DATE:

TO:

FROM:

C-01

Tmy

October 10, 2007

CiTY COUNCIL ACTION REPORT

Phillip L. Nelson, City Manager

Brian P. Murphy, Assistant City Manager/Economic Development Services
Mark F. Miller, Planning Director

SUBJECT: Public Hearing — Concept Development Plan Approval — The Pavilions of Troy Planned

Unit Development (PUD 9) — Northwest corner of Big Beaver and Coolidge, Section 19
— O-S-C, O-M and P-1 Districts

Background:

The Planning Commission recommended Concept Development Plan Approval of PUD 9 at
the September 11, 2007 Special/Study meeting.

The applicant proposes a phased mixed-use development on the 40-acre parcel. Phase 1 is
proposed to include 100-250 residential units and 200,000-600,000 square feet of office and
retail. The development at build out is proposed to have 750 residential units, 300,000 square
feet of office, 500,000 square feet of retail and a 250 room hotel.

Richard Carlisle of Carlisle/Wortman Associates, Inc., the City’s Planning Consultant,
prepared a report summarizing the project and recommending Concept Development Plan
Approval. This report was revised on September 25, 2007.

The proposed PUD meets the Standards for Approval of Section 35.30.00 of the City of Troy
Zoning Ordinance.

The proposed PUD is consistent with the Key Concepts of the Big Beaver Corridor Study.
The PUD Agreement has been reviewed and approved by the City Attorney’s Office.

The applicant provided updated materials to be inserted into the City Council members’ CDP
binders.
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Financial Considerations:

e There are no financial considerations for this item.

Legal Considerations:

e City Council has the authority to act on this application.

e Concept Development Plan Approval will have the effect of rezoning the subject parcel to PUD
9.

Policy Considerations:

e The item is consistent with City Council Goal | (Enhance the livability and safety of the
community), Goal lll (Retain and attract investment while encouraging redevelopment), and Goal
V (Maintain relevance of public infrastructure to meet changing public needs).

Options:

e City Council can approve the application for Concept Development Plan Approval.

e City Council can approve the application for Concept Development Plan Approval with
conditions.

e City Council can deny the application for Concept Development Plan Approval.

Approved as to form and legality:

Lori Grigg Bluhm, City Attorney

Attachments:

Maps.

Report prepared by Carlisle/Wortman Associates, Inc., dated September 25, 2007.
Planning Commission Minutes from the September 11, 2007 Regular meeting.
PUD Agreement.

Public comment.

Updated CDP materials.
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PARENT PARCEL: (Tax LD. No. 20-18-430-002)

Commencing ot the Southeast Corner of Section 19, T2ZN, R11E, City of Troy, Ookland County, Michigan;
thence NOO'01'30"W 1240.08 feet along the Fast line of said Section 19; thence S89°30'00"W 60.00 feet
for a PLACE OF BEGINNING; thence SBZ'30°00"W 1007.36 feet along the North right—of~way line of
Cunningham Drive (100.00 feel wide); thence continuing 299.93 feet along the arc of a 285.00 foot
radius circular curve to the left, with o central angle of 60°17'48", having a cheord which bears
S59°21'06"W 286.28 feet clong the North right—of—way line of soid Cunningham Drive; thencs
NBO'38'37"W 104,94 feel; thence NOO'G1'30"W 6B0.20 feet; thence NBY'49°05"E 95B.62 feet along the
South line of "Sheffield Manor Subdivision” as recorded in Liber 142, Pages 22-24, Ookland County
Records; thence SO0'01'30"E BB.57 feel; thence NBI58'30"L 400.00 feel; thence SOU'01'30"E 440.77
teet . along the West right—of-way iine of Coolidge Highway (120.00 feet wide) to the Place of Beginning,

containing 16.42 aeres of lond, more or less, Being subject to easements, cenditions, sxceplions and
restrictions of record, if ony.

PARGEL It (Port of Tax 1.D. No. 20-19-430--002)

Commencing at the Southeost Corner of Section 19, T2N, R11E, City of Troy, Oaokland County, Michigan;
thence NOO'01'30"W 1240.08 feat along the East line of said Section 19; thence SB9'30'03"W 60.00 feet
for o PLACE OF BEGINNING; thence SB@'3Q'00"W 1007.36 feet qlong the North right—of—way fine of
Cunninghom Drive {100.00 fest wide); thence continuing 24.33 fest along the arc of ¢ 285.00 foot
rodius circular curve to the left, with o centrol angle of 04°5329", having a chord which bears
SB7°D3'17"W 24.32 feet uleng ihe North right—of~woy line of soid Cunningham Drive; thence NOOD01'30"™W
537.20 feel; thence NB9'49'05"E 631.62 feet along the South line of "Sheffield Manor Subdivision” as
recorded in Liber 142, Poges 22-24, Qokland County Records; thence SO001'307E BB.57 feel; thence
NB9"58'30"E 400.00 feet; thence SOU'01'30"E 440.77 feet olong the West right~of--way line of Cooclidge

Highway (120.00 feet wide) to the Place of Beginning, containing 11.81 ocres of land, more or less.
Being subject to easements, conditions, exceptions and restrictions of recerd, if any.

REMAINDER PARCEL I:  (Part of Tax LD. No.: 20—19—-430-002)

Commencing ol the Southeest Corner of Section 19, TZN, R11E, City of Troy, Qakland County, Michigan;
thence NOO'01'30"W 1240.08 feet along the East line of soid Section 19; thence SBE'30°0U"W 80.00 teet;
thence S89'3C'00™W 1007.36 feet olong the North righi—-of-woy line of Cunningham Drive (100.00 feet
wide); thence continuing 24,33 feet along the orc of o 285.00 foot radius circular curve to the left,
with' o cantral angle of 04'53°28", having o chord which baars SB7°03'17"W 24.32 feet along the North
right—of—way line of said Cunningham Drive for a PLACE OF BEGINNING; thence 275.60 feet clong the
arc :of o 285.00 fool radius compound circulor curve to the left, with a centrol angle of 5524'21",
having a chord which beors S56'54'21"W 284,99 feet olong the Northwesterly right--of—way line of said
Cunningham Drive; thence NB9'3B'37"W 104.94 feel; thence NOU 01 30"W 680.20 feet; thence NB9'48'05"F
327.00 feet clong the Seouth fine of "Sheffield Manor Subdivision” as recorded in Liber 142, Pages
22~24, Oaklond County Records; thence S00°01'30"E 537.20 feet to the Place of Beginning, containing

4.5 ocres of land, more or less. Being subject to ecsements, condilions, exceptions ond restrictions
of record, if uny.

DESCRIPTION OF PARCEL [I: (Tax 1D. No.. 20~19-476-001)

Commencing ot the Southeast Corner of Section 18, T2N, RV1E, City of Troy, QOaklond County, Michigem;
thence NOO'01°'30™W 120.00 feet along the East line of soid Section 19; thence S89°30°0O"™W 60.00 feet
for o PLACE OF BEGINNING; thence $44'48'54"W 42.60 feet; thence SBZ°30°00"W 903.00 feet; thence
NOOIG1'30™W 12.00 feet; thence S89'30°00"W 227.00 along the North right—of—way line of Big Beaver
Rood (204.00 feet wide); thence N45'15'40"W 42.22 feet; thence NOO'Q1'30™W B24.57 feet mlong the
Fost right—of—woy line of Cunningham Drive (100.00 feet wide); thence aglong ihe Southeosterly
right~of-way line of scid Cunningham Drive 2B9.06 feet clong the orc of o 185.00 fool rodius circular
curve to the right, with o ceniral angle of 83°31°26", having o chord which bears N44'44"157C 260.94
feet: thence N89'30'00"E 1006.55 feet (recerded os 1006,53 feet) along the South righi~of—-way line of
said Cunninghom Drive; thence SOU'01°30"E 1020.06 feet (recorded os 1020.04 fest) along the West

right—-of—way line of Coolidge Highway (120.00 feet wide) to the Place of Beginning. . EXCEPTING thot
part: of Porcel I descrived os follows: Commencing ot the Southeast Corner of Section 19, T2N, R11E,

City: of Troy, Oakland County, Michigan; thence NOO'C1'30"W 120.00 feet along the East line of said

Seclion 19: thence S89°30°00"W B0.00 feel; thence S44'48'54"W 2553 feet for o PLACE OF BEGINNING:
thence continuing S44°48'54"W 17.07 feet; thence SBZ'30°00"W 903.00: thence NOO'Q1'30"W 12.00 feel;
thence NB9'30°007E 915.03 feet along the Northerly right—of~woy line of said Big Beover Roud io the

Place of Beginning. Soid porcel, less it's exceplion contains 28.18 acres of land, more or less. Being
subject to eaoserments, conditions, exceptions and restrictions of recerd, if any, 2000
J o"qoooF Yo 2g
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605 S. Main, Suite 1
Ann Arbor, MI 48104
734-662-2200

wr ‘l CARLISLE/WORTMAN ASSOCIATES, INC. Pllcety gl

Community Planners /Landscape Architects 6401 Citation Drive, Suite E

Clarkston, MI 48346
248-625-8480
fax 248-625-8455

Date: September 25, 2007

Planned Unit Development/Site Plan Review

For
City of Troy, Michigan

GENERAL INFORMATION

Applicant
Project Name:
Plan Date:
Latest Revision:
Location:

Zoning:

Action Requested:

Richardson Development Group

Pavilions of Troy PUD

September 4, 2007

September 4, 2007

Northeast corner of Big Beaver and Coolidge

O-S-C Office Service Commercial, O-M Office Medical, and P-1
Vehicle Parking

City Council approval of the Concept Development Plan. The
procedure for review and approval of a PUD is a three-strep
process.

J The first step is an application for and approval of a
Concept Development Plan, along with a Development
Agreement. The Concept Development Plan and
Development Agreement are approved by the City Council
following recommendation of the Planning Commission.
Such action, if and when approved, shall confer upon the
applicant approval of the Concept Development Plan and
shall rezone the property to PUD in accordance with the
terms and conditions of the Concept Development Plan
approval. The Planning Commission recommended
ap%roval of the Concept Development Plan on September
11"

o The second step of the review and approval process is
application for and approval of a Preliminary Development
Plan (preliminary site plan) for the entire project, or for any



Pavilions of Troy 9-25-07

one or more phases of the project. City Council shall have
the final authority to approve and grant Preliminary
Development Plan approvals, following a recommendation
by the Planning Commission.

o The third step of the review and approval process is the
review and approval of a Final Development Plan (final site
plan) for the entire project, or for any one or more phases
of the project, and the issuance of building permits. Final
Development Plans for Planned Unit Developments are
submitted to the Planning Department for administrative
review, and the Planning Department, with the
recommendation of other appropriate City Departments,
has final authority for approval of such Final Development
Plans.

Required Information: Provided. The applicant has submitted an extensive application
which includes the following:

. PUD Application

o Executive Summary

o Conceptual Plan

o Community Impact Statement
J Development Guidelines

o Traffic Impact Assessment

. Shared Parking Analysis
o Environmental Impact Statement
o PUD Agreement

° Team Credentials

PROJECT, SITE DESCRIPTION, AND CONCEPT PLAN

The applicant proposes a visionary and aggressive reuse/redevelopment of the former K-Mart
Headquarters site. With the exception of the Sears data processing operations located in the
northwest corner of the site, the existing headquarters buildings are vacated.
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Figure 1: Site Location
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Located on forty (40), acres at the northwest section of Big Beaver and Coolidge, the project is
envisioned as a mixed use project with a distinctive urban flavor. Planned in two phases, the
project at full buildout will consist of residential, office, hotel, institutional and retail uses as
follows:

e Residential uses (750 units), including townhomes, multiple family buildings, lofts, and
senior housing

e Office uses (300,000 square feet) including general, professional, and medical offices,
research, and financial institutions

e Hotel use (250 rooms)

e Retail uses (500,000 sq. ft.) including general and specialty retail, full service restaurants,

and bars and take-out restaurants and entertainment and fitness center.
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e Miscellaneous Institutional and accessory uses which may include public facilities,

churches, and transit centers and will include parking structures and other accessory uses

Phase I will consist primarily of the central core of the project along with portions that extend
out to Coolidge. The elements of Phase I include:

e Residential uses (100-250 units), including lofts, condominiums, and apartments.

e General office and retail uses (200,000-600,000 sq.ft.) including general and special
retail, entertainment, restaurants, fitness centers, and offices.

Council Members should be aware that, while ranges of units and/or building areas are depicted
for Phase I, the ultimate areas are depicted for Phase I, the ultimate threshold of what will be
built is dictated by the total buildout indicated above.

THE CONCEPT PLAN

The Concept Plan organizes the site into four major thematic areas. The extreme northern
boundary adjacent to the existing single family residential area to the north is designated as
Residential Area where densities are the lowest and use is exclusively devoted to residential.
Adjacent to the south is Transition Area which will also be predominantly residential but where
a compatible mixture of retail and office uses will be introduced.

The core of the project will be the Pavilion Area envisioned as the central organizing feature of
the project. While a significant number of residential units are included, (100-250 units), the
Pavilion Area will include a concentration of retail, restaurant, and entertainment uses.

The Pavilion Area will be bordered on the east, (fronting Coolidge), and on the west, (fronting
Cunningham), by the Border Area. This area will include residential, office, hotel, and retail
uses.

SUMMARY OF SIGNIFICANT FINDINGS AND CONCLUSIONS

e Land Use Mix -The project will be unique to Troy by providing both a horizontal and
vertical mix of uses. Proposed uses include: 750 residential units; 300,000 square feet of
office space; 250 room hotel; and 500,000 square feet of retail use. The Pavilion will
reuse/redevelop a site that is no longer viable and would otherwise be unusable in its
present state.

e Phasing-The project will be built in two phases. Phase 1 is primarily the central core of
the project and will include 100-250 residential units and 200-600,000 square feet of
office and retail uses.

e Sustainable Design-The applicant has made a commitment to seek LEED certification to
the extent possible for building design and low impact development (LID) methods for

site design specifically to control stormwater quality and enhance quality.

4
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e Site Amenities-The site will incorporate a number of publicly accessible site amenities
that include an outdoor skating rink, gathering space for civic events, public art, outdoor
seating areas and resident park and play areas.

Open space is reflective of a project which is urban in character and will consist of both
landscape and greenspace.

e Walkability- Major features of the site will be interconnected with internal walkways
that connect with walkways that border the site along Coolidge at Big Beaver. The site
will be externally linked with three pedestrian crossings along Coolidge and one on Big
Beaver.

o Site Access/Traffic Assessment-In addition to Cunningham, the site will be accessed at
three points on Coolidge and one entrance on Big Beaver. A number of road
improvements will occur for Phase 1 as further discussed and documented in a report by
Birchler Arroyo and attached to this report.

Since the preparation of the Birchler Arroyo was issued, a supplemental report was
prepared which discusses the issue of signage spacing and improvements. The general
reaction from the RCOC was that the spacing and road improvements are acceptable.

e Setbacks/Transitions-The proposed project will provide a 100 foot setback along the
northern residential boundary and will incorporate lower density residential uses as a
transition. Building heights will not exceed 40 feet in height in this area.

Along Big Beaver, the setback was increased for 10 to 15 feet and along Coolidge Road
the setback will be 25 feet.

e Visual Image/External Boundaries-In response to comments, specific attention was
paid to the visual image from external thoroughfares. Consistent with the Big Beaver
Corridor Plan, landscape greenbelt concepts have been developed that will soften the
image of parking in Phase 1 and the buildout of buildings in the latter phase.

As called for in the Corridor Plan, an iconic image will be created at the intersection of
Big Beaver and Coolidge that will feature a backdrop of extensive greenery.

NEIGHBORING ZONING AND LAND USE

With the exception of the northerly boundary, the site is primarily surrounded by non-residential
use. The area to the north is zoned, R-1B One Family Residential and is currently a residential
subdivision and church. Across Big Beaver, the area is zoned O.S.C. Office Service
Commercial, O.M., Office Mid-rise and O-1, Office Building all devoted to existing office. To
the east, the area is zoned B-2, Community business devoted to Somerset and R-1B which is
open space. Adjacent to the site to the west is O-M, Office Mid-rise.
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re 2: Existing Land Use and Zoning
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Items to be Addressed: none

MASTER PLAN

Master Plan designations replicate current zoning patterns. The subject site is designated Mid-
rise Office, (inside Cunningham), and Low-rise Office, (North and West of Cunningham). The
area to the north is planned for low density single family residential. The Northeast corner of
Big Beaver and Coolidge is planned Regional Center and low density transition. The Southeast
corner is planned Regional Center. The southwest corner is a combination of Mid-rise and Low-
rise office.
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Figure 3: Future Land Use
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However, the Big Beaver Corridor Plan has a more ambitious vision for the site. Located within
the area designated as “Troy City Center” an urban mixed use district is envisioned. This area is
intended to become the heart of the City. The Building Use Plan calls for mixed use of office,
residential and retail within the core of the site, multiple family as a transition to the north and
some commercial along Coolidge. Therefore, the Pavilions of Troy PUD is consistent with the
vision of the Corridor Plan.

Items to be Addressed: None.

PUD STANDARDS

The PUD provisions of the Zoning Ordinance are found in article XXXV. Criteria are set forth
in Section 35.30.00 for consideration of a PUD project as a PUD. The following are our
comments:
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Section 35.30.00, A. The proposed development shall be applied for by a person or entity that
has the legal right to execute a binding agreement concerning all process on the development.

The applicant, Richardson Development, is authorized to apply for Concept Development Plan
approval on behalf of Diamond Troy JV LLC.

Section 35.30.00, B.: The applicant shall demonstrate that through the use of the PUD option,
the development will accomplish a sufficient number of the following objectives, as are
reasonably applicable to the site, providing:

1.

A mixture of land uses that would otherwise not be permitted without the use of the PUD
provided that other objectives of this Article are also met.

The project will include both a horizontal and vertical mix of uses, the first of its kind in
the City of Troy. Such a project is consistent with the Big Beaver Corridor Plan and
would be impossible to implement using conventional zoning techniques.

A public improvement or public facility (e.g. recreational, transportation, safety and
security) which will enhance, add to or replace those provided by public entities, thereby
furthering the public health, safety and welfare.

The Pavilions of Troy will include a variety of civic spaces designed for public gathering
and events. The site will be interconnected with internal walkways that extend to and
connect with walkways that border the site on Big Beaver and Coolidge. Both active
(e.g. outdoor skating and play areas) and passive recreational and leisure activities will
be incorporated in the site. Roadway improvements will be made to both Coolidge and
Big Beaver to improve access into the site and to ensure more safe pedestrian access
between the site and nearby uses.

A recognizable and material benefit to the ultimate users of the project and to the
community, where such benefit would otherwise be infeasible or unlikely to be achieved
absent these regulations.

The proposed project represents state of the art thinking in terms of viable sustainable
mixed use development. As stated, implementing the project through conventional zoning
techniques would not be possible. Further, the Corridor Plan calls for the type of uses
proposed by the applicant.

Long term protection and preservation of natural resources, natural features, and historic
and cultural resources, of a significant quantity and/or quality in need of protection or
preservation, and which would otherwise be unfeasible or unlikely to be achieved absent

8
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these regulations.

As the site is currently developed, there are few, if any, natural features which exist. The
applicant has been challenged to develop the site using sustainable green building and
site design techniques. As a result, a significant number of measures are identified in the
Development Guidelines, Section 12. This includes seeking LEED certification, to the
extent possible, for building design and employing low impact design methods for
stormwater management to control quantity and enhance quality.

5. A compatible mixture of open space, landscaped areas, and/or pedestrian amenities.

Section 3 of the Development Guidelines discusses proposed project amenities which will
include:

o [ce skating rink

e Open air civic gathering space(s)
e Qutdoor seating areas

e Public art

e Park and play areas for residents

As indicated, the project will consist of a combination of greenspace, hardscape (plazas
and walkways) and buffers. Of the 40 acres, 7.5 acres or 18.5% will be devoted to some
form of open space. Given the urban nature of the project, some of the open space will
be paved, or hardscape areas, devoted to walkways, plazas and sitting areas. There will
also be green space in the form of transitional buffers and park/play area.

Also as requested, attention has been paid to the visual image from the adjoining
thoroughfares. In keeping with the Big Beaver Corridor Plan, landscape greenbelt
concepts are illustrated (Development Guidelines, Sec. 10) from both roadways that will
be attractive and will soften the appearance of buildings and parking.

A particular concern has been expressed regarding the Big Beaver/Coolidge corner
image. The Corridor Plan calls for a “green” gateway feature. A concept is illustrated
in the Development Guidelines, Section 5, which will be installed during Phase I.

6. Appropriate land use transitions between the PUD and surrounding properties.
As requested, a more substantial buffer has been provided between the project and the

residential area to the north. A 100’ setback will be provided from the nearest building

9
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10.

1.

to the northerly property boundary.

Design features and techniques, such as green building and low impact design, which
will promote and encourage energy conservation and sustainable development.

Section 12 of the Development Guidelines enumerates the variety of low impact and
sustainable design measures that will be pursued. In addition to seeking LEED
certifiable methods, a number of Low Impact Design methods will also be used.

Innovative and creative site and building designs, solutions and materials.

In addition to the sustainable design methods cited above, the mixed use nature of the
project is intended to foster economic sustainability. The focus of the project on the
Pavilions Area is the central focus of activity, the emphasis on street activity and the
fostering of a walkable environment make this project unique.

The challenge for the bit the City and the applicant will be how this activity can be
“exported” to the other three corners of Big Beaver and Coolidge to avoid the project
becoming an enclave. This will require the active involvement of the City, DDA and
other property owners.

The desirable qualities of a dynamic urban environment that is compact, designed to
human scale, and exhibits contextual integration of buildings and city spaces.

Viable urban environments have a mix of uses with a strong emphasis on street activity.
Ground floor retail, restaurant and entertainment uses along with both formal and
informal outdoor activity will create this dynamic environment. A strong pedestrian
network, as mitigated throughout the project, is essential to creating the environment.

The PUD will reasonably mitigate impacts to the transportation system and enhance non-
motorized facilities and amenities.

A number of measures will be employed to offset traffic impact. These measures are
discussed more fully in the section of this report entitled “Traffic Impact.” We have
already discussed the enhanced walkability of the project.

For the appropriate assembly, use, redevelopment, replacement and/or improvement of
existing sites that are occupied by obsolete uses and/or structures;

10
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12.

13.

14.

15.

The Pavilions of Troy PUD will be redeveloping what would be an otherwise difficult
building and property to simply reuse. Due to the single use nature of the existing
building for office space, it is unlikely it can be occupied by either a single office user or
divided for multiple users.

A complementary variety of housing types that are in harmony with adjacent uses;

As with the balance of the project, a mix of housing is provided to appeal to a broader
market. Particularly noteworthy is the addition of senior housing to this site, thereby
providing for a generational mix of residents.

A reduction of the impact of a non-conformity or removal of an obsolete building or
structure.

Please refer to comment #11 above.

A development consistent with and meeting the intent of this Article; and will promote
the intent of the plan meeting the requirements of the Municipal Planning Act or the
intent of any applicable corridor or sub-area plans. If conditions have changed since the
plan, or any applicable corridor or sub-area plans, were adopted, the uses shall be
consistent with recent development trends in the area.

As mentioned earlier, while the proposed project does not meet the Master Land Use
Plan designation for office use for the project, it does advance the Big Beaver Corridor
Plan.

Includes all necessary information and specifications with respect to structures, heights,
setbacks, density, parking, circulation, landscaping, amenities and other design and
layout features, exhibiting a due regard for the relationship of the development to the
surrounding properties and uses thereon, as well as to the relationship between the
various elements within the proposed Planned Unit Development. In determining whether
these relationships have been appropriately addressed, consideration shall be given to the
following:

A. The bulk, placement, and materials of construction of the proposed structures and
other site improvements.

In the Development Guidelines, Section 4, proposed architectural and building
characteristic are provided in conceptual form. The concept set forth in Section 4
is consistent with the Big Beaver Corridor Plan which emphasizes the “street
presence” of building and a sense of enclosure. This concept is modified in an

11
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16.

17.

18.

appropriate manner within the various districts of the site.

B. The location and screening of vehicular circulation and parking areas in relation
to surrounding properties and the other elements of the development.

Typical screening measures are provided in the Development Guidelines, Section
6. Views along perimeter streets are also provided in Section 9.

C. The location and screening of outdoor storage, loading areas, outdoor activity or
work areas, and mechanical equipment.

Typical screening measures are discussed in the Development Guidelines, Section
9.

D. The hours of operation of the proposed uses.

Hours of operation for retail and business uses will be commensurate with
normal operating hours. However, as is both typical and desired by a mixed use
project of this nature, a 24/7 atmosphere is sought.

E. The location, amount, type and intensity of landscaping, and other site amenities.

Development Guidelines, Section 10, provides this information. Various concepts
described throughout this Section suggest a strong commitment to the greenspace
components of this project.

Parking shall be provided in order to properly serve the total range of uses within the
Planned Unit Development. The sharing of parking among the various uses within a
Planned Unit Development may be permitted. The applicant shall provide justification to
the satisfaction of the City that the shared parking proposed is sufficient for the
development and will not impair the functioning of the development, and will not have a
negative effect on traffic flow within the development and/or on properties adjacent to
the development.

Please refer to the section of this report entitled Parking and Loading.

Innovative methods of stormwater management that enhance water quality shall be
considered in the design of the stormwater system.

As indicated earlier, the applicant has committed to stormwater management methods
that will both control quantity and improve quality.

The proposed Planned Unit Development shall be in compliance with all applicable

Federal, State and local laws and ordinances, and shall coordinate with existing public
facilities.

12
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On the basis of the information provided all applicable laws and ordinances will be
observed.

Items to be Addressed: None.

COMPARATIVE INTENSIY ANALYSIS

Existing Site

The subject is 44.6 acres with 28.2 acres located within the inner ring created by Cunningham
and 16.4 acres outside the inner ring north of Cunningham.

The existing buildings on the site consist of the Former K-Mart Headquarters at 932,772 square
feet and the current Sears (K-Mart) data center at 89,158 square feet for a total of 1,021,930

square feet.

Current Zoning

The 28.2 acres within the inner ring are zoned OSC-Office Service Commercial. OSC would
permit 30,000 square feet of building area per acre amounting to 845,300 square feet. The 16.4
acres north of Cunningham are OM-Mid-Rise-Office. OM would permit 20,000 square feet of
building area per acre or 328,500 square feet.

Therefore, the total potential development as zoned is 1,173,800 square feet.

Big Beaver Corridor Plan

The site is located within the area designated as the Troy City Center which calls for more
intense development than current zoning.

The plan designates the inner ring in an equal amount of mixed use retail, office and residential
at 7-8 stories in height and multiple family at 4-6 stories in height. The ground floor lot
coverage in this area could reach fifty (50) percent of the site area, with integrated parking
provided with buildings. Using conservative estimates of build-out potential, approximately
2,300,000 square feet of building is possible in this area, not including parking.

The area north of Cunningham is designated for multiple family and commercial at much less
intensity than the central core of the site. Assuming fifteen (15) percent lot coverage, the
northerly portion of the site would accommodate over 300,000 square feet. Therefore, the total
building potential based on the Corridor Plan is 2,600,000 square feet.

13
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Pavilions PUD

Although specific square footages have not been provided for every use (i.e., dwellings and
hotel), the applicant has represented that the overall project would be between 1.8 and 1.9
million square feet.

However, applying reasonable assumptions to the area associated with both the dwellings and
hotel space, I arrived at the following estimates of total square feet:

Uses Sq. Ft.
Residential (750 units @ 1200 sq.ft./unit)= 900,00
Hotel (250 rooms @ 600 sq.ft./room) = 150,000
Office= 300,000
Retail= 500,000
1,850,000

Therefore, the applicant’s representation of 1.8-1.9 million square feet seems reasonable. The
intensity of the Pavilions project is well within the range of intensity anticipated by the Big
Beaver Corridor Plan.

AREA. WIDTH. HEIGHT, SETBACKS

The project site is 40 acres in size with over 900 feet of frontage on Big Beaver and nearly 1500
feet of frontage on Big Beaver. The most critical issue of setbacks is at the perimeters addressed
as follows in the Development Guidelines, Section 4:

e 100 feet building setback from the neighborhood to the north as defined in the
Neighborhood District section.

e 15 foot building setback along Big Beaver Road.
e 25 foot building setback along Coolidge Highway.
e 10 foot building setback along Cunningham Road and the Sears Data Center.

e Zero lot lines internal to the project, consistent with the design of a dense multi-use
environment.

The 100 foot setback to the north was increased in response to previous comments. The setback

along Big Beaver has been increased from 10 to 15 feet to address comments regarding the area
available to incorporate aesthetic improvements.

14
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Internally, the applicant is requesting O lot line setbacks. Such an approach is typical with a
project of this nature and is subject to applicable building code requirements. In reviewing the
Concept Plan, there will be separation between certain buildings, primarily where such buildings
are in proximity to parking structures.

Building height/massing is depicted in the Conceptual Plan, Section 2. Heights generally
transition from the main road internally (i.e. greater heights along Big Beaver and Coolidge). In
the central core of the project, Pavilion Area, heights range from 75-100 feet.

Along the northerly boundaries, where compatible heights are critical, heights are reduced from
75’ to 40°. In other words, heights that are in closest proximity to the neighboring subdivision
will not exceed 40°.

Items to be Addressed: None.

PARKING, LOADING

The applicant has submitted a detailed analysis evaluating characteristics of parking in a mixed
use project. As with traditional traffic analysis, parking is treated by the Zoning Ordinance on
the basis of individual uses. We have found that most mixed use projects will have different
peak demand for the various uses. We think the Executive Summary (p.1) of the Shared Parking
Analysis explains the concept very well:

The general principle of shared parking is that two or more uses can utilize a single
parking space without encroachment. This concept has been newly revised with the
development of compact, mixed-use town centers. This type of development lends itself to
applying shared parking principles maximize the use of infrastructure while minimizing
impacts to the environment created by the construction of unnecessary parking.

The specific methodology used by the applicant involves a combination of applying parking
standards from the Urban Land Institute (ULI) coupled with adjustments for shared parking
based on peak demand of various uses. This analysis further compares adjusted ULI industry
standards with both actual and adjusted City of Troy standards. The result of the applicant’s
analysis will result in a 38% reduction in parking from what the City would require if each use
would consider individually.

We have had extensive discussion regarding the methodology used by the applicant and agree
that a conventional application of Ordinance standards would not be reasonable for a project of
this nature. Furthermore, the applicant is willing to revisit the issue following completion of
Phase I should the City request an evaluation.

We also note that the applicant has performed a parking analysis on a block-by-block basis,
which is useful in determining whether the distribution of parking is appropriate. Assuming the
applicant is correct in their calculation of the quantity of parking, the overall distribution seems
reasonable.

15
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Items to be Addressed: Language in the Development Agreement allowing City to request
parking analysis after completion of Phase 1.

SITE ACCESS AND CIRCULATION

In addition to traffic analyses performed by Dr. Abraham, the City’s Traffic Engineer, Rod
Arroyo of Birchler Arroyo has been retained to prepare a detailed analysis of the traffic impact
study submitted by the applicant. A number of meetings have been held with the relevant parties
of both the City and applicant. The full text of Mr. Arroyo’s report is included as Attachment I,
including a supplemental report issued later.
Site Access
The site is proposed to be accessed via existing and new driveways.

e A major boulevard entrance is proposed on Big Beaver.

e In addition to Cunningham, there will be three (3) access points to Coolidge.

¢ On Cunningham, there will be multiple access points.

The specific characteristics and limitations of each drive is described more fully in the Traffic
Report prepared by Rod Arroyo.

Traffic Impact

As indicated in our report dated July 19, 2007 report, the basis for all traffic analysis rests within
the accuracy of trip generation figures. Mixed use projects add complexity to the analysis
because standard trip generation rates must be adjusted to compensate for varying peak demand.
It is the conclusion of the Arroyo report that the applicant’s traffic impact assessment accurately
forecasts traffic volumes using accepted methodology. As a result, improvements will be
needed.

Proposed Improvements

There are a number of road improvements anticipated during Phase I. A significant “non-
improvement” will be keeping Cunningham in its current location. Cunningham is part of the
northern collector system and its function will be preserved.

In summary, other Phase I improvements include:
e Addition of a new traffic signal and associated lane capacity improvements on Coolidge
at the existing access into Somerset between Nordstrom and the parking garage. This

will not only improve access into the site, but will facilitate pedestrian access across
Coolidge.
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e Closing of the first two median openings on Coolidge and constructing a new media
opening (cross over) north of Big Beaver. This will allow northbound u-turns.

e The unsignalized eastbound-to-westbound crossover located east of Cunnignham on Big
Beaver will be closed and the traffic will be diverted to the crossover just west of
Coolidge Highway. The signalized westbound-to-eastbound crossover on Big Beaver
west of Coolidge Highway will be relocated 400 feet west of its current location.

e Lane and signal improvements at Big Beaver/Adams, Coolidge/Maple, and Big
Beaver/Crooks.

Upon completion of the Phase I, the balance of the project calls for the northly access drive to be
completed through the site and connected with Cunningham on the westerly boundary. The new
intersection with Coolidge will require a traffic signal.

Both Rod Arroyo and Dr. Abraham expressed concerns about the close traffic signal spacing
proposed by the applicant. This type of signal spacing is found in urban, downtown settings and
can work well if properly coordinated. In this case, coordination along Coolidge Highway and
along Big Beaver Road is necessary for smooth traffic flow.

The general reaction from the Road Commission’s traffic signal department staff was that the
proposed new signals and road improvements along Coolidge Highway appear to be workable.
Additional analysis and adjustments will be necessary as this project comes on line. The RCOC
staff felt they could operate the signal system so that northbound traffic on Coolidge Highway,
north of Big Beaver Road, would not queue (back up) into the Big Beaver Road through lanes
during the peak hour conditions identified in the Pavilions traffic study.

Birchler Arroyo recommends that the Applicant prepare an updated traffic impact study at the
completion of Phase I to see how well the assumptions are working and make necessary
adjustments for changes in tenant mix and traffic conditions. They also recommend that the City
work with all major property owners in the area to coordinate holiday traffic management.

Pedestrian Circulation

A walkable environment is a goal of the Big Beaver Place and a key feature of the Pavilion
project. The following summarizes the important pedestrian elements of the project:

e The Applicant is proposing three main pedestrian crossing locations on Coolidge
Highway: Big Beaver Road (both sides), south of Cunningham, and the north side of the
drive south of Cunningham. Currently, signalized pedestrian crossings are only provided
at Big Beaver Road and Cunningham (over 1,200 feet apart). Adding a signal and
pedestrian crossing at the drive south of Cunningham will significantly shorten the
distance many Somerset North shoppers have to walk to cross Coolidge.

e The concept of iconic pedestrian bridges was raised in the Big Beaver Corridor Study.
Although a bridge was not specifically envisioned across Coolidge at this location, the
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City, Somerset Collection, and the Pavilions developer should explore the feasibility of a
grade-separated pedestrian connection. This would make crossing the wide Coolidge
Boulevard easier, provide protection from the elements, and potentially lead to fewer
vehicular cross-over trips between the two sites. This issue need not be resolved at the
Concept Plan stage.

e All major roadways in the Pavilions will have pedestrian paths on both sides. As noted
in the Application, this is proposed to be a walkable development, with pedestrian
linkages through. Connections are also to be provided to the existing path system along
Big Beaver Road and Coolidge Highway. On-street parking will be provided on many
internal roads, creating a buffer between moving traffic and pedestrian pathways.

e The only pedestrian crossing shown on Big Beaver, adjacent to the site, is the existing
crossing at the Big Beaver / Coolidge intersection. An additional crossing may be
feasible at the Big Beaver / Cunningham intersection, but it will require changes in
signalization and adding pedestrian paths and striping in the Big Beaver right-of way.
There may not be sufficient demand to warrant this improvement, but pedestrian activity
in this area should be monitored through the build out of the project.

Items to be Addressed: Language in the Development Agreement allowing City to request an
updated traffic study after completion of Phase 1.

ESSENTIAL SERVICES

The City Engineer has completed a preliminary evaluation concerning the ability of the city
water and sanitary sewer systems to handle the estimated sewer flows and water demands from
the proposed Pavilions of Troy. A complete copy of the report is included as Attachment II.

Sanitary Sewer:

The existing sanitary sewer system has the capacity to accept flows from at least Phase I of the
development and may be sufficient to accommodate the entire project. The capacities of the
existing sewers themselves were evaluated using standard engineering calculations. The result
was that the existing sewers have capacity to handle the peak flows estimated for Phase I of the
Pavilions. Analyses also indicate that the existing sewers may also have the capacity to serve the
entire development. The calculations show that the existing sewers have slightly more flow
capacity than the flow estimates calculated based on land uses, but additional analyses are
needed.

When the office uses of both the K-Mart site and Pavilions site are equated to residential
equivalent units or REU’s which are used in the estimation of sanitary sewer flows, the K-Mart
site equates to 896 REU’s as compared to 450 REU’s for Phase I of the Pavilions or almost half
that of the K-Mart land use. While this is a good indication that the existing sewer system has
the capacity to accommodate Phase I, other analyses were performed to confirm this preliminary
conclusion.
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The City is currently in the midst of an extensive sewer-metering program intended to identify
capacity deficiencies. This must be completed before a determination can be made as to the
adequacy of the existing sewer system to accommodate Phase II of the Pavilions of Troy.
However, according to preliminary results, the City Engineer believes there would be sufficient
capacity to serve both project phases.

Water Main:

An evaluation of the estimated water demands from the Pavilions indicates that the existing
utilities in the area have the capacity to adequately serve the additional demands anticipated by
both phases of the Pavilions development. However, the proposed Pavilions development may
impact the system, further lowering the operating pressure range. Phase I does not have a
negative impact on the water system since the water demands for this phase are below that of the
existing K-Mart development.

The City Engineer has directed their consultants to identify what improvement to the water
system in that area is needed so that the water pressure can be maintained at acceptable levels.

RECOMMENDATIONS

The proposed Pavilions of Troy is a well-conceived, mixed use project which incorporates state
of the art thinking in terms of sustainability, excellence in design, mixed use and walkability.
The proposed project is not only consistent with the concepts set forth in the Big Beaver
Corridor Plan, it will be a catalyst to advance the plan elsewhere in the Corridor.

Throughout the project, the applicant has been receptive to recommendations and responsive to
requests for more information. Further, the Plan has been modified to address concerns and
comments. Although a Concept Plan at this stage, it is our opinion that the information
submitted provides a template to move forward with the project. Therefore, we would
recommend approval of the Concept Development Plan by the City Council.

CARLISLE/WORTMAN ASSOCIATES, INC.

Richard K. Carlisle, PCP
#225-02-2703

RKC: 1h
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Project Description
What is the Developer Proposing?

The Applicant, Richardson Development Group, Inc., is proposing a Planned Unit
Development (PUD) project at the northwest corner of Big Beaver Road and Coolidge
Highway in Troy, Michigan. The plan includes the demolition of the former Kmart
World Headquarters building and redevelopment of the 40-acre site into a mixed-use
project.

The project is proposed to be built in two phases. Phase 1 is expected to consist of 100-
250 residential units and 200,000 to 600,000 square feet of non-residential uses. The
total project at buildout is expected to include 750 residential units, 250 hotel rooms,
and 800,000 square feet of other non-residential development. The other non-
residential development includes retail, office, cinema, grocery store, fitness club,
restaurants, entertainment, and recreation.

Birchler Arroyo Associates, Inc. has been retained by Carlisle Wortman Associates, Inc.
to review the traffic impact study prepared by the Applicant’s traffic consultant,
TetraTech MPS / Wells & Associates.

Trip Generation
How Much Traffic Will The Proposed Development Generate?

The following tables forecast the number of trips that are expected to be generated by
the Pavilions development. A tripis a single or one-direction vehicle movement with
an origin or destination inside the project boundaries. Table 1 shows the weekday
forecasts and Table 2 shows the Saturday forecasts.

Table 1 —Weekday Trip Generation - The Pavilions

AM FPeak Hour PM Pecak Hour Weelk-

Land Use ettt R R q
In Out Total In Out Total ay

TOTAL TRIPS — PAVILIONS OF TROY 1,058 780 1,838 1,866 1,951 3,817 | 37,033
Total Internal Capture Trips - — -— 374 374 749 —_
Somerset Synr-rgy - — - 298 315 614 —u
Total Pass By Trips — — _— 301 259 561 -
ey ERCTHIER = EAVIIGHNS S8 1058 | 780 | 1,838 | 892 | 1,002 | 1,894 | 37,032

Source: TetraTech MPS
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Table 2— Saturday Trip Generation—The Pavilions

Land Use Saturday Peak Hour Sacurday
iIn Out Total

TOTAL TRIPS — PAVILIONS OF TROY 2,372 t, 918 4,290 44,344

Total Internal Capture Trips 472 472 P45 —

Somerset Synergy 589 419 1,008 -

Total Pass By Trips 126 116 242 —

:Ir-g;‘Y‘L NEW TRIPS — PAVILIONS OF 1,185 910 2,095 44,344

Source: TetraTech MPS

The “total trips” reflected in Tables 1 and 2 show a forecast of the total number of vehi-
cles turning in and out of site driveways. Internal trips, “Somerset synergy” trips, and
pass-by trips are deducted from this forecast to show “new trips” to the road network.

The “total internal capture trips” reflects the number of trips that are forecast to be from
one Pavilions use to another and would not require leaving the site. For example, an
office worker at Pavilions walking to an on-site restaurant and back has generated two
pedestrian trips, but not two vehicle trips. The mixed-use nature of the project allows
internal walking trips to replace some of the vehicular trips that would typically occur
with a non-pedestrian project. These internal trips are subtracted from “total trips” as
part of the calculation of new trips.

The “Somerset synergy” trips reflect the fact that large commercial centers tend to en-
courage comparison shopping and therefore create traffic “synergy”. Studies have
shown that many shoppers at one large retail center were coming from or destined to
another large retail center in the same or nearby community. The length of these trips
are typically shorter and involve a different route of travel than “new trips”. This re-
flects that some shoppers at Somerset will also travel to Pavilions and vice versa. These
trips will be short in length and have a different impact than a motorists traveling from
home to one of the centers.

“Pass-by” trips reflect motorists already on the road network that stop at The Pavilions
on the way to or from another destination. For example, a motorist traveling from
work to home that stops for groceries at the Pavilions grocery store is not generating
new traffic on the road network, only turning traffic in and out of the site.

The Applicant’s traffic consultant has followed guidelines from the Institute of Trans-

portation Engineers as well as experience from other similar centers to adjust traffic
forecasts for the factors described above.

Review of Pavilions Traffic Study 3 Birchler Arroyo Associales, Inc.
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How Does The Pavilions Compare To The Former Kmart Site?

The Applicant’s Traffic Consultant compared forecasted Pavilions traffic with traffic
generated by the same 40-acre site when it was actively used as the world headquarters
for Kmart. The p.m. peak hour comparison reflects new trips (discounting pass-by, in-
ternal capture, and synergy with Somerset trips). The a.m. peak hour and daily trip
comparisons reflect total trips, with no discounted trips, because there are not sufficient
studies to support reductions for these times, even though we know the factors causing
reductions are present. The Pavilions is forecast to generate 261 more a.m. peak hour
trips and 621 more p.m. peak hour trips. On a daily basis, Pavilions will generate over 4
times as much traffic.

Table 3—Trip Generation Comparison

AM. Peak Hour Trips P.M. Peak Hour NEW Trips Daily Trips
Land Use Size In Out Total In Out Total Total
Office Headquarters | 1.16 Million 1,467 110 1,577 140 1,133 1,273 8,730
Square feet
Pavilions Mixed- See Applica- 1,058 780 1,838 892 1,002 1,894 37,033
Use tion

Source: TetraTech MPS

Traffic Improvements
What Improvements Are Necessary For Proper Traffic Flow?

The Applicant’s traffic study included a number of key steps to determine what im-
provements must be made for traffic to flow acceptably in and around the subject site.

1. Existing traffic volumes were counted (weekday a.m. peak hour, weekday p.m. peak
hour, and Saturday peak hour).

2. Existing traffic volumes were increased to reflect growth from other developments
(background growth) based on forecasts prepared by the Southeast Michigan Coun-
cil of Governments (SEMCOG).

3. Traffic from The Pavilions was added to the road network (existing plus background
traffic).

The traffic study included a study area that extended out approximately one mile from
the site boundaries. This study boundary was established in conjunction with the Road
Commission for Oakland County (RCOC) and the City of Troy Traffic Engineer, Dr.
John Abraham.

Review of Pavilions Traffic Study 4 Birchler Arroyo Associales, Inc.
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For Phase 1, the following road improvements have been identified by the Applicant’s
consultant:

1. Cunningham Road, which currently loops through the 40-acre site, connecting Big
Beaver to Coolidge, will remain. It will serve as the western boundary of the
project. “New Road” is proposed north of Cunningham, which will partially serve as
the northern boundary of development for the project (see Figure 1). A portion of
this new road will be built in Phase 1 for access to the grocery store (Figure 2). The
remainder will be built in Phase 2 (Figure 3). The Big Beaver Corridor Study calls
for parallel collector roads in the Big Beaver Road corridor located both north and
south of Big Beaver Road. Cunningham is part of the northern collector road system
and its function is preserved by The Pavilions of Troy concept plan.

2. A new traffic signal is proposed on Coolidge Highway, north of Big Beaver Road, at
the existing driveway to Somerset located between Nordstrom and the parking
garage (Drive #6—Figure 2). This will facilitate pedestrian movements across
Coolidge and provide for vehicular movements between Somerset and The
Pavilions. Because this drive is the first key ingress point north of Big Beaver Road,
it will facilitate a significant northbound left-turn movement into the site. The
applicant is proposing two left-turn lanes to handle this flow so that traffic does not
queue (back up) into the northbound Coolidge through lanes. Because the turn
lanes will require reducing the median width, east-west pedestrian crossings are
proposed on the north side of the intersection only.

3. The first two median openings on Coolidge Highway, north of Big Beaver, will be
closed. A new median opening (crossover) will be constructed just north of Big
Beaver (approximately 150 feet north) to facilitate U-turns (Michigan lefts from
Drive #7) to go northbound on Coolidge. This will prohibit direct left turns from
Coolidge into Drive #7 and instead direct these left turners to Drive #6, where the
new signal will be located.

4. The unsignalized eastbound-to-westbound crossover located east of Cunningham on
Big Beaver will be closed and the traffic will be diverted to the crossover just west of
Coolidge Highway. The signalized westbound-to-eastbound crossover on Big Beaver
west of Coolidge Highway will be relocated 400 feet west of its current location.

Review of Pavilions Traffic Study 5 Birchler Arroyo Associales, Inc.
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The Pavilions of Troy

Conceptual Plan

1. Land Use

B

Concept Plan

Images are representative of the design Conceptual Plan
intent, but do not represent the actual
design. Rev. 08-28-07

Source: Apllication

Figure |
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Pavilions of Troy
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Pavilions of Troy

Road System & Circulation Plan - Buildout
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5. Lane and signal improvements at Big Beaver / Adams, Coolidge / Maple, and Big
Beaver / Crooks are necessary. Big Beaver / Adams is currently operating at Level of
Service (LOS) “E” during a.m. and p.m. peak hours. LOS “E” and “F” are considered
unacceptable by most municipalities. For Adams and Big Beaver, exclusive right-
turn lanes on the northbound and westbound approaches are necessary to achieve
acceptable levels of service. The northbound right-turn lane addition would likely
also require extending the existing second northbound through lane, north of Big
Beaver, beyond its current length so that it will function as a true through lane.
Traffic signal modifications to allow both protected (green arrow only) and permit-
ted (flashing, yield to oncoming traffic) left turns are recommended by the traffic
study.

For Coolidge and Maple, the eastbound and westbound left turns are currently an
operational challenge. The study evaluated two possible improvement scenarios: 1)
adding a third eastbound through lane and westbound right-turn lane on Maple or
2) constructing dual left-turn lanes on both eastbound and westbound approaches
and adding a westbound right-turn lane. Signal timing and phasing modifications
would be necessary also. With the addition of the dual left-turn lanes, the signal
would need to allow both protected and permitted left turns for northbound Coo-
lidge Highway. The dual left-turn lane option provides overall LOS “D” or better
during all peak hours evaluated.

The Big Beaver and Crooks intersection currently operates at LOE “E” during the
p-m. peak hour. This poor level of service can be mitigated by re-striping and
changing signal timing so that the outer through lanes on both the northbound and
southbound approaches function as through/right lanes. This better enables the in-
tersection to handle the existing heavy volume of right turns.

For buildout, an additional traffic improvement will be necessary:

A new road is proposed to be built through the northern third of the project that
will intersect with Coolidge Highway, north of Cunningham. This new intersection
will require a traffic signal. In addition, the eastbound-to-northbound left turn at
Cunningham is proposed to be relocated to this new intersection. Eastbound left
turns will not be permitted at Cunningham and Coolidge under the buildout pro-
posal by the Applicant.

Review of Pavilions Traffic Study 9 Birchler Arroyo Associales, Inc.



BMI Traffic Improvements—Site Access
g !| How Will Site Access Work?

iHE

The following describes the proposed site access plan:

Big Beaver Road

1.

One new boulevard driveway is proposed on Big Beaver Road. This will lead di-
rectly into the Pavilions area (the project’s main street area). This drive will be right
turns in and right turns out only.

Access to the site via Big Beaver will also be available indirectly from the existing
Cunningham Drive / Big Beaver and Coolidge Highway / Big Beaver intersections
(see next page).

Cunningham Drive

1.

There will be two driveways accessing the north-south portion of Cunningham
Drive. These will be full access drives, with left turns and right turns permitted in
and out of the site.

As part of Phase 2 (buildout), the function of Cunningham at Coolidge will be modi-
fied to eliminate all eastbound left turns. These will be shifted north to the New
Road intersection with Coolidge (see Figure 3).

Along the east-west portion of Cunningham, there is proposed to be a single drive
on the south side that will access a proposed parking garage (Figure 1). Three drive-
ways are also proposed on the north side of Cunningham serving individual build-
ings and the grocery store parking lot.

The configuration of Cunningham at “the curve” is proposed to be modified so that
traveling from Cunningham to the New Road is the through movement and con-
tinuing on Cunningham is a turning movement. We have raised concerns about the
proposed geometrics of this change as well as the impact on the Big Beaver Road
Corridor Study concept, which calls for Cunningham to be a parallel collector road
to Big Beaver Road. This should be resolved through further analysis as part of the
site plan, once it is prepared. This issue need not be fully addressed at the Concept
Plan stage.

Review of Pavilions Traffic Study 10 Birchler Arroyo Associales, Inc.
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Coolidge Highway

1. There will be four points of access to Coolidge
Highway, three of which will be signalized. dil ||

2. The northern access point, New Road, will ini- New Road |
tially be constructed as an unsignalized drive-
way serving the grocery store. It will initially
allow right turns in and out and left turns in
only. At buildout (see Figure 4), it will be sig- J‘L .

nalized and it will allow all right turn and left

turn movements. ﬁ i

TﬂT Cunningham
H

] ~ Coolidge

t

|

3. Cunningham Drive will continue to allow east-  Drive #5
west through traffic in all phases, preserving its
function as an alternate to Big Beaver Road. As
noted above, eastbound left turns will be
shifted north as part of Phase 2.

4. Drive #6, which aligns with the existing drive —1 [
between Nordstrom and the Somerset North
Parking Garage, will be signalized. This drive Drive#6 |,

1H
Somerset

N. of Nordstrom

will provide for a direct connection between I
the Somerset Collection and the Pavilions. It N

will also provide two northbound through Nk
lanes into the Pavilions, which will serve as a M

major ingress point from Coolidge Highway. I

*\I'.:

i Somerset
\ / S. of Nordstrom

5. Drive #7 will be controlled by stop signs on
both sides of Coolidge. Only right turns in and
right turns out will be permitted at this loca-
tion. Indirect left turns in will be accommo-
dated via the new median cross-over north of

Big Beaver Road (for Nordstrom entering).

6. One outstanding issue regarding Coolidge
Highway access is coordination with the Road
Commission regarding the proposed new traffic
signal plan. The close signal spacing will re- Buildout Lane Diagram
quire careful coordination of signals to provide Coolidge Highway
smooth progression of traffic. A meeting has ~ Adpted fom Applicant
been scheduled by the Applicant with the Road
Commission prior to the September 11, 2007 FIGURE 4
Planning Commission meeting.

Review of Pavilions Traffic Study 11 Birchler Arroyo Associales, Inc.
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Pedestrian Circulation
How Will Pedestrians Circulate To, From, and Through the Site?

1. The Applicant is proposing three main pedestrian crossing locations on Coolidge
Highway: Big Beaver Road (both sides), Drive #6 (north side), and Drive #7 / Cun-
ningham (south side). Currently, signalized pedestrian crossings are only provided
at Big Beaver Road and Cunningham (over 1,200 feet apart). Adding a signal and
pedestrian crossing at Drive # 6 will significantly shorten the distance many Somer-
set North shoppers have to walk to cross Coolidge.

2. The concept of iconic pedestrian bridges was raised in the Big Beaver Corridor
Study. Although a bridge was not specifically envisioned across Coolidge at this lo-
cation, the City, Somerset Collection, and the Pavilions developer should explore the
feasibility of a grade-separated pedestrian connection. This would making crossing
the wide Coolidge boulevard easier, provide protection from the elements, and po-
tentially lead to fewer vehicular cross-over trips between the two sites. This issue
need not be resolved at the Concept Plan stage.

3. The proposed pedestrian crossing at Drive #6 is located on the north side of the in-
tersection. This is necessary because much of the median on the south side will be
removed to provide for dual left turns into the site. On the north side, the median
width will be over 15 feet and provide a refuge for pedestrians, who will be required
to cross Coolidge in two steps due to the width of the road.

4. All major roadways in the Pavilions will have pedestrian paths on both sides, as
shown on Figure 3 (green dashed lines). As noted in the Application, this is pro-
posed to be a walkable development, with pedestrian linkages through. Connections
are also to be provided to the existing path system along Big Beaver Road and Coo-
lidge Highway. On-street parking will be provided on many internal roads, creat-
ing a buffer between moving traffic and pedestrian pathways.

5. The only pedestrian crossing shown on Big Beaver, adjacent to the site, is the exist-
ing crossing at the Big Beaver / Coolidge intersection. An additional crossing may
be feasible at the Big Beaver / Cunningham intersection, but it will require changes
in signalization and adding pedestrian paths and striping in the Big Beaver right-of-
way. There may not be sufficient demand to warrant this improvement, but pedes-
trian activity in this area should be monitored through the build out of the project.

Review of Pavilions Traffic Study 12 Birchler Arroyo Associales, Inc.



(=] B (=]

===[oco] =
LG ]

Conclusion

The traffic study prepared by TetraTech and Wells & Associates meets generally ac-
cepted practices for traffic impact studies. The findings indicate that acceptable levels
of service can be maintained in the site vicinity (overall intersection level of service)
with the construction of certain road improvements identified in the traffic study. A
meeting is scheduled with the Road Commission for Oakland County for the week of
September 3 to discuss traffic signal changes in the area. Results of that meeting will be
provided verbally at the September 11, 2007 Planning Commission meeting.

Review of Pavilions Traffic Study 13 Birchler Arroyo Associales, Inc.
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Supplemental Report—September 2007

Members of the City review team and Applicant team met with traffic signal staff of the
Road Commission for Oakland County on September 7, 2007 to review the project, with
a particular focus on the proposed new drives, road improvements and traffic signals on

Coolidge Highway. Although Coolidge Highway is a city street, the traffic signal system
is maintained by the Road Commission.

Both Birchler Arroyo staff and Dr. Abraham, the City’s traffic engineer, had expressed
concerns about the close traffic signal spacing proposed by the Applicant. This type of
signal spacing is found in urban, downtown settings and can work well if properly coor-
dinated. In this case, coordination along Coolidge Highway and along Big Beaver Road
is necessary for smooth traffic flow.

The general reaction from the Road Commission’s traffic signal department staff was
that the proposed new signals and road improvements along Coolidge Highway appear
to be workable. As with any dense development area, there will be challenges. Addi-
tional analysis and adjustments will be necessary as this project comes on line. The
RCOC staff felt comfortable that they could operate the signal system so that
northbound traffic on Coolidge Highway, north of Big Beaver Road, would not queue
(back up) into the Big Beaver Road through lanes during the peak hour conditions iden-
tified in the Pavilions traffic study.

We recommended that the Applicant’s consultant prepare an updated traffic impact
study at the completion of Phase 1 to see how well the assumptions are working and
make necessary adjustments for changes in tenant mix and traffic conditions. We also
recommend that the City work with all major property owners in the area to coordinate
holiday traffic management. Regular meetings in advance of and during the holiday
season with property stakeholders, City staff (planning, engineering, and public safety),
RCOC and SMART would be advisable. We were involved in a similar stakeholders
group in Novi for Twelve Oaks Mall and it was invaluable for addressing peak season
traffic concerns.

Review of Pavilions Traffic Study 14 Birchler Arroyo Associates, Inc.



MEMORANDUM

TO: Mark Miller, Planning Director

FROM: Steven Vandette, City Engineer

RE: Pavilions of Troy — Water and Sanitary Sewer Capacity Analysis
DATE: September 5, 2007

We have completed a preliminary evaluation and have made the following determinations
concerning the ability of the city water and sanitary sewer systems to handle the estimated
sewer flows and water demands from the proposed Pavilions of Troy:

Sanitary Sewer:

The existing sanitary sewer system has the capacity to accept flows from at least Phase | of
the development. This determination is based in part on flow projections from the 1974
Sanitary Sewer Master Plan that became the basis for design of sewers all along Big Beaver
as well as downstream to the outlet to Detroit. These sewers were constructed in 1980 and
at various times throughout the decades leading to the present time. The flow projections
included the K-mart site, which as an office development had a lower projected flow than
from residential uses, but the sewers that were actually constructed were over designed so
that additional flows could be accommodated if land uses changed or flow generation within
the various zoning classifications changed for some reason. It was common practice at the
time to over design, and still is, but history has actually shown the opposite in some cases
such as with residential land uses where sewer flows have actually decreased due to smaller
household sizes and lower overall population growth.

The K-mart building had slightly over 1 million square feet of floor space. This compares to
Phase | of the Pavilions, which will have 400,000 to 500,000 square feet or roughly half the
floor space of the K-mart office building. Phase | will also have a residential component of
150 to 250 units, which the K-mart site did not have. When the office uses of both the K-mart
site and Pavilions site are equated to residential equivalent units or REU’s which are used in
the estimation of sanitary sewer flows, the K-mart site equates to 896 REU’s as compared to
450 REU’s for Phase | of the Pavilions or almost half that of the K-mart land use. While this
is a good indication that the existing sewer system has the capacity to accommodate Phase I,
other analyses were performed to confirm this preliminary conclusion.

The capacities of the existing sewers themselves were evaluated using standard engineering
calculations. The result was that the existing sewers have capacity to handle the peak flows
estimated for Phase | of the Pavilions. Our analysis also indicates that the existing sewers
may also have the capacity to serve the entire development. The calculations show that the
existing sewers have slightly more flow capacity than the flow estimates calculated based on
land uses, but additional analyses are needed.



The consulting engineers for the developer took flow measurements in two sanitary sewers
within the Big Beaver right-of-way in June 2007. These sewers would handle the flows from
the Pavilions. The data from the two weeks of monitoring indicate that the flows were well
below the capacity of the pipe and the peaking factor at approximately 2.0 was low relative to
the peaking factor of 3 to 4 that was used for the design of the sewers. This data seems to
indicate there is ample excess capacity, however; the metering was done during dry weather
conditions and does not provide any information on the rain induced infiltration and inflow,
which may or may not be present in these sewers.

We are currently in the midst of an extensive sewer-metering program, which began
approximately two weeks ago with the collection of flow data from 19 meters placed
throughout the city. These meters are intended to identify areas where we may have
capacity deficiencies caused by changes in development patterns or flow generation over the
several decades of city development, or deficiencies caused by excessive ground water
infiltration or inflow. This infiltration and inflow must be evaluated before a determination can
be made as to the adequacy of the existing sewer system to accommodate Phase Il of the
Pavilions of Troy. It is possible that some sources of infiltration and inflow may need to be
removed before the flows from the Pavilions Phase Il can be accommodated. Another
method to provide more capacity within the system would be to construct parallel sewer lines
called relief sewers, however; we do not anticipate that this will be necessary.

To summarize our preliminary analysis, we have concluded that the existing sewer system
has the capacity to serve Phase | of the Pavilions of Troy. A determination on the capacity of
the overall sewer system is expected in March or April of 2008.

Water Main:

Early this year we directed HRC to add the estimated water demands from the Pavilions and
rerun the city water model (which was previously rerun as part of the 2004 Master Water Plan
Study). Modeling results indicate that the existing water utilities in the area have the capacity
to adequately serve the additional demands anticipated by both phases of the Pavilions
development, however, water main pressures in the southeast corner of Section 19 are
estimated in the range of 28 psi to 42 psi for existing conditions and 23 psi to 38 psi for future
conditions during Peak Hour Demand periods. The proposed Pavilions development will
somewhat tax the system, further lowering the operating pressure range to a low of 23 psi,
with the system approaching the minimum service pressure of 20 psi. This occurs when
Phases | and Il are built out. Phase | does not have a negative impact on the water system
since the water demands for this phase are below that of the existing K-mart development.

We have directed HRC to identify what improvement to the water system in that area are
needed so that the water pressure in the future, with the Pavilions in place, is at least in the
pressure range we would have without the Pavilions, which is 28 psi to 42 psi. Funding for
this water main improvement may be funded by the development. Any improvement to
further increase the pressure in that area may be funded by the City of Troy.

G:\Council Reports and Communications\PavilionsWaterSewerAnalysisR1.doc
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PLANNED UNIT DEVELOPMENT

5. PUBLIC HEARING — PLANNED UNIT DEVELOPMENT (P.U.D. 9) — Proposed The
Pavilions of Troy Planned Unit Development, Northwest Corner of Big Beaver and
Coolidge, Section 19, Currently Zoned O-S-C (Office-Service-Commercial), O-M (Office
Mid-rise) and P-1 (Vehicular Parking) Districts

Mr. Miller outlined the procedure that would be followed on the presentation of the
proposed planned unit development.

The petitioner, Hunter Richardson, representing Diamond Troy JV LLC, was present.
Mr. Richardson gave a PowerPoint presentation of the proposed development. He
extended his appreciation to City departments and the City’s Planning Consultant for
their responsiveness in the development process. The presentation covered:

o National and local development teams.

o Location; custom-designed project for Troy.

o Evolution of the proposed site.

o Status of Conceptual Development Plan (CDP) application.

o Neighborhood meetings.

o Planned Unit Development (PUD) process; first stage of 3-step process.

o Vision: authentic place, destination, sustainable (green) environment, livable
community, connectivity, people’s space, amenities, human scale and needs.

o Land uses: pavilions area, border area, transition area, residential (to the north).

o Project phases; Phase 1 must stand alone.

o Traffic impact, road system, circulation and parking.

o Development guidelines.

o Amenities: ice skating rink, civic gathering spaces, seating areas, gateway
feature, public art, park for residents, play areas for children, bus shelters,
pedestrian crossings.

o Residential buffer to the north, and views along perimeter streets.

o Open space.

o Sustainable design.

o Public benefit.

o Development timeline/schedule.

Richard Carlisle of Carlisle/Wortman Associates, Inc., was present. Mr. Carlisle detailed
the three steps of the Planned Unit Development (PUD) process. He indicated all of the
PUD criteria have been met in innovative ways and addressed the following concepts as
relates to the PUD criteria.

Horizontal and vertical mix of uses.

Variety of civic spaces.

Comfortable walkability of the site.

Active and passive recreational space.

Cross-generational characteristic of residential living.

State of the art thinking in terms of viable sustainable mixed uses.
Economic sustainability.

Open space; greenscape and hardscape to create urban setting.
Trend-setting sustainable design techniques.

O O O O O O O O O
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Appropriate use of vacant site; no attraction to single user.

Roadway improvements to ensure safe pedestrian access.

Perimeter and residential setbacks.

Shared parking and caveat to re-evaluate parking after Phase 1 completion.
Traffic studies as relates to site access, signalization and timing.

Sanitary sewer and water service capacity.

O O O O O O

Rod Arroyo of Birchler Arroyo Associates, Inc., provided a brief presentation on the
traffic impact assessment. He addressed updates/revisions to the traffic documentation
provided in the packets since last reviewed by the Planning Commission. The
presentation covered:

Compact, walkable communities.

Grid traffic system; its positives and challenges.

Additional traffic lights on Coolidge to alleviate backup on Big Beaver.
Support from the Road Commission of Oakland County (RCOC).
Re-evaluation of traffic after completion of Phase 1.

O O O O O

In closing, Mr. Carlisle recommended that the Planning Commission recommend
approval of the PUD Concept Development Plan to City Council.

Chair Schultz opened the floor for Planning Commission comments. There were none.
Chair Schultz stipulated a few ground rules on public comment prior to opening up the
Public Hearing.

PUBLIC HEARING OPENED

Aaron Oesyreich of 870 Barilane, Troy, was present. Mr. Oesyreich spoke favorably of
the proposed PUD.

llene Hill of 2139 Lancer Drive, Troy, was present. Ms. Hill spoke favorably of the
proposed PUD and developer. She addressed the multitude of disruptions their
neighborhood has experienced from previous major projects in the area. Ms. Hill voiced
concerns with construction hours of operation, noise level, asbestos removal, dirt and
dust, capacity of water and storm water runoff, traffic, parking, dumpsters, and locations
of the proposed staging areas.

James Forrer of 3592 Eastbourne, Troy, was present. Mr. Forrer spoke favorably of the
proposed PUD and complimented the petitioner on his presentation.

Michael Flesher of 2091 Lancer, Troy, was present. Mr. Flesher voiced a concern with
the proposed food market as relates to noise and health. He also addressed the affect
that the proposed development might have on home values in the neighborhood.

Mary Ellen Budabin of 2105 Babcock, Troy, was present. Ms. Budabin said the
petitioner has not addressed her concerns. She stated the house depicted in the
pictures displayed during the petitioner’s presentation to simulate the residential buffer to
the north is her home, which is located at the lowest part of the berm and within full view
of the former K-Mart Headquarters parking lot. Ms. Budabin said her view with the
proposed development would be a skyline of buildings, not blue sky; and that her life
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would change. Ms. Budabin suggested a different layout orientation of the proposed
townhouses so a view of a common area would be provided instead of an alleyway,
garage door, utility meters, and upstairs’ windows.

Tim Dalgleish of 3603 Salem, Troy, was present. Mr. Dalgleish said he would like the
berms to be similar to those provided for the residents abutting Somerset North, and
noted the two berms on each side of Coolidge should be equal distance. He voiced
concerns with the proposed multi-screen movie theater as relates to the type of crowd it
would attract.

John Bailey of 755 W. Big Beaver Road, Troy, was present. Mr. Bailey, incoming
Chairperson for the Chamber of Commerce, spoke in favor of the proposed PUD.

Eric McPherson of 23435 Davey, Hazel Park, was present. Mr. McPherson was present
to represent the Sheet Metal Workers. He indicated there are approximately 300
members of the building trade who live in Troy. Mr. McPherson encouraged the
members to approve the proposed PUD in support of bringing area jobs to area workers.

Gino J. Delpup of 350 W. Big Beaver Road, Troy, was present. Mr. Delpup of Ford &
Earl Associates and former resident of Troy spoke favorably of the proposed PUD. He
said it would be a positive destination point for people.

Linda Shears of 1538 Wrenwood Drive, Troy, was present. Ms. Shears, a resident and
Troy business owner, spoke on behalf of the Image and Arts Council of Troy. She said
local artists and sculptors would heartily welcome the proposed PUD.

Thomas Gross of 350 W. Big Beaver Road, Troy, was present. Mr. Gross, CEO of Ford
& Earl Associates, spoke in support of the proposed PUD.

Michelle Hodges, President of Troy Chamber of Commerce, was present. Ms. Hodges
voiced strong support for the proposed PUD.

David Schreiber, representative of the Oakland County Economic Development Group,
was present. Mr. Schreiber spoke favorably of the project.

Ted Wilson of 5038 Kellen Lane, Bloomfield Hills, was present. Mr. Wilson, a member of
the Troy Chamber of Commerce Board of Directors, spoke in support of the proposed
PUD. He addressed the high bar set by the petitioner for future developments, the
vertical and horizontal mix of uses, and the positive economic expectations.

David Tonker of 2118 Shelley, Troy, was present. Mr. Tonker spoke favorably of the
proposed PUD.

PUBLIC HEARING CLOSED

Mr. Vleck said he is impressed and amazed at the amount of support expressed tonight.
He complimented the petitioner and the development teams.
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Mr. Strat complimented the petitioner. He questioned what construction was inclusive of
Phase 1, as envisioned on the project model. Mr. Strat asked if anything has been
accomplished to incorporate a pedestrian walkway across Big Beaver.

Mr. Richardson said a pedestrian bridge has not been designed because they do not
control enough of the environment to accomplish such, but he indicated they have not
done anything from a planning perspective to preclude construction of one. Mr.
Richardson addressed the three pedestrian crossings that would be designed with the
intent to create refuge zones.

Mr. Miller addressed lane reconfiguration that would increase pedestrian safety zones.

Mr. Strat asked if a secondary lane with pedestrian refuge and boulevard area as
portrayed in the Big Beaver Corridor Study would be incorporated in the project.

Mr. Richardson replied that concept was researched and it was determined that it did not
add or contribute to what they were doing relative to the environment.

Ms. Troshynski complimented the petitioner for the effort he put forth to satisfy the
people of Troy. She asked the petitioner to address cost factors that would result from
proposed improvements.

Mr. Richardson said the matter of costs resulting from road improvements and sanitary,
sewer and water improvements is under discussion with City Management, and
indicated City Management has made a commitment toward resolution of those costs.

Ms. Troshynski stressed the importance of a pedestrian bridge from Somerset to The
Pavilions.

Mr. Richardson said he strongly encourages a pedestrian bridge also and addressed the
public-private partnership that would be necessary to attain a pedestrian bridge.

Mr. Littman asked if the Assessing Department researched the effect of the proposed
development on neighboring home values.

Mr. Richardson said it is his experience that projects such as this provide a positive
upturn to home values within the neighborhood.

Mr. Miller said he would ask the City Assessor to provide a report on the outcome of
home values in correlation to this type of development.

Ms. Kerwin expressed her excitement to see the proposed development come to fruition.
Chair Schultz addressed the critical need for redevelopment in the City, and said the

development would set the tone for future developments within the City. He said the
development would truly keep Troy the City of Tomorrow Today.



PLANNING COMMISSION REGULAR MEETING — FINAL SEPTEMBER 11, 2007

Resolution # PC-2007-09-139
Moved by: Kerwin
Seconded by: Troshynski

WHEREAS, The Planning Commission reviewed a Concept Development Plan for a
Planned Unit Development, pursuant to Article 35.50.01, as requested by Diamond Troy
JV LLC for The Pavilions of Troy Planned Unit Development (PUD 9), located on the
northwest corner of Big Beaver and Coolidge, located in Section 19, within the O-S-C, O-
M and P-1 zoning districts, being approximately 40 acres in size; and

WHEREAS, The City’s Planning Consultant Richard Carlisle of Carlisle/Wortman
Associates, Inc. prepared a memorandum dated September 7, 2007 that recommends
Concept Development Plan Approval of The Pavilions of Troy Planned Unit
Development; and

WHEREAS, The proposed PUD meets the Eligibility Requirements set forth in Article
35.30.00; and

THEREFORE BE IT RESOLVED, That the Planning Commission recommends that
Concept Development Plan Approval for The Pavilions of Troy Preliminary Planned Unit
Development be granted.

Yes: All present (9)

MOTION CARRIED



THE PAVILIONS OF TROY

PLANNED UNIT DEVELOPMENT (“PUD”) AGREEMENT

Between

DIAMOND TROY JV LLC,
a Delaware limited liability company

and

THE CITY OF TROY,
a Michigan municipal corporation




THE PAVILIONS OF TROY

PLANNED UNIT DEVELOPMENT AGREEMENT

This Agreement is made this __ day of , 2007, by and between

Diamond Troy JV LLC, d/b/a The Pavilions of Troy (“Owner”), whose address is 300 Campus
Drive, Suite 300, Florham Park, New Jersey 07932, and the City of Troy, a Michigan municipal

corporation, the address of which is 500 West Big Beaver Road, Troy, Michigan 48084 (“City”).

RECITALS

A. This Planned Unit Development Agreement between the Owner and the City
(“Agreement”) is made pursuant to Article XXXV of Chapter 39 of the Zoning Ordinance of the
City of Troy, Section 35.10.00 et. seq. (“PUD Ordinance”). This Agreement applies to real
property described at Exhibit A, commonly known as “The Pavilions of Troy” (“PUD
Property””). The PUD Property consists of approximately 40 acres on two parcels, commonly
known as Parcel | and Parcel Il (Parcel | is approximately 12 acres and Parcel Il is approximately
28 acres).

B. The PUD Property is presently occupied by the former Kmart World
Headquarters, together with related accessory site improvements, including roads, parking areas,
landscaping, sidewalks and signage, which was originally constructed in approximately 1972 and
1976.

C. The PUD Property was used for office purposes, as the Kmart World
Headquarters, which has been closed and vacated by the Kmart Corporation (now known as
Sears Holdings Management Corporation).

D. Owner is the fee simple owner of the entire PUD Property (Parcel | and Parcel 11).



E. Owner and City desire to enter into this Agreement pursuant to the PUD
Ordinance, in order to provide for the development of a mix of uses and to vest uses and
development rights with respect to the PUD Property.

F. All references to ordinance sections in this Agreement, unless otherwise stated,
are to the Ordinances of the City of Troy (“Troy Ordinances”).

G. Owner has submitted a complete PUD Concept Development Plan Application
and Application to Amend the Zoning District Map for the PUD Property (collectively the “PUD
Application”) to the City of Troy.

H. As part of the PUD Application, the Owner submitted multiple supporting
documents and reports, including but not limited to, The Pavilions of Troy CDP Book, which
includes a Conceptual Plan, Development Guidelines, surveys, environmental and community
impact statements, traffic and shared parking studies, a preliminary draft of this Agreement and
such other documents deemed necessary by the City and/or required by the PUD Ordinance to be
submitted as part of the PUD Application. The completed PUD Application, together with all
supporting documents referenced in this section, are collectively referred to as the “Concept
Development Plan” (hereinafter “CDP”).

l. In accordance with 835.50.01(A) of the PUD Ordinance, Owner attended several
pre-application meetings with the Planning Department of the City, together with staff and
outside consultants, prior to submitting the CDP for approval.

J. In accordance with 8§35.50.01(B) of the PUD Ordinance, Owner held
informational meetings with representatives of the adjoining neighborhoods, which meetings
were held on June 7, 2007, July 12, 2007 and July 17, 2007; and a summary of such

representatives’ comments were included with the CDP submittal.



K. The City of Troy Planning Commission (“Planning Commission”) held study
sessions (which were open to the public) on July 24, 2007 and August 22, 2007, and after giving
proper notice, held a public hearing on September 11, 2007, to consider the CDP, all in
accordance with the PUD Ordinance.

L. The City and Owner have sought and received extensive review, counsel and
advice from their respective representatives, staff, officials, attorneys and consultants.

M. Pursuant to Section 35.50.01(B) and (F) of the PUD Ordinance, and after a
thorough review of the CDP, on September 11, 2007, the Planning Commission made a
unanimous recommendation to the Troy City Council (“City Council”) to approve the CDP and
this Agreement and to rezone the PUD Property to a Planned Unit Development District.

N. The City Council received and reviewed the Planning Commission
recommendation, and pursuant to Section 35.50.01(B) of the PUD Ordinance, held a public
hearing on October 15, 2007, after proper notice, to consider the CDP, the PUD Development
Agreement and the requested rezoning.

0. On , after review of the CDP and full consideration of

the Planning Commission recommendation, the Troy City Council approved the CDP and this
PUD Development Agreement, and rezoned the PUD Property to the Planned Unit Development
District, in accordance with Section 35.50.01(F). A copy of the City Council Resolution No.
2007- is attached hereto as Exhibit B.
P. The parties desire to enter into this Agreement, pursuant to the PUD Ordinance.
NOW, THEREFORE, the City and the Owner, in consideration of mutual covenants of,

and benefits derived by each of the parties to this Agreement, agree as follows:



l. DEFINITIONS
The following definitions shall apply to this Agreement, all defined terms used in this
Agreement shall have the definitions described in this Article I:
“Agreement” shall mean this Planned Unit Development Agreement, together with all
attached exhibits, which are incorporated herein by reference, and any amendments thereto.

“Alternative Traffic Improvements” shall mean those traffic improvements which may be

constructed on certain sections of either Big Beaver Road or Coolidge Road located along the
perimeter of the PUD Property.
“CDP” shall mean the Concept Development Plan for The Pavilions of Troy that was

approved by the City Council, on 2007. The CDP consists of the

PUD Application, together with supporting documents as set forth and defined below as The
Pavilions of Troy CDP Book, as defined below.

“CDP Period” shall mean that period of time commencing on the effective date of the
adoption of the ordinance that rezones the PUD Property to Planned Unit Development District,
and continuing for a period of five (5) years. In the event a protest petition, referendum or
similar legal challenge to the rezoning of the PUD Property is filed, the CDP Period shall toll for
so long as such legal challenge remains pending.

“Certificate of Occupancy” shall mean a temporary or final certificate of occupancy for a

building or other structure issued pursuant to the Troy Ordinances.
“City” shall mean the City of Troy, a Michigan municipal corporation.
“City Council” shall mean the City of Troy City Council.

“Conceptual Plan” shall mean the Conceptual Plan that has been submitted as part of the

CDP and approved by the City, which is included in The Pavilions of Troy CDP Book.



“Consent Judgment” shall mean that certain Consent Judgment pertaining to Parcel |,

dated May 9, 1973 between Sheffield Development Company, a Michigan Co-Partnership, as
Plaintiff, and the City of Troy, a Michigan municipal corporation, as Defendant, Oakland County
Circuit Court Civil Action No. 70-69246, as amended on November 22, 1977; September 25,
1980; November 4, 1992 (Successor Plaintiff substituted: The Prudential Insurance Company of
America, a New Jersey corporation); December 10, 1998 (Successor Plaintiffs substituted:
WHC-SIX Real Estate Limited Partnership, a Delaware limited partnership and Kmart
corporation, a Michigan corporation); and November 28, 2006 (Successor Plaintiffs substituted:
Diamond Troy JV LLC, a Delaware limited liability company, GM Equities LLC, a Michigan
limited liability company, Kmart Corporation, a Michigan corporation, and Sheffield Office II,
L.L.C., a Delaware limited liability company).

“Declaration” shall mean any Declaration of Easements, Covenants, Conditions and
Restrictions which may be recorded by Owner against the PUD Property subsequent to the
Effective Date. In the event of any conflict between the Declaration and the terms of this
Agreement, the terms of this Agreement shall control.

“Developer” shall mean Richardson Development Group, Inc., together with its
successors, assigns and/or replacements who are or may be engaged by Owner in connection
with the development of the PUD Property.

“Development Guidelines” shall mean the Development Guidelines that have been

submitted as part of the CDP and approved by the City, and are included in The Pavilions of

Troy CDP Book.



“Development Standards” shall mean, collectively, the City of Troy Development

Standards, Details and Specifications for the engineering, design and construction of public
improvements and private improvements within the City. Subject to the Deviations identified in
Exhibit G attached hereto and made a part hereof, development of any approved Final
Development Plan under this Agreement and the CDP shall be consistent with the Development
Standards that are in effect at the time of the approval of such Final Development Plan under the
CDP.

“Effective Date” shall mean the date that the last party to execute this Agreement

executes this Agreement.

“Einal Development Plan” and/or “EDP” shall mean one or more Final Development

Plans, as defined in Section 35.50.03 of the PUD Ordinance that are submitted by Owner for all
or any portion of the PUD Property.

“Infrastructure Improvements” shall mean the, sanitary sewer, storm sewer, water system,

and other utility improvements to be installed by Owner within the PUD Property, which the
City acknowledges may include renovations or improvements to the existing utility facilities.
“Master Deed” shall mean any Master Deed which may be recorded by Owner against all
or any portion of the PUD Property subsequent to the Effective Date. In the event of any conflict
between the Master Deed(s) and the terms of this Agreement, the terms of this Agreement shall
control.
“New Road” shall mean the access road located at the north end of the PUD Property and

identified as such in the CDP.



“Offsite Traffic Improvements” shall mean those improvements, including but not

limited to traffic signals, turn lanes, roadways, median lanes and landscaping identified on the
attached Exhibit H.

“Owner” shall mean Diamond Troy JV LLC, a Delaware limited liability company, or its
successors and assigns appointed in accordance with the terms of this Agreement.

“Parcel I” shall mean that portion of the PUD Property consisting of approximately
twelve (12) acres and identified as Parcel | on the survey attached hereto as Exhibit C.

“Parcel I1” shall mean that portion of the PUD Property consisting of approximately
twenty eight (28) acres and identified as Parcel Il on the survey attached hereto as Exhibit C.

“Parties” or “parties” shall mean Owner and the City, as defined herein.

“Permitted Uses” shall mean the Permitted Uses identified in The Pavilions of Troy CDP

Book, and which are attached as Exhibit D. All Permitted Uses and approved deviations set
forth in this Agreement are permitted to be mixed within and throughout the PUD Property. in
conformity with the approved CDP. The mix of uses within the PUD Property may occur
vertically (i.e. a mix of uses existing within one or more structures) and/or horizontally (i.e. a
mix of uses existing adjacent to one another on one horizontal plane and/or in one or more
neighboring structures). It is acknowledged and agreed by the parties that two or more single or
multiple story structures containing a mix of uses may exist adjacent to one another.

“Planning Commission” shall mean the City of Troy Planning Commission.

“The Pavilions of Troy” shall mean the planned unit development established pursuant to

this Agreement.



“The Pavilions of Troy CDP Book” shall mean the book dated October 10, 2007, which

was initially submitted on September 4, 2007 with the PUD Application, which was received by
the City Planning Department on September 20, 2007, and which was further updated and
submitted to the City Council as of the public hearing date of October 15, 2007. The Pavilions
of Troy CDP Book shall include the following documents:
Q) PUD Application, Final Revision Date 9/4/07, Pages 1-1 through 1-15
(i) Executive Summary, Final Revision Date 9/4/07, Pages 2-1 through 2-10
(i) Conceptual Plan, Final Revision Date 10/10/07, Pages 3-1 through 3-17
(iv)  Community Impact Statement, Final Revision Date 9/4/07, Pages 4-1 through 4-6
(V) Development Guidelines, Final Revision Date 9/4/07, Pages 5-1 through 5-49
(with the exception of Page 5-49, which has a Final Revision Date of 10/10/07)
(vi)  Traffic Impact Assessment, Final Revision Date 5/31/07, Including the
Supplemental Traffic Analysis dated 9/5/07
(vii)  Shared Parking Analysis, Final Revision Date 5/31/07
(viii) Environmental Impact Statement, Final Revision Date 9/4/07, Pages 8-1 through
8-32, together with attached Exhibits and Agency Letters
(ix)  Boundary and Topographic Survey
“Phase 1” shall mean the area identified as Phase 1, which is further defined in Pages 3-
10 to 3-13 of the Conceptual Plan in The Pavilions of Troy CDP Book. The City acknowledges
and agrees that, notwithstanding anything to the contrary in this Agreement, Owner shall have
the right to construct within Phase 1 500,000 Square Feet of retail use (as defined in Pages 3-3
and 3-4 of The Pavilions of Troy CDP Book); 100,000 Square Feet of office use (as defined in
Pages 3-3 and 3-4 of The Pavilions of Troy CDP Book); and 250 residential units (as defined in
Pages 3-3 and 3-4 of The Pavilions of Troy CDP Book). Owner acknowledges that the

foregoing densities represent the maximum of each Permitted Use that Owner is entitled to

construct within Phase 1 without the additional approval of the City Council.



“Preliminary Development Plan” and/or “PDP” shall mean one or more Preliminary

Development Plans as set forth and defined in Section 35.50.02 of the PUD Ordinance that is/are
submitted by Owner with respect to all or any portion of the PUD Property.

“PUD Application” is defined as set forth in Paragraph G of the Recitals.

“PUD Documents” shall mean, collectively:

Q) The PUD Ordinance

(i) This PUD Agreement

(i)  The PUD Application

(iv)  The Pavilions of Troy CDP Book

(V) Any and all PDPs approved by Troy City Council for the PUD Property.

(vi)  Any and all FDPs that are administratively approved.

(vii)  Any and all amendments to the CDP which are mutually approved.

(viii) The resolution in the official City Council minutes for the meeting at which
approval is received.

“PUD Ordinance” shall mean Article XXXV of Chapter 39 of the Code of Ordinances of

the City of Troy, Section 35.10.00 et. seq..
“PUD Property” shall mean the real property described on Exhibit A attached hereto and
made a part hereof.

“Residential/ Retail Formula” shall mean the ratio of one residential unit for every 3,333

Square Feet of retail use on the PUD Property.

“Shared Parking Demand Study” shall mean the parking demand study conducted in

accordance with Paragraph 43 herein.

“Shared Parking Demand Study Notice” shall mean the notice delivered by the City

requiring Owner to conduct the Shared Parking Demand Study. The Shared Parking Demand
Study Notice shall be delivered within three (3) years, but not earlier than two (2) years, after the
date the last Certificate of Occupancy is issued by the City with respect to all construction

included within Phase 1.
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“Shared Parking Model” shall mean the shared parking model attached as Exhibit E.

“Square Footage” and/or “Square Feet” shall mean that term as defined on Exhibit K.

“Traffic Impact Study” shall mean the Traffic Impact Study dated May, 2007 and

supplemented by the Supplemental Traffic Analysis dated September 5, 2007, prepared by
TetraTech and Wells & Associates and included in The Pavilions of Troy CDP Book under the
Traffic Impact Assessment Tab, as well as the Appendices which are incorporated and available
with the Troy City Clerk or Planning Director.

“Troy Ordinances” shall mean the Ordinances of the City of Troy in effect as of the

Effective Date of this Agreement.
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Il. GENERAL PROVISIONS

1. The Parties acknowledge that all of the foregoing Recitals, together with the
foregoing definitions, are true and accurate and binding upon the Parties, their successors and
assigns, and are incorporated in this Agreement and made a part hereof in the same manner and
to the same extent as if such Recitals and/or definitions were set forth in detail at this point. All
Exhibits attached hereto are made a part hereof in the same manner and to the same extent as if
they were set forth in detail in this Agreement at those points in this Agreement where each such
Exhibit is referenced.

2. The parties acknowledge that the approval of this CDP under Troy’s PUD ordinance
occurred only after extensive negotiation and review of the entire CDP, this Agreement, and all
incorporated or attached Exhibits, as well as all referenced documents.

3. At this time, all of the PUD Property is currently owned by Owner, and Owner has
provided the City with evidence of ownership. The City acknowledges that Owner has the sole
discretion to transfer (including, without limitation, the sale, lease, conveyance, assignment,
license, or other permit to use) any part or all of the PUD Property without the consent of the
City. The provisions of the approved CDP, this Agreement and Troy Ordinances shall be
enforceable against any successor or assign. Owner agrees to inform any purchaser, lessee,
licensee or other user of the PUD Property of the provisions of this Agreement. Following any
transfer of the PUD Property, the transferee shall be obligated to notify the City of such transfer
of ownership, in accordance with MCL 211.27, et. seq. As used in the preceding sentence,
"transfer of ownership™ is defined in MCL 211.27 et. seq.

4. The City, through the City Council, hereby determines that: (a) the CDP complies

with and satisfies all requirements of the PUD Ordinance; (b) the rezoning of the PUD Property
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to Planned Unit Development District is consistent with the planning and zoning objectives of
the City and the intent, purpose and requirements of the PUD Ordinance; and (c) this action to
rezone the PUD Property is beneficial to the general health, safety and welfare of the citizens of
the City.

5. The City Council hereby agrees with the recommendation of the Planning
Commission, and deems that the CDP is consistent with the intent, purpose and objectives of the
City, as described in the PUD Ordinance and the several City plans for future land use.

6. The CDP and this PUD Agreement are hereby deemed approved and Owner is hereby
granted the right, power and authority to proceed to develop the Pavilions of Troy in accordance
with The Pavilions of Troy CDP Book and this Agreement. The Owner may proceed to timely
submit Preliminary Development Plans and Final Development Plans in accordance with the
approved CDP and the PUD Ordinance. In the event of any conflict between the terms and
provisions of this Agreement and the terms and provisions of the CDP, the terms and provisions
of this Agreement shall control.

7. In accordance with the PUD Ordinance, the City hereby permits and approves the
deviations from current Troy Ordinances set forth in the Development Guidelines tab, Pages 5-
46 through 5-49 of The Pavilions of Troy CDP Book.

8. Upon execution of this Agreement, all terms and conditions of this Agreement are
hereby deemed to RUN WITH THE LAND in perpetuity.

9. This Agreement shall be fully binding upon all successors-in-interest, heirs and
assigns of whatever kind or nature, including without limitation, all purchasers of any kind,
successors in fee, ground lessees, lessees, sublessees and assigns, regardless of the nature, type

or form of such sale, conveyance, lease, assignment or any other form of transfer, conveyance or
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license to use. Such transfers and conveyances further include without limitation, sale, lease or
other transfer or conveyance of or license to use any condominium unit(s) or other form of land
division, now known or later created, whatsoever that may be established now or in the future on
the PUD Property. The City acknowledges and agrees that Owner may freely assign any part or
all of its right, title, and/or interest in and to this Agreement, and any term, covenant or condition
hereof, to any other person or entity without consent of the City. The City acknowledges and
agrees that the Developer has, in lieu of the Owner, undertaken and will hereafter undertake
some or all of the activities that are required of Owner under this Agreement or are otherwise
necessary or convenient for the development of the PUD Property.

10.  Any Declaration, Master Deed or similar document encumbering the PUD
Property shall expressly reference this PUD Agreement. A copy of the Declaration, and any
Master Deeds recorded against the PUD Property shall be provided to the Troy Planning Director
immediately after recordation.

11.  Pursuant to Section 35.50.01(F) of the PUD Ordinance, this Agreement is deemed
effective and in full force and effect upon the Effective Date.

12.  The City shall cause this Agreement to be recorded with the Oakland County
Register of Deeds against the PUD Property. This recordation shall occur within fourteen (14)
days of the Effective Date of the Agreement. In the event the City fails to record this Agreement
within fourteen (14) days, then the Owner may record a fully executed original of this
Agreement with the Oakland County Register of Deeds. The party recording this Agreement
shall provide the other party with a copy immediately following recordation.

13. Upon execution of this Agreement, the PUD Property shall be deemed to be

rezoned to a Planned Unit Development District, in accordance with the PUD Ordinance, and the
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City shall take the steps necessary to amend the zoning map to designate the PUD Property as a
Planned Unit Development District.

14. If, prior to the expiration of the CDP Period, Owner submits to the City Planning
Department a Preliminary Development Plan (consistent with the PUD Ordinance), for all or any
part of the PUD Property then, upon submittal of the first Preliminary Development Plan: (a) the
CDP Period shall no longer apply; (b) the CDP shall have no expiration date; and (c) the CDP
shall remain and be deemed in full force and effect for the development of the entire PUD
Property as described in this Agreement, regardless of the period of time necessary for
development of the PUD Property.

15. Prior to the expiration of the CDP Period, Owner can request an extension of the
CDP period, which the City has the discretion to grant in accordance with Section 35.50.01 (F)
of the PUD ordinance. If the CDP period has expired without the submittal of an acceptable
Preliminary Development Plan that is in accordance with the CDP and the Troy ordinances, then
the City may take such action as is permitted in the PUD Ordinance, which may include a
unilateral City initiated re-zoning of the PUD Property in accordance with Section 35.60.02 of
the PUD Ordinance.

16.  Where any term or provision of this Agreement is in conflict with the provisions
of the Troy Ordinances, the Development Standards, or any other City administrative rule or
regulation, the terms of this Agreement and/or the approved CDP shall control. The PUD
Ordinance in effect as of the Effective Date (a copy of which is attached hereto as Exhibit F), is
hereby deemed the PUD Ordinance that governs this Agreement, and notwithstanding anything
herein to the contrary, any amendment of the existing PUD Ordinance from or after the Effective

Date hereof shall not govern, control or in any way affect the terms, conditions, interpretation
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and/or enforcement of this Agreement. All sections of the Troy Ordinances referenced in this
Agreement or the approved CPD or the PUD Ordinance refers to those sections of the Troy
Ordinances in effect as of the Effective Date hereof, and except for the Development Standards,
Building Code, and Fire Code provisions, future amendments to such Ordinances shall not
govern, control or in any way effect the terms, conditions, interpretation and/or enforcement of
this Agreement. Except for the Development Standards, the Building Code and the Fire Code
provisions, the parties may, but are not obligated to mutually and voluntarily agree to amend this
Agreement to include any amendments or subsequent updates to the Troy Ordinances. Subject
to the deviations set forth in this Agreement, Owner shall comply with those Development
Standards, Building Code, and Fire Code provisions that are effective as of the date any given
FDP approval is granted.

17. All terms, provisions and conditions of this Agreement are authorized by
applicable state and federal laws and constitutions. This Agreement is valid, entered into on a
voluntary basis, and represents a permissible exercise of authority by the City.

18.  All requirements and conditions of this Agreement are necessary, reasonable and
in compliance with the PUD Ordinance and other applicable sections of the Troy Ordinances.

19.  The parties shall act in good faith (in both time and substance) whenever there is a
requirement to take action or give consent under this Agreement.

20. In the event that any portion of this Agreement is invalid or unenforceable, as
determined by a Court of competent jurisdiction, the remaining portions of this Agreement shall
remain fully enforceable, valid and in full force and effect.

21. For purposes of providing notices required or authorized under this Agreement,

such notice shall be given to the applicable party to be notified, by personal delivery (supported
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by an affidavit of service) or shall be sent via a recognized national overnight delivery service,
marked for “next day” service and addressed as follows, or can be sent via facsimile to the
following facsimile numbers, with a hard copy to follow via certified U.S. Mail, with postage
fully paid, addressed as follows:

Notice to the City: City of Troy
500 West Big Beaver Road
Troy, Michigan 48084
Attention: Mayor
Fax: (248) 524-0851

With copy to: City of Troy
500 West Big Beaver Road
Troy, Michigan 48084
Attention: City Clerk
Fax: (248) 524-1770

With copy to: City of Troy
500 West Big Beaver Road
Troy, Michigan 48084
Attention: Planning Director
Fax: (248) 524-3382

With copy to: City of Troy
500 West Big Beaver Road
Troy, Michigan 48084
Attention: City Attorney
Fax: (248) 524-3259

Notice to Owner: Diamond Troy JV LLC
c/o BlackRock Realty
300 Campus Drive, 3 Floor
Florham Park, New Jersey 07932
Attention: Debra Mistretta, Vice President
Fax: (646) 521-4954

With a copy to: Richardson Development Group
Attention: J. Hunter Richardson, Jr.
11921 Freedom Drive, Suite 980
Reston, Virginia 20190
Fax: (703) 716-1044

With a copy to: Richard D. Rattner, Esquire
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Williams, Williams, Rattner & Plunkett, P.C.

380 N. Old Woodward Avenue, Suite 300

Birmingham, Michigan 48009

Fax: (248) 642-0856
Notice shall be effective on the date of receipt (in the case of personal delivery), or on the day
following the deposit of such notice with the overnight courier, or on the day following the
receipt of the facsimile (in the case of delivery by facsimile). Any party may change any of the
addresses or the designated recipients of notice by following the notice procedure, as set forth
above.

22.  The Agreement shall be governed and construed in accordance with the laws of
the State of Michigan, without regard to principles of conflict of laws.

23.  This Agreement supersedes any and all prior inconsistent agreements, rules or
administrative orders between the parties relative to the PUD Property.  Notwithstanding
anything to the contrary in this Agreement, the parties acknowledge that the Consent Judgment
materially impacts Owner’s ability to develop Parcel | in accordance with the CDP. Owner
agrees to make good faith attempts to cause the Consent Judgment to be amended in order to
allow the development of Parcel | consistent with this Agreement and the approved CDP. The
City shall cooperate with Owner and agrees to execute a mutually satisfactory amendment to
the Consent Judgment and/or Motion to Amend the Consent Judgment, which allows Owner to
develop Parcel I in accordance with this Agreement and the approved CDP. If, despite its good
faith efforts, Owner is unable to cause the Consent Judgment to be amended within five (5)
years from the Effective Date, Owner shall have the right, but not the obligation, to apply for a
Preliminary Development Plan which allows Owner to develop Parcel | consistent with the

terms of the Consent Judgment. The City agrees to amend the CDP and this Agreement, as
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necessary, to allow for the office use required under the Consent Judgment on Parcel I,
provided such amendment is otherwise consistent with the PUD Ordinance.

24, Regardless of future master plans, other planning documents and/or zoning or
other Troy Ordinance changes or amendments which may be adopted or affect the PUD
Property, the Permitted Uses shall not be deemed in the future to be legal non-conforming uses,
but rather shall continue to be permitted uses, subject to and in accordance with this Agreement
and the approved CDP.

25.  Any amendment to this Agreement and/or any Exhibit attached hereto, must be in
writing and approved as to form and substance by each of the parties hereto, and any such
amendment or modification to this Agreement or any Exhibit shall be approved by the City
Council pursuant to the procedures set forth in the PUD Ordinance. Following the conveyance
by Owner of a portion of the PUD Property, the successor Owner of that portion of the PUD
Property shall, in accordance with the terms of this Agreement, be entitled to amend this
Agreement with respect to such Successor Owner’s property; provided however, such
amendment shall be in compliance with any Declaration, Master Deed, deed restriction or other
encumbrance that relates to the right, power and authority of such successor Owner to approve
such an amendment and provided that the amendment is mutually agreeable to the City and the
Successor Owner. Further, notwithstanding anything to the contrary in this Agreement, so long
as Diamond Troy JV LLC owns all or any part of the PUD Property, Diamond Troy JV LLC
shall be entitled to consent to any amendment to this Agreement and the CDP and any
amendment to this Agreement and the CDP executed without Diamond Troy JV LLC’s consent

shall be void and of no effect. Any amendments to or modifications of this Agreement, or the
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Exhibits attached hereto, shall be recorded by the City at the Oakland County Register of
Deeds, following the effective date of such amendment or modification.

26.  The parties to this Agreement represent that they have read this Agreement, have
reviewed it with legal counsel and understand and agree to the terms and conditions hereof.

27.  Each person signing this Agreement on behalf of any party hereby represents and
warrants that he/she is a duly authorized representative and agent to that respective party and
that he/she has the full authority to bind said party to all the covenants, warranties,
representations, terms and conditions of this Agreement under all applicable local, state and
federal laws and regulations.

I1l.  THE PAVILIONS OF TROY DEVELOPMENT

28.  The City hereby grants Owner the right to use and develop the PUD Property as
set forth in this Agreement, any provision in the Troy Ordinances, Development Standards,
laws, regulations or codes notwithstanding. Specifically, Owner shall have the right, but shall
not be obligated, to develop 500,000 Square Feet of retail, 300,000 Square Feet of office, 750
residential units, and a hotel containing 250 guest rooms, together with ancillary amenities
normally associated with a hotel of the type to be located on the PUD Property (such as,
without limitation, a business center, meeting rooms, restaurants/bars, pool, fitness center), as
set forth in the Conceptual Plan, Pages 3-2 through 3-6 of The Pavilions of Troy CDP Book.
The Permitted Uses shall be limited to those uses which are expressly identified in Pages 3-2
through 3-6 of the Conceptual Plan, and which are attached as Exhibit D. Owner
acknowledges that the foregoing densities represent the maximum of each Permitted Use that
Owner is entitled to construct within The Pavilions of Troy without the additional approval of

the City Council.
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In connection with the Permitted Uses, Owner agrees to the following:

A. In the event the Owner chooses to place a grocery store retail component
on Parcel I, the initial use shall be as a “specialty grocer” such as, by way of
example only, Whole Foods, Plum Market, Fresh Fare, Nino Salvaggio’s or other
similar niche grocery store.

B. Any hotel initially developed on the PUD Property shall be a minimum
four star hotel, as rated by AAA (or other equivalent rating and rating service).

Notwithstanding anything to the contrary in this Agreement, Owner acknowledges that

the retail use on Parcel I shall be limited to 75,000 Square Feet.

29.  The parties acknowledge that the CDP, as contained in the Pavilions of Troy CDP
Book, provides a conceptual overview for the development of The Pavilions of Troy and is not
intended to be comprehensive. The specific design of each PDP submittal for The Pavilions of
Troy will depend upon the size, mixture of uses, configuration and/or the Owner’s
determination of the economic and market feasibilities of such PDP submittal. The specific
design elements of the CDP, as set forth in The Pavilions of Troy CDP Book, are conceptual in
nature and not intended to be used in all PDP submittals, but rather, are intended to be
cumulative to all of The Pavilions of Troy. Accordingly, certain elements of the CDP, as set
forth in The Pavilions of Troy CDP Book, may be determined by the Owner to be
inappropriate, ineffective, impractical or obsolete, and therefore, may not be incorporated into
the Pavilions of Troy. However, Owner acknowledges that The Pavilions of Troy CDP Book
contains representations of the type of quality, design and planning that is to be included with
all PDPs and FDPs submitted pursuant to this Agreement and the approved CDP. Owner

agrees to incorporate quality materials, workmanship, and design, as well as concepts in
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architectural design, amenities, pedestrian crossing, open space, green concepts, and other
elements of the CDP that are similar to the CDP, as set forth in The Pavilions of Troy CDP
Book.

30. In order to insure a mixed use development (both vertically and horizontally),
Owner agrees to construct a mix of residential and retail uses in accordance with the
Residential/Retail Formula, and shall include the required proportion of residential units with
each phase that is submitted for approval. Notwithstanding the foregoing, the City
acknowledges that Owner shall be entitled to submit a PDP to develop the retail component of
Parcel 1 on a freestanding basis, independent of any residential component. In this event, this
retail component of Parcel | shall be added to the next PDP submitted for purposes of
calculating the required amount of residential units pursuant to the Residential/Retail Formula.
For each PDP, Owner shall be allowed to decrease the number of residential units required to be
constructed under this Paragraph by 1 unit for every 1,000 Square Feet of office or by 1 unit for
every 2 hotel rooms developed, provided that in no event shall this reduction result in greater
than a thirty-three percent (33%) reduction in the number of residential units required under this
Paragraph. This residential requirement shall be cumulative, in that once Owner has completed
150 residential units on the PUD Property, Owner shall have fulfilled the residential
requirement under this Paragraph (i.e., 500,000 Square Feet of retail divided by 3,333 equals
150 residential units). As used in this Paragraph, a residential unit shall be deemed
“completed” at such time as a Certificate of Occupancy is issued by the City with respect to
such residential unit. Except with respect to the retail component on Parcel I, which need not
include a residential component, Owner shall be entitled to receive a certificate of occupancy

for the retail uses in any PDP only after the proportion of residential units, hotel and/or office
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space required for such PDP under this Paragraph is either enclosed and weather-proofed or a
Certificate of Occupancy is issued by the City with respect to each such residential unit, hotel or
office space.

31.  The Owner agrees to install a significant identity feature for the site at the
southeast corner of the development (Coolidge and Big Beaver), which shall be similar to the
gateway feature proposal that is proposed in The Pavilions of Troy CDP Book or is otherwise
mutually agreeable. The above referenced identity feature shall be included in any PDP or FDP
for the southeast corner piece of the PUD Property, and shall be constructed prior to the
issuance of any Certificate of Occupancy for a permanent structure at that corner.

32.  Notwithstanding anything to the contrary in this Agreement, the parties
acknowledge that the Offsite Traffic Improvements identified on Exhibit H constitute the only
offsite traffic improvements which are required in connection with The Pavilions of Troy. Prior
to obtaining the first Certificate of Occupancy for any building within Parcel 1, the Offsite
Traffic Improvements located adjacent to the PUD Property along Coolidge and Big Beaver
Roads must be completed and accepted by the City and the Road Commission for Oakland
County, as applicable.

33.  All improvements to be constructed by Owner on the PUD Property shall comply
with all building codes, except that if there are conflicts between the building codes and the
terms of this Agreement, the terms of this Agreement shall control.

34. It is understood by the parties that the proposed CDP development will deviate
from some of the requirements of the City’s Ordinances, and some of these deviations, which
are hereby approved, are listed in The Pavilions of Troy CDP Book. The City agrees to allow

additional deviations from the Troy Ordinances that are consistent or similar to the deviations
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that are listed in The Pavilions of Troy CDP Book. Each requested additional deviation from
the Troy ordinances shall be explicitly identified in the PDP submittals for the PUD Property.
If the City approves the PDP, then the identified additional deviations of the Troy ordinances
which are incorporated into the approved PDP shall also be considered approved.

35.  The parties acknowledge that all permanent, year round, environmentally
controlled structures shall be equipped throughout with automatic fire protection systems
conforming to the requirements of Chapter 9 Fire Protection Systems of the current State of
Michigan Building Code, specifically related to “Automatic Sprinkler Systems” and
“Automatic Fire Alarm and Detection Systems.” Notwithstanding the foregoing, the parties
acknowledge that Owner shall not be required to install automatic sprinkler systems or
automatic alarm and detection systems within: 1) detached accessory structures with no direct
exposure to adjacent structures, which are less than 1,000 Square Feet and which regularly
contain 10 or fewer occupants; and 2) open air roof structures or pavilions. The Owner shall
otherwise comply with all City fire codes.

36.  The parties acknowledge that year round indoor and outdoor entertainment events
are planned to occur on the PUD Property, which could exceed the number, type and duration
of special event allowances provided under Troy’s ordinances and policies and procedures. The
City acknowledges that Owner shall not be required to obtain a special event approval for any
of the entertainment events identified on Exhibit J attached hereto. For all other special events,
the Troy City Council may approve health, safety, and welfare guidelines for Special Events on
the PUD Property, and if drafted, these guidelines shall be followed in the administrative
review of special events on the PUD property by the City Manager or his/ her designee. Absent

such guidelines, the City Manager and his/her designee shall administratively review all other
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proposed special event(s) for the PUD Property. The Master Deed(s) for each portion of the
PUD Property shall contain an express statement advising any successor owners that outdoor or
indoor entertainment or special events are expected to occur on the PUD Property. Special
indoor or outdoor activities that fall within the regulations of Chapter 76 (Adult Use
Businesses) are hereby prohibited on the PUD Property. In addition, no event shall allow for
the consumption of alcohol outside the parameters of the outdoor restaurant seating unless an
appropriate license is issued by the Michigan Liquor Control Commission (or any successor
entity thereto).

37.  The Planning Director or his/her designee shall have the authority to
administratively approve accessory structures and/or use(s) for the PUD Property that is/are not
otherwise designated on the PDP or FDP, but are similar to the accessory structures and/or uses
identified on the Conceptual Plan, contained within The Pavilions of Troy CDP Book. Such
accessory structures and/or uses shall include accessory structures for the outdoor sale of
merchandise or food, such as a kiosk. Owner shall otherwise comply with any County or State
or local regulations concerning the sale of food in any such accessory building.

38.  The Owner has been advised by the City that the modeling results indicated that
the existing water utilities in the area may not have the capacity to maintain the minimum
operating pressures, as set forth in the City’s 2004 Master Water update, due to additional
demands anticipated by the full development of the CDP (as distinct from the development of
Phase 1), as set forth in the Official Pavilions of Troy Conceptual Plan PUD Book. The City
will conduct or contract a study to identify improvements to the City’s water system that may
be necessitated by the development of the entire site (as distinct from the development of Phase

1), so that the City is able to insure a minimum peak hour water pressure that ranges from 28
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psi to 42 psi will be maintained. If improvements, enhancements, or upgrades to the City’s
water system are required in order to insure this minimum peak hour water pressure, then the
Owner agrees to pay its proportional share of the necessary improvements, enhancements or
upgrades in proportion to Owner’s impact on the need for such improvement, enhancement or
upgrade and the users located on the PUD Property in comparison to all the other offsite users
that benefit from the system.

39.  The City acknowledges that the existing storm sewer system which services the
PUD Property is adequate to service the improvements anticipated to be developed as Phase 1.
Following completion of all construction of structures to be included within Phase 1, any
upgrades or other improvements to the existing storm sewer system will be designed by Owner
to accommodate a 10 year storm event (as determined by the Oakland County Drain
Commissioner), based on the net difference between the quantity of the existing flow for the
PUD Property as of the Effective Date and the proposed flow for the PUD Property as of the
specific PDP application. The flow calculations set forth in this paragraph shall be cumulative
over the entire PUD Property, and shall not be limited to that portion of the PUD Property
which is the subject of the PDP application. In the event the proposed flow for the PUD
Property following the construction of the improvements contemplated by the PUD application
exceeds the flow for the PUD Property as of the Effective Date, Owner will have an obligation
to provide for on site detention of storm water.

40.  The City acknowledges that the existing sanitary sewer system which services the
PUD Property has sufficient capacity to support the improvements to be constructed in Phase 1.
The City agrees that any sanitary sewer moratorium or similar tolling of the right to obtain a

sanitary sewer permit from the City (which may in the future be imposed by the City) will apply
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to the PUD Property in the same manner such moratorium or similar tolling applies to the
remaining users of the sanitary sewer system within the City.

41. Owner shall dedicate all water mains and sanitary sewer mains within The
Pavilions of Troy to the City and, in connection therewith, shall grant in the Declaration or
otherwise mutually acceptable easements to the City for the maintenance, repair and
replacement of such lines. Following the installation of such lines, Owner’s project engineer
shall notify the City that the lines have been installed, and the City shall promptly inspect such
lines. The City shall approve such lines so long as they have been installed in accordance with
the engineering plans approved as part of the applicable Final Development Plan. Following
the City’s inspection and approval of such lines, the City shall accept dedication of the lines to
the City as public improvements.

42. Except as otherwise provided by this Agreement and the approved CDP, the
parties acknowledge and agree that Owner will have the right to develop The Pavilions of Troy
in incremental phases as necessary to support the improvements contemplated by each PDP
submittal, including, without limitation, the installation of Infrastructure Improvements, interior
roadway and parking facilities. The specifics of the proposed phasing will be determined by
Owner and identified upon submittal to the City of each Preliminary Development Plan
submitted in connection with the development of The Pavilions of Troy, provided that Owner
shall not be obligated to install any infrastructure, utilities and/or parking facilities beyond that
which are mutually determined necessary to support the improvements contemplated by such
PDP submittal. The parties acknowledge and agree that the initial PDP submittals for Parcel Il
will involve the construction of improvements primarily within Phase 1, but that one or more

PDP submittals may include improvements for future phases. The City acknowledges and
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agrees that Owner, or its successor(s), may determine that more than one PDP and FDP will be
submitted to complete the development of Phase 1, and further, that PDP(s) for development of
improvements outside of the Phase 1 area may be submitted prior to or simultaneously with a
PDP for all or a part of the Phase 1. The sequence, timing and designation of which part of the
PUD Property is to be developed, and the uses to be included in the respective PDP, shall be
determined by Owner, in its sole discretion, but subject to the terms of this Agreement and the
approved CDP.

43.  The parking for the Pavilions of Troy is based on the Shared Parking Model, on a
cumulative basis. Within three (3) years but not earlier than two (2) years following the
completion of the improvements within Phase I, the City may request a re-evaluation of the
Shared Parking, based on land use and actual usage on the PUD Property, by delivery to Owner
of the Shared Parking Demand Study Notice. Upon receipt of the Shared Parking Demand
Study Notice, Owner shall cause the Shared Parking Demand Study to be conducted by a
qualified engineering firm, selected by Owner and approved by the City, who shall use parking
utilization data collected during average weekday and weekend conditions, and analyzed in
accordance with the standards published by the Urban Land Institute (ULI) and the Institute of
Transportation Engineers (ITE). The Shared Parking Demand Study will compare actual usage
versus projected usage, as outlined in the Shared Parking Model. If the measured parking
occupancy exceeds 90% of the supply of parking spaces, as determined by the updated Shared
Parking Model, Owner will implement such measures as are mutually deemed appropriate
including, but not limited to, providing valet or valet assisted parking during peak periods,
employee parking programs, increasing the effective parking supply, or securing the use of

other parking facilities. Notwithstanding anything to the contrary in this Paragraph, Owner
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shall only be obligated to incorporate such measures as may be recommended and/or approved
by the qualified engineering firm referenced above. Owner will notify the City of such
measures and, if requested by the City, will provide the City with evidence that the measures
proposed by Owner will increase the effective parking supply. If the measured parking
occupancy is less than 90% of the supply of parking spaces, as determined by the updated
Shared Parking Model, Owner may adjust future parking supply to recognize the overparked
condition so that the anticipated occupancy remains at approximately 90% of the supply of
parking spaces.

44.  The traffic flow for The Pavilions of Troy is based on the Traffic Impact Study,
which is included under the Traffic Impact Assessment tab in The Pavilions of Troy CDP Book.
Not earlier than two (2) years or later than three (3) years following the completion of the
improvements to Phase 1, the City shall have the right to request that Owner, at its cost, obtain
an update of the Traffic Impact Study as it relates to traffic on and directly adjacent to the PUD
Property. If the updated traffic impact study indicates that the traffic intersection at Coolidge
Road and Cunningham Road is operating at less than service level D, Owner shall promptly
submit for the necessary approvals to build either the New Road, or other mutually acceptable
Alternative Traffic Improvements and, upon receipt of such approvals, shall commence the
installation of the New Road or mutually acceptable Alternative Traffic Improvements, as
applicable.  Provided, however, in the event the parties mutually agree to install such
Alternative Traffic Improvements, then the amount Owner shall be obligated to contribute
towards the construction of such Alternative Traffic Improvements shall not exceed the cost
incurred or anticipated by Owner to be incurred to construct the New Road.

45.  The proposed signage for The Pavilions of Troy shall be included in the PDPs and
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FDPs submitted to the City. Owner will establish a signage district for the PUD Property which
incorporates the concepts set forth in the deviations contained in Exhibit | attached hereto,
which the parties acknowledge is conceptual only and is not binding on either party. This
proposed signage district shall be submitted during the course of the approval process for the
first PDP submitted and the parties shall thereafter negotiate in good faith the details of the
signage district. Thereafter, the signage on the PUD Property shall not be subject to additional
review by the City, except that the City has the ability to confirm that the signage is consistent
with the approved signage district. The City acknowledges that Owner shall not be required to
obtain a variance from the Troy Ordinances for any signage that is consistent with the signage
district created by this Paragraph, or with respect to any signage otherwise approved by the
City, pursuant to this Agreement.

46.  Any dispute arising under this Agreement shall be resolved by binding arbitration
which shall be conducted in accordance with the rules of the American Arbitration Association
(“AAA”) at a hearing to be held at the offices of the AAA located in Southfield, Michigan in a
proceeding which is conducted by a panel of three arbitrators, one of whom shall be appointed
by Owner, one of whom shall be appointed by the City, and one of whom shall be an
independent arbitrator appointed by the other two. The independent arbitrator shall be a
certified professional planner of recognized standing in southeast Michigan. The decision of
the arbitration panel shall be conclusively binding upon the parties. The parties may enforce
the decision of the arbitration panel in a court of competent jurisdiction. Venue for filing any
document to enforce the decision of the arbitration panel shall be exclusively in the 6th Judicial
Circuit Court or the County of Oakland, State of Michigan, or the United States District Court

for the Eastern District of Michigan.
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47.  This Agreement may be executed in multiple counterparts, each of which shall be

deemed an original and all of which shall constitute one instrument.

[Signatures Follow on Next Page]
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IN WITNESS WHEREOF, the undersigned have executed this Planned Unit
Development Agreement as of the day and year first above-written.
WITNESSES: OWNER:
DIAMOND TROY JV LLC,

a Delaware limited liability company

By:

Its:

CITY:

CITY OF TROY,
a Michigan municipal corporation

By:
Its:
STATE OF NEW JERSEY )
) ss:
COUNTY OF )
On this day of , 2007, before me personally appeared

known to be the person described in and who executed the foregoing Planned Unit
Development Agreement and acknowledged before me that he/she executed the same on behalf of
DIAMOND TROY JV LLC, a Delaware limited liability company.

Notary Public, County of
State of New Jersey.

My Commission Expires:
(Acting in County)
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STATE OF MICHIGAN )
) ss:
COUNTY OF OAKLAND )

On this day of , 2007, before me personally appeared
known to be the person described in and who executed the foregoing Planned Unit
Development Agreement and acknowledged before me that he/she executed the same on behalf of the City
of Troy, Michigan, a Michigan municipal corporation.

Notary Public, County of
State of Michigan.

My Commission Expires:
(Acting in County)
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EXHIBIT “A”

Legal Description for PUD Property

PARCEL I: (Part of Tax I.D. No.: 20-19-430-002)

Commencing at the Southeast Corner of Section 19, T2N, R11E, City of Troy, Oakland County,
Michigan; thence N00°01'30"W 1240.08 feet along the East line of said Section 19; thence
S89°30'00"W 60.00 feet for a PLACE OF BEGINNING; thence S89°30'00"W 1007.36 feet
along the North right-of-way line of Cunningham Drive (100.00 feet wide); thence continuing
24.33 feet along the arc of a 285.00 foot radius circular curve to the left, with a central angle of
04°53'29", having a chord which bears S87°03'17"W 24.32 feet along the North right-of-way
line of said Cunningham Drive; thence N00°01'30"W 537.20 feet; thence N89°49'05"E 631.62
feet along the South line of "Sheffield Manor Subdivision" as recorded in Liber 142, Pages 22-
24, Oakland County Records; thence S00°01'30"E 88.57 feet; thence N89°58'30"E 400.00 feet;
thence S00°01'30"E 440.77 feet along the West right-of-way line of Coolidge Highway (120.00
feet wide) to the Place of Beginning, containing 11.81 acres of land, more or less. Being subject
to easements, conditions, exceptions and restrictions of record, if any.

DESCRIPTION OF PARCEL II: (Tax I.D. No.: 20-19-476-001)

Commencing at the Southeast Corner of Section 19, T2N, R11E, City of Troy, Oakland County,
Michigan; thence NO0°01'30"W 120.00 feet along the East line of said Section 19; thence
S89°30'00"W 60.00 feet for a PLACE OF BEGINNING,; thence S44°48'54"W 42.60 feet; thence
S89°30'00"W 903.00 feet; thence NO0°01'30""W 12.00 feet; thence S89°30'00"W 227.00 along
the North right-of-way line of Big Beaver Road (204.00 feet wide); thence N45°15'40"W 42.22
feet; thence N00°01'30"W 824.57 feet along the East right-of-way line of Cunningham Drive
(100.00 feet wide); thence along the Southeasterly right-of-way line of said Cunningham Drive
289.06 feet along the arc of a 185.00 foot radius circular curve to the right, with a central angle
of 89°31'26", having a chord which bears N44°44'15"E 260.54 feet; thence N89°30'00"E
1006.55 feet (recorded as 1006.53 feet) along the South right-of-way line of said Cunningham
Drive; thence S00°01'30"E 1020.06 feet (recorded as 1020.04 feet) along the West right-of-way
line of Coolidge Highway (120.00 feet wide) to the Place of Beginning. EXCEPTING that part
of Parcel 11 described as follows: Commencing at the Southeast Corner of Section 19, T2N,
R11E, City of Troy, Oakland County, Michigan; thence N00°01'30"W 120.00 feet along the East
line of said Section 19; thence S89°30'00"W 60.00 feet; thence S44°48'54"W 25.53 feet for a
PLACE OF BEGINNING; thence continuing S44°48'54"W 17.07 feet; thence S89°30'00"W
903.00; thence N00°01'30"W 12.00 feet; thence N89°30'00"E 915.03 feet along the Northerly
right-of-way line of said Big Beaver Road to the Place of Beginning. Said parcel, less its
exception contains 28.18 acres of land, more or less. Being subject to easements, conditions,
exceptions and restrictions of record, if any.



EXHIBIT “B”

A copy of City Council Resolution No. , Which rezones the PUD Property
to Planned Unit Development District



Proposed Resolution # CC-2007-10-

Moved by:
Seconded by

WHEREAS, The petitioner Richardson Development Group, Inc. has requested
Concept Development Plan approval, pursuant to article 35.50.01, for The Pavilions of
Troy Planned Unit Development (PUD 9), located on the northwest corner of Big Beaver
and Coolidge, in Section 19, within the O-S-C, O-M and P-1 zoning districts, being
approximately 39.99 acres in size; and

WHEREAS, The Planning Commission recommended approval of the Concept
Development Plan on September 11, 2007; and

WHEREAS, The proposed PUD meets the Standards for Approval set forth in Article
35.30.00; and

WHEREAS, The proposed Planned Unit Development, parcel 88-20-19-476-001 and
part of parcel 88-20-19-430-002, is described in the following legal description and
illustrated on the attached Sketch & Description drawing:

Parcel |
T2N, R11E, SE 1/4 of Section 19

Commencing at the Southeast corner of Section 19 thence N00°01°30”W,
1240.08 ft. along the East line of said Section 19; thence S89°30°00"W, 60.00 ft.
to the Place of Beginning; thence S89°30'00"W, 1007.36 ft. along the North
right-of-way line of Cunningham Dr. (100.00 ft. wide); thence continuing 24.33 ft.
along the arc of a 285.00 ft. radius circular curve to the left, with a central angle
of 04°53'29”, having a chord which bears S87°03’17"W, 24.32 ft. along the North
right-of-way line of said Cunningham Dr.; thence N00°01’30”"W, 537.20 ft.;
thence N89°49’05”E, 631.62 ft. along the South line of “Sheffield Manor
Subdivision” as recorded in Liber 142, Pages 22-24, Oakland County Records;
thence S00°01°30”E, 88.57 ft.; thence N89°58’'30”E, 400.00 ft.; thence
S00°01°30”E, 440.77 ft. along the West right-of-way line of Coolidge Hwy.
(120.00 ft. wide) to the Place of Beginning, containing 11.81 ac. of land more or
less. Being subject to easements, conditions, exceptions and restrictions of
record, if any.

And
Parcel Il

T2N, R11E, SE 1/4 of Section 19



Commencing at the Southeast corner of Section 19 thence N00°01°30”"W, 120.00
ft. along the East line of said Section 19; thence S89°30°00”"W, 60.00 ft. to the
Place of Beginning; thence S44°48'54"W, 42.60 ft.; thence S89°30°00"W,
903.00 ft.; thence NO0°01°30"W, 12.00 ft.; thence S89°30°00"W, 227.00 ft. along
the North right-of-way line of Big Beaver Rd. (204.00 ft. wide); thence
N45°15'40"W, 42.22 ft.; thence N00°01’30"W, 824.57 ft. along the East right-of-
way line of Cunningham Dr. (100.00 ft. wide); thence along the Southeasterly
right-of-way line of said Cunningham Dr. 289.06 ft. along the arc of a 185.00 ft.
radius circular curve to the right, with a central angle of 89°31°26”, having a chord
which bears N44°44’15E, 260.54 ft.; thence N89°30°00”E, 1006.55 ft. (recorded
as 1006.53 ft.) along the South right-of-way line of said Cunningham Dr.; thence
S00°01°30”E, 1020.06 ft. (recorded as 1020.04 ft.) along the West right-of-way
line of Coolidge Hwy. (120 ft. wide) to the Place of Beginning. Excepting that
part of Parcel Il described as follows: Commencing at the Southeast Corner of
Section 19; thence N00°01°30”"W, 120.00 ft. along the East line of said Section
19; thence S89°30°00” W, 60.00 ft.; thence S44°48°'54"W, 25.53 ft. to the Place
of Beginning; thence continuing S44°48'54”W, 17.07 ft.; thence S89°30°00” W,
903.00 ft.; thence NO0°01°30”W, 12.00 ft.; thence N89°30°’00”E, 915.03 ft. along
the Northerly right-of-way line of said Big Beaver Rd. to the Place of Beginning.
Said parcel, less it's exception, contains 28.18 ac. of land, more or less. Being
subject to easements, conditions, exceptions and restrictions of record, if any.

BE IT RESOLVED, That the Planning Director and City Clerk shall take whatever
actions are necessary pursuant to City Ordinance to effect the rezoning of the subject
parcels to PUD;

BE IT FURTHER RESOLVED, That the Zoning District Map of the City of Troy Zoning
Ordinance is hereby AMENDED to delineate the subject parcels as PUD-009; and

BE IT FURTHER RESOLVED, That the Planned Unit Development Agreement is
hereby APPROVED, and the Mayor and City Clerk are hereby AUTHORIZED TO
EXECUTE the Planned Unit Development Agreement for The Pavilions of Troy Planned
Unit Development on behalf of the City; a copy shall be ATTACHED to the original
Minutes of this meeting; and

BE IT FURTHER RESOLVED, That the executed The Pavilions of Troy Planned Unit
Development Agreement be RECORDED with the Oakland County Register of Deeds;
and

BE IT FINALLY RESOLVED, That the Concept Development Plan for The Pavilions of
Troy Planned Unit Development is hereby approved, and the petitioner is hereby
permitted to submit Preliminary Development Plans pursuant to Article 35.50.02 of
Chapter 39.

Yes:
No:
Absent:



EXHIBIT “C”»

Survey of PUD Property
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PARENT PARCEL: (Tax I.D. No.: 20—19-430-002)

Commencing at the Southeast Corner of Section 19, T2N, R11E, City of Troy, Oakland County, Michigan;
thence NOO01’30"W 1240.08 feet along the East line of said Section 19; thence S89°30°00"W 60.00 feet
for a PLACE OF BEGINNING; thence S89°30°00"W 1007.36 feet along the North right—of—way line of
Cunningham Drive (100.00 feet wide); thence continuing 299.93 feet along the arc of a 285.00 foot
radius non—tangential circular curve to the left, with a central angle of 60°17'48", having a chord which
bears S59°21'06"W 286.28 feet along the North right—of—way line of said Cunningham Drive; thence
NBI'38'37"W 104.94 feet; thence NOO'Q1’30"W 680.20 feet; thence N8949'05"E 958.62 feet along the
South line of "Sheffield Manor Subdivision” as recorded in Liber 142, Pages 22-24, Oakland County
Records; thence S00°01’30”E 88.57 feet; thence N89°58'30"E 400.00 feet; thence S00°01'30"E 440.77
feet along the West right—of—way line of Coolidge Highway (120.00 feet wide) to the Place of Beginning,

containing 16.42 acres of land, more or less. Being subject to easements, conditions, exceptions and
restrictions of record, if any.

PARCEL I: (Part of Tax I.D. No.: 20—19—-430-002)

Commencing at the Southeast Corner of Section 19, T2N, R11E, City of Troy, Oakland County, Michigan;
thence NOO'01'30"W 1240.08 feet clong the East line of said Section 19; thence S89°30°00"W 60.00 feet
for a PLACE OF BEGINNING; thence S89°30°00"W 1007.36 feet along the North right—of—way line of
Cunningham Drive (100.00 feet wide); thence continuing 24.33 feet along the arc of a 285.00 foot
radius non—tangential circular curve to the left, with a central angle of 04°53’29", having a chord which
bears S87°03’17"W 24.32 feet along the North right—of—way line of said Cunningham Drive; thence
NOO'01'30"W 537.20 feet; thence N89'49°05"E 631.62 feet along the South line of "Sheffield Manor
Subdivision” as recorded in Liber 142, Pages 22—24, Oakland County Records; thence S00'01'30"E 88.57
feet; thence N89'58°30"E 400.00 feet; thence S00°01'30"E 440.77 feet along the West right—of—way line
of Coolidge Highway (120.00 feet wide) to the Place of Beginning, containing 11.81 acres of land, more
or less. Being subject to easements, conditions, exceptions and restrictions of record, if any.

REMAINDER PARCEL i (Part of Tax LD. No.: 20—19-430-002)

Commencing at the Southeast Corner of Section 19, T2N, R11E, City of Troy, Oakland County, Michigan;
thence NOO'01'30"W 1240.08 feet along the Fast line of said Section 19; thence S89°30°00"W 60.00 feet;
thence S89°30°00”W 1007.36 feet along the North right—of—way line of Cunningham Drive (100.00 feet
wide); thence continuing 24.33 feet along the arc of a 285.00 foot radius non—tangential circular curve
to the left, with a central angle of 04'53’29", having a chord which bears S87°03’17"W 24.32 feet along
the North right—of—way line of said Cunningham Drive for a PLACE OF BEGINNING; thence 275.60 feet
along the arc of a 285.00 foot radius non—tangential circular curve to the left, with a central angle of
55°24°21", having a chord which bears S56°54'21"W 264.99 feet along the Northwesterly right—of—way
line of said Cunningham Drive; thence N89°38'37"W 104.94 feet; thence NOO'01'30"W 680.20 feet; thence
NB9'49°05"E 327.00 feet along the South line of "Sheffield Manor Subdivision” as recorded in Liber 142,
Pages 22—-24, Oakland County Records; thence S00°01’30°E 537.20 feet to the Place of Beginning,

containing 4.61 acres of land, more or less. Being subject to easements, conditions, exceptions and
restrictions of record, if any.

DESCRIPTION OF PARCEL Il: (Tax L.D. No.: 20—19—476—001)

Commencing at the Southeast Corner of Section 19, T2N, R11E, City of Troy, Oakland County, Michigan;
thence NOO'01’30"W 120.00 feet along the East line of said Section 19; thence S89°30'00"W 60.00 feet
for a PLACE OF BEGINNING; thence S44°48'54"W 42.60 feet; thence S89°30°00"W 903.00 feet; thence
NOO'01’30”W 12.00 feet; thence S89°30°'00"W 227.00 along the North right—of—way line of Big Beaver

~ Road (204.00 feet wide); thence N4515°40"W 42.22 feet; thence NOO'01'30"W 824.57 feet along the
East right—of—way line of Cunningham Drive (100.00 feet wide); thence ‘along the Southeasterly
right—of—way line of said Cunningham Drive 289.06 feet along the arc of a 185.00 foot radius
non—tangential circular curve to the right, with a central angle of 89°31°26", having a chord which bears
N44°44°15"E 260.54 feet; thence NB89'30°00"E 1006.55 feet (recorded as 1006.53 feet) along the South
right—of—way line of said Cunningham Drive; thence S00'01°30"E 1020.06 (recorded as 1020.04 feet)
along the West right—of—way line of Coolidge Highway (120.00 feet wide) to the Place of Beginning.
EXCEPTING that part of Parcel Il described as follows: Commencing at the Southeast Corner of Section

19, T2N, R11E, City of Troy, Oakland County, Michigan; thence NOO'01'30"W 120.00 feet along the East
line of said Section 19; thence S89°30°00"W 60.00 feet; thence S44°48'54"W 25.53 feet for a PLACE OF
BEGINNING; thence S44°48'54"W 17.07 feet; thence S89°30°00"W 903.00; thence NOO'01'30"W 12.00 feet;
thence NB9°30°00"E 915.03 feet along the Northerly right—of—way line of said Big Beaver Road to the

Place of Beginning. Said parcel, less it's exception contains 28.18 acres of land, more or less. Being
subject to easements, conditions, exceptions and restrictions of record, if any.
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EXHIBIT “D”

Permitted Uses




including veterinarians)

Residential Transition Pavilions Border
. Area Area Area Area
Permitted Uses
Re ol Cl > .
Townhomes and lofts X X X X
Multiple family buildings (condominiums, apartments) - X X X
Live/work units - X X X
Senior housing (independent, assisted living or i X X X
nursing/congregate care)
Office Uses (300,000 sq. ft.)
General, professional and medical offices (including but not
limited to clinics, laboratories, and offices for similar professions - X X X

Research offices

Financial institutions such as banks or credit unions

Hotel Uses (250 room:s)

I PO P O

Retail Uses (500,000 sq. ft.)

General and specialty retail including but not limited to the
following:
= Personal and convenience services (such as salons, spas,
retail dry cleaners, repair shops)
= Sales of hard and soft goods and other merchandise
(such as apparel, crafts, electronics, gifts, hardware, home
furnishings, appliances, medical supplies, toys,
pharmaceuticals)
= Stores that sell pets, pet supplies, and offer accessory
pet services such as grooming or boarding
= Food Stores (such as grocery stores and specialty or
gourmet markets, bakery, may include accessory flower
shops, nurseries, delis, coffee shops, cafes, etc)

Full Service Restaurants and Bars

Restaurants - take out, coffee shops, ice cream shops, deli
or café




upholsterer; minor repair, photographic studios and similar
establishments)

Institutional Uses

Publicly owned and operated facilities (including post offices,

Residential Transition Pavilions Border
. Area Area Area Area
Permitted Uses
Reto e 00,000 sqg
Entertainment uses (such as cinemas, live theaters, performing
arts centers, indoor recreation, billiard halls, arcades and dance - - X X
studios)
Day care (children and adult) - X X X
Athletic or fitness clubs - X X X
Service establishment of a showroom or workshop
(electrician, decorator, dressmaker, tailor, baker, painter, } ) X X

Similar and Accessory Uses

Uses similar to the above consistent with the intent of this
PUD, as determined by the Planning Commission,
provided parking is sufficient

libraries, museums, community and meeting, government offices, - X X X
meeting facilities, and recreation facilities)

Churches - X X X
Schools (including universities and trade schools) - X X X
Transit Centers - X X X

Parking garages and on and off-street parking areas

Drive through windows (provided a maximum of three bays per
use)

Accessory structures and uses customarily incidental to the
listed uses and otherwise compatible with a pedestrian
oriented environment (such as temporary and permanent
outdoor pavilions, plazas, outdoor seating, outdoor performance
stages, kiosks, sales stands, mobile sales carts, outdoor café
seating, and transit stops/shelters and similar uses) to be
approved administratively
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EXHIBIT “E”

Shared Parking Model

In the event the full program for the Phase | Area is submitted as a single Preliminary
Development Plan (PDP), the minimum parking required for the Phase | Area will be 2,959
spaces as outlined in The Pavilions of Troy Shared Parking Study, prepared by Wells &
Associates May 31, 2007. In the event the full build out program is submitted as a single PDP,
the minimum parking required for The Pavilions of Troy will be 4,296 spaces, in accordance
with the Shared Parking Study. Additional parking may be provided for each of these conditions
at the discretion of Owner.

PDPs for Phase | Area Program

In the event the program for the Phase | Area is submitted for approval in multiple PDPs, the
following methodology will be used to calculate the minimum number of parking spaces
required for each individual PDP and all cumulative PDPs submitted to date.

The applicant will calculate the minimum parking requirement for the program for each
individual PDP submitted and the cumulative minimum parking requirements of the program for
all PDPs submitted to date to determine the cumulative required parking for the Project when
that PDP is constructed in accordance with the effective parking ratios listed in the following
schedule (Effective Parking Ratios from The Pavilions of Shared Parking Study, prepared by
Wells & Associates, May 31, 2007, Page 31, Table I1):

Use Weekday Weekend

Retail 3.31 3.1l (per 1000 S.F. GLA)
Restaurant 11.63 16.00 (per 1000 S.F. GLA)
Cinema 0.02 0.11 (per seat)
Supermarket 523 4.76 (per 1000 S.F. GBA)
Health Club 4.27 4.71 (per 1000 S.F. GBA)
Office 3.13 0.02 (per 1000 S.F. GBA)
Residential 2.00 2.00 (per D.U)
Residential Visitors 0.03 0.09 (per D.U.)

The required parking will be calculated for weekday and weekend conditions for each individual
land use based on the proposed density for individual and collective PDPs, with all totals
rounded up requiring one (1) full space. The greater of the aggregate weekday or aggregate
weekend total, as increased by twenty percent (20%) will serve as the minimum parking
required to serve the cumulative project. Additional parking spaces may be provided above and
beyond this minimum requirement at the discretion of Owner.

The following is an example of how the methodology mentioned above would be applied to the
cumulative PDP development program prior to the completion of the Phase | Area (the parties
acknowledge that the following is an example only, and Owner shall have no obligation to
submit a PDP application consistent with such sample):



Land Uses/Density (First PDP)

Retail: 200,000 S.F. (GLA)

Restaurant: 40,000 S.F. (GLA)

Cinema: 3,000 seats

Supermarket: 50,000 S.F. (GBA)

Health Club: 35,000 S.F. (GBA)

Office: 60,000 S.F. (GBA)

Residential Units: 200 D.U.

Minimum Parking Required: Weekday Weekend
Retail (200 * 3.31 or 3.11) = 662 622
Rest. (40 * 11.63 or 16.00) = 466 640
Cinema (3,000 * .02 or .11) = 60 330
Supermarket (50 * 5.23 or 4.76) = 262 238
Health Club (35 * 4.27 or 4.71) = 150 165
Office (60 * 3.13 or .02) = 188 2
Res. (200 * 2.0 or 2.0) = 400 400
Res. Visitors (200 * .03 or .09) = __ 6 18
Subtotal 2,194 2,415
Plus 20% _439 _483
Aggregate Total 2,633 2,898

(* all totals rounded up)
Minimum Parking Required = 2,898 spaces (weekend demand)

PDPs after Phase |Area Program Complete

Upon the completion of the program for the Phase | Area, all subsequent PDPs submitted for
approval up to full build out will apply the following methodology to calculate the minimum
number of parking spaces required for each individual PDP and all cumulative PDPs submitted
to date.

The applicant will calculate the minimum parking requirement for the program for each
individual PDP submitted and the cumulative minimum parking requirements of the program for
all PDPs submitted to date to determine the cumulative required parking for The Pavilions of
Troy when that PDP is constructed in accordance with the effective parking ratios listed in the
following schedule (Effective Parking Ratios from The Pavilions of Shared Parking Study,
prepared by Wells & Associates, May 31, 2007, Page 36, Table 12):

Use Weekday Weekend
Retail 3.02 2.92 (per 1000 S.F. GLA)
Restaurant 9.43 I5.11 (per 1000 S.F. GLA)



Cinema 0.02 0.14 (per seat)

Supermarket 4.79 4.11 (per 1000 S.F. GBA)
Health Club 4.27 3.00 (per 1000 S.F. GBA)
Office 3.10 0.00 (per 1000 S.F. GBA)
Hotel 0.66 0.55 (per room)
Residential (Apt.) 2.00 2.00 (per D.U)
Residential Visitors (Apt.)  0.03 0.15 (per D.U.)
Residential (Cono/TH) 2.00 0.15 (per D.U.)
Residential Visitors (Condo) 0.03 0.15 (per D.U.)

Senior Housing 0.69 0.81 (per D.U.)

The required parking will be calculated for weekday and weekend conditions for each individual
land use based on the proposed density for individual and collective PDPs, with all totals
rounded up requiring one (1) full space. The greater of the aggregate weekday or aggregate
weekend total, as increased by thirty percent (30%) will serve as the minimum parking required
to serve the cumulative project. Additional parking spaces may be provided above and beyond
this minimum requirement at the discretion of Owner.



EXHIBIT “F”

PUD Ordinance

ARTICLE XXXV Planned Unit Development (PUD)

35.10.00

Intent:

The intent of the Planned Unit Development option is to permit flexibility in the
design and use of residential and non-residential land which, through the
implementation of an overall development plan, when applicable to the site, will:

A. Encourage developments that will result in a long term contribution to social,
environmental and economic sustainability in the City of Troy;

B. Permit development patterns that respond to changing public and private
needs;

C. Encourage flexibility in design and use that will result in a higher quality of
development and a better overall project than would be accomplished under
conventional zoning, and which can be accommodated without sacrificing
established community values;

D. Provide for the long-term protection and/or preservation of natural resources,
natural features, and/or historic and cultural resources;

E. Promote the efficient use and conservation of energy;

F. Encourage the use, redevelopment and improvement of existing sites where
current ordinances do not provide adequate protection and safeguards for the
site or its surrounding areas, or where current ordinances do not provide the
flexibility to consider redevelopment, replacement, or adaptive re-use of
existing structures and sites;

G. Provide for enhanced housing, employment, recreation, and shopping
opportunities for the citizens of Troy;

H. Ensure the compatibility of design and use between various components within
the PUD and with neighboring properties and uses; and

l. Ensure development that is consistent with the intent of the land use plan meeting

the requirements of the Municipal Planning Act or the intent of any applicable corridor or sub-area

plans.



35.20.00

A Planned Unit Development project is viewed as an integrated development concept.
To that end, the provisions of this Article are not intended to be used as a device for
avoiding the zoning requirements that would otherwise apply, but rather to allow
flexibility and mixture of uses, and to improve the design, character and quality of new
development. The use of a Planned Unit Development to permit variations from other
requirements of this Ordinance shall only be approved when such approval results in
improvements to the public health, safety and welfare in the area affected, and in

accordance with the intent of this Article.

Uses Permitted:

The uses permitted within a Planned Unit Development shall be consistent with the intent
of the plan meeting the requirements of the municipal Planning Act or the intent of any
applicable corridor or sub-area plans. If conditions have changed since the plan, or any
applicable corridor or sub-area plans, were adopted, the uses shall be consistent with
recent development trends in the area. Other land uses may be authorized when such uses
are determined to be consistent with the intent of this Article. Physical standards relating
to matters such as building height, bulk, density, parking and setbacks will be determined

based upon the specific PUD plan presented, and its design quality and

compatibility with adjacent uses, rather than being based upon the specific standards
contained in the underlying zoning districts or in those districts within which the
proposed uses otherwise occur. A Planned Unit Development plan, approved in
accordance with the provisions of this Article, replaces the underlying zoning districts as

the basis upon which the subject property is developed and its uses are controlled.



35.30.00

Standards for Approval:

A Planned Unit Development project may be applied for in any zoning district. In
order to be considered for the Planned Unit Development option, it should be
demonstrated that the following standards will be met, as reasonably applicable to
the site:

A. The proposed development shall be applied for by a person or entity who has
the legal right to execute a binding agreement covering all parcels in the PUD.

B. The applicant shall demonstrate that through the use of the PUD option, the
development will accomplish a sufficient number of the following objectives,
as are reasonably applicable to the site, providing:

1.

10.

11.

A mixture of land uses that would otherwise not be permitted without the
use of the PUD, provided that other objectives of this Article are also met;

A public improvement or public facility (e.g. recreational, transportation,
safety and security) which will enhance, add to or replace those provided
by public entities, thereby furthering the public health, safety and welfare;

A recognizable and material benefit to the ultimate users of the project and
to the community, where such benefit would otherwise be infeasible or
unlikely to be achieved absent these regulations;

Long term protection and preservation of natural resources, natural
features, and historic and cultural resources, of a significant quantity
and/or quality in need of protection or preservation, and which would
otherwise be unfeasible or unlikely to be achieved absent these
regulations;

A compatible mixture of open space, landscaped areas, and/or pedestrian
amenities;

Appropriate land use transitions between the PUD and surrounding
properties;

Design features and techniques, such as green building and low impact
design, which will promote and encourage energy conservation and
sustainable development;

Innovative and creative site and building designs, solutions and materials;

The desirable qualities of a dynamic urban environment that is compact,
designed to human scale, and exhibits contextual integration of buildings and
city spaces;

The PUD will reasonably mitigate impacts to the transportation system
and enhance non-motorized facilities and amenities;

For the appropriate assembly, use, redevelopment, replacement and/or
improvement of existing sites that are occupied by obsolete uses and/or
structures;
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12.

13.

14.

15.

16.

17.

A complementary variety of housing types that are in harmony with
adjacent uses;

A reduction of the impact of a non-conformity or removal of an obsolete
building or structure;

A development consistent with and meeting the intent of this Article; and
will promote the intent of the plan meeting the requirements of the
Municipal Planning Act or the intent of any applicable corridor or sub-
area plans. If conditions have changed since the plan, or any applicable
corridor or sub-area plans, were adopted, the uses shall be consistent with
recent development trends in the area.

Includes all necessary information and specifications with respect to
structures, heights, setbacks, density, parking, circulation, landscaping,
amenities and other design and layout features, exhibiting a due regard for
the relationship of the development to the surrounding properties and uses
thereon, as well as to the relationship between the various elements within
the proposed Planned Unit Development. In determining whether these
relationships have been appropriately addressed, consideration shall be
given to the following:

A. The bulk, placement, and materials of construction of the proposed
structures and other site improvements.

B. The location and screening of vehicular circulation and parking areas
in relation to surrounding properties and the other elements of the
development.

C. The location and screening of outdoor storage, loading areas,
outdoor activity or work areas, and mechanical equipment.

D. The hours of operation of the proposed uses.

E. The location, amount, type and intensity of landscaping, and other
site amenities.

Parking shall be provided in order to properly serve the total range of uses
within the Planned Unit Development. The sharing of parking among the
various uses within a Planned Unit Development may be permitted. The
applicant shall provide justification to the satisfaction of the City that the
shared parking proposed is sufficient for the development and will not
impair the functioning of the development, and will not have a negative
effect on traffic flow within the development and/or on properties adjacent
to the development.

Innovative methods of stormwater management that enhance water quality
shall be considered in the design of the stormwater system.
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35.40.00

35.50.00

18. The proposed Planned Unit Development shall be in compliance with all
applicable Federal, State and local laws and ordinances, and shall coordinate with

existing public facilities.

Consistency with Plan:

In the event that an applicant proposes a Planned Unit Development wherein the
predominant use or uses would not be consistent with the intent of the plan
meeting the requirements of the Municipal Planning Act, applicable corridor or
sub-area plans, recent development trends in the area, or this Article, the City may
consider initiating an amendment to the plan or applicable corridor or sub-area
plans. If an applicant proposes any such uses, the applicant shall provide
supporting documentation in advance of or

simultaneous with the request for Concept Development Plan Approval.

Summary of the Approval Process:

A. Step One: Conceptual Development Plan Approval. The procedure for review
and approval of a PUD shall be a three-step process. The first step shall be
application for and approval of a Concept Development Plan, which requires a
legislative enactment amending the zoning district map so as to reclassify the
property as a Planned Unit Development. A proposed Development
Agreement shall be included and incorporated with the Concept Development
Plan, to be agreed upon and approved coincident with said Plan. The Concept
Development Plan and Development Agreement shall be approved by the City
Council following the recommendation of the Planning Commission. Such
action, if and when approved, shall confer upon the applicant approval of the
Concept Development Plan and shall rezone the property to PUD in
accordance with the terms and conditions of the Concept Development Plan
approval.

B. Step Two: Preliminary Development Plan Approval. The second step of the
review and approval process shall be the application for and approval of a
Preliminary Development Plan (preliminary site plan) for the entire project, or
for any one or more phases of the project. City Council shall have the final
authority to approve and grant Preliminary Development Plan approvals,
following a recommendation by the Planning Commission.

C. Step Three: Final Development Plan Approval. The third step of the review
and approval process shall be the review and approval of a Final Development
Plan (final site plan) for the entire project, or for any one or more phases of
the project, and the issuance of building permits. Final Development Plans for
Planned Unit Developments shall be submitted to the Planning Department for
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administrative review, and the Planning Department, with the
recommendation of other appropriate City Departments, shall have final
authority for approval of such Final Development Plans.

35.50.01 Step One: Concept Development Plan Approval:
A. Preapplication Meeting. Prior to the submission of an application for approval
of a Planned Unit Development, the applicant shall meet informally with the
Planning Department of the City, together with such staff and outside
consultants as deemed appropriate by the City. The applicant shall present at
such conference, or conferences, a sketch plan of the proposed Planned Unit
Development, as well as the following information:

1. A legal description of the property and the total number of acres in the
project;

2. A topographical map of the site;
3. A statement as to all proposed uses;

4. The known deviations sought from the ordinance regulations otherwise
applicable;

5. The number of acres to be preserved as open or recreational space and the
intended uses of such space;

6. All known natural resources, natural features, historic resources and
historic features; which of these are to be preserved; and

7. A listing and specification of all site development constraints.

B. Concept Development Plan. Thereafter, a Concept Development Plan
conforming to the application provisions set forth herein shall be submitted. A
proposed Development Agreement shall be incorporated with the Concept
Development Plan submittal and shall be reviewed and approved coincident
with the Plan. Such submissions shall be made to the Planning Director, who
shall present the same to the Planning Commission for consideration at a
regular or special meeting. The Concept Development Plan shall constitute an
application to amend the zoning district map. Before making a
recommendation to the City Council, the Planning Commission shall hold a
Public Hearing on the proposal. Prior to the Planning Commission scheduling
a Public Hearing, the applicant shall arrange for one or more informal
meetings with representatives of the adjoining neighborhoods, soliciting their
comments and providing same to the Planning Commission. The City shall be
advised in advance as to the scheduling and location of all such meetings.

Thereafter, the Planning Commission shall make a recommendation to the
City Council with regard to the Concept Development Plan. A Public Hearing
shall be scheduled before the City Council, at which time they will consider
the proposal along with the recommendations of the Planning Commission,
the City staff, and comments of all interested parties. The City Council shall
then take action to approve, approve with conditions, or disapprove the
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Concept Development Plan. The City Council shall set forth in their resolution
the reasons for such action, including any reasons for denial.

C. Application. The application for approval of a Concept Development Plan shall
include the following information and materials, which shall be in a plan
format together with a narrative explanation:

1.

10.

Development Concept: A summary explanation of the development
concept of the proposed Planned Unit Development. The Concept
Development Plan shall describe the project and explain how the project
will meet the intent of the PUD option as set forth in Section 35.10.00 and
the criteria for consideration as a PUD as set forth in Section 35.30.00
hereof, as those sections reasonably apply to the site.

Density: The maximum density of the overall project and the maximum
density for each proposed use and phase.

Road System: A general description of the road system and circulation
pattern; the location of roads, entrances, exits and pedestrian walkways; a
statement whether roads are intended to be public or private.

Utilities: A general description and location of both on-site and off-site
utilities including proposed water, sanitary sewer, storm sewer systems
and utility lines; a general indication of the size and location of stormwater
detention and retention ponds, and a map and text showing off-site
utilities, existing and proposed, which will provide services to the project.

Open Space/Common Areas: A general description of proposed open
space and common areas; the total area of open space; the total area of
open space in each proposed phase; the proposed uses of open space and
common areas.

Uses: A list of all proposed uses; the location, type and land area to be
devoted to each use, both overall and in each phase; a demonstration that
all of the proposed uses are permitted under this Acrticle.

Development Guidelines: A plan of the site organization, including typical
setback and lot dimensions; the minimum lot sizes for each use; typical
minimum and maximum building height and size; massing models;
conceptual building design; and the general character and arrangement of
parking; fencing; lighting; berming; and building materials.

Parking and Traffic: A study of the parking requirements and needs; a
traffic impact study and analysis.

Landscaping: A general landscaping plan; a landscape plan for entrances;
a landscape plan for overall property perimeters; any theme/streetscape
design; any proposed irrigation.

Natural Resources and Features: Floodway/floodplain locations and
elevations; wetlands and water courses; woodlands; location and
description of other natural resources and natural features.
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11.

12.

13.

14.
15.

16.
17.

18.

19.

20.

Phasing Information: The approximate location, area and boundaries of
each phase; the proposed sequence of development, including phasing
areas and improvements; and the projected timing for commencement and
completion of each phase.

Public Services and Facilities: A description of the anticipated demand to
be generated by the development for public sewer, water, off-site roads,
schools, solid waste disposal, off-site drainage, police and fire; a
description of the sufficiency of each service and facility to accommodate
such demands; the anticipated means by which any insufficient services
and facilities will be addressed and provided.

Historical Resources and Structures: Their location, description and
proposed preservation plan.

Site Topography.

Signage: General character and location of entrance and internal road
system signage; project identification signage; and temporary or
permanent signage proposed for any other locations.

Amenities.

Zoning Classification: Existing zoning classifications on and surrounding
the site.

Specification Of Deviations: A specification of all deviations proposed
from the regulations which would otherwise be applicable to the
underlying zoning and to the proposed uses, which are proposed and
sought for any phase or component of the Planned Unit Development; the
safeguards, features and/or planning mechanisms proposed to achieve the
objectives intended to be accomplished by any regulation from which a
deviation is being sought.

Community Impact Statement: A community impact statement, which
shall provide an assessment of the developmental, ecological, social,
economic and physical impacts of the project on the natural environmental
and physical improvements on and surrounding the development site.
Information required for compliance with other ordinance provisions need
not be duplicated in the community impact statement.

Environmental Impact Statement: An environmental impact statement in
accordance with the provisions of Article VII of this Chapter shall be
submitted.

D. Standards for Approval. In making a determination as to whether to approve a

proposed Planned Unit Development proposal, the Planning Commission and
the City Council shall be guided by the intent and criteria as set forth in
Sections 35.10.00 through 35.40, as reasonably applicable to the site.

E. Planned Unit Development Agreement. In conjunction with a request for
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Concept Development Plan approval, the applicant shall submit one or more
proposed documents which, when agreed upon by all parties, shall serve as the
PUD Agreement. As a part of the Concept Development Plan approval
process, the applicant and the City Council shall each authorize execution of a
PUD Development Agreement. The PUD Development Agreement shall
include, but shall not be limited to, items such as the following:

1. A summary description of the nature and character of the proposed
development, including uses, densities and site improvements as
approved in the Concept Development Plan.

2. A statement of the conditions upon which Conceptual Development
Plan Approval by the City Council is based, with particular attention
given to those conditions which are unique to this particular PUD Plan.
These conditions may include matters such as, but not limited to,
architectural standards, building elevations and materials, site lighting,
pedestrian facilities, and landscaping.

3. A summary of the public improvements (streets, utilities, etc.) and any
other material benefits offered by the applicant, which are to be carried
out in conjunction with the proposed PUD development, along with a
summary of the financial guarantees which will be required and
provided in order to ensure completion of those improvements, as well
as the form of such guarantees which will be acceptable to the City.

4. A document specifying and ensuring the maintenance of any open
space or common areas contained within the PUD development (e.g.
through a property owners association, or through conveyance to the
City with maintenance deposit, etc.).

Upon the granting of Concept Development Plan approval, the
Planned Unit Development Agreement shall be recorded in the office
of the Oakland County Register of Deeds by the City of Troy,
referencing the legal description of the subject property.

5. A statement that if there is a conflict between the Zoning Ordinance, the
Conceptual Development Plan and the Planned Unit Development
Agreement, the Planned Unit Development Agreement shall control.

Effect of Concept Development Plan Approval. If the City Council
approves the Concept Development Plan and the Development
Agreement, the zoning map shall be amended to designate the property as
a Planned Unit Development. Such action, if and when approved, shall
confer Concept Development Plan approval for five (5) years (herein to be
referred to as CDP Period). The five year CDP Period commences upon
the effective date of adoption of the ordinance that rezones the parcel to
PUD by City Council.
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During the CDP Period, the applicant shall be permitted to submit at least one
(or more, at the option of the applicant, if the project is proposed in phases)
Preliminary Development Plan application(s), seeking Preliminary
Development Plan approval in the manner hereinafter provided. Upon the
submittal of the first Preliminary Development Plan for one or more phases of
the PUD project, the five (5) year expiration period shall no longer apply to
the CDP and the CDP shall remain in full force and effect for the development
of the entire PUD project, including without limitation, the development of all
future phases of the entire PUD Property. Any submittals of Preliminary
Development Plans shall comply with all the requirements of Section 3.43.00
of the Troy Zoning Ordinance for Preliminary Site Plan submittals and any
additional requirements of the Planning Department reasonably needed to
demonstrate consistency with the CDP and compliance with Section 35.50.02.
Any Preliminary Development Plans that do not comply with these
requirements shall not be considered submittals for purposes of this
Paragraph. After submittal of the first Preliminary Development Plan, the
timing for the issuance of permits and construction of the PUD project and/or
all future phases, shall, be determined as set forth in Section 35.50.02.G.

Upon the request of the applicant, prior to the expiration of the Concept Development
Plan, the City Council may extend the expiration date of the Concept Development
Plan. In determining whether to extend the expiration date of the Concept
Development Plan, approval of an extension may be granted if the ordinances and
laws applicable to the project have not changed in a manner which would
substantially affect the project as previously approved.

In the event of the expiration of the Concept Development Plan, the applicant may
either make application for a new Concept Development Plan or make application for
some other zoning classification. Following Final Development Plan Approval for
one or more phases or for the entire PUD, no use or development of the subject
property may occur which is inconsistent with the approved Final Development Plan
and Development Agreement. There shall be no use or development of the subject

property until a new concept development plan or rezoning is approved.

35.50.02 Step Two: Preliminary Development Plan Approval:

A. Development of property classified as a PUD shall require Preliminary
Development Plan approval, which shall be granted by City Council following
a recommendation by the Planning Commission. Application(s) shall be
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submitted to the Planning Commission and City Council for review and
approval consistent with the approved Concept Development Plan.

. Preliminary Development Plan approval may be applied for and granted with
respect to the entire PUD development or as to one or more phases. However,
if the project is developed in phases, the design shall be such that upon
completion, each phase or cumulative result of approved phases shall be
capable of standing on its own in terms of the presence of services, facilities,
and open space, and shall contain the necessary components to ensure
protection of natural resources and the health, safety, and welfare of the users
of the Planned Unit Development and properties in the surrounding area.

The Preliminary Development Plan shall specify the public improvements
required to be constructed in addition to and outside of the proposed phase or
phases for which

approval is sought, which are determined to be necessary in order to support
and
service such phase or phases.

Further, the Preliminary Development Plan may require the recordation of
permanent or temporary easements, open space agreements, and other
instruments in order to ensure the use and development of the public
improvements on the property as proposed and/or to promote and/or protect
the public health, safety and welfare in a manner consistent with the intent and
spirit of this Article.

. Following receipt of an application for Preliminary Development Plan
approval for either the entire PUD development, or for any one or more
phases thereof, the Planning Commission shall conduct a public hearing to
determine that:

1. The Preliminary Development Plan continues to meet and conform to the
criteria for, the intent of and the objectives contained in the approved
Concept Development Plan. In the event that the Planning Commission
determines that the Preliminary Development Plan does not continue to
meet or conform to the criteria for, the intent of and/or the objectives
contained in the approved Concept Development Plan, The Planning
Commission shall make this determination a part of their recommendation.
If City Council determines the Preliminary Development Plan does not
conform to the Concept Development Plan, the applicant shall either
revise the Preliminary Development Plan to so conform, or, shall seek an
amendment to the Concept Development Plan in accordance with Section
35.70.00 hereof; and

2. The Preliminary Development Plan meets the requirements, standards and
procedures set forth Section 03.40.00 et seq. (Site Plan Review/Approval)

18



of the Zoning Ordinance and any other applicable requirements as set
forth in this Article.

D. Except as herein otherwise modified, Preliminary Development Plan approval
shall be based upon the requirements, standards and procedures set forth
Section 03.40.00 et seq. of the Zoning Ordinance (Site Plan
Review/Approval). In addition to the information required in such Section, the
applicant shall also submit the following:

1. A demonstration, including map and text, that the requirements of Section
35.50.02.B hereof have been met.

2. To the extent not provided by the information submitted in accordance
with Section 03.40.00 et seq. of the Zoning Ordinance, the following
additional information and documentation shall be submitted:

a. Sufficient information to demonstrate compliance with any applicable
project design standards as approved during Concept Development
Plan review.

b. A site plan showing the type, location and density of all structures and
uses.

c. A plan showing all open spaces, including preserves, recreational
areas, and historic resources, including but not limited to all similar
such uses and spaces, and the purpose proposed for each area.

d. Expert opinion of an independent consultant with regard to a market
need for the use or uses proposed and the economic feasibility of the
project.

e. A specification of all deviations proposed from the regulations which
would otherwise be applicable to the underlying zoning and to the
proposed uses. This specification shall state the reasons and
mechanisms to be utilized for the protection of the public health, safety
and welfare in lieu of the regulations which would otherwise apply to a
traditional development.

f. Additional landscaping details as required by the Planning
Commission and/or the City Council in order to achieve a specific
purpose consistent with
the spirit of this Article.

g. The general improvements which will constitute a part of each phase
or phases proposed, including, without limitation, lighting, signage,
visual and noise screening mechanisms, utilities, and further including
the aesthetic qualities of the general improvements.

E. The Planning Commission shall proceed with the review of a Preliminary
Development Plan in the manner herein specified and in accordance with the
provisions of Section 03.40.00 et seq. of the Zoning Ordinance. The Planning
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Commission shall provide a recommendation to City Council who shall have
the authority to approve or deny the Preliminary Development Plan.

F. At the conclusion of the Planning Commission’s review, the Planning
Commission shall either recommend approval of the Preliminary
Development Plan, with or without conditions, or recommend denial. If the
Planning Commission recommends denial, the minutes of the meeting shall
include the reasons for recommending denial. If approval is recommended
with conditions, the minutes shall include a statement of the conditions.

G. Following receipt of the Planning Commission’s recommendation of a
Preliminary Development Plan, the City Council shall conduct a public
hearing to determine that:

1. The preliminary development plan continues to meet and conform to the
criteria for, the intent of and the objectives contained in the approved
Concept Development Plan. In the event that the City Council determines
that the Preliminary Development Plan does not continue to meet or
conform to the criteria for, the intent of and/or the objectives contained in
the approved Concept Development Plan, the City Council shall deny the
application. If City Council determines the Preliminary Development Plan
does not conform to the Concept Development Plan, the applicant shall
either revise the Preliminary Development Plan to so conform, or, shall
seek an amendment to the Concept Development Plan in accordance with
Section 35.70.00 hereof; and

2. The preliminary development plan meets the requirements, standards and
procedures set forth in Section 03.40.00 et seq. (site plan review/approval)
of the zoning ordinance and any other applicable requirements as set forth
in this article.

A. City Council’s approval of the Preliminary Development Plan shall be effective for a
period of three (3) years, during which period of time the applicant is authorized to
submit a Final Development Plan (final site plan, engineering and construction plans)
for site improvements, together with all other documents necessary for Final
Development Plan approval and the issuance of Building Permits. The applicant may
apply to the City for extension of the three (3) year period for approval of the
Preliminary Development Plan.

35.50.03 Step Three: Final Development Plan Approval:

Upon receipt of Preliminary Development Plan approval, the applicant shall be entitled
to submit a Final Development Plan for the entire development (or one or more phases) to the

Planning Department for its review and approval, and the Planning Department
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shall have final authority for the review and approval of Final Development Plans. In

conjunction with the application for approval of a Final Development Plan, the applicant shall submit

evidence of completion of the Preliminary Development Plan Approval process in accordance with

this Article. Following their review of the Final Development

Plan, the Planning Department shall approve, approve with conditions, or disapprove

the Final Development Plan. In the event of denial, the Planning Department shall set forth in writing

the reasons for such action. Construction shall commence in accordance with the Final Development

Plan within two (2) years from the date of approval. The applicant may apply to the Planning

Commission for an extension of the one (1) year period within which to commence construction upon

good cause shown.

35.60.00

35.60.02

Amendment or Abandonment:

35.60.01 Any proposed amendment of the Planned Unit Development which seeks
to alter the intent, the conditions or terms of the Concept Development Plan as approved
and/or the terms or conditions of Final Development Plan approval, shall be presented to
and considered by the Planning Commission and the City Council at Public Hearings,

following the procedures set forth for Concept Development Plan approval.

Abandonment of Concept Development Plan: Following any action evidencing

abandonment of the Concept Development Plan, whether through failure to proceed
during the Concept Development Plan period as required under this Article, or through
notice of abandonment given by the property owners, applicants or their successors, the
City Council shall be entitled to take any necessary and appropriate action to rescind the
Concept Development Plan approvals, to invalidate any related Development
Agreements, and to rezone the subject property from PUD to an appropriate

classification. Abandonment shall be deemed to rescind any and all rights and approvals
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35.60.03

granted under and as part of the Concept Development Plan, and the same shall be
deemed null and void. Evidence of such actions shall be recorded in the office of the

Oakland County Register of Deeds, and referenced to the subject property.

(Rev. 04-02-07)

PUBLIC NOTICE FOR PLANNED UNIT DEVELOPMENT PUBLIC HEARINGS:

A.For public hearings required with respect to a Planned Unit Development, notice
shall be given not less than 15 days before each public hearing at which the Planned
Unit Development will be considered. Notice shall be given by publication in a

newspaper that circulates in the City of Troy, and by personal delivery or mailing to

the following:

1. The applicant.

2. The owner(s) of the property, if the applicant is not the owner.

3. The owners of all real property within 300 feet of the boundary for the property
for which approval has been requested, as shown by the latest assessment roll,
regardless of whether the owner and property is located within the City of Troy.

4. The occupants of any structures within 300 feet of the boundary for the property
for which the approval has been requested, regardless of whether the owner and
property is located within the City of Troy.
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35.60.03

35.60.04

B. The notice shall include:

1. The nature of the Planned Unit Development being proposed.

2. The property(ies) for which the request has been made.

3. Alisting of all existing street addresses within the property(ies) which is(are)
the subject of the proposed Planned Unit Development. Street addresses do
not need to be created and listed if no such addresses exist. If there are no
street addresses, another means of identification may be used.

4. The location where the application documents can be viewed and copied
prior to the date the application will be considered.

5. The date, time and location of when the hearing on the application will take
place.

6. The address at which written comments should be directed prior to the
consideration.

(Enacted: 09-18-06; Effective: 10-01-06)

Abandonment of Preliminary Development Plan: Approved Preliminary
Development Plans for which a Final Development Plan has not been submitted
as required under Section 35.50.02.G., shall be considered abandoned for the
purposes of this Article. The applicant may request a twelve month extension of
Preliminary Development Plan approval, which will be considered and acted upon
by the City Council following a Public Hearing. A written request for extension
must be received by the City before the expiration of the three year Preliminary
Plan Approval period.

Abandonment of Final Development Plan: Approved Final Development Plans,
upon which construction does not commence within a two year period from the
date of a Final Development Plan approval, shall be considered abandoned for the
purposes of this Article. The applicant may request a twelve month extension of
Final Development Plan approval, which will be considered and acted upon by
the City Council following a Public Hearing. A written request for extension must
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35.70.00

35.80.00

be received by the City before the expiration of the two-year Final Plan Approval
period.

Appeals:

The Board of Zoning Appeals shall have no authority in matters covered by this
Article. Modifications to plans or proposals submitted under this Article shall be
processed in accordance with the amendment procedures covered under Section
35.60.00 hereof.

Violations:

Any violation of the approved PUD Final Plan or the PUD Agreement shall be considered
a violation of the Zoning Ordinance, which shall be subject to the enforcement actions
and penalties described in Section 02.50.00 of the Zoning Ordinance.

(Rev. 04-02-07)
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EXHIBIT “G”

Deviations from Development Standards

1. The City acknowledges that Owner shall be entitled to submit for final engineering approval
for sanitary sewer, water main and any public storm sewer systems or other public utilities prior to the
fist PDP application for the PUD Property.

2. The proximity of buildings along street corridors will require that all proposed utilities be
placed under road or sidewalk pavement and proposed easements for public utilities overlap each
other.

3. Prior to obtaining final PDP approval, the City will allow Owner to make submittals intended
for review of final engineering plans including grading and soil erosion.

4. Owner shall be entitled to install sanitary sewers at a minimum depth from top of curb (or road
centerline if uncurbed) to the top of any sanitary sewer of five feet (5°-0”) at local control points, and
at locations where the sewer grade is parallel to the road grade.

5. Improved open drains (including, without limitation, bio swales, infiltration trenches and rain
gardens) may be permitted upon special circumstances, with Engineering Department approval. The
open drains shall be designed to include the following:

@) Side slopes no steeper than six (6) horizontal to one (1) vertical, where such slopes
abut the development being proposed.

(b) Four (4) to one (1) slopes, with four (4) foot chain link fencing, may be considered,
with the approval of the City Engineer, along a development boundary.

6. Owner shall be entitled to install HDPE or corrugated metal storm sewer pipe in lieu of
concrete.
7. Owner may install fire hydrants within the standard twenty five (25”) feet set back from street

intersections, provided such installation is not closer than ten (10°) feet from such intersections.
Additionally, steel post (or bollards) may not be required if they detract from the overall design.
Protection of hydrants may be accomplished by alternate methods (including, without limitation,
landscape islands).

8. Owner may install fire hydrants within the standard twenty five (25”) foot set back from any
building provided such fire hydrants will not be located within the road or at similar inappropriate
locations.

9. Owner shall be entitled to install roads within the project which include a width of twenty
eight (28”) feet, B-C to B-C.
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10. Owner shall be entitled to provide for a vertical curve of the road which is less than one
hundred (100°) feet, where appropriate.

11. Owner shall be entitled to include pavement radii that are less than twenty (20°) feet.

12. Roads which are internal to the project may not have curbs, when approved by the City
Engineer.

13. Owner shall not be obligated to comply with the standard of Air Entraining Portland Cement,
Type | -A, A.S.T.M. Designation C-150 in the areas where Owner elects to use porous pavement.

14. Owner shall not be obligated to comply with the concrete standard of M.D.O.T. Grade 35P; a
concrete mix proportion of one (1) part cement, one and one-half (1 ¥2) parts fine arrogate and two (2)
parts coarse aggregate measured by volume with a maximum of six (6) gallons of water per sack of
cement; and attain a minimum compressive strength on 3,500 p.s.i. after twenty-eight (28) days, in
those areas where Owner elects to use porous pavement.

15. In connection with the completion of construction on Phase 1, Owner shall have no obligation
to install deceleration lanes along Coolidge Highway and or Cunningham Road.
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EXHIBIT “H”

Offsite Traffic Improvements

Big Beaver Road:

1. Remove unsignalized EB to WB crossover immediately east of Cunningham
Drive.

2. Relocate existing signalized WB to EB crossover approximately 300 feet to the
west.

Coolidge Highway:

1. Construct SB to NB crossover with 100 feet of storage approximately 100 feet
north of Big Beaver Road.

2. Remove existing SB to NB crossover located at Somerset North southern
driveway.

3. Construct SB right turn deceleration lane at Pavilions Drive 7 (as identified in
The Pavilions of Troy CDP Book) with 50 feet of storage and 75 foot taper.

4. Remove existing NB to SB crossover located between Somerset North southern
driveway and Somerset North northern driveway.

5. Construct NB duel left turn lanes within 350 feet of storage at Pavilions Drive 6
(as identified in The Pavilions of Troy CDP Book)/Somerset North driveway.

6. Construct SB right turn deceleration lane at Pavilions Drive 6 (as identified in
The Pavilions of Troy CDP Book) with 100 feet of storage and 75 foot taper.

7. Install three phase traffic signal at the Pavilions Drive 6/Somerset North northern
driveway.

8. Construct exclusive EB left turn lane on Cunningham Drive with 300 feet of
storage and an appropriate taper per the Road Commission for Oakland County standards.

9. Construct exclusive WB right turn lane on Cunningham Drive with 150 feet of
storage and an appropriate taper per the Road Commission for Oakland County standards.
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10. Re-stripe SB right turn lane at Cunningham Drive to operate a shared
through/right turn lane. Minimal modifications will be necessary to the median south of
Cunningham to provide for proper transition.
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EXHIBIT |

CONCEPTUAL DEVIATIONS TO SIGN ORDINANCE

1. Sign Measurement. The area of any sign will be measured by enclosing the text and/or
logos that comprise the sign’s language within a parallelogram or rectangle. Architectural
features such as decorative walls, columns, planting areas and water features are not
considered to be part of the sign for measurement purposes.

2. Corner ldentity (Southeast corner of the site at the intersection of Big Beaver Road and
Coolidge Highway)

Minimum Setback | Maximum Height | Maximum Area

20 ft 25 ft 200 sq. ft.

3. Entries to Pavilions of Troy (Vehicular entrances to the site from Big Beaver Road,
Coolidge Highway and Cunningham Drive)

Minimum Setback Maximum Height | Maximum Area
10 ft 20 ft 200 sq. ft.
_(but 30 ft from existing residential district)

4. Directories
Up to four directories will be located within the site, to assist in way-finding. Directories
will be a maximum of 10 feet and 50 sg. ft. per side.

5. Theater
The theater will have two dedicated ground signs, one on Big Beaver and one on Coolidge.
The theater sign can be up to 30 feet tall and up to 200 Square Feet in area.

6. Wall Signs Facing External Streets (Big Beaver Road and Coolidge Highway)
Wall signs facing external streets will be allowed any number of wall signs, such that the
total combined area of all wall signs shall not exceed 10% of the wall.

7. Wall Signs Facing Internal Streets (any street within the site, including Cunningham)
Wall signs facing internal streets will be allowed any number of wall signs, such that the total
combined area of all wall signs shall not exceed 20% of the wall.

8. Signs Adjacent to Existing Residential Neighborhood (North of New Road)
In recognition of the existing residents along Babcock, the required setback for ground signs
from adjacent residentially zoned property will be the same as for buildings within the zoning
district, and no sign will be located closer than 100 feet to any property line of an adjacent R-
1 District, except when adjacent to the church, where a 10 foot setback will be maintained.
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10. Miscellaneous Signs
Incidental, directional, and other noncommercial signs such as parking garage signage and
accessory wayfinding that serve to direct or inform the public shall be permitted in any

number up to 40 sq. ft.
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EXHIBITJ

APPROVED OUTDOOR ENTERTAINMENT EVENTS

Owner will not be obligated to obtain a special event allowance or similar approval for
the following events (including any uses incidental to such events):

Outdoor Music Performances

Outdoor Theater

Outdoor Puppet Shows

Outdoor Movies

Carnivals

Farmer’s Markets

Theme markets (i.e. Starbucks Festival)

Tastes of the Town

Festivals

Seasonal Celebrations (i.e. Oktoberfest)

Car/Motorcycle Shows

Parades

Ice Rink Performances

Charitable Events (i.e Host for Race for Cure, Walk-a-thons)
Sports Events (i.e. 5-K, 10-K, Marathon, Bicycle Races, etc.)

The foregoing events (including any uses incidental to such events) shall be subject
to the following:

(1)  Such events shall not create a “nuisance”, as that term is defined in the Troy
Ordinances, to any property or persons outside of the boundaries of the PUD Property. For
purposes of this paragraph only, the PUD Property shall be deemed to include Cunningham
Road between Big Beaver Road and Coolidge Road.

(2)  If any such event occurs partially on site and partially offsite (i.e., parade, 10k run,
marathon), then Owner shall obtain a special event permit for that portion of the event
occurring offsite.

(3) If any event requires extra services to be performed by the City (i.e., police and fire

services, clean up), then Owner shall reimburse the City for the incremental cost of such
additional services.
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EXHIBIT K

SOUARE FOOTAGE CALCULATION

1. For purposes of retail use, the Square Footage shall be equal to 92.5% of the
retail gross building area (as that term is defined by the Troy Ordinances). For example, if
the part of a building used for retail use has a gross building area of 1,000 square feet, then
such building shall be deemed to contain 925 square feet of retail use, which will be
counted against the 500,000 square feet of retail use allowed hereunder.

2. For purposes of office use, the Square Footage shall be equal to 90% of the
office gross building area (as that term is defined by the Troy Ordinances). For example, if
the part of a building used for office use has a gross building area of 1,000 square feet, then
such building shall be deemed to contain 900 square feet of office use, which will be
counted against the 300,000 square feet of office use allowed hereunder.

For purposes of these calculations, gross building areas for vertical penetrations

(such as, without limitation, elevators, vertical shafts, lobbies, stairs and atriums) relating
to uses located above the retail use shall be attributable to the such above located use.
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Kathy Czarnecki

From: Mark F Miller

Sent: Friday, October 05, 2007 7:18 AM
To: Brent Savidant; Kathy Czarnecki
Subject: FW: Pavilions proiect

From: Cynthia A Stewart

Sent: Thursday, October 04, 2007 4:44 PM

To: Phillip L.. Nelson; Brian P Murphy; Mark F Miller
Subject: FW: Pavilions project

From: Barry and Susan McBride [mailto:bsuemcbride@wowway.com]

Sent: Thursday, October 04, 2007 4:44 PM
To: Louise Schilling; dave@lambert.net; rbeltram@wideopenwest.com; cristinabroomfield@yahoo.com; Wade Fleming;

Mthowiyl@umich.edu; stinejm@wwnet.net
Cc: Cynthia A Stewart
Subject: Pavilions project

I live in the neighborhood to the north of the project and have attended meetings hosted
by Hunter. | have also been a visitor to the Reston project. Beyond that, | will state
proudly that as a 20 year docent at the Cranbrook Art Museum, | have been exposed to
fine design. As well, | have visited cities in many parts of the world. | have followed
architectural trends and learned from environmentalists so possess some wisdom of the
ages.

I accept that the Pavilions will be our neighbors. | hope it will prove to be the amiable
arrangement that we have experienced with Somerset North. You have your work cut out
for you as you wrestle with a project that appears to be too dense and is not integrated
well into the Big Beaver-Coolidge corner. it has been suggested that the proposal should
be angled in the direction of the corner. | think that idea has a great deal of merit and
should not be ignored.

Hunter has told us that building green isn't an option due to cost. Why is that off the table
when you are talking up green at every other opportunity? How fine it would be to think of
this as a Pavilion of Pride.

This project is a ten year project. Will it be relevant to our life in Troy at that time? |

see little that makes me proud or excited in the plans. We are the folks who will inhale the
dust and hear the noise for the next decade and so far we have 100 feet of grass to
absorb all of this commotion. | think we can do better than that.

Thank you for your vigilance and your devotion to your duties. Sincerely, Susan McBride



15399 Witherbee
Troy, Michigan 48084-2533
October 4, 2007

City Council
City of Troy
500 West Big Beaver

Troy,

MI 48084

Dear City Council, City Manager, Planning Commission, Planning Department, and

Fellow Citizen and Neighbors:

The enclosed master plan and related information enclosed are a response to the
comments made at the City Council meeting on September 24, 2007.

I.

LR

N

6.

The new development should on the northwest corner of Big Beaver and Coolidge
form a corner for the City entrance courtyard hub space with its plaza and provide
direct pedestrian access to the core of the new development. This should be
implemented in the first phase. Regardless of tough economic times initial
development will appear complete and become a screen for later development.

City entrance sculpture should be city scale, not a building landscape element.

Development along Big Beaver West of Coolidge should have more
floors/general common height and utilized zoning (see density and height pg 3-9
building massing) provide front access benefits for investors and assists the City
in defining Big Beaver as a linear space. This portion of the development should
also be included in the first phase.

Developer wants to maximize square footage development of site by using a north
to south grid system with simplicity of structural system and its lower costs.
{Note: Curved walls of interior “Villuge Green™ is costlier in structure and
construction and style foreign. A pavilion 1s defined as “an open building often in
a Garden or Park.” What was shown belongs in urban classical Rome, Italy.}

North Cummingham is relocated as indicated in developer’s sheet Land Usage
Conceptual Plan 3-6.Housing located south of the north ring road enables direct
pedestrian safe access to Village Green. Note: Adjoining North neighbors did not
want development close to them as originally planned.

There should be pedestrian access {rom the northwest and northeast. There
should not be access across Coolidge from roadway between North Parking
Garage and North Somerset to new development. Safety is enhanced. Number of
traffic lights along Coelidge is to be mimmimized. (Note: A costly proposed



pedestrian bridge from North Parking Garage across Coolidge has limited use and
interferes with tvpe traffic below and contuses drivers,)

7. Development should recognize City's national asset. The Kresge Foundation.

%, With maximum building and paved development on the site there is concern for
“Urban Heat Islands™ impact. (Note: Pavement could be gray perforated and
ccological. In Europe. pavements often are gray cobblestone.) Since
Jevelopment on site 1s maximized green roofs twhich people would enjoy using)
should surround the interior core development creating a center having both the
benetits of Town and Country.

Negative gated image of two meaningless Guard house pavilions at Main entrance
are removed.

This revised master plan answers the above concerns and unified (not divides)
Somerset Collection and the new development. The aims of the Big Beaver Corridor
Study are achieved.

Sincerely,

i —
//a'(.A/L' E%f %V&
Puul Chu Lin, Architect NCARB

ducater
Master Planner
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Development

How to

-+

make

most of sprawl

M Communities need
to create an identity so

they capture benefits
of town and country.

*

By Joel Kotkin

The battie's over. For half a
century, legions of planners, ur-
banists, environmentalists and
big city editorialists have waged
war against sprawl. Now it's
time to call it aday and declare a
victor.

The winner i3, ves, sprawl.

Since 1940, more than 9o per-

cent of US.

Joel Kotldn, metropolitan
an lrvine population
sertor fellow w[h has tak-
at the New en place in the
America suburbs.
on oy oo
urban and out of three
burt people in the
history at the nation's metro
Southern areas are sub-
California urban dwellers,
instiite of ~ “The  burbs”
Architecturs.  have become
- the homeland

of American

success, with
an increasing share of our na-
tional wealth and halfthe pover-
ty of the urban core.

During the next quarter cen-
tury, according to a Brookings
Institution study, the nation wilt
add so percent to the current
stock of houses, offices and
shops — the great majority tak-
ing place in lower-de nsity Joca-

Model suburhs

Examples of suburbs with ur-
ban-like features:

8 The Chicago suburb of Naper-

ville, I, has a well-appointed
old town center and a riverside

park.

& Valenica, Calif., has a well-

defined town center, paths for

pedestrians and cychists, a lake

and a range of housing types,

Source: joel Kotkin

tions, not traditional inner ci-
ties.

Once we acknowledge this
reality, we can turn to the task of
making the best of it. Tn terms of
space, quality of life, safety and
privacy, the suburbs have given
us much more of what we call
the American Dream than cities
ever could. What they have
failed to do, ofien miserably, is
to live up to their promise ol be-
coming self-contained, manage-
able communities that can both
coexist amiably with the natural
environment and offer a sense
of identity. )

The great challenge of the
215t century, not W mention the
main eccnemic oppertanity,
lies in transforming suburban
sprawl into something more ef-

ficient, interesting and hurmnane. -

City living won't die; instemd,
it likely will become, as uchan
analyst Bill Fulton has put it, pri-
marily a “niche lifestyle™ pre-
ferred mostly by the youny, the
chitdless and the rich.

Please see SPRAWL, Paye ca

Wontinued from Page 74

o~ But just as cities won't prosper if
¥ dont't cater to the niche resident,
~vhe suburbs must evolve from a pale

X
FrEny

some newer developments, such as
Valencia in Southern California. With
a well-defined town center, paths for
pedestrians and cyclists, 3 lake and a

%ension of the city into something
re a self-sustaining archipela-
3 of villages. THis concept Fas 18
“Fots In the fate 19th and earfy 2mh

I Y tEnturies, when visionaries like writ-
s et HG. Wells saw movement to the

-

(SRR
z

- pe‘npherv as a bold alternative to the

- horrors of the contermporary industri-

af city.
"_3: Perhaps the most mﬂuential advo-

=weite of suburbia was British planner
" Frder, disease and crime of the Bd-

ian industrial metropolls, he ad-
J’wcated peripheral “garden cities*
%:f-:ontamed towns with pleasant

ttages and their own employment
“Town and country must be

Howard. Horrified by the

range of nousing types, Valencia is
closer to a traditional village environ-
ment thzn the prototypical sprawl
suburb,

With this new development has
come the construction of large-scale
cultural and religious institutions in
the periphery. At a time when down-
town churches are closing, new
churches, as well as synagogues,
mosques and Hindu temples reflect-
ing suburbia's growing ethnic diversi-
ty, are rising,

Village environments might also
provide an affordable housing alter-
native for people who want'to be in-
the suburbs. but can't yet

)ﬁarried_ Howardﬁeached “and out
_%.0f this joyous union will spring a new
' fope, a new life, a new civilization”
%~ Vet the suburbs have largely failed
EY creating Howard’s “new civiliza-
Ftion.” They lack a basic definition of
Pwhat they are, and the boundaries be-
ween them are often vague, This is
rawls least admirable quality: It
uices vast “slurbs” of undlstln—
EIHSM unappealing space.

Yet build thetn; and people come.
1t's amnazing, given that suburbs ofien
suffer from a deadening tack of things
ta do. Then there’s the traffic.

Tronicaily, this may prove the new
imperative for suburbia’s evolution.
With transif to downtowns and other
sburbs ‘increasingly dicey suburbs
are being forved to supply an ever-
wider array of basic needs, from cul-
tural infrastructure to shopping and
husiness services.

The urbanization of suburbia —
the creation of a more sophisticated,
self-sufficient community — 15 al-
ready beginning. Cities are restoring
the commecrcial cores of what had
once been dutonomous small towns.
Dften devastated by malls and big-
bux shopping centers, these down-
towns once gave suburban towns a
sense of distinctiveness — something
many now wish to recover. Other
places are attempting to create whole
new communities, with their own de-

fined town centers complete with
fine restaurants and smart shops.

lor example, Naperville, IIL, has
grown from another Chicago suburb
into a definahble place, with a well-ap-
pointed old town center and a river-
side park. “Our downtown is what
keeps us together,” says Christine Jef-
{ries, a civic leader In the commurity
of 138,000, “It gives us an identity”

‘This new principle can be seen in

ks

,{. &k Iu}';; D U..‘..‘. *

, about spraw! and start leami
! to make better the places that most of

much-desired “single-family house,

could ofter a congenizl environ-
ment for singles and younger couples
without children.

This redefinition of suburbia into
somepiace mare diverse, interesting
and multifaceted represents one of
the most revolutionary developments
of our times. It provides us with an
opportunity to stop complaining
how

us have chosen as home,

Distributed by the Washington Post.
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Hot times in the city

]

High-density deveiopment can
create “urban heat islands’ that
may add to global warming.

By ALI MODARRES

08 ANGELES acceierating
quest to ereate centers of
higher population density —
especiaily downtown, in Hoi-
Iywood and in Mid-Wilshire
— 'may be on a eollision
course with Callfornis's eru-
sadc to slow glonal warming by reducing
its yreenhouse gas ermissions. And the po-
tenifal trouble comes from an unlikely
sauree -~ buiidings.

High-density development s usually
considered environmentally friendly if it
veeurs near suknay, rait or bus lines, and
prople in abandon thelr curs to get
around. But unless people aciually do
Take advantage of pulilie transit and re-

ciade their energy consarnption, the envi-
runmenial costs may cutweigh the ben-
efEs.

One elfect of high-densily develop-

- ment Thaf can potent [y 1N0Tes 56 SHergy
ronsumption is @ phenomenon knoewn as
the “urbar heat [slend.  TRIS 16 JIncipay.
caused by L8 CONSLNICLON MALEHEs —
Drick, conerete, asphalt, stons and oTner
SUDSIances — USed nost O1ten i DUNOR
Central Clies. Because Lhese MAalenas Te-
tain heal and coOF SlOwly, ey TT0se (he
ainbient nif Emperalie ar e
tral Cities a few degrees WaTmer Ui turkl
and suburban sreas, For Insiance; thé
temperature diflerence between Phoenix
and its outlying areas can be upward of 10
degrees. The Jifference is even more pro-

_nounced at night beeause rural and sub-
urban areas have fewer bulldings, fess
concrete and asphalt and more vegeta-
tior, and thus cool faster.

Packing taller residentinl buildings
cloger together to increase density, with-
aut mnaking room for significant areas of

. green space, such as parks or shided pla-
&S, only worsens thoe effect.

‘Thig 15 1ot an earth-shattering revela-
firn. Researchers have Known about the
eifect of the ur>an beal jsland on aminent
&il temperuatare for more than 160 years,
Xiare recently. however, heal-Islund stud-
05 ol such cities s Londan, AThens, Ta-
Ky0, DEQIDE. PROGTEN and Los ANgeles
have oL anly sShown The probiem wWoTser-
g DUl have documented the rsing level
DT eTIETY CODSURPLIGT RSsS0CaLed with ik,
INeyrenter TN defsiiy and 'He 1658 grech
S[ACE J1ATDY, LN 1110Te SEVEre THe UTDRN
hest 1sland can become.

wrrent researen does not suggest that
urban heaf islands directly contribute ta
global wanming. Buf they may be a factor
in ancther wey. The amount of green-

L b

urban heal island effect - such as maore
high-density development without con-
sideration for green space and energy effi-
cieney — could potentially result in still-
higher energy consumption and green-
house gas emissions, prinzarily because of
the greater use of air conditioning.

Just how muech ehergy do buildings
consume?

Acrording to the Energy Department's
2006 Building Energy Data Book, 39% of
primary enengy in the U.S. is ronsumed in
huildings, ageounting for 38% of annual
carbon dioxlde emissions. In addition,
68%; of all energy consumed in residential
buildings -- houses. apartment bulidings.
condo towers and so forth — goes for heat-
ing fspace &nd water), cooling and light-
ing. This energy consumption produces
86% of carbon dioxide emisstons of gll U8,
residential buildings.

Higher-density development, because
it. might worsen the urban Leal s el-
fect. could IN¢ rease SUch energy Consump-
tion, especiaily the amount of energy uséd

to cool mgh-nse apariment and condo

house-gas-producing energy needed to

compliexes.

operate buildings — heating, cooling and
lighting them = makeéS Lp a significant
rtlon of cur overall energy consump-
{i0R. Any phenomenocn (hat ncreases

A study of Los Angeles by the Heat Is-
iand Group at the environmental energy
terhnologies divicton of the Lawrence
Berkeley National Laboratory suggests

the amount of energy involved. IE esti-
msted that “the demand for electric pow-

ey rises nearly 295 for every degvee Fahren-

heit the daily maximiun temperature
rises.” Compensating for the effect of the
urban beat island could cost milllons of
doilars annually, and could result In sig-
nificant increuses in energy consumption
and carbon dioxide emissions.

In such an envbunmenially friendly
state a5 California, how yreen should new
development in L.A. be? Has the possible
effect of the urban heat lsland on globat
warming heen fully evaluated?

Developers in Califorrda cities are not
renuired to aceounlk jor the eliects of their
hutidings or global werming In their envi-
ronmental impaet reports. But that codl
change. In & recent Igwsuil, state Aty
Ger Jerrv Brown targeted spraw] in San
Bemardino County as d peneraior of gio
at weIRing emissions. The county settied
aridd will have To Degin reduelhg its green-
house gas emissions in the next 23 years.

Short of s lawsuit, there are meny weys
tn {essen the potential warming effects of
high-density developmeni and its eifect
oh enerygy conswmption and carbon dios-
ide emissions. The Environmental Protec-
Lion Ageney’s Heat Island Reduction Tni-
tiative fimds research into the probiem.

and the U.8. Green Building Couin
motes construction and design
that improve the energy cfficie
buildings. , These inay include Lhe
roofs and oreen wans LRsL LCoL
VEepelntion 10 IMprove (Re Phioly
ciency of buildings: und passive R
ANd COOIMK. Wi 1
VENTALION OF ROIAT BNETEy.
TTTIORE Dractices can make fatur
dentinl and office buildings more
without the need o Blast air eondit
unlts all duy and into the night. E
important is the ereation of nwore
speces because they help ool the
ent temperndure.

Increasing density downtown
other areas f Los Angeles need nind
sify the urban heat sland. We ha
technological know-how i mitiga
problemnt. By using it to build more e
efficient bidldings, Los Angeies car
the forefront of California’s campa
promote the ideals of sustaihable
opment and smart growth.

AL MODARRES is a professor of urix
geography and the associate dircet
the Pal Brown [nstitute ot Cal Stale
He ix the ro-authorof “Cify and
Environment.”
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Building

A new desigﬁ aesthetic is sweeping the world, as builders,

HE AP 0 TEWIS CFNTIR FUR ENVIRUNMENIAL
Studies at Oberlin College, ahove, is a heauty of a
building. But il the structuie’s facade resembles
ajewelbox reflected ina watery mirror, it's what's
inside the building that makes it so compelling to
envious architecls: the state of the art disinfectant system that

§0

en%neers and architects rethink structures for a warming -
globe. The message: Don’t fight nature—make it a partner

cleansioiletwater for reuse. (No, not in the drinking foantain
Now consider the Philip [ Merrill Environmental Genter i
Annapolis, Md. 1t's as earth friendly as an old windmill. 1l
headyuarters of the Chesapeake Bay Foundation, it dispia
more wood construction than the typical large building the =
days. But to understand what its designers did 1o make it treb

1
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i
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different, you would have to know that one thirdof the energy
it uses comes from geothermdl heal pumps that utilize the
carli's warmth and photovoltaic huilding panels that convert
sunfight inlo electricily, Or that rainfall ml[ulu. on the reof
aan |1c‘ channeled into huuc holding tanks for reuse in frriga
Tk Or thal is sunscreen over thua are made from rec \«thd
pickle barrels. Whole platoons of cnfnrwmunl lawyers for the
Environmental Protection Agency could not he more ecologi
cally effective than its waterless camposling toilels, Imm?mn
floors and timber cut lrom sustainably harvested wood.
These !m;ldmuupllnmuc loday's green architeclure, 2 catch
all tcrm lor design and construction practices that take lnl()[lt

countla whole checklist of environmential soals. Hlow a build
ingissited. how well it reuses its wastewater, how efficientdy it
is heated and cooled those are all yuestions green architects
examineclosely. Toanswer them, they emiploy & new generation
of supplies that include nonpolluting paints, low Mow tilels
and windows glascd toadmitsunlight but reduce heat radiation,
But green design is not all about high tech. One simple idea:
windows on high rises thal aclually open. That facilitates nat
ural airventilation systems, also known as hreeves, Bureka!
The thing aboul Buildings is that they are, parexcellence, the
very thing ;miure is not. Ever since people moved out of caves,
which were pretty much all natural if you den't count the

ai



Shipshape Old metal shipping containers avre piled together io form a
colorful recycled house in London, compleie with nautical portholes

paintings on the walls, structures have been the prime markers
of human settlement, a process that often comes with unhappy
consequences for the environment. John Denver’s Rocky Moun-
tain High—"“More people, more scars upon the land™—is not a
song you hear much at architecture conventicns.

No one can deny that when it comes to the environment,
buildings are right up there with antomobiles as polluters.
Homes, schools, office towers and shopping centers dirty their.
own little rivers of water every day. Their air-conditioning and
heating systems waste large amounts of electrical and fossil-
fuel power. Toxic ingredients leach from building materials
and foul the air. Thirty years ago, only a few environmentally
minded architects cared about such things.

That began 1o change in the 1970s with that decade’s oil
shocks, which produced a short-lived vogue for alternative
heating technologies. The simultaneous rise of environmental-
ism also inspired what you might call hobbit architecture, cot-
tages crowned with listless greenery and the odd solar panel
But it wasn't until the rggos that green architecture gained a
foothold in mainstream building. That was in part the result of
a growing realization that “sustainable” buildings have lower
long-term heating and cooling costs. States began offering tax in-
centives for construction that put less pressure on power grids
or water supplies. Coming of age at the same time was a gener-
ation of architects who were knowledgeable about environ-
mentally conscious construction materials and techniques.

In 1998 the US. Green Building Council, an association of
architects, builders and other green specialists, adopted the
Leadership in Energy and Environmental Design {LEeD) certi-
fication system, which sets out standards that a building must
meet to qualify as environmentally friendly. The council esti-
mates that some 3% of new building starts each year have a few
earth-friendly features, and the number is increasing. “The
growth of green building is driven partly by energy efficiency
and other cost savings,” council president and ceo Christine
Ervin told TiME in 2002, “but alse by the need of businesses to

oy

4

attract the best employees. These buildings can make
very attractive workplaces.”

Some of the most prominent names in architecture
have turned green. The threesided Commerzbank
Tower in Frankfurt, Germany, is a major work by a
renowned British architect, Sir Norman Foster. At 53
stories, it is not only one of the taflest buildings in Eu-
rope but also one of the Ieafiest. Al around its trian-
gular interior atrium are gardens in the sky, set at dif-
ferent elevations, so that no worker is more than a few
floors away from a sizable patch of preenery, visible
through windows that actually open.

Natural air circulation is a preoccupation of green
architects. With the widespread adoption of air con-
ditioning after World War I, office buildings were
built to be more airtight than a mummy’s tomb. Now
designers are tediscovering principles of ventilation
and air circulation familiar to 19th century builders,
The Rocky Mountain Institute took part in an envi-
ronmental upgrade of the the vintage Executive Office
Building and the White House in 1993. “We discovered
that the old office building was already designed with
a natural ventilation system—a fairly brilliant one,”
says William Browning, the inistitute’s senior consul-
tant for green development. Parts of that system, which once
linked chimneys and other air passages, are back in operation.

Not everything green is rosy. To provide sunlight that re-
duces reliance on electrical lighting, environmentally con-
scious designers tend to favor open-plan workplaces over of-
fices with doors that close. That can be good for nature, less
good for quiet and privacy. And big suburban residential de-
velopers are not piling in yet. Reduced long-term energy costs,
for instance, are not an important incentive to builders who
plan to sell right away the homes they bwld,

Some green architecture is hterally green. Dwellings that
nestle directly into the landscape like caves, with carpets of

When Blueprinis Go Green

The U.S. Green Building Council’s Leadership in Energy
and Environmental Design (LEED)} program measures a
building’s planet-friendly factor based on five criteria:

+ Susiainable site develspment

+ Water savings

» Enerpy efficiency

- Materials seiection

¢ ndgor shvironmental qualily

earth and grass rolling over them as roofing, were among the
first examples of green architecture in the 197cs. Buildings like
those may be related to Bronze Age settlements dug into the
earth. But they operate on principles that can be adapted to
modern midtown high-rises. Since 2001, Chicago's City Hall, 2
1911 Classical Revival building, has been topped by a gIeen
roof™ a 20,000sq.-ft. garden that was planted as a climate-

building cool by shielding it under a layer of moist matemnal. It
winter 1t insulates against cold. Not incidentally, it also pro-

"vides a habitat for birds, butierfiies and grasshoppers. But not

yet for people—the garden is closed to the public. Sometimes
nature needs to work in peace. "




Fhilip L. Mervill Environmental Center

Architect Tom Elchbaum, SmithGroup Location Annapolis, Md.

The headquarters of the Chesapeake Bay Foundation was
created to be a showplace for green design, and it has the
certificate to prove it: it was the first structure to receive a
platinum rating under the U.S. Green Building Council's LEED
program. The foundation, committed to preserving the great
Atlantic bay, boasts that the center was built on a “cradle to
cradle” philesophy: all construction materials were recycled or
created through processes that do not harm the environment,
and they are intended to be recycled again when they wear out.
The structure was completed in 2001, and visitors will find a
number of features that are still percofating through the world
of architecture. The windows open. Plants are native. Bike racks
and plug-ins for hybrid vehicles are plentiful. “Heat islands™—

A Ly
v |
,ﬂ,h.'

R

Yeat Completed 2001

spaces such as asphalt parking lots and black rooftops that trap -

high temperatires—are miimized, (The center's parking lots
are gravel.) The building uses both passive and active solar
energy; photovoltaic panels are located on the roof. it also draws
geothermal energy from wells drilled below the frost line, where
a constant temperature of around 50°F helps cool the building
in summer and heat it in winter. All toid, the Merrill Center
meets one-third of its energy needs from nontraditional sources.

The building’s toilets are waterless composting units that
convert human waste into garden soil over a period of three
years. All other water needs are supplied by retained rainwater,
captured in recycled barrels from a local pickie factory, which
also serve as windew canopies, screening out the sun.
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= Magney House
Architect Glenn Murcutt Location Bingie Bingie, New Sauth
Wales, Australla Year Completed 1984

Aesthetics meet ecology in the buildings of Pritzker Prize-

winning Australian architect Glenn Murcutt. He designed
Magney House, which overlooks the ocean, for a couple who
had camped on the rugged site for years and wanted a home
that would remind them of a tent. The sloping roof echoes the
contours of nearby hills and catches rainwater, used both for
drinking and to cool the house. Louvers, eaves and sliding
doors protect the home from the scorching Sun and bone-
chilling cold. An undulating ceiling redirects natural light to
every area of the house. Metal sheathing, brick walls and an
insulated foundation slab lock heat inside during winter and
keep it out in summer, conserving energy year-round.

#% Commerzbank Tower

Architect Norman Foster - Location Frankfurt, Germany -
Year Compieted 1997

Green architecture went mainstream in 1997, with British
architect Sir Morman Foster's design for the Commerzbank
Tower in Frankfurt, Germany. At the urging of Germany's
Green Party, which govemed Frankfurt in the early 1990s,
when the huilding was being planned, Foster included many
environmentai mnovations, such as high-performance glass
that deflects heat and reduces the need for air conditioning.

While generations of Modemist architects used technical
tricks to create the illusions of “air” and “light” within sealed
environments, Foster went low-tech to let in the real things.
The windows on Commerzbank Tower actually open, a rarity
in high-rise office buildings. And the three-sided building is
hollow——a triangular atrium soars more than 700 ft. from the
lobby to the building’s roof, further helping air circulate
throughout the structure.

The atrium is connected to the outside world by nine
three-story “sky gardens,” which spiral around the building’s
exterior at eight-story intervals. The spacing means that no
point within the building is more than a few floors away from
a green space, and aimost every room in the structure has
a view of at least one garden. The large openings in the
building's skin created by these gardens allow fresh air to
ventilate through the entire tower, while also permitting
natural light to flood the interior. Throughout the day, most
offices receive at least some direct sunlight, either from the
outside or from daylight that shines through the gardens and
the atrium. Not only does this make for a pleasant working
environment, but the design requires less electricity for artifi-
cial light. Electric consumption is cut further by automatic
dimmers, which sense natural light and turn down lamps.

Some of the building’s most important design improve-
ments are hidden behind walis and ceilings. Much of the open
space is made possible by the use of steel as the building's
main construction material, rather than cheaper (and bulkier)
concrete. Intemal louvers boost air circulation. Water con-
sumption is reduced by the use of “gray water” (which has
already been cycled through the climate-control system) to
flush toilets. The sum of all these innovations is what Foster
calls “the world's first ecological office tower.” The influential

/ architect, knighted in 1890 and made a iife peer in 1999, has
gone on to create other planet-friendly office buildings
around the world, including the Hearst Tower in Manhattan.
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Architect Mario Cuclnella Location Beiling -
Year Compieted 2006

_Designed by Halian architect Mario Cucineila and built by a
partnership of Halian and Chinese construction firms, the
Sino-ltalian Ecological and Energy-Efficient Bullding (SIEEB)
at Tsinghua University in Beijing was commissioned to be a
showcase for green building technologies and a model for
future designs that aim to reduce CO, emissions in China,
one of the world’s leading producers of greenhouse gases.

The 10-story, U-shaped structure is designed to be a
magnet for sunlight: its two wings feature setbacks that allow
the sun to filter through ceilings and to be gathered hy the
solar-power panels visible at the end of each level. The
building also features adjustable canopies that extend or
fefract automatically, based on the season, temperature and
time of day. As a result, it absorbs maximum sunlight in
winter and deflects most solar heat in summer,

The building is powered entirely by natural gas, which

+ Supplies both heat and light. It is designed to consume 70%

less energy than other Chinese buildings of similar size.
Radiant heat sources are located in ceilings; the heat is
reduced when sensors detect a room is empty. Water is

- Tecycled within the building—a hallmark of green design—

. and a computer-operated intelligent building management

. System automatically switches off lights and climate-control
- Systems when they are not needed. Architect Cucinella was
) honared in 2004 as the year's OQutstanding Architect by the

U.S.-based World Renewable Energy Congress.

; Chiéago City Haﬁi Roof Garden

Landscape Architect Weston Solutions, inc. < Location Chicago -
Year Compieted 2001

Chicago’s Mayor Richard M. Daley put a green roof on the
city's 1911 City Hall building in 2001. The 20,000-sq.-ft.
garden features bottlebrush grasses, wild rye and thou-
sands of other plantings. Created as a pilot program to
reduce the building’s cooling and heating costs and serve

as a modef Tor other Chicago buildings, it has succeeded
in both aims. The insulating fayer of soil and plants cools
the building in summer and helps hold heat in winter,
reducing climate-control costs by some $6,000 a year.
And the idea has taken root on more than 300 other
Chicago rooftops, making Carl Sandburg’s City of Broad
Shouiders the City of Aerial Gardens.
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Brighter days New York City Mayor Michael Bloomberyg touts the
merils of an energy-efficient light bulb at a 2007 press conference

On an unseasonably hot May day in Central Park in 2007, New
York City Mayor Michael Bloomberg—the pint-size billionaire
whose [ast name needs no elaboration for anyone who knows
anything about finance or the media—was talking about
saving the planet. With the mayors of more than 30 of the
word'’s largest cities at his side, Bloomberg was opening a
climate summit, highlighting his ambitious plan to slash the Big
Apple's carhon emissions. Together, the mayors plaedgded to
enlist their 250 rnillion constituents in the fight against global
warming. “Unfortunately, partisan politics has immaobilized
Washington,” Bloomberg said. “But the public wants this
probiem solved. Cities can't wait any longer for national
governments to act.”

Bloomberg is acting, alf right. His PlaNYC calls for the city to
cut greenhouse gases 30% by
2030. It seeks to guadruple the
city’s bike [anes, convert the city's
taxis to hybrids and impose a
congestion fee for driving into
Manhattan (as expected, that
proposal met early resistance
from New York State iegislators).

On Sept. 26, 2006, Arnold
Schwarzenegger—the fridge-size
muitimillionaire whose last name
needs no elaboration, period—
signed a bill restricting the carbon
emissions of factories, utilities
and refineries. The former Holly-
wood action star, who has heen
Governor of the Golden State
since 2003, has already tricked
out two of his five Hummers, one
to run on biofuel and another on
hydrogen. The feds have done
nothing on fuel efficiency in two
decades, but as of midsummer
2007, 11 states said they would

94 -

“Get off your butt!” California
Governor Arnold Schwarzenegger
has become an outspoken advocate
for caps on hydrocarbon emissions

5

The Fa;amcz&m' Wlichae! Bloomberg and Arncld Schwarzenegger

follow California's lead if President George W, Bush grants a
waiver excusing states {from the federal Clean Air Act, which
places emission-regulation authority in Washington's hands.

In May 2007, after signing a climate deal with Ontario, the
Terminator said he had a message for Detroit: “Get off your
butt!” He had a simitar message for Washington. “Eventuaily,
the Federal government is going to get on beard,” he said. “if
not, we're going to sue.”

The Hollywood brute and the Wall Street mogul may look
like the oddest couple since Twins, but there's a reasen Arnold
calls Bioomberg his soul mate. They're both self-confident, seff-
made men who rose to stardom from middle-class obscurity.
Both have run as Republicans with liberal social values, though
Bloomberg made waves in June 2007 when he announced he
was leaving the G.0.2. to become an independent, fueling
speculation that he might run for the presidency in 2008. Both
men are distressed by the lack of environmental leadership at
the federal level—and both are thinking globally and acting
locally, working hard to make their bailiwicks greener.

“These are two exceptional and forceful guys who don't
need the job at afi; they had pretty damn good lives before they
got into politics,” says their mutuat friend Warren Buffett.
“They're in office to get things done, And they're doing that alot
better than anyone in D.C."”

Nowhere is that more evident than on green issues—and
Bloomberg and Schwarzenegger aren't acting alone. Washington
rejected the Kyoto Protocol, but more than 600 U.S. mayors
have pledged to meet its emissions-reduction standards. Denver
Mayor John Hickenlooper's Greenprint Denver is an aggressive
plan to reduce the city’'s greenhouse-gas emissions. And Utah
Govemor Jon Huntsman is the first Republican to join Schwarzen-
egger and Democrats in signing the Western Regional Climate
Action Initiative, a plan that will improve the states’ energy
efficiency up to 25% and create a regional carbon-trading
system. Looks like there's still room for pioneers out West.
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RE CORN HUSKS BETTER THAN CORN FOR PRODUCING ENERGY? ETHANOL IS THE
Aaltemative fuel that could finally wean the US. from its expensive oil habit
and in turn prevent the millions of tons of carbon emissions that go with it. As of
2007, the Department of Energy has doubled its 2005 commitment to funding
research into biofuels—any nonpetroieum fuel source, including corn, soybean,
switchgrass, municipal waste and (ick) used cooking oil. Already, half of the
nearly 11 billion bushels of corn preduced each year is turned into ethanol, and
most new cars are capable of running on Exc (10% ethanol and go% gas).

Yet the eco-friendly fuel is beginning to Iook less
chummy of late. Some of the 114 ethanol plants in

oW e the U.S. use natural gas and, yes, even coal to run the
P processors. And ethanol has to be trucked. Existing

. gas pipelines can't carry it because it corrodes iron.
o HiGH Then there are the economics. Producers depend on

federal subsidies, and increasing demand for corn as
fuel means the kernels keep getting pricier.

That’s why researchers are prospecting for more alternatives, preferably ones
that don’t rely on food crops or a 51¢-per-gal. tax break. Municipal waste, wood
pulp and leftover grain and corm husks are all quite attractive; they can produce
something called cellulosic ethanol, which contains more energy than corn. But

they don’t give up their bounty easily, so for now they’re more expensive than
corn-based ethanol to produce. Undeterred, researchers at several cellulosic-
ethanol plants are developing innovative enzyme concoctions and heating
methods to make the process more economic. Nothing like haste to make

something out of waste.

The hottest thing in household
energy savings is the compact
fluorescent lightbulb (CFL), a
funny-looking swirl that fits
into standard sockets, CFLs
cost three to five times as
much as conventional
incandescent bufbs yet use
one-quarter the efectricity and
last several years longer. They
are available virtually every-
where lighthulbs are sold.

One caveat: most labeis
don't say “"CFL"' (GE calls its

100

e e B e

Le)ww HIGH

LI HIGH

bulbs Energy Savers), and in
some cases the telitale twist
is enclosed in frosted glass.
The wattage gives them
away: many 7-watt CFLs are
comparahle to a regular 40-

watt bulb, 26 watts is the
typical CFL equivalent of 100
watts and so on. Or just ook
for the Energy Star label.
CFLs have come a long way
since they were first
introduced in the mid-"90s
{they don't flicker as much
when you turn them on, for
one thing), but because each
bulb still contains 5 mg of
mercury, you're not supposed
to toss them out with the
regular trash, where they
could end up in a landfill. The
bulbs are one more thing for

you to sort in the recycling bin.

Light-emitting diodes, or
LEDs {see item 4}, don't have
this problem, but they can
require & bit of DIY rewiring.
LEDs work great as accents
and task lights, and you can
also buy LED desk and floor
lamps. But if you're just
looking to put a green bulb
in your favorite table lamp,
CFL is the way to go.

Reducing your impact on the
earth is not just a question

of what you drive hut also of
what you live in. Residential
energy use accounts for 16%
of greenhouse-gas emissions.
If you begin thinking green at thi:
blueprint stage, however, low-
tech, pragmatic technigues wilt
maximize your new home's effi-
cienty. Installing green systerns
from the ground up is cheaper
than retrofitting. “Doing simple
things could drastically reduce

your energy costs, by 40%," say:

Qru Bose, a sustainable-design’
" architect in Santa Fe, N.M.

For example, control heat, air

and moisture leakage by sealing.
windows and doars. Insulate the
garage, attic and basement with
natural, nontoxic materials like,
reclaimed blue jeans. Reduce
solar heat in windows with large
overnangs and doubie-pane

¥ ol5ss. Emphasize natural cross

ventilation. “You don't need to
have 24th century solutions to
solve 18th century problems,”

Bose says. Next, consider rene. -

able energy sources like solar
electric systems, compact wind
turbines and geothermal heat

pumps to help power your hom: .

When you're ready ta get cre-
ative, GreenHomeGuide.com v
help you find bamboo floonng,
cork tiles and countertops mac-
from recycled wastepaper.
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I’I‘ SEEMS LIKE SIMPLE ARITHMETIC: A TREE CAN ABSORB UP TO A TON OF
carbon dioxide over its lifetime, so planting one should be an easy way to

mifigate climate change—and planting many of them should make a real
difference. Turns out it’s not so simple: where you plant the trees is what
matters. Recent studies have shown that trees in temperate latitudes—
including most of the U.S—actually have a net warming effect on the climate.
Why? The heat absorbed by dark leaves cutweighs the carbon they soak up.

The poor, much maligned coal
plant: our current versions of
this workhorse of energy
production not only emit
compounds that damage the
environment, but they alsc are
not even efficient. More than
half the heat the average coal
plant generates is simply lost
when coal 1s burned—vyes, it
g0es up in smoke. But in
co-generation power plants,
that excess heat s captured
and reused for domestic and
industnal heating, nearly
doubling 2 plant's efficiency.
No ong believes ceal plants,
no matter how efficient we make
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them, are the ideal solution to
the world's growing energy
problems, but like it or not,
thermal power will remain the
backbone of our electricity gnd
for the foreseeable future. i
we're going to continue to burn
coal and oif, we might as weil
make sure ali that carbon
doesn't go to waste.

Going on vacation doesn’t
have to mean leaving your
green conscience at home.
Car-sharing service Zipcar
rents hybrid cars in five U.S,
cities, Toronto and London.
A few specialty companies
offer rental cars that run on
biodiesel fuel, a ciean-burn-
ing substance derived from
renewable scurces like
vegetahle oil. Bio-Beetie
rents eco-friendly cars,
ranging from Passats to
Jeeps, in Hawail and Los
Angeles. A week's rental in

L.A. runs from $200 to $300.

And competitor EV Rental

Picture of destruction

- Hurvicanes damage forests.
After ene tore through southern
Swedenin 2005, cleared logs
leave the image of a tree
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Cars has started to expand
heyond the West Coast.
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: clty

Getready fm 2 very umque vision for ycvur

Pianmi:g Dmctor Mark Miller sm& the first
draftof the city of Troy Master Planwill be -

-completed by the end of November and will be

different from others the clty has hdd in the

pa‘ht . a
“We have dcveloped F:3 mastei pl(m th very
umque " said Milter: “This is really gomg 10 be a,
reaHy strong policy document.”. . .
o Why is-a-master pian 80 1mportant for the .'

city?

+For 6ne,' it's pretty much a bluepum for how
the. city’s goirig to look in the futnre. Tewill. ..

: incorporate elements from the Big Beaver « -

Corridor Study and the 20/20 Fuiture Viston:.-

. Staidy to come up with the definitive plan for -

the eity’s housing,, develapmem. recreatmn and

: poliey.

.Ona daﬂy- basis, the mabter plan mll give clty

- staft a guide when dealing with potential devel-

opers and creating ordinances, Monthly, city
council members will refer to the plan when
malking decisions about land use proposals. It
will be evaluated yearly to discern whether the
goais of the eity still agree with what's laid out
in the plan.

The Troy Planning Commission, ‘Llong with
city staff, has been working on the plan for
nearly a year. .

Once the initial draft is campleted, it w il go
to members of the city council and the husmess
community for review, then 11: wnl? make its way
to the public.

“We want to get feedbiick on that,” q«ud
Miller. “It’s 2 document that evolves.”

So far, the master plan has touched on public
transportation, and how to accommodate the
aging population with housing and recreation
offerings. One of the swtlom also inciudes how
to make Troy a “green” city, one that uses sus-
tainable developments and conserves resourees
for the future.

For more information on the master plan, call
the planning department at (248) 524-3364.

Thursday, Dctaber 4, 2007 The Observer & Eccentric Newspapers

QUR VIEWS

‘Green’ scene sefts

right tone for Troy

* The master pl'm bemg developed for the city of Troy

s likely to be an innovative product showing the year of

hard work put into it. The plan is expected to be com-
pleted by the end of November.

Perhaps ope of the most stnkmg thmgs about it is the
promise that it will focus on a “greener” Troy, What that
means is it will encourage developments that are sustain-
able — genérate their own power and conserve water and
oither resources.

A-master plan sets policy on how the city will look and

*  operate-in the future, and going green is 2 wonderful way
.+ of ensuring that there will be a good qnalrty of life in this
" corner of the planet.

In setting that objective, eity planners aren’t just jump-
ing on a band wagon, but theyre recognizing we can do
more to improve the environment.

Already showing that it can be done are the Kresge
Foundation and Walsh College with additions to their
Troy facilities. The new Baker Middle School also was
Biuilt with an’eye toward such ewvironmental things as
the use of natural llght Finally, 2 housing development in

«Troy is advertising its green " foatures.

- Adding momentum is the drive by the Troy Chamber
“Commerce to bring a solar house built by Lawrence
~chnological University students to the Civie Center for

“w-sort of consciousness raising of what the possibilities
are..

f course, going “green” is but one aspect of the master
en inder development. The plan itself is the keystone to

v the city’s future, and it will include elements from the Blg

Beaver corridor study and the futures study.

For all the details, the residential and business com-
munities will have to wait until the end of November. But
city planners promise that everyone will have n oppor-

tunity to view and comment on the plan. That is espe-

eially important to keep everyone happy with the place
they have chosen to work and live.

The plan will also be an important tool in attracting
new business to the city. So residents and business people
will need to look at the plan as a comprehensive docu-
ment that will impact all facets of life in Troy.

While the master plan will require careful review, the
master plan should not take another year to receive City
Council approval.

With a collective vision for the city, the road map being
Tewratormod o land Treasr sebe 2o frtira eliratld e ama mnetd

}Z



1 POt Ayl woy] anssaad tap
Un ugaq sey 'sa(7 Ui suopesnu
o [91xaN yum Jodsaw s Aud
HI0D AT) MESIDAD QUM DAINDAXD
M s,)udg ‘99510, (] Alun)
‘ORI DANNIIXD
1 jo pastidde ajdoad o) Buipiod
n o ‘asueinioptad  amppeis-te))
93 s Auedwos i juaned
ur A[SUISBaI0U UMOTE BARY Olm
IOISIALL (1M DU 19308 [[RM UO
Jj0q saunyo] s, Aueduton ay) ysiu
g 01 BAINIAXS JAILD mau © Fur
{Pas s; pavoq s JaixeN wLdg

Jundg 4o
pa3oadxry st
PIYD MmN Y

-MYIS € UJ Jjas) puly AjqRAIROUG

—— CUUIT K UUL S vl R Tes mey

llo “pauzonq A1ouods [eqo[s o se Jng

mﬁmemm Hau09 mzmu_uwm

plnoAl

JUBIX8 1841 10 dn-11 © 18U} SEm (WOPSTA 0T

-[maaxd 241 pue '1oadsoxd Jueisp & sem jog
18 10 121Yeq 11§ mofed 119] 110 ‘ofe apedap

B URL) 5377 19yJew (1o 5,Aepo) Fuipumstap

-an 10j Juapadald [(ealiolsyy 81l S1 sty
@sneoaq Med ur AW $1 gonenis sy

_sN00019¥00d |515UUnsics Jo o #710 s[qnop

® dupie; 1o souid-ySrif pue 41018 omiodoas

HiL 'S0.61 3U1 Jo JUADSIUIIAL Uone

PO vat st oniyel . A

. .ﬁ%_:mﬁm
poAILY 2Y) *1E1I 8q 01 saacad MerA el I
«890LId [10 Y3y
o 1ediut a{qstA B 3ARY ),H0M } DUE PUEBL
-3p [10 Y31y U0 10edun A[qISIA B 3ARY 1,10M,,
‘PIES BY 'UMOPMOIS JMUOUCDE UBILIAUIY
Uy CNI0A MaIN Ul UOBEPUNOY YaIwasay
Ansnpu| wmajosiad sy jo wapisaad ‘urss
-plofy Alie pios SUNSIUIUD ST S@yIRUT
12gold a1 ur souwioduy aang[al Jmo,,

10O 08§ E:WESWNEo:omM

hhﬁ»r.:vﬁ.:.h..:cu.wn&.EE‘quh:w.fmuw_.ﬁ
ajqissod 1 1§ ABE SISTHIOUDID Ma]  Bursy
sdoay seasiaso uopdwnsued fo piw ‘Arpe
-dex Sumoa8 vseq sey Lwouoss feqopd atf],

"EMOWTIRUN. sUBawl ou AQ 5| mala IBYL

JHED "red O[UBA] Ul 20IAIRS [N 10] H&
Fuiyaealq ‘Yiuow Jse] paLiea seaud sery

10 UBY IAIA59Y JEISPIS S J& SOIUOUIR
A31pua Jo 10paaip f‘umolqg v d vaydaig
Pres pliom syl ur uoneu SUHLRSUI-jO
jsad1e] a[BUIS AUl ST sAel§ PaUn) SYL.

’ . ‘doap
Amomb poa po jo aouad ey ‘uniSsenal
B PaJajua $3181s payup syl it eyl Sume;
0p SISILOU0I3 AuBl

p 33141 Arestr uy 1,usey

ey Avm e i uped 35HE5 o UBaq [io apiiid

aoud-3y 1 Appuesiyuss doip

0aE usop sEeip 1818 9

foided j

8l - oi] ageuiep s 1a1inds oy

aq Aell AWOUGE Bl OASMGT RGN
- *Asng
pafels sa101s TEIAI pum Smar UOPonns
U3 ‘saltoloe; (Fumoad jdey uswAopd
-wa {Juipuads jday suestay aiqiBnEau
Pateas Uayo noge] 91 Ing . 'SIeak juadar
U] S[aA3] pI0aal 01 pareos aaey 9sed sape
~38p w1 831n02s SIoUodd ue ‘sacud 1o

IANVENXED "W TAVEDI Ag

'S’ 4oy b un)H

L002 "¢ MAFOID0 AVANA 'SAWLL UOA AWIN FHL

s10wW Algewunsaad au uey Iy
‘satna FURUNonIT s31eIS patin
UM ARTBPIOIDE U SHOOG §)
1doy Auedwion ai)) 181184 UaAT
‘Burpeaads sua vone;
-ndaa s, Auedinon oYy
Fuueaipus ‘asuaosd
JuRJeIIp B o se;M
JOBINI0D 1SPmaU al L
‘LD Ul SJUILUULD m_mzcz
-ao8 (woppa spen (A0
-t02 a1ow 108 Auud
-WI07 a3 Se JUISLI adaw S1J0id
PEHLTINS
# pey a1 wdnoy K9ojoutpal,
1adxyg vun) pajus Luedwoo
& uj 81015341 ‘0Fe 3uo] JoN

pumy”) uj

Lﬂom. wm@@

PHEPOOT YV

ERL L E]
MOTE HOH

conomist

E

-

LTy [E-SRR-T ) L T N B JR™ | o Q) e L™l - . I} U g [
o _on _ SISEE TR SALEEEL S1Y Suy Mutediasy sigs 8 srgmaesiey (o
| m as = 1T BISEE R & & n ST o

2 oo @ i = A ] i g B SRR s 08 i ] BT 8 5

=) 25 e.mo_tm wweo W “aeghp EIEE SLIF 8RIN2223T 9F5o N

SHaod EwEE 2k AR = 2o o 1w = =B =

.m o £S5 cmw.m_nmd SiEE| wm.‘m.mt =5 O eEl 8.8 5 eyl B, a.w SL498 T2 p@g Bao 0

h w0 E ...m.a.mﬁdm M.dmmm N Bumigl S ..t%w.. w.,.m...m,..e OB L BT RS W..emmw @
= S SR Sfx B 3§°89 T8yl FALEEMBSI=d8ET el s FoigsEy BemEE g
= — =0 SHEREE 8. ROE§S5E % 8= FEEEsle2EfE RERS 82 ooEEE PESELEEE 5
= .2 <5 | EMSES ge  mpRatno 285 LESAPANIMSSRG9gR L ES A e  BECIEE RS &
oo ~ma? 2 Bo ol gt LR g d@Toag p R 4D o et,mm EemaE T el 55 0L 8B Egapd| < g
H = - I =H S m Db Q R’ ey =1l J F
O ™ Zi'AEiace BYm giiapil 034 g mwmmmmmmwmmmmmmmﬁm@mmwm s §

£ BTy : =T L. T oo i SEpEN =1 . =] = L

. 35 =5 pEls (&g ESCE o Eg8qnT 32 58] tﬂSe.lbm?eDiMue € iyl By Ao 3 &
D) b 3 23858 jigses, f w%mn.o 2y 228 E L EiFe~" el =2 pRaPESL8s L5 uE W
Fol ONsoa MOHHW.» ‘m..[e SEgEgw mmO.EeW g g™ Sem.E YL 88 SX3igE) Van:m.. bl I
— - T St e ST SEg_wno49B 280 9ESg=d Al ab i o o8 gRwiay Ea S
eU Gmemﬂ” SRS MEBEEa S 9%dm S 4T hoﬂrn { EOFERT S 9o AR L SEiEiE 28 v S &8
. i 2EMReY 2o o8 g o S8 22 E R0 HTG CEEEERES T 2 ]
T Be fiBed 288 cHS5EEE BELR fpw B E523% BE3% & SERSEEEgE s SEE

%




C4 YT

about the rising price of gasoline,

but the economy- Shrugged of

$3'a gallon, and Rept growin;

From First-Business Page :

pump grices that would- exceed

On Sept. 20, crude oil for next- .,
month  delivery seftled- at” 2
record price of $83.32a barrel
and has stayed:above:$30most -
days since; ending yesterday at.:

THE NEW YORK TIMES, FRIDAY, OCTOBER 5, 2007

$81.44, up 5150 from Wednesddy. .
(Adjusted for infiation, the record -~

high for ﬂll was nearly $302 a bar-

did cotlas! long.)

economy has becom

Hive to energy prices:than it was ™

in the 1970s.

Two important trends re-

inforced each other, economists

say. Driven 3y higher. prices,

many industries became more ef- - .
ficient in their use of fuel And. -

services, which require less enet-
" gy than manufaeruring, became

far bigger share of the economy,’

Over all, the' amount of energy
nieeded tu produce S1 of economic

output-has heen cut nearly in half;

since 1980, Energy Departm
figures show. -

Part of the reuson that eostiy

il has not done too much dam-.

age, it seems clear, is_that the )
-3

Some economists do say that- -

high-price oil has been a stiuinan <

the economy in the last few

years. But the effect may have

been to shave a bit ofl an cther-
wise healthy growth rale, so the
impact, they say, has beer hard
10 see.

“High oil prices slow economic
activity, but they came at the
mast opportune time they could
eome,” Mr. Goldstein said, “Con-
sirmers were in the best position
to absorb ihe high-price shock.™"

Some businesses, particularly
it transporiafion, have had.:a
marked rise in costs hecanse of

'BO

Sovreas: Frergy bt Adm

et Buredu of foamrvic Aralss: Haver Ao

expensive crude oil, When they
were abile to stay ahead, it was
because of the strong growth in
their markets.

Ajrlines worldwide expect to
spend 8132 billion for jet fuel this
year, up from %40 billion in 2002,
The industry estimates that the

share of operating costs devoted
to fue) has doubled in-5ix vears. -
Simitarly, the American truck-

" ing industry’ expects to spend

3107 billion on diesel fuel this
wear, up from $43 billion in 2002,
This means that fuel eats up
nearly. twice as much of the in-

T NE Yo TINES

dustry’s annual revenne, but a
boom in business has protected .

the bottom line. “Had this hap-

pened 18 years ago, the industry’

would: have been decimated,”
said Bab Costello, chief econo-

mist at the American Tmci;mg ;

Assocxatsons, a trade g'roup

Wi expenswe gasoline
ready taking maney oug of c
sumers’ ;mdcets S0ME WO

that ' a recession. would ca
‘them o cut back éven more: 1
etonomists Say that if there v
“ito be‘n recessiod, dil prices co
Eall guickly encugh to gwe (=]
SUMHers some relief -

" coumnts Tor nearl;
wortd il market, desgite the i
pace Blobal econoimic. grow
China's share las.grown stead
.-Far miore than & decade;, a maj
 factop driving ap, prices. But Cl
* nastiliuses l 155 zhan 9 percent
the world's oil.
" The United States “js still tl
blggest ecnnomy in me wor]c

Trln‘:puﬂ Assogiatien “T'm 1
expecting wo-see-oil. prices bad
where. they ‘were in 2002, by 5
means, But 4 thipk if there is
sharp. U8, slnwdnwn, :hat W
_bring oil prices off.”

. What about'the possibility the
contmurﬂd growth abroad wi
sond’ gil ‘prices higher, perhap
enough to increase the risk of re
cession in the United States?

Ecanonilsts and oil executive
‘say they 4o not'see market fun
damenta)s that would cause tha
amytite soon. “Most people tha
are doing fong-ferm planning i

-"the oi} business are using 4 crude
: price somewhers around $60 :

barret,” said Lynn Westfsll, chie
econuinist of the Tesoro Corpora
tion, a [eading vefiner.

Bur they concede that a polit
cal crisis, accompabied by po-

sential supply disruptions, cauid

be encugh. to send oil past the

. psychologically "important 5104
- miack — il enly briefly.

“Tf there wius a war bebween

* Tran and the West, the price of 6il

could ﬂowzry high,” Mr. Bruwn of
the Dallas Fed said.



Paula P Bratto

From: Julie Daniels [Jdoffice@comcast.net]
Sent: Wednesday, August 29, 20G7 11:23 AM
To: Paula P Bratto

Subject; 16 & Coolidge

We are very excited about the developments at 16 and Coclidge. | would like to see more residantal, parks, grass area
for concerts, restaurants - a place where people can eat, walk, jog, picnic etc.

Please no more office space... | think it would be a big mistake to add anymore office space in our city. Everywhere | tum

while driving, | see so many for lease, for rent, retail space available, office space available, 4,000 sq ft avail, 12,000 sq ft
avail etc., signs. It's a shame Troy can't fill up these spaces first before building more space to become available.

Thanks for your time. Julie



Paula P Bratto

From: Bishop, Thomas [TBishop@Letica.com]
Sent: Wednesday, August 22, 2007 4:02 PM
To: Paula P Bratto

Subject: Pavilions of Troy Project

As a 14 year resident of Troy, | am excited to learn of the subject new development proposal. As a resident of Somerset
North however, | am concerned about the impact of the dramatic increase in automobile and pedestrian traffic that this
project would bring to the Coolidge / Big Beaver / Cunningham intersections. | have heard a rumer about a right of way
being cut from Alpine, behind LaSalte Bank, and into Cunningham at Lakeside. Would this indeed be part of the Pavilions

propesal? How would the increase in traffic be handled in this area?

| plan to attend the 9/11 public hearing, however would appreciate some additional information in advance of the meeting.
Thank you.

Sincerely,

Tom Bishop

1855 Lexington Drive
Troy, Ml 48084



Paula P Bratto

From: LinSchafQ1@aocl.com

Sent: Friday, May 04, 2007 9:56 AM
To: Paula P Bratto

Subject: Troy Corridor Project

[ think that this project would be wonderful for the City of Troy. 1 live in Troy and love the City. This would add to the warm
feeling that we have in this City. If we can afford this go for it! We also need more job opportunity in Michigan and this

would help.
Troy is a great place to live!
Linda Schaffer

2541 Athena Drive
Troy, Ml 48083

See what's free at AOL.com.
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