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CITY of NOVI CITY COUNCIL

Agenda Item 4
July 28, 2008

SUBJECT: Consideration of the request of Triangle Development, LLC, for a Section 9 Fa<;ade Waiver for
the proposed Building 400 (Phase 2) of the Main Street development, SP# 08-16. The subject
property is located in Section 23, south of Grand River Avenue, east of Novi Road, in the TC-1,
Town Center District. The subject property is approximately 20 acres and the applicant is
proposing to construct a mixed-use development on the vacant land to the north and south of the
existing Main Street.

12......v¥)
SUBMITTING DEPARTMENT: Community Development Depa~ent - Planning

CITY MANAGER APPROVAa

BACKGROUND INFORMATION:
As part of the proposed Phase 2 of the Main Street development, the applicant is proposing the
construction of a 2 story night club. In order to facilitate the development of this project, the Final
Site Plan for Phase 2 is being reviewed concurrently with the revised Preliminary Site Plan that is
also before you this evening. As part of that Final Site Plan Review, the applicant submitted
revised elevations and the fa~ade for Building 400 now requires a Section 9 fa~ade waiver for the
overage of cast stone on both the south and west facades and an underage of brick on the west
fa~ade. The fa~ade consultant recommends approval of the waiver for both of these items. There
was some concern regarding the color of the proposed metal roof. The applicant has indicated the
roof will be in compliance with the ordinance and a waiver is no longer needed.

Since the proposed site is in the Town Center District and larger than five acres, the decision of
whether or not to grant the requested wavier falls to City Council. Since this is an administrative
review of the final site plan, the City Council is asked this evening with regard to Phase 2 of the
Main Street Development to only consider the Section 9 fa~ade waiver.

Section 1602.9 of the Town Center ordinance specifies that alternative fa~ade materials may be
considered when the following gUidelines are satisfied:
a. The selected fa~ade materials and material combinations will be consistent with and enhance

the bUilding design concept.
b. The selected fa~ade materials and material combinations will be complementary to existing or

proposed buildings within the site and the surrounding area.
c. The use of the selected fa~ade materials and material combinations will not detract from the

future development in the Districts of buildings with facades of brick and stone, augmented by
materials complementary to brick and stone.

d. The request is accompanied by a written design statement describing how the selected fa~ade

materials will satisfy the above requirements.

This matter appeared before the Planning Commission on July 16th
, 2008. The Planning

Commission recommended approval of the Section 9 Fa~ade Waiver. Relevant meeting minutes
are attached.



RECOMMENDED ACTION: Approval of the request of Triangle Development, LLC, for a Section
9 Fagade Waiver for the proposed Building 400 (Phase 2) of the Main Street development, SP#
08-16 subject to the following:

a. The awning color being in compliance with the Town Center Design manual, as indicated in
the Fa~ade review letter;

b. The conditions and items listed in the staff and consultant review letters being addressed
on the Final Site Plan; and

c. (additional conditions here if any)

for the following reasons... (because the plan is otherwise in compliance with Article 16, Section
1602.9 items a through d, Article 24 and Article 25 of the Zoning Ordinance and all other
applicable provisions of the Ordinance.)
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Mayor Landry
Mayor Pro Tem Capello
Council Member Crawford
Council Member Gatt
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Council Member Margolis I
Council Member Mutch I
Council Member Staudt I
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PLANNING COMMISSION

CITY OF NOVI
Regular Meeting

Main Street Phase 2, SP08-16a, Excerpt
Wednesday, July 16, 2008 I 7 PM

Council Chambers I Novi Civic Center 145175 W. Ten Mile
(248) 347-0475

CALL TO ORDER
The meeting was called to order at or about 7:00 PM.

ROLL CALL
Present: Members Brian Burke, Victor Cassis, David Greco, Andrew Gutman, Brain Larson, Michael Lynch (7:35 PM),
Michael Meyer, Mark Pehrson, Wayne Wrobel
Also Present: Barbara McBeth, Deputy Director of Community Development; Kristen Kapelanski, Planner; Mark
Spencer, Planner; David Beschke, Landscape Architect; Lindon Ivezaj, Civil Engineer; Steve Dearing, Traffic
Consultant; Kristin Kolb, City Attorney

MATTERS FOR CONSIDERATION
1. MAIN STREET PHASE 2, SP08-16A

Consideration of the request of Triangle Development, LLC, for a recommendation to City Council for a Section 9
Fac;:ade Waiver for the proposed Building 400. The subject property is located in Section 23, south of Grand River
Avenue, east of Novi Road, in the TC-1, Town Center District. The subject property is approximately 0.25 acres
and the Applicant is proposing to construct a mixed-use development on the vacant land to the north and south of
the existing Main Street.

Chair Cassis asked to be recused from the consideration of the Main Street requests [due to his relationship as a
neighboring landowner of the Main Street development].

Moved by Member Pehrson, seconded by Member Gutman:

VOICE VOTE ON CHAIR CASSIS' RECUSAL FROM THE MAIN STREET CONSIDERATIONS MOTION MADE BY
MEMBER PEHRSON AND SECONDED BY MEMBER GUTMAN:

Motion to recuse Victor Cassis from consideration of the request of Triangle Develop, LLC. Motion
carried 9-0.

Planner Kristen Kapelanski described the request for the Planning Commission. The two-story nightclub that is part of
Phase 2 is being reviewed concurrently with the revised Preliminary Site Plan SP06-38c. The design of the building
now requires a Section 9 Fac;:ade Waiver for the overage of cast stone on the south and west fac;:ades and the
underage of brick on the west fac;:ade. The Fac;:ade Consultant recommends approval of this Waiver. There was an
earlier concern regarding the color of the proposed metal roof, and the Applicant has since indicated that the roof will
be in compliance with the Ordinance and a Waiver for that element is no longer needed.

Ms. Kapelanski said the Town Center Ordinance requires that a metal roofing must be made of copper or be of a
copper-colored tone. The Applicant has provided a sample of what the roof color will be, which is clearly a copper
tone.

The Planning Commission should consider the language found in Section 1602.9 of the Zoning Ordinance and make
a recommendation to City Council regarding this request.

Member Burke asked whether there was any opportunity for this building, which will be one foot from the existing
building, to piggyback on the underground parking that is part of the Atrium building. He wondered if that could
alleviate concerns regarding future parking needs. Dave Nona of Triangle Development said that he had not planned
for such a design. This is a fairly small building with a footprint of about 7,000 square feet. It would yield about 15
parking spaces according to his calculations. The logistics of this design has not been considered.
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Moved by Member Burke, supported by Member Gutman:

ROLL CALL VOTE ON MAIN STREET PHASE 2, SP08-16A, SECTION 9 FACADE WAIVER MOTION MADE BY
MEMBER BURKE AND SECONDED BY MEMBER GUTMAN:

In the matter of Main Street Novi Phase 2, SP08-16A, motion to recommend approval the Section 9 Fa!(ade
Waiver for the overage of cast stone on the south and west fa!(ades and the underage of brick materials
on the west fa!(ade subject to: 1) The Applicant revising the awning color to be in compliance with the
Town Center Design Manual, as the Applicant has stated he will do; and 2) The conditions and items
listed in the Staff and Consultant review letters being addressed on the Final Site Plan; for the reasons
that the plan is otherwise in compliance with Article 16, Section 1602.9 items a through d, Article 24 and
Article 25 of the Zoning Ordinance and all other applicable provisions of the Ordinance. Motion carried
8-0.

Mr. Nona stated that he wanted to start construction in the fall.
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MEMORANDUM

TO: MEMBERS OF THE PLANNING COMMISSION

FROM: KRISTEN KAPELANSKI, PLANNER

THRU: BARBARA MCBETH, COMMUNITY DEVELOPMENT

SUBJECT: MAIN STREET PHASE 2 SECTION 9 FACADE WAIVER

DATE: JULY 7,2008

cityof novi,org

Triangle Development currently has a revised Final Site Plan for Phase 2 of the Main Street

development in for review with the Planning Division. The overall Preliminary Site Plan for the

Main Street Development was approved by City Council on November 13th
, 2006 after

recommendation from the Planning Commission. At the July 16th Planning Commission meeting, a

revised Preliminary Site Plan and Phasing Plan will be reviewed by the Planning Commission for

recommendation to City Council. Since the Preliminary Site Plan will be considered as a whole

project, rather than separate pieces, each phase will be reviewed and approved administratively as

a final site plan only.

Upon review of the Final Site Plan for Phase 2, Building 400 of the proposed development, the

City's fayade consultant noted that a Section 9 fayade waiver would be required for the overage of

cast stone on the south and west facades and the underage of brick on the west fayade. The

fayade consultant recommends approval of the waiver for these materials. The fayade review also

notes that a wavier is also required for the proposed awning. In the Town Center District, all

proposed awnings must be 100 percent copper or copper bearing painted finish. The applicant

has proposed a dark bronze colored standing seam roof which does not meet the requirements of

the ordinance. The City's fayade consultant does not recommend approval of the Section 9 waiver

required for the proposed awning. A subsequent conversation with the applicant's architect

revealed that the applicant is able to modify the metal awning to meet the ordinance standard for

copper.

Since this is an administrative review of the final site plan, the Planning Commission is asked this

evening with regard to Phase 2 of the Main Street Development to only consider the Section 9

fayade waiver. Since the proposed site is in the Town Center District and larger than five acres,

the Planning Commission will be making a recommendation to City Council regarding the



requested waiver, which would be contingent upon approval of the revised Preliminary Site Plan

and revised Phasing Plan.

Section 1602.9 of the Town Center ordinance specifies that alternative fayade materials may be

considered when the following guidelines are satisfied:

a. The selected fayade materials and material combinations will be consistent with and

enhance the building design concept.

b. The selected fayade materials and material combinations will be complementary to existing

or proposed buildings within the site and the surrounding area.

c. The use of the selected fayade materials and material combinations will not detract from the

future development in the Districts of buildings with facades of brick and stone, augmented

by materials complementary to brick and stone.

d. The request is accompanied by a written design statement describing how the selected

fayade materials will satisfy the above requirements.

If the Planning Commission is inclined to recommend approval of the fayade waiver, these

conditions should be noted in the motion.

If any Commissioner has any questions or needs additional information please contact Kristen

Kapelanski in the Planning Division at 248-347-0586 or kkapelanski@cityofnovi.org.
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METCO SERVICES, INC.
ENGINEERS, ARCHITECTS, & SURVEYORS

23917 Cass 51. . Farm; ngton· Michigan· 48335· (248) 478-3423· Fax (248) 478-5656

June 27, 2008 (Revised 711 0/08)

City of Novi Planning Department
45175 W. 10 Mile Rd.
Novi, MI 48375-3024

Attn: Ms. Barb McBeth - Deputy Director Community Development

Re: FACADE ORDINANCE - Final Site Plan Review
Main Street, Phase 2 (Building 400)
SP08-16
Faryade Region: 1
Zoning District: TC-1
Size: (1) Building (2-stories) - 12,650 Sq. Ft. (Square footage has increased since our letter - 5-8-08)

Dear Ms. McBeth:

The following is the Facade Review for final site plan review regarding the drawings prepared by GAV &
Associates, Inc., dated May 29, 2008 for compliance with Novi Ordinance 2520; the Facade Ordinance. The
percentages of materials proposed are as shown below. A "check" by the percentage signifies that the range is
within the ordinance guidelines, while an "x" indicates an overage. The maximum percentages allowed by the
Schedule Regulating Facade Materials are shown in the right hand column.

Drawings Dated 5-29-08 NORTH SOUTH EAST WEST ORDINANCE
FACADE FACADE FACADE FACADE MAXIMUM

NATURAL BRICK 80.6% ,/ 38.4% ,/ N/A 25.6% X 100% (30% Min.)

CAST STONE 3.7% ,/ 28.1% X N/A 39.0% X 25%

E.I.F.S. 14,4% ,/ 24.4% ,/ N/A 22.3% ,/ 25%
STANDING SEAM METAL PANEL 0.0% ,/ 3.7% ,/ N/A 6.3% ,/ 25%
TRIM 1.3% ,/ 5.4% ,/ N/A 6.8% ,/ 15%

Recommendations:

1. The applicant will be required to obtain a section 9 waiver for the overage of Cast Stone on both the
South and West facades (because it exceeds the maximum allowed of 25%), and also the West faryade
does not provide a minimum of 30% brick.

2. The faryade may have up to 25% standing seam metal roof in Region 1 subject to footnote 3, which
states "Must be one hundred (100) percent copper or copper bearing painted finish in TC and TC-1
districts." The applicant has specified a dark bronze colored standing seam roof (Awning) which is not
consistent with footnote 3. This would require a section 9 waiver.

3. The drawings indicate that the landscape wall will be composed of materials that will match the color,
size and texture of the building. This requirement would also include any trash enclosures.

4. The mechanical equipment is required to be screened, if actual units are visible, then screening is
required and materials should match the building.

5. The City of Novi requires a Faryade Inspection for all projects The inspection will use the actual material
sample board, approved by the Planning Commission, to check it against the actual materials delivered
to the site.

Z:IOAK PROJECTSI06 NOVI·REVIE'J'JIFACADE REVIEWSI08·16 MAIN STREET ·PHASE 2 BUILDING 400 REV1.DOC
(153P/;!) - - --
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Even though the Cast Stone and Brick materials require a section 9 waiver the design is harmonious with
the adjacent buildings. The color of the metal awning material should abide to the ordinance.

Therefore it is our recommendation that the proposed building meets the intent and purpose of the fa~ade

ordinance and that a Section 9 Waiver be granted for the Cast Stone and Brick materials, and contingent
upon the standing seam metal awnings being copper bearing paint as per our phone conservation with
Mr. Chuck Marchetti on 7/10108. Mr Marchetti indicated that a sample of the copper colored metal would
be presented at the Planning Commission meeting.

If you have any questions regarding this matter, please contact me at your convenience.

Sincerely, ;;
Meteo Services // ~I

/ I

,/J // /"7 //

h'7~/(~'CL?L'L0
L.-/' V

Douglas R. Necci AlA

ZIOAK PROJECTSI06 NOVI·REVIEVV\FACADE REVIEWSI08-16 MAIN STREET-PrlJl.SE 2 BUILDING 400 REV1.DOC
(1:53PIA) - - --
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July 10, 2008

T u r.1 o n r, o r. E R

Ms. Kristen Kapelanski
City Planner
City of Novi
45175 W. Ten Mile Road
Novi, MI 48375

I t. C Q :1 I' 0 II l. I ~ lJ

RE: Response Letter - Novi MainStreet
Phase 2, SP# 08-16

'f E l . 1 :.:;~ I ~\ '"

! ,. ,', ',":

Ms. Kapelanski:

As requested, we are providing a response letter to your METCO report dated June 27,
2008.

REVIEW RESPONSE

1. As per the recommendation; the design of the cast stone and brick materials is
harmonious with the adjacent buildings. Therefore, the applicant is requesting a section 9
waiver.

2. The roof awnings have been revised to Quality Aluminum Products, Inc., Color: #780
Coppertone, as required. This has been discussed with METCO and is in line with the
ordinance requirements. McKenna Associates will provide a sample of the product, on
behalf of GAV, to the Planning Commission on July 16th.

Regards, ..
.~

Courtney Piotrowski Miller, RLA, ASLA
Principal Landscape Architect
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