MCSKenna
L] ASSOCIATES COMMUNITY PLANNING AND DESIGN

May 9, 2013

Planning Commission
City of Grosse Pointe
17147 Maumee

Grosse Pointe, MI. 48230

Subject: 5t. John's Special Use Request
Special Approval Review, Site Plans Dated April 18, 2013
Location: 17141 Kercheval St.
Zoning: C-2, Central Business
Owner: Brooks Holding, Inc,
Applicant: St. John Providence Health System

Dear Commissioners,

As requested, we have completed our review of the application for the above referenced property. In
the C-2, Central Business District, Permitted Uses less than 5,000 square feet in area are permitted by
right. Because the proposed use exceeds 5,000 square feet in area in the C-2 Zoning District, the
proposed use will require special approval.

The subject property is located at 17141 Kercheval (former Borders), and is zoned C-2, Central Business
District. The applicant is proposing to occupy the existing single story 19,000 sq, ft. space with a mix of
medical office and retail space. The medical office space will occupy 15,738 square feet and the retail
will occupy approximately 3,000 square feet within the front 34 feet.

Special Approval Review (Section 90-300)
Because the use exceeds 5,000 square feet in area in the C-2 Zoning District, the proposed use reguires
special approval, We evaluated the proposed use against the following special approval requirements;

a. In location, size and intensity of the principal and/or accessory operation, be compatible with
adjacent uses and zoning of land;

The proposed size of the medical office use creates substandard retail space along the City’s main
retail street. According to the Urban Land Institute (ULI) viable retail space needs to significantly
deeper than the 34 feet in the proposed configuration. The vast majority of spaces in the Villoge
franting on Kercheval are over 100 feet in depth.

b. Be consistent with and promote the intent and purpose of this division.
The intent of the C-2 district is to promote the development of walkable, retail oriented business
district. The configuration of the proposed use will adversely impact the ability to attract the desire

retail uses along the main retail street in The Villuge.

t. Be compatible with the natural environment and conserve natural resources and energy;
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We anticipate that the proposed use(s) will not have negative impacts on the natural environment.

Be consistent with existing and future capabilities of public services and facilities affected by the
proposed use.

According the parking study that was completed for this project, there is an eleven space difference
between the peak demand for the proposed medical office/retail use and the previous retail use of
the building. As a result, the applicant will be required to make a payment in lieu of parking based
on the rate of 59,000 per parking space for a total of 599,000.

Although the payment in lieu of parking will accommodate the peak parking demand for the
proposed use, the proposed use will have a greater negative impact on the existing parking system.
The increased amount of office space above what is permitted by the ordinance will place a
sustained burden on the parking system of 10 to 15 parking spaces a day.

Protect the public health, safety, and welfare as well as the social and economic well-being of those
who will use the land use or activity, residents, businesses and landowners immediately adjacent
and the city as the whole.

St. John's is o tax exempt entity. As @ result, the City and the Downtown Development Autharity
(DDA) would lose critical tax revenue. It is estimated that the City would lose 519,423 each yvear and
the DDA would lose 546,608 each yvear. We recommend that City Council make any approval subject
to a payment in lieu of tax agreement in the amount of 566,032 per year according to the attoched
agreement.

The proposed medical office use will bring @ beneficial mix of uses to the Village. Having office
workers and patients coming to the Village will definitely have a positive impact on the Village.
However, the proposed configuration will result in substandard retail space on the City’s main retail
street. This underutilization may result in higher turn-over rates, and marginal businesses. As a
result, we encourage the applicant to consider reconfiguring the space to comply with the City’s
ordinance and create viable retail opportunities on Kercheval.

Promote the use of land in a socially and economically desirable manner;

The substandard retail spaces proposed as o result of the configuration of the proposed medical
office use will detract from the retail concentration of the Village. According to ULl and other
industry sources, prime retailers are looking for 5,000 to 10,000 square feet of space. Sacrificing the
Village's prime retail frontage for substandard space will make it difficult to accommodate the prime
retailers and meet the retail demand for the community.

Mot be in conflict with convenient, safe and normal neighborhood vehicular and pedestrian traffic
routes, flows, intersections, and general character and intensity of neighborhood development.

The proposed use will not be in conflict with convenient, safe and normal neighborhood vehicular
and pedestrion traffic routes, flows, intersections, and general choracter and intensity of
neighborhood development.
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h.

Be of such a design and impact that the location and height of buildings, the location, nature and
height of walls, fences and the nature and extent of landscaping on the site shall not hinder or
discourage the appropriate development and use of adjacent land and buildings or impair the value
thereof,

While there are minimal exterior changes proposed to the building that would adversely impact the
adjacent uses, the creation of substandard retail spaces and the loss of valuable retail frontage will
have an adverse impact on the Village.

In the nature, location, size and site layout of the use, be a harmonious part of the district in which it
is situated taking into account, among other things, prevailing shopping habits, convenience of
access by prospective patrons, the physical and economic relationship of one type of use to another
and characteristic groupings of uses of said district.

The proposed configuration will result in substandard retail space. The result could be that this areq
in the Village will not have the same patronage as other areas in the village resulting in prolonged
vacancies, high turn-over rates, and a “dead” section along Kercheval,

In the location, size, intensity and site layout be such that operations will not be objectionable to
nearby dwellings, by reason of noise, fumes, glare or flash of lights.

The proposed use and its location, size, intensity and site layout will not be objectionable to nearby
dwellings by reason of noise, fumes, glare or flash af lights.

Recommendation

Per the Special Approval Review standards as found in Section 90-300, we find that the proposed use in
the configuration shown on the proposed plan will have negative impacts on the Village and recommend
the City Council deny the special approval reguest.

However, if the City Council decides to approve the request, any approval should be subject to the
following conditions:

The applicant enter into an agreement (attached) with the City to make annual payment in lieu of
taxes of 566,032 in 2013,

The applicant make the required $99,000 payment in lieu of parking based on the additional
demand of eleven spaces generated by the proposed medical office use.

Respectfully Submitted,

Executive Vice President

Cc

Peter Dame, pjdame@grossepointecity.org



CITY OF GROSSE POINTE
APPLICATION FOR SPECIAL USE REVIEW

NOTICE TO APPLICANT: Applications for Special Use review by the City Council/Planning Commission
must be submitted to the City in substantially complete form prior to being placed on the Planning
Commission/City Council’ s agenda for consideration. The application must be accompanied by 12 individual
folded copies of the site plan, plus the required review fees. Regular meetings of the Planning
Commission/City Council are held on the third Monday of each month at 7:00 p.m. All meetings are held at
the City of Grosse Pointe City Hall, 17147 MaumeeGrosse Pointe, ML 48230. Phone number: (313) 883-
5800,

Special Uses shall comply with the standards in Section 90-300 of the Zoning Ordinance. Accordingly, a
public hearing shall be held by the Planning Commission before a decision is made on any Special Use request.
Furthermore, a site plan shall be required, which shall be prepared in accordance with the appropriate section

of the Ordinance.

TO BE COMPLETED BY APPLICANT:

[ {we) the undersipned, do hereby respectfully request Special Use Review and provide the following
information to assist in the review:

Applicant: S TJOHN PRANVCENCE HEACT SdsTEM ~ RicHARD 2880l
Mailing Address: (B2 W. 9 MILE ROAD), SOITE 1200, Z00THRELD, M. 42075

Telephone: 2465~ 335|- 449 ___ Fax:
Property Owner(s) (if different from Applicant): YRS W%ﬁ?; N

Mailing Address; &Q{EF_EAMEM%Q&@[M MLLM‘E'-
LO 20\l AN BEVE- H&M

Telephone: ) Fax:

Applicant’ s Legal Interest in Property;_ FZTENTIAL- PURGCHADSER

Location of Property:  Street Address: __LT’ |<H KERCHENAL. AVE,

Nearest Cross Streets: W, .

Sidwell Number: 237~ ﬁ:;_? = "'%“‘ 205~ T2

Property Description: g MACHED LEGAL PECRIPTION

If part of a recorded plat, provide lot numbers and subdivision name. If not part of a recorded plat
(i.e., hacreage parcel ). provide metes and bounds description. Atlach separate sheets if necessary.

April 12, 2001



Property Size (Square Fi):
Existing Zoning (please check):
ER  Estate Residential

(9,05

__ R-1A Single-Family Residential District

_ R-1B Single-Family Residential District
B-T  Terrace Residential Disirict

__ RO-1 Restricted Office District

[ Acres): r4‘5|4'

-1 Local Business District
_# C-2 Central Business District

T-1 Transition 1
T-2 Transition 2

P-1 Vehicular Parking District

Please Complete the Following Chart:

Number of Employees
Type of Development Number of Units Gross Floor Area on Largest Shift
Detached Single Family :
Attached Residential
Office | |\ GO 55, 20
Commercial 2. 205 54
Other (Mixed Use)
ATTACH THE FOLLOWING:

1. 3 individually folded copies of the site plans for staff review, (additional sets of prints will be
required for distribution to City Council/Planning Commission. )

2, Proof of property ownership,

3. A brief written description of the proposed use.

April 12, 2011



City of Grasse Pointe
Application for Special Use Review
Page 3

PLEASE NOTE: The applicant or a designated representative MUST BE PRESENT at all scheduled review
meetings or the site plan may be tabled due to lack of representation.

APPLICANT'S ENDORSEMENT:

All information contained herein is true and accurate to the best of my knowledge. Iacknowledge that the City
Council/Planning Commission will not review my application unless all information required in this
application and the Zoning Ordinance have been submitted. [ further acknowledge that the City and its
employees shall not be held liable for any claims that may arise as a result of acceptance, processing, or
approval of this application.

Judimd, Didty— 205713

Signature of Applicant Date
Signature of Applicant Date
Signamre of Property Owner Authorizing this Application Diate

February 27, 2003



City af Grosse Pointe
Application for Special Use Review

Page 4
| TOBE COMPLETED BY THE CITY Case No. |
Date Submitted: Fee Paid:_ i
Received By: Date of Public Hearing:

CITY COUNCIL/PLANNING COMMISSION ACTION (RECOMMENDATION)
To Approve: To Deny: Date of Action; -

Reasons for Action Taken:

CITY BOARD ACTION
Approved: Drenied: Date of Action:

Reasons for Action Taken;

February 27, 2003



The Legal Description:

Land located in the City of Grosse Pointe, County of Wayne, State of Michigan,
and more particularly described as follows:

CYK F1b,F2,G1b,G2 THE SLY 165 FT AND ELY 65 FT OF NLY 66FT OF SLY
171FT OF PT. OF PC 239 MORE PARTICULARLY DESC. AS BEG N 65D 10M
36S E, 178.80FT FROM THE INTERSECTION OF NLY LINE OF KERCHEVAL
AVE AND ELY LINE OF ST. CLAIR AVE TH N 25D 00M 005 W, 165.00FT TH N
65D 10M 36S E, 51.81FT TH N 24D 56M 275 W, 6.00FT TH N 65D 10M 36S E,
65.00 FT TH S 24D 56M 27S E, 171.00 FT TH S 65D 10M 365 W, 116.64 FT TO
POB. WCR K 0.45

Tax ID No. 37-003-99-0003-702
Commonly known as: 17141 Kercheval Avenue

Description of Proposed use:

St John Providence Health System proposes to remodel the existing vacant
19053 square foot building for 3005 sq. ft. of retail space on the Kercheval side.
The retail space is shown as two tenants on the attached floor plan. The
remaining 16,048 sq. ft. would be remodeled for medical offices.
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CHICAGO TITLE AND TRUST COMPANY

10 5. LASALLE, STE 3100, CHICAGO, IL 60603

Refer to: Krystina Cozzie
Phone no.; 312-223-3366
Fax no; 312-223-2076

RICT JOINT ORDE ESCROW T RUCTION! EST MON

ESCROW TRUST NO: DATE: February 25, 2013
Ta: Chicageo Title and Trust Company, Escrow Trustee:
Seller 2001 Books Holdings, LLC, Grosse Poinle Series, a Delaware fimited liability company
Purchaser. St John Health, a Michigan nonprofit corporation, dibfa St John Providence Health System
Property Address: 17141 Kercheval Ave., Grossa Pointe, Michigan
Froject Reference:
Proposed Disbursement Date: June 2013

o5ils:
1. The sumof § 100,000 Ly WIRE TRAMSFER Representing: INITIAL EARMEST MONEY

PLEASE NOTE: Unceriified chocks are held for ten business days after date of deposit. No funds can be dispensed
before 10 business days limit expires, To avold delays, use Cashier's or Certified checks or wire transfer,

Upon receipt of the funds, this escrow agreement will become effective.

Reference is made to that cerlain Real Estate Purchase Agreement, dated January 28, 2013, by and between Seller
and Purchaser (as amended, the “Purchase Agreament”). Capitalized terms not defined herein shall have the
meanings ascribed to such terms in the Purchase Agreement. Sefler and Purchaser agree that the disposition of
the Earnest Money Deposit fs governed by the terms of this agreement and this agreement governs in the event of
any confiict between this agreement and the Purchase Agreemaent,

Funds;

( FWILL (X )WILL NOT BE INVESTED
MOTE: If funds are to be invested, an investment package will be sent. Please complele and return to Escrow Trustea as
soon as passible in order to begin accruing interest,

Delivery of Deposits:

The above-referenced escrow trust deposits ("deposils”) are deposited with the escrow trustee to be delivered pursuant o
the instructions below:

1. In the evenl thal Buyer elecis lo proceed with the purchase of the Property following the expiration of the
Inspection Period, but fails to consummate the Closing for any reason not permitied by the Purchase Agresmenl, except
Seller's defaull, Seller shail be entilled o terminate the Purchase Agreement via writlen notice delivered to Buyer and
receive |he deposils upon delivery of a written notice that Seller has terminated the Purchase Agreement fo Buyer and
Escrow Trustee.

2 In the event thal Seller shall fail to consummate the Purchase Agreement for any reason, excepl Buyer's
default, Buyer shall be enfiled fo terminate the Purchase Agresment via written notice delivered to Seller and receive tha
deposit back upon delivery of a written notice that Buyer has terminated the Purchase Agreement to Seller and Escrow
Trustea.

Page |



3. In the event the Buyer slects to terminate the Purchase Agreement prior to the expiration of the Inspaction
Periad, for any reason or no reason, Buyer will deliver written notice to Seller of its intent 1o lerminate, with a copy to the
Escrow Trustee, and Escrow Trustee shall return the Initial Earnest Money deposit back to Buyer within three (3) Business
Cays,

&, In the event the Purchase Agreemant is not terminated and the Closing is consummated, the deposits
shall be released lo Seller as part of the Purchase Prica upon written direction from both the Buyer and Seller (which may be
in the form of a setilement statement).

6. Motwithstanding the foregoing, disposition of the deposits may be specified In & joint order signed by Seller
and Purchaser, their respective legal representatives or assigns, and delivered to Escrow Trustes,

In no case shall the above-mentioned deposils be surendered except in compliance with the foregoing instructions or in
obedience to the court order described below,

Billing Instructions:
Escrow frust fee will be deducted as follows: $300 escrow fee. If the transaction closes in the Chicago Title Loop office, the
escrow fee will be waived, Any overnight delivery or wire foe will be $35.

PLEASE NOTE: The escrow trust fee for these joint order escrow trusl instructions i= dus and payable within 30 days from
the projected disbursement date (which may be amended by joint wrilten direction of the parties herelo). In the evenl no
projected disbursement date is ascertainable, said escrow trust fee Is to be billed at acceptance and Is due and payable
within 30 days from the billing date. Chicago Title and Trust Company, at its sole discretion, may reduce or waive the escrow
trust fee for these joint order escrow instructions in the event the funds on deposit herein are fransferred to or disbursed in
connection with sale escrow trust instructions or an agency closing ransaction established at Chicago Tithe.

Standard Provisions:

Investment:

Deposits made pursuant to these instructions may be invested on behalf of any party ar parties hereto; provided thal any
direction to escrow trustee for such investment shall be expressed in writing and contain the consent of all parties to this
escrow, and also provided that escrow trusiee is In receipt of the taxpayer's identification number and investment forms as
required, Escrow trustee will, upon request, furmnish information concerning ils procadures and fee schedules for investment,

In the: evenl the escrow trustee is requested to invest deposils hereunder, Chicaga Title and Trust Company is not to be held
responsible for any loss of principal or interast which may be incurred as a result of making the investments or redeeming
said Investment for the purposes of these escrow trust instructions.

Direction Not to Invest/Right to Commingle:

Except as to deposits of funds for which escrow trustee has recefved express wrillen direction concerning investment or
other handling, the parties hereto direct the escrow trustee NOT 1o invest any funds deposited by the parties under the terms
of this escrow and waive any rights which they may have under Section 2-8 of the Corporate Fiduclary Act (205 ILCS 620/2-
B) to receive Interest on funds depesited hereunder. In the absence of an authorized direction 1o invest funds, tha parties
herelo agree that the escrow trustee shall be under no duly to invest or relnvest any such funds al any time held by il
hereunder; and, further, that escrow trustee may commingle such funds with other deposits or with its own funds in the
manner provided for the administration of funds under sald Section 2-8 and may use any part or all of such funds for fts own
benefit withoul obligation to any party for interest or eamings derived thereby, if any. Further, even with appropriate
instructions to inves! Escrow Deposils, Escrow Truslee may commingle the Escrow Deposits with ather funds in a trust
account in order to facilitate placing the Escrow Deposits into a segregated interest bearing accoun! and lo disburse the
Escrow Deposits once they have been removed from such segregated inferest bearing account as required by 1he terms of
this Agreement. Provided, however, nothing herein shall diminish escrow liusies's obligation ta apply the full amount of such
funds in accordance with the terms of these escrow instructions.

Compliance With Court Order;

With the exception of the foregoing instructions, the undersigned authorize and direc! the escrow trustee to disregard any
and all notices, warnings or demands given or made by the undersigned (ather than jeintly) or by any other person. The said
undersigned alzo hereby authorize and direct the escrow trustee o accepl, comply with, and obey any and all writs, orders,
judgments or decrees entered or issued by any court with or without jurisdiction; and in caze the said escraw ruslee obeys
or complies with any such writ, order, judgment or decree of any court, it shall nol be fiable to any of the parties hereto or any
other person, by reason of such compliance, notwithstanding any such writ, order, judgment or decree be entered without
jurisdiction or be subsequently reversed, modified, annulled, set aside or vacated, In case the escrow trustes is made a party
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defendant to any suit or proceedings regarding this escrow trust, the undersigned, for themselves, their heirs, personal
representatives, successors, and assigns, jeintly and severally, agree to pay to said escrow trustee, upon written demand, all
costs, atlorney's fees, and expenses incurred with respect thereto. The escrow trustee shall have a lien on the deposil(s)
herein for any and all such costs, fees and expenses.

Disclaimer Re: Validity of Documentation:

In its capacity as Escrow Trustee, Escrow Trustee shall not be responsivle for the genuineness or validity of any security,
instrument, dacument or item depasited with it and shall have no responsibility other than to faithfully follow the instructions
contained herein, and shall not be responsible for the validity or enforceability of any security interest of any party and it is
fully protected in acting in accordance with any written instrument given to it hereunder by any of the parties herefo and
reasonably believed by Escrow Trustee fo have been signed by the proper person. Escrow Trustee may assume that any
person purporting to give any notice hereunder has been duly authorized to do so.
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