PoNTIAC CITY COUNCIL

STUDY SESSION
January 5, 2017
6:00 p.m.
165th Session of the 9™ Council

It is this Council’s mission ““To serve the citizens of Pontiac by committing to help provide an enhanced quality of life for

its residents, fostering the vision of a family-friendly community that is a great place to live, work and play.”

Call to order

Roll Call

Authorization for excused absences for councilmembers

Public Comment

Public Hearing

1.

To Remove from the Boundaries of the Tax Increment Authority Parcels, 14-29-428-002, 14-29-284-007 and
14-29-284-008.

Closed Session

2.

Resolution for Closed Session

AGENDA ITEMS FOR CITY COUNCIL CONSIDERATION

3.

4.
5

8.

9.

Request for approval of a resolution concurring with the provisions of a Brownfield Redevelopment Authority for
the village of Bloomfield Project.

Request for approval of the Hold Harmless Agreement.

Request for ratification of 2016 Development Agreement between City of Pontiac and Bloomfield Village Owner,
LLC Regarding Village at Bloomfield Park.

Request for approval of the first reading of An Ordinance to amend various sections of Chapter 22, Article VII of
the City of Pontiac Code or Ordinances.

Request for approval of the first reading of An Ordinance to amend various sections of Article 22, Section 22-3 of
the City of Pontiac Code Or Ordinances.

Request for approval of the first reading of An Ordinance to amend Chapter 86, Article VI. Section 86-223 of the
City of Pontiac Code or Ordinances.

Request for approval of the first reading of An Ordinance to amend various sections of Chapter 22, Article VI of
the City of Pontiac Code or Ordinances.

10. Request for Public Hearing of Release of Interest in Property
11. Request for Public Hearing of the Sale of Vacant Land Parcel 14-28-380-035.
12. Request for Public Hearing of the Sale of Vacant Land Parcel 14-29-130-011.

Adjournment



City of Pontiac
‘Pontiac City Council

Whereas, Section 8 (e), MCL 15.268, permits a public body “[to] consult with its attorney regarding trial
or settlement strategy in connection with specific pending litigation, but only if an open meeting wouid
have detrimental financial effect on the litigation or settlement position of the public body”: and,

Whereas section 8 (h) to consider material exempt from discussion or disclosure by state or federal
statute. '

Whereas, the Pontiac City Council believes that an open meeting would have a detrimental financial
effect on the litigating or settlement position of the City:

Therefore, Be It Resolved that the Pontiac City Council recesses into closed session for the purpose of
consulting in reference to a legal opinion and pending litigation Ottawa Towers Vs. The City of Pontiac.




GM GIARMARCO, MULLINS & HORTON, P.C.

ATTORNEYS AND COUNSELORS AT LAW

MEMORANDUM
TO: Pontiac City Council
FROM: J. Travis Mihelick
DATE: January 3, 2017
RE: Bloomfield Village Brownfield Plan Documents

Honorable Council:

As part of the Bloomfield Village Brownfield Plan proposal that is before Council, Council
President requested that I put together a brief summary of the three documents that have been
presented to Council. The three documents are as follows:

. Brownfield Resolution: The Oakland County Brownfield Redevelopment Authority has supplied a
proposed resolution for the City Council to adopt to concur with the Brownfield Plan adopted by the
County BRA. The proposed resolution was modified by adding the italicized paragraph, which
would make the City’s concurrence with the Brownfield Plan conditional on Bloomfield Township
agreeing to forego any payment from the City of property taxes captured under the Brownfield Plan,
unless that payment is offset or reimbursed to the City by the Developer. This is addressed further in
the Hold Harmless Agreement. This is the operative document necessary to complete the Brownfield.

. Hold Harmless Agreement: This Agreement between the City and the Developer is designed to
guarantee the Developer (or the Developer’s successor in interest) will reimburse the City for any
portion of the property taxes to be captured under the Brownfield Plan that the City may be required
to pay to Bloomfield Township. It is unsettled whether the Township is entitled to receive any of the
increase in captured taxes, but this Agreement ensures that the City will be made whole if it is
ultimately determined that the City must pay the Township. The term of this Agreement corresponds
to the term of the Brownfield Plan.

. Development Agreement: This 2017 Development Agreement between the City and the Developer is
intended to supplement the previous development agreement entered into among the City, Township
and the original Bloomfield Park developer. This Agreement is between the City and the new
Developer and sets forth various the commitments the Developer is willing to make to induce the
City’s support for the project and the Brownfield Plan. These commitments include giving
preference to City residents and businesses for construction jobs, paying up to $50,000 towards
Gateway signage, and paying a public safety fee (starting at $150, and increasing 3% each year) for
every public safety response to the new development in excess of 200 within any calendar year. The
term of this Agreement also corresponds to the term of the Brownfield Plan, and is binding on the
Developer’s successors.

If you have any questions regarding the documents, please do not hesitate to let me know.




12/16/2016

STATE OF MICHIGAN
COUNTY OF OAKILAND
CITY OF PONTIAC
RESOLUTION CONCURRING WITH THE PROVISIONS OF
A BROWNFIELD PLAN ADOPTED BY THE OAKLAND COUNTY

BROWNFIELD REDEVELOPMENT AUTHORITY FOR THE
VILLAGE OF BLOOMFIELD PROJECT

RECITATIONS:

WHEREAS, the Oakland County Board of Commissioners, pursuant to and in
accordance with the provisions of the Brownfield Redevelopment Financing Act, being Act 381
of the Public Acts of the State of Michigan of 1996, as amended (the “Act”), have established a
Brownfield Redevelopment Authority and Board (OCBRA) to facilitate the clean up and
redevelopment of Brownfields within Oakland County’s communities; and

WHEREAS, the Village of Bloomfield project, in the City of Pontiac is a Brownfield
under state statute; and

WHERFEAS, a Brownfield clean up and redevelopment plan (the “Plan”) has been
prepared to help redevelop the site in order to restore the environmental and economic viability
of it which the OCBRA has reviewed and approved; and

WHEREAS, pursuant to OCBRA by-laws, a local committee has been appointed,
participated in discussions regarding the proposed plan and project, reviewed the plan, and
recommends its approval; and

WHEREAS, the OCBRA, pursuant to and in accordance with Section 13 of the Act, shall
consider recommending that the Oakland County Board of Commissioners approve the
Brownfield Plan to be carried out within the City of Pontiac, relating to the redevelopment of
Village of Bloomfield (the “Property”); and

WHEREAS, the City has reviewed the Plan, and have been provided a reasonable
opportunity to express their views and recommendations regarding the Plan in accordance with
Sections 13(13) of the Act; and

NOW THEREFORE BE IT RESOLVED THAT, the City of Pontiac hereby concurs
with the provisions of the Plan including approval of the Plan by the Oakland County Board of
Commissioners and implementation of the Plan by the Oakland County Brownfield
Redevelopment Authority.

BE IT FURTHER RESOLVED THAT, the City’s concurrence with the Plan is
conditional and will be effective if, and only if, Bloomfield Township agrees to forego any share
or payment from the City of Pontiac of property taxes to be captured under the Plan, as
otherwise called for in that certain Agreement for Conditional Transfer of Property (a/k/a the




Act 425 Agreement), as the same may be amended, unless such share or payment is offset or
reimbursed to the City by other means satisfactory to the City.

BE IT FURTHER RESOLVED THAT, all resolutions or parts of resolutions in conflict
with any of the provisions of this Resolution are hereby repealed.

AYES:

NAYS:
ABSTENTIONS:
ABSENT:

CERTIFICATION

It is hereby certified that the foregoing Resolution is a true and accurate copy of the
Resolution adopted by the City Council of the City of Pontiac at a meeting duly called and held
on the day of December, 2016.

CITY OF PONTIAC

By:

, Clerk




1/3/2017

HOLD HARMLESS AGREEMENT

This Agreement, dated and effective on , is entered into between the City of Pontiac (the “City™),
of 47450 Woodward Avenue, Pontiac, MI 48342, and Bloomfield Village Owner, LLC (the “Developer”), a
Delaware limited liability company with an address at One Town Square, Suite 1600, Southfield, Michigan
48076.

Whereas, a land development project known as Bloomfield Park, to be located on land (“Project Land”, as
described in attached Exhibit A) straddling the municipal boundaries of and located in both the City and the
Charter Township of Bloomfield (the “Township”) has sat dormant and incomplete since 2008 with partially
completed, and weathered structures still standing on the property; and

Whereas, after foreclosure and lengthy litigation, Bloomfield Village Investors Holdings LLC, the sole member
of the Developer (i) purchased the rights and interests of the mortgagee holding mortgages and other security
interests encumbering the Project Land and various rights pertaining thereto, (ii) foreclosed on the mortgages
and other security interests, and (iii) transferred title to the Project Land and related rights to the Developer; and

Whereas, Developer has applied for and received approval from the Oakland County Brownfield
Redevelopment Authority of an Amended Brownfield Plan to facilitate redevelopment of the project site and
financing of environmental remediation of the site, including demolition of obsolete structures located thereon;
and

Whereas, the Amended Brownfield Plan proposes to capture property taxes corresponding to the increased
taxable value of the Village At Bloomfield Project’s real and personal property and to reimburse Developer up
to Sixty Million Dollars ($60,000,000) over thirty (30) years for eligible activities; and

Whereas, the City has been requested to pass a resolution concurring with the provisions of the Amended
Brownfield Plan adopted by the Oakland County Brownfield Redevelopment Authority; and

Whereas, the project site is subject to a Development Agreement, dated November 27, 2002, and an Agreement
for Conditional Transfer of Property (“Act 425 Agreement”), dated November 27, 2002, which, among other
things, govern the sharing of tax collections between the City and the Township concerning the project site; and

Whereas, at the time of this Agreement it is unsettled whether the Township may claim entitlement under the

Act 425 Agreement to payment from the City for any portion of the property taxes that would be captured under
the Amended Brownfield Plan; and

3641875.v4




Whereas, it is of paramount concern to the City that its concurrence in the Amended Brownfield Plan not cause
or result in the City being obligated to pay over to the Township any taxes, or equivalent amounts,
corresponding to the taxes to be captured under the Amended Brownfield Plan; and

Whereas, the Developer acknowledges that its entry into this Agreement to hold the City harmless from any
such possible payment obligation to the Township is of major importance to the City and is a material
inducement for the City to concur with the Amended Brownfield Plan.

THEREFORE, the City and Developer agree:

1. In the event, following final approval and implementation of the Amended Brownfield Plan, it is held by
a court of competent jurisdiction or it is otherwise legally determined or claimed that the City is
responsible under Sections 3.1A, 3.1C and 3.1D of the Act 425 Agreement to pay to the Township any
taxes, or an equivalent amount, corresponding to taxes captured for the Project Land under the
Brownfield Plan (the “City Tax Obligation™), Developer shall reimburse the City for all amounts paid by
the City to the Township with respect to such City Tax Obligation due to any increase in value caused
by the development of the Project Land and/or defend and hold the City harmless from any such
payment obligation. In the event the City or Developer desire to contest the right of the Township to
receive payment from the City under Sections 3.1A, 3.1C and 3.1D of the Act 425 Agreement, they shall
jointly, in the name of the City, pursue such action and cooperate in such efforts without impacting the
indemnification provided in the preceding sentence.

2. The parties’ rights and obligations under this Agreement shall bind and inure to the benefit of the
successors and assigns of the parties hereto and shall run with the land; provided, however (i) the
obligations of the Developer under this Agreement shall not be binding on any successor owner or user
of any portion of the Project Land; and (ii) in the event the Developer assigns its right to reimbursement
corresponding to the increased taxable value of the Village At Bloomfield Project’s real and personal
property as provided in any reimbursement agreement or other document entered into in connection with
the Brownfield Plan, such assignee shall be required to assume the Developer’s obligations under this
Agreement, whereupon the Developer shall be automatically released from any liability or responsibility
under this Agreement assumed by such assignee.

3. The parties’ rights and obligations under this Agreement shall survive and shall not merge into any
future agreement or amended agreement — including, but not limited to, the Brownfield Plan and any
associated reimbursement agreement, amended Development Agreement, or amended Act 425
Agreement — unless the parties rights and obligations under this Agreement are expressly and
specifically modified, terminated or superseded in such later Agreement.

4, The term of this Agreement shall correspond to the term of the Brownfield Plan and associated
reimbursement agreement, or, if shorter, the period that it is determined the City is responsible for
paying to the Township any portion of captured taxes for the Project Land. This Agreement may be
amended only in writing signed and dated by the parties hereto.

[Signatures on Following Page]
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Signature Page to Hold Harmless Agreement between the
City of Pontiac and Bloomfield Village Owner, LL.C

CITY OF PONTIAC BLOOMFIELD VILLAGE OWNER, LLC
By: By:
Dr. Deirdre Waterman, Mayor Its:
STATE OF MICHIGAN
COUNTY OF OAKLAND
The foregoing Hold Harmless Agreement was acknowledged before me on , 2017, by

Dr. Deirdre Waterman, the Mayor, of the City of Pontiac., on behalf of the City.
Subscribed and sworn to before me
on ,2017.

, Notary Public
Oakland County, Michigan
My Commission Expires:

STATE OF MICHIGAN

COUNTY OF OAKLAND

The foregoing Hold Harmless Agreement was acknowledged before me on , 2017, by
, the , of Bloomfield Village Owner, LL.C, on behalf of the

company. }

Subscribed and sworn to before me
on , 2017,

, Notary Public
Oakland County, Michigan
My Commission Expires:

3641875.v4




01/03/2017

2017 DEVELOPMENT AGREEMENT BETWEEN CITY OF PONTIAC
AND BLOOMFIELD VILLAGE OWNER, LL.C REGARDING VILLAGE AT
BLOOMFIELD PROJECT

This Development Agreement (“Agreement”) is executed and is effective on
2017, between the CITY OF PONTIAC (“City”), a Michigan municipal corporation, and
BLOOMFIELD VILLAGE OWNER, LLC (“Developer™), a Delaware limited liability company.

WHEREAS, a land development project known as Bloomfield Park, straddling the
municipal boundaries of and located in both the City and the Charter Township of Bloomfield
(the “Township”), has sat dormant and incomplete since 2008 with partially completed, and
weathered structures still standing on the property; and

WHERFEAS, after foreclosure and lengthy litigation, Bloomfield Village Investors
Holdings LLC, the sole member of the Developer (i) purchased the rights and interests of the
mortgagee holding mortgages and other security interests encumbering the Bloomfield Park land
and various rights pertaining thereto, (ii) foreclosed on the mortgages and other security
interests, and (iii) transferred title to the Bloomfield Park land and related rights to the
Developer; and

WHEREAS, the Developer intends to redevelop the site as a mixed-use project, to be
known as the Village at Bloomfield Project (the “New Development”), which may include
residential, dining, grocery, retail, entertainment, and healthcare components; and

WHEREAS, Developer has applied for and received approval from the Oakland County
Brownfield Redevelopment Authority of an Amended Brownfield Plan to facilitate
redevelopment of the project site and financing of environmental remediation of the site,
including demolition of obsolete structures located thereon; and

WHEREAS, the Brownfield Plan proposes to capture property taxes corresponding to the
increased taxable value of the Village At Bloomfield Project’s real and personal property and to
reimburse Developer up to Sixty Million Dollars ($60,000,000) over thirty (30) years for eligible
activities; and

WHEREAS, the City has been requested to pass a resolution concurring with the
provisions of the Brownfield Plan adopted by the Oakland County Brownfield Redevelopment
Authority; and

WHERFEAS, the project site is already subject to a Development Agreement, among the
City, Township, and the previous owners of the Bloomfield Park land, dated November 27, 2002
(as the same may be amended, the “Joint Development Agreement”), and an Agreement for
Conditional Transfer of Property between the City and Township, dated November 27, 2002 (as
the same may be amended, the “Act 425 Agreement™); and

WHEREAS, the City and Developer intend, through this Agreement, to supplement the
Joint Development Agreement as between the City and Developer only, by setting forth and
agreeing to herein additional promises and commitments between the City and Developer; and
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WHEREAS, the City’s Mayor and City Council have determined that this Agreement is
appropriate for the proposed development of the New Development, is consistent with the public
health, safety and welfare of the City’s residents and businesses, and will result in positive
impacts and benefits for the City and its residents and businesses; and

WHEREAS, the City and Developer are concurrently entering into a Hold Harmless
Agreement (which is incorporated herein by reference and made a part hereof) concerning
responsibility for payment, if any is determined to be owed, to the Township by the City under
Sections 3.1A, 3.1C and 3.1D of the Act 425 Agreement of any portion of taxes to be captured
under the Brownfield Plan; and

WHEREAS, the Developer acknowledges that its entry into this Agreement is of major
importance to the City and is a material inducement for the City to proceed with various
approvals and authorizations for the New Development.

THEREFORE, the City and Developer agree as follows in consideration for the mutual
promises and consideration given and received by them:

1. No Preemption. Unless otherwise expressly provided herein, this Agreement shall
not be deemed to waive, preempt, supersede, or render ineffective any applicable municipal or
governmental laws, ordinances, codes, regulations or processes, including but not limited to
zoning, brownfield and economic incentives, taxes, assessments or fees, and Developer shall be
subject to all review and approval processes required under the City’s ordinances, regulations
and rules; provided, however, the foregoing is not intended to modify any such agreements
contained in the Joint Development Agreement or Act 425 Agreement.

2. Construction Jobs.

(@)  In connection with the initial development and construction of each component of
the New Development, Developer shall implement, or require its general or prime contractor(s)
to implement, a local hiring policy which provides (i) a preference for such general or prime
contractor(s) to hire Pontiac Based Businesses (as defined below) as subcontractors and suppliers
for jobs relating to the development and construction of the New Development, and (ii) a
preference for such general or prime contractor(s), and, to the extent possible, their
subcontractors and suppliers, to hire City residents to perform jobs relating to the development
and construction of the New Development. Further, the Developer may retain Pontiac Based
Businesses to provide architectural, engineering, environmental and other professional and
consulting firms services relating to the development and construction of the New Development.
For purposes of this Agreement, a “Pontiac Based Business” shall mean a business that is either
(v) headquartered in the City, or (z) has an office, store or other facility within the City.
Developer shall require its general or prime contractors to advertise available on-site jobs in local
media and electronically on a City-sponsored website and social media, if such resources exist.
In addition, Developer shall consult with and provide written notice to at least two local hiring
organizations, which may include non-profit organizations involved in referring eligible
applicants for job opportunities. Developer shall require its general or prime contractors to
consider in good faith all applications submitted by City residents and businesses and maintain a
preference for hiring City residents and businesses that are qualified to perform the on-site jobs




relating to the initial development and construction of each component of the New Development.
Developer shall, in its agreements with its general or prime contractors, include a requirement for
this local hiring policy, and, in connection therewith, Developer will introduce such contractors
to, and encourage such contractors to participate in, the “Community Ventures” program offered
by the Michigan Economic Development Corporation. For avoidance of doubt, the foregoing
terms and requirements shall not apply to the initial development and construction of
components of the New Development performed by or on behalf of other owners or users thereof
(or their general or prime contractors), although the Developer will notify such owners and users
of this local hiring policy and encourage them to comply therewith.

(b) In the event Pontiac Based Businesses and City residents do not receive, in the
aggregate, payments totaling at least Two Million One Hundred Thousand Dollars
($2,100,000.00) for jobs relating to the development and construction of the New Development
(computed before deductions for taxes, other governmental payments, offsets and similar items)
during the period ending when the development and construction of each phase and component
of the New Development is complete, the Developer will donate to job training and/or work
force programs designated by the City, an amount equal to fifty percent (50%) of the difference
between Two Million One Hundred Thousand Dollars ($2,100,000.00) and the total sum actually
paid to Pontiac Based Businesses and City residents for jobs relating to the development and
construction of the New Development.

3. Gateway Signage. The Developer, together with the City, shall design a gateway
entrance sign (the “Sign”) to be installed at a location determined by the City and reasonably
approved by the Developer. If the designated location is not situated within the boundaries of
the New Development owned by Developer, the Developer will work with the City to obtain any
easements necessary to install, maintain, repair and replace the Sign. Further, the design,
installation, and use of the Sign shall be subject to the approval of the Joint Development
Council, and meet the requirements of the Town Center District Zoning Ordinance. The
Developer will pay the cost to design, make and install the Sign, in an aggregate amount not to
exceed Fifty Thousand Dollars ($50,000.00). The City will be responsible for maintaining,
repairing and replacing the Sign, at its sole expense.

4. Permanent Jobs. The City acknowledges the Developer has limited control to
influence or affect the hiring practices of the ultimate users and tenants of the New Development.
But, Developer agrees to in good faith, use commercially reasonable efforts to encourage the
ultimate users and tenants of the New Development to advertise, reach out, recruit, and consider
for hire, City residents for full or part time employment opportunities, and to afford those
residents a fair opportunity to apply and compete for such jobs.

5. Public Safety. In the event the New Development, within any calendar year,
generates or necessitates more than 200 public safety (i.e., police, fire and EMS) responses, ,
Developer shall be responsible for paying the City $150.00 (which amount shall increase
annually by 3% starting on January 1, 2018) per public safety response over 200. The City shall
invoice the Developer after the close of each calendar year for any such public safety response
overage.




6. City Support. The City shall support, and cause its representative on the Joint
Development Council to approve the Developer’s preliminary site plan for the New
Development as set forth on Exhibit A attached hereto and made a part hereof, as the same may
be modified to accommodate any reasonable requests acceptable to Developer made by proposed
users or other members of the Joint Development Council, or in response to market conditions.
Further, the City will support the Developer’s request to the State of Michigan to allow the
Developer to capture tax increment revenue attributable to school millages.

7. Term. The term of this Agreement shall correspond to the term of the Brownfield
Plan and associated reimbursement agreement.

8. Binding Effect. This Agreement may be recorded at the Register of Deeds and
shall inure to the benefit of and shall be binding upon the parties hereto and their successors and
assigns, and shall run with the land; provided, however (i) the obligations of the Developer under
this Agreement shall not be binding on any successor owner or user of any portion of the
property located within the New Development unless such owner or user receives any
assignment of, and assumes, the development rights of the Developer with respect to the New
Development; and (ii) at such time as one or more property owners’ associations, condominium
associations, or successor owners or users, take over the maintenance, repair and/or
administration of the New Development, or any portion thereof, and, in connection therewith,
agrees to perform some or all of the obligations of the Developer under this Agreement, the
Developer shall be automatically released from any liability or responsibility under this
Agreement assumed or taken over by such property owners’ association(s), condominium
association(s) and/or successor owners or users.

[Signatures on Following Page]




Signature Page to 2017 Development Agreement between the
City of Pontiac and Bloomfield Village Owner, LLC
Regarding Village at Bloomfield Project

CITY OF PONTIAC BLOOMFIELD VILLAGE OWNER, LLC
By: By:
Dr. Deirdre Waterman, Mayor Its:
STATE OF MICHIGAN
COUNTY OF OAKLAND

The foregoing Hold Harmless Agreement was acknowledged before me on
, 2017, by Dr. Deirdre Waterman, the Mayor, of the City of Pontiac., on

behalf of the City.
Subscribed and sworn to before me
on , 2017.

, Notary Public
Oakland County, Michigan
My Commission Expires:

STATE OF MICHIGAN
COUNTY OF OAKLAND

The foregoing Hold Harmless Agreement was acknowledged before me on
, 2017, by , the , of
Bloomfield Village Owner, LLC, on behalf of the company.

Subscribed and sworn to before me
on , 2017,

, Notary Public
Oakland County, Michigan
My Commission Expires:
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« Site History

« Development Plan

- Status of Uses

=  Entitlements

* Financial Prdjections

« City of Pontiac Benefits
= Incentives

« Schedule Milestones
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« 1992 - lLocal Developer Craig Schubiner Begins Assembling Land for the Future
Bloomfield Park

. 1999 - Schubiner Unveils His Original Vision for Bloomfield Park -

» 2001 - Schubiner Turns to Pontiac After $2B Plan is Rejected by Bloomfield Township.
Pontiac Voters Approve Annexation of Approx. 95% of Bloomfield Park Property '

* 2002 - Pontiac and Bloomfield Township Settle Disputes w/Development and Revenue-
Sharing Arrangements

« 2006 - Schubiner Hands Over Most Development Duties to National Firms Coventry Real
Estate Advisors and DDR. Ground Broken for Bloomfield Park’s $350M First Phase

= 2008 - Construction Stops Following the Investment of Nearly $250M
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Site H

» 2013 - Mortgage Holder Wells Fargo Reaches Tentative Deal to Sell Foreclosure Rights to
Grand/Sakwa Development - Deal Eventually Unravels

= October 2014 - REDICO w/National Investment Partner PCCP Acquires Foreclosure
Rights ‘
« January 2015 - REDICO Forecloses on Property

= June 2015 - REDICO Obtains Title to Property - Rebrands Project ‘The Village at
Bloomfield’

«  September 2016 - REDICO Formally Submits Proposed Development Plan to City of
Pontiac, Bloomfield Township & Joint Development Council

«  January 2017 - Demolition
= April 2017 - Construction Commencement
< 2018 - Various Components of Project to Open
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| Status of Uses
* Retall
Home Improvement Retailer
Executed Land Sale Agreement for 15.7 Acres
Anticipate Closing on Sale in January 2017
E Construction Commencement Spring/Summer 2017

«  Opening 2" Half of 2018

Soft Goods Retailers — Executed Letters of Intent w/Major National Retailer for Two Stores
Totaling 47,000 Square Feet :

= @rocer - In Discussions w/Three Specialty Grocers for 20,000 to 30,000 SF
Fitness — Negotiating LOl w/Major National Fitness Club for 30,000 SF Facility

¢«  Theater
»  Negotiating Lease w/Major National Theater Developer/Operator for Luxury 40,000 SF 10-Screen
Multi-Plex
«  QOffice

«  Negotiating LOlI w/Michigan-Based Manufacturer for 23,000 SF Headquarters and R&D Facility
REDICO Considering Headquarters Relocation of Affiliate Company




= Multi-Family

o

)

o

« Seniors Housing
= REDICO Affiliate American House Contemplating Seniors Housing Development

&

Anticipate Construction Commencement in Late 2017 w/Delivery in Late 2018
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status of

Engaged Friedman Integrated Real Estate Solutions to Market Opportunity Nationally
Received Three Responsive LOIls

Executed Land Sale Agreement w/Locally Based National Developer/Owner/Operator
Proposing Mutti-Phase Development of 400 - 450 Market Rate Units

Anticipate Construction Commencement in 2017 w/First Phase Delivered to Market in 2018
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Entitiements

«  Entitlements

= Qversight of Project (w/Exception of the ‘Thumb Parcel’) Rests w/Joint Development Council As
Supported by Pontiac City Council and Bloomfield Township Board of Trustees

« Joint Development Council
Honorable Mayor Deirdre Waterman - City of Pontiac
Supervisor Leo Savoie - Bloomfield Township
Dennis Cowan - President & CEO Plunkett Cooney

Master Plan Formal Submittal Made 9/15/16 and Amended 12/7/16 w/Requested Amendments
to Development Agreement

- Residential Unit Size — Allow Market Appropriate Range of Sizes from 700 SF to 1,300 SF
Allow for ‘Limited-Service’ Hotel Concepts
- Allow for a Minimum Building Height of 24’ for a Limited Number of Structures (Current
Minimum is 30°)
- Increase Development and Building Signage Allowances to Project-Appropriate Levels
*  The Preliminary Master Plan Was Accepted for Filing by the JDCon 9/21/16
«  Anticipate Development Agreement Amendments Approval in December 2016
»  Site Plan Approvais Will be Sought for Each Component Individually - 1%t Half 2017
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Financial |
Projected Investment |
< Commercial/Retail - $80M - $100M
- Multi-Family - $45M - $60M
*  Seniors - $15M -$20M

Total Projected Investment - $140M - $180M
Equity Investment - $42M - $54M

Commercial/Retail Return Projections

_ Target Projected
Yield-On-Cost 10% 9.7%
internal-Rate-Of-Return 20-25% 16.7%
Equity Multiple >2X 1.9x

Factors Resulting in Lower than Target Returns
}Exec,ution Time

= Increase in Construction Costs

«  Rental Rates Slow;to Rebound

< Lower than Prqjected Land Sales
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enefits

 of Pontiac B

Direct Financial (RevieWed w/City of Pontiac Finance Director)

Immediate Inflows Annual Inflows Annual Qutflows
3 Mils to Bloomfield Twp NA $01
Public Safety NA , . $150,000
Additional DPW (Roads, Lights, etc.) NA $150,000

City Income Tax
Construction Activity  $312,000

New Businesses ' $100,000

New Employees $149,400

New Residents $194,400
Other Income: Fees & Permits $151,740
Revenue Sharing $33,696 $38,800
Total: : $463,740 $443,800 $338,800
Annual Positive Impact: $105,000

Net Present Value Over 30 Years: $2,500,000
Notes: (1) REDICO to Hold City of Pontiac Harmiess from Any 3 Mil Obligation to Bloomfield TWP




PO PP IIPPOPPII DI PPDUPPOOVPRVVYVPVRRPVIVYVRIVPIVYVD® Y WDY

City of Pontiac Benefits

Economic & Tangible/Intangible Benefits

= Bb5 Direct Full-Time Equivalent Construction Jobs (1,248 FTE Secondary and Induced)

= $93.5M in Labor Income from Construction (Includes Secondary and Induced)

= 830 Permanent FTE Jobs (1,144 FTE Secondary and induced)

= $53.8M in Permanent Labor income (Includes Secondary and Induced)

= REDICO Working w/City of Pontiac to Ensure Local Involvement (Development Agreement)
= Removes Taint & Eyesore of Huge Blighted Failed Project _

< First Mixed-Use Project of Its Kind in Pontiac w/Unified Master-Development Design Character
= Market Currently Underserved by Speciaity Grocers, Entertainment (Theater), Restaurants
¢  First New i_arge Market Rate Multi-Family Development in Decades

= Affordable High-Quality Residential Opportunity for Seniors

« New Office/Research & Development Opportunity

< Development Supporting New Substation Installation by DTE Providing 4x the Capacity Required by The
Village at Bloomfield

= Enhances Appeal of Southwest Pontiac as a Commercial Center
« Interest of Large Out-of-State Institutional Investor
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Incentives

Tax-Increment Financing (TIF)

= Amended Existing Brownfield Plan - Supported for Adoption by Oakland County Brownfield
Authority Board on 9/15/16

= Projecting $50M in Eligible Expenses for Reimbursement (Prior Incurred & Future)
Demolition |
Site Preparation
- Infrastructure
Environmental Activities/ Remediation
- Parking Structures
= Tax Increment Captured for Up to 35 Years
«  Net Present Value of TIF Projected to be ~$20M at 9% Discount Factor
=  Concurrent Reéolution by City of Pontiac and RTAB Pending

= Final Adoption would be by Oakland County Board of Commissioners Following Concurrence by City
of Pontiac and RTAB

*  MEDC Support of School Tax Capture
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ilestones

Schedule
« Qctober 2014 - Purchased Foreclosure Rights
« June 2015 - Acquired Title to Property

« July 2015 - August 2016 - Marketed Opportunity to Users and Secured Anchor
Retail Tenant and Multi-Family Developer

]

September 2016 - Submitted Proposed Development Plan to City of Pontiac,
Bloomfield Township and Joint Development Council

« Qctober 2016 - Oakland County Brownfield Redevelopment Authority Support of
Amended Brownfield Plan

»  December 2016 - Amendments to Development Agreement Approved/City of
Pontiac and RTAB Resolution Supporting Brownfield Plan

« January 2017 - OCBRA Adoption of Brownfield Plan

+ January 2017 - Commence Demolition

<« March 2017 - Commence Site Infrastructure

= June - Commence Vertical Construction

= Summer/Fall 2018 - Retail Occupancy

¢ Winter 2018/2019 - Phase | Multi-Family & Seniors Occupancy

=D
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Rescarch Inc.,

February 24, 2015
MEMORANDUM

TO: Mr. Nathan Anderson
Edward Rose Building Enterprises

FROM: Brian Smith
Mayxfield Research Inc.

RE: Updated Initial Market Assessment for Market Rate General Occupancy Rental
Housing in Bloomfield Township, Michigan

Introduction/Purpose and Scope of Research

This memorandum provides an initial market assessment of the potential deman t
rate general occupancy rental housing for the Subject Site located near the border of Pontiac
and Bloomfield Township Tha Subject Site is the location of the failed 80-acre Bloomfield Park
development at South Telegraph Road and Rostel Road. The Site is currently vacant land on the
eastern portion of the proposed Village at Bloormfield Park.

The methodology used to calculate demand in this memorandum is proprietary to Maxfield Re-
search but is consistent with methodologies used by analysts throughout the housing industry,
It is important {o note that demand estimates and conclusions contained herein are preliminary
and are intended only to broadly assess the depth of the general cccupancy rental housing
markets for the Subject Site and to determine whether additional rental housing products can
be supported. A more thorough investigation in a Full Feasibility Study would reveal more spe-
cific factors that might impact demand and appropriate market positioning,

This memorandum begins by delineating the primary draw area (“Primary Market Area”) for
general occupancy rental housing for the Subject Site, providing an overview of the demograph-
ic and economic characteristics. It then inventories existing and pending general occupancy
rental developments that would be competitive with the proposed development. Based on
these factors, Maxfield Research Inc. calculates demand for general occupancy rental housing
in the draw area and estimates the proportion of overall demand that the proposed project
would capture. The memorandum concludes with preliminary findings and conclusions from
our analysis.

612-338-0012 (fax) 612-904-7979
1221 Nicollet Mall, Suite 218, Minneapolis, MN 55403
www.maxfieldresearch,.com
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Primary Market Area Definition :

Maxfield Research Inc. determined the draw area or Primary Market Area (“PMA”) for general
occupancy rental housing for the Subject Site and the surrounding area based on geographic
and man-made barriers, commuting and community orientation patterns, and our experience
in housing feasibility.

The Primary Market Area includes the Cities of Pontiac, Bloomfield Hills, Keego Harbor, Orchard

Lake Village, Sylvan Lake along with the Townships of Bloomfield, Waterford, and West Bloom-
field. In 2010, the City of Pontiac accounted for 24% of the population in the PMA,

Primary Market Area

MAXFIELD RESEARCH INC.
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A portion of the demand for housing products on the subject site will come from outside the
defined PMA, Households that would relocate include those that are working but not living in
the area; those who will move to the area because of product that meets their needs and those
working just outside of the PMA who will find the location and product type attractive. These |
groups are estimated to account for about 25% of the total demand in the PMA,

Population, Household Growth Trends

Table 1 presents population and household growth trends and projections for the PMA from
2000 to 2019. Historical information for 2000 and 2010 is supplied by the U.S. Census Bureau,
while estimates for 2014 and projections for 2019 for the PMA and the City of Pontiac were
supplied by ESRI, a nationally recognized demographic services firm.,

* As of 2010, the PMA contained a population of 247,916 and a household base of 96,801,
This compares to the City of Pontiac with a population of 59,515 and 22,220 households.
The average household size in the PMA is 2.56, 2.68 in the City of Pontiac and 2.49 in Ponti-
ac County. The PMA accounted for 21% of Oakland County’s population in 2010:

TABLE 1
POPULATION AND HOUSEHOLD GROWTH TRENDS AND PROJECTIONS
PRIMARY MARKET AREA
2000 to 2020

Change: -
U.S. Census Estimate Forecast 2000 to 2010 2010 to 2019
2000 2010 2014 2019 No, pct. No, Pct.

Primary Market Area 258,052 247,916 247,338 255,595 ~10,136 -39 7,679
City of Pontiac 66,337 59,515 59,359 60,397 6,822 -10.3 882 L5
Oakland County 1,194,156 1,202,362 1,212,137 1,243,533 8,206 0.7 41,171 3.4

Primary Market Area 98,154 96,801 97,328 . 99,315 -1,383 -1.4 2,514 2.6

City of Pontiac 24,234 22,220 22,380 22,891 -2,014 -8.3 671 3.0
Qakland County 471,115 483,698 491,028 505,024 12,583 2.7 21,326 4.4

Sources: U.S. Census; ESRI; Maxfield Research Inc.

s Between 2000 and 2010, the PMA experienced population and household declines of 4%
and 1%, respectively. This compares to a population decline of 10% for the City of Pontiac
and an increase of less than 1% for Oakland County. These growth trends indicate a gener-
ally fully developed area and that future growth will be generated through redevelopment.

+ Between 2010 and 2019, the PMA is projected to add 7,679 people (3%) and oVer 2,500
" households (3%). During this time, population and households in the City of Pontiac are ex-
pected to increase 1.5% and 3% respectively. '

MAXFIELD RESEARCH INC.
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Population Age Distribution

Table 2 shows the age distribution of the population from 2000 to 2019. Data for 2000 and
20101is from the U.S. Census, and data for 2014 and 2019. This information Is useful in deter-
mining the target market for a new rental development,

TABLE 2
POPULATION AGE DISTRIBUTION
PRIMARY MARKET AREA

2000 to 2019
" 2000 2010 2014 2000-2010 ] | 2010- 2019
Age Cohort No. No. No. No., No. Pct, No. Pct.

17 & under 66,983 59,530 56,065 55,829 2,277 20.0 1,494 10.9

St i

Total 258,029 247,916 247,345 251,593 -16,113 -3.9 3,677 - 15

Sources: U.S, Census Bureau; ESRI; Maxfield Research Inc.

s Asof 2010, it is estimated that people between the ages of 25 and 54 comprised 48% of the
population while people under the age of 17 comprised 24%, Although most households
composed of parents with children are less likely to rent traditional apartment style hous-
ing, they may consider [arger rental townhomes.

s Younger adult households and seniors are the most likely age groups to live in rental hous-
ing. As of 2010, 18% of the population is estimated to be between ages 18 and 34 and 15%
of the population is estimated to be age 65 or older.

» People between the ages of 25 and 34 are a primary target market for rental housing. This
age cohort is projected to add about 1,280 people by 2019, totaling almost 26,797 people
(18%),

o Overall, growth in most age cohorts will create demand for more rental housing in the PMA
through 2015,

MAXFIELD RESEARCH INC,

e e e




Mr. Nathan Anderson February 24, 2015
Edward Rose Building Enterprises Page 5

Household Income

Income data is important when considering the ability of households to pay different rent ley-
els. Table 3 presents data on household incomes by age of householder in the PMA in 2014 and
2019, The data is provided by ESRI.

TABLE 3
HOUSEHOLD INCOME BY AGE OF HOUSEHOLDER
PRIMARY MARKET AREA
{Number of Households}
2014 & 2019

gholde
45-54

Total  Under 25

ess than $15, , A .
515,000 to $24,999 9,486 544 1,096 1,092 1,587
525,000 to $34,999 8,027 377 1,069 1,241 1,209
$35,000 to $49,999 11,850 352 1,595 1,926 1,975 1,867
$50,000 to $74,999 17,175 373 2,367 2,989 3,322 2,508
$75,000 to $99,999 11,250 143 1,529 2,261 2,509 1,683
$100,000 to $149,999 10,357 49 1,007 1,685 2,489 1,437
$150,000 to $199,599 6,843 20 469 1,312 1,985 R 839
$200,000+ 10,998 10 370 1,527 2,984 3,595 1,762
Total 97,327 2,773 10,986 15,489 20,200 21,184 14,532 12,163
Median income 559,261 522,346 551,720 564,752 $76,110 574,853 $57,446 539,608

Less than $15,000 10,588 844 1,408 1,196 1,521 2,269 1,579 1,771

$15,000 to $24,999 6,918 363 876 729 852 1,094 1,302 1,702
$25,000 to $34,999 6,746 322 949 927 1,029 1,030 1,145 1,344
$35,000 to $49,999 10,988 345 1,507 1,591 1,667 1,792 11,937 2,148
$50,000 to 74,999 16,820 414 2,439 2,629 2,869 3,082 2,836 2,551
$75,000 to $99,999 13,015 164 1,843 2,412 . 2,465 2,817 2,257 1,057
$100,400 to $149,999 13,004 72 1,301 - 2,041 3,226 3,132 2,136 1,096
$150,000 to $199,999 7,918 24 621 1,461 1,956 2,258 1,194 405
$200,000+ 13,319 11 505 1,889 3,067 4,165 2,523 1,159

Total 99,317 2,559 11,449 14,875 18,652 21,639 16,909 13,234

Median Income $70,217 $26,764 $57,652 $77,852 $87,370 587,076 570,898 546,827

Less than $15,000 ~753 -61 -76 -260 -322 -244 100 110
$15,000 to $24,999 -2,568 -181 -220 ~363 -460 -493 -409 -442
$25,000 to $34,999 -1,281 -55 ~120 -314 -364 -179 -101 -148|
$35,000 to 49,959 -862 -7 -88 -335 -441 -183 70 122
$50,000 to $74,999 -355 41 72 -360 -439 ~240 328 243
$75,000 to $99,999 1,765 21 314 151 107 308 574 280
$100,000 to $149,999 2,647 23 294 356 257 643 699 375
$150,000 to $199,999 1,076 4 152 149 31 273 355 112
$200,000+ 2,321 1 135 362 83 570 761 408

Total 1,990 -214 463 -614 -1,548 455 2,377 1,071
Median income $10,956 $4,418 55,932 513,100 $11,260 512,223 813,452 §7,219

Sources: U.S. Census; ESRI; Maxfleld Research Inc,

MAXFIELD RESEARCH INC,
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e In 2014, the PMA median annual income is estimated to be $59,261, and every age cohort
between the ages of 25 and 74 has a median income over $50,000. The lowest median in-
come is among households under age 25, which has a median income of $22,346. By 2019,
the median income is projected to increase to $70,217 annually, for all households.,

o Rent is generally considered affordable if it does not exceed 30% of a household’s monthly
income. An average rent of $850 would require an annual income of $34,000. As of 2014,
67% of all households have annual incomes over $34,000. An average rent of $1,000 would
require an annual income of $40,000. As of 2014, 66% of households have incomes of at
least $40,000.

¢ Among the targeted group of 25 to 34 year olds, 68% have a monthly household income of
at least $34,000 or greater, while 62% have incomes of $40,000 or more,

Household Tenure

Table 4 shows the percentage of owner and renter households by age group in the PMA in 2000
and 2010 according to the U.S, Census. Household tenure by age is important in understanding
households’ preferences to rent or own their housing. Factors that contribute to these propor-
tions include mortgage interest rates, age of the household, and lifestyle considerations, among
others. There was a trend toward owned housing as mortgage interest rates were very low and
money assistance was plentiful in the early and mid 2000s. As the housing market downturn
impacted the local market however, rental units hecame more popular due to difficulties in ob-
taining mortgages and overall buyer uncertainty.

» Households under the age of 35 are among the mostlikely to rent their housing, In 2000,
78% of households age 15 to 24 and 43% of households age 25 to 34 rented their housing.
Households over age 75 also are likely to rent; however, a portion of older renter house-
holds often live in age-restricted senior apartments that may have services and do not nec-
essarily compete with market rate general occupancy rental housing,. ‘

o The Great Recession had a significant impact on the housing market in the PMA, between
2000 and 2010, homeownership rates in the PMA decreased in all but the senior age cate-
gories, which recorded increases.

» In 2010, the PMA had a household rental rate of 27.5%.

MAXFIELD RESEARCH INC.
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TABLE4
ROUSEHOLD TENURE
PRIMARY MARKET AREA
2000 & 2010

85+
Rent

owo Rent own

9,513

1,312

5851 1,301
31.8%

1,178 746
61,2%

No. of Households
Homeownership Rate

6,933 1,306
84.1%

2,443 1,286
65.5%

No, of Households
Homeownership Rate

Sources: 1.5, Census Bureau, Maxfleld Research inc.

Employment Trends

Since employment growth generally fuels household growth, employment trends are a reliable
indicator of housing demand. Although some households choose to live far from their place of
work because housing is often less expensive in smaller towns, households typically prefer to
live near work for convenience.,

Table 5 presents resident employment data from 2000 through 2014 for the PMA (data is only
available for the City of Pontiac, Bloomfield Township, Waterford Township, and West Bloom-
field Township). Resident employment data is calculated as an annual average and reveals the
workforce and number of employed people living in each jurisdiction. 1tis important to note
that not all of these individuals necessarily work in the jurisdiction in which they are recorded.
The data is from the US Department of Labor, Bureau of Labor Statistics.

o The labor force in the PMA declined by over 13,100 people from 2000 to 2014 to a total of
116,812 workers. '

s Changes in employment rates can significantly influence population levels. Between 2000
and 2014, the labor force decreased by 10% {13,140 people) in the PMA, The Great Reces-
sion took a toll on the local economy with a decline in the labor force and employment con-
tracting by nearly 18,862 positions over the period since the recession began.

» Although total employment increased through much of the decade, growth in the labor
force outpaced job gains pushing up unemployment levels. The unemployment rate in-
creased from 4.0% in 2000 to 10.2% in 2014, The unemployment rate reached its apexin
2009 at 20.3%. The annual unemployment rate in the PMA over the period has been very
high and has remained higher than both Oakland County’s and the statewide unemploy-
ment rate in each year.,

MAXFIELD RESEARCH INC.
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« The unemployment rate in the PMA dropped steadily from 20.3% in 2009 to its current rate
0f 10.2% in 2014 indicating a recovery in the local economy. This should bode well for rent-
al housing as some of those who “doubled up” to save on expenses may look to “uncouple”
as their economic outlook becomes more optimistic. Additional jobs may also attract new
residents to the area, some of which may seek rental housing, if only.on a temporary basis.

¢ Major employers in the City of Pontiac include General Motors, St. Joseph Mercy Qakland,
County of Qakland, HP Enterprise Services, United States Postal Service, and the Pontiac Os-
teopathic Hospital which combine for nearly 14,500 employees.

TABLE 5

RESIDENT EMPLOYMENT
PRIMARY MARKET AREA*
2000-2014

2014 116,812 106,045 10,767 10.2% -

2013 117,809 105,235 12,574 . 11.9% 8.2% 8.8%
2012 116,388 102,727 13,661 13.3% 8.9% 9.1%
2011 116,053 100,587 15,466 15.4% 10.1% 10.4%
2010 118,234 99,027 19,207 19.4% 12.4% ©12.7%
2009 120,508 100,208 .20,300 20.3% 12.9% 13.6%
2008 119,637 108,425 11,212 10.3% 7.0% 8.3%
2007 121,629 111,751 9,878 8.8% 6.1% 7.1%
2006 122,552 113,112 9,440 8.3% 5.7% . 6.7%
2005 123,713 114,240 8,473 7.4% 5.7% 6‘8%
2004 124,300 114,922 9,378 8.2% 5.6% 7.0%
2003 125,115 115,846 8,269 7.1% 5.5% 7.1%
2002 126,537 117,663 8,874 7.5% 5.2% 6.1%
2001 128,645 121,110 7,535 6.2% 4.4% 5.2%
2000 129,952 124,907 5,045 4.0% 2.9% 3.7%
Change 2000-2014* .
Number -13,140 -18,862 5,722 - -
Percent -10.14 -15.1 88.2 -

* Data only available for the City of Pontiac, Bloomfield Township, Waterford Township, West Bloomfield Township.

Sources: United States Department of Labor: Bureau of Labor Statistics; Maxfield Research Inc,

Employment and Wages

Table 8 shows information on the employment and wage situation in Oakland County. The data
is sourced from the U.S. Department of Labor: Bureau of Labor Statistics. The Quarterly Census

MAXFIELD RESEARCH INC.
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of Employment and Wages information is 2nd quarter data for 2014, the most recent data
available,

e The average weekly wage for all industries is $1,048. Information Services establishments
have the highest average weekly wage in the County at 51,426,

e The average monthly employment concentrations are highest in the following industries:
Professional and Business Services; Trade, Transportation, and Utilities; and Education and
Health Services. The Professional and Business Services sector and the Trade, Transporta-
tion, and Utilities sector provide 28% and 18% of the employment in the county, respective-
ly. Health and Educational Services provide 16% of the jobs while the Leisure and Hospitali-
ty industry supplies 10% of the employment.

TABLE 8
QUARTERLY CENSUS OF EMPLOYMENT AND WAGES
OAKLAND COUNTY
2014 (2nd QTR)
Industry Title mplaym
Total, All Industries 682,998  $1,048
Natural Resources and Mining 941 $512
Construction 21,326 $1,166
Manufacturing : 61,449 $1,432
Trade, Transportation, and Utilitles 121,799 $970
Information K 15,978 51,426
Financial Activities 48,624  $1,386
Professional and Business Services 181,921  $1,250
Education and Health Services 108,235 6881
Leisure and Hospitality 63,815 $354
QOther Services 21,422 $624
Public Administration* 13,972 $957
Unclassified 1,888 $872
* Data for Public Adminisration was only available for the annual average
far 2013,
Sources: US Department of Labor: Bureau of Labor Statistics;
Maxfleld Research Inc. '

MAXFIELD RESEARCH INC.
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Competitive Rental Market Overview

Rental Market Trends

Table 7 shows the vacancy rates and asking rents for the past five years for projects within in a
five-mile radius from the subject Site. Table 8 shows inventory levels, vacancy rates, average
square feet, and asking rents for the 4% Quarter of 2014 for the Pontiac/Waterford submarket
as defined'by Reis Reports, the data source for information presented in the tables.

e - Projects within the five-mile radius experienced a vacancy rate calculated at 3.4% in 2014,
There has been a steady decline in vacancy rates since 2010 when the rate was 9,1%.

¢ Due to the older age of many of the existing properties, asking rents are fairly affordable at
$758 per month in 2014. However, asking rents have risen by roughly 7% over the period.

TABLE 7
VACANCY RATES AND ASKING RENTS
5-MILE RADIUS FROM SITE LOCATION
2010to 2014

Sources: Rels Reports; Maxfield Research Inc.

5-Mile Radius From Site Location
Vacancy and Asking Rent
2010to0 2014

X ST . T R $600
20190 2013 2012 2013 2014
e Vacancy Rate  es@eASKIng Rent

MAXFIELD RESEARCH INC,
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Market equilibrium is considered to be a 5% vacancy rate for general occupancy rental
housing. Thus, according to current estimates, pent up demand will be a component of
market support for new general occupancy market rate housing in the PMA,

As Table 8 shows, less than 1% of the existing inventory in the Pontiac/Waterford submar-
ket was built in 2009 or after and only 11% from 2000 to 2009. A large number of units was
built before 1980 with 40% built between 1970 and 1979,

The asking rents increase as the age of the existing inventory decreases. Units built before
1980 have asking rents of less than $800 per month whereas those built from 2000 to 2009
have asking rents of nearly $1,400. Overall, the average asking rent for the existing invento-
ry in the Pontiac/Waterford submarket was $931 as of the 4% Quarter of 2014,

TABLE 8
CHARACTERISTICS OF EXISTING INVENTORY
PONTIAC/WATERFORD SUBMARKET
4th Quarter 2014
Year Built
Before 1970 14% 1.9% $756
1870-1979 40% 1.9% $761
1580-1989 22% 3.4% $1,050
1990-1999 14% 4.2% $1,053
2000-2009 11% 5.1% ‘ $1,392
After 2009 0% 2.2% $907
Total Inventory 100% 2.9% $931
Unit Types
Studio/Efficiency $629 560 $1.12
One Bedroom §765 761 $1.01
Two Bedroom $993 1,063 $0.93
Three Bedroom $1,291 1,462 $0.88
Sources: Reis Reports; Maxfield Research Inc.

It appears as if there is a correlation between vacancy rates and asking rents based on the
newer rental properties, The highest vacancy rate was among developments buitt between
2000 and 2009 (5.1%) which also had the highest average asking rents in the submarket
while the lowest vacancy rate was among developments built before 1980 {1.9%) which
have the lowest asking rents. The inventory of existing developments located in the PMA is

MAXFIELD RESEARCH INC.
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the best indication of the performance of competitive projects and is presented in a follow-
ing section of this analysis. '

e The asking rents increase from an average of $629 for studio units to $1,291 for three bed-
room units. Calculated as an average of asking rent per square foot, studio units have the .
highest rent per square foot at $1.12 while three-bedroom units have the lowest rent per
square foot at $0.88.

Selected Market Rate Rental Developments

Maxfield Research Inc. compiled a competitive market inventory of existing market rate general
occupancy rental developments located within a 10-Mile radius from the subject Site on Table
9. Due to lack of newer rental developments, we expanded the radius to ten miles from five
miles and generally included properties built from 1999 to present. One competitive property
is located across Telegraph Read from the Subject Site was built in 1983, Only one develop-
ment was built in the past five years and will be the most competitive property. ‘Although older
properties may compete based on location and affordability, they will be less competitive due
to their lack of updated unit features and common area amenities, Overall, we evaluate the
ability to compete effectively in the marketplace based on its location, positioning, and finishing
relative to existing competitive properties. '

o The competitive inventory includes six market rate developments with a combined total of
1,742 general occupancy market rate units.

s The newest development opened in 2012 in Pontiac within 2.5 miles of the Site and has a
total of 46 units and an occupancy rate of 97.0%. The remaining five apartments were
opened from 1983 to 2003 and all six apartment properties had a combined occupancy rate
of 87.0%. Occupancy rates of 95% are considered the market equilibrium.

« The minimum square footage shown for one-bedroom units at the competitive properties
ranges from a low of 556 square feet at Lafayette Lofts to a high of 910 square feet,
Monthly rents for competitive units begin at $760 for a one-bedroom unit. The rent per
square foot for the smaliest one-bedroom unit is $1.07.

o In-unit amenities in the surveyed properties generally include air conditioning, built-in mi-
crowave, dishwasher, walk-in closets, and in-unit washer/dryer units, Most of the competi-
tive properties in the PMA provide additional common area features such as community
rooms and fitness facilities,

MAXFIELD RESEARCH INC,
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TABLE 8
COMPETITIVE MARKET RATE RENTAL PROJECTS
10-MILE RADIUS FROM SITE LOCATION

{

i

February 2015 i

. Distance  Ocep.  No. of Occupancy | Unit Description 1

Project Name/Location from Site Date  Units Rate  Type Min, Size |Avg Monthly Rentl [Avg. Rent/sq. ft. ;
Lafayette Lofts 2.2 Miles 2012 46 97.8% 1BR 556 $760 $1.07 [’
151 Lafayette Street 2BR 900 31,125 $1.02 !

Pontlac, M

Notes: Dishwasher, Washer/Dryer, Internet, Clubhouse, parking garage.

Regents Park of Tray 70Miles 2001 293  99.0% 4BR 875 $1,633 $1.57
2751 Malcom Circle 28R 1,160 $1,718 $1,34
Troy 3BR 1,700 $2,595 $1.24

Notes: Dishwasher, Washer/Dryer Hookup, Internet, Fireplace, Business Center, Pool Health Club,
Clubhouse, Garage.

Cedarbrooke 4.9 Miles 2001 584  928%  1BR 900 $858 $0.93
200 Lake Village Trail 2BR 1,100 $950 $0.78
Auburn Hilfs 3BR 1,532 $1,280 50.84

Notes: Dishwasher, Washer/Dryer Hookup, Fireplace, Parking Garage, Tennis Court, Pool, Shared

Lake Village of Rochester Hills 5.2 Miles 2000 192 97.9% 1BR 910 $970 $1.07°
2450 Norfolk Drive 2BR 1,230 $1,150 $0.93
Rochester Hills
Notes: Dishwasher, Washer/Dryer Hookup, Fireplace, Garage, Tennis Court, Peol, Shared Loundry.
Legends Fox Creek 8.1 Miles 2000 339 96.3% 1BR 775 5805 $1.04 i
4855 Fox Creek . 2BR 993 $1,026 ' $1.03 "
Clarkston |f
Notes; Dishwwasher, Washer/Dryer Hookup, Business Center, Pool, Health Club, Clubhouse. %
Bloomfield Place <1.0 Mile 1983 282 97.2% 1BR 750 - $859 $1.15 (
1610-1681 Bloamfield Place Dr. 2BR 850 5974 $1.15 i'
Bloomfield Hills !

Notes: Dishwasher, Fitness Center, Qutdoor Poal, Shared Laundry, Grill/Picnic Area

Sources: REIS; Maxfield Research Inc.

e e
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TABLE10
PROIECTED DEMAND FOR RENTAL HOUSING
PRIMARY MARKET AREA
2014 t0 2019

Number of Housetolds

Under 25 Age 25to 34 Age 35 to 44 Age 45 ta 64 | Age 85 & Gver
Demand From Househald Growt

Market Area Demand for Market Rate General Gooupancy Rental Housing 2,424
{plus} Demand from Qutside the Primary Market Area {25%) . . R08
{equals) Total Demand for Market Rate Rental Housing 3,232
{minus) Competitive Units Pending/Pianned in Market Area* - o
{equals) Remaining Demand Potential for Market Rate Rental Housing = 3,232
{times} Percent Capturable on the Subject Site % 15% - 20%

! Based on 2013 American Community Survey S-year estimates
? Based on Turnover from 2013 American Community Survey of households moving 2005 or later.

*pending/proposed campetitive units at 95% occupancy.
Source: Maxfield Research Inc,

Projected Growth of Income Qualifed (340,000 in 2014/$45K in.2019) Household Base 85 509 T 437 1,181 4,273
{times) Proportion Estimated to Be Renting Their Housi ngl’ X 87.9% 53.1% 34.9% 21.7% 16.0%
(equals) Demand For Rental Houslng, 2010 - 2015 = 75 483 153 256 684
Damand Fro gHousahold

Estiamted number of renter households in 2014 ) 2,916 6268 5,807 - 8256 3,802
{times) Estimated % Turnover between 2014 & 2019% X 93.5% 81.4% 66.8% 55.1% 43.6%)
{equals) Total Existing Hous eholds Projected to Turnover | 2,728 5101 3,879 5,100 1,658}
{times} Percent of Households Income Qualified ($40,000+in 2014} X 29.9% 51.9% 71.4% 72.9% S8.0%!
(equals) Total Number of income-Qualified Households = 816 3,157 2,770 3,718 &1
(times) Estimated % Desiring New Genera} Occupancy Rental Housing X . 5% 15% 15% 10%! 10%]
{equals) Demand From Existing Households = 41 474 415 372 86

ees——— e o

MAXFIELD RESEARCH INC.
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Rental Housing Preliminary Conclusions

Our preliminary assessment demonstrates sufficient demand for between 485 and 646 units of
market rate rental housing on the subject Site based on our analysis of competitive properties
and the general rental market in the PMA.

It is important to note that this initial market assessment is intended only to broadly assess the
depth of the market for market rate rental housing and to estimate whether a project could be
supported in the PMA. This preliminary analysis does not incorporate a full feasibility analysis,

which would provide greater insight into the overall demand potential in the PMA and the abil-
ity of the subject Site to capture demand.

Recommended Development Concept

Based on our initial assessment of market rate rental housing in the PMA, including the occu-
pancy rates and overall performance of comparable properties and new product, we find suffi-
cient market support for additional market rate general occupancy rental units in the PMA.

We understand the project would be located north of South Telegraph Road on the border of
Pontiac and Bloomfield Township. The proposed area should be very attractive to a variety of
prospective renters.

Table 11 presents the preliminary recommended unit mix, sizes, monthly rents for new market
rate general-occupancy rental housing on the Subject Site.

TABLE 11
PRELIMINARY UNIT SIZE/MIX/RENT RECOMMENDATIONS
SITE ON ROSTEL ROAD, BLOOMFIELD TOWNSHIP, M1

February 2015
1BR “40% 650 - 750 ) $900 - $1,150 $1.38 - $1.53
2BR 50% 950 - 1,150 $1,250 - $1,350 $1.17 - $1.32
28R+Den/3BR 10% 1,100 - 1,350 $1,400 - 51,500 $1.11 - §1.27
Totals/Avg 100% 943

Note: Pricing in 2015 dollars and can be trended upward by 2% prior to occupancy.

Source: Maxfield Research Inc.

MAXFIELD RESEARCH INC.
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Considering that the target market for an apartment development within the site area will likely
be young to mid-aged professionals, with some empty-nesters and seniors, we anticipate that
demand for units with three or more bedrooms will be limited. This location however is likely
to attract smaller families in addition to other market segments. As such, we recommend that
the project consist of one-bedroom and two-bedroom units with a small number of two-
bedroom plus den units or three-bedroom units. Units that have a den or extra space often
papular with older adults, seniors, and those that frequently work from home as the den will
generally be used as a home office or guest room.

The proposed project should have rents similar to other new upper-end projects in the PMA,
The building’s rents should reflect the added value for its location and in-unit features and
building amenities that support a higher rent structure.

We recommend the landlord provide professional management, grounds/common area
maintenance, and refuse removal. The tenant should be responsible for heat, water/sewer,
electricity and the following optional fees: telephone, cable or satellite television, Internet, and
underground garage parking. ’

MAXFIELD RESEARCH INC,
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PROPOSED AMENDMENTS TO THE 425 AGREEMENT

= Hotel - 425 agreement requires a full service hotel

o Developer is requesting that a limited-service hotel be allowed

= Minimum Residential Dwelling Unit Size — 425 agreement requires 1,100
Square Feet minimum

o Developer is requesting a minimum unit size requirement of 700 square feet.

Multi-Family Residential Units:

216 One Bedroom Units (700-780 S.F)
192 Two Bedroom Units (950-1,150 S.F)
24 Three Bedroom Units (1,250-1,300 S.F.)
432 Total Units

= Minimum Building Height — 425 agreement requires 30 feet minimum

o Developer is proposing a nli_r}iiwm 24 foot building height except for the
clubhouse, maintenance building, detached garages and any other ancillary
structures in the residential development area.

= Sighage

o Developer is requesting a number of amendments to the signage standards -

=21C0O°
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PROPOSED MULTI-FAMILY RESEDENTEAL !

X
TWO BEDROOM {950-1,150'SF}
THREE BEDROOM {1,250-1,300 56)
OTAL

ULN-FAMILY BUILDING DESCRIPRON:
NUMBER OF STORIES ’

.ﬁ.lNﬂ"S PER BUILDING

- A?TﬁﬁHED GARAGES PER BUILBEN&:

?AR!&!NG
FOTAL SPAL ES

SITE AMENITIES: g
COMMUNITY BUILDING WITH POOL AHD FITNESS
FACILITIES, FEDESTRIAN WALKS, DG PARK AND

. LANDSCAPED POCKET FARKS. -

Sate: Datached garages My be fratehing atciuts
sty SFprtmsne BRIRENQSs.
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CONCEPTUAL FLOOR PLAN
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36 UNITS




CONCEPTUAL FLOOR PLAN
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ECOND & THIRD FLOOR PLAN :

36 UNITS
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* Graite Covnledops: Wond Siyle Viryd
{oor sfore equivalent) Plank Foodng: Kicher
taitroom, enly |

Black Appliances
Each unit wilt nciude on inasdl washiet dryery
cisbraastugr, rangs, micawovs and ratigerll

Qﬁpa!t Living 100, Decoains

PROPOSED INTERIOR FINISHES

ErWoa R D Viliage at Bloomfield - Proposed Multi-Family Residential Component




i
{
i
|
!
i

AT AL e

TSR

SRR (Sarhd i

¥l TGO i

TR R Oap

SIRKHE 2R

NOLLYATTI ONIQTING ALNANNOD TYN1430N0D




Lo

CHARACTER PHOTOS OF CLUBHOUSE, POOL,

Gow A RO SUNDECK, FITNESS CENTER, AND GRILLING AREA

SONS
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CHARACTER PHOTOS OF PROPOSED THREE STORY MULTI-FAMILY BUILDINGS
Irene Woods Mixed-use Development - Collierville, TN (Memphis)
Excellent Occupancy - 99%
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BUILDING SIGNAGE

PROPOSED ALLOWABLE WALL SIGNAGE :

GENERAL FORMULA FOR PRIMARY BUILDING SIGN | 6% FACADE AREA
« (SEE GENERAL WALL & GROUND SIGN NOTESFOR LIMITATIGNS)

»  BUILDING/TENANT

+ ALLOWABLE SIGN AREA

ISE YOLII NP,

MINIMUM 3D S.F.

4404 SE TO2 303 SF,

HOT TO EXCERD 59 SF,

W50 .F, TO 2000

NOT TO EXCEER 1RESF.

2D SE TOIEMUSE NOT T0 EXQESD 150 SF,
8007 HLR0U S.F, NOY TO ENCEER 200 6.7,
100,407 5.7, 70200000 5.7, HOT TO EXCEED 100 8.F,
DVER 200,040 S.F. 7 QURDING A NOT YO 6XCEED 300 8.F,

GENERAL WALL NOTES;

LYALL WALL SIGNS SHALL BE INDIVOUAL CHANNEL LETTERS OR SIMILAR, INTERNAL LY ILLURINATED, COLORS WILL YARY
FER YENANT.

Z) ALL TERANTS SRAUL BT ALLOWED MULTIFLE WALL SIGNS TO BE LOCATER ON THE FRONTAGES [NDICATED Ol THE
‘BITE SIGNAGE BIAGRAY, THE COMBINED SIGN AREA SHALL NOT EXCEED THE TOTAL ARES ALOWED BY 6
'ALE DWABLE ALY SIGN CHART,

L)BULDINGS B, C, O, F, & & b SHALL BE ALLOWED ONE (1] PRIMARY WALL SIGN &) 6% OF FACADIE ARES, THEST

BUR DINGS SHALL BE AiLOWED ADDITIONAL ‘SECONDARY WALL SIGNS LOCATED OR THE FRONTAGE INDICATERD OK THE
“SITE SIBNAGE DIKGRAY, THE ‘BECONDARY WALL SIEN AREA FOR ZACH SIGN SHALL NOT EXCEED 50% OF THE PRIPAARY
SIGN AREA.

) MULTE FRMILY RESICENTIAL BLILDINGS SHALL BE ALLOWED WALL SIGNS NOT TO EXCEED 72 §.F, PER SURDING

£) BURLDING 'E (PARKING DECK] SHALL BE ALLOWED TO HAVE A WALL SIGN MOUNTED 100 FEET HIZH WITH AN AREA OF
200 3.F. ON THE S0UTH SIDE OF THE BULDING FOR A TENANT IN EITHER BUILOING & ORE,

6,5 SUILDING ‘P SHALL RE ALLDIVED TO HAVE A SIGN ON THE SQUTH WALL OF THE ANCHOR TENANT MOUNTED 40° HIGH,
F)SEE OVERALL SITE DIAGRAM THIS SHEET FOM SIGN LOCATIONS

;- INDICATES BULIING FRONTAGE FOR
FOBSIBLE WALL SIGH LOCATIONS.

425 AGREEMENT NOTES :

1, BUILDING SIGNAGE;
’I'ME 425 ACRESMENT ALLOWS 6% OF THE FACADRE AREA TO BE SIGN AREA NOT TQ EXCEED $20 SF AN NON - )
ILLUMINATED, -

A THE PROPOSAL |5 TG ALLOW 6% OF THE FACADE AREA YO BE SIGN AHEA WITH [CLUMINATION ALSO W{TIK
INCREMENT AL INCREASES FOR SPECIFIC SUILDING SIZES -SEE CHART.

£ BULING SIGN HEIGHT 4 MTATIONS
THE 426 AGREENMENT ALLOWS SIGNS 7O 6E NU HIGHER THAN 710 HISH ANDC NOT TQ EXCEESD 120 5.5, THE
PROPOSAL 1S TO ALLCRY ONE SIGN TO BE A MAXIMUL OF 100w} HIGH AND 200 S.F. THIS PROPOSED SIGN
RQULD BE LOCATEDON THE PARK|NG DECK - “BUILDING ©7 SOUTH (TELEGRAFH ROAD} CLEVATION,
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MONUMENT SIGNAGE

GROUND SIGN DEVIATIONS

PROPOSED GROUND SIGNS :

TELEGRAPH ROAD

(21 € $26. 5.8 PER HIGN FACE @ & REIGHT

£33 (R 56 SF.PER S18% FACE & 6" HEIGHT

015 4 S SEA MGH FALE { & HEIGHT

GOLF DRIVE

QT8 B.F PEX GIGN FACE @ & MEIGHT

SIGH AREA SUBTOTAL T2 & F.

SIGHN CETBACK 15 FROR TELEGRARY B2, RIGHT-OFWAY

TOTAL # OF GROUND SIGNS PROPOSED : 7 SIGNS

TOTAL GROUND SIGN ARFA PROPOSED : 722 S F.

ALLOWABLE GROUND SIGNS :
(PER DEVELOPMENY AGREEMENT)

TELEGRAPH ROAD

WP IO 32 5 F RER SN FACE & §' MEIGHT

LIGRAREA SUBFOTAL . S9 YO SESE

LIGH SETSACK | 15 PROM TELECHAPK RO RIGHT-DF-AY
(BEVELOPRENT AGREEMINT SECTION d G}

TOTAL # OF GROUND SISNS ALL OWED : UP TO THREE {3} SIGNS

TOTAL GROUND SIGM AREA ALLOWED : UPTO 96 SF.

ERQUND SIGN NOTES:
2. MIONULINT SIGHS SMALL = SETSASK 5 MINIHUN OF 16 FEST FROUM TELEGRAPH AD. RIGHT-OF-AY.
I NONUMENT SIGND OHALL SE.A MAXINUM OF £ FEET HIGH AND 100 5.F PER JI0E
5.} SEE DVERALL SITE DIAGRAM THIS SHEES FOR S1G4 LOGATIONS®
Rt
( ) \ _ cioreares emovoszo

F NORUMENT SIGN %
BLODMRELD TWE,

MORUMENT iGN IN

—
(( *)) - INDIGAYED PROPOSES
ST sowe

e

425 AGREEMENT NOTES :

T SIONUWERT SIGH:
A THE QX5 AGREEVENT ALLOWE FON Sf 10 TrREE MONUMENT SIGNG 0T TG EXCEES 5 G ANE
ATREF. ARES. THE PROFQUAL IS TO ALLTA 2 HONL T SIGNG IN THE 128
AREA THAT ARE W07 G AN 6l SF. EACH- SEE GHART
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MONUMENT SIGNAGE

GROUND SIGN DEVIATIONS :

PROPOSED GROUND SIGNS :

TELEGRAPH ROAD

9D VO SF, PIR WIGH FAGE 7 Ry

i3 @ ¥3 5F. PER QiGN FACE @ 9 HEIGHT

V20 75 D P PEABIGN FACE § I HEIGHT

GOLF DRIVE

176 S-F. SER JIGN FATE § " HEIGHT

SIGN AREA SUBTOTAL 1 TR GE.

BIGN SETBALK T 15 FRON TELEGRAPY BD. RIGNT-OP-VUAY

TOTAL # OF GROUMD SIGNS PROPOSED - 7 SIGNS

TOTAL GROUND SIGN AREA PROPOSED : T22 SF.

ALLOWABLE GROUND SIGNS :
{PER DEVELOPMENT AGHREEMENT)

TELEGRAPH ROAD

AUP TR 3} Q I TF PER LGN FALE @) 5 HEGHT

FIENAREA SUSTOTAL. UPTOSESF

SHFN GETBACK | 1T FROM TELEGRAPH RQ. RIGHT-CF-WAY
DEVELOFHENT AGREEMENT SECTION &3t

TOTAL # OF GROUND SIGNS Al L OWED : UP ¥0 THREE (3) SIGNS

TOTAL GROLUND SIGN AREA ALLOWED : UPTO96S F,

EROUKD SIGKR NGTES!
3. MONUILENT SIGNS SHALL BE SETBACK A MINDAUSK OF 15 FEZT FROM JELEGRAPH RID, RIGHT-OFRY,
2 WONUMENT SIGHS SHALL BE A MAXIMGM CF E FEET HIGH AND 133 S.F FER SI0E.

3.} SET OVEFALL S2TE DIAGRAR THIS SHEET FOR SIGN LOCATNIONS |

~~ —
f Y [N
1 B - D(DICATES PROPOSED ( o ) - eiDiIcATES PROPOSED
J  uONULENT SIGN I 1 4] uGNUMENT DGR
e’ BLDOMPIELD TWP. o pontse

425 AGREEMENT MOTES :

2 oNurENT SN
A THE 425 AGRTEWENT ALLOWS FOR UP TO THREE MONUNERT SIGNI ROT TC EXCEED £ riGH AND
A2 DF ANES, THE PROPDSAL [T TC ALLOW 2 VONUMEWT SRSNG IN THE 225 AUWSINENT
AREA THAT ARE &I HIGH ANMD 8L 57, ZACH- BEESHART
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MONUMENT SIGNAGE

" 150 . 24"
PAINTED ALUM. SIGN
PANELS {COLOR: SWro03
! “TCQUE WHITE))
WROUTED BACK|

LETTERS (TYP.}

LIM‘SPONECAFA\‘

SIGN A (2-SIDED MONUMENT)

TENANT SIGN AREA 60 S5 y4" = 0"
SHOPPING CENTER 5 af.
{TOTAL: 12C SF)
154 Ea
PAINTED ALUM. SIGN
/ PANELS (COLOR: SWITN3
TOGUE WHITE)
L W/ROUTED BACK UT
LETTERS (TYP.}
TENANT '4'
NT A — UMESTONE cAPﬁ
Ny
| inEsToNE PaNELS -~ |
UMESTONE BASE =~

TENANT SIGR ARE4 & SF.
(TOTAL: 120 SF)

Y4 - 10

g

1

AT
BLOOMFIELD VILLAGE LMESTONE AP

LIMESTONE PANELS:

Sl
(ULD-FAILY SIGN 50 &%
(TOTAL: 80 8F)

14" w 10"

=2 24

o~ uusm«rscw.—\l

N

3 :_/"*-» LI'M-E’SX(NEFANE&—\

e LIMESTONE BASE —__ F

@ SIGN C (2-SIDED MONUMENT)

CAMERIC AN HIUSE SIGN AREA 28 SE2  U4" » 10

rad

e

- PAINTEQ ALURL,
e/ snrangs —-\ﬂ

- LMESTONE BABE

2
&
-3
&
%
{TOTAL: 78 SF}
T,
£
*
Y
Bl
::: TENANT
n
VNS

(DEALERREE iGN AREA 35 5F)
(TOTAL: 405 SF)

vg - 10
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-Agreament made Noveniber 3_2, 2002, betwreti the City’ of Ponttie, 2 Mickigan home

rule city (“City™), the Chatter -iamship of Bloomfield (“Township"), and Huibor Telegrapl-
2103 L.L.C,, Bloomfeld Acres Acguisition Company L.1.C., Harbor Telégraph-1881 LL.C,
Harbor Telegraph-1899 L.L.C. und Harbor Vogue Flazd LL.C. ’(ﬁeféfit;"enllanﬁvaly “Harhar™).
Recitations:

L Harhor owns land destribed on Bxhibit A hereto {the “Land”). Habor -regﬁsant's
that there #ré no ofher individuals, legal entities or lendiing nstimtions which have an intarsst in
' the Land nfl whose consent is equired for fie entry ofithis Dvelopmaent Agreement.

2. ‘Thelandis the sobjest of an sgreement between the City and the Township mads
pumsitant o 1984 PA 425 (the “Act 425 Agreement™), attached as Bxhibit B hereto.

3, TheLand is a sublect of several suits pei

g in Ogldand County Chrendt Court
and the Miehigan Supreme Coust Bsted osi Bxbibit C hereto (he “Litigatian™).  »

4. Developrment and use of the Land is subject to the Town Center District Zoting
Ordinance adopted by the City, droept white this Agreement providely otherwise, (the “Zbning.
Ordinance™), which is attached hereto as Bxhibit I and shall not-be amended during the terin of

the Act 425 Agreement, sxcept by mufual agrestaent of fi‘l}g City and the Township.

-




5. The Act 425 Agresment and this Agreement’ are: p art of a. seftlement -of the.
Litigation, and (hei purpise i fo frplerent such séttiement

6.  Notwithstariding the provisions of (e Zoning Org.,inma thie. parties. have tgreed.
that the development and use df fhie Tiand Wil be goveined by fhe provisions of this Agrecment.
Any conflict between the. terms of the: Zoning Ordinanes snd this Agreement will be resolved in
favor of the terms of this Agfeament, )

‘ AGREEMENT

Tn consideration of the éremises, thie parties agree aa follows:

1. Thedevelopment andussof the Land shall be Hdtedsas set forth helow.

2, Uses on the Land shall be such uses #&' ais permithedl 1 botlh the Zouing
Ordinenee and this Agrsement, and shall be lmited

A No more than 1100 resideatial uriits, up fo a totel of 2.2 willion square:

foet of léasable mesidantial spdce (the area witliln the Walls of the fesidential Units), subject-to

paragraph 2(e) befow, whileh wold ‘allow acombined fmggimumyof 1234 resiential nnits, each.
with -4 minitium square footage of 1100 square fust, up to 4 combined maximum of 2,468
million suare feet of leddble 1'6516%;;1‘53;1; spase.

b No mowe then 2 ixillion grds cudre feet of noij-residentidl face,
incliding offics, comumercial, a hotal, health clibs, ‘theaters: an@ other noretesidential uses
Tennis cotrts (but viot to ekcesd 16'in munbier whoss lovativh shall b ited to the health clib
and éné strﬁx;imfe ot bisilding ddjacent thereto or asioss-a strect therefront) shallhigt be included

in the. area limitation, but shall nevertheless be subject t6-the Tiers B dud Cf'héi‘ghﬁlﬁiuitéﬁi_éns for




bttt alubs, - Tennis courts 3l 'hﬂ,‘ﬁﬁly'mclb'st&%ﬁthinﬁbnimings and-not-within 'aé'r'mg;poxie&
dornes or dowies of any kind.

o Ail or part of the fisst floor-vf wny of the Tesidential and office buildings
arected pursuant to sebsections a and b above ey ‘-b'e used for Tetail commercia&mez; ami sepvics
us;fss listed in the Zonkg Ordinsace.

i Casistos and similar gami:;g facilities, adult uses, snd télecmnunicaﬁ@
towers, as defitled in.this Agrecment, shall not be permitted.

& Residential wmits mey be substituied for son-residential space urder
patagreph Zb above, up to not Hore than 134,000 squsre fest of non-tegideptial space, at a rafio
of one residential unit to 1,000 sguaze feet of non-reshdential space.

| f o morathan 1 single hotel may be located within the developmont which
may be located i wither Tier B or C.

3. No buliding shall be less then thirty (30) feet in hefght, Building heights sbatl bo
Jimited asfollows: |

& Tier A. For the first 350 feet from the tight of wiy: at Telegraph Road,
height shall oot gugeed three stories aud shall not sxceed 46 faet, éxclusive of roofiap wtility
equiprmgnt, which shall e u higher than alx fest, visually screencd; and set back i Jpast 20 feet
from the Telegraph Road side.of the building. AN buildings shall be sot back' s yridhaum of 40
fuat from the Telegraph Road property line (Hght-of-way).

b, Tier B. . Between 35(;} feet aud 500 fet fom the right-ofway at
Telegraph Road, height shall not exceed:

1. § stories -and shall not. exceed 71 feet if devated primadly fo non.
residentlal fwes;

-




& stories and shall not &xcmd 84 feot if devotsd to primarily
residential wse;

4 stories and-shall not excesd 84 feet for a health ginb;
6 stories axid shall wot exceed 84 fest for 2 stgls hotel anly;

Rooffop-utility equipment, o mghar thar § feet, visually sereered,
get binck at least 20 i‘eﬁt fiorm Telegraph side of building,

o. ' Yier C. 500 feet or mote fiom Telegraph Raad, height shall not excsed:

R

4.

7 stories and shall not exceed 97 fest if deviited primsrly to non
residantial uses;

f storfes mud shall not exceed 110 feet i devoted primarly o
residential wses;

8 stories anid s hebitablgattis including-avchiteotural featiires such
ag gable, mansard or sloped roof with not less than 4 12/12. pitch
enclosing all rooftop wility equipment; shall not exeesd 123 feet fo
the roof peak if devoted primerdly to residential nges;

8 storiéi nd shall Hiot exceed 110 foat for a single hotel only;

4 stories and shall ot exceed 90 feet for @ health elib;

Rooflop utility equipment, sxospt with ragpect to buildings
constructed pursuant to Tier C, subpatagraph 3 above, no higher

than 6 feet, visuilly soreened, #et back at lemst 20 feet frow
Telegraph side of buildiog,

d.  Antennas, telecommunication mitenmds, wnd fwofiop pealts and other

architectiral features are pesraitied, but in no event shall they excesda maximum Heiglit of 6 foet

over the maxirgum allowable height for afl buildings, other than those buildings permitted

pursiint to Tiex C, subparagraph 3 (habifable attic).




r o Tiers B and C, withi the exception OL the bu.ildiﬁgs_ mentioned 1o Tier C,
subparagraph 3, parapet scresuing ghall be permitted. ‘The parapet screening may extend ‘in o
straight line parallel 1o or as an extension of the outet walls of a building if it containg decorative
elea;nents, If it does not contain decorative elements, it shall be sloped. The parapet screening
shall Yie sorevsable dnd exclusively for soreening. I sloped, it ahill be at'an angle 6 as s
goreen all roofiop utility squipment. Inno event ;h'all the pavapet exceed g peaximim height of 6
feet at the top of the slope. A parapét dhall not extend lo a paint bighier than 6 fedt ovdr the
meseir height allawabls for such building.

£, T abuilding straddles 2 or more Tiers, the entire huilding must comply
with the height restrictions of the mors restrdetive Tler,

4, Purkingshatl bis tequired and regulated as follows:

& As ymvi&ad for sueh uses in the Zontng Crdinancs.

b, Bearing in mind tho interselationsiip’ of nses contemplated: for-the Land,
the Joint Development Comseil established pursuant to the Act 425 Agreement:mey reduce: the

patidng r&q\ﬁreﬁmﬁ%s; on 8 showing that thera {5 & Jesser ewd. for paddng besause of generally

accepted shared parking principles of on, a showing based on the natime of the uses orhased on

sperisnce sfier development of any portion of the Land,

5. Building lot coverags, mcluding patking stuotures, shall not gxceed 36 acres, and
building bat }:avmge exclusive of parking structures shall rot excsed 20 eres.

6. The area shown on Exlibit B hereto, which is adjacent fo. the Land, together with
its nsswelated drainage facilities, may*bjé.zt{tililzéd to provide storm dfﬁiﬁage for theLand.,

. Additional provisions which shall ‘govern the use of fhis laud inclode:

5.
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a. Definitions: For purposes of tiis Agrsement, the following definitipis

ghall be coatrolling:

L Adult Use includes the following;

a. Adult Arcsde, defined 5335 place to which the public fs
peritted or invited to view motion pisturss, video o laser dise pictures or dther produsts
of inrage-producing devices whiers the Images diaplayed axe dzstmgmshed of
characterized by the depicting or desadbing of “specified sexual activities” or “specified
anattiotical argas', “

b. Adult book store, adultnovelty store oradult video store,
defined as & commyeresal establishment which, as ons of its principal purposes, offers for
sale or rental for aty fonm of congideration reading miterials, photographs, fitms, mation
pictures, video cassettes or video reprotiuctions, slides or other visual representations
charaeterizad by ﬂlc depletion or deseription of “spedified sexual notivities™ or “specaﬁed
anatomieal dreas™; or inshuments, devices or paraphernalia which are designad for usein
gonpection with “Speciﬁcd saxual antivities™,

o Adul} cabarat of establishioient, defied s 2 riglh olub, bar,
restatrant, saton, bacher shop or similar commercial establishrment which regniachy
features: persons who appear b & state ofudity or sexni-pudity; Hve performanees-

which #re charastarized by the exposure of “specified anatomical areas” orby “specifisd v

séxual activities™; or, fls, motion pictures, videox cassetius, slides or othisr
photopraphie reproductiens which srs characterized by the depiction or deseription of
“specified sexnal activitied” or “spevified andtomnical areas”,

d. Adult motion Pistive theatér, defined s a conmersial
establishiment whose primary putpede and activity is the extifbition, For any form of
consideration, fitms; motion pietures, video. cugsettes, slides, or similar photagrﬂpbm
reproductions which ave chardeterized by the depiotion. dr descriptivn of “spesified sexnal
activities" or “specifisd anatorniesl aseas™,

& Adnlt theater, defined aia theater, eoncert hatl, anditoriurs,
or similer cornmeticial establishment whizh regolarly featnres porsons who appearin s
state of mudity or aemi-undity, or live perfomiances which are Havicterized by the
eiposurs of “specified anatuifical arkas” or by “speciffed sexual activities”, For
purposes of this defisition, the following sdditional teoms spply:

1. Nudity or a staie af nudity means the showing of the
burnan male or fsmale genitils, pubiv ares, valve, aous, snal cleft or cleavape with less
than a fally opaque covering, the showing of the fermule breast with less thawa folly
opaque cavering of any part of the mpple, or a showing of the covered male génitals ins
discermily wrg;d state.

B




: 2 Semi-nude or semi-nude condition means the
ghowing of the female breast below 4. horizootal line serass the tap of the areela:at its
highest point ot the showing of the male ar femals buttocks, This definition ghiall include
the antire lower pordon of the human female breast, but shall not include any portion of
the cleavags of the human feraala breast, exhibited by a dress, blouss, skirl, leotard,
bathing suit or other wearing appavel provided the areciais not-exposed in whole orig
patt,

3, Spesified anatomical ureas means: the Humen male
genitals in 8 discernibly turgid state, evep if completely or op aquely coveed; or legs than
completély aud opuauely toversd human. genitals, pubit vegion; buttocks ora fornale:
brafnt below a point immediately abave the top of the wrenla,

) 4. Snecified sexiial aotiviiies mewns any of the
following; the fondling or other erotic touching of Tumia genitaly, pubic ragion,
‘butfocks, anus, or fermale braasts;.sex sots, normal or perverted, sctnal or simulsted,
ineluding intercourse, oval copulation, masturbation or sodomy; ot excretory funetons as
part of or il conmection with. any of the sctivities previously mientioned in this definiticn.

2. Cosinp. A toom or rogms in which eny legal or fllega) gambling game is
carried o, For purposes of this definition, “gambling game” shall wean any gane of chance;
hanking or parcentaga game played with cards; dice-of sty mechanical deviee or machine for
money, property or any token ar otherxepresentative of value.

3. Habitable aitic. A finished space betwsien the ceiling joists of the fop
story and the roof raffars which has a stalrway or other:permanent means of access and sgress
and in which the ceiling aves jgat a height ofno less than 7 feet 6 inches sbove the floor.

4 Hotgl Afacility offoring transient Jodging secommodations (o the genstal
public, wiich shall provide addifional services, including restavrants, mesting roons,
recveational facilities, and may also providsuther custoinary acoessory.uses.

S, Telecommunication Towers. Wireless commmimication faclitfes, inchuding
all stroctures and accessary facilities relating to the vse ofthe radie frequency specirum for the
puzpose of transmitiing or receiving radio sigoals. Thismay inchide, bit shall not be Hmited 1o,
radin towers, lelcvmum towers, talephong devices and Bxchanges, inicrowave réliy facilities,
tsiephone transoission. equipment building and prvate.and commersial mobile radio servise
. facilities, Not inshadod within this definition arer citizen band xadio facflites; shorl wave

receiving facilities; radio. gnd television brosduast reception favilities; fedemlly licensed amateur
(ham) radio facility; satellite dishes; and govermmental Theililies which are subject to state and
federal law or regulations which preentpt municipal regulatory suthoity,




‘ a, Tc?[emmmwmc.tmn Antennas, Kdeviceido provide wireless
communication that {s affixed to buildings sod strachured th 111sually nsiebtrastve and does
not exceed the specified Height limitations for cach Tierhy maie than 6 fedt) and not ekceed the
height of the tosfiop whlity equipment.

b, Landscaping on the Land shall be a5 vequived {n the Zenmo
Ordizance except 4 follows:

1. Parevery twenty (20) fadt alonv Telcgmph Raed, within the: forty (40)
foot setback greenbelt from Telegraph Road, ane(]) ires shall bexequired to be: plzmied ithin a
minimninm ten (10) foot Jatidscape buffer strip paralis] to the street; taldng into consideration the
location of auny roads or actess, drjves. The ten (10):foot tandscape buffer strip along T elegraph
‘Road shafl bie actented by provisions of shribbery and annnal and/ox perénnial flowsgs and:shall
Yo irrigated noderground,

2. When required, evergreen trégs shall e at least gight (8} ta ten (10) femtid }

height and deviduous tiées shall e at lsast tiree (3) inch cahpe«: at the timaof plandng,
pravided, howgver, omamental desiiuous trees shall be 4t least-one and three-quariér (1-%) fach:
- caliper atthe time of their planting .

¢.  Lipghting withis the Land shallcomply wifh the following
reguirements: ' ‘

1. Tn a1l areds nged for oiidotrrecreativnal activitieg, ontdoor hghtxng shall
be approvc,d as part of Site Plan Review, Ameng other congiderations, such review shall be
condhucted to ensure that such lighting does ndt wereasosably impact vpon smouudmg uses, !_.

2. No ground moimtad exterior lighting shall'be permifisd to illuminate.
extarior building walls above the. first three (3) storfes or-forky-six (46) feet Whichever 18 Tesd,
Bxterior building {fhvmination shall be approved as part of Site Plan Review. Among other ;
-congiderations, siich review shall te conduefed to- ensire that such Fphiting does ot i
wireasonably impact upen surounding nses,

3. All fiee'standing exterior lighting snd any supporting standardiier bases:
shall not exceed a height of tenty (20) feel for property fitnting Talegraph Roatl fad for'sdy
building fagads that faces Tal&gmph Road in-Tier A. Exterior wall light Bxturesmay exceed. the
heightiof twenty:(20) feet for property ﬁcntmg Telograph Road and for any huilding fatede that
faces Tefegraph Road in Tier A when:

.. TL& light-sourcs is completaly shieldad to only dllow:-{llmination:
of the birilding wall; and.

b. said lighting deesnot exceed a height of three (3 stories. or forty-
aix (46) feel, whichever is less,

ng—




4, Lighting poles@nad standads on, pardng stm@fum ool are peamitied ut
Hhiight not'to exceed twelve (12) feet when sefback at fesst twenty (20) foit frodi the sides of the
biglding and whose lights shall be siielded ind manner so as to {lupinate onty (e Toof patking
AEEA.

5. Any Hghting provided for stridt compliance witly FAA requirements is
exempt from this section,

d. Siguage for all ciwalﬁpmenf withhi the Land shall comply with the,
following requiraments:

1. Any sign directed toward off-site ddjacent residential used shall utilize
backlit ilhumination or lighting directed at the'signage fase only,

2. Wall'signs placed oy any building shall not exceed the Height-of flie.
building, #nd in no case shall wall signd be focated sbove four (4) storisyor.at & height greater
than Bfty-eight (58) feat, whichever is less, except for sigus that identify the name of the hotel or
an office building add are desipned as an iutagrai paxt of the arthitectiral design of the buﬂdmg,

Building identification signage shall not be illuminated sxoept fora movia theater, warques sign,

or & hotel sign lovated ne higher than five (5) storles or at a height not greater thin Seventy-om;
(1) Test, w}u-:thVm 15 Issa,

3. Wall, ground and temporary-signs for-buildings having TelegraphiRoad
frontage shall be subjest to Site Plan Review mulesg otherwise nicted and shall comiply as follows:

a Wall signs shall not exceed &ix (6) pemant of the total area of the-
street side fagade, inclnding the ares ofall feuastcaiiﬁn and feno fustanoe shall fhe wall
sign excesd one hundred Ywenty (120) square fogt i area for purposas of caIculatmg total
wall sigo sren

b, Growund signs, including tesporary ground aigns, akall be setback
atleast 1wan£y~ﬁve (25) foet from the Telegraph Road right-oftwray except for entrance
signs referved to in pexagraph 7.4.4 hereof Ground signs shall not exceed five (5 f fu
height above the gromd. The surface ares of dny permmissible ground sigrs shall not-
exceed thirty-two (32) square feet per side, or ghdy-four (64) square feet total per sigh,

o One. (1) temporary sign advertising a bulldingunder construction
baving f:ontaua on Talegraph Rosd.may e erected for the period of construction and
shall not exceed thirtytwo (32) square feet of total sign aea, Such sign shall be sregted

an the building or Jot whers such constmotion jo being carried on and shall dvertise sy

the.developmeit Bame, amhmnt, engineers, deveéloper, gwiner,- ccuﬁracfﬁr, subconivactar,
orbuilder. No. afvértisernent of any productrmey be included, Such signs shall mot
TBquire site plan review,




d, Ohe (1) sign advertising theveital, sale or lease of development
property, including individial tenant S?ﬂce(w) ar buﬂdm&,s having sixteen (16) squars frst.
of total sign area shall be aﬁowad Such signs shall be sethack Fwenty-five (35) feer dlong
the T aiegxathmad Foatage and removed within fourteen (14) days-f thesdle, vental,or

lease. Suchisigns shall mot require Site Plan Riview.

8. Temporary interior hositess signs placad fnrthe window 6f
bidldings having Telegraph Road frontage viay not exeosd ten: (19) percent.of thetotal
window area of thie font facade and shall not be displayed fr more thar. fourtsen (14)
days. Such sigus shall not require Site ?Ian Review,

f. Bleation or Political Campeign Signs announcing ths candidatss
seeking public political offics or political isme, and other dats pertinent thassto, shall be
canfined to private property and bs nstalled xiot mors than thirty (30) calendar days priay
to the slection and shall be removed within three (3] business days after the date.of the
clection. Signg shall not sxceed fowr (4) squave fief in pres, per face with a meximin of
two (2) faces, and five (5) in hefght dbove the. grownd with no lluminativn, Sech signs
shal] bs sét backat- lnast fiftgen (15) feet from the Talagmph Road right~of-way. Such
sigw shall not require Site Plan Review. Onlyane such sign shall be parmitted perlot.

4, Mot more than one (1) ground sign may be erscted for identifoation of the

de.m}cxpmant at each sntnoace drive, bat not to sxoeed three sigas, Such égus shall be setbark at
Teast fiftean (15) feet from the Telegraph Road sireet right-ofway, and the beight and area of
such signs shall be governed by paragraph 7.4, subperagragh 3.1, hereot,

&, Site Plan Review Apglication Process is govemad by Seetion 7.118 of
the Zoning Ordinance exoept:

1. Roview stiall be by the Joint Development Council, instead ofthe
Planning Commission,

2. Six copies of any applivation shall be filed With the City:Clerk; and
3 copies with the Towuship Clerk along with the site plan teview foe establisgtied by
resolutions of the Tovnship Board sod the City Commission. The corent site plan
raview fee schadule in the City of Poiritiac ix-attached as Bxlibit F. The Towuship shall
adopt an jdentical fee schedule by Board resolution and said yeview fee shall atall imes
represent normal in-hovse admiristrative costs and expenses, This review fes, but not the
schedule, may be amended from time-to-fime to cover inereases in in-house
administration costs and expenses but suel fees shall not inslude reimbursement for any
costs otherthan such in-house administrative costs-and expenses. The City Clerk will
Farthwith deliver 3 copies to the Joint Development Couneil.

3. AppBeations will be teviewed for eampliznds with this

Development Agresmant aud Pontiac’s. Town Center District requirements.
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4. The Joint Development Counnil will schadule s publis heating, to
be held in 1o less than 30 days and within 45 deys of filing of the apphoahun, ata time
and place to be designated by the Joint Development Counedl,

5. Bach Clerk shall mat) due notice of hearing 16 all ‘poperty owners
within 300 feet of the develapment propesty within sush Clerlc's resprotive jurisdiction.
The yespective Clerk’s office-shall keep an affidavit of mailing labels,

4

8. Bach: Clivk shall preivide ‘copies of any currespondence dd of any
yapors and recoyrmendations from the respective: furistlictian and it stalf and consnltants
to the Joint Development Couneil and the applicant no luter thar'the tirs of fhe pablic
hearing

7. The Joint Development Counell Wiﬁl}"ﬁi&ﬁ%’t to the City aud.

Township copies of the Final Site Plan withsignatures of the mermbers of the Jout

Development Council thereoty, duly noting all conditions of approval, if any, and all

varidnees granted, if any.

8. The Jomnt Development Covncil shall- review site plans and proposed vses for all
developments proposed for the Land, In addition to' the site plan dnd application, the Joint
Development Council may requive e applitant to provide additional infarmation to assure ag-
adequats amalysis of &ll saisting and proposed site: foatures, conditions and mpasts, -Any s
which {s permitted in the Zanhng Ordinence, as lmited by this Agresniust, and my site plan
which wieets the standards contsived in iy Agroonsént and in the Zoning Oifinance ‘shall be
approved.

g. The Joint Development Counell shgll have autharity to grant vadases from the
Zontng Ordinance pursuant to the slﬁamiards set-forth in.Section 5 of the*City and Village Zosiing

Act, MCL 125,585 {practical difficultes ffrir_noaﬂse,véﬁanwsi'&ad'mm‘chgssm hartdship for vae

variances} and the procedures therein set forth, exeept that any decision gronting 4§ varianes shall

be unanimons. Thers shiall be no variances granted frim the terms. of this A gréement,

-




10, All references to the City Planning Cominission in the Zoning @'ttiit‘:ﬁx‘me_' shiall
mean the Joint Development Couneil established pursyant fo this Agreément (jand the 423
Agreement.

11, This Agraani'eht shall jnureto the benefit of and shall be binding upetthe parties
and their heirs, snceessors and assigng,

1%, This Apreement ponatitutes the e;bir‘a apreement betwesn the parties hereto.amid,
togsther with the Act 425 Agreernest, constitutes the entire agreement between the City and the
Township. [t msy not he amended 6y términated a‘xce'pt‘ in & writing signed by all the parties
hersth.

13, After the fermination of the 425 Agmémehtﬁfor any weagon, Sections 8, 9 and 10
of this. Agreement hiall tarmixiate upon the estabﬁahméﬁ of jurisdiction i sither the City or the
Township, as ptcvidcd for m the 425 Agroement, md tpon such terrnination, the swthorly of the
Joint Development Cowncil shall devolve to the agendies of the siviving msipatity
responsible for site plan and other Jand use approvals snd variances; provided, hawever, that
such municipality may grant variances from the Zoning Ordinance & provided by law afler the
Act 425 Agraemenli expires but the remainder of the f&r.mgf'df this Agraement ghall ténain T
effact. In the event of conflict between this Agreement znd the appﬁcahie-ZG;Jing Cirdinanics, the
‘provisions of this Agreerent shafl control.  Development phesnant to s Agreemment, inchding
ﬁses and #hctures, shall be-deemed to be lawfilly confirming,

14, The Oaldand County Circuit Court shall have jurisdiction for the purpose of

enforoing and effectuating the terms of this Agreement except as may be provided in the
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Ageement for Condittonal Transfer of Progeity betwsen the Township of Bloomiféld amd

Pontiac.

15, This Agreement shall be recorded with the Ouldand County Register of Deeds and

shatl rom witls the land,

SIGNED AND ST ALED
THIS (1__ DAY OF NOVEMBER, 2007, I THE PRESENCE OF:

CAUTION: READ BERORE SIGNING.

WITNESS:

ﬁzﬁtﬂ’ﬁ x.///

Z}Aﬂ,uﬁg {/@mm

WITNESS:

WITNESS:

)

‘W@Wﬁ@

-14a-

HARBOR TELEGRAPH-210F L.L.C.

Craig Sehnbinet, Mauﬂgmg Memher

BLOOMFIRLD ACRES ACQUISITION

COMPANY L.L.C. /g~

Craig Schubmar Managing Member

Craig Schubier, Mamaging Maniber




WITNESS:
6 fec i
@/fi&g{/l(/ @/Wa

WITHIESS:

| ﬁ(ﬁé&f%
&M

WITNESS:

MMKP“M

WQW&L

WITNESS:

%ﬁﬂa % é;f)/,(/? 54

44

HARBOR TELEGRAFH-IS9 yr

- _L

Craig Sthubiner; Managing Member

WARBOR VOGUT PLAZA LIA,

Vivian Saann, Clerk™ /) v




STATE OF MICHIGAN)
, 85,
OAKLAND COUNTY )

On this é w day of November 2002 before me pt:t’som'}}y appeared Cratig Schubiner,
Managing Mamber, to s kiown to be theperson desoribed fuand who exgeited: tha foregoing
Development Agreement; on behalf of Hasbor Telegrapli-2103 L.LL., Bloomiield Agres
Acquisition Company, L.L.C., Hathor Telegraph-1881, L1.C,, Harbor ’I‘al&gmph-l 899, L.L.Cand
Harbor Vogue Plaza, LIL.C,, mci scknowladged that he exeonted the ssme a9 his free aet and deed
with full anthority 1o act on behalf af fhie hereinabove mentionsd entfisa,

@me/ g C/ walic.

Notary Pubjic, Oaldand Co
My commission explrestyy. m@ég{m 0. mﬁgﬁiﬂy "

My Enmmiss ion Baplrus 00292003

STATE OF MICHIGARM)
88,
OARLAND COUNI'Y }

On il A’T dﬁy of Movember, 2002 befora me personally appr:ared David Payne,.
Supervisor of the Charter Township nfmmmﬁcld and Dan Deving, Jr., Trasinser, of the Chacter
Township of Bleamfeld, {o e known fo-be the persons describied in sud who' exacitsd the
foregoing Development Apreement, and. acknowlédged that they exgcuteéd the Same as their free

not and deﬁdeh ﬁﬁlgm arity pursusnéto. Township Bosrd Resoloton.

Notary Pu’b . Ouldand Conaty

My czommiss‘lou expires: CHERVL B, HANSEN
Oy P, Mavomb Sayiy, il
My Stintisiion Expires 08292003
STATE OF MICHIGAN)

58,

QAKLAND COUNTY )

g TH
On thisa / _day of Wovember 2002 before me personally sppearsd Willle Payne, Mayor
of the City of Pontiae, and Vivian Spann, Clerk of the City of Pontiae, to' me-fmown 1o be the
persoas desaribed in and who executed the foregoiig Develapment Agresmetl and scknowledged
that they executed the same as thefy free acl and deed with foll authonty purswat fo City

mli&a}uma_

15
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Moty Public, Qaldand Cotnty
My cormumission expires:

&@Mm@wﬁ%& ﬁa%ﬁ@w

Drafted b‘}} and when recorded refurn to:

Willtsm P. Hampten, Esq.

B.0. Box 3040

Farmington Hills, MI 483343040
{248} $51-5500

4286079000




TEXT AMENDMENTS SECTION 7,112, 7,113, 7.114,
7118, 7.118, 7. 117 AND 7,118
Adopted Decembey 27, 2001 by
C‘lty Cotneil Resalution $01-730

ARTICLEVIL  SCHEDULE OF REGULATIONS

DIVISION 20. TC TOWN CENTER DISTRICT (2 reenmmended T205/01)

See. 7.11%, Intent,

This districl is designed (o promote 5 mibkof uses within & dense
development of land of an exceptional acsthelic guality that enssurages
the congregation of people, creating new and innovative interdependent
residential, office, shopping, and entertainmient envivonibents that
complimenl eéch other and gain seonomie advantage from a close
prosclezitty and well organized refationship to each ofhat.,

A prime characteristic of this distriel Is 2 care of intense pedastrian
aciivity. Most persons entering the district will come by entometile and
typleally will park once to carmy out severs] errands, Whis essentin]
inteydependence of antivities is given preferéice in the regulations and the
lifre plarining of the district over those types of activilies where the

cuatomer normially does business as & single purpose trip arid desives to
pack his automobile fmmediately adjacent to the gatabhshmmt

Uses or activities that tend to be incompatible with (he intent of this
district (drive-thrus vestaurants for exmmple) shall be appropriately
restricted if not prohibited altogether,

Exterior butlding ynaterials, signage, lighting, Eandscapmg. and other
{eatures of the project, shall be designed to provide an environment of
high quality and complementary. bmlding and site design The.
provisions (hat follow place special emphasis dpion regwlations, design
slandards, and improveents that lend 1o reduce the large-scale visual
tmpaet of bujidings, i eneourage tasteful, imaginative désign for
individual bulldings, and to create a comple: of buildings’ campaﬁbi
with each other avid neighboring residentinl argas in texms of design.-
seale and use. To unify the building sites and Kz}nan.' ATCIECHITE, e ‘
jandsgaping and other site ameniiies as 2 designélement-will play akey

role In creating and conveying & user-{rientlly. emnmnm&mt as well as to
ensure compakibilily of neighboring uses,




Ser. 7.113. Permitted Prinpipal Uses,
The following uses aret permissible when conducted within YLﬂI}f'ﬁﬁcmsad
tndlelings, unless atherwise specifically provided:

1.

b

Offices {or: lairyers, realtors, arehiltects, endindérs, accountants or
taxt consultants, and similar professional businesses; executive,
administrative, professional, non-profit ergantzations; judical, law
enforcement or govermmental agendies; Banks or credit unions;
cormnercial and civie organizations; public or private utilities; news
media, sales; and similar nekions or cccupations.

Research, design; development, and testing ficlities for
technological, scienlific and business establishments, contained
solely within complefely enclosed bulldings,

Medical and dental olfices, including sutpatient clinics, medieal
laboratories, but not ueluding veterinarian-establishments.

Hotels, anditariums, theaters, displuy halls, art galeries, cultural
centers, health or exercise clubs, cborts, Hitiraries, museums, or
similar places of agsernbly.

Data processing; computer programming, software development,
and archival seryices.

Miseellaneous business sevvices such as congumer eredit reporting
agencies; mailing Nistsdnd slenographic service, bilsiness
managemant and mnsulhng services, Ythagraphic, blueprinting”
and other docwment reproduction services efe.

Commercial, business and for {echnical sehools and other teaining
faciliies lopatad complelely within an enclosed building,

Banks, eredit vrions and similay findvicial sesbiess, excluding those
with drive-up services Bee below - Section. 7.1.15).

Studios for radio e televiston hroadeasting, musicians,

dancirg insbruction, photography and arfists, ncluding artisan

fabirication. such s wood, glass or melal werking, tiodel malifig,
rug-weaving, Tapidaty work, aud cablnel meldng, using unly hard-

" held and/or table mounted manual and elettrie tools,

10,
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Personal service establishments, such as, bul not limited to, repair
shops (watches, radio, telgvision, hoe, eto.), taflor shops, beauty
parlors, barber shops, mierior decorators; and phetographers.

Any retail business whose principal getivity is the sale of new
mierchandise in'an enclosed bullding, excepting uses suchias the
following, which tend to detract frtim or-iaterfeve with a high,

- Irlensity of pedestrdan actvity: firgarm sales, automobile salas

trailer coach sales, thotorcyales.sales, gasoilne serviee, stafions, .

anidl other retall businesses which requice a workshop faf assembly,.' ;

(abrication or repair for a successful operation. However, sales of
packaged slcabilic beverages is prohibited unless othitwist.
permilted pursuant to Sections 7,115 and 14.3 of this-Zoning
Ordinance,




12. Retail dry cleaning establishmenrts or pickupstations, provided
that odorless cleaning fiuid is used, all dry cleaning is Jmitad fo
(Hat matevia) and clothing picleed up over the counter of such
premises.

13. Restaurants, tea rooms. cafes, and other e:sta%niishm&nta serving
food or beverages. including those with aceessory outdoor
seating, em:epﬁng thase with drive-in or drive-thru facilities,

14, Multiple-Family dwellings, cither &s the exclusive sesupant of &

building or as a mixed use with & permitled non-residential use.
15. Day care faciiities.

16. Police and /oy Fire stations.

17. Ouldoor parks: playgrounds, skating riviks, tennis courls and
passive recreation areas privarily for use of those residing, working
ot patrontzing the businesses losaled within, this distriet. Quidoor .
epncerts, broadeasts, plays or other ouldnor enteriaimments are
subject. to Special Exception Permit, pursuant to Sections 7.115
and 14.3 of the Zoning Ordinance. :

18. Indoor reersational facilities, places of amusement, entertainment;
or rereation. guch as davce halls, commercialor private clubs
digcotheques, cabarets, bats, tavems, billiard or pool halls, howling
alley, or rental halls for meeting, banquets or.social occasions, ot
simnifar infloor recreational nses shall not helocated within 300 feet
of a ot av stte-conderminium wnit upon which a-delached single-
famnily residence is ocated,

See, 7.114. Permitted Accessary Buildings, Landseaping, Lighting,
Parldng, Sigos, Structures, Uses, and Wilities.
BUILDINGS
1. Muld-slory off-steset parking structures, provided théir extecior

appearance is generally absenred by other buflding aveas from
single-family dwellings and principal pedestrian/assernbly dréas
and provided any cxteyior wall, of sald parling structure, Jogated
within 300 of and visible from a ok orstte condominium wntt upont
which a detached single-family dwelling exists, shall be solid and/er
otherwise iproved, to the satisfaction of the Planning Copmission,
s0 as to prevent spillaver of light arid nolse generated fromi within
said parking simcmra from being: Bbserved from said remdenljal ‘

i
property. .

LANDSCAPING (dlso ses Article I of this ordinmce) R

2. Property not utiized for bufldings, stmt‘:tum&, ‘parking lots, dﬁc\m‘

_ patios or other improved sutdoor seating areas and/or ::npmved '
roadways; dﬁveways or-walkways, and no less than 14% of the ;
aggregale drea, in addition to any landscape bilffer requited bielow
at paragraph 4, williin the overall development located wAthin this
distriet shall bc landscaped with ldng trees, shrubs. lowess; grass
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and /or grovnd cover.Wetland areas may be retained in thelr
natural condition. All plant materials:shall have access to a souwree
of water for irrigation and shall be maintgined in a bealthy
condition, ‘ '

Pursuant to Section 8.2.5, all permissible sutside storage aress.
loading and unloading areas or service areas shall be visually
screened from view from public righit-of-ways or adjeining
properties by 4 stone or masonry wall (e match exterior malertal af
the refated buflding) of of léast a 6 height or a 20 wide landscape
buffer providing 1 tree and 1 shrubi forevery 5' of the \ineal
dimension of said buffer, with af fenst one-ball of the required Lrees
being an evergreer variety,

4. 'Within the regaired setback from any properly line adjacent

{o or separated by a street, dghi-ol-way or similar easement
for velilenlsr travel, from a lot or site condominium uoll upon
which a detached single-family residential dwelling exists, the
following buffer shall be nstalled:
() A 4 high berm (excepting approved passage-ways for
pedesitian moverient) landscaped with 1 free and 1 shirdb .
being provided for every 5' of the ineal dimension of sgid
burtfer; with at least, one-hall 6f the required trees being an
evergreexyvariety:: DR
o) if a nterior rozdway /drivewsy is located between the on-site
buildings located nearest tp the neighbiring residential
properties and the effected property ling, themn: » comtinuous
{exbepting approved pagsage-ways for pedesirian movemeiit
& high s{one or masonry wall {tosnatch exterior material of
the ‘mearest building), setback 5' to 10"Fbm sald interior
roudway./drive on that side nearest the netghbaring
residential property, with 1 tree and 1 shruty, being:
predominantly provided between said'wall and the effected
praperty Hoe, for every 10 of thie Heal dimension of said
bufler, with at least one-hall of the required brees being an
evergreen variety; may be substituted for the Tandscaped. -
herm described above at *{a)".
5. Except as provided above, all surfaceofi-siresl, parking lots shall be
screened slong thelr perhmeter by 3 bufler steip of at leasta ten-fool L
(10" width, landscaped with gt legst éne tred:{or every Th‘lﬁ;}i\[}?.gk i
(30" of Buffer strip length. The Cityl Planning Coimmissian may -
appwove m alternative screeniog mechanism, such as g 427 hag‘n .
bitick orstone [to mateh wxterior amtenal of reteited budldiog wall, - - PR
" during Site Plan Review. -
. Except as provided above, for avm’y 50" along all streets, rights-of- ‘
way or similar eagements for vehicolar travel..one () ar more ’
trests), shall be provided, acsentad by provtsion of anmwal and/or
perermnial Nowers,
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7. Evergreen frees shall be at least o & height at-the fime of their-
planting, Large deciduousirees stiall be al least a 2" caliper at e
thrie of their planting. Ornamenta) desiducus Urees shall ¥e 4t laust
a1 %" caliper at the time of their plantigd.

8. The Planning Commission may modify or waiie the minimum

" landscapbag, buffering by wall requiremenits, Whern it determinies
that such & modification will setve the same intent and provide
more eflective circulation and traligmovemigint, or will enablé a
miore reasonable and desirable buﬂdmg setting and site design.

LIGHTING

8. Lighting shall provide for the safe and effictent fluminetion of & site in ,
order to airital vehicle and pedealrfan safety, site sécurity, and '
accentiate architectural detafls. Rowever, awarings shall not be internally
Tt

10, Distinctive Jurminaries and decorative supportive structires may be
emplayed along publie sireels givelr sontyiiifion to the Department.of
Public Utliftes. ol replacerent parts eqpalito or greater; than 10% of the
total Junitiaries axifl 5% of the total suppative stmctures instalied.

PARRING
11. Since theintent of this-district {s to promote dense developrosat, of

land of an exoeptional sesthetic qualtly, off-street perking shall be
primarily prvided within ailt-level packing strochares (seg gbove
paragraph #1, underaccessory "BULLDINGSY, Surface off-atreel
perking shall not exgeed 10% of the required {(see Article X of the
Zoning Ordinance) and actoal parking provided for axny building,
and.shallnot be permttted wilhifn 25! of all State or County rights:-
of-way. or sther mghts-of-way classified 45 a Freevny; Trumiline or
Mgjor Arterial, by the-2010 Comprehétisive Plan or within 10" of
any ather street, fght-of-way or similareasement for vehionlar
travel. Given a conclasive shared ?ar]nng analysis, the aggregatd
mtmmber of requited off-sticet parking spaces, .shidgred hétwecn a
‘pumber-of different uses, mdy bexedaced iy the Plaming
Conmrission in the Site Plan Review prucess

SlGNS {also see Articie XVIIT of this ardimmcc)\ . )
12. Al signsshall be designed s0 asto be-tfegral and compaﬁbla' ‘§;h. e
the architepture and landscaping compsoenits. of the developm I
and arésiibjectto Site Plan Revlew purgtiant to Seetion:8.11 of. fhe: .0 T s
Zuning Ordinzmee. All signs,  lumingfed, shafl be Muminated § wos L
" armanmer (hat i hot atermitiéni, ror ciusing a hazard t6 cthers "
13. Noreaceessary signs and /or Billboards are.strictly prolibiteth - o
14. Ground sigms shillonly be permitted pursuint to speeifie approval ' ‘
by.the Plarming Commissian during Slte Plan Réview, andshall be
setbrckatdeast 25" froms the inférsettive of streels, alleyways orstmilar




easerients for veldeulal travel, and at least 10" from the intersection of 2
driveway willi a streé(, alleyway or-similar easement for vehicular travel
{d@) Mo ground sign shall be locdted within one hlmdFCd (Lo :
feet of another ground sign licated within {his district anless said
signs are separated from one another by an improved street or
. similar eas@pent for vehicular travel,
iy} All ground sigs shall be no taller thaw six {6) feet abiova grade,
&) The - surface area of any permissible ground signs shall not exceed
ity (50} square feet per side, or One Hundred (100) square feel
total.
15. The aggregate surface area af all signs on any given building wall shall
not exceed an ared egiivelerd (o s vertical dimension of 30" multiplied
by % the liped] dimensfon of said wall,  ©
fa) Ground floor tenants having a separate entrance fram upper foor
tenants way each have one {1) wall sigh dlong edch streel upon
which the busingss has fromtage.
(b} & projecting sign, having a borlzontal dimension of no:more thar
four feet 49 and a surfade ares.{one gide) ofno more than eight ()
square feet, may be permitted by the Planming Commission, in.
place of an olherwise permitted wall sign based tpon the following
considerations:
i The size, sliape and Lapx:sgraphy of the property: ’
ii} The relationship of the sign to neighboring prope’:rties and sigm
and
iif] The rﬂaﬁonshnp ta and w&ibi}mr from the pu?:ﬂiz; street where
- the property is located.
16, One teroporary sigo, which identifies:
a. the architests, engineers, contractars, developer, owngr and
other individuals or fimms nvalved with tadlding construction,
and tenants, but not ncluding any advertisement of any
product: and/or
b. the character of the building.enterprises or the purposes for
whichy the building is intended:
fay be lorated at each intersection of maﬂways providing appess .
tn the District with & State or County right-of-way, or other
nght—wfvway classified by the 2010 Comprehensive Plun &b 2 ‘; R
Fréeway, Trunlding, or Major Avterial; during the perjod of waid . ..
Egﬂgwmgﬁoﬂ&"rg@grb Such teriporarydigns shall b&r&mo\ed'* S s,
prior to subslantial oncupancy nf the :cdated building a} : '

.....

avea and shall be setbaclt at Seast 25‘ from the intersection of atrezts, L
alleyways or similar easements for vehicular travel, and &t least e . .
from the intersection of a drivewsy with a street, allgyway of simdlar
easement for vehicular travel. .




17. Temporary corliniaus aceessary signage regarding:
a. the architects, engineers, conbractors, developer, owmerend,
other individuials or firms invaléed with building cefistrietion,
and tenants, but not inchuding any adverlisement of any
product: and/or

the character of the bidlding entﬂpnaes or the prrptises for

which the building is fritended: and/or

c. space avallabllity, construction sclicdule, cte, relative fo the

adjacent buildingls) under epnstruction;
shall be permitted on &l required barricades designed to protect. |
the public during the construction perfod, Said signage shall not :
exeeed a twenty-five feet (257 height, and shafl he removed pﬁm’ to
aeeupancy of the related buildingls).

18, All signs advertising O sale, rental or lease of space shall be loeated on
fiile premises so adverfised, and e no Jarger than fifty (50) -square feel
in area. Such signs shall be removed within lourtesn (14} days of the
sale, rental or lease.

18. Tlection/Politfcal Campaign Signs aunouncing the candidates seeldng
public poliical office or political issue, and ofher daty- perﬁnmi thereto,
shall be vonfined to private property and be nstalled gt shore than,
thirty (30) calendar days prior to the eléction and shall be remuved:

within fourteen, l}&) calersdar days after the gleclion.
Mastirnum Area.,. SOOI - 1. %3 -

Mximum Height.... ... A frel
All such ground mgns shal& be sctback. ah leasi 28" from the inlersection

of streets, alleyways or simflar éasements for vehicular fravel, mnd at

Jeast 10 from (he intersection of a driveway with a stieet, alleypway or
shindlar easevnent for vehisler travel.

B,

STRUCTURES {other than bufldings) '
20. Omamental melal fencing, or brielk wanﬁﬁ enclosures, of up o an
8" helght, However, Jocation of said fenciig or walled exiclosures

shall niot be withins 10' of any property Jine, right-ofray or siriitar

easement unless specifically approved ﬂunng Stte’ Piaa Rmew bfy
the Planning Commission. «

21. Transformers, electrical or mechanical équipment md oﬂ:aar
stmilar permitted-incidental equipment shall be mounted on lhe o
interiar of & building wherever passiblel Exterior location of Suchs, = . 7
structures or equipment that may be visible from. any street, nghi: o
of-way dr similar easement for vebiculay travel, or residential use TP
or district within which a residential dwelliagis « pefmmitted use, .,
shall be selback al least 25" from all streets, rights-of-way or
shiiler sasement {or vehiewdar travel a:md at’least 15" from any |
other property line, and shall'be screened with either plantings or
& durable pon- ~combustible enclosure whicti’are unified and




harmoriious with the averall architectural theme, and meet utility
provider standards fuir Jocation and maintaante.

Communlestion sntennas, wirsldss ielecommunis alipn antepnas

and similar intidental ron-agcessory antennas inay be mourited
wifhin or updn exdsting buildings or stiuctures, as provided for

. above, However, free-standing structure(s) supporting

23.

24,

commmunicalion artentas, whether aceessory ur non-accessory,
require Speeial Exception Periift, porsuant w Seetion 7.115 of the
Zerdng Qrdivence,

Loading docks and refuse callection facilitles should be located
within the envelope of the building they serve. Otherwise, knading
docks and/or refuse collection enclosures shall be ncorparated
into the overall design of the building and the landscaping so that
the visual and acoustic Hupacts of these funclions are fully
contained and out of view from adjscent properties and public
streets. Wherever possibile, said loading docls and refuse
collection em:luaures shall be locdted. on that side.of fhe building
opposite of, of as far remived as possible frdm, alfneighboring
residential uses and districts wirhin which delaithed single-fandly
residential dwellings are peprnitted. Al sereersiog shall be
comparalle in style and guality to (he principal materals of the
wuliding and landscape @nd otherwise comply with Section 0.9.6
ol this ordinence. Outdoor storage. excépting that ridefenced
above, shall be strictly prohihsed.

ACCESSORY USES

An outdoor cale service operated by an mbhshment that sells -
food anrl/ox beverages for immediate consumption, Jocated within
the adjacent hullding may be pﬁrmlttecl subject to the followtig
conditions: '

1. An autdoor .cafe shall be Joealed dlrmily I front of or
adjacent tp the principal establishment: An autdoor-cale that
extends beyond the. building fronfage of the. principal
establishraent shdll require the permission of those usiness

_ owners who operaté within the-adjacent building frontage.

b. If an oufdoor cafe is localed aloﬂg & public or private
- ‘sidewalk, or pedéstrian pattiway, a niinipawm of fve (8] leet of -

unobstructed. pedestrian aécasa alcma smid sidewalk or. patb
shall be maintained. i

e. An outdoor cafe shall be al licwiel only dutring nom‘lal G;peraﬂng
hours of the principal establishment,

d. The exterior of the premises. shall be kept clean, mrdﬁzﬂy a,nd
maintained or the permit may be revolked, All food
preparation shall be conducted mside of the prineipal”
establisknigrnt.

.y
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e. The City shall not be held liable or respansibile for any type of
damage. thelt or personal injury, which may cceur as & result
of g sidewalk cule operation, _

{7 All outdoor cafes shall comply with applicable laws and.
regulations of the City, Gounty, and the Skate.

tnlerior storage, lomnge; waiting room, laugdry or similar use

when anciltary to and vithin the same bullding as 2 Permitted

Prineipal Use or a use permitted by Bpgcial Exception Trmit, and

oceupying o more than 30% af:the tot] useable Hoor area of the

building.

26. Characleristically quiel and nor-odiferous-outdao:
entertatvnpents or open air business uses, such g arl or boolk
falys, book readings; skating snlts {vithout shtdoor Tmusical
broadeasts) flower vendors, porbrait painters, and similar
aclivities when on private property located at Yeast 300° from a lol
or site-condomintum unitupon which a datached single-famitly
residence s located, and wherdeveloped in planmed relationship
within the Town Cemter District, subject to Site Plan Review,

27. Home sceupations a5 provided at Section 7.3 {(14] of (e Zoning
Ordinapee.

28, Any uge customarily iricidental to the permitied vse.

UTILITIES

29, All ederior on-site utilities, and communication deviees, inchiding
but npt mited Lo drainage sysiems, sewers, gas lines, water
lines, and getrical, telephoene. and commurdeations wires and
enuipment, shall bednstalled and maintained wdergronnd
whenever possible

30, On-site underground wtilities, and commutiication devices, shall
be designed and installed o mintmize daruption of off-aite
utilities, commuornication devices, paving, and landseape ﬁunng
copstruction and maienanes, '

Set., 7,115, Uses requiring Planning Commissian Syemzﬁ E::%:ceptmn
Permit (ses Section 14.3), - !

1. Public utility buildings, telephong cxchmégﬁ brildings: elecfric’, ',- _
translorpier stations and subsiations; gus regulator staﬁnns wx[h _" '*
servire yards, but without storage yardaéas required @ provide | . T

. necessary services to the businesses and residents in the distriet. :'_ o
9. Wireless telecommumication or similar {arilities requiring free- R,
: standmg structurels) siipporting’ ::rsmmmﬁﬂcaﬁnn anteonas, Such, e

" facilites shall be sethack & distance equal to theirbelght fromall 7
Jots ar site-condominium units uport which a detached single-family
residential dwelling is located. .

3. Interim Parking, a8 definéd at Section 10.8.% and 10.8.3 of the

Zoning, Ordinange, on surfaee lols.




4. Facilities incorporating drive-up services, includihg restaurants,
bhanks, p“:armac:xrzs. dry cleaners and ofhierretail and service
operations,

Bales of packaged alcoholie beverages,

. Antique deslers.

. Retail stores or services, mot atherwise permiltéd and conclusively

found ta be compatible with the ttent of this District.

8, Open dirbusiness uses as either a prineipdl or ncidental use, ather
{han those otherwise permitted above, when developed. in a planmed
relationship within (he Town Center Digtrict, and subject to Site
Plan Review.

9. Ouldoor erifertainments, within areas designated for such use o

an approved Bite Plan, as &ithier a printipal or meidental nse, other

than those olherwise permitted. above, including musicdl broadeasts
or conceyts, thesitical preseniations, carnivaly. devices or similar
activities. Such outdoor entertainments shall not be Jocated within

500 fet of 2 ot or site-cordomiciiim umit wjors which a detached

single-family residence e located,

~ gy

Sew. 7. 116, Architectural and Development wg‘nlahnm!stanﬁsxdv
Materials

Extesior materials stigll be predominanly low maintmmanee fads brick &t slone,
with ornamental ‘metal aceents. Pitched roofs shall ave a metal muface or
decking complimentary o the architectural detail of the ‘building, No-wore than
10% of the exterior finish may be Dryvit, BLF.S. or similar material, :

Buflding Ferades
Building facades shall mcorpmrate windaws, arcades, Yécesses, 'Balcmiws.
projections, comice worl, dectirative fnish of gimilar features providing.

. archilectural interest and/or detall dlang apprepriately substantial

© portions of their length, Blank walls shall not face a pubilic plaza, sired,
sidewalk, right-of-wiy or similar easement for vehicular or padéstrian
travel, Glres curtain walls.and spandrel-glags: strip windows shall ot be
used above the ground fibor as the predominant style of fenestrationfor
bruildings in this district. This requirement shall not serve to restrict the )
use of alriugm, lobby or greenbouse-type accent faatires meed as. - .
mbc}hshmmis to the principal buflding, N

5 = -
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Storefronts shall be individually dtszgmd for each retail shap‘ and, sbali’ be o - osf
iritegrally designed with the upper floors to be compatible with e overall o e
fagade character. Bulldings with multiple storefrotits shall Ye uniffed. e
throtigh (he use of architecturally compatible materials, colors,-defails, N

avwrrings., signage and lighting fixtures. Ground floor retal, service and
restaurant uses shall have large pane display windows, however, such -
windows shall nol exceed seventy:-five {75} perdent of the-total ground level

facade area. :
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Raof soffits shall e elaborated with devorative supporting hrackets or
other details, . ' '

Primary building enlrances shall be recessad, or framed hya shelteting

elerbent, such as an awmitig, arcade 6f portico in order to provideshelter
fFom the sumuier sun dnd winter weather, or otherwise clearly defined.

Spectal architectina features. such as bay windows, detorative roofs,
colonmades or other covéred walkways, rellises, canapies, fabrie gwiings
and entry features:may project into g required setback, provided that they
are nol less than eight (8) feet above ary public or private walloway,
Bullding setbacks shall be tmproved with seafing, landscaping, pavers.
{ables, decorative lghting, water features and for artworks. No such
improvements shall encroach fato a vight-of-way or similar easernentfs) lor
vehialar travel unless specifically authorized by 2 lcense agreement with
the City and/or other entities favored by said easerment(s).

Building Roofs

There shall be variations i roof lines fo reduce the masswe seale of the
structure and add visual interest.

Pacapets shall enclose flat rools at Jeast 42 inches high, or bigherdf
reguired (o conceal mechanical equipment. In nstainces where fak voof
areas can be viewed fom above, dare should e talken that all rgof vents!
ropf-mounted mechaniesl equipment, pipes, ete,, are gronped together
and painted to match roof eoldr to yeduce their appearance. Location af
such mechagical equipmt:nt shall be as far rémoved from all neighboring
residential uses a6 is possible,

Pedestrian Pathways and Sidewalks

Pedestrian pathway and sidewalk systems shall provide safe, &E'Wﬁathﬂh ,
elfictent, and acsthetically pleasing means of pedestrian miovemignf -
betwesn sdjacent districts, a5 well as m-site gircrdation’and shill be an
integral part of the overall site design coneept. Sidewalies are typically ’
required along sl roadways, and élsewliere as defermined necessary’by * .

the Plarming Contmission. Pedestrisn palhway corinections (o parking Lo
areas, bulldings, pther amentties and befween on-site and perimeter, ' 2 o
pedestrian systems shall be planved and instidled whergsisr fﬁ:amblmhi&‘ LN TR
paths and sidewalks shall be a mindmum of Bye (B) feet in width, aml < e e
paved pursuant ‘the Clty’s design tatandards Sidewalts may b, o . S ) " ':,‘.Ll;,,
excluded from publie rights-of-way where 4 pérmanent gasement abutﬁmg L e
sid rights-of-way, of a dimension as determified by the Ciy Englngering, | f o
Division o be necessary to accommodate al least a &' wide sidewalk, i8” . F e

provided for public pedestrian use, in a form acceptable fo the Citykaw 7 7
Department that obligates the property owner to improve and rhalktain in
- perpetulty such easement purgiant to City standards, ngluding all
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necessary repair aitd show removal. Aute entrances te parking areas shall
bie localed to minimize pedestrian/auto canfliats.

Street Desigr

Streets, or sitnilar casements for vehicular travel, shall comply with the-
requirements of the City Engineering Division and afl Design Standards
provided by Sections 108-126 through 106-13% of City Code. Typically,
strests, or similar easements for vehicular travel which Infersect with a
State or Counly fghts-el=way, or other rights-of-way classified by dhe
2010 Comprehengive Plan as a Freeway, Trunkline or Major Arterial, shall
be considered Collector Stregls with respeet to sajd design standards.
However, the City Planning Commission, subsequent to their
corsideration of the recommendations of the City's Engineerdng Division

and Traflic Salety Committze, may modify said standards, puysuant (o -
Section 106-4 & City Code.

Sec. 7.117, Area, height, bulk and placement reguistions.
1. The minimuri gross-area required for application of the provisions
of this Towmy Center District shall be 95 awres and subject o
conrdinated ownersiiip.or control, ‘

2. All buildings and ofl-street pariing arers shall be setback fom
rights-of-way or giiilar easernents for vetdoular travel or pedestrian
moverment at least
al 18" from any State or Cotmty rights-of-way, or Freeway,
Trunkdine or Major Arterial as designated by the Citys 8010
Comprehersive Plan;

b} 25" o any property line adjacent {o or scpmtedby a stueet,
right=of-way ur similar ezsement, for veldenlar travel, from & lot
a site condominium untt, upon which a detached amgla family

. restdential dwelling exists; and

¢ within amy and all ghven block(s), the equivalent of 208 of the
building street [rontage shall be setback 30" OR 25% shall be
sethack 247 OR 5% shiall be sethack 12' O 100% shall be
setback 6' to provide opportunifies for landscape enhancement,

seating or pagsive recreation areas to be inr:orparm:d within the
slreetscape.

3, Al interior roadways shall be: setback af Jeast 25’ from arxy :
prapesty line adjacent to or aeparated by a street, nghfhafmay or

e .
e m Ve gt

striler easement for vellicitar travil, from & it or site W e
' condominium unit wpon which e delzched sing Je-faunily T&h}dﬁﬂﬁ@i
dwélling exdsts.
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4. No visual obstrucdion shall be permitted between 30" and 8 gbove
grade, in a manner that would interferd with traffiec visibility:
a) Within twerly-(ve fect {255 of the intersection-of all soeets
rights-ofoway or stmilar easernent(s] for vebioular travel; or
bl Within ten fect 10! of the intersestions of a driveway with a street
of alleyway, or similay gasement forvehicular travel.

However, where volumes and/or speed of traffie ave sxceptionally
low, und afler consideration of a recommendation of the City's
Traflic Saféty Commities, the Planning Commission may reduce Llfm
required clear vision disnensiém specified in abave paragraph “a"

from twenty-fve leet (287 to'nio Jess than ten feet (10,

5. No building shall b less than 807 in height. Furthermots, all
structures and buildtngs, or portien(s) therest, shall be gethacka .
distance equal to or' greater than 2:times thefr height. front all lots
or stle-condominiuns units upon which 2:delached single-family
residence is located (see ustration belowl:

Wees
B 3l

Masttnum Buildieg helght st varying setban{m o the pmpmy Une of the
noseest Int with g zxisi&ng girglefamily mﬂidufm:&

Buﬂd’mg height {s-also subjett to the reqmremmm cf the Federa%
Avlation Admisistration (FAAL E

6. The distance befween butldings, and pcr{“’mt’s (se above iﬂuaﬁatmn
of seceptable bullding step back) or attachmmts thereta, shall ngk
. beless than twenty (20) feet; and wherever the average helght of two
buildings exceeds {orty feet (40"} the minimum separalion’ ’bctwer:n
said tufidings shall be'increased by one {1) additional foot for every.
five feet (5') said average height exceeds {orty (et (407

Tty hon.
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7. The required minimum useable floor wreg per dwelling wait shal be

as {ollows:
Two or more Bedroom Dwellng Undl, .. ... ., b e, 1000 SO0
One Bedrgom {Including Blficlenty] Dwelling Usit . ... . . . 800 sq.ft

Sec. 7,118, Planding Qammissicn Site Plan Review; appraval or
~rejection;, commencement snd completion of
" pomstruction,
1. Prelimfriary Site Plan - As.a preliviinary-step toward Site Plangpproval
regarding configuous property: under comman gwrership or'contral
located within the Tover: Center {TE) District, an.applicant may present, to
the Planning Comtrlssion. a Prefiminary Stte Plan within:which the
applicant gpeeifically {dentifies certain aspeots of said Preliminary Site
Plan for which the applicant is seeking the Planming Commission's
appraval, The applicant shall {ollaw the Site Plan Review requirements
provided at Sectionis 3,11 through 5,13 of the Zoning Ordinance, with
respeet o all aspecls of said Prelimbnary St Plan for which the applicant
is seeldng approval, while providing Jess detefl with respect to e ather

aspects uf‘ the praposed devejn'pme:nt than would be mecessary for Site
Plan appraval.

The Plarming Comodssion shall reidew the Preliminary Site Tlan to
detevmine whether §t meets the intent ¢f the TC District and whether the
applicant's specified aspects of the Prefitinary Site Plan satisfy the
applicable standards and requirements of the City's Zoning Ordinance,
Subdivision Ordinariee, Woodlands Preservation Orditance or ofter
applicable provisions of City Codé, The Planning Commouission may then
approve, apprave with conditions or refect the pmpoaed FPreliminery Site
Plan expressing in-writing and/or dmwmg;s as fo the Bndings offact and
the reasan far the declaion, with a gtatement of dny éonditions of
ltrnitations to which afiapproval #& subject. Those aspm.{a 50 approved by
the Flanning Cornmission may be tnaltered in subiséquent Site Plans dudy
submitted by the applicant within five (5] years funless said ‘petiod has
been duly extended) of theFlanning Commission's approval'of said
Prelimninary Site Plan, as necessary to procged-with the proposed
‘develupmment. An extension for a specilied perfod. muy be gravted by the
City Plarming Comrmdssion upos guod caide show if siich reduest § fs

made to the City Planning Commission. at iht: time of apphmﬂﬂn oF -
aflerwards. :

2. Site Plan Review - The Plafning Comnmission, shall réview and apprave,
approve with conditions, or reject the proposed Slte Plans.of all proposed
developrnent, pursuant 10, Sectiont £.11 and ih arcardancewith all
applicable standards and requirements of the City's Zoning Ordinange,
Subdivision Ordinance, Woodlands Preservaion Ovdinance, and athier
applicable pravisions of City Code. A Site Plan that coraplies with the

14.
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specifieally approved aspects of a Preliminary Sie Plan, which has been
approved by the Planning Commission within the past five years {unless
said period has been duly extended), and with all other applicable
standards and requiremnents of City's Zoning Ordinarics, Subdivision
Ordinance. Woodlands Preservaion Ordinance and other applicable
provisions of City Code, which are ot i vorflict with: said specifically
approved aspects of sald Preliminary Site Plan, shall be approved.

Whera B &;ita Plan proposes ﬁhaseﬁ constroction tver a period of several
years; & phamng plar shall be mcluded with sajd Site Plan that idéntifies
the extent of gach phase ds well as its estimated date of commegitemnent,
Each sureessive phase may miv upen the previgus phasels), bt not upon
future phinses, for necessary infragtructure, off-street parking tr olher
improvements necessary to comply with the City's development
rogulations and tp ensure protection of the health, safety and wellare of
the residents and businesses therein, ay well a5 the general publie, To
ensure completion of fequired tmprovements;, the City is authorized to
impose performanee guaranfers orrequire a cash 41 surety hond or
irrevocahle letier of eredit acceptable te the City in an mnount determined
to be sufficlent {o complete the fmprovernents provided for in a given Site
Plan, Construction shall be commenced within onetl} year following Site
Plan approval by the Planoing Commdgsion writ phases of sald
development shall progeed substantially in conformancewith the sehedule
set.Jorth by the applicant as a representation duritg Site Plan Review, 1T .
construction is nat commencey within such time, or if phases of said
development do notprocekd substantially as approved, the Site Plan stiall
expire and be mull and void, However, an extermion {or a specified period:
may-he granted by the City Planming Ccmmssmn upon gootd canse
shown. Moreover, in the event approval of fhe Site Plan has eipived, the
City Planning Cornmission shell réquire a néw application and appropriate
fee that shall be reviewed i light of an approved Preliminary.Site Plan and
then existing and applicable ordinancs prmvzsicm.
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Bloomfield Park was planned by developer Craig Schubiner as a $500 million upscale retail and housing
project. Bloomfield Park has sat dormant on the edge between Bloomfield Township and Pontiac,
Michigan since 2008. Half-finished buildings and parking garages are still standing on the property, after
the construction came to a halt and the property went into foreclosure. After a long litigation process of
the original project’s owners, investors, and creditors was settled, Bloomfield Village Owner, LLC (BVO),
hased in Southfield, Michigan, purchased the foreclosure rights to Bloomfield Park from Wells Fargo
Bank NA in 2014. BVO is currently in the process of receiving approvals for a revised concept from the
applicable public agencies,

Project details as proposed and provided to Baker Tilly show BVO’s mixed-use plan includes residential,
dining, grocery, entertainment, and healthcare components with more than 116,000 S.F. of retail space,
in addition to a large anchor home improvement retail tenancy, and additional office, restaurant,
hospitality and entertainment components. The site plan also includes a proposal for 452 units of
multifamily rental residential housing and 100 units of independent living senior housing. The site plan
has components that will be owned and operated by separate parties. For the purpose of this report,
the entire site and its proposed uses have been analyzed as a whole, regardless of future ownership and
operating structures.

Baker Tilly, LLP has been contracted by Bloomfield Village Owner, LLC (“BVQ”) to provide an
independent third-party analysis on the site proposal to evaluate the likely impacts to local
employment, tax revenue, and economic outputs of the various components of the Project. All data
used in the report is based upon sources received from BVO or publicly available industry indexes.
Please see Appendix | for a detailed overview of IMPLAN, the industry analysis program used for this
analysis.

Additionally, Baker Tilly, LLP has been contracted to provide an opinion as to the overall condition and
potential functional obsolescence of existing buildings located within the Bloomfield Park master
planned mixed-use site located in Pontiac, Michigan, per Michigan Act 381 Combined Brownfield and
Work Plan standards.

Village at Bloomfield Concept Plan
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Construction on the Project is to be undertaken through multiple developers and at staggered but ‘
coordinated points in time. For the purposes of this analysis, community benefit and economic
development impacts from construction have been derived forthe entire site from market analysis and
internal documents provided by BVG, even as some components analyzed will be owned and
constructed by third parties. Timeframes anticipated for construction, costs and other attributes were
derived from the data provided by the documents received.

Based upon information provided to Baker Tilly from BVO, using the proposed site design available, it is
estimated that during construction, the Bloomfield Development is anticipated to create 555 direct FTE
construction jobs, with an additional 692 jobs anticipated through secondary indirect and induced
sources, for a total construction employment impact of 1,248 FTE jobs.”

Wages from the johs created by the Project may bring valuable spending power to the community. It is
estimated that more than $52.6 million in direct construction wages would be realized by the Project.
Accounting for secondary employment, an additional $40.8 million in wages are estimated from
construction activities, creating a total of more than $93.5 million in labor income from construction,

Accounting for material and equipment supply purchases, it is estimated that Bloomfield Development
will incur more than $1131.6 million in direct construction output, based upon hard costs, and will incur
an additional $101.7 million in secondary output, for a total impact of $233.35 million in gross local
product during construction. Tax impacts on construction purchases are accounted for later in this
report.

Bloomfield Park Site Panorama




Community benefit and economic development impacts from BVQ's proposal can be measured through
projected operations and can be observed through catalytic community output derived from sales and
gross margins, employment levels, and labor income.

The Project site is expected to have multiple uses spread out across the “Village” campus. Given industry
standards vary by use and size, and for the number of employees required to staff the anticipated
varied-use spaces. The likely wages and output and estimates have been evaluated separately to arrive
at anticipated community impacts from the Project as a whole,

Based upon the information provided by
BVO, it is estimated that combined across
commercial and residential uses, 830
direct FTE jobs will be created by the
Project, with 314 additional jobs created
from indirect and induced employment
sources, for a total impact to Bloomfield
and Pontiac’s community of 1,144 FTE
jobs. ‘

Wages from these jobs are estimated to
create more than $29.5 million from the
Project’s direct employment, and an
additional $24.29 million in wages from
secondary employment sources, for a
total of $53.8 million annually in labor
income to the local economy.

Residential

Senior Hausing

‘| Home Improvement Retall

Retail
Restaurant
Office P
3 48 -
Hotel
Grocery/Wiarket

The Project’s tenants are estimated to directly create more than $66.49 million in economic output, with
another $52.5 miltion created through secandary sources, for a total annual output effect of more than

$119 million to the local economy.
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Taxes to the Bloomfield Project site can be evaluated for both periods of construction and operations
across purchases and sales, payroll, property taxes, room taxes, and corporate income tax. Current mill
rates of Pontiac, M| from their winter 2015 and summer 2016 tax statements have been utilized to
project future taxes from the Project.’

For operations, the project’s total development cost (TDC), including land, real property and Personal
Property & Equipment (PP&E} has been estimated at $145.6 million across all uses. Closing costs and
fees are not included as part of TDC. The Project’s site development market value for Real Property was

assumed at 95% of TDC, or $121.6 million, while market value for PP&E was discounted to 60%, or $4.39 -

million. Land costs were not discounted, and its Market Value is estimated at $10.2 million. The
Assessed Value for Real Property, Land and PP&E is assumed at 50% of the Market Value. Overall, the
Estimated Assessment Values for Land and Real Property improvements are $65.97 million, with $2,198
million estimated for PP&E Assessment Value.

? A total millage rate of 0.055530 was utilized for Real Property and Land, while a millage rate of 0,003530 was
utilized for PP&E, broken out across the following tax descriptions: County Operating, OIS Allocated, OIS Voted,
OCC Voted, State Education, School Operating, City Operating, Oper TWP PA425, CAP IMP, Sanitation, Library,
Senior Services, School OPER FC, Pontiac Schools, Messa Judgment, Sinking Fund, Admin Fee, County PKS & REC,
HCMA, OCPTA, Zoo Authority, Art Institute, Admin Fee.s

9@
_4-




Bloomfield Village Owner, LLC projects that,
pending a timely start to construction, the project

site will be placed in service or land will be sold to ‘|Property Taxes - Bloomfleld Winter 2016 $23,484
third parties by the end of October, 2017. BVO is Property Taxes - Bloomfield Summer 2017 $58,017|
currently paying taxes on the subject properties. {Praperty Taxes - Pontiac Winter 2016 $4,664
The last tax bills for the Project site received were ‘|Property Taxes - Pontlac Summer 2017 »139,775

| Total Property Taxes $225,940
the 2016 Summer Tax Statements, payable .-
effective through July 31, 2016. |Direct M1 Payroll Tax $2,238,864

il Indirect & Induced MI Payrall Tax $1,736,682|
Between now and October, 2017, additional winter Total MI( Payroll Tax (4.25%) 33,975,546
and summer tax statements are anticipated to be :§ Direct Local Income Tax {1%) $526,792
received for the subject parcels. It is therefore {Indirect & Induced Local Income Tax (1%) $408,631
expected that the project site parcels will | Total Local income Tax (1%} $935,423
contribute a total of $225,940 in property taxes I Direct Sales & Use Tax 47,897,697
during construction, with $81,500 in property taxes |:{indirect & Induced Sales & Use Tax $6,103,349|
payable to Bloomfield Township ‘|Total Sales & Use Tax (6%) $14,001,047 |,

and $144,430 payable to the City of Pontiac,
assuming current taxation and mill rates.

Key Construction Tax Findings:

e Overall, the project is estimated to collect more than $19.1 million in taxes, with more than
$10.8 miflion from direct construction sources.

¢ The project is estimated to bring more than $225,900 in total property taxes during
construction.

s Total Payroll taxes for the State of Michigan from construction wages are estimated at more
than $3.67 million, assuming a 4.25% tax rate. The potentially applicable City resident 1%
income tax is not computed as it is not possible to predict with any reliability the number of
construction workers who would be drawn from this labor pool. Therefore, to the extent that
new workers are drawn to the community as residents or current workers see a significant rise
in income this estimate could be seen as conservative, bearing in mind that these are temporary
positions. {Please note that these are State and not Federal tax estimates).

e Total Local Payroll taxes from construction wages are estimated at more than $935,000, with
more than 526,000 from direct employment sources.

e Total Sales & Use tax off of construction activities is estimated at more than $14 million,
assuming a 6% tax rate, ‘ '




Once the Project is fully constructed, annual
taxes can be estimated across the Project’s uses:

e Overall, the project is estimated to
collect more than $17.6 million in taxes
annually, more than $13.4 million of
which are from direct sources, Estimates
of income taxes derived for the City of
Pontiac are not a part of the analysis as
the corporate structure of the tenant
base is not known, and only C Corps
would pay this tax., Hence these
projections may be conservative.

e The project is estimated to create more
than $7.33 million in total property taxes
annually across alt uses and owners,

e More than $496,800 in local income
taxes from wages of retail and
commercial operations are estimated to
be earned from the Project’s tenant
businesses, and $306,900 from the
Project’s apartment residents.

:|Property Taxes - Real & Land $7,326,740| ;
|Property Taxes - PP&E $7,759|
{Total Property Taxes $7,334,500
|Room Tax - Oakland Co. {1.5%) $34,369|
| Convention & Visitor Fee (2%) $45,826| "
I Sales Tax (6%) $139,539] :
1 Total Hotel Taxes $219,734|
Direct Mi Payroll Tax $1,255,524
+|Indirect & Induced M1 Payroll Tax $855,943| ;.
/| Total M Payroll Tax {4.25%) $2,111,467 |+
Total Residential Local Income Tax $306,900
Direct Commercial Local Income Tax $295,417
“lindirect & Induced Commercial Local Tax $201,398
| Total Local Income Tax (1%) $803,716:
irect Sales & Use Tax $3,089,468 |
|indirect & Induced S/U Tax $3,152,220|
“|Total Sales & Use Tax (6%) $7,141,689|

e The Project’s 100-room hotel is estimated to provide more than 534,300 in local room taxes to
Oakland County annually, and more than $45,800 to the Detroit Metro Convention and Visitor's

Bureau.®

e Payroll taxes for the State of Michigan
from the employment generated from .
the Project once placed in service is
estimated at more than $2.1 million
annually, with more than $1.25 miflion
from direct employment sources. Similar
to the construction worker payroll taxes,
no attempt to apply the city income tax
has been made, hence this number may
be considered conservative as it is likely
that a portion of the workers will

Ho J $19 ,

0,054,728 $1,005,

Retail & Office $23,388,118 $11,109,356  $1,233,805
Multi-Famify Residential §57,678,288  $27,340,687  $3,037,458
Senlor Housing $15,386,142 $7,313,167 $812,200
Hotel §12,575,000 $6,973,125 $663,375
Land (68 Acres) $574,285
TRl Land & Rl P 28730
e 40

OTA PA

migrate to the community making for a base of new incomes from which the city would derive

new taxable resident income base.

3 Average Daily Room Rate was assumed at $93, with 67(_7..2% occupancy.
2
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Direct Sales and Use taxes across site operations is estimated at more than $7.1 million
annhually, with more than $4.3 million from direct site sources.
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The Project is proposing 552 units of rental housing as a cdmponent of the site. Of this 100 units are
proposed for service enriched elderly housing which is anticipated to be fully absorbed by renters
directly from within Pontiac based on age of the housing stock and availability of renters within this age
cohort, Reviewing the available housing stock in Pontiac, Michigan, it is apparent that very little newly
built housing is available, Out of more than 27,600 housing units, only some 2,300 units were built since
the year 2000, (8.2% of all available housing), with more than 79% of the housing built prior to 1980,
and more than 20% built prior to 1939.* Out of more than 23,200 occupied housing units, more than
12,900, or 55.6% are renter-occupied. The mean household income in Pontiac is $37,719 — with current
poverty statistics at 33.4% and a renter burden raie of 52% (i.e. the percentage of renters paying in
excess of 30% of income for rent). '

Average monthly rent for an apartment in Pontiac is $730, while average rents in Qakland County are
approximately $940. Within Oakland County, there are roughly 50,000 individuals currently living within
the county that could presumably afford the likely rents on the project. Assuming a 30% income
benchmark for rent-to-income levels, $62,500 per annum is required for household income to support
the Project’s anticipated base rent. Of the overall renter base only 123 currently rent at the proposed
average rent for the market rate structure planned on the Bloomfield Village site.

The Project will have to attract tenancy exterior to the immediate community. The bulk of rents within
the City of Pontiac run from $500-$999, with 28.8% of the City’s rental units occupying rents of $500-
$749, 28.8% of rents from $750 to $999, and 17.8% of rents from $1000 to $1499 — with an overall
median rent of $730. Within the City of Pontiac, only 1% of the total rent paying subset pay rents in
excess of $1,500 per month — the Project has an anticipated average rent of $1,546 {inclusive of utilities
—which is not common to the area where 87% of renters pay utilities separate from rent).

Making an assumption that the current renters in Pontiac who rent at rates from $1500 and up would
choose to move into units which are at minimum 6 years to 16 years of age newer, the project would
absorb 123 renters at most from within Pontiac. This indicates that the primary market base reflected
by the developer for this portion of the site, which was Oakland County is more likely to hald true than
not. This would mean absorbing 359 renters from outside of the current renter base at minimum into
the city. The area has a population base with roughly 214,376 with incomes at or over this level, The
relative age of the housing stock in Oakland is similar to that of Pontiac, though the percentage of stock
dating prior to 1939 is lower, Extrapolating from the percentage of renters to home-owners reduce the
potential pool, provides a base of 65,337 potential renters or a projected capture rate of 198.6:1 for the
359 units requiring absorption.

Furthermore, preliminary estimates for potential added income tax value from the new residents based
on spreading the units across income bands using the mid-point of the income band from the ACS and

* American Community Survey, 2014 data.
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the percentage of persons paying rent in the band to weight absorption {excluding any whose payments
were $2,000 or more {based on the “or more” statement as this income could not be adjusted for] can
be made.} Assuming the existing income distfibution across households for Oakland County in relation
to the likely tenancy of the Project, the net gross income of new tenancy is projected at $30.69 million,
with an estimated $1.3 million in annual Michigan state tax income produced by the rental residents,

assuming an income tax rate of 4.25%. Furthermore, the project is estimated to increase local income
taxes by $306,900, benefiting the City of Pontiac, assuming a local income tax rate on residents of 1%.%

The relative split to Pontiac of this additional tax base is not reflected in the tax base analysis discussion
noted prior. In addition, the ripple effect of the attraction of the added gross income base to the
community has not been calculated into the overall gross economic output of the project as a whole. It
is therefore important to consider the additional value anticipated to be achieved upon attraction of this
new projected resident base. (it should be further noted that the 1% resident tax is anticipated to sunset
in 2022 subject to legislative change).

Baker Tilly has been contracted to provide an opinion as to the overall condition and potential functional
obsolescence of existing buildings located within the Bloomfield Park master planned mixed-use site
located in Pontiac, Michigan.

Scope of Memorandum:

The scope of work completed for BVO’s request for information included the following:

e A review of the “Brownfield Redevelopment Plan” approved by the Pontiac Brownfield
Redevelopment Authority provided by AKT Peerless Environmental Services.

¢ A review of the prior “Property Assessment for Determination of Eligible Property Status” provided
by AKT Peerless Environmental Services.

e Review of Phase 1 - Condition Assessment Report of Bloomfield Park Dated September 26, 2014 by
DNCE, Inc., and updated August 16, 2016.

e A review of photographs provided by BVO highlighting the current condition of the partially
constructed bulldings

e A review of the “Act 381 Guidance for Brownfieid Plans, Work Plans and Combined Plans” produced
by the Michigan Department of Environmental Quality and the Michigan Economic Development
Corporation

e Reliance on statements made by BVO relating to the history of the site and redevelopment as well
as the current condition of the partially constructed buildings and overall site

s Review of projected parking requirements for the proposed BVO site both surface and covered as
prepared by the developer by building use and the anticipated operating costs of covered parking by
Square Footage

N
* For the purposes of refining the assumptions the income in the band ranges are placed at mid-point with the
married filing jointly deduction taken, Using this at the base assumption the calculation would drive an alternate
tax value of $1,630,612,

8 %
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¢ Review of the offering memorandum reflecting the overall parking currently on-site
e No site visit was completed by Baker Tilly as part of the scope of this project

Legislative Review & Existing Site Uses

Per Michigan’s Brownfield Redevelopment Financing Act, 1996 PA 381, as amended, Brownfields are
defined as properties that are contaminated, blighted, functionally obsolete, and can include historic
properties. Regardless of their classification, all brownfield properties face economic impediments to
reuse and redevelopment, Act 381 authorizes and permits the use of school and local tax increment
financing to help reduce the burden of Brownfield related costs when redeveloping affected properties.
To be considered éligible, property must qualify as either a facility, functionally obsolete, blighted or
historic and have Brownfield activity costs associated with it.

The definition given in Michigan’s Brownfield Redevelopment Financing Act, 1996 PA 381, and in the
“Brownfield Redevelopment Plan” for the term functionally obsolete includes the following,

“a property that is unable to be used adequately to perform the function for which it was intended
due to a substantial loss in value resulting from factors such as overcapacity, changes in technology,
deficiencies or super adequacies In design or other similar factors that affect the property itself or
the property’s relationship with other surrounding property.”

Further under Act 381 it is noted that a property meets the qualifications to be termed as “blighted” if it
meets any of the following criteria:

(i) Has been declared a public nulsance in accordance with a local housing, building plumbing

fire or other related code or ordinance
(ii) Is an attractive nuisance to children because of physical condition, use or occupancy

(iii} Is a fire hazard or is otherwise dangerous to the safety of persons or property

{iv} Has had the utilities, plumbing, heating or seWerage permanently disconnected, destroyed,
remaved or rendered ineffective so that the property is unfit for its intended use

{v) Is tax reverted property by a local unit of government...

It should be noted that the original determination of functional obsolescence for the Project site was
based on building composition which has since changed for a portion of the site developed in 2007-
2008. In 2003 and subsequently under the 2004 amendment, the site contained a subset of residential
and commercial property as well as a demolished drive-in theater. These properties were found to be
functionally obsolete based on substantially deteriorated conditions {dilapidated roofing, walls and
other construction support systems), the presence of a deteriorated parking lot and functionally
obsolete substructure for the prior drive-in and properties in which the basic building support systems
were no longer functional (heating, water and electricity). This is a significantly simplified presentation
of the findings from that report,

The 2014 study reviews the unfinished plans to revitalize the site based on the unfinished structures
located on the site. The assessment appears to provide similar data which would lead to a
correspon‘ding conclusion of functional obsolescence with the current structures and likely supports
evidence of blight.
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The assessment reviews the elements that are in place, notably, elements reflecting primary building
systems such as water, sewer, heating, air and electric are not discussed. Virtually every building is
noted as having issues with water incursion. Buildings A, B and C are noted as having constant water
leakage and ponding causing concern with structural integrity of bearing soils with heaving observed on
site. These properties also exhibited concern with damage to the roofing systems.

Building D had similar foundation issues caused by water leakage and ponding. These concerns extend
past the foundation and impacted both the precast plank floor and the loadbearing concrete masonry
walls (CMUs). In the parking area of this structure ponding in the elevator pits and issues with
components of the foundation caused by water were also observed.

The Building E report reflects extensive ponding and silt build-up. it is specifically stated that the deck Is
incomplete and no drawings are available. DCNE specifically notes in their report that without a
complete set of recast shop drawings, erection drawings or fabricated members that this deck cannot be
saved.

Building F repeats the foundation concern findings found in A-D, adding a concern that the interior pad
may hot have sufficient frost depth. This building also reflects issues with loadbearing CMUs. Building G
has only a partially erected steel frame. The report reflects that all roof membrane and insulation should
be replaced based on saturation. The report reflects that the foundation could not be adequately
assessed.

Building G was demolished in December 2015 as it posed a safety hazard to the site maintenance crew.

Building J again reflects similar foundation concerns as noted in A-D, added to this is notable steel frame
corrosion, issues with the precast plank floor system, issues with the cantilevered deck balconies
{cracking and corrosion of the steel deck plate) and concerns with the loadbearing CMUs. In addition,
while access to the high roof was not available, abservation of the low roof indicated that all roofing
needed replacement. The 2016 report reflects emergency shoring is required in order to prevent major
structural failure,

The final building is referenced as BP-CIN. It has partially erected foundations and reinforcing CMUs
which are in poor condition. The report reflects that the area surrounding this is “saturated and
swampy” and based on this building. BP-CIN was demelished in August 2016 so that the site could be
maintained.

Photographs provided of the site provide evidence of the deterioration noted by DCNE and additionally
reflect graffiti on the buildings, evidencing that the property has become an attractive nuisance to




children due to its physical condition and likely due to its lack of occupation. Further, based on the
DCNE report it appears relatively clear that the properties have had the utilities, plumbing, heating and
sewerage rendered ineffective for their intended use and that the property is unfit at this time.

While Baker Tilly has not completed a site visit, based on the definition of functional obsolescence and
based on our review and understanding of the above mentioned sources of data, it is our opinion the
subject redevelopment site continues to be functionally obsolete and could likely be deemed as blighted
for the intended proposed uses by BVO.

Baker Tilly reviewed the overall site plan and the existing structures relative to the adequacy or super
adeguacy of the parking structures. Building E is not feasible to complete, given that it is only 25%
complete with no detailed drawings to rely on based on the DCNE report, this parking deck was not
considered in the estimation of parking relative to the parking currently “on-site”. Buildings D and J
remain as the parking decks under consideration for review in this context. BVO has planned uses which
require parking for retail, office, hospitality and residential spaces. All of the residential parking is
planned as surface parking, adjacent to the properties. These surface lots will be under the control of
the ownership and management of the residential developers who will maintain, light and secure the
parking areas. It is anticipated that there will be 880 residential parking spaces created for the site. One
bedroom units and elderly units are projected with a parking slot per unit; 2 bedroom units with two
stalls and 3 bedroom units with 3 spaces.

There will be 5 free standing facilities, 4 of which are anticipated to utilize surface parking without

rellance on deck parking. All of the planned surface parking is contiguous to the retailers and as noted in .
discussion with BVO meets the plans and specifications of the anticipated tenancy. The parking 1
requirements per 1,000 square feet (SF) may vary by the tenant; however an average of 5.0 spaces per
1,000 SF is assumed. The total additional surface parking is projected at 1,010 stalls. The 100 room '
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hotel is the only anticipated commercial use not calculated based on square footage. This use is
calculated based on the number of rooms with anticipated occupancy at 1.2 spaces per room allotted.
These are also the only use that is spread between surface and deck parking with 27 spaces of surface
parking immediately adjacent and the remaining spaces in Deck D.

The developer plans to maintain the parking in Deck D. Based on the report it appears that this deck is
in the best location relative to the planned uses and perhaps the best condition as well. As'planned the
deck has capacity for 1,058 parking slots. It is anticipated that the hotel will utilize 93 of these spaces
and that 400 of the spaces will be used by office and retail tenancy in the Building D. The remaining
spaces are “surplus”. Baker Tilly reviewed the projections and based on its assumptions derived a non-
material variation on the parking estimate leaving 546 surplus spaces in the parking deck.

The parking deck reflected as Building J holds 1,563 additional spaces. These spaces currently have no
known attributable use as adequate parking is designed for each proposed tenant that is contiguous
with the buildings they will occupy. Costs required to repair structural damages and complete this Deck
are projected at $21.5 million. This cost includes the added cost associated to the failing beam which
threatens a partial collapse of the second floor at this time. The estimated annual cost for maintaining
this deck is $240,000 per annum {exclusive of tax) with an escalator of 3% - based on extrapolation of
the costs to operate the parking at Deck D. This building is cu rrently earmarked for demolition given
super adequacy of parking at the site and the projected costs to maintain parking which exceeds the
anticipated needs by over 1550 stalls.

As several of the areas highlighted in the study were not yet redeveloped, we concur with the
conclusions of the 2004 study “Brawnfield Redevelopment Plan” in consideration of the added data
provided on current property conditions noted in the 2014 DCNE report “Property Assessment for
Determination of Eligible Property Status” {and subsequent 2016 update), as well as, the photos
submitted by BVO of the property’s current condition, that the property can be classified as functionally
obsolete real estate. Further, based on a review of the existing parking structures relative to planned
uses, it appears that the retainage of Deck J would recreate a situation of super adequacy relative to
parking on site ranging from over 1,550 to 2,000 stalls allowing for roughly 100 stalls to be “carried” for
potential overflow usage above and beyond the current anticipated needs.

Bloomfield Township and the City of Pontiac are anticipated to gain meaningful tax revenue, jobs, and
economic impact from the mixed-use Project BVO is proposing. This site, located on the east side of
Telegraph Road north of Square Lake Road, has been generating limited tax revenues as a vacant site
with half-built structures and is now projected to drive over $13.2 million annually in direct taxes in
addition to significant employment once the Project is placed into service.




IMPLAN is economic modeling software that creates a model of the local economy and estimates the
impact of a change in local spending on cutput, employment, and wages. Using development data
provided by the Developer and the identified area of impact, we quantified the economic impacts for

NMTC development using IMPLAN. Purchases for final use (final demand} drive the IMPLAN input-output,

model.

Analysw definitions

-~ Direct Impacts; Direct impacts are those impacts occurring in the impacted sector and related
industries as a direct result of the activity generated by the project. This includes output, income,
and employment generated from direct investments in the project.
Indirect Impacts: Indirect impacts are those created based on the local expenditures generated from
the changes in inter-industry purchases (supplier to supplier) as they respond to the demands of the
directly affected industries, This includes output, income, and employment effects arising from local
spending for goods and services.
Induced Impacts: Induced impacts are estimated based on the increase in local incomes attributable
to the project. This includes output, income, and employment effects on all local Industries caused
by the expenditures of household income generated by the direct and indirect impacts.
Output; Output estimates represent the estimated increase in total production for all industries in
the region supported by the project - a measure of overall economic activity. Output can also be
thought of as the increase in the value of total sales as “Gross Local Product”.

> Employment: Employment estimates represent the estimated total jobs created and supported by
the project, on both a temporary and ongoing basis.

Important assumptions

> Construction impacts of the project arise from the activity of building the project, and occur only
while the project is being built. When the project is complete, these construction impacts end.
Ongoing impacts such as the impact of the operations of the built facility are presumed to be “on-
going” and are described on an annual basis.

Data sources

Data used for IMPLAN software analysis includes the market area determined by Bridge House. Data
sources include North American Industrial Classification System (NAICS) codes; Regional Economic
information System Sectoring (REIS); Bureau of Labor Statistics Sectoring; Bureau of Economic Analysis
Input-Qutput Sectoring; and, County Business Patterns; BLS CEW {Covered Employment and Wages
program).

The description of IMPLAN Methodology was adapted from the IMPLAN Version 2 User’s Manual, 3rd
edition, 2007.




About the impact consultants: Baker Tilly Virchow Krause, LLP

: Baker Tilly is the 12th largest CPA and business consulting firm in

BAKER TILLY the country, according to the 2014 Accounting Today’s “Top 100.”
. In addition to being a CPA and consulting firm, we have affiliated
entities that allow us to uniquely serve our client base of developers, project owners, contractors, and
community development entities. Since 2001, the Baker Tilly practice has provided a variety of tax credit
and development services to project developers, including the preparation of pre-development and
post-development community impact assessments.

About the Client: Bloomfield Village Owner, LLC/REDICO

Bloomfield Village Owner, LLC's managing member is REDICO® {Real
Estate Development and Investment Company), headquartered in
Southfield, Michigan, is a national real estate development,
investment, construction and property management leader. Their
expertise offers a diverse portfolio of capabilities including: real estate development, investment, asset
management, property management, capital partnering, design, construction, leasing, full-spectrum
property and facility services, advisory services in the office, retail,




DEVELOPMENT, AGREEMENT
Agresment made Noventber 8__7_, 2002, between fie City of Puntlde, ¢ Michigan home

rale city (“Cly"™), the Charter Township of Blsomfisld (“Township™), and Hatbor Tslegraph-

2103 L.L.C, Bloomfield Acres Acquisiion: Crimpany LL.C., Fadbor Telemuph-1881 LL.C,,.
Harbor Telegraph-1899 L.L.C. mud Burbor Vogue Mlaza LLG: {hevein sollectivaly *Eachor®).
Reeltations:

1, Harbor owns land described on Bxhibit A hersto (the “Land”™). Hatbor i':sgfesents
that theré are no other individusls; legal entities or lending ihstitntions which heve an fnterest in
the Land sud whose congent is requived for the entry afthis Devélopment Agreement.

2. The Land: is fhe subject of an sgrsement baiween the City-and the Townshipmade
pursiant to 1984 PA 425 (the “Act 425 Apresment™), aitnched as Bxhibit B hereto,

3. The Land {s 2 subject of kevers sutts penditiz i’ Ouldand County Cireuit Gourt
and the Michigan Suptee Court Hsted on Exbibit Chiereto (the “Litigation™).

4, Development end use of the Tand is subject-to the Town Center District Zoning

Ordinasice adopted by the City; axcept where this Agresment provides otherwiss; (the “Zonihg
Ordimmes"), which {s attached hereto ag Exhibit D and shall not be dmended. during the terin of

the Act 425 Agraement, except by mutual agreement uf the City and the Towaship,




5. The Act 495 Agreemont and Hhis Agreement arerpart of a setflement of the
Litigation, and their purpose is to intplement such setilemeént.

4. Netwithetanding the proﬁsi@n‘s’ of (he-Zunisg Orditance the parties have agreed
that the dévelapment and use of thé Lienid will be governed by the'privisions of this Agreenieal.
Any conflict between the termgiof ihéeZdniﬁg‘ Ordinance and. this Agreement will b résolved it
favor of the terms of thig Agreedient, )

AGREEMENT

Tn consideration of the ;;tami'ses;‘the payfies agres i follows:.

1. Thedevelopment and nse-of the Tiand shall be Timited as sot forth below.

2. Uses on the Land shall be such uges. as ars' permitted in. bt the: Zoning
Ordinance and this Agreement, and shall be xuited tor |

8 No more than 1100 residential units; up to & totel of- 2.2 wilfion square.

fest of léasille residential spete (the: aven Within e Wwalls of the residential s}, mibject 1o,

paragiaph %(e) below, which, would alloy &'combibed mmdmim: of 1234 zestdential riits, sach,
with -4 minifatm square- fodtags of 1100 squére feet, up o 4 combited madmam 6f 2468
million. squart feet of leasable résidential space.

b. No more than 2 million gross square fest of nomresidential space,
ivchiding offics, commeraial, & hotel, health glubs, ‘theaters. &id (thér noneresidential uses.
Tennis courts (but not fo exeesd 16 in number Whose location shiall- te Himited to the health clith

aid .otte structure ot building adjacént theretn ov actoss a stréet therdfiig)ahall ot be ncinded

i th -area limitation, but shall neveitheléss be subject to the Tiers B and 'Qé’ﬁbig}i{; limitations for:
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health glubs, Tenmis courts shall be fully anlossd vithin buildings and not within air supported
domes or domés of any kind.

o All or part of the firsf floof of auy of the Fsidential i offive biildings
. erected putseant to subsections awd b abovama}rtbe uged Tob ratail mnm&matum and service
u.s;ss listed in the flmling Dredinances,

d, Casinos >am1 similar gamix;g facilities, adult vuses, and telecormmunication
towers, ag defined in this Agreement, shall not be persnittad.

& Regidential vnits may be substifated for now-residential gpabe ouder
peragraph 2b dbove, vp to not more than 134,000 square feet of non-regidsiitial space, 4t atatio
of onie residential unit to 1,000 sguare feet of non-regidential space.

£ No mors then 1 gingle botel may be Iocated withiin the development which
may be located in either Ty Bor C.

3. No building shall be less than thirty (30) fest n height, Building hetghts shall be
limdted as followa:

s, Tier A. For the first 350 feat from the vight of way o Telegmph Road,
‘height shall riot exceed thres stories and shall not sxdoed 46 fest, exchsive of rioRop utility
equipment, which shall be no higlier than aix feet, visually screensd, and set back at least 20 feet
from the Telegraph Road side of the building. All buildings shall be sét bark & minfiwom of 40
feet from the Telegraph Road property line (ripght-of-way),

b,  Ii#x B, Between 356 feet and 500 fest from the right-of-way st
Telegraph Road, height ahall not exceed:

1. § stories and shall not éxeoed 71 feet if devoted primarily to non
residential uses; '
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6 stories mud shall not exceed B4 fuet if devoted to primerily

residential wse;
# tories and shall not exceed 84 feet for a health clab,
6 stories and shall not exceed 84 fest for 2 Sugle hotel orily;

Roofop: uﬁhty squipment; no ‘igghier thioxi 6 flert, visvally screened;

- g6t back at least Zﬂiast fiom’ ‘I‘elegmph side of building,

o.  Tier C. 500 feet avmore fiom Telegraph Road, height shall not exceed:

i
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7 stories and shall not exceed 97 feet if devoted primusily fomon
regidential uses;

8 stories and shall oot exceed 110 foet i devoted primerily to
residential uses;

8 stories aud & hebitable attio. indhidiug architectural fBahies suck
as gable; mansard or sloped roof with not less thax a 12/12 pitch
eucloging all roofiop utility equipmient, shall not expeed 123 -fest to
the yoof peal if devoted privacily to-residential usesy -

§ stories and shall not exeded 110 feat for 2 single hotel only;
4.gtories and shall not exceed 90 feet for 2 health olub;

Rooftop -utility equipment, exoopt With espect to tadldings
constructed purstiaut o Tier C, subpatagragh 3 above, no. higher

thag 6 feet, visudlly sereened, set bagk st least 20 feet foim
Telegraph side-of bilding.

d.  Antamss, telecommunication satemnss, and roofiop peakss snd other

architecharal features dre permitied, but in oo event shall they excted 4 makinm height of § feet:

over the maximum allowable height for all buildings, ¢ther fian those buildings permitted

puxsnant to Tier C, subparagraph 3 (habitable a&ic).




&, - Tiets B and C, with the gxcapﬁm. of the bufldings mentionsd in Tier C,
subparagraph 3, parapel screening shall be permitted. The-pacapel screening may extend in 4
straight Yine parallel to or as an extension of the miter walls of a building if it coutaing decorative
cloments. £ it does not contain decorative clements, # shall he Sloped. The parapet soreeiing
* shall he non-usable find axcmgi{r&l}f for-goreening, If gloped, it shall by at @ zmgle 50 4 to
screen afl roaftop utllity equipment. Tu no ~f::s_y&nt;§:iall the parapet excesd ama.xifnuuj;h@ig"'ht of 6
feet at the top of the slope. A parapet shall not ‘extend o a point higher thim 6 feet over e
maxiraom helglt allewabls for such building,

£ If a building straddles 2 or more Tiets, the entire building wust eomply
with the height restelctions of the miws restrictiveg Tier,

4, Paking shell be required and regulated as follows: |

R Asprovided for suneh uses i the Zowing Ox’tﬁﬁﬁnm‘

b. Bearing in mind the fitenelationslipy of nses conternplated for the Land,
the Joint Development (;lmmt;il estiblished pursuant tothe Aot 425 Agreement may reduce the

pavking requiremients, on 8 showing that there i a Jesser need for parking because of generally

aooepted shared parking prinaiples or on & showig based on: the nature of e ueek orbased on.

sxperience afler development of #uy portion of the Lawd,

5. Builing lot soverage, inclading purking stroetures, shall not éxdeed 36 acres, and
building lot }:cc;wrage exclusive of parking striictiwes shall notexceed 29 acres.

é. The ares shown on Exhibit E herato, which is adjacent to the Land, together with
its associated drainage facilities, may b"_'e utilized to provide storm drainage for the Land.

7. Additional provisions which shall govern the use of this land nclude:

B




A Defiuitions: For purposes of tils Agréeient, the following, efiitions

ghall be controlling:

L Agdult Use inclodss the fTllowing;

a. Adult Arcade, defined 882 plage to which the publics,
permitted or invited to view motion pictires, videa or Jaser disc pictures or other products
of irnage-producing devices where the images displayed ave’distinguished or
characterized by the depicting or describing of “specified sexual sctivities” or “specified
gnatomical areas™. ' N .

b. Adult bool store, adﬂtnwalty store e adu}rvx&m store,
daﬁmd as u comrmercial establistrmenit which, as one of its principal putposes, offers for
sale or rental for any form of vongideration reading materials, photographs, filmg, motion
pictures, video casseties or video reproduetions, lides or ather mmml‘rapreseutaﬁcm
characterized hy the depiction ar deseription of “apecified sexual acfivities” or * ‘specified
anatomical ardas”; or nstruments, devices or prraphemaltia which are designed for use in
sormpston with “spémiﬁed gexnal activities™;

c. Adudt cabaret or sstablishment, definéd ss 2 might club, bar,
restaneant, selon, barber shop oy similar commareial establishment which rapplarly.
features: persons who appedr it a state of nudity or semiudity; live psrfamames
whith arg characterized by the exposure of “specified anwioniical areas” or by “specified
sexual retivities”; or, filiis, motion pictures; videos Gissettes, shides v other
photogaphic repro&ubtmns wihich are chariaterized By the deplotion of description of
“gpecified sexual activities” or “specified mafordeal ateas”.

d., Adult mﬁticm,p’inhm‘theatér,_ definied as a cowmarcial
establishment whose primary pupese and sctivity is the exhibition, for any forn of
consideration, filns, motion pictures, vidso cusseties, slides, or gimitar photogmphm
rapmducmns which are cheracterized by the dupistion or deseiiption of “specified sexnal
activities” or “specified anatomical oreas”,

a. Adult theater, defined as athaater, concert hall, audltonum,
or sirndlar commercial estabilishment which regularly features persons who appear in
state of nudity or semi-nudity, or live petfermances which are charasterized iy the
exposuse of “specified apatomical areas” or by “specified sexual activities”, For
purposes of this definition, the following additiort terms apply:

L Nudity or a siate of nudify megns the showing of the

htunan male or female genitals, pubic area, valvs, sy, anal ciﬁﬂ,m cleavage: wiith less
tham a fully opaque covering, this showing of the female brosst: with levs thaw a-fully
opaque covering, of any part of the nipple, or g-showitig of the coveréd male'genitals in d
digesrnibly turpd state, |
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2 Semi-nuidg wr demisrude condition means the
ghowing of the female breast below g harizontalline soross the top of e areolarat ifs
inighest point or the showing of the-male or ferifile huttocks, This.defhiition shall includg
the entfiro lower portion of the humen female breast, but shall m:t mc:}udﬂ any portion uf
the cleavags of the human ferdals brenst, gxhibited by & ‘dmas, blouse, skirt, lentard;
bathing sait or other wearing sppare] provided the aredla s notexposed in whale orin
part.

3 Specified anatumical sreas migans: the hunannale
genitaly in » dissarnibly frgid state, even if completely or apaquely pnvered; or less than
completely smd opaquely covered human genitals, pubic reglon, buttoelks or a fornale
breast below a point immediately sbova the tap of the areola,

4, Spectfist sexual aetivities mesns any of the.
followdng: the fondling or other erotic todshing: of fnman genitals, pubic ragiox,
butiacks, anus, or female breasts; sex.acfs, normal or parveriad, actual oy sianlited,
including interconrse, oal copulaimn,_ musturbation orsadomy; ar excretory ftmp;t;qng,aa,
part of or'ih comnection with any of ths adtivities previcusly menticned in this definition.

2. Casino. Ayoom orroems in which aoy legal orillegd] gambling gameds.
caried on. For puxpoges of this definition, “gombling game” shall meah any gane of thiamed;
bagking, or percentage game played with cards, diceror any meslinical device or machiste for
monsy, propmy or any token or bther tepresentative of valus,

3. Habitable attic, A finished spacs bz:twecn the esiling joists of the tap
ahary sud the yoof rafters which has a stafrway or otherpevmancot tisans of aceess wid égress
antl in which the ceiling aren is at 2 height of no less than 7 feat 6 fnches-above the foar.

4. Hotel, -Afagility oﬂ?armg transient-Jodiging accommedations to thie gensral
public, which shall provide: additional services, insluding restewcants, meeimg COBIE,
recreatibnal facilities, aud may also provids other customiary accessory uses.

5. Telecommunication Tawers. Wircless commmmication facdlities, incloding
all structures and accessory facilities relating to the use of the radio frequency spectruny for the
purpose of travsmitiing or receiving radio sigaals. This miay inclide, but shiall not be lmited to,
radin towars, television towérs, telephone devices and exchanges, microwave relay facilities,
telephons ransmission squipment building and private and conrmercial mobile radio service
facilities. Nat icluded within this definition are: ciizen band radic facilities; short wave
receiving fanilitiey; radio and television broadeast reception facilities; federally licensed. symteur
{heni) radio fucility; satellite dishes; and govermmental facilities which axe subject to state and
federal law or regutations which presmpt muricigal segulatory authority.
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&, Telgcopnmuticaiion ,:iniesmas Adavice to provide wireless
oomirunication that is affixsd to bmldmgs and inictures that is Vlsually nushitrnaive and does
not exceed the-specified height Hmitafions for each Tier by more:tian 6 feat, dnd ngt exoeed thy
height of theraofiop utlhty equipment.

iR Landseaping on the Land shall be ax raqun gd in-the Zoninyg
Ordinanee gxcapt 45 follaws:

k. Fdr every twenty (20) feet alorig Telegraph Road, withifn tlie forty 4oy -
foot setbuck gresnbelt from Tefegraphi Road, ane«(1) freq shall boyequired o be planted. within 2
minimwm ten (10) foot Jandseape-buifer girip paraliel to the.Siveet; tildng into cousideration thie
location of any roads or accesydrives, The ten (10) foot landseape buffer strip ﬂong Talegraph.
Road shall be aceeiited by provisions of shubbery and: ‘annial and/ox perénnial flowers'and shall.
bie irrigated onderground.

2. When requived, evergracd trees shall be af. least gight (8) teten (10) feet in
“height and décidupus reas shall be at least tlmaa‘(l&) inch caliper ¢ the time of planting,
provided, however, omamental deciducis trdes shall be at leadt vt and: three-quarter (1-%) inch
caliper atthe time of their planting .

e Lighting within the Land shall comply-with the following
requirements: ‘

1. Toall sreus nsed for ouidontrhcieational activitiey outdoor ghting diiall
be, appmvad ag part of Site: Plan Review, Among other considerations, suchroview shall'by
congaoted to ensuie that sush Nighting does not wnveasonably impact Hpon. summuémg sk,

7. No grownd mounted gxferior i g]rlmg shallbe perm:ﬁad to. ifarinate
exterior building vwalls above the frst three{F)-stories or fc)réyﬁsm (46) feet Whichever id less.
Exterior building flumination shall ba approved as part of Site Plan Review. Among other
considérations, such review §hall be coriducted to-ensire that such Jighting does tot
wnreasonably inipact npon surrounding nses.

3. Al free standing sxterior lighting-and any supporting staadards or bases
shall nof exceed:a height of twenty (20) Feat for property fronting Talagraph Road bod for'any
building facade that faces Telegraph Road in Tier A. Exterior wall light fixtures way exceed the
héight of twenty-(20) feet. for property fonting Telegraph Road-and for any hmldxng fat;ada that
fases Telegraph Road in Tier A when:

& the light sowrce 1§ completely yhielded 1o oaly-aliow illnmination
of the building wall; and

b. gaid lighting does not exveed a height of thizee (35 stories or forty-
six (46) fael, whichsveris fess,
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d4; Lighting palesand standards on parking structure roofs are permitied at #
height not-to axceed twalve {12) feet when setback at least twenty (20) feet frow the sides of the

building and whose lights shall be shielded in 2 manaer so as to {lluminate only the roof parking
area.

5. Any lighting provided for stret cmmphancamih FAA requirements is
exernapl from this section.

d ngnnae fai-all dewlapm&uf’ Within the Land shall comply with-the
following vequiretnents: 5

1. Anysign dicested towird off-site adjacent residernitial uses shall ntilize
hacklit {thimination or Lighting divscted at the signage frce ondy.

2. Wall signs placad oy building shall not exceed the height of the.
building, and in no case shall wall signs be lbeated dove Tour {4) stories oriat 4 hejght gredter
than fifty-eight (58) feet, whickever js lass, except for signs that {dentfy fhs name of the hotel or
an office building and are designed as i integral pirt of the arghitechival design of the biilding.
Building identification signage shall not be ilfuminated execept for-a muovie theater, margiee sign,
or a hotel sign locaterd mra higher than five (5) stodes or ut & beight not greater than 5aventy—nm
(71) feat, whichever is ledu,

3, Wall, ground and temporary signs for buildings baving Telograph Road

frontage shall be subject to Siie Plan Review wiless ntherwisn noted and shall conmplyas follows:

a. Wall sigos shall notexceed six () pervent ofthe total area of the
streat side fagade, inchuding the-area of all fanesteation, snd innd indtanoe shall the wall
dign exceed one hundred twanty (120) stnare feet i avea for purposes of caloulating total
wall sipy drea ‘

b, Graud signs, including teinporary ground signs, shall be sethagle
at least *wenty~ﬁva {25) fest from the Telegraph Road ught of-way except for entoinge
sigo referred to ba paragraph 7.d:4 kereof, Ground sigos shall not exceed five (5) ft in
height above the ground, ' The surfase seaof sny permissible ground signs shall hot
exceed thirty-twa (32) square feet per side, or sixty-four (64) sypiaeé foet total per sign,

. One (1) temporary sign advertising a building under construction
having frontage on Telegraph Road may be erected for the period of constriction and
shall not mxeeed thirty twa (32) square feet of total sign avea. Sueh sign shall be erectad
an the building or lot where such constmetionds helng carried on and shall edvertise only
the development name, architect, engineers, déveloper, twmer, contractiy, sibtafitzactor
or builder. No advartissment of any produchrmamy be inoluded. Such sipns shall not
require site plav review,
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d. One (1) sign advertising ths réntal, sale or leasy of development
_ property, including individual tenant space(s) or buildings having sixtesn (16) square feet
of ttal sign drea shall heallowed. Such signs shall ba sethack twehty-five (15 feet dlong
the Telegraph Road frontage and removed within fomrtesn {14) days of the sale, vental, of
lease. Such signg shall not require Site Plin Review.

e.  Temporary nterior business signs placed fur ths.window of
buildings having Telegraph Road frontage may not exeeed tea {10) preent of the total
window area of the front facade and shall not he displayed for more fhar. fovirteen (14)

-days. Such signs shall not requivs Sitﬁ.Plan Review,

£ Election or Political Campaign Signs wmovncing the candidates
gaeking gmbhc political office or political dssue, and other data pertinent therata, shall be
confined to private property and be instatled not mors than thirty (30) calendar daysipror
to the slection and shall be revpoved within thres (3} business days after the-date.of the
clestion, Signs shall not exceed four (4) squsre-feet in-aves, per fage with a maximum of
twer (2) faces, and fve (5) f. in height above the grownd with nb Hlnmination, Suchi sgns
shiall be-set back: at leagt fifteen{15) fect'fom the Talagra;;b Rodd right-af-way, Such
signs shall pot require Site Plan Review. Only one suth gign shall be'pammitted per lot,

4. Mot soore than one (1) ground sign may be ersocted. for identification ofthe
development at each entrance diive, bt not 10 exeéid three signs. Such signs shall be sgtbank at
Teast fifieen (15) feet from the Télegraph Road streat sght-ofway, und the height and avea of
mich. signs shall be governed by paragraph 7.4, subpuragraph 3.5, hsyeal:

& Site Plan Review Application Procesy-is gmfemed sy Beetion 7.118 of
the Zouning Ordinanee exeepl:

‘ 1. Review shall be by the Joitt Development:Counfl, ingtead of e
Planping Commission.

2. Fix copies of any application shall be ﬁk:d withthe City Clerk; and
3 copies with the Township Cledk along with th site Pl review fig established by
resolutions of the Township Board and the City. Commission, The eprrent site-plan
review fee schedule jn the City of Pontias is sttached as Bxhibit F. The Township shall
adopt an identica) fee schedule by Bosard resolution and said review fee shall atall fimes
represent nonmial fn-honse adminisfrative costs and expenses. This review fee, bilt xot the
schedule, may be amended from Hmeto-tme bt qover increases in inshouse
admdnistration costs and expenses but such fees shall not nelude relmburssment for any
casts other thay such inhonse administrefive costs and expenses. The City Clerk will
forthwith deliver 3 copies.to the Joint Development Counol..

3, Applicatiohs will be teviéwed for complisuce with this
Development Agreement and Pontiae’s Tovm Ceater Distriet requirements.
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4, The Jaint Development Cotmeil will sehedule a publia hearmg, o
be beld in no less then 30 days md within 45 diys of Bling of the: agphuﬂtmn, at a tifé.
aud place to be designated by the Joint Developmgnt Counedl,

5, Edeh Clerk shall mafhdie notics of Béarig to all prapery gwnérs
within 300 feet of the development property within such Cledc srespactive jurisdiction.
The respeetive Clerk's office shall keep an affidavit of matling labels,

f. Each Clerk shirll pravide copies of any correspondence and of iy
reports and resommendatians Form fhe respeotive juristiction and its staff and consultuty
to the Joint Dev elopment Conmeil and the spplicarit no latér ﬂmn thetims of the pubilic
hearing,

T The Joint Development Council will deliver to the Cty axid
“Towuship copies of the Final Site Plan with sighafures of the misimbers of the Joint
Development, Comneil thereon, duly notingall conditions of approval, if any, wad all
variances granted, if myy.

8. The Jomt Development Coumedl shall revita site plans smd proposed uses:for all
developments propased for the Land. In eddition to the site plag and application, the Joint
Development Council may require the applicant to provide additional information to assure au
adequate analysis af all existing aind proposed site features, conditiods and impacts. Any wes
which s permitted i the Zomng Ordinencs, as:Bmited by this Agreement, aid any site plan
whith meety the standards contsived in this Apreementand in the Zouig Ordinance shall be
approved.

9, The Joint Development Cotneil shall have sithanty to gmntvmizinsas foin the
Zoning Orvdinance pursuant (o the standards et forth in Section 5 of the City and Village:Zoming
Aet, MCL 125,585 (practical difficnlties for non-use varianées end unmecessary hardship for use

varianges) and the procecdures therein set forth, except that any decision granting a varfance shall

be yunantmous, There ghall be o variances granted froms the (erms of this Agrewnent,

11~
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10, AY references to the City Planning Commission i the Zoning Ordinance shall
mean: the Joint Development Council established pursuant to thiz Agreement and the 425
Ag;:eément. .

1. This Agresment ghall jnure to the benefit of aod shall be binding wpom the parties
anrd their heirs, suosessors and assigns,

12, This Apreemeant constitutes the e;bira agreement batwesn the parties-haveto uad,
together with the Act 425 Agreement, constitutes the entive agreernent between the. Gity and the
Township. 1t may not be amended or teaninated except ii;r:( a-wiiting signéd by all the parties
hereto.

13, After the thrmination of the 425 Apresment for any reason, Sections 8, 9 and D
of this Agraement shall teirilnnte -upcm. the establisliment of jurisdiction i sither the CRRy or the
Township, as provided for in the 425 Agresment, and upon such témﬁnéﬁﬁn‘, ﬂlg'au&xbﬁty of the.
Yoint Development Counei] shall develve fo the susiss of the ssrviving msicipality
responsible for site plan mod other Jand use appivals and variimess; provided, however, that
sugh ymndeipality may grant veviances from, the Zoing Ordinance as provided by law after the
Act 425 Agresment expires but the remainder of the teems of this Agreewent ghall rémain in
effect, To the event of sonflict between this Agfasmant«aﬂ(i'ﬁh&-ggpﬁcabla Zoning Ordinanee; the
provisians of this Apreement shall control.  Development pursuant to this Agreament, ‘inciudi‘ng

nges and struckures, shill be doemed to be lawfully gorforming,
14, The Osidend Cownty Circuit Courl shall have jurisdiction for the purpose of

enforoing and effectuating the lerms of this Agresment excepl as may be provided in the
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Agreement for Counditional Transfer of Property betwaén the Township &f Bloomfleld aud
Pantidc,

15, This Agreement shall be recorded with th@ﬁaﬁang& County Register of Deads nnd
shall yun with (ke land.

ﬂ‘ BIGNED AND SEALED
THIS ]| DAY OF NOVEMBER, 2002, TN TE PRESENCE OF:

CAUTION: EEAD BEFORT SIGMING.

WITMESS: TARBOBA

gﬁ’tﬂ?& %Jf /

WITNESS:  BLOOMFIELD ACRES ACQUISITION

CBMJ?&NY LI C.‘/g

Cradg Smubmﬁr,Mﬂmgmg Member-

Craig Schubiner, Mansging Member

Craig Schuilsiner, Managiﬁ'g.Mééi;heg |

13-




WITHESS:

@A&»ﬁbfg fapan

WITNESS:

WITNESS:

W20 i,

.mﬁ,,@@%@

WITNESS:

Sees 6245

HARBOR TLT BGRAPH- 18@Q

Crm& Schubiner, Mauagmg fember

mﬁ?ie/gim PLAZAI?

Graig Schubiner, Managing Member

vt Smmn. XS 70
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STATE OF MICHIGAN)
85,

OAKLAND COUNTY )

On this 93 m day of November 2002 befors ma pursnnajly appesred Craig Schabingr,
Managiog Metmber, o me laown to bé the perton described in and who execnted the foregomc,
Development -Agreement, on behalf of Harbor Telegraph-2103 LJ1iC., Bloomfigld Acyes.
Acquisition Compasy, L.L.C., Harbor Telegraph-1881, L.L.C., Harbor Telegraph-1899;.L.L: and
Harbior Vogue Plaza, L.L.C., and acknowledged that he exfmuted the same a8 his fee act amd deed
witly full authority tz{c& o1, b&helf of the hereinabove misntianed entities.

@Z%/ ( Ytz

- Notary Pubjlc, OQuklnd Ga “I}S{[ER
My corralssion expires: yemmmmg gfgftty M

by Cormmission Bgtires 19/29/2003
STATE OF MICHIGAN) -

85.
- OAKLAND COUNTY )

On thisp 1" ﬂ{ day of November 2002 befors me personslly sppegred David Payne,.

Supervisar of the Charter Towoshlp of Bloomiield and By Devine, Jr., Treasurer; of the Charter
Township of Bloomfield, to me known to be the pérsons described in and wha exeoited the
foregoing Development Agreement, and acknowledged that they -executed the same as their Fres

net and dead \21: ﬁxuymt to Townslip Board Resoiniion,

Notary Pub i Qaldaad Coupty

M comnnamn axpives: CHERVL B, ANGEN
v " ‘““Numry Pl Mmtxrﬂé\lgﬂmw‘ il
My Soisilssdon Expiras 09122003

STATE OF MICHIGAN)
' 38,

OAXLAND COUNTY |

On m;’(? day of November 2002 before me personally appeared Willie Payue, Mayor
of the City of Pontinc, and Vivian Spann, Cleck of the City of Pontiae, to me lmown o be the
persons described in and 'who executed the forepping Development Agredmentand acknowledged
that they exermted the game as their free acl and deed with fall authonly pusuznt to City

%Rﬁc’hﬁ




Notary Pulitic, Oalkland County
My conumission sxpires:

. N

- ppEECtAA FARR
Rty P, Dot Gy, B
mmmémmam

Drafted by snd when recorderd return to:

William P. Hampton, Bsq.

P.0. Box 3040

Fammngton Hills, MI 48334-3040
(248).851-9500

43647_8.000
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The Village ot Bloomfield Lises 06-13-16

Use Use Subasegoﬁ

Municipality 2oning Upits Square Foolage Acres Hatas
Residential Agartments / Multifamily Pontiac TC 432 422,280 32.5 Muttiple bulldings
Residential ~ Assisted Living Pontlac TC 100 110,000 52
Retail Spacialty Retait {(Automotive Dealer & Service) Pontiac T 34,270 108 Building D
Retail ) Ganeral . Pontiac T 14,050 Building D
Commarcial Cffice / Retall f General Corumearcial Pontiac ki 28976 Buliding D
Retail General Pontiac TC 32,000 May include theater
Retail Home Improvement Pontiac Tc 236,640 15.7
Hospitality Limited Service Hotel Pontlac TC 220 80,000 3.0
Vacant Regulatad wetland / pond Pontiac C - 125
Vacank Regulated wetlsnd / pond Bloomfield Township  R-P - 32
Retall General Bloomfleld Township B3, 84 20,876 53
Retadl Rarket grocery Bloamfield Township  B-3,B-4 28,400

1,008,532

280

Note that +/- 5,000 sf may be situated in Pontiac
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The Viliage at Bioomfield (
Mixed-Use Redevelopment of Bloomfield Park -
Amended Preliminary Development Schedule 6-12-16
i) Task Task Name Duration Start Finish ) 2015 i . 20315 2037 2018 2013
B mode 1sasone Hrmamiisialsion o slemAaMsiASOND ) FMAMS JIASONID I FMANI J A S DN D J:F M
1 =3 Asaster Development 735days  Fri 1071014  Thu 8/3/17 [ " v
2 L' Purchase Foreciosure Rights 0 days Fri 10/10/14 FI30710/14 $ 10/10
3 L Acquire Title 0 days Mon §/22/15  Mon 6/22/15 » 6/22 i
¢ * Condominism Process 3mons  ThuBfa/ls  Wed10/26/16 . L e
3 R OC Bot Approvai of Brownfield Plan 0 days Wed 10/16/16 Wed 10/26/16 X » 19/26
3 K4 Amend Development Agreement S mons Fri 6/10/16 Thu 10/27/16 m<
i o7 - Approva Amended DA Ddays  Thul0/27/16  Thu10/27/16 : S ;
S = " Master Plan Approval Imons  Fil0/28/16  Thu1/19/17 } s i
g - Close on Land Sales O days Thu1/19/17 Thu 1/19/17 | /19 .
10 - Demolition Permitting Z30eys  Mon20/24/16 Wed11/23/16 | = i
11 = Bemnofition Imons  Thuli/24/16  Wed 2/15/17 ( Ay
12 k3 Infrastricture Permitting Imen  Fil/2017  ThuZ/1s/17 &
13 o+ infrastructure Construction 6mons  FiZf17/17  Thu§/3{17 A——
14 2 Retail/Office 316days Thuli/3/16  Thu 1/18{18 ; e o——— "
15 Ed Site Plan Approvat 2 mons Thu 11/3/16 wad 12/28/16 -
16 e Perwitting 30days  Thu12/29/16  Wed 2/8/17 ; - SO
7 <+ Construction Smons  FriS/12A7 Thu 3/18/18 i ' . B PR DY
18 = Occupancy Odeys  Thul/18/18  Thu1/18/18 i s
19 < Senior Component 470days Thul2/a2/16 Wed 10/10/18 1 v v
P # Site Plan Apgroval Zrons  Thul2/f22/16  Wed 2/15/17 e
21 ad Permitting 30 days Thu 6122737 Wed 8/2/17 .
2 3O Conswruction 1Smons Thit8/17/17  Wed 10/10/18
=] -4 Occupancy 0days Wed 10/10/18  Wed 10/10/18 :
2% % nulti-Esmily Component 450days Thul2f12/16 Wed 9/12/18 : w )
, 25 R'd Site Plsn Approval 2mons  Thul#/22/16  wed2/15/17 : ) ity
s @ Permitting . imen  Thu6f22fi7  Wed?/19/17 -
27 = Construction Phase | 1Smons  The7/20/17  Wed9/13/18 i RS
= -, Occupancy Odays  Wed9/12/18  Wed5/12/18 Jbnz
28 = Hotel Companent a70days Thui2f22/16 Wed10/iD/18 | v v
30 ¥ Site Plan Approvat 2mons  Thu12/22/16  Wed 2/15/17 B e
n B = Permitting 30days  Thu6/22/17  Wed 8/2/17 _ ’ e
32 a Construction 1Smons Thu®/27/17  Wed 10/10/18 o AR
23 “5 Opening Odays  Wed10/10/18 Wed 10/10/18 &iot10
,': ! Task m—“.w” Prajects;;r:umry - R - inactive Mﬂes(:m:m Manuat Summrary Roltup - ;eod‘ll.‘n; e T
 broject: The Village st Sloomficis Solie ctaelresnrsansos  External Tasks ST i INACHVE Y Manuat Summary Qp————F  Progress o are—————-
; Dote: Mo 6/13/16 } Milestane + External Mdestone tanuat Task FREMSINSRERY  Startonly c
i Summary PSR [noctive Task Durstion-only U Finish-only 3
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Bloomfield Township Board of Trustees

Meeting at Township Hall

Monday, September 12, 2016— 7:00 P,M.

PLEDGE OF ALLEGIANCE

L
2,

10.
11.

12,

Approve Board Minutes of August 22, 2016
Michigan Patriot Week Resolution — Presented by Judge Michael Warren

PUBLIC HEARING — Rezoning and Final Site Plan for a New Parking Lot for Evola Music,
Vacant Parcel at Bloomfield Place Drive and Telegraph Road — Presented by Patti Voelker,
Planning, Building & Ordinance Director

Consider Approval of Public Safety Answering Point Agreement — Presented by Meg Fouss,
Dispatch Supervisor

Attorney’s Report

Cursory Review of the Village at Bloomfield Master Plan Proposal — Presented by Patti Voelker,
Planning, Building & Ordinance Director

Consider Acceptance of Petition for Special Assessment District (S.A.D.) 416 Sanitary Sewer
Extension on Larkwood Court — Presented by Olivia Olsztyn-Budry, Township Engineer

Consider Refunding UTGO Series 2007 Township Campus Bonds and LTGO 2008 A Water Bonds
and 2008 B Sewer Bonds — Presented by Supervisor Savoie

Consider Approval of the December 1, 2016 Millage Rate for the Bloomfield Village Police and

“Volunteer Fire Services for the Fiscal Year April 1, 2016 to March 31, 2017 — Presented by

Supervisor Savoie

Approve Payroll and Vouchers for 09/12/2016

Public Comment

Adjourn to Closed Session to Discuss Attorney/Client Opinion Regarding the Defined Benefit Plan
Included in Packet:

o Oakland County Resolution — Tri-Party Road Improvement Program FY 2016 Appropriation
— Replacement of Culvert Crossing at Overbrook Rd.

4200 Telegraph Road Bloomfield Hills MI 48302
www.bloomfieldtwp.org
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WHEREAS, Oakland County p'rowdes 9-1-1 service supporting PSAPs within the
County pursuant to the Emergency 9-1-1 Service Enabling Act, Public Act 32 of 1986,
MCL 484.1101, et seq., as amended; and

WHEREAS, due to changes in technology, upgrades to the County's 9-1-1
system are being made to allow digital information so that voice, photos, videos, and text
messages may flow seamlessly from the public, through the 9-1-1 network, and on to
emergency responders identified as Next Generation 911 (NG911); and

- WHEREAS, as part of the implementation of the NG911 upgrades, all PSAPs
participating in the County 8-1-1 Plan will need to upgrade call processing equipment to
equipment that is common among the County PSAPs and compatible with the NG911
upgrades; and

WHEREAS, the County has proposed a Public Safety Answering. Point
Agreement between Oakland County and each PSAP outlining obligations of the
parties for the upgrade to NG911.

NOW, THEREFORE, BE IT RESOLVED, that the Township Board. for the
Charter Township of Bloomfield hereby approves the Public Safety Answering Point
Agreement between Oakland County and the Charter Township of Bloomfield, and
authorizes the execution of the Agreement on behaif of the Township by the Township
Supervisor and Township Clerk.

AYES: Barnett, Buckley, Devine, Kepes, Roncelli, Savoie
NAYS: None

RESOLUTION DECLARED ADCPTED.

I, JANET M. RONCELLI, TOWNSHIP CLERK of the Charter Township of Bloomfield,
County of Oakland, Michigan, do hereby certify the foregoing is a true and correct copy
of a resolution adopted by the Board at their regular meeting held on the 12th day of
September 2018, the original of which is in my office.

JANET M. RONCELLI, MMC
TOWNSHIP CLERK

ITEM #5 Attorney’s Report

Attorney Hampton provided an update on the consent judgment for the Village at
Bloomfield and a Motion to Dismiss the Arizberger case involving the Sacred Heart

property.

e et e smm oot Yo 8 43 % % o e, e s i Sars 2t 1 e s
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ITEM #6 Cursory Review of the Village at Bloomfield Master Plan Proposal

Patti Voelker, Planning, Building & Ordinance Director, made the presentation. Pursuant
to the 425 Agreement of 2002, plans for development of the subject property will be
reviewed and. approved by the Joint Development Council which is made up of a
representative from the City of Pontiac (Mayor Deirdre Waterman), a neutral
representative (Dennis Cowan), and the Bloomfield Township’s representative is
Supervisor Leo Savoie. ’

As with the previous Bloomfield Park development proposal, the Township has
established a policy to forward the Master Plan (Site Plan-Concept) and the subsequent
site plans to the Planning Commission and Township Board for input to be provided to
the Joint Development Council through the Township's representative.

REDICO has submitted the Village at Bloomfield Master Plan (Site Plan Concept) that
lays out the commercial and multiple family residential components of the development
and identifies potential buildings and likely uses for each building. The development and
use of the property is subject to the City of Pontiac’s Town Center District Zoning

Ordinance, except where the 425 Agreement may otherwise specify. The residential

and non-residential uses are considered permitted uses in the Town Center District.

The master plan shows a potential for 432 residential dwelling units, or 422,280 square
feet of multiple family residential apartments along with 510,522 square feet of
commercial uses comprised of retail, restaurant, hotel and other non-residential uses.
The two southerly buildings closest to Telegraph Road are located within the portion of
the project area that falls within Bloomfield Township on property zoned B-3 General
Business and RP Research Park. This will require a separate site plan application to the
Planning Commission and Township Board for approval. The proposed senior living
facility building at the northerly boundary also falls outside the Joint Development
Council project area and is under the City of Pontiac’s jurisdiction.

It was reported that most of the existing structures currently on site will likely be
removed except for one building that could be adapted and reused to meet the
development plan. As leasing commitments are still underway, the developer provided a
land use chart noting the potential buildings and uses proposed for the Village at
Bloomfield.

As presented, the proposed master plan addresses the general terms of the 425
Agreement. for the overall plan, Based on the information presented to the Joint
Development Council to-date, the Developer will be seeking consideration from the
Joint Development Council to amend the Development Agreement to address such
“issues as: reducing the 1,100 square foot minimum residential unit size for the proposed
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multiple family units; allowing the potential of a second hotel and a limited service hotel
(i.e., without a restaurant); allowing less than a minimum 30 ft. building height, and
allowing additional signage.

Tim McCafferty, Senior Project Manager REDICQ, addressed the Board regarding the
proposal.

Treasurer Devine addressed McCafferty with questions regarding the development
proposal. He also noted that a Brownfield Autharity meetmg was being held at Oakland
County regarding tax abatement for this property.

Attorney Hampton replied that if a Brownfield was approved by Oakland County, it
would only apply to the City of Pontiac. The Township negotiated an agreement with
Pontiac to receive 3 mills in property taxes and will resist any effort to circumvent the
agreement if a Brownfield is adopted.

The following people addressed the Board regarding this Item:
Alice Wachol, 1782 Maplewood Ave.
Linda Ulrey, 1236 Hidden Lake Dr.

~ Marcia Robovitsky, 7449 Deep Run
David Thomas, 2945 W. Hickory Grove Rd.

Supervisor Savoie stated that no proposed changes have been presented to the Joint
Development Council (JDC). No changes will be agreed to until they are brought before
the Board of Trustees at a public meeting and are decided collectively by the Board.
The developer has had discussions, but a proposal hasn’t been presented.

ITEM #7 Consider Acceptance of Petition for Special Assessment District
(S.A.D.) 416 Sanitary Sewer Extension on Larkwood Court

Olivia Olsztyn-Budry, Township Engineer, made the presentation. A request was

-received from John Allen, property owner of 3590 Larkwood Court, to prepare an official

petition to create a special assessment district to extend public sanitary sewer along
Larkwood Court, The petition is to serve two properties, 3570 Larkwood Court and 3590
Larkwood Court, with no access to public sanitary sewer.

The Township Assessor reviewed the petition and confirmed on August 25, 2018, the
sufficiency of the petition to satisfy the requirements of Public Act 188 of 1954. The
proposed special assessment district consists of two (2) properties with an estimated
assessment of $64,600 per site.

Marcia Robovitsky, 7449 Deep Run, addressed the Board regarding this item.




Draft — 9-7-16

CHARTER TOWNSHIP OF BLOOMFIELD
PLANNING COMMISSION MEETING

Wednesday, September 7, 2016 (Excerpt)

Bloomfield Township Hall

IV. Cuisory Review
A. Village at Bloomfield Master Plan Prbposa]

Ms, Voelker presented the conceptual magter plan for the Village at Bioomﬁeld prepared
by Redico, the hew owners of the property located o thenortheasterfy side afTelegfaph
Road and notth of Square Lake Road (forinerly knowr as Bloomfield Parld), Ms, Voelker
stated the owners gre subject to the conditions.of a 425 Agreement approved in 2002
between Bloomfield Township and the City of Pontiac with oversite by Qakland County.
Approxmaately 78 acres are within the 425 Agreement-area with § acres within
Blooifield Township boundary. The 425 Agregment is Overseen by the Joint
Development Council (JDC}-4nd is made up of Bloonifield Township Supervisor; Leo
Savoie, Pontiac Mayor, Deirdre Waterman and Dennis Cowan.

- The coneeptual master plan which has been presented to the JDC incorporates a mix of
land uses to include multiple family residential units, a variety of commercial uses to
possibly include retail, a hotél, & grocer, and restaurants, Ms, Voelker stated the. majority
of the site will be reviewed under the City. of Pontiac’s Town Center Ordinance: The plan
also identifies a senior housing facility fo be [oeated just-outside of the425 area'to the
north.

Tim MeCafferty; Senior Project Manager for Redico, reviewed the proposal.and: expected
time frame for development of the project.

Mr. Selik asked what the height of the tallest building would be, not including the
parking deck that i5 to remain,

Mr. McCafferty stated the Town Center Ordinance was designed for the previsus.
development meant to be dehser and taller. Tt thigrefore prescmbes higlier bm}dmgs than
are being considered with the new development, The concept plan showing the hotel
located toward the interior of the property may be 7 stomes and the out lot buildings
closer to Telegraph Road may be 24 feet,

Mr. Barnett asked what the proposed uses would be within the Bloomfield Township
boundary.




CHARTER TOWNSHIP OF BLOOMFIELD
PLANNING COMMISSION

September 7,2016 DRAFT

Page 2 of 2

Mr. McCafferty stated the uses within Bloomfield Tewnship would likely be a
combination of small 16 mid-box retailers and possibly a grocer.

M. Petinga asked about the style of hotel being proposed.

M. Dale. Watohowkm, President and CEQof Redico, stated the hotsl would be marketed
towards the business traveler.

Mr Petinga asked what the priority was for Redico for-this project and complimented
their work on.the project td date.

Mr. McCafferty stated it was of high importance for Redico and considers it a great
project for the area.

Mr. Selik stated ke was pleased that Redicd purchased the piraperty.
Dr, Petinga opened the floor for-public coniment.

Marcia Robovitsky, 7449 Deep Run; spoke ragdrding thie Village at Bloomfield
Conceptual Master Plan.

Leo Savoie, Bloomfield Township Sup'er-visoﬁ spoke regarding the Village at Bloomfield
Conceptual Master Plan being presented to the JDC.

Per the Michigun Township Association Record Retention:General Schedule #25, audio-recordings
of Board minutes miay be destroyed one day after the dote that the meeting mifutes are
approved by the public body (MGL 15,269).

Respectfully submittod,
Patricia Voelker, Director
Planning, Buildling, and Ordinance

ab




September 15, 2016

Mr. Dennis Cowan

Chair, Bloomfield Joint Development Council
38505 Woodward Ave., Sulte 2000
Bloomfield Hills, MI 48304

Ms. Patti Voelker

Planning, Building and Ordinance Director
Bloomfield Township Building Division
P.O. Box 489

4200 Telegraph Rd.

Bloomfield Township, Ml 48303-0489

Mr. James Sabo

City Planner

City of Pontiac

47450 Woodward Ave
Pontiac, Ml 48342

Dear Dennis, Patti and James:

REDICO on behalf of Bloomfield Village Owner, LLG (BVQ) is seeking formal Joint Developmerit
Council approval of the attached prefiminary site plan for The Village at Bloomfield, The site area
specifically under the jurisdiction of Bloomfield Township is outlined in heavy black.

REDICO believes that the following amendments to the Joint Development Agreement dated
Noyember 27, 2002 will be required to allow for the implementation of the site plan as submitted:

1. Joint Development Agresment Section 2.a establishes minimum residential- dwelling unit
sizes of 1,100 square feet. BVO propeses a minimum standard of 650 square feet per
residential unit and an affirnation that minimum sizes for residential units do not apply to
senior housing facilities with services.

2. Although mulitiple hotel uses are not indicated on the preliminary site plan, BVO requests that
Joint Development Agreement Section 2.f be revised to allow for the construction of more
than one hotel. Additionally, the amendment to this section should clarify whether a hote! is
defined by providing some or all of the various on-site services described therein. If the
Agreement is interpreted as narrowly defining hotel to exclude "limited-service” concepts,
BVO is requesting that it be amended accordingly.

ONE TOWNE SQUARE | SUITE 1600 | SOUTHFIELD | MICHIGAN | 48076 | 7248 827 1700 | ¢ 248 827 1717
WWW.REDICO.COM




3. Joint Development Agreement Section 3 sets a minimum 30 foot height requirement. BVO is.
requesting that this requirement be waived.

4. Section 7.¢.3 limits free standing lights to a 20 foot height. BVOQ is requesting an amendment
to allow for 30 faot free standing lights. )

5. With respect to the signage standards outlined in the Joint Dévelopment Agreement;

a. Section 7.d.2 restricts wall signs to the lesser of four stories or 58 fest. BVO
requests an amendment allowing one wall sign for the Bullding D parking structure
be made available to a single user located in or proximate to Building D. This wall
sign would be located at a height of up to ten stories/100 feet in height and up ta 200
square feet in. sign area. Additionally, Segtion 7.c.2 restricts the illumination of
exterior bullding walls to thres. stories or 46 feet and BVO requests that this
restriction be waived in this instance.

b. Section 7.d.3.a limits wall signs to 6% of facade area, not to exceed 120 square feet.
BVO request an amendment that: permits wall signs up to 600 square feet if lgss. than
or equal to 6% of fagade area. Additionally, BVO requests an amendment permitting
wall signs on each fagade that faces Telegraph Road or is interndl fo the commercial
development.

c. Section 7.d.3.b limits ground signs to 5 fest in height, 32 square feet per side. BVO
requests an amendment allowing one ground sign at each of three commercial
entrance drives (labeled “A” in the attached Building Signage Plan) each up to 8 fest
high with 60 square feet of sign area per side. These signs may be internally
luminated and may consist of painted aluminum panels that are partitioned for
various commercial tenants. '

. Rarking
. Surface  Deck Tatal .
Land Use Municipality GLA (sf) | . Ratio. (per
Parking  Parking Parking 1,0008)
Home Improvement _ . , 6 5
Retail Pontiac 36640 454 °o . 12
Retaii Building Pontlac | A 32,000 :143”" 0 143. . 45
Luxury Auto Desleér Pontiac 24,000 91 210 301 - 125
Building DRetall ~ Pontiac 24,000 82 130 192 - 80
Building D Office / . nne »
Commeraial Pontiac 30,000 0 180 180 8.0
Retail  /  Theater Bloomfield Twp / s . '
Building Pontiac _  ogaco 0+ 126 =227 80
Hotel _ Pontiac - 15 105 . 120 N/A
.'Retall Building Sloonj:fleld Twp 8316 67 O‘ 6? o 81
Retail Building Bloomfield Twp 12560 102 0. 10? | 8.?-1
Surplus Deck Spaces  Pontiac , - 0 307 307 N/A

395016 1,035 1,058 2,093 53




If in your review you identify any other amendments to the Joint Development Agreement that may
be required for the uses contemplated in this plan, your guidange in this regard would be greatly
appreciated. Please feel free to give me a call should you have any questions or cancerns.
Sincerely,

Kenneth G. Till

Senior Vice President Development

Atchs: (4)

co: James Nearon

R R TN




SECREST

SW

WARDLE

2600 Troy Center Drive
P.O. Box 5025

Troy, MI 48007-5025
Tel: 248-851-9500

i Fax: 248-251-1811
wwwaeerestvardle.com

JENNIFER C. HILL
Diveet: 248-539-2838
jhili@scerestwardie.com

October 17, 2016

Wayne Domine, Engineering and Environmental Director
Charter Towuship of Bloomfield

4200 Telegraph Road

P.0. Box 489

Bloomfield, MI 48303

Re:  Vacation of Southeasterly Portion of Hood Road
Our File No. 5284 BLT

Dear Mr. Domine:

Enclosed please find a resolution vacating the southeasterly portion of Hood Road
and relevant documents for placement on the October 26, 2016 agenda.

On July 8, 1999, the Road Commission of Oakland County abandened this
portion, and Village of Bloomfield hds requested that the Township vacate it as:
well. Bloomfield Village Owner, LLC, a developer of Village of Bloomfield, filed
a suit against the Township as required by the statutes simply seeking the vacation
of these roads, and in addition, the statutes require that in order to vest said title in
the owners, the Township must pass a resolution vacating same.

The case law and statutes are clear that if the road is abandoned in a plat, title to
the Jand attaches to the abutting property owners. In order to vacate the rodd, the
Township simply needs to determine that the vacation is necessary for the health,
welfare, comfort, and safety of the people of the Township to discontinue the
existing street. MCL 560.257. This is set forth in the attached resolution.

Once the resolution is passed, please let me know if you would like me to send
the resolution for recording with the Register of Deeds or to the State as required.
by the statute. :




Wayne Domine
October 17, 2016
Page 2 of 2

As always, if you have any questions or concerns regarding anything coritained
herein, please do not hesitate to contact me.

Very truly yours,

Jennifer C. Hill

JCH: tmj

ce: Leo Savoi¢, Township Supervisor
Jan Roncelli, Clerk
Wayne Domine, PE
Olivia Olstyn-Budry, PE

William P, Hampton, Esq
3772827_1




CHARTER TOWNSHIP OF BLOOMFIELD
RESOLUTION

VACATION OF SOUTHEASTERLY PORTION OF HOOD ROAD

WHEREAS, pursuant to the provisions of the Land Division Act, more
specifically, MCL 560, Sections 253, 256 and 257, this Township Board does hereby
declare and determine that there is presently no need for the land dedicated to the use
- of the public described as a southeastetly portion of Hood Road and below described as
follows: -

Part of a 60.00 foot wide public roadway, presently known and originally platted
as Hood Road located in “Bloomfield Acres”, a subdivision. of part of the SW % of
the NW % of Section 5, T2N, R10E, Bloomfield Township, Oakland County,
Michigan, according to the plat thereof, as recorded in Liber 41 of Plats, page 49,
Oakland County Records, being more particularly described as beginning at the
most Southerly corner of Lot 32 of said subdivision; thence $.39°45'30"W,, 60.00
feet to a point on the NE line of Lot 35; thence N.50°14'30"W., 443.09 feet to the
most Northetly corner of Lot 39; thence N. 39°45°30"E., 60.00 feet to a point on
the SW line of Lot 28; thence S. 50°14'30"E., 443.09 feet to the most Southerly
corner of said Lot 32 and point of beginning. (See Exhibit A)

, WHEREAS, the Board of the County Road Commissioners for the County of

Oakland a public body, adopted a Resolution on July 8, 1999 determining and
declaring that it was in the best interest of the public to absolutely abandon and
discontinue the use of this portion of Hood Road, a 60 foot wide platted, public road, as
provided by MCL 224,18; and

WHEREAS, the Board of County Road Commissioners of the County of Oakland,
Michigan has abandoned said portion of Hood Road; and

WHEREAS, the Township Board has jurisdiction in the instant case to vacate the
Road in question as the Road has been dedicated for public use and no parts of such
Road is within 25 meters of a lake or the general course of a stream; and




SECREST aif

WARDLE

2600 Troy Center Dave
P.O. Box 5025 . July 5,2016

Troy, M1 48007-5025
Tel: 248-851-9500 ; ' N7 et ,
P 248.538.1223 This correspondence is subfect to the attorney/client privilege

wivw seerestwardle.com and is exempt from disclosure under the Freedom of Information Act

Willtam P, Hompton S
Direcr 248.539- 2626 Patricia Voelker

vimpen@eecresvadless  planning, Building & Ordinance Director
Charter Township of Bloomfield
4200 Telegraph Road
P.O. Box 489
Bloomfield Township, M1 48303-(489

Re:  Variances, Amendments and Clarifications — Village of Bloomfield

Dear Patti:

I'have now had the opportunity to review your June 29, 2016 draft concerning the
above-captioned matter.

In reviewing your drafi, I have also reviewed the folloWing documentsy

1. Development Agreement dated November 27, 2002;
2. Act 425 Agreement; ’
3. Pontiac Town Center District Zoning Ordinance;

4, Bloomfield Township Zoning Ordinance;

5. Development Agreement dated April 17, 2008.

First of all, inasmuch as the memorandum dated June 11, 2016 from the developer
requests various variances, it is important to take into consideration Paragraph 9
of the November 27, 2002 Development Agreement which reads as follows:

9, The Joint Development Council shall have authority to grant
variances from the Zoning Ordingnce pursuant to the standards set
forth in Section 5 of the City and-Village Zoning Act; MCL . .- .
125.585 (Practical Difficulties for Non-Use Variances and
Unnecessary Hardship for Use Variances) and the procedures
therein set forth, except that any decision granting a variarice shall
be unanimous. There shall be no varignges granted from the terms
of this Agreement. (emphasis supplied).

COUNSELORS AT LAW




Ms. Patricia Voelker
July 5, 2016
Page Two

In addition, it is my understanding that the Pontiac Town Center ordinance has
been amended since November 27, 2002, when it was incorporated as Exhibit D
to the Novembet 27, 2002 Development Agreement. While I have not examined
any amendments since that date to the Town Center ordinance, it is my opinion
that any such amendments occurring after November 27, 2002 would not be
applicable to the subject proposed development.

After reviewing all of the aforesaid documents, T have reviewed your June 29,
2016 draft as it relates to residential unit size restrictions, use restribtions,
architectural design restrictions, lighting-signage, parking, together with other
issues primarily relating to the Emanuel Baptist Church of Pontiac.

] am in complete agreement that you have properly addressed the June 11,2016
master plan submission, '

The major hurdle, of course, is that the developer with respect to residential unit
size restrictions is reéquesting a waiver and in the case of the one hotel whichi is
permitted, the developer is requesting a revision to the Development Agreement
to allow for the construction of mote than one hotel, just to name a few of the
issues.

Consequently, to the extent that the June 11, 2016 master plan submission varies
in various ways to the Development Agresment, an amendment to the
Development Agreement would be required inasmuch as Paragraph 9 is quite
precise in stating that there shall be no variances granted from the terms of the
Development Agreement. '

Please advise if I can be of further assistance with respect to these issues.

Very fruly yours,

WILLIAM P, HAMPTON |

WPH/jh . e e
¢cy  Leo Savole, Supervisgor
3638697_L




Bloonfield Township

Fr

Memorandum
To: ~ Leo Savoie, Township Supervisor
From: Patti Voelker, Director of Planning, Building and Ordinance

Subject:  Cursory Review - Village at Bloomfield Master Plan Proposal

Date: September 8, 2016

Background Information

Pursuant to the 425 Agreement of 2002, plans for development for the subject property
will be reviewed and approved by the Joint Development Council which is made up of a
representative from City of Pontiac (Mayor Deirdre Waterman), a neutral representative
(Dennis Cowan), and the Bloomfield Township’s representative is Supervisor Leo Savoie.

As with the previous Bloomfield Park development proposal, the Township has
established a policy to forward the Master Plan (site plan concept) and the subsequent
site plans to the Planning Commission and Township Board for input to be provided to
the Joint Development Council through our representative.

Master Plan, Land Use and Zoning

REDICO has submitted the Village at Bloomfield Master Plan (Site Plan Concept) that lays
out the commercial and multiple family residential components of the development and
identifies potential buildings and likely uses for each building. The development and use
of the property is subject to the City of Pontiac’s Town Center District Zoning Ordinance,
except where the 425 Agreement may otherwise specify. The residential and non-
residential uses are considered permitted uses in the Town Center District.

The master plan shows a potential for 432 residential dwelling units, or 422,280 sf of
multiple family residential apartments along with 510,522 sf of commercial uses
comprised of a retail, restaurants, hotel, and other non-residential uses. The two
southerly buildings (49,276 sf) closest to Telegraph Road are located within the portion
of the project area that falls within Bloomfield Township on property zoned B-3 General
Business and RP Research Park. This will require a separate site plan application to the
Planning Commission and Township Board for approval. The senior living facility
building at the northerly boundary also falls outside the Joint Development Council
project area and is under the City of Pontlac’s jurisdiction.

It was reported that most of the existing structures currently on site will most likely be
removed except for one building that could be adapted and reused to meet their
development plan. As leasing commitments are still underway, the developer has
provided a land use chart noting the potential buildings and uses proposed for the
Village at Bloomfield.

As presented, the proposed master plan addresses the general terms of the 425
Agreement for the overall plan. Based on the information presented to the Joint
Development Council to-date, the Developer will be seeking consideration from the Joint
Development Council to amend the Development Agreement to address such issues as:
reducing the 1,100 sf minimum residential unit size for the proposed multiple family




Cursory Review - Village of Bloomfield Master Plan Proposal
September 8, 2016

units; allowing the potential of a second hotel and to allow a limited service hotel (i.e.,
without a restaurant); allowing less than a minimum 30 ft. building height; and allowing
additional sighage.

Planning Commission Comments

At their September 7, 2016 meeting, the Planning Commission had an opportunity to review
the master plan information with representatives from Redico and offered comments as noted
in the attached minutes.

Township Board Consideration

It is recommended that the Township Board review the proposed master plan
information for the Village at Bloomfield and determine what comments may be
provided to the Township’s Joint Development Council representative,




Bloomfield Township Board of Trustees

Study Session Meeting at Township Hall

Auditorium

Monday, November 14, 2016 — 2:00 P.M.

AGENDA

1. Proposed Amendments to the Development Agreement for Village at Bloomfield

2. Public Comment

4200 Telegraph Road Bloomfield Hills MI
www.bloomfieldtwp.org

48302




Bloomfield I@Wﬁ hip

Memeorandum
To: Leo Savoie, Township Supervisor
From: Patti Voelker, Director of Planning, Building and Ordinance

Subject:  Study Session: P‘roposed Amendments to the Development Agreement for
Village at Bloomfield

Date: October 26, 2016

The Village at Bloomfield master plan shows a potential for 432 residential dwelling
units, or 422,280 sf of multiple family residential apartments along with 510,522 sf of
commercial uses comprised of a retail, restaurants, hotel, and other commercial uses.
The development and use of the property is subject to the City of Pontiac’s Town Center
District Zoning Ordinance, except where the 425 Development Agreement may
otherwise specify. The portion that falls within Bloomfield Township will be subject to
the B-3 General Business District and local site plan review.

Proposed Amendments to the Development Agreement

The memorandum dated September 15, 2016 identifies the proposed uses that meet the
general uses specified in the Agreement or the Town Center Ordinance as applicable,
The Joint Development Council will be asked to consider a proposed luxury auto dealer,
located within Building D with the vehicle storage to be enclosed in the renovated
parking structure (Building E), as a special exception use requiring approval by the Joint
Development Council. The Town Center ordinance permits retail businesses whose
principal activity is the sale of new merchandise in an enclosed building. Outdoor service
and sale establishments are noted as possible distractions or interference with the high
intensity of pedestrian activity designed for the District. The developer proposes to.
conduct all sales within an enclosed building and store vehicle merchandise within the
parking structure, The Special exception approval allows retail stores or services that are
not otherwise permitted to be approved if conclusively found to be compatible with the
intent of the District per Sec. 7.115.7 of the Town Center Ordinance.

In a subsequent memorandum dated October 10, 2016, further information was
provided to address the proposed amendments. We offer the following review and
comments:

T. Section 2 a. establishes a minimum dwelling unit size of 1,100 sf.

a. Proposed preliminary square footage for three rental apartment dwelling unit
sizes and suggested monthly rental rates are:
i. 216 One bedroom units at 700 to 780 sf for $830-$900/mo,
ii. 192 two bedroom units at 950 to 1,150 sf for $1,075-31,230/mo.
iii. 24 three bedroom units at 1,250 to 1,300 sf for $1,315 - $1,365/mo.
b. The Town Center Ordinance (Section 7.117.11) requires the minimum usable
floor area per dwelling unit to be 1,000 sf for a two or more bedrooms unit
and 800 sf. for a one bedroom dwelhng unit,




Study Session: Proposed Amendments to the Development Agreement for Village at Bloomfield
Qctober 26, 2016

2. Section 2.f. allows the construction of 1 hotel.
a. Redico has withdrawn their request for a second hotel,

3. Section 7.a.4. notes the definition of Hotel that requires additional services including
restaurants, meeting rooms, recreational facilities, and other customary accessory
uses.

a. Alimited-service hotel is proposed with customary services and amenities
excluding an attached restaurant,

4. Section 3 establishes a minimum building height of 30 ft. for all buildings within the
Development Agreement project area.

a. The proposed smaller retail Building G shown on the master plan nearest to
Telegraph Road falls within Bloomfield Township and is subject to the maximum
buildilng height of 32 ft, A proposed building height of less than 30 ft. would
comply. .

b. A majority of proposed Building F falls within Bloomfield Township and is
subject to the maximum building height of 32 ft. The portion of Building F
that falls outside the Township boundaries would be subject to the 30 ft,

. minimum height.

c. The Town Center Ordinance (Section 7.117.9) requires that no building will be
less than 30 ft, in height.

d. The multiple family residential component of the Village at Bloomfield would
also be subject to a minimum 30 ft. building height which would limit the
option of a lower profile building design.

5. Section 7.c.3 allows a maximum height for light poles to be 20 ft.
a. The developer is seeking a maximum 30 ft, light pole to reduce the number of
light fixtures necessary to cover the same area with 20 ft. high light poles.
b. The Town Centre Ordinance does not stipulate a light pole height.
c. The B-3 District requires a maximum of 20 ft. light poles.

6. Section 7.d.2 specifies that wall signs shall be no higher than four stories or 58 ft.
a. The developer proposes signage toward the top of the existing parking deck
(Building E) to be at a sufficient height to be visible above the buildings
fronting on Telegraph Road.

7. Section 7.c.2. specifies that exterior illumination of building walls shall be limited to
3 stories or 46 ft.

a. Tge developer is seeking approval to illuminate the proposed deck sign noted
above.

b. In 2007, the Township ZBA granted a Cinema rooftop sign located in the B-3
District not to exceed 71 ft. (correlating with the Tier B maximum height).

c. In 2008, the Township ZBA granted a revised Cinema rooftop sign located in the
B-3 District at an overall height of 56 ft. with illumination of the sign shielded
from Telegraph Road.

8. Section 7.d.3.a. allows wall signs to be 6% of the facade area or no greater than 120 sf.

a. The developer is seeing approval for a walls signs to meet the 6% of the facade
area and to waive the maximum sign size of 120 sf. Multiple wall signs are
also requested per tenant upon not exceeding the overall 6 % sign area.

9. Section 7.d.3.a. allows a wall sign for only those buildings facing Telegraph Road
a. The developer is seeking the option to allow multiple signs for business that
do not directly face Telegraph Road.

g e s e e e o




Study Session; Proposed Amendments to the Development Agreement for Village at Bloomfleld
October 26, 2016

10.Section 7.d.3.b. allows a ground sign at each of the 3 entrances to be no greater than
5 ft. in height and 32 sf.

a. There are four proposed ground signs for the commercial entrance drives that
are shown to be 8 ft. in height by 15 ft. in length for a total of 120 sf.

b. There are two residential monument ground signs to be 6 ft. in height' by 15
ft. in length for a total of 90 sf.

¢. There are three proposed ground signs for the senior living development
(American House) to be 8 ft. in height by 9.5 ft. in length for a total of 76 sf.

d. The one proposed ground sign for the specialty retail in Building D is 7.5 ft. in
height by 5 ft. in length-for a total of 37.5 sf to be placed within the interior of
the development near the tenant space.

e. The Town Center Ordinance allows a ground sign not to exceed 6 ft. in height,
and the sign area limited to 50 sf per sign face.

f. The Township Sign Ordinance limits ground signs to a maximum height of 5
ft. and 32 sf. per sign face.

It should be noted that the signs located outside the boundaries of the 425 Agreement
will require separate application and review by the respective municipalities as
stipulated by their adopted ordinances.

Bloomfield Township or City of Pontiac Site Plan Review

Most of Building F and all of Building G are shown within Bloomfield Township on
property zoned B-3 General Business. Development on this portion will require a
separate site plan application to the Planning Commission and Township Board for
approval. The senior living facility bullding shown north of the development
boundary also falls outside the Joint Development Council project area and will
require site plan approval from the City of Pontiac.

Township Board Consideration

It is recommended that the Townshlp Board discuss the specific Amendment
requests to the Development Agreement for the proposed Village at Bloomfield and
provide comments to the Township’s Joint Development Council representative.




Bloomfield Township November 14, 2016
Board of Trustees Page 1
Study Session

PRESENT: Barnett, Buckiey, Devine, Kepes, Roncelli, Savoie
ABSENT: | Khederian

~ ALSO PRESENT:; Attorney Mark Roberts, Secrest Wardle

Patti Voelker, Planning, Building & Ordinance Director
Kenneth Till, Senior Vice President of Development, REDICO
Tim McCafferty, Vice President of Construction, REDICO

PROPOSED AMENDMENTS TO THE DEVEL.OPMENT AGREEMENT FOR
VILLAGE AT BLOOMFIELD

Kenneth Till, Senior Vice President of Development, REDICO, and Tim McCafferty, Vice
President of Construction, REDICO, provided a project update, reviewed the development
schedule and presented the proposed uses for the Village at Bloomfield site, which include
retail, theater, hotel, boutique automaobile dealership, multi-family, and seniors housing uses.

The following proposed amendments to the Development Agreement were presented to the
Board for discussion:

~ e Minimum Building Height of 30 Feet
o Developer is requesting that this minimum height requirement be waived

¢ Free Standing Light Maximum Height of 20 Feet
o Developer is requesting an increase in free standing height to 30 feet

o Hotel
o Developer is requesting that a limited-service hotel be allowed

¢  Minimum Residential Dwelling Unit Size of 1,100 Square Feet
o Developer is requesting a minimum residential dwelling unit size of 650 square
feet

¢ Signhage v
o Developer is requesting a number of amendments to the signage standards

Supervisor Savoie stated that when he was appointed to the Joint Development Council (JDC)
he agreed to seek Board approval before any major decisions were made regarding the Village
at Bloomfield property. Any changes presented to the JDC must be approved unanimously by
its members, The specific uses of the buildings are reviewed under the site plan process by
the JDC, Bloomfield Township, or City of Pontiac depending on where the building sits on the
propetty.




Bloomfield Township November 14, 2016
Board of Trustees Page 2
Study Session

The following people addressed the Board during Public Comment:

¢ Alice Wachol, 1782 Maplewood Ave.
e Marcia Robovitsky, 7449 Deep Run

REDICO agreed to present a formal request for amendments to the Development Agreement
to the Board of Trustees. '

Meeting adjourned at 3:48 p.m.
Per the Michigan Township Association Record Retention General Schedule #25, audio

recordings of Board minutes may be destroyed one day after the date that the meeting
minutes are approved by the public body (MCL 15.269).

Janet M. Roncelli, Bloomfield Township Clerk

Leo Savoie, Bloomfield Township Supervisor
nv




Bloomfield Township Board of Trustees

Meeting at Township Hall

Monday, December 12, 2016 — 7:00 PM

PLEDGE OF ALLEGIANCE

1. Public Comment

2. Approve Board Minutes of November 28, 2016

3. Consider Approval of Reappointments to the Board of Review — Presented by Darrin Kraatz,
Assessor Consider Approval of Resolution 2016

4, Consider Approval of the Medical Marihuana Operation and Oversight Grant Resolution — Presented
by Captain Scott McCanham

5. Summary of 2016 DPW Events and Consider Approval of Recommended Dates for 2017 Events
(Clean Sweep, E-Waste/Paper Shredding/Medication Disposal, Household Hazardous Waste Days)-
Presented by Katie Fotherby, Public Works Manager

6. Consider Approval of Tree City USA Application and Proclamation — Presented by Charles Markus,
Program Coordinator

7. PUBLIC HEARING - Lot Split Request, 350 W. Big Beaver Rd. and 325 Manor Rd. — Presented
by Patti Voelker, Planning, Building & Ordinance Director, & David Simonelli, President of
Bloomfield Manor Homeowners Association.

8. Consider Approval of Amendments to the Development Agreement for Village at Bloomﬁeld
Presented by REDICO

9. Consider Approval of Reappointments and Appointments to the Planning Commission, Zoning
Board of Appeals (ZBA), Construction Code Board of Appeals, International Property Maintenance
Code Board of Appeals, and the Electrical Examining and Appeals Board — Presented by Patti
Voelker, Planning, Building & Ordinance Director

10. Consider Approval of JPMorgan Chase Bank as the Depository for 20 17 Tax Collections Resolution
— Presented by Treasurer Kepes

1. Consider Approval of Public Act 152 Exemption Resolution — Presented by Supervisor Savoie

12. Consider Approval of Election Commission Resolution — Presented by Clerk Roncelli.

13. Consider Approval of Board of Trustees 2017 Meeting Schedule — Presented by Cletk Roncelli

14. Amendment to Bloomfield Township Refunding Bonds, LTGO Series A & B — Presented by
Treasurer Brian Kepes

15. Approve Payroll and Vouchers for 12/12/2016

16. Adjourn to Closed Session to Discuss Attomey/Client Opinion Regarding Negotiations with the 48"
District Court

17. Consider Approval of Adoption of 48® District Court Lease- Presented by Attorney Hampton

4200 Telegraph Road Bloomfield Hills MI 48302
www.bloomfieldtwp.org




GM GIARMARCO, MULLINS & HORTON, P.C.

ATTORNEYS AND COUNSELORS AT LAW

MEMORANDUM
TO: Jane Bais-DiSessa
Sherikia Hawkins
FROM; Travis Mihelick
DATE: December 21, 2016
RE: Ordinance Amendments
Jane,

I have provided you with four ordinance amendments, as recommended by Building
Department and as presented to the Community Development Subcommittee. Each of the
amendments contain the original text of the current ordinances, with my changes either struck out or
added in bold and italics.

For each of the ordinance amendments, it should be placed on the agenda for a first reading
for Council. At the time of the first reading, Council should also pass a resolution setting a second
reading, a public hearing, and providing for the publication of each ordinance amendment in a paper
of general circulation. The Clerk likely has a standard resolution that has been used for this purpose
in the past. If one needs to be drafted, I can do so.

I will be prepared to present each of the ordinances, as amended, to Council when they are
placed on the Agenda for the first reading. If you have any further questions, please do not hesitate to
let me know.




City of Pontiac Resolution

Resolved, that the Pontiac City Council will consider an Ordinance to amend various
sections of Chapter 22, Article VII of the City of Pontiac Code or Ordinances during the

City Council Meeting on Thursday, January 12, 2017 at 6:00 p.m. in the City Council
Chambers.
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Ordinance No. xxxx

An ordinance to amend various sections of Chapter 22, Article VIII of the City of
Pontiac Code of Ordinances.

The City of Pontiac ordains:
Section 1. Amendments.

Article VIII, Section 22-922 and Section 22-925 shall be amended to read as follows:

22-922 Securing Open Property.

Property subject to this article that is left open and/or accessible shall be subject to entry by the city
in order to ensure that the property has not become an attractive nuisance and to ensure that the
property is locked and/or secured.

(a) Securing Building from Trespass Required. Every vacant and/or unoccupied building in the
city shall be made and maintained secure from trespass by the person responsible therefor.

(b) The owner, person responsible, possessory lender, or lender of property which is found open
or unsecured and subject to this article shall be responsible for all city costs associated with
securing the property if the owner, person responsible, lender, or possessory lender of property
cannot be contacted or does not secure the property within forty-eight (48) hours of city
observation. If the owner, person responsible, possessory lender, or lender has failed to secure a
property and it has been secured by the city, the city and/or its contracted agent may enter or re-
enter the structure upon the authorization of the Building Official to conduct necessary inspections
to assure compliance with the requirements of this code and to determine if there are emergency or
hazardous health and safety conditions in existence.

(c) Insituations where the city determines that the building needs to be immediately secured in
order to prevent unauthorized entry into the building, the city may immediately secure the building
and the owner, person responsible, possessory lender, or lender of the property shall be
responsible for all city costs associated with securing the property.

(d) Method of Securing Building. A vacant or unoccupied building may be made and maintained
secure from trespass through the utilization of locked doors and locked windows installed as part of
the building; provided, that should either such locked windows or locked doors of the unoccupied
building be broken from any cause, then the unoccupied building shall be secured from trespass by
the installation and maintenance of material applied to the openings which would otherwise
provide accessibility to trespass in the unoccupied building, which, as a minimum, should be
durable, weather resistant, substantially impervious to removal through the application of outside
force, and treated, covered or painted so as to prevent deterioration of the material through
exposure to the weather and other elements of nature. The method of securing building must
conform to City of Pontiac Board Up Specifications promulgated in writing by the Building Official.

Open to Trespass Ordinance, version 12/15/16
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(e) Installation of Materials. The finished material referred to in section 22-922(d) shall be
installed in accordance with the City of Pontiac Board Up Specifications promulgated by the
Building Official in writing, and maintained in such manner and shall be of such design, finish, color,
and composition so as not to reflect natural or artificial light source glare into the field of vision of
travelers upon the public thoroughfare, whether such travelers be pedestrians or operators of
motorized or self-propelled vehicles, and in addition, such material and the installation and
maintenance thereof shall in no way interfere with, jeopardize, hamper, or be distracting to the
attention of users of the public thoroughfare, whether they be operators of motorized or self-
propelled vehicles or pedestrians traveling thereon, nor shall such material or the installation or
maintenance thereof create any impairment to the visibility of traffic regulation and control signs
and devices.

(fl_Any owner, person responsible, possessory lender, or lender of property found guilty of
violating this section, shall be guilty of a misdemeanor punishable by a fine of up to $500, or a
maximum of 90 days in jail, or both.

22-925 Penalty for violation.

(a) Except as provided in Section 22-922 above, violations of this provision are municipal civil
infractions, subjecting persons found responsible for violations to the fines in subsection (b) plus
costs, and to the sanctions, remedies and procedures as set forth in this code, with the provision
that each day is a separate offense specifically applicable to all violations of this article.

(b) The fine for a first offense to file the required affidavit, failure to maintain the affidavit with
current and accurate information, or for failure to file for an annual inspection shall be $250. Fines
for all other violations or occurrences shall be $500 per each occurrence.

Section 2. Severability.

If any section, clause, or provision of this Ordinance shall be declared to be unconstitutional, void,
illegal, or ineffective by any Court of competent jurisdiction, such section, clause, or provision
declared to be unconstitutional, void, or illegal shall thereby cease to be a part of this Ordinance, but
the remainder of this Ordinance shall stand and be in full force and effect.

Section 3. Saving Clause.

A prosecution which is pending on the effective date of this ordinance and which arose from a
violation of an ordinance repealed by this ordinance, or a prosecution which is started within one
(1) year after the effective date of this ordinance arising from a violation of an ordinance repealed
by this ordinance and which was committed prior to the effective date of this ordinance, shall be
tried and determined exactly as if the ordinance had not been repealed.

Section 4. Repealer.

All Ordinances or parts of Ordinances in conflict herewith are hereby repealed only to the extent
necessary to give this Ordinance full force and effect.

Open to Trespass Ordinance, version 12/15/16
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Section 5. Publication.
The Clerk shall publish this Ordinance in a newspaper of general circulation.

Section 6. Effective Date,

This Ordinance shall be effective ten days after date of adoption by the City Council.

Open to Trespass Ordinance, version 12/15/16




City of Pontiac Resolution

Resolved, that the Pontiac City Council will consider an Ordinance to amend various
sections of Chapter 22, Article I, Section 22-3 of the City of Pontiac Code or Ordinances
during the City Council Meeting on Thursday, January 12, 2017 at 6:00 p.m. in the City
Council Chambers.
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Ordinance No. xxxx

An ordinance to amend various sections of Chapter 22, Article I, Section 22-3 of
the City of Pontiac Code of Ordinances.

The City of Pontiac ordains:

Section 1. Amendments.

Article ], Section 22-3 shall be amended to read as follows:

22-3 Penalties for violation.

(a) Violation of any provisions of this article herein adopted shall be deemed to be a municipal
civil infraction, punishable by a fine of not less than $100.00 or more than $500.00, plus any costs,
damages, expenses, or other sanctions. This article is further subject to the repeat offense provision,
section 86-501(2) of this Code. Further, each day on which any violation of this article continues
constitutes a separate offense and shall be subject to penalties or sanctions as a separate offense. In
addition to any other remedies available at law, the city may bring in the local district court an
injunction or other process against a person or company to restrain, prevent, or abate any violation
of this article.

b) _Notwithstanding the above, any violation of Unsafe Structures and Equiptment Section o

the International Property Manintenance Code, currently Section 108, shall be considered a
misdemeanor, punishable by a fine of up to $500, or a maximum of 90 days in jail, or both.

Section 2. Severability.

If any section, clause, or provision of this Ordinance shall be declared to be unconstitutional, void,
illegal, or ineffective by any Court of competent jurisdiction, such section, clause, or provision
declared to be unconstitutional, void, or illegal shall thereby cease to be a part of this Ordinance, but
the remainder of this Ordinance shall stand and be in full force and effect.

Section 3. Saving Clause.

A prosecution which is pending on the effective date of this ordinance and which arose from a
violation of an ordinance repealed by this ordinance, or a prosecution which is started within one
(1) year after the effective date of this ordinance arising from a violation of an ordinance repealed
by this ordinance and which was committed prior to the effective date of this ordinance, shall be
tried and determined exactly as if the ordinance had not been repealed.

Section 4. Repealer.

All Ordinances or parts of Ordinances in conflict herewith are hereby repealed only to the extent
necessary to give this Ordinance full force and effect.

Occupying Condemned Structure Ordinance, version 12/15/16
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Section 5. Publication.

The Clerk shall publish this Ordinance in a newspaper of general circulation.

Section 6. Effective Date.

This Ordinance shall be effective ten days after date of adoption by the City Council.

Occupying Condemned Structure Ordinance, version 12/15/16




City of Pontiac Resolution

Resolved, that the Pontiac City Council will consider an Ordinance to amend Chapter 86,
Article VI, Section 86-223 of the City of Pontiac Code or Ordinances during the City
Council Meeting on Thursday, January 12, 2017 at 6:00 p.m. in the City Council
Chambers.
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Ordinance No. xxxx

An ordinance to amend Chapter 86, Article VI, Section 86-223 of the City of
Pontiac Code of Ordinances.

The City of Pontiac ordains:
Section 1. Amendments.

Article VI, Section 86-223 shall be amended to read as follows:

86-223 Dumping or removing material onto or from public or private property; penalty.

(a) Earth or other materials shall not be dumped, placed on or removed from any premises unless
the express, written permission of the owner of such land is obtained and exhibited on request of
the enforcing officer by the operator of the vehicle used for loading, transporting or dumping such
material. Such permission shall be subject to zoning regulations and to the requirement that no
nuisance shall be created.

(b) The provisions of this section shall apply to any vehicle owner or individual who causes or
permits his-=ehiele=te any dumping in violation of this section. In any proceeding arising from
violation of the provisions of this section, it shall be a rebuttable presumption that the individual or
owner of the vehicle is that corporation, partnership or individual in whose name the vehicle is
registered, or to whom the license plates are issued, or whose name appears on the body of the
vehicle, and that the owner of the vehicle was the person who caused or permitted the vehicle to
dump in violation of this section.

(c) The police department, the Building Department, and/or the Department of Public Works

shall investigate the complaint of any witness to an allegedly unauthorized dump upon being

provided the identity or description of the individual or the name on the vehicle or the license

plate number of the vehicle.

(d) Any individual or vehicle owner convicted for violation of this section shall be punished by a
fine of not less than $300.00 and not exceeding $500.00 or by imprisonment for a period not
exceeding 90 days, or by both such fine and imprisonment, in the discretion of the court, and/or
community service may be ordered at the discretion of the court.

Section 2. Severability.

If any section, clause, or provision of this Ordinance shall be declared to be unconstitutional, void,
illegal, or ineffective by any Court of competent jurisdiction, such section, clause, or provision
declared to be unconstitutional, void, or illegal shall thereby cease to be a part of this Ordinance, but
the remainder of this Ordinance shall stand and be in full force and effect.

[llegal Dumping Ordinance, version 12/15/16
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Section 3. Saving Clause.

A prosecution which is pending on the effective date of this ordinance and which arose from a
violation of an ordinance repealed by this ordinance, or a prosecution which is started within one
(1) year after the effective date of this ordinance arising from a violation of an ordinance repealed
by this ordinance and which was committed prior to the effective date of this ordinance, shall be
tried and determined exactly as if the ordinance had not been repealed.

Section 4. Repealer.

All Ordinances or parts of Ordinances in conflict herewith are hereby repealed only to the extent
necessary to give this Ordinance full force and effect.

Section 5. Publication.

The Clerk shall publish this Ordinance in a newspaper of general circulation.

Section 6. Effective Date.

This Ordinance shall be effective ten days after date of adoption by the City Council.

Illegal Dumping Ordinance, version 12/15/16




City of Pontiac Resolution

Resolved, that the Pontiac City Council will consider an Ordinance to amend various
sections of Chapter 22, Article VI, of the City of Pontiac Code or Ordinances during the
City Council Meeting on Thursday, January 12, 2017 at 6:00 p.m. in the City Council
Chambers.
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Ordinance No. xxxx

An ordinance to amend various sections of Chapter 22, Article VI of the City of
Pontiac Code of Ordinances.

The City of Pontiac ordains:
Section 1. Amendments.

The following various sections of Chapter 22, Article VI, shall be amended to read as follows:

22-417 Certificate of compliance.

When any dwelling or dwelling unit shall be caused to be vacated through condemnation, damage
by fire or other causes, or rehabilitation, or in case of conversion of the number of units contained
in a building, a certificate of compliance shall be first obtained prior to occupancy. The certificate

shall contain the approval of the building inspector. Failure of the property owner, occupyer,
operator, or other responsible person to obtain a valid certificate of compliance shall be a
misdemeanor, punishable by a fine of up to $500, or 90 days imprisonment, or both.

22-453 Penalty for violation of article.

Unless otherwise stated therein, violations of any provisions of this article herein adopted shall be
deemed a municipal civil infraction, punishable by a fine of not less than $100.00, plus any costs,
damages, expenses, and other sanctions. This article is further subject to the repeat offender
provisions of this Code. This provision states that increased civil fines may be imposed for repeated
violations by a person of any requirement or provision of this article. As used in this article, "repeat
offense” means a second (or any subsequent) municipal civil infraction violation of the same
requirement or provision (i) committed by a person and (ii) for which the person admits
responsibility or is determined to be responsible. The increased fine for a repeat offense under this
article shall be as follows:

(1) The fine for any offense which is a first repeat offense shall be no less than $300.00, plus costs.

(2) The fine for any offense which is a second repeat offense or any subsequent repeat offense
shall be no less than $500.00, plus costs.

Further, each day on which any violation of this article continues constitutes a separate offense and
shall be subject to penalties or sanctions as a separate offense. In addition to any other remedies
available at law, city may bring in the local district court an injunction or other process against a
person or company to restrain, prevent, or abate any violation of this article.

Certificate of Compliance Ordinance, version 12/15/16
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22-577 Compliance with exterior property areas standards.

No person shall occupy as owner-occupant, or let to another for occupancy, any dwelling unit for

the purpose of living in such dwellings or premises which do not comply with the requirements of

sections 22-578 through 22-582. Failure of the property owner, occupyer. operator, or _other

responsible person to obtain _a valid certificate of compliance shall be a_ misdemeanor:
unishable by a fine of up to $500, or 90 days imprisonment, or both.

22-583 Compliance with exterior of structures requirements.

No person shall occupy as owner-occupant, or let to another for occupancy, any dwelling or
multifamily dwelling, or dwelling unit, roominghouse, or rooming unit or portion thereof for the
purpose of living in such structure which does not comply with the requirements of sections 22-

584 through 22-601. Failure of the property owner, occupyer, operator, or _other responsible

erson to obtain a valid certificate of compliance shall be a misdemeanor, punishable b ine

of up to $500, or 90 days imprisonment, or both.

22-602 Compliance with interior structure requirements.

No person shall occupy as owner-occupant, or let another for occupancy, any dwelling, multifamily
dwelling, dwelling unit, roominghouse, rooming unit, or portion thereof, for the purpose of living in
such dwelling, which does not comply with the requirements of sections 22-603 through 22-614.

Failure of the property owner, occupyer, operator, or other responsible person to obtain a valid
certificate of compliance shall be a misdemeanor, punishable by a fine of up to $500, or 90 days
imprisonment, or both.

22-647 Compliance with installation and maintenance requirements.

No person shall occupy as owner-occupant, or let to another for occupancy, any dwelling,
multifamily dwelling, dwelling unit, roominghouse, or rooming unit for the purpose of living,
sleeping, cooking or eating therein that which does not comply with the requirements of
sections 22-648 through 22-653. Failure of the property owner, occupyer, operator, or other

responsible person to obtain a_valid certificate of compliance shall be a misdemeanor,

unishable by a fine of up to $500, or 90 days imprisonment, or both.

22-654 Compliance with occupancy requirements.

No person shall occupy or let to another for occupancy any dwelling unit for the purpose of living in
such unit that which does not comply with the requirements of sections 22-655 through 22-672.

Failure of the property owner, occupyer, operator, or other responsible person to obtain a valid

Certificate of Compliance Ordinance, version 12/15/16
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certificate of compliance shall be a misdemeanor, punishable by a fine of up to $500, or 90 days
imprisonment, or both.

22-662 Compliance with light and ventilation requirements.

No person shall occupy as owner-occupant, or let to another for occupancy, any dwelling,
multifamily dwelling, dwelling unit, roominghouse, or rooming unit for the purpose of living in such
unit which does not comply with the requirements of sections 22-663 through 22-669. Failure of
the property owner, occupyer, operator, or other responsible person to obtain a_valid

certificate of compliance shall be a misdemeanor, punishable by a fine of up to $500, or 90 days

imprisonment, or both.

22-669 Minimum fire safety requirements; compliance.

No person shall occupy as owner-occupant, or let to another for occupancy, any dwelling,
multifamily dwelling, dwelling unit, roominghouse, rooming unit, lodginghouse, or lodging unit
which does not comply with the applicable provisions of the fire prevention sections of the building
code and the additional requirements for safety from fire set out in sections 22-670, 22-671 and 22-

672. Failure of the property owner, occupyer, operator, or other responsible person to obtain a
valid certificate of compliance shall be a misdemeanor, punishable by a fine of up to $500, or
90 days imprisonment, or both.

Section 2. Severability.

If any section, clause, or provision of this Ordinance shall be declared to be unconstitutional, void,
illegal, or ineffective by any Court of competent jurisdiction, such section, clause, or provision
declared to be unconstitutional, void, or illegal shall thereby cease to be a part of this Ordinance, but
the remainder of this Ordinance shall stand and be in full force and effect.

Section 3. Saving Clause.

A prosecution which is pending on the effective date of this ordinance and which arose from a
violation of an ordinance repealed by this ordinance, or a prosecution which is started within one
(1) year after the effective date of this ordinance arising from a violation of an ordinance repealed
by this ordinance and which was committed prior to the effective date of this ordinance, shall be
tried and determined exactly as if the ordinance had not been repealed.

Section 4. Repealer.

All Ordinances or parts of Ordinances in conflict herewith are hereby repealed only to the extent
necessary to give this Ordinance full force and effect.

Section 5. Publication.

Certificate of Compliance Ordinance, version 12/15/16
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The Clerk shall publish this Ordinance in a newspaper of general circulation.

Section 6. Effective Date,

This Ordinance shall be effective ten days after date of adoption by the City Council.

Certificate of Compliance Ordinance, version 12/15/16




'DEPARTMENT OF COMMUNITY DEVELOPMENT

MEMORANDUM
TO: Honorable City Council

FR: Garland Doyle, M.P.A., CNP
Deputy Director, Community Development Department

THRU: Jane Bais DiSessa
Deputy Mayor

DA: January 3, 2017

RE: Rescheduling of Public Hearing for Release of Interest in Property

On December 1, 2016, the following request was presented to your honorable body. The item
was referred to your Real Estate Committee and a public hearing was set for December 15, 2016.
In accordance with your actions, there was a City Council Real Estate Committee meeting held
on December 7, 2016 where the request to release the interest in the property was discussed. On
December 15, 2016 the City Council deferred the public hearing for a later date. We are
requesting that the public hearing be scheduled for January 12, 2017.

The Salvation Army (TSA) is the process of selling its property commonly known as 118 W.
Lawrence. In addition to the West Lawrence Parcel, TSA owns and operates a facility at 112
West Pike. In 1990, the Economic Development Corporation of the City of Pontiac (EDC)
conveyed a parcel of land to TSA on the south side of the street across from the West Lawrence
Parcel (“the Parking Lot Parcel”).

The Quit Claim Deed from the EDC to TSA contains a provision whereby the Parking Lot Parcel
will revert to EDC in the event TSA moves from its present site on West Lawrence. TSA is
unwilling to sell the West Lawrence Parcel if the reversionary interest remains in force, as this
will effectively eliminate parking that is essential for the use of the West Pike Parcel.

The proposed sale of the West Lawrence Parcel will benefit the City by returning this valuable
commercial site to the City’s tax rolls.

What TSA is proposing is that the City releases its reversionary interest in the Parking Lot Parcel
and in turn, TSA will grant the City a reversionary interest in the Parking Lot Parcel should TSA
sell the West Pike Parcel. This will essentially maintain the status quo for both the City and
TSA.

Since this is an exchange of the City’s interest in real property, per section 3.113 of the charter a
public hearing is needed. We are requesting that you honorable body adopt the following
resolution.

47450 WOODWARD AVE., PONTIAC, MICHIGAN 48342 « (248) 758-3030 « Fax (248) 758-3292




Resolved that the Pontiac City Council schedules a public hearing on granting and
releasing an interest in parcel 14-29-453-033 commonly known as 112 W. Pike and the
W Lawrence Parking Lot

47450 WOODWARD AVE., PONTIAC, MICHIGAN 48342 ¢ (248) 758-3030 « Fax (248) 758-3292




DEPARTMENT OF COMMUNITY DEVELOPMENT

MEMORANDUM
TO: Honorable City Council

FR: Garland Doyle, M.P.A,, CNP
Deputy Director, Community Development Department

THRU: lJane Bais DiSessa
Deputy Mayor

DA November 29, 2016

RE: Public Hearing for Release of Interest in Property

The Salvation Army (TSA) is the process of selling its property commonly known as 118 W.
Lawrence. In addition to the West Lawrence Parcel, TSA owns and operates a facility at 112
West Pike. In 1990, the Economic Development Corporation of the City of Pontiac (EDC)
conveyed a parcel of land to TSA on the south side of the sireet across from the West Lawrence
Parcel (“the Parking Lot Parcel”).

The Quit Claim Deed from the EDC to TSA contains a provision whereby the Parking Lot Parcel
will revert to EDC in the event TSA moves from its present site on West Lawrence, TSA is
unwilling to sell the West Lawrence Parcel if the reversionary interest remains in force, as this
will effectively eliminate parking that is essential for the use of the West Pike Parcel.

The proposed sale of the West Lawtence Parcel will benefit the City by returning this valuable
commercial site to the City’s tax rolls.

What TSA is proposing is that the City release its reversionary interest in the Parking Lot Parcel
and in turn, TSA will grant the City a reversionary interest in the Parking Lot Parcel should TSA
sell the West Pike Parcel. This will essentially maintain the status quo for both the City and
TSA.

Since this is an exchange of the City’s interest in real property, per section 3.113 of the charter a
public hearing is needed. We ate requesting that you honorable body adopt the following
resolution.

Resolved that the Pontiac City Council schedules a public hearing on granting and
releasing an interest in parcel 14-29-453-033 commonly known as 112 W. Pike and the
W Lawrence Parking Lot.

47450 WOODWARD AVE., PONTIAC, MICHIGAN 48342 « (248) 758-3030 « Fax (248) 758-3202
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ATTH: M GARLAND DOYVLE, ASSISTANT
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Jommuonily Dovelopment Depactment

47450 Wondwird Avenue

Pontiag, MT 48342

Ro:  HuRSALVATION Awwvy
Proposed Sale of 118 West Lawrence Streut
Requaost for Release of Intorest in Proporly

Paor My, Doyle:

This office represents The Sulvation Army (“TSA”). Purstnnt to our communications with your office
beginning on August 10, 2016, we informed you that TSA was in the process of selling ils propery
conunonly known as 118 ‘West Lawrenco Street (*West Luwronce Paveol”).  In nddition o the West
Lawrence Puteel, TSA owns and operates a facility at 112 West Pike (*West Pike Pagcol”), In 1990, The
Beonomic Develuopmont Corporation of the Cily of Postine (“EDC") conveyed a pavce) of land 10 TSA
on the gouth side of the strect.across from the West Lawronce Parcel (the “Parking Tot Purce)”), To this
duy the Parking Lot Parcel provides essential pueking for the TSA facilitics in tho neighborhood
including in particular the West Pike Paccel,

The Quit Claim Deed from the BDC to TSA conloing u provigion whereby the Packing Lot Parcel will
revert 1o BDC in tho ovont TSA moves from ils prevent site on Wost Luwrence. TSA is unwilling to sell
the Wes! Lawrence Pareol if the voversionngy inlerest remains in furce, ns this ‘will eifoctively eliminate
parking that 1 essontiad for the vse nud enjoymont of the Wesl Pike Parcel,

The proposed sale of the West Laweence Pavcel will benefit not only TSA, but also the City by returning
this valnuble commerciul site to the City’s tax rolls.

What 'TSA is proposing is that the City relense its-revorsionary interest in the Paking Lot Paroel and in
turn, TSA will grant the Cily a reversionaty interes! 1n the Patking Lot Parcel shonld TSA sel) the West
Pike Parcel, This will essentially maintain the glatus quo for both the City and JSA. Atihe same time,
Dbolh parties will enjoy the ceonemic bonofils associated with the sulo of tho Wost Lawrencs Paresl.
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Seplember 30, 2016
Puge 2 012

In order to memovialize an sgeeement renched botsweon the Clty nud 'ESA. in this regurd, we propose fwo
documents bo prepaved wud vosorded with the Quldund Comnty Replster of Deeds. The documenty are &
Relense ol Interest in Property by the City und an. Agreoment Grontlng Inlerost in. Property thut will,
egsentially convey lo tho Cily a xeversionary Interest in the Pusking Lot Parcel In the event of the sale of
the Wost Pike Parecl. Dialls of these two proposed documents ave ingludod with this letlor,

~ We e huppy to meet with you and any olher Cliy oflicials to answer your quostions ond addwoss |

concerng. As TSA hoa o sale ponding with regard Lo the West Lawrenos Parcol, time I8 of the essence,
Plense contaet mo at your earliost opportunily 1 discuss this malter,
Sinuerely,

Kova BANGITER WYsook P.C.
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1.

AGREEMENT GRANTING INTEREST IN PROPERTY

This Agveement Cranfing Interest in Property (the *Agroement”) by and between The Salvation

Atrtny, an liinols corporation whose rddress 18 5550 Prairle Stone Parkway, Hoffman Eslotes,
IHinois 60192 (“Crantor™) and the City. of Pontiag, a Michigan: municipal ‘corporation whose
addross 15 47450 Woodward Avenue, Pontine, Michigan 48342 (“Grantee®), made effective as of
the date of the last signature on this Agreement (the “Effective Date”),

RECITALS

A, TheEconomie Development Corporation of the City of Pountise (the *EDC?) conveyed to
Chranor title to.n cevlain parcel of real property localed al or about West Lowrence Sivest
in the City of Pontiac, Oakland County, Michigan, more fully deseribed on the attached
Exhibit “A” (the “Paking Lot Paicel?) by Quit Claim Dood dated June 19, 1990,
veoorded in Liber 11442, Page 391, Onkland Counly records on June 28, 1990 ond re-
recorded In Liber 11519, Page 820, Oakland County Records on August 20, 1990 (the
“Cofiveyanee™),

B.  The Conveyance contpingd o veversionary iblerest in the Parking Lol Parcel which the
Granlee, as successor in interest to EDC, at the request of Granlor, hus subsequently
released, lesminated and cancelled.

C.  Tu consideration for the release ol reversionary Intevest in the Parldng Lot Parccl by
Cranleo, Cranlor has agresd to grant to Graniee a similat interest in the Parking Lot
Parce] upon the terms and conditions more particulinly set forth in this Agrecment.

NOW THERLFORSE, in consideration of the foregoing recitals and the mutual promises
Tiercin set forth, the parties hereby agrec as follows:

Grant A Boversionnry Ratevest, Granlor hereby prants to Grantee a reversionaty interest in
the Parking Lot Paveol, whereby all right, title and interest in the: Parking Lot Parce] will
tevert to Grantee wpon the sale by Grantor of'its foe simple interest.in a certain paveel of renl
propexty located in the City of Ponlise, Qullund County, Michigan, deseribed as:

Lot 49, excopt. the, Westerly 30 feat, also all of Lols 50, 51,-52 nnd
53, Assessor’s Mt No. 112, according to the plat Ihereof® ag
resotded in Liber-53 of Plats, page 7, Oakland County Regords;




ancl Lot 21, Assessor’s Plat No. 113, according to the plat thereof
as tecosded in Liber 53 of Plals, puge 8, Ouklaud County Records.

Commonly known oy 112 Wost Pike Strcet.
Purt-of Pareol No.: 14-29-453-033
4. Reserding, The patties apiee to cavse this Agresment to be recovded with the Oakland

Counly Regislor of Deeds fo give recond nolice of thae interest of Grantee in the Patking Lot
Pures),

3. Comtingeney, This Agreoment Is contingent upon final approval und execution by the Board

of Trustees of The Sulvation Avmy, Tenltorial Headquariors, Hoffinan Estates, Winois,

4. Authorily, Grontor and Grantee each represont and warrant to the other that (a) it has full
power and authority to enter futo this Agrecient and to perform and carry out all obligations,
covenants: and. provisions hereofl and (b) lhis Agrecmont constitutes ‘the legal vulid und
binding obligations of suid pasly in accordance. with the terms: hereof and has been duly
unthiorized by all necessary bourds, directors, sharcholders, pattners, maunagers, membess,
excoulive and/or commilice asction as the cose may be of each party.

IN WITNESS WHEREOF Grantor and Grantee have coused {his Agreement (o bo excouled
us of the day nnd yeur below thelr vespective signatures,
GRANTOR:

THESALVATION ARMY,
an llinois sorporation

Dated: By
‘ Ils:
STATE OF MICHIGAN )
‘ )88,
COUNTYOF ____. )
On this duy of + 2010, before mo, o« Notary Public within and for said
vounty, pessonally. appeared o me

knows to be (he same person described in and who execuled the foregoing instrment, and who
asknowledpgod to me thut he oxcunlod the smno 1 his freo and voluntary act and deed.

« Notary Public
County, Michigan
Acling in County
My commission expires:
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GRANTER:

CITY OF PONTIAC,
A Michigan municipal corporation

Daled: __

By:

Hs:
SEATEOF MICHIGAN )~ " o e e

188,
COUNTY OF )
On this day of » 2016, beforg me, & Notary Public within and Tor said

covnty, personully appeored fo me

known to be the ssme person described in and who exccuted the foregoing insteument, and who
acknowledged to e that he execuled the sume as his fiee and voluptary act und deed,

» Notury Public
County, Michiyan
Acting in Counly
My commission expires:

Iustewmens dragted by and when
recorded retura ty:

Pavid M, Barbow, Bsq,

Kol Snugster Wysooki P.C,

400 Renoissance Centey, Ste. 3400
Dotrolt, M1 48243




EXHIBIT"A”?

Lot 47, except the Southerly purt measywed 22.76 feot dlong the West lot line and 33,95 feet
alony the Eust lot line, also all of Lol 48, alsothe Wosterly 30 foel of Lot 49, Assessor’s Plat
No. 112, aceording to the plat thereol as rovorded in Liber 53 of Plats, page 7, Onkland
County Revords,




RELEASE OF INTEREST IN PROPERTY

~The Chtyof Pontive; v Michigon munisipal corporation, ag successor In nlerest to The Teonomic
Developmoent Corposation of the City of Ponliag, o public body cotporate organized pursuant to
Iviehtan B, A, 338 of 1974, as wmended and dissolved by Resolution of its Board of Directors
held on Apeil 10, 2012, ond approved by Ovder Numbor §-179 of Louls I Schlnumel,
Biergenoy Manoger of the City of Pontlue, daled Aprl 16, 2012, hereby RELEASES,
TERMANATES AND CANCELS uny und all reversionary intoxest in the Tollowing premises
situnted In the City of Pontine, Oaklapd County, Michigan, deseribed ag foflows:

Lot 47, oxcept the Southerly port imensured 22,76 feet along the Wost lot liso and
32,95 feet along the East 1ol line, slso all of Lol 48, alse the Westerly 30 feet of
Lot 49, ASSESSOR'S PLAT NO. 112, sccording (o the plal thereof as recorded
i liber 53, poge 7 of Plats, Oakland County Records.

a8 reserved Lo it in tal certin Quit Claim Decd dated June 19, 1990 and teeorded in Liber
11442, Page 391, Oalland County Records on June 28, 1990 and re-recorded in Liber 11519,
Page 820 Onkland County Records on Auguast 20, 1999,

Commonly known as: Wesl Lawrence Steeet Parking Lot
Part of Tug ID No: 14-29-453-033

CITY OF PONTIAC,
A Michigan munieipal corporation

Dated:

By:

Hs:
STATE OF MICHIGAN )

JEEN
COUNTY OF )
On {his day of , 2016, belore me, a Notary: Public within and fvy said

county, poersonally uppeared fo mo

lenowi 10 be the same person desoribed in and who cxeputed hic foregoing insteument, and who
neknowledged 1o me thut he exeeuled (he same as his froe and volmtary act and deed.

, Notury Public
County, Michigan
Acling in Counly
My commission expires:

Instrament drarted by and when
recorded retirn fo!

David M. Batbous, Hsq.

Kotz Sangster Wysocki 1.C,

400 Renalssance Center, S$te. 3400
Detrolt, MI 48243
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