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CITY OF TROY
PLANNED UNIT DEVELOPMENT

APPLICATION
CITY OF TROY PLANNING DEPARTMENT __ |P.U.D. FILE NUMBER
500 W. BIG BEAVER >
TROY, MICHIGAN 48084 g’?}g Fllll-?‘:E[z.lMl ARY FEE
248.594.3364 U.D. NARY FEE ($1500.00)
FAX: 248-524-3382 CONSULTANT FEES —— . PAD

E-MAIL: planning @ ci.troy.mi.us

P.U.D. FINAL FEE ($1500.00)

NOTICE TO THE APPLICANT

REGULAR MEETINGS OF THE TROY CITY PLANNING COMMISSION ARE HELD ON THE SECOND TUESDAY OF EACH
MONTH AT 7:30 P.M. AT THE CITY HALL. APPLICATIONS FOR PLANNED UNIT DEVELOPMENTS SHALL BE FILED NOT
LATER THAN THIRTY (30) DAYS BEFORE THE SCHEDULED DATE OF THE MEETING. , ;

APPLICATIONS FOR PLANNED UNIT DEVELOPMENTS SHALL AT A MINIMUM FOLLOW THE REQUIREMENTS FOR
SPECIAL USE APPROVAL WHICH OCCUR IN CONJUNCTION WITH SITE PLAN APPROVALS CONTAINED IN SECTION
03.30.00 OF THE TROY ZONING ORDINANCE: APPLICATIONS FOR P.U.D. APPROVAL INVOLVING AN
ENVIRONMENTAL IMPACT STATEMENT SHALL BE FILED NOT LATER THAN FORTY-FIVE (45) DAYS BEFORE THE
SCHEDULED MEETING DATE.

PLEASE FILE TWO (2) ORIGINAL APPLICATION FORMS

1. NAME OF THE PROPOSED DEVELOPMENT: THE MoMaAecH

2. LOCATION OF THE SUBJECT PROPERTY: - B1§ BEAVER ROAD ANO ALpLE ROAD

o Bl BSAVER
THE SUBJECT PROPERTY HAS A FRONTAGE OF-9@®__ . FEeT/AND ADEPTHOF — “88  FEETON

ALPINE _ STREET, LOCATED BETWEEN ALPIVE

Legf  40-9z2 - o-|
toT ~ 93 - VUEHWULAR PARNg

3. ZONING CLASSIFICATION OF THE SUBJECT PROPERTY:_ € 0T ddias, w3, 24 - ®-1B-

AND _HecLoe€ STREETS.

4. TAX ID NUMBER(S) (SIDWELL) OF SUBJECT PROPERTY: SeE Al HED ScuepulE

5. APPLICANT FOR P.U.D.: OWNER OF THE SUBJECT PROPERTY:
" NAME _Bl4 BEAEK ALPINE LLE NAME By BEAER OFFILE , UL

COMPANY _JC5EPN FREED AND Pefte S  COMPANY _ TAOI AN HDHES, L
ADDRESS__220 N._BMind 57 SUTE 20 pppRress 240 TOWM CERMTER DRIVE

oy PAanivE _ siate Ll zp 60967 oy TRYN STATE Ml zpp 45084
TELEPHONE __ $47-215- &500 | TELEPHONE._ Z4 8- 451- 3000

FAX §47 - 215 - 5282 248 - 4S7- 3078
CosTPer: JENNIFER HOONEY éon'ma TOM  WAZoLwW

6. THE APPLICANT BEARS THE FOLLOWING RELATIONSHIP TO THE OWNER OF THE SUBJECT PROPERTY:
C'A,UW FaLDER




7.

}
|

THE SUBJECT PROPERTY IS ACREAGE OR IS A PART OF A RECORDED PLAT, AND, ATTACHED TO THIS
APPLICATION IS A CERTIFIED BOUNDARY SURVEY WHICH INCLUDES A LEGAL DESCRIPTION AND A
BOUNDARY SURVEY OF THE PROPERTY, INCLUDING A SCALED DRAWING, PREPARED BY A LICENSED LAND
SURVEYOR. THE LEGAL DESCRIPTION AND DRAWINGS SHALL BE PROVIDED ON 8 %" X 11" PAGES

~ ATTACHED TO THE APPLICATION. THE LEGAL DESCRIPTION OF ACREAGE PARCELS SHALL BE TIED TO A

8.

10.

1.
12

13.

14
' PEDESTRIAN PLANS ARE ATTACHED TO THIS APPLICATION.

15.

16.
17.
18.

17.

SECTION CORNER.

-A LOCATION MAP (MINIMUM SCALE OF 1" = 400) INDICATING THE SUBJECT PROPERTY AND THE ZONING
"CLASSIFICATIONS AND USES OF ABUTTING AND ADJACENT PROPERTIES, ON 8 %" X 11" PAGES, IS
ATTACHED TO THIS APPLICATION.

IT IS PROPOSED THAT THE PROPERTY WILL BE PUT TO THE FOLLOWING USES:

ReFer  To Mueuen  TRELMWALZY  TVD  APPuchmon

IT IS PROPOSED THAT THE FOLLOWING BUILDINGS WILL BE CONSTRUCTED:

165 RESIDENTAL UNITS 10 PN RISE STRUCTURE, APerop looo BF ReTAIc 5{»445,
303 STRLcTURen REKE | 64 Low RSE VLA LMTS.,

ATTACHED HERETO IS PROOF OF SINGLE OWNERSHIP OR CONTROL OF THE DEVELOPMENT SITE.

ATTACHED HERETO IS A DETAILED RESPONSE TO EACH ITEM OF CONCERN LISTED IN THE UNIFORMITY OF
ANALYSIS MEMO.

NINE (9) FOLDED COPIES OF A PROPOSED SITE PLAN PREPARED AND SEALED BY A MICHIGAN
REGISTERED ARCHITECT, ENGINEER, OR LANDSCAPE ARCHITECT INDICATING THE INTENDED USES OF THE
SUBJECT PROPERTY AND CONTAINING THE INFORMATION, STATISTICS, AND DRAWINGS INDICATED IN THE
TROY ZONING ORDINANCE ARE ATTACHED TO THIS APPLICATION.

EIGHT (8) COPIES OF THE ARCHITECTURAL ELEVATIONS, LANDSCAPE PLANS, LIGHTING PLANS AND
ATTACHED HERETO IS A NARRATIVE PROVIDING A DETAILED DESCRIPTION OF THE PROF’OSED PLANNED
UNIT DEVELOPMENT.

AN ENVIRONMENTAL IMPACT STATEMENT (12) COPIES, SHALL BE SUBMITTED WITH THIS APPLICATION IN
THOSE INSTANCES WHERE SUCH IS REQUIRED IN ACCORDANCE WITH ARTICLE WII OF THE ZONING

ORDINANCE.

ATTACHED HERETO IS A STATEMENT BY THE APPLICANT PR JUSTIFICATION FOR THE USE OF A
PLANNED UNIT DEVELOPMENT PER ARTICLE 35.30.00 @IN ORPINANCE. ,
SIGNATURE OF THE PROPERTY OWNER: |

BY THIS SIGNATURE, THE PROPERTY OWNER AUT, IZES PLACEMENT OF A SIGN ON THE PROPERTY TO
INFORM THE PUBLIC AS TO THIS REQUEST VE NIT DEVELOPMENT.

VR plk opmrenT
TeoepH Freer 4w Asse .

SIGNATURE OF THE APPLICANT:

THE APPLICANT HEREBY ACKNOWLEDGES THAT ALL PLANNING CONSULTANT FEES RELATING TO THIS
APPLICATION SHALL BE DIRECTLY BILLABLE TO SAID APPLICANT. ‘

SIGNATURE OF THE APPLICANT




© P.U.D. REQUEST CHECKLIST

REQUIRED PROVIDED

g , |ZI ' PROPOSED USE(S) OF THE PROPERTY. .
g . [Zl o PROPOSED BUILDING(S) TO BE CONSTRUCTED.
' & » ' PROOF OF SINGLE OWNERSHIP OR CONTROL OF DEVELOPMENT SITE. - -
& E " RESPONSE TO UNIFORMITY OF ANALYSIS.
[X‘ A CERTIFIED BOUNDARY SURVEY WHICH INCLUDES A LEGAL DESCRIPTION AND A SCALED
DRAWING, PREPARED BY A LICENSED LAND SURVEYOR. THE LEGAL DESCRIPTION OF
ACREAGE PARCELS SHALL BE TIED TO A SECTION CORNER. S _
\V . . ' ' '
X A LOCATION MAP INDICATING THE SUBJECT PROPERTY AND THE ZONING AND USES OF
' 4 THE ABUTTING AND/OR ADJACENT PROPERT!ES. o ‘ o ) »
o 'X STATEMENT BY THE APPLICANT PROVIDING JUSTIFICATION FOR THE USE OF A PLANNED
' UNIT DEVELOPMENT PER ARTICLE 35.30.00 (C) OF THE ZONING ORDINANCE.
X NARRATIVE PROVIDING A DETAILED DESCRIPTION OF THE PROPOSED PLANNED UNIT
L DEVELOPMENT. | , _ » S :
Xl D NINE (9) FOLDED COPIES OF A PROPOSED SITE PLAN' PREPARED AND SEALED BY A
) MICHIGAN REGISTERED ARCHITECT, ENGINEER, OR LANDSCAPE ARCHITECT INDICATING
THE INTENDED USES OF THE SUBJECT PROPERTY AND CONTAINING THE INFORMATION, -
) STATISTICS, AND DRAWINGS INDICATED IN THE TROY ZONING ORDINANCE. , '
: & D _ 'EIGHT (8) COPIES OF THE ARCHITECTURAL ELEVATIONS, LANDSCAPE PLANS, LIGHTING
g PLANS, AND PEDESTRIAN PLAN. , . . '
& T D TWELVE (12) COPIES OF AN ENVIRONMENTAL IMPACT STATEMENT WHEN REQUIRED BY
. : THE PROVISIONS OF ARTICLE VII OF THE TRQY ZONING ORDINANCE. . .-
. ' A PRELIMINARY TREE PRESERVATION PLAN / TREE INVENTORY (OR WAIVER BY THE CITY

OF TROY PARKS & RECREATION DEPT.) o :

A WETLANDS DETERMINATION.

O X
[ &

NOTIFICATIONS TO THE MICHIGAN DEPARTMENT ENVIRONMENTAL QUALITY, FEDERAL
AVIATION ADMINISTRATION, THE MICHIGAN AERONAUTICS COMMISSION AND SIMILAR
AGENCIES WHICH MAY OR/MAY NOT HAVE JURISDICTION OVER THIS PROJECT. .

NOTICE TO APPLICANT :

Public Hearing Notices regarding requests for Planned Unit Developments will be sent to
property owners within 300 feet of the site involved in the request. The opinions of adjacent
property owners are taken into consideration by the Planning Commission and the City
Council in the course of their Public Hearings. ' : ,

. Applicants for P.U.D. Approval should provide information to adjacent property owners
“regarding their proposals, in advance of or in conjunction with the filing of the Application. The
' provision of such information will often serve to resolve concerns, and enable the Public
~ Hearing process to proceed more efficiently. ' '
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Narrative

The Monarch Tower Homes and Villas are being proposed to be built on Big
Beaver Road at Alpine in Troy, Michigan. The project encompasses the new
construction of 155 condominium units in a two-tower high-rise structure and 52
villa units behind the tower structure spanning the block between Alpine Road
and McClure. The tower contains 11,166 square feet of ground floor retail space
and 308 indoor heated parking spaces. There are also 59 surface spaces to
serve the retail and additional guest parking spaces located on the north side of
the tower to serve the entire project.

THE PARTNERSHIP

The project is being developed by a partnership between Joseph Freed and
Associates, Tadian Homes and Whitehall Real Estate who have come together
to meld their expertise to execute this project.

= Joseph Freed and Associates is taking the lead on the project and brings over
40 years as a full-service real estate development business engaged in retail,
residential and mixed-use project throughout the United States. Now in its
third generation, it brings to each project a deep sense of commitment and
integrity. The company earned the reputation as an innovator, seeking
complex real estate challenges, while working collaboratively with
municipality’s downtown development initiatives. Its current retail portfolio
contains nearly 10 million square feet of retail space and it has delivered over
3500 residential condominium units to the market place.

= Tadian Homes has consistently been an organization of the cutting edge of
residential home building practices and technology. Tadian Homes has
become the fastest growing builder in Southeast Michigan and will continue to
deliver homes built with the same high-quality standards and values on which
Gary Tadian built the company.

= Whitehall Real Estate Interests is a full-service real estate organization
committed to excellence in land acquisition, finance, development and
property management services. Over the last two decades, Gary Steven
Jonna has spearheaded several prominent commercial developments in
Southeast Michigan.
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THE TEAM
The developers have assembled a world-class team to implement this project:
* SB Architects, San Francisco, California

Sandy and Babcock International (SBA) has build a long-standing reputation for
excellence in the planning and design of large-scale multi-family residential,
mixed-use, hotel, resort and vacation ownership projects. The firm’s portfolio of
work includes projects throughout the United States, South America, the
Caribbean, the Mediterranean, Japan, China, Indonesia and the Middle East.
Known for site-sensitive, contextually appropriate design, SB Architects has
received over 185 awards for excellence.

* Robert Charles Lesser and Company, LLC, Washington, D.C.

Robert Charles Lesser (RCLCo) is the leading independent real estate advisory
firm in the nation. With offices throughout the country it advises on more than
300 projects each year for national and international real estate companies,
corporations, institutional investors, municipalities and financial institutions. It
has developed a reputation for its ability to understand future market and
demographic trends and is recognized nationally as the leading market research
consultant firm for PUD’s, Traditional Neighborhood Design Developments and
Mixed-Use Developments.

* Grissim Metz Andriese Associates Landscape Architects, Northville,
Michigan

Founded nearly forty-five years ago, Grissm Metz Andriese is a progressive
landscape architecture and civil engineering firm. The firm is noted for its
distinguished work and recognized in over 55 design awards. The Somerset
Collection garnered the recognition of national, as well as, regional awards and
publicity.

" Landry + Newman Architecture, Birmingham, Michigan
With a commitment to “hands on” involvement and local reputation for design

excellence, Landry Newman will assist the project in coordinating local
entitlements and code interpretation.
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= Professional Engineering Associates, Troy Michigan

PEA has been selected as the site and civil engineers for the project whose
experience encompasses a wide range of projects and experience in Troy and
the Detroit area.

THE MONARCH TOWER HOMES

The Monarch, as currently envisioned, would consist of ground floor retail,
structured parking and 155 luxury for-sale condominiums in two towers of 12 and
23 stories respectively. Located at the base of the building, along Alpine Road
and the north elevation, nine townhomes wrap around the parking structure and
serve as a transition to the adjacent villa community while masking the parking
structure. To the north of the tower building are 52 villa units that serve as a
transition in scale of the project from the single-family neighborhood to the tower
structure. The parking structure contains 308 interior, heated parking spaces for
the residents.

The Tower residences will offer one bedroom, one bedroom with den and two
bedroom units ranging in size from 950 square feet to 1600 square feet. The
main tower floors contain only five units per floor and as the building sets back
are reduced to four units per floor. Two penthouse units of approximately 3500
square feet will anchor the top of the building. At the base of the building nine
street level units will afford the opportunity to create the possibility for live-work
space.

With its close proximity to the Somerset Collection, the project is able to capture
some of the first-class cache of the Somerset that is reflected in the architectural
design. The building, designed by the acclaimed architectural firm of Sandy and
Babcock International from San Francisco, incorporates brick, stone, precast and
glass materials in a contemporary and elegant architectural design that will have
lasting value and create an icon for the Big Beaver Corridor. The scale of the
building, at 23 stories, will establish a visual center for Troy, both from a distance
and from each direction along Big Beaver. A distinctive circular drive leading up
to the building and a stately porte cochiere will create a strong Big Beaver
identity and focal point.

A mixed-use building providing multiple functions creates a more visually
interesting project. The design of the building has been carefully contemplated to
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avoid the standard practice of building structured parking independent from the
principle building. The concept created at the Monarch is to meld the uses of the
structure while creating attractive articulated facades and elevations on all sides
by wrapping the structured parking with residential units and burying the parking
within.  The podium level (the roof of the parking structure located between the
two towers) will contain an attractive landscaped courtyard, which will be visible
from Big Beaver. Two townhouse units on the podium level will also articulate
the architectural form.

The front fagade, oriented along Big Beaver, will have a detailed recessed glass
curtain wall framed by precast panels to add dramatic effect to the elevations.
Horizontal overhangs are used to create visual breakpoints as the tower steps
back and the floor plates are reduced. At the Penthouse level, the floors are
recessed and the tops of the towers are treated with vertical elements to raise
the eye skyward. The mechanical penthouse on the roof is screened with
architectural elements.

RETAIL

Having an interesting retail component in the project is an attractive amenity and
effectively serves to distinguish this location to prospective purchasers. Retail
uses must be considered based upon compatibility with a luxury residential
standard. Uses such as a jewelry store, financial services office and café are are
being considered. A day spa is also a potential use that would be compatible
with the club amenities while serving the public and the residents.

THE VILLAS AT THE MONARCH

The Villas at The Monarch are located north of the tower and are situated
between Alpine and McClure Roads. A total of 54 units will share the common
entrance with the tower accessed off Alpine Road. Two large open spaces serve
as landscaped courtyards and frame the front doors of the townhome units.
Units facing Alpine and McClure create a strong street edge. The units are
efficiently organized around auto courtyards with enough capacity to
accommodate landscaping elements. Guest parking is located along the
entrance road and is adjacent to the villas on the northern edge of the site. The
existing vegetative growth between the villas and the single-family residence will
be preserved to the greatest extent possible to maintain a green buffer. The
design of the villas reflects the contemporary and urban design of the Tower
utilizing brick and stone elements and carrying forth the horizontal banding used
in the design of the Tower.
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The Villas offer floor plans of 1400 and 1600 square feet containing two
bedrooms. The first floor units have a duplex to the second floor master
bedroom and bath. The second unit located on the second floor is all one level.
Each unit will have two parking spaces within the building structure. The product
is intended to attract a move-down household, empty nester and single
professional Household.

PARKING

All of the residential units contain internal covered parking. The parking for the
tower residences is located within the parking structure internal to the building
and the villa homes also have internal parking. The parking provided for each
unit is a two to one ratio. The retail space will be served by 38 surface parking
spaces located on the south and east sides of the building. Additional 26 guest
parking spaces are located on the north side of the tower and along the access
road between Alpine and McClure.

RETAIL RESIDENTIAL -  RESIDENTIAL - NET UNIT
SUPPORT SF SF COUNT

GROUND LEVEL 11,166 30,708 38

EAST TOWER 3,429 156,992 98 120,247 308

WEST TOWER 1,736 96,175 57

VILLAS 80,100 52 104

VISITOR PARKING 26
TOTAL 11,166 35,873 333,267 209 120,247 476

MARKET ANALYSIS

Market analysis completed by Robert Charles Lesser and Company,
demonstrates a unique opportunity to develop a well-executed luxury high-rise
condominium target to an underserved affluent move-down/empty nester
household. There is a large base of age and income qualified households in the
Troy and immediately surrounding communities that are expected to be
downsizing their homes and looking to find amenity-rich, secure and
maintenance-free housing. Nationally this segment of the market is expected to
become the fastest growing market segment nationwide as boomers start
retiring. In the Troy this segment represents approximately 25% of the market.
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The Monarch will present an opportunity for Troy residents to choose a more
traditional condominium living alternative within their community.

A second area of market concentration is a young professional and persons
employed in the Troy business district that want the option to reduce their
commute time.

Critical factors in the success of targeting these market segments are reflected in
the design and execution of the building. To achieve the low-maintenance and
rich-amenity lifestyle that this market segment desires the development has
incorporated the following critical characteristics:

(@]

Height and views. The two towers will offer a range of product offering
all with spectacular views and higher floors will command premiums.

Iconic Architecture — The Sandy and Babcock design will create an
immediate and positive image in the minds of the prospective
purchasers that will have lasting value.

Proximity to office-based employment concentrations — The site is
easily accessible to 11 million square feet of multi-tenant office space.

Proximity to shopping and restaurants. The primary attribute of the site
is its adjacency to the Somerset Collection and excellent Troy
restaurants.

Small number of units per floor — The two-tower configuration allows
smaller floor plates with fewer doors per floor. The floors step back as
the building rises to reduce the units per floor from five on the lower
floors to four units per floor to two units on the Penthouse levels.

Residential building amenities will include:
* Private indoor deeded parking with secured access for
residents.
* Private balconies and outdoor spaces for each unit.

* A luxury clubhouse for resident’s use that includes an indoor
swimming pool and locker rooms, an entertaining room with
kitchenette, fithess center and a theatre room.

= A grand residential lobby with a full glass fagade cuts through
the building to the entrance on the North facing the Townhomes
creating a visual link through the building.  Finish lobby
materials will be a mix of granite, stone, glass and wood.

* Podium level, private garden courtyard.
* 24-hour security and concierge desk.
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= High ceiling heights, hardwood flooring, granite countertops,
large walk-in closets and luxury finishes.

LANDSCAPING

The Landscape plan is being designed by Grissim Metz Andriese, an award
winning landscape architectural firm noted for its excellent implementation of
landscape design at the Somerset Collection. Grissim Metz has created a
classically oriented plan for The Monarch that reflects some of the high-end
materials used at the Somerset and is consistent with the type of green materials
such as hedges and substantial street trees that will maintain the first class
continuity along Big Beaver corridor.

At each corner of the block along Big Beaver at Alpine and McClure, the proposal
creates a passive sitting area that creates a block long identity to Big Beaver and
anchors the cormers of the project. The sitting areas are surrounded by hedges,
which frame ground level planting beds. At the Alpine intersection, the
opportunity is expanded to create a neighborhood amenity by the addition of a
small dog park that will energize the corner by drawing residents from the
neighborhood and project to socialize around their pets. This element will be
attractively designed to specifically accommodate pets with a fenced in area and
permeable surface to cater to the pets needs. This socializing environment is
found to be widely successful in enabling neighborhood residents to get to know
each other through their pets by creating a quality outdoor experience. We
believe that this activity will begin to establish the pedestrian atmosphere that is
sought for Big Beaver in the long term.

The Big Beaver, Alpine and McClure street fronts are designed to echo the clean
lines of the Big Beaver Corridor and the residential nature of the neighborhood by
lining the edges of the parkways with substantial street trees. The edges of the
front circular drive are defined by low hedges that frame the drive and
opportunities for substantial landscaping around the perimeter of the building.
The circular drive will be paved with stone pavers that create the quality look and
feel of a luxury building.

The Villa open spaces are crafted to take into account a similar use of materials
in the hard scape by utilizing stone pavers to accentuate the connections
between the tower and the villas. The interior courtyards will be framed by
landscape plantings that define each space differently. The Western courtyard is
classically designed to frame the font doors and create a passive recreation
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zone, while the Eastern courtyard is defined by an architectural element at the
northern edge, creating an interesting visual statement leading into a space
intended to be open and used more actively.

LEED CRITERIA

The LEED (Leadership in Energy and Environmental Design) Green Building
Rating System® is a voluntary, consensus-based national standard for
developing high-performance, sustainable buildings. The Monarch development
team has established LEED criteria for this project as an important goal in
creating a cutting-edge development and setting standards for future Troy
development.

The LEED certification process provides a framework for assessing the building
performance on an integrated basis towards meeting sustainability goals. A wide
range of sustainability technologies are being evaluated including a green roof
system on the podium level, as well as, other strategies that will effect water
savings, energy efficiency, materials selection and indoor environmental quality.
SB Architects is a LEED certified architect and the other team members are
knowledgeable about LEED state-of-the-art strategies for sustainable
development and green building.
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' JosEpH FREED AND ASSOCIATES, LLC
DEMOGRAPHIC/ECONOMIC OVERVIEW

The Primary Market Area (PMA) is the area from which the subject property will draw the bulk of
its prospects. The PMA for the subject property was determined by analyzing the concentrations of
age and income qualified households, historical residential patterns in the marketplace, and
qualitative information with regard to origin of prospects and buyers at comparable projects. Based
on this analysis, the PMA for the subject property has been defined to include Troy, Rochester,
Rochester Hills, Auburn Hills, Royal Oak, Birmingham, Bloomfield, Bloomfield Hills, and Pontiac.
The Secondary Market Area (SMA) is the area from which the subject property may draw some
additional prospects. For the purposes of this analysis, the SMA has been defined as the balance of
Oakland County.

The primary target market for luxury high-rise condominiums at the site will consist of affluent
empty nesters and move down households. These are households with head of householder
between the ages of 45 and 74 and annual household incomes of $75,000 or more. A number of
these households will likely have second (or possibly third) home elsewhere in the country and
may split their time between Detroit and their other homes.

- A key secondary target market for condominiums at the site are mature DINK (dual-income, no
kids) households, or “never nesters.” These are households with head of householder geheral'ly :
between 25 and 44 and annual household income of $75,000 or more. These households are
younger and have somewhat less purchasing power by virtue of the fact that while their incomes
may be similar to the empty nesters, they lack the home equity to afford the priciest units.
Although a significant number of these households are looking for a single-family detached home,
there is an opportunity to attract those households that want the condominium lifestyle but are not
interested in an “edgy” location like Royal Oak (see below).

Based on interviews with local real estate professionals and other anecdotal evidence, a third
potential market is from international workers who are associated with the automotive industry.
~ These individuals are often in the area for several years and expect to travel back and forth between
- Detroit and their home country with some frequency. They value the security offered by quury
condominiums. They may be individuals or families, depending on their personal circumstances.
While itis difficult to quantify the size of this market, we believe that employees of certain foreign
owned automotive companies, their subsidiaries and suppliers, could be a productive source of
prospective purchasers. '

There is a high concentration of age and income qualified households in the PMA. There are
currently over 41,000 households that meet the primary target market definition (head of
- householder 45-74 with household income of $75,000+). These households represent 27% of the

' ) Page 1
ROBERT CHARLES LESSER & CO., LLC - ' 04-9987.00

December 13, 2004



JOSEPH FREED AND ASSOCIATES, LLC

total households in the PMA and are projected to be one of the fastest growing segments over the
next five years. In fact, between 2003 and 2008, these primary target market households are
projected to grow at a rate four times faster than total households in the PMA (5% annual growth
for primary target market households vs. 1% annual growth for total households). By 2008,
primary target market households will increase by 2,100 net new households each year, reaching
~ an estimated 51,700 households, or 33% of total households in the PMA.

In addition, in 2003 there were an estimated 83,500 primary target market households (again, head
of householder 45-74 with household income of $75,000+) in the SMA, representing 25% of the
" total household base. Primary target market households are expected to grow at an even faster
pace in the SMA, increasing by 5,700 net new households on an average annual basis, which
represents a 7% annual growth rate. This is compared with total households, which are expected
to grow at a 1% annual growth rate. By 2008, these primary target market households will reach
112,000, or 32% of total households in the SMA.

There are relatively fewer secondary target market households (head of householder 25-44 with
annual household incomes of $75,000 or more) in both the PMA and SMA, but these households
do represent a potential market for the subject property. In 2003, there were an estimated 27,500
such households in the PMA, representing 18% of total households. There are an additional
63,000 secondary target market households in the SMA, representing 19% of total households.
These households are expected to increase relatively slowly in the PMA, adding 65 net new
" households per year on average between 2003 and 2008. In the SMA, these households will
increase by an estimated 618 per year. '

From a demographic standpoint, there is a tremendous pool of age and income qualified
households in the vicinity of the subject property. Using a conservative annual turnover rate of
existing primary target market households (41,113 * 10% = 4,111 per year), plus projected
average annual net increases in primary target market households (2,120 per year), the subject
property would have to capture only 2.5% of this annual demand pool to absorb 154 units in one
year. This is a very low capture rate for a residential project, and does not even include demand
emanating from primary target market households in the SMA, or secondary target market
households (those in the 25 to 44 age group) in either the PMA or SMA. Nor does this capture rate
include any potential demand emanating from corporate or pied-de-terre purchasers.

Page 2
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ROBERT CHARLES LESSER &CO., LLC -
i December 13, 2004
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L E E D Version 2.1 Registered Prbject Checklist

IN ENERGY & ENV TAL DESIGN
The Monarch

Prereq1  Erosion & Sedimentation Control Required
Credit1  Site Selection

Credit2 Development Density

Credit3  Brownfield Redevelopment

Credit4.1 Alternative Transportation, Public Transportation Access

Credit4.2 Alternative Transportation, Bicycle Storage & Changing Rooms
Credit4.3 Alternative Transportation, Alternative Fuel Vehicles

Credit4.4 Alternative Transportation, Parking Capacity and Carpooling

credit 5.1 Reduced Site Disturbance, Protect or Restore Open Space

Credit 52 Reduced Site Disturbance, Development Footprint

Credit6.1 Stormwater Management, Rate and Quantity

Credit6.2 Stormwater Management, Treatment

Credit7.1 Landscape & Exterior Design to Reduce Heat Islands, Non-Roof
Credit7.2 Landscape & Exterior Design to Reduce Heat Islands, Roof
Credit8  Light Pollution Reduction '

B N e N N e N N I NS N G §

Credit 1.1 Water Efficient Landscaping, Reduce by 50%

Credit 1.2 Water Efficient Landscaping, No Potable Use or No Irrigation
Credit2  Innovative Wastewater Technologies

Credit 3.1 Water Use Reduction, 20% Reduction (Low Flow toilets)
Credit 3.2 Water Use Reduction, 30% Reduction (Low Flow appliances)

[ T G G e §

Prereq 1 Fundamental Building Systems Commissioning " Required
Prereg2 Minimum Energy Performance Required
Prereq3 CFC Reduction in HVAC&R Equipment S - Required
Credit1  Optimize Energy Performance 11010
Credit2.1 Renewable Energy, 5%

Credit2.2 Renewable Energy, 10%

Credit2.3 Renewable Energy, 20%

Credit3  Additional Commissioning

Credit4 Ozone Depletion (HVAC System; MECH?)

Credit5 Measurement & Verification

Credit6  Green Power (Offer as HOA tenant option; If available in MI)

[ G (U U U U Gy

U.S. Green Building Council LEED Checklist LEED™ Green Building Rating System 2.1



Prereq1  Storage & Collection of Recyclables (TRASH ROOM) Required
Credit 1.1 Building Reuse, Maintain 75% of Existing Shell

Credit 1.2 Building Reuse, Maintain 100% of Shell

Credit 1.3 Building Reuse, Maintain 100% Sheli & 50% Non-Shell

Credit2.1 Construction Waste Management, Divert 50% (REQ'S GC TO PRVD BIN)
Credit2.2 Construction Waste Management, Divert 75%

Credit3.1 Resource Reuse, Specify 5%

Credit3.2 Resource Reuse, Specify 10%

Credit4.1 Recycled Content, Specify 5% (post-consumer + %z post-industrial)

Credit4.2 Recycled Content, Specify 10% (post-consumer + % post-industrial)
Credit5.1 Local/Regional Materials, 20% Manufactured Locally (500 MILES)

Credit5.2 Local/Regional Materials, of 20% Above, 50% Harvested Locally

Credit6  Rapidly Renewable Materials (FLOORING ?)

Credit7  Certified Wood

ST G U T U G U G G G U T G Gy

Prereq 1 Minimum IAQ Performance Required
Prereq2 Environmental Tobacco Smoke (ETS) Control Required
Credit1 Carbon Dioxide (CO, ) Monitoring '

Credit2  Ventilation Effectiveness :

Credit 3.1 Construction IAQ Management Plan, During Construction

Credit3.2 Construction IAQ Management Plan, Before Occupancy

Credit4.1 Low-Emitting Materials, Adhesives & Sealants

Credit4.2 Low-Emitting Materials, Paints

Credit4.3 Low-Emitting Materials, Carpet

Credit4.4 Low-Emitting Materials, Composite Wood & Agrifiber

Credit5 Indoor Chemical & Pollutant Source Control (PRESSURIZED LOBBY)
Credit6.1 Controllability of Systems, Perimeter (UNIT CONTROL)

Credit6.2 Controllability of Systems, Non-Perimeter (ZONES PER UNIT ?)

Credit 7.1 Thermal Comfort, Comply with ASHRAE 55-1992

Credit 7.2 Thermal Comfort, Permanent Monitoring System

Credit8.1 Daylight & Views, Daylight 75% of Spaces

Credit8.2 Daylight & Views, Views for 90% of Spaces

N Y O I U QL i T W G

Credit 1.1 Innovation in Design: Provide Specific Title (ACOUSTICAL ASMBLY)
Credit 1.2 Innovation in Design: Provide Specific Title (COMMUNITY "GIVE BACK")
Credit 1.3 Innovation in Design: Provide Specific Title (PUBLIC ART ?)

Credit 1.4 Innovation in Design: Provide Specific Title

Credit2 LEED™ Accredited Professional

IR G G G Gy

_ Project Totals (pre-certification estimates) - 69 Points
Certified 26-32 points Silver 33-38 points Gold 39-51 points Platinum 52-69 points

U.S. Green Building Council LEED Checklist LEED™ Green Building Rating System 2.1



Parcel ID

Pfopérty Identification

Description

Address

88-20-20-402-018

88-20-20-403-032 ——

88-20-20-404-036
88-20-20-405-042

88-20-20-406-047

88-20-20-407-048
88-20-20-408-031
88-20-20-409-017
88-99-00-301-340

SEC20 Muer's Garden Farms Lot 94
SEC20 Muer's Garden Farms Lot 124
SEC20 Muer's Garden Farms Lot 90
SEC20 Muer's Garden Farms Lot 92
SEC20 Muer's Garden Farms Lot 91
SEC20 Muer's Garden Farms Parts of Lots 91,92 & 93
SEC20 Muer's Garden Farms Lot 123
SEC20 Muer's Garden Farms Lot 95

Personal Property

3088 Alpine

3085 McClure

2080 Big Beaver
2080 Big Beaver
* 2080 Big Beaver
2080 Big Beaver
3113 McClure

~ . 3108 Alpine
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COMMTMENT FOR TITLE INSURANCE '

k
]

Lwyers’]iﬂe o 'A;mw w1
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FORM OF POLICY TO BE ISSUED‘
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DESCRIPTION OF REAL ESTATE
Sﬂuaicd in City of Troy, County of Oaklaud, State of M:clug-an,
: SEE ATTACHED RIDER A FOR I.EGAL DESCRIETION

- OWNER, ENCUMBRANCES EXCEPTIONS TO TII‘LE UNPATD 'I‘.AKES
: AND REQUIREMENTS FOR ISSUANCE OF POLICY o

1 OWNER: EtheavarOﬂ'ice,LLC

Lawyers Title Insurance Corporaiion
8359 Office Park Drivis
@10y Gt 3500, 8430 | ,
. 05, A i
@l ess0 N m, % d
dg ' : : Authonzed Officer or Agent
) ' THi cormrritment ia invalid unless the lusuring Provisions and Seheduley A & B ae mched

Form Na, 9188 (SCHL A) 035-1-02E-001/5 .
Schedule A-Pap: |

' SEE A’ITACHED SCHEDULE B FOR CONTINUATION
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. Parcel1-Lot91, except the Souﬁh 42 feet thereof and the East 26 feet of the North 140 feet crf e South 182 feet of Lot 92

. and Lot 93, except the North 91 feet of the West 120 feet thereof, Mucr's Ga:den Fs:ms, A Subdwmmn, as recorded in 'lee:r .
1 5, page 45 of Plats, Oak]and County Records , . a
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F
. . 1 ] |
PARC]:I. 2 -Lot 90, except 'rhs South 42 feet themof Muer's Gardcn Farms, a su'bdmsxon ag re&:urded in Liber 15, Dage 45 -
* of Plats, Oa]dand County Recurds A : ": o

I B
PARCEL 3 - Lot 82, except the South 42 feet and also except the East 26 feet of the North 14& feet of the South 182 feet

- ﬂlﬂmﬂf, Muer 8 Garden Farms Subdivision, as recorded in Liber 15, page 45 of Plats, Oaldand ‘ounty Records,
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' PARCEI. 4 The North 91 feet of the West 120 fect uf Lot 93 Muer s Garden Farms Subdmsu'?m, as recorded in Liber 15,
' 'page 45 of Plats Oakland County Revords, o ' ‘
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WARRANTY DEED

' GRANTORS, HARDIP S. CHHINA and INDERJIT K. CHHINA husband and w1fe whose address is 3 108
“nine, Troy, Michigan 48084 , convey and warrant to GRANTEE, TADIAN HOMES, LLC, a Delaware limited
rhty company, the address of which is 210 Town Center Drive, Troy, Michigan 48084, the following descrlbed property
situated in the City of Troy, County of Oakland, State of Michigan (the AProperty=), to w1t

Lot 95 of MUER’S GARDEN FARMS, according to the recorded plat thereof, as recorded in
Plat Liber 15, Page 45, Oakland County Records. :
Property Address 3 108 Alpine, Troy, MI 48084

Tax ID No.: 20-20-402-017 "

together with all and singular the tenements, hereditaments and appurteriances thereunto belonging or in anyway
appertaining and all beneficial easements, and all of Grantors= interest in adjacent streets, roads, avenues, alleys, and
rights-of-way, whether open or proposed and subject to zoning ordmances and the lien of real estate taxes not yet due and

payable.

c#

- The consideration for this instrument is set forth in a Real Estate Transfer Tax Valuatron Affidavit filed pursuant to
MCLA 207. 51 1 and MCLA 207 533,

 Dated this 30" day of Noyember, 2004.
Srgned by

.'A/ )zf//’ § é///w=r-

Hardlp S. Chhma

SV\A@W,M gr H al L\L\mf\@

Inderj it K. Chhina

STATE OF MICHIGAN = )
) SS
- COUNTY OF OAKLAND ) -

The foregomg mstrument was acknowledged before me thrs 30‘h day of November 2004 by Hardrp S. Chhina and

Inderjit K. Chhma husband and wife. %
Q{ m Qg( VA

 KIMR.KURLONKG ' -

- NOTARY PUBLIC MACOMB COUNTY, ML XOTARYOPE? ;Cc
s B}I)Ij}XPERES NOVEMBER 22, 2007 - Acting in Oakland County, Mlchlgan
ACTING IN ..COUNTY

DRAFTED BY AND WHEN RECORDED RETURN TO: . ’ SEND SUBSEQUENT TAX BILLS TO:
MARK S. COHN, ESQ. : o :
Seybum, Kahn, Ginn, Bess & Serlin, P.C. ' g

2000 Town Center, Suite 1500 , ' - S GRANTEE

Southfield, Michigan 48075 ‘ ‘ -

B
/



! o  AGYECEMENT #3

REAL ESTATE PURCHASE AGREEMENT

. THIS REAL ESTATE PURCHASE AGREEMENT (“Agreement”) is dated as of August if_, 2004
by and between Diane & David Ries, 3113 McClure, Troy, Mi. 48084, (“Seller”) and Tadian Homes
LLC, 210 Town Centet Drive, Troy, Mi. 48084 (“Purchaser”). v

. IN CONSIDERATION of the respective agreements hereinafter set forth, Seller and Purchaser
agree as follows: - o

1. Property Included in Sale. Seller hereby agrees to sell and convey to Purchaser and Purchaset
hereby agrees to purchase from Seller, subject to the terms and conditions set forth herein, that
certain real property located in the City of Troy, County of Oakland, in the State of Michigan,

" more particularly described as follows: : :

Commonly Known As: 20-20-402-031 aka 3113 McClure

A cbthplete legal description of the Properiy shall be attached to this Agreement as an
exhibit when the Title commitment is issued. o

2. Purchase Price. The Purchase Price of the Property is " - . o

$ ) Dollars. The Purchase Price shall be paid by certinea cueck or by wire transfer to
the account of Seller at Closing. ’ :

3. Deposit. On or before five (5) business days after the Effective Date, Buyer shall deposit Twenty Five
Thousand ($25,000.00) dollars with Lawyers Title Company, 1050 Wilshire Drive #310, Troy, Michigan,
48084 (Tide Company) in accordance with an escrow agreement in form mutually acceptable to the parties
hereto, as 2 deposit (the Deposit) which will be held by the Title Company in accordance with the terms of
this Agreement and such escrow agreement. The deposit shall be fully refundable during the Inspection
Period. However, in the event Purchaser satisfies its Conditions of Closing and fails to close, the Deposit
shall be retained by Seller as liquidated damages in full satisfaction of this Agreement. :

4. Title to the Property. At the Closing, Seller shall convey marketable title to the Property to
Purchaser, by the usual warranty deed. Evidence of delivery of marketable and insurable fee simple
title shall be issued by Lawyers Title Company, 1050 Wilshite Drive #310, Troy Michigan, 48084
(“Title Company”) at Closing, a commitment for an ALTA Owner’s Policy of Title Insurance, in the
full amount of the Purchase Price, insuring fee simple title to the Property and Purchaser subject
only to easements and restrictions of record acceptable to Purchaser and to current but unpaid taxes,
shall be issued to the Purchaser. ’

Purchaser shall as soon as possible after executing this Agreement order a current
commitment for an owner’s title insurance policy on the Property issued by the Title Company, (the
. “Title Commitment”) guaranteeing title in the condition required herein. Purchaser shall advise the
Seller within Thirty (30) Days (the “Title Inspection Period”) after actual receipt of the Title
Commitment, what exceptions to title, if any, will be accepted by Purchaser. Seller shall have Thirty
(30) Days after receipt of Purchaser’s objections to remedy the title or to obtain title insurance as
above required; or if Seller fails to remedy the title or obtain the title policy within the specified time,
then at Closing, Purchaser may (i)elect to accept property as is or (ii) elect to terminate this.

. Agreement. Once approved, the Title Commitment shall be extended, without change, to the date of
closing. '

5. Conditions to Closing. The following conditions are conditions precedent to Purchaser’s
- obligation to purchase the Property:

A) Purchaser entering into binding contracts to acquire additional real estate (“Additional
Acquisitions”) surrounding and in the vicinity of the Property necessaty to permit
Purchaser’s intended development, within One Hundred Eighty (180) Days from the
date of the signing by both parties of this Agreement.



B) Purchaser obtaining zoning, site plan approval and building permits with respect to the
property and the Additional Acquisitions in form acceptable to Purchaser to the extent -
necessaty for Purchaser’s intended development within Fifteen (15) Months from the
date of its receipt of the Title Commitment. Seller agrees that it will, at no cost to
Seller, cooperate with Purchaser in obtaining the necessaty Governmental Approvals,
and hereby authorizes Purchaser to apply for the Governmental Approvals in its own
name or in the name of Seller.

C) In the event that Purchaser has submitted to the City of Troy, Mlchlgan for those -
approvals described in Section 5B herein, but has not received a conclusive decision
from the planning commission and the city council, Purchaser shall be entitled to up to
six (6) thirty (30) day extensions. However, once Purchaser has received said necessary
approvals, then no additional extension periods will be granted and Purchaser must
make an election to close per paragraph 6 herein.

(D) All Seller's of Additional Acqmsmon depositing closing documents with escrow agent
per paragraph 6 herein, in the event that all Seller's have not deposited their closing
‘documents the closing date shall be delayed by one day for every day the documents
" have not been deposited with the escrow agent.

(E) In the event that Seller elects to close this transaction prior to Purchaser satisfaction of
the above conditions of Paragraph 5, Purchaser agrees to waive the conditions and
close within 60 days after receiving written notice from Seller of its intent to close.
However, Purchaser and Seller acknowledge that Purchaser would require satisfaction
of the conditions stipulated in Paragraph 4, Title, and Paragraph 9f, inspections.
Purchaser shall have 30 days from Sellers notice of intent to close to complete its
'studies. . .

* In the event any of ‘the foregoing conditions is not sausfied or waived by Purchaser within
the time limits set forth above, then either party may terminate this Agreement, and neither
Seller nor Purchaser shall have any further rights or obligations hereunder.

6. The Closing. The Closing hereunder shall be held and delivery of all items to be made at the
Closing under the terms and conditions of this Agreement shall occur at the offices of the title
Company, on or before (i) Ninety (90) Days following the satisfaction of all of the conditions

. precedent set forth in Paragraph 5 above, or (ii) such other date prior thereto as Purchaser and
Seller may agree to in writing (the “Closing Date”). All of Seller’s closing documents shall be

. executed and placed in escrow at least Fifteen (15) Days prior to Closing. Seller’s closing
documents shall include the following: (i) the duly executed and acknowledged good and
sufficient Warranty Deed; (ii) at Purchaser’s option, a Real Estate Valuation Affidavit; (iii) an
affidavit as required by federal law that Selleris a non-foreign entity; (iv) the Title Pohcy, and (v)
a closing statement.

, Current real ptoperty taxes shall be prorated as of 12:01 am on the Closmg Date on a due
date basis. Taxes due and payable for the years prior to the year of Closing shall be paid by Seller
without proration. Seller shall be responsible for and shall pay all general assessments existing, with
respect to the Property; and Seller shall be responsible for the payment of assessments which have

- not yet been entered onto the tax rolls, but for which work or improvements have commenced.

Taxes are to be considered as paid in advance.

At Closing: (i) Seller shall pay, all transfer taxes now existing ot hereaftet nnposed
_ hereinafter described and the recording costs of any deeds or discharges necessaty to vest title in
. Seller; and (ii) Purchaser shall pay all recording costs of the Deed and any charges imposed by Title
- Company for the escrow of closing documents and/or for the Closing. Purchaser to pay for Title

. Insurance.

. 1. Condition of Property. Purchaser acknowledges that Seller 'has not made any wattanty or
representation, expressed or implied, written or oral, concemmg the Property, except that Seller |



represents and warrants to Purchaser that Seller has no knowledge that any toxic or hazardous
materials exist or are located in, on, about, under or affecting the Property. :

8. Possession.  Possession of the property shall be delivered to Purchaser no later than sixty (60)
days after closing. In the event that Seller occupies the Property beyond 60 days after closing,
- Seller shall pay the sum of $1000.00/day as damages to Purchaser. : '

- 9. Miscellaneous: -

- 2. Notices. Any notice required or permitted to be given under this Agreement shall be in
writing and shall be deemed to have been given when deposited in the United States
mail, registered or certified mail, postage prepaid, return receipt required, and
addressed to Seller, or to Purchaser, ATTENTION THOMAS WARDLOW, at the
address set forth on Page 1 hereof or such other address as either party may from time to
time specify in writing to the other, ' ’ :

b. Broker. The Purchaser represents it has contacted no broker with respect to the Subject
Property other than Solo Commercial Real Estate, Inc. of Eastpointe, Michigan.
Purchaser will pay a six (6%) commission as a tesult of this transaction and Broker will
be paid by Purchaser and that Purchaser will indemnify and hold Seller harmless from
the payment of any commissions. o

SELLER ACKNOWLEDGES THAT BROKER HAS DISCLOSED THAT IT IS ACTING IN THE
CAPACITY OF PURCHASER’S (BUYER’S) AGENT IN THIS TRANSACTION. - ‘

. Successors and Assigns. This Agreement shall be binding upon, and inure to the benefit .
- of, the parties hereto and their respective heirs, administrators, successors and assigns.
. Purchaser reserves the right to freely -assign this Agreement and/or take title to the
'Property in a name or assignee other than Purchaser. - '

d. Governing Law. This.Agteement shall be governed by and construed in accordance with
: the laws (_),f the State of Michigan. e ) oo . .

e. Default. In the event of default by the Purchaser hereunder, the Seller may declare a

forfeiture hereunder and terminate their agreements as Seller’s sole remedy. However, °

~ Seller shall in addition receive the earnest money deposit as liquidated damages from

the Purchaser. Seller acknowledges that Purchaser is acquiring the Property as part of

. an assemblage of property and that a default by Seller will result in significant damages -

. to Purchaser and in the event of Seller’s default, Purchaser shall have the right to

" enforce this Agreement by action for specific performance. In the event of default by

cither party, that results in litigation, the prevailing party shall be entitled to receive
actual court costs and reasonable attorney fees.

f. Inspections. Seller hereby grants Purchaser the right to perform any tests or studies on’
the property that Purchaser deems necessary throughout the term of this Agreement. In
the event that Seller advises Purchaser sixty days in advance of its intent to close,
Purchaser shall have 30 days to complete its inspections. Any inspections shall not
‘unreasonably interfere with existing tenants occupancy and if sale does not close,
Purchaser shall restore the property to its original condition.

g. Confidentiality, Memorandum of Agreement. Purchaser and Seller agfee that the terms

and conditions of this Agreement shall be confidential and shall not be disclosed by
Purchaser or Seller to any party, other than their respective attorneys, accountants,
assignees and/or Purchaser’s investors and any financing source, nevertheless,
- Purchaser, but not Seller, may record a memorandum of this Agreement or a claim of
interest to the Property in the Office of the Oakland County Registet of Deeds. In the
event this Agreement shall terminate and the sale shall not be consummated, Purchaser



' shall provnde Seller with an appropriate dlscharge, in recordable form, of any such
recorded instrument.

h. The individual executing the contract on Pusrchaser’s behalf is licensed as a real estate
btoket in the State of Mlchlgan.

i. Seller may remove anythmg from the Propetty pnor to vacating.

IN WITNESS WHEREOF the pames hereto have executed this Agreement as of the date first
above written.

“PURCHASER” - “SELLER”

Tad{an Homes LLC - - ' - - : o

. a Michigan LLC ' ' » . :

SR 4y sy
: V - %ﬂd Ries Date

Tts: \OM Aot . Mr\Lﬁ:i’/ IQU?JL g-a204

Diane Ries 'L . Date
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Justification for the use of a Planned Unit Development (per Article
35.30.00(C)

35.30.00 Eligibility:
In order to qualify for the Planned Unit Development option, it must be

demonstrated that the following conditions will be met:

A. The proposed development site is under a single ownership and control. The
site is currently comprised of five sites that have been assembled. The tower
site is under the control of Big Beaver Office, LLC, a wholly owned entity of
Tadian Homes LLC. The other lots are either under contract or owned by
Tadian Homes LLC. (Please refer to Parcel Map).

B. The proposed development is located within the City Center Area, as defined
in the code. The land area proposed for development consists of 8 contiguous
land parcels. Three of the parcels are on Big Beaver and zoned as low-rise
Office Building District (O-1), four lots extend between Alpine and McClure
and are currently zoned as One-Family Residential District (R1-B) and the
last lot that fronts on Alpine Road is located north of the three office lots on
Big Beaver and area zoned as Vehicular Parking district (P-1). As presently
zoned, high-density residential development is not allowed. The Master Plan
labels this area as Low Rise Office. Given the high office vacancies in Troy,
the site is not an economically viable office location. The plan, as presented,
creates an economically viable option for the site and transforms a prominent
location that is currently underutilized into an attractive mixed-use complex
suitable for today’s market conditions.

C. The applicant must show that a sufficient number of the following objectives,
which would not be accomplished without the use of the PUD are met:

1) Provide development Quality objectives such as those referred to in
Section 35.30.00 B-2.

Overall development quality objectives are greatly in excess of what
could be developed on the site under the current zoning. The proposal
calls for a mixed-use complex containing retail, residential and parking.
The residential mix includes traditional condominiums and villa units.
The project is targeted at a higher income market that would not be
attracted to this site but for the type of building configuration, design
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and materials as proposed in this project. The high-end luxury market
calls for a design that dictates fewer units per floor and views to create
the value for this buyer profile. This dictates an architectural design
that results in tall slender buildings. Shorter buildings with large floor
plates would only be appropriate for a middle market residential buyer
who is not as concerned with exclusivity. The luxury condominium
buyer also requires an amenity-rich environment, which would include
a private club, fithess center, pool, heated, structured parking, and
personal service. The building must also be designed with higher end
building materials for both the exterior and the interior. A luxury
residential development, which meets all of the requirements
demanded by the market, must be built to the density of this project
shown to be economically feasible.

The proposed project provides for a mix of land uses, which would
otherwise not be allowed.

The mixed-use nature of the project which contains retail, parking and
a variety of residential types including classic condominiums in a tower
structure and low-rise villa units would not be permitted under the
current zoning.

Provide a public _improvement used by the public which would
otherwise not be required, that would further the public health safety
and welfare or protect existing or future uses from the impacts of the
proposed uses.

The project will create a public improvement in a multiple of ways:

= |t will create a new symbol of value and economic development
on a prime Troy parcel that is currently underdeveloped.
Specifically, additional revenue to the City of nearly 1.9 million is
expected at full build out.

= |t will contribute to the overall improvement of landscaping and
streetscape along Big Beaver, Alpine Road and McClure by
dramatically improving the pedestrian atmosphere.

= Offsite landscaping improvements will be made to better identify
the entire block between Alpine and McClure Road. These
offsite improvements include street trees along McClure Road
and Big Beaver Road and well-manicured seating areas at
McClure Road and Alpine and Big Beaver, including soft
hedging and decorative pavers.



* The landscape areas and neighborhood dog park will create
opportunities for neighborhood socialization, thereby connecting
residents together and enabling residents to further enhance the
security of their neighborhood.

* The project will become an architectural icon for the City of Troy
that will be visible from each direction along Big Beaver.

= The site makes maximum use of its surface area through use of
structured parking for all its residential units and subsurface
stormwater detention, thereby increasing the amount of green
and permeable surface area.

» The project will lead Troy in creating a structure that is
sustainable and meets the LEED certification requirements.

4) Alleviate traffic congestion.

A traffic study conducted for The Monarch by Parsons evaluates the traffic
impacts made by the proposed project. Since the project is primarily
residential and not an office use, it has a considerably lower impact than if
the site continued to be utilized as an office use. As proposed, the project
does not create any traffic impacts on the surrounding vehicular network.

5) Provide for the appropriate redevelopment or re-use of sites that are
occupied by obsolete uses.

The site is currently occupied by an out-dated two-story office building,
surrounded by asphalt parking. This project would redevelop this site into
a catalyst project, which will continue the world-class quality development
initiated by The Somerset Collection.

6) Provide a complementary variety of housing types that is in_harmony
with the adjacent uses.

The Monarch development offers a range of housing types and price
ranges for a broad segment of Troy residents who are seeking high-quality
residential living. A study undertaken by Charles Lesser and Company
has extensively evaluated the depth of the market and has identified a
significantly underserved market niche in the Troy region, that of an
affluent move down/empty nester households. This large base of age and
income qualified households is expected to be the fastest growing
segment of the market over the next few years as they are preparing for
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retirement age and being propelled to sell their single family homes.
There are few opportunities for this market segment to find maintenance-
free, secured housing this market.

The project extends the contiguous residential neighborhood to Big
Beaver and is designed to transition from the single-family neighborhood
to the north with the villa units before stepping into the scale of the tower
structure. The townhomes units at the base of the tower structure
reinforce the neighborhood residential feeling.



%
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PUBLIC BENEFIT

The project will offer a public benefit in several ways:

It will create a new symbol of value and economic development on a
prime Troy parcel that is currently underdeveloped.  Specifically,
additional revenue to the City of nearly 1.9 million is expected at full
build out.

It will contribute to the overall improvement of landscaping and
streetscape along Big Beaver, Alpine Road and McClure by
dramatically improving the pedestrian atmosphere.

Offsite landscaping improvements will be made to better identify the
entire block between Alpine and McClure Road. These offsite
improvements include ornamental pole fixtures along both McClure
and Alpine from Big Beaver Road to the northernmost property line,
street trees along McClure Road and Big Beaver Road and well-
manicured seating areas at McClure Road and Alpine and Big Beaver,
including soft hedging and decorative pavers.

The landscape areas and neighborhood dog park will create
opportunities for neighborhood socialization, thereby connecting
residents together and enabling residents to further enhance the
security of their neighborhood.

The project will become an architectural icon for the City of Troy that
will be visible from each direction along Big Beaver.

The site makes maximum use of its surface area through use of
structured parking for all its residential units and subsurface storm
water detention, thereby increasing the amount of green and
permeable surface area.

The project is bringing forth a type of housing to the City of Troy.

As a mixed-use development, it will create a more exciting and
interactive environment within the corridor.

Over sixty percent (60%) of the onsite parking will be housed in a
structured indoor parking facility, a significant long-term improvement
over the existing surface parking lot.

The project will lead Troy in creating a structure that is sustainable and
meets the LEED certification requirements.

As a key component to the redevelopment of the Big Beaver corridor,
The Monarch Residences will include one of the following (listed in
order of preference):
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o Two parcels, located at 3141 McClure and 3128 Alpine,
will be acquired. These parcels total approximately 1.5
acres and will be dedicated to the City as a future
buffer/development area.

OR

o One parcel, located at either 3141 McClure or 3128
Alpine, will be acquired. This parcel totals approximately
0.75 acres and will be dedicated to the City as a future
buffer/development area and a contribution of $100,000
will be made to a Big Beaver Improvement Fund.

OR

o A contribution of $200,000 will be made to a Big Beaver
Improvement Fund.
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Response to Uniformity of Analysis

Environment

e What is being done to preserve natural features and open space areas?

To the extent possible, mature trees located in areas, where a suitable
preservation program can be achieved, will be preserved. A prominent line of
trees creating a buffer between the single family neighborhood to the north and
the proposed townhomes will be preserved to maintain a natural, green buffer
zone. The attached Tree Preservation Plan identifies trees that are marked for
preservation and trees that will be investigated for potential relocation on the site.
Otherwise, there are no other natural features or quality open space areas worth
preserving on the site. Protection of the trees during construction will occur.

The landscape plan makes maximum use of open space by providing all
residential parking within the structure and limiting a small amount of surface
parking. The site of 5.85 acres contains 1.55 acres of landscaped area. In
addition, podium level of the tower structure contains significant green areas in
the form of an open landscaped plaza and green roof. Please refer to the
attached landscape plan prepared by Grissm Metz.

e |s any area being designated as a conservation easement?

The site does not possess any natural areas that would be appropriate for
designation as a conservation easement.

e Is any blight to be eradicated?

The existing 2-story office building on the site is considered obsolete. The
balance of the site is vacant mostly consisting of worn asphalt paving. Given the
location of the site along the Big Beaver corridor and adjacency to first-class
office uses, the site itself could be considered blighted in the broader context of
the environment given that it is economically under performing relative to its
value to the community.

Joseph Freed and Associates LLC
Tadian Homes
Whitehall Real Estate, LL.C



MONARCH
CBHED

e |dentify traffic volumes of the proposed development to what could be
generated from maximum density under existing zoning classifications.
Relate to peak and non-peak times.

Traffic

o Refer to the attached traffic study

® Analysis to also include comparison of traffic patterns and points of
ingress/egress from proposed development to what could be developed
under existing zoning.

o Refer to the attached traffic study

Durability of Design and Use

e What architectural features, materials, and building elements are being
proposed that exceed industry standards?

The Monarch, as currently envisioned, would consist of ground floor retail,
structured parking and luxury for-sale condominiums in two towers of 12 and
23 stories respectively. Located at the base of the building, along Alpine
Road and the north elevation, nine live-work units wrap around the parking
structure and serve as a transition to the adjacent two-story villa units while
masking the parking structure. To the north of the tower building are 52 villa
units which transition the scale of the project from the single-family
neighborhood to the tower structure.

With its close proximity to the Somerset Collection, the project is able to
capture some of the first-class cache of the Somerset that is reflected in the
architectural design. The building designed by the acclaimed architectural
firm of Sandy and Babcock International from San Francisco, incorporates
brick, stone, precast and glass materials in a contemporary and elegant
architectural design that will have lasting value and create an icon for the Big
Beaver Corridor. The scale of the building, at 23 stories, will establish a
visual center for Troy, both from a distance and from each direction along Big
Beaver. A distinctive circular drive leading up to the building and a stately
porte cochiere will create a strong Big Beaver identity and focal point.

Joseph Freed and Associates LLC
Tadian Homes
Whitehall Real Estate, LLC
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A mixed-use building providing multiple functions creates a more visually
interesting project.  The design of the building has been carefully
contemplated to avoid the standard practice of building structured parking
independent from the principle building. The concept created at the Monarch
is to meld the uses of the structure while creating attractive articulated
facades and elevations on all sides by wrapping the structured parking with
residential units and burying the parking within. The podium level (the roof of
the parking structure located between the two towers) will contain an
attractive landscaped courtyard, which will be visible from Big Beaver. Two
townhouse units on the podium level will also articulate the architectural form.

The front fagade, oriented along Big Beaver, will have a detailed recessed
glass curtain wall framed by precast panels to add dramatic effect to the
elevations. Horizontal overhangs are used to create visual breakpoints as the
tower steps back and the floor plates are reduced. At the Penthouse level,
the floors are recessed and the tops of the towers are treated with vertical
elements to raise the eye skyward. The mechanical penthouse on the roof is
screened with architectural elements.

The villas located north of the tower are situated between Alpine and McClure
Roads. The villas share a common entrance with the Tower from Alpine. Two
large open spaces serve as landscaped courtyards framing the front doors of
the units. Villas facing Alpine and McClure create a strong street edge. The
units are efficiently organized around auto courtyards with enough capacity to
accommodate landscaping elements. The existing vegetative growth
between the townhomes and the single-family residence will be preserved to
the greatest extent possible to maintain a green buffer. The design of the villa
units reflects the contemporary design of the Tower utilizing brick and stone
elements and carrying over the horizontal banding used in the design of the
Tower.

The Market analysis, completed by Robert Charles Lesser and Company,
demonstrates a unique opportunity to develop a well-executed luxury high-
fise condominium targeted to an underserved affluent move-down/empty
nester household. There is a large base of age and income qualified
households in Troy and immediately surrounding communities that are
expected to be downsizing their homes and looking to find amenity-rich,
secure and maintenance-free housing. Nationally, this segment of the market
is expected to become the fastest growing market segment nationwide as
boomers start retiring. In Troy this segment represents approximately 25%
of the market. The Monarch will present an opportunity for Troy residents to

Joseph Freed and Associates LLC
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choose a more traditional condominium living alternative within their
community. ‘

A second area of market concentration is a young professional and persons
employed in the Troy business district that want the option to reduce their
commute time.

Critical factors in the success of targeting these market segments are
reflected in the design and execution of the building. To achieve the low-
maintenance and rich-amenity lifestyle that this market segment desires the
development has incorporated the following critical characteristics:

o Height and views. The two towers will offer a range of product with
Spectacular views and higher floors that will command premiums.

o lconic Architecture — The Sandy and Babcock design will create an
immediate and positive image in the minds of the prospective
purchasers that will have lasting value.

o Proximity to office-based employment concentrations — The site is
easily accessible to 11 million square feet of multi-tenant office space.

o Proximity to shopping and restaurants. The primary attribute of the site
is its adjacency to the Somerset Collection and excellent Troy
restaurants.

o Small number of units per floor — The two-tower configuration allows
smaller floor plates with fewer doors per floor. The floors step back as
the building rises to reduce the units per floor from five on the lower
floors to four units per floor to three units on the Penthouse levels.

o Residential building amenities will include:

* Private indoor deeded parking with secured access for
residents.

* Private balconies and outdoor spaces for each unit.

" A luxury clubhouse for resident’s use that includes an indoor
swimming pool and locker rooms, an entertaining room with
kitchenette, fitness center and a theatre room.

= A grand residential lobby with full glass fagade cuts through the
building to the entrance on the North facing the villa units which
creates a visual link through the building. lobby finish materials
will be a combination of granite, stone, glass and wood.

* Podium level, private garden courtyard.

Joseph Freed and Associates LLC
Tadian Homes
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» 24-hour security and concierge desk.

* High ceiling heights, hardwood flooring, granite countertops,
large walk-in closets and luxury finishes.

Having an interesting retail component in the project is an attractive
amenity and effectively serves to distinguish this location to prospective
purchasers. Retail uses must be considered based upon compatibility
with a luxury residential standard. Uses such as a jewelry store, financial
services office and café are being considered. A day spa is also a
potential use that would be compatible with the club amenities that would
both serve the public and the residents.

Also delineate obstacles developer had or will overcome in achieving this
particular site development, and include any assemblage of adjacent parcels in
your commentary.

To create a unified site that enabled the construction of both townhouses and the
tower structure while assembling parcels owned by four single-family
homeowners. The site assembly enabled the site plan to achieve the successful
transition between the single-family residences to the north and the Big Beaver
higher density portion of the site.

Comment on how landscaping on the proposed site compares to basic
requirements.

The proposed form of the structure will create an interesting and articulated
design that brings retail space closer to the Big Beaver Corridor. This
architectural feature will capture the eye and create and exciting landscape
opportunity at the intersection of Alpine and Big Beaver. This space is designed
to create a private space for passive recreation.

Grism Metz Landscape Architects have been retained to prepare the landscape
architecture for the project. They have been responsible for the landscape
design of The Somerset Collection and other notable first-class office and retail
settings. They have conducted an evaluation of existing trees on the site to
determine what trees can remain and what trees can be relocated, if possible.
Overall the landscape plan will be substantial relative to the present Big Beaver
conditions. A determination of whether this plan is considered basic, above and
beyond the City of Troy zoning ordinance is a subjective matter. It is believed

Joseph Freed and Associates LLC
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that the proposed landscape plan will be a significant contribution to the quality of
Big Beaver corridor and set an example for future developments.

Long-range plans for Big Beaver contemplate a pedestrian friendly atmosphere
that would encourage pedestrian activity between the Somerset Collection and
the site. The site plan contemplates improving the site between McClure and
Alpine with an improved pedestrian streetscape, including planting beds,
pedestrian friendly sitting areas and substantial streetscape plantings.

Alpine will be also improved with sidewalks, boulevard and landscaping. The

Townhomes will have two generous open greenspace areas that will be
attractively landscaped for use by the residents

If you were to visit the site in 50 vears, what do you think you’d see?

The Somerset Collection has set a world class standard for development on Big
Beaver for retail. The Monarch will have the same impact on Big Beaver for
residential development in the City of Troy, creating a timeless piece of
architecture that will set the standards for future residential projects. The location
and accessibility of the site will create the first opportunity to provide meaningful
pedestrian links to the Somerset Collection and help create a pedestrian friendly
atmosphere in the center of Troy. It is anticipated, with the conclusion of the Big
Beaver Corridor Study, that the goals of creating Big Beaver as a world class
destination will be set forth in a plan of action. This project will be the first step
toward making that vision a reality.

In 50 years this project will also be recognized for the impact of the building on
the future of the environment. To the extent possible, the building is being
evaluated for LEED certification that will take into account energy efficiency
policies, including energy efficient building systems, storm water management,
green roof system, low-emitting materials uses, and use of local and regional
materials. Some specific techniques that are being proposed for the project
include:

o Green roof system located at the Podium level

o Common energy efficient hot water system used for heating and
cooling and domestic hot water.

o Selection of Materials

Joseph Freed and Associates LL.C
Tadian Homes
Whitehall Real Estate, LLC
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How does the proposal compare with general direction of the master plan?

Since the Master Land Use Plan was adopted in 1971, the City of Troy has seen
significant growth and change, and, as a result has responded with appropriate
sensitivity to changes in the built environment through amendments to the Plan.
The intent of the Master Land Use Plan was to focus large scale, urban
development along the Big Beaver Corridor, and, as a result, Big Beaver has
attracted a large volume of commercial and office developments. Until this
application was presented, the concept of a mixed-use residential and retail
project with a variety of residential product types had not yet been contemplated
and thus, was not addressed in the Master Land Use Plan.

In 1993, the City of Troy created the Downtown Development Authority, (DDA) to
further monitor and make recommendations to the City Council pertaining to the
continued economic development of the big Beaver Corridor. The DDA has
overseen recent improvements to roadway configuration and has enabled Big
Beaver to continue to encourage and accommodate large-scale growth.

On September 22, 2004, the DDA and City Council met to discuss the long range
plan for the business district and the revitalization of the City of Troy’s downtown
development district. In the presentation made that day, certain trends were
noted. Among these, an identifiable increase in office vacancy rates and a
consequential impact on tax base and taxable value. These trends challenged
the City to address strategies to maintain the status of Troy as a world-class
environment. At that meeting the City Council voted to approve the funding of a
study that would propose a new land-use vision that would be enable future
development opportunities to occur along Big Beaver in a strategic and cohesive
manner.

In 2002, the City of Troy issued the “Future Land Use Plan”, which consists of
additional policies intended to supplement the Master Land Use Plan. In it it
states, “By its nature, The Future Land Use Plan must be flexible so that it can be
sensitive and responsive to the social, economic and physical development
trends and realities of the City as well as the total region of which Troy is part. “
While the 1971 Master Plan did not contemplate the mixed-use, high-density
concept, The Monarch project is representative of current trends, with shifting
population demands, a changing market and needs of its residents. When taken
into account with the PUD process, the City has crafted the tools necessary to
respond to the issues presented by The Monarch application and make
subjective and qualitative interpretations of the needs of the City of Troy.

Joseph Freed and Associates LLC
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The Future Land Use Plan identifies the following goals and objectives to guide
the basic framework of planning:

e “To guide the development of the City of Troy as a dynamic urban community
with a diversified and balanced land use base, and a humane environment.

e To guide the development of the City of Troy in such a manner that new
development shall enhance the existing development for the benefit of
residential and non-residential areas of the community.

e To maintain desirable and environmentally sound residential areas as the
dominant element of the City’s development pattern.

e To establish guidelines for the development or redevelopment of non-
residential areas to provide a cohesiveness and identity for the individual
areas as they relate to the whole community.

e To encourage the highest standard of stability, utility an aesthetics in all
developments within the City of Troy.”

The Monarch development effectively responds to each one of these goals by
creating a focal point to the center of Troy by tying together the quality and
aesthetics already established along Big Beaver and the Somerset Collection. It
will benefit the residents of Troy by creating new housing alternatives where
none exist today. Currently, the site is highly underutilized for its location in the
city. This redevelopment will assist in supporting subsequent economic
development along Big Beaver and will also encourage the private sector
businesses in Troy to continue to reinvest in their business and to reinforce Troy
as a progressive location from which to continue their operations.

The Monarch will further reinforce the pedestrian link along Big Beaver to the
Somerset Collection. Each corner of the site at Alpine and McClure will provide a
passive landscaped area for sitting. The streetscape will be improved with street
trees and will establish a new standard for landscape design along the corridor.

The Master Plan did not contemplate this type of density or residential
development along the corridor. To maintain the long-term viability of the City,
mixed-use projects such as the Monarch should be encouraged in appropriate
locations to respond to market demands for high-density condominium living and
that increased development densities may be necessary to achieve this goal.
When developed pursuant to the PUD application, The Monarch will generate
long-term viability and stability to the corridor and environs.

Joseph Freed and Associates LLC
Tadian Homes
Whitehall Real Estate, LLC



MONARCH
NS

Determine if proposed PUD will be a catalyst to improve and/or support
surrounding area.

Economics

The Monarch development offers the City of Troy an opportunity to create a
mixed-use complex offering a range of housing options that are otherwise
unavailable in the City of Troy. The location of the site with close proximity to the
Somerset Collection and one of the largest concentrations of office-based
employment will appeal to a broad base of the market. The market segment
consisting of mature professional singles and couples, who are interested in low
maintenance and high service lifestyle choices, is currently not available in the
Troy market area. This market segment is primarily older (45 to 65), “well-
heeled”, empty nester/pre-retiree couples moving down from large single-family
houses. Many of these people will be residing in Troy or immediate vicinity and
will want to stay near their families and social environments. Households aged
45-54 and 55-64 in the Primary Market Area (PMA) have median incomes of
$95,662 and $92,478 respectively and make up 24% of all households in the
PMA. In addition to household income these households have significant equity
built up in their primary residences and as they move down from a larger home
will look to reinvest in smaller homes with the tendency to age in place near their
family ties.

A secondary market segment will include a mixture of younger single and
married professionals who want to live closer to their jobs thereby reducing their
commute time and improving their quality of life. Proximity to the significant
employment base in Troy will attract his segment of the population. Within the
PMA, there are over 90,000 households aged 25-44 with annual incomes
exceeding $75,000, including 57,000 who earn more than $100,000.

Historically, single-family detached units have dominated residential permitting in
Troy and Oakland County. However, in the past few years, there has been an
increase in condominium permits, particularly in Oakland County. This trend will
continue as land suitable for lower density development within a reasonable
commuting distance of major employment concentrations becomes increasingly
scarce. There is also a renewed interest on the part of both Baby Boomers and
their children, in living in complex urban and active mixed-use environments.
There are no truly competitive communities in Troy itself. All of the relevant
actively selling condominium communities are located in Birmingham and Royal
Oak, which are characteristically very different from the City of Troy which offers
a competitive alternative to Troy residents.

Joseph Freed and Associates LLC
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Current Taxes generated for the sites are: $ 39,149.

Tax Impact of Project:

Proposed tax impact of the site, assuming. current mill rates and assessment
practices are estimated at::

Retail Taxes per year: $ 94422
Residential Taxes per year: $ 1,873,109
Total tax for site: $ 1,967,531

If a density incentive is being proposed, determine differential from maximum
density under applicable zoning.

Pursuant to the current zoning, it was determined that 25,785 square foot, low-
rise office building and seven single family homes are the maximum density that
would be permitted under the current zoning.

Under this application for PUD approval, the Property would provide 470,255 of
gross square feet of buildable area comprising of approximately 11,166 square
feet of specialty retail use, 154 condominium units, 52 villa units and a 308 car
parking deck.

Joseph Freed and Associates LLC
Tadian Homes
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MEMORANDUM

TO: Joseph Freed and Associates

FROM: Roger K. Walther, Principal Associate
Emadeddin Alsaidi, P.E.

DATE: December 13, 2004

SUBJECT: Rezoning Traffic Study for Proposed Monarch Mixed Use Development
Troy, Michigan

Parsons has completed a rezoning traffic study for a proposed mixed use development that will
be constructed on approximately six acres of land on the north side of Big Beaver Road between
Alpine and McClure Drives. The development would include approximately 6,900 square feet of
specialty retail use, a 4,266 square foot day spa, 150 condominiums, 54 townhomes and a 316
space parking deck. The land area proposed for development consists of 8 contiguous land
parcels. Three of these parcels are on Big Beaver Road and zoned as a low-rise Office Building
District (O-1), four lots extend between Alpine and McClure and are currently zoned as a One-
Family Residential District (R-1B) and the last lot that fronts on Alpine Road is located north of
the three office lots on Big Beaver Road and is zoned as a Vehicular Parking District (P-1). The
purpose of this study was to compare the trip generation, traffic patterns and traffic at points of
ingress and egress of the proposed development under PUD zoning with what could be developed
under existing zoning. The following represents the data collection, analysis, and findings of this
review.

TRIP GENERATION FOR PROPOSED SITE TRAFFIC

The number of trips that would be generated by the proposed development was estimated based
on rates and equations published in the ITE Trip Generation, 7th Edition. ITE land-use category
#814 (Specialty Retail Center) was determined best to represent trip generation for the proposed
retail portion in addition these trips were reduced to account for pass-by trips. ITE land-use
category #492 (Health/Fitness Club) was determined best to represent trip generation for the
proposed spa. ITE land-use category #233 (Luxury Condominium/Townhouse) was determined
- best to represent trip generation for the proposed condominium and town homes. The trips
estimated to be generated by the proposed development are shown in Table 1.
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Table 1

TRIP GENERATION FOR PROPOSED MORARCH MIXED USE DEVELOPMENT

Proposed Use, Size A.M. Peak-Hour P.M. Peak-Hour Daily
& ITE Code # Trip Type Trips
Entering Exiting Total Entering Exiting Total P
All Trips NEG NEG NEG 17 21 38 333
Specialty Retail i
Center
(6,900 5q. ﬁ,) Pass-by (35%) NEG NEG NEG -6 -7 -13 -117
ITE #814
New Trips NEG NEG NEG 11 14 25 216
Day Spa
(4,266 sq. ft.) All Trips 2 4 6 9 9 18 154
ITE #492 i
Luxury Condos and
Town homes .
(204 Units) All Trips 23 75 98 84 50 134 993
ITE #233
Total Trips 25 79 104 110 80 190 1480
Total New Trips 25 79 104 104 73 177 1363
Reduction for Trips Generated by
Existing Office Building -14 -3 -17 -8 -38 -46 -122
(50% of 11,000 sq. ft. trips) ITE#710
Reduction for Trips Generated by
Existing Single Family Homes -3 -9 -12 -4 -2 -6 -54
(4 Units) ITE #210
Proposed Use Net Total Trips 8 67 75 98 40 138 1304
Proposed Use Net Total New Trips 8 67 75 92 33 125 1187

NEG: Negligible

An 11,000 square feet office building and a 4 single family home units currently exist on the site
of the proposed development. A trip generation analysis was conducted for these existing uses as
shown in Table 1. Since the existing office building is only 50% occupied, the estimated
projected trips were estimated accordingly. All trips generated by existing partially occupied
office building and the single family homes were deducted from site-generated trips. The trips
generated by the proposed development with reductions for pass-by trips and trips generated by
the office and homes on the site are presented in Table 1. The net total trips and the net total new

trips are also given in this Table.
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TRIP GENERATION FOR EXISTING ZONING

Based on discussions with a City of Troy planning representative, and a review of the City’s
current zoning for the site, it was determined that a 25,785 sq. ft. low-rise office building and
seven single-family homes are the maximum density of development use that would be permitted
under the current zoning designations.

The numbers of trips generated by each of these uses were estimated based on rates and
equations published in ITE Trip Generation, 7th Edition. The ITE land-use category #210
(Single-Family Homes) and #710 (General Office Building) were found to best represent the
land uses under existing zoning. The estimated trips generated by these uses under existing
zoning are shown in Table 2. In addition, Table 2 presents reductions of trips for the existing
partially occupied office building and the four single family homes that currently exist on the
site. The last row in Table 2 shows the net total trips with maximum density use of the parcels
under existing zoning.

Table 2
TRIP GENERATION FOR MAXIMUM ALLOWED UNDER EXISTING ZONING
A.M. Peak-Hour Trips P.M. Peak-Hour Trips Daily Trips
Development In Out Total In Out Total
Single Family Homes, 7 units,
ITE#210 4 11 15 6 4 10 90
General Office Building,
25,785 sq. ft., ITE#710 36 7 63 18 20 108 470
Total New Trips 60 18 78 24 94 118 560
Reduction for Trips Generated
by Existing Office Building
(50% of 11,000 sq. ft. trips) -14 -3 -17 -8 38 46 -122
ITE#710
Reduction for Trips Generated
by Existing Single Family ) _ ) B
Homes -3 -9 -12 4 2 6 54
(4 Units) ITE #210
Existing Zoning Net Total 43 6 49 12 54 66 384

New Trips
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TRIP GENERATION COMPARISON

Table 3 compares the net total new trips for the existing zoning with the net total new trips for
the proposed Monarch mixed use development taken from Parsons December 2004 Traffic
Impact Study for this development. The last row of the table shows the differences between the
two uses. A review of Table 3 indicates that during the A.M. peak hour, the proposed use would
generate 35 less inbound trips and 61 more outbound trips than that under existing zoning. This
is a total increase of 26 trips during the A.M. peak hour. During the P.M. peak hour, the
proposed use would generate 80 more inbound trips and 21 less out bound trips than that under
existing zoning. This is a total increase of 59 trips during the P.M. peak hour. In addition, the
proposed use would generate 803 more daily trips compared to that of the existing zoning.

Table 3
TRIP GENERATION COMPARISON
A.M. Peak-Hour Trips P.M. Peak-Hour Trips Daily Trips
Development
In Out Total In Out Total Total
Existing Zoning Net Total '
New Trips 43 6 49 12 54 66 384
Proposed Monarch Mixed Use
Development Net Total New 8 67 75 92 33 125 1187
Trips
Difference -35 +61 +26 +80 21 +59 +803

INGRESS/EGRESS TRAFFIC PATTERN COMPARISON

In order to be able to compare ingress/egress traffic patterns of the proposed and the existing
uses, Figures 1 and 2 were generated. Figure 1 presents the Monarch projected trip distribution at
the proposed site drives, local roads (Alpine and McClure Roads), and adjacent crossovers along
Big Beaver Road. The direction of approach for the Monarch proposed mixed use development
were based on data found in the Traffic Impact Study conducted for this development by Parsons
in December 2004. Figure 2 presents the trip distribution for the existing zoning at the expected
drive locations, local roads, and adjacent crossovers along Big Beaver Road. The same direction
of approach utilized for the proposed use was also utilized for the existing zoning trips presented
in Figure 2. The expected drive locations were based on the location of each land use under
existing zoning. Trip distribution assumptions for the existing zoning are discussed in the
following paragraph.
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The existing zoning trip distribution found in Figure 2 is based on the following assumptions:

e Two drives would serve the single family homes, one on Alpine and the other on
McClure.

e A separate drive would serve the adjacent off-street parking lot that would be provided on
Alpine for the office building.

e One drive on Big Beaver Road (shared drive) would serve the office building.
Two thirds of the office building generated traffic will park in the off-street parking lot
on Alpine Street.

e One third of the office building generated traffic will park in the available spaces near the
office building and will use the shared drive on Big Beaver Road.

A review of Figures 1 and 2 indicate that during the A.M. peak hour, the proposed use projects 3
vehicles to arrive from the west and 4 from the east on Big Beaver while an existing zoning use
projects 20 vehicles to arrive from the west and 22 from the east on Big Beaver. This indicates
that the proposed use would generate less inbound trips during the A.M. peak hour. During the
P.M. peak hour, the proposed use projects 38 vehicles to arrive from the west and 48 from the
east on Big Beaver while an existing zoning use projects 4 vehicles to arrive from the west and 4 -
from the east on Big Beaver. This indicates that the proposed use would generate higher inbound
trips during the P.M. peak hour. Ingress/egress comparisons for Alpme McClure and all site
drives are summarized in Table 4.

Table 4
INGRESS/EGRESS TRAFFIC PATTERN COMPARISON FOR ALPINE, McCLURE,
AND SITE DRIVES

A.M. Peak-Hour Trips P.M. Peak-Hour Trips
Road or Drive Proposed Monarch | Existing Zoning C;In‘;?g e 11:;311::::3 | Existing Zoning C::f:; e
In Out In Out M;:li;l;m In Out In Out Mz;i;]:.ch
{ Alpine Road 4 53 26 7 +24 65 13 4 32 +42
McClure Road 1 8 2 5 +2 8 2 2 2 +6
]S)Ei‘; z‘i #Sli;e 2 4 13 1 8 21 2% 2 17 +26
glgvil;e(gg)uth 4 47 26 2 +23 59 12 3 33 +35
Ao R O R
?;I:;?lure' Drive 1 8 5 5 |9 2 3 2 +6
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A review of Table 4 data indicates that during the A.M. peak hour, the proposed use would
generate fewer inbound trips and higher outbound trips than that of an existing zoning use.
During the P.M. peak hour, the proposed use would generate more inbound trips and fewer
outbound trips than that of the existing zoning use. It may be noted from Table 4 that the greatest
number of increased trips during the A.M. and P.M. peak hours would occur at the Alpine Road
intersection with Big Beaver Road as a result of the high exiting traffic at the Alpine south site

drive.

FINDINGS

The following represent the findings based on the results of this study:

1.

During the A.M. peak hour, the proposed use would generate 35 fewer inbound trips and
61 more outbound trips than an alternate use under existing zoning. This is a total
increase of 26 trips.

During the P.M. peak hour, the proposed use would generate 80 more inbound trips and
21 fewer outbound trips than an alternate use under existing zoning. This is a total
increase of 59 trips.

The proposed use would generate 803 more daily trips compared to that of an alternate
use existing zoning.

During the A.M. peak hour, the proposed use projects three vehicles to arrive from the
west and four from the east on Big Beaver Road while an alternate use existing zoning
projects 20 vehicles to arrive from the west and 22 from the east on Big Beaver.

During the P.M. peak hour, the proposed use projects 38 vehicles to arrive from the west
and 48 from the east on Big Beaver while an alternate use existing zoning projects four
vehicles to arrive from the west and four from the east on Big Beaver.

The proposed use would generate fewer inbound trips during the A.M. peak hour than an
alternate use under existing zoning.

The proposed use would generate higher inbound trips during the P.M. peak hour than an
alternate use under existing zoning.
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Saturn 2 | Selux

Silver Louver ® Mirror finish with prismatic 2 \‘\ N \ Please Note
Catalog # SA2-SP-1-H100 ungerSIde 'shlellds light source m oz L \ gmr;ﬁ
ITL Report # 40335 an co.ntros g alte.. . = \ rigntation
@ Resulting “dark light” effect £
offers superior visual comfort. g &2 2
® Maximum candela of 784.7 at = 1 /5 / / } J
35° from vertical. 0w £ 4
® IES classification, E —1/ 2/1 / / / /
Type V Cutoff. %0 g2 /‘ / 7
) & L 02 / /
520 o § 3 L~ // _0/1, /
780 & L] 005 4
0 30 i 2 3 4 5 6 7
Longitudinal Distance in Units of Mounting Height
. 180 150 .
White Louver ® A se'lux variation of a classic 2] N \ \ Please Note
Catalog # SA2-WP-1-H100 Iouver.desigr?. L= \ \ ﬁ@re '
ITL Report # 40336 ® Combines brightness control = \ \ Orientation
with a subtle luminance around £
the source. 2 VoS 2
® Maximum candela of 833.8 at b= _/ /s
55° from vertical. 90 § 1 / E /
® |ES classification, s | / y
Type V Cutoff. mn g 2 A a1 A /
540 o ‘g 3 / '/ / '01/ /
#10 é — // / DV
0 30 Ty 1 2 -3 4 5 6 7
Longitudinal Distance in Units of Mounting Height
180 150
MTR Refractor ® Innovative “multi-prisms for 2 \\ \ \ \ Please Note
Catalog # SAZ-MR-1-H100 t_otal reﬂegtlon mcorporates m oz, \\ \ F|me .
light-bending characteristics of 2 \ Orientation
ITL Report # 40334 ‘ 2 1) \
P a prism. US patent no. 4,669,034 g A0\
@ Directs light precisely with E A3/ ) ,
minimum intensity at critical b= AN / } } ’
viewing angles. 0 § 1 /12 / ,
@ Blends efficiency with visual e / /1/ 05 / / /
comfort. 0 8, % -
02
® Maximum candela of 893.1 § __,/ / / / o1 /
at 55° from vertical. 50 w B3 L A VA
® |ES classification, . é // / // 005,
Type V Cutoff. - . N ) 3 7 : =
Longitudinal Distance in Units of Mounting Height
180 150
MTR 180 Refractor e innovative “multi-prisms for 2 Please Note
Catalog # SA2-M3-1-H100 total reflection” incorporates T Fixture
For M5 expect results similar to MTR 150 light-bending characteristics of g ! — Orientation
ITL Report # SX7666 a prism. US patent no. 4,669,034. ER-NY
® Directs light precisely with é \§',
minimum intensity at critical p 2 ) 4 ) )
viewing angles. o L1 ;
©® Blends efficiency with visual = "’j/ y 4 )
comfort. 30 g, Z - /
® Maximum candela of 1476.4 z - // 0} " /
at 60° from vertical. 660 0 B3 — - /
@ |ES classification, - 2 L / o
Type IV Semi-cutoff. > S K] b > n n . ;
Longitudinal Distance in Units of Mounting Height
HID Lamp Prorate Table (ED-17 Coated, Base-Down Lamp) Conversion Chart
High Pressure Sodium Metal Halide Vals based on 2 mouniing height
Wattage Factor Initial Lumens | Wattage Factor Initial Lumens Mounﬂ;!g'Helght Multiply
50 0.47 3700 50 0.44 3400 12 1.44
70 0.74 5800 70 0.64 5000 ' 1.00
100 1.13 8800 100 1.00 7800 jod 0.73
150 1.86 14500 150 1.60 12500 16 0.56
175 1.79 14000 18 0.44

SA2-0503-02



Saturn 2

seduin

B3 Refractor

® High efficiency, molded

180

150

~

Please Note
Catalog # SA2-B3-1-H100 o orosticate refractor system. w51 N \ ) S oien
ITL Report # 40332 e e : N
types up to 175W. g /,;:\\ \
: ® |deal for applications demanding ERAN
maximum spacing. ) = o~ \
® Maximum candela distribution o £') o7
of 1749.0 at 77.5° from vertical 2 1 ) \
® |ES classification, 580 g, ra— 2
Type Il Non-cutoff. 2 /N L~ . 9
o o B =
2
140 g, i yd o)
N m 01 2 3 45 § 7
180 150 2 g
B5 Refractor ® High efficiency, molded = \ \ Eil;?;: Note
Catalog # SA2-B5-1-H100 borosilicate refractor system. w ¥ 1 N \ Orientation
ITL Report # 40333 ® Accommodates HID lamp E
types up to 175W. £ ;
% ® |deal for applications demanding g }
maximum spacing. 31 5/
® Maximum candela distribution 90 é / y / /
of 1012.0 at 72.5° from vertical g ) bt af )
® |ES classification, 0 2 /o /
Type V Non-cutoff. o 2, ./ // / '°2/
0 3 /
Bt |
840 o 1 2 3 1
0 0 Longitudinal Distance in Units of Mounting Height

Mounting
Single

Die-cast aluminum fitter base secured
to pole with three, stainless steel, Allen

head set screws.

26"
670mm

12’

31"
90mm

N SN

Double

four stainless steel, Allen head set

screws. Outer slip fitter for 3 /2" tenon.

706"
1770mm

Die-cast aluminum double round lumi-
naire mounting arm secured to pole with

11’

Wall

Die-cast aluminum double round wall
mount arm. Secured to wall with /4™
diameter threaded fasteners (by others).

351/32"
890mm

——f'

341"
880mm

—
—

Wall Arm Mounting Detail
(Conduit and mounting hardware by others.)

2l

21 135"
555mm

415"
12imm

e o |

5 156" 9 1"

151mm O 235mm
o o l

2 %" l' .-I

65mm
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seiliex:

Pole Information

Refer to A35, S635, or S35 Pole specification sheets for construction details, anchorage information and additional options.

A35 & 835
Round Straight Aluminum
& Round Straight Steel Poles

§635

Round Stepped
Steel Pole

Overall
Height
(8' shown)

Straight Poles {A35 & 835)
BC5 Standard Base Cover

Two-piece cast aluminum

42" (116mm)

L omn T

{316mm)

BC1 Optional Base Cover
{A35 & 835) One-piece cast aluminum

Stepped Steel Pole (S635)

BC6 Standard Base Cover
One-piece cast aluminum

45/ (118mm)

]
(400mm)

BC4 Optional Base Cover
—_ {A35 & 835) One-piece cast
aluminum
- 5/g"
44" (550mm)
{1118 mm)
i
{610 mm) 5 {133mm)
1 —-—I 2125/ |<— ——I g1112" L-— I
Shown with standard base covers. (s20mm) (29mm)
: o Bolt EPA Information (ft?) . L S
Pole Series Circle [~75mph T 8 mph | 90 mph ] 60 mph | 710 Height| Finish Options
8635 3 1/2" Diameter Stepped Steel Pole 9" 576 | 43 | 6 | 25 | 228 WH White | BC1  Decoraiive Cast
A% 3112 Diameler Srght AuminumPoe | 7% | 161 | 122 | o4 | 73 | 59 |8 8| . émr"('#,ﬂﬁ%e&
835 3 1/2" Diameter Straight Steel Pole 79 | 148 13 86 6.7 54 S35 poles only)
8635 3 1/2" Diameter Stepped Steel Pole 9 456 35.0 273 216 178 BZ Bronze | pc4 One-piece Cast
A3 3112 Diametor Steight AuminumPole | 730 | 124 | 93 | 74 | 54 | 43 |10 10R) gy e o (o e
835 3 1/2" Diameter Straight Steel Pole 9 | 14 86 65 49 39 S35 poles only)
8635 3 1/2" Diameter Stepped Stee! Pole g w6 | 7 | 23 | 175 | 144 Sp gmfy REC GFCI Receptace
A35 312" Diameter Straight AminumPole | 7% | 99 | 73 | 54 | 40 | 31 |12 2t ;",T,':,fwfoav‘gﬁf
" H H 3 "
835 3 1/2" Diameter Straight Steel Pole 7 9.1 6.7 49 36 28 PCT  Photocell Tenon
$635 3 1/2" Diameter Stepped Steel Pole 9" 7 | 42 186 | 146 | 19
A35 3 1/2" Diameter Straight Aluminum Pole | 7 %" 8.0 58 42 3.0 22 |14 141t * Weatherproof cover intended
i N " for portable tools or other
S35 3 1/2" Diameter Straight Steel Pole T 73 53 38 27 19 ot o conchd
$635 3 12" Diameter Stepped Steel Pole g 217 158 123 9.6 76 fothe outlet only when attended.
For other requirements please
A35 3 1/2" Diameter Straight Auminum Pole | 7% | 49 32 22 14 08 |16 161t consult factory.
$35 3 1/2" Diameter Straight Steel Pole I | 44 28 19 12 06 |
Other pole configurations available; consult factory. EPA Calculations allow for 1.3 Gust Factor

Effective Projected Area of Single Luminaire = 0.92 ft2 {0.09m?) / Weight of Luminaire = 35.0 Ibs {15.9kg)
Effective Projected Area of Double Luminaire = 2.37 ft2 (0.22m2) | Weight of Double Luminaire {includes arms}) = 94.0 Ibs (42.6kg)

SELUX Corp. © 2003

PO Box 1060, 5 Lumen Lane
Highland, NY 12528-1060
SA2-0503-04 (6-49014-00)

TEL: (845) 691-7723 » FAX: (845) 691-6749
E-mail: seluxus@selux.com
Web Site: www.selux.com/usa

Ina continuing effort to offer the best product possible, we reserve the right o change,
without notice, specifications or materials that in our opinion will not alter the function
of the product. Specification sheets found at www.selux.comiusa are the most recent
versions and supercede all other printed or electronic versions.



A L/THONIA LIGHTING®
FEATURES & SPECIFICATIONS

INTENDED USE— For building- and wall-mounted applications.

CONSTRUCTION — Rugged, die-cast, single-piece aluminum housing. Die-
cast door frame has a 1/8" thick tempered glass lens. Door frame is fully
gasketed with one-piece solid silicone.

FINISH — Standard finish is new textured dark bronze (DDBT) corrosion-
resistant polyester powder finish, with other architectural colors available.

OPTICAL SYSTEM — Segmented reflectors for superior uniformity and
control. Reflectors are interchangeable. Three full cutoff distributions
available: FT (forward throw), MD (medium throw) and WT (wide throw).

ELECTRICAL SYSTEM — 50W-150W utilizes a high reactance, high power
factor ballast. 35S utilizes a reactance high power factor ballast. 175W
utilizes a constant-wattage autotransformer ballast. Quick disconnect plug
easily disconnects reflector from ballast. Ballasts are copper-wound and
100% factory-tested. Porcelain, medium-base socket with copper alloy,
nickel-plated screw shell and center contact. UL listed 660W, 600V 4KV
pulse rated.

INSTALLATION — Universal mounting mechanism with integral mounting
support allows fixture to hinge down. Bubble level provides correct
alignment with each installation.

LISTING — UL Listed {standard). CSA Certified (see Options). Suitable for wet
locations {damp location listed in lens-up orientation). WLU option offers
wet location listing in up orientation (see Options). IP65 rated.

Catalog Number

Notes Type

Decorative Wall-Mounted Lighting

WST

METAL HALIDE
50W-175W
HIGHPRESSURE SODIUM
' 35W-150W

Standard Dimensions

Length: 16.25 (41.2)

Depth: 9.13 (23.2)

Overall Height: 7.25 {(18.4)
Max. Weight: 30 Ibs (13.6 kg)

All dimensions are inches (centimeters) unless otherwise specified.

ORDERING INFORMATION

Choose the boldface catalog nomenclature that best suits your needs and write it on the
appropriate line.

Example: WST 175M FT 120 SF LPI DNAT

WST
I I l [ [
I Series | l Wattage/Source I l Distribution H Voltage | l Options
WST Mietal Halide FT Forward throw 120 Shipped Installed In Fixture Architectural Colors®
50M MD Medium throw 2082 SF Single fuse (120, 277, 347V, Standard Textured Caolors
70M {coated lamp std.) 2402 n/a TB) DDBT Dark hronze (std.)
100M WT Wide throw 277 DF Double fuse (208, 240V, n/a DSST Sandstone
100M TB or TBY) ;
150M 347 EC Emergency circuit (25W DNAT Natural aluminum
1750 TB:‘ max 120V, incandescent DWHG White
High Pressure Sodium BV lamp |nclude.d) i DBLE Black
358! DC12 Emergency circuit 12 volt Optional Textured Colors
(35W lamp included std.)®
508 . DBNH Bronze
QRS Quartz restrike system DSPD Dark
708 {100W max 120V, quartz ari gray
1008 lamp not included) DSPJ - Light gray
1508 CR Enhanced corrosion DSPE Green
resistance DSPG Dark red
GRT Non-stick protective DSPF Rust
coating (black only) DSPH Red
PE Photoelectric cell-button .
type {n/a TB/TBV Striping
WLU Wet location door for up SDDB Dark bronze
NOTES: orientation SDWH White
1 120V only. IBS ln'tern‘al backlight shield’ SDBL Black .
2 Consult factory for availability in Canada. DFL Diffusing lens SDNA Natural aluminum
3 Optional multi-tap ballast (120, 208, 240, 277V; (120,277, LPI Lamp included {std) SDSS Sandstone
347V in Canada). L/LP Less lamp SDTG Tennis green
4 QOptional penta-tap ballast (120, 208, 240, 277, 480V; not ifi i
available in Canada).175W metal halide only. CSA CSA Certified If DBR Bright red
5 Notavailable with SF, DF or ORS. Shipped Separately SDBUA Dark blue
6 Must be ordered with fixture; cannot be field installed. WSBBW Surface-mounted back SDGYM Gray
7 Not available with medium throw (MD) distribution. box SDYLB Yellow
8 Additional architectural colors available; see UT5 Uptilt 5 degrees
www.lithonia.com for more information. WSTWG Wire guard®
WSTVG Vandal guard®
Qutdoor Sheet # WST-M-S BM-125



~ PRELIMINARY ENVIRONMENTAL IMPACT STATEMENT

TROY MIXED USE PROJECT

P.E.A. JOB NO. 2004-198

DECEMBER 2004

PREPARED FOR
JOSEPH FREED AND ASSOCIATES, LLC
220 NORTH SMITH STREET

_ SUITE 300
PALATINE, ILLINOIS, 60067

PREPARED BY

PROFESSIONAL ENGINEERING ASSOCIATES, INC.



PRELIMINARY ENVIRONMENTAL IMPACT STATEMENT

07.20.00 PHYSICAL CONDITIONS -

07.20.01(A) Certified Boundary Survey

A Certiﬁed Boundary Survey at a scale of 1" = 100'is attached and identified as Appendix A.
07.20.02(B) Location Map
The Location Map is attached and |dent|t" ed as Appendix B.

07.20. 03(C) Land Use Map

The City of Troy Master Land Use Plan and Zoning District Map is attached and identified as
Appendix C and D, respectfully. ‘

07.20.04(D) Site Conditions

" 1. Natural Features

' The 5.85-acre site consists of eight subdivision lots within the existing Muer's Garden Farms -
~ Subdivision. The site lies along the north side of Big Beaver Road (a six lane divided
highway), the east of Alpine Road (a two -lane roadway) and west of McClure Road (a two -
~ lane roadway). The site topography of all the lots is fairly flat. The lots have been graded to
drain to the surrounding road right-of —ways. Lots 90, 91 and 92 front on Big Beaver Road,
Lot 90 and 92 each consist of mostly grassy areas with a small amount of parking loton Lot
* 92. Lot 91 consists of an office building and accessory parking lot. Lot 93 consists of more
‘accessory parking. Lots 94, 95, 123 and 124 currently consist of one family residential
homes. Trees exist on site and are identified in the tree survey document. No wetlands were
determined to exist on the property. (see letter from King and McGregor dated 10-27-04 in
Appendix)

Per the current Federal Emergency Management Agency Maps parts of Lots 94, 95and 124
are within an approximate Zone A — 100 year floodplain area. FEMA in cooperation with
Oakland County and the local governmental agencies are currently updating and
“modernizing” the Flood Insurance Studies and Flood mapping for Oakland County. The
current draft modernized maps indicate the subject lots are notin the ﬂoodplain (see maps
mcluded in the Appendlx)

The site has currentiy has direct access from Big Beaver, Alpine and McClure Roads. The
site is adjacent to Office Building (O-1) zoned property to the east and west and office
service center (O-S-C) zoned property to the south. To the north the property is zoned One -
Family Residential (R-1B) _
2. Facilities

The site has access to underground phone and electric service located along the north side

2004198 - 1 g 205



of Big Beaver Road. Access to water and sanitary sewer is available in all the surrounding
- road right-of-ways. An adequate storm sewer is readily available to the site from Big Beaver
Road.

07.20.05(E) Limitation Due to Proximity to Airports

Troy Airport is located approximately 2 miles south of the site. There are no known
limitations to the development

 07.30.00 PROJECT DESCRIPTION:

07.30.01(A) Description of Intended Uses

The site will consist of two residential condominium bunldlngs with a parking structure located

.along Big Beaver Road with low-rise townhomes in the rear. The ground floor of the
residential towers will consist of retail space along with a lobby for the residential buildings.
The site is currently zoned: Office Building (O-1), Vehicular Parking (P-1) and One-Family
Residential (R-1B). It is being requested that this site be approved for a Planned Unit
Development (PUD) to be developed as a mixed- use development.

07.30.02(B) Quantities of Proposed Elements

" DENSITY CHARACTERISTICS:

Note: For comparison purposes this proposed development is being compared with RM-3
Zoning Reqwrements

| Inieneity Required: 35 unlts per net acres of site area.
| (5.85 acres) x (35 unlts/acres) 205 units
Intensity Proposed: 209 unlts
LANDSCAPING REQUIREMENTS:

Required: 209 units x 4‘50' sq. ft./ unif = 04,050 sq. ft |
Provided: 67,475 sq. ff.
PARKING:
Required: Residential: 209 units x 2 sp/unit = 418 spaces
' Reteil: 11,166 sq. ft. x 1 sp/ 200 sq. ft. of GFA = 56 spaces

Provided: A minimum of 480 spaces will be provided.

07.30.03(C) Anticipated Number of Employees, Residente, School Children and Senior Citizens

2004198 | 2 ' . 2-05



The development, as proposed will generate approxnmately 20 new employment
opportunities for Iocal residents. , : oo

- 07.30.04(D) Anticipated Veh|cular Generatlon

Based on the “Traffic Impact Study” prepared by Parsons, ‘the anhcnpated vehicular
generation is a follows: :

AM Peak Generation = 75 Trips (8 Inbound/67 Outbound)
PM Peak Generation = 125 Trips (92 Inbound/33 Outbound)

07 41.00 PROJECT IMPACT ANALYSIS: SYSTEMS

07.41.01(A) Thoroughfares

The site has access to Big Beaver Road, which is a major thoroughfare runhing east- west.
Big Beaver Road is currently a divided boulevard with three lanes in each direction. The
impacts to Big Beaver Road and surrounding roads are summarized in the traffic study.

07.41.02(B) Water Service Fagilities

The existing twelve and eight inch diameter water mains located in the Alpine and McClure
Road right-of-way, respectively, can serve the proposed development. The proposed
development will require a “looped” water main onsite, ,

07.41 .03( C) Wastewater Systems

The existing elght-lnch diameter sanitary sewers located in the Alpine and McClure Road
right-of-way can serve the proposed development. :

© 07.41.04(D) Storm Sewers and Detention

On-site storm water detention will be provided in underground detention systems located in
various areas within the development. ltis anticipated that the detention system will outlet to
storm sewer located in the Alpine and McClure Road right-of-way, which is tributary to the

- storm sewer, located in the Big Beaver Road right of way. The detention system will be
designed in accordance with the OCDC 10-year requirements.

32,220 cubic feet
more than 32,200 cubic feet

Detention Required
Detention Provided

2004198 , 3 ' - 2-05
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The Monarch Development T rafﬁé Impact Study

1.

Summary of Findings and Recommendations

A mixed use development is proposed on Big Beaver Road in the City of Troy. The
proposed development would be constructed on approximately six acres of land on the
north side of Big Beaver Road between Alpine and McClure Drives. The development
would include approximately 6,900 square foot of specialty retail use, a 4,266 square foot
day spa, 150 condominiums, 54 townhome residential units and a 316 space parking
deck. It is anticipated the development would be constructed over the next three years
(by 2007). The following represents the findings and recommendations of the traffic
impact analysis for the proposed development:

Summary of Findings

1. The peak traffic periods for the proposed use would typically occur during

weekday mornings and afternoons. The peak-hours for existing street traffic were
determined to occur from 7:45 A.M. to 8:45 A.M. and from 4:30 P.M. to 5:30
P.M.

. Site access is proposed via Alpine, McClure and Big Beaver Road with two

access drives onto Alpine, one onto McClure and an existing access to be shared
with an adjacent development onto Big Beaver Road.

. The number of trips that would be generated by the proposed development was

estimated based on rates published by the Institute of Transportation Engineers
(ITE) in Trip Generation, 7™ Edition. Pass-by trips were also considered in this
analysis based on information contained in ITE Trip Generation Handbook. The
proposed multi-use development will increase trips over the existing uses by 75
trips during the A.M. peak hour and 125 trips during the P.M. peak hour.

. The directional distribution of new trips generated by the development was

determined based on the existing A.M. and the P.M. peak hour traffic patterns.
The resulting directional distribution is shown in the table below.

PARSONS | . o ' 1



vy lfg Monarch Development Traffic Impact Study .

Percent Peak-Hour Distribution
A.M. Peak P.M. Peak

Direction

To and from the west on Big Beaver Road (west of Coolidge

Highway) 15% 16%
To and from the east on Big Beaver Road (east of Crooks) 24 25
To and from the north on Crooks (north of Big Beaver) 11 7
To and from the south on Crooks (south of Big Beaver) 17 22
To and from the north on Coolidge Hwy. (north of Big Beaver) 15 12
To and from the south on Coolidge Hwy. (south of Big Beaver) 12 14
‘To and from the north on Alpine via Muer Drive 4 2
To and from the north on McClure via Banmoor Drive 2 2
Total 100% 100%

5. To assess the impact of the proposed development on the nearby area roadways,
the capacities of the following intersections were analyzed: :

e Big Beaver Road and Coolidge Highway, including the eastbound-to-
westbound crossover east of Coolidge and corresponding crossover west of
Coolidge.

e  Big Beaver Road and Crooks Road, including the eastbound-to-westbound

~ crossover east of Crooks and corresponding crossover west of Crooks.

Big Beaver Road and Alpine and the directional crossovers serving Alpine.
Big Beaver Road and McClure and the directional crossovers serving
McClure.

- The analysis indicated that under existing traffic conditions (without background
or site traffic from the proposed Monarch mixed-use development) all
intersections operate at acceptable Levels of Service except the Big
Beaver/Crooks intersection. The eastbound Big Beaver and Crooks Roads
intersection during the P.M. peak hour is operating at an overall LOS “D” with
the south approach operating at an unacceptable LOS “F”. The westbound Big
Beaver and Crooks Roads intersection during the P.M. peak hour is operating at
an overall LOS “E” with the east and south approaches operating at LOS “F” and
“E”, respectively. Levels of service are expressed in a range from "A" through
"F," with "A" being the highest level of service, and "F" representing the lowest
level of service; Level of Service “D” is typically considered to be the lowest
acceptable level.

Countermeasures were identified for the Big Beaver and Crooks intersection to
mitigate the unacceptable level of service under existing traffic conditions. The
mitigation identified was to provide a third northbound through lane on Crooks

[
gy
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 The Monarch Development Traffic Impact Study

Road in the vicinity of Big Beaver Road. The results of capacity analysis
indicated that under mitigated existing conditions all study intersections would
~ operate at acceptable levels of service.-

7. Background traffic takes into account the additional traffic on the roadway system
that will be generated by any approved developments in the area that may be
completed by the time the build-out of the site occurs (estimated at three years).
Discussions with the City of Troy Planning Department indicated that there is
only one project that may impact the study intersections being analyzed, the
Sterling Corporate Center. In addition to this development, a growth factor of two
percent per year was used to account for other unknown developments that may
occur prior to build-out of this site. This growth rate was recommended for use in

~ this study by the Traffic Engineering Department of the City of Troy.

8. Under background traffic conditions (without site development traffic and with
the recommended mitigation for existing conditions implemented), the capacity
analysis results indicated that all intersections would operate at acceptable levels
of service except the north approach of the signalized Big Beaver crossover west
of Coolidge Highway which would operate at LOS “E”, an unacceptable level of
service, during the P.M. peak hour.

9. Analysis of future conditions (with site development and with the recommended
mitigation for existing traffic conditions implemented) indicated that all
intersections would continue to operate at acceptable levels of service except the
north approach of the signalized Big Beaver crossover west of Coolidge Highway
that would operate at LOS “E”, an unacceptable level of service, during both the
A.M. and the P.M. peak hours.

10. Countermeasures were investigated to mitigate the unacceptable level of service
at the signalized Big Beaver crossover intersection west of Coolidge Highway.
Small increases to the signal time allocated to the crossover traffic would
significantly improve its operation and maintain acceptable levels of service.
However, since this signal is a part of the Road Commission for Oakland County
(RCOC)’s Sydney Coordinated Adaptive Traffic Signals (SCATS) system, split
improvements should occur automatically as traffic volumes change.

11. A review of a full hour of traffic simulation using the SimTraffic model for both
the A.M. and the P.M. peak hours indicated that no queuing problems should be
experienced at any of the crossovers along Big Beaver Road under future traffic
conditions. '

PARSONS » , ‘ 3



The Monarch Development Traffic Impact Study

Summary of Recommendations

A capacity analysis of existing conditions at the Big Beaver and Crooks intersection
found approaches at this location to be operating under current traffic volumes at
unacceptable levels of service in the P.M. peak hour. Although no traffic generated from
the development is present, countermeasures were investigated for this pre-existing
condition. A third northbound through lane on Crooks Road in the Vlclmty of Big Beaver
Road would mitigate this existing condltlon

The following countermeasure was identified to mitigate the background (without
development site traffic) and future (with development site trafﬁc) conditions at the Big
Beaver and Coohdge Highway intersection:

e The time allocated for crossover traffic at EB Big Beaver Road and the crossover
west of Coolidge Highway should be increased from 35 to 53 seconds during the
A M. peak hour and from 35 to 50 seconds during the P.M. peak hour.

The signals along Big Beaver are a part of the RCOC’s SCATS system. Therefore, the
change to timing referenced above should occur automatically as the signal responds to
changes in traffic demand by adjusting splits to facilitate traffic movement. The above
information is given, however, to provide a basis for updating the background timing
plan at this study location. '

PARSONS » , 4



' The Monarch Development Traffic Impact Study

2.
Area Conditions

Introduction

The proposed site is located on the north side of Big Beaver Road between McClure and
Alpine Drives in the City of Troy, Michigan. Figure 1 illustrates the development site
location. The development of the site proposes the construction of two condominium
towers, the tallest being twenty-two stories, containing 150 condominium units,
approximately 6,900 square-feet of specialty retail space, a 4,266 square-foot day spa and
a 316-car parking garage. The site will also include 54 townhome residential units. The
site is expected to be built-out by 2007. This study was conducted to assess the impact of
site-generated traffic on the adjacent street system.

Area Road Network

The primary roadways serving the proposed development site with related intersections
studied in this report are described as follows:

Big Beaver Road is a divided east-west roadway in the site vicinity with three through
lanes in each direction and directional crossovers to facilitate indirect left turns at
intersections with streets and high volume site access locations. At its signalized
intersection with Crooks, Big Beaver has three through lanes in each direction and an
exclusive right-turn lane on both approaches. At its signalized intersection with Coolidge
Highway, Big Beaver has three eastbound through lanes with an exclusive right-turn lane
on its west approach and two westbound through lanes with two exclusive right-turn
lanes on its east approach. Big Beaver Road is under the jurisdiction of the Road
Commission for Oakland County (RCOC) and has a posted speed limit of 45 miles per
hour (mph). Parking is prohibited on both sides of Big Beaver Road.

Crooks Road is a five-lane north-south roadway in the vicinity of Big Beaver Road. At its
signalized intersection with Big Beaver Road, Crooks has two through lanes in each
direction and exclusive right-turn lanes on each approach. Crooks Road is under the
jurisdiction of the Road Commission for Oakland County and has a posted speed limit of
45 miles per hour (mph). Parking is prohibited on both sides of Crooks.

PARSONS _ 5
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. The Monarch Development Traffic Impact Study

Coolidge Highway near its intersection with Big Beaver is a divided north-south roadway
with directional crossovers to facilitate indirect left turns at intersections with streets and
high volume site access locations. At its signalized intersection with Big Beaver the
Coolidge north approach has three through lanes and an exclusive right-turn lane. Its
south approach has two through lanes and a shared through-right lane. Coolidge Highway
is under the jurisdiction of the City of Troy and has a posted speed limit of 35 mph south
of Big Beaver and 40 mph north of Big Beaver. Parking is proh1b1ted on both sides of
Coolidge Highway.

Alpine Drive is a two-lane north-south roadway north of Big Beaver Road to Boulan
Drive. It forms stop-controlled T-intersections with both Big Beaver and Boulan. Alpine
is under the jurisdiction of the City of Troy and has a posted speed limit of 25 mph with
parking prohibited on both sides of the street.

McClure Drive is a two-lane north-south roadway north of Big Beaver Road to Muer
Drive. It forms stop-controlled T-intersections with both Big Beaver and Muer. McClure
is under the jurisdiction of the City of Troy and has a posted speed limit of 25 mph with
parking prohibited on both sides of the street.

All of the above referenced roads are paved.

Planned Roadway Improvements

Discussions were held with the Road Commission for Oakland County and the City of
Troy regarding planned improvements to roadways in the vicinity of the site. No current
or planned roadway improvements in the site vicinity were identified.

Site Accessibility

~ Site access is proposed via Alpine, McClure and Big Beaver with two access drives onto
Alpine, one onto McClure and an existing access drive to be shared with an adjacent
development onto Big Beaver Road. -

Existing Traffic Volumes and Conditions

A field inspection was conducted of the proposed site and its surroundings to obtain a
" record of existing conditions. Peak traffic periods for residential developments typically
occur during weekday A.M. and P.M. peak periods for adjacent street traffic and peak
periods for retail typically occur during weekday P.M. and Saturday midday. However,
since the retail component of the development is quite small and the retail-residential trip
generation for this proposed development for a Saturday midday would be less than that
for a P.M. peak period, all traffic counts performed for this study were conducted from
7:00 A.M. to 9:00 A.M. and from 4:00 P.M. to 6:00 P.M on a typical weekday (Tuesday,
Wednesday or Thursday).

PARSONS ' : 7
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‘Turning movement counts were performed at the following four study intersections.

Big Beaver Road/Crooks Road

Big Beaver Road/Coolidge Highway
Big Beaver Road/Alpine Road

Big Beaver Road/McClure Road

The turning movement counts at the Big Beaver/Crooks Roads intersection and the Big
Beaver Road/Coolidge Highway intersection were performed on Tuesday, September 28,
2004. The turning movement counts at the Big Beaver/Alpine Roads intersection were
performed on Wednesday, September 29, 2004 and the turning movement counts at the
Big Beaver/McClure Roads intersection were performed on Thursday, September 30,
2004. ‘ '

In addition, automatic traffic count recorders (machine counters) were used to count
crossover directional volumes. These counts were performed between 10:00 P.M.
Monday September 27, 2004 and 7:00 P.M. Tuesday September 28, 2004 at the

following crossovers:

The two crossovers on Big Beaver Road east and west of Crooks Road

The two crossovers on Big Beaver Road east and west of Coolidge Highway
Big Beaver crossover west of Alpine Road '

Big Beaver crossover east of Alpine Road

Big Beaver crossover west of McClure Drive

Big Beaver crossover east of McClure Drive

The existing peak-hour traffic turning movement volumes at the study intersections and
crossovers are illustrated on Figure 2. The traffic count data for all intersections is
contained in Appendix A.

PARSONS 8
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The Monarch Development Traffic Impact Study

3.
Projected Traffic

A detailed analysis was completed of the projected background from other development
and the future traffic demand created by the proposed mixed-use development, the
Monarch. ’

Background Developments

Background traffic takes into account the added traffic on a roadway system that would
be created by other approved developments in the area that may be completed by the time
the proposed development site is built out. The Monarch development is expected to be
completed within three years.

Discussions were held with the City of Troy Planning Department regarding planned and
approved developments that may impact traffic volumes on the roads near the
development site. Based on these discussions, only one approved development, the -
Burton-Katzman Sterling Corporate Center office development was identified. This
development will be located in the northeast quadrant of Big Beaver and Wilshire Roads
intersection. The trip generation and trip distribution found in the ‘Office Development
Traffic Impact Study’ conducted by Tetra Tech MPS for the Sterling Corporate Center
and dated June 2001 were used in our analysis to estimate this development’s traffic as a
‘part of the background traffic for the study.

Roadway Historical Growth Rate

To account for growth in traffic and that may occur from developments that are not known
at this time but that may occur over the next three years, a traffic growth factor was
applied to the existing traffic volumes. The estimated annual traffic growth rate that was
used for Big Beaver, Crooks and Coolidge Highway traffic was based on a discussion with
the City of Troy’s Traffic Engineer. It was indicated that a 1.5% to 2.0% growth rate
would be appropriate to project future traffic volumes on these roadways. We have used a
2.0% growth rate in our analysis to be conservative. This growth factor was applied to the
existing traffic volumes shown in Figure 2 for three years, the estimated project
completion time frame, to arrive at this portion of the background volumes. These
background traffic volumes were then added to the known background development
traffic volumes to arrive at the Background Peak-Hour volumes that are illustrated on
Figure 3.
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The Monarch Development Traffic Impact Study

Trip Generation for Proposed Development

The proposed Monarch development will consist of approximately 6,900 square-feet of
‘specialty retail use, 150 luxury condominium and 54 townhome residential units and
4,266 sq. ft. day spa. The number of trips that would be generated by the proposed
Monarch development was estimated based on rates published in ITE Trip Generation,
7" Edition. The ITE land-use categories, the size of each use and projected trips are
presented in Table 1. '

Table 1
PROJECTED PEAK-HOUR SITE-GENERATED VOLUMES
Proposed Use, Size ‘ . A.M. Peak-Hour P.M. Peak-Hour
&ITE Code# 1P Type . -
Entering Exiting Total Entering Exiting Total
All Trips NEG NEG NEG 17 21 38
Specialty Retail ‘
Center ’
(6,900 5q. ft) Pass—by (35%) NEG NEG NEG -6 -7 -13
ITE #3814 g
New Trips NEG NEG NEG 11 14 25
Day Spa :
(4,266 sq. ft.) All Trips 2 4 6 9 9 18
ITE #492 '
Luxury Condos and
f;oﬁ“gﬁ:)s Al Trips 23 75 98 g4 50 134
ITE #233
Total Trips . 25 79 104 110 80 190
Total New Trips 25 79 - 104 104 73 177

Reduction for Trips Generated by
Existing Office Building -14 -3 -17 -8 - -38 -46
(50% of 11,000 sq. ft. trips) ITE#710

Reduction for Trips Generated by

Existing Single Family Homes -3 -9 -12 -4 -2 -6
(4 Units) ITE #210
Net Total Trips 8 67 75 98 40 138
Net Total New Trips 8 67 75 92 33 125
NEG: Negligible

As shown in Table 1 pass-by trips were considered in this analysis for the retail use. Pass-
by trips, as defined in ITE’s Trip Generation, are "trips made as intermediate stops on the
way from an origin to a primary trip destination. Pass-by trips are attracted from traffic

PARSONS R ' 12



The Monarch Development Traffic Impact Study

passing the site on an adjacent street that contains direct access to the generator." It
should be noted that pass-by trips are not new trips. The pass-by trip percentages for the
proposed development were determined based on information contained in ITE’s Trip
" Generation Handbook. Although pass-by trips may also occur for the day spa, none were
‘estimated as no ITE pass-by values are available for this use. Shared trips may also occur
- between the residential, retail, and day spa uses within the development. However, they
were not considered in the analysis in order to present a more conservative approach
when making the projected trip estimates for the development.

An 11,000 square feet office building and four single-family homes currently exist on the
site of the proposed development. A trip generation analysis was conducted for these
existing uses as shown in Table 1. Since the existing office building is only 50%
occupied, the estimated projected trips were estimated accordingly. All trips generated by
‘existing partially occupied office building and the single-family homes were deducted
from site-generated trips. The trips generated by the proposed Monarch development with
reductions for pass-by trips and trips generated by the existing office building and homes
on the site are presented in Table 1. The net total trips and the net total new trips are also
given in this Table.

Trip Distribution

The directional distribution of traffic generated by the proposed Monarch development
was estimated based on existing travel patterns. The resulting estimated residential and
retail directional distributions from the analyses are shown in Table 2. The directional
distribution of the development’s pass-by trips was also based on existing traffic patterns
near the site.

Table 2
ESTIMATED DIRECTIONAL DISTRIBUTION

Percent Peak-Hour Distribution

Direction
AM. Peak P.M. Peak

To and from the west on Big Beaver Road (west of Coolidge Hwy.) 15% 16%
To and fromthe east on Big Beaver Road (east of Crooks) 24 25
To and from the north on Crooks (north of Big Beaver) 11 7
To and from the south on Crooks (south of Big Beaver) 17 22
To and from the north on Coolidge Hwy. (north of Big Beaver) 15 12
To and from the south on Coolidge Hwy. (south of Big Beaver) 12 14
To and from the north on Alpine via Muer Drive ’ 4 2
To and from the north on McClure via Banmoor Drive 2 2

Total 100% 100%

PARSONS ' 13



The Mon_drch Development Traffic Impact Study

Trip Assignment

The projected peak-hour site-generated traffic volumes for the proposed development in
Table 1 were assigned to the adjacent street system based on the estimated directional
distribution found in Table 2. These site-generated trips are illustrated on Figures 4.

The site-generated peak-hour traffic volumes found in Figure 4 were then added to the
background peak-hour traffic volumes found in Figure 3 to arrive at the future peak-hour
traffic volumes shown on Figure 5.

PARSONS , 14 '
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' The Monarch Development Traffic Impact Study

4.
Traffic Ahalyse

Capacity Analyses

The critical intersections identified for this study were analyzed according to the

 methodologies published in the 2000 Highway Capacity Manual. The analysis

determines the "Level of Service (LOS)" of the intersections and is based on factors such

as the number and types of lanes, signal timing, traffic volumes, pedestrian activity, etc. -
Levels of service are expressed in a range from "A" through "F," with "A" being the

highest level of service, and "F" representing the lowest level of service. LOS “D” is

typically considered the lowest acceptable level in an urban area. Tables 3 and 4 show the

thresholds for Levels of Service "A" through "F" for signalized and unsignalized

intersections, respectively.

Table 3
LEVEL OF SERVICE CRITERIA FOR SIGNALIZED INTERSECTIONS
Level of Delay/Vehicle

Service (seconds) Description
A <10.0 Most vehicles do not stop at all.
B 10.1 t0 20.0 Some vehicles stop.
C 201 to 35.0 The numbfer of vehicle.s stopping is significant, although many pass
through without stopping.
D 35.1t0 55.0 Many vehicles stop. Individual cycle failures are noticeable.
E 55.1t0 80.0 Individual cycle failures are frequent.

F >80.0 Unacceptable delay.

SOURCE: Transportation Research Board, Highway Capacity Manual 2000.

Synchro was the software application package used to perform the capacity analysis for
the existing, background, future and mitigated future traffic conditions at the signalized
intersections analyzed as part of this study. This software package employs the 2000
Highway Capacity Manual methodologies and is used to optimize signal splits, offsets,
and cycle lengths at individual intersections, along arterials, or within networks of traffic
signals. Additional outputs from Synchro also provide 50™ and 95™ percentile queue
lengths for each movement at a signal. '

PARSONS ' - ’ - 17



The Monarch Development Traffic Impact Study )

Synchro may also be used to create data files for fraffic modeling with SimTraffic
software and other third party software packages. SimTraffic performs micro-simulation
and animation of vehicular traffic and is used to model vehicle movements and display
them traversing a street network. SimTraffic may be used to model signalized as well as
unsignalized intersections and freeway sections showing cars, trucks, pedestrian, and
busses in the simulation. Congested and queue problem locations may be easily identified
by observing a complete hour of recorded simulation. SimTraffic was used in thls study to
model traffic operations along B1g Beaver Road.

The study unsignalized intersections were analyzed using the Highway Capacity
Software (HCS 2000). This software package also employs the 2000 Highway Capacity
Manual methodologies for analysis.

Table 4
LEVEL OF SERVICE CRITERIA FOR UNSIGNALIZED INTERSECTIONS
Level of Delay/Vehicle v
Service (seconds) , Description
A <10.0 Little or no delay, very low main street traffic.
B 10.1to 15.0 Short traffic delays, many acceptable gaps.
C 15.1t0 25.0 Average traffic delays, frequent gaps still occur.
D 25.1t035.0 Long traffic delays, limited number of acceptable gaps.
E 35.1 t0 50.0 Very long traffic delays, very small number of acceptable gaps.
F >50.0 Extreme traffic delays, virtually no acceptable gaps in traffic.

SOURCE: Transportation Research Board, Highway Capacity Manual 2000.
Note: Capacity analyses for two-way stop controlled intersections provide the LOS at the critical movements, not for the overall
intersection.

The HCS 2000 software package for unsignalized intersections does not allow analysis of
a major street of more than two lanes in each direction. Big Beaver Road is a six-lane
divided cross section with three lanes in each direction. At the McClure and Alpine
intersections and the Big Beaver site drive westbound Big Beaver is three lanes in width.

~For analysis purposes, a two-lane westbound Big Beaver cross section was assumed at
these locations and the westbound through volumes were reduced by one-third.

Table 5 summarizes the capacity analysis results for existing and existing mitigated
traffic conditions, Table 6 summarizes the capacity results for the background traffic
conditions (without site traffic), future traffic conditions (with site traffic), and future
mitigated traffic conditions at each of the following study intersections, their respective
directional crossovers, and the site drives.

Big Beaver Road/Crooks Road

Big Beaver Road/Coolidge Highway
Big Beaver Road/Alpine Drive

Big Beaver Road/McClure Drive

The capacity analyses worksheets are presented in Appendices B, C, and D and discussed
in the following paragraphs.

PARSONS 18
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The Monarch Development Traffic Impact Study

Signalized Study Intersections

Big Beaver Road and Crooks Road Intersection

As shown in Table 5 under existing conditions, the eastbound Big Beaver Road and Crooks
Road intersection, is operating at an overall level of service (LOS) “B” during the A.M. peak

- hour with all approaches operating at LOS “C” or better. During the P.M. peak hour, the
eastbound Big Beaver Road and Crooks Road intersection is operating at an overall LOS “D”
with the south approach operating at LOS “F”. All other approaches are operating at LOS
“C” or better. :

The westbound Big Beaver Road and Crooks Road intersection, under existing conditions, is
operating at an overall LOS “C” during the A.M. peak hour with all approaches operating at
LOS “D” or better. During the P.M. peak hour the intersection is operating at an overall LOS
“E” with the east and south approaches operating at LOS “F” and “E”, respectively. The
north approach operates at LOS “B” during this time. Mitigation would be needed under
existing conditions. The recommended mitigation is to provide a third northbound through
lane on Crooks Road in the vicinity of Big Beaver Road.

Under mitigated existing conditions, the eastbound Big Beaver Road and Crooks Road
intersection, would operate at an overall LOS “B” during the A.M. peak hour with all
approaches operating at LOS “C” or better. During the P.M. peak hour the intersection would
operate at an overall LOS “C” with all other approaches operating at LOS “D” or better.

The westbound Big Beaver Road and Crooks Road intersection, under mitigated existing
conditions, would operate at an overall LOS “C” during the A.M. peak hour with all
approaches operating at LOS “D” or better. During the P.M. peak hour the intersection would
operate at an overall LOS “B” with all other approaches operating at LOS “C” or better.

As shown in Table 6, under background conditions (without site development traffic and
with the recommended mitigation under existing conditions implemented), the eastbound Big
Beaver Road and Crooks Road intersection, would operate at an overall LOS “B” during the
AM. peak hour with all approaches operating at LOS “C” or better. During the P.M. peak
hour the intersection would operate at an overall LOS “C” with all approaches operating at
LOS “D” or better.

The westbound Big Beaver Road and Crooks Road intersection, under background
conditions (without site development traffic and with the recommended mitigation under
existing conditions implemented), would operate at an overall LOS “C” during the A.M. peak
hour with all approaches operating at LOS “D” or better. During the P.M. peak hour the
intersection would operate at an overall LOS “C” with all approaches operating at LOS “D”
or better. Therefore, no other mitigation would be needed under background conditions.

PARSONS A : 22
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The Monarch Development Traffic Impact Stud_y

Under future conditions (with site traffic and the recommended mitigation under existing
conditions implemented), the eastbound Big Beaver Road and Crooks Road intersection
would continue to operate at an overall LOS “B” during the A.M. peak hour with all
approaches operating at LOS “C” or better. During the P.M. peak hour the intersection
would operate at an overall LOS “D” with all approaches operating at LOS “D” or better.

The westbound Big Beaver Road and Crooks Road intersection, under future conditions,
would continue to operate at an overall LOS “C” during the A.M. peak hour with all
approaches operating at LOS “D” or better. During the P.M. peak hour the intersection
would operate at an overall LOS “D” with all approaches operating at LOS “D” or better.
Therefore, no other mitigation would be needed under future conditions.

Big Beaver Road and Coolidge Highway Intersection

As shown in Table 5, under existing conditions, the intersections of both eastbound and
westbound Big Beaver Road at Coolidge Highway, are operating at an overall LOS “B”
during the A.M. and P.M. peak hours with all approaches operating at LOS “C” or better.

As shown in Table 6, under background conditions (without site development traffic),
the intersections of both eastbound and westbound Big Beaver Road at Coolidge
Highway, would operate at an overall LOS “B” during the A.M. and P.M. peak hours
with all approaches operating at LOS “C” or better.

Under future conditions (with site development traffic), the intersections of both
eastbound and westbound Big Beaver Road at Coolidge Highway, would continue to
operate at an overall LOS “B” during the A.M. and P.M. peak hours with all approaches
operating at LOS “C” or better. Therefore, no mitigation would be needed.

WB Big Beaver Road and Crossover East of Crooks Road Intersection

As show in Table 5, under existing conditions, the intersection of westbound Big Beaver
- Road at the crossover east of Crooks Road is operating at an overall LOS “B” during the
A M. and P.M. peak hours with all approaches operating at LOS “D” or better.

As shown in Table 6, under background and future conditions (without and with site
development traffic, respectively), the intersection would continue to operate at an overall
LOS “B” during the A.M. and P.M. peak hours with all approaches operating at LOS “D”
or better. Therefore, no mitigation would be needed.

EB Big Beqver Road and Crossover West of Crooks Road Intersection

As show in Table 5, under existing conditions, The intersection of eastbound Big Beaver
Road at the crossover west of Crooks Road, is operating at an overall LOS “A” during
the A.M. peak hour and at LOS “B” during the P.M. peak hour with all approaches
operating at LOS “C” or better for both peak hours. A
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The Monarch Development T rafﬁc Impact Study

As shown in Table 6, under background and future conditions (without and with site
development traffic, respectively), the intersection would continue to operate at an overall
LOS “A” during the A.M. peak hour and at LOS “B” during the P.M. peak hour with all
approaches operating at LOS “C” or better. Therefore, no mitigations would be needed.

WB Big Beaver Road and Crossover West of Alpine Road Intersection

As show in Table 5, under existing conditions, the intersection of westbound Big Beaver -
Road at the crossover west of Alpine Road, is operating at an overall LOS “A” during the
A M. and P.M. peak hours with all approaches operating at LOS “C” or better.

As shown in Table 6, under background and future conditions (without and with site
development traffic, respectively), the intersection would operate at an overall LOS “A”
during the A.M. and P.M. peak hours with all approaches operating at LOS “D” or better.
Therefore, no mitigations would be needed.

WB Big Beaver Road and Crossover East of Coolidge Highway Intersection

As show in Table 5, under existing conditions, the intersection of westbound Big Beaver
Road at the crossover east of Coolidge Highway, is operating at an overall LOS “A”
during the A.M. and P.M. peak hours with all approaches operating at LOS “D” or better.

As shown in Table 6, under background and future conditions (without and with site
development traffic, respectively), the intersection would operate at an overall LOS “A”
during the A.M. and P.M. peak hours with all approaches operating at LOS “D” or better.
Therefore, no mitigations would be needed.

EB Big Beaver Road and Crossover West of Coolidge Hichway Intersection

As show in Table 5, under existing conditions, the intersection of eastbound Big Beaver
Road at the crossover west of Coolidge Highway is operating at an overall LOS “B”
during the A.M. and the P.M. peak hours with all approaches operating at LOS “D” or
better.

As shown in Table 6, under background conditions (without site development traffic),
the intersection would operate at an overall LOS “B” during the A.M. peak hour and at an
overall LOS “C” during the P.M. peak hour. The north approach would operate at LOS
“E” during the P.M. peak hour. Therefore, mitigations would be needed under
background conditions.

As shown in Table 6, under future conditions (with site development traffic), the
intersection would operate at an overall LOS “C” during the A.M. and the P.M. peak
hours. The north approach would continue to operate at LOS “E” during the P.M. peak
hour. '
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" The Monarch Development Traffic Impact Study

Since this intersection had a failing approach under background conditions mitigations
were considered. The mitigation was to increase the time allocated for the north approach
from 35 second to 53 seconds during the A.M. peak hour and from 35 seconds to 50
seconds during the P.M. peak hour.

As shown in Table 6, under mitigated future conditions, the intersection would operate
at an overall LOS “B” during the AM. and P.M. peak hours with all approaches
- operating at LOS “C” or better.

Unsignalized Study Intersections

WB Big Beaver and Alpine Road Intersection

As show in Table 5, under existing conditions, the critical movement at the intersection
of WB Big Beaver and Alpine Road is the southbound right-turn movement. This
movement is operating at LOS “B” during the A.M. peak hour and at LOS “C” during the
P.M. peak hour.

As shown in Table 6, under background and future conditions (without and with site
development traffic, respectively), the critical movement would continue to operate at
LOS “B” during the A.M. peak hour and at LOS “C” during the P.M. peak hour.
Therefore, no mitigations would be needed.

WB Big Beaver and McClure Road Intersection

- As show in Table 5, under existing conditions, the critical movement at the intersection
of WB Big Beaver and McClure Road is the southbound right-turn movement. This
movement is operating at LOS “B” during the A.M. peak hour and at LOS “C” during the
P.M. peak hour.

As shown in Table 6, under background and future conditions (without and with site
development traffic, respectively), the critical movement would continue to operate at
LOS “B” during the A.M. peak hour and at LOS “C” during the P.M. peak hour.
Therefore, no mitigations would be needed.

WB Big Beaver and Site Drive #1 Intersection

| As show in Table 5, under existing conditions, the critical mbvement at the intersection
of WB Big Beaver and the site drive#1 is the southbound right-turn movement. This
movement is operating at LOS “C” during both the A.M. and the P.M. peak hours.

As shown in Table 6, under background and future conditions (without and with site
development traffic, respectively), the critical movement would continue to operate at
LOS “C” during both the A.M. and the P.M. peak hours. Therefore, no mitigations would
be needed.
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WB Big Beaver and EB to WB Crossover East of Alpine

As show in Table 5, under existing conditions, the critical movement at the intersection
of WB Big Beaver and the crossover east of Alpine is the northbound left-turn
movement. This movement is operating at LOS “B” during the A.M. peak hour and at
LOS “C” during the P.M. peak hour. :

As shown in Table 6, under background conditions (without site development traffic),
the critical movement would operate at LOS “C” during both the A.M. and the P.M. peak
hours. )

As shown in Table 6, under future conditions (with site development traffic), the critical
movement would operate at LOS “C” during the A.M. peak hour and at LOS “D” during
the P.M. peak hour. Therefore, no mitigation would be needed.

EB Big Beaver and WB to EB Crossover West of McClure

As show in Table 5, under existing conditions, the critical movement at the intersection
of EB Big Beaver and the crossover west of McClure is the southbound left-turn
movement. This movement is operating at LOS “B” during both the A.M. and the P.M.
peak hours.

As shown in Table 6, under background and future conditions (without and with site
development traffic, respectively), the critical movement would continue to operate at
LOS “B” during both the A.M. and the P.M. peak hours. Therefore, no mitigations would

be needed. ' " ' o ’ '

WB Bi,é Beaver and EB to WB Crossover East of McClure

As show in Table 5, under existing conditions, the critical movement at the intersection
of WB Big Beaver and the crossover east of McClure is the northbound left-turn
movement. This movement is operating at LOS “C” during both the A.M. and the P.M.
peak hours.

As shown in Table 6, under background and future conditions (without and with site
development traffic, respectively), the critical movement would continue to operate at
LOS “C” during both the A.M. and the P.M. peak hours. Therefore, no mitigations would
be needed. '

Crossover Queue Length Analysis

The 50™ and 95 percentile queue length outputs from the Synchro analysis reports for
the Big Beaver Road signalized crossovers, and the 95™ percentile queue length output
from the Highway Capacity Software (HCS) analysis reports for unsignalized crossovers,
are presented in Table 7 for the existing, background and future traffic conditions. The
last column of Table 7 presents the field measured storage lane lengths at these
crossovers. A review of Table 7 indicates that under both background (without site
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- The Monarch Development Traffic Impact Study

traffic) and future (with site traffic mitigated) conditions the queue lengths increase
during the AM. and P.M. peak hours over existing conditions. The most noticeable
increase in the 95™ percentile queue length of 54 feet for background over existing
conditions occurred at the crossover west of Alpine during the A.M. peak hour. All other
queue length increases from existing to background conditions were less than this.

A comparison of background with future conditions queue lengths in Table 7 indicates
that very minor increases in the 50™ and 95™ percentile queue lengths occur at all
locations except at the crossover west of Coolidge and the crossover east of Crooks. At
the crossover west of Coolidge the greatest increase in queue length occurred during the
AM. peak hour with a 38 foot increase in the 50™ percentile queue. At the crossover east
of Crooks the greatest increase in queue length occurred during the A.M. peak hour with
a 30 foot increase in the 95 percentile queue. Other crossovers showed some increase in
queue length but all were less than the above two.

Table 7 :
CROSSOVER QUEUE LENGTHS - EXISTING, BACKGROUND AND FUTURE
CONDITIONS ,

Queue Lengths in Feet
. Future Storage
‘ CII'\(/}SSOVtEI‘ and percentile Existing | Background| (Mitigated if Length
ovement Queue > in
' Applicable) Feet®
: AM | PM | AM | PM | AM | PM
EB to WB left-turn at 50™ 193 | 279 | 194 | 300 | 214 | 273 180
Crossover E. of Crooks 95t 270 | 332 | 264 | 352 | 294 | 351
WB to EB Left-turn at 50™ 63 162 | 8 | 191 | 103 | 176 180
Crossover W. of Crooks 95th 64 137 91 147 | 107 | 174
EB to WB left-turn at 50™ 0 166 0 191 0 193 10
Crossover E. of Coolidge 95th 83 | 249 | 87 | 271 | 89 | 271
WB to EB Left-turn at 50™ 287 | 325 | 322 | 355 | 360 | 374 | .
Crossover W. of Coolidge 95t 462 | 361 | 497 | 378 | 470 | 389
WB to EB Left-turn at 50™ 72 | 33 | 124 | 39 | 134 | 60 330
Crossover W. of Alpine 95" 126 | 85 | 180 | 92 | 191 | 118
EB to WB left-turn at 50™ - - - |- - -
Crossover E. of Alpine™ 95 12 | 43 | 14 | 54 | 14 | 73 440,
WB to EB Left-turn at 50™ - - - - - -
Crossover W. of o5 | 2 | 11| 27| 13] 20| 13| *
EB to WB left-turn at 50 - - - - - -
f,f:é?ﬁ: :(BE‘ of 95 o | 13 10|16]10] 2| ™

@ These unsignalized crossovers were analyzed using the Highway Capacity Software (HCS). This software only
provides the 95™ percentile queue length estimate in number of vehicles. An average 25 foot vehicle length was
assumed in estimating queue lengths in feet. '

@ Storage length presented in this column is the length of the full width lane plus half the taper length.
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Comparing the available storage lane lengths at these crossovers (last column in Table 7)
with the maximum projected 95™ percentile queue lengths at each location indicates that
all existing crossover storage lane lengths exceed the projected queues except for the
crossover east of Crooks. This crossover’s projected queues are indicated as longer in
length than the available storage length for existing, background and future conditions. A
SimTraffic simulation for this location for both the A.M. and P.M. peak hours did not,
however, demonstrate a queuing problem under future traffic conditions. The simulation
did show long queues for short periods but these queues did not exceed the storage lane
length and did not interfere with adjacent through-lane traffic movement.
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S.

Conclusions

The following represent the conclusions reached by Parsons based on the results of our
study analysis:

Existing Conditions - 2004

The overall level of service for existing traffic conditions at the eastbound Big
Beaver and Crooks Roads intersection during the P.M. peak hour, without
background or site traffic from the proposed Monarch mixed-use development, is
LOS “D” with the south approach operating at an unacceptable LOS “F”.

The overall level of service for existing traffic conditions at the westbound Big
Beaver and Crooks Roads intersection during the P.M. peak hour, without
background or site traffic from the proposed Monarch mixed-use development, is
LOS “E” during the P.M. peak hour with the east and south approaches operating
at LOS “F” and “E”, respectively. =~ R '

Because unacceptable levels of service are being experienced at these
intersections mitigation would be needed under existing conditions. The
recommended mitigation is to provide a third northbound through lane on Crooks
Road in the vicinity of Big Beaver Road. With this mitigation, the eastbound and
westbound intersections of Big Beaver with Crooks Road will operate at an
acceptable overall level of service “C” or better during the weekday A.M. and
P.M. peak-hours with all approaches operating at an acceptable level of service
“D” or better.

Background and Future Conditions — 2007

Under background traffic conditions (without site development traffic and with
existing conditions mitigated), all intersections would operate at overall
acceptable levels of service. However, the north approach at the signalized Big
Beaver crossover west of Coolidge Highway would operate at LOS “E” during
the P.M. peak hour.

Under future traffic conditions (with site development traffic and with existing
conditions mitigated), all intersections would continue to operate at overall
acceptable levels of service. However, the north approach at the signalized Big
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Beaver crossover west of Coolidge Highway would operate at LOS “E” during
both the A.M. and the P.M. peak hours.

Countermeasures were investigated to mitigate the above referenced crossover
deficiency. Small increases to the green time allocated to the crossover volumes
would significantly improve its operation and maintain acceptable levels of
service. However, since this signal is a part of the RCOC’s traffic responsive
SCATS system, traffic signal timing split improvements would occur
automatically as traffic volumes change. :

A review of a full hour of traffic simulation using the SimTraffic model for both
the A.M. and the P.M. peak hours indicated that no queuing problems should be
experienced at any of the crossovers along Big Beaver Road under future traffic
conditions.
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LEGAL DESCRIPTION'

PARCEL 1 — Lot 91, except the South 42 feet thereof and the East 26 feet of the
- North 140 feet of the South 182 feet of Lot 92 and Lot 93, except the North 91
feet of the West 120 feet thereof, Muer's Garden_ fFarms,..q §upd,!v_,t,§19n.._,os recorded
Jin Liber 15, Poge 45 of Plo‘ts .Oakland County Reco PR

o

PARCEL 2 - Lot 90, except the South 42 feet thereof Muere Garden Farms, a
subdivision, as recorded in Liber 15, Page 45 of Plats,’ Ooklond County Records.

PARCEL 3 - Lot 92, except the South 42 feet and also except the East 26 feet
of the North 140 feet of the South 182 feet thereof, Muer's Garden Farms
Subdivision, "ds recorded in 'L-iber 15, Page 45 of Plots Oakland County Records.

‘PARCEL 4 - The North 91 feet of the West 120 feet of Lot 93, Muer's Garden
Farms Subdivision, as-recorded in Liber 15, Page 45 of plats, Oakland County .
Records. Together with and subject to right of others, to.a -joint driveway easement -

“-more particularly described in Joint Driveway Eosement Agreement recorded in Liber
22598, Poge 539, Ooklond County- Records

PARCEL 5 - Lot 94, 95, 123 ‘and 125 of "Muer Gorden Farms Subdxvnsnon as
‘recorded in Liber 15, Poge 45 of Plats, Ooklond County Records.

SECTION CORNER WITENESSES

South 1/4 Corner of Section 20 — Remon Point 4"
Concrete Monument in_Monument Box (L. 17055, P. 765)

N38°E 149.04'; SW Corner Building No. 2100 ‘

N85°W 75.06'; NE Corner of Concrete Base For Light Pole

Due East 49.98'; NW Corner Concrete Base Fot Light Pole
SO7°E; NW Corner Bu:ldmg #2155

SE Corner of Section ZQ — 2" Brass Cap in Monument Box (L. 17055. P. 767)

N23°E 115.67'; Top SW Bolt in Concrete Base For Light Pole -
'N70°W 50.54'; Top SE Bolt in Concrete Base For Light Pole
S23°W 123.22"; .Top NE Bolt in Concrete Base For Light Pole
S70°E 53.03"; Top NW Bolt in Concrete Base For Light Pole

. PROFESSIONAL
ENGINEERING
) . ) ASSOCIATES
lCUE : " . ; 24%0 Rochesler €1 Sutle 100
SCALE: 1"= 100 JOB No: 2004198 |~ - s -l ',
JOSEPH FREED AND ASSOCIATES roy, Ml B083-1872
: 220 NORTH SMITH STREET, SWITE- 300 : : (218) GHY -9u90 -
: . PALATINE, ILUNOIS 60067 DATE: 11-05-04 | DWG. No: 2 of 2 (238) G o
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AGREEMENT #1 - BIG BEAVER OFFICE, LLC.
AGREEMENT $2 - TADIAN HOMES, LLC.
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King & MacGregor|

Environmental
Inc. |

5880 N. Cahton Center Rd. |
- Suite 462 .

Canton, M| 48187
. Phone: 734,/354-0534
Fax: 734/354-05393

Other Dfﬁces:
i . Grand Rapids
St Clair Shores

East Lansing |
Reed City |

~ Troy, MI 48083 ‘-

| O4whichincluded lots 90-93 and a portion of lot 94. -

e+mail: kme@king-macgregor.com i .

October 27, 2004

Mr. Jim Butler . ' S
Professional Engineering Associates, Inc. .
2430 Rochester Court, Suite 100 '

Preliminary Wetland Determination Report
. Northeast Corner Big Beaver and Alpine Roads - -
. Troy Mixed Use Project . - B

Re:

| Dear Mr. Butler:

Pursuant to your redue.s't, our firm completed a preli'minary wetland deferminati\o_n én o
the above referenced subject property which included Lots 90-95, 123 and 124 of - .

~ the Muer's Garden Farms Subdivision, part Section 20, T. 2N., R. 11E. The intent” -
- of this evaluation is to provide a report documenting the presence of any wetland

the Michigan Department of Environmental Quality (MDEQ). -

‘within the subject property and an opinion as to the jurisdiction of thc—;fse_ wetlands by

The ‘methods used to conduct this wetland evalugt\'idth"é:rei’jébnsisteht'wifh the

procedures and general practices of the MDEQ. This evaluation included review of

/in-office resource information including the Soil Survey of Oakland County,
* Michigan; the Birmingham, Mich. USGS quadrangle map;

) . and, the MDEQ Oakland .
County Preliminary Wetland Inventory. The on-site preliminary wetland -
determination was conducted on October 13 and October 27, 2004 and included

- use of a topographic survey from Professional Engineering Associates dated 9-17- -

Resource Information -

The soil survey indicates the property includes Urban Land to the south and a

complex of Urban Land and somewhat poorly drained Thetford loamy fine sand.
Urban land is characterized by the presence of predominantly structures and
pavement. No wetlands were indicated on any of the documents reviewed.

Site Conditions

The property includes an office building and associated asphalt parking lots, four
single family residences, lawn, landscape plantings, hedges, and a small group of
trees on Lot 90. The dominant tree species observed growing in the hedges along
the property boundaries and in the group of trees on Lot 90 included Siberian elm
and Tree-of-Heaven. Other plant species observed included white mulberry, box
elder, eastern cottonwood, weeping willow, common buckthorn, and honeysuckle. It
was determined no wetlands are present on the subject property. '

The informaﬁon provided in this report is a professional opinion, the ultimate 4
decision on wetland boundary locations and jurisdiction thereof rests with the DEQ
and, in some cases, the Federal government. Therefore, there may be adjustments

~to boundaries based upon review of a regulatory agency. An agency determination
can vary, depending on various factors including, but not limited to, experience of . -

the agency representative making the determination and the season of the year. In_



Mr. Jim Butler

- October 27,2004 .
Re: Big Beaver and Alpines Roads - - o L Page 2 -

» addition, thé'ph'ysi.bal c':haracte'risticsA of the 'site can change with timé,' dependihg on

the weather, vegetation patterns, drainage, activities on adjacent parcels, or other
events. Any of these factors can change the nature and/or extent of wetlands on .
the site. ' . : ‘ ' ' :

‘Thank you for thé opportunity to providé this Wetland"detefmination. ~ Should you

have any questions please feel free to call me or contact me via email at
wheld@king-macgregor.com. - .. :

- Sincerely, |

il

K cGregor Environmental, Inc . - -
Woody L. Held ‘ B
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