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PoNTIAC DDA

Dear Investor in Pontiac,

The City of Pontiac is one of the best examples of a traditional downtown in the Metropolitan Detroit
region. Historic architecture and streets set the stage for a unique walkable environment set to become
a mixed-use hub at the center of Oakland County.

Our City is seeking well-designed high quality mixed-use housing projects to invigorate the downtown.
These projects would enhance the established entertainment emphasis that has been a part of
downtown Pontiac for over the past decade. We want to assist in the creation of great projects and
public spaces where people want to live as well as work and recreate. We believe that the downtown
Pontiac infrastructure sets the stage for creative and innovative alternative to the majority of housing
option within Oakland County.

Wialkable, traditional downtowns with mixed uses and higher densities of people are often the most

sought after and financially successful places in the world. From Birmingham, just south of Pontiac

to districts from San Francisco to Boston, urban pedestrian-oriented places are in high demand. These
mixes of uses generate character and vitality by incorporating living, working and relaxing.

We encourage you to see the potential of downtown Pontiac and work with us to achieve it. The
Downtown Housing Capacity Strategy is designed to illustrate ideas and images that we have know
for many years — that downtown Pontiac is a great place to invest in. Our team is ready to assist in
any way possible to realize our goal of an exciting and vibrant urban district.

Sincerely,

Sandy McDonald

Executive
City of Pontiac
Downtown Development Authority

OVERVIEW | Introduction, Goals/Purpose, Process & Analysis

Program Elements
INTRODUCTION

Walkable downtown environments are seeing a renaissance
throughout America. In Metropolitan Detroit this trend
is being seen in many traditional downtowns, especially
along the Woodward Avenue Corridor, the spine of the
region with a population of nearly five million people.
Downtown Pontiac is poised to become an urban hub for
Oakland County, at the center of the Detroit region and
a primary driver of the Michigan economy, incorporating
mixed-use, residentially oriented developments. This type
of development will encourage a quality of life that is
active twenty-four hours and seven days a week providing
aspects for living working and playing collectively.

The goal of the Pontiac Downtown Housing Capacity
Study is to evaluate the market size and provide insight
into the potential for development within the downtown
district in Pontiac. Opportunities in downtown
Pontiac include:

« increasing demand for residential development of
rental and ownership projects

 demand for amenity retail by daily office residential and
entertainment users

« an established entertainment center and office market

CONTEXT:
NORTH WOODWARD AVENUE

Downtown Pontiac is the northern border of the
Woodward Avenue Corridor which begins twenty six miles
south in Detroit at the rivers edge and traverses through
numerous traditional urban environments. Between Eight
Mile Road to the south and Downtown Pontiac to the
north, the multiple downtowns act as links of a chain.
The Cities of Ferndale, Royal Oak, Berkley, Birmingham
and Bloomfield Hills all have downtowns or village centers
with Pontiac being the northern anchor of the Woodward
Corridor.

The Woodward Corridor is a major multidimensional
mixed-use draw within the Detroit region. With the
numerous traditional downtowns, established
neighborhoods, and office centers, the Corridor is one
of the most significant assets in the region and downtown
Pontiac is its northern anchor. Proximity to this element,
the Woodward Corridor, the technological entity of
Automation Alley, and numerous recreational amenities
makes Pontiac locationally rich and ripe for additional
development projects.

The Zimmerman/Volk Residential Market Study (see
appendix) proves that downtown Pontiac holds the
demand that has yet to be met by new development
projects. These new projects provide the foundation for
downtown Pontiac to develop into a vibrant walkable
mixed-use environment that supplements the job centers
that surround it and establish it as a significant central
node for Oakland County and Metropolitan Detroit.

ZIMMERMAN/VOLK
ASSOCIATES,INC.
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PROCESS TO DETERMINE
DOWNTOWN CAPACITY
FOR DEVELOPMENT

Developing a strategy to promote the potential of
Downtown Pontiac is at the focus of the Downtown
Housing Capacity and Development Strategy.
Understanding the existing conditions in the downtown
is the first phase of the project. Identifying and
understanding the existing resources of buildings and
underutilized land within the downtown was the first step
in the process. Uncovering characteristics of each parcel
or site was completed before an evaluation of each was
formulated.

INVENTORY METHODOLOGY

Purpose: To identify, describe and record basic property
and building information on all existing buildings and all
vacant sites in Downtown Pontiac with in an area known
as the Woodward Loop, including all properties outside
of the Woodward Loop which front upon, or have a
property line adjacent to Woodward Avenue. Based upon
the inventory information, key buildings & sites will be
prioritized as to their housing, mixed use and other
economic development potential.

Process: A team of individuals experienced in construction,
architecture, architectural history and historic preservation
walked to each parcel to record information on a “Building
& Site Inventory Field Sheet.” Progress was recorded,
parcel by parcel, on large scale GIS utility and aerial photo
parcel maps of the entire Downtown Development District
(The “Green Zone™). The Green Zone includes basically
all parcels within the Woodward Loop and only those
outside of and immediately adjacent to Woodward Loop.
Additionally, the Loop was divided into 7 zones, with the
survey team(s) completing one zone at a time. Each
Building and Vacant Parcel was identified by its unique
“parcel identification number” which appears on the
property maps and aerial photos recorded with and kept
on file at the Oakland County Equalization Office. The
Downtown Development Authority (DDA) has created
a Building & site Inventory Data Base for easy access to
information with GIS updatable capacity.

The following categories of information were recorded:

1. Basic Building & Site Information. Characteristics
were recorded for each building and parcel including:
block number, photo numbers (and view of the photo,
ie: building facing “northwest”, etc.), street address,

OVERVIEW | Recommendations

building/property owner address & telephone number,
current zoning classification, current SEV for building
and property, tax exempt status if applicable and Clinton
River access.

2. Parcel Information. Parcel size (acreage), lot dimensions,
on-site parking (3 of spaces, adjacent parking (3 of spaces
and approximate distance) and presence of adjacent vacant
parcels.

3. Detailed Building Information. Number of floors
excluding basement, total square feet, square feet by floor,
basement with and without access, original uses, rentable
building area, corner building, interior building, alley
access, building age, age of additions, historic designations
(local, state and national), building materials, window
locations, ADA compliance, ingress/egress (#of and
locations), elevator and utilities.

4. Detailed Vacant Site Information. Parcel size (acreage),
lot dimensions, on-site parking, adjacent parking, adjacent

Downtown Pontiac. Aerial view of downtown Pontiac.

vacant parc_el_s,_original uses, location, unique characteristics
and accessibility.

Any information not obtained in the field was obtained
from Oakland County Equalization, the City of Pontiac
and the Pontiac Downtown Development Authority.
Following the inventory, a building and site rating was
assigned which appears in the report publication. It
indicates the housing and economic development potential
of the highest priority buildings and sites.

ANALYSIS: REGIONAL PRECEDENT

AND SITE EVALUATION

The recommendations that are the result of this study are
based on the understanding of development trends in
Metropolitan Detroit, Oakland County, the Woodward
Corridor and the City of Pontiac. A study of recent
representative precedent projects for mixed-use and
residential development provides a basis for how to direct
potential buildings and sites within downtown Pontiac.
This was achieved through direct research of comparable’s
of appropriate urban types that could be incorporated
into Pontiac’s downtown context. With the understanding
of adaptive reuse projects, historical redevelopments and
urban infill developments that have been completed in
nearby similar downtowns, the recommendations for
Pontiac’s potential are more credible.

Matrix and Site Hierarchy

Development matrix was created to assist in selecting key
development sites to establish a hierarchy of importance.
The sites provide an initial focus for the Downtown
Development Authority to work with developers and
investors to achieve the goal of enhancing the downtown.

The method of identifying and ranking the buildings
and sites for potential development was achieved through
the establishment of a matrix that identified specific criteria
that apply to each site. The criteria was created with the
understanding of the methods and elements that are
required for a successful development project. Physical,
economical, functional and market conditionals formed
the basis for the priority sites to focus upon.

PARTNERSHIPS & RESOURCES

At many levels, the Pontiac inventory project incorporated
insight from numerous resources including:

« City of Pontiac Downtown Development Authority

e Oakland County Planning and Development
e Zimmerman/Volk Associates Market Study

RECOMMENDATIONS:

IDENTIFIED KEY DEVELOPMENT SITES

TO STRENGTHEN DOWNTOWN

The Downtown Development Authority is highly
motivated to work as a partners with potential developers
and investors to achieve the goal of establishing downtown
Pontiac as one of the most significant and vibrant urban
environments in the Detroit Metropolitan area. To achieve
this, the path for redevelopment needs to be clears and
supported with substantive information. The Pontiac
Housing Capacity Study has been created to assist with
this information. Development options for downtown
Pontiac include utilizing existing buildings, vacant lots,
and parking lots both owned by the City of Pontiac and
private ownership. Downtown Pontiac has the potential
for hundreds of housing units within the downtown
district according to the Zimmerman/Volk market study
(see appendix). These include rental units and ownership
condominium units. Appropriate residential unit types
include lofts, both in existing buildings as well as in new
infill structures. These residential units are often within
mixed-use structures that might incorporate some retail
or office space. However, in certain parts of the downtown,
a completely residential loft building can be contextually
appropriate. Also encouraged are townhouse type
developments that provide a higher density than single
family housing and can be incorporated into a downtown
context.

CONCLUSION

The Downtown Development Authority has made it clear
that developing its downtown and adding twenty-four
hours, seven days a week population and activity is its
highest priority. With this established, downtown Pontiac
has become a desirable environment for development
groups to take part in the growing potential for unmet
residential demand. Given the existing characteristics in
the growing urban residential market, downtown Pontiac
has a demand for over 600 new residential units of varying
types. Developers and investors in the Detroit Metropolitan
area, especially ones interested in connecting to the Oakland
County economic support system, should

strongly consider the potential of downtown Pontiacs

ZIMMERMAN/VOLK
ASSOCIATES,INC.
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LOT 9 CONCEPT VISION

Lot 9 is bounded by Water Street to the North, Saginaw
to the east, the Phoenix Center to the South and
Southbound Wide Track Boulevard to the West in
downtown Pontiac. Lot 9 is specifically located between
the newly redeveloped Phoenix Center and parking deck
and the core of the Saginaw Street retail and entertainment
activity.

One of the primary goals of the charrette was to maximize
the use of the City-owned seven-acre parcel in making
it an income and activity-producing element within the
downtown district. Specifically, the site was considered
one of the premier places within the downtown that
speaks to developer interests and marketability for
investment interests. The charrette process incorporated
the ideas of uncovering ways that the Lot 9 site can be
utilized to encourage investment that would increase
daytime and nighttime population in the downtown as
well as increase tax revenue to the City of Pontiac. Market-
driven development on the Lot 9 site was seen as a way
to achieve the goal of maximizing the parcel’s use.

Additionally, the idea of parceling Lot 9 into individual
pieces that could be set up for an (request for proposal)
RFP process was encouraged. With this idea, the potential
primary locations and sizes of parcel opportunities were
identified for their marketability to development groups.

Included into the programmatic options for Lot 9 was
the idea for a civic structure that might include a new
City Hall and Library. This civic structure was seen as
an opportunity to integrate the users of the City Hall
into the downtown district. The location of the City
Hall structure was studied with the understanding that
it should have a significant presence within the downtown
on a primary thoroughfare like the proposed Woodward
Avenue and/or a civic space or square. Additionally, the
site was thought to be potentially strengthened by the
civic structures integration with other civic buildings like
the Phoenix Plaza and related parking structure.

The downtown district currently exists without a central
open space that can be identified as a focal point for
Pontiac. The 2001 Master plan calls for an urban square
within the Lot 9 area. Therefore this concept was included
into the idea generation for the redevelopment of the
site. After thorough study and discussion with the charrette
participants, the idea of a civic square or central urban
space was of serious interest and considered an important
asset to be included into the planning of the Lot 9 parcel.

The charrette identified opportunities to increase areas
where new development would be increasingly walkable
by extending street infrastructure, creating smaller blocks
compatible with the existing downtown fabric and
encouraging pedestrian-oriented elements within the
downtown. The scale of the buildings, active sidewalks,
open public spaces, and passageways all would support
a more pedestrian-friendly urban environment. The
charrette identified where pedestrians currently travel
within downtown and looked to promote additional
pedestrian connections. This would be specifically
encouraged within the development of the overall parcel
and integrated into the open public space, as it would
be created.

The civic uses in the
downtown were
identified as assets
and nodes within
the site. Specifically,
the Phoenix Plaza
anchoring the south
end of the district
was of significance
as it connects to Lot
9 and was
encouraged as an
opportunity.
Additionally, the
Amtrak/Transit
Center, currently
across the
Southbound
Woodward Loop,
was identified as an opportunity if it was relocated as a
terminus to Water Street to the west. This also and
provides frontage on a proposed two-way Woodward
Avenue. This transit center might also include a parking
deck to serve the Lot 9 activities and the entire west side
of downtown.

Lot 9. Charrette site in downtown Pontiac

Much of the 2001 Master plan focused on the idea that
Wide Track Road would eventually become a two-way
boulevard and extension of Woodward Avenue from the
south. This concept was widely embraced by the charrette
participants and was used as a significant design element
when planning Lot 9. With a proposed new Woodward
Avenue to the west of Lot 9 and Saginaw Street along
the east edge, the parcel effectively has two “front doors”.
This change allows for Saginaw Street to encourage
opportunities that relate to its immediate context while
the Woodward Avenue or west side of the site would
have its own significance as related to the larger context.

OVERVIEW | Lafayette Square & Lot 9

LAFAYETTE SQUARE

The basis for a successful urban center is a 24-hour
environment. An integration of residential, office,
entertainment and civic uses collectively create a complete
city. The element that ties these individual characteristics
together is a pedestrian-oriented street fabric with linkages
and public space. As Pontiac plans for a more complete
and healthy urban experience, the focus on street
development for pedestrian use should be emphasized.
The opportunity for a new and enhanced residential

mixed-use surrounding
Lafayette Street comes
from the vision for
downtown from the
recently completed
masterplan.

Ultimately, the
regeneration of this
neighborhood will create
a more pedestrian-
oriented environment
that will contribute to
the vitality of Saginaw

Street, Oakland Avenue
and the rest of
downtown.

Masterplan

The intent of the Lafayette Square Master Plan is to
enhance the overall downtown of Pontiac by redeveloping
the residential neighborhood in its northwest sector and
its adjacent blocks.

The primary goals of the Lafayette Square district
regeneration strategy are:

Clean and Safe

At the most basic level, a city district must be clean and
safe. The result of the regeneration strategy should be
to set up infrastructure and new development that allows
for the district to be cleaner and safer.

Sense of Place

The feel of a city district is important to its success. A
strong Sense of Place in the downtown will enhance the
ability to promote and market something which is unique
to the surrounding communities. More importantly, it
creates an atmosphere that encourages people come to
live, work and play.

Public Realm
The common participant in an urban area uses the Public
Realm most frequently. Good sidewalks, convenient

parks and a unique gathering place can leave a lasting
Impression on a visitor to the city. Additionally, these
public spaces will create comfort to the temporary or
permanent resident of the downtown.

Mixed Use

A city is not considered truly healthy unless it can become
a 24-hour environment. To be in use all through the
day and evening, a downtown must have many different
uses working in unison. A good understanding of this
proper mix of uses is evident in many of the world’s great
urban areas. A strong urban design implementation plan
will identify the means to achieve this mix.

Linkages

To promote use of the city by creating a comfortable
pedestrian flow, the continuous linkages from one place
or anchor to another must be encouraged. The urban
design framework would identify and look to strengthen
these pathways.

Building on existing conditions

The single most important asset a historical downtown
has is its existing infrastructure and buildings. To compete
against the surrounding suburbs for housing, shopping
and working environments, the downtown must retain
and enhance its uniqueness. The most direct way to
accomplish this gal is to build on the strengths of having
a pedestrian-oriented street grid, mixed-uses, historic
and classic architectural structures.

Preserve and enhance historical resources

To allow the existing resources to be enhanced, the plan

should set guidelines for the renovation, restoration and

gqlap_tive reuse of the quality structures throughout the
istrict.

Aerial view of Lafayette Square in downtown Pontiac

ZIMMERMAN/VOLK
ASSOCIATES,INC.
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Market Potential by Draw Area
DOWNTOWN PONTIAC
City of Pontiac, Oakland County, Michigan
TARGET MARKET ANALYSIS .
Who is the potential market? City of Pontiac 17.8%
—The Target Markets— Y (Primary Draw Area)
The market for urban housing, particularly within - Balance of Oakland County 44.7%
downtowns, is now being fueled by the convergence | M N\ . | | | s LAKE ORION (Primary Draw Area)
of the two largest generations in the history of America: srow ezt )
the 79 million Baby Boomers born between 1946 and A VX%Y”e arngMacc)A\mb Counties 19.1%
1964, and the 77 million Millennials, who were born 1 e (Adjacent Draw Area)
from 1977 to 1996. \\l_ 1 i / o Balance of US 18.4 %
Boomer households have been moving from the full- - N T (National Draw Area)
?ﬁs: tq"the el(n1pty-[[1gst I!fetsﬁage a: gn a(cjcelergtingtpace \ \ Total: 100.0%
at will peak sometime in the next decade and continue . . :
beyond 2020. Since the first Boomer turned 50 in _L_I/ AU%RN [w // source: Zimmerman/Volk Associates, Inc., 2006.
1996, empty-nesters have had a substantial impact on 2 HiLts ~ //
urban, particularly downtown housing. After fueling P :I O 1IN \ A : . .
the dramatic diffusion of the population into ever NI \ = — e / POtent'a[I)Market for N?DW Housing Units
lower-density exurbs for nearly three decades, Boomers, — \\J=‘_ || . _ OWNTOWN FONTIAC .
particularly affluent Boomers, are rediscovering the oluel} 1]y City of Pontiac, Oakland County, Michiggn
merits and pleasures of urban IIVIng —— ™ sLpOMFIELD WA"LE@ L = 9 HOUSING TYPE # OF % OF
WALLED LAKE g \ \| 7o SERHTS \ - HOUSEHOLDS  TOTAL
At the same time, Millennials are just leaving the nest. ] \ ) Multi-family for-rent 460 30.3%
The Millennials are the first generation to g LA ! ‘ ‘ | wd | [/ (/ Multi-family for-sal 240 15.8%
have been largely raised in the post-'70s world of the e A4 8 8 | | N deeon il VA/ =i ulti-famrly for-sale A
cul-de-sac as neighborhood, the mall as iR | LIk .\\ i // // /7 Single-family attached for-sale 200 13.2%
village center, and the driver’s license as a necessity of S T 5 R A g AHGEY = Lemrsme s ckradml 150 687
life. As has been the case with predecessor LT L e AY N IV an dihd A%Stf# i 77( Wrange sing e 70
generations, significant numbers of Millennials are ‘\ o] [\ | (o { \ Mid-range single-family detached 280  18.4%
heading for the city. They are not just moving e | T reevone \ T\ & High-range single-family detached 190 12.4 %
to New York, Chicago, San Francisco and the other - o N \\ \\ |\ v /
large American cities; often priced out of e ans ™ Y 9% . T
these larger cities, Millennials are discovering second, | & | | /| s s N o | PO oL 1’52_0 1B _
third and fourth tier urban centers. —— - ‘* " ATACROE source: Zimmerman/VolH Associates, Inc., 2006.
The convergence of two generations of this size— ki ol | \ < .
simultaneously reaching a point when urban Roow s 3 : 5 Annuatharket ROtent'al .Market'Rate
housing matches their life stage—is unprecedented. ) _ Higher-Density Housing Units |
This year, there are about 41 million Americans between é"j City of Pontiac, Oakland County, Michigan
the ages of 20 and 29, forecast to grow to over 44 75 17 18- WINDSOR, CANADA HOUSING TYFE 5Bs  ToTaL
million by 2015. In that same year, the population ek T | | oearsonn ’ HOUSEHOLDS — TOTAL
aged 50 to 59 will have also reached 44 million, from _— Rental Multi-Family 460 51.1%
38 million today. The synchronization of these two i % (lofts/apartments, leaseholder)
demographic waves will mean that there willbean | ® | [{ .. d _ _
additional eight million potential urban housing — e | S For-Sale Multi-Family 240  26.7%
consumers nine years from now. — G X Y4 (lofts/apartments,
el . # condo/co-op ownership)
Automobile Traffic Counts in Downtown \ rouc WYANDO,;(E/ For-Sale Single-Family Attached 200 22.2%
North Woodward Avenue =31,900 T | gg\_/moiésa/vﬁ):\r/?hc}uieslllve-work,
South Woodward Avenue =43,500 = @ P P
Huron Street (M59) =29,000 Total: 900 100.0%
SOURCE: Zimmerman/\oll Associates, Inc., 2006.
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DOWNTOWNS r \ oo Pontiac is the center of Oakland County JOB CENTERS
The following are cities within the Detroit q ) . ar?d S W'(;[ n}(_:l%se pI’dOXImIty tfo h
region that have traditional, pedestrian- : e t ousands ot Jobs and some o Az Detroit
oriented downtown environments. C primary job centers within POPUIALION. oo e 911.402
) . N I U A A LAKE ORION Metropolitan Detroit. I e e 26.085
City Population ol = AN ococcenconanconansonaconanennaossos '
(U.S. Census 2000)
24 53 Southfield
Auburn Hills o Population.... ............................................ 77,488
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Berkley N 5 - |
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g3 4 letapson _I Y/ 74 A i
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Development options for downtown Pontiac include utilizing existing buildings, both owned by the City of Pontiac and private ownership.
Downtown Pontiac has the potential for hundreds of housing units within the downtown district according to the Zimmerman/\Volk market
study (see appendix). These include rental units and ownership condominium units.

Throughout the Central Business District there are numerous existing buildings that possess positive attributes for redevelopment. They
include architectural significance, location to amenities and adjacency to walkable mixed-use projects. The following list of downtown
buildings that represent some of the most viable structures for redevelopment.

KEY BUILDINGS

Building Parcel Identification Number Ranking
1 -29 North Saginaw Street (Saginaw Grill) 14.29.476.015 1
2 16 Perry and Water Streets 14.29.480.011 1
3 -1 Lafayette Streets and North Saginaw 14.29.410.001 1
(Masonic Temple Building)
4 -18 West Pike Street (Lush) 14.29.476.014 1
14.29.476.012
5 154 North Saginaw Street (Sears) 14.29.426.001 2
14.29.279.034
- 14.29.426.015
6  -140 South Saginaw (Old IRS Building) 14.32.235.001 2
7 50 North Saginaw Street (east side) 14.29.434.003 2
8 20 North Saginaw Street (Main Street Pawn Shop) 14.29.477.003 2
9 18 North Saginaw Street (Main Street Pawn Shop) 14.29.477.004 2
10 47700 North Woodward Avenue (Central School) 14.28.305.004 2
11 31 Judson Street Tower #1 - Phoenix (GM Tower) 14.32.227.002 3
12 -49 North Saginaw Street (west side) 14.29.433.016 3
13 -45 North Saginaw Street (west side) 14.29.433.009 3
14 37 North Saginaw Street (west side) 14.29.433.012 3
15 -48 North Saginaw Street (east side) 14.29.434.004 3
16 -28 North Saginaw (Bank One Building) 14.29.477.001 4

DOWNTOWN PONTIAC | Key Buildings

ZIMMERMAN/VOLK
ASSOCIATES,INC.
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Development options for downtown Pontiac include utilizing existing vacant lots, and parking lots both owned by the City of Pontiac
and private ownership. Downtown Pontiac has the potential for hundreds of housing units within the downtown district according to

the Zimmerman/\Volk market study (see appendix). These include rental units and ownership condominium units.

Throughout the Central Business District there are numerous existing lots that possess positive attributes for redevelopment. They include
location to amenities and adjacency to walkable mixed-use projects. The following list of downtown lots that represent some of the most
viable places for infill development.

KEY LOTS
Lot Parcel Identification Number Ranking
1 Lot #9 - 50881 Woodward and North Saginaw Street 14.29.479.010 1
2 Lot #4 - Lawrence and Wayne Street 14.29.476.033 1
3 Lot #6/11 - Huron and Saginaw Streets 14.29.433.001 / 14.29.433.002 1
14.29.433.005
4 Lot #5 - N.E. Corner S.Woodward & Huron 14.29.408.016 /14.29.408.017 1
14.29.408.018
5 47700 South Woodward and West Pike Streets 14.29.476.001 1
6 #2A - Wayne and Lafayette Streets 14.29.256.037 2
7 70 North Saginaw and Huron Streets (NE corner) 14.29.430.010 2
8 Lot #1AP - North Woodward and East Pike Streets 14.29.436.024 2
9 65 University and North Woodward (GM) 14.29.428.002 2
10  124/146 West Huron and Norton Streets (north side) 14.29.406.011 /14.29.406.012 2
14.29.406.013
11 121/125/135/161 West Huron
and Norton Streets (south side) 14.29.451.007 /14.29.451.006 2
14.29.451.005 /14.29.451.004
14.29.451.013 /14.29.451.011
12 Triangle on South Woodward and Whittemore MDOT Right of Way 2
13 South Woodward and Huron (N.W. Corner) 14.29.407.003 /14.29.407.002 2/3
110 West Huron 14.29.407.005 /14.29.502.021
49800/49760 Woodward 14.29.402.008 /14.29.402.009s
14 Lot #3-Wayne and Warren Streets 14.29.410.031 /14.29.410.007 2/3
10 Warren Street 14.29.429.001
104 Wayne Street 14.29.429.004
15 Lot #2B - Wayne and Lafayette Streets 14.29.409.012 /14.29.409.013 2/3
16 Lot #24 - North Perry and Lafayette Streets 14.29.283.020 /14.29.283.005 2/3
17 Lot #1AH - North Woodward and East Huron Streets 14.29.432.009 3/4
18 183 North Cass Street (west of Charter School) 14.29.185.002/14.29.185.003 3/4
19  North Cass Street (north of Charter School) 14.29.502.027 3/4
20 8 North East corner of N. Saginaw and Woodwards 14.29.276.037 3/4
21  North Saginaw/North Oakland and Woodward 14.29.258.021 /14.29.258.004 3/4

14.29.258.007 /14.29.258.018
14.29.258.020
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Existing Buildings Analysis

The upper floors of the traditional main street buildings in the urban core
are an underutilized asset to the downtown. In many similar towns across
the country these spaces are being converted to housing from office and
in some instances from warehousing to office.

In Downtown Pontiac there are many multi-story buildings that have
vacant upper floors. There are a variety of ways in which to utilize this
additional square footage beyond the retail oriented first floors. To reinstate
the upper floors of these existing downtown structures, a general analysis
is needed to determine any issues that need to be addressed. The example
study on this page identifies many of the issues that are typical of downtown
building upper floors and includes a conceptual layout that illustrates the
potential for use.

The city of Pontiac should make available Community Development Block
Grant funds to assist with design plans for the development of the upper
stories of properties located in downtown Pontiac. The program should
be developed to encourage owners of downtown real estate to consider
developing the second and/ or third stories of their buildings for either
residential or commercial use.

The upper floors of the downtown properties have great potential. They
can be used by retired as well as professional couples seeking the availability
of lofts or luxury apartments in downtown neighborhoods. This demand
for the convenience of living in town could justify the idea of using CDBG
funds to assist property owners in the planning phase of renovating these

properties. E The assistance should be offered in conjunction with the use
of the Oakland County Main Street program. Those applying for funds
are required to provide a percentage match toward the total cost of the
design; costs eligible in the program could include permit, architectural
and appraisal fees.

A detailed code analysis was undertaken by the design team to understand
the parameters of this design direction. The purpose of this analysis is to
determine Michigan Building Codes that are relevant to the conversion
of Pontiac retail businesses’ upper stories into residential units.

The following sections from the Michigan Building Code were noted as
important issues that will affect the quality of these spaces:
1104.4 Multilevel buildings and facilities. At least one accessible route
shall connect each accessible level, including mezzanines, in multilevel
buildings and facilities.

Exceptions:

1. An accessible route is not required to stories and mezzanines above and
below accessible levels that have an aggregate area of not more than 3,000
square feet (278.7 square meters). This exception does not apply to:
1.1 Multiple tenant facilities of Group M occupancies containing five or
more tenant spaces.

3410.2.2 Partial change in occupancy: Where a portion of the building
is changed to a new occupancy classification, and that portion is separated
from the remainder of the building with fire barrier wall assemblies having
a fire-resistance rating as required by table 302.3.2 for the separate
occupancies, or with approved compliance alternatives, the portion changed
shall be made to conform to the provisions of this section.

Where a portion of the building is changed to a new occupancy classification,
and that portion is NOT separated from the remainder of the building
with fire separation assemblies having a fire-resistance rating as required
by Table 302.3.2 for the separate occupancies, or with approved compliance
alternatives, the provisions of this section

which apply to each occupancy shall apply to the entire building. Where
there are conflicting provisions, those requirements which secure the greater
public safety shall apply to the entire building or structure.
(NOTE: in the case of a Mercantile occupancy of the first floor and a R-
2 occupancy of the second and/or third floor a 2 hour separation would
be required.)

3410.4.1 Structural analysis: The owner shall have a structural analysis
of the existing building made to determine adequacy of structural systems
for the proposed alteration, addition or change of occupancy. The existing
building shall be capable of supporting the minimum load requirements
of Chapter 16.

(NOTE: as per Table 1607.1 residential requirements for uniformly
distributed loads are 40 pounds per square foot.

1007.1.1 (re: Accessible Means of Egress) Accessible means of egress are
not required in alterations to existing buildings.

Code Requirements For Egress

The means of egress shall have a ceiling height of not less than 7 feet.
EXCEPTION: Ceilings of dwelling units and sleeping units within
residential occupancies must have a ceiling height of not less than 7’-6”.

3404.1.2 Existing fire escapes. Existing fire escapes shall be continued to
be accepted as a component in the means of egress in existing buildings
only.

Only one exit is required in the given scenario; where the occupant load
of the space exceeds 10, a second exit will be required. Occupant load for
Group R is 200gross square feet per person. Exit access travel distance is
200 feet without sprinkler system and 250 feet with sprinkler suppression.
Corridor width within the dwelling unit is 36 inches and for exit access
outside of the dwelling unit corridor width is 36 inches- with a required
occupant capacity of 50 or less (per 1016.2.2 and 1016.2.3).

1008.1.8.7 Interior stairway means of egress doors shall be operable from
both sides without the use of a key or special knowledge or effort. In
stairways serving not more than four stories, doors are permitted to be
locked from the side opposite the egress side, provided they are operable
from the egress side.

Fire Suppression: an automatic sprinkler system installed in accordance
with Section 903.3 shall be provided throughout all buildings with a
Group R fire area
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One initial characteristic of Downtown Pontiac

is the significant amount of vacant or Summary of Infill Development Case Study
underutilized land within The DDA Boundary.
An (re]xtenswr? a_mo”unt of C(I)”C.retﬁ or as_p_hal'; 15 One initial characteristic of Downtown Pontiac is the significant amount of vacant or underutilized land within The DDA boundary. An
neither aest etrl]c_:a el srelaiealy po_smveh o extensive amount of surface concrete or asphalt is neither aesthetically or ecologically positive for Downtown. However, these open spaces
Downtown. This creates an opportunity where provide an opportunity where a site could increase its use and create additional activity and revenue for the District.
a site could have more landscaping and green
sp]zache, which would increase the beautification The following case study is for a five-story residentially oriented mixed-use building on an existing surface parking lot in Downtown Pontiac.
of the District. This building could also be oriented toward office use by incorporating the 2nd, 3rd and 4th floors as office space instead of residential units.
Another noticeable condition that occurs Retail S - : :

guare Footage = approximately 10,000-15,000
thr(?]ug'hout the Downtown Development Residential Units (3 floors) = approximately 40-45 units
Authority boundary is vacant and unattended Parking Spaces (2 floors) ~ = approximately 60-80 space

land. In many locations, there are parcels that
seemingly have minimal purpose. Overgrown
and gravel covered, these parcels marginally
contribute functionally and aesthetically to
Downtown.

Note that parking is an important use and
required for a vibrant business, however an
excessive amount of the open parcels indicate a
potential to be used in a more prosperous
manner.

A specific area of importance to consider is the
group of parcels are city own parking lots or
underutilized buildings. These lots offer
opportunities to contain commercial uses and
other building types such as mixed-use and
multi-family structures.

This drawing identifies a typical opportunity
for an existing parking lot ( scheme for City-
owned lot # 6). It identified a mixed-use building
with retail on the first floor and upper floors
with parking, residential units or office space.

The parcels and underutilized structures
identified in this report should be considered
for redevelopment at a higher level than currently
exists. The incentives to the landowner and the
municipality are significant and

justify a careful analysis of existing and potential
opportunities.

Benefits to the landowner include:

* potential leasable space on the property
« sale of a portion of land

e maximizing property investment

Benefits to the Municipality include:

* increase tax revenue

« increase downtown activity

« increase residential population and activity
« increase office and commercial users

ZIMMERMAN/VOLK
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