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NOVI MEDICAL BUILDING (AKA MAPLES OF NOVI TENNIS COURTS) JSP21-33

Public Hearing at the request of AJSS Property, LLC for a request to amend the Planned Unit
Development (PUD) Agreement & Area Plan for the Maples of Novi. The subject property contains
0.42 acres and is located in Section 2, east of Novi Road and south of Fourteen Mile Road. The
applicant is proposing to remove the existing fennis courts on the site and construct a 2,558 square
foot medical office.

Required Action
Recommend Approval or Denial of the request to Amend the Planned Unit Development Agreement
& Area Plan for the Maples of Novi.

REVIEW RESULT DATE COMMENTS

e Arequest foramendment has been made in
writing to the Planning Commission and shall
clearly state the reasons therefor, as required by
the ordinance. If the Planning Commission finds
such reasons and requests reasonable and valid,
shall so notify the applicant in writing.
Staff’s reading of the ordinance is that the
request should be considered a major change to

Conditional the PUD Agreement & Area Plan as the project

Planning Approval proposes a change in use and character of the

recommended development and should be forwarded to the

City Council for consideration.

[tems below to be addressed on the Preliminary

Site Plan submittal:

Zoning Board of Appeals Variance for the lack of

a 540 square foot loading area (supported by

staff)

Any additional items identified in the review that

should be addressed with the Preliminary Site Plan

Approval ltems to be addressed on the Preliminary Site Plan

Engineening | 1o commended submittal

PUD Waiver for the lack of the required 40 foot
transition strip between the site and the adjacent
residential area (supported by staff)

[tems below to be addressed on the Preliminary
Approval Site Plan submittal:

recommended Landscape Waiver for the lack of sufficient berm
height within the RA District (supported by staff)
Landscape Waiver for the lack of required street
frees along Novi Road (supported by staff)
Landscape Waiver for the lack of a berm or wall

Landscaping




between commercial use and residentially zoned
property (supported by staff)

Landscape Waiver for a lack of foundation
landscaping on two sides of the building visible
from Novi Road (not supported by staff)

Any additional items identified in the review that
should be addressed with the Preliminary Site Plan

Traffic

Approval
recommended

ltfems to be addressed on the Preliminary Site Plan
submittal

Facade

Approval
recommended

The proposed facade is in full compliance with
ordinance requirements

Fire

Conditional
Approval
recommended

ltfems to be addressed on the Preliminary Site Plan
submittal




MOTION SHEET

Recommendation for Approval as a Major Change to Amend the Maples of Novi PUD

Agreement & Area Plan

In the matter of Novi Medical Building, JSP 21-33, motion to recommend approval o the
City Council to amend the Maples of Novi Planned Unit Development Agreement and
Area Plan as a major change based on and subject to the following:

a.

g.

The requested amendment constitutes a major change to the PUD Agreement &
Area Plan because the modification proposed includes a change in use and
character of the development as indicated by Arficle 27, Section 9, Subheading
C, specifically, as a change in use and character of the development since the
applicant is changing the use from a tennis court to a medical office;

The application does not constitute a minor change as described in the ordinance
to the PUD Agreement and Area plan since it does not meet the following criteria:
Modifications to be considered minor changes, for which approved plans may be
revised rather than amended, shall include, among other similar modifications, the
following:

A change in residential floor areq;

A change in nonresidential floor area of five (5) percent or less;

Minor variations in layout which do not constitute major changes; and or
A change in lot coverage and FAR of the entire PUD of one (1) percent or
less

The proposed use of the site as a medical office is recommended for approval to
the City Council as an amendment to the PUD Agreement and Area Plan as a
reasonable alternative to the uses provided in the PUD Agreement and as
recommended on the Master Plan for Land Use;

The proposed use of the site as a medical office is consistent with the commercial
developments immediately to the north and should be reviewed as part of the
Local Business (B-1) Zoning District as requested by the applicant;

The requirement for a 40 foot wide ftransition strip between residential and
commercial area is recommended to be waived by the City Council because the
site is 0.42 acres in size and is properly screened along the east property line from
the existing homes by the existing open space/golf course and proposed
landscape improvements;

The applicant shall comply with the findings of compliance with Ordinance
standards in the staff and consultant review letters and the conditions and the
items listed in those being addressed on the Preliminary Site Plan following
consideration and approval of the Planned Unit Development Amendment by the
City Council; and

(Additional conditions here if any)




-OR-

Denial - Request to Amend the Maples of Novi PUD Agreement & Area Plan

In the matter of Novi Medical Building, JSP21-33, motion to recommend denial to the City
Council to amend the Maples of Novi Planned Unit Development Agreement and Area
Plan as follows:

a. The requested amendment constitutes a major change to the PUD Agreement &
Area Plan because the modification proposed includes a change in use and
character of the development as indicated by Article 27, Section 9, Subheading
C, specifically, as a change in use and character of the development since the
applicant is changing the use from tennis courts to medical office

The application does not constitute a minor change as described in the ordinance
to the PUD Agreement and Area plan since it does not meet the following criteria:
Modifications fo be considered minor changes, for which approved plans may be
revised rather than amended, shall include, among other similar modifications, the
following:

i. A change in residential floor area;

i. A change in nonresidential floor area of five (5) percent or less;

ii. Minor variations in layout which do not constitute major changes; and or

iv. A change in lot coverage and FAR of the entire PUD of one (1) percent or
less

The Planning Commission recommends denial of the amendment fo the PUD
Agreement and Area Plan because:

i. Therequest foramendment does not clearly state the reasons or conditions
for the requested change, such as the following: changing social or
economic conditions, potential improvements in layout or design features,
unforeseen difficulties, or reasons mutually affecting the interests of the City
and developer, such as technical causes, site conditions, state or Federal
projects and installations, and statutory revisions.

The Planning Commission is not able to make a finding such that the
submitted reasons and requests reasonable and valid.

The plan does not currently meet all of the zoning ordinance standards for
the development of the site.
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A confirm source and accuracy information related to this map.
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SITE PLAN
(Full plan set available for viewing at the Community Development Department.)
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ROOM = 2249 S.F.

REQUIRED 1 SPACE PER 167 S.F.

PROPOSED — 2249.51 (GLA)/167 = 13.4
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502 Parking Spaces
502.1 Genercl. Car and van parking spaces shall comply with 502. Where parking spaces are

marked with lines, width measurements of parking spaces and access aisles shall be made from

the centerline of the morkings.

EXCEPTION: Where porking spaces or occess aisles are not odjacent to another parking space or
access disle, megsurements shall be permitted to include the full width of the line defining the

parking space or occess oisle.

502.2 Veficle Spaces. Car parking spaces shall be 96 inches (2440 mm) wide minimum and van
parking spaces shall be 132 inches (3350 mm) wide minimum, shall be morked to define the

width, ond shall hove on odjacent occess aisle complying with 502.3,

EXCEPTION: Van parking spaces shall be permitted to be 96 inches (2440 mm) wide minimum

Where the access aisle is 95 inches (2440 mm) wide minimum.

Figure 502.2 Vehicle Parking Spaces

502.3 Access Aisle. Access aisles serving parking spaces shall comply with 502.3. Access aisles
shall adjoin an accessible route. Two porking spaces shall be permitied to share o common
access oiske.

full length of parking space

area to be
marked

1525

Figure 502.3 Parking Space Access Aisle

502.3.1 Width. Access cisles serving car and van parking spaces shall be 60 inches (1525 mm)
wide minimum.

50232 Length. Access cisles shall extend the full length of the parking spaces they serve
502.3.3 Marking. Accass aisles shall be marked so s to discourage parking in them.

502.3.4 Location, Access aisles shall not overlap the veficular way. Access aisles shall be
permitted to be placed on cither side of the parking space except for angled van parking spaces
which shall have access aisles located on the passengar side of the parking spaces.

5024 Floor or Ground Surfaces. Parking spaces and access disles serving them shall comply with
302. Access aisles shall be at the same level as the parking spaces they serve. Changes in lovel
are not permitted. EXCEPTION: Slopes not steeper than 1:48 shall be permitted.

502.5 Verticol Clearonce. Porking spoces for vans ond occess aisles and vehiculor routes serving
them shall provide a vertical clearance of 98 inches (2490 mm) minimum.

502.6 Identification. Porking space identification signs shall include the International Symbol of
Accassibilty complying with 703.7.2.1. Signs identiying van parking spaces shall contain the
designation "van accessible.” Signs shall be 60 inches (1525 mm) minimum above the finish floor
or ground surface measured to the bottom of the sign.

502.7 Relationship to Accessible Routes. Parking spaces and access aisles shall be designed so
that cars and vans, when parked, cannot obstruct the required clear width of adjacent accessible
routes.
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SNOW FENCE FOR OFF-SITE

TREE PROTECTION (TYP.) |

W\ N\
PLANTING BED INCLUDED
AS FOUNDATION PLANTING .

(274 sq.1t)
I Existing Arbovtas AN

AN 1

| | |
PLANTING BED INCLUDED
AS FOUNDATION PLANTING
(526 sq. ft.)

PLANTING BED INCLUDED |
/AS FOUNDATION PLANTING “ [
(902 5q. ft) ) |

PLANT/MATERIALS SHALL NOT BE
PLANTED WITHIN FOUR FEET (4') OF
THE PROPERTY LINE.

PLANT LIST

Nat/KEY QTY.BOTANICAL NAME COMMON NAME SIZE
Orn. LANDSCAPING ADJACENT TO ROADS - Novi Road
N Amelanchier laevis 'Cumulus’ Cumulus Serviceberry 2" cal. B&B
O IVH 6 ltea virginica 'Henry's Gamet  Henry's Gamet Sweetspire  24' ht., 3 gal. pot
N R 2 uercus rubra Red Oak 3" cal. B&B
FOUNDATION PLANTINGS
N ALC 2  Amelanchier laevis 'Cumulus' Cumulus Serviceberry 2"cal. B&B
H CAH 8  Clethra alnifolia"Hummingbird'  Hummingbird Summersweet 24' ht., 3 gal. pot
O IVL 26 ltea virginica 'Little Henry' Little Henry Sweetspire 24'ht., 3 gal. pot
N VG 24 Juniperus virginiana ‘Grey Owl  Grey Owi Spreading Juniper  24"-30" ht. B&B
O MSR 3  Magnolia stellata 'Royal Star' Royal Star Magnolia 2" cal. B&B.
N PFA 37  Potentila fruticosa ‘Abbottswood' Abbottswood Bush Cunquefoil 24' ht., 3 gal. pot
N RAG 26  Rhus aromatica ‘Gro-Low' Gro-Low Fragrant Sumac 24" ht,, 3 gal. pot
O TMD 26 Taxus x media 'Der Densiformis Yew 24"-30" ht. B&B
O HHR 48 Hemerocalls sp. 'Happy Retums'  Happy Returns Daylily 1 gal. pot, 24" o.c.
PARKING LOT PLANTINGS
O GBP 2 Gingko biloba Princeton Sentry
‘Princeton Sentry" Maidenhair Tree 3" cal. B&B
O JCH 7 Juniperus chinensis Hetz Columnar
*Hetz Columnaris’ Upright Juniper 4'-5'ht. B&B
N LTA 1 Liriodendron tulipifera ‘Arnold" ‘Amold Tuliptree 3"cal. B&B
O HHR 106 _Hemerocalls sp. 'Happy Retums'  Happy Returns Daylily 1 gal. pot, 24" o.c.
PERIMETER PARKING LOT PLANTINGS
N AS 3 Acersaccharum 'Legacy’ Legacy Sugar Maple 3" cal. B&B
N ARB 5  Acer rubrum 'Brandywine' Brandywine Red Maple 3" cal. B&B
TRANSFORMER SCREENING
O VJ 12 Vibumum x juddi Judd Fragrant Viburnum 30" ht. B&B.
PLANT TYPES
NATIVE: ORNAMENTAL (NON-NATIVE):

“Trees: 17 (77%)  *Trees: 5 (23%)
*Shrubs: 95 (55%)  *Shrubs: 77 (45%)

LANDSCAPE CALCULATIONS:

LANDSCAPING ADJACENT TO ROADS - Novi Road (120 1f.)

* One (1) deciduous or evergreen tree /70 1. = 1.71 trees = 2 trees.

* One (1) omamental tree / 40 Lf. = 3 trees.

* Two (2) shrubs / 40 1. = 3 times 2 = 6 shrubs.

FOUNDATION PLANTING (190 L)

* Interior site landscaping square footage equal to the perimeter of
the building (190) times eight feet (8 = 1,520 sq. ft.

* Interior site landscaping area provided 1,702 sq. ft.

* Awalver is requested for foundation landscaping along the north and
west sides of the building

PARKING LOT LANDSCAPING

* Total square footage of vehicular use areas (7,830 sq. ft.) times seven
and one-half percent (7.5%) equals 588 sq. ft. of interior parking lot
landscaping.

* Parking lot landscaping area provided 650 sq. ft.

* One (1) deciduous/canopy tree per 200 sq. ft. or fraction thereof of
interior landscaped area = 2.94 trees = 3 trees.

PARKING LOT PERIMETER LANDSCAPING (267 Lf.)

* One (1) canopy tree / 35 Lf. = 7.63 trees = 8 trees

STREET TREES (120 1)

* One (1) canopy tree / 35 1f. = 3 trees.

* Awalver is requested for the street tree requirement due to ex. utilties.

COST ESTIMATE

TOTAL MATERIALS SPECIFIED:

* Deciduous Trees: 13 $400 $5200.00
* Omamental Trees: 9 $250 $2,250.00
* Deciduous Shrubs: 103 $50 $5150.00
* Large Deciduous Shrubs: 12 $75  $900.00
* Evergreen Shrubs: 50 $50 $2,500.00
* Upright Evergreen Shrubs: 7 $100  $700.00
* Perennials 154 $15 $2,310.00
* Underground lrrigation $4,000.00
* Sodded Lawn 520 5. yds. $6 $3,120.00

LANDSCAPE PLANTING PLAN

date: July 21, 2021
reised

07-28.2021 Revise dumpster location.
08-30-2021 Roviso for Gity review lr. dated July 30, 2021
09-08-2021 Add one (1) parking space & adjust plantings

Know what's below.
Call befors you dig.

* Planting Soil 32cu.yds. $40 $1,280.00

* Shredded Hardwood Bark 48 cu. yds. $35 _$1.680.00

TOTAL $29,090.00
SOIL TYPE:

The soil on site consists of Marlette sandy loam (10C), with
six percent to ten percent (6% - 10%) slopes as defined in
the United States Soil Conservation Service Soil Survey of
Oakland County, Michigan.

LANDSCAPE PLAN FOR:
GK Consulting, Inc.

PROJECT LOCATION:
Proposed Medical

5644 Middlebelt Road Office Building
Garden City, Michigan 48135 31074 Novi Road
(313) 377-9449 Novi, Michigan

LANDSCAPE PLAN BY:
Nagy Devlin Land Design
31736 West Chicago Ave. {
Livonia, Michigan 48150
(734) 634 9208

LP-1: LANDSCAPE PLANTING PLAN
* Base data provided by GK Consulting, Inc.
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LANDSCAPE PLANTING NOTE:

PLANTING

Installation of all plant material shall be in accordance with the latest edition of the

American Association of Nurserymen Standards for Nursery Stock and with the

specifications set forth by the City of Novi, Michigan.

. The plant materials shall conform to the type stated on the plant list. Sizes shall
be the minimum stated on the plant list or larger. All measurements shall be in
accordance with the latest edition of the American Association of Nurserymen
Standards for Nursery Stock.

The plant material shall be nursery grown and inspected by the Owner's
representative before planting. The Owner's representative reserves the right to
reject any plant material at any time.

Plants designated "B&B" shall be balled and burlapped with firm balls of earth.
Dig shrub pits one foot (1') larger than the shrub rootball, tree pits three (3) times
the width of the tree rootball and backfill with one (1) part topsoil and one (1) part
soil from excavated pit. Plant trees and shrubs at the same grade level at which
they were planted at the nursery. If wet, clay soils are evident, plant trees and
shrubs slightly higher.

The Contractor is responsible for planting the materials at the correct grades and
spacing. The plants shall be oriented to give the best appearance.

When the plant has been properly set, the pit shall be backfilled with the topsoil
mixture, gradually filling, patting, and settling with water.

Trees in lawn areas to have a four foot (4') circle of mulch, four inches (4') deep,
and three inches (3) away from the trunk. Shrub beds are o be mulched with
shredded bark mulch o a minimum depth of three inches (3"). Perennial beds are
to be mulched with shredded bark mulch to a minimum depth of two inches (2").
Only natural color, finely shredded hardwood bark mulch will be accepted.
Remove all twine, wire, and burlap from the top one third (1/3) of tree and shrub
root balls and from tree trunks. Remove all non-biodegradable material such as.
plastic or nylon completely from branches and stems. Al tree wrap, stakes, and
guys are to be removed after one (1) winter season. - Include a minimum of one
(1) cultivation around installed plantings without damaging roots in June, July, and
August for the entire warranty period of two (2) years.

All plant materials shall be pruned and injuries repaired. The amount of pruning
shall be limited to the removal of dead or injured limbs and to compensate for the
loss of roots from transplanting. Shrubs along the site perimeter shall be allowed
to grow together in a natural form.

. Organic, friable topsoil shall be evenly distributed and fine graded over all areas to
receive lawns at uniform depth of four inches (4") after settlement.

. All lawn areas shall be sodded with a Grade A Kentucky Blue Grass blend over
the topsoil.

. Al plantings shall be completed no later than November 15 in the fall season. The
date of intended installation for landscape plant materials is approximately Spring,
2022. Plantings shall thereafter be reasonably maintained, including permanence
and health of plant materials to provide a screen to abutting properties and
including the absence of weeds and refuse.

. Backiill directly behind all curbs and along sidewalks and compact to the top of
curbs or walk to support vehicle and pedestrian weight without settling.

. Conversion of all asphalt and gravel areas to landscape planting beds shall be
done in the following manner: a. Remove all asphalt, gravel, and compacted earth
to a depth of six inches to eighteen inches (6"-18") depending on the depth of the
sub base and dispose of off site; b. Call the City for an inspection prior to
backfillng; c. Replace excavated material with good, medium-textured planting soil
(loam o light yellow clay) to a minimum of two inches (2) above the top of the curb
and sidewalk, add four inches to six inches (4"-6") of topsail and crown to a
minimum of six inches (6") above the adjacent curb and walk after earth settling,
unless otherwise noted on the landscape plan.

If conversion from asphalt to landscape occurs in or between an existing landscape
area(s), replace excavated material from four inches to six inches (4"-6") below
adjacent existing grade with good, medium-textured planting soil (loam or light
yellow clay) and add four inches to six inches (4°-6") of topsoil to meet existing
grades after earth settling.
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NOTE!

MATERIAL

1. Required landscape material shall satisfy the criteria of the American
Association of Nurserymen Standards for Nursery Stock and be:

a.) Northern nursery grown; b.) State Department of Agriculture inspected;

c.) No. 1 grade material with a straight, unscarred trunk, and well-developed
uniform crown (park grade trees will not be accepted);

d.) Staked, wrapped, watered, and mulched according to the details

provided; and e.) Guaranteed for two (2) years.

2. Topsoil shall be friable, fertile soi of clayloam character containing at least five

percent (5%) but not more than twenty percent (20%) by weight of organic matter

with a pH range between 6.0 and 7.0. The topsoil shall be free from clay lumps,
coarse sand, plant roots, sticks, and other foreign materials.

The seed mixture shall consist of the following types and proportions: Kentucky

Blue Grass blend "Baron/Sheri/Adelphi” @ sixty percent (60%), Chewing Fescue

@ twenty-five percent (25%), Creeping Red Fescue @ ten percent (10%), and

Perennial Rye Grass @ five percent (5%). Weed content shall not exceed one

percent (1%). The mix shall be applied at a rate of 200 pounds per acre.

4. Sod shall be two (2) year old "Baron/Sheri/Adelphi" Kentucky Blue Grass blend

grown in a sod nursery on loam soil

Proposed perennials shall be full, well-rooted plants.

Callery Pear (Pyrus calleryana) and Norway Maple (Acer platanoides) shall not be

substituted for any tree species in the plant ist. Contact the Landscape Architect

for acceptable plant substitutions.

GENERAL

1. Do not plant deciduous or evergreen trees directly over utiity lines or under
overhead wires. Maintain a six foot (6') distance from the centerline of utilities and
twenty feet (20') from the centerline of overhead wires for planting holes. Al trees
are to be at least ten feet (10') from hydrants and utility structures. Call MISS DIG
forty-eight (48) hours prior to landscape construction for field location of utilty lines.

2. The Contractor agrees to guarantee all plant material for a period of two (2) years.
At that time, the Owner’s representative reserves the right for a final inspection.
Plant material with twenty-five percent (25%) die back, as determined by the
Owner's representative shall be replaced. This guarantee includes the furishing
of new plants, labor, and materials. These new plants shall also be guaranteed for
a period of two (2) years.

. The work shall consist of providing all necessary materials, labor, equipment, tools,
and supervision required for the completion as indicated on the drawings.

4. Landscape areas shall be irigated by an automatic underground irrigation system.
Lawns and shrub/landscape areas shall be watered by separate zones to minimize
overwatering. An irrigation plan for all landscape areas shall be provided with the
final plan set

. All written dimensions override scale dimensions on the plans.

. All substitutions or deviations from the landscape plan must be approved by the
City of Novi in writing prior to installation.

7. Al bidders must inspect the site and report any discrepancies to the Owner's

representative.

8. All specifications are subject to change due to existing conditions.

9. The Owner's representative reserves the right to approve all plant material

MAINTENANCE

1. The Owner of the landscaping shall perpetually maintain such landscaping in good
condition so as to present a healthy, neat, and orderly appearance, free from
refuse and debris.

2. The Owner shall conduct a seasonal landscape maintenance program including
regular lawn cutting (at least once per week during the growing season), pruning at
appropriate times, watering, and snow removal during winter.

3. The Contractor is responsible for watering and maintenance of all seed areas until
aminimum of ninety percent (90%) coverage, as determined by the Owner's
representative.

4. Al diseased and/or dead material shall be removed within sixty (60) days following
notification and shall be replaced within the next appropriate planting season or
within three (3) months, whichever comes first.

5. Any debris such as lawn clippings, fallen leaves, fallen limbs, and litter shall be
removed from the site on a weekly basis at the appropriate season.

6. All planting beds shall be maintained by removing weeds, fertilizing, and
replenishing muich as needed.
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NOTE FOR PLANTING NEAR UTILITIES:

* Maintain twenty feet (20') from the centerline of overhead wires for
planting holes. All trees are to be at least ten feet (10") from hydrants
and utility structures, five feet (5') from underground lines, four feet
(#) from sidewalks, and three feet (3') from curbs.

NOTES:

HT. OF
WALL

BOULDER RETAINING WALL DETAIL

PERENNIALS-
SHREDDED BARK.
TO THREE INCH
(3") DEPTH

MOUND ISLAND TO
PROVIDE A MINIMUM,
TWO PERCENT (2%)
£K SLOPE

9
X
-

PARKING LOT ISLAND SECTION not to scale

HEIGHT OF WALL VARIES FROM SIX INCHES 1
(6) AT THE ENDS TO FORTY INCHES (40")
AT THE CENTER.

LANDSCAPE BERM

(8") BELOW GRADE.

CONTOURS ON PLAN
REPRESENT A ONE FOOT

(1') CHANGE IN GRADE PROPOSED

PLANTINGS

SEE PLAN
FOR HEIGHT
OF BERM

EXISTING GRADE
WELL-DRAINED
ORGANIC TOPSOIL

TWO FOOT (2) MIN.
LEVEL AREA AT TOP

LANDSCAPE BERM DETAIL not to scale

1 MAXIMUM SLOPE OF BOULDER WALL

ORANGE PLASTIC SNOW FENCE
ATTACHED WITH PLASTIC TIES

NOTES:
1. ORANGE PLASTIC SNOW FENCING SHALL BE INSTALLED AT
‘OR BEYOND THE DRIPLINE, UNLESS MORE SUBSTANTIAL
FENCING IS REQUIRED.
STAKES SHALL BE METAL "T POLES SPACED NO FURTHER
APART THAN EIGHT FEET (&) ON CENTER,
3. FENCING SHALL NOT BE INSTALLED CLOSER TO THE TREE
“THAN THE DRIPLINE OF THOSE TREES TO BE SAVED.

SPECIAL
CIRCUMSTANGES SHALL BE REVIEWED BY THE TOWNSHI.
4. FENCING SHALL BE ERECTED PRIOR TO CONSTRUCTION,
THE TWP. SHALL BE NOTIFIED ONCE THE FENCING IS
INSTALLED FOR INSPECTION.

INDER NO CIRCUMSTANCES SHALL THE PROTECTIVE.
FENCING BERENOVED WITHOUT PROPER APPROVAL FROM
THE TOWNSHIP.

6. NO PERSON SHALL CONDUCT ANY ACTIVITY WITHIN THE
AREAS PROPOSED TO REMAIN. THIS SHALL INCLUDE, BUT

'SWALES MUST BE DIRECTED AROUND THE
PROTECTED ARE

TYPAR GEOTEXTILE FABRIC
(OR APPROVED EQUIVALENT)

TWELVE INCH TO EIGHTEEN INCH
(12- 18") DIA. BOULDERS. SET
BASE BOULDER EIGHT INCHES

¢ PROPOSED
SIDEWALK

not to scale

ELEVATION 7. ADIAGENT REGULATED TREES MUST ALSO BE PROTECTED.
TREE PROTECTION DETAIL not to scale
NOTES:

. MAINTAIN A MINIMUM DISTANCE OF TWO FEET (2)
AROUND THREE (3) SIDES OF THE UTILITY BOX AND
MAINTAIN A CLEAR SPACE OF EIGHT FEET TO TEN
FEET (810" IN FRONT OF THE DOOR.
TRANSFORMERS MUST FACE TOWARDS THE
BUILDING WHEN INSTALLED IN THE FRONT YARD.
NO TREES ARE ALLOWED AROUND THE UTILITY BOX.
SHRUBS SHOULD BE EVERGREEN OR DENSELY
BRANCHED DECIDUOUS, WITH HEIGHT AT LEAST
EQUAL TO THE HEIGHT OF THE TRANSFORMER /
UTILITY BOX.

~

pw

90,

DOOR

UTILITY
| BOX

TRANSFORMER SCREEN DETAIL n.t.s.

'STAKE TREES UNDER FOUR INCH (4") CALIPER.
CONTRACTOR TO VERIFY PERCOLATION OF PLANTING PIT PRIOR
TO INSTALLATION.

‘SET TOP OF BALL THREE INCHES (3") ABOVE FINISH GRADE.

SET STAKES VERTICAL & EVENLY SPACED.

STAKES OR GUYS TO BE SECURED ABOVE THE FIRST BRANCH.
DO NOT PRUNE TERMINAL LEADER. PRUNE ONLY DEAD OR
BROKEN BRANCHES.

REMOVE ALL TAGS, STRING, PLASTICS, AND OTHER MATERIALS
THAT ARE UNSIGHTLY OR COULD CAUSE DAMAGE.

(1) STAKE TREE JUST ABOVE THE FIRST BRANCH
USING TWO INCH TO THREE INCH (2"-3") WIDE
BELT-LIKE MATERIAL OF FABRIC. (NO WIRE
OR HOSE TO BE USED TO GUY TREES.)

THREE (3) GUYS EVENLY SPACED PER TREE.
REMOVE AFTER ONE (1) WINTER SEASON.

(2) 2x 2 HARDWOOD STAKES. POSITION SIX INCHES
TO EIGHT INCHES (6"-8") OUTSIDE OF ROOTBALL
AND EXTEND EIGHTEEN INCHES (18") BELOW
TREE PIT INTO UNDISTURBED SOIL.

(3) APPLY TREE WRAP AND SECURE WITH A
BIODEGRADABLE MATERIAL AT TOP AND
BOTTOM. REMOVE AFTER ONE (1) WINTER.

(@) SHREDDED BARK MULCH OF A NATURAL
COLOR AT FOUR INCH (4") MINIMUM DEPTH.
LEAVE A THREE INCH (3") CIRCLE OF BARE
SOIL AT THE BASE OF THE TREE.

(5)MOUND TO FORM TREE SAUCER.

(&) FINISH GRADE SLOPED AWAY FROM TREE.

(7)CUT AND REMOVE WIRE, BURLAP, AND BINDINGS

Ui
\\\\

ROOT FLARE.
(8) WIDTH OF ROOTBALL ON EACH SIDE.

() PLANTING MIXTURE SHALL CONSIST OF 50%
TOSOIL AND 50% SAND.

DECIDUOUS TREE SCARIFY BOTTOM AND SIDES OF PLANTING.
PIT TO FOUR INCH (4") DEPTH.
PLANTING DETAILS

REMOVE ROOT BALL SOIL FROM TRUNK TO EXPOSE ROOT FLARE.

FROM THE TOP ONE-THIRD (1/3) OF THE ROOTBALL.
REMOVE ROOTBALL DIRT FROM TRUNK TO BELOW

STAKE ALL EVERGREEN TREES UNDER TWELVE FEET (12) HIGH.

‘GUY ALL EVERGREEN TREES TWELVE FEET (12') HIGH AND OVER.

CONTRAGTOR TO VERIFY PERCOLATION OF PLANTING PIT PRIOR

TO INSTALLATION.

NEVER CUT CENTRAL LEADER. PRUNE ONLY TO REWOVE DEAD

‘OR BROKEN BRANCHES.

SET STAKES VERTICAL AND EVENLY SPACED.

REMOVE ALL TAGS, STRING, PLASTICS, AND OTHER MATERIALS

"THAT ARE UNSIGHTLY OR COULD CAUSE GIRDLING.

REMOVE ROOT BALL SOIL FROM TRUNK TO EXPOSE ROOT FLARE.

(3)STAKE TREE AS INDICATED USING TWO INCH
TO THREE INCH (2"-3") WIDE BELT-LIKE
WATERIAL OF FABRIC. (NO WIRE OR HOSE TO
BE USED TO GUY TREES.) THREE (3) GUYS
EVENLY SPACED PER TREE. REMOVE AFTER
ONE (1) WINTER SEASON.

(2)2x 2 HARDWOOD STAKES. POSITION SIX INCHES
TO EIGHT INCHES (6"-8") OUTSIDE OF ROOTBALL
AND EXTEND EIGHTEEN INCHES (16") BELOW
TREE PIT INTO UNDISTURBED SOIL.

(3) SHREDDED BARK MULCH OF A NATURAL
COLOR AT FOUR INCH (4") MINIMUM DEPTH.
LEAVE A THREE INCH (3") CIRCLE OF BARE
SOIL AT THE BASE OF THE TREE.

(8 MOUND TO FORM TREE SAUCER

(5)FINISH GRADE SLOPED AWAY FROM TREE.

o @CUT AND REMOVE WIRE, BURLAP, AND BINDINGS
FROM THE TOP ONE.THIRD (113 OF THE
ROOTBALL REMOVE ROOTBALL DIRT FROM
o “TRUNK TO BELOW ROOT FLARE.
(3)PLANTING MIXTURE SHALL CONSIST OF 50%
e TOSOIL AND 50% SAND.
(8) WIDTH OF ROOTBALL ON EAGH SIDE

(3)SCARIFY BOTTOM AND SIDES OF PLANTING
PITTO FOUR INCH (&) DEPTH.

EVERGREEN TREE

SHREDDED BARK-
CIRCH

OF PLANTING PIT PRIOR TO INSTALLATION.
THE PLANTING MIXTURE SHALL CONSIST OF
20% TOPSOIL, 60% SAND, AND 20% COMPOST.

GENERAL NOTES FOR ALL PLANTINGS:
DO NOT CUT CENTRAL LEADER.

* REMOVE ALL TAGS, STRINGS, PLASTICS, AND ANY OTHER NON-BIODEGRADABLE MATERIALS
(EXCEPT LABEL FOR PLANT NAME) FROM PLANT STEMS OR CROWN WHICH ARE UNSIGHTLY

OR COULD CAUSE GIRDLING.

“ PLANTS SHALL BEAR THE SAME RELATION TO FINISH GRADE AS IT BORE TO THE PREVIOUS
GRADE IN THE NURSERY. SET THE BASE OF THE PLANT SLIGHTLY HIGHER THAN EXISTING

GRADE IF PLANTING IN CLAY SOILS.
2x2 HARDWOOD

STAKE (TYP) HOLE FIRM. USE WATER TO SETTLE THE PLANTING MIX AND REMOVE ANY AIR POCKETS AND
GRAM FIRMLY SET THE TREE OR SHRUB. GENTLY TAMP IF NEEDED.,
TREE GUYING DIAGRAM * REMOVE ROOTBALL DIRT FROM TRUNK TO BELOW ROOT FLARE.
NOTE:
CONTRACTOR TO VERIFY PERCOLATION * CONTRACTOR TO VERIFY PERCOLATION

(1) SHREDDED BARK MULCH AT THREE INCH
(37) MINIMUM DEPTH. MULCH SHALL BE

SOIL AROUND SHRUB BED.

(3) CUT AND REMOVE BURLAP AND BINDINGS
FROM THE TOP ONE-THIRD (113) OF THE
ROOTBALL.

(83116 x 4" ALUMINUM EDGING
(OR APPROVED EQUIVALENT)

OR SPADED EDGE.

(5)EXCAVATE PLANTING BED AND BACKFILL
WITH PREPARED PLANTING MIX.

() UNDISTURBED SUBGRADE.

@ Lawn.

SCARIFY SUBGRADE.

* CENTER THE ROOTBALL IN THE PLANTING HOLE. LEAVE THE BOTTOM OF THE PLANTING

OF PLANTING PIT PRIOR TO INSTALLATION.
PERENNIALS TO BE PLANTED UP TO THE EDGE OF
THE SAUCER AROUND A TREE OR SHRUB BED.
‘THE PLANTING MIXTUE SHALL CONSIST OF 20%
TOPSOIL, 60% SAND, AND 20% COMPOST.

NATURAL IN COLOR. (1) SEE PLANT LIST FOR SPACING DISTANCE.
(2)FORM A SAUCER WITH MULCH AND @ (2) SHREDDED HARDWOOD BARK OF A
NATURAL COLOR MULCH AT TWO INCH (2°)
(3)3/16" x4° ALUMINUM EDGING (OR APPROVED
EQUIVALENT) OR SPADED EDGE.

(3)EXCAVATE PLANTING BED AND BACKFILL
WITH PREPARED PLANTING MIX AT A TEN

@PLAMTING MIX TO CONSIST OF EQUAL PARTS
OF SAND, LEAF COMPOST, AND NATIVE SOIL.

PERENNIAL / GROUNDCOVER

date: August 30, 2021

revis Know whats below.
09082021 Call before you dig.
LANDSCAPE PLAN FOR: PROJECT LOCATION:
GK Consulting, Inc. Proposed Medical
5644 Middlebelt Road Office Building
Garden City, Michigan 48135 31074 Novi Road
(313) 377-9449 Novi, Michigan

Nagy Devlin Land Design QA ) 0
31736 West Chicago Ave. N s e
Livonia, Michigan 48150

(734) 634 9208

LP-2: LANDSCAPE NOTES & DETAILS
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MARK DATE DESCRIPTION

GHASSAN KHALAF, P.E.
TEL: 313-377-9449

-mail: gkci@outlook.com
ADDRESS: 5644 MIDDLEBELT RD

GARDEN CITY, MI 48135

COPYRIGHT

DUPLICATION STRICTLY PROHIBITED WITHOUT
THE WRITTEN CONSENT OF CONSULTANT.

T hereby certfy that

this plan and specification
was prepared by me or
under my direct
supervision and that 1 am
a duly registered Architect
or Engineer under the Law|
of the State of Michigan
by my hand and seal.

GHASSAN KHALAF

PROPOSED
MEDICAL
BUILDING

31074 NOVI RD
NOVI, MI 48377

NOTE:
OWNER AND THE CONTRACTORS ARE THE SOLELY

RESPONSIBLE FOR THE PERFORMANCE AND THE
OF THE PROJECT AND IT IS THEIR
HE SAFETY OF THE
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SHEET TITLE

PRELIMINARY
ENGINEERING

) 7
J ; S y
e =0 w7
7 ey XY Q@ //// —e
b —
| hosoorune ( / Qoo
y/‘¢ ARBORVITAE ! < y// ARBORVITAE
7 ot ] el | e
7 e e me—| i i oy 1
fersszn) (£ unGeRGRooND FLec }
// X UNOERGRO0D B i e . - // |
[ - P
// ‘ ‘\‘\th“’ . - Al m///
X i | i 7
9 / 5 el - i W Py /
0= | ! e TN | I I & |
g \wrsonm VW sas05 le r'é* R N [Eack FLow —_. A,"?///’ srsormay 3
e §/ MRBoRvITAE 12" NV, E:944.95 ZEEEF PREVENTOR INSIDE & Ol QA wreorvat f
ﬁ% RBORVITAE | m 0°g8¢ oG, AT E & i //, ARBovTe ©
g 2583 i oF BUILON ¢y [k ,./ /
s e (2 2 < .:;7 ‘ Ly
Y R ! o eBl 2 / | | 1
= ELET J T
z | HEE | | e ;u.z/, | S
5 I ARBORVITAE 943,00 (ESTIMATED) ! e B a0 @ G /’ ARBORVITAE
e, R ok 8 (S ATED ! 9 eLieg it r
| | LEAD (FIELD] &/
/ ! s al LOCATION / SiZE) g ™
/ ! W | O </
! CEETid, 8
" | RS ) %
OOy AT T AR 4
AR / o
FBorTAE | o i :
5 e
) 1 SoB0ED LAV ~ ] /
673 T FREIAGETI0 S /
L e e A Ty
® o |Rm: o280 s o e s | [P
o I o530 N ] /
: NN
A N
_ / - iy B \
. % /
FRE MV sats | / Y
N B
7 - i s |
SCALE 1"=20" e
SCALE 1"=20'
FOR PARKING AREA PAVEMENT AND CURB
REFER TO DETALS—7 SHEET 2 OF 2 (CITY A =
™ N
OF NOVI, PAVING STANDARD DETAILS) DYODS CLSNTECH
Design Your Own Detention System ‘CMP DETENTION SYSTEM:
| "' For design assistance, drawings,
D S comploed workanest
CNTECH T
UNDERGOUND STORAGE SIZIN Project
A : Date:
T c= [ 0% [ c= ] 100 = T o | Project Name:
A= 025 0.00 017 1 Sly/Cotny:
TOTAL AREA 042013315 Designed By:
0.9) ACRE 0.2492 Enter Information in
100) ACRE 000 Toophoos, B3I Blue Cells
0.2) ACRE 01710 “Storage Volume Required (cl):
Liniing Widh 1) 2500
0.710 Effective Depth Below Asphalt (ft):
T = N0630 = Sol or Perforated Ppe:
Shape Or Diameter: 1963 fE* Pipe Area
100 YEAR FLOOD DESIGN: Spacing between Barrels (ft):
AxC) = Stone Width Around Perimeter of Syste (1)
T = = - DepinC: Poroes St Beow Py
00xT)/(T+25)]-(40xQoxT) = 12977.67 cffac-imp. Sl:)pne Porosity (0 to 40%): i
M=VsxAxC = 3871
[SystemSizing " Use Gustom Layout (at ight) fo layout adjustment | Custom Layout
Pie Storage 3004 of
_ Potous Stone Storage: 539 o
DRAINAGE AREAS CONTRIBUTE TO UGS SYSTEM Tatal Storage Provied sl 101.9% Of Roquired Sorage
c — Namber of Barrels: 3 barol lBarel 120
AREA # TOTALA Cave|Cave. o va. RMELEV. Length Per Barrel: 51.00 ft [Barrel 11[ 0|
095 0.35 10 e et ) [T | rrme [imvcuper] acia [ OF S| “Yor | uLt | mmeEoF Rectangular Footprint (W xL): 25, fl x 66. % [Barret 10[—0—]
I I FROMMH TOMH | sarr |mcre)| © [ackes| A | Wi | how | e [7PE | SSHER |FLow | FLowmiN Lo el
AREA "1A" 10940 5902.00 5038.00 0.00 0.67 0.67 W b CFs | FUs BV | BLEV [CONTECH Materials [Barrei8 [0 |
AREA "2A" 7361 495100 | 2410.00 000 | 075 | 075 Total CMP Foolage. 13 Canptigjseom}
i i 2CB(AT) 4 CB(AZ) | 10040 | 0251 067 ] 0.169 | 069 | 16 | 43 | o740 | 12| 0@ | 37| 203 | 259 | 023 |95100] 5100 Approximate Total Pieces: 9 pes lBarrel6 [0
SUMAREA 18301 10853.00 | 744800 | 0.0 oK ey = i Tore Tors o Tom e T i T 0% 5 20 Tom oo J@iwew%iao ‘Approximate Coupling Bands: 6 bands [Barrel 5 [0
TOTAL AREA (SQ.FT, 18301 s ws o oom [o00 | owmw [ oae7 | e | 4w | ram 12| o% [ 5| 2es [ 3w | oo s e i — eorels o]
TOTAL AREA (ACRES) 0.420 ws umer | o [ oo [om | oo oz | Bm | 4w | raw 2] 0% |5 | 2ss |33 | oo |wiw|wan et Excavaton lBarei2 51
Cave.= | 0.706 OUTLET WH 1| 0000 | 100| 0000 | 0297 | 1637 | 433 | 1286 | 6 | 040 | 25| o036 | 161 | 02 |9475| 9450 Porous Stone Backill For Storage: 174 cy Stone lBarrel 1 [51]
MH EX CB 0 0000 | 0.00 | 0.000 [ 0207 15.37 433 1285 | 6 0.41 49 0.36 183 045 949,50 94820 Backl 53 cy Fill
- o shoud be verifed upon fnal design

SCALE

NOTED

©2007 CONTECH Stormuater Soltons.

SHEET No.

SP-01
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GHASSAN KHALAF, P.E.
TEL: 313-377-9449

-mail: gkci@outlook.com
ADDRESS: 5644 MIDDLEBELT RD
GARDEN CITY, MI 48135
COPYRIGHT

DUPLICATION STRICTLY PROHIBITED WITHOUT
THE WRITTEN CONSENT OF CONSULTANT.

Manhole Sections To Be Mamyucuured To ASTH C

12

0,200 in’ft ow Top Mat
0.660in’)t ew Bot Mar

Each Stde of Flow Control
Wall Caulked w/ Polyurethane
Elastomeric Sealant

Openings
s Req'd

77 1" Keyway (2)

Seal Joint With
Bed of Mortar

20 |~

I

s Req'd

e

L Each Cage
720 ]

- 2'sump

(4) #6 Top & Bottom
Typ - Each Opening.

Specifcations And In Accordance With Northern Conerete Pip,
Inc. (800222 9913).
Reinforcing Shown For Schematic Only. Al Steel Areas Are Thereby certify that
Minimuns;
this plan and specification

was prepared by me or
under my direct
supervision and that 1 am
a duly registered Architect
or Engineer under the Law|
of the State of Michigan

by my hand and seal.

Contractor To Seal Between Precast Wall & Base w/Buiyl Rope

Inlet & Outlet Pipes Size Varies.

iunber, Size and Elevation of Holes In The Flow Restrictor Wall
Shall Be In Accordance With The Governing Agency.

GHASSAN KHALAF

S PROPOSED
BUILDING

A

0.200 it ew

0200w ew

31074 NOVI RD
NOVI, MI 48377

ity MI_#3706_||_72"0 Precast Outler Control Sructure wiOverflow

p——— 401 Kelion St Ba
5251 Laming R
Charone T 8813

2701 Chicago Dr S
Wyoming M1 49519

Claision, M1 45346

[~ ] 07.06a

NOTE:

‘OWNER AND THE CONTRACTORS ARE THE SOLELY

AND THE MATERIALS.

RESPONSIBILITY FOR THE SA
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USED TO RENOVATE AND CONSTRUCT THE
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/ w0 S0 M.;
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CONTRACTOR T0 GROUT. NTS.
m.\w;’;\.Ew

FIBERGLASS SEPARATION

Sunoermone

r )
5 /oot
iy
‘““"‘ZE‘.‘S%ZL‘?}S‘J#‘?; = LV\ ]
eemeen AL -
j’ - l, 1

s

S —

ELEVATION A-A
NTS,

CDS-5-C (CDS2020) DESIGN NOTES
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(DIAMETER VARIES)
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FECOMTECHTO PROVDE AL

. CONTRACTOR T0 PROVIE EauPve

‘}:2?03‘;:?é"&?:}iS;'.‘f".‘?uifié“?}ﬁﬂ&?;?ﬂ“é’?fi?éﬁ":l;??;‘& SAEET o TS ) B N O T E D

SITE SPECIFIC
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CIRCULATION AND
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DETAILS

SCALE

VATERIALS UNLESS NOTED OTHERWSE.
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Schedule
Symbol Label Image Quantity | Manufacturer Catalog Number Description ﬁ;‘;’r“"‘”g NL“E':‘“’;’;’ P:‘:T::\Sp Lot Loss | wattage Plot Statistics MARK DATE DESCRIPTION
1 Lithonia Lighting | DSXW1 LED 10C 350 DSXW1 LED WITH (1) 10 LED LIGHT 8-0" 1 1163 1 13.3 P . . CONSULTANT
30K T2M MVOLT HS ENGINES, TYPE T2M OPTIC, 3000K, @ Description Max/Min Avg/Min GHASSAN KHALAF
350mA WITH HOUSE-SIDE SHIELDS TEL: 313-377-9449
e3 . 13 il
(1 a .ﬁ NS Calc Zone #1 6.3/0.2 3:1 e

DEARBORN, MICHIGAN

COPYRIGHT

DUPLICATION STRICTLY PROHIBITED WITHOUT
THE WRITTEN CONSENT OF CONSULTANT.

4 Lithonia Lighting | DSXW1 LED 10C 1000 DSXW1 LED WITH (1) 10 LED LIGHT 120" 1 3513 1 38.8
50K T4M MVOLT DDL ENGINES, TYPE T4M OPTIC, 5000K, @
1000mA WITH DIFFUSE DROP LENS.

HOURS OF OPERATIONS: 9:00 AM TO 9:00 PM

T hereby certify that
this plan and specification

— STANDARD ELECTRICAL NOTES: was prepared by me or
D B ﬁ C under my direct
ELECTRICAL SERVICE TO LIGHT FIXTURES SHALL BE PLACED iumr;zgl;:g;:;:‘g
T UNDERGROUND or Engineer under the Laws
—  FLASHING LIGHT SHALL NOT BE PERMITTED ofthe State of Michigan
3 Lithonia Lighting ‘;OS;Q*MLSEQE%?){“ gﬁém;;?ygg';j,‘x;‘;ﬁ”;o‘ggg @ 100" ! 3513 1 388 —  ONLY NECESSARY LIGHTING FOR SECURITY PURPOSES & LIMITED by my hand and seal.

OPERATIONS SHALL BE PERMITTED AFTER A SITE'S HOURS OF
OPERATION

1000mA WITH DIFFUSE DROP LENS.

GHASSAN KHALAF

T PROPOSED
MEDICAL
BUILDING

31074 NOVI RD
NOVI, MI 48377

D-Series Size 1 [**
LED Wall Luminaire o

Q.= -

dseries Intraduction
" ) Spectfications e D-Saries Wel luminaie i 3 s, flly
Universal mounting bracket Luminalre ‘ntegrated LED solution for Sulding-mount
attaches securely to any e 53 g 250 appliations,  features a ook, modem dosign NOTE:
4"round or square outlet box. o and is carefully engineered to provide long-asting, WNER AND THE CONTRACTORS ARE THE SOLELY

Luminaire has a slotted gasket e, 1%
wireway and attaches to the

mountw_ng bm;ket via With 2n expectsd senvics I of over 20 yaers of
corrosion—resistant screws nigrtime uge and up to 74% in energy savings

o—
ond lags into brick % E—l o= :kﬁ over comparable 250W metal halde luminaires,
1 the D-Series Wl s & elisble, low-msintenance

W N\ ot iy

ighting soluion that produces sites that are
sxcspronally | umingred.

‘energy-eficient lighting with a variery of optical
and control options for customizad performance.

PROPOSED FAGILITY SHOWN ON THE PLANS

petnt:

EXAMPLE: DSXW1 LED 20C 1000 40K T3M MVOLT DDBTXD

E|5.3 276*7
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THONA ‘Qn Lithoria Wy + Corpar. Gacagie X012 » P 1-SCDT05SERY 378 » s 151 om0 |
FIXTURE MOUNTING DETAIL (A LZzs il parir | ( FIXTURE INSTALLATION
GOMVEACIAL QUTDOOR Included universal mounting bracket attaches securely to any 4"round or SHEET No.
NO SCALE | | I ( square outlet box for quick and easy installation. Luminaire hos a

slotted gosket wireway and attaches to the
maounting bracket via carrosion—resistant screws.

\ PHOTMETRIC PLAN

SCALE 1"=10'-0"
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CONSULTANT

GHASSAN KHALAF

TEL: 313-377-9449
&-mail: gk.eng@outlook.com
ADDRESS: 1636 N. GULLEY.

DEARBORN, MICHIGAN

COPYRIGHT

DUPLICATION STRICTLY PROHIBITED WITHOUT
THE WRITTEN CONSENT OF CONSULTANT

T hereby certify that
this plan and specification
was prepared by me or
under my direct
supervision and that 1 am
a duly registered Architect
or Engineer under the Laws
of the State of Michigan
by my hand and seal.

GHASSAN KHALAF
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31074 NOVI RD
NOVI, MI 48377

NOTE:

'OWNER AND THE CONTRACTORS ARE THE SOLELY

PROPOSED FAGILITY SHOWN ON THE PLANS

SHEET TITLE

PROPOSED
FLOOR PLAN

SCALE
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GK Consulting Inc.
GK gkci@outlook.com

313-377-9449

Building and Civil Engineering Services
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oy ‘ COPYRIGHT
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this plan and specification
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PLAN REVIEW CENTER REPORT

Planning Review
NOVI MEDICAL BUILDING (AKA MAPLES OF NOVI TENNIS
COURTS)
JSP 21-33
October 14, 2021

cityofnovi.org

PETITIONER
AJSS Property, LLC

REVIEW TYPE
Request for Amendment to a Planned Unit Development (PUD)

PROPERTY CHARACTERISTICS

Section 2

Site Location East of Novi Road, South of Fourteen Mile Road; 22-02-200-043
Site School District Walled Lake Consolidated School District

Current Site Zoning RA: Residential Acreage (with PUD)

North | RA: Residential Acreage (with PUD)

Adjoining Zoning East | RA: Residential Acreage (with PUD)
West | RM-1 with PRO: Low-Density Multiple-Family
South | RA: Residential Acreage (with PUD)
Current Site Use Vacant/Tennis Courts
North | Bank/Commercial
East Recreational, Single-Family Residential
West | Assisted Living
South | Recreational, Maintenance Building

Adjoining Uses

Site Size 0.42 acres
Plan Date September 17, 2021
PROJECT SUMMARY

The subject property, referred to as the former Maples of Novi Tennis Courts, is located east of Novi
Road and south of Fourteen Mile Road in Section 2 of the City of Novi. The property totals
approximately 0.42 acres and only contains former tennis courts than have seen been unused for a
number of years. The applicant is proposing to construct a 2,652 square foot medical office. The
proposed development will not impact any of the open space that is currently used as a golf
course and has been discussed with a number of nearby HOA Presidents. Correspondence
(aftached) was received from the Maples of Novi Maple Pointe HOA indicating that the Maple
Pointe HOA has no concern with the site plan proposed.

The plan for this development indicates that the hours of operation will be from 8am to ?pm and
has thirteen parking spaces, a facade consistent with the nearby bank, landscape plantings, and a
six foot screening fence along the east property line. The development will be accessed from the
adjacent bank property, which has access to Novi Road, and it will continue to serve as an access
drive for the Maples of Novi maintenance building. It will also remain a part of the Maples of Novi
Planned Unit Development.



JSP 21-33 NOVI MEDICAL BUILDING (AKA MAPLES OF NOVI TENNIS COURTS) October 14, 2021
Request for PUD Amendment Page 2 of 7

The applicant is requesting an amendment the Maples of Novi Planned Unit Development (PUD)
Agreement to seek the necessary approvals to allow this change in use. The applicant is asking that
the use of the site be considered consistent with the adjacent shopping center and bank, which
would subject the site to the standards of the B-1 Zoning District (identified as Local Commercial on
the Master Plan).

SITE HISTORY

The Maples of Novi was developed in the early 1990s with the tennis courts proposed for
redevelopment being constructed in the mid-1990s. This use has continued to be in existence since
its conception, but has not been in use for a number of years. The PUD Area Plan, which was
originally approved on July 20, 1989, designates this parcel as part of Zone A, Phase 6 of the
Planned Unit Development.

CONDITIONS OF REQUEST FOR PUD AMENDMENT

Although the City Council removed the Planned Unit Development Section of the Zoning
Ordinance in 1997 (Ordinance 97-18), the ordinance remains in place fo address any proposed
changes to the existing PUDs within the City. Per Article 27, Section 9, “a developer may request an
amendment to an approved area plan [...]." Also, “any amendment to an approved preliminary
or final site plan which results in a major change in the approved area plan, as defined in this
Section, shall require an amendment to the approved area plan.” The procedure and conditions
for requesting an amendment to the PUD is as follows:

e A request for amendment shall be made in writing to the Planning Commission and shall
clearly state the reasons therefor.

The applicant has provided a written request for amendment, but has not provided clearly
stated reasoning. Please provide a clearly stated reasoning in a revised narrative indicating
a number of detailed reasons why this request is being made.

e The Planning Commission, upon finding such reasons and requests reasonable and valid,
shall so notify the applicant in writing.

The applicant shall present this item to the Planning Commission and has provided a
narrative, which is included in this packet.

o The applicant has indicated that they are seeking to amend the PUD Agreement &
Area Plan to allow for a medical office use on this site.

Staff is of the opinion that this request should be considered a major change as it
proposes a change in use and character of the development.

e If the approved plan is to be amended, the Planning Commission shall immediately nofify
City Council.

Following review by the Planning Commission, the amended plan shall go before the City
Council.

MODIFICATIONS CONSIDERED TO BE MAJOR/MINOR

Per Article 27, Section 9, Subheading G, “the Planning Commission shall have the authority to
determine whether a requested change is major or minor, in accordance with this Section.” Listed
below are the conditions that constitute an amendment to be considered major or minor:

e Minor Amendment
o A change in residential floor areq;
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o A change in nonresidential floor area of five (5) percent or less;
o Minor variations in layout which do not constitute major changes; and or
o A change in lot coverage and FAR of the entire PUD of one (1) percent or less
¢ Major Amendment
o Change in concept of the development;
Change in use or character of the development;
Change in type of dwelling unit as identified on the approved area plan;
Change in the number of dwelling units;
Change in nonresidential floor area of over five (5) percent;
Change in lot coverage and FAR of the entire PUD of more than one (1) percent;
Rearrangement of lots, blocks, and building fracts;
Change in character or function of any street;
Reduction in land area set aside for common open space or the relocation of such
area(s); or
o Increase in building height.

O O O 0 O O O O

RELEVANT PUD SECTION(S)

As part of this request, the applicant is requesting that this site be included in Zone A, Phase 6 of the
Planned Unit Development. Zone A is described as follows (Page 132 of 158 of the PUD, Liber 12590,
Page 886, ltem #13): “The development of the non-residential areas will be coordinated with that
of the housing areas and theirimmediate environs. The development will include 60,000 square feet
of convenience commercial, 20,000 square feet of office, health and fitness, adult and child care
functions necessary to service the needs of the community.” The PUD goes on to describe this in
more detail.

Any proposed amendment to the PUD Agreement & Area Plan shall be submitted to the City by the
applicant and reviewed by City staff and City Legal Counsel. This section is provided for reference
purposes only and any necessary language revisions shall be proposed by the applicant and
reviewed by the city accordingly.

RECOMMENDATION

Planning recommends approval of the Request to Amend the Maples of Novi Planned Unit
Development Agreement & Area Plan subject to providing a revised narrative describing the
proposed Request for Amendment and addressing all other review comments prior to Preliminary
Site Plan submittal. as the request mostly conforms to the requirements of the Zoning Ordinance,
and the proposed change in use from tennis courts to a medical office proposes a reasonable
alternative to the existing lot, subject to a number of conditions, and with any deviations noted
below. Staff's reading of the ordinance is that the request would be considered a major
amendment to the PUD given that it would change the use from tennis courts to a medical office as
it would change the character of the development, and the request shall be presented to the
Planning Commission for review and recommendation to the City Council. All reviewers
recommend approval of the Request to Amend the Maples of Novi Planned Unit Development
Agreement & Area Plan subject to providing a revised narrative describing the proposed Request
for Amendment and addressing all other review comments prior to Preliminary Site Plan submittal.

ORDINANCE REQUIREMENTS

This project was reviewed for compliance with the Zoning Ordinance, with respect to Article 3
(Zoning Districts), Article 4 (Use Standards), Article 5 (Site Standards), Article 27 (Planned Unit
Development) (Retracted — only applicable for this site since it is existing) and any other areas of
the ordinance, as noted. The plans show general compliance with ordinance requirements. Please
address the items in bold with the next submittal.

1. Uses Permitted (Sec. 3.1.1 & PUD Agreement): A medical office is currently not a permitted
use in the Maples of Novi PUD Area Plan for this site. A request to amend the PUD Agreement
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& Area Plan has been submitted by the applicant. The Planning Commission shall determine
if the amendment is minor or major and submit a recommendation to City Council if the
request is determined to be major.

2. Site Conditions: The applicant has indicated that the fencing along the eastern portion of
the site will remain as it is not fully located on the subject property. The applicant would
prefer to remove the fencing, but has not received approval from the property owner. In
lieu of removing the fence, the applicant is proposing to install a é foot tall Trex Panel (hybrid
wood) fence along the east property line to provide a buffer for any nearby residents.
However, it is the City staff's preference that the current fence be removed in its entirety and
only one fence exist along this property line. Please resolve this matter prior to Preliminary
Site Plan Submittal.

3. Use Considerations: The applicant has asked that the site be considered a similar use fo
those nearby (Flagstar Bank, Maples Shopping Center). Therefore, this review conducted
uses some elements of the compatible uses within the B-1 Zoning District. However, not
enough detail regarding the use of the site has been provided in the narrative by the
applicant. Please revise the provided narrative and provide additional details as requested.
This shall be a condition of the Planning Commission motion.

4. Yard Setbacks (Sec. 27-2, e, PUD Ordinance): Per Section 27-2(e) of the PUD Ordinance, “a
transition strip at least 40 ft wide shall be required on any commercial or office site when
adjacent to a residential area [...] shall be landscaped. The distance between any
residential building and nonresidential building shall not be less than 150 ft unless waived by
the City Council after recommendation by the Planning Commission.” Currently, a transition
strip has not been provided. The applicant has indicated that they would like to seek a
waiver from this requirement. This yard requirement may also be modified by the City
Council upon recommendation from the Planning Commission as part of the Amendment to
the PUD Agreement & Area Plan. Staff supports this request as the site is only 0.42 acres.

5. Amendment & Revisions (Sec. 27-9, a, PUD Ordinance): A request to amend the PUD
Agreement & Area Plan has been provided by the applicant. However, the applicant
should provide more detail indicating that they will be requesting consideration of the
request under business district standards and not residential standards in a revised narrative
provided to the city.

6. Planning Commission Role (Sec. 27-9, d-g, PUD Ordinance): This project will be determined a
major or minor amendment by the Planning Commission. Staff is of the opinion that the
request would be considered a major amendment to the PUD given that it would change
the character of the development.

7. Loading Spaces (Sec. 5.4.2): This project requires a 540 square foot loading zone. Currently,
the applicant is not providing a loading zone. The applicant has indicated that they intend
on seeking a variance before the Zoning Board of Appeals for the absence of a loading
area. Staff supports this request as the site is only 0.42 acres and is proposed to be used by a
medical tenant.

8. Sidewalks (Sec. 11-256): A 5 foot sidewalk is required throughout the site. Please widen the 4
foot sidewalk connecting to the building exit fo a minimum of 5 feet.

9. Bicycle Parking Facilities (Sec. 5.16): A 6 foot clear path to the bicycle parking is required.
Currently, only a 5 foot wide path is provided. Please widen the sidewalk leading to the
bicycle parking to a minimum of 4 feet.
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10.

Economic Impact: Please provide the total estimated cost of the proposed building and site
improvements, umber of anticipated jobs (temporary construction jobs and permanent jobs,
if known).

. Lighting Plan (Sec. 5.7.A.ii): Please update the photometric plan to match the site plan in the

next submittal.

. Shared Access Easement: A shared access easement has not been indicated on the site

plan. Please indicate if there is a shared access easement. If there is a shared access
easement, please indicate the easement on the site plan and provide the Liber and Page
Number.

. Project & Street Naming Commiittee: This project is required to go before the Project & Street

Naming Committee for a Project Name. Please submit the following application and reach
out o Madeleine Daniels at mdaniels@cityofnovi.org or 248-347-0579 if you have any
questions regarding this item.

. Planning Chart: Please refer to the aftached Planning Chart for additional comments fo

address in this submittal.

OTHER REVIEWS

a.

Engineering Review: Engineering is recommending approval of the Request to Amend the
Maples of Novi PUD Agreement and Area Plan with comments to be addressed on the next
submittal.

Landscape Review: Landscape is recommending approval of the Request to Amend the
Maples of Novi PUD Agreement and Area Plan with comments to be addressed on the next
submittal.

Traffic Review: Traffic is recommending approval of the Request to Amend the Maples of
Novi PUD Agreement and Area Plan with comments to be addressed on the next submittal.
Facade Review: Facade is recommending approval of the Request to Amend the Maples of
Novi PUD Agreement and Area Plan. The proposed facade is in full compliance with the
ordinance requirements.

Fire Review: Fire is recommending approval of the Request fo Amend the Maples of Novi PUD
Agreement and Area Plan with comments to be addressed on the next submittal.

LAND USE AND ZONING: FOR SUBJECT PROPERTY AND ADJACENT PROPERTIES

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

EXISTING ZONING
T : . F

Master Plan Land

Existing Zoning Existing Land Use Use Designation

Subject Property | RA: Residential Acreage (with PUD) Tennis Courts Local Commercial
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Northern Parcels | RA: Residential Acreage (with PUD) Commercial Local Commercial
Single Family
Recreational/Single- Residential with

Eastern Parcels RA: Residential Acreage (with PUD) Farnily Residential Planned Unit

Development (PUD)

RM-1 with PRO: Low-Density Multiple-

Western Parcels | Family with Planned Rezoning Multiple-Family Multiple Family &
Overlay; R-4: Single-Family Residential, Educational | Educational Facility
Residential
Single Family
. . . . Recreational/Single- Residential with
Southern Parcels | RA: Residential Acreage (with PUD) Farnily Residential Planned Unit

Development (PUD)

Compadtibility with Surrounding Land Use

The subject property is located along the east of Novi Road and south of Fourteen Mile Road. This
property is surrounded by commercial, recreational, and single-family residential uses. Currently, the
site is not in use, though a tennis court is still located on the site. The current use of the site was
approved with the original PUD Agreement and Area Plan. The majority of the surrounding
properties have been developed. The applicant has proposed redeveloping this site as a medical
office. Staff is of the opinion that the proposed use would be consistent with the surrounding existing
uses.

2016 MASTER PLAN FOR LAND USE: GOALS AND OBJECTIVES

The proposed use is recommended by the 2016 Master Plan for Land Use. The following objectives
as listed in the Master Plan are applicable for the proposed development.

1. General Goal: Economic Development/Community Identity

a. Retain and support the growth of existing businesses and attract new businesses to
the City of Novi. The applicant will provide Economic Impact Information prior to the
Planning Commission Meeting.

b. Compatible Development. Ensure compatible development between residential
and non-residential developments. The applicant is proposing a use that is
compatible with the surrounding area and it will be well-screened from the
residential areq.

NEXT STEP: PLANNING COMMISSION MEETING

This Request for Amendment to a PUD will be tentatively scheduled to go before the Planning
Commission on November 17, 2021, as a Public Hearing. Please indicate by October 19, 2021, if you
would like to proceed with the Public Hearing. Please provide the following via email by November
10, 2021:

Site Plan submittal in PDF format (maximum of 10MB). NO CHANGES MADE.

A response letter addressing ALL the comments from ALL the review letters.

A color rendering of the Site Plan (to be used for Planning Commission presentation).

A revised narratfive describing the request for amendment in more detail.

A list of names, emails, phone numbers, and fitles for those planning on attending the
Planning Commission Meeting on behalf of the project.

oo -

CITY COUNCIL MEETING

If the Request for Amendment to the PUD is recommended for approval by the Planning
Commission and considered a major amendment, the following materials shall be submitted to the
City Council for review and approval:
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1. Aresponse letter addressing any comments from the Planning Commission Public Hearing.
2. A list of names, emails, phone numbers, and fitles for those planning on attending the City
Council Meeting on behalf of the project.

Please note that additional documentation and materials will be requested if necessary.

SITE PLAN PROCESS

If the Request for Amendment to the PUD is approved by the Planning Commission and City
Council (only if considered a major amendment), the project may be reviewed as part of the
typical site plan review process. Please refer to the Site Plan & Development Manual for additional
information. If the applicant has any questions concerning the above review or the process in
general, do not hesitate to contact me at 248.735.5607 or ccarroll@cityofnovi.org.

it Gt/

Christian Carroll, Planner
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PLANNING REVIEW CHART: PUD (Planned Unit Development) w/ RA

(Residential Acreage)
Review Date:

Review Type:
Project Name:

October 14, 2021

Request for PUD Amendment
JSP 21-33 Novi Medical Building (Maples of Novi Tennis Courts)

31074 Novi Road; 22-02-200-043

Plan Date:
Prepared by:

September 17, 2021
Christian Carroll, Planner

E-mail: ccarroll@cityofnovi.org Phone: (248) 735-5607

Items in Bold need to be addressed by the applicant with next submittal. Italicized items are to

be noted.
Meets
ltem Required Code Proposed Code | Comments
Zoning and Use Requirements
Master Plan Local Commercial No change Yes
: Residential Acreage with
Zoning Planned Unit Deveglopmem No change ves
Planning Commission
. . . . and City Council
Uses Permitted Uses permitted listed in Medical office approval needed for
(Sec 3.1.1, PUD Section 3.1.10 and listed in . . TBD . .
Agreement) PUD Agreement. (Professional Services) minor/major
amendment to PUD
Agreement
B-1 District Development Standards (Sec. 3.1.10)
Max. Building Height . .
(sec.3.1.10D, pUD | 2> TTortstorywhicheveris | 3.7 Yes
Ordinance 27-2, g)
I(Vs\gélg'i] ﬁgT/De)rage % See Section 3.6.2.D E?ié‘;i/] 8,303 sf = Yes
Min. Building Setbacks (Sec. 3.1.10, Sec. 3.6.2, PUD Ordinance) — B-1 Zoning District Standards
Front (West) 50 ft (PUD) 68 ft Yes
Interior Side (North) 15 ft 56 ft Yes
Interior Side (South) 15 ft 15 ft Yes
Rear (East) 20 ft 20.7 ft Yes
Min. Parking Setbacks (Sec. 3.1.10) — B-1 Zoning District Standards
Front (West) 20 ft 44 ft Yes
Interior Side (North) 10 ft 10 ft Yes
Interior Side (South) 10 ft 10 ft Yes
Rear (East) 10 ft ~25 ft Yes
Required Conditions in the B-1, B-2, and B-3 Zoning District (Sec. 3.10)
All business establishments
shall be retail or service
Business Service (Sec. e;ToinshmenTs dealing .
directly with customers. All Complies Yes
3.10.1.A)
goods produced on the
premises shall be sold aft retail
on premises.
All business, servicing or
processing, except for off-
Loading Area (Sec. street parking, loading/ Complies Yes

3.10.1.B)

unloading shall be
conducted within completely

enclosed buildings.
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PUD Regulations (formerly Article 27) (Aftached) — Only applicable sections noted

District Regulations
(Sec. 27-2, a)

All uses, structures, and
properties shall comply with
all regulations in Article 24
(former), Schedule of
Regulations, and
requirements of Ordinance
No. 84-18, as amended,
except as provided in this
Section.

Complies

Yes

Minimum PUD Area
(Sec. 27-2, b)

The minimum PUD area to be
developed under the
regulations of this Section shall
be 20 acres, unless waived by
the City Council

Complies

Yes

Mixing of Uses (Sec.

27-2, C)

See ordinance

Complies

Yes

Density Regulations
(Sec. 27-2, d)

See ordinance

Complies

Yes

Yard Setbacks (Sec.

27-2, e)

- 50 ft setback along
perimeter of the PUD district
fronting on a public street

- 40 ft wide yard shall be
provided along the perimeter
of the PUD district not fronting
on a public street. Such yard
shall be designed and
landscaped as a buffer strip;
parking lots and driveways
shall not be permitted in such
yard, except that drives may
cross such yard

- 35 ft wide yard shall be
provided along ROW of a
collector street within the PUD
& 50 ft wide yard shall be
provided along ROW of major
throughfare within the PUD

- Alandscaped yard af least
10 ft wide shall be provided
between a parking lot of 5 or
more spaces and a property
line within the PUD & 20 ft
from the perimeter property
line of the PUD, except when
adjacent to a public street
ROW line, existing or
proposed, in which case the
preceding setbacks shall
apply.

- A fransition strip at least 40 ft
wide shall be required on any
commercial or office site

Complies

No change

NA

Complies, see
Landscape Review

No transition strip,
distance is 175 feet

Yes

Yes

Yes

Yes

No

Applicant will seek
variance/waiver.
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when adjacent fo a
residential area [...] shall be
landscaped. The distance
between any residential
building and nonresidential
building shall not be less than
150 ft unless waived by the
City Council after
recommendation by the

Planning Commission. Complies Yes Yard requirements
- The preceding yard may be modified by
requirements [...] may be City Council upon
modified or waived when recommendation
approved by the City Council from Planning
upon recommendation of the Commission.
Planning Commission.
- Common areas shall be No common areas Yes
maintained

Distances between See ordinance Complies Yes

Buildings (Sec. 27-2, f)
Maximum height of buildings

N . in the PUD district shall be 35
g;’"zd'g? Height (Sec. feet or 3 stories or as ~24 ft Yes
! regulated by the FAR,

whichever is lower

:gf::;h(gggn;-z, ) See ordinance Complies Yes

Utilities (Sec. 27-2, i) See ordinance Complies Yes

Open Space

Regulations (Sec. 27- | See ordinance Complies Yes

2,])

Phasing (Sec. 27-2, k) [ See ordinance Complies Yes
[...] The number of spaces

Ofi-Street Parking required may be reduced in a

and PUD if approved by the City

Loading/Unloading Council upon Complies Yes

Requirements (Sec. recommendation of the

27-2,1) Planning Commission, as part
of the area plan.
A parcel of land that has
been subject of PUD approval
shall not thereafter be

Compliance with developed or used exceptin Will comply, if

Area Plan and Site accordance with the g ’ TBD

Plans (Sec. 27-2, m) approved area plan and all approve
preliminary and final site plans
approved subsequent thereto
[...]

gonr;struchon (86€. 27 | see ordinance Will comply Yes

Amendment and A developer may request an Amendment request The applicant should

Revisions (Sec. 27-9, amendment fo an approved Yes state that they will be

a)

area plan, an approved

has been provided

requesting
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preliminary site plan, or an
approved final site plan. Any
amendment to an approved
preliminary or final site plan
which results in a major
change in the approved area
plan, as defined in this
section, shall require an
amendment to the approved
area plan. All amendments
shall follow the procedures
and conditions herein
required for original submittal
and review, in full.

consideration under
business district
standards and not
residential standards
in a revised narrative.

Request for
Amendment (Sec. 27-
9. b)

A request for amendment
shall be made in writing to the
Planning Commission and
shall clearly state the reasons
therefor. Such reasons may
be based upon such
considerations as changing
social or economic
conditions, potential
improvements in layout of
design features, unforeseen
difficulties, or reasons mutually
affecting the interests of the
City and developer, such as
technical causes, site
conditions, state or Federal
projects or installations, and
statutory revisions. The
Planning Commission, upon
finding such reasons and
requests reasonable and
valid, shall so noftify the
applicant in writing. Following
payment of the appropriate
fee as required for the original
submittal, the developer shall
submit the required
information to the Planning
Commission for review. If the
approved planis to be
amended, the Planning
Commission shall immediately
notify the City Council.

Provided

Yes

Major Amendment
Conditions (Sec. 27-9,
c)

Modifications to be
considered major changes,
for which amendment is
required, shall include one or
more of the following:

This project will be
determined a major
or minor amendment
by the Planning
Commission.
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1. Change in concept of the
development;

2. Change in use or
character of the
development;

3. Change in type of
dwelling unit as identified
on the approved area
plan;

4. Change in the number of
dwelling units;

5. Change in nonresidential
floor area of over 5%;

6. Change in lot coverage
and FAR of the entire PUD
of more than 1%;

7. Rearrangement of lofs,
blocks, and building
tracts;

8. Change in the character
or function of any streef;

9. Reductioninland area set
aside for common open
space or the relocation of
such area(s); or

10. Increase in building
height.

Minor Amendment
Conditions (Sec. 27-9,
e)

Modifications to be
considered minor changes,
for which approved plans
may be revised rather than
amended, shall include,
among similar modifications,
the following:

1. A change in residential
floor areq;

2. Achangein
nonresidential floor area
of 5% or less;

3. Minor variations in layout
which do not constitute
major changes; and/or

4. A change in lot coverage
and FAR of the entire PUD
of 1% or less.

This project will be
determined a major
or minor amendment
by the Planning
Commission.

Planning Commission
Role (Sec. 27-9, d, g)

[...] The Planning Commission
shall have the authority to
determine whether a
requested change is major or
minor, in accordance with this
section. The burden shall be
on the applicant to show the
reasons for any requested

This project will be
determined a major
or minor amendment
by the Planning
Commission.

TBD

Staff is of the opinion
that the request
would be considered
a major amendment
to the PUD given that
it would change the
character of the
development.
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change owing to changed
physical or economic factors,
or consumer demand.

This project will be
determined a major or minor
amendment by the Planning
Commission.

Note to District Standards (Sec. 3.6.2) — Based on B-1 Zoning District

Exterior Side Yard

All exterior side yards abutting

Abutting a Street a street shall be provided with NA
(Sec 3.6.2.C) a setback equal to front yard.
Lot Coverage (Sec. Except where otherwise
3.6.2.D) provided in this Ordinance,
the minimum lot area and
width, and the maximum
percent of lot coverage shall
be determined on the basis of | Complies Yes
off-street parking, loading,
greenbelt screening, yard
setback or usable open
space requirements as set
forth in this Ordinance.
Off-street parking shall be
permitted in the front yard,
except that said parking shall
Ofi-Street Parking in observe the minimum off-
Front Yard (Sec street parking setback Complies Yes
3.6.2.E) requirements in the
Development Standards of
Sec. 3.1 and Sec. 5.5.3 of this
ordinance.
Residential Setback Wherever property directly
(Sec. 3.6.2.L) abuts or is adjacent to
residentially zoned property, 20 ft Yes
the minimum yard setback
shall be twenty (20) feet.
A setback of 25t from
Wetland/Watercourse | wetlands and from high No wetlands NA
Setback (Sec 3.6.2.M) | watermark course shall be
maintained
Parking setback Required parking setback
screening area shall be landscaped per | Provided Yes \;eeiié(avngsrcgfnimenfs
(Sec 3.6.2.P) Sec. 5.5.3.
e e The Planning Commission may
Mod!ﬂcahon of modify parking setback Parking setbacks
parking setback . ; to the NA
requirements (Sec reqU|r.e'men"rs bqsed on conform 1o The
3.62.Q) conditions listed in Sec. minimum required
3.6.2.Q
Parking & Loading Standards
Number of Parking Medical office: 1 space for
Spaces (Sec. 5.2.12.B) | each 167 sf of Gross Leasable | 14 spaces provided Yes

Area (GLA)
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2,249 st/167 = 13 spaces

Parking Space &
Maneuvering Lane

90° spaces: 9 ft. x 19 ft.
parking spaces with 24 ft.

drives

9 ft x 17 ft with 2’
overhang (4" curb)

X X 9 ft. x 17 ft. parking spaces and 9 ft x 19 ft spaces | Yes
Dimensions (Sec. 5.3) | glong 7 ft. interior sidewalks, (6" curb) with 24'
provided a 4 in. curb at these | gccess gisles.
locations & along
landscaping
Barrier Free Spaces
(ADA standard) 1 van accessible space Complies Yes
End Islands - End Islands with
(Sec. 5.3.12) landscaping and raised
curbs are required at the
end of all parking bays that
abut fraffic circulation aisles.
- The end islands shall Complies Yes
generally be at least 8 ft.
wide, have an outside
radius of 15 ft., and be
constructed 3 ft. shorter
than the adjacent parking
stall
8 ft. wide with 5 ft. wide
Barrier Free Space access aisle for standard
Dimensions (Barrier accessible; 8 ft wide with 8 ft Yes
Free Code) 8 ft. wide with 8 ft. wide wide access aisle
access aisle for van
accessible
Barrier Free Signs
grcénrgf\irg(ﬁo?wiiﬁn 1 barrier free sign per space Provided Yes
. 10 square feet per 1 foot of ApPlICan will seek a
Loading Spaces (Sec. building frontaae. 54 ft x 10sf | Not provided No variance from the
5.4.2) _Ul N9 ge. . P Zoning Board of
= 540 square feet required
Appeals.
Sidewalks (City Code | 5 ft sidewalk required along
Sec. 11-256 & 11-276 | NoviRd E>|<isﬁﬂgl\lsid.e};vollzj 5 foot sidewalk
; i v , .
& Non-Motorized Building exits must be UG oxifs No | required fo connect
Plan) : 9 to building exits.
connected to sidewalk connected 9
system or parking lot
Dumpster Screening of not less than 5 ft. l-out d ;
Requirements on 3 sides of dumpster Roll-out dumpster
enclosure proposed, | Yes

(City Code Sec. 21-
145)

required, interior bumpers or
posts must also be shown

detail provided
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Screening should be 1 foot
taller than dumpster

Accessory Structure
Setback- Dumpster
(Sec. 4.19.2.F)

Located in the rear or interior
side yard

Min. 10 ft. from any building
unless structurally attached &
setback the same as parking
from all property lines

10 feet, located in
rear yard (may be
located in interior
side yard)

Yes

Bicycle Parking
Facilities (Sec. 5.16.1)

Minimum 2 spaces

2 spaces provided

Yes

Bicycle Parking
Facilities (Sec. 5.16)

Located along the building
approach line & easily
accessible from the building
enfrance

Max. 120 ft. from entrance
being served or the nearest
auto parking space fo that
entrance

Be accessible via a paved 6
ft. route & separated from
auto facilities

4 ft. maneuvering lane with a
6 ft. parking space width & a
depth of 2 ft. for single spaces
& 2.5 ft. for double spaces

Does not comply

6 foot clear path to
bicycle parking
required. Please

No widen the sidewalk
from 5 feet to 4 feet to
meet this
requirement.

Woodlands
(City Code Ch. 37)

Replacement of removed
frees

No regulated woodlands appear to be impacted by
this proposed project.

Wetlands
(City Code Ch. 12,
Art. V)

Mitigation of removed
wetlands af ratio of 1.5:1
emergent wetland, 2:1 for
forested wetlands

No regulated wetlands appear to be impacted by
this proposed project.

Economic Impact

Total cost of the proposed
building & site improvements

Number of anticipated jobs
created (during construction
& after building is occupied, if
known)

Not provided

Provide Economic
Impact Information
with the next
submittal.

No

Development/
Business Sign

Signs are not regulated by the
Planning Division or Planning
Commission

Not indicated

Contact Maureen Underhill at
248.735.5602 or
munderhill@cityofnovi.org for
information

Project and Street

Some projects may need

Required

No | Contact Madeleine
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Naming Committee

approval from the Street &
Project Naming Committee

Daniels at
248.347.0579 or
mdaniels@cityofnovi.
org for more
information

Non-Residential Fences

(Sec. 5.11)

Fence Location (Sec.
5.11.2.A)

No fence shall extend into the
front of exterior side yard.

Fence located in the
rear yard.

Yes

Fence Height (Sec.
5.11.2.B)

No fence shall exceed 8 feet
in height, except barbed wire
placed along the top of a
fence may project beyond
the maximum height limitation
of the fence, but no fence,
including barbed wire, shall
exceed an overall height of
11 feef.

Fence is 6 feet tall

Yes

Security Fencing
(Sec. 5.11.2.C)

No fence shall carry electrical
current or charge of
electricity.

Fence does not have
electrical current.

Yes

Landscape Standards
(Sec. 5.11.2.D)

Nothing in this section shall be
interpreted to supersede the
applicable requirements of
Section 5.5.

Complies

Yes

Prohibited Materials
(Sec. 5.11.3.A)

No fence shall be composed
of scrap material, fires,
canvas, cardboard, asphalt
style shingles, chicken wire or
similar fine wire mesh,
corrugated metal or sheet
metal. Fine wire fencing may
be attached to the interior of,
or made a part of any
wooden, stone, brick,
wrought -iron, or other such
non-wire type fencing, where
the other type fencing would
not provide an adequate
barrier to contain pefts or
animals. When so applied, the
wire shall be vinyl coated or
painted in a standard dark
brown, dark green or black
color. When used under these
conditions, it shall not be
considered a wire fence.

Complies — Trex
Panels (composite
wood)

Yes

Maintenance (Sec.
5.11.3.B)

All fences shall be maintained
in good condition, free of
significant corrosion, peeling
paint or finish and other
damage. All fences shall be
maintained in a condition of
reasonable repair and not be

Shall be maintained

Yes

It is the City’s
preference that the
current fence be
removed in its
entirety and only one
fence exist along this
property line. Please
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allowed to become or remain
in a condition of disrepair
including noticeable leaning
or missing sections or portfions
of sections, broken supports,
nonuniform height, and
growing of noxious
vegetation. All fences shall
comply with applicable
provisions of the current City
of Novi Property Maintenance
Code.

resolve this matter
prior to Preliminary
Site Plan Review.

Uniformity (Sec.
5.11.3.C)

All fences shall be of uniform
material(s), finish, and color
along a property line of any
parcel totaling less than one-
hundred fifty (150) feetin
length. Where a fence has a
finished and an unfinished
side, the finished or more
decorative side shall face
outward toward the adjoining
property or street. Except for
those materials identified as
permitted, materials attached
to the inward facing side of a
fence shall not be visible from
any adjoining property or
street.

Uniform materials
provided

Yes

Lighting and Photometric Plan (Sec. 5.7)

Intent (Sec. 5.7.1)

Establish appropriate
minimum levels, prevent
unnecessary glare, reduce
spillover onto adjacent
properties & reduce
unnecessary transmission of
light info the night sky

A lighting and
photometric plan is
provided

Yes

Lighting Plan
(Sec. 5.7.A.i)

Site plan showing location of
all existing & proposed
buildings, landscaping,
streefts, drives, parking areas &
exterior lighting fixtures

Provided

Yes

Update photometric
plan to match the site
plan in the Final Site
Plan submittal.

Building Lighting
(Sec. 5.7.2.A.lii)

Relevant building elevation
drawings showing all fixtures,
the portions of the walls to be
iluminated, iluminance levels
of walls and the aiming points
of any remote fixtures.

Provided

Yes

Lighting Plan
(Sec.5.7.A.2.ii)

Specifications for all proposed
& existing lighting fixtures

Provided

Yes

Photometric data

Provided

Yes

Fixture height

Provided

Yes
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Mounting & design Provided Yes
Glare control devices .
(Also see Sec. 5.7.3.D) Provided ves
Type & color rendition of Provided Yes
lamps
Hours of operation 9am-9pm Yes
Photometric plan illustrating
all light sources that impact .
the subject site, including spill- | Provided —pole on Yes
over information from adjacent property
neighboring properties
Height not to exceed
Required Conditions maximum height of zoning Provided — maximum
district (or 25 ft. where Yes
(Sec. 5.7.3.A) . . . of 12 feet
adjacent to residential
districts or uses)
- Electrical service to light
fixtures shall be placed
underground
- Flashing light shall not be
Required Conditions permitted S’ronglord notes
S provided on the Yes
(Sec. 5.7.3.B) - Only necessary lighting for olans
security purposes & limited
operations shall be
permitted after a site’s hours
of operation
Security Lighting - All fixtures shall be located,
(Sec. 5.7.3.H) shielded and aimed at the
areas to be secured.
Lighting for security - Fixtures mounted on the Mounting detail Yes
purposes shall be building and designed to provided
directed only onto iluminate the facade are
the area to be preferred
secured.
Average light level of the
Required Conditions surface being lit fo the lowest 3 Yes
(Sec.5.7.3.E) light of the surface being lit ’
shall not exceed 4:1
Use of true color rendering
Required Conditions lamps such as metal halide is Complies Yes
(Sec. 5.7.3.F) preferred over high & low
pressure sodium lamps
Parking areas: 0.2 min 0.4 fc Yes
Loading & unloading areas: NA NA
0.4 min
Min. lllumination (Sec. | Walkways: 0.2 min 1.7 fc Yes
5.7.3.k) Building entrances, frequent 4.9 fc Yes
use: 1.0 min
Building entrances, infrequent | 2.1 fc Yes

use: 0.2 min
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When site abuts a non-

Max. lllumination . . . .
residential district, maximum

adjacent to Non-

Residential illumination at the property 0.5 fc maximum Yes
(Sec. 5.7.3.K) line shall not exceed 1 foot
N candle

When adjacent to
residential districts:

- All cut off angles of fixtures
must be 90°

- maximum illumination atf the . o

. 0.5 fc maximum, 90

property line shall not cut off angles Yes
exceed 0.5 foot candle

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

Cut off Angles (Sec.
5.7.3.1)

NOTES:

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

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

3. Please include a written response to any points requiring clarification or for any corresponding site plan
modifications to the City of Novi Planning Department with future submittals.
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Engineering Review
Novi Medical Building

: : JSP21-0033
cityofnovi.org
Applicant
AJSS Property LLC
Review Type
Preliminary Site Plan
Property Characteristics
= Site Location: East side of Novi Road, between Thirteen and Fourteen Mile
Roads
= Site Size: 0.42 acre
=  Plan Date: 08/31/2021
= Design Engineer: GK Consultants Inc.

Project Summary
» Construction of an approximately 2,652 square-foot medical office building and
associated parking. Site access would be provided via Novi Road.

»  Water service would be provided by extension of an existing 1-inch domestic lead
stub from the bank parking lot to the north of the site. At this time, no additional
hydrants or fire suppression would be required.

= Sanitary sewer service would be provided by extension of an existing é-inch lead
stub from the 10-inch sanitary sewer main on the adjacent golf course property to
the east of the site.

= Storm water would be collected by a single storm sewer collection system and
discharged to an underground detention system, with final discharge to the Novi
Road right-of-way storm system.

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
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Manual with the following exceptions, which can be addressed at Final Site Plan
submittal:

General

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

2. A temporary construction agreement/easement, granted to the developer by
the golf course property, will be required to remove the off-site portion of the
tennis courts and restoration.

3. The Non-Domestic User Survey form for sanitary sewer flow shall be submitted
to the City so it can be forwarded to Oakland County. The form was
included in the original site plan package.

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

5. Show the existing ingress/egress easement, with liber and page, on all
relevant sheefs.
6. Provide a traffic control sign table listing the quantities of each permanent

sign type proposed for the development. Provide a note along with the
table stating all traffic signage will comply with the current MMUTCD
standards.

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

8. Provide a construction materials table on the Utility Plan listing the quantity
and material type for each utility (water, sanitary and storm) being proposed.
9. Provide a utility crossing table indicating that at least 18-inch vertical

clearance will be provided, or that additional bedding measures will be
ufiized at points of conflict where adequate clearance cannot be
maintained.

10. Where the minimum 18-inch clearance at utility crossings cannot be
achieved, provide a prominent note stating the substandard clearance and
that proper bedding/encasement will be determined by the inspecting
engineer.

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

Water Lead

12. Water service would be provided by extension of the existing 1-inch domestic
lead stub from the bank parking lot to the north of the site. A private utility
easement, granted by the bank property to the developer, will be required to
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install, use, and maintain the extended domestic lead. The existing ingress-
egress easement (L.19445, P.893) does not grant permission for utilities
installed by the grantee.

Sanitary Lead

13.

14.

15.

16.

17.

Sanitary sewer service would be provided by extension of an existing é-inch
lead stub from the 10-inch sanitary sewer main on the adjacent golf course
property to the east of the site. A private utility easement, granted by the golf
course property to the developer, will be required to install, use, and maintain
the extended sanitary lead.

Show the approximate limits on the plan of the existing sanitary lead —
capped at approximately 25 feet upstream of the existing main - based on
OCWRC's August investigation.

Provide a sanitary sewer monitoring manhole, unique to this site, within a
dedicated access easement. Provide a 20-foot wide access easement to
the monitoring manhole from the public road right-of-way (or from the
existing easement for the 10-inch sewer on the golf course).

Provide a sanitary sewer basis of design for the development on the utility
plan sheet.

Note on the construction materials table that é-inch sanitary leads shall be a
minimum SDR 23.5.

Storm Sewer

18.

19.
20.

21.
22.

23.

Provide a 0.1-foot drop in the downstream invert of all storm structures where
a change in direction of 30 degrees or greater occurs.

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

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

lllustrate all pipes intersecting storm structures on the storm profiles.

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

Consider Nyloplast or other plastic yard drains in lieu of the 2-foot diameter
concrete structures proposed for the roof drains.

Storm Water Management Plan

24.

25.

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

The proposed 4-foot diameter manhole between the outlet control structure
and existing catch basin appears it will conflict with the existing sanitary force
main. Consider locating this structure in the curb line (as a catch basin)
instead, to space it from the force main.
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26. Provide calculations verifying the post-development runoff rate directed to

27.

28.

29.

30.

31.

32.

33.

34.

35.

36.

37.

the proposed receiving drainage course does not exceed the pre-
development runoff rate for the site.

As part of the Storm Drainage Facility Maintenance Easement Agreement,
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.

Provide manufacturer’s sizing calculations for the pretreatment structure on
the plans. The freated 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 three design storm events (first flush,
bank full, 100-year).

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.

Provide a soil boring in the vicinity of the proposed underground detention
system to determine bearing capacity and the high water elevation of the
groundwater table.

Provide critical elevations (low water, first flush, bank full, 100-year, and
pavement elevation) for the detention system. Also, provide a cross-section
for the underground detention system. Ensure that there is at least 1 foot of
freeboard between the 100-year elevation and the subgrade elevation
beneath the pavement.

The porosity of the stone fill is allowed up to 34%; consider increasing the
stone storage volume in calculations from the 20% currently shown.

The underground storage system shall include either:

a. 4-foot diameter manholes at one end of each header and footer for
mainfenance access purposes.

b. The accessrisers depicted in the Contech details.

Either way, show the locations of all manholes or access risers in plan view.

Other than in rows containing access risers or manholes, provide inspection
ports throughout the underground detention system at the midpoint of all
storage rows. Also, include an additional inspection port in the center of the
header and footer.

Show the overland routing that would occur in the event the underground
system cannot accept flow. This route shall be directed to a recognized
drainage course or drainage system.

Provide an underdrain along the downstream side of the underground
detention system which is fied into a manhole as a means of secondary storm
water conveyance to the outlet.

Paving & Grading

38.

Provide a construction materials table on the Paving Plan listing the quantity
and material type for each pavement cross-section being proposed.
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39. Provide spot elevations at the intersection of the proposed sidewalk with the

existing sidewalk on Novi Road.

40. 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.

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

42. Verify 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.

43. Provide additional spot grades at corners of sidewalks to demonstrate 2%
maximum cross slope.

44, Provide additional top of curb/walk and pavement/gutter grades.

45. Revise the top of curb grades to reflect the 4-inch high curb for the north
parking bank.

46. Label the boulder retaining walls flanking the sidewalk connection on the
grading plan.

Flood Plain
47. The 100-year flood plain does not appear to traverse the property.

Soil Erosion and Sediment Control

48.

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

Off-Site Easements

49.

50.

51.

The off-site utility easements anticipated must be executed prior to final
approval of the plans. Drafts of the easements and a recent title search shall
be submitted to the Community Development Department as soon as
possible for review, and shall be approved by the Engineering Division and
the City Attorney prior to executing the easements.

Approval from the neighboring property owner for the removal of the off-site
portion of the tennis courts and restoration shall be forwarded fto the
Engineering Division prior to Stamping Set approval.

For both neighboring parcels granting easements, submit up-to-date Title
Policies (dated within 90 days) 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 ftitle policy (including
mortgage holders) either sign the easement documents themselves or
provide a Subordination Agreement. Please be aware that the ftitle policy
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may indicate that additional documentation is necessary to complete the
acceptance process.

The following must be submitted with the Final Site Plan:

52. A letter from either the applicant or the applicant’s engineer must be
submitted with the 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.

53. 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), grading, and the
underground detention system (including control structure and pre-treatment
structure).

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.)

54. 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.

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

56. Executed copies of approved off-site utility easements must be submitted.

57. An executed copy of the off-site temporary construction agreement must be
submitted.

58. Title policies for both neighboring parcels granting easements must be
submitted.

The following must be addressed prior to construction:
59. A pre-construction meeting shall be required prior to any site work being
started. Please contact Sarah Marchioni in the Community Development
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60.

61.

62.

63.

64.

65.

66.

67.

68.

Department to setup a meeting (248-347-0430). Be advised that scheduling
the pre-construction meeting can take 2-4 weeks.

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 ufilities. Contact Ted Meadows at 248-
844-5400 for more information.

Construction inspection fees in an amount to be determined must be paid to
the Community Development Department.

Legal escrow fees in an amount to be determined 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 in an amount to be determined
(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 in an amount to be determined ($400 per
traffic  control sign proposed) must be posted at the Community
Development Department. Signs must be installed in accordance with
MMUTCD standards.

A Soil Erosion Conftrol Permit must be obtained from 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 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.

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

Occupancy (TCO) approval for the development:
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69. The amount of the incomplete site work performance guarantee for any

70.

71.

72.

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 Xll, 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
provide a Subordination Agreement. Please be aware that the ftitle policy
may indicate that additional documentation is necessary to complete the
acceptance process.

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

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

issued.

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

N R W e

Victor Boron
Project Engineer

CccC:

Christian Carroll, Community Development
Ben Croy, PE; Engineering

Humna Anjum, Engineering

Kate Purpura, Engineering
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Novi Medical Building

PUD Amendment Review - Landscaping

cityofnovi.org

Review Type Job #

PUD Amendment - Landscape Review JSP21-0033
Property Characteristics

e Site Location: 31074 Novi Road

e Site Acreage: 0.42 ac.

e Site Zoning: RA with PUD

e Adjacent Zoning: North, East, South: RA; West: RM-1

e Plan Date: 8/31/2021

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. ltems in bold below must be addressed and incorporated as
part of the revised Preliminary Site Plan submittal. Underlined items must be addressed on Final
Site Plans. Please follow guidelines of the Zoning Ordinance and Landscape Design Guidelines.
This review is a summary and is not infended to substitute for any Ordinance.

Recommendation

This project is recommended for approval for Preliminary Site Plan if the waivers are granted by
the Planning Commission. The other revisions noted below can be addressed on the electronic
stamping set.

LANDSCAPE WAIVERS REQUIRED FOR PROPOSED LAYOUT:

e Berm s not large enough to comply with RA requirements. Supported by staff.

e No street trees are provided. Supported by staff as the right-of-way's utilities don’t provide
room for the trees.

e Lack of berm or wall between commercial use and residentially zoned property. Supported
by staff as a 6 foot high fence is proposed along the property line.

¢ Lack of foundation landscaping on two sides of the building visible from Novi Road. Noft
supported by staff.

PUD WAIVER/AMENDMENT
e Lack of the required 40 foot buffer between the site and the adjacent residential area.
Supported by staff.

Please work to reduce or eliminate the need for the unsupported waiver requests.

Ordinance Considerations

Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #17 and LDM 2.3 (2))
Provided
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Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii)

1. The project is adjacent to residentially-zoned property but no new screening vegetation
or berms are proposed.

2. A é6foot fence is proposed along the property line in lieu of the berm on the site plan but
not the landscape plan. Please show the fence on the landscape plan too.

3. Alandscape waiver is required to not provide the required screening. It is supported by
staff as long as the fence is opaque.

4. In addition, the PUD requires a forty (40) foot buffer between the residential area and the
site._This is not provided. Please request the waiver. Unlike the landscape waiver, it will
need to be approved by City Council. Planning staff has indicated it will support this
waiver due to the small size of the site.

1. The required greenbelt width is provided.

2. Therequired greenbelt landscaping is not proposed at this time but the plans can easily
be revised to provide the required canopy and subcanopy frees.

3. The required berm for RA is not provided, but the berm provided is sufficient for the office
use. A landscape waiver is required for the proposed configuration but if is supported by
staff.

4. The required street frees are not provided. A landscape waiver is required for this, buf it is
supported by staff because utility conflicts in the right-of-way do not allow the trees to be
planted there.

Parking Lot Landscaping (Zoning Sec. 5.5.3.C.)
1. Therequired interior area and trees, and perimeter trees are proposed.
2. Please see the chart for ways to reconfigure the proposed trees to better satisfy the
ordinance requirements.

Building foundation Landscaping (Zoning Sec 5.5.3.D)
1. Therequired area is provided on the east and south sides of the building.
2. No landscaping is provided on two of the three sides of the building visible from Novi
Road. A landscape waiver is required for this deficiency. It is not supported by staff.

Plant List (LDM 4, 10)
1. The tree diversity needs to be improved and the number of native species needs to be
increased.
2. Please see the Landscape Chart for details.

Planting Notations and Details (LDM 10)
1. Provided
2. Please use $375 for the standard cost of subcanopy trees on the cost table.

Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 3)
No detention basin exists or is proposed.

Irrigation (LDM 10)
1. If an irrigation system is to be used, please provide the plans in the Final Site Plans. See
the Landscape Chart for details on what should be in the irrigation system.
2. If an alternative means of providing water to the plants for their establishment and long-
term survival, please provide that information on the Final Site Plans.

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

Rick Meader — Landscape Architect




LANDSCAPE REVIEW SUMMARY CHART - PUD Amendment

Review Date: October 14, 2021

Project Name: JSP21 - 0033: Novi Road Medical Building

Plan Date: September 8, 2021

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

Phone: (248) 735-5621

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

LANDSCAPE WAIVERS REQUIRED FOR PROPOSED LAYOUT:

e Berm s not large enough to comply with RA requirements. Supported by staff.

¢ No street trees are provided. Supported by staff as the right-of-way'’s utilities don’t provide room for the
frees.

e Lack of berm or wall between commercial use and residentially zoned property. Supported by staff as a
6 foot fence is provided in lieu of the berm.

e Lack of foundation landscaping on two sides of the building visible from Novi Road. Not supported by
staff.

ltem Required Proposed I(\:Asg: Comments
Landscape Plan Requirements (LDM (2)
= New commercial or
residential
developments
= Addition to existing
building greater than
25% increase in overall
Landscape Plan footage or 400 SF
(Zoning Sec 5.5.2, whichever is less. Scale: 1"=20" Yes
LDM 2.e.) = 1"=20" minimum with
proper North.
Variations from this
scale can be
approved by LA
» Consistent with plans
throughout set
F’Lrgj/\jczf'gjormahon Name and Address Yes Yes
Name, address and
Owner/Developer telephone number of
Contact Information the owner and Yes Yes
(LDM 2.a.) developer or
association
Landscape Architect Name, Address and
contact information felephone number of Brian Devlin Yes
RLA/PLA/LLA who
(LDM 2.b.)
created the plan
Sedled by LA. Requires original Live signatures required
. Yes Yes -
(LDM 2.g.) sighature on stamping sets
?ggéﬁ:ggﬁ; Show on all plan sheets | Yes Yes
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. Meets
ltem Required Proposed Code Comments
(LDM.3.a.(8))
Parcel: RA (PUD) -
Include all adiacent Plan shows B1 Please show zoning of
Zoning (LDM 2.f.) . ) North South, East: No adjacent parcels on
zoning
RA landscape plan.

West: RM-1

» Legal description or
boundary line survey Sheet V-1.0 Yes
» Existing topography

Survey information
(LDM 2.c.)

= A line of offsite
arborvitaes east
of property are
shown as
remaining

= Trees and shrubs Please add tree
on adjacent protection fence to the

» Show location type
and size. Label to be
saved or removed.

Existing plant material

Existing woodlands or Yes

wetlands « Plan shall state if none parcels are Demolition Plan when
(LDM 2.e.(2)) - shown. one is created.
exists. .
= Tree chart is
provided
= No frees are
shown as being
removed.
= As determined by Soils
survey of Oakland 3
Soil types (LDM.2.r.) county ves - Marlefte Yes
sandy loam
= Show types,
boundaries
Existing and EX|§hrjg and proposed
buildings, easements,
proposed .
. parking spaces, Yes Yes
improvements )
(LDM 2.¢.(4)) vehicular use areas, and
T R.O.W
Existing and Overhead and ves —overhead
_— - and underground
proposed utilities underground utilities, I . Yes
. ) uftilities in Novi Road
(LDM 2.e.(4)) including hydrants
ROW
Proposed gr.qdlng. 2 Provide proposed
contour minimum confours at 2' interval Yes Yes
(LDM 2.e.(1))
Snow deposit Show snow deposit Yes Yes
(LDM.2.q.) areas on plan
LANDSCAPING REQUIREMENTS
Parking Area Landscape Requirements LDM 1.c. & Calculations (LDM 2.0.)
General requirements | " Clear sight distance No proposed
a within parking islands plantings will block | Yes
(LDM 1.c) .
» No evergreen frees views
Name, type and . -
number of ground ngggzposed on planting Drc?)yhgi;gre Yes
cover (LDM 1.c.(5)) prop
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. Meets
ltem Required Proposed Code Comments

General (Zoning Sec 5.5.3.C.ii)

= A minimum of 200 SF
to qualify

= A minimum of 200sf
unpaved area per
free planted in an
island

= 6" curbs

= [slands minimum width
10’ BOC to BOC

The islands
provided have
sufficient area and
width.

Parking lot Islands

(a, b. ) ves

Parking stall can be
reduced to 17’ and the
curb to 4” adjacenttoa | 19'/17° Yes
sidewalk of minimum 7
f1.

Curbs and Parking
stall reduction (c)

Contiguous space Maximum of 15 7 is maximum bay

limit (i) contiguous spaces length ves

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

e Plant frees at least 5 ft
from underground
utility lines

e Plantings near
hydrants or FDCs
should be no taller
than 12"

The closest hydrant
is off-site

Plantings around Fire

Hydrant (d) ves

Areas not dedicated to
parking use or driveways
exceeding 100 sq. ft.
shall be landscaped

Landscaped area (g) Yes Yes

e 25 ft corner clearance
required.

Clear Zones (LDM e Refer to Zoning

2.3.(5)) Section 5.5.9

e NA - no enfry onto
Novi Road

No Yes

Category 1: For OS-1, 0S-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
use areas up to e 7830 * 7.5% = 587 sf

50,000sf x 7.5%

650 sf Yes

B = Total square
footage of additional
paved vehicular use
areas (not including
A or B) over 50,000 SF)
x1%

e B= xsf*1%= Bsf
o (xxx—50000) * 1% =xx | NA
sf
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ltem Required Proposed Aégg: Comments
Category 2: For: I-1 and I-2 (Zoning Sec 5.5.3.C.iii)
A. = Total square
footage of vehicular _ " _
use area up to 50,000 A=XSET 6% = A sf NA
sf x 5%
B = Total square
footage of additional
paved vehicular use B=0.5%x0sf=BSF NA
areas over 50,000 SF x
0.5%
All Categories
C=A+B
e C=A+B
Total square foq‘roge e C=578+0=587SF 650 sf Yes
of landscaped islands

1. Please add a tree to
the north island at
the entrance. Since
the two greenbelt
oaks can double-
count as perimeter
frees, one of the

_ sugar maples east of
Bu_m%/eQ?gf canopy = D = C/200 trees 3 frees Yes the parking lot could
' . = 578/200 = 3 Trees be moved to that

rees required .
island.

2. Please convert the
two narrow gingkoes
at the southwest
corner of the building
to one canopy tree
species with a wider
canopy.

= 1 Canopy tree per 35 If

" 267 /35 =8 frees 10 provided,

= Greenbelt canopy including two See notes above
Perimeter Green frees within 15 feet of greenbelt canopy Yes regarding possible

space

the parking lot may be
double-counted as a
parking lot perimeter
tfree.

frees that can be
double-counted as
perimeter trees.

reconfiguration of the
provided trees.

» | canopy tree per 35 If
on each side of road,

Accessway perimeter is

Accessway perimeter less widths of access NA included with parking
drives. lot perimeter
» (xx1f)/35 = xx trees
Parking land banked | = NA None

Berms, Walls and ROW Planting Requirements

Berms
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Item

Required

Proposed

Meets
Code

Comments

= 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 topsoil.

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

e A 6-foot tall .
fence is shown I. Alandscape waiver
. is required for the
on the site plon, berm/wall not
it;] Lézggﬁcrj‘ ZTS\)IhoT provided. It would pe
the fence will suppon‘ed.by staff if
look like is the fence is opaque.
A berm or wall 6-8 feet . 2. Please also show the
. L . provided.
Berm requirements high is required « Aline of No fence on the
(Zoning Sec 5.5.3.A) between commercial arborvitaes exists landscape plan.
and residential 3. Please provide @
east offfhs Fas it detail for the fence
Err?c?’recgrzl’rhé as! on Final Site Plans.
. 4. Please provide
property, it justification for not
Connp’r count as providing the
meejrlng the required buffer.
requirement.
F’ngazlr;'gar'}equwements LDM Novi Street Tree List | NA
Adjacent to Public Rights-of-Way (Sec 5.5.B) and (LDM 1.b)

1. Alandscape waiver
for the non-
compliant berm
would be required.

An undulating berm a . 2. As there is insufficient
. - . A berm 3 ft high
Berm requirements minimum of 4 feet high with a crest 0-2 ft Yes room for the full
(Zoning Sec 5.5.3.B) with a 4-foot wide crest wide is proposed berm ontf:l the
is required vehicles face away
from the road, the
proposed berm
would be supported
by staff.
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 é' top layer of
topsail.
Type of Ground NA
Cover
Overhead utility lines Overhead lines are
Setbacks from Utilities | and 15 ft. setback from in ROW Yes
edge of utility or 20 ft.
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sidewalk and curb » 118/35 = 3 trees

. Meets
ltem Required Proposed Code Comments
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
Walls greater than 3
2 ft. should be NA
designed and sealed
by an Engineer
ROW Landscape Screening Requirements(Sec 5.5.3.B.ii)
Greenbelt width 34 ft 20 ft Yes
Min. berm crest width | 4 ft 2 ft Yes
Minimum berm height | 4 ft 3 ft Yes
3" wall (4)(7) No wall is proposed
1. Please correct the
calculation per the
. current ordinance
Canopy deciduous or | ¢ 1 free p_er 40 ft 2 red oaks No (shown here, to the
large evergreen trees | o 118/40 = 3 trees left)
2. Please add a third
canopy tree
1. Please correct the
Sub-canopy .
. calculation per the
deciduous trees .
e 1 free per 25 ft ' ' current ordinance
No shrubs are . 118/25 = 5 frees 4 serviceberries No I(::;;)wn here, to the
req.U|red for this 2. Please add afifth
project
subcanopy tree
1. Alandscape waiver
is required for the
lack of sireet trees.
2. Asthere are both
. underground and
Canopy deciduous e
K » | free per 35 If overhead ufilities in
frees in area between 0 trees No

the right-of-way
severely limiting the
space available for
frees, the waiver
request would be
supported by staff.

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

Screening of outdoor
storage, loading/

No loading or
storage area will be

unloading

proposed
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. Meets
Item Required Proposed Code Comments
(Zoning Sec. 3.14,
3.15, 4.55, 4.56, 5.5)
= A minimum of 2ft. .
. No transformer is
separafion between L
indicated on the
box and the plants lan
Transformers/Utility » Ground cover below P
. 12 shrubs have
boxes 4" is allowed up to been added fo the Yes
(LDM) pad.

plant list fo screen
the transformer
when it is added.

* No plant materials
within 8 ft. from the
doors

Building Foundation Landscape Requirements (Sec 5.5.3.D)

» Equals fo entire
perimeter of the
building x 8 with a
minimum depth of 4 ft. | 1702 sf is provided

Interior site " A: 190 1f x 8 ft = 1520 SF | on the east and

landscaping SF = A minimum 4 ft wide south sides of the

strip of landscaping building.

must be included

around the building,

except at entrances.

The quantity provided
Yes exceeds the
requirement

1. Please provide
landscaping along at

least 60% of the
If visible from public north, south and west
. .. street a minimum of 60% building frontages.
Zoning Sec 5.5.3.D.. of the exterior building None No 2. Alandscape waiver
perimeter should be is required for the
covered in green space proposed

configuration. |t
would not be
supported by staff.

Detention/Retention Basin Requirements (Sec. 5.5.3.E)

» Clusters of large native
shrubs shall cover 70-
75% of the basin rim
area at 10 If from
permanent water level

= 10" to 14" tall grass

Planting requirements along sides of basin

(Sec. 5.5.3.E, LDM) = Refer to wetland for
basin mix

= Deciduous canopy
tree 1/35 of east, south
and west sides of
pond at 10 feet from
permanent water level

The detention basin
will be underground
5o no detention
landscaping is
required.

Phragmites and = Any cmql all None indicated 8D 1. Please survey ﬂ:le site
Japanese Knotweed populations of for any populations
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Meets

Code Comments

ltem Required Proposed

Control (Sec 5.5.7) Phragmites australis
and/or Japanese australis and
Knotweed on site shall Japanese Knotweed
be included on tree 2. If any is found, show
survey. it on the topo survey

= Treat populations per and add plans for its
MDEQ guidelines and removal.
requirements to 3. If none is found,
eradicate the weed please indicate that

from the site. on the survey.

of Phragmites

LANDSCAPING NOTES, DETAILS AND GENERAL REQUIREMENTS

Landscape Notes — Utilize City of Novi Standard Notes

Installation date No later than Nov
(LDM 2.I. & Zoning Provide intended date 15 Yes
Sec 5.5.5.B)
= [nclude statement of
infent to install and
Maintenance & guorqn‘ree all
. materials for 2 years.
Statement of intent .
) = Include a minimum Yes Yes
(LDM 2.m & Zoning AR
Sec 5.5.6 &7) one culfivation in
- June, July and August
for the 2-year warranty
period.
Plant source
(LDM 2.n & LDM Sﬁgv"v:eNrgoThfg(‘jgursery Yes Yes
3.0.(2)) grown, No.1 grade.
1. Please add an
= A fully automatic imigation plan or
irigation system or a Ir?;timl?]hn?r?v(\jisll Tt;)e
method of providing £ .
sufficient water for watered §uff|C|en’rlv
plant establishment ;orzgféitélls:\er?rin’r
and survival is survival
Irrigation plan required on Final Site .
(LDM 2.5.) Plans No No . Anirrigation system
= [firrigation won't be igosgiﬁggﬂg the
reguirements
used, note how frees orovided at the
will get sufficient t this ch
water for bo‘r‘rgm ) "r |s.c art.
establishment and . If xeriscaping is used,
long-term survival pleose prowde
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 Yes Yes
substitutions. substitutions in writing
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. Meets
ltem Required Proposed Code Comments
(Zoning Sec 5.5.5.E) prior to installation.
Plant List (LDM 4) - Include all cost estimates
Quantities and sizes Yes Yes
Root type Yes Yes
1. Please substitute
native species for
Tree ;hversﬁy: 15% per e 6 0f 15 species son?e of the.non-
species, 25% per genus native species to use
used (40%) are .
. at least 50% native.
. native to
Percentage of native . 2. Please reduce the
S . Michigan)
species is determined by . . number of
. ; e Serviceberries = No . .
Botanical and count of species used . serviceberries used
. comprise 27% of = No
common names and does not consider to no more than 20%
the trees planted | = No
the number of plants on site of the total number of
used as long as token . frees used.
. e Maples comprise
numbers of natives are 3. Please reduce the
36% of the trees
not used. total number of
used.
maples used to no
more 3 per species
or 5 total.
Type and amount of Yes Yes
lawn
. For all new plantings,
Cost esfimate 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 Yes Yes
Tree
Evergreen Tree Yes Yes
Shrub Refer to LDM for detail Yes Yes
Perennial/ drawings
Ground Cover ves ves
Tree stakes and guys.
(Wood stakes, fabric Yes Yes
guys)
Tree protection Located at Critical Root
P Zone (1’ outside of NA
fencing .
dripline)
Other Plant Material Requirements (LDM 3)
General Conditions Plant materials shall not
be planted within 4 ft. of | Yes Yes
(LDM 3.a) .
property line
Plant Materials & Clearly show frees to be
Existing Plant Material | removed and frees to Yes Yes
(LDM 3.b) be saved.
Landscape tree » Substitutions to No

credit (LDM3.b.(d))

landscape standards
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ltem Required Proposed ACA::S: Comments
for preserved canopy
frees oufside
woodlands/ wetlands
should be approved
by LA.
= Refer to Landscape
tree Credit Chart in
LDM
Plant Sizes for ROW, - Size determined by
Woodland . .
use detailed in LDM
replacement and . Yes Yes
Table 11.b.(2)a.i
others » Indicate on plant list
(LDM 11)
Plant size credit
(LDM3.c.(2)) NA No
Prohibited Plants No plants on City None are used Yes
(LDM 3.d) Invasive Species List
Recommended trees
for planting under Label the distance from
overhead utilities the overhead ufilities
(LDM 3.e)
Collected or
Transplanted trees No
(LDM 3.1)
Nonliving Durable * Trees shall be mulched
Material: Muich (LDM to 3"depth and shrubs,
4) groundcovers to 2"
depth
» Specify natural color,
finely shredded Yes Yes
hardwood bark mulch.
Include in cost
estimate.
= Refer to section for
additional information

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

2. The section of the applicable ordinance or standard is indicated in parenthesis. For the landscape
requirements, please see the Zoning Ordinance landscape section 5.5 and the Landscape Design
Manual for the appropriate items under the applicable zoning classification.

3. Please include a written response to any points requiring clarification or for any corresponding site plan
modifications to the City of Novi Planning Department with future submittals.

Irrigation System Requirements

e Any booster pump installed to connect the project’s irrigation system to an existing
irrigation system must be downstream of the RPZ.

e The RPZ must be installed in accordance with the 2015 Michigan Plumbing Code.
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e The RPZ must be installed in accordance with the manufacture installation instructions for
winterization that includes drain ports and blowout ports.

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

e Attached is a handout that addresses winterization installation requirements to assist with
this.

e A plumbing permit is required.

e The assembly must be tested after installation with results recorded on the City of Novi test
report form.
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A=COM
27777 Franklin Road
Southfield
MI, 48034
USA
aecom.com

Project name:
JSP21-33 — Novi Medical Building Preliminary
Site Plan Traffic Review

To: From:
Barbara McBeth, AICP AECOM

City of Novi

45175 10 Mile Road Date:

Novi, Michigan 48375 October 5, 2021
CC:

Lindsay Bell, Madeleine Daniels, Kate Purpura,
Victor Boron, Christian Carroll, Humna Anjum

Memo

Subject: JSP21-33 — Novi Medical Building Preliminary Site Plan Traffic Review

The preliminary site plan was reviewed to the level of detail provided and AECOM recommends approval with conditions,
as indicated, 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. The applicant, AJSS Property LLC, is proposing a 2,652 SF (2249 SF GLA) medical office building.
2. The development is located on the east side of Novi Road, south of 14 Mile Road. Novi Road is under the jurisdiction
of the City of Novi.
The site is zoned RA (Residential Acerage). Applicant is proposing rezoning the site to B-1 (General Business).
4. The following traffic-related deviations may be required:
a. The applicant has indicated they are seeking a variance for lack of a loading zone.

w

TRAFFIC IMPACTS

1. AECOM performed an initial trip generation based on the ITE Trip Generation Manual, 10" Edition, as follows.

ITE Code: 720 (Medical-Dental Office Building)
Development-specific Quantity: 2249 SF GLA
Zoning Change: RA to B-1

Trip Generation Summary

: : Estimated Peak- City of Novi >
Estimated Trips Direction Trips Threshold Above Threshold?
AM P_I?e.lk-Hour 8 6 100 No
rips
PM Peak-Hour
Trips 10 7 100 No
DEUY (foe- 78 N/A 750 No

Directional) Trips
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.

1/4



Memo

Trip Impact Study Recommendation

Type of Study: Justification

City of Novi suggested this project is not a rezoning, but a

None consideration of a use B-1 in the PUD Agreement.

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. ltems marked with ADA are
listed in the Americans with Disabilities Act. Items marked with MMUTCD are listed in the Michigan Manual on
Uniform Traffic Control Devices.

The values in the ‘Compliance’ column read as ‘met’ for plan provision meeting the standard it refers to, ‘not met’
stands for provision not meeting the standard and ‘inconclusive’ indicates applicant to provide data or information
for review and ‘NA’ stands for not applicable for subject Project. The ‘remarks’ column covers any comments
reviewer has and/or ‘requested/required variance’ and ‘potential variance’. A potential variance indicates a
variance that will be required if modifications are not made or further information provided to show compliance
with the standards and ordinances. The applicant should put effort into complying with the standards; the variances
should be the last resort after all avenues for complying have been exhausted. Indication of a potential variance
does not imply support unless explicitly stated.

EXTERNAL SITE ACCESS AND OPERATIONS

No. Item Proposed Compliance Remarks
1 Driveway Radii | O Figure 1X.3 N/A N/A
2 Driveway Width | O Figure 1X.3 N/A N/A
3 Driveway Taper | O Figure 1X.11

3a Taper length = N/A N/A
3b Tangent N/A N/A
4 Emergency Access | O 11-194.a.19 N/A N/A
5 Driveway sight distance | O Figure VIII-E  N/A N/A
6 Driveway spacing

6a Same-side | O 11.216.d.1.d = N/A N/A
6b Opposite side | O 11.216.d.1.e  N/A N/A
7 External coordination (Road agency) N/A N/A
8 External Sidewalk | Master Plan & EDM N/A N/A
9 Sidewalk Ramps | EDM 7.4 & R-28-J N/A N/A

10 | Any Other Comments:

INTERNAL SITE OPERATIONS

No. Item Proposed Compliance Remarks

11 Loading zone | ZO 5.4 None Not Met Required for B-1 zoning,
applicant has indicated
intent to pursue a variance.

12 | Trash receptacle | ZO 5.4.4 In rear Met

AECOM
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https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_IX11.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTVIIISTROGERI-WRE_S11-194DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/getStandardPlanDocument.htm?docGuid=29b3fb1f-35e2-4c63-b485-a3490f70678f
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
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INTERNAL SITE OPERATIONS

No. Item Proposed

13  Emergency Vehicle Access Turning
movements
provided

14 Maneuvering Lane | ZO 5.3.2 24

15 Endislands | ZO 5.3.12

15a Adjacent to a travel way | Appears 3’
shorter

15b Internal to parking bays N/A

16 | Parking spaces | ZO 5.2.12

17  Adjacent parking spaces | ZO 5.5.3.C.i..i | Less than 15

18  Parking space length | ZO 5.3.2 17’ and 19’

19  Parking space Width | ZO 5.3.2 9’ typical

20 | Parking space front curb height | ZO 4” and 6”

5.3.2

21 | Accessible parking — number | ADA 1

22 Accessible parking — size | ADA 8’ with 8’ aisle

23  Number of Van-accessible space | ADA 1

24 | Bicycle parking

24a Requirement | ZO 5.16.1 = 2 spaces

24b Location | ZO 5.16.1 | <120’ from
door

24c Clear path from Street | ZO 5.16.1 = Not present

24d Height of rack | ZO 5.16.5.B | 36”

24e Other (Covered / Layout) | ZO 5.16.1 = Layout
provided

25 | Sidewalk — min 5’ wide | Master Plan 5 and 4

26  Sidewalk ramps | EDM 7.4 & R-28-J Included at
main entrance
and ADA
space

27 | Sidewalk — distance back of curb | EDM | No offset

7.4

28 | Cul-De-Sac | O Figure VIII-F N/A

29 | EyeBrow | O Figure VIII-G N/A

30  Minor/Major Drives | ZO 5.10 N/A

31 | Any Other Comments:

AECOM

Compliance Remarks

Met

Inconclusive

Inconclusive

N/A

Met
Met
Met
Met

Met
Met

Met

Met
Met

Not Met

Met
Met

Not Met

Partially Met

N/A

Dimension from ADA ramp
to parking space, 24’
required.

Dimension length of end
island and radii. Outer radius
could be increased to 15,
inner (adjacent to parking
space) decreased to 2'.

6” curb at 19’ spaces, 4”
curb at 17’ spaces.

Ensure a 6’ clear path is
provided, either widen
sidewalk to 6’ or add an
additional ramp.

Sidewalk on east side
should be 5’ wide.

Include ramp at sidewalk
connection and parking lot.
Include sidewalk ramp
details in future submittals.
Applicant could consider
providing a sidewalk offset
where the sidewalk does not
abut parking spaces.
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https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://ada-compliance.com/ada-compliance/502-parking-spaces
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/getStandardPlanDocument.htm?docGuid=29b3fb1f-35e2-4c63-b485-a3490f70678f
https://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/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
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SIGNING AND STRIPING

No.
32

33
34

35

36

37

38

39

40

41

42

43

Item Proposed
Signing: Sizes | MMUTCD None indicated
Signing table: quantities and sizes None indicated
Signs 12” x 18” or smaller in size shall Not present

be mounted on a galvanized 2 Ib. U-

channel post | MMUTCD

Signs greater than 12” x 18” shall be Not present
mounted on a galvanized 3 Ib. or greater

U-channel post | MMUTCD

Sign bottom height of 7’ from final grade = Not present
| MMUTCD

Signing shall be placed 2’ from the face Not present
of the curb or edge of the nearest

sidewalk to the near edge of the sign |

MMUTCD

FHWA Standard Alphabet series used for Included

all sign language | MMUTCD

High-Intensity Prismatic (HIP) sheeting Included

to meet FHWA retro-reflectivity |

MMUTCD

Parking space striping notes Included

The international symbol for accessibility = Included
pavement markings | ADA
Crosswalk pavement marking detail Not Included

Any Other Comments:

Compliance Remarks

Not Met

Not Met
Not Met

Not Met

Not Met

Not Met

Met

Met

Met

Met

Not Met

Indicate sign sizes.

Include table.
Include note in future
submittals.

Include note in future
submittals.

Include note in future
submittals.
Include note in future
submittals.

Adjust diagram to indicate
blue striping is not optional,
to match notes on the same
sheet.

Inlclude detail in future
submittals.

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

o 4 %, .

AECOM

Patricia Thompson, EIT Paula K. Johnson, PE

Traffic Engineer Senior Transportation Engineer

"ok k. Yoonsers

!
s Shol-

Saumil Shah, PMP
Project Manager
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https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
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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Phone: (248) 880-6523
3 E-Mail: dnecci@drnarchitects.com
».  Web: drnarchitects.com

50850 Applebrooke Dr., Northville, MI 48167

October 5, 2021 Facade Review Status:

Approved, Full Compliance

City of Novi Planning Department
45175 W. 10 Mile Rd.
Novi, Ml 48375-3024

Attn:  Ms. Barb McBeth — Director of Community Development

Re: FACADE ORDINANCE - Final Site Plan
Novi Medical, JSP21-33,  Facade Region: 1, Zoning District: R-4

Dear Ms. McBeth:

The following Facade Review is based on the drawings prepared by GK Consulting Inc., dated
7/21/21 The percentages of materials proposed for each facade are as shown on the table below.
The maximum (and minimum) percentages listed in the Schedule Requlating Facade Materials of
Ordinance Section 5.15 are shown in the right hand column. Materials in non-compliance with
the Facade Schedule, if any, are highlighted in bold.

(Il\:lrocl)':tl) South East West Ordinan_cg Maximum
(Minimum)
Brick 55% 54% 51% 55% 100% (30%)
Stone 15% 10% 10% 15% 50%
EIFS 5% 0% 0% 5% 25%
Asphalt Shingles 25% 36% 39% 25% 50% (Footnote 14)

As shown above this application is in full compliance with the Fagade Ordinance. A Section
9 Waiver is not required for this project.

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 Fagade 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 fagade 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 “Fagade”. nhttp:/iwww.cityofnovi.org/ServicessCommDev/OnlinelnspectionPortal.asp.

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

DRN & A hitecti%’
/ s (/jao

Doué as R. Necci, AIA
Page 1 of 1
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CITY COUNCIL

Mayor
Bob Gatt

Mayor Pro Tem
Dave Staudt

Andrew Mutch

Laura Marie Casey

Hugh Crawford

Justin Fischer

Julie Maday

Clity Manager

Peter E. Auger

Director of Public Safety
Chief of Police

David E. Molloy

Fire Chief
Jeffery R. Johnson

Assistant Chief of Police
Erick W. Zinser

Assistant Chief of Police
Scott R. Baetens

Assistant Fire Chief
John B. Martin

Novi Public Safety Administration

45125 Ten Mile Road
Novi, Michigan 48375
248.348.7100
248.347.0590 fax

cityofnovi.org

September 24th, 2021

TO: Barbara McBeth - City Planner
Lindsay Bell - Plan Review Center
Christian Carroll - Plan Review Center
Madeleine Daniels — Plan Review Center
Ben Peacock - Planning Assistant

RE: Proposed Medical Building

JSP21-33

PSP# 21-0071

Project Description:
Build a one story 2652 S.QQ. F.T. structure Novi Rd south of Fourteen Mile.

Comments:

All fire hydrants MUST be installed and operational prior to
any combustible material is brought on site. IFC 2015 3312.1
For new buildings and existing buildings, you MUST comply
with the International Fire Code Section 510 for Emergency
Radio Coverage. This shall be completed by the time the
final inspection of the fire alarm and fire suppression permits.
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)) Plans showed 50 ft.
turning radius on the actual plan however, calculation
below Fire Truck on page SP02 showed 45 ft.

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: APPROVED With Conditions

Sincerely,

Tim Krajnovich-Acting Fire Marshal
City of Novi - Fire Dept.

CC:
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CAR’i‘ICLE 27. PLANNED UNIT
DEVELOPMENT (PUD)

Sec. 2700, PUD regulations.

1. Purpose and Location of a PUD. The general
purpose of a PUD development is to allow inno-
vative and efficient-land use development which
will protect the natural environment conserve nat-
ural resources and energy, and insure compatibil-
ity of proposed PUD development with adjacent
uses of land and to promote the use of land in a
socially and economically desirable manner. A
PUD shall be located in areas of the City desig-
nated on the City’s Master Plan as suitable and
desirable for such development. An application
for a PUD district in all other locations shall
either follow or proceed simultaneously with an
amendment to the Master Plan, If the PUD re-
quest is not approved, the underlying zoning dis-
trict remains in place and the property can be
developed pursuant to existing zoning requirements,

2. District Regulations,

a. General. AN uses, structures, and proper-
ties shall comply with all regulations in
Section 2400, Schedule of Regulations and
with all other regulations and requirements
of Ordinance Nao. 84-18, as amended, ex-
cept as provided in this Section.

NOVICODE

b. Minimum PUD Area. The minimum PUD

area to be developed under the regulations
of this Section shall be twenty (20) acres,
- provided, however, that the minimum PUD
area may be waived by the City Council if
the parcel in question has unique charac-
teristics such as, but not limited to, signifi-
cant topographic change, significant trees
or wooded areas, wet lands or poor soil con-
ditions on portions of the property, water
courses or ‘utility easements crossing the
parcel, unusual shape or proportions, and
isolation from other undeveloped or devel-
opable lands, In such case, the applicant
shall submit information to the City Coun-
cil to support the request for a waiver of
the minimum PUD size requirements. The
City Council shall consider the request and
act thereon, and shall inform the applicant
of the action in writing. The request for a

3300

waiver and the City Council’s action shall
be made prior to the applicant’s submittal
of application for a PUD district classifica-
tion, The City Council shall not consider
any request for a waiver in the twenty (20)
acre minimum until it has received a rec-
ommendation from the Planning Commis-
sion on said request,

Mizing of Uses.

(1) A residential area, designated on a pro-
posed site plan, may contain one or
more types of dwelling units, provided
that such combination of dwelling unit
types will not interfere with orderly
and reasonable platting of an area, if
such area is to be platted.

(2) Single family detached dwelling units
shall comprise not less than twenty (20)
percent of all dwelling units in a PUD.

(3) Multiple-family dwelling units may be
located in buildings containing, or in-
tended to contain, commercial and/or
office activities, provided that commer-
cial uses shall be permitted only on
the first, ground, or main floor, how-
ever defined, Dwelling units shall not
be permitted on any floor on which com-
mercial and/or offices are located or
intended to be located.

(4) Home occupations shall not be permit-
ted in any dwelling unit, including a
manufactured housing unit, other than
a single-family detached dwelling unit,

(6) Commercial and/or office uses shall be
permitted in such areas and size as are
necessary or desirable to serve the res-
idential development of the same PUD
district provided such district is at least
two hundred (200} acres in size.

Density Regulations.

(1) The maximum permitted residential
density for a PUD district shall not
exceed the average residential density
for the area included in the PUD as
shown on the City’'s Master Plan,

{2) The maximum lot coverage of all uses
in the PUD district including accessory
buildings shall not exceed twenty-five
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APPENDIX A—ZONING ORDINANCE

(25) percent. For example, the total “foot
print” of all buildings, structures and
accessory buildings and structures in
a PUD development of one hundred
(100) acres could not exceed one mil-
lion eighty-nine thousand (1,089,000}
square feet,

The maximum floor area ratio (FAR)
for all uses in the PUD district shall
not exceed 0.35. For example, in an
one hundred (100) acre PUD develop-
ment the maximum floor area for all
floors in residential and non-residential
buildings could not exceed one million
five hundred twenty-four thousand six
hundred (1,524,600) square feet.

Land areas to be used in caleulating
gross densities, ground floor coverages,
and floor areas as provided in this Sec-
tion shall each be delineated on the
preliminary site plan, the phasing plan
and the final site plan, so that the acre-
age and density computations can be
confirmed,

The land area used for calculating gioss
residential density shall include the total
residential land area designated on the
preliminary site plan or final site plan,
less any area within existing public
street rights-of-way,

The horizontal surface area of lakes,
streams, ponds (natural, man-made, or
storm water retention), marshlands, and
similar areas may be included in the
acreage used for calculating gross res-
idential density if fifty (50) percent of
the frontage of such areas are part of
lands devoted to parks and open space
used for and accessible by residents of
the PUD, ‘

Lot coverage and FAR calculations for
residential structures shall be based
upon the acreage designated for gross
residential density, lot coverage and
FAR calculations for nonresidential uses
shall be based upon land areas includ-
ing acreage for private drives, parking
and loading areas, open spaces around
structures, landscape areas, and sim-
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§ 2700

ilar areas, but not including acreage
in existing public street right-of-ways,
Land once used to provide acreage suf-
ficient to meet density regulations in a
project within a PUD shall not again
be used to compute density in another
project unless the gross and net densi-
ties, lot coverage, and FAR of the sub-
ject project and all previous projects
are rmaintained at or less than the lim-
its established in the approved area
plan.

Top decks of underground parking struc-
tures may be included in the land area
used in density calculations if such area
is fully landscaped and is not used for
circulation and parking of vehicles.
The lot coverage and FAR for the PUD
shall include estimated ground floor
area and total floor area for the single-
family detached dwelling units proposed
in' the PUD. The applicant shall list
such estimated floor areas, and shall
provide backup information to Jjustify
those estimates.

e. Yard Setbacks.

(1)

2

(3)

(4}

A yard setback fifty (50) feet wide shall :
be provided along the perimeter of the

PUD district fronting on a public street.
A yard forty (40) feet wide shall be
provided along the perimeter of the PUD
district not fronting on a public street.
Such yard shall be designed and land-

scaped as a buffer strip; parking lots

and driveways shall not be permitted
in such yard, except that drives may
cross such yard,

A yard at least thirty-five (85) feet wide
shall be provided along the right-of-way
of a collector street proposed within
the PUD, and a yard fifty (50) feet wide

“shall be provided along the right-of-way

of a major thorofare proposed within
the PUD.

A landscaped yard at least ten (10) feet
wide shall be provided between a park-
ing lot of five (5) or more spaces and a

property line within the PUD, and
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twenty (20} feet from the perimeter prop-
erty line of the PUD, except when ad-
jacent to a public street right-of-way
line, existing or proposed, in which case
the preceding setbacks shall apply.

A transition strip at least forty (40)
feet wide shall be required on any com-
mercial or office site when adjacent to
a residential area, school site, park,
and similar areas. Such strips shall be
landscaped with trees, shrubs, mounds,
ground covers, and other materials, The
distance between any residential build-
ing and a nonresidential building shall
not be less than one hundred fifty (150)
feet unless waived by the City Council
after recommendation by the Planning
Commission,

The preceding yard requirements, ex-
cept those in Section 2700,2,3 (1) and
{2), herein, may be modified or waived
when approved by the City Council upon
recommendation of the Planning Com-
mission. The modification or waiver shall
be justified by the applicant and shall
be based upon findings that topographie
conditions, existing trees and other vege-
tation, proposed land grading and plant
materials, or other site conditions per-
form the same functions as the required
yards., Such modifications or waivers
shall be clearly shown on the approved
area plan.

All required yards shall be landscaped
and adequately and permanently main-
tained by the property owner, tenant,
or organization responsible for main-
taining common areas as provided in
Section 25609,

f. Distances Between Buildings.

(1)

@

Any single-family dwelling structure
shall be located at least twenty (20)
feet from any other single-family dwell-
ing structure unless structurally at-
tached thereto,

The lecation of buildings and uses and
the distances between buildings shall
be clearly shown on the area plan and
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shall control the development and con-
tinued use of the property.

Distances between the buildings other
than single family dwelling structures
shall conform to the requirements for
such uses where first permitted in Or-
dinance No. 84-18, as specified in Sec-
tion 2400.

Height. Maximum height of buildings in

the PUD district shall be thirty-five (35) .

feet or three (8) stories or as regulated by
the FAR, whichever is lower,

Circulation and Access,

oy

2)

3

Each lot, principal building and prin-
cipal use within a PUD district shall
have vehicular access from a public
street. All such streets shall be designed
and constructed in accordance with the
City of Novi Design and Construction
Standards,

The City Council, upon Planning Com-
mission recommendation, may permit
certain lots, principal buildings or prin-
cipal uses to maintain vehicular access
solely to a private street, provided that
(a) such private street is constructed in
accordance with the City of Novi De-
sign and Construction Standards and
(b) the continued maintenance of such
private streets as common areas is pro-
vided for in accordance with Subsec-
tion 2700-8.

The standards for the design and con-
struction of private streets may be mod-
ified where strict application of the pro-
visions would result in practical diffi-
culties or undue hardship to the devel-
oper, provided that the City Engineers
determine that the proposed modifica-
tion .will adequately provide the antic-
ipated service required, Where such mod-
ification is permitted, the City of Novi
may, as a condition to subsequently
proposed dedication of such streets, re-
guire the owner to bear the full expense
of reconstruction or other action nec-
essary to bring the streets into com-
pliance with the design and construc-
tion standards.
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(4) Where deemed necessary by the City
Council upon recommendation of the
Planning Commission, each lot or prin-
cipal building in a PUD district shall
have pedestrian access from a public
or private sidewalk as part of the area
plan, All parts of the PUD shall be
interconnected by a nonmotorized safety
path which will provide for the neces-
sary safe, and convenient movement of
the pedestrians. A bicycle path system
shall also be provided in the PUD which
ay be part of the nonmotorized safety
path system. :

(6) An individual dwelling unit in any
single-family, two-family, townhouse,
manufactured housing unit, or similar
residential structure shall not have di-

‘rect access to a major thorofare or col-
lector street.

Utilities.

(1) Each principal building in a PUD dis-
trict shall be connected to public water
and sanitary sewer lines.

(2) Each site in a PUD district shall be
provided with adequate storm drainage,
Open drainage courses and storm water
retention ponds may be permitted by
the City Counecil upon recommendation
by the City Engineering Consultant con-
sistent with the City’s Stormwater Man-
agement Plan,

(3) Electrical, telephone, and cable televi-
sion lines shall be underground, Swace-

‘mounted transformers and similar
equipment for the underground wires
shall be shown on the final site plan
and shall be landseaped and screened
from view.

Location should be flexible and shall
impose minimum environmental impact.

Open Space Regulations,

(1) Buildings, parking lots, drives, and sim-
ilar improvements may be permitted
in open space areas if related and nec-
essary to the functions of the open space.
Other buildings and improvements shall
be prohibited therefrom. Any permit-
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CY)

(6)

ted uses shall be designated as being
available to the public or Property Own-
ers Association.

Open space areas shall be conveniently
and equitably located throughout the
PUD in relation to the location of dwell-
ing units and natural features.

Open space areas shall have minimum
dimensions which, in the Planning
Commission’s opinion, are usable for
the functions intended and which will
be maintainable.

There shall be a concerted effort to cre-
ate focal points of interest in entry points
to the PUD through use of art, civic
design, enhancement of natural land-
scape, and vistas,

The City Council may require, upon
recommendation of the Planning Com-
mission, that natural amenities such
as ravines, rock outcrops, wooded areas,
tree or shrub specimens, unique wild-
life habitats, ponds, streams, and mar-
shes be preserved as part of the open
space system of the PUD.

Phasing. Development within a PUD dis-
trict may be phased as delineated on the
approved area plan. Phasing shall be sub-
Jject to the following requirements:

6y

(2

3

Any phase containing commercial and/or
office uses shall have a residential land
area containing at least one hundred
(100) dwelling units,

A phase shall not be dependent upon
subsequent phases for safe and conve-
nient vehicular and pedestrian access,
off-street parking, adequate utility ser-
vices, and open spaces and recreation
facilities, and shall be capable of sub-
stantial occupancy, operation, and main-
tenance upon completion of construc-
tion and development of that phase,
The City Council, upon recommenda-
tion of the Planning Commission, may
require that development be phased so
that City, school districts, and County
property tax revenues resulting from
such development will generally bal-
ance the expenditures required by pub-
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lic agencies to properly service that de-
velopment so that serious overloading
of utility services and community fa-
cilities will not result, so that the var-
ious amenities and services necessary
to provide a safe, convenient, and health-
ful residential environment will be avail-
able upon completion of any one phase.
The Planning Commission may require
the applicant to provide housing and
commercial market analyses, traffic stud-
ies, and other information necessary
for the Commission to properly and ad-
equately analyze a PUD project for rec-
omrmendation to the City Council with
respect to this requirement,

(4) The Planning Commission may require,
as part of a final site plan review of a
development phase, that land shown
as common open space on the approved
area plan be held in reserve as part of
a phase to be developed, in order to
guarantee that density limits for the
entire PUD as shown on the approved
area plan will not be exceeded when
the subject phase is completed. Such
reserved land may be included in sub-
sequent phases if the density regula-
tions will not be exceeded upon com-
pletion of that phase or if other land is
similarly held in reserve.

(6) No building permits shall be issued for
any commercial or office use in a PUD
until building permits have been issued
for at least fifty (50) dwelling units or
one-quarter (%) of the total number of
units in the approved area plan, which-
ever is less. _ :

Off-Street Parking and Loading/Unloading
Requirements, Off-street parking and load-
ing/unloading requirements set forth in
Section 2505, shall apply except that the
number of spaces required may be reduced
in a PUD if approved by the City Council,
upon recommendation of the Planning Com-
mission, as part of the area plan. Such re-
duction shall be justified by the applicant
and shall be based upon a finding that suf-
ficient parking will be available through
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sharing of spaces by different uses, that
the parking requirement is excessive for
the type of use propesed, that walk-in trade
for commercial centers will reduce parking
demand, or similar factors.

Compliance with Area Plan and Site Plans.
A parcel of land that has been the subject
of PUD approval shall not thereafter be
developed or used except in accordance with
the approved area plan and all preliminary
and final site plans approved subsequent
thereto, absent amendment in accordance
with Sec. 2700-9. The approved area plan,
preliminary site plans and final site plans
shall be binding upon all subsequent own-
ers of the parcel or portions thereof.

Construction. No construction, grading, tree
removal, soil stripping, or other site im-
provements or changes shall commence, and
no permit shall be issued therefor, on a lot
with or under application for a PUD classi-
fication, until the requirements of this Sec-
tion have been met,

3. Pre-Application Conference,

a.

A potential applicant for a PUD district
classification shall request a pre-application
conference with City officials prior to filing
an application. The request shall be made
to the Department of Planning and Com-
munity Development which shall set a date
and shall inform the Mayor, the City Coun-
cil and Planning Commission members of
the conference and invite their attendance.
The Department shall also invite other of-
ficials who might have an interest in the
proposed development, or who might assist
the City in the review process,

The purpose of the meeting is to inform
City and other officials of the concept of
the proposed development and to provide
the potential applicant with information
regarding land development policies, pro-
cedures, standards, and requirements of the
City and other agencies in terms of the
proposed development. To this end, the ap-
plicant is encouraged to present schematic
plans, site data, and other information that

will explain the proposed development.
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c. Staterments made in the conference shall
not be legally binding commitments.

4. Area Plan Requirements,

a.  Procedure for Petition and Area Plan Ap-
provals; Public Hearing Requirement.

ey

(2)

6)

4)

Application for a PUD district classifi-
cation shall be for an amendment to
the City Zoning Map and approval of
an area plan. An application for a PUD
district classification for a parcel of land
may be made by the owner{s) of record
or by any person(s) acting on behalf of
the owner(s) of record of the subject
parcel, The applicant shall have a sub-
stantial interest in the subject property
prior to filing for a PUD district classi-
fication; said filing shall be in the name
of and signed by all owners, The appli-
cant shall provide evidence of full own-
ership of all land in a PUD, such as
legal title or execution of a binding
sales agreement, prior to approval of
the petition and area plan by the City
Couneil.

The application shall be filed with the
City Clerk who shall transmit the pe-
tition and the area plan to the Depart-
ment of Planning and Community De-
velopment. The application must be filed
at least three (3) weeks prior to the
Planning Commission meeting at which
it is first to be considered. Fees shall
be paid to the City Treasurer; no trans-
mittals shall be made unless the re-
quired fees have been paid in full,
Upon receipt of the petition and plan
from the City Clerk, the Planning Com-
mission shall undertake a study of the
same and shall complete said study
within ninety (90) days of receipt by
the Planning Commission. The Plan-
ning Commission shall advise the ap-
plicant in writing of any recommended
changes in the area plan as are needed
to conform to the regulations and stand-
ards of Ordinance No. 84-18,

The Planning Commission shall, at the
meeting at which it receives the peti-
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tion and area plan from the Clerk, es-
tablish a public hearing on the peti-
tion and area plan, said hearing to be
held within thirty-one (31) days of the
date received by the Planning Commis-
sion. The Planning Commission shall
give notice of the public hearing as

required in Section 3006,

At the public hearing the applicant shall

present evidence regarding the follow-

ing characteristics of the proposed
development:

(a) general character and substance;

(b) objectives and purpose to be served;

(¢} compliance with regulations and
standards;

(d) scale and scope of development
proposed;

(e) development schedules;

(0 compliance with the City’s Master
Plan;

(g) demonstration that the proposed
PUD represents a recognizable and
substantial benefit to the residents
and users of the PUD and to the
City which would not be feasible
or likely occur without the PUD
being developed;

(h) demonstration that there would be
no significant or material adverse
effect by the PUD on the City’s
Master Plan; '

(i) a showing that there would be no
unreasonable impacts by the PUD
on public utilities, facilities or ser-
vices, on surrounding properties,
or on the natural environment;

(i) a showing that there would be no
unreasonable negative econornic im-
pact on swrrounding property val-
ues or for City as a whole;

(k) evidence that the basic integrity
of required open space, and exist-
ing woodlands and wetlands on site
are substantially preserved; and

{) status of single ownership or con-
trol of PUD such that there is a
single person or entity hearing re-
sponsibility for completing the PUD
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in conformity with the approved

plan,
To this end, factual evidence and ex-
pert opinion shall be submitted by the
applicant in the form of maps, charts,
reports, models, and other tangible ma-
terials, and in the form of testimony
by experts such as lawyers, architects,
engineers, landscape architects, realtors,
professional community planners, and
economists as will clearly state for the
record the full nature and extent of the
proposal. Tangible materials shall be
submitted in sufficient quantity for re-
view by the Planning Commission and
other officials. :
At the public hearing or within a rea-
sonable time following the public hear-
ing, the Planning Commission shall
make its final consideration of the re-
quest, and shall recommend to the City
Council denial, approval, or approval
with conditions, of the request. The
Planning Commission shall have pre-
pared a report stating its conclusions
on the PUD request, the basis for its
recommendations, its recommendations,
and any conditions relating to an af-
firmative recommendation. If an amend-
ment to the zoning ordinance is neces-
sary to permit the proposed PUD, the
Planning Commission shall also make

a recommendation on the proposed zon-.

ing amendment. The public hearing held
pursuant to this subsection shall also
gerve as the public hearing for the pro-
posed zoning amendment.

The City Council shall be provided with
a copy of the Planning Commission’s
report, a summary of comments received
at the public hearing, minutes of all
proceedings, and all documents related
to the PUD request. Within a reason-
able time of the action of the Planning
Commission, the City Council shall deny,
approve or approve with conditions, the
request.

If the petition and area plan are ap-
proved by the City Council, the appli-
cant shall review the petition and area
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plan in their approved form. The ap-
plicant and all owner{s) of record or
the legal representative of the owner{(s)
of record of all property included within
the PUD shall then sign an agreement
that the approved petition and area
plan, and the conditions of approval,
shall be binding upon the applicant and
owner(s) of record and upon their heirs,
successors, and assigns. The petition
and area plan shall not be officially
approved nor may the applicant sub-
mit a preliminary site plan, where ap-
plicable, or a final site plan for the lot
or any part thereof, until said agree-
ment has been signed as required herein
and has been received by the City Clerk,
Within three (3) days of the official ap-
proval of the petition and the area plan
by the City Council, the City Clerk
shall attest the PUD district designa-
tion for the lot in question on the Zon-
ing Map.

The approved area plan and signed
agreement shall be recorded by the pe-
titioner with the Oakland County Reg-
ister of Deeds within ten (10) days of
the date of approval of the petition and
the area plan by the City Clerk. The
petitioner shall immediately provide a
certified copy of the recorded documents
to the City Clerk,

The City Counecil may enforce any or
all provisions of the approved area plan
and agreement, and conditions of ap-
proval, against the petitioners, owners,
successors, assigns, or agents,
Performance guarantees to assure com-
pliance with the approved area plan
and conditions of approval may be re-
quired by the City Council at the time
of approval of the area plan, Guaran-
tee to assure completion of site improve-
ments shall be provided in accordance
with Section 3005,8,c.

An area plan for a PUD consisting of

eighty (B0) acres or less shall contain
all the information required for a pre-
liminary site plan as set forth in Sec-
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tion 2516a and the City’s Site Plan

Manual, and the following information:

(a) density of use for each use area of
the site;

{b) location, size, and uses of common
open space and recreation areas;

(¢} general description of the organi-
zation to be established to own and
maintain common open space;

(d) general description of covenants,
grants, easements, or other restric-
tions to be imposed upon land or
buildings, including easements for
public utilities, by-laws, and arti-
cles of incorporation for any home
owners’ association or cooperative
association; ‘

{e) deseription of applicant’s intentions
regarding selling or leasing of all
or portions of land in the PUD and
of dwelling units;

(f) description of all proposed nonres-
idential uses, including types of
stores and offices;

(g) general landscape concept showing
woodlands and vegetation to be pre-
served or added, topography, and
similar features;

(h) recognition of existing wetlands;

(i) delineation of areas to be subdivid-
ed; and

() average initial sales prices of dwell-
ing units for sale and/or average
initial rents of rental dwelling units,

An area plan for a PUD consisting of

more than eighty (80) acres shall con-

tain the information as required in See-
tion 2700,4,b(1Xa) through (j), preced-
ing, and the following information:

(a) location, type, and land area of each

land use; density of dwelling units
(dwelling units per acre); type of
dwelling units;

{(b) general location and right-of-way
width of proposed public streets;
general location and surface width
of major private streets/drives;

(¢) general location of proposed park-
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ing areas and approximate num-
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ber of spaces to be provided in each
area; .

(d) general delineation of areas of in-
tended cutting or filling; existing
natural features to be preserved
or removed; location of existing
structures, streets, and drives; lo-
cation and purpose of existing
easements;

(e) adjacent land uses;

() location and area of each develop-
ment phase; summary of land use
information as required in Sub-
section (a) preceding for each phase;
and

{(g) general description of proposed
water, sanitary sewer, and storm
drainage systems.

Standards for Petition and Area Plan Re-

view. The Planning Commission’s report to -

City Council shall include its determina-
tion as to whether the petition and area
plan meet the following standards:

(1) The proposed development shall conform
to the City Master Plan or any part

thereof, or represents land use policy
which, in the Planning Commission’s
opinion, is a logical and acceptable
change in the Master Plan.

(2) The proposed development shall conform
to the intent and to all regulations and
standards of the PUD district and of
Ordinance No. 84.18.

(8) The proposed development shall be ad-
equately served by public facilities and
services such as: highways, streets, po-
lice and fire protection, drainage cours-
es, water and sanitary sewer facilities,
refuse disposal, or that the persons or
agencies responsible for the proposed
development shall be able to provide
in a manner acceptable to the City Coun-
cil, any such facilities and services.

(4) The common open space, any other com-
mon properties, individual properties,
and all other elements of the PUD are
so planned that they will achieve a
unified open and recreation area sys-
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tem with open space and all other el-
ements in appropriate locations, suit-
ably related to each other, the site, and
the surrounding land.

The applicant shall have made provi-
sion, satisfactory to the City Council,
to assure that those areas shown on
the plan for use by the public or by
occupants of the development will be
or have been irrevocably committed for
that purpose. Provision, satisfactory to
the City Council, shall have been made
to provide for the financing of any im-
provements shown on the plan for open
space area, and common use areas which
are to be included within the develop-
ment, and that maintenance of such
improvements is assured by a means
satisfactory to the City Council,

The location of the proposed uses, layout
of the site, and its relation to streets
giving access to if, shall be such that
traffic to, from, and within the site and
assembly of persons in connection there-
with, will not be hazardous or incon-
venient to the project or the neighbor-
hood. In applying this standard the
Planning Commission shall consider,
among other things, convenient routes
for pedestrian traffic, particularly of
children, relationship of the proposed
project to major thoroughfares and street
intersections, and the general charac-
ter and intensity of the existing and
potential development of the neighbor-
hood.

The mix of housing unit types and den-
sities, and the mix of residential and
nonresidential uses shali be acceptable
in terms of convenience, privacy, com-

‘patibility, and similar measures.

Where applicable, the Planning Com-
mission shall determine that noise, odor,
light, or other external effects from any
source whatsoever, which is connected
with the proposed use, will not adversely
affect adjacent and neighboring lands
and uses,
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The proposed development shall create
a minimum disturbance to natural fea-
tures and land forms.

Streets shall follow topography, be prop-
erly spaced, and be located and aligned
in accordance with the intended func-
tion of each street. The property shall
have adequate access to public streets.
The plans shall provide for logical ex-
tensions of public streets and shall pro-
vide suitable street connections to ad-
jacent parcels, where applicable.
Major pedestrian circulation shall be
provided for within the site, and shall
interconnect all residential areas, com-
munity areas, and commercial and other
services where applicable. The pedes-
trian system shall provide a logical ex-
tension of pedestrian ways from out-
side the site and shall provide pedestrian
connections to the edges of the site,
where appropriate.

d. Effect of Approval of Petition and Area Plan.
Approval of the petition and area plan by

the City Council shall have the following

effects:

1)

(2)

@)

Approval shall confer a right to the
applicant, for a period of three (3) years
from the date of approval, that exist-
ing zoning regulations as they apply to
the land included in the petition, and
the area plan, shall remain unchanged,
provided that required subsequent plan.
ning and/or construction are diligently
pursued in accordance with the approved
area plan within this time period.
Approval of an area plan shall indi-
cate the City Council’s and Planning
Commission’s acceptance of uses, build-
ing location in the case of a PUD of
eighty (80) acres or less in area, layout
of streets, dwelling unit count and type,
floor areas, densities, and all other el-
ements of the area plan

Approval of an area plan of eighty (80)
acres or less in area shall authorize
the applicant to file an application for
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final site plan approval for all or any
phase of the development shown on the
approved area plan, Final site plans
shall not be required of any area which
is to be platted for single-family detached
residential use. Such approval shall also
authorize construction to begin onsite
improvements such as streets and drives,
parking lots, grading, installation of
utilities, and building foundations, pro-
vided the City Council gives permis-
sion for such construction after recom-
mendation by the Planning Commission,
Grading, tree removal, and other
changes in the existing topography and
natural features shall be limited to the
minimum required to permit construc-
tion as authorized in this Sub-Section.
Construction shall be limited to those
elements whose location, size, alignment,
and similar characteristica will not re-
quire review as part of a final site plan
or any plat. Engineering plans and speci-
fications shall be approved, and perfor-
mance guarantees shall be provided as
required by Section 3005,8,c before such
construction may commence,
Approval of an area plan of more than
eighty (80) acres shall authorize the
applicant to file a preliminary site plan
on each phase of the proposed devel-
opment as delineated on the approved
area plan and phasing plan. No con-
struction shall hegin within any phase
until after a preliminary site plan is
approved.

Approval of an area plan by the City
Council shall authorize the applicant
to file a preliminary plat for tentative
approval in accordance with the Sub-
division Control Act {Act 288, P.A, 1967,
as amended), and the City’s Subdivi-
sion Control Ordinance No. 7745 [Code
of Ordinances, Chapter 32, Article II),
as amended, for all or parts of the areas
included within the PUD which are to
be platted.

No deviations for the area plan approved
by the City Council shall be permitted
except as provided in this Section.
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B. Preliminary Site Plan Requirements. A pre-
liminary site plan shall be submitted for approval
for each phase of development as delineated on
the approved area plan only for PUDs consisting
of more than eighty (80) acres of land area. The
preliminary site plan shall be submitted and re-
viewed, and shall meet all provisions of Section
2516, In addition to these provisions, the prelim.-
inary site plans shall conform to the approved
area plan.

8. Final Site Plan Requirements. A final site
plan shall be approved for each phase of a PUD as
delineated on the approved area plan. Each final
site plan shall be submitted and reviewed, and
shall meet all provisions of Section 2616, Land-
scaping plans shall be submitted and be in accor-
dance with the standards set forth in Section 2509,
Landscaping within a given phase shall conform
to those requirements applicable to the type of
development within that phase, i.e., detached
single-family development shall conform to the
requirements applicable to subdivisions, ete. The
Planning Commission shall transmit the approved
final site plan to the city Council for its informa-
tion.

7. Subdivision Plats.

a. A preliminary plat for all or part of a PUD
may be submitted for review and approval
following approval of the PUD area plan
by the City Council.

b. The City Council shall have the authority

to deny or table an application for tenta-
tive approval of a preliminary plat if, in its
opinion and after a report thereon from the
Planning Commission, such plat will resuit
in premature development of the area in-
volved or will result in improper schedul-
ing of various public improvements such
as, but not limited to, roads, utilities, and
schools,

¢. A preliminary or final site plan shall not
be required for any parts of a PUD which
are to be platted for single-family detached
residential development.

Flats in a PUD shall conform to the Act
288, P.A. 1967, as amended, the City Ordi-
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nance No, 7745 [Code of Ordinances, Chap-
ter 32, Article II}, as amended, the regula-
tions of the PUD district, and the approved
area plan,

8. Common Areas and Fuacilities.

a.

The location, extent, and purpose of all com-
mon areas and facilities shall be clearly
identified on the area plan, on the prelimi-
nary site plan where applicable, and on
each final site plan. Al such areas and
facilities which are to be conveyed to any
agency if accepted by said agency, shall be
clearly identified accordingly on the final
site plan(s).

All public areas and facilities which are to
be dedicated to and occupied by a public
agency shall be so dedicated and accepted
by said agency of a final site plan, unless a
binding agreement for dedication is provided
in leu of dedication.

Legal instruments setting forth a plan or
manner of permanent care and maintenance
of common areas and facilities shall be sub-
mitted to the City Attorney for review as
to legal form and effect, and to the City
Council or Planning Commission, whichever
is applicable, for review, as to the suitabil-
ity of such areas and facilities for the pro-
posed use. Said legal instrument shall be-
come a part of the approved plat or final
site plan, whichever is applicable,

Where Property Owners Associations (POA)
are to be used to maintain and preserve
common areas and facilities, the developer
shall file a declaration of covenants and
restrictions that will govern the POA(s),
same to be filed with the area plan applica-
tion. The provisions shall include, but shall
not be limited to the following:

{1) A POA shall be established before any
homes or businesses in the PUD are
sold or leased.

(2) Membership in the POA shall be man-
datory for each buyer and for any sue-
cessive buyer and shall be so specified
in the covenants.

{3) Restrictions shall be permanent.
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(4) The POA shall be made respensible for
lability insurance, local taxes, and main-
tenance of common areas and facilities.

(5) Property owners shall pay their pro
rated share of the costs and it shall be
80 specified in the covenants. Assess-
ments levied by the POA can become a
lien on the property.

(8) A POA shall have authority to adjust
the assessment to meet changed needs.

(7} The City Council shall review the pro-
posed by-laws and articles of incorpo-
ration of any POA prior to approval of
the area plan,

The permanence and integrity of common

open space may be secured by conveyance

of development rights of such areas to a

public agency if accepted by said public

agency. Such rights shall not inciude those
needed to improve the common open space
areas in accordance with an approved area
plan, approved preliminary site plan, where
applicable, phasing plan, and final site plan,

Common areas and facilities may be deeded
to a trustee who shall be responsible for
the collection and disbursement of funds,
and who shall account to the individual
owners as to the use of their monies. If a
trustee is utilized, the trustee shall employ
a professional manager, The trustee may
be a home owners’ association, a trust com-
pany, or similar organization.

Easements shall be given to each individ-
ual owner for the use of such areas and

Afacilities.

Where facilities are to be constructed as
part of the common area open spsce system
performance guarantees shall be provided
as required by Section 3005,8,5.

. Amendment and Revisions.

A developer may request an amendment to
an’ approved area plan, an approved pre-
liminary site plan, or an approved final
site plan. Any amendment to an approved
preliminary or final site plan which results
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in a major change in the approved area
plan, as defined in this Section, shall re-
quire an amendment to the approved area
plan. All amendments shall follow the pro-
cedures and conditions herein required for
original submittal and review, in full.

A request for amendment shall be made in
writing to the Planning Commission and
shall clearly state the reasons therefor, Such
reasons may be based upon such considera-
tions as changing social or economic condi-
tions, potential improvements in layout or
design features, unforeseen difficulties, or
reasons mutually affecting the interests of
the City and developer, such as technical
causes, site conditions, state or Federal pro-
jects and installations, and statutory revi-
sions, The Planning Commission, upon find-
ing such reasons and requests reasonable
and valid, shall so notify the applicant in
writing. Following payment of the appro-
priate fee as required for original submit.
tal, the developer shall submit the required
information to the Planning Commission
for review. If the approved plan is to be
amended, the Planning Commission shall
immediately notify the City Council.

Modifications to be considered major chang-
es, for which amendment is required, shall
include one or more of the following:

(1) cha‘ng-e in éoncept of the development;
{2) change in use or character of the devel-
opment,;

(3) change in type of dwelling unit as iden- '

tified on the approved area plan;

(4) change in the number of dwelling units;

{5) change in nonresidential floor area of
over five (5) percent;

{6) change in lot coverage and FAR of the
entire PUD of more than one (1) percent;

(7} rearrangement of lots, blocks, and build-
ing tracts;

(8) change in the character or function of
any street;

(9 reduction in land area set aside for com-
mon open space or the relocation of
such area(s); or

{10) increase in building height.
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A developer may request Planning Com-
mission approval of modifications which con-
stitute minor changes, as defined in this
Section, in an approved area plan, in an
approved preliminary site plan, where ap-
plicable, or in an approved final site plan.
The Planning Commission shall notify the
City Council and any other applicable agency
of its approval of such minor changes, The
revised drawings as approved shall each be
signed by the applicant and the owner(s) of
record or the legal representative(s) of said
owner(s),

Modifications to be considered minor chang-
es, for which approved plans may be re-
vised rather than amended, shall include,
among other similar modifications, the
following:

(1) achange in residential floor area;

(2) a change in nonresidential floor area
of five (5) percent or less;

(3) minor variations in layout which do
not constitute major changes; and/or

(4) a change in lot coverage and FAR of
the entire PUD of one (1) percent or
less,

Reserved.]

The Planning Commission shall have the
authority to determine whether a requested
change is major or minor, in accordance
with this Section, The burden shall be on
the applicant to show the reasons for any
requested change owing to changed physi-
cal or economic factors, or consumer demand.

Expiration of Plan Approvals,

An area plan shall expire eighteen (18)
months after approval by the City Council
unless a final site plan for the first phase of
the project, or the entire property in the
PUD if development is not to occur in phas-
es, is submitted to the Planning Commis-
sion for review and approval. Thereafter
the final site plan for each subsequent phase
shall be submitted to the Planning Com-
mission for review and approval within two
(2} years of the date of approval of the im-
mediately preceding final site plan,




§ 2700

b. A final site plan for the entire area classi-
fied as a PUD, or all final site plans for all
phases thereof, shall have received approval
of the Planning Commission within three
(3) years, in the case of PUD of eighty (80)
acres or less in area, or within five (5) years
for a PUD of more than eighty (80} acres in
area, of the date to City Council approval
of the area plan. All final plats in the PUD
shall have been approved and recorded within
the preceding time periods,

c. Expiration of an approved area plan as set

forth in Section 2700,10,a, preceding and .

failure to obtain approval of final site plans
and final plats as provided in Sections
2700,10, a and b, shall authorize the City
Council to revoke the right to develop under
the approved area plan, after a hearing,
unless the developer has requested, and the
City Council has approved an extension of
time. (See SEC 2700,11,) Where the plan
has been revoked the City Council may
require that a new area plan be filed and
reviewed in accordance with the require-
ments for the original application. Said ex-
piration shall also authorize the City Coun-
cil to initiate a zoning amendment to place

the subject property into one or more zon-

ing districts deemed by the City Council to
be appropriate. Expiration of an approved
area plan shall be duly noted on the Offi-
cial Zoning Map, and shall be signed by
the Mayor and attested by the City Clerk.
The Building Inspector [Officiall shall no-
tify the City of the expiration of an approved
area plan,

d. Approval of a final site plan in a PUD shall
expire and be of no effect one hundred eighty
(180) days after the date of approval of the
Planning Commission unless the Building
Inspector [Official] shall have issued a build-
ing permit for the development authorized
by said approved plan. A final site plan in
a PUD shall expire and be of no effect five
hundred forty-five (545) days after the date
of approval by the Planning Commission
unless construction ig begun and is diligently
pursued in accordance with the approved
final site plan. Expiration of an approved
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final site plan shall authorize the Planning
Commission to require filing and review of
a new final site plan in accordance with
the provisions of this Section,

e. Development shall be completed within two
(2) years of the date of approval of a final
site plan, If said development is not so com-
pleted, the Planning Commission shall not
review or approve final site plans for any
subsequent phases of the PUD unless the
developer has requested and the Planning
Commission has approved an extension of
time. (See SEC. 2700,11.)

f. If an approved area plan or an approved
final site plan has expired as set forth in
this Section, no permits for any develop-
ment or use of the property included in the
PUD shall be issued until the applicable
requirements of this Section have been met.

11, Extension of Time Limits. Time limits set
forth in this Section may be extended upon show-
ing by the developer that changed physical or
economic factors, or consumer demand require a
time extension, and by written agreement, between
the applicant and the City Council, in the case of
area plans, and between the applicant and the
Planning Commission, in the case of final site
plans.

12, Modifications During Construction. Al site
improvements and building construction shall con-
form to all approved plans required in this Sec-
tion which authorizes such improvements and con-
struction, and to all approved engineering and
architectural plans related thereto. If the appli-
cant or developer makes any changes in the im-
provements and buildings during construction in
relation to such approved plans he shall do s0 at
his own risk, without assurance that the City
Councii, Planning Commission, or City Official,
whichever is applicable, will approve such changes.
Where field changes are necessary, the applicant
or developer shall, if reasonably possible, first
obtain approval from the appropriate body or offi-
cial. If such prior approval cannot be obtained,
and the changes are made, the applicant shall
immediately notify the appropriate body or offi-
cial of such changes and shall, as soon thereafter
as is reasonable, submit as-built drawings of all
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such changes. The City Council, Planning Com-
mission, Building Director, or City Consulting
Engineer, whichever is applicable, may require
the applicant to correct any change made in the
field without prior approval so as to conform to
the approved plans.

13. Performance Guarantees. Performance guar-
antees to assure compliance with the approved
area plan and conditions of approval may be re-
quired by the City Council at the time of approval
of the area plan. Guarantees to assure completion
of site improvements shall be provided in accord-
ance with Section 3005,8,c.

14. Viclations.

a. An area plan, preliminary plan, or final
site plan approved under the provisions of
this Section shall have the full force of the
Zoning Ordinance. Any vioclation of such
approved plan shall be grounds for the City
Council to order that all construction be
stopped, and to order that building permits
and certificates of occupancy be withheld
until the violation is removed or adeguate
guarantee of such removal is provided to
the City Council.

b. Violations of any plan approved under this
Section, or failure to comply with any re-
guirements of this Section, including any
agreements and conditions attached to any
approved plan, shall be considered a viola-
tion of this Ordinance as provided in Sec-
tion 3800. ‘

(Ord. No, 86-18.28, Pt. I, 11-3-86; Ord, No. 88-
18.63, Pt. 11, 12-12-88; Ord. No. 90-18.94, Pt. IV,
10-1-90)

ARTICLE 28. RESERVED*

Seecs. 2800—-2803. Reserved.

*Editor's note—Ord. No. 88.-18.569, Pt. I, adopted Sept. 12,
1988, repealed former App. A, Art. 28, §§ 2800—2803, relative
to senior citizen housing, which derived from Ord. No, 87-18.41,
Pt. I, adopted July 6, 1987, and Ord. No. 88.18.54, Pt. I,
adopted April 18, 1988,

Supp. No. 14

3313

§ 2004

ARTICLE 29, GENERAL EXCEPTIONS

Sec. 2500, Area, Height and Use Exceptions,

The regulations in this Ordinance shall be sub-
ject to the following interpretations and exceptions.

Sec. 2001, Essential Services.

Esseniial services serving the City of Novi shall
be permitted as authorized and regulated by law
and other ordinances of the Municipality. Over-
head or underground lines and necessary poles
and towers to be erected to service primarily those
areas beyond the Municipality shall receive the
review and recommendation of the Planning Com-
mission to the City Council, and the review and
approval, after public hearing, of the City Coun-
cil. Such a review of the City Council shall con-
sider abutting property and uses as they relate
to easements, rights-of-way, overhead lines, poles
and towers and further, shall consider injurious
effects on property abutting or adjacent thereto
and on the orderly appearance of the City,

Sec. 2902, Voting Place.

The provisions of this Ordinance shall not be so
construed as to interfere with the temporary use
of any property as a voting place in connection
with a municipal or other public election.

Sec. 2903. Height Limit,

The height limitations of this Ordinance shall
not apply to farm buildings, chimneys, church
spires, flagpoles, public monuments or commer-
cial wireless transmission towers; provided, how-
ever, that the Board of Appeals may specify a
height limit for any such structure requires au-
thorization as a conditional use and provided fur-
ther that the height of any such structure shall
not be greater than the distance to the nearest
property line.

Sec. 2904, Lot Area,

Any lot existing and of record on the effective
date of this Ordinance may be used for any prin-
cipal use permitted in the district {in} which such
lot is located, other than conditional uses for which
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THIS AGREEMENT is ma

day of 52%5?% . 1989, by and between the CITY OF NOVI,
a Michigan munieipal corporation ("CITY") whose address is 45175

st en—Mile Reoad; —Novi, igan 48050, and the undersigned

Property Owners ("PROPERTY OWNERS"), represented collectively by

Classic Construction Corporation, a Michigan corporiation whose

address 1is 7001 Orchard Lake Road, Suite 130, West Bloomfield
: C . A436 REG/DEEDS PALD
Township, Michigan 48322, BGOz MRYOS: 92 2hrS200
K Q430 MISC 32405
RECITALS

i .
» A. The Property Ownersgaregthe4owne¥sga£4pfeper%y44444‘f

located in Sections 1 and 2 of the City of Novi, o0Oakland County, {

State of Michigan, described in bxnlﬁh&' A attached hereto
& REG-DEEDS Foih ;
D002 MAY.08- 32 10:529M !
MB0 RMT FEE 2.04 -

- B.  Article 27 of the City's Ordinance No. 84-18,

("PROPERTY") ,

as amended, the city of Novi Zoning Ordinance, provides for the

Flanned Unit Development as a method of development designed to
allow a combination of single-family residential, multiple~family ;
dwellings, commercial and office uses in a manner which is

J innovative, efficient and which will protect and conserva natural

%z;NI;esources and be compatible with adjacent uses of land.

C. The Property Owners wish to develop the Property
as a Planred Unit Development pursuant to Article 27 of the city of:
Novi Zoning Ordinance.

D. The Property Owners have applied to the City for
permnission to develop the Property as a Planned Unit Development by

submission of a petition and area plan. fThe petition and zrea plan °

) 3 were approved by the Novi City Council on January 9, 1989, : 2;\{a
Qypfz ROW, THEREFORE, in uconsideration of +the mutual * )
covenants provided herein, the parties agree as follows: ‘jﬁ' E
ﬁ;ﬁ 1. That the Property Owners shall have the right to : ;

development of the Property as a Planned Unit Development in
acceordance with the approved petition and area plan, attached nereto
as Exhibit B, and made a part hereof, and those conditions imposzed
by the City at the time of approval of the petition and area plan, !
as contained in the minutes of the meeting of the Novi city Counci) :
of January 9, 1989, and in accordance with all applicable statutes,

ordinances, rules and requlations, including but not limited to

oK. — W¥ B A0

N |
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Article 27 of the City of Novil‘"b{%l‘ég%qg‘ﬁm:e. The Property shall

ed Con = ordance n he approv:sd areas

ot D developed © »

]
= i Fiv o il = =

pa‘, = ondi o = o
Novi city Council held on January 9, 1989, and all preliminary and

final site plans subsequently approved, absent amendment as

permitted under Article 27 of the City of Novi Zoning Ordinance.
2. By approval of the petition and area plan, thz City

accepts the proposed uses, the layoukt of streets, the dwelling units

count and type, and all other elements of the petition and area

plan. The Property Owners are authorized to submit a preliminary

s oo he dovaelanmon M on L) on- o

site plan and final site plan for that vhase. The City may,

pursuant to City ordinances, require the Property Owners te provide
financial guarantees for the completion of road, water mains,
sanitary sewers, and storm drains for the entire planned unit

devalopment. Where such guarantees are required, nc construction

of any phase shall commence wuntil such guarantees have been
provided. For those areas of the development to be platted, the
Property Owners are authorized to submit a preliminarf plat for
tentative approval in accordance with Act 288 of the Public Acts of
1967, as amended, the Subdivision Control Act, and city of Novi
ordinance No. 77-45, as amended, the City of Novi Subdivision
ordinance. The approved petition and area plan shall expire on July
9, 1990, eighteen (18) months after approval, unless the Property
Owners have submitted to the City of Novi Plariing Commission tor
review and approval of a final site plan for the first phase of the
development., Thereafter, the site plans for subsegquent phaées shali
be submitted in accordance with Section 2700-10b of City of Novi
ordinance No. 84-18, as amended, the City of Novi Zeoning Ordinance.

3. The Property Owners designate Classic Constructicn
corporation, a Michigan corporation, as their repressntative fer
purposes of dealing with the City relative to this Ayreement and
development of the Planned Unit Development.

4., This Agreement shall be deemed to run with the land

and shall bind the heirs, successors and assigns of the parties

hereto and all subsequent owners of the land within the develcpment.
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IN WITNESS WHERECF, the parties hereto have executed this

N o Agreement on the date first written above.
WITNESSES: CITY OF NOVI, a Michigan N
municipal corporation N
! = eI 5 '
”Z'd/mo;q 75’64.@:”(:&/ BY /fffé’z:iefk /4:;7::»-&__
Mg neg/KaaTTe v MA'I;‘DHEW QUINN =~ i{ayor ;
S ’,’7/; . Wi AP A b - . o s H
7 {M%H L1 A HEADERELR BY: Xl ot g1 //:-*Lé«;()?aﬁ/
Ly ’5“ Nk ey .~ GERALDINE STIFP - city Cler
¢

s o o-partnersh'@.?.:—}/”“\}
Womne I Tpcent. BY: S TS SR

. T THenAd J Ly duene Sam BlamemsTe ivu
- X @trt, L Its: Db s
1

UJZMes €. BEysi_

CLASSIC CONSTRUCTTON CORPORATION,

| , a Michigan corpowation,
L Y g R el
we \S M BY: R~ piligey
AT T L0 s Tl 7. S \f'?!'.
L M 4’—‘/4‘—‘ Its: N _’7,.;,3-; _";’\ ,
’ C/j\ﬂwes &’ Belyes..

MANUFAQTURERS N, (o)} BANK OF

i DETROIT} a Michilgan co K13]
) (Mortga ] Holde nly /'
| T B j‘u” 44
. rTy . apes D‘.—"ﬂresgon )
Tts: L UF s :
STATE OF MICHIGAN) . '
) S5: .
COUNTY OF(84/and )
on this £ ¢74 day of ) 'c//}’ , 1989, before me

a Notary Public personally appeared MATTHEW QUINN and GERALDINE
STIPP, Mayor and City Clerk, and who, after being first duly sworn,
did say they executed this Agreement on behalf of the City of Novi i
and aclknowledged the same to be the free act and deed of the City

of Novi, made and executed by them on the City's behalf by the :

near O\ oo
_@a/f;r"/ S e . No;a_irglPublic

ek #¢7_, County, 2

- 2 Y :.c/;.qa b

My Commission Expires: &4~ Z

authority of Novi City Council.

AGNES C. btsiN

NOTARY PUBLIC STATE OF HICHIGAK
DAKLAND COUNTY

MY COMHISSION EYP. AL, 19,1807
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R STATE OF MICHIGAN)

) 5S¢ 1z 120905758

COUNTY OF _QAKLAND Y

on this _4rh day of May , 1989, before me

a Notary Public personally appeared James D. Preston, Vice Presideat .

and who, after heing first duly sworn, did say they executed this

Agreement on behalf of the Manufacturers National Bank of Detroit,

a Michigan corperaticn, and acknowledged the same to be the free act

and deed of the Manufacturers National Bank of Detroit, made and
executed by him/her on the Bank's behalf by the authority of

Manufacturers National Bank of Detroit.

_# VB
/‘ e

- l,"‘léf L7 G2
A Notary Public

, County, Michigan
My Commission Expires:

BRENDA ANN TAIT -
Nolary Public, Woyne County, M

STATE OF MICHIGAN) mmmmm,h
} S8:
COUNTY OF §éadinnd. )

on this f4A_ day of _ (el , 1989, before me

a Notary'Public, personally appeared Sam lgﬂLXne‘nS'ﬁﬁth

.} . —
ﬁoar‘-}*r\mr— s F The MF)PH',. G‘arou;p eV Jren oot o F

. 7 /
\/,.{ SHE e s { /b -3‘/‘r'/;'(',// F1A! / Frft .
r

who are the representatives of the Property Owners and who did say

that they executed this Agreement on behalf of said Property Owners.

. Zbeerl
ARLEEN R. BUUMENSTEIN ' Notary Pubklic

Notary Public. Ockland County, Mt . County, Michi_ an
My Comissicn Expites 8-18-91 My Commission Expires: __ &£-/£-7/

DRAFTED BY -AND—WHEN
RECORDBE--RETURN-TOA

DENNIS WATSON, ESQ.

FRIED & LEVLITT, P.C.

0700 Telegraph Road, Suite 3655
///girmingham, MI 468010-3979

o
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EXHIBIT A

i — PARCEL T AND H

Land situated in the Township of Novi, Oakland County, State of

il

Michigan, described as the West half of the Northeast rractionsl

quarter of Section 2. Town 1 North, Range 8 Fast, EXCEDIT
0 ad [ he = O he hea -

Secticn 2, Town 1 North, Range 8 East, City of Novi, Oakland County,

Michigan, more particularly described as follows: Begirming at a
., point on the North line of the Northeast fractional 1/4 of Section
. 2, said point being located South 88 degrees 44 minutes 36 seconds
« East 220.19 feet from the North 4 corner of said Section; thence

parallel to the North and South 1/4 lin: of said Section, South G0
. degrees 54 minutes 00 seconds West 500.27 feet to a point of curve;
o thence along the arc of a curve to the right, 304.54 feat to a point
of tangent, said curve having a radius of 775.51 feet, central angle
22 degrees 30 minutes 00 seconds and chord bearing and distance,

Sou > degrees 09 minutes 00 seconds West 202.59; thence South 23
degrees 24 minutes 00 seconds West 249.74 feet to a point of curve;
2 thence along a arc of a curve to the left 336.31 feet to a point of

tangent, said curve having a radius of 861,51 feet, central angle
22 degrees 30 minutesloo seconds and chord bearing and distance,

) N dedgree 09 min &S 00 Seconas 5 ‘-- »»»»»

along the Worth and South 1/4 line of said Section, South G0 degrees

§4 minutes 00 seconds West 1845.17 feet to the center of Section 2;
- thence along the East and West 1/4 line of said Section, South 89
degrees 33 minutes 08 seconds East 86.00 feet; thence parallel to
the North and South line of sald Section, North 00 degrees 54
minutes 00 seconds East 1844.42 feet to a point of curvae: thence
along the arc of a cuxve to the right 304.54 feet to & point of
. tangent, sald curve having a radius of 775.51 feet, central angile
A 22 degrees 30 minutes 00 seconds and chord bearing and distance
North 12 degrees 09 minutes 00 seconds East 302.59 feet: thence
North 23 degrees 24 minutes 00 seconds East 249.74 feet to a paint i
of curve; thence along the arc of a curve to the left 338.21 feet :
to a point of tangent, said curve having a radius of 861.51 feet,
central angle 22 degrees 30 minutes 00 seconds and chord bearing :
and distance North 12 degrees 09 minutes 00 seconds East 336.14
feet; thence parallel to the North and South 1/4 line of said
Section, North 00 degrees 54 minutes 00 seconds East 499.92 feet to
tha North line of the Northeast fractional 1/4 of Section 2; thence
along said North line, North 88 degrees 59 ninutes 36 secconds West
4£3.00 feet to the South 1/4 corner of Section 35, Town 2 North,
Range & East, thence along the North line of the Northeast
fractional 1/4 of Section 2, North 88 degrees 44 minutes 36 seconds
West 43.00 feet to the point of beginning. sSubject to the rights
of the public and of any governmental unit in any part thereof
taken, used or deeded for strect, road or highway purposes.

Parcel Identification No. 22-02-201-001.
22=02~200~004.

PARCEL ITT: |

Beginning the East 18 1/2 acres of the Southeast 1/4 of the
Northeast fracticnal 1/4 of Section 2, Town 1 North, Range B East,
City of Nevi, Oakland County, Michigan. Subject to the rights of
the public and of any governmental unit in any part thereo:s taken,
used or deeded for street, road or highway purposes.

Parcel Identification No. 22-02~-200-003.

PARCEL JIV:

Being the West 40 acres of the North 160 acres of the Northwest
fractional 1/4 of Section 1, Town 1 North, Range 8 East, Citv of
Novi, Oakland County, Michigan. Subject to the rights of the public
and of any governmental unit in any part thereof taken, used or
deeded for street, road or highwiy purposes. f

Parcel Identification No. 22-01-100-001.
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PARCEL V: 1R 12590;3760

The East 1/2 of the Northeast fractional 1/4, except the East 18.5
- he Southeas 4 of said Northeast fractional 1/4 of

Section 2, Town 1 North, Range 8 East, City of Novi, Oakland Zounty,
Michigan. subject to the rights of the. pubklic 2nd of any
governmental unit in any part thereof taken, used or deeded for
street, road or highway purpeoses.

parcel Identification No. 22-02-200-002.
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EXHIBIT A (RESTATED)

PARCEL A: Part of the Northeast 1/4 of Seetion 2, Town I North,
Range 8 East, Novi Township, now City of Novi, Oakland County,
Michigan, degeribed as beginn.ng at the North 1/4 corner of said

Section 2 and proceeding thence South 88 degrees 44 minutes 36
secands Eagt 220,16 feet along the North line of Section 2 to the

West right nf way of Decker Road (86 feet wide); thence thence
following four {4) courses and distances alorg said right of way
line Snuth 00 degrees 54 minutes Oﬂ secnnds West 500, nq feel and
s.J = P
feet, nontral anglp 22 dpgrees 29 mxnutps 59 BﬂennﬂB, FhOfd lpnqth
302,59 feet and a chord hearing of South 12 degrees 09 minutes 00
peconds West and South 23 degrees 24 minutes 00 seconds West 245.74
feet and 338,31 feet along an arc of a curve to the left, radius
B61.51 feet, central anale 22 degrees 29 minutes 59 seconds chaord
lﬂngth 336.14 feet and a chord bearing of South 12 degrees 09

ninutes 00 seconds West 1o the North and South 1/4 line of Section
2; thence North 00 degrees 54 rminutes 00 seconds East 13%0.82 feet

along said 1/4 line to the pcint of heginning.

20 Ol L0l
PARCEL Bl: A QOF THE MAPLE- OF NOVI, MAPLE HILLS CONDOMINILM,
according to the Master Deed recorded in liber 11034, pages 593

rhrough 635, bath inclusive, and First Amendment to the Master Deed
recorded in liker 11315, pages 681 through 688, both inclusive,
takland County Records, and Second Anendment to the Master Deed
recorded in liber 11522, pages 526 and 527, and Third Amendment. to
the Master Deed recorded in liber 11550, pages 354 through 363, both
snrlusive, and Fourth Amendment to the Master Deed recorded in

liber 11597, pages 861 through 862, both inclusive, and Fifth
amendment to the Master Deed recorded in liher 11724, pages 783
through 795, both inclusive, Oakland County Records and designated
48 Oakland County Condominium Subdivision Plan Ko. 627 together with
rightg in genPral common elements and limited common elements, as
get forth in the above degeribed Master Deed and as descrihed in Act

59 of the Public Acts of 1978, as amended,.
22-Cl —~/0l-000 OO e ]
FARCEL B2: ALL OF THE MAPLES OF NOVI, MAPLE GREENS CONDOMINIOM,

according to the Master Deed recorded in liber 11034, pages 636
throngh 677, both inclusive, and amended by First Amendment recorded
in liber 11478, pages 891 through %01, both inclusive, and Second
amendment recorded in liber 11607, page 465 through 474, both
inclusive, and Third Amendment to the Master Deed recorded in liber
11635, pages 778 through 798, both inclusive, and Fourth Amendment to
the Master Deed recorded in liber 11666, pages 755 through 759, both
inclusive, and Fifth Amendment to the Master Deed recorded in liber
12179, pages 156 through 167, both inclusive, and Sixth Amendment to
Master Deed recorded in liber 12246, pages 058, through 066, both
inmlusive, Qakland County Records, and designated as Oakland County
Condominium Subdivision Plan No. 628 together with rights in general
common elements and limited commen elements, as set forth in the
above described Master Deed and as desaribed in Act 59 of the Public
Aets of 1978, as amended. s
P RO =l - OO0 G D 0L >p
PARCEL B3: ALL OF THE MAPLES OF NOVY, MAPLE POINTE CONDOMINININ,
arcording te the Master Deed recorded in liber 11664, pages 616
through 67%, both inclusive, and First Amendment. to the Master Jeed
recorded in liber 11737, pages 626 through 632, hoth 1nrluq1v¢, and
Second Amendment to the Master Deed recorded in liber 12038, rpaces
338 through 348, both inclusive, and Third Amendment to the Master
Deed recorded in liber 12115, pages 428 through 440, both inclnzive,
Oakland County Records, and designated as Oakland County Condominiam
Continued on next page
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LEGAL DESCRIPTION CONTINJED

subdivision Plan Na. 709 together with rights in general commcp
elements and limited common elements, as set forth in the above

described Master Deed and as described in Act 59 of the Public Acts
~f 1978, as amended.

52-02-202-000 Goao707

PARCE B4 A = B a . . H arccn il
the Master Deed recarded in liber 123150, pages 545 through 614, both
inclusive, Dakland County Records, and designated as Qakland County
Condominium Subdivision Plan No. 750 together with rights in general
common elements and limited common elements, as set forth in the
above descrihed Master Deed and as described in Act 59 of the Publiec
acts of 1978, as amended. . g - o .

Props A2 ~ 0L~ 200 - Si7 (/N/szoaudc,og’fg;o&lub BF As.s/aygy;",'
PARCELBS5:— Part of tha Northwest 1/4 of Section an a of the
Northeast 1/4 of Section 2, beginning at the Northwest corner of
Zection T, Thence South BE degrees 38 minutes 01 seconds East 649.63
feat; thenge South 02 degrees 05 minutes 07 geconds West 691.00 feel;
thence South 87 degrees 46 minutes 02 seconds East 17 [eet) thence
South 00 degrees 49 minutes 18 seconds West 1835,59 feet; thence
sorth 88 degrees 319 minutes 42 seconds West 682,52 feet; thence South
Ni degrees 32 minutes 29 seconds West 649,34 feet; thence North 89
dzgreeaz 33 minutes 08 seconds West 2570.63 feet; thence North 00

ADT E 0 NORT MAD

deqgrees 54 minutes G0 weConwls 44-4¢ et thence 2
tn the right, radius 775.531 feet, chord bears North 12 degrees (9
minutes 00 sersonds East 302.59 feet, distant of 304,54 feet; thence
North 23 deqrees 24 minutes 00 seconds East 249.74 feet; thence aleng
curve to the left, radius 861.51 feet, chord hears Nerth 12 degrees
09 minutes 00 meconds East 136,14 feet, distant of 338.31 feel;
thence North 00 degrees 54 nminutes 00 seconds East 49%.75 feet;
thence South 89 degrees 00 minutes 02 seconds East 2385.96 feet to
beginning, except that part taken for THE MAPLES OF NOVI, MAPLE
GREENS, Oakland County Condominium Plan Na. 628, and THE MAPLES OF
NOVI, MAPLE HILLS, Oakland County Condominium plan No. 627 and THE
MAPLES OF NOVI, MAPLE POINTE, 0akland County Condominium Plan No.
709, and THE MAPLES OF NOVI, MAPLE HEIGHTS, Oakland County
Condominium Plan Neo. 750.

DV2-C2-A00-O17 ,/ai’l




(Page 9 of 158)

AR S

----i!;t'¢1‘21590?575_3." —

. P .- . . .t

. . - - .o T

. - . S P

— bl - a -

. -

) - R A Pl
. . R - e H N
- " - - "
¥ 1 g T =

CONSTRUCTION

" Maples of Novi .":'.'-7‘
'AREA PLAN &

o=

Propdséd .




(Page 10 of 158)

. . : N PR " - .
K Lo L, v
vy W N Oy TE S PN

|2

= e M

-3
. - .
- B . et ow

| e 12590% 763
: TABLE OF CONTENTS

Crm——— s M T

1. INTRODUCTION..C.t.l-'---..-l.--..-c.lt..I--to..oo'lll-IG-lD-llOOIil

j 2- MCATION;...---..------...-o.--oo-ao.-----....--.-..-..o.....--..l

mcati_on Hap..lliont...----..-a..-..-c.--l..c...n.c-..w-.cluotz

MLH&D..I.C.l.....ll!l.l........'.l.l..D..."..l.l..l....l.ila

Adjac-nt Land UB@S--.-..-..---.--.--.o.-..--c..-.-:.oa-----o--4

DenSity MAD s s s s s a v s pr s e se s s s daw - I‘.Fll’--Is

DUE » CEnnl--'--po-co-o..-ooot---.o... -----

Surv.Y---.-.-.-..on--:.-.'.-.oo.n.-o----..........-.o-- -------

.----8

A‘erialslacto.lonloisnucoctcl..I--.otnl.lII.tlcsotc-t--a.-

Neyer, Tiseo & Hindo, Ltd. Soil Borings Report.....Supplement-A

Engine‘ring statm’nto..u-o.lt.8..l"t..cl..o..--ln.llolo.'9-11

Existing Easements & GELUCEUT®S e« s s sencvvvccsosnovonsescsosecld
Easements con Survey..........................,...............11
Easements Dcscriptionu.......................................14
4. SITE CHARACTERISTICS. . «sscuesessssssassescasensassosesssnssensslS
Landscape concapts........................................16-17
Wctland‘qu..ﬂ...............................................13
J.J.R. Wetland Report..............................Supplenentua

Golft Hnintenanca...................................Supplenent-c

Matropolitan Forestry Woodland uap...........................19
Woodland Report....,...............................Supplement-D

soils Reportl-llllcuttnnooo-t.-b.b.ll..u-...-o..l.csupplem5ntﬂ£




(Page 11 of 158)

4 . - B 0 . "
- . . - . N LI . s

u:-rp‘:' 9 4 '\""

LEfinErE B rE
e T

; TABLE OF CONTENTS CONT,

I HEADING PAGE NO.

5. SCOPE OF DEVEmPHENT..---- ------- -...--.--o...-.o-...o.--..—-:’.o

" s il

6. Pms AND OPEN SPACE---.---.-....-..-.ao.-.---.o----..-..---Zl

‘I 7- PRN’M ANDACTIVITIESIl‘l-t-...ll.llD'Il---tto.o.ooc.uactozz

—

: Py n N .
" * S LS L =’ A EEAERE A A EEE BRI E

E 9- mFFIc STUDIES....«.-.-.---o...o-.--o...a.-..-..--.-«..----23

Reid, Cool, Michalski Traffic Report............Supplement-F

y.]
3

b )
[

- - v vy 4
L 1 [l e o s p e P a R m B e v s BB P T T RAEBRSER L E B E RS S d s

11. DEVELOPMENT PARKING.:ecesresonannsoracscsrsancnsanossnssnse2d
12. RESIDENTIAL DEVELOPMENT...cerencecsosvsccsrnsnrvonsaeese25226
Zone Hap.................................................27
SAL® PlaAN..eerocovescecasssssosscsncsassasnasscenssasrssseld
A.C.L.F, Type ElevVatioNoeecescecrsnscnssoonncescsnnsassnadd

Adult Unit El.vation-'...t...l‘."l.!.c.'.b.lo-o.'o-.--u-.so

Adult bnit Floor Planlll.lunilo.;lnl....----clo-o..o..-iosl

GOlf Villﬂ. Unit Elevation..D---..l.l..t.o..ll....."lo-0032

s

GOlf Villa Unit Floor plaﬂ..---..---.-..-..--..-.---...--33

| o

F“ily starter Unit Elevationl..cl’l.......ll..-lnl-...lU34

Family Starter Unit Floor PlanN....cccessearvecsvesnsossnee3l

-

13- NON-R.ESIDENTIAL.D-l-n...n-lionluuonllI.....ll.I..--_'-tooositas

i

r MM e

Convenience Commarcial/OfficCe....cvncesccssccccanccesneedf

' B e
e

E




(Page 12 of 158)

w1300 766
TABLE OF CONTENTS CONT.

HEADING PAGE _NO.

14. PROPOSED STORE SIZES, TENANT MIX, AND PHASING. . csveocoseas37=38

E Convenience/Office Facility Sq. Flevioeenarannvsesssseanansdd

Vilican Leman & Associates Elderly Housing

. i; Analysis......................................Supplement-s

AD
v

1. PROJ CTIMAGE .l!.lal.--ntll.liloi--i'ooou-tc.lo..cn-lnu.--I'I

b 1] anien - LIHLRES 1-----.--.-n---..o---u--41

Illustrative Convenience Commercial
With City Entrance EnhancementsS.......e.-esesveencoens-42
16. Development Phasing....oeoresceoseveavesscccasscocsrsonnarcsdd
Phasing SChEAULE. . s veesvcncnenosnnsssannnsoacnsesssnansncdd
Phasing DilQLAN. cocvoceecvsasosassssssssnnasaresssroosnersslD

17. Site calculations (FIA.R.)..I....I.\l....’--...I.‘..'..O..'.l46

R gt e

18. Master Plan & Economic Impact....................,..........47

190 P‘-UID. Reqllat.llIIll.l..ll'l.l..l.....Ilt.'.c...l.lllI..llI43

3 s M

C e

e By

1




(Page 13 of 158)

[] '
129901 101

'Yy
ot ) s s s s rcansssssrassas sy T e

‘B e ..48

b(l) (b)l.ou--.ao-0.-.0-0..-al..u--.o-a-..oozl

b(l) (c)IC'tl.....I---..-'l-....I.....'I'.22'23

B(L) (@) e revvmacscssenasnsaranossnaneinnascs 23

h(l)(a)no.oaca-o.....--o--a...l--.c-.;-125'26

b(l)(f]....................................36

] -
.

b(l!(h)..l'...i.l.l.l.l.ll...la‘ supplementB

b(l)(i)........................Doas not apply

A

B(1) () evreenoanreavonconnoscscsnsonensss25,26

b(z)(a)oll.l....ll..'..n...lq.oal.l-.cs'zs'zs

N

b(2)(b).........-.........-.-....-.........24

b(2)(c)....................................24

'-.- I-'

b(z)(d)II.....‘-......‘O..l000012'13'14'16'17

b(z)(.).:...I..ll.l......i..l..I.......l..'.4

b(z)(f).-.ao-.o-a-o..roo..-uooo-o...-.-.42-46

L B

b(2](g)..................................9—%1

PR YN

s B8 e N Pl W

-1

gl




(Page 14 of 158)

A T T

w:12990% 768

The Mapl ¢ Novi

i.  INTRODUCTION

Since June, 1985, The Maple Group, owners of land in Section
£ 2, Novi, Michigan encompassing 228 acres, have worked with the
' City of Novi and its consultants in an effort to create a land
ise Master Plan. This working relationship was important in that
Section 2 in Novi is a unique parcal of land, both due to its

E location as an entrance to the city and natural site
characteristics.

The site is situated in the northeast quandrant bordered by
! Decker and Haggerty Roads west and east, Thirteen and Fourteen
; Mile Roads south and north.

The site is 2 miles north of the designated City's town
center which includes the Twelve Oaks Regional Mall, sheraton
Oaks Hotel, Novi Hilton, West Oaks Shopping Center and the
proposed Midwest Fashion and Convention Exposition Complexes.
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The site size is 228 acres located on the north east corner of
Fourteen Mile and

|

existing and planned developmants.

NQrihwest—- On the corne : a olde Py 3 Developmen it+th a

density of B per acre.

North- Directly north will be a community of 1800 apartments and
300 homes with an overall density of 15 per acre. There is
industrial, office and commercial at 14 and Haggerty, 1-1/2 miles

East- Due east is the Haverhill Farm with the potential ™S
Ll

expressway ext r

&= 1 e s 2 e

pianned at .8 units per acre.

south~= outh 1is [ ateau Estates Mobile home park with a
density of 7.3 per acre.

South West- Southwest of Chateau Estates is the planned Sandstone
community P.U.D with a density of 5 unit per acre plus commercial
and office.

Hegt- To planned Woods of Novi development with a density of 5
per acre, a designated multiple site 9 units per acre, a
congregate care facility and the existing Beachwalk apartments
with a density of 11 units per acre. The average D. U. Density
surrounding the gite is 7.4 units per acre.

The average D. U, Denﬁity surrounding the site, in Novi alone is
5.4.
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INI=l Never, TiSEO & HINDO, LTD.

Consulting Enginecrs and Geologists

Vel | smpe—d
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} REPORT ON PRELIMINARY GEOTECHNICAL INVESTIGATION
1 PROJECT NO: 87366 0G
i DESIGNATION: Proposed Commercial and Residential ﬁevelopment
; LOCATION: Fourteen M@le and Decker Roads
Novi, Michigan
3 ! DEVELOPER: Classic Construction Corporation

DATE: August 17, 13587

. SUPPLEMENT-A
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Classic Construction Corporaticn

21177 Hilltop
) ] iald ) lo.l 8034

Attn: Mr, William Bronson

[ == ] ndll

Re: Preliminary Geotechnical Investigation
Proposed Commercial and Residential Development
Fourteen Mile and Deuker Roads
Novi, Michigan

Dear Mr. Bronson:

Wwe have performed a preliminary geotechniral investigation at the site of the
proposed commercial and residential development in Novi. Michigan. The purpose
of our investigation was to determine the general subsurface conditions at the
site to help evaluate the feasibility of developing the site for commercial and
residential use.

The results of our investigation indicate that site subsoils generally consist
of topscil underlain by deposits of locse silty sand, which in turn are
underlain by strata of stiff to hard silty clay. DNeposits of medium compact to
very compact sand and gravel are generally present beneath these cohesive
soils. Groundwater is present in some areas of the site at depthis varying from
about 4 to 12 feet below the surface. Additiconally, in some areas of the zite
the groundwater appears to be under hydros:atic pressure. .

Based on preliminary evaluations, the proposed structures can he supported on
conventional shallow foundations. If Dbasements are planned for these
structures, provisions for controlling groundwater during and fellowing
construction will be required in most areas of the site. The data obtained
during this investigation along with our evaluations, analyses and
recommendations are pressnted in the subsequent portions of this report.

Proposed Devel nt .

s P it 0 My BB Ml e AR

e

% .
- pDevelopment plans for the site have not yet beean finalized; however, we
| : understand that  both residential and commercial structures are under
. consideration. Building types and lccations have not been established, but
' most buildings are expected to be Z to 3 stories in height, with possible
8 1 basements, Site development will include earthwork operations, constructing
N . roadways and installing utilities to service the proposed buildings.

S-4A
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Site Conditions

The site is located southeast of the intersection of Fourteen Mile and Decker
' Roads in Novi, Michigan. The site is rectangular in shape, and contains
‘ approximately 130 acres of mostly vacant land. The topography of the site is
I Characterized by rolling hills and ccattered low areas, with an overall slope
towards the south. Based upon a topographic map of t
% Associates, elevations at the site range from %35 to 933.

I Vegetation at the site consists of dense woods in the southeast portion, and
heavy grasses, ranging in height from 3 to 7 feet, in the remaining portions.
Drainage at the site appears to be towards several scattered low areas or

et lands e aporoximaks scations o e by iy . aros 3 gshown—on At . 1
existing house is located in the northwest corner of the site. Additionally,
the remains of a foundation were noted adjacent to Decker Road in the southwest
corner of the site,

Previous Soil Investigation

J The subsurface conditions at the project site were previously investigated by
McDowell & Associates. The results of this study were presented in a report
- dated January ‘24, 1986. The locations of the borings drilled during thisg
! previous investigation are shown on the Test Boring Location Flan, Plate 1. We
have reviewed the information contained in the previous report with respect to

i the data developed during the present investigation.

Present Field Investigation

We investigated subsurface conditions at the accessible parts of the site,
drilling 10 test borings designated TB-1A through TB-10A. Soil conditions
within the low swampy and wetland portions of the site were no- investigated as
part of this study. We understand that these low areas are bring evaluated as
part of a separate study. The borings were drilled by American Drilling
Company under the full time supervision of a senior engineering technician with
cur firm., These borings were made at the locations shown on Plate 1, and

! extended to depths ranging from 15 to 20 feet, The test borings were Jccated
. approximately in the field by pacing from existing surface features. Grou:d

surface elevations at the boring locations were interpolated from elevations
! shown on a map of the site prepared by Kucera & Associates.

Within each test boring, soil samples were taken at intervals of generally 2.5
feet within the upper 10 feet and at intervals of 5 feet below that depth.
These samples were taken by the Standard Penetration Test method (ASTM D-1586)
' which involves driving a 2-inch diameter split-spoon sampler into the soil with
a 140-pound weight falling 30 inches. ' '

. The sampler is generally drivén three successive 6~inch increments, with the
number of blows for each increment recorded. The -number of blows required to

advance the sampler the last 12 inches is termed the Standard Penetration
Resistance (N). The blow counts’ for each six-inch increment and the resulting”
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obtained with the split-barrel sampler were pealed in containers and
rransported to our laboratory for further classification and testing., We will
retain these soil samples for 60 days after the date of this report. At that
sime, we will dispose of the samples unless ve are otherwise instructed.

I
S il
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" . ‘...
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We have evaluated the soil and gro

undwater conditions encountered —in the test

borings and have presented these conditions in the form of individual Logs of
Test Boring on Figure Nos. 1 through 10. General Notes defining the
: he in awhere in this report are presented

w T|[- o nSedl (il =& 1O 0ds ang 158w

on Plate 2. The stratification shown on the test boring logs represents the
501 onditions at the actual boring locations. Variations may occur bektween
the borings. Additionally, the stratigraphic lines represent tl

boundary between the soil types; however, the transition may be more gradual
than what is shown. We have prepared the logs included with this report on the
basis of laboratory classification and testing as well as field logs of the
soils encountered, :

Laboratory Testing

Representative soil samples were subjected to laboratory testing to determinate
pertinent soil parameters. The testing included the determination ot the
natural moisture content, in-situ dry density, grain size distribution and
unconfined compressive strength. The results of these laboratory tests are
presented on Figure Nos. 11 and 12, The natural moisture content, in-situ dry
density and unconfined compressive strength values are also presented on the
respective Logs of Test Boring.

Subsoil Conditions

on the basis of the information developed during the course of this
investigation, it appears that suhsoil conditions vary considerably throughout
the site., However, the subsoils can be generalized into & soil profile
consisting of topsoil underlain by loose silty sand, which is in tuern underlain

by strata of stiff to hard silty clay. These subscils are then underlain by

deposits of medium compact to very compact silty sand and gravelly sand that
are water-bearing in some locations.

The topsoil consists of dark brown clayey silt and sandy silt with a trace of
roots, and varies in thickness from about 4 to 15 inches at the Loring
jocations. The topsoil is generally underlain by a deposit of loose brown
eilty sand which extends to depths ranging from approximately 1.4 to 5.5 feet,

The silty sand deposit is generally underlain by strata of brown and gray siity
clay. The consistency of the clay is generally in the very stiff to hard
zange; however, in the areas of borings TB-4A and TB~6A, a stratum of medium Lo
stiff clay is present between the approximate depths of 3 and 5.5 feet. The
clay soils contain streaks of sand and extend to depths ranging from
approximately 8 to 19 feet, and to the maximum depth explored in boring TB~3A.
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The silty clay cohesive soils are generally underlain by deposits of
water-bearing medium compact brown silty sand and compact to very ccmpact brown
i to depths of about 17 and 1B.5 feet

in bérings TB-1A and TB-2A, respectively, and to the maximum depths explored in
borings TB-4A through TB-10A. 1In borings TB-1A and TB-2A, these granular soils
iayer of very stiff yray silty clay. These cohesive soils

extend to the 20-foot maximum depth of these borings.

Boring TB-3A and TB-4A vary slightly f£rom this generalized profile in that a
s i rween the topsoil and

upper loose silty sand deposit,

Borings TB-9A and TB-10A also vary from the generalized profile in that no
upper sand deposit 1is present. In these borings, clay soils are present
directly beneath the topsoil ard extend to the lower granular deposits.

Subsoil Evaluations

pased on visual classification, the surface topsoil layer cp this site is
moderately to highly organic. Therefore, we do not consider the topsoil
sujtable for the support of building foundations, floor slabs or pavements, Or
for use as engineered fill material. However, this material could be used for
landscaping in nonstructural areas. '

we consider the upper loose sard deposit, in its present condition, to be
somewhat susceptible to densification and compression when subjected to
moderately heavy loads and. particularly vibratory loads. Accordimgly, we
recomnend that this layer bk densified in proposed building and pavement
areas. This procedure will be digcussed in more detail in the "Site
Preparation" section of this report.

we consider the very stiff to hard silty clay to be suitable for the support of
light to moderate structural loads.’ The medium to stiff clay layer present in
borings TB-4A and ~TB-6A js considered to be weaker and somewhat more
compressible chan the surrcunding more competent clays. ’

when undisturbed by groundwater effects, the lower granular stratum is
considered to be suitable for the support of 1light to moderate structural
loads. However, with improper groundwster controls, these graaular soils couid
present significant difficulties for the support of foundations. These adverse
groundwater conditions ard our recommendations for controlling groundwater in

construction excavations are discussed in the following section.
Groundwater Conditions and Control

Groundwater level observations were made at each of the test borings during and
following the completion of drilling operations., Groundwater was initially
encountered at most of the borings at depths of approximately 4 to 12 feet
below the geound surface. Upon completion and up to 4 hours fcllowing
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; ! completion, the water levels in the test borings were noted to be at depths of

about S to 10 feet below the ground surface, The cbserved water levels in the
horings range from approximate pvation 963 to 926, A comparison of water

level readings taken in borings drilled during the winter months verses borings
drilled during the summer, indicates as much as a 2 to 3 foot decrease in
grourdwater level readings in some areas of the site. Therefore, fluctuaticns
in aroundwater levels should be anticipated due to seascnal variations and
following periods of prolonged precipitation.

In boring TB-2A, the final water level was noted to have risen above.the
encountered water level. This may be indicative of a hydrostatic pressure head

It should be noted that groundwater observations during drilling operations in

-

predominantly cohesive soils are not necessarily indicative of the static
groundwater level. This is due to the low permeability of such soils and the
tendency of drilling operations to seal off the natural paths of groundwater
flow. '

No significant groundwater problems are anticipated for excavations within the
upper cohesive soil strata. Seepage of water perched above the clay or {rom
sand seams within the clay should be controllable with properly constructed

sump pumps.

However, we anticipate that moderate to heavy volumes of groundwater will be
encountered if excavations are extended below the groundwater table within the
more pervious granular soil deposits. In addition, a "quick"” condition may
devalop as groundwater migrates toward the excavation, resulting in the
disturbance of the soils and in a reduction of their supporting capability.
Based on these considerations, it is recommended that groundwater control
measures be employed before making excavations extending below the groundwater
tabie within the granular soils. If excavations extend only 1 to 2 feet below
the groundwater table, it may be feasible to control groundwater by pumping
from properly constructed sumps. If excavations extend to greater depths below
the groundwater table, such as those required for basement construction in soma
areas of the site, or for utility installation, positive methods of groundwacer
control such as pumping from construction sumps extending into the underiying
clay or wellpoints in the sand may be required for effective groundwater
contrel. In addition, the excavation of drainage ditches around the
construction area and the early installation of the storm sewer system can help
to. depress the groundwater level at the site, and facilitate construction
operations. -

If excavations terminate in the cohesive soil just above the underlying watarc
bearing granular formations, care should be taken to prevent a blow out or
heave of the excavation base caused by hydrostatic pressure. This can be
achieved by maintaining an adequate thickness of clay below the bottom of the
excavation to resist the upward hydrostatic pressure. However, if the
thickness of the clay base is inadequate, relief wells should be provided at
the bottom of the excavation to allow water tc come into the excavation where
it can be pumped from specially constructed sumps.
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To prevent. the development of hydrostatic pressures on the basement floor and

x

walls, a subdrainage system should be installed at the foundation level., The
perforated or slotted subdraIns*shnuid—begpfeteeteég—wiEh—coa:segaggregates and

wrapped with a suitable filter fabric to prevent the migration of natural soil
fines into the subdrains. The subdrains should theri be connected to a suitable
draine i discharge system, All exterior walls and

ST EYLITRD L - -

floors below grade shéuld be damp-proofed at the minimum. Waterproofing
measures will be required in place of damp-proofing measures if the basement
walls and floor are expected to be watertight.

nundation Re ommendations

gased on an overall evaluation of the subsurface data developed during the
course of this investigation, and following satisfactory site preparakticn
operations as cutlined in the following section, we recommend that the proposed
buildings be supported on shallow spread and/or strip footings. The footings
should extend through the loose upper sands and medium to stiff silty clays and
be founded on the underlying very stiff and hard silty clay or on engineered
£i11. For buildings with basement lavels, we recommend that the depth of
excavation be minimized as much as possible to avoid groundwater telated
difficulties. In the low areas of the site, this could be achieved by raising
hasement level above the groundwatet level.

Exterior footings should be extended to a depth of at least 3.5 feet below the
exposed finished grade for protection qgainst frost penetration. Interior

footings not exposed to frost penecration during or after construction can be
jnstalled at shallower depths provided that suitable bearing soils are present.

In general, net allowable soil bearing pressures on the order of 4000 to 5000
pounds per square foot (psf) may be used for the design of fuotings founcded on
the very stiff to hard clay or engineered fill. E footings have to be
supported in the upper locse sand and medium clay deposits the allowable soil
bearing pressure should be limited to about 2500 psf. We recommend that strip
footings be at least 12 inches in width and isolated spread footings should: be
at least 1B inches in their least dimension regardless of the resulting bearing
pressure.

All foundation excavations should be observed and tested to verify that
adequate in-situ soil bearing pressures, compatible with the design value, are
achieved. -

Site Preparation

As previously discussed, the locations and finished grades £for the huildings
are not pregently available. Accordingly, the amount of required earthwork to
achieve finished grades is uncertain. Regardless of the amount, we recommnd
tha: all earthwork be pexformed under adequate specifications and properly
monitcred in the field. At the start of earthwork opezations, any surface




(Page 28 of 158)

™~

e 23905782

Mr. William Bronscn
Project No. 87366 0G

August 17, 1987
Page 7

vegatation should be cleared and the existing topscil and any other organic
80115 snould be removed in pir entirsty £rom below the proposed bailiding and
pavement areas.

After rough grade has been achieved in cut areas and prior to f£ill placement in
fill areas, the subgrade should be tho'oughly proof—rolled with a 10 ton
dxrect:ons covering the proposed development area. Any areas that exhibit
excessive pumbing and yielding during proof-rolling should be stabilized by
aeration, drying and compaction if weather conditions are favorable, or removal
and replacement with emngineered Iill. 1If the instabllitv exhibited during
proofrolling is attributed to groundwater effects, the proofrolling operation

unstable areas, the proof-compaction operation should serve to densify the
shallow loose sand deposiks that overlie the site,

Water retained in the upper sand deposits may result in some pumping and
instability of the subyrade during earthwork operations. Accordingly, it may

be necessary to provide drainage ditches and/or sumps around the construction
area to facilitate subsurface drainage and help stabilize the subgrade.

Material for backfill or engineered f£fill required to achieve design grades
should consist of non-organic soils. The on-gite soils that are free of
organic matter and debris may be used for engineered fill provided that they
are at approximately the optimum moisture content.

The £ill should be placed in uniform horizontal layers, that are not more than
12 inches in loose thickness. Within building areas and the upper 18 inches of
pavement subgrzdes, the £fill should be compacted to achieve a density of at
least 95 percent of the maximum dry density as determined by the Modified
Proctor compaction test (ASTM D-1557). Below the 18-inch depth of pavement
subgrade, the £ill compaction requirement may be reduced to 90 percent of the
same standard. All f£fill material should be placed and compacted at
approximately the optimum moisture content. Frozen material shculd not be used
as £ill, nor should £ill be placed on a frozen subgrade,

In general, the site conditioning procedures discussed above are expected to
result in fairly stable subgrade conditions throughout most of the site,
However, the on-site silt, fine sand and silty clay soils could become
sengitive to softening when wet or when disturbed by construction traffic.
Therefore, depending on weather copditions, the type of equipment and
construction procedures used, surface instability may develop in parts of the
site, If this occurs, additional corrective procedures may be reguired, such
as in-place stabilization or undercutting.

1f site conditioning and earthwork operations are to be performed during wet or -
cold weather, significant difficulty should be anticipated in dzying ot
gtabilizing the on-site silty clay "soils. Under such circumstances, it may
become necessary to undernut the wet soils and backfill with clean 4granular
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soils to achieve proper stabilization. However, if site preparation operations
are performed during the summer months, it should be possible to stabilize wet
soils in place and to use cohesive soils as Fill with proper moisture control
in the field,

- poy » ULy g ~
O al)s Al gV

The subgrade resulting from the satisfactory completion of site preparation
operations can be used for ithe support of concrete £loor slabs and agphalt

[ - Wil il e Ny,

pavements. We recommend that all concrete floor slabs be suitably reinforczd
and separated from the foundation system to allow for independent movement.

—ea

.

For pavements, we recommend that "stub" or "finger" drains be provided around
catch basins and other low parts of the site to minimize the accuwmlation of
water above and within the frosi: susceptible subgrade soils. The pavement
should be properly sloped to promote effective surface drainage and prevent
water ponding.

Supplemental Studies

The evaluations and recommendations presented in this report are based on 10
widely spaced test borirngs, and with no specific iniormation relating to the
location, structural loading, or finished grades for the proposed
developments. As such, these evaluations and recommendations are considered to
be general and preliminary in nature and should be verified with a more
dstailed supplemental investigation once development plans are finalized,

We recommend that additio al borings or test pits be performed in the area of
major buildings with basements .and particularly in the area of TB-2A to better
predict the construction and post construction groundwater control measures
which will be required as a result of the possible artesian groundwater
ennditions in the area, The additional borings should also help to locate
other areas containing layers >f wmedium to stiff soils which could adversely
affect building foundations. Fugthermore, if any developments are proposed for
the low wetland areas, we reconmenid that they be further investigated prior teo
construction.

General Comments

This preliminary geotechnical investigaticn was performed in accordance with
generally accepted soil and foundation engineering principles and practices,
This warranty is in lieu of all other warranties, either expressed or implied.
The scope of this investigation was primarily to aid in evaluating the
feagibility of developing the site rather than to preovide specific design
recommendations for foundations and site preparations of a specific prolec:.
No environmental, hydrogeological or chemical investigations were included as
part of the scope of work for this investigation.
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If you have any questions about this report or if we may be of further
agsistance to you in any respect, please call. wWe appreciate the opportunity
to have been of service to you. and we look forward to participating in future
phaseg of this project.

h§/

Aty b=y
ToL -k

N’EYER, TISEO & HINDO, LID.

. st st s

w& Cooilodhs

D Nona, P.E. '

CJC/DUi/ 3m
Attachments
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LOGS OF TEST BORING NOS. TB--1A THROUGH TB-10A « » o +» o+ FIGURES 1 - 10

TABULATIW CF IESI‘ DAI'A - - . . . . . . . . » . - FIGURES 11 - 12
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N R, TISEC & HINDO, LTD.

GENERAL NOTES  [BRR3 13590"755

i remamocoor

Unilass otherwise ncted, sH terns utdized heresn reler 10 the Standard Defintions presenied it ASTM D €53

¥
1-
; ' PARTICLE SIZES
: Boulderr +__ Greater than 12 inchea (305mm}
1 Cobbles +  J.nches (78.2mmj} to 12 inches (305mm)}
i Gravel - Coarsy . 34 inches {19.05mm) lo 3 inchas (78.2mm)
Fine - No 4- 318 inches (4 75mm} i Jid inchas (19.05mm}
. Sand Coarse - No 10 (2.00mm) io No. 4 (4.75mm)
v Macdium . No 40 (0.428mm) 1o No 10 (2.00mm)
j Fine - No. 200 (0.074mm} 10 No. 40 (0.425mm)
S 0 005mm 10 0.074mm
bl‘v Lwss than 0.005mm
[
Nl COHESIONLESS S0ILS
] X Ciassification Denaily Aaislive Appraximate
: The mar soi constituant is the principal noun, Claasilication Denaily % Range of (N)
B il g pl-The second malo 00 Q.15 0.4
caonstituent and other minoe constituents a &
o reporied as loliows: Loose 16-35 5-10
’ Second Major Conqtituent  Minor Cor=tituems  Mecdum Compact 38.65 11.30
: {percent by weight) {percent by weight)
. Trace - 1 10 12% Trace - 1 10 12% Compact 65-85 3t-30
' 1 Adjective - 12 ta 35% Lntte - 12 10 2305 Y'Y Compact 86-100 Cver 50
[ {clayey. silly. stc.} Some . 2- 1093%  Felative Density of Conesioniess Soils 18 based upon the evahuiatioa of
e And - Over 35% " the Standard Penatration Resistance {N), mcdiied as ragurred for
! - deplh sflacts, 3amping affacts, etc.
. COHESIVE SO0.S
I It clay content 1s sutficient 3o that clay dom nates sod properties, clay becomes the prancipal noun with the other major soi

conshtuent as moaifier; 1 &, silty clay Othei msnor soi constilugnts may be included in accordancs with the clagsdcanon
braskdown for cohensionless soiis: e | silly Cay, Irace of sand, ithe gravel

1
. 1
L} Unconfined Compreysive Approminste
Consintency Strengih (psf) Range o! (N}
( Very Solt Below 500 0-2
i Soft 500- 1000 3.4
(] Medium 1000- 2000 5-8
Suit 2000 - 4000 9.15
Vary Suft 4000 .- 8000 16-30
1 Hard 8000- 16000 31-50
“ Very Kard Over 18000 ° Over 50
Conaistancy of cohasive S0l 13 based upon an svatuation of the observed resisiance 10 deformation undat losd and 7ol uoon
I |he Stendard Penetrshon Redistance [N}
{
i i

SAMPLE DESIGNATIONS

! AS . Augyr Sample - Directly from auger Hight
M BS . Miscellanscus Samples . Boit'e or Bag,
S . Split Spoon Sample with Liner insert - ASTM D 1588
LS - Line: Sample S with hner insert "3 mches in ongth.
. ST - Sheldy Tubs Sample - 3 inch diameler uniess otherwise noted.
PS5 - Pisicn Sampls - 3 inch diametar uniess olherwise noted.
L] RC - Roci' Core - NX core unless oiherwiss noted.

: STANDARC PEHETRATION TEST (ASTM [} 1586) - A 2.0" cutside-diameter, 1.38" inside-diameter plit barrel sarpler 13
driven into undislurbed soit by masns of 8 140 -pound weight lalling fresly through & vertical disiance of X0 inches. The sampler is
normady deiven thvee auccelsive 8-inch incraments, The tolal number of blows required for the fing!l 12 inches. of pensiration 18
the Standard Penetration Resisiance (N).

- PLATE 2.
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NEYER, TISEQ & HINDO, LTD.
LOG OF TEST BORING NO. TB—1A
Project Name: CLASSIC CONSTRUCTICN SITE NTH Proj. No: 87366 0G |
Project Location: 14 MILE & DECKER ROADS; NOVI, MI Chk. By: Q;;c
—SUBSURW%MM i
WOISTURE | DAY WNCOHT,
GROUND SURFACE ELEVATION: 954.0 FT l"{,",‘, et | hents Es'twmiﬁ‘ comINT | afany |cout Si.
TOPSOIL: DARK aROWN SANDY SILT
WITH LIFTLE CLAY \ i
L00SE arown SILTY FINE SAND b §
WITH TRACE OF CLAY AND GRAYIL LS~1 3 8 - - -
950 | ;
C ] .
— s §1s-2 | | w_| 127 | 125 | 6200
N VERY STIFF TO WARD BROWMH AND oRaY SiLTY CLAY :
% ITH TRACE TO LITTLE SAND AND GRAVEL ANU OCCASIONAL
= L FINE SAND STREAKT B A
k
a8 :
Ls-3 | 12 | 20 - - | 82000
" 4
wliws-4! % 17 - ~ | 7900°
VERY STIFF 1O HARD GRAY SILTY CLAY [
7 WITH TRACE OF SAND AND GRAVEL
I 5
15 § LS8 ; 16 .4 129 8240
1 7o
S MEDIUM COMPACT BROWN GRAVELLY SAND L
e . 198
935 .
— =1 YERY STIFF GRAY SILTY CLAY " 5
- WITH LITTLE FINE SAND AND TRACE OF GRAVIL - 3
L Bl e e s ervenent 200020 | LS-6 | 9 18 - -1 729%°
END OF NORING .
* POCKET PENETROUETER VALUE.
: , R LEYRL =Y :
LR, 00D SRR
INSFECTOR: o VENSEL B S O oL AWING COMPLETION
CONTRACTOR:  AMERICAN ORILLING €O. 19:2 FEET 1'HOURS FOLLOWING COMPLETION.
DRILLING METHOD :
HOLE ADVANCED USING A 4-~INCH OUTSIDE
DIAMETER SOLID STEM AUGER
TS A RN L.
FIGURE NO.1

S-A
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NEYER, TISEO & HINDO , LTD.
LOG OF TEST BORING NO. TB-2A
Project Name: CLASSIC CONSTRUCTION SITE NTH Proj. No: 87366 05
Project Location: 14 MILE & DECKER ROADS; NOVI, 7] Chk. By: C(x'_
SUBSURFACE PROFILE :
Slﬂ-ﬁ MOISTURE DRY UNCOIHF,
oy fi]  cROUND SURFACE ELEVATION: 938.0 FT A% L7 mﬁwﬂ%w s
"’-”/ TOPSOIL: DARK BROWN SANDY SILT 5
] ,VI \ WITH TRACE OF CLAY )1_' |
o}
"« | LoosE LigHT arOwWN AND GRAY SILTY FINE 3AND 1
L 404 WITH SOME CLAY . 2
' 2.8 el 4 § - = =
35 o
/ VERY STIFF MOTTLED BROWN AND GRAY SILTY CLAY
N N
/] 43 H
Flsd S LS~ 10 1% 19,2 110 6480
N
- / VERY STIFF 7O HARD BRCOWN AND GRAY SILTY CLAY L
tF]  WITH SoME SAND, TRAEE OF GRAVEL AND SAHDY
J STREAKS 5
L 1L |
;’ = | s | - o
g10 | f L8 |
- rt T g
L 7] uepius comeact To Lo0SE GRAY CLAYEY SAND 10 LS-2 4 i - e -
t.. WITH TRACE OF GRAVEL
N 1: L 4
LT 12.9]
925 afe
L. _/.:'/' - . 4
i _ MEDIUM COMPACT CRAY SILTY FINE SAND 15| S~-3 E 1 - - -
B ]
f- :E-
. Y s o
920 1 R
VERY STIFF GRAY SILTY CLAY
WITH LITTLE SAND AND TRACE OF QRAVEL
i [ ] 2
B & & 1 SO O PRI UTPU PO PR PORPIO PO 20,0 20 L S-4 ; 12 = -1 4z0¢€°
[N 67 BORING
* POCKET PENETROMETZR YALUE.
TR A0y TP TN,
D AT o YEnSEL 56 FECT AT COMPLETION,
CONTRACTOR:  AMERICAN DRILLING €O, .
DRILLER: 8. MWL
DRILLING METROD :
NOLE ADVANCED USING A 4=INCH QUTSIDE
DIAMETER SOLID STEM AUGEN
PLUCGING PROCERURE :
HOLE FLUGGED WITH SOIL.
FIGURE NO. 2
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NEYER, TISEO & HINDO , LTD.

LOG OF TEST BORING NO. TB-3A

Pl'oiect Name: CLASSIC CONSTRUCTICN SITE

Project Location: 14 MILE & DECKER ROADS; NOVI, M|

NTH Proj. No: 8736¢€ 06
Chk. By: e

DRILLING METROD
HOLE ADVANGED USING A 4= INCH OUTSIOL
DIAMETER SOLID STEM AUGER

PLUCGING PROCEDUR
HOLE PLUGGED WITH Ii..

FIGURE NO.3

| SUBSURFACE PRCFILE | SOIL_SAMPLE DATA -
- otete] SamerE | Srows/ | SiD: PN uili‘ﬂ:kt DAY | UNCORT,
GROUND SURFACE ELEVATION: 956.0 FT iy S R L Gouriar | vsaity |coup, 51
¥
TOPSOIL: BROWN CLAYEY SILT
WITH ROCTS L A
2
YCRY STIFF TO HARD SROwWN SILTY CLAY A 4
&lﬂl LITTLE SAND AND TRACE OF GRAVEL LS=-1 -] 10 14.8 114 5260
3.0
LOOSE BROWN SILTY FINE SAND [
WITH TRACE OF CLAY AND CLAY STREAKS i
sol S | LS=2{ % 7 - - -
VERY STIFF 70 HARD BROWN SANDY CLAY L 3
WITH TRACE OF GRAVEL LS~3 8 13 - - 000
g0 |
1'
10 | isea | W | 2 | w34 | s2s | 370
- -
VERY STIFF GRAY SILTY CLAY ] 4
WITH LITTLE FINE SAND ANO TRACE OF GNAVEL 15 | Ls~5 i 7 - - 2009
= 4
1
| L :
S b % ISR e et st ene s seesrneans 10.0.20 ] LS8 | 3 LT -1 8009
e END OF BORING
835 ¢ POCKET PENETROMETEE VALUE.
TOTAL DEPTH! 20.0 FT WAT ll "5& ORSERVATION:
DRILLING DATE: 7-20-87 PORING ORY AT COMPLETION,
INSPECTOR: D. VENSEL
CONTRACTOR: AHEMCRN DRILLING CO.
DRILLER: l
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NEYER, TISEO & HINDO, LTD.
LOG OF TEST BORING NO. TB—4A
Project Name: CLASSIC CONSTRUCTIOH SITE NTH Proj. No: 87386 06
Project Location: 14 MILE & DECKER ROADS; NOVI, M| - Chk. By: ~
[ SUBSURFACE PROFILE SOIL SAMPLE ?_ATA - .
; 0. MGISTURE [] UNCONF.
o el GROUND SURFACE ELEVATION: 980.0 FT PR risems [(tsoungs | iimee XONIer | ok [ESEE R
Rl 17 TOPSOIL: DARK SROWK CLAYEY SILT o | '
. WITH LITTLE FINE SAND /!
'-/P' 4\ S
L b 4
_ [
,i’/ WITH u“fi? .'.':r?: l‘n?:'r";';‘ézcc';‘r* glﬂtl. L5-1 : 10 - - 9Q00"
.‘ ' 3.0,
PRy
41 L
R M i ey d 3 3000°
975 b1T. s JiLs-2 ] 3 s | 1.6 1 122 | 1060 |
2l 5.3
I VERY STIFF BROWN SILTY CLAY 17
i WITH LITILE SAND AND SOME CRAVEL | 1t
LS-3 13 24 - - $700¢
a0
- [ ] .
ero | L& o fis—a | B | 24 | 124 | 129 | se0
. VERY STIFF 70 NARD BROWN SILTY CLAY
WITH LITTLE SAND AND TRACE OF GRAVEL 1
]
i ol
.
- -r; VERY COMPACT BROWN SAND AND GRAVEL | 19
A 7
95 e 15.0) 15 { LS=-% i‘ 81 - - -
e b O sukiNG
- = =y
§ -
960 20
* POCKET PENETROMETER VYALUE.
TR, 2 T B A S,
INSFECTOR: D. VENSEL
CONTRACTOR:  AMEFICAN DRILLING CO,
DAILLER: 2. MMLS
DRILLING METROD :
HOLE ADVANCED MSING A 4~ INCH OUTSIDE
DIAMETER SOLID STEM AL GER
PLUCGING ¥ ROCE Ul%
HOLE PLUGGED WITH SOI-..
FIGURE NO. 4
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NEYER, TISEC & HINDO , LTD.
LOG OF TEST BORING NO. TB-5A
Project Nome: CLASSIC CONSTRUCTION SITE NTH Proj. No: A736£€ 0G
Project. Location: 14 MILE & DECKER ROADS; NOVI, Mi Chk. By: oo
SUBSURFACE PROFILE SOIL SAMPLE DATA ,
31D, PIN, MOISTURE DRY UNCIRT,
LIl GROUND SURFACE ELEVATION: 968.0 FT "{,",',"' PHEIRE, [ UNER s | emizvece| couwraar | oruair cour. 11,
// TOPSOIL: pArx grOWN SANDY SILT l_
R A | B
IL N 2
b - v a - " 2
3 LS-1 2 4 9.6 - -
465 f
Z‘. LOOSE BROWN SILTY FINE SAND
! WITH LITTLE CLAY
i ".. T 3
N -/ﬁ 5 $=1 3 s = - -
23
= - ? ot -
:l; VERY STIFf BROWN SILTY CLAY s
L /iy WITH LITTLE SAND AMD TRACE OF GRAVEL L . H
. LS-2 7 13 - - 7700°
60 ¥l L0
i Jt’ [ 3
A olis-3| § | 15 | na | 129 | 8330
VERY STIFF 1O HARD GRAY SILTY CLAY - —
WiTH TRACE OF SAND AND GRAVEL WITH SOME STAMS
OF IROWN SAND
[ i3
I5) S$- 17 31 - = =
1 wal | A
. A AD BROWN SANDY CLAY ” . 1
2 .it \ . Ha 'WITH LITTLE GRAVIL /L §-2 124 35 - - -
950 {.- .,
¥
1%] venv cousact snown PINK GRAVELLY SAND | _ 30
[ 34
N 555 TR wop0§Ls-4| 38 | 72 | - - 1=
END OF ORING'
* POCKET FENETROMETER VALUL.
TOTAL BEPTH: W.0FT WATER LEVEL OBSERVATION:
INSFECTOR: . ¥RMSEL 513 FCET AT conrLETiON. "
CONTR. CTOM: AMERICAM DRILLING CO.
DRILLER: B. MILLS
DRILLING METROD .
ABVANCED USING A 4—IMCH QUTSIOE
BIAMETER SOLID $TEM AUGER
PLUCCING PROCEDURE :
HOLE PLUGCED WITH SOIL.
FIGURE NO.&

’ i-i .
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NEYER, TISEO & HINDO, LTD.
LOG OF TEST BORING NO. TB~6A
Project. Name: CLASSIC CONSTRUCTION SITE NTH Proj. No: 37356 GG
Project Location: 14 MILE & DECKER ROADS: NOVI, M Chk. By: ~
SUBSURFACE PROFILE SOIL SAMPL_E_%_&TA
10, PO QISTU i oRY iINCONF,
WY [WE|  GROUND SURFACE ELEVATION: 975.0 FT  [PFTY ASEE, | LiGuats | mimarioce| Somil | ogidir: daur .
) TOPSOLL: DARK BrOWN SANDY SILT }.I
[ AN o
- LOOSE BROWN SILTY FINE SAND : 4
- ] WITH LITTLE CLAY m 1 ws— g 10 - _ 2000
=0 Y TP SR I; 1
C ] J K MEDIUM TQ STIFF BROWN SANDY CLAY 4}5" ’ 2
wo {1 g WITH LITTLE GRAVEL st 1s=2 i s | s - 2650
R -]
/ - |
g STIFF TO VERY STIFF BROWN SILTY CLAY 3
. WITH LITTLE SAND AND TRACE OF GRAVEL _— 5
i LS~-2 8 13 = - 3200*
b -y " ’ Mb -
LT - .
%5 10 | LS=4 fi 34 - - -
== HARD BROWN SILTY CLAY
WITH LITTLE GRAVEL AND GRAVELLY STREAKS
| "
; 6.4
'é:: 1 COMPACT AROWN FINE GRAVELLY SAND
10 "] 18
. -
B L] moltsfrs-s | B | o | - | - | -
END OF BORING
935 20
* POCKET PENETROMETER VALUE,
TOTAL DRPTE: 18.0 FT FATER LETEL OBSERYATION:
DRILLING DATR: 7-29-87 BORING ORY AT COMPLETION,
INSPECTOR: D. VENSEL
CONTRACTOR: AMERICAN DRILLING CO,
DNILLER: 0. MILLS
DRILLING METHOD :
HOLE ADVANCED USING A 4~INCH OUTSIDE
OIAMETER SOULID 3TEM AUGCR
PLUCCING PROCEDURE : ’
ROLE FLUGCED WiTh SOIL,
. FIGURE NO.6
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. NEYER, TISEO & HINDO, LTD.
N LOG OF TEST BORING NO. T8—7A
: Frojoct Name: CLASSIC CONSTRUCTION SITE NTH Proj No: 87386 0C
Froject Localion: 14 MILE & DECKER ROADS; NOVI, M) Chk. By: (= .
: —— SUBSURFACE PROFILE SOIL_SAMPLE DATA
i .
- ST0: FEA_JMAISTURE] _ €57 | ICONT,
oy 2|  GROUND SURFACE ELEVATION: 076.0 FT "&’,5" PR [ SR ongs | remsmance SanTewr | opusier jceue 8.
| 1
i a8 | f TOPSOFL: DARK BROWN SANDY SIET
™~ ba
) YERY STIFF 70 {HARD BROWH SANDY CLAY - ;
" i - WITH LITTLE GRAVEL AND OCCASIONAL SAND STREAKS LS—1 4 a 12.3 "7 H70
! I MEDIUM COMPACT SROWN FINE SAND ] 3
WitH TRACE OF GRAVEL ANG CLAY 5 | 15-2 3 2 7.4 - -
. 1 a71) $.0
7
" " s3] 8 7 ~ - -
’ MEDIUM COMPACT SROWN GRAVELLY SAND
. WITH LITTLE CLAY [STREAKS OF HARD BROWN CLAY |
: FADM 970 9.8 FECT)
1 i © 7
. 2.9 10§ 1s-4] 3 18 - - | 00
. ‘ 965 |
I
! 1 VERY STIFF GRAY SILTY CLAY [ ] 6
WITH TRACE OF SAND AtID SRAVEL 15 | Swt 1!‘ 20 - - 7900%
.
l 960 ]
, A -
1 b - -
. A ] LR, s
12
. ' . COMPACT aROWN FINE CRAVELLY SAND 20,0/ 20 | LS-5 35 47 - - -
) thrrmarrrrienvaNAnE 48 ‘1 “ﬁ‘b‘f'i‘di‘l'ﬂ'a lllllllllllllllllll J.
355 ¢ POCKET PENETROMETER VaoUE.
' TOTAL DEFTE: 20.0 FT YATER LEVEL CBSERYATION:
INBEECTOR: * D, SENSEL HEH e
; CON TRACTO R: AMERICAN DRILLING CO.
: DRILLER: l MILLS
' ALK ROV ANCED LSING A 4-INCH OUTSIDE
DIAMETER SOLID STEM AUGER :
: PLUCCING PROCEDUR N
HOLE PLUGGLD WITH SOIL.
| ]
FIGURE NO.7
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NEYER, TISEO & HINDO , LTD.
LOG OF TEST BORING NO. TB—8~
Project Name: CLASSIC CONSTRUCTION SITE NTH Proj. No: |
Project Location: 14 MILE & CECKER ROADS; NOVI, M| Chk. By: gag
[ SUBSURFACE PROFILE SOIL SAMPLE DATA
ST0. PLN, JWOIRTURE| _ OAY [ URCONT,
eurrJmo-T ™ GROUND SURFACE ELEVATION: 976.0 FT "B JHE/AS, |ooSh¥ints [misgiamce| comreur | ogmaitv jccus, s7.
K TOPSOIL; bARK BRawh CLAVEY SILT
75 / WITK LITTLE FINE SAN bk -
U e vmrman e see 3
. 23 1 s-1 3 7 - - -
- - 4
s |is- | & 9 | 134] - -
. vERY STIFF BROWN AKD GRAY SANDY CLAY 8
L T EE{ witi LITTLE TO SOME GRAVEL AND FEW SAND STREAKS |- 4 a
T LS-2 7 18 - - -
- 1 " 3
1) w]is-3| & 13 122 | 128 -
N3 8
oes |'[} |
LRt |
;ﬁ, VERY STIFF GRAY SILTY CLAY
- & W|TH TRACE OF SAND AND ORAVEL
i 3.5
b —l“ ) - -
1 WMEDIUM COMPACT BROWN GRAVELLY SAND <
S ]
I K PO TU VTR TR P o 1SpLS-4 ] 10 1§ - - -
) END OF soRiNg
60 [
- 20
255
R.
;aret,am. 7°59-87 A T OUNILG DRILLING.
SPECTO . VENSEL 14,0 FEET AT COMPLETION,
cou‘rn;cﬂ:lg ,\ugmc;n DRILLING CO. 11,7 FECT 2 HOURS FOLLOWING COMPLLTION,
DRILLER: 9. MILLS
DRILLING METROD
HOLE ADVANCED lllllld > A-INCH oUTSIDE
DIAMETER SOLID STEM AVGER
PLUGGING PROCEDURNE :
HOLE FLUGGED With SOIL.
FIGURE NO. 8
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NEYER, TISEOQO & HINDO, LTD.
LOG OF TEST BORING NG. TB-94A

0 .

.

Project Name: CLASSIC CONSTRUCTION SITE NT New 3 .
Project Location: 14 MILE & DECKER ROADS; NOVI. MI Chk. By: 5.
45611.—51&}412&5%
310, PEN, | MOISTURE DRY UNCERF.
Li*;f',.'}- GROUND SURFACE ELEVATION: 975.0 FT  1SG/i] sums, | #souads misqmavce) coniehe | omairr uou 57
9'7_. r.
I 4 aank snown FINE SANDY SILT onf
m 1 HARD %nowntsleToY CLJ};{ vEL [ g
: -J : WITH TRACE OF FINE SAHD AND GRA 24 LS~1 % 20 - - $000*
J | :1 ¥ s o
.‘1" 4
: ! - el HARD BROWN AND GRAY SILTY CLAY - 7
' B WITH TRACE OF SAND AND GNAVEL 12 : .
5 | LS5-2 2 24 11,5 123 9300
ﬁ iy so | _
'y 4 .
11 .
 : Ly " Lus-3| % | s | - 0 - |o0g
-
- Y)kA VERY STITF TO HARD BROWN SILTY CLAY o
| o WITH LITTLE SAND AND TRACE OF GRAVEL
i A 40 | ,
o5 | | o fuis—a{ 13 | 23 | - - | 72000

10,3

VERY STIFF GRAY SILTY CLAY

12.9 o

. COMPACT BROWN FINE GRAVELLY SAND
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November 2, 1988

Maples of Novi
Section 1 & 2

Novi, Michigan

SITE UTILITIES

Storm Water Managenment

The existing site slopes generally from northeast te
southwest with north-south ridge lines on the central porticn of
the site. This configuration directs runoff to two Rmajor
wetlands along the south property line .except where smallerx
"pocketed" wetlands intercept overland flow holding it on-site.

The southeast corner of the site outlets to the enclosed
storm sewer system of the Chateau Estates mobile home park and
then to the wetlands at the southwest corner of the site. All
runcff eventually crosses Dercker Road through four parallel
culverts approxinately 350' ..orth of the southwest corner.

The existing wetlands have been mapped and will be used for
temporary holding of storm water runoff to provide sedimentation
and attenuation cf peak discharge, limiting the maximum discharge
to 0.2 cfs per acre. Storage for the 1l0-year storm will be
provided in the wetland areas. '

Except for outlet pipes from the enclosed on-site storm
system, culverts for road crossings and outflow control
structures, the wetlands are to remain undisturbed.

During construction, appropriate soil ercsion control
measures will be used to prevent excessive accumulaticn of

sediment in the wetlands.
Sanitary Sewer

The site is in the Walled Lake District North sanitary sewer
. district which flows. to the Walled Lake Wastewater Treatment
Plant. The treatment plant has a current capacity of 2.1 million
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i
Sanitary Sewer Cont.'d
é gallons per day (MGD) and although the City of Novi is not using

its entire allocated capacity, combined development proposed in

the district will exceed the current capacity of the plant. For

this reason, the Oakland County DPW is negotiating a contract for _

design of a plant expansion to 3.5 MGD which will provide

adequate capacity for this and other prcposed ~evelopments. No

firm dates for completion of the plant expansion are avaiiable at

this writing. If a contract for construction. can be lat in
- ng—of R axXp . ould be pmpletead n 390. Dn

November 18, 1988 the

contract. At that ti

expanded plant can e more accurately projected.

bPﬁ anticipatek finalizing the design
" - n

Until the expanded plant is operational, sanitary sewsr
extensions are limited to the unused capacity. However, given
the time required for this anl other projects to develop the land
and construct buildings, taps to the system should he avaiiaple
on an "as-needed" basis.

Because of the topography of the sewer district, a iift
station will be required to servs this project. On-site sewers
for the area of the site east of Decker Road will flow %o a pump
station located midway along the Decker Road Right-of-Way
(R.O.W.). A force main from the pump station is proposed to run
northerly to 14 Mile Road and in the 14 Mile Road R.0.W. waesterly
to the existing 18" gravity sewer running rround the lake to the
treatment plant.

[ N — St P ] L

The proposed Ccngregate Care facility west of Decker Read
will run fo the 8" gravity sewer in 14 Mile Road.

s

Projected Sanitary Sewer flows for this development are as

follows:
] TYPE DWELLING UNITS UNIT FACTOR  EQUIVALENT UNITS
: Congregate 100 0.60 . 60
! Aduit village . 300 0.60 180
Golf & Family 500 . 1.0 500
Com:iercial 60,000 S.F. 1.1/1000 S.F. 56
l Office 20,000 S.F. 0.40/1000 S.F. 8
‘Total 814

814 x 3.5 = 2,849 persons

Average Flow: 2,849 x 100 gal/day = 284,%00 gal/day = 0.44 cfs
f Peak Flow: 2,849 x 400 gal/day = 1,139,600 gal/day = 1.76 cfe

All proposed facilities will be designed to accommodate
anticipated sewer flows..

- 10
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' Water Mains
There is an existing 42" DWSD Transmission Mair in 14 Nille

Road and a meterad 36" main on the west side of Decker Rcad. A

, 16" stub was provided downstream of the metaer. The proposad

’ ! development will connect to the stub and distribute water

: throughout the development and provide stubs for future
ection at the northeast and southwest corners

-
L*=1=71) 1)

= ‘ Using projected population units as calculated for the
. sanitary sewer system, water demand will be as follows:

Average Flow: 2,849 persons X 100 gal./day = 284,900 gal./day R

Maximum Daily Demand: 284,900 x 2.5 = 712,250 gal./day

l The water distribution system will be designed to pzrovide

. for the required maximum and average daily flows as well as

' required fire protection demands and will not have any sdverse
' I effect on the system.

1102s2t

e m
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* Existing Fasements and Structures
{
As indicated previously, generally the site topography has
[} dictated the foundation of o ; nlan dasign and layo he

effect is to minimize areas o£~hai§y cuts. The primary ares of
£ill will occur aleng golf course fairways and greens, wiih the
exception of those areas that abut wetlanda. The purpose of

these berms are twofold; one 1s to create an attractive and
challanging golf course, as wall as to provide a measure of
privacy and safety for those homes and homeowners along the golf
course.,

~

wrpL ) L ) » » LU 2, - = b= [J R -
occur in berming of site perimctoras und entrances to serve as
both community buffers and creatior of the community idenatity.

In as much as these criteria are 4% .'u:rgsed at length in th» area

treating the general landscape conc~.: for this site, earller in
this area plan, any further discussion here would be redundant.

. . ' . X K . ..
[ il o pYL— el el

Wi wg

[ rge—

To identify any other areas of cut and fill on thin site
beyond the general perimeters discussed thus far, would reqguire a
complete engineering review and design, including a site grading
and storm drainage plan. An obvious preregquisite to a fully
detajiled engineering plan would be approval of our P.U.D. reguest
and preliminary site plan approval, any further discussion of
site grading details would be premature at this point. As the
pianning and approval process proceeds, an engineering review and
design will take place, and more information will become
available.

The property as it exists today could best be described as
old farm field. With exception of an old foundation from the
farm house that used to stand just east of the corner of Dacker
and 14 Mile and the gravel drive that serviced the previous home
and a vacant, boarded up house at the eastern property ed¢e, the
only other structure on the site is an underground water meter
station on the southwest corner of 14 Mile and Decker Roads.

Oakland County records indicate that there are prizsentl’
four existing easements on the property. One easement iz held by
Oakland County for the pu:rpose of sanitary sewer.

Two easements are in the name of the City of Novi. 9ne of
these is a temporary easement for the purpose of slcpe and
grading which apparently were executed for road improvemeats and
drainage along Decker Road. The other easement in favor of Novi
is for the water supply system, likely pertaining to the
installation of the water meter station on the southwest corner
of Decker and Fourteen Mile Roads. The fourth easement of record
runs parallel to Fourteen Mile Road for the purpise of
communication facilities. For your reference, those easements
have been indicated on .the attached boundary survey of the
property. ' :

12
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: : Maples of Novi - Existing Easements
L. 6655 P. 262 30' Permanent eascment for water supply system &
[
H 20' Permanent easement for water supply system.

L. 5315 P. 718 27' Permanent easement for sanitary sewer.

L. 8408 P. 700 27' Permanent easement to Michigan Bell Telephone.

L. 8845 P. 282 27' Permanent easement to Michigan Bell Telephone.

i &3 4 = H 4 " Permanen RASEmMen o Mlohidan Be HE Jalslaks

L. 7870 P. 592 Grading rights easement for improvemant of Decker.
This easement was to expire upon completion of the

improvement of Decker Road.

] = a pDadga L3 IRETE -

the first page only where therxe is more than one page.

1108s2n
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4. SITE CHARACTERISTICS
O ala dalalale pl"ly:
2.) Natural wetland areas;
3.) Wooded:;
5.) wide open space.
In creating a Master land use coiicept, the following criteria are
z used as standards.
1} Self contained single family attached and detached home
! cwnership community.

wllY. Aadd ata B o £ B Mm1a r1es

. 3) Existing® trees, significant topography, drainage
patterns, significant views, wetlands, habitat, etc.

4) To develop a community-wide open space system that
allows for the creation of an inter-connecting park
system golf course throughout the community.

5) To develop a roadway system which allows for the
creation cf collector roads 1linking to the overall
roadway network in the City of Novi.

6) Establish design and development standards cf
architecture materials, landscape design and all other
site-related elements.

7) Provide a broad range of housing values to serve the
widest possible spectrum of consumers in the Novi
market, such as:

a) Enpty hesters

b) Youny urban professionals
c) First time home buyers

d} Retirees

Our goal is to use Classic's traditionai standards for a single
family condominium home ownership community living, emphasizing
the natural environment and preservation of the existing.

4
L T
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Landscape Concepts

The general landscapn concept env1aioncd for this sita will

= Py = s < mthbale

on site. The streetscape ot both collactor and cul de sac roads
will be planted primarily with shade trees and sone evargreen

ala 5 -

mix of ornamental shrubs near the home with 1arga herhaceous
trees spread around the hones.

The wetlands will remain in tact as they are today.
Wherever crossing of a wetland : s required it will be dore at the

narrowest point to minimize any impact. There will be nc grading
or disturbance in wetland areas.

Thi
CELY

grades, The topography of the site has primarily dictated
patterns and flows of both the main collactor and secondary cul

ottt et it Sl Bt et Ot et

- v
Wz g

[ RSy

de sac roads. Using the existing topography cf the site as the
dominant design criteria assures minimal cut and fill activities,
as well as minimal resultant environmental impact while at the
same time affording unit orientations with impressive views of
site amenities.

The heaviest areas of fill activities will be confined to
contouring of the golf course, as well as berming to be installed
around the site perimeters for the sake of privacy and screening.
Berming and landscaping will be heavy in the area of the thrae
development entrances to create a unique identity with key focal
points for this development. As well as the site entries, thera
will be substantial berms created on the southeast and siouthwest
corners of Decker and Fourteen Mile Roads for the purpose of
screening of the commercial center. These berms also Berve to
create the City of Novi entrances with inviting fountains and
landscape treatments which lend both estesm and an Jjdentity,
linking this corridor as the northeast entrance to the City of’
Novi.

The foundation of the landscape concept for this development
rests upon creation of an on-site nursery from existing trees,
Prior to our clearing and land balance activities it is our
intention to selectively choose trees of appropriate size and
shape to transplant into a nursery and later replant in our
landscaping operations. This again will reinforce the irdigenous
plant life on site and help to create n harmonious blend betwesen
the large tracts of woodlands and wetlands with the more
manicured golf course, green belts and open space. It has been
our experience on an existing development that this concept works
and become a valuable asset in the design and presentation of an
attractive and creative landscape plan.

16
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Through the process of numerous conceptual meetirgs with
city planning offirials 'and consultants, various watlands and
WDOd L 1LA S [ ] {44 » ¥ » ANCg nwh.helei. .l - NS wi:
and high quality woodland tract runs from aast to west at the
southern-most property line, It has been agreed that Classic

Construction will preserve this woodland tract in its' present
state. This area of wooded wetlands and woodlands approximates
forty acres. The benefits of this preservation are obvious.
While it provides a very substantial on-site amenity, it also
affords the City of Novi with the first leg of the “Farm Trails"®
portion of the "Rhythms" trail concept.

HHH&--HH-—-

[ Y-

-

As well as this area, the other various wooded~watlands and
wetlands on site will ba preservad. While it has baen generally
g B2 DE A ons -t O/ Dol ang
censultant, and Novi ondland Consultant: that the balance of
vegetation on-site is of a much lower qqa]ity woodlands and, in

act does not even qualify as an emergent woodlands oy U.S.
Department of Forestry standards, Classic will preserve uxisting
stands of trees wherever possible on the balance of the site.
Throughout the process of our exist:ing developments where
woodland/wetland ordinances similar to Novits ‘exist, Classic
Construction is very environmentally consclence, to which our
track record and reputation will attest.

Incorporated into this document Ffor your review is. the
Wetland report and mapping prepared on this property. 1In it you
will see the primary criteria of wetlard identification spelled
out; plant material, insect and wildlife, soils, etec.... These
wetlands will be preserved and serve as amenities and hazards to
the golf course and as well, will be incorporated into the Maples
of NRovi storm water management and retention system. The
woodlands report is also incorporated into this document for your
review. This repert defines woodlands by d.b.h., the primary
criteria employed by the U.S. Department cf Forestry. Also
included for your review is the Soil Survey taken from the Sojl

2 land County and the U.S. Department of Agriculture,
Soil Conservation Service in cooperation, with the Michigan
Agricultural Experiment Station.

17
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] 12 March 1988
{

Mr, Larry DePriest

7001 Orchard Lake Road, Suite 130
™ A, r AR122

L B SE S S

Re: Classic Construction - Nowvi
JJR No. 145544

Dear Mr. DePriest:

Wetland boundaries for the site located at 14 Mile and Decker were identified

1 on 18 February 1988, These boundaries are located on the enclosed copies of
the aerial photograph of the site, There are 14 wetland areas on the site,
Five of these wetland areas fall under jurisdiction of the City of Hovi and
four of these five fall under jurisdiction of the Michigan Department of

’ Natural Resources. Three of the | wetlands are less than 0.1 acre, six of
the 14 are less than 2 acres, and 5 are greater than 2 acres, The wetlard
acreage on site totals approximately 31 acres. Wetland boundaries were

[ fiagged in the field, and more accurate area calculations are Leing
processed, OFf the total 205 acres of the site, the wetlands exist on

approximately 15 percent.

. ‘ .
K 1 Soils within wetland areas on site are classified by the USDA Sofl
' Conservation Service as Houghton and Adrian mucks and as hydric seils. H1}
{ fleld sofl samples taken within wetland boundaries tested as hydric soil:.
4 I

The two major wetland areas contain a varifety of hydrological conditions
inctuding open water and stream systems, The remaining smaller wetland areas
are, for the most part, low-lying arsas of scrub/shrub wetland with very few
areas of open water,

1 A wide variety of wetland vegetation types sxist on ths site, Approximately
13 acres of the total wetlands consist of forested wetlands, These forests

are primarily ash, elm, maple, and poplar. The smaller wetland areas within
the agricultural flelds are primarily. scrub/shrub and comprise approximately
12 acres of the total wetlands on the site, These areas consist primarily uf
scrub willow, red osier dogwood, gray dogwood, and reed :anarygrass, Cattails
and sedges occupy the emergent wetland areas on approximitely 6 acres of the
total wetland area.

etk v

&y
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Mr., Larry Defriest

12 March 1988
Page 2

PR

The wetland numbered 8 is regulated by the City of Novi, and wetlands numbered

» » » PO LLL! . ud U J 31l 1 1 + gL cf
their size. The current language of the Hetland Protection Act calls for
preserving wetlands or maintaining no net loss of wetland arzas, The proposed
activity must be dependent on being on the wetiand. Shouid you propose any
type of mitigation, 1t is most 1ikely that wetiznds created would have to be
done on a ratic of two acres per every acre of wetland filled, These

il

observations and boundaries are based or our current understanding of Michigan
Dapartment of Natura) Resources {MONR: methods and polfcy. The MONR has final
decision on all wetland matters.

P

Sincerely,

- F_— T T : A - '_" t . : . ) ¥ i
[ —— [ee—— o ™ —— i [ L ] e

ra—

JOHNSON JONNSON & ROY/inc

KM

Kevin F, Noon
KFN/wjf

Enci.
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WETLAND DESCRIPTIONS

E Maples of Novi
K
i Wetland_ #1- Largely a foreasted wetland with patcnes of

shrub-scrub wetlands. Considerable standing water 2 - 8"
deep. Open water covered with Duckweeds. Mallard ducks

cbserved. Vegetation mostly Red Maple, along with
American Elm and Red Ash. Understorv of Capex sedge,

Spikerush, Beggar-tick {BIﬁgnﬁ—sp—}T—w;ilowgandgsap1inqs.

Ditch outlet on southwest margln. sandy soil. Moderate
to high value. DNR regulated.

Wetlapd #2- A shrub-scrub wetland dominated by Button
bush which applies permanent water. Other plant species

include Wild Grape, Wild Rose, Nig ade, Canar) ASS,
as well as Red Maple and Red Ash along the shoreline.
Swale leading upland on east side; more Dogwood there.
Soils indicate 6-10" clay over mucky peat. Moderate
value; stormwater storage especially. Not DNR regulated.

wetland #3- Basically a Carex sedge wetl meadow,
surrounded by patches of Grey Dogwood and fringe of
forested wetland. In addition to sedges, emexgent marsh
has Sensitive Fern, Joe Pye Weed, Jewel Weed and AXrow
Arrowhead. No standing water. This wetland drains south
and is hydrologically connected to Wetland #4 and to #5.
Soils consist of gray, dense clay. Wetland of mederate

value. DNR regulated because connected to other
wetlands.
wetlang ¥4- Primarily a Red Maple swamp O forested

wetland. Also some American Elm, Red Ash, and Silver
Maple, with an understory of Jewel Weed, Sensitive Fern,
and False Nettle. Although widespread standing water
covered by Duckweed, may dry out in late summer. Ditch
drains south into Chateau Mobile Home Park; rather
stagnant water flows through. Wetland #15 flows into
wetland #4. Some logging of trees. wetland of low to.
moderate value. Soils consist.of 1-2 feet of black much
over sand. DNR regulated. .

Wetland #5- Trail cuts off this wetland from Wetland #3.
Black Walnut trees on boundary between them. Vegetation
consists of Red Ash and American Elm trees, along with
understory of Grey Dogwood, Wild Grape, and Black
Raspberry.

S-B
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Wetland #5 Copnt,~ Some standing water in places,
especially along dirt trail where sedges occur. S9il not
checked. Value is low to moderate. Not DNK regulated,

unless hydrolegic connection to  Wetland #3 is
established.

Wetland #6- Seasonally wet emergent marsh. Vegetation
mostly Swamp Goldenrod, along with canary Grass, Swamp
Dock, and a few patches of Willow-Dogwood, especially on
east side. A few large Eastern Cottcnwood trees on noith

and south margins. No standing water at time of field
survey. 50ils are clayey mucks at surface, with more
clay at depth. Value is low; mostly runocff water
storage. not DNR regulated.

Wetland #7- Mixed shrub-scrub, forested and emergent
i i r.

Oon south and east margins, more Tussock Sedge and Canary
Grass marsh. No standing water now, but evidence of
standing wate:: in Spring as shrubs have water marks. HNo
outlets or inflow ditches. Soils are clayey muck. Could
be a groundwater recharye area. Value 1is low to
moderate. Not DNR regulated.

Wetland #8~ Part of deciduous woodland near Decker Road,
Seasonally flooded swamp. Contained 6-10" of standing
water at time of fisld survey. Numerous tadpoles, frogs,
and nosquito larvae observed. Open water surrounded by
Red Ash, with some Red Maple and American Elm 4 - 18" in
diameter. Evidence of higher water levels. No
hydrologic connection to Wetland #7. No outlet.
Relatively high value. Not DNR regulated.

Wetland #9- Mere pothole adjacent to a Red Ash tree and
large Swamp Oak, located south of Wetland #8, along
Decker Road. Depression colonized by Brome Grass, as
well as Smartweed, Swamp Dock, and Canary Grass. Soils
are nmucky. No standing water. No inlets or outlets.

Low value. Not DNR regulated.

Wetland #10~ This wetland is a large, drowned swamp.
located along Decker Road, this wetland receives drainage
from Wetland #1, and in turn drains across Decker Rcad
via a quadruple culvert. Construction of Decker Road the
placement of the culverts probably resulted in the.slight
increase in water depths in this wetland. Standing water
is widespread and colonized by Duckweeds. Most of the

‘partially drowned trca2s are Red Maple, with an understory

of Buttonbush, Sparganium, Canary Grass, various sedges,
and Jewel Weed. )

S-B
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0 - Numerous Bullfrogs and Ked Winged
.. Blackbirds. Two sets of four 24" oval culverts drain this
wetland. Soils were not checked. Value is moderate to

high. DiNR regulated.

Wetland #11- A mnixed shrub-scrub, open water, forested
wetland, and sedge marsh. Much of the vegetation

consists of Black Willow trees., Buttonbush shrubs, as
well as Grey Dogwood, Willow brush, Wild Rose and swamp
tree saplings. The southern end had more open vater, and

nd ended ir

T lowland hardwoods and a dry d4itch leading northward.
$

-

Hydrologically, the wetland is isolated. The soils were
mucky. Value is moderate to high. Not DNR regulated.

Wetland #12- Basically a small depression in which a
3 : et
northeast of Wetland #1l. Most of the trees are Box
i Elder with Wild Grape intertwined. BAbout the upland edge
i is Black Cherry and Black Walnut. Unfortunately, this
wetland is currently being utilized as a garbage dump by
a nearby resident. Rats were observed climbing over the
household garbage which is a health hazard. The soils
were not checked. Because of impacts, the value is very
low. Not DNR regulated, but a viclation has occurred.

’ Wetlapnd #1313~ Located 250 feet south of 14 Mile Road,
this forested wetland is oval-shaped. Standing water 6 -
12" deep prevailed at the time of analysis. Eastern
l Cottonwood trees 12 - 24" in diameter occur around the
edges. Tadpoles and mosquito larvae cclonize the brewn,
R leaf-ridden pools. A slight swale lead: toward Wetland
I #14, Otherwise no hydrolegic connections. Soils are
sandy with high water table. Value appears mnoderate.

I Not DNR regulated.

Wetland #14- Adjacent to 14 Mile Road, north of Wetland
$13. Is a seascnally wet forested wetland. Vegetation
consists mostly of Box Elder along with American Elm, Red
Ash, and Red Maple. Very little understory. No standing
water, but evidence of previous ponded water. Sandy clay
soil. Possible subsurface connection with Wetland #13.
Some road drainage into this wetland from the east.
vValue appears low. Not DNR regulated.

§ Wetland #15- A large forested wetland located northeast

N of the Mobile Home Park. Largely a Red Maple swamp,

' slightly drowned as evidenced by dead trees. Also some
: legging and tree tops.
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etland 4315 Cont despread standirn ate overed by
dense Duckweeds. Vegetation is mostly Red and Silver
Maples with an understory of Swamp Goldenrdd, Jewel Weed,

various sedges, and Beggar Ticks. 1In places where
previous logging occurred, it was very brushy. Soil
consists of 12" of clayey muck, then black & gray clay,

and finally gray sand at -24".. No moderate. DRR
regulated.

Wetland #16- A forested wetland that has less standing

water than Wetlands #10 and #15. Also does not appear to
b i amp, with an

understory of Jewel Weed, Sensitive Fern, and False
Nettle on dead 1loys and slight knolls. Numerous
tadpoles, frogs and mosquito larvae in pools, which were

drying up. Soils were mucks over gray sand. Far east

side of this wetland not mapped. Hydrologically
~ B e o - = - 77 4 7 - - - ooan . - . = nd
#15. value appears low to moderate. Could be a

groundwater recharge area. DNR regulated.

o 7- Isolated forested wetland. Some standing
water, but drying up. Red and Silver Maple swamp,
seasonally wet, with understery of Sensitive Fern, Forest
Nettle, and saplings of Red Maple and American EIlm.
Southern end had more open water, Buttonbush, and perhaps
ducks in it. Saw two Woodcock. A dry ditch on northern
edge leading toward Wetland #15 was mapped; no flow at
this time. Soils not checked. Value appears moderate to
high. Not DNR reguiated unless connection to Wetland #15
is established.

Wetland #18- Basically a Buttonbush shrui> swamp with
permanent open water. Buttonbush was dense, appeared
very healthy, and 6-8' tall. Frogs were heard. Along
wetland edges observed Nightshade, Grey Dogwoed,
Sensitive Fern, and Smartweed. Generally, 2 to 4' of
relief 2bout the edges. Soils consist of a surficial
muck, then gray clay, followed. by black peat at =20".
Water depths averaged 12 -~ 18%. Value is probably
moderated. Not DNR regulated.

Wetland #19- lLocated about 50 feet southeast of Wetland
#18, but no direct hydrologic connection. Is a Button .
bush shrub swamp like Wetland #18. Widespread standing
water. Croaking frogs heard. Along margins are Grey
Dogwood, along with Red Maple, Red Ash, and Swamp Oak.
Soils exhibit 6" of mucky peat cver sandy dray clay. XNo
inlets or outlets. Does hot appear to be connected to
Wetland #18. Less Duckweed in this wetland, perhaps due
to Ducks feeding. Value is probably moderate to high.
Not DNR regulated, even if connected to Wetland #18.
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I. LOCATION

SITE# A - Sec, 2

SIDWELL# 22-01-100-001
22-02-200-002
22=-02~-200-003
22-02~201-001

22-02-200-004

MAJOR CROSSROADS _East of Deckexr R4. bet. 13 & 14 Mile Rds.

IX. STORM WATER CLASSIFICATION

NEEDED 20' SIZE

FII. ZONING CLASSIFICATION (S)

R-A Residential agricultural
Master Planned 3.3/.08, P.U.D. Planned 5.0.

IV. HYDROLOGY

. K
' i- GROUND WATER DEPRESSION, Drains into Walled Lake.
I v SOIL DESCRIPTION
‘ 1. Adrian muck
} 2. Soil inspection
If site is inundated average water depth: _6-12"
1 3. Soil Classification
A. Organic (greater than 20% organic matter and deeper
! than 12")
t -
Muck (highly decomposed, original plant parts
| not recognizable)
X B. MINERAL (less than 20% organic matter or if greater
: than 20%, shallower than 12"}
| ! 1. Describe the soil horizons, from the surface
g . down.

5-B
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'I DEPTA | TEXTURE COLOR
, TEXTURE ' COLQOR
X ] S-sand R-Red
' SL=-Sandy Loan BR~Brown
' LS-Loamy Sand B-Black
I L-Loam Y-Yellow
SIL-8ilt Loam G-Gray
CL-Clay Loam RB-Reddish Brown
C=Clay GB-Grayish Brown
- Roe oD B = ?:gg,l 11ﬂw
CS-Cohbly Sand note other
I note other
. 4. Soil drainage class
i Poorly Drained - ~ \
» ! VI. VEGETATION
Open water & Emergent (70-80%)
J 1 Shrub-scrub & forest (20-30%)
Species of trees, flowers, etc. obserxved and rank on abundance
1 scale.
) NAME SCIENTIFIC NAME ABUNDANCE RATING
X 1 Marsh Fern Thelypteris palustris MA
¥ | Cut Grass Leersia oryzoides : - A
- White Aster Aster vimineus - uce
Nedding Smartweed Polygonum ' JC-MA
l U K Sedge(Beak Rush) Rynchospora alba A
Commen Chicory Cichorium intybus M2
? Common Ragweed Ambrosia artemisiifolia MA
‘ I Common Dandelion Taraxacium officinale uc
. K} Curled Dock Rumex Crispus MA
- Canary Reed Grass - Phalaun App. A
Buttonkush Cephalanthus occidentalis A
, 1 Goldenrod Solidage spp. A
Red Maple Acer rubrum A
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SCIENTIFIC NAME

A A M
g ik i

Wild Carrot
Sandbar Willow

G

Daucus carota
Salix interior

Shrub Willows

Lance-laaved Goldenrocd

Eastern Cottonwocd
Prickly Lettuce
Poison Ivy

Yarrow

Bittersweet Nightshade

Swamp Fly Honeysuckle
Common Cattail

Salix spp.
Solidago graminifolia
Populus deltoides

L L] - z = -
Rhus radicans
achillea millefoluim
Sclanum dulcamara
Lonicera oblongifolia
Typha latifolia

Clearweed
Peachleaf Willow
Duckweed

Pilea pumila
Salix amygolaloides
Lemna spp.

Wosnt  phiely G e

[ T R )

[ e [ SR | Y

Misc. Swamp Mosses
Beggar Ticks

Spotted Touch Me Not
Evening Primrose
Misc. Mushrooms
Giant Bur-reed
White Ash

False Nettle
Nodding Bur Marigold
American Elm

Wild Grape

Hog Peanut
Turtlehead

Great Lobelia
Wild Mint

American Basswood
Boneseat

Virginia Creeper
Crack Willow

Black Ash

Gray Dogwood

Swamp White Oak
Common Winterberry
Coontail

Swamp Rose

Blue Vervain
Staghorn Sumge
Highbush Cranberry
shining Rose

Bidens connata
OC) -n‘ricana

Impatiens capensis
Oenothera Biennis

Sparganium eurycarpum
Fraxinus americana
Boeheria cylindrica
Bidens cernua

Ulmus americana

vitus spp.

Amphicarpa bracteata
Clelone glabra
Lobelia Siphilitica
Mentha arvense

'*ilia americana
Eupatorium perfoliatum
Parthenocissus gquinguelfolia
Salix fagilis

Faxinus nigra

Cornus racemosa

Quercus bicolor

Ilex verticillata
Ceratophyllum demersum

Rosa polustris

verbena hastata

Rhus typhina

viburnum trilobum

Resa nitida

c
aopacd o ﬁi = R
n§nn§wwnw§ww§w»§=ww§wwnwngﬁw:ﬂv'yr
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Abundance rating
A-abundant
Mi-moderately abundant
UC-uncommen
R-rare

Ecological system according to the National wetlands Inventory Maps.

PFOY .
. Approximate number of trees greater than 2 1/2" _>10
', ’.
' i SPECIES EVIDENCE OF SPECIES EXPECTEDL
OBSERVED _REPRODUGTION __OBSERVED BUT NOT OBSERVED
1 1. MAMMALS
Raccoon X No tracks
, Whitetail Deer X
Opossum X
: Chipmunk . X
2. BIRDS
! 2 Red-winged Blackbird X Yes nest found
' Wood Duck good habitat X
European Starlings X Ne flock
I Downy Woodpeckar X No picking
i Eastern Wood Pewee X No
Green-backed Heron X No common
l Mallard X No several
. Blue Jay X abundant
K B C Chickadees X abundant
) Common Grackle X flew over
Black Duck X
Great Blue Herom X
. 1 Common Egret X
'B 3. REPTILES/
AMPHIEIANS
1 Green Frog X No
Tree Frog heard X
; Leopard Frog X No
‘ Wood Frog X
Water Snakes X
X

Snapping Turtle
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; STECIES —— EVIDENCE OF SPECIES EXPECTED
OBSERVED REPRQDUCTION OBSERVED _BUT NOT OBSERVED
i A. FISH
Minnows
Bluegills
I 5. INSECTS
oy o | o --
Grasshoppers X Yes mating
! ] Long-~horned
Grasshoppers X Yes singing
Snowy Tree Cricket X Yes calling
Vicaroy Butterfly X No abundant
Damse e X No "
: Carpenter Ants X No deat stump
_ Water Bugs X No abundant
. ‘ Red Skimmer
Dragonfly X Neo
. Misc. Dragonflies X Yes mating
; ’ Skippers X Ne
- Crone Fly X Ho
‘ Craneflies X No abundant
. 1 Leafhoppers X No abundant
Bush Katydid X No woodsedge
(scudderia)
: Ctenuchis Moths X No
: ] Fishflies eggs mavbe
: Bark Beetles X Yes dead wood
, Wocd-borin Beetles X Yes " "
1 Aphids X Yes " "
- Paper wWasps X No abundant
Greenbottle Fly X No
. 1 Marsh Flies X Yes mating
: Mound-building
ants X Yes mounds
1 6. OTHER
INVERTEBFPATES
’ 1 Shamrock Spider X No
Banded Garden
) 1 Spider X No
¢ Funnel Web Spider X No
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INVERTEBRATES (CONT)

L 4
i Pond Snails X No

Sac Spiders x No on bur-reed

(clubionid)
SPECIES EVIDENCE OF SPECIES EXPECTED

I ONRSERVED REPRODUCTION ___OBSERVED  BUT NOT OQRSERVED

6. OTHER

INVERTEBRATES (Cont.)

!
!
|
|
(1
1
1
!

{
]

i

L]

.; .

i

i S-B

Daddy~«long-legs X No woods
Orh Weavers X No common

ishing Spide : Noe —  watersurface
Misc. Snails b No on cattails

7. RARE OR
ENDANGERED
SPECIES None
VIII. USE AND USF POTENTIAL
l. Site is not currently being used by the public.

2. Site has potential for use in:

Nature study/birdwatching
Hunting

3. Classification of the wetland is common within the city.
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Mr. Sam Blumenstein, Pres.

Classic Construction Corp.
')1 1'7'7 114 11?’“?

Ay

Southfield, MI 48034

RE: THE MAPLES

Dear Mr., Blumenstein,

l The Maples Executive Golf Course is routed through
, the residential areas and represents. the highest quality
executive course. The holes are designed to meld with
' 1 the topography of the site to create an interesting
golfing challenge.

The course is routed adjacent to several wetlands
areas to provide a "double wide"” greenbelt running

_ throughout the develcpment. Lecating golf holes
{ adjacent to wetlands calls for special design construc-
tion and maintenance techniques to preserve the wet-
lands. These special concerns require special solutions
which will be enacted from the point of beginning
censtruction to, eventually, maintaining the course on a
daily basis.

First, the wetlands are protected during the
construction phase by protective soils erosion and
sedimentation control methods. In its natural state,
the site runoff often goes toward these wetlands. 1In
_ many instances, this flow direction will be reversed, by
3 regrading; allowing the increased flow, created by a
lower runoff coefficient, to be directed away from t! »
isplated wetlands and directed into the storm watex
system.

[ G,

This reverse flow grading will alsc provide an
i additional buffer for normal golf course maintenance
practices such as fertilizer and fungicide application.
And, as a final measure of executlng safeguards, there

201 €AST UBERTY » SUITE #16 « ANN ARBOR, MICHIGAN 48104 « Phone (313) 663-3064

Supplement C )
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minimize any potential proxlems.

he—specifl maintenance practices which will

First, fertilizer application will be light and
frequent. This will allow for all of the material to be
absorbed and avoid runoff of excess fertilizer which
occurs in applications which are infrequent and heavy.

b )

Ml L,

Second, strict water use contrcls will be prac-
ticed. To help accomplish this control, the golf course
irrigation system will be fully au-omated. This will
allow for individual irrigatica sprinkler control to
within one minute increments. by careful observation of
the golf course terrain and water needs, the irrigation
program is controlled by a central computer panel. This
master control system has additional built in ground

! sensors to shut down the system automatically when the
t moisture level is adequate or in the event it is raining
. | during a normal irrigation cycle.

; These special conztruction and maintenance prac-
| tices will allow for the course to become part of the

overall landszcape without disrupting the natural
wetlands features of the site.

-

Sincerely,

it 1 5t/

William K. Newcomb , M.LiA.

’

*
—

WKN/tls

e W e Mo

\l‘.
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1 ; Metropolitan Forestry Consultents, Inc.

i WOODLANDS STUIY
I 3Y INDIVIDUAL
TIMBER TYFE
”. : { DETERMINATION OF

ag gy o Y g g— ¥
YAJORITY TREE SIZE}
-
On'

L s ]

CLASSIC CONSTRUCTICH CORP,
FROFERTY LOCATED AT
THE SOUTHEAST COFRLER
OF FOURTEER MILE 20AC
AlLD JEZYER ROAD
{ZOMTAINING APPROXIMATELY

230 ACRES)

Bt el e e

IN THE CITY OF

i
‘ NOVI, MICHIGAN
i §
i
MANCK 1., 1968
i
K

BY METHOPOLITAN FORESTRY CONSULTA.N'f‘S. IxNC.

Robert A. Cool, R.F. #3100, M.A.C.F. #16

Box 25024 Lansing, Michigan 48908 517 485.4245
. Supplement D
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Clagsic Zonstruction .olp. |

1L Mile and Decker

2125900828 vow, MI

March 31, 1088 0000 |
Paxs 2

DETERMINATION OF MAJORITY TREE S5IZE

Tatle of Contents

1. FPurpose of Study

. Majority cf Tree Size Data by Timber Type and Jescription

{22 Timber Type Areas defined on property)
oA . c e of Property Showing Numbered Timber Types

L. PRequest for Determination of Actnal Woodlands

Metropolitan Forostry Consuitants, ine. Box 26024, Lansing, Michigan 48909 517 48%-4245
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i
ETEAMIN AN OF MAJORITY TR ZE

Purvose of Study

The 2i=v cf Hovi, Michican has adopted an orilinance which was established

-

20 help preserve existing woodlands. The developer nmust aather and

sresent data showing timber types and najority tree size ‘o the Tity
of Novi. This data will be used to delineate the actual woodlands

for locatinz, rating, tazcing and mapping. The ordinance states *

A il o

that a grouf of trees is considered an offieial wocdlands whenever

the majority of the treec are elght (8) inches diameter or greater.
nonverssly, whenever the majority of the irees are less than eight

{2) inches diameter, the group of trees are not considered officlal

woodlands.

+ QRDINANCE NO, 86-12%
Sectisn 4.0, Lands to Which Ordinance Applies
sub 3} "All large or small tracts of land which have a canopy
- cover of at least 10,000 square feet formed by irees,
a majority of which have a d.b.h. of 8" or greater.”

Page 4
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Mastropolitan Forestry Consuitants, Inc. Box 25024, Lmuiﬁg, Michigan 48808 $17 485-2245
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|
|

Rovi, MI ) i
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TR TERMINATION OF MAJORITY TREE SIZE

Mz jority Tree Size Data

Timber Type Area # 1

Description - Major species/ Density: Ash/Voierate
Site: Wetlnnd

sun in
d.5.h. n.0.T,/acre Teverse ordsy
i" 0 ag7
2" Lsga ae7
" 4] 409
" 0 409 sum 1"-7" = 672
=g 0 L0
" 162 409
7 112 307
cn 29 198
£ a8 L14&
pY el 12 ok gum 2"+ = 108
" 5e 20
12" 13 as
2T 22 22

Tinter Tvpe Area # 2

Description - Major species/ Density: Soft maple, t1m/Moderate
| Site; Wetland

sum in
i.z.h. N,0.T./agre reverse order
i 0 a38
2" 458 938 :
" uov 480 sup 1"-7" = 938
4" 0 7?3 :
s © 73 73
Metropolitan Forestry Consultants, Inc. Box 25024, Lansing, Michigan 48509 E17 4B5-4245
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Classic Conatruction Zors.
14 Mile snd Decksr

el 590”382 ; March 11, 1988
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DETEZMINATION OF MAJORITY TREE SIZE

Ma jority Tree Size Jata

Timber Type ATea # J

Jescription - Major spesies/Density: Scft maple/Low
Site: Wetland

sum in
d.%.h., MN.0.T./aecrs reverse orjer
b 8] 17
2" 0 117
3™ o 117
a" 0 117 gam 1"-77 = 51
- ) 117
e &1 1
=" 0 25
o 29 b
.o 0 n sum 3"+ = 45
0 37 37
Timter Type ATea # -
Jeszrintion - Majer specles,Density: Oead +rees/Low

Stte: We+tland

o live trees found In ihis area.

Timber Tipe Area # [

Descrittion - Major species/Densi<ys “agwoed/Low
Site: 0ld fleld

sub 1n
d.b.h. N.0.T./acre <raverse order
1" 0 1ib
%u g _ iit sum 17"-7" = 114
L 114 114
Maetropolitan Forssiry Consuhiants, inc. Box 25024, Lonsing, Michigan 48909 517 ABS-4245
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DETERMINATION OF MAJORITY TREE SIZE

Ma jority True Size ata

Timber Type Area # &

Description - Major spesiss, Density: Ash, Elm, Joxeider/Moderate
' Site: Upland

sum in
3.5.h, Y.0,7./acre Teverse order
1e 0 232
2" s} 232
L 102 232
a” 0 130 sum L= = 172
£ 0 130
&" 51 30
7 19 79
= L3 AD
ar 0 17
pl ¢ 17
1 0 L7
EE. lg ‘J sum 2"+ = AD
1L 0 1
ie” 0 <
L&" L 4

Timter Type Avea # °

Jescription - Major species/Density: 1m/Low
Site: 0ld fleld

sum in
d.b.he N.0.7./acre Taverse order

1 "» O 11u )

z : ITRRREpLS SR

TR 114 114
{
i
:
a
i
]
1
»

Maetropolitan Forestry Consuliants, Inc. Box 25024, Lansing, Michigan 48908 517 ‘85.-4245
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Robert 3. Cool rage 2

PROFESSIONAL ASSOCIATIONS: American Forestry Associaticn, memoer
Arboricultural Research and Education Committes, masber
Ontario Shade Tres Commission, member
Michigan Christmas Tree Growars Association, member
National Christmas Tres Growers Association, mender
‘ichigan Recrsstion and Park Association, member
Michigan Safety Conference-Forestry Section, chairperseon
Michigan Chapter, American Planning Association,
1987 Annual Conference and Professicial Develooment
Program, speaker .

CERTIFICATIONS: State of Michigan certified pesticide applicator
State of Michigan licensed pesticide apglicator
State of M" higan registersd forester, =310
¥Michigan Association of Consulting Foresters, 216
Hichigan Certified Nurservman, #1305
Srcunds Management Specialist (MCN = GM--9)
Licensed Mursery Stock dealer

AWARDS: Recipient, The American Society of Landscape
Architeces, 'lerit Award. Participation as Grounds
Majintenance Zxpert in Michigan State Housing Developmen:
Autherity's Landscape Mainterance Suide.




(Page 76 of 158)

1L Mile and Decker
Nevi, MI
March 11, 1988

i 125900830 e 7
DETERMINATION OF MAJORITY TREE SIZE

Majority Tree 3lze osta
. Timber Type Area # 8

Descriztion - Major species/Jensity: Eim/Low
Site: Wetland

sum in
4.%.%, YN.0.T./acte raverss order
__ﬁ“_?-

~

[~ i sum 1ll-l‘!l. = ‘1

]
P
Ln

27 .

[»] d
]
WOoOoOWwolo— OO0 00
foad
1N

10“

! sum 8"+ = 3%

LR L

-

—

Metropolitan Forestry Consultents, Inc. | Box 28024, Lansing, Michigan 48909 517 485.4248
S=-D




(Page 77 of 158)

Clansic !ons!ru!!on I.oxp. T

14 Mile and Decker
Bovi, MI
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JETERMINATION OF MAJORITY TREE SIZE

—y

Majority Tree Slz. Jata

Timber Tvpe Area # 3

il

Des=ription - Major speciss/Densis:: Soft Maple/Low

| r Siter Wetland
sum in
d.b.h. N.0.T./acze <reverse order
I 1" G T 120
' 2" 0 120
g 2 120
) I i 0 120 sum 1°-7" = 0
5" 0 120
& 0 120
o 5 120
1 El 43 120
or 0 7
’ 10" 28 ~7
! 11" 0 49
& 12" 2¢ 42 '
13 c I i
' 1d» : 19
"l 1e" L s
; i€” 7 10
1= 0 3 sum 2"+ = 120
! 18 0 3
' 9" 0 3
. 20" 0 3
_I 21" 0 3
22" 0 3
: 23" 0 3
28" 2 3
l- 25" 0 1
' 26" 1 1

; Metropolitan Forestry Consultants, Inc. Box 28024, Lansing, Michigen 48309 517 485-4245
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* 14 Mile and Decker
. H Novi, M
March 11,1988
120901832 ™ ° |
L DETERMINATION OF MAJORITY TREE SIZE
3

Majority Tree Size OData
' -~ 14
. 1 Timber Type Arex # 10

Descriptiun - Major species/Density: Sofi maple/Moderave

I Site: Wetiand
) sum in
d.b.h. N.0.T./acre Teverse OIder
] o T m
2" usg 347
3" g 380
, I 5 220 38e sum 1".7" = 707
K . 73 1£0
& "0 27
o 37 a7
i Z :
’ ch 0 21
' 1o® 0 21
1" 0 2t i 3
1 1z 13 21 sum 27 ¥ 20
L3" 0 z
ik 0 2
1 1z g 2

iAwtropolitan Forestry Consultants, Inc. Box 28024, Lansing, Michigen 48909 §17 4854248
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) 14 Hilu d D!ku'
: * Novi, MI

' March 11, 1588
' s Page 10
_ 123901833

JETERMINATION OF MAJORITY TREE SIZE

» /3 [ » re

[ ]
JU—

[} a8 ta

——

Timber Type Area # 11

Description - Major species,Density: Basswood, Hickory, Soft maple,/Moierats
. Site:r Upland

. I sum in
: d.b.h. NH.0.T./mcre reverse order
i 458 70E.5
i 2" 115 W9.5
‘ I i 102 225.5
' i 10 23.s sum ["-T" z 733
& 2L 13,8
H 2" ¢ 29.5
] o 14 81.¢
q« iz £5.5
a* 2 £3.5
I 10" 11 L, g
11" 14 33.8
b - 19.%
I 12" 4 12.5
L 3 2.t
1" < s.5
e ! D8
i Mok 0 0.5
8~ 0 0.k
13" 0.4 0.5
1 20" 0 0.1 sum S+ = £5,¢
2 0 0.1
2 0 0.1
l 23" 0 0.1
- 0 Q.1
2" 0 0.1
1 26" 0 Q.1
. ‘ 27.” 0 051
: a8 0 e.1
. 23" 0 ¢.1
] 30" 0 0.1
. n- 0 Q.1
3" 0 9.1
1 bl 0.1 0.1

[ —

Metropolitan Forestry Consuitants, Inc. Box 29024, Lansing, Michigan 48909 517 488-4245
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v 16 Mile and Decker
i 1259008 Fovi, I
N g0 11
| ? | Paxe

DETERMINATION OF MAJORITY TREE SIZE

Mgjority Tree Size Jata

Tiabar Type Area # 12

sale o 0

¢
i Description - Major speciss,Density: Elm, Hickory/High
: Site: Upland
_1 3um in
' d.b.h. N.0.T./acre reverse order
1" 1833 2692
: [ 2" 158 859
an 136 401
g 76 25¢ sum 1Tt 2,567
- e 147 1g0
' I e 17 L2
- 0 25
ER 10 25
Pl an 0 lf .
i?" E Ig sum 8"+ = 25
12" 0 A
13- o L

Timber Type Ares # 12

Jescription - Major species/Density:s Zlm, Ash/Hizh
Site: Wetland

- - .
[ ] [ ) il L ]

1 4.b.h N.O.T./acre ::::i:- order
B! 1" ~ 1837 2710
- 2" 4c8 a7
M 3" 204 419
i L 0 21% sum 1"-7" » 2,456
. =" 73 215 )
1 o" 51 142
! A 2. 91
! : g 0 g
o 2 54 .
! 10" 18 3 sum 8%+ = 54
K 11" 0 13
12" 13 13
. \
! |
.‘. -
K \ , |

Matropoitan Forestry Consutants, Inc. Box 25024, Lansing, Michigan 43909 817 AB3-4248 ]
S=-D }
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Classic Constructicn !n.

* 14 Mile end Decker
DEQ(H KI5 Novi , M]
St e March 11, 1988
. T. Page 12
DETERMINATION OF MAJORITY TREE SIZE
gy

Mejority Tree Size Data

Timder Type Area # 14

Jescription - Major species/Density: Zlm, Black cherry,/Moderate
Site: Uplarg

sum 1n

d.2.h,  N.0.T./acre —reverse order
w 1 " — 0 uiis
! 2" 0 485
g = an 20L 4B
L 229 221 sum 1"-T" = 433
su 0 52
he o &2
-:;-n 0 52
E" ZQ 52 =10 =
= 23 23 sSum £+ 52

Timber Type Arsp # (&

Jeszmiztion - Major spocies/Zensity: 2lack Cherry, DJogwood/Hizh
Slte: “plamd

sam in
d.2.0. N.0.T./acre <reverss order
" 1375 13?5
2" 115 120
3" 51 205
4" 26 18y sum 1"-7" = i 4x7
e . 55 12%
av b 70
7™ i9 55 -
g 29 3
9" 6 ¢
10" 0 3 .
11" 0 3 sum 3"+ = 38
2" 0 3
1" 2 3

Metropolitan Forestry Consultants, Inc. Box 25024, |.ansing, Michigan 43909 517 aN%.424%
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i4 Mile and Deczker

] »
. i - e = °V1' HI -
THE Jrs N6 3

DETERMINATION OF MAJORITY TREE SIZE

_ Majority Trees Size Data
i v Timber Type Area # 16

Fo ]

: Jescription - Major species/Density: Elm, Ash/High
Site: Fencerow
- ! ' sum in
d.5.h. N.0.T./acre zeverse oxder

' 1 2750 3793
' 1 2" 488 1043

3" 102 355

3 11« 283 sum 1"-9" = 3,779
81 73 138 -
y i 2" 51 3

- 0 14

e L 13 sum 2o+ = 1L

A

M.lﬁhn-m

e

Metropolitan Forestry Consuftants, Ine. Box 28024, Lansing, Michigan 48909 517 4854245
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14 Mile and Decker

Cinsslic Construction Corg.
14 Mle and Decker

:r-:-_r:]_2590,9§5}37 ' Novi, MI

Plgnlh_

JETERMINATION OF MAJORITY TREE SIZP

Yajority Tree Size Data

Timber Type Ares # 17

Jdescription - Major species/Density: Red oak, Black cherry/Rizh
Site: 0ld field, fencerow

sum in
g.2.h. N.0.T,/acrs reverss order

it oI7 21

[ 39 3]
2" o1~ 1213
3 0 296

[T

gl | deaiy

. 4 229 295 sum 1"-7" x 2,100
< » £7

30

30

30

30

19

10

"

LLe B D Y

-

oo
10"
11"
12"
13
i
15"
16
1-“
18"
.
20"
21"
22"
23"
2u"
25"
25"
2?.'
28..
29"
30"
A
J2"
3"

(o)
e Qlo o

.
L

sum 8"+ = 30

""QODQDODHOQOOOOOOOOODDO(H
WH“HHHHHNNNNNNNNNNNNNIQN

__Metropoliten Forestry Conaioares ta0 o
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I R A R T
Claasic Coastruection Corg.
14 Mile and Decker
Novi, MI

125907838 parch 1, 1960

DETERMINATION OF MAJORITY TREE SIZE

Majority Tree Size Data
Timter Type Area # 19

Description - Major specles/Density: Soft maple/Low
Site: Wetland

sum in
d.5.h. N.0.T./acr= rsverss order
i- 0 107
2" Q 107
a” 0 107
4 0 107 sum "7 = @
= 0 107
A 0 107
ol 0 107
R 0 107
3 23 107
10" 0 e
" a0 3L
" by =~
3= e 29
Y Dy 0 29
ig” 0 20
1= 0 29
1" 13 20
18" é 16 =10
1a" 0 1o supm ?Me = 107
20" s 10
21" 0 E
2" 0 5
22" 0 &
ro 3 5
28" 0 2
25" 0 2
27" 0 2
28" 2 2

N

Metropoiitan Forestry Consultants, Inc. Bor 25024, l.ansing, Michigsn 48909 517 485.4248%
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Classlc Constructlion Corp.
i4 Mile and Decker
Novi, MI

uzr:12590?5839 March 11, 1988

Page 17

DETERMINATION OF MAJORITY TREE SI7F
Majlority Tree Sizs Data

Timber Type Area # 20

Jescription - Major species,/Density: Ash, Black cherry, Oak/High-
Site: Upland

sum in
d.h.h.  H.0.T./acre raverse order

" o 1013
2" 4§88 10173

Rl L B |

3" 0 R:

u" 5? . 325 sum 1"-?“ = 906
s ) 268

£ Ly 192

a 37

E” 29

?" 23

10" 18

i 1t

AL

-

i

1!_,“

L 4.

—
4

sum 9% = 107

“ OO0 O0O0OUOO000OO0O0DO0O0OFD
el el o e o 3 T Yy )

Metropolitan Forestry Consultants, Inc. Box 28024, Lansing, Michigen 48909 517 435-4248

}
:IIlIllIIlIi.IIIIIIlllllllIllIIllllIﬂllllllllll.I..l



(Page 86 of 158)

14 Wile and Deciter

1950A7RAN Rord. B a8
R e T

L]
Page 18
DETERMINATION OF MAJORITY TREE SIZE
Ma jority Tree Size Data
Timber Type Area # 21
31te:; 014 field
sux in

d.b.h. N.O.T./acrs reverse onder

" 0 576

2" 0 276

3" 204 £75

e 118 372 sum 1"=-7" = 576

5.- 220 257

& 0 37

T a7 37

Tomber Type ATea # 22

Descrittion - Major Species/Density: Elm, Ash/High
Site: 01d fieid, fencercw

sum in
4.b.0. N.0.T./acre reverse order
e 2500 %
3”
hll

- [ 5

N
n
[a]
N

sum 17-?" = 5,500

o~} l)_\

99-
10.'
1 1.'
12"
13"
14"
18~
16"
gy
18"
19"
20"
21"
22.'
23"
a2b"
25" :
26"
zt?u
28"
29Il
300-

sum 8"+ = 2

AY

mMOoOODOoOPmOOOooacoonoocaconocooloccocooo
.mmmmmmmmmmmmmmmmﬁmmmmmmmemNm

Maetropoiitan Forestry Consultants, Inc. Box 28024, Lansing, Michigan 48909 "817 4B5-424C
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. Lt . . . - : ,r.‘ . .“ .’_' -'_-‘...
i ¥ 14 Mile and Docker
K Novi, MI
Page 19
. ? wr 125907841
' 3 DETERMINATION OF MAJORITY TREE SIZE
B
Majority Tree Size Data
[ ]
‘ ; Timber Type Area # 23
Description - Major species/Jensity: Soft Maple/Moderats
. T Site: Upland
sun in
1 i 917 9L
" 0 &R
ar o] oM
! u” & o8 sem 17."" = Q74
| f.- 0 11 * -
£ 0 i1
- Q 11
::" 0 11 [1] L]
i" ?n 11 :1 5um E == 11

W gl - »

Aerial Photographs of Property Showing Numbered Timber Types

See aerlal photosTaphu. .

Metropolitan Foresiry Consultants, inc. Box 25024, Lansing. Michigan 48909 517 488-424%
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14 Mle and Decker
Movi, MI
Merch i1, 1988

125901812 Page 20
INTERMINATION OF MAJORITY THEE SIZE

Begquest_for Determingtion of Actusl Woodlands
The data presantsd 1s & request for determining the actual woodimnds,
Pt

wcodlands.

QUALIFYING WOODLANDS AREAS
(Malority of tree sizes are eizht (8) inches dlameter or larzer).

Tin Site
3 2 " Wetland
9 ? 12" - Wetlend
18 2 18" Wetland
19 1 12 ¥etland
Zlassic Construction Corporatiecn reguests that because these aTeas lay

totally ir wetlands, and are undevelopable, the locating, tagginx and
rapring the trees will serve no purpose and therefors should be excused.

NON-QUALIFYING WOODLAND AREAS '
(Maiority of tTee sizes are less than eight (8) inches diameter).

|
Timber Type Arsa Acres Majoriiy Tree Size Site |
1 2 Z" Vetland !
2 4 3" Wetland i
L 9 0 Wetlanmd
e 3 a4 0ld fleld
5 & a" Upland
- 2 4" 013 field
d 3 7 Wetland
10 1.2 5" Vetland
11 45 2" Upland
12 17 2" Upland
t3 3 2" Wetland
L 3 L Upland
15 15 2" Upland
16 5 2" . Fencerow
17 7 2" 01d field/Fencerow
20 4 L Upland
21 9 &" 01d fleld
22 2 i~ 01d field/Fencerow
23 9 1" Uplands :

Classic Construction Corporation requests that becauss these azess
contain a majority of tree sises less than eight {8) inches diameter,
they should be officially removed from the woodland map, and loeatirg,
tagging and mapping zequirenents should bo disaiswed.

Matropolitan Forestry Consultants, Inc.  ‘Box 25024, Lansing, Michigan 43909 317 4:18-4248
$-D ' |
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APpenilix

Robers A.'Cool
\ ,

iansing. MI 48912
off. 483-4202

i

e 125907843

Bus. 483-3745
H. 482-2232

D.0.2. L2742

WORK ZXFERIZNCE:

1870 %0 sresent - ussistant city fcrestar, Lansing, MI

1990 <o sresant - zresidest, latrssolitan Foresto
Consultants, Inc.

Lt972..285 - cwner, Arbcr Lawn, Inc.

1975 +o gresant - owner, Robers Cocl Sree Tifin; jclit
cunier, “hres choese and cut Christ-
mas =rgg Tarmeo: volunteer, LTres fzrm

iI‘J ¥ At weaml - b !'1 f.".; -
Corrnity College.
19671085 - caehmical contrel forester, ITT-R3venias.

“'-‘.. ] weanefil

i ety

. .‘ e Lo _‘_-_ T .‘»k
L =) _ H H i

Tac., 5.Z. Timbar Divisicn, rloriZs.

. Torestry, Michigzan State Universisy
. Tcrestry, Michigan State University
3.8. Civil EIngineering Teshnclozy, Lansing
cmranity College.

kB
3.
9€4 - Al
o

130; shmirssrson, propersies conmittee, Chiel Oxenc:
Couancil.

Zzv Soouts zf America, assigoant scout maelar, LIToT

Assury Unites Mesheosist Church, chairperson of counilil .
oard. ,
P.7-A., Dast menoer L

cavomes, =ist DETDer
United vay Campaign, Volunteer Leacer

TRCFTSSIONAL ASSOCIATIONS: Society cf American Toresters, mewoer

Michizan Chaster, Society cf Azerican Foresters,
Lower-Michican Section. 2nd Vice-Chairparscn

“ichigan Associaticn of Consulting Foresters, mamder
Michigan Tcrestry and Parks Astociaticn, secretary-
treasurer, editor and past cormittee clairperscn
Michigan Acadermy of Science, Arts and Latters,” mevler
an3d past. chairperscn

Scriety of Municipal Arborists, rember, past rresilent,
vice-praeicent and board member.

Tnternatiornal Society of Arboriculture, membar

Society of Commercial Arkborists, lfember

Utility Arkerists Association, member

Municipal Arborists and Urkan Foresters Society, merler
Professional Grounds Maintenance Society, member

S.E. Branch, Professional Grounds Management Scciety,
member ' :
National Institute on Parks and Grouncds Management, mend2r
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Maetropolitan Forestry Consultants, Inc. WA

[ ¥
E é Mr. Larry DeFriest
Classic Construction Corp.

001 © ard Lake Road, Suite 130
West Bloomfield, MI 48322

Jear Mr, Lefrisst:

I am including this letter as the berirnning of my report on the possitie
woodland inpact of a zolf course construction on your Decker Hoad/

ourteer ¥Ile Road property.

el [ 8 Y -—«’

The task is particularly difficult due to the fact that the majority of
the acreace ls not a woodlands. In fact it is5 non-preductive land with
very early plarnt successionzl stares composed of grasses, herbacesus
rlants, woody shrubs and ricneer trees. This tvpe of plant growth is so
new that it will take 80-100 vears before the area will be covered with
what 1s considered as true woodiand or forest. Such a woodland is
characterized bty either the sub-climax oak-hickory stand tvpe or the
climay. matle-teech stand type.

This land which .was predominantly aericultural 20- 25 years ago, then
atandoned to become old field irn nature with areas of youns elm and ash
trees. It 1s safe to say that virtually none of the present trees in

the old fields wiil be present or alive when the woodland finally develors
decades into the future, Further, this land is so vounz in the
successional stages in becoming a woodland that grasses are still prevalent
er: the land, a tell tale sign that reproduction, or the natural

! regeneration process of a woodland is totally absent on the majority of
the land where the new trees =xist. The absence of other componants of

a woodland such as herbaceous plants as part of the understory, natural

i duff and woods produced humus is alsoc lacking.

' It is my opiniorn that these lands fail in the most critical ways to be
classified as woodlands, and not from a forestry management viewpoint

! tut from an ecological viewpoint. I believe that a woodlands determination

. should be based on scientific facls and not on an empirical wish.

- I am enclosing my study of the proposed golf course with this lestter.

Exch mroup of trees in the old fields vhich fell near a fairway was -

examined for impact. Three things were evident: 1) the size, type, age

and species of trees were such that impact would be minimal even if the

trees occurred in a real woodlands; 2) falrways can be narrowed when

' passing low areas to reduce impact and creeste a unique golfing hazard;
3) normal landscaping following golf course construction would easily

; recreate a tresed setting which would be superior to the short lived tree

. species pressent. .

Flease- contact me if I can be of further assistance,

¥ Sincerely,
Koot &) Cool!

Box 3RBHC A+ Cool, R.F. 4310  MAC E o 48000 817 435.4245

. S5-D

i




(Page 91 of 158)

4

g |
. ‘v - _‘ - .
{ & Metropolitan Forestry Consulitants, Inc. (EE3 Ve

L 4
i This study refers to the Woodlands Study by Individnal Timbesr Type .
{Determination of Majority Tree cize) for Classie Construction Corps,
: eeh 11. 108., and presented to the City of Novi, Michigzan
+an Forestry Consultarnts, lnc.

ar] On

by Robert A. Tocl, letropoll

Fairwav 1: Agzizzlture #1211 ~ no trees preseni.

L ]

Fajrway £: rarila.l) Timer
£ . upland site with mixed elm and ash;

tree size.

i - M4 field s
- ma jority *r _

There will be no woodland impact because these Timbey Type
Aras ave not wcodlands {less than £" diameter majority tree
5.28).

£v djameter majority

4
L
:
se D1LE.

b Hrmadl [a——

~imoer Tyra Areas:!

Fairway 3: Fartially in
s1r, ash dominant; £" diameter majority

i = Wetland site w
tree size.

» - We+land site with mixed eln and soft maple:
rajority iree size.

There will be no woodland impact be
Aveas are not woodlands (less than as

5ize ).

3" diameter

M et ey

cause these Timber Type
diameter majority tree

——

! Fairway 4: Partially in Tirher Type ATeas:

q ! 3 - Wetland site with soft maple dominant: g" diameter
majority tree size.
to minimize

J Fairway should be narrowed throush this site
woodland impact.
11 - Upland site with mixed basswood/hickory; 2" diameter
1 majority tree size.
" There will be no woodland impact because this Timber Type
Arer 1s not a woodland (less than B" diameter majority
j tree size),

FaiTway 53 PFartially in Timber Type Areas:
5 - 01d field with few trees; Dogwood dominant; 4" diameter
majority tree slze.
11 - Upland site with mixed basswood/hickorys 2" dlameter
majority tree size.

There will be no woodland impact because these Timber Type
Areas are not woodlands (less than 8" diameter majority iree

K size).

-

»

i
“ Box 25024 Lansing, Michigan 48909 £17 485-4245
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Fatrway S: Fartially in Timber Type Areast

10 - Wetland site with soft maple dominant; 5" dlameter
majority tree size.

11 - Upland site with mixed basswood/hickory; 2" diameter
majority tree size.

iz - Upland slt2 W H ™
majority tree size.

There will be no woodland impact because these Timber Tupe

Lroas are not woodlands (less than 2" diameter majoriiyr iree

size).

Fairway 7: Partially in Timber Type Area 12 - Upland site with mixed
elm/ash: 2" diameter majority tree size,

There will be no woodlan t—om VI
Area ic not a woodland [less tharn B" diameter majority tree
sizel

Fairway £: TFartially in Tinter Type Areas:
17 - Upland site with mixed basswood/hickory: 2" diameter
mejority tree size.
12 - Upland site with mixed elm/ash; 2" diameter majority
tree size.

13 - Wetland site with mixed elm/ash; 2" diameter majority
tree size.

There will te no woodland impact because these Timber Type

Areas are not woodlands {less than £" dlameter majority tree

size).

Falrway 2: Fartially in Timber Type Arexs:

{1 - Upland site with mixed basswood/hickory; 2" diameter
majority tree size.

13 - Wetland site with mixed elm/ash; 2" diameter majority
tree slze.

14 - Upland site with mixed elm/black cherry; L diameter
majority tree size.

15 - Upland site with black cherry dominant; 2" dlameter
majority iree slze,

21 - 01d field with aspen dominant; 5" dlameter majority tree
size.

There will be no woodland impect because these Timber Type
Area§ are not woodlands (less than 8" dlamster majority tree
size). .

Matropolitan Forestry Consultants, Ing. Box 28024, Lensing, Michigsn 48909 517 485-424%
S-D
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=Fa ) - Bala afaihha - on Y O CI Wice Soil &urvey

indicates that there are 16 soil types within the property.

14 Mile Road

U.S. SOILS CONSERVATION SERVICE
SOIL SURVEY MAP

Supplement - E

- iy
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: 6)B-_Urban d= ; : . This
complex consists of Urban land and nearly level to gently
0 ng ate »11 drained Marlette soils on knolls,
ridges, and side slopes. Areas of this complex are 10 to 500 oxr
more acres and contain 46 to 75 percent Urban land and 20 to 30
arle soils. The areas of Urban land and Marlette
soils are so intermingled or so small that mapping them
separataly is not practical at the scales used.

alr Bd X

1- The Urban land is covered by streets, sidewalks, driveways,
parking lots, houses, and other structures that so obecure or
alter the soils that identificatiaﬂ—ef—the—seilsgisgnntgfgnsible.

] Typically, the Marlette soils have a surface layer of dark
rravish brown sand loam about 7 inches thick. The subsoil is
firm clay loam about 30 inches thick. In the upper part it is
dark yellowish brown, and in the lower part it is yellowish brown
and mottled. The substratim to a i i
brown, mottled, calcarecus loam. Iin some places, the soil has

! been radically altered. Some of the higher areas have been
levelled, and some of the lower areas have been filled. Other
emall areas have been built up or smoothed.
: ! Inciuded in mapping are small areas of the somewhat poorly
drained Capac, Metamore, Kibbie, and Selfridge soils that are oOn
7 low~lying positions and in drainageways. These included soils
; make up 2 to 10 percent of this complex.

pPermeability of the Marlette soils is moderately slow, and the
available water capacity is high. Surface runoff is medium. The
seasonal high water table is at a depth of 2 1/2 to 6 feet in
winter and spring.

i Most areas of this complex are used for residential, commercial,

; - and llght industrial development. Some areas are used for

: schools. The Marlette soils, which make up the open parts of the

1 complex, are used for lawns, gardens, and environmental plantings

and to a lesser extend for parks and woodland. They are well

suited to use as sites for lawns, vegetable and flower gardens,

i trees, and shrubs and fairly to poorly suited to use as sites for

playgrounds. They are fairly suited to use as sites for
buildings.

If grasses, flowers, vegetables, trees, and shrubs are grown, the
main concern is centrelling erosion. 'Mulching, grass seeding or -
sodding with fertilization, and the use of diversions, erosion
control structures, and grassed waterways help to prevent
arosion. In ares where the subsoil is exposed, topsoil should ke
added. :
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The Marlette sui1S‘Ere‘suitad—ta—bui}dinggsitngdggg1opment, but

wetness is a limitation. Raising thﬁ site with well compacted
- and astalling subsurface drains can help to
Pel

nvercome thfﬁ 1imitation. The Marlette solls 2 a
to use as septic tank absorption fields because of moderately
nermeability. Sanitary facilities should le connected tc

public sewers and sewage treatment facilities.

This complex i3 not agsigned to interpretive groupings.

11B8-Marlette . P = lopes. This hilly and

steep, well drained soil is on kneolls and ridgetops and on short

gide slopes next to streams, drainageways, depressions, and
z opes ary considerably in gradient within short

distances. They are smooth and convex and ar
than 100 feet long. Areas are irregular in shape and are 2 tc

160 acres in cize.

Typically, the surface layer is dark brown loam about 6 inches
+hick. The subsoil is firm and is apout’ 20 inches thick. In the
upper part it is darx yellowish brown clay loam, and in the lower
part it is yellcwish brown clay loam. The substratur to a depth
of about 60 inches is brown, mottled, calcareous loam. In sone
places the depth to calcareous loam je less than 30 inches.

Included in mapping are small areas of Arkport and Spinks socils
*hat are on landscape positions similar to those of the Marlette
soil. These soils are more droughty than the Marlette soi.. The
included soils make up 1 to 5 percent. of the map unit.

permeability is moderately slow in the Marlette soil, and the
available water capacity is high. Runoff is very rapid.

In most areas this soil is used as woodland and pasture Or is
idle land. It is well suited to use as woodland. It is poorly
suited to use as cropland and pasture and to recreation uses.

This soil generally is not suited to building site developnent
pecause of slope. It generally is not suited to use as septic
tank absorption fields because of slope and moderately slow
permeability.

If this soil is used as woodland, the major management concerns
are slope and erosion. The erosion hazard and slope limitation
necessitate locating roads, skid trails, und landings on gentle
grades and previding for water removal with water bars, out-
sloping road surfaces, culverts, and drop structures.

This soil is in capability subclass vile and wMichigan soil
management group 2.5a.
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. 19-Sebewa loam. This nearly level, poorly drained soil is in
i depressions and drainageways - is subie 0 squent ponding.
N Areas are irreqular in shape and are 2 to 100 acres or more in
size.
i Typically, the surface layer is very dark gray loam about 11

inches thick. The subsoil is gray, mottled, firm clary loam
% about 21 inches thick. 'The substratum to a depth of about &0
j jnches in grayish brown, mottled calcareous gravelly sand. In
some places the subsoil has nore clay.

. l Included in mapping are small areas of the very poorly drained
Houghton and Adrian soils that are in small depressions. 2lso

» BRNC M al: st

Y that are on 1ow knolls. The included soils make up 2 to 10
ent of the map unit.

Permeability is moderate, in the subsoil of this Sebewa soil and
very rapid in the subs:ratum. The available water capacity is
roderate. Runoff is very slow to ponded. The high water table
is at or above the surface from September to May.

In most areas this soii is used as woodland or pasture or is idle
jand. It is well suited to use as cropland and pasture and is
poorly suited to most recreation uses and to woodland use.

Phimsl)  ErnWE e

_ This soil is generally not suited to building site development

k¢ because of wetness, It should not be uged as a sita for
buildings with basements. 1f this soil is used as a gsite for
buildings without basements, the use of well compacted fill to
raise the site and the use of surface or subsurface drains to
jower the water table can help to overcome the wetness
iimitation. This so0il is generally not suited to use as
conventional septic tank absorption fields because of its wetness
and poor filtering capacity. Sanitary facilities should be
connected to public sewers and sewage treatment facilities.

If this so0il is used as cropland, the main management concerns
are overcoming wetness and maintaining good tilth. Providing
adequate surface and subsurface drainage helps to overcome
Jetness. Tilling only when the so0il is not wet and using
conservation tillage, which does not invert the soil and leaves
all or part of the crop does not invert the soil and leaves all
or part of the crop residue on the surface, improve soil tilth.

et Mo [ttt ekl 0 ey e

If this soil is used as wocodland, the major management concerns
are equipment limitations, seedling mortality, ard windthrow.
The use of heavy equipment for planting, tending, and harvesting
trees is restricted during wet periods. Woodland operations can
be timed to seasons of the year when the soil is rxelatively
dry or frozen. Seadling loss i3 high because of wetness.

e
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special site preparation, such as bedding, can be used in sone

areus to reduce se . harvest wethods that do
not leave treeas standing alene or widely spaced helps TO
windthrow.

mnis soil is in capability gubclass 11w and Fichigan eoil —
management group 3/5¢c.

12-Brookston apd COIWAOC cams. This map unit consists of nearly
level, very poorly drained solls broad; 2t areas and in
' ! drainageways. These soils are subject to frequent ponding.

Areas are irregular in shape and are 2 to 200 acres Or more in
¢ize. In many areﬁs*vf*this—nap—unitfgtng Brookston scil is the
only major so0il. In other areas the Colwuod soil in the only
major soil-—Both solls are present in some areas.

Typically, the surface layer of the Brookston soil is very dark
gray loam about 11 inches thick. The gubsurface layer if very
dark gray, mottled, friable loam about 5 inches thick. The
mottled subsoil is about 20 inches thick. In the upper part it
is grayish brown, firm clay loam; in the middle part it is
grayish brown, friable clay loam; ani in the lower part it is
grayish brown, firm silty clay loam. The substratum to & depth
of about 60 inches is mottled gray, calcareous loam. In sonme
places the surface layer is lighter in color and is less than 10
inches thick.

Typically, the gurface layer of the Colwood soil is very davk
brown loam about 11 inches thick. The mottled, friable subsoil
is about 26 inches thick. In the upper part it is dark grayish
prown lcoam, in the middle part it is 1ight olive gray loam and
silty clay loam, and in the lower part it is light brownish gray
silt loam. The substratum to & depth of about 60 inches is gray,
mottled, caicarcous, gtratified silt loam and very fine sand. In
some places the surface layer is lighter in color and is less
than 10 inches thick.

Included in mapping are small areas of sebewa and Gilford soils
that are more droughty than the Brookuton soil and 2are on
jandscape positions similar to those of the Brookston soil. Also "
included are small areas of somewhat poorly drained Capac,
‘Kibbie, Metamore, and selfridge soils that are on low knolls and
riggas. The included soils make up 5 to 15 percent of the nmap
unit.

Permeability is poderate in the Brookston and Ccolwood soils, and
available water capacity is hich. Runoff is very slow or ponded.
Both soils have a high water table that is at or above the
surface from October to May.

AY
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In most areas “hese soils are used as woodland or pasture or are
ijdle land. In a few areas they are used for crops. They ara

well suited to use as cropland and p
removed. They are poorly suited to use as woodland or pasture

and to recreation uses because of wetness.

These soils are poorly suited to building site development and
generally are not sulted to use as septic tank absorption fields

because of wetness. They should not be used as sites for
puildings with basements. If they are used as sites for building
ha basements he use of 3 ace or subsurface drainage to

1owe;vthéiﬁater table and the uQe of well compacted £ill to raise
the site help to overcome the wetness limitation. Sanitary
facilities should be connected to public sewers &and sewaga

Bempt: ———m

PR

treatment facilities.

e mer] wls 3 [1:
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are removing excess water and maintaining good tilth., Surrace
and subsurface drains are not wet and using tillage practices
that do not invert the soil and that leave all or part of the
crop residue on the surface help to improve tilth.

If these soils are used as woodland, the major limitation is
vetness. The main management concerns are equipment
restrictions, =eedling mortality, and windthrow. The use of
heavy equipment for planting, tending, and harvesting trees is
restricted during wet periods. Woodland operations should be
timed to seasons of the year when the goils are relatively dry or
frozen. Seedlirj loss can be high bkecause of wetness, in some
arcas special site preparation, such as bedding, helps to reduce
seedling mortality. The use of harvesting methods that do not
leave trees standing alone or widely spaced helps to contreol

windthrow.

These soils are in capability subclass 11w and Michigan soil
management groups 2.5¢ and 2.5cC-s8.

s2A-Selfridge loamy sand, 0 to 3 percent slcpes. This nearly
laevel, somewhat pocrly drained soil is on broadly, flat areas of
low knolls., Slopes are slightly convex and are less than 50 feet
leng. Areas are irregular in shape and are 2 to 80 acres in

Bize.

Typically, the surface layer is very dark grayish brown loamy
sand about 9 inches thick. The subsurface layar is brown loamy
sand or light yellowisn brown sand about 23 inches thick. The
subsoil is brown, mottled, friable loam about 9 inches thick.
The substratum to a depth of about 60 inches is grayish brown,
rottled, calcareous loam. In the southern part of the county, .
this soil is clayey below a depth of 40 inches.
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Included in mapping are small ares of Capac and Metamore goils on
amdscape  positions  similar to those of the selfridge soil.
These soils are not as droughty as the Selfridge soil. Also

included are small areas of the very poorly drained Brookston,
o and omas soils that are in depressions and

[]
drainageways and small areas of the well drained Metea sol1ls that
zre on higher knolls and ridges. Thae included soils make up 5 to

10 percent of the map unit.

permeability is rapid in the gsand surface soil and moderately
slow in the 1oaﬁY‘Bﬁbsottgand—substfutuﬂf——ihegaxailahlgggater
cepacity is mocerate. Runoff is slcw. The seasonal high water
table is at a depth of 1 to 2 feet fxom November through May.

in most areas this svil is used as woodland or pasture or is idle
1and. In a few areas it is used as cropland. This soil is well
suited to use as pasture. It is fairly guite to use as cropland
and woodland and to recreation uses.

This soil is poorly suited to building site development because
of wetness and is poorly suited to use as septic tank absorption
fields because: of wetness and moderately slow permeability. If
the soil is used as a site for buildings, the use of surface or
subsurface drains to lower the water table and the use of well
compacted £ill to raise the site can help to overcome the wetness
limitation. For septic tank absorption fields, special
construction, such as filling or mounding the absorption  field
site with suitable soil material, may be needad to raise the
field above the water table and into more permeable soil

naterial.

1f this soil is used as cropland, the major management concerns
are wetness, water erosion and soil blowing, droughtiness, and
organic matter content. supsurface drainage helps to reduce the
wetness limitation. Cover crops, such as Iys, protect fields
from water erosion and soil bloving. The use of conservation
tillage, which does not invert the soil and leaves 211 or part of
the crop residue on the surface, helps to conservw moisture. The
use of crop rotations that include grasses and legumes and the
use of crop residue management can help to maintain orgaric

matter content.

rah [ — PP — —— —y akdanrlil
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1f this scil is used as woodland, the major management concexrn is
seedling mortality. Some seedling loss can he expected due to
droughtiness during dry summer months. Exposing soil just prior
to the production of the seed crop can help desirable =tyze
seedlings becone established quickly and get a head start om

competing vegetation.

- .
1. .
e

This soil is in capability subclass 111w and Michigan soil
management group 4/2b. .




(Page 100 of 158)

[ I s e

mm125903854
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blowing. The use of grasses and legunes in the crop rotation and
the use of conservation tillage, which does not invert the soil
and leaves a:ll or part. of the crop residue on the gsurface, help
to maintain organic matter content and to overcome droughtiness.
This soil is in capability subclass 111w and Michigan soll
managenment group 4ib.
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] 1Q§;ng:1g;;g_ggnﬂx_lggm, 6 to 12 percent slopes. This moderately
sloping and gently rolling, well drained soil is on low knolls

and ridges and on short, uneven side slopes.

dissected by shaliow drainageways. Slopes are smooth and convex
and are ge ves than 100 feet long. Areas aré irregular

in shape and are 2 to 140 acres in size.

Typically, the gurface layer is dark grayish brown sandy loan
about 8 inches thick. The subsoil is firm and js about 23 inches
thick. In the upper part it is dark yellowish brown clay loar,

and in the lower part it isyellowish hrown ciay loam. The

substratum to a depth of abcut 60 inches is yellowish brown and
pale brown, mottled, calcarsous loam. in some places the depth
7 calcarecus leam 1ls lésSs than 30 inches.

+ ding in mapping are small areas of the well drained Fox and -’
Oshtemo soils that are on lanuswEt’” "ositions similar to those of

the Marlette soil. These solils are more droughty than the
Mariette soil. Also included are the somewhat poorly drained
Biount, Capac, and Metamore soils that are on lower landscape
positions. The included soils make up 5 to 15 percent of the map
unit.

Fermeability is moderately slow in this Marlette soil and the
available water capacity is high. Runoff ig medium or rapid.

In most areas this soil is used as woodland or pasture or ig idle
1and. 1In a few areas it {s used for crops. It is well suited to
use as woodland and pasture and to recreation uses. 1t is fairly
suited to cropland use.

This soil is suited to building site development. Slope is a
i1imitation to this use. Land shaping and installing retaining
walls help to overcome this limitation. Twis soil is poorly
suited to use as sentic tank absorption {fields because of
moderately slcw permeability and slope. Special construction
measures, such as 2nlargingy or alternating the absorption fields,
are needed to overcone the permeability limitation. Installing
the absorption field across the slope helps to overcome the slope
limitation. '

If this soil is used as cropland, the major management concerns
are controlling runoff and erosion, maintaining organic matter
content, and keeping the soil in good tilth. practices that help
prevent erosion and control runoff are the use of a crop rotation
that* includes hay or cover crops, The use of grassed waterways,
and the use of conservation tillage, which does not invert the
soil and leaves all or part of the crop residue on ths surface.
Ccrop residue or green manure helps to maintain the organic matter
~ontent and improve tilth. :
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This soil is in capability subclass 1lle and Michigan soil
¥ management group 2.5a.
1

10D-Marlette lvam, 12 to 18 percent slopes. This strongly
oping and ro NG : Arained moil in on knolls and ridgetops

and on short side slopes that are adjacent to drainageways,
depressions, and swales. _ Some areas are dissected by small
gqullied drainageways. Slopes are smooth and convex and are
generally less than 100 feet long. Areas are jirreqular in shape
and are 2 to 160 acres in size.

Typically, the surface layer is dark brown loam about 6 inches
thick. The subsoil is firm and is about 21 inches thick. 1In the
pDe Da 3 »1lowish brown clay loam and pale brown

loam, and in thé low parﬁ it is yellowish brown clay Joam. The

_substratum to a dept of akout 60 inches 1is brown, mottlerd,

-l

Y

calcareous loam. In some places th r

less than 30 inches.

Included in mapping are small ares of the well drained Oshtemo
soils that are on landscape position gimilar to those of the
darlette msoil. These soils are more drcughkty than the Marlette
soil. Also included are the somewhat poorly drained Blount,
Capac, and Metamora soils that are on foot slopes. The included
moils make up $ to 15 percent of the map anit.

Permeability is moderately slaow in this Marlette scil, and the
available water capacity is high. Runoff is rapid to very rapid.

Tn most area= this soil is used as woodland or pasture or is ldle
iand. It is well suited to use as woodland. It is fairly suited
to use as pasture. It is poorly suited to use as cropland and to

recreation uses.

This soil s poorly suited to building site development because
of slope and generally is not suited to use as septic tank
absorption fields because of slope and moderately slow
permeability.

This soil is in capability subclass Ive and Michigan soil
management group 2.5a.

i18c-Fox sandy loam, 6 to 12 percent slopes. This moderately
sloping or gently rolling, well drained soil is on side slopes,
knolls, and ridges. Most areas of this soil are dissected by
shallow drainageways. Slopes are smooth and convex and are less
than 100 feet long. Areas are irregular in shape and are 2 to
200 acres in size. :
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Typically, the surface layer is dark grayish brown sandy loam
about 9 inches thick. The subsoll is firm and is about 24 incnes

——a

thick. In the upper part it i b, g
loam, and in the lower part it is dark yellowish brown gravelly

clay loam. The substratum to a depth of about 60 inches is
areous, stratified sand and gravelly sand. —In Spocs

brown, calcareous, .
the soil is severely eroded.

Included in mapping are small areas of well drained Spinks,
Boyer, and Marlette soils that are on landscape positions similar
D hose © he Fox soil, These soils, except the Marlette

soils, are more droughty. The Marlette soils are less droughty
and have a slower permeability rate. Also included are <the
somewhat poorly drained Matherton soils that are on low knolls,

ridges and narrow draina =)

included are ‘the poorly drained Sebewa soils and very poorly
drained ord soils ha , n_ama depressions or narrow

drainageways. Théiinéluded soils make up 4 to 15 percent of the
map unit.

permeability is moderate in the subsoil of this Fox soil and very
rapid in the substratum. The available water capacity is
moderate. Runoff is medium. The shrink-swell potential is

moderate.

In most areas this soil is used as woodland or pasture or is idle
land. 1In a few areas it is used for crops. This scil is well
suited to use as woodland and pasture and to recreation uses. It
is fairly suited to cropland use.

This soil is suited to building site development, but slope is a
limitation. Land shaping and installing retaining walls help to
overcome the slope limitation. This scil is suited to use as
septic %tank absorption fields, but slope and poor filtering
capacity are 1limitations. Land shaping and installing the
absorption field across the slope help to overcome the slope
l1imitation. The effluent drains satisfactorily, but Chere is =&
danger of ground water pollution.

If this soil is used as cropland, the major management cCoOnCerns
are controiling sunoff and erosion, maintaining organic matter
content, and keeping the soil in good tilth. Among the practices
that help to prevent erosion and runoff are the use of a crop

rctation that includes hay, the use of cover crops and grassed

vaterways, and the use of conservation tillage, which does not
invert the soil and leaves all or part of the crop residue on the
surface. Crop residue and green manure -help to maintain the
organic matter content and improve the tilth of the zo0il.

This soil is in capability subclass 1llle and Michigan soil
management group 3/5a. .
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z7-lloughton and Adrjian mucks. These nearly level, very Ppoorty
drained socils are in bogs or upland depressions. They a:e

subjac < nding. pas are . . n shape and are 2 te
200 acres in size. Many areas of this map unit are predominantly
Houghton soil; other areas are predominantly Adrian scii. Both

Typically, the surface layer of the Houghton soil is black muck
sbout 8 inches thick. The material below that, to a depth of
about 60 inches, is black much also.

Typically, the surface layer of the Adriz g is bl much
about 10 inches thick. The subsurface layer is black, friable

muck about 20 inches thick. The substratum, to a depth of 16 to
LJ b= Y i 5 : z . o = = LINL RY tO the

Houghton saoil except— it has thicker layers of mucky peat or
sedimentary peat. .

Included in mapping are small areas of Brookston and Granby soils
that are on narrow areas along the cuter edges of the map unit.
The Brookston soils have slower permeability and Granby soils are
nore droughty than the Houghton soil. The included soils make up
3 to 8 percent of the map unit.

Permeability is moderately slow to moderately rapid in the muck
and rapid in the underlying material. The available water
capacity is high. Runoff is very slow. These soils have a high
water table at or above the surface from November to May.

In most areas these soils are used as woodland or are idle land.
in a few -areas they are used for unimproved pasture, crops, OoOr
sod production. They are poorly suited to use as woodland and
pasture and to recreation uses. ~These soils are not suited %o
building site devalopment or to use as septic tank absorption
fields because of ponding.

Tf suitable drainage outlets are available and these scils are
drained and protected from soil blowing, they are suited to corn
or to specialty crops, such as potatoes, carrots, onions, and
mint.

If these soils are used as woodland, the major management
concerns are seedling mortality, equipment limitations, and

" windthrow. The use of heavy eguipment for planting, tending, and

harvesting trees is restricted during wet periods. Woodland
osperations can be timed to seasons of the year when the soils are
relatively dry cr frozen.

These scils are in capability subclass Vw znd Michigan soil
management groups Mc and M/4c.
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15B-Spinks loamy sand, 0 to 6 percent slopes. This nearly level
and_undulating, well drained soil is in broad nearly level areas
arnd on low knolls and ridges. cpe

y -1 n 100 fe ~ng. Areas are irregular in

shﬁpe_and are 2 ﬁd 100=acres in'liza.

Typically, the surface layer is dark brown loamy sand about 3
inches thick. e subsata C -y hrown sand about 17

inches thick. The next layer, to a depth of about 60 inches,
consists of brown, loose sand and thin strata of reddish brown,
very able loamy sand. In some areas gravelly gand is below 2
depth of abou®: 40 inches, and in places loamy or clayey i
is below a depth of 50 inches. Also, some areas are noderately
well drained.

»“‘- " * - .

.

Included in mapping are small areas of Arkport and Oshtemo solls
that are on landscape positions sim

soil. These scils are not as droughty as the Spinks soll. Also
included are small areas of somewhat poorly drained Tedrow and
Thetford soils that are on lower landscape positions that the
Spinks spoil and areas of the noorly drained Granby soils and
very poorly drained Gilford and Houghton soils that are in
depressions and drainageways. The included soils make up 5 to 15
percent of the map unit.

Permeability is moderately rapid in the Spinks soil, and the
available water capacity is low. Runoff is slow. i

Th most areas this soil is used as pasture or woodland or is idile
lznd. In a few areas it is used for crops and for apple orchards
and nursery stock. 7t is fairly suited to use as cropliand,
pasture and woodland. This soil is well suited to building site
development and to use as septic tank absorption fields.

1f this soil is used as cropland, the major management concerns
are controlling smoil blowing, overcoming droughtiness, and
maintaining organic matter content. Cover crops, such as Irye,
protect fieids from soil blowing. The use of grasses and legunes
in the crop rotation and the use of conservation tillage, which
doms not invert the soil and leaves all or paxrt of the crop
residue on the surface, w<=an help to maintain the organic matter
content and to overcome droughtiness. .

1£ this soil is used as woodland, the major management concern is
seeding mortality. Some seedling loss can be expected during dry
summey wmonths. Special site preparation,' such as furrowing,
helps to overcome this problem.

This soil is in capability subclass 111s and Michigan soil
management group 4a. : ’
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15C-Spinks loamy sand, €& to 12 percent slopes.
s}oping or gently rolling, well drained soil in on knolls and

idgetops - opes aAre sSmoo and conve ANa 2 yenerally less
than 100 feet long. Areas are irregular in shape and are 2 to
200 acres in size.

waea i

Typically, the surface layer is dark brown loamy sand about 8
inches thick. The subsurface layer is pale brown sand about 17
inches thLick. The next layer to a depth of about 60 irches
consists of yellowish brown, locoss sand and thin strata of dark
reddish brown, very friable loamy sand. In som: areas gravelly

sand is below a depth of about 3 nches.
clayey material is below a depth of 50 inches.

13 ed vanping KPO and Oghtemo soils

that are on landscaée positioﬁsféimilaf to those of the Spinks
soil. These soils are not as droughty as the Spinks soil. Als=o
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inciuded are small areas of the somewhat pcorly drained Tedrow

and Thetford soils that are on low foot slopes and in
drainageways and the very poorly drained Gilford soils and the
poorly drained Granby soils that are in narrow drainageways. The
included soils make up 2 to 8 percent of the map unit.

Fermeability is moderately rapid in the Spinks soil. and the
available water capacity is low. Runoff is medium to slow.

In most ares this soil is used as pasture or woodland or is idle
land. In a few areas it is used as cropland. 1t is fairly
gsuited to use as pasture, woodland, and cropland and to
recreation uses.

This soil is suited to building site development and to use as
septic tank absorption fields. Slope is a limitation to these
uses. For buildings, land shaping and the use of retaining walls
help to overcome the slope limitation. For septic tank
absorption fields, land shaping and installing the absorption
field across the slope help to overcome this limitation.

If this soil is used as cropland, the major mznagement concerns
are controlling water ercsion and soil blowing, overcoming
droughtineses, and maintaining organic matter content. Cover
crops, such as rye, protect fields from water erosion and soil
blowing. The uses of grasses and legumes in the crop rotation
and the use of conservation tillage, which does not invert the
s0il and leaves all or part of the crop residue on the surface,
can help to maintain the organic matter content and to cvercome

droughtiness.

1f this soil is used as woodland, the major management concern is
seedling mortality. Some seedling loss can be expected during
dry summer months. Special site preparation, such as tfurrowing,
helps to overcome this problem. .
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This soil is in capability subclass 1llle and Michigan soil
ranagenent group 4a.

A-Thetford loamv fine sand, 0 to 3 percent slopes. This nearly
level, somewhat poorly drained soil 1is on broad plains
characterized by slight rises. Slopes are slightly convex.

Areas are irregular in shape and are 2 to 100 acres in size.

Typically, the surface layer is very dark grayish brown loamy

- )4

yellowish brown loamy fine sand about 11 inches thick. The
subsoil consists of pale brown, mottled fine sand and thin,
discontinuous strata cf dark brown, very friable loamy sand zbout
2% inches thick. The substratum to a depth of about 60 inches is
pale brown and light brownish gray, mottled, calcarecous fine sand
and sand. In some places the surface layer contains pebbles or
is lighter colored. In some places the subsoil contains layers
of gravelly sand or contains thicker, discontinuous layers of
finer textured material. ’

included in mapping are small areas of the Metamora, Dixboro, and
Xibbie soils that are on landscape positions similar to those of
the Thetford soil. These solls are not as droughty as the
Thatford soil. Also, included are small areas of poorly drained
Gilford and Thomas soils that are in depressions and
drainageways. The included soils make up 2 to 9 percent of the
map unit.

.‘-‘dﬂ—h‘_“—‘“

Permeability is moderately rapid in this Thetford soil. The ;
available water capacity is low. Runoff is slow. The seasonal
1 high water table is at a depth of 1 to 2 feet from February ‘
: through May.

Tn most -areas this soil is used as woodland or pasture or is idle
f land. In a few areas it is used as cropland. This soil is well
i suited to pasture. It is fairly suited to use as cropland and
vocdland and to recreation uses.

Th.s soll is poorly suited to building site development and to
use as septic tank absorption fields because of wetness. If this
soil is used as a site for buildings, the use of surface or
subsurface drainage to lower the water table and the use of well

' compacted fill to raise the site help to overcome the wetness

limitation. For septic tank abscrption fields, special
: construction, such as filling or mounding the absorption field
' site with suitable soil material, may be needed to raise the

field above the water table.
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1¢# this soil is used as cropland, the pain management—Concess -
: srcoming wetness and droughtiness, praventing soil blowing,

and maintaining the organic ma urface drains

reduca the wetness 1imitation. Cover crops, such as rye, protect
eld ~sm soil blowing. The use of grasses and legumes in the
crop rotation and the use of conservation tillage, which does not

invert the soil and leaves all or part of the crop residue on the
surface, help to maintain the organic matler content and conserve

q noisture.

Fthis sol 1sed as woodland, the major managenant concern is
seedling mortality. Some seedling loss C cause
of droughtiness during dry summer months. special site
sreparation, such as furrowing, helps to overcome the seedling

' mortality.
: 1 This soil s —in capability gubclass 1llw and Michigan soil

management group 4b.

llﬁzng;gg_lggmx_ggng, 0 to 6 percent slopes. This nearly level
and undulating, well drained socil is on flat plains, knolls, and
ridges. Slopes are smooth and convex and are .iess than 100 feet
ling. Areas are irrejular in shape and are 2 to 200 acres in
s12e.

Typically, the surface layer is dark brown loamy sand about 10U
inches thick. The subsurface layer consists of brown sand and
yellowish brown loamy sand and {s about 20 inches thick. The
subsoil is brown loam about 8 inches thick. The substratum to 2
depth of 60 inches is brown, calcareous loam.

Included in mapping are small ares of Arkport, CwossoO, Marlette,
and Spinks soils that are on landscape positions gimilar to those
of the Metea soil. The Owosso and Marlette solls are less
droughty and the Spinks soils are more droughty than the Metea
soil. Arkport soils are more permeable. Also included in
mapping are the somewhat poorly drained Selfridge s~ils that are
on low knolls below the Metea soil and the poorly drained Sebewa
soils that are in depressions and drainageways. The included
soils make up 2 to 10 percent of the map anit.

Permeability is very rapid in the upper part of this Metea soil
and moderate in the subsoil and in the substratum. The available

water capacity. is moderate. Surfuce runoff is slow.

In most areas this ¢oil is used as pasture or woodland or is idle
land. In a few ares it is used for crops. This soil it vell
suited to use as pasture. Tt is fairly suited to use as cropland
and woodland and to recreation uses.




(Page 109 of 158)

i s
‘ ngyY

This soil is well suited to building site davelopment. It is
suited to use as septic tank abaorptian“ttttds744bﬂt—gnaderate
permeability is a limit:tion to this use. Special construction
measures, such as enlarging or alternating the absorption fields,

o T

' may be needed to overcome the permeability limitaticn.

If this soil is used as cropland, the major management concerns

1 are controlling soil blowing, overcoming drovghtiness, and
| maintaining the organic matter content. Cover crops, Buch as
ye, —protect [{l1eld om @o0il blowing. The use of grasses and
legumes in the crop rotation and the use of conservation age,

! which does nct invert the soil and leaves all or part of the crop
! residue on the surface, can help to maintain the organic matter

content and overcome droughtiness.

i is soil isused 2 ocodland he major management concern is
seedling mortality. Seedling loss can be high because of the
droughtiness of the soil. Special site preparation, such as

furrowing, help to overcome this problem.

This soil is in capability subclass jiie and Michigan soil
t management group 4/2a.
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{ 5. SCOPE OF DEVELOPMENT

This Section 2 Planned Unit Development concept encompasses an
j area ol 228 acres. The development as proposed would provide for
a tOtz [ ] = = mh i ha g - a = = & = 3 = v
55% (excluding open spaces surrounding units) of the total land
' area. The development area comprises 118 acres, or approximatelv
{ 45% of the land. Within these proportions of the 228 acres, a

sk BN Comp & 0 2, € ApPLro jifs

olanned un deve W axe OrTL. plan wl ocus
towards affordable single familv detached condominium home
ownership, as well as attached affordable rental units.

The plan will result in an open space systsm which will have
amenities such as wetlands, bike, jogging, exercise and nature
trails tied to the city rhythms trails system, and major areas of

sl = = * - Doe S0 ' Y 310

major focus for the residential units within the community.

P
iy ot g

6.  EARKS AND OPEN SPACES

184 acres, or 80.6% of the Maples'af Novi community will be
landscaped park, golf course and open space.

1 Similar to the roadway system, the Maples of Novi park
. system also has a hierarchical organization. The hierarchy is
divided into three classifications; General public, Semi-private
! and Private.

The general public park system begins with the community-
wide park/golf course. This area includes a 9-hole golf course
which winds around the wetland and wocded areas and will provide
a visual amenity for a large percentage of the housing in the

community.

The following table lists the specifications for each golf hole:

Length
344

160
320
167
174
314
317
154
320

wtn~4mtna-unap[§

b!d‘thJthtJ¢4§

20
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wWoodlands and wetlands encompass 5 —acres o nf the
total site. Tncluded in this number is a 40 acre tract of
nds g a+1ands  which will remain in a natural,
undisturbed state. Intertwined throughout the site are nature

trails, jogging trails and bike paths. Also included in the
ature ils ¢ .m is the City's propesed Rhythms Trails system

OO o anc

which winﬁs through the south end of the Maples of Novi. Other
park/open space amenities include steep slopes, rolling
topography and even the availability for cross-country skiing

during the winter season.

- " .
ot ) L2 prowamer

The over gulated and

sukject to the community wide rules. These will all be addressed
in the condominium by-laws which will evolve with each phase of

=1-3 - ;G'i"‘

The semi-private parks/open spaces include the specialized
clubhouses and facilities. There W be —a—tota = hree
clubhouses. The first clubhouse will service the Golf Villas and
alsoc the golf course. This specialized clubhouse will provide
meeting rooms, locker rooms, a kitchen, and will include an
exterior swimming pool. This area of the clubhouse will service
only those residents of the Golf Villas. Attached to this
clubhouse, but separate, is the facilities to manage the golf
course. This area would include a small pro shop and golf course

offices.

The second clubhouse will service the needs of the starter
families only. This clubhouse will include such facilities as
game rooms, card rooms, an exercise room, locCk Yooms and a
kitchen. An exterior swimming pool.is also planned, as well as

some park areas.

The third clubhouse has been specially designed fo the adult
community. This specialty clubhouse includes amenities such as
an indoor exercise room, pool, locker rooms, card room, a kitchen
and a large meeting room which can be divided into smaller rooms.
This clubhouse will service those residents of the adult
community and also the residents of the congregate type facility.
other amenities of this clubhouse being considered includes 2
shuttle bus transporting residents to and from the clubhousz and

also an enclosed walkway from the clubhouse to the convenience
commercial/office center.

Lastly, all humes will have adjacent -areas of open space
such as patios and courtyards which will serve as private green

spaces.

The Maples of Novi community, excluding the commercial/
office, rentals, golf course space and part of the Golf villa
=~lubhouse will be held in common ownership and maintained by the

community association.

21 N
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. PROGRAMS & ACTIV

In addition tc the physical amenities of the clubhouses, we

are also investigating several programs to augment and improve
the quality of life for the residents of The Maples of Novi.
Included are programs such as a day care center for the starter

-y

family community which would be placed ir their clubhouse.
Likxewise, programs and activities are being considered for the
adult/congregate residents which might include programs such as,
films, guest speakers, and even a shuttle bus which would service
both communities. This shuttle system would allcw for easy

residents home. Therefore, providing‘faf ﬁhrindéﬁendent adult

—— L =Y ]

community.
8.  COVENANTS AND DBY-LAWS
A - Y oi J i . T B2 1% - LIINE ) - 2 2

weownauhi
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* ’

Maples of Novi represents P.U.D. development consisting of four
relatively distinct residential communities; each with their own
identity and general common open space and limited common space
relegated to individual homes. Simultaneously, the general
common space of each community is intertwined with the general
common space of the other communities to form a network of open
space and green belts that comprise the total site amenities and
rvecreation areas.

It is intended that each community will have to set and
administer policy (within limitations) and handle any issuzs
specific to tuat community by means of a Board of Directors
nominated and elected from the general population of that
community. The power and scope of these Board of Directors will
be defined in the by-laws of ‘the Master Deed. From each Village
Board of Directors, the President of each Board of Director will
sit on the Generzl, Maples of Novi Board of Directors. This
Board of Directors will deal with all issues relating tc the
general public lands of the open, general common space.

For purposes of simplicity and clarity, as expressed before,
the open space of the Maples .of Novi can be divided and
identified according to three classifications. The general
public open space pertains to the golf couruse and all jogging and

. nature paths in the development, as well as all wetlands and

woodlands. The general Board of Directors, made up ef the
President of each community Board of Directors, will address any
and all issues relating to those general public open spaces.

The semi-private open space will consict primarily of the
three different clubhouses and facilities. Each of the
communities' Board of Directors will deal with all issues
ralating te the maintenance of and expenditures relating to these
clubhouses and facilities.

22
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As well, a third classiftication of land exists and that is

private or 1limited common. Thzs land is set aside for each

nd d hOmeowWne agarding appropriate use of
this private land will be spelled out in the condominium by-laws
of the Master Deed. Any use of this land outside of the rules
established in the Master Deed will require the owner in question
to petition his/her community association for its' approval of
this non-specified use.

"

l In summation, it can be stated generally <that each
1nd1v1dual communlty _Board of Dlrectors will handle issues

- - = - nym OV EIUR - - o ¥ - Ll -

: landscape, decks and individual homaowner requests withln that
1 community.

. The jeneral Maples of Novi Board of Directors will deal in
| issues pertaining to golf course, jogging and nature trails,
maintenance and sSnow removal of roads, maintenance of landscape,
etc. I as much as there are economies of scale to be achieved
by issuance of one landscape mairtenance contract, cne snow plow
contract, versus three snow plow contacts relating to roads
within each village, the only sensible approach is to allow one
common Board of Directors to handle these issues.

I As well as addressing the administration and maintenance of

‘r above ground facilities the Master Deed for the Maples of Novi

] 1 will allow for the creation of and assignment to the Board of

Directors, all necessary easements to the utility companies for

maintenance and repair of underground facilities. These would

include, gas electric, phone and cable service. As well, the

I Master Deed will allow for easements to the City of Novi

regarding repair and maintenance of water and sewer systems upon

dedication by the developer of the city. Likewise, an easement

. I to Oakland Counity will be reserved in the Master Deed regarding
' the storm water drainage sysiam.

i Provisions in the Master Deed will allow for other, mnore
specific easements which benefit either to the City of Novi or

the Maples of Novi. These types of easements relate to bike

1 paths, sidewalks, road rights of way, etc...

9.  TRAFFIC STUDIES

In our normal course of site development it is important to study

our development and its market. At the same time the impact of

the development must be studied as to its impact on the

i surrounding communities as a whole. The traffic studies by Reld

H Cool and Michalski that follow are based on our site plan plus

sites planned and/or submitted to Novi, Walled Lake and Commerce

. Township. In order to present the development at the price

ranges we anticipate, wea are requesting help from the city in
this area.

23
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Introduction

[y )

A proposal has been made to deveiop 2 combination
recidential/retail/office complex, known as Maples of Novi,
- on cuttrently vacant land located basically east of Decker
{ Road (a smaller area is also located west of Decker Road) and
_ south of 14 Mile Road. The complex is planned to consist of
| ¥ 789 dwelling units (the majority will be detached) as well as
l 169,098 square feet of retail and 35,808 square feet of
. developmen 'he avajlable area is approximately 228
_ acres. Maples of Novl is expected to be built in five phases
' 1 {approximately 1989 - 1993), Plans call for two major access
; points to/from 14 Mile Road with approximately four access
Iccations for Decker Roaad.

[ L S o
bt Ll ol W= L ANWEN

The factual data utilized in our analysis was obtained
tiirough field studies at the site, Traffic counts and
turning mocvements were collected through the use manual
(human) counts techniques. This information can be found in
the Appendix. Addlitionally, field measurements and
observations were made to obtain roadway and treffic signal
information on traffic flow distributions and roadway
vaiumes,

Study Procedure

Roadway operations are examined and analyzed by traffic
flow and delay characteristics. tThis concept, and the
methods of study, are detalled in the Transportation Research
Board publication entitled Highway Capacity Hanuwal. This
manual formed the basis of our study on thls project. We
further utiilzed the City of Novi design and constructicn
standards to identify i{f right turn lanes/tapers and left
tuzn by-pass lanes were necessary to assist the ingress
movements to the site. '

s Peniy 0 Pty Ateamd Meedm e acsall

Analysis

A) Existing Traffic - Figures 1 through 6 identify the
! existing A.M. and P,M. peak hour traffic volumes for the
t three intersections studied: 14 Mile and Haggerty, 24 Mile
and Decker, and 13 Mile and Decker.

. B) Background Growth and Other Development Traffic -
This ftem is intended to provide an estimate of traffic
increases in the area due to factors other than the subject
project itself. Generally, this code B traffic can be rather

N easily identified. 1In this particular situvation, four

featvres hav: been identified as havino an influence on

existing traffic volumes at one or more of the three key

Supplement F

R R R R e, o]
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i percent;
2) traffic pattern modification resulting fror the
? proposed closure of East Lake Drive at 14 Mile Road

[FYr )

- diversions in traffic data frem Barton - Aschman;

3) traffic pattern modification resulting from the
proposed extcnsion of Decker Road between 13 Mile

and 12 Mi} =

based on knowledge of traffic in area; and,

h in nlumes 4 to proposed project

north of 14 Mile Road opposite the subject project -
incremental increase utilized is similar to

g il vl

T . ot e . -
[ W— [ S vty btk ikl ) ool
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incremental increase In traffic volume due to Maples
of Novl project,

Kach of the above factors were applied {2s appropriate) to
develop code B traffic volumes as sahown in Flgures 1 through
6.

C) Project Traffic - The nuxber of new trips expected
to be generated was developed from information provided in
the Institute of Transportation Engineers publication
entitled Trip Generation (Fourth Bdition}. This data was
Lthen applied for the type and size of development proposed,
Based on this, the following table was then developed:

A.M, Peak Trips P.M. Peak Trips

Use Enter Exit Enter Exit
Single Family
Cetached Housing 199 216 354 208
-~ Code 218
Office - 7@ 11 13 69
Code 7190
Retall - 122 52 291 382
Code B28
Totals 191 279 658 579

These trip total were then assigned to the public road
network as follows: : .

40 percent to/from the east;

S percent to/from the west;

15 percent to/from the north; and,
48 percent to/from the south.

S-F
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three 1nterséétlons uhdcé stud} an.lhoué in rigure 7
ntial! and Figure B8 {office/commercial). Those tzips

which will pass through the intersections were then added to
the code B trips to produce the final volumes shown as code C

traffic (see rigures 1-6). These final volumes represent the

input data utilized in our analysis.

The highway capacity study results for the total traflic
scenario is summarized {n the following table with the full
analysis provided in the Appendix.

Level of Service - 14 Mile/Haggerty Roacs Lntersection

[ ] e iy

.y,

<

*» results a2re not meaningful

Level of Service - 14 Hile/Decker Roads lnteisucftﬁh

AIH- P..k - P.H.“'P.‘k ) ::. .‘.

Approach Delay (5=c/Veh)-LOS Dclnr-(SecZ?oE)-Los
ferthbound 14.9 - B . *
southbound * . *
Eastbound 11-7 - B' 1'.6 - B
westbound 45,5 - E ‘43.1 - B
Average * b

*= resanlts are not meaningful

Level of Service - 13 Mile/Decker Roads Intersection

-A.M. Peak P.M. Peak
Approach Delay (Sec/veu)-LOS pelay (Sec/Veh)-LOS
Northbound (NOT APPLICABLE WITH CURRENT GEQMETRY
Southbound
Eastbound AND RIGHT OF WAY CONTROL)
Wwegtbound
Average

City of Novi standards require that LOS C or better be
maintained &uring peak- hour traffic operstions. Results from
the sbove analysis indicate that the first two intersections

S-F

A.M. veak P.M. Peak
;1 Approach Delay (Sec¢/Veh)-LOS pelay (Sec/vVeh)-LCS
B Ncrthbound 8.9 - B *
Southbound 28.6 - D 2T.4 - C
fastbound * o %
I Westbhound 23.8 - C . oo R
hverage * *
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f£all below this level, Therefore, an analysis of thesz two
{ntsrsections was performed utilizing code B traffic volumes

as input data. Thi ffie
cperations with all traffic except the Maples of Novi nevw
volumes. Results Indicate that the intersections continue to

—

—— | sl

Gperste ¢ n be
concluded that the subject development will add new traffic
to the public roadway network, and these traffic demands will
warrant certain road improvements. However, not all of the
operational problems result solely from the Maples of Novi

To achleve the required LOS C rating AQuring peck
hour, the foliowing modifications were made to the
intersection geometry (see analysis in hppendix):

e

— - [ —-

M L € e
[Ty [T E—— P ——

14 Mile/Haggerty - The intersection was improved
o i Y ses-section to a five lane cross-

section on all féur legs. This provides one additional
approach lane and one additional departure lane.

14 Mile/Decker - For eastbound traffic an exclusive
Yight turn iane was added. The left / through lane was
changed to an exclusive left turn lane. For westbound
traffic the northerly most eastbound lane was converted
to an exclusive westbound left turn lane. . This was
done to create opposing left turn lanes, For northbound
. traffic a lane was added to the easterly side to
provide for through / right movements. This lane shall
pe extended north of the Intersection also.. No
improvements are necessary on the southbound approach.

13 Mile/Decker - Decker Road is currently planned to be
extended to the south. As part of that project other
iMprovements will take place including signalized
control of traffic movements. Laneage assumed in our
capacity analysis is as fellows. Exclusive left turn
and a single through / right turn lane for eagtbound
traffic. West, north and southbound approaches will
consist of one of each of the following lane types -
exclusive left, exclusive through, and exclusive right.

D) Newly projected driveway movements for the A.M. ané
P.M. peak hours (based on trip assignments a3 shown in
Pigures 7 and 8) are shown in the table below,
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D 2 2 Left 1In Ri-hﬁ In Left Out Right Out
14 Mile (east) s 19 39 69
14 dMile (west) 54 11 21 45
; 1 Decker Road
, 4o : 19 39 13 13
l east side
h) North Drive 38 38 12 12
west side
! c) South Drive 8 27 54 e
east side
' Driveway Movements - 2.M. Peak
priveway Left In Right In Left Out Right Out
14 Mile (east) 113 64 37 67
14 Mile (west) 114 a5 21 195

Decker Road

a} North Drive 61 61 74 75
east side

b) North Drive 61 (3] 74 74
west side

c) South Drive 8 88 52 o”
east side -

- - L T
- . . R . .
’ ‘ - “ " II. . - . “ A . . I

* £) Recommended Improvements - The intersection capacity
analysis results indicate that the intersections studjied can

! achieve peak hour operations at L03 C with the improvements

H cited above.

i - AN
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jtem 2) above, and average dally traffic of 5,798 on Decker
; voad and 7.636 on 14 Mile Road, were appllied to the warrant
! graphs to determine {if a right turn deceleration lane 3
or 8 left turn by-pass lane are tequired at the project
driveway. This analysis (attached) indicates that right turn
entry tapers are warranted at each driveway to allow easier
ingress movements. Additionally, both 14 Mile Road acress
' points warrant a by-pass lane to allow westbound through
fmovement to continue unimp~ded around left turning ingress
vehicles. The two nortnerly Decker Ruad driveway pair
sit= mach other} also warrant by-pass lanes

————

LtOoppPO .
Consideration should be given to continuing these lanes at
full twelve foot width northerly to the intargsection.

2 2 . B N4 oss-section on Decxer Road should be
used in this area to assist in left turn movements und
benefit the intersection capacity.

- r— Y

——y

A field review of drivewsy sight distance - as performed
utilizing a 3.5 foot eye helght (located 15 fee: from the
near pavement edge) viewing an object 3.5 feet in helght.
This test determined available sight distances as follows:

a) 14 Mile Road (east) - greater than 758 feet to the
east and 565 feet to the west;

b} 14 Mile Road {(west) - greater than 758 feet to the
east and clear to the intersection to the west; and,

intersection to the north and greater than 688 feet
to the south.

All of the above are acceptable except for driveway a) where
the view to the west falls below acceptable standards.

Summary

It is concluded that, with improvements to the three
intersections and with the use of deceleration tapers and by~
! pass lanes as identified above, the public roadway system
s will operate at a desirable Level of Service after
development of the Mapivs of Novi project.

]
1
:
| |
I
l
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The roadway system is based on a2 hierarchy of scale, Al}
roadways in this developrent will be private. The hierarchy
begins with the major collector zcad, consisting of a loop systen
which internalizes the development. The major collector road
will be constructed 24' wide and will include curbing ard
: gutters. The developer proposes a design speed of 25 mph on the
major colleccor road. In addition, parallel parking will not be

N - - allowed.

T
- ad

drive or cul de sac. A roadway in this category is proposed to
be constructed (20' in width) with a rolled asphalt curk and is
i designed for 15 mph speeds.

All roadway systems were designed with the natural site

Mna b »

it 5 T - - ore, g ' Al
filling necessary in developing the road systems. Also, all
wetland crossings have been designed at the narrowest points in
an effort to minimize disturbance. All of these considerations
allow for minimal disruption of the natural site topegraphy and
amenities.

The developer proposes that all major and secondary rcads be
free of parking. Parking will be provided as follows:

Starter Family Detached= two-car attached garage and &
two-car apron cutside garage for each unit

{ 11. PARKING
} Golf Villas Detached= two-car attached garage and a
two-car apron outside garage for each unit.
] Adult Attached= one-car attached garage and a opne-car
apron outside garage for each unit.

‘ All residential (two-car) aprons will be 16' wide. aAll

4 residential one-car aprons will be 8' wide. All parking spaces
will be 9' wide except for barrier free parking, which will be

! 12' wide. All parking areas of the clubhouses and non -

2 residential areas will be landscaped or screened and will meet or
exceed the requirements established by the ordnance.

24
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RESIDENT'IA NEIGHBORHOOD!

It is the intent of the developers of Maples of Novi to

provide a range of single-family condominium ownership hcousing
units. The developers also intend to control the architecture
and strxve for coordlnated COHtthlty and balance wzth controller

OI T 5TO - - W B A ommu A

w:.th a "Class;c identity" The community will have a strong
image much like Hilton Head, Boca West and other similar golf
course communities around the country. Similar to the open
space, the architecture will be regqulated by the develuper in

concert with the development of the condominium by-laws.

_ The developer is proposing four basic unit types: (Zone map,
site plan and some examples of units floor plans and elevations

= - J

angregate Tvpe ili nits only.

2.) 8&ingle Family Attached (Adult] rentals and for sale units.
3.) Single Family Detached (Golf Villa) for sale units only.
4.) Single Family Detached (Starter Family) for sale units only.

e e cili (Zone G} This adult
congregate type facility will include 100 units on 4.66 acres.
{(21.45 D.U./Ac). The initial proposed rental rate will be
$400.00/month including all utilities. The size of the base unit
#ill be approximately 550'. This will include 1 bedroom, living
room, galley kitchen, dining-nock and 1 bathroom. This facility
will not include the normal food preparation facilities, but will
include only minimal core facilities.

] tal {(Zones
B, C & D) T%ese adult rental and for sale units will include
300 units on 0.7 acres (4.9 D.U./Ac). The initial propoesed

rental rate will be 5600/month including all utilities. Our
marketing analysis has not specifically defined whether these
units should also be considered as "for  sale" units. We will
reserve this optior and let our customers dictate the need for
units for sale. Trke sizes of the units will range from 750' to
Su0'. The location of this Village wvas selected to provide easy
access tc the commercial and office, using the natural topography
of the site to maintain the individuality and security for the
p;ogosed elderly units., Separate, yet part of the community 2s a
whole.

The Propeosed gingle ramily Detached Golf Unit (Zone E) The Golf
Village will include 350 units on 9%98.3 acres (3.56) D.U./Ac.).
Generally located in the central part of the developmeni, the
Golf Village 1is oriented to the gslf course and natural
amenities. The initial price of the Golf Villas units will start
at $110,000. The size of the units will range from 1450' to
2000'. All units will be architecturclly related and the
exterior materials will blend with the established commenity
standards. A
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oposed Si amil t ts (Zone F) The
Family Starter Village will include 150 units on 53.9 acres (2.78

D.U./Ac.). Located along the eastern and southern boundaries of
the site, this village is adjacent to several natural amen'ties
which include woodlands and wetlands. The initial price of ¢the

Family Starter home will start in the low $70,000 range. The
size of the units will range from 1100' tc 1500°'.

26
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13. NON-RESIDENTIAL (Zone A}

The development of the non-residential areas will be

coordinated with that of the housing areas and their immediate
anvirons. he  develapmen 411 include 60,000 sg.ft. of

convenience commercial, 20,000 sq.ft. of office, health and
fitness, adult and child care functions necessary to service the
needs of the community.

Jonvenience Commercjal/Office

[~ - e =] e ~all

. anl

The +ype of convenience commercial and office envisioned is
basically . .sted on all reports as required by an adult community

almba z -z dimie meie

and AT DIde - - P =27 -rc L] g ol
store, Supermarket, Variety store, Restaurant, Bank, Department
ore, Gift shop. We were reminded that this is an entrance to

the City of Novi. Please note our planned heavy green bells and
entrance treatments. Offices on the second floor are intended
for Doctors, Dentists and professional needs. Note the bridge
from the adult clubhouse. . In foul weather an adult can take the -
internal bus to the clubhouse, access the shopping and office by
crossing the security card accessed bridge. An elevater is
planned to the office area. ’

An adult community requires convenience commercial within a
maximum 1500°'. Mishta & H.U.D. require convenience commercial as
a prerequisite for an adult development. A nmentally and
physically healthy adult is one that has the ability to be as
independent as possible. The ability to shop and take care of
cnes personal needs is the key to the desired independence.

Following are the uses noted below, along with the typical
square footage of each area. These are the normal group of use
projections for this type of project.
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14. STO
ial projected for 1991 and

1996, the resultant ¢ross leasable area shown Classic

Construction has proposed opening the service center in two
56 The £i 5 . would contain 25,000 square feet. The

second phase would contain 35,000 square feet, resulting 1n 2
total center size, at full build-out of 60,000 square feet.

The proposed center szize envisions space for a 3,000 square '
foot specialty hardware store and a small appliance store. A

grocery store of approximately 14,000 SYuBte ; D
square feet of eating, drinking and entertainment establishments.
A drug store of 6,000 sguare feet and other food outlets

totalling 3,000 and miscellaneous

other convenience stores of 4,500 square feet and comparison type
ores of 11,000 scquare feet. Miscellaneous other uses could

total 14,000 square feet.

The proximity of the subject site to a high concentration of
apartments and condominium units - many of which are anticipated
to contain either young singles or married, offers a unique
opportunity to create a form of food-based specialty center,
rather than a traditional neighborhood center.

For the singles and youny married generally in two earner
households with no children, proximity to a mix of dining
establishments and specialty food outlets, featuring a mix of
snack, desert and main meal options offers a time~-saving
convenience so important to this busy age group.

Of special significance is the subject site's proximity to
the complex proposed to cater to the housing needs of pexrsons in
or near their retirement years. pining out creates continuing
opportunities for social {nteraction - so important to those no
longer working - and especially those who have relocated from
neighborhoods containing concentrations ¢f long term neighbors
and friends. Additionally, convenient, potentially walking,
access to a source of fresh meats, produce, and other
perishables, as well as specizlized foed products - both as
carry-out items and as dining-out opportunities - is especially

important to this age group.

Thus, in lieu of a major supermarket or drug superstore
anchor at the proposed center, a moderately sized grocery store,
and a mix of smaller scale food stores and dining establishments

is envisioned.

The center is also proposed to contain a mix of comparison
goods and services in addition to its convenience  stores. Given
the concentration of residential development either existing or
anticipated in the area, the site offers a great opportunity to
be the most convenient location for special purpose comparison
shopping trips.

37
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ip in addition to bel od and dining oriented;

u e%ng4jQ4444"ap?ateleagggégityggggggggi
may pe focused toward @ =7 of specialty and home

furnishings shops offering 2 rapidly apging mix of speci?
jtems, not readily found elsewher®e without the majo narking=

walking-time involvement characteristic of the area's regional

oY supermarket or department store provides a

anchor 4Araw for a ne o% community shoppind center, the
wide mix of specialty food, i and entertainment
establishments proposed could act as 2 dravw cialty

Sl

i~

—n T e

comparison ; coupled with ongoind, coordinated direct mail
canpaligns coordinated med1 tising efforts py all renants:
and frequent gpecial © »pt sales and 2ac i much a8 take
place at regional malls -~ and s mOXe suocess:ul ;
centers in the petroit area, successful high 1e¥€ s 0% occupancy
are anticipated.

{n addition to the shoppind facilities noted aboveé, space 18
peind allocated for @ geparate area for the development of
protessional office gpace. This would occur as an elevator”
served second story to the retail complex.

provision of space for medical and other offices would
enable convenient access to same for the immediate residents of

the area. Convenient access O medical services 15 a factor
often important ro elderly residents of housind developments.

as the qeneral market area of the proposed center pecomes
more completely residentially developed, unless convenient
neighborhood 1evel shoppind and support cervices are provided,
¢ or the existing and proposed road network
will b€ created. Specifically, +o the extent to which 1ong rrips
on major roadways can be avoided for daily and weekly chopping
and personal service needs bY area yesidents, rhe burden created
py such residential gevelopments on area roads will be jessened.

An additional penefit te pe gained py the provision on a
conveniently jocat.ed cluster of shoppind and gervice facilitaies
will be the 1inked planned pedestrian and picycle paths ro
surroundinq residential developments and nearby recreational
facilities, a greater sense of community for ared residents will
pe created. rhie is of special impoxtance for proSpective older
yesidents of the ared who move into various developments which .
are designed to appeal ro thell changind housing needs. The more
ready creation‘of weommunity” would assist such nevw residents to
pecome MOrE immediately comfortable- in theilr surrounds;
facilitating their.adjustment ro the ared ~ and thus enhancind

38
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N »
4 Convenjence Facility
5
“ IF Food Store 134,000 st
Drug Store 6,000 sf
i Hardware/Appli:ace 4,000 sf
Hair/Beauty Salon 7,500 sf

Misc. Eatery/Entertainment 20,000 sf

) "

Misc. Clothing/Apparel 4,000 sf
PETrS0Ta sYvice 4,500 af
TOTAL 60,000 sf

"] Office Facility

1 Legal Offices 2,400 sf
. l Dental Facilitiles : 2,000 st
_ Clinic/Medical Offices 5,000 st
' 1 Health Club/Aercbics 5,000 sf
l Accounting 2,000 sf

l Insurance 2,000 sf
i Financial Services 1.600 st
-l ‘ TOTAL 20,000 sf

39
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HOUSING THE ELDERLY
DETERMININGC THE NEED FOR PROIIMATE COMMIRCIAL
FACTLITIES AND SERVICES

Prepared For
Classic Constructlion Corporation
2177 Hilltop
Southfleld, Michigan 48034

Prepared By
Vilican-Leman & Assoclates, 1Ine.
28318 Franklin Road
Southfleld, Michigan 483034

Supplement G
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HOUSING THE ELDERLY: DETERMINING THE NEED FOR
PROXIMATE COMMERCIAL FACILITIES AND SERVICES

Vilican-Leman and Associates, Inc. was retained by Classic
Construction Corporation to conduct an inquiry irto whether there

was academic as well as other less formal support for Ciassic's
position coucerning the need for proximity Dbetween elderly
housing and retail support facillities. Classic Constiruction is
interested in developing a shopping center in Novi, Michigan
adjacent to a planned residential community ln which a large

to persons 71n fhelr pre-retirement and retirement years {55+
years of age).

oy —— B w—y

» o

[ o "I P

Accordingly, over a twc month period, Vilican-Leman and
Assoclates, Inc. researchers contacted state ancd federal housing

Furthe}. the experience of elde}lg housing activists 1in Novl
itself was drawn upon. Additionally, we conduc:ed an extensive
review of literature on this toplc.

The general conclusion which can be drawn from our interviews and
review of literature is that there is a need, {f not outright
necessity for commercial services and facllities to be located
in eclose proximity to housing complexes oontalning large
concentrations of elderly households. Preferably, such
fasllitles would be located in a place of convenient access to
the majorlty of the elderly residents.

In most instances, the scale of a speciflic elderly housing
development s (insufficient to create suff.clent economic
justification for an internal shopping facility. Wwhen thls lis
the case, 1t is recommended by almost all oconsulted sources
dealing with this issue, that the shopping and personal service
facilities in high demand by the elderly be located within
convenlent walking or short, safe driving distances.

A safe driving distance for the older, po=ssibly- partlally
disabled driver, is considered to be along a route which crosses
no major thorofares, ralilroads, freeways or large expanses of
undeveloped land.

Interviews

A series of interviews was conducted to determine If various
"axperts” or persons extensively involved with the elderly and
their housing needs had any comments or opinionn concerning thae
nesd for proximity between commerclal facllities and housing
designed to be attractive to the slderly. “heir comnents are
summarized below. | '
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oi . 1. Dr. James Morgan, economist and specialist in the economics
. . aaing, Unlversity of Michigan, Institute of Social
Research. Date interviewed: 3/8/1988, His direct comments

é'i on this lssue:

"While people belleve they'll drive thelr cars forever,
friendship networks are facllitated by having a variety of
facilities annd opportunitles nearby. »

important activity o the elderly - both In terms of
phusical health and In terms of perception of their own
mental health. Nearby facliltlies and activity opportunities
give the well-elderly destination goals, important to their
wETT:betnmnAA——Suchg—faP%}4¢4esﬁgaskgnestaunan;s,gggzgggtores.

groceries as well as formal actlvity rooms offer
opportunities for casual Interaction.”

Dr. Morgan referred to a recent paper he presented
("bDesigning Environments for Older People In Order to
Facllltate Productive Activitles; 0 '

of Michigan.) He provided a copy of sald paper to our
regearchers. Key comments from thls paper are as follows:
Dr. Morgan asks: "What are the desirable characteristics of
optimal communltles for oider people?” and lists:

"privacy and independence and freedom of cholce are cleariy
important.

Easy access to a wider community and communlty activitlies
including shopping and recreation..."”

2. Dr. Robert Marans, architect and speclalist In deslgn of

retirement communities, urban planner, and researcher at
X University of Michigan Institute of Social Research.
E Interview date: 3/8/1988. :

F - [ -y P [T, ittty el i

-

. Dr. Marans indicated that his varlous research projects
supports the desirabllity of proximity between elderly
_housing and such community support services as shopping.

5. Mr. Douglas Mernitz, Director of Home Ownership and
. e Development, Michigan State Housing Development Authorlty.
“ Interview date: 2/22/1988,

\ Mr. Mernitz states that it 1s both a strongly enforced MSHDA
policy as well as his own personal opinion that housing for

* the I!ndependent and dependent elderly should have shopping
nearby. This MSHDA requirement for proximate shopping has

_ been recently reviewed and reaffirmed with respect to MSHDA

. involvement in non-subsldized housing projects. Previously,
it had been a requirement for subsidized projects. MSHDA
elderly housing locatlon standards are as follows:
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i Mandatory_Services 1125907
g - Supermarket or Food Store 1,500 feet
Drug Store 1,500 feet
i Desirahle Serviceg
Department Store or Clothing Store 2,000 feet
: Bank 2,000 feet
' T Medlcal Services 2,800 fee*
: Beauty Parlor 2,500 femt
Barber Shop 2,500 feet
: 1 Restaurant 2,000 feet
. Pogt Office 3,900 feet
", 1 As recently as January, 1988, MSHDA turned down financing

for an independent elderly complex proposed In Novi, on
Haggerty Road between Nine and len ¥ Roads. 1T dental
was primarily because the proposed complex lacked the

d oximity c—a ¢ 510 ’ s len by
MSHDA was appealed by Ms. Catliy Crawford of the Clty, on
behalf of the Senior Citlzen Housing Needs Study Committee,
and by the Clty Manager, Mr. Ed Kriewald. Mr., Mernitz has
ctated to our researchers that the Jlack of proximate
commerclial of the type and character required by MSHDA was
critical to the financing review process.

While other projects have been approved by MSHDA for
financing which also lack convenient shopplng, apparently
other factors, such as site uniqueness or the avallablillity
of other proximate support factors such as adjacent nursing
care and¢ medical offices, lakes, etc., have gsufficiently
added to the site's merits and have, thereby, won MSHDA'S
approval. .

4. Ms. Cathy Crawford, Nov! Parks and Recreatlion Department and
lialson to the Novi Senlor Citizen Housing Needs Study
Committee. Interview date: 2/23/1988.

As a follow-up to the petition of Ms. Crawford's committes,
our researchers contacted her at the City's Parks and
Recreation offlices. She provided us with a copy of the
recently completed Senlor Clitizen Housing Needs Study
C Commi ttee Survey admin!stered by her organization.

H“‘—-HMMH

1 This questionnaire was administered to 394 seniors in Novi.
Among questlons concerning thelr housing prefsrences with
respect to a prospective senior complex in Novi, 0% (390 of

o . the 394 respondents) indicated that they felt such housing
. should be within walking distance to shopping. No othker
preference was as strongly indicated. This extremely strong
response is signiricant given that p0% of those surveyed
indicated that they had a car and drive. '
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‘ 5. Ms. Sherry Forbear of the U.S. Department of Housing and
7" urban Development, Housing Development Frograms, Detroit

ofTice. Interview date 3/7/1988:

sy ]

d if HUD had in effect any specific

housing. She indicated that no speclfic distance etandards
were 1n place. However, for at least assisgted housing
(Sectlion &), more points were given to projects which were
accessible to commerclial and other communlity services, as

Ms. Forbear was ashke
‘ locational ‘standards for HUD flnanced or colnsured elderly

el

part of the competitive ranklng prouess. Wrth respéect to
colrsured market rate projects, ihe avallability of off-site
features ls not a required element of the market evaluatlon
performed by HUD. Ms. Forbear indlcated she was of the
oplrion that proximate retall services would ald the
marketabllity of such projects, and, as such, may be
indirectly considered by HUD revliewers In thelr marke?l
reviews.

Literature Search

A review. of avallable academic and planning studles eoncerning’
the potential link between elderly housing and proxi
was conducted. while extensive data 1s not avallable on this
topic, that which was identifled is summarized below.

] L

[

E L )

1. Ontarlo Minlstry of Municipal Affairs, Rasearch and Speclal
Prujects Branch, Community Development Wing, 1988: Planned
Retirement Communitles.

i

"Conmerclal facllltles such as a bank or varlety store are
oft=n present 1n a retirement community. These services are
important to residents who otherwise would have to drive up

to several kiiometers to the nearest service center to megzt

their every day needs."

L ey [ ey ]

2. Fllzabeth D. Huttman, Bousing and Social Services for the
Elderly. Social Pollcy Trends. Praegner Publishers, New
York, New York, 1977. The chapter on "Speclal Issues In
Housing the Elderly” offered the following findings.

e it

"Location of housing for the elderly is a major decision
! that will affect the elderly's satisfaction with the housing
M and, in fact, thelr desire and abllity to stay in thils tupe
of housing. Their physical limitations, as well as lack of
a car in many cases, mean a decreased mobilltiy: their soclal
world and thelr spatial orientation will be mainly in terms
of the development and its immedlatn neighborhood of a Tive-
to-ten block radius.” .
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Additional text comments -ndlcate that accesslbllitg by foot
to

by the elderly. Elderly llvlng in resldantial area”
locations (typical suburban locales) complained censiderably

of TfTacility 1inaccessiblility and, a5 a result, were Jless
likely to get out and about from thelr homes on a dally
basls.

In her comparlsons of the elderly living in downtown type
environments versus those 1in suburban locations, those
1iving downtown Indicated a greater ease of access +to
important facilitles - aften by walking. This was 1in

ompbAa »id ) DCd o » DS e # P A sre

not within walking distance to deslred facilities. The few
suburban preojects in which the elderly residents made
relativeiy few complaints about facility 1inaccessibility

were those which provided transportation for thelr
residents.

Additlonally, cne development had hligh ratings on questlions
of accessibllity for the reason that it was next door to a
shopping center. For thiszs development, two-thirds of the
residents surveyed by Huttman got out dally for one or more
hours.

Hutiman's research Indlicates a3 malor difference in the
activity levels of elderly residents living in downtown
areas or Iln projects proximate tc a wide range of community
facllitles compared tc the activities of those in more
remote Jiving environments. The number of trips and
duration of travel outside the home Increased when there
were more proximate actlvities and faclilitles. Invoivement
in community organizations also increased.

When elderly residents of various projects were querjied
concerning satisfaction with location, the most predominant
answers gliven on reasons for satisfaction were:'"close to
everythlrg” or "close to shopping,”'. At least one open-
ended response given to Huttman concerning locational
dissatisfaction wgs "too far to store™.

Huttman found that the elderly do not necessarlly want all
possible services accessible to them, though service
accessibility {is highly Iimportant. The most Important
proximate services according to Huttman's research, are
groceries and medical clinics or medical offices. -

Huttman also cltes a HUD-sponsored survey of elderly
subsidized housing. That survey 1indicated that services
most importiant to the elderly In termg of proxlmltu to their
homes ~are convenlent shopplng.
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Irene K. Malozemof{, John G. Anderson and Lidia V.

Rosenbaum, Housing for the Elderly, Evaluvation of _the
Effec tMs_o__Qp.ns.m__e. ICOR, Westvi ew Press.

gréatnst focus on congregate houslng. and, as-; result the
more dependunt elderlg. attention was also pald to the

loeca ola » i =@&ige no - PO an alen
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occupants of congregate houalng

.as the frequency of actlivity outside the facility
increases (l.e., frequency of shopping...), the propecrtion
of residents elting accessibility as a k-g cholice factor

' vely independent
elderly resldents of congregate facllitles who would be
active regardless of the lccation of their residencc the

of varlous interests. encouraging them to malntaln high
levels of activity.

oes. - oras, -

o LS - .
el [ T Y

Irwin Altman, M. Powell Lawton, Joachlm F. Wohlwill (eds),
Elderiy Feopl nd the Env nment, Plenum Preses, New York,
New York, 1984.

Chapter 3, "Retirement Communities," ls written by Robert W.
Marans, Michael E. Hunt, and KXathiesen L. Vakalo. This
chapter tlescribes several different 1living environments
specifically developed for the older {50 years+) person. Of
the several dlscussed, that of the retirement villiage and
retirement subdivision appears to have the most simllarfty
to the development proposed by Classic Construction
Corporatlion.

Retirement villages are medium-sized communities, distinct
from the self-contalned retirement new-towns. Retirement
villages emphasize a wide Bselection ¢f outdoor recreatlional
facilities and programs. However, they contain only limited
amounts of internal, reslident-oriesnted commercial and
medical care facilities. They are nit planned to be self-
contained, often housing t20 few reasidents to adequately
and ecchomically support Ilnternal commercial and kealth care
facilities. Thus, they rely heavlly on the avallaill!ly of
nezrby faclllities.

Retirement subdivisions, 1like retirement villages, are
planned for a predominately independent and healthy older
population. Generally smaller in scale, they have usutally
have more limited outdoor and indoor recreational facilities
and support services. They are intentionaliy planned to be
integral parts of the surrounding community.

Retirement subdivisions and the smaller villages reprezsent
the "least supportive” form of retlrement lifestyles. In
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] such situatlons, where the interaction between the elderly
. resident population anﬂ*the—ex%eriepgcommuniiyglg great, the
match between resldent need and =avallable supporting

~gtructure is of great importance in terms of providing
a high quality of life. *For example, wher
inconveniently located and reslidents elther do not have
nﬁ%emeb}iesgotgaxaggggjggger able to drive, the leve! of
person-environment congruence will be Iow".

Chapter 8, "The Effects of Residential and Activity
Behaviors on 0ld Feople's Environmental Experiences.” by
Stenhen M. Golant, also had some pertinent findings as well
as cltations ol other researchs

Golant indicates various studies confirm that as persons
LI can be expected to decrease.
Additionally, the extent of vehlcle use declines with age-
As people age, behavior becomes more restricted, resulting
in an increase of dwelllng-centered

w _.facllitles intended for use by the elderly should be
withln certain eritical walking distances of thelr
residence; otherwlise, dissatisfaction is expressed.” Golant
cltes studlies which have documented +the Aimportance of
walkling as an important mode o+ transportation for elderly
people.

Frances M. Carp and Abrakam Carp. in Chapier 9, "A
‘omplementary/Congruence Model of Well-Being oOr Mental
Health for the Comnunity Elderly," cite concluslons of a
speclal committee of the Cerontologlcai Soclety as follows:

v _immediate nelghbcerhood may be more important to well-
peing than the recidence. For scme older pecple, economlic,
physical, and soclal limitations may restrict movement to a
polnt where their neighborhoods are the only sallent
supraperson entirorinents.”

8 §. Victor Regnier and Jon Pynoos {eds) Bousing the Aged, Deslan
: ] Directives and Policy Congjderatlions, Elsevier, New York,
§ New York, 1887. . .

Chapter 5, by David Christensen and Galen Cranz, "Bxam!ning
= the Physical and Managerial Aspects of Urban Housing for the
Elderiy,” offers tn= {following:

In a study of frequency of facillty use, the three most
frequently used fapillties having a soclal orientation were
restaurants, churches and beauty/barber shops. Elderly
regidents surveyed indicated that these facilities were
visitad at leas* monthly by near or over BO% cf those
sampled. :
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i Chapter 9, by Victor Regnler, concerns "Programming
Congregate Housing: The Frelere
& Elderly."” While not 100% appropriate to the proposed
D . v N NoOUsSINg sludaB N _ nalings G il ar
i may have applicatlon.
udy— Su i potentlis 1-Move to a hypothetical

congregate faciilty and asked them to state the tupe of
facillities and services most important to them at such a
place. includsd in the 1list of items were housing -
i particular items as well as support services and faclllitles,
"aAl]l convenient retall neighborhood facilities, with the
1 exception of the dry cleaner, are located in the upper haif—

of the posiiively rated services." (Emphasis added). The
study found that on an index of 0 to 100, beauty/barber
! excess of 90%. Restaurants were rated 89.7% with gift shops

i and dry cleaners at 64.7 and 60 % respectively.

1 In Regnier's study of potentlal in-movers intc an age

1 segregated retirement housing community in Atlanta,
Georgia, middlie- tc hlgher-income respcndents were
interviswed., Such prospective ln-movers preferred services
and amenlties In the following order: protective,
convenlence (shopping), health, transportation, comman
spaces and supportive (home and medical assistance}.

1 1n Regnier's summary of the above survey, as well as other
surveys of the elderly also conducted by Regnler, he offers
l the following design dlrectlves:

"Securfty from personal assault. street robbery, and
burglary 1s a major concern and should be a major
consideration in the design of the facility and the
selection of the site.” This 1s Design Directive One.

"Neighborhood servi.e facilities such as a pharmacy and

grocery should be convenlently located nearby.” This lis

Design Directive Two. Regnler's additional comments on thls
N i directive are that it is of critlcal importance to both
s . lower-income elderiy and upper-income elderly.

£ €. M. Powell Lawton, Sally L. Hoover (eds) Communjty Housing

Choices for 9lder Americans, Springer Publishing Company.
New York, New York, 19B81.

Chapter 13, by Victor Regnier, "Nelghborhood Imsges and Use:

. A Case Study," offers the following findings:
) while a varisty of other research suggest that convenlent
R access to such neighborhood type facllities as drug stores.
small grocerles, supermarkets, banks and variety stores ls
‘ N
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t to the elderly, Regnler_attempts to measure

the percelved environment and the use of that environment

To o thls, he

interviewes its elderly residents to establish the frequencu
of thelir various trips and the distance they travel.

The total number of monthly trips to 32 various types of
gervices was inventoried. Eight services appeared among the
top 12 services, both in the percentage using the service

and the Intensity of the use. Thase were: supermarket,
variety store, small grocery, bank, department store,
pharmacy, restaurant, and park. wnile le

the physicaliy closest 12 services were among the most used,
{five of the closest were among the most used: lliquor store,

small grocery, luncheorniette, bar; n
the closest facllitles to most residents, supermarkets, at

an Evérage—dts%aﬁee—e£45+4 city blocks, were used by 88% of

the respondents who averaged 7.8 trilps per month.

Regnier concludes that the best crlteria for importance
appears to be thcse that are used by a large percentage of
people and also have a high overall use index. In his
study, the elght services meeting these criteria are, in
order of importance: supermarket, variety store, small
grocary, banit, department store, pharmacy, restaurant and
park.

Victsr Regnler and Louis E. Gelwlcks, "Preferred Supportive
Services for Middle to Higher Income Retirement Houslng." in
The Jerontoclogist, Yol. 21, No. 1, February, 1981.

_This research was based on interviews by the above cited

autha~s with older, higher lncome persons, living in elther
gingie-family or m;ltiple-family homes. The Interviews
concerned the respondents’ preferences for services,
featnres and facllities in or near nevly constructed middle~
to higher-income housing. For potential I1in-movers, the
general response categories of security, convenlence
shopping, health, transportation services, common Spaces and
supp>rtive services (mald,etc.) were the most highly
preferred - and in the order of preference listed.

Specifically, 70.3% felt a pharmacy was a "must-have” item,
#84.0% sald grocery stores were necessary, 54% indicated high
preference for dry cleaners and 50% sald restaurants were
"must haves". Security., the top rated item at 73%, scored
only 2.7 percentage points over the desire for a pharmacy.

Maur.ce B. Hamovitch, James E. Peterson, "Houging Needs and
Satiusfactions of the Elderly.” in The Cerontologist. Vol @,
No.l Spring, 1969.
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This research focused on what older p 3 ;
compared to what they have, end thelr general level of

-®

environment. Interviewees were queried concerning how
important a specific characteristic was to them, whether or
he nresent ho ng provided 1t and thelr satisfaction

with 1t.

Among the characteristics surveyed were accesslbllity to
desired facllities and professiona! personnel. Key findings
are 25 fo.!lows:

The facllities that those interviewed belleved important to
be close to were shopplng and laundry facllitlies.

Donde

professional personnel, specifically mediéal; wl
personnel next in lmportance.

) - = MO0 ] L) [y ] I}

th religicus

oty | ekl | skl

The importance of these facllities and personnel were even
greater than the expressed preference for 2 onod climate and
location - ®80% designating that shopping, laundry and
professioral personnel were very important and ‘' 20%
indlcating that they were somewhat important. Climate and
location were rated as very important by one half and
somewhat important by one quarter of the respondents, all of
whom lived, at the time of the Interview in southern
Californla.

9. Sputheast Michigan Council of Governments, Houslng _the
Elderly in Southeast Michigan, June. 1978.

Among site sélectlon goals stated by SEMCOG with respect to
assisted elderly housing are the following:

"To ensure provision of sites and development conslderations
recognizing the limited mobllity of the reglon's elderly and
handicapped households.” Goal-related considerations were!

"Prlority skall be gliven to those glites- and
developments which provide for safe coavenient
pedesirianways linking the site to slte-internal
facilitles. Prlorlty shall be given those sites and
developments which are not seaparated from
sccial/commerclal servires and facilities by
expressways, industry, thoroughfares, rallroad rights-
4 of-way, or large expanses of undeveloped land.”

10. M. Powell Lawton, A. Thomas, 0. Byerts, M. Arch (eds),
' : Community Planning for _the Elderly, prepared for the
Department of Housing and Urban Development, distributed by
National Technical Information Service, U.S. Department of
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B o Commerce, 197%. The report is a compendium and summary of
‘ previously written papers. Key findings are as follows:

" A listing of community o
i of the communlity fabrie to support elderly housing are

. Of  preventative, supportive,
rehabllitative and sheltered care services, those labeled as
preventative were determined to be most relevant to the
healthlest segment of tha older population and essentia] s
malntalning 1thelr {ndependence. Shopping faclllities were
] considered a preventative service.

2_report alseo state tat—ab J to 2 private or even
public transportation is a key ingredient in evalvating
elderly housing needs. Like other age groups, the eiderly
prefer the private car as the most satisfactory mears of
transport. However, often for economic as well as
L blologlical re er
: own, or <f own, drive cars. The authors conclude that
‘ walking (and publlic transportaticn) are the most frequent
1 forms of transportation for the older person.

Pleasure walking 1s popular ameng the elderly as it is for

the population at large. However, for all age groups. but

J particularly the elderly, it can be burdensoms when done by

necessity. This research source Indicates that the well-

‘ elderly report the typical length of an average daily wallk

j,] to be around i5 to 20 minutes. Roughly :wo-thirds

experience no difficulty in walking one-half mile. The

conclusion drawn 1is that facilities located within six

blocks will, therefore be ac-essible to the majority of

I older persons. However, those carrying heavy tundlez or
making the walk in bad weather may experlence problems.

The concept of an "i{deal" distance was explored by Pau!
' Noll, community planner, and, as cited in this referemce,
listed, in descending order of importance, the following
critical distances:

Grocery store - 1 block
I Bus stop ' - adjacent to site
. House of worship _ ¥ mile
Drug store - 1 block
] Clinic or hospltal - 1 mile
Bank - Y mile
! Social center - on-glte
Library - ¥ mile
* Noll developed this set of criterla based on his interviews

with public housing managers.
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The report summarizes slte gelection criteria recommended
for CDTIS dera on Dy Rk v LT S - - s - almiBl ale A0
major slite Qqualitles 1o be consldered are the site's

11.

John Zeisel, Gayle Epp, Stephen Demos, low_ Eisge Housing f{or
1

Older People Criteria_ for Design, prepared for
the U.S. Department of Housing and Urban Deve .S,
Government Printing Office, 1977.

This report suggests various performance criterla for
facilitating getting cn and off the sicte of elderly bhousing

eseth [ [ Forallt f o i

- s

13.

developments. Relevant comments are:

", ,.moving off thelr housing site to run errands, visit
-t end and >3 ~ exercise, or for a change of
environment is an essential part of [the elderly’s) ilves.
Mozt enjoy walking in thelr neighborhood: some are plicked up
and dropped off by famlly or % ds; © s rely on publilc
transportatlion: and a few still own and operate thelr own
cars. It 1s essentlal for resident’s well-being that site
design accommodate, if not encourage, movemsnt between the
housing site and the amenities in town. (Emphasis added).

U.S. Department of Housing and Urban Development, Bousing
for the Elderly and Handlicapved, The Ixperience of _the
S

ection 202 Program from 1959 to 1977,

This report indicates that a few Section 202 elderly
orlented projects experienced rent-up difflculties as a
result of the lack of services and neighborhood facilitles.
Specifically cited ts a project which was built in a
relatively rural area with few comnercial or other
facilitles in close proximity. The project depended upon
the plans of a private bus company tc provide service.
During the constructicn period, the bus company canceled its
gervice plans. Of the 150 persons who were on the prcject’s
reservations llst, only five actually moved in. Even with
the addition of tenant sgubsidies, the 108-unlt project was
only able to attract 39 people during the flrst six monthks
of occupancy. '

The conclusion drawn in the report is that unless public
transportation 1s avallable, elderly oriented housing
developments should be within walking distance from
supportive commercial services and facllities.

Urban land Instltute, Housing for a Matyring PopulationR.
1983 Chapter i, "Demographics and Housing” by Katharine P.
Wwarner. This raport cltes locatlonal criteria developed in
the 1960's by the Philadelphia Housing Authority from a
survey of lts publle housing managers.




(Page 149 of 158)

o P . ' 3 F [ N

B 5 12590%907

The survey was to determine "ideal” distances heiween site
and support facllity as follows:

il

Grocery Store 2 to 3 blocks
Bus Stop 1 to 2 blocks
l Drugstore 3 blocks
Clintie or Hospltal ¥ to ¥ mile
Bank ¥ mile
1 Library 1 mile
k News-Cigar Store ¥ mlle
) Restaurant ¥ to ¥ mile
1 Movlie House 1 mile

policles must be developed to work mcre effectively with the
nd toward an agling population. Among her recommendatiors
is the following:

"Inereased housing denslities in combinatlon with. mixed
residential, commercial, community service, and recreationral
land uces.”

1 In Chapter 8, "Nelghborhoods as Housing Environments for
‘ Maturing People, Warner recommends strategies for
) . neighborhood adaption to the needs of the elderly. Among
-] the primary goals recommended, Indeed., as part of goal 1,

she s ates:

"Establish close-by Service Fa-'lltles Through:
- Mixed residential and con..rclal/office land uses.
- Nelghborhood service and recreation centers.”

The above goals presume efforts would be made to ensure the

provision of needed services and facillities "within a

convenient, preferably walkable, distance of "residential
1 concentrations of older households.” )

In sum, the above review of llteraturs and Iinterviews with
: experts in the field of elderly housing - plus the preferences of
the older recsidents of the City of Novi Itself, all indicate the
need, if not actual necesslty for commercial support services to
be part of or adjacent tc projects designed to appeal 0 the
, elderly. This i{s a finding that appears independent of whether
. the elderly are car owners and drivers, reside Iin independent
housing, in congregate care facllities,or are of low or higher

income. '
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. i property W111 corresoond to that pzoposed for the adjacent
re51dent1a1 community planned by c1a531c chstructlon
-t ale - 51 Ta e anticoinatar & T [ - - »

Classic's proposed resldentlal unlts are modest, the attractively
designed residential community, constructed around extensive
recreational features, will be fairly upscale in character.

Base construction of the proposad retail center and the
assocliated office will be of a higher quality than the average

- ] neighborhocd strip center. It will 1nvorporate such amenities as

distinctive signs, attract;ve pav1nq surfaces and extensive

= =ta B

a1 SCap Fi= S 810 ¥ 411 a

provxslon of opportunities for outs;da, fair weather dlning and
consuming of snack foods in an attractive, litter~free
environment. Inasmuch as substantial walk-in trade is
anticipated from adjacent residential units, provision of
exterior seating opportunities - both covered and uncovered, may

be appropriate.

————ip

Quality construction and attractive landscaping are Key
elements dzstznguzshlng a high quality shopping fazility from an
unimpressive stvip center. Use of cuality materials, creative
building facades and attractive landscaping will, 1like the
previously mentioned promotional activities, act to separata the
proposed center from its more typical neighboring competitors,
and create a unigque focus and draw. In turn, the center would
complement its residential neighbors and augment the quality of
life of adjacent residents.

E Lo ] -y [Ny
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16— DEVELOPMENT PHASING

. The cornerstone of our phasing plan rests, upon two primary
i criteria. The most important item 1s the citys’ id ]

' for elderly housing. This dictated “o us that the first phasz of

s Maples of Novi include the construction of the congregate type

" housing at the northeastern corner of the deve . 11,

i the second most important consideraticn is construction of the jolf

course in the first phase.

Ay

Due to the fact that the golf course wanders throughout the
prop : ied loping the golf course is
to mass grade the site. This will mean that the site land
I balancing and the golf course construction will occur in phase one.

- ~rior to this mass grading activity, the appropriat

Ld i

8 - 5
environmental measures will take place. e first step
selective.y transplanting trees to a nursery, to be located in the
northwest gquadrant of the prop ; t ience -
commercial location. Next, erection of silt fence and erosion
control around all wetlands, and show fencing for protectiocn of
woodlands. oOnce the golf course and land balaace is complete, the
entire site will be re-seeded. Our odjective here is twofold; one
is to fur-her reinforce and minimize soil erosion and the secondary
cbjective is cosmetic. Inasmuch as this project will likely take
five to six years to complete, Classic Construction would not be
content with the unsightly, barren appearance of a stripped site.
Revegetation of this large site will change it from something of an
eyesore to a very verdant and attractive expanse of green space
with intermittent wetlands ~nd woodlands.

e

The adult clubhouse will be developed in Phase 1, The family
starter village clubhouse will be developed in Phase 2. The
commerciali convenience venter will be built in Phases 3 and 4 at
the rate of twenty-five thousand square feet in Phase 3 and thirty-
five thousand square feet in Phase 4.

x
[

1 The development of the residential construction can be best
¥ . summarized graphically in a table which has beer included for your
- review, as well as delineation of the site plan by phase, also

attached for your review.

43
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Phasing Schedule

¥ i Unit Type I II TIX v Totals
{ Adult 89 101 110 300

Golf 53 121 103 73 350
¥ Family 39 54 57 _ 150
i Congregate 120 1.00

Totals 281 276 270 73 00

sl
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Phasing Diagram
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Building
Unit Type . Coverage

Adult
Golf
Family
congregate
Golf €lub

=

o I} . .

Lol e O S0 8 B0 ]

Sub Total:

Adult

Golf

Family
Family Club
Eldexrly Club

hzse X

11 Adalt

12 Golf

13 Family

14 Commercial

sub Total:

Phase IV

15 Golf | 10.4
16 {’ommercial 3.3

Sub Total: 13.7

Total Areas 152.10
Total Site 222.28

Total Net: Site area: 222.28
iess Total Building Areas: 152.10
(1-16)

Unassigned Open Space
(Golf Course, Wetlands
Woodlands Area)
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1s. MASTER PLAN & EBECONUN| MPAC

Th i lopment concept enhances and

reinforces the intent of the Novi Master Plan for zoning. This
form of development would serve as a model and guide for the

£ O he -u.unity.

The Maples of Novi project impact when fully completed
should have a value in excess of $100 millien. It is projected
that this could generate $3 million in excess general taxes
revente including over $1.8 million in school taxes.

:#.) Population- We project that there will be
approximately 2.0 persons per unit, for a total of

-

b.) School- Due te the character of the development and the

resultant buyer groups, we pProje =
school age children per residence than the averace

family. School age children per residence would be .34
for a total of 307. It is important to note that this
project is in the Walled Lake School District. We
project $0% of the school children in the development
will be of elementary age, or approximately 153; 23%
will be of junior high age, or approximately 77; and
the remaining 25% will be high schocl age,
approximately 77.

=.) Phasing~- It is expected that the Maples of Novi will be
developed in a 4 phased program with total build out to
be completed within 5 to 6 years. .Phasing will be
established by site plan submittals as introduced.
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SITE AREA. e sees227.99 AC
4
’ DENSITY UALCULATIONS
Adult Village.sesosesss:+60.7 AC. . ...+ 300 Units++-++4-9 DPU/AC
' Golf and Family Village.152.2 AC........500 Units.....3.29 DU/AC
‘;“““‘évnnxzr*vInnxen—nzﬂstw?.. e .3.76 DU/AcC
Afg————gchngregate FacilitV....ovseeenen Wesssess100 Units
OVERALL BITE DENBITY....................900 Units.....4.1 DU/AcC
!
i OTHER BTRUCTURES

Convenience Commercial...1l0.5 AC........60,000 Sqguare Feet

OffiCBa....-.-...-.o... ------- [ R R I A B

EITE OPEN BPACE

Paving & Building COVErage, .cssevessess-43.5
Woodlands & Wetlands to Remain..........72.5
Steep Slopes To REMAiIN. v seevssssacnareseb6.9
GOlf COUrSE.suvsssornnscrroastrssnosans 31.3
Remaining Open SPACE...csscrssosrsnas--68.08

TOTAL OPEN BPACE. cvorsncerccsscnaness .184.01

48

.20,000 Square Feet

AC..v.4+.19.0%
AC....»..31.7%
AC.cseenrs:3.0%
AC.cearns 13.7%
AC...-...29.8%

" AC.......B0.6%




APPLICANT NARRATIVE
AND REQUEST




REQUEST FOR AMENDING THE PUD FOR EXISTING TENNIS COURT
Parcel # 22-02-200-043
31074 Novi Road, Novi, M| 48377

MY PROFILE

My name is Rami Farah, Member of AJSS property, LLC. | am a Construction
Engineer. | did manage many big projects overseas and in the US. Currently | do invest
in medical Plaza. | do own a plaza in Garden City occupied by medical offices one of
them is a Beaumont in Urgent Care. My tenants been there for 15 years | do manage
the plaza myself and keep everything clean and up to date.

OVERVIEW

This is project 2560 ft.2 medical office. Why medical office! because they are stable
tenant and do not change every two or five years. The lot it's very small .42

acre. When | purchased the lot from the previous owner (Chestnut Real Estate), | was
under the impression it's being expected to be zone B1, the City record on the website
up to now state “Property Class Commercial - Vacant”. | was told they met with the city
around January 6, 2021, and they like what they saw (Conceptual plan attached).
Chestnut Real Estate ask me to complete the sale and to proceed with the engineering
drawing to be submitted to the city.

VARIANCE REQUEST
We are trying to comply with all city codes and ordinances. Because it is a small lot,
and to justify the investment to build, we are seeking the following variance;

1- to amend the PUD to B1 zoning. Development north side of the tennis
court, the bank, commercial Plaza and the dental building, it does make
sense to continue the commercial development with absent of any
residential building. The tennis court has not been used for so many
years. The lot in a bad shape. What we are proposing should make the
area looks good for the city of Novi. Whether to label this PUD agreement
change MAJOR or MINOR the board should change this agreement to
reflect what we are proposing.

2- waiver requested to remove the 40 foot transition strip setback to the
nearest residential structure. The lot very small.

3- waiver requested to remove the 4 foot foundation landscaping from the
north and west side to be done on the south and east sides. This waiver
very critical to this project. Any reduction in the size of the building the
project financially not supported. Please note we are and will provide
more trees and shrubs as needed.



4- waiver requested to remove the berm required on the east side property
line between the golf course and proposed building. Replace the berm
with 6 foot high TREX columns and panels.

5- waiver requested to remove the loading zone requirements. It is a small lot
and a small medical office building, there is no need for loading area.

6- waiver requested to remove the street trees requirements due to
congested underground utilities.

Please note; these variances are very critical to this project.

ECONOMIC IMPACT
- Considering the property taxes will be paid to the City/County and the state of
Michigan.
- Personal property taxes to be paid by Tenants.
- City taxes from employees if any.
- Taxes on all utilities and fees.
- Staff members using the surrounding shops and facilities.

COST ESTIMATED FOR THE PROJECT

- White wall building cost estimate 2560 sf 2560sf X $120/sf = $307,200.00
- Site improvements $150,000.00
- Tenant improvements (paid by Tenant)

= Total $457,000.00

NUMBER OF EMPLOYEES WILL OCCUPYING THE BUILDING

- During the construction about 4 to 10 workers
- Tenant occupying between 4 to 5

HOURS OF OPERATION
Most likely will be 8am to 9pm. It can be less hours. My Tenant Beaumont Urgent Care
open from 9to 9.

Please note that | have reached by email and phone to all nearby HOA. | stated in my
email what is the project all about, | did attach the building rendering with the email.
Also, | asked them if they have any concern or questions to call or email me. So far, |
did hear from two HOA with very positive respond.



AJSS PROPERTY, LLC

RAMI FARAH/ Member

19480 Cardene Ct. Northville, Ml 48167
248-854-9926
FTRP.RAMI@GMAIL.COM




APPLICANT RESPONSE LETTERS




JSP 21-33 NOVI MEDICAL BUILDING (AKA MAPLES OF NOVI TENNIS COURTS) October 14, 2021
Request for PUD Amendment Page 4 of 7

& Area Plan has been submitted by the applicant. The Planning Commission shall determine
if the amendment is minor or major and submit a recommendation to City Council if the

request is determined to be major. Submittedby ownervia 11-9-21emai

2. Site Conditions: The applicant has indicated that the fencing along the eastern portion of
the site will remain as it is not fully located on the subject property. The applicant would
prefer to remove the fencing, but has not received approval from the property owner. In
lieu of removing the fence, the applicant is proposing to install a é foot tall Trex Panel (hybrid
wood) fence along the east property line to provide a buffer for any nearby residents.
However, it is the City staff's preference that the current fence be removed in its entirety and
only one fence exist along this property line. Please resolve this matter prior to Preliminary
Site Plan Submittal. |n progres

3. Use Considerations: The applicant has asked that the site be considered a similar use fo
those nearby (Flagstar Bank, Maples Shopping Center). Therefore, this review conducted
uses some elements of the compatible uses within the B-1 Zoning District. However, not
enough detail regarding the use of the site has been provided in the narrative by the
applicant. Please revise the provided narrative and provide additional details as requested.
This shall be a condition of the Planning Commission motion.

Submittedby ownervia 11-9-21emai

4. Yard Setbacks (Sec. 27-2, e, PUD Ordinance): Per Section 27-2(e) of the PUD Ordinance, “a
transition strip at least 40 ft wide shall be required on any commercial or office site when
adjacent to a residential area [...] shall be landscaped. The distance between any
residential building and nonresidential building shall not be less than 150 ft unless waived by
the City Council after recommendation by the Planning Commission.” Currently, a transition
strip has not been provided. The applicant has indicated that they would like to seek a
waiver from this requirement. This yard requirement may also be modified by the City
Council upon recommendation from the Planning Commission as part of the Amendment to
the PUD Agreement & Area Plan. Staff supports this request as the site is only 0.42 acres.

Submittedoy ownervia 11-9-21emai

5. Amendment & Revisions (Sec. 27-9, a, PUD Ordinance): A request to amend the PUD
Agreement & Area Plan has been provided by the applicant. However, the applicant
should provide more detail indicating that they will be requesting consideration of the
request under business district standards and not residential standards in a revised narrative

provided to the city. Submittedby ownervia 11-9-21emai

6. Planning Commission Role (Sec. 27-9, d-g, PUD Ordinance): This project will be determined a
major or minor amendment by the Planning Commission. Staff is of the opinion that the
request would be considered a major amendment to the PUD given that it would change
the character of the development.

7. Loading Spaces (Sec. 5.4.2): This project requires a 540 square foot loading zone. Currently,
the applicant is not providing a loading zone. The applicant has indicated that they intend
on seeking a variance before the Zoning Board of Appeals for the absence of a loading
area. Staff supports this request as the site is only 0.42 acres and is proposed to be used by a

medical tenant. Sybmittecby ownervia 11-9-21emai

8. Sidewalks (Sec. 11-256): A 5 foot sidewalk is required throughout the site. Please widen the 4
foot sidewalk connecting to the building exit to a minimum of 5 feet.
Siteplanhasbeenrevisedto addresshis comment

9. Bicycle Parking Facilities (Sec. 5.16): A 6 foot clear path to the bicycle parking is required.
Currently, only a 5 foot wide path is provided. Please widen the sidewalk leading to the
bicycle parking to a minimum of 4 feet.

Site planhasbeenrevisedto addresshis comment
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10.

Economic Impact: Please provide the total estimated cost of the proposed building and site
improvements, umber of anticipated jobs (temporary construction jobs and permanent jobs,
if known). Submittedby ownervia 11-9-21emai

. Lighting Plan (Sec. 5.7.A.ii): Please update the photometric plan to match the site plan in the

next submittal. Photometrigplanhasbeenrevisedto addresshis comment

. Shared Access Easement: A shared access easement has not been indicated on the site

plan. Please indicate if there is a shared access easement. If there is a shared access
easement, please indicate the easement on the site plan and provide the Liber and Page

Number. \\/orking progresswith the Attorney

. Project & Street Naming Commiittee: This project is required to go before the Project & Street

Naming Committee for a Project Name. Please submit the following application and reach
out o Madeleine Daniels at mdaniels@cityofnovi.org or 248-347-0579 if you have any
questions regarding this item. Applicationhasbeensubmittedfor Maple Medical Building

. Planning Chart: Please refer to the aftached Planning Chart for additional comments fo

address in this submittal.

OTHER REVIEWS

a.

Engineering Review: Engineering is recommending approval of the Request to Amend the
Maples of Novi PUD Agreement and Area Plan with comments to be addressed on the next
submittal.

Landscape Review: Landscape is recommending approval of the Request to Amend the
Maples of Novi PUD Agreement and Area Plan with comments to be addressed on the next
submittal.

Traffic Review: Traffic is recommending approval of the Request to Amend the Maples of
Novi PUD Agreement and Area Plan with comments to be addressed on the next submittal.
Facade Review: Facade is recommending approval of the Request to Amend the Maples of
Novi PUD Agreement and Area Plan. The proposed facade is in full compliance with the
ordinance requirements.

Fire Review: Fire is recommending approval of the Request fo Amend the Maples of Novi PUD
Agreement and Area Plan with comments to be addressed on the next submittal.

LAND USE AND ZONING: FOR SUBJECT PROPERTY AND ADJACENT PROPERTIES

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

E)‘(ISI{NG ZONING ) A X EUTURE LAND USE“’

il
r

e SR s

Master Plan Land

Existing Zoning Existing Land Use Use Designation

Subject Property | RA: Residential Acreage (with PUD) Tennis Courts Local Commercial
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Northern Parcels | RA: Residential Acreage (with PUD) Commercial Local Commercial
Single Family
Recreational/Single- Residential with

Eastern Parcels RA: Residential Acreage (with PUD) Farnily Residential Planned Unit

Development (PUD)

RM-1 with PRO: Low-Density Multiple-

Western Parcels | Family with Planned Rezoning Multiple-Family Multiple Family &
Overlay; R-4: Single-Family Residential, Educational | Educational Facility
Residential
Single Family
. . . . Recreational/Single- Residential with
Southern Parcels | RA: Residential Acreage (with PUD) Farnily Residential Planned Unit

Development (PUD)

Compadtibility with Surrounding Land Use

The subject property is located along the east of Novi Road and south of Fourteen Mile Road. This
property is surrounded by commercial, recreational, and single-family residential uses. Currently, the
site is not in use, though a tennis court is still located on the site. The current use of the site was
approved with the original PUD Agreement and Area Plan. The majority of the surrounding
properties have been developed. The applicant has proposed redeveloping this site as a medical
office. Staff is of the opinion that the proposed use would be consistent with the surrounding existing
uses.

2016 MASTER PLAN FOR LAND USE: GOALS AND OBJECTIVES

The proposed use is recommended by the 2016 Master Plan for Land Use. The following objectives
as listed in the Master Plan are applicable for the proposed development.

1. General Goal: Economic Development/Community Identity

a. Retain and support the growth of existing businesses and attract new businesses to
the City of Novi. The applicant will provide Economic Impact Information prior to the
Planning Commission Meeting. Submittedhy ownervia 11-9-21ema o

b. Compatible Development. Ensure compatible development between residential
and non-residential developments. The applicant is proposing a use that is
compatible with the surrounding area and it will be well-screened from the
residential areq.

NEXT STEP: PLANNING COMMISSION MEETING

This Request for Amendment to a PUD will be tentatively scheduled to go before the Planning
Commission on November 17, 2021, as a Public Hearing. Please indicate by October 19, 2021, if you
would like to proceed with the Public Hearing. Please provide the following via email by November
10, 2021:

Site Plan submittal in PDF format (maximum of 10MB). NO CHANGES MADE.

A response letter addressing ALL the comments from ALL the review letters.

A color rendering of the Site Plan (to be used for Planning Commission presentation).

A revised narratfive describing the request for amendment in more detail.

A list of names, emails, phone numbers, and fitles for those planning on attending the
Planning Commission Meeting on behalf of the project.

oo -

CITY COUNCIL MEETING

If the Request for Amendment to the PUD is recommended for approval by the Planning
Commission and considered a major amendment, the following materials shall be submitted to the
City Council for review and approval:
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PUD Regulations (formerly Article 27) (Aftached) — Only applicable sections noted

District Regulations
(Sec. 27-2, a)

All uses, structures, and
properties shall comply with
all regulations in Article 24
(former), Schedule of
Regulations, and
requirements of Ordinance
No. 84-18, as amended,
except as provided in this
Section.

Complies

Yes

Minimum PUD Area
(Sec. 27-2, b)

The minimum PUD area to be
developed under the
regulations of this Section shall
be 20 acres, unless waived by
the City Council

Complies

Yes

Mixing of Uses (Sec.

27-2, C)

See ordinance

Complies

Yes

Density Regulations
(Sec. 27-2, d)

See ordinance

Complies

Yes

Yard Setbacks (Sec.

27-2, e)

- 50 ft setback along
perimeter of the PUD district
fronting on a public street

- 40 ft wide yard shall be
provided along the perimeter
of the PUD district not fronting
on a public street. Such yard
shall be designed and
landscaped as a buffer strip;
parking lots and driveways
shall not be permitted in such
yard, except that drives may
cross such yard

- 35 ft wide yard shall be
provided along ROW of a
collector street within the PUD
& 50 ft wide yard shall be
provided along ROW of major
throughfare within the PUD

- Alandscaped yard af least
10 ft wide shall be provided
between a parking lot of 5 or
more spaces and a property
line within the PUD & 20 ft
from the perimeter property
line of the PUD, except when
adjacent to a public street
ROW line, existing or
proposed, in which case the
preceding setbacks shall
apply.

- A fransition strip at least 40 ft
wide shall be required on any
commercial or office site

Complies

No change

NA

Complies, see
Landscape Review

Submittedoy ownery

No transition strip,
distance is 175 feet

Yes

Yes

Yes

Yes

ial11-9
No

21lemai

Applicant will seek
variance/waiver.
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2,249 st/167 = 13 spaces

Parking Space &
Manevuvering Lane
Dimensions (Sec. 5.3)

90° spaces: 9 ft. x 19 ft.
parking spaces with 24 ft.

drives

9 ft. x 17 ft. parking spaces
along 7 ft. interior sidewalks,
provided a 4 in. curb at these
locations & along
landscaping

9 ft x 17 ft with 2’
overhang (4" curb)
and 9 ft x 19 ft spaces
(6" curb) with 24’
access aisles.

Yes

Barrier Free Spaces
(ADA standard)

1 van accessible space

Complies

Yes

End Islands
(Sec. 5.3.12)

- End Islands with
landscaping and raised
curbs are required at the
end of all parking bays that
abut traffic circulation aisles.

- The end islands shall
generally be at least 8 ft.
wide, have an oufside
radius of 15 ft., and be
constructed 3 ft. shorter
than the adjacent parking
stall

Complies

Yes

Barrier Free Space
Dimensions (Barrier
Free Code)

8 ft. wide with 5 ft. wide
access aisle for standard
accessible;

8 ft. wide with 8 ft. wide
access aisle for van
accessible

8 ft wide with 8 ft
wide access aisle

Yes

Barrier Free Signs
(Barrier Free Design
Graphics Manual)

1 barrier free sign per space

Provided

Yes

Loading Spaces (Sec.

10 square feet per 1 foot of
building frontage. 54 ft x 10 sf

Submittedoy own

Not provided

brvia 11

No

-9-21lemaj |
Applicant will seek a

variance from the

5.4.2) = 540 square feet required Zoning Board of
Appeals.
Sidewalks (City Code | 5 ft sidewalk required along o .
Sec. 11-256 & 11-276 | NoviRd Existing sidewalk 5 foot sidewalk
& Non-Motorized along Novi Road, .
on-ietorize Building exits must be ouilding exits No | required fo connect
Plan) : 9 to building exits
connected to sidewalk connected 9 .
system or parking lot Planghavebgenrevise(
Dumpster Screening of not less than 5 ft.
X . Roll-out dumpster
Requirements on 3 sides of dumpster
enclosure proposed, | Yes

(City Code Sec. 21-
145)

required, interior bumpers or
posts must also be shown

detail provided
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Screening should be 1 foot
taller than dumpster

Accessory Structure
Setback- Dumpster
(Sec. 4.19.2.F)

Located in the rear or interior
side yard

Min. 10 ft. from any building
unless structurally attached &
setback the same as parking
from all property lines

10 feet, located in
rear yard (may be
located in interior
side yard)

Yes

Bicycle Parking
Facilities (Sec. 5.16.1)

Minimum 2 spaces

2 spaces provided

Yes

Bicycle Parking
Facilities (Sec. 5.16)

Located along the building
approach line & easily
accessible from the building
enfrance

Max. 120 ft. from entrance
being served or the nearest
auto parking space fo that
entrance

Be accessible via a paved 6
ft. route & separated from
auto facilities

4 ft. maneuvering lane with a
6 ft. parking space width & a
depth of 2 ft. for single spaces
& 2.5 ft. for double spaces

Does not comply

Planshavebe

6 foot clear path to
bicycle parking
required. Please
widen the sidewalk
from 5 feet to 6 feet to
meet this
requirement.

No

bNrevisq

—~

Woodlands
(City Code Ch. 37)

Replacement of removed
frees

No regulated woodlands appear to be impacted by
this proposed project.

Wetlands
(City Code Ch. 12,
Art. V)

Mitigation of removed
wetlands af ratio of 1.5:1
emergent wetland, 2:1 for
forested wetlands

No regulated wetlands appear to be impacted by
this proposed project.

Economic Impact

Total cost of the proposed
building & site improvements

Number of anticipated jobs
created (during construction
& after building is occupied, if
known)

Not provided

Submittedby owne

Provide Economic
Impact Information
with the next
submittal.

rvia 11-P-21lemai

No

Development/
Business Sign

Signs are not regulated by the
Planning Division or Planning
Commission

Not indicated

Contact Maureen Underhill at
248.735.5602 or
munderhill@cityofnovi.org for
information

Project and Street

Some projects may need

Required

No | Contact Madeleine
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Naming Committee

approval from the Street &
Project Naming Committee

Applicationh

hsbeensubmittec

Daniels at
248.347.0579 or
mdaniels@cityofnovi.
org for more
information

Non-Residential Fences

(Sec. 5.11)

Fence Location (Sec.
5.11.2.A)

No fence shall extend into the
front of exterior side yard.

Fence located in the
rear yard.

Yes

Fence Height (Sec.
5.11.2.B)

No fence shall exceed 8 feet
in height, except barbed wire
placed along the top of a
fence may project beyond
the maximum height limitation
of the fence, but no fence,
including barbed wire, shall
exceed an overall height of
11 feef.

Fence is 6 feet tall

Yes

Security Fencing
(Sec. 5.11.2.C)

No fence shall carry electrical
current or charge of
electricity.

Fence does not have
electrical current.

Yes

Landscape Standards
(Sec. 5.11.2.D)

Nothing in this section shall be
interpreted to supersede the
applicable requirements of
Section 5.5.

Complies

Yes

Prohibited Materials
(Sec. 5.11.3.A)

No fence shall be composed
of scrap material, fires,
canvas, cardboard, asphalt
style shingles, chicken wire or
similar fine wire mesh,
corrugated metal or sheet
metal. Fine wire fencing may
be attached to the interior of,
or made a part of any
wooden, stone, brick,
wrought -iron, or other such
non-wire type fencing, where
the other type fencing would
not provide an adequate
barrier to contain pefts or
animals. When so applied, the
wire shall be vinyl coated or
painted in a standard dark
brown, dark green or black
color. When used under these
conditions, it shall not be
considered a wire fence.

Complies — Trex
Panels (composite
wood)

Yes

Maintenance (Sec.
5.11.3.B)

All fences shall be maintained
in good condition, free of
significant corrosion, peeling
paint or finish and other
damage. All fences shall be
maintained in a condition of
reasonable repair and not be

Work in pro

Shall be maintained

jres

Yes

It is the City’s
preference that the
current fence be
removed in its
entirety and only one
fence exist along this
property line. Please
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allowed to become or remain
in a condition of disrepair
including noticeable leaning
or missing sections or portfions
of sections, broken supports,
nonuniform height, and
growing of noxious
vegetation. All fences shall
comply with applicable
provisions of the current City
of Novi Property Maintenance
Code.

resolve this matter
prior to Preliminary
Site Plan Review.

Uniformity (Sec.
5.11.3.C)

All fences shall be of uniform
material(s), finish, and color
along a property line of any
parcel totaling less than one-
hundred fifty (150) feetin
length. Where a fence has a
finished and an unfinished
side, the finished or more
decorative side shall face
outward toward the adjoining
property or street. Except for
those materials identified as
permitted, materials attached
to the inward facing side of a
fence shall not be visible from
any adjoining property or
street.

Uniform materials
provided

Yes

Lighting and Photometric Plan (Sec. 5.7)

Intent (Sec. 5.7.1)

Establish appropriate
minimum levels, prevent
unnecessary glare, reduce
spillover onto adjacent
properties & reduce
unnecessary transmission of
light info the night sky

A lighting and
photometric plan is
provided

Yes

Lighting Plan
(Sec. 5.7.A.i)

Site plan showing location of
all existing & proposed
buildings, landscaping,
streefts, drives, parking areas &
exterior lighting fixtures

Planshavebeenupdate:

Provided

Yes

Update photometric
plan to match the site
plan in the Final Site
Plan submittal.

Building Lighting
(Sec. 5.7.2.A.lii)

Relevant building elevation
drawings showing all fixtures,
the portions of the walls to be
iluminated, iluminance levels
of walls and the aiming points
of any remote fixtures.

Provided

Yes

Lighting Plan
(Sec.5.7.A.2.ii)

Specifications for all proposed
& existing lighting fixtures

Provided

Yes

Photometric data

Provided

Yes

Fixture height

Provided

Yes
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PLAN REVIEW CENTER REPORT
October 6, 2021

Engineering Review
Novi Medical Building

: == JSP21-0033
cityofnovi.org
Applicant
AJSS Property LLC
Review Type
Preliminary Site Plan
Property Characteristics
= Site Location: East side of Novi Road, between Thirteen and Fourteen Mile
Roads
= Site Size: 0.42 acre
=  Plan Date: 08/31/2021
= Design Engineer: GK Consultants Inc.

Project Summary
» Construction of an approximately 2,652 square-foot medical office building and
associated parking. Site access would be provided via Novi Road.

»  Water service would be provided by extension of an existing 1-inch domestic lead
stub from the bank parking lot to the north of the site. At this time, no additional
hydrants or fire suppression would be required.

= Sanitary sewer service would be provided by extension of an existing é-inch lead
stub from the 10-inch sanitary sewer main on the adjacent golf course property to
the east of the site.

= Storm water would be collected by a single storm sewer collection system and
discharged to an underground detention system, with final discharge to the Novi
Road right-of-way storm system.

Recommendation

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

Comments: All engineeringcommentswill beaddresseduring permittingsubmittal
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
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PLAN REVIEW CENTER REPORT
October 14, 2021

Novi Medical Building

PUD Amendment Review - Landscaping

cityofnovi.org

Review Type Job #

PUD Amendment - Landscape Review JSP21-0033
Property Characteristics

e Site Location: 31074 Novi Road

e Site Acreage: 0.42 ac.

e Site Zoning: RA with PUD

e Adjacent Zoning: North, East, South: RA; West: RM-1

e Plan Date: 8/31/2021

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. ltems in bold below must be addressed and incorporated as
part of the revised Preliminary Site Plan submittal. Underlined items must be addressed on Final
Site Plans. Please follow guidelines of the Zoning Ordinance and Landscape Design Guidelines.
This review is a summary and is not infended to substitute for any Ordinance.

Recommendation

This project is recommended for approval for Preliminary Site Plan if the waivers are granted by
the Planning Commission. The other revisions noted below can be addressed on the electronic
stamping set.

LANDSCAPE WAIVERS REQUIRED FOR PROPOSED LAYOUT:

e Berm s not large enough to comply with RA requirements. Supported by staff.

e No street trees are provided. Supported by staff as the right-of-way's utilities don’t provide
room for the trees.

e Lack of berm or wall between commercial use and residentially zoned property. Supported
by staff as a 6 foot high fence is proposed along the property line.

¢ Lack of foundation landscaping on two sides of the building visible from Novi Road. Noft
supported by staff.

PUD WAIVER/AMENDMENT
e Lack of the required 40 foot buffer between the site and the adjacent residential area.
Supported by staff.

Please work to reduce or eliminate the need for the unsupported waiver requests.

Ordinance Considerations

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




PUD Amendment - Landscape Review October 14, 2021
JSP 21-0033: NOVI MEDICAL BUILDING Page 2 of 3

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

1. The project is adjacent to residentially-zoned property but no new screening vegetation
or berms are proposed.

2. A é6foot fence is proposed along the property line in lieu of the berm on the site plan but
not the landscape plan. Please show the fence on the landscape plan too.

3. Alandscape waiver is required to not provide the required screening. It is supported by
staff as long as the fence is opaque.

4. In addition, the PUD requires a forty (40) foot buffer between the residential area and the
site._This is not provided. Please request the waiver. Unlike the landscape waiver, it will
need to be approved by City Council. Planning staff has indicated it will support this
waiver due to the small size of the site.

1. The required greenbelt width is provided.

2. Therequired greenbelt landscaping is not proposed at this time but the plans can easily
be revised to provide the required canopy and subcanopy frees.

3. The required berm for RA is not provided, but the berm provided is sufficient for the office
use. A landscape waiver is required for the proposed configuration but if is supported by
staff.

4. The required street frees are not provided. A landscape waiver is required for this, buf it is
supported by staff because utility conflicts in the right-of-way do not allow the trees to be
planted there.

Parking Lot Landscaping (Zoning Sec. 5.5.3.C.)
1. Therequired interior area and trees, and perimeter trees are proposed.
2. Please see the chart for ways to reconfigure the proposed trees to better satisfy the
ordinance requirements.

Building foundation Landscaping (Zoning Sec 5.5.3.D)
1. Therequired area is provided on the east and south sides of the building.
2. No landscaping is provided on two of the three sides of the building visible from Novi
Road. A landscape waiver is required for this deficiency. (It is not supported by staff.

Plant List (LDM 4, 10)
1. The tree diversity needs to be improved and the number of native species needs to be
increased.
2. Please see the Landscape Chart for details.

Planting Notations and Details (LDM 10)
1. Provided
2. Please use $375 for the standard cost of subcanopy trees on the cost table.

Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 3)
No detention basin exists or is proposed.

Irrigation (LDM 10)
1. If an irrigation system is to be used, please provide the plans in the Final Site Plans. See
the Landscape Chart for details on what should be in the irrigation system.
2. If an alternative means of providing water to the plants for their establishment and long-
term survival, please provide that information on the Final Site Plans.

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

Rick Meader — Landscape Architect

Changedo the Landscapdlansfor Maple Medicalon Novi Road.
Listedbelowarethe changedo the Landscapélansthatweremadeto conformto thereview
letterdatedOctoberl4,2021by the City of Novi for Novi RoadMedical.

. Thezoningclassificationof the subjectparcelis indicatedon the plan.

. Thelandscapealculationdor the Novi Roadgreenbelhavebeenadjustedandadditiona
plantingshavebeenprovidedto conformto therequirements.

. A treehasbeenaddedo the northparkinglot island. Thetwo (2) proposedMaidenhair

treesremainwith the hopethattwo (2) narrowertreescanprovidea similar canopyareaasone
(1) largercanopytree.

. Thecostestimatenasbeenadjustedo use$375asthe standarccostof a subcanopyree.
. GeneralNote#4 stateghatall landscapeareaswill beirrigatedwith anunderground
irrigation system.
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Listed below are the changes to the Landscape Plans that were made to conform to the review letter dated October 14, 2021 by the City of Novi for Novi Road Medical.
•	The zoning classification of the subject parcel is indicated on the plan.
•	The landscape calculations for the Novi Road greenbelt have been adjusted and additional plantings have been provided to conform to the requirements.
•	A tree has been added to the north parking lot island.  The two (2) proposed Maidenhair trees remain with the hope that two (2) narrower trees can provide a similar canopy area as one (1) larger canopy tree.
•	The cost estimate has been adjusted to use $375 as the standard cost of a subcanopy tree.
•	General Note #4 states that all landscape areas will be irrigated with an underground irrigation system.
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27777 Franklin Road
Southfield
MI, 48034
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Project name:
JSP21-33 — Novi Medical Building Preliminary
Site Plan Traffic Review

To: From:
Barbara McBeth, AICP AECOM

City of Novi

45175 10 Mile Road Date:

Novi, Michigan 48375 October 5, 2021
CC:

Lindsay Bell, Madeleine Daniels, Kate Purpura,
Victor Boron, Christian Carroll, Humna Anjum

Memo

Subject: JSP21-33 — Novi Medical Building Preliminary Site Plan Traffic Review

The preliminary site plan was reviewed to the level of detail provided and AECOM recommends approval with conditions,
as indicated, 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. The applicant, AJSS Property LLC, is proposing a 2,652 SF (2249 SF GLA) medical office building.
2. The development is located on the east side of Novi Road, south of 14 Mile Road. Novi Road is under the jurisdiction
of the City of Novi.
The site is zoned RA (Residential Acerage). Applicant is proposing rezoning the site to B-1 (General Business).
4. The following traffic-related deviations may be required:
a. The applicant has indicated they are seeking a variance for lack of a loading zone.

w

TRAFFIC IMPACTS

1. AECOM performed an initial trip generation based on the ITE Trip Generation Manual, 10" Edition, as follows.

ITE Code: 720 (Medical-Dental Office Building)
Development-specific Quantity: 2249 SF GLA
Zoning Change: RA to B-1

Trip Generation Summary

: : Estimated Peak- City of Novi >
Estimated Trips Direction Trips Threshold Above Threshold?
AM P_I?e.lk-Hour 8 6 100 No
rips
PM Peak-Hour
Trips 10 7 100 No
DEUY (foe- 78 N/A 750 No

Directional) Trips
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.

1/4



Memo

Trip Impact Study Recommendation

Type of Study: Justification

City of Novi suggested this project is not a rezoning, but a

None consideration of a use B-1 in the PUD Agreement.

TRAFFIC REVIEW Al commentswill beaddresseduringpermittingsubmittal

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. ltems marked with ADA are
listed in the Americans with Disabilities Act. Items marked with MMUTCD are listed in the Michigan Manual on
Uniform Traffic Control Devices.

The values in the ‘Compliance’ column read as ‘met’ for plan provision meeting the standard it refers to, ‘not met’
stands for provision not meeting the standard and ‘inconclusive’ indicates applicant to provide data or information
for review and ‘NA’ stands for not applicable for subject Project. The ‘remarks’ column covers any comments
reviewer has and/or ‘requested/required variance’ and ‘potential variance’. A potential variance indicates a
variance that will be required if modifications are not made or further information provided to show compliance
with the standards and ordinances. The applicant should put effort into complying with the standards; the variances
should be the last resort after all avenues for complying have been exhausted. Indication of a potential variance
does not imply support unless explicitly stated.

EXTERNAL SITE ACCESS AND OPERATIONS

No. Item Proposed Compliance Remarks
1 Driveway Radii | O Figure 1X.3 N/A N/A
2 Driveway Width | O Figure 1X.3 N/A N/A
3 Driveway Taper | O Figure 1X.11

3a Taper length = N/A N/A
3b Tangent N/A N/A
4 Emergency Access | O 11-194.a.19 N/A N/A
5 Driveway sight distance | O Figure VIII-E  N/A N/A
6 Driveway spacing

6a Same-side | O 11.216.d.1.d = N/A N/A
6b Opposite side | O 11.216.d.1.e  N/A N/A
7 External coordination (Road agency) N/A N/A
8 External Sidewalk | Master Plan & EDM N/A N/A
9 Sidewalk Ramps | EDM 7.4 & R-28-J N/A N/A

10 | Any Other Comments:

INTERNAL SITE OPERATIONS

No. Item Proposed Compliance Remarks

11 Loading zone | ZO 5.4 None Not Met Required for B-1 zoning,
applicant has indicated
intent to pursue a variance.

12 | Trash receptacle | ZO 5.4.4 In rear Met

AECOM
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https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_IX11.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTVIIISTROGERI-WRE_S11-194DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/getStandardPlanDocument.htm?docGuid=29b3fb1f-35e2-4c63-b485-a3490f70678f
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
GK1 Laptop
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All comments will be addressed during permitting submittal.
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cityofnovi.org

September 24th, 2021

TO: Barbara McBeth - City Planner
Lindsay Bell - Plan Review Center
Christian Carroll - Plan Review Center
Madeleine Daniels — Plan Review Center
Ben Peacock - Planning Assistant

RE: Proposed Medical Building

JSP21-33

PSP# 21-0071

Project Description:
Build a one story 2652 S.QQ. F.T. structure Novi Rd south of Fourteen Mile.

Comments: All commentswill beaddresseduring permittingsubmittal

All fire hydrants MUST be installed and operational prior to
any combustible material is brought on site. IFC 2015 3312.1
For new buildings and existing buildings, you MUST comply
with the International Fire Code Section 510 for Emergency
Radio Coverage. This shall be completed by the time the
final inspection of the fire alarm and fire suppression permits.
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)) Plans showed 50 ft.
turning radius on the actual plan however, calculation
below Fire Truck on page SP02 showed 45 ft.

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: APPROVED With Conditions

Sincerely,

Tim Krajnovich-Acting Fire Marshal
City of Novi - Fire Dept.

CC:
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CHVIL & BUILDING ENGINEERING

RESPONSE TDO PRE-APPLICATION

Date: 09/15/2021
Project Name: JSP 21-33 Novi Medical Building
31074 Novi Road; 22-02-200-043

To:

Christian Carroll, Planner

Barbara McBeth - City Planner
Lindsay Bell - Plan Review Center
Christian Carroll - Plan Review Center
Rick Meader, Landscape Architect
45175 W 10 Mile Rd.

Novi, MI 48375

This letter is in response to the plan review dated 8/18/21

Min. Building Setbacks (Sec. 3.1.11, Sec. 3.6.2, PUD Ordinance) — B-2 Zoning District Standards
Response: Owner will seek variance for interior side setback (south) and rear (east).

Amendment and Revisions (Sec. 27-9, a)
Response: The Owner will state on Prellmmary Site Plan that he WI|| be requesting
consideration under business district standards and not residential standards.

Provide 40 feet strip and Distance
Distance to closest residential building is 175 feet.

Parking Space & Maneuvering Lane Dimensions (Sec. 5.3)
Response: The curb height and 2’ overhang for 17’ long spaces is noted on Sheet CS-01

Barrier Free Spaces (ADA standard)
Response: The location of the space has been revised and is shown on Sheet CS-01

End Islands (Sec. 5.3.12)
Response: We have provided an end island along front of the building and is shown on Sheet
Cs-01

Barrier Free Signs (Barrier Free Design Graphics Manual)
Response: Sign location is shown on Sheet CS-01

Loading Spaces (Sec. 5.4.2)
Response: Owner will seek variance for loading area

Sidewalks (City Code Sec. 11-256 & 11-276 & Non-Motorized Plan)
Response: A connection to the existing sidewalk connecting building exits is shown on Sheet
Cs-01

Dumpster Requirements (City Code Sec. 21-145)
Response: Details for dumpster have been provided on Sheet CS-02
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CIVIL. & BUILDING ENGINEERING

Bicycle Parking Facilities (Sec. 5.16)

Response: The proposed bicycle parking facility has been adjusted to be accessible via a
paved 6-foot wide route that is separated from auto facilities and shown on Sheet CS-01.

Lighting Plan (Se c.5.7.A.2.ii)
Response: Hours of operation have been provided on Sheet CS-01. Spillover information of
light pole will be provided and shown on Sheet PH-1

Required Conditions (Sec. 5.7.3.B)
Response: Standard notes are provided on Sheet PH-1

Security Lighting (Sec. 5.7.3.H)
Response: A mounting detail for lighting fixture is shown on Sheet PH-1

Required Conditions (Sec.5.7.3.E)
Response: The average light level is shown on Sheet PH-1

Engineering comments:
- Site will be design as per city of Novi Chapter 11.
- Two benchmarks have been provided on plans.
- Soil boring test results will be provided at a later time.
- bBafécflow preventer design and details will be provided as part of plumbing plans inside
uilding.
- Existing sanitary lead is shown on the plans.
- Existing water service is shown on plans
- Cross-section of pavement have been removed and referred to city standards details.
- Height of curb is indicated on plans.
- Detailed calculations and design will be provided during the final engineering plans for
storm management design.

Zoning (LDM 2.1.)
Response: The zoning of adjacent parcels is shown on LP-1 AND CS-01

Parking lot Islands (a, b. i)
Response: The island has been widened to 10 feet at back of curb and is shown on Sheet CS-
01

Contiguous space limit (i)

Response: A 200 square foot island has been provided on the west side of the building as is
shown on Sheet CS-01

Emergency Vehicle Access
Response: Turning movement has been provided and shown on Sheet SP-02

Parking space front curb height | ZO 5.3.2
Response: Parking space front curb note is shown on Sheet CS-01

Number of Van-accessible space | ADA
Response: Van accessibility with signage is shown on Sheet CS-01
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Requirement | ZO 5.16.1
Response: Bicycle rack has been adjusted to 2 spaces and is shown on Sheet CS-01 and CS-02

Location | Z0 5.16.1
Response: the location of bicycle rack has been adjusted and is shown on Sheet CS-01

Clear path from Street | ZO 5.16.1
Response: A 6” clear path has been provided and is shown on Sheet CS-01

Other (Covered / Layout) | ZO 5.16.1
Response: The number of spaces has been adjusted and is shown on Sheet C5-01 and Sheet

Cs-02

FHWA Standard Alphabet series used for all sign language | MMUTCD
Response: A note to provide FHWA standard alphabet series is shown on Sheet CS-01

High-Intensity Prismatic (HIP) sheeting to meet FHWA retro-reflectivity | MMUTCD
Response: A note to provide High-Intensity Prismatic (HIP) sheeting to meet FHWA retro-
reflectivity

is shown on Sheet CS-01

Parking space striping notes
Response: Parking space striping notes is provided on Sheet CS-01

The international symbol for accessibility pavement markings | ADA
Response: Details for the international symbol for accessibility pavement markings are Shown
on Sheet CS-02

Crosswalk pavement marking detail
Response: A detail for Crosswalk pavement marking detail is shown on Sheet CS-02

Ghassan Khalaf, P.E.
Tel: 313-377-9449
E-mail:



PUBLIC CORRESPONDENCE




Carroll, Christian

From: Rami Farah <ftrp.rami@gmail.com>

Sent: Tuesday, September 7, 2021 12:56 PM

To: Carroll, Christian

Subject: Fwd: Novant medical office - Maple Pointe Association

Attached one of HOA response for our project

—————————— Forwarded message ---------

From: William Barnes <wbarnes345@gmail.com>

Date: Tue, Sep 7, 2021 at 8:12 AM

Subject: Novant medical office - Maple Pointe Association
To: <ftrp.rami@gmail.com>

Hello Rami,

Thank you for reaching out to the Maple Pointe Association. Our Board has no issues with your construction plans. It
would be a nice use of the property and the building rendering looks very nice. We wish you the best on your plans.

Best Regards,

Bill Barnes

BoD President

Maple of Novi, Maple Pointe Association
734-502-0041

wbarnes345@gmail.com
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You wrote to Brian Carney.:

Good morning Brian



My name is Rami Farah, | am planning to put medical office on the old tennis court on Novi Road south of 14 mile.

| am reaching out to all the communities to see if there are any concern about my project. It is a medical office building
one story about 2700 ft.?

Please let me know about your concern if any. | do appreciate your respond.

Rami Farah
FTR Properties, LLC
248-854-9926





