LSL Planning, Inc.

Community Planning Consultants

May 15, 2008

Honorable Mayor Cindy Bartman and Members of the City Commission
City of East Grand Rapids

750 Lakeside Drive SE

East Grand Rapids, MI 49506

Re: Jade Pig Ventures Phase 2, Gaslight Redevelopment, The Derby: Final Planned Unit
Development (PUD) Amendment

Dear Mayor Bartman and Members of the City Commission:

Action Requested
1. Approval of the Final PUD and Complete Site Plan, subject to four conditions as listed below
2. Approval of the amendment to the Jade Pig Redevelopment PUD Agreement

Background

Jade Pig Ventures has submitted an application and Complete Site Plan for the Final PUD Amendment
to Phase II of the Jade Pig Redevelopment PUD. An amendment to an approved PUD is processed in the
same manner as the original PUD approval. The Preliminary PUD was approved by the City
Commission on February 5, 2008. According to Section 5.138, ¢, a Final PUD must be submitted within
12 months of approval of the preliminary PUD. The applicants have submitted a Final PUD application
and Complete Site Plan that conforms to both the requirements of the Zoning Ordinance and the
approved Preliminary PUD. There are no substantial changes from the preliminary approval; therefore,
we need not describe the project in detail since the Commission is already familiar with it. The Planning
Commission reviewed the final site plan for the PUD amendment at their meeting on May 13, 2008. The
Planning Commission recommends approval of the Final PUD Amendment, subject to two conditions
that will be discussed below.

This review summarizes the PUD amendment procedure, references the standards of review for both a
Complete Site Plan and a PUD, discusses the Conditions of Approval from the Preliminary PUD, and
provides a recommendation of approval and conditions.

Procedure: This is the final step in the approval of the PUD amendment. No public hearings are
required at the Final PUD approval. The following table summarizes the PUD amendment procedure
and the approvals thus far:

Step Purpose Action
1. Pre-application Meet with city staff for guidance, no None
Conference formal action (held 8/1/07)
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. City Commission review and

decision (2/5/08)

Step Purpose Action
. Planning Commission stud
session,gl 0/9/07 g None
. Preliminary . Planning Commission public Recommendation of approval to

Development Plan hearing & review, 12/11/07; City Commission and approval of
¢ Preliminary PUD continued to 1/8/08 Statement of Findings

Plan . City Commission public hearing
e Amend PUD and initial review (1/21/08) None

Ordinance City Commission approval of

Preliminary PUD and amended
PUD ordinance

. Final Development

. Planning Commission review

Recommendation of approval to

Plan (5/13/08) the City Commission
x }(31(; r:llplete VU City Commission approval of
b. City Commission review final site plan and PUD
e PUD Agreement
agreement

Amendment

Approval of the PUD amendment also requires final approval of an agreement that amends the original
Jade Pig Redevelopment PUD agreement. The amended agreement modifies the exhibits to the original
agreement to be consistent with the amended plan. Therefore, new exhibits are added to the original
agreement, and references to them are added to the old exhibits so that everything is tied together.

Final PUD Site Plan

Section 5.138, c states that a Final PUD application must be accompanied by a Complete Site Plan that
meets the requirements of Article XIIIB (Site Plans). We have reviewed the Final PUD site plan and
find that it meets all of the requirements of Article XIIIB. .

The City Services Director has also reviewed the Final Site Plan; his comments are attached. These
issues will need to be resolved prior to issuance of building permits. The City Service Director’s
comment regarding the building address is discussed below.

A Complete Site Plan must meet the Standards of Review in Section 5.148. The submitted Complete
Site Plan meets these standards. We note that Section 5.148, B states that a site plan should ensure
“adequate ingress and egress to the property with reference to motor vehicle and pedestrian safety and
convenience and access in case of fire, catastrophe or other emergency.” The Complete Site Plan for the
amended PUD shows a temporary access through the existing Ramona Medical Center parking lot. The
permanent access is to be the shared drive with Lakewood Hills Apartments, which will hopefully
become available pending the outcome of litigation between Lakewood Hills and Jade Pig. A condition
of approval (see below) is proposed to ensure that adequate ingress and egress to the north end of
Lakeside Drive is provided.

The standard at Section 5.148, C states “Appropriateness of parking and loading areas including noise,
glare and other effects on adjoining properties.” Since the changes in the parking plan from the
originally-approved PUD are based on unanticipated market forces, it is reasonable to conclude that
similar forces may change the parking in future phases of this project. We propose an additional
condition of approval (see below) to require any further changes in parking to be preceded by a parking
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study that justifies the changes. This will ensure adequate parking for all of the uses on the site, as well
as meeting the above-cited standard.

Standards of PUD Approval and Findings of Fact

Section 5.139 of the Zoning Ordinance outlines the standards for approval of a PUD, all of which must
be met. Most of these standards and objectives deal with issues that relate to the character and design of
the overall project. Items such as preserving the character of the area and encouraging the provision of
open spaces have already been met through the layout of the larger development. The primary
amendments to this phase of the project include:

e re-arrangement of the building mass (by re-orienting the tower; the building footprint is
unchanged);

o changes to the building design and materials;

e adecrease in commercial space;

e adecrease in the amount of interior parking provided by elimination of the underground garage
and a decrease of 26 parking spaces in the deck previously reserved for the retail/office area.

e A change to the site circulation plan, with a temporary exit at the north end of the project
through the existing Ramona Medical Center parking lot.

At the time of Preliminary PUD approval, the City Commission found that the proposed PUD
amendment was consistent with the findings and requirements of the approved overall Jade Pig
Redevelopment PUD. The Final PUD is consistent with the approved Preliminary PUD plan; therefore,
we find that the PUD Standards of Review are met in the Final PUD, provided that the conditions cited
below are attached to the Final PUD approval.

It should be noted that one of the Findings of Fact in the original PUD ordinance (Section 5, (b))
recommended that the Master Plan be updated to reflect the changes caused by the Jacobsen’s
demolition and the approval of the redevelopment PUD. The Master Plan was updated in 2006 when a
new Gaslight Village Subarea Plan was adopted. The proposed Phase 2 Final PUD amendment is
consistent with the revised Master Plan.

Conditions of Preliminary PUD Approval
The City Commission approved the Preliminary PUD subject to three conditions. An analysis of the
Final PUD plan relative to these conditions follows.

1. The applicant shall enter into a shared driveway agreement with the owners of the Lakewood Hills
Apartments, prior to issuance of building permits, in a form acceptable to the City Attorney. If a
shared driveway agreement cannot be accomplished, a driveway in a safe and efficient location
should be planned as part of Phase 3. The applicants shall abandon the “Temporary Driveway to
Ramona Medical Property” upon provision of the new access.

This condition needs to remain a condition of approval for the Final PUD. The shared driveway concept
has always been a part of the approved PUD, and has also been an important element in reviewing the
proposed Lakewood Hills PUD. Throughout this process, the City has made it clear that there needs to
be only one entrance off Lakeside Drive serving both the Lakewood Hills Apartments and the Jade Pig
Redevelopment PUD. This condition ensures that the process of securing the shared access will
continue. If, after all efforts are exhausted, a shared access is not achieved, the condition requires an
access serving the Jade Pig Redevelopment PUD to be planned in a safe and accessible location as part
of the Phase 3 approval.
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2. The following changes shall be made to the site plan, which shall be completed and submitted for
administrative approval within thirty (30) days of approval of the Preliminary PUD Amendment by
the City Commission:

a. The applicant shall provide a sidewalk connection on the east side of the property to a future
pedestrian connection through the Lakewood Hills property. This should be shown on the site
plan as “Proposed Future Sidewalk Connection” near the southerly edge of the Lakewood
Hills property.

b.  The plan shall show bollards or other means of protecting the landscaping opposite the loading
dock.

These changes are reflected on the Final PUD site plan. This condition is no longer necessary.

3. All future phases and amendments to the Jade Pig Redevelopment PUD shall be consistent with the
parking and traffic recommendations and conclusions of the Jade Pig Redevelopment PUD
ordinance. Any change that affects the number of residential units, the number and/or location of
parking spaces, the mix of retail, office and service uses or other change that would result in an
increase in the need for parking spaces beyond that approved in the original PUD approval, shall
not be considered unless a parking study has been completed by a professional traffic/ parking
consultant that shows how parking needs for the entire site can be met.

This condition also needs to remain as a condition to the Final PUD. With this change to the approved
Phase 2 plan, we anticipate that there may also be changes from the approved Jade Pig Redevelopment
PUD in future phases. Since parking was a major issue in the original PUD approval, we want to ensure
that parking needs will continue to be met as the final phases of the project are proposed.

Property Address

The building takes its access from a drive that is located between The Derby (Building 3 as depicted on
the Jade Pig Redevelopment PUD Ordinance) and the medical/office/retail building (Buildings 2a
through 2c, known collectively as Building 2). The businesses in Building 2 have direct access to
Wealthy Street and are addressed accordingly. However, the condominiums and the proposed businesses
in the Derby building do not have direct access to Wealthy Street. We recommend that this drive be
given a street name and that the new building be addressed to this street.

PUD Agreement

The City Attorney has prepared an amendment to the original PUD Agreement for the Jade Pig
Redevelopment that reflects the new site plan for Phase 2. This amendment references the original
agreement and notes new exhibits to replace those that are changed by the amendment. It will be
necessary to make a recommendation on the amendment to the PUD Agreement as well as the Final
PUD Complete Site Plan.

Recommendation — Approval, with conditions

LSL Planning recommends that the City Commission approve the Amended Final PUD, as well approve
the amendment to the PUD Agreement. The amended plan continues to meet the Standards of Review
for both Final PUDs and Complete Site Plans. However, this approval should be based upon the
following conditions:

1. The site plan shall be amended to reflect the changes in the City Service Director’s memorandum,
dated May 15, 2008, prior to application for building permits.
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2. The applicant shall propose a name for the drive in front of the building that is not already in use
within the City; all uses within the building shall be addressed to this drive.

3. The applicant shall enter into a shared driveway agreement with the owners of the Lakewood Hills
Apartments, prior to issuance of building permits, in a form acceptable to the City Attorney. If a
shared driveway agreement cannot be accomplished, a driveway in a safe and efficient location shall
be planned as part of Phase 3. The applicants shall abandon the “Temporary Driveway to Ramona
Medical Property” upon provision of the new access.

4. All future phases and amendments to the Jade Pig Redevelopment PUD shall be consistent with the
parking and traffic recommendations and conclusions of the Jade Pig Redevelopment PUD
ordinance. Any change that affects the number of residential units, the number and/or location of
parking spaces, the mix of retail, office and service uses or other change that would result in an
increase in the need for parking spaces beyond that approved in the original PUD approval, shall not
be considered unless a parking study has been completed by a professional traffic/ parking
consultant that shows how parking needs for the entire site can be met.

Conditions 3 and 4 are the conditions that were attached to the Planning Commission’s recommendation
of approval. The first two conditions relate to the comments of the City Service Director and are
necessary to ensure that the final plans conform to all City requirements.

This review and recommendation is based on the approved Preliminary PUD, the original Jade Pig
Redevelopment PUD ordinance and the requirements of the Zoning Ordinance for Final PUDs and PUD

amendments.

I will attend the meeting on June 2 and look forward to answering your questions.

Sincerely,
TSy
teven J. Van Steenhuyse AICP
Senior Planner

cc: Brian Donovan, City Manager
Ken Feldt, City Services Director
John Huff, City Attorney
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May 7, 2008

Mr. Brian Donovan, City Manager
City of East Grand Rapids

750 Lakeside Drive SE

East Grand Rapids, M| 49506

Dear Mr. Donovan:

Please accept this letter as a required supplement to our Site Plan Review submittal for
The Derby addition to our Gaslight Village Redevelopment Project per the Planned Unit
Development previously established as the Jade Pig Ventures Planned Unit
Development. Therefore this letter serves as our narrative description of the overall
project objectives of our project as required by Section 5.147(A) (20) of the City of East
Grand Rapids Zoning Ordinance.

The Derby project site is part of the Gaslight Village Redevelopment Project located near
Reeds Lake. The Derby site is triangular, approximately 0.69 acres, and part of
approximately 8 acres of the overall Jade Pig Ventures Planned Unit Development. The
project site is bounded by an existing two-story parking garage to the west, and drives to
the east and south.

The Derby, in style, was inspired by the Pre-War / Romantic Style design. This “Phase
Two” of the Gaslight Redevelopment will be approximately 76,000 square feet. The
development includes 26 luxury condominiums (6 story residential condominium), 26
enclosed parking spaces, and approximately 7,000 square feet of “C-1 Uses” zoning
classification space. There are also 26 off site parking spaces directly west of the site, to
be located in the existing parking structure. The exterior of the building will be clad in face
brick; architecture cast stone both in split face and smooth finish, high performance
thermally broken aluminum and aluminum clad window systems with low-e glass, and a
metal exterior paneling system. The base of the building will be enclosed by aluminum
glass storefront system and architectural insulated precast concrete panel system.

The overall development includes the site of the Ramona Medical Arts Building and
approximately 86,000 square feet of new retail, service, general office and medical office
space at the completed Phase One along Wealthy Street. The overall objectives of the
previously established Jade Pig Ventures Planned Unit Development remain as before;
to create a mixed use development of retail, service, office, professional office, residential
and common area space designed to compliment the village character of Gaslight Village
and re-energize its function as the “village core” of East Grand Rapids. The architectural
‘hard-scapes and soft-scapes” of the entire mixed use development use premium grade
materials and will significantly raise the bar on quality and aesthetics.

Phase One has been completed as required per the Jade Pig Ventures Planned Unit
Development, and that portion of the overall project now includes as complete:

e 23,700 square feet in Building 1 and 2a of new first floor retail/service/restaurant
space (C-1 uses other than business or professional offices and ancillary group



uses) with buildings fronting on Wealthy Street and creating a ring of shops
around a common area plaza. This plaza is located opposite Bagley Avenue and
is designed to function as a village center for potential outdoor events and a
gathering place for East Grand Rapids residents.

e 23,260 square feet in Building 1 and 2a of new office space (C-1 uses other than
ancillary group uses) located on the second floor of the new commercial
buildings.

e 34,350 square feet in Building 2b and second floor of 2¢ of new medical office
space including any C-1 uses (two level building in 2b) designed to replace the
Ramona Medical Arts Building.

e 4,500 square feet in Building 2¢ on the first floor containing a bank, financial
organization or any C-1 use other than ancillary group use.

Phase One of the Gaslight Village Redevelopment Project also now includes the
completion of the common area plaza opposite Bagley Avenue that includes
sculptural details that represent the past and present of East Grand Rapids. The
material used in each building provides an excellent mix of brick, limestone, redwood,
stone, and metal. The plaza contains Belgian block, granite, brick pavers, and
concrete that creates a warm and inviting gathering place.

The overall redevelopment project is a significant financial reinvestment into the area
which will continue to strengthen the entire community. It provides a catalyst for
others to reinvest into their commercial and residential properties throughout the
area; signs of which are already taking place since the completion of our Phase One.

The combination of retail, office, and residential uses in such close proximity along
with the design of the common area plaza breathes new life into the downtown of
East Grand Rapids and creates a lasting environment for Gaslight Village to become
the centerpiece of the City.

Construction of The Derby condominiums will be dictated by market demand, but
could possibly commence as soon as September 2008 with some or all of the
residential units and ancillary retail space ready for occupancy by the end of year
2009.

Scott D. Wierda Brian G. DeVries
Jade Pig Ventures Jade Pig Ventures
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Comparison of the Previous Approved PUD and Current Proposal

Approved PUD - 11.11.2005

Current Proposal - 05.06.2008

Ground Level = 22,943 SF

Ground Level = 23,312 SF

Gross Area Residential Levels = 54,337 SF Residential Levels = 52,661 SF
Total Gross Area = 77,280 SF Total Gross Area = 75,973 SF
. 26 Residential Units 26 Residential Units
Density 11,773 SF C-1 Uses Maximum 7,000 SF C-1 Uses
Parkin g sp aces 52 Parking Spaces on Site 26 Parking Spaces on Site

(Underground Parking)

26 Spaces Directly West of the Site in Existing Parking Deck

Exterior Materials

Brick and Cast Stone

Brick, Cast Stone and Precast Concrete

Building Height

79' to Midpoint of Sloped Roof

79' to Midpoint of Sloped Roof

08
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Design Approaches of the Current Design Proposal

2 Rationalize architectural space planning

® Simplify structural system

s Clarify the architectural languages on the exterior fagcades

& Reduce the average unit size

® Omit the underground or mezzanine parking spaces

09
Jade Pig Ventures e e BUILLET _REORM
Final PUD Submission 05.06.2008

Planning Commission ©2008 BUILT FORM,LLC



Building Layout and Massing

Relocate the C-1 uses space to the southwest
corner which improves the pedestrian connectivity
to the central plaza and existing C-1 users.

Shift the residential building toward east side gives
the central plaza space to breath as well as visual
openness.

See attached Massing Diagrams for the dimensions
between The Derby and the adjacent carports and
the condominiums

10
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Building Design Modifications and Clarifications
(Responses to the City's Comments)

® Increased use of brick on fagades, cast stones is used
in building base and building accent elements only

® Increase the number of window openings and visually
subdividing the elevation pattern on the west facade

@ Rescaling the louvers in the gable ends

© Exterior insulate finish system (EIFS) at the gable
ends simulate the stucco use in Pre-War / Romantic
Style

o Rationalize the architectural languages on the facades

to fit one style in lieu of the design by community.

° Identify Vehicle and Pedestrian Circulations ( See
attachments)
11
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EX. RAMONA PARK
/. MEDICAL CENTER BUILDING

Temporary Driveway to Ramona Medical Property and Proposed Shared Driveway
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SITE SECTIONA-A

SITE SECTIONB - B

\ REEDS LAKE  HL.=732

Jade Pig Ventures

SITE SECTIONC-C

Site Sections
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(PAVERS AND EXTENSIVE GREEN ROOF SYSTEM)
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