CILY OFF CONTEMPORARY IMAGING
< BN\ ASSOCIATES —
SP 08-28

cityofnovi.org

CONTEMPORARY IMAGING ASSOCIATES,
SITE PLAN NUMBER 08-28

Public Hearing of the request of Sarnacki and Associates, for Preliminary Site Plan,
Woodland Permit, and Stormwater Management Plan approval. The subject property
is in Section 24, north of Ten Mile, west of Haggerty Road, in the OS-1, Office Service
District. The subject property is approximately 3.06 acres and the applicant is
proposing to construct a 9,924 square foot one-story medical office building, and
includes the location for a potential second building on the property with associated
parking.

Required Action
Approve/deny the Preliminary Site Plan, Stormwater Management Plan, and Woodland

Permit

REVIEW RESULT DATE COMMENTS
Planning Approval 07/23/08 Provide two additional parking
recommended spaces or seek a ZBA variance
s  Minor items to be addressed at time of
Final Site Plan submittal
Wetlands Approval 08/04/08 | Minor items to be addressed at time of Final
recommended Site Plan submittal
Woodlands Approval 07/29/08 | Minor items to be addressed at time of Final
o recommended Site Plan submittal
Landscaping Approval 07/16/08 | e PC waiver to install a wall in lieu of
recommended | a berm
«  Minor items to be addressed at time of
L - . Final Site Plan submittal
Traffic Approval 07/16/08 | Minor items to be addressed at time of Final
recommended Site Plan submittal
Engineering Approval 07/23/08 | Minor items to be addressed at time of Final
recommended | Site Plan submittal
Facade Approval 07/29/08 | N/A
recommended
| Fire Approval 07/31/08 | N/A
' recommended




Motions

Approval — Preliminary Site Plan
In the matter of Contemporary Imaging Associates, SP 08-28, motion to approve the

Preliminary Site Plan, subject to the following:

a. Planning Commission waiver to install a wall in lieu of a berm along the western

property line adjacent to the parking lot;
b. Providing two additional parking spaces to meet the standard of Section

2505.14.d(3) of the Zoning Ordinance, or seek a Zoning Board of Appeals

variance;
¢. The conditions and items listed in the staff and consultant review letters being

addressed on the plans prior to Stamping Sets; and
d. (additional conditions here if any)

for the following reasons...(because it is otherwise in compliance with Article 11, Article
24 and Article 25 of the Zoning Ordinance and all other applicable provisions of the

Ordinance).

Denial — Preliminary Site Plan
In the matter of Contemporary Imaging Associates, SP 08-28, motion to deny the

Preliminary Site Plan, for the following reasons...(because it is not in compliance with
the Ordinance).




Approval - Storm Water Management Plan
In the matter of Contemporary Imaging Associates, SP 08-28, motion to approve the

Storm Water Management Plan, subject to the following:

a. The conditions and items listed in the staff and consultant review letters being
addressed on the Final Site Plan; and
b. (additional conditions here if any)

for the following reasons...(because it otherwise in compliance with Chapter 11 of the
Code of Ordinances and all other applicable provisions of the Ordinance.)

Denial - Storm Water Management Plan

In the matter of Contemporary Imaging Associates, SP 08-28, motion to deny the
Storm Water Management Plan, for the following reasons...(because it is not in
compliance with Chapter 11 of the Ordinance.)

Approval — Woodland Permit
In the matter of Contemporary Imaging Associates, SP 08-28, motion to approve the
Woodland Permit, subject to the following:

a. The conditions and items listed in the staff and consultant review letters being
addressed on the Final Site Plan; and
b. (additional conditions here if any)

for the following reasons...(because it is in compliance with Chapter 37 of the Code of
Ordinances and all other applicable provisions of the Ordinance).

Denial — Woodland Permit

In the matter of Contemporary Imaging Associates, SP 08-28, motion to deny the
Woodland Permit, for the following reasons...(because it is not in compliance with
Chapter 37 of the Code of Ordinances).




PLANNING REVIEW




PLAN REVIEW CENTER REPORT
July 23, 2008
Planning Review
Contemporary Imaging Associates

SP #08-28
Petitioner
Sarnacki & Associates, Architects Inc.
Review Typ2
Preliminary Site Plan
Property Characteristics
e Site Location: Karim Boulevard, North side of 10 Mile Road, West of
Haggerty
Site Zoning: 0S-1, Office Service District
Adjoining Zoning: North, South & East: OS-1; West: RM-1
Proposed Use(s): 9,924 sf single-story medical office building; Location
indicated for potential 8,310 sf future building (plan not
phased)
e Adjoining Uses: North: Vacant land (The proposed Karim Office Building

received their third and final site plan extension in April
2008); East: Vacant land across Karim Blvd; West: Olde
Orchard Condominiums; South: Vacant land

Site Size: 3.06 acres

e School District: Novi Community Schools
Plan Date: June 23, 2008
Project Summary

The applicant is proposing to construct a 9,924 sf one-story medical office building, and
includes the location for a potential second building on the property with associated
parking. (We note the plan was not submitted with a phasing plan, so the second
building would need to undergo full site plan review if it is proposed to be built in the
future). Also, a mobile MRI unit is proposed to be located on-site at various times until
demand for the unit becomes high enough to. permit a permanent location in the
building.

Recommendation
Approval of the Preliminary Site Plan is recommended, subject to addressing the
issues _noted below on the Final Site Plan, or securing a Zoning Board of Appeals

variance if the site can not be redesigned to meet the standards:










PLANNING REVIEW SUMMARY CHART

Review Date:
Project Name:
Project Number:
Date:

7.23.08

Contemporary Imaging Associates

08-28
6.23.08

Items in Bold need to be addressed by the applicant and/or the Planning Commission before approval of the Preliminary

Site Plan. Underlined items need to be addressed on the Final Site Plan.

F

Meets
Requirements
Item Required Proposed ? Comments
Master Plan Office No change proposed | Yes
Zoning 0S-1 No change proposed | Yes
Use Principal Permitted Medical Office Yes One medical building
Uses — Medical office proposed, with a second
building location shown for
conceptual purposes only (not
reviewed as a phased plan).
Building Height 30" maximum 219" Yes Provide details regarding
(Section 2400) whether or not rooftop
equipment is proposed.
Building Setback
Front (2400) 20 25.5 Yes
Side north 15’ 311’ Yes
interior (2400)
Side south 15 115 Yes
_interior (2400)
Rear 20 36.99' Yes
(2400) MRI screen well: 20’
Parking Setback
Front 20’ 20’ Yes
(2400)
Side north 10’ 104’ Yes )
interior (2400)
Side south 10 115’ Yes
interior (2400)
Rear 10 20 Yes
(2400)
Number of | One space per 175 | 52 spaces No Site is deficient by 2 spaces

Parking Spaces
[2505.14.d(3)]

GLA sq. ft.;
9,924 sf building (95%

usable) = 54 spaces

for proposed building — see
Planning Review Letter for
additional comments.

Planning Chart

Preliminary Site Plan — SP08-28 Contemporary Imaging Associates
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WETLANDS REVIEW




Envirenmenial

2200 Commonwaalth
Boulevard, Sta 300
Ann Arkor, Ml

43105

(734)
760-3604

FAX (734)

Consuiting & Technblog}; g,

August 4, 2008 -

Barbara McBeth, Deputy Director of Planning
City of Novi

45175 West Ten Mile Road

Novi, M 48375 '

Re: - Contemporary Imaging Associates (SP#08-28)
- Wetland Review of the Preliminary Site Plan

Dear Ms. McBeth:

Environmental Consulting & Technology, Inc. (ECT) has reviewed the proposed Contemporary Imaging
Associates preliminary site plan prepared hy Professional Engineering Associates dated June 23, 2008, °
The Plan was reviewed for conformance with the City of Novi Wetland and Watercourse Protection
Ordinance and the seiback prows:ons in the Zomng Ordinance. :

| Existing Cohditions and Prop_eed !mpacts

The site is located in"Section 24 on the west side of Karim B{vd and immediately north ef Francis Drain
between Grand River Avenue and 10 Mile Rd. The 9,924 square foot project appears to consist of a -
proposed single-story medical office building with associated parking and a stormwater detention basin
as Phase |, with the potentlal for addltiona! parking and a second, 8,310 square foot building as Phase
| Sy 8 :

As mentioned above the site is adjacent to the Fr ancis Drain. An area of forested wet!and (ash,
cottonwood, elm) is located on the south end of the project, adjacent to the Francis Drain. Fringe
wetlands along the Francis Drain apoear to be indicated as regulated wetlands on the City of Novi
Regulated Wellands Map. The on-site wetlands appear to be City-regulated and are likely regulated by

the MDEQ as well; as they are wzthln 500 feet of a lake, slrean or watercowse :

The Plan does not curfently propose direct |mpaei 1o on-site wetlands (i.e., no weHand cut or fill appears
‘o be proposed). The Plan proposes the ouilet of stormwater from the propesed detention basin to the

Francis Drain. The Plan does indicate that an oillgas separator will be installed to treat stormwater prior

to discharge into the preposed detention hasin.

Commehts pertaining fo the Plan.

1. The area of the existing on-site wetland does not appear to be quanfi_fiecl on the Plan. Please
review and revise as necessary, .






WOODLANDS REVIEW




Envircnmental

2200 Commonweaith
Boulevard, Sle 300
Ann Arbos, i

48105

(734)
769-3004

FAX (734)

Consutiing & Technology, Inc.
July 29,2008 o

Ms Barbara McBerh -

Deputy Director of Community Deve!opment
City of Novi '

45175 West Ten Mile Road

: Novi, M 48375

Re: Contemporary Imagrng Assocrates -
Woodland Revrew of the Prelrm;nary Site Plan (SP#OB 28)

Dear Ms. McBe!n
Associates project preliminary site plan (Plan) prepared by Professional Engineering Associates dated June 23,
2008. The Plan and supporting documentation were reurewed for conformance wrth the Crty of Movi Woodland s

Protection Ordrnance Chapter 37,

The site is located in Section 24 on the west side of Karim Bivd, and immediately north of Francis. Drain -
between Grand River Avenue and 10 Mile Rd." The 9,924 square foot project appears to consist of a proposed

| ‘single-story medical office building viith associated- parkrng and a stormwater detention basm as Phase |, wrth the '
| potentral for addrrronal parkmg and a second 8 310 square foot buﬂdmg as F‘hase Il ;N

ECT has reviewed the City of Novi Oficial Woodlands Map ancl compieted an onsrre Woodland Evaluation on

cherry (Priinus serotina) not being marked or-recorded, ECT found that the Woodland Plan (Sheets |- 4 and L-5)
accurately depicis " exisling .site . conditions. ~ Both of the aforementioned treés are located behind the 1ree'-

1ags with the survey numbers but some of the trees have been pamled wrth orange numbers instead
34% of the total number of regulated trees reported for.the site-(119). The Plan thus proposes fo preserve 66%

north end of the property adjacent to the Phase I building, west of the service drive near the Phase | building,
and around the proposed detention basin.on the south end of the property. It appears as if the Applicant is
prepared to meet the requirements of the City of Novi Woodland. Ordinance and tree replacement requirements -
‘but has not calculated the number of repfacement credits correctly. ‘The following corrections must be made: s
1. Trees #2540-2545 and #2639-2645 occur beyond the regulated woodland and do not need to be
replaced. This reduces the number of required replacement credits by four (4). :
2. The secondary stems of trees #2548, #2629, #2557, #2563, and #2566 must be compensated for and _
require an additional nine (9) replacement credits.. -
3. Tree #2571 is shown outside of the protective tree fence and wiill likely be adversely affected by gradrng. _
for the detention basin. This tree should be shown as being removed on the plan drawrng ancl Existing
Tree List on Sheet L-5 and replaced with three (3) credits.
4. Tree # 2636 is designated for removal and replacement in the Existing Tree List on Sheet L- 5, and
therefore, should be shown as being removed in the plan drawing.

769-3164

An Equal Opportunity/Allicmative Action Emolover

Envrronmenfal Cons'uliti'ng & Technology, Inc. (ECT) has reviewed the proposed Contemporary Imaging =~

Monday, July 21, 2008.. With the exception of tree #2610 being dead and a-neighboring healthy 16" dbh black -
protection fencing where no disturbance'is proposed. The surveyed trees have been marked with metal tree’ .
T he Plan proposes the removai of 41 trees with dbh greater than or equal to 8 inches. Thrs represents removal of LA

of the regulated treés onsite. Per the Woodland Plan (Sheets L-4 and L-5) and the Landscape Plan (Sheets L1~ -~
| and L-2), 70, 2.5-inch caliper replacement trees are required. All 70 replacements will be provided along the









LANDSCAPING REVIEW




: PLAN REVIEW CENTER REPORT
July 16, 2008
Preliminary Landscape Review
08-28 Contemporary Imaging Associates

Review Type
Preliminary Landscape Review

Property Characteristics

o Site Location: Karim Boulevard
¢ Site Zoning: 0S-1
¢ Plan Date: June 23, 2008

Recommendation
Approval of the Preliminary Site Plan for 08-28 Contemporary Imaging Associates is
recommended. The Applicant should address the following minor comments.

Ordinance Considerations
Adjacent to Residential — Buffer (Sec. 2509.3.a.)

1. A 4'-6" to 8 high landscape berm is required between OS-1 zoning and residential
properties. This occurs along the west property boundary. The Applicant has chosen to
seek a waiver and instead install a 4’-8" brick screen wall along this property line
adjacent to the parking. The Applicant has also chosen to install an evergreen screen
along the residential side of the wall that will serve to soften the built feature.
Substitution of the wall for the berm requires a Planning Commission waiver.
Staff supports the waiver. Please extend the wall to the westerly extent of the taller
screen wall for the loading zone / MRI parking area.

2. Please extend the shrub and perennial plantings to the furthest edge of the NE portion of
the parking area in order o meet opacity requirements. The Ordinance intent is that
shrubs and perennials weave on and around the top of the berm in order to provide
additional screening of the parked vehicles.

Adjacent to Public Rights-of-Way — Berm (Wall) & Buffer (Sec. 2509.3.b.)

1. The required 20" wide greenbelt along the Karim Boulevard frontage should be labeled
on the plans. This space has been adequately provided and landscaped.

2. A 3 high landscape berm with a 2’ crest is required within the greenbelt. The Applicant
has met this requirement.

3. Canopy/ Large Evergreen Trees at one per 35 LF of frontage are required and have
been provided.

4. Sub-canopy Trees at one per 20 LF of frontage are required and have been provided.

Street Tree Requirements (Sec. 2509.3.b.)
1. One Canopy Street Tree per 35 LF is required between the proposed sidewalk and
roadway. The Applicant has met this requirement.







Landscape Review Summary Chart

Project Name:
Project Location:

Sp #: 08-28

Plan Date: 6/23/08

Review Type: Preliminary Landscape Plan
Status Approval recommended.

Contemporary Imaging Associates
Karim Boulevard

Date: July 14, 2008

Name, address and telephone Yes Yes Yes Include on plan sheets.

number of the owner and developer

or association.(LDM 2.a.)

Name, Address and telephone Yes Yes Yes Include on plan sheets.

number of RLA (LDM 2.b.)

Legal description or boundary line Yes Yes Yes Include on plan sheets.

survey.(LDM 2.c.)

Project Name and Address Yes Yes Yes Include on plan sheets.

(LDM 2.d.)

A landscape plan 1”-20" minimum. Yes Yes Yes

Proper North, (LDM 2.e.) §
Consistent Plans throughout set. Yes Yes Yes All plan sheets much match.
Proposed topography. 2’ contour Yes Yes Yes Provide proposed contours at 2 interval
minimum (LDM 2.e.(1)) for the entire site,
Existing plant material. Yes Yes Yes Show location type and size. Label to be
(LDM 2.e.(2)) saved or removed. Plan shall state if

none exists.

Proposed plant material. Yes Yes Yes Identify all, including perennials.
(LDM 2.2.(3))

Existing and proposed buildings, Yes Yes Yes

easements, parking spaces,

vehicular use areas, and R.O.W.

(LDM 2.e.(4)) 3

Exiting and proposed overhead and Yes Yes Yes

underground utilities, including

hydrants. (LDM 2.e.(4))

Clear Zone Yes Yes Yes

| (LDM 2.3.(5) - 2513)
Zoning (LDM 2.f.) Yes Yes Yes Include all adjacent zoning.
Sealed by LA. (LDM 2.g.) Yes Yes Yes Requires original signature.

. Plant List (LDM 2.h.) ~ Include all cost estimate

Quantities Yes Yes Yes
Sizes Yes Yes Yes Canopy trees must be 3” in caliper.
Sub-Canopy trees must be 2.5” in caliper.
Root Yes Yes Yes
Type and amount of mulch Yes Yes Yes Specify natural color, finely shredded

hardwood bark mulch. Include in cost
estimate.




Contemporary Imaging
July 14, 2008

sp #08-28

Page 2 of 6

Type and amount of I.;;:-n Yes Yes :
Acceptable species Yes Yes Yes Per the Landscape Design Manual.
Diversity Yes Yes Yes Max. 20% Genus, 15% Species.
Planting Details/Info (LDM 2.i.) = Utilize Gity of Novi Standard Details. . .
Deciduous Tree Yes Yes Yes
Evergreen Tree Yes Yes Yes
Shrub Yes Yes Yes
Perennial/ Yes Yes Yes
Ground Cover
Transformers Yes Yes Yes Show location and provide 24” clear of
(LDM 1.e.5.) plantings on all sides.
Cross-Section of Berms Yes Yes Yes
(LDM 2..)
ROW Plantings (LDM 1) Yes Yes Yes Include required calculations.
Walls (LDM 2.k.) No Yes Yes Include required calculations.

" Landscape Notations = Utilize City of Novi Standard Notes. .

Installation date (LDM 2.1.) Yes Yes Yes Provide intended date.

Statement of intent Yes Yes Yes Include statement of intent to install and

(LDM 2.m.) guarantee all materials for 2 years.

Plant source (LDM 2.n.) Yes Yes Yes Indicate Northern grown nursery stock.

Miss Dig Note Yes Yes Yes All plan sheets.

(800) 482-7171

Mulch type. Yes Yes Yes Natural color, shredded hardwood muilch.

2 yr. Guarantee Yes Yes Yes

Approval of substitutions. Yes Yes Yes City must approve any substitutions in
writing prior to installation.

Tree stakes guy wires and tree Yes Yes Yes No wire, hose or plastic.

wrap.

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

Car Parking (Landscape) Yes Yes Yes Refer to Planning Review comments,
Setback (2400)
‘Parking Area Landscape Calculations and Plantings (LDM2.0.) . =~ = =
A = 9224 x 10% = 922 sf

A. For : 0S-1, 0S-2, OSC, OST, Yes
B-1, B-2, B-3, NCC,

EXPO, FS, TC, TC-1, RC, Special
Land Use or non-residential use
in any R district

B. For : 0S-1, 0S-2, OSC, OST, Yes
B-1, B-2, B-3, NCC,

EXPO, FS, TC, TC-1, RC, Special
Land Use or non-residential use
in any R district

C. For : 0§8-1, 05-2, OSC, OST, NA
B-1, B-2, B-3, NCC,

EXPO, FS, TC, TC-1, RC, Special

B = 11256 x 5% = 563 sf

C= x1% = sf




Contemporary Imaging
July 14, 2008

sp #08-28

Land Use or non-residential use
in any R district

Page 3 of 6

A. For: I-1 and I-2 NA A=7%x = SF
Landscape area required due to
# of parking spaces
B. For; I-1 and I-2 NA B=2%x = SF
Landscape area required due to
vehicular use area
C. For: I-1 and I-2 NA C=05%%x = SF
Landscape area required due to
vehicular use area
Total A, B and C above = Yes Yes Yes Total interior landscaping required =
Total interior parking lot A + B + C = 1485 SF required.
landscaping area 1555 SF provided.
Parking lot tree requirement Yes Yes Yes 20 required.
: 20 provided,
Perimeter greenspace Plantings Yes Yes Yes Perimeter trees provided at 1 per 35 LF.
Max. 15 contiguous space limit Yes Yes Yes
Parking Land Banked NA
Interior Landscape requirements Yes Yes Yes
LDM.2.p.) -
Snow Deposit Yes Yes Yes Depict adequate areas on plan.
(LDM.2.q.)
Soil Type Yes Yes Yes Per USDA or horings.
(LDM.2.r.)
Irrigation plan Yes Yes No Provide irrigation plan with final site
(LDM 2.s.) plan,
Cost Estimate Yes Yes Yes
(LDM 2.t.) P
iResidential AdjacenttoNon-residential =ie &0 it i b s
Berm requirements met NA
(2509.3.a.)
Planting requirements met Yes Yes Yes
(LDM 1.a.) ‘ .
Adjacent to Public Rights~of-Way = .
Berm requirements met Yes Yes Yes
(2509.3.b.)
Planting requirements met Yes Yes Yes
(2509.3.b.- LDM 1.b.)
Street tree requirements met Yes Yes Yes
~ (2509.3.b)
Detention Basin Plantings Yes Yes Yes
(LDM 1.d.(3))
‘Subdivision requirements | - ey
R.0.W. and Street Trees NA
(2509.3.f - LDM 1.d))
Single Family NA




Contemporary Imaging
July 14, 2008

sp #108-28

T4—0 wide non*_aEess
greenbelt

Page 4 of 6

Street Trees

Islands and boulevards

Multi family

NA

Condo Trees

Street trees

Foundations plantings

Non-Residential

NA

Interior street trees

Evergreen shrubs

Subcanopy trees

Plant massing

Basin plantings

Loading Zone Screening (2507)

Yes

Yes

Yes

Located to rear of build & adjacent to
same zoning.

Landscape Wall or Berm for OST
loading zone screening (2302.A)

NA

Wildlife Habitat Area
(Wildlife Habitat Master Plan Map)

NA

Subdivision Ordinance
Appendix C - ROW Buffer
Non-Access Greenbelt
(402.B3, 403.F)

NA

Subdivision

Natural Features (403.C)
Man-made Bodies of Water (403.D)
Open Space Areas (403.E)

NA
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