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Station Flats Land use Narrative
Location:

Station Flats will be located on Wixom Rd. in between the Target and Sam’s club and will be a 4-story
state of the art multifamily residence consisting of 160 units. The entrance lines up with Catholic Central
High School and it will be a significant improvement to the intersection and will complement the $100M
expansion.

Description:

This residence will have 7 live/work units, 24 studios, 69 (1) Bedroom, 58 (2) Bedroom and 2 (3)
Bedroom units. This development will improve the area by providing residential living to an area that
was previously vacant for over 20 years. It will improve the customer base of the local businesses and
will help the economy in the area. The shopping center has become very tired, and this development
will significantly improve outlook of the immediate district. We have the backing of both Target and
Sam’s Club, and they fully support the development.

Other Info:

Our previous submittal called for four separate, 3 story buildings of multi-family living consisting of 148
units which is now down to one, 4 story building. The revised design is a much more efficient use of the
property and allows for better circulation and a much more robust amenity package. The developments
amenity space will include a clubhouse, a pool and lounging area, co workspace, as well as a café/coffee
shop tenant and dog run. In addition, some of the units will be designed as live-work units to
accommodate residents looking to work from home. The project will also now be connected with
sidewalks to the park just south of the property which will allow great connectivity between the uses
along Wixom Rd. These types of mixed-use projects are being created nationally where retail centers are
left unfinished and cities have recognized the merit of a residential retail mix.
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March 10, 2022

Mr. Michael Parks, Managing Member
Cypress Partners

280 West Maple Road

Suite 230

Birmingham, Ml 48009

Subject: City of Novi Consent Judgement Amendment for the 24.78-acre property on the east side
of Wixom Road, south of Grand River Ave. {(south of Sam’s Club and east or Target) in the City of Novi,
Oakland County, Michigan.

Dear Mr. Parks:

At your request, | have reviewed the above proposal to amend the Consent Judgement from July 19,
2001, and then amended June 23, 2015, for the above 24.78-acre parcel. The property is currently
vacant and was intended to be developed for additional retail space facing the Target parking lot. The
property is currently zoned I-1, Light Industrial but was approved for retail use through the Consent
Judgement. Proposed is The Station Flats development with a 158-unit apartment complex in a single,
four-story building, with 8 live-work units, 24 studio apartments, 67 one-bedroom units, 57 two-
bedroom units, and 3 three-bedroom units. There are also two courtyards with a complex pool in
one and a courtyard green with a walkway in the other. Parking spaces are located around the
perimeter of the building along with a 72-space connecting lot to the northwest of the building. It is
important to note that the proposed development occupies 5 acres +/- of the 24.78-acre site and the
rest of the property remains as a conservation/wetland area.

This letter is submitted as an evaluation of the appropriateness of the proposed Consent Agreement
amendment request, understanding the future land use designation for the site is Community
Commercial. Moreover, this letter addresses why this project meets the Goals & Objectives in the
Master Plan and the benefits outweigh those for commercial uses at that location.

The observations in this report are based upon 40 years’ experience as a professional community
planner, including work representing communities in Southeast Michigan. For the sake of
conciseness, this letter will not re-state the existing land use, site conditions, zoning, and master plan
designation for the subject and surrounding sites. Instead, it will focus on the key factors that relate
to implementation of the Goals and Objectives in the Master Plan as well as zoning requirements.
Based upon our review of the Consent Judgement, the proposed site plan and related materials, a
visit to the site, and examination of the City of Novi Zoning Ordinance and Master Plan, we offer the
following for your consideration:

ANALYSIS OF REQUEST

The requested Consent Judgement amendment will allow for the change in zoning while committing
to a specific development layout. In this case, a three-story, upscale multiple-family residential
community with ancillary live-work space is being proposed and will abut primarily community

17195 Silver Parkway, #309 Phone: 810-335-3800
Fenton, Ml 48430 Email: avantini@cibplanning.com
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commercial developments to the north and west, and detention ponds/wetlands to the south and
east. There are single-family residential uses to the south of this site, behind Target, but they will be
a considerable distance from the proposed project. A more detailed examination of the site, market
conditions, available land, and surrounding land uses indicates that the proposed multiple-family
residential development will prove more beneficial to the community than a commercial use.

Master Plan Goals. One of the goals of the Master Plan states that “A variety of housing options will
welcome younger residents and families as well as older residents to age in the community.” The
corresponding Objective is to “Attract new residents to the City by providing a full range of quality
housing opportunities that meet the housing needs of all demographic groups including but not
limited to singles, couples, first time home buyers, families and the elderly.” While the City has done
a good job of providing a variety of housing types, the provision for additional upscale rental units in
a key location will further the above goal and objective.

Grand River Corridor Plan. The subject site abuts the Grand River Corridor and one of the goals is “To
Provide Housing Options. The City of Novi is well-known in the region for its thriving single-family
neighborhoods, but alternative housing types can serve two segments of the population that may
wish to live in a different setting: Millennials and Empty Nesters. Housing in the Grand River Corridor
will provide small to medium-sized housing and will fit the low-maintenance needs of both age
groups.” The proposed will also place additional residents in close proximity to businesses along the
Grand River Corridor; further strengthening the future viability of those uses. This includes larger
businesses like Sam’s Club and Target as well as the numerous retailers located in nearby shopping
centers like the Grand Promenade and, farther to the east, the center where Kroger and Home Depot
are located. The provision for eight (8) live-work spaces will also take advantage of the surrounding
commercial activity, albeit in a limited fashion.

Viability of Subject Site for Commercial Use. The ability to develop this site for commercial use has
been in place for 22 years yet it has remained vacant. Conditions have certainly changed since the
Consent Agreement was filed and the property is even less viable for commercial development now
than it has been during that period. One of the primary reasons is the lack of visibility from primary
roads, which include Grand River Ave. and, to a lesser extent, Wixom Road. The subject site is tucked
behind the Sam’s Club building and is not visible until driving past that building toward Target. Due
to the setback from Wixom Road, the site is only visible from the Target parking lot.

Any of the potential big box uses for the site are already located in the area and they chose locations
over this one, likely due to the above-mentioned lack of road visibility and access. The only real option
would be development of a strip shopping center with numerous, small retail spaces. Shopping center
uses are highly dependent upon visibility from major roads, which is why the Grande Promenade
project was developed along Grand River Ave. instead of this site. The lack of visibility has always
made this a poor commercial site.

From a planner’s perspective, | am seeing an increase in retail vacancies in shopping centers across
the region, including communities that | work in. This is due, in part, to the advent of on-line shopping
from virtual companies, like Amazon, as well as traditional retailers like Kohl’s and Wal Mart. It is
difficult for small retailers to compete with the price and selection offered by the larger companies.
Those specialty retailers that are able to compete locate in either traditional downtowns or in high
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visibility, high traffic shopping centers. The subject site meets neither of these conditions and is an
extreme disadvantage to other competing sites.

Developers are also telling me that increased construction costs are limiting the types of development
that are feasible. These two factors indicate that in-store retailing has contracted and also become
more price-competitive. It is far more likely that the above-mentioned specialty retailers looking for
space will gravitate toward existing buildings and the lower rent structures than space in a new
shopping center. This is further supported by the increase in construction costs, making new
commercial development even more expensive and challenging.

Housing Options. All of the renter options are now supported by the change in the tax laws, which
have increased the standard deduction and with many have eliminated the need for mortgage
interest and property tax deductions. This is especially true for many empty nesters that have either
paid off their mortgages or have small balances. They can take the equity in their existing houses by
selling and use it for other purposes, while maintaining the same standard of living in the community.
This is not currently happening due to the housing shortage and inability of empty nesters to find
replacement housing within the community, either owner- or renter-occupied. First-time and move-
up buyers are having difficulty finding available housing because empty nesters are staying in place,
due primarily to lack of replacement units.

The proposed project would provide empty-nester homeowners with an option that allows them to
sell their existing homes without having to buy another one immediately, or at all, while remaining
in the City of Novi. This in turn will help free up for-sale houses, thereby adding supply to new and
move-up home buyers. Once the existing homes are sold, this will also remove the cap on property
taxes and provide an increase in revenue for the City. This project will also provide additional short-
term corporate housing for companies bringing executives into the area for temporary assignment.
There is a shortage of high-quality rental housing in the region and many companies have resorted
to buying houses for their temporary transfers to live in.

Walkability. Given the location of the site along Grand River Ave., the proposed apartment complex
would be in close proximity to a wide range of retail, restaurant, office and medical services. There
are sidewalk connections to big box uses like Target, Sam’s Club, Meijer and Kroger; a wide range of
restaurants like Applebee’s, Shaker’'s, Outback Steakhouse, etc.; and medical services at the
Ascension Providence hospital campus. A wide array of retail and service options are within walking
distance of the project, thereby limiting the need to drive to these locations. This meets the City’s
goal of having a walkable community and providing services in close proximity to housing.

CONCLUSION

With the proposed benefits, quality site design, and an understanding of the current and future
commercial market for the subject site, the proposed residential development represents an
appropriate departure from the current Consent Judgement designation of commercial. It is highly
unlikely that this property will ever be developed for commercial purposes due to the lack of visibility
from the primary roads. It is hidden behind the Sam’s Club and can only be seen from the Target
parking lot. The transition to on-line buying has also decreased demand for retail space and only the
most outstanding locations will remain viable moving forward. There is a chance that the live-work
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units will benefit from the activity generated by Target and Sam’s Club. With more people working
from home, the office/conference room area should prove enticing to prospective tenants and add a
mix of uses to the project. In addition, upscale rental housing meets the City Master Plan goals and
objectives of providing additional housing opportunities in close proximity to services, in a walkable
environment.

If you have any further questions, please contact me at 810-335-3800.
Sincerely,

CIB Planning
‘(:; {’{(JAA‘_ / //j’:é«-ZA_r’ I

Carmine P. Avantini, AICP
President
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Cypress Partners, LLC
280 W Maple, Suite 230
Birmingham, MI 48009

May 04, 2023

City of Novi
Planning Department

Re: Amendment to the original Consent Judgment for site 22-17-101-032, East of Wixom Rd
& South if Grand River.

Dear Planning Department:

Enclosed please find our design for an amendment to a Consent Judgment. We are seeking to
amend the previously approved Consent Judgment to allow for RM-2 High-Density Multiple
Family Residential. Below is a list of design changes to the architectural drawings as well as a list
of requested deviations.

List of Drawing Changes:

1) A.100
a) Clubhouse orientation altered for better lighting and access to the courtyard. Other
courtyard accessed by corridors.
b) Unit Mix adjusted to reduce number of one bedroom units and increase 2 bedroom
units.

2) A.101-104
a) Unit Mix adjusted to reduce number of one bedroom units and increase 2 bedroom
units.

3) A.105
a) Shaded areas and note added to indicate where higher parapets are proposed to help
screen rooftop equipment.

4) A.200
a) Facade design altered to make a more cohesive design with additional detail elements.
b) All exterior material calculations adjusted to reflect current design.

5) A.300
a) Sheet added to show current signage design. Final design and layout to be submitted at
later date for permits.
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b) Enlarged plan showing interior bike storage details and that a minimum of 8 spaces will
be provided.

6) Sections updated to show sight lines and that rooftop equipment will not be seen.

List of Deviations:

1) Master Plan
a) Required - Community Commercial
b) Proposed amendment to allow Multiple-Family Residential consistent with RM-2

2) Current Zoning
a) Required - B-2 Community Business
b) Proposed — RM-2, High-Density, Mid-rise multi-family residential

3) Maximum Number of Units
a) Efficiency — Max 10%
i) Proposed—15%
b) 1 Bedroom — Max 33%
i) Proposed —38%

4) Parking Setbacks

a) West Out-Lot
i) Required Side — 20 feet
ii) Proposed — 10 feet
iii) Required Front — 75 feet
iv) Proposed Front — 45 feet

b) North Out-Lot
i) Required Side — 20 feet
ii) Proposed —11.71 feet

¢) Main Parking
i) Required Front — 75 feet
ii) Proposed Front — 70 feet

5) Maximum building length
a) Required — 180 ft Max
b) Proposed — 368 ft

6) Building Orientation
a) Required — multiple dwelling structures adjacent to another residential district shall be
oriented at a minimum angle of 45 degrees to the property line
b) Proposed — orientation parallel to north-south property line, see civil.
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7) Yard Setback Restrictions
a) Required - Off-street parking and maneuvering lanes cannot exceed 30% of setbacks
b) Proposed — 30% is exceeded for most setbacks. Deviation requested.

8) Off-street parking and related drives
a) Required — 25 ft from dwelling structure that contains openings
b) Proposed —12.37 ft
¢) Required — 20 ft from any property line
d) Proposed— 10 ft

9) Pedestrian Connectivity
a) Required - 5-foot sidewalks on either side of private drives
b) Proposed — 7 foot sidewalk connecting to Target/Wixom Rd & 7-foot sidewalk
connecting to west parking lot

10) Number of Parking Spaces
a) Required — 321 Spaces
b) Proposed — 249 spaces (72 space deviation)

11) Gross Building Area
a) Required — Max 100,000 SF
b) Proposed — 186,268 Gross SF

12) Parking between retail A, B, and C must provide 1,725 spaces
a) Target provides 598
b) Sam’s club provides 625 spaces
c) Proposed site provides 249 spaces
d) Total spaces between A, B, and Cis 1,472 spaces (253 space deviation)

13) Entranceway Sign
a) Required — 5 ft maximum height & 24 square feet max
b) Proposed -5 ft height & 115 square feet
i) All final signage to be submitted at later date for final approval

14) Maneuvering Lane
a) Required — 24 feet wide
b) Proposed — 22 feet wide

15) Major Drive
a) Required — parking not permitted perpendicular to major drive
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b) Proposed — perpendicular parking proposed

16) Building Exterior Materials
a) Required —fiber cement lap siding not permitted in Region 1.
b) Proposed — fiber cement lap siding proposed as an alternate to vinyl lap siding.

Sincerely,
Jason Krieger

Krieger Klatt Architects



SITE PLAN & ELEVATIONSS
(Full plan set available for viewing at the Community Development Department.)
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BENCHMARKS
(GPS DERIVED - NAVDSS)

BU 300
DRELE W AN O A HIORANT LOGED NOAR TIE WORTIGAST

APPROX. 63' EAST FRON THE EAST WALL OF
sms L:Luls (moc WXOM RD)

DIMPLE IN_ARROW ON A HYDRANT LOGATED APPROX, T
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S
CLUB (27300 WXOM RD.)

ELEV. = 98493

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM
THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)
- e8219

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

8

TEWELL LOCATED 200 FEET NORTH OF
ENVRANEE vo "SAuis CLUB GAS STATION. 36 FEET EAST OF
CeN WIXOM ROAD AND 3 FEET WEST OF SDEWALK
b

Bu 712
X ON NORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST QUAD
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD, 1
FOOT EAST OF BACK OF CURE

ELEV. 981.3(

BU 1713
X O NGRIH M OF GATEWELL LOGATED 2 FEET SOUTH BAGK OF
curs oF cmn RIVER AND 150 FEET WEST 12 MLE ROA!

LEV. 975.

AREA DETERMINED
NCE PLOGDPLAN. PER
100D INSURANGE RATE VB NUMBER 2812506088, DATED
SEFTEMBER 29, 2006,

LEGAL DESCRIPTION
(Per ATA National Title Group File No. 63-21794529-SCM, Commitment Date August 03, 2021)
The lond referred to in this commitment is described os follows: Gity of Novi, County of Ocklond, Stote of Michigon

Port of the Northwest 1/4 of Section 17, Town 1 Nortn, Range B Eost, beginning ot o pont distant South 00
degrees 19 minutes 49 Seconds Eost 144012 feet from the Northwest Section Corner; thence South 80 degrees 00
minltes 00 Seconds East 305,38 Teet tnence Nortn G0 degrees 00 minutes 00 seconds Wast 127.09 fout thance
South S0 degrees 00 minutes 00 sex 277.34 feef;_thence olong curve Lo the right, radius 15.05 feet,
chord hcuvi North 39 degrees 18 minutes 37 seconds East 13 25 d\slun:u of 26.57 feet; thence South QD
degrege G0 miutes 0 seconds Eot 4895 feek thence Nor inutes 00 seconds Eost 59.
feet; thence South 89 degrees 23 minutes 02 seconds East )99 93 'c!l thlmc: South 00 degrees 36 mmutcs 58
3 foch Monce North B9 degrecs 34 minutes, 38 seconds West 554.25. feeks thence North 00

ccwds West 156.00 feet; lh:nc: North 83 d!gr::s 34 minutes 38 seconds West 180.07

s 00 minules 04 seconds West 515,53 foat: thance South 90 degrees 90 miutes 00

g inutes 07 seconds West 481.77 fest; ‘thence N
. ance North 00" dogreas 15 minuics 45 Saconds Weot 50,54
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BENCHMARKS
(GPS DERIVED - NAVDSS)

BU 300

DRELE W AN O A HIORANT LOGED NOAR TIE WORTIGAST
ER, APPROX. 63' EAST FRON THE EAST WALL OF

sms L:Lua (zmx: WXOM RD)

DIMPLE IN_ARROW ON A HYDRANT LOGATED APPROX, T
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S
CLUB (27300 WXOM RD.)

ELEV. = 98493

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM
THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)
9

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

8

TEWELL LOCATED 200 FEET NOR'
ENVRANCE vo "SAuis CLUB GAS STATION. 36 FEET EAST OF
CeN WIXOM ROAD AND 3 FEET WEST OF SDEWALK
b

Bu 712

X ON NORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST QUAD
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD, 1
FOOT EAST OF BACK OF CURE

ELEV. 981.3(

713
X O NGRIH M OF GATEWELL LOGATED 2 FEET SOUTH BAGK OF
curs oF cmu RIVER AND 150 FEET WEST 12 MLE ROA!

LEV. 975.

FLOODPLAIN NOTE:
BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED
0 BE OUTSIDE OF THE 0.2% ANNUAL CHANCE FLOODPLAIN PER
FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED
SEFTEMBER 28, 2006,

LEGAL DESCRIPTION
(Per ATA National Title Group File No. 63-21794529-SCM, Commitment Date August 03, 2021)
The lond referred to in this commitment is described os follows: Gity of Novi, County of Ocklond, Stote of Michigon

Port of the Northwest 1/4 of Section 17, Town 1 Nortn, Range B Eost, beginning ot o pont distant South 00
degrees 19 minutes 49 Seconds Eost 144012 feet from the Northwest Section Corner; thence South 80 degrees 00
minutes 00 seconds Eqst 305.35 fest; tnence North 00 degrees 00 minutes 00 seconds Wast 127.09 fout thance
South 80 degrees 00 minutes 00 seconds Eost 277,34 feef; thence clong curve to the right, radius 1505 feet,
listance of 26.57 feet; thence South 90

e North 00 degrees 00 minutes 00 seconds Eost 59.51
East 399.93 feet; thence South 00 degrees 36 minutes 58
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BENCHMARKS
(GPS DERIVED - NAVDSS)

BU 300

DRELE W AN O A HIORANT LOGED NOAR TIE WORTIGAST
APPROX. 63' EAST FRON THE EAST WALL OF

sms L:Luls (moc WXOM RD)

DIMPLE IN_ARROW ON A HYDRANT LOGATED APPROX, T
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S
CLUB (27300 WXOM RD.)

ELEV. = 98493

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM

THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)
9

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

8
TEWELL LOCATED 200 FEET NORTH
ENVRANEE vo "SAuis CLUB GAS STATION. 36 FEET EAST OF
CeN WIXOM ROAD AND 3 FEET WEST OF SDEWALK
b
M 71

S0 KORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST o
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD,

OF BACK OF CURE
ELEV. 981.30

BU 1713
X O NGRIH M OF GATEWELL LOGATED 2 FEET SOUTH BAGK OF
curs oF cmn RIVER AND 150 FEET WEST 12 MLE ROA!

LEV. 975.

FLOODPLAIN NOTE:

BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED
0 BE OUTSIDE OF THE 0.2% ANNUAL CHANCE FLOODPLAIN PER
FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED
SEFTEMBER 28, 2006,

WEST LINE SECTION 17

w1/4 GORNER
SECTION 1
T.OIN,, R. an
CITY OF NOVI

|
OAKLAND COUNTY, Mi

TOTAL USEABLE OPEN SPACE = 31,475 SF

= 16.420 s,

= 11,05 SF.
.

E&WI/4UNE

sm P;
lOTAL AREA

[WETLAND & WATERCOURSE SETBACK
[AND_CONSERVATION EASENENT, TYP.

LEGEND
Sroone @ mencsn @ commron
e | ftwtien W sscoroe>

—OH-ELECA-O—<_ ELEC PHONEGRCIBLET O LI, PXE B GUYWIRE
UG-OATV—I—  UROERGROND CABLE T CATY PERESTAL

P=A
GROUP

t: 844.813.2049
Wwww.peagroup.com

ok _._'
puapn-a
soume romossme o oo @ W O
,:ZQ o
a0 -
J— —
e e
ot T
G o
[2 = e =] wewo
REFERENCE DRAWINGS

USEABLE OPEN SPACE [Z

REQUIRED OPEN SPACE = 200 SF x 157 UNITS = 31,400 SF.
USEABLE OPEN SPACE = APPROXIMATELY 31,475 SF.

NORTH
o 4w e 160
SCALE: "= 80°

o Call botesn youds.

CaUTION!

CLIENT

MF LC.

NOVI, L
ZBOWESTMAPLE . SUTE 230

PROJECT TITLE
THE STATION
A

ETWEEN GRAND
mvzw sz AND 11MILE RD.

REVISIONS
PRE APPLICATION SUBMITTAL L
SPA SUBMITTAL Yooz
CITY CoMMENTS 2023

ORIGINAL ISSUE DATE:
DECEMBER 1, 2022

DRAWING TITLE
USEABLE
OPEN SPACE
CALCULATION
PLAN

PEAJOBNO.  2021-0449
PM. JIPB
DN. AM

DES. Sws
DRAWING NUMBER:

C-1.3

NOT FOR CONSTRUCTION



BENCHMARKS
(GPS DERIVED - NAVDSS)

BU 300
DRELE W AN O A HIORANT LOGED NOAR TIE WORTIGAST

APPROX. 63' EAST FRON THE EAST WALL OF
sms L:Luls (moc WXOM RD)

DIMPLE IN_ARROW ON A HYDRANT LOGATED APPROX, T
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S
CLUB (27300 WXOM RD.)

ELEV. = 98493

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM
THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)
- e8219

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

8

(ORTH TEWELL LOCATED 200 FEET NORTH OF
ENVRANEE S "SAuis CLUB GAS STATION. 36 FEET EAST OF
CENTERLINE OF WIXOM ROAD AND 3 FEET WEST OF SIDEWALK
b

M 71
S0 KORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST o
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD,
OF BACK OF CURE
ELEV. 981.30

BU 1713
X O NGRIH M OF GATEWELL LOGATED 2 FEET SOUTH BAGK OF
curs oF cmn RIVER AND 150 FEET WEST 12 MLE ROA!

LEV. 975.

oLUB
0 WIXOM ROA

FLOODPLAIN NOTE:
BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED
0 BE OUTSIDE OF THE 0.2% ANNUAL CHANCE FLOODPLAIN PER
FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED
SEFTEMBER 28, 2006,
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BENCHMARKS

(GPS DERIVED - NAVDSS)

BU 300

DMPLE IN ARROW ON A HYDRANT LOCATED NEAR THE NORTHEAST
PROPERTY CORNER, APFROX. 63' EAST FROM THE EAST WALL OF
SAM'S CLUB (27300 WIXOM RD.)

ELEV. - 986.57

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 180"

SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S
CLUB (27300 WXOM RD.)
ELEV. = 98493

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM
THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)

LEGAL DESCRIPTION
(Per ATA National Title Group File No. 63-21794529-SCM, Commitment Date August 03, 2021)
The lond referred to in this commitment is described os follows: Gity of Novi, County of Ocklond, Stote of Michigon

Port of the Nerthwast 1/4 of Secton 17, Toun 1 Nortn, Range 8 Eost, beghing ot o pont distant Seuth 00
degrees 19 minutes 49 Seconds Eost 144012 feet from the Northwest Section nce South 9 degrocs 00
minktes 00 Seconds East 305,38 Teet: thence degress 00 minutes uu Seconds West
o0t 30 decreet 50 minutes 00 neconts Eost 279.34.fect  ihence aiong curve to the.ighe, rodhs 1
chord bears North 39 degrees 16 minutes 37 seconds East 23.25 feet, d\smn:u of 26.57 fe \hm:- Somh QD
degregs G0 miutes 00 seconds Eost 4895 feek thence Norlh 00 dey inutes 00 seconds Eost 59.
feet; thence South 89 degrees 23 minutes 02 seconds East 399.93 hﬂ (hlmc: South 00 degrees 36 mmu(cs 58

Weat 1405.63 foeh ence North B9 degreus 34 minutes, 38 seconds West 55425 fests thence North 00
i i econds West 180.07
fedt (nence North 00 degrees 00 minutes 0f seconds Vet 515,83 Teot tanceSouth 90 dagraee 00 miutss 00
seconds Weat 27,75 fest"thance Norln 0 degrees 00 minutes §7 seconds West 481,77 fest; therce

o 00 Soconds-Weet 567.69 et thance Norih 00" degrees 13 minuies 43 Soconds West 50.54

ginning.

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

8
(ORTH TEWELL LOCATED 200 FEET NORTH OF

ENTRANGE S "SAuis CLUB GAS STATION. 36 FEET EAST OF

CENTERLINE OF WIXOM ROAD AND 3 FEET WEST OF SIDEWALK
97422

Bu 712
X ON NORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST QUAD
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD, 1
FOOT EAST OF BACK OF CURE

ELEV.

BU 1713
X O NGRIH M OF GATEWELL LOGATED 2 FEET SOUTH BAGK OF
curs oF cmn RIVER AND 150 FEET WEST 12 MLE ROA!

LEV. 975.

FLOODPLAIN NOTE:

BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED
0 BE OUTSIDE OF THE 0.2% ANNUAL CHANCE FLOODPLAIN PER
FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED
SEFTEMBER 28, 2006,

HALF ROM.

PROPOSED 60|

(2]
S |_S90°00'00"E 277.34'

. BRG. = N3916'37"E

ARC = 26.57'
RADIUS = 15.08' 0B
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SITE AREA:

ACRES (376,534
TAX 10: 22-17-101-032

ZONING:  CONSENT JUDGENENT
PROPOSED ZONING: CONSENT JUDGEMENT
[EXISTNG USE: VACANT LAND

UNIT NiX

2 BED

TOTAL LIVING UNITS =

MAXIMUM BULDING LENGTH = 180.00"

PARKING CALCULATI
[STANDARDS)
238 SPACES REQUIREI

B H/C SPACES)
RETAL PARKING FOR BUILDINGS A, B AND
RETAIL "8" (SANS GLUB) PROVIDED =
TOTAL PARKING FOR BUILDINGS A, B AND
|(DEVIATION OF 251 SPACES)
OFF~STREET PARKING

REQUIRED ~ NO CLOSER THAN 20' FROM
PROPOSED 101 FROM PROPERTY. UNE. (o

REQUIRED ~ NO CLOSER THAN 25' TO AN

REQUIRED - 25' SETBACK FRON WETLAND

[PEDESTRIAN CONNECTMTY

BICYCLE PARKING.
REQUIRED — 1 SPACE FOR EACH 5 UNITS
PLUS 25% OF BIKE SPACES SHOULD BE COVEl
((++) DEVIATIONS REQUIRED

SO NFORMATION.

2471 ACRES (176,238 SF,) GROSS
S,

PROPOSED USE: RESIDENTIAL MULTI-FANILY

LVE/NORK (VARLES) - (7 TOTAL) RATIO = 4.4%

ISTUDIO (500 SF.) — (24 TOTAL) RATIO = 15.0%

| SEDROON (720 95) - (80 ToTa) Ram - 431
ROOM (860 64 TOTAL) RATIO = 36.3%

5 BeoRoou (1000 <7) - 5 (2 TOTAL] RATIO = 1.3%

BUILDING HEIGHT ALLOWED = 35 s
BUILDING HEIGHT PROPOSED = 62' (s+) DULDHG LENGTH | oo
MAXIMUM BULDING PERCENTAGE OF LOT COVERAGE = 25% DVELLING STRUCTURE
2 - PEDESTRIAN CONNECTMITY
PROPOSED BULDNG LOT COVERAGE = 4.24% - PEDESTRIAN cOMNECTATY

‘ T
st Sorowc oo = Do (o) et ron
|SETBACK REQUIRFMENTS: U T e
RM=2 ZONING DISTRICT. REQUIRED BROVIDED ~ PEDESTRIAN SIDEWALK ON
o sewice s so ot _ o she o T bR
SIDE SETBACK (NORTH) 75 142.89' JOR DRIVE
SIDE_SETBACK (SOUTH) 75 667.79' ~  EXCEEDING 303

REAR SETBACK (EAST) 75 4.55" SETBACK REQUIREMENT
WETLAND SETBACK 28 1.08" ~ BUILDING ORIEN

TOTAL PARKING REQUIRED: 1.5139 SPACES PER DWELLNC UNT (PER ITE|
TOTAL PARKNG REQURED: 157 UNITS x 1.
TOTAL PROPOSED PARKING SPACES = 247 OPEN SPACES (NCLUDES B
RETAL "A" (TARGET) PROVIDED = 508 SPACES

625 SPACES
RM—2 "C" (FROPOSED BUILDING) = 249 SPACES

STRUCTURE THAT CONTAINS OPENINGS INVOLVING LIVING
PROPOSED — 8.17' FROM DWELLING STRUCTURE. (1)

PROPOSED — 1.05' SETBACK FROM WETLAND (:

IRED — 5' SIDEWALKS ON BOTH SDES OF PRIVATE DRIVE
PROVIDED — 7' SIDEWALK ON ONE SDE ONLY (s

PROVIDED ~ 32 (INCL. 8 INTERIOR SPACES)

[CAPAC SANDY LOAM, 0 T0 4 PERCENT SLOPES

—

YARD SETBACK CALCULATION:

TOTAL YARD SETBACK AREA = 164,956 SF
TOTAL PAVED YARD AREA = 79,125 SF
PERCENTAGE YARD SETBACK REQURED = 30%
PERCENTAGE YARD SETBACK PROPOSED = 47.96%

DEVIATIONS REQUESTED:
BUILDNG HEIGHT

E3
- REDUCTION IN DRIVE AISLE

THAN 20 FROM A PROPERTY
LNE

GENERAL NOTES:

THESE NOTES APPLY TO ALL CONSTRUGTION ACTIVITES ON THIS PROVECT.

5139 SPACES = 237.682 or

ALL DIVENSIONS SHOWN ARE TO BACK OF CURB, FACE OF SIDEWALK, QUTSIDE
FACE OF BUILDING, PROPERTY LINE, CENTER OF MANHOLE/CATCH BASIN OR
© REQURED = 1,725 SPACES| CENTERLNE OF PIPE UNLESS OTHERWSE NOTED,

< REFER TO SHEET C-10.1 AND C10.2 FOR ON-SITE PAVING DETALLS.

REFER TO LATEST M.D.0.T. DETAL R—28 FOR SIDEWALK RANP DETALS.

AL CONSTRUCTION SHALL BE IN ACCORDANCE WITH CITY OF NOVI CURRENT

© = 1,470 SPACES STANDARDS AND REGULATIONS.

THE CONTRACTOR SHALL NOTEY THE CITY ENGINEER, AND/OR THE AUTHORITY
HAVING JURISDICTION 3 BUSINESS DAYS PRIOR TO THE BEGINNNG
CONSTRUCTION.
ROW AND PROPERTY LINE

)

ANY_ NORK WIHN THE STREET OR HIGHWAY RIGHT-OF- NAYS SIALL BE
PERFORMED IN ACCOROANCE WITH THE REQUIEMENTS of THE AGENGES
CTON AND SHALL NOT BEGN UNTIL ALL NECESSARY PERMITS
™E

O oL N NAVE BEEN ISSUED FOR

IT SHALL BE THE RESPONSBILITY OF THE CONTRACTOR TO ADJUST THE TOP

70/ 0B AN WL NOT BE PAD FOR SEPARATELY.

ALL PARKING SPACE PAVEVENT NARKNGS SHALL BE 4" WHITE WTH THE
EXCEPTION OF THE BARRIER FREE PARKING SPACES.

PROVIDE 4" BLUE STRIPING FOR BARRER FREE PARKING SPACES AND WHITE
FOR BARRIER FREE PARKING SYMBOL. NOTE THAT WHERE A

PARKING SPACE ABUTS A NON-BARRIER FREE SPACE, THE TWO SPACES

st

S0 urs /5= 32 HALL BE SEPARATED BY ABUTTING BLUE AND WHITE STRIPES.

SIGNS NOTED TO_BE MOUNTED ON BUILDING FACADE SHALL HAVE A WINMUM
WOUNTING HEIGHT OF 5 FEET AND A MAXIMUM MOUNTING HEIGHT OF 7 FEET.

PARCEL NO. 22-17-101-022
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QITY OF NOVI FIRE DEPARTMENT NOTES:

ALL WEATHER ACCESS ROADS CAPABLE OF SUPPORTING 35 TONS ARE TO
BE PROVIDED FOR FIRE APPARATUS PRIOR TO CONSTRUCTION ABOVE THE
FOUNDATION,

ALL WATER MANS AND FIRE HYDRANTS ARE TO BE INSTALLED AND BE IN
SERVICE PRIOR O CONSTRUCTION ABOVE THE FOUNDATION.
THE BULONG ADORESS. 5,10 BE POSTED FACNG THE STREET THROUGHOUT

oH
N. THE ADDRESS IS TO BE AT LEAST 3 INGHES HIGH ON
CONTRASTNG BAGKGROUND
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BENCHMARKS
(GPS DERIVED - NAVDSS)

U
BAE N ARROW ON A HYORANT LOGATED NEAR THE NORTHEAST
PROPERTY CORNER, APFROX. 63' EAST FROM THE EAST WALL OF
SAM'S CLUB (27300 WIXOM RD.)

ELEV. - 986.57

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 180"
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S
CLUB (27300 WXOM RD.)

ELEV. = 98493

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM
THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)
ELEV. - 98219

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

8
TEWELL LOCATED 200 Fi

ENTRANGE vo "Suis GLUB GAS STAION. 36 FEE

N 0AD

EET NORTH

T EAST OF

CENTERLINE OF WIXOM ROAD AND 3 FEET WEST OF SIDEWALK
97422

Bu 712
X ON NORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST QUAD
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD, 1
FOOT EAST OF BACK OF CURE

ELEV.

BU 1713
X O NGRIH M OF GATEWELL LOGATED 2 FEET SOUTH BAGK OF
curs oF cmn RIVER AND 150 FEET WEST 12 MLE ROA!

LEV. 975.

LEGAL DESCRIPTION
(Per ATA National Title Group File No. 63-21794529-SCM, Commitment Date August 03, 2021)

The lond referred to in this commitment is described os folaws: Gity of Novi, County of Ookiand, Stote of Michigon
Port of the Nerthwast 1/4 of Secton 17, Toun 1 Nortn, Range 8 Eost, beghing ot o pont distant Seuth 00
degrees 19 minutes 49 Seconds Eost 144012 feet from the Northwest Section nce South 9 degrocs 00
minltes 00 Seconds East 305,36 Teet tnence Nortn G0 degress 00 minutes 36 Saconds est

South 80 degrees 00 minutes 00 seconds Eost 277,34 feef; thence clong curve to the right,
chord bears North 39 degrees 16 minutes 37 seconds East 23.25 feet, di mn:u of 26.57 fe
degrege G0 minutes 00 seconds Eost 4895 feet; thence Norlh

fadhat
hance. Souh eu

00 degrees 00 minutes 00 seconds Eost 59
tes 02 socands Eost 399,93 fect; honce South 00 dogress. 36 minuten 58
59 degress 34 minutes. 38 sevonds West 55435 feet, thence North 00
fook, thence North 83 degrees 34 minutes 38 seconds Wast 180.07
's 00 minutes 04 seconds West 515,53 fest thence south 90 degrass 00 minutes 00
0 degrees 00 minutes 07 481.77 fost; thance
thence North 00" degress 19 minuies 45 Soconds West 0%

ginning.

FLOODPLAIN NOTE:

BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED
THE 0.2% ANNUAL CHANCE FLOODPLAIN PER

FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED

SEFTEMBER 28, 2006,

[FEAVY DUTY.
[ASPHALT PAVEMENT]

590°00'00°E_305.38"

DETECTABLE WARNING PLATE NOTE:

AS SHOWN ON THIS SHEET, SOME SDEWALK RAMPS WLL
REQURE DETECTABLE WARNING PLATES TO BE INSTALLED.
DETECTABLE WARNING PLATES SHOULD BE EAST JORDAN

DURALAST' I\ NATURAL FINSH OR BLAGK ASPHALTIC DIP
FINISH, OR APPROVED EQUAL

ARC = 26.57'

GENERAL NOTES:

THESE NOTES APPLY TO ALL CONSTRUCTION ACTIVITIES ON THIS PROJECT.

ALL DIMENSIONS SHOWN ARE TO BACK OF CURB, FACE OF SIDEWALK, OUTSDE FACE OF BUILDING, PROPERTY LINE,
CENTER OF MANHOLE/CATCH BASN OR CENTERLINE OF PIPE UNLESS OTHERWSE NOTED.

REFER TO LATEST M.D.0.T. DETAL R-28 FOR SIDEWALK RAMP DETALS.

»

ALL CONSTRUCTION SHALL BE IN ACCORDANCE WITH CITY OF NOVI CURRENT STANDARDS AND REGULATIONS.

5. THE CONTRAGTOR SHALL NOTIFY THE GITY ENGINEER AND/OR THE AUTHORITY HAVING JURISDIGTION 3 BUSINESS DAYS
PRIOR 10 THE BEGNNNG OF CONSTRUCTION.

SIDEWALK RAMP LEGEND:
SIDEWALK RAMP "TYPE R'
SIDEWALK RAMP "TYPE P'
SIDEWALK RAMP "TYPE D'
CURB DROP ONLY

REFER TO LATEST NDOT R-28

£
RAMP AND DETECTABLE WARNING DETAILS

®
®
®

®
STANDARD

6. ANY WORK WITHIN THE STREET OR HIGHWAY RIGHT—OF-WAYS SHALL BE PERFORMED IN ACCORDANCE WTH THE
REQURENENTS OF THE AGENCIES HAVING WRISDICTION AND SHALL NOT BEGIN'UNTIL ALL NECESSARY PERUITS HAVE
BEEN ISSUED FOR THE

7. IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO ADJST THE TOP OF ALL EXISTNG AND PROPOSE!
STRUCTURES (MANHOLES, CATCH BASINS, NLETS, CATE WELLS ETC.) WITHN GRADED AND /OR PAVED AREAS TO FINAL|
CRADE SHOWN ON THE FLANS. ALL SUCH ADJUSTMENTS SHALL BE INCIDENTAL TO THE JOB AND WL NOT BE PAID
FOR SEPARATELY.

& ALL PARKING SPACE PAVENENT MARKINGS SHALL BE 4" WHITE WTH THE EXCEPTION OF THE BARRIER FREE PARKING

9. PROVIDE 4 BLUE STRIPING FOR BARRIER FREE PARKING SPACES AND WHITE FOR BARRIER FREE PARKING SYMBOL.
NOTE, AT WHERE'A BARRER FREE PARCNG SPAGE ABUTS A NON-BARRIER FREE SPACE, THE TWO SPACES SHALL
BE SEPARATED BY ABUTTNG BLUE AND WHITE STRF

0.

SICNS NOTED TO BE MOUNTED ON BUILDING FACADE SHALL HAVE A MINIMUM MOUNTING HEICHT OF 5 FEET AND A
MAXIMUM MOUNTING HEIGHT OF 7 FEET.

11. 'NO PARKNG—FIRE LANE' SIGNS SHALL BE POSTED ALONG ALL FIRE LANES AT 100' FOOT INTERVALS OR AS DIRECTED

SIGN LEGEND:

'NO PARKING FIRE LANE' SIGN
'STOP* SIGN

'BARRIER FREE PARKING' SIGN
'VAN ACCESSBLE' SIGN
'CROSSWALK' SIGN

'DO NOT ENTER' SIGN

REFER TO DETAIL SHEET FOR SIGN DETALS

BY THE FRE OFFICIAL.
12. REFER TO NOTES & DETALS SHEET FOR ON-SITE PAVING DETALS.

13. REFER T0 NOTES & DETALLS SHEET FOR ON-SITE SIDEWALK RANP DETALS

S CLUB
IXOM ROAD

PARCEL NO. 22-17-101-030

LEGEND
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REFERENCE DRAWINGS

p $89°23'02"F_399.03'

B

2|
3|
Z| SHEET C-

CORNECT TO
EXISTNG C&6
CORNECT TO
[EXISTING DRIVE]

[

1 —] [OUTDOOR PATIO)

[5 CITY_OF NovI BIKE

[DETAIL ON' SHEET c—

NG0°0G00W 56765 [

e
"LIGHT INDUSTRIAL"
DISTRICT

AVY DUTY ASPHALT
PAVEMENT. REFER TO
DETAL ON SHEET c-9.1,

[ENTRANCE WALL]

[CONNECT T0 —
[EXISTNG cao]

ISIDEWALKS ADJACENT TO
[PARKING SPACES SHALL HAVE|
[A MAXIMUU 4" CURS HEIGHT.

g8

8 |
15.08" ad
b 590°00'00"E _ 348.95'
BRG. = N3916'37E | /7 - — — -
ICURB AND GUTTER ADJACENT TO| @) 9 o)
IPARKING SPACES SHALL HAVE A =
IMAXINUN_4" CURB HEIGHT, TYP.
[RENOVE AND REPLACE| -
KLy R TVEAD DUTY
.
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5
2 c 3 kL
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BENCHMARKS LEGAL DESCRPTION SIDEWALK RAMP LEGEND: LEGEND —
(GPS DERIVED — NAVDSS) (Per ATA National Title Group File No. 63-21794529—SCM, Commitment Date August 03, 2021) @ ron Founp W BRASS PLUG SET ORNER FOUND. L]
™ jo00 N : i ) SOEWAK RAUP TRER ® § oerrve S s —
SAE%, som on o voRaNT LocATED N g NormasT | | ™ 107 efered to in s commitment s descrved os follows: Gty of No, Gounty of Oaond, Stote of Moigan | |~ T T D . oo — 1\
PROPERTY CORNER, APPROX. 63' EAST FROM THE EAST WALL OF cALeLATED
borragf s Ranvels Fort of the Northwest 1/# of Sectin 17, Town 1 North, Ronge B Ecst. begiing ot o point dstnt South 00 e o secposeo
s aue @7 Gegrees 15 minutes 49 seconds East 144012 feet from ine Rorthwast Seciion e Souln S0 dagrees 00| | SOEWALX R T 0 © GROUP
g g minutes 00 seconds East 305.39 et tence Nor degrees 00 minutes 00 secaads went CURE DROP ONLY —OH-ELECM-O—< ELEC. PHONE O CABLE TV O LI, POLE 8 GUY WIRE
South 90 degrees 00 minutes 00 seconds Eost 277.34 feet; thence dlong curve to the right, mdms ® -oATV—{—  uncencRowo: S—
DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 180" chord bears North 39 degrees 16 minutes 37 seconds East 2325 feet, distance of 26.57 f hance. Souh eu REFER TO LATEST MDOT R—28 STANDARD 5 T waHLE t: 844.813.2049
SOLTHWEST FROM THE SOLTHWEST BUILDING CORNER OF SAU'S degrege G0 miutes 0 seconds Eot 34895 feek thence Norlh 00 deyre jnutes 00 seconds Eost 59 RAP. Ao DETECTABLE WARNING DETALS e e s www.peagroup.com
CLUB (27300 MXOM RD.) feet; thence South 89 degrees 23 minutes 02 seconds East 399.93 hﬂ (hlmcl South 00 degrees 36 mmu(cs 58 GAS MAI, VALVE & GAS LINE MARKER. g .
£ “oeess Weat 1409.63 foek, thence North B degrecs 34 minutes. 38 ssconds West 55435, feet thence North 00 S
i West 156.00 feet: m:nc: North 89 d:grlls 34 minutes 38 sec lmds West 180.07 SANTARY SEWER, CLEANOUT & MANHOLE
rges 00 minuies 04 seconds West 15,33 feet; ence S 90 degrees 90 mnutes 00 | S eca s o e
DVLE N ARROW ON A HYDRANT LOCATED APPROX. 67" EAST FROM Weat 27.76. fest; thence North G0 degree 00 mintes 07 scconda West 48177 fest; nance S
THE NORTHEAST BULDING CORNER OF TARGET (27100 WIXOM R0.) 0 e seconds West 567.85 feet; thence North 00 d.gv 215 minvios 49 econds West 50.54 O PARKING FIRE LANE' SION e rompsEmEOT e DN
GITY OF NOW (REFERENGE BENCHUARKS) STOP" SO i
(VERT. DATUM NAVD88, HORIZ. DATUM NAVD83) 'BARRIER FREE PARKING' SIGN e
@
IORTH \TEWELL LOCATED 200 FEET NORTH OF 'VAN ACCESSBLE' SIGN CONTOUR LINE
ENTRANCE o St LB 043 STANON, 36 FEET EAST OF
C[NYEKU OF WIXOM ROAD AND 3 FEET WEST OF SIDEWALK 'CROSSWALK' SIGN ENCE
i
‘DO NOT ENTER' SIGN L3} *
au g7z z
K'0ff NORTH RM OF GATEVELL LOGATED IN THE SOUTHEAST QUAD
OF INTERSECTION OF XM, RGAD AND #27225 WKOM ROAD. 1 REFER TO DETAIL SHEET FOR SIGN DETALS oy concrere e
PO EAST oF BAGK OF GUR : _ o
Foor MATCHLINE: REFER TO SHEET C—3.1
. —
Bu 1713 - ot
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BENCHMARKS LEGAL DESCRIPTION SYMBOLS: GRADING SIDEWALK RAMP LEGEND: LEGEND —
(GPS DERIVED - NAVDSS) (Per ATA National Title Group File No. 63-21784529-SCM, Commitment Date August 03, 2021) 8 rovano B s @ s comenrono n
ow 00 simant 1 " A " EIGALLY T0P OF PAVEMENT IN PAVED SOEMALK RAMP TPE R ® BRI N e —
B muw o 5 e LOATED NCAR THE NORTHEAST The land referred to in this commitment is described os follows: City of Novi, County of Ockland, Stote of Michigon R T A e et SOEWALK RAP 'TYPE B ® o R e A\
APPROX. 63' EAST FROM THE EAST WALL OF © e
ws Lm, (mm o ) Port of the Nerthwast 1/4 of Secton 17, Toun 1 Nortn, Range 8 Eost, beghing ot o pont distant Seuth 00 o - —
degrees 19 minutes 49 seconds Eost 1440.12 feet from the Northwest Section hence South gu d:qr:es m PROPOSED CONTOUR LINE —92— SIDEWALK RAMP 'TYPE O @ — R P
minutes 00 seconds Fast 305.35 fest; thance North 00 degrass 00 minutes 00 smm West 127.0¢ R8 DROP ONLY ELEC. PHONE OR CABLE TV O LIE, POLE & GUY WIRE
South 90 degress 00 minutes 00 seconds Egst 277.34 feets thence olong curve 1o the. right, radius ABBREVIATIONS: cu ® [ —
DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 180" :hm hcuvi North 39 degrses 18 minutes 37 seconds East 23.25 feet. distance of 26.57 feet: hance South qu /€ = TOP OF CURD REFER TO LATEST MOOT R=28 STANOAND 5 T waHLE t: 844.813.2049
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAW'S oee 00 minuics 00 soconds Eost 34898 fect thence North 00 degrees 00 minuics 00 seconds Eost S8 <= GUTTER GRADE B A O 20 STAARD s, wETER o i peagroup.com
CLUB (27300 WIXOM RD.) i::t thmc: Suuth 89 degrees 23 minutes 02 seconds East 399.93 chl thlmc: South 00 degrees 36 mmutcs 58 T/P = TOP OF PAVEMENT GAS WAIN, VALVE & GAS LINE MARKER. ¥
ELEV. = 98493 Seconds West 1408.63 feet ence North B9 degross 34 rinutes. 38 seconds West 554.25 feet; thence North 00 /5 = T0P OF SDEWALK Wt e e o s Yo g€
degrees 19 minutes 49 secon ds West 156.00 1==t lh:nc: North 83 dzgrlls 34 minutes 38 seconds West 180.07 T/W = TOP OF WALL SANTARY SEWER, CLEANCUT & MANHOLE —=e
feet: hence Norlh 00 degrees 00 minuiss 04 secands West 515,33 fest: thence'South S0 degrees 00 miutes 00 8/W = BOTTOM OF WALL ST SEVER ST LS
DMPLE N ARROW ON A HYORANT LOCATED APPROX. 67' EAST FROM | | seconds West 57.76 fects thence North G0 degrees 00 minutes 07 seconds West 481.77 fest nence North 90 F/G. = FINISH GRADE s —
THE NORTHEAST BULDING CORNER OF TARGET (27100 WXOM RD.) degrees Q0 minutes 00 seconds West 567.05 fe % thence North 00 degrees 19 minutes 49 seconds West 50.54 RIM = RIM ELEVATION SOUARE_ ROUND § BEEHVE CATCH BASAL YARO DRAIN
- eginning. st
oy oF Now (rerenence ) - e ——
nu ,‘7“ GRADES ARE_THE FINISH gIAnE AT THE gm’ AND -
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au 712 s
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OF BAGK OF CURB. e e
ELEV. 98130 e B S
BM #1713 ot
X 04 NGIH M oF QATENELL LOGATED 2 FEET. SOUTH BAGK OF Ll
cuma o cmNn RIVER AND 150 FEET WEST 12 MLE ROAL | | S NORTH
FLOODPLAIN NOTE: . i\ I [2 = e =] wewo
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BENCHMARKS
(GPS DERIVED - NAVDSS)

BU 300

DRELE W AN O A HIORANT LOGED NOAR TIE WORTIGAST
APPROX. 63' EAST FRON THE EAST WALL OF

sms L:Luls (moc WXOM RD)

DIMPLE IN_ARROW ON A HYDRANT LOGATED APPROX, T
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S
CLUB (27300 WXOM RD.)

ELEV. = 98493

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM
THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)
ELEV. - 98219

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

8

TEWELL LOCATED 200 FEET NORTH
ENVRANEE vo "SAuis CLUB GAS STATION. 36 FEET EAST OF
CeN WIXOM ROAD AND 3 FEET WEST OF SDEWALK
b

Bu 712
X ON NORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST QUAD
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD, 1
OF BACK OF CURE
ELEV. 981.3(

BU 1713
X O NGRIH M OF GATEWELL LOGATED 2 FEET SOUTH BAGK OF
curs oF cmn RIVER AND 150 FEET WEST 12 MLE ROA!

LEV. 975.

LEGAL DESCRIPTION
(Per ATA National Title Group File No. 63-21794529-SCM, Commitment Date August 03, 2021)
The lond referred to in this commitment is described os follows: Gity of Novi, County of Ocklond, Stote of Michigon

Port of the Nerthwast 1/4 of Secton 17, Toun 1 Nortn, Range 8 Eost, beghing ot o pont distant Seuth 00
degrees 19 minutes 49 Seconds Eost 144012 feet from the Northwest Section here Sauin 30 degrees 00
minltes 00 Seconds East 305,38 Teet tnence Nortn G0 degrees 00 minutes 60 smm Vet 12709
South 80 degrees 00 minutes 00 seconds Eost 277.34 feet; thence clong curve to the right, radius
:hwd hcuvi th 39 degrees 16 minutes 37 seconds East 23.25 feet, distance of 26.57 feet; mm:l South QD
oe2 00" miutes 00 seconds Ecst 348,95 feet; {nence Norlh 00" degrees 00 minutes 00 seconds Fost 6.1
'::t thmc: Suuth 89 degrees 23 minutes 02 s t
seconds Weat 409,63 foe; thance North 85 deqramn 34 minutes 38 asconds Wesl 554.25 feet, thence Ny 00
degrees 19 minutes 49 s 156.00 1::( lh:nc: North 89 degrees 34 minutes 38 seconds West 180.07
fock thence Nortn 00 degrees 00 minules 04 seconds West 515,53 feet; thance'South 90 degrees 00 mutes 00
seconds West 27.76 festi inence North 00 degrees 0O minutes 07 seconds West 481.77 fest; nence North
degress 00 miues 00 seconds West 567.85 T 1 thence North 00 degrees 19 minuies 43 seconds West 50.54

SYMBOLS: GRADING SIDEWALK RAMP LEGEND:
PROPOSED SPOT ELEVATION e R
TYHEALY 08 of PAVNENT IN PNED fizz5g) | | SOEIAK AP TRER @

7 GUTTER GRADE IN CURS LN SDEWALK RAVP TYE P ®
PROPOSED CONTOUR LNE —oz— | | SoEwAK RAvE TRED' @
ABBREVIATONS: CuRB DROP ONLY ®
&2 R R REFER TO LATEST MDOT R—28 STANDARD
T/P = TOP OF PAVEMENT RAMP AND DETECTABLE WARNING DETAILS
175 = TOP OF SDEWALK

RIM = RM ELEVATION

FLOODPLAIN NOTE:

BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED
0 BE OUTSIDE OF THE 0.2% ANNUAL CHANCE FLOODPLAIN PER
FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED
SEFTEMBER 28, 2006,

eginning.

RETAINING WALL NOTE:

TOP OF WALL (T/W) AND BOTTOM OF WALL (8/W)

CRADES ARE THE. FINISH GRADE. AT THE T0P AND

BOTIOM oF HE RETANNG WAL NOT ACTUAL T0°

AND BOTTON OF THE WAL S
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BENCHMARKS
(GPS DERIVED - NAVDSS)

BU 300
DRELE W AN O A HIORANT LOGED NOAR TIE WORTIGAST

ER, APPROX. 63' EAST FRON THE EAST WALL OF
sms L:Lua (zmx: WXOM RD)

DIMPLE IN_ARROW ON A HYDRANT LOGATED APPROX, T
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S
CLUB (27300 WXOM RD.)

ELEV. = 98493

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM
THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)
- e8219

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

8

(ORTH TEWELL LOCATED 200 FEET NORTH OF
ENVRANCE S "SAuis CLUB GAS STATION. 36 FEET EAST OF
CENTERLINE OF WIXOM ROAD AND 3 FEET WEST OF SIDEWALK
b

Bu 712
X ON NORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST QUAD
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD, 1
FOOT EAST OF BACK OF CURE

ELEV. 981.3(

BU 1713
X O NGRIH M OF GATEWELL LOGATED 2 FEET SOUTH BAGK OF
curs oF cmu RIVER AND 150 FEET WEST 12 MLE ROA!

LEV. 975.

LEGAL DESCRIPTION
(Per ATA National Title Group File No. 63-21794529-SCM, Commitment Date August 03, 2021)
The lond referred to in this commitment is described os follows: Gity of Novi, County of Ocklond, Stote of Michigon

Port of the Northwest 1/4 of Section 17, Town 1 Nortn, Range B Eost, beginning ot o pont distant South 00
degrees 19 minutes 49 Seconds Eost 144012 feet from the Northwest Section Corner; thence South 80 degrees 00
30 dagrees 00 minutes 00 seconds Wast 127.09 fout thance
" thence clong curve to the right, radius 15,05 feet,
distance of 26.57 feet; thence South 90
e North 00 degrees 00 minuts 00 seconds Eost 50.51
ds East 399.93 'c!l: thence South 00 degrees 36 minutes 58
1 T409.63 foo; thance North 85" deprees 34 minites 38 asconds esl 554.25 fest, thence Nerly 00
156.00 1::( thence North 89 d!gr::s 34 minutes 38 seconds West 180.07
5°00 minutes 04 seconds West 515,53 feets thence South SO degraes 00 mhutes 00
est 27.76 fest; inence North 00 et inutes 07 seconds West 481.77 fest; ‘thence N
Sacroos 00 minsies 0O ‘oconds. Weet 557,85 Joet thence North 00" dogress 15 minuis 45 Saconds Weot 50,54
fect to beginning.

FLOODPLAIN NOTE:
BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED
0 BE OUTSIDE OF THE 0.2% ANNUAL CHANCE FLOODPLAIN PER
FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED
SEFTEMBER 28, 2006,
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BENCHMARKS
(GPS DERIVED - NAVDSS)

BU 300
DRELE W AN O A HIORANT LOGED NOAR TIE WORTIGAST

ER, APPROX. 63' EAST FRON THE EAST WALL OF
sms L:Lua (zmx: WXOM RD)

DIMPLE IN_ARROW ON A HYDRANT LOGATED APPROX, T
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S
CLUB (27300 WXOM RD.)

ELEV. = 98493

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM
THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)
- e8219

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

8

TEWELL LOCATED 200 FEET NORTH OF
ENVRANCE vo "SAuis CLUB GAS STATION. 36 FEET EAST OF
CeN WIXOM ROAD AND 3 FEET WEST OF SDEWALK
b

Bu 712
X ON NORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST QUAD
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD, 1
FOOT EAST OF BACK OF CURE

ELEV. 981.3(

BU 1713
X O NGRIH M OF GATEWELL LOGATED 2 FEET SOUTH BAGK OF
curs oF cmu RIVER AND 150 FEET WEST 12 MLE ROA!

LEV. 975.

LEGAL DESCRIPTION
(Per ATA National Title Group File No. 63-21794529-SCM, Commitment Date August 03, 2021)

The lond referred to in this commitment is described os follows: City of Novi, County of Ockland, Stote of Michigon

Port of the Northwest 1/4 of Section 17, Town 1 Nortn, Range B Eost, beginning ot o pont distant South 00
f

North 00 de
Geqress 00 minuies 00 seconds West 967.85 1
feet to beginning.

B9 degrees 34

e Northw

est Section comer; th
G0 dogrees 00 minutes 00 sec
i_thence along curve 1o !
distance of 26.57 fee!
e North 00 degrees 00 minutes 00 seconds Eost
s East 369,93 feot: thence South 90 degrecs 36 minutes 58
i feet; thence North 00
15600 100k thance Nouh 83 dogroet 34 minotos 38 seconds West 16607
°00 ‘minutes 04 seconds West 515.53 feet; thence Sou
inutes 07 sec

he right,

West 554.26

ence South
ands West 127.09 fest; thence
radivs

90 degrees 00
15.05 feet,
0

t; thence South

degre

59.51

th 90 62 00 minutes 00
onds West 481.77 feet; thence N:
; thence North 0O degrees 19 minutes 49 seconds West 0%

FLOODPLAIN NOTE:
BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED
0 BE OUTSIDE OF THE 0.2% ANNUAL CHANCE FLOODPLAIN PER
FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED
SEFTEMBER 28, 2006,
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BENCHMARKS \ | LEGEND
(GPS DERIVED - NAVDSS)
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\ Y @ wovom % o e comenronn .
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B sron o » o oot e e ormsst ~ | 2 e 3 e —
ER, APPROK. 63' EAST FROM M EAST WALL OF — e
SAM‘S l\AB (27500 WIXOM RD.)

DMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 180" \ | ':“:"M:”“”‘“‘ ""‘i“‘ S moLE 1: 844.813.2949
e Tl B Lo \ - | .

TR | ] et e o
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THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)
ELEV. - 98219
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(VERT. DATUM NAVD88, HORIZ. DATUM NAVD83)
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e, concrere

BU #1713 \

X ON NORIH RM OF GATEWELL LOGATED 2 FEET SOUTH BAGK OF .

cums or anNu RIVER AND 150 FEET WEST 12 MLE ROAL
LEV. 975.
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FLOODPLAIN NOTE:

BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED
0 BE OUTSIDE OF THE 0.2% ANNUAL CHANCE FLOODPLAIN PER
FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED
SEFTEMBER 28, 2006,
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GENERAL NOTES:
THESE NOTES APPLY TO ALL CONSTRUCTION ACTIVITIES ON THIS PROJECT.

ALL CONSTRUCTION, WORKMANSHP AND MATERIALS SHALL BE IN ACCORDANCE WITH CURRENT OSHA AND MUNICPALITY STANDARDS
AND REGULATIONS.

2. THE CONTRACTOR SHALL NOTIFY THE CITY ENGINEER AND/OR THE AUTHORITY HAVING JURISDICTION 3 BUSINESS DAYS PRIOR TO THE
BEGINNNG OF CONSTRUCTION.
3. THE CONTRACTOR SHALL CONTACT THE ENGINEER SHOULD THEY ENCOUNTER ANY DESIGN ISSUES DURING CONSTRUCTION. IF THE

CONTRACTGR MAKES DESIGN MODIFICATIONS' WIHOUT THE WRITTEN DRECTION OF THE DESIGN ENGINEER, THE CONTRACTOR 'BoEs s0

4. AL NECESSARY PERMITS, TESTING, BONDS AND INSURANCES ETC., SHALL BE PAID FOR BY THE CONTRACTOR. THE OWNER SHALL PAY
FOR ALL CITY INSPECTION FEES.

o

HE CONTRAGTOR SHALL NOTIEY THE APPROPRIATE 811 /ONE CALL UTILITY LOGKTN GENTER, THE OITY ENONEER AND/OR THE
HORITY HAVING JURSDICTION 3 BUSINESS DAYS PRIOR TO THE BEGINNING OF CONSTRUCTION. IF NO NOTFICATION IS GIVEN AND
DAVAGE RESULTS. SAD DAAGE WL BF REPARED AT SOLE EXPENSE OF TLE CONTRACTOR, I ENSTNG UMY UNES ARE
ENGOUNTERED THAT CONFLICT IN LOCATION WITH NEW CONSTRUGTION, THE CONTRAGTOR SHALL NOTIFY THE DESIGN ENGINEER SO
(T THE CONFLICT NAY BE RESOLVED.

CONTRACTOR, SHALL VERIY THAT THE PLANS AND SPECFIGATIONS ARE THE VERY LATEST PLANS AND SPECFICATIONS AND
FURTHERMORE, VERI T_THESE PLANS AND SPECFICATIONS HAVE BEEN APPROVED.  ALL ITEWS
CONTRACTOR POR To RECEING FNAL APFROVAL, HAVNG USTED  OR RECDONE. SHALL 5E AT THE GONT

SHOULD. THE CONTRACTOR, ENCOUNTER A CONRLICT BETWEEN. TUESE PLANS AND/OR SPECIICATIONS, THEY SUALL SEEK
CARPGATION I ARG FROM THE ENGINEER BEFORE COMUENCEMENT OF CONSTRUCTION.” FAILURE 0/ DO SG SHALL BE AT SOLE
EXPENSE TO THE CONTRACTON

7. ANY WORK WITHIN THE STREET OR HICHWAY RIGHTS—OF—WAY SHALL BE PERFORMED IN ACCORDANCE WTH THE REQUIREMENTS OF
HE AGENCIES HAVING JURISDICTION AND SHALL NOT BEGIN UNTIL ALL NECESSARY PERMITS HAVE BEEN ISSUED FOR THE WORK.

ALL PROPERTIES OR FAGLITIES IN THE SURROUNDING AREAS, PUBLIC OR PRIVATE, DESTROYED OR OTHERWISE DISTURBED DUE TO
CONSTRUCTION, SHALL BE REPLACED AND/CR RESTORED TO THE ORIGINAL CONDITION BY THE CONTRACTOR

9. THE CONTRACTOR SHALL PROVIDE ALL NECESSARY BARRICADING, SIGNAGE, LIGHTS AND TRAFFIC CONTROL DEVICES TO PROTECT THE
WORK AND SAFELY MANTAN TRAFFIC IN ACCORDANCE WITH LOCAL REQUIREMENTS AND THE MANUAL OF UNIFORM TRAFFIC CONTROL
DEVCES (LATEST EDITON), THE DESION ENGINEER, OWNER, CITY AND STATE SHALL NOT BE HELD LABLE FOR ANY QLAMS RESULTNG

ACCIDENTS, OR DAWAGES CAUSED BY THE CONTRACTOR'S FAILURE TO CONPLY WITH TRAFFIC AND PUBLIC SATETY REGULATIONS
B T ConsTRUGION Pemic

THE USE OF CRUSHED CONCRETE IS PROWBITED ON THE PROIECT WIN 100 FEET OF ANY WATER COURSE (STREAV. RIVER, COUNTY
DRAN, ETC.) AND LAKE, RECARDLESS OF THE APPLICATION OR LOCATION OF THE WATER COURSE OR LAKE RELATVE 1O THE
PROJECT LINITS.

. IT SHALL BE THE RESPONSIBILITY OF THE CONTRAGTOR TO ADJUST THE TOP OF ALL EXISTING AND PROPOSED STRUCTURES
ANHOLES, CATCH BASINS. INLETS, GATE WELLS ETC) WTHN GRADED AND /GR PAVED AREAS TO FINAL GRADE SHOWN ON THE
FLANS. ALL SUCH ADUUSTNENTS SHALL BE INCIDENTAL TO THE JOB AND WILL NOT BE PAID FOR SEPARATEI

PAVING NOTES:

IN AREAS WHERE NEW PAVEMENTS ARE BEINC CONSTRUCTED, THE TOPSOL AND SOIL CONTAINNG ORCANIC MATTER SHALL BE
RENOVED PRIOR TO PAVENENT CONSTRUCTION.

REFER TO ARCHTECTURAL FLANS FOR DETALLS OF FROST SLAB AT EXTERIOR BUILDING DOORS.

CONSTRUCTION TRAFFIC SHOULD BE MINMIZED ON THE NEW PAVEMENT. IF CONSTRUCTION TRAFFIC IS ANTICIPATED ON THE PAVEMENT
STRUCTURE, THE INTIAL LIFT THCKNESS COULD BE INCREASED AND PLACEMENT OF THE FINAL LIFT COULD BE DELAYED UNTL THE
MAJORITY GF THE CONSTRUCTION ACTIVITES HAVE BEEN COMPLETED. THIS ACTION WILL ALLOW REFAIR OF LOCALIZED FAILURE, IF ANY
OES OCCUR, AS WELL AS REDUCE LOAD DAWAGE ON THE PAVEMENT SYSTE}

ALL EXPANSION JOINTS AND CONCRETE PAVEMENT JOINTS TO BE SEALED.

CONGRETE PAVEENT JOINTING — UNLESS SHOWN OTHERWSE N THE PLANS OR REQURED BY THE AUTHORIY HAVNG JLRISDCTON;
C2X D CONCRETE ABUTS A STRUCTURE, PROVEE A URAAI 127 EXPANSION IO, THE JONT FLLER BOARD WUST
BE AT LEAST THE FULL EPTH OF THE CONGRETE AND LELD DOW A /20 ALLOW FOR SEAU
52 WWERE PROPOSED CONCRETE ABUTS EISTRG CONGRETE O S bouRs OF PROPOS CONGRETE (CONSTRUCTION JONT),
PROVI ¥ 50" CENTER T0.GENTER, HALF WAY ALORG THE THICKNESS, OF THE. PROPOSED. PAVEMENT,
RTRRNATY DOWELS 5765 AND. SPACNG UUST BE APPROVED, THE ENGNEER FHIOR To COMMENCING WORK AND WA T
SUBMITTAL PROCE
5.3, WHERE PROPOSED CONGRETE ABUTS EXISTING OR PROPOSED SDEWALK O CURGING, PROVDE A MININUN 1/2" EXPANSION JOINT,
54, CONTROL, LONGTUDINAL AND/OR TRANSVERSE JONTS SHALL BE PLACED TO PROVICE PANELS WTHIN THE PAVEMENT AS SQUARE
AS POSSiB LLOWNG MAXINUN, SPACING PARANETERS:
547 BONGH THICK CONCRETE PAVEMENT:
5.4.2, B-INCH THICK CONCRETE PAVEMENT: 18" X
5.5, IRREGULAR-SHAPED PANELS MAY REQURE THE USE OF REINFORCNG MESH OR FIBER MESH AS DETERMINED BY THE ENGINEER.
THE USE OF MESH MUST BE APPROVED THE ENGNEER PRIOR TO COMMENCING WORK AND VIA THE SUBNITTAL PROCESS.
5.6, IF A JOINT PLAN IS NOT PROVIDED IN THE PLANS, THE CONTRACTOR SHALL SUBMIT ONE TO THE ENCINEER FOR REVIEW PRIOR TO

COMMENCING WORK AND VIA THE SUBNITTAL PROCESS.

5, CONGRETE CURBING JONTNG  UNLESS SHOWN OTHERWISE. N THE PLANS OR REQUIRED BY THE AUTHORITY HAVING JURISOICTION
YHEN ADIACENT'TO ASPHALT P
6175 PLACE CONTRAGTION JOINTS. AT 10" NTERVALS
612 PLACE 1/2" E)(PANS\ON JONT AT CATCH BASIN, EXSTNG AND PROPOSED SDEWALK OR EXISTNG CURBNG.
1.3, PLACE 1"
Coranar SPR\NG PONTS OF NTERSECTIONS o ONE OF THE END OF RADIUS LOCATIONS N A CURVE
6132 AT 400' MAXIMUM INTERVALS ON STRAIGHT R
S1E3 AT THE ENO OF RADIUS AT OPPOSITE ENOS 'N' CURSED LANDSCAPE ISLAND
TIED TO CONCRETE PAVE)
" DEACE CONTRACTON JONTS. GPPOSITE ALL TRANSVERSE CONTRACTION JONTS IN PAVEMENT
2 EXPAKSON JORIT KT CATO! BASRE, DUSWNG MO PROPOSED SICHALK O DXSTHG CLRGNG

4. CURB AND GUTTER AND CONCRETE SHALL BE TED TOGETHER SMLAR T0 A LONGITUGNAL LANE TIE JONT (NDOT B1 JOINT)
OSED CONCRETE CURBING (CONSTRUCTION JOINT):
.31 CANY THE REBAR CONTNUCUSLY BETWEEN POURS
€32, IF THE REBAR IS NOT LONG ENOUGH TO CARRY CONTINUOUSLY, THEN TIE TWO PIECES OF REBAR PER THE LATEST MDOT
SPECIFICATIONS

7, CONGRETE SOEWALK JONTNG -~ UNLESS SHOMN OTHERWSE IN THE PLANS OR REGURED BY THE AUTHORITY HAVNG URISDGTION
PLACE TRANSVERSE CONTRACTION JOINTS EQUAL TO THE WIDTH OF THE WALK WHEN WIDTH IS LESS THAN
PLACE TRANSVERSE AND LONGHTUDIAL CONTRAGTION JONTS EQUAL TO 1/2 THE WOTH OF THE WALK "WEN WO 15 EQUAL To

7.5, PLAGE 15 EXPASION JOINT WHERE ABUTING SOEWALK RAWE J30/OR RADUS N INTERSEGTION
T4 PLACE TRANSVERSE 12" DIPANSION JONT AT UAXMUM OF 100 S5
7.5, 172" EAPANSO JONT WHEN. ABUTING A PIED. STRUGTURE, OTIER PAVEMENT (CONGRETE PAVENENT AND DRIVE
RPPROAGHES, UTILTY STRUCTURES, LGHT POLE BASES AND GOLUVNS

GENERAL UTILITY NOTES:
ALL WORKNANSHIP AND MATERIALS SHALL BE IN ACCORDANCE WITH THE STANDARDS AND SPECIFICATIONS OF THE CITY.

2. ALL TRENCHES UNDER OR WITHIN THREE (3) FEET OR THE FORTY-FIVE (45) DEGREE ZONE OF INFLUENCE LINE OF EXSTING
AND/OR PROPOSED PAVEMENT, BULDING PAD OR DRIVE APPROAGH SHALL BE BACKFLLED WITH SAND OMPACTED TO AT LEAST
NNETY-FIVE (95) PERCENT OF MAXIMUM UNT WEIGHT (ASTM D-1557). ALL OTHER TRENHES TO BE COPACTED TO SO% OR
BETTER.

WHERE EXISTING MANHOLES OR SEWER PIPE ARE TO BE TAPPED, DRILL HOLES 4* CENTER TO CENTER, ARDUND PERIPHERY OF
QPENING TO GREATE A PLANE OF WEAKNESS JOINT BEFORE BREAKING SECTION OUT.

THE LOCATIONS AND DIMENSIONS SHOWN ON THE PLANS FOR EXISTING UTILITIES ARE IN ACCORDANCE WITH AVAILABLE
INFGRUATION WIHOUT UNCOVERNG AND NEASURNG.  THE DESICN ENGINEER DOES NOT GUARANTEE, THE ACCURACY OF THS
INFORUATION OR THAT ALL EXISTING UNDERGROUND FACILITIES ARE SHOWN. CONTRACTOR SHALL FIELD VERFY UTLITES.

£ COVIRACTOR SHALL COORDNATE 1O ENSURE ALL REQUIRED PIPES, CONDUITS, CABLES AND SLEEVES ARE PROPERLY
PUAGED FORTHE i ION_OF GAS, ELECTRIC, PHONE, CABLE, IRRICATION, ETC. H A MANNER THAT WILL FACILITATE
THER PROPER, NSTALLATION PRIOR 10, THE  PLACEWENT OF THE FROFOSED PAVEMENT AND LANDSCAING.

PIPE LENGTHS INDICATED ARE FRON CENTER OF STRUCTURE AND TO END OF FLARED END SECTION UNLESS NOTED OTHERWSE.

CONTRACTOR SHALL INSPECT ALL EXISTNG PUBLIC STORM SEWER, SANITARY SEWER AND WATER MAIN STRUCTURES WITHIN THE
LIMITS OF CONSTRUCTION AND WITH THE GOVERNING AGENCY INSPECTOR PRIOR TO ESTABLISHING FINAL GRADE. NOTFY THE
ENGNEER, OWNER/DEVELOPER, AND COVERNING AGENCY IF STRUCTURE IS DEEMED TO BE STRUCTURALLY UNSOUND AND/OR IN
NEED OF REPAR.

STORM_SEWER NOTE!

ALL STORM SEWER 12" DIAMETER OR LARGER SHALL BE REINFORCED CONCRETE PIPE (RCP C-76) CLASS IV WITH MODFIED
TONGUE AND GROOVE JONT WITH RUBBER GASKETS UNLESS SPECIFIED OTHERWSE (ASTM C—443).

ALL STORM SEWER LEADS SHALL BE CONSTRUCTED AT 1.00% NINMUM SLOPE.
ALL STORM SEWER 10" OR LESS AND/OR LEADS SHALL BE SDR 26.
JONTS FOR P.V.C. PIPE SHALL BE ELASTOMERIC (RUBBER CASKET) AS SPECIFIED IN AS.TM. DESICNATION D-3212.

WATER MAIN_NOTE!

ALL WATER MAIN SHALL BE INSTALLED WTH A MINMUM COVER OF 6.0° BELOW FINISH GRADE. WHEN WATER MAINS NUST DIP TO
PASS UNDER A STORM SEWER OR SANITARY SEWER, THE SECTIONS WHICH ARE DEEPER THAN NORMAL SHALL BE KEPT T0 A
NINIMUM LENGTH BY THE USE OF VERTICAL TWENTY TWO AND A HALF (22.5%) DEGREE BENDS, PROPERLY ANCHORED.

2. ALL TEES, BENDS, CONNECTIONS, ETC. ARE CONSIDERED INCIDENTAL TO THE JOB.

3. PHYSICAL CONNEGTIONS SHALL NOT BE MADE BETWEEN EXISTING AND NEW WATER MAINS UNTIL REQUIRED TESTNG IS
SATISFACTORILY COMPLETED.

4. MAINTAIN 10' HORIZONTAL CLEARANCE BETWEEN OUTER EDGE OF WATERMAIN AND ANY SANITARY/STORM SEWER OR STRUCTURE.

5. NO PHYSICAL CONNECTION TO THE EXISTING WATER MAN CAN BE MADE UNTIL ALL NEW WATER NAIN PASSES PRESSURE AND
BACTERIOLOGICAL TESTS 10 THE SATISFACTION OF THE CITY.

6. AL WATER MAIN AND FITINGS (3" DIAMETER AND LARGER) SHALL BE DUCTLE IRON, CLASS 54.

7.

VATER MAN SERVICE LEADS SHALL BE TYPE ' ANNEALED SEAMLESS COPPER WITH FLARED FITTNGS, UNLESS OTHERWSE

B. ALL FIRE HYDRANTS SHALL BE EJW #6BR MODEL 4250 PER XXXX STANDARDS.

ALL HYDRANTS TO BE A MNINUN OF 5' FROM BACK OF CURS, TYP.

0. ALL NECESSARY FITTNGS, THRUST BLOCKS, RESTRAINING GLANDS, BLOW OFFS, ETC. FOR WATER MAIN ARE CONSDERED
INCDENTAL TO THIS PROJECT. THE GONTRACTOR SHALL INSTALL THESE ITEMS AS NECESSARY AND AS REQUIRED BY THE CITY..

1. THE WATER MAIN CONTRACTOR SHALL NOTIFY THE INSPECTION SECTION OF THE CITY OF NOVI AT LEAST THREE WORKING DAYS
IN' ADVANCE OF STARTING CONSTRUCTION.

SANITARY SEWER NOTE:

DOWNSPOUTS, WEEP TILE, FOOTING DRAINS OR ANY CONDUIT THAT CARRIES STORM OR GROUND WATER SHALL NOT BE ALLOWED
TO DISCHARGE INTO A SANITARY SEWER,

2. ALL SANTARY LEADS SHALL BE CONSTRUCTED AT 1.00% MNIMUM SLOPE.

3. AL SANTARY SEWER 8" OR LARGER SHALL BE P.V.C. TRUSS PIPE (ASTM D2680) AND FITTINGS, WTH ELASTOMERIC GASKET
JONTS PER ASTM D3212 UNLESS OTHERWSE NOTED.

4. AL SANITARY SEWER LEADS SHALL BE POLYVINYL CHLORIDE (PVC) SDR 23.5 PIPE AND FITTINGS. ALL JONTS TO BE
ELASTOMERIC CASKET JOINTS PER ASTW D3212 UNLESS OTHERWSE NOTED.

5. SANITARY LEADS SHALL BE PROVIDED WITH CLEANOUTS EVERY 100 FEET AND AT EVERY BEND AS SHOWN. ALL CLEANOUTS TO

BE PROVIDED WTH E.LLW. #1585 BOX OR EQUAL.
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GENERAL GRADING AND EARTHWORK NOTES:
THESE NOTES APPLY TO ALL CONSTRUCTION ACTIVITIES ON THIS PROJECT

CONTRAGTOR SHALL FIELD VERFY ALL EXISTING TREES AND BRUSH AND REMOVE ALL THAT ARE NECESSARY T0 GRADE SITE.

ALL GRADES ARE TO TOP OF PAVEMENT UNLESS OTHERWSE NOTED.

THE_STAGING OF CONSTRUCTION ACTIVITIES SHALL OCGUR ONLY WITHIN THE SITE BOUNDARIES. ANY CONSTRUCTION ACTMTIES QUTSIDE
F THE SITE BOUNDARIES SHALL BE AT THE SOLE RESPONSEILITY AND RISK OF THE CONTRACTOR.

ALL SOL EROSION AND SEDENTATION CONTROL MEASURES SHALL EET THE REQUREENTS OF THE AUTHORIZED PUBLIC AGENCY OF
JURISDICTION. AN EROSION CONTROL PERMIT MUST BE SECURED FROM THE GITY OF NOVI PRIOR TO CONSTRUCTI

ALL EARTHWORK AND GRADING OPERATIONS SHALL BE PERFORMED IN ACCORDANCE WITH THE SOLS INVESTICATION AND REPORT.

REFER TO SO EROSION CONTROL PLAN FOR ADDITIONAL SOIL EROSION AND SEDIMENTATION CONTROL MEASURES AND NOTES.

THE DETENTION BASIN SOE SLOPES AND ALL SLOPE EXCEEDNG 1:6 MUST B STABLIZED BY SODDING OR BY PLAGNG A MULCH
BLANKET PEGGED N PLACE OVER SEET

ALL DISTURBED AREAS SHALL BE SEEDED AND MULCHED OR SODDED IN ACCORDANCE WITH THE LANDSCAPE PLANS. PROVIDE A
MINMUM OF 3" OF TOPSOIL IN THESE AREAS UNLESS OTHERWISE NOTED.

THE CONTRACTOR SHALL NOTE EXISTING UNDERGROUND UTLITIES WIHI AND ADIAGENT 10 THE SITE, BAGKFLL FOR EXISTNG UTUTY

£ SO°T. UNSTASLE ot UNSUTABLE BACKFLL MATENAL I
NION GF-THE TR, FARYY TESTING COM S HN THE 201 INFLUENCE OF PROPOSED BUILDINGS OR
PAVEMENT SHALL BE COMPLETELY EXCAVATED.AND BACKFILLED WITH SUTTABLE. NATERIAL

10. ON-SITE FILL GAN BE USED IF THE SPECFIED COMPACTION REQUIREVENTS CAN BE ACHIEVED,
BE CLEAN AND FREE OF FROZEN SOIL, ORGANICS, OR OTHER DELETERIOUS MATERIALS.

IF ON-SITE SOL IS USED, IT SHOULD

. THE FINAL SUBGRADE/EXISTING AGGREGATE BASE SHOULD BE THOROUGHLY PROOFROLLED USING A FULLY LOADED TANDEM AXLE
TRUCK OR FRONT END LOADER UNDER THE OBSERVATION OF A GEOTECHNICAL/PAVEMENT ENGINEER. LOOSE OR YIELDING AREAS THAT
GANNOT B MECHANICALLY STABLIZED SHOULD G REIFORCED USING GEOGRIS OR REWOVED AND REPLACED WIH ENGNEERED FLL
R AS DICTATED BY FIELD CONDITION

. SUBGRADE UNDERCUTING, INCLUDING BACKFLLING SHALL BF PERFORMED 10 REPLACE MATERIALS SUSCEPTILE 10 FROST HEAVING
AND UNSTABLE SOL CONDITI MAY BE REQUIRED BELOW THE TOPSOL IN FILL AREAS OR BELOY
SURGRADE N CUT AREAS WILL BE CLASSFIED A9 SUBGRADE UNDERCOTING

. SUBGRADE_UNDERCUTTING SHALL BE PERFORMED WHERE NECESSARY AND THE EXCAVATED MATERIAL SHALL BECOME THE PROPER:
O CONTRAGTOR. ANY SUBGRADE NOERCUTTNG SHALL BE. BACHPLLED A5 RECOWMENDED . THE GEGTEGHMCAL ENGNEERING
REPORT FOR THE PROJECT.

B

ANY SUB-CRADE WATERING REQUIRED TO ACHIEVE REQUIRED DENSITY SHALL BE CONSIDERED INCIDENTAL TO THE JOB.

'CONSTRUCTION MATERIAL SUBMITTALS
UNLESS REQUIRED OTHERWSE N THE
STR

G BY THE ENGINEEF
THIS ST SHALL BE RETURNED TO THE CON'

PROECT SPECIFICATIONS, THE CONTRACTOR SHALL ONLY SUBMT THE FOLLOWNG
Bl

g
H
E]
-
5
i
s

1 55 THE ENGREER FoN ReviEw N ADDIMON T
TRACTOR WITHOUT A REVIEW BEING PERFORMED.

1. SOIL EROSION AND SEDIMENTATION CONTROL MEASURES

2. UTILITY TRENGH BACKFILL MATERIAL WITH ALL MATERIAL DATA INCLUDED IN THE SUBMITTAL BEING DATED WITHIN 60 DAYS OF
THE SUBMITTAL UNLESS APPROVED OTHERWSE BY THE ENGNEER

RIP RAP MATERIAL WITH ALL MATERIAL DATA INCLUDED N THE SUBMTTAL BEING DATED WITHIN 60 DAYS OF THE SUBMITTAL
UNLESS APPROVED OTHERWSE BY THE ENGINEER

STORM AND SANITARY SEWER PPNG INCLUDING JONTS
STORM AND SANITARY SEWER STRUCTURES

STORM AND SANITARY SEWER STRUCTURE FRAME AND COVERS INCLUDING CLEAN QUTS
WATER DISTRBUTION SYSTEM PIPING INCLUDING JOINTS

WATER DISTREUTION SYSTEM STRUGTURES

WATER DISTRBUTION SYSTEM STRUCTURE FRAME AND COVERS
10. WATER DISTRIBUTION SYSTEM SHUT OFF BOXES

11. WATER DISTRIBUTION SYSTEM FIRE HYDRANTS

12. WATER DISTRIBUTION SYSTEM GATE VALVES

13. STORM WATER MANAGEMENT OUTLET CONTROL STRUCTURES INCLUDING COVERS OR GRATES
14, STORM WATER MANAGEMENT OUTLET SEDIMENTATION BASIN RISERS INCLUDING GRATES

15. STORM WATER MANAGEMENT MECHANICAL PRE-TREATUENT UNITS INCLUDING COVERS

16. STORM WATER MANAGEMENT OIL/GREASE SEPARATORS

17. STORM WATER MANAGEMENT UNDERGROUND DETENTION SYSTEM MATERIAL AND SHOP DRAMNGS DEPICTING THE LAYOUT OF THE
SYSTEM

B. PAVEMENT AGGREGATE BASE MATERIAL WITH ALL NATERIAL DATA INCLUDED IN THE SUBMITTAL BEING DATED WITHIN 60 DAYS OF
THE SUBMITTAL UNLESS APPROVED OTHERWSE BY THE ENGNEER

9. PAVEMENT UNDERDRAIN MATERIAL AND BACKFILL WITH ALL BACKFILL WATERIAL DATA INCLUDED IN THE SUBMITTAL BEING DATED
WTHIN 60 DAYS OF THE SUBMITTAL UNLESS APPROVED OTHERWISE BY THE ENGNEER
20. PAVEMENT MiX DESIGNS SUBMITTED FOR REVIEW BY THE ENGINEER NUST FOLLOW THE CURRENT MDOT REVEEW CHECKLISTS AS
SUNMARIZED BELOW AND ALL MATERIAL DATA INCLUDED IN THE SUBMITTAL BEING DATED WITHIN 60 DAYS OF THE SUBMITTAL
'S APPROVED OTHERWISE BY THE ENGINEER:

+B.1. CONCRETE MIX DESIGN REVIEW CHECKLIST (FORN 2000)

+8.2. SUPERPAVE MIX DESIGN CHECKLIST (FORM 1

+8.3. MARSHALL MIX DESIGN CHECKLIST (FORM 1849)

21. SITE FENGING AND GATES INCLUDING FODTINGS
22. SITE RAILINGS INCLUDING FOOTNG OR EMBEDMENTS.

25, ANY ITEUS SHOWN IN THE PLANS OR DETAIL SHEETS THAT SPECIFICALLY STATE FOR THE CONTRACTOR TO SUBMT A SHOP
DRAWING TO THE ENGINEER FOR REVIEW. THESE ITENS INCLUDE, BUT ARE NOT LIMITED T0:

RETAINNG WALL MATERIAL AND STRUCTURAL CALCULATIONS
++ TRENCH DRAIN MATERIAL AND SHOP DRAWING DEPICTING THE LAYOUT OF THE SYSTEM

AN SPEGIALITY ITEMS SHOWN N THE PLANS OR DETAL SHEETS THAT SPEQCALLY DO NOT STATE FOR THE CONTRACTOR
RAWNG TO THE ENGINEER FOR REVIEW BUT THE CONTRACTOR REQUESTS TO BE REVIEWED. THE
CONTRACTON'S REQUEST FOR REVEW WUST GE N WRITNG. AND, APPROVED BY T ENGNEER. PRIOR 10 SUBMITING T
INFORNATION.
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[SITE_DATA TABLE:

ST AREA 2078 ACRES (1.079.271 SF) NET AND GROSS

/ VETLAND & WATERCOURSE SETRACK
IR CONERVATON EASENENT

i

PER CITY OF NOVI ZONING ORDINANCE (AVENDED 6.2217) — ENTRE SITE
BEZTAK, NOVE 2015-298

M
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INTERIOR PARKING LOT LANDSCAPE

REQUIRED LOT 1. !
sormvmmuuanomsr-mnsrn&x-mzesr |
1,626/200 = 8 CANORY TREES REQUIRED

|

25 VSN LT

TRIANGLE, TP

OUNDATON PLANTS |
TO BE DETAILED AT
[CONSTRUCTION, TYP.

_—— e —

REQURED LOT 2
SF_OF PAVED AREA UNDER 50,000 SF = 18,454 SF x 7.5% = 1,384 SF
1,384/200 = 7 CANOPY TREES REQUIRED

REQURED LOT 3;
SF OF PAVED AREA UNDER 50,000 SF = 11,512 SF x 7.5% = 863 SF
863/200 = 5 CANOPY TREES REQUIRED

NOVI, LL
R ]/
G

' -AT—-— ‘// ;;Im .
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PROVIDED LOT 1
2633 S OF INTERIOR LANDSCAPE ISLAND AREA
L. DEC. TREES ALSO COUNTING AS MULTIFAMLY TREES

PROVIDED LOT 2:
1,720 SF OF INTERIOR LANDSCAPE ISLAND ARE/
775 G DEC TREES ALSO COUNTING AS MULTFAMLY TREES
PROVIDED LOT 3:
1,184 SF OF INTERIOR LANDSCAPE ISLAND Al
55" AL DEG TREES ALSD GOUNTING AS MULTIAWLY TREES

7 — PROJECT TITLE

! ) THE STATION

ETWEEN GRAND
PERIMETER PARKING LOT TREES mvzwm AND])M\LERD
REQUIRED LOT 1:
1 DECIDUOUS TREE PER 35 LF
606 LF/35 = 17 TREES

REQURED LOT 2
1 DECIDUOUS TREE PER 35 LF
498 LF/35 = 14 TREES

REQURED LOT 3
1 DECIDUOUS TREE PER 35 LF
- 200 LF/35 = & TREES

PROVIDED LOT 1:
1 EXISTING TREE TO RENAIN AND 16 TREES ALSO COUNTNG AS
MULTIZFAMILY T
101 ADDITIONAL SHRUBS ADDED PER NOVI REVIEW LETTER DATED
12.28.2022

T

0O )i REVISIONS
R s | EETT

[ECONOW SPASUBMITTAL o028
PRARIE_ SEED) CITY CoMMENTS 2025
/| Mix, TvP. —_—

PROVIDED LOT 2
14 TREES ALSO COUNTING AS MULTI-FAMILY TREES

PROVIDED LOT 3:
6 TREES ALSO COUNTING AS NULTI-FANILY TREES
INTERIOR ROADWAY TREES

QURED: 1 DECIDUOUS TREE PER 35 LF ON OUTER ROAD EDGE, DEDUCTING
CLEAR VISION ZONE

1125 LF / 35 = 32 TREES

ORIGINAL ISSUE DATE:

PROVIDED: 32 TREES DECEMBER 1, 2022

NULTI_FANILY FOUNDATION PLANTINGS
REGURED: A MIX OF SHRUBS, SUB-CANOPY TREES, GROUNDCOVERS,
PERENNIALS, ANNUALS AND/CR ORNAMENTAL GRASSES PROVIDED AT T
FRONT OF EACH GROUND FLOOR UNIT COVERING 35% OF BUILDING FACADE.
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uo PLANT WATERIAL
THIN 4' OF

vP.
1,238 LF X .35 = 418 LF REQUIRED Pﬁwmw UNE, T
PROVIDED:
1405 LF

p % oL conncTo
4 o g Pl

T REE PLANTINGS
QUIRED: 3 DECIDUOUS TREES OR LARGE EVERGREENS PER EACH
DwEmNc URIT N THE FIRST FLOR. 55 FIRST FLOOR UNITS X 3 = 105

. WTH UP T 25% SUB CANOPY TREES FOR DIVERSITY

AIDBLE coecTon
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ED: 32 LARCE EVERGREENS, 13 DECIDUOUS, 16 SUB CANOPY, E
PERNETER PARKNG TREES COUNTING AS UNIT TREES, AND 20 INTERIOR
RKING TREES COUNTING AS UNIT TREES
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REWOVE AND REPLACE 7 TREES AND
IGROUND LEVEL LANDSCAPING PER CITY|
OMNENTS IN REVEW LETTER DATED

l2=7-2023

REFER

[EXISTING TREES TO RENAIN, TYP.

ROVIDE TREE PROTECTION FENCE ARI

V@ g

\ o By |

[EXISTING TREE COINTNG AS | —— ——
e S

MATCHLINE:
TO THIS SHEET

NOTES PER CITY OF NOW:

PLANT MATERIAL SHALL NOT BE PLANTED
WTHIN 4' OF PROPERTY LINE.

NO TREES SHALL BE PLANTED CLOSER

,
. 5' FROM_UNDERGROUND
UTLITES AND 3' FROM BACK OF GURS.

NO TREE TO BE LOCATED IN FRONT OF
ANY SIGN OR BLOCK BUILDING ADDRESS.
FIELD ADJUST TREES AS NECESSARY.
AL TRANSFORMER AND UTILITY BOXE:
BE SCREENED PER NOVI CITY DETALL
N THE CASE ADDITIONAL BOXES ARE
ADDED 10 THE SITE AFTER PLAN
APPROVAL

SEE LANDSCAPE DETAIL SHT. L-1.3.

s T0
AND

REPLACEMENT TREES SHALL BE FROM CITY
OF NOWI'S WOODLAND REPLACEMENT
CHART FOR ACCEPTABLE NATIVE
REPLACEMENT SPECES.

‘COUNTING AS MULTI FAMILY TREES

‘COUNTING AS MULTI FAMILY TREES
= INTERIOR ROADWAY TREES.

= MULTI FAMILY LANDSCAPE TREES.

= ADDITION TREES PER CITY COMMENT

- ExsTING TREE

= TREE PROTECTION FENCING

'S
()

= sHRuUBS

- SNOW STORAGE AREA

= IRRIGATED SEED LAWN
= NON-IRRIGATED SEED LAWN

= FOUNDATION PLANTS.
70 BE DETAILED AT CONSTRUCTION

‘CARDNO: 574-586-2412 WITH EROSION
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[PROPERTY LINE, TYP.
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KEY
GENERAL PLANTING NOTES PER CITY OF NOV::

LANDSCAPE CONTRACTOR SHALL VISIT SITE, INSPECT EXISTNG SITE . PLANT MATERIALS, EXCEPT SOD, GROUND COVER, AND CREEPING
CONDITIONS AND REVIEW PROPOSED PLANTING AND REl WORK. IN VINE TYPE PLANTINGS, SHALL NOT BE LOGATED WITHIN FOUR(4) FEET
EPAN OF THE PROPERTY LINE.

COUNTING AS MULT! FAMILY TREES

—
[ h
—
A -teeeprotecTonencs -/ \
\_
Jiorne e counie x5
T —, B
B ey s

= SHRUBS t: 844.813.2049
Www.peagroup.com

D
DVERN QUANTITIES. CONTACT LANDSCAPE ARCHITECT WITH ANY
ONCERNS.

g

ALL TRANSTORMERS ARE 10, BE SOREENED Iy AGGORDANGE WITH
CITY OF NOVI ORDINANCE AND 0 NOT CONFLICT Wi

CONTRAGTOR SHALL VERIFY LOCATIONS OF ALL ON SITE UTILITIES PRIOR OTe. RESTRCTONS. (BETAL T3 SHEET)

70 BEGINNNG CONSTRUCTION ON HIS/HER PHASE OF WORK. ELECTRIC,

GAS, TELEPHONE, CABLE TELEVISION MAY BE LOCATED BY CALLING MISS

1 B0 48371711 Ay DANAGE U NTERRUETION O SCRVIGES SaLL 22 ALL BEFNS WUST B FLANTED WITH & COMSNATION OF TREES,

E THE RESPONSIBILITY OF CONTRACTOR. CONTRACTOR SHALL RUBS, SOD OR OTHER EVERGREEN GROUND COVERS.

COORDINATE ALL RELATED ACTIVITIES WTH OTHER TRADES ON THE J0B < INTERIOR ROADIWAY TREE:
AND SHALL REPORT ANY UNACCEPTABLE JOB CONDITIONS TO OWNER'S = I@E&‘QEEE‘soﬁgf,fg‘”ﬂﬁu%&%’; AT oo o e aear. M o °
REPRESENTATIVE PRIOR TO COMNENCING R

= SNOW STORAGE AREA

GUARANTEE PERIO!

ECLALT MATERINS 18, 0. SE NORTICR MISSERY RO, LA 26, THE PROVOER 0 TiE FIANCIAL QUMRANTEE FOR TiE LaNDSCAPE
WATERAL SHALL CONFORM T THE GURFENT (M) STANDARD FO NURSERy T L ANDOCARE INSTALLATION, AND, MANTENANCE oony

= MULTI FAMILY LANDSCAPE TREES = NON-RRIGATED SEED LAWN
PROVED LANDSCAPE PLAN AND APPLICABLE GITY ORDINANCES.

AND SPECIFICATIONS. THE ISPECT THE

BUANT MATERIAL PRIOR To'PLANTING. AND 0 REJECT ANY PLANT MATERIALS
DEENED NOT 70 MEET THE STANDARDS OF THE ZONNG ORDINANCE.

KXY srovommonsuars

e
O BE DETALED AT CONSTRUCTION

= ADDITION TREES PER CITY COMMENT CAONG, 745062412 WITH EROBION | -
AL TREES SHALL HAVE A GENTRAL LEADER AND A FADIAL SRANCHNG o
ARK GRADE TREES ARE NOT ACCEPTABLE. ALL TREES 3 = 224
SHALL BE EALLED AND EURLAPPED (BkB) MATCHLINE‘ REFER TO SHEET L—1.1 24 |
NY DEGIDUOUS CANOPY TREE WITH BRANCHES THAT NIGHT TEND TO o
GRVLDE N0 7 CROTGIES SUAL B SUBGROATED 39 45 hoT 10 | . - 1 \
BEGOME DOMINANT BRANGHE 7 —_—
ALL MULTI STEM TREES SHALL BE HEAVILY BRANCHED AND HAVE SR 4 \ A
SYMMETRICAL CROWNS. ONE SIDED TREES OR THOSE WITH THIN OR OPEN A 4] NG
CROMNS SHALL NOT BE ACCEPTE T N
ALL EVERGREEN TREES SHALL BE HEAVILY BRANCHED AND FULL TO THE [CONSTRUGTION. TYP- Zo) /{ RETANING
GROUND, SYMMETRIGAL IN SHAPE AND NOT SHEARED FOR. THE LAST FIVE o ~ - NORTH
GROMNE SEASONS. 224 £ fEnGReERNG
blpA LANS
NO MACHINERY IS TO BE USED WITHIN THE DR LINE OF EXISTING TREES gaal 0 10 2 0
HAND GRADE ALL LAWN AREAS WITHIN THE DRIP LINE OF EXISTING TREES. /k o) {
Z2z22)
MULCH SHALL BE NATURAL COLOR, FINELY SHREDDED HARDIOOD BARK o LA
FOR ALL PLANTH S 22
W . 2" HICK e 7R
BEDS AND 2" THICK BARK MULCH FOR PERENNIALS. 222 2‘ h
ALL LAWN AREAS SHALL REGEIVE 3' COMPAGTED TOPSOL. 2} { ; Callbsten ey
ALL PLANT MATERIAL SHALL BE MANTAINED IN A HEALTHY CROWNG . %3
CONDITION, INCLUDING WATERING, CULTIVATION, WEED CONTROL AND -
SOIL ENRICHMENTS AS MAY BE NEGESSARY. 707 e o
AL PLANT MATERIALS ARE TO BE INSTALLED IN A SOUND, L7 e ;;;g;;;g;;;m
WORKMAN—LIKE MANNER AND IN ACGORDANGE WATH THE CURRENT 1 a2z} i e e
CITY OF NOW PLANTING REQUIREMENTS. 72 ‘
AL PLANT MATERIAL SHALL BE INSTALED. SETHEEN WARGH 15T —— 5%
AND NOVEMBER 1 ‘ B2 i;
ALL PLANT MATERIAL SHALL BE WARRANTED FOR TWO (2) FULL — 312
{EARS AFTER DATE OF ACCERTANCE BY THE CITY OF NoW. | FOUNDATON PLANTS i
ALL UNHEALTHY AND_DEAD NATERIAL SHALL BE REPLACED WITHIN 3 IEe DEFAILED. AT | 77
MONTHS OR DURING THE FIRST AVALABLE GROWING SEASON, OR lcoNSTRUGTION, TYP. T %ig
WHICH EVER COMES, FIRST Z
A MNMUM OF ONE VEED CONTROL CLLTATIN PER MO ’L\ |
ODCURR\NG \N JUNE. JULY AND AUGL LL BE PERFORMED ! 9]
DURNG THE TWOL YEAR ESTABUSHVENT PEROL | 2
e suBsmumNs OR DEVATONS FRON e MDSOAPE PLN 1 | 2
(OVED IN WRITING BY THE CITY OF NOM. PRIOR TO
\NSTALLAT\GN ‘ ikl |
ALL TREE WRAP, STAKES, AND GUYS MUST BE REMOVED BY 7 \
LY 1ST, FOLLOWING THE FIRST WINTER SEASON AFTER Pl ! | i \ L-1.2
INSTALLATION. I 249
ALL LANDSCAPE AREAS ARE TO BE NAINTANED N A HEALTHY 4l | il =TT
GROWING CONDITION FREE OF DEBRIS AND REFUSE AND IN \f f22422) Z S -
CONFORMANCE WTH THE APPROVED LANDSCAPE PLAN NED | 7 \ CUENT
ALL LANDSCAPE AREAS ARE TO BE WATERED BY A FULLY 77
ATTOUARG RRtGATION: SysTew N I I N2 MFNOVI, LLC. |
CORACTOR To REHOVE ALL CONSTRUCTON DEBRIS AND EXCESS / —t | % ooy
MATERIALS FROM THE SITE PRIOR TO FINAL ACCEPTANCI e 4 b | A
Rec)
[ALUMINUM EDGE [LAWN TYP. ~\
[BETWEEN. LAWN AND A\
WATER MARC
T
1 J
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OBECTIVE

The objective of this Gontral and Maintenance Plan is to remove the presance of Phragmites within the subject

property conslatent with the Clty of NowWa ordiance, Sac 5.5.6.C.  This effort il be accomplahad by cpplying

herbicide to these targeted plonts ond/or removing Sois within the designated treatment areos.

TREATMENT

1. TREATMENT TECHNIQUE

.SPEGIES AND LOCATIONS T0 TREAT

Gantrl i non—atie Ehtagmitas dicoted on he topegraphical survey plan AND oy i growih o single plont
cbasrved diring iraatmant periods.

1.SPEVES-SPEGIG TREATHENT TEGHNIUES

1. Phragy
Kooty merecide o the folage of ol e culms of Phiagmites (hragmites austrafe) withn the designtas lectment
areas; ewen singe stem plonts. Folr spraying moy be used n areas where Sqniicant

native ve muun o e ciaed in dense patches com of 755 or mors Phr ﬂqmﬂes or Phrag mites
stonds of any d e it Sher monmtion veqetonory o ecoret plom adjocent
naive e ot hon Thdcal plants ‘ust be ronted b e careld wik o hent apricetion of Horbiide to il
plants.

Hiscated Plnts
eed heds must clso be remoied fram solsted Phrograte plonts; this incudes any stond of Phrogmies with
o o 35 toaseing i Mot s ot Teoet 100 Telh by g drachon Tom:the Harest Prragmiion o in an
crea protected from likely seed dipersel (1, closer than 100 feet but dus 1o lorge ees, native shrubes or
topography s otherwise cut off from other Phragmites plants).

ii. Treatment Timing
ont munt cuaur oty the mejorly of Pragniles lant have tossled (whe plnie ore aupplying nutrients

o the hizome), between September & ang Septemper 2

2 HERBICIDES
a.The raquirad herbicide s Rodeos,

b.All herbicide ireatments must be mixed and applied according to Iabel specifications and performed by a certified
reial pesticide applicator. Proof of certification in oppropriate categories wil be required prior to start of
work, Owrsgray onto non—target vegetation and/or soi as sl as unoff of the herbicde into the sround or nater
must not o

A1 restments must be morked b ihe fi An pprgpriste maring oye shalbe used it the hericde. Fagging
raquirad in soma zones to dacument which

3 A0 ANTS
yanet Plus® must be used With all herbicides ot a rate of D&% of the mix volume.

4.PERFORMANCE MININUNS
The contractor i expected to achieve a minimum of 98% treatment of the extant target species and a minimum of
tregtment wil continue yearly unti all plonts are

B5% kil of any treated plants within the mopped oreas. The
eradicated from the subject property.

PLANT SO THAT TOP OF ROOT BALL IS
. FLUSH TO ORIGINAL GRADE

TOUNK TO BE VERTICNL NOT PERFENDIGLLAR
0 GRAI

SECURE TREE WRAP WITH BIODEGRADABLE
NATERAL AT TOP & BOTTOM, REMOVE AFTER
FIRST WIN

DO NOT PRUNE TERMINAL LEADER PRUNE
ONLY DEAD, BROKEN BRANCHES AS
DIREGTED BY LANDSCAPE ARCHITEGT
STAKE JUST SELOW SRANCHES W
INECT FROM TREE TO STAKE
AN AN FOR e . ROMOVE. APTER
(1) ONE YEAR. (DD NOT USE WRE & HOSE)

(3) THREE 2"X2" HARDWOOD STAKES

ORIGINAL SLOPE
FINISH GRADE

" SHREDDED HARDWOOD BARK MULCH TO
ORIPLINE, 3 BEER AND LEAVE 3" GrcLe. oF
BAR EE_TRUNK. DO
PLAGE ML N ConTacT Wik TReE
TRUNK. FORM SAUCER WITH 4" HIGH
CONTINUOUS RIM
SPECFED PLANTING M, WATER & Tal
SEMOVE AR POCKETS. SMEND Sol. PER SITE
CONDITIONS & TREE REQUREMENTS
EXPOSE ROOT FLARE OF TREE REMOVE ALL
BURLAP FROM TOP 3 OF ROOTBALL.

PLACE ROOTBALL ON UNDISTURBED OR

PACTED SUBGRADE
TREE PLANTING ON A BERM DETAIL

SCALE: 1" = 30"

1.WEATHER & RE-TREATMENT
The contractor is responsible for re-treatment f rain occurs within six (5) hours of the original
treatment for foliar and hand swipe applications and within two (2) hours of the original treatment for
it stump Gppiotions.

2.APPROVED SUBSTITUTIONS
Proposed aubstitutlons by o Contractr e, {reaiment tachnioue(s) specitc harbicide(s), and
surwctun((s) must be submitted to PEA, Inc. In writing for review. ‘e brand nome chemcal
raiots Nt b atedand o brier wiklon Loticatios of why e change.. Ary horads or
cnncgmrnﬂan other thon those specifled cbove must be dpproved by the PEA, Inc. and/or MDEQ prior to

3.5I0NS / MARKING

sied by the contactor wherever chamica rsatment occurs. Signage shall remain
placa for the mnimum langth of tima os determined by tha harbicida imum. omount
D e as acrecd berwaenthe compacior ‘and e PER. The cantractor 1o responcble Tor 1amaug o
signage.

9.PERMTS/ APPROVALS
Aquatlc Nulsence Gontrol (ANC) Certificate of Coverage may be required for the ireatment of

commencing spraying) at 100-foot interval. The cpproved sign may be dowrloaded rom the DEG
aquatic. nusance contra web
The contractor is responsible
for printing ong duplicating the slon, s niing 1k siokes Coamites sy ine coniracsar ond posing
o 2t e reaured 100- (o0t niervlo dlong (he landward s of any arso where chamicale il
i place for e
C permit
e contracion sne the PER Profect Mroger

tim
e Contiarior o respensie or remeung dl i

.To meintan complance wity the Foderal lean Water Act pesiide treatments thal oceur i, over or
ste” 1 ol s o Nl oltn! Diochorg iminatn Sytom (OCS)
rcl Permit. for Nuisance Plant on ol (6P
Guctay in-orage that fo andes e Corifkote of
Coverage must follow ol conditions of the NPDES general permit.
e.Pesticide traatments within any stormwater easement areas (L. retention and /or detention basin) wil
raquire a parmit,/ cpproval from the City of Now's Enghnesring Departmen

10 WEED SEED CONTROL AND CONTAMINATION
A1 eaipment, footwear, clthing, and il other materce brought anto the properly for s projct
i e compealy i and s of AL lot s and s (s, e f vepeilon churke
of Sl e1c) prior o ol at the ¥ recastons o erieo To mevniing he. spress

ncasie plonts an comtarnation.of aenelie moteri (seeds) o locaions ovtade of ihe sublect

b.in addition, whlle conducting the scape of work within the property AL footwear, clothin
oot st be Shecked ond clemmed of s ather plant Hoamente, and ol aqdbetore moving
Setwemn work areos 1o prevent. the Spread of mvsive plants from one work area to another and nto
—infested oreas. Travel routes ond order of work between treatment creas may be dictated by PE
to further pravent the possibla spracd of hvasiva saed ond plant materle

JHRETENED & ENDANGEREED SPECES
ke ated sndanagred and drrestenes apecies may occur in same.trectment areas and are subisck to
Aot 431 of 1894, Secton 365 (Endongorad Spacias Protestion).

According fhigan Notural Features nventory Resources, approximately 100 species of combined
el Sl ot peties e 1oted Tor CAaNd Counly. 5% sperel caneers, Sreckenca o erdangeres
ot mer pecies h been conducted. Al herbicide gpplicators orking

Capble of Idantifying tha applicabla protacted plants cnd tha commen nativa
plants that could be canfused with the torget species (such os blue—joit grass and notive sedges).

REFERENCES:

1.Survey the site for ony populotions of common resd (Phragmites australis).

2.1f ony Phragmites australis (even o single plant). show thot on he topographical survey.
found, plecse add o note stating that

31 Phrogmites australs s faund, plosse add o Uestmenty/ coniral plan {0 the landscape plan and cary it
ot untl the Phrogniics ore compitey removes from

4.Continue to control the Phragmites on on on-going b

It none are

TURF

PERMALOC ALUMNUM EDGING OR APPROVED
EQUAL WTH BLACK FINISH.

"THICK X 4" DEPTH WHEN ADJ. TO MULGH
4" THICK X 5 3" DEPTH WHEN ADJ. TO ROCK

BED MEDIA

COMPACTED SUBGRADE

SPECIFICATIONS FOR LANDSCAPE BED EDGING:

LANDSCAPE BED EDGING SHALL BE ALUMINUM AS MANUFACTURED BY
PERMALOC 1.800.356.9550.

(8) EIGHT OR (16') SIXTEEN FOOT SECTIONS SHALL BE USED WITH
ONE STAKE PER (38") THIRTY EIGHT INGHES OF EDGING.

EDG\NG SHALL BE §" THICK X 4" DEPTH WHEN ADJ. TO MULCH AND
K X 5§ DEPTH WHEN ADJ. TO ROCK. FINISH, BLACK

BURAr e itehs i 5855

STAKE SHALL SECURELY ENGAGE EDGING AND SHALL BE ENTRELY

BELOW TOP SURFACE OF EDGING,

EDGING SHALL HAVE A MINMUM OF (2") TWO INGHES OF

INTERLOCKING OVERLAP BETWEEN SECTIONS.

WSTALL 45 PER MANUFACTURER'S SPECFIGATONS WTH ToP oF

EDGING §'3" ABOVE COMPACTED FINISH GRADE. FINISH GRAT
52 COMRACHED 0N EITER SI0E OF E5GING 10 MANTAN STABILTY.

7 JALUMINUM EDGE DETAIL

SoALE: 1/2" = 1-0"

MULCH 2" DEPTH WITH
SHREDDED HARDWOOD
BARK. MULCH SHALL BE
NATURAL N COLOR.

SAUCER AROUND SHRUB
REMOVE COLLAR OF AL

RN g s o

SCARIFY SUBCRADE AND
SLANTING PIT SOES,
RE-COMPACT BASE 1O

H
z
H
"8
E
g

PLANTING MIX. AMEND.

TO FINISH GRADE AS IT SOL PER I
CRiENALY R SLIGHT Y iR CONDITIONS
AN FIN DE U REQUIREMENTS OF

PLANT MATERIAL
CLAY SOIL AREAS.
2. PRUNE ONLY DEAD OR BROKEN
HES,

FEMOVE ALL TAGS, STRING, PLASTIC
AND OTHER MATERIALS THA
NS AND GouLD CAvRe
GIRDLNG.

NOTE:
PRUNE AS SPECIFIED

STAKE 3 LARGEST STEMS, IF TREE HAS
MORE THAN > LEADERS, SET TREE
STAKES VERTICAL AND AT SAME HEIGHT.

REMOVE ROPES/CABLES FROM AROUND
T ke of e TheE «4 Se,
NoURD, 0 FomM sauger wi
3" OF MULCH. PULL THE
MULCH 3" AWAY FROM THE
RChk Do 7o T shi

T STAYS ABOVE FIRST
SRANCHES, APRROX. HALFWAY
UP TREE (SEE DETAIL)
SCARIFY SUBGRADE AND
ING FIT SIDES,
RE-COMPACT BASE TO 4"
DEPTH

S BURLAP FROM TOP 3 OF ROOT
BALL.

Srikes 1o oD 12 cELon

PLANTING MIX. AMEND
Fe A Ol PER S

PLANT MATERIAL

5 \MULTI-STEM TREE PLANTING DETAIL

SCALE: 1" = 20"

ORIENT STAKING/GUYING TO_PREVAIING WINDS,
EXCEFT ON SLOPES GREATER THAN 3:1 ORENT
7 SLope.

USE SAME STAKING/GUYING ORIENTATION FOR
LANTS WITHIN EACH GROUPING OR AREA.

FABRIC GUYING MATERIAL

DOWNHILL SLOPE
oR
PREVAILNG WIND

‘STAKING /GUYING LOCATION

FABRIC GLIYING MATERIAL

STAKES AS SPECIFIED 3 PER TREE
GUYING DETALS
STAKING DETAUS.

TREE PROTECTION WILL BE ERECTED PRIOR TO
START OF CONSTRUCTION ACTMTES AND SHALL
REMAIN IN PLACE LNTIL CONSTRUGTION IS
COMPLETE.

NO PERSON MAY CONDUCT ANY ACTIVITY WITHIN THE
DRI LINE OF ANY TREE DESIGNATED TO REMAIN;

M PFLAGNG SOLVENTS,
UCTION EQUIPNENT OR
SOIL DEPOSITS WITHIN DRI LINES.

GRADE_CHANGES MAY NO DCCUR WITHIN THE DRIP
LINE OF PROTECTED TREES.

DURNG CONSTRUCTION, No PERSON SHALL ATTACH
ANY DEVICE OR WRE T0 ANY REMAINING TREE.

ALL UTILITY SERVICE REQUESTS NUST INCLUDE

OCCUR OUTSIDE OF THE PROTEGTIVE FENGING.
EES LOCATED ON ADJACENT PROPERTY THAT AY
BE AFFECTED BY CONSTRUCTION ACTIMITES MUST BE

PROTECTE

TREES 70 BE PRESERVED SHALL BE IDENTIFIED WITH
FLAGONG PRIOR T0 THE TREE CLEARING
OPERATIONS.

PROVIDE FENCE AROUND CRITICAL ROOT ZONE OF
TREE.

ROOT ZONE NCE SHALL BE PLAGED IN A CIRGLE WTH A
OF 1' PER 1" DIANETER OF THE TREE

RADIUS
MEASURED AT 4.5' ABOVE GROUND.

W'HIGH PROTECTIVE FENCING
WTH STEEL POSTS - 10' O.C.

s
3 \TREE PROTECTION DETAIL
30"
st 3 soncep sues s on
TREE. 2"X2"X30" STAKES. NOTE:
S everareen mees TaeR
UNDISTORGED, SO Bobe T T2 HEIGHT, STAKE TREES

OUTSIE OF ROOTBALL 10 4
H OF
nwov[ AFTER ONE VEAR DO

YT TREE SHALL BEAR SAME RELATION

BIODECRADABLE MATERIAL AT 10 & 3 CaL,
BOTTOM REMOVE AFTER FIRST WINTER

18" BELOW PIT.
STAKE TREES USING FABRIC
SE VIRE O RoPE GUYING MATERIAL. CONNECT
UGH HOSE. FROM_TREE TO STAKE
OPPOSITE, ALLOW FOR SOME
FLEXING OF THE TREE. REMOVE

PLANTHG WXURE, ANEND AFTER ONE YEAR,

SOIL PER SITE CONDITO!
b ECLREVERTS oF
PLANTS. .

MULCH 3" DEPTH WTH

SCARIFY SUBCRADE AND
PLANTING PIT SIDES T0 4"
DEPTH. BARE SOIL AT BASE OF TREE

K.

TREE
T FINISH_GRADE AS IT BORE
ORGNALLY OF SUGHILY HichER

OV CRae D
CROSCARE KRCHITECT FoR MEAvY
GLAY SOIL AREAS.

(T PRUNE TERMINAL LEADER

00 noT
BN T 28 SN Ecdsnonate
ERANGres: FROU

e o
SRSKET AN oL BOWN AL
3 REMOVE ALL TAGS, STRING,
PLASTI, RepEe. CABLES, Jo0 X ROOTBALL WOTH BLRLAP FROM TOP 1 OF ROOT
BALL RaoT BALL oikT
ONSGHTLY AN Soud Ghuse S10UD BF FENOVED rROW.
DLING. ROOT FLARE.
4. DIRT FROM ROOTBALL s TO BE

REMOVED TO EXPOSE RAOT FACE.

E TREE WRAP WITH cuv DEC\DUOUS TREES LARGER

TREES SMALER AN 3 CAL.

USE 3 HARDWOOD STAKES PER e wRse:

SECURE W/ BIODEGRADABLE
MATERIAL AT TOP & BOTTON.
REMOVE AFTER (1) WINTER
SEASON

STAKE TREES JUST BELOW
] BRANCHES W FABRIC
SUTING MATERAL

WRE OR ROPE
THROUGH HOSE.

8¢

PLANTING MIXTURE. AMEND DOSITE -ALLoW £O Sol
SOIL PER SITE_CONDITIONS FLEXNG of T TREE. RENOVE
AND REQUIREWENTS o AFTER ONE YEAR.

MULCH 3" DEP"
SCARIFY SUBGRADE AND
PLANTNG PIT SIDES 10 4"
DEPTH. R,
BARE SOIL AT BASE OF TREE
TREE SHALL BEAR SAME RELATION TRUNK.

MOUND TO FORM TREE SAUCER

ROITEST FoR HEAVY

CLAY SOIL AREAS. EMOVE ALL
\~BIODEGRADABLE

DO NOT PRUNE TERMINAL LEADER. 5

PRUNE ONLY DEAD OR BROKEN

BRANCHES. BASKET AND FOLD DOWN ALL
s a e s TREE PIT BURLAP FROM TP } OF ROOT
3 3X ROOTBALL WDTH BALL. ROOT BALL DRT.
ROPES, CABLES, AND SHOULD BE RENGVED FRON
OTHER WATERIALS. THAT ARE ™ 0 EXFOSE THE
UNSIGHTLY AND. COULD CAUSE ROOT FLARE.

NOTE:
PER GITY OF NOVI, CONTRACTOR TO
PULL MULCH BACK FROM RODT BALL
FLARE MIN. OF 3

DECIDUOUS TREE PLANTING DETAIL

P

NOT FOR CONSTRUCTION

P=A

GROUP

CLIENT
MF NOVI,
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PER_CITY_OF NOV ZONING ORDINANCE (AUENDED 2020) — LIGHT INDUSTRIAL

CQURED: 1 REPLACEUENT, 81}
LACEMENT: 12°<20"
3 REPAGOMENT 217co0"
EXSTING TREES TO BE REMOVET
REPLACEVENT TREES REGURED: 0 =

|EXSTING TREES AT ARE DEAD, VERY FOOR OR POOR CONDITION ARE EXENPT 4 Y

| FROM_REPLACEMENT.

REMO)

NOTREE. LIST INGLUDED AS THERE ARE NO TREES GREATER THAN 8" OBH BEING
VED.

/

TR

I"‘f@)}

®

BE REMOVED,

T TRora08oN

TREE_ PROTECTION DETALL

=3-a"

SCALE

T proTEGTON U SRECTED PrioR 10 |
START O GONSTRUCTION. ACTITES AN, st
REUAN T PLAGE i consTruGToN Ts cowptere ||

1O, FERSONL WAY ONDUGT. AN ACTMTY MTHN THE 1|
DRIP LINE OF' ANY TREE DESIGNATED TO REMAIN:
INGLUDING, BUT NOT LIMITED' 10 FLAGING SoLverTs.{ | |||
BN MaTERAL cosTRUGTON EduPMENT oF (|||

L DEPOSITS WITHIN ORIP) LES \

GRADE CHANGES_MAY_NOT OCCUR WITHIN THE DRIP Wi\
LINE OF PROTEGTED TREES

|
DURING CONSTRUCTION, NO PERSON SHALL ATTAGH | \
ANY DEVICE OR WIRE T0 ANY REMANING TREE | \

ALLUTLITY SERVICE REGUESTS MUST INCLUDE |
NOTFICATION 70 THE INSTALLER THAT BROTECTED
TREES WUST e AVODED. ALL TRENGANG SHALL |
OCGUR OLTSIDE OF THE FROTEGTVE FENIN

TeEEs LocsTED o Ry AT |
O By SN RUETon AETUTES oSt ot |

(
TREES TO BE PRESERVED SHALL BE IDENTIFIED WTH
FLAGEING PRIOR T THE TREE CLEARING
OPERATIONS 71 \

LN
PROVE FENCE AROUND GRITGAL ROGT Zoke oF
TREE /

= e
FENCE SHALL'BE PUACED IN A crele wit A

MINNO RABUS OF 1" BER 1" DIAVETER Of Tie
TREE NEASURED AT 4.5' ABOVE GROU

(
Lt £ROTECTVE FENGNG | \
WITH STEEL POSTS - 10' O.C.

EXISTING SOIL N

£1 NOILO3S 3INM LS3Im

W 1/4 CORNER
F NOVI—_
ND\COUNTY, ‘M|

SECTION 17
T.OIN., R.08E.

NOT FOR

U

CIT
QA

NSTRUCTION

P=A
GROUP

t: 844.813.2049
Wwww.peagroup.com

SCALE: 1" = 60°
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MFE NOVI, LLC.
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Schedule
Label | symbol | Q| Manutecurer Catalog Number Light Loss Factor | Lumens per Lamp | Watts
ez | |1 | usarcHuoHTING EL2 RZRM-PLED-IV-24LED-350mA-40K 0500 e 22
wa 3 |uronaws ARCLLED PL40K 0500 154 08751
B |1 | usarcHuGHTING €S RZR-PLED-I-W-40LED-350mA-40K 0500 w247 27
wi | [ = |veauormew owizer s ) s e
e [ | usaRcHUGHTING E7 RZR-PLED-IV-40LED-350mA-40K 0500 w77 27
E) “[2 | usarcruGHTNG E9 RZRGLPLEDHIIW-20LED-1TSmA4OK 0750 1695 1
E) 9 |secAEz 55622_BEGA_IES 40K 0500 209 s
Stattics
Description Avg fc Max fc | Min fc Avg/Min (:1) Max/Min (:1)
BOH STORAGE AREA ses |1s |az |1 ao1
DRIVE ISLE TO WXOM RD 216 |4z |oe  |as0 700
VAN ENTRANCE a0 |as |22 |1m 17
WAIN ENTRY UNDER OVERHANG 325 |01 |os  |40e 26
NORTH PARKING 2n |49 |09 |a; sas
OveRALL SITE 0s2 |45 |00 |na NA
PED PATHWAY COURTYARD a0 |11 |01 |aem 12100
PED PATHWAY POOL AREA 360 |is |00 |na NA
PED PATHWAY WEST 201 |us  |os  |su 2900
PROPERTY LINE 0z |os |00 |na NA
SOUTH PARKING 202 |36 |1 |1 )
UPPER LEFT PARKING LOT AREA 205 |47 |os  |en0 940
VERTICAL EAST PARKING s |27 |os 2% 450
VERTICAL WEST PARKING R 35
Page 10f 8

STANDARD NOTES:

- Electrical service to light fixtures shall be placed underground
- Flashing light shall not be permitted
- Only necessary lighting for security purposes & limited operations shall be permitted after a site’s hours of operation
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ISOMETRIC VIEWS: CONTRAST & PSEUDO COLOR

Page 2 of 8

GENERAL NOTE
1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.

2 CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0'- 0", FOOD SERVICE AREA AT: 2'- 6", TREES SHOWN AT BOTTOM OF LEAVES
3. LIGHTING ALTERNATES REQUIRE ATION AND TO CITY FOR APPROVAL.

- THE ENGINEER ANDIOR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD CONDITIONS.
THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS.
FIELI MOUNTING HEIGHTS

DATA u
ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE
ITY AND SAFETY.

“THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR ANALYSIS OF LIGHTIN

THE ENGINEER ANDIOR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY COMPLIAT
- UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013, FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.
- FOR ORDERING INQUIRIES CONTACT GASSER BUSH AT QUOTES@GASSERBUSH COM OR 734-266-6705.

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE VERIFIED IN FIELD BY OTHERS.

MOUNTING HEIGHT IS MEASURED FROM GRADE TO FACE OF FIXTURE. POLE HEIGHT SHOULD BE CALCULATED AS THE MOUNTING HEIGHT LESS BASE HEIGHT.
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ISOMETRIC VIEWS: CONTRAST & PSEUDO COLOR

Page 3 of 8

GENERAL NOTE
1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.

2 CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0'- 0", FOOD SERVICE AREA AT: 2'- 6", TREES SHOWN AT BOTTOM OF LEAVES
3. LIGHTING ALTERNATES REQUIRE ATION AND TO CITY FOR APPROVAL.

- THE ENGINEER ANDIOR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD CONDITIONS.
THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS.
FIELI MOUNTING HEIGHTS

DATA u
ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE
ITY AND SAFETY.

“THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR ANALYSIS OF LIGHTIN

THE ENGINEER ANDIOR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY COMPLIAT
- UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013, FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.
- FOR ORDERING INQUIRIES CONTACT GASSER BUSH AT QUOTES@GASSERBUSH COM OR 734-266-6705.

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE VERIFIED IN FIELD BY OTHERS.

MOUNTING HEIGHT IS MEASURED FROM GRADE TO FACE OF FIXTURE. POLE HEIGHT SHOULD BE CALCULATED AS THE MOUNTING HEIGHT LESS BASE HEIGHT.
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FRONT ELEVATION (WEST): PSEUDO COLOR
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GENERAL NOTE
1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.

2 CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0'- 0", FOOD SERVICE AREA AT: 2'- 6", TREES SHOWN AT BOTTOM OF LEAVES
3. LIGHTING ALTERNATES REQUIRE ATION AND TO CITY FOR APPROVAL.

- THE ENGINEER ANDIOR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD CONDITIONS.
THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS.
FIELI MOUNTING HEIGHTS

DATA u
ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE
ITY AND SAFETY.

“THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR ANALYSIS OF LIGHTIN

THE ENGINEER ANDIOR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY COMPLIAT
- UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013, FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.
- FOR ORDERING INQUIRIES CONTACT GASSER BUSH AT QUOTES@GASSERBUSH COM OR 734-266-6705.

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE VERIFIED IN FIELD BY OTHERS.

MOUNTING HEIGHT IS MEASURED FROM GRADE TO FACE OF FIXTURE. POLE HEIGHT SHOULD BE CALCULATED AS THE MOUNTING HEIGHT LESS BASE HEIGHT.
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RIGHT ELEVATION (SOUTH): PSEUDO COLOR
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GENERAL NOTE
1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.

2 CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0'- 0", FOOD SERVICE AREA AT: 2'- 6", TREES SHOWN AT BOTTOM OF LEAVES
3. LIGHTING ALTERNATES REQUIRE ATION AND TO CITY FOR APPROVAL.

- THE ENGINEER ANDIOR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD CONDITIONS.
THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS.
FIELI MOUNTING HEIGHTS

DATA u
ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE
ITY AND SAFETY.

“THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR ANALYSIS OF LIGHTIN

THE ENGINEER ANDIOR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY COMPLIAT
- UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013, FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.
- FOR ORDERING INQUIRIES CONTACT GASSER BUSH AT QUOTES@GASSERBUSH COM OR 734-266-6705.

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE VERIFIED IN FIELD BY OTHERS.

MOUNTING HEIGHT IS MEASURED FROM GRADE TO FACE OF FIXTURE. POLE HEIGHT SHOULD BE CALCULATED AS THE MOUNTING HEIGHT LESS BASE HEIGHT.
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LEFT ELEVATION (NORTH): PSEUDO COLOR
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GENERAL NOTE
1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.

2 CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0'- 0", FOOD SERVICE AREA AT: 2'- 6", TREES SHOWN AT BOTTOM OF LEAVES
3. LIGHTING ALTERNATES REQUIRE ATION AND TO CITY FOR APPROVAL.

- THE ENGINEER ANDIOR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD CONDITIONS.
THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS.
FIELI MOUNTING HEIGHTS

DATA u
ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE
ITY AND SAFETY.

“THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR ANALYSIS OF LIGHTIN

THE ENGINEER ANDIOR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY COMPLIAT
- UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013, FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.
- FOR ORDERING INQUIRIES CONTACT GASSER BUSH AT QUOTES@GASSERBUSH COM OR 734-266-6705.

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE VERIFIED IN FIELD BY OTHERS.

MOUNTING HEIGHT IS MEASURED FROM GRADE TO FACE OF FIXTURE. POLE HEIGHT SHOULD BE CALCULATED AS THE MOUNTING HEIGHT LESS BASE HEIGHT.
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REAR ELEVATION (EAST): PSEUDO COLOR
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GENERAL NOTE
1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.

2 CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0'- 0", FOOD SERVICE AREA AT: 2'- 6", TREES SHOWN AT BOTTOM OF LEAVES
3. LIGHTING ALTERNATES REQUIRE ATION AND TO CITY FOR APPROVAL.

- THE ENGINEER ANDIOR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD CONDITIONS.
THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS.
FIELI MOUNTING HEIGHTS

DATA u
ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE
ITY AND SAFETY.

“THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR ANALYSIS OF LIGHTIN

THE ENGINEER ANDIOR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY COMPLIAT
- UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013, FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.
- FOR ORDERING INQUIRIES CONTACT GASSER BUSH AT QUOTES@GASSERBUSH COM OR 734-266-6705.

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE VERIFIED IN FIELD BY OTHERS.

MOUNTING HEIGHT IS MEASURED FROM GRADE TO FACE OF FIXTURE. POLE HEIGHT SHOULD BE CALCULATED AS THE MOUNTING HEIGHT LESS BASE HEIGHT.
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SPECIFICATION SHEETS

Page 8 of 8

GENERAL NOTE
1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.

2 CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0'- 0", FOOD SERVICE AREA AT: 2'- 6", TREES SHOWN AT BOTTOM OF LEAVES
3. LIGHTING ALTERNATES REQUIRE ATION AND TO CITY FOR APPROVAL.

- THE ENGINEER ANDIOR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD CONDITIONS.
THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS.
FIELI [t

9
ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE (OUNTING HEIGHTS

“THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR ANALYSIS OF LIGHTIN ITY AND SAFETY.
THE ENGINEER ANDIOR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY COMPLIANCE.
- UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013, FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.
- FOR ORDERING INQUIRIES CONTACT GASSER BUSH AT QUOTES@GASSERBUSH COM OR 734-266-6705.

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE VERIFIED IN FIELD BY OTHERS.

MOUNTING HEIGHT IS MEASURED FROM GRADE TO FACE OF FIXTURE. POLE HEIGHT SHOULD BE CALCULATED AS THE MOUNTING HEIGHT LESS BASE HEIGHT.

Cypress Flats_V6 #22-71582.AGI
Gasser Bush Associates / Applications

www.gasserbush.com

Designer: JC3
Date:4/27/2023

Scale: NOT TO SCALE
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PLAN REVIEW CENTER REPORT
May 22, 2023

Planning Review
Station Flats
JSP23-02 with Amendment to Consent Judgment

PETITIONER

Cypress Partners, LLC

REVIEW TYPE

Revised Concept Plan and Request to Amend Consent Judgment

PROPERTY CHARACTERISTICS

Section 17

Site Location 22-17-101-032; East of Wixom Road, South of Grand River Avenue

Site School Novi Community School District
Watershed Huron River Watershed & Rouge River Watershed
Site Zoning I-1, Light Industrial, with Consent Judgment (B-2, General Business)
North -1, _Light Industrial, with Consent Judgment (B-2, General
Business)
Adjoining East I-1, Light Industrial
Zoning
West R-1, One-Family Residential
South I-2, Heavy Industrial with PSLR (Planned Suburban Low Rise)
Current Site Vacant
North Sam’s Club
Adjoining Uses East Vacan.t .
West Catholic Central High School & Target
South Villas at Stonebrook
Site Size 24.77 acres
Plan Date May 5, 2023

PROJECT SUMMARY

The petitioner is requesting an amendment to a Consent Judgment, which currently limits the site to
retail use, and has submitted a Concept Plan for the 24.77 acre site located on the east side of Wixom
Road and south of Grand River Avenue (Section 17). The parcel proposed to be developed is
currently vacant, and is located immediately to the south of the Sam’s Club store, and northeast of
the Target store. The property also contains an existing access drive to Wixom Road, a lawn area that
is to be used as a parking lot, and existing wetlands and wetland mitigation areas to the east of the
proposed development.

The use of this site is limited due to a Consent Judgment on the property that designates this site for
retail uses that conform to the Community Business (B-2) District standards. The Consent Judgment
lists several binding conditions on the property, which initially envisioned this property being
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developed as a traditional “big box” store. If the Consent Judgment were to be amended to allow
a multi-family residential development, this would be a significant change to the site. In particular,
uses permitted in the Consent Judgment under the Community Business (B-2) district standards
significantly differ from those permitted in the High-Density Mid-Rise Multiple-Family Residential (RM-
2) district, which is proposed.

Through the review process, the Planning Commission and the City Council would consider the
presented plan and determine whether to amend the Consent Judgment to open the site to the
standards and uses permitted in the RM-2 district, or another district that is better suited to the
proposed use.

The proposed site will consist of 157 multi-family rental units, with 7 live/work units, 24 studio units, 60
one-bedroom units, 64 two-bedroom units, and 2 three-bedroom units. One building consisting of
four stories is proposed. The building will include a clubhouse, a two-story co-working/café space on
the northwest portion of the building. The site is proposed to have 247 parking spaces. Other site
amenities include a pool, clubhouse, and a putting green.

MASTER PLAN FOR LAND USE & LAND USE NARRATIVE

The Future Land Use Map of the 2016 City of Novi Master Plan for Land Use identifies this property as
Community Commercial. As the Master Plan states, “this land use is designated for comparison-
shopping needs of a larger population base. They are along major thoroughfares and roadway
intersections.” The Community Business (B-2) District and the General Business (B-3) District generally
fall within areas planned for Community Commercial. The subject site is zoned Light Industrial (I-1),
but is subject to a Consent Judgment that states that the subject site “shall conform to the uses
permitted in the B-2 zoning district as described in the City of Novi Zoning Ordinance [...],” which is
generally consistent with the Community Commercial land use designation.

The properties to the north are identified in the Master Plan as Community Commercial and Office
Research Development Technology, the properties to the east are identified as Office Research
Development Technology, the properties to the west are identified as Educational Facility and
Community Commercial, and the properties to the south are identified as Planned Suburban Low-
Rise.

The applicant provided a Land Use Narrative
dated March 10, 2023 that lists several
objectives that the project is intended to
achieve:

1. Objective (Objective 5, Page 124):
Attract new residents to the City by
providing a full range of quality
housing opportunities that meet the
housing needs of all demographic
groups including but not limited to
singles, couples, first time home
buyers, families and the elderly.

Applicant Comment: “While the City
has done a good job of providing a
variety of housing types, the provision
for additional upscale rental units in a
key location will further the above
goal and objective.” Figure 1: 2020 Aerial of Subject Property
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Staff Comment: While the proposed development increases the amount of rental housing
stock within the City, this particular site was envisioned as a site for a big-box retailer, which
is supported by the Consent Judgment and Goal A.17.5 of the Master Plan, which states
“support retail commercial uses along established transportation corridors that are accessible
for the community at large, such as along Grand River Avenue, to preclude future traffic
congestion.”

2. Objective (General Goal for the Grand River Corridor, Provide Housing Options, Page 79). The
City of Novi is well-known in the region for its thriving single-family neighborhoods, but
alternative housing types can serve two segments of the population that may wish to live in
a different setting: Millennials and Empty Nesters. Housing in the Grand River Corridor will
provide small to medium-sized housing and will fit the low-maintenance needs of both age
groups.

Applicant Comment: “The proposed [project] will also place additional residents in close
proximity to businesses along the Grand River Corridor; further strengthening the viability of
those uses.”

Staff Comment: While staff agrees that additional rental units within the City would benefit the
community, the Consent Judgment envisioned this area to have a mix of retail uses, which is
not currently proposed on this site with the exception of 7 live/work units and a co-working
space.

The applicant has also noted several other conditions in the provided Land Use Narrative that do not
reference the Master Plan, but rather justify the proposal through a land use analysis. These conditions
are listed below:

1. Viability of Subject Site for Commercial Use
a. Lack of Visibility: The applicant has noted that the “ability to develop this site for
commercial use has been in place for 22 years yet remained vacant [...] one of the
primary reasons is the lack of visibility from primary roads. [...] The only real option
would be development of a strip shopping center with numerous, small retail spaces.”

Staff Comment: While the site does lack visibility from a major thoroughfare, it is still
easily accessible.

b. Online Shopping & Specialty Retailers: “From a planner’s perspective, | am seeing an
increase in retail vacancies in shopping centers across the region [...] this is due, in
part, to the advent of on-line shopping from virtual companies [...] it is difficult for small
retailers to compete with the price and selection offered by larger companies. Those
specialty retailers that are able to compete locate in either traditional downtowns or
in high visibility, high traffic shopping centers.”

Staff Comment: Staff concurs that online shopping and the pandemic have fueled a
decreased interest in retail development, but still feels that the subject site is a viable
site for retail use.

c. Increased Construction Costs: “Developers are also teling me that increased
construction costs are limiting the types of development that are feasible. These two
factors indicate that in-store retailing has contracted and also become more price-
competitive. It is far more likely that the above-mentioned specialty retailers looking
for space will gravitate toward existing buildings and the lower rent structures than
space in a new shopping center. This is further supported by the increase in
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construction costs, making new commercial development even more expensive and
challenging.”

Staff Comment: Staff agrees that while construction costs are high, it does not affect
the long-term viability of the subject property.

2. Housing Options

a. Change in Tax Laws: “All of the renter options are now supported by the change in

the tax laws, which have increased the standard deduction and with many have
eliminated the need for mortgage interest and property tax deductions. This is
especially true for many empty nesters that have either paid off their mortgages or
have small balances. They can take the equity in their existing houses by selling and
use it for other purposes, while maintaining the same standard of living in the
community. This is not currently happening due to the housing shortage and inability
of empty nesters to find replacement housing within the community, either owner- or
renter-occupied. First-time and move-up buyers are having difficulty finding available
housing because empty nesters are staying in place, due primarily to lack of
replacement units.”

Staff Comment: Staff agrees that the demand for rental units by empty nesters has
increased over the last several years.

Housing Supply: “The proposed project would provide empty-nester homeowners with
an option that allows them to sell their existing homes without having to buy another
one immediately, or at all, while remaining in the City of Novi. This in turn will help free
up for-sale houses, thereby adding supply to new and move-up home buyers. Once
the existing homes are sold, this will also remove the cap on property taxes and
provide an increase in revenue for the City. This project will also provide additional
short-term corporate housing for companies bringing executives into the area for
temporary assignment. There is a shortage of high-quality rental housing in the region
and many companies have resorted to buying houses for their temporary transfers to
live in.”

Staff Comment: Staff agrees that the proposed project will increase the housing supply
within the City of Novi. However, staff feels that there are more compatible sites for
multi-family residential elsewhere within the City.

Walkability: “The proposed apartment complex will be in close proximity to a wide range of

retail, restaurant, office, and medical services [...] this meets the City’s goal of having a
walkable community and providing services in close proximity to housing.”

Staff Comment: Staff agrees that the proposed location has significant walkability potential
and the walkability of the site is improved given the site constraints.

EXISTING ZONING AND LAND USE

The following table summarizes the zoning and land use status for the subject property and

surrounding properties.

Land Use and Zoning: For Subject Property and Adjacent Properties

Existing Zoning

Existing Land Use

Master Plan Land Use
Designation

Subject Property
(Project Area)

I-1 Light Industrial
District with

Vacant

Community Commercial
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Consent Judgment
B-2 Local Business
District

(Uses consistent with B-2 Local
Business District)

Northern Parcels

I-1 Light Industrial
District with
Consent Judgment
B-2 Local Business
District

Sam’s Club &
Industrial Building

Community Commercial (Uses
consistent with B-2 Local
Business District) and Industrial
Research Development
Technology (Uses consistent
with |-1 Light Industrial District)

Southern Parcels

I-2 Heavy Industrial
with PRO
Agreement

Villas at Stonebrook

Planned Suburban Low Rise

Eastern Parcels

[-1 Light Industrial
District

Vacant/Wetland

Industrial Research
Development Technology (Uses
consistent with I-1 Light
Industrial District)

Western Parcels

R-1 One-Family
Residential, I-1 Light
Industrial District
with Consent
Judgment B-2 Local
Business District

Catholic Central
High School, Target

Educational Facility,
Community Commercial

COMPATIBILITY WITH SURROUNDING LAND USE

The surrounding land uses are shown in the above chart. The compatibility of the proposed
development with the zoning and uses on the adjacent properties should be considered by the
Planning Commission in making the recommendation to City Council. In particular, the Planning
Commission should review the plan carefully to ensure that negative impacts are minimized and

mitigated.

ZONING

DEVELOPMENT POTENTIAL

FUTURE LAND USE

The parcel proposed to be developed is currently vacant. The use of this site is limited due to a
Consent Judgment on the property that designates this site for retail uses that conform to the
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Community Business (B-2) District standards. The Consent Judgment lists several binding conditions on
the property, which initially envisioned this property being developed as a traditional “big box” store.
If the Consent Judgment were to be amended to allow a multi-family residential development, this
would be a significant change to the site. In particular, uses permitted in the Consent Judgment
under the Community Business (B-2) district standards significantly differ from those permitted in the
High-Density Mid-Rise Multiple-Family Residential (RM-2) district, which is proposed. Through the
process, the applicant and the City would agree to restrict the RM-2 use allowed to 157 multi-family
residential units with limited retail/office space located on the first two floors of the building as shown
in the proposed concept plan. Any other uses typically permitted in the RM-2 district would not be
permitted within the terms of the Amendment to the Consent Judgment.

COMPARISON OF ZONING DISTRICTS

The following table provides a comparison of the current and proposed zoning development
standards. The applicant is requesting a change of districts from the existing Community Business (B-
2) District with a Consent Judgment to High-Density Mid-Rise Multiple-Family Residential (RM-2) with a

Consent Judgment. The types of uses allowed in these districts differ significantly as shown below.

B-2
(Existing)

RM-2
(Proposed)

Principal
Permitted Uses
& Special Land
Uses

Principal Permitted Uses
1. Retail business use
2. Retall business service uses
3. Business establishments which
perform services on the premises
4. Dry cleaning establishments, or
pick-up stations, dealing directly
with the consumer
5. Professional services
Retail businesses
7. Service establishments of an office
showroom or workshop nature
8. Restaurants (sit-down), banquet
facilities or other places serving
food or beverage
9. Theaters, assembly halls, concert
halls, museums or similar places of
assembly
10. Business schools and colleges or
private schools operated for profit
11. Day care centers and adult day
care centers
12. Private clubs, fraternal
organizations and lodge halls
13. Places of worship
14. Hotels, and motels
15. Professional and medical offices,
including laboratories
16. Other uses similar to the above
uses
17. Accessory structures and uses,
customarily incident to the above
permitted uses
Special Land Uses
1. Fueling station
2. Sale of produce and seasonal
plant materials outdoors
3. Veterinary hospitals, or clinics

o

Principal Permitted Uses
1. Multiple-family dwellings
2. Accessory buildings and uses
customarily incident to any of the
above uses
The following uses are regulated according
to the standards and regulations in the RM-
1, Low-Density, Low Rise Multiple Family
(Section 3.1.7):
1. Independent and
elderly living facilities
2. Accessory buildings and uses
customarily incident to any of the
above uses
The following uses are regulated according
to the standards and regulations in the RT
Two-Family Residential District (Section
3.1.6):
1. Two-family dwellings (site built)
2. Shared elderly housing
3. Accessory buildings and uses
customarily incident to any of the
above uses
The following uses are regulated according
to the standards and regulations in the R-4
One Family Residential District (Section
3.1.5):
1. One-family detached dwellings
2. Farms and greenhouses
3. Publicly owned and operated
parks, parkways and outdoor
recreational facilities
Cemeteries
Home occupations
Keeping of horses and ponies
Family day care homes

congregate

No ok
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8. Accessory buildings and uses
customarily incident to any of the
above uses
Special Land Uses
1. Retail commercial services and

office uses

Mlnlmum Lot 2 acres See Section 3.8.1

Size

Minimum Lot See Section 3.6.2.D See Section 3.8.1

Width T o

Maximum Lot See Section 3.6.2.D 45%

Coverage

Building Height 30 feet or 2 stories, whichever is less 65 feet or 5 stories, whichever is less

Buildin Front Yard: 40 feet Front Yard: 75 feet

Setbacglis Rear Yard: 30 feet Rear Yard: 75 feet

Side Yard: 30 feet Side Yard: 75 feet
parkin Front Yard: 20 feet Front Yard: 75 feet* (Sec. 3.6.2.B)
Setbac?ks Rear Yard: 10 feet Rear Yard: 20 feet
Side Yard: 10 feet Side Yard: 20 feet

INFRASTRUCTURE & FACADE

Engineering (Preliminary Review — 3/30/23)

The Staff Engineer has reviewed the request and indicated that the proposed project will likely meet
the general requirements of Chapter 11 Code of Ordinances, the Storm Water Management
Ordinance, and the Engineering Design Manual. The Engineering Review letter attached indicates
that the requirements were not met, but new information has since been provided and is still under
review.

Traffic & Traffic Study (Preliminary Review - 3/31/23, 2/8/23)

The proposed site will be accessed from Wixom Road. Traffic is looking for some comments to be
addressed in the next submittal, which is still currently under review. Meanwhile, the Traffic Impact
Study has been reviewed by the City’s Traffic Consultant.

Facade (Preliminary Review — 3/17/23)

The proposed fagade consists of brick, stone, flat metal, cement fiber lap siding, and metal panels.
The percentage of cement fiber lap siding exceeds the ordinance maximum on all elevations and
exceeds what would qualify for a Section 9 Fagade Waiver. It is recommended that the applicant
consider changing the Lap Siding to a Patterned/Textured siding as described in Footnote 15 of the
Facade Ordinance. This material is allowed up to 25% on all elevations. The applicant has made
some adjustments to the proposed facade and the plans are still currently under review by the City’s
Facade Consultant.

Fire (Revised Preliminary Review — 5/17/23)
The City Fire Marshal has reviewed the site plan and has provided several comments to be addressed
with the next submittal.

NATURAL FEATURES & EASEMENTS

The proposed site has several easements and natural features located on its premises as shown in
the ALTA survey. The site’s wetlands and woodlands shall continue to be protected as indicated in
the plans and should remain as part of the existing preservation conservation easements. Please see
below for a summary of the Wetland, Landscape, and Woodland reviews.
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Wetland (Preliminary Review — 3/31/23)

A minor encroachment into the 25-foot wetland buffer setback area has been identified on the site
plan. However, the site plan does not depict any other proposed impacts to the regulated wetland
area or the conservation easement. The City’s Wetland Consultant recommends the applicant retain
a qualified wetland consultant to delineate and record the wetland boundaries. The applicant has
since provided additional wetland information that is currently under review by the City’s Wetland
Consultant.

Landscape & Woodland (Revised Preliminary Review & Preliminary Review — 5/22/23, 3/27/23)

The proposed landscape plan meets several ordinance requirements, but does not meet screening
requirements near the Sam’s Club loading docks. Please refer to the Landscape Review for more
information. In addition, complete tree survey information has not been provided. Please refer to the
Landscape Review and Woodland Review for more information.

REVIEW CONCERNS

Staff is requesting additional clarification on the following items. In particular, items in bold should be
responded to in the next submittal. Please note that any review concerns related to deviations
requested as part of the amendment to the Consent Judgment are listed in the following section
(Ordinance Deviations).

1. 2016 Master Plan for Land Use (Master Plan): The proposed site is identified as
Community Commercial in the 2016 Master Plan for Land Use, which is not consistent with the
proposed use of the site. As the Master Plan did not envision a residential use, the proposal
will need to be reviewed by the Master Planning & Zoning Committee prior to going before
the Planning Commission or City Council for consideration. This is scheduled for May 24.

2. Consent Judgment & Zoning: The site is currently bound to a Consent Judgment that requires
the site to be developed for retail purposes under the Community Business (B-2) District
standards. An amendment to the Consent Judgment would be required for the current
proposed multiple-family use.

a. Uses Permitted (Item 12, B, Consent Judgment): Per the Consent Judgment, retail is
only permitted on this site currently (i.e., Big Box store). Therefore, an amendment to
the consent judgment will be required.

b. Buffering & Setback from Dissimilar Uses: The Consent Judgment anticipated that the
site would be developed with a big box store, and no buffering between commercial
uses was anticipated. Sam’s Club’s loading zones are immediately adjacent to the
subject site, and are actively used. The applicant is encouraged to provide buffering
suitable for the proposed multiple family use adjacent to a loading zone to reduce
any adverse effects of the loading/unloading, trash removal, and other aspects of the
existing development.

3. Open Space Area (Sec. 3.1.8.D): An open space calculation of 82,944 square feet has been
indicated, which meets the required 32,000 square feet. However, the usable open space is
not accurately represented. Useable open space cannot be placed in a conservation area.
Please revise or remove and seek a deviation for lack of meeting the usable open space
requirements.

4. Maximum Dwelling Unit Density/Net Size Area (Sec. 3.1.7.D, Sec. 3.8.1.A.ii)): The unit mix
breakdown has been provided. However, the percentages for studio, 1-bed, and 2-bed units
have been incorrectly listed. Please revise.

5. End lIslands (Sec. 5.3.12): End islands have been provided in the appropriate locations.
However, one end island does not meet minimum square foot requirements. Please revise.

6. Entryway Llighting (Sec. 5.7.N): One streetlight is required per entrance from a major
throughfare. Please provide site lighting at the entrance to the site off Wixom Road and show
it on the photometric plan.
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7. Economic Impact Information: The requested economic impact information has not been
provided at this time. Please provide a total estimated cost of the project and the number of
jobs it is anticipated to create (temporary construction jobs and permanent jobs).

8. Development/Business Sign: At this time, a business sign has only been shown on the
renderings. Please show the location of any entranceway signs if proposed as deviations from
the sign ordinance may be included in the Consent Judgment if approved.

9. Lighting & Photometric Plan (Sec. 5.7): There are several items that should be addressed on
the photometric plan with the next submittal as listed below.

a. Lighting Specifications (Sec. 5.7.A.2.ii): Please provide specification sheets for the
proposed light fixtures, fixture mounting detail, fixture design, and fixture hours of
operation.

b. Minimum lllumination (Sec. 5.7.3.K): Please revise the main entrances to buildings to
meet the 1 fc minimum (0.8 fc shown).

S5 % ||
"0 Q;
%1 . //1).9
* 4 s

CONDITIONS OF ANY AMENDMENT TO THE CONSENT JUDGMENT (IF THE CITY COUNCIL AGREES TO THE
AMENDMENT)

The Amendment to a Consent Judgment typically involves a concept plan and specific conditions
in conjunction with the request. The applicant and City Council would need to eventually agree on
a series of conditions to be included as part of the approval before the judgment goes before court.

The applicant is required to submit a conceptual plan and a list of terms that they are wiling to
include within the agreement. The applicant has submitted a conceptual plan showing the general
layout of the driveways, parking, building, stormwater detention, and a general layout of
landscaping throughout the development. The applicant has provided a narrative describing the
proposed public benefits. At this time, staff can identify some conditions to be included in the
agreement if the current design moves forward:

1. Use: The use of the site shall be limited to 160 multi-family units consisting of one building
no greater than the building footprint shown on the concept plan.

2. Density: The unit density of the site shall not exceed the density requirements for the RM-2
district.

3. Parking: The proposed development shall provide sufficient parking as required by the

Zoning Ordinance or through a shared parking study as part of the site plan submittal that
indicates sufficient parking is provided.

4, Open Space: The overall open space of the site shall be a minimum of 40% of the site and
any existing preservation easements shall be maintained.

Development and use of the property shall be subject to the more restrictive requirements shown or
specified on the plan, and/or in the conditions imposed, and/or in other conditions and provisions
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set forth in the Amendment.

ORDINANCE DEVIATIONS

The Amendment to Consent Judgment may permit deviations from the strict interpretation of the
Zoning Ordinance if approved by City Council. These deviations must be accompanied by a finding
by City Council that “each Zoning Ordinance provision sought to be deviated would, if the deviation
were not granted, prohibit 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.” Such deviations must be considered by City Council, who will make a finding of
whether to include those deviations in the proposed amendment. The proposed amendment would
be considered by City Council after tentative approval of the proposed concept plan and
amendment.

Staff has reviewed the Concept Plan provided in as much detail as possible to determine what
deviations from the Zoning Ordinance are currently shown. The applicant may choose to revise the
concept plan to better comply with the standards of the Zoning Ordinance or may proceed with the
plan as submitted with the understanding that those deviations would have to be approved by City
Council in a proposed Amendment to the Consent Judgment. The following are deviations from the
Zoning Ordinance and other applicable ordinances shown on the concept plan.

The applicant has submitted a narrative describing the deviations present in the proposed plans. The
deviations identified are as follows:

1. Parking Setbacks (Sec. 3.1.7.D, Sec. 3.6.2.B): The proposed parking lot layouts generally
comply with the ordinance requirements. However, two proposed out-lots and the main
parking lot do not meet the 20 foot side yard setback requirement or the 75 foot front yard
setback requirement. The applicant is requesting a deviation of 10 feet (20 feet required, 10
feet proposed) from the north side yard setback in the west out-lot and a deviation of 30 feet
(75 feetrequired, 45 feet proposed) from the front yard setback in the west out-lot. In addition,
the applicant is requesting a deviation of 8.29 feet (20 feet required, 11.71 feet proposed)
from the north side yard setback in the north out-lot. The applicant is also requesting a
deviation of 5 feet (75 feet required, 70 feet proposed) from the front yard setback in the
main parking lot.

Staff Comment: Staff supports the request for this deviation as the proposed parking lots are
necessary to provide sufficient parking for the development as long as there are not any
conflicts with existing easements or required landscaping.

2. Maximum Number of Units (Sec. 3.8.1.B.ii): The proposed unit mix exceeds the maximum
percentage allowed for both efficiency units and one bedroom units. The applicant is
requesting a deviation of 5.3% (10% required, 15.3% proposed) for efficiency units and a
deviation of 9.6% (33% required, 42.6% proposed) for one bedroom units.

Staff Comment: Staff supports this deviation as the applicant has provided additional 2-
bedroom units (64 units, 40.8%) to help provide a good balance of units for the proposed
development.

3. Maximum Length of the Buildings (Sec. 3.8.2.C): A single building cannot exceed 180 feet in
length. The applicant is requesting a deviation of 188 feet (180 feet required, 368 feet
proposed) for the building length.

Staff Comment: Staff supports the request for this deviation as the proposed building fits the
design of the site more cohesively than previous proposals.
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10.

Building Orientation (Sec. 3.8.2.D): The proposed buildings are required to be oriented 45° in
relation to the property lines. Currently, the proposed buildings are oriented parallel to the
property lines.

Staff Comment: Staff supports the request for this deviation as the proposed building fits the
design of the site more cohesively than previous proposals.

Yard Setback Restrictions (Sec. 3.8.2.E): Within any required yard setback, off-street parking,
maneuvering lanes, service drives, or loading areas cannot exceed 30% of the required yard
area. The applicant is requesting a deviation of 17.96% (30% required, 47.96% proposed) from
this requirement.

Staff Comment: Staff supports the request for this deviation as long as there are not any
conflicts with required landscaping or usable open space.

Off-Street Parking or Related Drives (Sec. 3.8.2.F): Off-street parking shall be no closer than 25
feet to any wall of a dwelling structure that contains openings involving living areas and off-
street parking shall be no closer than 20 feet from any property line. Currently, neither of these
requirements are met. The applicant is requesting a deviation of 8 feet (25 feet required, 17
feet proposed) from the setback requirements from living areas and a deviation of 10 feet
(20 feet required, 10 feet proposed) from the property line setback requirements.

Staff Comment: Staff supports the request for this deviation as the layout of the parking lot
does not negatively impact the site with the proposed setbacks.

Pedestrian Connectivity (Sec. 3.8.2.G): 5 foot wide sidewalks are required on both sides of the
proposed private access drive. A 7 foot wide sidewalk connecting to Target on the south side
of the property has been provided. However, a sidewalk located on the north side of the
property is still required.

Staff Comment: Staff supports this request as pedestrian connectivity has been maximized
given the site constraints.

Number of Parking Spaces (Sec. 5.2.12.A): Based on current calculations, 315 parking spaces
are required and only 247 are provided. The applicant is requesting a deviation of 68 parking
spaces (315 required, 247 provided).

Staff Comment: Staff supports this request if a shared parking study and narrative is provided
to show that sufficient parking exists.

Maneuvering Lanes (Sec. 5.3.2): A minimum maneuvering lane width of 24 feet is required
when adjacent to parking. The applicant is requesting a deviation of 2 feet (24 feet required,
22 feet proposed).

Staff Comment: Staff supports this request if fire access and traffic access to the parking
spaces is not impeded.

Parking on Major and Minor Drives: Off-street parking shall be no closer than 25 feet to any
wall of a dwelling structure that contains openings involving living areas. In addition, it is not
permitted on a major drive. The applicant is requesting a deviation of 8 feet (25 feet required,
17 feet proposed) from the setback requirements and requests a deviation allowing parking
on a major drive.
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11.

12.

13.

14.

Staff Comment: Staff supports the request for this deviation as the layout of the parking lot
does not negatively impact the site with the proposed setbacks or traffic flow.

Pedestrian Connectivity (Sec. 3.8.2.G): Five foot wide sidewalks are required on the north and
south portion of the site. Currently, the applicant is only proposing a five foot wide sidewalk
on the south portion of the site and a five foot sidewalk connecting to the west out-lot. The
applicant is requesting a deviation from providing a required five foot sidewalk along the
north portion of the site that connects to the Wixom Road sidewalk system.

Staff Comment: Staff supports this request as pedestrian connectivity has been maximized
given the site constraints.

Gross Building Area — Retaiil (Item 12, A, Consent Judgment): Per the Consent Judgment, Retail
“B,” which is proposed to be located on this property, shall not exceed 100,000 square feetin
total square footage. The proposed development is estimated to be 183,300. The applicant
is requesting a deviation of 83,300 gross square feet (100,000 square feet required, 183,300
square feet proposed).

Staff Comment: Staff supports the request for this deviation so long as the proposed use is
considered compatible by the Planning Commission and City Council.

Parking (Item 12, E, Consent Judgment): Per the Consent Judgment, a total of 1,725 parking
spaces shall be provided between Retail A, B, and C. 1,470 total spaces are proposed for
Retail A,B, and C. The applicant is requesting a deviation of 255 parking spaces (1,725
required, 1,470 proposed).

Staff Comment: Staff supports the request for this deviation so long as the Traffic Impact Study
is approved, and a shared parking study and narrative is provided as part of the site plan
submittal.

Entranceway Sign (City Code Section 28.3): A proposed entranceway sign appears on the
rendering provided with the site plan. The dimensions of the proposed entranceway sign are
unclear and will be provided at a later date. The applicant is requesting a deviation of 91
square feet in size (24 square feet required, 115 square feet proposed).

Staff Comment: Staff supports the request for this deviation so long as the signage is designed
in a manner that complements the design of the site.

NEXT STEPS

Once all outstanding review comments have been addressed, and provided there is support for
moving forward with the amendment, the Concept Plan would be presented to the Planning
Commission for public hearing after preliminary discussion with the Master Planning & Zoning
Committee. Following the hearing, the Planning Commission would either make a recommendation
to City Council or postpone pending further information. City Council would make the final
determination on the Concept Plan and Amendment to the Consent Judgment. There is no
obligation on the City Council’s part to agree to an amendment.

If approved, the applicant will still need to seek the required approvals from Planning Commission for
the Preliminary Site Plan, Stormwater Management Plan, Woodland Use Permit, Wetland Use Permit,
and any other applicable provisions at the time of site plan review.
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The following elaborations on each of the steps in an amendment process depend, of course, on
whether the City decides to move the question forward. City Council could, for example, determine
at any step in the process outlined here that it does not intend to amend the Consent Judgment.

FUTURE STEP: PLANNING COMMISSION PUBLIC HEARING

Once all outstanding review comments have been addressed, the Concept Plan will be scheduled
for a public hearing before the Planning Commission. Following the hearing, the Planning Commission
will either make a recommendation to City Council or postpone pending further information. If a
recommendation is made, the Concept Plan will then be scheduled for consideration by the City
Council. If the City Council grants tentative approval at that time, they will direct the City Attorney
to draft an Amendment to the Consent Judgment describing the terms of the Amendment. If
approved, the applicant will still need to seek the required approvals from Planning Commission for
the Preliminary Site Plan, Stormwater Management Plan, Woodland Use Permit, Wetland Use Permit,
and any other applicable provisions.

If the applicant has any questions concerning the above review or the process in general, do not
hesitate to contact me at 248.735.5607 or ccarroll@cityofnovi.org.

Christian Carroll, Planner
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Items in Bold need to be addressed by the applicant with next submittal. Italicized items should be noted.

_ Meets
Item Required Code Proposed Code | Comments
Zoning and Use Requirements
As the Master Plan did not
Multiple-Family envision multiple-family
. . Residential - Land use, it will need to be
Master Plan Community Commercial Use Narrative No reviewed by Master Plan &
provided. Zoning Committee of the
Planning Commission.
. . RM-2, High- An amendment to the
. B-2, Community Business Density, Mid-Rise .
Zoning ) . No consent judgment would
(Consent Judgment) Multiple-Family :
: : be required.
Residential
All review comments
Uses Permitted B-2 Uses permitted listed in Multiple-Family No ES:?:]FSE?;Z;?;SS ment
(Sec 3.1.11B&C) | Section3.1.11.B&C Residential (RM-2) g
and the proposed change
to RM-2 Zoning.
Residential: Height, Bulk, Density, and Area Limitations (Sec. 3.1.8.D)
Fronf[age ona Frontage on a Public Streetis | Frontage on
Public Street required Wixom Road ves
(Sec. 5.12) 9
Vehicular access shall be
provided only to an existing or
Access to a Major planned major .thorogghfare
or freeway service drive OR .
Throughfare (Sec. ; Complies Yes
access driveway on other
5.13) .
street type is not across street
from existing or planned
single-family uses
Minimum Zoning RM-2 Required Conditions Unit mix and Yes
Lot Size for each height provided
Unit: in Acres See below
(Sec 3.8.1)
Minimum Zoning Unit mix and Yes
Lot Size for each height provided
Unit: Width in Feet
(Sec 3.8.1)
Courtyards Sben space s looated
200 sf Minimum usable open 16,200 sf ben sp i
. . ) within a conservation
space per dwelling unit Balconies: 11,055
Open Space Area : easement and would not
For a total of 157 dwelling sf TBD . .
(Sec. 3.1.8.D) . . i . be permitted. Please revise
units, required Open Space: Designated open .
) the location or seek a
31,400 SF space: 4,000 sf S
i deviation for reduced
Total: 31,475 sf
usable open space.
Maximum % of 25% 4.24% Yes
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_ Meets
Item Required Code Proposed Code | Comments
Lot Area Covered
(By All Buildings)
Building Height 65 ft or 5 stories, whichever is '
(Sec. 3.1.8.D) less 4 stories, 46 ft tall Yes
Efficiency 400 sf 500 sf Yes
1 bedroom | 500 sf 720 sf Yes
Minimum Floor
Area per Unit 2 bedroom | 750 sf 860 sf Yes
(Sec. 3.1.8.D)
3 bedroom | 900 sf 1,600 sf Yes
4 bedroom | 1,000 sf None NA
15.3%, 24 herooniags in Shest C-3.0
Efficiency Max 10% units/8.64 net ac No percentag '
as itis incorrect. See max
=2.77 du/ac .
number of units
Maximum ;rk])(jedroom 38.2% + 4.4% = Please update the
. . . 3l.1du/netac. | 42.6%, (60 + 7)/ percentage in Sheet C-3.0
Dwelling Unit Live/Work _ No e
. . Max 33% 8.64 netac =7.75 as itis incorrect. See max
Density/Net Size (1 A
du/ac number of units
Area (Sec. bedroom)
3.1.8.D) Please update the
0, i -
2 bedroom | 20.7 du/net ac. 40.8_/0, 64/8.64 net No percgptage in Sheet C-3.0
ac =7.41 du/ac as itis incorrect. See max
number of units
3+ 1.3%,2/8.64 net See max number of units.
bedroom 15.6 du/net ac, ac =0.23 du/ac No
Residential Building Setbacks (Sec. 3.1.8.D, Sec. 3.6.2.B, and Sec. 3.8.2.C - if applicable)
Front (West) 75 feet 103.21 feet Yes
Side (North) 75 feet 163.89 feet Yes
Side (South) 75 feet 660.79 feet Yes
Rear (East) 75 feet 484.48 feet Yes
Parking Setbacks (Sec. 3.1.8.D) Refer to applicable notes in Sec. 3.6.2
~45 feet (west out Deviations requested as
Front (West) 75 feet (Street frontage) lot), ~70 feet No part of the Consent
(main lot) Judgment.
10 feet (west out Deviation requested as
Side (North) 20 feet lot), 11.71 feet No part of the Consent
(north out lot) Judgment.
Side (South) 20 feet Complies Yes
Rear (East) 20 feet Complies Yes
RM-2: Note to District Standards (Sec. 3.6.2)
Pursuant to the definition
contained in Section 2.2, lot
Area width shall be measqred Reduction not
. between the two points .
Requirements . proposed at this Yes
where the front setback line .
(Sec. 3.6.2.A) . . . time
intersects the side lot lines.
Within the residential districts,
where a main building is
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Item

Required Code

Proposed

Meets
Code

Comments

placed behind the front
setback line, the distance
between the side lot lines shall
not be reduced below 90% of
the required minimum lot
width at any point between
the front set back line and
such main building. The
purpose of this amendment is
to protect against the
creation within the city of
iregularly-shaped flag lots.

Structure Setback
Requirements
(Sec. 3.6.2.B)

For all uses permitted other
than single-family or two-
family residential, the building
or structure setback shall at
least equal to: (1) the height
of the main building; (2)
seventy-five (75) feet; or (3)
the setback required in the
Development Standards of
Section 3.1 of this Ordinance,
whichever is greater.
However, the minimum
building setback from access
streets may be reduced to
fifty (50) feet for fire
department structures where
quick access to the street
network is required. For all off-
street parking lots serving any
use other than single-family
residential, the setback from
any interior side or rear lot line
shall be not less than twenty
(20) feet, and the setback
from the front and any
exterior side lot line shall
comply with the building
setback required for such uses
specified above. Further, for
churches there shall be no
parking in the front yard. (See
also Section 4.10.)

75 foot building
setback from all
property lines is

required and is

met.

Off-street parking
lot in the two out
lots do not meet
20 foot minimums.

The minimum building
setback from access
streets may be reduced to
50 feet for fire department
structures where quick
access to the street
network is required.

Off-street parking lots shall
not be setback less than 20
feet from any interior side
or rear lot line. Deviation
requested as part of the
Consent Judgment.

Exterior Side Yard

All exterior side yards abutting

3.6.2.M)

watermark course shall be
maintained

Abutting a Street a street shall be provided with | Complies Yes

(Sec 3.6.2.0) a setback equal to front yard.

Wetland/Waterco Q;ﬁ;&%ikazgzggr:%rr h Authorization to Encroach
urse Setback (Sec 9 Shown Yes into Wetland Buffer Area

will be required.

RM-2 District Required Conditions (Sec. 3.8 & 3.10)
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_ Meets
Item Required Code Proposed Code | Comments
Total number of Total No. of rooms < Net site
rooms area in SF/700 358 rooms Yes
(Sec. 3.8.1.B) 376,534 SF/700 = 538
Public Utilities All public utilities should be Shown Yes
(Sec. 3.8.1) available
Applicant is requesting a
Efficiency < 10 percent of the deviation from this
. 15% No )
units requirement as part of the
Consent Judgment.

. Applicant is requesting a
Maximum . 1 bedroom units < 33 percent deviation from this
Number of Units . 42.6% No .

N of the units requirement as part of the
(Sec. 3.8.1.B.ii)
Consent Judgment.
42.1% - Applicant is requesting a
Balance should be at least 2 percentages are deviation from this
) No .
bedroom units closer than requirement as part of the
previous submittal Consent Judgment.
Room Count per Dwelling Room Count *
Dwelling Unit Size | Unit Size
(Sec. 3.8.1.C) Efficiency 1 24 units - 24 Yes
rooms
An extra room 1 bed* .
such as den, (live/work | 2 67 units - 134 Yes
library or other included) rooms
extra room count 64 units — 192
as an additional 2 bedroom | 3 rooms Yes
bedroom
3 or more 4 2 units — 8 rooms Yes
bedrooms

For the purpose of determining lot area requirements and density in a multiple-family district, a room is a living
room, dining room or bedroom, equal to at least eighty (80) square feet in area. A room shall not include the
area in kitchen, sanitary facilities, utility provisions, corridors, hallways, and storage. Plans presented showing

one (1), two (2), or three (3) bedroom units and including a "den,

such extra room as a bedroom for the purpose of computing density.

library," or other extra room shall count

Setback along

A minimum of 150 feet along

natural shoreline natural shoreline is required. No shoreline NA
(Sec. 3.8.2.A)
Structure frontage | Each structure in the dwelling
(Sec. 3.8.2.B) group shall front either on a Drives will be Ves
dedicated pubilic street or private
approved private drive.
Maximum length | A single building or a group of Applicant is requesting a
of the buildings attached buildings cannot 368 feet No deviation from this
(Sec. 3.8.2.C) exceed 180 ft. requirement as part of the
Consent Judgment.
Planning Commission may
modify the extra length up to
e 360 ft if common areas with a
Modification of minimum capacity of 50 Applicant is not seeking a
maximum length NA

(Sec. 3.8.2.C)

persons for recreation or
social purposes. Additional
setback of 1 ft. for every 3 ft.
in excess of 180 ft. from all

modification at this time.




JSP23-02 STATION FLATS Page 5 of 13
Revised Consent Judgment Concept Plan May 22, 2023
Meets
ltem Required Code Proposed Code | Comments
property lines.

Building Where any multiple dwelling

Orientation structure and/ or accessory

Sec. 3.8.2.D structure is located along an Do . . .

( ) 9 Building is not Applicant is requesting a

outer perimeter property line

currently angled,

deviation from this

adjacent to another : No -

. . . . required to be requirement as part of the
residential or nonresidential analed 45° Consent Judament
district, said structure shall be 9 g '
oriented at a minimum angle
of 45 degrees to property line.

Yard setback Within any front, side or rear
restrictions yard, off-street parking, Applicant is requesting a
(Sec. 3.8.2.E) maneuvering lanes, service deviation from this
) . 47.96% No .
drives or loading areas requirement as part of the
cannot exceed 30% of yard Consent Judgment.
area
Off-Street Parking | No closer than 25 ft. to any Applicant is requesting a
or related drives wall of a dwelling structure 17 ft No deviation from this
(Sec. 3.8.2.F) that contains openings requirement as part of the
involving living areas Consent Judgment.
Off-street parking | No closer than 8 ft for other
. 17 ft Yes
and related drives | walls
shall be... No closer than 20 ft from ROW Applicant is requesting a
and property line 10 ft No deV|§1t|0n from this
requirement as part of the
Consent Judgment.
Pedestrian 5 feet sidewalks on both sides | 7 foot wide Applicant is requesting a
Connectivity of the Private drive are sidewalk deviation from this
(Sec. 3.8.2.G) required to permit safe and connecting to requirement as part of the
. . No
convenient pedestrian Target. No Consent Judgment.
access. sidewalk on the
north side.
Where feasible sidewalks shall
Connected to
be connected to other o
. . main sidewalk Yes
pedestrian features abutting )
. system via Target.
the site.
All sidewalks shall comply with | Barrier free See Traffic Review for more
. . . TBD . .
barrier free design standards markings shown information.
Minimum (Total length of building A +
Distance between | total length of building B + oo
the buildings 2(height of building + height NA | One building proposed.
(Sec. 3.8.2.H) of building B))/6
Minimum In no instance shall this
Distance between | distance be less than thirty
the buildings (30) feet unless there is a NA One building proposed.
(Sec. 3.8.2.H) corner-to-corner relationship

in which case the minimum
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(Sec.5.2.12.A)

unit having three (3) or more

ITE Calculation

Revised Consent Judgment Concept Plan May 22, 2023
_ Meets
Item Required Code Proposed Code | Comments
distance shall be fifteen (15)
feet.
Number of Two (2) for each dwelling unit
Parl_<|ng S_paces having two (2) or less 247 spaces are
Residential, bedrooms and two and one- rovided Applicant is requesting a
Multiple-family half (2 1) for each dweling | P PP a 9

deviation from this
requirement as part of the

bedrooms shows 1.1539 No Consent Judgment. See
2x (1L 2o g1 | PSP o ermore
bed + 64 2-bed) =310 | 25X | He agces = '
23-bed =5 P
Spaces Required: 315
Pgrklng.Space - 90° Parking: 9 ft. X 19 ft. Minimurm width of a
Dimensions and - 24 ft. two way drives . .
) . maneuvering lane is 24
Maneuvering - 9 ft. x 17 ft. parking spaces L
i " . s feet when parking is
Lanes allowed along 7 ft. wide 4” curb with 9’ x . .
) L , No proposed. Applicant is
(Sec. 5.3.2) interior sidewalks as long as 17’ spaces ; L
o ,, requesting a deviation from
detail indicates a 4” curb at . .
. this requirement as part of
these locations and along
. the Consent Judgment.
landscaping
End Islands - End Islands with
(Sec.5.3.12) landscaping and raised
curbs are requ.|red at the The end island located on
end of all parking bays that
L . . the northwest corner of the
abut traffic circulation aisles. .
. site does not meet
- The end islands shall End Islands .
: Yes minimum square footage
generally be at least 8 ft. provided .
. . requirements. See
wide, have an outside Landscape Review for
radius of 15 ft., and be more infc?rmation
constructed 3 ft. shorter '
than the adjacent parking
stall
Parking stall Shall not be located closer
located adjacent | than twenty-five (25) feet
to a parking lot from the street right-of-way 25 feet (1 space Yes
entrance (public (ROW) line, street easement in out lot)
or private) or sidewalk, whichever is
(Sec.5.3.13) closer
Barrier Free With 321 spaces required, 6 .
6 van accessible,
Spaces standard BF and 2 van- > standard Yes
Barrier Free Code | accessible BF spaces required
Barrier Free - 8° wide with an 8’ wide
Space access aisle for van
Dimensions accessible spaces 8’ wide with curb, Ves
Barrier Free Code | - 8’ wide with a 5” wide 8’ access
access aisle for regular
accessible spaces
Barrier Free Signs | One sign for each accessible
. : Shown Yes
Barrier Free Code | parking space.
Corner Clearance | No fence, wall plant material, shall comply Ves See Landscape Review,

(Sec. 5.9)

sign or other obstruction shall
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Meets
ltem Required Code Proposed Code | Comments
be permitted within the clear
view zone above a height of
2 feet from established street
grade
Minimum number
of Bicycle Parking | One (1) space for each five 24 exterior spaces
(Sec.5.16.1) (5) dwelling units shown, 8 interior Yes
Multiple-family spaces
residential Required: 32 Spaces
Bicycle Parking No farther than 120 ft. from .
. Complies Yes
General the entrance being served
requirements When 4 or more spaces are
(Sec. 5.16) required for a building with
multiple entrances, the Complies Yes
spaces shall be provided in
multiple locations
Spaces to be paved and the
bike rack shall be inverted “U”
design Complies Yes
Shall be accessible via 6 ft.
paved sidewalk
Bicycle Parking Parking space width: 6 ft.
Lot layout One tier width: 10 ft.
(Sec 5.16.6) Two tier width: 16 ft. .
Complies Yes

Maneuvering lane width: 4 ft.
Parking space depth: 2 ft.
single, 2 ¥ ft. double

Additional Road Design, Building Setback, And Parking Setback Requirements, Multiple-Family Uses (Sec.
5.10)

Road standards A private drive network within

(Sec. 5.10) a cluster, two -family, multiple-

family, or non-residential uses
and developments shall be
built to City of Novi Design
and Construction Standards
for local street standards (28
feet back-to-back width)

Minimum 28 feet
wide

Yes

Major Drives

Width: 28 feet, no parking

Minimum 28 feet
wide

No

Applicant is requesting a
deviation from this
requirement as part of the
Consent Judgment.

Minor Drive

- Cannot exceed 600 feet

- Width: 24 feet with no on-
street parking

- Width: 28 feet with parking
on one side

- Parking on two sides is not
allowed

- Needs turn-around if longer

than 150 feet

None shown

NA

Parking on Major
and Minor Drives

- Angled and perpendicular
parking, permitted on minor

All conditions
met, except the

No

Applicant is requesting a

deviation from this
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Item

Required Code

Proposed

Meets
Code

Comments

drive, but not from a major
drive;

- minimum centerline radius:
100 feet

- Adjacent parking and on-
street parking shall be
limited near curves with less
than two-hundred thirty
(230) feet of centerline
radius

- Minimum building setback

from the end of a parking stall

shall be 25 feet in residential

districts.

minimum building
setback appears
to be 17 feet

requirement as part of the
Consent Judgment.

Accessory and Rooftop Structures (Sec. 4.19)

Dumpster - Located in rear yard - In Rear Yard
(Sec 4.19.2.F) - Attached to the building or | - Complies
no closer than 10 ft. from
building if not attached
- Not located in parking - Complies
setback Yes
- If no setback, then it cannot | - Complies
be any closer than 10 ft,
from property line.
- Away from Batrrier free - Complies
Spaces
Dumpster - Screened from public view - Screening not
Enclosure - Awall or fence 1 ft. higher sufficient
(Sec. 21-145. (c) than height of refuse bin - 6 ft tall
Chapter 21 of - And no less than 5 ft. on - Complies
City Code of three sides
Ordinances) - Posts or bumpers to protect | - Complies Yes
the screening
- Hard surface pad - Complies
- Screening Materials: - Masonry
Masonry, wood or evergreen
shrubbery
Roof top All roof top equipment must
equipment and be screened, and all wall .
" . Shown - will be
wall mounted mounted utility equipment .
- . required to be TBD
utility equipment must be enclosed and screened
(Sec. 4.19.2.E.ii) integrated into the design
and color of the building
Roof top Roof top appurtenances shall
appurtenances be screened in accordance ,
) . . Shown - will be
screening with applicable facade .
regulations, and shall not be required to be TBD
i screened
visible from any street, road or
adjacent property.
Sidewalks and Other Requirements
Non-Motorized No additional pathways None shown NA

Plan

shown.
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Meets
ltem Required Code Proposed Code | Comments
Sidewalks Applicant is requesting a
(Subdivision Sidewalks are required on Only shown on No deviation from this
Ordinance: Sec. both sides of proposed drives | one side (Target) requirement as part of the
4.05) Consent Judgment.
Public Sidewalks
(Chapter 11,
Sec.11-276(b), Connection to main sidewalk | Connection Yes
Subdivision on Wixom Road required. provided
Ordinance: Sec.
4.05)
Entryway lighting | One streetlight is required per | Photometric plan Lighting may be required
: TBD :
(Sec. 5.7.N) entrance. provided along entry drive.
Consent Judgment Requirements - Attached
Total Green and -The total green and open
Open Space space, including preservation
(Item 11, A) areas and interior
landscaping, shall be
preserved and maintained by
the Developer on the
property, and shall be a
minimum of 40% of the total
(not including 2.34 acres of
right-of-way) land area.
- The area depicted on Exhibit
B as “Preserved Woodlands, 80% ves
Wetland and Storm Water
Detention” shall be
permanently preserved, and
prior to the issuance of any
development approval, the
Developer shall execute and
record the Conservation
Easement attached as Exhibit
C prior to any site
development approvals [....]
Landscape Areas | The landscape areas [...] shall
(tem 11, B) be constructed and
ggedSiLVaelld bzysfjhbejeli?tlslapeer’ Shall comply Yes See Landscape Review.
maintenance obligations set
forth in this judgment.
Gross Building Retail “B” located on this The proposed square
Area - Retail property, which shall not footage of the site exceeds
(Item 12, A) exceed 100,000 square feet. 183,300 gross 100,Q00 square feet._
square feet No App_llc_ant is requ_estlng a
deviation from this
requirement as part of the
Consent Judgment.
Uses Permitted Retail “A,” “B” and “C” shall
(Item 12, B) conform to the uses permitted Amendment to the .
' RM-2 Proposed. No Consent Judgment will be

in the B-2 zoning district as

described in the City of Novi

required.
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Meets
ltem Required Code Proposed Code | Comments
Zoning Ordinance [...]
Uses Not Arcades and adult business
Permitted (Item uses (or any other uses
12, D) involving sexually explicit
activities, all as defined in the | Not proposed Yes

City Zoning Ordinance, as
amended) shall not be
permitted.

Parking (Item 12,
E)

Plaintiffs shall provide 1,725
parking spaces for Retail “A,”

247 spaces
proposed. 1,470

Applicant is requesting a
deviation of 255 total

permit or phasing plan should
be provided

“B” and “C.” . No spaces from this
spaces for Retail .
A-C requirement as part of the
' Consent Judgment.
Building Code and Other Requirements
Woodlands
(City Code Ch. Replacement of removed . Woodland & Wetland Area
No impacts. NA
37) trees to be preserved.
Wetlands Mitigation of removed Proposed
(City Code Ch. wetlands at ratio of 1.5:1 retaining wall .
12, Art. V) emergent wetland, 2:1 for impacting T8D See Wetland Review.
forested wetlands wetland area.
Land description, Sidwell
Design an_d number (metes and bounds Generally Additional sheets may be
Construction for acreage parcel, lot rovided Yes requested. as necessar
Standards Manual | number(s), Liber, and page P “ ' Y.
for subdivisions).
Location of all existing and
proposed buildings, proposed
General layout building heights, bu.||d|ng
. . layouts, (floor area in square
and dimension of .
feet), location of proposed Generally
proposed . . . Yes
hvsical parking and parking layout, provided
phy streets and drives, and
improvements T
indicate square footage of
pavement area (indicate
public or private).
- Total cost of the proposed
building & site improvements Please provide listed
Economic Impact | - Number of anticipated jobs None brovided No information (i.e., estimated
Information created (during construction P cost, jobs) with the next
& after building is occupied, if submittal.
known)
Building exits must be
Building Exits connected to sidewalk Complies Yes
system or parking lot.
All projects must be
completed within two years
Phasing of the issuance of any starting | One phase NA

Other Permits and Approvals
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Meets
ltem Required Code Proposed Code | Comments
Development/ The leading edge of the sign
Business Sign structure shall be a minimum
(City Code Sec of 10 ft. behind the right-of- Show the location of any
28.3) way. Entranceway shallbe a | Appears on entranceway signs if

maximum of 24 square feet, rendering, not No proposed; deviation from
measured by completely shown on plan sign ordinance has been
enclosing all lettering within a requested.
geometric shape. Maximum
height of the sign shall be 5 ft.
Project & Street Some projects may need One street name Contact Diana Shanahan
Naming approval from the Street & apbroved Yes at 248.347.0475 or via emaill
Committee Project Naming Committee PP dshanahan@cityofnovi.org
Parcel Split or Any p‘?‘rc‘?' splits or
S combinations or
Combination or L
. condominium approvals must | None proposed NA
Condominium
Approval be completed before
Stamping Set approval.
Other Legal Requirements
Master Applicant is required to If proposed, Master Deed
Deed/Covenants | submit this information for Not applicable at 18D draft shall be submitted
and Restrictions review with the Final Site Plan | this moment prior to Stamping Set
submittal approval.
Additional
. Conservation easements may | wetland and Draft documents would be
Conservation : X . -
be required for woodland woodland TBD required prior to stamping
easements .
impacts easements may set approval.
be required
Lighting and Photometric Plan (Sec. 5.7)
Establish appropriate
minimum levels, prevent
unnecessary glare, reduce A lighting and
Intent (Sec. 5.7.1) | spillover onto adjacent photometric plan | Yes
properties & reduce is provided
unnecessary transmission of
light into the night sky
Site plan showing location of
N all existing & proposed
Lighting Plan_ buildings, landscaping, Provided Yes
(Sec.5.7.2.Al0) . .
streets, drives, parking areas &
exterior lighting fixtures
Relevant building elevation
drawings showing all fixtures,
Building Lighting the portions of the walls to be .
(Sec. 5.7.2.A.iii) illuminated, illuminance levels Provided ves
of walls and the aiming points
of any remote fixtures.
Specifications for all proposed . ) -
Lighting & existing lighting fixtures Not provided No Provide specification
R - . sheets for light fixtures,
Specifications Photometric data Provided Yes mounting detail and
(Sec. 5.7.A.2.ii) Fixture height Max 20 feet No : J :
- - : design, hours of operation.
Mounting & design Not provided No
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Item

Required Code

Proposed

Meets
Code

Comments

Glare control devices
(Also see Sec. 5.7.3.D)

Appears to
comply

Yes

Type & color rendition of
lamps

LED Lamps

Yes

Hours of operation

Not provided

No

Photometric plan illustrating
all light sources that impact
the subject site, including spill-
over information from
neighboring properties

Provided

Yes

Max Height
(Sec.5.7.3.A)

Height not to exceed
maximum height of 25 feet

Max 20 feet

Yes

Standard Notes
(Sec. 5.7.3.B)

- Electrical service to light
fixtures shall be placed
underground

- Flashing light shall not be
permitted

- Only necessary lighting for
security purposes & limited
operations shall be
permitted after a site’s hours
of operation

Provided

Yes

Security Lighting
(Sec. 5.7.3.H)

- All fixtures shall be located,
shielded and aimed at the
areas to be secured.

- Fixtures mounted on the
building and designed to
illuminate the facade are
preferred

Complies

Yes

Average Light
Level (Sec.5.7.3.E)

Average light level of the
surface being lit to the lowest
light of the surface being lit
shall not exceed 4:1

Generally
complies

Yes

Lighting Type
(Sec.5.7.3.F)

Use of true color rendering
lamps such as metal halide is
preferred over high & low
pressure sodium lamps

LED Lighting

Yes

Min. llumination
(Sec. 5.7.3.K)

Parking areas: 0.2 fc min

0.5fc

Yes

Loading & unloading areas:
0.4 fc min

1fc

Yes

Walkways: 0.2 fc min

0.3 fc

Yes

Building entrances, frequent
use: 1.0 fc min

0.8 fc

No

Building entrances, infrequent
use: 0.2 min

0.4 fc

Yes

Revise the main entrances
to meet 1.0 foot candle
minimum.

Max. lllumination
adjacent to Non-
Residential

(Sec. 5.7.3.K)

When site abuts a non-
residential district, maximum
illumination at the property
line shall not exceed 1 foot
candle

0.5 fc

Yes
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Item

Required Code

Proposed

Meets
Code

Comments

Cut off Angles
(Sec.5.7.3.L)

When adjacent to residential

districts:

- All cut off angles of fixtures
must be 90°

- maximum illumination at the
property line shall not
exceed 0.5 foot candle

- No direct light source shall
be visible at the property
line (adjacent to residential)
at ground level

Not applicable

NA

NOTES:

1. This table is a working summary chart and not intended to substitute for any Ordinance or City of Novi
requirements or standards.

2. The section of the applicable ordinance or standard is indicated in parenthesis. Please refer to those
sections in Article 3, 4 and 5 of the zoning ordinance for further details.

3. Please include a written response to any points requiring clarification or for any corresponding site plan
modifications to the City of Novi Planning Department with future submittals.
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PLAN REVIEW CENTER REPORT
March 30, 2023
Engineering Review
Station Flats
JSP23-02

Applicant
MF Novi, LLC

Review Type
Preliminary Site Plan

Property Characteristics

= Site Location: Wixom Rd between Grand River Ave & 11 Mile Rd.
= Site Size: 24.77 acres

= Plan Date: 3/9/2023

= Design Engineer: PEA Group.

Project Summary
= Construction of a four-story building and associated parking. Site access would be
provided via Public or Private roadways.

=  Water service would be provided by an extension from the existing 12-inch water
main along the northern side of the development. A domestic lead and a fire lead
would be provided to serve the building, along with four additional hydrants.

= Sanitary sewer service would be provided by an extension from the existing 8-inch
sanitary sewer along the western side of the development.

=  Storm water would be collected by a single storm sewer collection system and
conveyed to an existing detention basin in the southern region of the development.

Recommendation

m@!@%&&i{ﬁwﬂk%%” and Preliminary Storm Water Management Plan is

Comments:

The Preliminary Site Plan does not meet the general requirements of Chapter 11 of the
Code of Ordinances, the Storm Water Management Ordinance and/or the Engineering
Design Manual. The following items must be addressed prior to resubmittal:
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1. The plans shows that the storm collection system discharges to the existing

10.
11.

12.

13.
14.

15.

16.

storm sewer system. Provide all documents and calculations to show if the
existing detention pond will accommodate the storm water discharge.

Provide a sheet or sheets titled “Storm Water Management Plan” (SWMP) that
complies with the Storm Water Ordinance and Chapter 5 of the new
Engineering Design Manual (refer to the runoff coefficients, 1V:4H allowable
basin slopes, etc.).

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 to the existing basin including providing justification
that the basin and outlet control structure is sized to accommodate the
runoff from the proposed development. If existing pre-treatment systems are
not sized for this development, then a new one wil be required before
drainage is sent to the existing basin.

Provide drainage area and runoff coefficient calculations specific to the
area tributary to each treatment structure. The treated flow rate should be
based on the l-year storm event intensity (~1.6 In/Hr.), resulting in a flow rate
of approximately TBD CFS. Higher flows shall be bypassed.

Provide calculations for the Time of concentration according to section
5.5.1.C of the Design Manual.

Provide the 10- year conveyance calculations Table as required in Section 5.4
of the Design Manual.

Provide supporting calculations for the runoff coefficient determination.

A runoff coefficient of 0.35 shall be used for all turf grass lawns (mowed lawns)
and 0.95 shall be used for all impervious surfaces.

Provide release rate calculations for the three design storm events (first flush,
bank full, 100-year).

Provide profiles for all storm sewer 12-inch and larger.

Label all inlet storm structures on the profiles. Inlets are only permitted in
paved areas and when followed by a catch basin within 50 feet.

Label the 10-year HGL on the storm sewer profiles and ensure the HGL
remains at least 1-foot below the rim of each structure.

lllustrate all pipes intersecting storm structures on the storm profiles.

Provide a schedule listing the casting type, rim elevation, diameter, and
invert sizes/elevations for each proposed, adjusted, or modified storm
structure on the utility plan. Round castings shall be provided on all catch
basins except curb inlet structures.

An easement is required over the storm sewer accepting and conveying off-
site drainage.

A 25-foot vegetated buffer shall be provided around the perimeter of each
storm water basin. This buffer cannot encroach onto adjacent lots.
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Additional Comments (to be addressed upon Final Site Plan submittal):

General

17. A full engineering review was not performed due to the limited information
provided in this submittal. Further information related to the utilities,
easements, etc. will be required to provide a more detailed review.

18. The site plan shall be designed in accordance with the Design and
Construction Standards (Chapter 11).

19. A right-of-way permit will be required from the City of Novi.

20. Provide the access agreement for the properties adjacent to this
development (Target, Sam’s Club, and Siddiqui Properties LLC).

21. A letter from either the applicant or the applicant’s engineer must be
submitted with the Preliminary Site Plan submittal highlighting the changes
made to the plans and addressing each of the comments in this review.

22. Only at the time of the printed Stamping Set submittal, provide the City’s
standard detail sheets for water main (5 sheets), sanitary sewer (3 sheets),
storm sewer (2 sheets), paving (2 sheets) and Boardwalks/Pathways (1 sheet).
The most updated details can be found on the City's website at this location:
https://cityofnovi.org/services/public-works/engineering-division/engineering-
standards-and-construction-details

23. Provide a note that compacted sand backfill (MDOT sand Class Il) shall be
provided for all utilities within the influence of paved areas and illustrate and
label on the profiles.

24, Provide a construction materials table on the utility plan listing the quantity
and material type for each utility (water, sanitary and storm) being proposed.

25. Provide a utility crossing table indicating that at least 18-inch vertical
clearance will be provided, or that additional bedding measures will be
utilized at points of conflict where adequate clearance cannot be
maintained.

26. Provide a note stating if dewatering is anticipated or encountered during
construction, then a dewatering plan must be submitted to the Engineering
Division for review.

27. Generally, all proposed trees shall remain outside utility easements. Where
proposed trees are required within a utility easement, the trees shall maintain
a minimum 5-foot horizontal separation distance from any existing or
proposed utility. All utilities shall be shown on the landscape plan, or other
appropriate sheet, to confirm the separation distance.

28. Show the locations of all light poles on the utility plan and indicate the typical
foundation depth for the pole to verify that no conflicts with utilities will occur.
Light poles in a utility easement will require a License Agreement.

29. Refer to the City standard details for the proposed design.

30. The grading and SESC sheets shall show the tree fence at least as far from the
trunk as the critical root zone, defined as a circular area around a tree with a
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31.

radius measured to the free’s longest dripline radius plus one (1) foot. No
grading shall occur within the dripline. If the critical root zone is not fully
protected, then replacements for that tree may be required.

For common area irrigation systems connected to public water supplies:
Install a backflow prevention Reduced Pressure Zone Assembly (RPZ) with an
ASSE 1013 listing approval at each tap to the public water supply. A minimum
clearance of 12-inches measured from the bottom of pressure relief valve to
the finished landscaped grade shall be required. Provide a detail showing the

RPZ installation setup and height above grade. If backflow preventer is to be
enclosed, provide a detail of the enclosure with required drainage outlets.
Show all locations on a site plan. A plumbing permit is required for the
installation of the backflow preventer. Installation of the backflow preventer
shall be in such a manner as to not require blowing out the system through
the backflow preventer. Drain ports and blow out ports shall be included.
Any deviations from these requirements must be approved through the Novi
Water & Sewer Division Cross Connection Control Specialist (248-735-5661).

Water Main

32.

33.

34.

Our records show that there is an existing 12-inch water main on the west side
of the building that can be extended to serve the proposed development.

Per current EGLE requirement, provide a profile for all proposed water main 8-
inch and larger.

Provide a Water Main basis of design for the development on the utility plan
sheet. (Calculations should use peaking factor of 2.5).

Sanitary Sewer

35.

36.

37.

Extend the proposed sanitary sewer monitoring manhole easement to the
existing public sewer easement.

Provide a sanitary sewer basis of design for the development on the utility
plan sheet. (Calculations should use peaking factor of 4.0 and 3.2 REU).

Provide a note on the Utility Plan stating the sanitary leads will be buried at
least 5 feet deep where under the influence of pavement.

Paving & Grading

38.

39.

40.

41.
42.

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.

Provide a construction materials table on the Paving Plan listing the quantity
and material type for each pavement cross-section being proposed.

Provide a note on the Grading Plan stating that the proposed pathway within
the road right-of-way shall match existing grades at both ends.

Show proposed grades for all adjusted sanitary, water, and storm structures.

Site grading shall be limited to 1V:4H (25-percent), excluding landscaping
berms. Numerous areas appear to exceed this standard.
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43. The City standard straight-faced curb (MDOT F-4 curb detail) shall be

44,

45.

46.

47.

48.

provided. Remove detail and attach City standard paving details.

Dimensions of parking stalls abutting a curb or sidewalk are to the face of
curb or walk. All other dimensions are to back of curb unless otherwise
indicated.

Provide a line designation representing the effective 19-foot stall length for
18-foot perimeter stalls.

Curbing and walks adjacent to the end of 18-foot stalls shall be reduced to 4-
inches high (rather than the standard 6-inch height to be provided adjacent
to 19-foot stalls). Provide additional details as necessary.

Retaining wall sheets shall be signed and sealed by the design engineer
responsible for the proposed retaining wall design and all associated
calculations.

A License Agreement will be required for the proposed retaining wall within
any utility easements. A plan view and cross-section shall be included with
the agreement showing the relationship between the wall foundation and
the existing/proposed utility.

Flood Plain

49.

Flood plain does not appear to be impacted by this development.

Soil Erosion and Sediment Control

50.

A SESC permit is required. A full review has not been completed at this time.
The review checklist detailing all SESC requirements is attached to this letter.
Please address the comments below and submit a SESC permit application
under separate cover. The application can be found on the City's website at
http://cityofnovi.org/Reference/Forms-and-Permits.aspx

Agreements

51.

A license Agreement will be required for the retaining wall proposed within
the existing sanitary sewer/water main easement. The agreement shall state
that the wall and all site facilities within the influence of the wall that may be
removed or damaged in the event the utility requires maintenance will be
the responsibility of the property owner to repair or replace. Additionally, a
cross-section shall be included with the agreement showing the distance
between the wall foundation and the utility. A template agreement is
available from the Engineering Division.

The following must be submitted with the Final Site Plan:

52.

A letter from either the applicant or the applicant's engineer must be
submitted with the Stamping Set highlighting the changes made to the plans
addressing each of the comments listed above and indicating the revised
sheets involved. Additionally, a statement must be provided stating that all
changes to the plan have been discussed in the applicant’s response letter.
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The following must be submitted with the Stamping Set:

(Please note that all documents must be submitted together as a package with the
Stamping Set submittal with a legal review transmittal form that can be found on the
City’s website. Partial submittals will not be accepted.)

53. A draft copy of the Storm Drainage Facility Maintenance Easement
Agreement (SDFMEA), as outlined in the Storm Water Management
Ordinance, must be submitted to the Community Development Department.
Once the agreement is approved by the City’'s Legal Counsel, this
agreement will then be sent to City Council for approval/acceptance. The
SDFMEA will then be recorded at the office of the Oakland County Register of
Deeds. This document is available on our website.

54, A draft copy of the 20-foot-wide easement for the sanitary sewer monitoring
manhole access to be constructed onsite must be submitted to the
Community Development Department. This document is available on our
website.

55. A draft copy of the 20-foot-wide easement for the water main to be
constructed onsite must be submitted to the Community Development
Department. This document is available on our website.

Prior to preparing stamping sets, the Applicant is advised to provide any revised sheets
directly to the Engineering Division for an informal review and approval.

To the extent this review letter addresses items and requirements that require the
approval of or a permit from an agency or entity other than the City, this review shall
not be considered an indication or statement that such approvals or permits will be
issued.

Please contact Adam Yako at (248)735-5695 with any questions.

Adam Yako
Project Engineer

cc: Christian Carroll, Community Development
Adam Chludzinski, Engineering
Ben Croy, City Engineer
Humna Anjum, Project Engineer
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PLAN REVIEW CENTER REPORT
May 22, 2023
Station Flats

Revised Preliminary Site Plan - Landscaping

Review Type Job #
Revised Preliminary Site Plan Landscape Review JSP23-0002

Property Characteristics

e Site Location: Wixom Road, south of Sam’s Club

e Site Acreage: 24.78 ac.

e Site Zoning: I-1 Proposed RM-1 with PRO

e Adjacent Zoning: North, East, South, West: I-1 (Commercial Use)
e Plan Date: 5/4/2023

Ordinance Considerations

This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning
Article 5.5 Landscape Standards, the Landscape Design Manual and any other applicable
provisions of the Zoning Ordinance. Iltems in bold below must be addressed and incorporated as
part of the revised Preliminary Site Plan submittal and underlined items must be addressed on the
Final Site Plans. Please follow guidelines of the Zoning Ordinance and Landscape Design
Guidelines. This review and the accompanying landscape chart are summaries and are not
intended to substitute for any Ordinance.

Recommendation:

Théﬁ th is not recommended for approval for Preliminary Site Plan. They still have a number
IS\ ka0 RUiROS8Rt are not supported and could be corrected. The issue with

the screening from Sam’s is more difficult but should be addressed.

LANDSCAPE WAIVERS REQUIRED FOR PROPOSED LAYOUT:

e Lack of screening berm between I-1 and RM-1 on north side - supported by staff as the
proposed screening is not complete and may not provide sufficient audible buffering

e Removal of woodland replacement trees from east side of site without replacements — not
supported by staff

o Two bays of parking greater than 15 spaces without a landscaped island - not supported by
staff.

¢ Insufficient area provided for a tree — not supported by staff.

Please revise the landscaping to correct the conditions requiring the unsupported waivers.

Please add the city project number, JSP23-0002, to the bottom right corner of the Krieger/Klatt
cover sheet.

Ordinance Considerations

Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #17 and LDM 2.3 (2))
1. Atree chart must be provided to match the tree chart.
2. A woodland use permit is required for the removal of those trees, which would either
need to be replaced on the site, or a contribution to the tree fund would be required for
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any replacements not planted on the site.

3. No woodland replacements are proposed.

4. A landscape waiver is required for the lack of the tree replacements. It is not supported
by staff.

5. Only plants native to Michigan may be planted in the conservation easement.

Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii)

1. The residential project is adjacent to |-1 zoned property with a commercial use. At a
minimum, a 6-8 foot tall, landscaped berm is required between the uses. No such berm
is proposed. A 10-foot-tall evergreen hedge is proposed along the north and eastern
edge of Parking Lot 2.

2. No screening is provided on the west edge of Parking Lot 2 or the north end of the
western parking area.

3. The evergreen hedge should be extended to wrap around the parking lot and along the
north edge of the 7 space bay west of the parking lot to completely screen the loading
areas.

4. The current configuration requires a landscape waiver that would not be supported by
staff.

1. The project does not require any additional right-of-way berms or landscaping.

2. The landscaping in the boulevard island at Wixom Road is in poor condition and an
acceptable replacement landscape plan for it is proposed. The applicant may reduce
the number of lindens used in that island if desired to provide more room for them to
grow to their full size.

Multi-family Landscaping:
1. Unit landscaping:
a) Based on the number of ground-floor units (36), 108 unit trees are required for the site.
116 trees are provided, including parking lot trees and subcanopy tees.
b) If desired, the excess trees may be removed from the plan.
Interior drive trees - All required interior drive trees are provided.
3. Building foundation Landscaping
a) 35% of the building frontage facing drives are required to be landscaped
b) 71% of the west side of the building are proposed to be landscaped.
c) Detailed foundation landscaping plans are required on the Final Site Plans.

n

Parking Lot Landscaping (Zoning Sec. 5.5.3.C.)

1. In general, the required parking lot landscaping interior area and trees and perimeter
trees are proposed, but there are issues with the bays at the north and south ends of the
building that require landscape waivers which are not supported by staff.

2. Please see the landscape chart for a detailed discussion of those issues and correct the
site plan to address them.

Plant List (LDM 4, 10)
1. 14 of 22 species used (64%) are native to Michigan.
2. The tree mix meets the diversity requirements of LDM Section 4.
3. Please keep the percentage of native plants close to or greater than 64% when
foundation plantings are added.

Planting Notations and Details (LDM 10)
Provided

Storm Basin Landscape (Zoning Sec 5.5.3.E.ivand LDM 3)
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No new detention basin is proposed so ho new landscaping is required for this project.

Irrigation (LDM 10)
Either a plan for an automated irrigation system, or an alternative method of providing
sufficient water for the landscaping’s establishment and long-term survival must be provided
in the Final Site Plans.

If the applicant has any questions concerning the above review or the process in general, do
not hesitate to contact me at 248.735.5621 or at rmeader@cityofnovi.org.

Rick Meader - Landscape Architect


mailto:rmeader@cityofnovi.org

LANDSCAPE REVIEW SUMMARY CHART - Revised Preliminary Site Plan

Review Date: May 22, 2023
Project Name: JSP23 - 0002: Station Flats
Plan Date: May 4, 2023

Prepared by:

Phone: (248) 735-5621

Rick Meader, Landscape Architect E-mail: rmeader@cityofnovi.org;

Items in Bold need to be addressed by the applicant before approval of the Preliminary Site Plan.
Underlined items need to be addressed on the Final Site Plan.

LANDSCAPE WAIVERS REQUIRED FOR PROPOSED LAYOUT:
e lLack of screening berm between I-1 and RM-1 on north side — not supported by staff as the proposed

screening is not complete and may not provide sufficient audible buffering.

¢ Removal of woodland replacement trees from east side of site without replacements — not supported

by staff

e Two bays of parking are greater than 15 spaces without a landscaped island - not supported by staff.
e Insufficient area provided for a tree — not supported by staff.

ltem Required Proposed g/lsg;s Comments
Landscape Plan Requirements — Basic Information (LDM (2))
¢ New commercial or
residential
developments
e Addition to existing
bU|Id_|ng great_er than e Overall Scale 1” =
Landscape Plan 25% increase in 40°
(Zoning Sec 5.5.2, overall footage or 400 « Detail Scale 17 = Yes
LDM 10) SF whichever is less. 20"
e 1”-20’ minimum with
proper North.
Variations from this
scale can be
approved by LA
Name, address and
Owner/Developer telephone number of Please add phone
Contact Information the owner and Yes Yes number or emaiil
(LDM 10) developer or address to title block
association
Project Information Location map on L-
Name and Address 1.0 shows site Yes
(LDM 10) )
location
¢ Sheets C-1.1 and
C1.2 have survey
Survey information Legal description or and description e Yes
(LDM 10) boundary line survey e Southern property | e Yes
line shown on C-
1.3
Landscape Architect Name, Address and
; . telephone number of PEA Group - Lynn
contact information Yes

(LDM 10)

RLA/PLA/LLA who
created the plan

Whipple
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Item

Required

Proposed

Meets
Code

Comments

Sealed by LA.
(LDM 10)

Requires original
signature

Yes

Final stamping sets must

be sealed by LA and

have live LA signature

Miss Dig Note
(800) 482-7171 (LDM
10)

Show on all plan sheets

On Site Plans’ and
Landscape Plans’
title block

Yes

EXISTING CONDITIONS

Existing plant material
Existing woodlands or
wetlands

(LDM 10.h)

e Show location type
and size.

e Label to be saved or
removed.

e Plan shall state if none
exists.

e Tree survey is
provided but no
corresponding
tree chart is

e Current wetland
delineation by
PEA is provided

e Yes/No
e Yes

. Please add a tree

chart for the survey
toT-1.0

. The plan for Novi

Promenade
(included with this
review) shows
approximately 38
woodland
replacement trees
along the eastern
and southern sides of
the site. The tree
survey shows 23 of
those, of which 15 or
16 are being
removed (it is
unclear what is
happening with
#798).

. Indicate all trees to

be removed on the
tree chart.

. Please show the tree

fence at the actual
dripline on the plans,
not just at the outside
of the tree symbol,
which may or may
not accurately

represent the
dripline.

Natural Features
protection &
Woodland
Replacements

e Existing
Conservation
Easement is
shown

e No woodland
replacements are
indicated.

e Yes
e No

. Please be sure that

proper buffers and

protection for
adjacent ponds are

provided

. Add the

replacements for the
removed and missing
woodland
replacements from
the original plan.

. Per the original plan

showing 38
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. Meets
Item Required Proposed Code Comments
replacements and
the proposed plan
which shows 5 being
preserved, 33
replacements must
be added to the
plan. They can be
planted in the
existing conservation
easement if desired.
As determined by Soils
Soil type (LDM 10) survey of Oakland Sheet L-1.0 Yes
county
e Site: I-1
e Proposed: RM-1 with
Zoning (LDM 10) PRO Sheet L-1.0 Yes
9 ¢ North, East, South, '
West: I-1 (Commercial
use)
PROPOSED IMPROVEMENTS (LDM 10)
Existing and proposed
- o e Yes
Existing and buildings, easements, : .
. e Dimensions
proposed parking spaces, ; Yes
; : provided on
improvements vehicular use areas, and
Sheets C-3.0-C3.2
R.O.W
e Proposed utilities
are shown on the Please add all
e Overhead and . . )
- - Utility Plan and proposed light fixtures
Existing and underground utilities, e Yes
- . . Landscape Plans to the landscape plan
proposed utilities including hydrants . e NoO .
. ¢ No light posts are and resolve light/tree
¢ Proposed light posts :
shown on the conflicts.
landscape plan.
Spot elevations and
Proposed topography | Provide proposed TW/BW elevations Ves
- 2’ contour minimum | contours at 2’ interval are on Sheets C-4.1
and C-4.2
25 ft. corner clearance
Clear Zones required. Refer to Zoning | Yes Yes

Sec 5.5.9

LANDSCAPING REQUIREMENTS

Berms and ROW Planting

e All berms shall have a maximum slope of 33%. Gradual slopes are encouraged. Show 1ft. contours
e Berm should be located on lot line except in conflict with utilities.

e Berms should be constructed with 6” of topsoil.

Residential Adjacent to Non-residential (Sec 5.5.3.A) & (LDM 1.a)

Berm requirements
(Zoning Sec 5.5.3.A)

Residential adjacent to

I-1 requires:

e 10-15 foot tall
landscape berm with
6 foot wide crest.

e Opacity 80% winter,

e No berm is
proposed

¢ Aline of
evergreen shrubs
is proposed along
the north edge of

e No
e No

1. Alandscape waiver
for the lack of the
berm is required.

2. The evergreen
hedge should be
extended to wrap
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. Meets
Item Required Proposed Code Comments
90% summer. the project, around the northern
except around parking areas on the
Residential adjacent to the sections west side of the
commercial requires: facing the parking lot and north
¢ 6-8 foot tall landscape western Sam's edge of the 7-space
berm with 6 foot wide loading area. A bay west of that (but
crest. note indicates it should not block
e Opacity 80% winter, they will be the hydrant).
90% summer. maintained at a 3. The applicant must
10’ ht-no provide some sort of
screening beyond demonstration of the
the parking lot visual and audible
perimeter trees is screening that will be
proposed there provided by the
proposed
configuration.
Currently, the
landscape waiver
would not be
supported by staff.
Adjacent to Public Rights-of-Way (Sec 5.5.B) and (LDM 1.b) (RM-1)
. * Adjto parklng: .20 ft Site is over 567 feet
Greenbelt width ¢ Not adj to parking: 34 , Yes
it from Wixom Road
Min. berm crest width | 2 ft 0ft Yes
Min. berm height 3ft 0ft Yes
3’ wall @) No wall is proposed
NA - not adjacent to g;lrl]ntcrj]eenzxgi];itr:arger
ROW None . 9
flowering pears, fewer
Canopy deciduous or . . lindens should be
The flowering pear trees | A plan for replacing .
large evergreen trees . o Yes planted in the
and other landscaping the failing entry .
(7)(10)(11) . . . . boulevard island to
in the boulevard island island landscaping .
: . . . provide better space
at Wixom Road are in is provided ,
o for the trees’ root
poor condition.
systems.
Sub-canopy NA - not adjacent to
deciduous trees ROW None Yes
Notes (5)(6)(10)(11)
Canopy deciduous
trees in area between | NA - not adjacent to None Yes
sidewalk and curb ROW
(10)
Multi-Family Residential (Sec 5.5.3.F.iii)
¢ 3 deciduous canopy 116 proposed, 1. See the discussion
Mult-famiy Unit evergreen ees per | deciduous cano roesbelon
Landscaping (Zoning 9 P PY 1 Yes :

Sec 5.5.3.F.iii.b)

dwelling unit on the
first floor.
e 36 units * 3 = 108 trees

trees, 32 large
evergreen trees, 18
subcanopy trees

2. If desired, excess

multifamily trees may
be removed from the
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. Meets
Item Required Proposed Code Comments
e Up to 25% of plan.
requirement can be
subcanopy trees
¢ 1 deciduous canopy
tree along interior
roads for every 35 If
Interior Street (b.Oth 5|des)_, exc_:ludmg
) . driveways, interior
Landscaping (Zoning . 32 trees Yes
roads adjacent to
Sec 5.5.3.F.iii.b) N
public rights-of-way
and parking entry
drives.
e 1125/35 = 32 trees
Foundation 35% of building facades | 71% of building 'c';‘fcl",{f'fo?'gtal'f?_"’z‘g?‘;ﬂe
Landscaping (Zoning | facing road must be facing interior drive | Yes — >
. Final Site Plans (not
Sec 5.5.3.F.iii.b) landscaped is landscaped -
Construction Plans)
Parking Area Landscape Requirements (Zoning Sec 5.5.3.C & LDM 5)
¢ Clear sight distance No trees are
General requirements within parking islands located in the clear | Yes
e No evergreen trees vision zones.
Name, type and .
number of ground AS proposed on planting Seed lawn Yes
islands
cover
General (Zoning Sec 5.5.3.C)
e The endcap
island at the
northwest corner
of the building
has been
L reduced to just
*A minimum of 200 SF 53sf which is not Please restore the
to qualify )
enough to greenspace in the
. ¢ 200sf landscape :
Parking lot Islands support the endcap island at the
. . space per tree . e No
(Zoning Sec 5.5.3.c.ii, o required tree northwest corner of the
planted in island. S e Yes o
iii) o 6” curbs planted in it. building and add the
L . e The greenspace required tree. It can be
e Islands minimum width : . :
) east of the walk a multi-family unit tree.
10’ BOC to BOC :
leading from Lot 3
to the building is
now large
enough to
support a
required tree.
Parking stall can be
Curbs and Parking reduced to 17’ with 4” 17 ft spaces except
stall reduction (Zoning | curb adjacentto a in interior of western | Yes
Sec 5.5.3.c.ii) sidewalk of minimum 7 parking lot
ft.
Contiguous space Maximum of 15 e The northern bay No 1. Please add a tree

limit (Zoning Sec

contiguous spaces

on the east side

adjacent to the
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. Meets
ltem Required Proposed Code Comments
5.5.3.c.ii.0)) of the building enlarged island east

has 22 spaces
without a tree.

e The bay at the
southern end of
the building has
18 spaces without
atree.

e There is no
endcap island
with a tree at the
northwest corner
of the building.

of the southern
building entry walk.

2. Please add a tree in
the island in the
eastern 22 space
bay

3. Please add a tree to
the island shown as a
snow deposit area.
The snow should be
deposited elsewhere.

4. As noted above,
there needs to be a
tree in the endcap
island at the
northwest corner of
the building.

5. Multi-family unit trees
can be used for all of
those islands.

Category 1: For OS-1, OS-2, OSC, OST, B-1, B-2, B-3, NCC, EXPO, FS, TC, TC-1, RC, Special Land Use or non-

residential use in any R district (Zoning Sec 5.5.3.C.ii})

e A=XxSF x7.5% = Asf

A =Total square * L_Ot #1 %7 B0/ —
footage of vehicular A = 21676%7.5% = 1626 sf
o Lot #2

0,
use areas x 7.5% A =18,454*7.5% = 1384 sf

e Parking Lot #3
A =11,512*7.5% = 862 sf

B = Total square
footage of additional

paved vehicular use e B=xSFx1%=Bsf NA
areas over 50,000 SF
X1%
All Categories
Demea prodaednar
C=A+B o Lot #1: 2013 sf o Yes counted toward the
Total square footage | e Lot #1: 1626 sf o Lot #2: 1719 sf e Yes requirement unless a
of landscaped islands | e Lot #2: 1384 sf o Lot #3: 793 sf e No canopy tree is planted
o Lot #3: 862 sf in it
e D=C/200 1. Lot 2 - the 53sfisland
e Minimum 200sf/tree at the northwest
corner of the building
D =C/200 e Lot #1: 1626/200 = 8 e Lot #1: 8trees e Yes is not large enough
Number of canopy trees o LOt #2: 7 trees e Yes to support a tree or
trees required e Lot #2: 1384/200=7 e Lot #3: 5trees e Yes count toward the
trees total. That island
e Lot #3: 862/200 =4 must be restored to
trees 200sf as the tree is




Revised Preliminary Site Plan — Landscape Review

May 22, 2023

Page 7 of 13
JSP23 - 0002: Station Flats

Item

Required

Proposed

Meets
Code

Comments

required as an
endcap tree.

2. Lot 3 - there must be
a canopy tree in the
expanded island
east of the walk
leading to the
building and the
area.

3. There must also be a
tree in the island
marked as show
deposit area.

4. Multifamily unit trees
may be used to meet
the above
requirements.

Parking Lot Perimeter
Trees (Zoning Sec
5.5.3.c.ii)

e 1 Canopy tree per 35 If

e Perimeter trees are not
required when the
building is within 20
feet of the parking lot.

e Lot #1: 606/35 = 17
trees

e Lot #2: 439/35=13
trees

e Lot #3: 200/35=16
trees

o Lot #1: 17 trees
o Lot #2: 11 trees
e Lot #3: 6 trees

e Yes
e NoO
e Yes

1. Atleast 2 of the
perimeter trees are
required on the west
side Lot 2.

2. Please remove
enough of that
pavement or the
loading zone
pavement, or shift
the parking lot so a
10 foot green strip
along the edges of
the paving is
provided.

3. Please shift the
perimeter tree at the
northeast corner of
the building to the
west so it is within 15
feet of the Lot 2
parking lot.

4. Please switch the two
crabapples used as
perimeter trees to
canopy trees.

Accessway Perimeter
(Zoning Sec
5.5.3.C.iv.)

1 Canopy tree per 35 If

NA

Parking land banked

NA

None

Miscellaneous Landscaping Requirements

Plantings around Fire
Hydrant (Zoning Sec
5.5.3.c.ii.))

¢ No plantings with
matured height
greater than 12’ within
10 ft. of fire hydrants,
manholes, catch

No hydrants have
trees too close to
them.

Yes

1. If the building has
Fire Department
Connector(s) (FDCs),
please show them on
the Landscape Plans
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. Meets
Item Required Proposed Code Comments
basins or other utility and keep all plants in
structures. front of or
¢ Trees should not be immediately next to
planted within 5 feet shorter than the FDC.
of underground lines. 2. A note regarding
spacing is on Sheet L-
1.1. Please copy itto
Sheet L-1.2.
Areas not dedicated to
parking use or driveways
Landscaped area (g) exceeding 100 sq. ft. Yes
shall be landscaped
Seed or other
Name, type and oo
. landscaping is
number of ground As proposed on planting
; proposed and Yes
cover islands . .
(LDM 5) indicated with
hatching
Please do not use the
Show leave snow island in the southwest
Snow deposit (LDM depo_sﬁ areas on planin corner of the pf_;\rklng lot
10) locations where Yes Yes/No for snow deposit It
landscaping won’t be should have a canopy
damaged tree planted in it to
shade the lot.

1. Please show
transformers and
other utility boxes
when their locations
are determined.

2. If box locations are

e A minimum of 2 ft. ’?Ot d_etermmed by
. final site plans, add a
separation between 5
note to plan stating
box and the plants -
- that all utility boxes
Transformers/Utility e Ground cover below
b are to be
boxes 4” is allowed up to None are shown TBD
landscaped per the
(LDM 6) pad. X
¢ No plant materials detail .

o 3. Please add the city
within 8 ft. from the " -
doors Utility Box planting

detail (attached with
this review)

4. Please add an
allowance of 10
shrubs per box on the
plant list and label as
such

* Clusters of large native If the existing detention
. . shrubs shall cover 70-
Detention/Retention 0 o . pond needs to be
Basin Planting 75% of the basin rim There is no enlarged or modified
area at 10 ft away indication of storm TBD ’

requirements (Sec.
5.5.3.e, LDM 3)

from the permanent
water line.
e Canopy trees must be

calculations

the modified areas must
be landscaped per the
current ordinance.
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. Meets
Item Required Proposed Code Comments
located at 1 per 35If of
the pond rim 10 feet
away from the
permanent water level
e 10” to 14” tall grass
along sides of basin
¢ Refer to wetland for
basin mix
¢ Include seed mix
details on landscape
plan
e Show on plans all .
. 1. Thereis a very large,
populations of :
. . dense population of
Phragmites australis L
Phragmites in the
and/or Japanese
. wetland east of the
knotweed on the site. L
proposed building.
. . e If none are found, add .
Phragmites australis 2. Please show iton T-1
a note to that effect. ,
and Japanese and add plans for its
e If any are found, add None are noted TBD ,
Knotweed control . removal. Chemical
: . notes stating that the
(Zoning Sec 5.5.6.3.i.) treatments by a
weed shall be -
licensed ANC
completely removed . .
: ) applicator will be
from the site. This may X .
required, generally in
take several years of
. September and early
consistent treatments
. October.
to achieve.
Landscape Notes and Details— Utilize City of Novi Standard Notes
Plant List (LDM 4,11) — Include all cost estimates
Quantities and sizes On plant list Yes
Root type On plant list Yes
e At least 50% of plant 1. When the foundation
species used, not plantings are
including seed mixes e 14 of 22 species designed, the 50%
or woodland used (64%) are threshold must still be
replacement trees, native to met. Hopefully the
. must be species native Michigan 65% currently shown
Botanical and L . e Yes o
COMMON NAMEs to Michigan. e The tree mix . Ves can be maintained.
e The non-woodland meets the tree 2. Bald cypress are not
replacement tree diversity native to Michigan,
diversity must meet the requirement of so they should not be
standards of the LDM 4 used in the
Landscape Design conservation
Manual section 4. easement.
General Landscape Requirements (LDM)
Seed lawn or
Type and amount of . i .
lawn economy prairie Yes Need for final site plan
mix are proposed
. For all new plantings, 1. Need for final site
Cost estimate (LDM mulch and sod as listed | No No plan

10.h.(11))

on the plan

2. Please include the
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. Meets
Item Required Proposed Code Comments
costs for all seeding
to be done on the
plant cost estimate
Planting Details/Info (LDM Part IIl) — Utilize City of Novi Standard Details
Canopy Deciduous Refer to LDM for detalil
. Yes Yes
Tree drawings
Evergreen Tree Yes Yes
Shrub Yes Yes
Multi-stem tree Yes Yes
Please add if perennials
Perennial/ No 8D or ornamental grasses
Ground Cover are added on the Final
Site Plans.
Tree stakes and guys Wood stakes, fabric Yes Yes
guys.
Cross-Section of Berms (LDM 1.a.(1))
¢ Label contour lines NG berms are
Slope, height and e Maximum 33% slope
. proposed so no
width e Constructed of loam o .
. . detail is provided
e 6” top layer of topsoil
Type of Ground NA
Cover
Overhead utility lines
and 15 ft. setback from I
edae of utility or 20 ft o Utilities are shown
Setbacks from Utilities 9 Y ' e No overhead Yes
setback from closest -
utilities are shown
pole, 10 feet from
structures, hydrants
Walls (LDM 10 & Zoning Sec 5.5.3.vi)
Freestanding walls
Material, height and should have brick or A long retaining . . .
. ) . Provide dimensioned
type of construction stone exterior with wall on the east TBD ,
; S wall details
footing masonry or concrete side is proposed.
interior
Walls greater than 3 % TW/BW elevations That wall will need to
ft. should be indicate it will be be designed by an
. ) TBD X .
designed and sealed approximately 5 engineer and reviewed
by an Engineer feet tall with the building plans.
Notes (LDM 10) - Utilize City of Novi Standard Details
Installation date ¢ Provide intended date
(LDM 2.1. & Zoning e Between Mar 15 - Nov | Yes Yes
Sec 5.5.5.B) 15
¢ Include statement of
. intent to install and
Maintenance &
. guarantee all
Statement of intent i
materials for 2 years. Yes Yes

(LDM 2.m & Zoning
Sec 5.5.6)

¢ Include a minimum
one cultivation in

June, July and August
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Item Required Proposed E:Agg: Comments
for the 2-year warranty
period.
Plant source
(LDM 2.n & LDM shall be northern nursery No No Please add this note.
grown, No.1 grade.
3.a.(2)
E;:)i?:;hsrggrgs?g g;)d 2 yr. Guarantee Yes Yes
o Plant materials shall not
General Conditions o
be planted within 4 ft. of | Yes Yes
(LDM 11) .
property line
Please add a note near
the native seed mix
stating that the
contractor shall provide
Other information Required by Planning NA proof of the seed mix to
(LDM 10.n) Commission be used (invoice or
photo of seed baq) to
rmeader@cityofnovi.org
for approval prior to
installation.
¢ A plan detailing how
all plants will be
provided with 1. Please add irrigation
sufficient water for plan or information
establishment and as to how plants will
long-term survival must be watered
be provided. sufficiently for
e If an irrigation system establishment and
Irrigation will be p_rovided, the long- term survival.
(LDM 10.1.) plan for it must be None 2. The plan should meet
o included in the Final the requirements
Site Plans. listed at the end of
o If alternative methods this chart.
of providing the 3. If xeriscaping is used,
required water will be please provide
used, details information about
concerning them must plantings included.
be provided on Final
Site Plans.
e Substitutions to
landscape standards
for preserved canopy
trees outside
Landscape tree woodlands/ wetlands | No credits are
credit (LDM11.b.(d)) should be approved taken
by LA.
e Refer to Landscape
tree Credit Chartin
LDM
Plant Sizes for ROW, e Canopy Deciduous
Woodland shall be 3” and sub- .
On plant list Yes

replacement and
others

canopy deciduous
shall be 2.5” caliper.
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. Meets
ltem Required Proposed Code Comments
(LDM 11.b) e Refer to LDM section
11.b for more details

Plant size credit NA No credits are
(LDM11.b) taken
Prohibited Plants Do not use any plants No proh|b|ted

on the Prohibited species are Yes
(LDM 11.b) o

Species List proposed

Recommended trees
for planting under
overhead utilities
(LDM 3.e)

Label the distance from
the overhead utilities

No overhead lines
are indicated

Collected or
Transplanted trees
(LDM 11.b.(2)(c)

None

Nonliving Durable
Material: Mulch (LDM
12)

e Trees shall be mulched
to 3” depth and
shrubs, groundcovers
to 2” depth

¢ Specify natural color,
finely shredded

hardwood bark mulch.

¢ Include in cost
estimate.

Information shown
on planting details

NOTES:

1. This table is a working summary chart and not intended to substitute for any Ordinance or City of Novi
requirements or standards.
2. The section of the applicable ordinance or standard is indicated in parenthesis. For the landscape
requirements, please see the Zoning Ordinance landscape section 5.5 and the Landscape Design

Manual for the appropriate items under the applicable zoning classification.

3. Please include a written response to any points requiring clarification or for any corresponding site plan

modifications to the City of Novi Planning Department with future submittals.

Irrigation System Requirements

1. Any booster pump installed to connect the project’s irrigation system to an existing irrigation
system must be downstream of the RPZ.
2. The RPZ must be installed in accordance with the 2015 Michigan Plumbing Code.

w

winterization that includes drain ports and blowout ports.

No oA

form.

The RPZ must be installed a minimum of 12-inches above FINISHED grade.

Attached is a handout that addresses winterization installation requirements to assist with this.
A plumbing permit is required.
The assembly must be tested after installation with results recorded on the City of Novi test report

The RPZ must be installed in accordance with the manufacture installation instructions for
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To: Christian Carroll, City of Novi Planner
Community Development Department, City of Novi

From: Kerry Gray, Principal Consultant
Davey Resource Group

CC: Barbara McBeth City Planner

Lindsay Bell, City of Novi Senior Planner

Rick Meader, City of Novi Landscape Architect
Ben Peacock, City of Novi Planner

Diana Shanahan, City of Novi Planning Assistant
Douglas Repen, Mannik and Smith Group

Date: March 27, 2023

RE: Station Flats
Woodland Review #1 — JSP23-02

Corporate Headquarters

295 South Water Street, Suite 300
Kent, OH 44240

800-828-8312

Local Office
3381 Lapeer Rd. West
Auburn Hills, MI 48326

Davey Resource Group, Inc. (DRG) has conducted a review of the preliminary site plan submittal for the
proposed Station Flats multi-family residential development located on Wixom Road between 11 Mile Road
and Grand River Ave. (Parcel No. 22-17-101-032). The plan set prepared by Krieger Klatt Architects/ PEA

Groups (dated: 03/09/2023), proposes a single four story building with 160 units.

DRG reviewed the preliminary site plan set for conformance with the City of Novi’'s Woodland Protection
Ordinance, Chapter 37. Based on our review of the site plan, and the City of Novi Official Regulated
Woodlands Map (see Figure 1) - City regulated woodlands are present on the site. The woodlands will not be
impacted by development because they are located within an existing wetland/watercourse easement on the

east side of the property that will be protected.

Relzoéifrgratiﬁjgg% recommends approval of the Station Flats preliminary site plan contingent upon
ad i

fg Qa"r!d R&EQ ents.

The following Woodland Regulations apply to this site:

Woodland Regulation Required
Woodland Permit (Chapter 37, Section 37-26) YES
Tree Replacement (Chapter 37, Section 37-8) & Financial Guarantee (Chapter 26.5-5) NO
Tree Protection (Fence) (Chapter 37, Section 37-9) & Financial Guarantee (Chapter 26.5-5) YES
Woodland Conservation Easement (Chapter 37-30 (e)) Already In Place
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Woodland Impacts and Replacement Requirements

The Station Flats preliminary site plan does not propose disturbance or removal of any City of Novi Regulated
Woodlands or trees for construction of the residential building, associated utilities, and stormwater
infrastructure. A permanent conservation easement on the site, per the 2001 Consent Judgement, protects the
regulated woodlands and wetlands on the southern portion of the site.

While regulated woodland trees are protected — the plan proposes the removal of trees that were planted as
woodland replacements for the Novi Promenade development — the removal of these trees will require
replacement (see woodland comments).

Woodland Review Comments

1. A Woodland Use Permit is required to perform construction on any site containing regulated woodlands.
The proposed removal of the woodland replacement trees will require a permit. The permit for this site will
require Planning Commission approval.

2. Tree Inventory. As stated in the Landscape Review memo prepared by Rick Meader, City of Novi Landscape
Architect, the woodland replacement trees are required to be inventoried and shown on the plan and in
the regulated tree table. The plans and tree table should also indicate if a tree will be removed or preserved
and include associated tree protection fencing if preserved.

3. Woodland Replacements. Woodland replacement credits can be provided by:
a. Planting the woodland tree replacement credits on-site.
b. Payment to the City of Novi Tree Fund at a rate of $400/woodland replacement credit.

c. Combination of on-site tree planting and payment into the City of Novi Tree Fund
(5400/woodland replacement credit).

Revise plans to provide the number of woodland replacements that are required for the removal of the
previously planted woodland replacement trees and how the woodland replacement requirements will
be met.

4. Financial Guarantees & Maintenance Bonds. The following financial guarantees and maintenance bonds
may be required for this project — they will be determined after information outlined in comments 2 and
3 have been provided.
a. A woodland fence guarantee of $6,000 (55,000 x 120%) is required per Chapter 26.5-37. The financial
guarantee shall be paid prior to issuance of the City of Novi Woodland Use Permit.

b. Woodland Replacement Financial Guarantee of $400 per woodland replacement credit is required as
part of the Woodland Use Permit fees to ensure planting of the on-site Woodland Replacement tree
credits.

Based on inspection of the installed on-site Woodland Replacement trees, the Woodland Replacement
Financial Guarantee shall be returned to the Applicant. The Applicant is responsible for requesting this
inspection. Following acceptance of the planted woodland replacement trees, a 2-year performance

bond must be paid to ensure the continued health and survival of the replacement trees (comment 6).
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c. Tree Fund Payment. Payment into the City of Novi Tree Fund at $400 per woodland replacement

for any woodland replacements not planted on site. This payment is not refundable.

d. The applicant shall guarantee trees for two (2) growing seasons after installation and the City's

acceptance, per The City’s Performance Guarantees Ordinance. A two-year maintenance bond

in

the amount twenty-five (25) percent of the value of the trees but in no case less than one
thousand dollars ($1,000.00), shall be required to ensure the continued health of the trees

following acceptance (Chapter 26.5, Section 26.5-37).

Based on a successful inspection 2 years after installation of the on-site Woodland Replacement
trees, the Woodland Replacement Performance Guarantee shall be returned to the Applicant. The

Applicant is responsible for requesting this inspection.

Woodland Guarantee Inspection. If the woodland replacements, street trees or landscaping guarantee
period is scheduled to end during the period of time when inspections are not conducted (November
15th — April 15th) the Applicant is responsible for contacting the Bond Coordinator and
Woodland/Landscape Inspector in late summer/early fall prior to the 2 year expiration to schedule an
inspection. The Applicant is responsible for walking the entire site to confirm that all of the material has
survived and is healthy. If any material is missing, dead or dying, replacements should be made prior to
requesting the inspection. Once this occurs the Applicant should contact the Bond Coordinator to
schedule the inspection (Angie Sosnowski at asosnowski@cityofnovi.org / 248-347-0441) and complete
the inspection request form. If additional inspections are needed, then additional inspection fees will be
required to be paid by the applicant. Based upon a successful inspection for the 2 year warranty the
Landscape/Woodland/Street trees financial guarantee will be returned to the Applicant
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Figure 1. Station Flats Development Site

City of Novi Regulated Woodland Map
Bold red line = property boundary,
Green areas = City-regulated woodlands
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General Site Photos
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Figure 2. Novi Promenade Approved Woodland Mitiation Landscape Plan
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March 31, 2023

Christian Carroll

City Planner

Department of Community Development
City of Novi

45175 W. Ten Mile Road

Novi, Michigan 48375

RE: Station Flats; JSP23-02
Wetland Review of Preliminary Site Plan
MSG Project No. N1030143

Dear Mr. Carroll:

The Mannik & Smith Group, Inc. (MSG) completed a project site inspection on June 10, 2022 relative to the plan set
titted The Station Flats prepared by Kreiger Klatt Architects dated June 20, 2022 and stamped Received by the City
of Novi on June 23, 2022. The project site is located east of Wixom Road and south of Grand River Avenue, parcel
50-22-17-101-032, in Section 17 (Site). The 2022 plan set was compared to the plan set titled The Station Flats
prepared by Kreiger Klatt Architects dated March 9, 2023 and stamped Received by the City of Novi on March 13,
2023 (PSP). The PSP depicts construction of one multi-story multi-family building with associated paved parking,
landscaping, utilities, and other improvements.

Published Data

Upon review of published resources, the portion of the Site included in the Project appears to contain:

City-regulated wetlands, as identified on the City of Novi Wetlands interactive map website (Figure 1).

Wetlands that are regulated by the Michigan Department of Environment, Great Lakes, and Energy (EGLE).

Wetlands as identified on National Wetland Inventory (NWI) and Michigan Resource Inventory System (MIRIS)
maps, as identified on the EGLE Wetlands Viewer interactive map website (Figure 2). NWI and MIRIS
wetlands are identified through interpretation of topographic data and aerial photographs by the associated
governmental bodies.

Hydric (wetland) soil as mapped by the U.S. Department of Agriculture, Natural Resource Conservation
Service, as identified on the EGLE Wetlands Viewer interactive map website (Figure 2).

The Site also contains a conservation easement along the eastern edge of the proposed development area. The
conservation easement was established by agreement between the City of Novi and Novi Promenade Holdings, LLC
in November 2016. The 2.25-acre Novi conservation easement is bordered on its east side by a previously
established conservation area that extends beyond the Site boundaries. The conservation area may be regulated by
EGLE based on its size and its apparent interconnectedness with surface water bodies in the area.

MSG Wetland Boundary Verification

The PSP does not depict wetland(s) on the Site; rather it depicts the limits of the conservation easement, a “wetland
high water mark”, and a 25-foot sethack relative to the wetland high water mark. On June 10, 2022, MSG evaluated

TEGHNICAL SKILL.
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the conditions at the Site. MSG observed the Site is predominantly vacant, level land with an approximately 20
percent downward slope along the conservation easement boundary. The ground cover observed consisted of
herbaceous vegetation with young trees (generally 2- to 4-inch diameter) along the conservation easement boundary.
Wetland delineation markers were not observed at the Site. Selected inspection photographs are provided at the end
of this letter.

Proposed Impacts

The PSP does not depict proposed impacts to the regulated wetland area or the conservation easement, except as
follows:
e  Minor encroachment into the 25-foot sethack area (as identified in the PSP) is depicted on Sheets C-3.0.
The City of Novi regulates both wetlands and the associated 25-foot natural resources setback buffer. The
25-foot limit is measured as horizontal feet, regardless of grade change.

The City of Novi Site Plan and Development Manual states, “The boundary lines of any watercourses or wetlands on
property should be clearly flagged or staked and such flagging or staking shall remain in place throughout the
conduct of permit activity.” Since wetlands typically extend beyond the limits of open water, a high water mark is not
a recognized means of wetland delineation. Consequently, the 25-foot sethack depicted in the PSP, which is drawn
relative to the high water mark, is not considered a valid representation of the natural resources setback buffer. The
sethack buffer is to be measured from the defined wetland limits. MSG recommends the applicant retain a
qualified wetland consultant to delineate and record the wetland boundaries.

In addition, EGLE typically regulates wetlands within 500 feet of an inland lake, pond, stream, or river, and/or greater
than 5 acres in size. As noted above, the Site wetlands appear to meet one or both of these criteria so they are likely
regulated by EGLE. It is the applicant’s responsibility to confirm the need for a State permit for proposed wetland or
watercourse impact, if any. Of note, a Consent Judgement was established in 2001 that appears to indicate
wetlands associated with the Site are subject to EGLE regulation (the City of Novi provided only a partial, unsigned
copy of the Consent Judgement to MSG). It is recommended that this Consent Judgment be provided in its
entirety for the applicant’s review for applicability to Site development plans.

Permits and Regulatory Status

The majority of the PSP does not appear to depict encroachment into wetlands but does appear to depict
encroachment into the natural resources setback buffer. The limits of the natural resources setback buffer relative to
the delineated wetland boundary must be depicted on Site plans. The area(s) of encroachment into the natural
resources setback buffer and/or conservation easement must be depicted and quantified in square feet and/or acres
on Site plans. As noted above, wetland delineation flagging is to be maintained throughout the duration of the
project.

ltem Required/Not Required/Not Applicable
Wetland Permit (specify Non-Minor or Minor) Potentially required

Wetland Buffer Authorization Likely required

Wetland Mitigation Potentially required

EGLE Wetland Permit Likely required

Wetland Conservation Easement Potentially required

The Preliminary Site Plan is not approved for wetlands because:
Left Hmﬁ&dmpwr?éfs@e"neat?d’ e ,
o The natural resources setback buffer relative to the wetland limits is not depicted, and
e The area(s) of encroachment into the natural resources sethack buffer and/or conservation easement are
neither clearly depicted nor quantified.
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MSG requests the associated wetland delineation report be provided to the City of Novi for review with the revised
Site plans.

Please contact the undersigned if you have any questions regarding the matters addressed in this letter.

Sincerely,
The Mannik & Smith Group, Inc.

Keegan Mackin
Environmental Scientist

John A. Freeland, PhD, PWS
Senior Scientist

CC: Sarah Marchioni, City of Novi Project Coordinator
Barbara McBeth, City of Novi Planner
Lindsay Bell, City of Novi Planner
Madeleine Daniels, City of Novi Planner
Ben Peacock, City of Novi Planning Assistant
Rick Meader, City of Novi Landscape Architect
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FIGURES



Fiqure 1 City of Novi Regulated Wetland Map. Approximate tax parcel boundares are shown in red.
9 Regulated Wetland areas are shown in blue.
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Figure 2

| EGLE Wetlands Viewer Map. Approximate Site boundary is shown in red.

Mannik

AR IKS MR Group. com

TECHNICAL SKILL.

2365 Haggerty Road South, Canton, Michigan 48188
Tel: 734.397.3100 Fax: 734.397.3131

Station Flats; JSP23-02
Wetland Review of Preliminary Site Plan
MSG Project No. N1030143




SITE PHOTOGRAPHS



Photo 1: General view of the Site, facing southwest. 6/10/2022

Photo 2: General view of the Site with conservation easement area in background, facing southeast. 6/10/2022
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Photo 3: View of the downward slope from the project area to the conservation easement, facing south. Conservation easement signage is in
left foreground. 6/10/2022

Photo 4: Close view of downed conservation easement signage. 6/10/2022
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Photo 5: View of detention pond in southern area of the Site, facing south. 6/10/2022
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TRAFFIC REVIEW




A=COM
27777 Franklin Road
Southfield
Ml, 48034
USA
aecom.com

Project name:
JSP23-02 — Station Flats Preliminary Site Plan
Traffic Review

To: From:
Barbara McBeth, AICP AECOM

City of Novi

45175 10 Mile Road Date:

Novi, Michigan 48375 March 31, 2023
CC:

Lindsay Bell, Christian Carroll, Humna Anjum, Ben
Peacock, Diana Shanahan

Memo

Subject: JSP23-02 - Station Flats Preliminary Site Plan Traffic Review

Tﬁ’“b"?ﬁ' [:BrnNPB‘r 6i§§he level of detail provided and AECOM recommends denial for the applicant to
until the followi

move forwar owing comments are addressed to the satisfaction of the City.

GENERAL COMMENTS

1. The applicant, Novi Promenade Holdings, LLC, is proposing a 1-building, 160 unit apartment complex.
2. The development is located on the east side of Wixom Road, between Grand River Avenue and 11 Mile Road. Wixom
Road is under the jurisdiction of the City of Novi.
The site is zoned I-1 (Light Industrial). The applicant is requesting a rezoning to RM-2 (Low Density Multiple-Family).
4. The following traffic related deviations have been requested by the applicant:

a. Minimum distance for off-street parking.

b. Pedestrian sidewalk on only one side of the drive.

c. Parking located closer than 25’ from dwelling structure that contains openings.

d. Reduced number of parking spaces.
5. The following traffic related deviations have not been requested by the applicant but will be required to proceed if

changes to the plans are not made:
a. Reduced maneuvering aisle (22’ and 23’).
b. Perpendicular parking on a major drive.

TRAFFIC IMPACTS

1. AECOM performed an initial trip generation based on the ITE Trip Generation Manual, 11" Edition, as follows.

w

ITE Code: 221 — Multifamily Housing (Mid-Rise)
Development-specific Quantity: 160 Dwelling Units
Zoning Change: I-1 to RM-2

. . . . Estimated Peak-  City of Novi Above
LA IS T8 R Direction Trips Threshold Threshold?
AM Peak-Hour Trips 59 45 100 No
PM Peak-Hour Trips 63 38 100 No
Daily (One-Directional) Trips 717 N/A 750 No
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2. The City of Novi generally requires a traffic impact study/statement if the number of trips generated by the proposed
development exceeds the City’s threshold of more than 750 trips per day or 100 trips per either the AM or PM peak
hour, or if the project meets other specified criteria.

Trip Impact Study Recommendation

Type of Study: Justification
Previous land use exceeded threshold. Current land use is within 10% of
TIA threshold, indicating a TIA. A full TIS was submitted and is reviewed in a
separate letter.
RTS Applicant is proposing rezoning the parcel.

TRAFFIC REVIEW

The following table identifies the aspects of the plan that were reviewed. Iltems marked O are listed in the City’s
Code of Ordinances. Items marked with ZO are listed in the City’s Zoning Ordinance. Items marked with ADA are
listed in the Americans with Disabilities Act. Items marked with MMUTCD are listed in the Michigan Manual on
Uniform Traffic Control Devices.

The values in the ‘Compliance’ column read as ‘met’ for plan provision meeting the standard it refers to, ‘not met’
stands for provision not meeting the standard and ‘inconclusive’ indicates applicant to provide data or information
for review and ‘NA’ stands for not applicable for subject Project. The ‘remarks’ column covers any comments
reviewer has and/or ‘requested/required variance’ and ‘potential variance’. A potential variance indicates a
variance that will be required if modifications are not made or further information provided to show compliance
with the standards and ordinances. The applicant should put effort into complying with the standards; the variances
should be the last resort after all avenues for complying have been exhausted. Indication of a potential variance
does not imply support unless explicitly stated.

EXTERNAL SITE ACCESS AND OPERATIONS

No. Item Proposed Compliance Remarks
1 Driveway Radii | O Figure 1X.3 - N/A No changes proposed.
2 Driveway Width | O Figure IX.3 - N/A No changes proposed.
3 Driveway Taper | O Figure 1X.11 - N/A
3a Taper length | - N/A
3b Tangent - N/A No changes proposed.
4 Emergency Access | O 11-194.a.19 - N/A No changes proposed.
5 Driveway sight distance | O Figure - N/A Does not directly access
VII-E City road.
6 Driveway spacing
6a Same-side | O 11.216.d.1.d - N/A Does not directly access
City road.
6b Opposite side | 0 11.216.d.1.e | - N/A Does not directly access
City road.
7 External coordination (Road agency) - N/A
8 External Sidewalk | Master Plan & 5 Met
EDM
9 Sidewalk Ramps | EDM 7.4 & R-28-J Indicated Met Provide detail in future
submittals.

10 | Any Other Comments:

AECOM
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https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_IX11.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTVIIISTROGERI-WRE_S11-194DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/getStandardPlanDocument.htm?docGuid=29b3fb1f-35e2-4c63-b485-a3490f70678f

Memo

INTERNAL SITE OPERATIONS

No. Item Proposed

11 | Loading zone | ZO 5.4 -

12 | Trash receptacle | ZO 5.4.4 Indicated in NE
corner

Turning
movements
provided, not
accurate for north
end of main
section.

14 | Maneuvering Lane | ZO 5.3.2 22

13 | Emergency Vehicle Access

15 Endislands | ZO 5.3.12

15a Adjacent to a travel way = Not dimensioned,
appear to be
same length as
space.

15b Internal to parking bays 3’ shorter

16 | Parking spaces | ZO 5.2.12

17 | Adjacent parking spaces | ZO <=15 spaces

5.5.3.C.ii.i
18 | Parking space length | ZO 5.3.2 17" with 2’ clear

overhang and 19’

19 | Parking space Width | ZO 5.3.2 9
20 | Parking space front curb height | 4"
Z05.3.2

21  Accessible parking — number | ADA 8

22 | Accessible parking — size | ADA 8’ spaces with 5’
aisles and 8’
aisles (for van
accessible)
23  Number of Van-accessible space | 3

ADA
24 | Bicycle parking

AECOM

Compliance
N/A
Met

Inconclusive

Not Met

Inconclusive

Met

Met
Met

Met
Met

Met

Met

Met

Remarks

Provide accurate turning
movements in revised
submittal.

22’ aisles are not
permitted, aisle should
be increased to 24'.
Waiver would be
required if not revised.

Provide dimensions for
end islands relative to
adjacent parking space.

Applicant can increase
length of internal islands
to match adjacent spaces.

Spaces are not evenly
distributed amongst the
assumed entrances of the
building. As elevators are
provided at the north and
south ends of the building,
accessible spaces could
be provided at both ends.
Not all accessible
spaces have signage
indicated, include in
future submittals.

3/5


https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://ada-compliance.com/ada-compliance/502-parking-spaces
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces

Memo

INTERNAL SITE OPERATIONS

No. Item
24a

24b

Requirement | ZO 5.16.1

Location | ZO 5.16.1

24c  Clear path from Street | ZO 5.16.1

24d
24e

Height of rack | ZO 5.16.5.B

Other (Covered / Layout) | ZO

5.16.1

25 | Sidewalk — min 5’ wide | Master

Plan

26 | Sidewalk ramps | EDM 7.4 & R-28-

J

27 | Sidewalk — distance back of curb |
EDM 7.4

28 | Cul-De-Sac | O Figure VIII-F

29 | EyeBrow | O Figure VIII-G

30 | Major Drive | ZO 5.10

31 | Any Other Comments:

SIGNING AND STRIPING

No. Item

32  Signing: Sizes | MMUTCD

33 | Signing table: quantities and sizes

34  Signs 12" x 18" or smaller in size shall be

Proposed

3 locations
indicated with 8

spaces at each. 8

spaces indicated
in indoor storage
room.

3 locations

5’ clear path

31

Layout for 8
parallel spaces
provided, not

provided for other
two

configurations or
indoor

5, 7" with 2’
overhang at
parking
Indicated at
entrance

No Offset

N/A
N/A

Perpendicular
parking on major
drive

Proposed

Not included

Not included

mounted on a galvanized 2 Ib. U-channel
post | MMUTCD

AECOM

Not included

Compliance
Met

Inconclusive

Not Met

Met
Inconclusive

Met

Met

Met

Not Met

Compliance

Not Met

Not Met

Not Met

Remarks

Applicant should provide
detail of indoor storage
area. Current indicator
states 8 spaces minimum
to be provided indoors but
no dimensions or facilities
are detailed.

Indicate building
entrances to confirm
compliance. The southern
most set of 8 spaces
appears to be greater than
150’ from the nearest
building entrance.

8’ sidewalk required with
2’ clear overhang for a 6’
clear path, 7’ provided.

Layout provided for 1 of 4
setups. Include in future
submittals.

Provide detail in future
submittals.
Sidewalk abuts parking.

Perpendicular parking is
currently proposed on the
major drive encircling the
building. Waiver is
required for parking on a
major drive.

Remarks

Include for any proposed
signs.

Include for any proposed
signs.
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https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/getStandardPlanDocument.htm?docGuid=29b3fb1f-35e2-4c63-b485-a3490f70678f
https://mdotjboss.state.mi.us/stdplan/getStandardPlanDocument.htm?docGuid=29b3fb1f-35e2-4c63-b485-a3490f70678f
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_F.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_G.png
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
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SIGNING AND STRIPING

No.
35

36

37

38

39

40
41

42
43

ltem

Signs greater than 12” x 18” shall be
mounted on a galvanized 3 Ib. or greater
U-channel post | MMUTCD

Sign bottom height of 7’ from final grade |
MMUTCD

Signing shall be placed 2’ from the face
of the curb or edge of the nearest
sidewalk to the near edge of the sign |
MMUTCD

FHWA Standard Alphabet series used for
all sign language | MMUTCD
High-Intensity Prismatic (HIP) sheeting to
meet FHWA retro-reflectivity | MMUTCD
Parking space striping notes

The international symbol for accessibility
pavement markings | ADA

Crosswalk pavement marking detail

Any Other Comments:

Proposed
Not included

Included
Detail
included from
face of curb
Not included
Not included

Included
Not included

Included

Compliance
Not Met
Met

Partially Met

Not Met
Not Met

Met
Not Met

Met

Remarks

Shown on sign details.

Provide detail in future
submittals.

Ensure all proposed signs are labeled on the site plan,
there is no “Do Not Enter” sign labeled but is shown in
the sign legend. The applicant could add a “ Stop” sign
at the northwest parking lot exit.

Note: Hyperlinks to the standards and Ordinances are for reference purposes only, the applicant and City of Novi
to ensure referring to the latest standards and Ordinances in its entirety.

Should the City or applicant have questions regarding this review, they should contact AECOM for further clarification.

Sincerely,

AECOM

otivin & e

AECOM

Patricia Thompson, PE
Traffic Engineer

Paula K. Johnson, PE
Senior Transportation Engineer

Saumil Shah, PMP
Project Manager
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https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
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Project name:
JSP23-02 — Station Flats Traffic Impact Study

Review
To: From:
Barbara McBeth, AICP AECOM
City of Novi
45175 10 Mile Road Date:
Novi, Michigan 48375 February 8, 2023
CC:

Lindsay Bell, Christian Carroll, Humna Anjum, Ben
Peacock, Diana Shanahan

Memo

Subject: JSP23-02 — Station Flats Traffic Impact Study Review

Thel_@ﬂ: ibck}ﬁ'@yon rp'dngBgelevel of detail provided and AECOM recommends approval for the applicant to
ress

move forward until they have ad

ed the comments provided below.

GENERAL COMMENTS

1.

The following sections will go section through section of the report.

INTRODUCTION

1.

The intersections identified as in the study area are as follows:

a. Wixom Road and Grand River Avenue (signalized).

b. Wixom Road and Catholic Central High School (CCHS)/Novi Promenade (signalized).

c. Wixom Road and North Driveway (existing unsignalized driveway along north face of Target).

d. Wixom Road and South Driveway (existing unsignalized driveway along south face of Target).
Volumes and turning movement counts were collected on Thursday, May 5, 2022 at the intersections listed above
for a total of 4 hours, 7 am to 9 am and 4 pm to 6 pm.
The preparer reviewed pre-pandemic volume counts and determined that there was no compelling evidence to
apply a correction factor.

EXISTING CONDITIONS ANALYSIS

The preparer conducted a HCM Synchro analysis for AM and PM peaks for the 4 intersections.
The following approaches operate at LOS E during the AM and/or PM peak periods:

a. NB Wixom Road at Wixom and Grand River (AM)

b. SB Wixom Road at Wixom and Grand River (PM)

c. EB Catholic Central High School at Wixom and CCHS/Novi Promenade (AM and PM)

d. WB Novi Promenade at Wixom and CCHS/Novi Promenade (AM and PM)
The preparer proposed timing optimization at Wixom and Grand River and both timing optimization and lane
realignment at the Wixom and CCHS/Novi Promenade intersection to allow for right turns to overlap with the
corresponding left turns.

a. Atype confusing northbound-lane and northbound-left is present in this section of the report.
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b. This proposal would increase delay on northbound Wixom Road in both the AM and PM peaks, however
total intersection delay would decrease by approximately 4 seconds in both instances. However, NB
Wixom Road would change from LOS D to LOS E for the PM peak.

c. The preparer notes that both these intersections are part of the County’s adaptive traffic system, SCATS.

BACKGROUND CONDITIONS ANALYSIS

1. The following projects were included in background conditions for this project:
a. Walbridge Industrial Park Development (Built and Unoccupied)
b. Township Warehouse (Under Construction)
c. Township Manufacturing Facility (Not Built)
d. South Hill Business Park West Phase 1
2. The preparer indicated the trips for these would be distributed according to the existing traffic patterns of the area,
as the study area was outside the study areas for the respective developments.
3. Agrowth rate of 0.5% per year was applied to grow volumes to 2024.
a. Agrowth rate of 4 to 7% per year was indicated from SEMCOG data for 2016 to 2019.
b. The preparer indicated the SEMCOG community profile for the city indicated growth of 0.05-0.1% per year
from 2020 to 2045.
c. The preparer indicates a growth rate of 0.5% was assumed based on anticipated population growth in the
City and historical data.
4. When the background conditions volumes are applied to the Synchro model, 50% or more of the approaches
operate at LOS E or F for the signalized intersections.
a. The preparer notes that at 3 of the LOS E approaches and 1 LOS F approach, actuated signals would
decrease delay in practice.

SITE TRAFFIC CHARACTERISTICS

1. The preparer has accurately indicated the proposed development’s trip generation counts.
2. The trip distribution was based on the existing volumes on Wixom and Grand River.
a. Trip distribution shows both driveways for the site being utilized equally, which is unlikely to occur. Vehicles
heading north would utilize the north driveway and vehicles heading south would utilize the south driveway.
If other revisions are required, this could be corrected.

FUTURE CONDITIONS ANALYSIS

1. Turn lane warrants were done for the three possible site driveways.
a. According to Figure 1X.10, neither a right turn taper nor a turn lane is warranted.

2. Future conditions with the site traffic were examined in Synchro.
a. At Wixom and Grand River, 50% of approaches during AM peak and PM peak operate at LOS E or F.
b. At Wixom and CCHS/Novi Promenade, the two sidestreets operate at LOS E during both AM and PM

peak.
3. The preparer modeled timing optimization at Wixom and Grand River, which would reduce total delays to 1
approach with LOS E during AM peak and 2 approaches with LOS E during PM peak.

FINDINGS AND RECOMMENDATIONS

1. The preparer concludes that the development should not result in any significant impact on the road network with
SCATS is in effect.
2. Driveway storage length is expected to be able to absorb the increased traffic without incident.

AECOM
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Memo

CONCLUSIONS

1. The preparer could correct the minor typos, however, all Synchro values are accurate in the report text, in that they
agree with the appendix reports.

2. The preparer indicates that the improvement scenarios were to demonstrate capacity exists at the intersections for
SCATS to make use of with adaptive controls.

Should the City or applicant have questions regarding this review, they should contact AECOM for further clarification.
Sincerely,

AECOM
Jfia # e
Patricia Thompson, PE Saumil Shah, PMP
Traffic Engineer Project Manager
AECOM
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FACADE REVIEW




March 17, 2022 FERLRRIGRK. LT RYlpose

Section 9 Waiver recommended

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

Re: FACADE ORDINANCE - Station Flats, JSP23-02
Facade Region: 1, Zoning District: I-1

Dear Ms. McBeth;

This review is based on the drawings prepared by Krieger Klatt Architects, dated
1/13/23. Material percentages that are in non-compliance with the Facade
Ordinance, if any, are indicated in bold in the chart below. The sample board
required by Section 5.15.4.D was provided in the form of photographs on sheet

A.202.

West | North Squth East Ordinance Maximum
(Front) | (Left) | (Right)| (Rear) (Minimum)
Brick (Glen Gery, Ebonite, Smooth) 37% 33% 37% 32% 100% (30% Min.)
Stone (Shouldice Cast Stone) 11% 24% 17% 10% 50%
Flat Metal (Knotwood, Faux Wood) 14% 11% 12% 21% 50%
Cement Fiber Lap Siding (James Hardie) 25% 20% 25% 23% 0%
Metal Panels (Pac-Clad) 13% 12% 9% 14% 50%

Recommendation — Cement Fober Lap Siding is considered Wood Siding with
respect to the Facade Ordinance (Footnote 13). As shown above, the percentage of
this material exceeds the maximum amount allowed by the Ordinance. The
Ordinance allows an increased amount (50%) of this material if the building is
located in a Residential Zoning District and its use is consistent with residential style
architecture. In this case the building does not meet these conditions. A Section 9
Waiver would be required for this deviation. In this case the extent of deviation
exceeds what would qualify for a Waiver. It is recommended that the applicant
consider changing the Lap Siding to a Patterned / Textured Siding as described in
Footnote 15 of the Ordinance, which is allowed up to 25%.
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General Notes:

1. It should be noted that all roof top equipment must be screened from view from all
vantage points both on-site and off-site using materials in compliance with the Fagade
Ordinance.

2. The dumpster enclosure must meet the Facade Ordinance; typically Brick to match the
primary building.

3. Inspections — The Fagade Ordinance requires inspection(s) for all projects. The applicant
should request inspection of the brick and awning color prior to installation. It is the
applicant’s responsibility to request the inspection at the appropriate time (before
installation). Inspections may be requested using the Novi Building Department’s Online
Inspection Portal with the following link. Please click on “Click here to Request an

Inspection” under “Contractors”, then click “Facade”.
http://www.cityofnovi.org/ServicessCommDev/OnlinelnspectionPortal.asp.

Sincerely,
DRN & Architects PC

Douglas R. Necci, AIA
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CITY COUNCIL

Mayor
Bob Gatt

Mayor Pro Tem
Dave Staudt

Laura Marie Casey

Hugh Crawford

Justin Fischer

Brian Smith

Ericka Thomas

Interim Clty Manager
Victor Cardenas

Director of Public Safety
Chief of Police

Erick W. Zinser

Flre Chlef
Jeffery R. Johnson

Asslstant Chlef of Police
Scott R. Baetens

Assistant Fire Chief
John B. Martin

Novi Public Safety Administration
45125 Ten Mile Road

Novi, Michigan 48375
248.348.7100

248.347.0590 fax

cityofnovi.org

May 17, 2023

TO: Barbara McBeth - City Planner
Lindsay Bell - Plan Review Center
Christian Carroll - Plan Review Center
Ben Peacock - Plan Review Center
Diana Shanahan - Planning Assistant

RE: Station Flats

PSP# 23-0004
PreApp# 23-0002

Project Description:
Build a 45,825 Sq. Ft. Multi-tenant Structure off Wixom Rd south of Grand
River

Comments:

e All fire hydrants MUST be installed and operational prior to
any combustible material is brought on site. IFC 2015 3312.1

¢ For new buildings and existing buildings, you MUST comply
with the International Fire Code Section 510 for Emergency
Radio Coverage. This shall be completed by the time the
final inspection of the fire alarm and fire suppression
permits.

e Corrected 3/27/23 KSP- Fire lanes will be designated by the
Fire Chief or his designee when it is deemed necessary and
shall comply with the Fire Prevention Ordinances adopted
by the City of Novi. The location of all “fire lane - no
parking” signs are to be shown on the site plans. (Fire
Prevention Ord.)

e Corrected 3/27/23 KSP- An unobstructed outside turning
radius of 50 feet minimum and an inside turning radius of 30
feet maximum are to be provided at intersections of
private or public roadways and cul-de-sacs. (International
Fire Code 503.2.4) (South entrance from Target).

¢ The ability to serve at least two thousand (2,000) gallons per
minute in single-family detached residential; three
thousand (3,000) gallons per school areas; and at least four
thousand (4,000) gallons per minute in office, industrial and
shopping centers is essential. (D.C.S. Sec.11-68(a))

¢ Hydrants shall be spaced approximately three hundred
(300) feet apart online in commercial, industrial, and
multiple-residential areas. In cases where the buildings
within developments are fully fire suppressed, hydrants shall
be no more than five hundred (500) feet apart. The spacing
of hydrants around commercial and/or industrial
developments shall be considered as individual cases
where special circumstances exist upon consultation with
the fire chief. (D.C.S. Sec. 11-68 (f)(1)c)




Sincerely,

Fire hydrant spacing shall be measured as “hose laying
distance” from fire apparatus. Hose laying distance is the
distance the fire apparatus travels along improved access
routes between hydrants or from a hydrant to a structure.
Fire department connections shall be located on the street
side of buildings, fully visible and recognizable from the
street or nearest point of fire department vehicle access or
as otherwise approved by the code official. (International
Fire Code 912.2.1)

Proximity to hydrant: In any building or structure required to
be equipped with a fire department connection, the
connection shall be located within one hundred (100) feet
of a fire hydrant. (Fire Prevention Ord. Sec. 15-17 912.2.3)
Corrected 3/27/23 KSP- A hazardous chemical survey is
required to be submitted to the Planning & Community
Development Department for distribution to the Fire
Department at the time any Preliminary Site Plan is
submitted for review and approval. Definitions of chemical
types can be obtained from the Fire Department at (248)
735-5674.

Water main sizes shall be put on the plans for review.

Water mains greater than 25°, shall be at least 8” in
diameter. Shall not on plans for review. (D.S.C. 11-
68(C)(1)(c)

refbblanicen:purpose

Approved with Conditions

Kevin S. Pierce-Fire Marshal
City of Novi - Fire Dept.

CC:

file



APPLICANT RESPONSE LETTER




May 04, 2023
Project No.: 21-0449

Mr. Christian Carroll, Planner

City of Novi Community Development

45175 West Ten Mile Road

Novi, Michigan 48375

RE: Station Flats JSP23-02

Dear Mr. Carroll:

Our office is in receipt of the review comments from the various City Departments and Consultants for the
subject development. The site plan documents have been revised based upon the comments received,
please note the following regarding the revisions:

Planning Department (Review Concerns):

Buffering and Setbacks:

The plans have been revised to add additional landscaping along the north property line a provide
additional buffering. Please note that there are existing utilities (storm sewer and water main) in this area
that affect the location of the landscaping.

Conflicts with Easements:

Any existing easements of record have been added to the revised plans.

Site Plan Consistency:

Sheet C-3.0 has been revised to state the requirements for the RM-2 standards. The net site area
calculations have been revised to reflect the elimination of the existing wetland area.

Open Space Area:

The usable open space area has been revised.

Yard Setback Restrictions:

The requested calculation has been added to the revised plans.



21-0449
Station Flats, Novi, Michigan

Maneuvering Lane:

May 4, 2023
Page 2

We are requesting a deviation for the reduction in the width of the drive aisle from 24’ to 22’ in two areas of

the site.
End Islands:
The landscape islands have been revised to provide for the minimum area.

Bicycle Parking:

Please refer to the architectural plan for interior bike parking.

Major Drive:

We are requesting a deviation to have perpendicular parking on a major drive.

Rooftop Unit Screening:

Please refer to architectural plan for details of the rooftop screening.

Planning Department (Ordinance Deviations):

Parking Setbacks:

We are requesting a deviation for the 20’ parking setback.

Off-Street Parking or Related Drives:

We are requesting a deviation for the 20’ parking setback.

Pedestrian Connectivity:

As we discussed during our meeting, due to the limited area available along the access drive to Wixom

Road, the installation of any pedestrian connection is not possible.

Number of Parking Spaces:

For this project we are requesting a deviation for the number of parking spaces.

Engineering Review:

The revised plans have address items 1-3 of the review letter. Please note that per the plans provided for
the Novi Promenade project the existing storm water detention basin was sized to handle the proposed
development for a 100-year rainfall event. Therefore, no additional storm water management will be
required for the proposed development. The storm water system has an existing oil/gas sediment
chamber at the point of discharge into the detention basin. This structure appears to provide pre-treatment

of storm water prior to discharge.

Landscape Review:

A tree survey has been completed and is included in the submittal set.
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As possible an evergreen hedge has been added along the northerly property line.

The number of lindens used has been reduced.

As possible additional landscape has been added along the east side of the development.
The landscape islands have been revised to permit the planting of additional trees.

Woodland Review:

A tree survey has been completed and is included in the submittal set.

Wetland Review

The existing wetland limits were flagged by our office and are depicted on the revised plans.
A plan sheet has been added to the revised plan set depicting the impacts of the 25’ wetland buffer. There
are wetland impacts required for this project.

Traffic Review:

We are requesting deviations for the following:

Minimum distance for off-street parking.

Pedestrian Sidewalk on one side of the drive.

Parking located closer than 25’ from the dwelling structure.
Reduction in the number of parking spaces.

Reduction in the width of the maneuvering aisles.
Perpendicular parking on a major drive.

We have added additional dimensions to the plan to confirm the 8’ sidewalk clearance adjacent to bike
racks.

Fire Department:

Comments noted.
If you should have any questions, please feel free to contact this office.
Sincerely,

PEA Group

James P. Butler, PE
Principal/Project Executive





