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GUERNSEY FARMS DAIRY REMODEL JSP 19-41

Consideration at the request of McGuire Brothers, LLC for Planning Commission’s approval of
Preliminary Site Plan and Storm Water Management plan. The subject property is located
eastside of Novi Road north of Eight Mile Road. The applicant is proposing to make some interior
changes to restaurant seating layout and outdoor seating area. The plan also proposes a
number of changes to exterior site layout and traffic circulation by reducing the number of curb
cuts along Novi Road. It also proposes an alternate location for ‘Welcome to Novi’ sign along its

frontage.

Required Action

Approve or deny the Preliminary Site Plan and Storm Water Management plan.

REVIEW

RESULT

COMMENTS

Planning

Approval
recommended

12-12-19

e An acceptable alternative location for Welcome to
Novi sign to be determined with the next submittal.

e The applicant should contact the railroad for
proposed improvements in their Right-of-way.

¢ A Zoning Board of Appeals variance for lack of curb
around landscape islands.

¢ [tems to be addressed by the applicant prior to Final
Site Plan approval.

Engineering

Approval
recommended

12-18-19

e A City Council variance for use of bumper blocks
in lieu of curb.

¢ [tems to be addressed by the applicant prior to Final
Site Plan approval.

Landscaping

Approval
recommended

12-03-19

Planning Commission waiver for the following:
¢ Lack of berm along right-of-way.
Deficiency in greenbelt width provided.
Lack of right-of-way greenbelt landscaping.
Lack of street trees.
Deficiency in interior parking lot island area and
trees (including landscaped endcaps).
Deficiency in parking lot perimeter trees provided.
Parking bay with 17 spaces without a landscape
island.
Items to be addressed by the applicant prior to Final
Site Plan approval.

Approval
recommended

12-17-19

Planning Commission waiver for the following:

¢ For not meeting the minimum requirements for
opposite side driveway spacing along Novi Road.

e For the use of painted islands and bumper blocks in
place of raised end islands and curbs.




e For lack of a six foot aisle provided for bicycle
parking.

e A Zoning Board of Appeals variance for lack of
raised curb for end islands.

Items to be addressed by the applicant prior to Final

Site Plan approval.

Approval
recommended

12-16-19

e Section 9 Waiver for overage of EIFS.

Approval
recommended

12-09-19

¢ [tems to be addressed by the applicant prior to Final
Site Plan approval.




MOTION SHEET

Approval — Preliminary Site Plan

In the matter of Guernsey Farms Dairy Remodel JSP 19-41, motion to approve the Preliminary Site
Plan based on and subject to the following:

1.

2.

Landscape waiver from Sec. 5.5.3.B.ii for lack of berm along Novi Road due to lack of
space from existing conditions, which is hereby granted;

Landscape waiver from Sec. 5.5.3.B.ii for reduction in required greenbelt width for areas
where the deficiency is an existing condition, which is hereby granted;

The applicants shall revise the plans to comply with greenbelt landscaping for other
areas where the deficiency is not due to an existing condition;

Landscape waiver from Section 5.5.3.B.ii, iii for not providing_street trees due to lack of
room within the Novi Road right-of-way for trees, which is hereby granted,;

Landscape waiver from Sec. 5.5.3.F.ii.B(2) for reduction in number of interior parking
perimeter trees based on the revised landscape plan submitted on January 09, 2019,
which is hereby granted,

Landscape waiver from Sec. 5.5.3.F.ii.B(2) for reduction in number of parking lot
perimeter trees , provided the applicant shall work with the City’s landscape architect to
provide better growing conditions for the proposed trees along the perimeter of the
outdoor seating area, which is hereby granted;

Landscape waiver for exceeding the maximum number of parking spaces between
landscape end islands. A maximum of 15 is allowed, the plans propose 17, which is
hereby granted;

Planning Commission waiver for not meeting the minimum distance requirements for
opposite side driveway spacing per Section 11.216 and Figure 1X.12 of the City’s Code of
Ordinances, which is hereby granted;

Planning Commission waiver for the use of painted islands in place of raised end islands
and curbs, which is hereby granted;

. Planning Commission waiver for not meeting the minimum requirements for access path

to bicycle parking. A minimum of 6 feet is required, 5 feet is existing), which is hereby
granted,;

. A section 9 waiver is required for Overage of EIFS (25% maximum allowed, 41% on West

facade and 59% on South facade proposed), which is hereby granted;

. Subject to Zoning Board of Appeals variance for lack of raised curbs around the

landscape islands as shown on the site plan;

. A City Council variance for use of bumper blocks in lieu of raised curb;
. The applicant shall work with the City to identify an alternate acceptable location for

relocation of the existing Welcome to Novi sign;

. The applicant shall designate the parking spaces opposite the southern entrance for

employee parking to avoid conflicts with the incoming traffic;

. The findings of compliance with Ordinance standards in the staff and consultant review

letters and the remaining items listed in those letters being addressed on the Final Site
Plan; and

17. (additional conditions here if any)

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

- AND -

Approval — Stormwater Management Plan

In the matter of Guernsey Farms Dairy Remodel JSP 19-41, motion to approve the Stormwater




Management Plan based on and subject to the following:
a. The findings of compliance with Ordinance standards in the staff and consultant review
letters, and the conditions and items listed in those letters being addressed on the Final
Site Plan; and
b. (additional conditions here if any)

(This motion is made because the plan is otherwise in compliance with Chapter 11 of the Code
of Ordinances and all other applicable provisions of the Ordinance.)

-OR

Denial — Preliminary Site Plan

In the matter of Guernsey Farms Dairy Remodel JSP 19-41, motion to deny the Preliminary Site
Plan...(because the plan is not in compliance with Article 3, Article 4, and Article 5 of the Zoning
Ordinance and all other applicable provisions of the Ordinance.)

-AND-

Denial — Stormwater Management Plan

In the matter of Guernsey Farms Dairy Remodel JSP 19-41, motion to deny the Stormwater
Management Plan...(because the plan is not in compliance with Chapter 11 of the Code of
Ordinances and all other applicable provisions of the Ordinance.)
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REVISED SITE PLAN
(Submitted 01-09-20 via e-mail)
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ORIGINAL SITE PLAN
(Full plan set available for viewing at the Community Development Department)
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PLAN REVIEW CENTER REPORT
December 12, 2019

Planning Review
GUERNSEY FARMS DAIRY REMODEL

JSP 19-41
PETITIONER
McGuire Brothers, LLC
REVIEW TYPE
Preliminary and Final Site Plan
PROPERTY CHARACTERISTICS
Section 23
Site Location 21300 Novi Road
Site School Northville School District
Site Zoning B-3: General Business
North B-3,General Business
Adjoining East R-4, Single Family Residential
Zoning West R-4, Single Family Residential; City of Northville
South City of Northville
Current Site Guernsey Farms Diary
North Novi bowl
o East Single family residential development
Adjoining Uses . . . .
West Single family residential development
South City of Northville
Site Size 2.95 acres
Plan Date 11-20-19

PROJECT SUMMARY

The subject property has an existing single story building. Guernsey Dairy Farm along with its restaurant
occupies approximately 5,736 square foot and the warehouse along with the ice-cream processing
center occupies about 20, 802 square feet. The applicant is proposing to make some interior changes
to restaurant seating layout and add approximately 1 outdoor seating area. The restaurant offers carry-
out and sit-down service. Alcohol service is provided inside the restaurant only. The site plan also
proposes a number of changes to exterior site layout and traffic circulation, reducing the number of
curb cuts along Novi Road. It also proposes an alternate location for ‘Welcome to Novi’ sign along its
frontage.

RECOMMENDATION

Approval of the Preliminary Site Plan and Final Site Plan is recommended. The plan mostly conforms to
the requirements of the Zoning Ordinance, with a few deviations listed in this and other review
letters. Planning Commission approval of the Preliminary Site Plan and Storm Water Management Plan is

required.

PROJECT HISTORY

A pre-application meeting for this project was conducted on October 11, 2019.

ORDINANCE REQUIREMENTS




JSP 19-41 GUERNSEY FARMS DAIRY REMODEL December 17, 2019
Preliminary and Final Site Plan Page 2 of 5

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

1. Railroad ROW: It appears that a part of loading area and drive aisle encroaches onto Railroad
Right-of-way. The current site plan is not proposing any changes in that area. Current site plan
approval does not include approval of the pre-existing conditions. The applicant indicated in the
response letter that they reached out to the railways and is awaiting a response. Please provide
an update with the next submittal. Some of the existing parking perimeter trees are located within
the railroad right of way. Applicant is asked to determine if there is an off-site easement for the
location of the trees and landscaping. Current site plan approval does not include approval of the pre-
existing conditions. The applicant should address this item in the response letter.

2. Site Plan Submittal: The current site plan has a number of missing information and inconsistencies.
Please refer to all review letters in detail. Few major items are listed below that need to be
addressed with revised submittal:

a. Please label a sheet as Preliminary/Final site plan. This should include all the parking
information, dimensions and all related site improvements per site and development
manual.

b. Sheet G001 refers to one-way circulation. All other sheets refer to two way entry at two
proposed curb cuts. Please revise to be consistent.

c. Sheet G001 refers to a painted island to the south of  eemmo o _______

northern entryway (see below). It is not consistent in the /’

sheet set. For example, sheet C2.0 do not show the il

painted island. = ; ——a
d. Please provide the 18 feet dimension for the proposed \ e \‘\L

angled parking as shown in this image and the location ~ ====---"---m--=m---oms-on
of the wheel stops.

3. Welcome to Novi Sign: The plan proposes relocating the existing Welcome to Novi sign which is
currently located on their property. We provide the following comments:

a. The proposed location appears to be located within a parcel owned by Road Commission
of Oakland County for Right-of-way purposes. It is also proposed within Northville City limits.
Additional permits from outside agencies may be required for this location.

The proposed site plan sheet should also indicate the location of existing billboard.

c. Staff recommends three alternate locations for relocation. The approximate general areas
are as shown in the image below numbered in the order of preference. These will provide
better visibility and are within City of Novi city limits.

d. The applicant should work with the City of Novi Community Development and Community
Relations staff to identify the procedure for relocation.

o

T

R

NOVIROAD

VARJAELE RO, DIMENSION
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4.

5.

Parking lot Improvements: The existing parking lot is considered legal non-conforming as it does
not meet the requirements of minimum parking setbacks and has the required curb. Proposed
improvements are making the circulation slightly better and adding some landscape. However,
the area where the changes are proposed is expected to meet the current standards. Following
items would require approval from the Planning Commission, the City Council and the Zoning
Board of Appeals:

a. End Islands: Per section 5.3.12, End Islands with landscaping and
raised curbs are required at the end of all parking bays that abut
traffic circulation aisles. The end islands shall generally be at least 8
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. The proposed layout is proposing three end islands. The
end island next to carry out spaces does not have a raised curb ¥
and do not meet the dimensional requirements. The island south of 7
the carry out spaces does not have a raised curb. A Zoning Board +,
of Appeals variance is required for this deviation as it deviates from
the Zoning Ordinance requirements. As an alternate, the applicant
could revise the end islands to meet the requirements.

b. Wheel stops: Per Section 5.5.3.C.ii.c. Landscape standards, wheel stops or curbing shall be
installed to prevent vehicles from encroaching more than two (2) feet into any parking
landscape area. The applicant should include wheel stops for the proposed parking along
the Railroad ROW.

c. Bicycle Parking Layout: Per section 5.16.6.D. the Planning Commission can approve
deviations from bike layout requirements as listed below. All waivers are supported by staff.
A. Bike parking is proposed to be accessed by five foot sidewalk, while six foot minimum is

required. Handicap accessible signage is proposed on the sidewalk which may obstruct
the accessibility. The applicant should relocate the barrier free parking signage either on
the building facade or on the pavement in front the wheel stops.

B. When 4 or more spaces are required for a building with multiple entrances, the spaces
shall be provided in multiple locations. All 8 spaces are proposed at one location near
the single entrance to the facility.

C. Spaces to be paved and the bike rack shall be inverted “U” design. Proposed bike rack
design is acceptable.

d. Lack of curb and gutter: Per Sec. 11-239(b)(1),(2)of Novi City Code, Driveway and parking lot
surfacing requirements, the entire parking area including parking spaces and maneuvering
lanes are required to be hard-surfaced and curbed. The proposed parking lot improvements
proposed either wheel stops or no curb along the driveway and parking lot perimeter. A City
Council variance approval is supported by staff.

Lighting and Photometric Plan: The lighting and photometric plan appears to be incomplete.
However, additional detail is required to complete the review. Please refer to plan review chart
for standard requirements. Please clearly indicate what are existing and the proposed locations.

Plan Review Chart: Planning review chart provides additional comments and requests
clarification for certain items. Please address them in addition to the comments provided in this
letter.

Other Reviews: Following reviews are recommending approval of Preliminary site plan, but not
the final site plan: Traffic and Landscape. A revised submittal as noted in the next section is
required.
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Following reviews are recommending approval of both preliminary and final site plan: Planning,
Engineering, Facade and Fire. Remaining comments in these reviews should be addressed with
electronic stamping sets as noted in the next section.

NEXT STEP: PLANNING COMMISSION MEETING

The site plan is scheduled for Planning Commission’s consideration on January 15, 2019. Please

provide the following by January 03, 2019.

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

2. Revised renderings addressing Facade comments

3. A response letter addressing ALL the comments from ALL the review letters and a request for
waivers as you see fit

AFTER PLANNING COMMISISON APPROVAL

1. Zoning Board Of Appeals Meeting
Planning review identified one ZBA variance that is required. Please note that the Planning
Commission approval is required prior to ZBA consideration. Please contact Kate Oppermann at
248-347-0459 for ZBA application deadlines and process. The deadline for February 11 ZBA meeting
is January 2. A variance will not be required if the plans are revised to conform.

2. Revised Final Site Plan Submittal

Traffic and Landscape reviews are currently not recommending approval. After receiving Planning
Commission’s approval of the Preliminary Site Plan and Zoning Board of Appeals approval for the
noted variances, please submit the following for approval:

1. Three copies of Final Site Plan sets addressing all comments from Preliminary review,

2. Response letter addressing ALL the comments from ALL the review letters and refer to sheet

numbers where the change is reflected.
3. Site Plan revisions application
4. Drafts of any legal documents. See attached engineering legal document transmittal.

3. Electronic Stamping Set Submittal And Response Letter
After receiving Final Site Plan approval, please submit the following for Electronic stamping set
approval:
1. Plans addressing the comments in all of the staff and consultant review letters in PDF format.

2. Response letter addressing all comments in ALL letters and ALL charts and refer to sheet numbers

where the change is reflected.

4. Stamping Set Approval
Stamping sets are still required for this project. After having received all of the review letters from
City staff the applicant should make the appropriate changes on the plans and submit_9 size 24” x
36" copies with original signature and original seals, to the Community Development Department
for final Stamping Set approval. Pre-Con meetings are generally held after Stamping Sets have
been issued.

5. Pre-Construction Meeting
A Pre-Construction meeting is required for this project. Prior to the start of any work on the site, Pre-
Construction (Pre-Con) meetings must be held with the applicant’s contractor and the City’s
consulting engineer. No work on the site may be commenced before a pre-construction meeting is
held. Please contact Sarah Marchioni [248.347.0430 or smarchioni@cityofnovi.org] in the
Community Development Department. There are a variety of requirements, fees and permits that
must be issued before a Pre-Con can be scheduled.

SIGNAGE

Exterior Signage is not regulated by the Planning Division or Planning Commission. Please contact the
Ordinance Division 248.735.5678 for information regarding sign permits. The followings items shown on
the current plans would require a sigh permit and are not considered as part of the current approval.



http://www.cityofnovi.org/Reference/Forms/FinalSitePlanApplication.aspx
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1. Temporary mural signs of the Guernsey cow images

2. Building signage

3. Relocation of monument sign is subject to City of Novi Community relations review

4. Murals painted on the building such as the blue ribbon

CHAPTER 26.5

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

If the applicant has any questions concerning the above review or the process in general, do not
hesitate to contact me at 248.735.5607 or skomaragiri@cityofnovi.org.

o

Sri Ravali Komaragiri — Planner


mailto:skomaragiri@cityofnovi.org

PLANNING REVIEW CHART :B-3 Community Business District

Review Date:
Review Type:
Project Name:
Plan Date:
Prepared by:
Contact:

December 12, 2019
Preliminary Site Plan
JSP 19-41 Guernsey Dairy Farm Remodel
November, 2019

Sri Ravali Komaragiri

E-mail: skomaragiri@cityofnovi.org

Items in Bold need to be addressed with the next submittal
Items in_Bold and Underlined do not comply with the Zoning Ordinance at this time

Phone: 248.735.5607

Items underlined need to be addressed prior to the approval of the stamping sets or later as noted

ltem Required Code Proposed Meety Comments
Code

Zoning and Use Requirements
Master Plan Local Commercial Retail & Restaurant Yes
(adopted July 26,
2017)
Area Study Not part of any studies Not applicable NA
Zoning B-3: General Business B-3: General Business Yes
(Effective Dec. 25, | District District
2013)
Uses Permitted Sec 3.1.12.B: Principal Existing cold storage Yes
(Sec 3.1.12.B & C) |Uses Permitted. facility, restaurant and

Sec 3.1.12C: Special retail

Land Uses
Phasing Phasing is not proposed |NA
Retail Business or Service Establishments allowed under B-3 (Sec. 4.27)
Retail Business Any retail business whose |Retail for sale of ice Yes
(Sec 4.27.1.A) principal activity is the creams

sale of merchandise in an

enclosed building.
Restaurants Restaurants (sit down), Sit-down restaurants Yes
(Sec 4.27.1.C) banquet facilities or other |with a carry-out service

places serving food or

beverage, except those

having the character of

a drive-in or having a

drive-through window.
B-3 Business District Required Conditions (Sec. 3.10)
Uses enclosed All business, servicing or | OQutdoor seating Yes

within buildings
(Sec. 3.10.1.B)

processing, except for
off-street parking,

loading/ unloading shall

proposed. A note is
added to the sheet for
other uses.
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ltem Required Code Proposed Meety Comments
Code

be conducted within

completely enclosed

buildings
Height, bulk, density and area limitations (Sec 3.1.12)
Frontage on a Frontage on a Public Frontage on Novi Road |Yes
Public Street. Street is required
(Sec. 5.12)
Minimum Zoning |2 acres 2.97 Acres Yes |A portion of existing

Lot Size and Lot
width
(Sec 3.6.2.D)

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.

loading area and
related drives in the
back encroach into the
Railroad Right-of-way.

The current site plan is
not proposing any
changes in that area.

Current site plan
approval does not
include approval of the
pre-existing conditions.

The applicant
indicated in the
response letter that they
reached out to the
railways and is awaiting
aresponse.

Maximum % of Lot | (Sec 3.6.2.D) Existing building. No NA
Area Covered change proposed to the
(By All Buildings) footprint
Building Height 30 ft or 2 stories, Existing building. No NA
(Sec. 3.1.23.D) whichever is less change in height
proposed
Building Setbacks (Sec 3.1.12.D)
Front (Novi Road) |30 ft. Appears to comply Yes |Label setbacks on plan
Rear (west) 20 ft. Existing non-conforming |Yes
Side (south) 15 ft. Appears to comply Yes
Side (north) 15 ft. Appears to comply Yes
Parking Setback (Sec 3.1.12.D)
Front (Novi Road) |20 ft. for both Existing non-conforming |Yes |Railway ROW between

for existing angle
parking; Addition of

residential. The use
does not abut
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Item

Required Code

Proposed

Meetg
Code

Comments

three angle spaces is
increasing the non-
conformity

Proposed perpendicular
space is closer than 20
ft.

Rear (west)

10 ft.
20 ft. if it abuts residential

Existing non-conforming

Yes

Side (south)

10 ft.
20 ft. if it abuts residential

Appears to comply

Yes

Side (north)

10 ft.
20 ft. if it abuts residential

Appears to comply

Yes

residential

Label setbacks on plan

Note To District Standards (Sec 3.6.2)

Exterior Side Yard
Abutting a Street
(Sec 3.6.2.C)

All exterior side yards
abutting a street shall be
provided with a setback
equal to the front yard
setback requirement of
the district in which
located.

Not applicable

NA

Minimum Lot Area
(Sec. 3.6.2.D)

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

Proposed

Yes

Parking setback
screening
(Sec 3.6.2.P)

Required parking
setback area shall be
landscaped per sec
5.5.3.

Landscape plan is
provided

No?

See landscape letter for
additional details

Some of the existing
parking perimeter trees
are located within the
railroad right of way.
Applicant is asked to
determine if there is an
off-site easement for
the location of the trees
and landscaping.
Current site plan
approval does not
include approval of the
pre-existing conditions.
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Item

Required Code

Proposed

Meetg
Code

Comments

The applicant should
address this item in the
response letter.

Parking, Loading, and Dumpster Requirements

Retail
(5.2.12.C.a)

Sit down
Restaurant
(5.2.12.C.a)

Warehouse
(5.2.12.F)

1 for each 200 gross
leasable

1 for each 70 gross floor
area, or

1 for each employee plus
1 for each 2 customer
allowed under maximum
capacity, whichever is
greater

One (1) space for each
seven hundred (700)
square feet of

usable floor area

With the addition, the
restaurant will have a
total of 92 indoor seats
and 16 outdoor seats.

10 employees: 5 spaces

Warehouse: 20,802 SF =
29 spaces

Retail: 1,909/200 = 10
spaces

No?

Outdoor seating is not
included in the parking
calculations as it does
not exceed 20

Parking Space - 90° Parking: 9 ft. x 19 ft. |- 90° Parking: 9 ft. x 19 ft. | Yes
Dimensions and - 24 ft. two way drives - 27 ft. two way drives
Maneuvering - 9 ft. x 17 ft. parking 9 ft. x 17 ft. parking
Lanes spaces allowed along 7 | spaces allowed along 7
(Sec.5.3.2) ft. wide interior ft. wide interior sidewalks
sidewalks as long as
detail indicates a 4”
curb at these locations
and along landscaping
- 45° parking 45° parking Yes
- 18 ft. one-way lane - 15 ft. one-way lane
- 9 ft. x 18ft. parking - 9 ft. x 18 ft.
space - Total width for 2 Tier: 53
- Total width for 2 Tier: 53 feet
feet
Parking stall Shall not be located NA NA
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 End islands with no Yes? |An end island without a
(Sec.5.3.12) landscaping and raised |raised curbs are raised curb requires a

curbs are required at the
end of all parking bays
that abut traffic
circulation aisles.

- The end islands shall

proposed.

variance from the
Zoning Board of
Appeals. Please review
the plan to prose a curb
around end islands.
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ltem Required Code Proposed Meety Comments
Code
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 - For 76 to 100 spaces 4 |2 van accessible Yes
Spaces handicap spaces are |2 car accessible spaces
Barrier Free Code required including provided
(2012 Michigan lvan accessible
Building Code) -
Barrier Free Space |- 8 wide with an 8" wide |8 ft. wide spaceswith 8 |Yes
Dimensions access aisle for van ft. wide access aisle
Barrier Free Code accessible spaces proposed.
(2012 Michigan - 5” wide with a 5" wide
Building Code) access aisle for regular
accessible spaces
Barrier Free Signs |One sign for each Signs indicated No Provide the required

Barrier Free Code

accessible parking

signage

space.
Minimum number |Five (5) percent of 8 spaces proposed Yes
of Bicycle Parking |required automobile
(Sec.5.16.1) spaces, minimum two (2)
spaces
Required: 8 spaces
Bicycle Parking - No farther than 120 ft. |Location appearsto be [No |Planning Commission
General from the entrance less than 120 ft. approval for the
requirements being served deviations from the
(Sec. 5.16) - When 4 or more spaces |All 8 spaces are standards is required
are required for a proposed at one
building with multiple location near the single
entrances, the spaces |entrance to the facility.
shall be provided in
multiple locations Proposed spaces are
- Spaces to be paved not inverted “U” design,
and the bike rack shall |but are consistent
be inverted “U” design
- Shall be accessible via |Accessible by 5 foot
6 ft. paved sidewalk sidewalk
Bicycle Parking Parking space width: 6 ft. |Bike parking is proposed |Yes? |Provide the required

Lot layout
(Sec 5.16.6)

One tier width: 10 ft.

Two tier width: 16 ft.
Maneuvering lane width:
4 ft.

information. Refer to
Traffic review for more
details.
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ltem Required Code Proposed Meety Comments
Code
Parking space depth: 2 ft.
single, 2 ¥ ft. double
Loading Spaces - No change to existing NA
(Sec.5.4.2)
Dumpster
(Sec 4.19.2.F)
Roof top
equipment and
wall mounted
utility equipment
(Sec. 4.19.2.E.ii)
Outdoor Restaurants (Sec. 4.84)
Accessory Use Outdoor seating as an Outdoor seating for 16 | Yes
(Sec. 4.84) accessory use is allowed |people is proposed.
per section 4.84.
Site Plan Review If the seating area is The seating will be Yes
(Sec. 4.84.1) proposed as part of a site |reviewed along with the
plan application it shall current site plan
require site plan review
and approval by the
Planning Commission
Building and fire Outdoor seating areas Will be reviewed with NA
codes shall also comply with all | Outdoor seating permit
(Sec. 4.84.1) applicable building and
fire codes
Timings Permitted between Note added to plan Yes
(Sec. 4.84.2) March 1st and November
30th,
Pathway Outdoor seating areas No sidewalk near the Yes? |Staff recommends a
(Sec. 4.84.4) shall be located in a outdoor spaces. railing to protect the
manner to maintain a However, the seating is outdoor users from the
minimum pathway width |randomly placed close vehicular traffic
of six (6) feet (clear of to the driveway.
structures such as light
poles, trees and Few bollards are placed
hydrants) along the intermittently
sidewalk
Enclosure It shall be enclosed Alcoholis not served at |[NA |Please confirm
(Sec. 4.84.4) where there is alcohol this location
service.
Location If located in public, ROW, |Itis not located in NA
(Sec. 4.84.5) then approval from all Public-Right of way

related agencies is
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ltem Required Code Proposed Meety Comments
Code

required. Additional

requirements may apply.
Parking For more than 20 seating, | Additional parking not NA
(Sec. 4.84.6) parking shall be required; Outdoor

calculated. seating for 16 people is

proposed

Hours of Hours of operation same |Indicate hours of Yes
Operation as inside restaurant. operation
(Sec. 4.84.7)
Sidewalk Requirements
Sidewalks - 6 foot sidewalk required | None proposed. The NA |Refer to Engineering
(Sec. 7.4.2 of the along Novi Road applicant has provided review for more details.
Engineering a marked pedestrian

Design Manual)

pathway across a
portion of the parking lot
that was discussed
during the Concept
Meeting.

Building Code and

Other Design Standard Requirements

Design and Land description, Sidwell |Provided Yes
Construction number (metes and
Standards Manual |bounds for acreage

parcel, lot number(s),

Liber, and page for

subdivisions).
General layout Location of all existing Mostly provided Yes? |Refer to all review
and dimension of |and proposed buildings, letters for more
proposed proposed building comments
physical heights, building layouts,
improvements (floor 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 Not provided at this No |Required prior to

proposed building &
site improvements

- Number of anticipated
jobs created (during
construction & after
building is occupied)

time

Planning Commission
meeting

Other Permits and Approvals
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ltem Required Code Proposed Meety Comments
Code
Development/ Signage if proposed The plan proposes some |Yes |It appears that the

Business Sign

requires a permit.

significant changes to
signage as part of the
remodel.

Existing Welcome to
Novi Sign is proposed to
be relocated.
Additional information
will be required as the
project moves forward.

proposed signs may
require a ZBA approval
for non-conformance.

For sign permit
information contact
Maureen Underhill at
248-347-0438.

Other Legal Requirements

Welcome to Novi |To be determined License agreements TBD
Sign may be required based
on the proposed
location
Lighting and Photometric Plan (Sec. 5.7)
Intent Establish appropriate A lighting and No
(Sec.5.7.1) minimum levels, prevent |photometric plan is
unnecessary glare, provided, but is
reduce spillover onto incomplete. It
adjacent properties & references existing
reduce unnecessary layout.
transmission of light into
the night sky
Lighting Plan Site plan showing
(Sec.5.7.A.1) location of all existing &

proposed buildings,
landscaping, streets,
drives, parking areas &
exterior lighting fixtures

Building Lighting
(Sec. 5.7.2.A.iii)

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

Indicate any additional
building lighting is
proposed?

Lighting Plan
(Sec.5.7.A.2)

Specifications for all
proposed & existing
lighting fixtures

Photometric data

Fixture height

Mounting & design
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Item

Required Code

Proposed

Meetg
Code

Comments

Glare control devices

Type & color rendition of
lamps

Hours of operation

Maximum Height
of the Poles
(Sec.5.7.3.A)

Height not to exceed
maximum height of
zoning district (or 25 ft.
where adjacent to
residential districts or
uses)

Lighting Notes
(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

Security Lighting
(Sec.5.7.3.H)

Lighting for
security purposes
shall be directed
only onto the
area to be
secured.

All fixtures shall be
located, shielded, and
aimed at the areas to
be secured.

- Fixtures mounted on the
building and designhed
to illuminate the
facade are preferred.

Avg/Min Ration

Average to minimum

(Sec.5.7.3.E) light level of the surface
being lit to the lowest
light of the surface being
lit not to exceed 4:1

Required Use of true color

Conditions rendering lamps such as

(Sec.5.7.3.F) metal halide is preferred

over high & low pressure
sodium lamps

Min. lllumination
(Sec. 5.7.3.k)

Parking areas: 0.2 min

Loading & unloading
areas: 0.4 min
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Item

Required Code

Proposed

Meetg
Code

Comments

Walkways: 0.2 min

Building entrances,
frequent use: 1.0 min

Building entrances,
infrequent use: 0.2 min

Max. [lumination
adjacent to Non-
Residential

(Sec. 5.7.3.K)

When site abuts a non-
residential district,
maximum illumination at
the property line shall not
exceed 1 foot candle

Max. [llumination
adjacent to

= Cut off angles of

fixtures must be 90°

Residential adjacent to residential
(Sec.5.7.3.L) districts
= Max illumination at the
property line shall not
exceed 0.5 foot candle
NOTES:

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

2. The section of the applicable ordinance or standard is indicated in parenthesis. Please refer to
those sections in Article 3, 4, and 5 of the zoning ordinance for further 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 Division with future submittals.
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PLAN REVIEW CENTER REPORT
December 18, 2019

Engineering Review
Guernsey Farms Dairy Remodel

JSP19-0041
Applicant
McGuire Brothers, LLC
Review Type
Combined Preliminary & Final Site Plan
Property Characteristics
= Sjte Location: East side of Novi Road, between Eight Mile Road and Nine
Mile Road
= Site Size: 2.97 acres
= Plan Date: 11/20/2019
= Design Engineer: Kalabat Engineering

Project Summary

» Remodel of an existing 26,062 square-foot building, with minor enclosure additions,
and modification of existing parking and driveways. Site access would continue to
be provided via two entrances on Novi Road.

= No alterations to existing water or sanitary sewer service are proposed.

=  Storm water would continue to sheet flow untreated and undetained to Thornton
Creek Diversion Drain.

Recommendation

Approval of the Combined Preliminary & Final Site Plan is recommended, with items to
be addressed at Stamping Set submittal.

Comments:

The Combined Preliminary & Final Site Plan meets the general requirements of Chapter
11 of the Code of Ordinances, the Storm Water Management Ordinance and the
Engineering Design Manual with the following exceptions, which can be addressed at
Stamping Set submittal:

General

1. Provide a note on the plans that all work shall conform to the current City of
Novi standards and specifications.



Engineering Review of Combined Preliminary & Final Site Plan 12/18/2019

Guernsey Farms Dairy Remodel Page 2 of 5
JSP19-0041
2. Provide the City’s standard detail sheets for storm sewer (2 sheets- rev.

02/16/2018) and paving (2 sheets-rev. 03/05/2018) at the time of the
Stamping Set submittal. These details can be found on the City’s website at
this location: http://cityofnovi.org/Government/City-Services/Public-
Services/Engineering-Division/Engineering-Standards-and-Construction-
Details.aspx

The same-side driveway spacing dimensions have been added and are
acceptable. However, add opposite-side driveway spacing dimensions to
show compliance with Section 11.216 and Figure 1X.12 of the City’s Code of
Ordinances. A waiver granted by the Planning Commission may be required
if driveway spacing requirements are not met. If needed, the Engineering
Division supports this waiver request.

Since the 30-foot half right-of-way of Novi Road is not recorded or dedicated,
do not show as “existing” on the plans. The dedication is requested as part of
this project. If intending to dedicate, label the right-of-way as “proposed”
rather than “existing”.

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

Traffic signs in the RCOC right-of-way will be installed by RCOC.

Provide a traffic control plan and/or details for the proposed road work
activities.

The applicant should be aware that work is proposed in the City of Northville
(i.e., west of the section line/centerline of the due north-south portion of Novi
Road) and may be subject to permitting and/or review by the City of
Northville. It is the applicant’s responsibility to obtain and all pertinent permits
from that municipality prior to starting work.

Provide a note that compacted sand backfill (MDOT sand Class Il) shall be
provided for all utilities within the influence of paved areas.

Storm Sewer

10.

11.

12.

Since the culvert is proposed with less than 3 feet of cover, specify Class V
pipe as the material.

The applicant is reminded the proposed culvert will require approval from
Oakland County (applicant has noted an application will be submitted).

Other than removing two existing culverts and replacing with one proposed,
no changes to existing storm system are proposed.

Storm Water Management Plan

13.

Storm water presently sheet flows untreated and undetained to Thornton
Creek Diversion Drain. Since impervious area is decreasing and the nature of
the improvements is minor, no additional storm water measures would be
required at this time.
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Paving & Grading

14, Sidewalks along the Novi Road frontage are not proposed or required at this
time. Site access is provided by designated on-site crosswalks.

15. Regarding the allowance of bumper blocks as an alternative to concrete
curb and gutter, along with areas lacking either, the applicant’s Design and
Construction Standards Request for Variance from City Council is supported
by Engineering.

16. The City standard straight-faced curb (MDOT F-4 curb detail) shall be
provided. Revise curb detail accordingly, or else remove since City curb
detail will be included on City standard detail sheets for paving.

17. Provide top of curb grades to indicate height of curb adjacent to parking
stalls or drive areas.

18. The proposed drive approach on Novi Road appears to be concrete,
according to the hatch. Specify with labeling or legend.

19. Planters have been depicted for the proposed trees in the sidewalk area
surrounding the proposed building entrances, but not for shrubs. Show the
forms/planters for the shrubs, as well.

Flood Plain

20. Although the 100-year floodplain encompasses portions of the property, the
improvements are not currently proposed to impact the floodplain.

Soil Erosion and Sediment Control

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

Off-Site Easements

22. No off-site easements are anticipated for the proposed improvements. If any
are proposed, they must be executed prior to final approval of the plans.
Drafts shall be submitted at the time of the Preliminary Site Plan submittal.

The following must be submitted with the Stamping Set:

23. A letter from either the applicant or the applicant’s engineer must be
submitted with the Stamping Set highlighting the changes made to the plans
addressing each of the comments listed above and indicating the revised
sheets involved. Additionally, a statement must be provided stating that all
changes to the plan have been discussed in the applicant’s response letter.

24. A draft copy of the warranty deed for the proposed 30-foot half right-of-way
along Novi Road must be submitted for review and acceptance by the City.
Please note this document must be submitted with the Stamping Set submittal
with a legal review transmittal form that can be found on the City’s website.
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The following must be addressed prior to construction:

25.

26.

27.

28.

29.

30.

31.

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

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

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

A street sign financial guarantee in the amount of $2000 ($400 per traffic
control sign proposed) must be posted at the Community Development
Department. Signs must be installed in accordance with MMUTCD standards.

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

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

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

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

Occupancy (TCO) approval for the development:

32.

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

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

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

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

A

Victor Boron
Civil Engineer

cc: Sri Komaragiri, Community Development
Angela Sosnowski, Community Development
Tina Glenn, Treasurers
Kristin Pace, Treasurers
Ben Croy, Engineering
Kate Richardson, Engineering
T. Meadows, T. Reynolds, Spalding DeDecker
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Review Type Job #
Combined Preliminary/Final Landscape Review JSP19-0041
Property Characteristics

e Site Location: 29000 Meadowbrook Road

o Site Acreage: 2.95 ac.

e Site Zoning: B-3

e Adjacent Zoning: North: B-3, East, South: R-4, West: Northville SFR
e Plan Date: 8/19/2019

Ordinance Considerations

This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning
Article 5.5 Landscape Standards, the Landscape Design Manual and any other applicable
provisions of the Zoning Ordinance. Items in bold below must be addressed and incorporated for
approval of the Preliminary Site Plan. Underlined items must be included in the Final Site Plan
submittal. Please follow guidelines of the Zoning Ordinance and Landscape Design Guidelines.
This letter and the accompanying landscape chart are summaries and are not intended to
substitute for any Ordinance.

Please use the current landscape ordinance in revising your calculations. It can be found at:
http://cityofnovi.org/Reference/Code-of-Ordinances-and-City-Charter/18-283LandscapeStandards.aspx

Recommendation

This project is recommended for approval for Preliminary Site Plan, assuming the Planning
Commission grants the waivers required, but not Final Site Plan. The large number of landscape
waivers is partially the result of an existing site with tight spacing. Due to this, most of the waivers
are supported by staff, but some of them could be reduced or eliminated with more effort.
Those and other modifications should be addressed on Final Site Plans.

LANDSCAPE WAIVERS REQUIRED:

e lLack of berm along right-of-way. Supported by staff because a screening hedge is
proposed between the parking in front of the building and the road and because, between
the existing paving and the large tree to be preserved, there isn’t room for the berm.

o Deficiency in greenbelt width provided. Supported by staff where the deficiency is an
existing condition but the reduction in the provided greenbelt width at the south end is not
supported by staff.

e Lack of right-of-way greenbelt landscaping. Supported by staff for areas where new
landscaping can’t be added due to existing spatial constraints but not where there is
sufficient room to plant the required trees.

e Lack of street trees. Supported by staff due to lack of room within the Novi Road right-of-
way for trees.

e Deficiency in interior parking lot island area and trees (including landscaped endcaps) — not
supported by staff

o Deficiency in parking lot perimeter trees provided - Not supported by staff
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Please provide a list of all landscape waivers requested that includes the impact (ie deficiency
in area or trees provided) on sheet Ip101.

Ordinance Considerations

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

Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #17 and LDM 2.3 (2))
1. Provided.
2. Please add tree fencing on the Demolition Plan as well as a tree protection fence detail.

Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii)
The project is across the railroad track from the residential development to the east so no
screening berm is required. The parking lot is at least 5 feet below the railroad tracks so the
headlights from the parking lot are blocked by the berm and the trees on it.

1. The required greenbelt width and screening berm are not provided west of the building,
and at the south end of the southern parking lot. Landscape waivers are required for
these deficiencies but are supported by staff as they are existing conditions and hedges
are provided to help block the headlights from shining at traffic on Novi Road. The
waiver for the lack of greenbelt width is not supported for the section that would be
decreased from the existing condition.

2. The number of canopy and subcanopy greenbelt trees is also deficient. A landscape
waiver is required for this. Staff supports the deficiency for the section of parking lot west
of the building because there is insufficient room for canopy and subcanopy trees.

3. There is room for all of the required canopy trees and some of the subcanopy trees in the
large greenbelt area south of the large oak to remain. For this section, staff will support a
lack of some of the subcanopy trees (not all), but not for the deficiency in canopy trees.
Please add trees where possible to decrease or eliminate the unsupported waiver areas
that won’t damage the existing oak tree.

4. A landscape waiver is required for the lack of street trees provided. This waiver is
supported by staff because there isn’t sufficient room in the Novi Road right-of-way for
the trees.

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

1. Based on the paved area of the impacted parking areas, 1799sf of interior landscape
area, 9 interior landscape trees and 17 perimeter canopy trees are required. Only 1358sf
of qualifying area, 4 interior trees and 14 perimeter trees (including 2 double-counted
greenbelt oaks) are provided.

2. lLandscape waivers are required for the deficiencies in area, interior trees, perimeter
trees, and lack of trees in endcap islands. Staff only supports the lack of a landscaped
endcap island on the south side of the north entry (although it should be curbed), a
deficiency of 4 interior trees (if the 5 gingkoes are counted as perimeter trees), and a
deficiency of 1 perimeter tree. There is room on the site for the additional trees to be
planted in the southern unplanted endcap and along the east side of the parking lot to
decrease the deficiencies to those numbers. Please add the additional trees.

3. Please change the paved snow deposit area to a landscaped corner and move the
adjacent tree to that corner island where it can be either an interior tree or perimeter tree
(but not both).

4. |If desired, the interior island 3 spaces from the north end of the east bay could be moved
southward to provide more spaces closer to the building.
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Building Foundation Landscaping (Zoning Sec 5.5.3.D)

1. Based on the perimeter of the section of the building being remodeled, 2440 SF of
landscape area is required and 685 SF is provided. This deficiency requires a landscape
waiver that is not currently supported by staff.

2. Decorative paving can also be used toward the foundation landscaping requirement.
Please show the area of decorative paving proposed (in SF), along with an image of the
materials and what the paving will appear. With the proposed landscaping and the
decorative paving, and possibly additional landscaping, the deficiency can be
eliminated or reduced to a level that can be supported by staff.

Welcome to Novi sign relocation
1. The plans indicate that the existing sign will be moved to a site about 90 feet south of the
new entry’s south edge (approximately 105 feet south of its existing location, still within
the right-of-way.
2. Please get permission from the city for this move. Sheryl Walsh, of the Community
Relations department, must approve its new location.

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

1. Provided

2. 3 of 5 species used (60%) are native to Michigan. This is acceptable.

3. The tree diversity standard of the Landscape Design Manual section 4 is not met (only 3
species are used, and 45% of the trees provided are gingkoes. This is hot acceptable.
Please use additional tree species for the additional greenbelt and parking lot plantings
to bring the percentage of gingkoes and honeylocusts down to a level closer to the
15%/25% level required. (When additional species are added, the total number of native
species should not dip below 50%).

Planting Notations and Details (LDM)
1. Provided
2. Please add and revise notes per the detailed instructions on the landscape chart.
3. Please provide a detail for how the gingko tree roots will be protected from compaction
and receive enough water and air for their survival. The proposed river rock is not
sufficient.

Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 3)
1. If no detention basin is required by Engineering, then no detention basin landscaping is
required.
2. Please identify all areas of the site with Phragmites australis. If any is found, please add a
plan for its complete eradication. If none is found, please note that on the existing
conditions sheet.

Irrigation (LDM 1.a.(1)(e) and 2.s)
1. A note indicates that the plantings will be hand-watered.
2. Please show the locations of hose bibbs on the building to be used for watering on the
landscape plan.

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.

W Mend)y

Rick Meader - Landscape Architect
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LANDSCAPE REVIEW SUMMARY CHART — PRELIMINARY/FINAL SITE PLAN

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

December 3, 2019

Guernsey Dairy Remodel

August 19, 2019

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

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

Please use the current landscape ordinance in revising your calculations. It can be found at:
http://cityofnovi.org/Reference/Code-of-Ordinances-and-City-Charter/18-283LandscapeStandards.aspx

LANDSCAPE WAIVERS REQUIRED:

e Lack of berm along right-of-way. Supported by staff because a screening hedge is proposed between
the parking in front of the building and the road and because, between the existing paving and the
large tree to be preserved, there isn’t room for the berm.

e Deficiency in greenbelt width provided. Supported by staff where the deficiency is an existing
condition but the reduction in the provided greenbelt width at the south end is not supported by staff.

e Lack of right-of-way greenbelt landscaping. Supported by staff for areas where new landscaping can’t
be added due to existing spatial constraints but not where there is sufficient room to plant the required
trees.

e lLack of street trees. Supported by staff due to lack of room within the Novi Road right-of-way for trees.

o Deficiency in interior parking lot island area and trees (including landscaped endcaps) — not supported
by staff

o Deficiency in parking lot perimeter trees provided - not supported by staff

Iltem Required Proposed g/lgg\;s Comments
Landscape Plan Requirements (LDM (2)
= New commercial or
residential
developments
= Addition to existing
building greater than
25% increase in overall | = Proposed
Landscape Plan footage or 400 SF plantings on
(Zoning Sec 5.5.2, whichever is less. Sheet LP101 Yes
LDM 2.e.) = 17=20" minimum with = Site plan scale:
proper North. 17=30’
Variations from this
scale can be
approved by LA
= Consistent with plans
throughout set
. . Address and
Project Information .
(LDM 2.d.) Name and Address business name on Yes
LP101
Name, address and
Owner/Developer telephone number of Address and
Contact Information the owner and business name on Yes
(LDM 2.a.) developer or LP101
association
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. Meets
ltem Required Proposed Code Comments
. Name, Address and Plans were created
Landscape Architect by architectural
X . telephone number of :
contact information firm - allowed Yes
RLA/PLA/LLA who
(LDM 2.b.) created the plan based on extent of
P building addition.
Plans were created
Sealed by LA. Requires original Igy architectural
(LDM 2.9)) signature firm — allowed Yes
9 9 based on extent of
building addition.
Miss Dig Note Please include on
(800) 482-7171 Show on all plan sheets No No landscape plan
(LDM.3.a.(8)) pep
Shown on G001
Site: B-3
Include all adjacent East, South: RR
Zoning (LDM 2.f.) Z0niN ) tracks, R-4 Yes
9 North: B-3, P-1
West: Northville
SFR, Commercial
. . = Legal description or Topo Survey "’F”d Please change the
Survey information ) legal description on o
boundary line survey . Yes sheet number so it is
(LDM 2.c.) L Sheet 1 (6t sheet in . T
= Existing topography set) easier to find in the set.
1. The only tree that
would require
replacement, based
on its size, since the
site does not have
regulated
= All existing trees woodlands on it,
appear on Sheet would be the large
1 white oak, which is
= Tree chart does being saved.
not include all . Please show tree
- . = Show location type trees shown protection fencing
Existing plant material . .
o and size. Label to be = Description and for all trees on the
Existing woodlands or . = Yes .
saved or removed. size are shown site that are to
wetlands = No

(LDM 2.e.(2))

= Plan shall state if none
exists.

with callouts for all
trees not in the
chart

= No tree
protection fence
for existing trees is
provided.

remain.

. Please add a tree

protection fence
detail, showing the
fence at 12” outside
of the dripline.

. Please have an

arborist evaluate the
health of the existing
pines along the east
side of the parking
lot, as they appear to
be failing. If they die,
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. Meets
ltem Required Proposed Code Comments
they must be
replaced.
= As determined by Soils
survey of Oakland
Soil types (LDM.2.r.) county Sheet C3.0 Yes
= Show types,
boundaries
Existing and EX|§t|ng and proposed . _
roposed buildings, easements, Proposed revised Please provide separate
P parking spaces, layout shown on Yes landscape plan with
improvements .
vehicular use areas, and | Landscape Plan proposed layout.
(LDM 2.e.(4))
R.O.W
e Existing utilities
shown —there are
no overhead
- e Overhead and utllity lines
Existing and - ¢ No proposed
- underground utilities,
proposed utilities . ; changes are Yes
including hydrants
(LDM 2.e.(4)) e Proposed light posts shown
P gntp o All existing light
poles are shown
and no new poles
are proposed.
e Proposed
elevations and
Proposed grading. 2’ . existing contours See the discussion
s Provide proposed . ;
contour minimum contours at 2’ interval are provided on Yes regarding the berm
(LDM 2.e.(1)) Sheet C3.0 requirements below.
¢ No new berms are
proposed
1. The snow deposit
area on the south
end should be a
landscaped area
with a tree in it, not
paved, as it will be
used for parking
when there is not
Snow deposit Show snow deposit At both ends of the snow t'here, .
. No effectively creating a
(LDM.2.9.) areas on plan site .
16 space parking
bay.
2. Please change that
cornerto a
landscaped corner
and move the snow
deposit area to the
south end of the
parking lot.

LANDSCAPING REQUIREMENTS
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Item

Required

Proposed

Meets
Code

Comments

Berms, Walls and ROW Planting Requirements

Berms

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

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

Berm requirements

No screening berm is
required because a
railroad separates

= Single Family
residential homes
are across the
railroad track
berm

= Trees exist on the
berm and are
scheduled to
remain

= There are no
homes directly

25 feet

(Zoning Sec 5.5.A) Guernsey’s lot from the across the tracks ves
residential development from the parking
to the east. lot and the
existing berm
between the
homes and the
railroad tracks are
at least 5 feet tall
with evergreen
trees and other
vegetation.
Eﬂg’;}l‘q?af‘;q“'reme”ts LDM Novi Street Tree List | NA
Wallls (LDM 2.k & Zoning Sec 5.5.3.vi)
Freestanding walls if any walls are
Material, height and should have brick or
type of construction stone exterior with No walls are NA P roposed please
; proposed. include them on the
footing masonry or concrete
. ) landscape plan.
interior
Walls greater than 3
¥ ft. should be None
designed and sealed
by an Engineer
ROW Landscape Screening Requirements (Sec 5.5.3.B. ii) and (LDM 1.b)
1. A landscape waiver
is required for areas
= Adjacent to pkg: 20 = 8-55 feet with less than
Greenbelt width feet = All adjacent to No required greenbelt
2)@3) (5) = Not adjacent to pkg: parking width.

2. Most of the greenbelt
deficiencies are
existing conditions so
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ltem Required Proposed '\C/lsg;s Comments
the waiver would be
supported for those
areas.

3. It appears that the
applicant is
increasing the
deficiency near the
pole sign location.
The waiver for that
area is not supported
by staff.

Berm requirements (Zoning Sec 5.5.3.A.(5))

1. A landscape waiver
is required for the
lack of the required
greenbelt berm.

2. Asthere is either no

. . . Hedge is proposed room for the berm or
. ' Q?é&éct:ent to parking: betvyeen the the bgrm vvpuld
Min. berm crest width . parking bays and No negatively impact
= Not adjacent to o
parking: Not required the road in lieu of a the large oak treg,
berm. and the hedge wiill
block headlights
better than is
currently done, the
waiver is supported
by staff.
= Adjacent to parking:
Minimum berm height 3 feet
©) - Not adjacent to None No See above
parking: Not required
3’ wall = (4)(7) None
1. Please revise the
calculations per the
. revised ordinance.
Calculations for area .
underaoin 2. Pleage prowde_ all
undergoing required trees in the
modifications only
X . - greenbelt of the
= Adjacent to pkg with | = 0 existing trees .
. southern section
pkg between ROW where pkg is 3. Alandscape waiver
Canopy deciduous or and building: 1 tree between ROW & ' is required for any
large evergreen trees per 75If frontage (net bldg No

Notes (1) (10)

of access drives)
(230-64)If/75 = 2 trees
Adjacent to pkg: 1
tree per 35 If frontage
(net of access drives)
(225-49)If/35 =5 trees

= 3 trees between
ROW & parking
south of building

trees not provided.

4. This waiver would be
supported by staff for
the parking area
west of the building
as there is not
sufficient room for
the trees.

5. It would not be
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Item

Required

Proposed

Meets
Code

Comments

supported for the
section of parking
south of the building
as it appears there is
sufficient room for
the required trees.

Calculations for area

undergoing
modifications only

Sub-canopy
deciduous trees
Notes (2)(10)

Adjacent to pkg with
pkg between ROW
and building: 1 tree
per 40If frontage (net
of access drives)
(230-64)I)/40 = 4 trees
Adjacent to pkg: 1
tree per 20 If frontage
(net of access drives)
(225-49)IH)/20 = 9 trees

None

No

. Please revise the

calculations per the
revised ordinance.

. Please provide all

required trees in
greenbelt for
southern section

. A landscape waiver

is required for any
trees not provided.
Justification must be
provided for any
trees not provided.

. This waiver would be

supported by staff for
the parking area
west of the building
as there is not
sufficient room for
the trees.

. It would not be

supported for the
section of parking
south of the building
as it appears there is
sufficient room for at
least some of the
required trees. There
may not be sufficient
room to plant all of
the trees without
negatively impacting
the existing oak, so a
waiver for some of
them would be
supported, but some
should be provided
where possible.

Shrubs Notes (4)(6)

Adjacent to pkg with
pkg between ROW
and building: 1 shrub
per 20If frontage (net
of access drives)
(230-64If)/20 =8
shrubs

A hedge is
provided at end of
parking spaces but
no additional
shrubs.

No

. The lack of required

shrubs requires a
landscape waiver.

. This waiver would be

supported by staff as
there is no room for
additional shrubs in
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ltem Required Proposed '\C/lsg;s Comments
the area where they
should be planted
per the ordinance.
1. The lack of street
trees requires a
Canopy deciduous landscape waiver.
trees in area between | 1 tree per 35If frontage 2. As the existing ditch
. . . None No
sidewalk and curb (net of sight vision zones) does not leave room
(Novi Street Tree List) for street trees, this
waiver is supported
by staff.
Cross-Section of Berms (LDM 2.j)
If new berms are
= Label contour lines proposed, please
Slope, height and = Maximum 33% No new berms are include typical cross
width = Constructed of loam proposed section details for each
= 6” top layer of topsoil berm provided to
landscape plans.
Type of Ground None No
Cover
Overhead utility lines
and 15 ft. setback from Please space proposed
Setbacks from Utilities | edge of utility or 20 ft. TBD trees appropriately from

setback from closest
pole

all underground utilities.

Parking Area Landscape Requirements LDM 1.c. &

Calculations (LDM 2.0.

General requirements

= Clear sight distance

Clear vision areas

(LDM 1.c) within parking islands are provided Yes
= No evergreen trees
Please use live
groundcovers in place
Name, type and NG to of the river rock in the
number of ground As proposed on planting | Seed and river rock fiver island, and tree grates
cover islands are proposed. rock or porous paving for the
(LDM 1.c.(5)) gingkoes where
compacting foot traffic
will be frequent.
General (Zoning Sec 5.5.3.C.ii)
1. Please add
deciduous canopy to
= A minimum of 200 SF = Islands are all landscaped
to qualify shown - some islands.
parking lot Islands = Minimum 200_SE per with no trges 2. Plgase dimension the
tree planted in island = Proposed islands | No widths of all

(a b. i)

= 6” curbs
= |slands minimum width
10’ BOC to BOC

are only striped,
not curbed or
landscaped.

landscape islands.

3. Ifislands aren’t
sufficiently large,
please enlarge them
as required.
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2.3.(5))

Zoning Section 5.9

. Meets

ltem Required Proposed Code Comments
Parking stall can be

Curbs and Parking reducedfo 1.7 and the Spaces are 17 feet

. curb to 4” adjacentto a Yes

stall reduction (c) ; . long
sidewalk of minimum 7
ft.

1. A landscape waiver
is required for the
longer bay as it is

Maximum bay for configured. Itis not
arking areas is 14 supported by staff.
E aces lon lus 2. Please make the end
¢ Maximum of 15 P g p island a landscaped
. the 25 foot long (2 . .
contiguous spaces . island with a tree and
: . spaces minimum) .
Contiguous space ¢ All endcap islands deposit the snow at
o paved snow No .
limit (i) should also be at least . the end of the aisle,
. deposit area,
200sf with 1 tree . not a paved area.
o (which would be . o .
planted in it. . 3. The interior island in
used for parking )
. along the east side
during the non-
snow months) could be moved
more to the south to
provide more spaces
closer to the building
if desired.
No plantings with
matured height greater
Plantings around Fire | than 12’ within 10 ft. of No hydrants are
. - located south of
Hydrant (d) fire hydrants of utility . .
the north exit point.
structures (manholes,
catch basins)
Areas not dedicated to
parking use or driveways | Rock is used in Please use grass in the
Landscaped area (g) exceeding 100 sq. ft. some islands No islands, not rock.
shall be landscaped
25 ft corner clearance
Clear Zones (LDM required. Referto Yes Yes

residential use in any R

district (Zoning Sec 5.5.3.C.

ii)

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-

A =Total square
footage of vehicular
use area up to 50,000
sf x 7.5%

A= XSFXx75%=Asf
A = (9306+14681)x 7.5%
= 1799 sf

1758 SF (see
calculations below)

No

Please revise the
calculations per the
current ordinance.

B = Total square
footage of additional

use area up to 50,000

paved vehicular use B= xSFx1%= Bsf NA
areas over 50,000 SF)

x1%

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

A =Total square

footage of vehicular | A=xSFx5% = A sf NA
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Item

Required

Proposed

Meets
Code

Comments

sf x 5%

B = Total square
footage of additional
paved vehicular use
areas over 50,000 SF x
0.5%

B = (x SF — 50000) X 0.5%
=B SF

NA

All Categories

C=A+B

Total square footage
of landscaped islands
required

= C=A+8B
= 1799+ 0=1799 SF

1758 sf

-The 200sf end
island is striped so it
can’t count toward
the area provided
-The 200sf endcap
without a tree also
can’t be counted
toward the total
1358 sf provided

No

1. Please revise the
calculations per the
current ordinance.

2. Please provide all
island area required.

3. Allinterior and
endcap islands must
have a canopy tree
planted in them to
count toward the
landscape area
requirement and all
endcaps must have
trees in them. Please
add a canopy tree in
the southwestern
endcap island.

4. The deficiency in
area requires a
landscape waiver
that is not supported
by staff

D = D/200
Number of canopy
trees required

= D/200 = xx Trees
= 1799/200 = 9 trees

4 trees

No

1. Please revise the
calculations per the
current ordinance.

2. Add trees to meet
the requirement

3. A waiver would be
required for all island
area or trees not
provided.

4. The waiver should be
reduced as much as
possible by adding
trees where they can
be added, including
in the endcap island
at the south entry. If
there are no more
reasonable places to
plant trees, a
landscape waiver for
the remaining trees
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landscaping SF

a minimum width of 4
ft (for modified areas

only)
= 305 If x 8ft = 2440 SF

building and walls.
685 sf landscape
area

. Meets
ltem Required Proposed Code Comments
would be supported
by staff.
. Please provide all
required trees within
15 feet of the curb.
. A landscape waiver
14 trees (7 existing, 1S requwed for all
required trees not
7 proposed), 5 of .
. provided. It would
1 Canopy tree per 35 If which are
. . be supported for the
Parking Lot Perimeter | 763 — 163 (nharrow evergreen and 2 of
. : No narrow greenbelt
Trees (Sec 5.5.3.C.iv) greenbelt area west of which are
- _ area west of the
building)/35 = 17 trees greenbelt canopy S
o building. It would
trees within 15 feet
. also be supported for
of the paving o
the trees remaining
that couldn’t be
planted due to a
lack of reasonable
area.
Parking land banked | NA No
Other Landscaping
Other Screening
Screening of outdoor
storage, Loading area in the
loading/unloading rear of the site (east
(Zoning Sec. 3.14, side) is unchanged.
3.15, 4.55, 4.56, 5.5)
= A minimum of 2ft.
separation between .
. Provide proper
- box and the plants X
Transformers/Utility screening for any
= Ground cover below .
boxes 27 is allowed ub to No utility boxes are transformers.
(LDM 1.e from 1 ad P shown . Include city standard
through 5) pad. . detail with other
" No plant materials landscape details
within 8 ft. from the P '
doors
Building Foundation Landscape Requirements (Sec 5.5.3.D)
. Please provide
. calculations for total
= Equal to entire L i
. building perimeter.
perimeter of the . )
o . Shrubs and vines . Note - pedestrian
building involved in
; are proposed along walks along the
L the project (less paved o
Interior site ) the base of the building may not be
access areas) x 8 with No

deducted, only the
widths of the doors.

. Please provide

required foundation
landscaping with
labels showing SF of
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Sec 5.5.5.B)

Should be between
March 15 and

and Nov 15

. Meets
Iltem Required Proposed Code Comments
foundation areas.

. Please provide a
detail of paving at
building — decorative
paving can be used
to meet the
foundation
landscaping
requirement.

. A landscape waiver
is requested for the
deficiency in
foundation
landscaping
provided. Please
work to reduce the
deficiency as much
as possible.
Currently it is not
supported by staff.

Zoning Sec 5.5.3.0.i. | T Vvisible from public
Al items from (b) to street a minimum of 60%
©) of the exterior building 60% Yes
perimeter should be
covered in green space
Detention/Retention Basin Requirements (Sec. 5.5.3.E.iv)
= Clusters of large native
shrubs shall cover 70- None brobosed as
75% of the basin rim brop
Planting requirements area there is no
(Sec. 5.5.3.E.iv) = 10” to 14” tall grass dete.nt|on basinon | T8BD
. . the site and no
along sides of basin basin is broposed
= Refer to wetland for prop ’
basin mix
" Any anq all . Please survey the site
populations of .
. . for any populations
Phragmites australis on ;
. . of Phragmites
site shall be included ; .
. australis and submit
Phragmites Control on tree survey. _— :
. None indicated TBD plans for its complete
(Sec 5.5.6.C) = Treat populations per
o removal.
MDEQ guidelines and .
. . If none is found,
requirements to o
. please indicate that
eradicate the weed
. on the survey.
from the site.
LANDSCAPING NOTES, DETAILS AND GENERAL REQUIREMENTS
Landscape Notes - Utilize City of Novi Standard Notes
. ¢ Provide intended
Installation date dates Between Mar 15
(LDM 2.1. & Zoning Yes
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. Meets
ltem Required Proposed Code Comments
November 15.
¢ Include statement of
intent to install and
Maintenance & guara_ntee all
. materials for 2 years. e 2 year guarantee
Statement of intent - ] e Yes Please add
. ¢ Include a minimum e No maintenance .
(LDM 2.m & Zoning o e NO maintenance note
Sec 5.5.6) one cultivation in note
e June, July and August
for the 2-year
warranty period.
Plant source
(LDM 2.n & LDM S?g'/'vgeNnoofherg:jg”“ery Yes Yes
3.a.(2)) grown, No. grade.
A fully automatic
irrigation system and a Please show the
method of draining OR A note indicates location(s) of hose
Irrigation plan an alternate method of | that all plantings will 18D bibb(s) on the
(LDM 2.s.) providing required be watered by landscape plan that will
water to plants is hose. be used to water the
required with Final Site plantings
Plan.
o Please verify that that
Sign is shown as S
. location is acceptable
being relocated to .
a spot about 90 in terms of topography,
Welcome to Novi Sign TBD visibility and
feet south of the
, acceptance by the
new entry’s south o
edge city’s department of
) Community Relations.

1. Please provide a
detail for the area in
which the gingkoes
will be planted -
porous pavement,

Other information Required by Planning tree grate,_etc., to
- NA prevent soil
(LDM 2.u) Commission o
compaction in the
root zones.

2. Please maximize the
area through which
the trees’ roots can
get water and air.

Establishment period
(Zoning Sec 5.5.6.8) 2 yr. Guarantee Yes Yes
Appr(_)va}l of City mugt approve any Please underline this
substitutions. substitutions in writing Yes Yes note
(Zoning Sec 5.5.5.F) prior to installation.
Plant List (LDM 2.h.) — Include all cost estimates
A plant list is
Quantities and sizes Refer to LDM suggested provided on Sheet | Yes

plant list

LP101
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. Meets
Iltem Required Proposed Code Comments
Include Container or
Root type No No B&B on plant list
Please follow the tree
diversity guidelines in
Section 4 of the
- 3 of 5 species Landscape De5|gn
) Manual. By adding
. used are native to ]
Botanical and o " Yes other species to meet
Michigan. .
common hames . .. | =No the parking lot tree
» The tree diversity is .
very limited requirements more
' closely, and adding
subcanopy greenbelt
trees, the balance
should improve.
Type and amount of Lawn seed mix is
o Yes
lawn specified
. 1. Please add on Final
. For all new plantings, .
Cost estimate mulch and sod as listed No No Site Plans.
(LDM 2.1) 2. Use $3/syd for seed
on the plan ;
cost, $15 ea for ivy.
Planting Details/Info (LDM 2.i) — Utilize City of Novi Standard Details
Canopy Deciduous Yes Yes
Tree
Evergreen Tree NA
Multi-stem Tree NA Add if necessary
Shrub Refer'to LDM for detall Yes Yes
drawings
Perennial/ Yes Yes
Ground Cover
Tree stakes and guys.
(Wood stakes, fabric Yes Yes
guys)
1. Please include detail
showing fence one
. Located at Critical Root fopt _outmde of
Tree protection , . dripline.
. Zone (1’ outside of No No .
fencing o 2. Show tree protection
dripline) .
fence lines for all
trees to be saved on
the Demolition Plan.
Other Plant Material Requirements (LDM 3)
General Conditions Plant materials shall not
be planted within 4 ft. of | Yes Yes
(LDM 3.a) .
property line
Plant Materials & Clearly show trees to be
L . No trees are shown
Existing Plant Material | removed and trees to as beina removed
(LDM 3.b) be saved. 9
Substitutions to
Landscape tree landscape standards for | No
credit (LDM3.b.(d)) P
preserved canopy trees
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Iltem Required Proposed '\C/lsg;s Comments
outside woodlands/
wetlands should be
approved by LA. Refer
to Landscape tree
Credit Chart in LDM
Plant Sizes for ROW, Refer to Landscape
Woodland )
Design Manual for Yes
replacement and requirements
others (LDM 3.c)
Plant size credit
(LDM3.c.(2)) NA No
Prohibited Plants No plants on City No invasive plants Ves
(LDM 3.d) Invasive Species List proposed
Recommended trees
for planting under Label the distance from NA
overhead utilities the overhead utilities
(LDM 3.e)
Collected or
Transplanted trees None

(LDM 3.)

Nonliving Durable
Material: Mulch (LDM
4)

= Trees shall be mulched
to 3”’depth and shrubs,
groundcovers to 2”
depth

= Specify natural color,
finely shredded
hardwood bark mulch.
Include in cost
estimate.

= Refer to section for
additional information

Included in planting
details

NOTES:

1. This table is a working summary chart and not intended to substitute for any Ordinance or City of Novi
requirements or standards.
2. The section of the applicable ordinance or standard is indicated in parenthesis. For the landscape
requirements, please see the Zoning Ordinance landscape section 5.5 and the Landscape Design
Manual for the appropriate items under the applicable zoning classification.
3. Please include a written response to any points requiring clarification or for any corresponding site plan

modifications to the City of Novi Planning Department with future submittals.
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A=COM

AECOM

27777 Franklin Road
Southfield

MI, 48034

USA

aecom.com

Project name:
JSP19-0041 — Guernsey Farms Dairy Remodel
Combined Preliminary and Final Site Plan Traffic

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

CC:

December 17, 2019

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

Memo

Subject: JSP19-0041 —Guernsey Farms Dairy Remodel Combined Preliminary and Final Site Plan Traffic Review

The preliminary and final site plan submittal was reviewed to the level of detail provided and AECOM recommends approval
for the preliminary site plan and denial for the final site plan based on the need for additional or updated information

required in order t

o properly complete the review.

GENERAL COMMENTS

1. The applicant is proposing changes to the parking lot area and small additions to the restaurant. The building is
proposed to be 26,538 SF with the minor additions.

2. The development is located on Novi Road, south of 9 Mile Road. The segment of Novi Road is under the jurisdiction
of the City of Northville.

3.  Summary of traffic-related waivers/variances:

a.
b.

A variance may be required for opposite side driveway spacing.

The applicant has indicated they will be seeking a variance for the use of painted islands and bumper blocks
in place of raised end islands and curbs.

A variance may be required for lack of a six foot aisle provided for bicycle parking.

A variance may be required for the proposed white “spilt milk” pavement markings.

TRAFFIC IMPACTS

1. AECOM did not perform an initial trip generation estimate based on the ITE Trip Generation Manual, 10" Edition,
due to the fact that the building footprint is not changing significantly and the land use codes will also not be
changing.

2. Theland use for the site is not changing. AECOM recommends performing the following traffic impact study in

accordance with the City’s requirements.

Trip Impact Study Recommendation

Type of

Study: Justification

None -
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EXTERNAL SITE ACCESS AND OPERATIONS

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

1.

The applicant is proposing to remove two (2) existing driveways and add a new entrance to the facility.

a.

Dimensions for the proposed driveway are indicated, including width and radii. The dimensions are within
the standard ranges as shown in Figure IX.1 of the City’s Code of Ordinances. The applicant could revise
to the standard dimensions. The applicant has dimensioned same side driveway spacing along Novi Road
but should also indicate opposite side driveway spacing to ensure compliance with Section 11.26.d and
Figure IX.12 of the City’s Code of Ordinances. A waiver may be required if opposite side driveway spacing
requirements are not met.

There is no existing sidewalk located along the property and the applicant is not proposing to construct
sidewalk.

INTERNAL SITE OPERATIONS

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

1.

w

The applicant is not proposing any changes to the existing loading zone area.

a.

The applicant could include truck turning movements for trucks accessing the existing loading area along
the back of the building.

The applicant is not proposing any changes to the existing trash enclosure.

The applicant has indicated aisle widths throughout the site that meet City standards.

The applicant has indicated that the traffic through the new parking area is to be one-way. However, the driveway
servicing the area is indicated to be two-way on sheet C2.0. The applicant should revise the plans to match the one-
way operations.

Parking Facilities

a.

The applicant should refer to the Planning Review letter for information related to parking space
requirements within and around the site.

The applicant is proposing no more than 15 parking spaces adjacent without an island, which is in
compliance with City requirements.

The applicant has indicated one pavement marking island and one “green space” island without curb. Per
Section 5.3.12 of the City’s Zoning Ordinance, raised end islands are required but a waiver may be granted
for this requirement. The applicant has indicated they are seeking this waiver. AECOM would support this
waiver with the condition that the bumper block waiver is also granted.

i. The end island on the north side of the carry out parking spaces is more than 3 feet shorter than
the adjacent parking space. The applicant should extend the landscape area as close to 3 feet
shorter than the parking space as possible while maintaining the required radius.

The applicant has indicated a 6” curb height which is in compliance with City standards.
The applicant is proposing four (4) accessible spaces.

i. The applicant should indicate which spaces are van accessible with appropriate signage. One (1)
space is required to be van accessible.

ii. The detail for the accessible spaces on sheet C2.1 should be updated to account for the angled
parking condition present in the site plan.

The applicant has provided details for the parking bumper blocks.

i. The applicant has indicated they are seeking a waiver for the use of bumper blocks in lieu of
curbs.

ii. Parking bumpers are to be yellow in color.

iii. Parking bumpers are to be placed such that the face of the parking bumper is 17 feet from the
access aisle. Current detail specifies the back of the parking bumper is to be located two (2) feet
from the back of the parking space, leaving only 14.5’ for the parking space with the 17’ spaces
specified in the site plan. The detail should be updated.
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iv. Parking bumpers are to be placed such that a 3 foot access aisle is maintained between parking
bumpers.
v. Parking bumpers should be added to the parking spaces on the east side of the parking lot.
g. The applicant has indicated where bicycle parking is to be located on site.
i. The applicant should indicate the design and layout of bicycle parking in future submittals. Refer
to Section 5.16 of the City’s Zoning Ordinance for City requirements.
1. The bike racks are required to be of the inverted “U” design and a minimum of 36” high.
A detail for the racks intended to be used should be provided.
2. The site plan indicates four (4) bike racks are to be installed. The layout provided is for
three (3) bike racks each to the side of the access aisle. The applicant should provide a
layout that matches the footprint presented in the site plan.
ii. Note that a six foot accessible route is required from the adjacent street to the bicycle parking
facilities.
1. Asix foot wide ramp should be provided from the bike parking to the parking lot surface.
The applicant has indicated there is insufficient space to meet the six foot requirement.
The applicant should seek a waiver if this requirement cannot be met.
6. Sidewalk Requirements
a. The applicant has indicated a proposed sidewalk ramp and should include the latest Michigan Department
of Transportation (MDOT) sidewalk ramp detail.
Note that sidewalk ramps are required near the accessible parking spaces.
c. The applicant has indicated a pedestrian path delineated with pavement markings. A detail has been
provided.
d. The applicant could consider adding a striped pathway between the carry out parking spaces and the carry
out entrance.

SIGNING AND STRIPING

1. All on-site signing and pavement markings shall be in compliance with the Michigan Manual on Uniform Traffic
Control Devices (MMUTCD).

a. The applicant should provide a signing quantities table and additional details (MMUTCD designation and

proposed size).
i. Accessible parking signs are to be MMUTCD code R7-8. Van accessible placards are MMUTCD
code R7-8P and must be accompanied by a R7-8 sign.
ii. The applicant should include proposed signing for the one-way operation.
iii. The applicant should include details for the proposed carry-out signing shown on sheet G0O1.
2. The applicant should indicate all of the proposed signing on site and provide notes and details related to the
proposed signing.

a. Single signs with nominal dimensions of 12" x 18" or smaller in size shall be mounted on a galvanized 2 Ib.
U-channel post. Multiple signs and/or signs with nominal dimension greater than 12" x 18" shall be
mounted on a galvanized 3 Ib. or greater U-channel post as dictated by the weight of the proposed signs.

b. The applicant should indicate a bottom height of 7’ from final grade for all signs installed.

The applicant should indicate that all signing shall be placed 2’ from the face of the curb or edge of the
nearest sidewalk to the near edge of the sign.
Traffic control signs shall use the FHWA Standard Alphabet series.
Traffic control signs shall have High Intensity Prismatic (HIP) sheeting to meet FHWA retroreflectivity
requirements.

3. The applicant has included notes for the proposed color and width of the accessible parking pavement markings.

a. The applicant should also include notes for the proposed color and width of the standard parking stalls and
should note that where a standard space is adjacent to an accessible space, abutting blue and white (or
yellow) stripes shall be installed.

4. The applicant has provided a detail for the proposed crosswalk pavement markings. The applicant should indicate
the color of the proposed crosswalk pavement markings.
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5. The applicant has provided a detail for the proposed international symbol for accessibility pavement markings that
may be placed in the accessible parking space. The symbol shall be white or white with a blue background and
white border with rounded corners.

6. The applicant should provide a detail for the proposed pavement marking arrows.

7. The applicant should provide a detail for the proposed hatched pavement marking area on the south end of the
parking lot.

8. The applicant is proposing painted white “spilt milk” markings on sheet G001. Details for this should be included in
future submittals and a waiver may be required.

9. The applicant should include any maintenance of traffic details required when working along Novi Road.

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

AECOM

AN A
Josh f /

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

Jodevia 4 7%, .

Patricia Thompson, EIT
Traffic Engineer
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Phone: (248) 880-6523
% E-Mail: dnecci@drnarchitects.com
Web: drnarchitects.com

50850 Applebrooke Dr., Northwville, MI 48167

December 16, 2019 Facade Review Status Summary:

Approved, Section 9 Waiver Recommended.

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

Re: FACADE ORDINANCE REVIEW
Guernsey Farms Dairy Remodel, JSP19-41
Facade Region: 1, Zoning District: B-3

Dear Ms. McBeth;

The following is the Facade Review for the above referenced project based on the
drawings and sample board prepared by Ronandroman Architects, dated 11/20/19. The
proposed percentages of materials on each elevation are shown in the table below. The
maximum percentage allowed by the Ordinance is shown in the right hand column.

@ g = 3 g Fagade Ordinance
=& 3 w = | Section 5.15 Maximum
Brick (existing) 47% | 30% [ UN | UN 109% (30%
Minimum)
EIFS 41% | 59% | UN | UN 25%
Granite (base) 2% | 1% | UN | UN 50%
Fabric Awning 0% | 9% | UN | UN 10%
Flat Metal (Canopy & Coping) 10% | 1% | UN | UN 50%
UN = Unaltered

This project is considered a Facade Alteration as described in Section 5.15.6 of the
Facade Ordinance. The proposed facade alteration consists primary of replacing existing
asphalt shingle mansard roof with new EIFS wall panels and addition of a more well-
defined front entrance. It appears from the rendering and drawings that the existing Brick
will not be painted (painted Brick is not permitted by the Facade Ordinance). Section
5.15.6 of the Ordinance states that when new materials are proposed for an existing
building facade, the entire facade shall be brought into compliance. As shown above the
minimum percentage of Brick is provided and all materials are in full compliance with
the Ordinance with the exception of the EIFS on the west and south facades. A Section 9
Waiver is required for this deviation.

Page 1 of 2



Recommendation — In this case the EIFS represents a significant aesthetic improvement
as compared to the existing material that it replaces (asphalt shingles). We believe that
the proposed alteration will represent a significant improvement to the overall appearance
of the building. Therefore, it is our recommendation that this application is consistent
with the intent and purpose of the Facade Ordinance and that a Section 9 Waiver be
granted for the overage of EIFS on the west and south facades.

Notes to the Applicant:

1. Facade Ordinance requires facade inspection(s) for all projects. Materials and colors
must be consistent with those displayed on the approved sample board or otherwise
approved. It is the applicant’s responsibility to request the inspection of each facade
material at the appropriate time, prior to 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/ServicessCommDev/OnlinelnspectionPortal.asp.

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 Fagade Chart and harmonious with other facade materials.

3. Changes in facade materials and/or colors from what was submitted and approved will
require reapplication. It is the applicant’s responsibility to submit such changes prior
to the aforementioned facade inspection request.

4. No dumpster enclosure is indicated on the Site Plan. In the event that a dumpster

enclosure is required, it should be constructed of materials matching the primary
structure (Brick).

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

Sincerely,

rchitects PC

A %’Zé:o

’ Dd glas R. Necci, AIA
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December 9, 2019

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

RE: Guernsey Farms Dairy Remodel
PSP# 19-0166
PSP# 19-0147

Project Description:
Parking lot renovations

Comments:
Meets fire department’s standards

Recommendation:
APPROVED

Sincerely,

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

CC: file
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January 3, 2020

City of Novi Planning Department
45175 W. 10 Mile Road
Novi, MI 48375

Re: Plan Review Center Report- Guernsey Farms Dairy

Dear Ms. Komaragiri,

We have received your Planning Review dated December 12, 2019, and are submitting this response to your
questions and comments. We believe that this re-submittal has now addressed all of your concerns and

issues.

The following includes your line item followed by our responses, noted in red:

Ordinance Requirements

1.

Railroad ROW: It appears that a part of loading area and drive aisle encroaches onto Railroad Right-
of*way. The current site plan is not proposing any changes in that area. Current site plan approval
does not include approval of the pre-existing conditions. The applicant indicated in the response letter
that they reached out to the railways and is awaiting a response. Please provide an update with the
next submittal. Some of the existing parking perimeter trees are located within the railroad right of
way. Applicant is asked to determine if there is an off-site easement for the location of the trees and
landscaping. Current site plan approval does not include approval of the pre-existing conditions. The
applicant should address this item in the response letter.

The owners are still investigating any possible easement that may exist with the railroad ROW, or if
an additional easement is needed.

Site Plan Submittal: The current site plan has a number of missing information and inconsistencies.

Please refer to all review letters in detail. Few major items are listed below that need to be addressed

with revised submittal:

a. Please label a sheet as Preliminary/Final site plan. This should include all the parking
information, dimensions and all related site improvements per site and development manual.
Sheet C2.0 will be labeled accordingly

b. Sheet Goot1 refers to one-way circulation. All other sheets refer to two way entry at two
proposed curb cuts. Please revise to be consistent.
The other sheets will be revised to show one way circulation

c. Sheet Goot refers to a painted island to the south of northern entryway (see below). It is not
consistent in the sheet set. For example, sheet C2.0 do not show the painted island.
The drawings will be modified to show the painted island

d. Please provide the 18 feet dimension for the proposed angled parking as shown in this image
and the location of the wheel stops.
18 ft dimension will be provided

Welcome to Novi Sign: The plan proposes relocating the existing Welcome to Novi sign which is
currently located on their property. We provide the following comments:
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a. The proposed location appears to be located within a parcel owned by Road Commission of
Oakland County for Right-of-way purposes. It is also proposed within Northville City limits.
Additional permits from outside agencies may be required for this location.

We will relocate the sign to not be in any other jurisdictions

b. The proposed site plan sheet should also indicate the location of existing billboard.
The billboard and notation will be added to this sheet.

c.  Staff recommends three alternate locations for relocation. The approximate general areas are as
shown in the image below numbered in the order of preference. These will provide better visibility
and are within City of Novi city limits.

We will be going with Option 2, and will show the exact location on the revised drawings.

d. The applicant should work with the City of Novi Community Development and Community
Relations staff to identify the procedure for relocation.
We will coordinate with the city of Novi for relocation

Parking lot Improvements: The existing parking lot is considered legal non-conforming as it does not
meet the requirements of minimum parking setbacks and has the required curb. Proposed
improvements are making the circulation slightly better and adding some landscape. However, the
area where the changes are proposed is expected to meet the current standards. Following items
would require approval from the Planning Commission, the City Council and the Zoning Board of
Appeals:

End Islands: Per section 5.3.12, End Islands with landscaping and raised curbs are required at the end
of all parking bays that abut traffic circulation aisles. The end islands shall generally be at least 8 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. The proposed layout is proposing three end islands. The end
island next to carry out spaces does not have a raised curb and do not meet the dimensional
requirements. The island south of the carry out spaces does not have a raised curb. A Zoning Board of
Appeals variance is required for this deviation as it deviates from the Zoning Ordinance requirements.
As an alternate, the applicant could revise the end islands to meet the requirements.
We have submitted with Zoning Board of Appeals for this issue.
Wheel stops: Per Section 5.5.3.C.ii.c. Landscape standards, wheel stops or curbing shall be installed to
prevent vehicles from encroaching more than two (2) feet into any parking landscape area. The
applicant should include wheel stops for the proposed parking along the Railroad ROW.
The parking wheel stops will be added at this location
Bicycle Parking Layout: Per section 5.16.6.D. the Planning Commission can approve deviations from
bike layout requirements as listed below. All waivers are supported by staff.
A. Bike parking is proposed to be accessed by five foot sidewalk, while six foot minimum is required.
Handicap accessible signage is proposed on the sidewalk which may obstruct the accessibility.
The applicant should relocate the barrier free parking signage either on the building fagcade or on
the pavement in front the wheel stops.
We will be relocating the barrier free parking signage on the pavement in front of the wheel stops
B.  When 4 or more spaces are required for a building with multiple entrances, the spaces shall be
provided in multiple locations. All 8 spaces are proposed at one location near the single entrance
to the facility.
We will be adding (2) more bike racks to the east of the new carry-out entrance
C. Spaces to be paved and the bike rack shall be inverted “U” design. Proposed bike rack design is
acceptable.
Noted
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d. Lack of curb and gutter: Per Sec. 1-239(b)(1),(2)of Novi City Code, Driveway and parking lot surfacing
requirements, the entire parking area including parking spaces and maneuvering lanes are required to
be hard-surfaced and curbed. The proposed parking lot improvements proposed either wheel stops or
no curb along the driveway and parking lot perimeter. A City Council variance approval is supported
by staff.

Noted

5. Lighting and Photometric Plan: The lighting and photometric plan appears to be incomplete.
However, additional detail is required to complete the review. Please refer to plan review chart for
standard requirements. Please clearly indicate what are existing and the proposed locations.

The photometric plan will be revised

6. Plan Review Chart: Planning review chart provides additional comments and requests clarification for
certain items. Please address them in addition to the comments provided in this letter.
A separate letter response is submitted

7. Other Reviews: Following reviews are recommending approval of Preliminary site plan, but not the

final site plan: Traffic and Landscape. A revised submittal as noted in the next section is required.
Revised submittal will be done

We hope this letter provides you with the clarification and responses you require. Please contact us should you
require additional clarification, or to discuss any response item.

Respectfully submitted,

Roman Bonislawski, RA
Ron and Roman, Inc.
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January 3, 2020

City of Novi Planning Department
45175 W. 10 Mile Road
Novi, MI 48375

Re: Planning Review Chart Response- Guernsey Farms Dairy

Dear Ms. Komaragiri,

We have received your Planning Review Chart dated December 12, 2020, and are submitting this response to
your questions and comments. We believe that this re-submittal has now addressed all of your concerns and
issues.

The following includes your comments needing response followed by our responses, noted in red:

Height, Bulk Density and Area Limitations
e A portion of existing loading area and related drives in the back encroach into the Railroad Right-of-
way. The current site plan is not proposing any changes in that area. Current site plan approval does
not include approval of the pre-existing conditions. The applicant indicated in the response letter that
they reached out to the railways and is awaiting a response.
Correct. We are still awaiting a resolution.

Building Setback
e Label Setbacks on Plans
Setbacks will all be labeled.

Parking Setback
e  Railway right-of-way between residential. The use does not abut residential. Label Setbacks on Plans.
Setbacks will be labeled on plans

Parking Setback Screening
o  See landscape letters for additional details. Some of the existing parking perimeter trees are located
within the railroad right-of-way. Applicant is asked to determine if there is an off-site easement for
the location of the trees and landscaping. Current site plan approval does not include approval of the
pre-existing conditions. The applicant should address this item in the response letter
See landscape review responses. See previous response to railroad right-of-way.

Parking Loading and Dumpster Requirements

e Endislands. An end island without a raised curb requires a variance from the Zoning Board of
Appeals. Please review the plan to prose a curb around end islands
We have submitted for Zoning Board of appeals approval for this end island curb issue.

e Barrier Free Signs. Provide the required signage
The required signage will be provided on revised drawings.

e Bicycle Parking General Requirements. Planning Commission approval for the deviation from the
standards is required.
We will be looking for Planning Commission approval for the 5’ aisle in lieu of 6’ aisle. All other issues
will be changed in revised submittal.

e Bicycle Parking Lot Layout. Provide the required information. Refer to traffic review for more detail
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See Traffic responses. Layout will be revised per ordinance.

Outdoor Restaurants
e  Pathway. Staff Recommends a railing to protect the outdoor users from the vehicular traffic.
We will be relocating the bistro tables and chairs closer the building (not right at curb line). We feel
the slow moving traffic from the new parking layout and the steel bollards should be sufficient.

e Enclosure. Please confirm alcohol is not served at this location.
Alcohol is not served at the outdoor patio portion of this restaurant, only inside.

Sidewalk Requirements
o Sidewalks. Refer to engineering review for more details
A marked pedestrian pathway is proposed across a portion of parking lot. See engineering review
response.

Building Code and Other Design Standard Requirements

e  General Layout and Dimensions of Proposed Physical Improvements. Location of all existing and
proposed buildings, proposed building heights, building layouts, location of proposed parking and
parking layouts, streets and drives and indicated square footage of pavement area (indicate public or
private)

See other review responses.

e  Economic impact. Total cost of the proposed building and site improvements. Number of anticipated
jobs created (during construction and after building is occupied). Required prior to Planning
Commission meeting.

A chart has been added to Sheet Goo1 showing the anticipated economic impacts. 30-60 trade jobs
created. 12 new restaurant and ice cream jobs created and a total cost of proposed building of
$500,000.00

Other Permits and Approvals
e Development/ Building Sign. Signage if proposed requires a permit. It appears that the proposed signs
may require a ZBA approval for non-conformance.
We shall be requesting ZBA approval for this item. We are planning to relocate the Welcome to the
City of Novi sign. All sign permits will be applied for separately for signage proposed.

Lighting and Photometric Plan
e Building Lighting. Relevant building elevation drawings showing all fixtures, the portion of the walls
to be illuminated, illuminance levels of walls and the aiming point of any remote fixtures. Indicate
additional building lighting is proposed.
See sheet Cs.o for all building and site lighting proposed.

We hope this letter provides you with the clarification and responses you require. Please contact us should
you require additional clarification, or to discuss any response item.

Respectfully submitted,

Roman Bonislawski, RA
Ron and Roman, Inc.
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January 3, 2020

City of Novi Planning Department
45175 Ten Mile Road
Novi, MI 48375

Re: Preliminary and Final Engineering Review- Guernsey Farms Dairy

Dear Mr. Boron,

We have received your initial Planning Review dated October 11, 2019, and are submitting this response to your
questions and comments. We believe that this re-submittal has now addressed all of your concerns and

issues.

The following includes your line item followed by our responses, noted in red:

General

1.

Provide a note on the plans that all work shall conform to the current City of Novi standards and
specifications.
A note shall be added

Provide the City’s standard detail sheets for storm sewer (2 sheets- rev. 02/16/2018) and paving (2
sheets-rev. 03/05/2018) at the time of the Stamping Set submittal. These details can be found on the
City’s website at this location: http://cityofnovi.org/Government/City-Services/Public-
Services/Engineering-Division/Engineering-Standards-and-Construction-Details.aspx

Detail shall be added

The same-side driveway spacing dimensions have been added and are acceptable. However, add
opposite-side driveway spacing dimensions to show compliance with Section 11.216 and Figure IX.12 of
the City’s Code of Ordinances. A waiver granted by the Planning Commission may be required if
driveway spacing requirements are not met. If needed, the Engineering Division supports this waiver
request.

Dimensions will be added to the opposite side driveway spacing. If a waiver is required we will persue.

Since the 30-foot half right-of-way of Novi Road is not recorded or dedicated, do not show as
“existing” on the plans. The dedication is requested as part of this project. Ifintending to dedicate,
label the right-of-way as “proposed” rather than “existing”.

Right of way dedication shall be processed accordingly with RCOC. The note will be changed.

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

A table will be added

Traffic signs in the RCOC right-of-way will be installed by RCOC.
Note shall be added and awork shall be coordinated with RCOC

Provide a traffic control plan and/or details for the proposed road work activities.
A traffic control plan will be provided
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The applicant should be aware that work is proposed in the City of Northville (i.e., west of the section
line/centerline of the due north-south portion of Novi Road) and may be subject to permitting and/or
review by the City of Northville. It is the applicant’s responsibility to obtain and all pertinent permits
from that municipality prior to starting work.

The location of the ‘Welcome to Novi’ sign has been modified to a different location directed by the
city of Novi, which is outside of the City of Novi jurisdiction.

Provide a note that compacted sand backfill (MDOT sand Class II) shall be provided for all utilities
within the influence of paved areas.

Note shall be added

Storm Sewer

10.

11.

12.

Since the culvert is proposed with less than 3 feet of cover, specify Class V pipe as the material.
Class V pipe will be specified

The applicant is reminded the proposed culvert will require approval from Oakland County (applicant
has noted an application will be submitted).
Correct. Permit application will be submitted to RCOC

Other than removing two existing culverts and replacing with one proposed, no changes to existing
storm system are proposed.
Noted

Storm Water Management Plan

13.

Storm water presently sheet flows untreated and undetained to Thornton Creek Diversion Drain.
Since impervious area is decreasing and the nature of the improvements is minor, no additional storm
water measures would be required at this time.

Noted

Paving and Grading

14.

15.

16.

17.

18.

Sidewalks along the Novi Road frontage are not proposed or required at this time. Site access is
provided by designated on-site crosswalks.
Noted

Regarding the allowance of bumper blocks as an alternative to concrete curb and gutter, along with
areas lacking either, the applicant’s Design and Construction Standards Request for Variance from
City Council is supported by Engineering.

Noted

The City standard straight-faced curb (MDOT F-4 curb detail) shall be provided. Revise curb detail
accordingly, or else remove since City curb detail will be included on City standard detail sheets for
paving.

Detail will be revised

Provide top of curb grades to indicate height of curb adjacent to parking stalls or drive areas.
Top of curb grades will be added

The proposed drive approach on Novi Road appears to be concrete, according to the hatch. Specify
with labeling or legend.
The hatch will be labeled and added to legend
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19. Planters have been depicted for the proposed trees in the sidewalk area surrounding the proposed
building entrances, but not for shrubs. Show the forms/planters for the shrubs, as well.
The proposed shrubs were mislabeled and are proposed to be bistro tables and chairs. The planter to
the north of the vestibule is existing. The drawings have been modified to reflect this.

Flood Plain
20. Although the 100-year floodplain encompasses portions of the property, the improvements are not

currently proposed to impact the floor plain.
Noted

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

Off Site Easements

22. No off-site easements are anticipated for the proposed improvements. If any are proposed, they must
be executed prior to final approval of the plans. Drafts shall be submitted at the time of the
Preliminary Site Plan submittal.

Noted

The following must be submitted with the Stamped Set

23. A letter from either the applicant or the applicant’s engineer must be submitted with the Stamping Set
highlighting the changes made to the plans addressing each of the comments listed above and
indicating the revised sheets involved. Additionally, a statement must be provided stating that all
changes to the plan have been discussed in the applicant’s response letter.
Will resubmit with stamping set

24. A draft copy of the warranty deed for the proposed 30-foot half right-of-way along Novi Road must be
submitted for review and acceptance by the City. Please note this document must be submitted with
the Stamping Set submittal with a legal review transmittal form that can be found on the City’s
website.
Will resubmit with stamping set

The following must be addressed prior to construction:
ALL NOTES BELOW WILL BE COORDINATED PRIOR TO CONSTRUCTION

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

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

27. Legal escrow fees in an amount to be determined must be deposited with the Community
Development Department. All unused escrow will be returned to the payee at the end of the project.

This amount includes engineering legal fees only. There may be additional legal fees for planning legal
documents.

28. A street sign financial guarantee in the amount of $2000 ($400 per traffic control sign proposed) must

be posted at the Community Development Department. Signs must be installed in accordance with
MMUTCD standards.
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29. A Soil Erosion Control Permit must be obtained from the City of Novi. Contact Sarah Marchioni in

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

30. A permit for all proposed work activities within the road right-of-way must be obtained from the City

31

of Novi. This application is available from the City Engineering Division or on the City website and
can be filed once the Final Site Plan has been submitted. Please contact the Engineering Division at
248-347-0454 for further information. Please submit the cover sheet, standard details and plan sheets
applicable to the permit only.

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

The following must be addressed prior to issuance of a Temporary Certificate of Occupancy (TCO)

approval for the development:

ALL NOTES BELOW WILL BE COORDINATED PRIOR TO ISSUANCE OF TCO

32.

33-

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

Provide a warranty deed for the additional proposed road right-of-way along Novi Road for
acceptance by the City.

Prior to preparing stamping sets, the Applicant is advised to provide any revised sheets directly to the
Engineering Division for an informal review and approval. To the extent this review letter addresses
items and requirements that require the approval of or a permit from an agency or entity other than
the City, this review shall not be considered an indication or statement that such approvals or permits
will be issued.

Noted

We hope this letter provides you with the clarification and responses you require. Enclosed please find sealed
copies of affected and revised drawings. Please contact us should you require additional clarification, or to
discuss any response item.
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Roman Bonislawski, RA
Ron and Roman, Inc.
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January 2, 2020

City of Novi Planning Commission
400 Sixth Street

Rochester, MI 48307

Re: Preliminary/ Final Site Plan Review- Landscaping- Guernsey Farms Dairy

Dear Mr. Meader,

We have received your Plan Review dated December 12, 2019, and are submitting this response to your
questions and comments. We believe that this re-submittal has now addressed all of your concerns and
issues.

The following includes your line item not in compliance followed by our responses to bring them either into or
closer to compliance, noted in red:

1. Please provide a list of all landscape waivers requested that includes the impact (ie deficiency in are of
trees provided) on sheet LP101-

A list of all landscape waivers is provided on Sheet LP1o1

Ordinance Considerations

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

Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #17 and LDM 2.3 (2))
1. Provided
2. Please add tree fencing on the Demolition Plan as well as a tree protection fence detail.
Tree fencing has been added to the Demolition Plan C1.0 as well as a tree protection detail on Sheet
Ca.1

Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii)
1. The project is across the railroad track from the residential development to the east so no screening
berm is required. The parking lot is at least 5 feet below the railroad tracks so the headlights from the
parking lot are blocked by the berm and the trees on it.

1. The required greenbelt width and screening berm are not provided west of the building, and at the
south end of the southern parking lot. Landscape waivers are required for these deficiencies but are
supported by staff as they are existing conditions and hedges are provided to help block the headlights
from shining at traffic on Novi Road. The waiver for the lack of greenbelt width is not supported for
the section that would be decreased from the existing condition.

Landscape waiver has been added to Sheet LPio1 for both west of the building and south of the
building. We have increased the greenbelt width from the existing condition at the location south of
the existing oak tree. The demolition plan shows removal of portion of parking lot paving for new
shrubs trees and grass seed at this location. It has increased at a minimum of 12-0”.
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The number of canopy and subcanopy greenbelt trees is also deficient. A landscape waiver is required
for this. Staff supports the deficiency for the section of parking lot west of the building because there
is insufficient room for canopy and subcanopy trees.

A landscape waiver has been added to Sheet LP1o1

There is room for all of the required canopy trees and some of the subcanopy trees in the large
greenbelt area south of the large oak to remain. For this section, staff will support a lack of some of
the subcanopy trees (not all), but not for the deficiency in canopy trees. Please add trees where
possible to decrease or eliminate the unsupported waiver areas that won’t damage the existing oak
tree.

The Landscape Plan on Sheet LP1o1 has been modified to add (3) additional white oak trees and (2)
additional native subcanopy trees in the new landscaping area south of the existing oak tree. As well
as the ROW screening requirements chart. A landscape waiver has been added to Sheet LP1o1 for
these items

A landscape waiver is required for the lack of street trees provided. This waiver is supported by staff
because there isn't sufficient room in the Novi Road right-of-way for the trees.
A landscape waiver has been added to Sheet LP1o1

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

1.

Based on the paved area of the impacted parking areas, 1799sf of interior landscape area, 9 interior
landscape trees and 17 perimeter canopy trees are required. Only 1358sf of qualifying area, 4 interior
trees and 14 perimeter trees (including 2 double-counted greenbelt oaks) are provided.

Landscape waivers are required for the deficiencies in area, interior trees, perimeter trees, and lack of
trees in endcap islands. Staff only supports the lack of a landscaped endcap island on the south side
of the north entry (although it should be curbed), a deficiency of 4 interior trees (if the 5 gingkoes are
counted as perimeter trees), and a deficiency of 1 perimeter tree. There is room on the site for the
additional trees to be planted in the southern unplanted endcap and along the east side of the parking
lot to decrease the deficiencies to those numbers. Please add the additional trees.

The location of designated snow removal has been modified to be a curbed and guttered planter area
with grass seed, which should bring the end island area into compliance. The landscape island chart
has been modified on Sheet LP1o1 to reflect this. Two additional honey locust canopy trees have been
added in this location as well as one honey locust south of this location in the corner as a perimeter
tree. A white oak tree has also been added to the north of the relocated sign as an end island tree. This
along with the double counted ROW trees added will bring us to a deficiency of 2 interior trees, and in
compliance with the perimeter trees. A landscape waiver has been added to Sheet LPio1 for these
items.

Please change the paved snow deposit area to a landscaped corner and move the adjacent tree to that
corner island where it can be either an interior tree or perimeter tree (but not both).

The snow removal location has been changed to a curbed and guttered planter and two new trees have
been added in this location.

If desired, the interior island 3 spaces from the north end of the east bay could be moved southward to
provide more spaces closer to the building.
We have kept the interior island to the north to delineate better the carry-out parking spaces.

Building Foundation Landscaping (Zoning Sec 5.5.3.D)

1.

Based on the perimeter of the section of the building being remodeled, 2440 SF of landscape area is
required and 685 SF is provided. This deficiency requires a landscape waiver that is not currently
supported by staff.

A landscape waiver has been added to Sheet LP1o1
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Decorative paving can also be used toward the foundation landscaping requirement. Please show the
area of decorative paving proposed (in SF), along with an image of the materials and what the paving
will appear. With the proposed landscaping and the decorative paving, and possibly additional
landscaping, the deficiency can be eliminated or reduced to a level that can be supported by staff.

We are hoping to consider the new concrete paving around the building with the permanent ‘spilt
milk’ as a decorative paving addition because of the artistic nature of the design. It is an integral part
in the creative concept for this family owned and operated ice cream parlor and facility, which ties the
outdoor oak and boulder area to the building.

Welcome to Novi sign relocation

1.

The plans indicate that the existing sign will be moved to a site about 9o feet south of the new entry’s
south edge (approximately 105 feet south of its existing location, still within the right-of-way.

We have modified the location of the ‘Welcome to Novi’sign to the cities Option 2 proposed location
south of the new entry drive shown on Sheet C2.0

Please get permission from the city for this move. Sheryl Walsh, of the Community Relations
department, must approve its new location.

We are using the city’s Option 2 preferred location from this review and will get final approval from
the city.

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

1.

Provided
3 of 5 species used (60%) are native to Michigan. This is acceptable.

The tree diversity standard of the Landscape Design Manual section 4 is not met (only 3 species are
used, and 45% of the trees provided are gingkoes. This is not acceptable. Please use additional tree
species for the additional greenbelt and parking lot plantings to bring the percentage of gingkoes and
honeylocusts down to a level closer to the 15%/25% level required. (When additional species are
added, the total number of native species should not dip below 50%).

We have reduced the amount of ginkgo’s by 1 and increased the overall number of trees to 18 including
a new species of subcanopy tree. This brings the number of species to 4 and the most abundant tree
will be the honey locust at 6. This is 33% which is much closer to the required percentage. The native
species is still above 50% See sheet LP1o1.

Planting Notations and Details (LDM)

1.

Provided

Please add and revise notes per the detailed instructions on the landscape chart.
Notes have been added to sheet LPio1 and LP102

Please provide a detail for how the gingko tree roots will be protected from compaction and receive
enough water and air for their survival. The proposed river rock is not sufficient.

A detail has been added to sheet LP102. We will be proposing tree grates at the ginkgo trees at the new
paved area location.
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Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 3)
1. Ifno detention basin is required by Engineering, then no detention basin landscaping is required.
Noted

2. Please identify all areas of the site with Phragmites australis. If any is found, please add a plan for its
complete eradication. If none is found, please note that on the existing conditions sheet.
A note has been added to Sheet C1.0. No Phragmites australis were found in survey

Irrigation (LDM 1.a.(1)(e) and 2.s)
1. A note indicates that the plantings will be hand-watered.
Correct

2. Please show the locations of hose bibbs on the building to be used for watering on the landscape plan.
(2) hose bibb locations have been added to the exterior of the building on Sheet C2.0

We hope this letter provides you with the clarification and responses you require. Please contact us should you
require additional clarification, or to discuss any response item.

Respectfully submitted,

Roman Bonislawski, RA
Ron and Roman, Inc.
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January 3, 2020

DRN Associates, Architects, PC
50850 Applebrooke Dr.
Northville, MI 48167

Re: Preliminary and Final Fagade Ordinance Review- Guernsey Farms Dairy

Dear Mr. Necci,

We have received your Fagade Ordinance Review dated December 16, 2019, and are submitting this response to
your comments.

The following includes your line item followed by our responses, noted in red:

1. Fagade Ordinance requires fagade inspection(s) for all projects. Materials and colors must be
consistent with those displayed on the approved sample board or otherwise approved. It is the
applicant’s responsibility to request the inspection of each facade material at the appropriate time,
prior to 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/Services/ CommDev/OnlinelnspectionPortal.asp.

Noted . All insepctions will be made prior to installation

2. Allroof 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 Fagade Chart
and harmonious with other facade materials.

Noted. The rooftop equipment will be concealed from vantage points

3. Changes in facade materials and/or colors from what was submitted and approved will require
reapplication. It is the applicant’s responsibility to submit such changes prior to the aforementioned
fagade inspection request.

Noted. Any revisions will be resubmitted

4. No dumpster enclosure is indicated on the Site Plan. In the event that a dumpster enclosure is
required, it should be constructed of materials matching the primary structure (Brick).
Noted

Please contact us should you require additional clarification, or to discuss any response item.

Respectfully submitted,

Roman Bonislawski, RA
Ron and Roman, Inc.
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January 3, 2020

AECOM
2777 Franklin Road
Southfield, MI 48034

Re: Preliminary and Final Traffic Impact- Guernsey Farms Dairy

Dear Mr. Bocks,

We have received your initial Planning Review dated October 09, 2019, and are submitting this response to
your questions and comments. We believe that this re-submittal has now addressed all of your concerns and

issues.

The following includes your line item followed by our responses, noted in red:

General Comments

1.

The applicant is proposing changes to the parking lot area and small additions to the restaurant. The
building is proposed to be 26,538 SF with the minor additions.
Noted

The development is located on Novi Rd. south of 9 Mile Road. The segment of Novi Road is under the
jurisdiction of the city of Northville..
Noted

Summary of traffic-related waivers/ variances.

a. Avariance may be required for opposite side driveway spacing.
Noted. Dimensions for driveway spacing have been added

b. The applicant has indicated they will be seeking a variance for painted end islands and
bumper blocks instead of the required raised end islands
We shall be going in front of City Council for a construction standards variance for
painted stripes and bumper blocks- in lieu of curb and gutter. Correct

c. Avariance may be required for lack of a 6 footailse provided for bicycle parking
We do not have the required 6 foot aisle for the access to the bike parking.

d. Avariance may be required for the proposed white ‘spilt milk’ pavement markings.
Noted

Traffic Impacts

1.

AECOM did not perform an initial trip generation estimate based on the ITE Trip Generation Manual
10™ Edition, due to the fact that the building footprint is not changing significantly and the land use
codes will also not be changing.

Noted.

The land used for the site is not changing. AECOM recommends performing the following traffic
impact study in accordance with the City’s requirements
Noted.

External Site Access and Operations

1.

The applicant is proposing to remove (2) existing driveways and add a new entrance to the facility.
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a. Dimensions for the proposed driveway should be indicated, including width and radii. The
applicant should refer to Figure IX.1 of the City’s Code of Ordinances. The applicant could
revise to the standard dimensions. The applicant has dimensioned same side driveway
spacing along Novi Road but should also indicate opposite side driveway spacing to ensure
compliance with Section 11.26.d and Figure IX.12 of the City’s Code of Ordinances. A waiver
may be required if opposite side driveway spacing requirements are not met.

The dimensions and for opposite drive spacing have been added to Sheet C2.0 civil site plan.

b. There is no existing sidewalk located along the property and the applicant is not proposing to
construct sidewalk.
Correct. We have added a striped lane to direct bike/ pedestrian traffic to the entrance, from
the north end of the site.

Internal Site Operations
1. The applicant is not proposing any changes to the existing loading zone area.

a.

The applicant could including truck turning movements for trucks accessing the existing loading
area along the back of building.
This shall be shown

2. The applicant is not proposing any changes to the existing trash enclosure.
Correct

3. The applicant has indicated aisle widths throughout the site that meet required by City standards.
Correct

4. The applicant has indicated that the traffic through the new parking area is to be one-way. However,
the driveway servicing the area is indicated to be two-way on sheet C2.0. The applicant should revise
the plans to match the one-way operations.

The plans have been revised to show the one way arrows and signs at new entry and existing exit

5. Parking Facilities

a.

The applicant should refer to the Planning review letter for information related to parking space
requirements within and around the site.
Noted. And incorporated into the planning review response.
The applicant is proposing no more than 15 spaces adjacent without a landscaping island which is
in compliance with City requirements
Correct
The applicant has indicated one pavement marking island and one “green space” island without
curb. Per Section 5.3.12 of the City ‘s Zoning ordinance, raised end islands are required, but a
waiver may be granted for this requirement. AECOM would support this waiver with the
condition that the bumper block waiver is also granted
Noted.
The applicant has indicated a 6” curb which is in compliance with City Standards.
Noted
The applicant is proposing (4) accessible spaces.
L The applicant should indicate which locations are van accessible with appropriate
signage. One space is required to be van accessible.
The drawings shall be revised to show the one van accessible location with appropriate
signage.
ii. The detail for the accessible spaces on sheet C2.1 should be updated to account for the
angled parking condition present in the site plan.
The detail has been updated on Sheet C2.1
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f The applicant has provided details for the parking bumper blocks

L The applicant has indicated they are seeking a waiver for the use of bumper blocks in lieu
of curbs.
Correct

ii. Parking bumpers are to be yellow in color.
Noted

iii. Parking bumpers are to be placed such that the face of the parking bumper is 17 feet from

the access aisle. Current detail specifies the back of the parking bumper is to be located
two (2) feet from the back of the parking space, leaving only 14.5’ for the parking space
with the 17’ spaces specified in the site plan. The detail should be updated.
The angled parking detail has been added to Sheet C2.1 showing 17-0” to bumper block
iv. Parking bumpers are to be placed such that a 3 foot access aisle is maintained between
parking bumpers.
3™0” shall be maintained and shown in detail
V. Parking bumpers should be added to the parking spaces on the east side of the parking
lot.
The parking bumpers have been added to the east parking spaces

The applicant has indicated where bicycle parking is to be located on site.

i. The applicant should indicate the design and layout of bicycle parking in future submittals.

Refer to Section 5.16 of the City’s Zoning Ordinance for City requirements.

1. The bike racks are required to be of the inverted “U” design and a minimum of 36” high. A
detail for the racks intended to be used should be provided.
A detail has been added to Sheet LP102

2. The site plan indicates four (4) bike racks are to be installed. The layout provided is for three
(3) bike racks each to the side of the access aisle. The applicant should provide a layout that
matches the footprint presented in the site plan.
The layout has been added to Sheet LP102 showing (4) bike racks

ii. Note that a six foot accessible route is required from the adjacent street to the bicycle

parking facilities.

1. A six foot wide ramp should be provided from the bike parking to the parking lot surface. The
applicant has indicated there is insufficient space to meet the six foot requirement. The
applicant should seek a waiver if this requirement cannot be met.

We are seeking a waiver noted on Sheet LP1o1 for the 5-0” access aisle for bike traffic. We are
directing the bicyle traffic to the sidewalk adjacent to the building as opposed to in the traffic
lane against traffic flow.

6. Sidewalk requirements

a.

The applicant has indicate proposed sidewalk ramps and should include the latest Michigan
Department of Transportation sidewalk ramp details.

Details have been added

Note the sidewalk ramps are required near the accessible parking spaces.

We added ADA accessible ramps as required to Sheet C2.o0.

The applicant has indicated a pedestrian path delineated with pavement markings. A detail for
this should be provided

We have added a detail to Sheet C2.0 showing the striping for the pedestrian path

The applicant could consider adding a striped pathway between the carry out parking spaces and
the carry out entrance.

With the close proximity of the carry-out entry to the designated parking spaces we will not be
adding a striped pathway.
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Signing and Striping
1. All on-site signing and paving markings shall be in compliance with the Michigan Manual on Uniform

Traffic Control Devices (MMUTCD)

a. The applicant should provide a signing quantities table and additional details (MMUTCD
designation and proposed size) in future submittals.
i. Accessible parking signs are to be MMUTCD code R7-8. Van accessible placards are MMUTCD
code R7-8P and must be accompanied by a R7-8 sign.
Detail and tables will be revised accordingly
ii. The applicant should include proposed signing for the one-way operation.
Detail will be added
iii. The applicant should include details for the proposed carry-out signing shown on sheet Goot.
Detail will be added

2. The applicant should indicate all of the proposed signing on site and provide notes and details related
to the proposed signage.

a. Single sign with nominal dimensions of 12”x18” or smaller in size shall be mounted on a
galvanized 2lb U channel post. Multiple signs and/or signs with nominal dimension greater than
12"x18” shall be mounted on a galvanized 3Ib or greater u-channel post as dictated by the weight
of the proposed signs.

Detail will be added

b. The applicant should indicate a bottom height of 7’ from final grade for all signs installed
Detail will be added

¢. The applicant should indicate that all signing should be placed 2’ from the face of the curb or edge
of the nearest sidewalk to the near edge of the sign.

Detail will be added

d. Traffic control signs shall use the FHWA standard Alphabet series
Detail will be added

e. Trdffic control signs shall have High Intensity Prismatic (HIP) sheeting to meet FHWA retro
reflectivity requirements.

Detail will be added

3. The applicant should include details for the proposed color and width of the pavement markings.

a. The applicant should also include notes for the proposed color and width of the standard parking
stalls and should note that where a standard space is adjacent to an accessible space, abutting
blue and white (or yellow) stripes shall be installed.

Detail with notes will be added
4. The applicant has provided a detail for the proposed crosswalk pavement markings. The applicant
should indicate the color of the proposed crosswalk pavement markings

The color will be added to the detail

5. The applicant has provide a detail for the proposed international symbol for accessible pavement
markings that may be placed in the accessible parking spaces. The symbol shall be white or white with

a blue background and white boarder with rounded corners.

The color will be added to the detail

6. The applicant should provide a detail for the proposed pavement marking arrows.

A detail will be added

7. The applicant should provide a detail for the proposed hatched pavement marking area on the south
end of the parking lot.
This location of paving has been modified to be a planter bed and is now changed on the sit plan Sheet
C2.0
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8. The applicant is proposing painted white “spilt milk” markings on sheet Goo1. Details for this should
be included in future submittals and a waiver may be required.
If a waiver is required we shall be going in for this waiver. A detail shall be added

9. The applicant should include any maintenance of traffic details required when working along Novi
Road.

These details shall be added

We hope this letter provides you with the clarification and responses you require. Please contact us should
you require additional clarification, or to discuss any response item.

Respectfully submitted,

Roman Bonislawski, RA
Ron and Roman, Inc.
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ADUACENT TO PARKING

800
NOT ADJACENT TO PARKING

(2)NEW PERINETER TREES
(1) EXISTING PERIVETER TREE

PERIMETER AND ISLAND LANDSCAPE KEY PLAN 70

Scale: 1:60
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5.16.6 Bicycle Parking Lot Layout

Parking Space Parking Space
5 O
Parking Space Parking Space
O 2 o0
2
Parking Space ] Parking Space
O] B ——— m—— > § e S—————»
Parking Space Parking Space
6 feet 4feet 6 feet
16 feet

PERENNIAL PLANTING DETAIL

MULGH 2 DEPTH WITH SHREDDED

PLANTING MEXTURE:
'AMEND SOILS PER SITE
‘CONDITIONS AND

REQUIREMENTS OF THE

HOUND EARTH TO FORM SAUCER

nore
SHRUD SHALL BEAR SAME RELATION
O FINISH GRADE AS 1T BORE
ORIGIVALLY OR SUGHTLY HIGHER
THAN FINISH GRADE UP O 4° ABOVE

ARCHITECT FOR HEAVY CLAY SOIL.
e

PRUNE ONLY DEAD OR BROKEN
BANOHES.

AL TAGS, STRING, PUASTICS.
AND OTHER MATBRIALS

_SHRUB PLANTING DETAIL

5.9 Corner Clearance

Corner Clearance - Corner Clearance Zone

Comer Clearance Zone

©clearzoning

No visual obstructions within the corer clearance zone.
Obstructions to vision above a height of 2", measured
from established street grade, are not allowed. Plant
materials are measured at mature height.

N 8| F| winos, excerr o stopes GreaTeR Taw
PSRN | I -
v 4[53]  useomesrvancramms oummmon
200 Z|PZ|  FORAL PLANTS WITHIN EACH GROUPING OR
wr g Bl
STAKING/GUYING LOCATION

2737 WIDE BELT-UIKE NYLON OR
PusTIC STRAGS

237 WIDE BELTAIE WYLON OR

WWK

‘GUYING DETAIL

TREE STAKING DETAIL

Nore:
ORIENT STAKING/GUNING TO PREVALING

24" MINIUM VIBURNUM
DENTATUM SHRUB
‘SPACED 360

BOSTON VY (PARTHENOCISSUS) PLUGS
PLANTED EVERY 96" O.. IN PLANTER BED.
TOPSOLL 12 MNMUM

ITH 23 INCHES OF
EXSTING PLANTER BED ‘THRICE GROUND MULCH

EXISTING CONCRETE SIDEWALK

EXISTING PLANTER BED.

BOSTON IVY PLANTING SECTION

EXISTING CONCRETE SDEWALK

VIBURNUM PLANTING SECTION

al.

ingham MI- 48009
248.723.5795

275 E. Frank st. B
o) 248.723.5790

architects et

RONANDROMAN

Project

(GUERNSEY FARMS DAIRY
Renovationof an Exsing Restaurant an loe Cream Shop
21300 NoviRY, Northvile, M, 48167

Seal:

Scale: 1/2"

ST 3 oo e

Scale: 1/2'= 10"

Issue Date:

SITE PLAN REVIEW| 117202019

DECIDUOUS TREE PLANTING DETAIL

Sheet Title:

LANDSCAPE
DETAILS

Sheet Number:
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TEMPORARY GRAPHIC ART PANEL.

(10) NEW VIBURNUM HEDGE IN EXISTING PLANTER BED

/T FLOORPLAN

iy /
(6/NEW VBURNUM HEDGE IN EXISTNG PLANTER 8E

REMOVE FIXED SIDELITES AND REPLACE WITH
NEW WALL- WITH SYNTHETIC PLASTER

NORTH

TEMPORARY GRAPHIC ART PANEL.

N

FROSTED FILI IN EXISTING WINDOW

28) NEW VIBURNUM HEDGE IN EXISTING PLANTER BED /

NEW FIXED DARK BRONZE ALUMINUM
'SASH AND CLEAR GLASS WINDOWS.

EXISTING 50" CONCRETE SIDEWALK. 6" HIGH

NEW ADA SIDEWALK RAVP AND LANDING- SEE CIVIL DRAWINGS

16247

INFILL EXISTING WALL AT RENOVED
ARLOCK- BRICKTO MATCH

PAINTED ‘SPILT MILK' GRAPHIC
(ON CONCRETE AND DRIVE
NEW 6" CONCRETE CURB.

8) NEW60'H 12" DIA STEEL BOLLARDS

NEW GLASS AND DARK BRONZE ALUMINUM AIRLOCK

'SEASONAL CANVAS
CARRY-OUT ENCLOSUR
WITH PAINTED METAL FitA

NEW METAL Afp|
GLASS DOOR

NEW SLIDIN
CARRY-OU

20

NEW SLIDING DARK BRONZE
ALDMINUM WINDOWS

Issue Date:

SITE PLAN REVIEW

1102019

Sheet Title:

FLOOR PLAN

Sheet Number:

(5) NEW MALE GINKGO TREES

(2)NEW CANVAS UMBRELLAS
(12) NEW METAL BISTRO

BIKE RACKS

A101
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EXISTING WINDOWS

EXISTING BRICK OFFICES AND COOLERS

EXISTING BRICK A

ND COPING

EXISTING GARAGE DOOR

EXISTING ALUMINUM AND GLASS DOOR

PROPOSED CANVAS PANEL
PAINTED ARTWORK ON
‘GALVANIZED-PAINTED METAL FRANE.
NEW VIBURNUM HEDGE
EXISTING PLANTER BED.
PAINTED LETTERING ON
SYNTHETIC PLASTER COAT —
e ¥
]
# 12 +
LINEAR 3000K L E.D. PROJECTING
SIGN LIGHT WITH DARK BRONZE
ALUMINUM ENCASENENT

/3 WALL SIGN DETAIL

N

(9) NEW PLUGS OF BOSTON Y
AGAINST EXISTING BRICK WALL

ANODIZED ALUMINUM SHELF

— 125

EXISTING ALUMINUM WINDOW

s ST sone JrorosncavsTae,

NEW DARK BRONZE ALUMINUM SASH AND

REMOVE FIELDS STONE
CLEAR TEMPERED LOW-E GLASS WITH OPERABLE 2010 REPLACE WITHNEW
AWNING WINDOWS IN EXISTING WINDOW BAY Bk

iy

/T WEST ELEVATION

LINEAR 3000K L E.D. PROJECTING
SIGNLIGHT
ALUMINUM ENCASEMENT

scale: 18" = 10

PAINT ON NEW SYNTHETIC PLASTER

FLAT GUT ANODIZED ALUMINUM LETTERS
PROJECTING LINEAR SIGN LIGHT

DARK TURN BUCKLE SUPPORT RODS.

'DARK BRONZE ALUMINUM COPING CAP.

(CLEAR TEMPERED INSULATED BUTT JOINT GLASS WITH BLACK
siicor Wt

NE SEAL
T
SOUPPER ——_ \ —
WOOD ARLOCK FRAMING *
WITH DARK BRONZE BREAK METAL 7
BLACKGRANTE 8°BASE ——_ |
T

4

[y
NEW CONCRETE AIRLOCK FOOTING /

'DARK BRONZE ALUMINUM AND CLEAR
INSULATED TEMPERED GLASS DOOR

0l

/2, WALL SIGN DETAIL
N ANODIZED ALUMNUMFLAT CUT
K LETTERS WITH GUSSET

NEW 8" GRANITE BASE

9%

/5 WALL SIGN DETAIL

w1

N

'ANODIZED ALUMINUM ANGLE ANCHOR
BOLTED TO CMUBLOCKWALL.

BsTNG BLoGKWALL T —— | [

T

ALUMINUM FLAT CUT LETTERS

I

FOUNTAI

!
/6 WALL SIGN DETAIL SECTION

scale: 112

PAINTED LETTERING ON NEW CANVAS CANOPY

7
N

N

ENTRANCE H

NEW VINYL ON LOWER PORTION OF
SIGN- BLACK ON WHITE ACRYLIC

EXISTING STANLESS POLE FRAME

NEW CONCRETE FOOTING AT
RELOCATED SIGN LOCATION

m AWNING SIGN DETAIL
U saetz=ro

S

vf W

TENSION TIES —_|

PAINTED CANVAS ARTWORK —— |

/9" GROUND SIGN DETAIL

N

/10" TEMPORARY SIGN DETAIL[523SFx2
N

BLACK GRANITE 8" BASE

W STTHETCPUSTER ISHON Z
BULT UP CAI BLOCK PRRAPET WAL
PROJECTING LINEAR SIGN LIGHTS <
PAINTED WALLSIGN - SEE DETAL =
EXSTING BRIGK TO RENAN S s
ANODIZED ALUMNUI PARACET P g2
DARK BRONZE ALUMNUM TURN BLCKLE SUPPORT RODS (ODZED ALUNNUM PARAPET G L %e
DARKBRONZE ALUMNUM COPING CAP ANODIZED ALUNNUN SHELE O 3:=¢
CLERR TEVPERED INSULATED BUTT 1ONT GLASS rcrmoozoau s £ 3
WITH BLACK SILICONE SEALANT N DARK SIGN LETTERS- SEE DETAL w 23
GRONZE PERIETER FRAVE [ST— nsEs
PANTED HETAL FRANE zs
ANDSEASONAL z 23k
ENCLOSURE = g
- 4 - £8
s = £3
g - < 5oz
e Z 5
_ROOMI | T
\ T~ =4
oA AT AT ~@ Project
— —
‘ NN |
[ I N NEW DARK BRONZE ALUUNUM SASHAND | |
CLEAR TENPERED GLASS SLDING DOORS
0D ARLOCK FRANNG AN SCREENS N EXISTNG WNDOW BAY
NOTE: ALL NEW WINDOWS AND DOOR GLAZING TO HAVE DARK SPACERS
&
2
PROJECTING LINEAR SIGN LIGHT ‘:é:m:;‘;fsmgas‘?ﬂsgfum % 2 =
PAINTED BLUE RIBBON WALL SIGN (CANVAS CANOPY WITH PAINTED METAL 8%
FRANE AND SEASONAL ENOLOSURE E$
ANODIZED ALUMNUN PARAPET CA> 2E=
PAINTED CARRY-OUT Sss
/ LETTERNG- SEE DETAL Z3 H
S
; -
gz
g§%
NEW SYNTHETIC PLASTER FINH ON giz
BULTUP GV BLOGK PARAPET WALL ER
BUSTING SRICK TO REMAN 1§
5
NEW CONCRETE SDEWALK
D O A S NEW CONGRETE FOOTIN ATREW GANOPY
EN DA BRONZE KLU St 0 DARKERONZE ALUMNUM AND CLEAR INSULATED
D L SLDMG Dooi TENPERED GLASS DOOR INEXSTNG OPENNG
NEW DARK BRONZE ALUMNUMAND GLEAR TENPERED ot
NSULATNG GLASS SLDING CARRY.0UT WNDOW
m SOUTH ELEVATION
ol 16 10
NOTE: ALL NEW WINDOWS TO HAVE DARK GLAZING SPACERS
susnEss 8 WAL SN, SNGLE TENANT p— GROUND S TeWPORARY SIGN
250 SF MAXIMUM (1) SIGN OF 24 SF MAXIMUM 100 SF MAXIMUM
or = o5
(1)SF FOR EA. (2)SF OF SETBACK. OR
ALowABLE TorQ): se5 165 17 SETBACK
OR TOSF/ (2) = 35SF
154, OF FRONTAGE 6075 SETHEIGHTI
{1) WEST FACADE PAINTED WALL 1) 42 SF SIGN (1) RELOCATED EXISTING {2) CANVAS SIGNS AT
SONAT S4SE 355 POLE SN 238801
(1) SOUTH FACADE PAINTED -
proROSED WAL SION AT 1083, Tssue Date:
e pLan Revin] 110
{1) PINNED OFF METAL SIGN AT SITE PLAN REVIE °
ost  E—
WEST FACADE e
wATERAL o s AUINM | GRAWTE | cawascanony
3 [ET3 B I3 -
p— s T o [ -
Sheet Tite
SOUTH FACADE stoseToTL
wATERAL sk ers Ao | ome | cawas cavopy
EXTERIOR
'SQUARE FOOTAGE 285 SF 604 SF 3SF 18SF 88 SF ELEVATIONS
peRcenTAGE o 20 orw
EAST FACADE BxsTNG Sheet Number:
NORTH FACADE exsTNG
REGION 1 ALLOWABLE PERCENTAGES (Table 515
peRceNTAGE ‘ 100% ‘ 2% ‘ 50% ‘ s0% 10%




n
LEGAL DESCRIPTION: w
NOTES:
A PART OF THE SOUTHWEST 1/4 OF SECTION 35, T.L.N. RBE.. CITY OF NOVI OAKLAND COUNTY, MICHGAN WORE é =
PARTICULARLY DESCRIBED AS COMMENCNG AT THE WEST 1/4 CORNER OF SAD SECTION 35, FOR A POINT OF B85 o BEATIG 545D N THE YEST LNE o SEGTON 39 oG ST
BEGINNING; THENCE N89'44'35°E 335.82 FEET ALONG THE EAST-WEST 1/4 UNE OF SAD SECTION 35 TO THE TH (NOO'0C'00"E) PER THE RECORD BEARING PROVIDED IN THE <C
WESTERLY RIGHT-OF-WAY OF CHESAPEAKE AND 41O RALROAD: THENCE S312120°W 483,95 FEET ALONG T 08 BeSERE NN LBER 14250, FRACE 255, ORKCAND CoUNTY REQORDS
WESTERLY FIGHT_OF-WAY CF SAID CHESAPEAKE AND CHIO RALROAD: THENCE 30154 FECT ALONG A CURYE T THE CITY OF NOW, OAKLAND GOUNTY, MCHIGAN.
LEETSAD CLRVE HAVIVG % RADUS. & 3121 85 FEET A CENTRAL ANIOLE G 532G AND A CHORD, GEARNG A5
DISTANCE OF 5253515 W 30142 FEET ALONG.THE. WEST UNE OF SAD, CHESAPEAKE. AND 01O RALROAD T0 THE (M) DU FIELD MEASURED BEARINGS AND DISTANCES NORTH
T UNE OF SAD SEGTION 35 THENGE DUE NORTH 870,95 FEET ALONG THE WEST LINE O SAD SECION 3510 (R) RECORDED BEARINGS AND DISTANCES PER DESCRPTION PROVIDED BY
THE POINT OF BEGINNING. ALL OF THE ABOVE CONTAINING 2.97 ACRES WORE OR LESS AND BEING SUBJECT 10 OWNER.

RIGHTS OF TUE-RUBLIC B NGV RORD, ALL 6 THE. ABOVE. BENG SUBJECT 10 EXSENENTS, RESTRICTIONS, AND
RIGHT-OF-WAYS OF RECORDS.

& ASSOCI

Civil Engineering » Surveying « Landscaping + Construction Services

Diffin-Umlor

Tree Inventory List LEGEND
snaBoL DESCRPTION SBoL DESCRPTION
Job Location: 21300 Novi Rd, Novi, MI EX. SPOT ELEVATION —— wc ——  EX. OVERHEAD CABLE
Client Kalabat Engineering EX. CONTOUR —— or ——  EX OVERHEAD FIBER
L s & Gomn —— ac ——  EX OVERHEAD ELEGTRIC
= — T~ Ex GRaveL —— w ——  EX UNDERGROUND CABLE
Condition Descriplion Notes. W ——  EX WATER MAN [ EX. CONMUNICATION RISER
Good" - no observed structural defects™ & EX. WATER VALVE EX. COMMUNICATION HANDHOLE
“Fair" - minor structural defects, marginal form, some insect activity noted* ¥ EX. HYDRANT Q EX UTILITY POLE
"Poor" - major structural defects, poor form, insect infested” ¢ £ WATER ManvoLE Y £ Gn anron
EX WATER METER S EX. LIGHT POLE
*Structural defects may include decayed wood. oracks, roct problems, weak branch unions —— & ——  EX STORM SEVER & EX GROUND LIGHT
NS cankers, poor tree architecture, dead/failed branches due to various causes. & EX. STORM INLET/CATCH BASIN == EX. DOUBLE LIGHT POLE
~. @ EX_ ROUND STORM CATCH BASIN EX SINGLE POLE SIGN
e ® EX. STORM MANHOLE EX DOUBLE POLE SIGN
Tree# Botanical Name Common Name  Dia.  Condition Comments ~ EX. STORM END SECTION EX MAILBOX
20 4 2954 Quercus alba White Oak o s ——  EX SANMTARY SEWER EX FLAGPOLE
[y ‘Jvmm: i 2955 Picea pungens Colorado Blue Spruce 13 Fair Unidentified needle disease © EX. SANITARY MANHOLE EX. SPEAKER
© EX. GLEAN OUT EX. UNKNOWN MANHOLE
; 2956 Picea pungens Colorado Blue Spruce 9 Fair Unidentified needle disease $ B S VeNT B om0 Mo
- Picea pungens Colorado Blue Spruce & Fair Unidentified needle disease 4 ——  EX UNDERGROUND 645 £X SECTION LNE
& EX. GAS VALVE — - —— - — EX PARCELS
EX. GAS NETER S————— = EX EASENENT
o ——  EX UNGERGROUD TELEPHONE | T — ——  £X caNELNE
EX. TELEPHONE M — o ———  EX VETLAND LMITS 49287 WEST ROAD
£ TeLEHONE MR EX CURB/PAVENENT WIXOM, NI 4B393
< £ EX. TELEPHONE HANDHOLE % EX. Fi
*, A EX. UNDERGROUND ELECTRIC EX_ CUARDRAIL (P):248-437-7803
- EX. ELECTRIC MANHOLE FOUND IRON (F):866-960-4307
EX ELECTRIC RISER FOUND RR SPIKE
EX. ELEGTRIC HANDHOLE FOUND PK NAL
X ELECTRC RANSFORVER FOUND CONC. MONUMENT PR
= EX. ELECTRIC M SET RON
e X, GEN SET UAG NAL
EX. ASPHALT SECTION CORNER
EX. CONCRETE
EX GRAVEL
EX. TREELINE RECORDED BEARING
EX. WATER MARKER MEASURED BEARING
EX. GAS NARKER
EX. COMM. MARKER EX TREE
EX TELE. NARKER DEMO TREE
ersmg EX. FIBER MARKER
TSGR EX. MEDIA MARKER
S
e <
s

£ AE FLOODELAN
B e
PER PR 7

DATED 5/28/208

21300 Nou RowD
U Ao R e
0 22-33-301-001

32715

21420 now Roxd
Tk Iog 22 35-101-037

21300 NOVI RD,, NOVI, MI

% N
"%, 12 s 15 o
,7
T, il g \ 4

o
ASPHALT %, N

BEVERLY HILLS, MICHIGAN 48025

« L=301.54'
121.86" S
28'3519°W e a1 o
C0m301.42" %, AT e

KALABAT ENGINEERING / JSK DESIGN GROUP
TOPOGRAPHIC | BOUNDARY | TREE SURVEY
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I —_— oF omans £x. 33 WDE HALF PUBLIC ROM. Ni—aDd 14 AL Sddsiaties
(4-LANES ASPHALT ROADWAY) INV. 12" N&5=816.43
| ™ —[CITY BENCHMARK #3511 /
INORTHING 34582716 o —— o
W, 1/4 CORNER e —— o [ —
EASTING 13364381.59 e - Mg S o o P
ELEVATION = 830.41 . T e — 5 =
BENCH TIE SET IN WEST CITY OF Nowl o — | CITY BENCHAMARK #3534 L 2 3
FACE OF POWER POLE QAKLAND GO NI NORTHING_345208. 78| =g w I
LOCATED 30 FEET EAST 115528 P.774 EAST\NG msmmuok s z & N
oF GENTERUME O Now vATIoN e — [y algl5| 3
ND AT PROPERTY| u® S8 8
LN BETVEEN 421470 SANTARY MANHOLE LOCATED = - Slels] 3
JAND_#21510 NOVI ROAD 25' SOUTH —_ 32 1S 3
ENTRANCE TO GUERNSEY L {:‘h d1818 °
ARM_DAIRY AND RESTURANT] 22 1 HEREBY, CERTEY THAT | HAVE LOGKTED D NAPPED THE LD = H
—1z5 s 2
a8 3
Lt g 3
Ty
e SEAL
DATE: 8719
Drawn By: 0
PE.WD
CONSTRUGTION SITE SAFETY IS THE RESPONSIEILITY OF THE CONTRAGTOR. THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES ARE SHOWN N AN APPROXINATE
e T QWER KO THE ENGINEER VAL B EXECTED TO KSSUNE Al | WAY ONCr AND HAVE NGT BEEN INDEPENOENTLY VERED 8T TE QWNER o 175
RESPONSIBILITY FOR SAFETY GF THE WORK, OF PERSONS ENGAGED IN THE WORK, | REPRESENTATIVE CONTRACTOR SHALL DETERMINE THE EXACT nowwats below. Phone: (248 Job No. 190729
OF ANY NEARBY STRUCTURES, OR OF ANY OTHER PERSONS. Ex\ans unm\[s SEFORE, COMMENGING VORK. AND AoREEs T0 6 rum Rgspwswau 5" Cal betoreyou . Fac {su: 8904307 “Sheet No
ND ALL DANAGES WHICH MCHT BE OCCASIONED BY THE CONTRACTOR'S 1
COPYRIGHT (© 2019 DIFFIN-UMLOR & ASSOGIATES: ALL RIGHTS RESERVED. FALURE 70 BXACTLY LOCATE AN PREGERVE. AN AND. ALL UNGERGROUND. UTLITES,
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LEGEND

Tree Inventory List [E—— KALABATENGINEERING
DEMO EX ASPHALT PAVEMENT '
Job Location: 21300 Movi Rd, Novi, M EX WATER AN
Client Kalabat Engineerin
9 DEMO EX BUILDING e EX OVERHEAD ELECTRIC LINE I
Condition Description Notes: ST £X STORM SEWER
= L ENGNEERNG B STEDEVELGRMENT
N ‘Good™ - no chserved structural defects® 31333 Southfield Road Suite 250
S "Fair" - minor structural defects, margnal form, some insect activity noted® DEMO EX SIDEALK _ X PARKING LOT STRIPING Ee\s‘nga};\\aségAgI::;IZS
NN "Poor” - major structural defects, poor form, insect infested® F 248.594.5919
. —— = X MAKR CONTOR LNE iden@alabat com
Sa *Shuctwal defects may include decayed wood, cracks, roc! problams, weak branch unions EXBULDING T
~ . . ——a60—— £X MINOR CONTOLR LINE
~ cankers, poor free v due b varcus causes.,
~
S ~ J, EX CONCRETE PAVEMENT - OEHO X SION
Tree dl Boranical Name Commeon Name Diz. Condition Comments
2854 Quercus alba White Dak 60 Good . DEMO EX BOLLARD
28955 Flicea pungens Colorado Blue Spruca 13 Fair Unidentfied needle disease
2056 Picea pungens Colorado Blue Spruca 9 Fair Unidentified needle disease X CONCRETE SIoEvALK ® £X WATER WELL
2957 Picea pungens Colorado Blue Spruce 8 Fair Unidentified needle disease .
5 EX WATER VALVE Fl
kS DEMO EX CURB 8 GUTTER h
X p—
77777 Saw CuT EX ASPHALT HEREER
xt ex LioHT FoL MHEHEE
,,,,,, HHHEEE
FEMA AE FLOoDRLAN DEMO EX ASPHALT HEHEEE
o S ~ El £x STORM CULVERT
Tnlescnssy ~ N
A0 550 m0n | S~ e DEMO EX PARKING STRIPING H
S AN e e
~ —_—— — DEMO BUILDING OVERHANG
C ~ X SaNTARY anvoLE
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/ ~ z
4’°<~‘ -~ P :
' e ~ £ dwconna
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EX. DRVEWAY SPACING 170"~/ o154 EX. DRIVEWAY SPACING 121" __|
X STATUTORY 3 WIDE HaLF POBLER O, CENTERLINE T0 CENTERLINE CENTERLINE 10 CENTERLINE z
BEN (AN ASPHLTROADMAY FREFOVE BX 7" CULVERT <
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LEGEND SITE DATA WB-67 TRUCK TURNING MOVEMENT . (SCALE: 1" = 80) |————
KALABATENGINEERING

4 CONCRETE SIDEWALK.
PARKING CALCULATIONS:

pasceL 22-35-30100
[ roroseosuvom soomon iyt fyteie
CLRRENT ZONING o
PROPOSED ZONNG, o
NEW STANDARD DUTY ASPHALT PAVEMENT FROROSED USE RESTAURANT/DARY FARY
SUILOING HEIGHT: 226" ax
TOTAL BULONG FLOOR AREA 26,062 SF. k

SEATING o512 P
6" NON-REINFORCED CONCRETE PAVEMENT ENPLOYEES /2 s OV BEREFAGSTEDEELORMENT
WaREHOUSE LS 2 31333 Southfield Road St 250
Torac w0 Beverly Hills, MI 48025
PROPOSED LANDSCAPE AREA PARKING PROVIDED: o Ph 248.600.8707
BARRIER FREE PARKING  REURED erovDED F 248504.5019
Zi; ‘! ; iden@kalabat.com
PARKING LOT STRIPING. s + "
T
2 CLRB 8 GUITER LOADING REQUIRED: 10 S, FOR EACH FO0T OF BULLDING FRONTAGE
32.25 FT OF FRONTAGE * 10 5.
NCRETE WHEEL STOP (PARKING BUMPER BLOCK)
cone STOF (PARKING B 0% Loaning provIED 60X 40" 2400 SF
€ CONCRETE FILLED B0LLARD LOADING LOCATION REAR / SIDE YARD
PR STAINLESS STEEL BIKE RACK
~ PARKING SETBACKS: RecuRED eRovDED
S PR PAVEMENT MARKING ARRON FRONT YARD Z0FT 91 (EX NON-CONFORMING)
N NORTH SIDE YARD 0F 05
~ SOUTH SIDE YARD oF; o
~ REAR YARD BH ot x NowcorORIING)
~
~
< BULOING SETBACKS:  REQURED
~ FRONT Y2RD 0FT 5
~ SIDE YARD (NORTH) 5e1 L b
. SIDE YARD (SOUTH) 5T 2615
N REAR YARD 20FT 175" (EX NON-CONFORMING) @
N g
~ H &
~ Elele| |gls
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~ HEHEEE
£ 8 5=

cors-
nsaco

FEbA A FLoopr
B = 52311 To paray
R A

L ACITY OF NOVI RIGHT-OF-WAY PERMIT IS REQUIRED FOR AL WORK
WININ ANY PUBLIC ROAD RIGHT-OF-WAY AND/OR CITY EASEMENT

2 AREA OF NEW ASPHALT PAVEMENT =
5. AREA OF NEW CONCRETE SDEWALK
4 AREA OF NEW CONCRETE PAVEMEN!
5 AREA OF NEW LANDSCAPING - 5,20
6. EXISTING DRANAGE PATTERNS OF THE SITE SHALL BE MANTAINED, z
7. PROPOSED IMPROVEMENTS WILL RESULT IN A REDUCTION I THE ToraL | &
AREA OF IMPERVIOUS SURFACES, H
6. SEE DETALED DRAINAGE AREA CALCULATIONS ON SHEET C3.0
| GRADING 8 PAVING PLAN SHOWING A REDUCTION IN THE WEIGHTED E BB
= RUN-OFF COEFFICIENT -
9. ALL BUSINESS, SERVICING OR PROCESSING, EXCEPT For orF sTreeer | , | $
! PARKING, LOADING/UNLOADING SHALL BE CONDLCTED WITHIN HH
| / 5 COMPLETELY ENCLOSED BUILDINGS. 0UTOOOR SEATING 1s PRoPosen 518
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HANDICAP SIGN HANDICAP SIGN
VHEELSTOP ! é

(1vp)
PER DETAIL
CONCRETE WALK

VAN ACCESSIBLE STALL- 3
AINTED
HANDICAP
swoL
()
4 8 8
2 COATS OF

TRAFFIC PAINT

R=14”

4" WDE WHITE
PAINT LINES

NOTES:

1. STRIING TO BE 4 INCHES WIDE AND BLUE IN COLOR.

2. HANDICAP SIGNS TO BE PLACED N THE NEAREST GRASS AREA
ACROSS CONCRETE WALKS FOR SPACES THAT ABUT WALKS.

HANDICAP SIGNS TO BE BOLLARD NOUNTED AND PLACED AT

HEAD OF SPACE FOR SPACES THAT DO NOT ABUT WALKS.

STALL AND AISLE WIDTHS ARE TYPICAL UNLESS OTHERWISE

STATED ON PLAN

ADA ACCESSIBLE PARKING STRIPING DETAIL

SCALE: NTS.

FINISHED
GROUND.

f———————PER SITE PLAN

[ 2" GROUND-
MOUNTED SUPPORT,
218 U-CHANNEL

T
2" MINMUM
OVERLAP "

REVEAL

[E

SIGN
POST ANCHOR————={

NOTE:
SIGNS PLACED IN PAVEMENT TO BE BOLLARD NOUNTED,
ALL OTHER SIGNS TO BE STANDARD.

STANDARD SIGN DETAIL

SCALE: NTS.

PARALLEL CURB RAMP DETAIL

SCALE: N.TS.

(OTE:
EXPANSION JOINTS REQUIRED AT 100' MAXIMUM
SPACING OR AT ALL BUTT JOINTS TO EXISTING

CONCRETE, CURB RETURNS OR AS DIRECTED BY

CONSTRUCTION MANAGER AND/OR ENGINEER.

4R
13"
FOSITNVE 2
CURB
13 3/4° .
NEGATIVE N
CURB

4000 P.S.. CONCRETE

*DIMENSIONS REVERSED FOR
NEGATIVE SLOPED CURB

CONCRETE CURB AND GUTTER

SCAl

: NTS

12'0 ConcreteFiled Steel Pipe, Mound Top —
Firish Smoottly and Consistently Entire Project.
Nust Comply with ASTN AS3, Ninimum 1/4°

Woll Thickness

50" *See Note Below

1/2" Biuminous Expansion
Moterial

21y

Wof

in height.

' Paint bollard exterior high visible yelow

Concrete o Asphalt Paving See Civi

Seal Bollord Cover ot bose with Cleor
Siicone

=] Footingls) Typ- alternat
0 Core Drill and Set Bolards After|
Fioor is Poured

NOIE: Where Ballards fall within 5'~0" of Security Fence, Bollord size shall be
20 in e

12" BOLLARD DETAIL (EXTERIOR)
sl

N-61-24

R-50C~18 (AT VAN ACCESSIBLE
Y)

VAN
ACCESSIBLE SPACES ONLY

HANDICAP FINE SIGN (R-59C-12) SIGN
TEXT: UNAUTHORIZED PARKING $500 FINE
MAXINUM OBC SECTION 1110.1.1

SIGN POST

NOTE: HANDICAP PARKING SIGN SHALL CONFORM WITH CURRENT
STATE AND LOCAL CODES AND REGULATIONS.

HANDICAP PARKING AND VAN ACCESSIBLE SIGN

8"~ 4,000 PSI CONCRETE PAVEMENT

8" MDOT 21AA AGGREGATE bast——)

COMPACTED SUBGRADE PER
GEOTECHNICAL REPORT RECOMMENDATIONS

CONCRETE PAVEMENT

SCALE: N.TS.

1 MDOT 36A HUA SURFACE COURSE
TACK COAT @ 0.04 GAL/SY
2 8" NDOT 13A HNA WEARING COURSE

10" MIN. MDOT 21AA AGGREGATE BASE — ADDITIONAL BASE
MATERIAL MAY BE REQUIRED TO OBTAIN PROPOSED GRADES

I e
L)

REPORT RECOMMENDATIONS

STANDARD DUTY ASPHALT PAVEMENT SECTION

SCALE: NTS.

2.00% SLOPE MAX.

76229
4° 4,000 PSI
CONCRETE
47 MDOT 21AA
AGGREGATE BASE

AGGREGATE BASE SHALL BE COMPACTED TO 95% MAXINUM DENSITY IN
ACCORDANCE WTH ASTM D-1557. CONTROL JOINTING SHALL BE IN ACCORDANCE

WITH PLANS. EXPANSION JOINTS SHALL BE §* THICK EXPANSION PAPER EXCEPT
WHEN SPECIFIED AS 1" THICK AND SHALL BE SPACED NO GREATER THAN 50

TYPICAL SIDEWALK SECTION

NOT T0 SCALE

BROOM FINISH

NOTE:  SEE ARCHITECT'S PLAN FOR
SIDEWALK JOINT DETALLS

SEE PLAN SHEETS FOR VARIOUS L aeaons

LOCATIONS & DINENSIONS _, 6"

77" DEEP CONTRACTION JOINT
174/ —l

HEIGHT

NOT 10 SCALE

VARES

CROSSWALK PAVEMENT MARKINGS

CLASS "C" CONCRETE

SCALE: NTS.

R ) %
IOVON LS
////,\}
. ) X NO. B OR NO. 57
(PRGV\DE ﬂs&ﬁ?iﬁﬁmc NV AGGREGATE
AT LOCATIONS SHOWN)
COMBINED CURB AND WALK

NOT T0 SCALE

4"H X B"W X B'-0°L PAINTED
SAFETY YELLOW PRECAST
CONCRETE WHEEL STOP,
SLOTTED FOR DRAINAGE

2-0"
PAVEMENT EDGE

%" X 2'-0" GALVANIZED PIN
(2 PER STOP)

WHEEL STOP

SCALE: N.TS.

31333 Southfield Road Ste 250
Beverly Hills, MI 48025
Ph 248 600.8707
F 248.594.5919
iden@kalabat.com

Y
N
| 1
Elel2|.lg|5
21312|8|5|3
HEHEHE

PROVECT:

RON & ROMAN
ARCHITECTS

275 E FRANK ST.
BIRMINGHAM, MI 48009

DAIRY
21300 NOVI RD.
NORTHVILLE, MI 48167
TIN, R8E SEC 35

GUERNSEY FARMS

Sheer Tmie:

SITE DETAIL SHEET

[Sreer NuveeR

C2.1
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Existing Runoff Coefficient Calculation

LEGEND

Land cover c Area CxArea |Unit
Pavement 095  [65518.5 |62242.57
Roof 095 [26236.03 |2492423 | |  @————-——
Gravel 0.85  [4055.28 |3446.99
Landscape 035 [12541.18 [4389.41 st

5 (Cx Area) 95003.20 o

5 (Area) 108350.99 ftt
Weighted run-off co-efficient (C) 0.88
Proposed Runoff Coefficient Calculation w0

oo
2

i

BB
R E

Land cover [ Area CxArea |unit
Pavement 095 |63935.26 |60738.50
Roof 095  |26469.53 |25146.05
Gravel 085  [4055.28 |3446.99
Landscape 035  [13890.95 |4861.83

5 (Cx Area) 9419337

3 (Area) 108351.02 [
Weighted run-off co-efficient (C) 0.87
~
~
~
~
~
~
~
~
~
~
~
~
~

e

vs)

ICONNECT EX DITCHES ON
[EITHER SIDE OF REMOVED
[oRveway (1v)

[GRADE PROPOSED BITCH 0]

5 7
(25 77 7]

az5 77 e)
Tpany

2 )
i )

EX. SAN. NH

INV. 12" Nas=816.49

2z

e

7
(2.5 7]

= 22074

PROPOSED DITCH CENTERLINE

PROPOSED STORM CULVERT

DEMO EX STORM CULVERT

PROPOSED MAJOR CONTOUR LINE

PROPOSED MINOR CONTOUR LINE

EXISTING MAJOR CONTOUR LINE

EXISTING MINOR CONTOLR LINE

LIMITS OF DISTURBANCE

PROPOSED GROUND ELEVATION

PROPOSED TOP OF CURB 8 GUTTER ELVATION

PROPOSED MATCH EXISTING ELEVATION

PROPOSED CULVERT INVERT ELEVATION

KALABATENGINEERING

31333 Southfield Road St 250
Beverly Hills, MI 48025
Ph 248 600.8707
F 248.594.5919
iden@kalabat.com

] H
. | K
! HHHAE
I
(g N tnres ot vy HE
Wap Unit Logend B
:
~ | M o s Raren in MK Pesvans oADK H
~o r e Pt far s | o i M
RSN - Lo st S Lo s nwl2|3
N proirint o i HE
oA et w welg ol e] ]|
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KALABATENGINEERNG

|
1
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|
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|
14
s

<
—T T

e . EX. ASPHALT
~T0 REMAIN
o o

L€

CVIL ENGNEERNG & SITE DEVELOPMENT
31333 Southfield Road Suite 250
Beverly Hills, MI 48025
Ph 248.600.8707
F 248504.5919
iden@kalabat com
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EX. DRIVEWAY SPACING 12|

CENTERLINE TO CENTERLINE
FEFOVE BT

- SECTION o
EX. DRIVEWAY SPACING 170 —0%‘
CENTERLINE TO CENTERLINE

EX_ STATUTORY 33 WIDE HALF PUBLIC ROW.
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DAIRY

21300 NOVI RD.
NORTHVILLE, MI 48167
T1N, R8E SEC 35

FROPOSED MDOT “M-OPENING',

GUERNSEY FARMS
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EX, STATUTORY 33 WIDE HALF PUBLIC R.O.
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F 248.594.5919
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RON & ROMAN
ARCHITECTS

275 E FRANK ST.
BIRMINGHAM, MI 48009

DAIRY
21300 NOVI RD.
NORTHVILLE, MI 48167
TIN, R8E SEC 35
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WALL LIGHTING DETAIL

0N FACACE UGHT
SCUETY LGN

‘ 5__: Tree Strap™ MB-2
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V57
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0
77
e
W
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7% 7%
_

\

o
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21300 NOVI ROAD
MCGUIRE BROTHERS LLC
TAX D* 22-35-301-001

21420 Novl ROAD
NOVI ROAD
RESTAURANT LLC

LUMINAIRE SCHEDULE

SITE ILLUMINATION STATISTICS

31333 Southfield Road Suite 250

LIGHT PROVIDED STANDARD REMARKS
LiaeL | ary | MOUT T — e MANFACTURER
) FACTOR | WATTS MIN, 0.2 0.2 FOR AREAS THAT REQUIRE ILLUMINATION
FLI o 20 FLL-L2L-95-LK7-N-U-XXX 0.90 80 HUBBELL LIGHTING
G 25 AV TO 1 HIN L AvG AVERAGE TO MIN FC RATIO SHOULD NOT EXCEED
Wi 2 20 0.90 80 HUBBELL LIGHTING wl
MAX. 6.0 20 ANYWHERE ON SITE
14
[FROCUCT IMAGE]S] ——a—— — it T
o
7| T
‘Yoke Knuckle ke st

SWEST LINE OF
'EgEC%‘ON‘

Catakog
Humbes

E

RITY DOWN LI

HT

NOTES:

THE PHOTOMETRIC PLAN SHOWS THE EXISTING
LIGHTING CONDITIONS. NO CHANGES TO THE
LIGHT POLES AND FIXTURES ARE PROPOSED AT
THIS TIME. THE OWNER RECENTLY REPLACED
ALL SIGHT LIGHTING FEATURES WITH NEW LED
FIXTURES. THE FIXTURES SHOWN ON THIS PLAN
ARE A CLOSE REPRESENTATION OF THE ACTUAL

Beverly Hills, M| 48025
Ph 248.600.8707
F 248.594.5919
iden@kalabat.com

PROJEGT NUMBER
oran ey
saco
creckeper.

| kacaat

o] REVISIoN

FIXTURES ON THE PROPERTY AS THE EXACT
MODEL NUMBER USED WAS NOT AVAILABLE. THE
WATTAGE AND LUMINOSITY INFORMATION WAS
PROVIDED BY THE OWNER AND A FIXTURE WAS
SELECTED THAT MATCHES THE EXISTING

FIXTURES SHAPE, SIZE, WATTAGE, AND
LUMINOSITY SPECIFICATIONS.

NO\ 2@ OO'E (DUE NORTH) |
— 124826

o 15 0 30
DRAWING SCALE: 1”=30"

s
.
7
.
5

275 E FRANK ST.

RON & ROMAN
ARCHITECTS
BIRMINGHAM, MI 48009

(

DAIRY
21300 NOVI RD.
NORTHVILLE, Mi 48167
TIN, R8E SEC 35

GUERNSEY FARMS

LIGHTING &
PHOTOMETRIC PLAN
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