CITY OF PORTAGE COMMUNICATION

TO: Honorable Mayor and City Council DATE: April 30,2012
FROM: Maurice S. Evans, City Manage

SUBJECT: Tentative Plan Amendment for Oakland Hills at Centre Planned Development, 2275,
2301 and 2401 West Centre Avenue and 8080 Oakland Drive

ACTION RECOMMENDED: That City Council:
a. accept the Tentative Plan Amendment for Oakland Hills at
Centre Planned Development and set a public hearing for June
12,2012; and
b. following the public hearing, approve the Tentative Plan
Amendment for Oakland Hills at Centre Planned Development
at 2275, 2301 and 2401 West Centre Avenue and 8080 Oakland
Drive, subject to the conditions outlined in the April 13, 2012
Department of Community Development report.

An application has been received from Mr. Greg Dobson of American Village Development II, LLC
requesting a Tentative Plan Amendment for the Oakland Hills at Centre Planned Development (PD)
located at 2275, 2301 and 2401 West Centre Avenue and 8080 Oakland Drive. The proposed
Tentative Plan Amendment involves the following:

e Addition of a 150-foot tall wireless telecommunication tower (“mono-pine”) within the office portion
of the PD along Oakland Drive;

e Revisions to the layout of the attached residential portion of the PD including a reduction in the
overall number of units from 116 to 107,

e Revisions to the layout of the office portion of the PD along West Centre Avenue and Oakland Drive; and

e An updated project phasing timeline.

In a report dated April 13, 2012, the Department of Community Development and Planning
Commission, after convening a public hearing on March 1, 2012 and April 19, 2012, are
recommending approval of the Tentative Plan Amendment for Oakland Hills at Centre Planned
Development at 2275, 2301 and 2401 West Centre Avenue and 8080 Oakland Drive, subject to
conditions outlined in the staff report.

Attachment: Communication from the Department of Community Development



CITY OF PORTAGE COMMUNICATION

TO: Maurice S. Evans, City Manager DATE: April 30,2012
FROM: Vicki Georgea%irector of Community Development

SUBJECT: Tentative Plan Amendment for Oakland Hills at Centre Planned Development, 2275,
2301 and 2401 West Centre Avenue and 8080 Oakland Drive

An application to amend the previously approved tentative plan for the Oakland Hills at Centre
Planned Development (PD) has been received from American Village Development II, LLC (AVD).
The tentative plan amendment proposes to add a 150-foot tall wireless telecommunication tower
“mono-pine”) within the office portion of the PD along Oakland Drive, revise the layout of the
attached residential and office portions of the PD and update the project phasing timeline. The
development project and proposed amendments are summarized below.

The original Oakland Hills at Centre PD rezoning/tentative plan application, which involves a 47.6
acre tract of land located south of West Centre Avenue and west of Oakland Drive, received City
Council approval in 2006. In 2009, City Council granted the applicant a two-year extension to the
PD rezoning and tentative plan approval that included several minor changes. Also in 2009, City
Council approved the final plan for an approximate 7,000 square foot office building (Cole-Gavlas)
within the first phase of the development.

The proposed tentative plan amendment involves four modifications and are summarized below:

1. A new 150-foot tall wireless telecommunication tower is proposed within the office portion of
Phase II along Oakland Drive. The alternative tower structure will be designed as a mono-pine
(pine tree with simulated branches/bark). The mono-pine tower will be setback 90-feet from
Oakland Drive and 55-feet from the north property line, with the associated fenced lease area
(50-feet by 70-feet) setback 50-feet from Oakland Drive and 10-feet from the north property
line. Preservation of the existing mature tree line located along Oakland Drive is proposed and
supplemental screening is also planned along the north side of the fenced enclosure. While
alternative locations for the mono-pine tower were considered, locating the tower within the
office portion of the PD along Oakland Drive, with appropriate tree preservation and
supplemental screening, will be less impactful than other on-site locations.

2. The layout of the residential condominium buildings has been revised slightly and the total
number of units reduced from 116 units to 107 units. Attached residential condominium
buildings will maintain a minimum 40-foot setback from the perimeter of the property, 25-foot
setback from the edge of the internal streets and 20-foot separation between buildings.

3. The layout of the office portion of the development has been revised to reflect the construction
of the Cole-Gavlas building, entrance drive from West Centre Avenue, location of the proposed
mono-pine tower along Oakland Drive and the current marketing plan. Office buildings will
maintain a minimum 40-foot setback from the perimeter of the property and a 50-foot green
belt/setback from West Centre Avenue and Oakland Drive.
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4. The project phasing timeline has been updated due to challenging economic conditions. Phase I
is now planned between Winter 2009 — Fall 2014, Phase II between Summer 2012 — Fall 2016
and Phase III between Fall 2016 — Fall 2018.

In a report dated April 13, 2012, the Department of Community Development has recommended the
Tentative Plan Amendment be approved subject to the following conditions:

1. The 150-foot tall mono-pine tower be constructed with a minimum capacity to carry four co-
locations and the mono-pine tower design include significant branches and appropriate
camouflaging as identified in the Sabre Towers and Poles brochure provided by the applicant.
Furthermore, the mono-pine tower shall be constructed with a minimum 55-foot setback from
the north property line and a minimum 90-foot setback from the east property line.

2. The fenced area around the mono-pine tower (50-feet by 70-feet lease area) be fully enclosed by
a minimum six-foot tall solid, vinyl fence (in lieu of the proposed vinyl clad chain link fence)
and supplemental evergreen tree plantings (minimum 10-foot tall, spaced 10 feet on-center) be
installed along the north side of the enclosure.

3. The applicant preserve the large Oak tree located west of the mono-pine tower and the existing
mature tree line located along Oakland Drive to the greatest extent possible in an effort to ensure
the mono-pine tower blends in with the surrounding area and to minimize the visual impact on
nearby property owners, motorists and pedestrians.

The Planning Commission convened a public hearing during the March 1, 2012 and April 19, 2012
meetings. After careful consideration, the Commission voted 7-2 to recommend to City Council
that the Tentative Plan Amendment for Oakland Hills at Centre Planned Development, 2275, 2301
and 2401 West Centre Avenue and 8080 Oakland Drive, be approved subject to the same three
conditions listed in the Department of Community Development staff report.

With regard to the proposed mono-pine tower, if the proposed tentative plan amendment is
approved, more specific details regarding the design and construction of the mono-pine tower will
be subject to Planning Commission review/approval of a Special Land Use Permit and Planning
Commission review/recommendation and City Council review/approval of a Final (site) Plan.

Attached find the Planning Commission transmittal, Department of Community Development report
and related materials for review.

Attachments:  Planning Commission transmittal dated April 30, 2012
Planning Commission Minutes dated March 1, 2012 and April 19, 2012
Department of Community Development report dated April 13, 2012 (with attachments)
April 19, 2012 Correspondence from Attorney James Marquardt (representing Mangwn Properties)



TO: Honorable Mayor and City Council
FROM: Planning Commission
DATE: April 30,2012

SUBJECT: Tentative Plan Amendment for Oakland Hills at Centre Planned Development, 2275, 2301 and
2401 West Centre Avenue and 8080 Oakland Drive

An application to amend the previously approved tentative plan for the Oakland Hills at Centre Planned
Development (PD) has been received from American Village Development II, LLC (AVD). The tentative
plan amendment proposes to add a 150-foot tall wireless telecommunication tower (“mono-pine”) within the
office portion of the PD along Oakland Drive, revise the layout of the attached residential portion of the PD
and reduce the overall number of units from 116 to 107, revise the layout of the office portion of the PD along
West Centre Avenue and Oakland Drive and update the project phasing timeline.

The Planning Commission convened a public hearing during the March 1, 2012 and April 19, 2012 meetings.
At the March 1% meeting, Mr. Greg Dobson of AVD and Mr. Bill Buck and Mr. Scott Hubble of Verizon
Wireless were present and spoke in regards to the proposed tentative plan amendment and proposed mono-
pine tower. Mr. James Marquardt, attorney representing Mangwn Properties Inc. (owners of 8040 Oakland
Drive and 2109 West Centre Avenue), also spoke and stated his client does not object to the overall
development, however, has concerns about the proposed location and setback of the mono-pine tower from
the northern property line. At the April 19" meeting, Mr. Greg Dobson of AVD and Mr. Jonathan Crane
(attorney representing Verizon Wireless) were present to explain the proposed tentative plan amendment and
discuss the mono-pine tower. Attorney Crane stated Verizon Wireless concurs with the staff recommendation
and conditions of approval, and indicated he had spoken with Attorney Marquardt. Mr. Dobson indicated that
he also met with Attorney Marquardt in an attempt to address concerns of the neighboring property owner to
the north regarding the location of the proposed mono-pine tower. Mr. Dobson indicated that AVD performed
a detailed review of the 47 acre PD property and concluded the Oakland Drive portion of the site was the most
preferred location for the mono-pine tower. No additional citizens spoke during the April 19, 2012 meeting.

After careful consideration, a motion was made by Commissioner Bosch, seconded by Commissioner Reift, to
recommend to City Council that the Tentative Plan Amendment for Oakland Hills at Centre Planned
Development, 2275, 2301 and 2401 West Centre Avenue and 8080 Oakland Drive, be approved subject to the
three conditions set forth in the Department of Community Development staff report dated April 13, 2012.
Upon motion was approved 7-2.

Sincer
<

James Cheesebro, Chairman
City of Portage Planning Commission

s’\commdevi2011-2012 department files\memos\manager\2012 04 30 mcc oakland hills at centre pd, west centre and oakland (tp amendment)pc.doc
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for Planning Commission consideration. Mr. West indicated that staff was recommending Rezoning
Application #11-02 be approved and the southern 539.5 feet be rezoned to OS-1 and the remainder of the
property remained zoned RM-2 and R-1B. The staff recommendation is consistent with the Future Land Use
Map and Comprehensive Plan designations and would afford the applicant office redevelopment options along
the West Centre Avenue frontage while retaining the RM-2 zoning within the north portion of the parcel for
future use or sale and 75-foot R-1B buffer zone adjacent to the existing single-family residential
neighborhood.

Mr. Nathan Cronenwett was present to support the rezoning request. The public hearing was reconvened
by Chairman Cheesebro. No additional citizens spoke regarding the proposed rezoning. A motion was made
by Commissioner Welch, seconded by Commissioner Bosch, to close the public hearing. The motion was
unanimously approved.

After a brief discussion, a motion was made by Commissioner Bosch, seconded by Commissioner Stoffer,
to recommend to City Council that Rezoning Application#11-02, 1106 West Centre Avenue, be approved and
the southern 539.5 feet be rezoned to OS-1, office service and the remainder of the property remain zoned
RM-2, multiple family residential and R-1B, one family residential. The motion was unanimously approved.

2. Preliminary Report: Tentative Plan Amendment (Oakland Hills at Centre PD), 2275, 2301 and 2401
West Centre Avenue and 8080 Oakland Drive. Mr. Forth summarized the preliminary staff report dated
February 24, 2012 regarding a request received from American Village Development II, LLC to amend the
previously approved tentative plan for the Oakland Hills at Centre Planned Development. Mr. Forth
summarized the proposed amendment that involves the addition of a 150-foot tall wireless telecommunication
tower (“mono-pine”) within the designated office area along Oakland Drive, revision to the residential layout
and reduction in the overall number of units from 116 to 107, revision to the layout of the office area along
West Centre Avenue and Oakland Drive and an update to the project phasing timeline. Mr. Forth also referred
the Commission to a March 1, 2012 communication from Attorney James Marquardt, representing William
Nuyen and Mangwn Properties, Inc., owners of the adjacent properties to the north of the proposed mono-pine.

Mr. Greg Dobson of American Village Development (AVD) II, LLC was present to explain the proposed
tentative plan amendment and discuss the proposed mono-pine tower. Mr. Bill Buck and Mr. Scott Hubble,
Verizon Wireless, were also present to speak in support of the proposed mono-pine tower. Mr. Dobson
discussed the history of property acquisition and site development within the planned development and
summarized the proposed changes since the 2009 approval. Mr. Dobson discussed the proposed location of
the mono-pine tower within a natural clearing area and the desire to preserve the mature tree line along
Oakland Drive. Mr. Dobson also stated the equipment enclosure around the tower would include upgraded
vinyl fencing and landscaping. Mr. Dobson indicated that it was very important to AVD that the structure has
a high quality appearance within the development. Mr. Buck discussed the pine tree appearance for the tower
and noted the maintenance is less than compared to a flag pole design. Mr. Buck also discussed the design
standards and the probability of a structural failure. Mr. Buck stated the branches are designed with withstand
hurricane forces and the pole do not blow over. Mr. Hubble discussed the range of cellular coverage (1-3
miles) the mono-pine tower would provide at the proposed location.

The Commission and the applicant discussed ownership of the PD open space within the overall PD area,
proposed location of the mono-pine tower and proximity to the north property line, appearance and
maintenance of the mono-pine tower and cellular coverage in the surrounding area. The public hearing was
then opened by Chairman Cheesebro.

Mr. James Marquardt, attorney representing Mr. William Nuyen and Mangwn Properties Inc. (owners of
8040 Oakland Drive and 2109 West Centre Avenue), spoke in regards to the proposed mono-pine tower.
Attorney Marquardt referred the Commission to his March 1, 2012 correspondence and stated his client does
not object to the overall development, but has concerns about the proposed location and setback of the mono-
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pine tower from the northern property line. Attorney Marquardt indicated the mono-pine is a very tall
structure that is proposed extremely close to the property line. Attorney Marquardt acknowledged that there
was only a slight risk for a catastrophic failure; however, this was still a concern for his client. Attorney
Marquardt stated his client was also concerned about possible negative impacts on future development of the
vacant parcel to the north (8040 Oakland Drive) given the close proximity of the mono-pine tower. Attorney
Marquardt requested that AVD consider other locations for the mono-pine tower. No additional citizens spoke
during the public hearing.

There being no further public comment, a motion was made by Commissioner Welch, seconded by
Commissioner Reiff, to adjourn the public hearing for Tentative Plan Amendment for the Oakland Hills at
Centre Planned Development to the March 15, 2012 meeting. The motion was unanimously approved.

OLD BUSINESS:

None.

NEW BUSINESS:

1. 2012 Major Thoroughfare Plan Status Update Report. Mr. Forth referred the Commission to the 2012
Major Thoroughfare Plan Status Update Report that was provided to the Planning Commission as a separate
document. Mr. Forth summarized the report, which included updated traffic volumes and three-year crash
data for various street segments, and asked the Commission if there were any questions or comments.
Commissioner Reiff noted the new traffic signal was installed at Portage Central High School and not
Northern. Commissioner Patterson asked whether the high V/C ratio identified on Oakland Drive, 1-94 to
Milham (.91), may have been due in part to the I-94 and South Westnedge Avenue interchange construction
and motorist seeking alternative routes. Mr. Forth indicated it was possible but and new traffic counts would
verify the change. A motion was then made by Commissioner Welch, seconded by Commissioner Bosch, to
accept the 2012 Major Thoroughfare Plan Status Update Report. The motion was unanimously approved.

2. 2012-2022 Capital Improvement Program. Mr. Forth briefly discussed the proposed 2012-2022
Capital Improvement Program and the role of the Planning Commission in review and recommendation of the
document. Mr. Forth summarized the February 12, 2012 memo from City Manager Evans that provided an
overview of the 2012-2022 Capital Improvement Program (CIP) document with emphasis on the FY 2012-
2013 budget year. Mr. Forth discussed the timeline for Planning Commission review of the document and
indicated a recommendation to City Council was needed by the March 15™ meeting.

Commissioner Reiff asked for three clarifications under Program Overview, Revenues and Other Sources:
1) Why are interest revenues projected to increase substantially beginning in FY 2018-2019; 2) Are the
proceeds from the sale of the former Portage Community Outreach Center included in the proposed CIP; and
3) What is the source of the $450,000 in “Other Revenue” in FY 2013-2014? It was noted the $450,000
revenue item will result from a vehicle trade in. Mr. Forth stated he would get answers to the other questions
prior to the next meeting. Commissioner Dargitz and Chairman Cheesebro discussed previous reviews of the
CIP in a workshop setting where a category-by-category review could occur and suggested that further review
be adjourned to the March 15, 2012 meeting. The Commission concurred. Commissioner Welch suggested
that any questions from the Commission should be forwarded to staff in advance of the meeting so that
appropriate responses could be obtained. Mr. Forth stated that all questions received from the Commission
would then be provided in a written communication with appropriate responses, prior to the March 15"

meeting.
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bus service from off-site locations. Mr. Johnson confirmed that the parking plan request was being
resubmitted with no changes from the July 2011 approval. After a brief discussion, a motion was made by
Commissioner Bosch, seconded by Commissioner Felicijan, to approve the parking plan and request to exceed
the maximum number of off-street parking spaces by 34 allowing a total of 768 off-street parking spaces for
Valley Family Church-Kalamazoo, 2500 Vincent Avenue, with a finding that the additional parking was
necessary based on documented evidence provided by the applicant. The motion was unanimously approved.

PUBLIC HEARINGS:

1. Final Report: Tentative Plan Amendment (Oakland Hills at Centre PD), 2275, 2301 and 2401 West
Centre Avenue and 8080 Oakland Drive. Mr. Forth summarized the final staff report dated April 13, 2012
regarding a request received from American Village Development II, LLC to amend the previously approved
tentative plan for the Oakland Hills at Centre Planned Development. Mr. Forth summarized the proposed
amendment that involves 1) the addition of a 150-foot tall wireless “mono-pine” telecommunication tower
within the designated office area along Oakland Drive, 2) revision to the residential layout and reduction in the
overall number of units from 116 to 107, 3) revision to the layout of the office area along West Centre Avenue
and Oakland Drive and 4) an update to the project phasing timeline. Mr. Forth noted that since the March 1,
2012 meeting, the tower has been relocated to the southern portion of fenced enclosure to provide a 55-foot
setback from the northern property line. Mr. Forth summarized the staff reccommendation and also referred the
Commission to an April 19, 2012 communication from Attorney James Marquardt, representing William
Nuyen and Mangwn Properties, Inc., owner of the adjacent properties to the north.

Mr. Greg Dobson of American Village Development (AVD) II, LLC and Mr. Jonathan Crane (attorney
representing Verizon Wireless) were present to explain the proposed tentative plan amendment and discuss the
proposed mono-pine tower. Attorney Crane stated Verizon Wireless concurs with the staff recommendation
and conditions of approval, and indicated he had spoken with Attorney Marquardt. Mr. Dobson indicated that
he also met with Attorney Marquardt in an attempt to address concerns of the neighboring property owner to
the north regarding the location of the proposed mono-pine tower. Mr. Dobson indicated that AVD performed
a detailed review of the 47 acre PD property and concluded the Oakland Drive portion of the site was the most
preferred location for the mono-pine tower. Mr. Dobson stated it was not desirable to locate the mono-pine
tower within or adjacent to the residential portion of the PD planned for the interior portion of property, or,
within the office area of the PD planned along West Centre Avenue due to its high visibility. Mr. Dobson
stated the proposed location within the office area of the PD planned along Oakland Drive is preferred due to
the lower visibility of this area, natural topography and presence of mature trees that will help the mono-pine
tower better blend into the surrounding environment.

The Commission, staff and the applicant discussed the tower proposal including alternative locations,
preservation of the mature trees along Oakland Drive, affects on cellular coverage if the tower was relocated to
a different area of the PD and the setback of the tower from the north property line. Mr. Dobson stated
relocating the tower would eliminate the opportunity to conceal the structure within the existing mature trees
located along Oakland Drive. Attorney Crane summarized the structural design of the tower and referred the
Commission to the letter from Verizon Wireless that indicated any catastrophic failure of the tower would be
confined to a 40-foot radius around the base of the structure. Commissioner Reiff noted there is a difference
in appearance between the Bloomfield Hills, MI mono-pine tower photograph and the mono-pine tower shown
in the Saber Tower brochure, which staff is recommending. Attorney Crane stated the Bloomfield Hills, MI
mono-pine tower is precisely what is proposed for the Oakland/West Centre location. Commissioner Reiff
noted the trees limbs of the tower shown on the Saber Towers brochure extend much closer to the ground than
those shown on the Bloomfield Hills tower and asked Attorney Crane to explain the difference since staff is
recommending the tower as shown in the Saber Tower brochure. Attorney Crane indicated he would provide
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an answer during the site plan review stage. Commissioner Patterson indicated he agrees with the applicant
and staff and believes the proposed tower location has the least impact on surrounding properties and future
development with the PD. Commissioner Stoffer expressed concerns about the two letters received from
Attorney Marquardt and the setback of the tower from the north property line and related impacts.
Commissioner Stoffer suggested that the setback of the mono-pine tower be at least 50% of the tower height
and the applicant be given flexibility to either lower the tower height or determine an alternative location.
Commissioner Bosch stated he agrees with Commissioner Patterson and indicated the revised location of the
tower is almost five times the minimum setback established in the Zoning Code. Commissioner Welch
indicated that he concurs with Commissioners Patterson and Bosch and stated that moving the tower an
additional 20-feet to the south would have a negligible impact on external affects of the structure and would
adversely impact future development within the PD. Commissioner Dargitz disagreed and stated that
Commissioner Stoffer’s attempt to balance the concerns of the applicant and adjacent property owner was
appropriate. Commissioner Dargitz indicated she would like to see a further analysis of the cellular coverage
and impacts on the residential portion of the PD and vehicular visibility if the mono-pine tower was to be
relocated further west, near the Cole-Gavlas building.

The public hearing was reconvened by Chairman Cheesebro. No citizens were present to speak in regards
to the proposed tentative plan amendment and mono-pine tower. A motion was made by Commissioner
Bosch, seconded by Commissioner Felicijan, to close the public hearing. The motion was unanimously
approved. After additional discussion, a motion was then made by Commissioner Bosch, seconded by
Commissioner Reiff, to recommend to City Council that the Tentative Plan Amendment for Oakland Hills at
Centre Planned Development, 2275, 2301 and 2401 West €entre Avenue and 8080 Oakland Drive, be
approved subject to the following:

1. The 150-foot tall mono-pine tower be constructed with a minimum capacity to carry four co-
locations and the mono-pine tower design include significant branches and appropriate
camouflaging as identified in the Sabre Towers and Poles brochure provided by the applicant.
Furthermore, the mono-pine tower shall be constructed with a minimum 55-foot setback from the
north property line and a minimum 90-foot setback from the east property line.

2. The fenced area around the mono-pine tower (50-feet by 70-feet lease area) be fully enclosed by a
minimum six-foot tall solid, vinyl fence (in lieu of the proposed vinyl clad chain link fence) and
supplemental evergreen tree plantings (minimum 10-foot tall, spaced 10 feet on-center) be installed
along the north side of the enclosure.

3. The applicant preserve the large Oak tree located west of the mono-pine tower and the existing
mature tree line located along Oakland Drive to the greatest extent possible in an effort to ensure the
mono-pine tower blends in with the surrounding area and to minimize the visual impact on nearby
property owners, motorists and pedestrians.

Upon a roll call vote: Patterson (yes), Bosch (yes), Stoffer (no), Cheesebro (yes), Welch (yes), Dargitz (no),
Reiff (yes), Siegfried (yes), Felicijan (yes), the motion was approved 7-2.

OLD BUSINESS:

None.
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TO: Planning Commission DATE: April 13,2012
FROM: Vicki George&irector of Community Development

SUBJECT: Final Report: Tentative Plan Amendment for Oakland Hills at Centre Planned Development,
2275, 2301 and 2401 West Centre Avenue and 8080 Oakland Drive

I.  APPLICATION INFORMATION:

An application to amend the previously approved tentative plan for the Oakland Hills at Centre Planned
Development (PD) has been received. The 2012 tentative plan amendment proposes to add a 150-foot tall
wireless telecommunication tower (“mono-pine™) within the office portion of the PD along Oakland Drive,
revise the layout of the attached residential portion of the PD and reduce the overall number of units from
116 to 107, revise the layout of the office portion of the PD along West Centre Avenue and Oakland Drive
and update the project phasing timeline. Please refer to the attached application, narrative and tentative
plan submitted by the applicant for additional details regarding the proposal.

Applicant Property Address Description Zoning
Mr. Greg Dobson, American 2275, 2301 and 2401 47.6 acre tract of land PD, planned development
Village Development 11, LLC West Centre Avenue (Mixed office and attached (2006)
and 8080 Oakland residential development)
Drive

The Oakland Hills at Centre PD involves a 47.6 acre tract of land located south of West Centre Avenue and
west of Oakland Drive. The original Oakland Hills at Centre PD rezoning/tentative plan application
received City Council approval in 2006 and proposed the construction of 116 attached single family
residential condominiums within the interior of the property and between 30,000 and 50,000 square feet of
offices in a multiple building arrangement along West Centre Avenue and Oakland Drive. In 2009 and
since construction did not commence within the required two-year period, City Council granted the
applicant a two-year extension to the PD rezoning and tentative plan approval. As part of the extension,
the applicant submitted an updated tentative plan that identified minor changes including an approximate
36-foot shift in the boundary line between the office and attached residential portions of the development,
updated acreages and densities for the office and attached residential portions of the development and a
revised phasing schedule. Also in 2009, City Council approved the final plan for an approximate 7,000
square foot office building and associated site improvements (Cole-Gavlas, 2301 West Centre Avenue) on
a 1.5 acre site within the first phase of the office portion of the development. No additional development
activity has occurred since this 2009 final plan approval.

II. TENTATIVE PLAN AMENDMENT PROCEDURES/REQUIREMENTS:

The PD, planned development chapter establishes a two-part review and approval process: Tentative plan
review of the overall development concept and final plan review for each phase of the development. Under
the terms of the ordinance, any change to the tentative plan, such as modifying an approved land use class
or adding a land use class, requires formal review and approval, with public hearings, in a manner similar
to a rezoning procedure.

Section 42-374 of the Land Development Regulations stipulates the development standards in the
zoning district. This section provides flexibility in the types of land uses of which up to 20% of th
land area available can be utilized for nonresidential uses. Public water and public sanitary s
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required. Overall density of the project may not exceed seven units per acre and density in any one phase
may not exceed 12 units per acre. Building setbacks, building height, open space and screening are also
regulated under the ordinance.

III. PUBLIC REVIEW/COMMENT:

The Planning Commission convened a public hearing during the March 1, 2012 meeting. Mr. Greg Dobson
of American Village Development II, LLC and Mr. Bill Buck and Mr. Scott Hubble of Verizon Wireless
were present and spoke in regards to the proposed tentative plan amendment and proposed mono-pine
tower. Mr. Dobson discussed the history of property acquisition and site development within the planned
development and summarized the proposed changes since the 2009 approval. Mr. Dobson discussed the
proposed location of the mono-pine tower within a natural clearing, the desire to preserve the mature tree
line along Oakland Drive and importance of ensuring the structure has a high quality appearance. Mr. Buck
discussed the pine tree design for the tower and the added flexibility and limited maintenance compared to
the flag pole design. Mr. Buck also discussed the design standards and the very low probability of any
structural failure. Mr. Hubble discussed the range of cellular coverage (1-3 miles) the mono-pine tower
would provide at the proposed location.

Mr. James Marquardt, attorney representing Mr. William Nuyen and Mangwn Properties Inc. (owners of
8040 Oakland Drive and 2109 West Centre Avenue), spoke during the public hearing. Attorney Marquardt
referred the Commission to his March 1, 2012 correspondence and stated his client does not object to the
overall development, however, has concerns about the proposed location and setback of the mono-pine
tower from the northern property line. Attorney Marquardt indicated the mono-pine is a very tall structure
that is proposed extremely close to the property line. Attorney Marquardt acknowledged that there was
only a slight risk for a catastrophic failure, however, this was still a concern for his client. Attorney
Marquardt stated his client was also concerned about possible negative impacts on future development of
the vacant parcel to the north (8040 Oakland Drive) given the proposed close proximity of the mono-pine
tower. Attorney Marquardt requested that AVD consider other locations on their larger, vacant property for
the mono-pine tower. No additional citizens spoke during the public hearing.

During the March 15, 2012 meeting and at the request of the applicant, the Commission adjourned the
public hearing for the Oakland Hills at Centre Tentative Plan Amendment to the April 19, 2012 meeting.
The applicant indicated the adjournment would allow additional time for AVD to complete discussions
with the neighboring property owner to the north and more fully develop their proposal for the mono-pine
tower.

IV. FINAL ANALYSIS - PROPOSED TENTATIVE PLAN AMENDMENT:

Since the March 1, 2012 meeting, the applicant has revised the proposal for the mono-pine tower.
Although the overall enclosure (50-foot by 70-foot lease area) is proposed in the same location on the
property, approximately 10-feet from the northern property line, the mono-pine tower has been relocated to
the southern portion of the fenced enclosure to provide a 55-foot setback from the northern property line
(previously 20-feet from the northern property line). As indicated on the preliminary site plan submitted
by Verizon Wireless, the 50-foot by 70-foot lease area is proposed to be enclosed by a six-foot tall green
vinyl-clad chain link fence with additional evergreen tree plantings along the north side to screen the
fenced enclosure, base of the mono-pine and associated equipment structures. The applicant has also
indicated the existing mature tree line along Oakland Drive will be preserved to minimize the visual
appearance of the mono-pine tower.

A summary comparison between the 2009 approved tentative plan and 2012 proposed tentative plan
amendment is provided in the table below. Specific aspects of the proposed tentative plan amendment are
discussed in greater detail following the summary table.
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Oakland Hills at Centre Planned Development
Element 2009 Approved Tentative Plan ! 2012 Proposed Tentative Plan Amendment
Uses Mixed use attached residential and office Mixed use attached residential and office

development

development with 150-foot tall wireless
telecommunication tower (“mono-pine”)

Office/Attached Residential
Acreage

30,000-56,000 square feet offices/8.61 acres
(along West Centre and Oakland Drive)

116 attached residential units/39.10 acres
(within interior portion of PD property)

30,000-56,000 square feet offices/8.61 acres
(along West Centre and Oakland Drive)

107 attached residential units/39.10 acres
(within interior portion of property)

Phasing

Phase I (Winter 2009--Fall 2011)
* 8.61 acres office along West Centre Avenue

Phase II (Fall 2010--Fall 2012)
* 2.75 acres office along Oakland Drive
* 9.61 acre attached residential (47 units)

Phase IIT (Fall 2012--Fall 2014)
* 29.4 acres attached residential (69 units)

Phase I (Winter 2009--Fall 2014)
* 8.61 acres office along West Centre Avenue

Phase I (Summer 2012--Fall 2016)

* 2.75 acres office along Oakland Drive plus 150-
foot tall mono-pine tower along Oakland Drive

* 9.61 acre attached residential (47 units)

Phase III (Fall 2016--Fall 2018)
* 29.4 acres attached residential (60 units)

Setbacks

40-foot building setback around perimeter of
property

50-foot green belt/setback for offices along
West Centre Avenue and Oakland Drive

25-foot building setback for residential
buildings from internal private streets and 30-
foot separation between residential buildings

40-foot building setback around perimeter of
property with the exception of the fenced
enclosure and accessory buildings associated with
the mono-pine cell tower that are proposed to be
setback 10 feet and 15 feet, respectively.

50 foot green belt/setback for offices along
West Centre Avenue and Oakland Drive

25-foot building setback for residential
buildings from internal private streets and 20-
foot separation between residential buildings

Access

Phase I — Full service drive from West Centre
(existing boulevard shared with Hospice Care)

Phase II — Full service drive from Oakland Dr
(proposed in approximate mid-point of property)

Phase III - Shared/cross access between other
phases and adjacent uses

Phase I — Full service drive from West Centre
(existing boulevard shared with Hospice Care)

Phase II — Full service drive from Oakland Dr
(proposed in approximate mid-point of property)

Phase III - Shared/cross access between other
phases and adjacent uses

! Original 2006 PD rezoning/tentative plan approval was granted a two —year extension by City Council in 2009.

e Wireless Telecommunication Tower (Mono-pine) — A new 150-foot tall wireless telecommunication

tower is proposed within Phase II of the office portion of the planned development along Oakland
Drive. The alternative tower structure (ATS) proposed by Verizon Wireless will be designed as a
mono-pine (pine tree with simulated branches/bark) to better blend into the surrounding natural
environment and conceal the presence of antennas and related support structures. The revised tentative
plan/narrative indicates the mono-pine tower will be setback 90-feet from Oakland Drive and 55-feet
from the north property line, with the associated fenced lease area (50-feet by 70-feet) setback 50-feet
from Oakland Drive and 10-feet from the north property line within the area previously designated as a
40-foot building setback around the property perimeter. Preservation of the existing mature tree line
located along Oakland Drive is proposed with construction of the mono-pine tower/enclosure and
supplemental screening is also planned along the north side of the fenced enclosure.
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Consistent with ordinance requirements, Verizon Wireless has submitted preliminary engineering
documentation and related information that demonstrates no existing tower, structure or other
alternative technology in the area can accommodate the proposed wireless telecommunications
antennas and related equipment. While an existing 160-foot tall flag pole tower is located
approximately 466-feet northeast of the proposed mono-pine site, along the east side of Oakland Drive,
this structure is fully occupied and at capacity for antenna/equipment collocation. Verizon Wireless
antennas are already situated on this flag pole tower, however, the applicant has indicated this structure
can not accommodate planned upgrades to the Verizon Wireless network.

A February 21, 2012 letter from Jonathan Crane (attorney representing Verizon Wireless) along with a
mono-pine tower brochure and photographic perspectives of the proposed mono-pine tower at the
subject site previously provided to the Commission are attached. Additionally, an April 4, 2012 letter
from Attorney Crane along with additional information regarding the proposed mono-pine tower is also
attached for Commission review. Included in these materials is a March 15, 2012 communication from
Ms. Amy Herbst, P.E., Senior Design Engineer for Sabre Towers and Poles, that discusses the
structural design of the mono-pine tower. While the communication states that “...there has never
been a failure of a Sabre mono-pine.”, it also indicates that if there was to be a failure of the mono-pine
tower, the failure would occur “...within the upper portion of the mono-pine...” and that there would be
“...no debris in a radius greater than 40’ from the monopole.” Based on this information, the revised
location of the mono-pine tower (55-feet from the north property line) should ensure that the tower
would not adversely affect adjacent properties in the event of a catastrophic collapse.

With the exception of the Cole-Gavlas office building along the West Centre Avenue office portion of
the development, the remainder of the approximate 47-acre property is currently vacant land. While
alternative mono-pine tower locations are available, approximately 80% of the land area within the PD
is designated for residential land use and open space. Staff believes locating the mono-pine tower
within the office portion of the PD will be less impactful than locating the tower in the area designated
for residential use since office uses have limited hours of operation and, unless a work/live
arrangement exists, are not used as a place of residence.

While land area planned for office use is available along West Centre Avenue, location of the tower in
this portion of the PD will have a greater impact on the surrounding area since it is more visible to the
motorists/pedestrians along West Centre Avenue, and residents of the Chippewa Hills neighborhood
located on the north side of West Centre. This office land area also has fewer mature trees and is
approximately 22 feet higher in elevation than the proposed Oakland Drive mono-pine location. Given
the existing and planned land use characteristics of the area, locating the mono-pine tower within the
office area of the PD along the Oakland Drive frontage has merit. Options for this vicinity of the office
portion of the PD should include consideration of the proximity to existing and future residential land
uses, and opportunities to construct the proposed mono-pine tower in proximity to existing mature trees
compatible with the proposed tower design.

While the mono-pine tower/enclosure could be located along the south portion of the 8080 Oakland
Drive parcel, this would place the structure adjacent to a nonconforming single family residence on the
parcel to the south (8100 Oakland Drive). Alternatively, the mono-pine tower/enclosure could be
moved further west of the proposed location near the southeast boundary of the Hospice of Southwest
Michigan property (2255 West Centre Avenue). However, this option would result in the tower being
located in a natural clearing area more visible to adjacent property owners and to future residents of the
PD development. Finally, the mono-pine tower/enclosure could be located within the middle portion
of the 8080 Oakland Drive parcel; however, this location would significantly impact the planned layout
of the office portion of the PD (buildings and parking) and the boulevard entrance from Oakland Drive.
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With regard to the proposed tower/enclosure location, impacts associated with the placement of the
accessory buildings within the 40-foot perimeter setback area (tower is not located in this area) as
identified on the previously approved tentative plan should be minimal. The equipment shelters are
relatively small, ranging in size from 20-26 feet long, 10-12 feet wide and nine feet high and will be
setback not less than 15 feet from the north property line. Supplemental screening consisting of natural
vegetation (evergreen trees) will also be installed by the applicant between the fenced enclosure and
north property line. As indicated above, the mono-pine tower has been shifted further south from its
initial proposed location and will be constructed within a stand of existing mature trees compatible
with the proposed alternative tower structure design. The proposed location, with additional
requirements for mature tree preservation and installation of supplemental screening, will be the least
impactful and is appropriate based on the analysis of alternative site locations.

While the applicant has provided many details of the proposed tower with the tentative plan
amendment application, it is important to note that if the proposed tentative plan amendment is
approved by City Council, specific details regarding the design and construction of the mono-pine
tower will be subject to Planning Commission review/approval of a Special Land Use Permit and
Planning Commission review/recommendation and City Council review/approval of a Final (site) Plan.

o Revised Attached Residential Layout/Reduction in Units — As identified by the applicant, the layout of
the attached single family residential condominium buildings has been revised slightly. A combination
of two, three and four unit buildings continue to be planned for Phase II and Phase III of the
development. Additionally, the total number of condominium units for the attached residential portion
of the planned development has been reduced from 116 units to 107 units. Attached residential
condominium buildings will maintain a minimum 40-foot setback from the perimeter of the property,
25-foot setback from the edge of the internal streets and 20-foot separation between buildings. Internal
private streets, storm water areas, entry statements and common open space areas around the attached
residential buildings will be owned and maintained by the Oakland Hills at Centre Neighborhood
Association. The remainder of the approximate 18 acres of the common open space will be owned by
the developer with covenants that will include the right for all residents of Oakland Hills to use these
areas for walking and other passive recreational uses.

e Revised Office Layout along West Centre Avenue/QOakland Drive — As identified by the applicant, the
layout of the office portion of the development has been revised to reflect the construction of the Cole-
Gavlas building and associated boulevard drive from West Centre Avenue, the proposed location of the
150-foot tall mono-pine tower along Oakland Drive and the current marketing plan. Multiple office
buildings ranging in size from 1,250 — 30,000 square feet continue to be planned for Phase I and Phase
IT of the development, along the West Centre Avenue and Oakland Drive frontages. Office buildings
will maintain a minimum 40-foot setback from the perimeter of the property and a 50-foot green
belt/setback from West Centre Avenue and Oakland Drive.

o Updated Project Phasing Timeline — Challenging economic conditions have slowed the originally
anticipated application/construction schedule for the planned development. Phase I of the development
that involves construction of 8.61 acres of offices along West Centre Avenue is now planned between
Winter 2009 — Fall 2014. Phase II that involves construction of 2.75 acres of offices along Oakland
Drive, including the 150-foot tall mono-pine tower, and 9.61 acres of attached residential
condominiums (47 units) is now planned between Summer 2012 — Fall 2016. Phase III of the
development that involves construction of 29.4 acres of attached residential condominiums (60 units) is
now planned between Fall 2016 — Fall 2018.
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V. RECOMMENDATION:

Based upon the above analysis and subject to any comments received during the public hearing, staff
advises the Planning Commission to recommend to City Council that the Tentative Plan Amendment for
Oakland Hills at Centre Planned Development, 2275, 2301 and 2401 West Centre Avenue and 8080
Oakland Drive, be approved subject to the following:

1.

The 150-foot tall mono-pine tower be constructed with a minimum capacity to carry four co-locations
and the mono-pine tower design include significant branches and appropriate camouflaging as
identified in the Sabre Towers and Poles brochure provided by the applicant. Furthermore, the mono-
pine tower shall be constructed with a minimum 55-foot setback from the north property line and a
minimum 90-foot setback from the east property line.

The fenced area around the mono-pine tower (50-feet by 70-feet lease area) be fully enclosed by a
minimum six-foot tall solid, vinyl fence (in lieu of the proposed vinyl clad chain link fence) and
supplemental evergreen tree plantings (minimum 10-foot tall, spaced 10 feet on-center) be installed
along the north side of the enclosure.

The applicant preserve the large Oak tree located west of the mono-pine tower and the existing mature
tree line located along Oakland Drive to the greatest extent possible in an effort to ensure the mono-
pine tower blends in with the surrounding area and to minimize the visual impact on nearby property
owners, motorists and pedestrians.

Specific design and construction of the mono-pine tower, along with tree preservation and screening details
will be reviewed further by the Planning Commission/City Council during consideration the Special Land
Use Permit and Final (site) Plan.

Attachments: Zoning/Vicinity Map

Aerial Photograph

Proposed Tentative Plan Amendment (narrative and tentative plan layout)

February 21, 2012 Correspondence from Attorney Jonathan Crane (representing Verizon Wireless) and
Information Regarding Proposed Mono-Pine Tower

Previously Approved 2009 Tentative Plan for Oakland Hills at Centre PD (narrative and plan)

March 1, 2012 Correspondence from Attorney James Marquardt (representing Mangwn Properties)
April 4,2012 Correspondence from Attorney Jonathan Crane (representing Verizon Wireless)
Supplemental Information regarding the Verizon Wireless Mono-Pine Tower (dated April 4,2012)

§:12011-2012 Depariment Files\Board Files\PLANNING COMMISSIONWPC Reports\Plann ed D Projects\Oakland Hills at Centre\2012 04 13 Oakland Hills at Centre Tentative Plan Amendment - final report(CTF).doc
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April 13, 2012

Mr. Christopher Forth

Deputy Director of Planning and Community Development
City of Portage

2900 S. Westnedge Ave.

Portage, M| 49002

RE:  Oakland Hills at Centre Planned Development Conceptual Plan

Please accept the following “tentative plan narrative” which is an update from the 2006
submission which was approved by the Planning Commission and City Council. Please
note that additionally, in 2009, a two-year extension was granted for submission of a
final plan. The changes we are proposing are relatively minor in nature. That
notwithstanding, we are requesting an amendment to our tentative plan as indicated
herein.

We look forward to reviewing the below along with the attached related site plan
before the Planning Commission and City Council meetings. The material changes from
the approved 2009 tentative plan narrative are as follows:

1. Slight revision to the layout and number of condominium units from 116 to 107.

2. Addition of a cell tower area which is strategically positioned within an existing
tree line and in a depression a berm area along Oakland Drive, and with the pole
now 55’ from the property line to the north

3. Update of the office area along center to show our current marketing plan along
with the completed Cole Gavlas office building

4. Update of the office area to show the actual location of the boulevard drive from

Centre Avenue to Cole Gavlas as constructed.
5. Update of the project phasing timeline.

Please find below our answers to the questions found in Section 42-375 of the City of
Portage Land Development Regulations.

1. The main purpose of the proposed tentative plan revision is to allow for the

addition of a 150’ mono-pine cell tower to be installed within the Oakland Drive
portion of the office building area. We have also updated the residential and

4200 W. Cenire Ave, Portage, Ml 49024 o (269) 323-2200 ¢ avbhomes.com e avbconstruction.com



office development site plans to match the actual construction to date as well as
our most recent conceptual plans. As with all of our planned developments, our
focus is on developing great communities. Oakland Hills at Centre exhibit this
focus and has been designed to take advantage of the interest in the Oakland
Hills planned development which is immediately contiguous to this property to
the south. Oakland Hills at Centre will have a traditional “entry statement” at
each entrance: one at Centre Avenue and one at Oakland Drive. The Centre
Avenue entrance is already constructed and is shared with the Oakland Centre
building occupied by Hospice. These entrances create a “sense of arrival” when
a resident or guest comes to this community. We enjoy working on
developments that have natural topography, views, nature and related features.
We plan to harness the natural beauty of this land in many ways at Oakland Hills
at Centre including: first-rate landscaping and natural screening where
appropriate. Additionally we will take advantage of the natural features and
topography of the land by site planning to allow views of the beautiful forests,
waterways, wetlands and sensitive areas that border this property on the south
where practical. We also look forward to connecting our internal sidewalks and
walkways to the planned City of Portage walking trail that is contemplated to
travel near our property from Oakland Hills to Centre Avenue.

The proposed development is on a 47.6 +/- acre tract of land at the southwest
corner of Centre Avenue and Oakland Drive. In aggregate we plan to develop
approximately 29 acres of the 47.6 +/- acre parcel of land leaving 18 acres that
are part of this tentative plan that will be developed for one of the following
uses: common open space, recreational areas and uses, walking trails, storm
water retention, wetlands and floodplain. Using a cluster development and
open space concept, the 29 acres to be developed will include 107 single-family
attached condominium units and 8.61 acres of office space. The office space is
divided into two parcels. One parcel fronts on Centre Avenue. A second parcel
fronts on Oakland Drive and serves as the Oakland Drive Entrance. It should be
noted that the large tract of land adjacent to our property to the west is a State
of Michigan forest. Additionally, the large tract of land to the south of the
property is also already zoned Planned Development. Please see the attached
Exhibit “A” which contains the required site plan for your review.

Oakland Hills at Centre will be developed in three phases beginning in January of
2009. Phase | will include the first six acres of office space on Centre Avenue.
Phase Il will include 47 units of attached condominium units, the installation of a
mono-pine cell tower, and the remainder of the office space. A mono-pine cell
tower has been selected to better blend with the existing trees and landscape.
The mono-pine will be located in the office area that is adjacent to Oakland
Drive, approximately 55'south of the northernmost property line and
approximately 90’ west of the Oakland Drive right of way. The mono-pine, at
150’ in height, will be nestled into an existing stand of trees, and the lower



portion screened from view from Oakland Drive by the existing trees and scrub.
Our development goal is to minimize the impact of the mono-pine on the future
planned uses of the adjacent properties, while creating the first class entry into a
residential and office, mixed use development. The goal of minimizing impact on
the adjacent community and neighborhoods is why we chose this particular
location over all other possibilities on our 47 acres+/-. We avoid the high traffic
Centre Avenue office area where larger more mature trees are not as plentiful
and we also avoid conflict with residentially zoned land.

In the proposed location, we will be working to create a sense of arrival similar
to what may presently be experienced at the Oakland Drive entrance to Oakland
Hills. As is referred to in #1 above we will make use of the following existing
conditions to add the mono-pine without significantly impacting the neighboring
property by: a) placing the structure to the west of, and therefore at a grade
lower than, an existing raised grade area along the west side of Oakland drive, b)
placing the structure within an existing stand of trees. As the property is being
developed, our goal will be to keep as many of the existing trees as possible,
particularly in the 50’ green strip that we have provided along Oakland Drive, but
also around the immediate base of the mono-pine as well. The mono-pine pole
will be painted to look like bark and the wireless receivers at the top will be
camouflaged by simulated pine branches and pines. Phase Ill will include the
remaining 60 units of attached condominium units. The attached condominium
units will be further developed as noted below but will generally consist of two,
three and four unit buildings. The office buildings will be between 1,250 square
feet and 30,000 square feet depending on the type of user. We anticipate,
however, several 2,500 to 7,500 square foot buildings as depicted. All of the
residential units developed for this project are “for sale” product and are
anticipated to be “owner occupied” units aimed mainly but not exclusively at
empty nesters. The office product will either be for sale, build to suit or for lease.
The development phase lines have been included on the attached Exhibit “A”.

. The time schedule is proposed as follows:

a. Phasel Winter 2009 through Fall of 2014
b. Phasell Summer of 2012 through Fall of 2016
c. Phasellll Fall of 2016 through Fall of 2018

. The site plan and its associated phasing lines show how each stage of the
development is independent, yet is designed to integrate well into the
development as well as the existing development pattern. Phase | uses existing
Centre Avenue curb cuts and drives which area partially owned and fully
benefited by easements in favor of our development at both the far east
(Hospice) and the far west ends (Kushner & Co.) of the property. Phaselll
contemplates a new entry and connection to Oakland Drive, and phase lli



integrates together seamlessly with phase | and Il. Upon completion, the
development will connect to Oakland Drive and Centre Avenue via a drive which
runs between the two roads with many ancillary roads making up the remainder
of the development. Until such time as the Oakland Drive office area work
commences, the mono-pine cell tower will be accessed by a dirt road that will be
placed in the same area as the proposed boulevard entry from Oakland Drive.
This drive will work its way to the north, behind the existing tree line along
Oakland Drive, and over the location of the proposed future office building
parking lot.

We anticipate, due to the target demographics for this development, that our
residents will average 6 trips per day to and from their units. In addition, our
planned 30,000 to 56,258 square feet of office space is planned to generate
approximately 125 to 175 employees and another 6 trips per day per employee.
This equates to 873 trips at each of the two Oakland Hills at Centre intersections.
The Oakland Drive access will be designed to allow for right and left hand turn
exit lanes and one entry lane. The Centre Avenue curb cut shared with Hospice
is already constructed with a right and left turn out. Additionally, due to our
target demographics we do not anticipate any residential traffic impacting peak
hours like other more intensive uses may.

. As mentioned previously, the land is located around the Southwest corner of
Oakland Drive and Centre Avenue. The parcel is 47.6 acres +/- in total. We

presently own all of this property fee simple.

. The chart below demonstrates the land use and density for each phase.

Phase | 5.86 acres Office
27,019 sq. ft. Office
27,019/5.86 acres = 4,610 sq. ft. per acre
Phase Ii 2.75 acres Office, 9.61 acres Residential
47 units/9.61 = 4.9 units per acre
7,964 sq. ft. office/2.75 acre = 2,896 sq. ft. per acre
One mono-pine cell tower

Phase | & Il Combined



Office at 4,063 sq. ft. per acre, Residential 4.9 units/acre
Phase lil 29.40 acres Residential

60 units/29.4 = 2.04 units per acre
Phases I-1ll Combined

107 units over 39.01 acres = 2.74 units per acre

Office at 8.61 acres™

*It should be noted that on 8.61 acres using a 15% coverage ratio (a light density
that was used for all of Woodbridge Hills) would equate to 56,258 square feet of
office space. While this conceptual plan shows only 34,983 square feet of office
space, we are asking for approval for office density up to 56,258 square feet. We
may ultimately develop significantly less than the 56,258 square feet of office
space but we are asking for the flexibility to develop within the parameters
established within this narrative.

. The roads, storm areas and entry statement areas will be maintained by the
Oakland Hills at Centre Neighborhood Association. The common space
immediately in and around the residential units will also be owned by the
Oakland Hills at Centre Neighborhood Association with the balance of the
common open space being owned by the developer. The covenants that will be
recorded to create the Oakland Hills at Centre Neighborhood Association will
include the right for residents of Oakland Hills to use the balance of the property
owned by the developer for walking and other passive recreational uses as
provided for in this tentative plan. The neighborhood association will be formed
upon the completion of the rezoning request and will be fashioned after the
Woodbridge Hills Neighborhood Association. The covenants for the Centre
Avenue office parcel have already been recorded and are in effect and
operation,

. The residential development units will consist of the following types of units:

four unit buildings (some walk out, some townhouses, some garden level
and some slab on grade), muiti-unit housing

three unit buildings, multi-unit housing

two unit buildings, two family housing

Please keep in mind that all of the submitted unit elevations and floor plans are
always being improved as well as enhanced to meet the market and will be



10.

11.

further developed prior to construction. It is our intention, as in all of our
communities, to provide the best possible combinations of colors, materials and
architecture. Our final product at Oakland Hills at Centre will take advantage of
our in-house staff and their ability to select the proper colors, textures and
materials to make every residence feel great. We plan to use a combination of
architectural grade roof shingles, vinyl shake siding (which look almost exactly
like cedar shakes) and other natural materials.

All of the units that we have proposed above will be between 1,000 and 3,000
square feet. Our 2, 3, and 4 unit condos will have base floor plans of around
1,200 square feet and with finished lower levels as large as 2,500 square feet.
The 2, 3 and 4 unit model pricing will start at around $185,000 and an individual
unit can be specified in a fashion to cost as much as $400,000 each. As in
Woodbridge Hills and Oakland Hills, the proper application of colors, materials
and architectural details will allow all of these unit types to work well together
and to feel like a part of a cohesive community.

The office buildings will be designed to integrate with the residential buildings
while maintaining some of the general character of office buildings. That said,
the final product at Oakland Hills at Centre will take advantage of our in-house
staff and their ability to select the proper colors, textures and materials to make
every building we develop feel great. We have attached an example of an office
elevation for your review.

We have used a 40’ set back around the entire perimeter of the property with
the exception of the office area along Oakland Drive, in the vicinity of the mono-
pine, where the set back is proposed at 10’. We are also maintaining a 50’ green
belt on both Centre and Oakland. In addition we have maintained 20’ between
each building and a 25’ front setback from the edge of road. The building
heights will not exceed those which area allowed within the PD zoning district.

Storm water will be piped via underground structures to the 18.6 acre common
open space area to the south. In addition, some water will be integrated into
the design of the office sites. Storm water will be pre-treated when required by
City of Portage regulations and then released for infiltration into this 18.6 acre
lowland. This low-lying 18.6 acre area provides plenty of space for this purpose
and this plan will be developed to allow for natural looking rain basins/wetlands
as opposed to typical, fenced off, deep and unsightly storm systems. Sanitary
sewer will be connected to the available City of Portage sanitary sewer system
which is available and already constructed at Centre Avenue

Covenants, which have already been recorded on the Centre Ave commercial
frontage, will be placed on the entire property. These covenants will provide for
the shared use and maintenance of the common open space and the linear trail



system. Easements will be provided for utilities as required by the utility
companies for gas, water, electric, street lights, sanitary sewer, cable television
and phone service. A 66’ wide easement has been reserved for the private
streets and the required utilities.

12. Parking will be provided in a number of ways. First, some parking will be
accommodated in the driveways of each unit. Second, off-street visitor parking
will be provided, as shown on the attached site plan. Additionally, the 26 foot
wide streets will be posted for parking on one side of the street only. Within the
office district, adequate parking will be provided per City Ordinance.

13. We do not anticipate any required modifications in the regulations otherwise
applicable to the subject property.

14. As noted in #4 above, we intend to make our final submittal for the last phase,
Phase lll, of Oakland Hills at Centre by the fall of 2016.

15. Since the successful implementation of the plan is required both by the
ordinance and by our own standards, we do not feel that any performance
bonds are necessary. We have a long-standing reputation for successful
completion of our projects and the meticulous management of our
developments after build-out.

We look forward to the opportunity to discuss this plan with City Staff, Planning
Commission and City Council. We feel this can be another first-class development for
the City of Portage, Treystar and American Village Builders.

Sincerely,

s T —

Greg Dobson

‘

C Joe Gesmundo, J. Craig DeNooyer, Fritz Brown, Jack Gesmundo, Daryl Rynd
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JONATHAN R. CRANE, P.C.
ATTORNEY AND COUNSELOR
1126 N. MAIN ST.
ROCHESTER, M1 48307

JONATHAN R. CRANE TELEPHONE: (248) 650-8000

BENJAMIN $. HERRICK FACSIMILE: {248) 650-9289
EMAIL: IRCPC@SBCGLOBAL NET

ce
February 21, 2012 3@ 99 N

D e\
Mr. Michael West @E\—O‘M
. . (O
Assistant City Planner “\\)“\
City of Portage 00“‘
7900 South Westnedge

Portage, Michigan 49002

Re:  Verizon Wireless Site 2709 “West Centre”
QOur File No. JC3232-11

Dear Mr. West:

I am writing to you today to summarize Verizon Wireless’ reasons for seeking new
antenna approvals in the City of Portage at the 8080 Oakland Drive site.

Verizon Wireless is a tenant on an existing nearby flagpole tower owned by Global
Tower Partners. The flagpole design cannot be expanded to provide the latest 4G high speed,
high capacity communication services to Portage residents. GTP advises that the flagpole
structure does not have the structural integrity to meet Verizon Wireless’ new anienna needs.
Verizon Wireless, without collocation alternatives, pursued the new antenna site currently before
the Board. This new site will serve Verizon Wireless, as well as provide collocation
opportunities for other carriers.

Wireless technology is increasing in both the number of customers and the number of
devices. While exciting and useful, the new devices require substantial additional antenna
demands. With the addition of high speed services larger antenna capacities are needed.
Associated with larger antennas are additional cables, radial arms, diplexers and other antenna
devices. The benefits of the proposed antenna are real-time 4G updates to the Verizon Wireless
network. These improvements will provide Portage residents with faster, more reliable
communications. Global positioning, emergency 911 calls, medical monitoring and improved
vehicle dispatching are key benefits to the Portage Emergency Response Programs provided by
the antenna upgrades. Residents will experience faster and more reliable data, internet and
general wireless services.

Verizon Wireless proposes a stealth monopine-type tower. This enables additional
antenna and sectorized radio frequency services into different areas of the community. The new
tree structure supports larger antenna creating enhanced communications services. In addition,
the mono-pine design allows collocators an alternative of improving the future antenna
modifications and upgrades. The stealth design minimizes visual impacts.



We look forward 1o a favorable review of this new antenna at the March 1, 2012 meeting.
In the meantime, should you have any questions please do not hesitate to contact me at (248)
650-8000.

Very truly yours,
JONATHAN R. CRANEP.C.

Jonal WM



Bark Cladding Repair Instructions
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BARK CLADDING REPAIR ON MONOPOLES
(Pine bark reflected in attached pictures)

Step # 1

Start with removing (cutting) the bulge out, with either a reciprocating saw
or a sharp blade; remove only enough to even out the edges into a nice
transition from the skin (bark) back into the repaired area.

Step # 2

Mixing materials and ratios:

Making sure the material (6240) is not frozen (A side), both components need
to be mixed together well until it turns a dark brown color.

The mixing cups (containers) will be provided and marked which one to use
with what material, and how much of it to use per side.

One cup of each material at a time should be enough to start with to get the
hang of adding the cabesil part of it.

For the (Cabosil) Powder Thickening agent, add enough to make the liquid
material into a thick dough like consistency. Start with a little at a time then
gradually add more until it becomes as thick as you can handle it.

Step # 3

Proceed to apply the thickened material onto the cleaned open area of the
pole and spread it evenly at around 1”° thick all over. After you’ve applied the
material, go to the acetone and silicone bucket and dip the silicone (skin) into
the acetone, then press the skin into the material, following the grain of the
texture to match the existing skin(bark). Feather out around the edges with a
chip brush, making sure it is really sealed to prevent water running down the
pole in between the repaired area and the skin.

Let dry and proceed to paint.

Step # 4

Paint consists of 3 colors which they will be labeled by numbers and steps, the
base color (burnt umber), the sponge color (raw umber) and the dry brush
(highlights) color (grey) color (see photos). As with the material feather out
the colored patch to make it blend in with the rest of the bark.

For any questions please call at any time : Aaron Sosa-760-685-8932-cell









Pine Branch Installation

Universal Mount with T-Arms

Definitions:

Receptor - Short pipes welded to the
pole for attaching branches.

Optional Row - Row of receptors
located directly above and below the
universal mount. Optional rows have
nine receptors welded evenly around
the pole instead of staggered vertically.
There should never be more than three
branches attached to this row. Nine
receptors are provided as an option
to make it easier to determine where
branches should be attached to best
disguise the mount.

Natural Variation - Describes the
shape of the tree. The goal is to attach
branches of different lengths in such a
manner that the “natural variation” of
branch lengths mimics a natural tree.

T-arm Branch - Branches that mount
between antennas directly onto the
T-arm with their own brackets instead
of onto the pole via receptors.

AB Branch - Designed wide with ends
that curve upward. When installed
the ends will curve up in front of the
antennas to help camouflage them.

Snag Branch - Straight, single stem
branches with no side sections. They
are designed to simulate older, broken
branches at the base of the tree.

Antenna Wrap - Also referred to in
the industry as “Socks”. Needle tufts
adheared to green plastic mesh which
wraps around the antennas to help
disguise them.

Sabre’

ws” Towers & Poles

A Divisiem of Sabre Industries, inc.

AB Branch

Snag Branch

Natural Variation Antenna Wrap

T-arm Branch

Notes for installation:

T Instaliation of branches starts at the top of the pole
2 All branches must be installed curving upward

@ Branches are attached by inserting the end of the branch into the receptor
(short pipe welded to the pole). The branch is secured with a supplied nut and
bolt being placed through the predrilled hole in the branch receptor.



Drawings are not to scale with actual pole

Step 1:

Sort all branches by length before starting the branch installation. All branches
are tagged individually by length.

Step 2:

Starting at the top of the pole, install one (1) 7' branch in the center receptor.

1

Step 3:
k.\! 7. Install three (3) 5* branches in the receptors on the top of the pole, surrounding
the 7’ center branch.

‘ Step 4:
BN 3 | A~ Move down to the row of receptors just below the top plate. Install three (3) 5°

}/< branches.

Step 5:

The next row of receptors will receive three (3) 6’ branches.

Step 6:

After this row is the first “optional row” of receptors. There are two (2) optional
rows, and they are located directly above and below the universal mount. You
can identify the optional rows by having nine (9) receptors each, welded evenly
around the pole. The purpose of the optional rows is to provide an opportunity
for alternate branch installation locations based on varying hardware
configurations.

Install three (3) 7’ branches into the top optional row. Space branches evenly
around the pole using any receptor in the top optional row which will allow
branch installation avoiding antennas, cables and mounts as needed.

Note: If you install more than three (3) branches in the top optional row,
you will run short of branches at the bottom of the pole.

Step 7
) Install the antenna wraps at this time. Center the wrap on the face of the
o 4;; anteqna and then fold the wrap around the sides. Using zip ties designed for
ks ’ﬁ exterior use, secure the wrap to the antenna on the back side.
yéug’;g* Note: Zip ties are not supplied with wraps. Use as many zip ties as
,;’?'S} A 1 necessary, securing the wrap on all sides. If more wraps were supplied
s than required to cover the installed number of antennas, use remaining

wraps to cover as much of the array of hardware as possible.



Step 8:

In the event the array is especially large with multiple antennas, T-arm branches
may be added. If there are T-arm branches supplied they will be added in this
step. They will be mounted directly to the T-arm between the antennas using
their own brackets. If there are no T-arm Branches supplied, this step can be

skipped.

Step 9:

Install three (3) 7’ branches in the bottom optional row. As with the top optional
row, space the branches evenly around the pole. Use any receptor in the
bottom optional row which will allow branch installation avoiding antennas,
cables and mounts as needed.

Note: If you install more than three (3) branches in the bottom optional
row, you will run short of branches at the bottom of the pole.

Note: There will be a total of six (6} branches used in the top and bottom
optional rows.

Step 10:

Install the three (3) curved AB branches so they curve upward in the row just
below the bottom optional row. These branches should be installed directly
under the T-arms, one per sector, and curve up in front of the antennas.

Note: In the event the array is a “hugger” configuration with single
antennas mounted on 1’ standoffs or even two antennas on a 1’ standoff,
the AB Branches may not be necessary. If AB Branches are not supplied
this step can be skipped.

Note: If the pole has more than one (1) carrier, return to steps 6 through 10
for installing branches to additional optional rows.

Step 11:

Read this entire step before continuing to install branches. At this point review
branch inventory. The goal the rest of the way down the pole is to create

a shape having natural variation and irregularity by using branches of
different lengths.

Begin by installing a row(s) of 7' branches. Then install row(s) that alternate
between 7’ and 8’ branches randomly. Next install a row(s) of 8' branches
followed by a row(s) that alternates between 8' and 9’ branches randomly.
Gradually increase this pattern to the longest branch length supplied. Don't
forget to install 5’ and 6’ branches randomly amongst all of these rows until
your inventory of those iengths is exhausted.

Snag branches will be installed in the very bottom row of receptors to simulate
older, broken branches at the base of the tree.

The finished pole should gradually get wider from top te bottom, with random
and natural looking variations of branch lengths.

Drawings are not to scale with actual pole




Sabre’

W Towers & Poles

A Division of Sabre Indusiries, Inc.

2101 Murray Street
P.O. Box 658
Sioux City, IA 51102-0658

Toll Free: 1-800-369-6690
Phone: 712-258-6690
www.SabreTowersandPoles.com

10080 STP Monopine Install Manual ® 2010
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Energy. Passion. Expertise.

January 15, 2009 AVB

CONSTRUCTION

4200 W. Centre Ave,
Portage, Ml 49024
269.323.2022 phone

Mr. Christopher T. Forth
Deputy Director of Planning and Development Services

City of Portage

7900 South Westnedge Avenue 269.523.2484 fax
Portage, Michigan 49002 avbconstruction.com
Dear Mr. Forth:

Thank you for your comments regarding our planned Oakland Hills at Centre project.
Along with Hurley and Stewart, we have reviewed and responded to each one of the
items addressed in your letter.

Furthermore, we have analyzed and updated the conceptual plan for Oakland Hills at
Centre and hereby request a two-year extension of the Planned Development zoning.

In regard to the sign located on the northwest corner of the site, Hurley and Stewart has
positioned the sign at least ten feet from neighboring property lines as indicated in your
third comment. This sign will be one of two that serve the commercial properties along

Centre.

Also, we have met with the owner of the adjacent property to the west of the Cole Gavlas
site and addressed the issue of shared driveways per your request. Official
documentation of the agreement to share the drives has been recorded with Kalamazoo
County. Please reference document 2002-030498.

Thanks again for your assistance in helping us to bring this project to fruition. We look
forward to working with the City of Portage as the Oakland Hills at Centre project
progresses. Please feel free to contact me with any further questions that you might have
at (269) 329-3636 or gdobson@avbinc.com .

Sincerely,

/é"g—&
Greg Dobson

Attachment: Conceptual Plan Narrative
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CONSTRUCTION

REcene, — AVB

JAN 30 2099
CO 4200 W. Centre Ave.
January 30, 2009 MMUNITYDEVE[_ Portage, Ml 48024
OPMENT 269.323.2022 phone
Mr. Christopher Forth 269.323.2484 fax
Deputy Director of Planning and Community Development avboonstruction.com

City of Portage
2900 S. Westnedge Ave.
Portage, MI 49002

RE: Oakland Hills at Centre Planned Development Conceptual Plan

We, with our partners at Treystar, are excited to submit to you a conceptual plan for
Oakland Hills at Centre. The following “tentative plan” is consistent with our earlier
approvals received from the City of Portage.

Per your request we are answering each of the fifteen required questions that are
provided in Section 42-375 of the City of Portage Land Development Regulations.

1. The purpose of the proposed tentative plan revision is to allow for the
development of a new mixed use residential and office development called
Oakland Hills at Centre that is consistent with City of Portage Land Development
Regulations. As with all of our planned developments, our focus is on developing
great communities. Oakland Hills at Centre will further exhibit this focus and
will be designed to take advantage of the interest in the Oakland Hills planned
development which is immediately contiguous to this property to the south.
Oakland Hills at Centre will sport our traditional “entry statements” at each
entrance at Centre Avenue and at Oakland Drive. These entrances will create a
“sense of arrival” when a resident or guest comes to this community. We love to
work on developments that have natural beauty, or what we call special parcels of
land. We plan to harness the natural beauty of this special land in many ways at
Oakland Hills at Centre including beautiful entry statements, first-rate
landscaping and natural screening where appropriate. Additionally we will take
advantage of the natural features and topography of the land by site planning to
allow views of the beautiful forests, waterways, wetlands and sensitive areas that
border this property on the south. We also look forward to connecting our internal
sidewalks and walkways to the planned City of Portage walking trail that is
contemplated to travel near our property from Oakland Hills to Centre Avenue.

2. The proposed development is on a 47.6 +/-~ acre tract of land at the southwest
corner of Centre Avenue and Oakland Drive. In aggregate we plan to develop

1 L



approximately:29 acres of the 47.6 +/- acre parcel ofland leaving 18 acres-that are
part of this tentative plan that will be developed for one of thefollowing uses:
coinmon open space, recreational areas and-uses; walking trails, storm water
reterition, wetlands arid floodplain. Usinga cluster development and open space
voncept the 29 acres to be developed will include 116 single: family condominiun
Units and. apprommately 8.6 dores of office:space. The.office space will front on
Centre Avenue along with an additiona] office parcel at the Oakland Drive
entrance. It should be noted that the large tract of 1and adjacent to our property to
the-west is 4 Stité of. Mlclngan forest. Additionally, the-large-tract of Tand to the
south ¢f the property is also alrgady zoned Planned Development, Please see the
attached Bxhibit “A”™ which contains the required site plan for yourreview.

~ Oakland Hills at-Centre will be developed in-three phases beginning'in January oF
2009. Phase I'will inclide the first six acres of office space.on Centre Avenue;
Phase 1T will include:52 uriits of 4ttached condominium uiits and the remainder of
the office space. Phase III willinclude the remalmng 64 units of attached
condominium units. The attached condominium units will be further developed
as noted below but will generally-consist of two, three and four unit buildings.
Theoffice builditigs will be between 1,250.square feef and 30,000 square feet
depending ot the type of user; We anhclpate, however, several 4,000 to 10,000
square foot buildings. All of the residéitial units developed for this project are
“for sale” product and are anticipated to be “owner occupied” units aiined at
empty nesters. The office product will either be for sale, build to suit or for Tease.
The development phase lines have been included on the attached Exhibit “A”.

. The time schedule is proposed.as follows:

a. Phasel Winter 2009 through Fall- of 2011
b. Phase I Fall of 2010'through Fall 0f2012
¢. Phaselll Fall 62012 through Fall of 2014

. Thesite plan and its associated phasing lines show how each stage of the
development is independent, yet.is designed to integrate well info the
development as well as the existing development pattern. Phase I contemplates
initially using the existing Kushner-and. Company drive for ingress and egress. As
phase I is developed further, the Blue Cross/Blue Shield entry will be connected
to allow for enhanced ingress and-ggress. Phase II contemplates a new entry dnd
connection to Ogkland Drive, and phase 11 integrates together seamlessly with.
phase I and II. Upon completion, the develgpnrent will connect to Oakland Drive
and Centre Avente via a drive:which runs between the two roads with many
dncillary roads making up the remiginder of the-developnient.

‘We anticipate, dug to the target demographics for this development, that our
residents will average 6 trips per day to and from their units. In-addition, our
planned 30,000 fo 56,258 square feet of office space is planned to generate
approximately 125 to 175 employees and another 6 trips per«ay per employee.



This equates 10873 trips at each of the two Qakland Hillsat Centre'intersections.
The Oakland Drive access will be designed to allow for right and left hand tum
exit lanes and one entry lane. The Centre Avenue curb cut is already constiucted
in this exact fashiofi.. Addmonally, due fo ourtarget demographics we do not.
anticipate any residential traffic:impacting peak hours like other more intensive
uses may.

5. As mentioned previously, the land is located around the Southwest comer of
Oakland Drive-and Céntie Avenue. The parcel is 47.6 acres +/- in total. ‘We

presetitly own all of this property fee simple.

. Thechart below demonstrates the land use and density for each phase.

Phase | 5.86 acres Office
27,019 sq. fi. Office
27,019/5.86-acres = 4,611 sq. ft. peracre
Phase 11 2.75 acres Office, 9.61 acres Residential
47 units/9.61 = 4.9 ynits per acre
7,964 sq. ft. office/2.75 acre= 2,895 sq. ft. per acre
Phase I'& IT Combired
Office at 4,063 sq. ft. per acre, Residential 4.9 units/acre
Phase I11 29.40 acres
69 units/29.4 = 2,35, units per-acre
Phases I-ITI Combined
116-units over 39.01 acrés = 2.97 units per acre
Office at 8.61 acres*
*1t shiould be noted that on 8.61 acresusing a 15% coverage ratio (a light density
that was used for all of Woodbridge Hills) would equate to 56,258 square feet of
office space. While this conceptual plan shows arily 34,983 square feet of affice

space; we.are asking for-approval for office density up t0 56,258 square feet, We
may ultimately develop significantly lessthan the 56,258 square feet of office



space but weareasking for the flexibility to develop within the parameters
established-within this narrative.

. Thetoads; stotm areas-and. entry statement areas will be maintained-by the
Oakland Hdls at Cenfre: Nelghborhood Association. The.common: space
immediately in and around the residential inits will also. be owried by the' Oakland
Hills at Centre Neighborhood Association with the balance of the-common open
space being owned by the developer. The covenants that will be recorded to
create the Qakland Hills at Centre Neighborhood Association will include.the
right for-tesidents of Oakland Hills to use the balance of the property owned by
the developer for walking and other passive recréational uses as provided for in
this tenfative plan, The ne;ghborhood association will be formed upon the.
completion of the rezoning request and will be fashioned after the Woadbridge
Hills Neighborhood Association.

. 'The residential development units will consist of the following types of units:

four unit buildings (some walk out, some garden level and some slab on
grade), multi-unithousing

three unit buildings, multi-unit housing

two unit buildings, two family housing,

While the currentitentative plan does not show any two-unit bnildings, we-may;.in
the future, replace:some four-unit buildings with two-unit buildings that have a
larger footprint for each building and thereforé take up about the same amount of

space.

Please keep in mind that all of the submitted unit elevations:and floor plans are
always being improved as-well as enhanced to meet the market and will be further
developed Prior to construction.. It is our-intention, as in all of our communities,
to provide thebest possible comibinitions of colors, materials and architectie.
Our final product at Oakland Hills at Centre-will take advantage of our in-house
staff'and their ability to select the proper colors; textures and materials to niake
every residence feel great. We plan to-use a combimation of architectural grade
roaf shingles, vinyl shiake sidiig (which look almost exactly Tike cedar shakes)
and other natural materials,

All of the units that we have proposed aboye will be between 1,000 afid 2,200
square feet. Our 2, 3, and 4 unit ranch houses will have basefloor plans of around
1,200 square feet-and. with finished lower levels as large as 2,200, square feet. The
2, 3 and 4 unit model pricing will start at around $165,000 and an individual unit
can be gpecified in a fashion fo costas much as $285,000 each. Asin
Woodbridge Hills; the proper applieation of colors, matenais and -architectural
details will allow all of these unit types to work well together and to feel like a
part of a cohesive community.



10.

11

12

The office buildingswill be designed to integrate with the residential buiildings.
while maintaifiing sorne of the general character of office buildings. That said,
the final product at Oakland Hills at Centre will take advantage of our in-house
staff and their ability to select the proper colors, textures-and materials to make
every building we develap feel great. We have attached an example of an office
elevation for your review.

We have used 4 40° $et Hack around the entire petimeter of tlie property,
maintaining a 507 green belt.on both Centre and Oakland, In dddifion we have
maintained 30" between sach building and a 25* front sethack fom the: ‘edgeof
toad, Thebuilding'heights'will not:exceed those which area allowed within the
PD zoning district.

Storm water will be piped via underground structures to the 18.6 acre common
open space area to the south. Ini addition, some water will be integrated into the
design of the office sites. Storm water will be pre-treated according to City of
Portage regulations and then released forinfiltration into this 18.6 acre lowland.
This low=lying 18.6 acre-afea. provides plenty of space for this purpose and this
plan will be developed to-allow for natural loaking rain basing/wetlands as
opposed to typical, fenced off, deep and unsightly'stoitn systems. Sanitary sewer
will be connected to the available City of Portage sairitary sewer system which is
availableat Centre Avenue.

Covenants will be placed on the land and will coordinate with the Oakland Hills
at Centre Neighborhpod Association. These covenants will provide for the shared
use and maintenance of the comimon open space and the linear trail system.
Easements will be.provided for utilities as required by theutility comparies for
gas, water, electric, street lights, sanitary sewer, cable television and phone
sérvice. A 66 wide easernent lias been reserved for the private streets and the

required utilities:

Parking will be-provided in-a number of ways:. First; some parking will be
accommodated iirthe dnveways of each unit. .Second; off-sfreet visitor parking
will be provided, as shown on the attachied site plan, Addltlonally, the 26 foot.
wide streets will be posted for parking on one side of the street only. Within the
office district, adequate parking will be provided per City Ordinance.

13. We da not anticipate any required modifications in the regulations otherwise

14. A

15.

applicable to the subject propeity.
As rioted in #4 above, we infend to make our final submittal for the last phase,
Phase ITI, of Oakland Hills at Centre by the fall 0f2012.

Since the successful implementation of the plan is required both by the ordinance
and by our own standards, we do not feel that any perforinance bonds are



necessary. We have a long-standing reputation for successful completion of our
projects and the meticulous management of our developments after build-out.

We look forward to the opportunity to discuss this plan with City Staff, Planning
Commission and City Council. We feel this can be another first-class development for
the City of Portage, Treystar and American Village Builders, Inc.
Sincerely,

v e
Greg Dobson

C Joe Gesmundo, J. Craig DeNooyer
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Mar. 1. 2012 3:56PM

Nichalas J. Daly
Stephen M. Denenfeld
Michael A. Dombos
Robert C. Engels
Sheralee S. Hurwitz
Whitney A- Kemerling
David A. Lewis

Dean S. Lewis

James M. Marquarde
Michael B. Ortega
Owen D.'Ramey
Williant A. Redmond
Richard D. Reed
Thomas C. Richardson
Ronald W. Ryan
Michael A. Shields
Gregory G. St. Arnauld

LEWIS REED & ALLEN P.C.

VIA FAX TO 269-329-4506

Mr. Christopher Forth

Deputy Director of Planning and Community Development

City of Portage
2900 S. Westnedge Avenue
Portage, Michigan 49024

Re:

Oakland Hills at Centre Avenue Planned Development

Dear M. Forth:

Attorneys

136 East Michigan Avenue, Suire 800
Kalamazoo, Michigan 49007-3975

Telephone 269-388-7600
Fax 269-349-3831

March 1, 2012

No. 6263 P. 2

W. Fred Allen, Jr.
(Retired)

Gould Fox
(1905-2002)

Winfield (l Hollander
1906-1996)

This office represents Mr. William T. Nuyen and Mangwn Propetties Inc., which is the owner of two
parcels adjacent to the proposed Oakland Hills at Centre Avenue Planned Development. We
understand that 2 hearing has been scheduled this evening, March 1, 2012, to consider certain aspects
of the proposed development.

On behalf of our client we wish to express our grave concerns regarding certain aspects of the
proposed development, specifically but not exclusively regarding the proposed cell tower facility,
Although our client does not on principle oppose the idea of a cell tower being constructed on the
applicant’s land, the tower, including its location and other issues, raises significant concerns. Our

intention is to appear at tonight’s hearing and express these concerns.

In that regard we would offer the following comments:

1. The Mangwn Parcels. Mangwn Properties Inc. is the owner of the following two parcels,

which are adjacent to the proposed development;

2109 Centre Avenue

8040 Oakland Drive

Parcel No. 00020-060Q
Parcel No, 00020-056Q
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Mr. Christopher Forth
March 1, 2012
Page 2

The Mangwn parcels are at the southwest corner of the intersection of Centre and Oakland, and in
tarn are located at the northeast corner of the proposed development. A Chase Bank branch is
located on the Centre Avenue parcel. The Oakland Drive parcel is currently vacant, although our

client plans to develop this parcel.

1. Proposed Cell Tower Location. Site plan drawings provided to us show that the cell
tower is proposed to be located approximately 10'-20' from the north line of the applicant’s parcel,
that is, 10'-20' from the south line of our client’s Oakland Drive parcel. We are advised that, once
constructed, the cell tower will be approximately 120" in height.

2. Risk of Damage to Person and Property. In the event of a catastrophic failure of the
cell tower, the very real possibility exists that it could collapse onto our client’s Oakland Drive
parcel, landing as much as 100' into our client’s land. Although the Oakland Drive parcel is
currently vacant, our client intends to develop that parcel, so a risk which might now be hypothetical
would, in the future, be a very real risk of damage to person and property.

3. Negative Impact on Future Development. The developer of the proposed Oakland Hills
at Centre Avenue Planned Development has located the proposed cell tower apparently without

concern for the negative impact that telecommunications facility will likely have on surounding
properties. Despite the fact that the project has a substantial amount of vacant land on which the cell
tower can be located, areas south and west of the proposed location, the tower is proposed in a
congested portion of the neighborhood, and immediately adjacent to the boundary with our client’s
Oakland Drive parcel. The prospect of having a 120' tower looming almost overhead is likely to
diminish the appeal of the Oakland Drive parcel, and therefore is likely to reduce its value,

4, Curb Cuts and Related Access Issues. Our client’s Oakland Drive parcel currently has
or is entitled to two (2) curb cuts, which are essential to the successful development of that parcel.
We are concerned that the proposed project may cause the City to consider realigning traffic flows
in the atea, both current and projected, which might prompt the City to propose reducing curb cuts
to one or both of our client’s properties. The issue of curb cuts is highly significant to Mangwn
Properties Inc.. who, with all due respect, will strongly resist any suggestion that curb cuts to its

parcels be reduced..

S. Zoning Issues. We understand the issue of zoning has been discussed, and it is important
that the zoning cuirently in place for both the Centre Avenue parcel and the Oakland Drive parcel

not be changed.

6. Setbacks and Related Dimensional Issues. We are also concerned that the presence of
a cell tower in the location proposed might well cause the City to consider imposing different or
restrictive setback requirements, if for no other purpose than to keep buildings and other




Mar. 1. 2012 3:56PM No. 6263 P. 4

Mr, Christopher Forth
March 1, 2012
Page 3

improvements away from the tower. Again, the issue of setbacks is highly significant to Mangwn
Properties Inc., who, with all due respect, will strongly resist any suggestion that setbacks and related

dimensional issues applicable to its parcels be increased.

Mr. Forth, we want to reiterate that our client does not on principle oppose the idea of a cell tower
being constructed on the applicant’s land. Our client shares the view with your office that, done
correctly, development is a good thing, However, the proposed Oakland Hills at Centre Avenue
Planned Development has raised several issues which are of significant concern to our client, and

which should be to the City of Portage as well.

Very truly yours,

LEwIS REED & ALLEN, P.C.

I

mes M. Marquardt

JIMM/emb

cc; William T. Nuyen

G:UMM\Mangwn Properties Inc\Forth 001 030112.wpd



VERIZON WIRELESS MONOPINE
(A Special Land Use Alternate Structure)

Submitted To:

Planning Commission
City of Portage
7900 S. Westnedge Ave.
Portage, Ml 49024

Submitted By:

Verizon Wireless
c/o of Jonathan R. Crane
1126 N. Main
Rochester, M| 48307
(248) 650-8000
jrcpc@sbeglobal.net

April 4, 2012



JONATHAN R. CRANE P.C.
1126 N. MAIN ST.
ROCHESTER, MI 48307

JONATHAN R. CRANE TELEPHONE: (248) 650-8000
BENJAMIN S. HERRICK FACSIMILE: (248) 650~9239
EMAIL: JRCPC@SBCGLOBAL.NET

April 4,2012

Planning Commission
City of Portage

7900 S. Westnedge Ave.
Portage, M1 49024

Re:  Verizon Wireless #8004 — West Centre
Oakland Hills at Centre Antenna Planned Development
Our File No. JC3232-11

Dear Planning Commission:

Verizon Wireless is pleased to submit supplemental materials regarding the proposed
150’ tall monopine structure. The new construction is proposed on a pad along the northerly
property line of the Oakland Hills at Centre Avenue project. This location was selected to fulfill
coverage needs relating to the forthcoming 4G LTE enhanced wireless services. These
improvements facilitate both voice and data services to businesses and residents in the City of
Portage.

Verizon Wireless is most sensitive to neighbor concerns and encloses a response to the
seven points raised by Mr. Marquardt at the March 1, 2012 Planning Commission meeting. Each
issue is individually addressed in a format similar to Mr. Marquardt’s presentation.

Verizon Wireless thanks you for the considerable time you have afforded to this unique
special land use application.

Respectfully submitted,

JONATHAN R. CRANE P.C.

Jondthan R. Crane

enclosure



EXHIBITS

Actual Photo of Monopine in Bloomfield Hills, Michigan
Letter responding to neighbor’s concerns

Neighbor’s letter of March 1, 2012

Revised site plan with relocated monopine 55’ south of property line
Color site plan with relocated monopine

Elevation drawing looking westerly

Preliminary layout plan

Structural letter from Sabre Tower & Poles

Previous correspondence of February 21, 2012
Notarized statement regarding collocation

Radio frequency alternate techﬁology

Narrative regarding zoning ordinance

Coverage map with site “not on air” and “on air”
Adjacent existing Verizon Wireless sites

Coverage gap maps






JONATHAN R. CRANE P.C.
1126 N. MAIN ST.
ROCHESTER, MI 48307

JONATHAN R. CRANE TELEPHONE: (248) 650-8000

BENJAMIN S. HERRICK FACSIMILE: (248) 650-9239
EMAIL: JRCPC@SBCGLOBAL.NET

April 4, 2012

James Marquardt

Lewis Reed & Allen P.C.
136 East Michigan Avenue
Suite 800

Kalamazoo, MI 49007-3975

Re:  Verizon Wireless #8004 — West Centre
Oakland Hills at Centre Avenue Planned Development
Our File No. JC3232-11

Dear Mr. Marquardt:

This letter is written to address concerns of your client expressed in your March 1, 2012
correspondence to Christopher Forth. We are pleased that you have no principle opposition to
the cell tower and submit this letter and revised plan to address your concerns.

1. The Mangwn Parcels: We offer no comment and welcome their eventual
adjacent development of this undeveloped site.

1 Proposed Cell Tower Location: The site plan has been revised moving the
monopine communications antenna southerly from the Mangwn parcel. The
monopine tree is proposed to be 150’ tall. However, there is some latitude to
reduce this height if requested by the City. The monopine is setback 92° from the
Oakland Drive right-of-way and 55 from the Mangwn property line. These
setbacks are comparable to locations in other sites in the Verizon Wireless system
and conform with Alternative Design Criteria of the Zoning Ordinance.

2. Risk of Damage To Person and Property: Complete detailed structural data will
be provided at the time of building permit application. However, appropriate
structural design review from the monopine manufacturer is included with this
report. Monopine structures are used on numerous sites throughout the country
including schools, churches, college campuses and government offices. There has
never been a catastrophic failure of this structural design including hurricane and
tornado conditions. Simply stated, there is no discemnable risk of damage to
person and property from this project.

3. Negative Impact on Future Development: The Oakland Hills developers have
an acknowledged and well known history in the City of Portage regarding high-
end quality projects. The monopine location was selected to minimize any



adverse impacts on the community, neighbors and their own project. The
monopine design is only used where sensitive design issues are expressed by the
community. Locating the project will not impact any adjacent developments.
Providing high level wireless services is an asset to both the adjacent commercial
users as well as the general City of Portage residences.

. Curb Cuts and Related Access Issues: The proposed monopine is located on a

parcel that is serviced by the Master Planned Office Technology Research
driveway proposed by the Oakland Hills at Centre Avenue Planned Development.
There is not an individual drive approach for the project. This project will
not have any impact upon the Mangwn Properties Center Street access.

. Zoning Issues: There are no plans to change the Office Technology Research

(OTR) zoning currently in place.

. Setbacks and Related Dimensional Issues: Setbacks and dimensional

requirements are neither changed nor altered by the installation of the monopine.
As mentioned, the project is safe, structurally sound with no adverse impacts. In
the photo submitted with this report, the monopine is located on Church owned
single family residential zoned property in Bloomfield Hills. The monopine is 8’
from a garage and approximately 40’ from a residence and on a State historic site.
There has not been a single complaint regarding this project. As previously
mentioned, monopine type designs have been safely located on schools and other
retail and office parcels with no adverse impacts.

In conclusion, Verizon Wireless proposes a monopine at an optimum location that does
not adversely impact either the continued development plans at the Oakland Hills at Centre Point
Planned Development and the adjacent Mangwn parcels. Each of the seven points raised in Mr.
Marquardt’s March 1, 2012 correspondence is addressed. The revised monopine site plan
accompanying this submission locates the project further south and away from the common
property line. Structural data and past practices assure safe development to all parties. No
changes in driveway approaches, zoning, and setbacks are being requested by this unique and
necessary improvement to the Portage infrastructure. Variances are not required.

Please call if you have any questions.

Very truly yours,

JONATHAN R..CRANE P.C.

{

2z -

Jonathan R. Crane

enclosure



Nicholas J. Daly
Stephen M. Denenfeld
Michael A. Dombos
Robert C. Engels
Sheralee S, Hurwitz
Whitney A. Kemerling
David A. Lewis

Dean S. Lewis

James M. Marquarde
Michael B. Ortega
Owen D. Ramey
William A. Redmond
Richard D). Reed
Thomas C. Richardson
Ronald W. Ryan
Michael A. Shields
Gregory G. St. Amauld

LEWIS REED & ALLEN P.C.

Attorneys

136 East Michigan Avenue, Suite 800
Kalamazoo, Michigan 49007-3975

Telephone 269-388-7600
Fax 269-349-3831

March 1, 2012

VIA FAX TO 269-329-4506

Mr. Christopher Forth

Deputy Director of Planning and Community Development
City of Portage

2900 S. Westnedge Avenue

Portage, Michigan 49024

Re:

Oakland Hills at Centre Avenue Planned Development

Dear Mr. Forth:

W. Fred Allen, Jr.
(Retired)

Gould Fox
(1905-2002)

Wintield ]. Hollander
(1906-1996)

This office represents Mr. William T. Nuyen and Mangwn Properties Inc., which is the owner of two
parcels adjacent to the proposed Oakland Hills at Centre Avenue Planned Development. We
understand that a hearing has been scheduled this evening, March 1, 2012, to consider certain aspects
of the proposed development.

On behalf of our client we wish to express our grave concerns regarding certain aspects of the
proposed development, specifically but not exclusively regarding the proposed cell tower facility.
Although our client does not on principle oppose the idea of a cell tower being constructed on the
applicant’s land, the tower, including its location and other issues, raises significant concerns. Qur
intention is to appear at tonight’s hearing and express these concerns.

In that regard we would offer the following comments:

1. The Mangwn Parcels. Mangwn Properties Inc. is the owner of the following two parcels,

which are adjacent to the proposed development:

2109 Centre Avenue Parcel No. 00020-060Q
8040 Oakland Drive Parcel No. 00020-056Q



Mr. Christopher Forth
March 1, 2012
Page 2

The Mangwn parcels are at the southwest corner of the intersection of Centre and Oakland, and in
turn are located at the northeast corner of the proposed development. A Chase Bank branch is
located on the Centre Avenue parcel. The Oakland Drive parcel is currently vacant, although our
client plans to develop this parcel.

1. Proposed Cell Tower Location. Site plan drawings provided to us show that the cell
tower is proposed to be located approximately 10'-20' from the north line of the applicant’s parcel,
that is, 10'-20' from the south line of our client’s Oakland Drive parcel. We are advised that, once

constructed, the cell tower will be approximately 120’ in height.

2. Risk of Damage to Person and Property. In the event of a catastrophic failure of the
cell tower, the very real possibility exists that it could collapse onto our client’s Oakland Drive
parcel, landing as much as 100’ into our client’s land. Although the Oakland Drive parcel is
currently vacant, our client intends to develop that parcel, so a risk which might now be hypothetical
would, in the future, be a very real risk of damage to person and property.

3. Negative Impact on Future Development. The developer of the proposed Oakland Hills
at Centre Avenue Planned Development has located the proposed cell tower apparently without
concern for the negative impact that telecommunications facility will likely have on surrounding
properties. Despite the fact that the project has a substantial amount of vacant land on which the cell
tower can be located, areas south and west of the proposed location, the tower is proposed in a
congested portion of the neighborhood, and immediately adjacent to the boundary with our client’s
Oakland Drive parcel. The prospect of having a 120" tower looming almost overhead is likely to
diminish the appeal of the Oakland Drive parcel, and therefore is likely to reduce its value.

4. Curb Cuts and Related Access Issues. Our client’s Oakland Drive parcel currently has
or is entitled to two (2) curb cuts, which are essential to the successful development of that parcel.
We are concerned that the proposed project may cause the City to consider realigning traffic flows
in the area, both current and projected, which might prompt the City to propose reducing curb cuts
to one or both of our client’s properties. The issue of curb cuts is highly significant to Mangwn
Properties Inc.. who. with all due respect, will strongly resist any suggestion that curb cuts to its

parcels be reduced..

5. Zoning Issues. We understand the issue of zoning has been discussed, and it is important
that the zoning currently in place for both the Centre Avenue parcel and the Oakland Drive parcel
not be changed.

6. Setbacks and Related Dimensional Issues. We are also concerned that the presence of
a cell tower in the location proposed might well cause the City to consider imposing different or
restrictive setback requirements, if for no other purpose than to keep buildings and other




Mr. Christopher Forth
March 1, 2012
Page 3

improvements away from the tower. Again, the issue of setbacks is highly significant to Mangwn

Properties Inc., who. with all due respect, will strongly resist any sugeestion that setbacks and related

dimensional issues applicable to its parcels be increased.

Mr. Forth, we want to reiterate that our client does not on principle oppose the idea of a cell tower
being constructed on the applicant’s land. Our client shares the view with your office that, done
correctly, development is a good thing. However, the proposed Oakland Hills at Centre Avenue
Planned Development has raised several issues which are of significant concern to our client, and
which should be to the City of Portage as well.

Very truly yours,
LEWIS REED & ALLEN, P.C.

M’»d’t 144’\%{: e
@ ( L Zzg%\

mes M. Marquardt

JMM/emb

cc: William T. Nuyen

G:\JMM\Mangwn Properties Inc\Forth 001 030112.wpd
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MIDWESTERN CONSULTING

= Civil, Environmental and 3815 Plaza Drive
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VERIZON WIRELESS
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. Sabre
S/ Towers & Poles

A Division of Sabre Industries, Inc.

March 15, 2012

City of Portage
Planning and Zoning

RE: Proposed 150’ Monopine at West Centre Replacement, Ml
Dear Planning Commission Members,

Sabre proposes to design and supply a monopine for a Basic Wind Speed of 90 mph with no
ice and 40 mph with 3/4” radial ice, Structure Class i, Exposure Category C, and
Topographic Category 1, in accordance with the Telecommunications Industry Association
Standard ANSI/TIA-222-G, “Structural Standard for Antenna Supporting Structures and
Antennas”.

For Sabre’s designs according to this standard, the wind pressures and steel strength
capacities include several safety factors, resulting in an overall minimum safety factor of 25%.
Therefore, the monapine will not have a catastrophic type structural failure (falling on its side)
in a wind event where the design wind speed is exceeded within the range of the built-in
safety factors. To date, there has never been a failure of a Sabre monopine.

Should the wind speed increase beyond the capacity of the built-in safety factors, to the point
of failure of one or more structural elements, the location of the failure would be within the
upper portion of the monopine shaft. This is likely to result in the portion of the monopine
above “folding over” onto the portion below, essentially collapsing on itself. There would be
no debris in a radius greater than 40’ from the monopole. In this instance, there is no
probability of the monopine impacting the adjacent property owners. Please note that this
letter only applies to the above referenced monopine designed and manufactured by
Sabre Towers & Poles. In the unlikely event of total separation, this, in turn, would result in
collapse of the section above, within a radius of 40 feet.

W,
< OF MIgs .

Sincerely, f
e \
i58 ;

Amy R. Herbst, P.E. @b &

Senior Design Engineer ‘%. N
,0" 0".-.." $\:‘\‘\\‘ .
,,,,,”,F"E'ﬁgl\g}ﬁ'“\ S35 |2~

Guyed Towets Self-Supporting Towers AMonopoles Concealment Structures Tumkey Installations Tower Modifications

2101 Murray Street | P.O. Box 658 | Sioux Cily, IA 51102-0658 | Phone 712.258.6690 | Fax 712.279.0814 | vanv.SabreTowersandPoles.com




JONATHAN R. CRANE, P.C.
ATTORNEY AND COUNSELOR
1126 N. MAIN ST,
ROCHFSTER, M1 +8307

TELEPHONE: (248) 650-8000
FACSIMILE: (2+8) 650-8239
EMAIL: IRCPC@ISBOGLOBALNET

JONATHAN R, CRANE
BENIAMIN S HERRICK

February 21, 2012

Mr. Michael West
Assistant City Planner
City of Portage

7900 South Westnedge
Portage, Michigan 49002

Re: Verizon Wireless Site 2709 “West Centre”
Qur File No. JC3232-11

Dear Mr. West:

I am writing to you today to summarize Verizon Wireless' reasons for seeking new
antenna approvals in the City of Portage at the 8080 Oakland Drive site.

Verizon Wireless is a tenant on an existing nearby flagpole tower owned by Global
Tower Partners. The flagpole design cannot be expanded to provide the latest 4G high speed,
high capacity communication services to Portage residents. GTP advises that the flagpole
structure does not have the structural integrity to meet Verizon Wireless’ new antenna needs.
Verizon Wireless, without collocation alternatives, pursued the new antenna site currently before
the Board. This new site will serve Verizon Wireless, as well as provide collocation
opportunities for other carricrs.

Wireless technology is increasing in both the number of customers and the number of
devices. While exciting and useful. the new devices require substantial additional antenna
demands. With the addition of high speed services larger antenna capacities are needed.
Associated with larger antennas are additional cables, radial arms, diplexers and other antenna
devices. The benefits of the proposed antenna are real-time 4G updates to the Verizon Wireless
network. These improvements will provide Portage residents with faster, more reliable
communications. Global positioning, emergency 911 calls, medical monitoring and improved
vehicle dispatching are key benetits to the Portage Emergency Response Programs provided by
the antenna upgrades. Residents will experience faster and more reliable data, internet and
general wireless services.

Verizon Wireless proposes a stealth monopine-type tower. This enables additional
antenna and sectorized radio frequency services into different areas of the community. The new
tree structure supports farger antenna creating enhanced communications services. In addition,
the mono-pine design allows collocators an alternative of improving the future antenna
modifications and upgrades. The stealth design minimizes visual impacts.



We look forward to a favorable review of this new antenna at the March 1, 2012 meeting.
In the meantime, should you have any questions please do not hesitate to contact me at (248)

650-8000,

Very truly yours,

JONATHAN R. CRANE P.C.

/
Jona in/R./C_g_,mlc. :



Network

Verizon Wireless
24242 Northwastern Highway
Southfield, Ml 48075

January 24, 2012
Phone 248 915-3000

Mr. Christopher Forth
Deputy Director, Planning and Development Department

City of Portage
7900 South Westnedge Avenue
Portage, Michigan 49002

Re: _ Notarized Statement / VZW Site #2709 / Promise to Allow Collocators

Dear Mr. Forth:

As a follow-up to your letter dated 10/25/2011 | am writing to you today to re-affirm Verizon’s
commitment to make available space for collocation to any and all interested parties wishing to
offer wireless services in the area. We look forward to other parties taking an interest in the

facility.

In the meantime, should you have any questions or require any additional information ple'ase do
not hesitate to contact me at 248-915-3560

Douglad Weber
Network-Real Estate Manager
Verizon Wireless

Signed and sworn to before me in Oakland County, State of Michigan on thi day of{\201 ‘

b My Notary Expires:

BARBARA MADIGAN EVANS
Notary Public, State of Mtchlgan
County of Oakland
My Conenission Expires May. 10, 2013
Acting in the County of




\_—"Vverizonwireless

Jan 25, 2012 We never stop working for yous

City of Portage
7900 South Westnedge Ave
Portage, Ml 49002

To Whom It May Concern:

In response to your question regarding “alternative technology”:

Technologies such as cable microcell networks are no longer used by Verizon Wireless. This is due
mostly in part to this type of technology not meeting our engineering criteria’s and or policies.

Although useful in some areas, newer distributed antenna system technologies are not feasible in the
Portage area specifically. We made this determination using several guidelines including the size of the

coverage area, geography, and topography.

Beyond our engineering criteria’s we have found that using DAS systems often create greater visual
impact in some applications as a result of the high number of antennas needed, especially as they are

likely to be much lower in height.

Without our proposed site (West Centre Ave), Verizon and its customers (your constituents) would
suffer several hardships: 1.) Ineffective and inefficient network design, reduced data speeds and voice
reliability; 2.) Possible gap in coverage and compromised coverage for customers and emergency
services including enhanced €911; and a possible inability to provide adequate and reliable coverage to

the public as required by the FCC.

Thank you for your time and please don’t hesitate to contact me if you have any further questions.

Ula.

Scott quble

Sincerely,

RF Enginegr . U (\_/'/



February 8, 2012

Mr. Christopher Forth, AICP

Deputy Director of Planning Services
City of Portage

7900 South Westnedge

Portage, Michigan 49002

Re: Verizon Wireless Monopine Tower / 8080 Oakland Drive

Dear Mr. Forth:

Thank you for your letter dated February 7, 2012. In response to the items addressed to Tele-Site I offer
the following:

2. Narrative and Zoning Ordinance review by Tele-Site, Inc.

o Information is needed why a mono-pine tower is a better choice than other types of stealth-looking
towets. Also, information regarding the long term durability and repair of the branches and necdles
would be helpful in anticipation of questions during the public hearing process.

It is important to note that the selection of a “monopine” tower for the subject site was, at least in
part, the result of discussions with the city staff with regards to what might work best for the
project area (understanding that there is an existing flap pole type tower nearby that will remain).
It was thought that two flag pole type towers in close proximity to each other would perhaps have
an odd appearance. The monopine will also allow for better proposed loading for future carriers
because of its more structural capabilities than a flagpole. Tele-Site will be forwarding to your
attention a guide from the manufacturer that delineates how to care for and repair the branches

and needles.

e Page 7, No. 3 - RF engineer needs to further explain the maps that were submitted (see discussion
below) to clearly document the necessity of need.

It is the opinion of the applicant that the RF engineer for the project will need to appear before the
Planning Commission and the staff in order to fully explain the details of the maps submitted in
support of the project. The RF engineer is prepared to appear and will do so.

o Page 8, paragraph h - If there is additional information regarding the availability of the existing
tower or other structures that has not been provided, this information is needed so it can be presented
to the Planning Commission with the agenda material. You can then elaborate on the submitted
information during the Planning Commission meeting, if necessary.

There is no additional information available from the owner of the existing/nearby flag pole tower.
We received and e-mail from Global Tower Partners that the flagpole did not have any additional

space for future loadings.



Mr. Christopher Forth
Page Two
February 8, 2012

4. Propagation Maps

e The RF engineer needs to provide a written analysis of the information these maps convey. Also,
how do these maps compare to a map that shows the existing antennas mounted on the flagpole
when “on-air?”

RF engineer will be present at the March 1* planning commission meeting to address any issues
pertaining to the maps that were submitted. This would be much more effective with the RF
engineer present at the meeting to demonstrate why we need to improve the quality of services and
coverage and go over the maps.

5. Real World Coverage Maps

o The RF engineer also needs to provide a written analysis of the information these maps convey. The
“existing’” map (assume with existing equipment) appears to show very good coverage.

RF engineer will be present at the March 1* planning commission meeting to address any issues
pertaining to the maps and their coverage for Verizon Wireless. Again, this would be more effective
to demonstrate in person to the planning commission.

6. Sound level measurement study

o The sound study is app. 4.5 years old and completed for a site in Kalamazoo. Will the very same
equipment mentioned in the study be the same equipment installed at 8080 Qakland Drive? Given
advancements in technology, it is likely that certain components have been redesigned over the past
4,5 years. If the same equipment will be installed, the decibel readings noted in the 2007 study
exceed ordinance maximums at the property line. As a result, noise attenuation methods need to be
reviewed and proposed.

Verizon has used previously is the construction of a noise-suppressing wall. Verizon has agreed to
place a wall around the equipment to decrease the noise level. Verizon construction will be at the
meeting on March 1, 2012 to discuss the noises levels and the sound bearing wall.

7. The photographs with the proposed mono-pine tower superimposed need to be provided. Assistant City
Planner Mike West forwarded to Ms. Antoun earlier today several photographs taken from different
vantage poinis that can be used to simulate the appearance once installed.

The photos will be altered to show the tower’s appearance.



Mr. Christopher Forth
Page Three
February 8, 2012

o Page 10, paragraph No. 6 — The location of the fenced enclosure and drive should be adjusted to
preserve the larger trees that currently exist on the site (see discussion in No. 3 below),

The fence enclosure will be adjusted and drive will be removed to preserve the trees. The site plan
will be revised and submitted prior to March 1%,

o Page 11, paragraph No. 3 — This paragraph needs to be updated. Ownership information was
submitted on January 27°.

Information was submitted on Jan. 27", 2012.

3. Site (final) plan submitted by Tele-Site, Inc. showing the location of the mono-pine.

¢ As noted on the previous page, the setback is not consistent with the 40 perimeter sethack and 50
foot greenbelt mentioned in the written narrative.

The tower compound will be moved further toward the interior of the property so as to meet the
above mentioned setbacks.

e There is an inconsistency between the plan and written information involving the height of the
tower. The plun indicates 150 feet and the written infoumnstion mentions 133 feet.

The facility, as proposed, is 150 feet in height.

¢ The site plan identifies a number of taller oak trees for removal. The location of the fenced
enclosure and driveway needs to be modified to preserve these trees. These taller trees will help to
conceal a significant portion of the pole, especially when foliage is present but also the ground level
equipment. Relaining these taller trees will also reduce the appearance that the mono-pine is out of

character for this area.

The tower compound will be moved further toward the interior of the property. Also, the access to
the site will be moved so the trees may remain and be used to conceal the tower and equipment. A
revised site plan will be submitted.

¢ The picture of the mono-pine tower on the site plan shows the antennas on the outside of the tower
but on page 19 (Section 42-135.U.3) of the narrative provided by Tele-Site, Inc. states the antenna
will be mounted on the inside of the tower and will not be visible. Please clarify. If the antennas are
in fact mounted on the outside of the pole, the antennas need to be concealed inside the branches and
painted green/brown to blend in with the needles/branches.

Correction made. The antennas will be mounted to the exterior of the tower and will be shielded
from view by branches. All antennas will be concealed and will be colored or painted in order to
blend in with the branches.



It is our hope that the above listed responses to your letter will allow the project to move forward through
the review process. As always, thank you for your assistance and for your patience as we forge ahead on

this important project
Sincerely,
Claudine Antoun

Tele-Site
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Nichala ], Daly
Stephen M. Denenteld
Michael AL Dombus
Roberr C. Engels
Sheralee S, Hurwie:
Whirney A, Kemerling
David AL Lewis

Dean S, Lewis

James M. Margpard
Michael B Orrega
Owen DL Ramey
Willinm AL Redmond
Richard I Reed
Thomas C. Richardson
Ronald W, Ryan
Michael AL Shields
Greeory Go St Armaunld

LEWIS REED & ALLEN P.C.

Attorneys

136 East Michigan Avenue, Suite 500
Kalimazoo, Michigan 49007-3975

Telephone 269-388-7600
Fax 269-349-3831

April 19,2012

VIA FAX TQ 269-329-4506

Mr. Christopher Forth

Deputy Director of Planning and C ommunity Development

City of Portage

2000 S. Westnedge Avenue
Portage. Michigan 49024

Re:
Dear Mr. Forth:

As you may rec
owners, Bill Nuyen and Greg N
Oakland Drive and Centre, adjacent to AVB’s propose
Development (the “Project”). We understand the Planning

Oakland Hills at Centre Avenue Planned Development

W. Fred Allen, Jr.
{Reured)

Gould Fox
(1905-2002)

Winfield J. Hollander
{1906-1996)

all. this office represents Mangwn Properties Inc. (*Mangwn™). and its

uyen. Mangwn is the owner of two parcels located at the comer of
d Oakland Hills at Centre Avenue Planned
Commission will be considering a

revised site plan submitted by AVB at the upcoming hearing set for Thursday. April 19, 2012.

We want 1o reiterate our opinion that, overall, the proposed Project will be a
liate area. and to the City of Portage generally. Our client is also appreciative that
egarding the Project, which are
We have even entered into

both to the immec
Greg Dobson of AVB met with us 1o go over our client’s concerns r
with the location and design of the Verizon cell tower.
r. Dobson regarding ways in which AVB could participate in the future

primarily

discussions with M

development of Mangwn’s property.

positive addition

The revised site plan drawings for the AVB Project show that the proposed location of the

cell tower has been moved southerly a few feet, to

a point approximately 40 feet from the common

boundary line between the parcels. While Mangwn appreciates the effort at relocating the cell tower,

Mangwn continues to be somewhat puzzled why

another location for the cell tower within the



Mr. Christopher Forth

April 19,2012
Page 2

Project’s 47.6 acres could not be found. The tower is still slated to be erected in an area with the

highest commercial density.

As we stated previously. our client shares the view with your office that. done correctly,
development can be a plus for the City of Portage. In that regard, and in the spirit of being a good
neighbor. Mangwn does not oppose the idea of a cell tower being constructed on AVB’s land.
However, we would hope that, between AVB and Verizon, a more suitable location for the tower

could be found.

IMM/emb

ce: William T. Nuyen

hCS
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v

L \,L{% Ly

I o
\ /
James M. Marquardt (/

Very truly yours,

[LEwIS REED & ALLEN, P.C.
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CITY OF PORTAGE COMMUNICATION

TO: Honorable Mayor and City Council DATE: April 30, 2012

FROM: Maurice S. Evans, City Manager @

SUBJECT: Preliminary Plat of Oakland Farms North, 9810 Oakland Drive

ACTION RECOMMENDED: That City Council approve a request from Hyland Associates, LLC,
allowing for an additional 90-day time period for City Council action
on a preliminary plat.

Attached is a communication from the Director of Community Development regarding a third request
from the developer of the Oakland Farms North plat, Hyland Associates, LLC, that City Council grant
an additional 90-day time period in which to act on a preliminary plat. City Council approved an
initial 90-day extension request during the November 15, 2011 meeting to allow Hyland Associates,
LLC additional time to resolve the location of the north plat boundary with the adjacent property
owner. A second 90-day extension was approved by City Council on February 14, 2012, which
expires on May 14, 2012.

This request for an additional 90-day extension is recommended in order for the developer to discuss
legal options with its counsel.

Attachment:  Communication from the Department of Community Development



CITY OF PORTAGE COMMUNICATION

TO: Maurice S. Evans, City Manager DATE: April 30,2012
FROM: Vicki Georgeat, Director of Community Development

SUBJECT: Preliminary plat of Oakland Farms North, Third Extension Request

On November 15,2011 and February 14, 2012, City Council approved requests by the developer of
the Oakland Farms North plat, Hyland Associates, LLC, to waive the 90-day time period Council
has to act on a preliminary plat following Planning Commission review and recommendation, which
occurred on September 15, 2011. According to Mr. Dan Martz, Hyland Associates, the additional
90-day time periods were needed to resolve the location of the north plat boundary with the adjacent
property owner. The second 90-day extension period expires on May 14, 2012.

A third 90-day extension request has been received from Mr. Martz (refer to the attached letter).
Mr. Martz has indicated he has reached an impasse with the property owner and title company
working for the owner regarding the location of the north plat boundary and had to seek legal

counsel.

The third extension request by Hyland Associates, LLC is recommended. Should this issue
involving the location of the north plat boundary not be resolved within the next 90-day period, staff
will discuss with the applicant withdrawing the plat until such time this project is ready to move
forward.

Attachments:  Letter dated April 24, 2012 from Mr. Dan Martz, Hyland Associates
Preliminary plat drawing



HYLAND ASSOCIATES, L.L.C.
7545 S 10™. St.
Kalamazoo, MI. 49009
(269) 207-2920

RECEIVED

April 24,2012
APR 25 2012

TO: Portage City Community Development
COMMUNITY DEVELOPMENT
SUBJECT: Preliminary plat approval of Oakland Farms North

Attention: Chris Forth:

Please be advised that even though we are making progress on the lot line dispute it is
still not resolved. The matter was reviewed by Becky Powers’s title underwriter and their
findings did not change the current staking. We have reached an impasse and have had to seek
legal counsel. A letter will be drafted and sent to Becky Powers in hopes that a settlement can be
reached without further litigation. Because of the lead time required for City Council meetings
we are requesting another 90 extension.

Respectfully Submitted,

Dan Martz
Hyland Associates, L.L.C.
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