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Revised Preliminary Sile Plan and Special Land Use

Property Characteristics
• Site Location:

• Site Zoning:
• Adjoining Zoning:
• Current Site Use:
• Adjoining Uses:

• Schooi Districl:
• Site Size:
• Plan Date:

25875 Novi Rd., Sle. 100, norlheast corner of Novi Road and Flint Street
(Section 22)
TC-I, Town Cenler
North: TC and TC-l; East. West and South: TC-t
Existing City Center Plaza shopping center
North: Existing office/retail: East: Existing retail: West and South: Vacant
industrial
Novi School Dislrict
5.3 acres
11-16-12

Project Summarv
The applicanl is proposing to demolish the exisling parking area on the south end of City Center Plaza,
adjacenlto Flinl Street in order 10 conslruct a drive-through lane adjacent to the existing Panera Bread
restaurant. A building addition lotaling 468 sq. ft. would also be added to accommodate the drive­
through facilities within the building and 26 parking spaces would be added back to the site.

Recommendation
Provided the applicant receives the necessary variances from the Zoning Board of Appeals, staff
recommends approval of the Special Land Use Permit and Preliminary Site Plan as the applicant has
generally met Ihe requirements of the Zoning Ordinance. The revised Preliminary Site Plan will be
forwarded to the Planning Commission/City Council for their review and approval.

Special Land Use Considerations
In the TC-l District drive-through lanes fall under the Special Land Use requirements (Sections 1502.1 and
2102.1). Additionally, all developments on parcels over 5 acres in the TC-l District must be approved by
Ihe City Council afler review and recommendation by Ihe Planning Commission. Section 2516.2.c of
the Zoning Ordinance outlines specific factors the Planning Commission/City Council shall consider in
the review of the Special Land Use Permit requesl:

• Whelher, relative to other feasible uses of the site, the proposed use will cause any detrimental
impact on existing thoroughfares in terms of overall volumes, capacily, safety, vehicular turning
patterns. intersections, view obstructions, line of sight. ingress and egress,
acceleration/deceleration lanes, off-street parking, off-street loading/unloading, travel times
and thoroughfare level of service.
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• Whether, relative to other feasible uses of the site, the proposed use will cause any detrimental
impact on the capabiiities of public services and faciiities, inclUding water service, sanitary
sewer service, storm water disposai and police and fire protection to service existing and
planned uses in the area.

• Whether, relative to other feasible uses of the site, the proposed use is compatible with the
. natural features and characteristics of the land, including existing woodlands, wetlands,
watercourses and wildiife habitats.

• Whether, relative to other feasible uses of the site, the proposed use is compatible with adjacent
uses of land in terms of location, size, character, and impact on adjacent property or the
surrounding neighborhood.

• Whether, relative to other feasible uses of the site, the proposed use is consistent with the goals,
objectives and recommendations of the City's Master Plan for Land Use.

• Whether, relative to other feasible uses of the site, the proposed use wili promote the use of land'
in a socially and economically desirable manner.

• Whether, relative to other feasible uses of the site, the proposed use is (I) iisted among the
prOVision of uses requiring special land use review as set forth in the various zoning districts of this
Ordinance, and (2) is in harmony with the purposes and conforms to the appiicable site design
regulations of the zoning district in which it is located.

Per Section 1602.4.h, "In addition fo the special land use requirements noted in Section 2516.2(c), the
Planning Commission/City Council shall make a finding that the proposed plan will not have an adverse
impact on the site and on the adjacent lands and uses with respect to landscaping, screening, off­
street parking, vehicular and pedestrian circulation, and the compatibiiity of its physical design with
respect to adjacent buildings."

Ordinance Reguirements
This project was reviewed for conformance with the Zoning Ordinance wifh respect to Article 16 (TC and
TC-I Town Center Districts), Article 24 (Schedule of Regulations), Article 25 (General Provisions) and any
other appiicable provisions of the Zoning Ordinance. Items in bold below must be addressed by the
appiicant.
I. Building Setback: The proposed building addition is setback 176 feet in the southern exterior side

yard. A maximum setback of 10' is permitted by the ordinance. The applicant cannot reasonably
adjust the site layout to accommodate fhe required setback and should seek a setback
modification from the Planning Commission/City Council. In the TC-I District. the Planning
Commission may modify building setbacks if the conditions listed in Seclion 1602.4 are met. Please
refer to the planning review chart for specific conditions. Staff supports this reduction.

2. Parking Setback: The required front yard parking setback along Novi Road is 20 feet. The applicant
has provided a 10 foot setback. The appiicant has elected to seek a variance from the Zoning
Board of Appeals. If the variance is not granted, plans will need to be modified to meet the
required setback.

3. Drive-through Bypass Lane: All drive-through's are required to have an 18' byposs lane adjacent to
the drive-through lane. No bypass lane has been provided and the applicant has elected to seek a
variance from the Zoning Board of Appeals. If the variance is not granted, plans will need fo be
modified to meet the required setback.

4. Drive-through Canopy: A canopy is indicated in the area of the menu board but no elevations
have been provided. The appiicant must provide elevations for the proposed canopy at the time of
Final Site Plan submiHal.

5. Existing Loading Zone and Dumpster Localion: The appiicant has provided a note on the plans
indicating deiiveries ond trash pick-up will be during off-peak hours. This will be noted as a condition
of approval.
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6. Town Center Amenities: Properties in the TC-I District are required to provide additional pedestrian

amenities. Several such items aiready exist within the shopping plaza which will be maintained os a
result of this plan.

7. Photometric Plan: If changes to the existing on-site lighting are proposed, a revised photometric
plan must be submifled with the Finai Site Plan.

8. Signs: Exterior business signage is not regulated by the Planning Division. It appears new signage is
shown on the plan. Contact Jeannie Niland at 248-735-5678 for sign permit information if new signs
are proposed.

Response lefler
A leiter from either the applicant or the applicant's representative addressing comments in this and
other review letters is required prior to consideration by. the Pianning Commission and with the next plan
submittal.

Pre-Construction Meeting
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 fhe start at 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. It you have
questions regarding the checklist or the Pre-Con itselt, pleose contact Sarah Marchioni [248.347.0430 or
smarchioni@cityofnovi.orgl in the Community Development Department.

Chapter 26.5
Chapfer 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 tor
additional information on starfing permits. The applicanf 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
hesitale 10 contact me at 248.347.0586 or kkapelanski@cityofnovi.ora.

Krislen Kapelanski, AICP, Planner
Attachments: Planning Review Chart












