
                          
 

 PONTIAC CITY COUNCIL 
          STUDY SESSION 

                                                                                     January 5, 2017 
   6:00 p.m. 

     165th  Session of the 9th 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. Request for approval of a resolution concurring with the provisions of a Brownfield Redevelopment Authority for 
the village of Bloomfield Project. 

4. Request for approval of the Hold Harmless Agreement.  
5. Request for ratification of 2016 Development Agreement between City of Pontiac and Bloomfield Village Owner, 

LLC Regarding Village at Bloomfield Park. 
6. 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. 
7. 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.  
8. 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.  
9. 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 would 

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. 



G GIARMARCO, MULLINS & HORTON, P.C. 
YS 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: 

1. 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. 

2. 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 ofthe 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 ofthe 
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 ofthis Agreement corresponds 
to the term of the Brownfield Plan. 

3. 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 of200 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 OAKLAND 

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 

WHEREAS, 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 ofBloomfield (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 offiet 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, LLC 

CITY OF PONTIAC 

By: ___________________ ___ 
Dr. Deirdre Waterman, Mayor 

STATE OF MICHIGAN 
COUNTY OF OAKLAND 

BLOOMFIELD VILLAGE OWNER, LLC 

By: ____________________ ___ 
Its: -----------------------

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: ______ _ 

3 
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01/03/2017 

2017 DEVELOPMENT AGREEMENT BETWEEN CITY OF PONTIAC 
AND BLOOMFIELD VILLAGE OWNER, LLC 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 stmctures 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 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 

WHEREAS, 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 concunently 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. 

(a) 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 
(y) 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 refening 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 
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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 oppottunities, 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. 
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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] 
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Signature Page to 2017 Development Agreement between the 
City of Pontiac and Bloomfield Village Owner, LLC 

Regarding Village at Bloomfield Project 

CITY OF PONTIAC 

By: __________ ___ 

Dr. Deirdre Waterman, Mayor 

STATE OF MICHIGAN 
COUNTY OF OAKLAND 

BLOOMFIELD VILLAGE OWNER, LLC 

By: __________ ___ 

Its: ---------------

The foregoing Hold Harmless Agreement was acknowledged before me on 
________ , 2017, by Dr. Deirdre Waterman, the Mayor, ofthe 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 
__________ ,, the -------' 2017, by 

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 
1992 - Local 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 wjDevelopment 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 History 

15' 2013 - Mortgage Holder Wells Fargo Reaches Tentative Deal to Sell Foreclosure Rights to 
Grand/Sakwa Development- Deal EventuaHy Unravels 

., October 2014 - REDICO wjNational Investment Partner PCCP Acquires Foreclosure 
Rights 

qc January 2015 - REDICO Forecloses on Property 

~, June 2015- RED ICO Obtains Title to Property- Reb rands 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 ses 
~, Retail 
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Home Improvement Retailer 

~~ 
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Executed Land Sale Agreement for 15.7 Acres 

Anticipate Closing on Sale in January 2017 

Construction Commencement Spring/Summer 2017 

Opening 2nd Half of 2018 

Soft Goods Retailers - Executed Letters of Intent w/Major National Retailer for Two Stores 
Totaling 4 7,000 Square Feet 

Grocer - In Discussions wjThree Specialty Grocers for 20,000 to 30,000 SF 

Fitness - Negotiating LOI wjMajor National Fitness Club for 30,000 SF Facility 

~ Theater 
~~. Negotiating Lease wjMajor National Theater Developer/Operator for Luxury 40,000 SF 10-Screen 

Multi-Plex 

cy, Office 
Negotiating LOI wjMichigan-Based Manufacturer for 23,000 SF Headquarters and R&D Facility 

" REDICO Considering Headquarters Relocation of Affiliate Company 
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Status of Uses 
"'· Multi-Family 

•' Engaged Friedman Integrated Real Estate Solutions to Market Opportunity Nationally 

,,. Received Three Responsive LOis 

•· Executed Land Sale Agreement wjLocally Based National Developer/Owner/Operator 

"' Proposing Multi-Phase Development of 400 - 450 Market Rate Units 

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

w Seniors Housing 
~· REDICO Affiliate American House Contemplating Seniors Housing Development 

" Anticipate Construction Commencement in Late 2017 wjDelivery in Late 2018 
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Entitlements 
,~ Entitlements 

·•· Oversight of Project (w/Exception of the 'Thumb Parcel') Rests wjJoint 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 wjRequested 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 JDC on 9/21/16 

Anticipate Development Agreement Amendments Approval in December 2016 

~· Site Plan Approvals Will be Sought for Each Component Individually- 1st Half 2017 
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Financial Projections 
Projected investment 
., Commercial/Retail- $80M -$100M 

• Multi-Family- $45M- $60M 

" Seniors- $15M- $20M 

Total Projected 1r1vestment- $140M -$180M 

Equity Investment- $42M - $54M 

Commercial/Retail Return Projections 
Target 

Yield-On-Cost 

Internal-Rate-Of-Return 
Equity Multiple 

10% 

20-25% 
>2x 

Factors Resulting in Lower than Target Returns 
.. Execution Time 

• Increase in Construction Costs 

" Rental Rates Slow to Rebound 

Lower than Projected Land Sales 

~i)l 
0) 

Projected 

9.7% 

16.7% 
1.9x 
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City of Pontiac Benefits 
Direct Financial (Reviewed wjCity of Pontiac Finance Director) 

Immediate Inflows Annual Inflows Annual Outflows 

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) REDJCO to Hold City of Pontiac Harmless from Any 3 Mil Obligation to Bloomfield TW, 
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City of Pontiac Benefits 
Economic & Tangible/Intangible Benefits 
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555 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 wjCity 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 Specialty Grocers, Entertainment (Theater), Restaurants 

First New Large 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 Resolution 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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Schedule Milestones 
~· October 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 

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

~, October 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 

If; January 2017 - Commence Demolition 

~ March 2017 - Commence Site Infrastructure 

" June - Commence Vertical Construction 

·:# Summer/Fall2018- Retail Occupancy 

5E Winter 2018/2019 - Phase I Multi-Family & Seniors Occupancy 
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February 24, 2015 

MEMORANDUM 

TO: 

FROM: 

RE: 

Mr. Nathan Anderson 
Ed~ard Rose Building Enterprises 

Brian Smith 
Maxfield Research Inc. 

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 demand far mar:kQt 
rate general occupanc~rental housing for the Sl,.lbject Site locatednear the bordet of Pootiac _ 
and 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 BloorrifieTd 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 to note that demand estimates and conclusions contained herein are preliminary 
and are intended only to broadly assess the depth of the general occupancy 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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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 houslng,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. 

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 

r~~.tWki4~~~l~~~~~~~~~~~u~~t 
U.S. Census Estimate Forecast L ;woo to 2010 II 2010 to 2.019 

2000 2010 2014 2019 No. Pet. No. __.f£!: ... • 
Primary Market Area 258,052 247,916 247,338 255,595 ·10,136 -3.9 7,679 3.1 

City of Pontiac 66,337 59,515 59,359 60,397 ·6,822 -10.3 882 1.5 

Oakland County 1,194,156 1,202,362 1,212,137 1,243,533 8,206 0.7 41,171 3.4 

:iimfSEJJl:;JfQS~~tfi~II~t~~f~i~~!E~#~\j~~~Jk~~~J}iJg~~l~~~~f~~~~"~Jg~~~i:~~;t£~{~¥~\~i~~li~~ 
Primary Market Area 98,154 96,801 97,328 99,315 ·1,353 ·1.4 2,514 2.6 

City of Pontiac 24,234 22,220 22,380 22,891 -2,014 -8.3 671 3.0 

Oakland 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. 

• 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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Table 2 shows the age distribution of the population from 2000 to 2019. Data for 2000 and 
2010 is 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. 

Age Cohort 

TABLE 2 
POPULATION AGE DISTRIBUTION 

PRIMARY MARKET AREA 

2000to 2019 

• As of 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 larger rental town homes. 

• 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, ~otaling almost 26,797 people 
(18%}. 

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

MAXFIELD RESEARCH INC. 
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Income data is important when considering the ability of households to pay different rent lev­
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. 

to $24,999 
to $34,999 
to $49,999 
to $74,999 17,175 
to $99,999 11,250 

to $149,999 10;357 

to $199,999 6,843 

10,998 

97,327 

$59,261 

Less than $15,000 10,588 

$15,000 to $24,999 6,918 

$25,000 to $34,999 6,746 

$35,000 to $49,999 10,988 

$50,000 to $74,999 16,820 

$75,000 to $99,999 13,015 

$100,000 to $149,999 13,004 

$150,000 to $199,999 7,919 

$200,000+ 13,319 

Total 99,317 

Median Income $70,217 

TABLE 3 
HOUSEHOLD INCOME BY AGE OF HOUSEHOLDER 

PRIMARY MARKET AREA 
(Number of Households} 

2014& 2019 

377 
352 2,108 
373 3,308 

143 1,S29 2,261 2,358 

49 ,, 1,007 1,685 2,969 

20 469 1,312 1,925 

10 370 1,527 2,984 

2,773 10,986 15,489 20,200 

$22,346 $51,720 $64,752 $76,110 

844 1,408 1,196 1,521 

363 876 729 852 

322 949 927 1,029 

345 1,507 1,591 1,667 

414 2,439 2,629 2,869 

164 1,843 2,412 2,465 

n 1,301 2,041 3,226 

24 621 1,461 1,956 

11 505 1,889 3,067 

2,559 11,449 14,875 18,652 

$26,764 $57,652 $77,852 $87,370 

2,489 

1,985 

3,595 

21,184 

$74,853 

2,269 

1,094 

1,030 

1,792 

3,082 

2,817 

3,132 

2,258 

4,165 

21,639 

$87,076 

~_:..o"-~~ -..'..::. . :: - - .~ --,-,:- -:,".;-;,,'"-: :-'_, _'_-__ -~~an'ge~2014~q2019 :-_<,~- _ -- _'~-, : .. : ; ~:: -__ ,-- _ _: 

Less than $15,000 -753 -61 -76 -260 -322 -244 
$15,000 to $24,999 -2,568 -181 -220 -363 -460 -493 

$25,000 to $34,999 -1,281 -55 -120 -314 -364 -179 

$35,000 to $49,999 -862 -7 -88 -335 -441 -183 

$50,000 to $74,999 -355 41 72 -360 -439 -240 

$75,000 to $99,999 1,765 21 314 151 107 308 

$100,000 to $149,999 2,647 23 294 356 257 643 

$150,000 to $199,999 1,076 4 152 149 31 273 

$200,000+ 2,321 1 135 362 83 570 

Total 1,990 -214 463 -614 -1,548 455 

Median Income $10,956 $4,418 $5,932 $13,100 $11,260 $12,223 

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

MAXFIELD RESEARCH INC. 

1,683 

1,437 

839 

1,762 

14,532 

$57,446 $39,608 

1,579 1,771 

1,302 1,702 

1,145 1,344 

1,937 2,149 

2,836 2,551 

2,257 1,057 

2,136 1,096 

1,194 405 

2,523 1,159 

16,909 13,234 

$70,898 $46,827 
- -- '' 

'' - -- =-i' -~-

100 110 

-409 -442 

-101 -148 

70 122 

328 243 

574 290 

699 375 

355 112 
761 409 

2,377 1,071 

$13,452 $7,219 
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• 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. 

• Rent fs 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 became more popular due to difficulties in ob­
taining mortgages and overall buyer uncertainty. 

• Households under the age of 35 are among the most likely to rent their housing. In 2000, 
I" 

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. 

.. The Great Recession had a significant impact on the housing market in the PMA, between 
2000 and 201.0, 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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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. It is 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. 

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

• 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 apex in 
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 
of 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 Oakland, 
County of Oakland, HP Enterprise Services, United States Postal Service, and the Pontiac Os­
teopathic Hospital which combine for nearly 14,500 employees. 

~~~1m1 
2014 116,812 106,045 
2013 117,809 105,235 
2012 116,388 102,727 

2011 116,053 100,587 
2010 118,234 99,027 

2009 120,508 100,208 

2008 119,637 108,425 

2007 121,629 111,751 

2006 122,552 113,112 

2005 123,713 114,240 

2004 124,300 114,922 

2003 125,115 115,846 

2002 126,537 117,663 

2001 128,645 121,110 

2000 129,952 124,907 

Change 2000-2014* 

Number -13,140 -18,862 

Percent -10.1 -15.1 

TABLE 5 
RESIDENT EMPLOYMENT 
PRIMARY MARKET AREA* 

2000-2014 

~~~~~ulml~nmnl 
10,767 10.2%. 

12,574 11.9% 

13,661 13.3% 

15,466 15.4% 
19,207 19.4% 

.20,300 20.3% 
11,212 10.3% 

9,878 8.8% 
9,440 8.3% 
8,473 7.4% 
9,378 8.2% 
8,269 7.1% 
8,874 7.5% 
7,535 6.2% 
5,045 4.0% 

5,722 

88.2 

7.5% 7.8% 

8.2% 8.8% 

8.9% 9.1% 

10.1% 10.4% 
12.4% 12.7% 
12.9% 13.6% 

7.0% 8.3% 

6.1% 7.1% 

5.7% 6.7% 

5.7% 6.8% 

5.6% 7.0% 

5.5% 7.1% 

5.2% 6.1% 

4.4% 5.2% 

2.9% 3.7% 

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

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. 

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

• 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 

Construction 

Manufacturing 

2014 

Trade, Transportation, and Utilities 

Information 

Financial Activities 

Professional and Business Services 

Education and Health Services 

Leisure and Hospitality 

Other Services 

Public Administration* 

Unclassified 

941 

21,326 

61,449 

121,799 

15,978 

48,624 

181,921 

108,235 

63,815 

21,422 

13,972 

1,888 

$881 

$354 

$624 

$957 

* Data for Public Admlnisration was only available for the annua I average 
for2013. 

Sources: US Department of Labor: Bureau of Labor Statistics; 

Maxfield Research Inc. 

MAXFIELD RESEARCH INC. 
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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 4th Quarter of 2014 for the Pontiac/Waterford submarket 
as defined by Refs 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%. 

e 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 ASI<ING RENTS 

S-MILE RADIUS FROM SITE LOCATION 

2010to 2014 

S-Mile Radlus From Site Location 
Vacancy and Asking Rent 

10.0 ...-.,cC'--~~~~-,-~.,.,~~c~.c•----c""=~,~-,_,-~,.,._,,,~ . .,.,,.--s,•·~~=-"::--7.""~--,o:,-,-r 

9.0 ~~.:..c.,.-+-,-~·:,--,.,~~~'cc-'iSS+:-+~~::''-'_;;,.,;"'s~:.s-:.:,:;.-.~"":±~~""'',-,-1 

8.0 -1-~~~"""""......--·.;-,-:'b.6:..,-;-;,...-;-c-c-~·--=~------':~~~...,....-.,....,__--,--.-~,"''c·,;,-..,-...,._,, . ..,.,,c,,..; 
7.0 -k~ .. ~,;.::;;;;,::~.c---.,:~~~~~~:~;~~20~~~-~..:;~;~;.£;8,:¥;,.,:-;~~::J 
6.0 +-----:--:->"~"~·i~~~~~~~~i:~~~"'-'c*~'f.:c"!"'7&:'0§.-·~~~F.l 
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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. 

e As Table 8 shows, less than 1% of the existing inventory in the Pontiac/Waterford sub mar­
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 ofthe 4th Quarter of 2014. 

Built 

Before 1970 

1970-1979 

1980-1989 

1990-1999 

2000-2009 

Unit Types 

TABLE 8 

CHARACTERISTICS OF EXISTING INVENTORY 

PONTIAC/WATERFORD SUBMARKET 

4th Quarter 2014 

14% 1.9% 

40% 1.9% 

22% 3.4% 

14% 4.2% 

11% 5.1% 

Studio/Efficiency $629 560 

One Bedroom $765 761 

Two Bedroom $993 1,063 

Three Bedroom 291 1,462 

Sources: Reis Reports; Maxfield Research Inc. 

$1.01 

$0.93 

$0.88 

• 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 built 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. 

Cll 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 Road 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. Althqugh 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. 

• The competitive inventory includes six market rate developments with <l combined total of 
1, 742 general occupancy market rate units; 

• 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 97.0%. 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 smallestone-bedroom unit is $1.07. 

• In-unit amenities iti 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. 

MAXFIIO:.LD RESEARCH INC. 
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TABLE9 

COMPETITIVE MARKET RATE RENTAL PROJECTS 

10-MILE RADIUS FROM SITE LOCATION 

February 2015 

Distance Occp. No. of Occupancy I Unit Description I 
Project Name/Location from Site ~ ..!:!!!!lL. Rate ~ Min. Size Avg. Monthly Rent II Avg. Rent/sq. ft. 

Lafayette Lofts 2.2 Miles 2012 46 97.8% lBR 556 $760 $1.07 
151 Lafayette Street 2BR 900 $1125 $1.02 

Pontiac, M/ 

Nates: Dishwasher, Washer/Dryer, Internet Clubhouse, parking garage. 
Regents Park ofTroy 7.0 Miles 2001 299 99.0% lBR 875· $1,633 $1.57 

2751 Malcom Circle 2BR 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. 

Cedarbrooka 4.9 Miles 2001 584 92.8% 1BR 900 $858 $0.93 

200 lake Village Trail 2BR 1,100 $950 $0.78 

Auburn Hills 3BR 1,532 $1280 $0.84 

Nates: 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 I 2450 Norfolk Drive 2BR 1,230 $1150 $0.93 

Rochester Hills 

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

Legends Fox Creek 8.1 Miles 2000 339 96.3% lBR 775 $805 $1.04 I 4855 Fox Creek 2BR 993 $1,026 $1.03 

Clarkston 

Notes: Dlshwwasher, Washer/DrverHookup, Business Center, Pool, Health Club, Clubhouse. 
Bloomfield Place <1.0 Mile 1983 282 97.2% 1BR 750 $859 $1.15 

1610-1581 Bloomfield Place Dr. 2BR 850 $974 $1.15 

Bloomfield Hills 

Notes: Dishwasher, Fitness Center; Outdoor Pool Shared Laundrv, Grill/Picnic Area 

Sources: REIS; Maxfield Research Inc. 

MAXFIELD RESEARCH INC. 
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TABlElO 
PROJECTED DEMAND FOR RENTAL HOUSING 

PRIMARY MARKET AREA 
Z014to20l9 

I Under25 Age25to34 

Projected Growth of Income Qualifed ($AD,OOO in 2014/$45K in.2019) Hoasehold Base 
(times) Proportion Estimated to BeRentingTheir Housing'· 

(equals) Demand For Rental Housing, 2010- 2015 

I,a;r;,· 

Estiamted number of rentet' households in 20141 

(times) Estimated% Turnover between 2014 & 2019
2 

(equals) Total Existing Households Projected to Turnover 

(times) Percent of Households Income Qualified [$40,000+in 2014) 
(equals) Total Number of lncome-Qualifled Households 

[times) Estimated %Desiring New General Occupancy Rental Housing 
(equals) Demand From Existing Households 

X 

85 
87.9% 

75 

2,919 

93.5% 
2,729 

29.9% 

816 

5% 
41 

909 
53.1% 

483 

6,266 

81.4% 
5,101 

61.9% 
3,157 

15% 
474 

Number of Households 
A~3Sto44 A!;;e45 to64 

437 1,181 

34.9% 21.7% 

153 256 

5,807 9,256 

66.8% 55.1% 
3,879 5.100 

71.4% 72.9% 
2,770 3,718: 

15% 10%' 
415 372 

"'*10tar'miffiiffiifFrom,Housefiotifiiii>wt'litii'iifJ$/ISft~li'Jlousiiil<iidS'liiil~tM); ·;•;: ::·•.•;:::o~h·:· : ::;i·•· • •'•-···! I :~;;:,;tJiEfcts' ifs~X'?;v:·.~':\i¥~>9s6 · , .. '·''<;t:.;~;::.:;:c .. ,, ~- '!>6ihti.f.i}Y·'j''Yi~··;z<szs 

Market Area Demand for Market Rate General Occupancy Rental Housing 

(pi us] Demand from Outside the Primary Market Area (25%) 
(equals) Total Demand for Market Rate Rental Housing 

{minus) Competitive Units Pending/Planned in Market Area• 

{equals) Remaining Demand Potential for Market Rate Rental Housing 

(times) Percent capturable on theSublectSite 

'--

2,424 

808 

3,232 

0 
3,232 

15%- 20% 

Age 65 & Over 

4,273 
16.0% 

684 

3,802 

43.6% 
1,658 

58.0% 

961 

10% 
96 

780 

·Yg:ici(itals1jTOtalloemand!cri6trifaltf~~ii*Fi~:SUliJ~<¥:S~~~~~~~A:i!Y1~'t.~lt.~~~-1i<~~~;~:i},~:;~;~:~::·>=~-';::·:,;,.:·~~ .. ;::~W:~-E;~~:s;.;l~.!~~(~·~';',~;~,~i~~!t~;)~:~~;~t~~r:~~ji?7reJ:~~g.~S~~:it~Si;:;;;s~s·m :!\·::.~·~:.~t:~;~;r:-;;s:~2l{~~f;Ji.~~t(;.H~~-tifiJ~}I2·f;,~~~;:~~/5i;~;~?.r~· ::~~":1~-~lf~~7ei~;1-~;1.g,:l 

1 Based on 2013 American Commun1ty Survey 5-year estimates 
2 Based on Turnover from 2013 American Communi tv Survev of households moving 2005 or later. 

*Pending/prq[:!_Q_~~ campe!!t!¥~_l,Jnits at 95% occupancy. 

Source: Maxfield Research Inc. 
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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, Ml . 

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 
popular 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 _£eveloper 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 ~nimum 24 foot buildin~except for the 

clubhouse, maintenance building, detached garages and any other ancillary 

structures in the residential development area. 

1111 Signage 

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

~5:)1C1 ® 
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PROPOSED MULTI-FAMILY RESIDENTIAl 

SUlLD!NG DESCRIPTION: . 
OF STORIES 

tllii!TS !>ER BUILDING ··· : 
·. AITAO{ED GARAGES PER BUllOlNG 

f'AR!\!NG:: 

:WJ~~\~W~~!k-s, 
SITE AMENITIES; 

COMl,'I(JNITY BUILDING Wlni POOL AND FiTNESS 
FAC!UTIES. PEDESTll!AN WALKS. DOC PARK AND 

.: LANDSCAPED POCKITPARKS. 

ltlrif.~~ 
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CONCEPTUAL FLOOR PLAN 
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CONCEPTUAl FIRST FLOOR PlAN 
36 UNITS 
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CONCEPTUAL FLOOR PLAN 

2.BEDROOM 

"""""""' 1 BEDROOM 1 SEOROOM 2SEOROOM 

1 BEDROOM 2 BEDROOM 

~EDWARD 
. ~~~OSN~ 

2.BEOROOM 

2.8.EOROOM 

-.-;-;-;-;-;---.- --.-·- :-.·· 

2BEDROOM 

1 BEDROOM 1 BEDROOM 

1SEDROOM 

SECOND & THIRD FlOOR PlAN 
36 UNITS 



CONCEPTUAL FLOOR PLAN 

GrQnfte Cou11lerlops 
liX siorre equlYaien!) 

C.c:upet:· Uvlt1g lCC:ri~. bed-{'ocrn.!: 

~f:f'IW,,R[) 
·~~~~)~~ 

Woad s:iyle \llnyl 
l'l.olll<. flooring: ~:Jtcnen. 

balhroom, enlly 

PROPOSED INTERIOR FINISHES 
Village at Bloomfield- Proposed Multi-Family Residential COmponent 
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CHARACTER PHOTOS 
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CHARACTER PHOTOS OF CLUBHOUSE, POOL, 
SUNDECK, FITNESS CENTER, AND GRILLING AREA 
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CHARACTER PHOTOS 

lllr~~s~~ 
CHARACTER PHOTOS OF PROPOSED THREE STORY MULTI-FAMILY BUILDINGS 

Irene Woods Mixed-use Development- Colliervnte, TN (Memphis) 
Excellent Occupancy - 99% 





BUILDING SIGNAGE 

~i:)ICO® 

PROPOSED ALLOWABLE WALL SIGNAGE : 

GENERAL FORMULA FOR PRIMARY BUILO!NG SIGN : 6% FACADE AREA 
• i~ GElif._RAL. WALt. & GRQt.JNO SIGN NOTES FOR: t..J1,1JTATIQNS) 

. BUILDING/TENANT . ALLOWABLE SIGN AREA 

I Sf, 'r04,::JUJ S.F. ~l::INIMtlll.-1 3~ S~f. 

4,b"'.rl S,F.lCHI)MS.f, HOi "!"0 fJ(ca;c !SS) S,F, 

·tV.:rJGCS.F. T02!J;,UOOS·.~. NOT TO EXCEEn l2: S.f. 

2e.~1 ,S.F. 1D45:.COU $.~. N01 10 f:',)(Cf!s-rJ ~SI/ $.~. 

4f:,t<tn 100.'000 S.F. NOT 1'0 F.XCF,W ?rdt S,F, 

IQD.f!Ql S.F. JO:ma,W~ S,F, UOT TO 5(C~ 3CI(l: S.F, 

OVE:R 2t.IV,OOO S..F~-1 6tJI~OI~ 'A,' 1'401 TO ~'XC F.~£) '!JQ S.F, 

CiS>IERAL WALL NOTES! 

1,) A.l..l.. W.Al.t SfGNllS«At.t BF.lNOI'!PUAJ.CHANNEl.. t..::rr:f;:RsOR Sl~flJ\R. tN7f.'"fi:NAl.t. 'r' li..J.UMIN,..TEO, COiO~.:;. 'MJ.L VARY 
F<R.TeNANT • 

.C.} AU. ~NTS SkAt.l SE: AU:OY\i'EO Wi.Ttf'l ~ WAJ.J ... SIGNS TO SE toeA TED ON TrlE FF\ONTA.CiES INOJCA"'r'EDOk• THE 
'SITE SIGMG~ VIAGJ'A>.r, 1:HE ~51 NED SIG-"4 AREA. SHAU :.!Of EXCEe.P Tl-IE TOTAt.A.~AU.O\oVEO li'! TJ;{f. 
'AU 0'/iABlf. \0/A~L S]GN C~~l<::'f'. 
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'SITE SIGNA.Ge OJAGR,A~', 1'1-ji;'SS:ONDAAY'WAU. SIGN AAE.A. FOR EA.Cli $l{i.-.t ~.AU.. KCT5Xt:e50 S"~% OFTH~ 'PRIMAf.!Y' 
SIGN AREA 

4:,) :IJ"L.o'l.l1 "FAMIL. 'I Rii:i[C.!UUT'AI:. Bl;li • ..Dit-:CS SHAt.r. r,~e; Al.t.OV/ii:O \'1/AI..l. &:iO~~ ~OT 1!"0 O:CEED :P. S..F, PiJ<: eul~l>ING 

:,) aL."Jl.DINC 'E' (PARK~O OEC"K)'SiiAt!..BE At.lO'IVEDTOtfAVE A W.\LLSlGN MOUNTED fOO FEET HJCM: Yoi1Trlf.,"J. A.C'i;EAOF 
200 S.F. ON n<e: SO~ SIPE OF THE 8UlLD11\fG FORA 7ENAN1l~ ClrtiERaUttoiNG tr OR 'E", 

C .. ,) 3UU.OJNG 'PSP.ALl. &.E A.L!..01.v.e.& TV H/WC. A SIGN ON THE SOUTt-t WALL OF T'1E ANCt-\OR lEN.dl'J.T MOIJt,rr-ce- ·10" HIGH, 

?,)Sf.t:0\1'-::AALL SITEOlJ\.Gl:t .. \M TI-USSH~f;r 1:-r)A. SIGN; lOCATiONS: 

* - jND!C:Aid; .SUILi:liNO- ~RON';' AGE FOR. 
FOSSISl-EWP.U. SJGN tOCA.Tlot~S. 

425 AGREEMENT NOTES : 

1~ING SIGNAGE; 
fl-fE 4:?.5A~Mf.NT A.U.OWS6.%¢P. TH~FACAOEARE;A TO B~. ~IGN AAEANOTT()t;:)(C~&O t?.l.lS,FA.Nt)NO:.t­

IUU\II}NATCD. 

A. THE Ph'Of!o'OSAljS TO AlLOW £i% OF T~5 FACAnE AREA 1'0 .9E SIGN .AAEA WlTH-ItWMJNA1[0N At.SO v~·jTJ-< 
INCf\1EME:'I!lAt.l!'-o"CREASES FQR SPECIFIC 6UILDL% :SfZE$ -SE.E CHART. 

e. SU!I. O!t.{G SIGN HElGHT t !M[.A:TIONS 
11iE 42S AGREB/.ENT AU.OWS SIGNS TO 5£ NO HIGHER THAN 71 ~ HlGti AND NOT TO EXCE=V t2C" S.f, THE 
PROPOSAl!$ TO AJJ..OWONE SJG.N TO SF! A W.AXlMVJA OF 1 rlO""J• HIGH ANO 200 S.F. THIS ftRO?J"OSED SIGN 
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MONUMENT SIGNAGE 

~=:-1c~ 
t'El 

GROUND SIGN DEVIATIONS : 

PROPOSED GROUND SIGNS : 

TELEGRAPH ROAD 

~·U@ U0£.1'~flfR~NP~o0-,e.•l1i:JG::t:T 

~:~~@ ~ S£~et SlG~ FACE@5";!E.lGH'r 

~1t0i'.S$J•.;.e.~G:1LJ"Id2®ti'HE~ 

GOLF DRIVE 

~l~@-7'6-PF ;:";Ei'!G!GnFAC~-@ff-:iiaG-Hr 

GIG!c'AREA.SIJ8TQTA!.. -.nJ S.F. 

SIG~:OETat\C:K; t!S'"Pr:OI.t "TaE:GlVPI1 I'W, Rt::tHT..:oF-~Y 

TOTAL# OF GROUND SIGNS PROPOSED: 7 SIGNS 

TOTAL GROUND SJGN AREA PROf>OSED: m S.F. 

ALLOWABLE GROUND SIGNS : 
(PER DEVELOPMENT AGREEMENT} 

TElEGRAPH ROAD 

(l:Ji=>TO.-,j0J'2~F ~ SlG~lFA.CE@S'HEIGJ.fr 

S!C:.fH~V.!JU~TAJ.. ~TQS!i!;;.~ 
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iOl!:W~OPJr.DlT _.lo:i~SfCOON d.~j 

TOTAL# OF GROUND SIGNS ALLOWED: VP TO THREE {3) SIGNS 

TOTAL GROUND SIGN AREA AU.OVVED: UP TO 96 S.F. 

t:R0\11(0 e!G}i NQID' 
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.......... 
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425 AGREEMENT NOTES : 
;!. UONW!!li:T SIQH: 
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MONUMENT SIGNAGE 

~5:)1C1 ® 

GROUl\ID SIGN DEVIATIONS : 

PROPOSED GROUND SIGNS : 

TELEGRAPH ROAD 

{.:Ill') UO~.r. P::R!>IGN F....CE'CJ!a"~:if 

1:1~ ® i'J,.S,F. PE~ t;:IG.&i fJl,.Ct: @'5"HEIGHT 

,-.u@ 75 !LF.PE!ltiiG~ FACE: G .a"He.IGti'!' 

GOLF DRIVE 
~1}Q!'7ti S.F. ~eR.SiiiS FA:C; 0; ir'HSGltT 

-Cl~N:NI:s..\ SEJffrOl'Al: m S,F 

;:51GN:~PnlACl>: JS'YROIJ T"'"--l£GJV...o,.j RO.RLGH'f-Ol"-WAY 

TOTAL# OF GROUND SIGNS PROPOSED : 7 SIGNS 

TOTAL GROUND SJGN AREA PROPOSED : T22 S_f_ 

ALLOWABLE GROUND SIGNS : 
(PER DEVELOPMENT AGREEMENT) 
lELEGRAPH ROAD 

~!J~"7G3\@32'S:,f.P~!:-lG~fACE@_5"~ 

!;11;1-: ... "l;A SUlft't!TI't.'- ~~TO 90 &.F. 

CIG'K~~: I.::;"FR.OJd l~G.JI.N>tl ffi:l. RICiiHT-cf:.l"lA;( 
~D.!V.EL.QPIJ.E{'LT ...:GR.e.E:\1£Nl Sf.'Cf10N 4.)30~ 

TOTAL# OF GROUND SIGNS ALLOWED: UP TO THREE (3) SIGNS 

TOTAL GROUND SIGN AREA ALLOWED : UP TO 96 S.F. 

-GROt.J'!t=D SIGI./. -NOTES: 

l. ~ONIJY.J;~T CIG~S .:i:rtAll El~ SERIACl(" ,ll. !JJ.•m,r.JI,( 01'" T4 f:E:.j f"ROM ~EGIV.P~ ff.D. fiJG':ff--Qf"-~W.-.-, 

l. ){.QJ•iVI,tENT ~GNS $1"t .. .ll. ~E ,_, fM)QUUIJ ¢f' 5' fEET HIGH ,tJo/f.l t~il. ~.fFER s:OE. 

~ i SEe DVSI'.M.t.. S~fE DtAGft).M Tttl$ S.HEEl fOR S:!GN LOCI. nONS : 

.......... 
I * \ -mlllCI'.:r&o PROPOSED \ I :r.IOfillf,JEtij ~IG.N [1.1 

'-."""" I!!LJ)QMP~~TWP. 

,.-;:..,, 
\( * , -INt>!C,;!'Ol' P"OPOOEO 
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MONUMENT SIGNAGE 

@' 

15'-<r 

TENANT 51~ A~:;£A 6es e.F_ 
!?HO.""PiN::il C!:llo(iE.~ ~ 5-r. 

1/4" = 1'-o" 

(TOTAL: 120 S.F.) 

J-PAlr.ITEOALUM..S1G.N 
PANELS !COLOR: swroro 
'TOOUEWffil'El 
WJROUTED B/I.CKUT 
tETr'ERS (TV? •• 

TENAl:IT 1A 1 

iENANT SIGN A~A 6~ Sf". 

(TOTAL: 120 SF.) 
1/4" • 1'-()" 

g::.~ 

~rr===============~ 

( AM!iRICAN ~ 6f6N. .t.Rfi!A }9 Sf(~ 1/4• • f-Q" 
(TOTAL: 711 S.F.) 

r-----~ 

T.ENA."'T 

rpSGJ.~P $1'GN AR1:A * 5F.J 

(TOTAL: 40.5 S.F.) 
1/4"- 1'-<Y 
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DEVELOEMEN'J; AqltiDE1'v!ENT ~ ¥ 
Agreement made November 'J l, 2002, · b~tweim1he City of Poniliic, a Mliibigau.home 

mle city (''City"), the Chat'ter: Tbwnshlp ofBloomfield ("Township"). and Har_om: Telegra:ph-

2103 L,L.C,, Bloomfield Acres klq~itiou Company L.L.C., }!aibor Telagra:pb-188). L.L.C, 

Harbor Telegraph-1899 L.L C. and Harbor Vogue :Plaza LL.C. (herein collectively ''1{amorf). 

L rlal:hor owus land desi::ribed tm Exhibit A hereto (the ''Land"). Hlltbor represents 

thai there ar~ no other individttals, legal entities or lendi:i:ig institutions which have an interest in 

the Lmtd and whose consent is required for the nutty· ti:t'Cthis Development ~eeroent 

2. Tht~ :Landis the subject of m agreement betvte¢u the City and the TownShip made 

p\UtlU~t to 1984 :P A 425 (tb.e "Act 425 Agreilruent"). attn.c:h;()d as Ex/iibit Bhtueto. 

3. The Land is a subjecl-of severalsui.til p(;)Mfug in Oakland County Ciftuit Court 

and tbe Mtchlgnn Supn.m1e Court listed on Exhibit C hereto (the "'Litigation'~. 

4. Development· and use of the Land is subject to the Town Center Difrtrict Zoillng 

Ordimmce"), which is a:ttacheti hereto as Exhibit D _and shan not be amended during the tertn Of 

the Ad 425 Agreement, GXcept by rurtfual agrei.'iment oftl!~ Ci1y'mld the TQ.Wnship. 



Litigation, a:nd ilieir purpose is t6 implement such sdtleJ;'fl~nt. 

6. Notw.ifusthndi:ng the provisions ofthl! Zoni.r.\g Or~fui6¢ the prutill.S ,have agreed 

that the clevelripment and use rif fue Umd mil be governed by the provisions oftltiso AgteemeuL 

Any conflict between the. terms of the.Zbning Ordinance and tl:ris Agreement vAn be resolved :hi 
\ 

favor of the terms oftlris Agteement. 

tu cotJsideraclnn of the :premises, the 11a.iiies a~ee its follows: 

1. 1~ develo}Jment !'1nd uae of the Land shall be limited: as set forth b~low. 

· 2. tlses on th6 L~ti.d shall b~;; ·!mch uses JiS·· ar-e permittt:d in bath the Zoiling 

Orcl,:inance andtb,is Agr~ment, ttn<Lsllall be limited Rt 

a. No more th~ 1100 residpntial uril~.1lP to a t(;iWJ of 2.2 nrillion .square 

fl:let of J.e~able .r~idciltial spdce (the iu'ea wiJlilitJhe Walls ofth~ r~identiil W,:lita)~. aubjeotio 

paragraph 2(e) beiew, wbiohwowd allow a combined i,t:ttticiinUIJ:l;.ofl234 ~nential uni~d!.fMili 

with a Ulfuimum square fOotage nf uoo liCJ.uate fee~ up tn .li q(}mbi:b.eiliPiixiinu:i:n oB'!A68 

mi.llion square feet oflelllili.ble resideniial space. 
I . . ' 

Ten:tris courts (buhiot to exceed 16 in nutnher whose looafion ShaJl beJ#tiited to the hci!tllli club . ... . '. . . . ·.-

and one rrttuctu:re ot buUding adjacent thereto or actoss a street llif1i'efrdni)shallnqtbe i:nclll.(ied 

iri thp area limitation, but shall nevertheless be· subject to the Tiers Band Chcigntfuoitati()ns fpr 
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domes or denies ef~y kind. 

(), All or part Cil the mat floor of~y or the .residential and office b'Uiidiritw 
. ; 

~ected J)U!'SillUlt to subsections a md b above. may ba used for retail commercial~ and service 

USM listed in the Zoning Ordillance. 

" d. Casinos and similar gaming :filcilifii::s;. adUlt uses, and telecmmnunicatioil 

towers, as defitied. in tlris Agreement, shall not be pemtitted. 

e, R.e$i:dezltial 1tui.ts may be substituted for nolH-esidentihl space· under 

paragraph 2b above, up to not mote than .134,000 liqwtre 'f~ of n,ouw'fe~d~~;t (!pace,, at a l'litio 

of one residential ucit to 1,000 square feet ofnon-r.esid.eintial space; 

f. No nmre than 1 single hotel n:my be looated wit1ii:ri the developmt,"ld wl:iit:h 

may b~ looatw in ~ilier'l'ier B or C. 

3. .No building shall be less th~ thirty (30) ·feet in b.ei,ght~uilding Mi!Wta ah.sli. bo 

limited tm:fullows: 

height shall not ~eed three stories. and shall Mt tttceed 46 feet, exclusive of roo.ftQp utility 

equipm~ whlcb shlill b~ D.{j higher than six ~ef:tvisulilly Scteened; and ·$et bac{tiit Wast 20 feet 

fi:Qm the 1'elegraph Road side of the building. All buildblga iJhal.fbe set b~kal'lli.'hlmum o£40 

feet from fue Telegraph Road properly line (right--of-way). 

b. . ~B. . Between 350 feet and 500 feet .from· the ~-of-way at 

t eiegraph Ro~ hmght shall not eXceed: 

1. S stori~ f!lld sbBU not exceed '1l feet if devoted ptimarllY to ndn 
resideni:ill. fules; 



'· 

2.. 6 st;Ories and shall not exceed 84 feet ifdevoted to pr:Unarlly 
resideiltlaluse; · 

3. 4 stories and· shall not exc~ed 84 feet for a health chtb; 

4~ 6 stories alld shall not exceed 84 fuetfor a sfug}e hotel only; 

5. Roofiop :utility equipmettt, no Jtigher than 6 foot visually screened, 
set bac~ at least 20-fect t'oonii:'W.egraph side oi'btrildlng, 

o. · Iier C. 500 feet rn: mote frotn Telegraph 'Road, height shall oot exceed: · 

!. 7 stories and shall not ~owl 97 fuet if dev~ted primarily to non 
re.s:i~ uses; 

2. 8 stori~ ~ shall not e:llt<:eed 11 0 feet if devoted primarily to 
reSidential uses; 

3. 8 stotieli and a babitabiC:attie inCluding ~cbitectoral.tea~ $lteh 
as gahll% lll<lnsa¢ or sle>p,~ roof with 110't less ~. a ltll~. pitch 
enclosing au roofiop· :\lplity eq~ptneint; shall Z).~t ~ceed 123 feet fu 
the roof peal:!: if devoted prirruttilyto residential us~; 

4. 8 srorl~ .and sha.U n~t til:eeed 110 feet for a lliogle hotel only~ 

5. 4 m.ories nnd shall oot exce"ed 90 ft'iet for a health club; 

6,. Roofttip utility equipm.cnt, except with respt:'ii fu. buili.liugs 
constmctr.d pursuant to Tier C, sUbparagraph 3 above, t10 higher 
than 6 feet; vl.$m!.l1y screene~ ~ back at least ZO feet ftqm 
Telegraphsi.de·0f'buildh1g~ 

d. An:ten:na.S; telecommunication amenrui.s;: and mofiop ~ .imft other 

arclriteetural featm-e-1 are petmittci.i, but in no even~. Shall fuey e:tmd:a !.llaximtJ.i:l:l nmgat o!6 feet 

ov<,-r the maxim-um allqwabie hei~ for all buildlngs, other than those buildings peunitted 

purs\.Ulntto Tier C. subparagrapl13 (habitable attic). 



e. · ill Tiers B and C, with the exception of the buildings: metitioned iu Tier C, 

suhparagra1;1h 3, parapet screening shall be permitted. The par;apet screening may extend 'in a 

straight line para:Jld to or as an.extension of the outer walls of a ~uilding if it contain!§ decorative 

elemep.ts. If it does not contain ~orative elements, it shall be s1op~c.i The pai:11pet screening 

shall be ncm~usable. and eXclusively foncteeuing. IfS1oped., it11biill he at an angle sa as 'ID 

Sm;"tren nll rooftop utility equipment. I1HO eve,pt shall the paJJqJet ex:ceed l;Jll~ heightof 6 

maximmn height allowable for sJ:tch building. 

f. If a building straddles 2 or more Tiers, the entire building must COOlply 

With fue heigbtresrrictions of the more resfrictive Tier. 

4. Pi!Xking sha11 be required and :regulated as fdllows: 

a. As :provided for sucl! uses 1n lhe Zoning Orulnance. 

b. Bearing in ndnd the inte~la±iaoahip' of uses contemplate!l f~thtiLand, 

the Joint Development Council ~stibl.ishe~ pursuant to :thi; ,Act425 Agteemen~ l)lf!Y reductrthe 
. . 

parlcing.teqtiiremeuts; tm a sbovArigthat thetfl m alesserneett far parki:ng-because af~erally 

accepted shared pru;lting principles or tm. a showing based oil me natl.lte of fue u~es or 'baaed on 

experience ai'lm development ofany portion oftb.e Land. 

5. Building lot coverage, mcludi!igp.adclng stmctutes, sh~ not exc~ed 36 acres, Md 

building lot ~overage exclusive of parking structures sl:u:iU rtot exceed 29 acres. 

6:, TI1e area shown on Exldhn 11 heretoi.wmcb is adjaceuttotbe LMJd, tuget.herwii:lJ. 

its associated drainage facilitieS", may be utiliied to provide stonn dttiitfuge fortheLimd. 

7, Additi()Ml provisio!lll wb:iPh shall gov.em the use of tlrls lnnd include: 



a. Definitions: For purposes o[this Agreement, theJoHowing deftui.tiolis 
shalf be controlling: 

L Adult Use includes tlie following; 

a. Adult Arcade, defined M1J.placeto which thes pti.blic is 
pernutted or invited to view motion pictures> video or la'>er disc..picturei.l or other produots 
of u:nag!:!-producing de vines where the wages disp1ayed are disti'n~ed ut 
c,harac.terized.by the depicting or descn'bin.g of "specified sexual activities" or "sp:ei:;ilied 
anatomicalarel!S". :-

b. AQ.lll.tbook store, adu.ltnoveley sttl'W. pr adult vi~ ~ore, 
defined as a comi.llercinl establi.sbmimt which, as one of its ']Jrlncipal purposes, offers for 
sale or rental for any fcirm of consideration readiug materials, photographs, films~.mcitio\1 
pictures, video cassettes orv:itleo reproductions, slides orothervilnr~l represent\;tions 
char.acted.zed.by the depiction or d6.$crlption nf"sp¢0ili00: sexual~~Ctivities" oc. ~~specified 
anatomical areas"; odnati.uments, dnv.icea orparaphemalia \vhlch are desigood foruse.m 
conrwction with ~·specified sexUal activities". 

c. Adult cabaret or establishment, deffued as a night oll!b, bar, 
restnUr!mt, salon, barber ahop or simi1ar commercial esfablinhment which reglllatly, 
features: persons who appear fu.a state o:f:uudity or gemi-:nndity; live perfonnanoes 
wbicb are characterized by the expos1.lr!l of"specified <matomimu areas'' or by ''specified 
sexuil activities~; or, filxns,.m'Otion nictures, videon cassettesl slides or oiliei: 
pbotograpllic rep-roductions which are characterized by the depiction r:lr description of 
"specified seocual activitleti" or "speeified 1tllaimnica1 areas'•. 

d. Adult motion pic titre th,~rer. defined liS a commerof3.1 
establilihmeot whose primary purpose s:nd activity is the eihl.oition~ f9rany fonn 1;)£ 
conside.ration.. fil:tils; motion piPtl®..'t, video -cltl\settes, slides1 or sirtl111tt photogtlll!llic 
rep.roductioits whiCh are chan1cterizt!dby.fbe ®piotioiL dr descriptitin of''sp~Cii sexulil 
ac:tivities>l or "speotfieti nnatoroica:l: ate(!ll". . . 

e. A4ult theatet;dafuled aii a theater, concert ~~Jt'lldilorium, 
or sinUJur commeteial establismnent whln.lu:egnlru:ly features pars!Jns who <~ppeat in. a 
state ofnudity or setni-nudity7 or llve pr.rllnmances whi.ch are ti1iaJ:ilcterized.by the 
eXposure of ''specified anato:mical ari:as1

' or by '1spoomed s~ual activities"~ For 
purposes ofthis defil:litiorl, the following additional tenns. apply: 

L Nudity or a state afnudity ~i;lan~.tbe showillg of li:J.e 
bumau male or female genit!i.ls; pubic area, vulyu; anl:lS, anal cleft en: cleavage w.\tliless 
than. a fuUy opaque coverina, '!he showing of the femite b:reast with less tban ~ fully 
opaque covering of any part oftbe nipple, Or a sho•vittg of the covenid male genitals in a 
discernibly tur&id state. 



2. Semi-nude or s¢mi~nmle c_onilitl'oJt means the 
showi:ng of the female breast below a horizontal litle !ft:r<iss the top of the areola at its 
highest point or the showing of tbe male or fem!i\e buttocks. This defulition :il:iall include 
the entire lawerportiGlli of the human.fetrtale bte~, but shall not mclude any portion of 
tlle cl-eavage of the hun.lau fen:ialjj breast, exln'bited by a mess; blouse, skirt; leotard~ 
bathing suitor otherwearl:ngappru:el provid)id the areohda noteXp.psed in whole otiri 
pilrl. 

3. SpeGi.jiecl anatomical tn-eas melllls: the h1J.l:Wmm:ale 
geuite.ls in a (ijsc~bly tu;rgiclstate, evep. i,f com.p]e;teiy or opt~qualy covet-ed; or less than 
completely and opaquely aovered human genitals, pubic r~gion, buttocks or a feroak 
br{;!lilt below a point immediately above the top ofthe nllil!a. 

4. Sptjcified sexual activities .means any of the 
following; the fondling or other erciHc touching ofliu.mtm: genihiiS,; pubic region, 

. buttocks, anus, or female bn~asta;.sex acts, normal orperv0rted, actual or simu.lm:ed, 
includfug inwmoume, oral copulation, UU!Stut.hatitm or sodomy; {IT excretory functions as_ 
part of or m connection Willi any of the activfti.es previously roeutioued in this de:f5:nitioi:l. 

2. Ccmino. A room onooms in which !tlly legal or :illegal gmnblinfl game is 
canied dr1. Fo.r purposes of this definitiollt ''-gambling g'!nt.e" shall mean any gll.'lile ofohaucei 
banking or pttrcentage game piayed with ~i dicB ot miy mechlll:l:ica! device or i.Uachine for 
money, property or any token or othen:-epresentative tii;vcl.ue. 

3. Habitable tittic; A fin:isbr.d i>pace between the ceiling joists oftlle to-p 
story IUld the roofraitms which has a stairway or other:permanent means ofaccess mid egress 
and in which the ceili:og area'Wnta:height of.no less. than 7 feet 6 i:oc~ above the floor. 

4. lidteL A facilitY offering transienHodging.liGCOmmodatioria tb the geiu1J11l1 
public, whicl:t shall provicknrddii:ioualservioe.'l, including :restauiauts, meeting roon:m, 
recreational fucllities,. and may also prov.id.Q. other customary accessory uses. 

5~ Tslerommunicatian Towers. W:rrele:m co'Pli'll-mri®tion fll.CDilies, including 
all $ti'Uchu:es and accessory facilities relating tp the u.se. oftbe tadip fte({ttG!lCY S!leci.nt't:r:)..for tb:e · 
purpbSe of t:ra:usuritting or receiving radio siguals. This may inclW:le, bi.it shall tibt be limited tb; 
$119. towers, televialon tow.ers. telephone devices w.d cxchru1ges, JD.tvrowave relay facilitie!J., 
t6lephone transmission equipment building and private and comm.emlai :n:llihilc radio service 
fuc:ilities. Noi tm:iludod within this:Pifinition are: citizen ba1+dnvlio facUlties; ilhorl wa"Ve 
receiving facilitie:;; radio .md television brondclllltreceptlouf{[Cilfties; ~euilly lice~ed amate~tr 
(hant) radio facility; satellite. dishes; and gevemmenta1 facililieswhicha:re subject to state and 
federal law or regUlations which preempt municipali;t~gulatory a.uthi:rdty. 
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. 6; Te{~C<>!nmwtif;~tiqn Antemws. A4~:vl:q~;~p PfQVlde ~4:f!les~ 
· cDrnmunicafiou that is affixed to buildmgs and structurell thatds·visuaHy unubttusiye and t1o1:i~· 
not exce.edc'tbe sp.eqifi~4lieight lim!tatio.p,s for eachtierby 11\ore than 6 feet; ~d not e,'Xceed the 
height ofthe rboitop utility eg_uipmer1t. · · 

b.. Ljludscaping on tl:r~.lAl:nd shall be.~ teqlrh·ed :Ql t4fi·Zo:ning 
Ordh:uince except as follO'ws: · 

1. For every twenty (:20) feet !ilotig Telegniph:Road1 within tha'f6:rl;Y (40) 
foot setback greenb\'lltirom.Telegraph'Road, une·(D treesh!Ul ~f::requrred to be,pl!l;llted:Within a 
:r.n.i:rli.m:il.Jil ten (1 0) fuotlartdscape buffer strip par.illel to the street;tllk±ng into tonruneration the 
locati.ou of a;uyroads or acae$S drives. Tbe.teu (lO)foot lan~scape·bnffer sb:ip along 't.el~grapp. 
Road shall be accented by provisions of shnib bery and aunnru a:n:dlo:c peretu'riatflnwetJ> and shall 
be irrigat~d tmderground, 

2~ Wbenr.~d1 evergreQn ~e~:rslp.U b~atleast ·eight (f!') t0 te11 (10) f~t.m 
height and deciduous trees sbnll he f!t .least three {j) .inch caRpet at the tim& of pl!lhtmg1 . 

provided, JlOWe:Ver, OIDaJD,ental de:oii:}.uoustrer;..<i .sli:~ll.be at leaSfoone. a:tid~ee-qt]arf.e((l ~%) inch. 
. caliper at the titue of their plaui:fug . 

c. 
requirem!mts: 

1. fu all a:reilil used for outdoCinecreatiorial aotivili~'tm.t<iaor ligb!±rtg shall 
be 'approved as part of Site J?lan:R,~ew. Am~g.other QQ1lsfP:eratio;as, S'!Joh revi~:nhall be 
conducted .to enaure that such lighfuig does notunreMonably impact upon stll:l'outtdin~ uses. 

2. No ground moimted exteriorligb:lfu.g shaJJbe per:nri{i~Sd to illl.uttinate. 
exterior building wallS above the first three (3) stotieli orfqt!.y-si:X { 46)feiefw1ricbev0}; is less, 
EXterior building ill\l.'II!ination shall be approve~d:as pari ofSite.PlroJ Revif.w. Among other 
. o.onsiderat:ion~, sun~ review il4all be conducted-to erim.ire't!ilitauch )iglitfug does hQt · ·· 
unreasonably imp !let upon ®n·ounding uses, 

3, All ft~ilfstanding ext~ or lightbig:l~Ud any suppQttlng shrncinrfurC:ll3'bll$es 
shaH not exceed a height tJftWerity (20) feetfor,pro]_)erty ;fn!nting Te1e~avl1 RoatUl$ fQiriy 
building fa.9ade that facr.s Tel~hRoadin Ti~r A. Eiideriorwrulligllt.lixt.uresom,ay ~xe:eed thf:! 
beighr.oft~-v.enty (20) feet fur property frontfug'I'olegraph Rond and for any bUilding ta9ade that 
faces Telegraph Road m.'f,iey A-when: 

a.. the ligbtwurcejs completely smeld~Q to !)ruy all~ili\ll:Irination 
ofthilbidlding wa:U; mid. 

]J.. said ijghtir;tg does ~;ofe;l:ceed ~height of thre~.Cn stories, orfqrty.: 
~bt (46) feet~.w:hichever ia ieas-. 



4. L ightmg poles •aud '!tfllldar9s on parking :~;.truct;w:~roo£$ are p¢mtitt~lut .~ 
height nona exceud twelve ( 12) feet when >refbadt at leasttwe.ncy(20) fum from the sides oflhe 
bttilding <md wbose liLtbts shail be shielded ill a manner so.:};£ to ilirl+ninate an.ly !he ro!Jf patking 
orea. 

5. Any lig(i.tiug provided for attiiitcompliance \vifu:PAAreqillrer.neuts is 
exempt from tllis section. · 

d:. Sign age for all devruopment wi:llim tlte Land shall comply W:iili th¢ 
follow'iug reqnirameuts: '· 

l. Any sign directed toward off~si:!:e adj acepb:esidential ttseii i)lall utilize 
bacldit illumina.t[on or lighting directed attlmsignage face only. 

2. Wall signs placed ()n any building shall not exoeed the height of the 
buiJ ding:, and fu uo case slw.U wall signs be iocu~ed above four ( 4) sto~ o.rat a height greater 
than fift>J.;.e:ight (58) feet, wbichever is less, except for signs that identify the name of the hote1 or 
an office building and are designed as an integral pnrt of the architectural design ofllie building, 
Building 1denti.fic.ation sign:age shall not be illuminated e;toept for acmov:ie theater';'ll)trtquee sign., 
or a hotel sign located no higher than five ( 5) stories ru: at a beLght notgreatedhm ;;e'llenty-{):n:c 
(71) feet, wtrinbever is lesn. 

3.. Wnll, ground tmdt1:1mporary &igns for b¢1ding~ haVi!ig 1'elegrap!:+'Road 
front ago .shall be sUbject to Site Plan Review ttnless otherwise noted and sblill comply i.rn follows: 

a; Wa:U.$ws shall not excood·.six. (6) pemtnit of the mOO !.U:ea orfu~ • 
street aide fayl!da, including the area ofaJ1 fenestrat!C>n, !llld ~no instanqnshnll thewall 

• sigu exceed one hundred twenty (120) square fuetdn area for-purposes of calou1ati:ngtotal 
wall sign area. . 

. b. Ground signH, inCluding temporary groUlJ.ii iligns, abtill ba setbao1c 
at least twenty~ five (2.5) feet from the Telegraph Road rlgb.t--ut:..way except for entrance>. 
signs referred to in pfrolWaph 7 .dAhru:eof. Ground ID.gils shall not exceed :five (5) it In 
height above the !!;round, Tbe surfaoe area ofanypen:u:issible ground sigri.s shall not 
exceed thirty-two (32) square feet per side, or.mxty~four (64) squate feettotal per sigh, 

o. One. (l) ~crary sign advertising a building:n:nder con5tl11ction 
havfug frontage on Telegraph Road_may be erected for the. period ofc:olistruction and 
$all not exceed thlrty;two (32.} square feet oftotal sign area. Such sie» sl;all be ere~~d 
on the building or)ot 'Y1her\'l sw:)b co.nstruoliooJ~ being carried on and llhafl a.dv~rtise otlly · 
i:he: !iaveloptoent:nai:tle, arohit~ct; enginee{l:1, developer; oWner, coritractpr; subcontra6tdi'. 
or builder. No. ad:v.ertisement Ofany prpducfa-way be iticluded. Such ,signs shall ~t 
require site: -plan review. 



d. One (1,) sig;u advertising tiurrotit!!l, sale or lease of dovelopm®t 
property, includinKindivii:Iual:tenailt space(&) or hmimug1l'havmg sixteen {ltl}sqnru:t;J ~t. 
of totri.l sign areF.t S'hill1 b~ allowed. Such sigl)~ iiballbe s¢thack twenty··li:ve(l5) t~~r: ~l@g 
U1e Telegra:pb.J.\oad frontage aud removed Wi!llln fourteen (14) days ctl'the:sale, rentai, or 
lense. Suchsif:!lls shall not require Site:.'l,l.lim:ReYiew. · 

e. Tem:porary jnterior nusme.'ls sig:t1.s ylace,d in the wmiki.w af 
l:mildings having Telegraph Road frontage.may not ex.ceoo tM (lO) percentoitbe total 
window area of the ·front facade and shall not be displayed ftlr niore fuari fourteen (14) 
days. Such sig;w shalt not require Site 'Pllln Review. 

f. Election or Political Campaign Signs announcing the candididl$ 
see!th1g public political office or politicnt Wfm~ and other data.: pertinent ~rete; shall be 
confined to private property and be installed :riot more than thlity (JO)cnlendar days print 
to the election wd shall be removed within tbrae (3}business days aftedhe date., ofllie 
eleclion. Sign~ shall not exceed fom; (4) sq~tsrefflffitin m·en, per face wiUlii. mrodmumof 
l:wo (2) factis, ai::id five (S}ft, in height above the gcou:nd wit)lno illumination, Su:ch sil!jns 
shall' be set bacli: nt least fifteoi:l, (lS} feet fi:{Y(Ji the Telegr&}ih Road right .. of.:.way, Su$ 
sigrm shall notrflilulrB SitePl~m.Review. Only ~..IDe such sijwshan bopermittedperlot. 

4. Not more fum one (1) grouncl sign may be erected for identifioatiQIJ. Oft'he 
development a:t each entrance drive, but not to ex~ed three sigila. Such. trl:gns shall be Bei:bat'lk at 
least fifteen (15) fe~t D:om the Telegraph Road st:r:eet rlght-.ofwway; and the h(light and area of 
such signs sball be gpverMd by}?.&agiaph 7 .~ attbpn:ragraph 3~b. hereof. 

e. Site l:lru:t Revie.w Application Pruce..qs is govern~d by Section 7.118 of 
the Zoning Ordinance except: 

i. Review ah~1 be by the JOint bevelnpment Council~ ii:mtead ilfthe 
Plruming Co:rnmiasion. 

2. Six. copjes of mw applioa!.ion shall1Je filed 'With the CityAn~; and 
3 copies vlifu the Tt~wnsbip Clerk alona; wifu theudm plante.:vl~w fee estab~.ey. 
resolutions of !he Tnwnship 13twrd .lil:ld the City.Cqmmissi®. The current Si~ plan 
review fee schedule i+I the City qfll~ntiac U1 aftaghe.U Ill! Exhl'bit.!. The Township shall 
adopt an identical fee sch{)dule by Board rt~s!fllltion and said ~eyl~;:w foo shall at-all times 
rapresent nonn:l,\1 in-house adtn.irlistrative oostil and expenses. Tl:rls review fee, b11t not tbe 
schedule, may be amended from. time-ta-tkne to. cover inc;reases in in~hou~le 
administration costs and expenses but suclrfees shall not. include reimbvrseroent f.Qt1ttly 
costs oilier than such fu-house admill:isl:rative costs and ex-penses. Th;; City Clerk: will 
forthwith deliver 3 copies to the Joint Development Council · ·· · 

3. Apptluati.i:ms will berilviewedior co1nplianricwi.th this 
Devetopment Agremnent and Puntiac's·.To:wn Cent~r District requiremeints: 

.;,10-
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4. The Jo:intbcvelopment Council will scha:dule:a public beat-ing, to 
be held in no less than 30 days imd within 45 days of filing of the applical'ion, at a tim.e 
<llld place to be d.esignated by the Joint Develovment Coun!ill, · 

5. Each Clerk shall mlill due notic6 ~fbiiaririgto rulpruper'l:y owpeJ's 
within :1tib feet of the development property within &ttcilClerlc'srespettivejurlsilictio!)-. 
The t~spective Clerk's o:ffl.ue ;;baU lt:eev an ;tffidavjt nf mailing labels. 

6. Each Clerksball'p~d'Vide copifi!;:ofany ctip:~onc;len~e·:¢d~ofapy 
reports ilild r~v:ommeud11tions fronl the respt:c~Jve:jm:isdictian and itli. staff a:od <mn;mltmts 
to the Joint Dev elopmenfCohudl and the applicant :no later than' the time .Glf fue public 
hearing. 

7. The Joint Development Co.i111cil will·neliver to the City and. 
Township copies of the Final Site l'lau witb:aigrHif:'trre.\1 ofthe mem;bers ofthe lohrt 
Development .Council thereon, duly noting all conditions of approval, if any, and aU 
van a:noes grilitted, if any. 

8. The Joint Development Council siull.l review site plans lll;ld proposed uses for all 

develop!Jlellts pidpOStld f6r the Land. rn s.dditioa to' tbe site plan i.ind applicution. the Joint 

DevelDIJmeut Council m.a.y require. the applitant to provide· ac:lditional infhP.Tiation m. assure 311 

adequate nnalysi'l of i!1l itristing :and proposed site footures, cnnditions and impacts. )my use• 

wb.icb is p6D!litted in the Zotting Ordinance, ll!ll:i:roited by this Agreeniunt, and an:t site pian 

which ri:teotll the standnrrls wntained il1 !:hia Agreement and in the Zoning Ordinance :shall be 

approved._ 

9. The Joint Dcyl}}opment C{}uncil shlU1 have authority to gl;<\tlt variances from tha 

Zoning Ordinance pursuant to the standards set' forth in Section 5 of tlii:i City and Villag~~o:rring 

Ac~ MCL 125,585 (practioal difficull:lea fm- non...use \l'itdances' lltid 1lll1l~C.~SarY bartl~hip for u5e 

variances) and the proced1rres thertiin set .forth, except that at.~y decisi® granting ll; variance shall 

he unanimous. There ilhall be no variances granted ErOm.tbe ten;ns oftlns A.gx·ciement. 

-1 i-
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1 0. All refeteuees tB the Cit<J Planning Cuttiiliission in the Zomng Ord:iuflil.ce shml 

mean the Join! :bevelopnient Council established punmant to this Agreement :and the ti25 

Agreement. 

1 i. Thi<> Agreement shall ixrure:to the benefit ofmd ahall be bindi.Ltg 1ipon :.the parties 

and their heirs, snccessors and a..<Jsigns, 
•. 

12. This Agreement .constitutes tbc enf;im agr~meut betWeen the parties .lierett:umd, 

together with the Act 425 Agreement, ca115titutes the entire agreement b:etween tbQ City ;tUd tht> 

Township. It may not be amended or tenninal:ed utcep.t in a wrltillg.!iigned by atl the -parties 

heretn ... 

13. After the termination oft~e 4'.4$ Agre:ementfor any ~on, Sections &. 9 and 10 

of this Agreement mall t5i:D:lintttB: tipon the esta:bliahmrmt otjllrisdiction fu eitb.~Ji: the Ci:tjr ot the 

ToWIJship, ru; provided for in tho 425 Agre~t, and upon such terminl'?tt:iou., the authrrrily of the 

Joint Development Couricil sbaU dr:Jvolve to tbe- agen.cies of the mrrvi'Vlng mum6ipallty 

reaponsible for site plan and other land use approVlilii and variances; provided, haw{lver, that 

such municipality may grant variancea from ·fue Zoning brdinance as FOvided by law after the 

Act 425 Agreement expires but the rerna:indw of the tenD$· of this Apernent 8bal1 · tiill;nnin iri 
' . 

·provisions offl.ris Agreement sba.U control. Development p~~ant to tbis.Agreement~including 

uses md structures, shnll be deemed to be lawfully confun:oing. 

14. The Oaldand County Circuit Cqurt shall have jnrl,sdictjqn for tile pt!tpose of 

e11.fnroii1g and effectuating tba lerms of thla Agreement t:xcept as may he provided in the 



Agreement fnr Conditional Transfer of Property b~ltween the Towu..-;hip of Bfoomn61d nnd 

Pontiac. 

15. This A,gret-ment shall be recorded ·with the O!!ldan~ Couuty Register ofDeeds1ltld 

shallnm witll the land. 

1l:f . SIGNED AND Sl~ALED ·. 
TffiS~ DAY OFNOVE1YJBER,2002) IN THE PR1tSlGNCE OF: 

WITNESS: Bmc:z:·c 
Craig Schnbinet, Mau!iging Member 

WITNESS: 

WITNEBS: KARBZ:~G::r.C 
Cralg'Schubfuer, Managing M~mber . . 

-13-



W1TNESS'· ... \· ~ 

wrnmss: 

W1TNESS: 
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STATE OF M!CHIG/0\f) 
as. 

OAKLA-ND COUNTY } 

Orl tbis ~~rH day ofNovemb~ 20Q2 before me perso~ appeared C~nig Sc.b.ubJne:r, 
Mm.rag;ing Membet, to!® krtqwn to be fhe,yerSrn1 described in·and who exeeuteii'the fuiego.ina 
Development Agretr.uent; on behalf of ~bor Tel.egtilpl:\·2103 L.L:C., )3~odlri:fie1d A9~· 
Acquisition Compauy; LL.C., }1ai:bor T~lt?grttph~ l 88~, L.L;C~, ~~iu'bot l'$l.tls;raph~ 18991 L.L.C and 
Harbor Vog,ue Plaza, L.L.C~, and ack;J;l:owiil4ged tflllt hr; ~xeuuted the same its bis free at.t and deed· 

wi_(irult '"l"~'t(=•·herem.uov•·melltioned OOti!i"· 

Not~e, OaklWld Co""&\ . 
My comm · sion expires: Efl\'l.q~ f:IA~SB-f · · NtWm'-Pttbl~ Olrunly, Ml 

My Commission Biplrus 09fdW2003 

STATE OF MICffiGAN) 
ss. 

OAI{LAND COUNTY ) 

On t.J:ds ~ 1 ·rB day o(~bvem:~. 2002 beforr1 me petsQj:'l~y appCll!l':t{Jl)aYid 'Payne, 
Supe!Yistrr of the Coartel-Towushlp ofB1~elp and Dan De:vin¢; Jr., T:r~er. ofthe'~i: 
'Township of Bloomfield, to me known to .. lle the pdns descn'bed in and• WhO exootif.l!d the 
foree,ttling Development Agreem~ and ackn!)wl$1ge4: that th~y exec\lted the sm:ne as their free 
net and deed wiJ'b· full a~-rrcityjiUTiit.tantto Township Btlltrd Resolution. 

·1.L.l v~ 

STATE OF MlCffiGAN) 
ss. 

OAKJ...AND COUNtY ) 
- ·n~ 

em. this~ day QjNovember 2002 before. me P.l:liSOnally appear¢d vVillie Payn.e, Mayor 
of the City of Pontiac, and Vivian S-pnun, Clerk Qffue City of Pontiac., to me 10lown. to be the 
persons desorihed in and wb.o executed the foregoing Developmeat Agreemtml 1md aclfuqwl¢ge.d 
that they executed the ~;ame as thek free ad and deed with full authority pursuant JG City 

~Rt.l~~?Jr~··--



Notary. Public, Oaklttnd C~;ttuty 
My cotnmissiou e:tpir'es: -"-

r~nCh>l PAB't 
~~~-l~Y.Ml,p 
~~~~~'ili-~~ 

Dnrfted by and wb~ rccordedretnm to: 

Willian1 P. }larup-t0n, Esq. 
P.o: Box 3040 
Fmmin.gtanHills, M1 4833+.3040 
{248) 2"51-9500 

41860'/.:.f.l, DOC 
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TEXT AMENDMENTS SECTION 7.112, 7.1~3~ 7.114, 
7.11.5, 7.116, 7.117AND '7.118 

Adopted Decembe~ Z7, 2001 by 
· City Co1lncil Resolution #01·7:30 

ARTlctEVU. SCHEDULE OF REGtltA 'frONS 

Df')lSlON 20. TCTOWN CE\lTBR DIS11UCf (as ~r:i'lmmended 12105/01) 

Sec. 7.11.2.. Intent, 
Tills district is designed to promote <1. ro~.ofus&s wiihin a dense 
development of land of an exceptional e.e.stbeUc quality that e.noourages 
the. congregation of people, l'.IT.ating new and innovative tnte.rdep~ndent 
residential, office. shopping. and enter:tainn'ie1tenvironi'bents tba:t 
camp1.i.me.J'il e?ch othcr and ~ahl ecpno:lnic atlNantage.Jrcm a clos~ 
pro:hiniity and well organii:ed relationship to e~ch clhttt. 

A prln1e cbm;acterlstic of this &strict ls a cori! ofintense p¢destrif'U1 
adivicy. Most petsom:. ente.ting i±le·di:Ettictwm cornepy aW:oii1Ql@e.and 
t:yptcallyv.\m -par1c qnce to carry out. several emmds. Whis essmtml-. 
interrlepende.nce ofactivitiE'-"l is ghre.n preference to. t'he_reg~tlonS f.J.nd ~Iii 
r\1tttte plminirl.g o!tb~ dishict9ver those typ~s ·:of11.cl:M1.ies wh~e the 
.customer: nanrtally does .business. as a single purpose trtp and .desires to 
pa:rk hiS automobile fm:rnediatcly adjacent~o the ~t:ablishl:nent 

Ose.s or adlvities: that tend to be i:ncomp:a tible with the lntenl of tb,is 
district ldrlve-thru resl.au:rants for exanrp1e) ·shah be appropriately 
restricted ~not )Jl·ohibited altogether, 

•r •l 

Exterior bUilding ma:tenals. signnge, lighting, l~ndscn:ping, ·and other 
featlfreS of the -project, sha.Il be desigued to -proVide ID.l enviro:nment of 
high quality and complemen~ buil(ijrt~ and:~ite de~gri. The . · 
proyisions lhatfoUtiw ptace special em;pllasis tipo~t-re@lalioril;i_~~Ign 
slandar4s, ~nd imprqven'Ie.p.ts that lend lo rcd14c~the la:rge~scW,evisual 
lmpatt ofbuiidingrs, ttl er,n~ou.rage tnslclllL i'i11aginalli>:e d~ign for . 
individual bui1dinfts; arid to create a complexofhuild.ings eompatibie 
witb eacll other and neighboring resid~1tial ar~aa '¥1 tex;ms of:qestgn.­
scale. and I.LSe. To unify tbe building s1tes and ~clr arc:Wtecti:.ire, . _· .. ·· .. 
iandr;~r;;api11g and nthe1~ site .a.memtie!:i as.a dcsign:e'!.ementWill play a-1\j:!.Y 
role in creating and conveying a user-fnendl~.emrirottmerit.. as well as to 
e.nsu<I"e compatibi.Hty of neighboring uses. ~ · 

---- -----··----

... 

. ·-..... 
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Sec. 7, 113. P e.rmitted Prin:t:!ipl;l]. Uses. 
Tbe Fallowing use;s axe permfssible when conducted withitt ruiiy¢ndosed 
bulldlngs, unless Qtherwise specifically provided; 

l. ornces for: lauryers, realtors, arc.hlle.cts. engineers, accountants or 
tax consultants, and similar professional bus!llesses; executive:, 
admtnist.rative. profesSional. non-prout organizations; judiciaL law 
enforcemenl orgovemmental age.nctes; baruts or crf:'.dltun1ons; 
commcJ"da.l_and civic organi2:atio;ps; public or privl:lte txtUit:ies: news 
media. sales; and sh:nilar functions or atcupatl.otts. 

2. FW..search, design, rlevelapme.nl, and t.ciltlng facilities for 
tectmologlcal, scientific and business establislnnentsT conta:i:ped 
solely Wtthin completely enclosed build!ngs. 

::1. Medical and dental offices, 1ndudtng outpatient clinics, medical 
1aboralorles, but not :!llcluding vetenntmaJ.1·eatabll$Jh.i:nents. 

4. Hotels, a1.1ditar!urns, theaters, display halls; a:rtgatleries; ctilt:ural 
centers, health or ~1;11:c:Lc;e dubsi cbllri:s, ftbr:arles, museums, or 
sirililar places of asst;mbly. 

5. Data processing~ comput-er piogr"amrning·,.software development, 
and arc:hival E;ervices. 

6. Miscellaneousl;rusine.ss setvicB.s sucll fi.S co:p.$.:JmJ]!r credit reporting 
agencies; rnsill.rtg lists and si.enogr11phlc seni:ite, biis:~eis 
management ancl cnrlSUlting !St:.'rllices, lithographic\ bhlcprlntlng" 
and other docutr.tent reproduntion ·se.rviqes etc .. 

7. Commerci~. business and/or technical st:hoa1s and other training 
facilities located completely within an entlosed bttildmg, 

8. Banks,m-edit uniotW and sim!larfinancialseri,rlces, excludtng those 
wlth dlive"up services {Sec bdow-Scction 7~115). 

9. Stt.Jd1os for radio or teltvision hrof.ldcast.i:ngi musidkqs, 
dancing insbuctlon. photography and arttats, :incluciil:xg artisan 
fiilirtcaUon. such as wood, glass ocme.ial. Wtirking, model maldtlg, 
rug.weavmg, 1ap1datywork. and cabinet malting, u$.gunJy hand­
held and/ ot table mounted manua). !l:qd e.\(:';{'.tric tact$ .• · 

10. Persona] service: esf:ablishnJenl.s, such as,. but not litr.lited to, n!pali" 
shops (watches, radio, teliwisiqn, slloe. {1~.1. tall.or shop.s, beauty 
parlors, barber shops, interior decorators.; ru1d photographers. 

ll. AllY retail business whose. principal ~c,fivily ill tb~.a<:Ue of ,new 

.. 
: .. ·. 

merch:ani±ise in· at). enclosed builQi;lg, exceptitl.g uses such is. p1e .. ,. 
following. which tend to detract fto:m. or-in~e. with a'hi~~- . : . ' ·::; ::~\. ~ ',•, : r:. "·" 

Intensity of pedesq.ian ad:lvl.ly. (iJ:ea:rU.l sales.~ autamobUe. sales, ·· 
trailer coach sales,.motorcyC'les.sa1es~ gasolihe setviee.s~{iopf:i,, .. · · .; ...... , ,. 1.:. \:, .. 

and other· retilll businesses which requU:e: a Workshop {l,)f asserq.bly,· .... '. 
[abrication or repair for a succ~!Sful ope.taiion. How~er:-. sales of · · 
packaged a.kahriltc beverages is prohibited unless athe,hvtse. • 
perrnilted pursua1.1t to Section!! 7.115 an:d 14.3 of.frrls Zoning 
Ordinance. 
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12. Retail dry t.leaning estahHshme1ts or j:ifckup:stalions. provided 
that odm:kss cleamng fluid is used, all dry cleruiing is limited to 
that mate.'rlal and dothing picked u:p over the counter o.l Si.lCb 
premises. 

1;1 Restaurants. tea rooms. cafes. and othrtr~~bltshme...nts seniin:g 
food or beverages. including those With acCC$fiory outdoor 
seating, e.xcepttng tl1b_se w-ith dnve~m or drive-thru facWtles. 

14. Multipk"Family dwellings, either as the exclusive occupant of a 
building or as a mixed use: wlth a penuitled non-residentialus:e. 

15. Day carefacllities. 
16. Police and/or Fire stations. 
17. Outdoorparlts; playgrounds, skating rh'lks, tennis court.s and 

p!:'l.sstvc :rCcreaJjon area.s J1ritnari:ly for use: or those residi!lS, working 
or patronlzlng the businesses located Within. this d1istrlct. Outdoor . 
concef\.s. broadcaslsf Jlhtys nr other ouldoor ~nlfrUai.nments are: 
subject to Sped::ll Exception Permit, pursuant to Sectlrms 7.115 . 
and 14.3 of the Zoning Ordm:ance. 

18. Indoor recreational fatillties. p!a.ces of amusement, erttertairtrnl!nt; 
pr reereatlotl:. $u~h as dance halls, ~eliJm.erctal·or }lrivate clubs~ 
discotht-.ques, cabarets, bat'$, t:avems, bi1iiard arpooi halls, bowling 
a1Jey, Ol' rental halls for !Jlee't.lng~ banquets o:r ;Social oteasi:orls, ot 
sim:ilar indoor:- re.r:n:atfurial uses Shl:Ul nat be 16cated within 300 [et.i:. 
of a \o'L Qt' sii:~condC:il:clrii1.:im u:nit :uPon whiclr a dela~ed slngle.'­
famlly :restdence is located. 

Sec •. 7 .114. ~ermitted Accessm'J' Buildio,~, l,and~~pi;ng, Lighti:rlg1 
Parking, Signs:• Structu:res, Ua!::S, m.U 1Jtilities. 

BUILDlNGS 
1. Mt'11ti:slmy off~atreetpq:rkin_g structures,,provided their e..'Ci:erlor 

appearance is generally obscured by oth~r·bu!lding areas fi"'m 
sing1e-fmnily dwellings and principal pe4estr1Blil/assernblymas 
and·proVided ,any cxtcrnorwall, ofs~tl..pm-lting ativclure, 1oe$ted 
within 300' nf and \tisfule:.from a 1ot:m•·inte etindor,nirtium unit upon 
which a detached s1ng1e~farnii)r dWcllmg ~. shall be;. spUd and/or 
otherwise hnproved, to the .satisfacl\on o( the ~J.anning commiss.too, 
so as to prevent spillover of lightartd noise generated frm:ri·withln 
sa:id parking structure {rom bemg. obsei'Ii;ec(from said tesi:drml:ial,, • 
propiarty: . . . ; . . ;·.,·:·.'·:'!•:. . ' . . 

LANDSCAPING (also see Article IX of this a~) . ~ . , : ~· . 
2.. Property nofut~etl for bulldi.ngs, sttud:uris: :parkinglots, d~i~. 

. patios or othel- improved outdoor seatin~ areas and/ or improve~ .. 
roadways, driveways orw.:1lkways, and no \ess than 14o/o of the . . .... ~ ... 
aggregate area,. in addition to any hand sea pe billfer requtted below 
at paragraph 4. wiijpn the overall. development located '\l'il.thin tqis 
cttstrtt;t shall be: landacapt!:d with li'Ving tr~. shrubs. nowers; grass 

. . 
~ 
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and/or ground cnver:W.etland areas may be retained in their 
natural condition. All plant rnaterials !.rlH:i.ll ha\te aCceSS to a SbUJCt 
of water for !t:rigaoon and shwl be mamt:Unedin a: healthy 
condition. . , 

3. Pur:~uant to Section 9.2.5; all percrrlsslble outside storage areas. 
loading' and unloading are.as or sen1ic.e areas shall be visually 
screened from view f1-tlm pubUc right~of-ways or adjoining 
properties by a stdhi= or masonry walHta match ~lor rnaterfill of 
tbe related builrung) of n.t 1eusta.6'h~ghl or -a 2.0'·\vide landscape 
buffer providing 1 tree. and 1 shrub for every 5' of the lineal 
dlmel1Sion or said buffet I with at least one-baJfaf the requhid Lrees 
bemg an. evergreen vanety. 

·'1. Wlthin the re.rp.:t!:r'ed setback from any propcrltY line adjactnt 
to or separated by a. stree.t, ngh:!...!of-w~y or similar ~ement 
for vehicular travel. from a 1ot or site cnndominiurn unit upon 
which a detached single.-family remdent)a1 dwellfrl[fexists, the 
following buffer shall b.e Installed: 

la) A 4' high be.r:rn (~epfing approved passage-ways for: 
pede:Sirian movemerit) landscaped With 1 b·ee and 1 snn.\b . 
bffing p.rov!ded for every 5' of the lineal dim~s1on of safd 
buffet\ With at least, one-half 6f the· required trees being an 
e;vetgreenvariety: OR .. 

(b] tf a htte.rlor roadway I driveway i& located between the <ln-site. 
· build4\$S loca:t~ p.earest to tnf. neighjjqn¢greslde;nual 

properties ap.d $!'! effec,ted prop1!1i(y lhJe. them a .r:tlntinuqu,S 
texnepllit)'! approved pa.ssag~~ways re~: pedesbia.n movement) 
6' hign stm1e or fuasomy wall {t~ :ttn~i.ch ea...'trmor materl.al of 
the nenresl buildmg), setbac).r 5' to lO'from said i:nte.rlor 
roadway./ clltVe· on that side nearest t'he neighbdrlng 
retidtmtial property, with l tree and 1 shrub, b~ing 
predominantly provider:\. bet1veeri ~dwall and the effecteo 
properly line. for every 10' ofthelitie-dl dlmt.n.Sion of Sltld 
buffe1, w1:tb a,t least one." half of tl1e requi.n'!d b·~es being aJ;I 

evergreen variety; may be. auastltuted for the lat'l.dsc:.aped. .: 
berm deseribed above at '1(a)". 

5. Except as provided above, all surlacetJtf·:;;tr.eeL parltinglol$ sb;l}1 be 
screrJled along llietr perlmeter by j ~er strip of at ~~~··~ ~-yoo.t; .. . .,., 
(10') width, landscaped with at l~:t.1~t one tree:(or r::very ~~)fi;y.,:.[,e~f~':.-~ ~: .. / (:.;; ~··f;tt,..:~· 
(30') ofbuifer strip length. The C~Pim;m:mgCtl'mU)lssiap maY, . .' · : .; .-. .r·~~., .. : 
appmlve &1 altemative screerrl:qg~~thani~,:au,cl.l a,s ~ ~" l}.igh ,.1 rl, '1: •• : '.;, ~~:"/ 
brick orstone [to match e:>..ietior ci-alerial of related builiimgl'"~t!.a.Jl, , ..... ; ~-it 
durirtgl3U.e '.Plan Re'9ii:::W. . 

6. Except as proVided above. fo:r e<.!l';ry 50' along ~U. streets, pg~~9-f.~ 
way orsimt\ar easements forv~itular L-ravcl,cone (ll oru10re 
treetst shall be prOVided, aroetlted by proV1siot1 tlf annual and/or 
perennial Uowera. 

·, 
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'1. F~vergreen trees shall be at lea:st a .f.i! height atlb:e time ofllie1r 
planJlr)g. Large ~d\}O,l;l$1-r.ees sttall Qe C\Oe?st a 2" .~~Xfper at QJ~· 
Urrie ofthdr pra:ttting. Ornamental dectduous Lreet:.> shall biHit:.1et!st 
a J.!l/~".caliper ~.<t the time of ili~ir pta1J.tl.ng. 

Et T\.1e 'Piannihg C'ommissioti. may tnodif;y. or waive the. mhnm urrr 
landscaping~ q~ffenn~ tp:' wall requ!remeri,t[;;. 'Wh.en.ft determtpes 
that sucli a tnmdificatlmt will setve tbe same intent and ,pro:vide 
more etrectl\le Cit·~ulation and L:r'.ilil'¢ illovqn~t. or \Vi]\ cnabl¢ ·a 
more re11sonable and deSirab1e building setting and site design. 

L1Gl-rUNG 
9. Ligh.tlngshall. prO\fide for the safe :and eftlctent illumiqation o( a site.jp 

oril61·t9 inai:rltaJh vehide ah(t pe.desuiari safety, site secL\rlty·, and 
a.ccent:Uat.e arc:hiteclural details~ However, av..t:n:i.rigs shall no.l be internally 
lit. -

10. DtstinctlveJurninroi:es and' decorati'<!e.supptlr.tive structures may he 
e~ployed· a1ong p1,1b1ic ·Sfrtets · giverz e;ont.rlbili:tcip to the J;)epartJ:neutof 
Public D1;illtieA ofn;place.mer.t~ patif.l eqpal:to o;t &-t'!aie:r; ttiim 10% g(the 
t6tallurhiti~es arid: 5% oftl:le tomlsuppcii11ve strildtu"es:lnstalled." 

PAR 'KING 
11. Since the futent 9f thi:;;:s1istrict 1$ ·to prqwote g~pse .d,i;;velppm~t of 

land of an e.x.c~eptionaJ aesthetic quality, .off":"street p.ar1dnft~!l::~;al1 be 
prirr.larlly prmnde.d within :rriD,lti-lev~tparlct:n!t struct:trres lse~.:above 
paragraph. </H, under:accessory "BUiLDINGS~')" Surface off~at.reel 
patldng .shall no.t ticeed ~ D% of the :required (see Article X of tlfe 
Zoning Ordinance) and ac.fual.parkJng provjde.d for M!-Y building, 
and shall·not be pennU±ed withiri 25! of all State or d:iuntyrlghts~ 
of-way. or oth~ nghts~ohvay clr!sstl\ed a,s a F:reev.ray~ 1run1tli:i:le or 
~~or Arteri_al, by the>2010 Gomp~-e~ilii~ive .Plan otViitWn19' of 
any other street, right-of-way or s1m.flar:~sement. farvcl).ic).l1a:r 
tra\tel. Giv~ .a con~'lp,~ve .1:1li~ed parkin.g at~ysiai th.e. aggr~ga,te 
. .number of required off..:sl::!fiietparltin.g' spnt.es, .shared between a 
· oumber'Qf d:ifferent uses, itu\y be JjduC:~d cy the P~anrii11g 
Cornrrussion in tlie Site Plan Review.pro~ess. ·. ., 

\ 
' . 

SlGN.S:Jalt;o se.t:1 Article XVIII df this ordiriance)_l .. ,. . .. ;· ..•.... ' . _ .•. 
12. f.Jl signs, shall he designed so rurt.o be- lljLttgralano· comtm:Ub!~:J't~ -· ·:..... ~. 

the a.rclrlt,ed.ure an~na~d,sca:pin~ comp~p.~ts. ()ftb.'e .de\leJAprri~t; " ~ 
and ar-e:.subjectla.Site Plan Re\rl~\vp~uant to.Settlon 5.11 o[rJ!!_e,~ · .: . ~: ~· 
Zonin~ ordinance. Alt signs, if mum1nat1:d, sb.a.il be iUmuinated ~ .. : , . .• . · 
a manner lhat is not rolexmlttenl. nor C;QUSing a hazurd td others~·· ·_ · : .. 

13. Non•~cc:es$0ry sign& an.d/qr,'l.illllbol:1rds ~.sjiictll].:nxal)t~ite¢; :: · ... ·-·, , 
14. Ground $igns shiill,.tmly be permitted pursuant to s:pecifit approval 

by the P\anni ng Co~r1ttli~SJ.qn dtltir:ilt Sl(e·P~ J~~ew, all,g:;!3h a1~ qe 
setbaek-atJeast25' frotn· !he lntet·.set:.lii.l'Q qf streets. alli;yways tlt"'si:i:niiw 

5::· 
.;.: 
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easc.n1e:nts tor- vehiculat traveL Hn.d at least lO'.i:i-om the intersection ofa 
driveway with a streel, alleyway or S:in1ihtr ease:ru~n.t ra,·vehkular tx~ve1' 

(Ell No ground sign ,;;hail be located within o.nebti.nd.rc:d (100) 
feel of another gt:ound sign located wiihfu. -i.ms disl:rie;t unless s;lid 
signs are separated from one t:moth~r by a:n improver\ street or 

. silnilar easeiJnent fur \lebicular travel. 
{b) .All ground signs shall he no taller thm1 sur (6) feet above grnde, 
(cJ The surface. a:rea or any permissible grtrul'ld.mgrw shWl qat exceed 

£ifty [50) square feel per side, or One }hmctred (100) square feet 
totaL 

15. The ag[i;rl:!gate surface area of all signs ot:t any ~v:en bu}\dl.ng wall sha.11 
not exceed an area equivalent to a vertical din1en~ion or 30" ID'I.J,lti'plied 
by 111 the ltoeaJ dimrns:lan of said wall; · · 

(a) Gnrund .floor 'lenantc; ha\t):ng a s~parate entrance frumupper fla.or 
tenants may each have one 11) wan sigtLalbng etich street upon 
whiC'l). the busm¢.5.1'> has fron#tge_ 

(b) A p:rqiectlng sign. having a hortzt'lntil1 dimenSion orno.mnre (;hart 
fout'fee:t (4'} and a sUTrace area.(oneside) ohw more than eight (81 
squfire fe.et. ma.y be permitted by the Pl!lltrling Col':l:lmission, Jn 
place,ofa:p t;r01erW'ise penni~ wan sigrt based upon th.efbllOwing 
cons1deratlons: . 

\) T1:Je s'i'le, shape and topography qf l,he property; 
ii) Th.e :relationshw of the sign to JJ.eig..hbortng properties and signs: 
and · 
iii) The relationship to and visibility frr:n:n the public street where 

· the property iS located" 
15. One temporary sign, wh.kh idtrrtifies; 

a. the arc:hit.ects, engineers, contra.ctors. deve1bpe.r, owuer and 
othe:r Jnclltliduals or fit:nVi rovolved w:ltb bpllding construQlion. 
·and lenants. but nol including any adve.r:Useme1.1t ofan:y 
product: aild/ or 

b. the character of the bllilding .. enterprlses or the pm"jJoses fot 
which the bui1d:ing is intended! · · 

may be located at each Intersection of ro~ways prp\li.ding access 
tn the District with. a: State o:r Gou.nty 1:lglrl:-af-way, ur other. ~. 
rtght-or~way classm~by the 2010 Compre'hen~tve. Plan as.,a . 
Freeway1 Trunkliiit::, or MaJor A~erial:.~u::m~ the p~od of,::<J.ig ,,~~- .. -, 
~~ Su~ ten?porary•iSigns:shall o~rem.p~.i~;i~ ~ 1. • 

prlor to substantial occupancy of ifle related building(s). . 
.. ~~ { I \ • 

Each such temporary slgn shall not ~cecid l50 Sg_tiarc f~t--irl surface. . . 
an~a and shall be setback at 1east 25' from the intersection of a~ts, -
alleyways or similar easements for .veh!cula:r trti_,,el, and a~ l~t: io' 
from U1e intersection of a driveway with a street, alleyway or stcMiaf 
easement [or Vf'.hicular travel. 



17. Temporary conlir:n.io:tJs accessory lJigm~ge regarding: 
a. the a.Fchitecls, eqgiq.eers, cor1.b'a:ctorS,, developer, own~.and 

other individuals or ft"lms involved with buildj:ng cnnEitrudion. 
and tena:nts, but i"JOt including.:any advertisement of :my 
product: and/or 

b. the character oCthe buildb3g.enter:ptises.·ot tbe purposes for 
which the building is 1ii1ended: and{ or · 

c. spaee av;illabllity, construction 13ch~;;dule, d.c. rdatl.ve.·to the 
adjacent bulldlnglsl1111.der construd:i011.: 

sh,aU be permitted oti all reqttired barricades designed to protect 
the publlc during the construt:tlon perlod. Smd signage shall11,ot 
e.\:cee.d a lweni')H1ve feet (25'}height, iru1 shall be removed prtor lo 
occupancy of th.e related b\lildingts). 

18. All signs advertising the srue.. r~J or lease of space shall be located on 
the premises so advertised, attdhJl no larger t:hiU1 fifty !50! Sqf:ts,r~ feet 
in area. Such Signs ~hall be removed wtthin t"!rurteen {14} days gt the 
sale, rental or lease. 

19. Election/Palitlcal Cam:paign S\gn.s armouncingthe e<m.didat~s sete1dng 
public political office. or pollticn:I issue, and oi.th:er dattt perl:!:nep,t the;rdo, 
shall be coruthed to private property and be fnst.--illed 1::1& :rl:mre than. 
thirty {30) cal~~dar days prtor to th!! election and shB:lt be removed 
·within fourteen . ( l4) ca1e1)dai' da)~S ·after th¢. ;J.ecljon. 
Ma..'timum. Area .... ,, ............. "' ............... •!i1ri~(28" 
Maxhnum HeighL .......... ~ .................... 4feel · . 
All such grcrt;rp.d signs shall be setback at.l,easl25' from the ini.ersectJ,bl'l' 
of streets, al1ey'\'lays or similar e::ase:ments f!Jr vehic:• travel ID'lli at 
least 1 0' from lht: int.erseclkm or a dlivewey \\'ili1. a rrl'itt:t, aJ1ey<.va;y or 
shnUar easement f o:r vehitJ!Ular traveL 

S'J.RUCTIJRF..S.(ather than btuklingsl 
.20. Omament.'ll metal fendng, pr brlek walled epclnsures, of u-p to an 

8' hdght 'However, 1acation of said ftm~ onvalled enclosu~·es 
sball not be within 10' ofany properly)lne;. rlght-cif.,wa_y or similar 
easement unless sptrclfically appr~rlurmg Slte Plan Review by . 
the Planning Conuriisaion. ·: · _. 

21. '1'lrlnsfonners-. elec\lital or metharncat-¢quipmttlt and other · : ~ . 
similar pern:'litied ind.dcntal equtpmen~ shall be mounted qn !he ... . .. ., , .... . · 
l.nlerior of a building wherever passiblet. EXteri-or location ofsuah:; · · . ' : · ;' .. ,. ~:· .. 

I ' . " . . 

structures Or equipment that may be ViSible from aiJ.y, :;;tteet, nglJ.~~. . .. ... . ; 
of-way tir sUni1ar easement for vEhicu1~r travel, or ~~de.nHal .use':"~ ... , ,, .... ~ ... ::; 
or dislrict within whiCh a reaipentla1 o\?)ellfu.g.ts ~ pei:mit;l:ed t:t11lei, ~il , ; .:~. • • 

shall be seLbac.k alles:st 25' from all streets, l:igllls-of-way or .. ,, 
slrrtilar easement for vehlt:u.la.t travel rull.q at'lriaSt lS' from any 
other prnpert;y line, and shall \Y,: screenb:l with either platitings or 
a durable non-c.ambustibJ,e enclDpU:re whicli'a;1·e unifted and 
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harmonious \Vith the ovli!,raJl an::hitecturall.hente. and meet utUity 
provider standartis fat lDcatton B.t'id mamte:narib.e. 

22. Ci::n1tmunJca:oo:n antennas, wll:'ele~ t~Je~ou;mu.niCation.-;:!:ntennas 
and s.finil::t;:r intidental non·acces5bry a:nlenns.s may be inounk:.d 
witllm or upcin ex::lsting buildings or S.t.hlcttn·e:s, as proVfd'ed for 
above. However. frm:'!~standing structl.'Ir'e{s) supporting 
cr.1mrounication ante~, whether- accessqry tlt'.l7JO!l·a..(:ce:ssory, 
require. Special Exception Permit, pursuant to. Siietlon 7..115 of the 
2an1ng Ordh1a.nce. 

23. l.AJadtng docks and refuse collection facilities shm;ild be located 
wi~ the envelope of the bt'Likling l:h~y serve:. Otherwise, loa:dilTg 
docks arJd/or refuse collection ~:m:1osu!'CS shall be Incorporated 
into the overall design of the build:ing an~ tbt~ landscaping so that 
the visual and acoustic b:t:tpacts of these functio~ are Jully 
con tamed a:nd out of vi~w from adjacent properties and publ.h:: 
streeti;. Whexever possible, said la adtbg doclffi and .refuse 
collection enclosures sha.ll.be: located on tl1at side of t,he building 
oppi.l::;ite of. o't as far removed -aS po$'-ib.le frc:itn, allneigh:bormg 
residentia1 uses and districts wi~.hm \.vhlch dttaiihed singl;e-f:ariilly 
residential dwellings a.r-e penmtteii All stret"~ shall be 
CO~~pa.rab1e in style and quality to IJ1e:: prtncipal t:r:)ater.i.aJS Ol the 
b.ullding and landscape t:l:nd o~c.rwise .cOn'l);lltwithSection 9~Q;fj 
of this ordinance. outdoor stornge, exceptmg 'that ~enced 
above, sht'.lll be stdctly prohibitOO. 

ACCESSORY tlSE:S 
24. An outdoa~: cafe service operated.py an es!:abnsh~eut that sens 

food and/ ot bew.rag(!S for :inlmel;'llate con:Stunption,l()cated williil1 
the adjaceritbilllding may be perrnl.Lttd. subject to thefollowf:tlg 
conditions: 

i.L All auttioor cafe shall be located rlin:clly 1n front or or 
adJacent to fue principal estab1isbmenL ~·outdoor-cafe thai 
extends beyond the butidi.ng frontage of tQ.e. part~paf 
establishment shall require the: :Permission or those bualneas 

. owners wh~ operat~ Within ~apjacent buUding fto:rltage. 
b. lf an outdoor cafe ls located along a puolic or pnvate 

'sidewaU;;, or pedestrian nalliway. a ~ of five. :(5jleet of . . .... t ~· i ..... ~~~ ... ~,~. ~ .... •• ,.~ 

unobstructed, pedeatdru:\. a~ess along smd stdewalk"or. path , · : .: : ·. 
shall be maintaine.d. l · · ··. ,: · · '· ........ · 

c. An outdoor cafe shqll be. alldw~d only during nom~~ bjq~~~t!rig ·~ ~· · 
1 

hours of the principal estab~slttncnt · · ,. ·. · ·· 
d. The exterior ofthe prentises:!'ihaU be Irept dean, OfC1erly and 

mai'ntruned or the p~rmit may be revoked:· All food · 
preparation shall be conducted inside of the pcllldpaJ · 
establisb.nlent. 

B 



_ ......... -----· .......... 

e. Th<:1 C5ty shall not be held Uabk .or responsible fut" any type of 
datnage. theft crt personal fujury,whkh may ot::c.ur as a resull 
of 1:1 side:wa:lk cafe operation. 

C All outdoor cafes shalt comply with applicable laws and 
regulatiOns of the CUy, County, and !:he. Stiite. 

25, tnleriar storage, lounge; .\Millting room. laqndry or similpr use 
when anciUa.ry to and 1.vith:in the ~ame butidmg as a: Perm:ttti,U:l 
Piindpal Use ot a u5e. pt::'.rrn.ittcd 1Jy Spttial E,.;:cr;ptlmn :Phri11lt,. and 
occupying no more than 30% ofthe tptal nseab-!e ijMr ru·ea of the 
building. 

26. Charatleristlcally quiet and nori-odi{e:roue ontdool' 
entertaiiwenta 01' open air 't,}usines.s t)ses, sueh .as.atl tlr boQk 
falrs. book readfn~~} :;.kating rinlm {Without outdoor musical 
broadcasts) flower-vendors. poli:r.Ut painters, and similar 
activities when on private property located at 1east300' from a. lot 
or s!te-cnndom:initi:m unitupnn which a detached singJe.:family 
residence ls located, and when developl!d 1n p1atll:ltd i-elatlonship 
within the Tov,~1 CcnterD~stricl, subject to Site Plan Review. · 

2.7. Home occupations as pro:v:ttled at Section. 7.3 (141 of the Zo:dll;lg 
Ordinance~ 

28. Any use c:ustomarily incidental to the: pero'l.W:.e.d use. 

D'TILITIES 
29, All eh.'terlor rm~&te ui.'illtles, and cbmJ:llurP.cation deVices, tnc!uqtng 

but noi.lim:itep to drainagesystemlii, pj~ers, gas lines, water 
lines, and elet:hical, telephone, and (1ommunil::ations wires and 
equipment, sllall.b~Jnstalled -and maintained undr:rginund · 
whenever possiple.. . 

30. On~site underftttrund utilities, and cmnmtiriica:tiou devi1::es. sha11 
be designed and 1nstalled to minlmlze 'disruption of.off~mt,e 
utilities, conmmnicatlon de\1!~, pa\~g. and ~d.o;~pe during 
construct:lon and maintenance. 

Sec. 7. 115, Uses reqtth-b.1g Planning Co:p:uni~m'l.'ln Special ~c!!ptiop.. 
l?enirlt (see. Section 14.3), · i · · · 

L Public. uttlit.V buildings, tclepbone exch.clge buUdingSi electnc· 1 ; .. •• .• , 

transforn1er-slatl9n!? and substations; _g~ regulatm.' ~t!nn~ w:illi; ... ·:.:... . ! :.:.. -·~~-., 
service. yards, but without storage. yarda4:as ret:}Uired ~l:o proVide .. • . . :~ .. , ,, .,._ .. 
neceSS"ary serviceS to the pusinesse3 am~ residents w ~e district.: ,~ ~:· ·. ··_ -~ · · ....... 

2. Wirel~.ss teleco:mmunieation or simila:t::ihrllltie:s requb:ing free· ~ · ' "' · '· · ··· 
· staudlng strudure(s) supporting tommUllkatli:Jci 1'.\llt~as. Such, ·''·· ·'· 
· (adlitiea shall be seil;!ack a disUiia.ce equ.~l to theb"'beightfram all 

lots.or site~qonc.lomtniurn unitsuponwhich a detatbed·stngle·fat!!HY 
residential dwetling is located. 

3. lnterlm Parklng,.a.s definedat.Sectian 10.9.1 and l0.~.3orthe 
Zoning; Ordtnan~e. on surface lof.S .. 

9 



4. FaciJities inr:orporatlng drive-up senJtces, i.nducUngJ"t.:.stuurants, 
banks. phannades, dry ckaners and other retail and service. 
operat1o11s. · · 

5. Sa1es of packaged alcoholic beverages. 
6. AntJque dealers. 
7. Retail stores or services, nol oilierwli$t pennil~t!d and candusivdy 

found to be compatible with the :intent of thil:l District. 
8. Open atrbuslness uses as eithct a princi-pal or mqdental use, other 

than those otherwi.Se permitted above, when developed in a plarmed 
:rt:lationt;hip wi!:htn t.be Tmvrt Center Disbict, and subject to S.tte. 
Plan Re'lliew. 

9. Outdoor entertainments; 'Withl:n areas designated for such use D'l.! 

an approved'Slte Phln, as either a pr:i:nclpal or inddenta! U..i¥!. qllier 
than those. olb.e.1-wise p~rrnitted. above, including xnuaicii broad~ts 
or concErts! the;;~tr:ical prt"..sentations. carnivahL dances or similar 
adlvitles. Such otltdoor ente.rlainments shall not be located within 
5oo fuet of a lot or site'-Condamm:tum urut ~pan W}lkh a.. detached 
s:inglc .. family residence is 1acated. 

Sec. 7 .. U.6. &chltectural and beve1t:lpment regnlatiqns/standards 
Ma.tedals 
E:xtedor mate.tials shall be predbminanlly 1ow malhl:el..1ru1oe fate brick bt stone. 
with 'ornamental mdnl accents. Pitcbe~ ror:tfs shall. have a meta1 tt.n:face or 
decking c:omplltnentary to the archltedm:a1 detail of the btl.ilding. No more than 
10% of the eAi:mor fh:Li~h may be Dryvi~ ~l.F.S, or similar materiaL • 

!Juilding Fa.rmd..es 
Building fa:c~des shall incorporate Windows, arcadeJ:. recesses, balcon.tes~ 
projections, cornice worlc, decoratlv~ finish or"~ilar features provtding. 
archiLect:ural interest and/ot detail Eilopg appropriately subatan.tial 
pm·tions uf tbeir length, Blank walls shall notface a public plaut, stte~l, 
sidt:\irc.lk, right~ of-way or similar e.a$erocnt fllt vclrlcuJ.a.r or pedestrian 
travel. Class curtain walls at1d spandrcl-glaas<s!::rij;l \l!lin:dows sballnotbe . 
used above the ground fibcn:: as the pn".donli.r.Umt scyle of fenestration.Jor. ···· 
buildings i.n this district. Tbis req:u.itementshall not serve to r~trid: ~e _, · 
use of a\.Iiul.Il, lobby or greenhouse-type. accent features U.''.lea,.as • . · . . .. ~ ' ..,_ 

embellishments to the principal bui1ding._ .• , ·: - . . ~ • . - . ~~ .. r, .. . . 
Stor.efronts·shell belndlvtdually designed' for each. retp,il sho\J,'and.~l;~be -·. · :0:'' .' i:' 
integrally designed with the upper floors to be.compatlble'With tb-e'over.a:u:.. ~·· ·: ~ ... :.,~·.· ,-·' 
fat;:ade character. Buildings wtfu. multiple. storefronts shall 'Qe.I;Ullffes · 
through Lhe use of architeclunilly compatible materials, colore;·de.h'l.I1s, 
awnings.. s1gnage and 1ightLTigf1xtures. Crouhdtl.oor reUill, service imd 
n~staunml uses shall have \a:rge pane .display windows· •. ho:weveJ;, such 
windows mall not e.x.ceed sev~ty.~five {75} percent of the,total ground level 

•' 

'·' 

!·r ·":· ,. 

racade area. 



RooCsoiT:its sballbe elaborated w:ith decorative sul}partingbradcets (Jr 
other details. 

Primary building e.nb~a.rlc(;.>.s shall be l'ecessed, or tnrrne.d by a ~hel~eiing 
eknJ.ent such as a:n iaW'rlit:nr:; arcade o1· porUco in order to proVide:ahelter 
trnm the summer e;un and 'Wl'r1t.er weather, or otherw.iae clearlY defined. 

Sper:lal archlteeluntl features, sudl as bay Wii.1dows, decorative roofs, 
co1onnilldes or other tli:\Vf!.red wa,l}.{:ways, trellises, ~nopies, fapriC! awnings 
and entry features may project i.nta a required setbaclc, provided tbaUhey 
are nol\ess than eighL t8) feeL abov~ any public or }rrivate wailcway, 
Building $etbaclrs shall be improv~d with seating, 1andscap!ng. pavers, 
tubks, clecorative lighting, wt\ter features and/or arlwor"Jm, No su.d1 
'ilnprovements shall encroaclJ lu-lo a right··of-way o:r similar ea.Sett~ent(sl for 
vehicular travel unless speciflcally <Juthorlzed by a license agreement witb 
U1e City and/or other enLH::les fa\tored by said easemrmt(s). 

Building Roofu 
1here shall be variations tn roof Unes to reduce the masshle scale of the 
si:ructure and add visual intere.sl 

'Parapets shall enclose fiat·roors at le.a.sl 42. inches high. or- bighe:r:i:f 
required te conceal mechamca.l eqviptllent. fu iu:sta.uce:s where fist ranf 
areas can be view~d from above,. care should .'Qe talcen ti:~at' all mof vents; 
roof-mounted rnechaniw equipment. plpes, etc.~ ~ grouped tOgether 
and painted ~o match roof color t:n ~duce their appen:ranc.e. Loca:tion ar 
such n:iechamcal equipment !iliall be as far tr:n:novc:d fiom.all neigbborlng 
residantial1.1Ses as is possible. 

Pedestrian Path'w'ays and Sidewa.lk.s 
Pedestrian patliway md sidewalk syEtems shall proVide safe, all~weatlJer, . 
effidatl. and atsthciically pleasmg weans or pedesmru1 movemimt 
between adjacent di.<;hicts. ~well a:; on~stte-ri;freulaUqn8J1d~ha.i.l~ an· 
integral 'Pari aJ tbe overall site design concept. Sidewa:Jks are: i;ypictilly 
~qti.ired along all rt:!adways, a:nd elseWhere a& detf!l"J:l+ined neeessru:Y.:~Y. ~ £ - •• •• •••• 

the Planning Cm1!lnlssion. Pedestrian pathway curinectlo.ns Lo,parklng _, . ·. ; ···. 
·areas, buildings, other iur:lenmes and between on.,;slre and perimeter.. . ' i. ·~· • . 

pedestrian systems shall be planned and in~eawh~JI:iU!sib~~~::;., ~--~~~~:~~~:(,!~ '-. 
Tla~a and sidew~ shall be a mliilinum of fiye l5} fee:Un Width: ancl · . -· . .. 1 .. ·J·' 

paved pul1:\uant tt.J 'the: Cli;{s design s~dards. Sidewalks may b~~t· ;.~.:' ... , . ~ ,. ~. , .;, ... : .. : :;: "" . 
e.Xd'urJed frum public rights~ of ... way where a ptrmanen:t easement abutting- .... .. ' '·~· . , ; 'c.·: 
~aicfrlghts-of-way, of a dirne:nmoo as detenrimed by the Ciiy Engl'(l~_e[ing: .. · ... '.: .' .!· "·~· • 

DMsionto be necessary to acr:ammodate alkast a 5' wide sidewalk. is.· , ,·· .. -··• , 
providedfor publiC'Pt'!de.!:itrian use; 'in a fm;m a~~eptable'to the Cttyi,.aw ... ··- ·"·••· :.:_; ... 
Department that obligates the. properly ovvner to tin prove and rilruntntn h1 
perpetuity sut:h easement pureuar~t to CilY standard'S, ·U'\cl'Udirl!; all 



necessary re.pair and snow re.movat. Auto entrances ta ;parking areas shaH 
be Yoca l.ed to millimize. pedestrian/ auto c:anflicl:s, · 

Street D~igri 
Street::;, or similar easerpents for veh.kular travel. shall comply 'l.vitli the· 
requ:ir.e:roellts of the City En~ineer:ing DMs~on anti a:U Dem~n St2.13daros 
ptavidedby Sections 106-12.6 through 106-132 ofC)ty Code. Typically,. 
streets, or si:mllax easements for vehicular travei which lnters.t;:ct with, a 
Slate or Counly rlghts-of:.way, or other rigb.!:s~f~v.ray cla-sai:fiedby .fue' .· 
2010 Comprebenmve Plan as a Freewa:{. Tnpiliine or~a:jor Arten~i, shall 
be c.'Or:tsidered Co11edcir SlTeets 'With resped to saJd design st:mdards. 
However; tl1e City Planning Cotnmtssiml. s't,'lbsequentto their 
conEideratlon of the recommenda Uons ·or thi:: City's En~I:neerln!( bMsion 
~nd Traffic Safel-y Committee., may modify said standmtis, :puxsuant to · 
Section 1 OB-4 ~f City Code_ 

Sec. 7.117, Are.a1 'height, bnik nn.d placement xegulatlons. 
1. The mlnlmum gross a..tea req'lti:.red for.application ofllie prt.Jvtsirms 

or thisTo~m.. Center D!strld ::;hatl be 25 am~ a;nd subject to 
coordinated owners~ip or control. 

2. All built:lfugs <~nd off~ street parking m:eas. shall be setbi:ick irm:n 
ctglrti:i··ofbwa'Y or l'$nilar easements for vdticula:r tr-a~ or pedestrian 
mm>ement at least 
a1 l$j from anyState or County.rights~of~way, o:t'.F~~y, 

'T:liJ.nlrline ·nr Major Arterial as designatid 'by the City's 2010 
Comprehensive PliiD; .. ' · . 

bl 2.5' from any property llrie fldjacent lo or separated by: a s®td. 
rigbl .. of~way or .similar easemen~ for vclrlc~Jar trav-(!1. frmn a lot 
ox.: site ctJndommium unit upon -which a detached single-family 
residential dwelling exists~ and 

t:) within m'J}' and all given b.lock(s), the equivak.nt bf 20% of the 
building street frontage shall be. ·setback 30' OR 25% Sha U be 
setback~ 50% shall be setback 12' OR 100% shall 'be 
setback 6' to provide. opport-unities for landscape enha.n~ement, 
seating or pa.sstve recreation amas to be incorporated 'Wltmn the 
s~tsr..ape. 

, ·~-" I 'U. ,..i~~"".,,t:~ ' 
·~ I ~ ~~ 

3. All interior roadways shall b~ setback at least 1.5' frop.":any: ... 
properly line adjacent to or aeparat~ by ·a ~?lreet right"'of~way or 
similar ease..~entfur vehicwar trav~! from a lo.t or site :;" :; ...• ,,.: 
condominium 1.,l.l1il upon which a; d~laChecl si.ngle-famil.~r res~dm:l.i;ial. 
dw<filing exists. · 
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4. No vis1.1aJ obstruction shall be permitted l:letween 30" and8' above 
grade, ln a rmi.nner that >V0\1\d interfere with tniffk vislbmty: 
a) Withil1 tw(:nly~Civt: feet {15'1 ofthe·lnlcrscctlo:rrof allstreel5• 

1igh ts,·of·wny or sitttil:a.r e~se.menl(s) fat \H:mcular travel: or 
bl \VIt.hln te11 feet 1 0' of the lntersetMna of a driveway with a street 

ot alleyway, or sirtilla.t easement forvehiculr:tr travel. 

Ho\vdve.:r. where volum"Cs ru.1d/ or speed of tra.ffic are exceptionally 
1ow. and afler consideration of a rec-otnxne:ndation ofthe City's 
Traffic Safety Committee, the Planning Commission may reduce. the 
requit·ed dear \rislon dimension specified in above paragraph "a~ 
[rom tv,renty-five feet (251 to no 1e.ss fuan ten.Jeet (10'). 

5. No \Juildirlg shall be le~s than SO' in 1leight. furthcrmore1 a}l 
.structures anci buildings, or portfm:i{s) tbereof. ;fuaU be setback a 
distance equal to or greater tha:rt2itnes tlieft bctghtcfrorri a111ots 
or sHe-condominium units upon which . .n ·dr!lftched slngle~fa'ttlily 
residence is located (see illuStration be1owh 

I' •-. 

500' :JOO' ~0' l ~· hst>' 

M<OO.mt,un building brJghi a.t.vruyin!{ setba~t..'i fulm the p~p~ Une uftlie 
nca~C 1ot with M ~g slngle.~f:nnlly l'e!jldf!l'ltli=. · 

t .. ·.... ' 
Buildtrtg height is alSo subject to the reqbirements of the Federal--
Avlatiot'l Admin.istratlon (I<'AA), l 

I . .. 

6. The diStance bl\:;i.Ween buildings, and porhnns (see above fi11Js:tp!l:tlon 
cif acceptable building step back) or attaci.bments thereto\ shall~pq~ 
be less than twenf1' (20l feet, and whereY..er the average hclt!ht Gf b.;ro 
buUdh1gs exceeds forty feet {40') theti'lin.imU!Il separaJ.:1cm belwe~ 
said buildings shall be' Increased by one {I) addition a\ ro.ot for every· · 
flve feet {5') said average height exceeds forty fthl [40'\.. 
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7. The required mirtirrn.m1 useable Door ~a; per dwelling l,'l.:p,it sba.ll be 
as follo'VJS: 
1\vo orrnofit Bedroom Dwdlln:gUrut, ...... , ........ 1.000 sq.ft. 
Ont' B~;.tkoom l!ndudi:ng Efficlepcyl D\iJelll.ng.Ultit ... _ .... BOO sq_,ft. 

Sec. 7. 1,1 8. P1m:niing: Otu:r:mrlssidit Site Plittt R.cvie,;v.r approval or 
rejetitiOn1 c.omnte:n.cem.ent and c.o:tn.:Pletion of 

· construCtion, 
1. Prelimmary Slte Ptan-..1\s.a preliminary step tdwm-d Sitel(1rulii1JP.ro\tal 
regani)ng contiguous prdp~rtji· uh,dey comrmin ownership or confrnl 
lotated within the To\lffi Center (TCl Dlstrid, an a:ppttcantmay present to 
r.he P1annlng CQ'Jmnlssion. a Prelirrltnary Stte Plan 'Wi.tb:ln:v..ihich Cbt: 
appllc:ant specifically identifies certain aspi'!i:!ts of $Bid Prelimmary Slte 
Plan for wliid1 the. applk.ant is se.~ldng the Planning Commission's 
approval. The applicant shall follow the Site Plan Re-v:ie.w requ{rements 
proVIded at Sections 5, 11 tlrrouf(h 5.13 of the Zoning Ord1nence, wiili 
resp~d Ltl aJ1 aspecls of said P.re1lm1nary S!t<± P1ari forwblch. the;; a,pplican;l 
is seddng approval. while prt~Vidinp; less detfill with rAApectto tlie other 
aspects of tbe proposed deveJopment than WOllld be necessarJ fm;: S!te 
Plan approval. 

The Planninp; Comtt.tiss1on shall re\riewfue·Prel'llnma:cy- Site n1an to 
determine wheth.erit meet$ ·th-eintcr1t ofthe Tt ~trict <n"'d whether the 
ap:plican t's specified aspec:t!l of the Brelitninacy Sit.e Pla:o, satj..$fy the 
applicable standards and requii·emeJ:rls ofthe C~'s Zoning Ordinarlc.e, 
$ubdi\•ision Qrcl1mmce.1 Woodlands P.~ervatlop, Ordinance or oth¢r 
appl:!cable provisions of ctty' Code, The Plannfu.g Cornmiss1on may lli(:!n 
approve. a!lprqve With condl.lions • or reject tlie proposed'.l1:_ellmi~ary Site 
Plan e.xp!:esmng in writing and/ or di,awin~ ~.to the findings ,ot'fact and 
the reason rn.r the declsitm, with a statern~ of any conditicii1s et 
lirnitaU~:ns to which an Ef.pproval !$.subject. Those abi;}~c{.S so ap_prnvcd b_y 
the Plmhing Commission may be unalter~d in suhsequ<~~nt Site Plans dilly 
· sub~ted by the a:pplicantWifuin five (5) years (unless saidpei1od has 
been duly e-xtended) of theJ?lanningCoromis~o:n's approv.~·o( said 
Preliminary Site Plan, as necessa:ryto praceetlwith the :proposed 
~develnpmenl. An e)deooion for a Specilled perlod l'I!-aY be gr:a:rrted by the 
t'itj Plarmi:ng Commission upon good cai.llre sbo\'¢!1 if s~ch 1;eq,uest is 
made to the City Planning: Comrrrlssiou at the t.fr.oe. ef applicat.ibn or- '·· 

• . • "· ..... 4 

afterwards. ·· 

7.. Site Plan Re.view ~ Tbe: P\aiming CJ;nnrbissaqn, sha11 ·review and approv~. 
approve with cdncl.itions, or reject the prornosed Slte Plan:~tnf all pro'pose.d 
devdoprnenl1 pursuant to . .Section 5.11 and li! accordance With all 
applicable .st:mdaros and reqUirements of U1e City's Zoning Ordin:mce, 
Subdivision Ordinance., Woodta.nds Presenra.titm. Ordinance, and other 
applicable pravi;dons o( Ctty COde. A Site. Plan :that complies wttb the 



•1'1~1 ~. --- .... A ....... .,..... .... r·--·. ,. 

specifically approved aspects or a Preii.imnary Site Plan, whiCh h-as been 
approved by the. PJanning Comrniesiori 'within the past fivf;: years (unless 
said pe.liod has been duly n"tendecl), ar,td wii:.h aJl otl1cr applicable 
standa:rds and requirement.'> of Cicy's Zoning Ordinance. Subdivision 
Ord:!na.nce, Woodl.ands Pre:se.J:vatioiJ.. Ordinance and. other a.ppliGable 
prov:is1ons Q( Cif.¥ Code, whkh prt;:.·not iD. cpnfl.ict wttlts:.Ud spectfic:allY 
approved aspects of said Preliminary Site Plan, $hall be approved. 

Where .a Slm Plan propcmes phti£16:0 constr:uc,tiontwer a period ofs:t!\1enll 
years, a phasin~ pl~.n shall be inducted with saJt:l Site Plantha.t identifies 
the a"tent ofenchphase as well·~ its estimated date o.fctimm~t;:emcr'l.t. 
Eacn sttG(!essive, phase mr.w rely upon.'ttle Prey!ous pl1a,e~ls), but not upon 
future phnses, fon:1ecessary 'inrfastructure, off~sti'eet parldni; tir olhcr 
improvements nt~essarv to canxply w:i"t.4 the Oi\-v~s develcmment 
r~ulations and t9 enst:o;e.proteclion of the hea1th, s~ety and welfare of 
the residents -and businesses. therein, '1-S well as the g{;ll;ler.tl public. To 
ensure contp1et1on of required fmpmvernents; the .City iii authorized to 
impose perfonnance j!.uanantees orreq~ a ca~h ,br &mety b.ond or 
1rrevocable letter of credit aec~ptable m tl1e City in an l11trlcitil1t determined 
to be sufficient to completl::! the hnprove~:pents prOVided fot l;n a giv~ Site 
Plan. Construction shall be. cornmenceO, w!thin 011e'tl) year fo110Wing Site 
Plan approval by the Planning Co~~ion wid pl,1ases q_f said 
devdo'pme.nt shall proceed subStantially in .con.folmtmcc ·With the schedule 
setJorth by the applicant as a.represe:p.tatinn dut'ti1g Site Plan Review. If 
construction is not cornrnencep wit:hlri su~b lli:ne, orifmi,ases of said 
development do notproceeo substantially as a:ppta-ved., the Site Plart shall 
expire and be null and vaitL However, an ektc:naion tor a 5pt;ct~ed period. 
may be grro1ted b;y the Cf.tJ Planning Commissjon "Qpon good ca1,1$~ · , . 
shown. Moreover, in the eVent approva,l of the Site Pian has eXptted, the. 
City Planning Coinl'Ili5s:ion shall require a new a,ppl:ication and a:pproprlate 
fee O:lal shall be reviewed in Ught:.of an approved Preliminary.Stte f.\'!m;L aorJ 
then exist\n~ and at~plicnble orrli'nant;:e provisiot:s· 
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Bacl<ground. : : 
~-- ~ - ~ -

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), 

based in Southfield, Michigan, purchased the foreclosure rights to Bloomfield Park from Wells Fargo 

Bank NAin 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 ("BVO") 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 I for a detailed overview of 1M PLAN, 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 



__ - -- ' ~ .... - - - '_ " -- -

- , Construction Impacts -_ 
- - ~- ~ -~ - -- ~ 

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 for the entire site from market analysis and 

internal documents provided by BVO, 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 additional692 jobs anticipated through secondary indirect and induced 

sources, for a total construction employment impact of 1,248 FTE jobs.1 

-
Wages from the jobs 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 Pari< Site Panorama 

1 A FTE job is based on 1,820 hours of employment, per annum. 

""" - 2-
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_ Site 0-(?eratiomillmpacts -~ 
- ~- - - ' ~ '. ' - - ' -- ;:::. - -~ - - ~ 

Community benefit and economic development impacts from BVO'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 Housing 

Retail 

Restaurant 

Office 

Hotel 

The Project's tenants are estimated to directly create more than $66.49 million in economic output, with 

another $52.5 million created through secondary sources, for a total annual output effect of more than 

$119 million to the local economy. 

-a{;) ti 
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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, Ml from their winter 2015 and summer 2016 tax statements have been utilized to 

project future taxes from the Project. 2 

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 ofTDC. The Project's site development market value for Real Property was 

assumed at 95% ofTDC, 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 $10.3 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 AssessmentValue. 

2 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 1WP 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. 

$$$ 
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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 

third parties by the end of October, 2017. BVO is 

currently paying taxes on the subject properties. 

The last tax bills for the Project site received were 

the 2016 Summer Tax Statements, payable 

effective through July 31, 2016. 

Between now and October, 2017, additional winter 

and summer tax statements are anticipated to be 

received for the subject parcels. It is therefore 

expected that the project site parcels will 

contribute a total of $225,940 in property taxes 

during construction, with $81,500 in property taxes 

payable to Bloomfield Township 

and $144,430 payable to the City of Pontiac, 

assuming current taxation and mill rates. 

Key Construction Tax Findings: 

Total Ml Payroll Tax (4.25%) 

Direct local Income Tax (1%) 
direct & Induced Local Income Tax 

Local Income Tax (1%) 

139,775 
$225,940 

$2,238,864 

682 
$3,975,546 

$526,792 
631 

'" Overall, the project is estimated to collect more than $19.1 million in taxes, with more than 

$10.8 million from direct construction sources. 

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

construction. 

• 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 tie 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). 

'" Total local Payroll taxes from construction wages are estimated at more than $935,000, with 

more than 526,000 from direct employment sources. 

• 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: 

• 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. 

• The project is estimated to create more 

than $7.33 million in total property taxes 

annually across all uses and owners. 

• 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. 

Residential local Income Tax 

ct Commercial local Income Tax 

ndirect & Induced Commercial local Tax 

Local Income Tax (1%) 

• The Project's 100-room hotel is estimated to provide more than $34,300 in local room taxes to 

Oakland County annually, and more than $45,800 to the Detroit Metro Convention and Visitor's 

Bureau. 3 

• 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 million 

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 

- - ,- - - T~tal Est. Stablized Est,-Annual 
· . - -Development . Assessed . Rroper:t{ 

- , - _ -_ _ - Cog _ Value - Taxes-

Home Improvement Retail 

Retail & Office 

Multi-Family Residential 

$19,062,588 

$23,388,118 

$57,578,288 

Senior Housing $15,396,142 

Hotel $12,575,000 

Land (BBAcres) $10,341,900 

$9,054,729 $1,005,618 

$11,109,356 $1,233,805 

$27,348,587 $3,037,456 

$7,313,167 $812,200 

$5,973,125 $663,375 

$5,170,947 $574,285 

roiai !linCi&'R~~~.Ptil~erty• ~i.sa:t¥2:~s ::' ~s,sh;o11.< •.$7;~26,7-tO 
r9.ial i=>P~E ror:An Bs~s : • $7;327i~iia.'llo • •• •· '$2, iii~: 1s?\ '.<•<:$7i759 · 

IOTAI.l SITE IMPACT- • , $145,66S,225 - $69,798,695 $.7;3_34,500 

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 67.5% occupancy. 
;s e .qo 
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"' Direct Sales and Use taxes across site operations is estimated at more than $7.1 million 

annually, with more than $4.3 million from direct site sources. 



The Project is proposing 552 units of rental housing as a component 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 1939.4 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 rate 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 Oakland 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 hold 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 ofthe income band from the ACS and 

4 American Community Survey, 2014 data. 



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 distribution across house~olds 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: 

• 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. 

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

• A review of photographs provided by BVO highlighting the current condition of the partially 
constructed buildings 

• A review of the '}\ct 381 Guidance for Brownfield Plans, Work Plans and Combined Plans" produced 
by the Michigan Department of Environmental Quality and the Michigan Economic Development 
Corporation 

" 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 

• 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 

5 For the pu~poses 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. 

·-·------·t 
~ 



• Review of the offering memorandum reflecting the overall parking currently on-site 

o 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 oftheir 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 eligible, 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, 

1'a property that is unable to be used adequately to perform the function for which it was intended 
due to a substantia/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 nuisance 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, 

removed 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 ofthe 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 

corresponding 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, Band Care 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 speclfically 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 not 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, observation 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 demolished 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 

DCN E 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 

adequacy 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 ofthe 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 

reliance on deck parking. All ofthe 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 

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 ofthe 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 currently 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 "Brownfield 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. 

- - -

· . Co-nclusion - ~ 
- _'.- - - - - ' ~ 

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. 



- -- App~~-dix_l_- ~b9ut IIVIR1iAN -- ~ 
-~~ ~ - - ' -' ,-" - _- -.. - -- ~ - ~- - -' ~ - --, -::,.7.. 

1M PLAN is economic modeling software that creates a model of the local economy and estimates the 
impact of a change in local spending on output, 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 1M PLAN. Purchases for final use (final demand) drive the 1M PLAN input-output. 
model. 

Analysis 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 1M PLAN software analysis includes the market area determined by Bridge House. Data 
sources include North American Industrial Classification System (NAJCS) codes; Regional Economic 
Information System Sectoring (REIS); Bureau of Labor Statistics Sectoring; Bureau of Economic Analysis 
Input-Output Sectoring; and, County Business Patterns; BLS CEW (Covered Employment and Wages 
program). 

The description of IMP LAN Methodology was adapted from the 1M PLAN Version 2 User's Manual, 3rd 
edition, 2007. 

G" <> 
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c. _ • Atmenai?C II -:- l<ey Parties - -: 
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About the impact consultants: Baker Tilly Virchow Krause, LLP 

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

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 REDICQ® (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, 

<i $ ~ 
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DEVF,LOPJyillMl;: AQ:Jl:EEM,ENT 

Agreement made November a l, 2002, b~twciBn the City ofPonthic, a Mi&.higaullome 

rule city (''City"), the Charter Tovmshlp ofBloom:fi~d(.'Townsbi-p''), and Harbor Telegraph-
.. . ~ 

Jl03 L.L.C., Bloomfield Acres Acquisitim;rCorilpany L.L.C •• ¥1.i!ibm Tt~1egrapb-1S814LC.j. 

RarborTelegraph·1899 L.L.C. andHru:borVogtte !1laza L.LJi:_ {herein collectivelY ~ot'~). 

Re.clt1Jtions:. 
..t. 

1. I:larbor owns land descnbed tmBXhlbit A hereto {thG ''Land!'), Hsrborrepresents 

that there. an~ no other individuals, legal entities or lending i.Imti.tutkms wbicli M:Ve an intere.St hi 

the L~d :mdwhose consent is requil:ed for the en!cy qfihis Development .Agreement 

.2. The Landis the:. subject ofanagmm.teilt.batween the Q'tyatid the 'fownsh!p:ma.de 

ptll1luant to 1984 PA425 (tl.'u'; '''Act 425 AgreemenJ;"), ai'!:n.qh¢$.£xliil:># B.here;.t~. 

3. 'fbi} Land ls a subject or ~everal$1.\its pend.fug in;'Oaldnud C\:nnity Cir~riitGourt 

and the Michigan Supr~ C.ourl; R&ted on E:xhibitCh.ereto {the.t"Litiga.Uon"). 

4. Dev€ilopment and use oftl:te.La.nd is subj~t to- theTt!Wli Center Dirunct·zaning 

Ordina:rJce adopted by the City1 ~cept where thi$ Agrersttu:mt provides oth~a~; (the ''Zqn.l.iig 

Ordin!!D.Ge"), wiiicb is attached hereto aa Exhibit D and sba1ln$t be amended duri:n~ fue term o ( 

the Act 425 Agreement, except by mnt:Ual agreement of':~~ Qity and the 19wnship. 



Litigation, and U1riir pur.pose is to iinplement suc!l settleJ:aent 

6. Notwithstanding the provisions ofllie Zoiiliig Or:Jfua:ti:ce the pali.ies have agteed 

tha.t the development and use. of the .Land w!n be governed by tli·epro\lisiorts bfthiS:.At.teefu.tmt 

Any cOnflict hetweeullie terms; oftb.e Zoni:ng Ord.i:Ii.ance and. th:is Agreement .Will b\'l resolved 'm 

favor of the terms of this Agreement 

In consideration of the premises, the parties ag:ree as follows:. 

1. The development and nse oftbeLand shill b¢1hni.ted as. set forth beloW. 

1. Uses on the Land shall :be l:lUcih ·uaes as me permitted 1n both th~· Zoning 

Ordinance and this AgrmJnt¢ut, and shall. be limited to: 

a. Np mute than 1100 rosident,ia;J units:; ,up to a total of2~2 million squ11@ ..... · ... 

paragraph 2(e) below, which Would alloV( a (;O):nbjh¢d maximfuJJ. of l234::r~~i;i:lentiaJ units, ea.uli, 

wifu a min.i:tntml square fotitagl3 of 1100 square fee4 up to .·fi. o9mbfu8d m~Un:i 6(2A68': 

l:tri1Ji'Ol:l square feet ofleafiable residential spS:ce. 

b. No morn than 2 !nillioti: gros:~ square feet of .i:ton;.,rehldential. spac~, 

iu:cluding office, tomrtiEircial; a hOtel, health clubs, 'theaters and qiliet iian~resii;Lential ti~es. . ' •' . 

Tetinis courts (but not to exceed t6 in number whose locatiOn sfialll:if: Ji,tnitedto t~e.health club 

arid one Str.ucture ot bllildilig adjacent .theretO or ac'ross a street i:b.eiefr:Qml:Slia:Il not be h1clud~d 

in th!=J area limitation, bltt shall nevet:tlWless .be: subjeCt to the Tii:m:i B and erm~igllt linritaiions fq:i 



d<nnes or dOl:nes ofa:ny kind. 

c. AU or p~W: ofthe ii.rSt fioot of at:tY of the :t1'-~id,(mtial :fuld qffii;u.>: b'tilldfiltW 

erected p'U:tBUatrt to aubse.ctions a md b above may·b~ ~ tob<'itm1 oomin:th--ciat ~ and service 

" d. Casinos and similar gaming fl:ICUities, adillt \l~s. and teleoollfuluniblition 

towers, a.s defined in this A~ment, shall not be pm:t!Utted. 

e. Residential :units may he substituted for non-residtntihl ~e under 

para~plr2b Iibov~. up to not.more than 134,000 square feet of non~tesidflt!til¥ ~ace, at ~l:itio 

of one reSidential Unit tp 1,000 1!q1iare feet o:ft11.m-te~ddential spa<ie. 

t Na more thm 1 Sfugl.eb.Otel may be located withln the d!'Welopment which 

may be located m eilh.er Ti~ l! (tr c' 

3. No building nhll1l be less th~ tlUrty (20} f®t it1 h.~t,_;Building helghtll 11ruill. be. 

lin:dtM as follpws: 

a. Tier A. For the· D.J:st ·:tso ft!l:it from the .tight pf way at· Tcl~ph Road; 

height shall nat ex~eed three Stories .im.d shrul not exceed 46 feet, exclusive of Jdnftop utility 

equipmtmt, w.hi® $hall. b~ no higher than six feet, .vismilly s~. and Slit ba.Qk at least 20 f~ 

from tb.e Telegraph Road side of the b~ All buildings shall be set b~ i\ ~um of 40 

feet from the Teltgmph Road property line (nght-of'~way). 

b. Dft.lh Between 350 feet and 500 feet from the right-of-way at· 

Telegraph Road, height s.lliill not exceed: 

1. 5 atones and shall not exceed 71 ftet if de:voted prlmarily to non 
residential uses; 



. ,, 

2. 6 storiElil lll;1d sba.U not extii}ed 84 feet. if devoted to pritnar:ll)' 
residential its~; 

3. 4 $tones and shall not etcceed ~4 feet for a health club; . ~ . . 

4. 6 ~ties and shall not exceed'84 feet fur a &.ingla.hotelotily;. 

5. ltooftop'.un1ity equipmen:~ no hignm· thmi 6 feet, visually scM:o:edi 
set back at least 20 feet fu>:m 'tel~gt:aph sMe 6fbuildiug, 

o. · Tier C. 500 feet or·more fi:<>m TelegraphRoil,d. height shall not exceed: 

l. 7 stories and shall not exceed 97 feet if devoted priruru:lly· to 'non 
residential. us~; 

. 2. 8 storie& and simu not exceed llO fett<if devoted primarily to 
residential uses; 

3. 8storiea alfdl.l hflhitablo attic inolh.ding arohitectmal ~tui:e~c5ttch 
as gable, l)lfl.mard ot sloped t®fwith not less than a 12/i:-L, .. pjtch 
on(: losing all rooftop utility etiuWn!Enlt tJhall Mt e:x.need .lzj ·feet to 
the ~f p~ if devoted ~:y to residenti& uses~ · 

4. 8 stori~ am1 shall not .ex~ 11 Q feet for a ~hotel only; 

5. 4~ries and shall not excetid 90 feet for a herillh club; 

6. Rboftop utility equipm.ent, except With mspeet ·to bUildings 
constructed put$Wlll.tto Tier C, sUhpilt~aph 3 above, no. hig)l.Qx. 
thrui. 6 feet, ~Y . s(,lreelle~ set ~· :~ least :20 feet · from 
Teleg;raph side of00i1dhlg. . 

d. Antetm.as, tdecomtnunieation n:utemll!.S, and rooftop peak! trod other 

arohitectural reatu.tes are pemritted, but in no event sb.alllhtl)' eoc~ a l11ax.imui:n hei¢1t of6Teet. 

over the} maxim.lml allowable heigl:tt for all bui1dings1 ¢thet ·~ those buildings pen.:nltted 

purswmt to Tier C, subpa:ra.~ 3. (habitable attic). 
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:mbparagra]lh 3, parapet screening shall be penn.itted. 'r!ie parapel screeoing TI111Y extend in a 

straight Jine pnraJlet to or as an extension bf the miter walls of a ~u.udlng if it contains decorative 

elements. If itdoes not contain. deconttive 6lements, it shall be Sloped.· The pru:npet sc.ret;ili:ng 

shall be lion·U'sable and exchtshrcly for-screening. J.l.nloped, it sball ht1 nt .lfu. ilhgle 'so ·lis to 

" screem aU rooftop utility equipment :in no ·r;~vent®all the parapet e)!:cl":,ed a m.a.'dlnuci lieliht o:f 6 

feet at the top of the slope. A parapet snail notimend lb a point hlg1ter trum tHeet over tl:i¢ 

f. If a bnilding straddWs 2 or taore !lets:, tba enme building must C.t;lmply 

with the height restrictions of the more resb:ictive- 'fter. 

4. Parking ahaU be requited and re~Jated as follows: 

a. As -provided for such uses in the Zoning ordinaut,::e. 

b. Bearing in ltlind fu~;; mterrelat:iomthip--of uses contempl~ fur the· Land, 

the Joint Development Couutil esl:<iblished pnuruant to· the. Act 425 Agreement l;tlllY reduce· the 

pro::king recp.tirerrieots, on a showing that there is a Jesser :'need for p3rldng bric~c of generally 

acoepted shared pm;king principles or on a showing based on tbe nature of the uaflt{ or l;lased on 

experiencl:. after devclopment ofany porf;ipu ofthe Land. 

build.ing lot coverage exclusive of psrlting structures shall not,excaed29 ·acres. 

6. Th.e area shown on Exhibit E hereto, wllicb is adjaceui to the L-and, together with 

ira associated drainage fuciliti es; ~a.y be utilized to provide stom drall:mge for the Land. 

7. Additional provisions wbiqh shall govem the use of this land include: 
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n. Definitions: Foqmrposes of this Agreetiient, thefullciwipg d'tl:fulitiolis 
$hall be. con !rolling: 

L Adutt Use inclt1des tliefrill<lWiug: 

a. Ad.nltAtcade, defined !IS a plape to 'lvhicb the pl.lblici:s< 
permitted or inVited to \l'iew motion pichues, video t:n:: Jaa:er disc pictureil or iither prcldu.cts 
of h.Uage-producing devices where the images displayed lixe disfulgtriilhe'!l.or 
charaetcrized by the depicting or d;escribing of "sp~:mified .aexiial l'!ctivitics'' or 1~!lpecified 
fitla:l:mnical nreas". · , · 

b. Adult book store;adiittlJ;Oyelty store. or·:adlllfwdeo store, 
defined as a comme);'cial establisl:rr.neritwbich, as one ants Jlriucipnl J>utpose~, offel's fen' 
sale or rental for ruiy form of· !;on$ideration reading :materials1 ph.p,~ogra:plli+, films, Ul!iti.on 
p:icttttesi v:id~m cassettes or video :reptoduction!l) Slicre.& or othervi~:r~resentaclonn 
chm·acteriz.ed:Qy the depiction ot d!lllcriptkm qf''apecifiad sextlat rwfhtities" or "spe:il:fie.d 
anatomical ateas''; or insi:rl.mlenta, device:! or paraphernalia which are designed for use in 
COllllCCtion with ''specified Stll(.Ual acfM.ties": 

c. Adult cabaret or esUililiSb:ment, defined as a night club~ bar, 
restaurant, aiilon, barber shop or similar commareial es&lblishmenf wlrich ragt:!larly. 
features: persons who appear lit a st!rtl;l. of nud.P.y or sem.i~:olldity; 1ive pt#'otmauces 
which ~ characterized by th.e e:cposure of ''specified .ana.toomcal at~" Ol' by ••specified 
sexual activities"; or, films, motion p,ictu:r~l'ideos. cass~s, slid{;s 'ttr.other 
photo~ reproductions which 14"-'B cbanicterl.zed by the depiction (lr description of 
''npeci:fied sexual activities'; or "specified anatOmical areas". 

d, Adult motion piotunrtb,eater~ de:fi.ned as a commi;'II'Cial 
establishment whtme prim my puq:lose and activity is the exhibition~ for any form of 
consideration, films, motion pictures, vidt;lo casa~ttes, sHdes1 or~ar tJhotagra.phic 
reproductw:ns which are characterized by the depiction. or description on<prielfi¢ se),'1ial 
activities" or "specified anatomical areas". . 

e. Adult theater, defined as atb.~IJ.ter, concert hall,.au.ditorium, 
or ~:imilo.r commorcia! establisbinent which. ~gularly featm:en persons who a,ppear in a 
strue ofmtdity or semi-nudity, or live purfonnauces which am ch,aranter~ by the 
exposure of "specified. tm.atonrlcal areas" or by "spec.l:fied se.'Cual ac~tielil'\. For 
purposes of this definition, the fbllowit).g add.Hion~ t~rm.s.apply: 

L Nudity or a ~·tate ofnw:litj.r:rx~.W!s .tbe shoWing of. the 
human male or f8male genitals, pubic area, vuivil; anua, anal n~ tit ~lea vag~ W\i&Jess 
tfum a fully opaque cov~ring, fu~ showing of tl:ru female braa:stwith less tba:li.a MJ,y 
opi\qUe COVering of any }l:art of the nipple, uf ~ showmg of the i:mvettid Jfl~e;geriitals in a 
discenn'bly turgid statet~ 



) S~mi-nudrt' Oj:)fitmi"rtWie cond,itJ'o!t·Ol(j(U}$ fut: 
t1liowing of the female breast below a h<.ui.~ontii I!iJe lll:ross the top 9f!:he ar~0!a:.at it~ 
Wghest point or the showing of tbe:-tlllll('l ur fenihle buttocks. This ii~tion a ball include. 
the eutire iower portion of the humt;m: fel:l:Ulle brea:st, but shalLnot indl1ide.; any portion of 
the c:Ieavage of the human female bron..Wexhlbited by a d:it:~as. btouse, skirt, leotard~ 
bathing suit or otbe:r wearing apparel provided the areola m notexposed in whOle orin 
part. 

3. Speaified anatomical ar-ea.Y.me.ans~ tl1e h1lmllli male 
genital~ in a dise.eniibly turgid mat!:}, oveuif completely or op~quoly povered; ot; leS:g than 
completely md opaquely covered httman gemtaJs, pttbic. regi~n, buttocks or a femme 
breast beJ.n;,ri a point immediately above fu~ t<C~p of the nteola. 

4. 8pecifwfi~eJ;Il()l activiff~ means any of the 
mllo\'ling: the fondling or other erotic. toliohilig of human genitals, pubic r~giqd, 
buttocks, anJ.LS, nr fcilmale br:easts;.sex.· acts, normal or pervurled, actual Or. simUlited, 
i.n(.11uding int(ltc_ourst~h oral copulation~ maaturbation o:n'io.domy; or excrej:Qcyi't!ll¢ticrn?as 
part of orin coi:m.ection With any of the Mtivities preViously mentioned in tb.1s definitiOn. 

2. Casino. A room or rooms :in which 'ilr!Y legal odllegal gtmibl.ing ~~is 
carded on. Forpurpq~es of this <Wfuition, "gambli,iggame" shallm~ ~:y gllll:le o:£6~; 
banking or percentage game played with cardll1 dice~.Ot any .met:hmtical device orll11J.ehh1e fdr 
money, property or any token. or other representative of vS.Ji~. 

3. Habitable attic, A :finished spooi:i between the ceiling joists ofthe tbp-
at<;lcy md the roof rafttm.l which bas. a stairway or otherpeunaneu.t -w• of access ll;Ud ogi'ess 
and :in which the ceUi.ng area~ at aJ1eignt of no tass than 7 feet 6: imihe,S: above fuei :ftoQt, 

4. Hotel. Afad:ility i:rfferiug b:ansie:utlod.gi:Ug acco!Tililodru:lo:Uil to the general 
public, which shall provide: addi:ti:oual services1 including.t$u:rants; roe~tl,ngro~ms,. 
rectoatibna1 facilities, and may also provide other customary accr:.ssory uses. · 

5. Tslecommwdcaticm Towers. Wireless cornmunfaatiou fQtrllitics. incl~g 
all structures aud accessocy facilities relating tQ ·the use of the nt<ll.o frequency spetrtruD:l: for :the · 
purpose of transmitting or receiving radio si~nals. This may fuclude, but shall not be limited tO, 
radio towi:l~"S, television towers, telephone devices 119-d exohmges, lnicrowa.ve relay facilities, · 
telephone trru:umrlssion equipment building and private $nd commercial mobile radio service 
facilities. Not included Within this defuiliion are: citizen baud radio facilities; ilhort wave 
receiving facilities; radio !llld telev!sionbroadcastreoeption faciliiies:; federally UcensefiliWli!'tlu: 
(bani) radio facility; satellite dishes; and governmentalfa.cilitieswl:tich are Sltbjectto stat~ and 
federal law or regulations whleh pretmpt mu11icipill ~~gulatory authority, 
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6; Te/f1(;l)l.ltnJUJti!:;P,tio}1 A/11i~1H1CIS.. A ~evice to provige wi.re\ess 
corni;nunicatidn that is a:ffi:x:ed to bili.ldfu~s and stn.ictures that is visually unobtr.u.i;lve-md clo_es 
not exc~qg th~ ~peci£\e.dheight J4nitati:6!)& fcir each Ti~r by more tliil,n 6 feet; and n_dt exoeed the 
height ofthe-tcioftop utility eqvipm~nt.· 

b. L~ds.caping on the Land.~llalJb:e- as :req1rired :b:l the Z:m:li)lg 
Ordlu;lilte ax~ept as follows: 

L F6t every twenty (20) faeticlotig Tlllegrap:tJ.~aad, wlthln:.the•furty {40) 
fo,ot setback greenbelt fromTei~gt'aplf:Road; f.Ull'<'(1) tre~ shail ~e ~e.qtired {q be plllllt!\14 witl$:t a 
minimum ten (10) fciot landscape:Out'fe't'{lfrip:pariill6l to thii-str-eet.:tiik±ng-itito· C01'isidetatio11·:the 
location or any roads or a(\Cess;drives. The ten (lO)JoQJJand!:lca:pe buffer strip 1!-}qng 't'~~~~tph. 
Road shall be acbeiited by provisions of shrubbery und•annnal and/or perenrtiat flawer1l'ilrtd shnU­
be irrigated underground.· 

2. Wh.eJ:l required; ev ergremj trees shall be atJ~?.St :~ight (8) to ten {10) feet in 
height and deciduous trees shall be at leaal.tl®e:{3)Jnoh calipet•a.tfuetime ofplilliti:ng. 
prov:ided, however, OI:J:la:pJ.eri(?-lde.ciducii,i(; ~<:~'shall be at least'Oi:fu. ii.Udtbree-quaiter (b%) inch 
caliper at the tim¢ of their planting ' 

L:$ghting within the,L~d sh!lll con:rply-With the fpJlol\'fug .•. 

. L Itt all sr~ used for oiltdonrrecreational activities; outdoor lightintPinB:li. 
be approved l\S Part of Sifq :f~i14t~eview. Amo1ilg:r;>tl).yr~9ruJidetatiqnE!j ~~¢h·reY:i~W. ahailb~ 
couduoted to eoilme that won liglitfug does notu:m:~onably :impact 11f.!on·sturoun~ uses~ 

1.. No ground mounted etterior'lighting !!hall be permittedta.:m:urmnate 
exterior building W.EJ,]Js above ihe :6!~ Utreer($) iltori{l$ orJ(>#y .. {JiX (46) feet whiche'iieJ:" is letls. 
Exterior builcling illumination wall.be. approved as.part of:Site-Pian Review~ ),rt)ong other 
considerations, such, review ifuWl be conducted to erisilie iliat sucl:t lighting does not · 
um:easonably impact upon amrou:uding uses·. · · 

3. . AU free .standing {lxterior lighting and any sll,pporti:rig stan(J.ards or bases 
shall not exoeetbl hei~# of twenty (20) feel for properlY :frontmg Telegraph RoM and fo{any 
buitdingfa9ade !hat fac~;:~ Telegrftl?hkoad in Tier A. EX:teriorwfllllight fllct.uJ;e;s.:m~y ex~e.edtbe 
height· of twenty (20) feet for proptirtY fronting Tel!3grapb..Road:a.iid for any hilil&rig-!ru;_:ade that 
facfl~ Telegr,aph :Road in Tie.r A wherp · · ·· · · 

a~ th.\3 light source is cnmplCltely ~hielded· to onJy.•!J.llow illillnination 
of the building wall; ami · 

b. said l,ight:i.ug does not e'4Ce~d a height qf'tbJ:{:l~ (~)stories or forty­
six (46} feel:, whicntweds less. 
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4: Lt@lfu;g poi®·a~d ~>trr:ada+~s (IP. parking struc!:me roofs are permitted '\lt il 
height not to exceed tw:~l'fe.{l2) feetwheu setbl1Ck at1esst twenty (20) feet fi:om the :sides ofth~ 
building and whose lights shall be shielded in a marmer so as to lllWninate only the roof parkin~ 
area. 

5. Any lighting pr<Jvided:Tor stric~ bl:lmplian:o~ with FAA requirements is. 
exempt from this· section. 

d. Signnge fot· all develnpmentwithm thal,and shall comply wtllithe 
following requirt>.111ents: ~. 

1. .Any~gn dtrected towiitd off-site adjacent residentialus:es lihall utilize 
b.acklit illuinin.t1.tiou or llghiing directed at the siguage fuce only. 

2. Wall sigps placed onim:ybui1dli:ig.shall not exceed the height offue. 
buiJding, und in no case shall wall sigrm be l¢cated 1ib.ove fQur ( 4} stqnes oi:a.r a he~@.t gr~~i:' · 
than fifty-eight (S 8) feet, whichever is lessi except for signs that idem.izy tbe tianie of tb:¢. hotel or 
an office building and are designed as iU.'I. integral part of the architec!:Utal design offue bmldirtg. 
Building identi:fication $ignage $.all. notbe illUminated ~xcept ;fqr.a movie theater, marq'ilee ~ign, 
or a. hotel sign located :no. h:igl:ier tbatt five (5) storil'..s or at a beight:ilat grenter than seveoty--{)ru:f 
(71) feet, whichever i.s lt.'!Ss. 

3. W dl, grol.llld ll!ld ternpomy signs ~r bttild5Jlgs .having Telegraph. Rot:tci 
froutage shall be subject to Site Plan Review unless otherwise noted and s'h;tl1 OOI.tlply as: follows: 

a. WaU signs shall not d:(ceed six ( 6) pettaut offuci total ru:ea of the 
strerit Bid<~ fa<,1ade, including the area qf all :fenet{li"ati.on; a.nd inncHnata:nne shall fue wall 
Si!S!l exceed one hundred tw.enty (tiO) sqlli!!:'t'l feet;fn area fot.pmpos$ of caroulating total 
wan sigp ID'ea:. ·· 

.. h. Ground signs, includir~ temporary ground. 1;1{gns, shall be sBlh®lt 
at !east twenty~fiv'e {25) foot from the'fe1cg11lph.Rorrd right-o£~way except for enl.rllnr::e 
signs refw:red to m paragraph 7 .dA hereof: Gr.ound sigOa.shall :p.ot exceed.fi.ve (5) ~ in 
height above the grotlnd. 'l'he sttd:'Me ~trea oh.uypemJ.issible grotmd Signs riha1t not 
exceerll:hi.rty-two (32) square feetprtr rude, or sixty-four (64) ~qtlm:e feet total pet sign~ 

c. One (1) temponny sign advertisi:t!g a '()uliding U'!lder construction 
having frontage on Telegraph Road may be erecUld tor the p~od of conBtruotitm and 
shall not e:;{ceed thirty .two (32} square feet of totalai·gU· area .Such sign shall be erected 
on the building orJot where S!lob construclionJs being carried on and shall ad:vroise oUly 
the development name, architect, e.ngineers; developer, ti\'mer, eontra.ctor, slibilcilitractor 
or builder. No advertisement of any prodttcmtilav be bio!ud~d. Sut.h signs sh11.U not 
require site -plan. review. 



d, One{l) sign advertihlng !he rental. sale or lease. of development 
pmperty, i:nchLdiug individual tcmaut space(s) or buildings liavingsixteen (Hi) square feet 
of total sign area shall b~ allowed. Sucb sigm; s:hall.be setb1:UP1: tweuty~five p.s) feet $ng 
tlie Telegraph. Road frontage aud removed willifu f6urteen{14) days of the sale, rental, oi: 
learie. Such signs shall not require Site.Pliin:Re.vimy, 

e, Ten:tpol:aty'ii'iteriorbusine.ss signs placedfu~.windowof 
buildings having Telegraph Road frontage may oot. exceed ten (10) 'Ptl:cemt!lf the total 
window ate a of the ·front facade and shall not be displayed for more fuautom'teeu ( 14) 
·days. Such signs sha.ll not requi:re Site Pl!lll 'Review. 

f; Election or Pol.iticaLOunpaign Signs l.lln011Dcing the oandirlates 
i:lt1tlld:ug publi~ pqlitical office or :pollticallssue, and other data pertln~~tthereto~ sb1Ill b:e 
c:on:fiued tD private property and be instnli~ notU'lOte than thirty (30) calendar dnys'plior 
to the Glectiou and shall be removed within three (3) business days aftertffir.4ate,ofthe 
e1Mtion. Signs sllallnot exceed four (4} sq~f}feet fu. area, pl:ir ~e witlt amJl.Xi.nJUI!l of 
two· (2} fac*>, and :five. (S) ft. irJ hetghtnbove tbe grom1d With.ntdlluminatiou, Sutli ~gns 
sball be setback at leaSt fifteen(lS) feeffrom the Talf\~llRoad right-Clf-\vay. Such 
signs shall not reqtrire Site Plan Re.view. Only one sutili aign shall bopmmithm per lot 

4. Not more than one (1} gro\llld sign· may be erected for identificatiQn ¢:the 
development at each e1ttimx:e dtive, but not tf.l exc$00 three. signs. Such :signs shal,l be !leth~k at 
least fifteen (15) feet fi:ow the Telegraph Road atreetright-o~WJty,: illld. th.e height ani! 1:\r!la of 
aiu~h.sigos sbnll be gpvemed \:Jy paragraph 7 . .di tm.ppiu'agraph 3.b. ni;l'reof; 

e. Site Pbm Review Application 1?roce.~1s go'Verned by Section 7.ii3 of 
the Zoning -ordinance BXc.ept: 

i, Review shall be by lbt:;lci:ii:¢bevelopmeittCoundi1, instead oftl,'e 
Planning Connnission. 

2. Si; r;opies of any apPlication shall b¢ :filed wi:tll·fue· City Cl~ and 
3 ·copies with the ToW:oohip Clerk along With fu~ llite plan nwiew f~ established by 
resolutions of the 'townslrlp·l3onrd ·md the City Commisaion. The ~ttrreut site plan 
t·eview fee achedl1le in tho City ofP ontiac is attached ru; Exbjb]t F. TheTriwnship ilhall 
adopt El.ll 'identkial fee schedUI.~ by '.floard tesc,lutioll and s.ai_d review foe &bpll a~ all ti.¢,es 
represent uoon:al i:n~bouse administtative costs and expcn.aes. This review fee, but not the 
schemule, may be amended funn time~to-t:ime to qoyer increases i,n i.o-.hpuae · 
adn:riniatration costs and expenses but sUch fees shall not include:. reimbursement for an:y 
casts other th!llJ such in-house adrnillistrativeaosts and ex:penses. The City Clerkwil} 
forthwith deliver 3 copies to the Joint Development Counoil. 

3. Applicatihi:ts will be i:evU:wed for compliance with this 
Development Agreement and Pontiac's To:wn Ceuter Disttict rl';:quiremenfu. 
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4. The JointDel!dopme.utCouru::il will schedule a public~hea..ing, tQ 
be lleltl in un less than 30 days a:rici within 45 diiys. of filing of th~·<tppl.ication, at a time . 
artd pl;rce to be designatf,ld by the Joint Deve1qpm~nt ColltlciL · 

5. Each Clerk sballlnail:dtie notice of'h&·wiiig to aU pr6p(lrty gwners 
within :mo feet of.tbe development property within sud:1 Clerk':;; respective jm:isdlctiou_ 
The respective Clerk's ofiice shall keep a.u affidavjt of mailing 1abels. · 

6. Each Clerk shall provide copi~ 6fany correSptil'.'!(.lj;))lce and.ciflll.ly 
reports and reconn:nendaticns fi'Qmfue respeotivejwis&ction and its staff.®d consultants 
to the Joint Development Cqimcil aod the applicant no lnter tbari:the ,iima of the public 
heat;:ing. · 

7. The Joint Development Council will de-liv!;lr- to the City nnli 
Township copit<.S ofthe FinalSite:Pla.n with signiti:!Jres oftltemeinoers aftheJoint 
Developm!'}nt Coun,cil thereon., duly uol±ng1 all condiliong of ~pprovaL, if any, (!.Ad ~ 
varia.nce5 granted, if m.i.y. 

developments pro-posed for the Land. Jn adrliti(ln to the sita plan and aJ?plioation, tb.e Joint 

Development Council may reqilitt;: tb.e applloant to ptoYid9 ai!cUtiom~l in,formation to assure a:o 

adequate analysis af all existing and proposed site .feidures, cor1ditioris and impaats. AJJ!j une 

whlcb i;s pel.Jl1itted in. tlm Zoning Ordinance, lill>lhnited by tirla Agreemeut, md any site ~llll 

whicll meets the stam:illrds contnfued in this Agreeineo.hrod in the z;or:dng Ordinance a~U b~ 

approved. 

9. The Jqint Development Council· shall have authority to g:rilnt ·vadanoes fi:pm l:he 

.Zonl:ag Ordinance pursuant to the standatds sot forth in Section 5 of the CJcy and Yillage.~Z~;ming 

Act, MCL 125.:58'5 (practical difficulties for nUtHlile variances and un.necessary hardShip fur use 

variancus) and the procedures therein sst forth, except that: any decisiott granting a vari;il1ce sbaU 

he unanimotl1!. There shall be oo variances granted from tb~ terms of this AgreeJ:netit. 



10. AJl references to the City Planning Comillissitxn in the Zoi:lli1g Ordinance shall 

.r:ueilll. the Joint Development Council establi&hed p.ursuaut 'to this Agreement and the ~~25 

Agreement. 

11. This Agreement shall ~ure to the b(}ile'Iit of and shall. be biudi!l$ uptm the parties 

aud their heirs, 1.mcce$SOl:S and assigns, 

'· 
11. Tbis Agreement comltitliws the entire agreement between· the parties hereto. i!llrl, 

together with tl1e Act 425 Agreement, constitutes U1e entir~ a;gr~em~ntbetweentbe Citym1d tht~ 

Townsblp. It may not be amended tlr tenninated except in a writing signed by a11 the parties 

he!'eto. 

13. After the ~nninatiou of the 425 Agreeuw.nt for any n%uum~ Sectiollli S, 9 anri to 

of this Agr~ement shall tc.iJ:fiionte upon the establishment of juiisclictitin fu either tbe City or the 

Tpwnsbip, as provided for in the 425 Agreement, and upmtauch bimunauo:u, the :a:uthorily of the 

Joint Developntent Co\mcH ~hal.! devolve to the a~cies of the s\itvi:viilg ttuttiicipillit}l 

responsible for site plai.1 nm:l other land use appr·p:if~ and varinnrJ'ls; ptovidod, hhwev~r. thiit 

such mnnicipality may gt'llllt 'Variances from: fue Ztining Ordinance as provided by law a±ter the 

Act 425 Agreetnent expires but fu.e remainder of !he te.rms of this Agreem~mt aball reinain in 

effect In the event of conflict between this Agreement attd the ~licable Zonirlg Ordinance, the 

p1'cwisio:ns of tl:tis Agrcemerii sbail control. Development pursuimt tu this Agreementt includiiJg 

uses and structures, slulll be dcem~d. to be lawfully eonfmming. 

14. Tbe Oakl~d County Cir<:.\lit Court shall rurve. jurisdictiort for. ~be pt!!pose of 

enfnrcing and effectuating tbe terms. of this Agreement except as may be provided m: the 

-12-



Agreement for Conditional Transfer of Property between the Townsh.ip df lillo.oroffeld aud 

Pontiac. 

15. This Agreementshe1ll be recorded with thr~ Oaklan~ County Register of Deeds and 

shal1111Il with the land. 

~r:/ SXGNED ANTI SEALED 
TBIS lL DAY OF NOVEMBER, 20021 lN TID5 :PRJ~SENCE Ol'l': 

WITNESS: 

WTINESS: 

W1TNBSS: 

CAUTION: READ DEFORlt SIGN!NG. 

-13-

LEGRAfAC~~ LU 

Craig Schubiner, Mfu!iigln.gM~ 

BL001\4li'IELD ACIUtS :.JiCQtllStrlON 
COJ.V.J:P~.L.L.C.£· .. . .. 

I ~ 
~-·· ·"-

llARB~GRAP.R-18,~.C. 

(___~ ~~-
---==~---
Craig Schubiner, M.anaging.Member 

---··--------!. 
t 



· .. 

IUIRBOR VOGU!lPLAZA~ . L"~v 
Gfaig Schubi.n.er, Managing Member · 

WITNESS: 

~i4-



STA1'E OF MICl-ItGAN} 
sa. 

OAKLAND COUNTY } 

. 11~ . . . . . 
On this 0..__ day ofNovember 2002 befo:re.tn~ perstmally appea-red Craig S'chubjner, 

Ma.naging Member, to me lmovm to be the per:IDn described in and who axecu~d the f()resomg 
Development Agreement, on behalf of Hiu-bor Telegrapb-2103 LL;C,, .Bli.lomfie.ld Ac:ies 
Acquisition Company. L.L.C., Harbor Telegraph~ 1881, L.L.C., Harbor TelegraphM)B991:L.LJJ :aud 
Harbor Vogue Pl!lza, LL.C.2 and acknowledge<\ that. he .executed the same aa hl.~ ff'ee a,(it:and deed wiczl authcri~,.~~ the herclnnbcvo'l"elilicned entities. 

Notmy Pu 'c; Oaklnhd Coll!l.tY_. ·-
My cor sicrn expires:~•~ · UHERVL C. HA~Sef' 

Ml,!J!ry-Pti_b!~mfi GO!lllty, Ml 
My Comnmmloo ~res llil/2!!nOI13 

STATE OF MICBIG.AN) · 
ss. 

OAla..AND COUNTY ) 

On tbi11 JJ 1 ~ day of 'November 2002 before me. personally appl!'.nred David Payne,. 
Supervisor of the Chartel" Townsh.ip 1)f Bloomfield andJ)mJ D evi.n~ J"r ., T-reailurer; ofthe Charter 
Township of Bloomfield, to me known to be llie p~cm:s descn'bed in and who exemited !:he 
foregoing Development AgreemC:!Ut, apd ack:nowledgeilihat they ~oou~ the same as thefr fi:ee 
net ami deed l fl. :oil ~ocitY=JJursuant to Towmll:ripBofJ;rd Re.so.inii<m. . t ..... 

. . 

Notary Pub \ Oakland Cw~Y­
My cortu:rl.iasion e~it:es: 

STATE OF MlCIDGAN) 
ss. 

OAlCLAND COUNTY ) 
fH . 

On thi&~f _day o;fNo:vewber :1001 before 'llle personally appeared Willie Payue, Mey:or 
of the City of Pontine, and Vivillll S::pnntt. Cl(lrk of the City of Pontiac, to me \mown to be the 
persons descrlbetl in and who executed the foregoing Devclopmrurt Agreemenhmd acilmowle.dged 
that they executed. the same as their free act and need with fi.ill aut\:!onty plli:S'IlliDt to City 

~R;xr~---
-15-



Notary Public, Oa!c.land County 
My .cotnl-nissioT.1 (ixpires: __ _ 

~ ·~o~~..rd"~ 
~~~ttll!lttJ. Ml . 
r~~~~~vJ.rl.,• 

Drafted by a.ud when recorded return to: 

William. P. Hampton, Esq. 
P.O. Box 3040 
Farrn.h1gtou Hills, M1 48314.-3040 
(148) .851 ~9500 

mwr .. MlOC 

·. 
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The Village at Blcollliield.l.lses 06-13-16 

Use 
Residential 
Residential 
Retan 
Retail 

Commercial 
Retan 
Retail 
Hospitality 
VacaRt 
Vacant 
Retail 
Retall 

Use Sub<:ategory 
Apartments I Multifamily 
Assisted Uving 
Specialty Retail (AutomotiVe Pealer & Service) 

General 
office I Retail I Genet<~! Commercial 
General 
Home lmprov!!ffient 
Umited Service Hotel 
Regulated wetland I pond 

Regulated wetland f pond 
Genern! 

Market grocery 

Munldpality Zo11ing 
Pontiac TC 
Pontiac TC 
Pllntiac TC 
Pontiae TC 
Pontiac TC 
Pontiac TC 
Pontiac TC 
Pontiac TC 
Pontiac iC 
Bloomfield Township R-P 
Bloornfleld Township B-3, B-4 

Bloomfield Town!!hip B-3, 8-4 

Units. Square Footage Acres Netas 
432. 422,2_g() 32.5 Multiple buildings 
100 110,000 5.2 

34,270 10.8 Building o 
14,090 BuildlngD 

29,976 Bultdlngo 
32,000 May Include theater 

236,640 15.7 
120 80,000 3.0 

12.5 

3.2 
20,876 5.1 
28,400 Note that+/-5,000 -;f may be situated in Pontiac 

1,008,532 88.0 



The Village at Bloomfield 
Mbced-Use Redevelopment of Bloomfield Park 

Amended Preliminary Development Schedule 6-12-16 

i10 Task Ta~ Name Ouratioo Stan - ·· z~o~~~----------~~=1~6~-----------=~~v~----------~z7ol~S~-----------,=~~9' 
J J AS 0 Ill 0 ilf]M!A]M!JitiA(SiO]J! 0 JiF/M,AMjJjJ[J<1S \);N ll J FMA M l J iA S 0 N/0 J FM A Mil J A 50 N D·Ui rm1:10n 

r 

., Mode 
1 '"!: Mas1ef Development 735!lays ,. Poo:hase Foreclosure Right:; Odays .,. Acquire Title Odays 

• 10/10 I 
• 6/22 

Fri 10/10/14 TlwS/3/17 

fri 10/l0/14 fri 10/10/14 

Moo 6/21/lS Mon6/22/lS .,. Condominium Process 3mons ThuS/4/16 Wed 10/26/16 

5 .r OC BoC Approval of Brownfield Plan Odays Wed 10/16/16 W~d 10[26/16 

6 ,. Amend Development 1\greement 5 mons frt6/10/l6 Thu 10/27/16 

7 ~ Appcove A.mwlded OA Odays "Ihu 10/27/16 Thu 10/27/16 

~-- MasterPlan Approvol 3 mons Fri 10/28{16 Thu l/19/17 

9 - dose .on land Sates 0 days -;.- lhul./19/17 Thu 1/19/17 

10 . .r- Demolition f'errnftting 23 days Mon l0/l4/l6 Wod 11/23/16 

ll ""- Demolition 3 mons lhu 11/24/16 W2d2/15/l7 

l2 ~- lnfrastnlcture Permitting lman Fri 1/20{17 Thu2/16/17 

13 of> tnfr.>structure Construction 6mons Fri Z/17/17 Thtl 8/3/17 

14 ~ RetaJ1/0ffice 316davs Tllu 11/3/16 Thu 1/18/JJS 
lS ,. Site Plao Approval 2mons Thull/3/16 W2d 12/28{1& 

16 ~- Permitting 30days Thu 12/B/16 Wedl/8/17 

17 -,{-- consuua!<m 9mons Fri S/l2/l7 Thu 1/lB/lB 

13 .. Oa:upan<:y Udays :;> Thul[l8[13 Thl>1/18/18 

19 
.,., 

Senior Component 470d~ Thu ll/22./16 Wedl0/10/l1! 

~0 
.,. Site Plan Appro\<al 2mons Thu 12/ll/16 Wed2/lS/17 

21 ,-1' Permitting 30 days Thu6/22/17 WedS/2/17 

22 l£j ~. ConStrUction 15 mons Thu8/17/17 Wed 10/10/18 

23 ~ Occupancy Odays Wed 10/10/lS Wed 10/10/13 

24 
.,.. 

Multi-Family compOnen1: 450days "' Thull/U/16 Wedg/12/13 

25 ... Site ~lan Approval 2.mons Thu 12/22./16 WedZ/15/17 

' za '<~' 
! 27 ~ 

1

28 .; 

29 ~ 

Pl!r1llitting lmon 

Construction Phase I 15mons 

occupan<:y Odays 

Hotel component 470d~ys 

Thu6(22/17 Wed7/19{17 

Thu7/20/JJ Wed9/12/18 

Wed9/ll/1S Wed ~/l2{1Jl 

lhu 17.122/16 Wed 10/llJ/18 

j 30 "" Site Plan Approval 2.mons Thu l2/2Z/16 WedZ/15{17 

1 ,l ~ ~- Permitting 30days Thu6/21/17 Wed 8/2117 

! 32 .t Conmucti<>n 15 mons 

~~---· 't __ Ope!Jing---·-------------·---· __ o_~-- __ --------·-- ---------

Thu 8/17/17 Wed 10/10/18 

Wed 10/10/18 Wed 10/10/18 

' ' ~ Ta-sk froje(:t:S~ry ·lnad:iveMHe.s:tooe 

t Projectlhevmageat8loom6etti 5:)tit ~·· .. -·~---~ .. ·~·-· external Tasks ~~~ ln.acn:ve.summary 

Dote: Moo 5113/16 i Milestorre + External Maestnne M•oua!T•sk 

Summary lnatrlveTask Our.t!on--orrly 

-" 'JJ)/26 --i,_wm 
~ 

~l/13 

•· .... 
it., 
~ 

-&. 
.:iia Mtt 

--
-

: i -1 
11111-

IIISIJc---­

_., 

•"'li>B 

;'10/10 

·""9/1"2 

; 5 $ 

~10/10 

'Manl.la.l Summt~ry Roltup ------ D~dlltlel!; ... 
Manua!S.ummarv Prouess 

1!ii!W Start-only C 

I 

----- Finfsh·only J ~·~·· _______ J 
~~ ~ 



Bloomfield Township Board of Tru~stees 

Meeting at Township Hall 

Monday, September 12, 2016- 7:00P.M. 

PLEDGE OF ALLEGIANCE 

1. Approve Board Minutes of August 22, 20 16 

2. Michigan Patriot Week Resolution- Presented by Judge Michael Warren 

3. 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 

4. Consider Approval of Public Safety Answering Point Agreement- Presented by Meg Fouss, 
Dispatch Supervisor 

5. Attorney's Report 

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

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

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

9. Consider Approval ofthe December 1, 2016 Millage Rate for the Bloomfield Village Police and 
·Volunteer Fire Services for the Fiscal Year April!, 2016 to March 31, 2017- Presented by 
Supervisor Savoie 

10. Approve Payroll and Vouchers for 09/12/2016 

11. Public Comment 

12. Adjourn to Closed Session to Discuss Attorney/Client Opinion Regarding the Defined Benefit Plan 

Included in Packet: 

• 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 



Bloomfield Township 
Board of Trustees Meeting 

September 12, 2016 
Page 7 

WHEREAS, Oakland County provides 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 9-1-1 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 behalf of the Township by the Township 
Supervisor and Township Clerk. 

AYES: 
NAYS: 

Barnett, Buckley, Devine, Kepes, Roncelli, Savoie 
None 

.RESOLUTION DECLARED ADOPTED. 

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 2016, the original of which is in my office. 

./ ITEM #5 Attorney's Report 

JANET M. RONCELLI, MMC 
TOWNSHIP CLERK 

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

; 
i 



Bloomfield Township 
Board of Trustees Meeting 

September 12, 2016 
Page 8 

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 
facllity 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 



Bloomfield Township 
Board ofTrustees Meeting 

September 12, 2016 
Page 9 

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 additiona( signage. 

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

Treasurer Devine addressed McCafferty with questions regarding the development 
proposal. He also noted that a Brownfield Authority meeting 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, 7 449 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, 2016, 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, 7 449 Deep Run, addressed the Board regarding this item. 



Draft- 9-7-'16 

CHARTER TOWNSID:P OR' BLOOMFIELD 
PLANNING COMMIS:SION MEETING 

W.ed'nescfayt Septem6er7, 2016 (@§cerpt) 

Bloomfield 'Township Hali 

IV. Cui:sory Review 

A. Village at Bloomfield Master Plan Proposal 
., ; 

Ms. Voelker presented the :conceptual master pi&n for the Village .at Bloomfield prepared 
by Redic~, the new owners of the property loca~d on tl'le northeastt!riy sid.e ofTeleg~a~h 
Road and. notth of Square Lake Road (f;Ortrteriy known~$ Bloomfield Park), Ms. Vo~Ik!;)r 
stated th.e own~rs f\te· subject to .the conditlons.ofa 425 Agreement approved:in 2:002 
between Bloomfield Township and the City of Pontiac with oversite. by Oakland County. 
Approximately 7S acres are within the 425 Agreement-area with 5 acres within 
Blootnfh~ld Tow.nshlp boundary~ The 425 Agreen1ent is overseen !Dy.the Joint 
Development Council (JDC) and is made up ofBlomnfidd Township Superviso~; L¢o 
Savoie, Pontiac Mayor, Deirdre Watennan and Dennis Cowap.. 

The concept4al master plan which has been p~esented to the JDC fucbrporates a mix of 
land uses to i)]Clude multiple family residentialtmits, a variety of commercial use:s to 
possibly incltide retail, a hotel, a grocer; and no:staurants. Ms. Voelker $tatec;l themajorhy 
of the site wilt be r0viewed undecrthe City ofPgntiac's Town C~nter Orclhlance,. T!le plap 
also. identifies a senior housing facility to be located just-outside ofthe;425 area to the 
north. 

Tim McCaffert:)'\ Senior ProJect Manag~r fer Redico, rc:viewed t~ ~oposaJa11dexpect~d 
time frame for deve16pment of the projeet, 

Mr, Selikasked what the height of the taHestbuilding would be, not including the 
parking deck that is to remain. 

Mr. McCafferty stated the Town Center Ordinance was designed for the previ'eus 
development tn:eah\ to be denser and taller. It therefore prescribes higher buildings than 
are being considered with the new development, 'The <:onpept plan showing the.:;hotel 
located toward the interior of the prope~y may be 7 st0ries, and the out lot buiklings 
closer to Telegt'aph Road may be 24 feet. 

Mr. Barnett asked Wl1at the proposed tlSe$· wo.uld" b~ wi.tlihl the Bloomfield Township 
boundary. 



CHARTER TOWNSHIP OF' BLOOMFIELD 
PLANNING COMMISSION 
September '7, 2016 DRAFT 
Page2 of2 

Mr. McCaffetty stated: the. uses within Bloomfi€ld Township would likely be a 
combination ofsmali to mid-box retailers and p·osstbly a grocer. 

Mr. Petinga asked about the style ofl,lotell:leing proposed~ 

Mr. Da'le. Wa:tchowkSi, President and CE6'ofReaic6, statecfthe hbtel would be marketed 
towards the business traveler. 

Mr. Petinga asked what the priority was for Redieo for this project and complimented 
their work on. the project to date. . 

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

Mr. Selik 'stated he Was pleased .fha:t Redicd pt.trchased the ,pt.Opercy:. 

Dr. Petinga opened the floor for·public comment. 

Marcia Robovitsky, 7449 Deep Run;, spoke regiirtl1rig tlieViilage at Bloomfield 
Conceptual Master Plan. 

Leo Savoie, Bloomfield Township Supervisor, spokii! regarding the Villageat"Bloomfield 
Conceptual Mastei' Phin being presented to the JDC. 

Per the Michigan Township Association Record Retention General Schedule #'45, a!Jc/jo.recorc{ings 
of Boctrd m.tnutes mew be destroyed oM day after the date that the meeting minutes are 
approved by the public body (Met 15,269). 

~spectju[{y 9u/Jmitiet/6 
CJ?atricia o/oeff{,er, WirettJo:r 
cFtanning; tBuit:ding, at.trf0rdl1xance 



Sept~mber 15, 2016 

Mr. Dennis Cowan 
Chair, Bloomfield Joint Development Council 
38505 Woodward Ave., Suite 2000 
Bloomfield Hills, Ml 48304 

Ms. Patti Voelker 
Planning, Building and Ordinance Director 
Bloomfield Township Building Division 
P.O. Box489 
4200 Telegraph Rd. 
Bloomfield Township, Ml 48303~0489 

Mr. James Sabo 
City Planner 
City of Ponti<:lc 
47450 Woodward Ave 
Pontiac, Ml 483,42 

Dear Dennis, Patti and James: 

REDICO on behalf of Bloomfield Village Owner, LLC (BVd) is seeking formal Joint DeiJelopmerit 
Council approval of the attached preliminary site JDian 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 
November 27, 2002 will be required to allow for the implementation of the site plan as submitted: 

1. Joint Development Agreement Section 2.a establishes minimum residential dwelling unit 
sizes of 1,1 OQ square feet 8VO prop0ses a minimum standard of 650 square feet per 
residential unit and an affirmation that minimum sizes for residential units do not apply to 
senior housing facilities with services. 

2. Although multiple hotel uses are not indicated on the preliminary site plan, 8VO 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. hotel 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 1 SUITE 1600 1 SOUTHFIELD 1 MICHIGAN I 48076 I T248 8271700 I F248 8271717 
WWW.REDICO.COM 



3. Joint Development Agreement Section 3 sets a minimum 30 foot height requirement. BV() is 
requesting that this requirement be waived. 

4. Section 7.c.31imits free standing lights to a 20 foot height. BVQ is requesting an amendment 
to allow for 30 foot free standing lights. 

5. With respect to the signage standards outlined in the Joint Development .Agreement: 
a. Section 7.d~2 restricts wall signs to the lesser of four stories or 58 feet. BVO 

requests an amendment allowing one wall sign for the BUilding D parkfng 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/1 00 feet in height and up to 200 
squ<lre feet in sign area. Additionally, Seot.ion 7.c.2 restricts the illumination of 
exterior building walls to three stories or 46 feet and BVO reqUests that this 
restrlctl.on be waiVed in this instance. 

b. Section 7.d.3.a limits wall ~igns to 6% offa9ade area, not to exceed 120 square feet 
BVO request an amendment that permits wan signs up to 600 square fe(ilt if IE;ss than 
or equal to 6% of fagade ar.ea. Additionally, BVO requests an amendment permitting 
wall signs on each fat;;ade that faces Telegraph Road or is internal to the commercial 
development 

c. Sectfon 7.d.3.b limits ground signs to 5 feet in height, 32 square feet per side. BVO 
requests an amendment allowing one ground sigh at .each or three commercial 
entrance drives (labeled "A" in the attached Building Signage Plan) each up to 8 feet 
high with 60 square feet of sign area per side. These signs may be internally 
illuminated and may consist of painted aluminum panels that are partitioned for 
various commercial tenants. · 

Parking Surface. Deck Total 
Land Use Municipality GLA (sf) ·Parking Parking Parking Ratio. (per 

1,000 sf) 
Home Improvement 

Pontiac 454 0 454 1.9 
Retail 236,640 

Retail Building .Ponth:w 32,000 143 0 143 4.$ 

Luxury Auto Dealer Pontiac 24,000 91 210 301 12.5 

Building D Reti:lll Pontiac 24,000 oi 130 1S2 8.0 
Building D Offiae I Pontiac 30,000 0 180 180 6.0 Commercial 
Retail I Theater Bloomfield Twp 1 · 101 126 '227 8.0 Building PontiaC; 2E3',400 
Hotel Pontiac 15 105 120 N/A 

Retail Building Bloomfield Twp 
8,316 

67 0 67 8.1 

Retail Building Bloomfield Twp 
12,560 

102 0 102 8.1 

Surplus Deck Spaces Pontiac 0 307 307 N/A 
395,916 1,035 1,058 2,093 5.3 



··········-····-·---

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 guidanoo ln this regard would be greatly 
appreciated. Please feel free to give me a call should you have any questions or concerns. 

Sincerely, 

Kenneth G. Till 
Senior Vice President Development 

Atchs: (4) 

cc: James Nearon 



SECREST sw 
WARDLE 

2600 Troy Center Drive 
P.O. Box 5025 

Troy, Ml48007·5025 
Tel: 248-851·9500 
f'ax: 248·251-1831 

www.secrcstwal'dle.com 

.JENNIFER C. HILL 
Direct: 2411-SJ9-2838 

.i hill@sccrcstwnl'dle,com 

October 17,2016 

Wayne Domine, Engineering and Environmental Director 
Charter Township of Bloomfield 
4200 Telegraph Road 
P.O. Box489 
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 abandoned this 
portion, and Village of Bloomfield has requested that the Township vacate it as 
well. Bloomfield Village Owner, LLC, a developer ofVillage ofBloomfield, 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 m1.1st pass a resolution vacating same. 

The case law and statutes are clear that if the road is abandoned in a plat, title to 
the land attaches to the abutting property owners. In order to vacate the road, the 
Township simply needs to detem1ine 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 of2 

As always, if you have any questions or concerns regarding anything contained 
herein, please do not hesitate to contact me. 

JCH:tmj 
cc: 

Very truly yours, . 

Jennifer c. nm 

Leo Savoie, Township Supervisor 
Jan Ron~lli, Clerk 
Wayne Domine, PE 
Olivia Olstyn~Budry, PE 
William P. Hampton, Esq 



CHARTER TOWNSHIP OF BLOOMFIELD 

RESOLUTION 

VACATION OF SOUTHEASTERLY PORTION OF HOOD ROAD 

WHEREAS, pursuant to the provrsrons 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 southeasterly 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 Y4 of 
the NW Y4 of Section 5, T2N, R10E, Bloomfield Township, Oakland Couhty, 
Michigan, according to the plat thereof, as recorded in Uber 41 of Plats, page 49, 
Oakland County Records, being more particularly described as begin·ning at the 
most Southerly corner of Lot 32 of said subdivision; thence S.39°45'301'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 Northerly 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 arid point of beginning. (See Exhibit A) 

WHEREAS, the Board of the County Road Commissioners for the Co~;~nty 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 

1 



SECREST 
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WARDLE, 

2600 Troy Cc1tter Dn\·e 
l'.O. Bo' 5025 

Troy, l\{1 48007-5025 
Tel: 248·851-USilO 
Fa.~: 248-538-J2<!3 

www.sccrcstwatdle.com 

WlUlnm P. HDmptcm 
Direc~; .248~339- '2826 

whnmpton@(lecn~t;twardle.co.ru 

July 5, 2016 

This correspondence is subject to the 4ttorneylclient privilege 
and is exemptfrom disclosure under· the Freedom oflnformation Act 

Patricia Voelker 
Planning, Building & Ordinance Director 
Charter Township of Bloomfie'id 
4200 Telegraph Road 
P.O. Box489 
Bloomfield Township, Ml48303-0489 

Re: Variances, Amendments and Clarifications- Village of Bloomfield 

Dear Patti! 

1 have now had the opportunity to review your June 29, 2016 draft concerning the 
above-c\lptioned matter. 

In reviewing your draft, I have also reviewed the following documents~ 

1. Development Agreement dated November 27, 2002; 
2. Act 425 Agreement; 
3. Pontiac Town Center District Zoning Ordinance; 
4. Bloomfield Township Zoning OrdinMce; 
5, Development Agreement dated A-pril 17; 2008. 

First of all, inasmuch as the memorandum dated June 11 1 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 JointDevelopment Council shall have authority to grant 
variances from the Zoning Ordinance 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 variance shall 
be unanimous. There shall be no variances granted from the terms 
of this Agreement. (emphasis supplied). 

COUNSELORS A1 LAW 



Ms. Patricia Voelker 
July 5, 2016 
Page Two 

In addition, it is my understanding that the Pontiac Town Cen:ter ordinance ha:s 
been amended since November 27, 2002, when it was incorporated as Exhibit D 
to the November 27, 2002 DevelopmentAgr~ement. While I have not examined 
any amendments since that date to the Town C~mter ordinance, it is my opinion 
that any st1ch amendments occurring after November 27, 2002 would not be 
applicable to the subject proposed development · 

After reviewing all of the aforesaid documents, I have reviewed your June 29, 
2016 draft as it relates to residential unit size restrictions, use restriCtions, 
architectural design restrictions, Iighting-signage, parking, together with other 
issues primarily relating to the Emanuel Baptist Church ofPontiac. 

I am in complete agreement that you have propel'ly addressed the Jurie 11, 2016 
master plan submission. 

The major hurdle, of course, is that the developer with respect to residential unit 
size restrictions is requesting a waiver and in the case of the one hotel which is 
permitted, the developer is requesting a revision to the Development Agreement 
to allow for the construction o:fmore 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 Agreement, 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 ofthe 
Development Agreement. · 

Please advise if I can be of futther assistance with respect to these issutlS. 

Very truly yours1 

WILLIAM P. HAMPTON 

WPH/jh -· 
cc; Leo Savoie, Supervisor 
3638697 _l 



To: 

From: 

Subject: 

Date: 

Bloomfield Town~.h:ip 
.Memqrandum 

Leo Savoie, Township Supervisor 

Patti Voelker, Director of Planning, Building and Ordinance 

Cursory Review- Village at Bloomfield Mast~r Plan Proposal 

September 8, 2016 

Background Information 

Pursuant to the 42 5 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 Zonl ng 

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 42 5 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 51 0,522 sf of commercial uses 
comprised of a retail, restaurants, hotel, and other non-residential uses. The two 
south·erly 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 Pontiac'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 an·d uses proposed for the 
Village at Bloomfield. 

As presented, the proposed master plan addresses the general terms of the 42 5 
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 30ft. building height; and allowing 
additional signage. 

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. 

2 



Bloomfield Township Board of Trustees 

Study Session Meeting at Township Hall 
Auditorium 

Monday, November 14, 2016-2:00 P.lVI. 

AGENDA 

1. Proposed Amendments to the Development Agreement for Village at Bloomfield 

2. PUblic Comment 

4200 Telegraph Road Bloomfield Hills MI 48302 
www .bloomfieldtwp.org 



Memorandum 

To: Leo Savoie, Township Supervisor 

From: Patti Voelker, Director of Planning, Building and Ordinance 

Subject: Study Session: Proposed 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 retarl, 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 42 5 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 1 0, 2016, further information was 
provided to address the proposed amendments. We offer the following review and 
comments: 

1. 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 sffor $830~$900/mo. 
ii. 192 two bedroom units at 950 to 1,1 50 sf for $1 ,075-$1 ,230/mo. 
iii. 24 three bedroom units at 1 ,2 50 to 1 ,300 sf for $1 ,31 5 - $1 ,365 /mo. 

b. The Town Center Ordinance (Section 7.11 7.11) 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 dwelling unit. 

1 



Study Session: Proposed Amendments to the Development Agreement for Village at Bloomfield 
October 26, 2016 

2. Section 2.f. allows the construction of 1 hotel. 
a. Redlco 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. A limited-service hotel is proposed with customary services and amenities 
excluding an attached restq.urant. 

4. Section 3 establishes a minimum building height of 30ft. 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 
building height of 32ft. A proposed building height of less than 30ft. 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 30ft. 
minimum height. 

c. The Town Center Ordinance (Section 7.117.9) requires that no building will be 
less than 30ft. in height. 

d. The multiple family residential component of the Village at Bloomfield would 
also be subject to a minimum 30ft. 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 20ft. 
a. The developer is seeking a maximum 30ft. light pole to reduce the number of 

light fixtures necessary to cover the same area with 20ft. high light poles. 
b. The Town Centre Ordinance does not stipulate a light pole height. 
c. The B-3 District requires a maximum of 20ft. 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. The 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 fac;ade area or no greater tha·n 120 sf. 
a. The developer is seeing approval for a walls signs to meet the 6% of the fac;ade 

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. 

2 



Study Session; Proposed Amendments to the Development Agreement for Village at Bloomfield 
October 26, 2016 

1 O.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 1 5 ft. in length for a total of 120 sf. 

b. There are two residential monument ground signs to be 6 ft. in height by 1 5 
ft. in length for a total of 90 sf. 

c. 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 Dis 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 building 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 Township 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. 

3 



Bloomfield Township 
Board of Trustees 
Study Session 

November 14, 2016 
Page 1 

PRESENT: Barnett, Buckley, Devine, Kepes, Roncelli, Savoie 
Khederian ABSENT: 

ALSO PRESENT: Attorney Mark Roberts, Secrest Wardle 
Patti Voelker, Planning, Building & Ordinance Director 
Kenneth Till, Senior Vice President of Development, RED ICO 
Tim McCafferty, Vice President of Construction, RED ICO 

PROPOSED AMENDMENTS TO THE DEVELOPMENT 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 automobile dealership, multi-family, and seniors housing uses. 

The following proposed amendments to the Development Agreement were presented to the 
Board for discussion: 

• 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 

• 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 

• Signage 
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 
property. 



Bloomfield Township 
Board of Trustees 
Study Session 

November 14, 2016 
Page 2 

The following people addressed the Board during Public Comment: 

• Alice Wachol, 1782 Maplewood Ave. 
• 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- 7:00P.M. 

PLEDGE OF ALLEGIANCE 

1. Public Comment 

2. Approve Board Minutes ofNovember 28, 2016 

3. Consider Approval of Reappointments to the Board of Review- Presented by Darrin Kraatz, 
Assessor Consider Approval ofResolution 2016 

4. Consider Approval of the Medical Marihuana Operation and Oversight Grant Resolution- Presented 
by Captain Scott McCanham 

5. Summary of2016 DPW Events and Consider Approval ofRecommended 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 ofTree 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 

l 0. Consider Approval of JPMorgan Chase Bank as the Depository for 2017 Tax Collections Resolution 
- Presented by Treasurer Kepes 

11. 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 ofTrustees 2017 Meeting Schedule- Presented by Clerk 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 Attorney/Client Opinion Regarding Negotiations with the 48th 
District Comt 

17. Consider Approval of Adoption of 48th District Court Lease- Presented by Attorney Hampton 

4200 Telegraph Road Bloomfield Hills MI 48302 
www .bloomfieldtwp.org 
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G 
TO: 

FROM: 

DATE: 

RE: 

Jane, 

GIARMARCO, MULLINS & HORTON, P.C. 
ATTORNEYS AND COUNSElORS AT lAW 

Jane Bais-DiSessa 
Sherikia Hawkins 

Travis Mihelick 

December 21, 2016 

MEMORANDUM 

Ordinance Amendments 

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 ofPontiac Resolution 

Resolved, that the Pontiac City Council will consider an Ordinance to amend various 
sections of Chapter 22, Article VII ofthe City ofPontiac Code or Ordinances during the 
City Council Meeting on Thursday, January 12,2017 at 6:00p.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 ofthis code and to determine if there are emergency or 
hazardous health and safety conditions in existence. 

(c) In situations 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. 
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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. 

W Any owner. person responsible. possessory lender. or lender ofpropertyfound 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. 
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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 ofthe City ofPontiac Code or Ordinances 
during the City Council Meeting on Thursday, January 12, 2017 at 6:00p.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 I, Section 22-3 shall be amended to read as follows: 

22-3 Penalties for violation. 

(gl 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 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 of 
the International Property Manintenance Code. currently Section 108. shall be considered a 
misdemeanor. punishable by a fine of up to $500. or a maximum of90 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. 
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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 6:00p.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 V8hi~l€! te anv 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 ofPublic 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. 
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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) ofthe City of Pontiac Code or Ordinances during the 
City Council Meeting on Thursday) January 12) 2017 at 6:00p.m. in the City Council 
Chambers. 



Page 1 of4 

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 impri5onment. 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. 
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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. occuyyer. 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. 

22-583 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. occuyyer. 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. 

22-602 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. occuyyer. 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. occuyyer. 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. 

22-654 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. occuyyer. operator. or other responsible person to obtain a valid 
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certificate of compliance shall be a misdemeanor, punishable bv 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, occypyer, 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 ofthe property owner, occuyyer, 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. 
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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. 
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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 ofPontiac (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 parcel14-29-453-033 commonly known as 112 W. Pike and the 
W Lawrence Parldng Lot. 
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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: November 29,2016 

RE: Public Heming for Release oflnterest in Property 

The Salvatio11 Army {TSA) is the process of selling its property conunonly known as 118 W. 
Lawrence. In addition to the West Lawrence Parcel, TSA owns attd operates a facility at 112 
West Pike. In 1990, the Economic Development Corporation ofthe City ofPontiac (EDC) 
conveyed a parcel ofland to TSA on the south side of the street across from the West Lawrence 
Parcel ("the Pat'king Lot Parcel"). 

The Quit Claim Deed from the EDC to TSA contains a provision whereby the Parking Lot Parcel 
willrcvett to EDC in the event TSA moves tl·om its present site on West Lawrence. TSA is 
unwilling to sell the West Lawrence Parcel if the reversionaty 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 release its reversionary interest in the Pal'king 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. TI1is 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 ofthe chatter a 
public hearing is needed. We are 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 parce/14-29-453-033 commonly known as 112 W. Pike and the 
W Lawrence Parking Lot. 
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tJQO RENAISSANCE CENltll 
SUIT~ 3c100 
0£TI\OIT, MICI11GAH 118243·1611.l 
( 313) 259·Uil00 Mllln 
(3:1.3) Z59·1451F(IX 
WWW,KOTZSANGSll!n.r.OM 

Septuinbot30, 2016 

Cl'l'll OF fON'l'lAC 
A'l'l'N: Mil. GAlU,AND DOVLE,ASSI~"fAN'r 
ColltMUNn·v DttVELOI'M~N'I' »m~>cTml 
Community Dovolupmcut Dopurtmcnt 
47450 Woodwul'd Avenue 
Ponllao, MI 41!342 

Ro: 'l'u!) SoLVATION t\.llMY 
l.l&'O(IO!!Cd Snlc of 118 West Lnwl'4!ut:o Stt·cut 
Ruqu<lst f()t' Role!We ol'lntorcst lu l'ro(lct'4Y 

Dcm• M1·. Doyle: 

David M. Barbour 
(m) 259·!17110 Oiruct 

dbarbour@kottsangstcr,tom 

Thiu of1icc t•oprcgonts Tho Sulvulio11 AI'!UY ("TSA"). l'urslliUlt to our communications with your oflico 
beghlllblg on August 10, 2016, we iufonned you lhnl TSA was ln the prucouu of selling itu properly 
commonly known us 118 West Luwronco Street ('1Wcst LnWI'OllCe Ptwcol"). In nddilion to the West 
Lnwronco Pntool, TSA owns nnd oporalcll n fucility nt 112 West Pike ("West Piki)Pnrccl"). In 1990, The 
J:lconomic Oovololll\\OIIl COt')lol'lltlon of tho City of Pontine (11EDC") collvcycd l1Jltwcel.oflaml to TSA 
on th~;~ south side ofthe street across ti·omtho West Luwronco Pmccl (the "Purl~ingi:.ot Ptll'ccl"). To this 
duy tho Pm·ldng Lot Pm·cel Jli'OVides essontlul purklug to1· tho 'fSA fucilllics in tho noighhol'bootl 
including in purliculn•·tboWcsl Pike Pul'col. 

The Qull Claim Deed from the nne to TSA Ctlllltllll~ u }>rovislon WllCI"eby tho Parking l.ot Pm·cel will 
revort tQ BDC in tho ovout TSAmovos from its prcuont silo on West Luwrcnco. TSA is unwllUng to sell 
tho Wcsll..nwtvuco Parcol if the (oversiunury inlol'cst tcmuins In force, ns this 'Will oilcctlvcly climinutc 
pm·king thut is essential for the use Ulld o)\joymont ortltc West Jllko Pm·cel. 

Tho proposed snlc oflllO WcslLawreuce Parcel will bene til not only TSA, but ulso U1c Clly by rctuming 
this vuhmblc commo•·clal ~Ito tolhc Clty's tux rolls. 

What TSA is proposing is that i110 Cily relenso its rovoraionm·y lnlert~st in the I'nrking Lot Purcel tmd in 
turn, TSA will gmnt the Cily n rovcriJiomtry iulel'esl in the Purklng Lotl'arcol should TSJ\ sell thu Wcsl 
Pikcl'arccl, This will essonthdly maintain the ~latus qtlO for botl1 tho City and 'J'SA. At lhc ~amc tlmo, 
both pntti118 will cnjQy the economic bouotils ossociulcd with tho sulo of tho W~st Luwtoncu l'urcol. 

Wfi1JI7 I tl1l!i'U 

J'Hi.fl\Uit IIV<IIAIIAII I SoUTIIll~•·"' I ~r. lo•r.ru 



l(o·l·:t. SAII!Gtmm WYSOCt<l P.C. 

Sllplembel' 30, 2016 
Puge2 ol'2 

In orde1· to 11\0I\IOI'inlil':o lll\ ugroomonlrcnchotl botwoonlho Cily nnd TSA h1thls regm·d, we pn)j1Qso two 
\louumcnls bo p1·opm·od and L'CCOI'dod wiU1 tho Ouldund County Reglatcl' of Oocds. The documents ru·c u 
Relcnso of l.nlcl'C!il In I'I'Opcrty by tho. City und an. Agreement Omnlhlg Interest inl>rojlerty tbnt will; 
essellliully Mnvcy to lho Cily a rewrsionary inlcl'osl hllhc l)~1rklng Lot Purcclln the event of the sale ot' 
tho Wost J>il\o J)urcol. nrnfls of these two proposod documents tli'O hu;lwlotl with this lctlor. 

W~; 111'0 lmppy to meat with you iiii(Cui}y ollt~l' Ciiy olliclnfs to Lilli! Wei; .yo;;;:··q~o~ii~ils Wld add!'QSS 

uunccms. As TSA hll.ll n sale }>onding wllh regard to lh" Weal l.xtwn.~nco Parcel .• limo l~ oflhc essence. 

PlousoconltlC( me nt yout· oul'liost opjlorhmity to discuaa lhis mullcl', 

Hlncorely, 

.\ /l./, ~· ,;:'., 
' , . .1 t'' '\ 
J l/ f j \ 

PAVID ~1. HAl(BOUl~. 

DMB/.ih 
aucloll\11'\~ 
VIA trummAL ll!:XI'lti&SS & EMAIL 

cc: CIIQnl (vln l:lmnil) 

ll?t..H1J tltM\l'H 

IJh'U\Oir 



AGREEMENT GRANTING INTEREST IN PR0l'ERT1t 

This Agrec;ment Grunting lillcrcsl in Property (the "Agrccmcul'') by und between The Salvation 
Al'llly, mtllllnois col'j)Ol'aliou whoso uthlress ls 5550 Pralrlo Stone l)atkway, Hoffmun Es~Qtcs, 
Illinois 60192 ("OI'lllllol"') und the City. of Pontine, a Michlgan.mutlleipal col'poration wlmse 
addt·or.s is 47450 Woodward Avenue, Pontiuc, Mlchigan48342 ("(ll'aritee"), made effective as of 
the dnte oflhe last signulure on tWs Agreement (tllc "Effe~.:live Dille"). 

Rl~Cl'l'ALS 

A. The Economic Developt\lcnl Corpomtiou of thu City ofPoutlac (the "EDC'') conveyed to 
Onmlor title ton ccl'lahl parcel of real J>l'Oj>Cl'ty located at or about West Lnwt"Cllcc Sh'ceL 
In the City of Pontiac, Oakland County, Mlehlgml, more fully de~c1·ibed on the nltacbed 
E1cbibll "A" (the "Parking Lot P!li:Ccl!') by Quit Claim Deed dated June 19, 1990, 
record~XI in Liber 11442, Pl:lgc391, Ouldand County recortls on Juuc. 21!, 1990 and re· 
recorded ln Ubcr 11519, Pngo 820, Oaklmul County Records on Augusl20, 1990 (the 
"COllVIl)'t\1\Ce"). 

B. The ColWtlytmco cpntnlll\!U u l'eversiomwy illtcre&l in the ll;uking Lot Puree! which the 
Grantee, us successor In Interest to EDC, at tho l'equesL of Grnnlor, l11.1s subsequently 
I'Olcused, l<:l'lllillutcd tUld unncellt:d. 

C. In considllrnlioll for lhe l'elcllilc ol' rcve•·siomwy lntet•est In the l?nddng Lot Parcel by 
Cli"nnloc, Cll'nnlol.' ha11 ugreed to grant to Orunlcc a uimilar. intel'est in the Parking Lot 
Pm·cel upon the terms t'lt\d coudillons 1nore. parliculurly set tbrtll hl tbi~ Agreement. 

NOW THERliFOlUJ, in considemtipn of the lorcgoing recitals uud the ntulltlll promises 
hen:in sel fortlt, the parties hereby agree us t'pllows: 

I. Pnmt A .R~illlh.lll!lry lntcnst. Grunlor hereby grouts lo OrauLec al·evcrsionury intereut lu 
tbe Purldllg Lot Parcel, whereby ~~I right, Iitle mltl interest ln the l'nrldng Lot Parcel will 
revet! to Gt•antee upoulhe sulu by Onmlor of its Icc simple interest in a certain parcel of rcul 
propllrly localed in the.Cily ofi'ouliuc, Oukhmtl County, Michi~o~an, described as: 

Lot491 cxccJ,L the We~lel'ly 30 fc11l, also all of Lots 50, 51, 52 nnd 
53, AsscSb'Ol''ll l'lul No. 112, ucc.ortling to the pint thereof as 
l'ccottlctl in Llber 53 of Plats, ptlge 7, Oultluutl County Records; 



lind 11>1 21, Assesso1·'s Plutl~o. 113, according to Ulc plut thereof 
asNcordcu in Libcr 53 of I'luts, pugu ll, Oakland County Records. 

Commonly known ua: 112.Wost 11ikc Street 
Part ofPm·col No.: 14-29-453-033 

2. }l!,lcqnli•u~. The partloa agree to onuso this Agreement to be recorded with the Oakland 
Co~mty Regislot· of Deeds to give record notice of the iutcrcst of Gmnteo iu lbc Purldng Lot 
l'urccl. 

3. :Qtmtiauti!IJt:y. This Aurt:~cment Is contingent upon iinal uppxovul and cxcculion by tbe Board 
of Trustees of'rho :lulvalion A11ny, Tm'l'ltoriul Headquarters, Hofftnun Uslatos, Illinois. 

4. t\ntJio,m. OmnLor ami Onmtec ~;uch repl'osout ami wananl to the other thai (a) lt bus full 
power nnd uut110rlty to. enter Into Ibis Agl·ccnwul and lo perform und curry out all obligutioua, 
covounnts and pl·ovisions hereof; und (b) Ibis Agrccmoul coustitutcs tho legal vulid und 
bimling obligntlons of suld jll.trly in accordance. with the tenus hereof und has be.ou duly 
uuthorizcd by all ucoessuty boards, directors, ~hurcholders, p;trtncrs, munage1·s, members, 
executive nnd/or commilloc notion us. the case may bo of each plll'Ly. 

IN WITNl~SS WHEREOF Gnmtor and Oranlee have caused !Ius Agreement to bo executed 
ns of tllo 1i~~y und yeti I' below their respective sigrmturcs. 

Dated: -----..,.---

STATE OF MICIIIOAN ) 
)SS. 

COtn\ITY OF---·-···~ ... :__ ) 

GRANTOR: 

TI-ll. SALVATION ARMY; 
unlllinois oorporutlon 

~------------~-------By: 
lls: 

011 this __ dny of __ ___. 2016, bclorc mo, a Nolal·y Public within and tor said 
county, pc1·sonully 11ppeurcd -· to me 
!mown lo Ull UlO same pcl'son described in a11d who executed the fOI'egoing illstrument, and who 
Mknowlcdgod to me tlllll ho oxouut11d the sumo L\U his frco and voluntary uct l.llld dee.d. 

----------~Notary Pubii~­
.---------COLUlly, Michigail 

Acting in _County 
My conuuissiouoxpires: ----------
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Duteu: 

STATE OF MICHIGAN J 
)SS. 

COUNTY OF ) 

ORANTr!f.\: 

CITY OF 110N'f1AC, 
A Michigtlllmunicipul cot·porulion 

By: 
Its: 

On this -- doy or--· .. ---~·· 2016, before me, II Notm·y Public within und for pnld 
CO\Illty, pcmonully uppcnrcd ----- to me 
known to be tho sumo per~oll described in nnd who executed tbe foregoing instrument, und who 
twl<mtwledgcd to 111e that he executed the snmc us his fi•ee uud volutlhu·y aclund deed. 

lnvtrii/IW/11 drt!/l<ld by amlwbu11 
l'ti!CO/'dud /'Ci/11'11 to: 

l)nvid M. Ba~·bo\11'1 Esq. 
Kotz l:lutlgstor Wysocki P.C. 
1100 ReuniHsuuce Cenlel', Ste. 3400 
Dctroh, Ml482•13 

-----__ , Nolut'Y Publio 
----·-:---------Cmmly, Michigun 
Acting -:-:--...,..-------- CotJnly 
My commission explrcs: --------

3 



EXHIBIT"A" 

Lot47, <.:XCOJJI tho Southerly pm·t measured 22.76 feet along the West lot line and 33.95 feet 
ulong the Eust lot line, ulso 1111 of Lot 43, nlso tho Westerly JO feel ofl,ot 49, As:;essor's Plot 
No. 112, acco(diug to Ute plnl thereof ns Iccordcd in Liber 53 of l11ul:;, }xtgo 7, Onldund 
Cotu\ly Records. 

4 



RELEASIJ: OF BNTERES'f IN PROl'ERTV 

The Clty·ofl>onliuo, 11 Michigan tmuJieljlnl t:Ol'J>Omtloll, nsllucccs$01' it\ litlcrc:rt to Thotlcono.mic 
Dcvclnpmenl Corpumlion l)f tba City of I• online, n public body corjmrulc organized pursuant to 
Mlclduuul1• A. 331l nf 1974, us umcmlcd and dissolved by Rcsolutiou of its Board ofDlrecton: 
held on A11ril HI, 2012, nnd upprovcd by 01·dor Number S-179 of Louls H. Sebinunol, 
Emct•gonoy Mcutngct· of the City of l'oulluo, tinted AJll'il 16, 2012, hereby RELEASES, 
TERMANA'I'ES ANI) CANCELS any und till I'CV!li'Sionm·y intoxest ill tho following premises 
siluntcd in tho City or Pontine, Ouldaud County, Miohignu, dcsol'ibod nil follown: 

Lot 47, oXOOJII tl1o Southorly put·t meusurecl22.76 feet nlot1g tho West lot line lllld 
32.95 feel along the Enst lot line, ulso ullur Lo1411, also the Westerly 30 feet of 
LuL ·~!), ASSilSSOR'S PLAT NO. 112, uccot·diug to the !>lnl thereof us l'ccordcd 
hllibcr S3,1lngc 7 of Plats, Oakland County Records. 

llS I'Cscrvcd In it in thnl ccrtnin Quit Cluim Deed dated June 19, 1990 and rccul·dcd in Liber 
11442, t>ugc 391, Oaldolld County Records on June 211, 1990 und l'C•rcaordcd in Llbcr ll5I9, 
Puuc 1120 Onkhmd County Rocord11 on Auguul20, 1999. 

Commotlly known as: West LawreJtee Street. Pru:ldng Lot 
l'nrl ofTux.lD No: 14-29-453-033 

Dated: -----

STt\1'13 OP MJCBIOAN 
)SS. 

COUNTY OF---- ) 

ClTY OF PONTIAC, 
A Michigan muulcipnl col'J>Pl'ntlon 

By: 
lis: 

Oullus __ dt1y (If ,.. 2016, before me, 11 Notm·y l1ubllc withl11 oud fvr ~nid 
county, t>ct·sonully npjlcarcd to mo 
1<uowt1 to bo tho suttl¢ jlcrson dc~'Orlbcd ln and who cxcoulcd tho fot·cgolng Instrument, ond who 
ucknowlcdgcd lo l1Hllhulho excculod the same ns his free and vohmtm·y qct nnd deed. 

ln.strwueul dri!lltui by ami when 
/'I!C!II'dt:d I'UII/1'11 to: 

Dnvid M. Btwbour, Hsq. 
Kotz Suug~tcr Wysocki P .C. 
400 Rcunls~uncc Cculcl', Sic. 3400 
Dctmit, MI 48243 

-----------::-'' Notu1·y Publlc 
..,.--.,.---..,..--------County, lvlichlgLIIl 
Acting in-:--:----,-------- County 
My commission CXJ)ircs: --------
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Memorandum 

To: Honorable City Council 

From: Garland S. Doyle, M.P.A., CNP, Deputy Director, Community Development Department 

Thru: Jane Bais-DiSessa, Deputy Mayor 

Date: January 3, 2017 

Re: Sale of Vacant Land Parcel14-28-380-035 

The City has received an offer from Community Housing Network to purchase a vacant lot for 
$500.00. Parcel #14-28-380-035 is 0.060 acres ofland located on S. Paddock. The proposed 
sale was discussed at the City Council Real Estate Committee on December 7, 2016. 

In accordance with Chapter 3.1113 of the City Charter, we are requesting that your Honorable 
Body schedule a public hearing on the offer to purchase vacant land. 

Subsequently, City Council may consider Community Housing Network's offer to purchase 
parcel #14-28-380-035. 

Since this Agreement will have a benefit to the City, I am recommending that the City Council 
pass the following two resolutions: 

Resolved, that the Pontiac City Council schedules a public hearing on the offer to 
purchase vacant lots on [insert date}. 

At a subsequent City Council meeting: 
City Council accepts the offer from Community Housing Network for $500.00 to 
purchase parcel #14-28-380-035. 

Be it further resolved that the Pontiac City Council authorizes the Mayor and Clerk to 
execute the sell. 

47450 WOODWARD AVE., PONTIAC, MICHIGAN 48342 • (248) 758-3030 • Fax (248) 758-3292 
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Memorandum 

To: Honorable City Council 

From: GarlandS. Doyle, M.P.A., CNP, Deputy Director, Community Development Department 

Thru: Jane Bais-DiSessa, Deputy Mayor 

Date: January 3, 2017 

Re: Sale ofVacant Land Parcel14-29-130-011 

The City has received an offer from David Wolf, Wolf Homes, Inc. to purchase a vacant lot for 
$150.00. Parcel #14-29-130-011 is 0.10 acres ofland located on Pine grove. The proposed sale 
was discussed at the City Council Real Estate Committee on December 7, 2016. 

In accordance with Chapter 3.1113 of the City Charter, we are requesting that your Honorable 
Body schedule a public hearing on the offer to purchase vacant land. 

Subsequently, City Council may consider Wolf Homes, Inc. offer to purchase parcel #14-29-
130-011. 

Since this Agreement will have a benefit to the City, I am recommending that the City Council 
pass the following two resolutions: 

Resolved, that the Pontiac City Council schedules a public hearing on the offer to 
purchase vacant lots on [insert date}. 

At a subsequent City Council meeting: 
City Council accepts the offer from Wolf Homes, Inc. for $150.00 to purchase parcel 
#14-29-130-011. 

Be it further resolved that the Pontiac City Council authorizes the Mayor and Clerk to 
execute the sell. 

47450 WOODWARD AVE., PONTIAC, MICHIGAN 48342 • (248) 758-3030 • Fax (248) 758-3292 
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