City ofF Novi City COUNCIL
MAY 23, 2022
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SUBJECT: Approval of the request of Singh Development LLC for JSP 20-35 Townes of
Main Street for approval of Preliminary Site Plan, Phasing Plan, Wetland
Permit and Storm Water Management plan. The subject property is located
east of Novi Road, north and south of Main Street in Section 23. The
applicant proposes to develop 192 multi-family residential units on a vacant
17.69 acre site in the Town Center One District.

SUBMITTING DEPARTMENT: Community Development Department - Planning
BACKGROUND INFORMATION:

The applicant is proposing to develop vacant parcels located north and south of Main
Street in the TC-1 Town Center One zoning district. Thirty-two townhouse-style buildings
are proposed with a total of 192 units. Parking would be provided in direct-entry garages
and in the driveway aprons. Additional surface and on-street spaces are also provided.
Usable open spaces include a central open greenway on the north side and a central
playground and a gazebo near the existing pond on the south side. A private street
network is proposed to connect the development to Main Street, Trans-X Drive and
Grand River Avenue via Sixth Gate Road.

The applicant has submitted the required site plan with building elevations. All reviews
are recommending approval or conditional approval of the Preliminary Site Plan with
additional comments to be addressed with the Final Site Plan. The proposed
development is mostly in conformance with ordinance requirements, with requested
deviations noted in the suggested motion. The applicant indicates the deviations are
required in order to create a more urban-style development given the location in the
Town Center area and market trends.

The project is proposed to be developed in three phases, with the first phase consisting
of buildings 12-22 on the south side of Main Street. Phase 2 would include buildings 23-34
south of phase 1. The third phase would consist of all the buildings north of Main Street.

For this project, the applicant is requesting several waivers as well as some variances that
will need to be approved by the Zoning Board of Appeals. City Council can make a



determination to approve the requested increase in the number of rooms allowed, up to
a maximum of two times the number otherwise allowed. In this case that maximum would
be 1,284 rooms. The applicant’s plans indicate 960 rooms are proposed. The effective
density proposed is 10.8 dwelling units per acre. The recommended maximum density in
the Master Plan for Land Use is 20 dwelling units per acre for this area. The adjacent Main
Street Village I community has a density of approximately 15.3 dwellings per acre.

There are seven landscape waivers detailed in the suggested motion, six of which are
supported by staff. The Planning Commission recommended a waiver to reduce the
number of multifamily unit frees with the condition that the applicant plants a number of
shrubs to make up some of the deficiency in multifamily unit trees (which would bring it
to effectively 65 percent of the requirement). Waivers for not meeting the lighting
requirements are also requested by the applicant.

The Facade review notes that in general the buildings are consistent with the intent and
purpose of the Facade Ordinance. The applicant has agreed to modify the facades so
that the buildings facing Main Street, which will be most visible to the public, will be in
compliance except on the rear elevation. The requested Section 9 waivers for underage
of brick or brick and stone, and overage of Lap siding are not along the public roadways
and the overall appearance of the buildings would not be significantly improved by strict
application of the percentage listed in the Ordinance.

A wetland delineation indicated there are small wetland areas on the site, which will be
permanently impacted by the proposed development. The total impact area is 0.40
acre, which will require mitigation. The applicant indicates this mitigation will be
constructed off-site at a location within the City on a parcel or parcels owned by the
applicant. Detailed mitigation plans will need to be reviewed at the time of Final Site Plan
submittal to ensure they meet the ordinance requirements.

The variances to be considered by the Zoning Board of Appeals include allowing a
reduction in the required side yard setback adjacent to the RM-2 District to 20-feet and
allowing perpendicular parking along a new major drive, Salinger Circle.

The existing site plan in effect for this and surrounding parcels, as approved by the City
on July 9, 2012, and associated easements are now reflected in the current plan. It is
apparent that some of those easements and agreements will need to be amended. As
stated in the recommended motion, approval of the Preliminary Site Plan will be
contfingent on the applicant being able to amend those existing agreements/plans by
all affected parties at the time of Final Site Plan submittal.

Planning Commiission Action

On April 27, 2022, Planning Commission held a public hearing and made a favorable
recommendation to City Council for approval of the Preliminary Site Plan, Wetland Permit
and Storm Water Management Plan based on the motion shown in the action summary
aftached. Meeting minutes are also attached.

The Ordinance requires the Preliminary Site Plan to receive review and recommendation
for approval or denial from the Planning Commission with City Council ultimately



approving or denying the proposed plan. Following the City Council’'s approval, the Final
Site Plan approval may be granted administratively.

RECOMMENDED ACTION:

Approval at the request of Singh Development LLC for JSP 20-35 Townes of Main Street,
for the Preliminary Site Plan, Phasing Plan, Wetland Permit and Stormwater Management
Plan based on and subject to the following:

1.

The applicant shall provide a fully signed and recordable amendment to the Main
Street Area Reciprocal Parking, Access, Stormwater, and Public/Private Utilities
Agreement, and any other documents identified by the City Attorney’s office, in
a form and manner acceptable to the City before or at the time of final site plan
submittal to assure that all parties to those existing agreements are amenable to
the changes proposed by the applicant. This preliminary site plan approval (and
all related land development approvals) is null and void in the event such
document(s) is not provided when and as required, and no final site plan will be
approved by the City unless such document(s) is provided to the City.

City Council determination per Section 4.82.2.b. for allowing an increase of

maximum number of rooms allowed (642 allowed, 960 proposed) based on the

following findings:

i) That an increase in total number of rooms is compatible with adjacent
uses of land in terms of location, size, character, and impact on adjacent
property or the surrounding neighborhood.

ii) That an increase in total number of rooms is compatible with adjacent
uses of land in terms of location, size, character, and impact on adjacent
property or the surrounding neighborhood.

Waiver of the requirement to submit a Traffic Impact Statement, as the 2018 Traffic

Impact Statement prepared by AECOM included this area in its assumptions.

A Section 9 waiver for the following deviations is hereby granted, as the overall

appearance of the buildings would not be significantly improved by strict

application of the percentage listed in the Ordinance, and the more prominent
facades along Main Street will meet the standards:

a. Noft providing the minimum required brick and stone (50% required) on the front
(43% proposed) and side (32% proposed) facades for Buildings 1-7 and 17-32
and rear (20% proposed) facades for all buildings.

b. Exceeding the maximum allowed percentage of lap siding (50% allowed) on
side (buildings 1-7 and 17-32 only) and rear (all buildings) facades (proposed:
side — 60% and rear — 55%), provided vinyl siding is not permitted;

c. Not providing the minimum required brick (30% required) on the front
elevations for Buildings 1-7 and 17-32 (20% proposed).

d. Noft providing the minimum required brick (30% required) on the rear elevations
for all buildings (20% proposed);

Landscape waiver from Section 5.5.3.B.ii for lack of berm between the site and

adjacent commercial and industrial uses as the applicant proposes a brick wall to

provided alternate screening;



6. Landscape waiver from Section 5.5.3.B.ii for reduction in required greenbelt width
and number of trees along Trans-X Drive;

7. Landscape waiver from Section 5.5.3.B.ii for deficiency in required greenbelt trees
along the south side of Main Street due to conflicts with underground utfilities;

8. Landscape waiver from Section 5.5.3.F.ii to allow a reduction in the total number
multifamily unit trees provided (576 required, 287 provided) with the condition that
15% of the total unit tfrees are substituted with fruiting/flowering shrubs (at a ratio
of 6 shrubs/tree = 518 shrubs) are added to the plans

9. Landscape waiver from Section 5.5.3.D. for deficiency in foundation landscaping
coverage along the interior drives as landscaping added tfo sides of buildings
makes up for the shortage;

10. Landscape waiver from Section 5.5.3.E.ii. for the use of subcanopy trees up to 30%
of the unit landscaping trees (25% maximum required) as there is limited room for
canopy trees;

11. Waiver from Section 5.7.3.E. to allow an increase of average to minimum light level
ratio for the site (4:1 maximum allowed, 4.81 provided).

12. Waiver from Section 5.7.3.K for not meeting the minimum light levels in various
parking and walkway areas (0.2 foot candles required, some areas 0.0 foot
candles);

13. The following require Zoning Board of Appeals variance approval, and this motion
is subject to and conditioned upon the granting of such approvals or compliance
with the applicable regulations:

a. variance from Section 3.6.2.H to allow a 20-foot building setback adjacent
to RM-2 District (117 feet required).
b. variance from Section 5.10 to allow perpendicular parking on a major drive.

14. The findings of compliance with Ordinance standards in the staff and consultant
review letters and the conditions and the items listed in those letters being
addressed on the Final Site Plan.

This motion is made because the plan is otherwise in compliance with Article 3, Article 4,
and Article 5 of the Zoning Ordinance, and with Chapters 11 and 12 of the Code of
Ordinances, and all other applicable provisions of the Ordinance.
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SITE PLAN
(Full plan set available for viewing at the Community Development Department.)
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ZONING MAP

(NO SCALE)

LEGAL DESCRIPTION FOR PARCEL 10. #22-23-176-035 (NORTH PARCEL)
PART OF THE NW 1/4 OF SECTION 23, TOIN-ROSE, CITY OF NOV, OAKLAND

NORTHWEST CORNER OF SAI THE EST LI
SAID SECTION 23, DUE SOUTH 458.17 FEET, THENGE SOUTH 70'4320" EAST
453,55 FEET TO THE UTH 704

SEGHNING. SAID PARCEL CONTANS 238518 SQUARE FLET, OR 548 ACRES, O
LAND.

LEGAL DESCRIPTION FOR PARCEL 10. #22-23-151-038 (LARGE MIDDLE PARCEL)
PART OF THE NW 1/4 OF SECTION 23, Y
<

0,96 FEET; THENCE S
NoRM 19142 EAST 51.52

GRS PARGEL' CONTANS. 459,802  SQUARE FEET, OF 107
ACRES, OF LAND.

LEGAL DESCRITION £ PARCEL 0, #22-23-151-013 (S0UTH paRce)

96.70 FEET: THENCE 3545
BEGNNING, THENCE SOUTH 3670'45" EAST 200,00 FEET THENCE SOUTH

Y345 WEST 32670 FEET, THENCE NORTH 3672045 WEST 200.00 FEET;
IVENCE NORT: 553545" EAST 326,70 FEET TO THE PONT OF BEGINNG, SN
PARGEL CONTAINS 65,340 SQUARE FEET, OR 1.50 ACRES, OF LANI

WAIVERS AND VARIANCES REQUESTED
FAGADE WAIVER  WOOD. VINYL, AND CEENT SOING ARE NOT ALLOWED. A WANER cOULD
RANTED FOR ACCENT PATIERNED OR TEXTURED SDING UP TO 26% THE SED

BT FAGROE NCLUBES. 515 BRICK. 425 SONG D 3 ACCENT NATERALS A NAVER 10

2MAN STREET DESIGN GUIDELINES WAIVER — THE PROPOSED ARCHITECTURE IS NOT

BETWEEN THE PROPOSED RESIDENTIAL USE IN
SIETRET Ao TIE EXSTHG RESOBTAL USE I The U2 DISTRICT 18 ARRONNATELY 175
FEET,

ZONING ORDINANCE SECTION 5.0. VARIANCE REQUESTED — LOADING ZONE — THE PLANNING

DEVE . REVIEW LETIER INDIGATES THA TENTIAL VARANCE MAY
REQUIRED FOR SEC ZONING ORDINANCE. _THE APPLICANT AGREES
STV FLAER THAT A LOADING ZONE SHODLD, NOT BE APPLCABLE 1o A REGDENTAL USE
5.ZONING ORDINANCE SECTION 5.4.4. VARIANCE REQUESTED — TRASH RECEPTAGLE
REQURES DEDICATED AREA FOR THE LOADING AND UNLOADING OF TRASH RECEPTACLES.
TRASH WILL BE HANDLED VA CURBSIDE PICKUP. OF THE RESIDENTIAL UNITS.
DEDI TRASH RECEPTACLE AREAS ARE NOT APPLICABL

Y COUNCIL WAIVER REQUESTED — ROOM
OUNT — APPLICANT REQUESTS CITY COUNCIL TO INCREASE THE ALLOWABLE ROOM COUNT
FROM 542 ROOMS 10 985 ROOMS.

7.ZONING ORDINANCE SECTION 5.5.3,A1 WAIVER REQUESTED — LANDSCAPE BERM SCREENING —

/ARIANGE_FOR PROVIDING A 10'~15~ HIGH BERM ADJ NING DISTRICT
A0 A &8 BERM ADIACENT TO COMMERCIAL AREAS IS REQUESTED  THE PROPOSED
SEVELOPMENT 15 LOCATED WITHN NTER DISTRICT AND IS INTENDED TO BE
URBAN IN NATURE_BERMS \ERALLY SUURAAN. ANID ARE INAPPRGPRIATE IN TS
LOCATON, AN B TALE- PRWAGY BRIGK WALL 1S PROPOSED N-LIEU OF THE oEri

B.ZONING ORDINANCE SECTION 55.38.1.1 WANER REQUESTED — RIGHT-OF-WAY LANDSCAPING

DU To EXSTNG GRADES, A STORl sz[R 15 PROPOSED ON THE SOUTH SIDE OF MAN
STREET PROHEITING PLANTINGS s JRELs | REQUESTED,

5 20NN _CRONANCE SECTION 555 118.(1) WANER FEQUESTED RES 3 TREES PER

WULT-FAULY UNTT = " WS REGUREENT CANNOT BEWET DU ot FLANTING
A WAIVER OF 293 TREES |

10/ 30NN ORDIAICE - SeCoN 553Fws(w) REQURING 75% OF THE TRESS TO BE
DECIDUOUS CANOPY OR LARGE EVERGREEN. A WAIVER OF 5% IS REQUESTED.
20NN CrONANCE. SECTION 3 S 15.(9) NDSCAPE WAVER - REGuRES 3% oF
BULOING FACADES FAGING STRECTS 10 SE'LANDSCAPED - THE PROPOSED UNTS AR fEAR
THE LANDSCAPE AREA IS LIITED BY THE DRIVEWAYS,
Sorebt S SHom N SheeT
FRONTS.
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AMPLE LANDSCAPING IS SHOWN ON THE BUILDING

TZ,ZONNG GROMANCE SECTION 510 VARIANCE REQUESTED - PERPENDICULAR HANDICA
PARKING ON MAJDR DRIVE (STENBECK CIRCLE) IN MAN STREET NO
13,CODE OF ORONANCES, CHAPTER 12 ARTICLE 5 VETLANDS AND VATERCOURSE PROTECTION
SECTION 12-173 REVE
VARIANCE REQUESTED TR oS umBATON. T AEPLIGANT INTENDS T0 GONSTRUCT
61 ACRE WETLAND MTICATION AREA OFF— THN THE CITY LMITS OF
NoW TO MITIGATE FOR-0.406- AGRE ‘OF WETLAND FILL. 15 MTGATON HREA 1S, SZED AT A 1S
TO 1 WITGATON.To_FLL RATIG_ THE_ APPLICANT IS CONSDERNG TWO S
LMITS 'ON_SINGH OWNED PROPERTIES. A VARIANCE IS REQUES
ORDINANGES T0 NOT HAVE 0 BULD GN-SITE WETLAND NIIGATION AREA.
14 ZONNG ORDINANCE SECTION 510.1.8.v.d VARIANCE REQUESTED.
THREE (3) ACCESSIBLE SPACES ARE PROVIDED ON STEINBECK CIRCLE (A "MAJOR ROAD")
CRIENTED PERPENDICULAR TO THE ROAD. A VARIANCE TO ORIENT THESE THREE.
(3) SPACES PERPENDICULAR TO THE MAIOR ROAD IS REQUESTED.
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HEGAT G 7 FRON FNAL GTADE 708 RN WOUNTED
ST WAL NGUTED SIS AT AV & 80T

o b Roms\h[ S St o e o reer
£0F THE CURB T0' THE NEAR EDGE GF

5 smz S\GNS VT touAL owBsions of 178" of —
JGUNTED O A GALVANZED e
o WilTPLE SN Ao/ SN oy Ptk Spce aring
(1 NOUNAL ONESIONS. GEATI T 108 SHAL
BE NOUNTED ‘A GALVANZED 3 L8, OR GREATER

UECHANEL ROT A8 DICTATED Y THE WooHT OF THE
EROROSED S
12 CONTROL SIONS SHALL USE THE FHnA
STADARS ALAEET )
3 IGNS SHALL HAVE A HIGH INTENSITY
PRISUATIC (4P) SHEETING 10 MEET FHNA
RETOREFLECTINTY REGURENENTS.

STRIPING NOTES:

ARG LOTS SHAL VAYE PARRNG ATEAS D RAME

I | PG TIPE 11-3 0% 11-4, OR AS

A iy THE QUNER. PROTECT ALL PANTED AREAS

R PANT s COMPLETEL Y DRY FARKING ARCAS FOR
HANOGAPEED STAL B PANTED Wi

B PANTED WiTC AL A msts i
IALL'BE PROVDED IN TG0 GOA

» 6
2 THE INTERNATIONAL SYMBOL FOR ACCESSIDLITY SHALL | I
WHTE O WHITE T BLUE BACKGROUND —
3 N A BARIER FRCE ARG SPACE IS sDuMCENT TO
A STANDARD. PARKING SPACE! BLUE AND Seale
Ao3TTING EACH OTER SHALL BE PROVOCS,

1 inch = 60 ft.

SIGN QUANTITIES 9
SYMBOL DESCRIPTION QUANITITY 'S
PANEL POST i s
e RIC1 30" S0P SN W/ STREETSGN 7 7
Ri2 30° "YELD" SGN W/ STREET SIoN
o R2-1(29) 25 NP SPEED LMIT S
12° D31 STREET NANE ATOP STOP" SN
VA, BARRIR SGN (%7-8)
VAN ACCESSILE SiaN (R7-89)
SIGNAGE NOTES

STREET NANE SIGNS_SHOULD BE PLACED A TOP THE INTERIR |
VELD SENS AND. THE EXITNG STOP SIGNS.

2 ALL STREET-NAVE SIONS SHALL COMPLY WITH THE GITY OF

i

NOW DESIGH STANOARDS.
5. ALL TRAFRIC SGNAGE SHALL COMPLY WIYH THE CURRENT

INVERTED 'V’ BKE RACK

BT

WETLAND IMPACT

AND  BUFFER  WETLAND
REGULATED AREA INPACT AREA DISTURBANCE INPACT VOL
WETLAND _ (AC.) (ac) (AC. [Gi7)

PARKING REQUIRED PER TABLE £.822 (TC & TO-1)
IS UNITS = 2 SPACES PER UNIT.

o
No. APRON GARAGE PARKING

LUDNG SpAcE
O O T

13 seaces | PARNG REQURED o NORTH PARCEL
16 SPACES SPaces e
NG BROVBED T NORTH PArcEL NeT SITE AREA 548 AC.

SOUTH PARCEL GROSS AREA
AREA OF ON-SITE WETLAND INCLUDES
£X. SEDIMENT AND DETENTION BASINS

NET SITE AREA 1065 AG.

strlbution

0.004
0014
0313
0,036
0008
003

E ) orcp. o
P crmamone o+ AR
E | s REGH

STt
sy o
TS AT

B s

0.408

WETLAND LEGEND

V772 | -

BUFFER SETBACK

VETLAND MPACT

S

LT S

AT THE S CORER WTHI RECORDED
Ersan)

VR PARCEL oL WS = 57 s
AR RequReD ron s P SO0 PARCE ToriL NS < 128 s
o FILL | PARKING PROVDED FOR SOUTH PaRCEL: TOTAL UNITS 182 UNITS
12 ALL N=SITE PHASE 1: 85 UNITS  (SOUTH)
252 cUT ED GARACE PARKNG = 230 60 UNITS  (SOUTH).
BT oron oamace pamae [ i it
.
8 FiLL INCLUDING 3 HP. SPACE nt
25 FL SHARED PARKING ON SINGH PROPERTY'
288 CUT i 8 TOTAL NUMBER OF UNITS 192 UNITS

TOTAL NUMBER OF ROOMS:

PARKING PROVIDED FOR SOUTH PARCEL 0 192 UNITS x 5 ROONS/UNIT = 960 ROOMS

AN STREET NORTH

TOTAL SuACE spaces = 72
SPACES PER 2010 ADA

Y st Fhcines)

TOTAL REQURED: NNUN_ 2% OF THE TOTAL

ACE
oL AEQURED, 3
ToTAL PROVDED:

STANDARD AGGESSIBLE SPAGES: 0 2 ROONS x 2 = 1284 ROOUS
VAN ACCESSIBLE. SPACES:

TOTAL REQURED: NINNUN 2% OF THE ToTAL
SURFACE

ARCEL =
PERMITTED NUWBER OF ROOMS

770,576 SF.
770878 / 1200
042

SecTon 48228

SPACES ITY GOUNGIL GAN APPROVE. AN INOREASE IN THE.
NUMBER OF ROOMS SUBJECT TO CONDITIONS IN

SECTION 4.82.25.

WM ALOVAELE NCRERSE

APPLIGANT REQUESTS GITY GOUNGIL TO INCREASE

TOTAL ACCESSIBLE SPACES: 2 THE WAXINUM ALLOWABLE' ROOM COUNT FROM 642
AN STREET SOUTH
TOTAL SURFACE SPAGES = 134
ACES PER 2010 ADA
(208.2.3 RESIDENTIAL FACLITIES)

ROOMS TO 960 ROONS, A 43.5% INCREASE.

ST
Yo s x|
i sestsamE wmces 2 | X BULDNG NuveeR
o s s S

PAVENENT (ASPHALT)
SIDE WALK (CONGRETE)
CONC. CURB & GUTTER

STORM SEWER

SANITARY SEWER

WATER MAIN
MANHOLE
CATCH BASIN
END SECTION
GATE VALVE
HYDRANT

NOTES AND PROPOSED IMPROVEMENTS:
TRASH TO BE PICKED UP BY CURBSIDE PIcK UP.
MUNICIPAL SEWER T0 BE PROVIDED BY CONNECTING TO VARIOUS EXSTNG SANITARY.

MNCPAL WNTER TO 6 FROVOD '£Y CONNEGTING 0 VARIOUS EXISTING WATER

HAS 5 SioW O T L

T EN TN AL GE ROV ON STE I EXSTNG AN STREET

WATER
REE\ONAL DETENTON BASIN

OCRETE SDEWALKS SHAL G CONSTRUCTED ON ST SDES o sOue

" WDE C o1

NTERIOR 70ADS AS o WIDE CONC. WALK SHALL BE CONSTRUCTED

AoiG NN STREET D TRANS-X DRVEL AL SIOEWALK STUBS. SHALL BE PROVGED
i AL

SR COPLIANT RAUFS AN DEIECTABLE WARNNG SORTACES.
AL RGATVAYS T B PAVATE

A CITY OF NOU RIGHT-OF—WAY PERNIT IS REQUIRED FOR WORK WITHIN ANY PUBLIC
ROKD RIGHT-0F—WAY.

ALL SDEWALKS AND SDEWALK RAMPS SHALL AD.A. COMPLIANT.
WORK SHALL CONFORM TO THE GURRENT GITY OF NOW STANDARDS AND

5 AL
SPECIFCATIONS,
. THE SITE 1S LOCATED WITHIN FLOOD ZONE X "AREA OF MINMAL FLOOD HAZARE

FEMA AP 28125C0026F, EFFECTVE 325/ 2005,

- ALL PAVBIENT MARKINGS, TRAFFIC GONTROL S, AN, PARKING SIS SHALL
LACEMENT REQUIREMENTS OF THE 2011 NICHGAN
NG O UNF ot TRAFIC COMTROL DEVGES, ALL ROADWAY SOkS SHOU BE
INSTALLED TWO FEET FROM THE FACE OF CURB OR EDGE OF SDEWALK 10 THE
NEAR EDGE OF THE SIGN
(0P, WATER WAIN AND PROP. SANITARY SEWER T0 BE GENTERLINE OF 20 WOE.
" OB ERSEVENT,

. A PARGEL COMBINATION WIL BE REQUIRED FOR PARCELS # 22-23-151-039 AND

# 22-25-151-013.
BULDINGS & THRU 16 REQUIRE ALL MASONRY ELEVATIONS. ALL OTHER BUILDINGS
CAN BE THE BASE ELEVATION.

. ALL ON-SITE EXISTING POWER POLES AND OVERHEAD WRES SHOULD BE RELOCATED

AND//OR RENOVED.

. A PROPEETY COMBINATION WIL B¢ FROVDED FOR ASSESSI WIH THE FNAL

CONSTRUCTION DOCCUNENTS. A CONDOMINUM WILL BE. RECORDED OVER AL OF THE

FARGELS W NG ROUANDER PARCAS

ALL SIDEWALKS ARE 5 WIDE. ALL PATHWAYS FROM FRONT PORCH TO SDEWALK ARE

5 WIDE. ALSO &' OF SDEWALK WIDTH HAS BEEN PROVIDED IN FRONT OF THE BIKE RACKS.

. L PROPOSED MPROVENENTS SHOW ON THS PLAN ARE PROPCSED AND WL B
TRUCTEL ET TOWNES DEVELOPER INCLUDING THE ON~SITE

2

EXSTING CITY OF NOW PARKING LOT.

. COUPAGTED SAND BACKFLL WL BE ROVDED FOR ALL UTUTES WIHN THE

INFLUENCE OF PAVED. AR

SEE SHEET 4 FOR THE SANITARY SEWER AND AND WATER MAN BASIS OF DESIGN.

A S BUFFER DISTANCE SHALL BE PROVIDED BETWEEN THE SIDEWALK AND ANY FIXED.
ECTS.

. THE GITY OF NOVI HAS NO RESPONSIBLTY TO IVPROVE OR MAINTAN THE PRVATE

€ eIy o
STREETS CONTAINED WITHIN OR_ PRIVATE STREETS PROVIDING ACCESS 10 THE
PROPERTY DESCRIGED N THS PLAN.

. DEWATERING IS NOT ANTICPATED FOR THIS PROJECT, IF DEWATERING IS REQURED,

A DEWATERING PLAN MUST BE SUBMITTED T NOV FOR APPROVAL.

24, THE APPLIGAT INTENDS 10 GONSTRUGT A Wi, 061 AGTE WETLAND WTIGATON AfeA

oFF-SITE B TV LTS OF NOW T0 MITIGATE FOR D405 ACRE OF
s nu, TS MITIGETION ARER 1S SPED AT A 16 10 1 MTCATON 16 WETLAND
FILL RATIO. THE APPLIGANT IS CONSIDERING TWO SITES WITHN THE GITY LMITS ON

S OWieD PRObERTES.

THE TOWNES AT MAIN STREET
SECTION 23, TOWN 1 NORTH, RANGE 8 EAST
CITY OF NOVI, OAKLAND COUNTY, MICHIGAN

T
7 [oNeTiona Unes Sl oe w iR
L STRiPH ITE P

BIKE RACK CANOPY DETAIL

DATE: 4-7-21

UNDERGROUND UTLITY LOGATIONS AS
SHOWN ON THE PLAN, VERE OBTANED

REVISIONS UTILITY WARNING

TEY. PER o or sow 1521 | FROM UTILITY GWNER AND NOT AIELD
2 ev_pe oy o Now FEvEw B=1
LETTER DATD 3122

Know what's below.
Call before you dig.
THE CONTRACTOR SHALL BE RESPONSIELE.
FOR THE PROTECTION OF AND/OR
RELOCATION DF ALL UTLIES THAT
MAY INTERFERE WTH GONSTRUCTION,
DESIGNED BY. A4 jo5 Nuneen:

OVERALL SITE PLAN

z' SEIBER, KEAST SHEET
ENGINEERING, LL.C.
CONSULTING ENGINEERS 3
S GUE O T

PHONE: 2455085351

MUUTED. STANDARDS. NOT TO SCALE
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WATER MAIN BASIS OF DESIGN
tain th- 11
POPULATION = 214 peope
AVERAGE LW = 00132 ey
PEAK FACTOR
Flow. ovar e
Main th.- 12.148
POPULATION = 1152 poo
WERAGE FLOW = 00178 chy
PEAK FACTOR =
Flow. oomacn
POPULATION = 2880 peorie
AERAGEFLOW=  00i6 o
PEAK FACTOR = i
Flow. ovmzc

Main Street North - Bldgs 1-11

Usage
67 38R Units Mut-Family

Equiv. Single Family Units.
o7 ur (1.00 Units 38R Muti Unt)
67.0 Total Units (REU)

32 peopleiitx 67,00 units
214.4 people

2144 pooplex 100 gallcapiday
214400 galiday
Yy

PF.=  (18/SQRTP/1000)/(4+SQRT(P/1000)
- e

For senice ares populations ess than 500 people
PF= 4 Gowms

PEAK FLOW.
- PEAK FACTOR XAVERAGE FLOW
N 1327 6

(CAPACITY OF A 8" PIPE @ 0.40 % IS 0.78 )

THEREFORE & CAPACITY IS SUFFICENT.

WATER MAIN BASIS OF DESIGN

SANITARY SEWER BASIS OF DESIGN

~
\
A

Main Street South - Bldgs 12-14 & 20-22
Usage
36 38R Unts Muti-Family

Equiv. Single Family Units
BUnts (100 Units / 3BR Muli Ut
36.0 Total Units (REV)

Population
= 32 pecplelunt 36,00 units
= 1152 people

AVERAGE FLOW
1152peopex 100 galicapiday

5200 galiday

008 e

PEAK FACTOR
PF.=  (18/SQRTP/I000)/(4+SQRT/1000)
423

For senice ares populations less than 500 people.
pF= 4 Gowms.

PEAK FLOW
= PEAK FACTOR XAVERAGE FLOW

3o

(CAPACITY OF A 8 PIPE @ 0.40 % IS 0.78.5)
THEREFORE & CAPACITY IS SUFFICENT.

e 2
A S BLDG

s

Main Street South - Bldgs 15-19 & 23-32
Usage
S0 3BR Units Mult-Famiy
Equiv. Single Family Units
SOUnts (100 Units /38R Mut Unit)
900 Total Units (REV)

Population

AVERAGE FLOW

PEAK FACTOR

For senice area populations reater than 500,
F.=  (18+SQRT(P/I000)/(4+SORTIP/1000)
400

For senice area popuatons less than 500 people
pF= 4 Gowms

PEAK FLOW

(CAPACITY OF A 8" PIPE @

THEREFORE & CAPA

32 pecplelunt 9000 units
= 2880 people

PEAK FACTOR XAVERAGE FLOW
1782 s

040% IS 078.c5)
(CITY 1S SUFFICEENT
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' HGH BRICK PRVAGY o auons,
WAL AND RETANNG
5o LFy)

xsTNG OL/CREASE TG
| SEPARATOR. STRUGTURE HOLE

Loss oF 10
PARKING SPACES

A . Sp_7a-23 170030

| TSl B
4T,
| x aume NOW, Nl

o 5| s e

T
FrE912B0 | L | FR=912.30 |
”*jfﬁ—‘” - 7;{;,}771,,}&
BLDG® 20 < BLDG 19

S .
EXISTING MAIN STREET

~ REGIONAL STORM WATER
___DETENTION BASIN

e
EXSTNG OL/GReASE sepaRaTOR
STRUGTURE 10 B R

PLAGED %

s

WOTH PER PLAN

+ ConGRETE
Do 357

Ea

4 aar
(conmiuaus)

COUPACTED
SUBGRADE

NOTE:

THCKENED EDGE SDEWALK HEIGHT IS 6" HIGH IN_FRONT OF 19
LONG PARKING SPACES AND IS 4" HIGH IN FRONT OF 17' LONG
PARKING SPACES.

THICKENED EDGE SIDEWALK DETAIL

4R e SLOPE 1/47/FT OR AS
(CONGRETE SIDENALK__ NDICATES N PLAN

JI= i e

LT ey
BasE COURSE
'CONCRETE SIDEWALK DETAIL
- NOTES:
5 o]
i 1. REFER T0 CTY OF NOVI PAVING STANDARD DETAL SHEET — TYPICAL

BITUNINOUS  ROADWAY SECTION (DETAL 18) FOR ASPHALT PAVING CROSS
SECTION (1 1/2° WEARNG COURSE, 2 1/2° LEVELING COURSE ON 8" ZIAA

BASE COURSE),
2. COMPACTED SAND BACKFILL T0 BE PROVDED FOR ALL UTLITES WITHN THE

INFLUENGE OF PAVED

3. INSTALL A BACKFLOW PREVENTION (RFZ) AT EACH TAB TO THE FUBLIC WATER
UPPLY,

4. SANTARY LEADS VILL BE BURRIED AT LEAST 5 FEET DEEP WHERE UNDER THE

INFLUENCE OF PAVENENT
5. STORM SEWER SHALL MAINTAIN MININUM 3 FEET OF COVER.

SCALE

(N FEET )
Scale: 1 inch = 60 ft

PROPOSED T

6" STRAIGHT FACE CONCRETE CURB

ABUTTING THICKENED EDGECONC. WALK

"CONGRETE WALK 4+

iR
[Conmwous)

Ence.

— e — — — ——wAmR AN
o o NANHOLE
o n CATCH BASIN
< -« END SECTION
® S GATE VALVE
v v HYDRANT

LEGEND

EXISTING PROPOSED
i) []  PAVEMENT (ASPHALT)
D= SIDE WALK (CONCRETE)
CONCRETE CURB AND GUTTER
—— — — —— ——STORM SEWER
SANITARY SEWER

THE TOWNES AT MAIN STREET

SECTION 23, TOWN 1 NORTH, RANGE 8 EAST
CITY OF NOVI, OAKLAND COUNTY, MICHIGAN

R

PROPOSED T
"CONCRETE Wi

o
e

T o oS
.

LEXTER DATED 5271

EVISIONS UTILITY WARNING
T UNDERGROUND UTLITY LOCATIONS AS
SHOAN ON THE PLAN, WERE OBTANED
FROM_UTILITY OWNER 'AND NOT FIELD
LOGATED.

Know what's below.
Call betore you di.
E CONTRACTOR SHALL BE RESPONSIBLE

FOR THE PROTECTO!
RELOCATION OF ALL UTLITES THAT
MAY INTERFERE WTH CONSTRUCTION

DATE: 4—7—z1 |PESIGNED BY: A4,

KED BY: 1B

GRADING, PAVING AND UTILITY PLAN

SEIBER, KEAST SHEET
ENGINEERING, L.L.C.

CONSULTING ENGINEERS 4

Main Street North - Bldgs 1-11 Main Street South - Bidgs 12-14 & 20-22 Main Street South - Bldgs 15-19 & 23-32

PPOPULATION = 2144 people PPOPULATION = 115.2 people PPOPULATION = peopie

WERAGERIOW= 0052 e WERAGERLOW= 00176 WERAGERIOW=  o0ra e

PEAKFACTOR = 7 PEAKFACTOR = . PEAKFACTOR= o 4' MOUNTABLE CONC. CURB ABUTTING 208 T, G O T
FLOW = 01327 cfs. PEAK FLOW = 0.0713 cfs PEAK FLOW = 0.1782 cfs THICENED EDGE CONC. WALK PHONE: 248 308.3331 EMAIL: Info@selberkeast.com
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l:] Open Space (Sec. 3.27.1.F)
m Usable Open Space (Sec. 4.82.5)

Open Space Calculations

Sec. 3.27.1.F

OPEN SPACE REQURED = NIN. 15% OF GROSS SITE AREA
(Main Street North)

GROSS SITE AREA
OPEN SPACE REQUIRED
OPEN SPACE PROVIDED = 1.

(Main Street South)

GROSS SITE AREA 2.20 AC
OPEN SPACE REQUIRED = 1.83 AC.
OPEN SPACE PROVIDED = 3.55 AG

ST

! B | ! 1 |
abs oo [l | [ ]©

I i Il ! I} ]
Il | BLDG ;20 ! I i
e S L L W - N T N Lo
BLDG 19 I T

17

\
FOR Yoon, PRISBEE, PGS, 7
ETC= 0.2 AC. S———

usaBLE
PLAYGROUND

| aRrEa= 047 AC.

/ Usable Open Space Calculations

Sec. 4.82.5
(Main Street North)
TOTAL No. OF RESIDENTIAL UNITS = 67
USASLE OFEN SPACE AEQURED = 200 SF. PER LNIT
= 13400 SF= amAc.

BUILDING BALCONIES (30 SF. EACH BALCONY) x 67
BUILDING BALCONIES - 20005
USABLE PRONENADE AREA = 22,206 SF.= 051 AG.
UBABLE OPEN SPACE PROVIDED = 24,216 S.

(Main Street South)

TOTAL No. OF RESIDENTIAL UNITS = 125
USABLE OPEN SPACE REQURED = 200 SF. PER UNIT
= 25000 SF.= 0MAC

BUILDING BALCONIES (30 S.F. EACH BALCONY) x 125
3,750 S

BUILDING BALCONIES

USABLE PLAYGROUND AREA
USABLE OPEN SPACE AREA "A"
USABLE OPEN SPACE AREA

UBABLE OPEN SPACE PROVIDED

THE TOWNES AT MAIN STREET

SECTION 23, TOWN 1 NORTH, RANGE 8 EAST
CITY OF NOVI, OAKLAND COUNTY, MICHIGAN

REVISIONS UTILITY WARNING
UNDERGROUND_ UTLLITY LOCATIONS AS
2 o A SHOMN ON THE PLAN, VERE GBTANED
| (Vs I oW FEVEW | 1521 | FROM UTILITY OYNER AND NoT RELD
& LoGATED
2. |rev pem o or o eevew 3oz

LETTeR DATED 13122

Know what's below.
Call betore you di.

THE GONTRAGTOR SHALL BE RESPONSIBLE
FOR THE PROTECTIO
RELOCATION OF ALL UTLITIES THAT
NAY NTERFERE WTH CONSTRUCTION

+ 4721 |PESIGNED BY: AA.| JOb NUMBER: 19022
DATE: 477721 BY: 3.5. | DRAWING FiLe: a-10082-05

OPEN SPACE PLAN

IZ| SEIBER, KEAST SHEET
ENGINEERING, L.L.C.
CONSULTING ENGINEERS 9
36205 COUNTRY CLUB OR.. SUTE C&
FARMINGTON HLLS, Wi 48331
PHONE: 248.308.3331  EMAL: nfoBselberkeast.com

(N FEET )
Scale: 1 tnch = 60 Mt




ED PARKING e
MAINTENANCE AREA NORTH —- SCALE
‘

Soale: 1 inch = 60 1t
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SHARED PARKING
ACCESS EASEMENT
NORTH

IMPROVEMENT TO_CITY OWNED PARKING
LOT AND SIXTH GATE ROAD

o auone,

20" WATER MAIN
EASEMENT
L3991, P.730

SHARED PARKING ACCESS EASEMENT NORTH

&' ACCESS &
MAINTENANCE EASEMENT

SHARED PARKING ACCESS EASEMENT SOUTH

DRAINAGE EASEMENT
RECD. L16840,P.51 SHARED PARKING MAINTENANCE
L1702

WATERMAN EASENENT

SANITARY SEWER EASEMENT

ACCESS DRIVE EASEMENT NORTH

0] hecess e essavent soums

INGRESS/EGRESS
EASEMENT RECD.
L23186,P.287

@
T
’mﬁfu} P

Yofnd ‘
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INGRESS EGRESS EASEMENT

<

A

VACATED PORTION OF BLUE OX ST.

i)
ot
lipt
ke 9
ot

VACATED PORTION OF PALL BUNYAN DR.
OUTH RECORDED
~L44738, P.a00

ﬁ\\?’v SO NN
e

DRAINAGE EASEMENT

g N H]
LR

] |12 WD. EASE. FOR .
T s | CNSOMERS Boner S —
EASEME! “ RECD.
5 ~ RECORDED IN | L.5471,R.131,0.C.R. g / /
iyt H I Y 3% r CONSUIER PONER
T £
Ji

[

EXCHANGE AGREEMENT EASEMENT

UTILITY EASEMENT

THE TOWNES AT MAIN STREET

SECTION 23, TOWN 1 NORTH, RANGE 8 EAST
CITY OF NOVI, OAKLAND COUNTY, MICHIGAN

REVISIONS UTILITY WARNING
m o - UNDERGROUND UTLITY LOGATIONS AS
RE OBTANED
FROM UTILITY GWNER 'AND NOT FIELD

Know what's below.
Call before you dig.
THE CONTRACTOR SHALL BE RESPONSIELE.
FOR THE PROTECTION OF AND/OR
RELOCATION DF ALL UTLIES THAT
MAY INTERFERE WTH GONSTRUCTION,
DESIGNED BY: AA.| i08

DATE: 3-6-22

DRAVING FILE: 1519022 FASE

EXISTING EASEMENTS PLAN

SEIBER, KEAST SHEET

ENGINEERING, L.L.C.
TING

39205 COUNTRY CLUB DR, SUITE CB
IGTON HILLS, Ui

FARMING
PHONE: 245.308.3331

13

48331
ENALL: InfoGsslberkeast.com




Snow Deposit

)

/—\o\/emead Line
/ \

Proposed 8' Masonry
7\ Screen Wall by Others 4

M0 ZonedTC-1 [ L

Proposed 8' Masonry —,
Soreen Wall by Omersx
Proposed Bench - gé

3 Total - Benches to
Match Benches at It
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Snow Deposit
Plantings Shall be no
4} Closer than 4' to Property

Zoned TC-1
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oS Proposed &' Masof
e | ! | | Screen Wall by @thers
A e ) -
N \
15l
i Gl e
N o s B @(Aélw
i MUMW I jig
Bldg 6

Overhead Line

| ©2022 Allen Design L.L.C.
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Landscape Summary - North

Zoned TC-1

Existing Zoning TC

Greenbelt

Street Frontage not Adjacent to Pkg. 695'
Less Drive Openings 27

22 2 Trees (668'/ 30

Net Frontage

Trees Required

Trees Provided

Ormamental Trees Required
Ornamental Trees Provided

33 Troes (568" 20)

Parking Lot Landscapin

163 1.
4.6 Trees (163'/35)
5 Trees (Multi-Family Trees)

g
Parking Lot Perimeter Length
Trees Required
Trees Provided

Interior Street Trees
Street Frontage 3,206 1
Less Drives 107914

Net Street Frontage
Trees Required
Trees Provided

,127 1f.
60.7 Trees (2,127 /35)
61 Trees

Multi-Family Requirements

N
1
2.

Nooaw

Units Proposed
Trees Required 201 Trees (67x3)
Trees Provided 100 T

otes:

Soils Information is Found on Sheet 5

Trees Shall be Planted no Closer than 10' Utilty Structure
Including Hydrants and §' from Utilty Lines.

Trees Shall not be Planted within 4' of Property Lines.
Utilty Boxes Shall be Screen per Detail on Sheet L-7.
Phragmites are Present on this Site.

Overhead Power Lines are Indicated on the Plan.

An Irrigation Plan will be Provided for Stamping Sets.

Requested Waivers:

1

Sec 5.5.3 Aii Requiring a 10*-15' High Berm Adjacent to the I-1
Zoning District and a 6'-8' Berm Adjacent to Commercial Areas.
The Proposed Development is Located within the Town Center
District and is Intended to be Urban in Nature. Berms are
Generally Suburban and are Inappropriate in this Location. An 8'
Screen Wallis Proposed In-Lieu of the Berm.

Sec 5.5.3.B.ii.f Requiring ROW Landscaping. Due to Existing
Grades, a Storm Sewer is Proposed on the South Side of Main
Street Prohibiting Plantings. The Waiver is for 19 Trees.

Sec 5.5.F.ii.b.(1) Requiring 3 Trees per Unit. This Requirement
Cannot be Met due to Limited Planting Area. A Waiver of 203
Trees is Requested

Sec 5.5.F.i.b.(1) Requiring 75% of the Trees be Deciduous
Canopy or Large Evergreen. A Waiver of 5% is Requested

Sec 5.5.F.ii.b.(3) Requiring 35% of Building Facades Facing
Streets to be Landscaped. The Proposed Units are Rear Loaded
Townhomes so the Landscape Area is Limited by the Driveways.
A Waiver Schedule is Shown on Sheet L-4. Ample Landscaping
is Shown on the Building Fronts.

Plant List - L-1

- ?ﬁ T :",'

() (m) o (@) (@)
I —1I I~ 1

Existing Street Trees

T e T T T T W
s
T — —_—_ so—tarwkan— e e
o i s e e
e el
o
sy VE—— AE L T :
e e s Ty e e e ]
e LTS L I L ]
B = e L ——
—
=
e e e s ey R
e P e Ry T
S0 e e sy e L e
R Tt S L L e =
T et e T aam el e
A ey e s 35 mhom e imimit iave 1
et e — e e e e :
BT e e = !
R — s A e e A
et s o
ol e Dot T e
o

ey
——

e — — T I
e e e oy =
L AR —

e S B 5 s

o H L

o
Crear
Location Map
NOT TO SCALE

Site

Know whats below.
Call before you dig.

ALLENDESIGN

LAND PLANNING / LANDSCAPE ARCHITECTURE

Northville, Michigan 48167
e jca@wideopermwest com
. 208.467.4668

Seal:

Title:
Landscape Plan

Project:

The Townes at Main Street
Novi, Michigan

Prepared for:

Singh Development, LLC
7125 Orchard Lake Road, Suite 200
West Bloomfield, Michigan 48322
248.865.1614

Revision: Issued:
‘Submission April 8, 2021
Revised November 15, 2021
Revised March 8, 2022
Job Number:
21023
Drawn By: Checked By:
jea jea
0 10'20" 40" NORTH

i
Sheet No.

L-1



ALLENDESIGN

LAND PLANNING / LANDSCAPE ARCHITECTURE
557 Carpenter

Northville, Michigan 48167

e jea@wideopenwest com

12480674668

Zoned TC-1

Gazebo

@l |
t I -T-T T T T 3 .-
o T (o] 0 T T Ofs -
L ) N < 7 e
— P Seal:
. - — S
B = g? -
- Bldg 14 >
g, Bidg 12 & ST . =Y
QU = R AL
% |
: |
T = Trees to Remain
1 Tree Protection Fencing
Wetland Buffer to Ha
i\ Remain Unmowed Title:
g
Il / g
2 } , } ] Zoned TC-1 Landscape Plan
i -
2. :
% ¢
N [
> < - =l Project:
2 Zoned TC-1 \_ ! ! E = J
(=3 me ‘ I )
< iy L | The Townes at Main Street
/ il i . . - .
\ — I i ! Il
Propeted § Masonry \ Y ) | | ! ‘ X Novi, Michigan
ASPHALT creen Wal\by Others N4 i . % | | it |
TAUS - — . i i m / T 2 V
- [ - . [] ‘ ] C L L i - S o Prepared for:
— N - e | Matchline Sheet L / 5 > . N -~ Gy IN
P ‘ | 4 AU s DO - e < ) Singh Development, LLC
- - "" i i z ~ . b \ pe o 4 7125 Orchard Lake Road, Suite 200
b / P ! X ) ) > / s o) L AT NN S West Bloomfield, Michigan 48322
248.865.1614
Proposed 8' Masonry Screen Wall
See Sheet 4 1,534 s.1. of Disturbed
Plantings Shall be no Wetland Buffer. Restore
Closer than 4' to Property with Mesic Prairie Seed
Lines Mix - See Left
: i Revision: Issued:
Landscape Summary - South Plant List Sequence of Removal for Phragmites
) ) = o R Submission April8, 2021
Existing Zoning e ey e s i 1. Phragmites should be treated in early o late summer (June-Sefpember) using glyphosate, o lae summer (August- Revised November 15, 2021
. 6 2 zekomsemis Guer sse 30 maen a8 S0 s om0 % o ' ‘September) using glyphosate to achieve effective control. Revised March 8, 2022
Greenbelt - Main Street 12 Tves Provded

Street Frontage not Adjacent to Pkg. 969" s e Tews 2. Application of herbicides should be hand swiping for scattered plants and hand spraying for denser stands. The use of a
y "

Less Drive Openings 1 L e e ey i IR - ! licensed or certified applicator is required to minimize damage to native plant material.
Net Frontage 915’ T 0 Thecoces cowee S e §odme moom i
i 9 ) WP 21 Uus Proseer Prores: Em. w0 s sw0m - 1 1 3. After two weeks of herbicide application, the dead stalks should be cut and removed to encourage native plant material

1::2: 33‘:;’:: 33-5;'::5 (915'/30) B o i o T e g T - growth. If a mechanical method is used, equipment should be cleaned (o prevent the spread of seed.

Omamental Trees Required 45.8 Trees (915'/20) R, = = e i Second Year Maintenance

Ormamental Trees Provided N Hipvepy i 53 dmw o o

U Cete e s — §oqemm omoom 0 1. Avisual inspection will be made during June - Juy. If phragmites is present, steps 1-3 above will be repeated.
Géee"bi'l- Trans-X Ad g, 200 LAY 3 os R Suren s Barn G Ape 2 s me = h
treet Frontage not Adjacent to Pkg. 200° e - oy Snee $oame ® om0 ot P :

Less Drive Openings se e o . N Existing Phragmites Locations

Net Frontage 146' 1 S s ot

Trees Required 4.8 Trees (146'/ 30') =

Trees Provided 0 Trees TR st Siom e B mw wem e

Ormamental Trees Required 7.3 Trees (146'/20) N Pomatkmsnoer  SunGey el 3 ia83 ma -

Omamental Trees Provided 8 B — S —— T Job Number:

o Sy 10 ame
Parking Lot Landscaping 1 sy $ eo 3 me 21-023

Parking Lot Perimeter Length 15011, TR

Trees Required 4.2 Trees (150'/ 35) )

Trees Provided 4 Trees (Multi-Family Trees) Weﬂand Buffer Seed MIX Drawn By: Checked By:

Interior Street Trees

Street Frontage 572411, S— 5 ica ica
Less Drives 20161, o >

Net Street Frontage 370811 £ Y -

Trees Required 105.9 Trees (3,708 / 35) 2

Trees Provided 106 Trees =
Sheet L-2 63 Trees
Sheet L-3 37 Trees LN

Multi-Family Requirements

Units Proposed 125 Units s

Trees Required 375 Trees (125 x 3) .

Trees Provided 187 Trees Approximate Phragmites 0 10200 40° NORTH
Sheet L-2 63 Trees Locations =40
Sheet L-3 124 Trees

Sheet No.
| ©2022 Allen Design L.L.C.
[romrPomTar A wobs




ALLENDESIGN

LAND PLANNING / LANDSCAPE ARCHITECTURE

See L-2 for Seeding
Trees to Remain ,
Tree Protection Fencing I

Seal:

Zoned TC-1

Proposed 8{Masonry —
Screen Wall by Others
(g /

Title:
Landscape Plan

Project:

The Townes at Main Street
Novi, Michigan

Prepared for:

Singh Development, LLC
7125 Orchard Lake Road, Suite 200
West Bloomfield, Michigan 48322
248.865.1614

Proposed 8' Masonry @
Soreen Wall by Others /54

Revision: Issued:
‘Submission April 8, 2021
Revised November 15, 2021
Revised March 8, 2022
, Job Number:
Plantings Shall be no 21023
Closer than 4' to Property
_ Lines ¢~
N Drawn By: Checked By:
jca ica
0 10'20" 40" NORTH
1"=40"

Sheet No.

@ L-3

Know whats below.
Call before you dig.

| ©2022 Allen Design L.L.C



2. 2001 / Michael Urban _/ IL-S\NB~4UNITBLDG~A — HGH WZOWG

E

R 202 - DEANITION
STORY ABOVE GRADE PLANE ~ ANY STORY HAUNG TS

FINISHED FLOOR SURFACE ENTRELY ABOVE GRADE PLANE, OR IN WHCH
THE FINISHED SURFAGE OF THE FLOCR NEXT ABDVE IS:

1. NORE THAN 6 FEET (1829 W) ABOVE GRADE PLANE; OR
2 MCRE THAN 12 FEET (3658 NN) ABOVE THE FISHED
GROUND LEVEL AT ANY PONT

22

UNIT 1

2 T
ELEVATON 1

4-UNIT BUILDING CONTROL

UNIT2

20 T
ELEVATON 1

- FRONT ELEVATION - HIGH VIZ

UNIT 3

2 T
ELEVATON 1

UNIT 4

2' U
ELEVATON 1

SHNGLES, PER
wEC
= | _ 1o oF PLATE _
& FASCIA (TP)
/w' FREE OVER 24 SIOTH
PANEL BOARD (T1P) .
] =
sy
o TP EROR N
. TP EPAE o
&
Sle T
P 1P o FLooR
W WPORRAE “
12" REE
H0AD (T1P) =
DOMNSPOUT SET
BRICK VENEER, PR SPEC | =
_ I oF HLOR I
_ 10 OF PATE N
ACK SILDER (TP)
=
S
STONE SLL (1YF) [
TP OF FLOGR _

R 202 - DEANITON

GRADE - THE FINISHED GROUND LEVEL
ADJOINNG THE BULDING AT EXTERIOR WALLS.

THE GRADE PLANE IS A REFERENCE PLANE
REFRESENTING THE AVERAGE OF THE FINISHED
GROUND LEVEL ADJOINING THE BUILDING AT
ALL EXTERIOR WALLS

THE PROJECT GRADE PLANE 1S THEREFORE IS
GRADE (WHICH 15 8" BELOW FINISHED FLOOR
AT ALL CORNERS OF THE STRUCTURE).

SCALE: 3/16" = 707

(c) Copyright Pulte Home Corporation — 2021

g
2
el
2
N
H
g
&
I~

A
4|
N
4]
A
N
A
A
A

WOTE: SCALES NOTED ON DRAWNGS RELATE T0 FULL SIZE PLOTS ON 22<34 SHEETS — 1

60173

ivision
. Suite 300

1gan D
in-ols

1900 Golf Road,
Schaumburg, 111

Mich

S

=2

5,

'_o‘ﬁ
g
EER
Sl E|-
2l &5

REV  |DATE / DESTRPTION
10/04/2016
PERMT CONNENTS

PLAN REVSIONS

FLAN NAIE

P PLAN TUNBER

LAV PLN D




el Urbon_/ IL-SINB—4UNITELDG-A DG

0 /

PLOTIED: Wy T

R 202 - DEANITION
STORY ABOVE GRADE PLANE ~ ANY STORY HAUNG TS

FINISHED FLOOR SURFACE ENTRELY ABOVE GRADE PLANE, OR IN WHCH

2 MCRE TH
GROUND LEVEL

THE FINISHED SURFAGE OF THE FLOCR NEXT ABDVE IS:

1. NORE THAN 6 FEET (1829 W) ABOVE GRADE PLANE; OR
1AN 12 FEET (3658 NN) ABOVE THE FINSHED
AT ANY PONT

SHNGLES, PER
| e

! I —_ - T TP EROR %
I - —%
&
Sle T
¥ o o ook
W WPOFRAE
12" REE
H0AD (T1P) =
DOMNSPOUT SET
w ! BRICK VENEER, PR SPEC [
2
® R _ I oF HLOR R
& B _ _T0P OF PLATE - M
. d
P RICK SCLDER (TYP)
] =
o S
= 1 -STONE SILL (TYP) w2
2
- TP OF FLOGR _

22

4-UNIT BUILDING CONTROL ‘A'

UNIT 1

2 T
ELEVATON 1

UNIT2

20 T
ELEVATON 1

FRONT ELEVATION

UNIT 3

2 T
ELEVATON 1

UNIT 4

2' U
ELEVATON 1

SCALE: 3/16" = 707

R 202 - DEANITON

GRADE - THE FINISHED GROUND LEVEL
ADJOINNG THE BULDING AT EXTERIOR WALLS.

THE GRADE PLANE IS A REFERENCE PLANE
REFRESENTING THE AVERAGE OF THE FINISHED
GROUND LEVEL ADJOINING THE BUILDING AT
ALL EXTERIOR WALLS

THE PROJECT GRADE PLANE 1S THEREFORE IS
GRADE (WHICH 15 8" BELOW FINISHED FLOOR
AT ALL CORNERS OF THE STRUCTURE).

(c) Copyright Pulte Home Corporation — 2021

g
:
el
H
]
N
g
g
3
<
|
5
e
il
=3
3
5
il
¢
=
H
i
:
5
I
g
°
H
g
o

60173

Suite 300

igan Division
in-ols

1900 Golf Road,
Schaumburg, 111

Mich

=,
=)

Front Eleyaiton

REV  |DATE / DESTRPTION
10/04/2016
PERMT CONNENTS

PLAN REVSIONS

NEHEEEEEE

FLAN NAIE

P PLAN TUNBER

LAV PLN D




PLOTIED: December 22, 2016 / Eric Rulledge / IL-SVNB-4UNITBLDG-A DG

8 FASCIA (TP)

12" FRIEZE

OVER 24"
SHOOTH PANEL

1 BOARD (TYP)

6" TRM (TYP)
[—4" TR (TYF)

/wz' FRIEZE (TYP)

SDING PER SPEC—]

a1

4-UNIT BUILDING CONTROL 'A' - LEFT SIDE ELEVATION

"NOT TO SCALE"

BRICK SOLDER
(e)

STONE SILL
(e)

BRICK VENNER,
PER SPEC

= °
~ B - == _ _ [
B FASGIA (TYP)-
12" FRIEZE
OVER 247 [
SMOOTH PANEL T f
o () S — =
- o' corerBomd <
- [

6 TR (1P)—]
# TR (1P)—

12" FRIEEE (TYF)X

BRICK SOLIDER-
(ve)

STONE SIL-
(T¥e)

BRICK VENNER,
PER SPEC

7%
'HDR. HET. TYP.
-1

|
1

| ——SDING PER SPEC

FOR. HET. TF.
S

4-UNIT BUILDING CONTROL 'A'- RIGHT SIDE ELEVATION

"NOT TO SCALE"

|
1

(5) Copynght Pulte Home Corporation ~ 2016

e
2
4
o
=
]
;
]
&l
2
3
T
=4
=
3
z
ta]
3
£
<
e

=T
SRE
8ZrE
=1
A%

'
gl £
275
.,_‘écgo
gb.ﬁ
.E°§
t={R]
=1 E=3-1
=l S A
=38
—l —

)

<

g
g-%
éév

PRADLCTON WANACER

T REERSE DR
i6
CURFENT RELERSE DATE.
12/08/2016

i

AT / DESCRPTON
10/04/2016
PERMT COUMENTS
10/14/2016
PERMT COUMENTS
12/22/2016

PLAN REVISIONS

NNNEEEEEE

PLAN NAIE

P PLAN NUVEER

LANSON PLAN D

ST

CP4A




€LT09 Sstounr ‘Bmqumneyds | 7 .| g8 g |2
00 AMMS - ‘PeOA IO 0061 %..lm EaM_%MM §EE mmmmmmm § e 3 !
UOISTAK(] InOSSTIA/SIOUTIT| - 57 v om0 3mpmg | [iSefe) 2 ol ol ol i) [ L2 T

9107 - veoisdio away aing Jubuida) () S107d 31v05 2/ INF53ud3d 5133HS LPXbl — SI33HS VECZ NO SIO0Td IZ1S TI04 01 AIv13d SONMVEA NO U3LON 531v0S ELON|

o v

Jie-L

o'l s

S8

sl o
3L

-— %
-— %

)

TOP. OF FLODR
TOP OF FLODR/SLAB

[ | T E'”_”'E [~——" TR (VP

TOP OF FLOOR

BRICK SOLDER

COURSE

TOP. OF PLATE
PER CODE
BRICK VENEER

WINDOW HEAD. HGT.

F——SHNGLES, PER SPEC
TOP_OF PLATE
|——SDING PER SPEC

———

——NETAL RAILNG,

i
L

E!ﬂ—ﬂ

—E
L=

=

-

-

'NOT TO SCALE"

4-UNIT BUILDING CONTROL 'A'- REAR ELEVATION

NV -9TBUNT-ENAS—T1 /26PaIny 413 / 9I0Z 'ZZ Pqwadaq “03UL0Td



PLANNING REVIEW




[eARE el

N PLAN REVIEW CENTER REPORT
_ March 31, 2022
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PETITIONER
Singh Development LLC

REVIEW TYPE

2nd Revised Preliminary Site Plan

NOTE: The existing site plan in effect for this and surrounding parcels, as approved by the City on July 9,
2012, and associated easements are now reflected in the current plan. It is apparent that some of those
easements and agreements will need to be amended. All comments in the current review lefter are
contingent on the applicant being able to amend those existing agreements/plans by all affected parties.

PROPERTY CHARACTERISTICS

Section 23
South of Grand River Avenue and east of Novi Road, along North and South
of Main Street ; 22-23-176-035, 23-22-151-039 and 22-23-151-013;

Site Location

Site School Novi Community School District

Site Zoning TC-1: Town Center One

Adjoining North TC-1: Town Center One
East TC-1: Town Center One; RM-2 High Density Residential
West TC-1: Town Center One
South I-2 General Industrial

Current Site Vacant
North Commercial

Adjoining Uses East Commerciol; Residential
West Commercial
South Industrial

Site Size 17.69

Plan Date March 6, 2022

PROJECT SUMMARY

The subject property is approximately 17.69 acres and is located north and south of Main Street, east of
Novi Road in the Town Center-1 District (Section 23). The applicant is proposing fo develop the vacant
parcels with 32 multi-family residential buildings with 192 townhome-style units. Parking would be provided
in 2-car garages and driveway aprons, with a few visitor spaces in four small bays in the development. A
central playscape area is shown in the southern cluster of buildings. A private street network is proposed
to connect the development with Main Street, Trans-X Drive, and Grand River Avenue via Sixth Gate Drive.

RECOMMENDATION

Approval of Preliminary Site Plan is recommended with conditions at this time. The applicant shall supply
draft amendments to agreements with the City and/or adjacent property owners for review and approval
prior to this item going before City Council for consideration.
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Following a public hearing, the Planning Commission will be asked to make a recommendation to the
City Council for approval, approval subject to conditions, or denial of the Preliminary Site Plan, Phasing
Plan, Wetland permit, and Storm Water Management Plan.

ORDINANCE REQUIREMENTS

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 requirements.
Items in bold below must be addressed and incorporated as part of the Final Site Plan submittal:

1. Density and Total Number of Rooms: In the Town Center district, total number of rooms dictates the
maximum density that can be attained for a specific site. This development proposes only 3-bedroom
units. In TC and TC-1, maximum allowable rooms is calculated by taking the area of the parcel in
square feet, divided by a factor of 1200 for a single-use development. For the subject parcel, the
maximum number of rooms allowed for this property is 642 rooms (17.69 acres = 770,576 sq. ft. / 1200).

The applicant is proposing 960 rooms with a total density of 10.8 DUA (Dwelling Units per Acre). City
Council may approve an increase in the room count up to twice the number of rooms allowed (642
allowed, 260 proposed, maximum of 1,284 rooms could be approved) and thus the increase in density
proposed (9.07 DUA approximate allowable, 10.8 DUA proposed). City Council can approve the
increase in room count under the following conditions:

i) The increase in total number of rooms will not cause any detrimental impact on the
capabilities of public services and facilities, to serve existing and planned uses in the
areaq;

ii) That an increase in fotal number of rooms is compatible with adjacent uses of land in
terms of location, size, character, and impact on adjacent property or the surrounding
neighborhood.

The Master Plan for Land Use recommends a density of up to 20 DUA for the subject property. Staff
supports the increase in room count/density as it does not exceed the density in the Master Plan and
therefore would not exceed the impact on City utilities and services compared to what was planned.
The City has anficipated a higher-intensity use, such as is proposed, in this location.

There are, however, two specific locations where staff recommends units should be removed to lessen
the deviations requested and create a more livable community for the future residents. The two units
closest to Trans-X Drive on either side of "Atwood Avenue” are directly across from an electrical
substation. The applicant is seeking a waiver of the required greenbelf trees in this area. Staff feels
these required trees are necessary to provide additional buffer to the surrounding uses on Trans-X, and
therefore those two end units on Buildings 29 and 30 should be removed so the greenbelt frees can
be planted. The other location is the north side of Building 23. Removing the northernmost unit would
help provide a larger common green space and enable the planting of more of the required multi-
family unit frees. This would also allow for the removal of the awkward driveway on the curve of the
road. In the latest submittal, the one unit on the north side of Building 23 has been removed. The
applicant has shifted Buildings 29 and 30 to the north in order to provide the required greenbelt buffer
along Trans-X Drive.

2. Building Setback (Section 3.6.2.H.i.a): Where the TC-1 District abuts a residential district, the minimum
building setback from the property line is required to be 3 feet for each foot of building height. Along
the southeastern property line, this would require a 117-foot setback where the property abuts the
RM-2 district. As noted by the applicant, the use proposed on this property (residential townhomes) is
identical to the use existing in the RM-2 District (residential townhomes). Staff supports the variance
requested to allow a minimum 20-foot building setback because the use proposed matches the
existing adjacent use.
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3.

Parking Setback Screening (Section 3.6.2.P): As no parking lots are proposed, only small bays of 2-6
spaces in a few locations of the development, this section does not appear to apply. No parking
spaces are oriented tfoward the exterior of the property or visible from Main Street. No variance is
needed.

Total Parking Required and Proposed: The proposed development would require a total of 384 parking
spaces according to TC-1 standards for a mixed-use development (2 spaces per each 3-bedroom
unit). A typical multi-family development in another zoning district would have required a total of 478
spaces for a similar development (2.5 for 3 or more-bedroom units).

The applicant is providing 608 parking spaces, which is an excess of 224 spaces or 58% over the
requirement. However, as 95% of the spaces are provided in the garage (2 per unit) and on the
garage apron (1 per unit), there is little opportunity to reduce the number of parking spaces. The
additional visitor spots account for only 2% of the total parking proposed, and include all of the barrier-
free designated spaces for the development.

Town Center Amenities: The Town Center Area Study (TCAS) is incorporated by reference in Section
3.27.1.L. which requires the provision of “*development amenities in the form of exterior lighting, paved
activity nodes, street/sidewalk furniture, safety paths, screening walls and planters.” The plans show a
sidewalk network connecting the buildings to Main Street, and a play area in a central location of the
southern cluster of buildings. Three benches have been added to the north side “promenade.” A six-
foot masonry screening wall is shown around much of the site perimeter in side and rear yards of the
parcels. This is similar to other areas of the Town Center District, including the adjacent Main Street
Village Il, which have brick wall screens, as is specifically recommended in the design guidelines of
the TCAS. Adjacent to the I-2 zoned parcel at the south of the property, staff recommends that the
screening wall be raised to 8 feet to increase the visual screening and noise buffering (see #7 below),
and to match the height of the wall being constructed on the industrial parcel. The screening wall in
has been raised to 8 feet as requested.

Staff recommends the applicant add benches in key locations of the southern areq, including around
the play area and within the “Usable Open Spaces” shown near the pond. The applicant should also
detail plans for the maintenance or replacement of any of the existing planters, and provide benches,
along Main Street in accordance with the Exchange Agreement (L17028 P100). The brick privacy wall
“by others” detail should be provided in the next submittal. Benches have been added around the
central play area and a gazebo is now proposed between Main Street and the pond. The applicant
states that maintenance/replacement of existing planters on Main Street will “take place as needed
as a result of construction operations.” Those should be detailed in the Final Site Plan submittal.

Road Standards (Sec. 5.10): The Ordinance states a private drive network within a multiple-family
development shall be built fo the City's Design and Construction Standards for local streets (28-feet
back-to-back width). Major drives are defined as a principal internal loop drive or cul-de-sac drive
that has direct access to an exterior public road. Minor drives, which intersect off the major drives and
have a maximum length of 600 feet, may be 24 feet width. Angled and perpendicular parking spaces
may be accessed directly from a minor drive, but not from a major drive. The proposed street network
shows one street that meets the definition of a minor drive — Orwell Street. The other streets proposed
meet the definition of a major drive, with the width now meeting the 28-foot standard. A variance will
be required for perpendicular parking areas accessed directly from Salinger Circle, and has been
requested by the applicant.

Buffer from Industrial: On the south side of Main Street the subject site is adjacent to a I-2 General
industrial use and district. The ordinance calls for a 10-15 foot high berm with a é-foot crest between
residential uses and general industrial uses, which typically results in a total buffer area of 66-96 feet.
In this case, the plan shows a setback of 15 feet in some areas, and a buffer of a é-foot tall masonry
fence and evergreen trees. The applicant should consider modifying this portion of the plan fo


https://www.cityofnovi.org/Government/City-Services/Community-Development/What-s-New/Documents/TownCenterAreaStudy2014.aspx
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increase the height of the brick wall to 8-feet to more effectively buffer and screen the uses. The
screening wall in has been raised to 8 feet as requested.

Sidewalk Placement (Engineering Design Manual, Section 5.7): The sidewalks along the drives have
been relocated to 5 feet from back of curb in order to ensure pedestrian safety and improve
maintenance in the winter months when sidewalks adjacent to the street can become covered in
snow banks.

Phasing Plan: The applicant is proposing to phase the construction in three phases. Per sheet 3, the
phases are listed as follows:

Phase 1 (South of Main St.) Phase 2 (Southern portion) Phase 3 (North of Main Street)
Buildings 12-22 and associated Buildings 23-32 and associated Buildings 1-11 and associated
parking parking parking

Additional details of what improvements will be completed with each phase of development will be
required at the time of Final Site Plan submittal, including streets, utilities, and landscaping. Each
phase should be broken out to clearly show what will be completed by the time certificates of
occupancy are granted for each phase. Each phase will be reviewed to determine if it can “stand
on its own” in meeting Ordinance requirements if the later phases are not built.

. Street Names: The applicant received approval for the project name “Townes at Main Street” as well

as the following street names: Atwood Avenue, Orwell Street, Tolstoy Trail, Salinger Circle, Shakespeare
Circle and Tolkien Lane. The approved street names are now reflected on the plan.

. Wetland Impacts: The plan proposes permanent wetland impacts totaling 0.4 acre. The Wetland and

Watercourse Ordinance requires mitigation of all impacts over 0.25 acre. The applicant states they
intend to construct wetland mitigation at a ratio of 1.5:1 elsewhere in the city on a parcel or parcels
they own. Details of the mitigation plans will be required with Final Site Plan submittal.

. Conservation Easements: Wetland mitigation areas are required to be permanently protected in a

Wetland Conservation Easement. Draft conservation easements are required along with Final Site Plan
submittal.

. Property lines: Property combinations and/or property splits appear to be required, and should be

called out on the next plan submittal. The applicant notes that a condominium will be recorded over
all the parcels with no remainder, which would replace the need for a parcel combination. The Master
Deed would need to be submitted, reviewed and approved prior to Final Stamping Set approval.

. Off-site concerns: Certain areas of the site have previously been developed as parking lots under

shared parking agreements with adjacent properties. The plan shows that the parking lot
improvements behind the businesses on the east of Novi Road will be retained, along with the existing
north/south drive connecting Trans-X to Main Street. Any modifications in this area, or other off-site
improvements that would impact other property owners should be highlighted on the next submittal,
and responsibilities for improvements or adjustments should be indicated. The applicant shall provide
details of the changes to the City-owned parking lot near the fire station, including loss of spaces,
changes to ingress/egress, etc., and indicate whether changes to the existing agreements will be
required. In the latest submittal the applicant has provided a color-coded plan showing the existing
easements and agreements on the property. It's clear that some easements will need to be amended
to accommodate the current plans for the property.

. Paul Bunyan Drive Easements: There is an existing land-locked parcel behind the auto supply store on

Grand River, with access to an easement in the former Paul Bunyan Drive. The applicant has included
an access stub to provide vehicle access along the vacated Paul Bunyan Drive. The City Council
resolutions to vacate Paul Bunyan Drive included language that retains ingress/egress, as well as utility,
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easements within the former 60-foot right of way. It appears that this language also infended that the
egress/ingress easement shall allow vehicle traffic from Novi Road to Sixth Gate, and therefore the
wall shown in this area should be removed so that the road can confinue west onto the adjacent
parcel. The applicant should verify whether they have a legal obligation to retain that ingress/egress
route. Provide any documentation to support your findings.
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Electrical Poles: Previous submittals for this area have indicated the presence of electrical poles that
may need to be relocated. The applicant indicates the electrical service lines will be relocated below
grade and the poles removed.

. Photometric Plan (Section 5.7): A lighting plan is now provided, which shows that the lighting proposed

does not meet minimum illumination standards of the Ordinance. Existing lighting along Main Street
should be included in the photometric plan. If light levels in surface parking areas and along
walkways are not increased to the minimum standard of 0.2 fc, variances from the Zoning Board of
Appeals will be required. Additional details are included in the Planning Review Chart.

. Planning Review Chart: Please refer to Planning Review chart for additional comments that need to

be addressed.

. Staff encourages the applicant to reach out to adjacent property owners to share their development

plans. Early involvement can help resolve potential issues before they arise. In addition, the applicant
should include any signed agreements with neighboring parcels that would allow the changes
proposed to existing parking and access drives.

OTHER REVIEWS

a. Engineering Review: Engineering recommends approval of the site plan and Stormwater
Management Plan. Additional comments to be addressed in the Final Site Plan submittal.

b. Landscape Review: Landscape review has identified significant waivers are required, some of
which are not supported. Refer to review letter for detailed comments. Landscape recommends
conditional approval if the Planning Commission grants the waivers required. Additional
comments to be addressed in the Final Site Plan.

c. Wetlands Review: A Wetlands Permit is required for the proposed impacts to regulated wetland.

The impacts exceed the 0.25 acre threshold for mitigation (0.4 acre proposed), which will require

approximately 0.6 acre of wetland mitigation. Additional comments to be addressed with Final

Site Plan. Wetlands recommends approval.

Woodlands Review: Not applicable. No regulated woodlands on site.

e. Traffic Review: Additional comments to be addressed with Final Site Plan. Traffic recommends
approval at this time.

f. Traffic Study: The updated trip generation memo provided shows fewer frips are expected
compared to the AECOM study prepared in 2018. Therefore, a waiver of the full study is supported.

g. Facade Review: Facade recommends conditional approval at this time. If the vinyl siding is
changed to cement fiber siding, a Section 9 Facade Waiver can be supported.

Qo
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h. Fire Review: Conditional approval of the Preliminary Site Plan is recommended. Additional
comments to be addressed with Final Site Plan.

NEXT STEP: PLANNING COMMISSION MEETING

The Preliminary Site Plan, Phasing Plan, Wetland Permit and Stormwater Management Plan will be
scheduled to go before the Planning Commission for public hearing on April 27, 2022. Please provide the
following via email or download link by April 21, 2022:

1. 2nd Revised Preliminary Site Plan submittal in PDF format. NO CHANGES MADE.

2. Aresponse letter addressing ALL the comments from ALL the review letters and specifically request
any waivers and variances as you see fit. These would be used to prepare the motion sheets.

3. A colorrendering of the Site Plan (optional, to be used for Planning Commission presentation).

4. Facade material board.

CITY COUNCIL MEETING

The site plan will be placed on City Council’s agenda once Planning Commission makes a
recommendation. In addition, draft amendments of the existing conflicting easements will need to be
provided for review prior to City Council consideration.

ZONING BOARD OF APPEALS MEETING

When City Council approves the site plan, the applicant should then seek dimensional variances from the
Zoning Board of Appeals. The application can be found at this link. Please contact staff at 248-347-0459
for meeting and deadline schedule. The application deadline is generally 5-6 weeks prior to the
scheduled meeting.

FINAL SITE PLAN SUBMITTAL

If City Council grants approval and variances are approved by ZBA, the applicant should submit the following
for Final site plan review and approval

1. Seven copies of Final Site Plan addressing all comments from Preliminary review

2. Response letter addressing all comments and refer to sheet numbers where the change is reflected.

Please refer to the last review letters from other reviewers.

3. Final Site Plan Application

4. Final Site Plan Checklist
5. Engineering Cost Estimate
6
7
8

Landscape Cost Estimate
Other Agency Checklist

. Hazardous Materials Packet (Non-residential developments)
9. Non-Domestic User Survey (Non-residential developments)
10. Project & Street Naming Application with street layout plan for final Street Name approval
11. Legal Documents - as required
12. Drafts of any legal documents (note that off-site easements need to be executed and any on-
site easements need to be submitted in draft form before stamping sets will be stamped)

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.

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 10 size 24” x 38" copies
with original signature and original seals, to the Community Development Department for final Stamping
Set approval.



http://www.cityofnovi.org/Reference/Forms/DimensionalVarianceZoningBoardofAppealsPacket.aspx
http://www.cityofnovi.org/Reference/Forms/FinalSitePlanApplication.aspx
http://www.cityofnovi.org/Reference/Forms/FSPChecklist.aspx
http://www.cityofnovi.org/Reference/Forms/OtherAgencyChecklist.aspx
http://www.cityofnovi.org/Reference/Forms/HazardousMaterialsPacket.aspx
http://www.cityofnovi.org/Reference/Forms/NonDomesticUserSurvey.aspx
https://www.cityofnovi.org/Reference/Forms/Bldg-ProjectAndStreetNameRequestForm.aspx

JSP 20-35 Townes at Main Street March 31, 2022
2nd Revised Preliminary Site Plan Review Page 7 of 7

SITE ADDRESSING

A new address is required for this project. The applicant should contact the Building Division for an address
prior to applying for a building permit. Building permit applications cannot be processed without a
correct address. The address application can be found by clicking on this link.

Please contact the Ordinance Division 248.735.5678 in the Community Development Department with
any specific questions regarding addressing of sites.

STREET AND PROJECT NAME

Project and the street names have been approved as detailed on page 4 and in the letter attachment,
however the applicant is asked to return to the committee with a street layout plan to confirm assignment
of street names at the time of Final Site Plan submittal. Please contact Madeleine Daniels (248-347-0579)
in the Community Development Department for additional information. The address application can be
found by clicking on this link.

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 confractor and the City’s consulting
engineer. Pre-Con meetings are generally held after Stamping Sets have been issued and prior to the
start of any work on the site. There are a variety of requirements, fees and permits that must be issued
before a Pre-Con can be scheduled. If you have questions regarding the checklist or the Pre-Con itself,
please contact Sarah Marchioni [248.347.0430 or smarchioni@cityofnovi.org] in the Community
Development Department.

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
additionalinformation 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 248.347.0484 or [bell@cityofnovi.org.

/W%/;/%f//

Lindsay Bell, AICP — Senior Planner

Attachments:
1. Planning Review Chart


http://www.cityofnovi.org/Reference/Forms/Bldg-AddressesApplication.aspx
http://www.cityofnovi.org/Reference/Forms/Bldg-ProjectAndStreetNameRequestForm.aspx
http://www.cityofnovi.org/Reference/Forms/Bldg-ProjectAndStreetNameRequestForm.aspx
mailto:lbell@cityofnovi.org
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Bold To be addressed before Planning Commission public hearing
Underline To be addressed with Final Site Plan submittal
Bold and Underline Possible waiver or variance if not revised to conform
[talics Notes to be noted
ltem Required Code Proposed L0 Comments
Code

Zoning and Use Requirements
Master Plan TC Commercial City Center style Yes? Appears to comply with
(adopted July 26, development that Use envisioned Master
2017) encourages street vitality Plan and permitted in
Area Study Town Center Area Study Residential uses on the fhe Zoning Ordinance

Desired land uses: variety | north and south side of

of retail, commercial, Main St. to complement

office, civic, residential existing retail/

and open space uses restaurant/office uses to

the east along Main
Street

Zoning Town Center 1 TC-1 Yes
(Effective January
8,2015%)
Uses Permitted Multi-Family Residential —
(Sec 3.1.21.B& C) Sec. 3.1.26.B. - TC-1 Town 67 townhome units N of

Center - 1 District; Main Street, 126

Multiple housing units to townhome units S of Main | Yes

meet requirements of RM- | Street

1 district (193 units total)
Density Maximum 20.0 DUA Total site area: 17.69 Yes
Future Land Use acres (gross)
Map (adopted 193 units / 17.69 ac = 10.9
July 26, 2017) DUA
Phasing Applicant indicates 3 Yes Final Site Plan shall

phases are proposed —
see sheet 3

clearly show what
improvements will be
constructed at the end of
Phase 1, Phase 2 and
Phase 3 (see Planning
letter for more details)

Traffic Impact
Study

(Site development
manual)

A Traffic Impact Study as
required

Trip Generation Memo
provided - estimates are
less than what was
included in 2018 AECOM
Traffic Study for this area

Yes
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Meets

ltem Required Code Proposed Code Comments
Community - Over 30 acres for - Narrative Provided Yes
Impact Statement permitted non- - Density proposed less
(Sec. 2.2) residential projects than FLU map
- Over 10 acresinsize for | - Residential uses will
a special land use support retail, provide
- All residential projects employees and
with more than 150 units increase tax revenues
- A mixed-use - Impacts on utilities,
development, staff shall roads and services will
determine be less than planned
potential
Height, bulk, density and area limitations (Sec 3.1.8.D)
Frontage on a Frontage on a Public The site has frontage and | Yes
Public Street. Street is required access to Main Street,
(Sec. 5.12) Trans-X Drive and Sixth
Gate
Maximum % of Lot | 3.6.2.D. Yes
Area Covered TC-1 code: No maximum
(By All Buildings) for TC
Building Height TC-1 code: 5 stories or 78 39 feet Yes
(Sec. 3.27.2.A.) ft., must have 150 ft. of
building frontage on a
roadway no less than 28
ft. wide;
Residential buildings not
located on public
roadway may have
parking on ground level.
Parking level shall not
count against max. story
requirement. Parking
inside building must be
aesthetically and
effectively screened from
view, particularly from the
street level view.
Minimum Floor Efficiency 400 sq. ft. Not proposed NA 3 bedroom (w/ flex
Area per Unit 1 bedroom | 500 sq. ft. Not Proposed NA room); layout options,
(Sec. 3.1.8.D) 2 bedroom | 750 sq. ft. Not Proposed NA but basically footprint
3 bedroom | 900 sq. ft. 1700-2600 sq ft Yes same
4 bedroom | 1,000sq. ft. | Not Proposed NA
TC-1 Residential Building Setbacks (Sec 4.82)
Front @ Main street | 15 ft. Min. of 15 feet shown in Yes
Rear 15 ft. all areas Yes
Side 15 ft. Yes
Side 15 ft. Yes

Parking Setback (Sec 3.1.8.D) (Sec 3.1.12.D) Refer to applicable notes in Sec 3.6.2
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distance shall be 3 feet for
each foot of building
height

ltem Required Code Proposed l(\;\s:(t: Comments
Front 20 ft. All surface parking in Yes
Rear 10 ft. compliance Yes
Side 10 ft. No
Note to District Standards (Sec 3.6.2)
Exterior Side Yard All exterior side yards 15-ft setback is same for NA
Abutting a Street abutting a street shall be all sides per Section 4.82
(Sec 3.6.2.C) provided with a setback
equal to front yard.
Lot area & width, Min. lot area, width and Yes?
max. lot coverage | maox lot coverage
(Sec 3.6.2.D) determined on basis of
parking, loading,
greenbelt screening, yard
setback or usable open
space requirements
Setback from Where a use abuts a Building height of 39 No This setback would apply
Residential District | residential districts, the would require setback of o units adjacent to RM-2
(Sec 3.6.2.H) minimum building setback | 117 district — Applicant

requests a deviation as
the use proposed is the
same as existing use in

Commission approval;

RM-2 district

Min Yard Setback | Where directly adjacent Units adjacent to RM-2 Yes
(Sec 3.6.2.L) to residentially zoned have 20" min. setback

property, min yard

setback shall be 20 feet
Wetland/ A setback of 25ft from Permanent wetland No Refer to wetlands review
Watercourse wetlands and from high impacts proposed, for more details
Setback (Sec watermark course shall be | greater than 0.4 acre;
3.6.2.M) maintained 25 foot setback around

detention basin observed

Parking setback Required parking setback | Small parking bays are NA
screening area shall be landscaped | internal to the site -
(Sec 3.6.2.P) per sec 5.5.3. screening not required

TC-1: Surface parking

areas must be screened

by either a 2.5 ft. brick

wall/decorative fence or

a landscaped berm.
Modification of The Planning Commission | See above NA
parking setback may modify parking
requirements (Sec | setback requirements
3.6.2.Q) based on its

determination according

to Sec 3.6.2.Q
TC-1 District Required Conditions (Sec 3.27)
Site Plans Site area under 5 acres: Site is over 5 acres (17.69 | Yes Site plan requires City
(Sec. 3.27.1.A.) Requires Planning acres) Council approval upon
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ltem

Required Code

Proposed

Meets
Code

Comments

Site area over 5 acres:
Requires City Council
approval upon Planning
Commission
recommendation

Planning Commission
recommendation

Parking Setbacks 20 ft. from ROW Greater than 20 feet from |Yes
(3.27.1 D) ROW shown

Surface parking areas must | Small surface parking Yes

be screened by either a 2.5 | areas are not adjacent to

ft. brick wall or a ROW

landscaped berm from all

public ROW

No front yard or side yard |No front or side yard Yes

parking on any non- parking proposed

residential collector.
Architecture/ No building in the TC-1 NA Sec. 4.84 has a different
Pedestrian district shall be in excess of building length
Orientation one-hundred twenty-five requirement — see section
(3.27.1 E) (125) feet in width, unless below

pedestrian entranceways

are provided at least every

one-hundred twenty-five

(125) feet of frontage.
Open Space Area |15% (permanently Open Space (sheet 9) Yes
(Sec. 3.27.1.F) landscaped open areas calculations provided

and pedestrian plazas show 1.5 ac on North

accessible to the pubilic) (27%)

3.5 ac on South (29%)

Required: 2.65 ac
Facade materials All sides of the building and | Applicant states cement | Yes Section 9 waiver is
(Sec.3.27.1 G) accessory buildings must fiber siding will replace required - see Fagade

have the same materials. | prohibited vinyl siding review

Facade materials may

deviate from brick or stone

with PC approval.
Parking, Loading, Allloading in TC-1 shall be |Loading areas not NA
Signs, Landscaping, |in rear yards. proposed
I('gge'::'%gé?ﬁ_” Off-street parking counts Parking requirements are

T can be reduced by the met

number of on-street

parking adjacent to a use

PC may allow parking NA

requirement reduction
when parking areas serve
dual functions.
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Meets

(Sec.3.27.2.B)

may exceed when:

- All floors above 15! floor
permitted in TC-1

- No retail above 2nd floor

- 2nd floor retail is less than
12,000 sq. ft. or 25% of the
floor area

- Single user max. is 15,000
sq. ft.

- 50% of retail
commercial space on
1st floor is devoted to
users of 5,000 sq. ft. or
less

ltem Required Code Proposed Code Comments

Special assessment district

for structured parking
Sidewalks required |Sidewalks required along 12.5 ft sidewalk shown on |Yes
(Sec.3.27.11) non-residential collector to | Main Street

be 12.5 ft. wide

Direct pedestrian access Appears to be shown Yes

between all buildings and

adjacent areas
Bicycle Paths Bike paths required to Appear to be shown Yes
(Sec.3.27.1 ]J) connect to adjacent

residential & non-

residential areas.
Development All sites must incorporate Brick screening wall shown | Yes
amenities amenities such as exterior | around property
(Sec.3.27.11) lighting, outdoor furniture, |Benches proposed in

safety pathsin various locations

accordance with Town Covered bike parking

Center Study Area. Playground proposed

Safety paths throughout

Combining Use Commercial and office NA
Groups within a uses may occupy any
Structure number of total floors
(Sec. 3.27.1 M) within a building with

residential uses:

- Not on same floor as
residential

Not above residential

Retail Space 7,500 sq. ft. GLA max NA

Street and
Roadway Rights-Of-
Way

(Sec.3.27.1 N)

Nonresidential collector
and local streets shall
provide ROWSs consistent
with DCS standards

No changes to Main
Street proposed besides
drive approaches
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Meets

ltem Required Code Proposed Code Comments
Non-Mixed Use Guidelines (Sec. 4.82.2)
Number of Rooms | Total number of rooms shall | *5 rooms/unit x 193 units = |No Applicant requests City

and Area of Parcel
(Sec. 4.82.2.A)
TC/TC-1, Multiple
Family, and Mixed-
Use

not have more than the
area of the parcelin
square feet, divided by a
factor of 1200.

For 17.68 acres : 770,141 sq.
ft. / 1200 = 642 rooms
permitted

965 rooms

Description of units
provided indicates they
would be considered 5
rooms under the
ordinance definition — flex
room and “optional loft”

Council approval of the
increase in room count, as
permitted by Section
4.82.2.b (see below)

Allowing increase in
number of rooms
(Sec. 4.82.2.B)

Planning Commission (for
sites <5 acres) or City
Council (for sites >5 acres)
can approve increase in
number of rooms subject to
conditions listed in Sec.
4.82.2.b. The increase
cannot exceed more than
two times the rooms
otherwise allowed

Max. Allowed: 1,284 rooms

Proposed: 965

See conditions for
increase in 4.82.2.b:

i. increase in total number
of rooms will not cause
any detrimental impact on
the capabilities of public
services and facilities, to
serve existing and planned
uses in the area;

ii. Thatanincrease in total
number of rooms is
compatible with adjacent
uses of land in terms of
location, size, character,
and impact on adjacent
property or the
surrounding neighbrhd;

Floor Plans Conceptual floor plans Provided Yes
(Sec. 4.82.2.C) layouts for each dwelling
unit is required to establish
maximum number of rooms
permitted, subject to minor
modifications
Minimum Distance |10 ft. Min. 15 feet proposed Yes
between Buildings
(Sec. 4.82.2.D)
Building Setbacks 15 ft. minimum, unless Min. 15 foot setback Yes
(Sec. 4.82.2.E) conflicts with corner proposed
clearance
Parking Setbacks 10 ft. minimum from any Min. 12.2 feet proposed Yes Garage apron parking
Off-street Parking wall of any dwelling between off-street parking permitted
(Sec. 4.82.2.F) structure, which contains and building walls
openings involving living
areas;
5 ft. from any wall with no NA

openings
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Meets

ltem Required Code Proposed Code Comments
10 ft. from any ROW Yes
(includes drives and
loading)
5 ft. from all other property Yes
lines
30 ft. from property lines NA
adjacent to Single family
homes
Max. Horizontal Max. horizontal length of a |Max length proposed 177 |Yes
Length building or group of feet
(Sec. 4.82.2.G) buildings afttached shall
not exceed 180 feet. May
be modified in opinion of
Facade Consultant if
variation in building mass or
elevation meefts intent
Business and Office | - Not occupy same floor NA
Uses as residential
(Sec. 4.82.3) - No office use above a
residential use
- Separate enfrance,
private pedestrian
enfrance to residential
shall be provided
Parking Location Off-street parking shall be | Off-street, individual unit | Yes
(Sec. 4.82.4) provided within a building, |garages and garage
parking structure physically | aprons proposed
aftached, or designed off-
street parking within 300 ft. |No garages face public
of building. Individual streets
garages shall not be
placed on a front-facing
facade.
Usable Open Space | 200 sf of Minimum usable Open Space (sheet 9) Yes
(Sec. 4.82.5) open space per dwelling | calculations provided
unit show 24,216 sf proposed
For a total of 193 dwelling | (13,400 sf required) on
units, required Open North (includes
Space: 38,600 SF promenade with benches,
path)
Refer to definitions for
Usable Open Space and 32,295 sf proposed (25,000
Open Space sf required) on South
(includes play structure,
areas around the pond)
Maximum Room Count: Non-Mixed Use Guidelines (Sec. 4.82.2)
Efficiency-400 1 Not proposed NA
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Meets

ltem Required Code Proposed Code Comments
1 BR: 500 sq. ft. 2 Noft proposed NA Units will be approximately
2 BR: 750sq. ft. 3 Not proposed Na | 2700t
3 BR: 900 sq. ft. 4 Not proposed NA
4 BR: 1000 sq. ft. 5 5
Maximum Density: Non-Mixed Use Guidelines (Sec. 4.82.2)
Efficiency-400 -- Proposed density: Yes Density for residential
1 BR: 500 sq. . 18.15 (25%) 10.9 DUA dwellings |n_TC—1 is based
on the maximum number
2 BR: 750sq. ft. 12.1 of rooms allowed.
3 BR: 900 sq. ft. 9.07
4 BR: 1000 sq. ft. 7.26
Maximum Percentage of Units: Non-Mixed Use Guidelines (Sec. 4.82.2)
Efficiency-400 5% Not proposed
1 BR: 500 sq. ft. 25% 0
2 BR: 750sq. ft. 100% 0
3 BR: 900 sq. ft. 100% 0
4 BR: 1000 sq. ft. 100% 100 Yes
Minimum Off-street parking per unit: Non-Mixed Use Guidelines (Sec. 4.82.2)
Efficiency-400 1 per unit N side: 47 units Exceeds requirements
: - 67 x2=134
1 BR: 500 sq. ft. 1 per unit PROPOSED: 206
2 BR: 750sq. ft. 2 per unit
. - S Side: 128 units
3 BR: 900 sq. ft. 2 per unit 128 x 2 = 254 Yes
4 BR: 1000 sq. ft. 2 per unit PROPOSED: 402
RM-1 and RM-2 Required Conditions (Sec 3.8)
Public Utilities All public utilities should be | All public utilities are Yes Refer to Engineering
(Sec. 3.8.1) available available review for more details
Setback along A minimum of 150 feet No natural shoreline exists | NA
natural shoreline along natural shoreline is within the property
(Sec. 3.8.2.A) required.
Structure frontage | Each structure in the Many structures Fronting | Yes
(Sec. 3.8.2.B) dwelling group shall front on private drives; some
either on a dedicated units front on Main Street
public street or approved
private drive.
Maximum length A single building or a NA Does not apply to TC
of the buildings group of aftached Districts
(Sec. 3.8.2.C) buildings cannot exceed
180 ft.
Modification of Planning Commission may NA Does not apply to TC
maximum length modify the extra length up Districts

(Sec. 3.8.2.C)

to 360 ft. if
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ltem

Required Code

Proposed

Meets
Code

Comments

Common areas with a
minimum capacity of 50
persons for recreation or
social purposes

Additional setback of 1 ft.
for every 3 fi. in excess of
180 ft. from all property
lines.

Building
Orientation
(Sec. 3.8.2.D)

Where any multiple
dwelling structure and/ or
accessory structure is
located along an outer
perimeter property line
adjacent to another
residential or
nonresidential district, said
structure shall be oriented
at a minimum angle of
forty-five (45) degrees to
said property line.

NA

Does not apply to TC
Districts

Yard setback Within any front, side or NA Does not apply to TC
restrictions rear yard, off-street Districts
(Sec. 3.8.2.E) parking, maneuvering
lanes, service drives or
loading areas cannot
exceed 30% of yard area
Off-Street Parking No closer than 25 ft. to NA Does not apply to TC
or related drives any wall of a dwelling Districts
(Sec. 3.8.2.F) structure that contains
openings involving living
Off-street parking areaqs or
and related drives
shall be No closer than 8 ft. for NA
other walls or
No closer than 20 ft. from NA
ROW and property line
Pedestrian 5 feet sidewalks are 5’ Sidewalks are Yes
Connectivity required to permit safe proposed throughout the
(Sec. 3.8.2.G) and convenient development

pedestrian access.

Where feasible sidewalks
shall be connected to
other pedestrian features
abutting the site.

Sidewalks connect to
Main Street area and up
to 6th Gate
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ltem

Required Code

Proposed

Meets
Code

Comments

All sidewalks shall comply
with barrier free design
standards

Ramps shown in some
locations

Yes?

Additional details will be
needed with Final Site
Plan submittal to verify

Minimum Distance | (Total length of building A NA Does not apply to TC
between the + total length of building B Districts
buildings + 2(height of building +
(Sec. 3.8.2.H) height of building B))/é
Minimum Distance | In no instance shall this NA Does not apply to TC
between the distance be less than thirty Districts
buildings (30) feet unless there is a
(Sec. 3.8.2.H) corner-to-corner
relationship in which case
the minimum distance
shall be fifteen (15) feet.
Number of Parking | TC-1: 1 space for 1 Attached Garage: 384 Yes
Spaces bedroom and 2 spaces Apron Garage: 192
Residential, for 2 or more bedroom 90° open parking: 14
Multiple-family units Main Street: not included
(Sec.5.2.12.A) in plan count
193 units * 2 spaces = Shared Parking Easement
Total required: 382 at SW corner: 18
Total Proposed: 608
Parking Space - 90° Parking: 9 ft. x 19 ft. - 9 ft.x 17 ft. parking Yes
Dimensions and with 22 or 24 ft. lanes spaces allowed along
Maneuvering - 45° Parking: 9 ft. x 18 ft. green space or
Lanes with 15 feet lanes sidewalks
(Sec. 5.3.2) - 24 ft. two way drives
- 9 ft.x 17 ft. parking
spaces allowed along 7
ft. wide interior sidewalks
as long as detail
indicates a 4" curb at
these locations and
along landscaping
Parking stall - shall not be located NA
located adjacent closer than twenty-five
to a parking lot (25) feet from the street
entrance (public right-of-way (ROW) line,
or private) street easement or
(Sec. 5.3.13) sidewalk, whichever is
closer
End Islands - End Islands with Appears to comply Yes2 | Refer to Traffic
(Sec. 5.3.12) landscaping and raised comments.

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

- The end islands shall
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ltem

Required Code

Proposed

Meets
Code

Comments

generally be at least 8
feet wide, have an
oufside radius of 15 feet,
and be constfructed 3'
shorter than the
adjacent parking stall as
illustrated in the Zoning
Ordinance

Barrier Free
Spaces
Barrier Free Code

2 percent of total surface
in excess of 1/unit:

North of MS: 72 * 2% =3
spaces

South of MS: 152 * 2% =3
spaces

2 on N side;
3 on Ssside

Yes

Barrier Free Space
Dimensions Barrier
Free Code

- 8' wide with an 8’ wide
access aisle for van
accessible spaces

- 8' wide with a 5" wide
access aisle for regular
accessible spaces

Appears to comply

Yes

Barrier Free Signs
Barrier Free Code

One sign for each
accessible parking space.

Signage shown

Yes

Minimum number One (1) space for each N of Main: 16 spaces Yes When required spaces
of Bicycle Parking | five (5) dwelling units (4 covered) exceed 20, 25% must be
(Sec. 5.16.1) covered spaces (Sec.
Multiple-family N of Main: 67/5=13 S of Main: 28 spaces 5.16.4)
residential S of Main: 126/5 =25 (8 covered)
Required: 38 Spaces
Bicycle Parking No farther than 120 ft. 10 locations shown Yes
General from the entrance being
requirements served
(Sec. 5.16) When 4 or more spaces
are required for a building
with multiple entrances,
the spaces shall be
provided in multiple
locations
Spaces to be paved and | U rack detail shown; Yes
the bike rack shall be
inverted “U” design 6" paths shown Yes
Shall be accessible via 6
ft. paved sidewalk
Bicycle Parking Lot | Parking space width: é ft. Layout shown Yes

layout
(Sec 5.16.6)

One fier width: 10 ft.

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

Parking space depth: 2 ft.
single, 2 2 ft. double
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Meets

internal loop or cul de sac
with direct access to
exterior public road;

Minor Drive - intersecting
off major drive, max
length 600 feet

Salinger Circle — meet
Major Drive requirements

ltem Required Code Proposed Code Comments
Loading & On same premises with Not proposed NA While loading zones are
Unloading buildings involving receipt not required, delivery
(Sec 5.4) or distribution of vehicles, vehicles should be
materials or accommodated
merchandise...loading
and unloading space
required
Road Design Private Drive network: Atwood Ave, Tolstoy Trail Salinger Circle - variance
(Sec 5.10) Maijor Drive — principal and required for

perpendicular parking on
a Maijor drive

Accessory and Roof

top Structures

Dumpster
Sec 4.19.2.F

- Located in rear yard

- Attached to the building
or

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

- Not located in parking
setback

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

- Away from Barrier free
Spaces

Individual pick up
planned

NA

Dumpster
Enclosure

Sec. 21-145. (c)
Chapter 21 of City
Code of
Ordinances

- Screened from public
view

- Awall or fence 1 ft.
higher than height of
refuse bin

- And no less than 5 ft. on
three sides

- Posts or bumpers to
protect the screening

- Hard surface pad.

- Screening Materials:
Masonry, wood or
evergreen shrubbery

No dumpsters

NA

Roof top
equipment and
wall mounted
utility equipment
Sec. 4.19.2.E.ii

All roof top equipment
must be screened and all
wall mounted utility
equipment must be
enclosed and integrated
into the design and color
of the building

Not proposed

Yes

Roof top
appurtenances

Roof top appurtenances
shall be screened in

Not proposed

Yes
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Meets

ltem Required Code Proposed Code Comments
screening accordance with
applicable facade
regulations, and shall not
be visible from any street,
road or adjacent
property.
Sidewalks and Other Requirements
Non-Motorized Proposed Off-Road Trails Not applicable NA
Plan and Neighborhood
Connector Pathways.
There is @
recommendation for
neighborhood connector
Sidewalks Five-foot sidewalks Provided NA
(Subdivision required on both sides of
Ordinance: Sec. internal public or private
4.05) drives
Entryway lighting One street light is required | 6 lights at entryways Yes
Sec. 5.7 per entrance. indicated
Building Code and Other Requirements
Building Code Building exits must be All exits are connected Yes
connected to sidewalk to internal sidewalk
system or parking lot. through the driveways
Design and Land description, Sidwell Provided Yes

Construction
Standards Manual

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

General layout
and dimension of
proposed physical
improvements

Location of all existing
and proposed buildings,

proposed building heights,

building layouts, (floor
area in square feet),
location of proposed
parking and parking
layout, streets, and drives,
and indicate square
footage of pavement
area (indicate public or
private).

Generally provided

Economic Impact

- Total cost of the
proposed building & site
improvements

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

Provided in Community
Impact Statement
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Meets

Business Sign
(City Code Sec
28.3)

requires a permit. It can
be reviewed at the time
of Preliminary site plan or
after site plan approval

at this time.

ltem Required Code Proposed Code Comments
Other Permits and Approvals
Development/ Signage if proposed Signage is not proposed Yese | Forsign permit

information contact
ordinance at
248-735-5678

Development and
Street Names

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

Project has received
approval for
development name and
street names tentatively
approved

Yes?

For approval of project
and street naming
contact Ben Peacock at
248-347-0475

Property Split or
Combination

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

NA

Other Legal Requirements

PRO Agreement
(Sec. 7.13.2.D(3)

A PRO Agreement shall
be prepared by the City
Aftorney and the
applicant (or designee)
and approved by the City
Council, and which shalll
incorporate the PRO Plan
and set forth the PRO
Conditions and conditions
imposed

Not proposed

NA

Master
Deed/Covenants
and Restrictions

Applicant is required fo
submit this information for
review with the Final Site
Plan submittal

Master Deed will need to
be reviewed and
approved prior to
recording

NA

Master Deed draft shall
be submitted prior to
Electronic Stamping Set
approval.

Conservation
easements

Conservation easements
are a condifion of
Wetland and/or
Woodland permits

Wetland mitigation
required

Yes

Conservation Easement
draft for wetland
mitigation will be
required prior to
stamping set approval

Previous
agreements

Provide all pre-existing
easements and
agreements that pertain
to the property

Existing shared parking
agreements have been
provided

Yes

Main Street has
additional agreements?

Lighting and Photometric Plan (Sec. 5.7)

Intent (Sec. 5.7.1)

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

Lighting Plan
(Sec. 5.7.A.i)

Site plan showing location
of all existing & proposed

Provided

Yes




JSP 20-35 MAIN STREET TOWNS
2nd Revised Preliminary Site Plan Review

Page 15
March 30, 2022

ltem

Required Code

Proposed

Meets
Code

Comments

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, iluminance
levels of walls and the
aiming points of any
remote fixtures.

No up-lighting shown —
only wall lanterns

Yes

Lighting Plan
(Sec.5.7.2.A.ii)

Specifications for all
proposed & existing
lighting fixtures

Provided

Yes

Photometric data

Provided

Yes

Fixture height

Provided

Yes

Mounting & design

Provided

Yes

Glare control devices
(Also see Sec. 5.7.3.D)

Provided

Yes

Type & color rendition of
lamps

LED

Yes

Hours of operation

Provided

Yes

Required
Conditions
(Sec. 5.7.3.A)

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

14 feet max

Yes

Required
Conditions
(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

Noftes provided

Yes

Security Lighting
(Sec. 5.7.3.H)

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

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

- Fixtures mounted on the
building and designed
to illuminate the facade

Notes Provided

Yes

secured. are preferred
Average light level of the Due to 0.0 fc levels the
Required surface being lit fo the . . ratio is sown as N/A;
o . Avg to Min ratio not .
Conditions lowest light of the surface shown No revise as necessary_or
(Sec.5.7.3.E) being lit shall not exceed request a variance from
4:1 the ZBA
Required Use of frue color rendering
- LED Yes
Conditions lamps such as metal
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ltem Required Code Proposed Comments
Code
(Sec. 5.7.3.F) halide is preferred over

high & low pressure
sodium lamps

Parking areas: 0.2 min 0.0 fc No Minimum illumination
Loading & unloading standards are not met for
areas: 0.4 min NA parking areas and

Min. lllumination Walkways: 0.2 min 0.0 fc No :{Vdr::fWGYS- Add mOI’ei

Sec. 5.7.3.k e ighting as necessary to

{ ) Building e””‘?”ces'. 1.0 fc Yes meet requirements, or
freggen’r use: 1.0 min request a variance from
Building entrances, NA 7BA

infrequent use: 0.2 min

When site abuts a non-
residential district,
maximum illumination at Appears to comply Yes

Max. lllumination
adjacent to Non-

Residential .
the property line shall not
(Sec. 5.7.3K) exceed 1 foot candle
When adjacent to
residential districts:
- All cut off angles of
Cut off Angles fixtures must be 90° Abpears to compl Yes
(Sec. 5.7.3.L) - maximum illumination at PP Pl
the property line shall
not exceed 0.5 foot
candle
NOTES:

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

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

3. Please include a written response to any points requiring clarification or for any corresponding site plan
modifications to the City of Novi Planning Department with future submittals.
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PLAN REVIEW CENTER REPORT
December 22, 2021

Engineering Review
The Townes at Main Street
JSP20-0035

Applicant
Singh Development Co. Ltd.

Review Type
Revised Preliminary Site Plan

Property Characteristics
= Site Location: North and south of Main Street between Novi Road and

Grand River Avenue
= Site Size: 17.68 acres (gross)
= Plan Date: 11/15/2021
= Design Engineer: Seiber, Keast Engineering, LLC

Project Summary
= Proposed multi-family and townhome-style residential development. Site access
would be provided via entrances on Main Street, Trans-X Road, and Sixth Gate.

»  Water service would be provided by 8-inch extensions from the existing 8-inch water
mains traversing the subject parcels.

= Sanitary sewer service would be provided by extensions of existing 8-inch sanitary
sewer fraversing the subject parcels.

= Storm water would be collected by two storm sewer collection systems and
discharged to an existing on-site / off-site, private, regional detention basin.

Recommendation

Approval of the Revised Preliminary Site Plan is recommended, with items to be
addressed at Final Site Plan submittal. Approval of the Storm Water Management Plan is
now recommended, contingent on the applicant providing further details of the existing
spillway.

Comments:

The Revised Preliminary Site Plan meets the general requirements of Chapter 11 of the
Code of Ordinances, and the Engineering Design Manual with the following exceptions,
which can be addressed at Final Site Plan submittal.
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General

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

2. A right-of-way permit will be required from the City of Novi for the work
proposed on Main Street, Trans-X, and Sixth Gate.

3. Provide a fraffic control plan for the proposed road work activity. Noted for
final engineering.

4, In the added compacted sand backfil note on sheet 3 (and on future
profiles), specify MDOT Class Il sand.

5. Provide a construction materials table on the Utility Plan listing the quantity

and material type for each utility (water, sanitary and storm) being proposed.
Noted for final engineering.

6. Provide a utility crossing table indicating that at least 18-inch vertical
clearance will be provided, or that additional bedding measures will be
ufilized at points of conflict where adequate clearance cannot be
maintained. If the minimum 18-inch clearance at utility crossings cannot be
achieved, provide a prominent note stating the substandard clearance and
that proper bedding/encasement will be determined by the inspecting
engineer. Noted for final engineering.

7. Clarify whether the two light poles shown are the only ones proposed. Both
of the ones shown will require a License Agreement since they are located in
existing utility easements.

8. Install a backflow prevention Reduced Pressure Zone Assembly (RPZ) with an
ASSE 1013 listing approval at each tap to the public water supply. A minimum
clearance of 12-inches measured from the bottom of pressure relief valve to
the finished landscaped grade shall be required. Provide a detail showing the
RPZ installation setup and height above grade. If backflow preventer is to be
enclosed provide a detail of the enclosure with required drainage outlets.
Show dll locations on a site plan. A plumbing permit is required for the
installation of the backflow preventer. Installation of the backflow preventer
shall be in such a manner as to not require blowing out the system through
the backflow preventer. Drain ports and blow out ports shall be included.
Any deviations from these requirements must be approved through the Novi
Water & Sewer Division Cross Connection Control Specialist (248-735-5661).

Water Main
9. Provide a profile for all proposed water main 8-inch and larger. Noted for
final engineering.
10. 6-inch hydrant leads are allowed for leads less than or equal to 25 feet in
length. 8-inch leads are required for leads greater than 25 feet in length.


https://cityofnovi.org/services/public-works/engineering-division/engineering-standards-and-construction-details
https://cityofnovi.org/services/public-works/engineering-division/engineering-standards-and-construction-details
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11.

Noted that units will not be fire suppressed, and thus fire leads are not
proposed.

Sanitary Sewer

12.

13.

14.

15.

Note on the construction materials table that 6-inch sanitary leads shall be a
minimum SDR 23.5, and mains shall be SDR 26. Noted for final engineering.

Provide a testing bulkhead immediately upstream of the sanitary connection
points.  Additionally, provide a temporary 1-foot deep sump in the first
sanitary structure proposed upstream of the connection point, and provide a
secondary watertight bulkhead in the downstream side of this structure.
Noted for final engineering.

The furthest upstream sanitary segments shall have a minimum slope of 0.60-
percent. Noted for final engineering.

lllustrate all pipes intersecting with manholes on the sanitary profiles. Noted
for final engineering.

Storm Sewer

16.

17.

18.
19.

20.

21.

22.

23.
24.

25.

26.

A minimum cover depth of 3 feet shall be maintained over all proposed storm
sewer.

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

Match the 0.80 diameter depth above invert for pipe size increases.

Storm manholes with differences in invert elevations exceeding two feet shall
contain a 2-foot deep plunge pool.

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

Label all inlet storm structures on the profiles. Inlets are only permitted in
paved areas and when followed by a catch basin within 50 feet.

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

lllustrate all pipes intersecting storm structures on the storm profiles.

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

Show and label all roof conductors, and show where they tie intfo the storm
sewer.
No more than 3 catch basins shall drain into any one catch basin.

Storm Water Management Plan

27.

The Storm Water Management Plan (SWMP) for this development shall be
designed in accordance with the Storm Water Ordinance and Chapter 5 of
the Engineering Design Manual.
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28.

29.

30.

31.

32.

33.

34.

35.

Topo shots and contours have been provided for the existing on-site and off-
site basins, along with corresponding existing detention volume.

The 10-year and 100-year hydrographs corresponding to the
abovementioned detention volume have been provided, as well.

The design cross section for the trapezoidal outflow spillway has been
provided, and the hydrographs appear to calculate inflows/outflows/volumes
based on this design cross section. However, provide a detailed existing
cross section for the outflow spillway, and recalculate hydrographs based on
this cross section. Modifications to the spillway will only be required if the
overall detention system volume does not exceed the required.

As long as detention volume continues to be sufficient after recalculating
hydrographs, sediment removal/restoration of the on-site basin and forebays
will not be required. However, still provide:

a. The originally designed freeboard, high water, low water, and permanent
pool (if any permanent pool) contour elevations.

b. The current high water and top of sediment contour elevations.
These are noted for final engineering.

Since the existing basin is considered a wetland, discharge to it may require
an EGLE wetland permit prior to construction. Noted that developer will apply
for permit if required.

As part of the Storm Drainage Facility Maintenance Easement Agreement,
provide an access easement for maintenance over the existing on-site basin,
forebays, and pretreatment structures from the public road right-of-way.
Noted for final engineering.

Provide manufacturer's details and sizing calculations for the existing
Stormceptor pretreatment structures on the plans. Provide drainage area and
runoff coefficient calculations specific to the area tributary to each treatment
structure. The treated flow rate should be based on the 1-year storm event
intensity (~1.6 In/Hr). Higher flows shall be bypassed. Noted for final
engineering.

An adequate maintenance access route to the existing pretreatment
structures shall be provided (15 feet wide, maximum slope of 1V:5H, and able
to withstand the passage of heavy equipment). Verify the access route does
not conflict with proposed landscaping. Noted for final engineering.

Paving & Grading

36.

37.

38.

The remaining perpendicular parking is not allowed along Steinbeck Circle
and will require a waiver.

Provide a construction materials table on the Paving Plan listing the quantity
and material type for each pavement cross-section being proposed. Noted
for final engineering.

Provide spot elevations at the infersections of the proposed sidewalks with
the existing sidewalks. Noted for final engineering.
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39. Provide at least 3-foot of buffer distance between the sidewalk and any fixed

40.

41.

42.

43.

44.

45.

46.

47.

48.
49.

50.

objects, including hydrants and irrigation backflow devices. Include a note
on the plan where the 3-foot separation cannot be provided.

The barrier-free ramps shall comply with current MDOT specifications for ADA
Sidewalk Ramps. Provide the latest version of the MDOT standard detail for
detectable surfaces. Noted for final engineering.

Verify the slopes along the ingress/egress routing to the building from the
barrier-free stalls. All barrier-free stalls shall comply with Michigan Barrier-Free
regulations. For final engineering, provide additional plan sheets at a more
detailed scale, such as 1:30, in order to show these grades at a legible scale.

Show proposed grades for all adjusted sanitary, water, and storm structures.
Noted for final engineering.

Site grading shall be limited to 1V:4H (25-percent), excluding landscaping
berms.

The grade of the drive approach shall not exceed 2-percent within the first 25
feet of the intersection. Provide spot grades as necessary to establish this
grade. Noted for final engineering.

Limits of asphalt removal and replacement on Sixth Gate are noted.
However, square off the saw cut on Sixth Gate to make it perpendicular to
traffic.

Provide additional spot grades to verify the maximum 2-percent cross-slope is
being maintained along the sidewalks crossing the three main site entrances
(the two on Main Street and the one on Trans-X). For final engineering,
provide additional plan sheets at a more detailed scale, such as 1:30, in order
to show these grades at a legible scale.

Provide top of curb/walk and pavement/gutter grades to indicate height of
curb adjacent to parking stalls or drive areas. For final engineering, provide
additional plan sheets at a more detailed scale, such as 1:30, in order to show
these grades at a legible scale.

Add “maximum” to all 4" per foot slopes in the sidewalk details on sheet 4.

Revise all sidewalk base to 6" 21AA instead of 4" compacted sand, per City
standard details.

The proposed screening and retaining walls are located within the existing
sanitary sewer and water main easements in four (4) locations:

a. Near the northeast corner of Phase 3.

b. Near the west extent of Phase 1, just west of Fitzgerald Lane.

c. Atthe northwest corner of Phase 2 on the west side of Austen Junction.
d. On the west side of Austen Junction at the existing hydrant in Phase 2.

The walls in these locations must be relocated outside of the easements. If
they absolutely cannot be relocated, then a License Agreement will be
required. Plan views and cross-sections shall be included with the agreement
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showing the relationship between the wall foundations and the
existing/proposed utilities.

Flood Plain
51. The 100-year floodplain does not appear to traverse the site.

Soil Erosion and Sediment Control

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

Agreements

53. A License Agreement will be required for the retaining and screen walls
proposed within the existing sanitary sewer and water main easements. The
agreement shall state that the walls and all site facilities within the influence
of the walls that may be removed or damaged in the event the utility requires
maintenance will be the responsibility of the property owner to repair or
replace. Additionally, a cross-section shall be included with the agreement
showing the distance between the wall foundations and the ufilities. A
template agreement is available from the Engineering Division.

54, A License Agreement will be required for the light poles proposed in existing
water main easements. The agreement shall state that the light poles that
may be removed or damaged in the event the utility requires maintenance
will be the responsibility of the property owner to repair or replace.

The following must be submitted with the Final Site Plan:

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

56. An itemized construction cost estimate must be submitted to the Community
Development Department for the determination of plan review and
construction inspection fees. This estimate should only include the civil site
work and not any costs associated with construction of the building or any
demolition work. The estimate must be itemized for each utility (water,
sanitary, storm sewer), on-site paving (square yardage), right-of-way paving,
grading, and the storm water basin (basin clean-out, control structure
modifications, pre-tfreatment structure modifications, and restoration).
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The following must be submitted with the Stamping Set:
(Please note that all documents must be submitted together as a package with the
Stamping Set submittal with a legal review transmittal form that can be found on the
City’s website. Partial submittals will not be accepted.)

57.

58.

59.

60.

61.

62.

A draft copy of the Storm Drainage Facility Maintenance Easement
Agreement (SDFMEA), as outlined in the Storm Water Management
Ordinance, must be submitted to the Community Development Department.
Once the agreement is approved by the City's Legal Counsel, this
agreement will then be sent to City Council for approval/acceptance. The
SDFMEA will then be recorded at the office of the Oakland County Register of
Deeds. This document is available on our website.

If required, a draft copy of the access easement to the off-site regional
detention basin controlled outlet must be submitted to the Community
Development Department.

A draft copy of the 20-foot wide easement for the water main to be
constructed onsite must be submitted to the Community Development
Department. This document is available on our website.

A draft copy of any water main easements to be abandoned must be
submitted to the Community Development Department. Exhibits are to be
provided by applicant, and a template document will be provided by the
City.

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

A draft copy of any sanitary sewer easements to be abandoned must be
submitted to the Community Development Department. Exhibits are to be
provided by applicant, and a template document will be provided by the
City.

The following must be addressed prior to construction:

63.

64.

65.

66.

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). Be advised that scheduling
the pre-construction meeting can take 2-4 weeks.

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

Material certifications must be submitted to Spalding DeDecker for review
prior to the construction of any onsite utilities. Contact Ted Meadows at 248-
844-5400 for more information.

Construction inspection fees in an amount to be determined must be paid to
the Community Development Department.
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67. Legal escrow fees in an amount to be determined must be deposited with

68.

69.

70.

71.

72.

73.

74.

75.

the Community Development Department. All unused escrow will be
returned to the payee at the end of the project. This amount includes
engineering legal fees only. There may be additional legal fees for planning
legal documents.

A storm water performance guarantee in an amount to be determined
(equal to 120% of the cost required to complete the storm water
management facilities) as specified in the Storm Water Management
Ordinance must be posted at the Community Development Department.

Water and Sanitary Sewer Fees must be paid prior to the pre-construction
meeting. Contact the Water & Sewer Division at 248-347-0498 to determine
the amount of these fees.

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

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

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

A permit for water main construction must be obtained from EGLE. This
permit application must be submitted through the Engineering Division after
the water main plans have been approved. Please submit the cover sheet,
overall utility sheet, standard details and plan/profile sheets applicable to the
permit.

A permit for sanitary sewer construction must be obtained from EGLE. This
permit application must be submitted through the Engineering Division after
the sanitary sewer plans have been approved. Please submit the cover
sheet, overall utility sheet, standard details and plan/profile sheets applicable
to the permit. Be aware that approval by both (1) Oakland County Water
Resources Commissioner (OCWRC) and (2) Wayne County Department of
Public Services (WCDPS) are required prior to submittal to EGLE.

An NPDES permit must be obtained from EGLE since the site is over 5 acres in
size. EGLE may require an approved SESC plan to be submitted with the
Notice of Coverage.
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76. An inspection permit for the sanitary sewer tap must be obtained from the
Oakland County Water Resources Commissioner (OCWRC).

77. Permits for the construction of each retaining wall exceeding 48 inches in
height (measured from bottom of the footing to top of the wall) must be
obtained from the Community Development Department (248-347-0415).

78. An incomplete site work performance guarantee in an amount to be

determined (equal to 1.2 times the amount required to complete the site
improvements, excluding the storm water facilities), as specified in the
Performance Guarantee Ordinance, must be posted at the Community
Development Department. This guarantee will be reduced prior to the
Temporary Certfificate of Occupancy (TCO), at which time it will be based on
the percentage of construction completed.

The following must be addressed prior to issuance of building permits:

79.

80.

81.

82.

83.

84.

All easements and agreements referenced above must be executed,
notarized and approved by the City Attorney and Engineering Division.

A Bill of Sale for the utilities conveying the improvements to the City of Novi
must be submitted to the Community Development Department. This
document is available on our website.

The City's consultant Engineer Spalding DeDecker will prepare the record
drawings for this development. The record drawings will be prepared in
accordance with Article Xll, Design and Construction Standards, Chapter 11
of the Novi Code of Ordinances.

Submit to the Community Development Department, Waivers of Lien from
any parties involved with the installation of each utility as well as a Sworn
Statement listing those parties and stating that all labor and material
expenses incurred in connection with the subject construction improvements
have been paid.

Submit a Maintenance Bond to the Community Development Department in
an amount to be determined (equal to 25 percent of the cost of the
construction of the utilities to be accepted). This bond must be for a period
of two years from the date that the Utility Acceptance Permit is issued by the
City of Novi Engineering Division. This document is available on our website.

Submit an up-to-date Title Policy (dated within 90 days of City Council
consideration of acceptance) for the purpose of verifying that the parties
signing the Easement and Bill of Sale 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
tittle policy may indicate that additional documentation is necessary to
complete the acceptance process.
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Prior to preparing stamping sets, the Applicant is advised to provide any revised sheets
directly to the Engineering Division for an informal review and approval.

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

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

NN R

Victor Boron
Project Engineer

cc: Lindsay Bell, Community Development
Ben Croy, PE; Engineering
Humna Anjum, Engineering
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The Townes at Main Street
Second Revised Preliminary Site Plan - Landscaping

cityofnovi.org

Review Type Job #

Second Revised Preliminary Landscape Review JSP20-0035

Property Characteristics

¢ Site Location: Main Street

e Site Acreage: 17.68 ac.

e Site Zoning: TC-1

e Adjacent Zoning: North, East, Southeast: TC-1, South of southern section: RM-2,
Southwest of southern section: |-2

e Plan Date: 3/6/2022

Ordinance Considerations

This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning
Arficle 5.5 Landscape Standards, the Landscape Design Manual and any other applicable
provisions of the Zoning Ordinance. ltems in bold below must be addressed and incorporated as
part of the revised Preliminary Site Plan submittal and underlined items must be addressed on
Final Site Plans. Please follow guidelines of the Zoning Ordinance and Landscape Design
Guidelines. These reviews are summaries and are not infended to substitute for any Ordinance.

It is understood that the proposed urban layout does not necessarily lend itself to meeting all of
the landscape requirements for multi-family housing. It is up to the Planning Commission to
determine whether the benefits of the proposed layout outweigh the shorffalls it presents in terms
of lack of landscaping in some very visible areas. This review does not altempt to make that
determination - it merely reviews the project for conformance to the ordinance and landscape
design manual.

LANDSCAPE DEVIATIONS WAIVERS REQUIRED FOR PROPOSED LAYOUT

e Lack of landscaped berms provided between site and commercial property to north, east

and west for the north section and commercial and the I-2 property on the west side of the

south section — supported by staff

Deficiency in greenbelt frees along the south side of Main Street — not supported by staff

Deficiency in greenbelt width along Trans X — supported by staff

Deficiency in greenbelt frees along Trans X — supported by staff.

Deficiencies in foundation landscaping on sides of buildings facing internal drives — supported

by staff

¢ Deficiencies in unit landscaping trees proposed due to lack of space provided for all required
trees (slightly less than 50% of the required frees are provided) — not supported by staff

e Use of subcanopy frees for more than 25% of the unit landscaping trees provided — supported
by staff for 30%

The most significant waivers are the two that are not supported by staff. The applicant is strongly
encouraged to consider the options presented in the discussion of those items on the landscape
chart, which, if implemented to a good degree, would gain the support of staff for the waiver.
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Recommendation
This project is still not recommended for approval for Preliminary Site Plan. There are two
significant waivers required for this project that are not supported by staff.

Please add the city job number, JSP20-0035, to the cover sheet of the plans.

Ordinance Considerations

Existing and proposed overhead and underground utilities, including hydrants. (LDM 2.e.(4))
1. Provided
2. Subcanopy trees are proposed for areas near and underneath overhead wires.

Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #17 and LDM 2.3 (2))
1. Provided
2. No woodlands exist on the site.
3. Noregulated trees exist on the site.

Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii)

1. None of the required berms are provided. A landscape waiver is required for both
sections of the development. The north section requires a waiver for the lack of berms on
the north, east and west sides, and the south section requires a waiver for the lack of
berms along the west side of the entire section.

2. The proposed alternatives (8 foot wall, plantings) are sufficient so the waiver is supported

by staff.

Please add wall details to the plan set.

The applicant is not required to put additional walls where the adjacent Trans X property
is already erecting walls.

AW

1. The required greenbelt width and plantings are provided along the north side of Main
Street.

2. The required greenbelt width is provided along the south side of Main Street, but only 12
of the 31 required greenbelt trees are provided along the south side of Main Street due
to conflicts with the proposed storm water line south of the sidewalk. This requires a
landscape waiver. The waiver will be supported by staff if the applicant will implement
some of the recommendations of the Town Center study that would improve the
pedestrian experience such as benches, a decorative fence between the unifs and the
sidewalk or other options recommended by Planning.

3. The required greenbelt width and greenbelf landscaping are not provided for the Trans X
frontage, which should be consistent with the I-2 zoning district greenbelf requirements.
A landscape waiver is required for the current proposal as overhead wires prevent the
planting of canopy trees. It is supported by staff.

4. Staff is interested in considering a proposal from the applicant to remove the existing
brick planters and replacing them with trees planted with tree grates flush to the sidewalk
as most of the other existing street trees along Main Street are in order to reduce the
requirements for long-term maintenance. Doing this work would also gain support for the
landscape waiver required for the south side of Main Street.

Parking Lot Landscaping (Zoning Sec. 5.5.3.C.)
A number of small bays for guest parking are provided. Only perimeter plantings are
required, and they are provided.
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Multi-family Landscaping:

1.

Unit landscaping:

a) Based on the number of ground-floor units (192), 576 unit trees are required for the
site. Only 287 are provided (approximately 49.8% of the requirement)

b) A landscape waiver is required for this deficiency.

c) It is not supported by staff as the layout is such that room for the required tfrees has
been mostly eliminated by the layout.

d) 30% of the trees used are subcanopy frees. This requires a landscape waiver. Staff
supports this waiver because the site is tight and the excess subcanopy trees fulfill
useful purposes on the site, including screening from the north.

e) The applicant could gain support from staff for the deficiency in multi-family unit trees
provided by adding significant numbers of masses of flowering and fruiting shrubs,
preferably species native to Michigan, in areas where trees can’t be located, such as
along the pathways between buildings. This would add beauty to the site and help
support songbirds. There are many areas where such masses could be provided on
both the north and south sections. See the landscape chart for a more detailed
discussion of this option.

Interior drive trees

a) Allrequired interior drive frees are provided.

b) While interior drive trees are supposed to be deciduous canopy frees, the stretch of
evergreens along the south side of the drive south of Buildings 23, 24 and 27 is
accepted to provide better buffering from the 1-2 property.

Building foundation Landscaping

a) 35% of the building frontage facing drives are required to be landscaped

b) Only approximately 25% of the building frontages facing the interior drives are
landscaped

c) This requires a landscape waiver. If is supported by staff because the applicant has
added foundation landscaping at the sides of buildings facing internal drives to
make up for the shortage along the building frontages.

Plant List (LDM 4.)

1.

2.

19 of 35 species used (54%) are native to Michigan but three of those native species are
underrepresented. Please see the discussion regarding adding more native species on
the Landscape Chart.

The tree diversity meefts the landscape design manual standard for all species.

Planting Notations and Details (LDM)

Provided

Storm Basin Landscape (Zoning Sec 5.5.3.E.iv.and LDM 3)

1.

If the site’s storm water detention system does not need to be modified for this project,
then no detention basin landscaping is required. |If it does, please add the required
shrubs for the modified portions of the pond.

Please show a native wetland mix being used to restore any areas within the wetland
buffer

Please add a note stating that the wetland buffer must not be mowed and/or converted
to lawn.

Irrigation (LDM 1.a.(1)(e) and 2.5)

1.

2.

The proposed landscaping must be provided with sufficient water to become
established and survive over the long term.

Please provide an irrigation plan or note how this will be accomplished if an irrigation
plan is not provided on Final Site Plans.
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3. If anirrigation system will be used, the plan for it must be provided as part of the Final Site
Plans. Please be sure it follows the guidelines noted at the bottom of the Landscape
Chart.

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

W Meni,

Rick Meader — Landscape Architect
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LANDSCAPE REVIEW SUMMARY CHART - Second Revised Preliminary Site Plan

Review Date: March 17, 2022

Project Name: JSP20 — 0035: THE TOWNES AT MAIN STREET

Plan Date: 3/6/2022

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

Phone: (248) 735-5621

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

It is understood that the proposed urban layout does not necessarily lend itself to meeting all of the
landscape requirements for multi-family housing. It is up to the Planning Commission to determine whether
the benefits of the proposed layout outweigh the shortfalls it presents in terms of lack of landscaping in some
very visible areas. This review does not attempt to make that determination - it merely reviews the project
for conformance to the ordinance and landscape design manual.

LANDSCAPE DEVIATIONS WAIVERS REQUIRED FOR PROPOSED LAYOUT
e Lack of landscaped berms provided between site and commercial property to north, east and west for
the north section and commercial and the |-2 property on the west side of the south section — supported
by staff

e Deficiency in greenbelt trees along the south side of Main Street — not supported by staff
¢ Deficiency in greenbelt width along Trans X — supported by staff
e Deficiency in greenbelt trees along Trans X — supported by staff.
¢ Deficiencies in foundation landscaping on sides of buildings facing internal drives — supported by staff
¢ Deficiencies in unit landscaping trees proposed due to lack of space provided for all required trees — noft
supported by staff
e Use of subcanopy trees for more than 25% of the unit landscaping trees provided - supported by staff for
30%
ltem Required Proposed Ic\:/\gcis Comments
Landscape Plan Requirements — Basic Information (LDM (2))
¢ New commercial or
residential
developments
e Addition to existing
building greater than « Overall scale:
Landscape Plan 25% increase in overall 1240’ )
(Zoning Sec 5.5.2, footage or 400 SF « Detail scale: Yes
LDM 2.e) whichever is less. 17220’ )
e 1"-20" minimum with
proper North.
Variations from this
scale can be
approved by LA
Name, address and
Owner/Developer telephone number of
Contact Information the owner and Yes Yes
(LDM 2.qa.) developer or
association
Landscape Architect | Name, Address and Allen Design Yes
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(LDM 2.e.(4))

including hydrants

shown.

. Meets
ltem Required Proposed Code Comments
contact information telephone number of
(LDM 2.b.) RLA/PLA/LLA who

created the plan
Sealed by LA. Requires original Copy of seal and t;vgu?:ggagﬁrgr;;’red
(LDM 2.g.) signature signature -
stamping sefts.
e Descriptions on
Survey information Legal description or cover sheet Yes
(LDM 2.c.) boundary line survey e Topographic
survey on Sheet 2
Project Information Location map on
(LDM 2.d.) Name and Address Sheet L] Yes
Miss Dig Note
(800) 482-7171 Show on all plan sheets | Yes Yes
(LDM.3.a.(8))
EXISTING CONDITIONS
e Show location type e Shown on Sheet 2,
Existing plant material and size. L-5 and L-6
Existing woodlands or | ¢ Label to be saved or e Regulated
Yes
wetlands removed. woodlands do
(LDM 2.e.(2)) e Plan shall state if none not exist on the
exists. site.
o 25 foot wetland buffer | Fencing is shown
Natural Features -
. e Tree protection along wetland Yes
protection )
fencing buffer
As determined by Soils
Soil type (LDM.2.1.) survey of Oakland Shown on Sheet 5 Yes
county
Site: TC-1
¢ North, East, Southeast:
TC-1 Zoning districts are
Zoning (LDM 2.f.) e South of southern shown on Sheet 3, Yes
section: RM-2 L-1, L-3 and L-3.
¢ Southwest of southern
section: |-2
PROPOSED IMPROVEMENTS
e Dimensioned
layout is provided
on Sheets 3 and 4
- e Same layout is
Existing and EX|§T|Qg and proposed used on
buildings, easements,
proposed . landscape plans.
. parking spaces, - . Yes
improvements . e Typical driveway
vehicular use areas, and h
(LDM 2.e.(4)) width and space
R.O.W
between
driveways are
dimensioned on
landscape plans.
Existing and Overhead and Existing utilities and
proposed utilities underground utilities, easements are Yes
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(LDM 2.e.(5))

5.5.9 and illustration
below.

entries, but not for
the interior drives.

ltem Required Proposed Ic\:/\;agls Comments
Finished floor
elevations,
Pro’posed topqg.raphy Provide proposed roadway CljeSTS,
- 2’ contour minimum contours at 2’ interval spot elevations and | Yes
(LDM 2.e.(1)) conceptual flow
arrows are shown
on Sheet 4
* ?j;&ir(;%mer clearance They are provided
Clear Zones L at the Main Street
e Refer to Zoning Sec Yes

LANDSCAPING REQUIREMENTS

Berms and ROW Planting

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

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

Berm requirements
(Zoning Sec 5.5.A)

Residential adjacent to

I-2 requires:

e 10-15 foot high
landscaped berm with
6 foot wide crest.

e Opacity 80% winter,
90% summer.

Residential adjacent to

commercial requires:

e 46-8 foof tall berm or
wall required along
north, east and west
edges of North section
and west edge of
South section.

e An 8-foot tall
decorative
masonry wall
fence and
densely planted
frees instead of
the required
landscaped berm
is proposed along
the north and
west property
lines for the north
section, and
along all of the
west frontage of
the south section.
A wall is proposed
between the
north section and
the parking lot to
the east, and
dense trees are
proposed as a
buffer between
the north section
housing and the
commercial
building to the
east.

Flowering
crabapple trees
are provided
along the north

No

1. A landscape waiver
is required for these
substitutions.

2. The waiver request is
supported by staff for
the proposed
configuration

3. Please add a wall
detail for all walls
and state on the
landscape plan
where those details
can be found. As
they will be taller
than 3.5 feet, they
will need to be

designed by a
qudlified engineer.
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. Meets
ltem Required Proposed Code Comments
wall
e Evergreens or
flowering
crabapples are
provided along
the southern
border walls.
As noted above,
flowering
crabapples are
Planting requirements proposed along the
(LDM Igo ) a LDM Novi Street Tree List | north property line Yes
o and a mix of
evergreens is
proposed along the
south side.
Adjacent to Public Rights-of-Way (Sec 5.5.B) and (LDM 1.b)
ROW Landscape Screening Requirements Chart (Sec 5.5.3.B. i)
TC-1 (Main Sty: 1. A Iand§cape waiver
« Adj o parking: 20 ft ‘ is required for the
. . T e Main St: 15 ft deficient greenbelt.
Greenbelt width e Not adjto parking: 0 . e Yes )
e Trans X: 23 ft from 2. Itis supported by
(2)(3) (5) ft . ¢ No
sidewalk staff as greenbelt
1-2 (Trans X) landscaping has
e Noft adjto pkg: 25 ft been provided.
e No berm is required in
TC-1 district « None . Yes
Min. berm crest width | ¢ No berm required for |-
. - e None e Yes
2 since there is no
parking
e No berm is required in
TC-1 district . None . Yes
Min. berm height (9) e No berm required for I-
. - e None o Yes
2 since there is no
parking
The Town Center Study
should be used as a
guideline for the
frontage along Main
None of the Street. Currently little
. . features suggested but the foundation
No wall is required or .
. by the Town Center landscaping and
: proposed where parking - L
3’ wall ; ) study are proposed, crumbling existing walk
is not adjacent to the
r0ad except for and tfree boxes/trees
’ maintaining the exist along the frontage
existing tree boxes. of the south side. The
same situation
regarding the free
boxes and trees exists
on the north side.
Canopy deciduous or | Main Street (TC-1): Main Street North: e Yes 1. A landscape waiver
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ltem Required Proposed Ic\:/\cfgls Comments
large evergreen trees | ¢ Adjfo parking: 1/25 If 12 canopy trees e NO is requested for the
Notes (1) (10) e Not adj to parking: 15 subcanopy e NO deficiency in trees on
1/30If frees under an the south side,
e Only canopy or overhead line caused by a utility
subcanopy trees are (equalto 10 conflict.
required in TC-1 district canopy trees). 2. This waiver would be
but one or the other Main Street South: supported by staff if
must be used, not a 12 trees the applicant will
reduced number of Trans X: implement some of
each. 0 trees the features
e Main Street North: recommended in the
(695-27)/30 = 22 trees Town Center study
¢ Main Street South: and in the Planning
(969-54)/30 = 31 trees Review letter such as
Trans X (I-2 frontage) - benches, decorative
not adjacent to pkg) fencing between the
e 1 free per 60 If sidewalks and the
e (200-28)/60 = 3 trees units facing Main
Street or other
amenities.

3. Alandscape waiver
is required for the
lack of canopy trees
in the Trans X
greenbelt. It s
supported by staff as
sufficient subcanopy
frees are provided in
that greenbelt and
overhead lines
prevent canopy
frees from being
planted there.

Main $t (TC-1):
e Adjto parking: 1/15If
e Not adj to parking:
1/20If
e Only canopy or
subc‘onopy frees gre. Main Street North:
required in TC-1 district
but one or the other 0 frees
Sub-canopy Main Street South: e Yes
deciduous trees must be used, not a 0 trees e NO See above
reduced number of :
Notes (2)(10) Trans X: e Yes
each. 8 trees
e Main Street North:
(695-27)/20 = 33 trees
¢ Main Street South:
(969-54)/20 = 46 trees
Trans X (1-2):
o 1 free per 40 If
o (200-28)/40 = 4 trees
Canopy deciduous No street trees are No new street trees | Yes 1. Please review the
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ltem

Required

Proposed

Meets
Code

Comments

trees in area between
sidewalk and curb

required in TC-1 district
along public roads

are proposed but
all existing trees are
shown as
remaining.

Town Center Study
and incorporate
some of its
recommendations
for the Main Street
frontages as
recommended in the
Planning Review.

2. Staff would support
the replacement of
the existing brick tree
planters with a
different option that
requires less long-
term maintenance.

3. Staff would also
support the
replacement of the
existing flowering
pears along Main
Street with a different
acceptable street
tree species.

4. Implementing the
Town Center Study
and improving the
existing conditions
along the street
would gain the
support of staff for
the deficiencies
noted.

Multi-Family Residentia

I (Sec 5.5.3.F.ii)

Building Landscaping
(Zoning Sec 5.5.3.E.ii.)

e 3 deciduous canopy
frees or large
evergreen frees per
dwelling unit on the
first floor.

¢ Main Street North: 67
units * 3 = 201 frees

e Main Street South: 125
units * 3 = 375 trees

e A total of 287 of
the 576 multi-
family unit frees
(49.8%) required
are proposed.

Main Street North:
100 trees of which
32 (32%) are
subcanopy trees

Main Street South:
187 trees of which
53 (28%) are
subcanopy trees

e NO
e NO
e NO

1. A landscape waiver
is required for the use
of subcanopy trees
for more than 25% of
the trees provided.
Staff supports this
waiver since the fotal
number of
subcanopy
multifamily unit trees
has been brought
down to 29.6% of the
frees provided.

2. A landscape waiver
is also required for
the deficiency in
total unit trees
provided (only 49%
of the required trees
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. Meets
ltem Required Proposed Code Comments

(less than 1.5 per
unit) are provided).
As the deficiency is
caused by the dense
layout, not by any
existing condition,
and the deficiency
could be at least
improved upon
through layout and
utility changes, it is
not supported by
staff as is.

. There are many

areas where there is
no landscaping at all
(such as between
buildings and at the
ends of buildings as
highlighted in green
on the attached
markup). Staff would
be willing to support
the significant
landscape waiver
requested if the
applicant would add
masses of flowering
and fruiting shrubs in
those areas to
replace lawn, where
there isn't room for
trees but is room for
shrubs. The
Reforestation Credit
Table of Section 37
(Woodland
Protection) allows the
use of é large shrubs
per tree as an
alternative means of
providing
replacements. While
woodland
replacements are
not required for this
project, a similar
ratio could be used
to reduce the
shortage in trees
provided for this
requirement and
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ltem

Required

Proposed

Meets
Code

Comments

increase the beauty
and attract songbirds
to the site. If the
applicant provided
significant numbers
of additional shrubs
in these areas, staff
would be more
inclined to support
the landscape
waiver for missing
multi-family unit trees.
It would not be
required tfo plant an
equivalent of all of
the trees required,
but a significant
effort would be
required fo gain
support. Thisis a
repeated suggestion.

Interior Street
Landscaping

e 1 deciduous canopy
free along interior
roads for every 35 If
(both sides), excluding
driveways, interior
roads adjacent to
public rights-of-way
and parking entry
drives.

e Trees in boulevard
islands do not count
toward street tree
requirement

e Main Street North:
2127/35 = 61 trees

e Main Street South:
3708/35 = 106 trees

¢ Main Street North:
61 trees

e Main Street South:
110 trees

e Yes
e Yes

1. Trees should be
located aft least 4
feet behind the curb
or behind the
sidewalk when they
are between
adjacent driveways.
Please shift trees as
necessary.

2. Please move the line
of Norway Spruce
along the interior
drive on Sheet L-2
back toward the wall
so there is room for
their width as they
arow.

3. Please add trees in
the strip between the
north section and
the parking lot to the
east where possible.

Foundation
Landscaping

35% of building facades
facing roads/drives
should be landscaped

e Only
approximately
25% of the sides of
the buildings
facing the interior
drives are
landscaped with
a single large
shrub between

No

A landscape waiver is
required for the
proposed layout. Ifis
supported by staff
because shrubs are
now proposed along
the sides of the
buildings facing interior
drives to compensate
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limit (i)

contiguous spaces

spaces

ltem Required Proposed Ic\:/\cfgls Comments
driveways, with for the shortages in
the rest being coverage.
driveways.
e Considerable
landscaping is
provided on the
interior fronts of
the buildings.
Parking Area Landscape Requirements (Zoning Sec 5.5.3.C & LDM 5)
Only small bays for
. e Clear sight distance guest parking are
General requirements - T .
within parking islands provided on one Yes
(LDM 1.c) . ; .
e NO evergreen frees side of interior
drives — no islands.
Name, type and
number of ground As proposed on planting NA
cover islands
(LDM 1.c.(5))
General (Zoning Sec 5.5.3.C)
As the bays are just on
one side of the interior
e A minimum of 200 SF drive, no parking lot
to qualify island trees will be
e 200sf landscape required but interior
Parking lot Islands space per free No islands are NA drive perimeter trees
(a, b.i) planted in island. provided should be used at either
e 6" curbs end of the bay and
e Islands minimum width along the perimeter
10’ BOC to BOC edges of the bays.
It appears this has been
done.
Parking stall can be
. reduced to 17" with 4" Perpendicular
Curbs and .Parklng curb adjacent to a Spaces are 19 ft
stall reduction (c) ; .
sidewalk of minimum 7 long
ft.
. . The maximum
Contiguous space Maximum of 15 oarking bay is 6 Yes

residential use in any R

district (Zoning Sec 5.5.3.C.

il

Category 1: For OS-1, 0S-2, OSC, OST, B-1, B-2, B-3, NCC, EXPO, FS, TC, TC-1, RC, Special Land Use or non-

A = Total square

areas over 50,000 SF
x1%

footage of vehicular NA
use areas x 7.5%

B = Total square

footage of additional
paved vehicular use NA

All Categories
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Meets
ltem Required Proposed Comments
a P Code
C=A+B

Total square footage | NA
of landscaped
islands

D =C/200
Number of canopy
frees required

NA

Parking land banked | None

Miscellaneous Landscaping Requirements

e No plantings with
mature height greater
than 12" within 10 ft. of
fire hydrants,

Plantings around Fire manholes, catch Sufficient spacing is

Hydrant (d) basins or other utility provided.
structures.

e Should also be 5 feet
from underground
ufility lines.

Yes

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

Landscaped area (g) Yes Yes

Sod is indicated as

Name, type and the only ground

number of ground _As proposed on planting cover o be used Yes
cover islands excent in the
(LDM 1.c.(5)) P

wetland buffer.

Show leave snow
deposit areas on plan in
locations where Provided Yes
landscaping won't be
damaged

Snow deposit
(LDM.2.q.)

1. Please show
fransformers and
other utility boxes
when their locations
are determined.

2. Add a note to the
plans with the utility
note above stating

e A minimum of 2 ft.
separation between
box and the plants

e Ground cover below

Transformers/Utility

?L%);\jsl e from 1 4" is allowed up to None indicated TBD ‘rolf:g’rfgllbtgllﬁy boxes
through 5) pad. landscaped per the

e No plant materials
within 8 ft. from the
doors

detail.

3. Add an estimated
number of shrubs to
the plant list for
screening the utility
boxes and label
them as such.
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(LDM 2.s.)

water for establishment
and long-term survival
must be provided on
the Final Site Plans

ltem Required Proposed Ic\:/\;agls Comments
1. Existing native
vegetation around
the pond may be
maintained to meet
the landscape
requirements.
2. If any increases in the
pond size are
¢ Clusters of large native gfe(f;ﬁg'gze new
shrubs shall cover 70-
75% of the basin 10 Iand§coped perthe
feet from the requirement.
. 3. Please add a note to
permanent water line
" " the Sequence of
¢ 10" to 14" tall grass Removal for
along sides of basin The existing basin Wmi‘ress‘roﬂnq
Detention/Retention e Canopy frees shallbe | appears to be the "
) . . An MDEGLE permit is
Basin Planting placed around the only detention .

. . TBD required for
requirements (Sec. east, south and west basin for the treatment of
5.5.3.E.iv) sides of the basin, 10 project and it has Phraamites in areds

feet from the water existing vegetation. rag )
line, at 1/35If with standing water.
’ A licensed herbicide
e Refer to wetland for .
basin mix applicator must
¢ Include seed mix perform fhe work.
) 4. Also add a note
details on landscape ;
lan stating that the
P contractor shall
provide proof of the
seed to be used in
the form of an
invoice or photo of
the seed bag to
rmeader@cityofnovi
org for approval prior
to installation.
General Landscape Requirements (LDM 3)
- Plant materials shall not
General Conditions be planted within 4 ft. of | Yes Yes
(LDM 3.a) .
property line
1. Please add irrigation
plan or information
A fully automatic as to how plants will
irrigation system or an e watered y\/g’rered
. sufficiently for
alternative means of -
Irrigation plan roviding sufficient establishment and
g P P 9 None TBD long- term survival in

the Final Site Plans
(not just as part of
the stamping set).

2. |f xeriscaping is used,
please provide
information about
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ltem Required Proposed Ic\:/\;agls Comments
plantings included.
3. If anirrigation system
will be used, a plan
for it must be
submitted with final
site plans and meet
the requirements
listed at the bottom
of this chart
Other information Required by Planning NA
(LDM 2.u) Commission
e Substitutions to
landscape standards
for preserved canopy
frees outside No frees outside of
Landscape tree woodlands or the wetland area
credit (LDM 11) wetlands should be are shown as being
approved by LA. preserved.
e Refer to Landscape
tree Credit Chart in
LDM
. e Canopy Deciduous
Plant Sizes for ROW, shall be 3" and sub-
Woodland .
canopy deciduous Included on plant
replacement and " ) . Yes
others shall be 2.5 _collper. list.
¢ Refer to section for
(LDM 11) )
more details
Plant credits for upsized
Plant size credit greenbelt and parking
(LDM 11) lot perimeter frees are None taken
available
Prohibited Plants None used
(LDM 11)
Subcanopy trees
are provided at a
Recommended trees rate of 1.5 per 1
for planting under Label the distance from | canopy free Yes
overhead utilities the overhead utilities required along the
(LDM 3.e) Main Street north
greenbelt under
the overhead lines.
Collected or
Transplanted trees None
(LDM 3.1)
Landscape Notes and Details- Utilize City of Novi Standard Notes
Plant List (LDM 10) - Include all cost estimates
Quantities and sizes Plant list provided Yes
Root type On plant list Yes
Botanical and e At least 50% of species | e 19 of 35 species e Yes 1. The paperbark birch
common hames used shall be native to used (54%) are o Yes red oaks,
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ltem

Required

Proposed

Meets
Code

Comments

Michigan.

e Tree diversity shall
meet requirements of
LDM 4.

native to
Michigan

e The tree diversity
mostly satisfies the
requirement of
LDM 4

serviceberries and
pagoda dogwoods
still only have token
quantities relative to
other tree species
used on the site to
meet the 50%
threshold. Please
use more of them in
place of some of the
non-native species,
using native elms in
place of some of the
non-native Pioneer
elms, and/or add
white oaks, swamp
white oaks or other
native species to the
site in place of some
of the non-native
trees to increase the
effective number of
native trees on the
site.

2. If the applicant
chooses to add
masses of shrubs as
advised above, to
offset some of the
deficiency in multi-
family unit trees
provided, please use
mostly native shrub
species for those
plantings as they are
proven to be more
beneficial to
songbirds.

Type and amount of
lawn

Sod is proposed

Yes

Cost estimate (LDM
10)

For all new plantings,
mulch and sod as listed
on the plan

Provided

TBD

1.Need for final site
plan

2.Please use $375 each
for the unit costs of
subcanopy and
evergreen trees.

3.Please provide a total
cost summary for the
project on Sheet L-1
or L-4.

Planting Details/Info (LDM 2.i) - Utilize City of Novi Standard Details
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grown, No.1 grade.

. Meets
ltem Required Proposed Code Comments
Canopy Deciduous Refer to LDM for detail
. Yes Yes
Tree drawings
Evergreen Tree Yes Yes
Shrub Yes Yes
Multi-stem tree Yes Yes
Perennial/
Ground Cover ves ves
Tree stakes and guys Wood stakes, fabric Yes Yes
guys.
Cross-Section of Berms (LDM 2.j)
e Label contour lines
Slope, height and e Maximum 33% slope No berms are
width e Constructed of loam proposed.
e 6" top layer of topsoil
Type of Ground NA
Cover
Walls (LDM 2.k & Zoning Sec 5.5.3.vi)
e Freestanding walls
should have brick or
stone exterior with 8-foot tall mason
Material, height and masonry or concrete Y Please provide
. . ) walls are proposed - .
type of construction interior TBD construction details for
R . along the Trans X
footing e Any brick walls . those walls.
properties
proposed along roads
must be per Town
Center guidelines
As they will be taller
1
Walls greater than 3 ' than 3.5 feet, Q
ft. should be — -
. qudlified engineer must
designed and sealed ;
. design and stamp the
by an Engineer .
drawings.
Notes (LDM 2.i) - Utilize City of Novi Standard Details
Installation date : Erec?r:\llcejgrl]n:fgrcl]esd_d,\loo‘rs Mar 15-Nov 15, Yes
15 2022 or 2023
¢ Include statement of
intent to install and
guarantee all
Maintenance & materials for 2 years.
Statement of intent e Include a minimum Yes Yes
one cultivationin
June, July and August
for the 2-year warranty
period.
Plant source Shall be northern nursery Yes Yes
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ltem Required Proposed Ic\:/\;agls Comments
Establishment period | 2 yr. Guarantee Yes Yes
City must approve any
:upbimﬁéﬁ; su_bs‘ri’ruf.ions in wriTing Yes Yes
prior to installation.
Nonliving Durable e Trees shall be mulched
Material: Mulch (LDM to 3" depth and
4) shrubs, groundcovers
to 2" depth
¢ Specify natural color,
finely shredded In planting details Yes
hardwood bark mulch.
¢ Include in cost
estimate.
e Refer to section for
additional information
NOTES:

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

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

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

Irrigation System Requirements

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

¢ The RPZ must be installed in accordance with the 2015 Michigan Plumbing Code.

e The RPZ must be installed in accordance with the manufacture installation instructions

for winterization that includes drain ports and blowout ports.

e The RPZ must be installed a minimum of 12-inches above FINISHED grade.
e Aftached is a handout that addresses winterization installation requirements to assist

with this.

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

Project name:
JSP20-35 — Townes at Main Street Revised
Preliminary Site Plan Traffic Review

To: From:

Barbara McBeth, AICP AECOM

City of Novi

45175 10 Mile Road Date:

Novi, Michigan 48375 December 22, 2021
CC:

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

Memo

Subject: JSP20-35 — Townes at Main Street Revised Preliminary Site Plan Traffic Review

The revised preliminary site plan was reviewed to the level of detail provided and AECOM recommends approval for the
applicant to move forward as long as the comments provided below are adequately addressed to the satisfaction of the City.

GENERAL COMMENTS

1. The applicant, is proposing a split development of 67 and 126 units, totaling 193 units.
2. The development is located on the north and wouth sides of Main Street, east of Novi Road. Main Street is under the
jurisdiction of the City of Novi.
The site is currently zoned TC-1 (Town Center).
4. The applicant has indicated they are seeking the following traffic-related waivers/variances:
a. Perpendicular parking on major drive for accessible spaces near mailboxes.
b. Lack of dedicated trash receptacle.

w

TRAFFIC IMPACTS

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

ITE Code: — 220 — Multifamily Housing (Low-Rise)
Development-specific Quantity: 193 Dwelling Units
Zoning Change: N/A

Trip Generation Summary
Estimated Peak- City of Novi

?
Direction Trips Threshold Above Threshold*

Estimated Trips

AM Peak-Hour

i 90 69 100 No

PM Peak-Hour 107 67 100 No
Trips

Daily (One- 1426 N/A 750 Yes

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

Trip Impact Study Recommendation

Type of Study: Justification

Daily trips exceed threshold. Trip generation Analysis was submitted with PSP.
The trip generation analysis for peak hours was compared with the City-Wide
TIS Traffic Study previously completed for the area. As per Trip generation
analysis, net change in development units and trips from proposed site plan
are negative and hence, does not require TIS.

TRAFFIC REVIEW

The following table identifies the aspects of the plan that were reviewed. Items marked O are listed in the City's
Code of Ordinances. Items marked with ZO are listed in the City’s Zoning Ordinance. Items marked with ADA are
listed in the Americans with Disabilities Act. Items marked with MMUTCD are listed in the Michigan Manual on
Uniform Traffic Control Devices.

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

EXTERNAL SITE ACCESS AND OPERATIONS

No. Item Proposed Compliance REINEE

1 Driveway Radii | O Figure 1X.3 25’ Met

2 Driveway Width | O Figure 1X.3 28’ Met Standard for local street

3 Driveway Taper | O Figure [X.11

3a Taper length | N/A -

3b Tangent N/A -

4 Emergency Access | O 11-194.a.19 Multiple Met
access
points

5 Driveway sight distance | O Figure 400'+ Met

VII-E

6 Driveway spacing

6a Same-side | O 11.216.d.1.d 312.35' near Met Near-curb to near-curb
curb to near refers to the start of the
curb for entering radius to the
south, start of the entering

radius.

greater than
315.52' for
north
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EXTERNAL SITE ACCESS AND OPERATIONS

No. Item Proposed Compliance Remarks

6b Opposite side | O 11.216.d.1.e | >288.35’ Met

7 External coordination (Road agency) Not - Ensure MOT is approved

indicated

8 External Sidewalk | Master Plan & N/A - No changes proposed
EDM

9 Sidewalk Ramps | EDM 7.4 & R-28-] N/A - No changes proposed

10 Any Other Comments: The NW driveway Wolfe Way at Main Street may have sight

distance concerns with vehicles parked in the parallel
parking spaces that are immediately adjacent to the

driveway.
INTERNAL SITE OPERATIONS
No. Item Proposed Compliance Remarks
11 Loading zone | ZO 5.4 None indicated N/A
12 Trash receptacle | ZO 5.4.4 None indicated N/A Applicant has indicated
that trash will be handled
via curbside pickup for
each of the residential
untis. The applicant has
indicated they are
reguesting a variance for
lack of a dedicated trash
receptacle.
13 Emergency Vehicle Access Turning Met
movements
provided
14 Maneuvering Lane | ZO 5.3.2 N/A - No parking lots proposed
15 End islands | ZO 5.3.12
15a Adjacent to a travel way = N/A -
15b Internal to parking bays = N/A -
16 Parking spaces | Z0 5.2.12 Indicated Met
17 Adjacent parking spaces | ZO <15 spaces Met
5.5.3.C.iL.i
18 Parking space length | ZO 5.3.2 19 Met
19 Parking space Width | ZO 5.3.2 9 Met
20 Parking space front curb height | 6" at Met
205.32 perpendicular 19’
spaces
21 Accessible parking — number | ADA = 9 spaces Met
22 Accessible parking — size | ADA 8’ wide with 5’ Met

and 8’ aisles

>
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INTERNAL SITE OPERATIONS

No. Item Proposed Compliance Remarks
23 Number of Van-accessible space| 4 Met
ADA
24 Bicycle parking
24a Requirement | ZO 5.16.1 = 44 spaces Met
24b Location | ZO 5.16.1 | Indicated Met Covered parking near

important areas of site,
and clusters of parking
spaces distributed
around the site.

24c Clear path from Street | ZO 5.16.1 5’ Not Met 6’ clear path required,
sidewalks are
dimensioned as 5'.

24d Height of rack | ZO 5.16.5.B | 3’ Met
24e Other (Covered / Layout) | ZO | Inverted “U” racks Met Covered parking
5.16.1 indicated, 12 provided near mailboxes
covered and play area, 27%
covered parking
provided, meeting 25%
ordinance requirement.
25 Sidewalk — min 5’ wide | Master Some 5, some Inconclusive Dimension all sidewalk
Plan not indicated widths, several appear
smaller than 5/,
particularly to condo
front doors.
26 Sidewalk ramps | EDM 7.4 & R-28-  Indicated Met
J
27 Sidewalk — distance back of curb | 5 Met Applicant has provided 5’
EDM 7.4 offset from curbed
roadway.
28 Cul-De-Sac | O Figure VIII-F None proposed None required Stub street less than
150'.
29 EyeBrow | O Figure VII-G N/A
30 Minor/Major Drives | ZO 5.10 24’ and 28’ drives = Not Met Applicant is requesting a
indicated variance for
perpendicular parking on
a major drive for the ADA
accessible parking at the
mailboxes on Steinbeck
Circle.
31 Any Other Comments:
SIGNING AND STRIPING
No. Item Proposed Compliance REINEE
32 | Signing: Sizes | MMUTCD Included Met
33 | Signing table: quantities and Included Met

sizes
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SIGNING AND STRIPING
No. Item Proposed Compliance REINEE
34 | Signs 12" x 18” or smaller in Included Met
size shall be mounted on a
galvanized 2 Ib. U-channel
post | MMUTCD
35 | Signs greater than 12" x 18" Included Met
shall be mounted on a
galvanized 3 Ib. or greater U-
channel post | MMUTCD

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

from the face of the curb or
edge of the nearest sidewalk
to the near edge of the sign |
MMUTCD
38 | FHWA Standard Alphabet Included Met
series used for all sign
language | MMUTCD
39 | High-Intensity Prismatic (HIP) | Included Met
sheeting to meet FHWA retro-
reflectivity | MMUTCD
40 | Parking space striping notes Included Met
41 | The international symbol for Included Met
accessibility pavement
markings | ADA
42  Crosswalk pavement marking = Included Met Add to detail the color of the
detail crosswalk markings.

43 | Any Other Comments:

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

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

Sincerely,
AECOM
% % 7%7@,‘\ /\)Cuuﬂl— K. W 6/5‘"““‘ QZ
Patricia Thompson, EIT _Paula K. Johnson, PE Saumil Shah, PMP
) . Senior Transportation Engineer .
Traffic Engineer Project Manager
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mith

May 11, 2021

Ms. Barbara McBeth

City Planner

Department of Community Development
City of Novi

45175 W. Ten Mile Road

Novi, Michigan 48375

RE: The Townes at Main Street JSP20-0035
Wetland Review of Preliminary Site Plan
MSG Project No. N1030024

Dear Ms. McBeth:

The Mannik & Smith Group, Inc. (MSG) completed a project site inspection relative to Sheet 2, Boundary Survey and
Existing Conditions Plan and Sheet 3, Overall Site Plan of the Preliminary Site Plan for The Townes at Main Street
prepared by Seiber, Keast Engineering, LLC dated April 7, 2021 (the PSP). The project site is located south of
Grand River Avenue and east of Novi Road in Section 23. The parcel numbers associated with the project site are
50-22-23-151-013 (Parcel 1), 50-22-23-151-039 (Parcel 2), and 50-22-23-176-035 (Parcel 3). Collectively, Parcels 1,
2, and 3 are referred to as the Site in this document. The PSP depicts redevelopment of the Site with multiple
improvements including 32 multi-unit residential buildings and associated private roads.

Published Data

MSG reviewed The City of Novi Wetlands Maps and the Michigan Department of Environment, Great Lakes, and
Energy (EGLE) Wetlands Map Viewer for the project site. The project site contains a portion of a City of Novi
Regulated Wetland near the eastern-central limit of Parcel 2, where a storm water detention basin is located (Figure
1). Wetland (hydric) soils are also identified by EGLE on the Part 303 Wetlands Inventory at and around the storm
water detention basin (Figure 2). Other wetland conditions are not identified by the City of Novi or EGLE at the Site.

MSG Wetland Boundary Verification

The PSP depicts the locations of five wetlands on the Site that are identified as Wetlands M through Q. The PSP
also appears to identify the storm water detention basin as Wetland L. MSG visited the Site on April 22, 2021 to
evaluate the accuracy of the PSP’s depiction of wetlands on the Site. The observed conditions at the Site generally
consisted of vacant land predominantly covered with herbaceous vegetation (mown grass) and sparse trees, with
more densely wooded areas generally located in the eastern portions of Parcels 1 and 2 and the western portion of
Parcel 3. Wetland delineation markers (numbered pink ribbon) were observed that corresponded to the perimeters of
Wetlands M through Q as depicted on the PSP. Selected inspection photographs are found at the end of this letter.

TECHNICAL SKILL.

2365 Haggerty Road South, Canton, Michigan 48188  Tel: 734.397.3100  Fax: 734.397.3131  www.MannikSmithGroup.com



Proposed Impacts and MSG Recommendations
MSG summarized the area of wetland and buffer impact below, based on notes in the Site Plan.

Wetland ID " Wetland Impact Area (Acre) ' Wetland Buffer Impact Area (Acre)
L 0.004 0.029
M 0.014 0.133
N 0.313 0.589
0 0.036 0.156
P 0.008 0.092
Q 0.031 0.149
Total - 0.406 | 1.148

The PSP proposes to impact a total of 0.406-acre of wetland and 1.148-acre of wetland buffer.
1.

o

w

>

EGLE typically regulates wetlands within 500-feet of an inland lake, pond, stream, or river, and isolated
wetlands greater than 5 acres in size.

e Based on the City of Novi Wetlands Maps and the PSP, it appears the storm water detention basin
(a.k.a. Wetland L) is directly connected to a tributary of the Walled Lake Branch of the Middle Rouge
River (Figure 3).

e Based on MSG'’s review of historical aerial images of the Site, the detention basin is not a recently
engineered feature. The current basin appears to be a natural formation that has been present and in
communication with Walled Lake Branch of the Middle Rouge River since at least the 1940s (Figure 4).

e In addition, Wetlands M through Q are within 500 feet of the detention basin.
o Therefore, it appears likely all of the identified wetland areas would be regulated by EGLE.

MSG recommends that the applicant obtain verification from EGLE regarding state jurisdictional status. In
the event EGLE determines the wetlands are not regulated by the State, MSG will evaluate the essentiality
of the wetlands.

Wetlands L through Q consist of emergent and scrub-shrub wetlands. Accordingly, mitigation would be
required at a ratio of 1.5:1. Submittal of a wetland mitigation plan would be required. Pursuant to the City
Ordinance, “Mitigation shall be provided onsite where practical and beneficial to the wetland resources. If
onsite mitigation is not practical and beneficial, mitigation in the immediate vicinity, within the same
watershed, may be considered. Mitigation at other locations within the city will only be considered when the
above options are impractical.”

Fill volumes for wetland impacts are not clearly identified on the PSP. Areas of proposed wetland and buffer
impacts should be double-checked for accuracy.

Although the habitat quality is not high for Wetlands M through Q and their associated natural features
setbacks, MSG recommends the applicant include replacement native plantings, including trees and shrubs,
in the remaining setback areas, particularly in areas that have been cleared of non-native invasive species
per the applicant’s landscape plan.

Permits and Regulatory Status

The project as proposed requires a City of Novi Wetland Use Permit as well as an Authorization to Encroach into the
25-Foot Natural Features Setback for proposed impacts. The City requires compensatory wetland mitigation for
regulated impacts of 0.25-acre and greater, or contiguous to a lake, pond, river or stream. The proposed impacts
appear to meet one or both of these thresholds, so mitigation appears to be required according to the City’'s Wetland
Ordinance.

THE MANNIK & SmITH GROUP, INC. 2
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Item
Wetland Use Permit (specify Non-Minor or Minor)

Required/Not Required/Not Applicable
Minor, Required

Wetland Mitigation Required
Wetland Buffer Authorization Required
EGLE Wetland Permit Required

Wetland Conservation Easement

To be determined — dependent on EGLE review

Based on available information, MSG currently recommends approval of the Preliminary Site Plan for Wetlands
conditional upon the applicant satisfactorily addressing items 1 through 4 listed above.

Sincerely,
The Mannik & Smith Group, Inc.

L S
igas ek i

n
Environmental Scientist

UL&AM

John A. Freeland, PhD, SPWS
Senior Sciemfist

Gy
d%ww
Project Manager

CC: Lindsay Bell, City of Novi Planner
Christian Carroll, City of Novi Planner

Madeleine Daniels, City of Novi Planning Assistant

Rick Meader, City of Novi Landscape Architect

THE MANNIK & SmITH GROUP, INC.
N1030024.Wetland Review_Revised.Docx
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City of Novi Regulated Wetland & Woodland Map. Approximate Site boundary is shown in red. Regulated Wetland areas are shown in blue a
Woodland areas are shown in green.
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Figure 2 | EGLE Wetlands Viewer Map. Approximate Site boundary is shown in red.
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City of Novi Regulated Wetland Map. Approximate Site boundary is shown in red. Regulated Wetland areas

Figure 3 are shown in blue.
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SITE PHOTOGRAPHS
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Photo 2: View of a typical wetland delineation marker at the Site.
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Photo 4: View of central portion of Wetland N, facing west.
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Photo 5: View of Wetland O, facing northwest.

Photo 6: View of Wetland P, facing west.
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Photo 8: View of Site Parcel 3, facing northwest.
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FACADE REVIEW




Phone: (248) 880-6523
E-Mail: dnecci@drnarchitects.com
.. Web: drnarchitects.com

50850 Applebrooke Dr., Northville, MI 48167

December 19, 2021 Facade Review Status:
] ) ) Conditionally Approved,
City of Novi Planning Department Section 9 Waiver Recommended

45175 W. 10 Mile Rd.
Novi, Ml 48375-3024

Attn: Ms. Barb McBeth — Director of Community Development

Re: FACADE ORDINANCE REVIEW - Fagade Ordinance, Preliminary Site Plan
The Townes at Main Street, JSP21-35
Facade Region: 1, Zoning District: TC

Dear Ms. McBeth:

This Facade Review is based on the drawings prepared by Pulte Homes, dated 1/25/19.
The project consists of 6 building types with from 3 to 8 units per building. Only the 4-
unit building was provided for this review. The sample board required by Section
5.15.4.D of the Facade Ordinance has been provided in the form of a colored image,
titled Exterior Material Sample, dated 11/15/21. The sample board indicates Vinyl Siding
which is not permitted in Facade Region 1. Ordinance Sections 5.15 and 3.27.G are
applicable to this project. The percentages of materials proposed are as shown in the table
below. The maximum (and minimum) percentages of materials required by the
Ordinances are shown in the right hand columns. Materials that are in non-compliance
are highlighted in bold.

Ordinance 5.15

Buildings Facing Main St. Right Left ) Ordinance
Bldg's. 8-16) Front | Rear | qige | side | Maximum 327.G
( ) (Minimum) o
i 0 0 0, 0, 0, 0,
Brick 56% 20% 32% 32% 100% (30%) 509 Min.
Stone 24% 0% 0% 0% 50%
Asphalt Shingles 20% 20% 0% 0% 75%
Lap Siding (Note 1) 0% 55% 60% 60% 50%
Trim 8% 5% 8% 8% 15%

Note 1 - Vinyl Siding is not permitted in Fagade Region 1

Ordinance 5.15

Other Buidings Eront Rear Right Left Maximum Ordinance
(Bldg's. 1-7 & 17-32) Side Side (Minimum) 3.27.G
i 0, 0, 0, 0, 0 0,

Brick 20% 20% 32% 32% 100% (30%) 50% Min.
Stone 23% 0% 0% 0% 50%

Asphalt Shingles 20% 20% 0% 0% 75%

Lap Siding (Note 1) 33% 55% 60% 60% 50%

Trim 4% 5% 8% 8% 15%

Note 1 - Vinyl Siding is not permitted in Facade Region 1.

Page 1 of 2



Buildings 8-16 The applicant has made significant modifications to the previously
reviewed facades. The percentage of Brick and Stone on the front elevations of buildings
8 through 16 now exceeds 51% as required by Ordinance 3.27.G. The side elevations of
these buildings remains in non-compliance due to the underage of Brick and Stone (32%
vs. 51%). It is recommended that the amount of Brick be increased to approximately 51%
on the side elevations, particularly those facing Fitzgerald Ln. and the west elevations of
buildings 11 and 12.

Buildings 1-7 & 17-32 The applicant has made significant modifications to the
previously reviewed facades. The facades are essentially the same as Buildings 8-16,
except that Lap Siding is used above the second floor belt line on all facades. A section 9
Waiver is required for the underage of Brick and Stone and overage of Lap Siding on
these buildings. It is our recommendation that such a waiver is justified based on the
reduced level of visibility of these buildings.

Section 5.15.13 Context The applicant has changed the vinyl privacy fence to a 6’ high
Brick Privacy Fence. This will significantly improve the overall appearance of the
project. We repeat our prior comment that no gateway structures are proposed for any of
the 6 entrance points into the project. We believe that as a minimum, a gateway structure
at the west Main Street entrance would be appropriate for a project of this size and
character.

Summary - A section 9 Waiver is recommended for the underage of Brick and Stone and
overage of Lap Siding on buildings 1-7 and 17-32. This recommendation is conditional
upon the applicant increasing the percentage of Brick to 51% or greater on the side
elevations of Buildings 8-16, and changing the Vinyl Siding to Cement Fiber Siding, or
equal, on all buildings.

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

sociates, Architects PC
2
// 7
Lo /A e

Douglas R. Necci, AIA
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CITY COUNCIL

Mayor
Bob Gatt

Mayor Pro Tem
Dave Staudt

Andrew Mutch

Laura Marie Casey

Hugh Crawford

Justin Fischer

Julie Maday

City Manager

Peter E. Auger

Director of Public Safety
Chief of Police

David E. Molloy

Fire Chief
Jeffery R. Johnson

Assistant Chief of Police
Erick W. Zinser

Assistant Chief of Police
Scott R. Baetens

Assistant Fire Chief
John B. Martin

Novi Public Safety Administration
45125 Ten Mile Road

Novi, Michigan 48375
248.348.7100

248.347.0590 fax

cityofnovi.org

April 15, 2021

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

RE: The Townes at Main Street

PSP# 21- 0024

Project Description:

Build 32 multi-tenant buildings off of Mainstreet east of Novi Rd.

Comments:

All fire hydrants MUST be installed and operational prior to
any combustible material is brought on site. IFC 2015 3312.1
For new buildings and existing buildings, you MUST comply
with the International Fire Code Section 510 for Emergency
Radio Coverage. This shall be completed by the fime the
final inspection of the fire alarm and fire suppression
permits.

New Water mains and sizes MUST be put on the plans for
review.

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

No part of a commercial, industrial, or multiple residential
area shall be more than 300 feet from a hydrant. (D.C.S.
Sec. 11-68 (f)(1)c.1). If the buildings require a fire
suppression system, Fire department connections shall be
located on the street side of buildings, fully visible and
recognizable from the street or nearest point of fire
department vehicle access or as otherwise approved by the
code official. (IFC (2015 ed) 912.2.1).

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



e The minimum width of a posted fire lane is 20 feet. The
minimum height of a posted fire lane is 14 feet. (City of
Novi Ordinance Sec. 15-99(a)).

e  MUST provide documentation for the 3-unit, 5-unit, 6-unit, 7-
unit and 8-unit buildings. (Elevation plans, and floor plans).

Recommendation:
APPROVED WITH CONDITIONS

Sincerely,

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

cC: file
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April 21, 2022

City of Novi
45175 Ten Mile Road
Novi, Michigan 48375

Attention: Lindsay Bell, Senior Planner

Regarding: JSP 20-35 The Townes at Main Street
Preliminary Site Plan Review responses

In accordance with the Site Plan Review dated March 31, 2022, below are the applicant responses.
Our responses shown in blue.

Review Note: The existing site plan in effect for this and surrounding parcels, as approved by the City on
July 9, 2012, and associated easements are now reflected in the current plan. It is apparent that some of
those easements and agreements will need to be amended. All comments in the current review letter
are contingent on the applicant being able to amend those existing agreements/plans by all affected
parties. Understood. The applicant has engaged council to amend the agreements as necessary. The
agreements will be amended following Site Plan approval and will be completed prior to stamping set
approval. Applicant will provide a letter acknowledging their understanding that any approvals are subject
to the appropriate easement amendments. This sequence has been proposed to the City Aftorney.

Recommendation: Approval of Preliminary Site Plan is recommended with conditions. Thank you, we look
forward to discussing the plan with the City of Novi Planning Commission on April 27,2022.

Ordinance Requirements: (items requiring responses only)

1. Density and Total Number of Rooms:
In the latest submittal, the one unit on the north side of Building 23 has been removed. The applicant
has shiffed Buildings 29 and 30 fo the north in order to provide the required greenbelt buffer along Trans-
X Drive. Correct, one unit removed and required greenbelt provided. Thank you for the suggestion.

2. Building Setback (Section 3.6.2.H.i.a): Staff supports the variance requested. No response required.

3. Parking Setback Screening (Section 3.6.2.P): No variance is needed. No response required.

4. Total Parking Required and Proposed: The applicant is providing 608 parking spaces, which is an
excess of 224 spaces or 58% over the requirement. No response required.

5. Town Center Amenities The screening wall in has been raised. Correct. Thank you for the suggestion

Benches have been added and a gazebo is now proposed. Correct. Thank you for the suggestion

Maintenance/replacement of existing planters should be detfailed in the Final Site Plan submittal.

Maintenance or replacement of existing planters, if required, will be detailed during final engineering.

6. Road Standards. A variance for perpendicular parking has been requested. No response required.

7. Buffer from Industrial: The screening wall in has been raised. Correct. Thank you for the suggestion.

8. Sidewalk Placement: The sidewalks along the drives have been relocated. No response required.

9. Phasing Plan: Additional details will be required at Final Site Plan. No response required.

10. Street Names: Approved Street names are now reflected on the plan. No response required.

11. Wetland Impacts: Details of the mitigation plans will be required with Final Site Plan submittal. Agreed.

12. Conservation Easements: Conservation easements are required with Final Site Plan submittal. Agreed.

13. Property lines: The Master Deed would need to be approved prior to Final Stamping Set. Agreed.

14. Off-site concerns: The applicant has provided a plan showing the existing easements and agreements.
Some will need to be amended to accommodate the current plans for the property. Understood. The
applicant has engaged council fo amend the agreements as necessary. The agreements will be
amended following Site Plan approval and will be completed prior to stamping set approval. Applicant
will provide a letter acknowledging their understanding that any approvals are subject to the

appropriate easement amendments. This sequence has been proposed to the City Attorney.
49287 WEST ROAD, WIXOM, MI 48393 PHONE: 248.773.7656 FAX: 866.690.4307
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15. Paul Bunyan Drive Easements: The applicant should verify whether they have a legal obligation to retain
that ingress/egress route. Provide any documentation to support your findings. The applicant has
engaged council fo amend the agreements as necessary.

16. Electrical Poles: Applicant indicates electrical service will be relocated below grade. No response
required.

17. Photometric Plan (Section 5.7): If light levels in surface parking areas and along walkways are not
increased to the minimum standard of 0.2 fc, variances from the Zoning Board of Appeals will be
required. Lighting levels meet ordinance standards at all entry points to the units. Variance requested. It
is not practical or desirable to illuminate all the walks throughout the entire development. The main
street Townes area is well lit.

18. Planning Review Chart: Please refer to Planning Review chart for additional comments that need to
be addressed. See planning review chart responses.

19. Staff encourages the applicant to reach out to adjacent property owners to share their development
plans. The applicant should include any signed agreements with neighboring parcels that would
allow the changes proposed to existing parking and access drives. The applicant has engaged council
to amend the agreements as necessary.

Other Reviews:

Engineering Review: Engineering is recommending approval Thank you.

Landscape Review: Landscape recommends conditional approval in Planning Letter. Thank you. We have
discussed the landscaping conditions with Rick Meader and we are confident we can address his remaining
concerns during final engineering.

Wetlands Review: Wetlands recommends approval. Thank you.

Traffic Review: Traffic recommends approval. Thank you.

Traffic Study: a waiver of the full study is supported. Thank you.

Facade Review: Fagade recommends conditional approval. Thank you. If the vinyl siding is changed to
cement fiber siding, and minimum 51% brick on side elevations of buildings 8-16, a Facade Waiver can be
supported Applicant agreed to change to cement siding and increase brick percentage.

Fire Review: Conditional approval of the Preliminary Site Plan is recommended. Thank you.

STREET AND PROJECT NAME Project and the street names have been approved Thank you.

Next Step: The Preliminary Site Plan, Phasing Plan, Wetland Permit and Stormwater Management Plan
will be scheduled to go before the Planning Commission for public hearing on April 27, 2022. Please provide
the following via email or download link by April 21, 2022:

1. 2nd Revised Preliminary Site Plan submittal in PDF format. NO CHANGES MADE. PDF provided, attached.
No changes made.

2. Aresponse letter addressing ALL the comments from ALL the review letters and specifically request
any waivers and variances as you see fit. These would be used to prepare the motion sheets.
Response letter provided addressing all comments. Waiver summary follows, next sheet.

3. A colorrendering of the Site Plan (optional, to be used for Planning Commission presentation). Color
Rendering provided, attached.

4. Facade material board. Material Board provided.

49287 WEST ROAD, WIXOM, Ml 48393 PHONE: 248.773.7656 FAX: 866.690.4307
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Waiver Request Summary:
Building Setback (Section 3.6.2.H.i.a): Where the TC-1 District abuts a residential district, the minimum building
setback from the property line is required to be 3 feet for each foot of building height. Along the southeastern
property line, this would require a 117-foot setback where the property abuts the RM-2 district. As noted by
the applicant, the use proposed on this property (residential townhomes) is identical to the use existing in the
RM-2 District (residential townhomes). Staff supports the variance requested to allow a minimum 20-foot
building setback because the use proposed matches the existing adjacent use. A waiver is requested.

Road Standards (Sec. 5.10): The Ordinance states a private drive network within a multiple-family
development shall be built to the City’s Design and Construction Standards for local streets (28-feet back-
to-back width). Major drives are defined as a principal internal loop drive or cul-de-sac drive that has
direct access to an exterior public road. Minor drives, which intersect off the major drives and have a
maximum length of 600 feet, may be 24 feet width. Angled and perpendicular parking spaces may be
accessed directly from a minor drive, but not from a major drive. The proposed street network shows one
street that meets the definition of a minor drive — Orwell Street. The other streets proposed meet the definition
of a major drive, with the width now meeting the 28-foot standard. A variance will be required for
perpendicular parking areas accessed directly from Salinger Circle. A waiver is requested.

Photometric Plan (Section 5.7): A lighting plan is now provided, which shows that the lighting proposed does not
meet minimum illumination standards of the Ordinance. If light levels in surface parking areas and along
walkways are not increased to the minimum standard of 0.2 fc, variances from the Zoning Board of Appeails
will be required. Planning Commission support for a variance from the Zoning Board of Appeals is
requested.
Required Conditions (Sec.5.7.3.E) Average light level of the surface being lit to the lowest light of the surface
being lit shall not exceed 4:1. Due to 0.0 fc levels the ratio is shown as N/A; Variance from the ZBA is required.
Planning Commission support for a variance from the Zoning Board of Appeals is requested.

Min. [llumination (Sec. 5.7.3.k) Parking areas: 0.2 min Proposed: 0.0 fc Minimum illumination standards are
not met for parking areas and walkways. Variance from ZBA is required_Planning Commission support

for a variance from the Zoning Board of Appeals is requested.

Walkways: 0.2 min proposed: 0.0 fc Minimum illumination standards are not met for parking areas and
walkways. Variance from ZBA is required_Planning Commission support for a variance from the

Zoning Board of Appeals is requested.

Setback from Residential District (Sec 3.6.2.H) Where a use abuts a residential district, the minimum building setback
distance shall be 3 feet for each foot of building height. Building height of 39 would require setback of 117. This setback
would apply to units adjacent to RM-2 district — Applicant requests a waiver as the use proposed is the same as
existing use in RM-2 district

Wetland/Watercourse (Sec3.6.2.M) Applicant requests waiver to permit off-site wetland mitigation within the City

Facade materials (Sec. 3.27.1 G) Applicant requests a section 9 Waiver for the underage of Brick and Stone and
overage of Lap Siding on buildings 1-7 and 17-32. Staff conditionally supports this waiver upon the applicant
increasing the percentage of Brick to 51% or greater on the side elevations of Buildings 8-16, and changing the Vinyl
Siding to Cement Fiber Siding, or equal, on all buildings. Applicant states cement fiber siding will replace prohibited
vinyl siding, and Buildings 8-16 shall have minimum 51% brick on side elevations. A waiver is requested.

Number of Rooms and Area of Parcel (Sec. 4.82.2.4) TC/TC-1, Multiple Family, and Mixed-Use. Total number of
rooms shall not have more than the area of the parcel in square feet, divided by a factor of 1200. For 17.68 acres :
770,141 sq. ft. / 1200 = 642 rooms permitted. *5 rooms/unit x 193 units = 965 rooms. Description of units provided
indicates they would be considered 5 rooms under the ordinance definition — flex room and “optional loft. Allowing

49287 WEST ROAD, WIXOM, Ml 48393 PHONE: 248.773.7656 FAX: 866.690.4307
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increase in number of rooms (Sec. 4.82.2.B) Planning Commission (for sites <5 acres) or City Council (for sites >5
acres) can approve increase in number of rooms subject to conditions listed in Sec. 4.82.2.b. The increase cannot
exceed more than two times the rooms otherwise allowed. Max. Allowed: 1,284 rooms Proposed: 965 Applicant
requests a waiver

LANDSCAPE WAIVERS:

Lack of landscaped berms provided between site and commercial property to north, east and
west for the north section and commercial and the |-2 property on the west side of the south
section — supported by staff

A waiver is requested.

Deficiency in greenbelt width along Trans X — supported by staff

A waiver is requested.

Deficiency in greenbelt frees along Trans X — supported by staff.

A waiver is requested.

Deficiencies in foundation landscaping on sides of buildings facing internal drives — supported.

A waiver is requested.

Use of subcanopy trees for more than 25% of the unit landscaping trees provided — supported by
staff for 30%_A waiver is requested.

Deficiencies in unit landscaping frees proposed due to lack of space provided for all required trees
(slightly less than 50% of the required frees are provided) — not supported by staff_A waiver is

requested.
Deficiency in greenbelt trees along the south side of Main Street — not supported by sfaff A waiver is

requested.

49287 WEST ROAD, WIXOM, Ml 48393 PHONE: 248.773.7656 FAX: 866.690.4307
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Exterior Package - The Townes at Main Street
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ACTION SUMMARY
CITY OF NOVI
Regular Meeting
April 27, 2022 7:00 PM
Council Chambers | Novi Civic Center
45175 W. Ten Mile (248) 347-0475

CALL TO ORDER

The meeting was called to order at 7:00 PM.

ROLL CALL

Present: Member Becker, Member Dismondy, Member Lynch, Chair Pehrson,
Member Roney, Member Verma

Absent — Excused: Member Avdoulos

Staff: Barbara McBeth, City Planner; Tom Schultz, City Attorney; Lindsay
Bell, Senior Planner; Rick Meader, Landscape Architect; Victor
Boron, Plan Review Engineer; Douglas Repen, Environmental
Consultant; Doug Necci, Facade Consultant

APPROVAL OF AGENDA

Motion to approve the April 27, 2022 Planning Commission Agenda. Motion carried
6-0.

CONSENT AGENDA - REMOVALS AND APPROVALS

1. SCENIC PINES, JSP18-76
Approval of the request of Singh Development LLC for a one-year extension of the Final
Site Plan (15t request). The subject property is located south of South Lake Drive and
east of West Park Drive in the R-4, One-Family Residential Zoning District and Section 3
of the city. The site plan proposes a 25-unit residential site condominium utilizing the
One-Family Cluster Option. Final Site Plan approval was granted May 20, 2020.

Motion to approve the one-year Final Site Plan extension for JSP18-76 Scenic Pines.
Motion carried 6-0

PUBLIC HEARINGS

1. TOWNES OF MAIN STREET JSP 20-35

Public hearing atf the request of Singh Development for JSP 20-35 Townes of Main Street
for recommendation to the City Council for approval or denial of Preliminary Site Plan,
Phasing Plan, Wetland Permit, and Storm Water Management Plan. The subject property
iszoned TC-1 (Town Center One) and is approximately 17.7 acres. It is located north and
south of Main Street, east of Novi Road, in Section 23. The applicant is proposing a
multifamily development with 192 townhouse-style apartments. The site improvements
include a private street network, surface parking, and related open space amenities.
The applicant is proposing construction in three phases.




In the matter of Townes at Main Street JSP20-35, motion to recommend approval to City
Council the Preliminary Site Plan based on and subject to the following:

1.

10.

11.

The applicant shall provide a fully signed and recordable amendment to the Main
Street Area Reciprocal Parking, Access, Stormwater, and Public/Private Utilities
Agreement, and any other documents identified by the City Attorney’s office, in a
form and manner acceptable to the City before or at the time of final site plan
submittal to assure that all parties to those existing agreements are amenabile to the
changes proposed by the applicant. This preliminary site plan approval (and all
related land development approvals) is null and void in the event such document(s)
is not provided when and as required, and no final site plan will be approved by the
City unless such document(s) is provided to the City.

City Council determination per Section 4.82.2.b. for allowing an increase of maximum
number of rooms allowed (642 allowed, 960 proposed) based on the following
findings:

i) That an increase in total number of rooms is compatible with adjacent uses
of land in terms of location, size, character, and impact on adjacent
property or the surrounding neighborhood.

i) That an increase in total number of rooms is compatible with adjacent uses
of land in terms of location, size, character, and impact on adjacent
property or the surrounding neighborhood.

Waiver of the requirement to submit a Traffic Impact Statement, as the 2018 Traffic
Impact Statement prepared by AECOM included this area in its assumptions.

A section 9 waiver for the following deviations is hereby granted, as the overall
appearance of the buildings would not be significantly improved by strict application
of the percentage listed in the Ordinance, and the more prominent facades along
Main Street will meet the standards:

a. not providing the minimum required brick and stone (50% required) on the
front (43% proposed) and side (32% proposed) facades for Buildings 1-7 and
17-32 and rear (20% proposed) facades for all buildings.

b. exceeding the maximum allowed percentage of lap siding (50% allowed) on
side (buildings 1-7 and 17-32 only) and rear (all buildings) facades (proposed:
side - 60% and rear - 55%), provided vinyl siding is not permitted;

c. not providing the minimum required brick (30% required) on the front
elevations for Buildings 1-7 and 17-32 (20% proposed).

d. not providing the minimum required brick (30% required) on the rear
elevations for all buildings (20% proposed);

Landscape waiver from Sec. 5.5.3.B.ii for lack of berm between the site and adjacent
commercial and industrial uses as the applicant proposes a brick wall to provided
alternate screening;

Landscape waiver from Sec. 5.5.3.B.ii for reduction in required greenbelt width and
number of trees along Trans-X Drive;

Landscape waiver from Sec. 5.5.3.B.ii for deficiency in required greenbelt trees along
the south side of Main Street due to conflicts with underground uftilities;

Landscape waiver from Section 5.5.3.F.ii to allow a reduction in the total number
multifamily unit trees provided (576 required, 287 provided) with the condition that
15% of the total unit trees are substituted with fruiting/flowering shrubs (at a ratio of 6
shrubs/tree = 518 shrubs) are added to the plans;

Landscape waiver from Sec 5.5.3.D. for deficiency in foundation landscaping
coverage along the interior drives as landscaping added to sides of buildings makes
up for the shortage;

Landscape waiver from Sec. 5.5.3.E.ii. for the use of subcanopy trees up to 30% of the
unit landscaping trees (25% maximum required) as there is limited room for canopy
trees;

Waiver from section 5.7.3.E. to allow an increase of average to minimum light level



ratio for the site (4:1 maximum allowed, 4.81 provided).
12. Waiver from section 5.7.3.K for not meeting the minimum light levels in various parking
and walkway areas (0.2-foot candles required, some areas 0.0 foot candles);
13. The followings would require Zoning Board of Appeals approval:
a. variance from section 3.6.2.H to allow a 20-foot building setback adjacent to
RM-2 District (117 feet required).
b. variance from section 5.10 to allow perpendicular parking on a major drive.
14. The findings of compliance with Ordinance standards in the staff and consultant
review letters and the conditions and the items listed in those letters being addressed
on the Final Site Plan.
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. Motion carried 6-0.

In the matter of Townes at Main Street JSP20-35, motion to approve the Phasing Plan
based on and subject to 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. 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. Motion carried 6-0.

In the matter of Townes at Main Street JSP20-35, motion to approve the Wetland Permit

based on and subject to the following:

a. The off-site wetland mitigation plans showing mitigation to be constructed within the
City of Novi in accordance with Chapter 12 of the Code of Ordinances being
provided in the Final Site Plan submittal,

b. 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;

This motion is made because the plan is otherwise in compliance with Chapter 12 of the

Code of Ordinances and all other applicable provisions of the Ordinance. Motion carried

6-0.

In the matter of Townes at Main Street JSP20-35, motion to approve the Stormwater
Management Plan based on and subject to the findings of compliance with Ordinance
standards in the staff and consultant review letters, and the conditions and items listed in
those lefters being addressed on the Final Site Plan. 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. Motion carried 6-0.

MATTERS FOR CONSIDERATION
1. APPROVAL OF THE APRIL 13, 2022 PLANNING COMMISSION MINUTES

Motion to approve the April 13, 2022 Planning Commission Meeting Minutes. Motion
carried 6-0.

ADJOURNMENT

Motion to adjourn the April 27, 2022 Planning Commission meeting. Motion carried 6-0.

The meeting adjourned at 8:12 PM.

*Actual language of the motion subject o review.
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MINUTES
CITY OF NOVI
Regular Meeting
April 27, 2022 7:00 PM
Council Chambers | Novi Civic Center
45175 W. Ten Mile (248) 347-0475

CALL TO ORDER

The meeting was called to order at 7:00 PM.

ROLL CALL

Present: Member Becker, Member Dismondy, Member Lynch, Chair Pehrson,
Member Roney, Member Verma

Absent — Excused: Member Avdoulos

Staff: Barbara McBeth, City Planner; Tom Schultz, City Attorney; Lindsay
Bell, Senior Planner; Rick Meader, Landscape Architect; Victor
Boron, Plan Review Engineer; Douglas Repen, Environmental
Consultant; Doug Necci, Facade Consultant
PLEDGE OF ALLEGIANCE

Member Lynch led the meeting attendees in the recitation of the Pledge of Allegiance.

APPROVAL OF AGENDA

Motion made by Member Verma and seconded by Member Becker.

VOICE VOTE TO APPROVE THE APRIL 27, 2022 PLANNING COMMISSION AGENDA MOVED BY
MEMBER VERMA AND SECONDED BY MEMBER BECKER.

Motion to approve the April 27, 2022 Planning Commission Agenda. Motion carried
6-0.

AUDIENCE PARTICIPATION

Chair Pehrson invited members of the audience who wished to address the Planning Commission
during the first audience participation to come forward.

Dorothy Duchesneau, 125 Henning Drive, said | would like to thank the developer of Scenic Pines
for not clear cutting the property while they decide if it is feasible to go forward. We have seen
that happen too many times in the city. On the other hand, | would like to ask what the near-
term plan is for the two homes on Pembine Street that were purchased to make up the Scenic
Pines development. About two years ago, one of the renters was asked to move based on the
development going forward. The other left this spring. Having two deteriorating, vacant homes
in our small subdivision of only two streets does not improve the looks or increase the values of
any of the neighboring homes. If they are not going to be maintained as rentals, please tear
them down sooner rather than later, like what was done at the 210 Buffington property.



Seeing that nobody else wished to participate, Chair Pehrson closed the first public participation.

CORRESPONDENCE
1. CITY OF FARMINGTON HILLS: INTENT TO PLAN

City Planner McBeth said included in your packet is a notice from the City of Farmington Hills of
their intent to prepare a master plan, similar to what was sent out for our Master Plan update.
COMMITTEE REPORTS

There were not any committee reports.

CITY PLANNER REPORT
City Planner McBeth had nothing to report.

CONSENT AGENDA - REMOVALS AND APPROVALS

1. SCENIC PINES, JSP18-76
Approval of the request of Singh Development LLC for a one-year extension of the Final
Site Plan (1strequest). The subject property is located south of South Lake Drive and east
of West Park Drive in the R-4, One-Family Residential Zoning District and Section 3 of the
city. The site plan proposes a 25-unit residential site condominium utilizing the One-Family
Cluster Option. Final Site Plan approval was granted May 20, 2020.

Motion made by Member Lynch and seconded by Member Becker.

ROLL CALL VOTE TO APPROVE THE ONE-YEAR FINAL SITE PLAN EXTENSION FOR JSP18-76 SCENIC
PINES MOVED BY MEMBER LYNCH AND SECONDED BY MEMBER BECKER.

Motion to approve the one-year Final Site Plan extension for JSP18-76 Scenic Pines.
Motion carried 6-0.

PUBLIC HEARINGS

1. TOWNES OF MAIN STREET JSP 20-35

Public hearing atf the request of Singh Development for JSP 20-35 Townes of Main Street
for recommendation to the City Council for approval or denial of Preliminary Site Plan,
Phasing Plan, Wetland Permit, and Storm Water Management Plan. The subject property
is zoned TC-1 (Town Center One) and is approximately 17.7 acres. It is located north and
south of Main Street, east of Novi Road, in Section 23. The applicant is proposing a
multifamily development with 192 townhouse-style apartments. The site improvements
include a private street network, surface parking., and related open space amenities.
The applicant is proposing construction in three phases.

Senior Planner Bell said the subject property is approximately 17.7 acres and is located north
and south of Main Street, east of Novi Road in Section 23. The parcels are currently vacant. The
property is zoned Town Center-1, with the same zoning surrounding it, except on the south which
abuts |-2 General Industrial zoning. The industrial area to the south fronts on Trans-X Road and is
used by a trucking facility. The area to the north fronts on Grand River Avenue and is developed
with commercial uses. The east of the southern area is developed with Main Street Village, a
multifamily tfownhouse community zoned RM-2. To the east on the north side of Main Street is
the Atrium building, which contains restaurants, offices, and commercial businesses. Properties
fo the west front on Novi Road and are developed with commercial uses. The Future Land Use
map indicates Town Center Commercial for the subject property and all areas surrounding it.
The recommended density in the Master Plan for Land Use is 20 dwelling units per acre in this



area. The applicant is proposing to develop 32 tfownhouse-style buildings containing 192 multi-
family residential units. The effective density is 10.8 dwelling units per acre. Parking would be
provided in ground-level direct-entry garages. Small bays of additional parking spaces are
proposed in a few locations. A private street network is proposed to connect the development
to Main Street, Trans-X, and Sixth Gate. Sidewalks are provided throughout the development.
The required open space is provided. Green space amenities include a playground in the
southern central area, a gazebo and benches near the eastern pond, and a central common
area promenade on the north side. A brick screening wall would provide a buffer to the
surrounding industrial and commercial uses. The project is proposed to be developed in three
phases, with the first phase consisting of buildings 12-22 on the south side of Main Street. Phase
2 would include buildings 23-34 south of phase 1. The third phase would consist of all the
buildings north of Main Street.

Senior Planner Bell went on to say for this project the applicant is requesting several waivers as
well as some variances that will need to be approved by the Zoning Board of Appeals. City
Council can make a determination to approve the requested increase in the number of rooms
allowed, up to a maximum of two times the number otherwise allowed. The applicant’s plans
indicate 960 rooms are proposed whereas 642 rooms are allowed if not increased by Council.
There are 7 landscape waivers detailed in the suggested motion, 5 of which are supported by
staff. The Planning Commission is asked in item 8 to choose between option a, which is the
applicant requested waiver to reduce the number of multifamily unit trees required by 50%, or
option b, the staff preferred waiver that would require the applicant to plant a numlber of shrulbs
to make up some of the deficiency in multifamily unit frees (which would bring it to effectively
65% of the requirement). Waivers for not meeting the lighting requirements are also requested.

Senior Bell continued to say the Facade review notes that in general the buildings are consistent
with the intent and purpose of the Facade Ordinance. The applicant has agreed to modify the
facades so that the buildings facing Main Street, which will be most visible to the public, will be
in compliance except on the rear elevation. The requested Section 9 waivers for underage of
brick or brick and stone, and overage of Lap siding are not along the public roadways and the
overall appearance of the buildings would not be significantly improved by strict application of
the percentage listed in the Ordinance. The applicant has provided a facade board with the
proposed materials. A wetland delineation indicated there are small wetland areas on the site,
which will be permanently impacted by the proposed development. Total impact area is 0.40
acre, which will require mitigation. The applicant indicates this mitigation will be constructed
off-site at a location within the City on a parcel or parcels owned by the applicant. Detailed
mitigation plans will need to be reviewed at the time of Final Site Plan submittal to ensure they
meet the ordinance requirements. The variances to be considered by the ZBA include allowing
a reduction in the required side yard building setback adjacent to the RM-2 District to 20-feet
where it abuts a residential district. This is supported since it is essentially the same use. The other
variance would allow perpendicular parking along a major drive: Salinger Circle. Staff notes
that there are legal agreements in place between adjacent property owners for parking, ufilities
and access that impact this property. Those easements and agreements require amendments
in order to allow the proposed development to proceed. The first condition of the suggested
motion states that those amendments must be provided and approved before the City will
approve the final site plan.

Senior Planner Bell concluded by saying all reviewers are recommending approval or
conditional approval if the requested waivers and variances are granted and the other
conditions are met. The Planning Commission is asked fo hold the public hearing and consider
making a recommendation to City Council to either approve or deny the Preliminary Site Plan,
Phasing Plan, Wetland Use Permit, and Storm Water Management Plan. The City’'s wetland and
facade consultants are also here, along with staff, to answer any questions you may have. The
applicants Todd Rankine from Singh Development, Mike Noles with the Umlor Group, and Jason



Emerine with Seiber Keast are here to tell you more about their project.
Chair Pehrson invited the applicant to address the Planning Commission.

Todd Rankine, with Singh Development, said we think this project is great for this locatfion to
complete the downtown area. We also think that the addition of this type of use and residential
foot traffic will greatly enhance the commercial uses that are already in place. With me tonight
are Mike Noles and Jason Emerine. Mike will be giving the presentation for us tonight.

Mike Noles, with the Umlor Group, said we are extremely proud of this project, and we hope we
can count on your support. This project will bring an exciting, modern addition to the Main Street
area. The City of Novi has been regularly recognized as one of the best places to live in
Michigan due to the wide variety of commercial and recreational amenities, the great schools,
and the unmatched municipal services. A decade ago, the city noticed that it was lacking a
core downtown area. The Main Street area was determined to be the core area of the
downtown. The city’'s Town Center Area Study was approved by the Planning Commission on
March 26, 2014. This study is the backbone for the proposal that you have before you tonight.
In the study, the city described a vision that includes features common to other downtown
areas. Quoting from the study, “The development of the Town Centfer area will create a
dynamic, atftractive city core that provides residents and visitors with unique opportunities to
partficipate in active community life and meet their needs for goods, service, housing, and
entertainment.” Several steps foward this goal have been achieved over the years, remodeling
of the shopping center and inclusion of attractive streetscapes in several sections of the Novi
and Grand River intersection. The Town Center provides a strong tax base for the city, but it also
provides many jobs. Some of the business near Main Street have struggled recently; increasing
the permanent residencies in the area will increase business.

Mr. Noles continued to say the project isin the heart of the TC-1 area. The site is currently vacant,
and the site is pedestrian accessible to intermixed uses in the surrounding area. For practical
reasons, we are requesting relief on a few of the standards, including flexibility in streetscape
and landscape design, room count, and some setbacks. We are also requesting a waiver from
providing on-site wetland mitigation, and we're proposing off-site mitigation; the applicant has
several other properties in the city that are being considered for this. In addition to the unique
physical features of the property, there are also some unique legal encumbrances including
easements and agreements that need to be untangled. The amended easements and
agreements are much less of a practical difficulty than an administrative one. Retained ufility
easements that are no longer needed can be found on several vacated roads in the city, such
as Paul Bunyan. The utilities for this project will be routed through the entire development, and
the old utility easements will have to be replaced with new ones. Likewise, the shared parking
agreements are minimally affected because the parking provided exceeds the requirement for
the site. There is no need to share parking with our neighbors anymore, so those agreements
must be amended. What we hope to do, with the help of City Atforney Tom Schultz, is to get
through the Preliminary Site Plan with your support and City Council's approval. Then we can
unwind those agreements once we have a plan that is approved in terms of density and layout.
It does not make sense to adjust those easements if the plan is not to be approved. Most of the
utility agreements are to benefit the city, and we are replacing those with the city.

Mr. Noles stated the proposal is consistent with the requirements to promote a city center style
development that encourages street vitality. Zoning calls for dense, multi-family housing. The
proposed density is 11 units per acre which is well below the maximum density 20 dwelling units
per acres permitted by Novi's future land use map approved in 2017. The site plan has been
modified several times over the past year. We have worked with city staff and consultants to
bring the best version possible before you. We are fortunate to come before you tonight with
unanimous recommendations for approval, albeit that two of them are conditional. These two



conditions are for facade and landscape. We are open to adding the shrubs along the side of
some of the units. There are some challenges to applying suburban landscape requirements to
a city center style development. One of those challenges, for example, down Main Street there
is a 36-inch storm sewer; you cannot plant a free on top of utilities like this, limiting the space
available to plant trees. Regarding the facade, one of the requirements was to modify the
architecture for all the units that face Main Street with 100 percent masonry — we have done
this. The remaining condition has to do with brick percentages on the sides of those same units.

Mr. Noles went on to say pedestrian amenities for this development are built into the
streetscape. We are truly creating a pedestrian-friendly environment. On my map, | show
covered and uncovered bike racks shown in stars. These are for-sale fownhomes, not
apartments. These residents will live and interact with Novi's city core to increase ifs vitality. Ms.
Bell mentioned the promenade; we're adding a gazebo for some additional capacity for folks
to gather in the core area. The promenade itself will have benches and a mail kiosk. The waiver
is needed for ADA parking spaces for everyone to be able to access the mail kiosk. There is also
a play area for residents with small children. In the open space calculations, balconies are
called out, which is within the Novi ordinance. These are private balconies, so each unit will
have a private outdoor area. Other units will have back patios if desired. While this is a very
compact development, there are also some private outdoor spaces for residents to enjoy. What
is displayed now is the masonry for the facade of the units along Main Street. The brick and the
shingles have been placed into the graphic to display the modern features that will make this
development feel urban. We have a flat roof look on these buildings from the street view
because the roofs themselves are not very steep.

Mr. Noles concluded by saying we feel that this development is within the vision of the city
center area. We have included all the amenities that the standard Novi development has and
more while creating a modern and urban feel to the design of the buildings. Thank you for your
time this evening, and we will be happy to answer any questions.

Chair Pehrson invited members of the audience who wished to participate in the public hearing
to approach the podium.

Mike Duchesneau, 1191 South Lake Drive, said | am glad to hear that Singh development is going
to the off-site wetland mitigation within the city. It's been a concern with many of the proposals
we've seen where applicants buy into a fund and put it elsewhere. The presentation said that
these homes would be for sale and not for rent; as you've heard me say in the past, | firmly
support homes for sale as opposed to homes for rent in Novi. There is one concern | have, and it
has been a concern with other projects in the city, is with what happens in the preliminary phases
for stormwater. Our ordinances do not necessarily call for good designs in early construction
phases — it's up to the developer. Singh has had a couple of instances in Bollingbrooke where
ground water ran info Shawood Lake, even though they are the most high-quality developer in
the city. | hope the city can take this issue info consideration for this project and other projects,
especially when there are residents in existing homes nearby.

Seeing that nobody else wished to speak, and there were no public hearing responses, Chair
Pehrson closed the public hearing and turned it over to the Planning Commission for
consideration.

Member Lynch said the property to the southeast is an RM-2 density. How does this compare to
the density that is being requested here?

Senior Planner Bell said | know that it is Master Planned for the same density, but | would have to
look up what the actual density is of those units.



Member Lynch said the reason | ask is because we have to make a decision based on adjacent
properties, so | think it would be important to know the properties compare. | also would like to
discuss the 50 percent increase in density is not really a 50 percent increase, going from 642 to
960 room:s.

Mike Noles said we're not getting an increase in density; we are actually under density
requirements at 50 percent of the permitted density at this site. The waiver before you tonight is
for room count, which is a different maftter. The Novi ordinance permits a certain number of
rooms, and those numbers are measured differently in the TC-1 District and the RM-2 district. The
concern would be that we would put in dens rather than bedrooms, but then we could end up
with 20 people living in a unit. The ordinance aims to prevent that by counting each of the rooms,
and it assumes those other rooms are bedrooms. There are several reasons that you should not
view those as bedrooms.

Member Lynch asked how many bedrooms will there be per unite
Mr. Noles said three.

Member Lynch that makes sense. Really, the increase in room count should not be misconstrued
as a 50 percent density increase.

Mr. Noles said if | may point out, the Planning Commission is permitted to increase the room
county up to 1,200 based on the size of this property.

Member Lynch said | was a little confused about parking, but it looks like each unit has their own
garage.

Mr. Noles said they have two garage spaces and two spaces in their driveway. We also have a
couple of additional small parking areas.

Member Lynch said | think that the public and myself need to understand how the wetland
mitigation will work. You are going to put it somewhere else in the city — how does that help this
particular site?

Mr. Noles said looking at the delineation, we're not touching the existing pond. There is a little
pocket of wetland tfoward the north of the property that we are eliminating — 0.4 acres of
wetland. The city code allows that, but we must mitigate for it. Wetlands can be mitigated on
eithera 1.5to 1 ora 2 to 1 basis, so we have to build more wetlands than what we're taking out.
We have agreed to do that, but the question of where this will occur remains. We don’t want to
dig out new wetlands on site because that would push the buildings back and decrease density.
We could add on to existing wetland complexes, such as the one adjacent to Twelve Oaks Malll
or the Links of Novi.

Member Lynch said my understanding is that location is in the Rouge watershed. The Links of Novi
is on the Huron watershed. | am assuming that if you mitigate that wetland that it would remain
part of the Rouge watershed. These watersheds are made for the 100-year floodplain, and we
retain that water on site. Is what you're saying is that the wetland mitigation area and the
stormwater management is enough to contain runoff water?

Mr. Noles said the wetlands and stormwater management plans are separate issues. There is an
existing regional stormwater management system for all the Town Center, and the wetland on
site proposed to be eliminated is not part of it. It all runs down and exits into the Rouge Water-
shed. We're not impacting the stormwater management. We did a topographical and
bathometric survey on the existing ponds to prove that the volume in those ponds was sufficient.



The wetlands are an entirely different matter.

Member Lynch said | just wanted you to explain that because many fimes, residents feel that
removal of a wetland will cause flooding. Really, you are accomplishing two things. First, you are
still going to maintain the 100-year flood standard. Then, as far as wetland requirements go, that
is more of a state enforced thing.

Mr. Noles said it is a city and state requirement; Novi's ordinance has certain requirements for
wetlands. The requirements exist to prevent someone from just wiping a wetland out entirely.
What we try to do is begin with avoidance as the first option, minimization as the second option,
and mitigation as the third option. If there is an area where there is a stray, low quality wetland,
those are eligible for being removed, but they still need to be mitigated. We are just asking to
mitigate it somewhere else.

Member Lynch said as far as plantings go, | do agree with Mr. Meader. | understand that you
don't want to plant over a water main line, but | don’t want to pull away from the greenspace.
| think if | were to vote in favor of this, it would include the option that is staff recommended and
requires 6 shrubs for every tree that will not be putin.

Landscape Architect Rick Meader acknowledged that the shrubs will enhance the green space
in place of trees, and he is satisfied with this exchange.

Plan Review Engineer Victor Boron stated that he wanted to verify the differentiation between
wetlands and stormwater management. The City Engineer and | are confident that Seiber Keast
did the necessary research for verifying the existing pond’s volume and that the stormwater is
controlled prior to its outlet downstream toward the Rouge.

Member Becker said there’s a lot of pavement and housing covering the ground on this plan
right now, and a stormwater flow is going to be generated that isn't there today because it is
absorbed into the ground. You're comfortable with the existing detention pond being able to
mitigate that stormwater?

Plan Review Engineer Victor Boron said we are now. At first, we were somewhat alarmed, but
after going into the record, we found that the entire area around the site was designed for an
even more intense amount of pavement. | believe this was designed sometime in the 1990s and
it meets the current standards of 100-year rather than 10-year detention. Normally that would
not be the case going back 25 years. The pond has heavily altered over the past decades, but
now the pond and the off-site portions of the mitigation are working in concert as one stormwater
system.

Member Becker said when | visited the site, the first thing | thought was that this development
would bring new life to the Main Street area, which has struggled in the past. The area is going
to become more pedestrian and bike accessible, which will attract a local audience for the
businesses in the area. To me, this is where an urban residential development belongs. As | got
intfo the list of variances and waivers, | recalled that we recently went through a similar process
with the same developer on the north side of Twelve Oaks. Although | was not on the Commission
at the time, my guess is that they did something very similar for Huntley Manor, which is a much
more urban than suburban development. I'm not sure the process or form this would take, but it
seems it would be efficient and practical if we were to come up with an urban residential
development descriptfion so we can address some of the issues that suburban development
standards can have on said urban developments. | do not think this is the last urban-style
development that we are going fo see in the city. Reducing the number of required waivers and
variances for urban style developments would be better. Going through this process for every
development takes up a lot of department time, and | think that would the best way forward.



Member Dismondly said this seems like a challenging site, and the design looks good. What is the
approximate price point for these unitse

Mike Noles said that has not quite been targeted yet, as Singh is sfill in discussion with several
different builders who may be interested in constructing this project. Given the style and square
footage, | think they will probably be around the mid-400s to 500s. It may start a bit lower and
creep a bit higher depending on the opftions that are selected.

Member Dismondy said it definitely should reactivate that area. Is financing playing a role in your
decision to phase the development?

Mr. Noles said no, we do phasing for several reasons. Some is just for cash flow; if the development
is there all at once, we'd need to carry it the entire time. Another, and probably more important,
reason is if we pave all the roads for 172 units, you don’t create any sense of urgency with buyers.
When we confrol the phasing, we can also somewhat control the momentum of selling units.
Lastly, it makes it easier to conftrol the areas of construction, so when residents move in, they
don't have construction next to them over the life of the job.

Member Dismondy asked is there on street parking? If you had more than two guests, would they
be able to park on the road?

Mr. Noles said no, there is not on-street parking. There just isn’'t an opportunity because there are
so many driveways. If there isn't a driveway, there's a fire hydrant or a major drive, but we also
cannot have parking on a major drive. This is why we created a couple of parking lofs throughout
the site. The on-street parking on Main Street will remain available as well.

Member Dismondy asked for clarification on the waiver for lighting.

Mr. Noles said the ordinance requires 0.2-foot candles at the entrance locations, and we were
short on that. Therefore, we added two coach lights at each of the front doors, and we included
two coach lights on the garages; these were not part of the original scheme. That sfill did not
satisfy the technicality because Novi's ordinance calls for 0.2-foot candles on every sidewalk and
parking area. If there is a sidewalk that goes in between buildings or under trees, it just isn't
practical to hit all spofts.

Member Roney said | think this is a really exciting project. The Main Street areais a place we have
always wanted to see grow, and | think having residents in the area will be very supportive of the
businesses. My fellow Commissioners have asked a lot of good questions, so | am satisfied.

Member Verma said | see that along Main Street, you have the brick facade that matches the
rest of the buildings in the Main Street area. However, on the Grand River side you have chosen
a different set of materials. What made you decide to do this?

Mike Noles said we don’t have frontage on Grand River although it is on the Grand River side.
We are proposing buildings along the vacated Paul Bunyan street. These units have a brick
screen wall around the development since we can't fit in a berm due to the urban style of
development. We added a 6-foot masonry wall, and then we increased the height to 8 feet
along Trans-X Road, which is in an industrial district. If there was frontage along Grand River, then
we would certainly match the elevations of those units with those along Main Street.

Member Verma said it looks like all the buildings will be enclosed in a parapet wall, correct?e

Mr. Noles said it does not go all the way around.



Member Verma asked for clarification that all the benches would match the city benches.
Mr. Noles confirmed they would be.

Member Verma asked if the gazebo would have benches.

Mr. Noles said that they did not have the details of the gazebo layout settled yet.

Member Verma requested that benches be include in the gazebo so that people could sit and
eat lunch there.

Mr. Noles confirmed that in the final design, benches will be provided inside the gazebo.
Chair Pehrson asked what is the approximate timeline for the phasing?

Mike Noles said it will be three phases. A fair target pace for a development like this would be 35
to 70 units per year. Using 50 as a middle of the road estimate, we are looking at three years.

Chair Pehrson said normally, when we see so many comments about waivers and variances, it
raises a red flag. However, | like the phrase my fellow Commissioner used: ‘thoughtful variances.’
There has been a lot of work done to address the awkward uniqueness of the property, so |
appreciate the effort both parties have put forth.

Motion made by Member Lynch and seconded by Member Roney.

In the matter of Townes at Main Street JSP20-35, motion to recommend approval to City
Council the Preliminary Site Plan based on and subject to the following:

1. The applicant shall provide a fully signed and recordable amendment to the Main
Street Area Reciprocal Parking, Access, Stormwater, and Public/Private Utilities
Agreement, and any other documents identified by the City Altorney’s office, in a
form and manner acceptable to the City before or at the time of final site plan
submittal to assure that all parties to those existing agreements are amenable to
the changes proposed by the applicant. This preliminary site plan approval (and
all related land development approvals) is null and void in the event such
document(s) is not provided when and as required, and no final site plan will be
approved by the City unless such document(s) is provided to the City.

2. City Council determination per Section 4.82.2.b. for allowing an increase of
maximum number of rooms allowed (642 allowed, 960 proposed) based on the
following findings:

i) That an increase in total number of rooms is compatible with adjacent uses
of land in terms of location, size, character, and impact on adjacent
property or the surrounding neighborhood.

ii) That an increase in total number of rooms is compatible with adjacent uses
of land in terms of location, size, character, and impact on adjacent
property or the surrounding neighborhood.

3. Waiver of the requirement to submit a Traffic Impact Statement, as the 2018 Traffic
Impact Statement prepared by AECOM included this area in its assumptions.

4. A section 9 waiver for the following deviations is hereby granted, as the overall
appearance of the buildings would not be significantly improved by strict
application of the percentage listed in the Ordinance, and the more prominent
facades along Main Sireet will meet the standards:

a. not providing the minimum required brick and stone (50% required) on the

front (43% proposed) and side (32% proposed) facades for Buildings 1-7 and



17-32 and rear (20% proposed) facades for all buildings.

b. exceeding the maximum allowed percentage of lap siding (50% allowed) on
side (buildings 1-7 and 17-32 only) and rear (all buildings) facades (proposed:
side - 60% and rear - 55%), provided vinyl siding is not permitted;

c. not providing the minimum required brick (30% required) on the front
elevations for Buildings 1-7 and 17-32 (20% proposed).

d. not providing the minimum required brick (30% required) on the rear
elevations for all buildings (20% proposed);

5. Landscape waiver from Sec. 5.5.3.B.ii for lack of berm between the site and
adjacent commercial and industrial uses as the applicant proposes a brick wall to
provided alternate screening;

6. Landscape waiver from Sec. 5.5.3.B.ii for reduction in required greenbelt width and
number of trees along Trans-X Drive;

7. Landscape waiver from Sec. 5.5.3.B.ii for deficiency in required greenbelt trees
along the south side of Main Street due to conflicts with underground utilities;

8. Landscape waiver from Section 5.5.3.F.ii to allow a reduction in the total number
multifamily unit frees provided (576 required, 287 provided) with the condition that
15% of the total unit frees are substituted with fruiting/flowering shrubs (at a ratio of
6 shrubs/iree = 518 shrubs) are added to the plans;

9. Landscape waiver from Sec 5.5.3.D. for deficiency in foundation landscaping
coverage along the interior drives as landscaping added to sides of buildings
makes up for the shortage;

10. Landscape waiver from Sec. 5.5.3.E.ii. for the use of subcanopy irees up to 30% of
the unit landscaping trees (25% maximum required) as there is limited room for
canopy ftrees;

11. Waiver from section 5.7.3.E. to allow an increase of average to minimum light level
ratio for the site (4:1 maximum allowed, 4.81 provided).

12. Waiver from section 5.7.3.K for not meeting the minimum light levels in various
parking and walkway areas (0.2-foot candles required, some areas 0.0-foot
candles);

13. The followings would require Zoning Board of Appeals approval:

a. variance from section 3.6.2.H to allow a 20-foot building setback adjacent to
RM-2 District (117 feet required).

b. variance from section 5.10 to allow perpendicular parking on a major drive.

14. The findings of compliance with Ordinance standards in the staff and consultant
review letters and the conditions and the items listed in those lefters being
addressed on the Final Site Plan.

ROLL CALL VOTE TO RECOMMEND APPROVAL OF THE PRELIMINARY SITE PLAN FOR JSP20-35
TOWNES OF MAIN STREET TO CITY COUNCIL MOVED BY MEMBER LYNCH AND SECONDED BY
MEMBER RONEY.

Motion to recommend approval of the Preliminary Site Plan for JSP20-35 Townes of Main
Street to City Council. Motion carried 6-0.

Motion made by Member Lynch and seconded by Member Dismondy.

In the matter of Townes at Main Street JSP20-35, motion to approve the Phasing Plan
based on and subject to 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.



ROLL CALL VOTE TO APPROVE OF THE PHASING PLAN FOR JSP20-35 TOWNES OF MAIN STREET
MOVED BY MEMBER LYNCH AND SECONDED BY MEMBER DISMONDY.

Motion to approve the Phasing Plan for JSP20-35 Townes of Main Street. Motion carried
6-0.

Motion made by Member Lynch and seconded by Member Dismondy.

In the matter of Townes at Main Street JSP20-35, motion to approve the Wetland Permit

based on and subject to the following:

a. The off-site wetland mitigation plans showing mitigation to be constructed within the
City of Novi in accordance with Chapter 12 of the Code of Ordinances being
provided in the Final Site Plan submittal,

b. 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.

ROLL CALL VOTE TO APPROVE OF THE WETLAND PERMIT FOR JSP20-35 TOWNES OF MAIN STREET
MOVED BY MEMBER LYNCH AND SECONDED BY MEMBER DISMONDY.

Motion to approve the Wetland Permit for JSP20-35 Townes of Main Street. Motion carried
6-0.

Motion made by Member Lynch and seconded by Member Roney.

In the matter of Townes at Main Street JSP20-35, motion to approve the Stormwater
Management Plan based on and subject to the findings of compliance with Ordinance
standards in the staff and consultant review letters, and the conditions and items listed in
those lefters being addressed on the Final Site Plan.

ROLL CALL VOTE TO APPROVE OF THE STORMWATER MANAGEMENT PLAN FOR JSP20-35 TOWNES
OF MAIN STREET MOVED BY MEMBER LYNCH AND SECONDED BY MEMBER RONEY.

Motion to approve the Stormwater Management Plan for JSP20-35 Townes of Main Sireet.
Motion carried 6-0.

MATTERS FOR CONSIDERATION
1. APPROVAL OF THE APRIL 13, 2022 PLANNING COMMISSION MINUTES

Motion made by Member Lynch and seconded by Member Dismondy.

ROLL CALL VOTE TO APPROVE THE APRIL 13, 2022 PLANNING COMMISSION MINUTES MADE BY
MEMBER LYNCH AND SECONDED BY MEMBER DISMONDY.

Motion to approve the April 13, 2022 Planning Commission Meeting Minutes. Motion
carried 6-0.

CONSENT AGENDA REMOVALS FOR COMMISSION ACTION

There were not any additional consent agenda items.

SUPPLEMENTAL ISSUES/TRAINING UPDATES

City Planner McBeth said just a reminder to the members of the Master Plan Steering Committee
that we have a meeting next Wednesday, May 4 at 6:00 PM in the Activities Room.
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