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SCHEME THREE - HIGH DENSITY
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9/3/2014 Congept for old industrial site in Dexter begins to take shape - Heritage Newspapers
there to DTE in exchange for the Broad Street property.

Carson said moving substation to the industrial park could eliminate brownouts for businesses there.

Trustee Paul Cousins said the village could give the utility tax credits for 10-20 years, but wondered if it was legal or
moral to do so.

“(Tax credits) might motivate them, but | have no experience,” Allen said. “You could tell them you wantto build 50-75
condos that could mean lot of electricity.”

Community Development Manager Michelle Aniol said she is dealing with a senior vice president for DTE on the matter.

“It's a big public policyissue,” Allen said. “Tax abatements are available and moral, butthe way DTE is regulated makes
it complicated.”

- Site Utilities — According to Village engineers OHM, this will cost $800,000 for storm sewer, water and sanitary utility
leads to the site. A higher density development could make that amount more reasonable.

- Water detention — the village needs a storm water management plan ($200,000) and an implementation plan for the
downtown area.

The list could mean any prospective developer would have to come up with $5 million justto be in the position of building
on the site. Depending on the density of development the project would cost between $13 million to $22 million.

Allen also talked about several points relating to real estate development feasibility

- Environmental-climate change is an opportunity

- Market research — opportunities under your nose

- WOW Architecture-Does my property reflect timelessness and flexible design.

- Construction — How soon? How much?

- Social and community goals — What does the community want to become?

- Political approvals — What do NIMBYs (Notin my back yard) and politicians wantto see?

The discussion focused on making the site a residential development targeted at mix of millennials (25-35-year-olds)
and retirees. The site could house 50-95 units depending on the desired density and the style of architecture chosen.

Notions of adding a retail element were rejected as impractical as the site's location is not close enough to downtown.
Another point is that for a retail center to be successful it needs to be a destination and have parking close to the shops.

Attendees learned about Walk Score, a new metric for determining a community’s desirability to the target audiences.
The measure is scaled from 1-100; where each point that makes a town walkable to run errands, go to work and for

leisure activities, the score rises.

For example, Ann Arbor and its various neighborhoods score in the 90s, while Dexter is about 55, Saline comes in at61.
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Dexter has a good mix of shops and restaurants downtown, but parking is an issue, Allen said. Thatwould be a need for
the site as older adults and retirees generally require two spots, while the millennials would normally only need one.

Some discussion was had about building an underground parking garage that the public could access as well. Another
option is for the \illage to vacate the portion of Broad Street thatruns by the site and use it for parking.

Allen’s team showed attendees about 20 slides, many with various architecture styles used in different places around
the region, nation and world. The sites included various densities and parking options.

The Broad Street site is likely to have 50-92 units. What kind of view the residents will have of Mill Creek as itwinds its
way by and how tall the buildings will be are key points a developer and the village will have to hammer out.

Allen presented buildings with three and five stories to gauge interest. Some builders said a five-story site would be too
costly. The village code calls for three stories, Village Trustee Paul Cousins said.

“Is the city open to four or five stories,” Allen asked.

The site will likely have to be a planned unit development to allow for flexibility in use and design. Community
Development Manager Michelle Aniol said a PUD is a possibility.

The site is highly prized and the village needs to make it special.

“(The village) is not going to come across another piece of land like this," attendee Matt Kowalski said. “So itis a key site,
we want to make sure itis a landmark.”

Allen said the architecture has to be stunning, especially if this is to be a site thatis individual unit owners. That is the
WOW Architecture concept.

“The architecture needs to be very distinctive, remarkable architecture,” Allen said. “It has to be stunning architecture and
you can do thaton a budget.”

Allen said the village will have to market the site to get 10 people to commit to living there to make it feasible to continue.
Prices would be around $250 a square foot, he said.

“You can make a profit on this,” Allen said.

But first the village will have to work with local business owners who have second-floor spaces for rent. Officials estimate
there are 5-20 such sites in the downtown.

The objective will be to market downtown living in Dexter to millennials living in Ann Arbor and other communities. This
demographic typically loves this kind of lifestyle, Allen said.

Allen’s team estimates rents at the development would be $1,200 a month for a 600-square-foot 1 hedroom apariment
and $1,600 for a 2-bedroom. If the units were sold as condos, the mortgage payments would be $731 and $942 per
month respectively, based on 20 percent down and 3 percent for taxes.

"“You might say no one is getting these kinds of rents in Dexter,’ Allen said. “That's probably true. Butthat doesn't mean
there aren't 50-100 people, some combination of active seniors and young 25-35-year-olds that would love to live in
Dexter.”
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Allen said this group paying these rents in Ann Arbor and he believes they would love the quality of life, including the
commute, very appealing.

To determine the market, you get people to commit to buy a condo and when a quarter of the units are pre-sold, then
construction can commence, Allen said.

City Charter Commission President John Hansen liked the concept.

“| love looking forward; it's not too many years ago | couldn’t envision this. Good schools are an assumption, don'tlose
track of support of the district for this.”

Allen will return in about three weeks to make a final presentation.

Jim Pruitt is a multimedia reporter for Washtenaw Now. He can be reached via email at jpruitt@digitalfirstmedia.com.
Follow him on Twitter and Tout.

URL: http://lwww.heritage.com/articles/2014/09/0 3/dexter_leader/news/doc5405¢73413f0f998817113.prt

© 2014 Heritage Newspapers, a 21st Century Media Property
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Presentation to Dexter Aug 28, 2014 1-2:45 pm at Dexter Public Library

Final recommendation by Peter, Dang and Clarke:

1
2.

o

Delay our Final Presentation to early Nov after the election

Give the city adequate time to address the costs and timing for their infrastructure
and environmental cleanup problems (environmental conditions, storm and
sanitary utility leads, relocating the DTE Substation, and sale and uses for the
adjacent site—perfects comps!) The current mayor, running for reelection and
employed by Wade Trim, seemed to agree to take on the responsibility for all these
city issues, which must be resolved to attract a developer and resolve a fair price
and terms for the site.

Expand our scope to include the other city owned land across Broad St to the south.
Researching the environmental clean up to include removing all the contaminated
soil, and then backfill with a basement to be used for resident (& public?) parking
Also, time this presentation to coincide with the Developer Showcase. Two
developers were there today: Steve Brouwer and Robertson Bros from Birmingham.

About 35 Attendees with their comments:
Phil Meckis

Dick (collier)

Paul (Collier)

Rob (Dexter Research Center)

Michael

Carol (DDA)

John (Charter Comm)

Sally (Zoning brd)

Randy (DDA)

John Evans (Swisher)

Jeff
RCC

Jim



Fred (DDA)

Paul cousins

Donna

John Smith

Jolly Knight

Allison Bishop

John
Tim

Steve

Michel Aniol

Peter

Direct relationship btwn walkscore and value of prop

One way to make a 4 story like a 3 story is to step back top floor
Good sun angle for solar energy

Stacking townhouses with a flat - possibilities

(Steve?) (Pres of Wave board)

DTE doesn’t have it in capital improvement project and don’t know when to start
relocate substation
Brown out in industrial park, so moving substation can help them solve brownout
problem
If Client consider moving to industrial park can give a great incentive
Doesn’t think redevelopment has anything to do with election
o Peter says debatable issues? Eliminate political risk
Wave is running on demand and schedule bus services
He thought of path has always been mixed-use
If power station not moved? Peter says can’t do residential

Can’t manuf water but it doesn’t get factored in walkscore
Is city open to 5 story? Depends, a lot is in design
o Michel says PUD opportunity here
Wants to make site a landmark (distinctive architecture)
Thinks should have mix of high quality view and more affordable unit (mix of
products)



e Thinks doesn’t have density to support half hour bus service
o Reiterates need for parking (2-car)
= Peter says could be phased, have surface parking temporarily, to see
how parking are really needed

e Give DTE tax credit for 10-15 years instead of trading property?

e Might give them econ incentive of new electrical consumption due to new condos

e Likes the Trapezoid idea do to creation of community

e Opportunity to move Broad St since village owns contiguous properties, less
environmental contamination on adjacent sites

o This site w/out adjacent site doesn’t make sense

Michel
e Talking to senior officer at DTE
e Confident that some work can be done on storm water mgmt plan but waiting on
grant
e Since we don’t have road in front, could reduce density for retail
o Peter says pocket garden, landscaping in front?

Steve Brouwer
e No experience in moving substation
e Parking will affect density
e On his site, 8 residential, 8-10 parking, retail-office use
o 6-8 months to build his site
e Doesn’t like retail on city site

Tom
e Moral to give tax credit to DTE, but the way DTE is reg is a problem

Phil
e Parking on site is key because sometimes parking is filled
e Mixed use? Adds to building cost
e Can we build parking on adjacent sites?

(Black-stripe gentleman)
e Maybe doesn’t have to be linear to creek

Tim?
e Likes open space for kids to play
e 2-car garage makes sense, were a community that uses cars a lot, have 2-car garage
under condos, 1200 sf

Carol? (Gray hair Lady)
e Have scale that’s sympathetic to historic downtown (2-story)



o Doesn'tlike higher building
o Show views of various densities from various angles

Tim (developer)
e $80/SF hardcost if 3-story
e Going 4-story will raise cost due to things like elevator
e Stack flats has sound problem, says townhouses with the separation space may
work better
e Idea for him is 20 units/acre

(Blue)
e Lobby state for stop in Dexter (commuter or high speed)

Orange
e Has lived in this Trapezoid configuration - noise tends to resonate, and not enough
separate of neighbors, and maximize # of views would min quality of view

Tom Wakerman (ASTI)
Implement controls and build on brownfield - location is worth the effort
e 1:Could put a surface over entire site to encapsulate it
e 2:Clean up completely for residential? Cost too much
o 3:always going to be incidental things so be prepared for uncertainty in brownfield
develop
e 4:Requires long-term maintenance
o Atgrade parking would reduce long-term maintenance
e Michigan strategic fund - grant for Brownfield
e Kill 2 birds with one stone: Can get rid of contaminated soil and build 1
underground level of parking - possible (have to get rid of more soil than usual)

John
e Loves this and thinks there’s public support
e Item 0: good schools exist here, need constant care and vigilance

John Evans
e Many people say parking is limited in Dexter at certain times and days

Shawn Keough
e Village Pres, engineer, doesn’t think would cost up to $5M for environmental clean
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