PLANNING AND DEVELOPMENT SERVICES REVISED STAFF REPORT

For Planning Commission Meeting of August 5, 2020

SUBJECT: Veridian at County Farm PUD Zoning and Supplemental Regulations
Project No. Z19-013
Veridian at County Farm North Site Plan (Avalon)
Project No. SP19-038
Veridian at County Farm South Site Plan (Thrive)
Project No. SP19-039
2270 Platt Road

PROPOSED CITY PLANNING COMMISSION MOTION

The Ann Arbor City Planning Commission hereby recommends that the
Mayor and City Council approve the Veridian at County Farm PUD Zoning
District and Supplemental Regulations.

PROPOSED CITY PLANNING COMMISSION MOTION

The Ann Arbor City Planning Commission hereby recommends that the
Mayor and City Council approve the Veridian at County Farm North Site Plan
(Avalon Housing) and Development Agreement, subject to land division
approval prior to applying for any permits.

PROPOSED CITY PLANNING COMMISSION MOTION

The Ann Arbor City Planning Commission hereby recommends that the
Mayor and City Council approve the Veridian at County Farm South Site Plan
(Thrive Collaborative) and Development Agreement, subject to land division
approval prior to applying for any permits.

STAFF RECOMMENDATION:

Staff recommends that the Veridian at County Farm PUD Zoning District and
Supplemental Regulations be approved because the uses, physical characteristics,
design features, and amenities proposed provide a beneficial effect for the City, could
not be achieved under any other zoning classification, will not have a detrimental effect
on public utilities or surrounding properties, provides adequate justification for deviating
from the master plan future land use recommendation, provide sufficient analysis and
justification in the supplemental regulations, and provides acceptable circulation.
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Staff recommends that the Veridian at County Farm North Site Plan and Veridian at
County Farm South Site Plan each be approved because the contemplated
developments comply with all applicable state, local and federal law, ordinances,
standards, and regulations; the developments limit disturbance of natural features to the
minimum necessary to allow a reasonable use of the land; the developments will not
cause a public or private nuisance and will not have a detrimental effect on the public
health, safety, or welfare; and the proposed uses are consistent with the proposed PUD
Supplemental Regulations.

LOCATION:

This 12.8-acre site is located on the west side of Platt Road between Washtenaw Avenue and
Huron Parkway. It is currently part of a larger Washtenaw County owned parcel and will be
divided from that parent site upon zoning and site plan approval in accordance with a purchase
and development agreement with Washtenaw County. Ward 3.

SUMMARY:
The proposed project includes three petitions.

1) Rezoning: A petition to rezone a 12.8-acre site from PL (Public Land) to PUD (Planned
Unit Development) and Supplemental Regulations for a mixed-type residential
development with community spaces, accessory retail, and advanced sustainable
construction methods, including a significant percentage of affordable housing.

2) Site Plan (North): A site plan for a 50 affordable apartment homes in 9 two-story’
buildings on a 4.4-acre site.

3) Site Plan (South): A site plan for 99 homes including detached, attached, and
apartments, and community buildings on an 8.4-acre site with advanced sustainability
and efficiency.

PROJECT DESCRIPTION:

Existing Conditions — A 12.8-acre site is part of the County Farm Park site. The subject site
fronts Platt Road just north of Huron Parkway and was the location of a now-demolished
juvenile detention facility and court facility. The Washtenaw County Board of Commissioners
first entered into a process to determine the preferred use of the site, and then issued a request
for proposals to develop it for primarily residential use, including some affordable housing.

! Original report indicated three-stories; the residential buildings are two stories and the community building is one
story. Corrected here and throughout the staff report.
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The site is generally flat with a slight downward slope to the southeast. It is open except for
some trees near the former buildings and parking lot, and old hedgerows.

PUD Zoning District and Supplemental Regulations — A joint petition to rezone the site from PL
(Public Land) district to PUD (Planned Unit Development) has been submitted by the
development team. Supplemental Regulations have been prepared (attached), as required, to
establish the use, density, height, placement, off-street parking, landscaping, and other
development regulations for the proposed PUD district.

These PUD Supplemental Regulations were written to enable the proposed development while
requiring the features, amenities and community benefits that support and justify the PUD
Zoning designation to be realized and maintained. There are three predominant benefits of the
PUD zoning designation that justify the request (see PUD Development Program, attached):
affordable housing, mixed-income residential development, and sustainable living. All 50
dwelling units on the north portion of the site will be affordable housing, approximately one-third
of the total number of dwelling units in the PUD district. All of the approximately 99 dwelling
units on the south portion of the site will be market rate units but in a variety of sizes and
configurations ranging from detached houses to a micro-apartment building. This variety of
housing on the south portion creates a unique mix of types and price points and, particularly
when combined with the affordable housing on the north portion, provides a mixed-income
residential neighborhood. The proposed supplemental regulations do require the UDC-specified
15% of affordable units on the south portion in the event that this component proceeds prior to
or independent of the north portion.

The proposed PUD district seeks to be an environmentally sustainable development in the city
by committing to all electric utilities, with no gas supply to the site and no gas-powered
appliances, utilities or equipment. The South Site Plan (Thrive) is registered as a Living
Community Challenge project (a rigorous and inspiring green-building standard) and has
committed to developing renewable energy. The North Site Plan (Avalon) will achieve
Enterprise Green Certification.
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Community-oriented design is a key principle of development with the proposed PUD district.
Buildings are arranged in a compact, clustered arrangement allowing for more public open
spaces and green infrastructure. Usable front porches facing greenways, entrances facing
drives and gathering spaces, open space greenways linking into County Farm Park, and a
sense of neighborhood are design amenities proposed in the development and addressed in the

PUD Supplemental Regulations.

The south portion has a local retail farm store, walkable to residents and neighbors. A restored
barn will be relocated to the site for repurposing as a multi-functional community space.

The PUD Supplemental Regulations divide the district into two components, North and South.
Some regulations are unique to each component, some are applicable to both components. A
summary of the regulations is provided in the below.

Summary of Veridian at County Farm PUD Supplemental Regulations

North (Avalon) Component | South (Thrive) Component

Principal Uses

Residential Dwellings

Accessory Uses

District: Community Center, Child Care Center, Office, Private
School, Personal Scale Solar Energy, Solar Energy System
South Only: Retail, Restaurant, Outdoor Sales, Personal Services

Density 16 dwelling units per acre
Floor Area 6,000 square feet accessory uses | 24,000 square feet accessory
uses
Minimum 10 feet from Platt Road
Setbacks Minimum 20 feet from North and West boundary
Minimum 50 feet from South boundary
Building spacing as required by Building Code
Height Maximum 45 feet
Maximum 2 per dwelling unit
. Maximum 1 per 500 SF nonresidential uses
Parking

Bicycle parking per Unified Development Code (Note, the petitioner
has proposed minimums as well)

Landscaping and Buffer

Conflicting Land Use Buffer added as requirement along West and
North (not required by UDC);
Enhanced Conflicting Land Use Buffer along South;
At maturity, deciduous trees to shade 50% of vehicular use area
surfaces

Affordable Housing

All residential dwellings in North must be affordable housing per
UDC (affordable to households at or below 60% area median
income); 15% must be affordable housing in South in the event that
North component not realized.

Community Design

Community-oriented design principles of the Master Plan Land Use
Element are required in the district

Sustainability

North development must achieve Enterprise Green Certification
South development must be registered as Living Community
Challenge project
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North Site Plan — Avalon Housing, Inc. proposes a site plan for the northern 4.4-acre portion of
the site. Consistent with the proposed PUD Supplemental Regulations, 50 affordable housing
units will be constructed in nine 2-story buildings. Highlights of the site plan (layout, landscape
and building plan sheets attached) include:

e Stacked flats and townhome housing units.

¢ Interconnected sidewalks, front porches, front doors facing streets and greenways.

e Community building located adjacent to South component.

¢ One of the two entrance drives to the development is located on the north site. A private
main drive circulates through this portion of the development and continues through the
south portion.

e Surface parking is provided for each dwelling unit. Additional spaces are located parallel
to the main drive.

e A traditional conflicting land use buffer is provided along the north and west sides of the
development.

o Storm water management is proposed in a pipe system underneath the parking areas.

e The development will provide one pedestrian activated crossing signal at Platt Road (for
a total of two pedestrian crossings of Platt Road).

of Awcion Hous

Figure 2 - North Site Plan (Avalon) with Landscape .Notes

South Site Plan — Thrive Collaborative proposes a site plan for a variety of residential units and
accessory retail use on the 8.4-acre south portion of the site. Highlights of the site plan (layout,
landscape, and building plan sheets attached) include:

e 16 “Village” homes
e 42 Townhouse homes
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Figure 3 - South Site Plan (Thrive)

30 Walk-up Flats

11 “Nest” micro-unit apartments

Farmhouse building

Barn

Garden shed and bike shed

Interconnected sidewalks including direct connection with path in County Farm Park,
front porches, front doors facing streets and greenways.

One of the two entrance drives is located on the south portion of the site. A private main
drive circulates through this portion of the development and continues through the south
portion.

A storm water management system is proposed to infiltrate all stormwater into the
ground through interconnected rain gardens and bioswales and a significant amount of
pervious pavement. Storm water management is outside of the scope of the proposed
PUD district and Supplemental Regulations but the system is demonstrative of the
proposed PUD development’'s commitment to sustainability.

The development will provide one pedestrian activated crossing signal on Platt Road (for
a total of two new crossings).
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BACKGROUND:

The Washtenaw County Board of Commissioners (BOC) formed a Community Advisory
Committee in 2013 to help determine disposition of this portion of the County Farm Park. The
BOC accepted the committee’s recommendations in 2014 and then the committee continued to
support planning and outreach. A multi-day community design process, in the form of a
charrette, was held in 2014. The BOC adopted the Housing Affordability and Economic Equity
report in 2015 as well as finalized the desired outcome when disposing the Platt Road site. A
request for proposals was issued and six proposals were received in 2016. Three applicants
were chosen to make presentations to the BOC. The Thrive Collaborative and Partners group
was chosen by the BOC in August 2017 as the best qualified bidder to develop the site.

Thrive Collaborative and Avalon Housing submitted a joint PUD Zoning District petition and
individual site plan applications on October 21, 2019.

MASTER PLAN REVIEW:
Eight documents constitute the elements of the City Master Plan:

Sustainability Framework (2013)

Land Use Element (2009)

Downtown Plan (2009)

Transportation Plan Update (2009)

Non-motorized Transportation Plan (2007) and Update (2013)
Parks and Recreation Open Space Plan (2016-2020)

Natural Features Master Plan (2004)

Treeline Allen Creek Urban Trail Master Plan (2018)

N WN =

Together, the Master Plan elements seek to guide the City towards sustainability, conservation,
and increasing livability, affordability, transportation choices, and denser, mixed uses on vibrant,
active friendly streets. There is no specific future land use recommendation for this site in the
Land Use Element as, generally speaking, this plan does not plan for publicly owned lands.
However, Washtenaw County, the owner of the site, organized a community-driven design
process to determine the desired use of the site when they dispose of it.

The design and principles developed and/or affirmed through the Platt Road charrette process
included: integrating with the neighborhood, mixed-income development with affordable and
moderately priced housing, nonresidential uses that would be accessory and supportive to the
neighborhood, varied housing types and forms for all ages and stages, utilizing green
technologies and sustainable design (storm water management, green energy, limiting use of
impervious surface), reduced auto-dependency, embracing alternative transportation (walking,
biking, transit), and promoting a pedestrian-oriented development patter.

PLANNED UNIT DEVELOPMENT PROCESS:

Section 5.29.10 of the UDC provides for PUD zoning to obtain more flexibility in development
than is provided by the standard zoning districts within certain limitations and meeting certain
criteria.


https://drive.google.com/file/d/0BxcjjJf1zBKRWFZURWRpcXByNWc/edit?usp=sharing
https://drive.google.com/file/d/0BxcjjJf1zBKRWFZURWRpcXByNWc/edit?usp=sharing
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Limitations of PUD zoning flexibility include increases, decreases or elimination of just three
development standards: use regulations and area, height and placement regulations; off-street
parking regulations; and landscaping, screening and buffering requirements. (Development
standards for storm water management and soil erosion, natural features, and signs are not
eligible for flexibility.)

The PUD process involves five steps as set forth in Section 5.29.10.C. Each step is listed below
with staff commentary.

1. Citizen Participation — A citizen participation meeting was held on July 17, 2019 and
attended by approximately 50 people. The applicant’s report on this meeting is attached.
In addition, although outside of the PUD process, the Washtenaw County Office of
Community and Economic Development sponsored a three-day design charrette on
August 26, 27 and 28, 2014 to craft a community-driven design and plan for the site.
More information on the charrette can be found here.

2. Pre-Application meetings with staff — were held as needed to prepare the required
materials.

3. Pre-Application Conference with Planning Commission — The applicant team discussed
the proposed project with the Planning Commission at its July 9, 2019 working session.
Renderings and an overview of the project were included in the meeting packet.

4. PUD Zoning District Review — This step involves determining consistency with, or the
appropriateness of deviating from, the City’s adopted plans and policies and the
suitability of adopting the supplemental regulations as part of the zoning ordinance.
Once reviewed by the Planning Commission and approved by City Council, the property
is zoned to a PUD district and use and development of the property is regulated by the
Supplemental Regulations and any other applicable code requirements.

5. PUD Site Plan Review — Site plan approval is required for issuance of any permits to
development property. In the case of property in a PUD district, the standards for PUD
Site Plan Review are similar to a standard site plan and include compliance with the
adopted PUD Supplemental Regulations in addition to any other applicable code
requirements. For the proposed project, steps 4 and 5 have been combined and are
being handled simultaneously.

PLANNED UNIT DEVELOPMENT ANALYSIS:

As set forth in Section 5.29.10.F of the UDC, the Planning Commission may recommend
approval and City Council may approve a PUD Zoning District and Supplemental Regulations
based on the following standards:


http://www.plattroad.com/
http://www.plattroad.com/
http://a2gov.legistar.com/View.ashx?M=F&ID=7523420&GUID=098DF697-628D-46ED-86A2-9578097D8B9B
http://a2gov.legistar.com/View.ashx?M=F&ID=7523420&GUID=098DF697-628D-46ED-86A2-9578097D8B9B
http://a2gov.legistar.com/View.ashx?M=F&ID=7523422&GUID=4B64CA01-B5DC-4B8F-B26D-AABD2BEE6BDC
http://a2gov.legistar.com/View.ashx?M=F&ID=7523422&GUID=4B64CA01-B5DC-4B8F-B26D-AABD2BEE6BDC
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1. The proposed district offers a beneficial effect, such as a) an innovative land use
or variety in design; b) economy and efficiency of land use, natural resources,
energy, services, or utilities; c) open space; d) preservation of natural features
that exceeds minimum requirements; e) employment and shopping opportunities;
f) affordable housing; g) use/reuse of existing sites and buildings.

2. The beneficial effect cannot be achieved under any other zoning classification
and is not required by other codes or regulations.

The uses are not detrimental to public utilities or surrounding properties.

The proposed uses are consistent with the master plan or are a justifiable
departure.

5. If applicable, residential densities must be consistent with the master plan or
underlying zoning, but additional density is allowed in order to provide affordable
housing.

The Supplemental Regulations contain certain required sections and information.

Transportation for all modes is safe, convenient, uncongested, and well-defined
and alternative modes are encouraged and supported.

8. Any disturbance to natural features or significant architectural features is limited
to the minimum necessary and the beneficial effects are greater than any
negative impacts.

Staff Comments — The proposed PUD Zoning District meets all of the standards for approval.

Staff finds the proposed project provides several of the sample beneficial effects, notably “an
innovation in land use and variety of design, layout and type of structures that furthers the
stated design goals and physical character of the adopted land use plans and policies;”
economy and efficiency of land, energy and utilities, affordable housing, and reuse of an
existing site “that contributes to the desired character and form of an established neighborhood.”
The purpose of the proposed PUD is to develop the site in an innovative manner with a variety
of housing types as a mixed-income neighborhood using emerging best practices for
sustainable construction and sustainable living. This innovation, along with the dedication of
affordable housing, are the most compelling reasons to approve the proposed PUD but its
additional benefits are equally worthwhile and should not be discounted. The proposed
development has sufficient density and proximity for public transit use; is near employment and
retail centers; maintains a comparable scale and density to established residential
neighborhood. Staff also note the proposed development is in keeping with the goals
established through the community-driven design process created for this site and the basis of
the Washtenaw County BOC’s winning bid award.

The proposed PUD development is certainly one that cannot be achieved by a standard zoning
district and will not have a detrimental impact on either public utilities or surrounding properties.
The proposed use is not consistent with the master plan land use recommendation for
continued publicly owned land, but is consistent with all other elements of the master plan
regarding sustainability, transportation, nonmotorized transportation, climate action, and
housing affordability, and is consistent with the community-driven planning effort led by
Washtenaw County for the future use of this land.
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Affordable housing is a significant and integral part of the proposed PUD. The proposed
Supplemental Regulations include analysis and justification sufficient to determine what the
purported benefit is, how the special benefit will be provided, and performance standards by
which the special benefit will be evaluated.

Safe, convenient, uncongested, and well-defined vehicular and pedestrian circulation is
provided within and to the proposed PUD district and, further, the development encourages and
supports alternative modes of transportation. Finally, disturbance to existing natural features
has been kept to a minimum.

DEVELOPMENT REVIEW TEAM COMMENTS:

Planning — Staff have analyzed the proposed PUD zoning and Supplemental Regulations, and
have reviewed the proposed site plans, and found all to comply with the standards of approval.
Other staff on the development review team have generally found the site plans comply with
applicable development requirements, with the specific exceptions noted in this section:

The proposed project will further many of the goals expressed in the various Master Plan
elements and the community-design driven principles identified for the site. Staff hope these
developments will demonstrate and encourage other new projects to consider and incorporate
the unique, innovative, and desirable characteristics of the PUD district into their standard
district developments. Perhaps, as well, the Veridian at County Farm development will serve as
a model for amending some development standards to make a mixed type, mixed income,
sustainable community easier to realize.

Development agreements have been drafted for each site plan to address performance
standards as well as construction coordination in addition to typical provisions.

Sustainability & Innovations — The proposed district and developments within it have numerous
design elements identified as supporting the A2Zero Plan and its carbon neutrality goals. Staff’s
full analysis of the North Site Plan is here and the South Site Plan is here.?

Engineering — South Site Plan (Thrive) — Staff continue to work with the applicant’s engineers
and designers to refine the engineering plans to minimize overlap between the underground
water and sanitary sewer mains and water and sanitary leads and the above ground bioswales
and rain garden conveyance systems. The goal of this work is to limit the restoration work that
may be necessary should any repairs or maintenance is needed in the future.

Prepared by Alexis DiLeo
Reviewed by Brett Lenart
7-31-20

Attachments:  A) Zoning Map
B) PUD Development Program
C) PUD Supplemental Regulations

2 Memos were updated by staff with correct subject lines and hyperlinks reconnected.


https://etrakit.a2gov.org/etrakit/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-038&key=AD%3a2008050958146536
https://etrakit.a2gov.org/etrakit/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-038&key=AD%3a2008050958146536
https://etrakit.a2gov.org/etrakit/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-039&key=AD%3a2008050956456501
https://etrakit.a2gov.org/etrakit/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP19-039&key=AD%3a2008050956456501
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D) Resident Participation Meeting Report

E) Overall Site Plan (Veridian at County Farm)

F) North Site Plan Layout Sheet

G) North Site Plan Landscape Sheets

H) North Site Plan Building Sheets

I) South Site Plan Layout Sheet

J) South Site Plan Landscape Sheet

K) South Site Plan Building Sheets

L) Draft Development Agreement (Veridian at County Farm North)
M) Draft Development Agreement (Veridian at County Farm South)

C: Applicant (Thrive Collaborative, 6200 Second Ave, D102, Detroit, Ml 48202, attn.
Matthew Grocoff)
Applicant (Avalon Housing, Inc., 1327 Jones Dr, Ste 102, Ann Arbor, MI 48105, attn.
Wendy Carty-Saxon)
Development Review Team
Files
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PUD Development Program

Veridian at County Farm
2270 Platt Road
Ann Arbor, Ml
October 23, 2019

1. Objectives, Purposes and Beneficial Impacts

Objectives
We are requesting a rezoning of 2270 Platt Road from Public Land to Planned Unit Development (PUD)

to accommodate the proposed Veridian at County Farm, consisting of Veridian at County Farm South
(VCF-S) developed by Thrive Collaborative and Veridian at County Farm North (VCF-N) developed by
Avalon Housing.

Our objective is to create a vibrant, mixed-income community with a focus on environmental
sustainability. Mixed income housing will be achieved with a total of 149 residential units across the
entire site. Ninety-nine (99) market rate units will be at Veridian at County Farm South by Thrive, and
fifty (50) affordable housing units will be at Veridian at County Farm North by Avalon Housing. Thirty
(30) of the Avalon units will be further targeted as supportive housing. In addition, Veridian at County
Farm South site will also include a 6000 sq. ft. retail component (farmhouse), a restored barn with a
greenhouse,, open space and community gardens. The Veridian at County Farm North site will include
a Community Center and playground.

Both sites will pursue environmental sustainability by committing to all electric utilities on the site, with
no gas supply or combustion appliances and equipment. The Thrive site is registered as a Living
Community Challenge (LCC) project, and has committed to developing a minimum of 400 KW of
renewable energy. Avalon will achieve Enterprise Green Certification and, as part of its registration of
its community building with the Living Building Challenge (LBC), is striving to make its Community
Building Net Zero. LCC and LBC are known as rigorous and inspiring green-building standards.

Purposes
The purpose of this PUD is to provide for the orderly development of multi-family residential, single

family residential, retail and office use, and associated community space in a mixed-income, mixed-use
community in a cohesive neighborhood with environmentally sustainable features, and to provide
eligible households from the City of Ann Arbor and surrounding communities the benefits from such
development.

This proposal seeks to promote development that provides a mix of desirable and beneficial uses
arranged in a compatible manner that is sensitive to the surrounding established uses and is
conveniently located to serve existing and future residents of the district, its surrounding area and the
community at large.

Beneficial Effects




This development achieves a number of beneficial effects for the City, including the following:

a. Innovation in land use and variety in design, layout and type of structures that furthers the
stated design goals and physical character of adopted land use plans and policies.

Veridian at County Farm North and South achieve this beneficial effect by developing a mixed-
income and mixed-use development that blends both parcels into one cohesive site. To this
end, Avalon and Thrive will create a complimentary exterior appearance throughout the site;
develop building layouts and orientations that enhance environmental benefits; utilize creative
land division techniques; and maximize access throughout the site to develop a cohesive
community through the use of shared community buildings, roads, pedestrian networks,
gardens and other common areas.

This development includes:
e A mix of unit types:
o Affordable housing (99 year affordability commitment)
Market rate homes (2300 sq ft)
Market rate multi-family housing units and flats (400-800 sq ft)
Market rate townhomes (1200-1900 sq ft)
Inclusiveness to a diversity of incomes (Market rate homes targeting variety of price
points; Affordable housing targeting households at or below 60% of AMI, with a
subset of these households at or below 30% of AMI.
e Community oriented design:
e Compact/clustered units allowing for more public open spaces and green infrastructure
= Usable front porches facing pedestrian-only greenways
= Entrances facing drives and gathering spaces
= Open space greenways linking into County Farm Park and playgrounds
= Asense of neighborhood built on layered sociality, ranging from; private
spaces, semi-private on front porches, and public spaces on greenways,
community gardens, farm stop, barn and other gathering places
¢ Mixed uses, including:
= Local retail farm stop - walkable to residents and surrounding
neighborhoods
= Restored barn with multi-functional community space

O
o
o
o

b. Economy and efficiency of land use, natural resources, energy and provision of public services
and utilities

Veridian at County Farm offers significant environmental benefits through its production of
renewable energy and connection to public utilities. It will be an all-electric site with no gas
supply or combustion appliances and equipment. By excluding any combustion, the entire site
will be structured such that it would be possible to transition to fully renewable sources. Other
specific examples include:

e  Minimum of 400 kW of renewable energy developed by THRIVE Collaborative
¢ Narrowed neighborhood drives to promote safe pedestrian and bicycle use
e A reduction of impervious surfaces



Reduction in parking requirements; Thrive is planning bike and car share programs, an on-
site bike maintenance shed, bike parking for every unit, as well as EV chargers; neighboring
businesses have discussed partnering to allow for shared parking on their properties

A scale to fit the nearby existing community

Reduced setbacks; homes will be clustered to optimize green space and will face greenways
and gardens with shared common space rather than private lawns; parking will be accessed
via laneways behind most of the homes

A focus on sustainable systems and resource preservation

Restoration of natural systems using native plants and ecosystems design

Promote land stewardship

Increase local agriculture; 30% of landscaping on the Thrive site will be dedicated to food
production

Provide healthier living, cleaner air and cleaner water; Project teams will seek to avoid Red
List building materials.

Create a waste management plan to work toward a zero waste community within the Thrive
site.

Provide a net zero energy community within the Thrive site; producing 100% energy needed
on a net annual basis with renewable energy within the Thrive site.

Storm water from the buildings and site will utilize best management practices with a
combination of permeable pavers and on-site infiltration. The central and western portion
of the site will drain to the southern area with a small detention area by the proposed public
gardens. Any major storm event beyond the 100-year storm will continue to drain along the
southern portion south of the commons area and will connect to the city storm drain on Platt
Road. Storm water along the eastern portion of the property will utilize the same BMPs and
will eventually connect at a different city storm water connection on Platt Rd.

Expansion of the supply of Affordable Housing for Lower Income Households

Avalon Housing, Inc. will be providing fifty (50) units of affordable housing for lower income
households at Veridian at County Farm North with a 99 year affordability commitment. Thirty
(30) of these units are targeted to households at or below 30% of AMI, with supportive services
provided to help residents keep their housing. Twenty (20) units are targeted to households at
or below 60% of AMI.

2. Beneficial effect cannot be achieved under any other zoning designation

There is no existing zoning category that fits our holistic design for the neighborhood to achieve the
beneficial effects proposed. Neither the existing zoning of PL, nor the most appropriate conventional
zoning of R4B, would allow for this mix of uses. R4B does not provide the flexibility needed to achieve
the beneficial design objectives of Veridian at County Farm. The retail space planned for a local farm
stop is one example of this. This is located within the proposed Farmhouse on the site plan. To achieve
the cohesive site layout, we are developing creative methods to divide the properties—including by
having parking on one site, with access on another, resulting in not meeting standard setback and
circulation patterns within a zoning district, but being achievable within the PUD framework. The lot
line divisions, the set back adjustments, the reduction in parking, and narrower drives to create a more
pedestrian oriented development is a combination only possible under the PUD zoning

3



While individual proposed components could be pursued under an R4B zoning or other zoning districts,
the mixed-use aspect and the high level of coordination and connectedness throughout the proposed
development can only be achieved through the PUD structure.

3. Why the use or uses will not have a detrimental impact on public utilities or surrounding
properties.

The proposed uses will not have a detrimental impact on public utilities or surrounding properties.
Residences are being designed to minimize utility demands of all types, by means including water
efficient fixtures, on-site stormwater management, energy efficient construction, and extensive on-site
power generation through solar panels.

Impact on Public Schools: The VCF-S units range from micro and studio apartments to single family units
with 1 to 4 bedrooms. The units are designed for a mixed demographic of families, young professionals,
seniors, and empty nesters. The number of children living in the community is expected to be 40-60.
The VCF-N units are anticipated to have approximately 60-70 children in these units. Avalon expects to
coordinate with existing schools throughout the planning process even prior to leasing up the
development. The overall development will have minimal impact on public elementary and high schools.

Relationship to Neighboring Uses: The residential units will provide additional housing within Ann Arbor
proper. The residents are likely to patronize existing restaurants, proposed retail, other businesses in
the nearby community, and may attend local religious institutions. The limited amount of proposed local
farm stop retail use will provide services for the residents and for the neighborhood with minimal effects
on parking and traffic. As a result of the community engagement planning process, the site layout paid
particular attention to its orientation towards adjacent residential uses. Adjacent buildings include a mix
of commercial and residential uses. Platt Rd is public and this portion of the road is a cut through between
S. Huron Parkway and Washtenaw Ave. therefore has less street volume then similar roads in the area.

Impact of Adjacent Uses on Proposed Development: The adjacent uses will benefit residents of the
proposed development who will likely patronize the businesses and institutions in the surrounding area
and utilize the adjacent public park and recreation center.

4, Conformance to the Master Plan

This proposal conforms to the City of Ann Arbor’s Master Plan, including the Land Use Plan,
Sustainability Framework, as well as the Housing Affordability and Equity Analysis.

Land Use Plan

The Land Use Plan specifically identifies a number of goals that are incorporated into this development.
Some of these goals include the development of affordable housing, having a mix of unit types, having
mixed uses, the creation of barrier-free units, playground, private residential open space, pedestrian
connections, and narrower drives.

Some of the goals being addressed by this development that are specifically cited in the Land Use Plan
include the following:



e Land Use Goal A: To ensure that development projects are designed or constructed in a way that
preserves or enhances the integrity of natural systems.

The proposed development furthers this goal through its overall stormwater management plan,
including the use of pervious pavement, and through the placement of the northernmost access drive
into the site designed to save existing trees. Under highest priority actions, Natural Systems, the Plan
“encourage developers to use innovative designs (i.e. ‘green construction’) and best management
practices for storm water detention to improve water quality.” Along with stormwater management,
the project incorporates extensive green infrastructure—ranging from on-site solar energy production
to achieving certifications from recognized green development standards.

e Land Use Goal C: To provide a full range of housing choices (size, price, design, accessibility,
etc), that meets the existing and anticipated needs of all City residents.

The proposed development furthers this goal through an extensive range of size, price, design and the
provision of accessible units. Units size ranges from micro and efficiency units to 4-bedroom homes.
Price ranges from subsidized units affordable to persons at 60% AMI and below to market-rate single
family homes.. Design includes multi-family, townhouse and single family structures. Accessible units
are provided, as well.

Sustainability Framework
This proposal reflects many elements of the Sustainability framework, including significant aspects of
each of the four goal areas:

e C(Climate and Energy Goals: This development includes a commitment to the generation of
Sustainable Energy on site; the construction of Sustainable Buildings that are certified through
recognized Green certification protocols; and significant Energy Conservation through
construction and operations that greatly reduce greenhouse emissions.

e Community Goals: The development process for this project has included extensive community
engagement meetings, and Avalon’s long history in Ann Arbor contributes to a strongly Engaged
Community; Diverse Housing is a central aspect of this project, both in terms of unit sizes/types
and through affordability in a mixed-income setting; Avalon’s supportive housing model is
deeply imbedded in the Human Services systems of our community, assuring that those most at
risk of housing instability and homelessness are given the supports they need to remain housed;
community space integrated into the development that supports Active Living and Learning
includes a community center, bike facilities, and a renovated barn, along with retail space
devoted to supporting local and sustainable food that promote Economic Vitality.

e Land Use and Access Goals: Veridian promotes Transportation Options for pedestrians,
bicyclists and transit users through its design, access to County Farm Park, AAATA bus lines and
bicycle lanes on Washtenaw, Packard and Stadium; the development design promotes
Integrated Land Use by providing needed expanded residential development in an area fully
integrated with commercial and recreational amenities, nearby residential neighborhoods and
commercial corridors with transportation options to downtown; Veridian contributes to
Sustainable Systems of both natural and constructed infrastructure, including public
transportation, parks and recreation, along with energy and water systems.




e Resource Management Goals: Veridian promotes Responsible Resource Use through its
commitment to renewable energy and the elimination of combustion sources; Local Food
consumption is promoted both through the choice of edible landscaping and through retail
space devoted to local farm produce; these strategies along with site design enhance Healthy
Ecosystems and promote Clean Air and Water.

Housing Affordability and Economic Equity Analysis

In particular, this project addresses the following goals found in the assessment:

e The addition of 50 units of affordable rental housing in Ann Arbor contributes towards the
annual goal of 140 of these units and the 2035 goal of 2,797 of these units

e These units are well located in relation to public transportation and are close to job centers—
thus providing affordable housing in a location that is convenient for residents and less likely
to contribute to increased commuting pressure.

o These units are less than % mile from AATA bus stops providing direct access to downtown
Ann Arbor, shopping, UM Hospital and jobs.

e The Executive Summary indicates: “Right now, the market is a doing an adequate job of
addressing significant portions of the rental housing needs of working families. But families
with poor credit and work histories, disabilities, or other challenges are not being served by
the market.” These are exactly Avalon’s target tenant households and Veridian at County
Farm North is reserving thirty (30) of its units for households that are homeless and/or have
a special need.

5 Increased residential density
The current zoning for this property is PL, and the Master Plan continues to show it as a Public/Semi-
Public use. The PL zoning does not have a residential component , 50 15% of the total units should

be affordable housing. Fifty of the 146 units at this combined site will be affordable units. That is 34%
of the total units, exceeding the 15% required. These units will all be provided on-site.

6. Vehicular and pedestrian circulation

Veridian is designed to provide for significant and convenient non-motorized transportation
alternatives, along with adequate and convenient vehicular circulation. There are pedestrian walkways
throughout the site, including pathways to access the adjacent County Farm Park. There are a total of
179 bicycle parking spaces, 124 of which are enclosed.

Veridian is proposing a total of 251 spaces of on-site parking which includes; 96 spaces of interior garage

parking, 155 spaces of on-street parking, and dedicated exterior/lot parking. The total will include 97
spaces of EV parking, we will dedicate car share parking in the future..

7. Disturbances of natural or historical features



This project will not negatively impact natural features, historical features or historically significant
architectural features.

Impact on Air and Water Quality and Existing Natural Features: No significant impact on air and water
quality is expected. Veridian is saving most of the landmark trees on the site, and has a plan to harvest
and replace any trees marked for removal.

Impact on Historic Sites/Structures: The site is not located in or adjacent to a Historic District. There are
no existing buildings on the site.

8. Requested modifications to the City Code
Veridian at County Farm North is requesting the following modifications:

The PUD is requesting consideration of the following modifications for the area in the Veridian at County
Farm North Site Plan: Reduced driveways widths; Reduced setbacks with the shared property line along
the south side; Reduced setback along the rear property line shared with the County Farm Park;
Allowance for sixteen (16) parking spaces in a row; Reduced distance between buildings; Reduced
number of parking spaces; and No conflicting land use buffer along the shared property line to the south
property that is being proposed in conjunction with this site plan.

Veridian at County Farm South is requesting the following modifications:

The PUD is requesting consideration of the following modifications for the area in the Veridian at County
Farm South Site Plan: Reduced driveway widths; reduced district setbacks with the shared property line
along the North side of Veridian at County Farm South; Reduced setback along the rear property line
shared with the County Farm Park; Reduced distance between buildings; Reduced number of parking
spaces due to a multitude of methods of increasing mobility options for the community (Sway, Vineyard
Church Parking, and Genze’s MOU’s); and No conflicting land use buffer along the shared property line
to the North property that is being proposed in conjunction with this site. In addition, height of
buildings requested to be 36 feet instead of 35 feet to allow for three stories and smaller footprints.
Also requesting a decrease of open space area to 52% for this site plan.

These requests for VCF North and VCF South serve to achieve the unique cohesive community we have
planned, and to provide the community benefits identified above.



Approved by City Council — [date] — Ordinance 20-xx

VERIDIAN AT COUNTY FARM PUD SUPPLEMENTAL REGULATIONS
City of Ann Arbor, Michigan

Section 1: Purpose

It is the purpose of the City Council in adopting these regulations to provide for the comprehensive and
coordinated development of a 12.8 acre parcel. Any proposed development will be in a manner that
results in an unified arrangement of sustainable and affordable homes and community amenities. These
regulations seek to promote exceptional, orderly and best practices for single family homes, multiple-
family buildings, retail and office uses, as well as shared indoor and outdoor spaces, in a mixed-income,
mixed-use community at this location, integrated into the fabric and character of the City.

Section 2: Applicability
The provisions of these regulations shall apply to the land described as follows:

PART OF THE NORTHEAST FRACTIONAL 1/4 OF SECTION 3, T3S, R6E, CITY OF ANN ARBOR, WASHTENAW
COUNTY, MICHIGAN, THE ENTIRE PROPERTY BEING DESCRIBED AS:

BEGINNING AT THE EAST 1/4 CORNER OF SAID SECTION 3;

THENCE S 89°56’30” W 740.00 FEET ALONG THE EAST AND WEST 1/4 LINE OF SAID SECTION 3, SAID LINE
ALSO BEING THE NORTH LINE OF “KENSINGTON FARMS NO. 2” AS RECORDED IN LIBER 12 OF PLATS,
PAGE 58, WASHTENAW COUNTY RECORDS;

THENCE N 00°35’21” E 800.00 FEET;

THENCE N 89°56'30” E 740.00 FEET TO A POINT IN THE CENTERLINE OF PLATT ROAD (66 FEET WIDE)
ALSO BEING THE EAST LINE OF SAID SECTION 3;

THENCE S 00°35’21” W 800.00 FEET TO THE POINT OF BEGINNING. BEING A PART OF THE NORTHEAST
FRACTIONAL 1/4 OF SAID SECTION 3 AND CONTAINING 13.59 ACRES OF LAND (12.80 ACRES NET).

Further, the provisions of these regulations shall be adopted and incorporated into the Veridian at
County Farm Planned Unit Development (PUD) zoning district. These regulations are intended to
supplement only those provisions in the City Code that may be modified as a part of a PUD and shall not
be construed to replace or modify other provisions or regulations in the City Code.

Section 3: Findings
During the public hearings on this PUD, the Planning Commission and City Council determined that:

(A) Itis desirable to develop the land as a mixed-income, mixed-housing type, sustainable
neighborhood.

(B) The surrounding neighborhoods include an established single-family subdivision tract to the
south, a regional commercial corridor to the north, nearby office developments, and a regional
county park.

(C) Itis desirable to develop the property in such fashion, developed consistent with the principles
identified in a community-driven design process conducted by the Washtenaw County Board of
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Commissioners, and in keeping with the overall themes of the eight elements of the City of Ann
Arbor Master Plan.

(D) Limitations placed on the district provided in these Supplemental Regulations will enable and
ensure the beneficial effects are realized and maintained, specifically, a development of the
desired character in (A) above.

(E) The creation of this PUD zoning district as described above will allow a unique arrangement of
homes and community amenities that are not permitted in any conventional established zoning
district but which are reasonable, sustainable, beneficial, and pose no harm, threat or concern
to the natural environment, surrounding area, or the City.

(F) The land described above meets the standards for approval as a Planned Unit Development, and
the regulations contained herein do not constitute the granting of special privilege or
deprivation of property rights.

Section 4: PUD Regulations

A.

C.

D.

The standards and regulations provided below shall regulate development in the Veridian at County
Farm PUD district using the terms, definitions, interpretations and applicability set forth in Chapter
55, Unified Development Code. All of the standards and regulations provided in the UDC shall also
apply unless specifically provided in these Supplemental Regulations.

District Components — The Veridian at County Farm PUD District shall be divided into to
components, matching the boundaries of the approved Veridian at County Farm North PUD Site
Plan and Veridian at County Farm South PUD Site Plan, and as sketched below. The district
components shall be referred to as “NORTH” and “SOUTH.”

(Sketch to be inserted)

Unless specifically distinguished, all of these regulations shall apply to both NORTH and SOUTH.

Principal Uses — The permitted principal uses shall be residential dwellings including detached
single-family, two-family, multiple-family and townhome (attached single-family).

Accessory Uses — In addition to normal and customary accessory uses for residential dwelling units,
and the accessory uses allowed in the R4B district as provided in Table 5.15.2 of Section 5.15 of the
Unified Development Code, the permitted accessory uses shall be as follows:

Community Center
Child Care Center

Office, General

1.

2

3

4. School, Private
5. Solar Energy, Personal Scale

6. Solar Energy System

7. Additional permitted Accessory Uses for SOUTH:
a. Retail Sales, General Merchandise

b. Restaurant, Bar, Food Service
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c. Outdoor Sales, Permanent

d. Personal Services

E. Area, Height and Placement Standards

1.
2.

District Area — The PUD zoning district shall be 12.8 acres.

Lot Area — The PUD district shall include at least 2 lots, matching the boundaries of the
approved PUD Site Plans and the district components. Additional legal divisions may be created
for phasing, financing or taxing purposes, however such subdivided lots shall not be considered
for any zoning purposes. All regulations provided in these PUD Supplemental Regulations shall
be applicable to the lot or lots that match the boundaries of the approved PUD Site Plans and
district components.

Density and Floor Area

a. Residential Density — The maximum density permitted in the district, and each District
Component, shall be 16 dwelling units per acre.

b. Floor Area, NORTH — In addition to the floor area of dwellings, up to 6,000 square feet
of floor area is allowed for accessory uses.

C. Floor Area, SOUTH — In addition to the floor area of dwellings, up to 24,000 square feet
of floor area is allowed for accessory uses.

Setbacks, Building Spacing, and Height

a. Front — All buildings and structures shall be set back a minimum of 10 feet from the Platt
Road right-of-way.

b. Rear - All buildings and structures shall be set back a minimum of 20 feet from the west
district boundary.

C. Other Setbacks — No other minimum setbacks are required with the following
exceptions:

1. NORTH - District Component

a. All buildings and structures shall be set back a minimum of 20 feet from the
north district boundary.

2. SOUTH - District Component
a. All buildings and structures shall be set back a minimum of 50 feet from the
south district boundary.

d. Height — The maximum height permitted for any building in the district shall be 45 feet.
See the Paragraph 9, community-oriented design, for further height requirements.

Parking

a. Vehicle — A maximum of 2 off-street parking spaces shall be required for each dwelling

unit. A maximum of 1 off-street parking space shall be provided for every 500 square
feet of nonresidential floor area. No minimum parking is required.

Landscaping and Buffers
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a.

South District Buffer — An enhanced conflicting land use buffer shall be provided along
the south side of the PUD district including the following elements:

i.  Minimum average 25 feet in width with no point less than 15 feet in width.

ii. Minimum 75 deciduous and/or evergreen trees generally evenly spaced along
the entire length of the buffer with spacing exceptions allowed for public utility
easements and overhead wires.

iii. A generally continuous hedgerow of dense shrubs with a minimum planting
height of 4 feet and a minimum mature height of 8 feet.

West and North District Buffer — A conflicting land use buffer as described in Section
5.20 of the Unified Development Code is required along the west and north sides of the
district.

Vehicular Use Area — There shall be no minimum landscape area or minimum number
of trees required for vehicular use area. However, deciduous trees shall be provided and
maintained in sufficient numbers and placed appropriately to provide shading, at
maturity, for 50% of the vehicular use area of each component.

7. Affordable Housing

a.

NORTH - All dwellings in the North District Component shall be an Affordable Housing
Dwelling Unit.

SOUTH — The provision of Affordable Housing shall be as follows:

1. 15% of all dwelling units in SOUTH District Component shall be affordable, or a
payment in lieu for affordable housing is provided, pursuant to Section 5.29.10.F.5
of the Unified Development Code; or

2. 15% of all dwelling units proposed and/or constructed for NORTH and SOUTH
combined have been constructed and received a certificate of occupancy from the
City in NORTH District Component.

8. Community-Oriented Design — The community-oriented design recommendations in the Land
Use Element of the Master Plan are required features and amenities for development in the
district as follows:

a.

Compact and clustered development — Buildings shall be compact and clustered to
encourage shared open spaces and nonmotorized access.

Front porches — Usable front porches shall be provided for detached dwellings and
townhouses to enhance the sense of community. Each porch shall be covered, a
minimum of 16 square feet in area, and unenclosed.

Garages — Garage doors shall be located at the rear of detached dwellings or
townhouses, garages shall be located beside or behind other residential buildings.

Streets — Drives within the district shall be interconnected and pedestrian friendly. A
hierarchical network within the district including collectors, minor drives and alleys shall
be provided to help reduce travel speeds, reduce unnecessary imperviousness, create a
more pedestrian friendly environment. Drives shall be a maximum 20 feet in width,
except where wider widths are required for emergency access.
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Mixture of housing types — A variety of housing types shall be provided within each
district component as follows:

Housing Type NORTH District SOUTH District
Component Component

Detached single-family n/a Minimum 10% of

dwellings dwellings

Attached single- Minimum of 30% of Minimum of 30% of

family/townhouse dwellings | Dwellings dwellings

Multiple-family Dwellings Minimum of 20% of Minimum of 20% of
Dwellings dwellings

Multiple story buildings — Buildings in the district shall be a minimum of two stories,
except for community centers or accessory structures.

Open space linkages — Interconnected greenways, open spaces and natural areas shall
be provided to connect the NORTH and SOUTH District Components, improve
recreational opportunities and enhanced sense of community.

Pedestrian, bicycle, and transit connections and amenities — Pedestrian, bicycle and
transit connections and amenities shall be provided to encourage alternatives to
personal vehicle use and increase travel choices. Connections and amenities include but
are not limited to: safe, well lighted and convenient pedestrian and bicycle paths,
providing secure bicycle storage and maintenance facilities, designing sites with an
emphasis on pedestrians, bicyclists and transit users.

9. Sustainability

a.

NORTH — Development on the North component shall achieve Enterprise Green
Certification.

SOUTH — Development on the South component shall be registered as a Living
Community Challenge project.

Compliance

1. Documentation shall be required for issuance of a Certificate of
Occupancy.

2. Failure to maintain compliance shall require amendment to these
Supplemental Regulations to replace the public benefits as a result of
this sustainability section with other sustainability measures of equal or
great public benefit, in accordance with the PUD amendment
procedures set forth in the Unified Development Code.
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Overview

A public engagement session organized by members of Avalon and Thrive’s development
teams was held at The United Way at 2305 Platt Road on July 17, 2019. The objective of
this meeting was to engage the community on the concept and reasoning behind the
development of the site located at 2270 Platt Road while receiving public input on
proposed plans.

Thrive Collaborative and Avalon Housing mailed notices via 1,369 postcards per the list
provided by the City of Ann Arbor. Households within 1000 feet of the proposed
development received notice of the public meeting, per the City’s requirement. The meeting
notices indicated the development is seeking PUD and site plan approval. The United Way
building is immediately adjacent to the site, fully accessible, and with adequate parking.

Fifty (50) members of the public attended the 7/17/2019 community meeting and
signed the sign-in sheet. Copies of the sign-in sheets are enclosed.

Attached Materials:
- Copy of postcard mailed to community on 7/1/2019
- Sign-in Sheets
- Agenda/station descriptions, distributed at the meeting
- FAQ sheet, available at the meeting
- Site plan, available at the meeting
- Veridian drawings and plans, available at the meeting
- Chart showing green certification information, available at the meeting
- Enterprise Green information, available at the meeting
- Feedback forms, gathered from meeting participants

INFORMATION STATIONS AT THE MEETING

STATION: All about Avalon and Thrive Collaborative

Marcia Luke-van Dijk, Avalon’s Director of Communications/Fund Development provided
information and answered questions about Avalon, how we are working together with
Thrive, and helped direct those in attendance to their specific areas of interest. As ten of
the units on the Avalon portion of the site are for Ozone clients, Krista Girty, Ozone House’s
Executive Director was also at this table to address any questions related to Ozone House.



STATION: Site Plan and Building Design

Joey Jonna of Thrive Collaborative; Wendy Carty-Saxon, Avalon’s Director of Real
Estate Development; Jason Potter, Avalon’s Director of Asset Management; and David
Esau, Avalon’s Project Architect from Cornerstone Design, Inc. provided information and
responded to questions and comments on the site plans and building design.

Concerns and Comments Raised and Developer Response to Concerns

Q: Interest in the continuity of the development, if the buildings will look similar in
appearance. Concerns were also expressed that the affordable and market rate units were
separate from one another and how the affordable and market unit might blend together.
A: The market rate and affordable housing components of the development will share
similar exterior materials that are consistent in appearance and design. This is to ensure the
development is cohesive with no obvious visual distinction between subsidized and market
rate sections of the project. The sections of the development have as blended a boundary
as feasible under current funding guidelines and other regulatory limitations. Furthermore,
all residents will have access to the community center, the ‘barn’ and other amenities
throughout the site.

Q: Unsure the development will have enough parking spaces, concerned residents will park
in adjacent businesses’ lots.

A: The Avalon site is designing more built parking spaces per unit than Avalon’s other
recent new construction developments in Ann Arbor, though slightly less than what the
ordinance would otherwise require. Avalon is at approximately 1.4 spaces per unit while
the ordinance would look for 1.5. Avalon’s experience with managing properties for a
similar tenant population has indicated that the spaces proposed will be sufficient. The
parking spaces proposed for the Thrive site are generally consistent with the ordinance
standards. In addition, discussions are underway with the church across the street for
overflow parking, if necessary. Itis also of note that the church has similar agreements
with other neighbors that can act as models. Conversations with neighbors also
highlighted the emphasis on alternative transportation options incorporated into the
development, including parking for car sharing, extensive bike parking and pedestrian
connections—all of which should help reduce the need for parking spaces.

Q: Interest in what will be adjacent to homes on the south of the development.

A: Some residential, the farmhouse retail center (based on Argus Farmstop model), a
restored barn, a small greenhouse and community gardens will be located at the south end
of the development.

Q: General traffic concerns as the street is busy, exiting onto Huron Parkway. Question if a
traffic study will be conducted.

A: The development team commissioned a traffic study that studied the driveway

locations, existing vehicular traffic turning movements and volumes at adjacent signalized

intersections, background traffic, and forecasted traffic at full build-out of the proposed

project. Left turn by-pass analyses at the driveways were conducted and it was not

recommended that a left-turn lane into the project driveways was required. There is one
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proposed crosswalk across Platt Road, in order to accommodate pedestrians that may
choose to use the Vineyard Church parking area. The study is recommending that we fill in
sidewalk gaps along Platt Road to accommodate pedestrians that may desire to travel on
the west side of Platt Road.

Q: Concern about the maintenance on the exterior of homes, how will we ensure they are
maintained.

A: A Homeowners Association will be established to handle various governance and
maintenance matters for the THRIVE units. Avalon’s experienced property management
and maintenance team will be responsible for the Avalon’s rental section of the
development.

Q: The south end of the site currently has excess storm water and flooding issues in
neighboring backyards. Concern on how this development will affect existing issues and if it
will have an impact on flooding.

A: For the storm water management issues on the market rate side of the development
THRIVE is working with leading engineers including Biohabitats and Insite Design to
address existing issues on the site and to ensure that innovative, environmentally sound
and effective measures are used to manage storm water. Many of these measures also
contribute to the restoration of natural habitat for native species. Additionally, a site plan
requirement of the City is that the site be designed to handle its own stormwater on-site
using a combination of strategies that can include, bioswales, native plantings, regarding
and underground tanks. As a result, this development should improve current water issues
on the south end of the site as the existing situation is a result of previous site plans that
did not account for on-site stormwater retention. .

Q: Question regarding the funding streams for maintaining long-term affordability, as
people will still need affordable housing in 100 years.

A: Avalon’s funding includes affordability commitment that range from 15-45 years. In
addition, as part of the Purchase Agreement entered into with the County, Avalon has
committed to keeping this property affordable for 99 years. Funding streams enable an
owner to apply for additional funds for the property once the original affordability period
has expired. As a non-profit, community-based developer and owner, Avalon’s commitment
extends beyond the timeline of any individual financing commitment and Avalon has
already demonstrated this commitment at its other properties through refinancing and
reinvesting in projects as part of extending affordability commitments beyond the original
obligation.

Q: Concern the development is too big for the space, if we will be building on parkland.

A: The site plan is appropriately size for the available space, as it meets city regulations for
building size and density, with a proposed residential density below what is allowed under
an R4B zoning. None of the site is on existing parkland and the former use of the site was
for a juvenile detention center owned by Washtenaw County.



Q: Interest in not having a path along the rear lot lines, to ensure privacy for the
neighboring houses. Also interested in maintaining trees that screen neighboring property.

A: Neighbors expressed concern for the type and nature of the activities along their
property boundaries and the ability to maintain privacy on their properties. They wondered
what would be built along their backyards, would people be wandering through their
backyards to get to the park, could they see into their windows, etc. Matt Grocoff from
Thrive Collaborative and Shannan Gibb-Randall, Landscape Architect from InSite Design,
met with most of the neighbors along the southern border on Canterbury Road. They
asked the neighbors about what they would like to see in the landscaping and what their
concerns are. The neighbors noted they were pleased that homes would not be built
directly on the property line and instead would be buffered by native landscaping. Several
neighbors had requests for specific heights of foliage and expressed a preference for
specific types of plantings that they favored (like Sumac). Thrive is having ongoing
conversations with the neighbors and has invited them to continue the conversation
throughout the design process and plans to meet again with all neighbors in the near
future. The development team is working hard to preserve as many trees on the site as
possible, focusing on preserving the healthy, high quality native trees. The development
team is currently conducting a tree survey for prioritizing the preservation of trees. We have
not yet concluded which trees will be replaced/removed, but this is something we are
giving great consideration. We will have a plan in place to mitigate the removed trees,
planting high quality local species on site.

STATION: Sustainability and Green Features

Matt Grocoff of Thrive Collaborative; and Sadira Clarke, Avalon’s Real Estate
Transaction Specialist provided information and responded to questions and comments
on the sustainability and green features.

Concerns and Comments Raised and Developer Response to Concerns:

Q: Questions on why Avalon is pursuing a different green certification than the market rate
units, what went into this decision.

A: The Enterprise Green Certification that Avalon anticipates pursuing for its units was
selected for a number of reasons. Avalon has experience with this standard having
successfully achieved it on previous projects. Additionally, Enterprise Green is common in
affordable housing development and the County, along with other funding partners,
recognize Enterprise Green as one of the qualifying options for meeting green standards
and commitments. A comparison chart was shown of different green frameworks that
details each framework. As each layer of funding comes with its own requirements and we
have to coordinate our commitments to the multiple financing sources, Enterprise Green
emerged as the most appropriate certification—known and respected in both the affordable
housing and green development world and known to Avalon’s design team.

Q: Comments on net-zero, why only the community center will be net-zero



A: The community center on Avalon’s parcel is striving to achieve net zero energy as part
of the Living Building Challenge. This means that renewable sources are used to meet the
energy needs of the building. The goal is for the community center to use energy drawn
from renewable sources to consume no more than it produces thereby having a net zero
impact on carbon emissions. We will incorporate the use of solar, air source heat pumps
rather than combustion sources (such as gas furnaces) on site. Additionally, insulation,
continuous building envelope, and early incorporation of sustainable design features into
the plans have been done to achieve this. This is the first building where Avalon is striving
to achieve net zero—a significantly higher standard than required in most green
certifications. We have been cautious in not overcommitting ourselves. We are also most
confident in committing to the systems and outcomes that are part of a net-zero building in
the common building where our staff can control use over time. Private rental residences
create more challenges in incorporating new technologies and changes in energy use.

Q: How will heating work if the development is combustion free?

With regard to heating, the development will be combustion free throughout. The approach
to achieving this may differ between market rate and affordable units. Avalon is using air
source heat pumps in another development currently under construction. This experience
will guide the decisions Avalon makes regarding the specific heating systems for Veridian.
Other methods, such as geothermal, are under consideration for the market rate units, but
are most likely not economically feasible for the affordable units.

Q: Thrive mentioned building micro-units. What is a micro-unit and what is the target
market?

A: The micro units will have a bedroom, bath and small kitchenette and will share a chef's
kitchen and common gathering areas. The micro-units may be sold or may be retained by

Thrive and leased to individuals. Leasing will provide greater ability to control the common
areas. The target market for the micro-units is single individuals.

STATION: Property Operations and Supportive Services

Aubrey Patifio, Avalon’s Executive Director; Tara Tarbox, Avalon’s Director of Property
Management; and Lauren Velez, Avalon’s Director of Services provided information and
responded to questions and comments on Avalon’s property operations and supportive
services.

Concerns and Comments Raised and Developer Responses to Concerns

Q: Why isn't there a presentation?



A: We have found this format (tables devoted to specific aspects of the development)
allows individuals to access the info they are most interested in and provides more
opportunity for conversation and follow-up discussions.

Q: Questions raised on the distinction between workforce housing and affordable housing,
Which of these will this development be, what are the income determinations?

A: Avalon will have fifty units, all of which are affordable housing. There will be a
combination of 1, 2, 3 and 4 bedroom units. The Avalon units will be part of a larger mixed
income development that includes both the market-rate units that Thrive is developing,
along with Avalon’s affordable units. All fifty Avalon units are restricted to those earning at
or below 60% AMI; of these, thirty units will be supportive housing targeted to those
earning at or below 30% AMI, including ten (10) units for Ozone House’s youth clients.

Q: Who is going to be eligible/how will we decide who lives there?

A: Avalon staff explained that there is a centralized list in the County for anyone
experiencing homelessness and seeking housing. Households for the supportive
housing units will come off of this list. The remaining twenty Avalon units will be
available to households at or below 60% of area median income. Avalon staff reviewed
income limits as set by HUD for 2019. The Avalon units will all be rental.

Q: Concerns regarding the number of children in the development and if this can cause
over-crowding at Allen Elementary and Pioneer High School

A: Avalon goes out of their way to be a good neighbor and landlord, supportive services
team works with community establishments such as schools to ensure tenants have the
support they need to be successful and that communication/support is mutual between
those invested in the community. Avalon has worked with schools in other parts of Ann
Arbor where tenants with families reside and has a positive working relationship with Ann
Arbor’s public schools; we anticipate the dynamics of this development to be no different.

Q: Interest in the affordable housing outcomes, how success is measured.

A: Avalon evaluates a number of factors, including housing retention rates-- if residents
retain their housing, that is a success. Avalon has 93% of tenants staying housed for at
least one year; nationally there is an 84% housing retention rate. In our one-on-one work
with tenants, we also consider if residents are maintaining or increasing their income and
how we can assist them. Are they furthering their education goals? Avalon offers individual
supports available to all of our residents, community building activities for both adults,
youth and families. All of our services are person-centered and client driven.



Q: Concern about who will be able to access affordable units and if they will only be for residents of
Washtenaw County, along with a comment about the need for affordable housing in Ann Arbor and
questions on how it will be determined who will have access to units.

A: Households for the thirty (30) supportive housing units will be referred through the
County’s central intake for persons who are homeless, Housing Access of Washtenaw
County. Avalon will manage a separate waitlist for the 20 other affordable units set at 60%
AMI. Avalon’s units will all be rental. The specific dollar amount of the income limits
change from year to year. As required through the federal subsidies that are key to
affordable housing development, the affordable units are available to people without a
specific Ann Arbor or Washtenaw County preference.

Attached Materials
- Copy of postcard mailed to community on 7/1/2019
- Sign-in Sheets
- Agenda/station descriptions distributed at the meeting
- FAQ sheet
- Site plan
- Veridian drawings and plans
- Chart showing green certification information
- Enterprise Green information
- Feedback forms



RESIDENT PARTICIPATION MEETING!

A PUBLIC MEETING IS BEING HELD BY Avalon Housing & THRIVE Collab.
FOR APROJECT AT 2270 Platt Road

VERIDIAN AT COUNTY FARM: ) = |

A proposed mixed-income, sustainable | B
design, single & multi-family residential
neighborhood with minimum 400kW solar, .+ -
and with proposed local farm stop el :
grocery, greenhouse, bike/garden shed, SITEl w22 !
community barn, community center, and i
community gardens.

Rl R =5
"1’ % \gf ke

MEETING INFORMATION
Date: July 17, 2019 Time: 6 PM to 8 PM

Place: United Way of Washtenaw County
2305 Platt Road, Ann Arbor

Accommodations for individuals with disabilities can be arranged by contacting:

Avalon Housing at (734) 663-5858

In accordance with the City of Ann Arbor’s Citizen Participation Ordinance, the
Developer for the above project is notifying residents and property owners
within 1,000 feet of the above address. If this project is placed on an agenda for
the City Planning Commission, the City of Ann Arbor will notice residents and
prop-erty owners within 300 ft. of the above address. If you would like to be
notified if this project is placed on a City Planning Commission agenda, please
contact City of Ann Arbor Planning Services at 734-794-6265 or
planning@a2gov.org.
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Welcome to the Citizen Participation Meeting for Veridian at County Farm Park!
July 17, 2019

Please visit the following interest areas this evening to learn more about Avalon Housing, Thrive
Collaborative and our proposed development at 2270 Platt Road, Ann Arbor.

All About Avalon Housing and Thrive Collaborative

Learn more about both organizations and how we’re partnering to provide an exciting new mixed-
income, affordable housing development.

Sustainability and Green Features

Veridian at County Farm will provide 50 units of new supportive and affordable housing, alongside
approximately 75 units of market rate housing. With innovative approaches to climate justice and
affordable housing, this mixed-income community will offer a beautiful design aesthetic.

The development will offer ample access to green space and naturescapes to promote human
connections with nature. Mixed-income development will promote neighborhood connectivity, plus
access to quality schools, public transit, a nearby park, and other amenities.

Thrive Collaborative has committed to developing 400 kW of renewable energy connected with this
development. Thrive is seeking certification for their portion of the development under the International
Living Future Institute’s Living Community Challenge. Thrive staff will be on hand to share their vision
for achieving industry-leading sustainable design practices throughout the community.

Avalon is working to achieve Net Zero Energy for the Avalon Community Center under ILFI's Affordable
Housing Pilot Program. The Avalon units are also expected to be Enterprise Green Certified. Avalon
staff will be happy to share more information on the sustainable features incorporated into our homes on
this site.

Site plan and building design

Thrive is excited to show you concept and site plan drawings for their market-rate homes with interior
and exterior community spaces. Thrive’s team will be present to answer questions about their units.

Avalon will show you our site plan drawings for 50 units of supportive and affordable housing, including
10 units of housing for young adults served by Ozone House. Please stop by and meet a principal from
Cornerstone Design, Inc., Avalon’s architect, who can answer your design and site plan questions.
Avalon expects to finance their units with private equity raised through Low Income Housing Tax
Credits, Federal Home Loan Bank (FHLB) funds, County HOME funds and a conventional mortgage loan.
Avalon staff will be present to answer questions regarding project funding and our anticipated
construction timeline.

Property Operations and Supportive Services

Avalon currently owns and manages 292 units throughout Washtenaw County using our Enhanced
Property Management model, which includes 24-hour on-call property management and maintenance
staff. Learn how we will apply our expertise to Veridian with dedicated staffing. Avalon has developed a
nationally-recognized Supportive Housing Services program, and we look forward to applying our
experience to help individuals succeed and build community at Veridian.



AT COUNTY FARM

F.A.Q. Veridian at
County Farm

Where is Veridian at County Farm?

2270 Platt Road, adjacent to County Farm Park, south of Washtenaw Avenue.

What was on the property before?

In the 1800s, the site was used as the County Poor House. In the 1960s it was home to the Washtenaw
County Juvenile Center. It was used as a youth detention center until the early 2000s and the buildings
were abandoned and later demolished.

Who is creating this community?

Thrive Collaborative and Avalon Housing are working in close collaboration on this site.

Avalon is developing the affordable housing:

Avalon Housing, Inc.; Sponsor/Owner/Developer/Property Manager/Supportive Services
Architect: Cornerstone Design, Inc.

Civil Engineer: Perimeter Engineering

Thrive is developing the market rate housing:

Thrive Collaborative: Ann Arbor-based Developer / Builder

Architect and Master Planner: Union Studio Architecture and Community Design

Sustainable Design and Civil Engineering: Midwestern Consulting, Biohabitats, InSite Design




2

Collaborators: National Wildlife Federation, Huron River Watershed Council, Cobblestone Farmers’
Market, Center for Independent Living, Washtenaw County Parks and Rec, Michigan Barn Preservation
Network, Genze (Electric Bike Share), Sway Mobility (EV Car Share), and many more.

How will this impact the character of the neighborhood?

We are working with nationally renowned architects, landscape designers and community planners. We
are designing Veridian at County Farm using Human Scale Design. Connections into County Farm Park
will be improved through collaborations with our team, County Parks & Rec, and organizations
specializing in habitat restoration, innovative nature play spaces, accessibility, and more. We are aspiring
to create layered social spaces with front porches will face onto pedestrian only greenways leading into
County Farm Park.

What types of housing will be available? How many?*

Avalon Housing anticipated unit breakdown:

Fifty (50) of the units will be developed as affordable housing by Avalon Housing. Of those 50, 10 are
designated for Ozone House. There will be a combination of 1, 2, 3 and 4 bedroom units.

Thrive Collaborative anticipated unit breakdown:

Walk-up flats: 30 - 1 br market rate
Nest Flats: 10 single units market rate - designed into one single-family style home
Townhouses: 40 - 2/3/4 br market rate

Cottage Homes: 16 - 3/4 br market rate

What are the rental rates for the Avalon Affordable Housing?*

At least thirty (30 ) of Avalon’s units will be supportive housing with project-based vouchers tenants will
only pay roughly 30% of their monthly income towards rent.

Avalon’s other affordable units are anticipated to have rents set around 50% of Area Median Income.

What will the market rate units cost?*

Estimated prices will range from $135k - $760k. Thrive Collaborative is working hard to create a
diversity of housing types in order to reach as many income levels as feasible. Thrive units are targeting
net zero energy; they should produce all the energy they need on a net annual basis. Consequently, the
true cost of ownership is likely to be lower compared to a standard code-built home.



Why will there be no gas hookups?

The entire neighborhood will be all-electric and have no fossil fuels or gas lines connected to the
property. It will be capable in the future of being powered by 100% renewable energy.

What is the Living Community Challenge?

The Living Community Challenge (LCC) is considered the world’s most rigorous green building
standard. The Thrive parcel of Veridian at County Farm is registered for this Challenge, and could be the
world’s first LCC Compliant Master Plan.

The Challenge asks “How do we create communities that are good for everyone?”” The Living
Community Challenge is a framework for master planning, design, and construction. It is a tool to create a
symbiotic relationship between people and all aspects of the built environment.

The program is a call to action to governments, campuses, planners, developers and neighborhood groups
to create communities that are as connected and beautiful as a forest.

What is Net Zero Energy?

Avalon Housing is striving to achieve Net Zero Energy for its community center. Avalon has been
awarded a technical assistance grant from the International Living Future Institute and is a Living
Building Challenge Affordable Housing Pilot Project recipient.

The intent of Net Zero Energy is to rely solely on renewable forms of energy and operate year-round in a
safe, pollution-free manner. Avalon will be striving to achieve that for its community center.

What amenities are planned? Can everyone use them?

The THRIVE parcel is expected to include: The Farmhouse - a 7-day week farm stop grocery (based on
Argus Farmstop model), Community Gardens, Abundant Bike Storage, Bike Repair Shed, Nature play
spaces, Restored Barn, Greenway connections into park, Garden tool shed, EV Bike share, EV Car Share,
and more. Most of the amenities will be available for non-residents to use.

What is the anticipated development timeline?*

2019/2020 Site Plan and Zoning Submissions: both THRIVE and Avalon Housing.

Early 2020 Anticipated Funding submissions for Avalon Housing; Reservations for Market
Rate Homes Begin

Mid-Late 2020 THRIVE Infrastructure Construction (Drives and Utilities) Begins




Early-Mid 2021 Avalon Construction (if funding awarded in 2020); Market Rate Home
Construction Begins

2022 Avalon Leases Begin (if funding awarded in 2020)

What is the funding anticipated for the affordable section of the development?

Avalon Housing will be applying for the same funding mechanisms it has successfully leveraged for past
developments, including: Private Equity through Low Income Housing Tax Credits, FHLB Affordable
Housing Program Funds, Washtenaw County HOME funds, Conventional Note and Mortgage

BONUS: Why do the native honey locust trees that line the entrance drive to

Veridian at County Farm have giant 6 spikes sticking out of the bark?

Mastodons! Yup, it’s true. Giant megafauna have long disappeared from Michigan. But, flora like the

spiked honey locust, Osage Orange and Kentucky Coffee Tree remain as reminders of a time when they
evolved to provide food for big creatures like Mastodons. The giant spikes were a defensive mechanism
to keep the elephant-like animal from gnawing its bark.

*NOTE: As this development proposal continues through the site plan and funding processes, there may
be changes to what is currently anticipated.



NOILVEYDTY FAISSVd

NIAIVO ALINNIWINOD -

JVNVIN JHLVMINYOLS
JILVNIGINOD JANTONI
)L SVAYYV 30VdS N3dO

AHHS 9319 8 NIAIVO

7/

ASNOHNTIED

ISNOHNY VA

X314 LNTAT/ONIIY VI

avoy LLvV1d
OV SAVMIATIA HLIM
\OITV SINIOd SSI00V
LNOS ANV NYTHILION

(TvDIdAL)
SVAMY FAVS TYL

© dvOd dOOT ONOTV
ONIYVI XdT4/189ND
SVAYV AD0Td-dIN

I ATTVOIdAL ONIYYVd
INFdISTY d4.LvOIlddd

NUV =

- 1 P
Lt ~
. o | 4
A €
T iy = ——
g
S
N
< .
-
b4
- 4
.5
7
¥ ~
’
= < e
B L3
% £
B, G
£
i —-
1 T
= —
i B
i HI
.#H E
= T
| =
v | 5 0 Gt
I X Py s | __ |
| 1
B
—il. - o [ Y
] T [ 3
| (e
— L B B ]
]
i TS

fill

£
5 g
g
{es
| i
- 1T7T
ot T [l Ve
]!
1
k a1 3
i
o T
| | g il
did bt 14+
.
@ 4
5 3 i
| | 1 |
& L
g i
-
4 [T
i
»ﬂ\ § _M

F

SLINN INAOVIaV OL
a4.LvOI1aad HNINYVd
AVINDIANAJYAd

SALLINFINV.
ALINNNINOD
LOINNOD STOVdS
NITYD 40 SHTIHS

SAYVALINOD
HONOYHL JdVd
OL SNOILLOINNOD
NVIILSIddd

ANNOYOAVId

ONIATING
ALINNNINOD

A

sdur

9]
s)Tu

on



Segb-zldz-ror | trrilbt-eizr-rotb £ob6zo [y 'PIuaplaoayg 1aa1)1§ uotup okt WO YILROIPNITSULOIUD MMM

HESIS30 A LUNTWKWOD N 8NLIILIHDHY

OldNLS NOINDN

6l0C '6 AINC

NOISSIS ONIMAHOM TIONNOD DONINNV 1d

WIVd ALNNOD LV NVIAIYIA



OldNLS NOIND

WYVL ALNNOD LV NVIAIddA

[

IESV———

U
|
;
i
5
|
!
:
_._

R, rwwm t T

.




OldNLS NOINN

ANV 'SNAAHVD ALINNNWOL
LNTWADVNVIN MELLVMINYOL

ASMNOHNTTHD 2

A SnOHWNV L

© LN0D X3 INTAT/ONDRIV

o

 [vond AL
SVARY AAVS UL

VO JO0T ONOTYV
ONDIHVA XTTA/LSTND §
]
SVIUY HADOTH-AIN
NEATIVIIdAL ONIAH VL

SLINM INADVIAY OL

O QILVOIOH0 ONINHYL

HVINDIANTIHAd

SALLINTWY
ALINNNWOD
LDANNOD SHOVAS
NAIHO 40 SH1HIS

SAOYVALEINOD
HONOWHL HHVd
OL SNOLLJANNOD
NVIHLSIAEd

suuq) [e1o], 9t

Anuauny Apunuwiwon _

2 _._.- (BRI ¢S ]
sGuipping Anunuwon

umoys of &

aen janprewn ygh/t/z
siiup) a8esen eadorug

umots of &

uojeay yat/z/t

siuf) 1] paypeig

umos ot
IR 2y IR YT
SIHU[)-0IDTN]

sl

..ll«.ll..!‘.:l..-ll._ull-.lll

R 5 —
—
T g -0 m-.u
o4 |




¥y £ 4D

El ]
D=8/l (3TVDS

NEATAG & NAWRED ¥ T80 31NN
P 30vd
BLOZ ‘& A0r

Olan.LS NOIND
(S30IS HLOF INIMEVd HLIM NMOHS) AV0Yd 4007 TV¥DIdAL 'SNOILDAS L334!LS

WAdV4d ALNNOD LV NVIAIddA

JUCTITEI S SRV -
Jo-oF
TUIMUISET] 19MIG .
Lo-of
SapIS yrog o SMLON uogesadog  saMpON SapIs yrog
a|qisso, saaL _4 0-8 % Lo-01 _4 0-8 _: RICIERL EREIT
! Tomag m usﬂse |
Aemcgoaying,
spusipA} aang 1y 0509
o- iy
& AreqIAg 101 gemaprg  dug oy | ouey Suppeg | w SSOD0Y aLgfParLy Azm-om ouey Suppeg  duig oai)  yemapy FqIag U0 &
0-§ o-L 0.8 L0-0t o-8 oL 0-5 051 _:
— — —1
{ _ v ——

_, R 0

—

o i . -

% b . v

[ - I

i 4 ; :

& oy, O .

A Tkl -..ﬂ_u__vm.uﬁl. - ok 4

2 % F3 o oA T
__Mc.

’s".t



LA

WS A ROWAOD ® Y ST ZE 3l 8 & 0
OlIdNLS NOIND 5 39vd .0-1=,8/1 ‘3125
R g GLOZ 6 ATOT
(ONIMHYd ON) SINIOd HONId 1V dvO¥d 4001 'SNOILD3S 133415
JUETITEE, S WY
Jo-ob
1uaLases 1amag .
Lo-oF
ajgssogog | saapoy o wonenadag  saapon | 9pqussoq ag
Avpy saar] _; 0-8 [ L0-0t _4 L0-8 ._4 Appy saar)
amasQ e Q I
e g0y,
Lobk
o SueA [yesapis  dung aaip 5000 21L4/[aARL ] ABM-OM] dung aarp _ yjemapis, sy
ﬁ yeqag [0 0-5 _. Jo-L .0-0t oL _o o-§ Foeqiag

g

S i




VERIDIAN AT COUNTY FARM

UNION STUDIO

NOT TO SCALE



papinosd DSIDURI
PapIADLd mai{
Jamod JEIOS - YN seq
PEPIADIG is
PapIAId IS
papiaoid Aejueg
Saplnn
sjaued Jejos yiim asapeiul 1ou o) bai aq Aew ssas Japous,
Adwog jjeys | Ajdwo) jeys r 4InoS pue yyon Jayng asn pue] SuiIpuo)
Apdwo] jjeys Aidwod jjeys » yoea siaysdwnp 35n431 JOOpINg
Buyjakoad pue ysesy ‘jjem Bujuaaias|
Adwo) jeys | Adwo) leys S Y (1euizauy) 50041 3945,
Adwod jjeys | Ajdwod jeys » puejs| Jad T pue saas1 X = 05T / Jsx 5334} PUB|S] JOLIAIU|
Aidwe) jjeys Adwod eys [ pannbas vopuaaI0|q %05 SPUB|S| JOLSIU|
PaJInbas JSx = YA JSe
Adwo) jjeys | Adwod jieys M jlem/wiag/adpay
Buiwaasas ‘yog Jad 9aul T ‘YOT |uaquaaig Juoly
b 107 Buppied
Mdwo) eys Aidwo) eys I @adroly peos yooy seaul sad g TS MOJIST B31) 198015 MOY
Aidwo) jieys | Aidwo) jjeys B uonediw 331}
#BALIYL uojeay and
1
U 0z Pal_!fmaJ aleds 1 15000°00€ URY) 558]
= 0z =(2 %05 '8%08) U JS000E Jad T asipueyaw eiauad ‘sajes [ie1ay
uw [441 23dAL 91 /v adA1 9T = |230) 2§ |euapisay Ajwepny
+8 05T - (29605 "v2%05) syun Sujamp g sad 1
BAYL uojeay and
Supied aphaia|
[ 991 1 L£T L2 = paJinbay sadeds [e10]
uw] (A3 9)ot - o1 5228ds 0T = "UjW JSOTE/HZOE| 450TE/ T 15000'00€ uBL 559
] Jiaw [esauad ‘sajes (ie1ay
ui| (A3 9TiZE - zE ze =uun Buyamp| na/z Awey 3jduis
uw| (A3 8s)pel (A ¥)TL S6T S6T =syun Buiamp 0ET| NG/ ST |BlIUAPIsa] AllWe-RinN
Bunjied pasnbay
anYL uojeay and
Bupyaeg Jejnay
Uy adL N agL puepam jo alipa pue sz u JIeqlas sanlea4 [eimen
ASINDLBIEM JO wol.
“wiw 3y ot (1] ot u SERSY 850 INYIA - )PQUITID JU0L4
“UIw 3y ST {43 (49 uw Yy 0g N dujzeds Juipjing wnwiuiy
14 OE anoqe wiiay Suipjing
1} Y2Ba JO} 100) [RUOINIPPE
sn|d jeuapisas Bupinge y
Uy x - 0z uwyl o y| WN Jeay
3 0 asoge wiay Suipping
1 323 Jo) 100 [BUOIIPPE
snjd jenuapisas Suninge 3y
Uy 3] 2 0z ‘unu Yy 4 |e101 /4y N apis
XEW "1 o
New Yy - - [44 Ui 3y ST Y N oy
YL uojeay and
Speqias)
Fuyjamp e10| 96 05 9r1 | syun jeay]
i ¥ZO'E B wn s N 100}) 151 - BAIE JOOY ||E13Y
Fupysed E 3 £ XEIN SBI0IS VN S31015 N
12Ul 5301035!
XEL-UjL OF-52 5E-57 05T £ Buyied j) sp)xew Y| sp o SE Y| wN WHaH wnwixepw
Supyied asL agL a8l wnwew %l wN %) N OIIEY B3IY JOO| WNLUIXEL
Jausaiuy Buipnjaul
SN OT/15 0957 [uun-oioin 150957
S1UN OE/JS 00Z'0T 324 dn yem 45 00201
suun gt/is08e  |2Benod 45 080'vT
[suun op/jspss  [9Besen /m HL 45 00Z'SE
suun DE/SITZ'T g4 uupg £ |45 8p9'E
s1un §/4SE60T 18 wipg 7 |15 pav's
sHun £ /150501 184 WIPG T |45 0SE'L
[s31un 9/45080T Hiuupg ¢ |4s 08e's
fs3IUn $T,/45059 HLULPgE |S001'6 ;5! WN j5| Baly JOO|4 punoig
uenpfealy J00j4 anuyl uo|eay and
Buy pling|
yunfs agl a8l 00§ wungs|  pog unjs N U Jad azeds uadp Aoy
sau2y 8Ly 753 B3y
B3I )01 0 %]  %O01'95 %01°09 %84S B3/R101J0%| SS E3JE 10| JO % WN 20eds uado
‘i Bulj3mMp/is 2 E s Ui BUlBMP/IS| 0062 | uiw Bujamp/is N 3.y 107
“XBW 313//51un 088 00’6 06'8 KB B3 51U 111 aig/fsuun VN Aysuag
u 095 0pZ 008 u 0Z1 o VN YIPIA 107 "W
s34y Sr'8 25 B6'ZT ‘Ul 5340y ZE0 SaIY ¥N
5 B9LB9E ZI8961 PESS9S ‘U gs|  D0ORT 5 N B 85 18N
5313y 68'8 [TR. BS'EL RIS SO0
aAUYL uojeay and
pays USPJED ‘UIER ‘BSNOYUIAID [SAINIINILS AJ0SSaIdy sHuljamg WBIEA asn) pue]
Buiping Ayunwwo) 12BN siauLey 53[ES [Elay asnoyumo] pue Ajwed om)fojnp/aEus
Aauaiy3 ‘asnoyumo]
‘Anwed om] “Awed-yniy “Ajwey 28uis STONERG
wawdoj3rag Jun PAULE|d - ANd Suijamg Ajlwed aidiini - grY PUE] 2MiGnd - 1d il 7T
BaY 335 /Aujuoz
I | pasodosd | pasinbay /pamolly Supsig [

NY3ILSIMAIW

6T0Z ‘6 AINF :A3Y BTOZ ‘T Anr :a1eQ

BI0Z 20 £0 patop aboyiod jdaiuod Jad

oI Ty+waes Ajunog 1e uelpuap awen 1afosd)




L1110 TH Wiy i _ I | | (L o 8

BTy i ey
Il iEmAahg SN e Sl - g
T S ———— = . . . i
Tl 7 : I
) P i i T | |
i | ] O . 1 i W e o ) 1

I ¥
- N -:——#—-————-——-.-\-—-—ri—ﬁ._ B . 2 1.
——— = — - —

— £33 —1 — - e — e
P-—-— 1‘ — 3 _r_—_ i )
— _ - .
BN A m [
G W TS f— B = = |
|
[ - —C 1 I
ﬂ = i ___ L. s I — l 1




THE COMMUNITY DEVELOPER’S GUIDE TO

GREEN

CERTIFICATION

HOW TO USE THIS GUIDE

Navigating all the possibilities and options out there for green certification for your project can be reall
complicated and overwhelming. Each program has its own focus, process and standards, and not every certification
project is right for your project. We've created this guide to help you identify, early on in the process of community
development, what certifications might be right for you based on basic features and priorifies of your project. We've
found that if you can set your green goals and an infention to certify at the beginning of the project while you are
still firming up the budget, you can make the key upfront decisions in your funding applications and work with
building professionals that actually allow you fo later meet those goals—and put the processes in place to certify so
that you're not scrambling at the last minute in a pile of certification paperwork

Use this decision free fo help you narrow down the cerfification options that might be right for you and then use
them to start a conversation with architects and contractors during the bidding phase. Some questions you might ask
them: What would it take to go after X certification with this project? Can you write info your bid the added cost of
pursing Y certifcation? How about Z certification? How would that change the typical design process2 The project
construction? We hope this guide helps you cut through the noise so you can get to work on a project that meets

your community’s needs and holistic environmental goals.

WHAT KIND OF
PROJECT ARE YOU

WHY CERTIFY ANYWAY?

Pursuing a green certification can make your
project better and set your organization apart.
Some reasons fo certify:

Funding Many funding sources require or
preference green certification

Codes and zoning In some areas codes and
zoning also require or preference projects with
green certification

Portfolio strength Projects with green features
and certified projects make your portfolio stronger
and help you stand out from the competition
Long term investment and improve
management practices Making decisions at
the front end that improve your property’s
performance —especially form an energy
standpoint can make the property cheaper and
easier to manage over the long haul
Marketing and media Projects with green
certification can garner recognition for the
property and your organization that builds your
reputation and opens doors for future efforts
Environmental mission The building design
decisions we make today affect our communities’
health and climate tomorrow. Going green is the
right choice for the future.

Record actions for design and
construction The process of green certification
allows you fo record design and construction
choices that you can learn from in future projects
50 you don't have fo reinvent the wheel.

IN-HOUSE OR OUTSIDE CERTIFICATION?

Some certification programs require hiring outside
certifiers, or special submissions such as models during the
process. You can ask your architects, contractors or
sustainable consultants to esfimate how much it would add
to the process to go affer individual certifications. Note
that programs that don't require outside cerfification will
still require some staff time, knowledge and capacity.

ENERGY OR HOLISTIC GREEN?

Some cerffication programs focus more holistcally on
water use and stormwater capture, materials and more,
while others focus more on energy efficiency. Do you need
1o be laserfocused on cutting energy bill for tenants given
a limited budget, or can you afford to think more
holistically about health and ecology? Are there ofher
factors that may push a more holistc focus such as a
project aim or a cify regulation that requires you fo pay for
stormwater your site generates’

HOW AMBITIOUS IS YOUR BUDGET?

Some certification programs are more ambitious and have
stricter standards than others—whether that's the LEED
Platinum level vs. the LEED silver level, or the Living
Building Challenge which is an ambitious standard. Many
of the benefits fo certifying in general can be increased
when certifying with stricter standards and the pursuit of
those standards can help your project achieve ambitious
goals.

Council (USGBC),
LEED for homes
includes all
residential types
includex mixed use.
It's subcategories,
which had different
requirements include
single family,
low-rise multifamily

This LEED program
is intented for
existing buildings
with little to no
construction. It
includes exisfing
office buildings,
schools, retail,

hospitality, data

Enterprise Green
Communities is a
holistic approach to
green building and
community
development with a
focus on affordable
housing. It targets
resource

This LEED program
is infended for new
construction and
major renovations. It
includes office and
business uses, core
and shell, schools,
refail, hospitality,
data centers,

conservation, {onder 3 stories) centers, warshouses  warehouses,
energy efficiency, midtieo molifamily  and centers
efficient operations (48 sfories) centers. and healthcare

of homes and centers.

and also incluseds
hospitality, data
centers
warehouses &
distribution centers,
and healthcare.
Note that if your
project is above 3
stories, the
standards change
and you will have to
change your HVAC
approach.

av ® $$

buildings, and a
healthy living
environment.

& s

tv @ $$

av © $$

pathway for homes.
Note that if your
project is above 3
stories, the
standards change
and you will have to
change your HVAC
approach.

& es

refers to achieving
overall energy
savings of 60%70%
and 90% of space
heating without
applying expensive
“active”
technologies such as
photovoltaics or
solar thermal hot
water systems.
Energy losses are
minimized and
gains are
maximized. This
certification is most
applicable when
you can confrol the
“shell’ of your
building to control
heat loss and gain.

av ? s

Buildings includes
specifications for
Existing Buildings,
Commercial New
Construction,
Industrial Energy
Management, and
ENERGY STAR for
Small Business. The
program includes
three tools for
assisting and
encouraging
organizations in
their efforts to
reduce energy use
and limit resulting
greenhouse gas
emissions.

& e

isa
pro

buil

$

Challenge (LBC),
administered by the
International Living
Future Institute (ILFI),

advocacy platform,
and certification

promotes a high
standard for

challenge has a
very holistic focus
consisting of seven
performance areas:
Site, Water, Energy,
Health, Materials,
Equity, Beauty

Ev @sss

N
UNDERTAKING?  [RESIDENTIAL] =
DO YOU HAVE
ONLY ONE OWNER?
HOW EXTENSIVE IS
YOUR CONSTRUCTION?
NEW CONSTRUCTION
OR GUT REHAB ‘
L J o DO YOU HAVE A CLEAR
SITE BOUNDARY?
MODERATE REHAB/FIT OUT @ . '
INTERIOR SYSTEMS| @
o IS YOUR PROJECT ABOVE
A CERTAIN DENSITY?
_ H-——
—— |
ls ]
ENTERPRISE LEED FOR HOMES  LEED LEED ENERGY STAR ENERGY STAR PASSIVE HOUSE LIVING BUILDING ECODISTRICTS LEED
GREEN m OPERATIONS & BUILDING DESIGN  FOR HOMES FOR BUILDINGS ThepaT CHALLENGE Y NEIGHBORHOOD
COMMUNITIES US. Green Bymldmg MAINTENANCE & CONSTRUCTION Erclgsﬁzciroﬁk has  ENERGY STAR for “passive house” The Living Building nei;‘;&f},ood AN e

certification
program that
focuses on
district-scale
performance fo
drive rigorous
outcomes across
equity, resilience
and climate
profection areas

& © s

new or existing land
developments with
residential,
non-residential, or
mixed uses. It can
be applied at any
stage of
development from
conceptual fo built

av @ $$

philosophy,
gram that

Idings. The
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Comments & ldeas: Veridian Citizen Participation Meeting - July 17th, 2019
Your comments and ideas regarding the development of Veridian are important to us. Please write your comments or ideas
in the space below, or contact Wendy Carty-Saxon at: Avalon Housing, Inc., 1327 Jones Drive, Suite 102, Ann Arbor, Ml
48105. Phone: (734) 663-5858. Email: wearty-saxon@avalonhousing.ord
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Comments & Ideas: Veridian Citizen Participation Meeting - July 17th, 2019
Ypur comments and ideas regarding the development of Veridian are important to us. Please write your comments or ideas
in the space below, or contact Wendy Carty-Saxon at: Avalon Housing, Inc., 1327 Jones Drive, Suite 102, Ann Arbor, Ml
48105. Phone: (734) 663-5858. Email: wcarty-saxon@avalonhousing.org ‘ I
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Comments & Ideas: Veridian Citizen Participation Meeting - July 17th, 2019
Your comments and ideas regarding the development of Veridian are important to us. Please write your comments or ideas
in the space below, or contact Wendy Carty-Saxon at: Avalon Housing, Inc., 1327 Jones Drive, Suite 102, Ann Arbor, Ml
48105. Phone: (734) 663-5858. Emall wecarty-saxon@avalonhousing.org
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Comments & Ideas: Veridian Citizen Participation Meeting - July 17th, 2019
Your comments and ideas regarding the development of Veridian are important to us. Please write your comments or ideas
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Comments & Ideas: Veridian Citizen Participation Meeting - July 17th, 2019
Your comments and ideas regarding the development of Veridian are important to us. Please write your comments or ideas
in the space below, or contact Wendy Carty-Saxon at: Avalon Housing, Inc., 1327 Jones Drive, Suite 102, Ann Arbor, M|
48105. Phone: (734) 663-5858. Email: wcarty-saxon@avalonhousing.org
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Your comments and ideas regarding the development of Veridian are important to us. Please write your comments or ideas
in the space below, or contact Wendy Carty-Saxon at: Avalon Housing, Inc., 1327 Jones Drive, Suite 102, Ann Arbor, Ml
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Comments & Ideas: Veridian Citizen Participation Meeting - July 17th, 2019
Your comments and ideas regarding the development of Veridian are important to us. Please write your comments or ideas
in the space below, or contact Wendy Carty-Saxon at: Avalon Housing, Inc., 1327 Jones Drive, Suite 102, Ann Arbor, M|
48105. Phone: (734) 663-5858. Email: wcarty-saxan@avalonhousing.org
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EXIST. CONTOUR

EXIST. SPOT ELEVATION
EXIST. UTILITY POLE
GUY WIRE

ELEC. TRANSFORMER
EXIST. OVERHEAD UTILITY LINE
EXIST. LIGHT POLE
EXIST. TELEPHONE LINE
EXIST. ELECTRIC LINE
EXIST. GAS LINE

EXIST. GAS VALVE
EXIST. FIBER OPTIC LINE
EXIST. WATER MAIN

Know what'e|OW.
Call before you dig.

THE UNDERGROUND UTILITIES SHOWN HAVE BEEN
LOCATED FROM FIELD SURVEY INFORMATION AND
EXISTING DRAWINGS. THE SURVEYOR MAKES NO
GUARANTEES THAT THE UNDERGROUND UTILITIES SHOWN
COMPRISE ALL SUCH UTIUTIES 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 HE DOES CERTIFY THAT THEY ARE LOCATED
AS ACCURATELY AS PQOSSIBLE FROM INFORMATION
AVAILABLE. THE SURVEYOR HAS NOT PHYSICALLY
LOCATED THE UNDERGROUND UTILITES OTHER THAN THE
STRUCTURE INVENTORY SHOWN HEREON.

EXIST. HYDRANT
EXIST. GATE VALVE IN BOX
EXIST. GATE VALVE IN WELL
EXIST. STORM SEWER
EXIST. CATCH BASIN OR INLET
EXIST. BEEHIVE INLET
EXIST. SANITARY SEWER
SIGN

MAILBOX

TELEPHONE RISER
ELECTRIC METER

WATER METER

GAS METER

GAS LINE MARKER
FIBER OPTIC MARKER
PEDESTRIAN CROSSING SIGNAL
TRAFFIC SIGNAL CONTROL BOX
FENCE
GUARDRAIL
SINGLE TREE

TREE OR BRUSH LIMIT

SECTION CORNER

FOUND IRON ROD
CONTROL PT.

PR STORM SEWER
PR SANITARY SEWER
PR WATER

PR FIRE HYDRANT
PR SILT FENCE

PR TREE FENCE

PR STAMPED CONC SIDEWALK
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Issued For:

10.15.2019 Pre-Application Meeting
10.24.2019 Prelim Site Plan Approval
04.10.2020 Revision per City Review
04.30.2020 Revision per Owner
06.22.2020 Revision per City Review
07.27.2020 Revision

Project:

VERIDIAN at COUNTY

FARM

Ann Arbor, Michigan

Project Sponsor:

Avalon Housing

1327 Jones Drive, Suite 102

Ann Arbor, Ml 48105

Sheet Name:

=

=+
SUMMARY TABLE: NUMBER | TOTAL DBH
Avalon Housing Site Only OF TREES (inches)
Landmark Trees Removed 15 368"
Landmark Trees Preserved 22 476"
Woodland Trees Removed 2 32"
Woodland Trees Preserved 17 311"
Total Number of Trees Removed 24 491"
Total Number of Trees Preserved 50 835"

*Note: There are five (5) landmark trees that are being removed that
are in the woodland area. Those trees and dbh inches are reflected in

the landmark trees removed line item

480 sf V.U.A N\

Limits of Avalon
Housing development
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Know what's below
Call vefore you dig
MISS Sysiem. Inc. www.missdig.net

60 120

Additional Notes

Continuing Care

Landscaping shall be kept in a neat, orderly and healthy growing condition, free from
debris and refuse. All landscape materials shall be maintained by a regular program or
mowing, watering, weeding, feeding and pruning. Pruning shall be minimal at the
time of installation, only to remove dead or diseased branches. Subsequent pruning
shall assure proper maturation of plants to achieve their approved purpose.

Replenishment
All dead or diseased plant material shall be removed and replaced within six (6)
months after it dies or in the next planting season, whichever occurs first.

Watering
This shall be accomplished by installation of hose bibs on each building. Hose bibs shall
be located a minimum of 150" from any landscaped area.

Clay Sails
Construct Earth Bed to Required Grade and Trim. Prior to Placement of Topsoil or
Compost, Harrow all Earth Beds to a Minimum of 12" Depth.

Fertilizer
Beyond Initial fertilization, all future fertilizer applications shall not contain phosphorus.

Substitutions

All vegetation species deviations or substitutions must be approved in writing by the
City of Ann Arbor prior to planting

General Notes

UTILITY BOXES WILL BE SCREENED ON 3 SIDES.
ALL DISTURBED AREAS TO BE SOD OR SEED.
SNOW SHALL BE STORED IN BUILDING ISLANDS AND ALONG STREETS. STORAGE SHALL NOT
INCLUDE DETENTION AREAS OR LANDSCAPED AREAS.

e  THE STREET TREE ESCROW MUST BE PAID PRIOR TO ISSUING BUILDING PERMITS. CHECKS ARE
TO MADE PAYABLE TO: CITY OF ANN ARBOR AND MAILED TO SYSTEMS PLANNING UNIT, 301
E. HURON ST., PO BOX 8647, ANN ARBOR, MI 48107-8647 -- ATTN: TIFFANY GIACOBAZIZI.
PLEASE INCLUDE THE PROJECT NAME AND PROJECT NUMBER ON THE CHECK.

e  TREES SHALL BE PLANTED A MINIMUM OF 5-8' FROM ALL UTILITY LEADS.

Site Landscape Calculations

STREET TREE REQUIREMENT: (S)
1 Deciduous shade free / 45 If of R.O.W length is required
Row of Way Length: 240 If

Street Trees Required: 6 (240 If / 45)
Street Trees Provided: 6

Street Tree Escrow Required: $312.00 (240 x $1.30)
VEHICULAR USE AREA: (V)

Required Landscape Area:
Vehicular Use Area:

1sf. per 20 sf. of Vehicular Use Area
37,846 sf.

Landscape Area Required:
Landscape Area Provided:

1,893 sf. (37,846 / 20)
3,421 sf. (See use area plan aft left)

Trees Required: 8 (1,893 sf. / 250)
Trees Provided: 8

Bioretention Area Required: 947 sf. (1,893 sf. x 50%)

Bioretention Area Provided: 1,577 sf.
TREE MITIGATION: (W)
Landmark Trees Removed: 368"

Additional Trees Removed: 32"

Mitigation Required: 200" (400" x 50%)
Mitigation Provided: 200" (80 - 2.5" cal. frees)
**Note: See summary table above

CONFLICTING LAND USE BUFFER:
Minimum of 1 deciduous or evergreen free / 15 If. of buffer
Total Conflicting Land Use Buffer: 925 If. (965-40)**

Total Trees Required: 62 = (925 / 15)
Total Trees Provided: 62 (52 New frees and 10 Existing frees)

** Applicant requests a deviation to omit 40 If of the conflicting
land use buffer due to the proposed water main easement
connecting the property to the north.

Note Key:

® ®0 ® ©® @ ® Q PWOE © OO

DRIVES AND PARKING AREAS

DUMPSTER ENCLOSURE, SEE CIVIL ENGINEERING
DRAWINGS

EXISTING TREES TO REMAIN, SEE CIVIL
ENGINEERING DRAWINGS FOR TREE PROTECTION
FENCING LOCATION AND TYP. DETAIL
PROPOSED CONCRETE SIDEWALK, TYPICAL
PROPOSED BIKE RACK LOCATION

UNDERGROUND STORM WATER DETENTION, SEE
CIVIL ENGINEERING DRAWINGS

PROPOSED RAIN GARDEN, SEE SHEET L-2 FOR
PLANTING INFORMATION

PLAY GROUND AREA, ACTUAL EQUIPMENT TO BE
DETERMINED

DECIDUOUS CANOPY TREE, SEE SHEET L-2 FOR
PLANT SCHEDULE AND TYP. DETAIL

EVERGREEN TREE, SEE SHEET L-2 FOR PLANT
SCHEDULE AND TYP. DETAIL

UNDERSTORY / ORNAMENTAL TREE, SEE SHEET L-2
FOR PLANT SCHEDULE AND TYP. DETAIL

SODDED LAWN OVER MINIMUM 3" DEPTH

NATIVE SEEDING AREA, SEE SHEET L-2 FOR EXTENTS
AND PROPOSED SEED MIXES

SNOW STORAGE AREA

Landscape Plan

Seal:

Drawn:
Checked:
Date:

Scale:
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Project Number:
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SHRUB & BIO-RETENTION PLANTING PLAN

SCALE: 1"=30-0"

LAWN

‘|4

UPLAND BUFFER

RAIN GARDEN / BIORETENTION AREA

UPLAND BUFFER | LAWN

Notes:

1. Sub-grades in rain garden (at and below finish elevation) shall be nine
inches lower than proposed finished grade contours and spot
elevations to allow for the placement of topsoil. Sub-grades on
garden side slopes shall be six inches lower than proposed finished

A

grade contours and spot elevations to allow for the placement of

topsoil.

2. Topsoil in the rain garden (at and below finish elevation) shall consist
of a well-mixed blend of 50% coarse sand, 50% topsoil or 20%

topsoil, 60% coarse sand and 20% organic compost or similar.

Rain Garden Seed Mix or
Plants (see planting plan)

!

"7,5‘

Slope subgrade 1%
towards drainage trench

or overflow pipe

RAIN GARDEN DETAIL

|

[
e

S s‘\‘ : \g‘(r‘\\ ‘ll»‘u; i

Place 6" native topsoil on
sideslopes

Place 9" drainage soil on
bottom of garden (see notes)

Not To Scale

O)

®

m EVERGREEN TREE PLANTING

REMOVE ALL TAGS, STRINGS, PLASTICS,
AND ANY OTHER MATERIALS WHICH ARE
UNSIGHTLY OR COULD CAUSE GIRDLING.

STAKE TREES WITH 2-3" WIDE BELT-LIKE,
FABRIC STRAPS ONLY, ARBOR TIE OR
APPROVED EQUAL, (CONNECT FROM
TREE TO STAKE OPPOSITE FROM EACH
OTHER, AND ALLOW FOR SOME "FLEXING")
DO NOT USE WIRE OR ROPE THROUGH A
HOSE. REMOVE AFTER ONE YEAR.

(3) 2'X2" HARDWOOD STAKES OR
EQUIVALENT DRIVEN 6-8" OUTSIDE OF
ROOTBALL. REMOVE AFTER ONE YEAR.

COVER PLANTING W/ 3" SHREDDED
HARDWOOD BARK MULCH. MINIMUM 6'
DIAMETER, CONNECT EVERGREEN
PLANTINGS WHERE POSSIBLE

REMOVE ALL NON-BIODEGRADABLE
MATERIALS FROM THE ROOTBALL. FOLD
DOWN ALL BURLAP AND REMOVE WIRE
BASKET FROM THE TOP 1/3 OF THE
ROOTBALL.

PLANT MIX. SEE GENERAL LANDSCAPE
NOTES SHEET L-3 AND SPECIFICATIONS

TREE PIT TO BE 3 TIMES WIDTH OF
ROOTBALL

4"TOPSOIL SAUCER

NOTES:
1. STAKE EVERGREENS UNDER 12' HEIGHT

2. GUY EVERGREENS 12' HEIGHT AND
OVER

3. NEVER CUT OR PRUNE CENTRAL LEADER

4. SET STAKES VERTICAL AND EVENLY
SPACED

5. PRUNE ONLY TO REMOVE DEAD OR
BROKEN BRANCHES

U NOT TO SCALE

/_\ SHRUB PLANTING

DRIVES AND PARKING AREAS

EXISTING TREES TO REMAIN, SEE CIVIL
ENGINEERING DRAWINGS

PROPOSED BIKE RACK LOCATION

PLAYGROUND AREA

PROPOSED TREES, SEE SHEET L-1

DUMPSTER ENCLOSURE, SEE CIVIL ENGINEERING

UNDERGROUND STORM WATER DETENTION, SEE
CIVIL ENGINEERING DRAWINGS

PROPOSED RAIN GARDEN, SEE PLANT SCHEDULE

PROPOSED BUILDINGS, SEE ARCHITECTURE

SHRUB PLANTING, SEE PLANT SCHEDULE AND
TYPICAL DETAIL THIS SHEET

SODDED LAWN OVER MINIMUM 3" DEPTH

NATIVE SEEDING AREA, SEE SEED MIXES THIS SHEET

STEEL POST EVERY 10" MINIMUM, INSTALL

0 15 30 60
TREES Prairie Seed Mix
Grasses
QTY  SYM BOTANICAL NAME COMMON NAME SIZE SPACING ROOT . COMMFNTS Botanical Name Common Name Amt /Rate
7 AS  Acer saccharum Sugar Maple 2.5" cal as shown B&B Single straight trunk Hystrix patula Bottlebrush Grass 32 oz Jacre
10 AG Amalanc hier grandifiora Senicebemry 7-8'ht. as shown B&B Minimum & stems Sporabolus heterolepis Prairie Dropseed 32 oz./acre
12 CC Cemis canadensis Eastern Redbud 7-8'ht. as shown B&B Minimum 3 stems 64 total oz./ac. or
5 CCM  Carpinus caroliniana Musclewood 25" cal as shown B&B Single straight trunk Prairie Grasses Seed 4 total Ibs./ac.
8 CO  Celtis occidentalis Northem Hac kbemy 25" cal as shown B&B Single straight trunk Forbs
12 LT  Lirodendron tulipfera Tulip Tree 25" cal as shown B&B Single straight trunk Botanical Name Common Name Amt /Rate
14 NS Nyssa sylvatica Blackgum 25" cal. as shown B&B Single straight trunk Allium cemuum Nodding Wild Onion 8 oz./acre
15 PG Piceaglauca White Spruce 7-8'ht. as shown B&B  Unsheared, branched to gorund Asclepias tuberosa Butterflyweed 8 0z /acre
13 PS  Pinus strobus Eastern White Pine 7-8'ht. as shown B&B  Unsheared. branched to gorund Dalea purpurea Purple Priaire Clover 8 oz /acre
16 QB  Quercus bicolor Swamp White Oak 2.5" cal. as shown B&B single straight trunk 50’:’_"“65’ p”:p‘”:a E“’_p!e g;’”?ﬁ"wsetr Z °Z';a°re
11 QM Querus macrocampa Bum Oak 25" cal. as shown B&B Single straight trunk M;’:,d’;yz;’;:;ya B:'”:almaz'”g & . Zi/:g:
: s P 1 - .
B ACTOR TO VERIFY PERCOLATION OF 8 QR Quercus rubrma Northem Red Oak 25" cal. as shown B&B Single straight trunk osa.
co CTORTO COLATION O - = = R R Penstemon digitalis Foxglove Beardstongue 8 oz./acre
PLANTING PIT PRIOR TO INSTALLATION 9 TA  Tilia americana American Basswood 2.5" cal as shown B&B Single straight trunk o e
- - - = . - Pycnanthemum virginianum ~ Common Mountain Mint 8 oz./acre
5 UF  Ulmus x Frontier Frontier Hybrid Elm 20" cal as shown B&B Single straight trunk Rudbeckia hirta Black-Eyed Susan 8 oz Jacre
CLAY SCL, VANUY
@ SEE PLANT SCHEDULE FOR SPACING B e e Solidago rigida Stiff Goldenrod 8 oz./acre
@ 2" DEPTH CANADIAN PEAT TOP DRESSING SHRUBS Symphyotn'c‘hum ericoides Heath Aster. 8 oz./acre
OR 2" DEPTH DOUBLE SHREDDED 22 CA  Corylus americana American Hazelnut 30" ht. as shown cont. Well rooted Verbena stricta Hoary Vervain 8 oz./acre
HARDWOOD MULCH 10 HV  Hamamelis virginiana Witch-hazel 36" ht. as shown cont. Well rooted 96 total oz./ac. or
@ SHOVEL CUT OR METAL EDGE, SEE PLAN 23 RT  Rhus typhina Staghom Sumac 30" ht. as shown cont. Well rooted Prairie Forbs Seed 6 total Ibs./ac.
@ 20 VA Vibumum acerifolium Mapleleaf Viburnum 30" ht as shown cont. Well moted
FINISH GRADE 27 VR Vibumum rafinesquianum Downy Viburnum 36" ht. as shown cont. Well ooted Bioswale Seed Mi
loswale See IX
(® EXCAVATE EXISTING SOIL TO 12" DEPTH, . :
REPLACE WITH PLANT MIX. SEE GENERAL I Grasses
LANDSCAPE NOTES SHEET L-3 AND sev. .| e o 1] e Botanical Name Common Name Amt [Rate
SPECIFICATIONS PUBLIC SERVICES DEPARTMENT % 20 1A Ociober ke Dctones Siias Aot e | T Bouteloua curtipendula Side Oats Grama 16 oz./acre
ST oraniaReet e, S e Sl sl e Lol S Carex vulpinoidea Fox Sedge 16 oz./acre
(© UNDISTURBED SUBGRADE REE PLANTING DETAIL 311 CM  Carex muskingumensis Palm Sedge native plug 18" o.c. Elymus vﬁgmiws Virgiia \?Vild Rye 16 oz facre
DRBY ARG [GhBY CSS | DRAWING No. 18 CV  Carex volpinoidea Fox Sedge native plu 24" oc. ’
SCALE  NONE | DATE /-25-10 Sb-L—3 NOTES: . P g . PlLg " Sporabolus heterolepis Prairie Dropseed 16 oz./acre
PERENNIAL / GROUNDCOVER PLANTING n m——— |oerio_or T HEIGHT ORANGE SNOW FENCE 10 B2 186 | FC IEviste [ Phaepte. Crinoniror Raheheg | Woc 64 total oz./ac. o
NOT TO SCALE INSTALLED AROUND DRIPLINE OF ALL TREES TO BE 198 FV  Fragaria virginiana Wild Strawberry native plug 18" o.c. . e
sc/g/ﬁggjggﬁ ANY LAND CLEARING OR 165 IV Iris virginica Blue Flag Iris native plug 18" o.c. Prairie Grasses Seed 4 total Ibs./ac.
' 120 LS Liatris spicata 'Kobold Kobold Blazing Star native plug 12" 0.c. Forbs
2 NO CUTTING, FILING OR TRESPASSING ShiALL 6 PF  Potentilla fruiticosa Cinquefoil native plug 30" o.c. Botanical Name Common Name Amt [Rate
APPROVAL FROM LANDSCAPE ARCHITECT. 53 PV Panicum v. "Shenandoah’ Shenandoah Switchgrass native plug 30" oc. Allium cemuum Nodding Wild Onion 8 oz./acre
‘ 3. 4 HEIGHT ORANGE SNOW FENCE TO BE 60  PVM Phy50§teglg v. 'Miss Manners Miss Manngrs Ob§d|ent Plant native plug 18" o.c. Asc{ep/as incamata Swamp Milkweed 9 oz./acre
‘ INSTALLED AROUND THE CRITICAL ROOT ZONE OF 110 PS  Potentilla simplex Common Cinquefoil native plug 18" o.c. Echinacea purpurea Purple Coneflower 10 oz./acre
ALL LANDMARK TREES TO BE SAVED PRIOR TO ANY : L : " i ifoli
\\ ‘ LAND CLEARING OR CONSTRUCTION. UNLESS 332 SH  Sporabolus heterolepis Prairie Dropseed native plug 24" o.c. iry[n'g/um.yu;:z:/fohum Eattles:ke. Masstter : oz_;acre
OTHERWISE INDICATED ON THE APPROVED SITE atns spicata ense Blazing star 0z./acre
‘ LAN Penstemon digitalis Foxglowe Beardstongue 8 oz./acre
// ‘ @ DRIPLINE OF TREES TO BE SAVED Pycnanthemum virginianum ~ Common Mountain Mint 9 oz./acre
Rudbeckia hirta Black-Eyed Susan 9 oz./acre
N / .
/ ‘ @ 4'HT. ORANGE SNOW FENCE E E D M | X N TE Solidago rigida Stiff Goldenrod 9 oz./acre
NOTES: . S ) .
T. CONTRACTOR TO VERIFY PERCOLATION OF ‘\‘ @ TRENCH OR CURB ] ] N ] Symphyotrichum ericoides Heath Aster 9 oz./acre
PLANTING PIT PRIOR TO INSTALLATION \ ’ f‘@ 1. The seed mixes shall be applied at the specified rate of for each mix. Zizia aurea Golden Alexander 8 oz./acre
5. SETTOP OF ROOTBALL ' ABOVE FINISH GRADE ‘ @ CONSTRUCTION AREA 2. Must be installed to mgnufacturer spgcification and requiremgnts. 95 total oz./ac. or
@ 3. Seed to be covered with North American Green S150 or equivalent Prairie Forbs Seed 5.94 total Ibs./ac.

POSTS MINIMUM 2' INTO GROUND

2. SETTOP OF ROOTBALL 3" ABOVE FINISH GRADE
SEE PLAN FOR SPACING SETTOP OF ROO 3" ABO! ISH Gi

SHRUBS, SEE PLANT SCHEDULE (D REMOVE ALLTAGS, STRINGS, PLASTICS,

AND ANY OTHER MATERIALS WHICH ARE
UNSIGHTLY OR COULD CAUSE GIRDLING.

\
A

3" DEPTH DOUBLE SHREDDED HARDWOOD
MULCH, TYPICAL

©)

COVER PLANTING W/ 3" DOUBLE
SHREDDED HARDWOOD BARK MULCH.
MINIMUM 6' DIA. LEAVE 3" CIRCLE OF
BARE SOIL AROUND BASE OF THE STEMS.

REMOVE ALL NON-BIODEGRADALBE
TWINE FROM ENTIRE ROOTBALL. REMOVE
BURLAP FROM TOP 1/2 OF ROOTBALL.
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WN.(():TSSNTRACTOR TO VERIFY PERCOLATION OF ‘ 4.%\ ,
PLANTING PIT PRIOR TO INSTALLATION ‘ /

‘ — //
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|

SHOVEL CUT OR METAL EDGE, SEE PLAN REMOVE ALL NON-BIODEGRADABLE

MATERIALS FROM THE ROOTBALL. FOLD 0
DOWN ALL BURLAP AND REMOVE WIRE :

®

QO 6 0006

EXCAVATE EXISTING SOIL TO 12" DEPTH,
REPLACE WITH PLANT MIX. SEE GENERAL

erosion control blanket installed to manufacturers specifications.

Seed Mix Available From:

Cardno JFNew, Inc.
128 Sunset Drive
Walkerton, IN 46574

574-586-2412

NATIVE SEEDING MAINTENANCE

During the first growing season, native areas should be mowed a minimum of four times to height of
about 4"-6" when the growth reaches 10"-12". Selective herbicide applications or hand pulling may
be needed to control unwanted weed populations. If a mower cannot be set high enough, a string

trimmer may be

used.

During the second growing season, native areas should be mowed a minimum of two times to height
of about 8" when the growth reaches 10"-18". Selective herbicide applications or hand pulling may

b
LANDSCAPE NOTES SHEET L-3 AND Eg%(TE;:LRLOM THE TOP 1/3 OF THE Y =iiiill it il
SPECHCATONS ' IEIENTEEI
. PLANT MIX. SEE GENERAL LANDSCAPE =T e T e—= e
(D) SCARFYTO 4" DEPTH AND RECOMPACT O NOTES SHEET L-3 AND SPECIFICATIONS HIEEMENES
UNDISTURBED SUBGRADE
Wi
® ;’EDESTPB‘LTL? BE THREE TIMES WIDTH OF SECTION PLAN

@ MINIMUM 8" BETWEEN ROOTBALL AND

EDGE OF PLANTING PIT @ 4" TOPSOIL SAUCER

TREE PROTECTION

v NOT TO SCALE

be needed to control unwanted weed populations.

By the second growing season it should be apparent if some areas need reseeding. Reseed or

m MULTISTEM TREE PLANTING

U NOT TO SCALE

NOTTO SCALE

0

Long term management my include prescribed burning, mowing, hand pulling, and selective

overseed as needed to provide for full coverage.

herbicide applications. if burning is not allowed or feasible, the planting may be mowed to a short
height and the clippings removed in the early spring before ground nesting birds begin nesting.
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Know what's below
Call before you dig
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