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WEISS MIXED USE DEVELOPMENT
SP09-26 A WITH
ZONING MAP AMENDMENT 18.490

WEISS MIXED USE DEVELOPMENT, SP09-24A & ZCM10-43 WITH ZONING MAP
AMENDMENT 18.490

Consideration of the request of Siegal Tuomaala Associates, for Planning
Commission’s recommendation to City Council 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 a Planned Rezoning Overlay (PRO).
The subject property is approximately 28.7 acres.

REQUIRED ACTION

Recommend to City Council approval or denial of rezoning request from I-1,
Light Industrial District and OS-1, Office Service District to B-2, Community Business
District and O§-1, Office Service District with Planned Rezoning Overlay.

REVIEW RESULT DATE COMMENTS
Planning - Approval not 08/04/10 | « Proposed zoning is not in
REVISED recommended. compliance with the existing

Future Land Use Map.

o Subject property is part of the
Masier Pian updaie which is
under consideration.

the Planning Review Letier.

Engineering - | Comments 08/09/10 | « Proposed concept would cause
REVISED provided 05/10/10 an increase in peak sanitary
discharge.

e {tems to address atf the fime of
the Preliminary Site Plan

submiital.
Traffic Conditional 04/16/10 | « Four driveway spacing waivers
Approval required.
recommended e ltems to update in the Traffic
Impact Study.

o [|tems to address at the fime of
the Preliminary Site Plan

submittal.
Landscaping | Adverse 05/12/10 | « Several landscape waivers
comments required and oullined in the
provided Landscape Review Letter.

¢ Foundation plantings may be
deficient.

s Ordinance deviations outlined in




ltems to address at the time of
the Preliminary Site Plan
submittal.

Wetlands - Comments 08/05/10 [fems to address at the time of
REVISED provided the Preliminary Site Plan
submiftal.

Woodlands Adverse 05/07/10 Significant impacits to regulated
comments woodlands proposed.

provided Woodland impacts are
underestimated and will
significantly increase when the
most current woodland
boundary is applied.

Regulated woodland areas
cannot be used for stormwater
detention or wetland mitigation.
ltems to address at the time of
the Preliminary Site Plan
submittal.

Approval 05/10/10 | « Section 9 waiver required.
recommended o I|tems to address at the time of
Preliminary Site Plan submittal.
Approval 05/04/10 | ltems to address at the time of the
recommended Preliminary Site Plan submittal.




Motion sheet

Approval
In the matter of Weiss Mixed Use Development, SP09-26A with Zoning Map

Amendment 18.620, motion to recommend approval fo the City Council 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 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;
Ordinance deviation for the overage of EIFS, Concrete *C” Brick and
Split Faced CMU on the shopping center facade;
Ordinance deviation for the excess building height of the Kroger store
{30’ required, 38'6" provided];
Ordinance deviation for overage of EIFS, Concrete “C” Brick and Split
Faced CMU and the underage of Natural Clay Brick on the Kroger
facade;
Ordinance deviations for the following landscaping requirements:
Three foot tall berm along all road frontages,
Lack of perimeter irees,
More than 15 contiguous parking spaces without an interior landscape
island proposed in seven locations,
Shortage of 122 linear feet of front facade landscaping for the
proposed Kroger,
Lack of front fagcade landscaping on the shopping center,
Deficient landscape beds around all buildings,
Deficient foundation landscaping around proposed Kroger building
(2,392 sq. fi. required, 1,733 sq. ff. provided),
Deficient foundation iandscaping around proposed shopping center
(10,008 sq. ft. required, 1,076 sq. ft. provided);
Ordinance deviations for the following driveway spacing requirements
Same-side driveway spacing between the proposed Novi Road
driveway and the south Walgreens driveway (230’ required, 116’
provided),
Same-side driveway spacing between the west driveway on Ten Mile
Road and the east Walgreens driveway (230’ required, 225’ provided),

Opposite-side driveway spacing between the proposed center
driveway on Ten Mile Road and the opposite-side industrial driveway
to the east (300’ required, 45’ provided), and

Opposite-side driveway spacing between the proposed fruck 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 fo the east)

And subject to the following PRO Conditions:




Stormwater is adequately detained above ground and on the site with
no additional discharge into the wetlands;

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

K. {Insert additional considerations here)

For the following reasons...

o Sufficient conditions are included on and in the PRO Plan on the basis of
which the Planning Commission 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 o 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 reasonably
foreseeable detrimenis thereof, taking into consideration reasonably
accepted planning, engineering, environmental and other principles.




Denial

In the matter of Weiss Mixed Use Development, SP09-26A with Zoning Map

Amendment 18.620, motion to recommend denial 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 OS-1 [Office Service) with a Planned Rezoning

Overlay, for the following reasons...

e Historically, the Master Plan has recommended office and industrial uses
for the subject property and the area is currently recommended for
further study. Further study has taken place and amendments are now
under consideration;

s The proposed rezoning would be contrary fo 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”;

o Approval of the application would not accompilish 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;

e Recently completed retail studies indicated the City cumently has a

surplus of land zoned or planned for retail activities fo meet the highest
predicted retail demand through 2018;
The City presently has a retail vacancy rate near 10%;
The proposed PRO concept plan contains a number of ordinance
deviations including deviations from the ordinance for accessory sfructure
and loading zone locations as well as a significant amount of waivers from
the ordinance iandscape siandards. The appiicant has not estabiished
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 oulweigh
the enhancement of the public benefit offered fo date;

s 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 o development under the current I-1 and OS-1 zoning
because new developments under the cument zoning would be
expected to meet landscaping standards and adequately address (and
if necessary], mitigate woodland impacts; and

e  Woodland impacts are likely to be substantial.




PLANNING REVIEW - REVISED




PLAN REVIEW CENTER REPORT
August 4, 2010
Planning Review
Weiss Mixed Use Development
Rezoning with-Planned Rezoning Overlay — REVISED
SUBMITTAL
SP# 09-26A/Rezoning 18.6%90
ZCM10-43 — Revised Concept Plan

INOVII

cityofnovi.org

Petilioner
Stegal Tuomaala Assoc.

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

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

Property Characteristics

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

1 {across railroad fracks), RM-1, Low Density, Low-Rise Multiple
Family Residential {just east of I-1); West: OS-1, [across Novi Roady),
RM-1, B-1, Local Business; Souih: -1, RM-1
Site Use(s): Vacant
¢ Adjoining Uses: North: Various industrial; East: Industrial, Novi Ridge Apartments
{east of industrial use); West: Medical office/general office (across
Novi Road), River Oaks West Mulli-Family, Walgreen's; South:
Vacant light indusirial, Sports Club of Novi and Novi Ice Arena
(beyond vacant light industrial}, River Oaks West Multi-Family
e Proposed Use: Proposed Kroger store {approx. 64,000 sq. ft.), proposed shopping
center {approx. 41,000 sq. fi.), Approx. 246,000 sqg. ff. additional B-2
space in freestanding buildings, Approx. 18,000 sq. fi. medical
office
Site Size: 28.7 acres
e Revised Plan Date: 07/15/10

Project Summary

The petitioner is requesting comment on a proposed
rezoning wiih a Planned Rezoning Overlay. The PRO
acfs as a zoning map amendment, creating a
“floating district” with a conceptual plan attached
to the rezoning of the parcel. As a pari of the PRO,
the underlying zoning is changed, in this case to B-2
with a portion 1o remain zoned OS-1 as requested
by the applicant, and the applicant enters into a
PRO Agreement with the City, whereby the City and
applicant agree to any deviations o the applicable

ordinances and tentative approval of a conceptual
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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 land, 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 ithe
agreement becomes void.

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 foials
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 property to remain zoned OS-1.
There is a substantial area that would remain zoned |-1 and not included as part of the PRO.
The applicant has indicated that the rezoning is being proposed to facilitate the construction
of aretail and office complex that would include the following:

Neighborhood Shopping Center: 40,978 sq. ft.

Kroger Store: 64,245 sq. ft.

e Approx. 26,000 sq. fi. additional B-2 space in freestanding buildings

e Approx. 18,000 sq. fi. medical office

Currenily, 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 retail. Therefore, the applicant is proposing to have the socuthwestern portfion
of the site remain zoned OS-1 with the remainder of the subject propery to be rezoned to B-
2.

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

“In the malier of Weiss Mixed Use Developmeni, SP09-26A with Zoning Map
Amendment 18.690, motion o posipone decision on a recommendation to the Cily
Council o rezone the subjecl property from i-1 (Light Indusirial) and OS-1 (Office
Service) to B-2 {Community Business) and OS-1 {Office Service) with a Planned
Rezoning Overlay for the following reasons: The applicant has not clearly
demonsirated how stormwaler delention and wetland mitigation areas will be
contained on the site; The applicant has nol clearly demonsirated how existing
wetlands will not be impacted by stormwater run-off and/or woodland miligation;
Woodland impacts have not been propernly identified and are likely to be substantially
greater 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
additional opportunity for public comment on the subject property, which has been a
study area in the Masier 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.”
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The applicant has now submitted a revised concept plan. A limited group of staff and
consultants have reviewed the plan. The applicant has taken the previous review letters and
comments from the Planning Commission and made some adjustments to the plan based on
those commenis and items in the Planning Commission motion. The stomwater
management concept and the proposed wetland impacts have both been altered and the
most up-to-date regulated woodland boundary has been added. No other substantial
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 still apply.

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

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

e The cument Master Plan recommends further study to determine the best use for the
subject property. This study is now underway as parf of the Master Plan for Land Use
review and should be compieted in a very shorf amount of fime.

s The proposed rezoning would be contrary to an Implementation Sirategy listed in the
Master Plan, which siates: Limit commercial uses to current locations, current zoning,
or areas idenfified for commercial zoning in the Master Plon for Land Use.

e Recently completed retail studies indicated the City cumrently has a surplus of lond
zoned or planned for retail activities to meet the highest predicted retail space
demand through 2018. In addition, the City presently has a retail vacancy rate near
10%.

+ The proposed PRO Concepi Plan is found fo contain a number of ordinance
deviations, as noted in this letter, including deviations from ordinance standards for:

o Accessory structure and loading zone locations;

o Various landscape standards.
The applicant has not clearly demonstrated 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 consistent with the surrounding
areas, as provided in Ordinance Section 3402.D.1.c.

s 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
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 concerning the
future land use of the site. This review has been completed and staff along with the Masier
Plon and Zoning Committee has recommended cerfain Master Plan amendments. The
Master Plan review recommends industrial and office uses for the subject property, with

industrial uses recommended for the parcel to the east (nearest the railroad fracks) and

sections of the Master Plan for review
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office uses recommended for the parcel fo the west. These recormmendations are consistent
with the current zoning of the subject property. The proposed B-2 zoning would not be
consistent with these recommendations. The Master Plan Amendments will likely be finalized
by 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. Prior to this document,
the subject property was partially master planned for local commercial uses and partially
planned for light industrial uses. Given the visibility of any development on the sife 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 designation of “Special Planning
Project Ared” in the study. When the study was adopted, this designation was then placed
on the Master Plan for Land Use to guide future development on the parcel.

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

As part of the Master for Land Use review, the most recent retail study, completed in 2007 by
the Chesapeake Group, was updated by staff 1o determine the future need for retail 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 retdil
activities to meet the highest predicted retail space demand through 2018. In addition,
recent studies also indicated the City presently hos 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.

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

Existing Zoning and Land Use
The following iable summarizes the zoning and land use status for the subject property
and surrounding properties.

Land Use and Zoning
For Subject Property and Adjacent Properties

1 Master Plan Land

Existing Zoning Existing Land Use Use Designation

Subject I-1, Light Industrial Office, Special
Si}re OSil, Office Serviée Vacant Planning Project

Aredg
North

Parcels -1, Light Indusirial, Various industrial Light Industrial,

(across -2, General Industrial Heavy Industriat
Ten Mile
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Road)
Eastern . . . ' .
Parcels k1, Light industiial, Industrial, Novi Ridge: Light Indusirial,
RM-1, Low-Rise Low Density Muliiple-Family
(across : ) e Apartments {east of :
SN Multiple-Family Residentidl . . {(east of Light
railroad industriail) .
{east of I-1) Industrial}
fracks)
Vacant, River Oaks West: . .
1, Light Industrial, Multi-Family, Sports Club of | Hoht Industricl,
Southem . . . . Muliiple-Family,
RM-1, Low-Rise Low Density Novi and Novi lce Arena .
Parcels . ) . . . Public {beyond
Multiple-Family Residential {oeyond vacant light - . .
; - light industrial)
industrial}
RM-1, Low-Rise Low Density . . Muttiple-Family,
Multiple-Family Residential, River .OOkS West Ml,"”' Local
Western . Family, Walgreen's, X
Parcels B-1, FOCOI BL{smess, Various medical/general Cqmmermol,
-0OS-1, Office Service [across office [across Novi Road) Office (across
Novi Road) Novi Road)

Compatibility with Surrounding Land Use

The surrounding 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 property are various industrial uses across Ten Mile Road.
The properties o the north are zoned I-1 (Light Industrial) and -2 {Heavy Industrial).
Additional fraffic would be the most noficeable impact to the existing industrial
developments. The proposed development could draow a considerable amount of cars to
the area. For addifional information regarding fraffic concerns, please see the Traffic Study
submitted by the applicant and the attached review letters from the City's Traffic Consultant.

Direclly east of the subject property is a light industrial development with Novi Ridge
Apartments direcily east of the industrial building. There are railroad tracks separating the
subject property and the indusirial development. Again, additional fraffic would be the most
noticeable impact to the existing indusirial developments. For addifional information
regarding fraffic concerns, please see the Traffic Study submitted by the applicant and the
attached review letters from the City's Traffic Consultant, :

The properties {0 the south of the subject property are vacant light industrial lond, the River
Oaks West Multi-Family development, and the Novi Sports Club and Novi Ice Arena. The
parkland and vacant land will be minimally impacted. The proposed development could
bring additional noise to the area that could carry over to the parkland, although this is
unlikely. Residents to the south may experience increased traffic in the area as well as noise
bui residents of the proposed deveiopment and users of the proposed retail facilities, efc. will
mostly be entering off of 10 Mile Road.

The properiies to the west of the subject proper’ry include again the River Oaks West mulii- '
family development, the Walgreens store and various- office uses across Novi Road. The
nearby drugstore and office uses could experience increased competition due to the
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proposed medical office and retdil facilifies included in the project. Additional traffic may

also be a concem.

The development would add traffic o the area. A Traffic Impact Study has been submitied
by the applicant. For additiondl information, please see the Traffic Impact Study review letter
prepared by the Cilty's traffic consultant, The proposed develdopment would add g large
amount of new users of the proposed retail uses to the area, much more than would
currently be associated with the development of the site under the existing OS-1 and -1
zZoning.

Infrastructure Concerns

An initial engineering review was done 1o analyze the information that has been provnded
thus far. The City’s engineering staff noted that the concept plan proposed would have a
noticeable impact on the public utilities when compared o the existing zoning. Further
information can be found in the attached review letters. A full scale engineering review will
take place during the course of the Site Plan Review process.

A Traffic Impact Study was required for this rezoning with PRO request. The Cily's fraffic
consultant reviewed the Traffic Impact Study, concept plan and rezoning request. The traffic
consultant noted that the Traffic Impact Study is generally acceptable and noted several
minor concerns outlined in the fraffic review leiter. The traffic consullant also had severdl
concerns with the site layout. Additional information can be found in the attached traffic
review lefters.

The City's Fire Marshall also did an initial review of the proposed plan. He noted a humber of
minor corrections related to the water mains and the location of hydranits. For additional
information, please see the Fire Department's review letter.

Natural Features

There are substantial regulated woodiands on Jrhe site. There will be significant woodland
impacts as part of the proposed concept p!an Please refer to the woodland review letter
for additional information.

There are regulated wellands on the site and based on the concept plan, it appears there
will be wetland impacts. Further detail will be needed at the time of Preliminary Site Plan
submittdl. Please refer to the weiland review letter for additional information.

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

the facililies that could be developed on the subject property under the current zoning. This
plan shows a large industrial building {281,700 sqg. ft.} on the I-1 portion of the property

(ec:s’rem end} and a medium sized office building (85,500 sqg. ft.} along with two smaller
offices {7,800 sq. ft. and 10,000 sq. ft.} on the OS-1 portion of the property (western end}.

I l\lv.) ‘I A4

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

conjunclion with a rezoning request. The submittal requiremenis and the process are
codified under the PRO ordinance {Article 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 to be included as part of the approval.

The applicant is required to submit a conceptud! plan and a list of terms that they are willing -
to include with the PRO agreement. The applicant’s concepilual plan has been reviewed
and the following are items shown on the plan by the applicant and interpreted by the Plan
Review Center as conditions they are willing to attach fo the PRO.

- Conservation of natural features areas through the placement of conservation
easements over approximately 3 acres of the site along the southerly line of
development and along a poriion of Chapman Creek at the northeast corner of the
property. '

- Improvements o park area near Novi Ice Arena: grade multi-purpose field at east side
of ice arena, grade and stone 20 car ouxmory parking southeast of ice arena, park
enfrance, children’s sculpture and sign.. {Not installed unftil after the Kroger is
completed.}) The applicant’s response leiter indicated inigation will be provided.

- Pocket park to be located across from the northwest 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 mcluded on the previous
submittal.

Ordinance Devigtions ~ Planned Rezoning Overlay

Under Section 3402.D.1.c, deviations from the strict application of the Zoning Ordinance may
be permitted by the City Council in the PRO agreemeni. These deviations must be
accompanied by a finding by the Cilty Council that "each Zoning Ordinance provision
sought fo be deviated would, if the deviation were not granted, prohitit an enhancement of
the development that would be in the public interest, and that approving the deviation
would be consistent with the Master Plan and compatible with the surrounding areas.” For
each such deviation, City Council should make the above finding if they choose to include
the items in the PRO agreement. The following are areds where the current concept plan
does not appear to meet ordinance requiremenis. The applicant should include a list of
ordinance deviations as part of the proposed PRO agresement. 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 N _

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

I r\rw-lrnn Snace
LA ANAIT 104 WIS

Section 2507 of the Zoning Ordinance requires loading space to be located in the recr
yard. Portions of the loading space for the proposed shopping center are located in the
interior side yard. Staff does not have any objection to the proposed loading zone
localion provided adequaie screening in the form of screen wall or landscaping is
provided. ‘
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Accessory Structure (Dumpster] Location
Section 2503 of the Zoning Ordinance requires all accessory structures to be located in
the rear yard. Some of the dumpsters for the proposed shopping center are located in
the interior side yard. The applicant should modify the plans fo include the dumpster in
the rear yard.

Elevations

Section 2520 of the Zoning Ordinance lists the facade material standards for Region 1.
The facade review letter indicates the proposed shopping cenfer 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 consultant recommends these
deviations be included in the PRO agreement since the proposed facades meet the -
intent of the ordinance. The City’s facade consultant would support the required waiver
and the City Council should act on this ordinance deviation 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
fhis ordinance deviation in the PRO Agreement.

Elevations

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 facade consultant recommends these deviations
be included in the PRO agreement since the proposed facades meet the intent of the
ordinance. The City's facade consuliani would support the required waiver and the Ciiy
Council shouid act on this ordinance deviation in the PRO Agreement.

Hems for Further Review and Discussion

There dre a variely of other items inherent in the review of any proposed development. At
the time of Preliminary Site Plan, further detail will be provided, allowing for a more detailed
review of the proposed development. After this detailed review, added concerns with the
site layout may be identified and additional variances may be uncovered, based on the
actual product being proposed. This would require amendmenis o be made 1o the PRO
Agreemeni, should the PRO be approved. The applicant should address these items af this
#ime, In order to avoid delays later in the project.

Landscaping Reguirements

Section 2509 of the Zoning Ordinance addrasses landscaping requirements. A landscape

review letter listing numerous items the applicant should oddress and possible ordinance
deviations that should be included in the PRO agreement has been aitached. The
applicant should modify the plans to conform to the ordinance and provide statements
regarding the intention to meet ordinance standards.

Location and Centerline Radius of Drive-through Lane
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The Traffic Review letter indicates the City’s iraffic consultant has a substantial concern
with the layout and location of the proposed drive-through lane. The applicant should
review the comments in the review letter 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 centerline radius of the proposed drive-
through will be shown on the Preliminary Site Plan submitial. The applicant should be
aware that if the centerline radius Is less than 25’ revisions to the PRO 1o include an
ordinance deviation for a deficient centerline radius may be required.

Driveway Spacing Waivers
The following driveway spacing waivers would be required to be included in the PRO
agreemeni based on the current site design.

« Same-side driveway spacing walver belween the proposed Novi Road
driveway and the south Walgreens driveway (114 fi. provided vs. 230 ft.
required);

» Same-side driveway spacing waiver between the west driveway on Ten Mile
and the east Walgreens driveway (225 fi. provided vs. 230 ft. required);

e Opposite-side driveway spacing waiver belween the proposed center
driveway on Ten Mile and the low-volume, opposite-side indusirial driveway
fo the east (45 ft. provided vs. 300 fi. required);

¢ Opposite-side driveway spacing waiver between the proposed truck egress
on Ten Mile and the first opposite-side industrial driveway in either direction
{4 fi. provided o the west vs. 150 fi. required and 71 . provided to the east
vs. 200 ft. required).

The City Council should act on these ordinance deviations in the PRO Agreement.

Lighting
A photometric plan for all paris of the development is required at the time of Preliminary
Site Plan submittal due to the site being adjacent 1o g residentially zoned properiy.

Loading Space Screening .

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

Dumpster Screening
Screening details for the proposed irash compactor should be included with the
Preliminary Site Plan submittal and meet the requirements of Chapter 21, Section 21-145

AF b SEL
o1 1ne Uity LoGe.

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

the phasing plan will iake place at Preliminary Site Plan submittal.

Master Deed|s)
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The applicant should be advised that all proposed condo documents will need to be
submitted to the City for review prior 0 recordation.

Lot splits/combinations

The applicant should be advised that reqUIred lot combinations and splits must be in
place prior to Stamping Set submittal. The applicant should clarify the intended lot
configurations for existing and future lots. This submittal 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 separafe lots. This information should be provided prior to proceeding ic the
Planning Commission meeting.

Proposed Bunqu Pads

The applicant has indicated that the layout and location of some fecr’(ures of the plan
(pomculorly the building pads) are shown for conceptual and hypothetical purposes only
and specific building footprints and uses are not intfended to be included in the PRO.

land Uses

All uses shall meet ordinance requirements of the zoning district 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 to make certain showings

under the PRO ordinance that requirements and standards are met. The applicant should
be prepared to discuss these items, especially in part @, where the ordinance suggests that
the enhancement under the PRO request would be unlikely 1o be achieved or would not be
assured without utilizing the Planned Rezoning Overlay. Section 3402.D.2 states the following:

1. Approval of the application shall accomplish, among other things, and as
determined in the discretion of the City Council, the integration of the
proposed land development project with the characteristics of the project
areq, and result in an enhancement of the project area as compared fo
the existing zoning, and such enhancement would be unlikely 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 City 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 to grant the Rezoning with Planned Rezoning Overlay; provided, in
determining 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

HH\Jrsa EER A 4 N\JJVI AT AINAF 1D e e S

outweigh the reasonably foreseeable defriments thereof, taking mfo
consideration reasonably accepted planning, engineering, environmental
and other principles, as presented fto the City Council, following
recommendation by the Planning Commission, and also taking into
consideration the special knowledge and understanding of the City by the
City Councif and Planning Cornmission.
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Public Benefit Under PRO Ordinance

At this fime, the applicant has idenfified several items of public benefit. These are called out
in the Project Book submitted by the applicant. These items should be weighed against the
proposal to deilermine if the proposed PRO benefits clearly oulweigh the detriments of the
proposal. The benefits proposed include:

Enr ~AA A
rOr GQLGHO

Conservation of natural fectures areas through the placement of conservation
easements over approximately 3 acres of the site along the southerly line of
development and along a portion of Chapman Creek at the northeast corner of the
property.

Improvements fo park area near Novi Ice Arena: grade, seed and irigate a multi-
purpose field at east side of ice arena, grade and stone 20 car auxiliary parking
southeast of ice arenq, park entrance, children’s sculpture and sign.

Extension of center tumn lane beyond ordinance requirements. (While this is not
explicitly required by the ordinance, based on the traffic counts it is likely it would be
required.) '
Continuous exira lane on 10 Mile Road in lieu of accel/decel lanes. (While this is not
explicitly required by the ordinance, based on the fraffic counts and in the interest 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 architectural elements and materials beyond ordinance requiremenis.
(The elevations included for the Kroger store and the Shopping Center were
evaluated by the City's facade consultant and found to not meet the standards listed
in the facade ordinance. Although he does recommend approval of the required
facade waiver, the materials themselves do not exceed ordinance standards.)
Permanent naming of the park and recreational facilities after the donor of land and
improvements gives public recognition fo the fact that Mr. Weiss made a previous
donation of an 18 acre parcel of land to the City. {While this generous gift of 18 acres
is greatly appreciated by the City, only those additional benefits being offered up by
this PRO can be considered as public benefits related o the proposed development.)
Extensive internal sidewalk systems with pedesirian entry points into the site above
ordinance requirements. (Building exils are required to be connected to the sidewalk
system and additional poinis of entry on large sites are always encouraged.)
Additionat interior parking landscaping: 12,168 sqg. ft. required and 22,050 sqg. ft.
provided. (The applicant has double counted some landscape areas; so while a
minimal amount of additional interior parking lof landscaping has been provided, the
actual count is much closer to the required amount. Please see the landscape review
letter for additional information.)

Extension of 8' pathway along Ten Mile Road 1o east of the Walgreen's access drive,
This is a proposed approximately 23' extension that was not included on the previous
submittal. -

Nl infAarrmatinn An tha
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provided by the applicant.

Submiital Requirements

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

et oo —
Réport by Flldnner_ Kristen Kapelanski, AICP
(248) 347-0586 or kkapelanski@cityofnovi.org




Planning Review Summary Chart
Weiss Mixed Use — Kroger
Plan Dated: March 29, 2010

< Meets
Item Required Proposed Requirements? Comments
. The proposed B-2
A ComEE | ey
Master Plan Plannilng Project Commercial (B-2) N/A in conformance with
Area 1 the Master Plan for
Land Use.
Zoning I-1 B-2 N/A
Retail businesses or
service .
Use establishments Retail Yes
| permitted.
The applicant
would like this
%éj%meraeilght Maximum 30 feet 38" 6" No g:\lllil;:il:)ieto be
included in the
PRO agreement.
The applicant has
indicated the
2 acres 28.7 acres Yes entire site will be a
general
condominium.
Building Setbacks (S 00)
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
30 feet 132 feet Yes ?;?g’;giqﬁ;i‘:fw letier
information.
Parking Setbacks {Secti
Front (north) 20 feet 20 feet Yes Setbacks measured
Interior Side from PRO line shown
(west) 10 feet 108 feet Yes on plans assuming
Interior Side property splits and
(east) 10 feet 10 feet Yes combinations will
Rear (south) take P lace. _See the
10 feet 46 feet Yes E;?Zr;gi ;‘;‘f v fettar
information.
General Retail: 1 The double row of
space for each 200 parking directly north
Number of sq. ft. GLA = 64,243 of the 32" wide
Parking Spaces sq. ft./200 = 321 324 spaces provided Yes building projection is
{Sec. 7505) spaces required incorrectly labeled as

having 15 spaces in
each row. There are
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Weiss Commercial — Planning Review Chart

. Meets
Item Required Proposed Requirements? Comments
actually 14 spaces in
each row.
Phase 1 is incorrectly
labeled as having 310
parking spaces.
The applicant
should correct the
above
discrepancies.
90-degree spaces
should be 9 feet
wide by 19 feet
. deep with a 24-foot
Pgrkmg_Space wide aisle; when Spaces appear to be
Dimensions . . . . Yes
FEERERER adj. to landscaping, | sized appropriately
06)
spaces can be 17
feet deep, with a 2
foot overhang into
the landscaped area
8 barrier fre_e 8 barrier free (4 van
spaces required (2 ; Yes
. accessible)
‘ van accessible)
Barrier Free 8 wide witha 5’
Space . . , .
: . wide access aisle (8’ | Spaces sized
Dimensions . . - Yes
g ity wide access aisle for | appropriately
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 6rsota§;<érég spaces Yes
£Se 2 vehicles at the pick- prop )
up window.
Applicant should
include pavement
Drive-thru lanes n_xarklngs at the
. - time of
Drive-thru Lane shall be striped, No pavernent markings Preliminary Site
. "‘:' nu pOVCIIIClIL i N 1yo ® NaEEREEREN IEEN -, - E
;Df ne ated g?;:ﬁ’sgr proposed No Plan submittal to
b 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

Drive-through

provide 1 bypass

proposed.
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Weiss Commercial — Planning Review Chart

Item

Required

Proposed

Meets
Requirements?

Comments

lane. Such bypass
lane shall be a
minimum of 18" in
width, unless
otherwise
determined by the
| Fire Marshal.

Width and
Centerline
Radius of
Drive-through

Drive-through lanes
shall have a
minimum 9’ width
and centerline
radius of 25’

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

No

Applicant should
indicate centerline
radius.

Drive-through

Lanes

Separatio

n
6]

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 S

paces

Loading space
should be provided
in the 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

Scre

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

Loading zone screened
by proposed building
and masonry screen
wall.

Yes

Accessory
Structure
Setback-

Accessory structures
should be setback a
minimum of 10 feet
from any building
unless structurally
attached to the
building and setback
the same as parking
from aii property
lines; in addition,
the structure must
be in the rear or
interior side yard.

Proposed trash
compactor shown in
the rear yard
structurally attached to

e o Lol
tie punging.

Yes

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

No screening details
provided.

Yes?

Applicant should
include screening
details for all
proposed
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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.
building materials
and be at least one
foot taller than
height of refuse bin.
Exterior Signage is _
Eterion Si ;Ic;tnr;gslated by the I!i’ll_tleasg contact Jeanie
erior Signs ilan
Department or (248.735.5678).
: Planning
Commission.
C Photometric plan Photometric plan
Exterior ngthtmg and exterior lighting N/A should be submitted
details needed at / with Preliminary Site
final site plan. Plan submittal.
An 8’ wide sidewalk
shall be constructed .
along 10 Mile Road An 8 gdeyvalk has
and Novi Road as been'prov;ded along ‘
. 10 Mile Road 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 — Shopping Center

Plan Dated: March 29, 2010

Parklng Spaces

sq. ft./250 = 164
spaces required

- Meets
Item Required Proposed Requirements? Comments
ol Conmards, | Tt
Master Plan Office, Special Community N/A in cor?formance with
Planning Project Commercial (B-2) h
Area 1 the Master Plan for
Land Use.
Zoning I-1 B-2 N/A
Retail businesses or ,
service .
Use establishments Retail Yes
permitted.
Applicant would
Ty like this deviation
Bu']dg:rg Height Maximum 30 feet fc?off;. (to midpoint of No to be included in
o the PRO
agreement.
2 acres 28.7 acres Yes
Buﬂdlng Setback Seeti
Front (north) | 40 feet 140 feet Yes | Setbacks measured
Interior Side from PRO line shown
(west) 30 feet 640 feet Yes on plans assuming
Interior Side property splits and
(east) 30 feet 36 feet Yes combinations will
Rear (south) take place. See the
planning review letter
30 feet 46 feet Yes for additional
__ information.
Parking Setbacks {Section 2400)
Front (north) 20 feet 20 feet Yes | Setbacks measured
Interior Side from PRO line shown
(west) 10 feet 108 feet Yes on plans assumina
Interior Side property splits and
(east) 10 feet 10 feet Yes combinations will
Rear (south) take place. See the
planning review letter
10 feet 46 feet Yes for additional
information.
Applicant should note
Shopping Center that should a use
{iess tharii other than a
400,000 sq. ft.): 1 shopping center be
Number of space for each 250 proposed, additional
sg. ft. GLA = 40,978 | 218 spaces provided Yes parking may be

required and any
deficiencies would
need to be included
in the PRO
agreement.
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Weiss Commercial — Planning Review Chart

- Meets
Item Required Proposed Requirements? Comments
90-degree spaces
should be 9 feet
wide by 19 feet
deep with a 24-foot
wide aisle; when Spaces appear to be Yes
adj. to landscaping, | sized appropriately
spaces can be 17
feet deep, with a 2
foot overhang into
the landscaped area
7 barrier free .
spaces required (1 8 bamfar free (2 van Yes
. accessible)
van accessible)
Sarrier Free 8’ wide with a 5'
P . wide access aisle (8" | Spaces sized
Dimensions - : . Yes
s wide access aisle for | appropriately
ee-Frea
e 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.
Loading space .
should be provided Applicant has
: requested a
in the rear yard at a iation f
ratio of 10 sq. ft. for dewa!tlon or
Loading Spaces each front foét o.f 5,570 sq. ft. provided locating a portion
{% ngu buildin in the rear and interior | No of the loading zone
- 9 side yard in the interior side
467 sq. ft. x 10 = yard be included in
4,670 sq. ft the PRO
/077 Q. Agreement.
required
View of loading and .
Loading Space waiting areas must ; . Loading zones
: . Loading zone partially should be screened
Scre be shielded from Yes? . .
T , screened. with landscaping
rights of way and
) - or screen walls,
adjacent properties.
Accessory structures
should be setback a
minimum of 10 feet | Proposed dumpsters Applicant has
Accesso from any building located in the rear requested a
Stru ctur:ey unless structurally yard and interior side deviation for
Setback- attached to the yard setback a No locating a
. building and setback | minimum of 10 ft. from dumpster in the

Dumpste

the same as parking
from all property
lines; in addition,
the structure must
be in the rear yard.

proposed building and
92 ft. from nearest

property line.

interior side yard
be included in the
PRO Agreement,
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Weiss Commercial — Planning Review Chart

Item

Required

Proposed

Meets
Requirements?

Comments

Screening of not
less than 5 feet on 3
sides of dumpster
required, interior
bumpers or posts
must also be shown.
Enclosure to match
building materials
and be at least one
foot taller than
height of refuse bin.

Brick enclosure shown
at 6’ in height on three
sides with 6" gate.
Bollards provided.

Yes?

Applicant should
indicate height of
proposed
dumpsters on
Preliminary Site
Plan.

Exterior Signs

Exterior Signage is
not regulated by the
Planning
Department or
Planning
Commission.

Please contact Jeanie
Niland
(248.735.5678).

Exterior Lighting

Photometric plan
and exterior lighting
details needed at
preliminary site
plan.

N/A

Photometric plan
should be submitted
with Preliminary Site
Plan submittal.

An 8’ wide sidewalk
shall be constructed
along 10 Mile Road
and Novi Road as
required by the
City's Pedestrian
and Bicycle Master
Plan.

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

An 8’ sidewalk has
been provided along
10 Mile Road and Novi
Road.

The building is
connected to the
sidewalk system.

Yes

L

Prepared by Kristen Kapelanski, (248) 347-0586 or kkapelanski@cityofnovi.org

Page 3 of 3




ENGINEERING REVIEW - REVISED




MEMORANDUM

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

FROM: LINDON K. IVEZAJ, STAFF ENGINEER Z‘V-{
BEN CROY, P.E.; CIVIL ENGINEER '

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

DATE: MAY 10, 2010

1

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 ‘0OS-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 unit (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 yield approximately 108 REUs, an increase of 52 REUs over
the current zoning.

Water System » :
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 after modeling the
additional demand. Both connections would be within the Intermediate Pressure District and no
further upgrades to 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 Oakland County interceptor along the east side of the site. The proposed
PRO rezoning would increase the required capacity by approximately 0.1 ¢fs.

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 in the peak discharge is notable because the City is currently 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.



PLAN REVIEW CENTER REPORT
August 9, 2010

Engineering Review
Weiss Mixed Use Development PRO/Conceptual

crtyofnow.or SP #09-26A & ZCM 10-43

Petitioner
Siegal/Tuomaala Associates '

Review Type
Revised Concept Plan/ PRO — ZCM Review

Property Characteristics

» Site Location: Southeast cofner of Novi Road and 10 Mile Road
»  Site Size: 28.73 acres
= Date Received: 7/15/2010

Project Summary

» The applicant is proposing a rezoning overlay of 15.83 acres from I-1 to B-2 and 4.16 acres
from OS-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 retail building in the rezoned
districts as well as two additional medical office buildings in the existing 0S-1 district. Water
main is proposed to be looped 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 floodpiain.
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SP# 09-26A & ZCM10-43 :

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

General

1.

Utilities
7.

10.

11,

This review was based on preliminary information provided for Concepfual 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.

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

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.

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.

Please refer to our traffic review for additional traffic comments.

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

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.

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 location. Also, utility crossings shall be at 90-degree angles.

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.

All 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.

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

i2.
13.
14.

P At mrnde mdian 1x r obAars e vl ean

The revised calculations dappCai to plUVIuc‘ sufficient storm water SLorage voiunic,
The storm water management facilities must be constructed as part of Phase 1
Provide a sheet or sheets entitled “Storm Water Management Plan” (SWMP) that

compiies with the Storm Water Ordinance and Chapter 5 of the new Engineering
Design Manual.



Engineering Review of Concept Plan/PRO & ZCM August 9, 2010
Weiss Mixed Use Development PRO Page 3 of 3
SP# 09-26A & ZCM10-43

15,

16.

The SWMP must detail the storm water system design, calculations, details, and
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 ultlmate ,
location of discharge shown.

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

Paving & Grading

17. 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.

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

19, 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.

20. All-end islands shall meet the City of Novi design standards. The City reqguired 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 istand lengths equal to the stall lengths. »

21.  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 contgct Liﬁon K. Ivezaj at (248) 735-5694 with any questions or concerns.

.

cC:

Ben Croy,
Kristen Kapelanski, Planner

-E., Senior Civil Engineer
.E., Civil Engineer
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April 16, 2010

Barbara McBeth, AICP
Depuity Director of Community Development

City - of Novi BI3SHLER ARAETY
45175-W. Ten Mite Rd. : A5TREHIES, 1B
Novi, M| 48375 '

SUBJECT: Weiss Mixed-Use Development/PRO (Conceptual) and Rezoning,
SP#09-26A and ZCM#£10-18’
Traffic Review

Drgar Ms, McBath:

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

Recommendation

We recommend approval, subject to the various jssugs shown below in bold being
satjsfactorily addressed in subsequeént plaris:

Project Description
What is the applicant proposing?-

{. Theapplicanz, Novi Ten Asscciates‘ proposes rezoning actioh to fadilitite the construction
of a 148,671-sf. commuinity shopping ceriter, featuring a Kroger store (Phase Ong), smaller
adjacent shops {Phase Two), and saven free-standing bm}dsngs on outlots {rostly along Ten
Mile and Novi Roads). The conceptual ptaﬂ shows the outlots accommodating medical
offices (three buildings totaling 20,800 s.£),:a drive-through bank, two sit-down restaurants,
and one specialty retail building,

2. The ::oncep*uai developmenit plan calls for one access drive on Novi Road #iid four zeceess
drives on Ten Mile Road. Access changes refative to the last plan reviewed (SP#09-28)
include the following:

a. The drive on Novi Road is now intenided to havé two Exiting lines rather-than.one.

Fn i e YaTat

b. The west drive on Ten Mile is shown (on sheet SP $-200 )} only 24 fr.wide. Sheet SP
C-200 indicates two lanes out, but the wraffic scudy assumes one lane in and one out.

¢.  The center drive on Ten Mile is nbw wide enough to facilitate two exiting lanes to 3
point some 250 ft into the site. The revised traffic study recommends a signal here.
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d.  Theso-called East Drive, the one between Kroger and the neighborhoad shopping
center building, appears slightly wider further south than previously, wide enough to
accommodate two exliting lanes some 100 fu into the site {to first parking access).

. Thetrue sasternmost drive, designated for exiting triicks ohly, now would pérmit
exiting laft turns {to return to Novi Road and [-96) as well as exiting right tiirns.

Traffic Study

Wasa study submitted and was it acceptable?

3. The updated traffic study, dated 3-29-10, Is generaf!)f acceptable. We have'the following
comments:

Lo

Baseline Traffic Counts — The upéatg,d study uses the peak-period turning movement

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

replaced According to Clty policy (Site Plan did Dévelopment Manudl, page TRAFF 4),
“rraffic count data shall not be over two years old, except the City fhay permit cournts

up to three years ofd to be increased by a factor supported by documentation or a

fi 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 siich a recent trend in ares

traffic volumes; hence, we recommend that the City accept the use of the 2007 counts

in the present study update.

Backeround Traffic Growth — Futire background traffic vélumes are now estiated
assuming 2 more modest, yet reasonably conservative hear-term growth rate of 1%
per year. The effective growth rate between 2010.and assumed build-outin 2012 s
even more modest, glven that the build: ngs on, the “futur&;:hasa oudots are nat

regardmg the pace of gconomic reco‘;ery, however, Wweé are prepared o accept the

assumption of a very modest growth in currerit background traffic.

Trip Generation — The peak-hour trip generation forecasts summarized below are

acceptable for use in the present study, despite some small computational errors.

Trip Distribution — As in the 2009 traffic study update, the present stiidy continuss to.
usea 2002 mrketmg study to model trip distributién, rather than a more recenﬂy
available marketing study. This hias been justified In the currerit traffic study by
explaining that the newer marketing study does not “quantify the likely sources of

traffic by direction,” and by stating that “any subsequent residential- deve!opmant from

EARANS ) NoF s TanS N T P Ee

2003 o present is hot assumed to havea ﬂﬁprhﬁ(i fha distribution rxf rraffic,..

Traffic Assignments — We believe that the current traffic study makes reasonable
assignments, both to site driveways'and to the turning movements between Novi
Road and Twelve Mile Road. Also, two scanarios are now assumed and analyzed,
wherein more traffic would use the center drive on Ten Mile Road if that driveway is
signalized perwarrants and the need to reduce delays exiting the site to the west.
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£
EN

Analysis Scenarios — It is customary to evaluate peak-hour traffic operations under

current, future backeround, and future total (background-plas-site) traffic. Indeed,
page 5 of the present report states that a 2010 current volume scenario™ would be
developed in this study update. No such scenario is actually presented, however, and
the first volumes analyzed. are “2007 Existing” volumas, While we do ot believe that
additional work Is Justified at this time to actually develop and analyze a true current
scenario, the *2007" scenario should bg friore accurately referred to in discussion as
“baseling” rather than “existing” -

Delav Predictions. by Two Different ?r'ograms — Restlts ars presented from both
Synchro'7 and SimTraffic software, It is important to realize that. defay Is defined

. differently by the two programs. SimTraffic predices total deiay, whe¥eas Synchm

pradicts tontral delay — the appropriate measure for determining level of service.

De!ay Comparisons between PRO and Existing Zoning Scenarios — Table 6.1f
compares average delays between the following traffic scenarios: “existing 2007;
batkground 20!2 [with] no changes; background 2012 [with] adjusted signal timing [to
better-handte left turns]; forecast 2012 [background-plus-site traffic); and forecdst
2012 existing zoning.” Results for the proposed PRO (“lorecast 20127)
mwrperate s:gnai timing improvements, whereas vasults for the existing
zoning scenario do not. This appears to make the PM peaknhaur :mpaz:i:s
of the PRO Jess than those predicted for the existing zoning scenario,
which has not been actually demonstrated by analyses to date.

Existing Conditions at Ten Mile arid Novi Road — Althotigh the ‘éxisting signal at this

location is fully-actuated (SCATS), the protected left-turn phases {green arrows) onall
approaches are limited to a maximium of |5 sec. The applicant’s traffic censultant has
found that:this limitation; in conjunction with 2007 PM peak-hour volumnes, produces
an overall average intersection delay of about 60 sec — indicating leve! of serviee E (not
LOS F as shown in Table 6.1a). The most'notable deficiency is the 248-sec average
delay for the 290 northbound left turns, with a predicted 95%-percentile quaue of 406-
44) fr (exzendmg past the §ite’s proposed Movi Road driveway).

Near-Term Mztxgat}on at Ten Mile and Novi Road The assumed background traffic
growth would increase overall average intersection delay, in the absence of any
mitigation, by about 10 sec {to 71 sec, il LOS: E). Synchi'o shows, howevér, that
allowing longer len-turn phases would reduce ovérall average delay by 12.6 séc {to
58.4 sec, vily 3.4 sec above the maximini for desirable LOS D). The most
prcbiematzc movement, northbourid left turns, would: experience an average delay.of

130.6 sec, only 38% of the delay predicted under existing signal timing. The 95™.
percem;!e queuing for all northbound movements would not quite reach the location
of the proposed Novi Road driveway. Given these specific resuits and their
significance to both site access and the public welfare, we recornmend that
the ‘applicant’s traffic consultant share them with the Road Commission for
Oakland County.

Build-Qut Conditions at Ten Mile and Novi Read — The combination of future

background plus PRO site-generated traffic was evaluated only under the assumiption
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that signal timing could be improved as noted above. In this cass, overall average
interséction delay in the PM peak hour would increase to 70 sec {(LOSE), 10 sec
-aboye so-called “existing” deday but not significantly different than would be
experienced by backsround traffic alone in the absence of mitigation. Northbound
delays and gueuing would not be significantly different than predicted for mitigated
background conditions, since the fatest trip: distribution model assigns only $ix site
trips to this approach.

i, Long-Term Mirigation — Since the normal objective of mitigation is to obtain an overall
intersection level of service of D or better, the study has addressed that objective
with new analyses.  was found thatadding 2 westbound right-turn fane and dual left-
trn Ianes on all four approaches would result in an average delay of 48.1 sec, LOS D,

m. West Driveway on Ten Mile ~ Under the assumption that this drivevay is now
proposed to have gnly a single exiting lane, an acceptible exiting delay is _pr_e;:ﬁctfédfby
Synchro—33.5 sec (LOS D). However, SimTraffic predicts a 95%-percentile exiting
queue of 128 #t. This queuing would be.even longer, of course, if moretrafiic than
predicted atrempted to use this driveway —a distinct possibility given the potential

ank and restaurant adjacent to the drivé and the nearly 700 ft to the next driveway
to the east,

n. Center Driveway on Ten Mile = “With two &xitmg lanes but no new signal assumed at
this location, exiting left-turn delays would bé too lfongto be predsctabfe {witha
-yciumema-zzapaczz}f Fatio of 3.84). With two éxiting lanes, 5 sighal added, and
somewhat more Use due to the signal, an average exiting lefe-turn delay of 66.4s8cis
predicted. The 95%-percentile exiting lefi-turn quets would éxtend some 228 ft into
the site, using nearly alt stacking space that the site plan could make available. This
pmspectwe niew signal location should be reevaluated assuming the
addition of 2 second westbound through lane on Ten Mile, which would
allow for ﬁgmf'taﬁti}* mibre green time to be asmgned to the driveway.

o. :East Driveway on Ten Mile ~ With two exatmg lanes, i new sighal at the Center
‘Driveway, and the stuc%y s initial trip distribution by driveway, exiting left-turn delays at
the East Drivewsy would average nearly B0O sec. installing a signal at the Center
Driveway, and drawing maore traffic to that driveway, has been predicted to.
rettice average exiting delay at the East Driveway to 370,49 sec (per Table
6.3d; howevier, no printotit of further details are provided for this situation). Given
the latter predsctnor@, we believe that more exiting site trafiic will likely divert
to the signalized Center Driveway than now forecasted, The Center and
East Driveways should be reevaluated under the assumiption of 2 signal at
the Center Driveway, two westbound approach lanes at that new signal,
and additional trafiic diverted 6 the Center i)rweway to farther reduce
average exiting delay at the East Driveway.

p. Driveway on Novi Road — Assuming two exiting lanes and no additional traffic using the
Novi Road driveway due to excessive délays exiting the East'Dnveway, ex{fwg delaysat
the former would average 254 sec (LOS D). SimTraffic, using the assumed volymes
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and signal tirhing improvemsnts at Ten Mile-and Novi Road, predicts that northbound
backups from that intersaction would stop just short of the proposed site driveway.

q.. ‘Signal Warrant Analysis — Section 8.0 reports that signal insmallation Warrants | and 2
would be met ai the proposed Center Driveway on Ten Mile Road. We find that
Warrant 3B — Peak-Hour Volime — would be met as well.

r. Auxiliary Lane VWarrants ~ The updated traffic study once again confirms that the
center left-turn lane on Ten Mile Road must be extended east to serve the West,
Ceriter, 2nd East Driveways, Rignt turns into all four full-service driveways will be

“aided by the existing or proposed fiiture presence of two throughlanes. While'the
City dogs nat havé & warant for adding ¥ight-turn lanés in thé presente of midltiple
through lanes, MDOT gu1delm==s for that situation indicate a nead for right-turh tapers
at the East and West Drivewidys, and'separate right-turn pockets at the Novi Road and
‘Center Driveways. The Road Commiission and/or applicant may want to have the two
right-turn pockets, or at least the one at the driveway needing to be signalized.

Trip Generation
‘How muth traffic would the proposed developmert generate?
4, The {slfowing table summarizes trip generation forecasts found in the site’s 2004 and 2010
traffic studies. Numnbers in shaded rows are total driveway trips; for a shopping center,
_ these consist 6f both new and pass-by trips. The trip generation software used by the
consultant produced erroneous dsrectaenai values for light industrial; the correct values,
which we computad manually, aré shown in parénthesss,

Trip Generation Comparison

* Land Use S.E ‘ 'Séé ‘ ! 7 \Neekday - AM Féak‘HDU!'TﬁPs PM Peak’chrTripS
e s | TAType | Trips n | Out | Towl | I | Out | Towl

Current Conceptual Plan with Rezonin

Shopping Center | 820 | 25% Pass-By - - - - o2 | 105 | 208

New Trips - - . J - 305 | 317 | en2
Hypcthetfcai Daveiepmeﬁt under Existing Zoning
e 185 | 58 126 | 200
| 2010; Medica) Office | 720 | 9330052 | 3800 | 170 | a5 [ 25 | 72 | 993 | 285
2004 Generdl Office 125,000s% | 1584 | 197 | 27 | 224 | 37 | 182 | 219
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Vehicular Access Locations _
Do the proposed driveway locations meet City spacing standards?

5. Applicable minimum same-side driveway spacings are 185 ft on (40-mph) Novi Read and
230 ft on (45-mph) Ten Mile Road (near-back-of-curb to near-back-of-curb; pér the Design
and Coristructdon Standards, Section 11216 (d)(1)d). Minimum opposite-side driveway
spatings aré 150 f to the teft and200-400ft to the right (center-to-center), depending on
the foretasted peak-hour driveway volumes (DCS Figure DX.12).

6. Based on the preposed p}an, the latest traffic stidy, and dbove standards, the
following driveway spacing waivers would be required by the Planning
LCommission for concept approvah

a. Same-side spacingbetweeh the proposed Novi Road driveway and the south
Whalgreens driveway {only | 15 ft a5 the drive is now designed, versus 230 ft required).

b. Same-side spacing betweén the proposed west driveway on Ten Mile afid the east
Walgreens driveway (225 ft as now designed, versus 230 ft fequired).

¢. Opposite-side spacing between the proposed center driveway on Ten Mile and the
l_e:sw-ivqigsme. opposite-side industrial driveway 65 ft to the east {versus 300 ft required).’

d.. .Oppesxte-sme spating between the proposed trick égress. on Ten Mile and the first
oppcssﬂ:e-ssde industrial drive in either direction (4 ft to west versus 150 f required,
and 71 ft 16 east versus 200 ft required).

7. Future access for the subsequent phases should include, if possible, cross access
with the existing Walgreens store. The applicant should makea ggud-fa;ﬁ';
effort to arrange a driving connection in line with the north parking aisle,
accompanied by a g_enerai-purpase cross-ateess agresment. This connection
would benefit Walgreens and the general public as well as customers visiting the subject
site.

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

8. The intent of the proposed plan along Ten Mile Road is to exténd the existing south-curb
east from the site’s west property line to the west-side of the proposed truck egress drive,
effectively establishing the south side of a standard five-lane road section. The location
for this curb should be carefully checked by the Road Commission for Oakland ).
County (RCOC) to ensure that jarger-scale plans show the back of the new
-curb a ¢onsistent 32,5 ft south of the gection lina.

9. Given the findings and recommendations of the latest traffic study, the \
intersaction of Ten Mile Road and the proposed Center Driveway should be \ ?L
signalized. Subject to Road Commission concurrence, the new signal should be instalied
at the outset but operated in Z4-hour flashing mode until such-time site development
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10.

11

generates sufficient traffic to mest one or more warrants. To obtain reasonable delays and
queuing on both the driveway and westbound Ten Mile, it will be necessary to provide
asecond through lane on the westhound approich to the new signal. The
existing outside through lane at Catherine Industrial Drive (see first attached
aeriai photo) should be extended to a point at least |50 ft east. of the future
westbound stop bar (or to about 350 ft east of its current-eastern terminus),

The applicant’s traffic study has concluded that 2 left-turn lane is required on Ten Mile for
the West, Center, and East Driveways. Pér DCS Figure IX.7, this lefe-turn Jane rmust
extend at least 150 ft east of the East Driveway., To accommuodate a continuous
ceriter tuin lane and 1-2 westbound through lanes, additional widening will be
requiret along the north side of the road that is not currently shown on the
concept plan, This widening might be uncurbed with an appropriate shoulder,
as ﬂeﬁ:ermaneé by RCOC.

The :mncept;ptan incorrectdy shows the east side of Novi Road narrowing south of the
proposed new.access drive. The plan must be corrected to show the two
northbound through lanes extending across the entire site frontage {per the
seeond attached aerial photo). '

Driveway Design and Cortrol
Arethe driveways acceptably designed and signed?

12

14.

15,

While the proposed Novi Road access drive has heen widened to three lanes a
short distance into the site, there is no transition for eastbound (entering)
traffic to shift-over-east of the outiot. Our recomiended cohcéptual design,

attached, provides 125 ft of twoslane stagking for exiting waffic as well as an appropm tely
¢ufved transition to one eastbound lane. It appears that our design would not require any
modifications to the retaining wall 7 guardrzil on the south side of the drive. :

. Plan sheet §P C-200 now shows the West Driveway on Ten Mi!e- only 24 fr wide, with two

exiting lanes and no entering lane (although the traffic stidy assumes a single exiting fane).
Assuming that entéring as well as exiting traffic is intended at this lotation, thé driveway
must be at Jeast 30 fr wide (per DCS Figure £X.1). However, given thie poten’aai nearby
traffic generators, amount of traffic on Ten Mile, and distance to other points of access, we
do not support the applicant’s plan to eliminate one of the two exiting lanes previously
proposed. The West Driveway should be widened to 40 #t {back-to-back) and
striped in the manner xiiustrated in our concept for the Novi Road Driveway.

The plan for the Center Driveway now ‘proposes a width sufficient to accommaodate two
it Janns £5 2 nnrnr ping ff intot i—hn gita, ;! l‘ﬂ‘ni’b nl-:m: Chﬂ!?!ﬂ ﬁa‘i’e Qﬂt fh& f:'?;‘ﬁz.rt

ANINIPEE £ P Bed

at the north end to 40 ft (from the 36-ft width | predominating), show
appropriate (highway-standard) pavement markings over the entire three-lane
section, and include the planned new trafiic signal,

The 'gsropese‘d connection between the Center Driveway and the outlot parking

to the west is too close to Ten Mile to permit traffic to exit the parking lotat
this focation. A reasonable alternative would be £o make this access point 1S ¥%

Birchler Arroyo Associates, Ine. 28021 Southiield Road, Lathrup Village, Mt 48076 248423.177%



Weiss Mixed-Use Development/PRO and Rezoning, SPEDS-26A, Traffic Review of 4/10, page 8

Padestrian Access

wide and enteraoniy, with suitably angled park:mg novth of Buﬁﬁmg Pad #5, At
the applicant’s option, an 18-ft exit-only connection to the Center Diriveway
might then be proposed immadiately south of Pad #8,

The plan for the East Driveway now proposes a width sufficient 0 accommodate two
exiting lanes toa point roughly 100 & into the site {i.e, to the firsttwo oppasing parking -
lot connectons). Future plans should flare out the throat at the north end to 40
ft {from the 34-ff width prédominating) and show-appropriate (highway-
standard) pavement markings over the entire three-lane section.

Are pedestrians safely and reasonably sccommodated?

7.

i8.

19

Even while operating in flashing mode, the new sighal at the Center Driveway
should Be squipped with pedestrian actuation, sidewalk stubs to Ten Mile, and
a ' horth-sobuth erosswallc on the east side of the signalized intersection.

City-standard 8-frowide concretze safety paths are proposed along both Srte frantages, per
the City’s Bicycle and Pedestrian Master Plan. The path along Ten Mile would bé extended
23 ft west of the subject property line, ini order fo connect t& the existing path west of the
Walgreen's drwbway This extension constitutes 8 modest contribution to the bengfits
test of the PRO requirements.

Appropriate 5-ft wide sidewalks are proposed alang the north side of the driveway to Novi
Road as well as the west sides of the Center, East, and Truck Egress Driveways along Ten
Mile Road.

Parking and Circulation
Canvéhicles safely and conveniently manenver through the sié?

20,

‘The proposed access aisles between ends of the barrier-free parking spaces in
front of Kroger would effectively shorten the adjacent parking stalls to an
unacceptable length of 17.5 ft. Alsg, it appears that these aislés would riot
function as inténded, given the need to place posts for the barrier-free signage
in the middle of the access aisle between the two spaces closest to the building.
To implemerit this ‘concept appropriately, the two ‘banks-of parking stalls would have to be
spread at feast 6.5 ftapart 50 as to provide a clear width of crosshatching at Iéast 3 fi east
and west of the sign posts {typically contrete-filled steel posts). North of the barrieifree
spaces, this divider could be raised And landscaped. Shifting the Center Driveas
iniich as 13 ft West «- 6 both facilitats this concept and meet Zoning Ordinance
requiraments relative to parking space size - cmﬁé result in an unacce;atabie
offset between the Center Drive and the opposing existing drive {i.e., one that
wolld interlock east-west’ §eft turns at a signal lacatson) Host of the 13 f heedéd
should be sought by “squeezing” the design —for examnple, by rerhioving the landscape strip
between the East Driveway and the adjacent sidewalk. 1f th& latter strategy is deemed
uhacceptablé, the concept of a erosshatched aisle between the ends of opposing parking
stalls should be deleted. Lar'fgé;‘%cé}e_p!ans will be required to fully evaluate this issue:
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FAR

23.

To comply with the intent of the Novl-standard end island (per Section 2504.13
of the Zoning Ordinante), the radius of alt curbs about which traffic will closely
virculate should desirably be at least 15 ft and minimally be at least 12 #t {the
inside turning radius of a design passenger car is 14.4 ). The following
focations on the plan show smaller radii which should be increased or
otherwise addressed (as indicated):

a. Near the nor.chwast corner-of the Kroger store; the southeast corner of the adjacent:
intersection and the ‘near__e_s:. parking egress (10-fc and 9.5-ft radii now proposed).

b. Near the northeast corner of 1 the' ‘Kroger store, the parking lot ingress (undxmens;oned
but clearly too smafl a radiuis).

. Al end islands in i’rmﬁ‘t &f the neighborhood shopping certer {9.5-ft radii proposed,
:even though the islands_ are amply wide to meet City standards for larger radii).

d. Two large- !andscape islands, hear Kroger's northeast parking ior. access and near the
riiddle of the helghborhood shopping center bullding {4.5-f radius and 5.5:ft radius
proposed). These hard coriers would resultin any vehn:}es circulating clockwise
around the island severely encroaching on the wrong side of the aisle into which they
are turning. To mitigate this safety concern, consideration should be given to placing
No Right Turn {R3-1) signs facing south and west In the two respective approach aisles.

The proposed egress from the Kroger pharmacy drive-through lane is too close
o the nearest interséction and would result in drive-through vehicles
approaching that intersectionat a very awkward angle. The ﬁnventhm@gh
window shounld be moved south and the mssociated Iane redesigned to exitinto
the adjacent driveway at |east one car fength south of the stop bar shown.

The six barrierfree parking sign posts proposed along the frontage of the
nexghb(}rhcod shopping center should be set at Isast 2 f behind the nearest’
curb to aveid impact damage from overhanging vehicles.

Miscellaneous

24, Other than the two access issues discussed in coimments 13 and 15 above, this review

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

Sincereiy,
BIRCHLER ARROYO ASSOCIATES, INC.

2

Rodney L. Arroyo, AICP- William 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

cityoinovi.ong

Petitioner
Siegal Tuomaala Assoc.

Property Characteristics i
» Site Location: South of the Novi Road and east of Ten Mile Road
e Plan Date: March 28, 2010

Recommendation

Site Plan Approval! for the Welss 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 requiremenis 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 Adjacent to Non-Residential {Sec. 2509.3.a)
1. The project property is not directly adjacent to residentially zoned property.

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

1. Both OS-1 and B-2 zoning classifications 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 frees to assure adeguate buffering and to meet 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 to 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 Sireet Trees are required at one per 45 LF along the roadways. These have
been provided.
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Parking Area Landscape Requirements (Sec. 2509.3.c)

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 Applicant could seek a PRO deviation for the 15 parking space
limif. 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. & LDM)

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 irees, 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 fagade 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 fagade landscape and none is
provided. The Applicant must provide the reguired 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 fagade 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 Pianning 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
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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 1o allot this area to the requirements for Interior Parking Lot Islands. The
Planning Commission should discuss the square footage of foundatlon 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
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 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/ Unloading Area {See¢. 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 streets. The Applicant has met this requirement.

Plant List (LDM)

1. Please provide a Plant List meeting the requirements of the Ordinance and
Landscape Design Manual to 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 ree popu!ation
may be of one genus and not more than 10% may be of a specn‘lc species. The
Applicant has met this requnrement

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 material.

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 to be located adjacent to 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 1o
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 Apphcant consider the mclusmn of bicycle racks at
key points on the site.
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General Requirements

1.

2.
3.

Please provide an lmgatlon Plan and Cost Estimate with the Final Site Plan
Submittal.

Please specifically list all waivers being requested on the plan.

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 [andscaped with large shrubs. The
Applicant has met the landscape requirement.

All transformers and similar utility installations must be adequately screened The
Applicant has met the landscape 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 comments in regard to existing site woodlands that may
have bearing upon PRO approval.

Please follow guidelines of the Zoning COrdinance and Landscape Design Guidelines. This -
review is a summary and not intended to substitute for any Ordinance. For the landscape
requirements, 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 Commonwealth Blvd.
A Suite 300
4 Ann Arbor, MI 48105

Environmenial Consulting & Technology, Inc. (734) 768-3004
' FAX (734) 769-3164

MEMORANDUM
TO: Barbara McBeth, Deputy Direqto; of Community Development
FROM:  John Freeland, Ph.D., PWSOF |
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/PRO plan sheet EXH-A"(Plan) prepared by SSOE Inc. dated July 23, 2010. The Plan
improves on previous submittals by quantifying overall proposed wetland impacts. Consistent
with ECT's previous PRO review letters, the Plan appears to poriray wetland boundaries
accurately. '

Proposed Impacis:

1. The proposed project would have muitiple impacts to wetlands regulated by both the City
and the MDEQ. ‘

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

3. The Plan appears to avoid the highest quality wetland located near the east side and
southeast corner of the property. Proposed impacts are limited to small wetlands within
the area of the proposed parking lot and a few areas in wetlands along a tributary and
wetland near the southwest corner of the site. According to the Plan, proposed wetland
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 Gity 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
F:!e #07k83_1 6\'1\},]_\\ \'A']eﬂanr{ Aecoceman'} Intiny
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Conclusion: '
Previously, the applicant was encouraged {o avoid wetland impacts as much as practicable and,
ideally, keep impacits to less than 0.25-acre, the threshold for required wetland mitigation. i
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appears from the Plan, the applicant has done so. For Preliminary Site Plan submittal, the
applicant will need to label the acreages of individual wetlands on the plan, and delineate the
25-foot Natural Features Setback adjacent to existing wetlands and watercourses.

ECT also understands that, according o the Plan, stormwater would be pre-ireated prior to
discharge to wetlands and waiercourses. .

Although the current concept Plan does not contain all the dstail elements required at
Preliminary Site Plan submittal, 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 build compensatory wetland mitigation — on or off site.

If you have gquestions, please contact us.



WOODLAND REVIEW




2200 Commonwealth Bivd.
Suite 300

Ann Arbor, Mi 481058

(734) 769-3004

Environmental Consulting & Technology, Inc. FAX (734) 768-3164

MEMORANDUM
'TO: Barbara McBeth, Deputy Director of CommL;nity Development
FROM: Martha Holzhe)ue;, ISA Certified Arborist, ESA Certified Ecologist  MAH
DATE: May 7, 2010 7
RE: Weiss Mixed Use Development {SP 09-26A) Revised Conceptual & PRO

Woodland Review

Environmental Consulting & Technology, Inc. (ECT) has reviewed the Revised PRO 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 io 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 Plans. These comments are
provided below.

Site Plan Commenis:

Having compared the regulated woodland boundary shown on Plan sheets SP C-100 and SP 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 depicted
on the Plan. As a result, quantification of regulated woodland acreage and proposed project
impacts have been greatly underestimated. In light of the update Regulated Woodland Map and
updated Woodland Protection Ordinance, ECT has the following comments: '

1. Within the property boundaries noted, regulated woodland 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
(htto://www citvofnovi.org/Services/CommDev/RegulatedWoodlands.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 GIS, and Novi Official
Woodlands Map, as well as a previously conducted onsite wetland verification, this site
contains extensive regulated woodland areas. Additional regulated woodland may occur
beyond the generalized boundaries provided in the City of Novi Official Woodlands 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 variance
with those shown on the regulated woedland map, or in other circumstances where
unceriainty exists, the Community Development Director or his or her designee shall
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in’cerpre{ the woodland area boundaries.” The boundaries of the regulated woodland will
require field verification during Preliminary Site Plan review.

The Applicant should note that there are forested wetlands onsite within the regulated-
woodland boundary that appear to be both Cily and State (Michigan Department of
Environmental Quality; MDEQ) regulated wetlands.

The proposed project would have significant impacts to regulated woodlands, above and
beyond what is quantified in the Plan. Within the property boundaries noted on the Plan,
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
free 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 tributary to the Walled Lake Branch of the Rouge River, appears to have been
the least disturbed. This area is likely the highest quality woodland habitat within the
project boundaries. The mosaic of connected lowland and wetland forest likely provides
for excellent ecological functioning and diverse wildlife habitat. Preservation of this
woodland area along the southern project boundary should be a pricrity. Section 37-29
of the Novi Woadland Ordinance states that “the protection and conservation of
irreplaceable natural resources from pollution, impairment, or desiruction is of
paramount concern. Therefore, the preservation of woodlands, trees, similar woody
vegetation, and refated natural resources shall have priority over development when
there are no location alternatives. The integrity of woodland areas shall be maintained
irespective of whether such woodlands cross property lines.”

The Plan indicates several areas of possible wetland and floodplain mitigation to
compensate for proposed wetland and floodplain impacts and areas designated for
stormwater detention basins for control of stormwater runoff resulting 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 Woodiand 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 iree proposed for
removal, method and cost estimate for the provision of these replacement credits,
composition and condition of woodland understory and groundcover, topographic
elevations of the trunk base for all regulated trees proposed {o remain, location of utilities
and assoclated easements, and a description of proposed changes to drainage within
regulated woodlands. Diameter measurements for multi-stemmed trees should be
clarified, and the diameter of each stem provided to aid in replacement credit calculation.
The Applicant is encouraged to consider planting a variety of native woodland plants for
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woodland replacement credits (refer {o Section 37-8 of the updated Woodland Protection
Ordinance).

8. The onsite disturbances relating to soil borings noted by ECT on October 20, 2009 (refer
to ECT's Conceptual & PRO Wetland Review dated October 21, 2009) are a violation
of the Gity’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 require a
City of Novi Woodlands Permit.

Conclusion: ,

ECT is concerned about the magnitude of impacts to regulated woodland on ihe proposed
project site, especially along the southern project boundary adjacent to 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 to the Plan. Numerous
issues must be addressed in the Preliminary Site Plan to meet site 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 floodplain mitigation and stormwater detention.

If you have guestions, please contact us.
cc: Kristen Kapelanski

David Beschke
Angela Pawlowski
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The contents of that letter is repeated below
May 10, 2010

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

Re: FACADE ORDINANCE _
Weiss Mixed Use Dev. / PRO, SP 09-26A / ZCM 10-18
Fagade Region: 1
Zoning District: 0OS-1 (Proposed, I-1 & 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, Architecis, 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 thé right hand column. Materials in non-compliance with
the Facade Schedule are highlighted in bold. '

.y e Ordmance

Kro ger Building (IF\I ortlz) ‘West South East Maximum

(64,245 S.F.) ron v ficmu)

Brick (Clay) (2.7" x 8" units} 13.0% 5.0% 0.0% 4.0% 100% (30%)

Stoue (Field Cobble) . 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) 81.0% 64.0% 79.0% 74.0% | 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 amounts 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.

Page1of 1



. : South- Ordinance

Shopping Center North-West West Bast North | Maximmn

(40,978 S.F.) (Front) (Rear) (Minimam)

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%
Concrete "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.

Concrete "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

. P T |

maferials 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 designed 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 ‘thevAppIicant:

1. Inspections - 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 facade material at the appropriate
time. This should occur immediately after the materials are delivered. Materials must be
approved before installation on the building. Please contact the Novi Building Department’s
Automated Inspection Hotline at (248) 347-0480 fo request the Fagade inspection.

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

i sociates, Architects PC
p: ;
/// /\?/z/ 0. N

f;//t_,uyy’:"f‘- rg A
Douglas R. Necci, AIA
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TO:

RE:

y 4, 2010
Barbara McBeth, Deputy Director of Community Development, City of Novi

Weiss Mixed Use Development, Ten Mile & Novi Rd.

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

Project Description:

Mu

iti-Phased, multiple buildings project of Mercantile and Business uses.

This submittal contains:

Access drives (four access points, 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. “Neighborhood Shopping Center”, multi-
tenant Mercantile building.

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 comments 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.

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 building and Shopping Center building on the north side.

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 plans.
In order to properly assess their locations, they need to be shown. The
applicant should contact our Engineering Department to confirm the locations.
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.

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 pians.

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.

The building address is to be posted facing the street throughout construction.
The address is to at least 3 inches high on a contrasting 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

corrected on the next plan submittal.

Sincerely,

%///

Michael W. Evans
Fire Marshal

cC: file
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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

cityofnovi.org
DATE: JUNE 15, 2010

Background

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

PRO-Community Benefit

The applicant is proposing to develop the initial 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,

Comments

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
fo develop multi-use sports fields for soccer, lacrosse, cricket and football.
The proposal includes the development of a mulii-use sports field.
However, a critical component to the successful use of multi-sports fields is
the installation and use of an irrigation system. The lack of irigation severely
inhibits the growth and maintenance of turf resulting in very limited use of the

PP U T TP

turf for sports. The proposal does not include an irrigation system.

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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