LIBRARY PLAZA
ANN ARBOR, MICHIGAN
JUNE 1, 2015

June 1, 2015
Mr. John Latessa, Jr.
Senior Managing Director
CBRE, Inc.
2000 Town Center, Suite 500
Southfield, MI 48075
OFFERING MEMORANDUM FOR THE CITY OF ANN ARBOR LIBRARY LOT
Dear Mr. Latessa:
Pursuant to the Offering Memorandum (“OM”) prepared on behalf of the City of Ann Arbor by CBRE, our development Team is pleased to present our
conceptual vision of the Library Lot to serve as a springboard for further engagement and deliberation. Our response includes our Team’s proposed approach
to collaborating with the City and its stakeholders to develop a shared project vision that includes an urban plaza, boutique hotel and non-student targeted
residences. In fulfillment of the requirements of the OM, the Team has also incorporated its relevant credentials and provided its proposed purchase price for
the property. Our Team consists of the following firms, each of whom has authorized the submission of this proposal:
CA Ventures
Acquest Realty Advisors
Hughes Properties
Neumann/Smith Architecture
Rabun Architects

Master Developer / Manager
Hotel Developer
Residential Developer
(Non-Student Targeted)
Project Architect
Hotel Architect

Projects for Public Spaces
Carl Walker
TBD
TBD
TBD

Urban Plaza Designer, Programmer
and Management Consultant
Structural Foundation Consultant
Contractor
Hotel Management
Hotel Brand

We are currently working with three qualified contractors for preconstruction services, and expect to choose amongst these or others with whom we have
had prior experience subject to a competitive process. Additionally, we are in discussions with several hotel management companies and considering several
brands including Marriott, Hilton, Hyatt and Starwood for the boutique hotel, each of whom we have done business with. We anticipate a brand classification
generally described in the industry as upper-upscale, for example Marriott AC or The Marriott Autograph Collection.
As demonstrated by its credential submissions, the Team’s conceptual vision and approach are formed by extensive success in completing private ground up
developments, navigating public/private partnerships (P3) and facilitating the design, funding, development and operation of the proposed uses in an urban
setting.
CA Ventures, Acquest and Hughes bring relevant urban development experience, in both the private and P3 mode, in Ann Arbor and in other similarly sized
urban markets. Furthermore, each have demonstrated the financial wherewithal to independently organize the capital for and complete projects and led by
CA Ventures will collectively assure the availability of financial resources for the proposed project. The professionals included on the Team were chosen for their
relevant experience in Ann Arbor and because of the expertise they provide to guide the design of the residential, hotel and plaza uses proposed.
The Team is appreciative of the opportunity and looking forward to rolling up its sleeves and working with the City and its stakeholders to create a project that
serves the community and enriches the physical and economic character of the City.
Thank you again for your time and consideration.
Sincerely,
CA VENTURES

ACQUEST REALTY ADVISORS

HUGHES PROPERTIES

Thomas M. Scott
CEO

Douglas T. Smith
Vice President

Ronald L. Hughes
CEO
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CONCEPT
SUMMARY

1 PROJECT CONCEPT SUMMARY
GENERAL DESCRIPTION
The Development Team envisions a mixed-use project consisting of an urban
plaza, Library Plaza, largely at grade, but offering a functional mezzanine
level, a public restaurant or bar/lounge (the scale of which is subject to
further planning and obtaining feedback from a hotel operator) at-grade
fronting 5th Avenue which will activate the north edge of the plaza, an
integrated boutique hotel and multi-story market rate residential tower (not
student targeted), appropriately set back from 5th Avenue in the property's
northeast corner. The hotel and residences will be served by a first floor lobby
lounge which will activate the easterly boundary of the urban plaza and
provide internal access to the restaurant or bar/lounge. Public access from
the garage to both levels of the plaza and the restaurant or bar/lounge will be
facilitated by the extension of the existing centrally located garage elevator.
Vehicular access will be facilitated along Library Lane where a covered drop
off will provide access to the hotel and residential lobbies. The concept plan
incorporates the existing structural elements of the garage which are largely
compatible with the proposed design, but create some design inefficiencies
which are too expensive to rectify.
The proposed vision provides a mix of uses that accomplishes the following:
 Addresses demonstrated needs within the downtown Ann Arbor market

that will contribute to the character and vitality of the market.

 Due to their limited size and unique attributes, the proposed uses will not

overwhelm the market's existing supply.

 The mix of uses balances the short and long term economic objectives of

the public and private sectors.

 A high degree of compatibility amongst the uses will support the

successful operation of each use.

 Creates a dynamic, welcoming, high quality urban public space that is

carefully programmed and managed, and could serve as an example for
other public spaces downtown that may not currently function to their full
potential.

BREAKDOWN OF USES
1.

Urban Plaza / Library Plaza – a multi-use public space, offering rich
programming and spontaneous activities in a green urban setting
is the centerpiece of the proposed mixed-use development. Our
Team’s concept for the plaza builds upon and incorporates the PAC
Subcommittee recommendations while balancing the City Council’s
square footage objectives and the programming of the hotel. The
result is a large at grade urban space off 5th Avenue with three active
edges promoting activity within the plaza, and a unique mezzanine
terrace level, accessible by stair or elevator, which can be programmed
together with or independent from the grade-level space for a variety
of public functions. The design of the plaza and stair will be the subject

of further consideration and collaboration with stakeholders. The
intention of the stair is multifaceted – as an object of art it will serve
to draw pedestrians into the plaza, provide filtered light and shade for
seating at grade level beneath the landing/risers, elevated seating for
relaxing or for watching programmed events and or serve as a stage
area to support an event. The plaza vision facilitates the closing of
Library Lane for events without negatively impacting the accessibility
of the project drop off on Library Lane.
We will further develop a full program of uses for the public space by
engaging stakeholders in a collaborative process, which would guide
the final design and its functional and physical elements including the
stair/elevator access to the upper terrace. Project for Public Spaces
proposes to use its Placemaking approach to engage local stakeholders,
the Library, the City, DDA, downtown business and broader community
representatives in the planning, management and activation of Library
Plaza. This approach will help identify the activities and amenities
requisite to create a lively public space, and bring people together to
celebrate the civic and cultural offerings in this part of downtown Ann
Arbor. To develop a vision, program, activation, and management plan
for the new plaza, PPS will conduct a targeted community engagement
process that uses the ‘Power of 10’ framework to identify unique
destinations within the proposed plaza, employ observational and
survey techniques to reach out to the broader public, and run public
Placemaking Workshops to engage the community.
This approach will optimize the public benefit of Library Plaza and
surrounding context, while ensuring its ongoing programming and
efficient management. We will strive to develop an informed, inspired
and agreed upon functional program of uses and a design that supports
these uses. The Placemaking process will also help build the capacity for
the management and continual improvement of Library Plaza. Working
in close collaboration with the City, the Library, DDA, proposed hotel
and residential management, we will explore the most appropriate
organizational structure to support the ongoing management of the
plaza. This may take the form of a not-for-profit entity whose governing
board consists of representatives from the major stakeholders - Library,
DDA, City, hotel and residential management. The board would be
charged with overseeing the ongoing maintenance and programming
of the plaza. The operations related to the plaza and requisite resources
would be contributed by the five named entities and others pursuant
to an annual operations and programming budget. The Team, led by
Elena Madison of Projects for Public Spaces will work with the City in
order to establish the framework for the governance of the plaza and to
establish an initial operations budget template all while guiding design
and developing a programming plan for consideration.
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1 PROJECT CONCEPT SUMMARY
2.

3.

Restaurant or Bar/Lounge – A single story destination restaurant
or bar/lounge (the scale of which is subject to further planning) is
proposed at grade within the footprint of the hotel abutting 5th Avenue
and the urban plaza. The restaurant or bar/lounge will service the
needs of the hotel patrons, the residences as well as the public who
can utilize the parking deck elevator or stairs for fully sheltered access.
The conceptual design will accommodate covered outdoor dining
along 5th Avenue and adjacent to the plaza’s north edge. In addition
to activating the plaza edge year round, the operations/services can
be leveraged to diversify the programming of the plaza. We recognize
the introduction of this commercial use may constrain the dimensions
of the urban plaza, however we feel that it will play critical role in
activating the plaza, enhancing the plaza environs and contributing to
its programming.
Boutique Hotel – The project’s L-shaped podium includes the above
described restaurant or bar/lounge on the ground floor as well as the
hotel and residential lobbies which will be adjacent, but separated and
have separate access. The programming of the lobby level adjacent
to the plaza will be given careful consideration to assure it serves to
support the success of the plaza. Floors 2 through 6 of the project are
preliminarily proposed to include 125 to 150 hotel rooms, including
a fitness center overlooking the plaza, and appropriate meeting and
required operational spaces. Patrons of the hotel arriving by car will
have the option to valet or self-park within the deck. Given the hotel’s
proximity to the Blake Transit Center, we expect to collaborate on
opportunities to serve our mutual customers. The programming of the
hotel, including its restaurant or bar/lounge and ample meeting space,
will provide it with a unique market position expected to induce both
group and leisure business each of which will have a positive impact on
the vibrancy of the downtown.
Additionally, we anticipate that the hotel will be independent or “soft”
branded which will allow it to meander from the prescriptive designs
of national franchisers found in other urban and suburban settings.
Members of the team have worked with all of the major brands
including Marriott, Hilton, Hyatt and Starwood. We are working with
several hotel management companies at this juncture and considering
several brands based upon different proposed operating models which
hinge on our collaboration with the City regarding the configuration of
the plaza.

4.

Residences – Set back from 5th Avenue and arising from the podium’s
easterly side, a non-student targeted market rate residential apartment
including approximately 100 to 120 units will be constructed on the
top floors of the building. The market for downtown living has been

robust within the City as evidenced by the success of for sale and rental
properties the past one to two years. The projects proximity to the CBD,
Library, Blake Transit Center, and access to underground parking (as
needed) all serve to promote a lifestyle that is increasingly desirable for
all demographics and will strengthen the fabric of the City.
TOTAL CONSIDERATION
Pricing per square foot of hotel/
hospitality (hard)

$ 160

Pricing per square foot of
residential (hard)

$ 150

Outline of Purchase Terms
Total Purchase Price

See section 4, Ownership Objectives
and Financial Details

Deposit

$ 200,000 cash deposited upon execution
of the purchase agreement, nonrefundable
upon City Council approval of final site
plan

Proposed Closing Date

Within 10 days of the latter of final
site plan approval, execution of the
development agreement or issuance of a
building permit.

OUTLINE OF DEVELOPMENT TERMS
The terms of development are generally as follow:
1. Within 30 days of selection, the Team will submit a purchase agreement
for review by the City.
2. Within 30 days of execution of the purchase agreement, the Team will
submit to the Design Review Board (DRB).
3. The Team and City will negotiate objectives for the submission and
approval of plans by the City and the completion of a development
agreement, and incorporate these objectives into the purchase agreement.
4. In addition to traditional representations/warranties and conditions, we
anticipate the following will be incorporated into the purchase and or
development agreement:
• The proposed plan will be considered for reviews, approval and
permitting utilizing the parameters established by the D1 Midtown
Character Overlay District Zoning classification as of June 1, 2015.
• The developer anticipates the condominiumization of the site and the
City will cooperate in facilitating this process.
• 200 parking spaces will be allocated for use by the project subject to
the economic terms required by the DDA for the public’s use of the
parking lot.
• A tower crane will be permitted to be erected within Library Lane
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•
•

•
•
•

•

•

and the developer will not be charged for parking spaces within the
underground parking structure lost as a result of their use during tower
construction.
Sufficient capacity exists within the parking deck infrastructure for the
project's stormwater.
At the expense of the developer and subject to required approvals,
the City will facilitate the reinforcement of the underlying structural
elements of the parking structure, if any. There will be no charge for
the loss of parking spaces, if any, during construction.
The City will facilitate easements as required for utilities through the
parking structure subject to approval.
Balconies will be allowed to cantilever over the alleyway at minimum
heights required for ingress/egress of vehicles.
The project will be granted rights to access the alleyway in perpetuity
for the purpose of servicing the structure, mechanical elements, and
trash removal.
The City will agree to a proposed site logistics plan similar to the one
incorporated herein for the purposes of facilitating construction. See
site logistics plan at end of document.
As indicated, the developer will seek cooperation with the City in the
application for and approval of a partnership grant for the purposes of
developing the plaza, as agreed to.

OUTLINE OF ECONOMIC INCENTIVES
The Development Team has proposed a contribution to the urban plaza of
$570,000. See section 4, Ownership Objectives and Financial Details

PROPOSED COMPREHENSIVE DEVELOPMENT SCHEDULE THROUGH C OF O
The proposed schedule is on the following page.
ECONOMIC IMPACT MODEL
A brief overview of the economic impacts, as traditionally segmented, is
below. The segments include:
 Direct Impacts – expenditures related to the project activity including

construction, subsequent operations of the hotel, residences and plaza,
hotel guest expenditures outside of the hotel and related enhanced fiscal
revenues being generated.

 Indirect Impacts – expenditures that are expected to precipitate from

direct expenditures – business to business expenditures which support
the direct business.

 Induced Impacts – expenditures that are estimated to occur within the

market as a result of the wages being created by employment at the
project.

The calculation of indirect and induced impacts (collectively the “multiplier”
effect of direct impacts) can be estimated utilizing IMPLAN data and software
which is a widely accepted form of specialized social accounting modeling.
The modeling estimates the multiplier effect of direct impacts taking into
consideration a specific industry and geographic market. While this modeling
is beyond the scope of the OM, based upon Acquest’s experience in secondary
and tertiary markets similar to Ann Arbor, we have conservatively estimated
these impacts. See chart below.

The final design of the plaza is expected to be the result of a collaborative
process with the City and its stakeholders and as a result the final budget is to
be determined. We expect to apply for a partnership grant to assist with the
costs of the plaza.

ECONOMIC IMPACT SEGMENT
Direct
Project costs
Ongoing Ops (hotel)
Ongoing Ops (residential)
Hotel Guest Spend
Property taxes
Sales taxes
Hotel taxes
Indirect/Induced (1.3x multiplier)

Initial (one time)
$65,397,510

Initial (one time)
$21,500,000

Stabilized (annual)
$8,500,000
3,600,000
5,750,000
800,000
360,000
300,000
Stabilized (annual)
$5,890,000

Jobs
523
100
40
64

Jobs
65

Comments
One time construction, construction related
75 permanent hotel jobs
Rent at $2.50/sf for 100 units
$150 per day/guest
Estimate
Estimate (6% room revenue)
Estimate (5% room revenue)
Comments
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ID

Task
Mode

Task Name

Duration

Finish

Predecessors Jan 18, '15 Apr 12, '15 Jul 5, '15
S

1 day

Mon 6/1/15

Mon 6/1/15

30 days

Tue 6/2/15

Tue 6/30/15

30 days

Wed 7/1/15

Wed 7/29/15 2

Preferred Developer 60 days
Selection & Award
Site Plan Approval
270 days

Thu 7/30/15

Fri 9/25/15

3

Sat 9/26/15

Sun 6/12/16

4

6

Construction Drawing 150 days
Development

Fri 4/1/16

Tue 8/23/16

7

Building Permit
60 days
Submission &
Approval
Construction Period 600 days

Tue 8/23/16

Thu 10/20/16 6,5

Thu 10/20/16

Tue 5/22/18

Certificate of
Occupancy

Wed 5/23/18

Wed 5/23/18 8

1
2
3
4
5

8
9

Library Lot RFP
Submission Due
Proposal Review &
Evaluation
Presentations

Start

Project: Library Lot Schedule
Date: Tue 5/12/15

1 day

W

S

T

M

Sep 27, '15 Dec 20, '15 Mar 13, '16 Jun 5, '16 Aug 28, '16 Nov 20, '16 Feb 12, '17 May 7, '17 Jul 30, '17 Oct 22, '17 Jan 14, '18 Apr 8, '18
F
T
S
W
S
T
M
F
T
S
W
S
T
M
F
T
S
W
S
T
M
F
T
S
W
S

Jul 1, '18
T
M

1

7

Task

Project Summary

Manual Task

Start-only

Deadline

Split

Inactive Task

Duration-only

Finish-only

Progress

Milestone

Inactive Milestone

Manual Summary Rollup

External Tasks

Manual Progress

Summary

Inactive Summary

Manual Summary

External Milestone

Page 1
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COMMUNITY ENGAGEMENT AND RELATIONS PLAN

BORDER’S BOOKSTORE REDEVELOPMENT - Ann Arbo

Below is a brief outline of our proposed approach for engagement and public
relations. Both Acquest and Hughes are local Michigan-based companies and
anticipate that their leadership and staff, along with CA Ventures' staff will
be available on a daily basis to resolve any public relations issues which arise
during the development process.
 Entitlement Process – Upon selection as the proposed developer, we

would embrace the DRB process for the review of our overall plan as
required including the citizens review process. Preliminarily, we would
propose to schedule two to three sequential public charrettes which focus
specifically on the development of the plaza plan as summarized in the
Project Concept Summary section in item 1, Breakdown of Uses, Urban Plaza/
Library Plaza.
 Contracting – Our contractor, who has yet to be selected, will employ

Border's Bookstore Redevelopment, Ann Arbor, Michigan
Hughes Properties

PROJECT ROLE

best practices with regard to assuring the inclusion of MBE’s and local
content within the subcontractor base. See the Development Process
In June 2012, Hughes Properties entered into a long-term grou
section for the traditional commitment we expect to provide which is subject
with the fee title owners. Hughes redeveloped the property,
to the contractor’s review and modification.

the construction of the building core and shell as well as the
build outs, facilitated and administered project financing, ne
tenant leases, and continues to manage the project after com
and tenant occupancy.

Located in downtown Ann Arbor, at the epicenter of what many c
one of the region’s most desirable cities, Hughes Properties redevelo
formers Border’s Flagship building sitting on 0.51 acres at the corner
Liberty and Maynard Street. The Border’s Bookstore Redevel
consisted of converting the 43,000 square foot building from a sin
facility
into
multi-tenant
mixed
use development containing a
Hyatt Place
One aUptown
on the Circle, Normal,
Illinois
CA
Ventures
approximately 22,000 square feet of commercial and restaurant sp
the ground level and 22,000 square feet of office on the secon
Renovations began in December 2012 with the first tenants
occupancy in October 2013. The tenant opening is scheduled to o
early summer of 2015. The building is now home to a mix of n
regional, and local tenants which include: Pieology, Huntington
Slurping Turtle, Sweetwaters Coffee & Tea, Knights Resturant,
Prime Research and University of Michigan.
PROJECT REFERENCE
Mr. John B. Fingerle
Malcolm Properties, LLC
FeeErieTitle
Owner
Sheraton
Bayfront Convention Center Complex, Erie, Pennsylvania
734-663-3550
Acquest
Realty
Advisors
	
  
CA VENTURES/ACQUEST REALTY ADVISORS/HUGHES PROPERTIES | OFFERING MEMORANDUM FOR THE CITY OF ANN ARBOR

9

2

PHYSICAL
DETAILS
ALL RENDERINGS ARE CONCEPTUAL AND SUBJECT TO CHANGE.

LIBRARY PLAZA

CONCEPTUAL RENDERING - SUBJECT TO CHANGE
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EXISTING CONDITIONS
.2

Washington St.
Liberty St.

A variety of flexible residences for
young professionals and existing
residents looking for a different
lifestyle, would provide a connection
to the community. The culture and
walkability to downtown makes
an ideal location for urban driven
residents to live and thrive.

S. Division St.

S. 5th Ave.

To further enhance the city, an
urban plaza would provide a much
needed amenity as a focal point for
community events.

Ann Arbor

Liberty St.

Library Lane

S. 5th Ave.

Blake Transit Center

E. Williams St.

The Library

S. Division St.

S. 4th Ave.

S. Main St.

E. Williams St.

The Library Plaza will promote the
city of Ann Arbor and enhance the
perception of the area. To make the
plaza successful, a collaboration
with other entities is important. The
contribution of a public library in a
city is vital to a well balanced and
literate community. A connection to
the community is vital for a library.
The urban plaza provides the space
for the city to create a wide variety of
events and celebrations. Being near
the Blake Transit Center allows people
from further away to also access these
events. These activities would benefit
the area and city by creating a focal
point for people to visit Library Plaza.

The walkability and density of Ann
Arbor is one of the defining aspects
that makes it a successful city. To
continue and contribute to this a
boutique hotel is proposed on 5th
Avenue. Known as a silver-bullet to
urban planners, a hotel is a destination
that allows visitors and business
travelers to stay in the City. These
travelers are able to experience and
further develop the tourism of the city.
Being near the University allows the
project to take advantage of potential
students or visiting family from afar.

Ann Arbor

EXISTING CONDITIONS
The timeless qualities of masonry captures Ann Arbor’s rich heritage and
traditions. Masonry defines the pedestrian experience as it exudes warmth,
shelter and stability. It’s important to continue the experience and not see the
buildings as individuals, but see the city as a whole that defines the experience.
The design is distinguished, yet captures the essence of Ann Arbor.
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DESIGN PROCESS
THE SITE

There are many opportunities to enhance the functionality
of the site. We would propose a turnaround to allow Library
Lane to be to be partially shut off for major events without
closing the entire street. This would provide a drop off area for
the library and allow people to turn around and enter into the
underground parking structure.
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THE CONTEXT

To create a building of its time and embrace its context, the design
reinterprets a typical facade in a modern way. To achieve this, a brick
structure for the hotel is envisioned. The height would be similar
to surrounding buildings. A streetwall set back is proposed on 5th
Avenue at level five.
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Window openings are an important building feature. Windows
not only provide great views, but provide a narrative to the facade.
Contextual buildings usually utilize a traditional facade. Windows
align with each other to follow the structural columns. The openings
stack neatly and narrate the number of levels and windows in
each room. However, to construct a building of its time, current
architectural ideas need to be challenged.
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CONCEPTUAL - SUBJECT TO CHANGE
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Modern Facade

Modern architecture introduced the free facade concept. The facade of
a modern building is separated from the influence of other building
categories. This allows the facade to express itself independently. To
declare this modernity, the brick structure alternates the windows and
patterns of the facade. Showcasing the timeless quality of brick, but
using a modern vocabulary.
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DESIGN PROCESS
rar
Lib

THE CONNECTION

Responding to the programmatic context is paramount for the
success of any building. The Library and Blake Transit Center offer
important amenities for the neighborhood. To respond to these
amenities, a section of the brick structure is cleaved away. The
newly created site area becomes the urban plaza. The plaza can
offer amenities not only for people within the neighborhood, but
the city as well.
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THE PLAZA

By extending a portion of the plaza up to the second level,
and at-grade across Library Lane, two large but distinguished
programmable spaces are created. Library Plaza can be enlarged
by utilizing the existing bollards to close the western portion from
vehicular traffic, expanding and bridging the plaza to the library to
accommodate large crowds. The plaza becomes an important focal
point for the city to host large events.
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THE VISION

Another portion of the building is programmed as apartments for
residents interested in an urban lifestyle, and is stacked above the
hotel. Since its separated from the pedestrian experience and is a
different program, it takes on elements of a smooth elegant tower.
The modern tower showcases the contemporary lifestyle of its tenants.
Similar to its brick sibling below, its facade is autonomous. The sleek
metal panels and windows alternate to create a dynamic facade
representative of its time. The main elevator core is expressed as a
brick structure to tie the two uses together.
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CONCEPTUAL - SUBJECT TO CHANGE
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DESIGN PROCESS
A dynamic new silhouette is generated for Ann Arbor skyline. The
structure further connects the urban context of Ann Arbor.

CONCEPTUAL MODEL - SUBJECT TO CHANGE
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LIBRARY PLAZA
Aerial View from the corner of 5th Avenue and Williams Street

CONCEPTUAL RENDERING - SUBJECT TO CHANGE
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LIBRARY PLAZA
View from the corner of 5th Avenue and Liberty Street

CONCEPTUAL RENDERING - SUBJECT TO CHANGE
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LIBRARY PLAZA
View from the corner of Library Lane and Division Street

CONCEPTUAL RENDERING - SUBJECT TO CHANGE
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FLOOR PLANS
Restaurant / Bar / Lounge
Size and Scope TBD

Uses TBD
Including

1st Floor

24’

0
8’

56’

Potential meeting space
Size and Scope TBD

Uses TBD
Including
Cafe
Meeting Space

CONCEPTUAL - SUBJECT TO CHANGE

2nd Floor - Hotel

24’

0
8’

56’
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FLOOR PLANS

3rd Floor - Hotel

4th Floor - Hotel

24’

0
8’

56’

24’

0
8’

56’

CONCEPTUAL - SUBJECT TO CHANGE

5th Floor - Hotel

24’

0
8’

56’
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FLOOR PLANS

6th Floor - Hotel

24’

0
8’

56’

7th-15th Floor - Apartment

24’

0
8’

56’

CONCEPTUAL - SUBJECT TO CHANGE

Roof Plan

24’

0
8’

56’

CA VENTURES/ACQUEST REALTY ADVISORS/HUGHES PROPERTIES | OFFERING MEMORANDUM FOR THE CITY OF ANN ARBOR

22

URBAN PLAZA
View within Library Plaza
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URBAN PLAZA
Ten Placemaking Principles for Library Plaza
While we firmly believe that the detailed program of uses and activities that will
define Library Plaza as a public space should be created in collaboration with
stakeholders, we have considered certain principles to guide the conceptual
design of the space.

1. The Inner Square and the Outer Square
Visionary park planner Frederick Law Olmsted’s idea of the “inner park” and the
“outer park” is just as relevant today as it was over 100 years ago. The streets
and sidewalks around a public space greatly affect its accessibility and use, as
do the ground floors of the buildings surrounding it. The site of Library Plaza is
currently surrounded by “the backs” of buildings, (i.e. the library), and surface
parking lots across 5th Avenue, a challenging albeit very central location.
Now imagine Library Plaza with the library doors opening right onto the plaza
as Library Lane becomes mostly a public space; people sit outside and read in
a pleasant outdoor environment; maybe the children’s reading room has an
outdoor space right on the plaza. The mixed-use hotel and residential building
that hugs the plaza offers dining, retail, even a bookstore and cafe. An active,
welcoming outer edge is essential to the wellbeing of the inner square.

2. Attractions and Destinations
Any great plaza has a variety of smaller “places” within it to appeal to a variety
of people. For Library Plaza these could include an outdoor café and restaurant
terrace, an outdoor reading room area, a game area, a performer’s or speaker’s
corner with a multi-functional platform element that could serve as a place
to sit or as a small stage, a “lawn” area for yoga, tai chi, lunch time picnics
and sunbathing during the day and a beer garden or happy hour event in the
evening, an outdoor lobby to the hotel, and a corner bookstore that links to
the activities in the library. These are just some initial ideas for attractions that
Library Plaza could offer. They don’t need to be big to make the plaza a success.
In fact, some of the best civic squares have numerous small attractions such as
a vendor cart, a carousel, and a kids reading area that, when put together, draw
people throughout the day. We often use the idea of “The Power of Ten” to set
goals for destinations within a plaza. We plan to use this concept to create ten
good places within the plaza, each with ten things to do, offering a full program
for a successful public space.

Today, creating a new plaza that becomes significant place in downtown
Ann Arbor in a place that is currently seen as a service and parking area is a
challenge, but is also a great opportunity to build a unique multi-functional civic
space.

4. Amenities
Library Plaza should feature amenities that make it comfortable for people to
use. Appropriate seating, shade or waste receptacle in just the right location
can make a big difference in how people choose to use the plaza. In general,
we believe that flexible amenities, such as movable chairs, umbrellas, benches
and planters that are not structural but could be moved for a special event
or celebration, make for the most comfortable and inviting public spaces.
Public art can also be a great magnet for adults and children of all ages to
come together. Whether portable, movable or permanent, good thoughtfully
selected amenities can go a long way to establish a convivial setting for social
interaction.

5. Flexible Design
The use of Library Plaza should change during the course of the day, week,
and year. To respond to these natural fluctuations, flexibility needs to be built
in. Instead of a permanent stage, for example, a movable stage could be used,
with the design allowing for needed infrastructure, access, and potential green
room/back stage area. For example, for large events the raised portion of Library
Lane could serve as a stage area, while the audience uses the entire plaza and
mezzanine terrace as a viewing area. Likewise, the black wall of the library
building could accommodate a movie screen for special events and regular
outdoor movie programs.

6. Seasonal Strategy
A successful urban plaza can’t flourish with just one design or management
strategy. Great squares such as Bryant Park, the plazas of Rockefeller Center,
and Detroit’s Campus Martius change with the seasons. Skating rinks, outdoor
cafés, book festivals, author readings, horticulture displays, art and sculpture
can all help adapt the use of the space, and its look, from one season to the next.
Celebrations related not only to the seasons but to the library and its programs
should also be part of this strategic thinking for Library Plaza.

3. Image and Identity
Historically, squares were the center of communities, and they traditionally
helped shape the identity of entire cities. Sometimes a fountain or another
focal element was used to give the square a strong image: think of the majestic
Trevi Fountain in Rome or the Swann Fountain in Philadelphia’s Logan Circle.
The image of many squares was closely tied to the great civic buildings located
nearby, such as cathedrals, city halls, or libraries.
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URBAN PLAZA
7. Information and Linkages
The site of Library Plaza has one big advantage that many public spaces lack – it
is easily accessible by various modes of transportation. Library Lane is already
narrow and pedestrian-friendly, crosswalks are well marked, transit stops are
located nearby parking is readily available. The key for this site will be to provide
engaging and appropriate information at the gateways, including the egress
points from the parking garage, and to ensure that public areas such as the
mezzanine terrace are easily accessible, inviting, and clearly open to the public.

8. Reach Out To Surrounding Neighborhoods
Just as important as the edge of a square is the way that streets, sidewalks and
ground floors of adjacent buildings lead into it. Extending into the surrounding
neighborhood, the influence of a good square starts at least a block away.
Vehicles slow down, walking becomes more enjoyable, and pedestrian traffic
increases. Elements within the square are visible from a distance, and the
ground floor activity of buildings entice pedestrians to move toward the
square. This reaching out could be a challenge for Library Plaza if not addressed
properly.

9. The Central Role of Management
The best public spaces are the ones where people return to time and time again.
The only way to achieve this is through careful management that understands
and promotes ways of keeping the plaza safe and lively. A good manager
understands existing and potential users and gears events to all types of people.
Good managers become so familiar with the patterns of how people use the
plaza that waste receptacles get emptied at just the right time and refreshment
stands are open when people most want them. Good managers create a feeling
of comfort and safety, fixing and maintaining the place so that people feel
assured that someone is in charge. Creating a feeling of safety and security,
while embracing all types of urban plaza users will be crucial for Library Plaza.

10. Diverse Funding Sources
A well-managed plaza can often be beyond the scope of the average city parks
or public works department, which is why partnerships have been established
to operate most of the best places in the United States. These partnerships seek
to supplement what the city can provide with funding from diverse sources,
including — but not limited to— rent from cafés, terraces or other small
commercial uses on the site, taxes or contributions from adjacent properties,
private party rentals, benefit fundraisers, and so on. We hope to explore these
funding options, along with the most appropriate management structure in
collaboration with the main stakeholders of Library Plaza.
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Focal Point - Art Sculpture
Movable Book/Game Cart
Video Screen - Games, TED
talks, Library talks, etc.
Steps/Bleachers

Lunch Spot
Outdoor Pub in Evenings
Spill Over Dining
Dining, Cafe, Retail, etc.

Arrival Point -Information
Meeting Point

Lounge Seating/Couches
Fire Pit/Place
Outdoor Lobby

Viewing Area - Major Event

Stage Area - Major Event

Performers’ Corner - Outdoor Reading
Morning Yoga/Tai Chi

Large Screen for Outdoor
Movies, HD Opera, and
other Large Events and
Celebrations
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URBAN PLAZA
Lunch Spot
Outdoor Pub in Evenings
Spill Over Dining
Dining, Cafe, Retail, etc.

Examples of Lunch Spots, Outdoor Pub in Evenings and Spill Over Dining
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URBAN PLAZA
Video Screen - Games, TED
talks, Library talks, etc.
Dining, Cafe, Retail, etc.
Lounge Seating/Couches
Fire Pit/Place
Outdoor Lobby

Examples of Video Screen, Lounge Seating/Couches, Outdoor Lobby
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URBAN PLAZA
Viewing Area - Major Event
Stage Area - Major Event
Performers’ Corner - Outdoor Reading
Morning Yoga/Tai Chi

Large Screen for Outdoor
Movies, HD Opera, and
other Large Events and
Celebrations

Examples of Morning Yoga, Outdoor Reading, and Outdoor Movies
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URBAN PLAZA
Focal Point - Art Sculpture
Movable Book/Game Cart

Arrival Point -Information
Meeting Point

Examples of Art Sculpture, Movable Books, Outdoor Games
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URBAN PLAZA
Steps/Bleachers

Examples of Stairs/Bleacher
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URBAN PLAZA

Low colorful planters soften the plaza and makes
it pedestrian friendly and inviting. Transportable
tree planters provides shade and for dining and
allow the plaza to be flexible.

Examples of Introducing “Green” to the Plaza
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URBAN PLAZA
View at the Corner of 5th Avenue and Library Lane
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