
Julld 23, 2010

Hs. Kristen Kapelanski
Planner, City of Novi
45115 JI'l. 10 Mile Road
Novi, HI 48315

Re: V'leiss r-tlxed-use / PRO Development
Novi Road 410 Mile Road
Site Plan No. 04-41 (OCf-26IRezoning 18.6CfO)

Dear Ms. Kapelanski:

Pursuant to our phone conversation with Ms. Barbara McBeth on -Ju11d 1Cf, we are required to
submit our additional information through the normal channels of communication. Therefore, we
are submitting a revised Engineering drawing (Exhibit A) which indicates the new11d configured
storm water detention design and relocated JI'loodlands Boundary Line.

The drauing and following comments resolve the issues stated in the Postponement Motion made
and pa5sed at the June 23rd Planning COmmission meeting:

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

tvlr. V'4illiam Gurrld, our civil consultant from SSOE had previously been in contact with Novi's
wetland consultant, Hr. -John freeland (EGT) and city engineer Mr. Lindon lvezaj.

The new design fuilid answers the question asked during the June 23rd hearing regarding the
capacity of the stormwater detention at the site. In fact. it goes further to indicate that the
wetland disturbanc.es total less than 0.25 acres. and therefore fal15 below Noyi'5 threshold
requiring any mitigation at all! It alec falls below Hichigan's threshold of 0 .33 acres.

Based upon this new design. we are confident that Hr. Freeland and Mr. Ivezaj will agree that the
presented solution demonstrates, u.ithout question that the stormwater detention will be
contained on the site. During the next Planning COmmission meeting. when a Planning
COmmissioner or staff member asks their city engineer or wetland consultant, "Are we satisfied
that the stormwater issue has been resolved?" they will be able to answer unequivocally "Yes this
item is no longer an issue."

2. "rhe applicant has not clearly demonstrated how eXisting wetlands will not be impacted by
stormwater run--off and/or woodland mitigation."

As indicated above, the disturbed area is now under 0.25 acres. Hitigation is not required
under Novi'5 or the state's requirements. This item is therefore no longer an issue.

3. "JI'loodland impacts have not been properly identified and are likely to be SUbstantially
greater than those indicated by the applicant."

V'le have repeatedly acknowledged that the JI'loodland line of the ordinance has changed due to a
recent ordinance revision, and have relocated it ac.c.ordingly on the att.ac.hed exhibit. V'4e
understand the mitigation issues lnvctved. which will be resolved once site plan issues, such as
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the stormwater detention c.onfiguration is finally establ ished. V'Ie have repeatedly affirmed that
we are not asking for an~ variance or deviation. V'Ie have also said that we intend to c.omply with
the ordinance requirements. V'bod land mitigation is not a zoning issue as it relates to the land
use of the site. It is a Site Plan Approval issue, which will be addressed to the satisfaction of
\:Jour staff and woodland consultant. .

4. "the public. hearing on the Master Plan is echeduled for July 14, 2010 and postponement
of this request would allow an additional opportunity for public comment on the SUbject
property, untch has been a stl..ldy area in the Master Plan update."

Mr. Quinn has informed us that the Master Plan Update was further discussed and passed bid the
Planning Commission at their meeting on Julid 14th. However, the V'leiss fvlixed-UselPRO
Development was pulled from the motion and designated to remain a Special Planning Area for
further c.onsideration. Tnis condition is now satisfied.

5. "rhe Commission would like to review additional information on the impact the proposed
Kroger store would have on other retail stores in the area."

This item has been heavilid documented and debated at the previous Planning Commission
meetings. V'Ie are prepared to discuss it further, if neceseanj at our next Planning Commission
hearing.

Please remember, \,!/e are askin<J-iQr no variances for an\:Lof these issues. V'Ie have continual ly
stated that we intend to fullid comply with storm water, wetland and woodland ordinance
regUlations and requirements, whic.h will be resolved to the satisfaction of your planning staff and
consultants. 'rhe City of Novi has ultimate control, and we will not be issued bU ilding permits, nor
allowed to proceed on the site until we receive Final Site Plan Approval.

Please forward the attached Exhibit A to the appropriate consultante for a "limited review" as
we discussed. I have also enc.losed the $'130.00 check to cover your review c.osts. As
discussed , we look forward to being placed on the August 25th Planning Commiss ion agenda.
Please feel free to c.all if idoU have anid questions. Tnank idou.

Sincerelid:

SIEGAUTUOMAALA ASSOCIATES
ARCHITECTS AND PLANNERS, INC.

leKVrL-,.:/7t1' ~/ ~.~,,-

t-tartin J Smith
NCARS, LEED AP
Principal

Copy: D. V'leiss, fvI. Quinn
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June 15, 2010

NOVI OFFICE
26200 TOWN CENTE Fi DRIVE

SUITE 145
NOVI, MICHIG A~I ,10375

TELEPHONE (2,1(\) 3' 19·8050

FlEPLY TO ROYAL OAI\ Or-r-ICE

Barbara McBeth
Deputy Commun ity Development Director
45175 West Ten Mile Road
Novi, MI 48375

RE: Weiss Mixed Use Project - PRO Resu bmittal

Dear Ms. McBeth:

Please find enclosed my attorney letter in support of the We iss Mixed Use Development
SP #09-26A. Please provid e this information to the Members of the Planning
Commission for use at tile public hearing coming up on June 23, 2010, Th ank you for
your cooperation .

Very truly yours,

MCQ/I<w
Ene.
cc : Marianne Cornelius, Novi City Clerl<

Dan Weiss
Christine Klingenschmitt
Marty Smith
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NOVI OFFICE
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SUITE 145
NOVI , MICHIGAN 483iS

TELEPHONE (24!lf 349-8050

REPLY TO ROYAL OAK OFFICE

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

RE: SP #09-26A/Rezoning 18.690
Weiss Mixed Use PRO

Dear Members of the City of Novi Planning Commission:

Mr. Weiss is bringing to the City of Novi an approximate $20 million commercial/office
project. The original PRO was submitted July of 2004 under Site Plan No. 04-41. The
resubmission in August of 2009 was assigned Site Plan No. 09-26 . After receiving the
Novi Planning Commission Staff comments, the PRO re-submittal was completed on
March 29, 2010 and assigned Site Plan No. 09-26A.

This is not a new project. It was first submitted to the City in 2004 but had been actively
worked on since the 1999 Master Plan designating all of the Ten Mile Road frontage
between Novi Road easterly to the railroad tracks with a commercial designation. It is
acknowledged that the special planning project area designation was placed during the
2004 Master Plan. The purpose of that designation was to allow further study on a
comprehensive plan between the commercial portion and the office portion. Mr. Weiss
has accomplished the goal with the resubmission of the PRO which is now pending.

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

[t is well documented in the City's planning documents and its paid-for Market Study
that Novi needs additional grocery stores. Currently, Novi is served by the Kroger store
at Grand River Avenue .that was built in 2000. It was a proto-type store, at that time,
with 54,000 square feet. Please note that this store will remain open and is not
affected by the new Kroger store in the Weiss PRO. The only other true grocery
store in Novi is the old Farmer Jack/Busch store. This was built in 1970 and it is
undersized at only 30,000 square feet. Therefore, the conclusion is that the
approximate 54,000 residents of Novi are only served by 84,000 square feet of grocery
store located within the City. The proposed Kroger store of 64,000 square feet, with
competitive prices, meets the needs of a large portion of the City of Novi
residents.

The Market Study submitted with this Site Plan was performed by Chesapeake Group
Inc., the same company ihe City used. The Market Study demonstrated that 40
perspective retail category uses were underserved in the trade area for the Weiss PRO.
The recommended tenant mix from that number showed 12 specific uses that could
support a shopping center between 140,000 and 199,000 square feet which includes a
supermarket of 50,000-65,000 square feet. They reported that "based on the US
Census, the City of Novi per capita sales were lower than that of Oakland County or the
Detroit PMSA for the categories of food stores, specifically grocery stores ,.." Further,
there is " ... market support for a grocery anchored center, to curtain leakage out
of the market for food shopping. Typically, grocery shopping is done close to
one's home, unlike comparison shopping goods shopping."

Mr. Weiss hired the Strategic Edge Company to perform customer research on
neighborhood shopping patterns and preferences in Novi. This was a random survey of
308 area residents; the goal was to determine current shopping patterns as well as level
of interest in having a new supermarket and similar neighborhood shops at Ten Mile
and Novi Roads. The results were as follows:

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

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

3. Overall, most of the respondents shop at their primary supermarket due to
conven ience of the location (53%) more than any single reason, including
everyday prices, selection and variety, produce quality and advertised prices, and
meat quality.

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

The next major discussion area is a comparison of the retail vacancy rate versus the
industrial vacancy rate.

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

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

The same Master Plan report, at page 21 of the Append ices, stated: "without an
adequate supply of land for retail space, some retail services that the public wants may
not be provided and, if not provided, tile public will need to travel outside of the local
community to get these services."

The Staff conclucJed that there is currently enough retail supply that it will not need more
by the year 2018 as the population increases.
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FACTS

Industrial Vacancy Rates
Retail Vacancy Rates

Supply of existing industrial land per City Staff
Supply of existing retail vacant land per,City Staff

FACTS

16% - 21%
10%

19 to 48 years
8 years

1. Consumer research for neighborhoocl shopping patterns and references
established that over 78% of Novi residents were "very likely" or
"somewhat likely" to shop at a new supermarket at Ten Mile and Novi
Roads.

2. The Market Study establishes there is market support for a grocery
anchored center with ancillary retail uses at Ten Mile and Novi Roads
between 140,000 and 199,000 total square feet.

3. The current retail vacancies are at 10% and land zoned for retail which
should be used within eight years.

4. The vacancy rate fo r industrial buildings in Novi is between 15% -21 % and
the vacant industrial zoned land should be used up within 19 to 48 years.

In conclusion, the facts speak for themselves. Novi residents desire a grocery store
with ancillary retail at Ten Mile and Novi Roads. It is supported by Market Study,
resident opinions and through a comparison of the vacancy rates between retail and
industrial uses. The subject Jand should not remain as industrial. It should be rezoned
as requested to allow for the retail uses as presented. Any other conclusion would not
be based upon fact but upon mere emotion and unfounded beliefs.

Respectfully submitted,

G~N&~h
-> ~~~~--.,,---

.-- MatthS:C. ~mnnL -_..-.-

Attorney for Novi Ten Associates

MCQ/kw
Enc.
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~.~ March 29, 2010

Planning Commission
pt j City of "Jovi
"m 451 75 W. Ten Mi!e Road

Novi, MI 48375

Re: Weiss PRO
Novi Road & 10 Mile Road
Site Plan No. 04-41 (09-26/Rezoning 18.690)

Dear Planning Commission:

VI/e are respectfully re-subrnittinq with revisions, the PRO (Plan Re-zoning Overlay), Site Plan
No. 04-4 '1, previous ly submitted in July 2004, and upon which we have been working
productively with the City of Novi for years .

The Project has been quite actively ongoing since 2001, and befo re, pending the completion of
improvements to the 10 Mi le/Novi Road intersection and numerous changes as INere requested
in prior Novi subcommittee approvals, etc . In that time, the property owner and design team
has made many changes that co rrespond to the comments of the Planning Department's staff
and consultants from various meetings, hearings and correspondence.

One main po int to please keep in mind: The concept and zoning use has remained as originally
initiated by the City of Novi itself, based on its own studies and con firmation of the need for
Local Commercia l at this location. That is, to rezone portions of the existing 1-'1and OS-'I zones
to B-2 .

Furthermore, initiated by Novi Ten Associates, the affected acreage and building square footage
has been voluntarily reduced considerably in the current version as compared to the previous
200'1 and 2004 submittals . T he original proposed B-2 zoned area was 22.92 acres, but has
been reduced to 20 .16 ac res ...A 12% reduction. The retail square footage has dropped
substantially from "170,072 sf to '130,871 sf ...A 24% reduct ion. The overall retail and office
square footage has been reduced from 179,072 sf to 148,671 sf. ..A 17% reduction creating a
much lower density, with greatly improved aesthetics.

More recently , the ~·Jovi Ten Associates team has submitted a PRO re-subrnittal, dated February
2, 2009 and then again on August 17, 2009, responding to the requests for clarifications and
further info as requested by Novi's Planning staff and co nsultants .

To date, NO'/i Ten Associates and Kroger have spent several hundreds of thousands of dollars
to move this project along based on the preliminary comments we have received from the
various Novi subcommittees (made up of planning staff, Planning Commissioners and City
Council members). The Novi Ten Associates' Team has now completed the requirements for
the zoning issues and is continuing on the technical issues and detai ls to the sat isfacti on of the
requests .
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~, March 29,2010

The latest submittal includ es several refinements:

OJ The clevelopment is to be set up as a General Business Condominium in conformanc e
with Nevi's standard practices, in lieu of the previous Site Condom inium.

e The Ten Mile Road improvements have been further defined, indicat ing many road
improvement items that exceed standard requirements .

o The access drives have been aligned with those across Ten Mile and Novi Roads, and
also with the internal drives of the project.

(;l More natural landscaped areas have been set aside.
'" We have included an out-only driveway at the east end of the property for truck traff ic,

eliminating any co-mingling with pedes trians and customer vehicle traff ic.
e Sidewalks and node points have been located to encourage pedestrian traffi c into and

within the site and improve drive-by aesthetics.
e The Kroger and neighborhood shopping center facade designs have also been

upgraded significantly .

This submittal package also includes a list of substantial public benefit s and a short list of minor
deviations.

A quality project, such as propos ed, can have a siqnificant positive impact on the tax base of the
City of Nevi. It is estimated that this project will have a value of more than $20 million at
completion. At the City 's current tax levy, this project would pay an amount in excess of
$21 1,000 per year to the City . This amount would represent the payment for existing or
appro ximately three new police officers. The Novi School District would receive an even great er
benefit from school taxes. Local employm ent and other beneficial commerce would also be
increased. And of primary note, in conforman ce with the many studies that initiated Novi' s OINn

prior Master Plan conclusions, this developme nt will serve the convenience of the local
population's needs for daily commercial needs, most specifically a full-service grocery store : in
an area which currently is under-served (being the exact stated reason the Novi Master Plan
indicated this exact use here)

Our PRO/Re-zoning proposal complies with the 20-20 Master Plan of Land Use which
designated the entire frontage of Ten Mile Road for commercial purposes as well as the entire
frontag e of Novi Ros el. This proposal includes much less comme rcial than sugges ted, and no
commercial on Nevi ROad. Thereafter, with the placement of the Special Planning Project Area
over the underlying commercial Master Plan uses in the Novi Road Corridor Study and in the
curren t Master Plan, which merely requested that all be addressed in a cohesive plan : 'we have
satisfied and exceeded that requirement. \/Ve have mixed our uses between comm ercial anel
0 8-1 to make a very compatible development with the surrounding areas and which have inter­
related road networks , drainag e patterns: and common architectural highlights.
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W e understand that the 'zoning' and 'site plan approval' aspects are intertwined under the PRO
overlay ordinance . We acknowledge the planning, engineering, traffic, lands caping, woodland
and wetland technical issu es and details need to be worked and must comply with the complete
approval process in the future, which your plann ing staff, along with their consult ants will leave
any PRO approval, to still be "tied" and subject to furth er full approvals during the future Site
Plan Approval process.

The extensive details and calculations, such as tree repl acements , grading , etc., are not yet
provi ded here as we look to first acldress and confirm the ZONING USE aspect of the PRO.
Th e balance of all ordinan ce requirements will be addressed and fully detailed to comply with
the aspects of the proposed project prior to recomm ending SPA approva l to the Planning
Commission and City Council.

However, our concept plan, its uses, density, building structures, natural areas, basic utilit ies,
roadways, parking and walkways have been long-established and have rem ained consist ent
and in co nformance, other than when exceed ing Novi's standards. The high level of expensive
technical detail required to later achieve final SPA is imm ensely above and beyond what is
required to first confirm the 'Zon ing ' viability of this project.

Wh ile Novi Ten and Kroger are looking to proceed immediately wiih the entire proje ct, at this
first prelimin ary point we wish to concentrate on the zoning aspects. Accordingly, it is our
request here to gain now first from thi s submittal, confirmation of that zoning, and that
conf irmat ion, in the PRO format be in the form of an: "Approval 01 t he PRO by th e City of
Novi, as submitted, and still subject to all typical Nevi Site Plan Approval requirements in
which all site plan items (outside the sp ecific zoning topic) must next, still be submitted
to Nevi 's Planning Department, Engineering Department, Traffic Consultant, Landscape
Review Department, Woodland and Wetland Consultants, Facade Consultant and Fire
Department for their review and approval."

Accordingly, we are respectfully request ing a hearing to present and discus s our PRO project.
specifica lly as to your intent for our zoning requ est. If favorable, Novi Ten Associates and their
partn er Kroger are ready to commit their consultants and monetary fund s toward the refinemen t
of the project developm ent to the satisfaction of your plannin g staff and consult ants. The Kroger
store is a viable proje ct now. They have stated several time s before various committees that
they have com pleted their own market study and are committed to this project and this site.
They are self-fund ed and ready to comm ence construction, even in th is economy.

Further, live have taken the previous advice from the City , through its cons ultants , staff and
Planning Commissioners and waited to prese nt our project until after the Nevi RoadlTen Mile
Road intersection improveme nts have been made. W e have done each and everything that the
City has asked and we now ask for a pos itive recommendation from this body to the City
Council for the re-zoni ng of our PRO Applicatio n.
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In con clusion, this submission brings us into ful l compliance with ail of Nevi 's req uests. Hav ing
co mplied fully, every step of the way, to put this project into the form requested by Nevi and its
con sult ants , we ask for f inal approval of this use, as it "vas recognized as beneficial and in itiated
by the City of Nevi itself.

Sincerely,
SIEGALfT UOMAA LA A SSOCIATES
ARCHITECTS AND PLANNERS, INC .

Martin J. Sm ith
NeARB, LEE D AP
Principa l

MJS:bmw



June 10, 201 0

Ms. Kristen Kope lonski. Planner
Co mmun ity Development Center
City of Novi
45175 West Ten Mile ROCi d
i'lovi, MI 48375

Re: Weiss Mixeel Use Project
10 Mile end Novi Roo d
Site PICIn No. 04-41 (09-26/ Rezoning 18.690)

Dear Ms. Kopelanski :

1\5 inelic a ted in our pr evious submitlo l (3/29/1 0), this submitted is intend ed to concen lro !e only on
the zoning crspects o f the overa ll Weiss Mixed Use PRO/SPA project. At this point in lime, w e
have complied wi lh the requirements necessary to requ est a Planning Commission hear ing
regorcling the Zon in~J portion o f the PRO.

Our teorn is continuing ihei. work on 1he rem aining lech nic ol issues of your very thorough review.
We wi ll c ontinue to w ork c losely wit h the ci ly's pkmninq sto ff ond consulto nts to bring those
remc lining issues to their sofisloc torv resolutions in CI loler submittal CIS required by the Ci ty 0 1

Novi' s Site Pion Approvo l pro c ess . As o lwoys. we appreci clte you r ossi stcmce in this me t ter.

The fo llowing is em itemi zed response to the City o f f'lol/ i' s PICInning sta ff and consulto nts' rev iew
to our 10/1 7/08 PRO Sub mit lol . 8/ 17/09 and 3/29/10 Re-submi 1101.

.EJcmning Review Letter, K. KOQelanski, da ted 5/10/ 10

As previou sly described, the WeissMixed Use proj ect is 10 be develop ed os a [.jene ra l business
condominium. The c ondominium units will consist o f the footprin ts o f the propo sed bu ildings
only. Parking, ing ress, egress, landsca pe on d other elements will be "c ommon oreos". The
building foo tprints an d parking oreas ineJi ca tecI on Ihe d esignated " future phases" ol e shown
concep lua lly on el hypo theti ca lly only. They moy be modifi ed . recon figured ond d eveloped ill
rondom order. All future phose bui lding arch itecture sho ll be compa tib le in style, material and
co lor to the phose l o ne! 2 bui ldings, ond will be subjec t to the regu lar site p lan opprova l
processwh en developed.

,...' ~

S IEGJ-\L.ITLJOrvJAALA ASSOCi AT ES ARCHITECTS AND PLAN N ERS If\JC.



Ms. Kristen Kop elonski, Planner
Co mmuniIy Dev elopmen t Deportrnen t
City of Novi
Page 2
Jun e 10. 2010

1)0ge 3 - RecornmenelQ1Lon

1. Further stucJy is unelerway - Understood.

2. Mos ler Pion imp lementa tion strot egy - Understood.

3. As indico ted the recen tly c omp leted re toi l studi es indic a te the ci ty has CJ surp lus of la nd
zoned or p lan ned for retail oc tivities through 2018. or 8 veers. Appendi ces to the Moster
Plan amendments, do teel Februo ry 2010, indica te tha t Novi hos adequote kmd zoned or
p lonneel for incJustriollreseorch for up to 43 veers...6 times CIS lono.

4. The requested clevia lions a ncl rot iono!e m e documented in this subrnittal pockoge.

5. We believ e thol the B-2 and 0 5-1 zoning is consistent wi Ih the existing zoning in H18 oreo .

6.&7. The storrnwo ter. wetlond an el woodlond issues will be resolved per ordi nonce
requirements os port o f the Site PICIn Ap proval process.

Moster' PICIn for t.on d Use

As design professionols, we me conc erned regardin g the cornpu tibi lity o f inclustrio l luncl uses
cdiocent to resid entiol os opposed to cornmerciol uses.

Pag e 4 - NQvi Road Corrielor SJ1!i;\'L

The t'lovi Rood Corridor study discu sses commercial developm ent in the following posso qes:

Page 3 - Exis ting Mosier Pion recomrnendoti ons: " ...include oddin q more locol cornmerc ia l a t
the southwest corn er o f Ten Mile ond t'lovi Rood,..''. 0 150 reflec ted on the "existing MClSter Plon
for Loncl Use mop north segmen t" ,

Poge 30 - The corridor recornrnendo lions for la nd use indic a tes CI re-eva luolion o f the southeosl
c orner o f Ten Mi le .onel Novi Rood "due to the site cons troin ls c reo ted by existing noturol
features", nol~_~.-l9_ the o rn ounl of comrnercio l devel opment in the c ily ond the corridor. As
inclicoted in this respo nse le tter, we ore respon ding to til e orclinonce requirements reg arding the
existing noturo l feo fures.

PCl qe 5 - Comocdibi!ity with Surround ing LClnd Use

Troffic impacts ore addressed in the ot to ch ed tro ffic consul tant' sresponses.

ResiclentiCi I p rop er lies to the south ...os slo lecl, it is highly unlike ly the! additiono l no ise from the
proposed commercia l w ill o ttec l lhe residentio l prop erties. We believe industrial uses would in
le e! c ou se 0 higher incidenc e of noise .
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Drugslore one! o ffic e propert ies to the west..Jhe OS- 1 Zoning is not in q uestion, in Io c l. this
proposed PRO Deve lopment d ecrea ses the quontity o f land zoned for o ffic e .

Infrastr'ucture con c erns hove bee respon cled 10 within the a ttached consulto nts' review letters.

Po q e 6 - f'loturol Fea tures ho ve been respon ded to wilt i in the ot tccned consultan ts ' review
letters.

v o lun lorv conclitions o nel oreJino nc e eJevio tions ore documented in this sub mitlo l po ck o ge.

Poqe 7 - Sho QPinq Center

Tha nk you for acknow led ging ond supp orting our devicr tion requests for the b uilding heig ht.
loading sp ace o nd e levo tions. Mu ch like the looding spoce, th e lo c o lion o f H1e clumpster
en c losure is o pro c ticol use issue, wi th no reol or perceived irnp cr cl to neigh boring lon el uses, CiS

d escribed in ou r list of requested d eviolions.

Th on k you for o ck nowled qino an el sup porting our ele vio lion requ ests.

Pag e 8 -I tems for Furth err~eyj§w

Landscaping, d rive- throu gh lanes o rid drlvewov spo c ing waivers ore crdd resseo la ter in this
response letter.

Phot omet ric s: The p roperty clesi gnot ecl fo r the PRO ov erlov rezoning onel d ev elopmen t is
sep oro leel from any resielentiol zoned property by vo co nt properly or on int ervening zoning
district and 0 minim um distcm ce o f opproximo rely 300 feet (see similor stolernen l in first
paro grClph o f the fo llowing prelimin ary lon d sco p e review).

A p reliminelly Pho lome tric Pion wos provid ed in C1 p revious sub rnill o l. A full p ho tomet ric p ion w ill
be p rovid ed. How ever, it is not p erfinen I to the zoning m pec ts o f th e PRO request and
therefore, hc s not been includ ed os port o f 1I1is pho se o f our submitted. We will continue to work
closely with the c ify 's p lonning sioff fo bring the pho tome tric s to 0 sotistoc to ry resolutio n prior to
fina l site p ion approva l.

Loo cJing Spa ce and Durnpstel Screen ing : These elements will be screened p er ordinonc e
req uirements. This itern conc ern 's C1 tec hnicol site issue tha i our teorn is c urren tly working on .
However, it is no t perl inen t to the zoning osp ec ts o f fhe PRO request on d therefore. is no!
incl uded cs por I o f this phme of our submittal . We will c ontinue to w ork closely v'lith the city 's
p lanning sto ff on d k md sc opi no con sulton t fa brin~1 the screening to 0 soHsfac lory reso lu tion prior
to fina l site p ion opprovo l

A pho sing p la n on d d e toued descrip tion m e indi coteel on DrCl\vinQ Shee l P-2.
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The legol Most er Plelll el ee el d ocuments will be submit led for review p rior 10 Sile PiCin Approveil
and prior to recordation.

Lot sp lit/co mbina tio ns: Correc t. the PRO prop erty is int ended to b e rec onf igured Ci S0 sing le lo r.
The properly south of Ihe PRO property wi ll be d esignoled os one or two sep oro te p roperties.
Tile legal 10 1 spl il/combino fion do cuments will be sub rnitled for revi ew prior 10 fineil Site Pion
Approval ond prior to recordo lion .

Proposed Builcling Pods: Correct. Building Pions] thr ough 7 or e shown for concep luo l ond
hypothe ticol p urp oses on ly.

t.cn d Uses: Unelerstooel.

Pao e 10-j\pplic Ci nt Burd en uncler PRO Ordnanc (:)

Simp ly pu t, th e pro posed projec t c ould nol be bu ilt under fhe existing, o vldo ted 1-1 Zoning
District. The p ublic b ene fits are otk rched as pari o f this sub mit ta l.

Kroger PICInnin q F<evi ew Surnmory Char t

Build ing Heigh1: We ore osking for CI d evi ofion for this item .

Nurnber of parking sp a ces: We have correc ted tne pmking co unt on the Si! e PI Cln on Shee : P-2.
The Phose 1 porkinq c ount hos b een revi sed to 321\ sp oces.

Barrier free signs will be provie/eel p er Michigo n Barrier Fr ee requirements o s por ! o f the fina l Site
Pion Approvet! submitteil.

Driv e-Thru Lo ne Delin eo lion onel Cen lerline RCl clius: This item concerns a i echni c al sile issue tho!
our toorn is c urrently working on. Howev er, i l is nor perlinent to th e zoning asp ec ts of the PRO
request anel the refo re, hos nol b een includeel CIS part of this ph ose o f our subrniHal. We wil l
c o n tinue to work closely with ih e ci ty 's p lanning slo lf o nd engineering consultont to bring this
issue to a so tisloc lo rv resoluti on prior to fino: site pion op provol .

Dump ster Screen: A typi c al des ign is indicotecl on Sheei P-6. Kroger' s trash c o mpoclor will b e
screened in 0 similor ma nner ond will be elescribed as port o f the Si te PICIn Ap prov ol SUb mitted.

Pho tome trics: As stated ea rlier, CI full ph ot omet ric p lan wi ll be included os pari o f i t'le Si te I)lan
Ap p rova l submi tta l.

t'le io l'I.Qorhood Sho opino Cen ler Review Summary Shee l.

Bui ldin g Height: We ore m king for CI d eviofi o n for Ihis il e rn.
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Barrier free signs wi ll b e provided per Michigon Barrier Free requiremen ts as port o f the fined Si le
Pion Approval submitto l.

Looeling Space /oco tion : We ore asking for a devia tion for this item.,

Looeling Spo ce Screening: The co ntinuous looding spo c e scree ning will b e oeldressecl in the
preliminory si le p lan phase.

Dumpster locati on: We ore osking for CI clev io tion far this il ern ,

Dumpster Scree ning : As noted obove. these elements wi ll be sc reened . I his item conc erns 0

technico l si te issue th ot our teom is currenlly working on . However, it is no l perlinent to the
zoning ospec Is of the PRO requesl ond there fore, is not inclucleel as port o f this phose of o ur
sub mitta l. We will c ontinue to work closely wi th the city 's p lonnin g slo l! ond lone/ sc op e
consulton l to bring the scree ning to 0 sofistc c torv resolution prior to fined site pkm o pprovo l.

Photometric s: As sla leel earlier, o full photo me trics plon will be provid ed os p or t o f th e site p lon
submitted.

E rl9Lne ~ri nQReview - L. IveZCI j. elo ted 3L29/ t0

l . Aeklition ol inl ormotion has b een provid ed . " ems opplicoble to the rezoning op plicedio n
hove b een odd ressecl. All o ther items will b e oddressed in the preumino rv site p ion
phose.

2. The no te will be oclelecl to the Si te F'!an Approva l Dra wing s.

3. Lorger sco re Drawin gs have b een incl uded in previoussub mit tell s. Th e de lo il incluelecl on
the larger sca le Drawing s ore genera lly not p ertinent to the zoninq asp ec ts o f the PRO
request oncl therefore not included in this sub rni1tol. The loro er sca le DrClwing s will b e
inciudecl for review CIS por i o f the full Site Pion Approvo l submit ted.

4. Understood .

5. I'-Io ted .

6. Understood.

7. Th ese item s c oncern technic ol site issues thot our team is currently working on. However,
they m e nol p er tinent to the zoning aspec fs o f the PRO req uest ond there fore are not
inc luded os p or I o f this phose o f our su bmii lo l. We will c ontinue to work c lose ly with the
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c l tv's enginee ring stof f 10 bring Hie utilily lovouls to a satis factory resolution p rior to final
Site Plan Approv a l.

8. See Item .! above.

9. See Item 7 above.

10. See Item 7 obove.

Sto rm Wat er l00naaement Pion

11 . The preliminmy d esign shows tho! we con o chieve CI Im ge orn ount o f storoge vo lume
south o f the proposed retoinin g woll. Th ere me 0 number of op tions at our d isp osol to
a cljusl Ihe de len tion m eo/volume as nec essmy in the finol design and onolysi s. We hove
CI mulli tude o f options to mi tigo te the we tlon ds. As indicoted in o thers respon ses, these
a re technical site plan issues, no t relo red to the zoning issue at honel. We will work clo sely
with til e cily eng ineering and plonning sicl ff to bring these item s to sa tisfoc tory resolut ions
prior to final Site Pion Approval.

Hi e proposed run off coe fficien t vo lues used to d etermine the el etenti on vo lume is
genera lly accepted . We requ est reasoning for utilizing a high er volue . SimilClrly,o lthou gh
we ore no! proposing uneJ ergroun d detention. we request cl ori fico tion as to Why fhe size
o f lhe si te is a d et ermining foc /ory in whether it is ollowecl o r no l.

12. The storm woter mOr1C1gem ent facili ties will b e c onslruc ted as port o f Phase 1.

13. A Sto rm Water Monogemen t Pion will b e addressed in the Si le PICIn Ap prov ol sub mittol.

14. The Storm Water lv\C1 nClgement PICIn will provide the inl ormo fion requi red .

15. Ac cess will b e provid ed and sho wn on the Sile PICIn Approva l submitted.

Poving o nel Gra elinq

16. The oddilion ol topography will b e provided for the Site Pion Ap provo l subrni l lot . Off si te
d roinoqe will be clearly identified .

17. lhe p erimet er sidewolk is labelecl. We hove added a not e (Not e 10) to Sheet P-2
c larifying interned sidewa lk wid ths. These will b e coordino led on the d etailed engin eering
drowinqs for Site Pion Approvo l.

18. A continuous 8 fool wide conc rete po thwov is inclicalecl CICIOSS the fron lClge of the
properly.

19. The is!on el swi ll b e shown in c ornp lio nc e on Ihe Si te Pion Approval sub rnitla l.



Ms. Krislen Kop elon ski, r~ I Cl nn er

Cornm unilv De velop ment DeporlrYl enl
Ci ty of No vi
Poge 7
June 10, 20 10

20. Sta lls Clnel c urb s wi ll b e shown cornp liont on the Site PICIn Approved submitta l.

Of f-Site EClS8men I ~

21. On -si te eosernen ls have b een indic a ted on SI18et C400. Hi e slorm eo sernents w ill b e
ind icated os the storm wo ter d esig n progresses. Pleose c lari fy w het is rncon t by the lerrn
"o l t-sil e" eosernen t.

Pub lic LJ tilities Imp a cts- L. Ivezoj, d oted 5LlQLlQ

Ulili ty De rna nd s

We hove provided o n REU ca lc ula tion a nd p rovid ed ir on C 400. We c o lcu lo !e the si le vviil
require C1pp roxirnately 76 REUs tota l once clev eloped .

~o t e( Syste m

No ted .

Semi lory Sewer

'v'l e req uest further inf orma tion on the copocity 0 1the existing sanitary sewer.

Sum m ary

Und erslo od . Again we w ould requ est turther in forrnot ion o n the copociry of the exisling soni lorv
sew er.

Traffi c Review - Bi rc hler A[ro'(o. c1ot e_d---.1/JQLlQ

2B. The o ssumplion is c orrec t. The wesl clrive on Ten Mile r<ood is in ten ded to incl uele o ne
lon e in o nd o ne lone out.

3A-G. Ack nowled g ed .

3H. Fro m the traffi c stu dy rep ort o f I-/\or ch 20 ]0, if develo ped und er existing zoning , the
in fersec tion o f Ten Mile Rood ond t\lovi Rood w ould ha ve em overoll d eloy o f 81.?
sec o nds. If the signol timin g splits w ere op timized in Svnchro . thi s could b e reeluc eel to on
overo ll delov o f 78.5 seconds, w hich woule! be more them the 70,0 second o verag e d elay
if d ev eloped with th e PRO pio n.

31-3L. Acknowledg ed.

3M . We di sagree with the assessmen t thc t on o d clitiona ! outbound lo ne is need ed,
p ar tic ular ly if 0 si gned is insta lled 01 the c ent er drive .
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3N. Wilh 0 refined si gned timing o t the outbound dela y, the left turn woul d op ero te o t level o f
servic e "C" . The westboune/ throu g h level o f service wo uld opero te cd "B".

30. "Further cmcuvsis of the center drivewoy on Ten Mile Rood ind ic eiles that the level o f
service crt the c enter driveway would be accep tabl e for all mo ve ments, even with the
a de/ition o f mor e traffic which could dived from the easte rn drivewoy, assuming tho t a
semi-octuoted an d uncoordinot ed trClffic signo l is installed ell the intersection. With 0

sing le westbound lon e the 95% queue length would be opprox imo te ly 635 feet end the
level of service for the movement would be 0 B, whic h would no t interfere wi th the
roilrooel c rossing in the foreseeo bl e future . The ou tbound troffi c would opero te cd 0 level
o f servic e C. with CI 95% q ueue lenglh o f 215 feet. Th ere will be ocl equote storcqe for
those [ell-tum mov ementswith the seporo 1e left -turn lon e p rovieled .

According to Synchro, the len-tu rn delay for the remaining 10 vehicles assumed 10 turn
left ou t of til e east ern driveway woul cl slill b e lon g 0 I 204.7 second s bu t the 95% queue
w ould only b e 31 feet, or two cors.

Th e comporo live SimTro ffic Ana lysis (run 10 sep oro !e times and a veraged) indicotes for
less d elay for both the westbound Ihrou gh movement a long Ten Mile Rood ell the c en IeI'
drivewoy wi lh signa l o nd the outbound left turn movement at the eostern dnvewoy. The
west bound queues 330 feet vs. the 635 feel estima ted by Synchro do nol opprocch Ihe
roilrood cro ssing in til e model.

Wilh further refined signol timing o t the Cenler Drivewoy. CI seporo le weslboune/ throug h
lan e would not be nec essary to oc cc mrn od ot e this development.

3P. Ackn owled ged .

3Q. Ack nowleelgeel.

3R. The c cldi lion oi lon e wi ll serve CIS a d efacto right turn lon e for all o f the drivewoys alon g
Ten Mile Rood . We disooree with the a ssessment tho t on a dditiona l right-hond turn top er
a t the east en d w est drivewoys ore beneficial.

4. Ackn owledged.

5&6. The drives on til e opposi te side o f Novi one! Ten Mile Rood o lreo dy do not comply wit h
sp ocing stondm cl. "life will be requ esting spoc e waivers.

7. An ogreement for a cross-easeme nt o t the existing \"!algreen' s store ha s not b een
reoch ed . Ther e is 0 150 the tecn nicot cEf ficully o f on eigh r foof groel8 differentia l between
the two prop er lies. At this point in time, a shored egress point does no! seem possib le .
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Vehicu lor Ac cess I nlQrovem~n l 5

8. Understooel.

9. See 11 em 3N above.

10. Ten Mile Rood widening will be coordino led wilh RC OC.

11 . The p ion will b e correc ted.

Driveway Desiqn and Conlrol

12. We will cons ider your rec ommend ed Co ncep lua l Design. Finol revrsions 10 the i"J ovi
Rood Drive wi ll b e brought 10 a sonsfoc torv resolution prior 10 fined Site Pla n Approved.

13. The west drive on SP C-200 wi til two ou tboun d lon es is o n error on the She e t. It has b een
correc led to a single entry onel sing le exi t lo ne. See Itern 3M above regording rnult iple
exit lones.

14. Finc l revisions to the c enter drivewoy will be brought 10 a salisfac tory resolution prior to
fined Site Pio n Ap proval .

15. Unclers!ooel. The finol c onnec tion will b e brough t to o sa tisfoc tory resolutio n prior to tinol
Sile Pla n Ap prova l.

]6. r ina l revision s to the em! drivewoy wi ll b e brou ght to a sa fisfac tory resolulion prior 10 finol
Site Pion Ap proval .

] 7. Acknowleelged .

18. The sire p lan hm been revised fo inclu el e!he missin g secti on o f 8 fo ot po lh on the
norlheo st corner of Wa lgreen' s site . Questio n: Was there 0 condition o n the Wo lgreen' s
Si te Plan Approval tho t they sholl comple te the sec tion of 8 foo t po thwoy on ce the
a djacent prop erly is c1 evelopeel?

19. Acknowledged.

Porkino ond Circu la tio n

20. The proposed access aisles a nd bm rier free porking space s in fron t of Ihe Kroger store wi!1
b e revised . How ever, these items ore no l per tinent to the zoning ospec ts o f the PRO
request. ond therefore, hove not b een inclu deel os part o f this sub mitta l. We will
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c on tinue 10 work wi lh fhe cily 's planning slclf f 10 bring these issues to so lisloc torv
reso lutio n prio r to final Site Pla n Ap p rova l.

21. l he raclii will b e revised per requirements and submitled os p ort o f the fino l Sile Plan
I

Ap provol submitlol.

22. The drive-throu gh lan e will be modified and submitle el o s pa rt o f Ih e final Site Pio n
Approval submitto l.

23. Und erslood.

lv\ i sc e ll aneolJ ~.

2L1 . Und erstood .

Londs cq Qe Revi ew - Bench ke, 5/ ]2/ 10

Resiclent io l Acljo ce.QUQ Non -Resiclen lio.!

1. Correc1... the PF?O project pro perly is not d irec tly acljo cen l to ony residenliol zoned
property .

AeljClcen I RigjJJs-o f-Woy"

l . vt e ore not osking for 0 devialion to elirnino le the b erm s from the rood fronl a g e. As the
gra d ing d esign con tinues to move forward w e will d ernon slrote compliance wilh the
requiremenls. This item is not pertin ent 10 Ihe zoning aspec ts o f th e PRO request, o nel
therefore. 11 m not been includecl os port o f thi s ph ose of our submi lto l. We 'vvill continue
10 work c losely wi Ih lh e ci Iy' s p lannin g slo ff on cllonelscope consultonl lo bling this issue
to so lisfoclory resolu tion prior to finol Si te PICI n Approval.

2. Tile b erm s wi ll be p lonteel 10 meet buffering anel opocity requirernents.

3. The green bell s snell be id en tifiecl on the Lonelscape Drawings.

1\ . Acknowleclg ecl.

5. Und erstood .

6. Ack nowtedqecl .

Porkino Areo Landscap e Requir ement s

1. Ack now ledged.
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2&3 . The landsc op e p lan, parkin g lo t ond perimeter c onopy tree c oun ts will be revised . These
item s concern tec hnic ol si te issues tho ! our teo m is c urrently working on. However, they
ore not pertinent io the zoning asp ec ts o f the PRO request, and theref ore, have not
been included os port of this phose o f our sub rnilta l. 'We will c on linue to work c losely
with the citY' s p lClnning sta ff ond lonclsc ap e c onsultont to bring the se issues to
so fisloc lorv resolul ion prior to tincd site p lon op provo l.

4. We ore oskinq for CI d evio lion on 1 spoce in 4 locu tions (not 7) in front o f the
ne iqhborhood shopping center.

5. Acknowledged .

1 t :
--.) . We ore seeking deviations for these items.

1. Ack no wledged .

l . The final pion list will b e proviclecl in the preliminary Sile Plan Approva l ph ose.

2. Acknowledged .

f'lovi Rood Corridor Pion

1, 2 & 3.
We will provid e odc/dionol detoi l regarding the 5 pedestrian node pa in ts. gazeb o ond
bicycle ra ck 'occf ions. However, these items o re no t p erlinent to the zonino c spect s of
th e PRO request end therefore , ho ve not been includ ed ClS port of this phose of our
submitted. We wi ll continue to work clo sely wi th the cily' s p lanning stoff ond londscope
consullon t to bring these issues to a sc llstoc torv resolu tion p rior to fina l site p ion

General Requirem~r]b.

I . Understood .
2. Unclerstood .
3. Acknowledgecl.
4. Acknowledqeci.
5. Und erstood .
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Woocllond Review - M. Holzheuer, ela teel 5/7/1 Q

] -7 The rev iewer, !'AI'. Ho lzheu er. is c orrec t. The March 29, 2010 resp onse e1id not propose on y
re visions to Ihe d rawings regoreJ ing th e wood lond issues. As previou sly stored . those
issues ore no t p ert inent to the zoning ospec fs o f th e PRO req uest anel lh erelore . have no t
been includ ecl os parf o f the phase o f o ur sub mitfo l. We w ill co n tinue to work closely
wi lh the city' s p lcmning sto ff o nel w oodlcmd consu lton t 10 bring these issues to 0

so tisfocfory resolution prior to fino l site p lan opprova l.

n. We und ersfo nel this item ho s been resolved.

yY e tlcmd Review - J. Fr eelClnd , 5/ 1OLlQ

As previo usly sto teel in our Mmch 29, 20 10 response, w e C1gree wi th the ossessm en ls and
c ommen ts from the wel lond review letter. We fully intend to comply wi lh wetlo nd rnifigo l ion
requirements of fhe Ci fy onel o f the Stole. We ore cu rren tly exp lorinq oreos o f pot entia l
mitigation on site o nel feel co n lidenl w e wil l b e able to comp ly. All required permits will be
ob ta ined . Furlher delineo tion of mitig ellion oreos will be shown onel will be in complian c e on the
p reliminwy sife p lan sub mit to l.

FoyodeRev iew - D. Necci , 5/12/ 10

1. As slo tecJ previ ously, Spli I Fac ed/Smooth Focod CMU: It IICiS no l ye I been d e termin ed if
th e split foc ed CMU bose will project beyond the C-brick wo ll surfoce on oil w a lls o f the
Kroger building. If thot is Hie final d esig n, CI c ho rntered sill unit w ill be used . However, this
item is no t p ertinen t to the zoning osp ec fs o f the PRO req ues t end therefo re, hc s no!
b een includ ed os port o f fhe city 's planning sla ff o nd Io c o d e c onsulta n l to bring this
issue 10 CJ sotisfac tory resolution prior to final sile p ion ap provo l.

Fire Depor Im ent Review -- M. ['Ions. 5/ 4/ 10

The following items c oncern iechnicol items th o! will b e provid ed on fhe p ion s prior to finol site
p lan opprovol. Howev er , Ihey or e not p ertinen t to the zoning ospects of thi s PRO request ond
therelore. have not b een inclu d ed os port o f this phose o f our submi tta l.

1. The conce p luo l wo ter rnoin loyoul is only shown o t lhts po int. The INCIt er wi ll b e sized as
required by the ci ty and inclicatecl on the prelimina ry site pions .

2. The Hvdron l will b e odded CIS por t o f fhe preliminory site p ion subrnitlo l.

3. Th e exisling hvdron ls will be locotecl a nd appropriately shown CIS por I of the p relirninory
si te pla n submitted.
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4. Th e weller supply in ta the b uildi ngs wil l be shown pe r requirem ents CIS port o f th e
p relimino rv site plan submitta l.

5. - 7. The no te wi ll be adcleel os pml of til e pr~ lim i nory sile plo n sub mitta l.

As slo ted obove. this submi tted concerns itself on ly with the zoning asp ec ts of the PRO projec t.
Many of Ih e Hems above conc ern tech nicol issues tho! ore nol pertine nt to th e zoning asp ec ts
o f this PRO requ est. Th ey will 011 be brought to a satisfoc tory resoluti on p rio r to Final Site Pion
Ap p ro ved. If you hove ony questio ns. pleo se feel free to c onto c t me. Th ank you.

Sincerely,

SIEGA L/TUOMAALA ASSOCIATES
ARCHITECTS AND PLANNERS, 1f'1C.

Mmtin J Smith
NC ARS, l.EED AP
Principal

MJS:bmw
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