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BECK NORTH UNIT 54
JSP16-36

cityofnovi.org

BECK NORTH UNIT 54 JSP 16-36

Public hearing at the request of Dembs Development, Inc. for Special Land Use, Preliminary Site
Plan, Woodland Permit, and Stormwater Management Plan approval. The subject parcel is located
in Section 4 east of Nadlan Drive and north of West Road. It is approximately 5.02 acres and zoned
I-1 (Light Industrial). The applicant is proposing to build a 67,000 square foot speculative building in
the Beck North Corporate Park with associated site improvements.

Required Action
Approve/Deny the Special Land Use, Preliminary Site Plan, Woodland Permit, and Stormwater
Management Plan.

REVIEW RESULT DATE COMMENTS
e Special Land Use approval required
Approval e /BA variance for height that exceeds 25 ft. (29'4”
2-23-17 . ; .
recommended proposed) when abutting residential
¢ Items to be addressed on Final Site Plan submittal
e DCS variance for not meeting minimum frontage
Approval of 300 feet required to allow more than one full
recommended service driveway entrance to the site
Items to be addressed on Final Site Plan submittal
Lack of 10 -15 ft. landscaped berm between
industrial and residential not provided due to
preservation of 50 ft. woodlands buffer along east
property line and screening with masonry wall
and additional evergreens - Staff supported
Approval Waiver for use of evergreen species for greater
recommended than 25% of perimeter parking lot trees — Staff
supported
Reduction of required subcanopy trees for
industrial subdivision frontage due to lack of
space (9 provided; 16 required) - Staff supported
Items to be addressed on Final Site Plan submittal

Planning

Engineering

Landscaping

Approval

Woodlands
recommended

ltems to be addressed on Final Site Plan submittal

Waiver for driveway spacing between proposed
drives and between west driveway and Unit 53
driveway (within 105 ft.) — Staff supported

Traffic Impact Assessment — submitted and
recommended for approval.

Approval
recommended

Approval

e [tems to be addressed on Final Site Plan submittal
recommended

Approval

¢ Items to be addressed on Final Site Plan submittal
recommended




MOTION SHEET

Approval — Special Land Use Permit

In the matter of Beck North Unit 54 JSP16-36, motion to approve the Special Land Use Permit
based on and subject to the following:

a.

b.

K.

The proposed use will not cause any detrimental impact on existing thoroughfares
(based on Traffic Consultant review letter and updated traffic study to be provided);
The proposed use will not cause any detrimental impact on the capabilities of public
services and facilities (as this area was already planned for development);
The proposed use is compatible with the natural features and characteristics of the land
(because the plan has minor impacts on existing natural features, will provide additional
evergreen plantings, and a 50 foot conservation easement along the east parcel line);
The proposed use is compatible with adjacent uses of land (because the proposed use
conforms to the standards of the district and requirements for light industrial);
The proposed use is consistent with the goals, objectives, and recommendations of the
City's Master Plan for Land Use (make sure that light industrial and residential
developments are compatible when located adjacent to each other AND ensure that
Novi continues to be a desirable place for business investment);
The proposed use will promote the use of land in a socially and economically desirable
manner (as the proposed use will be in the planned corporate park);
The proposed use is (1) listed among the provision of uses requiring special land use
review as set forth in the various zoning districts of this Ordinance, and (2) is in harmony
with the purposes and conforms to the applicable site design regulations of the zoning
district in which it is located; and
Landscape waiver from Section 5.5.3.B.ii for lack of a 10-15 foot landscaped berm along
the east property line adjacent to the residential district, which is hereby granted, for the
following reasons::
i. There is a 50 foot woodland area between the proposed use and the
adjacent residential areas,
The applicant shall provide a six foot tall screen wall (as measured from
the top of pavement) and a heavily screened landscape buffer along
the southeast corner of the site,
The applicant shall provide a 50 foot conservation easement along the
east property line of their parcel, and
iv. The applicant shall provide additional evergreen plantings as
determined at time of Final Site Plan by staff and consultants;
Landscape waiver for use of evergreen species for greater than 25 percent of perimeter
parking lot trees, which is hereby granted; and
Landscape waiver from the Landscape Design Manual Section 1.d(2) for reduction in
industrial subdivision landscaping as required along the industrial drive frontage (16 trees
required; 9 provided), which is hereby granted;
(additional comments here if any)

(This motion is made because the plan is otherwise in compliance with Article 3, Article 4,
Article 5, and Article 6 of the Zoning Ordinance and all other applicable provisions of the
Ordinance.)

— AND -

Approval — Preliminary Site Plan

In the matter of Beck North Unit 54 JSP16-36, motion to approve the Preliminary Site Plan
based on and subject to the following:
a. Zoning Board of Appeals variance for exceeding the maximum building height: 29 feet

4 inches proposed, 25 feet permitted.




Same-side, opposite-side driveway spacing waiver from Section 11-216.D of the City of
Novi Code of Ordinances to permit less distance between entrances on Nadlan Drive
where a minimum of 105 feet is required, which is hereby granted;
Applicant shall provide Traffic Impact Assessment update with Final Site Plan submittal,
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; and

d. (additional conditions here if any)

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

— AND -

Approval — Woodland Permit
In the matter of Beck North Unit 54 JSP16-36, motion to approve the Woodland Permit based
on and subject to the following:
a. The findings of compliance with Ordinance standards in the staff and consultant review
letters, and the conditions and items listed in those letters being addressed on the Final
Site Plan; and
b. (additional conditions here if any)
(This motion is made because the plan is otherwise in compliance with Chapter 37 of the
Code of Ordinances and all other applicable provisions of the Ordinance.)

— AND -

Approval - Stormwater Management Plan
In the matter of Beck North Unit 54 JSP16-36, motion to approve the Stormwater Management
Plan based on and subject to the following:

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

b. (additional conditions here if any)

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

—OR -

Denial — Special Land Use Permit

In the matter of Beck North Unit 54 JSP16-36, motion to deny the Special Land Use
Permit...(because the plan is not in compliance with Article 4, Article 5, and Article 6 of the
Zoning Ordinance and all other applicable provisions of the Ordinance.)

— AND -

Denial — Preliminary Site Plan

In the matter of Beck North Unit 54 JSP16-36, motion to deny the Preliminary Site Plan...
(because the plan is not in compliance with Article 3, Article 4, and Article 5 of the Zoning
Ordinance and all other applicable provisions of the Ordinance.)

- AND -




Denial — Woodland Permit

In the matter of Beck North Unit 54 JSP16-36, motion to deny the Woodland Permit...(because
the plan is not in compliance with Chapter 37 of the Code of Ordinances and all other
applicable provisions of the Ordinance.)

- AND -

Denial — Stormwater Management Plan

In the matter of Beck North Unit 54 JSP16-36, motion to deny the Stormwater Management
Plan... (because the plan is not in compliance with Chapter 11 of the Code of Ordinances
and all other applicable provisions of the Ordinance.)
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SITE PLAN
Full Site Plan Submittal available for review at the Community Development Department




PROPOSED UNIT 54 OF BECK NORTH CORPORATE PARK

PRELIMINARY SITE PLAN
CITY OF NOVI, OAKLAND COUNTY

OWNER/APPLICANT/DEVELOPER:

OWNER: BECK NORTH CORP PARK Il LLC
APPLICANT/DEVELOPER: DEMBS DEVELOPMENT, INC
27750 STANSBURY, SUITE 200

FARMINGTON HILLS, MI 48334

PHONE: (248) 380-7100

FAX: (248) 560-3030

ARCHITECT:
FAUDIE_ARCHITECTURE

26261 EVERGREEN ROAD, SUITE 123
SOUTHFIELD, MI 48076

PHONE: (248) 619-2354

LANDSCAPE ARCHITECT:
ALLEN DESIGN

2 557 CARPENTER
3 NORTHVILLE, MI 48167
Z PHONE: (248) 467-4668
3 SURVEYOR/ENGINEER:
Ey ALPINE ENGINEERING, INC.
- 46892 WEST ROAD, SUITE 109
g NOVI, M 48377
3 PHONE: ~ 248-926—3701
SEcTioN 10 FAX: 248-926-3765
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ON-SITE STANDARD PAVING

o

ON-SITE HEAVY DUTY PAVING

CONCRETE

EX. POST/BOLLARD ACCESS EASENENT

EX. FLAGPOLE

NOTICE:

CONSTRUCTION SITE SAFETY IS THE SOLE RESPONSIBILITY OF THE CONTRACTOR
NEITHER THE OWNER NOR THE ENGINEER SHALL BE EXPECTED TO ASSUME ANY
RESPONSIBILITY FOR SAFETY OF THE WORK, OF PERSONS ENGAGED IN THE
WORK, OF ANY NEARBY STRUCTURES, OR OF ANY OTHER PERSONS.

NOTE:;

THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES ARE SHOWN IN AN
APPROXIMATE WAY ONLY AS DISCI

RECORDS AND HAVE NOT BEEN El HE_COMPANY.
NO GUARANTEE IS EITHER EXPRESSED OR IMPLIED AS TO THE COMPLETENESS
OR ACCURACY THEREOF. THE CONTRACTOR SHALL DETERMINE THE EXACT
LOCATION OF ALL EXISTING UTILITIES BEFORE COMMENCING WORK, AND AGREES
TO BE FULLY RESPONSIBLE FOR ANY AND ALL DAMAGES WHICH MIGHT BE
OCCASIONED BY THE CONTRACTOR'S FAILURE TO EXACTLY LOCATE AND
PRESERVE ANY AND ALL UNDERGROUND UTILITIES. THE CONTRACTOR SHALL
NOTIFY THE DESIGN ENGINEER IMMEDIATELY IF A CONFLICT IS APPARENT.
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ENGINEERING, INC.

Know what's below
Callvefore you dig.
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DEMBS DEVELOPMENT, INC.
COVER SHEET
BECK NORTH CORPORATE PARK — UNIT 54
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ELEVATION= 958.63

SITE BM B

ARROW ON HYDRANT AT END OF NADLAN DR.
ELEVATION= 957.01

NOTICI

CONSTRUCT\ON SITE SAFETY IS THE SOLE RESPONSIBILITY OF THE CONTRACTOR NEITHER
THE OWNER NOR THE ENGINEER SHALL BE EXPECTED TO ASSUME ANY RESPONSIBILITY

FOR SAFETY OF THE WORK, OF PERSONS ENGAGED IN THE WORK, OF ANY NEARBY

STRUCTURES, OR OF ANY OTHER PERSONS.

NOTE:
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ON-SITE HEAVY DUTY PAVING
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ALL PERMANENT AND TEMPORARY TRAFFIC SIGNAGE & STRIPING SHALL COMPLY WITH THE 2011 MMUTCD.
2. SIGNS SHALL BE MOUNTED ON 1 1/2° SQUARE GALVANIZED STEEL POST, WALL OR FENCE MOUNTED AS INDICATED ON

TS A NON—HANDICAPPED SPACE, THE

OR WALK_SHOULD BE 8 FEET WIDE IF DESIGNATED A HANDICAPPED
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M MMUTCD CODE QUANTITY SIZE DESCRIPTION
RI-1 2 24°x24" STOP
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R7-8P 2 12'x6" VAN ACCESSIBLE SPACES SHALL BE WHITE, WHERE A HANDICAPPED PARKING SPACE ABU ™o
SPACES SHALL BE SEPARATED BY ABUTTING BLUE AND WHITE STRIPES
R7-9A MOD 9 12°x18" NO PARKING FIRE LANE
4. AN END PARKING SPACE ABUTTING A CURS
R14—1 T 1218 TRUCK ROUTE SPACE OR 9 FEET WIDE IF NOT. THESE WIDTHS ARE REFERENCED TO THE FACE OF CURB OR WALK.
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6. SEE SHEETS 4 AND 7 FOR BARRIER FREE PARKING DETALS.
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SITE_DATA

SITE AREA: 500 ACRES
PARGEL ID: 22-04-151-034
EXISTING /PROPOSED ZONING:
PROPOSED SPECULATIVE
BULDING SHELL:

1=1 UGHT INDUSTRIAL
25,177 SF. OFFICE

421132 SF. INDUSTRIAL/RESEARCH
57,309 S.F. BUILDING TOTAL

40 FRONT MINIMUM

20' EACH SIDE MINIMUM

75" REAR MINIMUM

REQUIRED BUILDING SETBACKS:

REQUIRED PARKING:
OFFICE: 23,930 S.F. (GROSS LEASABLE FLOOR AREA) / 222 SiF.
108 SPACES
INDUSTRIAL /RESEARGH: 41,392 SF. (USABLE FLOOR AREA) / 700 SF.
59 SPACE:
167 TOTAL SPACES REQUIRED
75 TOTAL PARKING SPACES PROVIDED
(\NCLUDES 7 BF. SPACES)

REQUIRED BICYCLE PARKING:
REQURED: 5% OF REQURED AUTO SPACES

167 x .0 BICYCLE PARKING SPACES
PROVDED: & BIOYCLE PARKING SPAGES

PARKING OCCUPANCY REQUIRED: LESS THAN 50%
PARKING OCCUPANCY. PROPOSED.
s.

48,085
EAST PARRING SPACE AREA 13,338 SF.
PARKING SPACE OCCUPANCY: 27.7%

BUILDING COVERAGE: 31.6%
OPEN SPACE: 31.2%

1. WATER MAINS AND FIRE HYDRANTS SHALL BE INSTALLED PRIOR
TO CONSTRUCTION ABOVE FOUNDATION.

2. THE BUILDING ADDRESS IS TO BE POSTED FACING THE STREET
THROUGHOUT CONSTRUCTION. THE ADDRESS IS TO BE AT LEAST 3°
HIGH ON'A* CONTRASTING BACKGROUND.

3. FIRE APPARATUS ACCESS DRIVES TO AND FROM BUILDINGS
THROUGH PARKING LOTS SHALL HAVE A MINMUM FIFTY (50) FEET
QUTSIDE TURNING RADIUS AND DESIGNED TO SUPPORT A MINIMUM OF
THRTY-FIVE (35) TONS.

4. IMMEDIATE ACCESS TO FIRE DEPARTMENT CONNECTIONS SHALL BE
MAINTAINED AT ALL TIMES AND WITHOUT OBSTRUCTION BY FENCES,

BUSHES, TREES, WALLS OR ANY OTHER OBJECT FOR A MINIMUM OF
3 FEET.

5 N MY BULDING OR STRUCTURE REQUIRED To BE EQUPPED Wi
A FIRE DEPARTMENT CONNECTION, THE CONNECTION S

COCATED WITHIN ONE HUNDRED (100) FEET OF A FIRE MYDRANT.
GENERAL SITE NOTES:

1. ALL WORK SHALL CONFORM TO THE CURRENT CITY OF NOVI
STANDARDS AND SPECIFICATIONS.

STORM WATER OUTLETS TO BECK NORTH PHASE Il DEVELOPMENT
BisSPATION BAGINS. AND ULTMATELY INT0 EXSTNG. WETLANDS

& 3. ROOFTOP EQUIPMENT MUST BE SCREENED PER ORDINANCE
© REQUIREMENTS.

4. EXTERIOR LIGHTING MUST COMPLY WTH SECTION 2511 OF THE CITY
OF NOVI' CODE.

5 RIGHT OF WAY PERMIT IS REQUIRED FROM THE CITY OF NOVI FOR
ANY WORK IN' THE NADLAN DRIVE RIGHT—OF—WAY.

MILY RESIDENTIAL DISTRICT

S6. ALL SIGNS SHALL CDNFORM TD ALL APPLICABLE CODES AND
2 ORDINANCES (CHAPTER 28) OF THE GITY OF NOV, AND WHE

& REGUIRED SHALL BE ‘RENEWED. AND APPROVED BY THE. DEPARTHENT
5 OF BUILDING AND SAFETY AND A PERMIT ISSUED. NO SIGNS (OTHER
o THAN TYPICAL TRAFFIC CONTROL SIGNS) ARE APPROVED AS PART OF
& TH\S SITE PLAN APPRDVAL PRIOR TO ERECTION OF A S\GN, AN

LICATION AND APPROPRIATE SUBMISSIONS SHALL BE MADE TO THE

m EU\LD\NG DEPARTMENT FOR REVIEW, APPROVAL AND ISSUANCE OF A
& SIGN PERMIT.

7. ALL PARKING AND TRAFFIC CONTROL SIGNS SHALL COMPLY WITH
THE DESIGN AND PLACEMENT REQUIREMENTS OF THE "2011 MICHIGAN
MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES™ (2011 MMUTCD).

B. NOTIFY THE CITY OF NOVI A MINIMUM OF 48 HOURS PRIOR TO THE
START OF CONSTRUCTION.

9. CALL MISS DIG (817) A MNIMUM OF 72 HOURS PRIOR TO THE
START OF CONSTRUCTION.

10. ALL SOIL EROSION AND SILT MUST BE CONTROLLED AND
CONTAINED ON-SITE.

1. AL EXCAVATION UNDER OR WITHIN A 1 ON 1 INFLUENCE OF
PUBLIC PAVEMENT, EXISTING OR PROPOSED, SHALL BE BACKFILLED AND|
COMPACTED WITH SAND (CLASS Il MDOT)

12. THE CONTRACTOR IS RESPONSIBLE FOR ALL DAMAGE TO EXISTING
UTILITES.

13. PRIOR TO ISSUANCE OF AN OCCUPANCY PERMIT, ENGINEERING SITE
INSPECTION IS REQUIRED.

14, DENATERING IS ANTIGPATED OR ENCOUNTERED DURNG
CONSTRUCTION THE_CONTRACTOR IS REQUIRED TO_SUBM|
DEWATERING PLAN T THE OTY ENGNEERNG DIVSION FOR REVIEW.

15. ONLY NECESSARY LIGHTING FOR SECURITY PURPOSES AND LIMITED
OPERATIONS SHALL BE USED AFTER THE SITE'S HOURS OF OPERATION.

16. NO FLASHING LIGHTING WILL BE USED ON THE SITE

17. NO OUTSIDE STORAGE SHALL BE PERMITTED.

18. NO TRUCKS WILL BE CLEANED OR SERVICED OUTSIDE THE BUILDING
BY THE CITY OF NOVI, SOUND LEVELS OF BUILDING

GCCUSANT OPERATIONS! INCLUDING THE. OPERATION. OF ROOFTOP

NECHAMCAL EQUPUENT. SHALL NOT EXCEED 55 DECEELS DURNG

NIGHT TIME H ND'60 DECIBELS DURING DAY TIME H

VERIICATION OF THE CONFORANGE. MAY BE REGUIRED AT THE TME

OF OCCUPANCY.

20. REFUSE PICK-UP SHALL BE LIMITED TO THE HOURS OF 7:00 AM.
T0' 5:00 P.M., PREVALING TIME.

COMMERCIAL
SITE_PLANNING
SITE ENGINEERING
(248) 926-3701 (BUS)
(248) 926-3765 (FAX)
WWW.ALPINE-INC.NET

CONSTRUCTION LAYOUT

SURVEYING
ALTA SURVEYS
BOUNDARY SURVEYS
TOPOGRAPHIC SURVEYS
PARCEL SPLITS
46892 WEST ROAD
SUITE 108
NOVI, MICHIGAN 48377

AMILY
PLOT PLANS
CONSTRUCTION LAYOUT

RESIDENTIAL
SUBDIVISIONS
SITE CONDOMINIUM

MULTI-F/

ENGINEERING, INC.

OVIL ENGINEERS & LAND SURVEYORS

Know what's below
Call before you dig.
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REVISED

2016/06/21 PRE-APP_SUBMITTAL

2017/02/06 PSP suBMITTAL

2017/08/03 REVISE PER_CITY /CLENT|

DATE: 2016-06-01

21. WINDOWS AND DOORS OF NON-OFFICE USE AREAS OF
IN'AN =1 DISTRICT MAY NOT BE LEFT OFEN.

22. TENANT SHOULD CHECK WITH THE PLANNING DEPARTMENT PRIOR
TO LEASING SPACE T0 ENSURE USE IS CONSISTENT WITH SPECIAL
LAND USE CRITERIA.

23. TRUCKS SHALL NOT USE THE DRIVE ON THE EAST SIDE OF THE
BUILDING TO ACCESS THE LOADING DOCK, BUT CAN ONLY USE THE

DRIVE ON THE WEST SIDE OF THE BUILDING.

DRAWN BY: TG

CHECKED BY: SD/TG.
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ZONED. R-2 ONE FAMILY RESDENTIAL DISTRICT

waERNAN O

[Nz waterman
{7

£
R osta2 . 1 G 9518 \ N 371851 80

esE T sikes
\ 24"S 944.88
NADLAN DRIVE | 0288 o

CONCRETE

& WATERMAN

STORM_SEVER:
EASEMENT

CONSTRUCTION SITE SAFETY IS THE SOLE RESPONSIBILITY OF THE CONTRACTOR
NEITHER THE OWNER NOR THE ENGINEER SHALL BE EXPECTED TO ASSUME ANY
RESPONSIBILITY FOR SAFETY OF THE WORK, OF PERSONS ENGAGED IN THE
WORK, OF ANY NEARBY STRUCTURES, OR OF ANY OTHER PERSONS.

NOTICE: ‘ I

NOTE;

THE LOCATIONS OF EXISTNG UNDERGROUND UTILITIES ARE SHOWN IN AN
APROXMATE WAY ONLY A mscw ED BY AVAILABLE UTILITY COMPANY
RECORDS AND INDEPENDENTLY VERIFIED BY THE COM

NO GUARANTEE \s E\THER EXPRESSED OR IMPLIED AS TO THE COMPLETENESS
OR ACCURACY THEREOF. THE CONTRACTOR SHALL DETERMINE THE EXACT
LOCATION OF ALL EXISTING UTILITIES BEFORE COMMENCING WORK, AND AGREES
TO BE FULLY RESPONSIBLE FOR ANY AND ALL DAMAGES WHICH MIGHT BE
OCCASIONED BY THE CONTRACTOR'S FAILURE TO EXACTLY LOCATE AND
PRESERVE ANY AND ALL UNDERGROUND UTILITIES. THE CONTRACTOR SHALL
NOTIFY THE DESIGN ENGINEER IMMEDIATELY IF A CONFLICT IS APPARENT.

N 37185602
E 1335450883 | 4388 es

UNPLATTED

ECK NORTH CORPORATE PARK”, AS
RECDR‘DED "IN LisER 35825, PAGE 628 OF OAKLAND
COUNTY RECORDS, OAKLAND COUNTY, MICHIGAN.

ALSO, DESCRIBED_AS:
COMMENCING AT THE NORTHEAST CORNER OF HUDSON
DRIVE (60 FEET WIDE) AND NADLAN DRIVE (60 FEET
WIDE), "BECK NORTH CORPORATE PARK", AS
RECDRDED \N LIBER 35825, PAGE 628 OF DAKLAND
ORDS, OAKLAND COUNTY, MICHIGAN, AS
AMENDED, THENCE S8952'29°E 374.92 FEET TO THE
POINT OF BEGINNING; THENCE NOO'07'30"E 327.45
FEET;, THENCE N89'52'29"E 25.02 FEET; THENCE
NDO'07'30"E 34.82 FEET;, THENCE SBS'59'55°E 150.00
FEET;, THENCE SBS'59'56"E 375.32 FEET; THENCE
S00'05'57"W 462.13 FEET; THENCE NB9'34'14"W
353.50 FEET; THENCE 140.48 FEET ALONG A
NON—-TANGENT CURVE TO THE LEFT, RADIUS 76.00
FEET, CORD BEARING N36'55'19"W 121.32 FEET;
THENCE N89'52'29°W 73.92 FEET TO THE POINT OF
BEGINNING, CONTAINING 5.00 ACRES OF LAND, MORE
OR LESS, AND BEING SUBJECT TO EASEMENTS AND
RESTRICTIONS OF RECORD.

BENCHMARKS:

BM #1
CITY BENCHMARK 4-2

“+" NORTHEAST BOLT OF WEST SIGNAL AT RAILROAD
TRACKS & WEST ROAD ELEVATION=952.86

SITE BM A
ARROW ON HYDRANT +168 FEET NORTH cr NADLAN
DR. NEAR PROPERTY LINE OF UNITS 53 &

ELEVATION= 958.63

SITE BM B

ARROW ON HYDRANT AT END OF NADLAN DR.
ELEVATION= 957.01

LEGEND:

GATCH BASIN

STORM MANHOLE

END SECTION

SANITARY MANHOLE

cLeanouT

WATER GATE VALVE

CONMUNICATIONS MANHOLE
NT

38552
ce33%
gEE
EEE
E

HANDHOLE

23z
E2ER

33344

g38d7
R

CONMUNICATION MANHOLE
EX. GENERIC MANHOLE
EX. TREE LINE

=3 TREE TAG

SANITARY SEWER

gooTaazm@cequ‘;que@@v@n
B
£
H

\
\
I

CONMUNICATION
FENCE

sien
POST/BOLLARD
FLAGPOLE

COMMERCIAL
SITE PLANNING
SITE ENGINEERING
INDUSTRIAL & MULTI~UNIT
LAND SURVEYING
CONSTRUCTION LAYOUT
(248) 926-3701 (8US)
(248) 926-3765 (FAX)
WWW.ALPINE-INC.NET

SURVEYING
ALTA SURVEYS
BOUNDARY SURVEYS
TOPOGRAPHIC SURVEYS
PARCEL SPUTS
SUITE 108
NOVI, MICHIGAN 48377

46892 WEST ROAD

RESIDENTIAL
SUBDIVISIONS

CONSTRUCTION LAYOUT

QVIL ENGINEERS & LAND SURVEYORS

ENGINEERING, INC.

\

Know what's below
Call before you dig.

RANGE: 8E

DEMBS DEVELOPMENT, INC.
TOPOGRAPHIC SURVEY

BECK NORTH CORPORATE PARK — UNIT 54
SECTION: 4

CLIENT:

REVISED
2016/06/21 PRE-APP_SUBMITTAL
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2017 /08/03 REVISE PER_CITY /CLENT|

DATE: 2016-06-01

ORAWN BY: TG

CHECKED BY: SD/TG.
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TOP OF CURB ELEV. | N SURFACE PLATE
TOP OF WALK ELEV. I B N PRODUCT SUPPLIER
TOR OF PAVEMENT ELEV. : . S Top Ve SRt oamons /
SpoT ELEv. — . P %, * ;
DRAINAGE ARROY e - > | Pl /
ON-SITE STANDARD PAVING UNIT 53 e ! S - i
ON-SITE HEAVY DUTY PAVING PROPOSED BUILDING e
FPROFUSED BUILLING
[ 7 T A .
concrere | FF/9575 | ¥ 38" .
| . I . ‘o
; b P
[ | !
! L | \ L ya Know whats helow
:7 P e oc. Call vefore you dig.
| FRONT VEW
[— L
° . BICYCLE PARKING NOTES:
¥ B I, ALL BIEYCLE PARONG SPACES SHALL BE PAVED AND ADIAGENT To A BICYCLE RACK
I * Y OF THE INVERTED "U” DESIGN, GANNOT BE EASILY REMOVED WITH
| CONMON TOOLS, PROVIDES AT LEAST T'IO (2) CDNTACT PD\NTS FOR A BICYCLE, IS AT
L LEAST THREE (3) FEET IN chw AND PERMITS THE LOCKING OF A BICYCLE THROUGH
N THE FRAME AND ONE (1) A STANDARD U- OR CABLE IN AN UPRIGHT
i
20" STORM:

SEWER EASEMENT
UBER 46669, PAGE 711

"o roan/unuy
EASEMENT

WATERMAN

£

e T ERoe

£ 94642 |

NADLAN "DRIVE

N 944,88
S cevee
A2'W OFFSET

P

STORM SEWER:
EASEMENT

CONSTRUCTION SITE SAFETY IS THE SOLE RESPONSIBILITY OF THE CONTRACTOR
NEITHER THE OWNER NOR THE ENGINEER SHALL BE EXPECTED TO ASSUME ANY
RESPONSIBILITY FOR SAFETY OF THE WORK, OF PERSONS ENGAGED IN THE
WORK, OF ANY NEARBY STRUCTURES, OR OF ANY OTHER PERSONS.

NOTE:

THE LOCATIONS OF EXISTNG UNDERGROUND UTILITIES ARE SHOWN IN AN
APROXMATE WAY ONLY A mscw SED BY AVALASLE UTLTY COMPANY
RECORDS AND ER| Y THE COM|

NO GUARANTEE \s E\THER EXPRESSED OR IMPLIED AS TO THE COMPLETENESS
OR ACCURACY THEREOF. THE CONTRACTOR SHALL DETERMINE THE EXACT
LOCATION OF ALL EXISTING UTILITIES BEFORE COMMENCING WORK, AND AGREES
TO BE FULLY RESPONSIBLE FOR ANY AND ALL DAMAGES WHICH MIGHT BE
OCCASIONED BY THE CONTRACTOR'S FAILURE TO EXACTLY LOCATE AND
PRESERVE ANY AND ALL UNDERGROUND UTILITIES. THE CONTRACTOR SHALL
NOTIFY THE DESIGN ENGINEER IMMEDIATELY IF A CONFLICT IS APPARENT.

e s ses.as

CoNCRETE

5 WATERMAN

'8 SANITARY

BM #1
CITY BENCHMARK 4—2

"+" NORTHEAST BOLT OF WEST S\GNAL AT RAILROAD
TRACKS & WEST ROAD ELEVATIO!

SITE BM A
ARFOW DN HYDRANT 168 FEET NORTH OF NADLAN
DR. NEAR PROPERTY LINE OF UNITS 53 &
ELEVATION= 958.63

SITE BM B
ARROW ON HYDRANT AT END OF NADLAN DR.
ELEVATION= 957.01

UNPLATTED

a5,

S OPEN SPACE

[

(USDA WEB SOL SURVEY)
SOIL TYPE 18 — FOX SANDY LOAM

ALL WORK SHALL CONFORM TO THE CURRENT CITY OF NOV STANDARDS
Rb SPEGRCATIONS.

2. CONTRACTOR SHALL FIELD VERIFY ALL EXISTING UTIITY LOCATIONS,
INVERTS AND GRADES PRIOR TO THE START OF ANY WORK.

3 RIGHT OF WAY PERMIT IS REQUIRED FROM THE CITY OF NOVI FOR ANY.
WORK IN THE NADLAN DRIVE RIGHT—OF - WAY.

ZONED' R-2 ONE FAMILY RESDENTIAL DISTRICT

PosSI AL"BE
AUTERNATIVE INSTALLATIONS AND. DESINS MAY BE
RACK DESIGN FUNCTIONS SMILAR TO THE INVERTED

W
SECURELY ANCHORED IN CONCRETE OR ASPHALT.
si

IDERED IF THE PROPOSED
SIGN.

2. ALL BICYCLE PARKING FACILITIES SHALL BE ACCESSILE FROM ADJACENT STREET(S)
AND PATHWAY(S) VIA A PAVED ROUTE THAT HAS A MINIMUM WIDTH OF SIX () FEET.

LL BICYCLE PARKING FAGILITIES SHALL BE SEPARATED FROM AUTOMOBILE PARKING

3 A
SPACES AND ACCESS

AISLES BY A RAISED CURB, LAN

DSCAPE AREA, SDEWALK, OR

OTHER METHOD THAT COMPLIES WITH ALL CITY ORDINANCES.

1.5 WIDE,
4" HIGH CURB

ONE 4-INCH-HIGH BUUPER SLOCK CENTERED
ON THE SPACE. BUMPER BLOCK SHAL

TELLOW (GOMMERGALY FORMED RUBSER
OR PLASTI)

BOAGE T paRKING (WEST) FAcE F THE
BUNPER BLOCK DIRECTLY OVER THE JOINT
BETWEEN THE CONGRETE AND ASPHALT.

NOTE:
SEE PLAN FOR
4" HIGH CURB
LOCATIONS

PARKING
SPACE

NOT 0 SCALE

=
< |3
Q |s¢
H
23
s| O |,
2 =z
= | x
=l 3 |&
il < & =&
=| ac |wZs3z
a ME=3%
3| © | S5set
g °5c§§
Gl > | &Ps2
Q =
x |s 3
©n o
al X
Sl =&
g4 = 1=
= (2
3 [ x2
[T
[v'S @
Q.

CLIENT:

REVISED

2016/06/21 PRE-APP_SUBMITTAL

2017/02/06 PSP suBMITTAL

2017 /08/03 REVISE PER_CITY /CLENT|

DATE: 2016-06-01

ORAWN BY: TG

CHEGKED BY: SD/TG

14-306

SCHE HOR =30 FT.
VR = FL




P

OCCASIONED BY THE CONTRACTOR'S FAILURE TO EXACTLY LOCATE AND
PRESERVE ANY AND ALL UNDERGROUND UTILITIES. THE CONTRACTOR SHALL
NOTIFY THE DESIGN ENGINEER IMMEDIATELY IF A CONFLICT IS APPARENT.

SITE BM B
ARROW ON HYDRANT AT END OF NADLAN DR.
ELEVATION= 957.01

. ELECTRIC CABLE
COMMUNICATION
1oN

IS o stor
Y REMOVE END SECTION REMOVE END SECTION
S~ s SR Beb e A PROVIDE RS
OIL/GAS
UNIT 19 SEPARATOR UNIT 18 PROVIDE
- ; 05 R OIL/GAS
26 oo seoron SEPARATOR
v, w 9t 9558
STM SEWER STM SEWER, TYP
|
B ——— ___
Sroru 63T L /-
RN 95603 {
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| STM SEWER STM SEWER
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[ A
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h— e
/ STM SEWER
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E—— —
|
_— T UNIT 54
—— 47‘ 5.0 ACRES
E— T
I
|
E— —+—
|
UNIT 53
- / PROPOSED BUILDING
— I PROVIDE_UNDERDRAIN—
I / F.F.957.5 AT PARKING LOT
| CATCH BASINS AND
o~ [CONTRACTOR SHALL VERIFY INLETS, TYP. |-
ase LOCATION, SIZE, AND DEPTH OF
(B |ALL_PROPOSED BUILDING UTILITY
I | LEADS WTH THE ARCHITECTURAL
I—— PLANS PRIOR TO START Of
| \ [CONSTRUCTION
I
[— le
A \’
/ ? § STM SEWER
: l:ﬂ (ROOF DRAINAGE) STM SEWER H STM SEWES
| (ROOF DRAINAGE) + (ROOF DRAINAGE)
| — = don
I lm o& TRANSFORMER
| 128 LF - 6" PVC zo52 & CONC. PADS -]
en DR | SDR23.5 SAN. LEAD Su¥s (FIELD VERIFY k
o SR i @l:: MIN. SLOPE i PLACEMENT)
b PROVIDE— -
OIL /GAS
SEPARATOR RIM .
10’ DETROIT z \ CONNECT TO- 895.0 STM_SEWER. TYR = STM_SEWER, TP
[ enson easeug 4 EX, 20 som el
REZRE N il i IN BOX
= -1 SR 8" GV
o' RoAD /UmLT INTWELL
EASEMENT = ——
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B 55178 e
Teue | msse S
NADLAN DRIVE 1 353w G \mus ER SR -
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‘60’ WD PUBLIC) &
e conrere ‘
S Y. 'YV T T samaRy /T
JCONNECT TO EX.
/v SANITARY LEAD
FIELD VERIFY —
LOCA i b
!
STORM_SEVER.
EASEMENT .
OPEN SPACE '
\\ UNIT 37
S ] EX._CATGH BASN FINSH FLOOR ELEVATION
o EX. STORN MANHOLE CURB & GUTTER (PITCH IN)
> EX. END SECTION CURB & CUTTER (PITCH OUT)
® EX. SANITARY MANHOLE STORM SENER
© EX. CLEANOUT SANITARY SEWER
@ EX. WATER GATE VALVE WATER NAIN ‘
o EX. COMMUNICATIONS MANHOLE STRUCTLRE
M’QE: hed EX. HYDRANT » END SECTION
CONSTRUCTION SITE SAFETY IS THE SOLE RESPONSIBILITY OF THE CONTRACTOR @ EX. WATER VALVE «co. CLEAN-0UT
NEITHER THE OWNER NOR THE ENGINEER SHALL BE EXPECTED TO ASSUME ANY & EX. WATER SHUTOFF « HYDRANT
RESPONSIBILITY FOR SAFETY OF THE WORK, OF PERSONS ENGAGED IN THE BENCHMARKS: & £X. GAS SHUTOFF © GATE VALVE
WORK, OF ANY NEARBY STRUCTURES, OR OF ANY OTHER PERSONS. ° £X. GAS VENT % P
BM #1 ® e EEoRe wawoLe °
NoOTE: CEY NEDE»:‘T?Q%RTKB:JLTZ OF WEST SIGNAL AT RALROAD o £X. PEDESTAL [ ovsme smmommo pame
THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES ARE. SHOWN IN AN A e e e AT o5 = £, TRANSFORNER
APPROXINATE WAY ONLY AS DISCLOSED BY AVALABLE UTILITY COMPANY
RECORDS AND INDEPENDENTLY VERIFIED BY THE COM ® EX. COMMUNICATION MANHOLE [ on-se reavy oty e
No_ GUARANTEE. 15" EITHER EXPRESSED OR MPLED AS 10 TUE COMPLETENESS RO oA HYDRANT £168 FEET NORTH o oL o EX. GENERIC MANHOLE
OR ACCURACY THEREOF. THE CONTRACTOR SHALL DETERMINE THE EXACT R A P e e R 2 — £X. SANITARY SEWER
LOCATION OF ALL EXISTING UTILITIES BEFORE COMMENCING WORK, AND AGREES P T o srom sever CONCRETE
TO BE FULLY RESPONSIBLE FOR ANY AND ALL DAMAGES WHICH MIGHT BE ELEVATION= 58.65 o AR WA

ACCESS EASEMENT

PROP. UTLITY CROSSING

UNPLATTED

ZONED. R-2 ONE FAMILY RESDENTIAL DISTRICT

1. ALL WORK SHALL CONFORM TO THE CURRENT CITY OF NOVI STANDARDS AND
SPECIFICATIONS.

2 PROPOSED WATER NAIN SHALL HAVE AT LEAST 6 FEET OF COVER PER CITY OF
NOWI REQUIREMENTS.

3. COMPACTED SAND BACKFILL SHALL BE PROVIDED FOR ALL UTILITIES WITHIN THE
INFLUENCE OF PAVED AREAS.

4. 18" MINIMUM VERTICAL CLEARANCE SHALL BE PROVIDED AT ALL UTILITY CROSSINGS.
DIF WATER WAIN PER THE GITY OF NOW STANDARDS AND SPEGFICATIONS. S

NECES:

5. PROPOSED SANITARY LEAD SHALL BE BURIED WITH AT LEAST 5 FEET WHEN UNDER
INFLUENCE OF PAVEMENT.

6INCH SANITARY LEADS SHALL BE A MNINUN PVC SOR 235, AND MAINS SHALL
BE PVC SOR 26.

7, HE CONTRACIOR SHALL FELD VERIFY ALL EXISTING UTILTY LOCATIONS. INVERTS
AND GRADES RIOR TO THE START OF ANY

RIM ~TOP OF PAVEMENT

e QunEr seweR
S NGFACureR

FOR WINMUM DEPTH UNDER
o DT BRAIN INVERT ELEVATION

PERFORATED SHOULD NATCH CROWN
UNDERDRAN PIPE ELEVATY

WTH GEOTEXTILE

WATERIAL WRAP

NTS
4C_OPEN GRADED DRAINACE COURSE

L
2. SLOPE PIPE @ NIN 1% SLOPE

v
STRUCTURE
10N 10 N
L 1 T 1
5" oia
UNDERDRAIN

NOT TO SCALE

e
STRUGTURE
UNDERDRA\N

(FOR 4 DIA STR)

TYPICAL_UNDERDRAIN

NOT 10 SCALE
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SITE PLANNING
SITE ENGINEERING
LAND SURVEYING
CONSTRUCTION LAYOUT
WWW.ALPINE-INC.NET
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Know what's helow
Call before you dig.
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ﬁ _Aqua-Swirl™ Specifications
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NOTE:

THE LOCATIONS OF EXISTNG. UNDERGROUND UTILITIES ARE SHOWN IN AN APPROKMATE WAY
AS DISCLOSED BY AVALABLE UTLITY COUPANY RECORDS AND HAVE M

VERFIED BY THE COMS RANTEE IS EHER EXPRESSED OR WPLIED 45 Tt
COMPLETENESS OR NTRACTOR SHALL DETERMINE TH;

LocATIoN oF ALL EX\ST\NE OLTIES BEFORE. COMMENGING WoRK. MND AGREES | TK) B8 FULLY
RESPONSIE D ALL DAMAGES WHICH MIGHT BE OCCAS
FALURE 70 EXRCTLY, LOOATE, AND PREERVE ANY AND AL UNSERGROUND UTIHTIES. THE
CONTRAGTOR SHALL NOTIFY THE DESIGN ENGINEER IMMEDIATELY IF A CONFLICT IS APPARENT.

0T BEEN INDEPENDENTLY

E_CONTRACTOR'S

NOT’CE.

TRUCTION ~ SITE SAFETY IS THE SOLE
RESPDNS\B\UT‘( OF THE CONTRACTOR

THE OWNER NOR, THE ENGINEER

SHALL S EXPECTED 10, ASSU
RESFONSBILY FOR SAFLTY OF THE WORK,
OF PERSONS ENGAGED IN THE WORK, OF
UCTURES, OR OF ANY

ONLY

ANY NEARBY STR|
OTHER PERSONS.
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AQUA-SWRL
MODEL AS-4
SEDIMENTATION
TREATMENT
STRUCTURE

SWALE G-

'BASIN E UPPER RUNNING TOTAL RUNOFF GOEFFICIENT CALCULATION

LAND USE AREA () RUNOFF:
(acres)  COEFFICIENT (C)

PavementSidewal/Buiding 1158 090

Grass 1020 020

TOTAL AREA 2187

CALCULATE

STORM WATER

S C=SUM (AixCi) 1A

PROPOSED DRANAGE AREA
T0 DISSIPATION UPPER
BASIN € (BECK NORTH
PHASE 2)

S(1158x090) + (1029% 020
7T

PROPOSED DRANAGE
ARER TO DISSIPATON
BASIN D (BECK NORTH
PrasE )

BASIN D RUNNING TOTAL RUNOFF COEFFICIENT CALCULATION

LAND USE AREA (A)
[EO——
s o
ToTAL AREA oz

CALGULATE THE WEIGHTED RUNOFF COEFFICIENT:
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© - 055 SEPARATOR PRIOR TO OUTLET INTO AN EXISTING 24” D\AMETER STORM SEWER. THE STORM WATER
e '] WILL THEN TRAVEL THROUGH THE EXISTING BECK NORTH PH. Il STORM SEWER WHERE IT WILL PASS
=2 THRODGH AN EXISTING EXSTNG DISSRATION BASIN. " THE BISSIPATON SASN OUTLETS INTO ADJACENT
i 5 EXISTING WETLANDS. THE PROPOSED STORM WATER OUTLETS INTO AN APPROVED SYSTEM AS
DESIGNED BY OTHERS.
STORM WATER THE PROPOSED 10-YR FLOW TO THE EXISTING 24" DIAMETER STORM SEWER IS:
o e B Q = 88 CFS (FROM UNIT 54 STORM CALC'S)
O .
AN 24" DIAMETER STORM SEWER G0.12% HAS A CAPACITY OF 7.8 CFS.
DISSIPATION
16 17 BASIN C 5200 vear STomy DEENTION DESIGN UNIT 54 RUNOFF COEFFICIENT CALGULATION
15 (OLIRD COUNTY CES WETHCO) o use ann onore
;gm;;pg;n;;g;m{, 875 cls (015 cie/acre iper)| poemsosisonasating 55t %
ExsTING Colculotion of Required Dischorga/Acra Grase e 020
\ AQUASWRL |G = ((@a)/(AXC): 022 cfs/acre mperv. ToTaLAREA o
MODEL AS~8 [T = ~25 + ((10312.5/Qe))0.5: 181.51 min
SEDNENTATON CALCULATE THE WEIGHTED RUNOFF COEFFICENT
TRERTWENT' oroge Volume Requirec
R SYSTEN € STROCTRE [ ve = (15500(1/(T+26) — 400e(T) 12.908.49 Cosumwxc A ooy + s om)
§ i ~ V= (va)AYC: smr o c
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QUTLET EXiSTNG
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EXISTING
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£xsTNG
Y ey BAUASNRL o7,
| | Py SEPERATOR SEDINENTATION  SEE "BECK NORTH PHASE Il
a N ENGINEERING PLANS BY A R DECKER
z = STy & ASSQOCIATES FOR APPROVED
) £ ——EXSTNG OVERALL STORM WATER
a e MANAGEMENT SYSTEM DESIGN.
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z |
s DISSIPATION BASIN D CALCULATIONS (BY OTHERS):
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N
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1 L NADLAN DRIVE -1 proposeo al 0 b
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STORM _WATER DRAINAGE NARRATIVE:

PROPOSED NORTHERLY ON-SITE STORM WATER WL PASS THROUGH A PROPOSED ON-SITE OlL/AS

SEPARATOR PRIOR To OUTLET INTO AN EXISTING 36" DIAVETER STORM SEVER, THE STORM WATER

T THEN RASS THROUGH AN EXISTNG SEDMENTATON. TREATVENY STRUCTURE AND RN INTO AN

EXSTNG DISSPATION 8ASI.  THE DISSPATION 'SASN UTLETS 70 ADJACENT EXISTING WETLANDS
PROPOSED STORM WATER OUTLETS INTO AN APPROVED SYSTEM AS DESIGNED BY OTHERS.

THE PROPOSED ULTIMATE 10-YR FLOW TO THE EXISTNG 367 DIAMETER STORM SEWER IS:
Q = 24.2 CFS (FROM UNIT 54 STORM CALC'S)

A 36" DIAMETER STORM SEWER ©0.20% HAS A GAPACITY OF 29.8 GFS.
PROPOSED SOUTHERLY ON-SITE STORM WATER WILL PASS THROUGH A PROPOSED ON-SITE OIL/GAS
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CIVIL ENGINEERS & LAND SURVEYORS.

ENGINEERING, INC.

Know what's below
Call before you dig.

DISSIPATION BASIN E _CALCULATIONS (BY OTHERS).
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Snow Deposit

Zoned I-1
Plantings shall be no Closer
than 4' from the Property Line

UF UNIT 18

Zoned I-1 fost

Proposed Bﬁlilﬁihg .

B : . 1,066 5.

ST

Vision

Notes:

No Plantings Shall be within 10" of a Hydrant or Utility Structure.
No Overhead Lines Exist.

Trees Shall not be Planted within 4' of a Property Line.

| ©2017 Allen Design L.L.C.

Landscape Summary

Existing Zoning

Parking Lot Landscaping
Parking Space Area
Vehicular Use Area
Landscape Area Required
28,579 5.1, x 7% = 2,001 s.f
46,509 5. x 2% = 930 s f.
Landscape Area Shown
Canopy Trees Required
Canopy Trees Shown

Parking Lot Perimeter
Perimeter
Trees Required
Trees Shown

Building Foundation Landscaping
Perimeter of Building
Landscape Area Required
Landscape Area Shown

Greenbelt Plantings

Nadlan Court
Street Frontage
Trees Required
Trees Shown
Sub-Canopy Trees Required
Sub-Canopy Trees Shown
Plant Massing Required
Plant Massing Provided

Street Lawn
Nadlan Court
Street Frontage
Trees Required
Trees Shown

Woodland Replacement Requirements
Required Replacements
Replacements Provided
Trees to be Paid into Fund

Requested Waivers:

[E]

28579 sf.
46,509 s.1.
2931sHf.

3,087 5.,
39 Trees (2,931/75)
39 Trees

1,780 1.
51 Trees (1,780 L./ 35)
42 Trees

1,1111E
8,888S.f.(1,1111£.x8)
8,890 s.f.

215141,

5 Trees (21511./40')

5 Trees

15 Trees (215 1.f. /40'x 3)
9 Trees

54 1.f. (215 1.f. 1 25%)
961f.

21511,
4 Trees (215 1./ 55)
0 Trees

22 Trees
7 Trees
15 Trees

Parking Lot Perimeter Trees (9) Due to Overlap with Parking Lot Trees.

Greenbelt Tree Plantings Cannot be Plal

inted Due to Clear Vision
Areas. A Waiver of 4 Trees is Requested.

Greenbelt Sub-Canopy Plantings Cannot be Planted Due to Clear Vision
Areas. A Waiver of 6 Trees is Requested.

7 \wnmm«m/m CAPE ARCHITECTURE

557 CARPENTER » NORTHVILLE, MI 48167
248.467.4868 » Fox 248.349.0559
Email: jca@wideopenwest.com

Seal:

Title:

Landscape Plan

Project:

Proposed Building
Novi, Michigan

Prepared for:
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PROPOSED 3'
HIGH EARTH BERM
Wi 1 ON 3 SIDE

Access - A
Dive o EU5 parkiNG LOT
NO OVERHEAD

UTILTIES EXIST OR

PROPOSED SHRUBS
ARE PLANNED LAWN

Berm Detail

HORIZONTAL
SCALE:
b

rigation
510 Kenlucky Blve Grass, (S

50" Woodland Conservation Easement -
No Trees Shall be Removed
From the Easement Area

)

115 4" Doep Shrodded Hardwood Bark Mulch

Know what's below.
Call betore you dig

Alpine Engineering
46892 West Road
Novi, Michigan 48377
248.926.3701
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2'-3" WIDE BELT-LIKE NYLON OR

GUY DECIDUOUS TREES ABOVE
3CAL.. STAKE DECIDUOUS
TREES BELOW 3" CAL.

‘TREE SHALL BEAR SAME
RELATION TO FINISH GRADE AS
IT BORE ORIGINALLY OR
SLIGHTLY HIGHER THAN FINISH
GRADE UP TO 6" ABOVE GRADE,
IF DIRECTED BY LANDSCAPE
ARCHITECT FOR HEAVY CLAY
SOIL AREAS.

STAKE TREES AT FIRST BRANCH
2.3 WIDE BELT-LIKE
NYLON OR PLASTIC STRAPS.
ALLOW FOR SOME MINIMAL
FLEXING OF THE TREE.
REMOVE AFTER ONE YEAR DO NOT PRUNE TERMINAL
LEADER. PRUNE ONLY DEAD OR
2" X 2" HARDWOOD STAKES, BROVEN BRANCHES
MIN. 36" ABOVE GROUND FOR
UPRIGHT, 16" IF ANGLED. DRIVE
STAKES A MIN. 18" INTO
UNDISTURBED GROUND
OUTSIDE ROOTBALL. REMOVE
AFTER ONE YEAR

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

MULCH 4" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3°
CIRCLE OF BARE SOIL AT BASE
OF TREE TRUNK. PULL ANY

PLANTING MIXTURE:
AMEND SOILS PER
SITE CONDITIONS

ROOT BALL DIRT EXTENDING AND REQUIREMENTS
ABOVE THE ROOT FLARE AWAY OF THE PLANT
FROM THE TRUNK SO THE ROOT MATERIAL.

FLARE IS EXPOSED TO ARR.
MOUND EARTH TO FORM SAUCER
REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE AND PLANTING PIT
ROOTBALL. CUT DOWN WIRE x SIDES. RECOMPACT
BASKET AND FOLD DOWN BURLAP ROOTBALL WIDTH BASE OF TO4'
FROM TOP 1/2 OF THE ROOTBALL. DEPTH

SCARIFY SUBGRADE

DECIDUOUS TREE PLANTING DETAIL

VARIES

.

2" SHREDDED BARK

METAL EDGING \

FINISHED GRADE

PLANTING MIXTURE, AS SPECIFIED

PERENNIAL PLANTING DETAIL

Not to scale

NOTE.
ORIENT STAKING/GUYING TO PREVAILING
WINDS, EXCEPT ON SLOPES GREATER
THAN 3:1 ORIENT TO SLOPE.

USE SAME STAKINGIGUYING
ORIENTATION FOR ALL PLANTS WITHIN
EACH GROUPING OR AREA

DOWNHILL SLOPE
OR
PREVAILING WIND

STAKING/GUYING LOCATION

23" WIDE BELT-LIKE NYLON OR
PLASTIC STRAPS.

STAKES AS SPECIFIED 3 PER
TREE

GUYING DETAIL

STAKING DETAIL

TREE STAKING DETAIL

Not to scale

NOTE. NOTE.

GUY EVERGREEN TREES ABOVE TREE SHALL BEAR SAME

12 HEIGHT. STAKE EVERGREEN RELATION TO FINISH GRADE AS

TREE BELOW 12 HEIGHT. IT BORE ORIGINALLY OR

™ SLIGHTLY HIGHER THAN FINISH
GRADE UP TO 6" ABOVE GRADE,

IF DIRECTED BY LANDSCAPE

ARCHITECT FOR HEAVY CLAY

SOIL AREAS.

STAKE TREES AT FIRST BRANCH
USING 2'-3" WIDE BELT-LIKE
NYLON OR PLASTIC STRAPS,
ALLOW FOR SOME MINIMAL
FLEXING OF THE TREE.
REMOVE AFTER ONE YEAR.

DO NOT PRUNE TERMINAL
LEADER. PRUNE ONLY DEAD OR
2" X 2" HARDWOOD STAKES, BROKEN BRANCHES.
MIN. 36" ABOVE GROUND FOR
UPRIGHT, 18" IF ANGLED. DRIVE
STAKES A MIN. 18" INTO
UNDISTURBED GROUND
OUTSIDE ROOTBALL. REMOVE
AFTER ONE YEAR.

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

MULCH 4" DEPTH WITH
'SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE
OF TREE TRUNK. PULL ANY
ROOT BALL DIRT EXTENDING
AABOVE THE ROOT FLARE AWAY
FROM THE TRUNK SO THE ROOT e
FLARE IS EXPOSED TO AR,

PLANTING MIXTURE:

MATERIAL
MOUND EARTH TO FORM SAUCER
REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE SIDES. RECOMPACT
ROOTBALL. CUT DOWN WIRE BASE OF T04"
BASKET AND FOLD DOWN BURLAP. DEPTH.

FROM TOP 1/2 OF THE ROOTBALL.

SCARIFY SUBGRADE
AND PLANTING PIT

EVERGREEN TREE PLANTING DETAIL

OPTIONAL ROW

TRANSFORMER (TYP.)

MEDIUM SHRUB (TYP.).

" POLES @5'O.C.

PROTECTIVE FENCING
PLACED 1" BEYOND DRIP LINE LIMITS,

ORGANIC LAYER
TOP SOIL
UNDERSTORY PLANTS.
MINERAL LAYER
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TREE PROTECTION DETAIL

WO SCALE

e st

TRANSFORMER SCREENING DETAIL

Not 1o scale

TREE SHALL BEAR SAME
RELATION TO FINISH GRADE AS
IT BORE ORIGINALLY OR
SLIGHTLY HIGHER THAN FINISH
GRADE UP TO 4" ABOVE GRADE,
IF DIRECTED BY LANDSCAPE
ARCHITECT FOR HEAVY CLAY
SOIL AREAS.

PRUNE ONLY DEAD OR BROKEN
BRANCHES.

MULCH 3" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. PULL BACK
3 FROM TRUNK

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

PLANTING MIXTURE:

MATERIAL
MOUND EARTH TO FORM SAUCER

REMOVE COLLAR OF ALL FIBER
POTS. POTS SHALL BE CUT TO_
PROVIDE FOR ROOT GROWTH.
REMOVE ALL NONORGANIC
CONTAINERS COMPLETELY.

SCARIFY SUBGRADE
NONBIODEGRADABLE VATERIALS SIDES, RECOMPACT
COMPLETELY FROM THE BASE OF TO 4"
ROOTBALL. FOLD DOWN BURLAP DEPTH.

FROM TOP § OF THE ROOTBALL.

REMOVE ALL

SHRUB PLANTING DETAIL

NOT TO SCALE

LANDSCAPE NOTES

Al plants shall be north Midwest American region grown, No. 1 grade plant materials,
and shal be true to name, free from physical damage and wind burn.
Plants shall be ful, well-branched, and in healthy vigorous growing

condition.

Plants shall be watered before and after planting is complete.

Alltrees must be staked, fertiized and mulched and shall be guaranteed

1o exhibit a normal growth cycle for at least two (2) ful years following

City approval.

All material shall conform to the guidelines established in the most recent
edition of the American Standard for Nursery Stoct

Provide clean backfil soil using material stockpiled on site. Soil shall be
screened and free of any debris, foreign material, and stone.

“Agriform" tabs or similar slow-release fertiizer shall be added to the

planting pits before being backfilled.

Amended planting mix shall consist of 1/3 screened topsoil, 1/3 sand and

/3 peat, mixed well and spread to the depth as indicated in planting details.

Al plantings shall be mulched per planting detais located on this sheet.

‘The Landscape Contractor shall be responsibie for all work shown on the
landscape drawings and specifications.

No substitutions or changes of location, or plant types shall be made

without the approval of the Landscape Architec

The City of Novi's Landscape Architect shall be notified in writing of any discrepancies between
the plans and field condtions prior to installation.

‘The Landscape Contractor shall be responsible for maintaining all plant
material in a vertical conition throughout the guaranteed perio

The Landscape Architect shall have the right, at any stage of the installation,

0 reject any work or material that does not meet the requirements of the

plans and specifications, if requested by owner.

Contractor shall be responsible for checking plant quantites to ensure
quantities on drawings and plant st are the same. In the event of a
discrepancy, the quantities on the plans shall prevail

The Landscape Contractor shall seed and muich or sod (as indicated on plans)
allareas disturbed during construction, throughout the contract imits.

A pre-emergent weed control agent, "Preen or equal, shall be applied
uniformly on top of all mulching in all planting beds.

Alllandscape areas shall be provided with an underground automatic

sprinkler system

3 8 2 B30 @ N o o E RN

& 2

3 3

Sod shall be two year old "Baron/Cheriadelphi” Kentucky Blue Grass grown in a sod
nursery on loam Soil

CITY OF NOVI NOTES

Al landscape islands shall be backfilled with a sand mixture to faciltate drainage.
Al proposed landscape islands shall be curbed

Al landscape areas shall be iigated

Overhead uilty lines and poles to be relocated as directed by utilty company of record.
Evergreen and canopy trees shall be planted a minimum of 10' from a fire hydrant, and
‘manhole, 15" from overhead wires.

Al plant material shall be guaranteed for two (2) years after City Approval and shall be installed
and maintained according to City of Novi standards. Replace Failing Material as soon as
possible. One cultivation per month shall occur in July-August

All proposed street trees shall be planted a minimum of 4 from both the back of curb and
proposed walks.

Al tree and shrub planting beds shall be mulched with shredded hardwood bark, spread to
minimurm depth of 4°. Alllawn area trees shall have a 4' diameter cicle of shredded hardwood
‘mulch 3 away from trunk. Al perennial, annual and ground cover beds shall receive 2° of
dark colored bark mulch s indicated on the plant list. Mulch is to be free from debris and
foreign materil, and shall contain no pieces of inconsistent size.

All Substitutions or Deviations from the Landscape Plan Must be Approved in Writing by the
City of Novi Prior to their Installation.

THE APPROXIMATE DATE OF INSTALLATION FOR THE PROPOSED LANDSCAPE WILL BE BETWEEN
MARCH-NOVEMBER 2017,

THE SITE WILL BE THE DEVELOPER I DANCE WITH FORTH
INTHE CITY THS EDING
NORMAL MAINTENANGE PRACTICES.

'DEVELOPER SHALL BE RESPONSIBLE FOR
REPLAGING ANY TREES WITHIN UTILITY
EASEMENTS THAT ARE DAMAGED THROUGH
NORMAL MAINTENANCE OR REPAIRS,

Lee Lee
WITH CITY ORDINANCES. WARRENTY PERIOD BEGINS AT THE TIME OF CITY APPROVAL. WATERING AS
NEGESSARY SHALL OGCUR DURING THIS WARRANTY PERIOD.

LLEN DESIGN

LAND PLANNING / LANDSCAPE ARCHITECTURE
557 CARPENTER » NORTHVILLE, MI 48167

248 467 4868 » Fox 248 349 0559
Email jca@wideopenwest.com
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. Tree List
TAGNO. DIAMETER
1 15
2 8
N 3 9
T g, 4 99
N 5 15
6 15,18
7 9
8 9
9 9
10 9
! i n
R 12 13
13 9
% 14 9
15 9
16 9
% 1 7
18 9
19 9
2 10
21 )
% 22 68
2 9
2 9
2 10
2 Dead
27 10
2 9
2 [
5 30 18
\ 31 10
£ 32 9
© 3 8
3 s
N ol 35 15
! ' E 8
; 37 9
38 10
; 3 10
<° : W 11
i ' 4 9
b | 42 8
' 3 1
'3 | a )
¥ g 45 8
4 9
L\ a7 2
® 15
4 10
® 50 2
N ¥ 51 17
- 52 1
A E B 19
* 54 20
/ ] Dead
56 s
s 57 9
58 18
5 9
«* 60 7
. 61 s
i:?’“ 62 8
& 12
© 64 19
* 65 13
S 6 12
o o7 16
3 13
X" i
*© 7 a
I
=
=<
3
o
N Z
° /3
H

WoodlardHLimits”
Tree Protection - -
| Fencing |

S
50" Woodland Conservation Easement -
No Trees Shall be Removed
From the Easement Area

REQUIRED

COMMONNAME ~ BOTANICAL NAME ~ CONDITION ~ REMARKS  REPLACEMENT
Black Walnut Juglans nigra Good sawe
American Elm Ulmus americana Good saw
Pin Oak Quercus palustris Good sawe
Silver Maple Acer saccharinum Good sawe
Pin Oak Quercus palustris Good sawe
Pin Oak Quercus palustris Good saw
Bigtooth Aspen Populus grandidentata Good saw
Bigtooth Aspen Populus grandidentata Good saw
Biglooth Aspen Populus grandidentata Good saw
Biglooth Aspen Populus grandidentata Good sawe
Biglooth Aspen Populus grandidentata Good saw
Pin Oak Quercus palustris Good SawlCRZ
Bigiooth Aspen Populus grandidentata Good saw
Biglooth Aspen Populus grandidentata Good sawe
Biglooth Aspen Populus grandidentata Good Sawe
Bigtooth Aspen Populus grandidentata Good saw
Bigtooth Aspen Populus grandidentata Good saw
Bigiooth Aspen Populus grandidentata Good saw
Biglooth Aspen Populus grandidentata Good saw
Biglooth Aspen Populus grandidentata Good sawe
Biglooth Aspen Populus grandidentata Good saw
Silver Maple Acer saccharinum Good saw
Bigiooth Aspen Populus grandidentata Good saw
Biglooth Aspen Populus grandidentata Good sawe
Biglooth Aspen Populus grandidentata  Good sawe
sawe
Black Wainut Juglans nigra Good saw
Bigiooth Aspen Populus grandidentata Good saw
Black Cherry Prunus serotina Good saw
Quercus rubra Good saw
Biglooth Aspen Populus grandidentata Good SawlCRZ
Bigtooth Aspen Populus grandidentata Good saw
Bigiooth Aspen Populus grandidentata Good saw
Biglooth Aspen Populus grandidentata Good saw
Black Cherry Prunus serotina Good sawe
Biglooth Aspen Populus grandidentata Good saw
Bigtooth Aspen Populus grandidentata Good saw
Bigtooth Aspen Populus grandidentata Good saw
Black Walnut Juglans nigra Good saw
Biglooth Aspen Populus grandidentata Good saw
Biglooth Aspen Populus grandidentata Good saw
Bigtooth Aspen Populus grandidentata Good saw
Black Wainut Juglans nigra Good saw
American Elm Ulmus americana Good saw
Biglooth Aspen Populus grandidentata Good sawe
Black Walnut Juglans nigra Good saw
Pin Oak Quercus palustis Good saw
Pin Oak Quercus palustris Good saw
Pin Oak Quercus palustris Good saw
Bittemut Hickory Carya cordiformis Good sawe
Red Maple Acer rubrum Good sawe
Red Oak Quercus rubra Good saw
Red Oak Quercus rubra Good saw
Red Oak Quercus rubra Good SawlCRZ
Remowe
American hombeam Carpinus caroliniana Good saw
Black Walnut Juglans nigra Good saw
Black Walnut Juglans nigra Good SawlCRZ
Black Walnut Juglans nigra Good Remove
Black Walnut Juglans nigra Good Remove
Black Walnut Juglans nigra Good Remove
Pin Oak Quercus palustris Good Remove
Red Oak Quercus rubra Good saw
Red Oak Quercus rubra Good SawlCRZ
Red Oak Quercus rubra Good Remove
Red Oak Quercus rubra Good Remowe
Pin Oak Quercus palustis Good Remowe
Black Cherry Prunus serotina SawelCRZ

o
Required Replacement

Woodland Summary

Total Trees 68 Trees
Less Non - Regulated Trees:
Dead Trees 2 Trees

Net Regulated Trees
Regulated Trees Removed
Regulated Trees Preserved

66 Regulated Trees
13 Trees (Including CRZ Impact)
53 Trees (80%)

Replacement Required

Trees 8"-11"  4treesx 4Trees
Trees 11"-20"  9trees x 18 Trees
Trees 20"-30"  Otrees x 0 Trees
Trees 30"+ 0trees x 4= 0 Trees
Multi-Stemmed Trees 0 Trees
Replacement Required 22 Trees

Key
* Removed Tree

LIENDESIGN
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PRECAST CONC. SLOPED CAP

8" SPLIT FACE CMU (STAINED)
W/ HORIZ. JOINT REINF. @16"

O.C. AND #4 VERT. BARS @ 32" 108
oc
500 2.0 5200 2.0 520 520
. 600
} N
& CONG. SLAB W/ 646 W 1.9 x W
19 WALF. ON MIN 6° WELL .
COMPAGTED SAND BASE 5o
112 EXPANSION JONT 2 w-owoe 3 I z
MATERIAL AND SEALANT | TRUCK WELL | ®
8lo
PAN FLASHING SYSTEM AND @2
DRAINAGE MATERIAL !
| —_ b - S i
L GROUT FIRST COURSE SOLID ‘
[ [+ ] 4] !
Ll 5o
oz .
;\ . . . R&D . I g
#4 VERT. BARS @ 32" 42132 ?
e O ocw 42,132 SF. GROSS
L. 41,392 S.F. USEABLE
+ N 2 x a6 concrere TRencH
- 4 + I~ FOOTING W/ 2-#5 TOP AND T T T T T
R (o) I S | S |
. a1, ! I
T o 3 5 . . . . .
[ DUMPSTER ENCLOSURE SECTION 4
[scate: =10
& CcMUBLOCK - . i 5
o g 3 §
146 TREATED WOOD H
GATES Hs A~
H ik @ g e G L B -
CONC. TRENCH
s OFFICE ‘ .
R I 25177 S.F. GROSS 2|
23,930 S.F. GROSS LEASABLE |
[ DUMPSTER ENCLOSURE ELEVATION |
[scae 1w =10 .
g ‘ i ‘ ‘ | ‘
§
- ) | | B I [ B
‘ { | I
i ‘ | | | | |
6" DIA. CONC. FILLED STEEL 5 \ ‘ ‘ ‘ ‘
GRARD POSTS W/ 16" DIA x P! | o
316" DEEP CONC. POST 8 2000 & 5 I I i I | i
FG0mNG (M) ++ + g \ E
= E |
® | 7 o
TRASH RECEPTACLES _ : ! ! ! ! ! 5o
‘ | LS
\ NG g+ | | | |
N 7 . o 0 i | s
] ° o3 B 3 ke
\ P J2a) 2
i ‘ i =
[ T 0 a0 40 0
120 320 4800 529 100" a9y
¢ + ¢ 100
174 368" 52-0° 520" 52-0° 52-0° 520"
. 520 600 2060°
4 GATE POST W/ 146 2
TREATED WOOD GATES ——— ! ! s ! !

[ e

[ oo

[ DUMPSTER ENCLOSURE PLAN

[SonE ve =10

[ PRELIMINARY FLOOR PLAN - TOTAL BUILDING:

67,309 S.F. GROSS FLOOR AREA

[Sone e =10

Southfield, Michigan 48076

26261 Evergreen Road
248.619.2354
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ARCHITECTURE faudiearchitecture.com

PROPOSED 67,000 S,F, SPEC BUILDING
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BUILDING FACADE MATERIAL BREAKDOWN

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

7,050 SF.

SPLIT FACED CMU: 4,253 SF.
STRIATED SCORED CMU: 2,424 SF.
ACM: 123 SF.
FLUSH METAL RTU SCREEN: 250 SIF.

26261 Evergreen Road

ARCHITECTURE  faudiearchitecture.com

FAUDIE
m =

[ EAST ELEVATION

SCALE: 1/16"= 10"

BUILDING FACADE MATERIAL BREAKDOWN

TOTAL MATERIAL SQUARE FOOTAGE! 9,430 SF.
(EXCLUDES VISION GLASS & OPENINGS)

SPLIT FACED CMU: 5,764 SF.
STRIATED SCORED CMU:! 3,293 SF.
ACM: 123 SF.
FLUSH METAL RTU SCREEN: 250 SF.

EXTERIOR MATERIAL SCHEDULE

SPLIT-FACE CMU

ALUMINUM COMPOSITE METAL PANEL SYSTEM (ACM)

1 LOW €' INSUL. BLUE TINTED GLAZING IN CLEAR
ANOD. ALUM. THERMAL BREAK FRAMES.

GLEAR ANOD. ALUM, ENTRY DOOR W/ BLUE TINTED
TEMPERED GLASS

PREFINISHED METAL COPING

37 HM. DOOR AND FRAME PAINTED TO MATCH ADJACENT WALL
OLOR.

10%12' SECTIONAL INSULATED OVERHEAD GRADE DOOR w/
MOTOR OPERATED OPENER & INSULATED

910’ SECTIONAL INSULATED OVERHEAD TRUCK DOCK DOOR|
W/ DOCK LEVELER, & SHELTERISEAL

6" DIA. CONC. FILLED STEEL GUARD POSTS.

1)5" dia. PAINTED STEEL PIPE GUARDRAIL

FLUSH METAL PANEL SIDING (ROOF SCREENING)

STRIATED CMU BLOCK.

@O0 IO|IO

CONC. TRENCH FOOTING BELOW

FINISHED FLOOR
@OTAFF. ==

[ NORTH ELEVATION

[SeAE e =15

BUILDING FACADE MATERIAL BREAKDOWN

TOTAL MATERIAL SQUARE FOOTAGE: 5370 S.F.
(EXCLUDES VISION GLASS & OPENINGS)

SPLIT FACED CMU: 2,342 SF.
STRIATED SCORED CMU: 1,251 SF.

ACM: 15278,
FLUSH METAL RTU SCREEN:

. =284%
250 SF. = 47% 1 5

@

108
@ TRFF

*

FINISHED FLOOR
0" AFF.

[ WEST ELEVATION

[SonE e = 1o

(]

BUILDING FACADE MATERIAL BREAKDOWN

TOTAL MATERIAL SQUARE FOOTAGE

(EXCLUDES VISION GLASS & OPENINGS)
SPLIT FACED CMU:

STRIATED SCORED CMU:

ACM:

FLUSH METAL RTU SCREEN:

7,955 SF.

3,845SF.
2,315SF.
1545 S F.

250 SF.

o—1

10s.
@294 AFF.

200

FINISHED FLOOR ¢
00 AFF. *

PROPOSED 67,000 S,F, SPEC BUILDING

UNIT 54 BECK NORTH CORPORATE PARK, NOVI

PRE-APP SITE PLAN APPROVAL
SITE PLAN APPROVAL
SITE PLAN RESUBMITTAL
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FLASHING LIGHT SHALL NOT B PERMITTED.

BUPOSEE AR IITED DFERATIONS SHAL B
PERVITIED AFTER & SITES HOURS OF GPERATION.
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Architectural Wall Sconce

»

Specifications.
Luminaire Optional Back Box {BBW)
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Introduction

Tha WST LED is desigred with the specfierin
mind The tractionl, trapezoicl shape cffers &
soft. non-pixiatsd light source for enduser visual
comfort, For smergency egress lighting, the WST
LED offers six battary aptions, indlucig ramote.
For addtional code complianca and energy
sevings, there is alsc a Bi-lsvel motion sensor
optior. Wit so many standard and optional
features, thrae lurnen packsges, and high LPW,
the WST LED is your “go to” lumiraire for most
any zgplication.
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PLAN REVIEW CENTER REPORT
August 21, 2017

L - Planning Review

I; [.)1‘ I Beck North Unit 54
cityofnovi.org JSP 16-36
Petitioner
Dembs Development, Inc.
Review Type
Revised Preliminary Site Plan
Property Characteristics
Section 4
. . East of Beck Road and North of West Road in the Beck North Corporate
Site Location Park; 46480 Nadlan Court
Site School District | Walled Lake Consolidated School District
Site Zoning [-1: Light Industrial District
Adjoining Zoning North [-1: Light Industrial District
East R-2: One-Family Residential
West [-1: Light Industrial District
South I-1: Light Industrial District
Current Site Use Vacant
North Vacant
Adjoining Uses East Resider]tial ) .
West Industrial/Office; Broad-Ocean Technologies
South Vacant
Site Size 5.02 Acres
Plan Date 8-3-17

Project Summary

The applicant is proposing a 67,000+/- square foot speculative building in the Beck North Corporate
Park with 167 parking spaces, two loading docks, and trash enclosure. A public hearing was held on
May 24, 2017, where Planning Commission postponed their decision in order to give time for the
developer and city staff to work together to resolve the issue of a screening barrier along the east
property line. Staff met with the applicant and the following modifications have been proposed:
removal of 5 parking spaces, additional landscaping along the east side, and a 6 foot wall near the
southeast corner to screen the parking lot. The site plan is scheduled to go before Planning Commission
for another public hearing on October 11, 2017.

Recommendation

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

Special Land Use Considerations
The site plan is proposing a use that requires special land use approval by Planning Commission when
abutting a residential district as detailed in Use Standard 4.45 Select I-1 and EXPO District Uses.
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Section 6.1.2.C of the Zoning Ordinance outlines specific factors the Planning Commission shall consider
in the review of any Special Land Use:

i. Whether, relative to other feasible uses of the site, the proposed use will cause any detrimental
impact on existing thoroughfares in terms of overall volumes, capacity, safety, vehicular turning
patterns, intersections, view obstructions, line of sight, ingress and egress,
acceleration/deceleration lanes, off-street parking, off-street loading/unloading, travel times
and thoroughfare level of service.

i.  Whether, relative to other feasible uses of the site, the proposed use will cause any detrimental
impact on the capabilities of public services and facilities, including water service, sanitary
sewer service, storm water disposal and police and fire protection to service existing and
planned uses in the area.

ii. Whether, relative to other feasible uses of the site, the proposed use is compatible with the
natural features and characteristics of the land, including existing woodlands, wetlands,
watercourses, and wildlife habitats.

iv. Whether, relative to other feasible uses of the site, the proposed use is compatible with adjacent
uses of land in terms of location, size, character, and impact on adjacent property or the
surrounding neighborhood.

V. Whether, relative to other feasible uses of the site, the proposed use is consistent with the goals,
objectives, and recommendations of the City’s Master Plan for Land Use.

Vi. Whether, relative to other feasible uses of the site, the proposed use will promote the use of land
in a socially and economically desirable manner.

Vil. Whether, relative to other feasible uses of the site, the proposed use is
a. Listed among the provision of uses requiring special land use review as set forth in the various
zoning districts of this Ordinance, and
b. Isin harmony with the purposes and conforms to the applicable site design regulations of the
zoning district in which it is located.

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. Deviations from the Zoning Ordinance are listed below.

Ordinance Deviations
1. Planning Commission waivers
i. Landscape waiver for lack of 10-15’ tall landscaped berm between industrial and
residential not provided due to preservation of 50 foot woods buffer along east property
line. Supported.

i. Landscape waiver for use of evergreen species for greater than 25% of perimeter parking
lot trees. Supported.

iii. Landscape waiver for lack of 7 required subcanopy trees for industrial subdivision
frontage are not provided due to lack of space for all plantings (16 required; 9 provided).
Supported.

iv. Traffic waiver for driveway spacing between proposed drives and between west
driveway and Unit 53 driveway because within 105 ft.

2. DCS Variance
i. Property does not meet minimum frontage of 300 feet required to allow more than one
full service driveway entrance to the site.
3. Zoning Board of Appeals Variances
l. Height exceeds 25 ft. when abutting residential. Applicant is proposing 29’4, which does
not include rooftop appurtenances.

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:
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1. Changes to the Site Plan in Response to the Public Hearing Comments: The applicant is asked to
provide a narrative detailing the rationale for the items discussed at the public hearing including
the height and size of the proposed building, screening and berm requirements, removal of
parking spaces closest to the residential homes, and supplementing the woodland area. Please
provide this narrative with the Planning Commission meeting submittal (due Sept. 6).

2. Parking Calculations (Sec. 5.2.12): Refer to chart for more details. Once the tenant is known, the
parking calculations will need to be updated in order to verify conformance with the ordinance.

3. [-1 District Required Conditions (Sec. 3.14.2): Unless otherwise provided, dealing directly with
consumer at retail, is prohibited. This is a speculative building and the applicant should consult
with the Planning Department prior to leasing to ensure the use is consistent with the special land
use criteria and other requirements of the ordinance.

4. Maximum Building Height (Sec. 3.14.5.C): When abutting residential the height maximum is 25
feet. The applicant is proposing a building that is 29°4” tall, which does not include the roof top
appurtenances. The applicant is seeking a ZBA variance.

5. Planning Commission Findings for Permitted Uses (Sec. 3.14.3): The scale, size, building design,
facade materials, landscaping and activity of the use is such that current and future adjacent
residential uses will be protected from any adverse impact. Planning Commission will determine
through site plan consideration if this standard is met by the applicant.

6. Storage and Use of Material (Sec. 3.14.3): Storage of hazardous materials shall comply with city
ordinances and applicant shall complete a City of Novi Hazardous Materials Checklist. The
applicant has provided the hazardous materials checklist, however since the tenant is still
unknown this checklist will need to be updated once the tenant is known.

7. Economic Impact Information: Refer to the chart for more details. Please provide the requested
information in your response letter prior to the Planning Commission Meeting.

Other Reviews
a. Landscape Review: Landscape recommends approval. Landscape review has identified waivers
that may be required. Additional comments to be addressed with Final Site Plan.
c. Woodlands Review: Woodland recommends approval. A City of Novi Woodland permit is
required for the proposed impacts to regulated woodlands. Additional comments to be
addressed with Final Site Plan.

NEXT STEP: Planning Commission Meeting
This Site Plan is scheduled to go before Planning Commission for public hearing on September 13, 2017.
Please provide the following no later than 12:00pm, September 6, 2017 if you wish to keep the schedule.
1. Original Revised Preliminary Site Plan submittal in PDF format (maximum of 10MB). NO CHANGES
MADE.
2. A response letter addressing ALL the comments from ALL the review letters and a request for
waivers as you see fit.

Electronic Stamping Set Submittal and Response Letter

Plans addressing the comments in all of the staff and consultant review letters should be submitted
electronically for informal review and approval prior to printing Stamping Sets. A letter from either the
applicant or the applicant’s representative addressing comments in this and other review letters is
requested to be submitted with the electronic stamping set.

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 36”
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copies with original signature and original seals, to the Community Development Department for final
Stamping Set approval. Plans addressing the comments in all of the staff and consultant review letters
should be submitted electronically for informal review and approval prior to printing Stamping Sets.

Sighage
Exterior Signage is not regulated by the Planning Division or Planning Commission. Please contact
Ordinance (248.735.5678) for information regarding sign permits.

Pre-Construction Meeting

A Pre-Construction meeting is required for this project. Prior to the start of any work on the site, Pre-
Construction (Pre-Con) meetings must be held with the applicant’s contractor and the City’s consulting
engineer. 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
additional information on starting permits. The applicant should review and be aware of the
requirements of Chapter 26.5 before starting construction.

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

Honitord Sellom

Kirsten Mellemﬁ'ﬁlanner
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CITY OF PLANNING REVIEW CHART

Review Date: August 21, 2017
Review Type: Revised Preliminary Site Plan
) Project Name: JSP 16-36 BECK NORTH UNIT 54
Plan Date: August 3, 2017
I i [.)" I Prepared by: Kirsten Mellem, Planner
cityofnovi.org E-mail: kmellem@cityofnovi.org; Phone: 248.347.0484

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

Iltem Required Code Proposed Meets | Comments
Code

Zoning and Use Requirements

Master Plan Industrial Research No Change Yes Planning Commission
(adopted Aug. Development and Technology approval for Preliminary
25, 2010) site plan and special land
use will be required
Area Study The site does not fall under any |NA NA
special category
Zoning I-1: Light Industrial District No Change Yes
(Eff. Dec. 25,
2013)
Uses Permitted Sec 3.1.18.B Principal Uses 67,000 sqg. ft. light Yes Special land use when
(Sec 3.1.18.B & C) | Permitted. industrial building abutting a Residential
Sec 3.1.18.C Special Land Uses |(26,800 sq. ft. office, District Area, property to
40,200 sq. ft. the east is zoned R-2 (One-
industrial/research) Family Residential).
Tenants should check with
Planning Department prior
to leasing space to ensure
use is consistent with
special land use criteria
Site History

As part of the original approval of the Beck North Corporate Park in 1999, there was much discussion
regarding whether or not these parcels were adjacent to a residential district, as they relate to the 50 foot
City owned, industrially zoned parcel that is located between these parcels and the residential district to the
north. It was determined by the Planning Commission, and reinforced by the Zoning Board of Appeals, that
for planning purposes these parcels are to be considered adjacent to a residential district because zoning
regulations cannot be circumvented by separating the parcel from the adjacent district by an
undevelopable strip of land. Therefore the industrial/research uses shall be treated as special land uses and
have additional regulations in terms of building setbacks, building height, and orientation of loading docks.

Height, bulk, density and area limitations (Sec 3.1.18)

Frontage on a Frontage on a Public Street is Frontage on Yes
Public Street. required Nadlan Ct
(Sec. 5.12)
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(Sec. 3.1.18.D)

25 ft. abutting residential

include roof top

Item Required Code Proposed Meets | Comments
Code
Access to Major |vehicular access shall be Access to West Yes
Thoroughfare provided only to an existing or |Road/Thirteen Mile
(Sec. 5.13) planned major thoroughfare or |is provided
freeway service drive
Minimum Zoning |Except where otherwise NA
Lot Size for each |provided in this Ordinance, the
Unit in Ac minimum lot area and width,
(Sec 3.6.2.D) and the maximum percent of
. ) lot coverage shall be
Mlnlr_nurp Zonmg determined on the basis of off- NA
ll‘JOt_ S_'\Z/\?dor: _eaf? street parking, loading,
nit: Width in t. greenbelt screening, yard
setback or usable open space
Open Space 31.2%
Area
Maximum % of (Sec 3.6.2.D) 31.6% Yes
Lot Area Covered
(By All Buildings)
Building Height 40 ft. 29’4”. Does not No Proposed height exceeds

the maximum allowed. A

Abutting a Street
(Sec 3.6.2.C)

street shall be provided with a
setback equal to front yard.

abutting street

Sec. 3.14.5.C) appurtenances Zoning Board of Appeals
Variance will be required
for this deviation. (10-10-17
ZBA meeting)

Building Setbacks (Sec 3.1.18.D)

Front (parallel to |40 ft. 48.5 ft. Yes

Cul-de-sac)

Rear (north) 20 ft. 78.2 ft. Yes

Side (part south) |20 ft. 145.4 ft. Yes

Side (east) 150 ft. 107.4 ft. Yes

Side (west) 20 ft. 79 ft. Yes

Parking Setback (Sec 3.1.18.D)& Refer to applicable notes in Sec 3.6.2

Front (parallel to |40 ft. (See 3.6.2.E) 40 ft. Yes

Cul-de-sac)

Rear (north) 10 ft. 10.7 ft. Yes

Side (part south) |10 ft. 10.2 ft. Yes

Side (east) 100 ft. 77.4 ft. Yes

Side (west) 10 ft. 10 ft. Yes

Note To District Standards (Sec 3.6.2)

Exterior Side Yard | All exterior side yards abutting a | No side yard NA
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(Sec 3.6.2.E)

site

- does not extend into the
minimum required front yard
setback of the district

- cannot occupy more than
50% of the area between min.
front yard setback & bldg.
setback

- must be screened by brick
wall or landscaped berm

- lighting compatible with
surrounding neighborhood

Does not exceed 40
ft.

28%

Landscaping is
provided to screen
Lighting information
not provided

Item Required Code Proposed Meets | Comments

Code
Off-Street Parking | Not allowed unless: NA Applicant is not proposing
in Front Yard - the site is a minimum 2 acre 5 acres parking in the front yard

parking setback
requirements
(Sec 3.6.2.Q)

modify parking setback
requirements based on
conditions listed in Sec 3.6.2.Q

conform to the
minimum required

Off-Street Parking | Shall not occupy more than fifty | No parking Yes
in Side and Rear |(50) percent of the area of the |proposed on east
Yards abutting side or rear yard abutting a side abutting
residential residential district; and residential
(Sec 3.6:2.F) Off-street parking shall be It is setback 110.4 ft. | Yes
setback no less than one- from residential
hundred (100) feet from the district.
residential district.
Setback from I-1 and I-2 districts, five (5) feet |Abutting a Yes
Residential of horizontal setback for each residential district.
District foot of building height, or one-
(Sec 3.6.2.H) hundred (100) feet, whichever is | For 30 ft. high
greater. Except when a side or |building, 150 ft.
rear yard is separated from a setback is required.
residential district by a railroad |A setback of 157.4
right-of-way, the right-of-way ft. is provided from
may be included as part of the |the residential
setback requirement. district.
Wetland/Waterco | A setback of 25 ft. from No wetlands on site. | NA
urse Setback wetlands and from high
(Sec 3.6.2.M) watermark course shall be
maintained.
Additional Height | Additional heights for selected |Applicant not NA
(Sec 3.6.2.0) building is allowed based on requesting and not
conditions listed in Sec 3.6.2.0 |applicable
Parking setback |Required parking setback area |Parking lot is Yes Please refer to landscape
screening shall be landscaped per sec screened review for additional
(Sec 3.6.2.P) 5.5.3. details
Modification of The Planning Commission may |Parking setbacks NA

Parking, Loading and Dumpster Requirements
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Parking Spaces
Warehouses and
wholesale
establishments
and related
accessory offices
(Sec.5.2.12.EF)

Business offices or
professional
offices
(Sec.5.2.12.D)

hundred (700) square feet of
usable floor area

Total SF= 41,392 SF

Parking = 59 Spaces

For buildings up to 100,000 SF
1 space for 222 SF GLA

Total SF= 23,930 SF

Parking = 108 Spaces

Total Required = 167 spaces

175 spaces

Item Required Code Proposed Meets | Comments
Code
Number of One (1) space for each seven |Total Proposed = Yes Parking requirements will

be confirmed when a use
is proposed & the number
of employees in the largest
working shift is identified

Barrier Free Code

parking space.

Parking Space - 90° Parking: 9 ft. x 19 ft. 9 ft. x 19 ft. spaces |Yes
Dimensions and |- 24 ft. two way drives 24 ft. wide drives
Maneuvering - 9 ft. x 17 ft. parking spaces 9 ft. x 17 ft.
Lanes allowed along 7 ft. wide perimeter spaces
(Sec.5.3.2) interior sidewalks as long as along landscaping

detail indicates a 4” curb at with 4” curbs

these locations and along

landscaping
Parking stall Shall not be located closer than |40 ft. distance Yes
located adjacent |twenty-five (25) feet from the provided
to a parking lot street right-of-way (ROW) line,
entrance(public |street easement or sidewalk,
or private) whichever is closer
(Sec. 5.3.13)
End Islands - End Islands with landscaping Yes
(Sec. 5.3.12) and raised curbs are required

at the end of all parking bays

that abut traffic circulation

aisles.

- The end islands shall generally

be at least 8 feet wide, have an

outside radius of 15 ft., and be

constructed 3’ shorter than the

adjacent parking stall.
Barrier Free 6 barrier free parking spaces 7 provided, 2 are Yes
Spaces (for total 151 to 200) & 1 shall be |van accessible
Barrier Free Code |van accessible
Barrier Free - 8“ wide with an 8’ wide Two types of Yes
Space access aisle for van accessible spaces
Dimensions accessible spaces are provided
Barrier Free Code |- 5’ wide with a 5’ wide access

aisle for regular accessible

spaces
Barrier Free Signs |One sign for each accessible Proposed Yes
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wood or evergreen shrubbery

Item Required Code Proposed Meets | Comments
Code
Minimum number | Five (5) percent of required 8 bicycles spaces Yes
of Bicycle automobile spaces, minimum are proposed
Parking two (2) spaces
(Sec. 5.16.1) 8 spaces required
Bicycle Parking |- No farther than 120 ft. from Within 120 ft. Yes
General the entrance being served
requirements - When 4 or more spaces are 2 locations
(Sec. 5.16) required for a building with proposed
multiple entrances, the
spaces shall be provided in
multiple locations
- Spaces to be paved and the |Paved and inverted
bike rack shall be inverted “U” |“U” design
design
- Shall be accessible via 6 ft. 6 ft. paved sidewalk
paved sidewalk provided
Bicycle Parking Parking space width: 6 ft. Bicycle parking Yes
Lot layout One tier width: 10 ft. layout is provided
(Sec 5.16.6) Two tier width: 16 ft.
Maneuvering lane width: 4 ft.
Parking space depth: 2 ft.
single, 2 ¥ ft. double
Loading Spaces |Loading area in the rear yard Loading zone and |Yes
(Sec. 5.4.3) Loading area in interior side dock proposed in
yard if it is adjacent to |, EXPO or |the rear yard
EXO district
Accessory Structures
Dumpster - Located in rear yard Complies Yes
(Sec 4.19.2.F) - Attached to the building or NA
- No closer than 10 ft. from Complies
building if not attached
- Not located in parking Complies
setback
- If no setback, then it cannot
be any closer than 10 ft, from
property line.
- Away from Barrier free Spaces | Complies
Dumpster - Screened from public view Complies Yes
Enclosure - Awall or fence 1 ft. higher 6’ proposed
(Sec. 21-145. (c)) than height of refuse bin
- And no less than 5 ft. on three |Complies
sides
- Posts or bumpers to protect Complies
the screening
- Hard surface pad. Concrete
- Screening Materials: Masonry, |Wood




Revised Preliminary Site Plan Review
Planning Review Summary Chart
JSP16-36: BECK NORTH UNIT 54

Page 6 of 11
August 21, 2017

at retail, is prohibited.

use unknown

Item Required Code Proposed Meets | Comments
Code
Roof top All roof top equipment must be |Roof top Yes
equipment and |screened and all wall mounted |equipment
wall mounted utility equipment must be proposed
utility equipment |enclosed and integrated into
(Sec. 4.19.2.E.ii) the design and color of the
building
Roof top Roof top appurtenances shall Roof top Yes
appurtenances |be screened in accordance equipment is
screening with applicable facade screened
regulations, and shall not be
visible from any street, road, or
adjacent property.
I-1 District Required Conditions (Sec 3.14)
Outdoor Storage |Outdoor placement of above- |Not Proposed. A Yes
of above ground |ground storage tanks of not note is added to
storage tanks more than 600-gallon capacity |the plans
(Sec. 3.14.1.B.ii) per tank and accessory to an
otherwise permitted use.
Additional conditions apply.
Outdoor Storage Not Proposed NA
of recreational
equipment
(Sec. 3.14.1.B.iii)
Other Unless otherwise provided, Speculative Yes? |Tenants should check with
(Sec 3.14.2) dealing directly with consumer | building, specific Planning Department prior

to leasing space to ensure
use is consistent with
special land use criteria.
Provide note on site plan.

Adjacent to Where a permitted use abuts a |Not adjacent to NA
Freeway ROW freeway right-of way , special Freeway ROW
(Sec 3.14.4) conditions listed in section
3.14.4 apply
Adjacent to Residential district (Sec 3.14.5)
Truck well, - Cannot be located on the Truck well and Yes Add note to site plan that
loading dock or side abutting residential trailer drive access states: trucks shall not use
door - Shall be placed on the located on the west the drive on the east side
Sec. 3.14.5.A opposite side or on the wall at [side away from of the building to access
90 degree angle to residential the loading dock, but can
residential. Recessed by not only use the drive on the
less than 60 feet from the front west side of the building.
wall
- Discourage the truck path Add a “No Trucks” sign
along residential side next to the loading dock
as viewed going east.
Refuse pick-up, |- Refuse pick-up shall be limited |Proposed on west |Yes
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with standards and intent of the
article and performance

A note is added to
the plan indicating

Item Required Code Proposed Meets | Comments
Code
off-street parking | to the hours of 7:00 a.m. to side of building.
and areas used 5:00 p.m., prevailing time. Note provided on
for vehicular - All off-street parking and site plan
repair, delivery, areas used for vehicular
loading/ repair, delivery, loading/
unloading and unloading and transport shall
transport be not be closer than one-
Sec. 3.14.5.B hundred (100) feet from the
boundary of a residential
district and effectively
screened
Maximum 29’4”, Does not No Proposed height exceeds
Building Height 25 ft. abutting residential include roof top the maximum allowed. A
Sec. 3.14.5.C appurtenances Zoning Board of Appeals
Variance will be required
for this deviation.
Additional - Where a building wall faces A lighting plan is Yes
Lighting an abutting residential district | provided
requirements there shall be no floodlighting
Sec. 3.14.5.D of such facade.
- This shall not preclude the
lighting of doorways on such
facades.
Landscape berm |The requirements of this section |A landscape planis |Yes Please refer to landscape
and screening supersede standards at Section |provided with some comments for further
requirements 55 screening details
Sec. 3.14.5.E
Operation Windows and doors of non- Yes
requirements office use areas of structures in
Sec. 3.14.5.F an |-1 district may not be left
open.
Planning Commission findings for permitted uses (Sec 3.14.3)
Impacts on The scale, size, building design, |Adjacent to Yes? |ltis a Planning Commission
residential district | facade materials, landscaping |residential districts finding
Sec 3.14.3.A and activity of the use is such
that current and future
adjacent residential uses will be
protected from any adverse
impact
Long term truck |No long term delivery truck Not Proposed. A Yes
parking parking on site note is added to
Sec 3.14.3.B the plans.
Performance The lighting, noise, vibration, Speculative Yes
standards odor and other possible building, specific
Sec 3.14.3.C impacts are in compliance use unknown.
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Item

Required Code

Proposed

Meets
Code

Comments

standards of Section 5.14

further verification
of the
conformance may
be required at the
time of occupancy.

Storage and/use

The storage and/or use of any

Checklist provided

Yes

Applicant may need to

(Sec. 5.7)

lighting details needed at time

provided

of material volatile, flammable or other update the hazardous
Sec 3.14.3.D materials shall be fully identified checklist once a tenant
in application and shall comply has been identified.
with any city ordinances
regarding toxic or hazardous
materials.
Hazardous Compliance of City’s hazardous | Checklist provided |Yes
material materials checklist
checklist
Sec 3.14.3.E
Sidewalks and Pathways
ARTICLE XI. OFF- |- In the case of new streets and |Nadlan Driveisan |Yes
ROAD NON- roadways to be constructed |industrial street. No
MOTORIZED as part of the project, a sidewalk is required.
FACILITIES sidewalk shall be provided on
Sec. 11-256. both sides of the proposed
Requirement. (c) street or roadway.
& Sub. Ord. Sec. |- Sidewalks along arterials and
4.05, collectors shall be 6 feet or 8
feet wide as designated by
the “Bicycle and Pedestrian
Plan,” but not along industrial
service streets per Subdivision
Ordinance
- Whereas sidewalks along local
streets and private roadways
shall be five (5) feet wide.
Pedestrian - Whether the traffic circulation |Building entrances |Yes
Connectivity features within the site and connected to
parking areas are designed to | parking lot & BF
assure safety and ramps
convenience of both
vehicular and pedestrian
traffic both within the site and
in relation to access streets.
- Building exits must be
connected to sidewalk system
or parking lot.
Other Requirements
Exterior lighting Photometric plan and exterior | A lighting plan is Yes
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created (during construction
& after building is occupied, if
known)

Item Required Code Proposed Meets | Comments
Code
of Final Site Plan submittal
Design and Land description, Sidwell Provided Yes
Construction number (metes and bounds for
Standards acreage parcel, lot number(s),
Manual Liber, and page for
subdivisions).
General layout Location of all existing and Provided Yes
and dimension of | proposed buildings, proposed
proposed building heights, building
physical layouts, (floor area in square
improvements feet), location of proposed
parking and parking layout,
streets and drives, and indicate
square footage of pavement
area (indicate public or
private).
Economic - Total cost of the proposed No Provide information on
Impact building & site improvements total cost of the proposed
Information - Number of anticipated jobs building & site

improvements and number
of anticipated jobs created
during construction in
response letter.

Development Development and street names |Street name is NA
and Street must be approved by the Street |approved.
Names Naming Committee before
Preliminary Site Plan approval.
Development/ Signage if proposed requires a |None shown For sign permit information
Business Sign permit. contact Jeannie Niland
248-347-0438.
Lighting and Photometric Plan (Sec. 5.7)
Intent (Sec. 5.7.1) |Establish appropriate minimum | Provided Yes
levels, prevent unnecessary
glare, reduce spillover onto
adjacent properties & reduce
unnecessary transmission of light
into the night sky
Lighting Plan Site plan showing location of all |Provided Yes
(Sec.5.7.A.1) existing & proposed buildings,
landscaping, streets, drives,
parking areas & exterior lighting
fixtures
Lighting Plan Specifications for all proposed | Provided Yes
(Sec.5.7.A.2) & existing lighting fixtures
Photometric data Provided Yes
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Item Required Code Proposed Meets | Comments
Code
Fixture height Provided Yes
Mounting & design Provided Yes
Glare control devices Provided Yes
Type & color rendition of lamps |Provided Yes
Hours of operation Provided Yes
Photometric plan illustrating all |Provided Yes
light sources that impact the
subject site, including spill-over
information from neighboring
properties.
Required Height not to exceed maximum |25 ft. proposed Yes
Conditions height of zoning district (or 25 ft.
(Sec.5.7.3.A) where adjacent to residential
districts or uses)
Required - Electrical service to light Notes provided Yes
Conditions fixtures shall be placed
(Sec.5.7.3.B) 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
Required Average light level of the 1.65:1 overall site Yes
Conditions surface being lit to the lowest
(Sec.5.7.3.E) light of the surface being lit shall
not exceed 4:1
Required Use of true color rendering LED proposed for all | Yes
Conditions lamps such as metal halide is lights
(Sec.5.7.3.F) preferred over high & low
pressure sodium lamps
Min. lllumination |Parking areas: 0.2 min 0.3 min provided Yes
(Sec. 5.7.3.k) . . ] . .
Loading and unloading areas: |0.4 min provided Yes
0.4 min
Walkways: 0.2 min 0.2 min provided Yes
Building entrances, frequent 2.6 min provided Yes
use: 1.0 min
Building entrances, infrequent | 0.5 min provided Yes
use: 0.2 min
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Item Required Code Proposed Meets | Comments
Code

Max. lllumination |When site abuts a non- NA NA

adjacent to Non- |residential district, maximum

Residential ilumination at the property line

(Sec. 5.7.3.K) shall not exceed 1 foot candle

Cut off Angles When adjacent to residential Yes

(Sec.5.7.3.1) districts:
- All cut off angles of fixtures 90° cut off provided
must be 90°
- Maximum illumination at the |Max illumination is
property line shall not exceed |0.1 at property line
0.5 foot candle adjacent to
residential
NOTES:

1. This table is a working summary chart and not intended to substitute for any Ordinance or City of Novi
requirements or standards.
2. The section of the applicable ordinance or standard is indicated in parenthesis. Please refer to those
sections in Article 3, 4, and 5 of the zoning ordinance for further details
3. Please include a written response to any points requiring clarification or for any corresponding site plan
modifications to the City of Novi Planning Department with future submittals.




PLAN REVIEW CENTER REPORT
03/07/2017

Engineering Review
Beck North Unit 54

Applicant
BECK NORTH CORP PARK Il LLC

Review Type
Preliminary Site Plan

Property Characteristics

Site Location:  Beck North Corporate Park, east end of Nadlan Drive
Site Size: 5.0+/- acres

Plan Date: 02/06/2017

Design Engineer: Alpine Engineering

Project Summary

Construction of an approximately 67,309 square-foot office and industrial building
and associated parking. Site access would be provided off of Nadlan Drive, an
existing public roadway.

Water service would be provided by connection to an existing water main stub and
an 8-inch tap in the existing 12-inch water main at the southwest corner of the site.
A 2-inch domestic lead and 8-inch fire lead would be provided to serve the building,
along with additional hydrants on the site.

Sanitary sewer service would be provided by connection to existing 8-inch sanitary
sewer with a 6-inch sanitary sewer lead to the building.

Storm water would be collected on the site and conveyed to the existing drainage
dissipation basins serving the Corporate Park.

Recommendation

Approval of the Preliminary Site Plan and Preliminary Storm Water Management Plan is
NOT recommended.
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Comments:

The Preliminary Site Plan does not meet the general requirements of the design and
construction standards as set forth in Chapter 11 of the City of Novi Codified
Ordinance, the Storm Water Management Ordinance and the Engineering Design
Manual with the following items to be addressed at the time of revised Preliminary Site
Plan submittal (further engineering detail will be required at the time of the final site
plan submittal):

Comments to be addressed prior to revised Preliminary Site Plan submittal:

General

1. The property does not meet the minimum frontage of 300 feet required to
allow more than one full service driveway entrance to the site. A secondary
gated “emergency only” access drive is allowable.

2. Two points of access are required for fire safety. Consider ingress/egress
easements and/or a combined drive approach with adjacent parcel and
existing drive approach.

3. A driveway spacing waiver, granted by the Planning Commission, would be
required for any new driveway entrance on this property within 105 feet
(measured from edge of near curb to edge of near curb) of any other
existing or proposed drive approach.

4, Soil borings shall be provided for a preliminary review of the constructability of
the proposed development. Borings identifying soil types, and groundwater
elevation should be provided at the time of Preliminary Site plan.

Paving & Grading

5. Provide notes on the Grading plan to match existing grades at any driveway
paving in the right-of-way.

6. Clarify parking block locations and effective length of parking stalls where
parking blocks are used.

7. Provide dimensions of parking stalls to the face of curb or walk. Other

dimensions may be to back of curb and noted accordingly.

8. Provide at least a 3 foot buffer distance between the sidewalk and any fixed
object including fire hydrants and light poles.

9. End islands shall conform to City standard island design, or variations of the
standard design maintaining conformance with Section 2056 of Appendix A
of the Zoning ordinance (i.e. 2 foot minor curb radius, 15 foot major curb
radius, minimum width of 8 feet, 3 feet shorter than adjacent 19 foot parking
stall).

Storm Water Management Plan

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

11. Provide Unit 54 storm calculations.
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12. Provide an explanation of the c factors calculated for Basins D and E and
clarify how the development of Unit 54 is accounted for in those c factors.

Off-Site Easements

13. Any off-site easements must be executed prior to final approval of the plans.
Drafts of the easements and a recent title search shall be submitted to the
Community Development Department with Preliminary Site plans, and shall
be approved by the Engineering Division and the City Attorney prior to
executing the easements.

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

[tems to be included in Final Site Plan and addressed prior to Stamping sets:

Utilities
1. Provide a construction materials table on the Utility Plan listing the quantity
and material type for each utility (water, sanitary, storm) being proposed.
2. Generally all proposed trees shall remain outside utility easements. Where

proposed trees are required in a utility easement, the trees shall maintain a
minimum 5-foot horizontal separation from any existing or proposed utility. All
utilities and utility easements must be shown on the landscape plans to
confirm the required separation is provided.

3. Show the locations of all light poles on the utility plan and indicate the typical
foundation depth for the pole to confirm that no utility conflicts will occur.
Light poles in a utility easement will require a License Agreement.

Water Main
4, Provide a profile for all water main 8-inch and larger.
5. In addition to the note on the plans that compacted sand backfill shall be

provided for all utilities under the influence of paved areas, the sand backfill
shall be illustrated on utility profiles sheets.

6. Provide water main modeling calculations demonstrating that the required
water supply of 4,000 gpm will be available.
7. Provide three (3) signed and sealed sets of revised utility plans along with the

MDEQ permit application (1/07 rev.) for water main construction. The
Streamlined Water Main Permit Checklist should be submitted to the
Engineering Division for review, assuming no further design changes are
anticipated. Utility plan sets shall include only the cover sheet, any
applicable utility sheets and the City’s standard water main detail sheets.



Engineering Review of Preliminary Site Plan 03/07/2017
Beck North Unit 54 Page 4 of 5

Storm Sewer

8.

10.

11.
12.

A minimum cover depth of 3 feet shall be maintained over all storm sewers. In
situations where the minimum cover cannot be achieved, Class V pipe must
be used with an absolute minimum cover depth of 2 feet.

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

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

Label all inlet storm structures on storm sewer profiles.
Provide a schedule listing the casting type and other relevant information for

each proposed storm structure on the utility plan. Round castings shall be
provided on all catch basins except curb inlet structures.

Soil Erosion and Sediment Control

13.

General

14.

15.

16.

17.

18.

19.

A SESC permit is required. The review checklist detailing all SESC requirements
is attached to this letter. An informal review will be completed with the Final
Site Plan if SESC plans are included in the submittal.

Draft copies of any off-site utility easements, a recent title search, and legal
escrow funds must be submitted to the Community Development
Department for review and approval by the Engineering Division and the City
Attorney prior to getting executed. Off-site easements and agreements must
be executed prior to stamping set drawings.

A draft copy of the 20-foot wide easement for the water main to be
constructed on the site must be submitted to the Community Development
Department.

Draft copies of easements for the sanitary sewer and/or sanitary sewer
monitoring manhole to be constructed on the site must be submitted to the
Community Development Department.

The City standard detail sheets are not required for the Final Site Plan
submittal. They will be required with the Stamping Set submittal. They can be
found on the City website (www.cityofnovi.org/DesignManual).

An itemized construction cost estimate must be submitted to the Community
Development Department at the time of Final Site Plan submittal 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 cost estimate must
be itemized for each utility (water, sanitary, storm sewer), on-site paving, right-
of-way paving (including proposed right-of-way), and grading.

A right-of-way permit will be required from the City of Novi.
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The following must be addressed prior to construction:

20.

21.

22.

23.

24.

25.

26.

27.

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

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

An NPDES permit must be obtained from the MDEQ since the site is over 5
acres in size. The MDEQ requires an approved plan to be submitted with the
Notice of Coverage.

A Soil Erosion Control Permit must be obtained from the City of Novi. Contact
Sarah Marchioni in the Community Development Department (248-347-0430)
for forms and information.

A permit for work within the right-of-way of Nadlan Drive must be obtained
from the City of Novi. The application is available from the City Engineering
Division and should be filed at the time of Final Site Plan submittal. Please
contact the Engineering Division at 248-347-0454 for further information.

A permit for water main construction must be obtained from the MDEQ. This
permit application must be submitted through the Water and Sewer Senior
Manager after the water main plans have been approved.

Construction Inspection Fees, to be determined once the construction cost
estimate is submitted, must be paid prior to the pre-construction meeting.

A street sign financial guarantee in an amount to be determined ($400 per
traffic control sign proposed) must be posted at the Treasurer’s Office.

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 Darcy Rechtien at (248) 735-5695 with any questions.

) @an . Kechtion

CcC:

Theresa Bridges, Engineering

George Melistas, Engineering

Kirsten Mellem, Community Development
Tina Glenn, Treasurers

Kristen Pace, Treasurers

Ben Croy, Water and Sewer



Gy ica]

CITY OF NOVI ENGINEERING DIVISION
SOIL EROSION AND SEDIMENTATION CONTROL PLAN

; CHECKLIST
cityofnovi.org
PROJECT: SESC Application #: SE -
Contact Name: DATE COMPLETED:
Phone Number: DATE OF PLAN:
Fax Number: STATUS:

General Requirements — Following the initial Soil Erosion and Sedimentation Control permit application to the Community
Development Department, all SESC plan revisions shall be submitted directly to the Engineering Department for further
review and/or permit approval. One (1) copy of revised soil erosion plans, including response letter addressing the comments
below, shall be submitted for each subsequent review until the plan has been given approval by the Engineering Department,
at which point five (5) copies will be required for permit approval. Plans shall be signed and sealed, and the bond must be
submitted to the Treasurer’s Office prior to permit issuance.

ITEM | ITEM Provided COMMENTS
NO. on Plans

1. Plan shall be at scale of not more than 1” = 200’, | [_]
include legal description, location, proximity to
lakes, streams or wetlands, slopes, etc.

2. Plan shall include a soil survey or a written
description of soil types of the exposed land area.

3. Plan shall show the limits of earth disruption.

4. Plan shall show tree protection fencing and
location of trees to be protected.

5. Plan shall show all existing and proposed on-site
drainage and dewatering facilities (i.e. structure
details, rim elev., etc.)

O O 0O o0

6. Detailed sequence of construction shall be
provided on plans structured similar to the
following, supplemented with site specific items:
1) Install tracking mat, 2) Install temp. SESC
measures, 3) Construct storm water basins and install
treatment structures, if applicable, 4) Install storm
sewer, with inlet protection to follow immediately, 5)
Remove all temp. SESC measures once site is
stabilized.

7. Plan must address maintenance of soil erosion | [_]
and sedimentation control measures (temporary
and permanent)

8. Provide a note stating if dewatering is anticipated | []
or encountered during construction a dewatering
plan must be submitted to the Engineering
Division for review.

9. A grading plan shall be provided, or grade | [ ]
information shown on plan.

C:\Users\drechtien\Desktop\SESC CHECKLIST.doc
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10.

Note that it is the developer’s responsibility to
grade and stabilize disturbances due to the
installation of public utilities.

11.

The CSWO shall be listed on permit application.

12.

Plan sealed by registered civil engineer with
original signature.

13.

An itemized cost estimate (Silt Fence, Inlet Filters,
Topsoil/Seed/Mulch, Const. Access, etc.) shall be
provided.

I O

The SESC financial guarantee will be

$ :
The SESC inspection fees will be

$

14.

Potential stockpile areas shall be shown on the
plan, with note stating a ring of silt fence will be
installed surrounding any stockpiled material.

15.

Sediment basin: Provide filter on standpipe
outlet structure until site is stabilized, then
removed. Noted on plan and standpipe detail(s).

16.

Provide a note on the plan stating the storm
water basin will be stabilized prior to directing
flow to the basin.

17.

Pretreatment Structures: Noted to inspect
weekly for sediment accumulation until site is
stabilized, and will clean as required.

18.

Attach the Oakland County standard detail sheet.

19.

Construction mud tracking entrance: 75'x20’°, 6”
of 1” to 3” stone, on geotextile fabric.

20.

Silt fence: 6” anchor trench, stakes 6’ on center.
Prominent line type on plan, with legend.

21.

Provide Silt Sack with overflow capability as the
inlet protection, and provide detail on plans.

22.

Catch basin inlet filters shall be provided on
existing roadways along construction route for
reasonable distance from site.

23.

Street sweeping and dust control shall be noted
on plan as responsibility of contractor.

24.

Vegetation shall be established within 5 days of
final grade, or whenever disturbed areas will
remain unchanged for 30 days or greater. 3-4” of
topsoil will be used where vegetation is required.

o4 od 4dg oo o o oo oo

25.

Vegetated buffer strips (25 wide wherever
possible) shall be created or retained along the
edges of all water bodies, water courses or
wetlands.

[]

206.

Diversion berms or terracing shall be
implemented where necessary.

[]

27.

All drainage ditches shall be stabilized with
erosion control blanket and shall utilize check

[]

C:\Users\drechtien\Desktop\SESC CHECKLIST.doc
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dams as necessary. Drainage ditches steeper
than 3% shall be sodded.

28.

Slopes steeper than 1V:6H (16%) shall be
stabilized with erosion control blanket. Add this
note as a general note, and also in a prominent
location near any berm, etc. where a significant
slope is proposed.

29.

All culvert end sections must contain grouted rip-
rap in accordance with ordinance specifications.

]

ADDITIONAL COMMENTS:

1. Please note that installation of silt fencing or tree protection fencing shall not occur prior to the initial City
pre-construction meeting. When natural features exist on the site, inspection of staking may be required

prior to installation of the fencing.

Reviewed By:

C:\Users\drechtien\Desktop\SESC CHECKLIST.doc




McBeth, Barb

To: Rechtien, Darcy
Subject: RE: JSP 16-36 Beck North Unit 54: Preliminary Site Plan Review Letters

From: Bridges, Theresa

Sent: Wednesday, April 12, 2017 2:29 PM

To: McBeth, Barb; Mellem, Kirsten; Rechtien, Darcy

Subject: RE: JSP 16-36 Beck North Unit 54: Preliminary Site Plan Review Letters

Kirsten,

1. We have determined that 2 driveways are acceptable for the site given that fire frucks require
2 access points. Driveway spacing waivers will be required by the Planning Commission to
address the lack of spacing. We would support the variances. Additionally, the eastern drive
aisle around the building needs to be limited to emergency vehicles to ensure tfruck traffic will
use the western driveway. The aisle should be gated at the northern and southern ends and
may be reduced to 20" wide with signage indicating the “No Parking - Fire Lane” at a
minimum of 75-foot spacing.

2. Engineering can recommend approvadl given the different interpretation of allowable number
of driveways.

Thanks,
Theresa
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PLAN REVIEW CENTER REPORT
August 21, 2017

Revised Preliminary Site Plan -
L ' Landscaping
NOVI

cityofnovi.org

Review Type
Revised Preliminary Site Plan Landscape Review

Property Characteristics

e Site Location: Beck North Industrial Park — Unit 54 — Nadlan Dr.
o Site Acreage: 5.0 acres

e Site Zoning: -1

e Adjacent Zoning: North, South, West: I-1, East: R-2

e Plan Date: 8/3/2017

Ordinance Considerations

This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning
Article 5.5 Landscape Standards, the Landscape Design Manual and any other applicable
provisions of the Zoning Ordinance. Iltems in bold below must be addressed and incorporated as
part of the Preliminary Site Plan submittal. Please follow guidelines of the Zoning Ordinance and
Landscape Design Guidelines. This review is a summary and not intended to substitute for any
Ordinance.

Note:

As this plan has not received Preliminary Site Plan approval, the plan is being reviewed per the
recently approved revisions. In certain cases this may result in a change in the number of trees
required. Please see the accompanying landscape chart for detailed calculations.

Recommendation
This project is recommended for approval. Please address the items below and on the attached
Landscape Chart in the corrected Preliminary Site Plan and Final Site Plans.

Waivers required
1. 10-15’ tall landscaped berm between industrial and residential not provided due to
preservation of 50 foot woods buffer along east property line. Supported.
2. Waiver to use evergreen species for greater than 25% of perimeter parking lot trees.
Supported.

Ordinance Considerations
Existing Soils (Preliminary Site Plan checklist #10, #17)
Provided.

Existing and proposed overhead and underground utilities, including hydrants. (LDM 2.e.(4))
1. Provided.
2. Alltrees are shown as being at least 10 feet from utility structures.

Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #17 and LDM 2.3 (2))
1. The border of the regulated woodland is provided, as are tree ids and locations for all
existing trees on the site and adjacent to it. Chartis also provided.
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2. It appears that grading will occur within the drip line of many trees to be saved along the
east end of the property. Please work to protect the root systems of those trees. See
ECT’s review for official woodland review.

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

1. Property is not immediately adjacent to Residential. However, as it is adjacent to the
tree buffer created for the residential subdivision east of the woods, the 10-15’
landscaped berm is required.

2. The applicant has removed the 5 space parking bay closest to the residential
development, and proposes a 6 foot tall wall at the southeast corner of the parking lot to
provide 100% screening of vehicle lights there, and significant sound blockage in that
area.

3. Due to the above factors, the waiver request is supported by staff.

Industrial Subdivision Landscaping (LDM 1.d(2))

1. One deciduous canopy tree is required per 35 If of frontage. With 215 If of frontage, less
the 60’ of access ways on Nadlan Court, 4 trees are required. 5 are provided.

2. One subcanopy tree is required per 40 If of frontage, for a total of 16 trees. 9 are
provided.

3. 2shrubs per 40 If of frontage are required, for a total of 8 shrubs. 32 are provided.

4. None of the additional massing of grasses, perennials, annuals and bulbs are provided.
Please add this element to the landscape. Some of the excess landscaping mentioned
above can be reduced to help provide space and money for these plantings.

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

1. Based on the vehicular use areas, 2,625 sf of landscape island area and 16 deciduous
canopy trees are required. Per the plan, 3,150 sf of islands and 39 trees are provided.

2. In order to be considered as landscape islands for the purpose of breaking up long bays
of parking, they need to have at least 10 feet wide and have 200sf of landscape area,
with a deciduous canopy tree planted in it. Please increase the size of the islands as
required and plant a deciduous canopy tree in each of the islands.

Parking Lot Perimeter Canopy Trees (Zoning Sec. 5.5.3.C.(3) Chart footnhote)
1. Based on the 1780 If of perimeter, 51 canopy trees are required (1/35If) and 51 are
provided, 33 (65%) of which are evergreens.
2. The revised ordinance allows 25% of perimeter trees to be evergreens. A landscape
waiver for the additional evergreens is required, but is supported by staff because they
will provide better year-round screening for the adjacent residences.

Loading Zone screening (Zoning Sec. 3.14, 3.15, 4.55, 4.56, 5.5)
The loading zone is sufficiently screened from the residential subdivision by the building.

Building Foundation Landscape (Zoning Sec 5.5.3.D.)
Based on the perimeter, 8888 sf of foundation landscape area is required. 8890 sf are
provided, and well over 60% of the building visible from Nadlan Court is landscaped,
exceeding the requirement.

Plant List (LDM 2.h. and t.)
The plant list provided conforms to the requirements of the city and no invasive species are
used.

Planting Notations and Details (LDM)
1. Planting details are provided.
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2. If the Amelanchier canadensis are multi-stem, please provide a multi-stem planting
detail.

3. If the applicant would like to reduce the required tree mulch depth from 4” to 3”, and
the shrub/perennial depth from 3” to 2”, that would be acceptable.

Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 1.d.(3)
Not applicable as no changes are proposed to the regional detention basin.

Irrigation (LDM 1.a.(1)(e) and 2.s)
Irrigation plans for landscaped areas are required for Final Site Plan.

Proposed topography. 2’ contour minimum (LDM 2.e.(1))
Provided.

Snow Deposit (LDM.2.9.)
Provided.

Proposed trees to be saved (Sec 37 Woodland Protection 37-9, LDM 2.e.(1))
Trees to be removed are clearly marked.

Corner Clearance (Zoning Sec 5.9)
Corner clearance at exit sign is met.

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

Y Mendh,.

Rick Meader — Landscape Architect
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Project Name:
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Prepared by:
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JSP16 - 0036: Beck North Unit 54
8/3/2017
Rick Meader, Landscape Architect E-mail: rmeader@cityofnovi.org;

Phone: (248) 735-5621

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

Note: This review utilizes the recently approved changes to the Landscape Ordinance and Landscape

Design Manual.

Meets

ltem Required Proposed Code Comments
Landscape Plan Requirements (LDM (2)
» New commercial or
residential
developments
= Addition to existing
building greater than
25% increase in overall
Landscape Plan footage or 400 SF
(Zoning Sec 5.5.2, whichever is less. Yes Yes Scale: 17=30’
LDM 2.e)) = 17=20" minimum with
proper North.
Variations from this
scale can be
approved by LA
= Consistent with plans
throughout set
(Pl_rgj'\e/lczt.:;;ormatlon Name and Address Yes Yes
Name, address and
Owner/Developer telephone number of
Contact Information the owner and Yes Yes Cover Sheet
(LDM 2.a.) developer or
association
Landscape Architect | Name, Address and
contact information telephone number of Yes Yes
(LDM 2.b.) RLA
Sealed by LA. Requires original
(LDM 2.9.) signature ves ves
Miss Dig Note
(800) 482-7171 Show on all plan sheets | Yes Yes
(LDM.3.a.(8))
. Include all adjacent Site: -1
Zoning (LDM 2.f.) zoning North, South, West: | Yes
I-1, East: R-2
Survey information " Legal desc_ription or
boundary line survey Yes Yes Sheet 3

(LDM 2.c.)

= Existing topography
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ltem Required Proposed E:Agg: Comments
1. SheetL-3
2. It appears that there
are a number of
trees along the
proposed tree fence
whose driplines
Existing plant material " Show_location type extend _into the area
Existing woodlands or and size. Label to be of grading and may
wetlands saved or remoyed. Yes Yes be adversely
(LDM 2.€.(2)) " qun shall state if none affected py the
exists. construction, even
though they are
shown as being
saved.
3. Please refer to ECT’s
comments regarding
Woodlands.
= As determined by Soils
survey of Oakland
Soil types (LDM.2.r.) county Yes Yes Sheet 4
= Show types,
boundaries
Existing and Exi;tiqg and proposed
proposed bwlcﬂngs, easements,
improvements parl.qng spaces, Yes Yes
(LDM 2.e.(4)) vehicular use areas, and
o R.O.W
Existing and Overhead and
proposed utilities underground utilities, Yes Yes
(LDM 2.e.(4)) including hydrants
Proposed grgdlng. 2 Provide proposed
E:LODnntAOler r‘r(1glr;|)mum contours at 2’ interval ves ves
e.
Snow deposit Show snow deposit Ves Ves
(LDM.2.9.) areas on plan
LANDSCAPING REQUIREMENTS
Parking Area Landscape Requirements LDM 1.c. & Calculations (LDM 2.0.)
General requirements ) Cl_ea_lr S|ght_d|st_ance
(LDM 1.¢) within parking islands Yes Yes
* No evergreen trees
Name, type and .
number of ground g;ﬁg)sposed on planting Yes Yes
cover (LDM 1.c.(5)
General (Zoning Sec 5.5.3.C.ii)
= A minimum of 200 SF 1. In order to satisfy the
to qualify requirement for
Parking lot Islands = Minimum of 200sf per parking lot islands to
(a, b.i) tree planted in an ves Yes/No break up the
island. expanses of parking
= 6” curbs bays into 15 spaces
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2.3.(5))

Zoning Section 5.5.9

ltem Required Proposed gsg: Comments
» Islands minimum width or more, those islands
10’ BOC to BOC must meet the size

requirements for
landscape islands
and have deciduous
canopy trees
planted in them.

2. Please widen and
increase the area of
islands adjacent to
the pathways from
the north and west
parking lots to the
doors to 10 feet wide
and 200sf landscape
area.

3. Please plant trees in
all islands used to
break up parking
bays.

4. Please adjust storm
line passing through
island south of entry
on south side of
building to allow 5’
clearance for tree to
be planted in that
island.

5. Please add parking
space and
dimensions to plan
set — perhaps sheet
4.

Parking stall can be
Curbs and Parking reduced ,EO 1.7’ and the
stall reduction (c) qurb to4 adj.af:ent toa | Yes Yes
sidewalk of minimum 7
ft.
Contiguous space Maximum of 15 Please see note above
o . Yes Yes S
limit (i) contiguous spaces regarding islands.
No plantings with
Plantings around Fire | matured height greater Yes Yes
Hydrant (d) than 12’ within 10 ft. of
fire hydrants
Areas not dedicated to
parking use or driveways
Landscaped area (Q) exceeding 100 sq. ft. Yes Yes
shall be landscaped
25 ft corner clearance
Clear Zones (LDM required. Referto Yes Yes
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Item

Required

Proposed

Meets
Code

Comments

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

space

= 1780 If/35 = 51 trees

residential use in any R district (Zoning Sec 5.5.3.C.iii)
A = Total square
footage of parking | \ _ Areq 1006 = f NA
spaces not including
access aisles x 10%
B = Total square
footage of additional
paved veh.|cular use B = Area x 5% = sf NA
areas (not including
A) under 50,000 SF) x
5%
C=Total square
footage of additional
paved veh_|cular use C= x1%= sf NA
areas (not including
A or B) over 50,000 SF)
x1%
Category 2: For: I-1 and I-2 (Zoning Sec 5.5.3.C.iii)
A. = Total square
footage ofqvehicular " A= 5% st =xx
= 50,000 x 5% = 2,500 sf
use areas X 5%
B= Total square
footage of additional | = C =0.5% * xx sf = xx SF
paved vehicular use = (75,088-50,000)*0.5% =
areas over 50,000 SF x 125 sf
0.5%
All Categories
D = A+B or A+C See notes above
Total square footage | 2500 + 125 = 2625 SF 3,087 SF Yes regarding parking lot
of landscaped islands islands.

1. Please add the
additional trees
mentioned above in
the islands serving to
break up the parking

E=D/75 bays.

Number of canopy 2625/200 = 13 Trees 36 trees Yes 2. Please revise the tree

trees required locations and
spacing per the new
requirements for 1
tree per 200sf of
island landscape
area.

1. 33 of them are
evergreen trees

Perimeter Green = 1 Canopy tree per 35 If 51 trees Yes 2. Normally, all but 25%

of perimeter trees
need to be
deciduous canopy
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Item

Required

Proposed

Meets
Code

Comments

trees but since the
evergreens provide
additional winter
screening of the
building from
adjacent residential
property, this
discrepancy is
accepted, and
supported.

3. Please include the
perimeter tree
symbol designations
on the legend.

Parking land banked

NA

No

Berms, Walls and ROW Planting Requirements

Berms

contours

conflict with utilities.

= All berms shall have a maximum slope of 33%.
Gradual slopes are encouraged. Show 1ft.

= Berm should be located on lot line except in

= Berms should be constructed with 6” of top soil.

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

Berm requirements
(Zoning Sec 5.5.A)

Site is adjacent to
residential on east so a
landscaped berm 10-15
ft high with a 6 foot wide
crest is required.

No

No

1. Asthe 50 foot wide
woods are being
preserved, a
landscape waiver for
the required berm is
requested.

2. The parking bay
nearest the adjacent
residential property
has been removed
and a 6 foot tall wall
is proposed along
the southeast corner
of the parking lot to
block lights and
parking lot noise.

3. Please provide a
detail indicating the
appearance and
materials of the wall,
as well as grading of
the top of the wall
versus the top of
pavement to verify
the blocking height
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Item

Required

Proposed

Meets
Code

Comments

of the wall.

4. Based on the
proposed wall and
proposed large
evergreen trees
planted behind it, the
waiver request is
supported by staff,
assuming the
effective height of
the wall is sufficient.

Planting requirements
(LDM 1l.a.)

LDM Novi Street Tree List

NA

Adjacent to Public Righ

ts-of-Way (Sec 5.5.B) and (LDM 1.b)

Berm requirements

Per Zoning Ordinance
3.6.2.E, since parking is
within the front yard, a
brick wall or landscaped

1. Site is in industrial
subdivision.
However, due to the
site configuration,
the berm or wall
should extend across
the entire cul-de-sac
frontage of the

footing

stone exterior with
masonry or concrete

(Zoning Sec berm thatis 2.5 feet tall, | Yes parcel.
5.5.3.A.(5)) as measured from the 2. The required berm
parking lot surface, is has been provided in
required in front of the front of the building
parking areas. but is not provided
on the outsides of
the entries due to
lack of distance. This
is accepted.
Cross-Section of Berms (LDM 1.d(2))
1. Detail is provided.
» Label contour lines 2. Please revise to show
Slope, height and * Maximum 33% slope Ves that the berm is
width » Constructed of loam constructed of loam
= 6” top layer of topsoil with a 6” top layer of
topsaoil.
Type of Ground NA
Cover
Overhead utility lines
and 15 ft. setback from A note indicates that
Setbacks from Utilities | edge of utility or 20 ft. NA there are no overhead
setback from closest wires. This is satisfactory.
pole
Walls (LDM 2.k & Zoning Sec 5.5.3.vi)
Material, height and Freestanding walls
: should have brick or
type of construction None
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Item

Required

Proposed

Meets
Code

Comments

interior

Walls greater than 3
% ft. should be
designed and sealed
by an Engineer

Screening wall is
proposed at east

end of parking lot.

1. Please provide a
detail for the wall
proposed at the east
end of the south
parking lot.

2. Please also provide
the top of wall and
adjacent top of
pavement elevations
to ensure screening
height is sufficient.

3. Wall will need to be
designed, signed
and sealed by an

sidewalk and curb
(Novi Street Tree List)

= xx/45= X trees

engineer.
ROW Landscape Screening Requirements(Sec 5.5.3.B. ii)
Greenbelt width .
Parking: 25 ft.

(2)(@3) (5) 9
Min. berm crest width | Parking: 3 ft. Varies
g;”'m”m berm height |, 5 toet high 3 ft high
3’ wall @) None at ROW
Canopy deciduous or | | Parking: 1 tree per 40 If Site is in industrial
large evergreen trees | | xx/40 = X trees NA subdivision. See below
Notes (1) (10) - ' '
Sub-_canopy = Parking: 1 tree per 30 If Site is in industrial
deciduous trees » xx/30 = x trees NA subdivision. See below
Notes (2)(10) - ' '
:r::gsoil?]ya?s;lggt(\)/\l/ien » Parking: 1 tree per 45 If Site is in industrial

9: P NA subdivision so no street

trees are required.

Non-Residential Zoning

Sec 5.5.3.E.iii & LDM 1.d (2)

Refer to Planting in ROW, building foundation land

scape, parking lot landscaping and LDM

Interior Street to
Industrial subdivision
(LDM 1.d.(2))

= 1 canopy deciduous
or 1 large evergreen
per 35 |.f. along ROW

= (215-60)/35 = 4 trees

= 1 sub canopy tree per
40 L. of total linear
frontage

» (215-60)/40=4
subcanopy trees

= 2 shrubs per 40 If of
total linear frontage

= 2 *(215-60)/40=8
shrubs

= Plant massing of

= 5deciduous
canopy trees

= 9subcanopy
trees

= 32 junipers

Yes/No

1. Required canopy
and additional
plantings are
provided.

2. Waiver for 6
subcanopy trees is
not required.

3. Please provide
additional massing
per requirement.

4. Other greenbelt
plantings can be
reduced per new
requirements if
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(LDM 2.m & Zoning
Sec 5.5.6)

= [nclude a minimum
one cultivation in
June, July and August

. Meets
ltem Required Proposed Code Comments
ornamental grasses, desired.
perennials and/or
annuals and bulbs for
25% of ROW
Screening of outdoor The loading zone is
storage,

. . screened from the
loading/unloading Yes Yes . .

) residential property to
(Zoning Sec. 3.14, the east by the buildin
3.15, 4.55, 4.56, 5.5) y 9.

* A minimum of 2ft.
separation between
Transformers/Utility box and the plants
» Ground cover below
boxes 4” is allowed up to Yes Yes
(LDM 1.e from 1
through 5) pad.
= No plant materials
within 8 ft. from the
doors
Building Foundation Landscape Requirements (Sec 5.5.3.D)
= Equals to entire
Interior site perimeter of the
landscaning SF building x 8 with a 8,890 sf Yes
ping minimum width of 4 ft.
= 1111 If x 8ft = 8888 SF
Zoning Sec 5.5.3.D.ii. It visible f“?m public
. street a minimum of 60% All of frontage except
All items from (b) to ) s =
@) of the exterior building Yes Yes paved entries is
perimeter should be landscaped.
covered in green space
Detention/Retention Basin Requirements (Sec. 5.5.3.E.iv)
» Clusters shall cover 70-
75% of the basin rim
Planting requirements area No on-site detention is
g requ = 10” to 14” tall grass NA provided - storm water
(Sec. 5.5.3.E.iv) . . . .
along sides of basin goes to regional basin.
= Refer to wetland for
basin mix
LANDSCAPING NOTES, DETAILS AND GENERAL REQUIREMENTS
Landscape Notes - Utilize City of Novi Standard Notes
Installation date
(LDM 2.I. & Zoning Provide intended date Mar-Nov 2017 Yes Please revise to 2018.
Sec 5.5.5.B)
» Include statement of
. intent to install and
Maintenance &
. guarantee all
Statement of intent i
materials for 2 years. Yes Yes
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(LDM 3.a)

property line

. Meets
Item Required Proposed Code Comments
for the 2-year warranty
period.
Plant source
(LDM 2.n & LDM S?g&geNlofhféggursery Yes Yes
3.a.(2)) grown, No.L grade.
A fully automatic
Imication plan irrigation system and a
(LDgM 25 )p method of draining is No Need for final site plan
h required with Final Site
Plan
Other information Required by Planning NA
(LDM 2.u) Commission
Establishment period
(Zoning Sec 5.5.6.8) 2 yr. Guarantee Yes Yes
Approval of City must approve any
substitutions. substitutions in writing Yes Yes
(Zoning Sec 5.5.5.F) prior to installation.
Plant List (LDM 2.h.) — Include all cost estimates
Quantities and sizes Yes Yes
Root type Yes Yes
Botanical and Refer t.o LDM suggested
plant list Yes Yes
common names
Type and amount of Yes Ves
lawn
. For all new plantings,
Cost estimate mulch and sod as listed | Yes Yes Need for final site plan
(LDM 2.t)
on the plan
Planting Details/Info (LDM 2.i) — Utilize City of Novi Standard Details
If Amelanchier
Canoby Deciduous canadensis are multi-
Py Yes Yes stem trees, please add
Tree . .
multi-stem planting
detail.
Evergreen Tree Refer to LDM for detail Yes Yes
Shrub drawings Yes Yes
Perennial/
Ground Cover ves ves
Tree stakes and guys.
(Wood stakes, fabric Yes Yes
guys)
Tree protection Located at Critical Root
P Zone (1’ outside of Yes Yes
fencing -
dripline)
Other Plant Material Requirements (LDM 3)
General Conditions Plant materials shall not
be planted within 4 ft. of | Yes Yes
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hardwood bark mulch.
Include in cost
estimate.

= Refer to section for
additional information

Item Required Proposed gsg: Comments
Plant Materials & Clearly show trees to be
Existing Plant Material | removed and trees to Yes Yes Sheet L-3
(LDM 3.b) be saved.
Substitutions to
landscape standards for
preserved canopy trees
Landscape tree outside woodlands or No
credit (LDM3.b.(d)) wetlands should be
approved by LA. Refer
to Landscape tree
Credit Chart in LDM
Plant Sizes for ROW, Canopy Deciduous shall
Woodland be 3” and sub-canopy
replacement and deciduous shall be 2.5” Yes Yes
others caliper. Refer to section
(LDM 3.c) for more details
Plant size credit
(LDM3.c.(2)) NA No
Prohibited Plants No plants on City No Yes
(LDM 3.d) Invasive Species List
Recommended trees
for planting under Label the distance from NA
overhead utilities the overhead utilities
(LDM 3.e)
Collected or
Transplanted trees No
(LDM 3.9)
Nonliving Durable = Trees shall be mulched
Material: Mulch (LDM to 3”’depth and shrubs,
4) groundcovers to 2”
depth You may reduce the
= Specify natural color, required depth of mulch
finely shredded Yes Yes on the planting details

per the reduced depth
listed here, if desired.

NOTES:

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

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

3. Please include a written response to any points requiring clarification or for any corresponding site plan
modifications to the City of Novi Planning Department with future submittals.
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ECT Project No. 170136-0200
August 17, 2017

Ms. Barbara McBeth, AICP

City Planner

Community Development Department
City of Novi

45175 W. Ten Mile Road

Novi, Michigan 48375

Re: Beck North Unit 54 (JSP16-0036)
Woodland Review of the Revised Preliminary Site Plan (PSP17-0121)

Dear Ms. McBeth:

Environmental Consulting & Technology, Inc. (ECT) has reviewed the Revised Preliminary Site Plan for
the proposed Beck North Unit 54 project prepared by Alpine Engineering, Inc. dated August 3, 2017
and stamped “Received” by the City of Novi Community Development Department on August 4, 2017
(Plan). The Plan was reviewed for conformance with the City of Novi Woodland Protection Ordinance
Chapter 37.

ECT recommends approval of the Revised Preliminary Site Plan for woodlands with the condition
that the Applicant satisfactorily address the items noted in the “Woodland Comments” section of

this letter prior to approval of the Final Site Plan.

The following woodland related items are required for this project:

Item Required/Not Required/Not Applicable
Woodland Permit Required
Woodland Fence Required
Woodland Conservation Easement Required

The purpose of the Woodlands Protection Ordinance is to:

1) Provide for the protection, preservation, replacement, proper maintenance and use of trees
and woodlands located in the city in order to minimize disturbance to them and to prevent
damage from erosion and siltation, a loss of wildlife and vegetation, and/or from the
destruction of the natural habitat. In this regard, it is the intent of this chapter to protect the
integrity of woodland areas as a whole, in recognition that woodlands serve as part of an
ecosystem, and to place priority on the preservation of woodlands, trees, similar woody
vegetation, and related natural resources over development when there are no location
alternatives;

An Equal Opportunity/Affirmative Action Employer
www.ectinc.com
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2) Protect the woodlands, including trees and other forms of vegetation, of the city for their
economic support of local property values when allowed to remain uncleared and/or
unharvested and for their natural beauty, wilderness character of geological, ecological, or
historical significance; and

3) Provide for the paramount public concern for these natural resources in the interest of health,
safety and general welfare of the residents of the city.

The proposed project is located off of Nadlan Drive within the Beck North Corporate Park development
in Section 4 (east of Hudson Drive; north of West Road and east of N. Beck Road).

The Plan proposes the construction of a proposed, speculative light industrial building (containing
approximately 25,000 square feet of office space and approximately 42,000 square feet of
industrial/research floor area), associated parking and utilities.

Based on our review of the application, Novi aerial photos, Novi GIS, the City of Novi Official Wetlands
and Woodlands Maps (see Figure 1, attached) it appears as if this proposed project site contains City-
Regulated Woodlands along the eastern edge of the site.

What follows is a summary of our findings regarding on-site woodlands associated with the proposed
project.

Woodlands

The site does contain areas noted as City of Novi Regulated Woodlands. The area designated as
Regulated Woodland is located along the southern and eastern section of the site (see Figure 1). The
current Plan includes a Woodland Plan (Sheet L-3). The Woodland Plan includes a Tree List and
Woodland Summary that indicates the existing trees and the proposed tree removals.

Based on the Woodland Plan and our site inspection, on-site woodland contains bigtooth aspen
(Populus grandidentata), black walnut (Juglans nigra), red oak (Quercus rubra), silver maple (Acer
saccharinum), pin oak (Quercus palustris), American elm (Ulmus americana), and black cherry (Prunus
serotina).

Woodland Impact Review & Required Replacements

The Plan indicates a total of sixty-eight (68) total surveyed trees on-site. Two (2) of the trees surveyed
are listed as ‘dead’, therefore the site contains a total of sixty-six (66) regulated trees. These trees are
located within the area designated as Regulated Woodland on the City of Novi’s Regulated Woodland
map. In terms of habitat quality and diversity of tree species, the woodland areas on the project site
are of good quality. The majority of the woodland areas consist of relatively-mature growth trees of
good. This wooded area does appear to provide a significant level of environmental benefit, and the
subject property is located directly adjacent to a wooded/natural corridor that extends both north and
south of the development. In terms of a scenic asset, wind block, noise buffer or other environmental
asset, the woodland areas proposed for impact are considered to be of good quality. The current plan

Y/ M Environmental
: l Consulting &
Technology, Inc.
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proposes to impact only several trees as the majority of the lot had already been cleared for
development of the overall Beck North Corporate Park.

As shown, the Plan proposes the removal of eight (8) of the sixty-six (66) regulated trees on-site (12%
removal). This includes one (1) dead tree (i.e., Tree No. 55). It should be noted that the City of Novi
replacement requirements pertain to regulated trees with d.b.h. greater than or equal to 8 inches and
located within the areas designated as woodland on the City’s Regulated Woodland Map. The
replacement requirements also pertain to any tree greater than or equal to 36-inches in diameter.

A Woodland Summary Table has been included on Sheet L-3 (Woodland Plan). The Applicant has noted
the following woodland impacts associated with the project:

e Total Trees: 68 (includes dead (2) & unregulated trees)
o Net Regulated Trees: 66

e Regulated Trees Removed: 8 (12% removal)

e Regulated Trees Preserved: 58 (88% preservation)

Stems to be Removed 8” to 11”: 4 x 1 replacement (Requiring 4 Replacements)

e Stems to be Removed 11” to 20”: 9 x 2 replacements (Requiring 18 Replacements)
e Stems to be Removed 20” to 30”: 0 x 3 replacements (Requiring O Replacements)
e Stems to be Removed 30"+: 0 x 4 replacements (Requiring 0 Replacements)
e Multi-Stemmed Trees (0 trees): (Requiring 0 Replacements)

e Total Woodland Replacement Trees Required: 22 (Previous Plan required 13)

It should be noted that the purpose of the City of Novi Woodland Protection Ordinance (Chapter 37)
is to:

1. Provide for the protection, preservation, replacement, proper maintenance and use of trees
and woodlands located in the city in order to minimize disturbance to them and to prevent
damage from erosion and siltation, a loss of wildlife and vegetation, and/or from the
destruction of the natural habitat. In this regard, it is the intent of this chapter to protect the
integrity of woodland areas as a whole, in recognition that woodlands serve as part of an
ecosystem, and to place priority on the preservation of woodlands, trees, similar woody
vegetation, and related natural resources over development when there are no location
alternatives;

2. Protect the woodlands, including trees and other forms of vegetation, of the city for their
economic support of local property values when allowed to remain uncleared and/or
unharvested and for their natural beauty, wilderness character of geological, ecological, or
historical significance; and
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3. Provide for the paramount public concern for these natural resources in the interest of health,
safety and general welfare of the residents of the city.

A Woodland Permit from the City of Novi would be required for proposed impacts to any trees 8-inch
DBH or greater and located within an area designated as City Regulated Woodland, or any tree 36-
inches DBH regardless of location on the site. Such trees shall be relocated or replaced by the permit
grantee. All deciduous replacement trees shall be two and one-half (2 %) inches caliper or greater and
all coniferous replacement trees shall be six (6) feet in height (minimum). All Woodland Replacement
trees shall be species that are listed on the City’s Woodland Tree Replacement Chart (attached).

It should be noted that the current Plan proposes to provide a total of seven (7) required Woodland
Replacement tree credits on-site and the remaining fifteen (15) Woodland Replacement Credits will
be paid to the City of Novi Tree Fund. The on-site Woodland Replacements are indicated on the
Landscape Plan (Sheet L-1) and include:

e 7 x2.5-inch tulip tree (Liriodendron tulipifera).

A Woodland Replacement Performance financial guarantee for the planting of replacement trees will
be required. This financial guarantee will be based on the number of on-site woodland replacement
trees (credits) being provided at a per tree value of $400. The Woodland Replacement Performance
financial guarantee will be $2,800 (7 On-site credits x $400/Credit).

Based on a successful inspection of the installed on-site Woodland Replacement trees, the Woodland
Replacement Performance Guarantee shall be returned to the Applicant. A Woodland Maintenance
and Guarantee bond equal to twenty-five percent (25%) of the value of the original Woodland
Replacement material will then be kept for a period of 2-years after the successful inspection of the
tree replacement installation. The City’s minimum required Woodland Maintenance and Guarantee
bond amount is $1,000.

Woodland Comments
The following are repeat comments from our Woodland Review of the Preliminary Site Plan (PSP17-
0016) dated February 28, 2017. The current status of each comment follows in bold italics:

1. It should be noted that this Lot contains a 50-foot wide Tree Preservation Easement along the
eastern edge (defined in the Master Deed — Ninth Amendment, Liber 47451, dated September
29, 2014). Also included along the eastern edge of the development site is a Woodland
Conservation Easement (defined in the Conservation Easement documents Liber 42076, date
stamped May 17, 2010). It should be noted that no existing trees are being removed from
within the 50-foot wide Tree Preservation Easement. In addition all thirteen (13) proposed
Woodland Replacement trees appear to be located within the Woodland Conservation
Easement. Please indicate and label the Woodland Conservation Easement on the Landscape
Plan (Sheet L-1) to ensure that the proposed Woodland Replacement trees are in fact all
located within this easement.
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This comment has been partially addressed. It should be noted that Sheet L-1 currently
includes a total of seven (7) on-site Woodland Replacement Trees (as opposed to the 13
previously provided). While the boundary of the 50-foot Woodland Conservation Easement
has been indicated on Sheet L-1, the seven (7) Woodland Replacement trees do not appear
to be graphically displayed as being within this easement. Please review and revise the Plan
in order to locate the Woodland Replacement trees within this easement.

2. In addition to the eight (8) trees proposed for removal, five (5) trees to be preserved appear
to be located within approximately 5-feet of the limits of disturbance. It is ECT’s assessment
that the silt fence and tree protection fence will be located within the dripline and critical root
zone (CRZ) of these 5 trees. The critical root zone (CRZ) as defined by the Woodland Ordinance
means a circular area around a tree with a radius measured to the tree’s longest dripline radius
plus 1 foot. These trees are:

e Tree #68 (13” black cherry — requires 2 Woodland Replacement Credits if disturbed);

o Tree #64 (19” red oak — requires 2 Woodland Replacement Credits if disturbed );

e Tree #63 (12” red oak — requires 2 Woodland Replacement Credits if disturbed);

o Tree #45 (8" bigtooth aspen —requires 1 Woodland Replacement Credits if
disturbed);

e Tree #31 (10” bigtooth aspen — requires 1 Woodland Replacement Credits if
disturbed).

It should be noted that the Woodland Ordinance (Sec. 37-9. Tree protection during
construction) notes the following:

(a) Before development, land clearing, filling or any land alteration for which a use
permit is required by this chapter commences, the developer shall be required to erect
for the protection of remaining trees barriers as approved by the city. Such protection
shall be maintained and remain in its approved location until such time as it is authorized
to be removed by the city or issuance of a final certificate of occupancy. The location of
such barriers from protected trees shall be the same separation as is required for trench
excavation pursuant to section 11-50 of this Code. During construction, no attachments
or wires shall be attached to any of such trees so protected. The construction of barriers
shall comply with the following:

(1) Woodland areas shall be separated from construction areas by the
installation of "barrier" fencing either of plastic or wood slat materials, a copy of
the fence detail is available from the Parks, Recreation and Forestry Department
or the Community Development Department. These materials shall be attached
to five-foot "T" poles spaced at five-foot intervals and shall have a tree protection
sign affixed to the fence every 50 foot in such a manner to be clearly visible to
workers near the site. The use of chain link fence may also be required by the
planning commission in the case of specimen trees or exceptionally valuable
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woodland or wetland areas. This barrier shall be installed at the critical root zone
(CRZ) perimeter of the on-site trees to be protected prior to initiating project
construction. Should it not be possible to place the protection fencing at the CRZ
of a regulated tree due to practical hardship, the applicant may provide
replacement value for the tree into the City Tree Fund. The applicant may also
choose to allow the tree in question to remain at his or her option. Accurate
critical root zones must be depicted on the site plan for all regulated trees within
50’ of proposed grading or construction activities.

ECT recommends that the applicant depict the critical root zone for these five (5) trees on the
Plan. If the proposed site work/grading cannot be kept outside of the CRZ of these trees, the
applicant shall provide eight (8) additional Woodland Replacement Credits on-site or to the
City of Novi Tree Fund. The Plan should be reviewed and revised as necessary.

This comment has been addressed. It should be noted the current Plan includes a total of six
(6) trees to be preserved for which the limits of disturbance boundary falls within the Critical
Root Zone of these trees. This has been indicated on the Woodland Plan (Sheet L-3) and the
applicant will provide the required eleven (11) Woodland Replacement Credits for these
trees.

3. The Woodland Replacement Performance financial guarantee for the planting of
replacement trees will be $8,400 [21 (13 + 8 CRZ trees) Woodland Replacement Credits
required x $400/credit].

Based on a successful inspection of the installed on-site Woodland Replacement trees, the
Woodland Replacement Performance Guarantee shall be returned to the Applicant. A
Woodland Maintenance and Guarantee bond equal to twenty-five percent (25%) of the value
of the original Woodland Replacement material will then be kept for a period of 2-years after
the successful inspection of the tree replacement installation. The City has a minimum
Woodland Maintenance Guarantee value of $1,000.

This comment still applies; however the Woodland Replacement Performance financial
guarantee for the planting of on-site Woodland Replacement trees shall now be $2,800 (7
on-site Woodland Replacements x $400/Credit). After a successful inspection of the installed
Woodland Replacement trees this financial guarantee will be returned to the applicant. The
Woodland Maintenance Guarantee will be $1,000.

4. Replacement material should not be located 1) within 10’ of built structures or the edges of
utility easements and 2) over underground structures/utilities or within their associated
easements. In addition, replacement trees spacing should follow the Plant Material Spacing

Relationship Chart for Landscape Purposes found in the City of Novi Landscape Design Manual.

This comment still applies.
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5. The Applicant will be required to pay the City of Novi Tree Fund at a value of $400/credit for
any Woodland Replacement tree credits that cannot be placed on-site.

This comment still applies. It should be noted that a payment to the City of Novi Tree Fund
of 56,000 (15 Woodland Replacement Credits x $400/Credit) is currently required for this
Plan. The applicant has noted that fifteen (15) Woodland Replacement Credits will be paid
to the City of Novi Tree Fund on the Landscape Plan (Sheet L-1).

Recommendation

ECT recommends approval of the Revised Preliminary Site Plan for woodlands with the condition that
the Applicant satisfactorily address the items noted in the “Woodland Comments” section of this letter
prior to approval of the Final Site Plan.

If you have any questions regarding the contents of this letter, please contact us.

Respectfully submitted,
ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC.

Pete Hill, P.E.
Senior Associate Engineer

cc: Sri Komaragiri, City of Novi Planner

Rick Meader, City of Novi Landscape Architect
Kirsten Mellem, City of Novi Planner

Attachments: Figure 1 — City of Novi Regulated Wetland & Woodland Map
Site Photos
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Beck North Corp Park Unit 54

Figure 1. City of Novi Regulated Wetland & Woodland Map. Regulated Woodland areas are shown in
green and regulated Wetland areas are shown in blue. The approximate overall property boundary is
indicated in red.
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Site Photos

Photo 1. Looking northeast from Nadlan Drive towards area of City-regulated
woodlands (ECT, February 28, 2017).

Photo 2. Looking northeast from Nadlan Drive towards area of City-regulated
woodlands (ECT, February 28, 2017).
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Photo 3. Looking east northeast towards area of City-regulated woodlands
(ECT, February 28, 2017).

Photo 4. Looking east along south side of site towards area of City-regulated
Woodlands (ECT, February 28, 2017).
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Project name:
JSP16-0036 Beck North #54 Preliminary Traffic

Review
To: From:
Barbara McBeth, AICP AECOM
City of Novi
45175 10 Mile Road Date:
Novi, Michigan 48375 March 3, 2017
CC:

Sri Komaragiri, Kirsten Mellem, George Melistas,
Theresa Bridges, Richelle Leskun, Darcy Rechtien

Memo

Subject: Beck Road North #54 Traffic Review

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

GENERAL COMMENTS

1. The applicant, Dembs Development, Inc., is proposing a 67,309 square foot office/industrial building on the north
side of Nadlan Drive, which is located on the east side of Hudson Drive. Hudson Drive is a north/south collector
roadway that is located between Beck Road and W Park Drive. All surrounding roadways are within the City of
Novi's jurisdiction.

2. The lotis currently zoned I-1 (light industrial). There are not any proposed zoning changes at this time.

The site has two proposed driveways, both of which are located on a cul-de-sac of Nadlan Drive.

4. Variances/Waivers

a. The applicant has requested a waiver for the driveway spacing between the proposed west driveway and
the existing driveway for Unit 53.

TRAFFIC IMPACTS

1. AECOM performed an initial trip generation estimate based on the ITE Trip Generation Manual, 91" Edition, as
follows:

w

ITE Code: 710 (General Office Building) and 110 (General Light Industrial)
Development-specific Quantity: 26,924 sq. ft. gross floor area (office) and 40,385 sq. ft. gross floor area (industrial)
Zoning Change:

Trip Generation Summary

City of Estimated Estimated Total
Novi Trips Trips Analysis
Threshold (Office) (Industrial)

13
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AM Peak-
Hour, .
Peak- 100 59 N/A 59 Fitted Curve
. . Equation
Direction
Trips
PM Peak-
Hour, .
Peak- 100 91 N/A 91 Fitted Curve
. . Equation
Direction
Trips
Daily (One- .
Directional) 750 485 200 685 Fitted Curve
. Equation
Trips

2. The number of trips does not exceed the City’s threshold of more than 750 trips per day or 100 trips per either the
AM or PM peak hour. AECOM recommends performing the following traffic impact study in accordance with the
City’s requirements:

Traffic Impact Study Recommendation

Type of Study Justification

Traffic Impact Assessment The PM peak hour trips is expected to
generate between 75-100 directional trips
thereby warranting a traffic impact
assessment (TIA).

EXTERNAL SITE ACCESS AND OPERATIONS

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

1. Driveway widths and turning radii are generally compliant with City standards. However, please provide turning radii
dimensions for the future-use driveway located on the north side of the property.
2. The applicant has not proposed any changes to the existing state of Nadlan Drive.
The development needs at least 300 feet of building frontage to be eligible for two driveways.
4. Commercial properties must be spaced at least 105 feet apart from near approach curb to near approach curb on
25 mph roadways. Indicate on the plans that there is 105 feet between the two proposed Nadlan Drive driveways
and the proposed west site driveway with the existing driveway for Unit 53. The applicant has requested a
Planning Commission waiver for the west driveway spacing. AECOM does not support this waiver due to
the development's ineligibility for a second driveway.
5. There are an adequate number of site access drives provided.
6. Eliminate the ability for eastbound vehicles on Nadlan Drive to turn left into the west driveway which may be
achieved by:
a. Placing a median island in the cul-de-sac
b. One-way driveway operation
c. Signing

INTERNAL SITE OPERATIONS

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

w

AECOM
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1. General Traffic Flow

a.
b.

Large trucks and emergency access vehicles are able to access and maneuver throughout the site.

The loading zone and dumpster location are not expected to interfere with parking operations. However,
the current location of the dumpster could limit access during future use of the northern driveway.
Relocation or repositioning of the dumpster location should be considered.

2. Parking Facilities

a.

The City of Novi Zoning Ordinance requires one parking space for every 222 sq. ft. of gross leasable floor
area for office use and one parking space for every 700 sq. ft. of usable floor area of industrial use. The
applicant has used the 100% of the gross floor area for gross leasable floor area and usable floor area
resulting in 179 required parking spaces. The applicant has provided 180 parking spaces.

Parking space dimensions are generally in compliance with City standards.

The applicant has provided an end island or peninsula every 15 parking spaces, which is in compliance
with City standards.

Parking end islands and peninsulas are generally in compliance with City standards. However, the parking
peninsula located on the west side of the northernmost row of parking spaces has an outside radius of 10
feet. The applicant should increase the outside radius to 15 feet.

The site requires a minimum of six barrier free parking spaces and the applicant has provided seven
barrier free parking spaces, two of which are van accessible.

The applicant has proposed 1" wide, 4" high parking blocks in the front of barrier free parking spaces with a
four inch curb which reduces the length of the parking space below the required 17 feet. The applicant
should remove the parking bricks from the barrier free spaces or provide more detail on the location of
these bumper blocks to ensure the parking space dimensions are in compliance with City standards.

The City of Novi Zoning Ordinance requires nine bicycle parking spaces. The applicant has provided ten
bicycle parking spaces. The bicycle parking spaces are in compliance with City standards.

3. Sidewalk Requirements

a.

b.

The applicant has proposed an internal sidewalk with a width of a minimum of five feet and seven feet
adjacent to 17 foot parking spaces, which is in compliance with City of Novi standards.
External sidewalks are not being proposed for the development.

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

a.

All signing is MMUTCD compliant.

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

Sincerely,

AECOM

.Myﬂ

o —

Sterling J. Frazier, E.I.T.
Reviewer, Traffic/ITS Engineer

Matthew G. Klawon, PE
Manager, Traffic Engineering and ITS Engineering Services

AECOM
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Assessment Review

To: From:
Barbara McBeth, AICP AECOM
City of Novi

45175 10 Mile Road Date:

Novi, Michigan 48375 July 19, 2017
CC:

Sri Komaragiri, Kirsten Mellem, George Melistas,
Theresa Bridges, Richelle Leskun, Darcy Rechtien

Memo

Subject: Beck North Unit 54 Traffic Impact Assessment Review

The traffic impact assessment (TIA) was reviewed to the level of detail provided and AECOM recommends approval for the
applicant to move forward with the condition that the comments provided below are adequately addressed to the satisfaction
of the City. It should be noted that AECOM is requesting additional support documentation and evaluation information as part
of this review letter.

General Comments

1. Beck North Unit 54 is a planned light industrial facility located on Nadlan Drive, east of Hudson Drive in the
Beck North corporate park located within the city of Novi.

2. The site is 5-acres and the applicant is proposing a 67,309 square foot light industrial building which has
40,385 square feet and 26,924 square feet of floor area allocated to industrial use and office use,
respectively.

3.  The development will utilize two separate access points; both of which are located within the cul-de-sac at
the east end of Nadlan Drive.

4.  The report references Hudson Drive as Hudson Road within the existing traffic section.

Existing Conditions

1. The TIA references the speed limit on Hudson Drive as two-lane roadway with a speed limit of 25 mph;
however, in 2016 Hudson Drive was converted to a roadway with a TWLTL with one lane in each direction
and a speed limit of 30 mph. The text should be updated accordingly.

2. Peak period turning movement counts were collected at the intersections of West Road & Hudson Drive
and Cartier Drive and Hudson Drive on Wednesday, June 21, 2017 from 7:00-9:00am and 4:00-6:00pm.

3.  The peak hours of traffic were determined to be 7:30-8:30am and 4:30-5:30pm.

4. The volume counts for Cartier Drive and Hudson Drive that were used in the existing traffic figure were not
provided in Appendix | as stated. A count was provided in Appendix | for the intersection; however, it only
contained off-peak data.

1/3
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Background Traffic

1.
2.

4.

A build out year of 2018 was used in the TIA.

The study included two new developments that may be complete prior to the build-out of Beck North Unit
54. Square footages for these developments were obtained and trips were estimated for each.

The estimated trips of the future developments and a 1.5% growth factor of existing traffic were used to
generate background traffic numbers.

The applicant should also include SEMCOG traffic data to support the 1.5% growth rate.

Trip Generation

1.

Two separate trip generation analyses were performed based on the two separate land uses of the site.
One analysis estimated the trips based on the entire square footage under a light industrial land use and
the second analysis estimated trips based on the separate land uses of light industrial and general office. It
was determined that the second analysis that included land uses of light industrial and general office trip
estimates was more conservative and therefore used in the study.

The study makes note that, in order to be more conservative, estimates were based on the trip rate and not
the equation. It should be noted that the provided equation in the trip generation manual does not
encompass the provided square footage for the light industrial land use. The general office land use
correctly uses the equation and its estimates.

The TIA distributed trips based on existing traffic patterns and determined that a total percentage of 55% of
vehicles will access the site from the west with only 10% of those trips utilizing Cartier Drive. Ninety
percent of vehicles accessing the site will do so via turning on to Hudson Drive from West Road. The
distribution also estimated a 50% ratio for egress traffic between both driveways. AECOM could not re-
create the 45/45/10 split used within the report. The text should be revised to include the methodology
behind the trip distribution percentages used in the report.

Site-generated trips were distributed throughout the roadway network based on the distribution ratios
provided in the text.

Future Conditions

1.

Existing traffic, background traffic, and site-generated traffic were added together to determine the
estimated traffic of the build-out year of 2018.

Conclusions and Recommendations

1.
2.

3.
4.

Turn lanes are not required at either of the two access points of the development.

Provide updated speed limits and geometry within the text for Hudson Drive and correct the use of
"Hudson Road" within the text.

Include the peak hour volume counts for Hudson Drive and Cartier Drive in Appendix 1.

Further elaborate on the methodology used in determining the trip distribution percentages.

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

Sincerely,

AECOM

AECOM
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Sterling J. Frazier, E.I.T.
Reviewer, Traffic/ITS Engineer

Matthew G. Klawon, PE
Manager, Traffic Engineering and ITS Engineering Services

AECOM
3/3
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July 6, 2017 (Revised July 21, 2017)

Mr. Glenn E. Jones

Dembs Development, Inc.
27750 Stansbury, Suite 200
Farmington Hills, Ml 48334

RE: TRAFFIC IMPACT ASSESSMENT - PROPOSED UNIT 54 OF BECK NORTH CORPORATE PARK
46480 NADLAN COURT, NOVI, MICHIGAN

Dear Mr. Jones:

Parsons has completed a traffic impact assessment (TIA) on behalf of Dembs Development, Inc. to
assess the impact of a new light industrial facility to be located on Nadlan Drive, east of Hudson Drive,
between Cartier Drive and West Road in the City of Novi, Michigan. The 5-acre site is proposed to
contain a 67,309 square foot (sf) light industrial building comprised of 40,385 sf of industrial/research
use and 26,924 sf of office use. The development is proposed to be served by two access drives on
the cul-de-sac at the end of Nadlan Drive. The facility is expected to be constructed within one year.

The purpose of the analysis was to address the City’s traffic concerns by performing the analyses
necessary for a traffic impact assessment as detailed in the City of Novi Site Plan and Development
Manual.

The following summarizes the data collection and analysis activities:

Existing Roadway Conditions

West Road is primarily a two-lane, east-west roadway that extends approximately 2 miles from
Wixom Road easterly to its terminus east of West Park Drive. The road has a posted speed limit of 35
mph and is under the jurisdiction of the City of Novi, which classifies the roadway as a minor arterial.
CSX Railroad crosses West Road approximately 530° west of the West Road/Hudson Drive
intersection. At the intersection of West Road and Hudson Drive, a westbound right turn lane and an
eastbound left turn lane exist on West Road. Based on 24-hour traffic counts conducted in June 2017,
West Road is carrying about 7,700 vehicles per day.

Hudson Drive is primarily a two-lane, north-south roadway with a two-way left-turn lane (TWLTL)
that extends approximately 0.7 miles from West Road northly to its terminus at Cartier Drive. The
roadway serves various businesses, has a posted speed limit of 30 mph, and is under the jurisdiction
of the City of Novi, which classifies the roadway as a non-residential collector.

Parsons PLUS envision more i s




Mr. Glenn Jones
July 6, 2017 (Revised July 21, 2017)
Page 2

Cartier Drive is primarily a two-lane, east-west roadway that extends approximately 0.4 miles from
Beck Road easterly to its terminus approximately 500 feet east of Hudson Drive. The road serves
various businesses, has a posted speed limit of 25 mph, and is under the jurisdiction of the City of
Novi. The City classifies the roadway as a non-residential collector.

Existing Traffic

Peak period traffic turning movement counts were performed at the intersections of West Road and
Hudson Drive and Cartier Drive and Hudson Drive on Wednesday, June 21, 2017 from 7:00 to 9:00
AM and from 4:00 to 6:00 PM. The peak hours of traffic were determined to occur from 7:30 to 8:30
AM and from 4:30 to 5:30 PM. The detailed turning movement count data is contained in Appendix
I. The 2017 existing peak hour traffic volumes are illustrated on Figure 1.

Trip Generation

The number of trips that would be generated by the proposed development was estimated based on
data contained in the 9™ Edition of the Trip Generation Manual published by the Institute of
Transportation Engineers (ITE). Two trip generation analyses were conducted for comparison as
shown in Tables 1 and 2; one consisting of separating out the office (ITE code 710) and general light
industrial (ITE code 110) uses and one consisting of classifying the site as only a general light industrial
use.

It was determined that although the ITE general light industrial land use shown in Table 2 includes a
portion of office within its database, the trip generation summarized in Table 1 provides a more
conservative analysis and therefore was used in this study. It should also be noted, the AM and PM
peak hour trip generation calculated for the general light industrial land use shown in Table 1 was
based on the trip rate and not the equation in order to also provide a more conservative analysis.

The estimated number of trips generated by the site was determined for the weekday A.M. and P.M.
peak hours and daily traffic.
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Figure 1 — Existing (2017) Peak Hour Traffic Volumes
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Table1

TRIP GENERATION — OFFICE AND LIGHT INDUSTRIAL

AM Peak Hour

PM Peak Hour

Land Use
In Out Total In Out Total
Office Space (26,924 SF; ITE Code 710) 59 8 67 18 90 108
Gen. Light Industrial (40,385 SF; ITE Code 110) 33 4 37 5 34 39
TOTAL 92 12 104 23 124 147
Source: ITE Trip Generation Manual (9t Edition)
Table 2
TRIP GENERATION — LIGHT INDUSTRIAL
AM Peak Hour PM Peak Hour
Land Use
In Out Total In Out Total
Gen. Light Industrial (67,309 SF; ITE Code 110) 54 7 61 8 57 65
TOTAL 54 7 61 8 57 65

Source: ITE Trip Generation Manual (9th Edition)

Trip Distribution

The distribution of traffic was found by analyzing existing traffic patterns and logical routes that site
traffic would take to access the site. Based on the existing turning movements on Hudson Drive at
Cartier and at West Road, about 75% of traffic is going to and coming from West Road and 25% is
going to and coming from Cartier. Recognizing that outbound site traffic destined for the I-96 freeway
or points east and south would find it easier to make a right or left turn at West Road versus a left
turn from Cartier to Beck Road, reducing the anticipated site traffic to 10% using Cartier was deemed
reasonable. For this same reasoning, it is believed some traffic from businesses on Cartier are using
Hudson Drive as an alternate route, thereby overstating the movements at Cartier and Hudson
Drives. The distribution of existing traffic movements at West Road show an almost equal split
between the east and west. The results of the directional distribution analysis are shown in Table 3

and the turning movement volumes are shown on Figure 2.

Table 3

DIRECTION OF APPROACH/DEPARTURE FOR NEW TRIPS

To and From Percent
The east on West Road 45
The west on West Road 45
The west on Cartier Drive 10
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Background Traffic Conditions

Background traffic takes into account the traffic conditions of the roadways at the projected site
build-out year without the addition of the new site traffic. The analysis considers the following
situations:

i.  The additional traffic on the roadway system that will be generated by approved
developments in the area that may be completed by the time the build-out of the site
occurs; and,

ii.  Traffic generated by other developments not known at this time that result in the inherent
growth in traffic.

For this study, the build-out timeframe for the site is one year. It was determined through
discussions with the City of Novi there are two new developments in the area that may be
completed prior to build-out of the site. These developments are as follows: a one-story office
building located east of Hudson Drive and North of West Road and a Light Industrial building
located west of CSX Railroad and south of West Road that is awaiting tenancy. The main entrance
for the industrial building is via Magellan Drive off Beck Road. The number of trips was determined
for both the weekday A.M. peak hour and weekday P.M. peak hour of traffic for both background
developments and are shown in Table 4.

Table 4
TRIP GENERATION — Approved Developments
AM Peak Hour PM Peak Hour
Land Use
In Out Total In Out Total
Office Space (21,437 SF; ITE Code 710) 49 7 56 17 85 102
Gen. Light Industrial (80,000 SF; ITE Code 110) | 65 9 74 9 68 77
TOTAL 114 16 130 26 153 179

Source: ITE Trip Generation Manual (9* Edition)

A review of historic traffic counts over the past 10 years in the area was completed. Using 2007
SEMCOG traffic data (6,630 ADT) and 2017 24-hour tube counts conducted previously by Parsons
(7,703 ADT), it was determined that the volumes along West Road displayed a compound average
growth rate (CAGR) of 1.51 percent. As aresult, a 1.5 percent growth factor for background traffic
was deemed appropriate. Thus, the 2017 existing traffic volumes were increased by 1.5 percent
for one year and the approved developments’ traffic was added to provide the resulting 2018
background traffic volumes illustrated on Figure 3.
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Future Traffic Conditions

The background traffic and the assignment of new site traffic were added together to create the
2018 total future turning movement volumes shown in Table 5 and Figure 4.

Table 5

TOTAL FUTURE TURNING MOVEMENT VOLUMES
- Moverment AM Peak Hour PM Peak Hour

Left Right Thru Left Right Thru

West Road Eastbound 237 187 38 - 455
and Hudson Westbound 155 221 - 48 388
Drive Southbound | 30 33 — 254 221 -
Cartier Drive Eastbound B 76 12 - 77
and Hudson Westbound 1 -- 2 2 - 6
Drive Northbound | 27 2 = 64 2 =
Site Drives Eastbound -- - 92 - - 23
and Nadlan Westbound - - 6 - - 62
Drive Southbound | -- 6 - 62 .
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Auxiliary Lane/Taper Requirements

Given the fact that the site drives are located on a cul-de-sac, there will be no right turning
movements from Nadlan Drive into the site drives; therefore there was no need to evaluate the right
turn lane auxiliary lane warrants.

Since the City’s traffic consultant’s (AECOM) preliminary site plan review recommended eliminating
the ability for eastbound vehicles on Nadlan Drive to turn left into the west driveway, the left turn
auxiliary lane warrant does not apply here either. Therefore, neither site access drive will require a
right or left turn auxiliary lane.

If you should require further information, please do not hesitate to contact us.

Very truly yours,

9 /5 —

EricJ. Tripi, PE, PTOE
Regional Engineering Manager

PARSONS
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SEMCQG | Southeast Michigan
Council of Governments

Traffic Counts

The Regional Traffic Counts Database is SEMCOG's central repository for traffic counts in the
Southeast Michigan region. Traffic counts in this database were collected and provided to SEMCOG by
county road commissions, local communities in Southeast Michigan, the Michigan Department of
Transportation, and by consultants specializing in traffic data collection. Each count was taken during a
continuous 24-hour period. The initial search results show the most recent Average Annual Daily Traffic
(AADT) for the given location for the stated year. AADT are traffic volumes that are adjusted by a month
and day of week factor to account for seasonal variations in traffic. By clicking on a AADT hyperlink,
you will leave SEMCOG’s website and will be directed to a more detailed report containing the AADT,
Raw Traffic Count, and other information.

Seasonal adjustment factors are used to calculate average annual daily traffic (AADT) from short
duration vehicle counts. These seasonal factors were developed using the Permanent Traffic
Recorders (PTR) located in Southeast Michigan. The factors were averaged from each of these
locations, thus resulting in adjustment factors by year and month for each day of the week. These
adjustment factors can be applied to the raw counts in Southeast Michigan. An estimated AADT is
produced by multiplying the factors times the raw counts. Click seasonal adjustment factors to

download the factors.

For more information on traffic counts contact Chade Saghir. SEMCOG also has a Traffic Volume map
in the Map Gallery.

TRAFFIC COUNTS -

Southeast Michigan

Road Name
West Search Now
DOWNLOAD RESULTS (.CSV)
Road Name Dir. Limits Community Year AADT
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Phone: (248) 880-6523
% E-Mail: dnecci@drnarchitects.com
Web: drnarchitects.com

50850 Applebrooke Dr., Northwville, MI 48167

March 1, 2017

Facade Review Status Summary:

_ _ ] Approved, Section 9 Waiver
City of Novi Planning Department recommended for overage of C.M.U.

45175 W. 10 Mile Rd.

Novi, Ml 48375-3024

Re: FACADE ORDINANCE - Facade Review
Beck North Corporate Park Lot 54, PSP17-0016
Facade Region: 3, Zoning District: I-1

Dear Ms. McBeth:

The following is the Facade Review for Final Site Plan Approval of the above
referenced project based on the drawings prepared by Faudie Architecture, dated
2[7/17. The percentages of materials proposed for each facade are as shown on the
table below. The maximum percentages allowed by the Schedule Regulating
Facade Materials (AKA Facade Chart) of Ordinance Section 5.15 are shown in the
right hand column. Materials in non-compliance with the Facade Chart, if any, are
highlighted in bold. A sample board as required by Section 5.15.4.D of the
Ordinance was not provided at the time of this review.

West Ordinance Maximum
(Front) South East North (Minimum)
Split Faced CMU 44% 45% 60% 61% 75%
Striated Score CMU 23% 30% 34% 35% 25%
Combined Percentage of C.M.U. 67% 75% 94% 96% 75%
Flat Metal Panel (ACM) 28% 22% 2% 1% 75%
Flat Metal Panels (RTU Screens) 5% 3% 4% 3% 50%

As shown above the combined percentage of Concrete Masonry Units (C.M.U)
exceeds the maximum amount allowed by the Ordinance on the east and north
facades. A Section 9 Waiver would be required for this deviation.

Page 1 of 2



Recommendation - The overall design is substantially consistent with other
nearby structures and will harmonize well within the Beck North Corporate Park.
Therefore, it is our recommendation that the design is consistent with the intent
and purpose of the Facade Ordinance and that a Section 9 Waiver be granted for
the overage of combined types of Concrete Masonry Units (C.M.U.). A sample
board indicating proposed colors of all materials should be provided not less than 5
days before the Planning Commission meeting.

Notes to the Applicant:

1. Facade Ordinance requires inspection(s) for all projects. Materials displayed
on the approved sample board will be compared to materials delivered to the
site. It is the applicant’s responsibility to request the inspection of each facade
material at the appropriate time. Inspections may be requested using the Novi
Building Department’s Online Inspection Portal with the following link.
Please click on “Click here to Request an Inspection” under “Contractors”,
then click “Facade”.

2. The dumpster enclosure should be constructed of materials matching the
primary structure.

http://www.cityofnovi.org/Services/CommDev/OnlinelnspectionPortal.asp.

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

Sincerely,
DRN"& Associates, Architects PC

FA. /«‘%

Douglas R. Necci, AIA

Page 2 of 2
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CITY COUNCIL

Mayor
Bob Gatt

Mayor Pro Tem
Dave Staudt

Gwen Markham

Andrew Mutch

Wayne Wrobel

Laura Marie Casey

Brian Burke

City Manager

Pete Auger

Director of Public Safety
Chief of Police

David E. Molloy

Director of EMS/Flre Operatlons
Jeffery R. Johnson

Assistant Chief of Police
Erick W. Zinser

Assistant Chief of Police
Jerrod S. Hart

Novi Public Safety Administration
45125 W. Ten Mile Road

Novi, Michigan 48375
248.348.7100

248.347.0590 fax

cityofnovi.org

February 16, 2017

TO: Barbara McBeth- City Planner
Sri Ravali Komaragiri- Plan Review Center
Kirsten Mellem- Plan Review Center

RE: Proposed to build a 67,309 square foot building.

PSP# 17-0016

Project Description:

Build a 67,309 square foot building in section 4.

Comments:

Turning radius on south east corner of the parking lot around
the Island doesn’t meet fire department standards.

Recommendation:

Approved with conditions.

Sincerely,

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

cc: file
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46892 West Road, Suite 109
Novi, Michigan 48377
Phone: (248) 926-3701

Fax: (248) 926-3765

Web: www.alpine-inc.net

Civil Engineers and Land Surveyors

October 5, 2017

Barbara McBeth, AICP

City of Novi Community Development Department
45175 West 10 Mile Road

Novi, Michigan 48375

Re: Unit 54 Beck North Corporate Park
Preliminary Site Plan Response Letter
City of Novi Review# JSP16-36

Dear Barbara:;

This letter is in response to the Plan Review Center Report dated August 21, 2017 and received on October 5, 2017 for the
above referenced project. Alpine offers the below comments in response to the review comments:

Planning Review dated August 21, 2017

e Please refer to Landry, Mazzeo & Dembinski, P.C. response letter dated 9/14/2017 to the City of Novi Planning
Commission delivered on 9/15/17” (doc attached).

e A variance will be applied for the building height deviation.
A note indicating that tenants should check with the Planning Department prior to leasing spaces to ensure use is
consistent with special land use criteria is provided on sheet 2, Preliminary Site Plan.

¢ Anote indicating trucks shall not use the drive on the east side of the building to access the loading dock, but can
only use the drive on the west side of the building is provided on sheet 2, Preliminary Site Plan.

e Economic impact estimate to be provided by the applicant.

Engineering Review dated March 7, 2017
General
1. Through subsequent conversations with the City, it is our understanding that two (2) driveways will be acceptable
with limitations to truck access. A driveway spacing waiver is requested.
2. See above response.
3. See above response.
4. Soil borings will be provided by the Applicant.
Paving & Grading
5. Additional notes to match existing pavement grades where the driveways connect are provided on sheet 4,
Preliminary Grading Plan.

6. Additional information regarding the parking blocks is provided on sheet 4, Preliminary Grading Plan.
7. Additional parking dimensions are provided on sheet 2, Preliminary Site Plan.
8. The three (3)-ft required buffer between the sidewalk and any fixed objects is provided except at handicap signage

locations and the building column near the main entrance.
9. The dimensions of the end islands are provided on sheet 2, Preliminary Site Plan.
Storm Water Management Plan
10. No comment.
11. Storm sewer calculations will be provided on the Final Site Plan.
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12. Additional information regarding the ¢ factor will be provided on the Final Site Plan.

Off-Site Easements
13. Off-site easements not required.
Utilities
1. A construction materials table will be provided on the Final Site Plan.
2. The separation between the utilities and trees will be verified and adjusted if necessary on the Final Site Plan.
3. Light pole locations with typical foundation depth will be shown at Final Site Plan.
Water Main
4. Water main profiles will be provided on the Final Site Plan.
5. Compacted sand backfill will be illustrated on the profiles on the Final Site Plan.
6. Water main flow calculations were provided by City on previous MDEQ permit applications.
7. The MDEQ water main permit will be applied for during the Final Site Plan review process.
Storm Sewer
8. The cover depth over the storm sewer will be verified for the Final Site Plan.
9. A minimum drop of 0.1 at storm structures will be verified for the Final Site Plan.
10. Any storm manholes with differences in invert elevations exceeding two (2)-ft will be proposed with a two (2)-ft
plunge pool on the Final Site Plan.
11. Inlet storm structures will be labeled on the Final Site Plan utility profiles.
12. A casting schedule will be provided on the Final Site Plan.
Soil Erosion and Sediment Control
13. The SESC permit will be applied for during the Final Site Plan review process.
General
14. Off-site easements not required.
15. Draft copy of water main easement will be provided.
16. Draft copy of sanitary sewer monitoring manhole easement will be provided.
17. Comment noted.
18. An itemized construction cost estimate will be submitted with the Final Site Plan.
19. A ROW permit will be applied for during the Final Site Plan review process.
The following must be addressed prior to construction:
20. -27. Items will be addressed as necessary prior to construction

Landscape Review dated August 21, 2017
Please see response letter by Allen Design.

ECT Woodland Review dated August 17, 2017
Please see response letter by Allen Design.

AECOM Traffic Review dated March 3, 2017
External Site Access and Operations

1. The turning radii dimensions for the future use driveway are provided on sheet 2, Preliminary Site Plan.

2. No comment.

3. Refer to the response above (Engineering Review General Comment #1)

4. Refer to the response above (Engineering Review General Comment #1)

5. No comment.

6. Additional clarification regarding site access and signage is provided on sheet 2, Preliminary Site Plan.
Internal Site Operations

1. General Traffic Flow

a. No comment.
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b. The location of the dumpster will be reviewed for the Final Site Plan.
2. Parking Facilities
No comment.
No comment.
No comment.
The specified radius is increased. See sheet 2, Preliminary Site Plan submittal.
No comment.
Additional detail regarding the parking blocks is provided on sheet 4, Preliminary Grading Plan.
. No comment.
3. Sidewalk Requirements
a. No comment.
b. No comment.
4. All on-site signing and pavement markings shall be in compliance with the Michigan Manual on Uniform Traffic
Control Devices.
a. No comment.

@+roooope

Facade review dated March 1, 2017
1. Nocomment.
2. Dumpster enclosure materials are consistent with the primary structure.

Fire Department review dated February 16, 2017
1. The required radius on southeast corner of the parking lot is increased on sheet 2, Preliminary Site Plan.

If you have any questions, please feel free to call our office at (248) 926-3701.

Regards,
Alpine Engineering Inc.

Thomas Gizoni, PE

cc: Dembs Development, Inc.



ALLENDESIGN

LAND PLANNING / LAMDSCAPE ARCHITECTURE

October 5, 2017

Mr. Rick Meader, Landscape Architect
City of Novi Community Development
45175 West 10 Mile

Novi, M| 48375

RE: Beck North, Unit 54
Dear Mr. Meader:
Below are our responses to your review of plans dated August 3, 2017.

Landscape Review

e The industrial subdivision landscape elements will be added to the plans.

¢ Parking lot island areas are indicated and contain a tree in islands 200 s.f. and
larger.

o We will work with the engineer to provide the required parking islands to create a
break every 15 spaces.

o The wall will be designed by others with details provided.
The berm cross section will be revised indicating the top layer will be 6” topsoil.

e The installation date will be revised.

Woodland Review
o The Woodland Conservation Easement has been labeled on the plan. This area
is currently wooded. Woodland replacement trees have been shown outside of
the existing easement to prevent woodland disturbance.
o We will verify woodland replacement trees are located no closer than 10’ from
structures and utilities.

If you have any questions or comments regarding this response, please contact me at
your convenience.

Sificerely,

es C. Allen
llen Design L.L.C.

557 CARPENTER  NORTHVILLE, MI 48167

248.467.4668 * Fax: 248.349.0559 * jca@wideopenwest.com



LAW OFFICES
LANDRY, MAZZEO & DEMBINSKI, P.C.

D.B. LANDRY 37000 GRAND RIVER AVENUE, SUITE 200 TELEPHONE
dlandry@Imdlaw.com FARMINGTON HILLS, MICHIGAN 48335 (248) 476-6900

www.Imdlaw.com
FACSIMILE
(248) 476-6564

September 14, 2017

City of Novi Planning Commission
45175 Ten Mile Road
Novi, Ml 48375

RE: Application Of Beck North Corporate Park Regarding Unit #54 JSP 16-36

Dear Planning Commission Members:

Dembs Development has applied for a site plan approval with Special Land Use
for Unit #54 at the Beck North Corporate Park. This would be a 67,000-square foot
building in the Beck North Industrial Park located north of West Road. On May 24, 2017,
the Applicant appeared before the Planning Commission for a Public Hearing and a
Request For Site Plan Approval with several landscape waivers. At the May 24, 2017
Hearing the Planning Commission voted unanimously to postpone the matter “... to give
time for the Developer and to the City Staff to work together to resolve the issue of
screening both in-whether its wall, berm, vegetation, trees or some combination, between
the closest point of the industrial property and the residential homes as well as the other
issues that were brought up today.” (Planning Commission Minutes 5/24/17, p. 45). The
Applicant has considered the comments of the Public and the Planning Commission, met
with City Staff and made several changes to the Site Plan. This matter is currently
scheduled for the Planning Commission Meeting of October 11, 2017.

The main issue in this matter is the adjacency between Unit #54 which is zoned |-
1 and the R-2 property to the east. The Zoning Ordinance calls for a landscape berm
between such zoned areas but the Zoning Ordinance specifically recognizes that a berm
may not be necessary if the two properties are separated by mature dense woodlands
which would have to otherwise be removed to install such a berm. That is exactly the
situation which prevents itself here. The Applicant has requested a waiver of the
requirement to install a berm in light of the extensive mature woodlands. The City
Administration in fact supported that waiver request in its initial review of this Application
back on February 27, 2017. At that time, the Landscape Review concluded “The Applicant
may request a landscape waiver for the berm as the preserved woods provides the buffer.
As the building's loading zone and entry are on the west side of the building and additional
trees will be planted between the buffer and the drive, this will be supported by staff.”
(Landscape Review Report 2/27/17, p. 2). The purpose of this letter is to provide the
Planning Commission with a historical context of this request. The Beck North Corporate
Park (BNCP) has been the subject of numerous prior Planning Commission reviews and
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there have been extensive measures taken by the property owners over the years to
mitigate the adjacency issue with the residential property to the east. Thus, this current
request for Site Plan approval should not be considered in isolation, but rather, must be
understood in context of the numerous measures which have been taken by the Applicant
and its predecessors over the years. This letter will provide that history, the measures
taken over the years to mitigate any potential adjacency concerns, the additional
measures taken in the initial Site Plan submittal,the comments by the Planning
Commissicn and Public on 5/24/17 and the additional measures taken by the Applicant
in light of those concerns and after meeting with City Staff. We believe that all of these
efforts and measures absolutely satisfy the requirements of the Novi Zoning Ordinance
which specifically contemplates a waiver of the berm requirements to save mature
woodlands by creating an alternative equally as attenuating as a berm. | will address the
history of the project and the exact concerns raised at the May 24, 2017 Planning
Commission Meeting.

A HISTORY OF THE PROPERTY.

As with any adjacency issue between two different zoning properties the starting
point should consider who was there first. If a person purchases property knowing it is
adjacent to industrially zoned property such person cannot expect that anything other
than an industrial use will be developed on the adjacent property. In this case all of the
property in question was originally zoned industrial. Attached hereto as Exhibit A is a
zoning map from 1983. At that time both the property on which BNCP was developed and
the property on which Bristol Corners was developed was all zoned I-1. In 1984 the
property on which Bristol Corners was developed was rezoned to R-2. (See Exhibit A).
The City Council Minutes from 11/19/84 reveal that one consideration in rezoning to R-2
was that it would provide for a “cluster option” so that the Developer could use the rolling
terrain. (See Exhibit A). Therefore, as we can see, the industrial zoned property “was here
first” and the residential property came to the industrially zoned property. The cluster
option discussed by the City Council back in 1984 recognized that when it comes to
adjacency issues both property owners have an obligation to take measures to mitigate
and any such obligation does nof fall solely on one party of the other.

B. MEASURES TAKEN THROUGH THE YEARS TO MITIGATE ADJACENCY.

In 1998 a 50-foot strip of land all along the eastern border of BNCP was deeded
by the Applicant’'s predecessor owner to the City. This has become known as a wildlife
habitat corridor. Its zoning classification has remained -1 but it is in fact own by the City.
As part of the Phase | Approval for BNCP the Applicant requested a waiver of the berming
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requirement along its entire eastern border. The City Council approved the waiver of a
berming requirement along most of the eastern border but required that the Applicant
agree to a permanent maintenance agreement with respect to the wildlife habitat corridor.
(See Exhibit B). The matter went back to the Planning Commission in 2001 and the
Applicant and the City executed a “Landscape Easement” which required the Applicant
to maintain the 50-foot wide habitat corridor. (Exhibit B). Thus, while the Applicant
previously deeded the 50-foot strip to the City the Applicant has agreed to the obligation
to maintain it in its natural state.

When BNCP applied for Phase Il Site Plan Approval the Applicant agreed to an
additional 50-foot wide strip to the west of the wildlife habitat corridor. In 2003 the
Applicant agreed to do even more. The Applicant agreed to an additional 25 feet of
setback and also agreed to a Conservation Easement for the second 50-foot strip. Thus,
the Applicant has created 125 feet of setback from the residential district to the east with
the first 50 feet under a Landscape Agreement, the second 50 feet under a Conservation
Easement and an additional 25 feet for a total of 125-foot of setback from the residential
property to the east.

In addition to the above, the Applicant agreed to pull back Nadlan Drive 150 feet
to the west from its originally designed location in order to place it further away from the
Bristol Corners residences. (See Exhibit B).

Therefore, the Applicant and its predecessors of BNCP over the years have agreed
to create a 125-foot setback and be bound by Conservation and Landscape Easements
and further agree to pull back Nadlan Drive to the west 150 feet. (See Exhibit B).

C. NOVIZONING ORDINANCE PROVISIONS FOR A WAIVER OF A LANDSCAPE
BERM.

Novi Zoning Ordinance Section 5.5 provides in pertinent part as follows:

5.5(1) Intent. The intent of this section is to achieve
landscapes with creative placement and distinctive design
that emphasized the preservation of existing natural
resources and the use of native plant materials, and a
diversity of plan species; preserve and enhance existing
woodlands ... require appealing yet opaque visual and
audible buffering between non-compatible land uses; and to
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utilize the best ecological concepts and environmental
objectives with preservation as a priority ...

* k %

3. Landscape Requirements.
a. Residential adjacent to Non-Residential.

i. Intent. To make provision for a visual buffer
strip in each zoning and use classification when
a non-residential use abuts or is adjacent to any
residential zoning district.

il. Requirements for obscuring landscape earth
berms and walls ... and obscuring landscape
earth berm and plantings as described, shall be
proposed, approved, installed and maintained in
connection with any development or use
identified below.

Thus, as we review the Ordinance we see that the intent is to create an opaque
visual and audible buffering while maintaining existing woodlands. Zoning Ordinance
Section 3.14(5) specifically provides as follows:

Where a permitted use abuts a residential district, the
following special conditions apply:

(E) For I-1 districts, adjacent to any residential district, an
earth berm and plantings are required ... the requirements
supersede standards at Section 5.5, provided, however, that
pursuant to Section 5.5.3.A.vii the Planning Commission may
waive or modify the requirements for an earth berm or
obscuring wall when adjacent to a woodland. Woodland areas
shall be of sufficient width and density to provide the visual
and audial screening that the berm or wall would provide.
(emphasis added)

Thus, the Zoning Ordinance itself provides for a waiver of the berm requirement
specifically for I-1 districts that abut a residential district when the woodland areas are of



LANDRY, MAZZEO & DEMBINSKI], P.C.

September 14, 2017
Page 5

sufficient width and density to provide visual and audial screening. Thus, the waiver which
the Applicant seeks at this time is specifically anticipated and called for in the Zoning
Ordinance itself. The Applicant is asking for nothing more than what the Zoning Ordinance
provides for.

D. ADDITIONAL MEASURES TAKEN BY THE APPLICANT IN THE INITIAL
DESIGN OF UNIT #54.

In its design of Unit #54 the Applicant took the following measures to mitigate the
adjacency issues to residences to the east. Please note that these measures were taken
in addition to the measures which were historically taken.

-Move the dumpsters as far away as possible from the
residential area, i.e., to the northwest corner of the site.

-Design the loading doors as far away as possible from the
residential area, i.e., to the northwest corner of the building.

-Rendered the drive along the east side of the building without
any loading zone and the only building access along this drive
is via a man door only. Also, the Site Plan requires that “trucks
shall not use the drive on the east side of the building to
access the loading dock, but can only use the drive on the
west side of the building”.

E. PLANNING COMMISSION MEETING OF MAY 24, 2017, PUBLIC COMMENT
AND PLANNING COMMISSIONER'’S INPUT.

At the Public Hearing on May 24, 2017 three residents spoke and expressed the
following concerns. Indeed, the Planning Commission recognized that some of the
concerns were simply not applicable to the Site Plan Application:

-Objections to lighting - The Applicant's Site Plan complies
with all of the City Zoning Ordinances regarding lighting.

-A resident heard steel drop from the south side of the entire
corporate park. - This is not applicable to this Site Plan
Application.
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-A resident heard dumpsters in the morning - This Site Plan
requires that refuse pickup shall be limited to the hours 7:00
a.m. and 5:00 p.m. That is what the Zoning Ordinance
requires.

-Fear of automobile headlights and noise from Nadlan Drive.
-Make the building smaller.

On May 24, 2017, the Planning Commission engaged in an extensive discussion
of this proposed Site Plan. The following concerns were specifically addressed:

MR. ANTHONY: “Is there a way - so that the berm in a sense
not when we look at the northern two-thirds of that
landscaping - and again I'm on the right side or the eastern
side of the property. So, from the southern line of the building
and then moving south ..." (p. 29).

MR. ZUCHLEWSKI: “On the berm itself, does the berm have
to be a landscape berm, or can it be a combination of
landscape berm and may be a precast, prefab retaining wall

in this corner like they have on the expressway for noise?” (p.
33).

MR. GIACOPETTI; “I think knowing who was moving in there
might make me more inclined to support some of these
waivers ..." (p. 39).

Thus, the concern with respect to noise and lighting appeared to be focused on
the southeast corner of the site, which, is indeed the site closest to Bristol Corners. The
Planning Commission specifically postponed this matter and gave the Applicant the
directive to do the following:

My motion to postpone would be to postpone to give time for
the Developer and to the City Staff to work together to resolve
the issue screening both in - whether its wall, berm,
vegetation, trees or some combination, between the closest
point of the industrial property and the residential homes as
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well as the other issues that were brought up today. (Planning
Commission Minutes, May 24, 2017, p. 45).

The Applicant indeed heard all of this, met with City Staff to resolve the issue of
screening with, as directed, a combination of vegetation, trees and a wall between the
Applicant’s property and the closest point of the residences to the east. This is exactly
what the Planning Commission charged the Applicant to do.

F. ADDITIONAL CHANGES FROM THE INITIAL SITE PLAN APPLICATION.

The concern at issue is noise and light in particular at the southeast corner of the
site. In fact, in looking at the adjacency issue we find that there are only a few homes of
Bristol Corners at the extreme southeast corner of the site. In fact, there is already dense
mature woodlands between those homes and Unit #54. However, as we progress north
the Bristol Corners’ homes are set back farther away from the site. Thus, the real concern
appears to be those few homes at the southeast corner of the site. The changes which
have been made by the Applicant, after conferring with the City are as follows:

-Eliminate five parking spaces in the extreme southeast
corner of the site.

-Add a solid wall of evergreen trees, 8-10 feet tall, all along
the eastern boundary of the entire site within the 25-foot
additional area adjacent to the building. This would include a
planting of 33 8-10-foot evergreen trees to create an opaque
visual and sound barrier all along the eastern border.

-Construct a 6-foot tall masonry wall at the southeast corner
to block the vehicle headlights from both the parking lot and
Nadlan Drive and to block sound. (See Exhibit C).

Therefore, the Applicant has addressed the concerns expressed at the 5/24/17
Planning Commission Meeting and is proposing to build a solid wall of evergreen trees
along the entire eastern border and a second wall, a masonry wall, 6 feet tall, at the
southeast corner of the site to block vehicle headlights and sound. This would indeed
meet the requirements set forth in the Zoning Ordinance Section 3.14(5)(E).

It should also be noted that Applicant sent letters to each resident who spoke at
the 5/24/17 Planning Commission Meeting inviting them to meet with the Applicant to
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discuss the additional measures being taken “and discuss any of your concerns”. (See
Exhibit D). To date, none of the individuals have indicating any willingness to meet or
discuss anything with the Applicant.

G. THE SIZE OF THE BUILDING AND ITS EXPECTED TENANTS.,

Some residents raised a claim that “the building should be smaller”. This raises
the question, smaller than what? This property is zoned |-1. The City wants and needs
and needs the corporate park to be successful. The City of Novi is proud of its ability to
attract hi-tech businesses from all over the world to locate their North American research
and development centers in Novi. prides itself on the diversity of its businesses. To be
competitive, to be successful as a City, Novi must attract and maintain hi-tech, tax paying
businesses. This means jobs and a tax base. This means attracting engineers to the City
and their families. This means attracting buildings and industrial zoned areas that are not
dirty, loud, smoke-belching sites. BNCP Unit #54 is designed to attract the hi-tech clean
research and development tenants. First, it must be noted that Unit #14 is in fact smaller.
At 67,000 square feet, it is smaller than the current tenant Mando which is 80,000 square
feet and it is smaller than its immediate neighbor to the north, Unit #56, which is 75,000
square feet. It is most important to understand that while Unit #54 is smaller than its
neighbors it must be of a certain size in order to attract the type of tenant that everyone
desires. A research and development tenant needs first floor space for research and
development technology and a second floor for office. That aspect - that size - is
necessary to attract precisely the type of tenanis everyone desires. This type of building
configuration attracts the type of tenants that do not require the regular use of large semi-
trucks for daily pickup and delivery. Indeed, a relatively small truck loading dock is
included in Unit #54. Therefore, the layout of this building is specifically intended and will
indeed attract the type of tenant which will be the least offensive to residential neighbors.

H. SPECIAL LAND CRITERIA.

The Applicant seeks a Special Land Use. The criteria is set forth in Novi Zoning
Ordinance Section 6.1.2.C. There is no better evidence of the fact that Unit #54 satisfy
these qualities then the fact that the Planning Commission recently approved a virtually
identical |I-1 use adjacent to residential at BNCP, i.e., Unit #56. That unit is also adjacent
to residential. Applying the very same Special Land Use criteria the Planning Commission
found that it met all the criteria. (See Exhibit E).

L. SUMMARY.
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The efforts taken by the Applicant and its predecessor to address the adjacency
issues with the property to the east have been consistent and cumulative. This Site Plan
Application cannot be viewed in isolation. Over the years as BNCP has developed
numerous mitigating measures have been taken. With the additional measures included
in this Site Plan Application the Applicant has now taken the following cumulative
measures - all of which meet the goals of the Zoning Ordinance by maintaining and
protecting the existing mature woodlands:

-The Applicant has created a 125-foot buffer consisting of 50
foot wildlife habitat corridor which the Applicant maintains
pursuant to a Landscape Easement, an additional 50-foot
Conservation Easement and additional 25-foot zone.

-The Applicant has moved Nadlan Drive back 150 feet to the
west.

-The Applicant has designed this unit to keep the loading zone
and dumpsters as far away as possible from the residential
area.

-The Applicant has limited vehicle use of the eastern drive.

-The Applicant has created a solid wall of evergreen trees
along the entire eastern border.

-The Applicant has built a 6-foot high masonry wall along the
southeast corner from the edge of the building to the south
edge of the property which wraps around the corner. This,
along with the wall of evergreens in fact creates two opaque
walls along the southeast portion of the property blocking light
and noise from the parking lot and Nadlan Drive.

All of the above must be understood to be in addition to the already existing mature
woodlands between the residences o the east and the border of BNCP. Given these
cumulative measures taken by the Applicant, to require more of this Applicant would
simply be excessive. Indeed, this application has the support of the City Administration.

The Applicant respectfully requests that the Planning Commission approve the
Special Land Use and approve this Site Plan with a Landscape Waiver.
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Respectfully submitted,

DEMBINSKI, P.C.

DBL/kIm
Enclosures
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Regular Council
11/19/84 - 16

Moved by Councilman Watson
Seconded by Councilman Schroeder

RESOLVED, +that Zoning Map Amendment No. 378, an
amendment to the Zoning Ordinance, 84-18, be adopted with the
portion of the area west of the north/south quarter line +to
remain I-1 in accordance with the recommendation of <the
Planning Board; and the portion east of that to be rezoned
R-2 in accordance with the previous action of this Council
and in conformance with the Master Plan, '

Discussion

In response to Mayor Schmid's suggestion, Councilman
Watson explained why he made this proposal. He said they had
this argument before in terms of residential uses in the
area. The R-=1 is the 1least dense of our residential
zonings. He is proposing that they continue that for the
time being to see how the Master Plan goes into development,
That R-2 allows for a Cluster Option, which |is something
which allows developers to use rolling terrain in exigstence
there. It gives them a lot of flexibility. It has been
master planned for residential. He thinks it 1is in
conformance with a well thought out Master Plan for the City,

ROLL CALL: Council Members Karevich (No), - Leininger
(Yes), Schroeder (Yes), Smith (Yes), Watson
(Yes), Mayor Schmid (Yes), and Council Member
Hoyer (Yes]).

Yeas (6) Nays (l-Karevich) Motion Carried

2 Proposed Zoning Map Amendment 18.383

84-11-6249
It

as thenj

Moved by Qpuncifiman Leininger
seconded b Coyincilman Watson

That Pr
the property

osed Zoning Map Amendment 18.383 be denied, and
eft aS I"la

Discussion
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EXHIBIT B

EXHIBIT B




Regular Meeting of the Council of the City of Novi
Monday, September 25, 2000 Page 3

Mr. Watson said they could find a mechanism that would provide permanent maintenance.

'Member Kramer would support it as presented subject to coming up with a legal mechanism to
define permanent maintenance.

Mayor Pro Tem Lorenzo concurred with Member Kramer. She noted there were two issues before
Council. The variance being requested with regard to placing the berm on the City easement that
was a natural area. Secondly, a request from the petitioner to allow woodland replacement trees to
be placed on the berm as opposed to another site where they have a woodlands permit. She would
be agreeable, since this was a preservation easement, to allow those additional trees as
replacement credits on this berm. However, she was concerned with the other item requested in
that we allow credit 1-1 instead of 2-1. She would prefer to have two 7-foot evergreens or other
woodland replacements on the berm than one 12 foot. The ordinance required this and it should be

upheld because there would be more trees for preservation purposes. She would not support the 1-
1 instead of 2-1.

Member DeRoche asked if natural plantings would require artificial irrigation to thrive? Ms. Lemke
said the idea of natural planting was that it was self-sustaining and even the type of evergreens
there would not need a lot of water and would not need maintenance unless diseased.

CM-00-09-318 Moved by DeRoche, seconded by Csordas; MOTION CARRIED:
To approve the landscape waiver for berm along easterly line of
Beck North Corporate Site Condominium SP-00-13 located in
Section 4 east of Beck and north of West Road zoned Light Industrial
District I-1 with the stipulation that the City Attorney and woodland
consultant agree to any financial or maintenance agreement to protect
the best interest in the City of Novi going forward.

DISCUSSION

Mayor Pro Tem Lorenzo asked if this meant he was in support of their discussion or was he looking
for another alternative?

Member DeRoche wanted it referred to the Attorney and Ms. Lemke to revisit the issue and if they
are satisfied with the financial or maintenance agreement that they would be empowered to execute
that and it would not come back before the Council.

Member Bononi would not support the motion because she felt they were moving further away from
a solution then they were before. She agreed with Member Kramer and Mayor Pro Tem Lorenzo’s
comments on how this should be done was closer to a solution then what they originally had.

Mayor Clark thought the motion was to vague and would not support it.
CM-00-09-319 Moved by Lorenzo, seconded by Kramer; MOTION CARRIED:
Amendment To include a perpetual maintenance agreement that the City

Attorney would prepare to run with the land.

Mr. Watson asked if she meant his office was to provide the appropriate mechanism to provide for
that perpetual maintenance? She said that was correct
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LANDSCAPE. EASEMENT

THIS EASEMENT for the establishment and maintenance of landscape, is granted by the City
of Novi, a Michigan municipal corporation (“Grantor™), whose address is 45175 West Ten
Mite Road, Novi, Michigan 48375, 1o Beck Corridors Partners Limited Parmership, a
Michigan limited partnership (“Grantee™), whose address is 39000 County Club Drive,
Farmington Hills, Michigan 48331, over, upon and through the following described premises
situated in the City of Novi, Oakland County, State of Michigan, to wit:

Part of the W 14 of §cctiond, T.IN.. R.8E., City of Novi, Qakland County, Michigan,
desceribed as beginning at the S % corner of said Section 4; thence N00°14'38"E 265B.68 feet
along the north-south % line of said Section 4 to the center post of said Section 4; thence
N00®05°57"E 1330.11 fect along the north-south % line of said Section 4; thence
NE9°39°43"W 1334.84 feet; thence S00°07°29"W 50.00 feer; thence S89°39'43"E 1284.85
fect, thence S00°05°57*W 1280.32 feet to a point on the east-west % line of Section 4; thence

i ", *14'38"W 2658.03 feet; thence S83°10°47"E 50.00 feet to the point of beginning.

\

Containing 6.053 acres, mors or less. -O-za ‘DL( _53\(‘ O ‘ { o

For consideration for the granting of this casement, the Grantee shall indemnify and hold
harmless, the Grantor, from and againat any and all detriments, demages, lossas, claimas, suits,
costs or other expenses which the Grantor may suffer, or be subject to caused either wholly or
in part, directly or indirectly, by reason of ths use of the above premises pursuant (o the rights
granted herein,

As further consideration for the granting of this easement, Grantee and the Beck North Corporate
Park-Novi Condominium Assaciation, shall be responsible for the permanent maintenrnce of the
berming and landscaping in accordance with the landecaping plan for Beck North Corporate
Park, as approved by the City of Novi pursuant to site plan approval SP#00-13. The berming
and landscaping permitted shall include and be limited in scope and area, 1o thar which is
described in the Woodlends Permit and spproved Landscape Plan for the Beck North Corporate
Park Condominium Development, which Permit and Landscape Plans which will ramain on file
with the City of Novi pursuant to site plan approval SP#00-13. The berming and landscaping

OK.-L8
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permitied in accordance with this easement is for the benefit of the Beck North Corporate
Park-Novl Condominium, established on property located in the City of Novi, County of
Oakland, State of Michigan, more particularly described in the atrached and incorporated
Exhibit A.

In the event that the Association shall at any time fail o carry out the responsibilities specified
within this Document, and/or in the event of a failure 10 preserve and/or maintain such areas
or facilities in reasonable order and condition, the City may serve wrinen notice upon the
Assaciation setting forth the deficiencics in maintenance and/or preservation. Notice shalt also
sct forth a demand that the deficiencies be cured within a stated reasonablc time period, and the
date, time and place of the hearing before the City Council, or such other Council, body or
official delegated by the City Council, for the purpose of allowing the Association to be heard
as o why the Ciry should not proceed with the maintenance and/or preservation which has not
been undertaken. At the hearing, the time for curing the deficiencies and the hearing itself
may be extended and/or coatinued ta a date certain, If, following the hearing, the City
Council, or other bedy ar official, designated to conduet the hearing, shall determine that
maintenance and/or preservation have not been undertaken within the time specified in the
noiice, the City shall thersupon have the power and authority, but not obligation, to enier upon
the property, O cause its agents or contractors to euter upon the property and perform such
maintepance and/or preservation as reasonably found by the City to be appropriate. The
reasonable cost and expense of making and financing such maintenance and/or preservation,
inchuding the cost of notices by the City and reasonable legal fees incurred by the Ciry, plus an
administrative foe in the amount of 20% of the towmi of all costs and expenses incurred, shall be
paid by the Association, and such amount shall constitute & licn on aa equal pro rata basis s to
all of the lais on the properiy. The City may require the payment of such monies prior to the
commencernent of work. If such costs and expenses have not beea paid within 30 days of a
billing 10 Association, all unpaid amounts ey be piaced on the delinquent tax roll of the City.
pro rata, as to each unit, and shall accrue interest and penalties, and shall be collected as, and
shall be deemed delinquent real property taxes, according to the Jaws made and provided for
the collection of delinquent 12al property taxes, In the discrotion of the City, such costs and
expenses may he collected by suit initated against the Association, and, in such cvent the
Assaciation shall pay all court costs and reasonable amornsy fees incurred by the City in
connection with such suit.

‘This Easernent runs with the land and shall be binding on and inure to the benefit of the parties
hereto, their heirs, representatives, successors aad asslgns.

Signad in the presence of: CiTY OF NOV[, a Michigan municipal
Como

%" /1////f’(////?//

AR A S BY: Richard . /oﬁrk Mayor
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PIARE] AN CHBROAS BY: Marygiine Cornetius, Cty Clesk

RECK CORRIDOR PARTNERS
LIMITED PARTNERSHIP, z Michigan
Limited parmezship,

Y

PG40 Corporation, a Michigan
Cocporation, Its General Partner

M it

RY: David Seefvast, Vice Presldent

COUNTY OF OAKLAND )

The forgoing instrument was acknowledged before me this 2l day of
dun€ , 2001, by David Stewart, General Pastner of Beck Corridor Parters Limitad

Pannership, a Michigan {imited partnership.
ITRY [N Ny /12

s+ QchE TResd Namary Public

@axes~n  County, Mickigan
My Commission Expires: 4/ se/2¢es

STATE OF MICHIGAN )
JREH
COUNTY OF OAKLAND )

On this _3 _day of V& , 2001, before me, a Motary Public, persooally
appcared RICHARD J. CLARK and MARYANNE CORNELIUS, who, belng duly swora, did
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say that they are the Mayor and Clerk of the City of Novi and that they exccuted this
agreement in their capacity as Mayor and Clerk for the City of Novi.

% Nolary Public

GAKLANVD County, Michigan

MARY 00 A My Commission Expires:
s it o to-smor
Sybos Ot £ e ol 2

Drafied By: ' Wher. Recorded Return To:
Elizabeth M. Kudla, E«q. Gary Bowrnan
SECREST, WARDLE, LYNCH, JCK & ASSOCIATES, INC.
HAMPTON, TRUEX AND MORLEY P.O. Box 759
30003 Northwestern Highway Novi, M1 48376

Farmington Hills, MI 48333

CirronbiSeenutSTEVENSENZT611Y_1.DOC
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EXHIBIT &

F x [Fel

A PART OF THE SOUTHWEST 1/4 CF SECTION 4, TOWN % NORTH, RANGE
& EAST, CITY OF NOMI, QAKLAND COUNTY. MICHIGAN; BEING MORE ,
FARTICULARLY DESCRIBED AS COMMENCING AT THE SOUTH 1/4 GORNER
QF SAID SECTION 4; THENCE N.Bg" 10°47"W,, 50.01 FEET (REC ORDED);
TMENCE N.0D® 14°38°C., 60.00 FEET (RECORDLD) TO THE POINT OF
BEGINNING 1; THENCE N.0O* 14'38"E., 1696.60 FEET (RECORDED); THENCE
DUE WEST, 84B.43 FEET (CALCULATED); THENGE 43,10 FEET ALONG A
CURVE 10 THE LEFT, RADIUS 200.00 FEET AND CHORD HEARS

.03 34'25°.. 82.26 FEET (CALCULATED), THENCE S.16° 54'317E., 100.02
FEET (CALCULATED); THENCE 188.58 FEET ALONG A CURVE TQ TrE
RiGT, RADIUS &B0.00 -FEET AND CHORD BEARS S.08" 34'53"%.. 188.00
FEET (CALCULATED): THENCE S.89° 10'46"E.. 487,27 FEST (CALCULATED];
THENCE 38.41 FEET ALONG A CURVE TO THE LEFT, RADIUS 42.00 FEET
ANO CHORD BEARS N,84° 37W7°E., 37.08 FEZT (CALCULATED): THENCE.
377.77 FEET ALONG A CURVE TO THE RIGHT, RADIUS 78.00 FEET AND
CHORD BEARS S.00° 48'14"W., 92.75 FEET {CALCULATED); THENCE 38.41
FEET ALONG A CURVE TO THE LEFT, RADIUS 42,00 FEET ARD CHORD
BEARS N.62' 88°50"W., 37.08 FEET (CALCULATED): THENCE

N.AS® 10'45°W., 44716 FEET (CALCULATED), THENCE 1,00 48M14"W,
485.17 FEST (CALCULATED); THENCE 124.58 FEET ALONG A CURVE TO
THE LEFT, RADIUS 200.00 FEET AND CHORD BEARS 5.17° O1'33"E., 122,59
FEST (CALCULATED): THENCE §.34' B2'20°E., 101.67 FEET (CALCULATED):
THENCE 83.13 FEET ALONG A CURVE TO THE RIGHT, RADIUS 260.00 FEET
AND CHORD BEARS S.27' 55°01'E., 62.87 FEET (CALCULATED); THENCE
N.74° 08'56°E., 72.27 FEET (CALCULAYED), THENCE 75.65 FECT ALONG A
CURVE TO THE RIGAT, RADIUS 260.00 FEET AND CHORD BEARS

N.B2° 28'5E2°E.. 78,80 FEET (CALCULATEDY; THENCE S5.89° 03'%Q"E.,. 217.72
FEET (CALCULATED); THENCE 238.38 FEET ALONG A CURVE TO THE LEFT.
RABIUS 42.00 FEET AND CHORD BEARS N.64° 3225°E., 36,98 FEET
(CALCULATED); THENCE 377.77 FEET ALONG A CURVE TO THE RIGHT,
RADILUS 76.00 FEET AND CHORD SEARS 5.00° 48'14°W., 92.75 FEET
(CALCULATER); THENCE 38.41 FEET ALONG A CURMVE TO THE LEFT,
RaDIUS #z.00 FEET AND CHORD BEARS N.6Z° 58'sq"w., 37.08 FEET
(CALCULATER); THENCE N.B9' 03'58"W, 217,72 FEET (CALCULATED):
THENCE 58.19 FEET ALOMG A CURVE TO THE LEFT, RADIUS 200.00 FEET
AND CHORD BEARS 5.82° 2605 W, 57.09 FEET {(CALCULATED); THENGE
G.74* OB'S6"W., 72.86 EET (CALCULATED); THENCE 38,68 FIET ALONG A
CURVE TO THE RIGHT, RADIUS 260.00 FEET AND CHORD BEARS

5.03° 26°33"C.. 38.55 FEET {CALCULATED); THENCE S.0O" 487147W, 264.37
FTET (CALCULATED): THENGE S.06" 18'46°E., 104.85 FEET (CALCULATED);
THENGE S5.00° 49'14“W.. 63,00 FEET (CALCULATER); THENCE

<.89° 10'a7°%., 641.82 FEET (RECORIED) TO THE PONT OF SEGINNING 1.
CONTAINING 24.631% ACRES MORE OR LESS AND SUBJECT TO ANY AND
ALL FASEMENTS anD RESTRIC MONS OF RECORD,




23401182

ALSO, A PART OF THE SOUTHWEST */4 OF SECTION 4, TOwWn 1 NORTH,
RANGE B EAST, CITY OF NOVL OAKLAND COUNTY, MICHIGAN; BENG MORE
SARTICULARLY DESGRIBED AS COMMENCING AT THE SOUTH 1/4 CORNER
oF SAID SECTION 4; THENCE N.B&' 16'47°W., 778.23 FEET (RECGRDED);
'-'l]-lEt{CE'N.OD' 4§1147E.. 60,00 FEET (RECORDED); THENGE N.BS° 10'47"W.,
Mt NBIFEET (RECORDED); THENCE N.O0° 03'5B"W., 432.25 FEET.
{RECORDED); THENGE N.BS® 10°47" W, 354,04 FEET (REGORDED);, THENCE
N.00° 03'06"E., 430.04 FEET (RECORDED) TO THE PQINT OF HEGINNING 3;
THENCE N.CO* 0F°08°E., 642.18 FEET (RECORDED): THENCE

N.DO* OFD8"W., 202,04 FECT (RECORDED): THENCE N.BS' SYN"E. 372.74
FEET (CALCULATED): TWENCE 115.71 FEET ALONG A CURVE TO THE LEFT,
RADIUS 260.00 FEET AND CHORD BEARS 5.03° 43'08°E. 118.65 FELT
(CALCULATED); THENCE S.18° £4'31°E., 100,02 FTET (CALCULATED):
THENCE 150.90 FEET ALONG A CURVE 10 THE RIGHT, RADIUS 320.00
FEET AND CHORD BEARS S.08° 02'38"L. 160,26 FEET (CALCULATEDY:
THENGE '§.00' 49'14™w., 478.29 FEET (CALCULATER); * THENCE

NG 10'47"W., 425.48 FEET (CALCULATED) .TQ THE POINT OF BEGINNING
3. CONTAINING 8.0892 ACRES MORE OR LESS AND SUBJECT TO ANY
AND ALL EASEMENTS AND RESTRIC TIONS OF RECORD, R
ALSD, A PART OF THE SOUTHWEST 1/4 OF SECTION 4, TOWN 1 NORTH,
RANGE 8 EAST, CITY DF NOWVI, QAKLAND COUNTY, MICHIGAN; BEING' MORE
BARTICULARLY DESCRIBED AS COMMENCING AT THE SOUTH 1/4 CORNER
OF SAIl SECTION 4; THENCE N.BS' 10'47°W., 778,43 FEET (RECORDED);
THENGE N.0O' 49'147E.. 80.00 FEET (RECORDER) (0 THE POINT QF
BEGINNING 2; THENCE N.8G" 10'47"W., 192,00 FEET (RECORDED); THENCE
N.O0° CI'SE°W. 432.25 FEET (RECORQED); TRENCT N.3%" 1067 W, 35404
FEET (RECORRED); THENCE N.00° QF'08°E., 360.03 FEET (RECORDED);
[HENCE S.8¢° 10'47°E., 424.8% FEET (CALCULATED): THENCE 161.87 FEET
ALONG A CURVE TO THE LEFT, RADIVYS: 260,00 FEET AND CHORD BEARS
517 O1'33"E., 159.36 FEET (CALCULATRD); THENCE S.34' 52'20°F. 101.87
PEET (CALCULATED). THENCE 124.58 FEET ALONG A CURVE TO THE
RIGAT, RADIUS 200,00 FEZT AND CHORD BEARS S17° 01'33°E., 122,59
FEET (CALCULATED): THENCE E0Q' 40'14"W,, 264.37 FEET (CALCULATED);
THENCE 807" 8717w, 104.6% FEET (CALCULATED); THENCE

S.00° 49'14™W., 53.00 FEET (CALCULATER) TO THE FOINT 0F BEGINNING 2.
CONTAINING 5.6845 ACRES MORE OR LESS AND SUBLUECT TO ANY AND
ALL EASEMENTS AND RESTRICTIONS OF RECORD.- A TOTAL AREA CF
IB.7150 ACRES MORE OR LESS. -
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Tuly 25, 2003 NORTH FRN
Planning Commission EQ U IT l E S
{3173.W, Ten Mie Ra. GROUP

e ) 39000 COUNTRY CLUB DRIVE
Novi, Michigan 48375-3024 FARMINGTON HILLS, M} 48331

. (248) 84B-6400 FAX (248) 848-6700
Re: Beck North Phase IT

Engineering and Site Condo Approval
SP# 00-131

Dear Commissioner:

On June 11, 2003, Northern Equities Group and Amson-Dembs Development, Inc.
presented to the Planning Commission a plan for the construction of the roads and
utilities and a site condominium for the Beck North Corporate Park — Phase 1.
Consideration for the plan was tabled for a later date. With this letter, we are submitting
for your review revised overall plan depicting our responses to the concerns raised by
both the Commissioners and the residents who attended the meeting. I would also like to
remind the Commissioners of our previous letters, each dated June 6, 2003, agreeing to
address the concerns raised by the consultants.

We have made some very significant changes to the plan which enhance and preserve
more of the natural features of the property and protect the interests of the surrounding
residents. Similar to the version submitted for the June 11, 2003, meeting, our proposals
before you today came about with the full consultation of the city planning, engineering
and woodland review staff. Also it should be noted that on the advice of the planning
staff and in an effort to ease your review work load, an abridged set of plans was
submitted, highlighting the major changes to the plan. This will account for some of the
repetitive comments in the review letter. The Commission can rest assured that we have
been diligently working towards addressing all of the consultants concerns.

The changes we propose are the following:

order to screen any proposed buildings on those lots adjoining Bristol Corners,
e propose creating an additional 25 ft. setback, for a total of 125 feet minimum
setback from the Bristol Corners property line along the east side of our property.
Fifteen to twenty feet of that additional setback would be planted with 8 fi.
evergreens (the evergreens are to be credited against the required replacement
trees on a 1:1 basis), to create a tree buffer. The two areas in question are shaded
on the submitted plan. This will meet the opacity concerns raised by many of the
Commissioners. It will also serve to reduce any noise that may be transmitted in
the resident’s direction. These trees will preserve the natural features of the
property better than a berm.

REAL ESTATE DEVELOPMENT,
CONSTRUCTION AND INVESTMENT



City of Novi Planning Commission
SP# 00-131 — Beck North Phase II
Page 2 of 6

A berm would require the felling of many additional trees and is aesthetically less
_ pleasing.

ile we are willing to plant these trees today, we would request that the planting
( be done when buildings are developed so as to provide the trees with irrigation
d therefore a greater chance of survival. They may also be subject to undue

stress during construction of the buildings on the land adjacent to Bristol Corners.
We will leave this up to the Commission. We will also defer to the Commission
and the consultants on the question of a berm, but it is our opinion that the berm
would not preserve the natural features of the property and is not in the best
interests of the residents or the Park.

e Many of the commissioners thought the cul-de-sacs were too close to the
residents. Therefore, we pulled both Cartier Drive and Nadlan Court to the west
150 ft. Now, the edge of Nadlan court is over 500 ft. and Cartier Drive is over
800 ft. from the closest house in Bristol Corners. As Commissioner Kocan
[\\pointed out, this will reduce adverse impacts on the residents.

'{ ° As Commissioner Kocan also pointed out, there was a concern about headlights
/from cars shinning into the resident’s homes. In order to prevent this, we will
\/" plant the end of each cul-de-sac with 8 evergreens (as above) to provide year-
round screening. We would also like to do this when a building is built in this
area to provide irrigation for the tree.

e In order to lessen the reliance upon driveway spacing waivers, we have aligned
the property lines of all of the lots along Hudson Drive.

e While not indicated on the plans, the path from Bristol Corners to Beck North
which many residents raised concerns about has been obstructed with a small
earthen berm placed on Beck North property.

e In order to further preserve the natural features of the property, we have replaced
the storm pipe which was to run along the north property line in the woodland so
that it will now run in the Cartier Drive ROW. This change will save
approximately 1 acre of trees. As a whole, we are now disturbing 1.16 acres less
then we previously proposed. Furthermore, if you take into consideration the
number of areas we are now proposing to plant with evergreens, the site will only
lose 2.63 acres of trees.

Many of the Commissioners were in favor of redesigning the road layout so as to create a
“loop” road. Because this was a comment which ran through the entire meeting, we took
a hard and creative look at this solution. A drawing of the concept was done and we have
included a copy for your review. As you can see, there are a few problems with this
design: (i) first, because lots 22 to 25 are surrounded by the loop road, there will be three
front yard setbacks on the end lots and two on the middle lots, making the lots very
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difficult to build upon, (ii) no more or less trees will be saved and (iii) because the
orientation of lots 17 to 21 would be altered, most of the activity (i.e. truck traffic, off-
loading, lights) will be focused closer to the residents, at the back of the building, rather
than on the side of the building. The loop road alternative was considered seriously by
Northern Equities Group, Amson-Dembs and cach of our engineers. It was also
discussed with the city planners and engineers. All of us came to the same conclusions as
listed above.

During the last few months, we have had many meetings with the City’s engineering
department and Dr. Don Tilton to discuss the design of our storm water management
plan. In addition, we have consulted the MDEQ. Theresult of these meetings is the well
thought out, efficient and environmentally friendly plan that you reviewed on June 11,
2003. It should also be noted that we have received approval from the MDEQ for our
storm water management plan.

Commissioners Paul and Nagy were concerned that our Storm Water Management Plan
would allow warm water to flow into Wetlands A and F, thereby disrupting the current
environment. In fact, our system, which was designed with the help of Dr. Tilton, slows
down the water before it enters the wetlands from the very beginning of its jowrney. Our
system, which uses a combination of pipes, water gardens, storm structures and velocity
dissipation basins is very natural and is designed to slow the water down in order to clean
the water out to a greater degree than if we relied solely on pipes.

In fact, in a normal, everyday rain, the storm runoff, if any, would take as much as 10
hours before it reached either wetland, losing any heat it may have picked up moving
across the road/asphalt. In a large storm, the water would run off very quickly without
being able to absorb any heat. The water reaching the wetlands will be at or near the
same temperature as the rain entering the wetlands directly. Additionally, as Mr. Stewart
mentioned at the meeting, we are enhancing and rehydrating a traditional wetland area,
Wetland F.

After reviewing the various review letter received from the City, we have the following
responses (please note the item numbers used correspond to the item numbers of cach

original comment):

Planning Review

The required notes will be added to the condominium plan.

Wetland Review

1) Additional labeling will be incorporated in the plans. The wetland mitigation
area will correspond to the area impacted.
2) Wetland buffer impacts will be labeled and quantified on the plan.
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3) A wetland mitigation plan will be completed by the July 30" meeting and will
be submitted at final.

4) A wetland mitigation cost estimate will be submitted.

5) Protective fencing will be shown on the detail sheets for better clarity.

6) The MDEQ permit has been granted.

Woodland Review

As a general comment, according to our calculations and including the trees we plan to
replant as detailed above, the site will have 2.63 acres of reduced trees. As we have
stated before, all efforts will be made to reduce this number even further.

1. Because we have moved the cul-de-sacs 150 fi. further away from the Bristol Corners
residents, the tree survey we previously submitted does not cover all of the areas to be
affected. We have already completed the survey for the new street location and can
deliver it to Mr. DeBrincat this week.

2. Soil information will be added to the plan.

3. All of the City required details will be added to the plan.

4. The water level in the wooded wetland areas is not proposed to be modified. The
storm water this site is discharging into these areas is "pass through" water. Each of these
major areas have adequate outlets which allow our water to travel through and exit
without detaining water in the woodland/wetlands area.

5. Elevation datum will be confirmed.

6. See No. 1 above.

7. A Cost analysis for the replacement trees will be provided.

8. The trees have been numbered using paint.

9. The zoning information will be provided on the plans.

10. A landscape plan for the 1:1 evergreens will be submitted. Otherwise, we plan on
[p@\sting a bond and planting the trees at a later date.
ro

11, We will agree to deliver to the City a Conservation Easement over the 50 feet west of
Habitat Corridor, along the shared property line with Bristol Corners once the Roads
and Ultilities have been installed.
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Landscaping

Amson-Dembs will consult with residents of the Bristol Corers development to address
all of the screening alternatives proposed. The proposed installation of the 25 ft. of
evergreens at the property line will go a long way towards meeting the screcning
requirement.

Engineering Review
1. We have discussed this issue with the engineering department and will clarify on
plans.

2. Note has been added on full set.

3. Separate soil boring plan was provided in previous submission.

4. Lot lines will be added on indicated sheets.

5. Note regarding water main crossing will be added.

6. Storm Water Management Plan will show clearly location and quality of discharge.
7. These calculations have been performed and will be added to the plans.

8. The disipation basins were sized to be 20% of the first flush volume. This volume is
approximately one inch of rain fall, a very typical rain event. During this rain event the
basin would fill up but not overflow. During a larger event the basin would fill up and
then begin to overflow, while the basin is overflowing there is a good amount of water
volume in the basin to help slow the incoming water and absorb the energy of the flow.
9. Details and sizing information will be provided on the plans.

10.  Velocity Calculations will be provided on the plans for the swales.

11. A cost estimate will be provided for final approval.

12. A maintenance agreement will be drafied.

13.  All easements will be submitted for approval. We have waited to do the
gasements until we have finalized the entire project layout.

14.  All of the standard detail sheets will be provided.

15. We will apply for and procure an NPDES permit.
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16. A right of way application has been submitted. If there is any miscommunication,
we will resubmit.

17.  We are ready to submit for this permit and are waiting for the engineering
departments go-ahead.

18.  We are ready to submit for this permit and are waiting for the engineering
departments go-ahead.

19.  Construction fees will be computed and paid.

20.  As all of the proposed roads will be public and there are no other impervious
surfaces at this time, it is our understanding that no regional detention charge should be
assessed at this time.

21. A security deposit will be tendered at the appropriate time.
22. A performance guarantee will be tendered at the appropriate time.

23.  Once we receive preliminary approval, we will submit revised plans for the soil
erosion permit.

I believe that we have addressed the major concerns raised by both the Planning
Commission and the residents who voiced their opinions. What we have presented is not
just a comprise, but a very good and efficient plan which goes beyond the requirements
of the ordinance for the continuing success of the Beck North Corporate Park.

We look forward to meeting with you to discuss these items in more detail and/or
consider any other concerns you may have.

Sincerely,
MaM

Vice President

cc: Clay Pearson (via fax, (248) 735-5682)
David Evancoe (via fax, (248) 735-5682)
Tim Schmitt (via fax, (248) 735-5600)
Brian Cobum (via fax, (248) 735-5683)
Dr. Don Tilton (via fax, (734) 769-3164)
Mike McGinnis (via fax, (248) 735-5682)
Rod Arroyo (via fax, (248) 213-1793)
Larry DeBrincat (via fax, (248) 356-0902)
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22 MEMBER REINKE: No. We just

23 need to leave the motion the way it is.
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way it is, but to address the trees, when
they're going to be planted.
MR. SCHMITT: That is the
question we're asking, whether the Board
would like them planted now or whether they
would like them planted at the time of each
lokt=
MEMBER BRENNAN: At the time
of development.
CHAIRWOMAN GRONACHAN: Time
of development.
MR. SCHMITT: Okay. Thank
you very much concerning that issue.
We actually have a couple of
other issues we need to clarify as well.
You mentioned the
conservation easement in your original
motion, I believe. Northern Equities had
suggested in their response letter of July
25, that they would agree to deliver the
City a conservation easement over the 50
feet west of the habitat corridor, which
would essentially be 50 additional feet of
setback, which is part of the ordinance

3

requirements. We would just like to
clarify that this is the Board's intent
that the areas of woodlands in this
additional 50 feet would be put under a
conservation easement as a result of this
approval as well.

CHAIRWOMAN GRONACHAN: Yes.

That's correct.

MR. SCHMITT: And lastly, I

hitp:ficityofnovi.org/novi/Minutes/ZBA/2003/030909.htm
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LAW OFTFICES
LANDRY, MAZZEO & DEMBINSKI, P.C.

D.B. LANDRY 37000 GRAND RIVER AVENUE, SUITE 200 TELE P HONE
landry@imdlaw.com FARMINGTON HILLS, MICHIGAN 48335 (248) 476-6900

www.Imdlaw.com
FACSI MILE

(248) 476-6564
August 11, 2017

Mr. Laith Daman
30369 Balfour Drive
Novi, Ml 48377

RE: Beck North Corporate Park Unit #54
Our File No. DID 27070

Dear Mr. Daman:

| represent Dembs Development who is the developer of Unit #54 at the Beck
North Corporate Park to the west of your residence. You were present and spoke at the
Novi Planning Commission Meeting of May 24, 2017 and expressed your concerns about
the adjacency of this development to your home. Dembs Development has listened to
your concerns and has made significant changes to its proposed site plan. A masonry
wall is being added to the southeast portion of the development to block vehicle headlights
and sound from Nadlan Drive and any vehicular headlights in the southeast portion of the
parking lot. Several parking spaces have also been eliminated in the southeast portion of
the parking Iot. In addition, Dembs Development is adding a solid row of evergreen trees
along the eastern boarder of its property within the first 25 feet of the conservation area
immediately next to the building development.

| would welcome an opportunity to discuss these additional measures with you and
discuss any of your concerns. Please feel free to contact me at your earliest convenience
and | will be happy to meet with you.

Very truly yours,

DBL/kIm



LAW OFFICES
LANDRY, MAZZEO & DEMBINSKI, P.C.

D.B. LANDRY 37000 GRAND RIVER AVENUE, SUITE 200 TELE P HONE
1 Imdlaw.c FARMINGTON HILLS, MICHIGAN 48335 (248) 476-6900

www,Imdlaw.com
FACSI MILE

(248) 476-6564
August 11, 2017

Kelly Halloran
30361 Balfour Drive
Novi, MI 48377

RE: Beck North Corporate Park Unit #54
Our File No. DID 27070

Dear Ms. Halloran:

| represent Dembs Development who is the developer of Unit #54 at the Beck
North Corporate Park to the west of your residence. You were present and spoke at the
Novi Planning Commission Meeting of May 24, 2017 and expressed your concerns about
the adjacency of this development to your home. Dembs Development has listened to
your concerns and has made significant changes to its proposed site plan. A masonry
wall is being added to the southeast portion of the development to block vehicle headlights
and sound from Nadlan Drive and any vehicular headlights in the southeast portion of the
parking lot. Several parking spaces have also been eliminated in the southeast portion of
the parking lot. In addition, Dembs Development is adding a solid row of evergreen trees
along the eastern boarder of its property within the first 25 feet of the conservation area
immediately next to the building development.

[ would welcome an opportunity to discuss these additional measures with you and
discuss any of your concerns. Please feel free to contact me at your earliest convenience
and | will be happy to meet with you.

Very truly yours,

8 DEMBINSKI, P.C.

DBL/KIm



LAW OFFICES
LANDRY, MAZZEO & DEMBINSKI, P.C.

D.B. LANDRY 37000 GRAND RIVER AVENUE, SUITE 200 IELE P HONE
dlandry@lmdlaw.com FARMINGTON HILLS, MICHIGAN 48335 (248) 476-6900

www.lmdlaw.com
FACSIMILE

(248) 47 6-6564

August 11, 2017

Linda Roberts
30377 Balfour Drive
Novi, Ml 48377

RE: Beck North Corporate Park Unit #54
Our File No. DID 27070

Dear Ms. Roberts:

| represent Dembs Development who is the developer of Unit #54 at the Beck
North Corporate Park to the west of your residence. You were present and spoke at the
Novi Planning Commission Meeting of May 24, 2017 and expressed your concerns about
the adjacency of this development to your home. Dembs Development has listened to
your concerns and has made significant changes to its proposed site plan. A masonry
wall is being added to the southeast portion of the development to block vehicle headlights
and sound from Nadlan Drive and any vehicular headlights in the southeast portion of the
parking lot. Several parking spaces have also been eliminated in the southeast portion of
the parking ot. In addition, Dembs Development is adding a solid row of evergreen trees
along the eastern boarder of its property within the first 25 feet of the conservation area
immediately next to the building development.

| would welcome an opportunity to discuss these additional measures with you and
discuss any of your concerns. Please feel free to contact me at your earliest convenience
and | will be happy to meet with you.

Very truly yours,

LANDRY, MAZZEQ & DEMBINSKI, P.C.

DBL/KIm
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qC 1Y OFS

PLANNING COMMISSION ACTION SUMMARY

g"‘\‘”z CITY OF NOVI
Regular Meeting

April 9, 2014 7:00 PM

o \\Q
(I
N W Council Chambers | Novi Civic Center | 45175 W. Ten Mile

ityofnovi.org (248) 347-0475

CALLTO ORDER
The meeting was called to order at or about 7:00 PM.

ROLL CALL

Present: Member Anthony, Member Baratta, Member Giacopetti, Member Lynch, Chair Pehrson
Absent: Member Greco (Excused), Member Zuchlewski (Excused)
Also Present: Barbara McBeth, Deputy Director of Community Development; Sara Roediger, Planner;

Kristen Kapelanski, Planner; Adam Wayne, Engineer; David Beschke, Landscape Architect; Tom Schultz,
City Attorney; Pete Hill, City’s Environmental Consultant.

APPROVAL OF AGENDA

Motion to approve the April 9, 2014 Planning Commission agenda. Motion carried 5-0.

PUBLIC HEARINGS

1. BECK NORTH LOT 56, JSP14-07

Public hearing at the request of Amson Dembs Development for Preliminary Site Plan, Special Land
Use Permit, Woodland Permit, and Stormwater Management Plan approval. The subject property is
located in Section 4, on the north side of Cartier Drive inthe I-1, Light Industrial District. The subject

property is approximately 5.5 acres and the applicant is proposing an 88,904 square foot speculative
industrial building in the Beck North Corporate Park.

In the matter of Beck North Lot 54, JSP14-07, motion to approve the Special Land Use permit based on
the following findings:

a. Relative to other feasible uses of the site:

o The proposed use will not cause any detimental impact on existing thoroughfares as
indicated in the traffic review letters;

» Subject to satisfying the requirements in the Engineering Review the proposed use will not
cause any detrimental impact on the capabilities of public service and facilities because
the plan adequately addresses and provides for water and sanitary sewer service and
management of stormwater volumes;

o Based on the number of trees being removed relative to the size of the building areq, and
because this is the location of a significant portion of the trees within Phase |l of the Beck
North Corporate Park, the Planning Commission finds that in order for the proposed use to
be compatible with the natural features and characteristics of the land, the development
of this parcel must be in full compliance with the Woodlands Ordinance in terms of tree
replacements, in a manner that is acceptable to the City, which may include
replacement of trees either on properties within the Beck North Corporate Park or on other
properties owned/developed by the applicant;

« The proposed use is compatible with adjacent uses of land as indicated in the staff and
consultant review letters;

+ The proposed use is consistent with the goals, objectives and recommendaltions of the
City's Master Plan tor Land Use;

o The proposed use will promote the use of land in a socially and economically desirable



manner;

« The proposed use is listed among the provision of uses requiring special land use review
as set forth in the various zoning districts of this ordinance, and is in harmony with the
purposes and conforms to the applicable site design regulations of the zoning district in
which it is located.

This motion is made because the plan is otherwise in compliance with Arlicle 19, Aricle 24 and
Article 25 of the Zoning Ordinance and all other applicable provisions of the Ordinance. Motion
carried 5-0.

In the matter of Beck North Lot 55, JSP14-07, motion to approve the Preliminary Site Plan based on

and subject to the following:

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

b. The applicant will address the noise impact requirements prior to approval of the building permits;

c. Planning Commission waiver of the required berms in the locations of existing woodlands with the
condition that a conservation easement is provided is hereby granted;

d. Planning Commission Section ¢ facade waiver for the overage of CMU on the east and north
facades is hereby granted as:

o The proposed facades will be significantly screen by both on and off-site natural
vegetation, and
» Therequest is generally in keeping with the intent and purpose of Section 2520.

e. ILoning Board of Appeals variance for the location of the loading dock as depicted which is
supported by staff because the site is heavily buffered by existing regulated woodlands and
wetlands both on and off the site, the closest residential building is located over 700 feet away,
and the loading zone is recessed from the northernmost wall.

f. Zoning Board of Appeals variance for the building height as depicted which is supported by staff
because the site is heavily buffered by existing regulated woodlands and wetlands both on and
of the site, and because the closest residential building is located over 700 feet away.

This motion is made because the plan is otherwise in compliance with Article 19, Aricle 24 and

Article 25 of Zoning Ordinance and all other applicable provisions of the Ordinance. Motion carried

5-0.

In the matter of Beck North Lot 56, JSP14-07, motion to approve the Woodland Permit based on and

subject to the following:

a. The findings for compliance with Ordinance standards in the staff and consultant review letters
and the conditions and items listed in those lefters and the conditions and items listed in those
letters and in the Special Land Use approval being addressed on the Final Site Plan.

b. Full replacement of the irees being removed in accordance with the ordinance; provided,
however, that the applicant shall be permitted to replace the trees on other properties within the
Beck North Corporate Park development, or on other properties owned/developed by the
applicant.

c. Trees will be planted or payment will be made to the tree fund within three years.

This motion is made because the plan is otherwise in compliance with Chapter 37 of the Code of

Ordinances and all other applicable provisions of the Ordinance. Mofion carried 5-0.

In the matter of Beck North Lot 56, JSP14-07, motion to approve the Stormwater Management Plan
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 Chapter 11 of the Code of
Ordinances and all other applicable provisions of the Ordinance. Motion carried 5-0.

ROSE SENIOR LIVING AT PROVIDENCE, JSP13-81

Public hearing at the request of Edward Rose and S$ons for recommendation to City Council for
approval of a Planned Suburban Low-Rise (PSLR) Overlay Development Agreement Application and
Concept Plan. The subject property is 23.61 acres in Section17 of the City of Novi and located on the
north side of Eleven Mile Road and west of Beck Road. The applicant is proposing a 182 unit senior
living facility.






