and near the
southwest corner of the building adjacent to the retail component of the project. The
townhouses along S. Main Street have direct access to the public sidewalk via raised front
porches. Two additional access points are proposed along the east side of the building.
Access will also be provided to the building from the parking area in the basement with three
stairwells and three elevators. Access to the retail building will be from E. Mosley. The South
Main Street pedestrian realm is proposed to be approximately 11 feet in width. Two of the 11
feet will be on private property with a public access easement. The 11 feet in width will include
a 6 foot wide sidewalk and five feet of landscaping which will include 8 street trees in tree wells,
bicycle racks, and brick pavers. A sidewalk is also proposed in the E. Mosley right-of-way
between the proposed building and public parking spaces. A public access easement is
proposed along the east side of the building to E. Madison Street
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Natural Features — No natural features exist on the site.

Solid Waste — Solid waste is proposed to be handled near the southeast corner of the building.
Solid waste trucks are proposed to access the dumpsters from E. Mosley, then drive along the
private drive along the east side of the site to E. Madison Street. A trash enclosure will be
provided.

Brownfield — The petitioner has applied for a Brownfield to clean up contaminated soils. As a
result of past activities on the site (dry cleaner, vehicle repair, gasoline service station, etc.), the
soils have been contaminated with components of gasoline, tetrachloroethene, arsenic,
mercury, lead, and selenium. Groundwater has been contaminated. A Brownfield meeting has
been set up for April 4, 2016.

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

The Residences at 615 South Main Street development, which contains 229 dwelling units and
6,200 SF of commercial space, will not have a significant impact on either the nearby Hill
Street or Madison Street intersections. Since most of the site traffic will enter and exit via the
Mosley Street intersection, it is not surprising to see that the site would have its greatest
impact on the westbound approach to that intersection.

Left-turns from westbound Mosley Street onto South Main Street will be more difficult during
the peak hours of the day. The Highway Capacity Manual 2010 analysis in the Synchro 9
software package rates this approach as an F, which is common for left-turns from an
unsignalized driveway onto a busy street. The traffic modeling software SimTraffic, which
sometimes more realistically takes into account the nearby intersections such as Hill Street
and Madison Street, indicates that all of the site traffic could be accommodated on the existing
single lane approach with a 95% queue length of approximately 4 vehicles with average
delays on the westbound approach comparable to a level of service D.

Analysis of the Mosley intersection with a separate left-turn lane does not improve the
Highway Capacity Manual 2010 level of service on this approach from an F. The SimTraffic
model does indicate that the 95% queue length would be decreased from 4 to 3 vehicles long.
However, the minor improvement to delays and queues with a separate left-turn lane on that
approach do not outweigh the increase risk posed by the decreased visibility of side-by-side
turning vehicles putting the intersection of out alignment with the eastbound approach. We
do not recommend a separate left-turn lane be installed on this approach.

A 5-year analysis of available crash data indicates that there is a higher occurrence of right-
angle crashes at the Hill Street and South Main Street intersection. The City of Ann Arbor
should evaluate the crash data at that intersection to determine if eliminating the right-turn on
red movement is an appropriate solution to reduce the right-angle crashes.

Storm Water Detention — Storm water is primarily handled by two understructure storm water
detention chambers at the basement level. A vegetated roof is proposed on the roof of the
Buggy Company building.
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Landscaping — Eight street trees are proposed along S. Main Street and 5 street trees are
proposed along E. Mosley. Additional landscaping is provided along a portion of the south side
of the site, near the dumpster enclosure, and along the north side of the site.

Park Contribution — The petitioner has agreed to provide a $140,000 park contribution in-lieu of
a park dedication, as outlined in the Parks & Recreation Open Space Plan based on 229
residential units. The contribution will be used for improvements to nearby parks such as
Wourster.

Sanitary Sewer — The petitioner has agreed to mitigate sanitary flow which may include
disconnecting 37 footing drains from the sanitary system or other approved equivalent
measures prior to the issuance of a certificate of occupancy.

Building Materials — The petitioner proposes a combination of masonry, steel panel, cement
panel, 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 meetings prior to submitting
the site plan. The meeting took place on December 9, 2015 at the Downtown Branch Library.
1,495 post card invitations were mailed. Approximately 55 residents were in attendance.

In general, the discussion included:

Floodplain location

Amount of parking

Height

Visual impact

Vehicular access to the site

Traffic

Parking in surrounding neighborhoods

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

The petitioner was required to meet with the Design Review Board on November 18, 2015 since
this project is in the Downtown Development Authority district (see below).

Development Agreement — A development agreement has been drafted to address the parkland
contribution, required footing drain disconnections, and other issues. It will be finalized prior to
City Council approval.

DESIGN REVIEW BOARD

The petitioner presented the project to the Design Review Board on November 18, 2015. The
full report of that meeting is attached.

In summary, the Board observed that the proposed project was “marginally consistent with the
applicable design guidelines, falling short in the areas of building modules/massing and building
materials”. The petitioner has proposing preserving and repurposing the historic, two-story
commercial building at the corner of S. Main and E. Mosley. Recommendations included
considering a “C” or “U” shaped building, reducing the number of fagade materials, breaking up
the massing, and better incorporating the historic facade into the overall project.
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The petitioner has responded to these comments and comments from staff and members of the
public in the following way:

“The variety and placement of exterior building materials along the public rights of way were
reduced and simplified. Vertical and horizontal offsets in the various modules of the building
were accentuated in order to increase the differentiation in massing of the building modules
even though the number of exterior building materials presented to the public faces of the
building were reduced and simplified in location and application. The retained, historically
reconfigured, facade of the old buggy factory is pulled 5 feet or more out from the plane of the
upper floors of the new building so that it is obvious that the retention a portion of the old buggy
factory is more than a mere facadectomy like the old bus depot at 116 W. Huron. Furthermore
the portion of the new building above the retained portion of the Old Buggy factory (south-west
corner) has been modified to incorporate materials, colors, and forms to better integrate it with
the Old Buggy factory. Internal arrangement of walls, structural elements and fenestration along
the Main St. facade, north of the Townhome section, were modified in order to facilitate a view
through to the internal courtyard for pedestrians walking along the east side of Main St.
Fenestration patterns were modified at strategic locations around the building. The amount of
retail space has been increased from approximately 4,700 Sf. to approximately 6,200 Sf. Trash

pick-up point has been moved and screened.”

SURROUNDING LAND USES AND ZONING

LAND USE ZONING
NORTH Commercial D2 (Downtown Interface), First Street (Character
Overlay)
EAST Commercial D2
SOUTH Residential, Office R4C, C1

WEST Residential D2
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COMPARISION CHART
EXISTING PROPOSED REQUIRED/PERMITTED
Base Zoning e e D2 (Downtown Interface)
Interface) Interface)
Gross Lot Area 81,162 sq ft 81,162 sq ft No minimum

Max. Usable Floor Area in

% of Lot Area

47.56% (44,982 sq
ft)

338.6% (286,079 sq
ft)

200% MAX normal (162,324 sq ft
MAX)

Up to 400% MAX with premiums (up

to 324,648 sq ft MAX)

Character Overlay District

First Street

First Street

First Street

Streetwall Height

2 stories

2 and 3 stories on S.

Main
2 stories on E.
Mosley

2 stories MIN
4 stories MAX

Offset at Top of Streetwall

Not applicable

5 ft (South Main)
5 ft (E. Mosley)

Average 5 ft MIN

Building Height

2 stories (25 ft)

6 stories (75 feet)
MAX

24 ft/2 story MIN
60 ft MAX

Side, Rear Setbacks

0 ft (north) side
27 ft (east) rear

10 ft (north) side
24.8 ft (east) rear

None

Building Frontages

Secondary Street

Secondary Street

Secondary Street

Secondary Street:

South Main Street 0 ft 7.1 ft (24.9 max) 0 ft MIN, 10ft MAX at streetwall
20% may exceed for entry plaza
Secondary Street:

East Mosley Street 0 ft 0 ft (14.4 max) 0 ft MIN, 10 ft MAX at streetwall

20% may exceed for entry plaza

Parking

Special Parking
District

Special Parking
District

Special Parking District

Parking — Automobiles

54 spaces

188 spaces (168
below grade parking
spaces; includes 31
tandem; 2 shared
spaces; 14 spaces
above grade, off
street

120 spaces MIN for premium floor
area

Parking — Bicycles

8 Class C

148 Class A
97 Class B
20 Class C

112 Class A spaces MIN
1 Class C space MIN
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HISTORY

The two story, brick commercial building at the corner of S. Main and E. Mosley was likely
constructed in the late 19" century for the Ann Arbor Buggy Company. The remainder of the
site has been used for a variety of commercial uses over the past century. Current uses
include, retail, car wash, and office. The site was rezoned as part of the A2D2 Zoning Initiative.
The current base and character overlay zoning districts and building frontage standards became
effective in December 2009.

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 bicycle lanes in South Main Street and a
sidewalk of less than 8 feet in width.

PLANNED PROJECT MODIFICATION

The petitioner is requesting planned project approval to increase the height of the building from
the 60 foot maximum in the D2 zoning district to 75 feet. (Petitioner statements are in plain

type)
Modification Request

The petitioner is requesting permission to construct a 75 foot tall building which exceeds the
height limitation of the D2 zoning district by 25 feet.

Based upon compliance with the following standards, the Planning Commission may
recommend approval, and City Council may approve modifications of the area, height
and placement regulations of the Zoning Chapter in the form of a planned project site
plan:

1. Thelot(s) included in the planned project must meet the minimum gross lot size
requirement of the zoning district in which they are located.

N/A
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The project meets the minimum gross lot size of the D2 zoning district

2. The proposed modifications of zoning requirements must provide one or more of the
following:

a) Usable open space in excess of the minimum requirement for the zoning
district.

The minimum open space requirement is 10%. The proposed project provides
28.6% open space - 186% increase

At least 10 % of the site must be in the form of “open space” per Chapter 55
(Zoning). Private open space counts toward meeting the open space
requirement.

b) Building or parking setback(s) in excess of the minimum requirement for the
zoning district.

The required min. front setback along Main St. is O ft. & the max. is 10 ft.
The project proposes a front setback along Main St. that varies between a
min of 7.1 ft and a max of 24.86 ft creating a more varied and interesting
streetscape/facade and permitting additional landscaping area and other
desirable features such as exterior front porches on townhome units and
more area between the curb and building streetwall, enhancing the pedestrian
experience along Main St. and allowing for exterior patio/sidewalk dining at
the retail portion of the mixed-use project. The North side setback required
is O ft. The proposed project provides a min setback here of 10 ft and a max
of 14.63 ft. The required min. front setback along E Mosley St. is O ft. The
project proposes a front setback along Mosley St. that varies between a min
of 0 ft and a max of 14.38 feet creating a more varied and interesting
streetscape/facade and permits additional landscaping area and other
desirable features such as exterior porches/patio space and more area
between the curb and building wall enhancing the pedestrian experience along
Mosley St. The required Eastern set-back is O ft and the proposed project
provides a min setback here of 24.8 ft and a max of 64ft.

c) Preservation of natural features that exceeds ordinance requirements,
especially for those existing features prioritized in the land development
regulations as being of highest and mid-level concern.

The proposed project removes a significant amount of stormwater run-off
from the adjacent floodplain during major rain events which currently exists
on the property in a swift and uncontrolled manner. The project's on-site
stormwater detention and increased pervious area will reduce stormwater run-
off and erosion in the floodplain as well as other deleterious effects in/on
downstream natural features.

d) Preservation of historical or architectural features.

The south and east sides of the existing two story building at 637 S Main —
originally a buggy factory, will be restored/rebuilt and maintained in its
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historical location on the site (and in the neighborhood) and re-
purposed/adapted to/for retail uses. A plaque detailing the building's history
will be erected on the wall of the building for pedestrian to read.

e) Solar orientation or energy conserving design.

The building as designed will be Solar Ready and be 15% more energy
efficient than ASHRAE 90.1 -2007. The architects have been directed to
design the building to LEED Silver specifications.

f) An arrangement of buildings which provides a public benefit, such as transit
access, pedestrian orientation, or a reduced need for infrastructure or
impervious surface.

The projects building arrangement provides many public benefits including:
Removing contaminated soils from the city (there is one level of basement
parking). The project is pedestrian oriented (downtown markets, restaurants,
coffee shops, bus/transit station, parks, employment, educational &
entertainment opportunities, and other amenities are within walking distance).
Reduced need for individual motor vehicle ownership due to transit access (the
AAATA Blake transit hub, greyhound bus station. and university bus system
are within walking distance). The site is on at least 4 AAATA bus routes

(8A, *b 7, & 16) resulting in reduced carbon emissions. Shared motor vehicles
and bikes will be located on the site and may be available to the general
public resulting in reduced carbon emissions. Impervious area will be
reduced and on-site stormwater detention created resulting in reduced
stormwater flow off-site and thus a reduction in off-site flooding. Local
neighborhood retail uses are included in the project that will be walkable from
the surrounding residential neighborhood resulting in reduced carbon
emissions.

g) Affordable housing for lower income households.
N/A

h) Permanent open spaces of 20 percent or more in any low-density residential
district.

N/A

3. The planned project shall be designed in such a manner that traffic to and from the
site will not be hazardous to adjacent properties.

Parking access has been divided between two streets to reduce the traffic load to
the neighborhood.

The traffic impact study indicated that traffic to and from the project will not be hazardous
to adjacent properties.



615 South Main Street Planned Project Site Plan
Page 10

4. The proposed modifications shall be consistent with the proper development and use
of adjacent land and buildings.

The project modifications are consistent with those granted to the 618 S Main Street loft
apartment project across Main St. The site contains, in part, blighted buildings which will
be removed and/or revitalized as a result. The project and proposed modifications are
consistent with the intent of D2 Zoning to provide uses such as medium to high density
housing opportunities between the traditional urban core (D1 zoning) and the
surrounding traditionally single family neighborhoods. The project and proposed
modifications are consistent with current development patterns and trends bringing more
housing closer to the urban core of the city thus reducing the pressure for urban sprawl
and reducing the need for increased infrastructure while making more efficient use of
existing infrastructure. This project, as proposed, removes existing single story,
inefficient land uses on-site in favor more efficient uses which will act, in part, as a buffer
between the existing neighborhood residential uses and the remaining industrial uses to
the east.

The residential neighbors most impacted by the proposed project are south of the site in
single family homes along Adams Street. The rear property lines of the homes along
Adams Street are approximately 60 feet from the face of the proposed building. The
rear edge of the homes along Adams Street are approximately 110 feet from the face of
the proposed building. Since the proposed development project is north of E. Mosley
Street, there will not be a solar impact on the Adams Street properties. The homes at
618 S. Main will be more impacted by shading issues. The east side of 618 S. Main will
be approximately 70 feet to the west of the proposed project. With regard to height, the
site is topographically in a lower portion of the city corresponding with Allen Creek.
Higher areas exist to the north, south, east, and west. Therefore the building will be less
pronounced than if it were located on top of a hill.

5. Required off-street parking and landscaping must be provided in accordance with the
provisions of Chapters 59 and 62.

Off street parking and landscaping have been provided as shown on the submitted plans
in accordance with Chapter 59 and Chapter 62. Parking provided exceeds
requirements; 120 spaces are required and an additional 68 spaces will be provided on
site - an increase of 57% in order to be sensitive to neighborhood parking demand
concerns. Shared vehicles will also reduce the need for individual cars as will the
inclusion of a bike-share station. Also the project proposes to provide many more bike
parking spots than is require, for example 115 class A and zero class B bike parking
spots are required and the project is providing 148 class A bike parking spots plus 97
class B bike parking spots; a 153% increase!!

6. The standards of density, allowable floor area and required usable open space for the
zoning district(s) in which the project is located must be met.

The proposed project meets the standards as indicated on the submitted plans. The
requested planned project modifications do not result in more Floor Area being
constructed than permitted by the zoning ordinance just a more desirable and innovative
configuration of the building floor area.
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7. There shall be no uses within the proposed project which are not permitted uses in
the zoning district(s) in which the proposed project is to be located.

All the proposed uses within the proposed mixed-use project, including residential and
retail uses area allowed in the existing D2 zoning.

The petitioner is proposing to meet the following standards of Planned Project approval:

Open space in excess of minimum
Building setbacks in excess of minimum
Preservation of historical features
Energy conserving design

Pedestrian orientation

SERVICE UNIT COMMENTS

Planning — A Brownfield Plan has been submitted. The plan must be reviewed before the action
on the site plan will be scheduled with City Council. Staff has recommended a humber of non-
required elements be included in the project such as a sidewalk along the east drive, solar
panels on the roof, a vegetated roof, and (in lieu of a sidewalk) brick pavers along the east
drive. The petitioner has agreed to provide a vegetated roof over a portion of the Buggy
Company building, but declined to provide the sidewalk and solar panels because of cost and
loss of usable floor area. The roof has been designed to be solar ready. The east driveway will
include brick pavers and a public access easement.

Staff supports the proposed planned project site plan. The project proposes to remediate a
Brownfield that is leaking into groundwater, provide stormwater detention for the first time,
preserve and reuse an important historic building, provide new housing units near downtown
and campus, improve public access along S. Main and E. Mosley Streets, provide most parking
spaces underground, provide bike share and possibly car share facilities that would be available
to the public, provide some retail uses, and allow pedestrian access along the east side of the
site.

Public Services (Sanitary Capacity) — Sufficient capacity exists in the local downstream sewer
system, however wet weather capacity constraints have been identified in the downstream
trunkline sewers. Flow mitigation must be performed to offset the proposed flow generated by
this project. Mitigation must be performed in Zone B in accordance with the program
requirements. 37 FDD’s must be completed prior to the issuance of certificates of occupancy.

Transportation — The Traffic Impact Study was conducted by Midwestern Consulting. At the
time this staff report was printed, no comment has been provided by Public Services staff.
Planning staff may be able to provide an update as part of our presentation of the petition to the
Planning Commission on April 5, 2016 on the status of staff comments.

Prepared by Jeff Kahan
Reviewed by Matt Kowalski
3/31/16

Attachments: Parcel and Zoning Map
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Aerial Photo

Site Plan

Elevations

Citizen Participation Report
Design Review Board Report
Draft Development Agreement

c. Petitioner: Collegiate Development Group
7711 Bonhomme Avenue, Suite 625
St. Louis, Missouri 63105

Petitioner's Agents: J. Bradley Moore
J. Bradley Moore and Associates
4844 Jackson Road, Suite 150
Ann Arbor, Ml 48103

Scott Betzoldt

Midwestern Consulting, Inc.
3815 Plaza Drive

Ann Arbor, Ml 48108

Systems Planning
Project Management
Project No. SP15-054
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SITE PLAN NOTES:

1. Standard Sidewalk Repair and Maintenance Note per Chapter 49, Section 4:58
of City of Ann Arbor Code: All sidewalks are to be kept and maintained in good
repair by the owner of the land adjacent to and abutting the same. Prior to the
issuance of the final Certificate of Occupancy for this site, all existing sidewalks
in need of repair must be repaired in accordance with City standards.

2. All sidewalks constructed in the public right-of-way shall meet requirements and
guidelines as set forth in the ADA Standards for Accessible Design.
3. If footing drains for the existing buildings are connected to the sanitary sewer

system, disconnection will be required in accordance with current City
specifications. To schedule inspection, call the City of Ann Arbor Project
Management Services Unit at (734) 794-6410.

4. Proposed S. Main Street streetscape is similar to the streetscape at 618 S. Main 6.
Street and includes a concrete sidewalk, brick pavers, bike racks, street trees
and new light poles and fixtures. Existing street lights on the S. Main Street 7.

frontage are to be removed. Proposed E. Mosley streetscape includes
perpendicular on-street parking, street trees, landscape islands with perennial

plantings, one double globe streetlight, building mounted lighting, and existing 8.
cobra head lights. 9.
5. Site improvements are designed to address the on-site contaminated soils.

a. Most of the contaminated soils will be excavated from the site. These soils
will be disposed of legally in an off-site location. Materials excavated for
installation of the proposed utilities within the public street rights-of-way will
also be disposed of legally in an off-site location. Utility trenches will be 10.
backfilled with clean imported materials per City specifications.

b. Footing Drains and dewatering operations:

Perimeter strip footings will be 4 to 6 inches above ground water. The footing
drain will be 5 inches above the bottom of footing, so about 1 foot above the
ground water level. The perimeter of the building will be backfilled with clean
imported material. The footing drain will not be draining contaminated ground
water. A sump pump will discharge this water to the storm sewer.

Interior columns (4 or 5 in the preliminary design concept) will intrude into the
ground water but will not have footing drains. Dewatering operations during
construction, if necessary, are to meet City requirements for sediment control
and disposal. Dewatering during construction of these columns will require
running the water through a portable carbon bed, testing, and finally
discharge to the storm sewer. This discharge will not be permitted during
storm events. The developer will have the option to truck the treated ground
water to an approved off-site location. An Industrial Wastewater Discharge
Permit will be required.

¢. Sump pumps:

The storm water management system will collect runoff from the building roof,
the interior courtyard and the east parking area and direct it to 2 detention
chambers within the interior parking level of the building. No contaminated
ground water will enter this system. A sump pump will discharge the storm
water from the detention chambers to the existing catch basin in the east curb
line of S. Main Street.

The interior parking level will drain to a sump. No contaminated ground water
will enter this system. The invert elevation of the sanitary sewer in S. Main
Street is above the elevation of the sump. A pump will discharge this water to
the sanitary sewer.

d. Storm water management, detention and infiltration:

Per Washtenaw County Water Resources, on-site storm water infiltration will 1.
not be permitted. 100-year storm water detention is provided in chambers in

the interior parking level. Runoff from the building and exterior parking is

detained under the main entry lobby and amenity area at the northwest

corner of the building and beneath the central courtyard. All roof drains are to

run down through the building and are to connect to this storm detention

system. The storm sewer in the exterior parking area will also drain into the
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TRASH/RECYCLE ENCLOSURE DETAIL
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building to the storm detention system. The detention chambers are to outlet
to the existing storm sewer in S. Main Street through a force main.
The 2 proposed on-site detention chambers will be watertight.
The Green Streets policy requires infiltration where possible when streets are
to be reconstructed. This applies to off-site improvements in S. Main Street
and E. Mosley Street.
(i) Infiltration is not recommended on S. Main Street because of
contaminated soils to the north.
(ii) Infiltration is proposed within the E. Mosley Street right-of-way along
the south side of the street. Open bottom catch basins with drain tiles are
designed to infiltrate runoff from the E. Mosley Street pavement for a 10-
year storm event.
Domestic water and fire suppression water services are to tap into proposed 12”
water main. Booster pumps will be provided for domestic and fire water services.
The sanitary sewer lead will tap into the existing sanitary main in 8. Main Street.
Sanitary sewer modeling is to be done te determine any required off-site sanitary
sewer improvements.
There are no proposed firewalls in the building.
The foundation design will be finalized during preparation of construction plans. If
temporary tie-backs are required in the right-of-way for construction purposes, a
temporary licensing agreement will be provided. If the building’s footings will be
located in the right-of-way, the horizontal and vertical locations shall be clearly
identified on the plans and a permanent licensing agreement will be provided.
There are two separate interior tfrash rooms, one for the retail and cne for the
residential components of the project. All trash and recycling will be in dumpsters
on wheels. All dumpsters will be wheeled out by the staff to the enclosure at the
southeast end of the site. Pickup for retail is on different days than pickup for the
apartments. See the Trash and Recycling Pick Up Schedule on this sheet.
Retail — the retail use will produce far less trash/recycle material than the
apartments and will require pick up no more than twice a week. There is a trash
room on the first level, just east of the ramp to the interior parking that serves
only the retail use. It contains a mini compactor, three 2-cubic yard dumpsters on
wheels for trash, and two 4-cubic yard dumpsters on wheels for recycling. One of
each will be wheeled to the trash enclosure at the southeast corner of the
building for pickup cn Monday and Thursday.
Residential - there is a separate trash room on the first level, near the southeast
corner of the building. This room has a vertical trash chute and a mini compactor.
The finish floor level of this room will be at the level of the east parking area. Two
2-cubic yard dumpsters on wheels are provided for trash, and three 4-cubic yard
dumpsters on wheels are provided for recycling. One trash dumpster and two
recycle dumpsters will be wheeled out to the east and placed in the gated trash
enclosure. Apartment trash and recycle pick up will be on Tuesday, Wednesday,
and Friday. One trash dumpster will also be picked up on Saturday.
Service trucks will travel east on E. Mosley and turn into the drive at the gated
trash enclosure, do a "T" turn, and head back west to S. Main Street. The trash
enclosure and service truck route were designed referencing the City of Ann
Arbor Solid Waste Standard Details and Clearance Requirements for Front Load
Solid Waste Vehicle. The Refuse Truck Turning Diagram shown on this sheet
shows the vehicle and tracking verified by using the Autoturn software program.
The Site is responsible for moving trash and/or recycling containers on service
days. Staff will wheel the containers to the trash enclosure shown on the plan
and will retrieve them as required.
The City of Ann Arbor has a single hauler for all commercial refuse collection in
the City that began on July 1, 2009. It extends through June 30, 2017, with one
option to extend until June 10, 2019. Waste Management of Michigan, Inc.
(WMM) will provide collection and container rental services for all commercial
refuse collection services requested by the City.
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weather driving capabilities. Property owner shall be responsible for all snow and ice
removal required for safe access of solid waste vehicles.
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CAST IRON TREE GRATE
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SEE PARKING LAYOUT ON SHEET A1.0.
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LIBER 526, PAGE 88
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Know what's below.
Call hefore you dig.
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@ NUMBER OF STANDARD PARKING SPACES IN ROW
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2 ARM
o /. \ g
LANDSCAPE NOTES CONC. PAD ! g §
1. Water outlets will be provided within 150 feet of all required plantings. g; £ g
2. Plant materials shall be selected and installed in accordance with standards established fo Q.H. fo Z °8 2=
by the City Parks and Recreation Department. —O.H = = ) g2
3. All diseased, damaged or dead material shown on the site plan as proposed plantings / g\lo’g ., , 7 _A0° e o = —‘é S
shall be replaced by the end of the following growing season as a continuing obligation — 36" "536 r 36T L= g Ll 256 5 é
for the duration of the site plan. N R =T e e —— — SE 3 5
4. Restore disturbed areas with a minimum of three (3) inches of topsoil and then seed/ —16"w —ARM— | . ~ft o
fertilize/mulch. Fertilizer for the initial installation of lawns shall provide not less than one L N / E. MAD'SON sTREET (s} -§ i %
(1) pound of actual nitrogen per 1000 sq ft of lawn area and shall contain not less than e ————— e ————— — < E =c
. . . ” ’ > 0
two percent (2%) potassium and four percent (4%) phosphoric acid. 0's——— === TRAFFIC SCALE: 17 = 30 L 23
After the first growing season, only fertilizers that contain no phosphorus shall be used SIGNAL ﬁ; v § L.C“ 5
on the site. m ARM = SR
Lawn seed mix shall consist as follows: o) N § ] §
15% Rugby Kentucky Bluegrass T SE
10% Park Kentucky Bluegrass —_ 2835
40% Ruby Creeping Red Fescue m3 s
15% Pennifine Perennial Ryegrass >3 T o
20% Scaldis Hard Fescue TRAFFIC o s §
Seed shall be applied at a rate of five pounds (5 Ibs) per 1000 sq ft. Mulch within 24 SIGNAL
hours with two (2) tons of straw per acre, or 71 bales of excelsior mulch per acre. ARM
Anchor straw mulch with spray coating of adhesive material applied at the rate of 150 GAS &
gals Jacre. PUNP Gﬁg‘* Know what's below. _
5. Deciduous plants shall be planted between March 1 and May 15 and from October 1 & Call before you dig.
until the prepared soil becomes frozen. Evergreen plants shall be planted between ‘@0
March 1 and June 1 and from August 15 and September 15. Q,é0 J
6. All plants except ground cover are to receive four (4) inches of shredded bark muich. ‘
Ground cover to receive two (2) inches of Canadian peat mulch. All mulch beds to have
landscape fabric between mulch and planting soil.
7. All trees to be located a minimum of 10 feet from public utilities or as approved by the
City of Ann Arbor Project Management Services Unit. / FLOODWAY LIMIT
8. All single trunk, deciduous trees shall have a straight and a symmetrical crown with a o ® ®. ® ® 100 YEAR FLOODPLAIN
central leader. One sided trees or those with thin or open crowns shall not be accepted. 2 -
9. All evergreen trees shall be branched fully to the ground, symmetrical in shape and have o “Nj
not been sheared in the last three (3) growing seasons. ¥/ di > ©
10. Shade trees are to be a minimum of 15 feet on center. Evergreen trees are to be A3 ack M 4—VL LTF 5—-VL 6-AC o 8 Li
minimum of 12 feet on center. T 7 // MULCHED S © % 8
11. All compacted subgrade soils in proposed landscape areas shall be tilled to a minimum S /~( ' LANDSCAPE B En N
12-inch depth prior to placement of topsoil, geotextile fabric, or other planting media as 0 '3' S ©
12 IiFI):nctlifllqed'Soil' Existing, in-place or stockpiled topsoil. Supplement with imported topsoil % % < %

: g Soil. Existing, in-p " stockp pSoil. - Suppleme ported top <& 2, RESTORE DISTURBED DWo o
as needed. Verify suitability of existing surface soil to produce viable planting soil. v 2 AREAS W/TOPSOIL & > =0 0
Remove stones, roots, plants, sod, clods, clay lumps, pockets of coarse sand, concrete G SEED AS SPECIFIED a g %’ 9 8
slurry, concrete layers or chunks, cement, plaster, building debris, and other extraneous A \ e wI _E _I
materials harmful to plant growth. Mix surface soil with the following soil amendments to MULCH BED P\ . \\\. . 5 = '<_7: % 0N
produce planting soil: AL \\ X P 5 oo 35"

a. Ratio of Loose Compost to Topsoil by Volume: 1:4. < PT A\ L NN\ e = Z <
b. Ratio of Loose Compost to Topsoil by Volume: 1:4. 2 // \ * e\ \ ') 8 N u'_') % NN
C. Ratio of Loose Compost to Topsoil by Volume: 1:4. ~ ,// 7, s [PT N 2/ . —
d.  Ratio of Loose Compost to Topsoil by Volume: 1:4. / 74 ) €0 y
€. Weight of Lime per 1000 Sq. Ft.. Amend with lime only on recommendation of , .//' 7 /// AR
soil test to adjust soil pH. 12°R /// X PT A\ L
f. Weight of Sulfur or Aluminum Sulfate per 1000 Sq. Ft.. Amend with sulfur or A% /// , N\
aluminum sulfate only on recommendation of soil test to adjust soil pH. ///'///' ///// VUA=6403 SF N\
g.  Volume of Sand: Amend with sand only on recommendation of Landscape 7 % A A\
Architect to adjust soil texture. ~ /// /// = / A W\
h.  Weight of Slow-Release Fertilizer per 1000 Sq. Ft.: Amend with fertilizer only on ////// 7% A PT N\
recommendation of soil test to adjust soil fertility. 7,9 .// ///////// /)
LANDSCAPE BEDS W/MIX / /.///./ // // ~/// ~//,/ [
LANDSCAPE REQUIREMENTS OF SHRUBS, VINES & A
1, STREET TREE CANOPY LOSS: none HERBACEOUS PLANTINGS /'/'/ 727777222 PT P Z
2. STREET TREE ESCROW: CRATE w S
S. Main Street frontage = 304 If TREE (TYP.) _ MULCH BED o
COURTYARD-SEE
E. Mosley Street frontage = 370 If Z. ARCHITECTURAL PT Ll =
674 If x $1.30 = $876.20 or equivalent PLANS \ z = 5
Street tree escrow of $876.20 will be provided prior to issuing building \\ X am )
permits and will be refunded after city staff inspection shows I.vr A\ \ ,‘ U\? < — o
long term survival of the proposed street trees. \\ 5 ERRY U.P. O Wl
Eleven street trees are proposed. HA R\ \ . : ‘ E % %
13- 2 caliper inches = 26 caliper inches x $186/caliper inch = $4,836. t?‘ X v FLOODWAY LIMIT OO
3. LANDMARK TREE REPLACEMENT: none required QRF 3.-'g§‘ & 100 YEAR FLOODPLAIN g (Vp)
4.5:602 VEHICULAR USE AREA LANDSCAPING AND SCREENING: 7oA\ l o
RIGHT-OF-WAY SCREENING: E. Mosley Street: HESL PR LAWN AREA w o =
Minimum 10’ width required/provided 4 \Y \ Ll 5
1tree/30 If: 35 If/30 = 2 trees required/provided LAWN AREA - "’."\ \ N . \ SNOW STORAGE AREA Z
30” ht. hedge required/provided f - "“ .’.’;,\.2‘00 S\F_ . \ \ . m %
INTERIOR LANDSCAPE ISLANDS: e o\ SR
6,403 sf Vehicular Use Area (VUA)/20 = 320 sf and 2 trees required; HA ‘\302‘00. SF -\ ) \ X F o
400 sf and 2 trees provided LANDSCAPE BED W/MIX AR OIS\ ©
5.5:603 CONFLICTING LAND USE BUFFERS: none required OF SHRUBS, VINES & TRANSFORMER I:‘ - =\t % \ . Q,S,
HERBACEOUS PLANTINGS S e = \ N/ g
PLANT MATERIALS LIST HA TR A WA D LT
1] 2] 3] 4] 5 | 6 |KEY |BOTANICAL NAME COMMON NAME SIZE |ROOT|REMARKS ; 13—NWF e, N AN 13 \ — ,
[ 2151 4[5 ]¢ [KevIBoTAr | [siz_[RooT] Y _——OUTDOOR CAFE o | [10-RF T-ORF BIRR BN (=SS 10’ ROW SCREENING

9 9 | AC |Amelanchier canadensis Shadblow serviceberry 8ht. | bb |Clump form 9—-NWF 6—RF 10—HHR co R ~ \ v\ [

717 CO [Celtis occidentalis Hackberry 2" cal.| bb [6 branch ht. 7—-RF 6—HHRMA T 74 — — 4T 7—PH " A \ A

4 | 4 GT |Gleditsia t.i. "Skyline" Skyline honeylocust 2"cal.| bb |6 branch ht. 8 Z—E:R 3—PH P s e N 2—68

2 2 GD |Gymnocladus dioicus Kentucky coffee tree 2" cal.| bb |6 branch ht. / i — ® -\ SRS/ I | Y

2 2 LT |Liriodendron tulipifera Tulip poplar 2" cal.| bb |6 branch ht. w. MOSLEY STREET_I o)k, // / ’/’ / SRS L .. : \

2 2 LTF |Liriodendron tulipifera "Arnold" Armold's columnar tulip poplar 2" cal.] bb |6 branch ht - (66' W|DE) / l | POV P W < ::.

1 1 SR |Syringa reticulata "lvory Silk" Ivory Silk tree lilac 2" cal.| bb |6 branch ht. 3 8"g -bi— % JJ/ W ohece gfecefl. CO \

8 1 7 | QRF |Quercus robur fastigiata Columnar English oak 2" cal.| bb |6 branch ht. d EX. GRASS - 4/ “%p by s \% é, LA ! - TO—NWF

= - =12 X /. el —
» S S "W — / — —RF |/ P.
WOODY SHRUBS, VINES” 8’9 (DEAD) ..’ : = B W oo 8—HHR

5 5 * bm |Buxus microphylla japonica "Winter Gem|Winter Gem boxwood 3gal | cont |3 o.c. = 8w — - - , > (LJD./ E_ MOSLEY STREET 5—PH

5 5 * cs |Cornus sericea "Isanti" Isanti redtwig dogwood 3gal. | cont |4 o.c. :e ug————————————— — Zi 07 F — O = EX. BITUMINOUS ROAD (66' WIDE = Dor:.\

3 3* ha |Hydrangea anomala ssp. petiolaris Climbing hydrangea #1 pot |staked 24" o0.c] ——==-10s == ‘4%‘(557;5)-——’/ _/ g L — ‘\ EX. GRAVEL PARKING _ 1 \ | 20 \ %

8 8* | pt [Parthenocissus tricuspidata Boston ivy #1 pot |staked 24" o.c! €49 / = P e L ya [ ) r \ mE '

* | tm [Taxus media densiformis Dense yew 3gal | cont [40.c. - b ‘ 1 S & I ¢ EX. GRAYS ; S / EX. BIT. DR | LJP EX. GRAVEL CI)’AHRKING _ 1 on TP W —&E 10.H= b \ N
9 | VL [Viburnum lentago Nannyberry 5gal. | cont [6'o.c. NSR:SS : Pl ; 0.H. z — &= e = O.H. | _\/WE iy | \ | _1 7 A V7 LA | Z KE5E g s ‘g? o
T — ey PKING & & , EX. GARAGE - ' ) 3 3
EREACEOUS (o 4 (__CONC,_WAIK . EQF,QKE?O,W, ; Cen, OARAGE E% GARAGE L — _/ Slelglslel 2
19 19 * | PH |Pennisetum Alopecuroides 'Hameln'|Dwarf Fountain Grass #2 |cont.|3' o.c. ; E EX. HSE. o ; 5 g ﬂ (2 o §
31 31 * |HHR|Hemerocallis "Happy Returns™ Happy Returns daylilly #2 |cont.|2'o.c. ' g % g % E Q1B
40 40 * |NWF|Nepata r. "Walker's Low" Walker's Low catmint #1 |cont.[18" o.C. %?‘9 é\ 2 == : _
31 31 * | RF |Rudbekia fulgida 'Early Bird Gold' Early Bird Gold blackeyed susg #2 |cont.|2'o.c. N = e e e e
o y y / S LANDSCAPE LEGEND SREER
KEY TO AMOUNT COLUMNS: o é}g;;

1  TOTAL

2 STREETTREES @ PROPOSED FLOWERING TREE > > PROPOSED VINE

i LTEEﬁogci’Ei’ﬂPN% /frii/;giiissmu% PROPOSED CANOPY TREE /// PROPOSED MULCHED BED

5 E.MOSLEY ISLAND PLANTINGS @ PROPOSED EVERGREEN TREE Do LANDSCAPE BED W/MIX OF SHRUBS, o 2

6 GENERAL SITE PLANTINGS / 000 PROPOSED DECIDUOUS SHRUBS oot VINES & HERBACEOUS PLANTINGS o " >

— o

* Note - final mix and quantities of woody shrubs, vines, and herbaceous plantings in on-site landscape beds to be determined during Detailed Engineering. PROPOSED CANOPY TREE PROPOSED EVERGREEN SHRUBS s * PROPOSED LAWN AREA N 2 % =]

These plantings are not part of the required Site Plan landscaping. (INTERIOR VUA) * * m g (8

@ PROPOSED EVERGREEN TREE T PROPOSED SHRUBS & HERBACEOUS PLANTINGS &0l

(RIGHT—OF—WAY SCREEN) v ™ -3l
The underground utilities shown have been located from f!e!d.survey informo'fion and existipg.r?corqs. PROPOSED EDGING 2[QF|E
The surveyor makes no guarantees that the underground utilities shown comprise all such utilities in d_i“-“’%o
the area, either in—service or abandoned. The surveyor further does not warrant that the underground PROPOSED CANOPY TREE EXISTING TREE TO REMAIN VEHICULAR USE AREA LIMITS § Z &y ;I &
utilities shown are in the exact location indicated. Although the surveyor does certify that they are (RIGHT—OF—WAY SCREEN) B (7.,0-0-'00-'
located as accurately as possible from the information available. d PROP. HOSE BIB a Ea‘aga
D le|xu|




287'-4 3/4" OVERALL

303'-11 1/2" OVERALL

14'-2 3/4"

55'-10 1/2" L

1502 3/4" " 837 12"
0
0000007 .
i -
2 DI
/ < / / RN ~\
// N ) @. STAIR. #2 / )
| 5
// \/ _/ ELEV.#1PIT & % >
// 7 // i // g7 7 STAR #1 | 0} 90" 501 90" | 90" 150 ELEV. #2
9% /] -~
/// ////// /// BF. BF. | BF. 7
PPN v
SNy )
s g
I Al v
s 7
00 7
7 / ®
% 7
7 7 9z 9// 7 % 22
00000 4
s 7 g i ) &/
7 // 7 7 // o 7 NS @
PPN %
IS 7 2
I &7 2
0 7 z
. s 7 s 7 7 // 7 @ ? : e
2 g 7 o g v g’ ,\%‘—Q
3 000
Q iy g g fL’L"G
6 @ / /// ‘\%\,0“
7 7 8> i\%
78’.0» // // o
18 gn / é
SIS %
221 gn N
18%0n . §
2 | 8 %
? EV. | EV. su. | su.
® ®
V] A /
\ 9-0"
ELEV. #4 1|,5'-0'%|, 90" 4 9-0" ¥ 9-0" ¥ 9-0" ¥ R/G'\Ffp %> vy
@ ~ /HI. ~
el (el |
O BF. | BF.V. % BF. / '\\ -
3 g RN s : ©
A & WSS 0
2 4 \ o S
9-0" S % | -’/ .\\ i\;??. . EFIEEA.C'
o WATER SERVICE/ TYP. | :L::::::i: )
o PUMP RM. - _ i | 5 e,
O \\ : -
: ® i \ :
) I = —
1510 1/2" 152-11"
1
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BIKE PARKING IN
GARAGE SUMMARY

CLASS 'A' BIKE PARKING
(SEE ENLARGEMENT FOR
BREAKDOWN BY TYPE)
TOTAL =148

CLASS 'B' BIKE PARKING
TYPE 'A1'BIKES =52
TYPE 'D'BIKES =45

303-11 1/2" OVERALL

BASEMENT FLOOR PLAN

SCALE:

1" = 200"

TOTAL =97
©2016 HENSLEY LAMKIN RACHEL, INC.

LEGEND SITE PLAN SUBMITTAL DATE:
12/23/15

E.V. ELECTRIC VEHICLE SPACE CITY REVISIONS 01:

SU.  SHARED USE VEHICLE SPACE 01/25/16

BF.  BARRIER FREE SPACE CITY ROEz\//2I§/I1%)NS 02:

BFV. BARRIER FREE VAN SPACE

COMPACT CAR SPACE CITY REVISIONS 03:

03/16/16

STANDARD SPACES PER ROW

BARRIER FREE SPACES PER ROW

c

®

COMPACT SPACES PER ROW
(#)

#

TANDEM SPACES PER ROW

BIKE RACK TYPES
SCALE: N.T.S.
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A1.0

BASEMENT FLOOR PLAN
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Citizens’ Participation Meeting Report December 18, 2015

Project: The Residences at 615 South Main - Ann Arbor, Ml
Meeting Date: December 9, 2015

Location: Main Library on 5™ Ave.

Time: 6:30pm-8:00pm

The City Planning & Development Services provided a list of addresses to which to mail notices of the
meeting. Approximately 1495 postcards were mailed out to the addresses provided describing the
project and indicating the time, date, and location of the Citizens’ Participation Meeting.

At approximately 6:35pm the meeting was convened by the project architect, J. Bradley Moore, and a
sign-in sheet started for meeting participants to record their presence. He indicate that he had other
members of the project team with him including the project land planner, landscape architect and civil
engineer from Midwestern Consulting, other members of his staff, and a representative of CDG, the
developer. At approximately 6:40pm, with about 55 attendees in attendance, Mr. Moore started the
evening’s meeting by outlining the process and requirements of obtaining site plan approval through
the city’s designated processes. He then made a presentation of the multi-family residential project
proposed for the east side of Main Street from East Mosley north to the existing gas station. He noted
that the new proposal is in compliance with the existing D2 zoning of the property, as well as with the
other recent developments on the west side of Main St. including planned project designations. After
the presentation Mr. Moore opened the meeting up to participants for their questions and comments.

The following is a summary of comments and questions voiced by participants and answers provided
(answers/responses in italics) by Mr. Moore and/or other project team members:

How far will the building be set back from the rail road property? The setback along the east property
line, common to the railroad, will vary but is about 24 to 26 feet at the minimum.

Is it likely that the proposed greenway would be impacted by the development? Mr. Moore stated that
all the proposals he had seen so far had the anticipated greenway route on the other side, the east side,
of the railroad tracks.

Will the market tenants be able to stay on the site to stay part of the community? We are providing
about 5,000 sf of retail space at the corner of S. Main and E. Mosley. This space is intended for
neighborhood/community retail uses such as markets and cafes — we hope that it will be possible for
most of the existing retail tenants on the site to relocate to this space in the salvaged buggy building.

Is the project in the DDA boundaries? Yes

Are the developers buying the lots south of E Mosley that front on Adams to build a parking lot? Mr.
Moore indicated that although one owner of multiple properties on Adams St. who wants to sell 5 or 6
homes there (and who has approached other potential buyers) has approached the developers of the 615



S Main St project they are not interested in buying or developing the properties south of E. Mosley. He
further stated those properties were in a different zoning district and that no zoning district would permit
the demolition of the homes to create just parking as parking alone is not a permitted principle use,
except on city or university owned land, anymore.

Will the project be asking for any public subsidies? No. The developers are investigating whether or not
they will qualify to apply for a Brownfield program that would allow some of the increase in property
taxes to be allocated for environmental clean-up costs. The increase in property taxes on the site when
the proposed project is completed will be approximately 10 times or more than the tax revenue the city
gets now.

How energy efficient will the project be? The project will be designed to be LEED certifiable.

How many residential units will there be in total? The building floor plans are still being finalized but
there will be around 236 units distributed amongst town-homes, studios/efficiencies, micro apartments
(with less than 400 sf), and 2,3,4 & 5 bedroom units with the 5 bedroom units representing only about
only 4% of the mix.

How many bedrooms will there be in total? The building floor plans are still being finalized but there will
be around 530 bedrooms total on all floors.

Who will the units be marketed to? Anyone who wants to live in the downtown area.

How big will the units be? The smallest — the Micro apartments will be less than 400 sf and the biggest
will be around 1,350 sf.

What will the rents be? Rental rates have not been set but will be comparable to rents of other new
dwelling units in the downtown and near downtown areas.

Will there be any parking provided? The project will have about 155 parking spaces in a single level
basement garage which is more than required by ordinance/code. The project team is currently working
to create additional parking on or adjacent to the site to, in part, support the proposed retail component
of the mixed-use project.

A participant asked why the building was pushed up so close to the street. Mr. Moore stated that the
zoning ordinance requires pushing buildings up toward the street. He further indicated that the set-back
along Main St. will be at least as much as the new 618 S. Main St. and in some areas even greater. The
exception will be in the area of the old buggy factory which will be salvaged in its current location with
its current setbacks (except that the front glass and aluminum frame showroom addition will be
removed).

How will the trash pick-up be handled? There will be a common trash room with a compactor and
compact trash bins and recycle carts that will be wheeled to the curb for pick-up along Mosley — this is
the same system used by 618 S Main and other new developments through-out the city.



Will the project require approval from the Planning Commission? Yes, the project will go to the Planning
Commission and City Council for approval.

Are all the parking spaces in the new 618 rented out? We don’t know.

How long will the construction take and when would the first occupancy commence? We estimate
between 13 and 16 month of construction with a start of construct by mid to late 2016.

Have you incorporated any of the suggestions of the Design Review Board? Yes. We have reduced the
number of exterior materials and increased the differentiation between building modules and are
configuring the building to permit pedestrians on the Main S. sidewalk to have a line of sight through the
large windows fronting on Main St. to the interior courtyard.

Have you done shade studies to determine how much sunlight the pool in the interior courtyard will
have? We are in the process of doing such studies but believe the pool will be in full sun for several hours
during the summer when the sun is at a high angle in the sky.

Is the existing utility infrastructure adequate for the project? DTE says yes for theirs. With respect to the
city utilities we believe they are but the city will do computer modeling to verify this once the project is
submitted for staff review. Any deficiencies determined by staff will have to be mitigated by the project.

What will the ceiling height be in the dwelling units? The ceiling heights in the apartments will be
between eight and nine feet.

Will all the traffic coming out of E. Mosley cause a problem on Main St. with all the current traffic on it?
The developers have hired a traffic consultant who is in the process of preparing a traffic study which will
be submitted to city staff.

Is theredata on how many downtown residents own their own cars? Mr. Moore stated he was not
aware of any such statistics for Ann Arbor specifically but there are figures the traffic engineers use. He
said that city staff could be contacted to see if they knew if such data existed.

What will the rental rates be for the retail space on-site? That will be determined between the landlord
and tenants. The developer stated that they understand the importance of the existing neighborhood
retail and are working to find ways to keep existing retail on-site including a favorable rent structure.

Will the outdoor courtyard in the middle of the building be open to the community? For security reasons
the courtyard with the pool and other amenities will be open the residents of the new project and their
guests only.

Will you need to do footing drain disconnects? We will have to do Sanitary Flow Off-set mitigation
according to the city requirements which can include Footing Drain disconnects.

When will the Project come before the City Council? Spring of next year, most likely.



A participant stated that traffic speed of cars on Main St. is too fast and that can lead to accidents. Mr.
Moore stated that the developer is willing to work with the neighborhood in support of any traffic
calming measures the city will agree to.

What will it cost to move existing tenants out and back in.? Mr. Moore stated that that would also be a
point of negotiation between the landlord and tenant. The developer emphasized that they will be
working hard to retain the existing tenants.

How many stories tall is the project, is it seven stories like 618? Our project is six stories over a single
level of basement parking.

Several attendees asked questions about the flooding in the area. Mr. Moore and the project civil
engineer, Mr. Betzold, indicated that there is no flood plain on the site as determined by standard
surveying techniques and in conjunction with MDEQ & FEMA. Mr. Betzold further stated that the site
now has no on-site storm water detention so that all storm water runs immediately off the site (much
directly into the floodplain) and that the proposed project will keep about 75% of that storm water on-
site (per county & city standards) in detention tanks and slowly, gradually, released over time into the
city storm sewer thus improving or reducing off-site flooding.

An attendee asked where the storm water detention areas would be as we had no room for a typical

bowl or basin in the site. Mr Betzold indicated that the storm water would be in vaults or chambers in
the basement of the building. He further stated that the new project would have no more impervious

area than currently exists on the site as most of the site is paved over or has buildings on it.

What are the next steps? Presentation of the proposal for review by city staff and then the planning
commission and lastly City Council.

A participant asked if storm water from the project would add to the problem of sanitary sewer back-
ups into neighborhood homes? Mr. Betzold indicated that the storm water from the proposed project
would not be introduced into the sanitary sewer system which is a separate system from the storm sewer
system.

A participant asked if asked if students will be living in the project? Mr. Moore stated that the project
team fully expected that there would be some students living in the project but that the project is
designed with a very diverse mix of unit types in order to appeal to a much wider more diverse market.

An Attendee stated that this is not the area where undergrads want to live.

A participant asked if there would be many small children living in the project? Mr. Moore stated that
while the owner of the project cannot discriminate against people with children they did not anticipate a
large number of young children in the project.

An attendee asked if the units would be for rent or for sale? Mr. Moore stated that these would all be
rental units as proposed but that the project could be converted to condominium ownership at any point
in the future.



A participant asked if tenants would be subletting their apartments for Air B & B type uses? The
developer stated that the leases would prohibit such subletting and that the security system for the
building would make it not only impractical but very difficult for it to happen as tenants are issued a
limited number of RF key-fob security devices for entry into the project and management tightly controls
this — it is not like the “old days” where tenants could just go down to the hardware store and get extra
keys made.

Will there be on-site staff? There will onsite staff, both leasing and maintenance during business hours
and on-call 24/7 otherwise. Some Staff will likely live on-site.

A participant asked will the tenants have to pay for on-site parking and what would prevent tenants
from taking up street parking spaces. Mr. Moore stated that the tenants would have to pay for on-site
parking and that the developers are negotiating with multiple shared motor vehicle providers to reduce
the need for tenants to own individual cars. Furthermore the project will provide more car parking than
required by code and more bike parking than required. Mr. Moore indicated it was his understanding
that the neighbors in the Old West Side had the ability to get residential parking only designation on
their streets. He further indicated that three bus routes serve the location and that the developers hope
to be able to get a shared bike location on the site, also to reduce the need for individual cars.

A participant asked if the project would permit pets? That is has not been determined.

Another participant requested that the owner have regular meetings with neighbors during
construction.

A participant indicated that they thought the project should have more parking than currently proposed.

A participant suggested a traffic light be installed at the intersection of Mosley and Main to help reduce
accidents.

A participant indicated that they didn’t think the flood plain maps used by the city were accurate.
A participant indicated that they did not like cement siding.

A participant indicated that they would prefer not to see any 5 bedroom units in the project even
though they currently represent only 4% of the units.

An attendee indicated that it was very inconvenient to have so much construction going on in the
neighborhood due to disruption in the traffic flow.

A resident said that the project should have more retail space than just 5,000 Sf.
An attendee requested that some of the street trees to be planted be Oak trees.

Several attendees stressed how important it was to the neighborhood residents that the existing
merchants on the site be retained in the neighborhood and hopefully on the site.



A participant indicated that they hope the units would not be “luxury” apartments but rather more main
stream or “regular”.

A participant stated that in general she like the project but wished the 5 bedroom apartments could be
reduced or eliminated.

A participant stated that he like orangier brick over browner or tan brick.

Another attendee stated that he was glad we had incorporated some of the Design Review Board
comments into the project already.

A participant stated that our project was “stepping into” a situation in that the Old West Side is getting
things like a dance-hall distillery/brewery and the like that OWS residents are not happy about.

The meeting adjourned at approximately 8:25pm as the meeting had progressed well beyond the time
the room had been reserved for. Mr. Moore indicated that he would be happy to receive additional
guestions and comments via the e-mail address listed on the post card mailed out announcing the
meeting. His staff reiterated that participants were encouraged to sign the attendance sheet. Mr.
Moore and members of the design team stayed after the meeting until the library closed at 9pm to
answer additional questions which have been include here.

Public comments made at the Design Review Board, in individual meetings with neighbors, via phone
call or by e-mail included:

Keep the retail tenants on-site!

Make sure that garage ventilation system is positioned towards the railroad so that it won’t disturb
neighbors

Include more retail space than 4,700 to 5,000 sf.
Find a way to get an Arbor Bike bike-share location on-site.
Incorporate patio space on top of the buggy factory building for third story apartment residents.

Find a way to improve E Mosley which is in bad shape and looks “sketchy” like a “back alley”.



Name Mailing Address Phone #
E-mail address
% //AM&{—% hooesarl KiegopiAdbo (P XA 570, Cory
Juwlie [eatherbe—c Tlie v @ iyl cheedo
%()bf’//'f @oﬂﬂ/éM%-m rg/fe’)lm!é’ép ?dﬁf% Livk yef
| VL /Qc/c?/m; /44/{,
Susan Pare/s Ann Aogor 48/0¢
1719 WINSTED BLVb . fI ¥ F5/03
Dé/\//dis &/ﬂ"ﬁ/ 4/%/4_. @ ol . Lom
&;gn/ 77% /% &Mszzﬁﬁf/%éﬂﬁ A9l 47 RS

-,«ovgfa o WMW

L Bg(/{/// CHrassm aa

LY o 5T Ay A2

YRR Hmiel, el

R\ Tee

D\ Lo By,

Reberk Fouser

£\d <. ﬁél’\&xfu« St Aun Brbec U063

KagoshiwaabooB) gmail.con

) Hoe [+

| 907 Aplbopr viewd Pled. 7803

2 H LT e A DGAMANL < Lol

N

C\(' (\'H/\{o(‘o’ et @é J

e\e.oqac:\”

&Cl% S.MAIN



Name r Mailing Address Phone #
(Zcy 5 Wing E-mail addressCecsfeis, ) 7 comyml. net 754 (786 72,
- g (734 e4-ELy

Susan Seth

5/ So7 He %&/}0&«

T3¢~ L8 Teo2p

RAY  Drr—Egk

ROVE+7eR@ UMt EDD

N

\S%S&m LQW}@SS”

Sl less @ amer fedh cnet

D 3L 6E- V620

Ko«mﬂ-f‘}%(@%@“(‘\ Lon,

Hﬂ“& » ‘\D V:‘c% {\)\‘G

$5¢4 Uildla D Y2109

(D (rs ) fg;@m@k

00 3 - spencer (@) gmail.Com

N@ bl&k\n\braak) @ gb;&okmh e\

ek b@omich . e

muf)/w/? [’?ﬂ”dy

mainstmile 2 sheglpbal. net

KEN (W2 DLAN

wad k) o) yahoo - covmn

734062 L7903

Padara Stoer

24 E37Y 35L

Qar\y ara i 'éé”!%éé?/m ;h con




Name

Mailing Address

E-mail address

Phone #

lauva Stroweé

1327 Bmzzzdwe@f N 4L/05—
AE K s T @ % Ahoo. Lom

Movtz

S S Ashlesy A= 4810%

D mevtz (R . k’(lf W

Jraney ver

525 & /rfzfﬂc\r

&«@M\m

KIANE . STt E=  VEI T A 41/%/4)/ + 2041

Cordle777@ 40Q e

(734)663% 6772

@2 bt %W,ex s deon frelood IMT 48ok-3202
A 524 S. Fiest ST B - BRI/ 08
Ma_fq aﬁ\u\bciz? */Ajams%, polen® wmish.edu

i M@ (i uio

B Arcud 05

7
Pk Sk

rystar & concat, o

Diane Giangoly

o

dgfa/z 10 /4 PSBcC fghal. 72T

Nucls— Eveaso

> GUS. WMA> @ GMAIL - Colu

\-s s> S |7

/u,mﬁw 2 24K @ 2V

\oﬁ\z.aqxac:\"



Name

M1y Aza,é?/zgoa

Mailing Address

E-mail address [NM1cHAs ( RAGTE SN, Tonn

Phone #
Z3-36- 998

.._-—-«a-« ——

Tﬁi m e

21 Hdams ﬁi\/mu&\ HZ Ao

WVN\@(&&WVL%MMV ZZ(D 0\\/\/\%\ CD IV

124 S4S -066T

% oA l;\(x:éf) N

1600 Neakhom DT 40 =

\eo:tom @ &Z;\c\/ MO\

N3Gl TR

Klaw Conmo

fo% @me (Pee Dy

leconno—1 04 @@roxacﬁﬁa '\/\6&

A Haber

M 9}-?6&@ Q@ Uwhs e « £d

23 E61 ¥96 %

TN kké RSOV T2-

dod Mack thawnab 1 o3

h@nm(f\e (‘%Em?“h/ @ Intwail: ¢ o,

T3 Y565365

Naren et

920 o Mandbo SE - che\san US3||B

pmeuplest e ey wdh20, oo

Py 272-290\

rive g Jrciw\\@? mail Lo

T\\’ﬁ& M\{”C‘\’QH
Fal VD asore

o Yifmm%'xifn @nﬁ%wa (oM




Name Mailing Address—~= 5 {.\ s\. /\Z RS2, Phone #
%A\Wm\/\% \/\c)\ Cn\rcw:& E-mail address> N\ v STOG N\ - Qi)
e Ootman P MQQ\/)@%W@
QN\ \WQ(’)QF ann. wa%af@ MM« CEWN

sk S, el A—E103

6\\&\!77 omich . o A

@c‘;ﬁmf\ \/1 Viug sjm/)

= (7 Bu,wz(?ﬁr z_ UgI0O=

o e NV S\ 2€ (<0 N OIMIAET NET

S Mass

So2. S, Adiley s+ YUx103

/
oS . Sovaln &) U G, GXYcul gOWN

Christme Crockere

Al Efac/iT S Ygn#

GA 75 100 C%@Cz(éo L’f & &mdé// Corr -

/\uq millef

319 W /W@gt’w éfg/ 0=

pord im, //MP b a//ﬂ bt ned .

\Jo (mmm\ GFDQJ&( A

1200 S Forest N&) Ak 4fi0y

o DS N GWHMCA ?vmm( t (o)

é ’C/Wv\ @DL_A( &,«\)

/o;u Pﬂmﬁfd Doan Bebhee wet YF)0R

c»”\\ e,vwx,\b c&&'«@ \_/&Lao Loy

Janis App leton

?Z? Crest /3(7—* TEIOR

;\\@@0\32,2_@ Sy P COMNy

Cﬂ&\v%\“\kg\é W&v /\@ﬂ 7L/‘V)

550 - STh St

?aéa&vke,nfzn & a;ffff’}ef

7) alias fgore

(618 Jpwtle Buel 48104

Aaliesméon@sbeqlobad nel




ANN ARBOR DESIGN REVIEW BOARD

Recommendations and Comments Report

MEETING DATE: November 18, 2015

PROJECT: The Residences at 615 South Main
Project No. DR15-007

ADDRESS: 615 South Main Street

SUMMARY:

The Board felt that the development was marginally consistent with the applicable
design guidelines, falling short in the areas of building modules/massing and building
materials.

REPORT:

Boardmembers Burns (Chair), Mitchell, Kinley, Perkins, and Gibb-Randall were in
attendance. Kinley recused himself from the discussion, citing a conflict of interest.
Staff included Alexis DiLeo.

Brad Moore, architect, and Brant Stiles, developer, introduced themselves as the design
team and described the proposed development at 615 South Main Street. Moore said
an important design goal was to find a way to active the street.

Boardmembers asked about saving and reusing the facade of the original buggy
factory. The design team explained it is not required and they simply wanted to do it.
The internal structure is wood and is not salvageable, but the facade will be preserved
in place. The existing aluminum storefront addition will also be removed.

Mitchell noted the design is inward-focused and with the new building across the street
creates an “eye of the needle” viewscape at this gateway location. Moore agreed and
felt that was another reason to keep the historic facade and provide a 10-foot front
setback.

Mitchell also asked if other geometries were considered, such as a C or U-shaped
building. He felt that the courtyard style was a literal and figurative cool design
especially well suited to warm climates before air conditioning. The proposed
development, however, lacks any views into the courtyard. Burns added that without
knowledge of the courtyard, the development seemed too massive and uncomfortable.
Other Boardmembers further commented about the massive appearance caused in part
by the closed courtyard. Gibb-Randall inquired about a shade study, saying the pool
may be in perpetual shade and encouraged opening the south end of the building to
allow light into the courtyard.
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Moore and Stiles offered to reconsider the design.

Burns appreciated the effort to break up the building’s mass but felt the team was
relying too much on material changes to do so. She commented one does not know
where to look and recommended simplicity. She, and other boardmembers, did not
think that every piece needed to be so varied, and would prefer to use massing to break
up the lengthy facade rather than a changed in materials.

Gibb-Randall appreciated keeping the historic factory facade but felt it was not
incorporated well into the overall design. She mentioned it seemed tacked on, was not
cohesive, and the new portion was not informed by nor responded to its design.

Perkins felt the current design made the historic factory fagade an orphan and
compared it to the new downtown hotel at 116 West Huron Street with the old bus depot
facade. He was all for keeping the facade but felt it needs to be integrated and
connected.

Mitchell returned to the building massing, wanting the massing broken with volume
rather than materials. Burns wondered if there were further opportunities to add another
story for better design since the proposed development was already anticipating
planned project modifications.

Prepared by Alexis DiLeo, City Planner
January 20, 2015



DRAFT 5/12/2016

615 SOUTH MAIN DEVELOPMENT AGREEMENT

THIS AGREEMENT, made this ___ day of , 2016, 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 Collegiate Development Group, a
. with principal address at 7711 Bonhomme Avenue, Suite 625, St
Louis, Missouri, 63105, hereinafter called the DEVELOPER, witnesses that:

WHEREAS, the DEVELOPER owns or has a right to purchase certain land in the City of
Ann Arbor, described below and site planned as Arbor Hills Crossing, and

WHEREAS, the DEVELOPER has caused certain land in the City of Ann Arbor,
described below to be surveyed, mapped and site planned as 615 South Main, and desires site
plan and development agreement approval thereof, and

WHEREAS, on , 2016, City Council approved the 615 South Main
Planned Project Site Plan (“Site Plan”) and the 615 South Main Development Agreement
(“Agreement”) pursuant to a resolution adopted on that date, 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 insure that all of the improvements required by pertinent
CITY ordinances and regulations be properly made, and that the DEVELOPERS will install
these improvements prior to any permits being issued.

THE DEVELOPER HEREBY AGREES:

(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 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
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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.

(P-4) Toinstall all public water mains, public storm sewers, and public sanitary sewers
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 for the vertical
improvements shown on the site plan. The final course of asphalt paving shall be completed
prior to the issuance of the final certificate of occupancy.

(P-5) 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-6) 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
full force and effect during construction of the public improvement(s) and until notice of
acceptance by the CITY of the Improvements.

(P-7) 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-8) For the benefit of the residents of the DEVELOPER'S development, to make a park
contribution of $140,000 to the CITY Parks and Recreation Services Unit, prior to the issuance
of the certificate of occupancy, for improvements to nearby parks.

(P-9) To construct, repair and/or adequately maintain the private on-site storm water
management system. After construction of the private on-site storm water management
system, to maintain it in perpetuity. Any proposed changes to the system must be approved by
the City of Ann Arbor Systems Planning and Planning and Development Services Units. If the
DEVELOPER fails to maintain any portion of the system, the CITY may send notice via first
class mail to the DEVELOPER, at the address listed above, requiring it to commence and
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complete the maintenance 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, within the time set
forth in the notice. If the CITY completes the work, and the costs remain unpaid by the
DEVELOPER 60 days after notice via first class mail, the CITY may bill the DEVELOPER for
the total cost, or assess the property as provided in Chapter 13 of Ann Arbor City Code.
Provisions for maintenance and responsibility for the storm water management system, included
by the DEVELOPER in the master deed.

(P-10) 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-11) 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 techniques to ensure that future tenants will not be exposed to noise sources
in violation of Chapter 119.

(P-12) To include the elevation drawings, as submitted to City Council, as part of the
approved site plan 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, as determined by the Planning Manager or designee, that those
changes be brought back to the City Council for approval. The DEVELOPER is required to
submit signed and sealed drawings to staff reflecting the elevations, setbacks, aesthetics,
materials and site plan approved by City Council.

(P-13) To maintain the landscaped areas in the right-of-way abutting the property along
South Main Street and Mosley Street consistent with the approved site plan.

(P-14) To remove snow per City clearance standards along E. Mosely Street, including
the surface parking area and, as necessary, to coordinate with the car share provider to ensure
that snow is removed from the car share spaces.

(P-15) Prior to the issuance of the grading permit to construct the site plan, to enter into
and to record a 20-year easement with the property owner of 601 South Main Street, with terms
subject to approval of the City Attorney’s Office, for vehicular and pedestrian the egress to East
Madison Street, as shown on the approved site plan.

(P-16) As part of the application for the first building permit, to provide documentation
from an independent, qualified professional that verifies that a minimum of two points has been
achieved under the U.S. Green Building Council Leadership in Energy and Environmental
Design (LEED) Energy & Atmospheric Credit No. 1, the most recent version in effect at the date
of this agreement, using an industry standard software energy modeling tool (EQUEST or
equivalent). Further documentation or verification from an independent, qualified professional
that the building achieves the two points shall be provided by the DEVELOPER prior to any
request or issuance of a first certificate of occupancy.



(P-17) 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-18) Prior to application for and issuance of certificates of occupancy, to disconnect
37 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 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, or to provide mitigation to offset the increased
sanitary flow as required by any City Council-approved amendments to or replacement of 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. These disconnections are to be performed within the High Level Trunkline
sewershed, upstream of where the development flows connect to this trunkline (intersection of
Ashley Street and Madison Street; City MH ID 71-70680). The DEVELOPER, however, 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-19) DEVELOPER is the sole title holder in fee simple, or has a purchaser’s interest of
the land described below except for any mortgage, easements and deed restrictions of record
and that the person signing below on behalf of DEVELOPER has legal authority and capacity to
enter into this agreement for DEVELOPER. DEVELOPER shall acquire sole title in the land
described below prior to the issuance of building permits or commencement of construction of
the Site Plan. Further, DEVELOPER shall submit a request to the City Assessor to combine the
tax parcels into a single tax parcel prior to issuance of building permits.

(P-20) 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-21) Prior to the issuance of building permits, to dedicate a public access easement
along the east side of the site as shown on the approved site plan.

(P-22) Prior to the issuance of a certificate of occupancy, the DEVELOPER agrees to
provide all necessary access easements and enforcement measures necessary to provide
access to the two car-share spaces in the below grade parking lot.

(P-23) Prior to the issuance of any permit, to submit a complete survey and legal
description for the entire site to the satisfaction of the Public Services Area. The survey shall
comply with the recording requirements of the Washtenaw County Register of Deeds and Ml
Public Act 132 for Certified Surveys.

(P-24) 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
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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-25) 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.

THE CITY HEREBY AGREES:

(C-1) In consideration of the above undertakings, to approve the 618 South Main
Planned Project 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 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 Administrator 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:

615 SOUTH MAIN — LEGAL DESCRIPTION
LEGAL DESCRIPTION OF A 1.98 ACRE PARCEL OF LAND

LOCATED IN LOTS 4, 5 & 6, B6S, R4E,
CITY OF ANN ARBOR, WASHTENAW COUNTY, MICHIGAN



Beginning at the NW Corner Lot 4 of Assessor’s Plat No. 30, as recorded in Liber 9 of
Plats, Page 34, Washtenaw County Records,

thence S 89°46'50” E 182.47 feet (182.59 feet recorded) along the North line of Lot 4 of
said Plat;

thence S 23°32'00" E 326.14 feet (S 23°32’40” E 326.17 feet recorded) along the
Westerly right-of-way line of the Ann Arbor Railroad,;

thence N 88°59'30” W 30.00 feet along the south line of Lot 6 of Assessor’s Plat No. 30;
thence S 01°00°'30” W 1.20 feet;

thence N 89°36'41” W 355.50 feet (N 89°35’30” W 355.30 feet recorded);

thence N 35°51'17” W 6.30 feet (N 42°49'00” W 5.40 feet recorded);

thence N 88°59'30” W 3.77 feet (4.00 feet recorded);

thence N 15°20'00” E 303.60 feet along the Easterly right-of-way line of South Main
Street to the Point of Beginning. Being a part of Lots 4, 5 and 6 of said Assessor’s Plat
No. 30 and containing 1.98 acres of land, more or less. Being subject to easements and
restrictions of record, if any.

Together with and subject to an easement for ingress and egress from South Main
Street, described as follows:

Commencing at the Southwest corner of Lot 6 of Assessor’s Plat No. 30, as recorded in
Liber 9 of Plats, Page 34, Washtenaw County Records, thence N 15°20'00” E 44.79 feet
along the Easterly right-of-way line of South Main Street to the Point of Beginning,
thence continuing N 15°20°'00” E 11.31 feet along said right-of-way line;

thence N 89°53'00” E 87.24 feet;

thence S 00°07'00” E 11.00 feet;

thence S 89°53'00” W 90.28 feet to the Point of Beginning.

Being subject to:

The terms, provisions and easement(s) contained in the document entitled “Joint
Underground Right of Way Agreement” recorded September 27, 1990 as Liber 2441,
Page 54 of Official Records. (As to parcel no. 09-09-29-431-011)

The terms, provisions and easements contained in the document entitled “Warranty
Deed” recorded November 19, 1962 as Liber 1009, Page 252 of Official Records. (As to
parcel no. 09-09-29-431-011)

The terms, provisions and conditions contained in that certain Release of Right of Way
recorded in November 15, 1949, Liber 526, Page 88. (As to parcel no. 09-09-29-431-
011)

Building and use restrictions and other terms, covenants, conditions and easements, but
deleting any covenant, condition or restriction indicating a preference, limitation or
discrimination based on race, color, religion, sex, handicap, familial status or national
origin to the extent such covenants, conditions or restrictions violate 42 USC 3604 (c),
disclosed by instrument recorded in Liber 705, Page 613. (As to parcel no. 09-09-29-
431-011)

Release of Right of Way granted to County Drain Commissioner of the County of
Washtenaw disclosed by instrument recorded in Liber 526, Page 365, Washtenaw
County Records. (As to parcel no. 09-09-29-431-011)

Land Contract and the terms, covenants and conditions thereof between Dan’s Soft
Touch Auto Wash, LLC, a Michigan limited liability company, as Vendor and Malakeh
Properties LLC, a Michigan limited liability company, as Vendee, disclosed by



Memorandum of Land Contract recorded in Liber 4913, Page 241. (As to parcel no. 09-
09-29-431-012)

The terms and provisions contained in the document entitled “Warranty Deed” recorded
September 16, 1977 as Liber 1615, Page 492 of Official Records. (As to parcel no. 09-
09-29-431-012)

The terms, provisions and easements contained in the document entitled “Warranty
Deed” recorded February 21, 1964 as Liber 1060, Page 256 of Official Records.

Parcel ID #: 09-09-29-431-011

(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.

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

By:
Christopher Taylor, Mayor

By:
Jacqueline Beaudry, City Clerk

Approved as to Substance:

Tom Crawford, Interim City Administrator

Approved as to Form:

Stephen K. Postema, City Attorney



COLLEGIANT DEVELOPMENT GROUP

By:
Brandt Stiles, Co-Founder

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 )

) ss:
County of )
The foregoing instrument was acknowledged before me this day of , 2016 by
Brandt Stiles, Co-Founder of Collegient Development Group, a , 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
Post Office Box 8647
Ann Arbor, Michigan 48107
(734) 794-6265
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