PLANNING COMMISSION

AGENDA
CITY OF NOVI
Regular Meeting
November 13, 2019 7:00 PM
Council Chambers | Novi Civic Center
45175 W. Ten Mile (248) 347-0475

COMMISSION MEMBERS: Anthony, Avdoulos, Ferrell, Gronachan, Lynch, Maday, Pehrson

The Planning Commission wishes to advise the general public that all remarks shall be limited to
three minutes per person during both the Public Hearing and Audience Participation portions of
the meeting. Petitioners’ presentations shall be limited to ten minutes.

No person, other than a Commission member, shall address an issue for public hearing following
the closing of that public hearing by the Chairperson (except during Audience Participation).

The above participation policy is outlined in Sections 3.4 and 3.8 of the Planning Commission By-
Laws and Rules of Procedure.

CALL TO ORDER

ROLL CALL

PLEDGE OF ALLEGIANCE

APPROVAL OF AGENDA

AUDIENCE PARTICIPATION

CORRESPONDENCE

COMMITTEE REPORTS

CITY PLANNER REPORT

CONSENT AGENDA - REMOVALS AND APPROVALS

PUBLIC HEARINGS

1. KEFORD COLLISION AND TOWING JSP 18-31 DETAILS
Public hearing at the request of Keford Collision & Towing for Planning Commission’s
approval of the Preliminary site plan, Wetland permit, and Storm water management plan.
The subject property is currently zoned I-2 (General Industrial) with an associated Planned
Rezoning Overlay (PRO) Agreement. The subject property is approximately 7.61acres and is
located on the south side of Grand River Avenue between Taft Road and Novi Road in
Section 15. The applicant proposes to use the existing building for an auto body collision
repair shop along with an accessory use of car rental services and to install an enclosed
storage yard in the rear yard for towed vehicles of up to 160 spaces.

MATTERS FOR CONSIDERATION

1. APPROVAL OF THE OCTOBER 30, 2019 PLANNING COMMISSION MINUTES. DETAILS




CONSENT AGENDA REMOVALS FOR COMMISSION ACTION

SUPPLEMENTAL ISSUES

AUDIENCE PARTICIPATION

ADJOURNMENT

SCHEDULED AND ANTICIPATED MEETINGS

TUES 11/19/19 ZONING BOARD OF APPEALS 7:00 PM
MON 11/25/19 CITY COUNCIL MEETING 7:00 PM
MON 12/09/19 CITY COUNCIL MEETING 7:00 PM
TUES 12/10/19 ZONING BOARD OF APPEALS 7:00 PM
WED 12/11/19 PLANNING COMMISSION 7:00 PM
MON 12/16/19 CITY COUNCIL MEETING 7:00 PM
MON 01/06/20 CITY COUNCIL MEETING 7:00 PM
TUES 01/14/20 ZONING BOARD OF APPEALS 7:00 PM
WED 01/15/20 PLANNING COMMISSION 7:00 PM

NOTICE: Full plan sets available to view at the Community Development Department.

People with disabilities needing accommodations for effective participation in this meeting should
contact the City Clerk at 248.347.0456 at least seven business days in advance of the meeting. An
attempt will be made to make reasonable accommodations.



KEFORD COLLISION AND TOWING
JSP 18-31

KEFORD COLLISION AND TOWING JSP 18-31

Public hearing at the request of Keford Collision & Towing for Planning Commission’s
approval of the Preliminary site plan, Wetland permit, and Storm water management
plan. The subject property is currently zoned -2 (General Industrial) with an associated
Planned Rezoning Overlay (PRO) Agreement. The subject property is approximately
7.61acres and is located on the south side of Grand River Avenue between Taft Road
and Novi Road in Section 15. The applicant proposes to use the existing building for an
auto body collision repair shop along with an accessory use of car rental services and
to install an enclosed storage yard in the rear yard for fowed vehicles of up to 160
spaces.

REQUIRED ACTION
Approve/deny the Preliminary Site Plan, Phasing Plan, Wetland Permit, and Stormwater
Management Plan.

REVIEW RESULT COMMENTS

¢ A Planning Commission approval is required
for any proposed use for the smaller

10-07-19 building, when the use is determined.

ltems to be addressed on the Final Site Plan

submittal.

Approval

Plannin
9 recommended

Approval 10-10-19 ltems to be addressed on the Final Site Plan

Engineening | ecommended submittal.

Approval 9-30-19 ltems to be addressed on the Final Site Plan

Landscaping | o commended submiftal.

Approval 10-07-19 ltems to be addressed on the final site plan

Wetlands recommended submiftal.

20 feet clear fire land should be maintained
Approval 10-09-19 within outside storage yard.

recommended ltfems to be addressed on the Final Site Plan
submittal.

Approval

10-17-19 No additional comments
recommended

Approval ltfems to be addressed on the Final Site Plan
09-24-19 .
recommended submittal.




MOTION SHEET

Approval — Preliminary Site Plan
In the matter of Keford Collision and Towing JSP 18-31, motion to approve the_Preliminary
Site Plan based on and subject to the following:

a. The applicant shall include the revised demarcation plan sent via email
dated 10-31-19 as part of the final site plan submittal, fo maintain a clear fire
lane in the outside storage yard area;

The site plan shall be subject to conditions of the Keford Collision and Towing
Planned Rezoning Overlay agreement;

The findings of compliance with Ordinance standards in the staff and
consultant review letters, and the conditions and items listed in those letters,
as well as all of the terms and conditions of the PRO Agreement as approved,
with these items being addressed on the Final Site Plan; and

d. (additional conditions here if any)

(This motion is made because the plan is otherwise in compliance with Article 3, Article 4
and Article 5 of the Zoning Ordinance and all other applicable provisions of the
Ordinance.)

-AND-
Approval - Wetland Permit

In the matter of In the matter of Keford Collision and Towing JSP 18-31, motion to approve
the Wetland Permit based on and subject to the following:

a. The findings of compliance with Ordinance standards in the staff and
consultant review letters, and the conditions and items listed in those letters
being addressed on the Final Site Plan; and

b. (additional conditions here if any)

(This motion is made because the plan is otherwise in compliance with Chapter 12,
Article V of the Code of Ordinances and all other applicable provisions of the
Ordinance.)

-AND-

Approval — Stormwater Management Plan
In the matter of In the matter of Keford Collision and Towing JSP 18-31, motion to approve
the Stormwater Management Plan, based on and subject to:

The findings of compliance with Ordinance standards in the staff and consultant
review letters, and the conditions and items listed in those letters being addressed
on the Final Site Plan; and
b. (additional conditions here if any)
(This motion is made because it otherwise in compliance with Chapter 11 of the Code of
Ordinances and all other applicable provisions of the Ordinance.)

_OR_
Denial — Preliminary Site Plan

In the matter of In the matter of Keford Collision and Towing JSP 18-31, motion to deny
the Preliminary Site Plan... (because the plan is not in compliance with Article 3, Article 4




and Article 5 of the Zoning Ordinance and all other applicable provisions of the
Ordinance.)

-AND-

Denial- Wetland Permit

In the matter of Keford Collision and Towing JSP 18-31, mofion to deny the Wetland
Permit... (because the plan is not in compliance with Chapter 12, Article V of the Code
of Ordinances and all other applicable provisions of the Ordinance.)

-AND-

Denial — Stormwater Management Plan

In the matter of Keford Collision and Towing JSP 18-31, motion to deny the Stormwater
Management Plan... (because the plan is not in compliance with Chapter 11 of the
Code of Ordinances and all other applicable provisions of the Ordinance.)




MAPS
Location
Zoning
Future Land Use
Natural Features




JSP 18-31 KEFORD COLLISION AND TOWING

Location

LEGEND

L“_}Secﬁons

City of Novi
Dept. of Community Development
City Hall / Civic Center
45175 W Ten Mile Rd
Novi, Ml 48375
cityofnovi.org

Map Author: Sri Komaragiri
Date:10/25/19
Version #: 1

140 210

1inch = 164 feet

MAP INTERPRETATION NOTICE

Map information depicted is not intended to replace or substitute for
any official or primary source. This map was intended to meet
National Map Accuracy Standards and use the most recent,
accurate sources available to the people of the City of Novi.
Boundary measurements and area calculations are approximate
and should not be construed as survey measurements performed by
a licensed Michigan Surveyor as defined in Michigan Public Act 132
of 1970 as amended. Please contact the City GIS Manager to
confirm source and accuracy information related to this map.




JSP 18-31 KEFORD COLLISION AND TOWING

LEGEND

Zoning Overlay

Overlay Name

[\ Exposition (EXO)

Planned Rezoning (PRO)

[ ]R-A:Residential Acreage
[_]R-1: One-Family Residential District
[ | R-2: One-Family Residential

|:| R-4: One-Family Residential District
B EXO: OST District with EXO Overlay
[ -1: Light Industrial District

Il 1-2: General Industrial District

Il OsT: Office Service Technology

NN

City of Novi
Dept. of Community Development
City Hall / Civic Center
45175 W Ten Mile Rd
Novi, Ml 48375
cityofnovi.org

Map Author: Sri Komaragiri
Date:10/25/19
Version #: 1

140 210

1inch = 164 feet

MAP INTERPRETATION NOTICE

Map information depicted is not intended to replace or substitute for
any official or primary source. This map was intended to meet
National Map Accuracy Standards and use the most recent,
accurate sources available to the people of the City of Novi.
Boundary measurements and area calculations are approximate
and should not be construed as survey measurements performed by
a licensed Michigan Surveyor as defined in Michigan Public Act 132
of 1970 as amended. Please contact the City GIS Manager to
confirm source and accuracy information related to this map.




JSP 18-31 KEFORD COLLISION AND TOWING

Future Landuse

72 with'al PRO)

LEGEND

FUTURE LAND USE

| |Single Family

I Office RD Tech

I industrial RD Tech
Regional Commercial
| | Educational Facility

| | Private Park

City of Novi
Dept. of Community Development
City Hall / Civic Center
45175 W Ten Mile Rd
Novi, Ml 48375
cityofnovi.org

Map Author: Sri Komaragiri
Date:10/25/19
Version #: 1

140 210 6
[ e —eess—

1inch = 164 feet

MAP INTERPRETATION NOTICE

Map information depicted is not intended to replace or substitute for
any official or primary source. This map was intended to meet
National Map Accuracy Standards and use the most recent,
accurate sources available to the people of the City of Novi.
Boundary measurements and area calculations are approximate
and should not be construed as survey measurements performed by
a licensed Michigan Surveyor as defined in Michigan Public Act 132
of 1970 as amended. Please contact the City GIS Manager to
confirm source and accuracy information related to this map.




JSP 18-31 KEFORD COLLISION AND TOWING

Natural Features

LEGEND

[ ] WETLANDS
[ ] WOODLANDS

City of Novi
Dept. of Community Development
City Hall / Civic Center
45175 W Ten Mile Rd
Novi, Ml 48375
cityofnovi.org

Map Author: Sri Komaragiri
Date:10/25/19
Version #: 1

140 210

1inch = 164 feet

MAP INTERPRETATION NOTICE

Map information depicted is not intended to replace or substitute for
any official or primary source. This map was intended to meet
National Map Accuracy Standards and use the most recent,
accurate sources available to the people of the City of Novi.
Boundary measurements and area calculations are approximate
and should not be construed as survey measurements performed by
a licensed Michigan Surveyor as defined in Michigan Public Act 132
of 1970 as amended. Please contact the City GIS Manager to
confirm source and accuracy information related to this map.




SITE PLAN
(Full plan set available for viewing at the Community Development Department.)




APPLI ARCHITEC
KEFORD COLUS\DN & Towwc C\TYSCAPE ARCHITECTS, INC.

39586 GRAND RIVE ND RIVER AVE., SUITE 200
NOVI, MI 48375 NOV\ M\ 45575

CONTACT: TOM_HERRINGTON

PHONE: 2484717877
PHONE: 248-478-78 786

FAX: 248-471—

PROPOSED KEFORD COLLISION & TOWING

FAX: 248-478-0520

OWNER: SURVEYOR/ENGINEER:
HEIL ALP\NE ENGINEERING, INC.
26990 HAMPSTEAD WEST ROAD, SUITE 109

FARMINGTON HILLS, W e NDV\. MI 48377
PHONE: 24B—926-3701

FAX: 248-926-3765

LANDSCAPE ARCHITEC
ALLEN DESIGN

557 CARPENTER

NORTHVILLE, MI 48167

PHONE: 248-467-4668

CITY OF NOVI, OAKLAND COUNTY
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FOR SAFETY OF THE WORK, OF PERSONS
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STRUCTURES, OR OF ANY OTHER FeRoous. STING)
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MAIN_ BUILDING (EXISTING)
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THE LOCATIONS OF EXISTING UNDERGROUND
UTILITES ARE SHOWN IN AN APPROXIMATE WAY
ONLY AS DISCLOSED BY AVAILABLE UTILITY
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INDEPENDENTLY VERIFIED BY THE COMPANY. NO
GUARANTEE IS EITHER EXPRESSED OR IMPLIED AS
TO THE COMPLETENESS OR ACCURACY THEREOF.
THE CONTRACTOR SHALL DETERMINE THE EXACT A RESIDENTIAL DISTRICT SHALL
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MIGHT BE OCCAS\DNED BY THE CONTRACTOR'S
CTLY LOCATE AND PRESERVE ANY
ALL UNDERGROUND UTILITIES.
ACTOF ALL NOTIFY THE DESIGN ENGINEER
\MMED\ATELY \F A CONFLICT IS APPARENT.

SioE (nsv)

5 ABUTS ANY RESDENTIAL
DISTRICT AND 15 NOT SePARAT
BY A TIOROUGEARE AS DESONEATED IN THE
ASTER PLAN FOR LAD USE, OF A
RALROKD T oW, T MM
BISTANCE A BULDNG SUALL SE BACK.FRoM
BE AS

Jt\;_\x;; m;_‘mx_ss;u,&xjﬂ S|

X sunoine
ZONED |-1
LIGHT
INDUSTRIAL

P, & H

FENCE, TYP.

PURPOSES ONLY.

ENNG
ENNEZE

40,

—
v
C
-

2718 551 052

ZONED |-1
LIGHT
INDUSTRIAL

T
2. SNGLE SIGNS WITH NOMINAL DMENSIONS OF 12°X18" OR

LEGEND

EX. TRANSFORNER

XX EX. UGHTPOLE PROP. CONCRETE

I3 EX. UTUTY POLE

— EX. GUY ANCHOR

s PROP. GRAVEL (HEAVY DUTY)
T e PROP. C/E PARKING
—s—s—  PROP. FENCE

FF. PROP. FINISH FLOOR ELEVATION PROP. FLEET PARKING

PROP. LIGHT POLE
PROP. CURB & CUTTER

I:I pe—

REQUESTED DEVIATIONS

-LESS THAL 207 PARKING SDE YARD SETBAGK N FRONT

ol NT YA
CAP AND INTERIOR LANDSCAPE ISLANDS EVE|

PROP. VEHICLE STORAGE

U-CHANNEL POST. MULTIPLE SIONS D/ SN
A G B

B

g =f ry
H BUFFER
TP~ PARCEL No.
22-15-351-053
ZONED 1-1
LIGHT
INDUSTRAAL

C_SIGNING
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TER U CHANNEL POST AS THE WEIGH
LL APPLICABLE STANDARDS AND REGULATIONS.

wm RS RELICABLE I T Al

STRIPING FOR HAND\CAPPED PARK\NG SPACES SHALL BE BLUE AND MARKINGS FOR NON-HANDICAPPED PARKING SPACES
E ICAPPED PARKING SPACE ABUTS A NON—HANDICAPPED SPAGE. THE TWO SPAGES SHALL BE
SEPARATED B ABUTTING BLUE. AND WHE STRPES

N END PARKING SPACE ABUTTING A CU

TIONAL SYMBOL OF ACCESSIBILITY (WHEELCHAIR) 10 BE
INDICATE WHERE ARROWS
RECTION.

7. CONTRACTOR TO PROVIDE "NO PARKING FIRE LANE" SIGNS IN LOCATIONS AS REQUIRED BY THE CITY OF NOVI FIRE MARSHAL.
B. PROPOSED SIGNS TO BE MOUNTED SUCH THAT THE BOTTOM EDGE OF THE SIGN IS SEVEN (7)—FT ABOVE THE FINAL CRADE.
SIGNS SHALL BE PLACED THO (2)-FT FROM THE FACE OF THE CURB OR EDGE OF THE NEAREST SDEWALK TO THE NEAR

EDGE OF
10 TRAFFIC CONTROL SIGNS SHALL HAVE HIGH INTENSITY PRISNATIC (HP) SHEETING TO MEET FHWA RETROREFLECTIVITY
REQUIREMENTS,

TRAFFIC SIGNING SCHEDULE

RD
RY 15 CONSECUTIVE PARKING SPACES

CLACK OF
HRONTE7ARD DRAINAGE. PATTERNS 10 THE GRAND. RVER AVENUE RGN TOFLWAY TO RENAI

ITEM MMUTCD CODE QUANTITY SIZE

DESCRIPTION
sTop.
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v 4 8 RESERVED PARKING ONLY
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PRO IGH
SCREENED CHAIN
LINK 2

OWNER: CITY OF NOVI
ZONED RA RESIDENTIAL

PARCEL NO.
22-15-351-045

ZONED RA
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ACREAGE

ITH NOMINAL DINENSIONS GREATER THAN 12°X1B" SHALL BE NOUNTED ON
T OF THE PROPOSED SIGN. MOUNT SIGNS ON

i /ALK SHOULD BE 8 FEET WDE IF DESIGNATED A HANDICAPPED SPACE OR 9
FEET WDE IF NOT. THESE WIOTHS ARE REFERENGED 1O THE FAGE OF CURD. OF VALK,

PAINTED PER THE DETAIL ON THE "DETAL SHEET".
ARE PROPOSED AS PART OF THE STRIPING PLAN; HOLLOW ARROWS ARE PROVIDED
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OWNER: CITY
OF NOVI
ZONED R—4
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DETENTION
BASIN

PARCEL NO.
22-15-351-032
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ZONED R—4 ONE—FAMILY
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G
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NOT _FOR CONSTRUCTION

SIE_DATA LOCATION MAP
BArceL o oo NO SCALE

1-1 LIGHT INDUSTRIAL

EXSTING ZONNC:
PROS 1-2 PLANNED REZONING OVERLAY

POSED ZONING:
BUILDING SQUARE FOOTAGE: 23,433 SF+ MAIN
29,196 SF+ BULDING TOTAL

MAIN BULDING HEIGHT: VAREES FROM 11 T0 £33'
ACCESSORY BUILDING HEIGHT: 5
SEE BELOW LEFT FOR SETBACKS CHART

EEQUIRED PARKING:
JENANT #1 (KEFORD COLLISON, AND TOWNG)NAN BUILDING)
AUTOMOBILE. SERVICE ESTABLISHEN

a5 SPACES on ‘EACH SERCE BAY, PLUS (1) SPACE FOR EVERY

TENANT #2 (SPEGULATIVE CAR RENTALMAIN BULDING):

RETAL STORES EXCERT A4S OTHERMSE SPEGFIED HEREW: ONE, (1) SPACE FOR
(UNDRED (200) SQUARE FEET GROSS LEASEABLE FLOOR AREA

S s200

12 SPACES

TENANT £ (SPEQULATVE T0OL 4 DEYAGOESSORY BULDING):

INDUSTRIAL OR RESEARCH ESTABLISHM D RELATED ACCESSORY OFFICES:
OV 15 SPACE FOR EAGH SEVEN” FUNORED (700) SQUARE FEET OF USABLE
FLOOR AREA OR FIVE (5) PLUS ONE (1) FOR EACH ONE AND ONE-HALF (1 4)
EMPLOYEES N THE LARGEST WORKING SHIFT, WHIGHEVER 15 GREATER

PTIONS:
3 SF
B 703/700
& SPAces

TOTAL REQUIRED: 78 SPACES
PROVIDED PARKING:
PARKING (CUSTONER/EMPLOYEE): 78
FLEET PARKING (TOW TRUCKS, TRAILERS): 17

- 263 SAGES (NOLUDNG 4 ADA BARRIER FREE SPAGES)
EROPOSED PARKING 00GUPANGY PEROENTAGES:
FRONT YARD
TOTAL AREA. 66,957 SQFT.
574 SQFT.

RDS
TOTAL AREA; 243,161 SOFT.
PARKING*: 7,457 SOFT.
PARKING OCCUPANCY: 3.1%

*PARKING DOES NOT INCLUDE STORAGE
(VEHICLE STORAGE, FLEET, OR CAR RENTAL)

NOTES.
[ PLANSET FOR PRELIMINARY SITE PLAN SUBMITTAL ONLY,
2 AL WORK SHALL CONFORM TO THE GURRENT GITY OF NOV STANDARDS AND
Speciricanons.

EFER 1O THE "PRELMINARY STORM WATER ANAGEVENT PLAN" FOR INFORNATION
wzmuws Frorose

SOTPVEN T MY B SOREENED PER ORDNANGE REQUREVENTS,

5 EXTERIOn LISHTNG NUST COUPLY W SECTION 3811 OF ThE Ty OF Nov
3 RO OF WA PERMITS ARE REGUIED, FROW THE OTY OF Now AKD THE RORG
COMMMISSION FOR OAKLAND COUNTY (RCOC) FOR ANY WORK IN THE GRAND RIVER
AVENUE RIGHT-OF-WAY.

7. AL SIGNS SHALL CONFORM To AL APPLICABLE CODES AND ORDNANGES (GHAPTER

28) OF D WHERE REQUIRED SHALL BE RENEWED AND APPROVED
B THE DESARTENT 07 BULENG AND SAEETY AND, A PERNIT 1SSUED. N6 Sion
(OTIER DA TICAL TRABHC CONTRCL. SGVS) ARE ARROVED: 8 PART OF T SITE

PROVAL. PRIOR TO ERECTION OF A SIGN, AN APPLICATION AND APPROPRIATE

M /ALL BE NADE T0 THE GULDNG DEPARTUENT FOR REVIEW, APFROVAL
AND ISSUANCE OF A SIGN PER)
57 AL PRRKING AND TRAFRC CONTROL SIGNS SHALL COMPLY WITH THE DESION AND
PLACEMENT REQUIREMENTS OF THE "2011 MICHIGAN MANUAL OF UNIFORM TRAFFIC
CONTROL DEVCES” (2011 MNUTCD)

(OTIFY THE CITY OF NOVI A MININUM OF 4B HOURS FRIOR TO THE START OF
CONSTRUCTION.
10, CALL MISS DIG (811) A MNIMUM OF 72 HOURS PRIOR TO THE START OF
CONSTRUCTION.
11 FHIOR O ISSUANCE OF AN OGCLPANCY PERMIT, ENGINEERING SITE INSPECTION 15
REQUIREL
T2 DWENSIONS OF PARKING STALLS (LENGTH A3 WELL AS WIDTH) ABUTING A CURS
OR SIDEWALK ARE TO THE FACE OF CURE OR WALK. ALL OTHER DINENSIONS ARE TO
BACK OF CURB UNLESS OTHERWSE INDICATED.
13, ONLY NECESSARY IGHTING FOR SECURTY PURPOSES AND LMITED OPERATIONS
SHALL BE USED AFTER THE SITE
o FLASHNG LOAT SHALL NOT BE PERMITTED.
16 CONTRACTOR 10 FELD VERIFY LOCATION, DEPTH, AND SIZE OF ALL EXISTNG
UTLITES FRIOR T THE STAT OF cONSTRUCTION,
CTOR T PLACE BOLLARDS PER ARCHITECTURAL DRAWINGS.

I M COVTRACTOR IS RESPONSILE FOR ALL DAVAGE T0 EXSTNG UTLITIES, CURS,

ETC.
18, mcmm SERVICE TO LIGHT FIXTURES SHALL BE PLACED UNDERGROUND.

IDE 4 BICYCLE SPAGES PER GITY OF NOVI REQUREMENTS. REFER TO THE
DETAL ON THE “DETALS SHEET
20, PARKING USE DESIGNATIONS FOR ILLUSTRATIVE USE ONLY.
21 TENANT #1 (MAN BULDING): LOADING/UNLOADING IS ANTICIPATED TO BE
i BOX TRUCKS EXTENDED VANS. SMILKR VERICLES. AT THE EXSTING LOADING. RAVP.
TENANT #2 (WAN BUILDING): LOADING/UNLOADNG IS NOT ANTICIPATED.
TENANT £3 (ACCESSORY BULOING): LOADING/UNLOADING IS ANTICIPATED 10 8E DONE

D VANS, SMILAR VEHCLES AT THE AGGESSORY BULOING.

'Y TRAFFIC SIGNS TO BE PLACED IN THE RCOC RIGHT-OF-WAY WILL BE
RsTALLED 'Y THE Rooc.
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QL ENGINEERS & LAND SURVEYORS

ENGINEERING, INC.

LPINE

\

Know what's below

all before you dig.

KEFORD COLLISION & TOWING

PRELIMINARY SITE PLAN

CLENT:

RANCE:8 E

N

CITY OF NOVI

OAKLAND CONTY

MICHIGAN

45241 GRAND RIVER AVENUE

©
5
g
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REVISED

[2079-05-12 PSP SUNTTAL

[2679-07=17 PRO RESUBMITTAL

[2579-03-0% PRO RESUBNITTAL

SHEET _INDEX:

[2578-08-25 FRO FESIBNITTAL

PRELMINARY SITE PLAN

[2678-07-12 PRO CONGEPT PLAN SUBMITTAJ

TOPOGRAPHIC

[2675-07-02 REVSE LAYOUT

(20760522 FeVSE PER CLENT

PRELMINARY STORM WATER MANAGEMENT PLAN

(20780578 PRE_APPLICATION SUEWTTTAL|

EXITE
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DETAIL SHEET

(26760514 SUBWTAL T0 Ty

26760309 SUBNITTAL T0 CENT,

LANDSCAPE_PLANS (PREPARED BY ALLEN DESIGN
L-1 LANDSCAPE

DATE:

2018-02-02

L-2 LANDSCAPE DETAILS
L-3 WOODLAND PLAN

DRAWN BY: SD

PHOTOMETRIC_PLAN (PREPARED BY GASSER BUSH!
P—1 PHOTOMETRIC PLAN

CHECKED BY: T6/5D

ARCHITECTURAL PLANS (PREPARED BY CITYSCAPE ARCHITECTS, INC.)
T-001 T

OVERALL FLOOR PLANS
ENLARGED FIRST FLOOR PLAN
A-211__ EXTERIOR ELEVATIONS

17-504




o 1/4 CORNER
TiN, ReE

B secTion 15
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CONSTRUCTION SITE SAFETY IS THE SOLE RESPONSIBILITY OF JleT0d R
THE CONTRACTOR NEITHER THE OWNER NOR THE ENGINEER Llezrzx ]
SHALL BE EXPECTED TO ASSUME ANY RESPONSIBILITY FOR S 582
SAFETY OF THE WORK, OF PERSONS ENGAGED IN THE WORK, ZE2=isz By
OF ANY NEARBY STRUCTURES, OR OF ANY OTHER PERSONS. LEeezg bz

Slw¥de2 893
NOTE: X olreEzE 792
THE LOCATIONS OF EXISTING UNDERGROUND UTLITES ARE ol"eu32 332
IMATE WAY ONLY AS DISCLOSED B PER FIRST AMERICAN TITLE INSURANCE COMPANY FLE NO. 798037, DATED BM#I — TOP OF CONGRETE CULVERT ALONG GRAND RIVER AVENUE R.O.W. ON 3 3 ag
SVAILABLE UTITy COMPANY REGORDS AND HAVE. NOT BLEN NOVEMBER 14, 2017 SUBJECT PARCEL AND ~15 FEET SOUTH OF BUSINESS SIGN. H
INDEPENDENTLY VERIFIED BY THE COMPANY. NO GUARANTEE THAT PART OF THE SOUTHWEST 1/4 SECTION 15, TOWNSHP OF NOV, OAKLAND ELEVATION — 837.21 NAVDSS .
IS EITHER EXPRESSED OR IMPLIED AS TO THE COMPLETENESS COUNTY, MICHIGAN, BEGINNING. AT'POINT DISTANT NORTH 1695.76 FEET AND N4
OR ACCURACY THEREOF. THE CONTRACTOR SHALL DETERMINE SOUTH 72 DEGREES 06 NINUTES EAST 444.34 FEET FROM THE SOUTHWEST ~ (NOVI IDJ1534) X ON NORTH RM OF GATEWELL LOCATED 3 FEET Ones N
THE EXACT LOCATION OF ALL EXISTING UTILITIES BEFORE CORNER OF SECTION 15, THENCE SOUTH 72 DEGREES 08 MINUTES EAST 29261 0071 o BACK b CURB OF GRAND RIVER AND AT EASY PROPERTY LE Sezae 232
COMMENCING WORK, AND AGREES TO BE FULLY RESPONSIBLE DEGREES 32 MINUTES 30 SECONDS WEST 399.98 FEET; THENCE SOUTH 48 #5053 CRAND RIVER: SE=2lg 8a7
FOR ANY AND ALL DAMAGES WHICH MIGHT BE OCCASIONED BY OECREES 18 NINUTES EAST 15805 FECT, THENCE SoUTd 0 DECREES 57 ELEVATION — 841.28 NAVDES uRygs -9%
THE_CONTRACTOR'S FAILURE TO EXACTLY LOCATE AND zid A
MINUTES 00 SECONDS VEST 526.30 FEET: THENCE NORTH 36.00 FEET; Tl<Z=9 sE=z
PRESERVE ANY AND ALL UNDERGROUND UTILITES. = THE THENCE SOUTH 71 DEGREES 28 MINUTES EAST 11593 FEET, THENCE NORTH SEeg% ~38
CONTRACTOR SHALL NOTIFY THE DESIGN ENGINEER 479,83 FEET T THE PONT OF BEGINNING. o388 gr=
IMMEDIATELY IF A CONFLICT IS APPARENT. &% g s
NOW KNOWN AS: LOT 2 OF ASSESSOR'S PLAT NO. 1, ACCORDING T0 THE PLAT 1. CONTRACTOR To FELD VERIFY LOGATION. DEPTH. AND SIZE OF ALL 2 ¥ 3
THEREOF RECORDED IN UBER 213 (291) OF PLATS, PAGES 34, 35 AND 36 OF EXISTING UTILITIES PRIOR TO THE START OF CONSTRUCTI z
OAKLAND GOUNTY RECORD: =
2. DEMOLITION PLAN TO BE PROVIDED N THE FINAL SITE PLAN DRAWNG s 3
SUBMITTAL STAGE. 2,3, 2
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LEGEND:

EE]
g
£3

oL

SANITARY MANHOLE

EX. GLEANOUT

EX. WATER GATE VALVE

EX. CONMUNICATIONS NANHOLE
YORANT

EX. ELECTRIC NANHOLE
HANDHOLE.
EX. PEDESTAL

EX. CONMUNICATION NANHOLE
ioN

X s
EX_ POST/BOLLARD
EX. TRAFFIC SIGNAL
EX. FENCE
EX. SOL BORING
——n—  PROP. FENCE
FF. PROP. FINISH FLOOR ELEVATION
PROP. LIGHT POLE
—————— PROP. STORM SEWER
=== PROP. CURB & GUTTER
—— ——  PROP. SANTARY SEWER
PROP. WATER MAN
PROP. STRUCTURE
PROP. END SECTION
PROP. GLEAN-OUT
PROP. HYDRANT
PROP. GATE VALVE
PROP. CURB BOX
XGU 64200 PROP. GUTTER ELEV.
ATC 64250  PROP. TOP OF CURB ELEV.
XTW 64250 PROP. TOP OF WALK ELEV.
XIP 64200  PROP. TOP OF PAVEMENT ELEV.
XG435  PROP. SPOT ELEV.
—=  PROP. DRAINAGE ARROW
== PROP. SILT FENCE
PROP. TREE PROTECTION FENCE
PROP. INLET FILTER

Fo{eo|nnmEeneddeodoocaen

Ei

PROP. ASPHALT

PROP. CONCRETE

PROP. GRAVEL
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S00D227°E 51873
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“PARGEL No. 1| . Prob. elaue
22-15-351-013 ! 5 forop |
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A HERGHT 1.0 GRAVEL

R 45“1153%;% Wﬁ»{ﬁ;

PRE-TREATMENT ‘DETENTION
N SizED FoR
BANKFULL RLOOD VOLUME:

LOT 2
PARCEL NO.
22-15-351-012

7.61 ACRES
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PARCEL NO.
22-15-351-032

VATER'S

ROP. RAMP WITH
EDGE

I
HANDRALS. SEE
NOTE #14.

COVERED
STARCASE-
Fm

934,55

S
PROP. RETAINNG: Wil
R s

TR

PROP. RAMP. SEE.
NOTE #14.

PARCEL NO. EX. BULDING
22-15-351-044
45283 GRAND RIVER AVE.
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1
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FARCEL NO.
224152351-052

JSOUTHNEST CORNER

& secion 15

TIN, ReE

NOT$0'54"W 174424

I WEST LINE OF SECTION 15

NOTICE:
CONSTRUCTION SITE SAFETY
IS THE SOLE RESPONSIBILITY
OF THE CONTRACTOR NEITHER
THE OWNER NOR THE
ENGINEER SHALL BE
EXPECTED TO ASSUME ANY
RESPONSIBILITY FOR SAFETY

, OF PERSONS
ENGAGED IN THE WORK, OF
ANY NEARBY STRUCTURES, OR
OF ANY OTHER PERSONS.
THE LOCATIONS OF EXISTING
UNDERGROUND UTILITIES ARE SHOWN
IN AN OXIMATE WAY ONLY AS
DISCLOSED BY AVAILABLE UTILITY

THE COMPLETENESS OR ACCURACY

THEREOF. THE CONTRACTOR SHALL

E THE EXACT LOCATION OF
S BEFOR

NOTE.
Ty VAN SET FOR PRELMINARY SITE PLAN SUBMITTAL

2. ALL WORK SHALL CONFORM TO THE GURRENT CITY OF
45 NOVI 'STANDARDS AND SPEGIFICATIONS.

950 K IN THE GRAND RIVER AVENUE

5. NOTIFY THE GITY OF NOVL A MNIMUM OF 48 HOURS

PRIOR 10 THE START OF CONSTRUCTI

35 CALL WSS DIG (811) A MINMUM OF 72 HOURS PRIOR

| PROP. RETANING WALL TO THE START OF C

Tonar S 7. "PRIOR T0 ISSUANCE. OF AN OCCUPANCY PERMIT
- ENGINEERING SITE INSPECTION IS REGUIRED.

&' CONTRACTOR TO.FIELD VERIFY LOCATION, DEPTH, AND

930 SIZE OF ALL EXISTING UTILITIES PRIOR TO THE START OF

CONSTR

PRER. oraoE s

WETLAD BUFFER

VETLAD

ELAD

st caape A2
o, CRadE TR GONTRACTOR 1S RESPONSIBLE FOR ALL DAVAGE
T eXSrme UNUTES CURE. SofwALk,
S oS s L7 s & GonTmoLLeD
10 CONTANED ON-SIE
A1 SELTAATO Uk of Wi A 1 o 1
WALURNEE OF PUBLG PAVEMET, IXSTNG OR PRopCSED,
SHALL BE BACKFILLED AND COMPACTED WITH SAND (CLASS
i oo
- - 12D seusernc 18 ameareD op encouTeRED
CROSS—SECTION C-C BiRG SONSTRUCTON THE GoNTRACTOR 1 REQURED To
SCAL ¥ SUBMIT A DEWATERING PLAN TO THE CITY ENGINEERING
Sursin F ok e

T '
. 13, ALL RIP-RAP IS REQUIRED TO BE GROUTED.
LEGEND: 14 SDEWALK RAMPS TO DA REQUIRENENTS,

EXST. GRADE—| -EXIST. STORM
SEWER
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Know what's below
all before you dig.

WETLAND "A° WETLAND '8’
EXIST AREA: 7,026 SQFT. EXIST AREA: 973 SOFT.
PROP. MPACT ARER: §,04 ACRES PROP. IMPACT AREA: 0,02 ACRES

PROP. VOLNE: 120" CU. YD. (FiLL) PROP. VOLUME: %15 CU. ¥D. (FILL)

DESIGN ENGINEER IMMEDIATELY IF A
CONFLICT IS APPARENT.

777) verass, sires o e s WETLAND BUFFER '8’ IMPACT AREA
B B s 104 e e KA s doa S r T

WETLAND IMPACT. BRCR. MEAGT ARER 11 AcReS FRor. NeACT Mhe 613 Ackes

AE 1= fo0TEeT 57 S S

et X
PROP. VOLUNE: £200 CU. YD. (AILL PROP. VOLUME: 20 CU. YD. (CUT)

WETLAND 'C”

EXIST AREA: 207 SOFT.

PROP. IMPACT AREA. O ACRES
PROP. VOLUME: £0 CU. YO. (FILL)

WETLAND BUFFER 'C’ IMPACT AREA
EXIST AREA: 1,892 SQFT.

PROP. IMPACT AREA:

1,598 SQ. FT.

PROP. VOLUME: 40 cu. ¥D. (AL

COMPLY WITH Al £l
REFER 10 MDOT DETAIL 26-J. PROVIDE HANDRALLS MEETING
QITY/STATE BUILDING CODES AS NECESSARY AT RANPS AND
STAIRS.
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L WEST LINE OF SECTION 15 i
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&
T PLAN SET FOR PRELMINARY SITE PLAN SUBMITTAL ONLY. 3
LEGEND: 2. ALL WORK SHALL CONFORM TO THE CURRENT CITY OF NOVI STANDARDS AND SPECIFICATIONS.
O EX. GATCH BASIN — SN REVSED
3 REFER TO THE "PRELININARY STORM WATER MANTENANCE PLAN® FOR INFORMATION REGARDING PROPOSED STORM WATER
o EX. STORM MANHOLE ® EX. POST/BOLLARD PROP. ASPHALT 3 TR D THE SPRELMMARY
® EX. SANITARY MANHOLE ® EX. TRAFFIC SIGNAL
° X, CLEANDUT — £x. FENCE 4. ROOFTOP EQUIPNENT MUST BE SCREENED PER ORDNANGE REQUIREMENTS.
NOTICE: ® EX. WATER GATE VALVE a £X. SO BORING R 5. EXTERIOR LIGHTING MUST COMPLY WITH SECTION 2511 OF THE CITY OF NOVI CODE.
CONSTRUCTION SITE SAFETY IS THE SOLE RESPONSIBILITY OF © EX. COMNUNCATIONS MANHOLE T PRORFENGE 6. RIGHT OF WAY PERMITS ARE REQUIRED FROM THE CITY OF NOV AND THE RCOC FOR ANY WORK IN THE GRAND RIVER AVENUE
THE CONTRACTOR NEMHER THE OWNER NOR THE ENGINEER T e HORANT FF. PROP. FINISH FLOOR ELEVATION RIGHT=OF— WAY.
s o T 3 S _X_ mmane 7 TR HE o e 101 e 10 s T o o
OF ANY NEARBY STRUCTURES, OR OF ANY OTHER PERSONS. & £X. GAS SHUTOFF PROP. GRAVEL & CALL MISS DIG (811) A MININUM OF 72 HOURS PRIOR TO THE START OF CONSTRUCTION [Z575-07-17 PRo RESUBMITTAL
[OTE=07=12 RO CONGEP T PLAW SUBATTA
NOTE: © £x. caS VENT 5. PRIOR TO ISSUANCE OF AN OCCUPANGY PERMIT, ENGINEERING SITE INSPECTION 1S REGUIRED. T2 FETEE e ST
NOTE: emC
THE LOCATIONS OF EXISTING UNDERGROUND UTLLITIES ARE o D ELECTRE MANHOLE 10, _ONLY NEGESSARY LIGHTNG FOR SECURITY PURPOSES AND LMITED OPERATIONS SHALL BE USED AFTER THE SITE'S HOURS OF 20750576 PRE-RPPLICKTIN SUENTTTA)
IMATE WAY ONLY AS DISCLOSED BY £X. HANDHOLE OFERATION.
AVAILABLE UTILITY COMPANY RECORDS AND HAVE NOT BEEN o EX. PEDESTAL 11, FLASHNG LICHT SHALL NOT BE PERMITTED DATE: 2018-02-02
INDEPENDENTLY VERIFIED BY THE COMPANY. NO GUARANTEE = EX. TRANSFORMER
IS EITHER EXPRESSED OR IMPLIED AS TO THE COMPLETENESS P EX. LIGHTPOLE 12. CONTRACTOR TO FIELD VERIFY LOCATION, DEPTH, AND SIZE OF ALL EXISTNG UTILITES PRIOR TO THE START OF CONSTRUCTION. ORAWN BY: SO
A R O AL RTERMINE ] £X. UTILTY POLE 15 THE CONTRACTOR IS RESPONSIBLE FOR ALL DANAGE TO EXISTING UTILITES, CURS, SDEWALK, ETC. CHECKED BY: T6/SD
COMMENCING WORK, AND AGREES 10 BE FULLY RESPONSIELE b £X. QLY ANCHOR VB PROP. CURS Box 14, ELECTRICAL SERVICE TO LIGHT FIXTURES SHALL BE PLACED UNDERGROUND,
FOR ANY AND ALL DAMAGES WHICH MIGHT BE OCCASIONED BY © EX. COMMUNICATION MANHOLE - o . .
THE CONTRACTOR'S FAILURE TO EXACTLY LOCATE AND . ALL EXCAYATION UNDER OR WITHN A 1 ON 1 INFLUENCE OF PUBLIC PAVEMENT, EXISTNG OR PROPOSED, SHALL BE BACKFLLED AND
PRESERVE ANY AND ALL UNDERGROUND UTILITIES. THE COMPAGTED WTH SAND (CLASS I MDOT.
GONTRACTOR SHALL NOTIFY IHE DESION ENGINEER 16. IF_ DEWATERING IS ANTIGIPATED OR ENGOUNTERED DURNG CONSTRUGTION THE GONTRAGTOR IS REQUIRED T0 SUBMT A DEWATERING
ONFLICT IS APPARENT. PLAN TO THE CITY ENGINEERING DIVISION FOR REVIEW.
NOT FOR CONSTRUCTION




w172 comer

D SELon 15
i, ReE

STORM_WATER MANAGEMENT PLAN_NARRATIVE:
TT 1S OUR UNDERSTANDNG THAT THE SIE WILL BE ABLE 10

LOCATED EAST OF THE PROJECT. PRIOR TO RELEASE T0 THE REGIONAL
FORTION OF THE SITE WL BE DETAINED IN A DETENTION BASIN SIZED FOR THE BANKF
PRE-TREATMENT. THE OUTLET WILL BE RESTRICTED PER THE CITY OF NOW'S STANDARDS.

TE THAT DUE TO GRADING CONSTRAINTS, A PORTION OF THE SITE WILL FLOW ACROSS LAND TO THE

NO?
DETENTION BASIN.

NOTE THAT THERE ARE AREAS IN THE FRONT YARD OPEN SPACE THAT CURRENTLY DRAIN TO THE
GRAND RIVER_AVENUE RIGHT OF WAY. A FORTION OF THESE AREAS IS PROPOSED TO CONTINUE THIS.
RN,

DRANAGE PATTEF

PER THE ONLINE WED SURVEY SUPPLIED BY THE NATURAL RESOURCES
MINANT SOLS FOUN

‘CONSERVATION DEPARMENT, THE PREDO}
SITE CONSISTS OF MARLETTE SANDY LOAM, 1% —

NOTICE:

CONSTRUCTION SITE SAFETY IS THE SOLE RESPONSIBILITY OF
THE CONTRACTOR NEITHER THE OWNER NOR THE ENGINEER
SHALL BE EXPECTED TO ASSUME ANY RESPONSIBILITY FOR
SAFETY OF THE WORK, OF PERSONS ENGAGED IN THE WORK,
OF ANY NEARBY STRUCTURES, OR OF ANY OTHER PERSONS.

THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES ARE
SHOWN IN AN APPROXIMATE WAY ONLY AS DISCLOSED BY
AVAILABLE UTILITY COMPANY RECORDS AND HAVE NOT BEEN
INDEPENDENTLY VERIFIED BY THE COMPANY. NO GUARANTEE
IS EITHER EXPRESSED OR IMPLIED AS TO THE COMPLETENESS
OR_ACCURACY THEREOF. THE CONTRACTOR SHALL DETERMINE
THE EXACT LOCATION OF ALL EXISTING UTILITIES BEFORE
COMMENCING WORK, AND AGREES TO BE FULLY RESPONSIBLE
FOR ANY AND ALL DAMAGES WHICH MIGHT BE OCCASIONED BY
THE CONTRACTOR'S FAILURE TO EXACTLY LOCATE AND
PRESERVE ANY AND ALL UNDERGROUND UTILITIES. THE
CONTRACTOR SHALL NOTIFY THE DESIGN ENGINEER
IMMEDIATELY IF A CONFLICT IS APPARENT.

" [
I g b

1

/,

1] =

S000227°E $18 75

=
R LEGEND:
s BN 0 EXGEEED
fﬁ%\\\ © B STORM uAHOLE
Y s, W \ FF PROP. FINISH FLOOR ELEVATION
e
B i o W PROP. LIGHT POLE
Sgg RCEL No. i 5 ———— PROP. STORM SEWER
22-15-351-013
45225 AN HVER AVE om PROP. STRUCTURE
Pl > PROP. END SECTION
= PROP. DRANAGE ARROW

PROP. CONC. APRON, TYP.
i REFER 70 THE DETALL ON
THE "DETAIL SHEET".

£ BULONG.

£ BULONG

g
e,
ze¢
/ BuF
Nor sy 17428 g
VST UNE o SEoTON 15
1
STORM_DETENTION PROVIDED
UTIIZE THE REGIONAL DETENTION BASN 'BASIN VOLUWE PROVIDED
AL DETENTION BASI. THE REAR PROPOSED_RUNOFF_COEFFICIENT EIRST FLUSH (PERMANENT WATER)
FULL STORM FOR e cuLaron EIRST FLUSH (PERMANENT WATER)
AREA AVG. AREA| HEIGHT 'CUMULATIVE VOLUME
LAND USE AREA (A) RUNOFF COEFFICIENT (C ) ELEVATION (SF) (S.F) (FT.) (CF)
(acres) 925.00 5,810
Buiding / Pavement 224 095 5040 100 9103
924.00 4287
Gravel 191 085 2,961 1.00 4,145
923.00 1634
Grass 265 035 1,184 100 1,184
92200 734
6% SLOPEDS AT THE sus.ect TOTAL AREA 6.80
C=SUM(AixCi)/A = ( 224 x 095 ) + (191 x 085)+ ( 265 x 035) T E ELEVATIONS
6.80 9220
Vi = 8516 cf provided at Zn= 924.9
= oee
BANKFULL DETENTION BASIN
STORM_DETENTION REQUIRED
AREA AVG. AREA| HEIGHT 'CUMULATIVE VOLUME
ELEVATION (S.F.) (S.F) (FT.) (C.F)
Tributary Area (A): 6.80 acres. 929.40 FREEBOARD
Run-Off Coefficient (C): = 0.69
Vier=5,160" A* C = 24,211 cf 929.00 13,229
12,147 1.00 37,249
EIRST FLUSH VOLUME (Vi) 928.00 11,085
1815 A" . 10,138 100 25,102
Vin=1816"A"C 8,616 cf 927.00 9210
8332 100 14,964
926.00 7454
6632 100 5632
925.00 5810
STORAGE ELEVATIONS
Zegmrea watm = 925.0
Vir= 8516 of provided at Z= 92656
Vist= 24211 cf provided at = 9279
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1500 5300
300 4550
ol 000
o &
@© Q'@
400 19.90
WB-67 Feet
Tractor Widith 800 Lock to Lock Time 60
Traller Width 1850 Steering Angle 1284
Tractor Track 1800 Artlculating Angle 1750
Traller Track 850

NOTICE:

CONSTRUCTION SITE SAFETY IS THE SOLE
RESPONSIBILITY OF THE CONTRACTOR NEITHER THE
WNER NOR THE ENGINEER SHALL BE EXPECTED TO
ASSUME ANY RESPONSIBILITY FOR SAFETY OF THE
WORK, OF PERSONS ENGAGED IN THE WORK, OF ANY
NEARBY STRUCTURES, OR OF ANY OTHER PERSONS.

NOTE:
THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES
ARE SHOWN IN' AN APPROXIMATE WAY ONLY AS
DISCLOSED BY AVAILABLE UTILITY COMPANY RECORDS
AND HAVE NOT BEEN INDEPENDENTLY VERIFIED BY THE
COMPANY. NO GUARANTEE IS EITHER EXPRESSED OR
IMPLIED AS TO THE COMPLETENESS OR ACCURACY
THEREQF. THE CONTRACTOR SHALL DETERMINE THE
EXACT LOCAT\ON DF ALL EX\ST\NG UT\UT\ES BEFDRE
COMMENCING W TO BE FULLY.
RESPONSIBLE FOR ANY AND AL DAMAGES WH\CH
MIGHT BE OCCASIONED BY THE CONTRACTOR'S FAILURE
TO EXACTLY LOCATE AND PRESERVE ANY AND ALL
UNDERGROUND UTILITIES. THE CONTRACTOR SHALL
TFY THE DESIGN ENGINEER IMMEDIATELY IF A
CONFLICT IS APPARENT.

R ~TOP OF PAVEMENT

PLUG 4S
RECONMENDED OUTLET SEVER
BY MANUFACTURER

67 DIANE] DRAIN INVERT ELEVATIO
PERFORATEL SHOULD MATCH Ci
UNDERDRAIN PIPE
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COMPACTED SUBGRADE.
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UNDERDRAIN cogwcmck TO VERFFY CROSS—SECTION WITH GEOTECHNCAL
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NOT TO SCALE
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PROP. PARKING LOT

PROP. BIKE
RACK, TYP.

DASHED LINE FOR
ILLUSTRATIVE
PURPOSES ONLY

|
BICYCLE PARKING ENLARGED DETAIL
SCALE: 5 T

BICYCLE PARKING NOTES:

1. ALL BICYCLE PARKING SPACES SHALL BE PAVED AND ADJACENT TO A BICYCLE RACK
OF THE INVERTED "U” DESIGN, THAT IS SOLD, CANNOT BE EASLY REMOVED WTH COMMON

VIDES AT LEAST TWO (2) CONTACT PONTS FOR A BICYCLE, IS AT LEAST
THREE (3) FEET IN HIGHT, AND PERMITS THE LOCKING OF A BICYCLE THROUGH THE
FRAE AND ONE (1) WHEEL MTH o STANDARD L-LOCK O CABLE N AN, UPRIGHT

BE SECURELY ANCHORED IN_CONCRETE OR A

RUTERRATIVE NIALLATIONS AND.DESIGNS MAY B CONSDERED F THE HROROSED RAGK
DESIGN FUNCTIONS SIMILAR TO THE INVERTED "U”

2 ALL SIOYOLE PARKING FACLITES SHALL B ACCESSIBLE FRON ADIAGENT STREET(S)
AND PATHWAY(S) VIA A PAVED ROUTE THAT HAS A MINIMUM WIDTH OF SIX (8) FEE
3 ALL BICYCLE PARKING FACLITES SHALL BE SEPARATED FROM AUTOMOBILE PARKING

SPACES AND_ ACCESS AISLES BY A RAISED CURB, LANDSCAPE AREA, SDEWALK, OR OTHER
VETHOD THAT COMPLIES WITH ALL CITY ORDINANCES.

REFER TO THE CITY OF NOVI PAVING STANDARD DETAILS (SHEET 2
OF 2) FOR CROSS-SECTION.

CONCRETE CURB & GUTTER — ON-SITE
NOT 10 SCALE

NETAL SIGN PER MAMUT.C.D.
R

2N ACCESSELE Sl
160,457 O

SGN PosT

70

¥ DA x 42" DEEP
e robriie

| Il |
ADA BARRIER FREE SIGN
NOT 10 SGALE

NOTE
REFER TO THE GITY OF NOW PAVING STANDARD DETALS (SHEET 2
OF 2) FOR CROSS—SECTION.

(TRACTOR TO VEIFY PAVENENT SEGTION WITH GEOTEGHNICAL
ENGINEER RECOMMENDATIONS.

COMMERCIAL
SITE_PLANNING
SITE ENGINEERING
INDUSTRIAL & MULTI-UNIT
LAND SURVEYING
CONSTRUCTION LAYOUT
(248) 926-3701 (8US)
(248) 926-3765 (FAX)
WWH. ALPINE -INC.NET

SURVEYING
ALTA SURVEYS
BOUNDARY SURVEYS
TOPOGRAPHIC SURVEYS
PARCEL SPLITS
46892 WEST ROAD
SUITE 108
NOVI, MICHIGAN 48377

RESIDENTIAL
SUBDIVISIONS
SITE CONDOMINIUM
MULTI-FAMILY
PLOT PLANS
CONSTRUCTION LAYOUT

ENGINEERING, INC.

QL ENGINEERS & LAND SURVEYORS
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CLIENT:

REVISED

(2079-00-72 P SUBTTAL

[2679-07-17 PRO RESUBMITTAL

[2675-03-07 PRO RESUBMITTAL

INTEGRAL SIDEWALK AND CURB
NOT T0 SCALE

NOT FOR CONSTRUCTION

[2076-05-25 RO RESUBNITTAL

(2078-07-72 PO CONGEPT PLAN SUETTAJ

(26760532 REVSE PER CLENT

26760513 PRE-APPLICATION SUBHTTTAL|

DATE: 2018-02-02

DRAWN BY: SD

CHECKED BY: T6/SD

NOT 70 SCALE.




Hydro-Seed All
Disturbed Areas

Know what's below.
Call betore you dig

| ©2019 Allen Design L.L.C.
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High Wejter Line 927.9'

Emergen land/Seed Mix by Cardno JFNew

Stopfwater Sedd Mix by Cardno JFNew
eet | -2 fof Quantities)
(.

T

Requested Waiver for East 412"
of Perimeter Trees to due Lack
of Planting Area.

waree
o

/ \ LAND PLANNING / LANDSCAPE ARCHITECTURE

557 CARPENTER » NORTHVILLE, MI 48167
248.467.4868 » Fox 248.349.0559
Email: jca@wideopenwest.com

Low Prairie Seed Mix Seal:
PLS
5' Berm from the North Botanical Name Common Name Ounces/Acre
; 5 16' Berm from the South Permanent Grasses:
= - Carexs; Praire Carex Mix 400
77 - Elymus canadensis Canada Wild Rye. 32.00
= = Efmus virginicus Virginia Wild Rye 10.00
'1 ‘ H ’ ‘ ‘ ' ' ‘ ] 1 ' } Koeleria cristata June Grass. 1.00
i A Panicum virgatum Swich Grass 1.00
T [ / o5 scoparium  Little Bluestem 32.00
w Deposit Total 30,00
L Temporary Cover:
Avena sativa Common Oat 360.00
Loium multiiorum Annual Rye 100.00
Total 460.00 Title:
Existing rerss: Landscape Plan
Building Hydro-Seed All |Anemone cylindrica ThimbleWeed 0.50
i |Asclepias tuberosa Butterfly MilkWeed 2.00
Disturbed Areas |Aster ericoides Heath Aster 0.25
Aster aevis Smooth Blue Aster 075
Zoned R-4 |Aster novae-angliae New England Aster 0.25 .
(Chamaecrista fasciculata  Partridge Pea 14.00 Project:
(Coreopsis lanceolata  Sand Coreopsis. 500
o Coreopsis tipteris Tall Coreopsis: 300 L .
Existing Dalea candida White Prairie Clover 150 Keford Collision & Towi ng
Building Desmodium canadense  Showy Tick Treoll 1.50 R
Drymocalis arguta Praire Cinguefoil 800 Novi, Michigan
8' Screen Chainlink Fence Euthamia graminifolia Grass-leaved Goldenrod 250 ’
o Lespedeza capitata Round-Head Bush Clover 200
8-10' Evergreen Screen Liatis aspera Rough Blazing Star 050
N Lupinus perennis Wild Lupine 200 .
- 816bidg Monarda fstiosa Wi Bergamot ors| _Prepared for:
Show Deposit” [Parthenium integrifolium  Wild Quinine 1.00
e = Show Depos Penstemon digitalis Foxglove Beard Tongue 050 Alpine Engineering
ot 1o = I [Pycnanthemum virginianum |Common Mountain Mint 100 46892 West Road
Hydro-Seed All Plantings to be Planted Ratibida pinnata Yellow Coneflower 4.00 Novi, Michigan 48377
Disturbed Areas no Closer than 4' to [Rudbeckia hita Black-Eyed Susan 500 248.926.3701
. Siphium laciniatum Compass Plant 300
Property Line Siphium terebinthinaceum _ Praiie Dock 050
Overhead Lines Solidago nemoralis Old-Field Goldenrod 050
Solidago rigida SHif Goldenrod 1.00
- Tradescantia ofiensis  Common Spiderwort 075
Existing Woodland |Vemonia spp. Ironweed (Various Mix) 175
to Remain [Veronicastrum virginianum  Culers Rool 025 -
Total ®5 Revision: Issued:
34655, Review March 9, 2018
L 37.3 Ibs. per Acre Application Rate Revised March 14, 2018
20 Parking Lot . 3.0 Ibs. of Low Profile Prairie Seed Mix Revised May 16, 2018
" Perigeter Trees .~~~ 36" of Topsoil Shall be Revised May 18,2018
. B Placed in this Area. Revised May 23,2018
Zoned -1 Zoned I-1 N
Seeds Avaiable from Cardno JFNew Revised July 11,2018
Zoned R-A Al Seed Shall be Protected with Muich Blanket Revised July 12,2018
Revised August 30, 2018
Revised March 4, 2019
Revised July 17,2019
Revised September 11, 2019
Landscape Summary Plant List
Existing Zoning -1 Street Lawn Sym__gy.  bolancalname | commonname _ callper spacing _root _height price | Species | Genus |_Native __Total _
Parking Lot Londscaping SireetFrontage 8711 (294 - 107 drve openings) Fatig L. o ute T : —— ;
Vehicular Use Area 153,824 s, rees Required rees (87 11./45) AR 1 Acernibrum Red Mapio s W g 1
Landscape Area Required 3,019, Trees Shown 0 Trees AS 4 Acersaccham Sugar Maple 5 % . 1 1
50,000 5.1, X 5% = 2.500 S . CA 7  Comus altemifoia Altemative Leaf Dogwood  2.5"  as shown B&B $25000 § 175000 7% %% 1 1 Job Number:
; =2, Detention Pond CO 4 Ceis occidentalis Northem Hackberry 307 asshown BB $40000 S 160000 4% 4% 1 1
103,824 1. x 0.5% =519 5. High Water Length 7411, GT 6 Glelsia iacanthos ver. Inemis Thomiess Honeylocust 30" S 240000 6% 6% 1 1 18016
. LT 7 Liiodendron tlpifera Tulp Tree 30 s 28000 T 7% 1 1
Landscape Area Shown 3,495, Landscape Required 38211 (474 x 70%) PG 19 Picea ga White Spruce s 760000 20% 20
Canopy Trees Required 15 Trees (3,019 / 200) Landscape Provided 3371, (71%) PS 17 Pius strobus White Pine: s 680000 1% fe% 1 1
TC 2 Tiia coulata Greenspire Greenspire Linden 307 asshown BB $40000 S G000 2% % 1 . .
Ganopy Traes Shown 15 Trees Waivers Granted by Planning Commission on September 26, 2018; Drawn By: Checked By:
1. Sec.4.5.5 - Storage Requires Screening to Adjacent Parcels. Street Lawn and Greenblt ica Jea
Parking Lot Perimeter AWaiver is Requested for the East Side of the Storage Area oo Amelanchier aevis Shadblow 25 asshown BB $25000 5 175000 TH 7% 1 1
Perimeter 220311, as the Adjacent Parcel is a Regional Detention Pond. COG 2 Celis occidentalis Northem Hackberry 307 asshown BB $4000 S 000 2% %
Trees Required 63 Trees (2,203 1f./35) 2. Sec.55.3.i - Land Use Berm. A berm and proposed 95_[Total Parking Lot Perimeter, Stroet Lewn, Greenbelt ne Bufer Trees
Trees Shown 265 Trees plantings are located only in the areas to screen affected Detention Shribs
adjacent properties. CR 10 Comus racemosa Gray Dogwood as shown 36§ 5000 § 50000 1 1
Building Foundation Landscaping 3. Sec.553.v.g. - Reduction of Perimeter Trees Due to 8' CS 23 Comus stoboifera Redasier Dogwood as shown 3 S 5000 S 115000 1 1 .
Perimeter of Building 7581, (830' less 72" of Doors) Screened Chain Link Fence and 412" of Insufficient Planting B2 Spicsbush as shown S 50008 120000 1 1
PO 10 Physocarpus opulfoius-Siraight Species Eastem Ninebark as shown 3% S 5000 50000 1 1
Perimeter of Out Building 252 1f. (302" less 50' of Doors) Area. . yeocaps o e
Landscape Area Required 808051, (1,010 1f.x 8) 4. Sec.5.5.3.B.ii- Street Lawn Trees. Trees cannot be Planted G Pl
: ' Due to Existing Utilities and 4' of Lawn Area Between the. EA Euonymus alata ‘Compacta’ Compact Buring Bush asshown B&B 36" § 50.00 §  2.900.00 1
Landscape Area Shown 8369 5. Curb and Walk. HB 13 Hydrangea panicute Thobo’ Bobo Hycrangea asshown B&E 36 S 5000 5 65000 i o 25 50 NORTH
reenbelt Plont 5. Sec55.3.C.-End Cap Islands. HM 205 Hemerocalis *Happy Retums' Happy Reums Datly___1ga. 18" oc. conk | 3678 16005 307500 1 1r=50"
reenbelt Plantings 6. Sec5.5D - Shortage of Building Frontage Landscaping Due HQ 8 Hydanges querciola  Oseatyarangea asshonn 888 35 S 5000 40000 1 1
Street Frontage 2411, (294'- 53' drive openings) 10 Existing Conditions, PC 24 Physocarpus opuliolius Coppertina’  Coppertina Ninebark as shown 3 S 50008 120000 1
Troos Routired 2 Trens (241 14,1407 3 RF 50 Rudbeckia fgica s. Goldstum Black Eyed Susan asshown  #2conl S 1500 S 75000 1 1
rees Requirex - TM 24 Taxus x. Media Densiformis' Dense Yew as shown 3§ 50005 120000 1
Trees Shown 6 Trees (4 Existing) Notes: TO 4 Thuja occidentals Techny' Techny Arborvtae asshown B&B 5 S 7000 S 260,00 1 1
Sub-Canopy Trees Required 7 Trees (241 1./ 35) 1. Soils Information is Found on the Preliminary Storm Water Total [
g T h 77T Management Plan % Natve  68% Sheet No.
Sub-Canopy Trees Shown rees ’ igaton R0
2. Trees Shall be Planted no Closer than 10’ Utiity Structure e P B Wl o N | Y]
Including Hydrants. 4548 Seed /s.y. (Lawn) $300 1364400
3. Trees Shall not be Planted within 4' of Property Lines. 350 Seed /s.y. (Low Praifie) s600 S 210000
4. Uity Boxes Shall be Screen per Detail on Sheet L-2 753 Seed /s.y. (Detention Pond) $600 S 451800 -
Total s 887,00



GUY DECIDUOUS TREES ABOVE EE SHALL BEAR SAME
FOAL. STAKE DECIDUOUS RELATION TO FINISH GRADE AS
TREES BELOW 3 GAL IT BORE ORIGINALLY OR

STAKE TREES AT FIRST BRANGH
USING 2°-3* WIDE BELT-LIKE
NYLON OR PLASTIC STRAPS.
ALLOW FOR SOME MINIMAL
FLEXING OF THE TREE.

REMOVE AFTER ONE YEAR.

ARGHITECT FOR HEAVY GLAY
SOIL AREAS.

DO NOT PRUNE TERMINAL
LEADER. PRUNE ONLY DEAD OR
X 2" HARDWOOD STAKES, BROKEN BRANCHES.
MIN. 36" ABOVE GROUND FOR

UPRIGHT, 18" IF ANGLED. DRIVE REMOVE ALLTAGS, STRING.

STAKES A MIN. 18" INTO PLASTICS AND OTHER
UNDISTURBED GROUND MATERIALS THAT ARE
OUTSIDE ROOTBALL. REMOVE. UNSIGHTLY OR COULD CAUSE

AFTER ONE YEAR. GIRDLING.

MULCH 4 DEPTHWITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3

LOR.LE PLANTING MIXTURE:
CIRCLE OF BARE SOIL AT BASE

AVEND SOILS PER SITE

REE SHALL BEAR SANE

‘GUY EVERGREEN TREES ABOVE TREE SHALL BEAR SAME

2 HEIGHT. STAKE EVERGREEN RELATION TO FINISH GRADE AS SLIGHTLY HIGHER THAN FINISH

it ITBORE ORIGINALLY OR 70 4 ABOVE GRADE,
SUGHTLY HIGHER THAN FINISH F DIRECTED Y LANDSCAPE

STAKE TREES AT FIRST BRANG * GRADE Up TO & ABOVE GRADE. ARCHITECT FOR HERWY GLAY

IF DIRECTED BY LANDSCAPE.
ARCHITECT FOR HEAVY GLAY
SOIL AREAS.

SOIL AREAS

MULCH 5 DEPTH WITH
SHREDDED HARDIWOOD BARK.
NATURAL IN COLOR

FLEXING OF THE TREE. PRUNE ONLY DEAD OR BROKEN
REMOVE AFTER ONE YEAR. DO NOT PRUNE TERMINAL

LEADER. PRUNE ONLY DEAD OR
BROKEN BRANGHES

REMOVE ALL TAGS, STRING,

2" X 2" HARDWOOD STAKES, PLASTICS AND OTHER

MIN. 36" ABOVE GROUND FOR MATERIALS THAT ARE.
UPRIGHT., 18" IF ANGLED. DRIVE REMOVE ALL TAGS, STRING, PNl UNSIGHTLY OR COULD CAUSE.
STAKES A MIN. 18" INTO PLASTICS AND OTHER GIRDLING.

MATERIALS THAT ARE

UNDISTURBED GR
UNSIGHTLY OR COLLD CAUSE

GROUND
OUTSIDE ROOTBALL. REMOVE
AFTER ONE YEAR

RGLE OF BARE L0+ oEpTHWITH e ROOTBALL cUT DOWNWIE SO0 10 EXPoSE ROOT FLARE
SEBUREMENTS OF SHREDOED HARDODD BAFK AHEND SOILS PER STE A oM TOR 17 OF THE ROGTOA NECESSARY Seal:
MOUND EARTH TO FORM SAU ;E;Smyﬂ;gm CIRCLE OF BARE SOIL AT BASE ;SSE:EE"S‘ESN"";"O; HE PLANT MIXTURE AS SPECIFIED
R i —— L pnae -
; = Riovom scanFy spES TO Sy
Ngzﬁgys@nﬁggﬁfﬂ@usmns MOVE ALL J ROOT FLARE. REMOVE AL SCARIFY SUBGRADE DEPTHAND RECOMPACT VAL
e NONBIODECRAOABLE MATERIALS D PWING P .
EASKET AN FOLD DOWN BURLAS [t COUPLETEL RO T pepitoryod NONEIODEGRADABLE MATERIALS S et STAKES TO EXTEND 12 BELOW
FROM TOP 1/2 OF THE ROOTBALL. SI0ES, RECOMPACT KT D FOLD PO BRLAP SIDES, RECOMPACT ROOTBALL FOLD DOWN BURLAP GROUND
o FROM TOP 112 OF THE ROOTBALL. FROM TOP § OF THE ROOTBALL.
DECIDUOUS TREE PLANTING DETAIL EVERGREEN TREE PLANTING DETAIL SHRUB PLANTING DETAIL MULTI-STEM TREE PLANTING DETAIL
NoTT0 SOALE perr— NoTTOSCAE NoTToScAE
| CITY OF NOVI NOTES LANDSCAPE NOTES Lor
 sineooco ok Landscape Details
1. All landscape islands shall be backfilled with a sand mixture to facilitate drainage.
I 2 Al e oacane sl ahallon st 1. Al plants shall be north Micwest American region grown, No. 1 grad plant materias,
3. Alllandscape areas shallbe irfigaed. and shall be true to name, free from physical damage and wind burn.
FINISHED GRADE 4. Overhead utilty lines and poles to be relocated as directed by utilty company of record. 2. Plants shall be full, well-branched, and in healthy vigorous growing
5. Evergroan and canopy irees shal bs planted a minimum of 10 rom a s nycrant and condion.
aniots 18 fom ovarhend wies 3. Plants shall be watered before and afer planting s compete. Project:
/ 6. Al plant material shall be guaranteed for two (2) years after City Approval and shall be installed 4. Al trees must be staked, fertlized and mulched and shall be guaranteed -
PLANTING MIXTURE, AS SPECIFIED ‘and maintained according to City of Novi standards. Replace Failing Material within 3 Months 10 exhibit a normal growth cycle for at least two (2) full years following
of Discovering the Noed for Replacement. O culivation per month shall occur in Ciy approval o .
July-August. < " 5. All material shall conform to the guidelines established in the most recent Keford Collision & Towi ng
7. All proposed street trees shall be planted a minimum of 4' from both the back of curb and edition of the American Standard for Nursery Stock . .
proposed walks. 6. Provide cloan backiilsoi, using material stockpiled on site. Soilshallbe Novi, Michigan
8. Alltree and shrub planting beds shall be mulched with shredded hardwood bark, spread to screened free of any debris, foreign material, and stone.
PERENNIAL PLANTING DETAIL miimum depth of 4". Alllawn area trees shall have  4'ciameter circ of shredded hardwood “Agiform’ tabs or similr slow-release_feriizer shall be added o the
=D mulch 3 away from trunk. All prenial, annual and ground cover becs shal receive 2*of planing pits before being backfiled
dark colored bark mulch as indicated on the plant list. Mulch is to be free from debris and 8. Amended planting mix shall consist of 1/3 screened topsoil, 1/3 sand and PROPOSED 7-16' P d f .
foreign material, and shall contain no pieces of inconsistent size. 113 compost, mixed well and spread to the depth as indicated in planting details. HIGH EARTH BERM repared for:
9. All Substitutions or Deviations from the Landscape Plan Must be Approved in Wiiting by the 9. All plantings shall be mulched per planting details located on this sheet W/ 10N 3 SIDE
nore Gity of Novi Prior to their Installation. 10, The Landscape Contractor shall be responsible for all work shown on the sioees Alpine Engineering
wh o] omem ' landscape drawings and specifications. 3 46892 West Road
E1 2| WNos excerr on sLopes oReATER 1. No subsiituions or changes of ocation, or plant types shall be made CROWN. BERM IS 28° Novi, Michigon 48377
B o “THAN 3:1 ORIENT TO SLOPE. NoTES: ‘without the approval of the Landscape Architect. INWIDTH 248.026.3701
2182]  useswesTanaoue onte ioN FoR THE WL BE FALL OR SPRING 12, The Gity of Novi's Landscape Architac shal be noified in writing of any discrepancies betwoen
E|7%|  omeNTATIONFORALL PLANTS WITHIN OF 2019 0 2020 the plans and field conditions prior to installation. £
2 5| B Snerounconmen 13 The Landscape Contractor shal be responsible or maintaining all plant Grand e
E THE SITE VL oE i THE DEVELOPER FORTH. ‘material in a vertical condition throughout the guaranteed perio River Avenue
STAKING/GUYING LOCATION 'NORMAL MAINTENANCE PRACTICES. 14.  The Landscape Architect shall have the right, at any stage of the installation,
— 10 efect any work of material that does o meet the requiremens of the
SEp— oeveorce s e s 07 icommiicti o nooverery - LororoseD seruas
PLASTIC STRAPS. REPLACING ANY TREES WITHIN UTILITY 15, Contractor shall be responsible for checking plant quantities to ensure
WO BELTAKE NYLON O SEGEMENTS THAT A DAAGED THOUGH ARE PLANNED Issued
PLASTIC STRAPS. 'NORMAL MAINTENANCE OR REPAIRS. ‘quantities on drawings and plant list are the same. In the event of a
discrepancy, the quantities on the plans shall prevail. March 9, 2018
MAINTAINED 6. The Landscape Contractor shall seed and mulch or sod (as indicated on plans) Berm Detail g
WITH 1Ty GRONANGES. WARRANTY PERIOD BEGINS AT THE TIE OF G APPROVAL WATERING AS T e o s Mareh 14, 2018
NECESSARY SUALL GGCUR DURING THS WARRANTY PERIOD .
17. A pre-emergent weed control agent, "Preen" or equal, shall be applied May 16,2018
uniformly on top of all mhing inal plantng beds, May 18, 2018
16, Alllandscape areas shal be provided with an underground automatic May 23, 2018
sprinkler system vy a0t
s oo ren 19, Sod shall b o yrcld “BaroniCheriadoh Kentcky Bl Gras grown i 509 o1

GUYINGDETAL  STAKINGDETAL

TREE STAKING DETAIL

OPTIONAL ROW

TRANSFORMER (TYP.).

76,8000
MEDIUM SHRUB (TYP.)

TRANSFORMER SCREENING DETAIL

ot o scale

| ©2019 Allen Design L L.C.
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LAND PLANNING / LANDSCAPE ARCHITECTURE
557 CARPENTER » NORTHVILLE, MI 48167

248 467 4868 » Fox 248 349 0559
Email jca@wideopenwest.com

° o
PLAN

SET STAYS ABOVE FIRST
BRANGHES, APPROX. HALFWAY
UP TREE (SEE DETAIL)

MULGH 3 DEPTHWITH

DETENTION POND SEED MIXES AND SITE PREPARATION AND SEEDING

Emergent Seed Mix

Stormwater Seed Mix

August 30,2018
March 4, 2019

July 17,2019
September 11, 2019
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Emergent Wetland Seed Mix by Cardno JFNew
1,657 5.

39.8Ibs. per Acre Application Rate

1.4 Ibs. of Emergent Seed Mix

3"-6" of Topsoil or Wetland Mulch Shall be
Placed in this Area. Use Seed Mat.

Placed in this Area.

Stormwater Seed Mix by Cardno JFNew

32,6 Ibs. per Acre Application Rate
3.9 Ibs. of Storm Water Seed Mix o
3'-6" of Topsoil Shall be

Gtk g Comren s

Sheet No.

ica
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* Tioes Located in Standing Water. Sizes are approximaled.

Total Trees 71 Trees
Less Non - Regulated Trees:
Non-Regulated Trees 37 Trees

Net Regulated Trees

34 Regulated Trees

Regulated Trees Removed 0 Trees

Heplacemenl Required

Trees8"- 11" Otreesx 1= 0Trees
Trees 11" 20" Otrees x 2= 0Trees
Trees 20"-30"  Otrees x 3= 0 Trees
Trees 30"+ Otrees x 4= 0Trees
Multi-Stemmed Trees 0 Trees
Net Replacement Required 0 Trees
Available Credits 28 Trees
Replacement Required 0Trees

Key

% Removed Tree

Remarks Key:

Save
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Remove

Exempt

Regulated tree be saved
Tree is located outside of a woodland
area and will be saved.

Tree is located in a regulated

woodland and will be removed.

Tree is dead or located outside

of a woodland area and will be removed.
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Woodland Limits

"T"POLES @ 5'O.C.
PROTECTIVE FENCING
ORGANIC LAYER

TOP SOIL

UNDERSTORY PLANTS
MINERAL LAYER

Eihor Plasic or Wood Orange Srow Fercing Sh b nstale at orBeyond he rlin, Unless
o e o
e T e o et v 1o e
Shoine 5 e Gt RS o T e o
o

o Comietn T St b ot Oncs o Faror o sl o spcin.
Giarto G Foracivo Foncog b Remoued Wiout Prope Agpioval ot o Oy
e STy W A Focsed ' oo T1s G b, o rkd
o et Charcly wmkm .

Conscion Eagpmont Wit Protocied Arsas.
g e e e
e G Uy o P for b PR
o s

Tob

1 e, stnes
Eraees

e e s FAND

= S
o o
o oo Regin e Adponto b Propry o Ao Feod
23 Wimether o ot ey ar Shonm o1 s P

/ \ LAND PLANNING / LANDSCAPE ARCHITECTURE

557 CARPENTER » NORTHVILLE, MI 48167
248.467.4668 » Fox 248.349.0559
Email jca@wideopenwestcom

Seal:

Title:

Woodland Plan

Project:

Keford Collision & Towing
Novi, Michigan

Prepared for:

Alpine Engineering
46892 West Road
Novi, Michigan 48377
248.926.3701

Revision: Issued:
Review March 0, 2018
Revised March 14, 2018
Revised May 16, 2018
Revised May 18, 2018
Rovised May 23, 2018
Revised July 11,2018
Revised July 12,2018
Revised August 30, 2018
Revised March 4, 2019
Revised July 17,2019
Revised September 11, 2019

Job Number:

PLACED 1' BEYOND DRIP LINE LIMITS

18-016

Drawn By: Checked By:
iea jea

o 25 50 NORTH

o=

Sheet No.

TREE PROTECTION DETAIL

L-3



Drawing Note

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

General Note

1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.

2. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.

3. ALL CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABII

FUTURE FIELD CONDITIONS. THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED

FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIO!

ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS. ACTUAL PERFORMANCE OF ANY

MANUFACTURER'S

LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER

VARIABLE FIELD CONDITIONS. MOUNTING HEIGHTS INDICATED

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR IN|
LIGHTING SYSTEM SUITABILITY AND SAFETY. THE ENGINEER ANI
REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY C¢

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.

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

Ordering Note
FOR INQUIRIES CONTACT GASSER BUSH AT
QUOTES@GASSERBUSH.COM OR 734-266-

6705

By e

LITY OF THE LAYOUT TO EXISTING /

NS IN ACCORDANCE WITH

ARE FROM GRADE AND/OR FLOOR UP.

IDEPENDENT ENGINEERING ANALYSIS OF
ID/OR ARCHITECT IS RESPONSIBLE TO
OMPLIANCE.

Stati

Symbol | Avg | Max | Min | Max/Min | Avg/Min | Avg/Max

[EAST ENTRANCE

0611

[NON-SECURED LOT

05:1

[PROPERTY LINE

03:1

03:1

|
°

[SECURED LOT
[WEST ENTRANCE

07:1

sese

3

‘00 "0 0o ‘935

fao 0

‘00 00 50 00 "00 ‘03 ‘031 1 01

B i

Oy S

T PR O

PPeR 08 08 a6 o

D-Series Size 1
LED Wall Lurninaire

D 2=

mu-\(uw ELEW)

" 13 1%

o mew .
= vl
el

Than £ Saries Wil urrirasins i 8 eninh, fully
tepatecd |EC sk i e bnddieeg emcaurst

gt se aecl g3 &
ver cormparable P mstal hukc Lemiae,
the D Bt
Lt schution that frcedces Wt that as
|

IEXAMPLE: DEXW! LED 20C 1000 406 TIW MVOLT DOBTAD

ofan "0 o0 a0 “og/%a ‘0 00 01 '3 04 04 05 ‘05 04 '3 ‘s 07 2000 00 ‘20
OTOE 05 3 03 02 ‘3 03 03 S, "0r ‘a2 5a ‘oe ‘0s 52 ‘02 ‘02 02 2 ‘02 02 02 ‘01 ‘01 ‘b1 ‘01 00 3 ‘sa 2000 a0 ‘20
[Schedule
[ Number| . mens Mounting
Symbol | Label | QTY Number | Lamp | | Filename | oo | LLF| Wattage | Mountn
PN & [Uthonia Uighing [ GSXW1 LED 20C 350 [DSXWI LED WITH (3 10 LE0 LiGwT |20 T ool s (09| 233 P
A 40k T3 MOLT cnGes, Tve Tan oFTc, 4000, @ 350 a0k 73
H_MOLTies
~ T [Tihoia Using | DSET L£0 73 40K T3[0S TED AEA UG, 2 FERFORANCE [L£D T [osximo e [ w05 | i
B MVOLT WeR. e 000K, TPE 3 <0k Tam_ L
O CISTRIBUTION, MVOLT, WALL BRACKET Ties
5 [Uthonis Ughting | DSX1 LED P4 40K TFTH [OSXI LED AREA LIGHT. P4 PERFORMANGE | ED T [osximo e [ w05 | 1% o
[a HVOLT WBA PACKAGE, 4000K, FORWARD THROW 40K _TFTM_Mv0
O c MEDIUM DISTRIBUTION, HVOLT, WALL ies
7 [T Uiy [ 05X €072 40K T2 0SXT LED ARER UIGHT, 72 PERFORAANce [ 1£0 T [eSxoe | w7 [0 70 e
[} b woLr 000K, TYPE 2 ML 20k T2m. L
- CisTRiBTIoN, $voLT e
& [Uthoria Uighting | DSX1 LE0 P4 40K T3M_[DSXI LED AREA LIGHT, P2 PERFORMANGE | 2D T [osx e | wm (05| 1% =
0 B [ oRASE oo re & e o,
- DiSTRIBUTION, MVoLT
3 [Wthoria Uighting | DSX1 LE0 74 40K 147 _[OSX1 LED AREA LIGHY, P4 PERFORMANCE | 2D T (oo | wm |05 | 1% e
O F oL PACKAGE, 3000 IFE 4 WEDIUM 20K 7am_ivoL
- DrsTRIBUTION, Mol Tie
[ Gthoria Uignting | DSX1 LE0 7% 40K 147 [ OSX1 LED AREA LIGHT, P6 PERFORMANCE | 2D T (oo moee | s |05 | 3 e
G oL PACKAGE, 400K, TYPE 4 HEDIUN 20K Tam_oL|
-0 DISTRIBUTION, MVOLT Ties
[ Gthonis Uignting | 05X LED 75 40K TFT# [ GSX1 LED AREA LIGHT, & T [osa s | w05 | 1@ b
O o AGKAS, 1000K. FORWARD THRO Pk
H VEDION DISTRISUTION, MVOLT, HOUSE LT_Hs.
s SioE swiel
B 3 oL PACKAGE, 400K, TYPE 5 WD <0k Tsw_inG -
B CISTRIBUTION, MVOLT (Tles

D-Series Size 1
LED Area Luminaire

b b IR

Lirwcna
LATHTING

KEFORD TOWING
PHOTOMETRIC SITE PLAN
PREPARED FOR: ALPINE ENGINEERING INC.
GASSER BUSH ASSOCIATES

WWW.GASSERBUSH.COM

Designer
/K8

Date
7/11/2018

rev. 11/5/2019
Scale

Not to Scale
Drawing No.
#18-20002-V3

1of1




INDEX OF DRAWINGS

® IS5UED
O I88UED FOR REFERENCE ONLY

T-001 | TITLE SHEET

ARCHITECTURAL DRAWINGS

A-ll__| DEMOLTTION PLAN

A-221 | DEMOLITION ELEVATIONS
A- OVERALL FLOOR PLAN
A LOOR PLAN

Al REFLECTED CEILING PLAN
A- LOOR FINISH PLAN

Al FF4E PLA

A EXTERIOR ELEVATIONG
A- BULDING SECTIONS

STRUCTURAL DRAWINGS

5-301 | ROOF FRAMING AND FOUNDATION PLAN

MECHANICAL DRAWINGS

-000 | LEGEND, 6YMBOLS, ¢ ABBREVIATIONS

-0t IECHANICAL DEMOL ITION FLOOR PLAN

=11 [ECHANICAL NEW WORK FLOOR PLAN

-200 | DETAILS AND DIAGRAMS

-300 | TEMPERATURE CONTROLS

-400 | TEMPERATURE CONTROLS

PLUMBING DRAWINGS

P-000 | LEGEND, STMBOLS, ¢ ABBREVIATIONS

-001 | PLUMBING DEMOLITION FLOOR PLAN

-0l | PLUMBING UNDERGROUND PLAN

Gl PLUMBING NEW WORK FLOOR PLAN

ELECTRICAL DRAWINGS
ICAL LEGEND AND STMEOLS

L DEMOLITION FOWER FLAN

[ DEMOLITION LIGHTING PLAN

L LIGHTING FLOOR

[
[
ICAL POWER FLOOR PLAN
ICAl
ICAl

PLAN
L RISER DIAGRAM AND PANELS

Architect

CITYSCAPE ARCHITECTS, INC.
40850 GRAND RVER AVENLE
SUITE 200

NOV|, MICHIGAN 48315
CONTACT, JobH UAGENSCMER
PHONE: 248-TI5-4183

FAX:  248-411-Tee8

Civil Engineer

ALPNE SNGNERNG .
253 LEST RO, GTE low

zon
PHONE: 248-926-3101

Structural Engineer
STONEY CRERK STRIGTIRAL
ENGINEERING, PLLC
119 MUDEQR

UF, il 48390
CONTACT BN PgiALE
FHONE: 248-421-4613

Mechanical Engineer
BELLINGER ABBOCIATES
1282| FARMINGTON RD,
LIvoni4, 11 4582
MT NAUM POPOVEKI
PHONE: 248-482-0045
Fax. 248-460-0081

Electrical Engineer
ETS ENGINEERING, INC.

E
PHONE: 248-144-0360

CARSTAR
(Keford Collision)

Renovation

CODE DATA

APPLICABLE CODES:

BULONG 2082 Mietigan Bullng Cod 4 2015 Vicigan Rehdbiliaton
dsting Bulding

ACCEBSBLITT  Crapta | of e Mehigen Bulcing Code
ICC/ANSI Alll) ~2002 Slandard as referencect
in Chapter 1

FLIMBING 205 Michigan Flunbing Codle

MECHANICAL 2015 Michigan Mechanical Codle

ELECTRCAL 2014 National Elecrioal Cod (1014 NEC)
uith Michigan Ansnnrt

ENERGY ASHRAE 901 2013 ParIOA Michigan nifom Energy

FIRE 2015 International Fire Codle (2015 FC) ulth City
Anenciments Chapter 23 City Code of Ordinance

PROJECT DESCRIPTION:

EROUECT CONSITS oF, 4N NTERIOR 4D EXTERIOR RENOVATION 0F 4
EXISTING BULD RE WILL BE NO CHANGE TO BULDING AREA OR
o RN AND ELECTRICAL UFGRADES WL BE MADE TO
SUFFORT BUILD-0U1

CHAPTER 3.
USE AND OCCUPANCY - NO CHANGE

MIXED EE / NON-SEPARATED EULDING (NO EEPARATION FEQU/RED)
TORAGE USE GROUP (5-|, MODERATE HAZARD STORAGE)

CHAPTER 6:
CONSTRUCTION TYPE (NO CHANGE)
CONBTRUCTION TYPE: llip

CHAPTER 9: FIRE PROTECTION $TSTEMS
AUTOMATIC SFRINKLER SYSTEM NOT REGUIRED OR FROVIDED

PLUMBING CALCULATION (BUSINESS / CUSTOMER AREASX

CCUPANT LoAD: 75 00C ToTAL
1 MALE /I FEMALE

'DOES NOT NCLUDE FUTIRE: TENANT SPACE AREA

FRE REQURED  rROVIDED
UE & V15 FOR FiT 50, TN 150 TRER X IPEREEX
LAv. % IADFORFIRST 60, HENVBO  IFERSEX  2PER %X
DRIKNG FOINTAN * V00 2104 2oL
seRvcE e 1ot oA

PLUMBING CALCULATION (SERVICE ¢ PARTS DEPARTMENT):
CCCUPANT LoAD., 60 0cc TaTAL

OILY MALE TECHNCI NS AR CURRENTLY (D HOTORE AL EPLOTED.
IMBERS BELOU B

BaseD N 1S N T
TOTOR VEHCLE REPAR GARAGE
2. PUBNEEA LEE GRCLID P PLSNABS TRANSACTIONS) » motvu.g‘ L FrL TR ocoiPe Rl mmm Ydiree
oFFicES
e REURD  FrRovDED
CHAPTER 5: ucevios TFERSEX 3 TOLETS, 3 IRNAS
GENERAL BUILDING HEIGHT AND AREA (NO CHANGE) Lav e Uioo IFEREEX  2T0TAL
TOTAL BULDNG AREA: 22871 (NO CHANGE) DRIKNG FOINTAN o Vg0 e 27orAL (e cr. LoweE)
ALLOWABLE AREA
Ssction 506
LoE GROP |ALLOUABLE | STREET FRONTAGE
smareR | noRescE: o1
Ta51E 203 - | 404 CF AlLou FeR A ouaeLE
e [s0ess
o
I e Teso0 &
st | nseos | ecow 00w
e, e TEREFORE BULDING 9
o " aen Y ¥ w0 URWIESERYS
4
X
GROUP B AREA GROUP B AREA
f No UoRK 34‘ No UoRK
s !
X X
3
GROIP & AREA
FER T4BLE 508 PANT
SHOP AREA TO HAVE
HRD HOOR £ECOND | FReT FLOOR 2-HOUR RATED FIRE o
fLoom BARRER
N
NORTH
e
pes

CODE PLAN

N
vaz‘:m‘w

TYSCAPE

architects

design - planning - interiors

[ ] [ ] [ ]
40850 Grand River Ave Suite 200
Novi. MI. 48375
248 471 7877 ph
248 471 7868 fox.

client

sty oty Rrpar Fapects

notice
THS ARCHIEECTURAL DRAWING IS GVEH INSTRICT
COMFDECE. 10 LiE N WHOLEOF oA it
HADENTHOLIPROR

ALRIGHS ARE DY RESERVE
(CIYSCAPE ARCHTECTS
COPYRIGHT YEAR 2019

project title

Carstar
(Keford)
Collision

45241 GRAND RIVER AVE
NOVI, I 48375

sheet title

TITLE SHEET

drawn W
approved v}

—
issved date

DESIGN DEVELOPMENT _ 03-08-2019

OWNER UPDATES 06-10-2019
PRO 07-17-2019
PRELIM. SITE PLAN 09-13-2019

sheet number

T-001



| ® o ® TYSCAPE

architects

g 156"

7z

=10

" e ——— et ke s
| ] | ] "
4 - 40850 Grand River Ave Suite 200
¥ 2 Novi. MI. 48375
= ! 248 471 7877 ph
248 471 7868 fax
w e o o client
LINTEL
! CARSTAR
| | o by e Epee
| |
s j— "
i notice
- O p—
1 S : S GG,
. i b
| T fwe wose ! rarsicr
] P
T | i | e
I I project title
| a’m 0 | BODY SHOP
. = el L Cw | Carstar
e i AN [
Wi I N R S S U —— U B (Keford)
i LN .
S T Collision
v L .|
stomd — 45241 GRAND RIVER AVE
[ - NOVI, Ml 48375
Q ATTIC FLOOR PLAN - NO WORK
a2 = sheet title
H OVERALL FLOOR
<z o . PLANS
¥ ¥ ' N E DRAWINGS
s
—
m O project number
Ex orrce o = —
| —p— 17062
! e T drawn W
t e approved D
“‘{%’" issved date
EX OFFICE H+ DESIGN DEVELOPMENT  03-08-2019
@ T
OWNER UPDATES 06-10-2019
%F PRO
D PRELIM. SITE PLAN
Pasgs stonace
lI' sheet number
rorm o
SECOND FLOOR PLAN - NO WORK m O FIRST FLOOR PLAN

&N
=\ =

A0
-




vE

PER DOOR
SCHEDULE PER DOOR
SCHEDULE
architects
i 4 1
&y El
9 B
d i 8 8 i
i 5 g £ @) @) i
8| 3 8
£ £ i ¥ O @ i design - planning - interiors|
¥ ol X H = = =
¥ ¥ il 40850 Grand River Ave Suite 200
0 Novi.. MI . 48375
OH-W CL i 248 471 7877 ph
@ I 248 471 7868 fox
I
DOOR TYPES ! e
I
DOOR SCHEDULE LEGEND GLAZING SCHEDULE - AR
EX EXISTING TO REMAIN L] INSULATED GLAZNG = Iﬁl s Asty Body Rrpar Fapects
IG-1T TEMPERED INGULATED GLAZING
BF ALUM  STOREFRONT ALUMINUM DOORARAME FER
SPECIFICATION SECTION 28 413 MG-IT TEMPERED MONOLITHIC GLATING
notice
DOOR SCHEDULE THS ARCHTECTURAL DRAWIG I GVEY: NSTRCT
T UelEld Pl
DOOR | DOOR / OPENING DOOR FRAME DETALS HDW REMARKS DOOR O MADE WITHOUT PRIOR WRT CITYSCAF
ACTION TYPE | MATL FINISH TYPE | MATL FINISH HEAD JAVB SET o I'|'IT§.|'|’L‘§.F ECTS
SWNG H m FANT ~ vy PANT - — o m ALLRIGHTS AREHERESY RESERVED.
SWING G_|SFALUM| FACTORY | XXX | SF ALUM | FACTORY ea jami w a CITSCAPE ARCHTECTS
Swir Al c Al ea jam! w b COPYRIGHT YE
SWiI Al B Al ea jam w 22 D [
SWi Al B Al ea jam w 02b project title
Swi Al A Al ea jam! w 03a i N . i
Sl ANT A ANT ea jami w 1052 .
Swi PANT A H PANT = jom w 106 ] Carstar
SWi PANT c PANT ea jami w 1072 H
SWiI PAINT B PAINT ea jam w 108a I (Keford)
Swil PAINT (% PAINT ea jamt w a H L] L] L] ..
Swil PAINT C PAl ea jam! w a
Swil PAINT C PAI ea jam!| w 3a COIIIslon
Swi AINT A Al ea jam! w b
Swi ANT A A ea jami w a 45241 GRAND RIVER AVE
o a1 O : FURNITURE PLAN (CONCEPT ONLY) | Shand RVER
O.H. OH GUALUM ACTORY C PAINT - ea jam! w 8a g = 10
O.H. OH GUALUM ACTORY C PAINT - ea jam! w b sheet title
OH OHW | GLALUM|_FACTORY | C | PANT - ea jami
OH c ALU ACTORY c - - ead jami w_|2 HOUR FIRE RATED b
OH C ALU ACTORY c - - ead jamb dw_2 HOUR FIRE RATED 119G
OH FL | AM PAINT B | PANT - ead Jamb w 121a ENLARGED FIRST
EXISTING TO RENAIN EX FLOOR PLAN
FER DOOR FER DOOR z SEE PLAN 2" r 108" Vi v 108" VEE vk 201 vE e g-g' Ve -9 vk -" Ve g3 e e -0 -g*
2" WSCHEDULE 2" 2" W SCHEDULE 2" |FER POOR
N . feemmur
4 E 4 \ ALIGN WALL
WITH EDGE
OF PILASTER ﬁrmms !
H FLEXIBLE ELECRT  orpLASTER o
ki 3 BLLNG
¥ i y
] = v
I7]%) 3
A B c EGUIPHENT R, storasE ClieD| o project number
@ ) bt Ll
FRAME TYPES , Y commpo J
3| B 44 a [ l
) || drawn W
i approved i}
DISPATCH & —
B 8| issved date
ki -8 g B ¥ 5-0" ¥ 1-6" =D CUST. WAITNG ; DESIGN DEVELOPMENT _ 03-08-2019
ERRRRRRER izl = OWNER UPDATES 06-10-2019
= O ] PRO
uP 10
SECOND RLOOR <
) 9 PREUM.STEPLAN  09-13-2019
0 (e Ol
. . CLEAR ~
I |
. - 177] ?\
i
I N
STORAGE FRER / SToRAGE sheet number
100" b2 .0 P ) EA )
5" NORTH '| ] '|

@ FIRST FLOOR PLAN

R




KT EXTERIOR FINISH MATERIALS SCHEDULE
—T I STMBOL | DESCRIPTION SPECIFICATION
—— — &l SIGUGE BY ONER - 6C.T0 SYMBOL_DESCRIPTION SECTION
Exrsrw7 LOGATION, POUER AND MANTNG CMP-11/2" CORRUGATED METAL PANEL WITH EXPOSED FASTENERS
NG - PANT 1.2 —— | GUIREMENTS UITH SIGNAGE
SUFPLIER THRU OINER. AL MFR: PAC CLAD
S 10 B PERITIED COLOR: PREFINISHED TO MATCHPT-1
CMP-2 CORRUGATED METAL PANEL WITH EXPOSED FASTENERS
T N eran PROFILE TO MATCH EXISTING ADIACENT METAL PANEL
T REmAN MFR: PACCLAD
COLOR: PREFINISHED TO MATCHPT-2
L] PT-1 PAINT: SHERWIN WILLIAMS | REALRED | SW6868
= N THIS DESIGNATION REFERS TO COLOR AND SHEEN ONLY. REFER
’ 7 TO SPECIFICATION FOR PAINT TYPE AND ADDITIONAL
N . 0P OF EXISTING FLOGR INFORVATION.
— gg&’w PT-2 PAINT: SHERWIN WILLIAMS | CITYSCAPE| SW7067 099100
— ELEV. - 000" THIS DESIGNATION REFERS TO COLOR AND SHEEN ONLY. REFER
TO SPECIFICATION FOR PAINTTYPE AND ADDITIONAL
SOUTH ELEVATION INFORATION.
g’ =1
Sl R T L L L L N
S Tl R T TR [ < EXGTIED, LA L ] TO REMAN
il .:..::.C‘:‘.”.F’E:."‘AT“;.‘:..:. \
T oo T SR A e e e e
W —— —
/ AN
|l 7\ —
8 7 \
5 [0 81 CMITO
7 \ REMAN
N T TOP OF EXISTNG FLOOR
. ‘b SLAB (FIRST ALOOR)
REFERENCE
et om0 pooss L — e e
WITH NEW LINTELS ABOVE
Q B =10
H::;: :“:‘;::;‘ .leDa-ﬁtT“E?“ ‘;::A‘:“:::;A:A‘
T TT— erouro T sroun
e s 2
TOP OF EXSTNG FLOOR
B 8LAB (FIR8T FLOOR)
& —
ELEV. = -0"
= ®
A2,
T e ! L— o LoWERED RoGF
LA e Tl AR Rl TR T A *| EQUIPMENT NSSERNSOEENSOTENInEENID
SEENISEENID NaaeeN EXNABEENS ol R e Tl R TR L el H Tl b
EXISTING METAL - SEHISEEND NaceN R AEEEN " PREFINISHED ALUMINUM COPING PANTED FT-1 T T A L T EXIBTING METAL.
aonc - eant etz R LD : ~ COLOR T MATCH PT-1 AT T o - ranrer2
ovr KeRNSNNINS NN
e docon —1 St rie —— LR
AT R
EXISTNG AL T %
T T Tkt o T T
;’Efﬁ%f@;o i NN EN E@ }\‘HH** & ‘H HI N N P2 OVER
| mii 1 T -, BsTTE
I I | | T I I
- B ERERRRREERES o AR
I INEEE] EEEmEE S —

EXISTNG HoLLow 5
METAL DOOR AND
FRAME - PANT P1-2

NEW GLASS ¢ ALWMNJ
OH DOOR N EXISTNG
OPENNG

-2

EXIST TILE

STOREFRONT ALUMNM
ENTRANCE DOOR AND.
SIDELITE.

TOP CF EXISTNG FLOOR
@ —LBCRTRD
REFERENCE
ELEV. - 000"

Q NORTH ELEVATION

=

TYSCAPE

architects

design - planning - interiors

[ ] [ ] [ ]
40850 Grand River Ave Suite 200
Novi. MI. 48375
248 471 7877 ph
248 471 7868 fox.

client

project title

Carstar
(Keford)
Collision

45241 GRAND RIVER AVE
NOVI, I 48375

sheet title

EXTERIOR
ELEVATIONS

——
project number

17062

drawn W
approved v}

I
DESIGN DEVELOPMENT
OWNER UPDATES

PRO
PRELIM. SITE PLAN -

sheet number

A-211



@ ISSUED
O ISSUED FOR REFERENCE ONLY

INDEX OF DRAWINGS

T-001_| TITLE SHEET
[
[
ARCHITECTURAL DRAWINGS
A—011_] DEMOLITION PLAN
A—021_| DEMOLITION ELEVATIONS
A=T10__| OVERALL FLOOR PLAN eole
A-T11_| FLOOR PLAN eole
A= REFLECTED CEILING PLAN
A= FLOOR FINISH_PLAN
A= FF&E PLAN
A= EXTERIOR_ELEVATIONS
A= BUILDING SECTIONS
STRUCTURAL DRAWINGS

S-301 ROOF FRAMING AND FOUNDATION PLAN

MECHANICAL DRAWINGS

LEGEND, SYMBOLS, & ABBREVIATIONS
MECHANICAL DEMOLITION FLOOR PLAN

MECHANICAL NEW WORK FLOCR PLAN

DETAILS AND DIAGRAMS

TEMPERATURE CONTROLS

TEMPERATURE CONTROLS

PLUMBING DRAWINGS

[ LEGEND, SYMBOLS, & ABBREVIATIONS

(BING DEMOLITION FLOOR PLAN

(BING UNDERGROUND PLAN

/BING NEW WORK_FLOOR PLAN

IS

IS

ELECTRICAL DRAWINGS

TRICAL LEGEND AND SYMBOLS

TRICAL_DEMOLITION POWER PLAN

TRICAL_DEMOLITION LIGHTING PLAN

TRICAL POWER FLOOR PLAN

TRICAL LIGHTING FLOOR PLAN

TRICAL RISER DIAGRAM AND PANELS

Architect

CITYSCAPE. ARCHITECTS, INC.
40850 GRAND RIVER AVENUE
SUITE 200

NOVI, MICHIGAN 48375
248-471-7868

Civil Engineer

ALPINE ENGINEERING, Inc.
45882 ST ROAD, SUTE 109

SONTALTTom Gizon
PHONE:  248-926-3701

Structural Engineer

STONEY CREEK STRUCTURAL ENGINEERING,
PLLC

279 WOODBLRY
COMMERCE THP., NI 48390
CONTACT. _ BENJAMIN PENHALE
PHONE:  248-421-4573

Mechanical Engineer

SELLNGER ASSOCIATES
18821 FARNINGTON RO,
LIVONIA, M 48152
CONTACT: NAUN POPOVSKI
PHONE: _ 248—482-0045
FAX:  248-482-0052

Electrical Engineer

7S ENGIVEERIVG, TG,
HE-1/2 5. WASHNGTON BLVD,
ROYAL OAK, M| 48067
CONTACT:  SCOTT LEO
PHONE: - 248-744-0360

LOCATION MAP

CARSTAR
(Keford Collision)

Renovation

CODE DATA
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PLAN REVIEW CENTER REPORT
October 07, 2019

Planning Review
Keford Collision & Towing

JSP 18-31

PETITIONER
Keford Collision & Towing
REVIEW TYPE
Preliminary Site Plan
PROPERTY CHARACTERISTICS

Section 15

Site Location South of Grand River Avenue and east of Taft Road

Site School District Novi School District

Current Site Zoning I-1 Light Industrial

Proposed Site Zoning I-2 General Industrial

Adjoining Zoning North | I-1 Light Industrial

East I-1 Light Industrial

West | I-1 Light Industrial
South | R-4 and RA: One Family Residential
Current Site Use Vacant manufacturing facility
North | Corrigan Worldwide, Inc
East Construction Company
West | Warehouse Supply Office and Vacant Lots
South | City Regional Detention Pond and Single Family Homes
Site Size 7.61 Acres
Plan Date September 12, 2019

Adjoining Uses

PROJECT SUMMARY

The petitioner is requesting a Zoning Map amendment for 7.61acre property on the south side of
Grand River Ave. between Taft Road and Novi Road (Section 15) from I-1 (Light Industrial) to I-2
(General Industrial). The subject property contains two existing buildings which are currently
unoccupied. The applicant proposes to use the larger building (23,493 square feet) for an auto
body collision repair shop and related offices, along with an accessory use of car rental services.
The car rental service proposes to use up to a maximum of 10 parking spaces in the rear. The
applicant states that the potential use for the out building (5,703 square feet) would be a small tool
and die shop. No particular subtenants have been identified yet. In addition to the indoor uses, the
applicant proposes to use up to 160 spaces in an enclosed yard in the rear yard for storage of
towed vehicles.

RECOMMENDATION

Approval of the Preliminary Site Plan is recommended. The plan mostly conforms to the
requirements of the Zoning Ordinance, with a few deviations that were approved by City Council
as part of PRO Concept plan approval. Planning Commission’s approval of Preliminary Site Plan,
Wetland Permit and Storm Water Management Plan approval is required.




JSP 18-31 Keford Collision & Towing October 07, 2019
Preliminary Site Plan: Planning Review Page 2 of 6

PRO OPTION

The PRO option creates a “floating district” with a conceptual plan attached to the rezoning of a
parcel. As part of the PRO, the underlying zoning is proposed to be changed (in this case from I-1
to I-2) and the applicant enters into a PRO agreement with the City, whereby the applicant submits
a conceptual plan for development of the site. The City Council reviews the Concept Plan, and if
the plan may be acceptable, it directs for preparation of an agreement between the City and the
applicant, which also requires City Council approval. Following final approval of the PRO concept
plan and PRO agreement, the applicant will submit for Preliminary and Final Site Plan approval
under standard site plan review procedures. The PRO runs with the land, so future owners,
successors, or assignees are bound by the terms of the agreement, absent modification by the City
of Novi. If the development has not begun within two (2) years, the rezoning and PRO concept
plan expires and the agreement becomes void.

PROJECT REVIEW HISTORY FOR THE REZONING REQUEST

Action summaries from all the public meetings listed below are provided in the attachment.

e OnJune 11, 2018, a Pre-application meeting was held.

¢ On August 22, 2018, the plan was presented to Master Planning and Zoning Committee.

¢ On September 26, 2018, the Planning Commission considered the proposed development and
made a favorable recommendation to Council.

e On November 13, 2018, the City Council tentatively approved the proposed zoning
amendment.

e On June 03, 2019, the City Council approved the proposed PRO Concept plan and the
agreement.

REVIEW COMMENTS

This project was reviewed for conformance with the Zoning Ordinance with respect to Article 3
(Zoning Districts), Article 4 (Use Standards), Article 5 (Site Standards), and any other applicable
provisions of the Zoning Ordinance. Please see the attached charts for information pertaining to
ordinance requirements. Items in bold below must be addressed and incorporated as part of the
stamping set submittal.

1. PRO Conditions and Deviations: Please add the PRO Conditions and deviations listed in this letter
on the site plan sheet for reference. Please refer to additional comments that need to be
addressed to comply with the PRO Conditions listed in next section.

2. Uses Permitted per approved PRO Adgreement. The Land as reclassified shall be used only as
follows:

a. The larger existing building (23,493 square feet) shall be used for an auto body collision
repair shop and related offices, along with an accessory use of car rental services, which
shall have use of no more than 10 parking spaces in the rear yard of the building.

b. The smaller existing out-building (5,703 square feet) shall be used only for a use specifically
approved by the Planning Commission, in its reasonable discretion. It appears that there is
no proposed use or a prospective tenant for the out building. The applicant should provide
an update. A Planning Commission approval is required for any proposed use. The
applicant should contact Community Development department once a prospective tenant
is determined

c. An enclosed yard in the rear yard for storage of towed vehicles of ho more than 160
spaces. Current plan shows a total of 158 spaces.

3. Designated Parking: The plan should clearly label the 10 dedicated spaces for car rental,
dedicated spaces for staging.

4. Lighting and Photometric Plan:
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a. Building Lighting (Sec. 5.7.2.A.iii): Relevant building elevation drawings showing all fixtures,

the portions of the walls to be illuminated, luminance levels of walls and the aiming points of
any remote fixtures. Please provide the photometric information on building facades, in
addition to the site photometric plan.

Lighting Plan (Sec.5.7.A.2): Specification sheets for all proposed lighting are not provided.
Please provide as required

Security Lighting (Sec. 5.7.3.H): Indicate what lights will be turned on past hours of operation
for security reasons. A separate photometric plan is required for security lights only

MAJOR CONDITIONS OF PLANNED REZONING OVERLAY AGREEMENT

Some selected conditions that are part of draft PRO are included below. Please refer to the draft
PRO agreement for other details. Staff comments are provided in bold.

1.

The applicant shall provide $10,000 for use by the City of Novi Grand River Corridor
Improvement Authority in @ manner consistent with the Grand River Corridor Improvement
Plan, as determined by the Authority in its discretion (by way of example only, funding the
installation of sidewalks in certain “gap” areas along Grand River to improve mobility). Such
amount shall be paid to the City immediately upon recording of this Agreement. The
applicant has paid the amount. This condition has been met.

Outside storage of vehicles in the enclosed rear yard shall be limited to 160 parking spaces
only. Current plan shows a total of 158 spaces.

The smaller existing out-building shall be used only for a use permitted in the -2 District and
specifically approved by the Planning Commission, in its sole discretion. Developer
acknowledges that the PRO process is a voluntary undertaking on its part, and a
discretionary determination by the City. Because Developer cannot identify any particular
use of the building, the City cannot determine is the use of that building will be an
appropriate use or an overall benefit to the public or will instead detract from the PRO Plan
and primary use of the Land as described in this Agreement. Given the lack of a specified
use, the Planning Commission shall have the authority to (a) approve or deny any proposed
future use, and (b) review and approve or deny any improvements to the Land in
connection with such use, in accordance with the terms and conditions of this Agreement.
It appears that there is no proposed use or a prospective tenant for the out building. The
applicant should provide an update.

If the Developer, or a successor or company that acquires the Developer, ceases operation
of the proposed outdoor vehicle storage operation at the site, then the City shall have the
ability, without objection or challenge in any way by Developer, to rezone the land to its
prior classification of | -1, Light Industrial. It appears that there is name change to the
business. It is unclear if the ownership changed as well. The applicant should clarify.

In consideration of the City’s waiver of the ordinance requirement that the rear storage
area be paved, Developer shall

i. Keep the access aisle as shown on the PRO plan free from parked vehicles or other
obstructions so that there is fire truck access at all times (with the details of the
Developer’s plan to designate or demarcate the access aisle shown on the final
approved site plan); The plans do not show clear demarcation as required. Refer to
Traffic review for more details.

i. Undertake regular maintenance of the gravel storage area so as to prevent the
migration of the gravel storage area to other areas of the Land or Development or
adjacent properties or roadways or nearby waterbodies. To ensure compliance with
these requirements, the City shall have a reasonable right to enter onto the Land or
Development for purposes of inspection; provided, however, the City shall give 48
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hours’ notice of any expected inspection. If the City determines that corrective
action is required to be taken, it shall issue a notice of corrective action, which shall
include a time period for correction. Failure to comply shall be treated as a breach
of this Agreement.

ORDINANCE DEVIATIONS

The following deviations from the standards of the zoning ordinance are hereby authorized
pursuant to 87.13.D.i.c (2) of the City’s Zoning Ordinance.

1.

10.

11.

12.

13.

Planning deviation from Section 3.1.19.D for not meeting the minimum requirements for side
yard setback for Parking (20 feet minimum required, 10.7 proposed in the northwest parking
lot);

Landscape deviation from Section 5.5.3.A for not meeting the minimum requirements for a
10-15 foot tall landscaped berm or not providing the minimum required screening trees
between residentially zoned property and industrial. A berm approximately 7 feet in height is
proposed south of the southeast corner of the storage lot, but not along the entire southern
frontage, nor at the southwestern corner of the property (not including the preserved
woodland);

Landscape deviation from Section 5.5.3.C.ii and iii. for lack of interior canopy trees, in the
southern portion of the vehicular storage area due to conflict with truck turning patterns.
Landscape deviation from Section 5.5.3.C.iv for lack of parking lot perimeter trees along 400
feet of eastern edge of property due to lack of room between drive and adjacent
property;

Landscape deviation from Section 5.5.3.C.iv to allow planting of parking lot perimeter trees,
more than 15 feet away from the edge of the vehicular storage area;

Landscape deviation from Section 5.5.3.D for the shortage of a total of 2980 square feet
(37%) of required building foundation landscaping for the two buildings;

Landscape deviation from Section 5.5.3.D for allowing less than 75 percent of each building
perimeter to be landscaped;

Landscape deviation from Section 5.5.3.D for the shortage of green scape along the
building frontage facing Grand River (60% required, 54% proposed);

Landscape deviation from Section 5.5.3.C.ii.i. for the lack of landscape islands every 15
spaces within the enclosed outside storage yard due to the nature of the proposed use;
Traffic deviation from Section for proposing painted end islands in lieu of the required raised
end islands.

Design and Construction waiver of Section 11-239 to allow gravel parking for storage yard in
the rear.

Design and Construction waiver of Section 11-239 for lack of curb and gutter within the rear
yard storage area.

Design and Construction waiver of Section 11-239 for lack of parking lot striping.

SUMMARY OF REVIEWS

a.

b.

Q

Engineering Review: Additional comments to be addressed with Final Site Plan. Engineering

recommends conditional approval.
Landscape Review: Additional comments to be addressed with Final Site Plan. Landscape

recommends conditional approval.

Wetlands Review: A City of Novi Non-minor Wetland Permit and Buffer Authorization are
required for the proposed impacts to wetlands and regulated wetland setbacks. Additional
comments to be addressed with Final Site Plan. Wetlands recommend approval.

Woodlands Review: Not applicable

Traffic Review: Additional comments to be addressed with Final Site Plan. Traffic recommends

conditional approval.
Facade Review: Facade is currently note recommending approval.
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g. Fire Review: Additional comments to be addressed with Final Site Plan. Fire recommends
conditional approval.

NEXT STEP: REVISED SITE PLAN SUBMITTAL

Facade review is currently not recommending approval. The proposed elevations are different from
what was reviewed/approved as part of the PRO approval. However, the facade review notes the
colors that are currently proposed are neutral and can be recommended with the exception of
these comments:

a. The color proposed for the louver feature and the accent band (SW6868 Real Red) is not
consistent with Section 5.15.2 of the Facade Ordinance which prohibits intense colors. Please
work with our fagade consultant to find a compatible red.

b. The facade materials on the side and rear elevations are not proposed to be changed. The
PRO approval for the front facade was contingent on the side and rear elevations be painted
or otherwise treated in a manner that is consistent with the front facade and that the existing
natural fired clay tile will not be panted. Please provide revised side and rear elevations as
noted.

Please submit revised elevations addressing comments in Facade review letter.

PLANNING COMMISSION MEETING

The site plan requires Planning Commission’s approval of Preliminary Site Plan, Wetland Permit and
Storm Water Management Plan approval. The site plan also requires a public hearing._All facade
issues should be resolved prior to scheduling the Planning Commission Meeting.

Please work with the Planner to discuss timelines and deadlines.

FINAL SITE PLAN SUBMITTAL
After receiving the Preliminary Site Plan approval, please submit the following for Final site plan review
and approval

1. Seven copies of Final Site Plan addressing all comments from Preliminary review
Response letter addressing all comments and refer to sheet numbers where the change is
reflected
3. Final Site Plan Application
4. Final Site Plan Checklist
5. Engineering Cost Estimate
6
7
8

N

Landscape Cost Estimate
Other Agency Checklist

. Hazardous Materials Packet (Non-residential developments)
9. Non-Domestic User Survey (Non-residential developments)
10. No Revision Facade Affidavit (if no changes are proposed for Facade)
11. Legal Documents as required
12. Drafts of any legal documents (note that off-site easements need to be executed and any
on-site easements need to be submitted in draft form before stamping sets will be stamped)

ELECTRONIC STAMPING SET SUBMITTAL AND RESPONSE LETTER
After receiving Final Site Plan approval, please submit the following for Electronic stamping set
approval:
1. Plans addressing the comments in all of the staff and consultant review letters in PDF format.
2. Response letter addressing all comments in ALL letters and ALL charts and refer to sheet
numbers where the change is reflected.

STAMPING SET APPROVAL



http://www.cityofnovi.org/Reference/Forms/FinalSitePlanApplication.aspx
http://www.cityofnovi.org/Reference/Forms/FSPChecklist.aspx
http://www.cityofnovi.org/Reference/Forms/OtherAgencyChecklist.aspx
http://www.cityofnovi.org/Reference/Forms/HazardousMaterialsPacket.aspx
http://www.cityofnovi.org/Reference/Forms/NonDomesticUserSurvey.aspx
http://cityofnovi.org/Reference/Forms/NoRevisionFacadeAffidavit.aspx
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Stamping sets are still required for this project. After having received all of the review letters from
City staff the applicant should make the appropriate changes on the plans and submit 10 size 24” x
36" copies with original signature and original seals, to the Community Development Department
for final Stamping Set approval.

SITE ADDRESSING

A new address is not required for this project. The applicant should contact the Building Division for
an address prior to applying for a building permit. Building permit applications cannot be
processed without a correct address. The address application can be found by clicking on this link.

Please contact the Ordinance Division 248.735.5678 in the Community Development Department
with any specific questions regarding addressing of sites.

STREET AND PROJECT NAME

This project does not require approval from the Street and Project Naming Committee. Please
contact Madeleine Kopko (248-347-0579) in the Community Development Department for
additional information. The address application can be found by clicking on this link.

PRE-CONSTRUCTION MEETING

A Pre-Construction meeting is required for this project. Prior to the start of any work on the site, Pre-
Construction (Pre-Con) meetings must be held with the applicant’s contractor and the City’s
consulting engineer. Pre-Con meetings are generally held after Stamping Sets have been issued
and prior to the start of any work on the site. There are a variety of requirements, fees and permits
that must be issued before a Pre-Con can be scheduled. If you have questions regarding the
checklist or the Pre-Con itself, please contact Sarah Marchioni [248.347.0430 or
smarchioni@cityofnovi.org] in the Community Development Department.

CHAPTER 26.5

Chapter 26.5 of the City of Novi Code of Ordinances generally requires all projects be completed
within two years of the issuance of any starting permit. Please contact Sarah Marchioni at 248-347-
0430 for additional information on starting permits. The applicant should review and be aware of
the requirements of Chapter 26.5 before starting construction.

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 skomaragiri@cityofnovi.org

ey

Sri Ravali Komaragiri — Planner



http://www.cityofnovi.org/Reference/Forms/Bldg-AddressesApplication.aspx
http://www.cityofnovi.org/Reference/Forms/Bldg-ProjectAndStreetNameRequestForm.aspx
mailto:skomaragiri@cityofnovi.org
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Items in Bold need to be addressed by the applicant with the next submittal.

Meets

ltem Required Code Proposed Code Comments
Zoning and Use Requirements
Master Plan Heavy Industrial No On June 03, 2019, the
(adopted Industrial Research City Council approved
August 25, 2016) | Development Technology the proposed PRO
. . Concept plan and the
Area Study Grand River Corridor Study No agreement.
Zoning I-1: Light Industrial District I-2 General Yes
(Effective Industrial
December 25,
2013)
Uses Permitted Permitted use are subject to Outdoor storage | Yes Uses permitted are
(Sec 3.1.18B & the PRO Agreement. Refer to yard for towed consistent with the PRO
C) Planning review letter for more | vehicles (160 agreement.
details cars)
The applicant should
Auto body repair contact Community
shop with 19 Development department
service bays and once a prospective
a Carrental tenant is determined
services with 10
spaces (23,493 SF)
Tool and dye
shop (5,703 SF)
Phasing Provide phases lines and detail | Phasing not NA
description of activities in each | proposed
phase
Automobile Service Establishment(Sec. 4.50)
Site area 2 acres minimum 7.61 acres
Site frontage 200 feet minimum 294.52 ft.
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Meets

(Existing setbacks)

Item Required Code Proposed Code Comments
Vehicle parking | Not allowed Not proposed NA
within front yard
setbacks
Vehicle parking | Not allowed Not proposed NA
within side yard
setbacks
Service bay No service bay doors shall No doors NA
doors face a major thoroughfare.
Curb cuts Only 1 curb cut Two curb cuts NA
PC may require a marginal existing
access roads; setbacks are
measured from marginal
access road
Height, bulk, density and area limitations (Sec 3.1.19)
Frontage on a Frontage on a Public Street is Frontage on Yes
Public Street. required Grand River
(Sec. 5.12) Avenue
Access to Major | Vehicular access shall be Accessto Grand | Yes
Thoroughfare provided only to an existing or | River Avenue
(Sec.5.13) planned major thoroughfare
or freeway service drive
Minimum Zoning | Except where otherwise NA
Lot Size for each | provided in this Ordinance, the
Unitin Ac minimum lot area and width,
(Sec 3.6.2.D) and the maximum percent of
lot coverage shall be
Minimum Zoning determined on the basis of off- NA
Lot Size for each | street parking, loading,
Unit: Width in greenbelt screening, yard
Feet setback or usable open
space
Open Space NA
Area
Maximum % of (Sec 3.6.2.D) Existing Building Yes
Lot Area
Covered
(By All Buildings)
Building Height I-2: 60 ft. Existing Building: Yes
(Sec. 3.1.19.D) varies from 11
feet to 33 feet
Building Setbacks (Sec. 3.1.19.D)
Front 100 ft. 181.5 ft. Yes? Setbacks do not conform
Appears to be in to thg code, but they are
Rear 50 ft. considered legal non-
conformance .
conforming. No changes
18 feet east to existing setbacks
Side 50 ft. 48.9 feet west

Parking Setback (Sec 3.1.19.D)& Refer to applicable notes in Sec 3.6.2
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Meets

(Sec 3.6.2.P)

sec 5.5.3.

ltem Required Code Proposed Code Comments
No parking in front building No parking Yes/N | This deviation is included
setback of 100 ft. proposed within 0? the approved PRO
Front Minimum site area: 2 acres 100 feet agreement.
Parking area > 50 % of front
yard
Rear 100 ft. min (Sec. 3.6.2.F) 103.4 ft. Yes
. . 10.7 ft. west
Side 20 ft. min 20 ft. min on east No
Note To District Standards (Sec 3.6.2)For I-1 and I-2
\E();trednzrbi'gig a All exterior side yards_abuttir_lg No side yard
a street shall be provided with . NA
Street a setback equal to front yard abutting street
(Sec 3.6.2.0) '
Off-Street Development is 2 acres in size | 7.61 acres Yes
Parking in Front | parking does not extend into
Yard (Sec required building setback (100 | 102 ft. Yes
3.6.2.E) ft.)
Parking does not occupy more | Appears to
than 50% of area b/w front comply Yes
setback and bldg. facade
Parking is screened with 2.5 ft. | Abermis Ves
brick wall or landscape berm proposed;
Planning Commission finds
parking is compatible with To be determined | TBD
surrounding area
Off-Street Parking does not occupy more | Applicant is Yes
Parking in Side than 50% of area b/w side and | proposing outside
and Rear Yards rear abutting residential and storage for a
abutting bldg. facade major part of the
residential (Sec rear yard.
3.6.2.F)
100 ft. setback Appears to be in
conformance
Setback from 33 feet. Maximum
Residential Building shall be setback 3 feet | height
District for each foot of building Yes
(Sec 3.6.2.H) height 99 feet building
setback provided
Wetland/Waterc | A setback of 25ft from Buffers are Yes
ourse Setback wetlands and from high indicated on the
(Sec 3.6.2.M) watermark course shall be plan
maintained
Additional Additional heights for selected | Existing building NA
Height building is allowed based on
(Sec 3.6.2.0) conditions listed in Sec 3.6.2.0
Parking setback | Required parking setback Provided Yes
screening area shall be landscaped per
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Meets

(Sec.5.3.13)

(ROW) line, street easement

ltem Required Code Proposed Code Comments
Modification of The Planning Commission may | 10.7 ft. setback No This deviation is included
parking setback | modify parking setback proposed for the approved PRO
requirements requirements based on western side yard agreement.
(Sec 3.6.2.Q) conditions listed in Sec 3.6.2.Q | in front of the
building
Parking, Loading and Dumpster Requirements
Number of Automobile Service Yes? Per approved PRO
Parking Spaces Establishment Total proposed agreement, the car rental
Sec. 5.2 2 spaces per each service parking: 263 use shall have use of no
plus 1 space for each more than 10 parking
Sec. 4.50 employee spaces in the rear yard of
Automobile -19 service bays and 20 158 vehicle the building.
Service employees storage
Establishment
Required: 58 spaces 10 spaces for Clearly label rental car
Outside Storage rental cars parking on the plan
As determined Outside Storage
158 vehicles 94 spaces for The applicant also
Car rental office uses referred to parking for
services Out Building vehicles prior to moving
Industrial warehouse them inside for repair.
establishment Please clearly label
dedicated spaces used
1 space for 700 sf or five plus for staging.
1 per each employee
5703/700 = 8 spaces
Car rental (2,318 sf)
1 per 222 GLA plus number of
spaces designated or rental
car parking
2318/222 =10 spaces
Refer to Section 5.2.
To be determined based on
the proposed use type
Parking Space 90°: 9 ft. x 19 ft. parking spaces | 9 ft. x 17ft. with Yes
Dimensions and | with 24 ft. drives 24’ to 34’ wide
maneuvering 9 ft. x 17 ft. parking spaces aisles to
Lanes (Sec. along 7 ft. interior sidewalks, accommodate
53.2) provided a 4 in. curb at these tow trucks
locations & along landscaping ,
0°: 8 ft. x 23 ft. parking spaces 91t. 19 ft. parking
with 13 ft. drives
Parking stall - shall not be located closer Not applicable NA
adjacent to than twenty-five (25) feet
entrance from the street right-of-way
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Lot layout
(Sec 5.16.6)

One tier width: 10 ft.

Two tier width: 16 ft.
Maneuvering lane width: 4 ft.
Parking space depth: 2 ft.
single, 2 ¥ ft. double

proposed

Item Required Code Proposed Meets Comments
Code
or sidewalk, whichever is
closer
End Islands - End Islands with landscaping The plan does not | No This deviation is included
(Sec. 5.3.12) and raised curbs are required | propose end the approved PRO
at the end of all parking bays | islands in the rear agreement.
that abut traffic circulation yard and the
aisles. outside storage
- The end islands shall generally
be at least 8 feet wide, have
an outside radius of 15 feet,
and be constructed 3’ shorter
than the adjacent parking stall
as illustrated in the Zoning
Ordinance
Barrier Free To be determined based on Proposed Yes
Spaces required parking
Barrier Free
Code
Barrier Free - 8 wide with an 8’ wide
Space access aisle for van
Dimensions accessible spaces
Barrier Free - 5" wide with a 5” wide
Code access aisle for regular
accessible spaces
Barrier Free One sign for each accessible Proposed Yes
Signs parking space.
Barrier Free
Code
Minimum Four (4) spaces Minimum 4 Yes
number of spaces
Bicycle Parking
(Sec.5.16.1)
Bicycle Parking No farther than 120 ft. from the | Less than 120 ft. Yes
General entrance being served
requirements When 4 or more spaces are All four spaces Yes
(Sec. 5.16) required for a building with proposed in a
multiple entrances, the spaces | single location
shall be provided in multiple
locations
Spaces to be paved and the inverted “U” Yes
bike rack shall be inverted “U” | design
design
Shall be accessible via 6 ft. 6 ft. paved Yes
paved sidewalk sidewalk
Bicycle Parking Parking space width: 6 ft. Six bike spaces Yes
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Connectivity

convenience of both vehicular

Item Required Code Proposed l(\:/lsgés Comments
Loading Spaces | Loading area in the rear yard Proposed in the Yes Refer to Traffic review for
(Sec.5.4.1) Loading area in interior side rear more comments
yard if it is adjacent to |, EXPO
or EXO district
Accessory Structures
Dumpster - Located in rear yard 11 ft. from the Yes
(Sec 4.19.2.F) - Attached to the building or building
- No closer than 10 ft. from
building if not attached
- Not located in parking
setback
- If no setback, then it cannot
be any closer than 10 ft, from
property line.
- Away from Barrier free
Spaces
Dumpster - Screened from public view Unable to Yes? Provide dumpster
Enclosure - Awall or fence 1 ft. higher determine elevations to verify
(Sec. 21-145. (c)) than height of refuse bin conformance
- And no less than 5 ft. on
three sides
- Posts or bumpers to protect
the screening
- Hard surface pad.
- Screening Materials:
Masonry, wood or evergreen
shrubbery
Roof top All roof top equipment must Existing building NA
equipment and be screened and all wall
wall mounted mounted utility equipment
utility equipment | must be enclosed and
(Sec. 4.19.2.E.ii) integrated into the design and
color of the building
Roof top Roof top appurtenances shall Existing building NA
appurtenances be screened in accordance
screening with applicable facade
regulations, and shall not be
visible from any street, road or
adjacent property.
I1-2 District Required Conditions (Sec. 3.15)
Outdoor Storage | Storage cannot extend to a 8 foot chain-link Yes
greater height than the fence along
obscure on-site screen edge of parking
Sidewalks and Pathways
Article XI. Off- A 6 foot sidewalk is required Existing sidewalk Yes
Road Non- along Grand River Avenue
Motorized
Facilities
Pedestrian Assure safety and Provided Yes
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- Number of anticipated jobs
created (during construction
& after building is occupied,
if known)

Item Required Code Proposed Meets Comments
Code
and pedestrian traffic both
within the site and in relation
to access streets
Other Requirements
Exterior lighting Photometric plan and exterior | A plan is provided | Yes? Refer to comments
(Sec.5.7) lighting details needed at time provided later in the chart
of Final Site Plan submittal
Design and Land description, Sidwell Provided Yes
Construction number (metes and bounds
Standards for acreage parcel, lot
Manual number(s), Liber, and page for
subdivisions).
General layout Location of all existing and Mostly provided Yes? Refer to Traffic review for
and dimension proposed buildings, proposed more comments
of proposed building heights, building
physical layouts, (floor area in square
improvements feet), location of proposed
parking and parking layout,
streets and drives, and
indicate square footage of
pavement area (indicate
public or private).
Economic - Total cost of the proposed Provided on Yes
Impact building & site improvements | page 8 of the
Information narrative

Development
and Street
Names

Development and street
names must be approved by
the Street Naming Committee
before Preliminary Site Plan
approval

Not Applicable.
Project name is
an established
business name

Development/
Business Sign

Signage if proposed requires a
permit.

Building signage is
indicated on the
elevations.

A sign permit is required.
For sign permit information
contact Ordinance at
248-347-0438.

Lighting and Photometric Plan (Sec.5.7)

Establish appropriate minimum
levels, prevent unnecessary

A plan is provided

Yes

Intent (Sec. .

5.7.1) glqre, reduce sp|II_over onto
adjacent properties & reduce
unnecessary transmission of
light into the night sky
Site plan showing location of

Lighting Plan all existing & proposed

(Sec.5.7.A1) buildings, landscaping, streets,

drives, parking areas & exterior
lighting fixtures
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(Sec.5.7.3.F)

preferred over high & low

Item Required Code Proposed l(\:/lsgés Comments
Building Lighting | Relevant building elevation Not provided No Please provide the
(Sec. 5.7.2.A.iii) drawings showing all fixtures, photometric information
the portions of the walls to be on building facades, in
illuminated, luminance levels addition to the site
of walls and the aiming points photometric plan.
of any remote fixtures.
Specifications for all proposed | Provided Hours of operation not
& existing lighting fixtures provided
Photometric data Provided
Fixture height Provided (22 ft. to
25 ft.) Specification sheets for all
Lighting Plan Mounting & design Pole and wall proposed lighting are not
(Sec.5.7.A2) Glare control devices mount provided. Please provide
R Type & color rendition of lamps | LED as required
Hours of operation
Photometric plan illustrating all
light sources that impact the
subject site, including spill-over
information from neighboring
properties
. Height not to exceed
Required . . .
Conditions maximum height of zoning .
(Sec. 5.7.3.A) district (or 25 ft. where 25 ft. maximum Yes
T adjacent to residential districts
or uses
- Electrical service to light Please add these notes to
fixtures shall be placed photometric sheet P-1
underground
Required - Flashing light shall not be Notes are
Conditions permitted provided on No
(Sec.5.7.3.B) - Only necessary lighting for sheet : Preliminary
security purposes & limited site plan
operations shall be permitted
after a site’s hours of
operation
Security Lighting | - All fixtures shall be located, Not provided No Indicate what lights will
(Sec. 5.7.3.H) shielded, and aimed at the be turned on past hours of
areas to be secured. operation for security
Lighting for - Fixtures mounted on the reasons. A separate
security building and designed to photometric plan is
purposes shall illuminate the facade are required for security lights
be directed only preferred. only
onto the area to
be secured.
Required Average light level of the
Conditions surface being lit to the lowest Does not exceed Yes
(Sec.5.7.3.E) light of the surface being lit 4:1
shall not exceed 4:1
Required Use of true color rendering
Conditions lamps such as metal halide is LED Yes
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Item Required Code Proposed Meets Comments
Code
pressure sodium lamps
Parking areas: 0.2 min All minimums are | Yes
Loading & unloading areas: met
. L 0.4 min
Min. lllumination - -
(Sec. 5.7.3.K) Walkways: 0.2 min
Building entrances, frequent
use: 1.0 min
Building entrances, infrequent
use: 0.2 min
Max. When site abuts a non-
[llumination residential district, maximum Maximum of 0.8
adjacent to ilumination at the property line | provided along Yes
Non-Residential | shall not exceed 1 foot candle | sides that abut
(Sec.5.7.3.K) non-residential
when adjacent to residential
districts 0 foot candles
Cut off Angles - All cut off angles of fixtures provided along
(Sec.5.7.3.1) must be 90° property lines Yes
- maximum illumination at the | abutting
property line shall not residential
exceed 0.5 foot candle
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 detaiils.

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
October 10, 2019

Engineering Review
Keford Collision and Towing
cityofnovi.org JSP18-0031

Applicant
Keford Properties, LLC

Review Type
Preliminary Site Plan

Property Characteristics

= Sjte Location: South side of Grand River Avenue, between Taft Road and
Novi Road

= Site Size: 7.61 acres

= Plan Date: 09/12/2019

= Design Engineer: Alpine Engineering, Inc.

Project Summary
» Modifications to existing parking lot at existing building and addition of a tow-yard
vehicle storage/parking area south of the existing building.

= Water service would be provided to the two existing buildings by two proposed
domestic leads of unspecified diameter.

= Sanitary sewer service would be provided to the two existing buildings by two
proposed 6-inch leads to an existing 18-inch main.

= Storm water would be collected on site, with bank full detention/pretreatment
storage provided with restricted discharge to an off-site regional detention basin.

Recommendation
Approval of the Preliminary Site Plan is recommended, with items to be addressed at
Final Site Plan submittal.

Comments:

The Preliminary Site Plan meets the general requirements of Chapter 11 of the Code of
Ordinances, the Storm Water Management Ordinance and the Engineering Design
Manual with the following exceptions, which shall be addressed at Final Site Plan
submittal:
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General
1. A right-of-way permit will be required from the City of Novi for work in the
Grand River Avenue right-of-way.
2. A right-of-way permit will also be required from the Road Commission for
Oakland County (RCOC) for work in the Grand River Avenue right-of-way.
3. The Non-domestic User Survey form shall be submitted to the City so it can be
forwarded to Oakland County.
4, Show and label the existing 50-foot half right-of-way width for Grand River
Avenue.
5. A license agreement will be required for fencing proposed within existing
sanitary sewer easement.
Water Main
6. The applicant should be aware that additional hydrants may be required per

Fire Department review, given the lack of existing hydrants on-site and the
distance of the nearest existing hydrant northeast of the site in the Grand
River Avenue right-of-way.

Storm Water Management Plan

7. The Storm Water Management Plan for this development shall be designed in
accordance with the Storm Water Ordinance and Chapter 5 of the new
Engineering Design Manual.

8. The storm water management plan proposes to maintain an existing
condition of site drainage going into the Grand River right-of-way. Review
and approval by the Road Commission for Oakland County will be required,
and a variance from the Design and Construction Standards is required in
any case where all drainage is not captured on-site.

9. Restricted discharge to an off-site regional detention basin is proposed.
Bankfull storage wil be provided on-site. Any applicable storm water
detention tap fees will be pro-rated for bankfull detention storage provided
on the site.

10. Provide a soil boring in the vicinity of the basin to determine soil conditions
and to establish the high water elevation of the groundwater table.

11. One foot of freeboard shall be provided above the uppermost storage
elevation, rather than the 0.4 foot shown on the plan.

12. A 25-foot vegetated buffer shall be provided around the storm water basin
where any pavement runoff is directed toward the basin.

13. The maintenance access route to the basin outlet structure shall be a
minimum of 15 feet wide for its entirety, including the proposed rip-rap and
curb drop.

14. Provide a 5-foot wide stone bridge/access route allowing direct access to
the standpipe from the bank of the basin during high-water conditions (i.e.
stone 6-inches above high water elevation).
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15. Provide an access easement for maintenance over the storm water

16.

17.

18.

detention system and the pretreatment structure. Also, include an access
easement to the detention area from the public road right-of-way.

Provide manufacturer’s details and sizing calculations for the pretreatment
structure within the plans. Provide drainage area and runoff coefficient
calculations specific to the area tributary to the treatment structure. The
treated flow rate should be based on the 1-year storm event intensity (~1.6
In/Hr). Higher flows shall be bypassed.

Provide release rate calculations for the two design storm events addressed
on this site (first flush and bankfull).

Due to maintenance concerns, each restricting orifice in the control structure
shall be a minimum of 1 square-inch in size, even though this may result in a
flow rate above that calculated.

Paving & Grading

19.

20.

21.

22.

23.

In consideration of the City’s waiver of the ordinance requirement that the

rear storage area be paved, Developer shall:

a. Keep the access aisle as shown on the PRO plan free from parked
vehicles or other obstructions so that there is fire truck access at all times
(with the details of the Developer’s plan to designate or demarcate the
access aisle shown on the final approved site plan);

b. Undertake regular maintenance of the gravel storage area so as to
prevent the migration of the gravel storage area to other areas of the
Land or Development or adjacent properties or roadways or nearby
waterbodies. To ensure compliance with these requirements, the City shall
have a reasonable right to enter onto the Land or Development for
purposes of inspection; provided, however, the City shall give 48 hours’
notice of any expected inspection. If the City determines that corrective
action is required to be taken, it shall issue a notice of corrective action,
which shall include a time period for correction. Failure to comply shall be
treated as a breach of this Agreement.

Design and Construction waivers of Section 11-239 of the City’s Zoning

Ordinance were authorized:

a. To allow gravel parking for storage yard in the rear;

b. Forlack of curb and gutter within the rear yard storage area,;

c. Forlack of parking lot striping.

Two of the proposed barrier free ramps appear to exceed the absolute
maximum longitudinal slope of 8.33%. These ramps are (1) the longest ramp
at the northwest corner of the main existing building, and (2) the short ramp
at the northeast corner of the paved parking lot.

Verify and label the slopes along the ingress/egress routing to the building
from the barrier-free stalls. All barrier-free stalls shall comply with Michigan
Barrier-Free regulations.

Detectable warning plates are required at all barrier free ramps, hazardous
vehicular crossings and other areas where the sidewalk is flush with the
adjacent drive or parking pavement. The barrier-free ramps shall comply
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24,

25.

26.
27.
28.

29.

30.

with current MDOT specifications for ADA Sidewalk Ramps. Provide the latest
version of the MDOT standard detail for detectable surfaces.

Label specific ramp locations on the plans where the detectable warning
surface is to be installed.

Specify the product proposed and provide a detail for the detectable
warning surface for barrier free ramps. The product shall be the concrete-
embedded detectable warning plates, or equal, and shall be approved by
the Engineering Division. Stamped concrete will not be acceptable.

Provide proposed contours for areas surrounding the rear yard gravel lot.
Clarify all proposed contours by labeling contour elevations.

Add pavement and curb grades to proposed parking along existing south
building.

Curbing and walks adjacent to the end of 17-foot stalls shall be reduced to 4-
inches high (rather than the standard 6-inch height to be provided adjacent

to 19-foot stalls). Some top-of-curb grades adjacent to 17-foot stalls continue
to be 6 inches above top-of-pavement.

Provide a plan view and cross-section of the retaining walls. Sheet with these
details shall be signed and sealed by the design engineer responsible for the
proposed retaining wall design and all associated calculations.

Soil Erosion and Sediment Control

31.

An 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 submit an 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.

Off-Site Easements

32.

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

The following must be submitted at the time of Final Site Plan submittal:

33.

34.

A letter from either the applicant or the applicant’s engineer must be
submitted with the Final Site Plan 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.

An itemized construction cost estimate must be submitted to the Community
Development Department for the determination of plan review and
construction inspection fees. This estimate should only include the civil site
work and not any costs associated with construction of the building or any
demolition work. The estimate must be itemized for each utility (water,
sanitary, storm sewer), on-site paving (square yardage), right-of-way paving
(including proposed right-of-way), grading, and the storm water basin (basin
construction, control structure, pre-treatment structure and restoration).
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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.)

35.

36.

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.

A draft copy of the access easement to sanitary sewer monitoring manholes
must be submitted to the Community Development Department. This
document is available on our website.

The following must be addressed prior to construction:

37.

38.

39.

40.

41.

42.

43.

44.

A pre-construction meeting shall be required prior to any site work being
started. Please contact Sarah Marchioni in the Community Development
Department to setup a meeting (248-347-0430).

A City of Novi Grading Permit will be required prior to any grading on the site.
This permit will be issued at the pre-construction meeting (no application
required). No fee is required for this permit.

Material certifications must be submitted to Spalding DeDecker for review
prior to the construction of any onsite utilities. Contact Ted Meadows at 248-
844-5400 for more information.

Construction inspection fees must be paid to the Community Development
Department.

Legal escrow fees must be deposited with the Community Development
Department. All unused escrow will be returned to the payee at the end of
the project. This amount includes engineering legal fees only. There may be
additional legal fees for planning legal documents.

A storm water performance guarantee (equal to 120% of the cost required to
complete the storm water management facilities) as specified in the Storm
Water Management Ordinance must be posted at the Community
Development Department.

Water and Sanitary Sewer Fees must be paid prior to the pre-construction
meeting. Contact the Water & Sewer Division at 248-347-0498 to determine
the amount of these fees.

A street sign financial guarantee ($400 per traffic control sign proposed) must
be posted at the Community Development Department. Signs must be
installed in accordance with MMUTCD standards.
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45, As described previously, a Soil Erosion Control Permit must be obtained from

46.

47.

48.

49.

the City of Novi. Contact Sarah Marchioni in the Community Development
Department, Building Division (248-347-0430) for forms and information. The
financial guarantee and inspection fees will be determined during the SESC
review.

A permit for all proposed work activities within the road right-of-way of Grand
River Avenue must be obtained from the City of Novi. This application is
available from the City Engineering Division or on the City website and can
be filed once the Final Site Plan has been submitted. Please contact the
Engineering Division at 248-347-0454 for further information. Please submit the
cover sheet, standard details and plan sheets applicable to the permit only.

A permit for work within the road right-of-way of Grand River Avenue must be
obtained from the Road Commission for Oakland County (RCOC). Please
contact the RCOC (248-858-4835) directly with any questions. The applicant
must forward a copy of this permit to the City. Provide a note on the plans
indicating all work within the road right-of-way wil be constructed in
accordance with the RCOC standards.

An NPDES permit must be obtained from the MDEQ since the site is over 5
acres in size. The MDEQ may require an approved SESC plan to be submitted
with the Notice of Coverage.

An inspection permit for the sanitary sewer taps must be obtained from the
Oakland County Water Resource Commissioner (OCWRC).

The following must be addressed prior to issuance of a Temporary Certificate of

Occupancy (TCO) approval for the development:

50.

51.

52.

53.

The amount of the incomplete site work performance guarantee for any
outstanding site improvement items (limited to top course of pavement and
other minor items), is calculated at 1.2 times the amount required to
complete the site improvements (as specified in the Performance Guarantee
Ordinance).

All easements and agreements referenced above must be executed,
notarized and approved by the City Attorney and Engineering Division.

The City’s consultant Engineer Spalding DeDecker will prepare the record
drawings for this development. The record drawings will be prepared in
accordance with Article XIl, Design and Construction Standards, Chapter 11
of the Novi Code of Ordinances.

Submit an up-to-date Title Policy (dated within 90 days of City Council
consideration of acceptance) for the purpose of verifying that the parties
signing the Easement documents have the legal authority to do so. Please
be sure that all parties of interest shown on the title policy (including
mortgage holders) either sign the easement documents themselves or
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provide a Subordination Agreement. Please be aware that the title policy
may indicate that additional documentation is necessary to complete the
acceptance process.

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 Victor Boron at (248) 735-5695 with any questions.

VUt EY i

Victor Boron
Civil Engineer

cc: Sri Komaragiri, Community Development
Angela Sosnowski, Community Development
Tina Glenn, Treasurers
Kristin Pace, Treasurers
Ben Croy, Engineering
T. Meadows, T. Reynolds; Spalding DeDecker
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PLAN REVIEW CENTER REPORT
September 30, 2019
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cityofnovi.org

Review Type Job #
Preliminary Landscape Plan Review JSP18-0031
Property Characteristics

e Site Location: 45241 Grand River Ave.

e Site Acreage: 7.6 acres

e Site Zoning: I-1 Proposed rezone to I-2.

e Adjacent Zoning: North, East, West: I-1, South: RA, R-4

e Plan Date: 9/12/2019

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. Items in bold below must be addressed and incorporated as part of the
Final Site Plans. Please follow guidelines of the Zoning Ordinance and Landscape Design
Guidelines. This review and the accompanying Landscape Chart is a summary and not intended to
substitute for any Ordinance.

Recommendation
This plan is recommended for Preliminary Site Plan approval. Please make the indicated changes
on Final Site Plans.

Landscape Deviations Granted by the Planning Commission on 9/26/2018:

1. Not meeting the minimum requirements for a 10 - 15 foot tall landscaped berm or not providing
the minimum required screening trees between residentially zoned property and industrial. A
berm approximately 7 feet in height is proposed south of the southeast corner of the storage
lot, but not along the entire southern frontage, nor at the southwestern corner of the property
(not including the preserved woodland);

2. Lack of interior canopy trees in the southern portion of the vehicular storage area due to
conflict with truck turning patterns.

3. Lack of parking lot perimeter trees along 400 feet of the eastern edge of the property due to
lack of room between drive and adjacent property

4. Parking lot perimeter trees planted more than 15 feet away from the vehicular storage area

5. Shortage of a total of 2980 square feet (37%) of required building foundation landscaping for
the two buildings

6. Lessthan 75 percent of each building perimeter to be landscaped

7. Shortage of green scape along the building frontage facing Grand River (60% required, 54%
proposed);

8. Lack of landscape islands every 25 spaces within the enclosed outside storage yard due to the
nature of the proposed use

Please copy the above, including the meeting date, to Sheet L-1 in place of the other text
regarding waivers.

Ordinance Considerations
Existing Soils (Preliminary Site Plan checklist #10, #17)
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Provided

Existing and proposed overhead and underground utilities, including hydrants.(LDM 2.e.(4))
Provided

Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #17 and LDM 2.3 (2) )
Provided

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

1. The required 10-15’ berm is not provided as required between the residential properties and the
site.

2. A7 foot tall berm is provided along the eastern 230’ of the southern parking lot frontage, well

south of the lot.

Most of the existing woodland at the southwest corner of the lot is being preserved.

4. A landscape deviation was granted for the lack of berm and landscaping for the parts of the
southern frontage abutting residential property and for the lack of height of the proposed
berm.

5. Additional evergreens have been added along the south border to provide additional
screening for the residences to the south.

w

Required I-2 Screening/Outdoor Storage yards (4.55)
A landscape deviation was granted to allow the applicant to screen with evergreens and
opaque fencing.

Adjacent to Public Rights-of-Way — Berm (Wall) & Buffer (Zoning Sec. 5.5.3.B.ii and iii)
The required berm and landscaping are provided.

Street Tree Requirements (Zoning Sec. 5.5.3.E.i.c and LDM 1.d.)
The RCOC sight vision requirements leave no room for any street trees along Grand River and
none are provided.

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

1. Based on the vehicular use areas, 3,019 sf of islands and 15 interior trees are required. 3,049 sf of
islands and 15 trees are provided, all but 3 of which are located in the north part of the site.

2. Landscape deviations were granted for the lack of interior islands and interior landscaping in
the south section (vehicular storage area) of the site.

Parking Lot Perimeter Canopy Trees (Zoning Sec. 5.5.3.C.(3) Chart footnote)

1. The site has a total of 2203 If of parking lot perimeter, including access drives from Grand River,
412 If of which are along the east edge where there is no room for trees. The applicant has not
proposed deciduous canopy trees along the eastern property line and most of the southern
vehicular storage lot perimeter.

2. Landscape deviations were granted for the lack of perimeter trees along the east accessway
due to a lack of room, and to plant parking lot perimeter trees further than 15 feet from the
edge of the parking lot.

Loading Zone screening (Zoning Sec. 3.14, 3.15, 4.55, 4.56, 5.5)

1. An eight-foot screening fence with opacity greater than 90% is proposed around the entire
storage area of the site. This, along with the evergreen trees planted along the west side of the
site, is acceptable.

2. Additional screening beyond the opaque fencing is not required along the east side of the site
as it fronts on a regional detention pond zoned I-1, which has a large berm on the eastern end
that screens the historic home from the site.
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Building Foundation Landscape (Zoning Sec 5.5.3.D.)

1. A total of 6064 sf of foundation landscaping is required for the main building. Only 5339sf are
provided. A landscape deviation was granted for a shortage in the landscaping.

2. A total of 2016 sf of foundation landscaping is required for the outbuilding and 2385 sf is
provided.

3. Neither building meets the 75% minimum requirement of building perimeter with at least 4’ strip
of landscaping, which is a variation. A landscape deviation was granted for this deficiency.

4. 54% of the main building’s frontage facing Grand River is landscaped, which is less than the 60%
requirement. A landscape deviation was granted for this deficiency.

Plant List (LDM 2.h. and t.)

1. Provided
2. The tree diversity requirements of the Landscape Design Manual were exceeded by the
evergreens.

3. Please add Norway spruce (Picea abies) as an additional species of spruce to reduce the
percentages of Abies concolor and Picea glauca.
4. 15 of 22 species used (68%) are native to Michigan.

Planting Notations and Details (LDM)
Provided

Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 1.d.(3)
Provided

Irrigation (LDM 1.a.(1)(e) and 2.s)

1. The proposed landscaping must be provided with sufficient water to become established and
survive over the long term. Please note how this will be accomplished if an irrigation plan is not
provided.

2. Please provide the plan with Final Site Plans or Electronic Stamping Sets at the latest.

Proposed topography. 2’ contour minimum (LDM 2.e.(1))
Provided

Snow Deposit (LDM.2.9.)
Provided

Proposed trees to be saved (Sec 37 Woodland Protection 37-9, LDM 2.e.(1))
Provided

Corner Clearance (Zoning Sec 5.9)
Provided

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 rmeader@cityofnovi.org.

W Mond),

Rick Meader — Landscape Architect
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LANDSCAPE REVIEW SUMMARY CHART - Preliminary Site Plan

Review Date: September 30, 2018

Project Name: JSP18 - 0031: Keford Collision & Towing

Plan Date: September 12, 2019

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

Phone: (248) 735-5621

ltems in Bold need to be addressed by the applicant on the Final Site Plan.

Landscape Deviations Granted by the Planning Commission on 9/26/2018:

1.

Not meeting the minimum requirements for a 10 - 15 foot tall landscaped berm or not
providing the minimum required screening trees between residentially zoned property
and industrial. A berm approximately 7 feet in height is proposed south of the southeast
corner of the storage lot, but not along the entire southern frontage, nor at the
southwestern corner of the property (not including the preserved woodland);

Lack of interior canopy trees in the southern portion of the vehicular storage area due to
conflict with truck turning patterns.

Lack of parking lot perimeter trees along 400 feet of the eastern edge of the property
due to lack of room between drive and adjacent property

Parking lot perimeter trees planted more than 15 feet away from the vehicular storage
area

Shortage of a total of 2980 square feet (37%) of required building foundation
landscaping for the two buildings

Less than 75 percent of each building perimeter to be landscaped

Shortage of green scape along the building frontage facing Grand River (60% required,
54% proposed);

Lack of landscape islands every 25 spaces within the enclosed outside storage yard due
to the nature of the proposed use

Please copy the above, including the meeting date, to Sheet L-1 in place of the other text
regarding waivers.

Item

. Meets
Required Proposed Code Comments

Landscape Plan Requirements (LDM (2)

Landscape Plan footage or 400 SF
(Zoning Sec 5.5.2, whichever is less. Scale 17=50’ Yes
LDM 2.e.) = 17=20" minimum with

= New commercial or
residential
developments

= Addition to existing
building greater than
25% increase in overall

proper North.
Variations from this
scale can be
approved by LA

= Consistent with plans
throughout set

Project Information Name and Address Yes Yes
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(LDM 2.e.(1))

contours at 2’ interval

southeast corner
of property. It has

. Meets
ltem Required Proposed Code Comments
(LDM 2.d.)
Name, address and Yes - the address is
Owner/Developer telephone number of
. on the cover sheet
Contact Information the owner and Yes
but not the
(LDM 2.a.) developer or
. Landscape plan.
association
Landscape Architect | Name, Address and
contact information telephone number of Yes Yes
(LDM 2.b.) RLA/LLA
. - Original signature is
Sealed by LA. Requwes original Yes Yes needed on printed
(LDM 2.9.) signature ,
stamping sets.
Miss Dig Note
(800) 482-7171 Show on all plan sheets | Yes Yes
(LDM.3.a.(8))
Parcel: I-1
. proposed rezone to
Zoning (LDM 2.f.) 'Z’;‘;'i‘;de all adjacent -2, Yes
9 North, East, West: I-1
South: RA, R-4
. . = Legal description or Topographic survey
Survey information ) and legal
boundary line survey = Yes
(LDM 2.c.) « Existing topoaranh description on
g fopography Sheet 2
= Existing trees and
trees proposed to
= Show location type be removed
Existing plant material . yp shown on Sheet L- See ECT review for more
o and size. Label to be . . .
Existing woodlands or 3. detailed discussion of
saved or removed. Yes
wetlands . » Tree chart and woodlands and
= Plan shall state if none
(LDM 2.e.(2)) : removal wetlands.
exists. _
calculations also
shown on Sheet L-
3.
= As determined by Soils | = Sheet 5
survey of Oakland = Boundaries not
Soil types (LDM.2.r.) county shown, only Yes
= Show types, Marlette
boundaries mentioned.
Existing and Exystmg and proposed
buildings, easements,
proposed )
; parking spaces, Yes Yes
improvements :
(LDM 2.e.(4)) vehicular use areas, and
T R.O.W
Existing and Overhead and
proposed utilities underground utilities, Yes Yes
(LDM 2.e.(4)) including hydrants
Proposed arading. 2° = 7 foot tall berm is
P gre g Provide proposed provided at
contour minimum Yes
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Item

Required

Proposed

Meets
Code

Comments

been extended to
the east as
requested to
better screen the
home southeast
of the site.

= Section views of

the property are
provided.

Snow deposit
(LDM.2.9.)

Show snow deposit
areas on plan

Yes

Yes

LANDSCAPING REQUIREMENTS

Parking Area Landscape Requirements LDM 1.c. & Calculations (LDM 2.0.)

General requirements

= Clear sight distance

Hydrant (d)

greater than 12’ within

(LDM 1.¢) within parking islands Yes Yes
= No evergreen trees
Low prairie mix is
Name, type and . indicated on
As proposed on planting | . :
number of ground islands islands, lawn in Yes
cover (LDM 1.c.(5)) greenbelt and
perimeter.
General (Zoning Sec 5.5.3.C.ii)
= A minimum of 200 SF
to qualify
) ,:nm:\llrggrgrggzogff All new islands in A landscape deviation
Parking lot Islands P ap south section are was granted for the
. tree planted in an . . No ) . .
(a,b.i) island just painted (on painted islands in the
. 6” curbs gravel). vehicular storage area.
= Islands minimum width
10’ BOC to BOC
Parking stall can be
Curbs and Parking reducedfo 1.7 and the Landscape island
. curb to 4” adjacentto a . Yes
stall reduction (c) ; - areas are provided.
sidewalk of minimum 7
ft.
= 31 is maximum
bay length
= The applicant is
not proposing the A landscape deviation
. . required islands in
Contiguous space Maximum of 25 : was granted for the
S . the south section No : .
limit (i) contiguous spaces . . lack of islands in the
in order to make it )
. ) vehicular storage area.
easier for their tow
vehicles to
maneuver around
the site.
. . = No plantings with
Plantings around Fire matured height None Yes
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. Meets
ltem Required Proposed Code Comments
10 ft. of fire hydrants
= Trees should also be at
least 5 feet from
underground lines.
Areas not dedicated to
parking use or driveways
Landscaped area (Q) exceeding 100 sq. ft. Yes Yes
shall be landscaped
1. No street trees are
= RCOC clear vision required du.e to the
RCOC requirements.
25 ft corner clearance zones are . )
Clear Zones (LDM . : 2. This does not require
required. Referto provided. Yes

2.3.(5)

Zoning Section 5.5.9

= They occupy all of
the frontage.

a deviation as there
is no room for the
trees that would be
required.

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.iii)
A =Total square
footage of vehicular | e A=xsf *7.5% = Asf NA
use areas up to e 50,000 * 7.5% = 3750 sf
50,000sf x 7.5%
B = Total square
S necrore! |+ 8= it 1= o
. : e (xxx —50000) * 1% = xx NA
areas (not including of
A or B) over 50,000 SF)
x1%
Category 2: For: I-1 and I-2 (Zoning Sec 5.5.3.C.iii)
A. = Total square
footage of vehicular | e A=xsf*5%=A sf
use area up to 50,000 | ¢ 50000 * 5% = 2500 sf
sf X 5%
B = Total square
footage of additional | = B=0.5%x0sf=B SF
paved vehicular use | = (153824-50000)*0.5% =
areas over 50,000 SF x 519 sf
0.5%
All Categories
A landscape deviation
C=A+B was granted for the
Total square footage 2500 + 519 = 3019 SF 3049 sf Yes/No lack of landscape
of landscaped islands islands in the vehicular
storage area.

: E%?E/Z?%e_ ézgyﬁiec?nt A landscape deviation
D =C/200 cites fhe unique was granted for the
Number of canopy 15 trees Yes/No lack of landscape

trees required

nature of their business
as a justification for not
providing the required

islands in the vehicular
storage area.
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. Meets
Iltem Required Proposed Code Comments
interior or perimeter
trees.

1. Alandscape
deviation was
granted to not

= 1 Canopy tree per 35 If rovide perimeter
» (2203)/35 = 63 trees P P
S = 8 canopy trees trees along the east
= - 12 trees deviation = ;
51 canopy trees = 7 subcanopy drive.
Perimeter Green e uiredpy trees (4.7 canopy No 2. Another landscape
space au equivalent) deviation was
= Maximum of 25%
= 20 evergreen granted to not
evergreens can be . .
. trees require perimeter
used for parking lot
erimeter trees trees along the south
P ' and east sides of the
vehicular storage
area.
= 1 canopy tree per 35 If The accessway
. calculation was
on each side of road, . .
. . included in the
Accessway perimeter less widths of access Yes

drives.

overall parking lot

= (xx If)/35 = xx trees perlmetgr
calculation.
Parking land banked | = NA No

Berms, Walls and ROW Planting Requirements

Berms

= All berms shall have a maximum slope of 33%. Gradual slopes are encouraged. Show 1ft. contours
» Berm should be located on lot line except in conflict with utilities.
= Berms should be constructed with 6” of top soil.

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

Berm requirements
(Zoning Sec 5.5.A)

Landscaped berm 10-15
feet high required along
south property line
facing residential

property.

= A7 foottall berm
is proposed for
approximately
210 If of the
southeastern
frontage.

= No bermis
provided for the
150 If west of the
berm and east of
the woods.

= A wetland, at
least 500 If and
existing trees
separate the
houses to the
south from the
property line.

= Evergreens are
provided along

A landscape deviation
was granted for the
lack of the 10-15’ tall
berm as distance and
the provided opaque
fence, evergreens and
existing trees will
provide sufficient
screening.
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. Meets
Iltem Required Proposed Code Comments
the entire south
frontage to
screen the
residences to the
south from view
of the site.
Planting requirements . .
(LDM 1.2.) LDM Novi Street Tree List | NA
Adjacent to Public Rights-of-Way (Sec 5.5.B) and (LDM 1.b)
An undulating berm a
Berm requirements minimum of 3 feet high
. . ) Proposed berms
(Zoning Sec with a 3 foot wide crest are provided Yes
5.5.3.A.(5)) is required along Grand P '
River.
Cross-Section of Berms (LDM 2.j)
= Label contour lines
= Maximum 33%
= Min. 3 feet flat
Slope, height and horizontal area Yes Yes
width = Minimum 3 feet high
= Constructed of loam
with 6’ top layer of
topsoil.
Type of Ground Lawn
Cover
Overhead utility lines
and 15 ft. setback from
Setbacks from Utilities | edge of utility or 20 ft. NA
setback from closest
pole
Walls (LDM 2.k & Zoning Sec 5.5.3.vi)
Freestanding walls
Material, height and should have brick or
: . ) No walls are
type of construction stone exterior with
; proposed.
footing masonry or concrete
interior
Wallls greater than 3
% ft. should be NA
designed and sealed
by an Engineer
ROW Landscape Screening Requirements(Sec 5.5.3.B. ii)
Greenbelt width Parking: 25 ft.
2)(3) (5) No Pkg: 25 ft 10211t ves
Min. berm crest width | None No No
Minimum berm height None No No
9)
3’ wall @ No
Canopy deciduous or | = Adjacent to Parking: 1 | 6 trees — 4 existing Yes
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sidewalk and curb
(Novi Street Tree List)

= xx/45 = x trees

. Meets
ltem Required Proposed Code Comments
large evergreen trees tree per 40 If and 2 perimeter
Notes (1) (10) = (294-54)/40 = 6 trees trees.
Sub-canopy = Adjacent to Parking: 1
deciduous trees tree per 35 If 7 trees Yes
Notes (2)(10) = (294-54)/35=7 trees
. The widths of the RCOC

Canopy deciduous . . -

! = Parking & No Parking: clear vision zones leave
trees in area between

1 tree per 45 If 0 trees Yes no room for any street

trees along Grand River.
No deviation is required.

Non-Residential Zoning

Sec 5.5.3.E.iii & LDM 1.d (2)

Refer to Planting in ROW, building foundation land

scape, parking lot landscaping and LDM

Interior Street to

= 1 canopy deciduous
or 1 large evergreen
per 35 |.f. along ROW

= No evergreen trees
closer than 20 ft.

Screening of outdoor
storage,
loading/unloading
(Zoning Sec. 3.14,
3.15, 4.55, 4.56, 5.5)

Storage area shall be
completely screened
from view of adjacent
residential or
commercial districts.

Industrial subdivision = 3 sub canopy trees per NA
(LDM1.d.(2)) 40 Lf. of total linear
frontage
= Plant massing for 25%
of ROW
e 8 foot tall

screening fence is
provided around
entire southern
portion of
vehicular use
area.

e Evergreen trees or
existing woods
are provided
along all of the
south boundary.

e Evergreen trees
are provided
along west
property line to
screen lot from
adjacent I-1
properties.

e A7 foot tall berm
is provided along
eastern 210’ of
southern frontage

Yes

Transformers/Utility
boxes

(LDM l.efrom 1
through 5)

= A minimum of 2ft.
separation between
box and the plants

= Ground cover below
4” is allowed up to
pad.

While no
transformers are
shown, a note
stating that
transformers must
be screened per

Yes
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. Meets
ltem Required Proposed Code Comments
= No plant materials the detail provided
within 8 ft. from the on L-1 has been
doors added.
Building Foundation Landscape Requirements (Sec 5.5.3.D)
= Equals to entire
pepmeter of the A deviation was
building, less paved ranted for the
access points, x 8 with | = 5091 sf front grant .
L L . . deficiency in
Interior site a minimum width of 4 building : .
. No/Yes | foundation landscaping
landscaping SF ft. m 2385 sf as the applicant is
= Main bldg.: 758 *8 ft= | outbuilding . appicant s
improving an existing
6064 sf site
= Outbldg: 252 * 8 ft = '
2016 sf
A deviation was
Zoning Sec 5.5.3.D.ii. It visible f“?”.“ public It appears that 54% gra_nt_ed for_ the
: street a minimum of 60% - deficiency in
All items from (b) to . - of the building : .
of the exterior building . : No foundation landscaping
(e) . facing Grand River . .
perimeter should be . as the applicant is
. is landscaped. . . o
covered in green space improving an existing
site.
Detention/Retention Basin Requirements (Sec. 5.5.3.E.iv)
= Clusters of large native | 73% of the
shrubs shall cover 70- detention pond
75% of the basin rim L P
. . rim is landscaped
Planting requirements area with 3 species of Ves
(Sec. 5.5.3.E.iv) = 10” to 14” tall grass 193P
. . native shrubs
along sides of basin :
= The pond is shown
= Refer to wetland for )
: . as being seeded.
basin mix
= Any and all
populations of
thagmnes qustralls on | o note has been
site shall be included :
. added stating that
Phragmites Control on tree survey. .
. there is no Yes
(Sec 5.5.6.C) = Treat populations per .
o Phragmites on the
MDEQ guidelines and .
. site.
requirements to
eradicate the weed
from the site.
LANDSCAPING NOTES, DETAILS AND GENERAL REQUIREMENTS
Landscape Notes - Utilize City of Novi Standard Notes
Installation date :
(LDM 2.I. & Zoning Provide intended date Fall or Spring 2019 Yes
or 2020
Sec 5.5.5.B)
Maintenance & » Include statement of
Statement of intent intent to install and
Yes Yes

(LDM 2.m & Zoning
Sec 5.5.6)

guarantee all
materials for 2 years.
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. Meets
ltem Required Proposed Code Comments
* Include a minimum
one cultivation in
June, July and August
for the 2-year warranty
period.
Plant source
(LDM 2.n & LDM S?g&:eNloithf;régursery Yes Yes
3.a.(2)) grown, No.. grade.
1. Please add irrigation
plan or information
A fully automatic as to how plants will
irrigation system or a be watered
N method of providing sufficiently for
Irrigation plan . -
sufficient water for plant | No establishment and
(LDM 2.s.) . .
establishment and long- term survival.
survival is required on 2. If xeriscaping is used,
Final Site Plans. please provide
information about
plantings included.
Other information Required by Planning NA
(LDM 2.u) Commission
Establishment period
(Zoning Sec 5.5.6.8) 2 yr. Guarantee Yes Yes
Approval of City must approve any
substitutions. substitutions in writing Yes Yes
(Zoning Sec 5.5.5.E) prior to installation.
Plant List (LDM 2.h.) — Include all cost estimates
Quantities and sizes Yes Yes Please _pr_owde plant list
on Preliminary Site Plans
Root type No No
» Evergreen species
exceed the
diversity Please add Norway
: Refer to LDM suggested | Percentages of Spruce (Picea abies) to
Botanical and plant list the Landscape No/Yes | reduce the numbers of
common names Design Manual .
. Abies concolor and
= 15/22 species Picea alauca
used (68%) are 9 '
native to
Michigan
Type and amount of Yes Yes
lawn
. For all new plantings,
Cost estimate mulch and sod as listed | Yes Yes
(LDM 2.1)
on the plan
Planting Details/Info (LDM 2.i) — Utilize City of Novi Standard Details
Canopy Deciduous
Tree Refer to LDM for detail | Y&s Yes
Evergreen Tree drawings Yes Yes




Preliminary Site Plan Review

Landscape Review Summary Chart

September 30, 2019

Page 10 of 11

JSP18-0031: KEFORD COLLISION & TOWING

hardwood bark mulch.

Iltem Required Proposed '\C/Ic?g: Comments
Multi-stem Tree Yes Yes
Shrub Yes Yes
Perennial/
Ground Cover ves ves
Tree stakes and guys.
(Wood stakes, fabric Yes Yes
guys)
Tree protection Located at ertlcal Root
) Zone (1’ outside of Yes Yes
fencing o
dripline)
Other Plant Material Requirements (LDM 3)
General Conditions Plant material_s shall not
be planted within 4 ft. of | Yes Yes
(LDM 3.a) .
property line
Plant Materials & Clearly show trees to be
Existing Plant Material | removed and trees to Sheet L-3 Yes
(LDM 3.b) be saved.
Substitutions to
landscape standards for
preserved canopy trees
Landscape tree outside woodlands/ No
credit (LDM3.b.(d)) wetlands should be
approved by LA. Refer
to Landscape tree
Credit Chart in LDM
Plant Sizes for ROW,
Woodland "
2.5” canopy trees
replacement and R Yes Yes
6’ evergreen trees
others
(LDM 3.0)
Plant size credit
(LDM3.c.(2)) NA No
Prohibited Plants No plants on City None used
(LDM 3.d) Invasive Species List
» Overhead lines
Recommended trees are clearly
for planting under Label the distance from indicated. Yes
overhead utilities the overhead utilities = Subcanopy trees
(LDM 3.e) are proposed
beneath the lines.
Collected or
Transplanted trees None
(LDM 3.1)
Nonliving Durable = Trees shall be mulched
Material: Mulch (LDM to 3”depth and shrubs,
4) groundcovers to 2”
depth Yes Yes
= Specify natural color,
finely shredded
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Iltem Required Proposed '\C/lc?g: Comments
Include in cost
estimate.
= Refer to section for
additional information
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.
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27777 Franklin Road

Southfield
MI, 48034
USA
aecom.com

Project name:
JSP18-0031 Keford Towing and Collision
Preliminary Site Plan Traffic Review

To: From:
Barbara McBeth, AICP AECOM

City of Novi

45175 10 Mile Road Date:

Novi, Michigan 48375 October 9, 2019
CC:

Sri Komaragiri, Lindsay Bell, Kate Richardson,
Madeleine Kopko, Victor Boron

Memo

Subject: JSP18-0031 Keford Towing and Collision Preliminary Site Plan Traffic Review

The preliminary site plan was reviewed to the level of detail provided and AECOM recommends approval for the applicant to
move forward with the condition that the comments provided below are adequately addressed to the satisfaction of the City.

GENERAL COMMENTS

1.

w N

The applicant, Keford Collision and Towing is proposing to utilize the existing 23,493 SF building and the existing
5,703 SF building on the 7.61 acres parcel on the south side of Grand River Avenue, east of Taft Road for the operation
of a towing and automobile collision service.
Grand River Avenue is under the jurisdiction of the Road Commission for Oakland County (RCOC).
The site is currently zoned I-1, Light Industrial, and the applicant is requesting an I-2 planned rezoning overlay.
Summary of traffic-related waivers/variances:

a. The applicant was granted a waiver to install painted end islands in lieu of raised end islands.

b. The applicant was granted a waiver for the lack of landscape islands every 15 consecutive spaces.

TRAFFIC IMPACTS

1.

AECOM performed an initial trip generation estimate based on the ITE Trip Generation Manual, 10" Edition, as
follows. The ITE Code (Automobile Care Center) is the most closely-related land use available in the ITE Trip
Generation Manual, even though it does not match the use of Keford Towing specifically. Note that the 5,703 SF
building is not included in the trip generation since the land use for that building has not yet been confirmed.

ITE Code: 942 — Automobile Care Center
Development-specific Quantity: 23,493 GSF
Zoning Change: N/A

Trip Generation Summary

Estimated Peak-

. . . . - City of Novi Above
Estimated Trips Direction Trips Threshold Threshold?
AM Peak-Hour 53 35 100 No

Trips

1/4
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PM Peak-Hour 73 38 100 No
Trips
Daily (One-

Directional) Trips Not Available N/A 750 No

2. The number of trips does not exceed the City’s threshold of 100 trips per either the AM or PM peak hour. AECOM
recommends performing the following traffic impact study in accordance with the City’s requirements.

Trip Impact Study Recommendation

Type of Study: Justification
As part of the PRO process, the applicant is required to submit a rezoning
Rezoning Traffic Impact traffic impact study. The applicant submitted a rezoning traffic impact study on
Statement July 16, 2018. AECOM review of the traffic impact study is discussed in a
separate letter.

EXTERNAL SITE ACCESS AND OPERATIONS

The following comments relate to the external interface between the proposed development and the surrounding roadway(s).

1. The applicant is not proposing any modifications to the external site access points at this time.

INTERNAL SITE OPERATIONS

The following comments relate to the on-site design and traffic flow operations.

1. General Traffic Flow

a. The applicant has generally indicated 24 foot aisles throughout the site.

b. The applicant is proposing an 18 foot wide, one-way emergency access drive along the east side of the
building. The applicant should provide further detail regarding the gate and signing requirements and
should work with the Fire Marshal regarding the need for gates at either end of the drive.

c. The applicant should indicate the manner in which the drive aisles in the unstriped rear gravel lot
will be maintained for clear fire access.

d. The applicant was granted a deviation to install painted end islands in lieu of raised end islands.
e. The applicant has included dimensions for the widths of the proposed painted end islands throughout the
site that are generally in compliance with City requirements as stated in Section 5.3.12 of the Zoning

Ordinance.
i. Note that all end islands shall be constructed three (3) feet shorter than the adjacent parking
space.
ii. The radii of the painted end islands are generally in compliance with City standards, with the
exception of the following.
1. The applicant should provide justification for the irregular raised end island near the
building canopy on the south side of the site or update to meet City standards.
2. Additionally, there is a painted end island proposed near the south side of the auxiliary
building within the gated area that has an outside radius of 10 feet. This should be
updated to a minimum of 15 feet.

AECOM
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f.  The applicant has proposed a trash receptacle in the rear yard. The trash receptacle is located in a position
that, while during pick-up periods, may diminish the ability for vehicles to exit the nearest parking space;
however, it is not expected to diminish accessibility beyond acceptable levels.

g. The applicant has indicated a loading ramp location and a 10’ by 25’ loading zone on the site plan.

i. The applicant provided truck travel patterns throughout the site and confirmed accessibility to/from
the loading zone.

h. There are proposed parking bays that have more than 15 consecutive parking spaces. The applicant has
been granted a deviation for the lack of landscape islands every 15 spaces in accordance with the
City’s Zoning Ordinance, section 5.5.3.C.ii.i.

2. Parking Facilities

a. Refer to the Planning Letter for information about parking requirements and calculations.

b. The applicant has indicated 17 foot long parking spaces abutting four inch curbs, and 19 foot long parking
spaces in all other areas.

c. The applicant has provided the width of the barrier-free parking spaces and aisles, which are in compliance
with City standards.

i. One of the barrier-free parking spaces in proposed to be behind the gated portion of the parking
lot. The applicant could consider moving this space to be within the main parking lot area.

d. The applicant has proposed a barrier-free parking space along the western side of the property and should
strongly consider relocating this parking space to be closer to the building entrance which it is serving. The
applicant indicated that the grading of the site limits the ability to move this space.

i. The applicant should provide a ramp to the sidewalk next to this accessible parking space.

e. The applicant should review the curb heights throughout the site to generally provide 6” curbs for all
landscape areas, except when placed directly in front of a 17’ parking space where the curb should be 4”.

i. The grading plan and details are generally in compliance with this; however, there are locations
throughout the site where further clarification is needed, such as along the existing building to the
south.

ii. Note that when a 17’ space is provided, there must be a clear 2’ area to accommodate the vehicle
overhang. The applicant has provided a detail showing the 2’ overhang.

f.  The applicant has provided four (4) bicycle parking spaces.

i. The bicycle parking layout details are in conformance with Section 5.16.5 of the Zoning
Ordinance.

ii. The sidewalk in front of the bicycle parking is 8 feet, which is in compliance with City standards.

iii. The applicant should ensure that there is a barrier between the bicycle parking spaces and the
drive aisle, such as a curb.

3. Sidewalk Requirements

a. The applicant should dimension the width of all proposed sidewalks.

i. Sidewalks throughout the site are required to be a minimum of 5’ wide.

ii. Note that when a 17’ parking space abuts a sidewalk, the sidewalk shall be 4” in height and a
minimum of 7’ wide to accommodate a 2’ vehicle overhand and provide 5’ of unobstructed travel
way for non-motorized users.

b. The applicant has labeled sidewalk ramps on the plans and should include the latest Michigan Department
of Transportation (MDOT) detail.

SIGNING AND STRIPING

1. All on-site signing and pavement markings shall be in compliance with the Michigan Manual on Uniform Traffic
Control Devices (MMUTCD). The following is a discussion of the proposed signing and striping.

2. The applicant has included a sign quantity table.

3. The applicant should provide the following notes related to proposed signing.

AECOM
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a. Traffic control signs shall use the FHWA Standard Alphabet series.
4. The applicant should provide notes and details related to proposed pavement markings.
a. Detail the pavement markings for the end islands and other hatched areas, including color, striping width,
etc.
b. Detail the pavement markings for crosswalks, including color and striping width.
i. The applicant should consider adding crosswalk markings at the northeast sidewalk ramp to the
sidewalk that leads to Grand River Avenue.
c. Adetail has been provided for the international symbol for accessibility.

Should the City or applicant have questions regarding this review, they should contact AECOM for further clarification.
Sincerely,

AECOM

Jotiie 4 7%, .

Patricia Thompson, EIT
Traffic Engineer

f;x&w

Josh A. Bocks, AICP, MBA
Senior Transportation Planner/Project Manager

AECOM
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2200 Commonwealth
Blvd., Suite 300

Ann Arbor, MI

48105

(734)
769-3004

FAX (734)
769-3164

l Consulting &
Technology, Inc.

ECT Project No. 190657-0100
October 7, 2019

Ms. Barbara McBeth, AICP

City Planner

Community Development Department
City of Novi

45175 W. Ten Mile Road

Novi, Michigan 48375

Re: Keford Collision & Towing (JSP18-0031)
Wetland Review of the Preliminary Site Plan (PSP19-0142)

Dear Ms. McBeth:

Environmental Consulting & Technology, Inc. (ECT) has reviewed the Preliminary Site Plan for the
proposed Keford Collision & Towing project prepared by Alpine Engineering, Inc. dated September 12,
2019 and stamped “Received” by the City of Novi Community Development Department on September
13,2019 (Plan). The Plan was reviewed for conformance with the City of Novi Wetland and Watercourse
Protection Ordinance and the natural features setback provisions in the Zoning Ordinance.

ECT currently recommends approval of the Preliminary Site Plan for Wetlands. The Applicant
shall address the items noted in the Wetland Comments Section of this letter prior to receiving
Wetland approval of the Final Site Plan.

Item Required/Not Required/Not Applicable

Wetland Permit (specify Non-Minor or Minor) | Required (Non-Minor)

Wetland Mitigation Not Required
Wetland Buffer Authorization Required
. To Be Determined. It is the applicant’s responsibility to
EGLE Permit contact EGLE in order to determine the need for a
wetland use permit.
Wetland Conservation Easement Not Required

The proposed project is located south of Grand River Avenue and east of Taft Road in Section 15. The
Plan proposes the construction of proposed pavement and asphalt improvements around two (2) existing
buildings to remain, associated storm sewer, and a stormwater detention basin.

Based on our review of the application, Novi aerial photos, Novi GIS, the City of Novi Official Wetlands
and Woodlands Maps (see Figure 1, attached), and our wetland verification site inspection conducted on
July 25, 2018 it appears as if this proposed project site contains three (3) areas of on-site wetlands.

Wetland Evaluation

Environmental Consulting & Technology, Inc. (ECT) conducted a wetland evaluation for the proposed
project site on July 25, 2018. ECT's in-office review of available materials included the City of Novi
Regulated Wetland and Watercourse map (see Figure 1), USGS topographic quadrangle map, NRCS soils

An Equal Opportunity/Affirmative Action Employer
www.ectinc.com
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map, USFWS National Wetland Inventory map, and historical aerial photographs (from Oakland County).
The applicant has also provided a Wetland Delineation map (Figure 2) prepared by King & MacGregor
Environmental, Inc. dated July 16, 2018. As noted, three (3) wetlands have been delineated, but not all of
these wetland areas are indicated on the City’s Regulated Wetlands Map. Based on our review of this
information the overall proposed project parcel contains ateas mapped as City-Regulated
Wetlands/Watercourses. The site appears to contain wetland/watercourse areas that are regulated by the
City of Novi as well as the Michigan Department of Environment, Great Lakes, and Energy (EGLE;
formerly MDEQ).

The focus of the site inspection was to review site conditions in order to determine whether City-regulated
wetlands are found on-site. King & MacGregor Environmental, Inc. (KME) completed a wetland
delineation for this site. The Wetland Delineation map (Figure 2) is dated July 16, 2018. Pink wetland
boundary flagging was in place at the time of this site inspection. ECT reviewed the flagging and agrees
that the wetland boundaries were accurately flagged in the field. Based on the existing vegetation and
topography, it is ECT’s assessment that the on-site wetlands have been accurately delineated on-site.

The following is a brief description of the on-site wetland features as provided on the original Wetland
Delineation map (see Figure 2 provided by KME):

Wetland A — Scrub shrub wetland located in the southwest portion of the site. Wetland A is listed as less
than 0.01-acre. The dominant wetland vegetation includes common buckthorn (Rbamnus cathartica), green
ash (Fraxinus pennsylvanica), and Virginia creeper (Parthenocissus quinguefolia). This wetland is a small, isolated
wetland.

Wetland B — Scrub-shrub and emergent wetland located on the eastern and southern portions of the site.
This wetland extends off-site to the east and south, however the on-site portion is listed as 0.32-acres. The
dominant wetland vegetation includes sedges (Carex spp.), reed canary grass (Phalaris arundinacea), cattails
(Dypha spp.), eastern cottonwood (Populus deltoides), and box elder (Acer negundo).

Wetland C — Scrub shrub wetland located in the western portion of the site but extends off-site to the west.
Wetland C is listed as less than 0.01-acre. The dominant wetland vegetation is similar to that of Wetland A.

Wetland Impact Review

As noted above, several areas of wetland have been confirmed on the subject property by the applicant’s
wetland consultant (KME) and ECT. Currently, the Plan indicates two (2) direct impacts to on-site
wetlands. The Plan quantifies the areas of the proposed wetland impacts on Sheet 3 (Preliminary Grading
Plan). The total amount of direct (i.e., fill or excavation) impact to on-site wetlands currently indicated is
0.065-acre. The current impact to Wetland A in the southwest portion of the site (Impact ‘B’ on the
Preliminary Grading Plan) is for the purpose of parking lot construction. The impact to Wetland B on the
east side of the site (Impact ‘A’ on the Preliminary Grading Plan) is for the purpose of constructing parking
area/loading ramp and the stormwater detention basin. The Plan also proposes the discharge of pre-treated
stormwater runoff to Wetland B on the east side of the site from the proposed pre-treatment detention
basin.

The following table summarizes the proposed wetland impacts as listed on the Preliminary Grading Plan (Sheet
3):
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Table 1. Proposed Wetland Impacts

Impact Impact Impact
Impact | Wetland City MDEQ | Area P P
Area Volume
Area | Impacted| Regulated? | Regulated? | (square .
(acres) (cubic yards)
feet)
Yes City
A B Regulated Likely 1,841 0.04 120
/Essential
Yes City
B A Regulated Likely 973 0.02 15
/Essential
Yes City
C C Regulated Likely None None None
/Essential
TOTAL -- -- -- 2,814 0.06 135

In addition to the proposed wetland impacts, the Plan proposes disturbance to on-site 25-foot wetland
buffer areas. The applicant is urged to minimize impacts to all wetlands and 25-foot wetland setback areas
to the greatest extent practicable. The City regulates wetland and watetrcourse buffers/setbacks. Article 24,
Schedule of Regulations, of the Zoning Ordinance states that:

“There shall be maintained in all districts a wetland and watercourse setback, as provided herein,
unless and to the exctent, it is determined to be in the public interest not to maintain such a setback.
The intent of this provision is to require a mininum sethack _from wetlands and watercourses”.

The proposed wetland buffer impacts appear to be to the entire setback of Wetland A in the southwestern
portion of the site, a large portion of the Wetland C buffer on the western side of the site, and portion of
the Wetland B buffer on the eastern side of the site. The Applicant shall indicate whether all proposed
impacts to the 25-foot wetland buffer are permanent or temporary on subsequent plan submittals. All
impacts on the Preliminary Grading Plan (Sheet 3) appear to be permanent, however a Low Prairie Seed Mix
is proposed on the Landscape Plan (Sheet L-1). It is not clear where this particular seed mix is proposed to
be installed.
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The following table summarizes the proposed wetland setback impacts as listed on the Plan:

Table 2. Proposed 25-Foot Wetland Buffer Impacts

Impact Wetland Buffer LZCIZZI;: Buffer Area Buffer Impact Area Purpose of
Area Impacted %’eet Acre Square Feet Acre Impact
Parking lot,
A B 6,194 0.14 4,987 0.11 loading ramp
detention
basin
B A 5,464 0.13 5,464 0.13 Parking lot
Grading for
C C 1,992 0.05 1,598 0.04 storm sewer
inlet
TOTAL 13,650 0.32 12,049 0.28 --

Regulatory Status - EGLE

ECT has evaluated the on-site wetlands and believes that they are all considered to be essential/regulated
by the City of Novi as they meet one or more of the essentiality criteria (i.e., functions and values) outlined
in the City of Novi Wetland and Watercourse Protection Ordinance and regulated by EGLE. As noted, the
wetlands appear to accurately flagged in the field and appear to be generally indicated accurately on the
Wetland Delineation Map provided by KME (Figure 2, attached).

EGLE generally regulates wetlands that are within 500 feet of an inland lake, pond, or stream, or within
1,000 feet of a Great Lake, Lake St. Clair, the St. Clair River, or the Detroit River. Isolated wetlands five
(5) acres in size or greater are also regulated. EGLE may also exert regulatory control over isolated wetlands
less than five acres in size “...if the department determines that protection of the area is essential to the
preservation of the natural resources of the state from pollution, impairment, or destruction and the
department has notified the owner”. It appears as if a tributary to the Walled Lake Branch of the Middle
Rouge River may be enclosed and flow through this site within an existing 30-inch stormsewer (appears to
connect Wetlands B and C). It is the applicant’s responsibility to contact EGLE in order to confirm the
regulatory authority with respect to the on-site wetland areas. In a Pre-Application Meeting Response to Review
letter dated September 12, 2019, the applicant’s engineer notes that the wetland permitting is currently in
process with EGLE.

Regulatory Status — City of Novi

The City of Novi Wetland and Watercourse Protection Ordinance (City of Novi Code of Ordinances, Part
11, Chapter 12, Article V.; Division 2.) describes the regulatory criteria for wetlands and review standards
for wetland permit applications. The City of Novi regulates wetlands that are: (1) contiguous to a lake,
pond, river or stream, as defined in Administrative Rule 281.921; (2) two (2) acres in size or greater; or (3)
less than two (2) acres in size but deemed essential to the preservation of the natural resources of the city
under the criteria set forth in subsection 12-174(b). Wetlands deemed regulated by the City of Novi require
the approval of a use permit for any proposed impacts to the wetland.

ECT has evaluated the areas of on-site wetland and believes that each wetland is regulated by the City’s
Wetland and Watercourse Protection Ordinance because all on-site wetlands appear to be either located
within 500-feet of a regulating stream/drain or extend offsite and are 2 acres in size or greatet.
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It should be noted that in those cases where an activity results in the impact to wetland areas of 0.25-acre
or greater that are deemed essential under City of Novi Ordinance subsection 12-174(b) mitigation shall be
required. The applicant shall submit a mitigation plan which provides for the establishment of replacement
wetlands at a ratio of 1:1 through 2:1 times the area of the natural wetland impaired or destroyed, if impacts
meet or exceed the 0.25-acre threshold. In general, the MDEQ’s threshold for the requirement of wetland
mitigation is 0.3-acre of wetland impacts. Wetland mitigation does not appear to be a requirement of the
current Plan.

As noted above, any proposed use of the wetlands will require a City of Novi Wetland Use Permit as well as
an Authorization to Encroach the 25-Foot Natural Features Setback for any proposed impacts to the 25-foot
wetland buffers. The applicant is urged to minimize impacts to on-site wetlands and wetland setbacks to
the greatest extent practicable. The City regulates wetland buffers/setbacks. Atticle 24, Schedule of
Regulations, of the Zoning Ordinance states that:

“There shall be maintained in all districts a wetland and watercourse setback, as
provided herein, unless and to the exctent, it is determined to be in the public interest not to maintain such a sethactk.
The intent of this provision is to require a minimum setback from wetlands and waterconrses”.

Finally, as proposed, the project will require a City of Novi Non-Minor Use wetland permit. The granting
or denying of nonresidential minor use permits shall be the responsibility of the Community Development
Department. A nonresidential minor use permit is a permit for activities consisting of no more than one (1)
of the following activities which have a minimal environmental effect:

a.  Minor fills of three hundred (300) cubic yards or less and not exceeding ten thousand (10,000)
square feet in a wetland area, providing the fill consists of clean, nonpolluting materials which will
not cause siltation and do not contain soluble chemicals or organic matter which is biodegradable,
and providing that any upland on the property is utilized to the greatest degree possible. All fills
shall be stabilized with sod, or seeded, fertilized and mulched, or planted with other native
vegetation, or riprapped as necessary to prevent soil erosion.

b. Installation of a single water outfall provided that the outlet is riprapped or otherwise stabilized to
prevent soil erosion.

c.  Watercourse crossings by utilities, pipelines, cables and sewer lines which meet all of the following
design criteria:

i. The method of construction proposed is the least disturbing to the environment employable
at the given site;

ii. The diameter of pipe, cable or encasement does not exceed twenty (20) inches;

iii. A minimum of thirty (30) inches of cover will be maintained between the top of the cable or
pipe and the bed of the stream or other watercourse on buried crossings; and

iv. Any necessary backfilling will be of washed gravel.

d. Extension of a wetland/watercourse permit previously approved by the Planning Commission.

e. Replacement of a culvert of an identical length and size, and at the same elevation. If the
proposed culvert is of a greater length or size than the existing culvert, or is a new culvert
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altogether, it must meet the conditions of subpart c., above, to qualify for a nonresidential minor
use permit.

f.  Temporary impacts where the encroachment into protected areas is less than five hundred (500)
feet.

Because the project contains a proposed stormwater outfall as well as two (2) direct impacts to
wetlands, a Non-Minor Wetland Permit (and approval of Planning Commission) shall be
required.

Wetland and Watercourse Comiments

The following are repeat comment from our Wetland Review of the PRO Concept Plan (PSP18-0107) letter
dated August 7, 2018. The current status of each comment follows in bold italics. ECT recommends that
the Applicant address the items noted below in subsequent site plan submittals:

1. The wetland and wetland buffer boundaries indicated on the Plan appear to be approximate.
Subsequent site plan submittals shall include the actual, surveyed wetland boundary information that
appears to be included on the Wetland Delineation map provided by KME (Figure 2). The wetland
flag numbers shall also be provided on the Plan.

This comment has been satisfactorily addressed. This information has been included on the
Topographic Survey (Sheet 2).

2. Itis unclear if the proposed site work will impact Wetland C, however it does not appear likely. The
boundaries of Wetland C are not currently shown on Sheet 1. This information should be

provided/clarified on subsequent site plan submittals.

This comment has been satisfactorily addressed. This information has been included on the
Preliminary Grading Plan (Sheet 3).

3. The applicant shall indicate, quantify and label all existing areas of wetland and 25-foot wetland buffers
(square feet or acres) on the Plan.

This comment has been satisfactorily addressed. This information has been included on the
Preliminary Grading Plan (Sheet 3).

4. 'The applicant shall indicate, quantify and label all proposed impacts to the wetlands (square feet or
acres) including proposed volume of cut/fill (cubic feet or cubic yatds).

This comment has been satisfactorily addressed. This information has been included on the
Preliminary Grading Plan (Sheet 3).

5. The applicant shall indicate, quantify and label all proposed impacts to the 25-foot wetland setbacks
(square feet or acres).
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This comment has been satisfactorily addressed. This information has been included on the
Preliminary Grading Plan (Sheet 3).

6. Itappears as though a MDEQ Wetland Permit and a City of Novi Non-Minor Wetland Use Permit would
be required for any proposed impacts to on-site wetlands, if applicable. A City of Novi Authorization to
Encroach the 25-Foot Natural Features Setback would be required for any proposed impacts to on-site 25-
foot wetland or watercourse buffers.

This comment has been partially addressed. In a Pre-Application Meeting Response to Review
letter dated September 12, 2019, the applicant’s engineer notes that the wetland permitting is
currently in process with EGLE. The Applicant should provide a copy of the EGLE Wetland
Use Permit application to the City (and our office) for review and a copy of the approved permit
upon issuance. A City of Novi Wetland Permit cannot be issued prior to receiving this
Information.

7. It should be noted that it is the Applicant’s responsibility to confirm the need for a Permit from the
MDEQ for any proposed wetland or floodplain impacts. Final determination as to the regulatory status
of any on-site wetlands (if applicable) shall be made by MDEQ. The Applicant should provide a copy
of the MDEQ Wetland Use Permit application to the City (and our office) for review and a copy of the
approved permit upon issuance. A City of Novi Wetland Permit cannot be issued prior to receiving
this information.

This comment has been partially addressed. See Comment No. 6, above.

8. The Plan should address how any temporary impacts to wetland or 25-foot wetland buffers shall be
restored, if applicable. Subsequent Plan submittals shall include specifications for any proposed seed
mixes proposed for use within these areas. Sod or common grass seed will not be acceptable to restore
temporary impacts to wetlands or 25-foot wetland buffers.

This comment has not been addressed. All impacts on the Preliminary Grading Plan (Sheet 3)
appear to be permanent, however a Low Prairie Seed Mix is proposed on the Landscape Plan
(Sheet L-1). It is not clear where this particular seed mix is proposed to be installed. Please
review and revise the Plan as necessary.

9. The applicant should ensure that any proposed snow storage areas are located such that any runoff will
not directly affect any on-site wetlands, or the Walled Lake Branch of the Middle Rouge River (if
applicable).

This comment has been satisfactorily addressed. The proposed snow storage areas have been
Indicated on the Landscape Plan (Sheet 1). It appears as though the runoff from the snow melt
will be routed through the proposed detention basin prior to discharge to existing Wetland B

on the eastern side of the site.

10. ECT suggests that any proposed stormwater management plan be reviewed by the City of Novi
Engineering Department to ensure that they meet the City of Novi design requirements.

This comments still applies.
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Wetland Conclusion

The project site appeats to contain wetlands/watercourse that are regulated by both the City of Novi and
EGLE. Any proposed impacts to on-site wetlands will require a permit from EGLE, a City of Novi Wetand
and Watercourse Non-Minor Use Permit, and an Authorization to Encroach the 25-Foot Natural Features Setback for
any proposed impacts to the 25-foot wetland buffers.

Recommendation

ECT currently recommends approval of the Preliminary Site Plan for Wetlands. The Applicant shall address
the items noted in the Wetland Comments Section of this letter prior to receiving Wetland approval of the
Final Site Plan.

If you have any questions regarding the contents of this letter, please contact us.

Respectfully submitted,
ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC.

T

Pete Hill, P.E.
Senior Associate Engineer

cc: Lindsay Bell, City of Novi Planner
Sri Komaragiri, City of Novi Planner
Madeleine Kopko, City of Novi Planning Assistant
Rick Meader, City of Novi Landscape Architect

Attachments:  Figure 1 — City of Novi Regulated Wetland and Woodland Map

Figure 2 — Wetland Delineation Map
Site Photos
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Map Print Date
6/4/2018

Figure 1. City of Novi Regulated Wetland & Woodland Map (approximate parcel boundary shown in red).
Regulated Woodland areas are shown in green and Regulated Wetland areas are shown in blue.
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Please be advised the inform ation provided
by KME , Inc. regatding wetland baundaries is
an edtimate of the wetland boundary. The
uitimate decision on wetland boundary
Iocations and jurisdictions thereof rests with
the MDEG and, in some cases, the Federal
governmert. &5 & result, there may he
adjustments to boundaries based upon review
of a regulatory agency. An agency
determ ination can vary, depending on various
factors including, but nct limited ta,
sxpariance of the agency representative
making the determination and the season of
the vear. In addition, the physical
characteridics ofthe ste can change with
time, depending on the westher, vagetation
patterns, drainags and management adivties
on adjacent parcels or other events. Any of
thess fadors can change the naturesextent of
weetlancds on ste. This wetland determination,
as defined by the boundary fags depicted on
this dravdng, isvalid for one arowing season
from the date flagged. Thers is no sssurance
given hersin or otherwiss implied that the
KME , Inc. wetland boundary will be accepted
hy any regulstary sgency. R eliance on KME
Inc's opinion is &t the cliert's risk. Further, i
has been our experien ce that site conclitions
are likely to change over the courss of one
year. Therefore, KME | Inc. strongly
recam mends that the dient hawve no reliancs
on our opinion after one growing season
Be avare the manufacurer afthe G P.5.
(Global Postioning System) used by KME,
InG. has advised that the equipment has, st
best, sub-m eter accuracy. The location ofthe
actual wetland bouncanes may thersfors vary
somewhat if a professional survey ot the
weetlandd flags is conducted.

Wietland C
<0.01 acres

Wetland B
0.32+ acres (on-site)

__ Wetland A
<0.01 acres

— Approx. Property Boundary

Wetland Delinaation For:

i

l
BELBL

e hapag pxra

ity of N, Cinklarel Ceaumy, Mlchigan

{ 45237 Grand River Avenue

NORTH

Figure 2. Wetland Delineation Map (provided by King & MacGregor Environmental, Inc., dated July 16,

2018).
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Site Photos

Photo 1. Looking south at Wetland B (ear flag B-12) alng the eastern portion of the site (ECT, July 25,
2018).

Photo 2. Looking southeast at open water area of Wetland B located off-site to the south (ECT, July 25,
2018).
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Photo 3. Looking west at scrub-shrub Wetland B located in the southwest portion of the site (ECT, July
25, 2018).

Photo 4. Looking north towards Wetland C located in the western portion of the site (ECT, July 25, 2018).
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Phone: (248) 880-6523
% E-Mail: dnecci@drnarchitects.com
Web: drnarchitects.com

50850 Applebrooke Dr., Northwville, MI 48167

October 17, 2019 Facade Review Status Summary:

Approved - Full compliance.

City of Novi Planning Department Section 9 Waiver not required.

45175 W. 10 Mile Rd.
Novi, Ml 48375- 3024

Re: FACADE ORDINANCE REVIEW - Preliminary Site Plan
Keford Collision & Towing, JSP18-31, PSP18-0107
Facade Region: 1, Zoning District: I-1,

Dear Ms. McBeth;

The following is the Facade Review for the Preliminary Site Plan of the above referenced
project. This review is based on the drawings dated 10/17/19, prepared Cityscape
Architects of Novi, Michigan. A sample board with renderings and proposed colors was
also provided. The percentages of materials proposed for each facade are as shown on the
table below. The maximum percentages of materials allowed by Facade Ordinance are
shown in the right hand column. Note that the fagade materials on the side and rear
elevations are not proposed to be changed.

North Ordinance

Front East | West |South Maximum

(Front) (Minimum)
Brick (existing 8" x 8" natural fired clay tile) 47% UN | UN | UN | 30% Minimum
Tile (Proposed 8" x 8", blue color) 25% UN [ UN | UN 25%
Flat Metal (Canopy fascia) 3% UN [ UN | UN 50%
Flat Metal (horizontal louver feature, 'real red”) | 25% UN [ UN | UN 50%
UN - Unaltered

Recommendation — This project is considered a facade alteration as regulated by Section
5.15.6 of the Ordinance. The applicant has revised the color of the proposed louver
feature to a more subdued tone (BM-1315). The color is now consistent with Section
5.15.2 of the Fagade Ordinance which prohibits intense colors. The existing 8” x 8” tile is
a natural fired clay product. This material may be considered brick with respect to the
Ordinance, providing that it is not painted. Although the fagade materials on the side and
rear facades are not proposed to be altered these facades are proposed to be painted to
generally match the color of front facade (BM1616). Therefore, it is our recommendation
that the design is consistent with the Facade Ordinance and the PRO Agreement. A
Section 9 Waiver is not required for this project.
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Notes to the Applicant:

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 Facade
Ordinance.

2. Inspections — The Facade Ordinance requires inspection(s) for all projects. Materials
displayed on the approved sample board (in this case the adjacent existing material) will
be compared to materials to be installed. It is the applicant’s responsibility to request the
inspection of each facade material at the appropriate time. 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/Services/CommDev/OnlinelnspectionPortal.asp.

If you have any questions regarding this review, please do not hesitate to call.

Sincerely,
chitects PC
) e
7
Lo S s

Douglas R. Necci, AIA
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CITY COUNCIL

Mayor
Bob Gatt

Mayor Pro Tem
Dave Staudt

Andrew Mutch

Laura Marie Casey

Kelly Breen

Ramesh Verma

Doreen Poupard

City Manager

Peter E. Auger

Director of Public Safety
Chief of Police

David E. Molloy

Director of EMS/Fire Operations
Jeffery R. Johnson

Assistant Chief of Police
Erick W. Zinser

Assistant Chief of Police
Scott R. Baetens

Novi Public Safety Administration
45125 Ten Mile Road

Novi, Michigan 48375
248.348.7100

248.347.0590 fax

cityofnovi.org

September 24, 2019

TO: Barbara McBeth- City Planner
Sri Ravali Komaragiri- Plan Review Center
Lindsay Bell-Plan Review Center
Madeleine Kopko-Planning Assistant

RE: Keford Towing

Project Description:

Build a 23493 S.Q.F.T. structure off of Grand River.

Comments:

All fire hydrants MUST be installed and operational prior to
any combustible material is brought on site. IFC 2015 3312.1
Water-main sizes and fire hydrant locations MUST be put on
the plans for review.

MUST provide a Knox Lock for the gates X2.

Existing fire lane Corrected. Fire access lane on the east
side of the structure MUST be 20’ wide. NOT 18.6°. IFC 2015
503.2.1

Turning radius doesn’t meet city standards, 50’ outside and
30’ inside turning radius. Locations are northwest corner
and southeast corner of the structure.

Recommendation:

APPROVED WITH CONDITIONS

Sincerely,

Kevin S. Pierce-Fire Marshal
City of Novi - Fire Dept.

CC: file
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46892 West Road, Suite 109
Novi, Michigan 48377
Phone: (248) 926-3701

Fax: (248) 926-3765

Web: www.alpine-inc.net

Civil Engineers and Land Surveyors

October 22, 2019 via email

Sri Ravali Komaragiri

City of Novi Community Development Department
45175 West 10 Mile Road

Novi, MI 48375

Re:

Keford Towing

Response to PSP Review Comments
Alpine Engineering Inc. Project #17-504
JSP18-31

Dear Sri

On behalf of our client, Keford Towing, please find the following information for your distribution and review:

e PDF copy of the Preliminary Site Plan (dated 09-12-2019)
e PDF copy of the Demarcation Plan (dated 10-22-2019)

Please find the following responses to the reviews received on October 11, 2019 via email for the above referenced

project.

PLANNING REVIEW LETTER (DATED OCTOBER 7, 2019)

1.

Comment: Please add the PRO conditions and deviations listed in this letter on the site plan sheet for
reference. Please refer to additional comments that need to be addressed to comply with the PRO Conditions
listed in next section.

Response: The PRO conditions and deviations will be listed on the plans for the Final Site Plan submittal.
Comment: It appears that there is no proposed use or a prospective tenant for the out building. The applicant
should provide an update. A Planning Commission approval is required for any proposed use. The applicant
should contact Community Development department once a prospective tenant is determined.

Response: The Applicant will provide this information when it is determined.

Comment: The plan should clearly label the 10 dedicated spaces for car rental, dedicated spaces for staging.
Response: Additional notation will be provided to provide clarity for the dedicated parking spaces.

Comment: Please provide the photometric information on building facades. In addition to the site photometric
plan.

Response: Additional photometric information will be provided on the Final Site Plan.

Comment: Indicate what lights will be turned on past hours of operation for security reasons. A separate
photometric plan is required for security lights only.

Response: Additional photometric information will be provided on the Final Site Plan.

Comment: It appears that there is no proposed use or a prospective tenant for the out building. The applicant
should provide an update.

Response: The Applicant will provide this information when it is determined.

Comment: It appears that there is name change to the business. It is unclear if the ownership changed as well.
The applicant should clarify.

Response: The Applicant will provide this information.

Comment: The plans do not show clear demarcation as required. Refer to Traffic review for more details.
Response: A Demarcation Plan has been included with this submittal for review.



Keford Towing
Pre-Application Meeting Response to Review

JSP18-31

October 22, 2019
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PLANNING REVIEW CHART (DATED OCTOBER 7, 2019)

9.

10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

Comment: The applicant should contact Community Development department once a prospective tenant is
determined.

Response: Understood.

Comment: Clearly label rental car parking on the plan. The applicant also referred to moving them inside for
repair. Please clearly label dedicated spaces used for staging.

Response: The rental car parking including spaces proposed for staging will be labeled on the Final Site Plan.
Comment: Review to the traffic review for more comments.

Response: Refer to the traffic review responses below.

Comment: Provide dumpster elevations to verify conformance.

Response: A dumpster elevation will be provided on the Final Site Plan.

Comment: Exterior Lighting. Refer to comments provided later in the chart.

Response: Refer to the photometrics review responses below.

Comment: Refer to traffic review for more comments.

Response: Refer to the traffic review responses below.

Comment: A sign permit is required. For sign permit information contact Ordinance at 248-347-0438.
Response: Understood.

Comment: Please provide the photometric information on building facades. In addition the site photometric
plan.

Response: Additional photometrics information will be provided on the Final Site Plan.

Comment: Hours of operation not provided.

Response: The hours of operation will be provided on the Final Site Plan.

Comment: Specification sheets for all proposed lighting are not provided. Please provide as required.
Response: The cut sheets for the proposed lights will be provided on the Final Site Plan.

Comment: Please add these notes to photometric sheet P-1.

Response: The notes indicated will be added on the Final Site Plan.

Comment: Indicate what lights will be turned on past hours of operation for security reasons. A separate
photometric plan is required for security lights only.

Response: Additional information regarding security lighting will be provided on the Final Site Plan.

ENGINEERING REVIEW (DATED OCTOBER 10, 2019)

1.

Comment: A right-of-way permit will be required from the City of Novi for work in the Grand River Avenue right-
of-way.

Response: A City of Novi right-of-way permit will be applied for at the time of the Final Site Plan and a note
indicating this is located on the plans. Refer to Note #6 on the “Preliminary Site Plan”.

Comment: A right-of-way permit will also be required from the Road Commission for Oakland County (RCOC)
for work in the Grand River Avenue right-of-way.

Response: An Oakland County right-of-way permit will be applied for at the time of the Final Site Plan and a
note indicating this is located on the plans. Refer to Note #6 on the “Preliminary Site Plan”.

Comment: The Non-domestic User Survey form shall be submitted to the City so it can be forwarded to Oakland
County.

Response: Per discussion with the Planning Department on September 9th, 2019, the Non-domestic User
Survey will be provided with the Final Site Plan submittal.

Comment: Show and label the existing 50-foot half right-of-way for Grand River Avenue.

Response: The existing 50-foot half right-of-way line will be shown and labeled on the Final Site Plan.
Comment: A license agreement will be required for fencing proposed within existing sanitary sewer easement.
Response: Understood. We have contacted the City Engineering Department to obtain the process for
acquiring this agreement.

Comment: The applicant should be aware that additional hydrants may be required per Fire Department review,
given the lack of existing hydrants on-site and the distance of the nearest existing hydrant northeast of the site
in the Grand River Avenue right-of-way.

Response: Understood.



Keford Towing
Pre-Application Meeting Response to Review

JSP18-31

October 22, 2019

Page 3

7.

10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

Comment: The Storm Water Management Plan for this development shall be designed in accordance with the
Storm Water Ordinance and Chapter 5 of the new Engineering Design Manual.
Response: Understood.
Comment: The storm water management plan proposes to maintain an existing condition of site drainage going
into the Grand River right-of-way. Review and approval by the Road Commission for Oakland County will be
required, and a variance from the Design and Construction Standards is required in any case where all drainage
is not captured on-site.
Response: Understood, the plans will be submitted to the RCOC. We respectfully request a variance from the
Design and Construction Standards for maintaining existing site drainage draining to the Grand River Avenue
Right-of-Way.
Comment: Restricted discharge to an off-site regional detention basin is proposed. Bankfull storage will be
provided on-site. Any applicable storm water detention tap fees will be pro-rated for bankfull detention storage
provided on the site.
Response: No comment.
Comment: Provide a soil boring in the vicinity of the basin to determine soil conditions and to establish the high
water elevation of the groundwater table.
Response: A soil boring in the proposed basin area will be submitted at the time of the Final Site Plan submittal.
Comment: One foot of freeboard shall be provided above the uppermost storage elevation, rather than the 0.4
foot shown on the plans.
Response: The plans currently show one (1) foot of freeboard. Additional information will be provided on the
Final Site Plan to provide clarity.
Comment: A 25-foot vegetated buffer shall be provided around the storm water basin where any pavement
runoff is directed toward the basin.
Response: A twenty-five (25)-ft vegetated buffer has been provided along the west side of the basin. Refer to
the “Preliminary Storm Water Management Plan”.
Comment: The maintenance access route to the basin outlet structure shall be a minimum of 15 feet wide for
its entirety, including the proposed rip-rap and curb drop.
Response: This information will be provided on the Final Site Plan.
Comment: Provide a 5-foot wide stone bridge/access route allowing direct access to the standpipe from the
bank of the basin during high-water conditions (i.e. stone 6-inches above high water elevation).
Response: This information will be provided on the Final Site Plan.
Comment: Provide an access easement for maintenance over the storm water detention system and the
pretreatment structure. Also, include an access easement to the detention area from the public road right-of-
way.
Response: An access easement for storm water detention system maintenance will be provided at the time of
the Final Site Plan submittal.
Comment: Provide manufacturer’s details and sizing calculations for the pretreatment structure within the
plans. Provide drainage area and runoff coefficient calculations specific to the area tributary to the treatment
structure. The treated flow rate should be based on the 1-year storm event intensity (~1.6 in/hr). Higher flows
shall be bypassed.
Response: Currently, the design is utilizing a wet detention basin to accommodate water quality treatment.
Additional information regarding the basin will be provided on the Final Site Plan.
Comment: Provide release rate calculations for the two design storm events addressed on this site (first flush
and bankfull).
Response: Additional calculations will be provided on the Final Site Plan.
Comment: Due to maintenance concerns, each restricting orifice in the control structure shall be a minimum of
1 square-inch in size, even though this may result in a flow rate above that calculated.
Response: Additional detail for the outlet control structures will be provided on the Final Site Plan.
Comment: In consideration of the City’s waiver of the ordinance requirements that the rear storage are be
paved. Developer shall:

a. Comment: Keep the access aisle as shown on the PRO plan free from parked vehicles or other

obstructions so that there is fire truck access at all times (with the details of the Developer’s plan to
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20.

21.

22.

23.

24,

25.

26.

27.

28.

290.

30.

31.

designate or demarcate the access aisle shown on the final approved site plan);
Response: A Demarcation Plan has been provided for the PC meeting as requested by the Planning
Department.

b. Comment: Undertake regular maintenance of the gravel storage areas so as to prevent the migration
of the gravel storage area to other areas of the waterbodies. To ensure compliance with these
requirements, the City shall have a reasonable right to enter onto the Land or Development for purposes
of inspection; provided, however, the City shall give 48 hours’ notice of any expected inspection. If the
City determines that corrective action is required to be taken, it shall issue a notice of corrective action,
which shall include a time period for correction. Failure to comply shall be treated as a breach of this
Agreement.

Response: Understood.
Comment: Design and Construction waivers of Section 11-239 of the City’s Zoning Ordinance were authorized:

a. Comment: To allow gravel parking for storage yard in the rear
Response: No comment.

b. Comment: For lack of curb and gutter within the rear yard storage area
Response: No comment.

c. Comment: For lack of parking lot striping.

Response: No comment.
Comment: Two of the proposed barrier free ramps appear to exceed the absolute maximum longitudinal slope
of 8.33%. These ramps are (1) the longest ramp at the northwest corner of the main existing building, and (2)
the short ramp at the northwest corner of the paved parking lot.
Response: Additional detail will be provided on the Final Site Plan.
Comment: Verify and label the slopes along the ingress/egress routing to the building from the barrier-free
stalls. All barrier-free stalls shall comply with Michigan Barrier-Free regulations.
Response: Additional detail will be provided on the Final Site Plan.
Comment: Detectable warning plates are required at all barrier free ramps, hazardous vehicular crossings and
other areas where the sidewalk is flush with the adjacent drive or parking pavement. The barrier-free ramps
shall comply with current MDOT specifications for ADA Sidewalk Ramps. Provide the latest version of the
MDOT standard detail for detectable surfaces.
Response: Additional detail will be provided on the Final Site Plan.
Comment: Label specific ramp locations on the plans where the detectable warning surface is to be installed.
Response: Additional detail will be provided on the Final Site Plan.
Comment: Specify the product proposed and provide a detail for the detectable warning surfaces for barrier
free ramps. The product shall be the concrete warning surface for barrier free ramps. The product shall be the
concrete embedded detectable warning plates, or equal, and shall be approved by the Engineering Division.
Stamped concrete will not be acceptable.
Response: Additional detail will be provided on the Final Site Plan.
Comment: Provide proposed contours for areas surrounding the rear yard gravel lot.
Response: Additional detail will be provided on the Final Site Plan.
Comment: Clarify all proposed contours by labeling contour elevations.
Response: Additional detail will be provided on the Final Site Plan.
Comment: Add pavement and curb grades to proposed parking along existing south building.
Response: Additional detail will be provided on the Final Site Plan.
Comment: Curbing and walks adjacent to the end of 17-foot stalls shall be reduced to 4-inches high (rather
than the standard 6-inch heights to be provided adjacent to 19-foot stalls). Some top-of-curb grades adjacent
to 17-foot stalls continue to be 6 inches above top-of-pavement.
Response: Grading corrections will be provided on the Final Site Plan.
Comment: Provide a plan view and cross-sections of the retaining walls. Sheet with these details shall be
signed and sealed by the design engineer responsible for the proposed retaining wall design and all associated
calculations.
Response: Additional detail will be provided on the Final Site Plan.
Comment: An SESC permit is required. A full review has not been completed at this time. The review checklist
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32.

33.

34.

35.

36.

37.

38.

39.

40.

41.

42.

43.

44.

detailing all SESC requirements is attached to this letter. Please submit an SESC permit application under
separate cover.

Response: A SESC permit will be applied for at the time of the Final Site Plan.

Comment: Any required off-site easements must be executed prior to final approval of the plans. Drafts shall
be submitted the time of the Final Site Plan submittal.

Response: Understood.

Comment: A letter from either the applicant or the applicant’s engineer must be submitted with the Final Site
Plan 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.

Response: Understood.

Comment: An itemized construction cost estimate must be submitted to the Community Development
Department for the determination of plan review and construction inspection fees. This estimate should only
include the civil site work and not any costs associated with construction of the building or any demolition work.
The estimate must be itemized for each utility (water, sanitary, storm sewer), on-site paving (square yardage),
right-of-way paving (including proposed right-of-way), grading, and the storm water basin (basin construction,
control structure, pre-treatment structure and restoration).

Response: Understood.

Comment: A draft copy of the Storm Drainage Facility Maintenance Easement Agreement (SDRMEA), as
outline 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.

Response: Understood.

Comment: A draft copy of the access easement to sanitary sewer monitoring manholes must be submitted to
the Community Development Department. This document is available on our website.

Response: Understood.

Comment: A pre-construction meeting shall be required prior to any site work being started. Please contact
Sarah Marchioni in the Community Development Department to setup a meeting (248-347-0430)

Response: Understood.

Comment: A City of Novi Grading Permit will be required prior to any grading on the site. This permit will be
issued at the pre-construction meeting (no application required). No fee is required for this permit.

Response: Understood.

Comment: Material certifications must be submitted to Spalding DeDecker for review prior to the construction
of any onsite utilities. Contact Ted Meadows at 248-844-5400 for more information.

Response: Understood.

Comment: Construction inspection fees must be paid to the Community Development Department.
Response: Understood.

Comment: Legal escrow fees must be deposited with the Community Development Department. All unused
escrow will be returned to the payee at the end of the project. This amount includes engineering legal fees only.
There may be additional legal fees for planning legal documents.

Response: Understood.

Comment: A storm water performance guarantee (equal to 120% of the cost required to complete the storm
water management facilities) as specified in the Storm Water Management Ordinance must be posted at the
Community Development Department.

Response: Understood.

Comment: Water and Sanitary Sewer Fees must be paid prior to the pre-construction meeting. Contact the
Water & Sewer Division at 248-347-0498 to determine the amount of these fees.

Response: Understood.

Comment: A street sign financial guarantee ($400 per traffic control sign proposed) must be posted at the
Community Development Department. Signs must be installed in accordance with MMUTCD standards.
Response: Understood.
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46

47.

48.

49.

50.

51.

52.

53.

ECT -

22,2019

. As described previously, a Soil Erosion Control Permit must be obtained from the City of Novi.

Response: Understood.
. Comment: A permit for all proposed work activities within the road right-of-way of Grand River Avenue must
be obtained from the City of Novi.
Response: Understood.
Comment: A permit for work within the road right-of-way of Grand River Avenue must be obtained form the
Road Commission for Oakland County (RCOC).
Response: Understood.
Comment: An NPDES permit must be obtained from the MDEQ since the site is over 5 acres in size. The
MDEQ may require an approved SESC plan to be submitted with the Notice of Coverage.
Response: Understood.
Comment: An inspection permit for the sanitary sewer taps must be obtained form the Oakland County Water
Resource Commissioner (OCWRC).
Response: Understood.
Comment: The amount of the incomplete site work performance guarantee for any outstanding site
improvement items, is calculated at 1.2 times the amount required to complete the site improvements.
Response: Understood.
Comment: All easement and agreements referenced above must be executed, notarized and approved by the
City Attorney and Engineering Division.
Response: Understood.
Comment: The City’s consultant Engineer Spaulding DeDecker will prepare the record drawings for this
development. The record drawings will be prepared in accordance with Article Xll, Design and Construction
Standards, Chapter 11 of the Novi Code of Ordinances.
Response: Understood.
Comment: Submit an up-to-date Title Policy (dated within 90 days of City Council consideration of acceptance)
for the purpose of verifying that the parties signing the Easement documents have the legal authority to do so.
Please be sure that all parties of interest shown on the title policy (including mortgage holders) Either sign the
easement documents themselves or provide a Subordination Agreement. Please be aware the at the title policy
may indicate that additional documentation is necessary to complete the acceptance process.
Response: Understood.

WETLANDS & WOODLAND REVIEW (DATED OCTOBER 9, 2019)

Wetland Review Comments

1.

Comment: The wetland and wetland buffer boundaries indicated on the Plan appear to be approximate.
Subsequent site plan submittals shall include the actual, surveyed wetland boundary information that appears
fo be included on the Wetland Delineation map provided by KME (figure 2). The wetland flag numbers shall
also be provided on the plans. This comment has been satisfactorily addressed. This information has
been included on the Topographic Survey (Sheet 2)

Response: No comment.

Comment: It is unclear if the proposed site work will impact Wetland C, however it does not appear likely. The
boundaries of Wetland C are not currently shown on sheet 1. This information should be provided/clarified on
subsequent site plan submittals. This comment has been satisfactorily addressed. This information has
been included on the Preliminary Grading Plan (Sheet 3).

Response: No comment.

Comment: The applicant shall indicate, quantity and label all existing areas of wetland and 25-foot wetland
buffers (square feet or acres) on the Plan. This comment has been satisfactorily addressed. This
information has been included on the Preliminary Grading Plan. (Sheet 3).

Response: No comment.

Comment: The applicant shall indicate, quantify and label all proposed impacts to the wetlands (square feet or
acres) including proposed volume of cut/fill (cubic feet or cubic yards). This comment has been satisfactorily
addressed. This information has been included on the Preliminary Grading Plan (sheet 3).

Response: No comment.
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5.

10.

Comment: The applicant shall indicate, quantify and label all proposed impacts to the 25-foot wetland setbacks
(square feet or acres). This comment has been satisfactorily addressed. This information has been
included on the Preliminary Grading Plan (Sheet 3).

Response: No comment.

Comment: It appears as though a MDEQ Wetland Permit and a City of Novi Non-Minor Wetland Use Permit
would be required for any proposed impacts to on-site wetlands, if applicable. A City of Novi Authorization to
encroach the 25-foot Natural Features Setback would be required for any proposed impacts to on-site 25-foot
wetland or watercourse buffers. This comment has been partially addressed. In a Pre-Application Meeting
Response to Review letter dated September 12, 2019, the applicant’s engineer notes that the wetland
permitting is currently in process with EGLE. The Applicant should provide a copy of the EGLE Wetland
Use Permit application to the City (and our office) for review and a copy of the approved permit upon
issuance. A City of Novi Wetland Permit cannot be issued prior to receiving this information.
Response: Wetland permitting is currently in process. The application will be forwarded once ready.
Comment: It should be noted that it is the Applicant’s responsibility to confirm the need for a Permit from the
MDEQ for any proposed wetland impact. Final determination as to the regulatory status of each of the on-site
wetlands shall be made by MDEQ. The Applicant should provide a copy of the MDEQ Wetland Use Permit
application to the City (and our office) for review and a copy of the approved permit upon issuance. A City of
Novi Wetland Permit cannot be issued prior to receiving this information. This comment has been partially
addressed. See Comment No. 6, above.

Response: This information is currently being investigated and will be submitted under separate cover.
Comment: The Plan should address how any temporary impacts to wetland or 25-foot wetland buffers shall be
restored, if applicable. Subsequent Plan submittals shall include specifications for any proposed seed mixes
proposed for use within these areas. Sod or common grass seed will be acceptable to restore temporary
impacts to wetlands or 25-foot wetland buffers. This comment has not been addressed. All impacts on the
Preliminary Grading Plan (Sheet 3) appear to be permanent, however Low Prairie Seed Mix is proposed
on the Landscape Plan (Sheet L-1). It is not clear where this particular seed mix is proposed to be
installed. Please review and revise the Plan as necessary.

Response: Additional information will be provided on the Final Site Plan.

Comment: The applicant should ensure that any proposed snow storage areas are located such that any runoff
will not directly affect any on-site wetlands or the Walled Lake Branch of the Middle Rouge River (if applicable)
Response: Additional information has been provided. Refer to the “Landscape Plan”. This comment has been
satisfactorily addressed. The proposed snow storage areas have been indicated on the Landscape Plan
(Sheet 1). It appears as though the runoff from the snow melt will be routed through the proposed
detention basin prior to discharge to existing Wetland B on the eastern side of the site.

Response: No comment.

Comment: ECT suggests that any proposed stormwater management plan be reviewed by the City of Novi
Engineering Department to ensure that they meet the City of Novi design requirements. This comment still
applies.

Response: No comment.

Woodland Review Comments

1.

Comment: ECT currently recommends approval of the PRO Concept Plan for Woodlands. No further woodland
review of the proposed project is necessary.

A review letter for the woodlands was not provided within the October 11%", 2019 review package.
Response: No comment.

AECOM - TRAFFIC REVIEW (DATED OCTOBER 9, 2019)

Internal Site Operations

1.

General Traffic Flow
a. Comment: The applicant has generally indicated 24 foot aisles throughout the site.
Response: Additional dimensions will be included on the Final Site Plan.
b. Comment: The applicant is proposing an 18 foot wide, one-way emergency access drive along the
east side of the building. The applicant should provide further detail regarding the gate and signing
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requirements, and should work with the Fire Marshal regarding the need for gates at either end of the
drive.
Response: Additional information will be provided on the Final Site Plan.
Comment: The applicant should indicate the manner in which the drive aisles in the unstriped rear
gravel lot will be maintained for clear fire access.
Response: A Demarcation Plan has been prepared to address this item. Refer to the “Demarcation
Plan”.
Comment: The applicant was granted a deviation to install painted end islands in lieu of raised end
islands.
Response: No comment.
Comment: The applicant has included dimensions for the widths of the proposed painted end islands
throughout the site that are generally in compliance with City requirements as stated in Section 5.3.12
of the Zoning Ordinance.
i Comment: Note that all end islands shall be constructed three (3) feet shorter than the adjacent
parking space.
Response: Additional dimensions will be added to provide clarity on the Final Site Plan.
ii. Comment: The radii of the painted end islands are generally in compliance with City standards,
with the exception of the following.

1. Comment: The applicant should provide justification for the irregular raised end island
near the building canopy on the south side of the site or update to meet City standards.
Response: Additional information to provide clarity will be provided on the Final Site
Plan.

2. Comment: Additionally, there is a painted end island proposed near the south side of
the auxiliary building within the gated area that has an outside radius of 10 feet. This
should be updated to a minimum of 15 feet.

Response: Additional information to provide clarity will be provided on the Final Site
Plan.
Comment: The applicant has proposed a trash receptacle in the rear yard. The trash receptacle is
located in a position that, while during pick-up periods, may diminish the ability for vehicles to exist the
nearest parking space; however, it is not expected to diminish accessibility beyond acceptable levels.
Response: No comment.
Comment: The applicant has indicated a loading ramp location and a 10’ by 25’ loading zone on the
site plan.
i Comment: The applicant provided truck travel patterns throughout the site and confirmed
accessibility to/from the loading zone.
Response: No comment.
Comment: There are proposing parking bays that have more than 15 consecutive parking spaces. The
applicant has been granted a deviation for the lack of landscape islands every 15 spaces in accordance
with the City’s Zoning Ordinance, section 5.5.3.C.ii.i.
Response: No comment.

2. Parking Facilities

a.

b.

Comment: Refer to the Planning Letter for information about parking requirements and calculations.
Response: No comment.

Comment: The applicant has indicated 17 foot long parking spaces abutting four inch curbs, and 19
foot long parking spaces in all other areas.

Response: No comment.

Comment: The applicant has provided the width of the barrier free parking spaces and aisles, which
are in compliance with City standards.

i Comment: One of the barrier-free parking spaces in proposed to be behind the gated portion
of the parking lot. The applicant could consider moving this space to be within the main parking
lot area.

Response: No comment.
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d. Comment: The applicant has proposed a barrier-free parking space along the western side of the
property and should strongly consider relocating this parking space to be closer to the building entrance
which it is serving. The applicant indicated that the grading of the site limits the ability to move this
space.

i Comment: The applicant should provide a ramp to the sidewalk next to this accessible parking
space.

Response: Additional grading detail will be provided on the Final Site Plan.

e. Comment: The applicant should review the curb heights throughout the site to generally provide 6”
curbs for all landscape areas, except when placed directly in front of a 17’ parking space where the
curb should be 4”.

i Comment: The grading plan and details are generally in compliance with this; however, there
are locations throughout the site where further clarification is needed, such as along the existing
building to the south.

Response: Grading will be reviewed and corrected where necessary for the Final Site Plan.
3. Sidewalk Requirements

a. Comment: The applicant should dimension the width of all proposed sidewalks.

i Comment: Sidewalk throughout the site are required to be a minimum of 5’ wide.

Response: Additional dimensions will be included on the Final Site Plan.

ii. Comment: Note that when a 17’ parking space abuts a sidewalk, the sidewalk shall be 4” in
height and a minimum of 7’ wide to accommodate a 2’ vehicle overhang and provide 5’ of
unobstructed travel way for non-motorized users.

Response: Grading will be reviewed and corrected where necessary for the Final Site Plan.

b. Comment: The applicant should label sidewalk ramps on the plans and include the latest Michigan
Department of Transportation (MDOT) detail.

Response: MDOT details for ADA barrier free ramps will be included on the Final Site Plan.

c. Comment: The applicant should provide a sidewalk ramp at the north bay of parking that connects the

sidewalk from Grand River Avenue to the site.
Response: Grading will be reviewed and corrected where necessary for the Final Site Plan.
Signing and Striping

1. Comment: All on-site signing and pavement markings shall be in compliance with the Michigan Manual on
Uniform Traffic Control Devices (MMUTCD). The following is a discussion of the proposed signing and striping.
Response: No comment.

2. Comment: The applicant has included a sign quantity table
Response: No comment.

3. Comment: The applicant should provide notes and details related to proposed signing.

a. Comment: Traffic control signs shall use the FHWA Standard Alphabet series
Response: Additional information will be provided on the Final Site Plan.

4. Comment: The applicant should provide notes and details related to proposed pavement markings.

a. Comment: Detail the pavement markings for the end islands and other hatched areas, including color,
striping width, etc.

Response: Additional information will be provided on the Final Site Plan.

b. Comment: Detail the pavement markings for crosswalks, including color and striping width.

i Comment: The applicant should consider adding crosswalk markings at the northeast sidewalk
ramp to the sidewalk that leads to Grand River Avenue.

Response: The Applicant will consider additional crosswalk markings.

c. Comment: A detail has been provided for the international symbol for accessibility.

Response: No comment.

CITY OF NOVI FIRE DEPARTMENT REVIEW (DATED SEPTEMBER 24, 2019)
1. Comment: All fire hydrants must be installed and operational prior to any combustible material is brought on
site.
Response: A note indicating this will be provided on the Final Site Plan.
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2. Comment: Water main sizes and fire hydrant locations must be put on the plans for review.
Response: No comment.

3. Comment: Must provide a knox lock for the gates
Response: A note indicating this will be provided on the Final Site Plan.

4. Comment: Existing fire lane Corrected. Fire access lane on the east side of the structure must be 20’ wide.
Not 18.6°
Response: East access lane is an existing condition.

5. Comment: Turning radius doesn’t meet city standards, 50’ outside and 30’ inside turning radius. Locations are
northwest corner and southeast corner of the structure.
Response: Additional information will be provided on the Final Site Plan.

DRN & ASSOCIATES, ARCHITECT, PC REVIEW (DATED AUGUST 7, 2019)
Refer to the response to review letter prepared by Cityscape and dated October 16, 2019.

LANDSCAPE REVIEW LETTER (DATED SEPTEMBER 30, 2019)
Refer to the response to review letter prepared by Allen Design and dated October 21, 2019.

If you have any questions/comments, please feel free to contact me at (248) 926-3701 or shiloh@alpine-inc.net.

Thank you.

Sincerely,
Alpine Engineering, Inc.

G~

Shiloh Dahlin
Senior Project Engineer
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LAND PLANNING / LANDSCAPE ARCHITECTURE

October 21, 2019

Mr. Rick Meader, Landscape Architect
City of Novi Community Development
45175 West 10 Mile

Novi, MI 48375

RE: Keford Collison and Towing
Dear Mr. Meader:
Below are our responses to your review of plans dated September 12, 2019.
Landscape Comments:
e The landscape waivers, including the meeting date, will be shown on Sheet L-1.

e An additional evergreen tree species will be used.
e Anirrigation plan will be submitted with Stamping Sets.

If you have any questions or comments regarding this response, please contact me at
your cgnvenience.

Sincerely,

James|C. Allen
Allefy Design L.L.C.

557 CARPENTER ® NORTHVILLE, MI 48167

248.467.4668 * Fax: 248.349.0559  jca@wideopenwest.com
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October 16, 2019

Mr. Sri Ravali Komaragiri

City of Novi Planning Department
45175 West Ten Mile Road

Novi, Ml 48375

RE: Facgade Ordinance Review — Preliminary Site Plan
Keford Collision & Towing, JSP18-31, PSP18-0107
Facade Region1, Zoning District I-1

Dear Sri,

On behalf of our client, Keford Towing, please find the following architectural updated elements in
response to Doug Necci’'s Fagcade Review letter dated August 7, 2018.

e PDF files of revised architectural documents dated 10/17/19, including Shts #T-001,
A-110, A-111, A-211, and one colored rendering.

e Color elevation rendering on Sht T-001 has been revised.

e Sht A-110 and A-111 revision date has been added to title block.

o Sht A-211 color PT-3 has been added to material schedule and color PT-1 has been
revised to a more subdued tone of red.

o Note has been added in reference to the fact that no rooftop mechanical units exist on
the roof; therefore, we are not planning to add any new rooftop units (RTU) as part of this
proposed design.

Please let us know if you have any questions or require any further information from our firm

Tony Dellicalli, RA, AlA Derrick J. Mroz{ RA, LEED AP
Principal Principal
Cc: Tom Herrington, Keford Towing

Shiloh Dahlin, Alpine Engineering
David Landry, Landry, Mazzeo & Dembinski, PC

Enclosure

40850 GRAND RIVER - SUME 200 . NOWI, MG 48575 . 248.471.7877 . WWW.TYSCAPE.US
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PLANNING COMMISSION

MINUTES
CITY OF NOVI
Regular Meeting
October 30, 2019 7:00 PM
Council Chambers | Novi Civic Center
45175 W. Ten Mile (248) 347-0475

CALL TO ORDER

The meeting was called to order at 7:00 PM.

ROLL CALL

Present: Member Avdoulos, Member Ferrell, Member Gronachan, Member Lynch,
Member Maday, Chair Pehrson

Absent: Member Anthony

Also Present: Barbara McBeth, City Planner; Lindsay Bell, Planner, Sri Komaragiri, Planner;

Thomas Schultz, City Attorney; Madeleine Kopko, Planning Assistant
PLEDGE OF ALLEGIANCE

Member Ferrell led the meeting attendees in the recitation of the Pledge of Allegiance.

APPROVAL OF AGENDA

Moved by Member Gronachan and seconded by Member Ferrell.

VOICE VOTE TO APPROVE THE OCTOBER 30, 2019 PLANNING COMMISSION AGENDA MADE BY
MEMBER GRONACHAN AND SECONDED BY MEMBER FERRELL.

Motion to approve the October 30, 2019 Planning Commission Agenda. Motion carried
6-0.

AUDIENCE PARTICIPATION

Nobody in the audience wished to speak.

CORRESPONDENCE

Member Lynch said yes. There is one letter from John Kuenzel, 23819 Heartwood. Everyone on
the Commission has copies available to read.

COMMITTEE REPORTS
There were no Committee Reports.
CITY PLANNER REPORT

Planner McBeth said the first item on the agenda is Keford Collision and Towing. Staff is asking
that this matter be postponed unftil the next meeting, which is November 13, in order for the
City to nofify the property owners surrounding the development. There is a motion in your
packet that follows that recommendation. The second matter is the Golling Maserati and Alfa
Romeo Zoning Request that we anticipated would be back in front of the Planning Commission
for this meeting. We learned from the applicant last Friday that they wished that the matter be
removed from the agenda and we expect that the rezoning signs are going to come down on
the property. The applicant may or may not come back at a later point. If they do, we will
have another Public Hearing.



CONSENT AGENDA - REMOVALS AND APPROVALS

1. SLI MEDICAL
Approval at the request SLI Medical for Planning Commission’s approval of minor
changes to the revised site plan and the landscape plan to accommodate truck
maneuvering. The applicant previously received Planning Commission approval for site
plan and storm water management plan.

Motion made by Member Lynch and seconded by Member Gronachan.

ROLL CALL VOTE TO APPROVE THE REVISED PRELIMINARY SITE PLAN AND LANDSCAPE PLAN
MOTION MADE BY MEMBER LYNCH AND SECONDED BY MEMBER GRONACHAN.

In the matter of request of SLI Medical for JSP18-74 SLI Medical Office Building, motion to
approve the Revised Preliminary Site Plan based on and subject to the findings of
compliance with the Ordinance standards in the staff and consultant review letters and the
remaining items listed in those letters being addressed on the elecironic stamping set
submittal. Motion carried 6-0.

PUBLIC HEARINGS

1. KEFORD COLLISION AND TOWING JSP 18-31

Public hearing at the request of Keford Collision & Towing for Planning Commission’s
approval of the Preliminary site plan, Wetland permit, and Storm water management
plan. The subject property is currently zoned I-2 (general industrial) with an associated
planned rezoning overlay (PRO) agreement. The subject property is approximately
7.61acres and is located on the south side of Grand River Avenue between Taft Road
and Novi Road (Section 15). The applicant proposes to use the existing larger building
for an auto body collision repair shop and related offices, along with an accessory use
of car rental services. No particular subtenants for the second existing building have
been identified yet. The plan proposes an enclosed yard of up to 160 spaces in the rear
yard for storage of towed vehicles.

Motion made by Member Lynch and seconded by Member Gronachan.

ROLL CALL VOTE TO POSTPONE THE PUBLIC HEARING FOR THE PRELIMINARY SITE PLAN, WETLAND
PERMIT, AND STORM WATER MANAGEMENT PLAN MOTION MADE BY MEMBER LYNCH AND
SECONDED BY MEMBER GRONACHAN.

In the matter of Keford Collision and Towing JSP18-31, motion to postpone the Preliminary
Site Plan, Wetland Permit and Storm water Management Plan to give staff additional time to
properly advertise for the public hearing. Motion carried 6-0.

2. TEXT AMENDMENT 18.290—- UPDATES TO STANDARDS FOR HOTEL DEVELOPMENTS
Public Hearing for Planning Commission’s recommendation to the City Council for an
ordinance to amend the City of Novi Zoning Ordinance at various sections, in order to
bring ordinance language up to date, and update standards for minimum parking,
open space and loading requirements for Hotel developments.

Planner Komaragiri said we infroduced an Amendment to reduce minimum parking
requirements for hotel use at our August 28, 2019 Planning Commission Meeting. At the time,
we were proposing a reduction subject to additional conditions such as a parking study and
the development to be a part of a mixed use. However, we have gathered from that
discussion that night that the Commission was in favor of having the reduction result in more



open space as opposed to a bigger building footprint. In response, we have revised the
proposed Draft Amendment to address two items: the reduction in parking and additional
open space. As part of our parking demand research, we looked at three things. First, we
reviewed the parking requirements for the surrounding communities. Wixom, Farmington,
Rochester Hills, and Southfield did not specify any minimum requirement for number of
employees. It is most likely due to access to public transportation. Parking based on room
count in other communities is similar to Novi. Second, we reviewed the parking requirements
in the Institute of Transportation Engineers parking manual. The ITE Manual provided parking
demand values for various types of hotels with an estimated 72% occupancy. Parking
demand as per the manual ranges from 0.43 to 0.86 spaces for each room depending on the
type of the hotel. Then we reviewed available data on the effect of ride sharing on hotel
parking demand: a couple of articles and a published journal. In particular, we focused on @
study completed by the University of Colorado published in the journal of Transportation and
Land Use. This study provides a better insight to the directional relationship between parking
and ride sharing services. The study also noted that if the ride sharing services did not exist,
26.4% of the Uber or Lyft riders would have driven and needed a parking space. Based on this
research we believe that a 15% reduction in our minimum parking requirements is justified. |If
there are any accessory uses such as banquet halls or restaurants, parking will be calculated
for individual uses as we have it right now. However, in such cases, we anticipate that the
applicant will choose the option for shared parking.

To address the open space discussion, which was brought up at the last meeting, we've
considered the option of land bank parking along with the parking reduction. However, after
looking at a couple of scenarios, we've realized that it comes with the possibility of losing the
green space if the applicant ever decides to install the parking in the future. We looked into
open space requirements for hotels in other communities. Our surrounding communities
currently do not have any standards, but a quick search revealed a few comparable
requirements in other cities, especially with extended stay hotels where a majority of users are
families with kids. Having that extra space for active or passive recreation would be useful.
We realized that a requirement for minimum open space in ferms of a fixed percentage like
15% of total site might be excessive if the hotel is part of a mixed use as part of a larger site.

We have come up with a formula which uses a minimum square footage per each room. We
used a hotel, for example, that contains 200 rooms. Per our current Ordinance, they would be
required to have 200 parking spaces. Based on the proposed Ordinance, we would require
170 spaces by which we saved about 30 spaces. If we apply that same rule using 250 spaces
for each parking lot, that's a reduction of 7,500 square feet in impervious area which would
have been parking. The number we came up with is 30 square feet for each room. For 200
rooms the number would give us around 6,000 square feet. It's not the exact same number
but it's comparable. We said that the useable open space doesn't have to be an open
green space, but something the hotel users can use, maybe an extended patfio or a
landscaped plaza. We looked at a couple of hotels that were approved in the last couple of
years.

Planner Komaragiri showed a map of a hotel development in the area that displayed what
the final development could have looked like with the new proposed Ordinance Amendment
in place with a green space added in place of some parking spaces.

Planner Komaragiri continued to say that's about 30 square feet per each parking space
reduced at 15%. In summary, what we're proposing with this Amendment is that there is no
change for the employee parking, for the guest parking we are proposing a 15% reduction,
and we added 1 space for pick-up for Uber and Lyft. There is no change to what we require
for accessory uses, they sfill have to go through the section requirements for each use or do a
shared parking agreement. For useable open space we are proposing a requirement of 30



square feet for each room for all districts where hotels are currently allowed except for Town
Center and Town Center- 1 because they have their own 15% open space requirements. Just
so we don't end up with undefined pieces spread around sporadically throughout the site, we
set a requirement saying the open space should be a minimum of 10 feet in any direction, it
cannot be counted towards any existing landscaping or buffer requirements and it has to be
designed for active or passive recreation. We suggested it should be located at an
accessible location and well designed.

In the past, we have noticed that consistently hotel developments have said they do not
need a loading zone as the Ordinance requires. We have been sending those applicants to
the Zoning Board of Appeals so we thought we would allow the Planning Commission to allow
a reduction in loading space. That would avoid a step in having to go the ZBA Meetings for
the applicants because the loading space requirement is based on the largest tfruck load that
would access the site and it also depends on the type of hotel. Some hotels do not have
restaurants or banquet rooms and would not need a larger loading space. Right now we are
asking for 10 square feet for each front foot and if the hotel is longer they will have an
excessive loading zone they will not need.

We just put in some findings that the Planning Commission needs to make before they can
approve the reduction. These are the primary points in the Draft Amendment, but in addition
to those we are also proposing some minor clean ups. Right now we have four categories
that define what a hotel is: a hotel, a business hotel, a motel, and a fransient residential use. It
kind of gets cluttered and confusing sometimes so we are narrowing the definitions down to 2:
either a hotfel or a motel. We redefined it so that the business hotel and the tfransient
residential uses are covered in those two categories and we cleaned up wherever those
references are made.

Planner Komaragiri showed a map where the hotels and motels are currently allowed in Novi
because the proposed text amendment would affect those sites if anyone is planning to
develop a hotel or motel in those areas. Most hotels in Novi were between 12 Mile Road and
the Grand River Avenue Corridor.

Planner Komaragiri said the Planning Commission is asked tonight to hold the Public Hearing,
consider the proposed Draft Amendment, and make a recommendation to City Council.

Chair Pehrson said this is a Public Hearing. If anyone would like to address the Planning
Commission at this time please step forward. Seeing no one, Chair Pehrson asked Member
Lynch if there is any correspondence, and with none provided, Chair Pehrson closed the
public hearing. Chair Pehrson furned it over to the Planning Commission for their
consideration.

Member Lynch said | know we have been talking about this for a long time. You took this
concept where the City wanted to see more green space while trying to be reasonable with
developers over parking spaces. | think a 15% reduction is very conservative based on the
data that | read. This is a good first step. | really appreciate the detail that you went through
putting the formula together. | think this accomplishes the objective that we had, which was
how do we get rid of these unnecessary asphalt jungles and replace it with green space
without putting too much of a burden on a developer. This gives us some opportunity in the
future as we try out this prototype. We can make further modifications as we go. Staff did a
great job on this and | appreciate it.

Member Avdoulos said | agree and | think the visuals really help, especially if there are
residences or businesses that want to see what that looks like and get a frame of reference. |
think I'd like to see the open space contiguous to the hotel so people don’t have to cross a



large area of parking to get to that open space.

Planner Komaragiri said we looked into that and then we realized that most of the hotels that
were designed always have a loop around it and people want to have parking closer to the
roads, but yes | agree.

Member Avdoulos said a lot of the hotels that offer breakfast have an outdoor seating area
adjacent to the structure. | do think that this is going in the right direction to manage the
amount of paved surfaces we have. There may be hotels that come in and based on their
business model might want to go back to the other Ordinance and | think that is a case by
case basis. | am going through that right now with a project where the City says that we only
need 200 spaces but the medical facility were working with says they need 400 spaces and
that’s just based on what they know. So | think we may get that in the future, but | think that
this is going where we want it fo go.

Planner Komaragiri said we can definitely look into adding the contiguous part of it and see
how we can make it flexible.

Member Avdoulos said | was just on a business trip and we called an Uber and they dropped
us off. We see this more and more. Again, this is a living document so if it is not working we
can always come back and change it. So | would like to make a motion.

Motion made by Member Avdoulos and seconded by Member Lynch.

ROLL CALL VOTE TO RECOMMEND TO CITY COUNCIL TO AMEND THIS ORDINANCE, BRING THE
ORDINANCE LANGUAGE UP TO DATE, AND UPDATE THE STANDARDS FOR THE MINIMUM PARKING,
OPEN SPACE, AND LOADING REQUIREMENTS FOR HOTEL DEVELOPMENTS MOTION MADE BY
MEMBER AVDUOLOS AND SECONDED BY MEMBER LYNCH.

Motion to amend the Ordinance, bring the language up to date, and update the
standards for the minimum parking, open space, and loading requirements for hotel
developments. Motion carried 6-0.

3. TEXT AMENDMENT 18.288 — UPDATES TO THE B-2 AND B-3 ZONING DISTRICTS
Public Hearing for Planning Commission’s recommendation to the City Council for an
ordinance to amend the City of Novi Zoning Ordinance at various sections, in order to
update the uses permitted as of right and the uses permitted as special land uses in the
B-2, Community Business District and B-3, General Business District, and various other
modifications.

Planner Bell said on August 28, 2019 we presented a Draft Text Amendment to the Zoning
Ordinance as proposed by staff. City Council's Ordinance Review Committee requested that
staff review land uses which may be more suited to be considered for Special Land Use
Permits. In that review, we have come up with the Amendment suggested before you.
Primarily they are in the B-2 Community Business District and B-3 General Business District. We
have also incorporated some additional clean up items in our continued attempt to clarify
things as we find them.

In summary, the changes include amending the definitions of the retail business service uses
and retail business uses and adding a definition for smoke shops in the definition section. The
list of uses provided in the retail business service uses has been updated to include some
modern establishments including technology repair such as cell phone and electronic device
repair. Minor modifications are proposed into the wording in the definitions to improve clarity
as well. Another change is reclassifying theaters and other places of assembly as Special



Land Uses in the B-2 and B-3 districts. This addition is aftended to allow the Planning
Commission an opportunity to review future theaters and places of assembly under the criteria
provided in the Ordinance for Special Land Use consideration offering additional discretion for
approval and allowing for Public Hearing on such requests.

Another change would be clarifying the types of retail business uses allowed in the B-3 District.
The language proposes reclassifying tattoo parlors as a Special Land Use - they were
previously principal permitted - and adding smoke shops to the list of Special Land Uses in the
B-3 District. Again, this would allow the Planning Commission to review those uses under
Special Land Use criteria. We would also add massage establishments as a Special Land Use
only in the B-3 District. The Zoning Ordinance does not currently provide clear guidance for
the permitted location for these uses, but we have generally interpreted them to fall under the
personal service establishment uses. This Amendment will allow the Planning Commission to
hold a Public Hearing and consider the request for new massage establishments under the
Special Land Use criteria prior to City Council's consideration of granting a license for such
uses. The Planning Commission may want to discuss if there are other districts where they
would also be permitted as a Special Land Use.

Planner Bell showed a chart with a list of existing businesses that have been issued City licenses
for massage establishments and what zoning districts they are located in. Planner Bell said as
you can see there are several districts represented including RC, TC, TC-1, B-1, B-2, B-3, OS-1,
and even I-1 Districts where we currently have licensed massage establishments.

Another change proposed in this Text Amendment would amend the use standards for places
of worship, Section 4.10, to clarify where the districts where such uses consider principal
permitted and where it is Special Land Use, that's just kind of clarifying that part of the
Ordinance. We would also change the section fo allow the Planning Commission fo modify
the outdoor recreation requirements for daycares in the commercial districts. Previously, we
have incorporated that ability for the residential districts but it didn't make it into commercial
districts so we are proposing that at this time.

The Planning Commission is asked to hold the Public Hearing and make a recommendation to
City Council for reading and adoption.

Chair Pehrson said this is a Public Hearing. If anyone wishes to address the Planning
Commission on this matter please step forward. No one from the audience wished to speak.
Chair Pehrson asked Member Lynch if there is any correspondence, and with none provided,
Chair Pehrson closed the public hearing. Chair Pehrson turned it over to the Planning
Commission for their consideration.

Member Maday said any time you can give the community and the Planning Commission a
litfle bit more say in what's going on, | readlly like that, and | think the community would
appreciate that, especially given some of that past issues that have arose. | have nothing to
argue about with this.

Member Avdoulos said | have a question related to massages. There are a lot of businesses
that are hair salons and massages are probably one of the amenities that are offered, so will
they have to indicate that that's being provided in order to meet the Zoning Ordinancee Can
they open up a hair salon and then add massage later as part of their business without going
through the City?

Thomas Schuliz, City Atftorney, said this proposed ordinance amendment comes from an
Ordinance Review Committee conversation which in turn resulted from an enforcement issue
that the City had with a particular massage establishment. There was a denial of a license



which was under the City Code, not the Zoning Ordinance. We amended the massage
licensing Ordinance to make it a little more clear when the City could say “no,” but the
Ordinance Review Committee also raised the question that it might be a little too easy to just
open up a massage establishment. Planning staff was asked to look at making this a Special
Land Use and decide where it might be appropriate. So as you point out, there are hair salons
and other places that often include some massage service as a personal service that aren’t in
the B-3 District.

Mr. Schultz said, what this Ordinance that's in front of you does is, it says we're creating a new
category, massage establishment, in the Zoning Ordinance for the first time. Before it was
considered a personal service and allowed in the districts where that use is allowed. One of
the things | think you have to do tonight, as a Commission, is decide where all those other
districts you might find those broader uses. Applicants do have to get massage licenses from
the City Clerk separate from the Zoning Ordinance. Those that have already been granted
would not necessarily be permitted anymore, probably just become nonconforming uses that
couldn't expand. So | think you have a couple things you might want to think about. Number
one, do you think that only allowing them in the B-3 District is foo narrow, or should this use be
permitted in TC or B-2 or wherever else?

One of the other questions would be to think back to when the City required any bar or
restaurant that serves alcohol to be considered a Special Land Use. The bar or restaurant will
come to a Committee of department heads, and go through a Special Land Use process.
Essentially what we did is, in that Ordinance, we said all the existing bars and restaurants
serving alcohol can stay and they're permitted to remain unless they need some sort of Site
Plan, then they have to come in and get a Special Land Use approval. So that's an option for
this instance, if the Commission wants to require that for massage establishments. | just want to
make sure that you have an opportunity to discuss and recognize that at least the Ordinance
Review Committee wanted to pull back a littfle bit. But is just B-3 too fare Then how do you
want to tfreat these businesses?

Member Avdoulos said | think that's where my questioning was coming from. Some of these
businesses provide massages as a smaller portion of their business and | don't want to discount
that and not allow them to have that opportunity fo continue that service. So | don’t know if it
needs to be that zeroed in or if it can be an ancillary service to another business.

Chair Pehrson said going down the path and looking at the list, | think of Twelve Oaks Mall and
Town Center. Visions Spa Salon and places of that nature where massage is a service
provided to the customer. | think there's the connotation that we're fighting, that we now call
an establishment as opposed to a parlor, which might have some other connotation to it that
we don’'t want in the City. | kind of like the idea of allowing for those that already have a
license to be grandfathered in. | wouldn't want to penalize them for having that service,
which is legitimate for their clientele after they're getting their hair done, or manicure or
pedicure. In such that they then had to come back for any kind of site improvement, they
have to come back through the process of then obtaining that massage license or cerfificate.
| think that makes a little more sense because right now you would have half of that list running
in to the City for approvals. | don't think that’s the intent or the spirit of what we're trying to
propose here.

Member Gronachan said out of this list of existing businesses, how many of them only do
massages?e Looking at most of these, they look like they do massage as an option of many
services. | concur with the two previous speakers about the grandfathering in, but is there
something that could be added that if it is going to be strictly a massage establishment, then it
would go into B-3, but if massage is an additional service, then that could fit into those other
areas. Would that clarify it a little bit more2 Then that way, in light of what happened in the



past, that would narrow it down by having it in the B-3 District, which there is certainly nothing
wrong with that. We can always come back and change it if something else happens, but
maybe that would be the way to go. If it is strictly just a massage establishment, it would go
into the B-3 District, and if it is going to be an additional service to a business that is allowed in
another district, then it could be allowed. Will that make it too complicated?

Chair Pehrson said is that an enforcement issue that would be any kind of burden on the City?2

Attorney Schultz said | don't think so. | think if we write the language carefully enough, it
should work. | get the idea that if it's part of a hair salon, it would be allowed in those districts
where hair salons are allowed. But it might still pick up some of those others and make them
non-conforming so if there is a broader list of districts, like the B-1 District or the TC District, that
you want to also consider; that's open for discussion.

Member Ferrell said can you explain more about the Special Land Use Permit, does that allow
this use anywhere?

Attorney Schultz said right now we don't have a massage establishment section of the Zoning
Ordinance. We license them under the City Code and they pay a fee and we inspect them.
In the Zoning Ordinance, they have been freated as part of a personal service type activity
which is allowed in those other districts for the most part. There would be no need to come to
Planning Commission if you have a proper building and you just want to occupy with that use
and you meet all other requirements, they don’'t come to you. If they want to build a building
to do that, then they're just coming in front of the Planning Commission to build a building,
and you would not be approving their use.

With the Special Land Use, if you create a category and say we're going to freat them as
massage establishments, they need a license from the city clerk. Then we will call the
massage establishment a Special Land Use, and we will have to add a bunch of requirements
that they have to meet before they are allowed to occupy. So now they do have to come to
you as the Planning Commission and have to meet a list of 7 or 8 standards that are in the
Ordinance; such as, they have to be harmonious with the neighbors, and they have to not
affect traffic. You will get to approve whether or not they go in. This is adding that section
and making it that kind of use - a much more highly regulated use than it is now. Again, the
Ordinance Review Committee looked at some past enforcement actions and say maybe this
is a category of uses for just a massage establishment that we want to be more careful about.
So the proposed ordinance amendment does that and it also picks your most commercial
district, the B-3 District, as the one place we would allow it. All those other ones that are
existing would become non-conforming. Unless we do as we discussed for places that serve
alcohol, and we include some sort of special language saying those that if they are currently
operatfing can stay.

Member Ferrell said | have a question for the board. Do we want to limit it to just the B-3
District?

Chair Pehrson said | think that's what we're looking at right now. On one hand we're saying
what is existing stands, righte Again, not penalizihg anything in the TC or OS District, or
wherever else and going forward making it such that B-3 is the only district where a massage
establishment will be allowed. Or is it anyone’s will and desire to just bypass B-3 and go
through TC or OS and just add those in as part of the language?

Member Maday said why are we just limiting it fo B-32 | feel like there are so many places in
the community that it would be viable and I'd hate fo lose business over it. | understand the
sensitivity over it, but | feel like we're really limiting it with just B-3.



Attorney Schuliz said | did sit through most of the Ordinance Review Committee discussion and
it wasn't so much focused when we were talking about that. It wasn't a long discussion, but
there were a couple of meetings where this came up. It focused less on the district than on
the fact that making it a Special Land Use. It came up in the context of we were doing the B-
2 and B-3 Ordinance that is in front of you, so there was no discussion that | am aware of at
that level saying only the B-3 District. | think that is the idea, that the massage establishment
use is not supposed to go everywhere. Basically it was put to you as a Planning Commission to
think about where massage establishments might go. B-3 is our most obvious district.

Chair Pehrson said I'm okay with B-3 if it's just for massage establishments, nothing else. Then
you're regulating direction for that particular establisnment. But | think the language of the
ancillary personal service definition for the rest of these, if that, can be applied to any of the
districts. Given that it's a Special Land Use, it has to come in front of us anyway so we have
some discretion. That way we're not penalizing these folks that already exist. Is that a viable
solution to the verbiage?

There was general agreement with that concept.

Chair Pehrson said so can we ask staff to go through and kind of recreate that language and
maybe send it back to us.

Attorney Schultz said yes, we will bring this one back.

Member Avdoulos said | have another question. So the businesses that already have that as
part of their service, let's say they decide to sell it to somebody, just the business, and the
business stays the same and they have massage as part of it, does the approval run with the
business?

Attorney Schuliz said | think so. | believe that’'s how we would enforce that. They would have
to come and get their own City Clerk license, but we don’t typically require a new owner to
come in and update their land use approval.

Motion made by Member Avdoulos and seconded by Gronachan.
ROLL CALL VOTE TO BRING THE RECOMMENDATION OF TEXT AMENDMENT 18.288 BACK TO
PLANNING COMMISSION FOR REVIEW AND FOR STAFF TO LOOK AT THE DISCUSSION BY THE
PLANNING COMMISSION AND INCORPORATE THOSE COMMENTS INTO THE DOCUMENT.
Motion to bring Text Amendment 18.288 back to the Planning Commission for review
and for staff to look at the discussion and incorporate those comments into the
discussion. Motion carried 6-0.

MATTERS FOR CONSIDERATION

1. APPROVAL OF THE SEPTEMBER 25, 2019 PLANNING COMMISSION MINUTES

Motion made by Member Lynch and seconded by Member Gronachan.

ROLL CALL VOTE TO APPROVE THE SEPTEMBER 25, 2019 PLANNING COMMISSION MINUTES
MOTION MADE BY MEMBER LYNCH AND SECONDED BY MEMBER GRONACHAN.

Motion to approve the September 25, 2019 Planning Commission Minutes. Motion
carried 6-0.



2. APPROVAL OF THE OCTOBER 16, 2019 PLANNING COMMISSION MINUTES

Motion made by Member Gronachan and seconded by Member Lynch.

ROLL CALL VOTE TO APPROVE THE OCTOBER 16, 2019 PLANNING COMMISSION MINUTES
MOTION MADE BY MEMBER GRONACHAN AND SECONDED BY MEMBER LYNCH.

Motion to approve the October 16, 2019 Planning Commission Minutes. Motion carried
6-0.

AUDIENCE PARTICIPATION

Chair Pehrson asked if anyone wanted to address the Planning Commission.
Seeing no one, Chair Pehrson closed the last audience participation.
ADJOURNMENT

Moved by Member Lynch and seconded by Member Gronachan.

VOICE VOTE ON THE MOTION TO ADJOURN MADE BY MEMBER LYNCH AND SECONDED BY
MEMBER GRONACHAN.

Motion to adjourn the October 16, 2019 Planning Commission Meeting. Motion carried
6-0.

The meeting was adjourned at 7:42 PM.
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