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SUBJECT: Initial review of Planned Rezoning Overlay (PRO) eligibility of the request of
Jax Kar Wash, J724-02, to rezone property at the southeast corner of
Twelve Mile Road and Cabaret Drive from Regional Center to General
Business with a Planned Rezoning Overlay.

SUBMITTING DEPARTMENT: Community Development Department - Planning

BACKGROUND INFORMATION:

The petitioner is requesting a Zoning Map Amendment for approximately 1.8 acres of
property on the south side of Twelve Mile Road, to the east of Cabaret Drive, utilizing
the Planned Rezoning Overlay option. The site is currently vacant and is part of the
Fountain Walk at Twelve Mile Crossing commercial center. The vacant site is located
south of Twelve Mile Road, to the east of Cabaret Drive. The Liberty Park residential
development is to the north, along with a bank. The Vibe Credit Union headquarters
is fo the west. On the east and south are parking lots for Fountain Walk.

The current zoning of the property is RC Regional Center. Parcels to the west are OST
Office Service Technology. The Liberty Park area is zoned Residential Acreage but
developed under a consent judgment as fownhouses, with OS-1 Office Service
zoning to the northeast.

The Future Land Use Map identifies this property as Regional Commercial with the rest
of Fountain Walk. To the west is planned Office Research Development and
Technology, and the north side of Twelve Mile is Multiple Family Residential, and
Community office.

There are no regulated natural features on the site, as it was cleared back when
Fountain Walk was developed in the early 2000s.

The applicant is proposing to utilize the Planned Rezoning Overlay to rezone from RC
Regional Center to B-3 General Business in order to develop a tunnel car wash, which
is not permitted in the current RC district. The initial PRO plan shows a one-story 6,200
square foot building, with outdoor vacuum stations that are typically associated with



this type of car wash. Access to the site would be from the existing driveway off of
Cabaret Drive, so no new curb cuts are proposed for either public road frontage.

The applicant describes some of the reasons this site has remained vacant in the 20+
years since Fountain Walk was developed, including being limited by lease
agreements to not allow a use that would compete with existing tenants of the
center. The RC district also requires 100-foot building setbacks, which limits the
developable area for a corner site, especially if it is to be split off from the larger
parcel. There are also 55-foot and 60-foot-wide gas line easements that run north-
south along both sides of the property. In an image in this packet, the gas easements
are shown in yellow, and the green hatched area represents the approximate
building area with 100-foot setbacks.

The request to rezone includes the condition to limit the use of the property to a car
wash, which would prevent it from being redeveloped into another B-3 use such as a
gas station or auto dealership, or any other possible use, unless the agreement is
amended. Additional conditions proposed include limitations on building height,
exceeding the building setbacks of the B-3 District, and approximately doubling the
minimum requirement for brick material on the elevations.

Staff has identified the following tunnel car washes that currently exist in Novi:
Squeaky Shine Car Wash (Novi Road, south of Nine Mile), Original $6 Car Wash (Novi
Road, north of Grand River), and Pure Wash (Meadowbrook and Ten Mile Road). El
Car Wash was approved by the Planning Commission in April and is now reaching
the Final Site Plan stage of approval (north side of Grand River Avenue, east of
Wixom Road). Staff is aware of two additional firms looking closely at Novi for new
car wash locations.

Staff and consultants have identified some issues with the proposed rezoning and
PRO Plan. One of the biggest questions with the proposal is whether this would be
considered “spot zoning”, since no like or similar B-3 uses are in proximity.

Additionally, there was not an obvious benefit to the public proposed as required
with a PRO. The applicant’s response letter indicates they are proposing to donate
funds to the Novi Library in order to refurbish and rebuild the teen area. Planning staff
does not believe that this is an appropriate public benefit for a number of reasons:
the proposed payment is unrelated to the project, or the effects of the project, and
would not fall within any of the contemplated descriptions of a benefit as stated in
the ordinance. The City has previously declined other offers of this kind in connection
with Planned Rezoning Overlay approvals. Following the Planning Commission public
hearing, the applicant has also offered the following:

In addition, the applicant is also willing to consfruct a 230 square foot patio area
with benches along the Twelve Mile Road side of the parcel. | have attached
three renderings of this proposal. The applicant is willing to provide both the
rebuild/refurbishment of the teen area of the Library and the construction of the
patio along the sidewalk area adjacent to Twelve Mile Road.



Engineering notes there is capacity for the water and sewer demands for the
proposed use in the public utilities, and stormwater detention is to be freated on-site
before being discharged into the existing storm water system.

The proposed parking lot landscaping is deficient, potentially due to the gas
easements. Other deviations include the lack of a loading zone and an overhead
door facing a public road. The proposed parcel split will also likely cause variances to
be required for the parking and building setbacks on the Fountain Walk parcel.

Facade review notes that the building will require Section ? facade waivers for an
overage of Fiber Cement Horizontal Siding and an overage of asphalt shingles on all
facades. These waivers are supported as they are minor in nature and do not
adversely affect the overall aesthetic quality. The amount of brick proposed
significantly exceeds the required amount.

PRO ORDINANCE

The PRO option creates a “floating district” with a conceptual plan attached to the
rezoning of a parcel. As part of the PRO, the underlying zoning is proposed to be
changed and the applicant enters into a PRO agreement with the City, whereby the
City and the applicant agree to a conceptual plan for development of the site.
Following final approval of the PRO concept plan, conditions for the development,
and a PRO agreement, the applicant will submit for Preliminary and Final Site Plan
approval under standard site plan review procedures. The PRO runs with the land, so
future owners, successors, or assignees are bound by the terms of the agreement,
absent modification by the City of Novi. If the development has not begun within
two (2) years, the rezoning and PRO concept plan expires and the agreement
becomes void.

City Council adopted revisions to the Planned Rezoning Overlay ordinance. Under
the terms of the new ordinance, the Planning Commission does not make a formal
recommendation to City Council after the first public hearing. Instead, the initial
review is an opportunity for the members of the Planning Commission, and then City
Council, to hear public comment, and to review and comment on whether the
project meets the requirements of eligibility for Planned Rezoning Overlay proposal.
Section 7.13.2.B.ii states:

In order to be eligible for the proposal and review of a rezoning with PRO, an
applicant must propose a rezoning of property to a new zoning district
classification, and must, as part of such proposal, propose clearly-identified site-
specific conditions relating to the proposed improvements that,

1) are in material respects, more strict or limiting than the regulations that
would apply to the land under the proposed new zoning district, including
such regulations or conditfions as set forth in Subsection C below; and

2) constitute an overall benefit to the public that outweighs any material
detriments or that could not otherwise be accomplished without the
proposed rezoning.

(See Full text, including Subsection C)



https://www.cityofnovi.org/media/nmtpxuzy/ordinance18-297.pdf

After this initial round of comments by the public bodies, the applicant may choose
to make any changes, additions or deletions to the proposal based on the feedback
received. The applicant will then submit their formalized PRO Plan, which will be
reviewed by City staff and consultants. The project would then be scheduled for a
2nd public hearing before Planning Commission. Following the 2nd public hearing the
Planning Commission will make a recommendation on the project to the City
Council. The City Council would then consider the rezoning with PRO, and if it
determines it may approve it, would direct the City Attorney to work with the
applicant on a PRO Agreement. Once completed, that final PRO Agreement would
go back to Council for final determination.

PLANNING COMMISSION

The Planning Commission held an initial Public Hearing on April 10, 2024, to review
and make comments on the proposal’s eligibility for using the Planned Rezoning
Overlay option. Comments made at that time are reflected in the meeting minutes
included in this packet, and the Commission’s comments are summarized here:

¢ Commissioners stated the use could be a good fit for the parcel and may help
support the existing businesses in Fountain Walk.

¢ Commissioners mentioned the 1-story building may not be harmonious with
the rest of the taller buildings at Fountain Walk.

¢ Commissioners were concerned that the City is asked to solve a problem that
is in part created by the Fountain Walk owners by allowing tenants to restrict
the type of uses allowed in the center.

¢ Commissioners mentioned it does seem that the property has unique
constraints and given it hasn't developed in the last 22 years it must be difficult
to develop.

e Commissioners stated it was nice that the vacuum equipment is interior to the
building to reduce noise.

¢ Commissioners said although it's not a Regional Center use, it is a commercial
use so not completely unlike the rest of the development.

¢ Commissioners stated that the positive aspects of the plan seem to outweigh
the disadvantages.

¢ Commissioners encouraged the applicant to consider other public benefits
that have a more direct connection to the project.



SUMMARY OF CONDITIONS AND BENEFITS OFFERED

PART 1: Summary of possible conditions from applicant, or staff and consultant’s
review letters that may be considered to meet the standard of clearly identified site-
specific conditions that are more strict or limiting than the requlations that would

apply to the land under the proposed new zoning district:

1.

The use shall be limited to a car wash. No other uses permitted in the B-3
District would be allowed on this site.

The building height will be 24.5 feet, which is more limiting than the 30 feet
allowed in the B-3 District.

The building setbacks will exceed the B-3 requirements on all sides. Front and
exterior side yards are 68-88 ft (30 ft required) and interior side yards are 54- to
138-feet (15 ft required).

The facade ordinance requires a minimum of 30% brick on all elevations. The
proposed building exceeds this requirement with 49.6 to 59.9%.

PART 2: Summary of conditions that may be considered to meet the standard of
constituting an overall benefit to the public that outweighs any material detriments or

that could not otherwise be accomplished without the proposed rezoning:

. The applicant’s response letter indicates they are proposing to fund the cost

of rebuilding and refurbishing the teen center area of the Novi Public Library.
The library’s director indicates the total project cost is $54,040. Planning staff
does not believe that this is an appropriate public benefit. The proposed
payment is unrelated to the project, or the effects of the project, and would
not fall within any of the contemplated descriptions of a benefit. The City has
previously declined other offers of this kind in connection with zoning
approvals.

The applicant makes the case that developing a vacant parcel is the benefit
of this proposal. The parcel has remained undeveloped since Fountain Walk
was developed 22 years ago. The applicant states that the contfinued success
of Fountain Walk is a public benefit to the city.

The applicant has offered to construct a 230-square foot patio area with
benches along the Twelve Mile Road side of the parcel, as illustrated in the
attached rendering.

DEVIATIONS
The proposed PRO Concept Plan includes the following ordinance deviation
requests:



Overhead Door (Sec. 3.10.1.A): In the B-3 District, no overhead door or other
type of service bay door is permitted to face a major thoroughfare. A
deviation would be required for the car wash tunnel door facing Twelve Mile
Road. The corner lot location makes it necessary for an overhead door to face
one of the frontages.

Parking Setback (Sec. 3.1.24.D): The existing parking spaces east of the
proposed lot line would require a deviation from 10-foot setback (0 feet
proposed). Zoning Board of Appeals may need to approve the variance
request before the lot split can be approved since it is for the Fountain Walk
parcel.

Existing Building Setback (Sec. 3.1.24.D): The existing building (Buddy's
Restaurant space) southeast of the proposed lot line may require a deviation
from 100-foot setback from the proposed lot line. Zoning Board of Appeals
may need to approve the variance request before the lot split can be
approved since it is for the Fountain Walk parcel. Applicant shall provide a
dimension to verify proposed setback.

Dumpster (Sec. 4.19.2.F): The current location of the dumpster in front of the
building would require a deviation. As stated in the applicant’s response letter,
the dumpster will be moved to be behind the building, which will meet the
ordinance requirement and remove the need for a deviation.

Loading-Unloading Zone (Sec. 5.4.2): Deviation would be required for the lack
of a loading zone. The applicant states the car wash use does not have a
specific need for a loading/unloading area.

Parking Lot Landscaping (Section 5.5.3.C): Deviation would be required for not
providing the required number of accessway perimeter trees. The deviation is
not supported by staff, unless the applicant can provide sufficient justification
for the deficiency. The applicant’s response letter states the two existing utility
easements do not permit the planting of landscaping in those easement
areas.

Correlated Color Temperature (Section 5.7.3.F): Deviation may be required for
exceeding 3000K Correlated Color Temperature (4000K proposed) for
permanent lighting installations. The applicant’s response letter states this
standard will be revised on future submittals, and no deviation is requested.

. Section 9 Waiver (Section 5.15): Proposed elevations of the building have an
overage of Horizontal lap siding (8-10% proposed, 0% minimum required) and
an overage of Asphalt Shingles (31-36% proposed, 25% maximum allowed). In
this case the deviations are not detrimental to the overall design of the
building, and consistent with the intent and purpose of the Ordinance.




CITY COUNCIL ACTION: This is the City Council’'s opportunity to comment on the
eligibility of the proposal according to the standards of the PRO Ordinance and offer
feedback to the applicant. No motion is necessary at this time, but the table below
contains the examples of conditions that may be more strict or limiting, and/or
provide an overall benefit to the public, as listed in the Ordinance that could be
discussed at the City Council meeting.



Types of PRO Conditions (Section 7.13.2.C.ii.b)

Included

Notes

(1) Establishment of development features
such as the location, size, height, area, or mass
of buildings, structures, or other improvements
in a manner that cannot be required under the
Ordinance or the City's Code of Ordinances,
to be shown in the PRO Plan.

Yes

Buildings and layout to be as
shown in the PRO Plan, height of
building less than allowable .

(2) Specification of the maximum density or
intensity of development and/or use, as shown
on the PRO Plan and expressed in terms
fashioned for the particular development
and/or use (for example, and in no respect by
way of limitafion, units per acre, maximum
usable floor area, hours of operation, and the
like).

Yes

Use and building as shown in PRO
Plan could be stated as the
maximum intensity allowed.

(3) Provision for setbacks, landscaping, and
other buffers in a manner that exceeds what
the Ordinance of the Code of Ordinances can
require.

Yes

Building setbacks are shown to
be greater setback than
minimum required in B-3 District

(4) Exceptional site and building design,
architecture, and other features beyond the
minimum requirements of the Ordinance or the
Code of Ordinances.

Yes

The building exceeds the
requirement for brick material.

(5) Preservation of natural resources and/or
features, such as woodlands and wetlands, in
a manner that cannot be accomplished
through the Ordinance or the Code of
Ordinances and that exceeds what s
otherwise required. If such areas are to be
affected by the proposed development,
provisions designed to minimize or mitigate
such impact.

NA

No natural features present

(6) Limitations on the land uses otherwise
allowed under the proposed zoning district,
including, but not limited to, specification of
uses that are permitted and those that are not
permitted.

Yes

Use to be limited to a Car Wash




(7) Provision of a public improvement or
improvements that would not otherwise be
required under the ordinance or Code of
Ordinances to further the public health, safety,
and welfare, protect existing or planned uses,

Donation to library for teen space
project does not directly apply to
the project or the effects of the

or alleviate or lessen an existing or potential Yes? . e
. e project, and does not fall within
problem related to public facilities. These can .
. . the ordinance standards as a
include, but are not limited to, road and .
. . . benefit.
infrastructure improvements; relocation of
overhead utilities; or other public facilities or
improvements.
(8) Improvements or other measures to
improve fraffic congestion or vehicular
movement with regard to existing conditions or No Not proposed
conditions anficipated to result from the
development.
(2) Improvements to site drainage (storm
water) or drainage in the area of the No Stormwater Management
development not otherwise required by the beyond what is required
Code of Ordinances.
(10) Limitations on signage. Not proposed
. . . A 230 sf pedestrian plaza area
(11) Creation or preservation of public or Yes with benches along 12 Mile

private parkland or open space.

sidewalk is proposed

(12) Other  representation, limitations,
improvements, or provisions approved by the
City Council.
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PERMIT / APPROVAL SUMMARY

DATE SUBMITTED  DATE APPROVED
202020

PERMIT / APPROVAL
SITE PLAN APPROVAL

DESIGN TEAM

APPLICANT: CIVIL ENGINEER CONTRACTOR

JAX KAR WASH PEA GROUP CUNNINGHAM LIMP COMPANY
26777 CENTRAL PARK BOULEVARD 1849 POND RUN 28790 CABOT DRIVE, SUITE 100

SUITE: 180
SOUTHFIELD, MICHIGAN 48034
CONTACT: TODD GESUND

EMAIL: TODD@JAXKARWASH.NET

ARCHITECT

FA STUDIO
26261 EVERGREEN ROAD, SUITE 123
SOUTHFIELD, MI 48076

CONTACT: DAVID S. BRINKMEIER, AIA
PHONE: 248.619.2354

EMAIL: DBRINKMEIER@FA STUDIO

AUBURN HILLS, MI 48326
CONTACT: JAMES P. BUTLER, PE
PHONE: 844.813.2049

EMAIL: JBUTLER@PEAGROUP.COM

LANDSCAPE ARCHITECT
PEA GROUP
7927 NEMCO WAY, STE. 115

PHONE: 844.813.2049
EMAIL: LWHIPPLE@PEAGROUP.COM

CONTACT: MS. ALYSSA COOK
COOKA@CLC BUILD

PRELIMINARY SITE PLANS
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[AND SYMBOLS TG

UShc ¢ BLoe STRPWG. TP

JARDHOUSE, REFER]
[0 ARCHITECTURE
AWINGS

[BICYCLE PARKING LAID

G
loUT PER CITY

[EXT AVENDUENT 18,301
R T0

IREFER T
[DETAL ON

[

SEeT o

[SOEVALK AN
Eos T Sreet)

[NOTGATES WUNBER OF
@ PARNG SPACES, TP ®

o 20— 24 __—==oo@e| 10’

e TSR TR
[MOVEMENT, TYP.

|
i
|
|

20D W EUT

13863

s7.67'
=

. 324

NOTE:

IREFER 10 ARCHITECTURE
BRAMNGS FOR EXACT BULDING
[DINENSIO!

,ﬁ%cum AND_GUTTER ADJACENT TO|
[PARKING SPACES SHALL HAVE A

AXMUM 4" CURS HEIGHT, TYF

DE 4" YELLOW

st
[PARKING SPACES,

: smmxs /DUASENT TO
B L mvs
e e

TRASH ENCLOSURE WTH s
RETE PAD. REFER
10 DETAL ON SHeeT

[STANDARD DUTY ASPHALT
IPAVEMENT, TYP. REFER 10}
[DETAL ON' SHEET c-

| Rav. cowcRere FaveweNT,
| [ e o e v
[SHeET C-5
1 oETAL W cuTiER PA TrRoOUGH
| [pRIVE AppROAGH. ReFER TO
BETAL oK SHEET c-5.0

) GENERAL NOTES:
THESE NOTES APPLY TO AL GONSTRUCTION ACTIVITIES ON THIS PROJECT.
1 OUTSIDE FACE

K, [
G BUILDING, PROPERTY LIE, GENTER OF MANHIOLECATCH BASIN OR CENTERLIE OF
PIPE UNLESS OTHERWISE NOTED.

REFER TO NOTES & DETAILS SHEET FOR ON-SITE PAVING DETALLS.

NO SITE MONUMENT SIGN PROPOSED.

SITE DATA TABLE:
TOTAL SITE AREA: 1,81 ACRES.

EXSTIGZONG. - K (REGIONAL CENTER DISTRICT)
PROPOSED ZONING: 6.3 WITH PR

PROPOSED USE: CAR WASH
BUILDING GROSS FLOOR AREA: 6,212 SF

HOURS OF OPERATION: MONDAY - FRIDAY: 7AM TO 6PM; SAT/SUN: BAM TO 6PM
TOTAL EMPLOYEES: 3

BARKING CALCULATIONS:

_ =241 1
£ =2+ 3EMPLOYEES + 20 = 25 SPACES

PROPOSED PARKING SPACES = 28 SPACES INC. X 1 HIC SPACES

‘OFF.STREET PARKING IN SIDE AND REAR YARDS

SETBACK AT 1= 22 40)
OTS OCCUPY OF THE SETBACK = 0 Ac
PERCENTAGE OCCUPIED Y PARKING LOTS = 0%

| | SIE sos mromuAT

NORTH

o 10 2 0
20

o Call nstess yousty.

< O'f”

Ion:
ING TO THE USDA NATURY

SURVEY FOR GAKLAND COUNTY. THE SITE CONSISTS OF THE
FOLLOWNG SO TYPES

138 - OHSTEMO-BOYER LOAMY SANDS, 0 TO 6 PERCENT SLOPES
59- URBAN LAND

608 - URBAN LAND-MARLETTE COMPLEX, 0 TO 8 PERCENT SLOPES
BUILDING LOT COVERAGE (PROPOSED): 7.86%

OPINION OF PROBABLE COST: TBD

o
3 REFER TO DETAIL SHEET FOR SIGN DETAILS

SIDEWALK RAMP LEGEND:

| SIDEWALK RAP TYPE F' [5)
| SIDEWALK RAP TYPE P ®
CURB DROP ONLY ®

REFER TO LATEST MDOT R28
STANDARD RAMP AND DETECTABLE
| WARNING DETAILS AND SHEET C-9.3

SIGNING NOTES:

SIGNS 12'X15" OR SMALLER IN SIZE SHALL BE MOUNTED ON A
GALVANIZED 2 LB, U-CHANNEL POST.

S
L5, OR GREATER U.CHANNEL POST

SIGN BOTTOM HEIGHT OF 7' FROM FINAL GRADE.

SIONING SHAL BE PLAGED 2 FRON THE FACE OF THE OLRS OR £DGE
F THE NEAREST SIDEWALK TO THE NEAR EDGE OF THE Si

®

FHWA STANDARD ALPHABET SERIES USED FOR ALL SIGN LANGUAGE

6. HIGHINTENSITY PRISMATIC (HIP) SHEETING TO MEET FHWA
| ‘ RETRO-REFLECTIVITY

| NOT FOR CONSTRUCTION
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Lo onte2/25/2124 B e

NN ST

B e —

]

NB7°32'34"E  264.01' _-worm une SECTION 15

N87°32'34"E  264.01' NORTH LINE SECTION 15 [

2| MILE ROAD L
Wi T
d

/ Notes2'22"w
75.00

W1
(VARIABLE H — RUBLIC)

GRADING LEGEND:
& exsTnesporeLevaTon

S
PROPOSED SPOT ELEVATION:

IN CURB LINES.
a7 EXISTING CONTOUR
—a22. PROPOSED CONTOUR

PROPOSED RIGE LINE

PROPOSED SWALEIDITCH
ABBREVIATIONS.

G = ToP OF CURE G = GUTTER GRADE
T/P= TOP OF PAVEMENT  FF = FINISH FLOOR

F SIDEWALK  FG = FINISH GRADE
P OF WALL RIN = RIM ELEVATION
BAY = BOTTOM OF WALL

REFER TO GRADING NOTES ON SHEET C-9.0

PROPOSED REVERSE GUTTER PAN

EARTHWORK BALANCING NOTE:

P=A
GROUP

1: 844.813.2949
Wwww.peagroup.com

RESPONSIBLE

THIS PROJECT TO THE FINISHED ELEVATIONS SHOWN ON THE

REMOVAL OF EXCESS OR IMPORTATION OF ADDITIONAL
MATERIAL AT NO ADDITIONAL GOST TO THE OWNER

Lee
EXPORTING ALL MATERIALS AS REQUIRED TO PROPERLY GRADE

00 NOT EXCEED 2%
2 ISLOPE WITHIN BARRIER
75 [FREE_PARIING AREAS.

ERE BB g

[G43.635] ez Bezg]

pason | .
RN 942.59) ==

M 84287 |

1
| —
|

CABARET DRIVE
(70" WIDE — PUBLIC)

BENCMARKS
(GPS DERIVED — NAVD8S)

BM#300
DIMPLE ON ARROW ON SOUTH SIDE OF HYDRANT, EAST
SIDE OF CABARET DR, APPROX. 400' SOUTH OF 12
MILE ROAD.

ELEV. — 946.71

BM#301
DIMPLE ON ARROW ON WEST SIDE OF HYDRANT IN
PARKING LOT ISLAND, APPROX. 100' SOUTH OF 12
MILE ROAD AND APPROX 270" EAST OF CABARET DR.
ELEV. — 950.08

300 SETBACK

NO01°52'22"W_ 2279.60"

NORTH
o 10 2 0
SCALE: 1"=20"

o Call asters yousty.
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NN ST

By

75.00'
T -

NO1°52'22"W

(VAR\ABLE

SYMBOLS: EROSION CONTROL:
(sP-2) SILT FENCE

(S1-2) LOW POINT NLET FILTER

(S1-3) RYCH INLET FLTER
(SP-9) TEMPORARY STONE AGGESS DRIVE
(E~9) ERGSION CONTROL BLANKET

(E-7) RIPRAP

TEMPORARY SEED AND MULCH

— FENCE 460 LF
- Tow pon m 10 EA.
FENPORARY CONSTRUGTION ACCESS DRVE 1EA
S EROSION CONTROL BLANKETS 467 S.Y.

IOTE:
IALL DISTURBED AREAS SHALL

U et

CABARET DRIVE

(70" WIDE — PUBLIC)

t

N

N o=,

3 Lo s

l

[CROSS—SLOPE NOT T0 EXCEED]
[2% ON AL SDEWALKS, TYP.

REFER T0 O.CWR.C. SOL EROSION AND SEDMENTATION
CONTROL DETAILS SHEET FOR ALL DEVICE DETALS.

EROSION CONTROL QUANTITIES:

SOIL EROSION AND SEDIMENTATION CONTROL
E— 'SEQUENCE OF CONSTRUCTION

SEE OAKLAND COUNTY WR.C. SOL EROSION AND SEDIMENTATION CONTROL DETAILS SHEET FOR AL SOL
EROSION CONTROL RELATED DETALS.

PLACE SLT FENCE & INSTALL INLET ALTERS ON EXISTNG STORM SEWER STRUCTURES, ACCORDING TO PLANS.

3. INSTALL TEMPORARY CRUSHED CONCRETE ACCESS DRIVE AT ALL CONSTRUCTION ENTRANCES. (80'%248"
W/MNINUM OF 1"~3" CRUSHED CONCRETE — NO FINES).

REMOVE CURB, PAVENENT, TREES, ETC. AS DIRECTED ON THE DEMOLITION FLAN.

STRIP AND STOCKFILE TOPSOIL FOR RESTORATION REQUIREMENTS.

DISPOSE OF ALL EXCESS, UNSUITABLE MATERIALS OFF SITE IN A LEGAL MANNER. NO BURN OR BURY PITS
ALLOWED.

UNSUITABLE MATERIALS CONSIST OF, BUT ARE NOT NECESSARILY UMITED TO THE FOLLOMING: CONCRETE,
ASPHALT, TREES, BRUSH, STUMPS, ROOTS, OR OTHER NISCELLANEOUS DEBRIS OR TRASH,

MASS GRADE THE SITE IN ACCORDANCE WITH THE PLANS.

INSTALL SEEDC NULCH AND EROSION CONTROL BLANKETS AS SHOWN ON THE PLAN MITHN S OAYS oF
COUPLETON G 'VASS CRAOIG O WAENEVER. DISTURBED. RREAS WILL REVAIN UNCRANGED FOR 30 DAYS OR
GREATER, 3¢ TOPSOIL WAL B USED WAERE VECETATON 15 REGURED

COMPLETE ROUGH GRADING OF SITE AND INSTALL UTILTIES. PLACE INLET FILTERS AT ALL INLETS AND CATCH
BASINS, AS SHOWN.

- ENSH CRADE AND PAVE SITE AS PROPOSED T0 DRAN TO STORM SENER SYSTEM. REPAIR INLET FILTERS A5

APPLY TOPSOLL SEED AND WULCH/SOD TO ALL DISTURBED. AREAS UPON COPLETION OF GRADNG. THE
ONTRACTOR SHALL STAGE CONSTRUCTION ACTMTIES N ORDER 10 MININIZE THE EXPOSURE

UNSTABILIZED AREAS.

CLEAN PAVEMENT AND STORM SEWERS. REMOVE SILT FENCE, AND INLET FILTERS ONCE VEGETATION HAS BEEN
ESTABLISHED.

14, CLEAN DETENTION BASIN AND OVERFLOW SPILLWAYS AND REPAR RIPRAP AS NECESSARY.

15. ALL DRT AND MUD TRACKED ONTO PUBLIC ROADS SHALL BE REMOVED DALY.
STREET CATCH BASINS TO BE PERIODICALLY CLEANED AND FILTER CLOTH CHANGED AND MAINTANED.

SOIL EROSION MAINTENANCE SCHEDULE AND NOTES:
1. THE SOIL EROSION CONTROLS WILL BE MAINTAINED WEEKLY AND AFTER EVERY STORM EVENT BY:
)

2 F ANY DAMAGE HAS OCCURRED AS A RESULT OF STORM WATER DISCHARGE FROM THE SITE, THE
FOLLOWNG STEPS SHALL BE INPLEMENTED.

3. ANY DEBRIS OR DIRT ON ANY PAVED AREA RESULTING FROM CONSTRUCTION TRAFFIC SHALL BE
CLEANED IN_ A PROMPT MANNER BY THE CONTRACTOR. THE CONSTRUCTION DRIVE SHALL BE CLEANED AT
THE END OF EACH DAY.

ALL DIRT AND MUD TRACKED ONTO PAVED AREAS SHALL BE REMOVED BY THE CONTRACTOR DALY BY
SCRAPING. STREET SWEEPING IS REQUIRED WEEKLY.

5 SLT FENCE MANTENANCE SHALL INCLUDE THE REWOUAL OF ANY BULT UP SEDWENT WHEN THE

SEONENT HEIGHT Ac 10 1/3 T0 1/2 OF THE HEIGHT OF THE FENCE. THE CONTRACTOR IS
o e HETRENCA) OR REBACKFILL THE SILTATION FENCE SHOULD IT FALL OR

BE DRMAGED DURNG CONSTRUCTION,

6 INLET FILTER MANTENANCE SHALL INCLUDE THE REMOVAL OF ANY ACCUMULATED SLT OR OTHER

- DEBRIS. THE REMOVAL OF SILT SHOULD BE WITH THE USE OF A STIFF BRISTLE BROOM OR SQUARE PON

SHOVEL. IF INLET FILTERS CAN NOT BE CLEANED OR ARE DAMAGED, THEN THE FABRIC MUST BE REPLACED.

7, CONTRAGTOR SHALL PROVDE WATER TRUCK TO WATER DOWN THE SITE ON A DALY BASS AS REQURED

70 MAINTAN DUST CONTRO!

& F_HICH GROUNDWATER IS ANTICIPATED OR ENCOUNTERED DURING CONSTRUCTION A DEWATERING PLAN

MUST BE SUBMITTED TO THE GITY ENGINEERING DIVISION FOR REVIEW,

P=A
GROUP

1: 844.813.2949
Wwww.peagroup.com

NORTH

CAUTIONI!

CLIENT
CUNNINGHAM LIMP

28790 CABOT DRIVE, SUITE 100

PROJECT TITLE
JAX KAR WASH

44475 WEST 12 MILE ROAD

REVISIONS

 NO1°52'22"W_2279.60'

SEQUENCE OF CONSTRUCTION:

START DAY _END DAY

T T80 NSTALL CRUSHED CONCRETE ACCESS APPROACH AT SITE ROAD APPROACH

1 295 NSTALL TEMPORARY SOIL EROSION GONTROL NEASURES, SILT FENGES, INLET PROTECTION, ETC. AS NECESSARY.

1 300 MANTAN A 25' BUFFER OF VEGETATION AROUND PERMETER OF SITE WHERE POSSIBLE

1 0 REMOVE ALL VEGETATION, TREES AND BRUSH FRON THE PROPOSED CONSTRUCTION AREA UNLESS NARKED TO
REMAN. STRIP AND STOCKPILE TOPSOIL AS REQUIRED RESTORATION. ALL STOCKPILES MUST BE GRADED AND
SEEDED.

5 w0 FEMOVE AL PAVEWET, GURS, UTLITES, ETG. AS REQUIRED T0 INSTALL THE PROPOSED WORK AS SHOWN ON THE
TOPOGRAPHIC SURVEY AND DEMOLITION LAY

5 w0 DISPOSE OF ALL EXCESS/UNSUITABLE MATERIALS OFF SITE IN A LEGAL MANNER. NO ON-SITE BURN OR BURY PITS
ALLOWED.

30 120 ROUGH GRADE SITE. SEED AND MULCH BLANKETS MUST BE INSTALLED AS SHOWN WITHIN 5 DAYS OF FINAL GRADE.
REPAIR AND/OR RE-INSTALL ANY TEMPORARY SOL EROSION CONTROL MEASURES THAT VERE DAWAGED DURING
GRADING OPERATIONS.

o 200 NSTALL SITE UTUTES (STORM SEWER, SANITARY SEWER, WATER MAN ETC). INSTALL INLET PROTECTION AT ALL
PROPOSED CATCH BASINS.

30 250 TEMPORARY SEEDING NUST BE PROVIDED IN AREAS NOT TO BE WORKED ON FOR 15 DAYS OR LONGER.

s0 280 BEGN CONSTRUCTION OF BUILDING.

150 250 FINE GRADE SITE AND PREPARE FOR SITE PAVING GPERATIONS.

180 280 NSTALL ALL PAVEMENT, SDEWALKS, CURBING AS PROPOSED. IF PERMANENT LANDSCAPING IS NOT TO B INSTALLED

FIER PAVNG IS CONPLETE, AL AREAS WIHN 20 FEET OF BACK OF CURD WUST BE TEMPORARILY SEEDED
REPAIR INLET PROTECTION, SILT FENCE AND ANY OTHER DANAGED SOIL EROSION CONTROL MEASURES A
NECESSARY.

250 285 FINAL GRADE, REDISTRIBUTE STOCKPILED TOPSOIL, ESTABLISH VEGETATION AND INSTALL ALL PERMANENT
LANDSCAPING IN ALL DISTURBED AREAS NOT BUILT.

295 300 CLEAN PAVEVENT AND REMOVE ALL TEMPORARY SO EROSON CONTROL NEASURES. RE-ESTABLISH VEGETATION AS
REQUIR

300 300 REMOVE SEDMENTATION CONTROLS ONCE ENTIRE SITE HAS BEEN PERMANENTLY STABILIZED.

NOT FOR CONSTRUCTION

ORIGINAL ISSUE DATE:
FEBRUARY 9, 2024
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NB7°32'34"F _35.00"

NOT°52'22".
27.00"

CABARET DRIVE

(70" WIDE — PUBLIC)

———

-rzhce—

e -

NB7°32'34"E  264.01" [ [

12 MILE ROAD
(VARIABLE iW\DTH — PUBLIC)

S

NO1°52'22"W_2279.60°

| S|

CITY OF NOVI STORM SEWER

ERAME AND COVER NOTES|
(CATCH BASIN - PAVEMENT
RAVE: EJ 104
COVER: TYPE "M1"
‘GATGH BASIN -8 OF PAVEMENT
FRAME: EJ 1040
COVER: TYPE M1*
CATCH BASIN - CURE
FRAME: EJ 7045 OR 7065
COVER: TYPE "M1"
(GATCH BASININLET - YARD
FRAME: 10402
COVER: TYPE 02"

233l

G SAN ES

P23

== 1 e el
L2479 P72

I
\
|

[PROPOSED WATER] | |

/euce | | !

|

e \

| b

1
(DY, |

[STORM SEWER,
[rve.

o-ELEoGE)

T T e — — —— -

F —wirer) —

L=

“varD
FRAME: EJ 1030
COVER: TYPE 01"

MANHOLE
FRAME: EJ1040
COVER: TYPE "B

UTILITY LEGEND:

~00-BLEC-O—< EX. OH. ELEC, POLE & GUY WIRE
UG-0ATV——{T— EX UG CABLE TV & PEDESTAL

~U5-cOMM—B-D~ EX. LG, COMMUNICATION LINE, PEDESTAL & MANHOLE
DIEKE— EX UG ELECNANHOLE, METER & HANDHOLE

X GAS VALVE & GAS LINE MARKER
X, TRANSFORVER & IRRIGATION VALVE

X, HYDRANT, GATE VALVE & POST INDICATOR VALVE
EX WATER VALVE BOX & SHUTOFF

EX SANITARY SEWER

X SANITARY CLEANOUT & MANHOLE

EX COMBINED SEWER MARHOLE

——— EX.STORMSEWER

X CLEANOUT & MANHOLE

EX SQUARE, ROUND, & BEEHIVE CATCH BASIN

EX. YARD DRAIN & ROOF DRAIN

= — — — — PROPOSED WATER MAN
® @ PROPOSED HYDRANT AND GATE VALVE
e PROPOSED TAPPING SLEEVE, VALVE & WELL
- PROPOSED POST INDIGATOR VALVE
——— PROPOSED SANITARY SEWER
PROPOSED SANITARY CLEANOUT & MANHOLE

PROPOSED STORM SEWER CLEANOUT & MANHOLE
" PROPOSED CATCH BASIN.INLET & YARD DRAI

NOTE:
NO CHANGES ARE PROPOSED TO THE
EXISTING WATERMAIN AND SANITARY SEWER

2. CONTRACTOR TO VERIFY ALL QUANTITIES. ANY.
DEVIATIONS TO THE PLAN QUANTITIES SHALL
BE BROUGHT TO THE ATTENTION OF PEA
‘GROUP FOR VERIFICATION, PRIOR TO BIDDING.

: 844.813.2049
Wwww.peagroup.com

NORTH

o 10 20 40

SCALE: 1" =20"

R pinseind

PREMIUM TRENCH BACKFILL NOTE:
ALL UTILITIES UNDER PAVEMENT OR WITHIN 3 OF
THE EDGE OF PAVEMENT (O

o, 1 GRANULAR BACKF
‘COMPAGTED TO 85% MAX. DRY DENSITY (ASTM
D-1557)

SWM NARRATI
BASED UPON OUR REVIEW OF TH
CONSTRUCTION DRAWINGS FOR THE "FOUNTAIN
WALK" DEVELOPMENT PREPARED BY GWE, WE
UNDERSTAND THAT THE SUBJECT PARCEL WAS
INCLUDED 1 3 \/ER DESIGN
CALCULATIONS FOR THE OVERALL DEVELOPMENT.
[E COEFFICIENT OF RUNOFF (Cr) FOR THIS ARE:
o UNTAIN WALK 1S LARC T
BEING PROPOSED. STORM WATER MANAGEMENT
FOR THE ENTIRE FONTAIN WALK SITE I

PRIOR TO THE DISCHARGE OF STORM WATER INTO
THE EXISTING STORM SEWER SYSTEM,

NOT FOR CONSTRUCTION
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. 12 MILE ROAD e — - — - SR —— - - - _
(VARIABLE WIDTH — PUBLIC)

XISTING DEC. CANGPY TREES OR
[Row TReES, TvP. = — =

—iye.

= FOUNDATION PLANTING TO BE
SPEGFIED AT CONSTRUCTION

= RRIGATED SEED LAWN

A o

NOTES PER GITY OF NOVS
PLANT MATERIAL SHALL NOT BE PLANTED

(T = RESTORED LAWN

[coun

NG TREES WITHIN 15 OF ACCESSWAY
NG AS ACCESSWAY PERNETER TREES

mcvm_[ ARG AR
REFER 10 DETAL

IN 4 OF PROPERTY LINE. NORTH
NO TREES SHALL BE PLANTED CLOSER
AN 15 RO OVERHEAD, UMLITY 10 0w % ©
P04 Frd BT Caol Bl B
o o = EXSTING TREE/TAG 10 RENAN
UTIUTES AND 3' FRDM BACK DF CURE WTH TREE PROTECTION FENCE
NO_TREE 70 BE LOGATED IN FRONT OF
. CURRDOTE, A S Gn BLOEK BULOING ADDRESS
e e . FIELD ADUUST TREES AS NECESSARY. —
: Recsorure|
fi 426 SF AWN 7 ® ® ALL TRANSFORMER AND UTILTY BOXES TC el et ey,
/ BE-SCREENED PER NOW GIY DETALL A0 o,
I ST e 2 25 ¥ R e on ar pea ¥ 2 B e vor e
4 TR PRoDED 10 PR Ao0ED 10T SITE AFTER PLAN § 2 DARONG Lot RRMETER TRee
i G ABsee - /j N APRROVAL AZ oo
] stone R 2 RGN et -
) i : N ® sepucien e su. o pro o P
B B & o | 8 | G NOW'S WOCOLAND REPLACEVENT SEE 11 FOR LANDSCAPE CALCULATIONS
| CHART FOR ACCEFTAN SEE L2.0 o LANDSONE OETALS
SEE 50 FOR SRECTRIERUANGY puan
PLANT SCHEDULE L-1.0
CODE QTY BOTANICAL/COMMON NAME ZE  CONTANER SPACING REMARKS
DECIDUOUS TREES
R0 AR ruBRUM D WeLE sou ms peRpLAN  NATVE
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LANDSCAPE CALCULATION: A\
| AR ALARAT e _ son sc
i

PROPOSED B3 WTH PRO; ~ AMENDED LANDSCAPE ORDINANGE AFFECTIVE 2020
W. 12 MILE ROAD e e ——— GROUP
(VARIABLE WIDTH — PUBLIC) AMACENT 10 PURIC ROWISEE. 5538 W = ROM. REE

38
! REGUIRED: T DEC. CANOPY OR LARGE EVC. PER 60 LF

1: 844.813.2949
Wwww.peagroup.com

(1 PER 35 LF IN AREA BETWEEN SIDEWALK AND QURE)
1 DEC. SUB-CANOPY PER 40 LF

CABARET RD: 245 / 35 = 7 DEC. GANOPY TREE OR LARGE EVG.
5/ 40 = § DEC. SUB-CANOPY

W12 WILE RD: 238/ 60 = 4 DEC. CANOPY TREE OR LARGE EVG.
238'/ 40 = 6 DEC. SUB-CANOPY

TR — g r2hce—

«

PROVIDED: GABARET RD: 7 EXISTNG DEC. TREES AND 6 EXSTNG SUB-CANOPY TREES
W

. < LANDSCAPY
2 MILE RD: 4 PROPOSED SUB-CANOPY TREES, 4 EXISTING DEC. TREES Yuapecre

R, T AT AND 2 EXISTNG SUB-CANOPY TREES

L.27574 P.247
INTERIOR PARKING LOT LANDSCAPE(SEC, 5,5.5.C) P = INTERIOR PARKING LOT TREE
REGUIRED:

A SF OF PAVED AREA UNDER 50,000 SF X 7.5%
B SF OF ADDITIONAL PAVED AREA OVER 50,000 SF X 1.0%
A+B=C SF OF ISLANDS REQURED
£ C/200 CANGRY TREES REQUIRED

X 7.5% = 682 SF / 200 = 3 TREES

NOTE: ALL PARKING LOT LANDSCAPE ISLANDS SHALL BE A MIN. OF 200 SF, A MIN. OF
10" WIDE AND M. 3' BETWEEN CURB AND TREE TRUNK. LANDSCAPE ISLANDS MIN 130 SF
IN_AREA THAT ARE MIN 10' WIDE AND ADJOIN 70 SF OF GREEN SPACE CAN ALSO COUNT
AS PARKING LOT ISLANDS.

PROVIDED: 4,014 SF OF INTERIOR LANDSCAPE ISLAND AREA NORTH
AND 3 PROPOSED DEC CANOPY TREES

7 BULONG FOUNDATION(SEC, 5.5.50)
S Al ZND_ ESuT REQUIRED: MULTIPLY ENTIRE PERMETER OF BULDNG (LESS PAVED ACCESS POINT) BY 8 o TR
I . L5524 P25t ® 390 X 8 = 3120 SF

PROVIDED: 3,280 SF OF INTERIOR SITE LANDSCAPING
Fou!

il
I eARKNG 10T PERMETER(SEC. SAACH = PARKING LOT PERMETER TREE 0o 0 2 W
Il & REQURED: 1 TREE PER 35 LF OF PAVED VEHICUAR PERMETER
= 383 /'35 = 1 TREES
’ 3 PROVIDED: 11 PROPOSED TREES ES
INIERIOR ACCESSWAY(SEC. 5.5.3.C) A = ACCESSWAY TREE
REQUIRED: 1 TREE PER 36 LF OF PAVE VEHICULAR PERIETER
GREENGELT CANOPY TREES AND PARKING LDT PERMETER TREES WTHIN 15' . Call it yousty.
OF AGCESS ORIVE NAY DOUBLE COUNT AS ACCESS DRVE TREES
1048 / 36 = 30
PROVIDED: 15 PROPOSED TREES; 6 EXISTING TREES WITHIN 15' OF ACCESSWAY AND 8
PARKING LOT PERMETER TREES DOUBLE COUNTNG AS ACCESS DRIVE TREES .

|
77,/////;;7:7;/;412’/;;;;;;//mm e } INDATION PLANTINGS TO BE DETAILED DURING Dwes
RAAEY: v vt e | TREE_REPLACEMENT(SEC, 37-8) R = REPLACEMENT TREE|
i o e | s REQURED:1 REPLACEMENT. e 2 2 REPLICEMENT TREES REQURED
% 17072000000000 e i v | PLACEMENT: 12°<19' 0 0 REPLACEMENT TREES REQURED
e B s | | SRepCMENT 21 0 0 REPLICENENT TREES REQURED
S N o AREPLICEMENT 0= o O REPLACEUENT TREES REQURED
VA it A | ® TOTAL REGULATED TREES REMOVED = 2
il | e TOTALREQUREDREPLICBMENT TREES: 2
s oA 7| Rk | NOTE: 7 TREES 10 BE REPLACED, THAT ARE 6" OR UNDER, THAT WERE PREVIOUS
s 722 LANDSCAPED TREES, REPLACE AT A 1:1 RATIO.

® oA 2 TEEESE 101

+7 TR

UNDER) = 9 REPLACEMENT TR IRED

G4

|
R % A i PROVIDED: 9 REPLACEMENT TREES
| P A ) ! 10" PO REQUIRENENT o
‘ s A i PRESERVATION OF EXISTNG MATURE R.OM, TREES ALONG 12 MLE ROAD AND CABARET DRVE] CUNNINGHAM LIMP
| AND EXCEED THE REQUIREMENT WITH & EXTRA EXISTING TREES AT CABARET DRIVE AND 2
[ b L i EXTRA EXSTNG TREES, AT 1 »
¥ T i ® NOTE: SITE GRADE 1S DEPRESSED FROM CABARET AND 12 MLE RD CREATNG A NATURAL 2673 CABOT DRIVE, SUITE 100
) A Ay BUFFER. o
! P i) i
| & T | NOTE: ADDITIONAL PLANTINGS PROPOSED AT THE NW CORNER OF THE SITE TO ENHANGE
Y A s i LANDSCAPE AND ADDITIONAL ORNAMENTAL TREES PROPOSED ADJ T0 THE BLOG.
| b ’ ® e A 10 B AT ANGD. B P BREENON
| |
| i
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—

MULCH 2" DEPTH WITH = —
PRELIMINARY LANDSCAPE COST OPINION SHREDDCD HATDUO0D \
DOZS NOT INCLUDE SHRUSS - PERENNALS. ANTINGS, BARK. MULCH SH. —_—

NAToRAL i GoLoR.

LANDSCAPING
GROUP
PLAN SAUGER AROUND SHRUZ t 844.813.2040
QUANTITY i DESCRIPTION UNIT PRICE TEM PRICE PERMALOC ALUMINUM EDCING OR APPROVED REMOVE COLLAR OF ALL
. | nToRce | memeRce EQUAL WiTH BLACK FINISH TR www peagroup.com
o 550 mg,,?‘ﬁzgﬁé‘“‘m q ; ROOT GROWTH, RENOVE
9 40 FOGTBALL. FOLD DOMN : CORTANERS GOUPLETELY,
29| '$400. | BED MEDIA ALL EURLAP FROM TOP § g
. 2 5 ROOTIALL.
q $50. COMPACTED SUBGRADE
g S5 SCARFY suBGRAOE AND
] R SPECFICATIONS FOR LANDSCAPE BED EDGNG: Re_cmal S LS
- LAIDSCAPE BED EDGNG SHALL SE ALUMINUM AS MANUFACTURED BY
[TOPSOIL FOR SPEC_MIX (3 DEPTH) 52 G D oo
$6. NOTE:
$100. 8' OR 16' SECTIONS SHALL BE USED WITH ONE STAKE PER 38" OF O PLANT\NG M\X AMEND
EDGING. SOIL PER
A, $375. c DmONS AN
2775 SY._ [SEEDLAWN 53 om0 siaL e ' ik x4 DT o KD To A w0 REQURENENTS 0F
. MULTIFAMILY AMENTY PERIORN. GRASSES 55 & THOK X S I* DEPTH WHEN AD.. TO ROCK, FINISH: BLACK O R DRECTED BY e
Y. |ROCK MULCH AT POND (4" DEPTH) $260. DURAFLEX MEE“NG AAMA 2603 CLAY SOIL AREAS.
A._|BOULDERS (23) STTS STAKE SHALL SECURELY ENGAGE EDGNG AND SHALL BE ENTRELY
TOTAL LANDSCAPING SELOW 707 SUAGE OF ZDENG 2. PRUNE ONLY DEAD OR BROKEN
EDGING SHALL HAVE A MINMUM OF 2 OF INTERLOCKNG OVERLAR 5 g L Tacs s, P
SETvEEN SECTONS e

. uNs\sHTu AND CoutD cAUSE
WSTAL 45 PER WANFACTUTER'S SPEGFCATONS T Top oF
DOES NOT INCLUDE SHRUBS PERENNIALS. ENHANCED LANDSCAPE ELEMENTS AND PLANTINGS EDGING {'3" ABOVE COMPACTED FINISH GRADE. FINISH G
TOTAL] BECuAcTes TR B SES of KBNS 16 MANTAN STABILIY

SHRUB PLANTING DETAIL

SCALE:

ALUMINUM EDGE DETAIL

SCALE: 1/2" = 10"

TREE PROTECTION WILL BE ERECTED PRIOR_TO
START OF CONSTRUCTION ACTMTEES AND SHALL
REMAIN IN PLACE UNTIL CONSTRUCTION IS CONPLETE

ERSON MAY CONDUCT ANY ACTIVITY WITHIN THE e ‘JE “"; o 1

BULONG WATERIAL, CONSTRUCTION. EGUPHENT O
SOIL DEPOSITS WITHIN DRIP UINES

CRADE_CHANGES NAY NOT OCCUR WITHIN THE DRIP
LINE OF PROTECTED TREES

DURING CONSTRUGTION, No FERSON sHALL ATTACH
I¥ DEVICE OR WIRE TO ANY REMAINING TREE

AL UTLITY SERVCE REQUESTS MUST INCLUDE

NOTFICATION TALLER THAT PROTECTED
SESMUST oE AVGIDED ALL TRENCHING. SHALL

OCCUR OUTSIDE OF THE PROTECTIVE FENCING

O VaRiES

TREES LOCATED ON ADJACENT PROPERTY THAT MAY

BE AFFECTED BY CONSTRUCTION ACTIVITES MUST BE
PROTECTED

TREES T0 BE PRESERVED SHALL BE IDENTIFIED WITH

S \PROECTS\ITZI5-1246 45X NOW\IWG\Z_SIE_PLINL-20) LAIDSCAPE CETALS-23-1240 4 PLOT DATE 2/28/2028

ity

FLAGGNG PRIOR 10 THE TREE CLEARNG

OPERATION

2" SHREDDED BARK
VARES MuLcH

CLIENT

SPEGIIED PLANTING M
L CONTAINERS

PROVIDE FENCE AROUND CRITICAL ROOT ZONE OF
FRIOR 0 BLATNG TREE

CUNNINGHAM LIMP
FENCE SHALL BE PLACED N A CIRCLE WTH A COMP.

MNIMUM RADIUS OF 1 PER 1" DIANETER OF THE 26790 CABOT DRIVE, SUITE 100
TREE MEASURED AT 4.5' ABOVE GROUND o

METAL EDGING INSTALLED
PER
INSTRUCTIONS

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

PROJECT TITLE
EXISTING SOlL

T e JAX KAR WASH
44475 WEST 12 MILE ROAD
2 \TREE PROTECTION DETAIL oo

SCALE:
NOTE.
SECURE TREE WRAP WITH GUY DECIDUOUS TREES LARGER
IODECRADABLE WATERIAL AT 0P & THAN 3" CAL, STAKE DECIDLOUS
TTOM REMOVE AFTER FIRST WINTER TREES SNALLER THAN 3" C/

ROW REQUIRED IF NOT

USE 3 HARDWODD STAKES PER
FAGNG BULDNG O OTHER voop ST \or 005 STAKES PER e
SCREENINE TREE. 220" STAKES, O ERoREEN ThEES TALLER T 2I2NG0" STAKES. SECURE W Bcoecri el REVISIONS
UND\SWUREED solL 6-8" THAN 12' HEIGHT. STAKE TREES DRIVE STAKES INTC MATERIAL AT TOP & B
HALLER ThAN 12+ UNDISTURBED SO 6.5 REMOVE APTER (1) WTER
OUTSDE OF ROGTEALL T0 A UTShE o RoOTeALL T A G
DEPTH OF 18" BELOW PIT.
RENOVE ACTER OIE YEAR DO STAKE TREES USING FaBric REMOVE AFTER ONE YEAR 00 STAKE TREES WST BELOW
HOSE. FROM TREE TO STAKE NOT USE_WRE OR ROPE FIRST BRANCHES WITH FABRIC
. THROUGH HOSE. CGUYING MATERIAL CONNECT

1
FROM_TREE TO STAKE
OPPOSITE, ALLOW FOR SOME
FLEXNG OF e TREE. REMOVE
AFTER ONE YE

PLANTING MIXTURE. AMEND
SOl PER SITE COROMoNS
AND REQUIREVEN

AR N YeaR PLANTING MIXTURE. ANEND

MULCH 3" DEF
SCAREY SUBGRADE AND ULCH 3" DEPTH WITH
PLANTING PIT SIDES T

SCARIFY SUBCRADE AND
PLANTING PIT SDES TO 4"

Bae SOIL AT BASE OF TREE EPTH

BARE SOIL AT BASE OF TREE

NOTEL
1. TREE SHALL BEAR SAME RELATION
T0 FINISH GRADE AS IT BORE

ORIGINAL ISSUE DATE:

EE SHALL BEAR SAME RELATION

10 N orade ac 11 soRe RO OR S e FEBRUARY 5, 2024
SPIGNALLY OF SUHTLY Htg AL s ooz U 10 3 —
Ui doc TBOVE CRABE, I BRECTED B JOUND 0 FORM TREE SAUCER LB R W HOUND 70 FomM TREE SauGER
BN Td HE R e iy oo LANDSCAPE
o Soitsvome
2 50 NOr RN eRMIAL LEADER, Rewove AL 2. DO NOT PRUNE TERMINAL LEACER o HoDecRapreLe DETAILS
PRUNE ONLY DEAD OR BROKEN NON-BIODEGRADABLE PRUNE ONLY DEAD OR BROKEN RODTBALL. CUT DOWN W
FRUlE ol i BRANGHES ToAL, CUT oW e
SR ki FolD DOMN ALL 3. REMOVE ALL TAGS, STRIG, R SURLAS FRON TOP § OF ROOT
3X ROOTBALL WIDTH BALL. ROOT EALL D\
3 REOVE AL TAGS, STONG, 3¢ ROSTBAL o s o o o e e ALt o BalL RoOT BALDRT
BTAER WATRRIALS. THAT ARE BALL RODT BALL DIRT OTHER WATERIALS THAT ARE TTETRUNK 70 Expost THE
¢ B A B O B R ORI 2olS cATe e TR
[ U TR e —
EVERGREEN OR DENSELY ROOT FLARE. ot PEA JOB NO. 2023-1246
! R dsos: 4. DI RO RODTBALL 15 T0 6 note. —_—
AT LEAST EQUAL TO HT. REMOVED TO EXPOSE ROOT FACE. PER CITY OF NOV|, CONTRACTOR TO  P.M. JPB
AT AL AL 0 BOTL LS Bk FROT RooT BAL
FLARE MIN. OF 3" TYP. DN. BZ
DES. JLE
EVERGREEN TREE PLANTING DETAIL 1 ")DECIDUOUS TREE PLANTING DETAIL

DRAWING NUMBER:

SCALE: 1" = 3~

SCALE: 1"

NOT FOR CONSTRUCTION L'20




S \PROECTS\2020\23-1246 JAY NOV\DHGAZ_STE_FLAN\(T-1OTREE PRESERVATIN FLAN—23-1246.0 FLOT

DN 2/oa/ e B s

NO1°52'22"y,
27.00'

(oPRPANT)

CABARET DRIVE
(70" WIDE — PUBLIC)

NB7°32'34"E 3500

iz — g izhe—

N87°32'34"

W. 12/MILE ROAD
(VARIABLE ‘W\DTH — PUBLIC)

[CONSUNERS_ENERGY ESWT|
{27574 F.247

X,

/
N
o

SEE L-1.0 FOR TREE REPLACEMENT INFORMATION

= EXISTNG TREE TO BE REMOVED

= EXISTNG TREE/TAG TO RENAIN

= TREE PROTECTION FENCE

IREE_REPLACEMENT CALCULATIONS:
PER CITY OF NOVI ZONING ORDINANCE (AMENDED 2020)

EXSTNG TREES THAT ARE DEAD, VERY POOR OR POOR CONDITION ARE EXEMPT FROM REPLACEMENT.

‘TREE REPLACEMENT CALCULATIONS
REQUIRED: 1 REPLACEMENT : 8°<11"
2 REPLACEMENT: 12°<19" =
3REPLACEMENT: 20°<29" =
4 REPLACEMENT : <30" = 0
TOTAL REGULATED TREES REMOVED =

N ED

v

I
|

i
I
!
I

u\

NOT°52'22"W_2279.60°

b5

[APPROXIVATE LMITS OF|
[EARTH DISTURBANCE.

oo vET e |
LRa17s 722

PART OF PARCEL NO.
22-15-200-112

TOTAL REQUIRED REPLACEMENT TREES=

2 REPLACEMENT TREES REQUIRED

0 REPLACEMENT TREES REQUIRED

0 REPLACEMENT TREES REQUIRED

0 REPLACEMENT TREES REQURED
2

2

NOTE: 7 TREES TO BE REPLACED, THAT ARE 6" OR UNDER, THAT WERE PREVIOUSLY PLANTED
UANDSCAPED TREES, REPLACE AT A 1:1 RATO.
T0TAL 1) + 7 TRE = 9 REPLACEMENT TR
LATIN NAME COND REPLA
s Sycamore. Good. REMOVE 1Tree
8 @ Plainus coodenils. Far REMOVE -
s Sycamore Pltanus occidentsl Fair  trunk damage SAVE .
s Sycamore Platanus occidentals Fair SAVE -
s Sycamore Platanus occidentalls  Good SAVE
ca Mas coonara Good REMOVE -
ca Crab Apple Malus coronaria Good SAVE -
ca Crabigpe Good REMOVE -
ca Grab Apple Malus coronaria Good SAVE -
cA CrabAgple Maluscoronara Goed. REMOVE =
cA CrabAgple Maluscoronara Geed. REMOVE -
CA Crab Apple Malus coronaria Good SAVE -
CA Crab Apple Malus coronaria Good SAVE -
CA Crab Apple Malus coronaria Good SAVE -
CA Crab Apple Malus coronaria Fair SAVE -
CA Crab Apple Malus coronaria Good SAVE -
s Sycamore. Platanus occidentalis Good SAVE -
AN Amur Maple Acer ginnala Good SAVE -
s Sycamore. Platanus occidentalis Good SAVE -
A Amur Maple Acer ginnala Poor SAVE -
- Amur Maple Acerginnala Good SAVE .
- Amur Maple Acerginnala Fair SAVE .
s Sycamore Platanus occidentalls  Good SAVE .
WS 8 WhiteSpruce Piceaglauca Fair SAVE
WS 9 WhiteSpruce Piceaglauca Fair SAVE .
WS 10 WhiteSpruce Picea glauca Fair SAVE .
BS 11 BleSpuce Picea pungens Good SAVE -
BS 14 BlueSpuce Picea pungens Fair SAVE -
0 WhiteSpruce Picea glauca Fair SAVE -
7 Crab Apple Malus coronaria Good SAVE -
4 CabAple Malus coronaria Good SAVE -
s GrabAgpe Good REMOVE -
o s Granhgpe Mascoxonra Good REMOVE -
CA 4 CabAple Walus coronaria Good SAVE -
CA 5 Crab Apple Malus coronaria Good SAVE -
o 8 ‘Shingle Oak Quercus imbricaria Good SAVE -
o 8 ‘Shingle Oak Quercus imbricaria Good SAVE -
a 9 ‘Shingle Oak Quercus imbricaria Good SAVE -
@ 0 Shagle-Oak Good. REMOVE 1Tree
AC 9 White fir Abies concolor Fair SAVE -
AC 10 White fir Abies concolor Fair SAVE -
AC 9 White fir Abies concolor Fair SAVE -
AC 10 White fir Abies concolor Fair SAVE -
K os Writefir Abies concolor Fair SAVE -
a 10 Shingle Oak ‘Quercus imbricaria Good SAVE -
a 8 Shingle Oak Quercus imbricaria Good SAVE -
a 9 Shingle Oak Quercus imbricaria Good SAVE -
a ] Shingle Oak Quercus imbricaria Good SAVE -
@ s ShingleOak Quercus inbricaria Good SAVE .
@ 9 ShingleOak Quercus inbricaria Good SAVE .
- Amur Maple Acer ginnala Good SAVE .
a Shingle Oak Quercus inbricara Good SAVE -

S

TREE _PROTECTION DETAIL

REE PROTECTON WLL BE ERECTED FRIOR 10 START OF
CORTRUGTEN ACTUTES 4D SHALL REWA I FLACE
GRTL CORBTRUCTN 1§ CONPLETE

BUT Nor UNTED 70 PLAGNG SoLVENTS, BULONG.
HATERA CONSTRUCTION EQUPENT OF SO DEROSITS
WHN BiP LRES

SEADE CHANGES AY T GGELR W THE 0P U

B
B2 SR AR S
e A
PR IR o
Rl

b R AN Y

REES 70 BE PRESERVED. SHALL B DENTIEED WIH
FLAGENG PRCR 10 THE THE CLEARNG SPERATNS.
PROVE FENCE AROUNO CRITCAL ROOT ZONE oF TREE.
FENCE SHALL BE PLACED IN A GROLE WITH A RADIS OF
TPk T DEIER OF THE TREE MEASURED AT 45

- s

ve-asg(een).|

NOT FOR CONSTRUCTION

: 844.813.2049
Wwww.peagroup.com

NORTH
o 10 2 0
SCALE: 1= 20'

o Callnstess yousty.

CAUTIONI!

CLIENT

CUNNINGHAM LIMP

28790 CABOT DRIVE, SUITE 100
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[ CODE COMPLIANCE

APPLICABLE CODE REQUIREMENTS:

THIS BUILDING HAS BEEN DESIGNED IN ACCORDANCE WITH THE FOLLOWING:
- 2015 MICHIGAN BUILDING CODE (MBC)

- 2018 MICHIGAN PLUMBING CODE (MPC)

- 2015 MICHIGAN MECHANICAL CODE (MMC)

- 2017 NATIONAL ELECTRIC CODE WITH PART 8 AMENDMENTS (NEC)

)
- PART 10 MICHIGAN UNIFORM ENERGY CODE PART 10A RULES ( ANSI /ASRAE 90.1-CODE 2015)

- MICHIGAN BARRIER FREE DESIGN LAW (PA 1 OF 1965 AS AMENDED),
INCORPORATING THE 2012 MICHIGAN BUILDING CODE WITH ICC/ANSI A-117.1, 2008

- NFPA 132013 FIRE SPRINKLER SYSTEM

- NFPA 72-2013 FIRE ALARM SYSTEM

OCCUPANCY CLASSIFICATION:

~USE GROUP &' (SUSINESS) - CAR WASH WEC 504.1

- USE GROUP 'S-1' (STORAGE). NON SEPARATED MIXED USES -

MOST RESTRICTIVE 'S-1" USE SHALL BE APPLIED TO ENTIRE BUILDING (MBC 508.3.1)

CONSTRUCTION CLASSIFICATION:

- TYPE VB (MBC 602.5)

FIRE SUPPRESSION REQUIREMENTS:

- BUILDING IS NOT PROTECTED BY A FIRE SUPPRESSION AUTOMATIC FIRE
SPRINKLER SYSTEM (MBC 903.2).

- PROPOSED BUILDING DOES NOT HAVE ANY HIGH PILE STORAGE

- PROPOSED BUILDING DOES NOT HAVE ANY REQUIREMENTS FOR STANDPIPES

- PROPOSED BUILDING WILL NOT HAVE A GENERATOR

BUILDING AREA:

- TOTAL BUILDING AREA= 6,308 S F. (GROSS)

ALLOWABLE AREA:

- TYPE VB, MBC 506.2
- PROPOSED BUILDING IS 6,308 S.F. 5 9,000 S F. - ACCEPTABLE

ALLOWABLE BUILDING HEIGHT:

- PER ‘B, TYPE V B: 40 FEET, 3 STORIES (MBC TABLE 504.3, 504.4)
- PROPOSED BUILDING 21-10", ONE-STORY - ACCEPTABLE

BUILDING OCCUPANCY:

-PER MBC TABLE 1004.12

TOTAL BUILDING AREA6,308 SF. MINUS 599 S F. PERIMETER WALL THICKNESS = 5700 S

B USE BUSINESS 756 SF./ 100 S F. PER OCC. 80CCUPANTS

STORAGE/ MECH. SPACE 4820 SF./300 SF. PER OCC. 17 OCCUPANTS
TOTAL BUILDING OCCUPANTS 25 OCCUPANTS

157-8"

MINIMUM NUMBER OF EXITS:

- MBC TABLE 1006.3.1

25 OCCUPANTS = 2 EXITS REQUIRED |5 EXITS PROVIDED

EXIT WIDTH REQUIREMENTS:

- DOORS (MBC 1005.3.2)
25 OCCUPANTS X 0.2" PER OCCUPANT = 5.0° TOTAL DOOR WIDTH REQUIRI

ED
AT 33" CLEAR WIDTH PROVIDED PER 36" DOOR, A MINIMUM OF - 2 EXIT DOORS ARE REQUIRED
5EXIT DOORS ARE PROVIDED

EXIT DISTANCE LIMITATIONS:

- 200' MAX ALLOWED (MBC TABLE 1017.2)

- ALL OCCUPANTS ARE WITHIN 200 FEET OF AN EXIT

- REQUIRED EXIT DOOR SEPARATION IS GREATER THAN J4 OF THE LENGTH OF MAXIMUM OVERALL
DIAGONAL DIMENSION OF THE AREAS SERVED (MBC 1007.1.1 EXCEPTION 2)

FIRE RESISTANCE RATINGS OF BUILDING ELEMENTS:

- TYPE Il B' CONSTRUCTION

STRUCTURAL FRAME 0HR. (MBC TABLE 601)
BEARING WALLS - EXTERIOR 0 HR. (MBC TABLE 601)
BEARING WALLS - INTERIOR 0HR. (MBC TABLE 601)

NON-BEARING WALLS - EXTERIOR 0 HR. (MBC TABLE 601)
NON-BEARING WALLS - INTERIOR 0 HR. (MBC TABLE 601)

FLOOR CONSTRUCTION 0HR. (MBC TABLE 601)
ROOF CONSTRUCTION 0HR. (MBC TABLE 601)
SHAFTS

STAIR WELL NA

FIRE WALL NiA

194"

109-0"

574"
508"

1re

157-8"

[ PRELIMINARY OVERALL FLOOR PLAN
o

[sone 1w
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SOUTH BUILDING FACADE MATERIAL BREAKDDWN

TOTAL MATERIAL SQUARE FOOTAGE:
(EXCLUDES GLASS AND VISION OPENINGS)

ROOF AREA: 3017 SF.
FULL DIMENSIONAL BRICK VENEER: 7461 SF.
PAINTED CEMENT BOARD SIDING 1087 SF.

FINISH FLOOR
= —®gooars

EXTERIOR MATERIAL SCHEDULE

FULL DIMENSIONAL BRICK VENEER (FIELD COLOR)

NORTH BUILDING FACADE MATERIAL BREAKDOWN
TOTAL MATERIAL SQUARE FOOTAGE:
(GLASS AND VISION OPENINGS)

ROOF AREA
FULL DIMENSIONAL BRICK VENEER: .
PAINTED CEMENT BOARD SIDING 976 SF= 85%

J4" RECESSED BRICK SOLDIER COURSE (ACCENT COLOR)

B.OS.
@T4-FAFF

FINISHFLOOR

SOUTH ELEVATION

SCALE: 118" = 10"

[<]

NORTH ELEVATIO

SCALE: 1/8"= 10"

FULL DIMENSIONAL VENEER (ACCENT COLOR)

HORIZONTAL LAP SIDING W/ TRIM

1X6 FASCIA BOARD OVER 1X TRIM BOARD

s

inspire

26261 Evergreen Roa,

South

design to

F.Astudio

ASPHALT SHINGLES

PRE-FINISHED METAL COPING

17 TINTED LOW 'E' INSUL. GLAZING IN CLEAR ANOD. ALUM. THERMAL BREAK
FRAMES,

X101
GPEAATED OPENER & NSULATED

H GLASS SECTIONAL INSULATED OVERHEAD GRADE DOOR w/ MOTOR

CLEAR ANOD. ALUM. ENTRY DOOR W/ TEMPERED GLASS

HOLLOW METAL DOOR & FRAME

6" DIA. CONC. FILLED STEEL GUARD POSTS

CONCRETE TRENCH FOOTING BELOW/

DASHED LINE DENOTED PROPOSED SIGNAGE LOCATION

1" TINTED INSUL. SPANDREAL IN CLEAR ANOD. ALUM. THERMAL
BREAK FRAMES.

OPERATED OPENER & INSULATED

10W x 10H GLASS SECTIONAL INSULATED OVERHEAD GRADE DOOR w/ MOTOR

PRE-FINISHED ARCHITECTURAL METAL ROOFING.
COLOR: SURREY BEIGE OR EQUAL (NEUTRAL COLOR)

®O|0I®|®|I®|® |00 |0|®|0|0|®|0|® 0|0

ARM / VERTICAL POST)

FINISH FLOOR
@OTAFF,

TYP. VACUUM STATIONS TO BE PAINTED A NEUTRAL COLOR (HOSE / VACUUM

WEST BUILDING FACADE MATERIAL BREAKDOWN
TOTAL MATERIAL SQUARE FOOTAGE:
(EXCLUDES GLASS AND VISION OPENINGS)

ROOF AREA: 13038 SF.
FULL DIMENSIONAL BRICK VENEER: 21169 S F.
PAINTED CEMENT BOARD SIDING 3832SF. = 101%

[ WEST ELEVATION

[scaLe: 178" = 170"

(2]

0.
¥ i

FINISH FLOOR
~®-GUTAFF

EAST BUILDING FACADE MATERIAL BREAKDOWN
TOTAL MATERIAL SQUARE FOOTAGE:
(EXCLUDES GLASS AND VISION OPENINGS)

ROOF AREA: 11628SF. = 334%
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LAW OFFICES

LANDRY, MAZZEO, DEMBINSKI & STEVENS, P.C.
37000 GRAND RIVER AVENUE, SUITE 200
FARMINGTON HILLS, MICHIGAN 48335

www.lmdlaw.com Office: (248) 476-6900
D. B. LANDRY Direct: (248) 919-3783
dlandry@Imdlaw.com Fax:  (248) 476-6564

February 26, 2024

Hand-delivery and Email: bmcbeth(@cityofnovi.org

Attn: Ms. Barbara McBeth
City of Novi

Planning Department
45175 W. Ten Mile Road
Novi, MI 48375-3024

RE:  Jax Kar Wash Novi.
Application for rezoning with PRO.
Pre-App 23-031

Dear Ms. McBeth:

Please accept this as a narrative accompanying the Application for Re-Zoning to B-3 with
Planned Re-Zoning Overlay to allow the development of a single B-3 use of auto wash at this
location.

We are proposing to develop a Jax Kar Wash on this site, which is part of the larger
development Twelve Mile Crossing at Fountain Walk. This particular site has remained
undeveloped during the entire existence of Fountain Walk for 22 years, since 2002.

Accompanying this narrative is an Application for Re-Zoning with PRO. Seven sets of a
PRO Concept Plan are included along with the PRO checklist. A Pre-Application Meeting was
held on December 7, 2023 and following that meeting the City issued its formal review comments.
The comments of the city are addressed in the attached Concept PRO Plan Sheets.

The Fountain Walk development is on property zoned RC Regional Center. The applicant
is proposing a re-zoning from RC to B-3 with a PRO to allow only one B-3 use - auto wash. If
approved, the applicant will propose a PRO Agreement that would limit the use of the site to only
an auto wash. No other B-3 uses would be allowed.

The attached Concept Site Plan sheets show that the proposed 6,308 square foot building
and site development exceeds the set back provisions otherwise required in a B-3 district. The
average height of the building is 24 feet three inches which is less than the 30-feet allowed in a B-
3 district. While city ordinances require 30% minimum brick on all facades the proposed building
exceeds this requirement with 55.9% brick on the North side; 49.6% brick on the East side; 59.9%
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brick on the South side and 55.6% brick on the West side. The attached landscape calculation
sheet, L-1.1, points out that:

“Preservation of existing mature R.O.W. trees along 12 Mile Road and Cabaret Drive and
exceed the requirement with eight extra existing trees at Cabaret Drive and two extra
existing trees at 12 Mile Road.

Note: Site grade is depressed from Cabaret and 12 Mile Road creating a natural buffer.

Note: Additional plantings proposed at the NW corner of the site to enhance landscape and
additional ornamental trees proposed adjacent to the building. Plant quantity and type to
be determined by city direction.”

There is a distinct Public Benefit which this proposal brings in the form of not only the
protection of existing adjacent uses but unquestionable enhancement of the adjacent use. Fountain
Walk has existed for 22 years since its opening in 2002. This particular parcel, in the extreme
North West of the shopping center, has remained fallow and un-development the entire time. The
attached letter from Micheal Zimmermann, the owner of Fountain Walk, explains why. The nature
of the Foutain Walk Shopping Center is such that major retailers - the key to the very existence of
such a large shopping centers - require certain restrictions on other uses in the center. While
restaurants are a permitted use in an RC zoning district, Fountain Walk “cannot have any restaurant
that competes with any of the 12 existing restaurants.” The only interest which has been shown in
this North West parcel are gas stations or convenience stores. Gas stations are not a permitted use
in an RC district and in the words of Mr. Zimmermann “this is not a use we want adjacent to this
center.” (See Exhibit A)

Fountain Walk is a very large part of the regional commercial business area within the City
of Novi. Its continued success is an important “public benefit” to the entire city. It is part of a
diverse tax base and draws customers who patronize other Novi businesses and provides retail,
dining, and entertainment options to Novi residents. Its continued success depends on its ability to
draw customers.

Attached as Exhibit A are four letters of support for this requested re-zoning with PRO
from: 1) the owner of Fountain Walk; 2) the owner of Emagine Theater; 3) the owner of Buddy’s
Pizza and 4) the owner of Putting Edge.

Michael Zimmermann, the owner of Fountain Walk states:

“That is why we are excited about Jax Car Wash. This is a higher quality use that has
absolutely no competition with our tenants. It brings a good amount of traffic to the
area and will be complementary to the other tenants. Jaxs has a phenomenal
reputation in Metro-Detroit and we feel they will be a good addition to our center.
They do not require a lot of parking and the foot print works well for them....as the
final piece of the final development of this center, I highly encourage the city of
approve this use. It has been vacant too long and the interest is just not there.”



Mr. Paul Glantz of Emagine Theater writes:

“As as long-standing tenant of 12 Mile Crossing at Fountain Walk, we very much
support the development of a Jax Kar Wash on the out lot located at the North West
corner of the shopping center property. Bringing such an amenity to the center would
encourage more annual visitators to the center and complement the already diverse array
of services offered in the marketplace. Having recently gone through some challenging
times in our industry, and not yet seeing the full recovery in patron count that we enjoyed
prior to COVID we covet the opportunity to serve more guests. Not only will such an
amenity add to the center’s foot traffic, but I can envision a scenario where customers
choose to enjoy a feature film while their car is being detailed.”

Mr. David Wentrack, General Manager of Buddy’s Pizza in Novi writes:

“As the General Manager of Buddy’s Pizza, I support Jaxs being added to the lineup
of business here at the mall. I think it would increase traffic. As a long time, Detroit
business, I believe having another long time Detroit iconic brand nearby can only help
business in the mall. I hope their plans to be put in the North West corner of the mall
go forward.”

Ms. Jolene Bell of Putting Edge states:

“Hi Michael, I hope you are doing well. This email is in regards to the possibility of a
Jax Car Wash in the Fountain Walk Plaza. We think this would be a good addition
as it would bring in more traffic to the mall which could in turn bring us more traffic.
This would also enhance the neighborhood appeal.”

The essence of a re-zoning with PRO is to provide certainty to the city regarding future
use. Again, the applicant is proposing that the only B-3 use permitted would be an auto wash. That
is certainty. Moreover, the applicant is not just any car wash. Jax Kar Wash is a Detroit area
institution that has been in business since 1953. “Jax” is synonymous with “car wash” in the Detroit
area.

Therefore, allowing a Jax Kar Wash on this parcel would protect and complement the
adjacent uses.

The proposed development of this site is also tailored to minimizing traffic impacts. The
entire ingress/egress to the car wash would be from the interior Fountain Walk Road off of Cabaret
Drive. Thus, no ingress/egress from 12 Mile Road would be allowed. Traffic on 12 Mile road
would not be adversely effected. As required by city ordinance a sidewalk along the East Edge of
Cabaret Drive would be constructed to add to the pedestrian access to Fountain Walk.

It must also be borne in mind that the existing zoning classification, RC, is an intense use.
The single proposed B-3 use is no more intense than an RC use. The hours of operation of the Jax
Kar Wash would be Monday through Friday 7:00 a.m. to 6:00 p.m. and Saturday and Sunday 8:00
a.m. to 6:00 p.m. The city’s traffic consultant’s review of the Pre-Application Concept Plan



recognized that the number of traffic trips generated do not exceed the amount which would require
a traffic impact study.

In sum, the proposed development of a Jax Kar Wash on this long vacant parcel of Fountain
Walk is not only requested by the applicant, it is requested and supported by Foutain Walk itself
and its tenant businesses. It would be a draw and add to the continuing success of Fountain Walk.
This is truly a “public benefit”.

The 22 years of vacancy on this parcel speaks to the unlikelihood of any development on
this parcel in the absence of this requested re-zoning with PRO.

The applicant looks forward to the city’s comments and to making a presentation to the
Planning Commission and City Council as required by Novi Zoning Ordinance Section 7.13.2.
Please do not hesitate to contact the applicant Todd Gesund of Jax Kar Wash, Mr. Zimmermann
of Fountain Walk or the undersigned for any additional information. Thank you for your
consideration.

Very truly yours,

LANDRY, MAZZEO, DEMBINSKI & STEVENS, P.C.

/S/ Dowid B. Landry
David B. Landry

DBL/slw
Ce:



TWELVE MILE CROSSING
——— AT FOUNTAIN WALK——

November 7, 2023

The City of Novi
45175 W 10 Mile Road
Novi, MI 48375

To The City of Novi,

My name is Michael Zimmermann and I am the owner of the shopping center Twelve
Mile Crossing at Fountain Walk. I have been the owner since November 1, 2020. Before
that, my father-in-law, Stanley Spigel was the owner. Between the two of us, the center
has been owned by our family for almost 15 years. In that time, there has been a very
well located piece of land that has been very difficult to sell or lease. The reason being is
that this land is subject to all of the restrictions that the center is subject to. There are
over 30 tenants and several of them have restrictions in their leases.

These include all competition with existing restaurants so we cannot have any restaurant
that competes with any of the 12 existing restaurants. In addition, Dicks and Floor and
Décor have several restrictions in their leases for many other businesses, even if it does
not compete with them. We have had a Iot of interest from Gas Station/Convenience
Stores. This is not a use we want adjacent to this center. Ihave worked very hard in
filling the center, which it is now 100% occupied for the first time since it was built, and I
do not want any use that does not compliment the center or that brings it down.

Most of the interest has been from investors that want the land to develop as they wish.
Other uses have been too competitive with my existing tenants and would violate their
leases. It has been very difficult to find a use that was both a high quality tenant and not
in violation of our exclusions.

That is why we are excited about Jax Kar Wash. This is a higher quality use that has
absolutely no competition with our tenants. It brings a good amount of traffic to the area
and will be complimentary to the other tenants. Jax has a phenomenal reputation in
metro-Detroit and we feel they will be a good addition to our center. They do not require
a lot of parking and the footprint works well for them.

We had to get special amendments from Dicks and Floor and Décor even for this use.
They both agreed, but we had to give one of them concessions in order to get this
permission. I do not anticipate this causing any traffic issues as the entrance is not going
to be on 12 mile Rd. As the final piece to the completed development of this center, I
highly encourage the city to approve this use. It has been vacant too long and the interest

’

6220 Campbell Rd, Ste, 104, Dallas, TX 75248 214-736-4667




TWELVE MILE CROSSING
—— AT FOUNTAIN WALK——

is just not there. I feel it could remain vacant for a very long time as there are just not
that many uses allowed for this spot. I am free to speak about this at any time. My cell is
214-725-9933. Thank you for your consideration.

Sincerely,

M QA

Michael D. Zimmermann

6220 Campbell Rd, Ste. 104, Dallas, TX 75248 214-736-4667




Emagine Entertainment, Inc.
Mailing Address: P.O. Box 841, Troy, M| 48099-0841
Physical Address: 3838 Livernois Rd., Suite 200, Troy, MI 48083

January 17, 2024
Dear Michael,

As a long-standing tenant of Twelve Mile Crossing at Fountain Walk, we very much support the
development of a Jax Kar Wash on the outlot located at the northwest corner of the shopping center
property. Bringing such an amenity to the center would encourage more annual visitors to the center
and complement the already diverse array of services offered in the marketplace. Having recently gone
through some challenging times in our industry, and not yet seeing the full recovery in patron count that
we enjoyed prior to Covid, we covet the opportunity serve more guests. Not only will such an amenity
add to the center’s foot traffic, but | can envision a scenario where customers choose to enjoy a feature
film while their car is being detailed.

If you require special dispensation to secure the entitlements to move forward with the development,
and positive affirmation from members of the business community would be of value, please don’t
hesitate to call on me.

With best regards,

Paul

Paul A. Glantz

Co-Founder / Chairman

Emagine Entertainment, Inc.

Mailing Address: P.O. Box 841, Troy, Ml 48099-0841

Physical Address: 3838 Livernois Rd., Suite 200, Troy, Ml 48083
P. 248.842.5817

www.emagine-entertainment.com




From: David Wentrack <dwentrack@buddyspizza.com>
Subject: Jax Car Wash
Date: February 19, 2024 at 12:21:56 PM CST

To: Michael DuBois <michaeld@greenearthrealty.net>

Hi Michael,

As the General Manager of Buddy's Pizza | support Jax being added to the lineup of
business here at the mall. | think it would increase traffic. As a long time Detroit business, |
believe having another long time Detroit iconic brand nearby can only help businesses in
the mall. | hope their plans to be put in the Northwest corner of the mall go forward.

Have a happy Monday,

David Wentrack

General Manager

Buddy's Pizza Novi, Ml
dwentrack@buddyspizza.com



From: Jolene Bell <jolene.bell@puttingedge.com>
Subject: Jax Car Wash

Date: February 14, 2024 at 9:23:27 AM CST

To: Michael DuBois <michaeld@greenearthrealty.net>

Cc: Mary Ledermann <mary@greenearthrealty.net>

Hi Michael, | hope you are doing well. This email is in regards to the possibility of a Jax Car
Wash in the Fountain Walk Plaza.

We think this would be a good addition as it would bring in more traffic to the mall which
could in turn bring us more traffic. This would also enhance the neighborhood appeal.

Thanks,
Jolene

Jolene Bell
Director of Operations

Putting Edge Glow-in-The-Dark Mini Golf

P: 905-364-7901 | F: 905-364-7889 | W: www.puttingedge.com
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PLAN REVIEW CENTER REPORT

Planning Review
March 18, 2024
JZ24-02 JAX KAR WASH
Zoning Map Amendment No. 18.744

PETITIONER
Jax Kar Wash

REVIEW TYPE

PRO Concept Plan: Consideration of Eligibility

Rezoning Request from RC Regional Center to B-3 General Business with a Planned Rezoning
Overlay

PROPERTY CHARACTERISTICS

Section 15

Site Location South of Twelve Mile Road, East of Cabaret Drive;

Site School District Novi Community School District

Current Site Zoning RC Regional Center

Proposed Site Zoning B-3 General Business

Adjoining Zoning North SRQ\E(e:seidenﬁol Acreage (with Consent Judgment), OS-1 Office

East RC Regional Center
West | OST Office Service Technology
South | RC Regional Center

Current Site Use Vacant

North | Townhome development, Bank

Adjoining Uses East Parking lot for Fountain Walk
West | Credit Union Headquarters
South | Fountain Walk

Site Size 1.8 acres proposed for rezoning, to be split from larger é4-acre parcel
Parcel ID’s 50-22-15-200-112 (portion)
Plan Date February 9, 2024

PROJECT SUMMARY

The subject property is located on the south side of Twelve Mile Road, west of Novi Road in Section
15 of the City of Novi. The property to be rezoned totals about 1.8 acres, and is part of the larger
64.3-acre Fountain Walk at Twelve Mile Crossing development. The parcel is proposed to be split
and rezoned to B-3, General Business, in order to develop a car wash. The enclosed car wash
tunnel building would be 6,212 square feet, with 23 exterior vacuum spaces. Site access would be
from the existing Fountain Walk access road, so no new curb cuts on Cabaret Drive or Twelve Mile
Road are proposed. The applicant is requesting to rezone with a Planned Rezoning Overlay.

PRO OPTION

The PRO option creates a “floating district” with a conceptual plan aftached fo the rezoning of a
parcel. As part of the PRO, the underlying zoning is proposed to be changed (in this case from RC



J724-02 JAX KAR WASH PRO with ZMA 18.744 March 18, 2024
PRO Concept Plan Review Page 2

to B-3), and the applicant submits a detailed conceptual plan for development of the site, along
with site-specific condifions relating to the proposed improvements. After Staff and consultant
review, the proposed request goes through initial review by the Planning Commission and City
Council to review and comment on whether the project meets the requirements of eligibility for a
PRO. The applicant can then make any changes to the Concept Plan based on the feedback
received, and resubmit for formal review. The Planning Commission holds a public hearing and
makes a recommendation to City Council. The City Council reviews the Concept Plan, and if the
plan receives tentative approval, it directs the preparation of an agreement between the City and
the applicant, which also requires City Council approval. Following final approval of the PRO
concept plan and PRO agreement, the applicant will submit for Preliminary and Final Site Plan
approval under standard site plan review procedures. If development is not commenced within
two years from the effective date of the PRO Agreement it will expire, unless otherwise agreed to
by the parties.

RECOMMENDATION

Staff notes that with no other B-3 districts around, this request could be considered spot zoning. The
applicant makes the case that developing a vacant parcel is the benefit of this proposal. However
the general public is not likely concerned whether the property remains vacant or not, and the
impact is incidental to any development proposed, not unique to this use.

Based on the information provided in the submittal, the proposed rezoning to B-3 does not meet the
standards of the PRO Ordinance, as it lacks an overall benefit to the public that would outweigh the
detriments. As presented, the B-3 rezoning would not be eligible for the optional rezoning with
Planned Rezoning Overlay.

REVIEW CONCERNS

This project was reviewed for conformance with the Zoning Ordinance with respect to Article 3
(Zoning Districts), Arficle 4 (Use Standards), Arficle 5 (Site Standards), Section 7.13 (Amendments to
Ordinance) and any other applicable provisions of the Zoning Ordinance. Please see the attached
chart for additional information pertaining to ordinance requirements. Ifems in bold below must be
addressed and incorporated as part of the next submittal:

1. Supporting Documentation: The applicant has provided the following as part of their
application packet:

a. Narrative: The statement provided states Rezoning allows for development of a use that
complements other uses in Fountain Walk while not competing with any restaurant or retail
tenants. The parcel has been vacant for 22 years, and development of the property is a
benefit to the public.

b. The statement includes conditions to limit the permitted use of the parcel to an auto wash,
limit building height, exceed setbacks, and exceed the facade ordinance standards for
brick material.

c. Rezoning Traffic Impact Study: AECOM'’s review noted at the time of Pre-application
submittal that the proposed project did not meet the threshold to require a RTIS.

d. Sign Location Plan: A rezoning sign location plan and sign detail has not been provided at
this time. The sign locations and sign details must meet the requirements of the Site Plan &
Development Manual (see pages 22-23).

2. Eligibility for PRO (Section 7.13.2): “In order to be eligible for the proposal and review of a
rezoning with PRO, an applicant must propose a rezoning of property to a new zoning district
classification, and must, as part of such proposal, propose clearly-identified site-specific
conditions relating to the proposed improvements that (1) are in material respects, more strict
or limiting than the regulations that would apply to the land under the proposed new zoning
district, including such regulations or conditions as sef forth in Subsection C [of the Ordinance];
and (2) constitute an overall benefit to the public that outweighs any material detriments or
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that could not otherwise be accomplished without the proposed rezoning.” The applicant
provided a request to rezone to B-3, along with a PRO Plan. The conditions proposed the
permitted use of the parcel to an auto wash, limit building height, exceed setbacks, and
exceed the facade ordinance standards for brick material. No deviations are requested at this
time, however the applicant should refer to pages 9-10 of this review for deviations that appear
to be required based on the site plans provided. Future submittals should include requested
deviations along with a justification for each. The applicant states that the public benefit offered
is development of a long-vacant parcel.

Additional conditions could be included in the formal submittal that are more strict or limiting
than would be permitted under the B-3 district. Based on the information provided in the
submittal, it does not appear to meet the standard of providing an overall benefit to the public
that would outweigh the defriments.

3. Land Division: The applicant proposes to rezone a portion of a larger parcel, and would need
approval of a lot split by the Assessing Department. The new lot lines proposed may result in
new parking and building setback issues for the existing Fountain Walk development. It is
unclear whether deviations could be included in the PRO Agreement, or if the owner of Fountain
Walk would need to request those variances from the ZBA.

4. Exterior lighting (Section 5.7): A lighting and photometric plan is provided for the Residential
portion of the project only. Calculations and ratios for lighting should exclude any unlit portions
of the site (0.0 fc levels). A deviation may be required if the 4:1 ratio cannot be achieved. See
additional lighting comments in the Plan Review chart.

5. Plan Review Chart: The attached chart provides additional comments on many of the
Ordinance review standards. Please refer to it in detail.

6. Other Reviews:

a. Engineering: Engineering recommends approval of the PRO Concept Plan, with additional
comments to be addressed in the Site Plan process. Negative impacts to public utilities are
not expected with the requested change to residential and commercial use.

b. Landscape: Landscape review notes concerns with insufficient accessway perimeter
plantings. Landscape does not recommend approval at this time.

c. Trdffic: Traffic review notes that the applicant would need a deviation for lack of a loading
zone. Approval is recommended, with comments to be addressed in future submittals.
Woodlands: There are no regulated woodland trees on the site.

e. Wetlands: There are no wetland areas on the site.

Facade: Facade notes that the elevations provided are not compliant with ordinance
standards as the percentages of Horizontal Lap Siding and Asphalt Shingles exceed the
permitted maximums. The relatively small deviations are not detrimental to the overall
design, and are consistent with the infent of the Ordinance. A Section 9 waiver is
recommended for approval as a deviation in the PRO Agreement.

g. Fire: Fire recommends conditional approval, if comments provided are addressed in

subsequent submittals.

e

—h
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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 Existing Land Use | Master Plan Land Use Designation
Subject Property | RC Regional Center Vacant Regional Center

RA Residential Residential Multiole Family Residential
Northern Parcels | Acreage neighborhood Com?nunif o?/fice

05-1 Office Service | Bank Y
Eastern Parcels | RC Regional Center | Vacant Regional Center
Western Parcels | OST Office Service Vibe CU Office

Technology headquarters Industrial Research Devel and Technology
Southern Parcels | RC Regional Center Retail Center Regional Center

Property

Figure 1: Current Zoning Figure 2: Future Land Use
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Figure 3: Names of surrunding developnfs and businesses

Comparison of Zoning Districts

The following tables provide comparisons of the current and proposed zoning classifications. The
proposed B-3 district is compared to RC. Both districts allow a range of commercial uses, but
Regional Center developments generally have significant intensity and scale. The requirements for
buffering, parking setbacks and lot coverage are similar for the RC and B-3 districts, however the
building setbacks required for RC are much greater than for the B-3 district, and greater building
height is allowed in RC as well.

The intent of the current zoning district, RC is “infended to permit major planned commercial
centers that will, by virtue of their size, serve not only the local community, but the surrounding
market as well.” The Fountain Walk development is a retail, restaurant and entertainment center
that draws its customer base from the wider region. However, the Regional Center district does not
permit car washes. In fact, the only zoning district that permits auto washes is the B-3 General
Business District. As stated in Section 3.1.12, the B-3 district “is designed to provide sites for more
diversified business types which would be incompatible with the pedestrian movement in the Local
Business district or the Community Business district.”
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RC (EXISTING)

B-3 (PROPOSED)

Intent

This land use is designated for higher
intensity commercial uses that serve not
only the comparison-shopping needs of
the entire community, but cater to a
regional market as well.

The B-3, General Business district is
designed to provide sites for more
diversified business types which
would often be incompatible with
pedestrian movement in the Local
Business or the Community Business
district.

Principal Permitted
Uses

Regional shopping centers

Community shopping

Professional office buildings

Medical office, including laboratories and
clinics

Facilities for human care

Financial institution uses with drive-in
facilities as an accessory use only
Personal service establishments

Off-street parking lots

Places of worship

Publicly owned and operated parks,
parkways, and outdoor rec facilities
Professional office buildings, offices and
office sales and service

Transient residential uses

Public or private health and fitness facilities
and clubs

Public utility offices and telephone
exchange buildings

The inpatient bed facility portion of general
hospitals

Bus and ofher transit passenger statfions

Retail business and business service
uses;

Dry cleaning;

Business establishments performing
services on premises, professional
services;

Professional and medical offices;
Fueling stations;

Auto wash;

Bus station;

New & used car
salesroom/showroom;

Tattoo parlors;

Public & private health and fitness;
Microbrews and brewpubs;

Day care and adult day care
centers;

Special Land Uses

Open air business uses

Sale of produce and seasonal plant
materials outdoors

Microbreweries

Brewpulbs

Retail businesses use

Retail business service uses

Retail business or service establishments
Restaurants

Outdoor space for sale of new &
used vehicles;

Motel;

Veterinary hospitals or clinics;
Plant material nursery;

Public or private indoor/private
outdoor recreation;

Mini-lube or oil change
establishment;

Sale of produce and seasonal plant
materials outdoors;

Fast food carryout, drive-in, drive-
through or sit down;

**See attached copy of Section
3.1.12.C for complete list

Lot Size

Lot Coverage

Except where otherwise provided in this Ordinance, the minimum lot area and
width, and the maximum percent of lot coverage shall be determined on the basis
of off-street parking, loading, greenbelt screening, yard setback or usable open
space requirements as set forth in this Ordinance. (Section 3.6.2.D)

Building Height

45 feet or 3 stories

30 feet

Building Setbacks

Front: 100 feet
Rear: 100 feet
Side: 100 feet

Front: 30 feet

Rear: 20 feet

Side: 15 feet

Exterior side yard setbacks same as
front yard
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RC (EXISTING) B-3 (PROPOSED)
. Front: 20 feet Front: 20 feet
Parking Setbacks Rear: 10 feet Rear: 10 feet
See 3.6.2. for Side: 10 feet Side: 10 feet
e . Exterior side yard setbacks same as front Exterior side yard sefbacks same as
additional conditions front
DEVELOPMENT POTENTIAL

The land is currently vacant, but was cleared/graded when the rest of Fountain Walk was
developed in the early 2000s. Development under the current RC zoning could result in a retail,
restaurant, office, or other permitted use being constructed. However, the RC district requires
building setbacks of 100 feet from all property lines, which restricts the developable area of this
corner site. Additionally, the site is impacted by two wide (55" and 60') Consumers Energy gas line
easements running north and south along the eastern and western areas of the site. These factors
constrain the developable area of the site considerably. In the image below, the Consumers
easements are shown in yellow, and the green hatch area represents the approximate building
area with 100-foot setbacks as required in the RC District.

T .-

el

2016 MASTER PLAN FOR LAND USE: GOALS AND OBJECTIVES

The proposed use is currently not recommended by the 2016 Master Plan for Land Use. The
following objectives as listed in the Master Plan are applicable for the proposed development.
However, at this time the plan follows only a few. The applicant should consider revisions to the plan
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to comply with as many goals as possible. Please refer to staff comments in bold and revisions
recommended in bold and underline.

1. General Goal: Community Identity
a. Maintain quality architecture and design throughout the City. The current proposed
elevations require Section 9 waivers, which are supported in this case as they are consistent
with the intent of the Ordinance. Please refer to the facade review letter detailed comments.

2. General Goal: Environmental Stewardship
a. Protect and maintain the City’'s woodlands, wetlands, water features, and open
space. The concept plan proposes additional removal of regulated woodlands. This parcel
was cleared in the early 2000’s when the rest of Fountain Walk was developed.
b. Increase recreational opportunities in the City.
C. Encourage energy-efficient and environmentally sustainable development through
raising awareness and standards that support best practices. The applicant should consider
sustainable, energy-efficient and best-practice design for site elements and building
materials, such as LEED recommended strategies.

3. General Goal: Infrastructure

a. Provide and maintain adequate water and sewer service for the City's needs.
Please refer to the Engineering memo.
b. Provide and maintain adequate transportation facilities for the City's needs. Address

vehicular and non-motorized transportation facilities.

4. General Goal: Economic Development
a. Retain and support the growth of existing businesses and attract new businesses to
the City of Novi. The proposed Jax Kar Wash would be a new business in the City, and may
provide a customer draw to other businesses within Fountain Walk.

MAJOR CONDITIONS OF PLANNED REZONING OVERLAY AGREEMENT

The Planned Rezoning Overlay process involves a PRO concept plan and specific PRO conditions in
conjunction with a rezoning request. The submittal requirements and the process are codified
under the PRO ordinance (Section 7.13.2). Within the process, which is initiated by the applicant,
the applicant and City Council can agree on a series of conditions to be included as part of the
approval which must be reflected in the Concept Plan and or the PRO agreement.

The PRO conditions must be in material respects, more strict or limiting than the regulations that
would apply fo the land under the proposed new zoning district. Development and use of the
property shall be subject to the more restrictive requirements shown or specified on the PRO Plan,
and/or in the PRO Conditions imposed, and/or in other conditions and provisions set forth in the
PRO Agreement.

The applicant has listed the following benefits/conditions for development (Staff comments are in
bold):
1. The use shall be limited to a car wash. No other uses permitted in the B-3 District would be
allowed on this site.
2. The building height will be 24.5 feet, which is more limiting than the 30 feet allowed in the B-3
District.
3. The building setbacks will exceed the B-3 requirements on all sides. Front and exterior side
yards are 68-88 ft (30 ft required) and interior side yards are 54-138. 6 feet (15 ft required).
4. The facade ordinance requires a minimum of 30% brick on all elevations. The proposed
building exceeds this requirement with 49.6 to 59.9%.
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Additional conditions to be included in the PRO Agreement, if it should be approved, will likely be
added during the review process.

ORDINANCE DEVIATIONS

Section 7.13.2.D.i.c(2) permits deviations from the sirict interpretation of the Zoning Ordinance
within a PRO agreement. These deviations must be accompanied by a finding by City Council that
“each Zoning Ordinance provision sought to be deviated would, if the deviation were not granted,
prohibit an enhancement of the development that would be in the public interest, and that
approving the deviation would be consistent with the Master Plan and compatible with the
surrounding areas.” Such deviations must be considered by City Council, who will make a finding
of whether to include those deviations in a proposed PRO agreement. A PRO agreement would be
considered by City Council only after tentative approval of the proposed concept plan and
rezoning.

Staff has reviewed the applicant’s Concept Plan in as much detail as possible to determine what
deviations from the Zoning Ordinance are currently shown. The applicant may choose to revise the
concept plan to better comply with the standards of the Zoning Ordinance, or may proceed with
the plan as submitted with the understanding that those deviations would have to be approved by
City Council in a proposed PRO agreement. The applicant has not requested any deviations or
proposed benefits that would outweigh any detriments. The applicant should refer to all review
letters and identify what deviations they would seek and what they would revise the plan to
conform.

The following Ordinance deviations appear to be required based on the site plan. Staff comments
are in bold.

1. Overhead Door (Sec. 3.10.1.A): In the B-3 District, no overhead door or other type of service bay
door is permitted to face a major thoroughfare. A deviation would be required for the car wash
tunnel door facing Twelve Mile Road. No justification has been provided.

2. Parking Setback (Sec. 3.1.24.D): The existing parking spaces east of the proposed lot line would
require a deviation from 10-foot sefback (0 feet proposed). Unclear if this deviation can be
included in the PRO Agreement for off-site parcel. Zoning Board of Appeals may need to
approve the variance request.

3. Existing Building Setback (Sec. 3.1.24.D): The existing building (Buddy’s Restaurant space)
southeast of the proposed lot line may require a deviation from 100-foot setback. Unclear if this
deviation can be included in the PRO Agreement for off-site parcel. Zoning Board of Appeals
may need to approve the variance request. Applicant shall provide a dimension to verify
proposed setback.

4. Dumpster (Sec. 4.19.2.F): The current location of the dumpster in front of the building would
require a deviation. No justification has been provided. This deviation may not be supported as
it is in a very conspicuous location.

5. Loading-Unloading Zone (Sec. 5.4.2): Deviation would be required for the lack of a loading
zone. No justification has been provided.

6. Parking Lot Landscaping (Section 5.5.3.C): Deviation would be required for not providing the
required number of accessway perimeter trees. The deviation is not supported by staff, unless
the applicant can provide sufficient justification for the deficiency.
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7. Correlated Color Temperature (Section 5.7.3.F): Deviation may be required for exceeding 3000K
Correlated Color Temperature (4000K proposed) for permanent lighting installations. No
justification has been provided.

8. Section 9 Waiver (Section 5.15): Proposed elevations of the building have an overage of
Horizontal lap siding (8-10% proposed, 0% minimum required) and an overage of Asphalt
Shingles (31-36% proposed, 25% maximum allowed). In this case the deviations are not
detrimental to the overall design of the building, and consistent with the intent and purpose of
the Ordinance.

APPLICANT'S BURDEN UNDER PRO ORDINANCE

The Planned Rezoning Overlay ordinance (PRO) requires the applicant to demonstrate that certain
requirements and standards are met. The applicant should be prepared to discuss these items,
especially in number 1 below, where the ordinance suggests that the enhancement under the PRO
request would be unlikely to be achieved or would not be assured without utilizing the Planned
Rezoning Overlay. Section 7.13.2.D.ii states the following:

1. (Sec. 7.13.2.D.i.a) The PRO accomplishes the integration of the proposed Iland
development project with the characteristics of the project area in such a manner that
results in an enhancement of the project area as compared fo the existing zoning that
would be unlikely to be achieved or would not be assured in the absence of the use of a
Planned Rezoning Overlay.

2. (Sec. 7.13.2.D.ii.b) Sufficient conditions shall be included on and in the PRO Plan and PRO
Agreement such that the City Council concludes, in its discretion, that, as compared to the
existing zoning and considering the site specific land use proposed by the applicant, it
would be in the public interest to grant the Rezoning with Planned Rezoning Overlay. In
determining whether approval of a proposed application would be in the public interest,
the benefits which would reasonably be expected to accrue from the proposal shall be
balanced against, and be found to clearly outweigh the reasonably foreseeable
detriments thereof, taking into consideration reasonably accepted planning, engineering,
environmental and other principles, as presented fo the City Council, following
recommendation by the Planning Commission, and also taking info consideration the
special knowledge and understanding of the City by the City Council and Planning
Commission.

IDENTIFYING BENEFITS TO PUBLIC RESULTING FROM THE REZONING AND THE PROPOSED DEVIATIONS

Section 7.13.2.D.ii states that the City Council must determine that the proposed PRO rezoning
would be in the public interest and that the benefits to the public of the proposed PRO rezoning
would clearly outweigh the detriments. The following benefit is proposed by the applicant (as listed
in their narrative) to qualify as an enhancement of the project area:

o The applicant makes the case that developing a vacant parcel is the benefit of this
proposal. The parcel has remained undeveloped since Fountain Walk was developed 22
years ago. They state the continued success of Fountain Walk is a public benefit to the city.
These stated benefits are incidental o any development proposed, not unique to this PRO
request, and would not qualify as a “public benefit” that would outweigh the detriments.

This is a PRO in which the applicant seeks both a rezoning and a list of ordinance deviations. In
Staff's opinion the proposed benefits to the City could be enhanced, and we have offered some
suggestions for the applicant to consider in this and the other review letters.
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The Planning Commission and City Council should offer their thoughts on whether the proposed
benefits would qualify, and whether they have other ideas for improvements to the proposal.

NEXT STEP: PLANNING COMMISSION CONSIDERATION OF ELIGIBILITY

The Planning Commission will have an opportunity to discuss the initial submittal and eligibility of the
rezoning request from OS-1 (Office Service) and I-1 (Light Industrial) to B-3 (General Business) and
RM-1 (Multiple Family Low Rise Residential) with a Planned Rezoning Overlay.

As stated in the newly amended PRO Ordinance,
In order to be eligible for the proposal and review of a rezoning with PRO, an applicant
must propose a rezoning of property to a new zoning district classification, and must, as
part of such proposal, propose clearly-identified site-specific conditions relating to the
proposed improvements that,
(1) are in material respects, more strict or limiting than the regulations that
would apply to the land under the proposed new zoning district,
including such regulations or conditions as set forth in Subsection C
below; and
(2) constitute an overall benefit to the public that outweighs any material
detriments or that could not otherwise be accomplished without the
proposed rezoning.

(See attachment for Full text, including Subsection C)

CITY COUNCIL CONSIDERATION OF ELIGIBILITY

Following the Planning Commission’s initial review of the proposed project, the City Council will
likewise have the opportunity to review the PRO proposal and comment on whether the project is
eligible for the PRO process.

In this review letter, staff identifies significant concerns with spot zoning, non-compliance with the
Master Plan for Land Use, and lack of public benefits. Based on the feedback provided, and any
additional comments from the Planning Commission and City Council, the applicant should
consider addressing those comments and revise the drawings accordingly to offset the impacts of
the proposed change of use on the surrounding development before the formal PRO Concept
submittal. In addition, resolution of the outstanding parcel configuration must be accomplished.

If the applicant has any questions concerning the above review or the process in general, do not
hesitate to contact me at 248.347.0484 or [bell@cityofnovi.org.

/ﬁ%ﬁ;@‘%/

Lindsay Bell, AICP, Senior Planner
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B-3 General Business District with PRO

Items in Bold need to be addressed prior to the approval of the Preliminary Site Plan.

ltem Required Code Proposed Meets |Comments
Code
Zoning and Use Requirements
Master Plan Regional Commercial General Commercial No
Zoning RC: Regional Center B-3: General Business No Rezoning to B-3 requested
(Effective Jan. 8, |District District using PRO
20195)
Uses Permitted Sec 3.1.12.B Principal Uses | Auto Wash Yes Permitted Use in B-3 District
(Sec 3.1.11.B & C) |Permitted.
Auto wash Permitted use in B-3 when |Wash completely Yes
(Sec 4.32) completfely enclosed in a |enclosed in a building.

building

There are vacuum
stations outside the
building.

Planned Rezoning Overlay Document Requirements (Section 7.13.2 & Site Plan & Development Manual)

Written
Statement
(Section 7.13.2)

The statement
should include
the following:

Statement of eligibility for
PRO Approval: Describe
the rezoning requested
including uses proposed,
justification for why it
makes sense

Attorney letter states
use limited to Auto
Wash

How does the project
constitute an overall
benefit to the public that
outweighs any material
detriments or could
otherwise be
accomplished without
the rezoning?

Deviations and
Conditions proposed for
inclusion in the PRO
Agreement (i.e., Zoning
Ordinance deviations,

Letter states
development of the
property is a benefit to
community; protection
of surrounding uses
from competing uses

No

Review Section 7.13.2 of
the 7O to understand
PRO requirements for
benefits to the public.
Cannot be incidental or
general benefits of
development.

Use to be restricted to
Auto Wash only; height
and setbacks more
limiting, exceeding
brick requirement; no
other deviations or

conditions noted

Propose conditions that
would be more limiting
than would be allowed
under proposed zoning
districts, identify and
provide justification of
deviations from 7O
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limitation on ftotal units,
height or uses, efc)

requirements

Rezoning Traffic Required regardless of Not required as does NA
Impact Study site size, with not meet conditions
Site requirements in SDM
development
Manudl
Community Required according o Not required NA
Impact site plan manual (SDM
Statement link: Site development
(Sec. 2.2) Manudal)
Rezoning Signs Sign location plan Not provided No Provide with next
(Site Plan submittal - this is
Development Mock-up of sign details Not provided No required
Manual)
B-3 Business District Required Conditions (Sec. 3.10)
Overhead Door No truck well, loading Car Wash tunnel door No This will require a variance
(Sec. 3.10.1.A) dock, overnead door or | will face Twelve Mile
other type of service bay |Road
door shall face a major
thoroughfare, nor an
abutting residential district
Height, bulk, density, and area limitations (Sec 3.1.12)
Frontage on a Frontage on a Public Frontage on Cabaret Yes
Public Street. Street is required and Twelve Mile
(Sec. 5.12)
Access to Major | Direct access to Major Access to Twelve Mile Yes
Thoroughfare Thoroughfare is required | via Fountain Walk Road
(Sec. 5.13) unless noted in Section and Cabaret Dr
5.13
Building Height 30 ft No building details Yese
(Sec. 3.1.12.D) provided, plan indicates
height of 22.5 ft
Building Setbacks (Sec 3.1.12.D)
Front (Twelve 30 ft. 88.51 ft. Yes
Mile)
Exterior Side 30 ft. 68.5 ft. Yes
(Cabaret)
Side (east) 15 ft. 138.6 ft Yes
Side (south) 15 ft. 54.26 ft Yes

Parking Setback (Sec 3.1.12.D)

Front (Twelve
Mile)

20 ft.

Noft proposed
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Exterior Side 20 ft. Noft proposed
(Cabaret) -Proposed lot line will be
Side (east) 10 ft. Exceeds Yes adlz.ceni fo exisling i
-off-site spaces will be 0’ bardng spaces on eas
from proposed lot line No 5|de,.wh|ch will require g
parking setback deviation.
Side (south) 10 ft. Exceeds Yese
Note To District Standards (Sec 3.6.2)
Exterior Side Yard | All exterior side yards Cabaret Dr frontage is | Yes
Abutting a Street | abutting a street shall be | exterior side yard
(Sec 3.6.2.C) provided with a setback
equal to the front yard
setback requirement of
the district in which
located.
Minimum Lot Area |The minimum lot area and |- TBD
(Sec. 3.6.2.D) width, and the maximum
percent of lot coverage
shall be determined on
the basis of off-street
parking, loading,
greenbelt screening, yard
setback or usable open
space requirements
Off-Street Parking | Off-street parking shall be |Not proposed NA
in Front Yard permitted in the front
(Sec 3.6.2.E) yard, except that said
parking shall observe the
minimum off-street parking
setback requirements in
Sec. 3.1 and 5.5.3
Wetland/ Refer to Sec 3.6.2 for more | No wetlands NA
Watercourse details.
Setback
(Sec 3.6.2.M)
Parking setback |Required parking setback |Some landscaping See landscape letter for
screening area shall be landscaped |shown on plan requirements
(Sec 3.6.2.P) persec 5.5.3.
Modification of Refer to Sec 3.6.2 for more |None proposed NA
parking setback |details
requirements
(Sec 3.6.2.Q)
Parking, Loading, and Dumpster Requirements
Auto-wash Two + 1 for each 1 per vacuum stall Yes Applicant states that 5
(automatic) employee + 1 for each - Required: 23 parking spaces will be
(5.2.12.C.) vacuum station or similar - Provided: 23 provided off-site. Legal
area 2 + 1 per employee document to share
- Required: 6 parking will be required

- Provided: 6
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Total:
- 28required
- 22 provided
Parking Space - 90° Parking: 9 ft. x 19 ft. |24’ drive aisle Yes
Dimensions and - 24 ft. two-way drives 21’ one-way drives
Maneuvering - 9 ft.x 17 ft. parking Vacuum stalls 12" x 20’
Lanes spaces allowed along 7
(Sec. 5.3.2) ft. wide interior sidewalks
as long as detail
indicates a 4" curb at
these locations and
along landscaping
Posted Fire Lanes |The minimum width of a Fire lanes are 21 ft. Yes Confirm the height of the
(D.C.S Sec. 158- posted fire lane is 20 feet. | Canopy located over structures at POS
99(a)) The minimum height of a  |the point of sale must
posted fire lane is 14 feet. |meet the minimum
height
Parking stall Shall not be located Complies Yes
located adjacent |closer than twenty-five
to a parking lot (25) feet from the street
entrance right-of-way (ROW) line,
(public or private) |street easement or
(Sec. 5.3.13) sidewalk, whichever is
closer
End Islands - End Islands with Not proposed NA
(Sec. 5.3.12) 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
feet wide, have an
outside radius of 15 feet,
and be constructed 3’
shorter than the adjacent
parking stall as illustrated
in the Zoning Ordinance
Barrier Free - 22 parking spaces: 1 Proposed Yes
Spaces van Accessible Space
Barrier Free Code required
(2012 Michigan - Every 6 or fraction of six
Building Code) accessible parking
spaces, at least one
shall be van-accessible
Barrier Free Space |- 8' wide with an 8’ wide |Proposed Yes

Dimensions
Barrier Free Code
(2012 Michigan
Building Code)

access aisle for van
accessible spaces

- 8" wide with a 5" wide
access aisle for regular
accessible spaces
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Barrier Free Signs
Barrier Free Code

One sign for each
accessible parking space.

Indicated

Yes

Minimum number
of Bicycle Parking
(Sec. 5.16.1)

Minimum 2 spaces

Shown

Yes

Bicycle Parking
General
requirements
(Sec. 5.16)

- No farther than 120 ft.
from the enfrance being
served

- When 4 or more spaces
are required for a
building with multiple
entrances, the spaces
shall be provided in
multiple locations

- Spaces to be paved
and the bike rack shall
be inverted “U” design

- Shall be accessible via 6
ft. paved sidewalk

Indicated

Yes

Layout will be reviewed at
time of site plan submittal

Bicycle Parking
Lot layout
(Sec 5.16.6)

Parking space width: 7 ft.
One fier width: 11 ft.

Two tier width: 18 ft.
Maneuvering lane width:
4 ft,

Parking space depth: 32
in.

Indicated

Yes

Layout will be reviewed at
time of site plan submittal

Loading Spaces
(Sec. 5.4.2)

- Loading, unloading
space shall be provided
in the rear yard at a ratio
of 10 sq. ft. for each front
foot of building

- Exceptin the case of a
double frontage lot,
loading-unloading, as
well as trash receptacles
may be located in an
interior side yard beyond
the minimum side yard
setback requirement of
the district; location
subject to approval by
the City.

Noft proposed

No

Provide 500 sf loading
area or provide

justification for PRO
deviation

Dumpster
(Sec 4.19.2.F)

- Located in rear yard or
interior side yard in case
of double frontage

- Aftached to the building
OR

- No closer than 10 ft. from
building if not attached

- Not located in parking

Front yard placement

No

Relocate the dumpster to
a less conspicuous
location - may be in side
yard, but not in front of
actual building setback
Current location requires a
deviation — provide

justification.
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setback

- If no setback, then it
cannot be any closer
than 10 ft, from property
line.

- Away from Barrier free
Spaces

Dumpster - Screened from public Dumpster enclosure No Indicate the height of the
Enclosure view elevation not shown dumpster itself and note
(Sec. 21-145. (c)) |- Awallorfence 1 ft. that the enclosure will be
higher than height of at least one foot higher
refuse bin than the dumpster;
- And no less than 5 ft. on screening enclosure
three sides should match masonry of
- Posts or bumpers to building
protect the screening
- Hard surface pad.
- Screening Materials:
Masonry, wood or
evergreen shrubbery
Ovutdoor Vacuums |Provide specifications for |Not provided No Include a noise statement
the vacuums (dimensions, to show impact on
color scheme, decibel adjacent uses and
level, etc.) compliance with Sec.
5.14.10 - this could be a
condition in the PRO
Agreement.
Vacuum Accessory Structure - Must | Not shown No - If proposed show on
Enclosure meet the same plans and screen
(Sec 4.19.2.F) placement as Dumpster
and be screened
Flagpoles May be located in front or | Not proposed NA
(Sec 4.19.2.B) exterior side yard, no
closer o ROW than 2 the
distance between the
ROW and Principal
building
Drive-through Lanes (Sec. 5.3.11)
Drive-through Drive-through lanes shall | Separate circulation Yes
Lanes Separation |be separate from the routes are provided
(Sec. 5.3.11.A,C) |circulation routes & lanes
necessary for ingress o &
egress from the property
Drive-through Drive through shall follow | Appears to meet 10-ft Yes

setbacks
(Sec. 5.3.11.A,B)

parking setback
requirements and
applicable parking lot
landscaping requirements

side yard setback; 12.13
ft




JZ24-02 JAX KAR WASH
Initial PRO Plan Review

March 18, 2024
Page 7 of 11

Bypass Lane for Drive-through facilities Bypass lane provided; Yes
Drive-through shall provide 1 bypass 21-ft wide
(Sec. 5.3.11.D) lane, min. of 18 ft. in width,
unless otherwise
determined by the Fire
Marshal
Width & Centerline | Drive-through lanes shall Appears to comply Yes
Radius of Drive- have a minimum 9 ft.
through Lanes width, centerline radius of
(Sec. 5.3.11.E,F,H) |25 ft. and a minimum
length of 19 ft. per car
Drive-through Drive-through lanes shall | Appears to be proposed | Yes
Lane Delineated |be striped, marked, or
(Sec. 5.3.11.G) otherwise delineated
Drive-Thru Twenty-five (25) vehicles |25 spaces before the Yes
Stacking Spaces | prior fo the tunnel (may funnel shown
(Sec. 5.3.11.1) be in multiple lanes), three | Vacuum area beyond
(3) vehicles beyond the tunnel can serve as
tunnel for drying areas. drying area
Lighting and Other Equipment Requirements
Exterior lighting Photometric plan and Photometric plan is Yes
(Sec. 5.7) exterior lighting details provided
needed at time of Final
Site Plan submittal
Roof top - All roof top equipment  |Not proposed NA If proposed, Please
equipment and must be screened, and indicate on the next
wall mounted all wall mounted utility submittal and provide
utility equipment equipment must be dimensions of any
(Sec. 4.19.2.E.ii) enclosed and equipment and screening
intfegrated into the
design and color of the
building
Roof top Roof top appurtenances |Not proposed NA
appurtenances shall be screened in
screening accordance with
applicable facade
regulations, and shall not
be visible from any street,
road, or adjacent
property
Noise Site proposals must Specifications not No Please indicate noise
Specifications comply with the standards | provided. specifications for the car
(Sec. 5.14.10.A) of the noise ordinance. wash tunnel and vacuums

on the next submittal (refer
to section 5.14.10.A of the
Ordinance)

Sidewalk Requirements
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Sidewalks - 8-foot sidewalk required | Existing sidewalks Yes

(Sec. 7.4.2 of the along 12 Mile and é-foot |present on 12 Mile. New

Engineering sidewalk along Cabaret |6’ sidewalk on Cabaret

Design Manual) Dr Dr indicated

Pedestrian Whether the fraffic 7-foot sidewalk Yes

Connectivity circulation features within | connection to 12 Mile

the site and location of Road sidewalk. Also to
automobile parking areas |employee parking area
are designed to assure

safety and convenience

of both vehicular and

pedestrian traffic both

within the site and in

relation to access streets

Building Code and Other Design Standard Requirements

Design and Land description, Sidwell | Not Provided No Include on cover sheet.

Construction number (metes and

Standards Manual | bounds for acreage

parcel, lot number(s),
Liber, and page for
subdivisions).

General layout Location of all existing Generally provided No See this and other reviews

and dimension of |and proposed buildings, for information to be

proposed proposed building heights, provided in future
physical building layouts, (floor submittals
improvements area in sq. ft.), location of

proposed parking and

parking layout, streets,

and drives, and indicate

sq. ft. of pavement area

(indicate public or

private).

Economic Impact |- Total cost of the No Include in the response
proposed building & site letter for the next
improvements submittal.

- Number of anticipated
jobs created (during
constfruction & after
building is occupied)
Other Permits and Approvals
Development/ Signage if proposed Not indicated at this NA If any signage deviations

Business Sign

requires a permit.

fime

are anticipated, include
with the PRO submittal
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Development and
Street Names

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

Project name does not
require approval.

NA

Property Split

The proposed property
split must be submitted o
the Assessing Department
for approval.

A split appears to be
proposed.

TBD

If proposed, include
proposed parcel
boundaries and setbacks
to existing
parking/buildings.

Other Legal Requirements

Existing
Easements

Show all easements on a
site survey

Provided on Topo

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 into
the night sky

Provided

Yes

Lighting Plan
(Sec. 5.7.A.1)

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

Provided for subject site

Yes

Building Lighting
(Sec. 5.7.2.A.iii)

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

Not provided

Provide with Final Site Plan
submittal

Lighting Plan
(Sec.5.7.2A.i)

Specifications for all
proposed & existing
lighting fixtures

Provided

Yes

Photometric data

Provided

Yes

Fixture height

Provided

Yes

Mounting & design

Provided

Yes
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Glare control devices Provided Yes
Type & color rendition of
lamps
Hours of operation
Maximum height |Height not to exceed 22 feet proposed
when abutting maximum height of zoning
residential districts | district (or 25 ft. where
(Sec. 5.7.3.A) adjacent to residential
districts or uses)
Standard Notes Notes provided Yes
(Sec. 5.7.3.B) - Electrical service to light
fixtures shall be placed
underground
- Flashing light shall not be
permitted
- Only necessary lighting
for security purposes &
limited operations shall
be permitted after a
site’s hours of operation
Average light Average light level of the |[3.4:1 Yes
levels (Sec.5.7.3.E) |surface being lit to the
lowest light of the surface
being lit; not exceed 4:1
Color Spectrum For all permanent lighting |80 CRI Yes
Management installations - minimum
(Sec. 5.7.3.F) Color Rendering Index of | 4000K No Max 3000K — or seek
70 and Correlated Color deviation
Temperature of no greater
than 3000 Kelvin
Indoor Lighting Indoor lighting shall not be | Not shown Shall comply
(Sec. 5.7.3.H) the source of exterior
glare or spillover
- All fixtures shall be TBD
Security Lighting located, shielded, and
(Sec. 5.7.3.1) aimed to not cast light
toward adjacent
Lighting for properties or streefts, or
security purposes intfo the night sky.
shall be directed |- Fixtures mounted on the
only onto the area| building and designed
to be secured. to illuminate the facade
are preferred
Parking Lot - Provide the minimum Appears to comply Yes

Lighting
(Sec. 5.7.3.J)

illumination necessary
to ensure adequate
vision and comfort.
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- Full cut-off fixtures shall
be used to prevent
glare and spillover.

Min. lllumination |Parking areas: 0.2 min 0.5 fc Yes
(Sec. 5.7.3.L) Loading & unloading NA
areas: 0.4 min
Walkways: 0.2 min Not shown TBD Provide photometrics of
sidewalk areas
Building entrances, Not shown TBD Provide photometrics of
frequent use: 1.0 min building enfry areas
Building entrances, NA
infrequent use: 0.2 min
Max. lllumination |When site abuts a non- 0.6 fc Yes
adjacent to Non- |residential district,
Residential maximum illumination at
(Sec. 5.7.3.K) the property line shall not
exceed 1 foot candle
Max. lllumination |When adjacent to NA
adjacent to residential districts:
Residential - All cut off angles of
(Sec. 5.7.3.1) fixtures must be 90°

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

- No direct light source
shall be visible at the
property line that is
adjacent tores. at
ground level

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 Arficle 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
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APPLICANT

Jax Kar Wash

REVIEW TYPE

Initial PRO Plan

PROPERTY CHARACTERISTICS

= Site Location: Northwest corner of Twelve Mile Crossing at Fountain Walk,
south of Twelve Mile Road and east of Cabaret Drive

= Site Size: 1.9 acres

= Plan Date: 2/9/2024.

= Design Engineer: PEA Group

PROJECT SUMMARY

» Rezoning of an approximately 1.81-acre parcel from R-C (Regional Center) to B-3
zoning with a PRO.

» Construction of an approximately 6,212 square-foot car wash building and
associated parking. Site access would be provided via the interior Fountain Walk
roadway.

= Construction of a é-foot-wide pathway along the Cabaret Drive frontage.

»  Water service would be provided by an extension from the existing 12-inch water
main along the east side of the property.

= Sanitary sewer service would be provided by an extension from the existing 8-inch
sanitary sewer on the northwest side of the property, along with a monitoring
manhole.

= Storm water would be collected by a single sewer collection system and will be
freated on-site before being discharged to the existing storm water system.
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Recommendation
Approval of the Initial PRO Plan is recommended.

Items to be addressed at site plan submittal.

1. The Non-Domestic User Survey Form for sanitary sewer flow shall be submitted to
the City so it can be forwarded to Oakland County.

2. Any work in the Cabaret Drive right-of-way will require a permit from the City of
Novi.

3. Show the locations of all light poles on the utility plan. Light poles in a utility
easement will require a License Agreement

Sanitary Sewer

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

5. Provide a sanitary sewer monitoring manhole, unique to this site, within a
dedicated access easement or within the road right-of-way. If not in the right-of-
way, provide a 20-foot-wide access easement to the monitoring manhole from
the right-of-way (rather than a public sanitary sewer easement).

Paving & Grading

6. Provide existing topography and 2-foot contours extending at least 100 feet past
the site boundary. Any off-site drainage entering this site shall be identified.

7. A receiving ramp must be installed on the opposite side of the drive at southern
end of the proposed sidewalk.

8. Revise paving cross-section details to meet City standards. 8" concrete on 8" 21
AA aggregate, and the asphalt should have an 8” 21 AA base course.

Storm Sewer

9. An easement is required over the storm sewer accepting and conveying off-site
drainage. This could be handled by establishing an easement to the off-site first
storm structure.

Storm Water Management Plan

10. 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 (updated Jan 31, 2024)

11. The SWMP must detail the storm water system design, calculations, details, and
maintenance as stated in the ordinance.

Irrigation Comments

12. The irrigation plans should be provided at time of site plan submittal, irrigation plans
must be approved prior to stamping set submittal.
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Easements
13. Any off-site utility easements anficipated must be executed prior to Stamping Set
Approval. At time of site plan submittal draft easements and a recent title search
shall be submitted to the Community Development Department for review and
shall be approved by the Engineering Division and the City Attorney prior to
executing the easements.

14. The following easements and agreements are required:

Sidewalk easement for the proposed sidewalk along Cabaret Drive.
Sidewalk easement for the existing sidewalk along 12 Mile Road.

A Storm Drainage Facility Maintenance Easement Agreement.

Sanitary Sewer Monitoring Manhole Easement.

Emergency access easement from the northern access point to the
Cabaret Drive ROW.

Access easement from the main access point to the Cabaret Drive ROW.
Off-site temporary construction easement.

Off-Site Storm drainage easement.

O O O O O

The following must be submitted with the Preliminary Site Plan:

15. A letter from either the applicant or the applicant’s engineer must be submitted
with the Preliminary Site Plan highlighting the changes made to the plans
addressing each of the comments listed above and indicating the revised sheets
involved.

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

Please contact Adam Yako at (248)735-5695 or email at ayako@cityofnovi.org with
any questions.

o,
Adam Yoko/
Project Engineer

CcC: Lindsay Bell, Community Development
Humna Anjum, Engineering
Ben Nelson, Engineering
Ben Croy, City Engineer
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Review Type Job #

PRO Concept Plan Landscape Review J724-0002

Property Characteristics

e Site Location: Southeast corner of Twelve Mile Road and Cabaret Drive
e Site Acreage: 1.81 ac.

e Site Zoning: Current: R-C, Proposed: B-3 with PRO

e Adjacent Zoning: North: Twelve Mile Rad/R-A, South, East: R-C, West: OST

e Plan Date: February 9, 2024

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 Preliminary Site Plan submittal. Underlined items must be addressed on the Final Site
Plans. Please follow guidelines of the Zoning Ordinance and Landscape Design Guidelines. This
review and the accompanying Landscape Chart are summaries and are not intended to
substitute for any Ordinance.

RECOMMENDATION:

This project is not recommended for approval. A significant deviation is required by the
proposed layout and landscaping that is not supported by staff. In addition, there are a number
of changes that can and should be made to make the site conform to the landscape
requirements before it can be recommended for approval.

LANDSCAPE DEVIATIONS THAT ARE REQUIRED FOR THE PROPOSED LAYOUT:
o Deficiency in accessway perimeter plantings — not supported by staff unless the utility
easement does not allow plantings along the west edge of the west bypass lane.

PLEASE REVISE THE LAYOUT, UTILITIES AND LANDSCAPING TO ELIMINATE OR REDUCE THE ABOVE
DEVIATIONS.

Ordinance Considerations

Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #17 and LDM 2.3 (2))
1. Tree survey is provided.
2. There are no weftlands or regulated woodlands or frees on the site.
3. It appears that a number of existing landscaping tfrees may be damaged by grading.
Any such plantings must be replaced.

Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii)
The site is not adjacent o residential property.
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1. The required greenbelt widths are provided for both roads.

2. Therequired greenbelt plantings are provided for both roads.

3. No berms exist or are proposed along either road. As the site is below both roads, and
no parking abuts either roads, berms are not required.

4. There is either not room within the right-of-way or sight vision concerns, so no street trees
are required along either road.

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

1. While the required parking lot interior landscape areas and trees appear to be provided,
rearrangements of utilities and trees are required to meet the ordinance requirements.

2. See the detailed discussion of parking lot landscaping on the landscape chart.

3. The required number of accessway perimeter trees is not proposed. An existing DTE
easement may make it impossible to provide all of the required frees but that information
needs to be provided to show that that is the case. As it is, the deficiency would require
a landscape deviation that would not be supported by staff. See the discussion of the
issue on the Landscape Chart.

Building Foundation Landscaping (Zoning Sec 5.5.3.D)
1. Calculations provided and shaded areas indicate that the required foundation plantings
will be provided.
2. Please provide detailed foundation planting plans on the Final Site Plans.

Plant List (LDM 4, 10)
1. Provided for all plantings except the Foundation plantings
2. 100% of the proposed frees are native to Michigan.
3. All species but the Tupelos meet the requirements of LDM 4. Please use 6 or less tupelos
on the site.

Planting Notations and Details (LDM 10)
Provided

Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 3)
Underground detention is proposed. If that is approved by engineering, no detention basin
landscaping is required.

Irrigation (LDM 10)
1. If anirrigation system will be used, a plan for it must be provided with Final Site Plans.
2. If alternative means of providing water to the plants for their establishment and long-term
survival, information regarding that is also required with 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 rmeader@cityofnovi.org.

Tl Menty.

Rick Meader - Landscape Architect
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LANDSCAPE REVIEW SUMMARY CHART - PRO Concept Plan

Review Date:
Project Name:
Project Location:
Plan Date:
Prepared by:

March 6, 2024
JAX Kar Wash
SE Corner of Twelve Mile Road and Cabaret Drive
February 9, 2024

Rick Meader, Landscape Architect E-mail: rmeader@cityofnovi.org;
Phone: (248) 735-5621

ltfems 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 DEVIATION REQUIRED BY PLAN:
e Deficiency in accessway perimeter landscaping — not supported by staff unless the existing utility
easement does not allow plantings along the side of the west bypass lane

Meets

ltem Required Proposed Code Comments
Landscape Plan Requirements (LDM (2)
e New commercial or
residential
developments
e Addition to existing
building greater than
25% increase in overall A smaller scale may
Landscape Plan footage or 400 SF .
. . . Landscape Plan: need to be used for the
(Zoning Sec 5.5.2, whichever is less. " oo Yes - -
oy . 1"=20 detailed foundation
LDM 2.e.) e 1"=20" minimum with lantings
proper North. planfings.
Variations from this
scale can be
approved by LA
e Consistent with plans
throughout set
Project Information
(LDM 2.d.) 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, Adaress and
h . telephone number of
contact information Janet Evans — PEA Yes
RLA/PLA/LLA who
(LDM 2.b.)
created the plan
Sedled by LA. Requires original Copy of seal and Signature required on
. - Yes - -
(LDM 2.g.) sighature sighature final stamping sets
Miss Dig Note
(800) 482-7171 Show on all plan sheets On fitle block Yes
(LDM.3.a.(8))
Site: R-C
Zoning (LDM 2.7.) Include all adjacent Proposed: B-3 with Yes

zoning

PRO
East, South: R-C
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. Meets
ltem Required Proposed Code Comments
North: 12 Mile
Road/R-A
West: Cabaret/OST
Survey information * Legal description or
(LDM 2.c.) boundary line survey Sheet C-1.0 Yes
T e Existing fopography
1. As no regulated frees
are being removed,
no woodland
replacements are
required
2. Although no
regulated trees are
being impacted,
there are many
(approximately 14)
existing trees which
-~ . e Show location type e No regulated P ving
Existing plant material . degrees by the
. g and size. Label to be woodlands or .
Existing woodlands or . proposed sidewalk
saved or removed. frees exist on the Yes .
wetlands . . and grading.
e Plan shall state if none site
(LDM 2.e.(2)) : . 3. Please work to
exists. e No wetland exists
) reduce those
on the site .
impacts. Any trees
from the original
approved
landscaping that are
removed or
significantly
impacted by the
grading will need to
be replaced, in
addition to the trees
required for the car
wash.
1. Soil information
needs to be in set,
= As determined by Soils not necessarily on
Landscape Plan.
survey of Oakland 2 .
. . If not provided on the
Soil types (LDM.2.r.) county No No
landscape plan,
= Show types, [
. please indicate the
boundaries R .
location of the soils
data with a note on
the landscape plan.
- Existing and proposed
Existing and buildings, easements,
proposed . Included on
: parking spaces, Yes
improvements ) landscape plan
(LDM 2.¢.(4)) vehicular use areas, and
T R.OW
Existing and e Overhead and e Existing and e Yes 1. Please clearly show
proposed utilities underground utilities, proposed utility e NO all utility lines and
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Item

Required

Proposed

Meets
Code

Comments

(LDM 2.¢.(4))

including hydrants
e Proposed light posts

lines and
structures are
shown on the
landscape plan

e No light posts are
shown.

structures on
landscape plan.

. Please state

restrictions of the
easements regarding
plantings within the
easement(s) on
Sheet L-1.0 (required
spacing, plant type
limitations, etc.)

. Please show all

proposed lighting
fixtures on the
landscape plan and
resolve planting/post
conflicts.

. Trees should be at

least 10 feet from
hydrants, catch
basins, manholes
and sanitary sewer
lines. They should
also be at least 5 feet
from other
underground lines.

. The easement will

determine the
required spacing
from the gas line.

Proposed grading. 2’
contour minimum
(LDM 2.e.(1))

Provide proposed
contours at 2' interval

Sheet C-4.0

Yes

Snow deposit
(LDM.2.q.)

Show snow deposit
areas on plan

A long snow
deposit area is
shown along the
bypass lane.

Yes

. The snow deposit

area does not need
fo be as large as it is.

. Accessway

perimeter canopy
trees are required
along the bypass
lane if the gas line
easement will allow
them.

LANDSCAPING REQUIREMENTS

Berms, Walls and ROW Planting Requirements

Berms

o All berms shall have a maximum slope of 33%. Gradual slopes are encouraged. Show 1ft. contours
e Berm should be located on lot line except in conflict with utilities.
e Berms should be constructed of loam with 6" top layer of topsoil.

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

Berm requirements
(Zoning Sec 5.5.A)

The site is not adjacent
to residential property so

No berm is
proposed.

Yes
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. Meets
Item Required Proposed Code Comments
this screening is not
required.
Walls (LDM 2.k & Zoning Sec 5.5.3.vi)
Freestanding walls
Material, height and should have brick or No new walls are
type of construction stone exterior with ronosed NA
footing masonry or concrete prop ’
interior
Walls greater than 3
/2 ft. should be None
designed and sealed
by an Engineer
ROW Landscape Screening Requirements (Sec 5.5.3.B. ii) and (LDM 1.b)
e Adjacent to pkg: 20
Greenbelt width feet e 12 Mile Rd: 45 ft e Yes
(2)(3) (5) e Not adjacent to pkg: e CabaretDr: 37 ft | e Yes
25 feet
Berm requirements (Zoning Sec 5.5.3.A.(5))
. . . . As the site is below both
Min. berm crest width | ° Adjocgnf fo plfg. 2t * 12 Mile Rd: O ff ° ves roads, berms are not
e Not adj to pkg: O ft e Cabaret Dr: O ft e Yes feasible
Minimum berm height | ¢ Adjacent to pkg: 3 ft e 12 Mile Rd: O ft e Yes see above
(9) e Not adjto pkg: 0 feet | e Cabaret Dr: O ft e Yes
3" wall (4)(7) None
e Adjto pkg: 1 tree/35 ft
eledese | r2mera e i
Canopy deciduous or frees (12 existing +
large evergreen trees . 6 new frees) . ves accessway parallel to
12 Mile Road: 240/60 = 4 ! e Yes Cabaret does not need
Notes (1) (10) e Cabaret Dr: 8 .
frees rees (all existing to be considered as
Cabaret Dr.: 250/60 = 4 parking.
frees
e Adjto pkg: 1 tree/20 If
) ﬁg;fg ltco Pkg: 1 e 12 Mile Rd: 6 trees
Sub-canopy (2 existing + 4 new . Yes
deciduous trees . . _ frees) See above
Notes (2)(10) * })Q‘rrl\emelf Road: 240740 = | | cqparet Dr: 9 ° ves
e Cabaret Dr.: 250/40 = frees (all existing)
6 frees
1. 12 Mile Road: Sight
e Adjto pkg: 1tree/35If visibility concerns
e Not adjto pkg: 1 tree make street trees
Canopy deciduous per 35 If . . undesirable
frees in area between : éQOI\é\gfeI?%ngrees e NoO 2. Cabaret Drive: There
sidewalk and curb ¢ 12 Mile Road: 240/35 = ’ e No is noroomin the

(Novi Street Tree List)

7 trees
e Cabaret Dr.: 250/35 =
7 trees

frees

right-of-way for street
trees.

3. Due to the above
factors, no street
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ltem Required Proposed I(\:Asg: Comments
frees are required for
this project.
Cross-Section of Berms (LDM 2.j)
e Label contour lines
Slope, height and e Maximum 33% No berms are NA
width e Constructed of loam proposed
e 6" top layer of topsoil
Type of Ground NA
Cover
Overhead ufility lines
and 15 ft. setback from No utilities or frees
Setbacks from Utilities | edge of utility or 20 ft. are shown on plan NA
setback from closest
pole
Parking Area Landscape Requirements LDM 1.c. & Calculations (LDM 2.0.)
General requirements * Sv!?h?rrw Sé%?;ggg I?J(;Zs No landscaping is 8D
(LDM 1.c) proposed
e No evergreen trees
Name, type and
number of ground As proposed on planting | Seed is indicated Yes
cover islands with hatching
(LDM 1.c.(5))
General (Zoning Sec 5.5.3.C.iii)
e A minimum of 200 SF
. I\(Xirﬁumgu“rf%/ 200 SF per e Islands’ areas in SF
Parking lot Islands S are shown.
] free planted in island . Yes
(a, b.i) .« 6" curbs e Allislands are
e Islands minimum width large enough.
10’ BOC to BOC
. 1. Spaces could be
fggﬁgg;fgl ]C 7(],%23 the shortened to 17 ft if
Curbs and Parking curb fo 4" adjacent to a Vacuum spaces No spaces have 2 ft of
stall reduction (c) sidewalk of minimum 7 are 20 feet long overhang available.
f 2. They should at least
) be shortened to 19 ft.
1. The space at the
south end of the east
vacuum bay is large
enough to have a
o Maximum of 15 free in it and should
contiguous spaced :::’i}'e a canopy tree
Contiguous space ¢ All endcap islands No bay is longer Yes 2. Please move the

limit (i)

should also be at least
200sf with 1 tree
planted in it.

than 12 spaces

storm line passing
through it south to
provide the
necessary room for a
free and move the
interior tree in the
long perimeter island
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. Meets
ltem Required Proposed Code Comments

to that space.

e No plantings with
matured height

greater than 12’ e One existing
within 10 ft. of fire hydrant is shown
hydrants of ufility just east of the
Plantings around Fire structures (manholes, property, near the Yes
Hydrant (d) catch basins). emergency
e Trees also need to access entry.
have at least 5 feet e No landscaping
between the frunk blocks it.
and underground
ufility lines.
The Road Commission No existing or
for Oakland County proposed plantfings
Clear Zones (LDM (RCOC) clear vision block the Yes
2.3.(9)) zone is required for Cabaret/Twelve
Twelve Mile Road asitis | Mile Road
their jurisdiction. intersection visibility

Category 1: For OS-1, OS-2, OSC, OST, B-1, B-2, B-3, C, 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 A=xSFx7.5%=Asf
footage of vehicular Calculation is
use area up to 50,000 | Vacuum area: 92094sf * provided

sfx7.5% 7.5% = 682sf

Yes

B = Total square
footage of additional
paved vehicular use B=xSFx 1% =B sf NA
areas over 50,000 SF)
x1%

Category 2: For: I-1 and 1-2 (Zoning Sec 5.5.3.C.iii)

A = Total square
footage of vehicular
use area up to 50,000
sf x 5%

A =XSFx 6% =Asf NA

B = Total square
footage of additional
paved vehicular use | B = (x SF—50000) x 0.5% NA
areas over 50,000 SF x
0.5%

All Categories

1. Only the corner
areas should count,
not the long

C=A+B perimeter island.

Total square footage |e¢ C=A+B 4014 sf No 2. Please add SF labels

of landscaped islands | ¢ C = 682 sf + 0 = 682sf to the NE and SE

required corners of the
vacuum area.

3. As noted above, the

southeast corner
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Item

Required

Proposed

Meets
Code

Comments

needs to have a
canopy tree iniit.

D =D/200
Number of canopy
frees required

e D =C/200 = xx Trees
e D =682/200 = 3 frees

3 frees

No

As noted above, the
interior tree in the long
perimeter island needs
to be moved to the
southeast endcap
island. Please do so.

Parking Lot Perimeter
Trees (Sec 5.5.3.C.iv)

1 Canopy tree per 35 If

3831f/35=11 trees

11 frees

No

1. Parking lot perimeter
frees need to be
within 15 feet of the
parking lot edge.

2. 28If of the perimeter
can be removed
from the basis
because the building
is within 20 feet of the
vacuum area.

3. Please move 2 of the
perimeter trees
farther than 15 feet
away from the
parking to locations
between the building
and the vacuum
area

4. Please move the
third distant tree to a
spot near the
northeast corner of
the vacuum area.
The storm manhole
may need to be
moved.

Accessway perimeter
trees (Sec 5.5.3.C.iv.j)

1 tfree per 35 If
13271f/35 = 38 trees

Greenbelt and parking
lot perimeter trees within
15 feet of the
accessway may also be
used to count toward
the required accessway
perimeter trees.

30 trees are
provided, including
9 that are shown as
replacements and
9 double-counted
parking lot
perimeter frees or
greenbelf trees.

No

1. Unless the utility
easement along the
west side of the site
does not allow it, the
entire perimeter
should be counted
toward the total.

2. Please add trees to
the areas missing
frees wherever
possible by adding
required trees and
spreading trees out.

3. Currently, a
landscape deviation
would be required for
the deficiency in
trees provided. It
would not be
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ltem Required Proposed I(\:Asg: Comments
supported by staff.
4. A waiver for frontage
within an easement
where trees cannof
be planted would be
supported by staff.
5. See the markup
below for what
should be included
in the accessway
perimeter
calculation (green
line). If the
easement prevents
the western edge
from having trees
planted in it, indicate
that on the plans.
Other Landscaping
Other Screening
Screening of outdoor Mmp_er .
storage, ‘ ‘ screening for a loading
I . . No loading zone is area such that the area
oading/unloading L TBD ;
3.15, 4.55, 4.56, 5.5) Mile Roads
e A minimum of 2ft.
separation between
ors box and the plants
Transformers/Utility e Ground cover below . Provide proper
boxes 4" is allowed up to No ufility boxes TBD screening for any
(LDM 1.e from 1 shown
through 5) pad. . fransformer on the plan.
¢ No plant materials
within 8 ft. from the
doors
Building Foundation Landscape Requirements (Sec 5.5.3.D)
e Equal to entire
perimeter of the
building (less paved
access areas) x 8 with
s a minimum width of 4 3290 Sf (hchhed Please provide detailed
Interior site f areas indicating Yes landscaning olans on
landscaping SF o areas to be >COPING BIANS O
e A minimum of 75% of landscaped) the Final Site Plans.
the building should
have foundation
landscaping.
e 390 If x 8ft = 3120 SF
Zoning Sec 5.5.3.D.ii. If visible from public 82% of the Twelve
All items from (b) to street a minimum of 60% | Mile Road building Yes

(e)

of the exterior building
perimeter should be

face and 97% of
the Cabaret Drive
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Item

Required

Proposed

Meets
Code

Comments

covered in green space

building face are
landscaped

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

Planting requirements
(Sec. 5.5.3.E.iv)

e Clusters of large native
shrubs shall cover 70-
75% of the basin rim
area located at 10
feet above the
permanent water level
or pond boftom ifit's a
dry pond.

Canopy trees at 1/35If
of the east, south and
west sides of the pond,
located at about 10
feet away from the
permanent water level
10" to 14" tall grass
along sides of basin
Refer to wetland for
basin mix

No new above-
ground detention is
required by
engineering and no
detention basin
landscaping is
proposed

Yes

Phragmites Control
(Sec 5.5.6.C)

Any and all
populations of
Phragmites australis
and/or Japanese
knotweed on the site
shall be included on
free survey.

Treat populations per
MDEQ guidelines and
requirements to
eradicate the weed
from the site.

None indicated

TBD

1. Please survey the site
for any populations
of Phragmites
australis and/or
Japanese knotweed
and add plans for its
complete removal if
any is found.

2. If none is found,
please indicate that

on the survey.

LANDSCAPING NOTES, DETAILS AND GENERAL REQUIREMENTS

Landscape Notes - Utilize City of Novi Standard Notes

Installation date
(LDM 2.1. & Zoning
Sec 5.5.5.B)

e Provide infended
dates

e Should be between
March 15 and
November 15.

Between Mar 15
and Nov 15

Yes

Maintenance &
Statement of intent
(LDM 2.m & Zoning
Sec 5.5.6)

e Include statement of
intent to install and
guarantee all
materials for 2 years.

e Include a minimum
one cultivation in
June, July and August
for the 2-year warranty
period.

Both notes are
included

Yes

Plant source
(LDM 2.n & LDM

Shall be northern nursery
grown, No.1 grade.

Yes

Yes
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ltem Required Proposed Meets Comments
a P Code
3.a0.(2))
1. Need for final site
plan
2. Please provide either
an irrigation system
A method for providing plan or information
. regarding the
N, the water required for -
Irrigation plan lant establishment and | No alternative method
(LDM 2.5.) P : that will be used to
long-term survival must
. water the plants
be provided. T
3. If anirrigation system
will be used, it should
meet the
requirements listed at
the end of the chart.
Establishment period
(Zoning Sec 5.5.6.8) 2 yr. Guarantee Yes Yes
Approval of City must approve any
substitutions. substitutions in writing Yes Yes
(Zoning Sec 5.5.5.E) prior to installation.
Plant List (LDM 4, 11)) - Include all cost estimates
e A minimum of 50% of A plant list for alll Please add the
. . species used on the but foundation foundation plantings to
Quantities and sizes : . . - . Yes - -
site, not including any | plantings is the plant list on the Final
woodland included Site Plans at the latest.
Root type replacements, must Yes Yes
be native to Michigan. i " "
e The Tree Diversity e 8 of 8 species eost,)e re fuNce =
standards of the (100%) are native ?lej\r/T; ’rice;roo’ro r:/;sr?wore
. Landscape Design to Michigan
Botanical and Manual Section 4 must | e The free diversity ° ves than 6 frees (15% of
common names . . e NoO total number of trees)
be met for all non- requirement is by Using an addifional
woodland met for all but the s yeciesqor more of an
replacement frees Tupelo - -
underused species.
used.
¢ No Prohibited Species
Type and amount of listed on Table Seed is indicated Yes
lawn 11.b.(2)b may be
used.
1. Please add on Final
For all new plantings site Plans.
Cost estimate P 95 2. Include the
mulch and sod as listed No No - .
(LDM 2.1) on the olan foundation plantings
P in the plant list and
cost estimate.
Planting Details/Info (LDM 2.i) — Utilize City of Novi Standard Details
Canopy Deciduous
Tree Refer to LDM for detail Yes Yes
Evergreen Tree drawings Yes Yes
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ltem Required Proposed Meets Comments
a P Code
Please add the detail if
Multi-stem Tree No TBD multi-stem trees will be
used.
Shrub Yes Yes
Perennial/
Ground Cover ves ves
Tree stakes and guys.
(Wood stakes, fabric Yes Yes
guys)
Tree brotection Located at Critical Root
¢ P Zone (1’ outside of Yes Yes
encing -
dripline)
Other Plant Material Requirements (LDM 3)
- Plant materials shall not
General Conditions o
be planted within 4 ft. of | Yes Yes
(LDM 3.a) .
property line

1. As noted above,
some frees seem to
be in danger of
impact from the
proposed grading.
Please work to

Plant Materials & Clearly show trees to be protect existing t.r ces

- . as much as possible

Existing Plant Material | removed and frees to No No
and replace all

(LDM 3.b) be saved. - .
existing trees that will
be impacted by the
grading.

2. No woodland
replacements are
required for this
project.

e Substitutions to
landscape standards
for preserved canopy
trees outside
Landscape tree woodlands/ wetlands None taken
credit (LDM3.b.(d)) should be approved
by LA.
e Refer to Landscape
free Credit Chart in
LDM
Plant Sizes for ROW, Refer fo Landscape
Woodland :
Design Manual for Yes
replacement and requirements
others (LDM 3.c) 9
Plant size credit
(LDM3.c.(2)) NA No
Prohibited Plants No plants on City No prohibited
plants are Yes

(LDM 3.d)

Invasive Species List

proposed
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ltem Required Proposed Meets Comments
Code
Recommended trees
for planting under Label the distance from | No overhead lines NA
overhead utilities the overhead utilities existing on the site
(LDM 3.e)
Collected or
Transplanted trees No
(LDM 3.1)
Nonliving Durable e Trees shall be mulched
Material: Mulch (LDM to 3"depth and shrubs,
4) groundcovers to 2"
dep’rh Indicated in notes
e Specify natural color, Yes

finely shredded

Include in cost
estimate.

hardwood bark mulch.

and details

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. 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.

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.

o 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.
o A plumbing permit is required.

e The assembly must be tested after in
N L ey
I T
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39575 Lewis Dr, Ste. 400
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M, 48377
USA
aecom.com

Project name:
JZ24-02 — Jax Kar Wash Initial PRO Traffic

Review
To: From:
Barbara McBeth, AICP AECOM
City of Novi
45175 10 Mile Road Date:
Novi, Michigan 48375 March 13, 2024
CC:

Lindsay Bell, James Hill, lan Hogg, Heather Zeigler,
Humna Anjum, Diana Shanahan, Adam Yako

Memo

Subject: JZ24-02 — Jax Kar Wash Initial PRO Traffic Review

The initial PRO site plan was reviewed to the level of detail provided and AECOM recommends approval for the applicant to
move forward until the comments below are addressed to the satisfaction of the City.

GENERAL COMMENTS

1. The applicant, Jax Kar Wash, is proposing a 6,212 SF Jax Kar Wash.
2. The development is located at the northwest corner of the Fountain Walk Center, south of Twelve Mile Road and east
of Cabaret Drive. Cabaret Drive is under the jurisdiction of the City of Novi.
The site is zoned RC (Regional Center). The applicant is requesting to rezone to B-3 with a PRO.
4. There following traffic related deviations may be required if changes are not made to the plans:
a. Lack of loading zone.

TRAFFIC IMPACTS

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

w

ITE Code: 948 — Automated Car Wash
Development-specific Quantity: 1 Tunnel
Zoning Change: RC to B-3 with PRO

. . . . Estimated Peak-  City of Novi Above
Uil CEnE el SHIIELR) SSAIEUEE] A Direction Trips Threshold Threshold?
AM Peak-Hour Trips - - 100 No
PM Peak-Hour Trips 78 39 100 No
Daily (One-Directional) Trips - N/A 750 No

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

Type of Study: Justification
None N/A

TRAFFIC REVIEW

The following table identifies the aspects of the plan that were reviewed. Items marked O are listed in the City’s
Code of Ordinances. Items marked with ZO are listed in the City’s Zoning Ordinance. Iltems 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

Item Proposed Compliance Remarks
1 Driveway Radii | O Figure 1X.3 20’ Met
2 Driveway Width | O Figure 1X.3 24 Met
3 Driveway Taper | O Figure [X.11 - N/A
3a Taper length = - N/A
3b Tangent - N/A
4 Emergency Access | O 11-194.a.19 2 access Met

points

5 Driveway sight distance | O Figure - N/A

VIII-E
6 Driveway spacing
6a Same-side | O 11.216.d.1.d - N/A
6b Opposite side | O 11.216.d.1.e | - N/A
7 External coordination (Road agency) - N/A
8 External Sidewalk | Master Plan & - N/A

EDM
9 Sidewalk Ramps | EDM 7.4 & R-28-J - N/A
10 | Any Other Comments:
INTERNAL SITE OPERATIONS
No. Item Proposed Compliance Remarks
11 | Loading zone | ZO 5.4 Not indicated Inconclusive Provide in future submittal.

A deviation will be
required if not provided.

12 | Trash receptacle | ZO 5.4.4 Indicated Met
13 | Emergency Vehicle Access Provided Met

AECOM
214


https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_IX11.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTVIIISTROGERI-WRE_S11-194DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/getStandardPlanDocument.htm?docGuid=29b3fb1f-35e2-4c63-b485-a3490f70678f
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
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INTERNAL SITE OPERATIONS

No. Item Proposed

14 | Maneuvering Lane | ZO 5.3.2 21’ and 24’

15 | Endislands|Z0 5.3.12

15a Adjacent to a travel way | Dimensioned

15b Internal to parking bays = -

16 | Parking spaces | ZO 5.2.12

17 | Adjacent parking spaces | ZO Proposed

5.5.3.C.ii.i parking along
existing bay of
parking

18 | Parking space length | ZO 5.3.2 20"and
matching
existing at
employee
spaces

19 | Parking space width | ZO 5.3.2 12’ at vacuum
stations and 9’

20 | Parking space front curb height | ZO | 4” indicated

5.3.2

21  Accessible parking — number | ADA 1 proposed, 1
required

22 | Accessible parking — size | ADA Dimensioned

23  Number of Van-accessible space | 1 proposed, 1

ADA required

24 | Bicycle parking

24a Requirement | ZO 5.16.1 2 required, 4
proposed

24b Location | ZO 5.16.1 | Indicated

24c Clear path from Street | ZO 5.16.1 7

24d Height of rack | ZO 5.16.5.B 3

24e  Other (Covered / Layout) | ZO 5.16.1 Not indicated

25 | Sidewalk — min 5’ wide | Master Plan | 7’

26  Sidewalk ramps | EDM 7.4 & R-28-K  Indicated

27 | Sidewalk — distance back of curb | -

EDM 7.4

28  Cul-De-Sac | O Figure VIII-F -

29 | EyeBrow | O Figure VIII-G -

30 | Drive-Through | ZO 5.3 Bypass lane
proposed, 25
stacking
spaces prior to
tunnel and 3
spaces beyond
tunnel

31 | Any Other Comments:

AECOM

Compliance

Met

Met
N/A

Met

Met

Met

Not Met

Met

Met
Met

Met

Met
Met
Met
Inconclusive

Met
Met

N/A

N/A
N/A
Met

REINEITSS

See Planning review letter.

Refer to City approval for
lack of internal island for
more than 15 spaces, as it
is grandfathered in.

6” is the standard curb
height in front of parking
spaces that are greater
than 17’ in length.

Provide layout and
dimensions in future
submittal.

Update detail R-28 to the
latest version “K” in
future submittal.

Not required along
parking.

Dimension width of
stacking space between
the concrete pads.
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https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://ada-compliance.com/ada-compliance/502-parking-spaces
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://www.cityofnovi.org/media/jfqng21p/finalnon-motorizedmasterplan-part2of4.pdf
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/getStandardPlanDocument.htm?docGuid=29b3fb1f-35e2-4c63-b485-a3490f70678f
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_F.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_G.png
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf

Memo

SIGNING AND STRIPING

No. Item Proposed Compliance Remarks
32 | Signing: Sizes | MMUTCD Indicated Met
33 | Signing table: quantities and sizes Indicated Met
34  Signs 12" x 18” or smaller in size Indicated Met

shall be mounted on a galvanized 2
Ib. U-channel post | MMUTCD
35 | Signs greater than 12" x 18" shall be = Indicated Met
mounted on a galvanized 3 Ib. or
greater U-channel post | MMUTCD

36  Sign bottom height of 7’ from final Indicated Met
grade | MMUTCD
37 | Signing shall be placed 2’ from the Indicated Met

face of the curb or edge of the
nearest sidewalk to the near edge of
the sign | MMUTCD

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

39 | High-Intensity Prismatic (HIP) Indicated Met

sheeting to meet FHWA retro-
reflectivity | MMUTCD

40  Parking space striping notes Partially Partially Met Label striping to
Indicated delineate stacking
spaces in future
submittal.
41 | The international symbol for Indicated Met
accessibility pavement markings |
ADA
42  Crosswalk pavement marking detail  Indicated Met
43 | Any Other Comments: Could add a “Do Not Enter” sign at tunnel exit.

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

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

Sincerely,
AECOM
/\)o»ﬂm k. W & G ghal -
Paula K. Johnson, PE Saumil Shah, PMP
Senior Transportation Engineer Project Manager
AECOM
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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

FACADE REVIEW




Phone: (248) 880-6523

E-Mail: dnecci@drnarchitects.com

w. Web: drnarchitects.com

50850 Applebrooke Dr., Northville, MI 48167

March 5, 2024

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

Novi, Ml

Facade Review Status:
Approved, Section 9 Waiver Recommended

Attn: Ms. Barb McBeth — Director of Community Development

Re: FACADE ORDINANCE - Initial PRO Plan
Jax Car Wash, JZ24-02
Facade Region: 1, Zoning District: RC

Dear Ms. McBeth:

The following Facade Review is based on the drawings prepared by F.A.Studio, dated
1/17/24. The percentages of materials for each facade are shown in the table below. The
maximum and minimum percentages required by the Facade Ordinance are shown in the
right-hand column. The Sample Board required by Section 5.15.4.D of the Ordinance was

provided and indicates carefully coordinated earth-toned colors.

North West East South Ordinance Maximum
(Front) | (2nd Front) (Minimum)
Brick 56% 56% 60% 60% 100% (30%)
Horizontal Lap Siding (Fiber
Cement), Painted B e 90 90 0%
Asphalt Shingles 36% 34% 31% 31% 25%

As shown above the percentage of Horizontal Lap Siding and Asphalt Shingles exceed
the maximum amounts allowed by the Fagade Ordinance on all facades. In this case the
relatively small deviations are not detrimental to the overall design of the building and
are consistent with the intent and purpose of the Ordinance. A Section 9 Waiver is
therefore recommended for the overage of Horizontal Lap Siding and Asphalt Shingles.

Page 1 of 2




Notes to the Applicant:

1. Dumpster Enclosure - Three sides of the dumpster enclosure should be constructed of
brick matching the brick used on the primary building.

2. All roof top equipment must be concealed from view from all vantage points both on-
site and off-site using extended parapets or roof screens constructed of materials in
compliance with the Facade Chart and harmonious with other facade materials.

3. Inspections — The Ordinance requires Facade Inspection(s) for all projects. It is the
applicant’s responsibility to request the inspection at the appropriate time (before
installation). Inspections may be requested using the Novi Building Department’s
Online Inspection Portal with the following link. Please click on “Click here to
Request an Inspection” under “Contractors”, then click “Fagade”.
http://www.cityofnovi.org/Servicess/CommDev/OnlinelnspectionPortal.asp.

Sincerely,
DRN & Architects PC

Dou'glas R. Necci, AIA
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CITY COUNCIL

Mayor
Justin Fischer

Mayor Pro Tem
Laura Marie Casey

Dave Staudt
Brian Smith
Ericka Thomas
Matt Heintz

Priya Gurumurthy

Clty Manager
Victor Cardenas

Director of Public Safety
Chilef of Police
Erick W. Zinser

Fire Chief
John B. Martin

Asslstant Chlef of Police
Scott R. Baetens

Asslstant Fire Chlef
Todd Seog

Novi Public Safety Administration
45125 Ten Mile Road

Novi, Michigan 48375
248.348.7100

248.347.0590 fax

cityofnovi.org

March 1, 2024

TO: Barbara McBeth - City Planner
Lindsay Bell - Plan Review Center
James Hill - Plan Review Center
Heather Zeigler — Plan Review Center
Diana Shanahan - Planning Assistant

RE: Jax Kar Wash

PRZ24-0001

Project Description:

Comments:

Build a car wash off Cabaret Dr. and Twelve Mile

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 lofs 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))

Fire hydrant spacing shall be measured as “hose laying
distance” from fire apparatus. Hose laying distance is the
distance the fire apparatus travels along improved access
routes between hydrants or from a hydrant to a structure.
Hydrants shall be spaced approximately three hundred
(300) feet apart online in commercial, industrial, and
multiple-residential areas. In cases where the buildings
within developments are fully fire suppressed, hydrants shall
be no more than five hundred (500) feet apart. The spacing
of hydrants around commercial and/or industrial
developments shall be considered as individual cases
where special circumstances exist upon consultation with
the fire chief. (D.C.S. Sec. 11-68 (f)(1)c)

Fire department connections shall be located on the street
side of buildings, fully visible and recognizable from the
street or nearest point of fire department vehicle access or
as otherwise approved by the code official. (International
Fire Code 912.2.1)

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



Proximity to hydrant: In any building or structure required to
be equipped with a fire department connection, the
connection shall be located within one hundred (100) feet
of a fire hydrant. (Fire Prevention Ord. Sec. 15-17 912.2.3)

A hazardous chemical survey is required to be submitted to
the Planning & Community Development Department for
distribution to the Fire Department at the fime 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:

Sincerely,

Approved with Condition

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

CcC:

file
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LAW OFFICES

LANDRY, MAZZEO, DEMBINSKI & STEVENS, P.C.
37000 GRAND RIVER AVENUE, SUITE 200
FARMINGTON HILLS, MICHIGAN 48335

www.lmdlaw.com Office: (248) 476-6900
D. B. LANDRY Direct: (248) 919-3783
dlandry@Imdlaw.com Fax: (248) 476-6564

April 16, 2024

VIA EMAIL: LBell@cityofnovi.org

Attn: Ms. Lindsay Bell
City of Novi

Planning Department
45175 West 10 Mile Road
Novi, M1 48375-3042

RE: Jax Kar Wash Novi.
17 24-02
Application for rezoning with PRO.

Dear Ms. Bell:

Thank you for the review package regarding this Application for Re-Zoning with Planned
Re-Zoning Overlay (PRO). Please accept this letter as a response to the City Administration’s
review comments and further discussion by the applicant regarding the “Public Benefit” aspect of
the PRO request.

RESPONSE TO CITY ADMINISTRATION REVIEWS

This project is in the initial stages of the two-step process for Application for Re-Zoning
with PRO. as set forth in the City Zoning Ordinance Section 7-13. As such. we are addressing the
eligibility of this proposal for a PRO. Zoning Ordinance Section 7-13.2.B.ii provides in part that
in order to be eligible for a PRO the Application must include a proposal for a development that
“(1) are in material respects, more strict or limiting than the regulations that would apply to the
land under the proposed new zoning district...and (2) constitute an overall benefit to the public
that outweighs any material detriments or that could not otherwise be accomplished without the
proposed re-zoning.” With respect to the proposed site conditions that must be “more strict or
limiting than the regulations that would apply to the land under the proposed new zoning district™.
the applicant is requesting a re-zoning from an RC zoning district to a B-3 zoning district to allow
a Jax Kar Wash. The applicant proposes a PRO that would provide that the only B-3 use allowed
would be an auto wash use. None of the other B-3 uses will be allowed. Thus, with respect to the
use itself, this Application for PRO significantly limits permitted uses from that which would
otherwise be allowed in the B-3 district. In addition, as the City has pointed out in the review
comments, the proposal limits “the building height will be 24.5 feet, which is more limiting than
the 30 feet allowed in the B-3 district...the building set backs will exceed the B-3 requirements on
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all sides. Front and exterior side yards are 68-88 feet (30 feet required) and interior side yards are
54-138.6 feet (15 feet required)....the fagade ordinance requires a minimum of 30% brick on all
elevations. The proposed building exceeds this requirement with 49.6 to 59.9%”. (PRO Concept
Plan Review page 8). Thus, this application does include aspects which are more strict than the
regulations that would apply generally in a B-3 district.

While this is not an application for Final Site Plan Approval at this time. the applicant has
submitted in detail a preliminary site plan prepared by the PEA Group. The City conducted a
review of this general Preliminary Site Plan and made several comments. Engineering, Traffic.
Woodlands, Wetlands, Facade and Fire Department reviews all recommended approval. Planning
and Landscaping made numerous comments and suggestions. | have attached hereto as Exhibit A
a response letter by the PEA Group to the specific comments of Planning and Landscaping with
additional comments indicating that the comments of Engineering, Traffic and Fire would be
incorporated into the Final Site Plan submission. Of course. the applicant is open to additional
comments as this PRO Application works its way through the process at the City of Novi.

PUBLIC BENEFIT

The Planning review questions the “Public Benefit™” aspect of this proposal and I would
like to respond with a discussion regarding the ordinance language itself and this proposal.
Moreover, the applicant would like to offer an additional Public Benetfit to the City.

From an applicant standpoint, one of the difficulties of the PRO ordinance is the fact that
the ordinance itself, Section 7-13, does not define “Public Benefit”. The ordinance merely states
that the project must “constitute an overall benefit to the public that outweighs any material
detriments”. There is no other definition of Public Benefit and we are limited to this language.
This language speaks of a Public Benefits that “outweighs any material detriments”. Therefore, it
appears from this language that the extent of the Public Benefit necessary is to be determined in
relation to the extent of any detriment. Thus, if the potential detriments are low then the extent of
Public Benefit necessary to outweigh them would be far less then if the detriments were high. Vice
versa would also be applicable. Again, this language is all we have to work with.

The planning review states that “the applicant makes the case that developing a vacant
parcel is the benefit of this proposal. However, the general public is not likely concerned whether
the property remains vacant or not. and the impact is incidental to any development proposed. not
unique to this use.” (Plan Review Center Report page 2). While we certainly pointed out in our
initial narrative letter that the development of this vacant parcel would be a Public Benefit, the
extent to the Public Benefit, as we see it, is much more than merely the development of a vacant
parcel. Indeed, this parcel is unigue and we would ask the city to consider the following.

As initially pointed out. this parcel is part of the larger development known as Fountain
Walk. Fountain Walk has had a challenging history through the years. It would certainly be a
Public Benefit for Fountain Walk to continue as a successful business. While the city is not
responsible for making sure that businesses survive, it is certainly a laudable goal of the city to do
what is reasonable to make sure than an environment is maintained for businesses to succeed.
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This particular parcel is unique in two ways. First, as pointed out in the letter of the owner
of Fountain Walk. Michael Zimmerman (which I have attached again as part of Exhibit B) there
are restrictions on what businesses can be developed within Fountain Walk, i.e.. no more
restaurants. The only consistent inquiries which Fountain Walk has received regarding the
development of this parcel have been from gas stations. While gas stations are not a permitted use
in the RC district, Fountain Walk has not requested approval from the city for a gas station on this
parcel. Fountain Walk does not want a gas station on this parcel. What is important for Fountain
Walk is that the parcel be developed with a use compatible with and complementary of the existing
Fountain Walk uses. Attached as part of Exhibit B are four letters from existing Fountain Walk
tenants supporting this re-zoning application to allow a Jax Kar Wash to be developed. Those
tenants speak to how this use would be complementary to the existing uses at Fountain Walk.
Indeed, the PRO Zoning Ordinance itself Section 7.13.2.A speaks to the “integration of the
proposed land development project with the characteristics of the project area” and speaks to
“ensuring that the land use or activity authorized will be compatible with adjacent uses of land™.

The second unique aspect of this parcel is the limitation on its development potential. This
is recognized and noted in the city’s Planning review on page 7 which provides as follows:

DEVELOPMENT POTENTIAL

The land is cumrently vacant, but was cleared/graded when the rest of Fountain Walk war
developed in the early 2000s. Development under the current RC zoning could result in a retail
restaurant, office, or other permitted use being constructed. However, the RC district requiret
building setbacks of 100 feet from all property lines, which restricts the developable area of thi
corner site. Additionally, the site is impacted by two wide (55" and 60') Consumers Energy gas line
easements running north and south along the eastern and western areas of the site. These factor:
constrain the developable area of the site considerably. In the image below, the Consumer:
easements are shown in yellow, and the green hatch area represents the approximate building
area with 100-foot setbacks as required in the RC District.

T ——————
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Thus. because of the building set backs and various utility easements there is a very narrow
buildable portion of this parcel. A car wash would fit within that narrow development area. Not
much else would.

Currently, there are no stand-alone car washes North of the 1-96 freeway in the City of
Novi. This is why the applicant seeks this PRO. There is a need in the Northern area of the City
which this development would meet.

We believe all of the above constitute a Public Benefit from this project. In contrast, what
is the detriment from a car wash at this location? While it is not currently zoned B-3, with a PRO
limitation this would be the only B-3 allowed use. A car wash presents no traftic concerns as noted
in the traffic review, which recommended approval. No ingress/egress would be allowed from 12
Mile Road or Cabaret Drive. The adjacent public roadways are sufficient to handle the traffic at
this regional commercial center and this development would not require roadway upgrades. The
hours of operation of a Jax Kar Wash, Monday-Friday 7:00 a.m. to 6:00 p.m. and Saturday/Sunday
8:00 a.m. to 6:00 p.m., are less than many existing businesses at Fountain Walk. We suggest that
there are very few detriments to this project. Moreover. we are certainly open to additional
suggestions regarding the comments within the landscape review letter which we are confident we
can overcome at the site plan stage.

Finally, as an additional Public Benefit, the applicant Jax Kar Wash recognizes that it
employs many young high school aged people in the communities where it does business. Jax Kar
Wash wants to be an active member of the community. Accordingly, attached as Exhibit C is a
letter from the director of the Novi Public Library, Julie Farkas. The applicant has inquired of the
library with respect to its needs to better serve High School students in the City of Novi. The
library has shared that it has planned to rebuild and refurbish the teen area of the library which has
significant use from High Schools students. The cost of this rebuild and refurbishing is $54,040.52.
Jax Kar Wash is offering to fund the entirety of the cost of this rebuild and refurbishing of the teen
section as a Public Benefit for the High School students of this City, many of whom it would
employ through the coming years. This would certainly be a Public Benefit to Novi.

We thank you for your initial review of this PRO proposal and your consideration of these
additional comments and responses. We look forward to meeting with the Planning Commission
on April 24, 2024 to hear its review of this proposal and we look forward to meeting similarly with
the City Council.

Thank you.

Very truly yours,



LANDRY. MAZZEO. DEMBINSKI & STEVENS, P.C.

/S Dowid B. Landry
David B. Landry

DBL/slw
Cec: Barbara McBeth via e-mail
Todd Gesund via e-mail
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=N GROUP

1849 Pond Run
Auburn Hills, Ml 48326

844.813.2949
peagroup.com

April 10, 2024
Project No.: 23-1246

Mr. Lindsay Bell Senior Planner

City of Novi Community Development
45175 West Ten Mile Road

Novi, Michigan 48375

RE: Jax Kar Wash JZ24-02

Dear Ms. Bell:

Based upon the comments in the review letter of March 18, 2024, please note following response
regarding the comments:

Planning Review:

Ordinance Deviations:

1. Overhead Door (Section 3.10.1.A)

* Because the subject parcel has essentially three (3) frontage yards (Twelve Mile Road, Cabaret
Drive, and Mall Access Drive) the location of the overhead doors associated with the car wash
tunnel for this project will be visible regardless of how the car wash is configured. It is for this
reason that a deviation is being requested.

2. Parking Setback (Section 3.1.24D)

e If a deviation cannot be granted, we would make application to the Zoning Board of Appeals for
a dimension variance.

3. Existing Building Setback (Section 3.1.24D)

e Based upon our measurements, the existing Buddy’s Pizza is more than 300’ from the
proposed Jax Kar Wash.

4. Dumpster (Section 4.19.2F)

* We are proposing to move the dumpster to the north to be placed “behind” the front of the
building.

AUBURN HILLS, MI L} BRIGHTON, MI 2 DETROIT, MI L] LANSING, MI s WASHINGTON, MI L] HOUSTON, TX



23-1246 April 10, 2024
Jax Kar Wash, Novi, Michigan Page 2

5. Loading/Unloading (Section 5.4.2)

¢ The proposed car wash does not have a specific need for loading/unloading area for its
business operations.

6. Parking Lot Landscaping (Section 5.5.3C)

e The deficiencies in the proposal landscape plan are related to the fact that the site is
encumbered with two existing utility easements for gas and electricity which do not permit the
planting of landscaping in these easement areas.

7. Correlated Color Temperature (Section 5.7.3F)

» The correlated color temperature will be revised on the site plan submittal drawings.

8. Section 9 Waiver (Section 5.15)

* A waiver is being requested for the overage on horizontal lap siding and asphalt shingles.

Planning Review Chart:

Rezoning Signs:

e The required rezoning signage has been installed.

Posted Fire Lanes:

» The height of the EXP structure will be provided during site plan review.

Dumpster:

» We are proposing to move the dumpster to the north to be placed “behind” the front of the
building.

Dumpster Enclosure:

e The required dumpster height and enclosure material will be provided during site plan review.

Qutdoor Vacuums:

» A copy of the noise study related to the vacuums and car wash will be provided for review.

Vacuum Enclosure:

» The proposed vacuum system is located within the proposed building, see sheet PFP-1 for
details.

Noise Specifications:

» A copy of the noise study related to the vacuums and car wash will be provided for review.
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Design and Construction Standards:

e The legal description and sidwell number will be added to the cover sheet.

Economic Impact:

e The economic impact will be provided with the site plan approval documents.

Parcel Split:

» The proposed development will require a land division approval to create the development
parcel.

Building Lighting:

* A photometric plan and details for the building lighting were provided with the PRO submittal
documents, a copy of these documents will be provided with the site plan approval documents.

Color Spectrum Management:

» The correlated color temperature will be revised on the site plan submittal drawings.

Landscaping:

Ordinance Considerations

e If the existing landscape is damaged during grading, the plantings will be replaced. (Section37)

» A deviation is requested for parking lot landscaping, see page 2. #6 of this document. (Section
5.:5.3C)

Landscape Review summary Chart:

Landscape Plan Requirements:

» Reducing the impact of grading on existing plantings will be maximized as much as possible.
e Soil information is located on sheet C-3.0.

» Utilities, structures, and restrictions of easements are indicated on the Landscape plans.

» Proposed lighting shall be shown on the Landscape plans and will avoid conflict with trees.

» Trees shall be 10" minimum from hydrants, catch basin, manholes and sanitary sewer.

o The easements shall determine the required spacing of proposed trees. Trees will be located
outside the utility easements.

» Snow deposit areas shall be smaller in size shown on the Landscape plans.
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Accessway perimeter trees will be added along the bypass lane, where possible outside of the
easement.

Landscaping Requirements, Berm Reguirement:

The accessway parallel to Cabaret Dr. tree calculation shall be revised as noted.

Landscaping Requirements, General:

Parking stall length is noted, refer to civil plans.
The south end parking space of the east vacuum bay shall include a tree as utilities allow.

The storm line shall shift, if possible, to allow the above noted tree.

Landscaping Requirements, All Cateqories:

Square foot label shall be added to the NE and SE corner of the vacuum area.

The SE corner area noted above shall include a tree if the storm line can be shifted.

Landscaping Requirements, Parking Lot Perimeter Trees:

The two trees shall shift farther than 15 feet away from the parking to the area between the building
and vacuum area. A note will be added to the landscape plans noting this request.

The third most distant tree shall move to the NE corner of the vacuum area, the storm catch basin
may need to shift to allow this.

Landscaping Requirements, Access perimeter Trees:

The entire perimeter shall count toward the tree total unless the west side utility does not allow.
Trees shall be added, when possible, towards the above and spread out evenly as utilities allow.
Landscape deviation is requested as noted on page 2. #6 of this document. (Section 5.5.3.C)

If easements prevent trees being planted on the west side, this will be indicated and noted on the
landscape plans.

Landscaping Notes, Details and General Requirement;

Multi stem plant detail will be added to the Landscape Detail sheet.

Reducing the impact of grading on existing plantings will be considered and noted. Trees will be
protected with tree protection fence and replaced if damaged or removed.

It is noted that no woodland tree replacement is required.
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Irrigation Plan:

» lIrrigation Plans will be provided for Final Site plan.

e Comments noted in the review letter will be incorporated into the Irrigation Plans.

Engineering
The comments noted in the review letter will be incorporated into the site plan submittal.

Traffic Engineering Review/Traffic Study

The comments noted in the review letter will be incorporated into the site plan submittal.
Fire

The comments noted in the review letter will be incorporated into the site plan submittal.
If you should have any questions, please feel free to contact this office.

Sincerely,

PEA Group

James P. Butler, PE
Principal/Project Executive
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TWELVE MILE CROSSING
—— AT FOUNTAIN WALK——

November 7, 2023

The City of Novi
45175 W 10 Mile Road
Novi, MI 48375

To The City of Novi,

My name is Michael Zimmermann and I am the owner of the shopping center Twelve
Mile Crossing at Fountain Walk. I have been the owner since November 1, 2020. Before
that, my father-in-law, Stanley Spigel was the owner. Between the two of us, the center
has been owned by our family for almost 15 years. In that time, there has been a very
well located piece of land that has been very difficult to sell or lease. The reason being is
that this land is subject to all of the restrictions that the center is subject to. There are
over 30 tenants and several of them have restrictions in their leases.

These include all competition with existing restaurants so we cannot have any restaurant
that competes with any of the 12 existing restaurants. In addition, Dicks and Floor and
Décor have several restrictions in their leases for many other businesses, even if it does
not compete with them. We have had a lot of interest from Gas Station/Convenience
Stores. This is not 2 use we want adjacent to this center. I have worked very hard in
filling the center, which it is now 100% occupied for the first time since it was built, and I
do not want any use that does not compliment the center or that brings it down.

Most of the interest has been from investors that want the land to develop as they wish.
Other uses have been too competitive with my existing tenants and would violate their
leases. It has been very difficult to find a use that was both a high quality tenant and not
in violation of our exclusions.

That is why we are excited about Jax Kar Wash. This is a higher quality use that has
absolutely no competition with our tenants. It brings a good amount of traffic to the area
and will be complimentary to the other tenants. Jax has a phenomenal reputation in
metro-Detroit and we feel they will be a good addition to our center. They do not require
a lot of parking and the footprint works well for them.

We had to get special amendments from Dicks and Floor and Décor even for this use.
They both agreed, but we had to give one of them concessions in order to get this
permission. I do not anticipate this causing any traffic issues as the entrance is not going
to be on 12 mile Rd. As the final piece to the completed development of this center, I
highly encourage the city to approve this use. It has been vacant too long and the interest
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TWELVE MILE CROSSING
—— AT FOUNTAIN WALK ——

is just not there. I feel it could remain vacant for a very long time as there are just not
that many uses allowed for this spot. I am free to speak about this at any time. My cell is
214-725-9933. Thank you for your consideration.

Sincerely,

A4

Michael D. Zimmermann

6220 Campbell Rd. Ste. 104, Dallas, TX 75248 214-736-4667




Emagine Entertainment, Inc.
Mailing Address: P.O. Box 841, Troy, Ml 48099-0841
Physical Address: 3838 Livernois Rd., Suite 200, Troy, MI 48083

January 17, 2024

Dear Michael,

As a long-standing tenant of Twelve Mile Crossing at Fountain Walk, we very much support the
development of a Jax Kar Wash on the outlot located at the northwest corner of the shopping center
property. Bringing such an amenity to the center would encourage more annual visitors to the center
and complement the already diverse array of services offered in the marketplace. Having recently gone
through some challenging times in our industry, and not yet seeing the full recovery in patron count that
we enjoyed prior to Covid, we covet the opportunity serve more guests. Not only will such an amenity
add to the center’s foot traffic, but | can envision a scenario where customers choose to enjoy a feature
film while their car is being detailed.

If you require special dispensation to secure the entitlements to move forward with the development,
and positive affirmation from members of the business community would be of value, please don’t
hesitate to call on me.

With best regards,

Paul

Paul A. Glantz

Co-Founder / Chairman

Emagine Entertainment, Inc.

Mailing Address: P.O. Box 841, Troy, MI 48099-0841

Physical Address: 3838 Livernois Rd., Suite 200, Troy, MI 48083
P. 248.842.5817

www.emagine-entertainment.com




From: David Wentrack <dwentrack@buddyspizza.com>
Subject: Jax Car Wash
Date: February 19, 2024 at 12:21:56 PM CST

To: Michael DuBois <michaeld@greenearthrealty.net>

Hi Michael,

As the General Manager of Buddy's Pizza | support Jax being added to the lineup of
business here at the mall. | think it would increase traffic. As a long time Detroit business, |
believe having another long time Detroit iconic brand nearby can only help businesses in
the mall. | hope their plans to be put in the Northwest corner of the mall go forward.

Have a happy Monday,

David Wentrack

General Manager

Buddy's Pizza Novi, M|
dwentrack@buddyspizza.com



FULTHROTTL

AIRENALINE PARK-

Feb. 28, 2024

Jax Kar Wash RE: support of Jax Kar Wash Novi
Todd Gesund

Dear Todd,

| wanted to share with you our support of Jax Kar Wash entre to the Novi community.
Specifically, the area of 12 Mile Rd / Cabaret that is part of the larger 12 Mile Crossing at
Fountain Walk retail area that offers dining, nightlife, shopping and more.

Full Throttle Adrenaline Park Novi loves the idea of a car wash nearby like Jax as it would bring
more traffic/people to Fountain Walk, as well as an additional benefit to the community for
another service to consider when locals and visitors take care of their automobiles.

The Jax Kar Wash brand, based in Detroit since 1950’s, is synonymous with excellent service
provided by qualified crew members. Your company would be a positive addition and fit right in
among other tenants in Fountain Walk.

Understanding there is work yet to be done with regards to current zoning, and necessary
re-zoning request along the 12mile Rd / Cabaret border of Fountain Walk. We recommend and
look forward to the approval by City Council members of Novi to allow the rezoning of land
which ultimately accommodates Jax Kar Wash'’s specific use.

I look forward to having Jax Kar Wash be part of the growing economic strength which Fountain
Walk directly provides to Novi and surrounding communities.

Regards,

Tony Eckrich
Chief of Staff
Full Throttle Adrenaline Parks

44225 W. 12 Mile Road #118 Novi, M| 48377



From: Jolene Bell <jolene.bell@puttingedge.com>
Subject: Jax Car Wash

Date: February 14, 2024 at 9:23:27 AM CST

To: Michael DuBois <michaeld@greenearthrealty.net>

Cc: Mary Ledermann <mary@greenearthrealty.net>

Hi Michael, | hope you are doing well. This email is in regards to the possibility of a Jax Car
Wash in the Fountain Walk Plaza.

We think this would be a good addition as it would bring in more traffic to the mall which
could in turn bring us more traffic. This would also enhance the neighborhood appeal.

Thanks,
Jolene

Jolene Bell
Director of Operations

Putting Edge Glow-in-The-Dark Mini Golf

P:905-364-7901 | F: 905-364-7889 | W: www.puttingedge.com
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PUBLIC LIBRARY

Teen Area at the Novi Public Library

Representatives on behalf of Jax Kar Wash have reached out to Library Administration seeking an
opportunity to designate funds to the Novi Public Library as part of a rezoning project in the City of Novi.
Jax Car Wash is seeking a rezoning from the City for a lot within Fountain Walk at the corner of 12 Mille
Road and Cabaret Drive. Part of a Planned Rezoning Overlay requires that the applicant offers to the
city a “Public Benefit.” As a “Public Benefit” there is interest in Jax Kar Wash providing support for the
Library’s teen area project that will commence in the summer of 2024. Jax Kar Wash is willing to fund
the entire amount of $54,040.52 to pay for the entire cost for the renovation project.

Novi Public Library has been in existence since 1960 and currently serves a population of over 60,000
residents. InJune 2010, the Library opened a new building that expanded its space from 24,000 sq. ft.
to over 59,000 sq. ft. With this expansion brought an opportunity for greater service to the teenage
population of Novi as the Library sits adjacent to the Novi High School. After school, the Library serves
as a primary focus for studying, group work and socializing for students ages 14 — 18. Due to the large
usage by this demographic, the Library continues to make accommodations for space, services and
resources available to this specific population. A teen area (located on the 2™ floor of the Library)
serves as a study and gathering space as well as houses the fiction book collections for young adult
readers.

Daily the Library averages approximately 130 visitors between the hours of 3pm- 5pm to use the teen
area or drop into an after school program designed for high school students. We built the space and the
teenagers have found us to be useful to their after school needs!

Project Background: The Teen Area, now thirteen years old, shows wear and tear on its furnishings as
well as a need to accommodate more seating and growth of collections. Therefore, the Library Board, in
February 2024, approved a renovation project to begin on the Teen Area in the summer of 2024 which
will include:

e moving book collections out of the current space and into a more visible and accessible area
just outside the room in order to provide more shelving and growth of reading materials.

e Aglass door will be installed to the space to allow for larger groups to meet in the space
without disrupting other areas of the Library.

e Additional seating will be added to accommodate a greater use of the space by the teen
population. Seating will vary from flexible comfy seating for casual reading, tables and chairs
for group discussions and single seating for individual study.



e Updated signage will also be added to the space to invite and encourage more use of the teen
area. Right now, the signage says Teen Stop, which catchy at the time the Library opened in
2010, has been called out as a deterrent of use by the demographic it is designed to serve.

e This design also allows for the Library to capture additional seating on its south end by moving
some existing round tables that can be repurposed for individual and group use.

e This design allows for growth of seating, collections and a more desirable meeting location for
teen users of the Library.

Project Budget: Library staff have met with a library designer to detail the space and furniture needs of
the project and provide cost estimates for shelving, furniture, installation of a door, improved signage
and the collection relocation.

Estimated cost of the project: 554,040.52

Obtaining outside funding sources to support the teen area renovation would allow the Library to move
forward with the project and alleviate concerns for a depleting budget that is currently of concern for
future operational needs. Financial assistance for this project would be of great support and benefit to
the Library in order to serve the needs of our teen population in Novi.

Breakdown of project costs:

Description Cost

Library Collection Shelving Relocation of shelving, cut $18,320.00
shelving to fit new location,
addition of end panels and
canopy tops

Electrical work Disconnect & remove existing $1,985.52
signage (Teen Stop) add plugs
for new desks

Furniture (6) Individual Teen Single Face $9753.00
Study Tables

Furniture (3) Teen Low Lounge Chairs $11,442.00

Entry door Trendway Volo clear tempered | $8,640.00
glass door and sidelight includes
installation

Relocation of Study Carrels Study carrels relocated for the $1,400.00
accommodation of teen
shelving

Teen Area Signage New design to be located on $2,500

either the new door, above the
doorway or adjacent on the
glass walls

Attached is a diagram of the space renovation for the teen area as well as just outside the space to
show the movement of collections for more teen focused reading materials and the new space for
gathering.
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For more information regarding the Library teen project, please contact:
Julie Farkas

Director - Novi Public Library

Office: 248-869-7233

Email: jfarkas@novilibrary.org



PLANNING COMMISSION MINUTES - EXCERPT

APRIL 24, 2024




and the second extension was granted April 19, 2023.

Motion to approve the final one year extension for JSP18-76 Scenic Pines made by Member Avdoulos and
seconded by Member Lynch.

In the matter of JSP18-74 Scenic Pines, motion to approve a one-year extension of the Final Site
Plan approval.

ROLL CALL VOTE ON MOTION TO APPROVE THE ONE YEAR EXTENSION FOR JSP18-76 SCENIC PINES MOVED
BY MEMBER AVDOULOS AND SECONDED BY MEMBER LYNCH. Motion carried 6-0.

PUBLIC HEARINGS

1. JZ24-02 JAX KAR WASH PRO PLAN WITH REZONING 18.744
Public hearing at the request of Jax Kar Wash for initial submittal and eligibility discussion for a
Zoning Map Amendment from Regional Center (RC) to General Business (B-3) with a Planned
Rezoning Overlay. The subject site is approximately 1.8-acres of the larger 64-acre parcel
containing the Fountain Walk commercial center and is located east of Cabaret Drive, south of
Twelve Mile Road (Section 15). The applicant is proposing to develop an enclosed car wash tunnel
building with exterior vacuum spaces, which is not a permitted use in the RC District.

Senior Planner Lindsay Bell stated the applicant is proposing to rezone a 1.8-acre portion of the larger
Fountain Walk at Twelve Mile Crossing commercial center utilizing the Planned Rezoning Overlay option.
The vacant site is located south of Twelve Mile Road, to the east of Cabaret Drive. The Liberty Park
residential development is to the north, along with a bank. The Vibe Credit Union headquarters is to the
west. On the east and south are parking lots for Fountain Walk.

The current zoning of the property is RC Regional Center. The adjacent parcels on the west are OST Office
Service Technology. The Liberty Park area is zoned Residential Acreage but developed under a consent
judgment as townhouses, with OS-1 Office Service zoning fo the northeast.

The Future Land Use Map identifies this property as Regional Commercial with the rest of Fountain Walk.
To the west is planned Office, Research, Development and Technology, and the north side of Twelve Mile
is Multiple Family Residential, and northeast is Community Office.

There are no regulated natural features on the site, as it was cleared back when Fountain Walk was
developed in the early 2000s.

The applicant is proposing to utilize the Planned Rezoning Overlay to rezone to B-3 General Business in
order to develop a funnel car wash, which is not permitted in the current RC district. The initial PRO plan
shows a one-story 6,200 square foot building, with outdoor vacuum stations that are typically associated
with this type of car wash. Access to the site would be from the existing Fountain Walk driveway off
Cabaret Drive, so no new curb cuts are proposed for either public road frontage.

In their narrative, the applicant describes some of the reasons this site has remained vacant in the 20+
years since Fountain Walk was developed, including being limited by lease agreements to not allow a
use that would compete with existing tfenants of the center. The RC district also requires 100-foot building
setbacks, which limits the developable area for a corner site, especially if it is to be split off from the larger
parcel. There are also 55-foot and 60-foot-wide gas line easements that run north-south along both sides
of the property. An image displayed depicted the gas easements shown in yellow, and the approximate
building area with 100-foot setbacks shown as green hatched areas.

The request to rezone includes the condition to limit the use of the property to a car wash, which would
prevent it from being redeveloped into another B-3 use such as a gas stafion or auto dealership, or any
other possible use, unless the agreement is amended. Additional conditions proposed include limitations
on building height, exceeding the building setbacks of the B-3 District, and approximately doubling the
minimum requirement for brick material on the elevations.



Staff and consultants have identified some issues with the proposed rezoning and PRO Plan. One of the
biggest questions with the proposal is whether this would be considered spot zoning, since no like or similar
B-3 uses are in proximity. There was also not an obvious benefit to the public proposed as required with a
PRO. The applicant’s response letter indicates they are proposing to donate funds to the Novi Library in
order to refurbish and rebuild the teen area. Planning staff does not believe that this is an appropriate
public benefit. The proposed payment is unrelated to the project, or the effects of the project, and would
not fall within any of the contemplated descriptions of a benefit as stated in the PRO ordinance. The City
has previously declined other offers of this kind in connection with zoning approvals.

Engineering notes there is capacity for the water and sewer demands for the proposed use in the public
utilities, and stormwater detention is to be freated on-site before being discharged into the existing storm
water system.

The proposed parking lof landscaping is deficient, potentially due to the gas easements. Other deviations
include the lack of aloading zone and an overhead door facing a public road. The proposed parcel split
will also likely cause variances to be required for the parking and building setbacks on the remaining
larger Fountain Walk parcel, which may not be able to be incorporated into the PRO agreement, which
may require ZBA approval.

The Facade review notes that the building will require Section 9 facade waivers for an overage of fiber
cement horizontal siding and an overage of asphalt shingles on all facades. These waivers are supported
as they are minor in nature and do not adversely affect the overall aesthetic quality. The amount of brick
proposed significantly exceeds the required amount.

Tonight, the Planning Commission is asked to hold the public hearing, and to offer feedback on whether
the project meets the requirements of eligibility for Planned Rezoning Overlay proposal. Members may
offer comments for the applicant to consider that would be an enhancement to the project and
surrounding area, including suggesting site-specific conditions, revisions to the plans or the deviations
requested, and other guidance. Following the Planning Commission public hearing, the project would
then go to the City Council for its review and comment on the eligibility.

The applicant Todd Gesund from Jax Kar Wash, along with attorney David Landry, as well as other
members of their team, are here representing the project. Staff is also available to answer any questions.

Chair Pehrson invited the applicant to address the Planning Commission.

David Landry infroduced himself and stated the applicant is anxious fo hear the Planning Commission
comments and take them into consideration. The parcel is unique and has been vacant since Fountain
Walk opened 22 years ago for two main reasons. First, internal restrictions within Fountain Walk dictate
that key tenants, such as a restaurant, can restrict competition. The second reason is unique to the parcel
since there are setbacks in the RC district and two very large Consumers Energy easements running north
and south. A car wash is one of the only things that will actually fit there.

The applicant is seeking a PRO for only one B-3 use, which would be a car wash. It would be entered into
the PRO agreement that if anything other than a car wash is proposed there, the zoning reverts back to
RC.

With respect to the PRO ordinance, it requires two things in particular. First, that the proposal has to be
stricter than the proposed district B-3. The applicant is proposing lower building height, a greater setback,
and a facade with much more brick than is required under the city ordinance. With respect to a lot of
facade or landscape issues, those are site plan issues that can be dealt with. This is really the early stage
of the PRO process.

Five letters were provided, one from the owner of Fountain Walk, Mr. Michael Zimmerman, who is here this
evening and would like to briefly address the Planning Commission, Emagine Theater, Buddy's Pizza, Full
Throttle Adrenaline Park, and the Putting Edge. All these businesses in Fountain Walk are supportive of Jax
Kar Wash and believe it would be an enhancement to Fountain Walk.



The second aspect of the PRO ordinance is the public benefit. Mr. Landry struggles with this. Clients come
to his office and question what a public benefit is. Mr. Landry can only deal with the language of the
Ordinance, which says an overall benefit to the public which outweighs any material detriments. The
public benefit is not specifically defined for all situations, rather it's defined in relation to the defriments
from this development.

We can't assess the public benefit until we first assess the detriment, because the public benefit just has
to outweigh the defriment. As for site specific, this parcel has remained undeveloped. The development
is limited by the uniqueness of the parcel, with the setbacks and the public utilities. The car wash use fits.

As far as defriments are concerned, ingress and egress are not a problem. There's no entrance or exit off
Twelve Mile Road or Cabaret Drive, it's off an interior road. Hours of operation are not a problem. It doesn't
have any problem with public services, fire or police. The neighbors consider it a benefit. The proposed
building is aftractive. The public has an interest in the ongoing success of the entire regional Fountain
Walk center. We've always considered I-96 as having a significant effect in the planning of the city, north
and south. There are currently no standalone car washes north of 1-96.

Jax employs young people and would like to do something for them, and has learned the Novi Public
Library wants to expand their teen area, which clearly is jammed every day at 3:00 PM when the high
school gets out. Jax is offering to finance the rehabilitation of the teen area and thinks it would be a great
way to be a public and business resident of the city.

Mr. Landry submits the public benefit, considering all that, outweighs the detriment. Other than the fact
that it is not zoned now for a car wash, Mr. Landry does not see what the detfriment is, and neither do the
neighbors as they are in full support.

Todd Gesund infroduced himself as the Vice President and Director of Expansion for Jax Kar Wash and a
car wash lifer having grown up and worked in the car wash business since he was nine years old. Mr.
Gesund infroduced Bruce Milan, a second-generation founder of Jax Kar Wash and also a car wash lifer,
Lindon Ivezaj, COO of Cunningham-Limp, Alyssa Cook and Owen Kipke, members of the design build
team at Cunningham-Limp, and Civil Engineer Jim Butler, principal at PEA Group. Mr. Gesund stated this
project took a long fime to come, but hopefully Jax Kar Wash is familiar as it is a Detroit institution.

Mr. Milan, Chairman of the Board, stated that he and Mr. Gesund were friendly competitors for many
years and were finally able to join companies. They have grown quite a bit over the last a few years. Mr.
Milan has been in the business since 1969, when he got out of the Army and has enjoyed it very much. His
father started the business in 1953 and over the years, they've developed a model that works very well.
They are able to have high production, so they don't have cars backing up out onto the roads. They are
looking forward to being part of Novi.

Mr. Milan was in front of the Planning Commission back in the early 2000's for the rezoning and
development of his property at Thirteen Mile and I-275 for Fox Run. He understands the quality of buildings
that Novi is looking for and hopes to be able to provide that.

Mr. Gesund stated that something that sets Jax apart, that not a lot of car washes do any more, is when
a customer exits the car wash, their vehicle is hand towel dried before it leaves the site. As part of the Jax
experience, when a customer pulls on the lot the Jax greeter says hello and the tfowel dry team says
goodbye. Jax builds beautiful buildings, they have the best technology and equipment. They have free
vacuums and have indoor mat cleaning rooms at their sites, which also have restrooms in them should
customers need them.

Jaxis very involved in all the communities in which they reside. From the Jax Gives Back Charity weekend,
school fundraisers, school donations, groups and organizations, there is no donation that is ever denied.
Jax raises thousands of dollars every year in each of the communities where they reside.



Mr. Gesund grew up a few miles from the site down Twelve Mile Road, so he is very familiar with Novi. He
spent a lot of his youth at Twelve Oaks Mall and saw the growth of the Town Center and West Oaks. He is
very excited about the site and selected it for several reasons. It is a great community; it fills a geographic
need for Jax. There is great retail and entertainment in the area. As Mr. Landry mentioned, there is no car
wash north of I-96. Highways are typically divider points for fraffic patterns. Jax has a perfect site layout
for the car wash. The property is limited as to what can be built there.

Benefits to the community and dense population, as Mr. Landry touched on, are that Jax fills a need for
the residents of Novi and is a complementary business to other retail and entertainment, not only at
Fountain Walk, but the Novi corridor as well. Jax would complete an empty parcel that has been sitting
vacant for 22 years and has very little development potential. Jax builds beautiful buildings and Mr.
Gesund thinks that the building would help rejuvenate Fountain Walk.

Mr. Gesund stated we all have kids who have gone through or are sfill in school. As Mr. Landry mentioned,
Jax does a lot with local schools and does all kinds of fundraisers for them. They employ a lot of kids so
the opportunity to assist with the new teen space at the library hits close to home.

Mr. Gesund showed several images of the proposed car wash depicting the multiple access points to the
site, and the exterior site plan including the stacking space for 20 cars prior to the pay station and an
additional 9 cars after. The vacuums and mat cleaning room are on the east side of the property. The
motors that run the vacuums are inside the building, which is rare since most are outside. This eliminates
most of the noise that comes from the car wash and the only thing that you can hear in the vacuum area
is the air blowing through the vacuum.

Jax is very neighborhood friendly. The hours of operation are 7:.00 AM to 8:00 PM Monday through
Saturday and 8:00 AM to 6:00 PM on Sunday, and the average number of employees at a fime on site is
4-6 depending on weather and other factors. Lastly, a car wash is generally not a destination point.
Customers mainly come from a three-mile radius and after shopping or eating will stop for a car wash.
This represents the synergy and complementary aspect of the car wash business to the other retail and
entertainment in the area.

Michael Zimmerman, owner of Fountain Walk, stated that he took over the property in November 2019
and has put every penny above and beyond the loan and bills back into the property to fry to get it to
what it was infended to be and for the first time in history it is 100% occupied right now. There are festivals,
music and kids' events happening. Mr. Zimmerman wants traffic, and the car wash is going to bring
people to the center. There are over 30 tenants, and several have restrictions in their leases. This site is not
plotted separately so every restriction on the property applies here as well. He is unable to get this site
developed. The only offers have been for gas stations, and he will not put a gas stafion there. Mr.
Zimmerman has had developers call to purchase the property and develop it, but he can’t do that due
to the restrictions of the center. He is looking for traffic generators that aren’t going to violate other
restrictions, so the property has been vacant. Last year Mr. Zimmerman planted Texas wildflowers on the
site, and people would go there to take photos.

In terms of parking, Jax will provide their own parking so that is not anissue. In terms of benefits, right now
the site is not generating any property tax, it is platted so there is no tax on it. The benefit is that it is going
to bring traffic, which will help other Fountain Walk tfenants.

Chair Pehrson opened the Public Hearing and invited members of the audience who wished to
participate to approach the podium.

Dorothy Duchesneau, 1191 South Lake Drive, stated she loves the idea of Jax Kar Wash, but thinks they
need to think a little more outside the box in terms of public benefit. Although the library is one of Ms.
Duchesneau’s pet projects, and she agrees that it should be supported, she is also looking at the SMART
bus service. In going through other areas, anything from Novi Road and Twelve Mile going east there are
stops all over, going west from Novi Road and Twelve Mile there is nothing until the south side of I-96 off
Beck Road. Ms. Duchesneau suggested that the public benefit of a bus stop shelter for people to get to
Fountain Walk should be something to consider.



Seeing no other audience members who wished to speak, Chair Pehrson confirmed there was no
correspondence received, closed the public hearing, and furned the maftter over to the Planning
Commission for consideration.

Member Lynch stated that one thing he wants to make sure is that this is not a spot zoning. In looking at
the property, with the gas lines there, this parcel is really restricted and is really unique. He does not have
a problem approving this change of use, mainly because it can be defended. This is a very unique piece
of property with many restrictions which makes it very challenging.

One of the deviations requested was an overhead door facing the road. The Planning Commission just
approved that on a car wash on Grand River, so Member Lynch does not have a problem with that. The
idea of limiting to car wash use only makes sense.

Member Lynch was impressed with the favorable letters received from other Fountain Walk tenants. The
operation is not going to interfere with other tenants. In addition to driving traffic to Fountain Walk and
those already there using it, there are a lot of adjacent residential areas. It makes sense in this location
because as the applicant mentioned there are no car washes north of 1-26. The traffic is within the
planned volume and there are no curb cuts needed.

In terms of the public benefit for the PRO, the Planning Commission can make suggestions, but overall
City Council it is the role of the City Council to determine that.

Member Lynch thinks this will be perfect for the site, he cannot imagine what else could possibly be put
there. We want to keep Fountain Walk one of the gems of the City, and want to keep it profitable, so
overall Member Lynch has no problems with the car wash proposal.

Member Becker inquired to Mr. Zimmerman whether he personally or his team was involved with
negotiating the lease agreements with the current tenants which include covenants that established the
noncompeting requirement for new restaurants, or did he inherit these leases when he assumed confrol
of Fountain Walk. Mr. Zimmerman responded that both apply, since he added eight or nine tenants in
vacancies and some were existing. Member Becker further inquired if it is correct to say that these
restrictive non-compete leasing covenants were never required in any way by any City of Novi ordinance
restrictions concerning the usage or businesses of Fountain Walk. Mr. Zimmerman responded that it was
the tenants that wanted the non-compete leasing agreements.

Member Becker stated it is inferesting and new for him regarding the non-compete agreements, and
inquired whether the new Sai Gon Pho Viethamese restaurant competes with KPOT, which is a Korean
BBQ. Mr. Zimmerman responded that they are two totally different things and Sai Gon Pho didn't ask for
an exclusion. Member Becker inquired whether the number of restaurants at Fountain Walk is limited, or
could more be added as long as they don’t compete with existing ones2 Mr. Zimmerman responded that
more can be added as long as they don’t compete, however Fountain Walk is currently full.

Member Becker inquired to Mr. Gesund whether he intends to offer interior detailing services at this
proposed Jax location as they do at other sites in Michigan. Mr. Gesund responded that they will be
primarily exterior. However, they've been setting up all new builds with the ability to pivot and do what
they call a full-service wash. They don't have the space inside the building fo do that so what is done at
most new builds is o make vacuum spaces three spaces wider to entfertain full service. Then there is a
small bus ferminal-like station where customers wait outside while full service is being done on their vehicle.
That plan is down the road, it is not planned for this site yet.

Member Becker stated the issue before the Planning Commission is deciding if the requirements have
been established for creating a PRO. The existing regional commercial zoning designation established at
least 22 years ago was done to create a specific type of development, regional commercial. The goals
were to have a mix of retail businesses, restaurants, and other businesses that would appeal to regional
communities, not just to the people who live and work in Novi. The architecture of the buildings for this
type of zoning was key. They were taller, harmonious without being cookie-cutter, and they're not small.



The development was meant to be a destination, a magnet that would attract new businesses, patrons,
and jobs to Novi. Member Becker found it interesting in Mr. Zimmerman's letter that in trying to find a
tenant for the subject property, which has been vacant for 22 years, there has been a lot of interest from
gas station/convenience store developers, which Mr. Zimmerman does not want adjacent to Fountain
Walk. Member Becker totally agrees, and that is why the parcel is not zoned B-3, but rather RC. The subject
parcel isn't actually adjacent to Twelve Mile Crossing, it is part of it.

The applicant seems to be making the case for the PRO due to the hardship of not being able to find a
tenant for the subject property in 22 years. The justification is Twelve Mile Crossing executed a number of
lease agreements with current tenants that include very restrictive covenants about noncompeting
interests and other unstated restrictions. It needs to be pointed out that this hardship has absolutely
nothing to do with City of Novi zoning ordinance designation or any other City imposed restrictions. The
hardship is completely self-inflicted. This relatively small parcel was created by the original developer's
site plan, again, self-inflicted, and the easements for the consolidated gas pipes were known from the
very beginning. Member Becker can't help but wonder if the reason for the other larger piece of land
with a for lease sign located almost in the center of Twelve Mile Crossing, south of Chuck E. Cheese'’s,
east of Launch Trampoline Park, going undeveloped for 22 years might have the same problems caused
by the restrictive lease agreement.

The letter from Mr. Landry mentions there were no standalone car washes north of the 1-96 freeway in the
City of Novi, there is a need for the northern area of the City and this development would meet that.
Using the strict qualifiers of in the City of Novi and north of 1-96, this is correct, but it's not the whole truth.
Near the intersection of Wixom Road and Grand River, there's a Zax full-service tunnel style car wash less
than 50 yards outside the City of Novi. A quarter mile north in Wixom there is Motor City Express Car Wash.
Both serve the western and northern parts of our community through main roads.

Two weeks ago, the Planning Commission gave initial approval for another full-service tunnel car wash
about an eighth of a mile east of Zax in Wixom, also easily accessible to both halves of the city. For the
north central parts of our city, there is a car wash on Novi Road just three-tenths of a mile south of I-96 and
easily accessible fo communities to the north. Two and a half miles south of this there's another full-service
car wash. A new car wash at Meadowbrook and Ten Mile Road is about to open, easily serving residents
from the north as soon as we finish construction on Meadowbrook Road.

As for the northern and eastern parts of Novi, there are three different Jax Kar Wash locations in Walled
Lake and Commerce, all of them less than two miles from the Fourteen Mile Road City limit. These will be
much more likely to be convenient for residents in the northeast quadrant in Novi than a car wash at
Twelve Mile Crossing. In short, if you were to lay a rectangle over the area of Eight Mile on the south,
Pontiac Trail and Maple Road on the north, Haggerty Road on the east, and Wixom Road on the west,
you would have an area of about 48 square miles that currently has eight full-service tunnel car washes,
with a ninth in the approval process. That is one car wash for every five square miles, with car washes
located in the western, central, and northeast parts of this area. True, not technically within the City of
Novi, but still within that area. Member Becker finds it to be a stretch to say that this proposed
development is meeting some important, unfulfiled need in our community.

On the Twelve Mile Crossing website the development is described as “where shopping, food and fun
come fogether. An outdoor shopping entertfainment complex, Twelve Mile Crossing at Fountain Walk
offers a unique blend of retail, restaurants and recreation.” How does the car wash fit that mission2 As
always, Member Becker considers what precedent will be set for the future by approving this PRO,
allowing non-conforming businesses to begin cluttering up existing, harmonious developments because
Novi did it for Jax and Twelve Mile Crossing. How does a car wash af Twelve Mile Crossing support and
enhance our City's concept of an original commercial center enticing people from the region to visit and
come to Twelve Mile Crossing? Member Becker just doesn’t see where the need has been met for public
benefit outweighing the detriments.

Member Dismondy stated that after 22 years of no development there because it's such a complicated
site with the easements and setbacks, he figured there'd be more pushback from the neighbors, and they
seem to be doing the opposite of pushing back and supporting. The indoor vacuum motors, rather than



exterior, seem good. While it's frue, there are a lot of car washes, it just seems like a good use for this site.

Member Roney stated he certainly understands the difficulties in developing this piece of property, it has
been vacant for a long time and the property owner certainly has a desire to develop it and has the right
to develop it. Member Roney gave a lot of thought to this proposal and agrees that it's difficult to identify
any detriments. He talked to a couple of friends who are citizens of Novi and they think it's a good place
for a car wash. The key thing when he read the packet was seeing the five businesses give their support.
It looked like Fountain Walk was going to fail for a little while, Member Roney is glad to hear it's 100%
occupied and if this can keep the business growing in that area and those businesses think it's going to
support them, then Member Roney thinks we should support them and sees that as a public benefit. In
referring to public benefit, we're not talking about the general public, we're talking about all public, which
is also our corporate citizens and if it benefits them, then there's a benefit.

The stretch is the library, but it's creative, a nice gesture fowards the City, and it also has a public benefit.
The next proposal on the agenda has something somewhat similar, but not quite as far separated. Putting
all those together, there is a public benefit through all those supporting Fountain Walk, supporting the
businesses, and supporting the library for the teens. Member Roney hopes this project can find its way to
move forward with the PRO.

Member Avdoulos stated that he appreciates all his fellow Planning Commissioners’ comments and
Member Becker’'s thoroughness as he was looking at it with similar detail. At the same time, Member
Avdoulos was looking at this as a site that is indicated as Regional Commercial for Future Land Use and
this is a commercial project, so what are the benefits to the site. As indicated, it will promote activity on
the site. It is also something that is going to create convenience for the residents around there. It is
complementary to what is going on at Fountain Walk, and Member Avdoulos is pleased that it is 100%
occupied since he goes there frequently. He thinks a car wash can be a destination spoft since he lives
on a gravel road.

What Member Avdoulos likes about the proposal is that there are no curb cuts on the main streets, it has
internal fraffic control. There are escape lanes in case of, for example, a power outage and cars need to
leave. He appreciates the limitation of use so that only a car wash is permitted. The 3-dimensional visual
that showed the project on the site is great, it shows how it contextually fits on the site.

Member Avdoulos appreciates the donation to the library, but does not think that should be part of the
PRO. He liked Ms. Duchesneau’s comment on the bus stop shelter, which could benefit the community.
He was working on a project in Cincinnati where there was discussion about mass transit, how to engage
with the public, and the opportunity to have bus stops close to their facility, so that would be great here.

Member Avdoulos appreciated the discussion on noise mitigation and how it will be handled, as well as
the hours of operation and number of employees. From what has been presented, the pros outweigh
the cons.

Chair Pehrson stated there is a reason why there is a PRO option in the City relative to allowing applicants
to come forward with unique opportunities for the City that necessarily weren't considered 10 or 20 years
ago with property splits and the way things come about with easements taken info account. When we
look at the Master Plan it gives us a guideline, it doesn't give us hard, fast rules, rather a reference point
to start. The pros definitely outweigh the cons in this partficular application. Chair Pehrson's concern was
the public benefit, and he asked the applicant to go back and research. Maybe Ms. Duchesneau's idea
could be brought to fruition, and/or something else. He does not discount the idea of a donation to the
Public Library but would like to see something affixed to the particular application here.

Chair Pehrson inquired to City Attorney Schuliz if there is any guidance relative to past offerings where
money is not associated to an application that could be brought forward to help frame something. City
Attorney Schultz responded that he could speak with the applicant about that. He tends to agree with
comments that if it's not really relating to the development, it is probably not something that would be
used as a condition, and thinks we've indicated that to other developers in the past as well. Ultimately
the applicant will have to sell this through the process with conditions that aren’t related to that donation.



They will get information from this evening, and staff can work with them further but will probably not
suggest the donation to the library be in a PRO agreement.

Chair Pehrson appreciates Mr. Landry bringing up the verbiage in the ordinance relative to the PRO,
maybe that is something we need to look at going forward, again not to put foo much of a restriction on
any of the words that were used in frying to interpret what is or isn't but certainly to be able to have it
address that particular application.

City Aftorney Schuliz added that what the Planning Commission and the City Council are doing with the
PRO is really making two kinds of findings. First, is the proposal an enhancement to the project area that
you couldn't get with the existing zoning or without the PRO. Second, is just a general finding that the
rezoning and the use of the PRO is in the public interest. That's a broad question that depends on the
number of condifions that are imposed. That's how the ordinance is written. Do the conditions that you
are going fo impose over and above what they're otherwise obligated to comply with, do those together
make this a project in the public interest? Benefits versus detfriments is sort of only one aspect of that, and
that's going to differ every time. If's part of an overall process that relies mostly on the conditions as
opposed to tangible public benefits, which sometimes there won't be.

Chair Pehrson added the opportunity to talk about a PRO involves all those conditions relative to what
Planning Commission input is, what the City Council input is, what the citizens input is, relative to restrictions
to that particular PRO. He appreciates that the property owner has turned away other proposals that
might have additional issues and has done due diligence in trying to make the property something that
we're all going to be proud of. In this case, there would be restrictions on the PRO so that if the business
failed for some reason, it goes back to ground zero, so we have a level playing field. Again, that's
something that probably no one thought of 20 years ago when we were thinking of a Master Plan and
how we're going to use this piece of property before this particular center existed. Hopefully, the Planning
Commission comments provide the applicant with some valuable input, and we appreciate their time.
Chair Pehrson looks forward to driving his car through a Jax Kar Wash in the near future.

This agenda item was discussed, but a motion on the item was not required.

2. JZ22-28 ELM CREEK PRO PLAN WITH REZONING 18.737
Public hearing at the request of Toll Brothers, Inc. for Planning Commission’s recommendation to
City Council for a Zoning Map amendment from Office Service Technology (OST) and Low-Rise
Multiple Family (RM-1) to Low-Rise Multiple Family (RM-1) with a Planned Rezoning Overlay. The
subject site is approximately 37-acres and is located south of Twelve Mile Road, west of
Meadowbrook Road (Section 14). The applicant is proposing to develop a two-phased 121-unit
multiple-family townhome development.

Senior Planner Bell stated the applicant is proposing to rezone about 37 acres south of Twelve Mile Road,
on the west side of Meadowbrook Road, utilizing the Planned Rezoning Overlay (PRO) option. The existing
development to the north and east is largely office, with some vacant parcels. The Waltonwood Senior
Living facility is fo the west, along with Twelve Oaks Lake.

The current zoning of the property is mostly OST — Office Service Technology, and a portion on the west
side is RM-1. The properties to the north, east and south are also zoned OST. The area to the west is RM-1
Low Rise Multiple Family.

The Future Land Use Map identifies this property and those around it as Office, Research Development
and Technology, which is consistent with the current zoning. The area to the west is designated Planned
Development 1, which allows for multi-family development.

The natural features map shows there are significant wetland and woodland areas on this property as
well as to the north and south. The tree and wetland surveys provided by the applicant confirm these
features with more precise boundaries.

You may recall that the Planning Commission reviewed and offered feedback on the initial PRO request



