27" COMMON COUNCIL MEETING JANUARY 15, 2008 7:45 P.M.
City of Brookfield, 2000 N, Calboun Road

ATTENTION CITIZENS: There will be a 15 minute segment in which the public will be allowed to address
the Council, other than any public hearing listed below. In order to address the Council, please pick up a “Sign
Up” form and submit it to the City Clerk prior to the meeting. Comments can be made from the floor for public
hearings once recognized by the Chair.

Announcements:
* The next Common Council meeting will be February 5.

Presentations:

» Recognition of James Isleb for his over 29 years of dedicated service upon his retirement.

» Presentation of American Flag to the City of Brookfield from Jim Isleb on behalf of Military Group-TF44
Medical Unit.

AGENDA

e Roll Call.
e Pledge of Allegiance.

* 7:45 p.m. — Public Hearing: Request of WMH Leasing LLC, 14700 Fleetwood Ln., New Berlin, c/o William
M. Hoeg, Managing Member, to rezone land located at the northeast corner of Moorland Road and
Greenfield Avenue, TKNs 1147-993-001 and 1147-991, from “B-3" Regional Business District to
“PDD” Planned Development District — General Plan, No. 14 (Commercial), for the purpose of
permitting the construction of an approximate 127,000 sq. ft. commercial building with four floors
atop a two level parking structure with one parking level below grade resulting in a structure with a
total height of approximately 97°.

CONSENT AGENDA - Prior to voting on the Consent Agenda, items on the Consent Agenda may be removed at the
request of any Alderman and placed immediately following action on the Consent Agenda. The procedures to follow
Jor the Consent Agenda are: (a} Removal of items from Consent Agenda; and (b) motion to approve the items from
Consent Agenda,

1. Minutes of the Regular Common Council meeting of December 18, 2007.

Action and recommendation of the Plan Commission minutes of December 10,2007

2. » P.C. #7: To schedule a public hearing for the purpose of amending Ord. #1551 {Section 17.100.050 of
the Municipal Code) relating to Landscape Development Standards and Section 3.28.010 of the
Municipal Code relating to landscape installation and maintenance sureties.

Actions and recommendations of the Plan Commission minutes of January 7, 2008

3. » P.C. #2: George and Dorothy Sarandos, 13785 James St., for approval of a 4-lot final Certified Survey
Map of Lot 13 and Outlot 1 in Vogel Vista, Parcel 2 in Certified Survey Map No. 7520, Lot 1 in
Arcadian Estates and unplatted lands from 13665 to 13785 James Street. One new single-family lot will
be created.

4, « P.C. #3: Erbary Place LLC, Mary Schroeder and Fred Spyiek, representatives, for re-approval of a new
plan and method of operation allowing construction of Erbary Place, a 7 unit single-family, detached
condominium development. Included is a request for re-approval of the Preliminary Survey and Final
Certified Survey Map consolidating the two lots located at 18305 and 18345 Davidson Road into one lot,




10.

11,

12,

13.

15.

16.
17.
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+» P.C. #4: Brookfield Academy for approval to schedule a conditional use public hearing permitting an
approximate 2,300 sq. ft. addition to the existing concession stand providing a home team locker room
with showers, athletes’ rest room, media/visitors meeting room, and a coaches’ office at 3305 N.
Brookfield Road.

As recommended by the Finance Committee

Vouchers exceeding $50,000 requiring immediate action.
Resolution rescinding property taxes on tax key numbers 1133-033-001 and 1133-033-002.

Resolution approving 2008 budget amendment requested by the Director of Finance: increase Economic
Development fund expenditure account 205-943-546 by $9,000, for purposes of economic development
grant expenditures relative to Reserve Class B liquor license revenue received in 2007.

As recommended by the Legislative & Licensing Commitiee

Original Bartender Licenses (see Legislative & Licensing Committee agenda for names).
Original Class B Beer license for Mexican Grill of Colorado, LLL.C; d/b/a Chipotle Mexican Grill; Sahul
Flores Jr. — Agent (new owner):

a. 15375 W. Bluemound Rd., Suite #170
b.  3705N. 124™ St., Suite #200

Original Class C Wine license: Café Manna LLC; d/b/a Café Manna; 3815 N. Brookfield Rd.; Robin S.
Kasch - Agent.

Original Reserve Class B Combination Beer and Liquor license: Giggles Comedy Pub LLC; d/b/a
Giggles Comedy Pub; 19115 W. Capitol Dr., #106; Jesse J. Borowski — Agent.

As recommended by the Human Resources and Public Safety Committee
Ordinance establishing the salary of Municipal Judge for 2009-2012.

Ordinance amending Section 2.12.080 of the Municipal Code regarding Residency Requirement for f O - 3
Police Chief and Fire Chief.

As recommended by the Parks and Recreation Commission

Resolution approving the Grants of Rights Agreement with the School District of Elmbrook relating to
construction and use of a segment of the Greenway Trail System and an existing park access drive
located within Elmbrook property east of and adjacent to Mary Knoll Park.

As recommended by the Board of Public Works

Resolution vacating the Perpetual Drainage Easement at 2540 N. Calhoun Rd. (Netzow).

Resolution awarding the bid for the City of Brookfield City Hall Remodel Project, 2000 N. Calhoun Rd,,
Zimmerman Architectural Studios Inc. Project #070013 to Triad Construction Inc. for $1,025,566.
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As recommended by the Water & Sewer Board

Resolution approving the Perpetual Sanitary and Storm Sewer Easemnent for 13620 Kinsey Park Dr.,
TKN 1151-118 with Harlan A. Mueller.

Resolution approving the revised Water Sprinkling Policy.

Council As A Whole

Mayor’s Appointments to the Convention and Visitors Bureau:
a. James Garvens, 3 year term expiring May 15, 2008,
b. Lisa Mellone, to fulfill an unexpired term ending May 15, 2010.

2008 Calendar of Meetings.

Resolution commending James Isleb for his 30 years of dedicated service upon his retirement.

(End of consent agenda.)

23.  Ttems removed from the Consent Agenda {(if necessary).

Actions and recommendations from the Plan Commission minutes of fTanuary 7, 2008

24. < P.C.#1: Metropolitan Development, c/o Richard Conley, for approval of an amendment to the PDD
General Plan and to schedule a public hearing to amend Ord. #1956-04 to modify the Phase II building
of “Brookfield Junction” located at 2848 N. Brookfield Road from a mixed retail/residential building to
a residential building consisting of 34 dwelling units, The original General Plan approved a first floor of
16,129 sq. ft. of retail and two floors of apartments, 22 total dwelling units for the Phase II building. , The
amended General Plan would approve a first floor of structured parking and housing units. ﬁ/
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25,  Ordinance establishing the 2011-2012 salary rates for Aldermen.

26.  Legislative Referrals and Request for Services.

27.  Adjourn.

It is possible that members of and possibly a quorum of members of other governmental bodies of the municipality may be in attendance at the
above-stated meeting to gather information; no action will be taken by any governmental body at the above-stated meeting othet than the
governmental body specifically refetred 1o above in this matter.

Any person who has a qualifying disability as defined by the Americans with Disabilities Act that requires the meetings or materials be in an
accessible lecation or format, contact the City Clerk at (262) 782-9650 or 2000 N. Calhoun Road, for accommodations, Request for
accommodations for meetings should be made at lzast 3 business days prior 10 the meeting. Every effort will be made to arrange
accomtnodations for all meetings, so please pive the City Clerk as much advance notice as possible.




BY:

DATE:

TIME:

PLACE:

NOTICE OF PUBLIC HEARING

Common Council, City of Brookfield
January 15, 2008

7:45 p.m.

Council Chambers

Brookfield City Hall

2000 North Calhoun Road
Brookfield, W1 53005

APPLICANT:  WMH Leasing LLC

14700 Fleetwood Ln.
New Berlin, W1 53151
c/o William M. Hoeg, Managing Member

REQUEST: To rezone land located at the northeast corner of Moorland Road and Greenfield

Avenue, Tax Key Nos. BRC 1147-993-001 and 1147-991 from “B-3” Regional
Business District to “PDD"” Planned Development District — General Plan, No. 14
(Commercial), for the purpose of permitting the construction of an approximate
127,000 sq. ft. commercial building with four floors atop a two level parking
structure with one parking level below grade resulting in a structure with a total
height of approximately 97" at the northeast comer of Moorland Road and
Greenfield Avenue.

The following development to be known as Fountain Brook Crossing would be
permitted pursuant to PDD No. 14 - General Plan (Commercial) zoning and
approval of a “Specific Plan” as follows:

Permitted Uses
e Office, retail and retail service uses as permitted in Chapter 17.64 “B-3"
Regional Business District and Chapter 17.76 “O” Office District of the
Municipal Code are permitted as well as the uses listed in Chapter 17.60
“B-2” General Business District but excluding automobile repair shops
and storage garages, lockers, cold storage plants and automobile service
stations.

Building and Parking Locations (approximate)

e Building setback from Moorland Road 1.0
Pavement setback from Moorland Road 15.0°
Building setback from Greenficld Avenue 1.0’
Pavement setback from Greenfield Avenue 15.0°
North building offset 0.0
North pavement offset 0.0
East building offset 0.0’

East pavement offset 0.0°

Descriptors other than legal description and zoning classification are for information only.




Height Regulations (approximate)
o The total height of the building/parking structure will be 97° from finished

grade
Area Regulations (approximate)
e Floor Area Ratio: 140.6%
¢ Landscape Surface Area: 24.65%
s Lot Coverage: 75.35%
Master Plan

The site is contained in the following studies/plans, Brook Hollow Transportation
and Development Study, 1990 — Moorland Road Traffic Management Study
(Brook Hollow Study Area), 1996 - the Greenfield Avenue Corridor Plan, 1996 -
the Brookfield South Gateway Design Concept Report, 1999 and the Brookfield
Year 2020 Master Plan, 1999, Fountain Brook Crossing is located within the
boundary of the South Gateway Node, one of ten areas identified as Targeted
Intervention Areas (TIA) in the Brookfield Year 2020 Master Plan. The ten TLAs
of the Master Plan are those select areas in the city where change is anticipated,
encouraged and where redevelopment investment can yield highest returns, A
nodal plan for the TIA has not been prepared. Goals specific to the South
Gateway include creating a southern Gateway to Brookfield, establishing
pedestrian connections and coordinating development patterns with traffic/access
management.

Community Benefits

o The project is consistent with the access and traffic circulation objectives
of the Brook Hollow Transportation and Development Study and
implements a city traffic management objective in this neighborhood.

o The city has a long standing desire for the construction of buildings with
signature or “gateway” architecture at the important entrances to the
community. This proposal delivers “gateway” architecture at a city
gateway.

® The site and building are designed utilizing Leadership in Energy and
Environmental Design (LEED) Green Building techniques. LEED is the
nationally accepted benchmark for the design, construction and operation
of quality, high performance buildings and represents the sustainable
investment through development that is desirable for the community.

* Supporting the entire building, parking structure and utilities with grade

beams and structural piles numbering 1:451-is-an-unprecedented

commitment to quality construction in this community. In so doing the
proposal converts a vacant parcel of marginal value into a valuable
commercial site that compliments the Moorland Road corridor and the
redevelopment efforts at Brookfield Square.

—& The project will deliver the other half of the “grand entrance” via
installation of a city entrance sign at the cost of the applicant and the
ornamental street lighting envisioned in the Brookfield South Gateway
Design Concept Report as well as a public gathering space at no cost to
the community.

Descriptors other than legal description and zoning classification are for information only.




LEGAL DESCRIPTION: The area to be rezoned “PDD” Planned Development District -
General Plan, No. 14, is depicted on the attached Exhibit "A" and described as follows:

Parcel 1: All that part of the Southwest 1/4 of Section 35, Town 7 North, Range 20 East, City of
Brookfield, County of Waukesha, State of Wisconsin, described as follows:

Commencing at the Southwest corner of said 1/4 Section; thence North 89° 57° East along the
South line of said 1/4 Section, 330.0 feet; thence North and paraliel to the West line of said 1/4
Section, 330.0 feet; thence South 89° 57° West and parallel to the South line of said 1/4 Section,
330.0 feet; thence South along the West line of said 1/4 Section, 330.0 feet to the point of
commencement. EXCEPTING THEREFROM that part of the Southwest 1/4 of Section 35,
Town 7 North, Range 20 East, described as follows:

Begin in the West line of said Section at a point which is 330 feet North 0° 43° West of the
Southwest corner of said Section; thence South 0° 43° East, 330 feet to the Southwest corner of
said Section; thence North 89° 20° 55” East, 330 feet along the South line of said Section; thence
North 0° 43 West to a point which is 97 feet North 0° 39’ 05” West of the South line of said
Section; thence South 89° 20° 55 West to a point which is 120 feet North 89° 20’ 55” East and
97 feet North 0° 39° 05” West of the southwest corner of said Section; thence Northwesterly to a
point 116 feet North 0° 43° West and 60 feet North 89° 17" East of the Southwest corner of said
Section; thence North 0° 43* West to a point which is 330 feet North 0° 43° West of the South
line of said Section; thence South 89° 20° 55” West to the point of beginning. Tax Key No. BRC
1147.991

Parcel 2: Certified Survey Map No. 370, recorded on January 4, 1966, in Volume 2 of Certified
Survey Maps on Pages 263, 266 and 267 as Document No. 652995, being a part of the Southwest
1/4 of Section 35, Town 7 North, Range 20 East, City of Brookfield, County of Waukesha, State
of Wisconsin, excepting the Southerly 97.00 feet conveyed for public highway purposes. Tax
Key No. BRC 1147.993.001

Dated this 18 day of December, 2007.

Kristine A. Schmidt, City Clerk

Publish Notice: December 27, 2007 and January 3, 2008.

———————Adtexinbrtsreferenced i tiie published nofice are available from the Common Council via
viewing at the Brookfield Public Library, City Hall Clerk's Office, and the City of Brookfield

Web site at http://www.ci.brookfield.wi.us/meetings.cfm#23.
*Plans may be viewed at the Office of the City Clerk, Brookfield City Hall.

Descriptors other than legal description and zoning classification are for information only.




TO: CITY OF BROOKFIELD PLAN COMMISSION

June 30, 20607

Development Location: 2.07 acres (90,297 square feet) on the Northeast corner of Moorland
Road and Greenfield Avenue (Hwy 59) opposite Walgreen Drug (Northwest corner of
intersection), adjacent to Qutback Restaurant/Country Inn Suites/Champps Americana to the
North, bordering the access road/marsh/Pick’n Save development to the East, and the City of
New Berlin to the South.

Name of Development: Fountain Brook Crossing

Background of Developers-WMH Leasing LLC; Address—14700 W. Fleetwood Lane; New
Berlin, WI, 53151-1209; Phone—(262) 227-0759; E-mail whoeg@wi.rr.com: The Property
was purchased in 2004 by William M. Hoeg and Dr. Lanae D. Fox/Lanae D. Fox-Hoeg and
placed in a limited liability corporation, WMH Leasing.

Dr. Fox is the Founder of Gentle Family Dentistry and started her practice in 1985 after
graduating from Marquette University Dental School. Her practice has outgrown its current
facilities which cannot be expanded. Her husband Bill has 20 years of sales, marketing, training,
product management and advance technology visioning with International Harvester/Case
Corporation and 6 years of leadership experience serving as the chief operating and financial
executive in the position of Executive Assistant to the President and Business Manager for the
South Wisconsin District of The Lutheran Church—Missouri Synod. In addition, he was actively
involved in the purchase/ownership of 320 acre lowa fanm interest from 1988 to 2004.

Bill and Lanae are currently investigating ways to develop this property that integrates the City’s
long-term vision with the long-term vision of providing people in the metro area leading edge,
technologically advanced dental care. The Hoeg family has lived in New Berlin, two miles away
from the site, since 1988. They bring a long-term community perspective to this development.
What is created here is intended to be “home” and not just another “multi-tenant building.”

Current Zoning: B-3 Regional Business District—under current zoning maximum F.AR. is
30% or 27,089 square feet and maximum coverage is 70%.

Requested Action: Make the development location a PDD.




Reasons for the Request

Construction Challenges: Horrific soil conditions make construction on this site economically
difficult under current zoning restrictions. The following 1963 aerial photography shows that this
lot, as part of an 80 to 100 acre parcel was, firm, tillable farmland. Subsequent area development
created a large man-made marsh which deteriorated the soil substructure of the property. Today,
the site requires a minimum of 75 foot sub-surface pilings to support any commercial building.
In addition, the water table is approximately 13 feet down, creating a myriad of construction and
depth placement issues.
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Design Chalienges: Current zoning will facilitate a small, approximately 27,000 square foot
plaza at a “gateway entrance to the City of Brookfield. The City’s 2020 Master Plan envisions
larger signature architecture at this site. A 27,000 square foot structure is not conducive to the
Master Plan, nor is it economically feasible on this site. In addition, the City of New Berlin
recently approved a $50 Million, 408 room conference center/motel/water park on the Southwest
corner of this intersection. Its Roman-Greco design and four levels of underground parking will
overshadow the existing Walgreens and any B-3 facility on this site. This property can only
provide the “Premium Commercial Center” image the City is trying to project at its all important
gateway entries if it is rezoned to a PDD.




Financial Challenges: Soil conditions add substantial incremental costs to any project on this
site. Unless it can be used as a PDD, allowing a building four to five times larger than that
permitted under current zoning, no development is economically feasible given the desires of the
City to use signature architecture. :

The Vision

Site use: This property was purchased to create a multi-specialty dental, medical, health and/or
athletic center that would provide a full array of dental and medical services, health and athletic
rehab opportunities including high end cosmetic dentistry and plastic surgery. Gentle Family
Dentistry (GFD) will be the lead tenant. GFD is a high technology general dental practice
providing services that only three or four other general dental practices in Southeastern
Wisconsin can provide. GFD has been nationally recognized for its soft tissue management
program and has been ranked in the top five in the U.S. for its gum disease treatments. Known
for its honesty, integrity and high quality work, people come from all over the world and
throughout the U.S to experience 1ts personalized, quality dental care. As the potential for more
space became available through the concept of a PDD, the desire to vertically integrate and
expand the services provided in a landmark facility that is unique and unmatched in the metro
arca now becomes a possibility. The vision to provide banking, retail, and executive offices
along with the medical and dental services is being pursued.

Proposed PDD Concept: A four-story signature architecture building, with approximately
115,000 square feet and two levels of underground parking—with the top level of parking being
partially exposed, meets green space requirements. Its unique appearance, unmatched in the City
of Brookfield or Milwaukee metro area, utilizes natural materials, including area flagstone. (See
Plans provided by Keller.)

Height of Facility: The proposed design of this building has two distinguishing features: an
internal, natural lighting atrium that features an enclosed four-story water fall/fountain; and an
exposed, first level of underground parking. The plan commission must consider several
dimensions regarding the height of the building. From the surface parking to the top of the
atrium roof line is approximately. 80°; from the surface parking to the human height line of the
fourth floor is 45° 6” and from the street level to the top of the atrium roof line is approximately
97°. For reference, the Midway’s office building is 79 tall from surface parking to top of
structure or a one foot difference for identical measurments. Fire Chief John Dahms and Fire
Marshal Dennis Hibbard indicate that this design does not present a fire protection problem and
they see no technical issues with the height. Surrounding building heights are set forth elsewhere
in this submission.




Potential Tenants: We have a signed letter of intent from a new community bank and verbal
commitments from Gentle Family Dentistry, and regionally renowned orthodontist, periodontist,
and oral surgeon. In addition, we are in discussions with a dental lab, two medical groups,
chiropractors, a structural engineering group, architect/construction group, a health club, sports
rehabilitation and performance group, executive business space for professional groups such as
legal and accounting firms, an exclusive bakery, premium beverage shop and up-scale cafe,
florist, and high-end and exclusive retail specialty shops and stores—which would be facilitated
if the space were made available through a PDD. There is also the potential for some smaller
retail and support groups that would have synergies with the above mentioned potential tenants.

Strengths of the Concept—DBenefits to the Residents and City:

s Becomes home for three of the leading and exclusive dental groups in the
region. A premium community should have the reputation of providing
premium services. Gentle Family Dentistry (GFD) provides advanced
technology services that only 3 or 4 dental offices in all of south eastern
Wisconsin can provide. In addition, the two other dental specialist groups are
regionally renowned for their cutting and leading edge services and processes
making this collection of dental groups unmatched anywhere in the metro area
and all would be moving to Brookfield.

Draws visitors from around the world. GFD draws patients from around the
world including Japan, Norway, Germany, and Russia. In addition, patients
come back to GFD from all over the United States and it draws regionally
from Peoria Illinois to La Crosse Wisconsin. The other two groups regularly
draw from Chicago to Sheboygan. Because of the distance traveled there is a
greater likelihood of economic impact for the city in the form of hotel room
nights, restaurant usage, and shopping.

Provides the first truly signature architecture structure in Brookfield adding to
the City’s distinctive presences and image in the region and helps maintain the
value and long-term investment for all those locating to Brookfield. This will
challenge architecture in cities worldwide putting Brookfield and its
community in a very select group of communities.

Integrates external fountains into its design to provide a beautiful park like
presences to all—inviting those passing by into the city. This would rival
places like this that might be found in other larger cities;

Incorporates a tastefully designed, “City of Brookfield” sign to enhance the
gateway entrance and beautification of the city;

Fashions a prominent land mark that enhances the marketing and image of
Brookfield as a corporate entity, as well as becoming a point of reference for
people entering Brookfield;




.........................................................................................

Complies to the letter with the City’s 2020 master plan. This corridor is a key
master plan area and this requested PDD is in the very heart of that desired
development location. This would be a critical component in launching
Brookfield toward its future vision;

Invests in a crucial area of the city that hasn’t had this size of investment for a
number of years setting an example and providing incentive for others to
upgrade and/or refresh their properties creating a renewed image of the
community in this sector;

Takes a long term approach to building in very difficult soil conditions using
strong sustainable engineering to assure long life, reliable utility services and
infrastructure while portraying a modern, timeless, and sophisticated image
that reflects a premium commercial center;

o Uses a number of green concepts like natural internal lighting, roof top
garden, which will be available to the public overlooking the marsh
and the potential use of geo-thermo heating and cooling to minimize
energy usage. Each of these are sustainable building techniques and
will provide a role model for other area construction as it transitions to
incorporated LEED certification techniques;

o Meets the new storm water regulations which will provide
environmentally cleaner ground water and better surface water control
than is currently accomplished with nothing there;

e Separates, transitions and is large enough to buffer Brookfield from

the proposed 403 room, 110 foot high, water park/conference

center/hotel proposed for the southwest comer of the New Berlin side
of the intersection if that project is ever constructed.

Eliminates and hides most of the surface parking replacing it with

underground parking-—enhancing the beauty of the area, avoiding a

seca of unattractive blacktop and replacing it with attractive

landscaping and signature architecture, We would be leading a desired
trend in this area;

e Facilitates a multi-use building, minimizing and spreading traffic
movement throughout the day. This is verified through the traffic
study that shows the facility has a miniscule incremental effect on
street and intersection traffic in the worst case scenarios. As a result no
additional city/public infrastructure is needed to support the facility
nor will such facility add any inconvenience to those living in the area
but will only add new commerce that will enhance the residents’
quality of life;

¢ DBased on the above bullet point, this optimizes the tax base without
additional infrastructure cost, providing the City of Brookfield a
competitive advantage versus other communities and again providing
an enhanced quality of life 1o its residents at a lower tax rate;
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¢ Features businesses that have a more stable business cycle which is
less sensitive to economic swings; and

» Provides a career and job base for well educated professionals which is
the desired and a key population draw for the Brookfield community.
But more importantly, it minimizes commute times and transportation
cost for those living in Brookfield.

Financials: Because of the poor soil and building conditions, the financial capability of this
property is extremely difficult and the reason why the city has not been approached sooner with a
design concept for this very high profile comer. Even with the PDD, there are three key items
that increase the cost of this premium *“class A+” structure: 1.] Signature architecture; 2.]
Implementation of LEED techniques such as internal natural lighting, roof top garden, the noise
masking of the enclosed water fall/fountain, and potential geo-thermo heating and cooling; 3.]
the additional construction cost of parking and infrastructure to support a building of this size on
such poor soil conditions.

Assuming a 3 story configuration, a 100% leased building, and leased out at rates that are 30%
higher than the current areca market rates, this building would not provide a net retumn on
investment until year 6 and even in year 10 the ROI would be less than 2%.

Assuming a 4 story configuration and the same above assumptions, there would be a first year
ROI of approximately 1.2%. However, more importantly the project would cash flow at 87%
occupancy.

Considering these financials, one would question why we would want to continue on? There are
four reasons:
s We are committed to providing unmatched dental care and cosmetic services to
the region;
We are looking to create a home not a multi-tenant building;
The construction of this facility is taking a long-term approach to this project and
as a result short cuts are not being taken which makes this facility more costly
initially but less costly in its 2™ and 3 generation lease cycles and 15 and 20 year
repair cycles—improving its long term value, viability, long term functional
reliability and esthetically pleasing appearance; and
s We have the patience and willingness to wait 20 years for a return on investment
that meets our expectations.



























































































































































































































































































