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Figure 2. City of Novi Regulated Wetlands Map 
Site Boundary is outlined in red 

Approximate Wetlands are shown in Blue 
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Attachment A 
Site Photographs 
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City of Novi Innovative Research  

 
 

Overview of Tree 310, proposed for removal 
 

 
 

Overview of Tree 311, proposed for removal 
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City of Novi Innovative Research  

 
 

Overview of Tree 332, proposed for removal 
 

 
 

Overview of flagging at Wetland A 
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City of Novi Innovative Research  

 
 

Overview of wetland and woodland on-site 
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Attachment B 
Conservation Easement Map 
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Peary Ct

City of Novi Conservation Easement Map

Sources:  Esri, TomTom, Garmin, FAO, NOAA, USGS, (c) OpenStreetMap
contributors, and the GIS User Community, This data is provided by the City
of Novi and derived from data collected by the City of Novi Community
Development Department., Microsoft, Vantor

Conservation Easement

Woodland

Wetland & Woodland

2/27/2026

0 0.01 0.020.01 mi

0 0.02 0.040.01 km

1:1,131
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To: 
Barbara McBeth, AICP 
City of Novi 
45175 10 Mile Road 
Novi, Michigan 48375 
 
 
CC: 
Lindsay Bell, Humna Anjum, Diana Shanahan, Dan 
Commer, Milad Alesmail, Stacey Choi, Kate Purpura 
 

  AECOM 
39575 Lewis Dr, Ste. 400 
Novi 
MI, 48377 
USA 
aecom.com 
 
Project name: 
JSP26-05 – Innovative Research Preliminary 
Traffic Review  
 
From: 
AECOM 
 
Date: 
February 27, 2026 

  
 

 

Memo 
Subject: JSP26-05 – Innovative Research Preliminary Traffic Review  
 
The preliminary site plan was reviewed to the level of detail provided and AECOM recommends approval as long as the 
comments provided below are adequately addressed to the satisfaction of the City. 

GENERAL COMMENTS 
1. The applicant, Innovative Research, is proposing an 8,993 SF biotechnical research building. 
2. The development is located on the north side of Peary Court, east of Hudson Drive. Peary Court is under the 

jurisdiction of the City.  
3. The site is zoned I-1 (Light Industrial). 
4. The following traffic related deviation will be required: 

a. Parking within the 40’ front yard setback. 

TRAFFIC IMPACTS 
1. AECOM performed an initial trip generation based on the ITE Trip Generation Manual, 11th Edition, as follows. 

 
ITE Code: 760 – Research and Development Center 
Development-specific Quantity: 8,993 SF 
Zoning Change: N/A 
 

Trip Generation Summary Estimated Trips  Estimated Peak-
Direction Trips 

City of Novi 
Threshold 

Above 
Threshold? 

AM Peak-Hour Trips 4 3 100 No 
PM Peak-Hour Trips 4 3 100 No 

Daily (One-Directional) Trips 85 - 750 No 
 

2. The City of Novi generally requires a traffic impact study/statement if the number of trips generated by the proposed 
development exceeds the City’s threshold of more than 750 trips per day or 100 trips per either the AM or PM peak 
hour, or if the project meets other specified criteria.  
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Trip Impact Study Recommendation 

Type of Study: Justification 
None N/A 

 

TRAFFIC REVIEW 
The following table identifies the aspects of the plan that were reviewed. Items marked O are listed in the City’s 
Code of Ordinances. Items marked with ZO are listed in the City’s Zoning Ordinance. Items marked with ADA are 
listed in the Americans with Disabilities Act. Items marked with MMUTCD are listed in the Michigan Manual on 
Uniform Traffic Control Devices.  
 
The values in the ‘Compliance’ column read as ‘met’ for plan provision meeting the standard it refers to, ‘not met’ 
stands for provision not meeting the standard and ‘inconclusive’ indicates applicant to provide data or information 
for review and ‘NA’ stands for not applicable for subject Project. The ‘remarks’ column covers any comments 
reviewer has and/or ‘requested/required variance’ and ‘potential variance’. A potential variance indicates a 
variance that will be required if modifications are not made or further information provided to show compliance 
with the standards and ordinances. The applicant should put effort into complying with the standards; the variances 
should be the last resort after all avenues for complying have been exhausted. Indication of a potential variance 
does not imply support unless explicitly stated. 

 
EXTERNAL SITE ACCESS AND OPERATIONS 
No. Item Proposed Compliance Remarks 
1 Driveway Radii | O Figure IX.3 20’ Met  
2 Driveway Width | O Figure IX.3 24’ Met Within range.  
3 Driveway Taper | O Figure IX.11 None 

proposed 
Met  

3a Taper length    
3b Tangent    
4 Emergency Access | O 11-194.a.19 2 access 

points 
Met  

5 Driveway Sight Distance | O Figure VIII-
E 

- N/A Located on a court. 

6 Driveway Spacing    
6a Same-side | O 11.216.d.1.d - N/A Located on a court. 
6b Opposite side | O 11.216.d.1.e - N/A  
7 External Coordination (Road Agency) - N/A  
8 External Sidewalk | Master Plan & EDM Not required N/A  
9 Sidewalk Ramps | EDM 7.4 & R-28-K - N/A  
10 Any Other Comments:  

 

https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_IX11.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTVIIISTROGERI-WRE_S11-194DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/standardPlansIndex.htm#roadPlans


Memo 
 

  

 

 

AECOM 
 

 
3/4 

 

INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
11 Loading Zone | ZO 5.4 Proposed, 

not 
dimensioned 

Partially Met The applicant indicated that 
no long-term delivery truck 
parking to occur on site, 
truck turning movements 
provided. Dimension 
loading zone in future 
submittal. The applicant 
could add hatched 
pavement markings and/or 
a “No Parking” sign.  

12 Trash Receptacle | ZO 5.4.4 Proposed on 
north side of 
site 

Met Trash truck turning 
movements provided. 

13 Emergency Vehicle Access Turning 
movements 
provided 

Met  

14 Maneuvering Lane | ZO 5.3.2 24’ Met  
15 End Islands | ZO 5.3.12    
15a Adjacent to a travel way Radii 

dimensioned 
Met  

15b Internal to parking bays - N/A  
16 Parking Spaces | ZO 5.2.12 9 proposed  See Planning review letter. 

A variance will be required 
for parking within the 40’ 
front yard setback. 

17 Adjacent Parking Spaces | ZO 5.5.3.C.ii <15 spaces 
per row 

Met  

18 Parking Space Length | ZO 5.3.2 19’ Met  
19 Parking Space Width | ZO 5.3.2 9’ Met  
20 Parking Space Front Curb Height | ZO 

5.3.2 
6”  Met  

21 Accessible Parking – number | ADA 1 required, 1 
proposed 

Met  

22 Accessible Parking – size | ADA 19’ x 8’ with 
8’ aisle 

Met  

23 Number of Van Accessible Space | ADA 1 required, 1 
proposed 

Met  

24 Bicycle Parking    
24a Requirement | ZO 5.16.1 2 required, 2 

proposed 
Met  

24b Location | ZO 5.16.1 Indicated Met  
24c Clear Path from Street | ZO 5.16.1 6’ provided Met  
24d Height of Rack | ZO 5.16.5.B 3’ Met  
24e Other (Covered / Layout) | ZO 5.16.1, 

Text Amendment 18.301  
Dimensions 
provided 

Not Met Refer to Text Amendment 
18.301 for the latest 
dimension requirements. 

25 Sidewalk – min 5’ wide | Master Plan 5’ minimum  Met  
26 Sidewalk Ramps | EDM 7.4 & R-28-K Indicated Partially Met Include latest MDOT 

sidewalk ramp detail in 
future submittal. 

https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://ada-compliance.com/ada-compliance/502-parking-spaces
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://www.cityofnovi.org/media/jfqng21p/finalnon-motorizedmasterplan-part2of4.pdf
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/standardPlansIndex.htm#roadPlans
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INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
27 Sidewalk – distance back of curb | EDM 

7.4  
- N/A  

28 Cul-De-Sac | O Figure VIII-F - N/A  
29 EyeBrow | O Figure VIII-G - N/A  
30 Turnaround | ZO 5.10 - N/A  
31 Any Other Comments:  

 
SIGNING AND STRIPING 
No. Item Proposed Compliance Remarks 
32 Signing - sizes | MMUTCD Partially 

indicated 
Partially Met Provide dimension of “Van 

Accessible” sign. 
33 Signing Table - quantities and sizes Not provided Not Met Provide a signing table on 

site plan in future 
submittal. 

34 Signs 12” x 18” or smaller in size shall be 
mounted on a galvanized 2 lb. U-channel 
post | MMUTCD 

Not proposed Not Met Provide in future 
submittal. 

35 Signs greater than 12” x 18” shall be 
mounted on a galvanized 3 lb. or greater 
U-channel post | MMUTCD 

- N/A  

36 Sign bottom height of 7’ from final grade | 
MMUTCD 

Indicated Met  

37 Signing shall be placed 2’ from the face 
of the curb or edge of the nearest 
sidewalk to the near edge of the sign | 
MMUTCD 

Not indicated Not Met Provide note in future 
submittal. 

38 FHWA Standard Alphabet series used for 
all sign language | MMUTCD 

Not indicated Not Met Provide note in future 
submittal. 

39 High-Intensity Prismatic (HIP) sheeting to 
meet FHWA retro-reflectivity | MMUTCD 

Not indicated Not Met Provide note in future 
submittal. 

40 Parking space striping notes Not indicated Not Met Provide width and color of 
all proposed markings in 
future submittal. 

41 The international symbol for accessibility 
pavement markings | ADA 

Not provided Not Met Provide detail in future 
submittal. 

42 Crosswalk Pavement Marking Detail - N/A  
43 Any Other Comments:  

Note: Hyperlinks to the standards and Ordinances are for reference purposes only, the applicant and City of Novi 
to ensure referring to the latest standards and Ordinances in its entirety.  

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

Sincerely,  

AECOM 

  

Paula K. Johnson, PE 
Senior Transportation Engineer 

Saumil Shah, PE 
Project Manager 

 

https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_F.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_G.png
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
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FACADE REVIEW 

Review Date: 

Review Type: 

Project Name: 

Plan Date: 

Prepared By: 

City of Novi Planning Department 

45175 Ten Mile Road 

February 27, 2026 

Preliminary Site Plan Review 

JSP26-05 Innovative Research (46460 Peary Ct) 

February 4, 2026 

Alan Hall, RA, NCARB, CBO, CFM 

Community Development Deputy Director 

ahall@cityofnovi.org (248) 347-0417 

Fa�ade Review Status: 

Novi, Ml 4837 4 Approved, Section 9 Waiver Required 

Attn: Ms. Barb McBeth - City Planner 

Re: Fac;ade Ordinance (Section 5.15) 

Fac;ade Region: 3 

Zoning District: 1-1 

The following Fac;ade Review is based on the drawings prepared by Fika Architects of Ann Arbor, 

Michigan, dated 2/4/26. The percentages of materials proposed for each fac;ade are shown in the 

table below. The maximum percentages allowed by the Fac;ade Ordinance are shown in the right­

hand column. Materials in non-compliance, if any, are highlighted in "yellow". 

Material 
South 

East West North 
Ordinance 

(Front) Maximum 

C-Brick 10.3% 12.6% 0.0% 0.0% 75% 

Integrally Colored CMU 43.0% 22.3% 30.6% 60.7% 75% 

Simulated Wood Patterned 
3.6% 34.8% 0.1% 0.0% 25% 

Siding (Nichiha Vintage Wood) 

Vertical Metal Siding 36.4% 0.0% 67.6% 36.4% 50% 

Flat Metal 
2.7% 2.7% 1.5% 2.9% 50% 

( Coping, painted steel) 

Standing Seam Roof 0.0% 12.4% 0.0% 0.0% 75% 

EIFS 4.0% 15.2% 0.1% 0.0% 25% 

As shown above, the percentage of Simulated Wood Patterned Siding exceeds the maximum 

amount allowed by the Ordinance by 9.8% (25% allowed, 34.8% proposed) and, 

The percentage of Vertical Metal Siding exceeds the maximum amount allowed by the Ordinance 

by 17.6% (50% allowed, 67.6% proposed). 
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March 3, 2026  

 

TO: Barbara McBeth - City Planner 
       Lindsay Bell - Plan Review Center 
       Dan Commer – Plan Review Center 
       Diana Shanahan – Plan Review Center 
       Stacey Choi – Planning Assistant 
 
RE: Innovative Research (revised letter)   
 
PSP26-007 
JSP26-05 
 
Project Description:  
Build a commercial structure on new site.   
                
Comments: 

1. All fire hydrants MUST be installed and operational prior to 
any combustible material is brought on site. IFC 2015 3312.1 

2. For new buildings and existing buildings, you MUST comply 
with the International Fire Code Section 510 for Emergency 
Radio Coverage. This shall be completed by the time the 
final inspection of the fire alarm and fire suppression 
permits. 

3. THIS ITEM WAS CORRECTED ON 2ND REVISED/REVIEW – IS 
NOW ACCEPTABLE). New plan set was added to Fire 
Marshals file labeled #C-2.0 & #C-11.0.  Fire apparatus 
access drives to and from buildings through parking lots 
shall have a minimum fifty (50) feet outside turning radius 
and designed to support a minimum of thirty-five (35) tons. 
(D.C.S. Sec 11-239(b)(5)). This is incorrectly calculated on 
Plan Set - sheet C2.0. Please use attached Fire Truck Spec 
sheet and recalculate for 48’ length fire truck and 50’ 
outside & 30’ inside turning radius.  

4. Fire lanes will be designated by the Fire Chief or his 
designee when it is deemed necessary and shall comply 
with the Fire Prevention Ordinances adopted by the City of 
Novi.  The location of all “fire lane – no parking” signs are to 
be shown on the site plans.  (Fire Prevention Ord.) 

5. The minimum width of a posted fire lane is 20 feet.  The 
minimum height of a posted fire lane is 14 feet.  (D.C.S Sec. 
158-99(a).) 

6. Fire hydrant spacing shall be measured as “hose laying 
distance” from fire apparatus.  Hose laying distance is the 
distance the fire apparatus travels along improved access 
routes between hydrants or from a hydrant to a structure. 

7. Hydrants shall be spaced approximately three hundred 
(300) feet apart online in commercial, industrial, and 
multiple-residential areas. In cases where the buildings 

CITY COUNCIL 
 
Mayor 
Justin Fischer 
 
Mayor Pro Tem 
Laura Marie Casey 
 
Dave Staudt 
 
Brian Smith 
 
Matt Heintz 
 
Priya Gurumurthy 
 
Aaron Martinez 
 
City Manager 
Victor Cardenas 
 
Director of Public Safety 
Chief of Police 
Erick W. Zinser 
 
Fire Chief 
John B. Martin 
 
Assistant Chief of Police 
Scott R. Baetens 
 
Assistant Fire Chief 
Todd Seog 
 
 
 
 
 
 
 
 
 
 
 
 
 
Novi Public Safety Administration 
45125 Ten Mile Road 
Novi, Michigan 48375 
248.348.7100 
248.347.0590 fax 
 
cityofnovi.org 



within developments are fully fire suppressed, hydrants shall 
be no more than five hundred (500) feet apart. The spacing 
of hydrants around commercial and/or industrial 
developments shall be considered as individual cases 
where special circumstances exist upon consultation with 
the fire chief. (D.C.S. Sec. 11-68 (f)(1)c) 

8. A hazardous chemical survey is required to be submitted to
the Planning & Community Development Department for
distribution to the Fire Department at the time any
Preliminary Site Plan is submitted for review and approval.
Definitions of chemical types can be obtained from the Fire
Department at (248) 735-5674.

Recommendation:  
Approval is now granted as Item #3 noted above was corrected. All 
remaining items noted must be followed.   

Sincerely, 

Andrew Copeland – Fire Marshal 
City of Novi Fire Department 
cc: file 
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●   Fowlerville, MI    ●   Portage, MI   ●   Traverse City, MI   ●   Eagle, CO   ● 

 

Monument Engineering Group Associates, Inc. 
Developing Lifelong Relationships 

monumentengineering.com 
 

298 Veterans Drive, Fowlerville, MI 48836 (HQ) 
(517) 223-3512 

Date March 5, 2026 
 
MEGA Project 25-211 
 
City of Novi 
Planning Department 
45175 Ten Mile Road 
Novi, MI 48375 
 
RE: Preliminary Site Plan Review 
 All Reviews Innovative Research JSP 26-05 
 
Monument Engineering Group Associates, Inc. (MEGA) is in receipt of the City of Novi’s 
reviews for the Innovative Research Building Preliminary Site Plan. We offer the 
following responses following the format of the All Reviews JSP 26-05 Innovative 
Research Building letter dated March 3, 2026. 
 

Planning Review 
 
Ordinance Requirements 
 

1. Off-Street Parking in Front Yard (Section 3.6.2.E) and Off-street Parking in Side 
and Rear Yards (Section 3.6.2.F) 

a. A variance has been applied for parking in the front setback. 
2. Wetland/Watercourse Setback (Section 3.6.2.M): 

a. A 25’ wetland setback is indicated Sheet C-1.0.  The setback will be 
added to all sheets. 

3. Woodland  Protection  (Code  of  Ordinances,  Chapter  37): 
a. Acknowledging that a woodland permit is required. 

4. Façade Waiver (Section 5.15.9): 
a. A waiver is being requested 

5. Dumpster Enclosure (Article II, Division 8, Section 21-145 (c)): 
a. The enclosure is part of the architectural plans and will meet the 

requirements. 
6. Exterior Lighting – Color Spectrum Management (Section 5.7.3.F): 

a. The photometric plan will be updated to revise the CCT meeting the 
ordinance standards. 

7. Bicycle Parking Lot Layout (Section 5.16.5.A) 
a. Bicycle parking spaces are shown on sheet C-1.0. 

8. Planning Chart: 
 
The items below are items in the planning chart that are not addressed above or 
require a response. 



Innovative Research 
JSP 26-05  
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 We note that all items in the planning chart are meets code or not applicable other than 
the following: 
 

• Front yard parking for which a variance has been requested. 

• Wetland setback buffer, which is shown on Sheet C-1.0 and will be added to all 
sheets for the next submittal. 

• End islands reviewed and adjusted as necessary to meet the ordinance 
requirements. 

• Loading/Unloading 
o The building has an overhead door which is the loading space. 

• Bicycle Parking  
o Bicycle parking is already shown on sheet C-1.0, bike rack details will be 

added. 

• Accessory Buildings Design Standard 
o To maintain consistency with the architectural character of the primary 

building, the accessory structure is designed with a roof slope of ¼ inch 
per foot and no roof overhangs. 

• Dumpster Enclosure: 
o A Dumpster enclosure detail will be added to the plans. 
o The enclosure is part of the architectural plans and will meet the 

requirements. 

• Equipment Requirements 
o We will indicate mechanical equipment in the next submittal. 
o We will indicate mechanical equipment screening in the next submittal. 

• Exterior Lighting Plan 
o Plan will be updated 

• Building Lighting 
o Interior night lighting will be provided. Wall Pack perimeter lighting is 

provided on the west and north façades Will be updated on the 
photometric plan and on the architectural plans. 

• Electrical Service 
o A note will be added to the plans 

• Flashing lights 
o A note will be added to the plans that no flashing lights are permitted. 

• Glare Control 
o Will be addressed in the revised lighting plan. 

• Color Spectrum Management 
o A revised photometric plan will be submitted meeting the ordinance 

requirements. 

• After Hours Lighting 
o The perimeter lighting and entrance down-lighting will be maintained after 

hours for security purposes. 

• General Layout and Dimension of Proposed Physical Improvements 
o Notes will be added to the plans accordingly. 

• Development Business Sign 
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o No sign is proposed, plans will be updated. 
 
 
 
 

Engineering  
 
Comments 

1. The site is a unit in a condominium development.  As such the legal description is 
the unit in the condominium.  By reference to the condominium documents, there 
are ties to government section corners. 

2. 2 benchmarks are provided on the survey sheet. 
3. The cross-access easement between the properties will be displayed on the next 

submittal. 
4. A traffic control sign table will be added to the plans. 
5. A note about dewatering will be added to the plans. 
6. Acknowledged.  The landscape plan will show proposed utilities to clarify that 

proposed trees are not within the utility influence or an easement.  
7. Acknowledged 
8. Acknowledged 

 
Water Main 

9. Acknowledged 
 
Irrigation 

10. Irrigation is proposed and notes will be added to the landscape plan for the next 
submittal. 

 
Sanitary Sewer 

11.  A sanitary monitoring manhole is shown on Sheet C-3.0.  A 20 easement will be 
provided as the manhole is outside the ROW. 

12. The size of the sanitary lead will be added. 
 
Storm Sewer 

13. All storm sewers will be min 12” and called out as RCP. 
 
Stormwater Management 

14. Acknowledged 
15. Regional Detention Basin: 

a. The letter sent to Brian Raznick on March 15, 2024, was not received by 
the Beck North Corporate Park-Novi Condominium Association (Condo), 
as Mr. Raznick is not associated with the Condo.  Upon being made 
aware of this issue, the applicant, Innovative Research (Ms. Donna 
Schelby), has reached out directly to the Condo Association (Mr. Burke 
Davis) and forward the 2024 letter.  Mr. Davis, will be reaching out to the 
City to acknowledge the issue and will be investigating the issue to make 



Innovative Research 
JSP 26-05  

 
25-211 Page 4 of 9 

 

sure the detention and sedimentation basin receive the proper 
maintenance to insure it functions as designed. Innovative Research will 
work with Mr. Davis, the Condo Association and the City to remedy this 
situation. Attached is a letter from Mr. Davis. 

16. The requested information will be provided on the plans for the next submittal. 
17. Per an email with the city engineer an oil/water separator will be provided in lieu 

of the sedimentation structure, in conjunction with providing maintenance on the 
regional sedimentation basin.  

18. See response to item 17 above. 
19. An easement will be provided for review. 

 
Paving & Grading 

20. We request a waiver from this requirement due to no connecting sidewalk on 
either side. 

21. A detail will be added. 
22. Detectable warning strips will be added. 
23. Details for the detectable warning strips will be added. 
24. Slopes will be added to the plans. 
25. A note will be added to the plans 
26. The on-site asphalt cross section will be revised. 
27. The dumpster pad will be extended 10’ 
28. End islands will be revised to meet the city requirements. 
29. A detail will be added. 

 
Soil Erosion & Sediment Control 

30. Acknowledged 
 
Off-site Easements 

31. We acknowledge that off-site easements are required for this development.  Draft 
copies of the easements will be submitted for review along with the requested 
information. 

 
The Following Must be Submitted with the Next Submittal 

32. This letter indicates the changes being made. 
33. Cost estimates 

 
Required Legal Documents 

34. Acknowledged 
35. Acknowledged 
36. Acknowledged 

 
The Following Must be Addressed Prior to Construction 

37. Acknowledged 
38. Acknowledged 
39. Acknowledged 
40. Acknowledged 
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41. Acknowledged 
42. Acknowledged 
43. Acknowledged 
44. Acknowledged 
45. Acknowledged 
46. Acknowledged 
47. Acknowledged 
48. Acknowledged 
49. Acknowledged 
50. Acknowledged 

 
We will submit electronic stamping sets as required when ready. 
 

Landscape  
  
Greenbelt Landscaping for Non-Residential Subdivision (Zoning Sec. 5.5.3.F.iv)  

1. The landscape plans will be revised. 
2. Noted, we’ll add more shrubs. 
3. The landscape plans will be revised. 

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

1. Acknowledged 
2. Acknowledged 
3. Utilities will be added to the landscape plan 

 
Parking Lot Landscaping 

1. Acknowledged 
2. Acknowledged 
3. We will move the bay north if possible while meeting ordinance requirements. 

 
Plant List (LDM 4.)  

1. More native species will be used (min 50%) 
2. The number of Norway spruces and Eastern rebuds will be reduced. 

 
Phragmites and Japanese Knotweed  

1. We will survey the site for the presence of either weed and note accordingly. 
2. A note will be added accordingly.  

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

1. Acknowledged 
2. Irrigation is noted on the landscape plan 
3. An irrigation plan will be added for final site plan. 

 
The items below are items in the landscape chart that are not addressed above or 
require a response. 
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• Landscape Plan (Zoning Sec 5.5.2, LDM 10) 
o scale will be added. 

• Project Information 
o Site address will be added 

• Owner/Developer Contact Information  
o Information will be added to the plans 

• Soil Types 
o This is indicated in the survey 

• Existing and proposed improvements 
o No sign is being proposed, plans will be updated. 

• Existing and proposed utilities 
o Utilities will be shown on the plans. 

• Snow Deposit 
o Snow deposit areas will be indicated where it won’t hurt proposed or 

existing landscaping. 

• Greenbelt Width 
o We will shift the parking north as much as possible. 

• Canopy deciduous or large evergreen trees 
o Calculations will be provided 

• Sub-canopy deciduous trees 
o Calculations will be provided 

• Shrubs 
o Calculations will be provided 
o Shrubs will be added as required 

• Canopy deciduous trees in area between sidewalk and curb 
o Calculations will be provided 

• Clear Zones 
o The clear zone will be re-oriented 
o Noted  

• Loading/Unloading outdoor storage 
o A wall is proposed to provide screening 

• Irrigation plan (Zoning Sec 5.5.6.B & LDM 10.l & m.)  
o Irrigation plan will be provided 
o Acknowledged 
o Acknowledged 
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Woodland Review Comments 
 

1. Acknowledged 
2. Acknowledged 
3. Acknowledged 
4. Acknowledged 

a. No trees of 36” or larger are proposed to be removed 
5. Acknowledged 
6. Acknowledged 
7. Critical Root Zone 

a. This will be depicted on future plans 
8. Acknowledged 

a. Tree protection fencing will be added to the plans 
b. Details of such will be added to the plans 

9. The conservation easement will be shown on the plans if required. 
 
Wetlands 
 

1. Acknowledged 
2. Acknowledged 

 
Required Edits 

• We will update the plans with a unique symbol 

• Details on the impact will be provided as requested 

• Impacts will be displayed 
 

3. Acknowledged 
4. Acknowledged 
5. An easement will be provided if required. 

 

Traffic Review 
 
General Comments 

1. Acknowledged 
2. Acknowledged 
3. Acknowledged 
4. A variance has been requested 

 
Traffic Impacts 

1. Acknowledged 
2. Acknowledged 
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Traffic Review 
11 there is an overhead door for the loading zone which will be dimensioned 
16 a variance has been applied for 
24e Dimensions will be added as required 
26 Sidewalks will be added as required 
32 sign details will be added as required 
33 sign table will be added as required 
34  will be added as required 
37    a note will be added  
38  a note will be added 
39    a note will be added  
40  a detail will be added 
41    a detail will be added 
 

Façade Review 
 
1. Façade Waivers for 2 materials – We are requesting a section 9 Waiver for the 

overage of Simulated Wood Patterned Siding and Vertical Metal Siding. See 
attached Sheet A-8 revision dated 2/27/26. The sample board will be presented at 
the Planning Commission Meeting. Mr. Hall has recommended both waivers.  

 
Fire Department 
 

1.  No new hydrants are proposed 
2. Acknowledged 
3. Acknowledged 
4. Acknowledged 
5. Acknowledged 
6. Acknowledged 
7. Acknowledged 
8. Acknowledged 

 
Sincerely  
 
Monument Engineering Group Associates 
 

 
 
Allan Pruss, PE, PS 
President 
 
 



Good afternoon Diana and Kate, 

 I just wanted to touch base and let you know that we never received the letter regarding the 

basin issues.  Now that I have reviewed it, I am taking steps to set up maintenance and 

remediation to take care of the issues.  I sincerely hope that this doesn’t impact the site 

plan review or approval for Innov Research’s development.  

 I would like to touch base with the engineer(s) at the City to review their findings and 

determine the best path forward.  If you could share their information with me or share my 

information with them, I would greatly appreciate it. 

 And in complete transparency, this is my o'icial action as president of the condo 

association, so please bear with me as I navigate this.  A little bit of background; the board 

for the condo association was dissolved in 2020, which I don’t think anyone realized until 

2022 when my company wanted to combine our parcels and there was no president of the 

condo to sign the paperwork to do.  As such, I pulled together the tenants, got a board of 

directors, was made president and then combined our parcels.  I think the letter was sent 

to someone that used to be associated with the condo association, but I am not aware of 

him.  That being said, I apologize for not knowing of the situation earlier and am taking the 

steps to correct the issues. 

  

Please feel free to reach out with any questions. 

  

Thank you 

  

Burke Davis 

Business Manager 

Aramco Americas 

Aramco Research Center – Detroit 

Tel.: (248) 896-3939 

Mobile: (734) 274-0624 

Email: burke.davis@aramcoamericas.com 

 


