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SUBJECT: Consideration of the request of Siegal Toumaala Associates, for tentative approval of a
rezoning of property in Section 26, east of Ten Mile Road and south of Novi Road from I-1,
Light Industrial District and OS-1, Office Service District to B-2, Community Business District
and OS-1, Office Service District with a Planned Rezoning Overlay (PRO) and subject to
approval of a PRO Agreement. The subject property is approximately 28.7 acres.
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SUBMITTING DEPARTMENT: Community Develgbme’m — Planning Division

] /
CITY MANAGER APPROV;Z(/:{\/ _
BACKGROUND INFORMATION: The petitioner is requesting tentative approval of a proposed

rezoning with a Planned Rezoning Overlay. The parcels in question are located on the
south side of Ten Mile Road and east side of Novi Road in Section 26 of the City of Novi.
The property to be included in the PRO totals approximately 28.7 acres and is made up of
two parcels. The current zoning is split between OS-1, Office Service and I-1, Light Industrial
zoning districts. The applicant is proposing the rezoning of portions of both parcels to B-2
with the some portions of the property to remain zoned OS-1. There is a substantial area
that would remain zoned I-1 and is not included as part of the PRO. The applicant has
indicated that the rezoning is being proposed to facilitate the construction of a retail
development in two buildings that would include a total of approximately 105,000 square
feet of retail space (roughly equivalent to the Novi Ten Shopping Center at Ten Mile and
Meadowbrook roads, at 101,000 square feet). The uses and square footage is as follows:
e Neighborhood Shopping Center: 40,978 square feet
e Kroger Store: 64,245 square feet
e Area rezoned for the future development of B-2 and OS-1 uses along a large
portion of the frontage of Ten Mile Road and Novi Road. Although these areas are
proposed to be rezoned, the applicant has not offered any building layouts or site
layouts for these areas on the submitted concept plan. This future development
area is estimated to allow about 18,000 square feet of office space (a little larger
than the adjacent Walgreen's store) and another 27,000 square feet possible in the
retail outlots (Briarpointe Plaza is approximately 30,000 square feet, for comparison).

Currently, the subject property is zoned I-1 and OS-1. While the OS-1 district does allow for
the development of medical offices and banks, neither the I|-1 District nor the OS-1 District
permits restaurants or retail.  Therefore, the applicant is proposing to have the
southwestern portion of the site remain zoned OS-1 with the remainder of the subject
property to be rezoned to B-2, Community Business.

This matter was brought before the Planning Commission for consideration and public
hearing on June 23, 2010. At that meeting, the Planning Commission noted several
concerns with the concept plan, particularly with the natural feature impacts on the site
and the stormwater management concept. Decision on a recommendation was
postponed to dllow the applicant time to address the concerns raised at the Planning



Commission meeting. in particular concerns related to stormwater detention, wetland
impacts and woodland impacts. Relevant meeting minutes are attached.

The applicant then submitted a revised concept plan to address comments from the
Planning Commission and staff review letters. The stomwater management concept and
the proposed wetland impacts were both altered and the most up-to-date regulated
woodland boundary was added to plan. No other substantial changes were made as
part of the revised concept plan submittal. The applicant appeared before the Planning
Commission with the revised concept plan on August 25, 2010. At that meeting, the
Planning Commission recommended approval (split recommendation 5:3) of the rezoning
with PRO and concept plan. Relevant meeting minutes are attached.

At the August 25, 2010 Planning Commission meeting, the Planning Commission also
approved the Master Plan for Land Use Amendments, which provides recommended
future land use designations for the subject property. The Future Land Use Map now
indicates Community Office uses for the western portion of the subject property and
Industrial Research Development Technology for the eastern portion of the subject
property. The area had previously been designated special planning project areda. The
proposed rezoning is not in compliance with the 2010 Future Land Use Map.

Staff continues to recommend denial of the proposed rezoning with PRO. Please see the
attached memorandum dated September 17, 2010 detailing the reasons for denial.
Should the City Council approve the rezoning with PRO, staff recommends conditions be
included in the PRO agreement for the area where no building layouts or site layouts have
been provided. At a minimum, provisions regulating the uses permitted should be
included as well as a provision requiring the applicant to meet all Zoning Ordinance and
City Code provisions for the area labeled "Future Phases."

PLANNING COMMISSION RECOMMENDED ACTION: Tentative Approval of Weiss Mixed Use
Development Zoning Map Amendment SP0?2-26A with Zoning Map Amendment 18.690 to
rezone the subject property from I-1, (Light Industrial) and OS-1 (Office Service) to B-2
(Community Business) and OS-1 (Office Service) with a Planned Rezoning Overlay, and
subject to the approval of a PRO Agreement, with the following ordinance deviations:

(a) Ordinance deviation for the excess building height of the shopping center
(30" required, 35" provided);

(b) Ordinance deviation for the location of the shopping center loading zone in
the interior side yard;

(c) Ordinance deviation for the shopping center dumpster location in the
interior side yard;

(d)  Ordinance deviation for the overage of EIFS, Concrete "C" Brick and Split
Faced CMU on the shopping center facade;

(e) Ordinance deviation for the excess building height of the Kroger store (30’
required, 38'6" provided);

(f) Ordinance deviation for the overage of EIFS, Concrete "C" Brick and Split
Facade CMU and the underage of Natural Clay Brick on the Kroger facade;

(g)  Ordinance deviations for the following landscaping requirements:
(1) Three foot tall berm along all road frontages;
(2) Lack of perimeter trees;
(3) More than 15 contiguous parking spaces without an interior

landscape island proposed in seven locations;
(4) Shortage of 122 linear feet of front facade landscaping for the
proposed Kroger;

(5) Lack of front facade landscaping on the shopping center;




(6) Deficient landscape beds around all buildings;

(7) Deficient foundation landscaping around proposed Kroger building
(2.392 sq. ft. required, 1,733 sq. ft. provided);
(8) Deficient foundation landscaping around proposed shopping center
(10,008 sq. ft. required, 1,076 sq. ft. provided);
(h) Ordinance deviations for the following driveway spacing requirements:

(1) Same-side driveway spacing between the proposed Novi Road
driveway and the south Walgreens drive (230" required, 116’
provided);

(2) Same-side driveway spacing between the west driveway on Ten Mile
Road and the east Walgreens driveway (230" required, 225'
provided);

(3) Opposite-side driveway spacing between the proposed center
driveway on Ten Mile Road and the opposite-side industrial driveway
to the east (300' required, 65' provided); and

(4) Opposite-side driveway spacing between the proposed truck egress
on Ten Mile Road and the first opposite-side industrial driveway in
either direction (150" required, 4' provided to the west and 200’
required, 71' provided to the east).

The Plan is also subject to the following PRO conditions:

(a)  Stormwater is to be adequately detained above ground and on the site with
no additional discharge into the wetlands; and

(b)  Applicant shall comply with all of the conditions and items noted in the staff
and consultant review letters;

(c) Future PRO Amendments will be required for review and approval of
developments designated as “future phases” and that with this approval, no
development approvals are granted for any “future phases;" and

(d) Applicant adding an additional west-bound lane to Ten Mile Road across
the entire frontage to make a 5-lane cross section for the full length of the
property.

This motion is made for the following reasons: Sufficient conditions are included on and in
the PRO Plan on the basis of which the City Council concludes, in its discretion, that, as
compared to the existing zoning and considering the site specific land uses proposed by
the applicant, it would be in the public interest to grant the rezoning with Planned
Rezoning Overlay as the benefits which would reasonably be expected to accrue from
the proposal are balanced against and have been found to clearly outweigh the
reasonable foreseeable detriments thereof, taking into consideration reasonable
accepted planning, engineering, environmental and other principles.

Additional recommended conditions:

Since the submitted Concept Plan did not provide building layout, uses and site layouts for
a large portion of the area to be rezoned along Ten Mile and Novi Roads, the Planned
Rezoning Overlay Agreement shall address the procedure for future review and approval
of development in these areas. Additional conditions, as provided on page 4 of the
October 5, 2010 memo from staff, are appropriate for the City Council to add if making
this motion for approval.

STAFF RECOMMENDED ACTION: Denial of Weiss Mixed Use Development, SPO9-26A with Zoning
Map Amendment 18.6%90 to rezone the subject property from I-1 (Light Industrial) and OS-1
(Office Service) to B-2 (Community Business) and OS-1 (Office Service) with a Planned
Rezoning Overlay, for the following reasons:

e The proposed rezoning would be contrary to the recommendations of the Future
Land Use Map and Master Plan for Land Use;




The proposed rezoning would be contrary to an Implementation Strategy listed in
the Master Plan, which states: “Limit the commercial uses to current locations,
current zoning, or areas identified for commercial zoning in the Master Plan for Land
Use";

Approval of the application would not accomplish integration of the proposed
land development with the characteristics of the project area because the
proposed concept plan is deficient in a number of landscaping standards listed in
the Zoning Ordinance and extensive removal of regulated woodlands is proposed
without adequate mitigation;

Recently completed retail studies indicated the City currently has a surplus of land
zoned or planned for retail activities to meet the highest predicted retail demand
through 2018;

The City presently has a retail vacancy rate for existing development near 10%;

The proposed PRO concept plan contains a number of ordinance deviations,
including deviations from the ordinance for accessory structure and loading zone
locations as well as a significant amount of waivers from the ordinance landscape
standards. The applicant has not established that these deviations, if not granted,
would prohibit an enhancement of the development that would be in the public
interest. Such deviations are not consistent with the Master Plan and are not
compatible with the surrounding area because of the deficiencies in the amount of
greenspace and landscaping proposed in the concept plan and the adverse
impacts of the requested deviations may be seen to outweigh the enhancement
of the public benefit offered to date;

The application proposes to rezone the frontage along Ten Mile Road to the B-2
District, but proposes no conditions or limitations that would result in an
enhancement of the development that would be in the public interest. For
example, the application does not propose any limitation on undesirable or
inappropriate uses and does not propose additional amenities or features for the
public benefit.

The existing I-1 and OS-1 zoning is consistent with the existing zoning in the area and
the proposed project does not result in an enhancement of the area as compared
to development under the current -1 and OS-1 zoning, because new
developments under the current zoning would be expected to meet landscaping
standards and adequately address (and if necessary), mitigate woodland impacts;
and

Woodland impacts are likely to be substantial.
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MEMORANDUM

T0: CLAY PEARSON, CITY MANAGER
FROM:  KRISTEN KAPELANSKI, PLANNER Yo
THRU:  BARBARA MCBETH, COMMUNITY DEVELOPMENT DEPUTY
DIRECTOR | |
SUBJECT:  SP09-26A WEISS MIXED USE DEVELOPMENT = PROJECT
cityofnoviog SUMMARY '

DATE: OCTOBER 5, 2010

As a follow-up to the oc%%on" faken by the Planning Commission on August 25, 2010, staff
offers the following comments regarding the proposed Weiss Mixed Use Development
Rezoning with Planned Rezoning Overlay.

Planning Commission's Recommendation .

At the Planning Commission meeting held on August 25, 2010, the Planning Commission
considered both the Master Plan for Land Use Amendmenis and the Weiss Mixed Use
Development Rezoning with Planned Rezoning Overlay. Relevant meeting minutes
have been included in the packed.

The Planning Commission approved the Master Plan Amendments as presented by staff
and recommended by the Master Plan and Zoning Commiitee. These amendments
included new future land designations for the Weiss Mixed Use Development property,
“Subject Property”. The eastern portion of the Subject Property is now designaled for
Community Office uses and fthe western portion of the Subject Property is now
designated for Industrial Research Development and Technology Uses. A rezoning o B-
2, Community Business therefore would not be in compliance with the new Master Plan
for Land Use.

The Planning Commission aiso recommended approval of the Weiss Mixed Use
Development with the following motion:

“In the matlter of Weiss Mixed Use Development, SP09-26A with Zoning Map
Amendment 18.690, motion to recommend approval to the City Council 1o rezone
the subject property from I-1 (Light Indushial) and 0O$-1 (Office Service) to B-2
(Community Business) and 038-1 (Office Service) with a Planned Rezoning Overlay
with the following ordinance deviations: (a) Ordinance deviation for the excess
building height of the shopping center (30’ required, 35’ provided); (b} Ordinance
deviation for the location of the shopping center loading zone in the interior side
yard; (c) Ordinance devialion for the shopping center dumpster location in the
interior side yard; (d) Ordinance deviation for the overage of EIFS, Concrete “C”
Brick and S$plit Faced CMU on the shopping center facade; (e) Ordinance
deviation for the excess building height of the Kroger sfore (30" required, 38'4"
provided); (f) Ordinance deviation for overage of EIFS, Concrete “C" Brick and Split
Faced CMU and the underage of Natural Clay Brick on the Kroger fagade; (g)



Ordinance deviations for the foliowing landscaping requirements: (1) Three foot tall
berm along all road frontages, (2) lLack of perimeter trees, (3) More than 15
contiguous parking spaces without an interior landscape island proposed in seven
locations, (4) Shortage of 122 linear feet of front facade landscaping for the
proposed Kroger, (5) Lack of front fagade landscaping on the shopping center, ()
Deficient landscape beds around ali buildings, (7) Deficient foundation
landscaping around proposed Kroger building (9,392 sq. ft. required, 1,733 sq. ft.
provided), {8) Deficient foundation landscaping around proposed shopping center
(10,008 sq. fi. required, 1,074 sq. ft. provided); {h) Ordinance deviations for the
following driveway spacing requirements: (1) Same-side driveway spacing
beltween the proposed Novi Road driveway and the south Walgreens driveway
(230 required, 114’ provided), (2) Same-side driveway spacing between the west
driveway on Ten Mile Road and the east Walgreens driveway {230' required, 225’
provided), (3) Opposite-side driveway spacing between the proposed center
driveway on Ten Mile Road and the opposite-side industrial driveway to the east
(300' required, 65’ provided), and (4) Opposite-side driveway spacing between the
proposed truck egress on Ten Mile Road and the first opposite-side industrial
driveway in either direction (150’ required, 4' provided to the west and 200’
required, 71’ provided to the east). Plan is also subject fo the following PRO
Conditions: (a) Stormwater is to be adequately detained above ground and on the
site with no additional discharge into the wetlands; and (b) Applicant shall comply
with all of the conditions and items noted in the staff and consultant review letters.

Additionally, as a condition of this motion, the Planning Commission notes that the
applicant acknowledged that future PRO Amendments will be required for review
and approval of developments designated as “fulure phases”, and that with this
recommenddtion for approval, no development approvals are granted for any
“future phases”. Additionally, it is Planning Commission’s recommendation fo the
City Council to ask the applicant to add an additional west-bound lane to Ten Mile
Road across the entire frontage, to make a 5-lane cross section for the full length of
the property. '

This motion is made for the following reasons: Sufficient condifions are included on
and in the PRO Plan on the basis of which the Planning Commission concludes, in its
discretion, thal, as compared to the existing zoning and considering the site
specific land uses proposed by the applicant, it would be in the public interest to
grant the rezoning with Planned Rezoning Overlay; as the benefils which would
reasonably be expected to accrue from the proposal are balanced against, and
have been found to clearly outweigh the reasonably foreseeable detriments
thereof, taking into consideration reasonably accepted planning, engineering,
environmental and other principles. Mofion carried 5-3 (Nays: Pehrson, Cassis,
Greco)”

As part of the motion, the Planning Commission recommended the applicant add an
additional west-bound lane to Ten Mile Road for the full length of the property, creating
a five-lane cross-section on Ten Mile Road from the railroad tracks westward to Novi
Road. The applicant has proposed adding or extending portions of the right-turn fane



and left-turn lane along Ten Mile Road, but has not proposed a five-lane cross-section
for the entire length of Ten Mile Road from the railroad fracks to Novi Road, as
recommended by the Planning Commission.

Staff's Recommendation

Stoff recommends denial of the proposed rezonmg with Planned Rezoning Overlay
request for the reasons noted in the motion sheet in the stoff recommended mohon
Following is a brief discussion of the reasons for deniaol.

Master Plan for Land Use

The proposed rezoning would not be in compliance with the Master Plan for Land Use,
which recommends office and industrial uses for the Subject Properiy. The recently
adopfed Master Plan Amendments included an extensive review of the Subject
Property and immediately adjocent areas. As part of the Master for Land Use review,
the most recent retail study, complefed in 2007 by the Chesapecke Group, was
updated by staff fo determine the future need for reiail and other land uses throughout
the City in both the immediate future and the long term future. This study update
indicated the City currently has a surplus of land zoned or planned for retail activities to
meet the highest predicted retail space demand through 2018, In addition, recent
studies also indicated the City presenily has a retail vacancy rate near 10%. There is
also a local commercial development, including a Busch’s grocery store, less than one
mile to the east on Ten Mile Road, as well as three Meijer’s stores located just on the
outskirts of the City.

Future Phases/Ten Mile Frontage

Building layouts, uses and site layouts have not been provided for a large portion of the
area to be rezoned with this comprehensive PRO. This includes a substantial amount of
the road frontage. This portion of the proposed Planned Rezoning Overiay is in some
ways operating as a siraight rezoning, since building layouts have not been proposed
and there are no conditions placed on the future uses and/or development of the area
except a general statement in the Planning Commission recommendation that says
that the PRO Agreement would need to be amended for each individual future phase.

While as a general proposition conditioning the rezoning on a future amendment to the
PRO Agreement and then expressly stafing that ho partficular development or site plans
are approved will offer the City some profection and ongoing discretion as to those
areas, arguably the greatest amount of discretion resides with the City at this stage of
the deveiopment approval process. If the City and the developer enter info a PRO
Agreement with no or only a few conditions as fo this portion of the property, it will ot
that point be rezoned to allow any use permitted in the B-2 or OS-1 District, subject to
the City's reasonable exercise of discrefion with regard to future development
proposals.  From the Staff's perspective, although the requirement of future PRO
Agreement amendments is an appropriate minimum protection, there are some things
that the City Council and the developer could consider ai this stage of the
development, such as;



¢ Enumeration of uses thal are otherwise permitted in the B-2 or CS-1 District but
are not permitted at this particular site (e.g.. gas station, efc.). Elimination of uses
that the City most likely would not want 1o see in this round of approvals would
make it less problematic for the agreement to defer approval of fuiure phases 1o
future amendments fo the agreement.

* Requirement that the future phase area meet ail zoning ordinance reguirements
and other ordinance reguirements.

e - Enumeration of authority that the City Councit will retain with regard io
architectural approvals {e.g., retaining fujure discretionary review/approval
authority, if deemed appropriate).

» Increased/improved landscaping and/or other amenities, given the amount of
frontage and the high visibility nature of the area,

The portion of the PRO Plan that includes specific development proposals {iike the
Kroger) has received the majority of attentfion in the process so far. Yet, there is @
significant amount of area diong these major road frontages that is simply being
rezoned now and left for fuiure discussion. Staff's position is that, even if the developer
does not know the exact nature of the development or future users, more specific
parameters could be established to guide the City and the developer when it comes
time for the developer o consider future users and improvements.

Ordinance Devigtions

The plan itself includes a number of ordinance deviations. Attached to this memo are
two exhibits highlighting the locations of the Landscape Ordinance deviations and all
other Zoning Ordinance deviations.

Ten - Landscape Ordinance deviations have been requested.  Staff does not
recommend approval of any of the requested landscape deviations as presented.
Landscape deviations and/or waivers are typically recommended for approval when
the conditions and design of the site prohibit an applicant from meeting alt of the
required site landscaping standards despite their best efforts.  In most cases, the
applicant has included large portions of the required frees and/or landscape beds but
has requested a deviation or waiver because they are not able o meet the fotal
amount required. Applicants have in the past added additional landscaping to other
areas of the site to "make-up" for the areas that are deficient or provided the required
landscape areas in an altermate location close to the vicinity of the original
requiremeni. The spirit of the PRO process—which is to produce a product generally
“more favorable 1o the City than would otherwise result—would argue in favor of the
applicant proposing such alternatives.

Requested landscape deviations for the Weiss Mixed Use Development include the
following. Please see staff's response to the requested deviation in ifalics.
o Exclusion of the required three foot berm on the Ten Mile Road frontage. The
required berm could be accommodated by shifting the proposed parking.
+ Exclusion of the required three foo! berm on the Novi Road frontage. The
required berm could be accommodated given the fact no sife layout or building
location has been provided near Novi Road.



» lack of 122 linear feet of front fagade landscaping for the Kroger store and 327
linear feet of front fagade landscaping for the Retall Center. The applicant
should adjust the sife layout to accommodate the required front facade
landscaping. _

+ A 4" wide landscape bed is required along the entire Kroger store and Retdil
Center, excluding areas used for access. Only portions have been provided.
While sfaff recognizes that the layout of the buildings, the location of loading
zones, etc. would prohibit the instaliation of the required bed around the entire
perimeter of the buildings, the applicant has nof provided space for the
landscape bed in ail feasible locations.

o Per Llondscape Ordinance standards, 9,392 square feet of foundation
landscaping is required around the Kroger sfore. Only 1,733 square feet has
been provided. The applicant has provided only 19% of the required foundation
landscaping and has nof proposed additional landscaping elsewhere to
account for the deficiency.

o Per Landscape Ordinance stondards, 10,008 sguare feet of foundation
landscaping is required around the Retaill Cenfer. Only 1,076 square feet has
been provided. The applicant has provided only 11% of the required foundation
landscaping and again no additional landscaping has been proposed
elsewhere in place of the required foundation plantings.

¢ More than 15 contfiguous parking spaces are proposed without a parking lof
istand in four locations. The applicant could adjust the site fayout fo meet this
requirement.

« One perimeter canopy tree is required every 35 feet. No perimeter canopy trees
have been provided. This deviation may be lessened once o full landscape plan
is developed. Thus far, the applicant has not indicated these trees will be
provided. If is staff's opinion that frees around the enfire perimeter of the site, as
required by the Landscape Ordinance, could be accommodated.

Londscape Ordinance requirements cannot be fully evaluated as the applicant has
not provided a landscape plan for review. Based on a review of the site plan, it does
not appear there is sufficient space on the site to accommeodate all of the required
landscaping.

The applicant has also requested deviations from the facade ordinance for both the
Kroger store and the Retail Center to adllow material percentages that exceed the
maximum allowable percentage and a deviation for the lack of brick on the Kroger
facade. Additionally, the Kroger store and the Retail Center exceed the maximum
allowable height in the B-2 District {30 feet). Both facades appear o meet the intent of
the Facade Ordinance and proposed heights do not greatly exceed the maximum
afiowable height. Staff does not oppose the requested facade and building height
ordinance deviations,

The applicant has shown a portion of the Retail Center loading zone in the interior side
yard, as opposed fo the rear yard. Siaff does not oppose the requested ordinance
deviation for the location of the loading zone.



Two of the dumpsters for the Retail Center are located in the interior side yard, as
opposed to the rear yard. The applicant could adjust the site layout to move all of the
Retail Center dumpsters to the rear yard.

Much of the focus of the discussion so far has been on the Kroger issue (is it an
appropriate use, needed in areaq, efc.). In Staff's opinion, the PRO Plan itself requires
addifionadi review/consideration.
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Planning Review
Weiss Mixed Use Development

Rezoning with Planned Rezoning Overlay — REVISED
SUBMITTAL
SP# 09-26A/Rezoning 18.690
ICM10-43 — Revised Concent Plan

Pefifioner
Siegal Tuomaala Assoc.

Review Type
Proposed Rezoning from k1 Light Industrial and OS-1, Office Service to B-2, Community

Business and OS§-1, Office Service with a Planned Rezoning Overlay.,

Property Chargcteristics

o Site Location: South of the Novi Road and east of Ten Mile Road
e Site Zoning: 1, Light iIndustricl and O8-1, Office Service
¢ Adjoining Zoning: North: -1 and -2, General Industrial {across Ten Mile Road); East: |-

1 [across raflroad tracks), RM-1, Low Density, Low-Rise Multiple
Family Residential {just east of I-1}; West: OS-1, {across Novi Read),
RM-1, B-1, Local Business; South: -1, RM-1
s Site Use(s): Vacant
e Adjoining Uses: North: Various indusirial; East: Industiial, Novi Ridge Apartments
{east of indusiriat use); West: Medical office/general office {across
Novi Road), River Oaks West Multi-Family, Walgreen's; South:
Vacant light industricl, Sports Club of Novi and Novi Ice Arend
{beyond vacant light industrial), River Ogks West Multi-Family
¢ Proposed Use: Proposed Kroger store {approx. 64,000 sq. ft.}, proposed shopping
center [approx. 41,000 sg. f1.), Approx. 26,000 sq. . additional B-2
space in freestanding buildings, Approx. 18,000 sq. fi. medical
office ) .
Site Size: 28.7 ccres
Revised Plon Date: 07/15/10

-]

o

Project Summary _
The petitioner is requesting comment on a proposed

rezoning with a Planned Rezoning Overlay, The PRO
acts as a zoning map amendment, creaiing o
“floating district” with a conceptual plan attached
to the rezoning of the parcel. As o part of the FRO,
the underlying zoning is changed, In this case o B-2
with a portion to remain zoned OS-1 as requested
by the applicant, and the applicant enters into o
PRO Agreement with the City, whereby the City and
applicant agree to any deviafions to the applicable
ordinances and tentative approval of a concepiuat
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plan for development for the site. PRO requests require a 15-day public hearing notice for
the Planning Commission, which offers a recommendation to the City Council, who can
grant the final approval of the PRO.  After final approval of the PRO plan and agreement
the applicant will submit for Preliminary and Final Site Plan under the typical review
procedures. The PRO runs with the lond, so future owners, successors, or assignees are bound
by the terms of the agreement, absent modification by the City of Novi, If the development -
has not begun within two years, the rezoning and PRO concept plan expires and ihe
ggreement becomes void.

The parcels in guestion are located on the south side of Ten Mile Road and east side of Novi
Road in Section 26 of the City. of Novi. The property fo be included in the PRO tfotals
approximately 28.7 acres and is made up of two parcels, The current zoning is split between
0s-1, Office Service.and -1, Light Indusirial and the applicant is proposing the rezoning of
portions of both parcels to B-2 with the some portions of the propeny to remain zoned OS-1.
There is a substantial ared that would remain zoned I-1 and not included as part of the PRO.
The applicant has indicated that the rezoning is being proposed to facilitate the consfruction
of a retdll and office complex that would include the following:

Neighborhood Shopping Center: 40,978 sq. fi.

Kroger Store: 64,245 sq. ft.

Approx. 26,000 sq. ft. additiondl B-2 space in freestanding buildings

Approx. 18,000 sg. ft. medical office

&

¢ o @

Cutrenily, the subject property is zoned -1 and OS-1. While the OS-1 district does allow for
the development of medical offices and banks, neither the I-1 District nor OS-1 District permits
restaurants or refail. Therefore, the opplicant is proposing to have the southwestern portion
of the site remain zoned OS-1 with the remainder of the subject property to be rezoned 1o B-
2.

This matter was brought before the Planning Cormmission for their consideration and public
hearing on June 23, 2010. At that meeling, the Planning Commission noted several concerns
they had with the concept plan, particularly with the natural feature impacts on the site and
the stormwater management concept. Decision on o recommendation was posiponed
with the following motion:

“In the matter of Weiss Mixed Use Development, SP0%-26A with Zoning Map
Amendment 18,690, molion to posipone decision on o recommendation to the Clty
Council to rezone the subjeci property from I-1 (Light Induskial) and 08-1 {Office
Service) to B-2 (Communily Business) and OS$-1 {Office Service) with a Planned
Rezoning Overlay for the following reasons: The applicant has not clearly
demonsitrated how stormwater delenfion and welland mifigalion areas will be
contained on the site; The applicant has not clearly demonstrated how existing
wellands will not be impacied by stormwater run-off and/or woodland mitigation;
Woodland impacis have not been properly ideniified and are likely to be substantially
gregaier than those indicated by the applicant; The public hearing on the Master Plan is
scheduled for July 14, 2010 and posiponement of this request would allow an
addilional opporunity for public comment on the subject property, which has been a
study area in the Master Plan update; and the Commission would like to review
additional information on the impact the proposed Kroger store would have on other
refail stores in the areq.”
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The applicant has now submitted o revised concept plan. A limited group of staff and
consultants have réviewed the plan. The applicant has taken the previous review letters and
comments from the Planning Commission and made some adjustments fo the plan based on
those comments and ftems in the Planning Commission motion.  The stomwater
management concept and the proposed welland impacts have both been altered and the
most up-to-date regulated woodiand boundary has been added. No ofher substaniial
changes have been made. As such, only the Engineering Division, and the City's Wetland
and Woodland Consultants have performed updated reviews. All previous reviews in other
disciplines would stili apply.

Recommendation
Staff recommends the applicant posipone their proposal until the Master for Land Use
Amendments, which specifically address the future use of the subject property, are finalized.

.'f the applicant chooses fo move forward prior fo the completion of the Master for Land Use
update, staff would nof recommend approval of the proposed Zoning Map Amendment ond
Planned Rezoning Overlay, which would rezone portions of the property from k1, Light
Industrial and OS-1, Office Service io B-2, Community Business. Approval s not
recommended for the following reasons.

¢« The current Master Plan recommends further study to defermine the best use for %ha
subject property. This study is now underway as part of the Master Plan for Land Use
review and should be completed in d very short amount of fime.,

s The proposed rezoning would be contrary to an Implementation Sirategy listed in the
Master Plan, which states: Limit commercial uses to curent locations, current zoning,
or dreas idenftified for commercial zoning in the Master Plan for Land Use.

e  Recently completed retail studies indicated the City currenily has a surplus of land
zoned or planned for refall activilies o meet the highest predicied retall space
demand through 2018. In addition, the City presently has a retall vacancy rafe near
10%.

¢ The proposed PRO Concept Plan is found o contain a number of ordihance
devialions, as noted in this letter, including deviations from ordinance standards for:

o Accessory sfructure and loading zone locations;

o Varous landscape standards.
The applicant has not clearly demonsirated how each deviation wil be
enhancement to the development that is in the public inferest, and whether the
deviations are consistent with the Master Plan and consisfent with the surrounding
aregs, as provided in Ordinance Section 3402.0.1.¢c.
The existing 1 and OS-1 zoning Is consistent with the existing zoning in the area.
Woodland impacts are likely to be substantial.

Master Plan for Land Use

Presently, the Planning Commission has opened certain sections of the Master Plan for review
and possible updates. The project area has been included in this review by the Master Plan
and Zoning Committee for recommendation to the Planning Commission conceming the
future land use of the site. This review has been completed and staff along with the Master
Plon and Zoning Committee has recommended certain Master Plon amendments. The
Master Plan review recommends indusirial and office uses for the subject property, with
industrial uses recommended for the parcel 1o the east (nearest the rafiroad tracks) ond
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office uses recommended for the parcel fo the west, These recormmendations are consistent
with the current zoning of the subject properly. The proposed B-2 zoning would not be
consistent with these recommendations. The Master Plan Amendmenis will likely be finalized
oy the Planning Commission in the near future.

The Novi Road Corridor Study was approved by the Planning Commission on August 15, 2001
and became an official amendment to the City of Novi Master Plan. Pricr to this document,
the subject property was partially master planned for local commercial uses and partially
planned for fight indusirial uses. Given the visibility of any development on the site and the
1998 Citizen’s Survey that found very little desire from the community for additional
commercial development in Novi, the area was given a designalion of “Special Planning
Profect Area” in the sfudy. When the study was adopted, this designaiion was then placed
on the Master Plan for Land Use fo guide future development on the parcel.

There is no discussion throughout the Novi Road Corridor Study that additional commercial
development af the southeast comer of Novi and Ten Miie Roads would be beneficial to the
- community. The plan instead states that the need for addifional commercial development
on this property should be reevaluated, due o the amount of commercial development in
the City and the corridor.

As part of the Master for Land Use review, the most recent retall study, completed in 2007 by
the Chesapedake Group, was updated by staff 1o determine the future need for retail and
other land uses throughout the Cily in both the immediate future and the long term fuiure.
This study update indicated the City currently has a surplus of land zoned or planned for retail
activities 10 meet the highest predicted retaill space demand through 2018, In addition,
recent studies aglso indicated the City presently has a retait vacancy rate near 10%. There is
also a local commercial devslopment, Including a Busch's grocery store, less than one mile
to the sast on Ten Mile Road, as well as three Meijer’s stores located just on the outskirts of
the City.

The southwestern poriion of the site is designated for office uses and the applicant is
proposing that that portion of the site remain zoned OS-1, which would be consisient with the
recommendations of the Master Plan.

Existing Zoning and Land Use
Tne following table summarizes the zoning and land use status for the subject property
and surrounding properiies.

Land Use and Zoning
For Subject Property and Adjacent Properties

Master Plan tand

Existing Zoning Exisiing Land Use Use Designaiion

. . - . Office, Special
Suk?]ecf k, Ltgh’r‘indusmgl, Vacant Planning Project

Site OS5-1, Office Service
Areq
North

Parcels -1, Light iIndusirial, o . Light Indusirial,

[across -2, General Industrial Various industal Heavy Industrial
Ten Mile
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Road)
Eastern . . . ' .
-1, Light Indusirial, . .o ‘ Light Industriail,
POrCEIS | pa-1, Low-Rise Low Density | mdustrial, MoviRidge: by £ty
(across . ) . ; Apdrtments (east of :
V7 Muttiple-Family Residential . . {east of Light
railrocd (east of 1] indusirial) Indusirial)
tracks) '
Vacant, River Oaks West . .
southorm 11, Light Industrial, Mulii-Family, Sports Club of | S9! [;dgémg
RM-1, Low-Rise Low Density Novi and Novi lce Arend P Y
Parcels . . . . . Public {beyond
Multipte-Family Residential (beyond vacant light light indlustricl)
industrial} g '
RM-1, Low-Rise Low Density . . Multiple-Family,
. . . . River Ooks West Multi-
Westem Multiple-Family Re_snd@nml, Fomily, Walgreen's, Local ‘
Parcels B-1, Locat Business, Various medical/general Commercial,
08-1, Office Service {across office {across Novi Road) Office (across
Novi Rogd] Novi Road]

Compatibility with Surrounding Land Use
The surrcunding land uses are shown on the above chart. The compatibility of the proposed

development with the zoning and uses on-the adjacent properties should be considered
when examining the proposed rezoning with PRO.

Directly to the north of the subject properly are various industrial uses across Ten Mile Road,
The properfies to the north are zoned -1 {Light industrial) and 12 {[Heavy Industriai).
Additionat fraffic would be the most noliceable impact 1o the existing industial
developments. The proposed development could draw o considerable amount of cars to
the area. For addifional information regarding fraffic concerns, please see the Traffic Study
submiited by the applicant and the attached review letters from the City's Traffic Consultant.

Direclly east of the subject properly is a light indusirial development with Novl Ridge
Apartments directly east of the industrial building. There ore railkead fracks separating the
subject property and the indusirial development. Again, addifiondl fraffic would be the most
noficeable impact fo the existing indusiial developments. For addifiondl information
regarding traffic concems, please see the Troffic Siudy submitted by the opphcan’r and the
atiached review letters from the City’s Traffic Consultant.

The properiies to the south of the subject property are vacqn’f light industrial land, the River
Oaks West Mulfi-Family development, and the Novi Sporis Club and Novi Ice Arena. The
parkland and vacant lond will be minimally impacted. The proposed development could
bring additional noise to the area that could cany over to the parkland, although this is
unlikely. Residents to the south may expefience increased traffic in the area as weli as noise
but residents of the proposed development and users of the proposed retail facilities, etc. will
mostly be entering off of 10 Mile Road. '

The properties to the west of the subject properly include again the River Oaks West mulh-
family development, the Waigreens store and various- office uses across Novi Road. The
nearby drugstore and office uses could experience increased competifion due fo the
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proposed medical office and retail facilities included in the project, Additional fraffic may

also be o concearn.

The development would add fraffic to the areq. A Traffic Impact Study has been submitied
by the applicant. For additional information, please see the Traffic Impact Study review letter
prepared by the City’s fraffic consultant. The proposed development would add o large
amouni of new users of the proposed retail uses o the area, much more than would
currently be associated with the development of the site under the existing OS-1 and -1
zoning. -

infrastruciure Concerns
An initial engineering review was done to analyze the information that has been provided

thus far. The City's engineering staff noted that the concept plan proposed would have a
noticeable impact on the public utiliies when compared fc the existing zoning. Further
information can be found in the aticched review lefters. A full scale engineering review will
take place duwring the course of the Site Plan Review process.

- A Traffic Impact Study was reguired for this rezoning with PRO request.  The City's frafiic
consultant reviewed the Traffic Impact Study, concept plan and rezoning request. The traffic
consultant noted that the Troffic Impaoct Study is generally acceptable and noted several
minor concerns outlined in the trafiic review lefter. The traffic consultant dlso had several
concerns with the site layout. Addifional infformation can be found in the altached iroffic
review lefters. )

The City's Fire Marshaii also did an inftial review of the proposed plan. He noted a number of
minor corrections related o the waier mains and the location of hydrants. For addifional
information, please see the Fre Departmeni's review letter,

Nalural Features ' ‘

There are substantial regulated woodlands on the site. There will be significant woodland
impacts as part of the proposed concept plan, Please refer to the woodland review leffer
for addiiional information. '

There are reguiated wetlands on the site and based on the concept plan, i appears there
will be wetland impacts. Further deiail wilt be needed at the time of Preliminary Site Plan
submitial. Please refer to the wetland review letter for additional information.

Development Potential
As part of their materials, the applicant did submit an alternate development plan showing

the facilifies that could be developed on the subject property under the current zoning. This
plan shows a large industrial building {281,700 sg. fi.} on the 1 poriion of the property
feastem end} and o medium sized office building (85,500 sq. ft.} adlong with two smalier
offices {7,800 sqg. ft. and 10,000 sq. fi.} on the OS-1 portion of the property {western end).

Major Conditions of Planned Rezoning Overiay Agreement
The Planned Rezoning Overlay process involves a PRO plan and specific PRO condifions in

conjunction with & rezoning request. The submiltal requiremenis and the process are
codified under the PRO ordinance [Ariicie 34). Within the process, which is completely
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voluntary by the applicant, the applicant and City Council can agree on a series of
conditions 1o be included os part of the approval.

The applicant s required to submit a conceptual plan and a list of terms that they are wiling -
to include with the PRO agreement. The applicant’s conceplual plan has been reviewed
and the following are items shown on the plan by the applicant and interpreted by the F’Ecm
Review Cenfer os conditions they are wiling to attach o the PRO.

- Conservaiion of notural features areas through ithe placement of conservation
easements over approximately 3 cocres of the sile clong the southerly line of

“development and along a portion of Chapman Creek ot the northeast comer of the
property.

- Improvements fo park area near Novi Ice Arena: grade multi-purpose field ot east side
of ice arena, grade and stone 20 car auxiliary parking southeast of ice arena, park
enfrance, children’s sculpiure and sign.. (Noi instalied unfil after the Kroger is
completed.] The applicant's response letter indicated irrigation will be provided.

- Pocket park 1o be located across from the nerthwest corner of proposed Kroger.

-~ Extension of 8' pathway along Ten Mile Road to east of the Walgreen'’s access drive.
This is a proposed approximately 23" extension that was not included on the previous
sUbmittal. -

Ordinance Deviations — Planned Rezoning Overlay

Under Section 3402.D.1.c, deviations from the sirict application of the Zoning Ordinance may
be permitted by the Cily Council in the PRO agreement. These deviations must be
accompanied by a finding by the Cily Council that “each Zoning Ordinance provision
sought to be deviated would, if the deviation were not granted, prohibit an enhancerment of
the development that would be in the public inferest, and that cpproving the deviafion
would be consistent with the Master Plan and compatible with the surrounding areas.” For
each such devigtion, City Councll should make the above finding if they choose fo include
the items in the PRO agreement. The following are aredas where the current concept pian
does not appear fo meet ordinance requirements. The applicant should include a list of
ordinance deviations as part of the proposed PRO agreement. The proposed PRO
agreement will be considered by City Council after tentative preliminary approval of the
proposed concept plan and rezoning.

Shopping Center

Building Height B '

Section 2400 of the Zoning Crdinance indicates a maximum building height of 30 feel in
the B-2 Disirict. The proposed shopping center measures 35 feet at the midpoint of the
roof. Staff would support the required waiver and the City Council should act on this
ordinance deviation in the PRO Agreement.

Loading Space

Section 2507 of the Zoning Ordinance requires loading space to be located in the rear
yard. Portions of the loading space for the proposed shopping center are located in the
interior side yord., S$taff does not have dany objection to the proposed loading zone
location provided adequale screening in the form of screen wall or fondscaping is
provided.
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Accessory Structure [Dumpster) Location
Section 2503 of the Zoning Ordinance requires dll accessory sfructures fo be located in
the rear yard. Some of the dumpsters for the proposed shopping center are located in
the interior side vard. The applicant should modify the plans to include the dumpster in
the rear yard.

Elevagtions

Section 2520 of the Zoning Ordinance fists the focade material standards for Region 1.
The facade review letter indicates the proposed shopping center does not meet the
material standards because of an overage of EFS, Concrete "C" Brick and Split Faced
CMU and an underage of Natural Clay Brick. The facade consultant recommends thess
deviations be included in the PRO agreement since the proposed facades meet the
intfent of the ordinance. The Cily's fagade consuliant would support the required waiver
and the City Council should act on this ordinance devialtion in the PRO Agreement.

Kroger

Building Height
Section 2400 of the Zoning Ordinance indicates a maximum building height of 30 feet in

the B-2 District. The proposed shopping center measures 38 feet 6 inches at the midpoint
of the roof. Staff would support the required waiver and the City Council should act on
this ordinance devigtion in the PRO Agreement.

Elevaiions

Section 2520 of the Zoning Ordinance lists the fagade material standards for Region 1.
The facade review letter indicates the proposed Kroger does not meet the material
standards because of an overage of EIFS, Concrete "C" Brick and Split Faced CMU and
an underage of Natural Clay Brick. The fagade consulfant recommends these deviations
be included in the PRO agreement since the proposed facades meet the intent of the
ordinance. The City's fagade consuliant would support the required waiver and the Cily
Council should act on this ordinance deviation in the PRO Agreement. '

Hems for Further Review and Discussion '

There dre a varety of other lfems inherent in the review of any proposed development. At
the time of Preliminary Site Plan, further detait will be provided, gllowing for a more detailed
review of the proposed development, After this detalled review, added concerns with the
site layout may be identified and addifional variances may be uncovered, based on the
actual product being proposed. This would require amendments to be made o the PRO
Agreement, should the PRO be approved. The applicant should address fthese items at this
fime, in order fo avoid delays later in the project.

Landscaping Reauiremenis

Section 2509 of the Zoning Ordinance addresses landscaping requirements. A landscape
review letter listing numerous items the applicant should address and possible ordinance
deviagtions that should be included in the PRO agreement has been attached. The
applicant should modify the plans to conform to the ordinance and provide slalements
regarding the intention o meet ordinance standards.

Location and Cenierline Radius of Drive-through Lane




Rezoning with Planned Rezeoning Overlay : August 4, 2010

Weiss Mixed Use Development — Revised Submittal Page 9of 12
The Traffic Review letter indicates the Cily’s traffic consuliant has g substanifial concemn
with the layout and location of the proposed drive-through lane. The applicant should
review the comments in the review leiter and adjust the drive-through lane as needed,

Section 2506 of the Zoning Ordinance requires all drive-through lanes to have a centerline
radius of 25'. The applicant has indicated the centerine radius of the proposed drive-
through will be shown on the Preliminary Site Plan submittal. The applicant should be
aware that f the cenlerline radius Is less than 25’ revisions fo the PRO fo include an
ordinance deviation for a deficient centerline radius may be required.

Driveway Spacing Waivers
The foliowing driveway spacing waivers would be required to be included in the PRO
agreement based on the current site design,
¢ Same-side driveway spacing walver between the propesed Novi Road
driveway and the south Walgreens driveway (116 ff. provided vs. 230 .
required);
» Same-side driveway spacing waiver between the west diiveway on Ten Mile
and the east Walgreens driveway (225 fi. provided vs. 230 ft. required);
= Opposite-side driveway spacing waiver between the proposed cenfer
driveway on Ten Mile and the low-velume, opposite-side industrial driveway
to the east (45 ft. provided vs. 300 fi. required);
= Opposite-side driiveway spacing walver beiween the proposed hruck egress
on Ten Mile and the first opposite-side indushrial driveway in either direction
{4 f. provided to the west vs. 150 fi. required and 71 fi. provided to the east
vs. 200 fi. required).
The City Council should act on these ordinance deviations in the PRO Agreement,

Lighting
A phoitometric plan for all parks of the development is required ot the fime of Prelimincry
Site Plan submitial due fo %he site being adiccent to g residentially zoned property.

Loading Space Screening

Section 2302A.1 of the Zoning Ordinance requires dll toadmg zones to be adeqguately
screened with screen walls and landscaping. Screening details for the ioading zone have
not been provided. The applicant should be aware that loading zones will need to be
adequately screened or revisions to the PRO fo include an ordinance deviation for
loading zone screening may be required.

Dumpster Screening

Screening details for the proposed trash compactor should be included with the
Preliminary Site Plan submitial and meet the requirements of Chapter 21, Section 21-145
of the City Code.

Phasing Plan
The applicant has indicated that this will be a phased development. Consideration of

the phasing plan will toke place at Preliminary Site Plan submitftal.
Master Deed|s)
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The applicant should be advised that all proposed condo documents will need 1o be
submitted to the City for review prior 16 recordation.

Lot splits/combinations

The applicant should be advised that r@qmr@d iot combinations and splifs must be in
place prior to Stamping Set submittal. The applicani should clarify the intended lot
configurations for existing and future lots. This submitial was reviewed assuming the area
shown as part of the PRO would become one lot with the area outside of the PRO as one
or two separcite lots. This information should be provided prior o proceeding o the
Planning Commiission meeling.

Proposed Building Pads
the opplicant has indicated that the layout and location of some feo’rur@s of the plan

(porhculczrfy the building pads) are shown for conceptual and hypothetical purposes only
and specific building footprints and uses are not infended fo be included in the PRO.

Land Uses

All uses shall meet ordinance requirements of the zoning dusfrtc? in which they are located
and will be reviewed in further detail at the time of Preliminary Site Plan submittal and
building permit review.

Applicant Burden under PRO Ordinance
The Planned Rezoning Overlay ordinance requires the applicant 1o make certain showings

under the PRO ordinance that requirements and standards are met. The applicant shouid
be prepared o discuss these items, especially in part a, where the ordinance suggests that
the enhancement under the PRO request would be unlikely 1o be achleved or would not be
assured without viilizing the Plaonned Rezoning Overiay. Secfion 3402.D.2 staies the following:

1. Approval of the appiication shall accomplish, among ofher things, and as
determined In the discrefion of the City Council the integration of the
proposed land development project with the characteristics of the project
ared, and result in an enhancement of the project area as compared fo
the existing zoning, and such enhancement would be unfikely to be
achieved or would not be assured in the absence of the use of a Planned
Rezoning Overlay.

2. Sufficient conditions shall be included on and in the PRO Plan and PRO
Agreement on the basis of which the Cify Council concludes, in ifs
discretion, that, as compared to the existing zoning and considering the site
specific land use proposed by the applicant, it would be in the public
interest fo grant the Rezoning with Plonned Rezoning Overlay; provided, in
defermining whether approval of a proposed application would be in the
public interest, the benefits which would reasonably be expected to accrue
from the proposal shall be balanced against, and be found to clearly
outweigh fthe reasonably foreseeable defimenfs thereof, faking info
considerafion reasonably accepted planning, engineering, environmenlal
and other principles, as presented to the City Council, following
recommendation by the Planning Commission, and also taking info
consideration the special knowledge and understanding of the City by the
City Councif and Planning Commission.



Rezoning with Flanned Rezoning Overlay August 4, 2010
Welss Mixed Use Development ~ Revised Submitial Page 11 of 12

Public Benefil Under PRO QOrdinance

At this fime, the applicant has idenftified several fems of public benefit. These are called out
in the Project Book submitted by the applicant. These items should be weighed against the
proposdl to determine if the proposed PRO benefils clearly ouvtweigh the detriments of the
oroposal. The benefits proposed include:

Conservation of naiural features areas through the placement of conservaiion
easemenis over approximately 3 acres of the site clong the southerly line of
development and along a portion of Chapman Creek at the northeast corner of the
property. _

improvements to park area near Novi Ice Arena: grade, seed and irnigafe a multi-
purpose field at east side of ice arena, grade and stone 20 car auxiliary parking
southegst of ice arena, park entrance, children's sculpture and sign. '

Extension of center tum lane beyond ordinonce reguirements.  {While this is not
explicitly required by the ordinance, based on the raffic counts it is likely it would be
required.)

Continuous exira lane on 10 Mile Road in fieu of accel/decel lanes. [While this is not
explicitly required by the ordinance, based on the traffic counts and in the inferest of
access management it is likely it would be required.)

Pocket park to be located across from the northwest corner of proposed Kroger.
Improved set of architeciural elements and materials beyond ordinance requirements,
{The elevations included for the Kroger store and the Shopping Center were
evaluated by the City's facade consultant and found o not meet the standards listed
in the facade ordinance. Alhough he does recommend approval of the required
facade waiver, the materials themselves do not exceed ordinance standards.}
Permanent naming of the park and recreational facilifies after the donor of land and
improvements gives public recognition fo the fact that Mr. Welss made @ previous
donation of an 18 acre parcet of iand to the City. {While this generous gift of 18 acres
is greatly appreciated by the City, only those additional benefils being offered up by
this PRO can be considered as public benefits related to the proposed development.)
Extensive internal sidewalk systems with pedesirian entry points info the site above
ordinance requirements. (Building exits are required to be connecled ic the sidewalk
system and additionat points of entry on large sites are always encouraged.}
Additional interior parking landscaping: 12,168 sq. fi. required and 22,050 sqg. fi.
provided. (The applicant has double counted some londscape areas; s¢ while o
minimal amount of additional interior parking lot londscaping has been provided, the
actudl count is much closet to the reqguired amount. Please see the landscape review
letter for additional information.)

Extension of 8 pathway along Ten Mile Road to east of the Walgreen's access drive.
This is o proposed approximaiely 23" extension that was not included on the previous
submittal, :

For additional information on the proposed public benefits, please see the Project Book
provided by the applicant.

Submiital Requirements

- The applicant has provided a survey, legal description and aerial photograph of
the property in accordance with submittal requirements.
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- The rezoning signs have been erected on the property, in accordance with
submittal requirements and in accordance with the public hearing reguirements
for the rezoning request.
- Atraffic impact study has been submitted,
- A written statement explaining the full intent of the applicant and providing
supporting documentafion has been submitted.

Kz;bzgtb 5&\/\/\/\/\ -

fééporf by Hefnner Kristen iopeldnsk%, AICP
(248) 347-0586 or kkapelanski@cityofnovi.org




Planning Review

Weiss Mixed Use — Shopping Center

Summary Chart

Plan Dated: March 29, 2010

Meets

1of3

Item Required Proposed Reguirements? Comments
Local Commercial, The proposed B-2
Master Plan Office, Special Community N/A |Zr? zgnr?fg;ggczo\fvg:
Planning Project Commercial (B-2} ‘
A the Master Plan for
rea 1
Land Use,
Zoning 11 B-2 N/A
Retail businesses or |
service .
Use establishments Retail Yes
permitted.
Applicant wouid
. N like this deviation
Maximum 30 feet ?gogl (to midpoint of No to be included in
the PRO
agreemernit.
M‘ ;-?t S2€ | 2 acres 28.7 acres Yes
Building Setbacks [Gee
Front (north) 140 feet Yes Setbacks measured
Interior Side from PRQ line shown
(west) 30 feet 640 feet Yes on plans assuming
Interior Side property splits and
(east) 30 feet 36 feet Yes combinations wil
Rear {south) take place, See the
planning review letier
30 feet 46 feet Yes for additi Ona_l
L . information.
Parking Setbacks £ } _
Front {north) 20 feet 20 fect Yas Setbacks measured
Interior Side from PRQ Jine shown
(west) 10 feet 108 feet Yes on plans assuming
Interior Side ' progerty splits and
{east) 10 feet 10 feet Yes combinations will
Rear (south) take place. See the
planning review letfer
10 feet 46 fest Yes for additional
information.
Applicant should note
Shopping Center that should a use
{less than other than a
400,000 sqg. ft.): 1 shopping center be
Number of space for each 250 proposed, additional
Parking Spaces sq. ft. GLA = 40,578 | 218 spaces provided Yes parking may be
=] s, f£./250 = 164 required and any
spaces required deficiencies would
need to be included
in the PRO
agreement.




Weiss Commercial - Planning Review Chart

Meets

Item Required | Proposed Requirements? Comments |
S0-degree spaces
should be 9 feet
wide by 19 feet
. deep with a 24-foot
E?;Tkéig’srp:ce wide aisle; when Spaces appear to be Yes
Pemeee adj. to landscaping, | sized appropriately
: : spaces can be 17
feet deep, witha 2
foot averhang into
the landscaped area
7 barrler free .
spaces required (1 2 cﬁgg’;g‘[gee (2 van Yes
van accessible)
8 wide with a &’
g?;ii sions w?de acress a?s%e (8 | Spaces ?,ized Yes
»«» wide access aisle for | appropriately
D van accessible) _ |
Applicant should
One barrier free show barrier free
sign is required per | Signs not shown, No signs on
space. Preliminary Site
Plan submiiial.
Loading space .
should be provided Applicant has
in the rear yard at a requegted a
. : deviation for
ratio of 10 sq. ft. for 5570 sq. ft ided tocati rtion
each front foot of N 9. It. provide ocating a portio
building in the rear and interior | No of the loading zone
side yard in the interior side
467 sq. ft.% 10 = yard be inciuded in
4,670 sq. ft :'f’e PRO
reguired greement.
View of loading and Loading zones
Loadlng Space waltin.g areas must Loading zone partially should be screened
Screening be shielded from Yes? . !
s e : screenad. . with landscaping
B rights of way and oF screen walls
acdjacent properties. )
Accessory structures
should be setback a
minimum of 10 feet | Proposed dumpsters Applicant has
Accessory from any building located in the rear reque:?ted a
Structure unless structuraily yard and intetlor side deviation for
Sethack- attached to the yard setback a No locatinga
building and setback | minimum of 10 ft. from dumpster in the
the same as parking | proposed building and interior side yard
from all property 92 ft. from nearest be included in the
tines; in addition, property line. PRO Agreement.

the structure must
be In the rear vard.
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Weiss Commercial ~ Planning Review Chart

Meets

Item Requ:red Proposed Requirements? Comments

Screening of not

less than 5 feet on 3

sides of dumpster :

required, interior Brick encl b fhp]_)!lcan::' S!“m!d

bumpers or posts rick enclosure shown indicate height of

-at &' in height on three proposed
must also be shown. | —. o 2, Yes?
sides with 6 gate. dumpsters on

Enclosure to match Bollards provided Preliminary Site

bullding materials P ' Pl Y

and be at least one an.

foot taller than

helght of refuse bin.

Exterior Signage is

| gfatnﬁ”’am by the Please contact Jeanie

Exterior Signs 9 Niland

Department or 2

Planning 48.735.5678).

Commission.

Photometric plan .
Exterior Lighting | and exterior lighting - Photometric plan
B detalls needed at /A should be submitted

A reliminary site with Preliminary Site

Elan Plan submittal,

An B wide sidewalk

shall be cor}stmcted An & sidewalk has

along 10 Mile Road ©

. been provided along

and NoviRoad a5 | i poad and Novi

required by the Road ©

City's Pedestrian ”

and Bicycle Master Yes

Plan,

Building exits must
be connected to
sidewalk system or
parking lot.

The building is
connected to the
sidewalk system.

Prepared by Kristen Kapelanski, (248} 347-0586 or kkapelanski@cityofnovi.org
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Planning Review Summary Chart
Weiss Mixed Use — Kroger
Plan Dated: March 29, 2010

Meets

Ttem Requlr_ed Proposed Requirements? .Canments
Lacaj Commercial, Igﬁﬁrzﬁgiﬁ? r?c;tzbe
y Office, Special Community oning .
Master Plan Planning Project Commercial (B-2) N/A in conformance with
Area 1 g 7o} the Master Plan for
- Land Use.
Zoning i-1 B-2 N/A
Retail businesses or
service .
Use establishmenis Retail Yes
permitted. _
' The applicant
_ _ would like this
Busidmg } Height . - ordinance
B Maximum 30 feet 386 No deviation to be
inciuded in the
PRO agreement.
The applicant has
indicated the
2 acres 28.7 acres Yes . entire sitewilibe a
' general
: _ condominium.
Building Setbacks (Sdetior2a00)
Front (north) 40 feet 366 feet Yes Setbacks measured
Interior Side from PRO line shown
(west) 30 feet 190 feet Yes on plans assuming
Interior Side property splits and
(east) 30 feet 254 feet Yes combinations will
Rear (south) take place, See the
planning review letter
30 feet 132 feet Yes for additional
information.
Front {north) 20 féet 20 feet Yes Sethacks measured
Interior Side : from PRO ling shown
(west) 10 feet 108 feet Yes on plans assuming
Interior Side property splits and
(east) 10 feet 10 feet Yes mjn_@wwu
Rear (south) fake place, See the
planning review letter
10 feet 46 feet Yes for additional
information,
General Retail; 1 The double row of
space for each 200 parking directly north
Number of st fl. GLA = 64,243 of the 32" wide
Parking Spaces sq. ft./200 = 32% 324 spaces provided Yes building projection is

spaces required

incorrectly labeled as
having 15 spaces in

each row, There are

1of4




Weiss Commercial — Planning Review Chart

Meets

Drwe«through

provide 1 bypass

proposed.

Iiem Required Proposed Requirements? ‘Comments
actyally 14 spaces in
cach row,

Phasé 1 is incorrectly
labeled as_having 310
The applicant
shouid correct the
above
discrepancies.

90-degree spaces

should be 9 feet

wide by 19 feet

. deep with a 24-foot .

g?;ﬁﬁ%gﬁ;?e wide aisle; when Spaces appear {0 be Yes

e adj, to landscaping, | sized appropriately -

B

RS spaces can be 17 :

feel deep, witha 2
foot overhang inte
the landscaped area
i 8 batrier free 8 barrler free (4 van
spaces reguired (2 accessible) Yes

‘ van accessible)

ga‘;ﬁr Free & wide witha 5

D?mensmns wide access aisle (8’ | Spaces sized Yes

- wide access aisle for ¢ appropriately
S van accessible)

Applicant should

One barrier free show barrier free

sign Is required per | Signs not shown, No signs on

space, Preliminary Site
Plan submittal.

The drive-thru shall .

Stacking Spaces store 3 vehicles, .
for Drive~thru including the 6;“;;':&9 spaces Yes
GE vehicles at the pick- prop '

up window,
Applicant should
include pavement

Drive-thry lanes :;;;k:;gs atthe

f::::(gg s(’g?ped, No pavement markings No Preliminary Site

oth erwi;,e proposed. Plan submittal to

delineated clearly delineate

) the drive-thru lane

and the drive-thru
circulation route,

Bypass Lane for | Drive-through '

facilities shall Bypass lane of 32 Yes

Page 2 of 4




Weiss Commercial — Planning Review Chart

Ttem

Required

Proposed

Meets
Requirements?

Comments

lane. Such bypass

‘fane shall be a

minimum of 18" in
width, unless
otherwise
determined by the
Fire Marshal.

Width and
Centerline
Radius of
Drive-through

-throus

Drive-through lanes
shall have a
minimum 2" width
and centerline
raciius of 25,

12’ drive-thru lane
shown, Centerline
radius not indicated.

No

Applicant should
indicate centerline
radius.

Drive-through
Lanes

Drive-through lanes
shall be separate
from the circulation
routes and lanes
necessary for .
ingress to, and
egress from, the
property.

Drive-thru separated
from main circulation
route,

Yes

Loading Spaces

Loading space
should be provided
inthe rear yard at a
ratio of 10 sq. ft. for
each front foot of
building

318 sq. ft. x 10 =
3,180 sq, ft
required

5,343 sq. ft. provided
in the rear yard

Yes

Loading Space
Screening .
_#wi R

View of loading and
waiting areas must
be shielded from
rights of way and
adjacent properties.

Loading zone screened
by proposed huilding
and masonry screen
wall,

Yes

Accessory
Structure
Sethack-

Accessory structures
should be sethack a
mirimum of 10 feet
from any building
unless structurally
attached to the
buliding and setback
the same as parking
from all property
lines; in addition,
the structure must
ba in the rear or
interior side vard.

Proposed trash
compactor shown in
the rear yard
struciurally attached to
the building. .

Yes

Screening of not
Jess than 5 feet on 3
sides of dumpster
required, interior

No screening details
provided.

Yes?

Applicant should
include screening
details for all
proposed

Page 3 of 4




Weiss Commercial — Planning Review Chart

; Meets

Item Required Proposed Requirements? Comments |

bumpers or posts dumpsters on the

must also be shown. Preliminary Site

Enclosure to match Plan.

bullding materials ‘

and be at least one

foot taller than

helght of refuse bin.

Exterior Signage Is

Eg}’;ﬁﬁ;lﬂe{i by the Please contact Jeanie
Exterior Signs Department o N?fi:g(; 25 5678

Planning (248.735.3678),

Commission.

Photometric plan Photometric plan
?ﬁe"w" HONNG | o exterior lighting NIA should be submitted
® detalls needed at with Preliminary Site

final site plan. Plan submittal.

An 8 wide sidewalk i

shall be constructed .

J ) An 8’ sidewalk has
:’r?; ?\l 10. gale dRoad been provided along
Hov] Road as 10 Mile Road and Novi

reguired by the Road

City's Pedestrian .

and Bicycle Master Yes

Plan.

Bullding exits must
be connected to
sidewalk system or
parking lot.

The building is
conhected to the
sidewalk systerm.

Prepared by Kristen Kapelanski, {248) 347- 0586 or kkapelanski@cityofnovi.org
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PLAN REVIEW CENTER REPORT
August 9, 2010

Engineering Review
Weiss Mixed Use Development PRO/Conceptual
SP #09-26A & ZCM 10-43

cityotnovi.org

- Petitioner
Siegal/Tuomaala Associates '

Review Type
Revised Concept Plan/ PRO - ZCM Review

Property Charactei‘ist’ics

»  Site Location: Southeast corner of Novi Road and 10 Mile Road
s Site Size: 28.73 acres

‘= Date Received: 771572010
Project Summary

» The applicant Is proposing a rezoning overlay of 15.83 acres from I-1 to B-2 and 4,16 acres
from 05-1 to B-2. The plan consists of constructing at 64,243 sf grocery store in Phase 1
and a 40,978 sf shopping center in Phase 2. Future phases include a 4,150 sf bank, a 5,000
and a 6,500 sf restaurant, 3,000 sf medical building, a 7,000 sf retall building in the rezoned
districts as well as two additional medical office buildings in the existing 0%-1 district. Water
main is proposed to be logped through the development from Novi Road up to Ten Mile
Road. Sanitary sewer shall be discharged to an existing manhole on the west side of Novi
Road as well as a connection to a stub coming off the Oakland County interceptor along the
east side of the property, both within the Simmons Sanitary District, Storm water detention
is being proposed onsite adjacent to an existing floodplain.
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SP# 09-26A & ZCM10-43

Additional Comments {to be addressed prior to the Preliminary Site Plan submittad:

General _ .

1. This review was based on preliminary information provided for Conceptual Plan/PRO
review. As such, we have provided some basic comments below to assist in the
preparation of a concept plan. Once the information below is provided, we will
conduct a more thorough review. '

2. Provide a note on the plans that all work shall conform to the current City of Novi
standards and specifications.

3. It was difficult to get precise measurements due to the small scale provided. A full

dimension review could not be completed because of this, The minimum scale on all
future submittals shall be 1:60.

4. The site plan shall be designed in accordance with the Design and Construction
Standards (Chapter 11} as well as Chapter 5 of the City of Novi Engineering Design
Manual for storm water management.

5. Please refer to our traffic review for additional traffic comments.

6. The updated ZCM review only took into account changes in the storm water
management calculations. Ali other comments are based off of the 5-10-2010 plan
review submittal.

7. Confirm with the Oakland County Water Resource Commission that direct sanitary
discharge into their interceptor will be permitted prior to proceeding with site plan
design.

8. The utilities shown being the proposed Neighborhood Shopping Center and Kroger
buildings are shown within close proximity of each other and consist of numerous
crossings, many of which do not cross at 90-degree angles to each other. This layout
as is could cause many maintenance in the future. Consider relocating some utilities
to a different Jocation. Also, utility crossings shall be at 90-degree angles.

9. The proposed storm sewer being proposed behind the Neighborhood Shopping
Center and Kroger stores is located within 6-8 feet of the proposed retaining wall.
Depending on the depth of the sewer, there shall be a minimum of 10-feet of
horizontal separation between utilities and any permanent structure including
retaining walls.

10. Al public utility easements shall be a minimum of 20-feet, 10-feet off the center of
the pipe. Current easements are shown as only 12-feet wide.

11,  As previously stated, maintain 90-degree utility crossings throughout the site. There
are several instances where utilities do not cross at a 90-degree angle.

Storm Water Management Plan
12.  The revised calculations appear to provide sufficient storm water storage volume.
13.  The storm water management facllities must be constructed as part of Phase 1.

14.  Provide a sheet or sheets entitied “Storm Water Management Plan” (SWMP) that
complies with the Storm Water Ordinance and Chapter 5 of the new Engineering
Design Manual.
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Weiss Mixed Use Development PRO Page 3 of 3
SP# 09-264 & ZCM10-43
15. The SWMP must detail the storm water system design, calculations, detalls, and

16.

maintenance as stated in the ordinance. The SWMP must address the discharge of
storm water off-site, and evidence of its adequacy must be provided. This should be
done by comparing pre- and post-development discharge rates and volumes., The
area being used for this off-site discharge should be delineated and the uEtimate .
location of discharge shown,

Access to each storm water facility shall be provided for maintenance purposes in
accordance with Section 11-123 (c)(8) of the Design and Construction Standards.

Paving & Grading

17.

18.
19,

20,

21,

As previously stated, provide existing topography and 2-foot contours extending at
least 100 feet past the site boundary. Any off-site drainage entering’this site shall
be identified.

Label all sidewalk as proposed or existing on the plan as well as the width.

As previously stated, an 8-foot wide concrete pathway shall be required along the
complete frontages of the property In accordance with the City of Novi Master Plan.
All pathways shall continue through drive approaches,

All end islands shall meet the City of Novi design standards. The City required that
all end islands end 3-feet short of the adjacent parking stall length for 19-foot stalls
and 2-feet short adjacent to 17-foot stalls, The proposed islands on the plan show
end island lengths equal to the stall lengths, ‘

Proposed 17-foot stall accommodate a 2-foot overhang and must be adjacent to 4-
inch curb,

Off-Site Easements

22,

Any off-site easements must be executed prior to final approval of the plans. Drafts
shall be submitted at the time of the Preliminary Site Plan submittal.

Please contget L cion K. Iveza] at (248) 735-5694 with any questions or concerns,

el

Ben Croy,
Kristen Kapelanski, Planner

E., Senior Civil Engineer
.E., Civil Engineer



MEMORANDUM

TO: BRIAN COBURN, P.E.; SR. CIVIL. ENGINEER
BARB MCBETH, AICP; DEPUTY DIR. COMM. DEV.

FROM: LINDON K. IWVEZAJ, STAFF ENGINEER L
BEN CROY, P.E,; C V!L ENGINEER

SUBJECT: REVIEW OF PRO IMPACT ON PUBLIC UTILITIES
WEISS MIXED USE DEVELOPMENT

cifyofnoviorg  DATE:  MAY 10, 2010

The Engineering Division has reviewed the Planned Rezoning Overlay (PRO) proposed for the
.Weiss Mixed Use Development located at the southeast corner of Ten Mile Road and Novi
Road. The applicant is requesting to rezone approximately 15.83 acres from -1 to B-2 and
approximately 4.16 acres from OS-1 to B-2. The remaining 8.57 acres of the site are proposed
to remain 08-1. The proposed concept plan consists of constructing a 64,243 square-foot
grocery store in Phase 1 and a 40,978 square-foot shopping center in Phase 2. Future phases
include a 4,150 square-foot bank, a 5,000 and a 6,500 square-foot restaurant, a 3,000 square-
foot medical building, a 7,000 square-foot retail building in the rezoned districts as well as two
additional medical office buildings in the existing OS-1 district.

Utility Demands

Because this is a PRO request, the analysis will be based on the concept plan that has been
provided and not the proposed zoning. A residential equivalent unif (REU) equates to the utility
demand from one single family home. The current zoning for this property would yield
approximately 56 REUs. Based on the concept plan provided with the application, we estimate
the proposed development would vield approximately 108 REUs, an increase of 52 REUs over
the current zoning.

Water System o
Water service is currently available along the south side of Ten Mile Road and the west side of

Novi Road. The applicant is proposing to construct a water main loop through the site with a
connection at both Novi Road and Ten Mile Road which will help maintain water pressure
throughout the development. There was no decrease In water pressure afier modeling the
additional demand. Both conneciions would be within the Intermediate Pressure District and no
further upgrades 1o the water system would be required.

Sanitary Sewer ‘ .

The project is located within the Simmons Sanitary Sewer District. The applicant is proposing to
discharge at two locations within the Simmons District, one along the west side of Novi Road
and a second into the Qakland County interceptor along the east side of the site. The proposed
PRO rezoning would increase the required capacity by approximately (0.1 cfs.

Summary

The concept plan included in the PRO application would have an impact on the public utilities
when compared to the current zoning. The concept would require capacity for 52 more REUs
causing a 0.5% increase in the peak sanitary discharge from the City.



The increase ih the peak discharge is notable because the City is. currenily seeking
opportunities to resolve the limit on its contractual sanitary sewer capacity at its outlet to Wayne
County. Additional contractual capacity (estimated to be 0.1 cfs based on the concept plan) will
be needed to serve the increased density proposed by this PRO.
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April 16, 2010

Barbara McBeth, AICP

Deputy Director of Community Development :

Ciy of Novi SIREAIER ARROY0
A5VTE W, Tén Mile Rd. : 3SIFRATLS, AT

Novi, Ml 48375

SUBJECT: Weiss Mixed-Use Development/PRO (Conceptual) and Rézoning,
SPA09-26A and ZOM#10-18
Traffic Review

Diear Ms, McBeth:

At your request, we have reviewed the above and offer the following recommendation and
supporting comments,

Recommendation

We recommend approval, subject €6 the various issuis shown below in bold being
satisfactorily addressed in subsequent plaris:

Project Description
What is:the applicant proposing?-

{. Theapplicany, Novi Ten Asaamat&s. proposés rezoning acioh 1o facilitite the construction
of a 148,671-s£ commuinity shopping ceriter, featuring 2 Kroger store (Phase Ong), smaller
adjacent shops {Phase Two), and seven free-standing buildings on outlots (mostly along Ten
Mile and Novi Roads), The gonceptual plan shows the ouglots acgommodating medical
officies (three Buildiigs totaling 20,800 s£),a drive-through bank, two sit-down restaurants,
and oive specidity retall bullding,

2. The conceptual developmerit plan calls for one access drive on Novi Road arid four access
drives on Ten Mile Road, Access changes relative to the last plan reviewed {SPHO%9-25)
Tnelude the following: :

a.  The drive on Novi Road is now Intended to have twoo Bxiting langs Fathar than one.

b, The west'drive on Ten Mile'is shown {on sheet SP'C:200 only 24 fowide. Sheet SP
-200 indicates two lanes out, butthe traffic study assumes one lane in and:one out.

¢.  The center drive on Ten Mile is now wide endugh to facilitate two exiting lanes to 2
point some 250 ft into the site, Therevised traffic study recommends a signal bere.,

Birchier Arroyo Asspeiates, Ing. 28021 Ssuthfield Road, Lathrug Village, M 48076 BAAINTTE



Waiss Mixed-Use Development/PRL and Rezoring, SPHOP-26A, Traffic Review of 4/10, page 2

d.  The so-called East Drive, the oné between Kroger and the neighborhood shopping
center building, appears slightly wider further south than previously, wide enough to
accommodate two exiting lanes some 100 frinto the stz {to first parking access).

¢ Thelrue eastérnmost drivé, designated ffz‘i"ékiﬁng 'tmcksl_'dﬁ!y; now wolld permiit
exiting left turns (to returi to Novi Road and [-96) as well as exiting right tims,

Traffic Study

Wasa study submitved and was it-acceptable?

3. The updated traffic mudy, dated 3-29- 10, Is generally accepumble. We have'the following
COMMENTS:

#e

,co

Baseline Traffic Counts — The updated study uses the peale-period turning movemnent

counts taken in September 2007 that were also used in the February 2009 study being

Feplicad. According to City policy (Sfie Plan dnd Devilopment Manud), page TRAFF 4),
“traffic count data shall not be over two years old, except the City iay permit counts
up to three years old to be increased by 2 factor supperted by documentation ora

] ndmg that traffic has Increased at a rate of less than two percent in the past three to
five years.” The new study provides sufficient evidence of such a recent trend in area
traffic yolumes; hence, we recommend that the Giry accept the use of the 2007 counts
in the presént stuidy ug:sdate

Backeround Traffic Grawth ~ Futare background triffic volumes are now estinated
assuming a more modest, yet reasmah!y conservative near-term growth rate of 1%
per year. The effective growth rate berween 2010-and assumed build-outin 2012 s
even more modest, given: thai: the buﬂdmgs an the “futurewphase” aux:!c:«ts are nct

regarding the pace of economic recovery, hawever wé are prepaied to dccept the

assumption of 2 very modest growth i ctbrent background traffic.

Trip Gengradon — The peak-hote trip generation forecasts summarized below are
-accaptab}ﬁ‘ for use in the present study, despite some small computational ervors,

Trip Distribution — As in the 2009 wraffic study update, the g:resent stiidy continugs 1o,
use s 2002 marketing study to miodel tip distribution, vather than a more recently
avaliable marketing study, THis has been justified In the current traffic study by
explaining that the newer marketing study does not “quantify the Tikely sources of

traffic by direction,” and by stating that “any subsequent residential develo mcnt from
Y i Y g P

2003 to present is hot assumed to have affected the distribution of traffic.,,

Traffic Assignments — VWe believe that the current traffic study faakss reasonable
assigniments, both to sire driveways and 10 the turning movedients between Novi
Road and Twelve Mile Road. Also, two scenarios are now assumed and analyzed,
whereln more traffic would use the center drive on Ten Mile Road if that driveway is
signalized per warrants and the need to reduce delays exiting the site to the west.

Birchier Arroyo Assodiates, Inc, 28021 Southiield Road, Lathrup Villkge Ml 48076 2484231775
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£

Analysis Scenarios — It is customary, 1o evaluate peakchour traffic operations undar

cuivent; futire batkground, Fnd fuwre total (background-plus-site)izraffie, Indeed,
page 5 of the present report states that 2 2010 current volume scenario™ would be
developed in this study update. No such seenario is actually presented, however, and
the first volumes analyzed are “2007 Existing” volumes, YWhile we do not believe that
additional work 1§ justified ax-this tiine 1o sctually develop anid analyze a true current
scehdrio, the *2007” scenario should bé riors aveurately referred to in discussion as
“haseting” rither than “existing”

.. Delay Predictions by Two Different Programs ~ Results are presented from both

Synchro 7 and SimTraffic software. It is important to reslive that delay is defined

. differently by thé two programs, SiTrfic prédicrs dotal deldy, wheieas Sym:hro

pradicts tontral deiay ~ thie appropriate measure for determining Jevel of service,

Delay Comparisens berween PRO and Bxisting Zoning Scenarios ~ Table 6.1f
compares average delays between the following traffic scenarfos: “existing 2007;
background 2012 [with] no changes; background 2012 [with] adjusted signal timing fro.
batter-handle left turns}; fotecast 2012 [background-plus-site traffic); and forecdst
2012 exdisting zoning.” Résults for the proposed PRO (“lovecast 20127}
mcomwa% signal diming improvements, wheeeas vesults for the existing
zoning scenario do not. This appears to make the PM peakahow ampac%&
of the PRO Tess than those predicted for the existing zoning scenario,
which has not been actuslly demonstrated by analyses to date.

Existing Conditions at Ten Mile drid Novi Road — Altholigh the éxisting signal 4t this

location s fully-attuated (SCATS} the protected fefi-urn phases {green arrowsy onall
approaches are Hirritted to a maximuniof 15sec. Theapplicant’s traffic consultant has
found that-this limization, in conjunction with 2007 PM peak-hour volumes, produces
an overall average intersection delay of about 60 sec andxcating lavel of service £ (not
LOSF as shown in Table 6.4a). The midst'notable deficiency is che 243-sec average -
delay for the 390 northbound left terns, with a predicted 95%pereentile quaue of 404-
44] fr {extendi ng past the 8ie’s proposed Hovi Road drivewvay),

growth would increase, wverall average imersection delay, in the. absence of any
mitigation; by about 10 s&c {to 71 sec, $iili LOS! E). Synchio shows, however, that
allowing fonger Eeft*turn phases would reduce ovérall average de!ay by 2.6 s8¢ {to
58.4'sac, only 3 4 set above the. maximin for desirable LOS D). The most
problematic movement, northbound left turns, would: experlence an average delay.of
1308 sec; only 36% of the delay predicted under existing signal timing, The 95%-
percentlle queuing for all northbound movements would notquite reach the location
of the propased Novi Road driveway. Given these specific results and thelr
sigiificance to both site actess and the public welfare, we recomimend that
the applicant’s traffic consultant share therwith the Road Commission for
Oaldand County.

Near-Term i”%mgatzen at Ten Mile and Novi Road The assumed background traffic

Bulld-Qur Conditions at Ten Mile and MNovi Road — The combination of future -

background plus PRO site-generated traffic was evaluated anly urider- the assumiption
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‘thiit signal tining could. be improved as noted above. In this case, overall average
interséction de!ay in the PM peak hour would incredse to 70 sec {LOS E), {0 set
above so-called * ‘existing” delay but nét significantly different than would be
experienced by background traffic alone in the absence of mitgation. Novthbound
delays and queuing would not be significantly different ‘than predicied for mitigated
backgroind conditions, since the latest trip distribution model assigns only §ix site
trips to this approtth.

. Long-Term Midgation — Since the normal objective of mitlgation s to obtaln an oversl
intersection level of service of I or better, the study has addressed thay objective
‘with new analyses. 1t was found that adding a westbound right-turn fane apd dual feft-
turn lares on all four approaches would resultin an average delay of 481 see, LOS D,

m. West Driveway on Ten Mile - Under the assuniption that this driveway is niow
proposed to have only 2 single exiting lane, an acceprable exdting delay is predicted by
- Synchro=— 33.5 sec (LOS D). However, SimTraffic predicts a 95%percantile exiting
quéue of 128 ft This. queuing would be:even longer, of course, If more traffic than
predicted atremptad to use this drivevray — a distirier possibilicy given the potential
barik and restaurant adjatent to the drivé and the nearly 700 ft to the next drivewway
to the east.

n.  Center Driveway on Ten Mile = 'With twe exiting lanes but no pew signal assumed af-
-this focation, exiting lef-wirn delays would ks 100 longto be predictable {with a
volume-to-capacity fatie of 3.84). With two editing lanes, 3 signal added, and
som@what mofe Usé due to the signal, ah averagé exiting leftaury delay of G664 secis
predicted. The 95%-percentile exiting lefi-turn quets would éxtend some 228 fi into
the site, using nearly alf stacking spage that the site plan could make available, This
prospective nev signal location should bereevaluated assuming the
addition of 2 setond westbouiid through lane on Ten Mile, whith would
altow for significantly more green tirae to he assigned to the driveway.

o. East Driveway on Ten Mile — With two exiting lanes, 0c niew sighal atthe Genter
Driveway, and the smdy's initial trip distribution by driveway, exiting left-turn delays at
the East Driveway would average nearly 800 sec. installing z signal at the Center
Driveway, and drawing more traffic to that driveway, has been predicted to
reduice average exiting delay at the Bast Drivéway ¢4 370.4 sec (per Table
6.3d; however, no printout. of fusther details are provided for this situation). Given
the latter predictjon, we belleve that mors exiting site traffic wifl ikely divert
to the signalized Ceiter Driveway than now forecasted. The Center and
East Driveways should be reevaluated under the assumption of a signal at
the Centér Driveway, two westhound approach lanes at that new signal,
and additiona! traffic divesrted td the Center Driveway to farther reduce
average exiting deélay at the East Drivewsy.

p. Driveway on Novi Road — Assiring two sxiting lanes and no additional traffic using the
Novi Road driveway due to excessive délays exiting the Fast Driveway, exiting delays st
the former would average 25/4 sec (LDS D). SimTraffic, using the assumed volumes
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and signal tiing ifmprovements at Ten Mile'and Novi Road, predicts that northbound
backups from that iritersection would stop just short of the propesed site driveway.

q.. Signal Warrant Analysis ~ Section 8.0 reports that signal installation Warrangs 1 and 2
wendd be mer at the proposed Center Driveway on Ten Mile Reoad. We find that
Warrant 3B ~ Peak-Hour Voliinie - would be met as wall.

r. Agxiliary Lang Warrants ~— The updated wraffic study once agaln confirms that the
canter lefe-turn lape on Ten Mile Road must be extended east to-serve the VWest,
Ceuter, and East:Drivewdys, Right worns into all four fulb-service driveways will be

“sided by the existing or proposed future presence of two through lanes. While'the
Chty doés hot have:d warrant for adding vight-turn langs in the presente of multiple
through fahes, MDOT guideimes for that situation iiidicate a néed for right-turd tapers
at the East and West Drivewdys, and separate tightturn pockets 4t the Novi Road anid
Center Brwaways The Road Commission andlor applicant raay want 1o have the two
right-turn poeckets, or at least the one at the driveway needing to be signalized,

Trip Generarion

“How much traffic would the proposed developmert generate?
4,

The following table surminarizes trip geheration forecasts found in the site’s 2004 and 2010
traffic studigs. Numbers in shuded fows are total driveway trips; for a'shopping center,

_ these consist of both new and pass-by trips. The trip generation software used by the
consuii:aﬁt produced erroneous directional values for light’ zmiusmai the torrect Vatuem
which we computad mamially, aré shown in paréntheses,

Trip Seneration Comparison

Lami Usﬁ, | g E 1 Smaf | Weekday | AN PeakeHour Trips M Peak»‘»Hp’i‘;f Trips.
LN . ;;e Tnp T}ﬁpe Tﬁ'ps. ’17 e “I"mai In Out Tota!

Curvent Conceptual Plan with Rezoning,

Shopping Cénter | 830 | 25% Pass-By - - . 02 | 106 | 208
New Trips -1 - - - 205 | 317 | &R

Hypothetk:a} Dreveldpmént unday Existing Zoring

Light Industrial | fip | ,.JZ&E.?QO § 2002 (Zi 4) {29) 243 {29) oie 248

{ 2010: Medical Office | 726 | 93300sf | 3460 | 176 | 45 | s | vz | q93 | 26

2004 General Office: | 710 | 125000 | 1,584 | 1o7 | w7 | 224 | 37 | is2 | 219
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Vehicular Access Locations _
Do the proposed driveway locations meet City spacing standards?

5,

ad

Applicable minimum same-side driveway spacings are 185 ft ori (40-niph) Novi Read and
230 ft on {45-mph) Ten Mile Road (near-back-of-curbi to near-bick-of-ctirb, pér the Design
and Costruction Standards, Seetion 11-216 (d)(H)d). Minimum appamtewslde driveway
spatinigs aré 150 f 1o the lsft 2n4i200-400 ft to the right {¢entdi-to-center), depending on
the forecasted peak-howr driveway volumes (DCS Figure DI

Based on the proposed p!am the latest tvaffic stidy, and dbove standards, the’
following driveway spacing waivers would be refuired by the Planning
Correnission for concept approval

a, Same-side Spacing berwesn the propased Novi Road driveway and the south
Walgreens driveway {only 16 fi as the drive is now designed, versus 230 ft regquired).

b. Samesside spacing biiwedn the propased west driveway on Ten Mile anid the east
Woelgreens drivewsy (225 it as now désigned, versus 230 fi equived).

¢ -Opposlte-side spacing berween the proposad center driveway on Ten Mile and the
!;:sw%'mf_uma, oppusite-side industrisl driveway 65 ft to the east {versus 300 ft re;‘;‘uired}; '

d. ‘ﬁpposzte«srde spating betwaen the praposed truck agress.on Ten Mile and the firsc
opposite-side industrial drive in either direction {4 ft to west versus 150 T reguired,
and 71 ft 6 éast versus 200 & reqifired),

Future access for the subsequent phases should include, if possible, ¢rogs access
with the existing Walgreens store. The applicant should e a good-faith
effort to arrange a driving connéction in line with the north parking aiste,
acmmpanmd by 4 gensral-purpose eross-access agreement, This connection
would benefic Yalgreens and the general public as. well as custorhers visiting the subject
site.

Vehicular. Access Improvements
Will there be any improvernents 1o the public road(s) at the proposed driveway(s)?

8.

The Entant: of zhe pmpased p;an air;mg Ten Msle Road 5 1o extené tha a}qstmg south curb

eﬁ‘ectweiy @stablmhiﬁg the south side of 3 stam’eard f‘ ve-lane roaé section. The location
for this curb should be carefully checled by the Road Commission for Qakland
County (ﬁﬁ(‘&ﬁ:} {0 ensure that larger-scale plans show the back of the new
-rcurh a consistent 32.5 # south of the section line.

&Nen the findings and recommendations of the latest traffic study, the
intersection of Ten Mile Road and the proposed Center Drivewsy should be
signalized. Subject to Road Commission concurrence, the new signal should be installed
‘at the outset but operated in 24-hour flashing mode until such time site developmient

Birchler Arrayo Assaciates, Inc, 28021 Southfield Road, Lathrup Village, P 49076 2484231776
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10

generates suﬁ' cient traffic 1o meat one or mote warrants. To obtain reasonable delays and
queting on both the driveway and westhound Ten Mile, it will be necessary to provide
asecond through lane on the westbound approdch to the new signal, The .
existing outside through lane at Catherine Industeial Drive {see first attached
aserial photo) should be extended to & point at least 150 ft east,of the future
westbmund stnp bar {or to about 550 ft east of its current.castern terminus).

Thé applicant’s wraffie stdy has concluded that a fefeturn fane is required on Ten Mile for
the West, Center; snd East Driveways. Per DCS Figure X7, this leftturn lane must
exeénd at leass 150 ft east of the East Driveway., To accommuodate & continuous
venter turn lane and 142 westbound through lanes, additional widening will be
required along the north sids of the road that ls-not currently shown on the
concept plan, This widening might be uncurbed with an dppropriate shoulder,
as ﬁatm-mmeﬁi by RCOC,

1. The mnmpt;piarx incorrecty shows the east side of Moyl Read narrowing south of the

proposed new.access drive. The plan must be corrected to show the two
northbound through Janes extending across the entive site frontage (per the
second attached acrial phote).

Driveway Design #nd Gontrol
Areithe driveways accepeably designed and signed?

tZ,

’3&

i4,

i5,

While the proposed Movi Road access drive has been widenad to thyee lanes a
short distance into the site, there Is no transition for eastbound {entering)
traffic to shift over east of thé outlot. Our recofiinetided donctptual design,

atiached, gzmwdes 125 % of twoslane staeling for esiiting traffic as well as an appraprzateiy
curved transition to one eastbound lane. It appears. thist our design weuld not require sny
modificationy to the raa_ta,lmng viall / guardrail on the south side of the drive. '

Plan sheet P C-200 now shows the YWest Driveway on Ten Mile only 24 fowide, with two
exiting lanes and no entering lane (although the trafiic study assimes 4 single exiting fane).
Assuming that enterinig as well as exiting traffic Is-intended 3t this lotation, the driveway
st be at least 30 fo wide {per DCS Figure 1X.1). Hoiwever, given the potential nearby
traffic generators, amount of taffic on Ten Mile, and distance to other points of aceess, we
do nat support the applicant’s plan to eliminate one of the two exiting lanes previously
proposed, The West Driveway should be widenad to 40 & (backto-back) and
striped b the manner ilustrated in our condeptfor the Movi Road Drivéway.

The plan for the Center Driveway now propases a width sufficient te accommadate two
exitinglangs €6 a point 250 fintothe site. Future plans should fare out the throat
at the novth end to 40 f (from the 36-ft width predominating), show
appropriate (hishway-standard) pavement marlings over the sntire three-lans
section, and include the planned new traffic signal.

The proposed connection between the Center Driveway and the outlot parking
to the west is too close to Ten bils to perpit traffic to exit the parking lotat
this Incation. A reasonable alternative would be to make this hocess point 18 ¢

Birchler Arroyo Assotiaes, inc. 28021 Southfield Boad, Lathrup Village, Ml 48076 2484331776
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wide and entei-only, with suitably angled parking novth of Building Pad #6. Ac
the applicant’s eption, an 185 exic-only onliection to the Center Dirivewsy
might then be proposed immediately south of Pad #86.

The plan for the East Diriveway now proposes a width sufficient to accommodate two
exiting lanes to-a point roughly 100 fr into the site (Le, to the fifst two appesing parking
lot connectons), Future plans should flare out the thioat at the north end o 40
ft {Trom the 368 width prédorninating) and show appropriate {highway-
standard) pavement markings over the entire threeJane section.

Pedestrian Accéss
Are pedestﬁam safely and reasonably sccommodated?

17,

i8,

19

Even whz%& opsamtmg in flashing mote, the new ssgna@ at the Center Brweway '
should be gquipped with pedestrian aﬁzmatmn, sidewalk stubs to Ten Mile, and
& nbrth-sbuth crosswalle on thie gast side of the signalized Intersestion.

Clystandard Bftwide concrete safety paths are proposed aleng both s;te frongages, per
the City’s Bicycle and Pedestrian Master Plan. The path along Ten Mile would bé exrénded
23 ft west of the subject property line, in order to tannect to the existing path west of the
Walgreen's drweway, This extension constitutds a modest contribution to the benefits
téét of the PRO requitemerits.

Approptiate 5-ft wide sidewalles are proposed along the north side afthe driveway to Novi
Road as well as the west sides of the Center, East, and Truck Egréss Dmeways along Ten.
Mile Road.

Parking and Cireulation
Can vehicles safely and conveniendy ma;;;_aaya’z through the site?

20,

The proposed access aisles between ends of the barﬂerﬂfme parking spaces in

front of Kroger would éffectively shorten the m:!;amm parking stalls to an

unacceptable fenigth of 17,5 ft. Also, it appears that these aisiés would rot
function as inténded, given theneed to plate posts for the barrier-free signage
in theiniddie of the actess aisie between the two spaces glosest to the %ﬁuﬂdmga
To imiplemerit this concept appropriately, the two banks'of parking stalls would have to be
spread ¢ feast 6,5 frapart 50 as to provide a clear width of crosshatching at léast 3 f§ east

and west of the sign posis {typically conerete-filled stgel posts). Norih of the bairier-free

spaces, this divider could be raised And fandscaped. Shifting the Center Drive as
iritich a8 13 fe Wbt = t& both faciitate this concept and meet :Zemng Ordinance
requirements relative to pazﬂzmg space size — coufd result in an mmmegmbig
affset betiwben the Center Drive and the opposing existing drive {i.e., one that
wotild interlock eastawest left turns at a signal lm:atmn} Most of the 3 # needad
should be sought by “squeezing” the design —forexample, by Ferfioving the landscape strip
between the East Driveway arid the adjacent sidewalk. 1f £hé lattar strategy is deemed
unac:ceptabie, the concept of a erosshatched aisle between the ends of opposing parking
stalls should be deleted. Largef-scale plans will be required o fully evaluate this issve.
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21,

2.

23.

To comply With the intent of the Novi-standard end island {per Section 2504.1 3
of the Zoning @rﬁmanw}, the radius of 2 curbs abouwt which traffic will closely

virevitate should desirably be at least 15 fr and mm;ma%i*g be atleast 12 4 {the
inside turning radius of a design passenger car is (4.4 8), The fyz}}l@wmg
Jocations on the plan show smaller radil which should be increased ov
otherwise addvessed (as indicatad)

a. Near the northwast torner-of the Kroger store; the southeast corner of the adjacent
insersection and the niearest parking egress (10-fuand 2.5-ft radit now proposed),

b, Near the northeast corner of the %(mger store, the parking lot ingifess {undxmensmnacl
but cledrly 1o Small a Pacihis).

£ All end islands in frcmt of the neighbmhomé shopping canter {9.5-f¢ rudii proposed,
aven though the fstands are amply wide to meet City standards for farger radil),

4. Two large iand$<_ape islands, near Kroger's northeast parking iaz dccess and near the

raiddle of the neighbarhotd shopping cetiter building. (4.5-f¢ radius and 5.5+ radius
proposed). These hard corners weuld result in any vehicles circulating clockwise
around thi island Sevarely encroaching on the wrong side of the disle into which they
are turning: To mitigate-this safety concern, consideration should be given to plaging
Mo Right Turn (R3-1) signs facing south and west in the two respective approach aisles.

The propused egress from the Kroger p%zas'maﬁ:y drivé-through lang i$ too close
o the nearest itersection and would result in drive-through vehlcles
approaching that intersection at a very awhkwaid angle. The drivesthreugh:
window should be mioved south and the essociated lane redesigned to exit into
the adjazent driveway af least one car fength south of the stop bar shown.

The six barrierfree parking sign posts proposed along the frontage of the
nmghimﬁmad shopping centér should be set at l8ust 2 ¢ behind the nedvast
curb to aveid impact darhage from overhanging vebicles,

l\fﬁseceliaﬁeeus

24, Other than the two access issues discussed in comment$ 13 ahd 15 above, this Fevlew

does not cover potential issues involved with the future phase {outlot) design concepts.

Sinterei};,
BIRCHLER ARROYC ASSOTIATES, INC.

Redney L. Arroyo, AICP Williarit A, Stmpson, P.E,
Vice President Director of Traffic Engineering
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PLAN REVIEW CENTER REPORT
May 12, 2010
Revised Conceptual PRO Landscape
Review
- Weiss Mixed Use Development
Rezoning with Planned Rezoning Overlay

rityolnoviog

Petitioner
Siegal Tuomaala Assoc.

Property Characteristics .
o Site Location: South of the Novi Road and east of Ten Mile Road
o Plan Date; March 29, 2010

Recommendation

Site Plan Approval for the Weiss Mixed Use Development SP#09-26 cannot be
recommended at this time. The Applicant has not provided the necessary landscape
plans and information as required under the ordinance. Upon full site plan submittal, a
complete review will be provided. Below are the recommendations that were provided
upon the previous submittal. These recommendations and requirements are still
outstanding and must be addressed in greater detail on plan drawings as the Applicant
has acknowledged in the letter of reply and requested deviations.

Ordinance Considerations

Residential Adiacent to Non-Residential (Sec. 2508.3.a)
1. The project property is not directly adjacent to residentially zoned property.

Adjacent to Rights -of-Way (Sec. 2509.3. b)

1. Both 08-1 and B-2 zoning classificalions require a minimum 3 high berm with a 2’
crest is required along public and private road frontages adjacent to parking or
vehicular access areas. Undulations in the berm are preferred, The current grading
plans show no proposed berms on any road frontage. A PRO deviation would be
required to eliminate the required berms from the project. Staff does not
support the deviation.

2. Any frontage berm must include a mixed planting of shrubs and perennials along
with the required trees to assure adequate buffering and to mest opacity
requirements. It appears that additional vegetation will be required in areas where
gaps appear along the road frontages.

3. A 20" wide greenbelt is required adjacent io parking and outside the right of way.
This has been shown on the plans, but should be labeled as such.

4. Greenbelt Canopy Trees/ Large Evergreens are required at one per 40 LF of road
frontage adjacent to parking. These have been provided.

5. Sub-canopy Trees are required at one per 25 LF of road frontage. The Applicant
must provide 2 additional sub-canopy trees to meet this requirement.

6. Canopy Street Trees are required at one per 45 LF along the roadways. These have
been provided.
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Parking Area Landscape Reqguirements (Sec. 2509.3.¢)

1.
2.

3.

Calculations for Parking Lot Landscape Area have been adequately provided.

A total of 163 Parking Lot Canopy Trees are required, and 127 have been provided.
Please provide the remaining 36 Parking Lot Canopy Trees.

Perimeter Canopy Trees are required at an average of 1 per 35 LF around parking
and vehicular access areas. The Applicant has stated that no Perimeter Canopy
Trees have been provided. Please note that Parking Lot Canopy Trees can be
counted toward this requirement. The Applicant must provide additional Perimeter
Canopy Trees per the requirements of the Ordinance, including adjacent to
pavement at the rear of the buildings. Alternately, the Applicant could seek a
PRO deviation for the Perimeter Canopy Trees. Staff does not support the
deviation,

No more than 15 contiguous parking spaces may be proposed without an interior
landscape island. There are 7 locations proposed where 16 contiguous parking
spaces have been shown. These should be adjusted to meet the requirement.
Alternately, the Applicani could seek a PRO deviation for the 15 parking space
limit. Staff does not support the deviation.

Interior Landscape Islands must be a minimum of 10" wide and 300 SF in area. This
requirement appears to have been met. Adequate square footage for interior islands
has been provided.

Building Perimeter Landscaping (Sec. 2509.3.d. & LDIM)

1.

Per Section 2509.3.d.(2)(b), “For the front and any other facades visible from a
public street, a minimum of sixty (60) percent of the exterior building perimeter will
be green space planted with trees, shrubs and groundcovers, perennials, grasses
annuals and bulbs.” The Kroger store would require 192 LF of front facade
landscape and 70 LF are provided. The Applicant must provide an additional 122 LF
of front facade landscape. Alternately, the Applicant could seek a PRO
deviation for the shortage of 122 LF of front facade landscape. Staff does not
support the deviation. Please note that the Applicant lists alternate figures for the
amount of front fagade landscape provided on the plans that can not be duplicated
by Staff.

The retail store would require 327 LF of front facade landscape and none is
provided. The Applicant must provide the required front fagade landscape.
Alternately, the Applicant could seek a PRO deviation to eliminate the entire
front fagade landscape from the retail store. Staff does not support the
deviation. Please note that the Applicant lists alternate figures for the amount of
front facade landscape provided on the plans that can not be duplicated by Staff.

A 4’ wide landscape bed is required around entire building perimeters with the
exception of access points. Only portions of both buildings have been proposed with
the required 4’ wide landscape beds. The remaining areas are all shown as access
areas, The Planning Commission should discuss the level of foundation beds
provided and determine if a PRO deviation is warranted.

A total Building Foundation Landscape Area is required at 8 x building perimeter.
The Kroger store requires 9,392 SF of building foundation landscape area, and



Revised Conceptual PRO Landscape Plan May 12, 2010
Welss Commercial Page 3 of 4

1,733 SF of qualifying area is provided. Please note that the Applicant does have
additional areas that could be considered toward the area requirement, but has
chosen to allot this area to the requirerents for Interior Parking Lot Islands. The
Planning Commission should discuss the square footage of foundation beds
provided and determine if a PRO deviation is warranted.

‘5. The retail store requires 10,008 SF of building foundation landscape area, and 1,076
8F of qualifying area is provided. Please note that the Applicant does have
additional areas that could be considered toward the area requirement, but has
chosen to allot this area to the requirements for Interior Parking Lot islands. The
Planning Commission should discuss the square footage of foundation beds
provided and determine if a PRO deviation is warranted.

Loading/ Unlcading Area (Sec. 2507) _

1. Loading zones are required to be placed in the rear of the proposed building. In
each case they must be aesthetically and effectively screened from view from
adjoining properties or sireets. The Applicant has met this requirement.

Plant List (LDNI)

1. Please provide a Plant List meeting the requirements of the Ordinance and
Landscape Design Manual o include costs for all materials in accordance with the
standard City of Novi cost figures.

2. Adiversity of tree species is required. Not more than 20% of the tree population
may be of one genus and not more than 10% may be of a specific species. The
Applicant has met this requirement.

Plan Notes & Details (Sec. 2509.4.5.6.&7.)
1. Plant Notations and Details meet the requirements of the Ordinance and Landscape
Design Manual. Please alter the planting details to call for cloth staking materiatl.

Novi Road Corridor Plan

1. The 2001 Novi Road Corridor Plan included visioning programming that called for
the creation of a more pedestrian friendly environment along the roadway.
Pedestrian nodes and the inclusion of amenities such as benches and lighting
were envisioned. The Applicant has stated in the materials accompanying the
site plans that 5 pedestrian node points have been located along Novi Road and
Ten Mile. These are {0 be located adjacent {o all entry drives. The node
appears to only include a single bench in each location. Additional detail
should be provided for these nodes highlighting features that are in
keeping with the intent of the Novi Road Corridor Plan.

2. A pocket park and gazebo are proposed interior to the site. No details as to
landscape treatment, seating, trash receptacles, pavement, etc. have been
provided on the landscape plan. Please provide additional information on
this feature. :

3. Staff recommends that the Applicant consider the inclusion of bicycle racks at
key points on the site.
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General Requirements

1.

Please provide an !mgation Plan and Cost Estimate with the Final Site Plan
Submittal,

2. Please specifically list all waivers being requested on the plan.
3.

Please note that there Is a 25’ no disturbance buffer required from all wetlands and
high water of storm basins, Storm basins must be seeded with native plant mix and
a minimum of 70% to 75% of the rim must be landscaped with large shrubs. The
Applicant has met the landscape requirement.

All transformers and similar utility instaliations must be adequately screened The
Applicant has met the Iandscape requirement.

Please refer to the review of the Environmental Consultant for other issues
pertinent to the Conceptual Site Plan and PRO approval request. Of particular
consequence are the commenis in regard to existing site woodlands that may
have bearing upon PRO approval.

Please follow guidelines of the Zoning Ordinance and Landscape Design Guidglines. This
review is a summary and not intended to substitute for any Ordinance. For the landscape
recquirements, see the Zoning Ordinance landscape section on 2509, Landscape Design Manual
and the appropriate items in the applicable zoning classification.

- / ;
Reviewed by: David R. Beschke, RLA
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2200 Commaonwealih Blvd.
‘ Suite 300
s Ann Arbor, M1 48105
Environmental Consulling & Technology, Inc. (734) 769-3004
' FAX (734) 769-3164

MEMORANDUM
TO: Barﬁara McBeth, Deputy Direc;tm; of Communﬁy Development
FROM:  John Freeland, Ph.D., PWSO¥ |
DATE: August 5, 2010 ‘
RE: Weiss Mixed Use Development (SP 09-26/A)

2" Revised Conceptual/PRO Wetland Review

Environmental Consulting & Technology, Inc. (ECT) has reviewed the 2™ Revised
Concept/PRQ plan sheet EXH-A (Plan) prepared by SSOE Inc. dated July 23, 2010. The Plan
improves on previous submittals by quantifying overall proposed wetland impacits. GConsistent
with ECT's previous PRO reoview letters, the Plan appears to poriray wetland boundaries
accurately.

Proposed Impacts:

1. The proposed project would have multiple impacis to wellands regulated by both the City
-and the MDEQ. _

2. Some of the wetland on-site is associated with Chapman Creek, a Wributary to the Walled
Lake Branch of the Rouge River. '

3. The Plan appears to avoid the highest gquality wetland [ocated near the east side and
southeast corner of the properly. Proposed impacts are limited to smali wellands within
the area of the proposed parking lot and a few areas in wetlands along a fributary and
wetland near the southwest corner of the sile. According {o the Plan, proposed weiland
impacts stand at 0.22-acre, which is below the threshold requiring compensatory
mitigation.

Required Permits:

Based on information provided on the Plan, ECT believes the propose project would require an
MDNRE Woetland Use Permit, a City of Novi Non-Minor Use Wetland Permit, and an
Authorization to Encroach into the 25-foot Natural Features Setback. The applicant should
provide the City with any MDEQ correspondence related to the onsite wetland, including MDEQ
File #07-63-18WA Wetland Assessment letter.

Conclusion: '
Previously, the applicant was encouraged to avoid wetland impacts as much as practicable and,
ideally, keep impacts 1o less than 0.25-acre, the threshold for required wetland mitigation. If
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appears from the Plan, the applicant has done so. For Preliminary Site Plar submittal, the
applicant will need 1o label! the acreages of individual wellands on the plan, and delfineate the
25-foot Natural Features Setback adjacent 1o existing wetiands and watercourses.

ECT also understands that, according fo the Plan, stormwater would be pre-treated prior to
discharge to wetlands and watercourses, ‘

Although the current concept Plan does not contain all the detall elements required at
Preiiminary Site Plan submitial, it appears to offer enough information to support the conclusion
that the proposed Plan can be built within the requirements of the Novi Wetland Ordinance and
without the need to bulld compensatory wetland mitigation — on or off sile.

If you have questions, please contact us.
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2200 Commonwealth Blvd.
Suite 300

Ann Arbor, MI 48105

{734) 769-3004

Environmental Consulting & Technology, Inc. FAX (734) 769-3164
MEMORANDUM
;FO: Barbara McBeth, Depuly Director of Commuﬁity Development
FROM: Martha Holzheuer, ISA Certified Arborist, ESA Certified Ecologist M
DATE: May 7, 2010
RE: Weiss Mixed Use Development (SP 09-26A) Revised Conceptual & PRO

_Woodland Review

Environmental Consulting & Technology, inc. (ECT) has reviewed the Revised PRC Conceptual
Plans (Plan) prepared by Siegal/Tuomaala Architects dated March 29, 2010. The proposed
development is located on the southeast corner of Ten Mile and Novi Roads in Section 26.- The
Plan includes a Kroger store, neighborhood shopping center, number of additional buildings,
and associated parking and stormwater detention basins. It appears that no changes were
made fo the Woodland Plan and that none of the issues noted in ECT’s October 22, 2009
Woodland Review have been addressed. Therefore, ECT's comments remain the same as
those previously submitted during review of the PRO Conceptual Pians. These comments are
provided below.

Site Pilan Comments:

Having compared the regulated woodiand boundary shown on Plan sheets 8P C-100 and 8P C-
607 to the boundary provided in the City’'s updated Regulated Woodland Map (approved in
March 2009), ECT believes the regulated woodland boundary has not been accurately depicied
on the Plan. As a result, guantification of regulated woodland acreage and proposed project
irmpacts have been greatly underestimated. In light of the update Reguiated Woodland Map and
updated Woodland Protection Ordinance, ECT has the following comments:

1. Within the property boundaries noted, regulated woodiand acreage is approximately 4
times greater than the 5.1 acres reported by the Applicant. The Applicant should refer to
the City’'s website for the most current woodland map and ordinance information
(hito://www citvofnovi.org/Services/CommDev/Regulated\Woodlands.asp) and provide
the most recent regulated woodland boundary on the Preliminary Site Plan (see
attached graphic).

2. Based on our previous review of Novi aerial photos, Novi GiS8, and Novi Official
Woodlands Map, as well as a previously conducted onsite wetland verification, this site
con{ains extensive requiated woodiand areas. Additional regulated woodland may occur
beyond the generalized boundaries provided in the City of Novi Official Woodiands Map,
as indicated by the Novi aerial photos. Section 37-4 of the Novi Woodland Ordinance
states that “where physical or natural features existing on the ground are at varjance
with those shown on the regulated woodland map, or in other circumstances where
uncertainly exists, the Community Development Direcior or his or her designee shall
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interprat' the woodland area boundaries.” The boundaries of the regulated woodland will
require fleld verification during Preliminary Site Plan review.

The Applicant should note that there are foresied wetiands onsite within the regulated:
woodiand boundary that appear o be both City and State (Michigan Department of
Environmental Quality; MDEQ) regulated wellands.

The proposed project would have significant impacts io regulated woodlands, above and
beyond what is quantified in the Plan. Within the property boundaries noted on the Pian,
82% (771 of 939) of all surveyed trees are proposed for removal. The Plan indicates
that only 80 regulation-sized woodland trees are proposed for removal, requiring 825
{ree replacement credits. ECT believes that these numbers are underestimates and will
be significantly larger when the most current regulated woodland boundary is applied to
the Plan.

Based on historical aerial photographs, the woodland onsite adjacent to Chapman
Creek, a tribuiary 1o the Walied Lake Branch of the Rouge River, appears to have been
the least disturbed. This area is likely the highesi guality woodland habitat within the
project boundaries. The mosaic of connected lowland and wetland forest likely provides
for excellent écological functioning and diverse wildlife habitat. Preservation of this
woaodland area along the southern project boundary should be a priority. Section 37-29
of the Novi Woodland Ordinance states that “the protection and conservation of
irreplaceable natural resources from polution, impairment, or destruction is of
paramount concern. Therefore, the preservation of woodlands, trees, similar woody

“vegetation, and related natural resources shall have priority over development when

there are no location alternatives. The integrity of woodland areas shall be maintained
irrespective of whether such woodlands cross properiy lines.”

The Plan indicates several areas of possible wetland and floodplain mitigation to
compensate for proposed weiland and floodplain impacts and areas designated for
stormwater detention basins for confrol of stormwater runoff resulling from the
development. The conversion of regulated woodland areas for these purposes is
generally not accepted. It has been ECT’s experience that the MDEQ rarely considers
upland or lowland woodland habitats as acceptable places for construction of wetland or
floodplain mitigation. '

Numerous items must be provided in the Preliminary Site Plan to comply with site plan
standards outlined in ordinance Chapter 37 Woodland Protection. Currently, the Plan
does not provide an accurate depiction of the regulated woodland boundary and number
of regulated woodland trees, the complete scientific and common names of the surveyed
trees, how many replacement credits will be provided for each free proposed for
removal, method and cost estimate for the provision of these replacement crediis,
composition and condition of woodland understory and groundcover, topographic
elevations of the trunk base for all regulated trees proposed to remain, location of utilities
and associated easements, and a description of proposed changes to drainage within
regulated woodlands. Diameter measurements for muli-stemmed trees should be
clarified, and the diamefer of each stem provided to aid in replacement credit calculation.
The Applicant is encouraged to consider planting a variety of native woodland planis for
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woodland replacement credits {refer {o Section 37-8 of the updated Woodiand Frotection
OCrdinance).

8. The onsite disturbances relating o soil borings noted by ECT on Oclober 20, 2009 (refer
to ECT's Conceptual & PRO Wetiand Review dated October 21, 2009) are a viotation
of the City’s Woodland Ordinance, as well, per Section 37-26. The applicant
should be advised of the violation and cease such impacts unless and until
applicable permit authorizations are issued.

Required Permits:
Based on information provided on the Plan, ECT believes the propose project would requlre a
City of Novi Woodlands Permit.

Conclusion: ‘

ECT is concerned about the magnitude of impacts to regulated woodland on the proposed
project site, especially along the southern project boundary adjacent o Chapman Creek. As
depicted in the current Plan, woodland impacts are underestimated and will be significantly
greater once the most current regulated woodland boundary is applied {o the Plan. Numerous
issues must be addressed in the Preliminary Site Plan to meet sife plan standards outlined in
ordinance Chapter 37 Woodland Protection.

ECT is also concerned about the conversion of regulated woodland habitat for use as wetland
and flocdplain mitigation and stormwater detention.

If you have questions, please contact us.

ce: Kristen Kapelanski
David Beschke
Angela Pawlowski
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FACADE REVIEW




Phoie: (248 §60-6528
E-Nail: direeci@drunrefilectscon
Vel drnafeiflectocoin |

The contents of that letter is repeated below
May 10, 2010

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

Re: FACADE ORDINANCE
Weiss Mixed Use Dev. / PRO, SP 09-26A / ZCM 10-18
Fagade Region: 1
Zoning District: O8-1 (Proposed, 11 & B-2)

Dear Ms. McBeth;

The following is the Facade Review for Final Site Plan for the above referenced project based on
the drawings prepared by Siegal / Tuomaala Associates, Architects, Inc, of Southfield, Michigan
dated March 29, 2010. The drawings are unchanged since our previous review dated October 20,
2009 that was based on the drawings dated August 17, 2009, The text of that letter is repeated
below.

The percentages of materials proposed for each fagade are as shown on the table below. The
maximum (and minimum) percentages allowed by the Schedule Regulating Facade Materials of
Ordinance Section 2520 are shown in the right hand column. Materials in non-compliance with
the Facade Schedule are highlighted in bold.

I Ordmance
I(roger Bu:ldmg North West South East Maxim
(64,245 S.F.) (Front) (Minipmm)
Brick (Clay) (2.7" x B" units) 13.0% 5.0% 0.0% 4.0% 100% (30%:)
Stone (Fiekl Cobblke) . 8.0% - 0.0% 0.0% 0.0% 50%
EIFS 27.0% 8.0% 0.0% 9.0% 25%
Split Faced CMU (Base) (8" x 16" units) 16.0% 17.0% 20.0% 7.0% 10%
Concrete "C” Brick (4" x 16" units) 31.0% 64.0% 79.0% | 74.0% i, 25%
Metal (Awnings & Trim) 6.0% 6.0% 1.0% 6,0% 50%

Kroger Building - The Facade Ordinance requires a minimum of 30% brick on buildings
located in Region 1. The proposed percentage of Brick is below 30% on all facades. The
proposed percentage of Concrete "C" Brick exceeds the maximum amount allowed by the
ordinance on all facades. The percentage of EIFS exceeds the maximum amounis allowed by the
ordinance on the front facade. The percentage of Split Faced CMU exceeds the maximum
amount allowed by the Ordinance on the north, west and south facades.
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. South- Ordinance

Sh&%";ﬁ g;nter N"(‘;}r‘;‘gﬁ West | FEast | North | Maximum

78 S.E.) (Rear) (M)

Brick (Clay) (2.7" x 8" units) 9.0% 0.0% 0.0% 0.0% 100% (30%)

Stone (Field, Cobbe) 8.0% 0.0% 0.0% 0.0% 50%
EIFS 38.0% 14.0% 9.0% 15.0% | | 25%
Limestone (Base & Accents) 13.0% 12.0% 1.0% 12.0% 50%
Conerete "C" Brick (4" x 16" units) 18.0% 66.0% | 78.0% 63.0% 25%
Metal (Trim) 14.0% 8.0% 0.0% 10.0% 50%
Smooth Faced CMU (Base) (8" x 16" units) | 0.0% 0.0% | 12.0% | 0.0% 0%

Shopping Center - The Facade Ordinance requires a minimum of 30% Brick on buildings
located in Region 1. The proposed percentage of Brick is below 30% on all facades. The
percentage of Concrete "C" Brick on the west, rear, and north facades exceeds the maximum
amount allowed by the Ordinance. The percentage of EIFS on the front facade and the
percentage of Smooth Faced CMU on the rear facade exceed the maximum amounts allowed by
the ordinance.

Comments:

Split Faced and Smooth Faced CMU - A limestone base approximately 2'-4" in height is used on
the primary facades of the Shopping Center that are directly adjacent to pedestrians walks,
Smooth Faced CMU is used to form a continuation of this base on secondary facades located
away from pedestrian walks. Split faced CMU is used to form the base on the Kroger Building.
The sample board indicates the color and texture of the Smooth Faced CMU to be substantially
similar to the limestone. Likewise the color of the Split Faced CMU is similar to the limestone.
The transition between the base material and the Concrete "C" Brick above is ordinarily made
using a chamfered sill unit however this has not been clearly indicated on the drawings. The use
of split faced CMU in this manner is therefore consistent with the intent and purpose of the
Ordinance, contingent upon the chamfered sill unit being used.

Conerete "C" Brick - While not technically being considered brick, this material has the unique
characteristic of appearing substantially similar to brick when used in certain applications and
with careful attention to detail. The Ordinance states that when Concrete "C" Brick is used the
"color shall be rich dark earthtone hues consistent with brown or red bodied fired clay brick.”
The proposed "C" brick color is consistent with this requirement as evidenced by the applicant's
sample board. The "C" brick is utilized in concert with a wide variety of other masonry materials
including limestone, field stone, and split faced CMU. The proposed colors and textures of these
materials have been carefully coordinated and harmonize well with the "C" brick. It is noted that
the masonry material taken together represent over 50% of all facades. The extensive use of
nicely designéd and well coordinated masonry materials is consistent with the Ordinance
requirement for 30% brick in Facade region 1.
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Metal (Roofs. Awnings and Trim) - Metal accents of various colors are used on awnings,
canopies, and most significantly on the roofs of the towers elements. The design employs
significant articulation of the roof lines punctuated with vertical tower elements at corners and
ends of buildings. The tower elements serve to "anchor” the buildings on the site and provide
visual reference points for the overall project. The proposed "patina green" color of the tower
roofs is consistent with and will enhance this effect.

Exterior Insulation Finish System (EIFS) - EIFS is utilized as cornices and brackets, as a
simulated clear story on the towers, and on selected storefronts. In all cases the EIFS is
articulated using interesting joint patterns, molded profiles, and reveals. The use of EIFS in this
manner is consistent with the intent and purpose of the Ordinance.

Recommendation: It is recommended that the proposed design is consistent with the intent
and purpose of the Facade Ordinance Section 2520. For the reasons stated above a Section 9
Waiver is recommended for the overages of EIFS, Concrete "C" Brick and Split Faced CMU,
and the underage of Natural Clay Brick (< 30%), on both the Shopping Center and Kroger
buildings. This recommendation is contingent upon the applicant clarifying that a chamfered
sill unit will be used to make the transition between the approximately 2'-4" high base and
material above on all facades of both the Kroger and Shopping Center buildings.

Notes to the Applicant:

1. 1Inspections - The City of Novi requires Fagade Inspection(s) for all projects. Materials
displayed on the approved sample board will be compared to materials delivered to the site. It is
the applicant’s responsibility to request the inspection of each fagade material at the appropriate
time. This should occur immediately after the materials are delivered. Materjals must be
approved before installation on the building. Please contact the Novi Building Department’s
Automated Inspection Hotline at (248) 347-0480 to request the Facade inspection.

If you have any questions please do not hesitate to call.

sociates, Architects PC

, 2

Douglas R. Necci, ATA
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CITY COUNCIL

Mayor
David 8. Landry -

Mayor Pro Tem
Bob Gatt

Terry K. Margolis
Andrew Mutch
Kathy Crawford
Dave 8taudt.
Justin Fischer
Clty Manager
Clay J. Pearson

Director of Public Safety
David Malioy

Director of Fire and EMS
Jeffrey Johnson

Novi Fire Depariment
42975 Grand River Ave.
Movi, Michigan 48375
248.249-2182
248,348-1724 fax

cityofnovi.org

May 4, 2010

TO: Barbara McBeth, Deputy Director of Community Development, City of Novi
RE: Weiss Mixed Use Development, Ten Mile & Novi Rd.

SP#: 09-26A, Revised Conceptual / P.R.O. |

Project Description:

Multi-Phased, multiple buildings prqect of Mercantile and Business uses.

This subm:ﬁal contains:

Access drives (four access pomts, three from Ten Mile and one from Novi Rd.)
Parking areas for the Mercantile buildings,

Phase One building, 64,243 S.F. Kroger Supermarket

Phase Two building, 40,978 S.F. "Nelghborhood Shopping Center”, multi-
tenant Mercantale building.

o 2 o

This submittal also refers to seven other smaller buildings as “Future Phase
projects. These buildings are not being reviewed and commented on at this time.

Comments: ‘

The comments on my October 22, 2009 review letter have not been address.

Therefore, the follow commentis are made again:

1. On the Utility plans, the size of the water mains shall be indicated. The water
mains shall be 8" minimum and of adequate size to provide a minimum of
4,000 gallons per minute. :

2. Hydrant spacmg around the buildings that are protected with automatic

- sprinklers is 500" maximum and is 300’ around buildings that do not have :
sprinklers. An additional hydrant shall be added in the parking island between
the Kroger buiiding and Shopping Center building on the north side.

3. The 500 hydrant spacing also pertains to the 16" water main along Ten Mile
Rd. There are additional hydrants on Ten Mile that are not shown on the pians.
In order to properly assess their locations, they need to be shown. The
applicant should contact our Engineering Depariment to confirm the locations.

4. Each building protected with an automatic sprinkler system shall have a lead-in
water supply that is separate from the domestic water supply. The fire
protection lead-in shall have a control valve in a well.

5. All weather access roads capable of supporting 35 tons shall be provided for
fire apparatus access prior to construction above the foundation. This shall be
noted on the plans.

6. All water mains and fire hydrants are to be installed and be in service prior to
construction above the foundation. This shall be noted on the plans.

7. The building address is to be posted facing the strest throughout construction.
The address is to at least 3 inches high on a confrasting background. This
shall be noted on the plans.
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Recommendation: _
The above plan is Recommended for Approval with the above items being
cotrected on the next plan submittal.

Sincerely,

Michael W, Evans
Fire Marshal

co: file



COMMENTS FROM
PARKS, RECREATION AND CULTURAL SERVICES DEPARTMENT
ON PROPOSED PUBLIC BENEFIT




MEMORANDUM

TO: KRISTEN KAPELANSKI, CITY PLANNER -

FROM: RANDY AULER, CPRP, DIRECTOR
PARKS, RECREATION &CULTURAL SERVICES

SUBJECT: PARKS, RECREATION & CULTURAL SERVICES REVIEW OF
WEISS MIXED USE DEVELOPMENT PRO

‘ cityofnoo gE :
DATE: JUNE 5, 2010

i

Background

Previously, the applicant donated 18 acres of land fo the City of Novi. The lce
Arena and a cell fower were constructed on o portion of the property and the
remaining acreage has remained undeveloped. In addition, the applicant
created and proposed ¢ park conceptual plan for the undeveloped portion of
the property. The concept included a large mulii-use sports field, additiondl
parking, a pathway and a bronze children’s sculpture fo be located at the park
entry.

PRO-Communily Benefit

The applicant is proposing 1o develop the inifial phase of the park. Specifically,
grade the area for use as a multi-use sports field, grade and stone a 20 car
parking areq, install a bronze children’s sculpture at the park entry and have the
park name recognize the donation,

Commenis

1. Community surveys have reveadled that citizens rank the need for walk/bike
pathways as the highest recreation need. The proposal does not
include the development of pathways.

2. Community surveys and recreation participation figures indicate the need
to develop multi-use sports fields for soccer, lacrosse, cricket and football.
The proposal includes the development of a multi-use sports field.

However, a critical component to the successful use of multi-sporis fields is
the installation and use of an imgation system. The lack of irrigation severely
inhibils the growth and mainienaonce of turf resulting in very limited use of the
turf for sports. The proposal does nof include an imgation systern,

3. The existing parking at the lce Arena is near or at capacity during the peak
season (September - March). The multi-use sports field peak season use is
anticipated to be April - September. The addition of 20 parking spaces
would serve the use of both recreation amenities.

Please contact me if you have any questions or comments.
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August 18,2010

M, Kristen Kapeldnski, Planner
Commundy Doveiopmenf Cepter
Cffy of Novi

45175 Wc-zsf Ten Mile Rood
Novi, Mi 48375

Re:  Waeliss Mixed Use PRO
10 Mile: and Novi Rood
Site PlanNo. 04-4] {09»26!Rezonmg 18.690)

Decr s, Kapelanski:

The following is an iterized response to e City of: Novi's Planning Stal dnd Consulfant's Review
to our July 23 253'(0 submittal, specihcaliy, Ee l!mtted review of the revised storm water
management ;:csiculczﬂons ond detenfion faciiities; | have also attached our juty 23.:2010.cover:
letter describing the intent of cur subrnittal,

As indicated in our 3/29/10 and 6/10/10 full submitials, we dre curently concem‘mimg on'the
zZoning. aspects of the overall Werss Mixed Use PRO{SPA project. .Aldhis: pom? in fine, we hc:we-
:compred with-the. r@quaremems nec:essdry i'a requesi G F’icmnan Commission hecrmg regearn dmg
the: ?onmg portion of the PRO,

Our tedm’is continuing thelr work oft the temdiining technical issues of your very thordugh review,
We will gonfinue 1o work caseiy with the city's planning stafft and condultants fo bring those.
remaining issues fo thelr satistaciony resolutions in o later submitial as requared by the Clly of
Novi's Site Plan Approval process, As: cilways; we' mpprecta*fe YOur assistance in this miafer..

As ycu w;il note mast of fhe fofic:wing responses huve heen repeufed from our ‘previous letter(s}

Planning Review Letter, K. Ec:;meibnsﬁ'ki’, dd’red-ﬁwusﬂf 4,2010

As prewousiy de&t:r!i::ae{:i 1he Wems Mixed Use pf@]ec:f ts fo- be deveioped cls o fgeneral busaness

only Pcrkmg, sr;gress egress !andscape and .oiher elemems WEEI be *’common mreczs" The
builcing footpiints and pc:r%:mg Grens fndm:c:ted on the desgnoled *uture:; ‘phases” are shown
conceptually and bypo%he ically only.: Thay may be modified, secomﬁgured and developed in
randoir order. All future phdse 'building architecitire shall be compaiible in'stvle, meiterial and
colof to'the phose | and 2 buildings, and wili be subject to- the regular site plan -approval
process wheh déveloped.

Page 2

Regarding the June 23, 2010 Planning’ Cf::mmassfmn moifon, please: refer to thé alfached revised
storm water detention drawing, comments: from Novi's Czi'y Engineet, ECT's welland cotsultant

and our lefter dated July 23,2010, (also aftached).
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Page 3 Recommendaiion

1. Further study is underway. Undersiood.
2. Masier Pian implemeniation strategy. Undersicod.
3. The recently comipleted refail studios indicate the cily has o surplus of lond zoned or

planned for retail aclivities through 2019, or 8 vears,  Appendices fo the Master Pian
amendments, dated February 2010, indicale thal Novi has adequate land zoned or
plarmed for industrial/research for up 1o 48 vears which is 4 Times as long.

4, The requested deviations and rationale are documented in this submitial pockage.

3. we believe that the B-2 and OS-1 zoning is ¢lso consistent Mih the exisfing zoning in the
arec. ' ‘

6, The woodland boundary has been relocated according to the recent ordinance revision,

We understand the miligation issves involved, and they will be resolved per ordinance
requirements as part of the Site Plan Approval process,

Master Plan for Land Use

As design professionals, we guestion the compdatibilily of industial adjacent to residential as
opposed o commercial uses.

Page 4 - Novi Road Coridor Study

The Novi Road Coridor study discusses commetcial development in the following:

Page 3 - Exisling Master Plan recommendations: "..include adding more local commercial of
the southwast corner of Ten Mile and Novi Road..", also reflected on the following “axisting
Master Plan for Land Use map "north segment™.

Page 30 - The coridor recommendations for land use indicatss a re-evaluation of the southeaqst
corner of Ten Mile and Novi Road “due fo the site corsiraints creafed by existing nafural
features”, nof due 1o the amount of commercial development in the city and the coridor. As
indicaied in this response letier. we are responding to the ordinance requirements regarding the
existing notural fealures. From the point of view of the naturel features. the ulimate fand use is
indusitial or commerciol, mokes no difference.
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Page 5 ~ Compalibility with Surrounding Land Use

Traffic impacts are addressed in the attached taffic consultant's responses.  The fralfic
censultont has approved the project, pending minor issues.

Residential properties fo the south..as stated, it is highly uniikely that addifional nolse from the
proposed commercicl will affect the residential properﬂes We beli ieve industrial uses would in
faet cause ¢ higher mmdence of noise.

Drugstore and office properties fo the west.the OS-1 Zoning is not in question, in fact, this
proposed PRO Development decredses the guantity of lond zoned for office.

Infrastruciure concerrs have been respondead to within the Gfidched'consunmnts' review letiers,
The city's trafiic consultant and fire depardment have both recommended approval of the plan,

Page 6 - Noturgl Feaiuies hove been responded o within the atfached consuitants’ review
letiers,

Veoluniary cgndshgns and ordinance deviglions are documented in this submittal package.

Pgae 7 - Shopping Cenfer

Thank vou for acknowledging ond supporting cur deviation requesis for the building height,
locading space and elevations.  Much ke the loading space, the ocalion of the dumpster
enclosure is a practical issue, with no real perceived impaet fo neighboing lond uses, s
described in our list of requesied deviaiions.

Poage 8 « Kroger

Thank you for acknowledging and supporting our deviation requests.

Hems for Further Review

Landscaping, drive-through lanes and driveway spacing waivers are addressed later in the
response letter,

Fhotometiics:  The properly designoted for the PRO overlay rezoning and development is
separated from any residential zoned properly by vacant properly or an intervening zoning
disldct and a minimum distance of approximately 300 feet (see similor statement in first
paragraph of the following preliminary landscape review).
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A prafiminary Photometric Plan was provided in fhe first submitial. A Ul photomehic plan will be
provided. However, it is not pertinent 1o the zonihg aspecis of the PRO request and therefore,
has not been included as part of ihis phase of our submiticl. We will continue fo work closely
with the cily's planning staff to bring the pholometics to & satisfactory resolufion prior fo final site
plon approval. '

Loading Space and Dumpsier Screening:  These elemenis will be screened per ordinance
requirements, This item concem’s g technical site issue that our team is currently working on.
Howsaver, it s not perfinent ic the zoning aspects of the PRO request and therefore, is not
included as part of this phase of our submitial. We will continue 1o work closely with the city's
planning staff and landscaping consultant to bring the screening fo o satisfactory resolution prior
to final site plan approval. :

A phasing plan and detailed deéscription are indicaled on chxwing Sheet P-2.

The legal Master Plan deed documents will be submitted for review piior 1o Site Plan Approval
arnd ptior {o recordation,

Lot split/combinations: Correct, the PRO property is infended fo be reconfigured as a single lot.
The properly soufh of The PRO property wil be designated as one or two separaie properiies.
The legal lot split/combination documents will be submitted for review prior to fingl Site Plan
Approval and prior 1o recordation.

Proposed Building Pads: Correct. Building Plans 1 through 7 are shown for conceplual and
hypoihelical purposes only.

Laned Uses: Understood.

Page 10 - Applicant Burden under PRO Qrdinance

Simply put, the proposed project could not be buill under the existing, ouidated 141 Zoning
District, The public benefils aré affached as part of this submittal,

Kroget Pianning Review Suramary Chart (from previous response dated dune 10, 2010)
Building Height: We are asking for a deviaiion for his item.

Number of parking spaces: We have corected the parking count on the Site Plon on Sheet P2,
The Phase 1 parking count has been revised 1o 324 spaces.

Barrier free signs will be provided per Michigan Basrier Free reguirements as part of the fingl Site
Plan Approval.
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Drive-Thru Lane Delineation and Cenlerline Radius: This e concerns ¢ technical site issue That
our feam is currenily working on. However, it is nof perfinent 1o the zoning aspects of the PRO
request and therefore, has not been Included ¢s part of this phose of our submitial,. We will
confinue 1o work closely with the cily's planning staff and engineering consutfant to bring this
issue o o safisfactory resolution prior o final site plan approval,

Dumpsler Screen: A typical design is indicated on Sheet P-4, Kroger's trash cormpactor will be
screened in a simitar manner and will be described a5 port of the Site Plan Approval,

Photometrics: As siated earlier, a ful photometric plan will be addressed in the preliminary site
plar phicse.

Nelghborhood Shopping Center Review Summary Sheel (from previous response dated June 10,
2010)

Building Height: We are asking for a deviatfion for this item.

Banier free signs will be provided peér Michigon Barier Free requirerents as part of the final Site
Plan Approval submital,

Loading Spuce location: We are asking for a deviation for this iem.
Dumpster focation: We are asking for a deviation for this item.

Loading Space Screening: The continuous loading space screening will be addressed in the
prefiminary site plon phasea, :

Dumpster: The dumpster is approximately 90 feet fro the nearest property line [ewst). The line in
cweslion is o phase ine.

Dumpster Screening:  As noted above, these elemenis will be screened. This item concems o
fechnical site issue that ouwr team Is cumently working on. However, 11 is not perfinent 1o The
zoning aspects of the PRO request and therelore, Is not included as part of this phase of our
submittal.  We will continue o work closely wilh the cily's planning staff and landscape
consuliant fo bing the screening to a salisfactory resolution prior fo final site plan approval

Photometiics:  As slated earlier, o full photometrics plan will be provided as part of the
prefiminary site plan phase,
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Endineering Review — L ivezal, daled 8/¢/10

Senerc

L

5.
8.
7.
8.

9.
10,

1.

Additional information has been provided. Hems appicable fo the rezohing -crpplica_tioh
have been addressed. Al other llems will be addressed in the preliminary site plan
phcse. : ' :

The note will be added to the Site Plan Approval Drawings.

Larger scote Drawings have been included in previous submitials. The defall included on
the larger scale Drawings are generally not periinent o the zoning aspecis of the PRO
request and therefore not included in this submittal. The larger scale Drowings will be
included forreview as part of the i Site Plan Approval subrmitial,

Understood.

Moted.

Understood.

Undersiood.

These items concern fechnical site issues that our tearn is currently working on, However,
they are not perfinent fo the Zoning aspécts of the PRO request and therefore are not
included as part of this phase of our submitial. We will continue 10 work closely with the
city’s enginasiing staff 1o bhring the uvlilly layouls o g salistactory resclution pror o linal
Site Plan Approval.

See ltlem 7 above.

See ltem 7 above,

Sae ltem 7 above.

Slorm Wataer Magnogement Plan

12.

13,

Acknowledged.

The storm water management facififies will be consiructed as part of Phase 1.



Ms. Kristen Kapetanski, Planner
Communily Development Center

City of Novi

45175 West Ten Mile Road

Novi, Ml 48375

August 18, 201Q

Page 7

14, A Slormi Water Management Plon will be addressed in the prefiminary site plon phase,

15, The Storm Water Management Plan will provide the information required.

16. Access will be provided and shown on fhe preliminary site plan submitte,

Paving ang Grading

i7. . The additiondl fopography will be provided for the Site Plan Approval submittal. Off site
droinage will be cledrly identified, '

18. The petimeler sidewalk is labeled. We hove added o note {Note 10) to Sheet P-2
clarifving intemal sidewdlk widths, These will be coordinaied on the delalled engineering
drawings for Site Plan Approval,

19. A continuous 8 fool wide concrete pathway is indicated across the froniage of the
property.

20, The islands will be shown in complicnce on the Site Plan Approval submittai.

2% Stalis and curbs wifl be shown compliant on the Site Plan Approval submittal.

Ofi-Site Egsements

22, On-site easements have been Indicated on Sheet C400. The stormm edsements will be

indicated as the storm waler design progresses. Please clarify whai is meant by the term
“off-site” eqsemont.

Public Utilities Impacts ~ L. Ivezal, dated 5/10/10 (feom previous response,.duted June 10, 2019)

Ulilily Demands

We hdve provided an REU calculation and provided it on C400. We calculofe the site will

require

approXimaiely 76 REUs tolal once developed.

Waier Sysiem

Noted,

sanitary Sewer

We reqg

uest further information on the capacity of the existing sanitary sewer.
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Surnmacry

Understood. Again we would request further informuotion on the capacity of the exisling sanifcry

sewer.

Traflic Review — Birchler Arroyo, dated 4/16/10 (from previous res'panse, dated June 10, 2010}

28,

3A-G,

3H.

30,

The assumplion is conrect, The west drive on Ten Mile Road is infended 1o include one
tanie in and one lane out,

Acknowledged.

From the fraffic study report of March 2010, it developed under exisling zoning. the
infersection of Ten Mile Road and Novi Road would have an overali delay of 81.2
seconds. If the signat fiming splits were oplimized in Synchro, this could be reduced 1o an
overall delay of 78.5 seconds, which would be more than the 70.0 second average delay
it developed with the PRO plan.

Acknowledged,

We disagree with the assessment that an addifional outbound Ian@ is needed
particularly if a signalis installed ot the center drive,

With a refined signal timing at the outbound delay, the left tum would operate at level of
service "C". The westhound through leval of service would operale ai V8",

“fFurther analysis of the center driveway on Ten Mile Road indicates that the level of
service at the cenler dilveway would be acceptable for gll movements, even with the
addifion of more traffic which could divert rom the esostern diveway, assuming that g
semi-gctuaied ond uncoordinaled traffic signal is installed ot the infersection, with o
single westbound lane the 95% queue length wouild be approximately 635 feet and the
level of sewvice for the movement would be o B, which would not interfere with the
raiiroad crossing in the foreseedble future. The outbound iratfic would operate at a level

- of service C, with g 5% aueue length of 215 feel. There wilt be gdequate storage for

those teH-lum movements with the separate lefi-tum lane provided.,

According o Synchro, the leff-tum delay for the remaining 10 vehicles assumed o tum
left out of the eqsfern driiveway would stlll be long ot 204.7 seconds but the 5% queue
would only be 31 feel, or two cars.

The comparative SimTraffic Analysis frun 10 separate imes and averaged) indicates far
less delay for both the westbound through movement along Ten Mile Road at the center
driveway with signal and the outbound left furn movement at the eagsiem diveway. The
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3P,
3Q.
3R.

waestbound queues 330 feel vs. the 635 feet estimated by Synchro do not approach the
raiiroadd crossing In the model.

Wwith further refined signal timing at he Center Driveway, ¢ separcie westbound through
lane would not be necessary 1o accommeodate this development,

Acknowledgad.
Acknowledged,
The addilional fane will serve as o defacio right tum lane for all of the driveways along

Ten Mile Road. We disagree with the assessment that an addilional right-hand turn taper
at the east and west diiveways are baneficial,

T Generatlon

4,

586.

Acknowledgad.

The drves on the opposite side of Novi and Ten Mile Road already do nol comply with
spacing standard. We will be requesting space waivers.

An agreement for o cross-easement ot the existing Walgreen's store has not been
recdched. There is also the technical difficulty of an eight fool grade differenficl baetween
the fwo properties. At this pointin fime, o shared egress point does not seem possible.

Vehicular Access improverbents

8.
9.
10,

1L

Understood.
See ltem 3N above.
Ten Mile Road widening will be coordinated with RCOC.

The plan will be correctad.

Drivevegy Desian ond Contiol

12,

13.

We wil consider your recommended Conceptuct Design.  Final revisions o the Novi
Road Drive will be brought 1o o saiisfactory resolution prior fo fincl Site Plan Approval,

The wesi diive on SP C-200 with two outbound lanes is an error on the Shest. I has been
cormected 1o o single eniry and exit lane. See llem 3M above regarding muttiple exit
lanes,
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14,

[3¢3

1N

Finadl revisions o the center driveway will be brought {o o safisfaciory resolution prior to

firal Site Plan Approval.
Understood. The fingl connecﬁen will be brought fo a safisfactory resolution prior to final

Site Plan Approvat

chxl revisions to the ec:sf drweway will be brought 10 o safisfaciory resoiuiton prior to final
Site Plan Approval,

Pedesiion Access

17

18,

19.

Acknowledged.

The site plan hos been revised fo include the missing section of B fool path on the
northeast corner of Walgreen's site. Question: Was there a condition on the Walgreen's
SHe Plan Approval that they shall complete the seclion of 8 fool pathway once the
adjacent properly is developed®

Acknowledged.

Parking and Circulailon

20,

21,

22

23,

The proposed access disles and barier free parking spaces in front of the Kroger store will
be revised. However, these items are not perlinent fo the zoning aspects of the PRO
request, and therefore, have not been included as part of this submittal. We will
conlinue fo wark with the city’s planning staff 1o biing these issues fo sotisfactory
resolufion prior 1o final Site Plan Approval,

the radi will be revised per requirements and submitted as parl of the fingl Sife Plan
Approval package.

The diive-through lane will be modified and submitted as part of the final Site Plan
Approval packoge.

Undersiood,

Miscellcneous

24,

Understood,
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Landscape Review — Benchke, 5/12/10 (from previous response dafed June 10, 2010)

Residenfial Adiacent io Non-Resideniial

b

Corect. the PRO project properiy"is- not direclly adiacent to any residendial zoned
propefiy. ' '

Adiacent Rights-of-Way

1.

3.
4,
5,

é.

I,

28.3.

5.

We are not asking for ¢ deviation o eliminate the berms from the road frontage. As the
grading design continues 1o move forward, we will demonstrate complionce with the
requirements. This ifem is not pertinent 1o the zoning aspects of the PRO request, and
tharefore, has not baen included as paort of this phoase of our submiticl. We will continue
to work closely with the city's planning staff and kandscape consultant fo bring this issue
jo safisfaciory resolution prior o final Site Plan Approval.

The berms will be planied fo meet buftering and opacily reguirements.
The .greeni:)@h‘.s-s-hczh be identified on the Landscape Drawings.
Acknowledged.

Understood.

Acknowtadged.

Acknowledged.

The landscape plan, parking lof and perimeter canopy free counts will be revised. These
ftems concern technicul site issues that owr feam is currently working on, Howsver, they
are not perlinent 10 the zoning aspecis of the PRO request, ond therefore, have not
been included as part of this phase of our submittal. We will confinue to work closely
with the city's planning siaff and landscape consuliant o bring these issues fo
safisfaciony resolution prior 1o fingl site plan approval.

We are osking for a deviation on ¥ spoce in 4 locafions {not 7} in front of the
neighborhood shopping center,

Acknowiedged.

Building Perimeter Landsconing
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-5, We are seeking devialions for these items.

Loading Area

i. Acknowledged.

Plant List .
1. The final plan list wilt be provided in the prelminary Site Plan Approval phase.
2, Acknowledged.

Novi Road Conidlor Plan

1,243
wWe will provide addifional detail regarding the 5 pedesticn node points, gazebo and
bicycle rack localions. However, these items are noi pertinent 1o the zoning aspects of
the PRO request and therefore, have not been included as part of ihis phase of our
submilial. We will conlfinue o work closely with the city's planning siaff and landscadpe
consutlant 1o bring these Issues 1o a salisfaciory resolution prior o final site plon.

General Regulrements

i. Understood.
2. Underslood.
3. Acknowledged.
4. Acknowledged.
5. Understood.

Woodland Review — M. Holzheuer, dated 5/7/10 {from previous response, dated June 14, 2010)

-7 The woodland boundary has been relocated according fo the recent ordinance revision.
We understand the miligation issues involved, and will be resolived per ordinance
requirements as part of the Site Plan Approval process.

8, We undersiand this ifem has been resolived.

Waeatland Review ~ 1, Freeland, Auqust 8, 2016

Proposed Impacts:

1. Acknowledged.
2. Acknowledged.
3, Acknowledged,

Required Permits: Understood,
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Conciusion: Per the wetiand consultant's review, the newly proposed detention design can be
built within the requirements of Novi's Weland Ordinance and without the need o develop

compensatory wetland mitigation.

Facads Review - D, Necal, 5/12/10 (from prévious response dated June 10, 2010}

1. As stated previously, Split Faced/Smooth Faced CMU: 1§ has not vet been determined if
the split faced CMU base will project beyond the C-brick wall surface on ¢l walls of the
Kroger huiiding. i that s the fina design, o chamfered il unit will e used. However, this
item is not pertinent fo the zoning aspects of the PRO request and thetefore, has not
been included as part of the cily's planning staff and fagade consuliant 1o bring this
issue o a salisfaciory resolution prior to final site plan approval.

Fire Department Beview ~ M, Evans, 5/4/10 (from previous response doted June 10, 2010)

The following items concem technical items that will be provided on the plans prior fo final site
plan approval, However, they are not periinent to the zoning aspects of this PRO reques% andl
therefore, have not been included as part of this phase of our submiltal,

I. The conceptual water main layobt is only shown at this point. The water will be sized as
required by the cily and indicated on the preliminary site plans.

2. The Hydrant will be added ¢s port of the prefiminary site plcin submiltal,

3 The existing hydrdn’rs will be located and appropriately shown os part of the preliminary

site plan submittal.

4. The water supply into the buildings will be shown per requirermenis as part of the
preliminary site plan submittal

5. 7. The note will be added os part of the prelirinary site plan submitfal,
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Asstated above, this submitial concermns itsalf only Wti‘h the zoning ospecis of the PRO project.
Many ©f The tems dbove concern fechnical issués that arenot perlinent to. the zcmng ospec%s
of this PRO reguest. They will Gl bé brought 1o salisfadiony resolution prior 1o Final "Site Plén
Approvc_.:§ i you have ¢iny queshons‘ pléase {get free 1o contact me. Thaik you.

Sincerely,

SIEGAL/TUOMAALA ASSOCIATES
ARCHITECTS ANDY PLANNERS, INC,

NMarlin J Smith
NCARB, LEED AP
Prrcigol

MJIS:Bimw



%f}% TEN ﬁﬁ%ﬁﬂ?&?’éﬁ
400 RENAISSANCE CENTER
- SUITE 2170, DETROIT, M| 48243
Tel: 519-825-3112 Fax: 519-826-3152

August 18,2010
To: Planning Comniissiotiers; City of Novi

Re: Weiss Mixed Use PRO, 10 Mile and Novi Rosd
site:?igﬁ No. 04-41 (09-26/Rezaning 18.690)

Th]:, o 1e$pt3:":<is to topics raised during the June 23rd Platining Commission meeting at
amid- pomt where. pmcedurc did not allow opport sty fm us 1o provide you these, admi:ona} facis and input:

1. Woodlands Perspectwe regardinig? Where staff verbally o i writing says;, There'will be “significant
‘nnpact on wm{iian ' Our dmcnmented plan inchides FULL. comphance witly your regulations. Weare
NOT even a*skmfr ﬁ:n ANY dewanon m Va: {anceg ﬁom yﬁur i’u ] rewu?aaory requsremems whtch wm all: be
aecomphished fint g, rurdl
marshland retah dﬂ as we]] as c{mt‘rlbmion 10 y(mr lreb fumf F urther upon cumpleuon thi sﬂe w&l{ be.
41.8% Gigenl Landscapad and othier treed arsas (‘TWKLW:,, Asies green) Few of sites have stich a hwh
sercentage of Groen aress, aind we far exceed he regulations:

» 2. Complancesy 4510 this above. représetitation and all the representations'we have:madg, as to wetlards
and 'mémy other fopies. "We gre vot asking 3 you 1o s;mply “Trust Us™; Adber yolir-approval, we still have to gb
through FULL Formal, detailed Novi Site Plan approval processes, where we must demonstrate full
compliahee wWith-ALL régulations and sepreséntations befove any Building Petinitis issuet. You are fully
?.rﬁtéc_]t@d,far'-camiﬂ_iﬂﬂc@: o

3 Kroge Commxssmnm Cassis asked if Mr. Ragsdale, was mereiy a Kroger Eployée who was en%y
representing. lumsc:EL mergly as & local resident that persmaiiy wanted.a nger store located at this site af
ihe sormer of 10 Wile & Novi Road, Quite totontrary: M Ragsdate has the official Tithe: ‘Seniior Real
Estate Mandger, Kroger Co: of Michigar, and has appeared, as well as signing many doetments fointally
representing and on- beha]f 8 The Kroger Company,

Fuither Commitment and Retiante on Novi's Represéntdtions: Sinde 1993, when Novi first approved this
site-as shown in the 1993 Master Plan, for Lccai Neighborhood Commetsial use, with documented
statements*® from the. city. about Specxﬁmlly mclud;nrr a provision for food:store (see prior Exhibit <C* ) The}f
did also ask us o'please “wait to build, wntil after the road fitersedtion improvements are-done” and
numerous other c:hdnges reguested by various Novi Ctty development commitiees; <fe., which we have
mtorporatéd fnito this p!ml working with the ity and far exceeding regulations, {)mmg this time, Kioger
has démonsitaied its commitment by #ot Gnly signing conifacts on this'land butialse, like Novi Ten
Associates, has spem hundretis of thousands:of dallars onthis site, also Kroger separataiy has-also spent
congidarably $100,000 on thissite. That all 1sas been based on reliance on these realities, and the reasonable
representations’ Form the eity of Naovi, about the appiopriateness of a food store i this lncation. Krager's
commitnent here s not just a mere personal interest of Mr. Raasdale These factsiare all vell documenfed
K;‘o%r §ms stated in witing lhw are cager to start construgtion 1mmcdm¥aly upon city approval, s soon 85
pcss:ble



4. Wiarket Needs and Beneficial American Competition: Mr. Cassis alse voiced a question/coneern
whether a new store in this location might have a negative impact on the Busch’s store a mile away, and thus
the City of Novi. We offer two independent responses, each alone, answers this question:

First: In the City of Novi’s own market studies, Master Plan and other documented conclusions, there has
been a clear pattern of over a decade, this City has been consistently saying itself, that a food store and
neighbor commercial should be located on this spot. This has included even the most recent Market Study
done by the City (Novi’s Market Assessment, Chesapeake Group, 2007). This is confirmed also by other
recognized authorities, ALL having a consistent theme: The City of Novi as compared to any city this size
and oiher fraditional urban planning measures, Novi is earrently underserved as t0 nimber of needed fuli
service food grocery stores, Meaning: INCLUBDING the existing Buseh’s store, there is still a need for
more food stores as this Kroger. For the typical conveniences as well as cmployment, and tax revenues, ofc.,
for the City of Wovi. The point of those studies done by Novi is clear: There is plenty of conswmer demand
for BOTH stores, This was documented by Novi in its own Market Studies and Master Plapning meetings
and Master Plan documents. -

Second: Beneficial Competition: In many parts of routine comimeree, identical retail stores are located side
by side aven closer than Busch's: Gas stations side by side, Tire stores side by side, Banks side by side,
Burger Kings/Wendy's side by side, pharmacies side by side, restaurants side by side, car dealerships side by
side, These competition pressures strongly tend to promote better business serving the community;

better upkeep of parking lots and landscaping, better storefronts and building maintenance, and better
products and pricing, These are alt benefits for the community, for the retail customer, nicer drive-by
appearance, and other such typical benefits of typical healthy competition. As we all know, such competition
promotes higher quality businesses and neighborhoods. It's the “American Way™, and benefits this entire
community.

These stated benefits are above and beyond the fact that the additional food store provides more jobs and
local cash revenies that will circulate around the community, benefiting other conumunity retail, large tax
revenues for Novi, and aumerous other “Public Benefits™ to the City, as specifically listed elsewhere in this
documentation.

We have done everylling the City of Novi has asked, over raany years, This properiy s been designated for
this use, consistently since 1993, As we were asked by Novi, we have waited for the infersection
improvemnents per the City’s request. And then we went on to spend several hundreds of thousands of
dollars in revisions and re-submittals incorporating many other revisions requested by Novi personnel and
departments, We have been paying the cosis of additional design work and construction work for the delays
of these revisions aad upgrades. We are complying with the ordinance requirements and asking for no
variances for the use aspects of the project, We have confirmed we will comply with the full Site Plan
Aypproval process in the future to get a Building Permit, as to all regulations and technical issnes, to the
complete satisfaction of the City’s consultants, Planning Commission and Couneil. Our reward for this
cooperation should not be “postponement” or “we need more study”™  We ask for your Yote of Support
today, for this project that will so clearly benefit this community.

Stncerely:
Novi Ten Associates

Dan Weiss, Managing Partner

DW/ick



Supblenienital Documentation of Support;

1. We' are: mcktd;nc Briore. ip 1o date Market Asicssient. prépared. Oetobet, 2008. by Chesapeake Group
{the’ very sanie respeated gconoimic devei(}pmem wnsmtum ﬁrm 1ezamed bw the Cxty of! Nowj Pdf’(: Sih of

fm nmcrhlmrhoad ccmmcm:al at: this. locatmn

2. Also attached as supplement 2, Is a letter to Datcy Schmitt from Matthew Quinn, dated March'8, 2004
documemtmo numerous of the itemis referenced I fhe above Tiemo,” which has besn submiitted several times

previolisly:

Stibplements:

L. Chesapeake Group, Sytiopsis: Market Assessment for Mised-use Development of the Weiss Site in Novi,
Michigan, Page 6, dated October, 2008

2. Matt Quini letter 10 ﬁa;’c’_nyé!xi'n'ifté-'ézit'e:'d Mareh & 2004
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The noled propesed development. of the site Is. compatibl & vith 8ﬂd supgerted by the findi ngs of -
the previgus report to° the City of Nevi, prepared as paiy ©F the szys comprehiensive plan
update:

-As noted, the proposed - deveiopment Ingludes about 160,000 square:feet of space associated
with réighiborhidod ot community scals fetell, including g supeniarkel, Ample community and
nelghm:srhood shopping demand inthe zip code ‘based onlyon. growth, is sufficient to sup part
the @ctivity. Furthermore, the devilapment is of sufficient sozle 1o provzdm @ vafety of
convenience shopping &nd sénvice bppenunities.

Furthieriiors, based on present commercial use patlems, secommodation ef the public wonld b
entanced by e developmant as many residents: now make’ whet shieuld. be converience
pu:phaaes gutside of the areas in which they live. The tevelopment should help 1o 'mitigate
cumrent exportation of resident doltars and gssaciated jobs and revenues from the Ct‘{j i other
jurisdictions; resulting inenhanced convenierice and less: fhiles travelsd by tasidents..

The proposed site development calls for a limifled amount of office space, likely éssoviated with
gengral oHice, banking, and’ madical or health care. This space, mughi; 18,000 SCLIETE feet of
the fofal 1 ﬂﬁ)ﬂ@ square feet, is'well within 5. réagonable ievel based oh the ‘demand foieeast
and the gaps idenlified through the comparative. assessinent analysis methodology.

oy

izt Assessment for the Waiss Mixed Use Project



| LAW OFFICES
Cooper, Summan, Gapr, Quom & SEYMOUR

“““““““““““ ' IR WEST ELEVER MILE ROAD = ROYALURK " MICHIGAN 48067-2451

CHARLES Y. COOPER TELEPHONE (248) 399-5703 - PACSIMILY (2483 368111 NOYIOFFICES
ARNOLEY ). SHIEMAY 26780 TOWN CENTER DRIVE
CHARLES K GADE. SUITE 145
MATTREW C. QUG . RO.BOXIS

PHILIE H, SEVMULUR NOVE MICHIGAN 483760352
JANET 5, DRUMM® . TELEPHONE (348} 340-£650
KELLY A, ELDRED : :
MARY A, BEAITY . ) *ALS0 ADMITTED M FLORIDA

March 8, 2004

Darey Schraitt

Planner

City of Novi

45175 West Ten Mile Road
Novi, M| 48375-3024

RE: Waster Plan and Zoning Committee _
Property located at Novi Road and Ten Mlile Road
Froposal of Novi Teh Associates

Dear Ms. Schmitl:

The purpose of this letter is to supplement the lelter submitted by Mr. Dan Welss which confirms
the existing Master Plan uses for the subject property and which seeks the introduction of the re-
zoning of this property to comply with the Master Plan, The additiona] purpose of this lefteris to -
address two fevels of cancern for the approximate 66 acres of land owned by my cliert which fronts
hoth Ten Mile Road and Novi Road and which abuts on its southem boundary River Qaks Waest,
Sports Club of Novi, and the Novi lce ArenalCity Park properly. Under current zoning, parcel
number 22-26-101-019 contains 44.71 acres and is zoned -1, Parcel number 22-26-101-021
comaing approximately 21.07 acres and is zoned 0S-1. My client is seeking a change of zoning
which would result in 22.92 acres of B2 zoning along Ten Mile Road and 34.34 acres of RM-2
zoning on the south end of the property abulting River Oaks Waest and the Sports Club of Novi
(Exhibit A). The current Master Pian denotes the Ten Mile Road frontage and the Novi Road
frontage as local commercial and justifies the undedying rational for the request for change of
zoning 1o the B-2 designation. The multiple family condominiums currently lies within the Master
Plan light industrial area and, therefore, a Master Plan change is requested. Ut is presumed that
the overall re-zoning request will be accompanied by an application for the Qverlay Zoning
Ordinance at the request of the applicant, for thelr benefit and the protection of the City of Novi,

With the above as an overview of the requests, | will now provide the backup information from the
City's records and from the applicant's studies which provides the justification for the required
Master Plan and zoning amendment changes. Dan Weiss and his associates originally purchased
this property from the Erwin family when they concluded their orchard operations over 30 years
ago. Thereafter, in 1987, Novi Ten Associates through Dan Welss, the mahaging partner, donated
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to the City of Novi 18 acres for the construction of the Novi [ce Arena and the land swrounding the
ice arena lo be used as a park for the benefit of the "children”. Later, atthe Cily's request, in 2001,
Novi Ten Associates maodified the charltable use fimitations on the donated property, so that the
City could install a cellular fower and the resultant income could then bie used to decrease the Novi
foe Arena debt and later to be used for the ice arena operations and other on-site recreational uses
for children. As & result of thesé very charitable acts, Mr. Weiss and his group was awarded a
Letter of Commendation from Mayor Clark in January of 2000 (Exhibit B).

The development of this acreage has been under discussions with the City since the 1993 Master
Plan (Exhibit C). From that Master Plan the retall and office sector study and plan traced the
commercial land use from 1874 thmugh 1980. ‘The City's own study showed that due to the fact
that there were very few food stores in the City that there was & netloss of potential retadl sales of
$4,341,000.00 as of 1987, Further considerations were the great increase in the Inconvenience
of gbtaining basic food products as well as the number of new jobs which would be created. The
same siudy also showed that the space requirements for retsil sales were distoried from
conventional planining analysis due to the fact that there were three regional shopping centers
located at [-96 and Novi Road. The City, in this study, noted that local businesses missing from
the community were defingd as convenience shopping with areas of land consisting of relatively .
compact groups of stores would satisfy the day-lo-day shopping needs of the residants. Uses
including in thai category were food stores, drug stores, personal service stores and other
ronvenience type establishments. The City fuither defined a local business as serving atrade area
consisting of nearby neighhorhoods with the population between 5,000 and 10,000 people and with
a floor area of up to 100,000 square feet. The principal tenant would be a snpermarke’c

After the adoption of the 1993 Master Plan, the City took a look at the Novi Road Corrir:for Plan.
I believe this was adopted in June of 2001. Portions of it are attached as Exhibit D, |t did
acknowledge that the current Master Plan recommendations were fo add more local commmercial
at the southeast corner of Ten Mile and Novi Road and also designated imy cllent's nroperty as a
Special Planning Prolect area. My client assisted in that discussion by bringing forward certain
portions of & marketing study that was completed in November of 2002 (poriions of which are
attached as Exhibit £ } and determined that based upon the year 2000 census that approximately
40,000 pechple and 14,000 households were in the defined trade area of a proposed shopping
cenler at the localion of Novi Road and Ten Mile Road. It showed that there were only thige
traditional supsrmarkets serving the entire Novi area. This included the Kroger store at Grand
River Avenue and Beck Road which consisted of 54,000 square feet, the Farmar Jack store 2t Ten
Mile and Meadowbrook which was of 1870 vintage and contained approximately 30,000 square
feet, and the Hiller's Shopping Market In Northviile. This market study further showed that for
grocety stores in the year 2002 the tolal expendiiure in the irade area was projected fo be
%84,671,000.00, by the year 2007 the sales would equate to §106,482,000.00 and by the vear
2012 the totzl sales were expected to be $127,585,000.00. 1t was projectad that by the addition
of a grocery store at the subject location that these projections would be metand the portion of the
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money staying within the City of Novi would reverse the projected deficit from grocery store sales.
Attached is an excerpt from the Executive Summary of the Novi 20/20 Master Plan for Land Use
{Exhibit F) and on page Iv it shiowed that there was still a "negative oufflow of some retail dollars
from Novi residents to other communities due to a ghortage of grogery stores and some other retail
uses. The Masier Plan went on to say: :

“the Master Plan for Land Use includes new local retail sites for possible grocery
store and ‘Slmflz’at‘ ralated development at the soukheast corrier of Novi Road and Tem
Mile Road... _

From that Summary there was a first draft of the 20/20 Master Plan Map and that is atlached as
Exhibit G. You will note that the area proposed for commercial was limited to more of the comer
area of Ten Mile and Novi Road. Laterwhen the final Master Plan for Land Usa Map was adopted
(Exhibit H), you will note that the area for local commercial desionation extended all the way from

Novi Road easterly o the railroad iracks and it was boundarled on the south by the natural creek
area which resulted in light industrial zoning on the south side of the creek..

At the time that the 20/20 Master Plan was adopted, Mr. Weiss and his representatives were
specifically told that they should consider applying for re-zoning and site plan approval on this
comercial project when the improvements proposed af the Ten Mile and Novi Road intersection
were underway. Therefore, Mr, Weiss has been continuously having his architectural firm,
Siegal/Tuomaala Associates Architects and Planners move slowly on this project unfit they wers
certain that the intersection iImprovéments were going to ocour. WELL, NOW IS THE TIMEN
Based upon the City Manager's Second Quarter Performance Report 1o the City Coundll, it is
specifically noted (see attached Exhibit 1) that the Novi Road and Ten Mile Road intersection is
nofed that the Road Commission of Gakland County is continuing with the design, the rght-ofoway
acquisition Is continuing and they anticipate a May 2004 bid letting with completion of the
improvements by June of 2008, thersfore, the long awaited event upon which the 20/20 Master
Plan for Land Use was based i$ now a reality and the worlis scheduled. Therefore, Mr. Weiss and
his agsociates are prepared fo comply with the Master Plan and submit thelr request for re-zonings
and later site plan approvals.

Having waited for over teh years to bagin this project and given the go-ahead by the Planning
Commission with the adopied 20/20 Master Plan of Land Use, téns of thousands of dollars has
been expended by my dlient in doing a thorough and exhaustive investigation of the wetlands of
the areg, the drainage of the area, the justification for the economic support of 2 supermarket
anchored shopping center and with the immediate market need for sale condominium. My client
fooks forward fo starting this exciting project. | must say, however, that the minutes from an
October 14, 2003 meeting of this commiltes (sald minuies were just received by the undersigned
in February, 2004) did peek the interest of the undersigned and my clients. {See minutes attached
as Exhibit J). i appears from those meeting minutes that the Master Plan and Zoning Committee
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was not aware of the ten vears of study devoted to this 86 acres. Therefore, my cilent is more than
able {o agsist the Committee In understanding the ten years of work on this project and we ook
forward to a prompt meeting with the Committee to confirm that the Master Plan will at least
continue in ils current configuration and perhaps even change fo the requested re-zdning
configuration and that a positive recommendation on the re-zoning will be included. My dlient and
I are availeble for attendance at such a meeting at any time other than the week of March 28" as
| will be on vacation.

Respectfully subiniited,

COOPER, SHIFMAN, GABE,
QUINN & SEYMQ
P A

Matthew C. Quinn

MCQ/kw

Enc,

co: Dan Weiss
Leonard Siegal



SIEGAL/ TUOMAALA ASSQOCIATES ARCHITECTS AND PLANNERS INC.

2l 23, 2010

Mo, Krlsten Kapeladski
Flanner, City of Novi
ABTTB W, 10 Mile Road
Nowvi, Ml 483515

Re:  Weiss Mixed-use / PRO Development
Novi Road § 1o Mile Road
Site Plah No, O4-41 (094-26/Rezoning 18.690).

Dear Me, Kapelanski;

Pursuant to our phone conversation with Me. Barbara McBeth on ly 19, we are reguired to
submit our additional information through the normal channels of communication. Therefore, we
are submitting a revised Engineering drawing (Exhibit A) which indicates the newly corfigured
storm water detention design and refocated Woodlands Boundary Line.

The drauing and Following comments resclve the issues stated In the F’oétponemeﬂt Motion madsa
and passed at the June 23rd Plarning Commission meeting:

1. "The applicant has not clearly demonstrated how stormwater detention and wetland
riltlgation areas will be contained on the site”

Mr. William Curry, our civil consultant from S9OE had previously been in contact with Novis
wetland constltant, Mr. John Freeland (ECT) and ¢ity engineer Mr. Lindon veza].

The new design fully answers the duestion asked during the Jdune 23rd hearing regarc;émg the
c;apaoztg OF the 9{:ormwater dei:entlon at the site. In fact, it goae Further to irrdxcabe thet the

egu;rlng-éﬂ&m@gatwn ak alEb k also Fal ia below Michigane; threaho%d o{’ 038 acres,

Based upon thru new de.r.a gn we are c:onF’ dent tha!; M, Fraeland and Mr tvezaj wiil agree that the
presented solbion demonstrates, without question thab the stormwater detention will be
contained on the site. During the next Flanning Commission meeting, when a Flaming
Ccommissioner or staff member asks their city engineer or wetland consultant, "Are we satisfied
that the stormwater issue has been resolved?" they will be able to answer unequivocally "Yes, this
itere e no longer an jssue.”

2 "The applicant hag not clearly demonstrated how existing wetlands will not be Impacted by
stormuater run-off and/or woodland mitigation.”

Az indicated above, the distirbed area is now under O.25 acres. Mitigation is_not required
urder Novi's or the State’s requirements. This tem Is therefore no longer an lssue.

3. "YWoodiand impacts have not been properly identifled and are likely to be substantially
grezter than those Indicated by the applicant.”

e have repeatedly acknowledged that the Woodiand line of the ordinance has changed due to a
recent ordinance revision, and have relocated it accordingly on the attached exhibit. We
understand the mitigation issues involved, which wilt be resoived once site plan issues, suich as

29240 northwesiern hwy suite 160 southfield, mi 48034 [ 24BCABR L0088 {+Be8 85200808 wwww, stasarohitects.com




the stormwater detention configuration is Finally estzblished. We have repeatedly affirmed thab
we are not asking for any variance or devigtion. e have algo sald that we intend to comply with
the ordinance reguirements. Noodiand mitigation s not a zoning issue ae it relates o the land
use of the cite. 1 iz a Site Plan Approval issue, which will be addressed to the satisfaction of
your staff and woodland consultant. |

4. "The public hearing on the Master Plan e scheduled for July 14, 2010 and postponement
of thie request would allow an additional opporturity for public comment on the subject
property, which has been a study area in the Master Plan update.”

Mr, Guinh hag informed us that the Master Plan Update was further discuseed and passed oy the
Flarriing commission & their meeling on July 14th.  However, the Weise Mixedse/PRO
Development was pulled From the motion and desighated to remain a Special Flanning Avrea for
Further consideration. This condition is now satisfied.

B. "the Commission wouid ke Lo review additioral information on the impact the proposed
Kroger store would have on other retail stores in the area.”

This tem has been heavily documented and dewated ab the previous Flarmning Commission
meetings. We are prepared to discuss it further, iF necessary ab our next Planning Commission

hearing.

Please remember, we are asking for no variances for amy of these lzsues. We have continually
stated that we intend to fully comply with storm water, wetland and woodland ordinance
reguiations and redquirements, which will be resolved to the satisfaction of your planning staff and
consultants. The City of Novil has ultimate control, and we will not ke issued building permits, nor
alowedt to proceed on the site untll we receive Final Site Plan Approval.

Please forward the attached Exhivit A to the appropriate consuitants for a 'limited review' as
we discuszed. | have also erclosed the $930.00 check to cover your review costs. Ao
discussed, we look Forware to being placed on the August 28" Planning Commission agenda.
Flease feel free to call IF you have any questions. Thark gou,

Siheeraly:

SEGALS/ TUOMMALA ASSOCIATES
ARCHITECTS AND PLANNERS, INC.

artin J Smith
NCARE, LEED AF
Principal -

Copy: 2. Welss, M. Guiinn
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GABE, QUINN & SEYMOUR
1028 WEST ELEVEN MILE ROAD -- ROYAL OAK - MICHIGAN 48067-2451

CRARLES FL GABE TELEPHONE {348) 309-870% - FACSIMLE (248} 3951711 WOV OFFICE
MATTHEW C. QUMM 2ERG0 TOW CERTER DRIVE
FHILEP H, BEYMOUR : SUITE 148

KELLL AL BELDRED MOV, MIGEIGAN 28375
SGOTT 3. BAKER ERAIL guinnéscoousrshiline.oom TELERHONME {248} 249-408G
OF COUNSEL: . FEPLY TO ROYAL QAR QFFICE

CHARLES Y. CQOPER
AF,WDLU 4. SHIFMAM

June 15, 2010

Barbara McBeth

Deputy Community Development Director
45175 West Ten Mile Road

Nowvi, Ml 48375

RE:  Waeiss Mixed Usg Project — PRO Resubrnitial
Dear Ms. McBeth:
Please find enclosed my attorney letter in suppott of the Weiss Mixed Use Development
SP #08-26A. Please provide this infermation io the Members of the Planning
Commission for use at the public hearing coming up on June 23, 2010, Thank you for
your cooperation,

Very truly yours,

GABE, QUINN & SEYMOUR |

S
.
- " T

Matthaw C, Quinn

MCO lew

Enc.

ce:  Marianne Cornelius, Novi City Clerk
Dan Weiss

Christine Klingenschrmitt
Marty Sraith
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CHARLES H, GABE ‘ YELERHINE (248) 396.0703 - FACSIMILE (208} 368.4711 NOVI OFFICE

MATTHEW . QLN 2E200 ST
PHILIP H. SEYMOUR ""’%’fﬁ%“i dgﬁ eV
KELLIA, ELORED NOVY, MICHIGAN 48378
SCOTT B, BAKER EGAL quinn@aeheminnsavnout.somn TELEPHOME (248} 345-8050
OF COUNSEL ) HEPLY 7O FOYAL OAK DFFICE
CHARLES Y. COOPER
ARMNOLE 3. SHIFMAN );

June 15, 2010

City of Novi Planning Commission
45175 West Ten Mile Road
Novi, Mi 48375

RE: 5P #09-26A/Rezoning 18.690
Weigs Mixed Use PRO

Dear Members of the City of Novi Planning Commission:

Mr. Weiss is bringing to the Cily of Novi an approximate $20 million commercial/office
project, The original PRO was submitied July of 2004 under Site Plan No. 04-41. The
resubmission in August of 2009 was assigned Site Plan No. 09-26. Afler receiving the
Neovi Planning Comrission Staff comments, the PRO re-submitial was ¢ompleted on
March 29, 2010 and assigned Site Plan No, 08-26A.

This is not a new project. 1t was first submitied to the Cily in 2004 but had been actively
worked on since the 1999 Master Plan desighating all of the Ten Mile Road frontage
between Novi Road easterly to the rallroad tracks with a commercial designation. itis
acknowledged that the special planning project area designation was placed during the
2004 Master Plan. The purpose of that designation was to altow fuither study on a
comprehensive plan betwesn the commercial portion and the office portion. Mr. Weiss
has accomplished the goal with the resubmission of the PRO which is now pending.

The current PRO further follows the previous recommendations of the City Staff and the
Planning Commission. The square footage proposed to be designated as B-2 has been
decreased by 12% 1o 20.16 acres. The retall square footage of 130,871 square feet is
a 24% reduction from the 2004 submission. Overall, the office and retail square footage
of 148,671 square feet has been decreased by 17% from the 2004 Application. Both
Novi Ten Associates LLC and Kroger have together spent hundreds of thousands of
dollars in planning for and designing this development, You have previously been
advised by Rick Ragsdale of the Kroger Company in his letter of March 24, 2010 that
Kroger is ready to begin construction on this project. You have alsa previously received
a letter dated November 5, 2009 from Landmark Commercial Real Estate Services, Inc.
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that stated that while there are many big box vacancies avallable In the regional centers
in Novi, there is still a need for local type shops and a well-located stpermarket
anchored neighborhood center,

[t is well documented in the City’s planning documents and its paid-for Market Study
that Novi needs additional grocery stares. Currently, Novi is served by the Krager store
al Grand River Avenue.that was built in 2000, |t was a proto-type slore, at that ime,
with 54,000 square feet, Please nole that this store will remain open and is not
affected by the new Kroger store in the Weiss PRO, The oniy othet true grocery
store in Novi is the old Farmer Jack/Busch store. This was bullt in 1970 and itis
undersized at only 30,000 square feet. Therefore, the conclusion is that the
approximate 54,000 residents of Novi are only served by 84,000 square feet of grocery
store located within the City. The proposed Kroger store of 64,000 square feet, with
compelitive prices, meels the needs of a large portion of the City of Novi
residents,

The Market Study submitted with this Site Plan was performed by Chesapeake Group
inc., the same company the City used. The Market Study demonstrated that 40
perspective retail category uses were underserved in the trade area for the Weiss PRO,
The recommended tenant mix from that number showed 12 specific uses that could
support a shopping center between 140,000 and 199,000 square feet which Includes a
supermarket of 50,000-65,000 square feet. They reporied that "based on the US
Census, the City of Navi per capita sales were Jower than that of Oakiand Counly or the
Detroit PMSA for the categoties of food stores, speaifically grovery stores...” Further,
there is “...market support for a grocery anchored center, 10 curtain leakage out
of the market for food shopping. Typically, grocery shnppmg is done close o
one’s home, unlike comparison shopping goods shopping.”

Mr. Weiss hired the Strategie Edge Campaﬂy to perform customer research on
neighborhood shopping pattemns and preferences in Novi, This was a random survey of
308 area residents; the goal was to determine current shopping patierms as well as level
of interest in having a new supermarket and similar neighborhood shops at Ten WMile
arrd Novi Roads. The resulis were as follows:

1. Over 78% of the respondents sald they were “very likely” or “somewhat
likely” to shop al a new supermarket, should it be located at the site at Ten
Mile and Novi Roads.

2. 64% of those surveyed said that the location at Ten Mile and Novi Roads is
more ¢onvenient than, or as convenient as, their present sipermarket
tosatton. Most shoppers identify Meijer as their present primary supermarket
(19% at Grand River and Wixom Roads and 20% at Haggerty and Eight Mile
Roads), followed by Hillers in Northville (16%), Farmer Jack (now Busch) at Ten
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Mile and Meadowbrook Roads (15%), and Kroger al Beck and Grand River
Hoads (also 15%).

3. Overall, most of the respondents shop at their primary supermarket due to
convenience of the location (83%) more than any single reason, inchudi ing
everytlay prices, selection and variety, produce quality and advertised pnc:es and
meat gquality,

They conclude by determining “this customer consumer survey shows that
convenience is the primary factor in consumer choice for grocery and
neighborhood type of shopping. Novi shoppers desire and would
patronize a conveniently lacated full-service grocery store and associated
neighborhood shopping at Novi Road and Ten Mile Road”.

The next major discussion area is & comparison of the retall vacancy rate versus the
industrial vacancy rate,

The City Btaff, through iis own survey, established the retail vacancy rate in the City
of Novi at 10%. Members of the Planning Commission correctly asked the Staff what
the vacancy rates are for industrial buildings in the City. The Staff said they did not look
at that, While | have! Attached is the vacancy rate schedule for Novi Industrial Building
Space that i received from Thomas A. Duke Company.. Novi has 8,323,666 square
feet of industrial bullding space. As of May 24, 2010, 16% of indusirial space was
vacant and there is a total availability of 21% of all industrial building space
located within the City. Additionally, the Staff reportts, at page 53 of the Appendices to
the Master Plan Amendments dated February 26, 2010: “available area for office and
inclustrial uses may be a 19 to 48 year supply”.

The City Staff has stated thal Novi needs to maintain its supply of vacant industrial land
in case a big user wants to come to town. Remember that east of the Weiss FRO
parcel is & vacant 107,000 square foot industrial building that has been vacant for
five years or more. Any large user would move into that building rather than go
through the time and expanse of new construction,

The same Master Plan repori, at page 21 of the Appendices, stated: "without an
adegquate supply of land for refail space, some retail services that the public wanis may
not be provided and, if not provided, the public will need to travel cutside of the local
community to get these services.”

The Staff concluded that there is c:uneni%y enough retail supply that it wili not need more
by the ysar 2018 as the population increases.



Page four

FACTS
Industrial Vacancy Rales | 16% -~ 21%
Hetall Vacancy Rates 10%
Supply of existing industrial land per Cily Staff 19 fo 48 years.

Supply of existing retall vacant land per, City Staff B yedrs

1. Gonsumer research for neighborhood shopping patterns and references
sstablished that over 78% of Novi residents were “very likely” or
“somewhat likely” to shop at a new supermarket at Ten Mile and Novi
Roads. '

2. The Market Study establishes there is market support for a grocery
anchored center with ancillary relail uses at Ten Mile and Novi Roads
between 140,000 and 198,000 fotal square fest.

3. The current relall vacancies are at 10% and land zoned for retaill which
shoulld be used within eight years.

4. The vacancy rale for industrial buildings in Novi is between 15% -21% an¢t
- the vacant industrial zoned land should be used up within 19 fo 48 years.

[n eonclusion, the Tacts speak for themselves. Novi residents desire a grocery store
with ancillary retail at Ten Mile and Novi Roads. It is supported by Market Study,
resident opinions and through a compaiison of the vacanocy rates between retail and
industrial uses. The subject iand should not remain as industrial. 1t should be rezoned
as requested to allow for the retail uses as presented. Any other conclusion would not
be based upon fact bul upon mere emction and unfounded beliefs.

Hespectfully submitted,

GABE, QUINN & SEYMOUR )
AT

Maithew C.
Attorney for Novi Ten Associates

MO kw
Ene.
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March 28, 2010

Plafning Commlsss

o City of Novi

D 45178 W. Ten Mile Hoad
Novi, M 48375

&

e

R’ei' Welss PPG
Novi Road- 2 10 Mile Road
Site Pian No. 04-41 {09-268/Rezoning 18.690)

.rr,,w!m‘ i

Dasr Pie’nn ng- Commlssmn

%j Wa are respectfully-re-submi tting wWith revisions, the PRO (P afy Reﬂzemnc‘ Overlay), Site Plaf
No. 04-41, previously subrmitted i July 2004, and upon which e have been working
'pmdumzve! y:with the Gity of Nowi for years.

The Pro;gcc"r has been qulte-aclively ongolng since 2001, and. béfre, pending tha cornpletion of
. grmpmvemerb to the 10 Mile/Novi Road intersection: and numgrous changes as-were requested
ﬁg 9 prior Novi-subcommitteg: approvals, ste. In that time, e ‘property owier dnd s:ie:swn {eatn

‘has rrate many chianges that cmrre&pond_;tu {he commierits of the Planiing Eﬁegarment’s staff’
and constltanis from various meetings; heanngs and- correspondnme

One main point to please Keep in mingd: The comcept and zoning use has remgined as odginally
initiated by the City of Novi itself, ~based on its own studies and ‘confirmation of the need for
3&% Loeal Commarcial atthis location. Thatis, 1o rezonie porttoﬂs of the ex;sflm g -1 and GS- i zohes

10 B=2.

i Furtherpiore, infiated by Y N@w Ten A%ocxatm, the affectad aey Bage “airiel bl dmg sguerg fooidge
4 has bien Voluntarily réduced considerably in the cuitent varsion s compared 1o ths previous
2001 and 2004 submitials. The Qngmai proposed B2 zoned area was 22.92 acres, bui has
g;f;;f; peen reduced to 2016 acres. A 12% rediction. The retall sguare fcolage has app{;d
a%‘g sUbstantiglly from 170,072 s118-130,871 &F..A 24% réduction. The overall retail and office
square Toolage. hds beer“; reduce from 179,072 sf 10 148,671:s6..A 17% redudiion cresfing ga
rivch lower denelty, with great| V. 1mprcaved aAssthetios.

More recently, the Movi Ten Assodiates fearn has submiltedia PRO re-submitial, dated February
2, 2009 and then again on August 17,-2008, responding to the requestsfar clarifications and
fur‘her info as requasted by Novi's Flanhing stsff and consiitants;

To datg, Movi Ten Associstes and nger have spent several hundreds of thousands of dollars

 tg move this projedt elong based on the preliminaty commerits we have regeived from the
various Novi subcommittees (m.;de up of piannmg siaff, Planning ‘Commissioners.and, CH ity
C@unczi mambbrs} The Movi Ten Assotistas’ Team has row completed the requiraments for
the zaning issues and is contiuing on ths techiical issugs and details to the satisfaction of the
raguests.

o g,

; =, o, i g pin S P B3 3 A
WIS AL CTLUOMALLS 8B RGCY Ao '5’=§ J%”‘” ?(8@ o DS e agihg i T
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‘City: of Movi. _
completion: v
211,000 per ye«:? ‘ta "thf' C iy, Th;

Planning Commiissian
City of Nowi

Page 2 _

Mareh 28, 2010

The latest submiital ﬂcludes saveral refinemenis:

m;}m\fement 1tem i at,&xce dstandard rfeqm{ammnw

o Thesceess diives have ben aligned with those across Ter Mile and Novi Roads, and.
alsewith the infernal drives.of 2he: project,

o HNoranatural andscaped sreas have beern set sxids.
We have included.an out-only drivewa y at the-east end of the. properi ¥ for fruck trafic,
e;ilminatmg any: co~mzr1glmg With pe{:s’asmgns and tustomer vehicle traffic:

o’ ;Sit;iawaiks and fiode ‘paints have béen locatad 16 engolirage pedesman traffic inte and
within the site and mprove dr ve~by agsthetics.

o The Kroger and neighborhood shopping - cemer farar’e tesigns. Have alsd been

upqmded mgn ifi canaiy

-fciéi?iaﬁfionsf

A quial :ty proxect sa cn as p,ropas<=c§ c;an h'?\!c; a *aagmf c;am pas tt\f@ 1mpac:t Off th&a ia‘{ bame_" ol the-

amoumi wmiid _ lce
approximately three:new police off:mra The Nevi Schoot ,_;strm weuid r@cewa an evan grealwr-
benefit from school taxes. Loeal ampio;mant anidl other beneficial comrmerce would also. be

increased. Arid of primary niste, i conformante with the’ many, studies that inftiated Navi's owa

prior Master Plan conclusions, ‘this development will serve the, converience. of the locsl
popu*ahons needs for dazly commiercial nieeds, most apem:zcaﬂy afull-service grocery store, an

an @l which Guréntly Is underservied (being the exant stalad reason the Novi Master Pla

indicated this exact use here)..

de sgﬁated tha entire’ fmniage of Tea Mr & Romﬁ for commsrmai pur;:sosec as we‘l as the entire
frontage of Novi Road, This groposal inclides much less cormmercial than suggesied and 1
commercial on Novi Road. Thereafter, with the pldcarent of the Special Planiing Pre Ojc:Ci Area
aver the underlying commermaE Master Plan ises In the Novi Road Corridor Siudy and in e
‘current Master Plan; which mwre!y retuested thatall be addressed in 4 cohssive plan, wis have
satisfied and excesded that taquirerneént. We have mixed our Uses bilwen commiercial and
0Q8-1 to.make & very compatible deveiopmem with the surrounding areas and which have intar
relatad road networks, drainages patterns, arid cotraon architectural hign ighzs
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We understand that the “zening and ‘site plan approval ‘aspects are intertined undsr the PRO
overay erdinanse. We ackncwiadge tHe planning, engmeermg, traffie, landscaping, wootlland
and wetland technical isstiss and details nieed {o be worked and must comply with the complete
Bpproval process inthe future, whcch yaur planning staf, slong wwith their consultants will 16ava
any PRO approva! to still-be “tigd® and subjéct o further full approvals’ during the future Site
Plan Appmva process,

The exterisive detal s ‘and caloulat ions, such -as tree replacernents, grading, ete, aie not yel
;}mmc!ad here a8 we ?c}ok fo first addfass and gonfirmy the ZONING USE aspect of the PRO.
Tm baienca of a!! ommance reqmraments wﬁi be addres&ed and fuly dm%a;led 1. compfy wﬁh

Co*n‘mxss:o& and Cit ,f Ceur}cﬂ

However, biir concept plan, its usss, densily, hutidmg struclures; hatural areas, basic utiities,
roaciwayss parking and wafkwaya have been long- estahished ami have: remained congistent
and in conformance, otherithan When excesding Novi's standards. The high levet ot expe&nswe
technical detail requnred to later ‘achisve final SPA s immenssly above and beyond what 7s
required to first confimm the."Zoning” wabﬁ:ty of this: pm_;ﬁci

White: Novi Tern angd Krogst afe looking 1o proteed ;mmedzately with the enitite project, at s
first pmhmmary pcmt we wish to. concentrate on:the zZoning aspacts, Az:carcimgfy, it isour
reguest here te gain now fist fromi this submittal, corfirmation of that zoning, and that
torfirmation, I fhe PRO forinat-bie iy the formi of ai “Approval oF the PRO by the City of
Movi, as submii‘ted andg still subjectio all tymﬁai Novi Site Plap Approval reguirements in-
whmh all site p!an foms {outsidethe. specifis. zoning ?opac) must ekt shll be sxbmitted
to MovP's Planning Departmient, Engineering Depariment, Traffic Consuitant, Landscape
Review Depar%mem Woodland and Wetland Consultants, Fagade Consliltant and Firg
Departmant for their review and approvaly #

Accordmgly, we are.respectully requesting a hearing 1o present-and discuss our PRO project,.
spacifically as'io your intent for otir: zohing request. If favorable, Novi Ten Assotiates and theyr
partner Kroger are ready fo cominit their corsultants and histary funds toward the refinement
of the project development io the satistaction of your piannmg staff and consu!tanﬁs The Krogsr
store is a viable project ficw. They have stated several times. before various committees that
they-have comp letad their ‘own marke! study and are commited 1o this projeti and this ¢t
They are seif-fundad and raadxj to sommence consirietion, sven in this etonomy.

Fufthisr, we have taken ihe previous advice Trom the Clty, through its: consul ants, slaff and
P!annsng Commissioners and waited 1o, pmsent our project urit after the Novi Road/Ten Mile
Road intersection improvemants have-basd made. We have done suchand everything that tha
City hag asked and wé now ask for a positive. fscarmmendation ffom this body 46 the City
Counail for the re-zening of our PRO. Application..
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. In conglusion, this submission brings us'inte full compliance with all of Novi's requests. Having
%% complied fully; gvery step-of the way, to-put this project.into the form requested by Noviand its
consultants, we ask for final approval of this Uss, as it was récoghized as beheficial andiniiated

by the City of wa ltse;i:

Sincerely’ - ‘
SIEGALITUOMAALA ABSC ;CiATES a
;ARCHETEC‘?S AND PLANMERS, INC:

Martin J. Sraith;
NCﬁXF&H LEED AP
Principal

5@ MJS: braw




June 10, 2010

4. Keisten Kopelanski, Planner
Community Development Cenier
City of Nowvi
45175 West Ten Mile Road
povi, M 48375

Re: Weiss Mixed Use Project
10 Mile and Novi Road
Sife Plan No. 04-41 {09-26/Rezoning 18.690)

Dear Ms. Kapelansk:

As indicated in our previous subrnitial {3729/10], this submilialis infended o concanirate only on
the zoning aspecis of the overall Weiss Mixaed Use PRO/SPA project. Al ihis peint in fime, we
have complied with the requirements necessary 1o request ¢ Planning Commission hearing
regacling the Zoning portion of the PRO.

Qur team is confinuing thelr work on the remaining lechnicalissuas of youwr very thorough review,
We will coniinue fo work closely with the cily's plamning staff and consulfanis o bring those
remaining issues to their saliskaciory resolulions In a lader submitial s required by the Cily of
Nowvi's Site Plan Approval process. As always, we appreciale your assistance in this matter.

The following is an Hlemized response to the Cliy of Novi's Planning stalf and consultanls’ review
to our 10717/08 PRO Submitlal, 8/17/09 and 3/29/10 Re-submilicl.

Planning Review Letter, K. Xopelonskd, dated 5710710

As previously describsed, the Weiss Mixed Use project is 1o be developed s o general business
condominium. The condominium unils wili consisi of the footprnts of the proposed buildings
only. Parking. ingress, egress, landscape and other elements will be “common areas”, The
bullding foolprints and parking areasindicated on the designafed “future phoses” are shown
conceptually and hypothelically ondy. They may be modlified, reconfigured and developed in
random order. All future phase building architeciure shall be compalibla In siyie, materdcd and

colot 1o the phase 1 and 2 buildings. and will be subject o the regular site plan dpproval
process when developed.

SIEGAL/ TUOMAALA ASSOCIATES ARCHITECTS AND PLANNERS INC.




Ms, Kristen Kopealonski, Plonner
Cornmunily Develpmen! Daesarimeant
City of Novi

Page 2

June 10, 2010

Page 3 - Recommenclation

1. Further study is underway - Undersiood,
2, Master Plan implementation sitolegy - Understood. ‘
3‘ As indicated the recenlly completed relail stucies indicate the cily has a surplus of land

Zoned or planned for relall activities thraugh 2018, or 8 years. Appendices o the Master
Plan amendmeanis, dated February 2010, indicate that Movi has adequate land zoned or
pianned fof inclushiciresearch for up 1o 48 vears.. L limes as lona.

4. . The requested devialions and ralionale are docurnented in this submitial package.

A We believe that the B-2 and O$-1 zoning Is consistent with the exisling zoning in the area.

6.7 The slomnwoler, wellond and woodiond issues will be resolved per orcinonde
reguiraments as part of the Site Plan Approval process,

Master Plan for Lanc Use

As design professionals, we are concermed regarding the corpatibility of inclusirict land uses
adjacent to residenticd as opposed 1o commercial uses.

Page 4 ~ Novi Road Cogidor Studly

The Novi Road Corridor siudy discusses commerdial developrnent in the ollowing possages:

Page 3 - Bxsting Master Plan recommenclalions: " include adeling more locol comimercial at
the southwest comer of Ten Mile and Novi Rowd...”, also reflecied on the "edsting Maoster Plan
for Land Use map north segment™,

Page 30 - The comidor recormmandalions for lond use indicales a re-evalualion of the southeas!
comer of Ten Mile. and Novi Road “due 1o the site conshiaints created by exsling notua
features”, nol due 1a the amount of commercicl development in the cily and the coridor. As

inciicated in this response letter, we are responding fo the ordinonce requiremends regarding the
axisting notual fealures,

Paoe 5 - Compalibiity with Surrouncling Land Use

Traffic impagts are addressed in the alochad tratiic consuliant’s responses.

Residential properiies fo ihe soulh..as staled, It s highly unlikely fhal additional noise from iha
proposad commarcial will aftect the residential properiies. We believe indusiial uses would in
fact cause o Migher ncidence of noise.



Ms, Kristan Kapelanski, Flonner
Community Developrmant Departmant
Cily of Nowi

Page 3

June 10, 2010

Drugstore arict office properties fo the west.the O3-1 Loning is not in question, in fact, ihis
proposed PRO Development dacreases the quantity of lund zoned for office.

s Tt T

Infrosiruciure concerns have bee responded lo within the allached consulfarits’ review leflers.

Page & ~ Nolural Fealures have been responded 1o within the aliached consulianis” review
katters, - .

Page 7 - Shopping Center

Thank vou for acknowiedging ond supporting our devialion requesis for the building height,
loading space and elevations. Much like the loading space, the location of the dumpsier
enclosure is @ praclicol use issue, With no reat of perceived irmnpact 1o neighboring landt uses. <s
clescribec in our list of requested devialions.

Kiogsr
Thank you for acknowledging and supporling our deviclion requests.

Page 8 - Hems for Furiher Review

Landscaping, dive-itiiough lanes and diveway spacing woivers are adcressed ater in ihis
response letter.

Pholometdcs:  The propetly designaied for the PRO overay rezoning and development s
separated from any residentiol zoned properly by vacant properly or an intervening zoning

distict and ¢ minimum disiance of approdmately 300 feet (see similor statement in first
paragraph of the following preliminary landscape review!.

A prefirninary Phatomeldc Plan was provided in o previous subriticl. A full photometic plan wil
be provided. However, ii is not perlinent to the zoning aspecis of the PRO requast ond
therefore, has not keen included as parl Of s phase of our submittal. We will conlinue {o work
closely with the cily's planning siaft to bring 1he pholometics fo o salistactory resolution prior fo
final site plan approval, .

Loading Spoce and Dumpsier Screening:  These elerments will De Screened per ordinancs
requirements. This Hem concem's o technical sife issue thal our laam is currenily working on.
However, i is nob periinent fo the zoning aspects of ihe PRO request and therelore, is nol
inclucted os port of s phase of our submilicl, We will conlinue 16 work closely wilh the cily’s
planning stalf and kindscaping consuliant to bing the screening 1o o salisfactory resolution prior
fo finat site plon approval,

A phasing plon ond detaiied desoiption are indicoied on Drawing Sheet P2,



Ms. Kiisten Kapelonski, Planner
Communily Development Deparimend
City of Novwi

Page 4

June 10, 2010

The legul Master Plan deed documents will be submitled for review pror 1o Site Pian Approval
and prior 1o recordation, '

Lot spitfcombinations; Carrect, the PRO properly is intended to be reconfigurad as o single lol.

The properly south of the PRO properly will be designaled as one or two separate properies,

The legal lot split/combination documents will be subrriitted for review pior to fingl Site Plon
“Approval and priot fo recordaiion.

Proposed Bullding Pads. Corect, Bullding Pians 1 through 7 are shown for concepiual and
hypothetical purposes only.

Lomd Uses: Underslaod,

Paae 10 ~ Applicand Burden under PRO Ordinanee

Simply pul, the proposed project could nof be bulll under the existing. ouldated 11 Zoning
District. The public benelils are allached as part of ihis subrniticl.

Kroqer Planning Review Surmmiary Cheird

Building Heighl: We are asking for a devigtion for this item.

Nurmber ol parking spaces. We have cotrected the parking count on the Site Plan oh Sheel P-2.
The Phase 1 porking count has been revised to 324 spacss.

Barier ree signs will be provided per Michigan Barrer Free requirements s porl of the final Site
Flan Approval submitial.

Drive-thru Lane Delineation oand Cenlerline Raclius: This ifem concems o technicad sile issue the
our feam is currently working on. However, ii is ho! perlinent fo the zoning aspecis of the PRO
requast and herelore, has not been included as part of this phase of our submitlal. We wil
continue fo work closely with the cily’s planning siaff and engineering consuliant fo bring ihis
issue to o safisfaclory resoiution prior to final site plan approval,

Dumpster Screen. A lypical design is indicaled on Sheet P-6. Kroger's rash compacior will be
scresned in o simitar manner and will ba described os port of the Site Plan Approvel submiticl,

Photomelkics: As siated earliar, o full pholometdc plan will De inciuded us port of ihe Site Plon
Approval submittal.

borhood Shopning Cenler Review Summary Sheel

Z
2
o

Builching Height: We ore asking for ¢ deviaiion for thisilem.
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Borrier free sions will be provided per Michigan Barmier Free reauiremeants ¢s part of ihe fingl Stie
Plan Approved submitial,
Loading Space location: We are asking for o devialion for fhisilem.

Loading Spoce Scoreering: The conlinuous lbading space screaning will be aclelressed v the
prefivninary site plan phose. ,

Dumpsler location: We are osking for ¢ deviglion for ihis iterm.

Durnpster Screening:  As noled above, fhese elemenis will be screened. This tern concems o
technical site issue that our fearmn s currenlly working on. However, i is not perlinent {0 the
zoning wspects of the PRO request and therefore, is not included as pari of this phase of our
submitial. We will confinue 1o work closely with the city's planning staif and londscape
consuttant to bring the screening 1o o satislaciony resolution prior to final shie plon aprroval.

Photomelics: As slaled ecrlier, o full photomelics plan will be provided os port of the site plan
submittal.

Engineering Review - 1, Ivezal, daled 3/29/10

Genercil

L. Adicliional inlormadion has been provided. lterms applicable o the rezoring application
have heen addressed.  All other tems will be addressed in The prefmincey sle plan
nhose,

2. The note will be cdded o the SHe Plan Approval Deawings.

3. Larger scale Drawings have been included in previous submiticls. The deladl included on
the larger scale Drawings are generally nol partinent 1o the zoning aspecis of ihe PRO
request and therefore not Included in ihis subrrilial. The larger scole Drowings will be
included for review s part of the full Sile Plan Approval submitiat,

4, Undlerstood.

3. Moted.

b, Undlerstood,

7. Thess ilams concern fechnica site issuas that our team Is Currently working on, However,
Ihey are not perlinent o the zoning uspecis of ine PRO request ond iherefore are not
inciuded as port of this phase of our submiital. We will conitnue 10 woik Closaly with the
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9.

10,

cily's engineefing stail 10 bring the ulilly layouls 1o ¢ solisfaciory resolulion prior to Tinal
Site Plan Approval. ‘

See Hem.” above.
Ses itern 7 cgbove,

See em 7 above,

Storn Waler Mancaement Plon

1.

The prefiminary design shows thof wea con achieve ¢ large amount of storage volume
saouth of the proposed retaining wabk. There aré o number of oplions al our clisposat 1o
adiust the delention area/volume o8 necessary in the final design and analyds. We have
o mullifude of options fo mitigate the wellandls. As inclicoded in olhers responses, these
are fechnical site plan issues, not related fo the zoning issue o hand. We will work closely
with the cily engineering and planning stalf 1o bring these items o safistactory resolutions
prior to final Site Plan Approvel.

the proposed mn off coefficien! values usad to delermine the deleniion volume is

Paving

genarclly acceptad. We request recsoning for uliizing o highér value. Similcily, aifhough
we aie not proposing undergroond detention, we request claification as 1o why lhe size
of the silels o delermining faclory in whether itis allowed or nol.

The sform water management facilitias will be conshrucied as part of Phase 1.

A Slormn Walter Mdanagemen! Plan will be addressed in the Site Pion Approval subrmiticl.
The Storm Walter Management Piom will provids the informalion required.

Access will be provided and shown on the Sile Plon Approvad submitial,

anel Groding

14.

17.

18.

The addilional topograpiy will e movided for the Site Plon Approval submitial. Off site
croingge will be Cleorly identified,

The perimater sdewdlk is lobeled. We have added ¢ nole [Note 10} 1o Sheel P2
clarfying internd sidawalk widths, These will be coordinaiad on the delallad enginsering
crovwings for Site Plem Approval, '

A continuaus & fool wide concrele paihway is indicated acrass the froniags of the
property.

The isiands will be shown In compliancs on fhe Site Plan Approval submitial,



Ms, Kristen Kapelarnsk, Planner
Communily Devalopment Deporhment
City of povi
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20, Stalis cindd curbd will be shown comiplicnt on the Site Plan Approval submitied.

Off-Site Egsemenls .

21, Onsile easements have baen indicaled on-Sheet C400, The slorm sasemants wilf be
incicoted as the stormm water design progresses. Plecse cldiify what is maant by the term
“off-sike™ easemeant. ‘

Public Ulidlies ln’?gac Is ~ L. lvezct, dafacd 810410

Uty Damancs

Wa have provided an REU calculalion and provided H on €400, We calculaie the site wil
recuire approxmoaiely 76 REUs tolad once developed.

Wirter Svstem

Notedl

We request further inlormalion on the capacily of the existing sanitary sewer,
Summary

Undlersiood. Again we would request furthar information on the cogpacily of the exisling sanitary
sewer,

Traffic Beview - Birchier Arrove, daled 47146410

7B. The assurmnplion s corracl. The wes!t drive on Ten Mile Road is infended 1o include one
lene in and one lans oul,

IAGL Acknowledged.

3H. From the tralffic study report of mMarch 2010, i developed under edsting zoning, fhe
intersection of Ten Mile Road and Novi Road would have an overall delay of 81.2
seconds. I the sighal iming spliis were oplimized in Synchro, this could be reduced o an
averall delay of 78.5 seconds, which would be more than the 70.0 second average delay
if davelopad with the PRO plan.

31-3L.  Acknowiedged.

3, We disagres with the assessment thot on adcifional cutbound lang is needad,
porticularly it o signatis installed at the cenler drive.
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30,

3P,
3G,

3R,

With a refined sigaal irming o the outbound delay, the lefi fumn would operate ot lavel of
service "GV The westhound through level of service would operate al "B".

“Further analysis of the center driveweay on Ten Mile Road indicales that the level of
service ot the center diveway would be acceploble for ol movements, even with the
ciddifion of more fraffic which could divert from the eastemn driveway, assuming that o
semi-actutted and uncoordinaled fratlic signad s inslalled af the infersection. With o
single westbound lane the 25% queus length would be approximately 635 feet and the
level of service for the movament would be o B, which would nol interfere with the
reiilroad crossing in the foresesable fufure. The oulbound fraffic woild operaie of o level
of service C, with a 95% queve lenglh of 215 feel. There will be adequaie slorage for
those gfi-fum movements with the separaie lefi-turn lane provided.

According 1o Synchro, the leti-lumn delay for the remaining 10 vehiclas assumed 1o tum
lefl oul of the eastem driveway would slill be long at 204.7 seconds but the 98% queaue
would only be 31 feed, or wo cars,

The comparalive SimTraffic Analysis frun 10 sepaordte imes and averaged) indicales far
less clelay for both the westbhound through movement along Ten Mile Road at the cenler
diveway wilh signal ond the outhound lef furn movement al the egstem diveway. The
wesibound quauss 330 feet vs. the 635 fael eslimated by Synchyo do not approach the
relroad crossing in fhe model,

with further relined signal Hrving ot the Cender Diiveway, o sepurate wesihound through
fane would not be necessary o accornmodate this development,

Acknowledged.
Acknowledigad,
The addiional lane will serve as a defacto righi fum lane for ali of the diveways along

Ten Mile Road. We disagree wilh the assessrent that an additional right-hand turm faper
gl ine east and west chivesways are benaticial,

Trip Generglion

4.

5846,

Acknowledged.

The diives on he opposiie side of Novi and Ten Mile Road aready do nol cornply with
spocing stondard, We will be requasiing spaces waivers,

An agreement 1or o cross-easement ¢ the exsting Walgreen's store hus nel beaean
reachsd. There s olso the technical difficully of an eighi foot grade diferenticl bebveen
the two properties. Al this pointin fima, a stiared] egress poind does not searn possiols,
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Vehicular Access mproveamenis

8,

2,

10.

1.

Undersiood.
See Hem 3N above,
Teh Mile Road widening will be coordinaled wilh RCOC.

The plan wil e corected.

Driveway Design and Conlrol

12,

13

16,

We will consider your recommencled Conceplual Design.  Fingl revisions fo the Nowv
Road Qiive will be brought 1o g safisfactary resolution prior o fingd Site Plan Apoiovol.

Thve wast diive on SP C-200 with two outbound lones is an error on the Sheel. H haos been
correcled 10 a single enfry and singlae exl lone. See liem 3M above regarding muliiple.
et lanes.

Final revisions 1o the cenler ciivéwoy vill be troughit 1o o salisiactony resolulion prior 1o
final Site Plan Approval.

Undersiood. The final connection wilt be trought 1o g solislaciory resolutian prior jo final
Site Plan Approval, :

Finatt revisions to the east diveway will be brought to a safistactory resolufion prior 1o fingt
Sile Plan Approval

Pedastian ACcess

7.

18.

19. -

Acknowledged.

The site plan has been revised o include the missing seclion of 8 ool polh on the
noriieast comer of Walgreen’s site. Queastion: Was there o condifion on the Waigreen's
Site Plan Approval thal they shaoll complete the section of 8 fool pathway once ihe
adiccent properly is developed?

Acknowledgecd.

FParking.and Circulgiion

20.

The proposad accass gisles and barder ree porking soocesin front of the Kroger store wil
be revised. However, thase ilems are nol periinent o the zoning aspects of the PRO
request, and therefore, hove not been included as part of This submitfal,  We wil
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21

confinue 1o work with the cily's planning siall o ring These issues 1o salisluciony
resoiviion prior to fingl dite Plan Approval,

The radit will be revised per requiremenls ane submiiiqd as part of the final Site Plan
Approval subrnitict,

The crive-through lane wil bé modified and submitied os parl of the final Site Pian

Approved submitial,

Understood.

Undarsiond.

Landscane Review - Benchke, 5/12/10

Resicleniicl Adiccent o Non-Residenticl

1.

Correci..fhe PRO project property is not direcily adiccen! to any residenticl zoned
property.

Adiccent Richls-of-Woy

I

&,

b.

We are not asking for a deviation o eliminate the berms from the road onlage. As the
grading dedgn conlinues fo move forward, we will demonshiate compliance with the

equlraments. This Bem is ot pertinent to the zoning aspecls of the PRO reques!, and
Therafore, has nol been included as port of 1his phase of owr submitiol,. We will continue

o wark clossly with the cily's plonning staff and londscape consutiant 1o bring this issue
to saiisfactory resoluiion pitor to final Site Plan Approval.

The berms will be planted o meast bulfefing and opacily requitemants.
The greenbells shall be identified on the Landscape Drawings.
Acknowladged.

Underssioad.

Acknowieciged.

Posking Areo Landscaonea Recuiraments

L

Acknowledged.
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the londscape plan, parking lot cznd perimeter canopy ree counls will be revised. These

283,
iteras concern fechnical site issues that our tearmn is currenily working on. Howaver, they
are nol parlinent 10 the wning aspacls of the PRO request, and therefore, have not
been inc!ude)ci as part of this phase of our submittial. We will conlinue 1o work closely
with the cily's plonning slaff ond londscape corsullont Jo bing these Issues fo
salisfaciony resolsfion prdor io fingd sile plan approval,

A, We are asking for a deviafion on 1 space in 4 locations {not 7} in front of the
neighborhood shopping center.

5. Acknowiedged.

Buitcling Perimeler Landsconing

1-5. We are seeking deviafions for thase llems.

Louding Ared

1. Acknowledgaed.

2

The final pion st will be provided in the preiminary Site Plan Approval phase.

Acknowledged.

Novi Road Corridor Plan

1,243,

We will provide adclilonal defall regarding the 5 pedeshian nodle points, gazebo and
bicycls rack locafions. However, these items are not perfinent to e zoning aspects of
the PRO reguest andd therelfore, have not been includad as pardl of his phase of owr
submiltal, We will conlinue fo work closely with the cily's planning staff ond landscape
consuttant 16 biing these issués 1o a salistactony rasofution prdor 1o final site plan

Gengral Requiremenis

i N

Understood.
Undessiood.
Acknowlatged.
Acknowledged.
Undersiood.
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Wootlard Review b, Holtheuer, dated §/7/10

17 The reviewel: Mr, HGEZT{E}U&!, is correc]. The Mafch 29, 2010 response cid nol proposé any
fevisions 1o fhe: drc:wmcss {egardmg the woadlongd issues,” As pz‘e-woa.tsly stated, those
issues are;’ nof per;men? {0 ine zoning cspeclyol the PRO: fPC}UP&T andl herelors; havenet
been included: ds. parl of the whose of Gur submittal, We Wil coitinue ig wark closely
wilh the aiy's plan _ ¢nd woodland Consullant 1o biing ﬂmse issies to g
salisfac io;y rusciuﬂ o 'io find ste plan opprovul

8. We nidersiand thisitem has been"mso e,

Welland Review .~ ), Fresland, 51010

f\s prevaousiy \zk:: ecﬁ m om Mﬂrch ’?‘?5 Eﬁﬂf} respmme we ugrem w% h g *cmsﬁssmmis r:mc:i

clo 8 ,,‘,er‘;is of 1he ny csm:i of the Stcsze Wé’* L6 EuiTer

mitigation on stte:and feel c:c:mi;::iani we will e c:tt;a!e o camp%y Ai% 1$qunec permn L, WilE bo
obilgined. Fudhardelinsalioniof rhitigici fion areaywill Besshown and will e Tn compliarics on the
pieimindry §teplan su‘oma e,

Fagade Review ~D. Necdh §/12/10.

1. As sleiléel previoUsly, Spit Faced/Smoain Faced CMlr §i fgis al yEl Deel deleimined 1
ihe splil faced GMU base will Broject bayond the C-blick wall suifdice o Al wells of he
Kroger builling. it thest ?hefmal clegign, csc,hcur_.;. o silf upt wil be used., tiowmf@r, {¥ifs
item is not perlinent fo the: mnmg aspecls of the FRO: reques1 and thereforg, has nol
been included aspeit of dhe ¢ 1y's ﬂunnmg staﬁ et tachidle corsuliant 16 bnncr thilg
issise lo_ i solishactony résolulion prcr 1 inal sleplan apiroval,

Hre ,ﬂ}g:rwr mend Review: M, Evans, 5/4/10

plan Gpprmml waavef Ihey U{@ nm‘ pertmen% io me zonmg mpec:ts of fhss PPG} reguesf anel
therefore, ovenol been Included s pard of {his phase of oursubmilicl,

1. Thé conceptual walel mein layoutis only shown al ihis point. Ths waler will be sized as
{equ ireci by he cily tnd mdxcofer! o he prefiriinary site pléans.

2. The Hydrani willbe ccdded os porl of the preliminesy site plan submitlal

3. This eisling hiydranls wWill be locdied and dbpropratély stiown as Dot of he prefmindy

site plan submitlal,
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4, The waler supply inlo The bulldings will be shown per requirements as part of the
prefiminary site plan submitial,

5.-7. The nofewill be added as purt of ihe preliminory sile plan submitfal.

As staled above, this submitict concerns isell only with the zoning ospects of the PRO prolect.

pMany of the items above concern technicd issues that are not perfinent fo the zoning gspecks

of this PRO request, They will ull be brought to a safisfaciory resolution prior to Fingl Site Plon
Approval, i you have any questions, please feel free to conlact me. Thank you.

Sincerely,

SIEGALITUOMAALA ASSOCIATES
ARCHITECTS AND PLANNERS, IMC,

et VWV gy
L R )
9 NV

Mawding § S
NCARB, LEED AP
Frincipal

MIS mw
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PLANNING COMMISSION MINUTES SUMMARY

Draft
CITY OF NOVI
Regular Meeting
Wednesday, August 25,2010 | 7 PM
Council Chambers | Novi Civic Center | 45175 W, Ten Mile
(248) 347-0475

cityofnovi.org

CALL TO ORDER
The meeting was called to order af or about 7:00 p.m,

ROILL CALL

Present; Member Baratta, Member Cassis, Member Greco, Member Gutman, Member Larson, Member Lynch,
Member Meyer, Chair Pehrson

Absent: Member Prince {excused) : _

Also Present: Barbara McBeth, Deputy Director of Community Development; Tom Schuliz, City Attorney: Mark
Spencer, Planner; Kristen Kapelanski, Planner; Lindon Ivezqj, Engineer; David Beschke, Landscape Architect;
Rod Arroyo, Traffic Engineering Consultant; Dr. John Freeland, Environmental Consultant

PLEDGE OF ALLEGIANCE
Member Barafta led the meeting atlendees in the recitation of the Pledge of Allegiance.

APPROVAL OF AGENDA
Moved by Member Gutman, seconded by Member Larson:

VOICE VOTE ON THE AGENDA APPROVAL MOTION:

A motion to approve the August 25, 2010 Planning Commission agenda. Mofion carried 8-0

AUDIENCE PARTICIPATION
Chair Pehrson asked if there was anyone in the audience who would like to address the Planning Commission
on anything other than the public hearings that are listed fonight.

Mr., Edward Leininger came forward and stated that he lives at 24589 Hampion Court, Novi, Ml and has lived
here for the past 34 years. He has served on this esteemed body and City Council and has helped put Master
Pians together and feels like a redl major part of this City.

He has submitted comments regarding the Weiss Mixed Use Development project and has a number of issues.
Mr. Leininger said, maybe the City Aftorney can address this question regarding the 300 foot distance for
notifying people. In this particular case, it is somewhat of an isolated situation and no onhe ot Meadowbrook
Glens Subdivision, which is 471 homes, was notified. Mr. Leininger made o request that the City look info what
dictates 300 feet and see if the longuage could be changed fo increase the distance for notifications when it
is a major project that will dramatically affect the community.

The only other issue with Weiss is the traffic situation. Certainly staff has looked at that and the biggest
problem here is that the roads are county roads. The City cannot do a thing about it. Mr. Leininger has been
here 34 years and Novi Road has needed some improvement. This is a project that has come up on the list
now and the county recognizes to develop Novi Road you have fo do something about the railroad track to
move traffic north and south through Novi.  Ten Mile Road is another county road and it is fwo lones. Mr.
Leininger has called the raifroad and asked if the City could get a railroad crossing there and gates. They soid
no, it is only one track and they do not put up railroad crossing gates for one frack,

Mr. Leininger said, the other thing he wonders is, looking at the Master Plan and having been part of it in the
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past and locking af the uses in Novi, do we need more businesses like B-2 or B-3 in the community? 11 is not
that it is used up glready. The existing Master Plan is a pretty balanced Master Plan right now. There is not
much -2, one litfle parcel by design. [ am not cerfain that opening fhtngs up bevond the scope of
commercial is exacily what was originally intended.

In fact, we actually prided ourselves on the fact that we did not have o stip center on every corher even
though a ot of communities do and of course you see them slowly disappsaring as time goes on.  Mr,
Leininger is also really concerned about the overlay that is being used to help sfimulate this particular zoning
request. It is pretty weaok and from what | can fell, it is going fo be a cost 1o the City rather than a benefit to
the City. If you get d parking lot and a soccer field, maybe parks and recreation will have more 1o do.

In any event, itis pretty weak and the Planning Commission should take this into consideration that most of the
benefits that are being proposed by this project are going to happen anyways. There should be a fraffic light
at Meadowbrook Glens Subdivision because people cannot get into the subdivision in the mormning or the
night and it just works its way back alt the way down to Meadowbrook Road. About five lights will be
heeded along Ten Mile Road to make this project work and it will look just like Novi Road between Grond River
Avenue and the exprassway.

Mr. Leininger knows NIMBY is a bad word, but this project is in his backyard and he would like the Pianning
Commission to vote as if it was in their backyards; please vote no.

Dan Phelps, who resides af 24548 Hampton Hill, came forward and indicated he has lived there for more than
20 years and was dlso at the last Planning Commission meeting where this matter was considered. He wanted
to point out there was typographical error on the agenda. The agenda notes the property Is east of Ten Mile
Road and south of Novi Road instead of reading east of Novi Road and south of Ten Mile Road.

Maithew Quinn came forward ond stated that he was here 1o ialkk about item one, the Master Plan for Land
Use. Mr. Quinn said he was confused and that at the last meeting he attended, the Planning Commission
voted on the Master Plan and approved the Master Plan, leaving Special Study Area 1 designated as Special
Study Area 1. Then at the next meeting, it was not on the agendo, but was added to the agenda af the
beginning of the meeting. Mi. Quinn does not know what was said or discussed, but there was no decision
‘made. Now, the Master Plan Amendments show up again this evening before the Welss Mixed Use project.

Mr. Quinn stated that he wanted the Planning Commission to think about this practically. Why argue on how
even 1o adopt the Master Plan when lfem two on the Planning Commission agendd is the cause of the
dissention? The Planning Commission is in no hurry to approve this Master Plan and it is going o be good for
five years under state law. The City will not have to look at it again and the plan is for fen-to twenty years
down the road. Mr. Quinn proposes that the Planning Commission not discuss the Master Pian and delay it o
month and the Weiss project will, after the Planning Commission’s favorable vote, go up o the City Council.
City Councii will have their debate nhexi month, probably af the second meeting, and the Planhing
Commission will then know the answer to this dilemma.

Mr. Quinn sfated that the City Council is efther going to say yes or no to the PRQO. The answer is af the City
Councll tabie in how to continue fo address the Master Plan. The Planning Commission does not need o
make that decision tonight. All the Planning Commission needs to do is delay it thiry days.

Mr. Scoft Casegg. who resides at 24614 Applecrest in Meadowbrook Glens Subdivision, came forward, His
biggest concern about this rezoning and Kroger going in is the traffic on Ten Mile Road. During the evening
rush hour, it is almost impossible to get out of Meadowhrook Glens Subdivision and traffic backs up on Ten Mile
Road all the way across the railroad fracks. If a light is put in at Catherine Drive there wilt still be cars backing
up not onty af rush hour, but other times as well and backing up over that railroad fraock with no gates is a
disaster waiting 1o happen.
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Marty Smith, Architect with Siegal Tuommaia & Associates came forward and stated that he has been here
beiore regarding the Weiss PRO. Mr. Smith's fomily moved fo the area in 1966 and he used 1o five near the
Guernsey Dairy, less than two miles from the Weiss property. He lived in Novi/Northville area for 44 years and
watched the area grow and Mr. Smith discussed this proposed project with his mom and her friends. They say
they wouid love to see o new local retdil grocery store here. Some people are not fond of Hiller's in Norfhville,
and some people do not like going fo the Meijer's at Eight Mile and Haggerty due to the fraffic congestfion.

Mr. Smith does not understand the push for industrial on this property. There is a planning staff memeo talking
about the need for industrial as opposed to commercial use which specifically cites the visual Impact o
commercial establishment can have. On page 3, it says typically office and industrial establishments have
fewer signs and parking, thus tess visual impact on the neighborhood or thoroughfare, The B-2 District allows
25 foot buildings and the Planning Staff is suggesting and rightfully so o allow the proposed Kroger to go a
little bigger. The office district allows 30 foot buiidings and the industrial district allows 40 foot buildings and
that dliowed building height is a big difference in the visual impact a building has, not an extfra sign or two
along Ten Mile Road. With the -1 uses, the Planning Commission does not know what they are getting. Under
the -1 District a property owner can buiid the following: manufacturing, auto service of different kinds, mefal
plating facitifies, eating and drinking esfablishments including fast food and drive-thru, moftels, fool and die
shops and self storage. The industrial building could be as large as 280,000 square feet on a site of this size and
40 feet tall. With the B-2 PRO, the Planning Commiission knows exactly what they are going to get.

Staff also mentions the railroad spur. The use of the spur is not redlly practical. i#t's foo small for g proper radius
and a developer would need to cross from the railroad to the property over a very high gudiity wetland,
which means a bridge of second lane, all impacting the wetlands and it may not even be possible due to the
wetland regulations. '

Member Barahta spoke a couple of moenths ago and noted the railroad spur value had diminished over the
decades because companies do not really build them anymore. But, with the B-2 PRO option, the high
gudlity weilands are preserved.

There is a 9% retail vacancy rate in Novi and that is unfortunate. The City's own study in the Master Plan
memo indicates a vacancy rate for industrial establisnments of almost 19%. Look across Ten Mile Road from
the subject property and most of them are empty. Look next door to the east and that facility has been
closed for clmest ten years. The memo mentions there is enough retfail zoning through 2018 and it ako
mentions the same state for industrial, but for up fo 48 years. That is six fimes as much excess land zoned for
industrial use. Kroger's Market Study Anadlysis says they will be successful at this location, even without
additional population. There is o retadiler, Kroger, and properly owner who are wiling fo spend their money,
willing to invest for future.

Mr. Smith stated that the City does not want to base this decision on an unfortunate snapshot of fime,
Granted, there will be growth in the fulture and granfed, it will be slower right now than people would like it to
be. Novi will recover, foreclosed homes will recover and vacancies will recover and growth will recover,
especially in the strong community of Novi. Novi will grow and the studies that say refait is the right use in this
location are still valid and the B-2 PRO is still vaiid,

Chair Pehrson asked if anyone else in the audience wished to address the Planning Commission.  Seeing no
one, Chair Pehrson closed this Audience Parlicipation and asked if there was any correspondence,

CORRESPONDENCE

Member Greco stated that there was comespondence with regard to the Public Hearing that can be
discussed at that fime and there is other comrespondence with respect to item number two under Malters for
Consideration, the Weiss Mixed Use Developrment that can be addressed at that fime as well.
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Chair Pehrson stated that the only other correspondence received was a copy of the West Bloomfield Master
Plan Draft letter.

'MATTERS FOR CONSIDERATION
1. MASTER PLAN FOR LAND USE

Planner Spencer stated that the Master Plan for Land Use is an important policy document that guides the
development of the City, Although the Plan is a living document that changes from time fo fime, it is also a
reflection of the City's land use godls and objectives at a particular point of fime.  The State of Michigan's
Planning Enabling Act includes a large set of reguirements for creating and adopting a master plan. As a
principal guide for making zoning decisions, a Master Plan and its supporling documenis are offen used to
support a City's rezoning decisions in the courts. Thus, it is important that the Plan include a future land use
designhation for ail properties, In the event that a rezoning is proposed. - The City's planning staff and City
Attorney recommend that the Planning Commission adopt a Master Plan that includes a future lond use
d@sxgna’non for all properties within the City.

Planner Spencer stated, after receiving comments, a set of Master Plan amendments was presented to the
Planning Commission for adoption on July 14, 2010, The Commission discussed the proposed amendmenis
inctuding the proposed future land use designations for the properties designated within the Special Planning
- Proiect Area Study Area. After discussing the areq, the Commission did not reach a consensus on  new
future land use designation for the properfies and adopted o resolution approving the Master Plan
amendments as presented, with the exception of keeping the area cumently designated Special Planning
Project Area 1 on the Future Land Use Map.

At the foliowing meeting on July 28th, the Commission discussed the merits of having a complete Master Plan
that did not leave any areas without a future land use designation. The Commission then passed a motion
unanimously fo reconsider the July 14th adoption. The Commission again discussed potential uses for the
Special Planning Project area parcels and was not able to pass a motion adopting the Master Plan with a
super majority of two-thirds of its members.

In order to move forward with the adoption of the Master Plan, Staff and the City Atiorney suggest that the
Planning Commission consider using an afternative adoption procedure that is often used by public bodies for
adopling complex or large documents that require a “super majority” of votes. This procedure involves voting
on portions of ¢ document first to reach a consensus through a simple majority, followed by g voie on the
eniire document. This procedure can assist in the approval of complex documents, while ensuring that
everyone's point of view is heard.

Although the “"super maijority” may not agree on edch issue, usually in the best interest of everyone it can
agree to adopt the document as a whole. The City’s Annual Budget document is effectively adopted with
fhis procedure. This procedure was also used during the adoption of the last Master Plan for Land Use.

The Planning Commission by resolution can agree o use this alternative procedure to adopt the Master Plan
for Land Use amendments. The motion should ideniify specific areas to be voted upon separately, Braft
motions are provided for possible use by the Commission: the first provides the dliernative procedure for
discussion and adoption of the plan, and the second moftion provides suggested tanguage for adoption of
the overall plan.

Following up on the Planning Commission’s request for additional comments from Staff on Special Planning
Project Areg 1, staff offers the following.
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Over the last thirty plus years the City of Novi has had a history of planning retail nodes versus retail strip areas
to serve the locdtl retail needs of residenticl areas. Node style development is compact and often square in
area. [t has less fronfage on major roads which lessens the visual impact of commercial development,
especially in regard to parking and signage.

Planner Spencer stated, recently developed neighborhood retall properties in the City of Novi have limited
road frontage. Reidil properties at the intersection of Fourteen Mile and Novi Roads, Thirteen Mile and Novi
Roads, Nine Mile and Novi Roads, and Beck and Ten Mile Roads dll have less than 1,300 feet of pianned
frontage on main roads. Currently, the planned retail frontage at Novi and Ten Mile Roads is about 1,500 feet
fong on Novi Road and 1,300 feet on Ten Mile Roagd fils this patiern, If Special Planning Project Area 1 was
developed for refail uses, retall properties with frontage on Ten Mile Road would extend over 3,000 fest, over
one-half of a mile. The planning staif believes that creating an extensive commercial strip along Ten Mile in
this area would change the character of the area.

Siaff believes that typical office and industrial developments will have fewer signs and less parking than retail
developments. Thus, they have less visual impact than retail developments and thus would not change the
character of the area as much.

Staff continues to recommend Communily Office and Industrial Research Development and Technology for
the Special Project Planning Area 1 properties.

Planner Spencer concluded by stating that staff has also supplied the Planning Commission with a memao from
the City's Economic Development Director, Ara Topouzian, further explaining his position of recommending
that the Planning Commission consider office and industrial future land use designations for the Specxcﬂ
-Planning Project Area 1 properties,

City Aftorney Schuliz stated that he had o couple of comments fo frame the discussion. Matt Quinn,
representing the applicant for the Weiss Mixed Use Development project, had iwo different things o say and
City Attormey Schultz disagrees with both. Mr. Quinn said the Planning Commission should let the City Council
make the decision regarding what the Future Land Use for this property is going fo be. With all due respect,
the State Siatute says the Planning Commission decides what the Future Land Use and Masier Plan should be.
The City of Novi's Ordinance also says that the Planning Commission should make that decision. A Resoluiion
of Cily Councii has said that should be the discretfion of the Planning Commission.

The Planning Commission should give the suggestion its due, but in the end redlly ought not fo be persuaded
to put this decision off. The reason why the Master Plan is back before the Planning Commission again is
hecause the Planning Commission has recognized o decision should ke made. It's no surprise that the
applicant would like fo see what City Council wants to do.

City Attorney Schuliz stated that the second thing Mr. Quinn seemed to be insinualing was that the Weiss
Mixed Use PRO was the reason the Master Plan has been broughi up for consideration again. City Attomey
Schultz does not know if that is in fact the case. There are eight people sifting here and there could be any
number of reasons any member of the Planning Commission wants fo reconsider the Master Plan, But, if that s
the case, it reqlly shouidn't be, because these are two entirely different decisions. What the Planning
Commission is being asked right now is just to make a determination on the Future Land Use Map. What is the
designation of Special Planning Project Area 1 going ioc be? Is it going fo be commercial, industrial, or some
combination of the fwoe The Planning Commission does not need o worry that the decision on the fuiure
land use question is going o drive the decision on the Weiss Mixed Use project. The Planning Commission is
here talking about two things that are really related, but different.

The PRO question is really ¢ rezoning. The Planning Commission has to be able to make that distinction
between the future land use designation and the zoning designation. The applicant wants a particular
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development and the City Councilis going to ook at what the Master Plan says and the Planning Commission
is going to look at that in making a recommendation, but also look at a whole host of other things that might
drive a decision. This development might never happen and it might get approved and there might be some
future development ten years down the road. We have dll seen things get approved that are appropriate
zoning decisions at the time that don't happen. The Planning Commission looks atf o proposed PRO plan, and
considers what they want to see for the property and how they want it fo work for the zoning decision, looking
at dll the factors in the PRO Ordinance including compatibility with existing zoning and how the proposed
development would affect traffic and all those other things. There shouldn't be any confusion as to why the
Master Plan is being reconsidered gt this ime, There needs to be o designation for Special Planning Project
Ared 1. In terms of the process, City Attorney Schultz addressed Chair Pehrson saying he has a lot of control
on how votes get taken. The idea of voling on each piece of the plan individually and then the plan as a
whole has been thrown out there as a suggestion if the Pianning Commission is really split or eveniy divided on
a big topic. That is sometimes a way to deai with itf. If does not have to be done that way if the Commission
can decide in one motion without voling on the process. That was a suggestion, not an obligation,

. Chair Pehrson thanked City Attorney Schuliz for his commenis and then tumed it over to the Planning
Commission for their commaents.

Member Meyer asked if the Master Plan approval vote required the votes of two-thirds of the members of the
Planning Commission present this evening.

City Atforney Schultz told Member Mever six votes were needed for approval.

Member Cassis thanked Attorney Schuliz for his comments.  Mr. Leininger indicated during the public
comment period that residential zoning should be protected from any commercial development. Member
Cassis stated that he wanted to highlight that before he proceeded with his comments on the Master Plan
and why he believes that the Planning Commission should pass a Master Plan with the future lond use
designation for Special Planning Project Area 1 as recommended by staff, which is industrial and office uses.

Member Cassis stated the Planning Commission has come a long way since this process of frying to adopt this
Master Plan was starfed. The Planning Commission is charged with adopting a Master Plan and future land
use designations for gll properties and they didn't do it because a very important applicant said wait o
minute, I've got acreage that | want fo designate as commercial. Let the Planning Commission do the right
thing and adopt this Master Plan, as the Planning Commissioners have foiled through Commifiee meeting
after Committee meeting, with the recommendation of staff. An applicant can always come before the
Planning Commission as the City Aftorney indicated and try 1o rezone a property and present their case.

Member Greco thanked Member Cassis for his words and echoed a iof of the ideas and sentiments of
Member Cassis. The City Attorey has indicated what the Planning Commission should be doing as a body.
Member Greco is not going to dwell on the reasons why the Pianning Commission failed 1o adopt a complete
land use designation for Special Planning Proiect Area 1. There are probably a lot of different mofivating
factors. The Planning Commission is irying to do what is best for the City of Novi and is probably hesitant to
designate a future land use for Special Planning Project Area 1 maybe because of a special applicant or the
lack of projects in the past couple of years and getting excited or at least infrigued by the potential for
growth. The Planning Commission does not want to be flippant in turing away certain projects or businesses
where there has been a lack thereof in the City. What Member Creco would like to see the Planning
Commission do is what Member Cassis is suggesting and that is fo adopt a complete Master Pian and then
deal with the issues that come before the Planning Commission proiect by project. The Planning Commission
can then move on and get to the fask at hand and look at each project and move forward from there. The
Planning Commission needs to get the Master Plan done and then move forward with whatever projects
come before the Commission.
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Member Baratta stated that he echoes Commissioners Greco and Cassis and their desire to have a complete
Master Plan today. When the Master Plan and Zoning Commiitee sat down with staff and studied the uses or
the appropiate uses and the designations of the properties and created the Master Plan, they did a very
good job. Sometimes when one looks at such a complex document theoretical designations of properties
seem good, but they may not be economically viable. There is only one piece of property where the fuiure
land use designation remains in guestion and that is Special Planning Project Arec 1, dlso the area proposed
for the Weiss Mixed Use Development, Specioi Planning Project Area 1 is not an industrial property. Someone
said it could be o 280,000 square foot industrial building just because it s next to a railread line but railroad
spurs aren't used today to any great extent. Member Baratta does not know anyone in Novi that has o
raifroad spur that uses it, mosily because they are very expensive. The purpose of having a piece of property
in an area with a rairoad line is typically because if's cheap. Who wants o live next fo a railroad line¢ The
Planning Commission has a proposal to look at where a retail use is proposed that is ceriainly less noisy and
less infrusive on the residents who are in the vicinity than an industrial use and also typically has less traffic from
a truck standpoint. Member Baratta would not want to live next to a warehouse that is 280,000 square feet, a
40 foot high building with maybe 30-50 dock doors and having semi’s coming io that facility. A retail
designation is absolutely appropriate on the frontage of the intersection of Ten Mile Road and Novi Road.
Staff has presented a wonderfully designed Master Plan with one remaining issue and that is the difference
between an economically viable project ond a theoretical use. This is a retail site. The Planning Commission
can designate Special Planning Project Area 1 for office and industrial use and it will be « lovely vineyard for
many years.

Member Meyer stated that in his 28 years of living in the City, he has served on the Master Plan and Zoning
Committee and he considers it one of the highest honors he has had of the various positions he has held in the
City. Member Mever considers this vote one of the most important that he will ever take., Member Meyer did
not vole against anyone in particular or on behalf of anyone in particular in his votes on the Master Plan and

- Zohing Commitiee. He voted based on his understanding of what is in the best interest of the City, fully aware
of the fact that there was an orchaord at the intersection of Ten Mile Road and Novi Road and scmeday it
would be developed.

Chair Pehrson said maybe the Planning Commission gof things a bit crossed when considering the proposed
PRO and the future land use designation. The Master Plan stands on its own. City Attorney Schuliz framed the
question very well for the Planning Commission. The Pianning Commission needs to make sure there is a
Master Plan going forward and anything that is proposed as ¢ site plan or PRO is judged on its own merits,
Chair Pehrson is in favor of moving the Master Plan ahead as recommended by staff.

Motion made by Member Cassis, seconded by Member Greco:

Motion to approve a resolution adopting the proposed 2010 Master Plan for Land Use Amendments with
the changes proposed by the Master Plan and Zoning Committee on July 7, 2010, including the proposed
Future Land Use Map, with no further revisions. This motion is made for the following reasons: (1) The
Master Plan & Zoning Commitiee and the Planning Commission, with the assistance of the Community
Development Depariment Planning Stalf, reviewed the curent Master Plan for land Use's goals,
objeclives, and implementation sirategies, and the Future Land Use Map use designations for the entire
City, and evaluated each of the three Master Plan Study Areds in detail; (2) Public comments regarding
the future land uses in the study areas and Cily at large were solicited and people provided input through
answering questionnaires, wriffen comments and in person at City Hall, public meelings and public open
houses; (3) The proposed Master Plan for Land Use amendments reflect the desires of the City’s citizens,
promote nafural feature protection, foster quality development, encourage investment in the City, and
provide design guidance for fulure transportation improvements; and {4) The proposed amendments
foster sound land use planning by including the following new land use goals: {a) Provide for planned
development areas that provide a fransition between high intensity office, indusirial and commercial
uses and one-family residential vses; {b) Develop the Grand River Avenue and Beck Road Study Ared in
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a manner that supports and complements neighboring areas; (c) Create, preserve, and enhance quality
residential areas in the City; ond (d) Continue to promote actfive living and heaithy lifestyles in the City of
Novi and continue fo achieve « high level of recognition under the State of Michigan's “Promoting Aclive
Communities Program.”

Member Baratta asked City Attorney Schuitz if in the event that the Master Plan is approved without any
modifications and people come in and request a modification to the existing zoning, what type of precedent
is the Planning Commissicon creaiing. .

City Atforney Schultz answered any property owner is permitted fo come in and request a rezoning to any
district they would like to rezone their property 1o.

ROLL CALL VOTE ON ADOPTION OF THE PROPOSED 2010 MASTER PLAN FOR LAND USE AMENDMENTS MOTION
MADE BY MEMBER CASSiS AND SECONDED BY MEMBER GRECO.

Motion to approve o resolulion udophng the proposed 2010 Master Plan for Land Use Amendments with
the changes proposed by the Master Plan and Zoning Committee on July 7, 2010, including the proposed
Future Land Use Map, with no further revisions. This molion is made for the following reasons: {1) The
Master Pian & Zoning Committee and the Planning Commission, with the assistance of the Community
.Development Deparlment Planning Siaff, reviewed the cumrent Masier Plan for land Use's goals,
objectives, and implementation strategies, and the Future Land Use Map use designations for the entire
City, and evaluated each of the three Master Plan Study Areas in detail; (2) Public commenis regarding
the fulure land uses in the study areas and City af large were sclicited and people provided input through
answering qguestionnaires, writen commenis and in person al City Hall, public meetings and public open
houses; (3) The proposed Master Plan for Land Use amendmenis reflect the desires of the City’s cilizens,
promote natural feature protection, foster quality development, encourage invesiment in the City, and
provide design guidance for future fransporiation improvements; and (4) The proposed amendments
foster sound iand use planning by including the following new land use goals: {a) Provide for planned
development areas that provide a transition between high intensity office, industial and commercial
uses and one-family residential uses; (b) Develop the Grand River Avenue and Beck Road Study Area in
a manner that supports and complements neighboting areas; (¢) Create, preserve, and enhance quality
residential areas in the Cily; and (d) Continue to promote aclive living and hedlthy lifestyles in the City of
Novi and continue to achieve a high level of recognition under the State of Michigan's “Promoting Active
Communities Program.” Mofion carried §-0. '

2. WEISS MIXED USE DEVELOPMENT, SP0?-26A WITH ZONING MAP AMENDMENT 18.6%0
Coensideration of the request of Siegal Tuomaala Associates, for Planning Commission's recommendation
to City Counci for rezoning of property in Section 26, east of Ten Mile Road, and south of Novi Road, from
i-1, Light Industrial District and OS-1, Office Service District to B-2, Community Business District and OS-1,
Office Service District with & Planned Rezomng Overlay [PRO). The subject property is approximately 28.7
acres.

Member Cassis asked City Aftorney Schultz if the applicant's request was for a change of the Master Pian for
Land Use Future Land Use designation for the subject property.

City Attorney Schuliz stated that the Master Plan that was approved previously in the meeting is effective.
Member Cassis asked City Attorney Schuiiz if this matter requires & public hearing.
City Aftorney Schuliz indicated o pubiic hearing was held on this matter by the Planning Commission several

weeks ago and all the Planning Commission needs to do at this point is make a recommendation fo City
Council on the rezoning.
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Planner Kapelanski showed the location map for the property. The applicant is proposing the rezoning with
PRQO of an approximately 28.7 acre parcel located on the south side of Ten Mile road east of Novi Road from I-
1, Light Industrict and OS-1, Office Service 1o B-2, Community Business and OS-1, Office Service with a Planned
Rezoning Overlay. To the north of the property, across Ten Mile Road, are various industrial uses. To the west
are office uses. To the south is vacant land and multiple-family residential and to the east is existing industrial.

The subject properiy is currently zoned I-1 and OS-1. The site is bordered by i1 and +2 zoning to the north, 11
zoning to the east, OS-1 zoning fo the west and I-1, RM-1 and O8§-1 zoning to the south.

There are existing wetlands on the site, mainly concentrated along the creek. The majority of the site is also
part of a regulaied woodland.

Planning staff has noted in the review letter that denial of the rezoning is recommended aos the proposed
zoning is not consistent with existing zoning in the areq, recently completed retail studies indicate the City has
a surpius of commercially zoned land and the City currently has @ retail vacancy rate near 10%.  In addition,
the rezoning would be confrary to the approved Master Plan for Land Use, which recommends industrial and
office uses for the site. The rezoning would also be confrary fo an Implementation Strategy listed in the Master
Plan for Land Use. The applicant is proposing o 64,000 square foot Kroger store, a 41,000 square foot shopping
center and space for additional buildings in the fuiure. There are a number of issues regarding the proposed
concept pian. The applicant would need deviations for the proposed buiiding height of the shopping cenier
and the Kroger store, the loading space and dumpster location of the shopping center and facade waivers
for both the shopping center and Kroger store. Four driveway spacing waivers would be reguired, as would
various landscape waivers. - A PRO requires the applicant propose a public benefit that is above and beyond
the activities that would occur as a result of the normat development of the property. The applicant has
proposed the grading of a sporis field fo be located in the existing park behind the Novi lce Arena. This wouid
also include providing seed for the field, as well as irigation. Twenty gravel parking spaces would be installed
along with a landscaped park enfrance way. Included in the packet is a memo from the Parks, Recreation
and Cultural Services Depariment commenting on the proposed public benefit.  Since that memo was
written, the applicant has proposed o irgate the field.

The Landscape Review noted landscape waivers could potentially be reguired for the iack of berms along
the road frontage, the lack of perimeter canopy frees, more than fifteen contiguous parking spaces without a
landscape island, o shortage of front facade landscaping and the amount of foundation landscape
. plantings. The applicant has not clearly demonsirated on the concept plan that these reguirements can be
met,

Planner Kapelanski indicated that the fagcade review noted a Section 9 wavier is required for the overages of
EIFS, C-brick and split faced CMU and the underage of brick on the Kreger and shopping center buildings.
Approval of the requesied waiver is recommended,

This matter was previously brought before the Pianning Commission on June 23, 2010. At that meeting, the
Picnning Commission postponed their recommendation nofing further information was needed regarding the
stormwater, the wetlands and woodlands and on how ihis new store wouid affect other nearby retail,

The applicant has since submiited a plan to address the stormwaier and welland concerns and the
Engineering Depariment is now satisfied that the stormwater can be adequately handled on site. The Cily's
wetland consultant dlse noted in the revised review that no substantial cutstanding wetland concerns remain
and the applicant has reduced impacts so that they are below the threshold for mitigation.

The Woodland Review comments remain, with the letter noling varous concerns regarding the large amount
of regulated woodlands on site and the fact that impacts will likely be substantial. Dr, John Freeiand is also
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available to answer any woodland questions.

Planner Kapelanski indicated thot there were a number of concerns noted in the traffic review although
conditional approval was recommended. The City's fraffic consultant did go over those concermns in detail at
the June 234 Planning Commission meeling and that information has been included in the excerpt of meeting
minutes included in the Planning Commission packets. Tthe City's Traffic Consuliant, Rod Arroyo of Birchler
Arroyo is here this evening fo address any questions regarding the iraffic review comiments.

Matthew Quinn came forward on behalf of Dan Weiss & Associates, the applicant, regarding the proposed
mixed use project and indicated the applicant has a good plan and project and one that is going to benefit
the City. When this matter was before the Planning Commission on June 23, 2010 there was quite a bit of
information presented and that is included in the minutes. A decision on the matter was delayed that night
because of five items, all of which have now been addressed.

Stormwater detention issues have been resolved with the City Engineer and o letter indicating that is in the
Planning Commission packets.

Wetland mitigation has been satisfied and the pians now show that no mitigation is required because there is
50 littte intrusion into the wetlands.,

There was @ guestion cn the woodland line not being in the right place and that has been corected and
submitted and is no longer an issue.

Mr. Quinn said, the Planning Commission asked for more public input on the Master Plan on the July 14, 2010
meeting and there was no one that came to that meeting that wanted to comment on the Master Plan.

Mr. Quinn sagid, the Planning Commission aiso asked about the effect of Kroger on other reidil stores in the
area. Once again, the Planning Commission has received nothing from staff regarding thol. What the
Planning Commission has are the market studies that have been done to show the frue situation, that there is
demand there whether ihis Kroger store is built or not built and whether there is a Busch store or no Busch store
and there is more than enough demand to handie this project.

Mr. Quinn stated that the Traffic Consultant has recommended approval with some conditions and
comments, The natural features basically are approved with conditions. The Fire Department has approved it.
The Fagade Consultant is recommending approval of the required waivers,

The Staff is on record as saying the building height waivers are supported as are the driveway spacing waivers,

Mr. Quinn said, the public benefifs that the Cily is being offered are on page eleven of the Pianning
Commission packet. The public benefits include a conservation of natural fecotures area through the
placement of a conservaiion easement over approximately 3 acres of the site and improvements to the park
areq near the Novi lce Arenda consisting of grading, seeding and indgating o multi-purpose field. Also, on the
east side of the Ice Arena, to grade and stone o 20 car auxiliary parking lot and do o park entrance as well as
a children's sculpture and sign at the beginning of the park entrance. The applicant has oiso proposed
extending the center turn lane on Ten Mile Road beyond ordinance requirements. The applicant is going o
confinue an exfra lane on Ten Mile Road in liev of acceleration and deceleration lanes in excess of
requirements. The applicant is going to provide a pocket park located on the northeast corner of the
proposed Kroger site and an improved set of architectural elements and materials beyond the ordinance
reguirements. The applicant is going to provide an extensive internal sidewalk system with pedestrian enry
poinis above ordinance requirements and will extend the eight foot pathway dlong Ten Mile Road to east into
the Waigreen's access drive, which isn't reguired. That is the list of public benefits that is being proposed for
this PRO.



NOVI PLANNING COMMISSION
AUGUST 25, 2010, PAGE 11
DRAFT

Now, what other benefits are being provided for this PRO2  First of dll, twenty million dollars of tax base will be
added to the City by the time this project is done in phases. Through Kroger, over 125 new jobs that do not
exist today will be added. When the other phases are completed and those additional retait.and restaurants
are added, there will be more than 100, probably closer to 200 plus additional jobs. These are public benefits
and these are benefifs to the citizens and to the City as a whole.

Mr. Quinn stated that they have never asked for any special treatment in this situation from when it started in
2004. Some people think this is being rushed, remember, this project was first submitied In 2004, This project
was put on hold because the City said 1o hold up while we improve the intersection of Ten Mile Road and
Novi Road so the traffic that is going o be caused by this project could be accommodated.

Mr. Quinn stated that the applicant has complied with every request that the City has made throughout the
vears. The City has asked for special freatment from the applicant and has not asked for anything.

Novi trigs to be business friendly. Novi, through Mayor Landry over his five years in office now, has made o
special attempt to be business friendily to new businesses coming info the community. This is a landowner of
30 plus years that is bringing business fo the community. How business friendly is Novi going o be fo o twenty
million dollar project with an excess of 200-300 lobs and how business friendly is Novi.

Mr, Quinn stated he wanted to bring up an argument that has been brought up by the staff multiple fimes
and it has o be mentfioned. The argument is these businesses shouidn't be retail because the retail vacancy
rate is now at 9.8 to 8.9 percent vacant. A common vacancy rate is seven percent or less. This is not that out
of ine with the current retall vacancies. Let's look af the industricl vacancies. In the Planning Commission’s
own document, it shows 188 percent vacancy in industial buildings in Novi. Right next door across the
railroad fracks to the east, there is a 107,000 square foot building that has been empty. A mile away on Nine
Mile Road, there are two buildings across the street east of Novi Road in excess of 200,000 square feet of
industrial space thal are emply. The City's own documents said it will remain indusirial for about 48 years. The
City's studies indicate the City has an eight year reserve of vacant retail land. Does any of that make sense?
Why would the City want to leave this industricl? The retail is everything thai will make this project work and it
is the right thing fo do and the Kroger store is needed.

pr. Quinn said, one final thing | want fo talkk about is the issue of competition. There have been some
comments that if o new Kroger store comes in, it would provide adverse competition fo sfores in the area.
What is America all about if it is not competition? Think about this. There are furniture stores next to furniture
storas, tire stores next to tire stores, drive-ins next to drive-ins, restaurants next fo restaurants and why? Because
they like fo be in competition with each other and they draw people 1o the area. The Kroger store is going o
draw people to the area just like the Busch store draws people 1o the area and competition is good. What
else does competifion do? First of all, what you're going o have is more competition in food prices and if you
have another grocery store, theoretically food prices should go down, What else are you going to have in
the shopping centers arcund? They are going to be better maointained because the owners of those
shopping centers are going to want people 1o come in. People will want fo upgrade the same way the
Town Center Mall is upgrading now to try o match the other malls across Novi Road. The City will make a
better Novi by granting approval of this project.

Architect Marty Smith came forward and stated that he spoke very guickly earlier and would be glad to
reiferate anything that was said if any of the Planning Commissioners have any questions.

Architect, Marty Smith stafed that Mr. Quinn mentioned a lot of the things that he wanted fo talk about and
there are a couple of comments that came up regarding vacancy rates.  All and all, vacancy rafes don't
mean anything on this properly since there ks o user that is self funded, just waiting to put the shovels in the
ground and move aghead.
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Mr. Smith stated that there were comments made earlier than residential should be protected from
commercial and he does not understand that, Mr. Smith is a Planning Commissioner in his town and they
believe residential should be intertwined with commercial. In the successful downtowns, the Birminghams, the
Royal Qaks, the Ferndailes, the Northvilles, the refail, commercial ond residential are right on fop of each other
and it makes for a very vibrant community. If you separate them too far and people have to driive, they are
not as successful.  This project puts neighborhood retail, neighborhood commercial and neighborhood
services closer o a lot of residential neighborhoods that are facking those services and # will cut down on
people going out of the town and possibly on traffic since people will not have to drive through the area to
get to another shopping areda. As far as the market sfudies, back in 1999, Novi's own market study prior to the
2020 Master Plan for Land Use indicated that there is a significant shortage of grocery stores and other local
type retail.

The Master Plan for Land Use includes new local retail sites for possible grocery stores and similar related
development on the southeast cormer of Ten Mile Road and Novi Road. In 2004, the Master Plan and
Rezoning Commitiee voted in favor of a commercial project in this location. Then later in 2004, the applicant
honored the City's request to postpone their project for the redevelopment of the infersection of Ten Mile
Road and Novi Road. Inlate 2007, Novi conducted another market study by the Chesapeake Group which is
in Appendix F of Novi's 2008 Master Plan for Land Use. It says that the retail activity with the greatest potentiai
is associated with convenient shopping, including food purchases and grocery stores. It says the public would
be enhanced by the development as many residents now make convenient purchases oulside the area in
which they live,

Mr. Smith said, in tate 2008, Novi Ten Associates hired the same esteemed Chesdapeake group fo do another
market study and that has been ssbmitted several imes 1o the Planning Commission over these iast months, It
states in there shopping demand is sufficient to support the activity of the noted proposed development of
this site and is compatible with and supported by the findings of the previous report to the City as part of the
City's comprehensive plan update. Kreger has done o market study and without o doubt they believe their
store will be hugely successful with the popuiation as it stands now. They are not relying on growth. The
houses, the residents, the apartmenis are there now for their store o be successful. Regarding the statistics of
the site, the deviations and benefits, this project currenily has fentative approvais from engineering regarding
the detention, tentative approval by fraffic with some minor comments, the welland impact has disappeared,
and the facade and fire department. have cpproved the project. There are some technical issues fo
compiete and that will be done as part of the sife plan approval process. It's not redlly related o the zoning.
Planning. engineering, landscaping, and woodlands have some issues and that can be sorted out by going
through the site plan approval. :

Chair Pehrson asked Member Greco to read the correspondence into the record.

Letter sent to Planning Commission, Community Development Department and Consulfants on August 18,
2010 from Edward Leininger, 24589 Hampton Court, Novi, Ml 48375.

Dear Members,
The proposed rezoning and special land use permit is a major infrusion to the character of the City of
Novi, The inventory of land use in the City is master planned to provide a balanced community., Retail

zoning is pleniiful with both successiut and falled projects all around the city,

The land along Ten Mile Road, bounded by the railroad tracks and Novi Road is definitely a difficuit
piece of property to develop. but cerfainly NOT Commerciai {B-3) uses.

Master Plan
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The current Master Plan was very careful about this parcel as traffic from ’rwo major county roads
service the area. With NO county funds and improvement plans to expand these roads it seems foolish
to force more fraffic on these already over burdened roads. Shouid you arbifrarily rezone this land fo
commercial, then no court in the area Wl” ever uphold any other part of the City of Novi's Master Plan
in the future.

Lcmd Use

OSC may be the most legical land use with an m’remc&l road system with entry and exits on Novi Road
only and right turn only entry and exit on Ten Mile Road. OSC aliows for increased height (ideal for this
property} and a mixed use of office, office services and light retail. Bul, even this type of development
will require major road improvements on the bordering county roads,

Qyverlay Zoning _
The overlay option being used o consider this land use shouts of “coniract zoning” as the City benefit

is minuscule and calls for an increased burden on the City's budget 1o maintain the fields and parking
lots in the future.

We do not need more commercial to balance our land use in Novi, but we do need more office and
light incdustrial business. OSC, 0S-1 and 0S§-2 require the least amount of City services support and
maintenance throughout the years,

Commercial is an easy decision especially in ight of the depressed economy, buf that is very short
sighted.

Traffic - WOW

How many more cars and trucks do you think Ten Mile Road and Novi Road can hcmdle, even if you
convince the county to complefe the improvements to full build out? Note: | did not find @ current
widenihg project on the county plans anywhere for these roads.

Who is going to pay for the railroad.- crossing gates and expansion of the road over the fracks? Don't
use my tax doliars. Note: The railroad does not have any plans or money to improve the Ten Mile
Road crossing.

Not in my backyard ~ NIMBY
An easy acronym to throw arcund as a negative. But YOU shou?d consider what you would do if it was
being proposed in YOUR backyard,

if is impossible 10 enter or exit the Meadowbrock Glens Subdivision and Novi Meadows Apartments
compilex and when the industrial building (Wisne Mfg.) is once again in business and Orchard Hills
Subdivisions from 7 - 9 AM and 3 - 6 PM now. Over 400 homss in the Meadowbrook Glens Subdivision
will be dramaticaily affected by your decision to arbitrarily change the zoning to B-3.

I have walked and studied this property many fimes and find it o have a unigue topography that
actually shouts high-end office and high tech R & D facilities. Terraced winding roadways and mulfi-
level lots will moke this property attractive to future premium uses.  H does not say, fill and level for g

Super Market,

Thank you for your fime 1o review my thoughts and hopefully you wilt deny this reguest and consider
other non-retail uses for this property as you study the master plan.

Best Regards,
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Edward Leininger

34 year resident of Novi

Representative for the Homeowners Association of Meadowbrook Glens Subdivision
Former Novi City Counciiman

Letter sent fo the Members of the Planning Commission from Citizens of Meadowbrook Glens Subdivision on
August 24, 2010 re: Proposed Development of Land, east of Novi Road, west of Meadowbrook Road.

The purpose of this memorandum is to express our concern over the proposed development of a
former orchard that is east of Novi Road, west of Meadowbrook Rodd, and south of Ten Mile Road not
far from the Waolgreen's Drug Store. The proposed development consists of a “Super Kroger” and
some light industrici and office space.

The concerns over this project are many. First, we question the need for this development. There is a
Kroger at Grand River Avenue and Beck Road, a Busch’s af Ten Mile Road and Meadowbrook Road
and a proposed plan to bring a Walmart store fo the Novi Town Center. We do not need another
grocery store to compete with these stores with the potential of putting any one of them {mainly
Busch's) out of business, If this were to happen, we would have another vacant building, one of many
unfortunately now in the City, to deal with. :

Second, there are fraffic concemns. Ten Mile Road is two lanes and cannot handie o large shopping
center going in fo cause more congestion. Widening the road may alleviate some of the issues, but it
would still not deal with all the traffic concermns and would cause many more problems during
construction. During the school year, Ten Mile Road is a maijor thoroughfare for buses traveling o the
high school, Novi Meadows, the Middie School and various elementary schools.  Having a lorge
shopping center in this location would add 1o an already stressed traffic area, especially af the end of
the day, regardless of how wide the road is. '

Third, there is the issue of proper city planning. Members of the Planning Commission should consider
what kind of a city we want to have. Do we want a city that has some green space or do we want
one that has endless stip malls with stores that often go out of business and then create eyesores for
the communily to deal withe If another development Is needed, the City should consider what
existing vacancies we have and put new development there. The Novi Town Center has much
potential, yet it consists of numerous vacant store fronts, The Main Street ared hds numerous
vacancies as well. A small grocery store went in on the cormer of Meadowbrook Road and Grand
River Avenue, only 1o go out of business and stand empty with a lease sign in front of it. If another
grocery store, small retail outlets, and light industrial areas are needed, consider puttfing them where
the development already is. This would be a win/win situation as blight would be reduced from the
City and we would be revitdlizing areas that need it.

Thank you for aliowing us the opportunity to voice our concerns over this project. We hope that these
issues will be taken info account when a final decision is made and that you will update us on the
status of this proposed development.

Diane Jamrog, 24614 Hamplon Hill, Novi, Ml 48375

Barb & Dan Phelps, 24548 Hampton Hill, Novi, Ml 48375
Robert & Pauline Riley, 24602 Hampton Hill, Novi, M1 48375
Edward Leininger, 24589 Hampton Court, Novi, Ml 48375
Beth Covery, 41251 Park Ridge, Novi, Mi 48375

Anita Parker, 24724 Highlands, Novi, Ml 48375

Alice Morgan, 24581 Hampton Court, Novi, Ml 48375

Liscr A. Engels, 24536 Hampton Hill, Novi, Ml 48375
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Chdir Pehrson tumed the matter over to the Planning Commission for their consideration.

Member Baratta asked if City Landscape Architect David Beschke and Wetland Consultant Dr, John Freeldnd
could come forward and answer some guestions.

Wetland Consultant Freeland stated that he had received o revised plan with addilional information
regarding wetlands as well as additional information regarding the depiction of the reguloted woodland
boundary on the property. As far as the proposed wetland impacts go, the welland impacts have not
disappeared, but they have been somewhat minimized to an ared helow a quarter of an acre, with a quarter
of an acre being the threshold requiring mifigation. The woodiand issues are basically unchanged compared
to the June Planning Commission meeting. The woodland issue s not as trivial as correcting an item on «
drawing. There will be very substantial woodiand impacis associated with this project. According io o count.
provided to ECT, the number of regulated frees may be as high as 771 frees and that number will have to be

clarified and field checked in the event the project goes to preliminary site plan. In order to builld the enfire
infrastructure associated with this project many frees will have o be taken down.

Member Baratta then asked Mr. Quinn if the project was rushed.
Mr. Quinn stated that the project was started in 2004 and he couldn't say the project was rushed.

Member Baroitia stated that he does not believe it was rushed ond he agrees with Mr. Quinn's
chargeterization. Member Baratta does not believe that anyone is recelving special freatment and the
~ Pianning Commission tooks at a project as a project and is it good for the City, irespective who represents i,
From Member Baratta's standpoint, when he reviews this project, and he is sure he speaks for the rest of the
Commission, the Planning Commission locks at each proiect and the benefit it provides to the City and the
citfizens. There was an issue brought up in prior presentations regarding the Kroger's and possibly closing the
store ot Beck Road and Grand River Avenue. Member Baratta had an opportunity 1o look ot the way Kroger -
deployed their sfores in fargeted markets and some of the other grocery stores and from what he has seen,
this is a classic deployment strategy for a grocery retailer. Member Baratta does not believe they are going to
close the Grand River Avenue store and Kroger has made that representation severdl fimes.

Member Baratta stated that he stil had an issue with the fraffic and wondered what the applicant was
proposing o do o alieviaie the fraffic generated by this shopping center.

Mr. Quinn indicated that there will be road improvements from the railroad track to Novi Road and there is
going fo be a center turn lane added that will be provided, instead of the required acceleration lanes and
deceleration lanes. In addition, if in fact the traffic warrants require a traffic signal o go at the Kroger
enfranceway, the traffic signal will be placed. As far as the traffic is concerned, according o the Ciy's fraffic
consultant and the completed Traffic Impact Study, there will have 1o be some timing changes at the
intersection of Ten Mile Road and Novi Road. i will have fo be coordinated with the new traffic signal.
Peopile will also be able to use that interior road instead of going out and using Ten Mile Road and Novi Road.
The other thing fo remember about the traffic is that if this s developed as indusirial with a 200,000 plus square
foot industrial building ond a 100,000 square foot office building and the morning and afternoon peak
associated with that kind of development would be fremendous. When you bring in a Kroger store and retall,
there is basicadily litfle early moming peak traffic and there are people coming and geing il day long and
there is not a big influx in the morning like there would be with an industrial develcpment and the same way
ai 5:00pm.

Member Baratta asked who is paying for the road improvements and the traffic signal.

Mr. Quinn answered the applicant would be paying for those improvements as o public benefit,
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Member Baratta stated the Planning Commission has seen this project many times aond has falked about all
the issues, or a great number of issues in great detall and the petitioners have answered the Planning
Cormunission’s comments over several presentations. Member Baratia would recommend approval of the
project and but would fike to give the other Planning Commissioners an opportunity to speak before he makes
a mofion.

Member Meyer asked City Traffic Consultant Arroyo to come forward and reiterate what Mr, Quinn just said or
at least give the Planning Commission his perspective on impacts to the peak hour traffic. Member Meyer
wanted {o know if additional lanes along Ten Mile Road are planned. '

City Traffic Consultant Aroyo answered one of the items that was mentioned in the traffic review letter on
page four dealt with the inclusion of an additional westlbound through lane serving the cenfer and east
driveway which would enable the signal fiming, if a signal is put at the center driveway, o better serve and
provide a higher level of service to that intersection and potentially shorten the queues that are heading
westbound that could potentially impact the rgiroad tracks.  The applicant has not provided that
improvement and it is not being proposed af this ime. There were some significant delays that were being
proposed at that diive and there is also a concern regarding the Ten Mile Road wesibound queues. There
are many improvements that are being proposed as part of this development but that does not necessarily
mean there will be a perfect level of service everywhere. The other question dedit with the comparison of
light industrial and office. That is addressed in the traffic review letter as well. Mr. Quinn is correct in terms of
the a.m. peak hour that industrial and office would generate substantially more fraffic than retail. Generally
the a.m. peak hour occurs sometime between 7:.00 a.m. and 7:00 a.m. and most retail stores are not open at
that fime. The comparisen that was evaluated in the applicant's fraffic impact study shows that the shopping
center would generate about close to 150 a.m. peak hour tips and a combination of light indusirial and
medical office would generate about 458 a.m. peak hour frips and light industrial with general office would
generate 467 a.m. peak hour frips. During the p.m. peak hour, it goes the other direction in that the shopping
center would generate more p.m. peak hour fips than the light industrial and medical office with the
shopping center generating 830 driveway rips.

Member Meyer then stated that Mr. Quinn mentioned that there might be severdl thre companies in one ared
or several restaurants where the competition is healthy. | do fruly believe that competition holds a key place
here. If the City Is going to be g City that is business friendly, City officiols have fo ot least hear people out and
make their decision. Member Meyer noted Environmental Consuitant Freeland stated many frees would need
to be removed in order to construct this project. It seems many trees have been taken down in this City for all
sorts of developments and those irees ore replaced.

Member Meyer asked Environmental Consultant Freeland what the process would pe if the applicant were fo
remove the frees on this site,

Environmental Consultant Freeland answered the City has a Woodland Ordinance and i is stricily q local
ordinance and not a state pregram. The first choice for the replacement of impacts to regulated woodlands
is to replace trees on site. It doesn't appear very many frees would be able to be put back on this site
because much of the undeveloped site is dready woodiand. In lieu of replacing the frees, the Ordinance
allows for payment into the Tree Fund. At this time, it amounts fo at feast $400 per tree credit and the credifs
are graduated according to the diameter of the tree that is cut down. Again, exact numbers are not ready
at this time, but Dr. Freeland would estimate approximately 1,000 tree credits would be required if this site
were developed. Compared fo other projects Dr, Freeland has seen in Novi, not very many have had such a
large woodland impact.

Member Larson asked Mr. Quinn what the hours of operation would be for the Kroger store.
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Mr. Quinn stated that the Kroger store will not be a 24 hour store and the hours of operalicn will be from 4:00
a.m. to 12:00 p.m. ‘

Member Lynch asked for some clarification from Traffic Consultant Arroyo. Member Lynch looked at the
fraffic review letier. Eventually this site will be developed with something, be it industrial, office, retail, etc. and
Member Lynch is concerned with the traffic impacis. In reading the traffic review, it appears fraffic will be less
impacted by a retall development than an industrial development during the peak hours.

Traffic Consuttant Arroyo responded it depends on which peak hour someoneg is looking at. Duwing the
morning peak hour, an office or industrial development would have more of an impact and during the p.m.
peak hour d retail development would have more of an impact,

Member Lynch asked if the additional lane is going to mitigaie much of the impact.

Traffic Consultant Arroyo stated that the improvements that the applicant is proposing are certainly going o
mitigate io a certain extent some of the impact. It doesn’t mean it is going fo fully mitigate the impacts, but it
is going fo mitigate the impacts fo a cerfain extent,

" Member lynch stated he understood that the site would eventually be developed and whatever
development occurred would cause traffic impacts. Member Lynch’s persenal feeling says that a Kroger
heeds to be there. Member Lynch thinks that the east siders of Novi do not get the same benefit as the
people in the west. By looking at the analysis on how the Kroger stores are set up, it seems this store will be
similar to the existing store at Grand River Avenue and Beck Road but iess infense. Member Lynch is struggling
with the traffic. I sounds like alot can be mitigated with the addifional lane the applicant is proposing.

Member Lynch said he is envisioning in his mind that fraffic is so backed up that someone is stuck in the middle
of the tracks. Member Lynch is wondering if this goes indusirial, would that possibility still existe

Traffic Consultant Arroyo answered that it is very difficult to answer that question without knowing the
configuration of the site and a lot of it would depend on, for example, the fact that the office generates more
fraffic per square foot, particulardy medical office. If thete was more medical office, it would likely increase
the impact and increase the likelihood of the need for more of those improvements. Also, the timing of the
development would be important. Wil there be background growth that will impact that as wellg 1t is difficult
fo give a precise answer.

Member Lynch stated he did not see a significant difierence in fraffic impacts between the development of
the site as industrial or office and the development of the site as retail. The traffic will probably be similar fo
the fraffic ot Beck Road and Grand River Avenue. Sometimes people will have fo wait at a light.

Traffic Consuttant Arroyo stated that the fraffic light is absolutely critical to the operation of this site.

Member Lynch asked if the applicant is going to put in the frafiic light.

Mr. Arroyo answered yes, subject to approval from the City and RCOC.

Member Lynch staied that he would like to see any free removed from the properiy put back on that
property. Even though the tree fund is a good thing, the people in the area are used 1o seeing those trees in
that location and Member Lynch would rather not see the replacement frees put elsewhere,

Environmental Consultant Freeland stated with the proposed site layout and the fact that most of the site is

regulated woodland, he did not see a lof of room to put replacement frees on the property. There may be
some gaps in the woodland and there may be o few opportunities for replacement on-site and that is
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something that would be evaluated during the Preliminary Site Plan review.

Member Lynch stated that he hoped that the ifrees could somehow be kept on the site, primarily by the
residenticl areas. Member Lynch has seen cases previously where an applicant has put the trees in the free
fund and this does not do the people in the area any good.

Environmental Consultant Freeland stated that he doubted the applicant could replace anywhere near 700
or more frees back on the parcel. In addition o woodland replacement frees, there may be requirements for
landscape frees which are a separate part of the ordinance. Landscape Architect Beschke may be able fo
comment on thal and thaf may allay some of the Planning Commission's concems of having an area devoid
of frees.

Member Lynch stated that he did not waont to fake an area that is kind of forested now and just thin it out.

‘Member Lynch said that he felt the City owes it 1o the people that live In that area fo try to make the minimal
amount of change to the aesthetics of the area. The traffic issues are still o concern and Member Lynch
hopes that somehow and someway traffic impacts could be msmmzed Member Lynch asked Mr. Quinn if as
many frees as possible will be left on the site,

Mr. Quinn stated that certainly, as far as the trees, it deesn't behoove the applicant to take frees down that
do not have to be faken down. It is better fo fransplant as many rees as possible on site. The figure for this
proposed site plan is 53% open spoce after development. Mr. Weiss also owns dli of the property fo the south -
to the Ice Arena and along the railroad frack. it seems there should be places to put new trees in that whole
- area and that would be on the south side where the Chapman Creek goes through there. That is all going to
be looked at in the site pian review process.

Member Lynch stated thot the point he was making was that he is not a big supporter of the tree fund, He
wouid like to see the frees sfc:y oh that property or that area so the peopie in the area could get the benefit
from it.

Mr. Quinn told Member Lynch that he looked forward to being back in front of the Plannmg Comm ssion when
the project goes through site plan approval process.

Member Lynch thinks this is ¢ good development for this site and a benefit to the east side that they do not
have right now. Competition is good and the mere development of this site will be good and the right thing
to do.

Member Gutman stated that he was in favor of this use and from an economic standpoint, it is a positive thing
for the City of Novi and he appreciaies all of the additional public benefits. Member Guiman appreciates
the work that the applicant has done fo allay all of the Planning Commission’s fears. 1f has been a long
process and Member Guitman will be looking forward to supporiing Member Baratia's motion.

Member Greco stated that like Member Mevyer had indicated earlier, this vote is significant and important and
the Planning Commissioners have all taken this project and the decision on the Master Plan very sericusty and
redlized they are two separate issues. The Planning Commission can falk about studies and what studies say
and what they make inferences about and what may happen in the future and what may not happen in the
future. But, studies are not really a substitute for people and the only people who have commented are the
residents who have indicated that they do not feel the need for a store. The Planning Commission has not
heard from any specific residents that say, I'm glad that there is a Kroger going in down the block from me,
only the opposite has been staied. If this sfore is built, people will come, but that does not necessarily mean
that there needs to be o Kroger there when there is a Hiller's and Kroger nearby. As far as consumers,
competition is good for consumers in terms of pricing and quality, but as a body, the Planning Commission is
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not a marketing body. When there are two banks across from each other, or two tire stores, and o CVS and
Walgreens across from each other, Member Greco looks atf if as a waste for the members of the community
that it is not spread out more among the community. The reason those are there is not because the planners
planned this for their community. The reason why it's there is for mosrke’nng s’rrq’fegxes for businesses to put
each other out of business.

Member Greco stated that the work the applicant has done is good as far as the presentation and everything
they've done but Member Greco does hot believe it is needed or necessary in that area. There are enough
grocery opportunifies around the community. It would be silly for the City to plan for two similar services to be
across the streel from one ancther and the only reason they end up there is because the City has no choice.
Member Greco may be recommending denial of this project.

Member Cassis stated that he has talked about this project for the last three or four sessions and has talked
about it af the Committee level. Other members of the Planning Commission have said the City is engineering
something for the surrounding community and the City has no right to decide for them whether they want a
store there or do not want g store there. Member Cassis sometimes visits the Kroger at Maple Road and
Telegraph Road when he visits fomliy in the area. That store was in business omd then two months later, it went’
out of business.

Member Cassis asked Mr. Ragsdate, the Kroger representative, if he was familiar with the Kroger store ot
Maple Road and Telegraph Road.

Mr. Ragsdale answered yes, he was,

Member Cassis asked if the store was closed.

Mr. Ragsdale answered yes, it is.

Member Cassis asked about the West Oaks Kroger store, what happened o 9

Mr. Ragsdale stated that it was closed and he explained why it was closed fhe tast fime this matier was before
the Planning Commission.

Member Cassis asked Mr. Ragsdale if he had in his possession any guarantee that he can give the Planning
Commission as an affidavit notarized that this Kroger or the Kroger on Beck Road will not be closed.

Mr. Ragsdale stated no and there is not a retdiler in the United States of America that could make that
guarantee. If they do Mr. Ragsdale would say they are not being honest and forthright with what they have
to say. Kroger does have plans to invest money in the store at Beck Road and Grand River Avenue and they
wouldn't be doing that if the store were planning fo close soon.

Member Cassis asked Mr. Ragsdaie if he had any figures fo indicate the sales have improved and gone up at
the Beck Road store in the last five years.

Mr. Ragsdale said he could not give Member Cassis any figures, but the store is doing well enough o consider
fuiure investments in the store.

Member Cassis stated that the Community Development Department said no 1o this project and they have
examined it and they have made their recommendation. In 2001 the Master Plan did say designated 1o be
studied further; however, there was one quoiation that said commercial is not recommended. In 2007, the
Chesapeake Group said the City currently has a surplus of retail untii 2018, The City’s Economic Development
Director wrote a long exhaustive study where he clearly states that the City does not need any retail in this
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arec. He quoted many people in a big meeting of retailers, supermarket people, planners, some 500 peonle
in that area said retail is going down and thaot stores are being shut down and going out of business. Troffic
Consuliant Arroyo gave a very honest review of the Traffic Study and he clearly says that there are difficulties
in that area for this huge retait development. If the Kroger does go in, how long will people have to wait in
traffic with o backupe Member Cassis did get the map with all the different supermarkets in the area and
there is no guaraniee that all those stores will stay there. Kroger has a propensity to move stores around.
Another thing, do you know how large Waimart is2  The applicant says competition is healthy, When
Walmart comes to fown, small businesses go to the meetling fo oppose it and the applicant is saying
competition is healthy. What about the woodiands and the 770 irees to be cut down. Haven't enough trees
been cut down in this community?2 According to the school district, the district is losing students because the
City is losing population. [s this a growing community that there is ¢ need for two Krogers and a Walmart
within three or four miles? Many residents have had homes foreclosed. |f the population is decreasing why
would another Kroger store be needed? The answer was given 1o the Pianning Commission by staff. The
City's Economic Development Direclor said fo hait i1, do not go aheod there is surplus. The Planning
Commission should not approve this project.

Chair Pehrson stated that he wanied everyone to redlize that the reason the Planning Commission is here is
because the City is business friendly. This is not just an exercise to make pecple go through hoops. The cilizens
do care about the community. The Planning Commission hears from passionate people about their
community and how it is going to impact their future. If the Planning Commission were to ask Mr. Quinn
directly if this was a business friendly city, hopefully his answer would be yes.

None of the citizens have ever lived in these kinds of economic times and no one has ever had the
opportunity to witness the kind of economic downturn the couniry is currently in. The compefition that people
insist upon is very fragile at this point in fime. Chair Pehrson is not 100% sure thatl the Planning Commission
would be doing the right thing approving this project. It would be detfrimental 1o other businesses that are still
frying right now o survive. Maybe if this were 2001, if this were 1990 or ten years ago when this was first
conceived, there would probably be a thriving business sitting there right now.

Chair Pehrson is not 100% convinced that this is the right location for a coupie of poim‘s Chair Pehrson's habits
of purchasing groceties aren't affliiated to one brand or to one store. It s a matter of location and
convenience. Ii's not to go out and find that one particular store and that is part of the problem with this
particular location. There will always be traffic no matter what is done. Member Lynch was right by saying
that this will be developed one day and it may be developed with a Kreger on it.  The applicant has every
fight fo come before the Planning Commission and the City Council and state their case and plead theyr
arguments and have people deliberate at this level, people deliberate af the City Council and the ZBA. This is
what people in the audience and the people in the City need to understand, that anyone that owns property
can come before the City and ask for certain things.

Utillizing the PRO option extends the applicant the opportunity to overcome some of the hurdles relative to the
site itself because some of the things people are trying to develop these days are a little bit more difficult and
are not wide open spaces. They do require free cuts and curb-cuis; there is no perfect piece of land
anymore inside the City.

In this case, there are more negatives then positives, relative to sewers, lane changes, etc. The traffic is still
going o be anissue. There have been some statements made that are a littie bit skewed. The building to the
east of this site, the industrial building that has been shut down for ten years has not been shut down for fen
vears. it was open as recenily as 2008 and Chair Pehrson was a member at that company at that fime in
2008. Some of the dafa placed in front of the Planning Commission whether it's surveys by City staff or the
applicant gets a little bit skewed.

Chair Pehrson remembers from the previous presentation that 78% of the members that were surveyed would
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love to shop at a Kroger based on a sample size of about 72-75 people. That is not a stafistical summary that
is valid. Chair Pehrson is also concemed about the phasing of the project relative to the other retail outlets.
How can the City be assured that with each new tenant being brought onfo the site that it would be
someone like Kroger who had the money, had the backing, had the wilingness and had the desire to make
the commitment? That would be greai, but Chair Pehrson can envision a Kroger being surrounded by
buildings that have those for lease sighs in them for guite a period of time.

The Planning Commission is riot out to iry to take away from the tax base or turmn away business. That is not
what the City is about here. The Planning Comemission is frying to seek what is best for this particular piece of
property, The Kroger building might be the best solution for the property, but it is just foo large of a buiiding
when the impacts fo woodiands and wetlands are considered. That is always something that gets swept
under the rug. One of the things that this Commission has been pretiy steadfast on is looking at the size
relative to what is going on on that particular piece of property. This proposal is just a little bit too big.

Chair Pehrson appreciates the effort that has gone forward on everyone’s part to bring this to this point foday
from the Planning Division and the applicant, Mr. Quinn and the people at Kroger. Chair Pehrson hopes there
is some common ground o be able to demonsirate the City's business friendliness to the applicani, even
hough he is not 100% sure in which way he is going to vote or what the vote will be at this particular fime.

Chair Pehrson then asked City Attorney Schuliz for his comments.

City Atformey Schuliz had a guestion in advance of a motion. Locking at this from the perspective of wiiting
the PRO Agreement and the list of PRO conditions that go along with that, City Attorney Schuliz is wondering
whether or hot the motion or the applicant is addressing the other area of rezoning. the frontage aleng Ten
Mile Road for which he hasn't seen or heard any conditions. From the staff’s perspective, if it is just a rezoning
with no conditions, then the Planning Commission probabty should talk about what the applicant expects, just
a straight rezoning with no conditions or whether there is some other plan on the part of the Planning
Commission on dedaling with those areas in the future, Right now, looking at the draft motion, it does not
appear that area, which is dbout five acres of fronfage, has been addressed.

Chair Pehrson asked Mr. Quinn if he could help us understand what City Attorney Schullz stated.

Mr. Quinn fold City Attorney Schuliz that they would have to go back in the original application. Phase | of this
project includes afl of the improvements along Ten Mile Road including all the landscaping. |t includes the
driveways that are on the east side of the property and the access road from Novi Road. The outlots are
being construcied as a general condominium and those cuilots have not been properly sized. They are to be
constructed atfter the first three phases and the infrastructure is fo be put in with the first phase.

City Afttorney Schuliz stated that the PRO process normally affords the City some ability fo say what they like
and don't like. However, there are no site layouts or building fayouts provided for the area labeled future
phases. Staff is assuming that if there isn't going to be o discussion about the buildings or site layouts in the
future phases, then i should somehow be indicated they are not addressed and at g minirmum, will need to
be included as fulure amendments to the PRO Agreement.

Mr. Quinn stafed that City Attomey Schuliz is absclutely right. It has been the applicant’s plan {o show the
outlots in the area labeled for future phases within the rezoned B-2 area with the PRO on them. The applicant
agrees that whenever the time to develop that area comes, the PRO Agreement would need to be
amended.

City Aftorney Schuitz said the key is that a PRO Plan is what would be amended, not an approved site plan;
essentially it would be o series of additional PRO Agreements.
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Moved by Member Baratta and seconded by Member Lynch:

ROLL CALL VOTE ON THE APPROVAL RECOMMENDATION MO?ION MADE BY MEMBER BARATTA AND SECONDED
- BY MEMBER LYNCH.

In the matter of Weiss Mixed Use Development, SP0?-26A with Zoning Map Amendment 18.4690, motion fo
recommend approval to the City Council to rezone the subject property from I-1 (Light Industrial) and OS-
1 (Office Service) to B-2 (Community Business) and 0S-1 (Office Service) with a Planned Rezoning
Overlay with the following ordinance deviations: (a) Ordinance deviation for the excess bullding height
of the shopping center (30’ required, 35’ provided); (b) Ordinance deviation for the location of the

_ shopping center loading zene in the interior side yard; (¢) Ordinance deviafion for the shopping center
dumpster location in the interior side yard; (d) Ordinance deviation for the overage of EIF§, Concrete “C”
Brick and Split Faced CMU on the shopping center facade; (e) Ordinance deviation for the excess
building height of the Kroger store (30" required, 38'46" provided); (f) Ordinance deviation for overage of
‘EiFS, Concrete “C" Brick and Split Fuaced CMU and the underage of Natural Clay Brick on the Kroger
facade; (g) Ordinance deviations for the following landscaping requirements: (1) Three foot tall berm
along ali road frontages, (2) Lack of perimeter trees, (3) More than 15 contiguous parking spaces without
an interior landscape island proposed in seven locations, {4) Shortage of 122 linear feet of front fagade
landscaping for the proposed Kroger, (5) Lack of front facade landscaping on the shopping center, (§)
Deficient landscape beds around dil buildings, (7) Reficient foundation landscaping around proposed
Kroger building (9,392 sq. ft. required, 1,733 sq. fi. provided), {8) Deficient foundation landscaping around
proposed shopping center {10,008 sq. fi. required, 1,075 sq. ff. provided); (h} Ordinance deviations for the
following driveway spacing requirements: (1) Same-side driveway spacing between the proposed Novi
Road driveway and the south Walgreens driveway {230 required, 114’ provided), (2) Same-side driveway
spacing belween the west driveway on Ten Mile Road and the east Walgreens driveway (230" required,
225" provided), (3) Opposite-side driveway spacing between the proposed center driveway on Ten Mile
Road and the opposite-side indusirial driveway to the east (300’ required, 65 provided), and (4)
Opposite-side driveway spacing between the proposed truck egress on Ten Mile Road and the first
opposite-side indushiial driveway in either direction {150’ required, 4’ provided to the west and 200
required, 71' provided to the east). The plan is also subject to the following PRO Conditions: {a)
Stormwater is fo be adequately detained above ground and on the site with no additional discharge into
the wellands; and (b) Applicant shali comply with all of the conditions and items noted in the stalf and
consulfant review letters.

_ Addificnally, as a condifion of this mofion, the Planning Commission noles that the applicant
acknowledged that future PRO Amendments will require review and approval of developmenis
designated as “future phases”, and thal with this recommenddtion for approval, no development
approvals are granted for any “future phases”. Additionally, #t is Planning Commission’s recommendation
to the City Council to ask the applicant to add an additional west-bound lane to Ten Mile Road across
the entire frontage, to make a 5-lane cross section for the full length of the property.

This motion is made for the following reasons: Sufficient conditions are included on and in the PRO Plan
on the basis of which the Planning Commission conciudes, in its discretion, that, as compared to the
existing zoning and considering the site specific land uses proposed by the applicant, it would be in the
public interest fo grant the rezoning with Planned Rezoning Ovetlay, as the benefits which would
reasonably be expected to accrue from the proposal are balanced against, and have been found fo
clearly outweigh the reasonably foreseeable delriments thereof, taking into consideration reasonably
accepled planning, engineering, environmental and other principles. Molion carried 5-3 (Nays: Pehrson,
Cassis, Greco)
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CALLTO ORDER
The meeting was called o order af or about 7:00 PM,

ROLL CALL

Present: Member Baratfta, Member Cassis, Member Gutman, Member Lynch, Chalr Pehrson, Member
Prince :

Absent: Member Greco {excused), Member Larson {excused), Member Meyer (excused)

Also Present: Barbara McBeth, Deputy Director of Community Development; Kristen Kapelanski,
Planner; Mark Spencer, Planner; David Beschke, City Landscape Architect; Lindon Ivezaj, City
Engineer; Rod Arroyo, Traffic Consultant; John Freeland, ECT: Doug Necci, Fagade Consulfant; Kristin
Kolb, City Attorney

PLEDGE OF ALLEGIANCE
Member Cassis led the meeting attendees in the recitation of the Pledge of Allegiance.

APPROVAL OF AGENDA
Moved by Member Gufmon and seconded by Memiber Cassis:

VOICE VOTE ON THE AGENDA APPROVAL MOTION:

Motion to approve the June 23, 2010 Planning Commission Agenda. Motion carried 6-0.

PUBLIC HEARINGS

1. WEISS MIXED USE DEVELOPMENT, SP0?-24 WITH ZONING MAP AMENDMENT 18.690
Public Hearing for Planning Commission’s recommendation to the City Council of a Planned
Rezoning Overlay associated with a zoning map amendment to rezone from I-1, Light Industrial
and OS-1, Office Service to B-2, Community Business and OS-1, Office Service, with a Planned
Reroning Overlay (PRO). The Subject Property is located in Section 246, east of Novi Road and
south of Ten Mile Road.

Planner Kapelanski stated that the applicant is proposing the Rezoning with PRO of an approximately
28.7 acre piece of property located on the south side of Ten Mile Road, east of Novi Road. This
property is proposed to be rezoned from -1, Light Industial and OS-1, Office Service to B-2, Community
Business and OS -1, Office Service with the Planned Rezoning Overlay.

Planner Kapelanski explained that various industrial uses are located to the north of property across
Ten Mile Road. Tc the west are office uses, to the south is vacant lond and muitiple-family residential,
and to the east, there is an existing indusirict use, east of the railroad fracks. Notice for this rezoning
was provided in the newspaper as a rezoning from I-1, Light Industrial and OS-1, Office Service to B-2,
General Business. The name of the B-2 District was incorrectly stated as Generai Business and it should
be noted that the comect name is Community Business, General Business is the name of the B-3
District. Planner Kapelanski explained that the City Atforney's office has determined that the notice o
the public of the pending rezoning was sufficient.

Planner Kapelanskl explained thaf the property is currently zoned -1 and O5-1. The site is bordered by
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I-1 and I-2 zoning to the nerth, -1 zoning to the east, OS-1 zoning to the west, and RM-1 and I-1 fo the
south. The cumrent Future Land Use Map designates the subject property for further study and the
majority of the property surrounding the site is Master Planned for Office. There are also existing
wetlands on the site which are mainly concentrated along the creek. The majority of the site is also
part of regulated woodlands as shown in green on the mast current woodland map.

Planner Kopelanski stated that the Planning Staff has noted that the proposed rezoning Is not in
compliance with the current Master Plan which recommends future study for the subject property.
Previcus Future Land Use maps have partliclly Master Planned the subject property for local
commercial and light industrial development. Some sections of the Master Plan were recenily opened
for review and amendments have been drafted.

Planner Kapelanski explained that the subject property was included in this review and a Public
Hearing on the proposed Amendments is set for July 14, 2010. Also noted in the planning review, is that
the City currently has ¢ surplus of land zoned for retail use and o retail vacancy rate of about 10%.

Planner Kapelanski stated that the applicant is proposing a 64,000 square foot Kroger store and a
41,000 square foot shopping center, as well as space for additional buildings in the future. Those future
buildings are ghosted in on the plans and are not intended 1o be part of the Concept plan ifself, and
are shown o provide an idea on what might be built in the fulure. .

Planner Kapelanski siated that there a number of issues regarding the proposed Concept plan. it is
staff’'s opinion that there is insufficient information 1o fully evaluate the plan. The applicant would need
to seek deviations for the proposed building height of the shopping center and Kroger store, deviations
for the loading space and the dumpster location and facade waivers for both the shopping center
and the Kroger store. Four driveway spacing walvers would be required and various landscape
waivers would be needed.

The PRO requires the applicant to propose a public benefit that is above and beyond the benefit that
would normally occur as a result of the development of the property. The applicant has proposed the
grading of a sports field fo be located in the existing park behind the Novi lce Arena and this would
also include providing seed for the field as well as the irigation. Twenty gravel parking spaces would
be installed atong with a landscaped park entrance-way,

included in the packet is a memo from Randy Auler, Parks, Recreation and Cultural Services
Department Director commenting on the proposed public benefit. Since that memo was written, the
applicant has proposed ic irrigate the field as an additional public benefit.

Planner Kapelansk explained that the landscape review noted landscape waivers could poientiaily
be required for the lack of berms along the road fronfage of Novi Road and Ten Mile Road.  Also,
wallvers would be needead for the lack of perimeter canopy frees, more than 15 contfiguous parking
spaces without a landscape island, a shortage of front facade landscaping and the amount of
foundation landscape plantings. The applicant has not clearly demonstrated on the concept plan
that these requirements can be met.

Pianner Kapelanski stated thai the Wetland review notes a number of concems regarding the
Concept plan. In particular, there does not seem to be an areq ideally suited for wetland mitigation, if
#is required. In addifion, there is concern that adequate stormwater storage has not been provided
on site, No direct discharge of storm-water into the wetlands would be permitied. Dr. John Freeland
from ECT is here this evening to answer guestions regarding the wetland review,

Planner Kapelanski stated that the woodland review noted various concerns as well impacts to a large
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amount of regulated woodiands on the site. The applicant has not applied the most curent regulated
wouodiand tine to the plan. In addition, stormwater cannot be directly discharged into the woodlands
and the woodland area cannot be used for wetland miligation. Dr. John Freeland from ECT is aiso
available fo answer questions regarding the woodlands impacts.

Planner Kapelanski expiained that the Engineering review indicated that the proposed Concept plan
would result in an increase in peak sanitary discharge.  Various addifional Tssues will need to be
addressed at the time of the Preliminary Site Plan submiftal. The applicant has net demonstrated
adeqguate stormwater storage on the site, There are also significant concerns regarding whether the
plan will be able to accommodate the required above ground detention volumes, The Fire Marshal
has recommended approval of the proposed concept plan with items to be addressed on the
preliminary site plan. The Fagade review noted that a Section ¢ Waiver is required for the overages of
EiFS, C-brick, and split foce CMU and the underage of brick on the Kroger and the shopping center
buildings. Approval of the reguested wdiver is recommended and Doug Necci is here this evening to
address any questions regarding the facade. Planner Kapelanski asked the City's Traffic Consultant,
Rod Arroyo of Birchler Arroyo fo summarize the troffic review and comments.

Rod Amroyo of Birchler Arroyo and Associates, the City’s Troffic Consultant, staied that he would
surmmarize his letter dated April 16, 2010. The inifict part of the letter is an inkroduction and some
background information on the Traffic Study. On page 3, ltem J, one of the items identified in the
Traffic Study was that north-bound left furns on Novi Road to go left / west on Ten Mile are a current
problem movement. The analysis shows a fixed limit on how much green time is allocated o turmn left.
if more green time was dllccated, it could improve the level of service. The letter asks the opplicant to
share this information with the Road Commission for Oakland County as this is something that could
help to dlleviate the existing situation.

On page 4, the review letter staies that a centfer driveway ks shown on Ten Mile along with several
oither points of access to the site from Ten Mile and one 1o Novi Road. Since the initial submittal, this
center access point has been revised rather substantially 1o increase the stacking space, which could
be parficulary beneficial as we anficipate northbound traffic wili be quite heavy. Essentially, if no
signal were put in af that location, the volume is projected to exceed the capacity causing o
significant delay of that intersection. One of the improvements that would be necessary to mitigate
that delay would be the installation of a fraffic signal at that center diiveway to enable the site to
adequately handle the outbound left tumm maneuver and provide for more smooth and efficient
traffic. It would encourage some of the left turning fraffic af the other driveways that aren’t signalized
to use that signal. A signail is crifical to the operation due to 1,100 vehicles per hour expected during
the peak hour going westbound on Ten Mile.

Even with a signdt, there will still be some issues with fraffic delay. To provide acceptable levels of
service there would have fo be a five lane road section from Novi Road through the center driveway.
This provides for two through lanes in each direction ond provides o center tum lane. Providing this
improvement on Ten Mile would improve the projected levels of service. There will still be some
cutbound delays ot the other internal driveways. Those are not going to impact the public road
system.  With the signal in place and with the addifional lanes the infersection wilt operate in an
appropriate manner., The drive on Novi Road has been modified 1o add on addiional lane. This
design will need some twecking and we believe this is something that con be addressed as we go
through the plan approval process.

On page 6 of the review, it is noted that four vehicular access points have driveway spacing issues:

e Same side dhiveway spacing between the proposed Novi Rood dhiveway and the south
Walgreens driveway is only 116 feet proposed versus 230 feet required;
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s Same side driveway spacing between the proposed west driveway on Ten Mile and the east
Walgreens drivewayy is 225 feet versus 230 feet required:;

« Opposite side driveway spacing betwesen the proposed center driveway on Ten Mile and the
rather low volume opposite industrial driveway is 65 feet to the east; and

+ Another opposite side spacing waiver would be required between the proposed fruck egress
on Ten Mile and the first opposite side industrial drive in either direction. That is likely a very low
volume driveway, but, nonetheless, there are some driveway spacing issues per Novi's
ordinance reguirements.

On page 7, the traffic review letter notes that it would be advantageous if some kind of cross access
egsement could be developed between this property and the Walgreens site. With a shopping center
of this type, which is neighborhood commercial, it is very likely that there will be interaction between
the Wdlgreens site and the shopping center site and people will be making multi-purpose rips. A
connection between the uses would minimize the number of frips that have 1o go onto Ten Mile Road.

On page 7, item 13, the west driveway should be widened to 40 feet and siriped in a manner for two
out-bound lanes and one in-bound lane. The letter talks about the proposed connection between the
center driveway and the ouilot parking to the west being too close to permit fraffic o enter the
parking lot at this tocation. The letter is suggesting an alternative would be if you are going to have o
driveway here, that it be inbound cnly and angle the parking and, if it were necessary, you would end
up with an cut-bound driveway. Another minor site issue which could ecsily be resolved iater is some
of the barrier free shiping for appropriate spacing requirements for ADA access. The pharmacy area
at Kroger has some access issues in terms of location and circulation along with somea other minor end
island changes and radii adjustments fo enhance circulation,

Chair Pehrson asked if the applicant would like fo make o presentation.

Mr. Matthew Quinn came forward appearing on behaif of the applicant. Mr. Quinn explained that this
plan started with the City of Novi adopting its 1990 Master Plan which designhated the Ten Mile
frontage in this area as commercial and alse Novi Road as commercial. Mr. Weiss has owned this
property for over 30 years and was there when it was rezoned, which siarted the process of this
neighborhood commercial development,

Mr. Quinn said, the last Master Pian designation was commercial. in 2004, it became a special study
ared and went info a holding pattermn. 1t was a sfudy area because Mr, Weiss had submitted this pian
in 2004 and it was bigger at that time and had more commercial, more office space, less green
space,  As you see in the new numbers, it has been shrunk fo something that is much more
manageable. When the plon was presented in 2004 and went to the Planning Commission for a
public hearing, the Planning Commission made comments as well as the Planning staff. Mr. Weiss and
his group then went back and considered those comments and that Is how the shrinking of this entire
plan came out over the years. The plan was resubmitted in 2009 and this is a project that when
completed will be a 20 milion doliar project and under Novi's current iax code, it is g litfle over
$200,000 to the City iself and this does not include the monies that would go to the schools and ihe
other taxing authorities.

Mr. Quinn explained that there s a wiitten statement from Mr. Ragsdale from Kroger and that he is
present this evening. He is going to tell you that Kroger is buying their acreage as o general
condominium and is buying approximate ¢ acres to build on.
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Everything is in phases, The first phase is the Kroger building and that includes all the Ten Mile Road
improvements, green space improvements, and the interior east/west connector road from Novi Road
info the Novi Road Kroger property site, Phase il is the other properties. As Mr. Weiss develops the
neighborhood center, he is not going to spec anything. He is not going to build until he has financing
in place. Also, this is not going to be just massive construction cccuring right away for the entire area.
The phasing is important,

Mr. Quinn stated that he knows the Commission might say why do we need a Kroger store at Ten Mile
and Novi Road? The market study that was done, prepared, and submitted with the concept plan
documented that this area of Novi needs a grocery store. Planner Spencer's report fo the Planning
Commission staled that you need one grocery store for every 8,500 people in the community.  That
being. Novi would need six plus grocery stores for the popuiation of approximately 53,000 people.

There is an existing Kroger store on Grand River Avenue and Beck Road and 1 was built in 2000, Alse,
the former Farmer Jacks at Ten Mile and Meadowbrook Road is now a Busch's Market and is 30,000
square feet and was built in 1970 and with that, Novi is under the national average.

A phone survey was dlso done with 300 Novi residents and the survey showed over 78% said they were
very likely to shop at a new supermarket, shouid it be locaied at Ten Mile and Novi Road  Also, 64%
surveyed said that the location at Ten Mile and Novi Road s more convenient, Planner Spencer's
repori stated that the average shepper goes to the grocery store 2.5 fimes per week. The survey and
the national standards and the studies provided by the national people show that a grocery store is
needed.

The Novi Planning Staff noted that 10% of the City's retail space is vacant. The other question was
about industrial vacancy. The staff proposal is 1o leave this land zoned industrial. Novi has over 8
million square feet of indusfrial buildings currenitly. As of May, 2010, 16% of industrial space is vacant
and 21% of industrial is available for tease because leases are about to run out. Also, contained within
this information and according 1o staff, there is a 18 ~ 48 vear supply of vacant industial land in this
community. Surrounding this site and across the rairoad way is a vacant site totaling 107,000 square
feet of industrial space that has been vacant for 5 or more years, Nine Mile and east of Novi Road one
mile away there are two vacant industrial buildings and one is 132,000 square feet and the other is
109,000 square feet and they are across from one another. There is an excess of 300,000 square feet of
constructed industrial buildings and someone could move into these vacant buildings foday if they
wdadnted to.

Mr. Quinn asked why would a fenant come to this site and build something new, when they could
come in fomorrow dnd move into a one of the vacant buildings. It doesn’t moke sense to leave the
property industrial and let it be vacant for 48 yvears. Is this what a Planning Board for o community
wants?

The Kroger store is ready o go and be built and there will be an immediate tax base for the City aleng
with the traffic improvements given along Ten Mile Road. Maybe Ciy Traffic Consultant Arroyo didn’t
quite state this, but one of the public benefits is instead of having accel/decet iones along Ten Mie
Road, the applicant would bulld a brand new center turn lane for its entire length which is not o
requirermnent,

There is some conilict with the issue of the fraffic signat at this intersection. City staff say that there
should be a fraffic signal there and the RCOC has concerns because there could be a backup of
fraffic from the light to the railroad fracks that could be a dangerous siiuation. The Traffic Study
showed that if the timing of this fraffic signal is done correctly, then there would not be a backup. s
that o benefit if that fraffic signal is put in? Mr. Weiss and his associctes tonight will tell you if that traffic
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signal is deemed necessary and the City and the county can agree, it will be put in. That is o definite
improvement, Other benefits would be local employment in the Kroger store and other stores.

At the lce Arena, Mr. Weiss is agreeing that the park land behind the Ice Arena is designated park land
on the Cily's Master Plan and it is undeveloped and simply overgrown. After meeting with Parks and
Recreation Director, Randy Auler, the plan now is to level off as large an area as possibie roughly 300
by 300 feet. Direcior Auier can use that for mulliple purposes fitting in three 1o four soccer fieids, a
locrosse field, football and all in different combinations. We have agreed fo spend the money in tens
of thousands of doliars to grade that enfire area and seed and irigate that entire area. Director Auler
 has asked for iwenty addifional parking spaces behind the lce Arena and we have obliged. This is a
public benefit and a donation fo the Parks and Recreation Depariment. In addifion to the parking, o
sculpture will be placed at the entrance of the park of children leap-frogging over each other. A sign
and landscaping will also be provided.

Besides the iraffic bensfits already taked gbout, the east/west driveway is actually a traffic benefit
also. People will not have to go out from Novi Road onto Ten Mile to gain access to the building and
they can go through the inferior driveway, private road to get access and also for people to get out.
They will not have to go out onto Ten Mile and come down Novi and they will be able to go through
and access the site. There was a comment about the Walgreens doing on easement there; bui that
would be very difficult due to an 8 foot elevation drop between the Walgreens property line and the
Weiss property line.

An additional public benefit being proposed is to extend the sidewalk from the Weiss property and 1o
put a bike path all dlong the front and extend it on the Wdlgreens property as long as the City has an
easement. For pedestrians, this entire project is going fo be pedesitian orentated and everywhere
there is a pedestrian walkway or enfranceway; there will be a sidewalk that connecis. There wili be
benches, bike racks, and a gazebo in the center that is fied into the sidewalks. As far as open space
benefits, Mr. Weiss is going o donate to o nafure conservation area to the City more than three acres
of land that will be in o permanent easement. Ancther thing to remember on this site is that 41% of this
site is green space and this is a significant numier,

Planner Kapelanski stated that there were a lot of deviations. Mr. Quinn would like to go through the
deviations that are referenced ond tell the Commission why some of them should be deleted.

Under o, Ordinance deviction for excess building height in the shopping center, 30 foot required, 35
provided. In the letters, the Cliy staff is supporiing that. The neighborhood shopping center and
Kroger are set far back and are in a hole. This goes back to the Chapman Creek that is there and
these are going to be a bif taller than usual so they are able to be viewed from the site and we have
staff support.

Ordinance deviation for location of the shopping center loading zone in the interior side yard. Again,
staff supports this deviation with landscaping.

Ordinance deviaiion for the shopping center dumpster location in the inferior side yard, just the
location of that, is a minor deviation.

Ordinance deviation for the coverage of EIFS, concrete "C" brick and split face CMU in the shopping
center facade. The Section ¢ Waiver is being recommended by the Architectural Facade Consuliant
because he is satisfied that what we are using meets the intent of the ordinance.

The building height for the Kroger store again is supported by staff in the letters.
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The elevation and the materials for the Kroger store is supported by the Architectural Facade
Consuttant.

In point G, Mr. Quinn asked the Commission 1o delete the first three items. A 3 foot tall berm along all
road frontoges wilt be provided as will the perimeter frees and no more than 15 contiguous parking
spaces without an interior landscape island will be adhered to. The next areas all deal with one thing
and that is putting landscaping up close to the buildings, both to the Kroger and the shopping center
and all of the future out-buiidings are going to comply, but the ordinance requires there to be a four
foot green space, landscaped area around ali buildings. That would be basically all around the entire
Kroger building, and all along the neighborhood shopping center ciong the front and the back. Thot
landscaping cannot be provided. In the rear of these buildings you have nature for about % mile and
there is no one back there and they do not serve any purpose on the rear of the building and on the
side you have a railroad frack. So, why go through the fime, effort and money of landscaping and
imigating something that no one can see. The front areas are where landscaping is proposed  Please
remember, 41% of the site is green space.

Mr. Quinn continued: ordinance devialions for the driveway spacing requirements; those have o be
requested and Traffic Consuttant Arroyo went through those and they're basically on Ten Mile Road for
across the street. None of those driveways across the street comply with the ordinance today. When
they were put in, this ordinance was not in place. Now, this site is stuck with having fo comply with
non-conforming driveways and that does not make any sense. On Novi Road, there is a conflict with
the Walgreens driveway. Traffic Consultant Arroyo did not really say there is o problem there, except
that per the ordinance those variaonces are required. So the driveway spacing would be referenced.

On the next page, letter i, storm water. The storm water is adequately detained above ground and on
the site with no additional discharge into wetlands. The applicant will comply with that. There are
adequate areas for storm water detention. If not, that will be fixed at the site plan submittal. The
applicant can comply with this, once it gets fo the site plan and has no issue with making it a condition
of this PRO acceptance.

Mr, Quinn said the applicant shall comply with all the conditions and items noted in staff and
consuliant review letters. The appilicant does not have particular problems with any and has
responded to those.

This rezoning to B-2 for the frontage of Ten Mile Road and leaving the balance of it CS-1, combining
these two projects fogether gives what the Planning Commission and staff have always looked for and
that is a coordinated plan of commercial and office. A free count has been done and there are
approximately 939 frees onsite. Trees to be removed dre 771 and trees remaining are 168 with
replacement numbers totaling 825. Either frees will be replaced or money paid to the tree fund.
Nothing here has been left unturned and it is a well thought plan and will be a benefit to the residents
of Novi and especially the residenis in the south third of the City and the east part at Nine Mile and
Meadowbrook,

Mr. Quinn stated that the people he has falked to have said it will be easier and cheaper for them to
shop there than Busch's and that they would no longer have tfo fight the fraffic at Eight Mile and
Haggerty to go 1o Mejier's.  Peopie in that part of the City would love o have this store there today
and are looking forward to its approval.

This is a concep?t plan and not a final site plan and the ordinance requires a concept plan for a PRO,
and it doesn!t require final site plan. Yes, it is o generdl idec on what will go there, where the parking
will be and where the location of the buildings will be and that is part of the concept plan. Mr. Quinn
said, the concept plon is a good plan and to the Planning Commission should send a positive
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recommendation on this PRO / Rezoning to the City Council.
Mr. Quinn sgid that Rick Ragsdaie is going to come up from Kroger and give a short comment.

Mr. Rick Ragsdale, Senior Real Estate Manager for the Kroger Company wanted fo give some history
on why ihis shouid be a grocery store. Mr. Ragsdale moved to Novi and was transferred from Kroger
up to Michigon in 1994 and after looking at all the communities, his wife said they were going to live in
Novi. When he was checking locations with the reaitor, Mr. Ragsdale came by this site and thought if
would be a perfect location for a grocery store and that was in 1994, His reaiior said they needed a
grocery store in Novi to go with the wonderful shopping, regional shopping and Twelve Oaks and West
. Oaks Mall. At the time there was an existing Kroger store in West Ooks. 1t so happened that was the
only store in the entire company of over 2000 stcres whose business used to go down ai the holidays.
The reason for that was because the dsstination traffic for the regional mall and West Oaks was
choking off the customers.

Kroger did not redlly have any state of the art convenient grocery stores near the population. One of
Mr. Ragsdale's objectives in 1994 was to get a grocery store in his neighborhood. That was several
years ago and there is still no store nearby. There are 56,000 people in Novi and the community Mr.
Ragsdale originally came from had a similar popuiation and three Kroger stores there. The community
does lack convenience. As Mr. Quinn poinied out, Kroger will own the nine acres of land and the
building. Kroger does not have financing ond does not go out and get loans so they do not dedl with
the banks. They will be building their own store and contribuiing fo the site development costs on this.
This center is going to be phased. The process started with us in 1996-97, and Kroger wanted fo be
patient where it would be the right fime where it was right for the City, right for Kroger and right for the
deveioper to do this.

Kroger has gone through numerous study sessions and has waited patiently o starf. Kroger is ready
and able fo go. This project has been something on Mr. Ragsdaie's individuai list as well as the
president's and past president's list. Everyone in the Kroger Company is aware of this site, This will be @
net new store and Kroger is not closing any stores. They currently have one store in Novi. Kroger did
open the West Oaks store when a Kroger store in Commerce Township closed.

Kroger offices have been moved to Novi so there is a built in merchandising staff thal will be
overlooking this store, so it is going to be the best store and it will get a lot of heip. Kroger divisional
staff is located on Grand River Avenue and this store will get lots and lots of aftention. Mr. Ragsdaie
appreciates being here to tell the Commission that Kroger has waited patiently and appreciates the
Commissicn's considergtion on this subject.

Chair Pehrson noted that this is a Public Héﬂréng and osked if anyone in the audience would like to
address the Planning Commission on this matter,

Mr. Dan Phelps, 24548 Hampton Hill stepped forward and stated he lives across Ten Mile and across the
railroad tracks from this site and drives by aimost everyday. it seems to him that the people are saying
that there is o lof of vacant industrial, retail and offices that have lease signs. He has lived here since
the early '80's and weuld not like to see the orchaord vanish. 1t should be made back into an orchard
and it would seem fike there would be better places, flatter spaces that do not have o creek running
through them for the commercial development, When he saw the zoning sign, he was not aware thot
it was zoned light industrial. He shops at the Busch's and walks to the grocery store, to church, 1o his
children's schools. It seems like there is a lot of building going on and then it ends up being empty or
vacant, He would nof want to see the orchard fore down for o grocery store.

The: correspondence was read into the record.
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¢ Melissa Pldce, 42496 Parkridge, Novi opposes the rezoning request.

+ Jim Oegema, Luna Enterfainment, 42875 Grand River Avenue, Suite 201, Novi and 24342 Myrtie
Court opposes the rezoning request due to increased raffic, lack of bridge over railroad fracks
and the fact that it would cause significant problems with congestion on Ten Mile Road and
also spedaks fo the existing vacaont reidil and office space.

« Ajay Pulpa, no address provided, opposes the zoning chonge.
Chair Pehrson then closed the Public Hearing.

Member Lynch would like to hear whether the staff agrees or does not agree with what was said by
Mr. Quinn on behaif of the appiicant.

Planner Kapelanski asked if Member Lynch was referring to the ordinance deviations.
Member Lynch responded he was referring specifically to the building height,

Planner Kapelanski stated that staff does not have any concerns with the ordinance deviations
regarding the building height, loading zone and dumpster and would support them,.

Member Lynch asked about Htems a thru f and asked if Facade Consultant Necci has any concerns
with the Section ¢ Facade Waivers requested.

Facade Consultant Necci answered in saying that Mr. Quinn stated accurately. He is recommending
approval of the waivers, Essentially it is a very nicely designed building and the deviations are really
enhancements {o the building so the waivers are recommended.

Member Lynch asked Environmental Consultant Dr. Freeland, ECT what his concerns were regarding
the storm water.

Environmental Consuliant Freeland explained that his firm is responsible for reviewing the woodland
and the wetland issues with respect to the Woodland and Wetlond Ordinance that City of Novi has.
He will defer 1o Engineer Ivezqgj for specific comments regarding storm water,  Storm waier does
potendially impact woodlands and wetlands. The Chapman Creek, and the riparian conidor have o
very high quality welland running dlong it.  That is along the east side of the proposed development.
There is also high quality forested wetland and woodland south of the development. Any discharge of
excess sform water, both from a guantity and water guality standpoint coutd potentially impact those
natural features, ECT s concermned about that and wants those issues addressed properly if this goes to
full site plan review.

Member Lynch stoted that he hos driven by the site and is familiar with it. He wondered if the
stormwater could be handied without impacting the wetlands.

Environmental Consultant Freetand stated that he could not say exactly how the storm water would
be handied ond maybe Engineer lvezgj can comment on that. He has heard commitments to
handling it on site but does not know what the specific storm water plan is. Anylime there is a large
area of impervious surface, as this would be with the roof fop and the parking lot area, there are
concermns with where the extra storm water will go.

City Engineer Ivezqgj stated that basically their concern was the amount of imited space due to the
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proposed layout. The applicant hasn't allowed for much wiggle room there. The calculation that the
applicant showed, used the incorrect run-off coefficient. The correct coefficient calculation wouid
require more volume and staff was concerned with where the applicant would anficipate putting the
exira storm water volume. The City would want 1o avoid any underground storage on a site this large
since there is no real supporting reascn for it af this point.

Environmental Consultant Freeland stated that the placement of the storage of any detention facilities
could potentially impact the wetflands and woodlands. There are a lot of regulated woodiands on this
site. In order to build detention souih or east of the proposed developed areq, the applicant would
be impacting additional reguiated woodiands and possibly wetlands, but certainly woodiands. That is
a problem; ECT would typically not recommend that. The wetiand impact proposed is nhot specific at
this conceptual level of detail and it's not clear exactly how much wetland the applicant is proposing
to impact, but there is o critical threshold of one quarter of an acre. It wetland impacts exceed o
quarter of an acre of wetland fill, then under the Novi ordinance, the applicant is required fo build
compensatory mitigation.

Environmental Consultant Freeland dees not see anywhere on that site where the applicant could
build mitigation that wouldn’t aiready be regulated woodiand or wellond, or otherwise developed.
ECT is concerned that the applicant does not have enough room on that site beyond the developed
area that's not dlready o regulated natural feature. At this level and the way the plan looks now, ECT
is concerned with where the applicant would put miligaiion in the event they needed if. There is a
ratio for impacis to emergent and scrub wetlands. For each one acre impacted, one and one haif
acre must be created. If the applicant is impacting forested wetiands, the compensation is two to
one. So, if they impacted a quarter of an acre of forested welland, they would have to build half an
acre of forested wetland mitigation. Dr. Freeland does not know where they would do that on this site.

Member Lynch stated that it looks like this is an open issue. The property is zoned industrial and he
does not want to see a factory go in there. He thinks a Kroger would work out well because there will
be one on one side of Novi and one on another side of Novi. Residents drive all the way to the Kroger
on Grand River and this location could be more convenient for them. Member Lynch is stilf worred
cbout traffic congestion. The Kroger in West Oaks closed and he wants to make sure that this Kroger is
successiul. He understands that this is o concept plan and he is frying fo flag issues that could be a
problem, It appears the applicant will be donating a large amount of frees somewhere offsite, It
seems the free fund money couid be spent somewhere on that site. The applicant hos proposed
putting in some bicycle paths and walking paths. As far as being able to walk through the site, 1t fooks
like they have considered and come up with a reasonable plan to accommodate that, The areas
Member Lynch is most concermed with are the traffic and the storm water.

Chair Pehrson asked that relafive to this being a concept plan, what safeguards are in place going
forward, if this were to be approved. If any one of those issues cannot be mitigated, cannct be
handied or sorted out in the preliminary site plan approval, is the project then abandoned or does it
have to be changed to meet the infent of the ordinance?

City Atiomey Kolb stated that if the Commission accepts the concept plan and it goes on to Cilty
Council and the Councii accepfs i, Council will direct the creation of a PRO Agreement. This is a
legal, binding document that provides all the requirements and locks in the conditions that the
applicant offered. It also reemphasizes that anything the applicant comes forward with in the fulure
has got to comply with the ordinances and if it doesn’t, the applicant is back in front of the Planning
Commission and City Council seeking an amendment to the PRO Agreement. The safeguard is if
changes are made, it comes back and the Plonning Commission and City Council get to decide if
those changes are acceptable. This is o fully discrefionary decision by the Pianning Commission and
the City Council. 3o, the Commission is under no obligation to accept the proposai.
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Deputy Director McBeth explained that part of the gop the Commission is seeing between the stoff
recommendations and concerns that are identified and Mr. Quinn's assurances that things are going
fo be worked out on the next submittal of plans, is because this is g concept plan. A lot of the
concept plans that come before the Planning Commiission do have a greater level of detail and do
address some of the concems in more detail than this plan has at this point. That may be some of the
gap that the Commission is seeing. Some of these could be brought closer together through further
discussion.

Member Cassis asked Planner Spencer to come forward fo discuss his work on the Cily's Master Plan.
Member Cassis stated that this proiect came up in deliberalions ot the Master Plan and Zoning
Committee. The Committee had asked Planner Spencer about several stalistics while they were
compiling the Master Plan such as population, and demographics of all kinds.

Planner Spencer confirmed that information had been provided to the Committee.

Member Cassis stated that Planner Spencer had supplied the committee with all kinds of statistics as
far as the population of Novi, the commercial, industrial and other different stafistics so they can put
fogether a sound Master Plan for this community, The Maoster Plan that the Committee and the
Planning Commission has been deliberating on for many months is crifical for a community because
- thaot s how we study what we have giready in the community and what we project would be ¢ sound
thing to adopt for the future. Mr. Quinn said that there are only two supermarkets in Novi.

Planner Spencer confirmed there are two full service supermarkets in Nowvi.
Member Cassis asked how many supermarkets were in the immediate area.

Planner Spencer answered in saying that there are four additional supermarkets that are on the border
of Novi: Hiller's af Fourteen Mile and Haggerty arid Hillers in Northville, Meljier's on Grand River in Wixom
and Meijer's on the opposite side of Eight Mile Road in Northville. There are also some smaller markets
that supply groceries. There Is one grocery store for every 6,000 residents on a nationat average. That
includes alt stores selling two million dollars worth of groceries. So that figure does include a lot of
specially markets,

Member Cassis asked i o resident living at Nine Mile and Novi Road could easily get fo the Hiller's in
Northville just as well as the new Kroger,

Planner Spencer answered that was correct,

Memiber Cassis said he could say the same thing about the people on the west side that can go 1o the
Kroger store there or to Meijjer’s.

Planner Spencer explained that one of the statistics that was provided in the supplemental material
last week helped bring that to light a bit more. Novi has more retail space percentage-wise or about
66% percent more percentage-wise than the average in the region.

Member Cassis asked if the population of Novi was increasing, decreasing or stable.,

Planner Spencer answered Member Cassis in saying that it was increasing and based on the housing
staris, it is not increasing as quickly as if was once forecast, but it is still increasing.
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Member Cassis asked by how much was it increasing.

Planner Spencer stated that around 65-70 ;:S@rm%*rs so far this year.

Member Cassis then asked how many homes are for sale in Novi.

Planner Spencer stated that he did not have that statistic,

Member Cassis asked how many subdivisions have come before the Commission only 1o not be builte
Planner Spencer replied that the demand for thsing is down because job supplies are down.

Member Cassis asked Mr. Rick Ragsdale from Kroger o come fo the podium. Member Cassis and
asked Mr. Ragsdale what his position was with Kroger.

Mr. Ragsdale answered he was Senior Reai Estate Manager for Kroger for the entire State of Michigan.

Member Cassis asked Mr. Ragsdale if he had approval from the national Kroger office 1o speak for
them about location. _

Mr. Ragsdale answered by saying that he could give his opinions.

Member Cassis then asked Mr. Ragsdale if he could determine o location of a Kroger store without
telling the national CEO of Kroger.

Mr. Ragsdale answered the corporate office hos fo be aware of any project.

Member Cassis asked Mr. Ragsdale if he had a letter from Kroger regarding this site.

Mr. Ragsdale said he did not have a letter, but the site was part of the overall national plan for Kroger.
Mr. Cassis asked Mr. Ragsdale if the City had a copy of this plan.

Mr, Ragsdale explained that this has the support of the President of the Division of Kroger and of the
Senior Vice President of Kroger with his support and recommendation. In fact, the retfiring President of
the entire corporation was the President who brought Mr. Ragsdaie to Michigan. The nafional office is
enthusiastic obout this site, Kroger does need population growth for this site ond that makes it very

appedaling.

Member Cassis noted Mr, Ragsdale said that this would be an additional store. Kroger would not close
the store at Beck Road and Grand River Avenue®?

Mr. Ragsdale confirmed that and noted the reason is because of the distance between the stores.
Member Cassis said that Kroger closed the store in West Oaks because one opened in Commerce,
Mr. Ragsdale answered Kroger relocated that store to Commerce.

Member Cassis asked Mr. Rogsdale how far away Commerce is from Novi.

Mr, Ragsdale said there was a reason for the relocation. That store was on the north side of 196 and |-
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96 is a barrier to the frade areas. People, who live on the north side of 1964, shop north of 1-96.
Member Cassis asked Mr. Ragsdale what the distance was between the two Kroger stores in the area.

Mr. Ragsdale answered the disionce was four miles. Mr. Ragsdale stated that there is 2.7 miles
between our Commerce store and our Grand River and Beck store.

Mr. Cassis asked about population and how would Kroger draw sales.

Mr. Rogsdale said Kroger will be drawing from the east side, west side and hopefully from some people
in Farmington Hills. The store in West Oaks was a 30,000 square foot sfore and was relocated to a
60,000 square foot store,

Member Cassis then asked if sales at the present Kroger store at Beck and Grand River were
increasing, decreasing or stabilizing.

Mr. Ragsdale answered sales are stabilizing and slightly increasing.

Member Cassis then asked if dnofher Kroger store opens here, will that be taking away from the other
store or will both sales increcse,

Mr. Ragsdale stated that there would be some impacts at the sister store af Beck Road and Grand
River Avenue.

Member Cassis stated that based on these stafisiics and what we have collected af several Master
Plan and Zoning Commiitee meetings. if we put another Kroger store in that area, we are going fo be
cannibalizing other stores. The Busch's market was just remodeled and modermnized two vears ago. |t
was intfended to serve the ecst side of the community but they have sales brochures coming to him on
the west side. Mr. Cassis wondered what wouid happen to Busch's if Kroger does come in,

Member Cassis asked what is the use of increasing the tax base with a new Kroger and then have
other businesses go out of business, and possibly a shopping center in its entirety on the east side which
is having problems. We appreciate Mr, Weiss giving all these nice things to the city as a benefit fo the
PRO, but we don't want to shut down an entire Ten Mile and Meadowbrock Road shopping center.
Member Cassis noted that the numbers of residents aren't increasing due fo the number of homes for
sale. We have more industrial vacancies - Mr. Quinn announced many of them - and wondered if this
i this is a healthy community that has so many vacancies. Mr. Cassis asked, what is the use of opening
another supermarket in an unhealthy communitye

Member Cassis said his befief is this issue is not about adding secme junipers or sidewalks to a plan.
Member Cassis said we have been studying for 8 months fo a year how to create a Master Pian for this
community: a plan thaot will stand the fest of fime. Member Cassis asked the Commission members to
consider what we ore doing. Member Cassis wonders if he has assurance if they open this Krogers
store, will they then close the other one in a year or two. Member Cassis asked the members whether
this site has fo have a supermarket or is there another alternative. Member Cassis cannot agree to this
request,

Member Baratta asked Mr. Ragsdale if he could come back up to the podium. Member Baraita
asked Mr. Ragsdale that when Kroger does a stte review for a market, is a sales forecast done.

Mr. Ragsdale answered; yes we do a sales forecast,
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Member Baratia asked if the sales forecast looks at other stores in the market o see what the
cannibalization of the sales would be.

Mr. Ragsdale answered in the affirmative.,

Member Baratta said that the study would anficipate if you would have two successful stores of if you
would anficipate closing one of the two. Today, Mr. Ragsdale indicated that this is a net-incremental
store and apparenily there are enough sales for two Kroger stores in these two locations. Member
Baratta asked Mr. Ragsdale if Kroger looks at other competition in the area when you do your sales
forecast. Member Baratta asked if Kroger determines what the grocery sales potential is in ¢ regional
frade area. Member Baratta suspects thot the trade areg is more than just Novi and it would also
include surrounding areas, '

Mr. Ragsdale stated that in this particular frade area we would have to esiimate some of the volumes
that the competition is doing because we are not privy fo their numbers. Kroger management knows
what our numbers are, but we do not know what the competitor's numbers are. We do take those
factors into consideration.

Member Baratta asked Mr. Ragsdale, in his experience, does he find that different stores have different
customers. For exampile, is there a Kroger customer? s there a Busch's customere Member Baraita
said, maybe sometimes there is a blend, or do you that there is a distinet customer.

Mr. Ragsdale stated that he tries to make all our customers Kroger customers. But there is a cerfain
demographic that is more likely to shop at a certain type of store, like a Hiiler store or Busch store,
because we do nof operate the same type of stores.

Member Baratta asked when Kroger decides on o location, you get your sales forecast and you put a
budget fogether to see if you're going to make a return on your investment - because obviousiy it is a
significant investment. Member Baratta inquired, what is Kroger's process for approvals of your
locations - obviously you have 1o like if.

Mr. Ragsdale answered, yes, he does have to like the tocation. Kroger does a study and collecis data
on profected sales and then we present it 1o the Division President. Based upon the sales, we have
operated enough stores with the sales projections that we have, we know whether the store is going to
be successiul or not. There is certainly the investment part of the equation because you could over-
invest. If the costs get too prohibifively expensive, then you will not get refun on invesiment,
Sometimes you can get a befter return in some other areas.

Member Baratia then said that it sounds like you find your location, do your demographic work, sales
forecast, and your financial analysis and you present it 1o the Vice President of the division. if he or she
likes it, then it goes into your regional plan ot that point,

Mr. Ragsdale answered yes.

Member Baratta asked if once the location gets on a regional plan, is that submitted to corporate,

Mr. Ragsdale said, we call it the progress report. We have the location in a regional plan.

Member Baratta said that the original plan goes to the head office. There is a budget for x amount of
stores at that point, o capital allocation for x amount of stores, now you have a general budget for the

number of stores you are going to do in your region. If you have this specific project, does this project
go to g Budget Committee for specific approval at corporate?
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Mr. Ragsdale answered by saying the entire economics portion of it is what we call caopital
appropriation approvat,

Member Baratia asked Mr. Ragsdale if it was fair to say that this project, right now, is probably
approved at the divisicnal level because you de not have dll your cosfs when you go to corporate.

Mr. Ragsdale answered by saying ves, it is approved at divisional level. It will go to corporate once we
know what all of our costs are going to be. That changes too, because we might have some other
unusudl items that we have to have to comply with - A specific site or certain communiiies have
different requirements and sometimes it does cause the cost to go up.

Member Baratta said, so basically it is the traditional methed, from what | have seen other retailers do
on capital dequisitions, capifal budgets and those things. Member Baratia asked if there is a drive-thru
pharmacy on the right side of the building and the overall size of Kroger.

Mr. Rogsddie said the pharmacy is a department in the store. Our Grand River Avenue and Beck
Road store is 54,000 square feet and this new Kroger will be 64,000 sauare feet,

Member Baratta asked Mr. Quinn about the phasing of construction and timing of the sidewalk and
landscape improvements.

Mr. Quinn described phase | as shown on the plans. The entire frontage, the sidewalk, the berming,
and the landscaping all along Ten Mile is part of Phase |, asis all of the retention and all the uiliies.

Member Baratta asked Mr. Quinn about the driveway out o Novi Road.
Mr. Quinn stated that the driveway out to Novi Road is in Phase | also.

Member Baratia asked about the fraffic signal. Wil the fraffic ight off of Ten Mile be construcied in
Phase |12

Mr. Quinn answered Member Baratta saying if the county and the city say yes, then the answer is yes.

Member Baratta explained thai the issue he had on the plan is that it is a general concept plan.
There are several questions that have been brought up foday that relate to the concept plan, but
there are not a lot of the details needed o answer these questions, whether it be iandscaping or
drainage or fraffic issues. The second guestion he has is that this is really a change from o Master Plan
that we would be recommending fo the City Council.  The Master Plan has gone through significant
study by the Department and Commissioners,

Member Baralta believes this location would be o very good Kroger iocation. He knows some of the
Commissioners may differ from that opinicn. As for the discussion of other competitors in the market,
Member Baratia thinks Kroger has a very good business model and they do a good job. Member
Baratta thinks if o Kroger were built here, it would impact of the owners of the other centers to
redevelop and remodel o remain competitive. Member Baratia said he appreciates the applicant
‘bringing the project forward; it sounds like o very attractive project. Member Baratia would fke to see
more defails on this concept plan before he could render an opinion on how it impacts the
community and the changes 1o the Master Plan,

Mr. Quinn stated that we have been consistent alt clong in participating in the Master Plan process
and believes this project started before the changes in the Master Plan began. The plan goes back to
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2004 and it has been the same plan all dlong. We've ciways been operaling it as a special
development area or special study area untlt just recently.  Mr. Quinn said they will be here on the 13%h
pulting the same pifch forward and obiecting like we always have that this area should not remain
industrial. This-area begs to become OS§-1 and B-2. As far as your inquiry on addifional ifems for the
concept plan, Mr. Quinn stated that he thinks one of the biggest problems is going to be addressed on
the site plan. Ceriainly the drainage information is all site plan related, traffic is site plan related and
there have been fraffic studies that have been done. Mr. Quinn thinks these are redlly site plan issues
and that is why we think the concept plan needs to move forward,

Member Baratia asked Planner Spencer to come 1o the podium. Member Baratta asked Planner
Spencer that when the Commission did the siudy on the Master Plan, we looked at this site and
conciuded that it was appropriate for industrial as opposed to retail or other uses. Member Baratta
asked why did we consider industial was imporiant here?

“Planner Spencer stated that this location has had a long history of being in the Master Plan for industrial
land uses. Only for a short period of fime was this property was designated for commercial uses, Just
as a point of correction, and included in the supplemental packet material for tonight's meeting, was
a copy of the 1993 Master Plan that showed this property for induskial land uses. In 1999, the
designaiion was changed to commercial and in 2004 it went to Special Planning Project Area 1. This
site is typicatl of a lot of the sites located along the rail lines in the City of Novi, which have been Master
Planned industrial for years. There is a revamp of industrial activity, this could be potentially a prime
location. As fransportation costs increase throughout the United States, rail lines are going to become
rmore and more vital o warehousing operations and industricl operations and not just heavy industrial
operations either, light industrial operation for years relied on rail 1o save costs on transit. Currently
people complain about the cost of gosoline, but we still have some of the relatively lowest
fransporiation costs that we've ever had in our societly. Those frends may not exist forever.

Planner Spencer siated that we looked at relail needs, which are primarily driven by the popuiation,
and there could be more opportunifies for gathering facilities beyond the borders or demand beyond
the borders. In our forecast, even though i goes out 20-48 years on supply of both office and industrial
land, if a couple of big users came in, those numbers could change dramatically. If we could get o
very large corporate office or another Providence complex coming 1o Novi, that could change those
numbers in the supply-side very quickly. Retail, beyond looking at just what our growth could
generaie, and the growth projections that we did in our retail floor space demaond, these were based
on basically having adequate retail supply already. As you can see in the stafistics provided in the
packet for fonight, we have more square footage for this community in local serving retail than other
communities in southeast Michigan. If you look atf southeast Michigan, there is less border issues and
were looking at a bigger pie s¢ were not going Northville fo Novi to Commerce Township, we are kind
of assuming there s more of an eguilibrium in that bigger region more so than there is in just one
municipdlity. When we get into the fotal amount of retall, we are 600-700% of the amount of tolal
retall compared to the region per household. We also provided a citizen's questionnaire; the
responses indicated opposition fo having any retail in this area. Responses dlso indicated that
development on the egst side of Novi Road that maiched the west side of Novi Road would be
appropriate, in order to mafch the existing office development. There were mulii-faceted reasons why
industrial land uses were recommended.

Member Baratta asked whether the railroad really plays an important role in the establishment of
industrial ot this locatione

Planner Spencer answered in saying that in the earlier Master Plans and over the vears, the big
transportation coridors in Novi are where industial land uses were planned for the future. Industrial
has historically been planned along the railroad fracks in Novi and along Grand River Avenue.
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Member Baratta stated that for whatever this is worth, he just opened a large warehouse in California
and has a simitar role as Mr. Ragsdale, but on a nafional level. Member Baratta said, we looked at the
rafiroad as being close to an infermodal, That was very important becouse we have everyihing in
cenidainers that we truck fo local facilittes and nationally, Having o spur wasn't a value 1o us in our
calcuiations. The economics of being adjacent o o railroad has changed over the vears as we
concluded in our fransporiation studies. Member Baratta asked Planner Spencer about the retail
calculation: was the Mall a significant portion of that calculation in Novi.

Planner Spencer stated for the total calculation the regional md]is were included, However, we broke
down the categories for our forecasts and by regional-, local- and community-serving retail.

Member Baraita asked about the community retall: the mall is considered regional, but did that inflate
the calculation for the community-serving retail.

Planner Spencer answered no, that regional numbers did not inflate the community numbers. The only
comments made in the study about the mall and our regional faciiities is that with such o larger
percentage of the market in those categories, there is always o potential that some of that regional-
serving refail could covert to community- and local-serving retail. In the Committee discussions and
on-going reports we discussed seeing a frend in this part of Oakland County of addifional regional
serving retail centers popping up recently. We are seeing a reduction in space in Fountain Walk and
Novi Town Center. There is the possibility that some of that space could convert to local-serving or
community-serving retail. We had a supermarket proposed in Fountain Walk for a while.

Member Guiman stated that he was inferested to hear Member Baratta’s statements and questions.
Member Guiman said he did play a part in the Master Plan and moving the recommendation forward
for that particulor area.  The thought was to leave it as it was because there was no other use that
made sense. An important part of the process - especially a Master Plan process - is being open o the
fact that it is a living, breathing document. Just because we pushed it down a path, there is no reason
for not making maodification to that recommendation if a persuasive argument can be made. A lot of
hard word went info the Master Plan, and involved some great people. In total, Member Guiman is
not opposed to Kroger or this development. He thought the Kroger would be o nice fit to the area
when it was first presented a while ago, and he stilt thinks it's a nice fit for the area. Member Guiman
has some of the same concermns as his fellow Commissioners regarding the woodland and wetlond
impact and receiving assurances that the impact would be minimal. There are traffic concems as well,
but as far as the overall project goes, Member Gutman is in favor of it.

Member Prince stated that he had g couple of questions regarding a strip mall in the City of Wixom on
Grand River Avenue which was started but it has never been opened.

Mr. Quinn spoke up and said that is still under construction.
Member Prince asked how long they have been working on that site,

Mr. Quinn said he did not know the answer to that and he did not know if it was preleased or not, Mr.
Quinn acknowledged that it is not finished yet.

Member Prince appreciated the comments Member Baratta made and stated that the comments
helped him with an understanding of the project. Member Prince stated that when he saw the
renderings and blueprints he was quite impressed and It would be something that he would like o see
in the city. Member Prince said that he is also concemed by the other surrounding stores that might be
impacted by this and the concerns that have been expressed in that regard. Member Prince siated
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that white he would ke to see g project like this, his concern for the other businesses in the area kind of
outweighs his desire to have a mall or Kroger in that area.

Chair Pehrson asked if storm water management expert come forward. Chair Pehrson asked relative
to a size of scope of a project like this and based on your calculations, is there a formula that says
what the impact will be, and whether this site will be able to accept whati is required for storm wc}’fer
retention. What are the possibilities so we do not have excessive run-off.

Engineer vezqj stated that the calculation itself was done by the Consulting Engineer. The concern
sn't so much that the site would nof be able to provide the storm water volume itself, but there is o
possibiiity it additional volume is required, the design is already very tight. The southwest comer of the
site, adjacent to the creek, provides two, possibly three basins. The design is so tight it's basically filing
up that entire upland area. If addifional storm water volume would be reguired there is concern that
there would not be enough room provided.

Chair Pehrson said, so the presumpiive change to this parlicuiar site plan would be make the buildings
smaller.

Engineer Ivezaj said that would result in o decrease in pervious area and possibly provide more area
for the volume needed. The calculation that was done originally used o smaller co-efficient for the
calculation. Using our new ordinance wouid automatically increase the volume required. The basins
diready take up the majority of the area thai would be considered prime ared for the detention basins
themselves. Engineering cannot support discharge info wetland or woodland areas. There are
concemns that no buffer has been provided. Other sites have provided adjacent undeveloped space
or adjacent green space. These sites could possibly enlarge the detention basin area without issues.
This site is so tight and this is where the concermn comes in.

Chair Pehrson asked i there was a percentage that a building of this size would have to shrink in order
to meet city ordinance and standards.

City Engineer Ivezq] answered saying he was not sure what that percentage would be, but ithe
caiculation would diso include any impervious areas and paved areas, in addition to buildings.

Chgir Pehrson asked Mr. Quinn if Kroger was willing to accept o smaller building than what has been
proposed.

Mr. Quinn answered Chair Pehrson in saying it wouid not be required to be Kroger, since there are four
buitding pads up front and the neighborhooed center. In our opinion there are plenty of places to work
with city engineeting to expand basins if necessary. The basins can go deeper and wider and there
are many options that are sife plan related. Mr. Quinn stated, that we commit that the storm water will
be handied within our site as required by the City's ordinance. We will comply with the ordinance.

Chair Pehrson asked Mr. Ragsdale to come forward. Chair Pehrson asked reigtive to the sales data
that is accumulated and put together by Kroger, is that information proprietary and intended as
infernal documentation or is that something that can be shared with the Commission.

Mr. Ragsdate answered Chair Pehrson in saying that Kroger does not share our existing sales, nor do we
share our projected sales.

- Chair Pehrson asked if there were examples of situations fike this that could be drawn on. Is there a
similar business area o Novi that could be shared.
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Mr, Rogsdale answered Chair Pehrson if he was referring to other Kroger stores.
Chair Pehrson answered yes.

M?: Ragsdale stated that this will be the biggest and the best store so far. There is a signed contract
with the developer 1o purchase this property. The contract has to have corporate approval.

Chair Pehrson stated that if we asked Dr. Freelond and Mr. Arroyo, but not so much the fagade
consultant, what they would like to see reigfive to this pian, we see a number of concems. Chair
Pehrson referred back to the concept and phasing plan that the City went through with Providence
Park Hospiial, There were many meetings and hurdles. However, af the end, the City was provided
with all the data that we needed to make an accurate assessment on what that particular site
needed. Chair Pehrson said that he does not see that here; he sees concerns being raised by Dr.
Freeland and Mr, Arroyo,

Chair Pehrson also stated thot hears what Mr, Quinn i saying and does not doubt him. Member
Pehrson is not ready to approve a concept plan where we still have open and significant issues that
could have large impacts, even if you were able to come back with the preliminary site plan.
Member Pehrson is still not sure siill that this is the right spot for a Kroger, based on the comments that
Member Cassis brought up. Chair Pehrson believes we need io take a step back and look at the
impact on the rest of the community. When a Home Depoi or Lowes goes in, you see the small
businesses go away. Chair Pehrson is not comforiable at this time 1o make o recommendation to City
Council. Chair Pehrson said, we need and want dll of the guestions answered. Our Consultants and
Planning Staff want this information and we also have the comments from the Planning Commission,

Chair Pehrson asked if there were any other comments from the Commissioners.

Moved by Member Baratta and seconded by Member Cassis:

ROLL CALL VOTE ON THE POSTPONEMENT MOTION MADE BY MEMBER BARATTA AND SECONDED BY
MEMBER CASSIS.

In the matter of Weiss Mixed Use Development, SP09-26A with Zoning Map Amendment 18,690,
mofion fo posipone decision on a recommendation to the City Council to rezone the subject
property from I-1 (Light indusirial) and OS$-1 {Office Service) to B-2 (Communily Business) and QS-
1 (Office Service) with a Planned Rezoning Overlay for the following reasons: The applicant has
not clearly demonstrated how storm water delention and welland mitigation areas will be
contained on the site; The applicant has not clearly demonstrated how existing wetlands will not
be impacted by storm water run-off and/or woodland mitigation; Woodland impacts have not
been properly identified and are likely o be substantially greater than those indicated by the
applicant; The public hearing on the Master Plan is scheduled for July 14, 2010 and postponement
of this request would allow an addifional opportunity for public comment on the subject property,
which has been a study area in the Master Plan update; and The Commission would like to review
additional information on the impact the proposed Kroger store would have on other retail stores
in the area. Molion carried 4-2. (Nays - Guiman, Lynch)
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City of Novi Planning Commission
December 2, 2008 at 7:00 p.m.
Novi Civic Center — Council Chambers
45175 W. Ten Mile, Novi, Ml 48375
248.347.0475 '

ROLL CALL

Present: Members Brian Burke, Andy Gutman, Michael Meyer, Wayne Wrobel

Also Present: Barbara McBeth, Deputy Director of Community Development;, Mark Spencer, Planner;
Kristen Kapelanski, Planner; Kristin Kolb, City Attorney

APPROVAL OF AGENDA
Moved by Member Gutman, seconded by Member Burke:

VOICE VOTE ON AGENDA APPROVAL MOTION MADE BY MEMBER GUTMAN AND SECONDED
BY MEMBER BURKE:

Motion to approve the Agenda. Motion carried 4-0.

MATTERS FOR DISCUSSION

1. Weiss Mixed Use Project
Request for discussion to provide comments, suggestions and guestions on rezening a portion of a
parcel from OS-1 and |-1 to B-2 with a PRO with the balance of the property remaining OS-1 and I-1.

Planner Kristen Kapetanski said the Applicant is proposing a 41,000 square-foot retail center, a 64,000 .
square foot Kroger store and other associated outlots for three medical buildings, two restaurants, a bank
and a retail store. The site is the southeast corner of Ten Mile and Novi Road and the proposal is for just
a portion of the property. The surrounding zoning includes various Residential, Industrial, Office and
Commercial zones. The subject land is mainly along the Ten Mile frontage; the property outside of this
development area will remain zoned OS-1 and I-1. The far west property will remain OS-1.

There are regulated woodlands and wetlands. The boundary lines shown on the maps are guidelines,
and these boundaries will be adjusted as necessary after field review.

The majority of this property is classified as a Special Planning Project Area, with the balance to the west
master planned for Office. Considering the Master Plan offers little guidance in this area, Ms. Kapelanski
said it may be wise for the Planning Commission to commence a study similar to those done for other
areas of the City earlier this year, This could be done early next year and could be completed hopefully
mostly by Staff, and it could be rolled into the Master Plan examnination for 2009. The Applicant would
have the option of waiting for the study to be complete, or proceed without the benefit of any updated
study or additional guidance from the Master Plan,

The Applicant has not identified a public benefit, as required with all PROs. The variances are
summarized in the Plan Review Chart. The plan is set up fo be a site condo, and many of the variances
could be eliminated with a general condo instead.

A similar project was proposed about four years ago. The minutes regarding that project were provided
to the Committee in their packet.

Deputy Director of Community Development Barbara McBeth agreed with Ms. Kapelanski’s suggestion
that the Master Plan and Zoning Commitiee’s recommeandation could be to perform a study on the
Special Project Planning Area. She preferred that this be accomplished prior to the project going forward.
This would be a sound basis for the recommendations that will be made.
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Matt Quinn addressed the Committee on behalf of the Applicant. He said that the last proposal came
before the Committee twice; once it was unanimously accepted and once the review was a bit mixed.
There was a bit more commercial when the plan went before the Planning Commission. The plan then
went on hiatus. Kroger is the anchor that will make this project go. Now they are ready to go, and their
contracts are in place.

Mr. Quinn said the market study shows the need for this project. He said it made sense to bring this
project forward as @ PRO. He described the various buildings and their relationship (distance) to the
Walgreen’s on the corner. The Chapman Creek natural features may be proposed as a nature area for
one of the project’s public benefits. The Applicant is also considering offering a Ten Mile center turn lane
that connects to the improvements made at Novi Road.

This project has been on the table since 2001. The City told them at one point that it couldn’t handle the
project until the Novk: Ten Mile intersection was improved. Mr. Weiss said he would wait. The
improvements have now been made.

Mr. Quinn said that the overall regional detention for the area could alsc be part of the community benefit
offered.

A boardwalk from the south side of the development to Arena Drive is also under consideration. This
would allow people from River Oaks Apartments fo walk to the commercial center. A bridge of some sort
would have to be built across the gorge.

Mr. Weiss and Mr. Quinn have been working with Parks and Recreation oh naming the ice arena park
after Mr. Weiss. He donated that land in the 1990s. A park design and one or two soccer fields would be
a nice fitin the area. Mr. Weiss may donate some fill and seed to facilitate that purpose.

Mr. Weiss has owned this land for over 35 years; he leased it back to Erwin’s Apple Orchard when it was
i business.

Mr. Leonard Siegel addressed the Committee. He said the easterly section is zoned |-1 and the westerly
section is zoned OS-1. The dividing line is about half-way between Novi Road and the CSX railrcad —
about 1,000 feet in each direction. Chapman Creek seemed like a rational boundary line for a zoning
line, and it never occurred to him that the Office zoning should continue along the other side of the creek.

This request is for about twenty acres along Ten Mile. This is 39,000 square feet smaller than the
request from 2004. There is a wetland near the credit union that is proposed for mitigation. This is a pond
area that collects the runoff from the west side of Novi Road. Many of the outlot features are conceptual
only, though there is one bank interested in the project. 8.5 acres of this site will remain zoned 0S-1.

Mr. Quinn conciuded by acknowledging the irony in ultra-conservative Dan Weiss coming forward in this
economy with a proposal for a new development. He said that Mr. Weiss will continue to move forward
on this project regardless of whether the City chooses to study this Special Area as designated on the
Master Plan. He said that the City has had ample opportunity to review this Jocation, and his client will
not wait for the City to complete a study. He expected the plans to be submitted in Jahuary.

Member Burke asked about the original submittal's concept plan and parallel plan. Mr. Quinn said that
the parallel plan was provided to demonstrate what could be built on the site under its current zoning.
The concept plan had another retail building with four units, and the retail attached to the Kroger was
larger. Mr. Siegel added that the wetland previously discussed is new and has formed over the last four
years.

Member Burke compared the old and new plans and noted that the curb cuts have been reduced by one.
He was concerned whether the roads could accommodate the increase in traffic. Ms. Kapelanski said the
Traffic Consultant didm't conclusively determine whether an additional Novi Road traffic light would be
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needed. They did recommend one west of Kroger, and they also recommended that the drives be
relocated.

Member Burke felt that the important aspect of this review is to determine how o mitigate the traffic
increase. He thought that a longer center lane would help. it is difficult to leave Walgreens via Novi Road
with the hopes of turning west onto Ten Mile at the light. Though he felt the traffic has improved since the
work on the intersection, he still felt that there were traffic issues in this area. Mr. Quinn felt that the
previous fraffic study didn't warrant additional fraffic lights and he didn't think this new plan would either,
though perhaps the County reviewers will have since changed their minds. Mr. Siegel added that the
existing zoning would have a more hegative impact to the peak morning drive time. Overall, there
wouldn't be a big difference.

Member Meyer agreed that the improvement of the intersection allows for the possibility of additional
traffic at this corner. Member Meyer did not think that the increase in the taxbase was a significant
enough community benefit to move this project through the PRO process, which may have been the
sticking point with the 2004 submittal. Mr. Siegel said that with this new proposal they are exploring what
roadwork may be proposed as an additional community benefit. They may propose a conservation
easement along Chapman Creek. They may improve the park behind the ice arena. Member Meyer
thought these were nice amenities. He asked for additional comment on the land itself.

Mr. Siegel said the land slopes from Ten Mile south to the creek. The proposal would provide a
landscaped area near Ten Mile with a steep drop down fo a parking area that would still slope to the
south. The south end of the property would be built up and a retaining wall would be added just north of
the creek outside of the wetland area,

Member Meyer asked about the trees from the orchard. Mr. Siegel responded that the frees would be
maintained near the creek, but once the site is balanced, a majority of the site’s trees wouid be removed.
The frees are junkers. Deputy Director of Community Development Barbara McBeth said the frees were
discussed at the pre-application meeting. They discussed whether the woodiand extended into the
intertor of the site, and she noted that the new woodland map would be presented soon to the Planning
Commissicn. Mr. Siegel said there were two landmark trees measuring greater than 36 inches. He did
not think that they couid be saved. The rest are six-to-gight inch apple trees.

Member Burke recommended that additional information be provided on the orchard trees, soil testing for
potential arsenic contamination from the orchard, and the elevation drop near Ten Mile. Mr. Siegel said if
the soil is contaminated it would be relocated fo a secluded area. Member Wrobe! asked if it had to be -
hauled off site. Ms. McBeth said she thought the standards were different for & commercial development,
and that this issue wasn't necessarily the purview of the Planning Commission, unless they wished the
Applicant to make the removal of the soil a community benefit.

Member Gutman encouraged the Applicant o give a clear definition of the public benefit when the
proposal comes forward. He asked Ms. McBeth how quickly the study of this site could be completed.
She responded that the previous Master Plan study covered three study areas. She spoke with her Staff
regarding this issue and decided that if this Committee feels that a study is the appropriate thing to do, a
resolution could go before the Planning Commission recommending that the subject area be opened for
study. If the work was done in-house, it wouldn't have to go out for a bid. That would save a few weeks.
The Staff could begin the study, and hold weekly, bi-weekly or monthly meetings with the Master Plan
and Zoning Committse to seek input. They could also host public input sessions. This would fake a
couple of months — perhaps three. The notification process required.by State Law to notify the
surrounding communities and public utilittes would increase the timeframe to about nine or ten months.
Mr. Spencer added that the study portion is the short part of it; the Master Plan Amendment process
would take the nine months or so to complete. 2009 is the year that marks the five-year increment in the
Master Plan Review process.

Member Gutman thought that the City's review of the site was important for the Committee to consider.
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Member Wrobel said that food shopping is inconvenient for the east side of Novi. However, he and hig
neighbors would not be happy with another neighborhood center or strip mall. Residents complain about
the existing vacancies and ask why more buiidings are being constructed.

Member Wrobel was concerned aboui the Ten Mile westbound afterhoon and evening traffic. He said
that it can take thirty minutes fo travel this Ten Mile segment on a busy day. A big development will
create a mess. A furning lane would not benefit the intersection since the development of the City has
gone west. The turning lane would only benefit this Applicant.

Member Wrobel would like the Applicant to explain the public benefit of this proposal. The outlots are
speculative and there is no firm timeline.

Member Wrobel noted that a previous planner suggested that the buildings be moved closer fo the road
to give it a different look — something distinctive other than looking like a shopping center. This is a focal
corner. He understood that Kroger had issues with moving the store because of the loading docks, and
this is not a major concern to Member Wrobel because the trucks are not parked there all day ong.

Member Wrobel asked about the size of the Kroger, which was determined to be slightly larger than the
Kroger on Beck Road. '

Member Meyer asked whether the Applicant should move forward in light of the current economic
indicators. A representative from Kroger said that when he looked for a new home in Novi, he realized
that a store should be located in this area of the City for the sake of convenience. Mr. Siegel said that the
City’s consultant, the Chesapeake Group, indicated that this section of the City does need neighborhood
shopping. He said that securing financing for the project may become the issue. He added that there is
enough interest in the area to support this amount of retall. Member Wrobel asked the Applicant to
provide documentation of residents who say they support the proposal, because the general comments
he hears are contrary to that statement.

Mr. Siegel suggested that this project could actually reduce the level of traffic in the area by giving the
tocal residents a nearby shopping venue. :

Member Wrobel asked about an additional Ten Mile signal. Mr. Spencer said that the traffic study will
shed light on whether a light is warranted. The developer is typically responsible, though somatimes the
City or adjoining property owners cooperate in these additions when the light provides services outside of
the subject proposal’s needs. The turn lanes may be a requirement of the site plan anyway -- this wili be
determined during the site plan review. Mr. Siegel said their concept may exceed what will be required.

The Committee encouraged the Applicant to provide a fagade that is attractive and does not appear to be
a standard shopping center design.

The Committee discussed whether a study is necessary. Member Meyer said that he routinely hears that
Novi sets up all these hurdles which keep businesses from wanting to develop here. If this study is a
necessary hurdle, then so be it; otherwise, the City should forego the effort. Making the City easier to
develop in is one of the forces that drives Member Meyer. Member Wrobel added that the Committee just
wanis to be sure that the City is doing the right thing. Ms. McBeth said that the Staff would perform would
hopefully compiete the study within a couple of months. If could be started sooner or along with the
Master Plan review. She said it comes down to whether it is worthwhile to take a closer look at this
proposal and do a study similar to those done on the three areas reviewed earlier this year. This study
could be done with smaller detail, less time, probably féwer meetings, less public input opportunities, but
still the City could get the value out of it, which would be some public input, more in-depth study of what is
in the vicinity, an update to the retail analysis and traffic studies - all of these Master Plan kinds of things
that are of benefit when the City needs 1o make a decision on a zoning issue. For these reasons, Ms,
McBeth said they would recommend that the study be conducted — maybe concurrently with the submittal
—and it could be done for everyone's benefit. The study would take'in the Applicant’s perspective and
the residents’ perspective. The City found that these items were valuable and helpful during the last
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- review. |t also makes the public aware of the proposal before it comes before the Planning Commission
for a Public Hearing.

Mr. Spencer said that Novi has, over the years, tried to rezone property in accerdance with the Master
Plan. As a backbone for those rezonings, the Master Plan is a very valuable tool. He agreed with Ms.
McBeth that the study could be completed for this purpose long before the Master Plan update is
complete. .

Member Burke asked how many Staff hours would be needed to complete a survey on this area. Ms.
McBeth said she didn't think a survey would be accomplished. She said they found that the open house
was effective and stakeholder meetings provided valuable information. She felt with the slowdown in
work the Staff would be able to work on this project, and itis less complicated than the other study areas.

Ms. McBeth said the Staff could start the review within a couple of weeks. They could meet with the
Committee in early January. She hoped that the Staff could be through with the project by the end of
February. Membert Burke asked whether previously there was criticism of the City for performing the
Master Plan review when there were site plans on the table. Mr. Quinn said that it was he who criticized
the timing.

Ms. McBeth agreed with Mr. Spencer that it is good to make zoning changes based on the Masier Plan
designations. This subject land in this proposal has no Master Plan designation. With this request to
rezone, it would be good to have an enhanced planning study. Mr. Spencer added that the study could
be beneficial to many, as it may also apply to other sites in the area.

City Atforney Kristin Kolb said it made sense that the study happen concurrently with the review of this
proposal.

Moved by Member Burke, seconded by Member Gutman:

VOICE VOTE ON TEN MILE: NOVI ROAD STUDY RESOLUTION MOTION MADE BY MEMBER
BURKE AND SECONDED BY MEMBER GUTMAN:

A motion of recommendation to the Planning Commission for a resolution to commence a
study of the Special Planning Project Area at Ten Mile and Novi roads that will be completed
concurrently with the Applicant’s site plan submittal. Motion carried 4-0.

Mr. Spencer said that the Applicant might wish fo consider a site design with the buildings closer to the
road. This is a concept that encourages pedestrian activity. Because this is a PRO, the Commiitee can
also engage in a dialogue with the Applicant to discuss the public benefits associated with aesthetic
design elements such as building location. The Applicant responded that the "closer to the road” concept
~ will not happen. He said it is not a practical idea, and it squeezes the smail store owners out of parking.
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