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WEISS MIXED USE DEVELOPMENT
SP09-26A WITH

ZONING MAP AMENDMENT 18.690

WEISS M1XED USf DEV£LOPM-fNT,SP09-26A &1:CM lO..43 WITH lONIHG MAP
AMENDMENT18.690
Consideration of the request of Siegal Tuomaala Associates, for Planning
Commlssion's recommendation to City Council for rezoning of property in
Section 26, east of Ten Mile Road, and south of Novl Rood.. from 1-1. Ught
Industrial District and OS-l, Office Service District to B-2, Community Business
District and OS-1. Office Service District with a Planned Rezoning Overlay (PRO).
The subject property is approximately 28.7 acres.

R-EQU1RED ACTtON
Recommend to City Council approval or denial of rezoning request from 1-1,
Light Industrial District and 0$-1, Office Service District to B-2, Community Business
District and OS-l , Office Service District with Planned RezoninQ Overlay.

REVIEW RESULT DATE COMMENTS
Planning - Approval not 08/04/10 • Proposed zoning is not in
REVISED recommended. compliance with the existing

Future Land Use Map.

• Subject property is part of the
Mosier Pion update which -is
under consideration.

• Ordinance deviations outlined in
the Planning Review Letter.

Engineering - Comments 08/09/10 • Proposed concept would cause
REVISED provided 05/10/10 an increase in peak sanitary

discharge.
• Items to address at the time of

the Preliminary Site Plan
submittol.

Traffic Conditional 04/16/10 • Four driveway spacing waivers
Approval required.
recommended • Items to update in the Traffic

1 I
Impact study.

II • Items to address at the time of I
the Preliminary Site Plan
submittal.

Landscaping Adverse 05/12/10 • Several landscape waivers
comments required -and outlined -in -the
provided Landscape Review Letter.

• Foundation plantings may be
deficient.

...... ......I



• Items to address at the time of
the Preliminary Site Plan
submittal.

Wetlands - Comments 08/05/10 • Items to address at the time of
REVISED provided the Preliminary Site Plan

submittal.
Woodlands Adverse 05/07/10 • Significant impacts to regulated

comments woodlands proposed.
provided • Woodland impacts are

underestimated and will
significantly increase when the
most current woodland .
boundary is applied.

• Regulated woodland areas
cannot be used for stormwater
detention or wetland mitigation.

• Items to address at the time of
the Preliminary Site Plan
submittal.

Foccrde Approval 05/10/10 • Section 9 waiver required.
recommended • Items to address at the time of

Preliminary Site Plan submittal.
Fire Approval 05/04/10 Items to address at the time of the

recommended Preliminary Site Plan submittal.



Motion sheet

Approval
In the matter of Weiss Mixed Use Development SP09-26A with Zoning Map
Amendment 18.690, motion to recommend approval to the City Council to
rezone the subject property from 1-1 (Light Industrial) and OS-l (Office Service) to
B-2 (Community Business) and OS-l (Office Service) with a Planned Rezoning
Overlay with the following ordinance deviations...

a. Ordinance deviation for the excess building height of the shopping
center (30' required, 35' provided);

b. Ordinance deviation for the location of the shopping center loading
zone in the interior side yard;

c. Ordinance deviation for the shopping center dumpster location in the
interior side yard;

d. Ordinance deviation for the overage of EIFS, Concrete HC" Brick and
Split Faced CMU on the shopping center focode:

e. Ordinance deviation for the excess building height of the Kroger store
(30' required, 38' 6" provided);

f. Ordinance deviation for overage of EIFS, Concrete "C" Brick and Split
Faced CMU and the underage of Natural Clay Brick on the Kroger
fccode:

g. Ordinance deviations for the following landscaping requirements:
• Three foot tall berm along all road frontages,
• Lack of perimeter trees,
• More than 15 contiguous parking spaces without an interior landscape

island proposed in seven locations,
• Shortage of 122 linear feet of front focode landscaping for the

proposed Kroger,
• Lack of front fcccde landscaping on the shopping center,
• Deficient landscape beds around all buildings,
• Deficient foundation landscaping around 'proposed Kroger building

(9,392 sq. ft. required, 1,733 sq. ft. provided),
• Deficient foundation landscaping around proposed shopping center

(l 0,008 sq. ft. required, 1,076 sq. ft. provided);
h. Ordinance deviations for the following driveway spacing requirements

• Same-side driveway spacing between the proposed Novi Road
driveway and the south Walgreens driveway (230' required, 116'
provided),

• Same-side driveway spacing between the west driveway on Ten Mile
Road and the east Walgreens driveway (230' required, 225' provided),

• Opposite-side driveway spacing between the proposed center
drivewoy on Ten ~l\ile Road and the opposite-side industria! driveway
to the east (300' required, 65' provided), and

• Opposite-side driveway spacing between the proposed truck egress
on Ten Mile Road and the first opposite-side industrial driveway in
either direction (150' required, 4' provided to the west and 200'
required, 71' provided to the east)

And subject to the following PRO Conditions:



L

i. stormwater is adequately detained above ground and on the site with
no additional discharge into the wetlands;

j. Applicant shall comply with all of the conditions and items noted in the
staff and consultant review letters;

k. (Insert additional considerations here)

For the following reasons ...
• Sufficient conditions are included on and in the PRO Plan on the basis of

which the Planning Commission concludes, in its discretion, that, as
compared to the existing zoning and considering the site specific land
uses proposed by the applicant, it would be in the public interest to grant
the rezoning with Planned Rezoning Overlay; as the benefits which would
reasonably be expected to accrue from the proposal are balanced
against and have been found to clearly outweigh the reasonably
foreseeable detriments thereof. taking into consideration reasonably
accepted planning, engineering, environmental and other principles.



Deniol
In the matter of Weiss Mixed Use Development, SP09-26A with Zoning Map
Amendment 18.690, motion to recommend denial to the City Council to rezone
the subject property from 1-1 (Light Industrial) and OS-l (Office Service) to B-2
(Community Business) and OS-l (:Office Service) with a Planned Rezoning
Overlay, for the foJ/owing reasons ...

• Historically, the Master Plan has recommended office and industrial uses
for the subject property and the area is currently recommended for
further study. Further study has token place and amendments are now
under consideration,'

• The proposed rezoning would be contrary to an Implementation Strategy
listed in the Moster Plan, which states: IIUmit the commercial uses to
current locations, current zoning, or areas identified for commercial zoning
in the A4aster Plan for Land Use";

• Approval of the application would not accomplish integration of the
proposed land development with the characteristics of the project area
because the proposed concept plan is deficient in a number of
landscaping standards listed in the Zoning Ordinance and extensive
removal of regulated- woodlands is proposed- without ad-equate
mitigation;

• Recently completed retail studies indicated the City currently has a
surplus of land zoned or planned for retail activities to meet the highest
predicted retail demand through 201.8;

• The City presently has a retail vacancy rate near 10%;
• The proposed PRO concept plan contains a number of ordinance

deviations including deviations from the ordinance for accessory structure
and loading zone locations as well as a significant amount of waivers from
the ordinance tonascaoe standards. The applicant has not established
that these deviations, if not granted, would prohibit an enhancement of
the development that would be in the public interest. Such deviations are
not consistent with the Master Plan and are not compatible with the
surrounding area because of the deficiencies in the amount of
greenspace and landscaping proposed in the concept plan and the
adverse impacts of the requested deviations may be seen to outweigh
the enhancement of the public benefit offered to dote;

• The existing 1-1 and OS-1 zoning is consistent with the' existing zoning in the
area and the proposed_project does not result in an enhancenle-nt of the
area as compared to development under the current 1-1 and OS-I zoning
because new developments under the current zoning would be
expected to meet landscaping standards and adequately address (and
if necessary), mitigate woodland impacts: and

• Woodland impacts are likely to be substantial.
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PLAN REVIEW CENTER REPORT
August 4,2010

Planning Review
Weiss Mixed Use Development

Rezoning with- Planned Rezoning Overlay - REVISED
SUBMITIAL

SP# 09-26A/Rezoning 18.690
ZCM 10-43 - Revised Conceot Plan

Petitioner
Sieg,ol TuomaaJa Assoc.

RevjewType
Proposed Rezoning from 1-1 Light Industrial and OS-l, Office Service to B-2, Community
Business and OS-l , Office Service with a Planned Rezoning Overlay.

Project Summary
The petitioner is requesting comment on a proposed
rezoning with a Planned Rezoning Overlay. The PRO
acts as a zoning map amendment, creating a
"floating districf' with Q conceptual plon attached'
to the rezoning of the parcel. As a part of the PRO,
the underlying zoning is changed, in this case to B-2
with a portion to remain zoned OS-l as requested
by the applicant, and the applicant enters into a
PRO Agreement with the City, whereby the City and
applicant agree to any deviations to the applicable
ordinances and tentative approval of a conceptual

Property Characteristics
6 Site Location:
o Site Zoning:
• Adjoining Zoning:

e Site Use(s):
• Adjoining Uses:

e Proposed Use:

$ Site Size:
• Revised Plan Date:

South of the Novi Road and east of Ten Mile Road
l-l , Light Industrial and OS-', Office Service
North: [-1 and 1-2, Generol lndustrlcl (across Ten Mile Road); East: 1
1 {across railroad tracks}, RM-1, Low Density, Low-Rise MUltiple
Family Residential (just east of 1-1); West: OS-1, {across Novi Road},
RM-l, B-1, Local Business;South: [-1, RM-l
Vacant
North: Various industrial; East: Industrial, Novi Ridge Apartments
{east of industrial use); West: Medical office/general office (across .
Novi Road), River Oaks West Multi-Family, Walgreen's; South:
Vacant light industrial, Sports Club of Novi and Novi Ice Arena
(beyond vacant light industrial), River Oaks West Multi-Family
Proposed Kroger store (approx. 64,000 sq. ft.), proposed shopping
center (approx. 41,000 sq. tt.). Approx. 26,000 sq. ft. additional B-2
space in freestanding buildings, Approx. 18,000 sq. ft. medical
office
28.7 acres
07/15/10
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plan for development for the site. PRO requests require a 15-day public hearing notice for
the Planning Commission. which offers a recommendation to the City Council, who can
grant the final approval of the PRO. After final approval of the PRO plan and agreement
the - applicant will submit for Preliminary and Finat Site Plan under the typical review
procedures. The PRO runswith the land, so future owners. successors, or assignees are bound
by the terms of the agreement absent modification by the City of Novi. If the development
has not begun within two years, the rezoning and PRO concept plan expires and the
agreement becomes void.

The parcels in question are located on the south side of Ten Mile Road and east side of Novi
Road in Section 26 of the City of Novi. The property to be included in the PRO totals
approximately 28.7 acres and is made up of two parcels. The current zoning is split between
0$-1, Office Service.and 1-1, Light Industrial and the applicant ls proposing the rezoning of
portions of both parcels to B-2 with the some portions of the property to remain zoned 05-1.
There is a substantial area that would remain zoned J-1 and not included as part of the PRO.
The applicant has indicated that the rezoning is being proposed to facilitate the construction
of a retail and office complex that would include the following:

• Neighborhood Shopping Center: 40,978 sq. ft.
• Kroger Store: 64.245 sq. ft.
• Approx. 26,000 sq. ft. additional B-2 space in freestanding buildings
• Approx. 18,000 sq. ft. medical office

Currently, the subject property is zoned 1-1 and OS-1. While the 0$-1 district does allow for
the development of medical offices and banks, neither the 1-1 District nor 05-1 District permits
restaurants or retail. Therefore, the applicant is proposing to have the southwestern portion
of the site remain zoned 05-1 with the remainder of the subject property to be rezoned to B
2.

This matter was brought before the Planning Commission for their consideration and public
hearing on June 23 J 2010. At that meeting, the Planning Commission noted several concerns
they had with the concept plan, particularly with the natural feature impacts on the site and
the stormwater management concept. Decision on a recommendation was postponed
with the folfowing motion:

"ln fhe matter of Weiss Mixed Use Development, SP09~26A with Zoning Map
Amendment 18.690, mofion to postpone decision on a recommendation to the City
Council to rezone the subject property from 1-1 (Light Industrial) and OS-l (Office
Service) to B~2 (Communify Business) and 05-1 (Office Service) with a Planned
Rezoning Overlay for the following reasons: The applicant has not clearly
demonstrated how stormwater detention and wetland mitigation areas will be
contained on the site; The applicant has not clearly demonstrated how existing
wetlands will not be impacted by sformwater run-off and/or woodland mitigation;
Woodland impacts have not been properly identified and are likely to be substantiaUy
greater than those indicated by the applicant; The public hearing on the Master Plan is
scheduled for July 14.. 2010 and postponement of this request would allow on
additional opportunity for public comment on the subject property.. which has been a
study area in the Moster Plan update; and the Commission would like to review
additional information on the impact the proposed Kroger store would have on other
retail stores in the area. n
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The applicant has now submitted a revised concept plan. A limited group of staff and
consultants have reviewed the plan. The applicant has taken the previous review letters and
comments from the Planning Commission and made some adjustments to the plan based on
those comments and items in the Planning Commission motion. The s'tomwater
management concept and the proposed wetland impacts have both been altered and the
most up-to-date regulated woodland boundary has been added. No other substantial
changes have been made. As such. only the Engineering Division, and the City's Wetland
and Woodland Consultants have performed updated reviews. All previous" reviews in other
disciplines would still apply.

Recommendation
staff recommends the applicant postpone their proposal until the Master for Land Use
Amendments, which specifically address the future use of the subject property, are finalized.

If the applicant chooses to move "forward prior to the completion of the Master for Land Use
updote, staff would not recommend approval of the proposed Zoning Map Amendment and
Planned Rezoning Overlay, which would rezone portions of the property from 1-L Light
Industrial and 05-L Office Service to B-2, Community Business. Approval is not
recommended for the following reasons.

e The current Master Plan recommends further study to determine the best use for the
subject property. This study is now underway as part of the Master Plan for Land Use
review and should be completed in a very short amount. of time.

• The proposed rezoning would be 'contrary to an Implementation strategy listed in the
Master Plan, which states: Umit commercial uses fo current locations; current zoning,
Of areas identified for commercial zoning in the Master Plan for Land Use.

e Recently completed retail studies indicated the City currently has a surplus of land
zoned or planned for retail activities to meet the highest predicted retail space
demand through 2018. In oddition. the City presently has a retail vacancy rate near
10%.

• The proposed PRO Concept Plan is found to contain a number of ordinance
deviations, as noted in this letter; including deviations from ordinance standards for:

o Accessory structure and loading zone locations;
o Various landscape standards.

The applicant has not clearly demonstrated how each deviation will be
enhancement to the development that is in the public interest and whether the
deviations are consistent with the Master Plan and consistent with the surrounding
areas, as provided in Ordinance Section 3402.D.l.c.

• The existing 1-1 and OS-1 zoning is consistent with the existing zoning in the area.
• Woodland impacts are likely to be substantial.

Mosier Plan for Land Use
Presently, the Planning Commission has opened certain sections of the ~AasterPlan for review
and possible updates. The project area has been included in this review by the Master Plan
and Zoning Committee for recommendation to the Planning Commission concerning the
future land use of the site. This review has been completed and staff along with the Master
Plan and Zoning Committee has recommended certain Master Plan amendments. The
Master Plan review recommends industrial and office uses for the subject property, with
industrial uses recommended for the parcel to the east {nearest the railroad tracks} and
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office uses recommended for the parcel to the west. These recommendations are consistent
with the current zoning of the subject property. The proposed B-2 zoning would not be
consistent with these recommendations. The Master Plan Amendments wi1llikely be finalized
by the Planning Commission in the near future.

The Novi Road Corridor Study was approved by the Planning Commission on August 151 2001
and became an official amendment to the City of Novi Master Plan. Prior to this document,
the subject property was partially master planned for local commercial uses and partially
planned for light industrial uses. Given the visibility of any development on the site and the
1998 Citizen's Survey that found very little desire from the community for additional
commercial development in Novi. the area was given a designation of "Special Planning
Project Areal! in the study. When the study was adopted, this designation was then placed
on the Master Plan for Land Use to guide future development on the parcel.

There is no discussion throughout the Novi Road Corridor study that additional commercial
development at the southeast corner of Novi and Ten Mile Roads would be beneficia! to the
community. The plan instead states that the need for additional commercial development
on this property should be reevaluated, due to the amount of commercial development in
the City and the corridor.

As part of the Master for Land Use review, the most recent retail study, completed in 2007 by
the Chesapeake Group, was updated by staff to determine the future need for retail and
other land uses throughout the City in both the immediate future and the long term future.
This study update indicated the City currently has a surplus of land zoned or planned for retail
activities to meet the highest predicted retail space demand through 2018. In addition,
recent studies also indicated the City presently has a retail vacancy rate near 10%. There is
also a local commercial development including a Busch's grocery store, less than one mile
to the east on Ten Mile Road, as well as three Meijer's stores located just on the outskirts of
the City.

The southwestern portion of the site is designated for office uses and the applicant is
proposing that that portion of the site remain zoned 05-1 1 which would be consistent with the
recommendations of the Master Plan.

Existing Zoning and land Use _
The following table summarizes the zoning and land use status for the subject property
and surrounding properties.

Land Use and Zoning
ForSubjecf Property and Adjacent Properties

Master Plan Land
Existing Zoning Existing land Use Use Designation

nffir-.c. 'n~,...ird

Subject 1-1, Light Industrial, '-"""Jlll. ........ "-.JI ""'r-'--I~"

Vacant Planning Project
Site OS-l, Office Service

Area
North

Parcels 1-1, Light Industrial,
Various industrial

Light Industrial,
(across 1-2, General Industrial Heavy lndustriol

Ten Mile
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Road)
Eastern

1-1, Light Industrial, Light Industrial.
Parcels lnduslriol, Novi Ridge"
(across

RM-] / Low-Rise Low Density
Apartments (east of

Multiple-Family

rohrood
Multiple-Family Residential

industrial)
(east of Ug ht

tracks)
(east of 1-1) Industrial)

Vacant River Oaks West-
Light lndustriol.

1-1/ Light lndustriaL Multi-Family, Sports Club of
Southem

RM-1, Low-Rise Low Density Novi and Novi Ice Arena
Multiple-Family,

Parcels
Multiple-Family Residential {beyond vacant light

Public (beyond

industrial)
light industrial)

RM-1, tow-Rise Low Density
River Oaks West Multi-

Multiple-FamBy I

Western
MUltiple-Family Residential,

Family, Walgreen's,
Local

8-1, Local Business, Commercial,
Parcels

-OS-1 1 Office Service {across
Various medical/general

Office (across
Novi Road)

office (across Novi Road}
Novi Road)

Compatibility with Surrounding land Use
The surrounding land uses are shown on the above chart. The compatibility of the proposed
development with the zoning and uses on the adjacent properties should be considered
when examining the proposed rezoning with PRO.

Directly to the north of the subject property are various industrial uses across Ten Mile Rood.
The properties to the north are zoned 1-1 (Light Industrial) and 1-2 (Heavy Industrial).
Additional traffic would be the most noticeoble impact to the existing industrial
developments. The proposed development could draw a considerable amount of cars to
the area. For additional information regarding traffic concerns, please see the Traffic Study
submitted by the applicant and the attached review letters from the City's Traffic Consultant.

Directly east of the SUbject property is a light industrial development with Novi Ridge
Apartments directly east of the industrial building. There are railroad tracks separating the
SUbject property and the industrial development. Aqoin. additional traffic would be the most
noticeable impact to the existing industrial developments. For additional information
regarding traffic concerns, please see the Traffic study submitted by the applicant and the
attached review letters from the City's Traffic Consultant.

The properties to the south of the SUbject property are vacant light industrial land, the River
Oaks West Multi-Family development, and the Novi Sports Club and Novi Ice Arena. The
parkland and vacant land will be minimally impacted. The proposed development could
bring additional noise to the area that could carry over to the parkland, although this is
unlikely. Residents to the south may experience increased traffic in the area as well as noise
but residents of the proposed developrnent and users of the proposed retell facilities, etc. vviH
mostly be entering off of 10 Mile Rood.

The properties to the west of the subject property include again the River Oaks West multi
family development, the Walgreens store and various- office uses across Novi Road. The
nearby drugstore and office uses could experience increased competition due to the
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proposed medical office and retail facilities included in the project. Additional traffic may
also be a concem.

The development would add traffic to the area. A Traffic Impact Study has been submitted
by the applicant. For additional information, please see the Traffic Impact study reviewletter
prepared by the City's traffic consultant. The proposed development would add a farge
amount of new users of the proposed retail uses to the area, much more than would
currently be associated with the development of the site under the existing 05-1 and 1-1
zoning.

Infrastructure Concerns
An initial engineering review was done to analyze the information that has been provided
thus far. The City's engineerirtg staff noted that the concept plan proposed would have a
noticeable impact on the public utilities when compared to the existing zoning. Further
information con be found in the attached review letters. A full scale engineering review will
take place during the course of the Site Plan Review process.

A Traffic Impact Study was required for this rezoning with PRO request. The City's traffic
consultant reviewed the Traffic Impact study, concept plan and rezoning request. The traffic
consultant noted that the Traffic Impact study is generally acceptable and noted several
minor concerns outlined in the traffic review letter. The traffic consultant also had several
concerns with the site layout. Additional information can be found in the attached traffic
review letters.

The City's Fire Marshall also did an initial review of the proposed plan. He noted a number of
minor corrections related to the water mains and the location of hydrants. For additional
lnformotion, please see the Fire Deportment's review fetter.

Natural Features
There are substantial regulated woodlands on the site. There will be significant woodland
impacts as part of the proposed concept plan. Please refer to the woodland review Jetter
for additional information.

There ore regulated wetlands on the site and based on the concept plan, it appears there
wiIJ be wetland impacts. Further detail will be needed at the time of Preliminary Site Plan
submittal. Please refer to the wetland review letter for additional information.

Development Potential
As part of their moteriols, the applicant did submit an alternate development plan showing
the facilities that could be developed on the subject property under the current zoning. This
plan shows a large industrial building (281,700 sq. ft.) on the 1-1 portion of the property
(eastern end) and a medium sized office building (85,500 sq. ft.) along with two smaller
offices (7,800 sq. ft. and 10,000 sq. ft.) on the OS-l portion of the property (western end).

Major Conditions of Planned Rezoning Overlay Agreement
The Planned Rezoning Overlay process involves a PRO plan and specific PRO conditions in
conjunction with a rezoning request. The submittal requirements and the process are
codified under the PRO ordinance {Article 34}~ Within the process, which is completely
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voluntary by the applicant. the appHcant and City Council can agree on a series of
conditions to be included as part of the approval.

The applicant is required to submit a conceptual plan and a list of terms that they are willing·
to include with the PRO agreement. The applicant's conceptual plan has been reviewed
and the following are items shown on the plan by the applicant and interpreted by the Plan
Review Center as conditions they are willing to attach to the PRO.

Conservation of natural features areas through the placement of conservation
easements over approximately 3 acres of the site along the southerly line of
development and along a portion of Chapman Creek at the northeast corner of the
property. -.
Improvements' to park area near Novi Ice Arena: grade multi-purpose field at east side
of ice arena, grade and stone 20 car auxiliary parking southeast of ice arena, park
entrance, children's sculpture and sign. " (Not installed until after the Kroger is
completed.) The applicant's response letter indicated irrigation will be provided.
Pocket park to be located across from the northwest corner of proposed Kroger.
Extension of 8' pathway along Ten Mile Road to east of the Walgreen's access drive.
This is a proposed approximately 23' extension that was not included on the previous
submittal. -

Ordinance Deviations - Planned Rezoning Overlay
Under Section 3402.D.l.c, deviations from the strict application of the Zoning Ordinance may
be permitted by the City Council in the PRO agreement. These deviations must be
accompanied by a finding -by the City Council that "each Zoning Ordinance provision
sought to be deviated would, if the deviation were not granted, prohibit an enhancement of
the development that would be in the public interest and that approving the deviation
would be consistent with the Master Plan and compatible with the surrounding areas." For
each such deviation, City Council should make the above finding if they choose to include
the items in the PRO agreement. The following are areas where the current concept plan
does not appear to meet ordinance requirements. The applicant should include a list of
ordinance devioflons as part of the proposed PRO agreement. The proposed PRO
agreement will be considered by City Council after tentative preliminary approval of the
proposed concept plan and rezoning.

Shopping Center

Building Height
Section 2400 of the Zoning Ordinance indicates a maximum building height of 30 feet in
the B-2 District. The proposed shopping center measures 35 feet at the midpoint of the
roof. Staff would- support the required waiver and the City Council should act on this
ordinance deviafion in the PRO Agreement.

Section 2507 of the Zoning Ordinance requires loading space to be located in the rear
yard. Portions of the loading space for the proposed shopping center are located in the
interior side yard. Staff does not have any objection to the proposed loading zone
location provided odequaie screening in the form of screen waif or landscaping is
provided.
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AccessoN structure (Dumpster] Location
Section 2503 of the Zoning Ordinance requires air accessory structures to be located in
the rear yard. Some of the dumpsters for the proposed shopping center are located in
the interior side yard. The applicant should modify fhe p-Ions to include the dumpster in
the rear yard.

Elevations
Section 2520 of the Zoning Ordinance lists the tccode material standards for Region 1.
The fac:;ade review letter indicates the proposed shopping center does not meet the
material standards because of an overage of EIFS, Concrete lien Brick and Split Faced
CMU and an underage of Natural Clay Brick. The focode consultant recommends these
deviations be included in the PRO agreement since the proposed facades meet the
~intent of the ordinance. The City's toccde consyltant would support the required waiver
and the City Council should act on this ordinance deviation in the PRO Agreement.

Kroger

Building Height
Section 2400 of the Zoning Ordinance indicates a maximum building height of 30 feet in
the B-2 District. The proposed shopping center measures 38 feet 6 inches at the midpoint
of the roof. Steff would support the requlred waiver and the City Council should act on
this ordinance deviation in the PRO Agreement.

Elevations
Section 2520 of the Zoning Ordinance lists the tcccde material standards for Region 1.·
The foccde review letter indicates ,the proposed Kroger does not meet the material
standards because of an overage of EIFS, Concrete He" Brick and Split Faced eMU and
an underage of Natural Clay Brick. The fcccde consultant recommends these deviations
be included in the PRO agreement since the proposed facades meet the intent of the
ordinance. The City's fa~ade consultant would support the required waiver and the City
Council should ect on this ordinance deviation in the PRO Agreement.

Items for Further Review and Discussion
There are a variety of other items inherent in the review of any proposed development. At
the time of Preliminary Site Plon. further detail will be provided, allowing for a more detailed
review of the proposed development. After this detailed review, added concerns with the
site layout may be identified and additional vorionces may be uncovered. based on the
actual product being proposed. This would require amendments to be made to the PRO
Agreement should the PRO be approved. The applIcant should address these items at this
time, tn order to avoid delays later in the project.

Landscaping Requirements
Section 2509 of the Zoning Ordinance addresses landscaping requirements. A landscape
review letter listing numerous items the applicant should address and possible ordinance
deviations that should be included in the PRO agreement has been attached. The
applicant should modify the plans to conform to the ordinance and provide statements
regarding the intention fo meet ordinance standards.

Location and Centerline Radius of Drive-through Lane
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The Traffic Review letter indicates the City's traffic consultant has a substantial concern
with the layout and location of the proposed drive-through lane. The applicant should
review the comments in the review letter and adjust the drive-through lane as needed.

Section 2506 of the Zoning Ordinance requires all drive-through lanes to have a centerline
radius of 25'. The applicant has indicated the centerline radius of the proposed drive
through will be shown on the Preliminary Site Plan submittal. The applicant should be
aware that if the centerline radius Is less thon 25' revisions to the PRO to include an
ordinance deviation for a deficient centerline radius may be required.

Driveway Spacing Waivers
The following driveway spacing waivers would be required to be included in the PRO
ogreemel')t based on the current site design. I

• Same-side driveway spacing waIver between the proposed Novi Road
driveway and the south Walgreens driveway (116 ft. provided vs. 230 ft.
required);

• Same-side driveway spacing waiver between the west driveway on Ten Mile
and fhe east Walgreens driveway (225 ft. provided vs. 230 ft. required);

e Opposite-side driveway spacing waiver between the proposed center
driveway on Ten MUe and the low-volume, opposite-side industrial driveway
to the east (65 ft.. provided vs. 300 ft. required);

• Opposite-side drlvewcv.spcclnq waiver between the proposed truck egress
on Ten Mile and the first opposite ..side industrial driveway in either direction
(4 ft. provided to the west vs. 150 ft. required and 71 ft. provided to the east
vs. 200 ft. required).

The City Council should act on these ordinance deviations in the PRO Agreement.

Lighting
A photometric plan for all parts of the development is required at the tIme of Preliminary
Site Plan submittal due to the site being adjacent to a residentially zoned property.

Loading Space Screening .
Section 2302A.1 of the Zoning Ordinance requires of! loading zones to be adequately
screened with screen walls and landscaping. Screening details for the loading zone have
not been provided. The applicant should be aware that loading zones will need to be
adequately screened or revisions to the PRO to include an ordinance deviation for
looding zone screening may be required.

Dumpster Screening
Screening details for the proposed trash compactor should be included with the
Preliminary Site Plan submittal and meet the requirements of Chapter 21 ~ Section 21-145
~ &. J,t... -.. r-:.I.., r> ...... ,J,.,.
UI If Ie; \,..,11 y I....-Vuc;;.

Phasing Plan .
The applicant has indicated that this will be d phased development. Consideration of
the phasing plan will take place at Preliminary Site Plan submittal.

Master Deed (5)
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The applicant should be advised that all proposed condo documents will need to be
submitted to the City for review prior to recordation.

Lot splits/combinations
The applicant should be advised that required lot combinations and splits must be in
place prior to Stamping Set submittal. The applicant should clarify the intended lo.t
configurations for existing and future lots. This submittal was reviewed assuming the area
shown as part of the PRO would become one lot with the area outside of the PRO as one
or two separate lots. This information should be provided prior to proceeding to the
Planning Commission meeting.

Proposed Building Pads
The. applicant has indicated that the layout and location of some f'eotures of the plan
(particularly the building pads) are shown for conceptual and hypothetical purposes only
and specific building footprints and uses are not intended to be included in the PRO.

Land Uses
All uses shall meet ordinance requirements of the zoning district in which they are located
and will be reviewed in further detail at the time of Preliminary Site Plan submittal and
building permit review.

Applicant Burden under PRO Ordinance
The Planned Rezoning Overlay ordinance requires the applicant to make certain showings
under the PRO ordinance that requirements and standards are met. The applicant should
be prepared to discuss th.ese items. especially in part 0, where the ordinance suggests that
the enhancement under the PRO request would be unlikely to be achieved or would not be
assured \Nithout utilizing the Planned Rezoning Overlay. Section 3402.D.2 states the following:

J. Approval of the application shall accomplish, among other things, and as
determined in the discretion of the City Coutici', the integration of the
proposed land development project with the characteristics of the project
area, and result in an enhancement of the project area as compared to
the existing zoning, and such enhancement would be unlikely to be
achieved or would not be assured in the absence of the use of a Planned
Rezoning Overlay.

2. Sufficient conditions shall be included on and in the PRO Plan and PRO
Agreement on the basis of which the City Council' concuxies. in its
aiscretiot; that as compared to the existing zoning and considering the site
specific fand use proposed by the appJicant it would be in the public
interest to grant the Rezoning with Planned Rezoning Overlay; provided. in
determining whether approval of a proposed application would be in the
public interest the benefits which would reasonably be expected to accrue
from the proposal shall be balanced against and be fqund to clearly
outweigh the reasonably foreseeable detriments thereat taJdng into
consideration reasonably accepted planning, engineering, environmental
and other principJesJ as presented to the Ciiv Council, following
recommendation by the Planning Commission and olso taking into
consideration the special know/edge and understanding of the City by the
City Council and Planning Commission.
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Public Benefit Under PRO Ordinance .
At this time, the applicant has identified several items of public benefit. These are called out
in the Project Book submitted by the applicant. These items should be weighed against the
proposal to determine if the proposed PRO benefits clearly oufweigh the detriments of the
proposal. The benefits proposed include:

Conservation of natural features areas through the placement of conservation
easements over approximately 3 acres' of the site along the southerly line of
development and along a portion of Chapman Creek at the northeast corner of the
property.
Improvements to park area near Novi Ice Arena: grade, seed and irrigate a multi
purpose field at east side of ice arena, grade and stone 20 car auxiliary parking
southeast of ice arena, park entronce. children's sculpture and sign.
Extension of center turn lane beyond ordinance requirements. (While this is not
explicitly required by the ordinance, based on the traffic counts it is likely it would be
required.)
Continuous extra lane on 10 Mile Road in lieu of accelJdecellanes. (While this is not
explicitly required by the ordinance, based on the traffic counts and in the interest of
access management it is likely it would be required.)
Pocket park to be located across from the northwest corner of proposed Kroger.
Improved set of architectural elements and materials beyond ordinance requirements.
(The elevations included for the Kroger store and the Shopping Center were
evaluated bythe City's fac;ade consultant and found to not meet the standards listed
in the tocode ordinance. Although he does recommend approval of the required
focode waiver, the materials themselves do not exceed ordinance standards.)
Permanent naming of the park and recreational faciHties after the donor of land and
improvements gives public recognition to the fact that Mr. Weiss made a previous
donation of an 18 acre parcel of land to the City. (While this generous gift of 18 acres
is greatly appreciated by the City, only those additional benefits being offered up by
this PRO can be considered as public benefits related to the proposed development.)
Extensive. internal sidewolk systems with pedestrlon entry points into the site above
ordinance requirements. (Building exits are required to be connected to the sidewalk
system and additional points of entry on large sites are always encouraged.)
Additional interior parking landscaping: 12,168 sq. ft. required and 22,050 sq. ft.
provided. (The applicant has double counted some landscape areas; so while a
minima! amount of additional interior parking lot landscaping has been provided, the
actual count is much closer to the required amount. Please see the landscape review
letter for additional information.)
Extension of 8' pathway along Ten Mile Road to east of the Walgreen's access drive.
This is a proposed approximately 23' extension that was not included on the previous
submittal.

For additional information on the
provided by the applicant.

please see the Project Book

Submittal Requirements
The applicant has provided a survey, legal description and aerial photograph of
the property in accordance with submittal requirements.
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The rezoning signs have- been erected on the property, in accordance with
submittal requirements and in accordance with the public hearing requirements
for the rezoning request.
A traffic impact study has been submitted.
A written statement explaining the full intent of the applicant and providing
supporting documentation has been submitted.

eportby ~Kapelanski,Alep
(248) 347-0586 or kkapelanski@cityofnovLorg



Planning Review Summary Chart
Weiss Mixed Use - Kroger
Plan Dated: March 29/ 2010

Item Required Proposed Meets Comments
Requirements?

. Local Commercial,
The proposed B-2

Officer Special Community
zoning would not be

Master Plan N/A in conformance with
Planning Project Commercial (B-2)

the Master Plan for
Area 1

Land Use.
Zoning 1-1 B-2 N/A

Retail businesses or
I

Use
service

Retail Yes
establishments
permitted.

The applicant
would like this

Building Height
Maximum 30 feet 38/6// No

ordinance
~',~,] deviation to be

included in the
PRO agreement.
The applicant has

Minimum lot size
indicated the

~~:)i
2 acres 28.7 acres Yes entire site will be a

general
condominium.

Building Setbacks [••iIi••]
Front (north) 40 feet 366 feet Yes Setbacks measured
Interior Side

30 feet 190 feet Yes
from PRO line shown

(west) on plans assuming
Interior Side

30 feet 254 feet
property splits and

(east)
Yes combinations will

Rear (south) take place. See the

30 feet 132 feet Yes
planning review letter
for additional
information.

Parking Setbacks ~~~Ii:_Q.j
Front (north) 20 feet 20 feet Yes Setbacks measured
Interior Side 10 feet 108 feet Yes

from PRO line shown
(west) on plans assuming
Interior Side 10 feet 10 feet Yes

property splits and
(east) combinations will

Rear (south) take place. See the

10 feet 46 feet Yes
planning review letter
for additional
information.

General Retail: 1 The double row of
space for each 200 parking directly north

Number of sq. ft. GLA = 64/243 of the 32' wide

t'ar~~!!lQ.2P~ces sq. ft./200 = 321 324 spaces provided Yes building projection is

.m:~w~~ spaces required incorrectly labeled as
having 15 spaces in
each row. There are

10f4



Weiss Commercial - Planning Review Chart

Proposed Meets CommentsItem Required Requirements?
actually 14 spaces in
each row.

Phase 1 is incorrectly
labeled as having 310
parking spaces.

The applicant
should correct the
above
discre andes.

90-degree spaces
should be 9 feet
wide by 19 feet

Parking Space
deep with a 24-foot

Spaces appear to bewide aisle; when
YesDimensions

adj. to landscaping! sized appropriately
~~~~) spaces can be 17

feet deep! with a 2
foot overhang into
the Jandsca ed area

8 barrier free
8 barrier free (4 van

spaces required (2
accessible)

Yes
van accessible)

8' wide with a 5'
wide access aisle (8' Spaces sized

Yes
wide access aisle for appropriately
van accessible)

Applicant should
One barrier free show barrier free
sign is required per Signs not shown. No signs on
space. Preliminary Site

Plan submittal.
The drive-thru shall

Stacking Spaces store 3 vehicles!
6 stacking spaces

for Drive-thru including the
proposed.

Yes

r~i!~ vehicles at the pick-
u window.

Applicant should
include pavement
markings at the

Drive-thru lanes time of
Drive-thru Lane shall be striped,

No pavement markings DrAliWlin:::u'u Cit-o• • """ ............ r ............
Delineated r~~ marked! or

proposed.
No Plan submittal to

~ijj otherwise clearly delineate
delineated. the drive-thru lane

and the drive-thru
circulation route.

Bypass lane of 32'
Yes

proposed.

Page 2 of4



Weiss Commercial - Planning Review Chart

Item Required Proposed Meets CommentsRequirements?
lane. Such bypass
Jane shall be a
minimum of 18' in
width} unless
otherwise
determined by the
Fire Marshal.

Width and
Drive-through lanes

Centerline
Radius of

shall have a 12' drive-thru lane Applicant should

Drive-through
minimum 9' width shown. Centerline No indicate centerline.- and centerline radius not indicated. radius.
radius of 25'.

Drive-through lanes
shall be separate

Drive-through from the circulation
Drive-thru separated

Lanes routes and lanes
Se aration necessary for

from main circulation Yes
"'" ~:;:~:JI ingress to, and

route.
~

egress from, the
property.
Loading space
should be provided
in the rear yard at a
ratio of 10 sq. ft. for

Loading Spaces each front foot of 5,343 sq. ft. provided
Yes

~~-~~ building in the rear yard

318 sq. ft. x 10 =
3,180 sq. ft
required
View of loading and

Loading zone screened
Loading Space waiting areas must

by proposed building
Screeni.~_9. be shielded from Yes
l$t~ ~;~~~'\] rights of way and

and masonry screen

adjacent properties.
wall.

Accessory structures
should be setback a
minimum of 10 feet
from any building

Accessory unless structurally Proposed trash
Structure attached to the compactor shown in
Setback- building and setback the rear yard Yes

!?~~~.:S~ the same as parking structurally attached to
from all property

.1.1..._ 1...•• :1....1:__

~~~:ff~ u ie UUIIUIII~.

lines; in addition}
the structure must
be in the rear or
interior side yard.

~~r_~
Screening of not Applicant should
less than 5 feet on 3 No screening details

Yes?
include screening

~~~l~~t~ ~:~ sides of dumpster provided. details for all
required, interior proposed

Page 3 of4



Weiss Commercial- Planning Review Chart

Item Required Proposed
Meets Comments
Requirements?

bumpers or posts dumpsters on the
must also be shown. Preliminary Site
Enclosure to match Plan.
building materials
and be at least one
foot taller than
height of refuse bin.
Exterior Signage is
not regulated by the

Please contact Jeanie
Exterior Signs

Planning
Niland

Department or (248.735.5678).
t Planning

Commission.

Exterior Lighting
Photometric plan Photometric plan

~~2.4t~~
and exterior lighting NjA

should be submitted
details needed at with Preliminary Site
final site plan. Plan submittal.
An 8' wide sidewalk
shall be constructed

An 8/ sidewalk has
along 10 Mile Road

been provided along
and Novi Road as
required by the

10 Mile Road and Novi

Sidewalks ~~ City's Pedestrian
Road.

~~ ._~~~~. and Bicycle Master
The building is

Yes
- Plan.
':::"J;:n:;:;:3..~~. o_~_":'. _' connected to the

Building exits must
sidewaIk system.

be connected to
sidewalk system or
parking lot.

Prepared by Kristen Kapelanski, (248) 347-0586 or kkapelanski@cityofnovLorg
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Planning Review Summary Chart
Weiss Mixed Use - Shopping Center
Plan Dated: March 29, 2010

Item Required Proposed
Meets

Comments
Requirements?

Local Commercial,
The proposed B-2

Office, Special Community
zoning would not be

Master Plan N/A in conformance with
Planning Project Commercial (B-2)

the Master Plan for
Area 1

Land Use.
Zoning 1-1 B-2 N/A

Retail businesses or
service

t

Use
establishments

Retail Yes

permitted.
Applicant would

BuildJ!!g Height 35 ft. (to midpoint of
like this deviation

Maximum 30 feet No to be included in
t.~~~. roof) the PRO

agreement.
Minimum lot size

2 acres 28.7 acres Yes~~-=>=_a

>~~~iJ
Building Setbacks l§i:tf~~tD:lll

Front (north) 40 feet 140 feet Yes Setbacks measured
Interior Side

30 feet 640 feet Yes
from PRO line shown

(west) on plans assuming

Interior Side
30 feet 36 feet Yes

property splits and

(east) combinations will
Rear (south) take place. See the

30 feet 46 feet Yes
planning review letter
for additional
information.

Parking Setbacks. Ji~a~,~U
Front (north) 20 feet 20 feet Yes Setbacks measured

Interior Side
10 feet 108 feet Yes

from PRO line shown
(west) on plans assuming

Interior Side
10 feet 10 feet Yes

property splits and

(east) combinations will

Rear (south) take place. See the

10 feet 46 feet Yes
planning review letter
for additional
information.
Applicant should note

Shopping Center that should a use
(less than other than a
400,000 sq. ft.): 1 shopping center be

Number of space for each 250 proposed, additional
Parking Spaces sq. ft. GLA = 40,978 218 spaces provided Yes parking may be
~eI~~.~ sq. ft.j2S0 = 164 required and any
"" ~~~::::o-...:.<_;

spaces required deficiencies would
need to be included
in the PRO
aqreernent,

10f3



Weiss Commercial - Planning Review Chart

Item Required Proposed Meets Comments
Requirements?

90-degree spaces
should be 9 feet
wide by 19 feet

Parking Space
deep with a 24-foot

Dimensions
wide aisle; when Spaces appear to be

Yes
D~t~~~

adj. to landscaping, sized appropriately
spaces can be 17
feet deep, with a 2
foot overhang into
the landsca ed area

Barrier Free
7 barrier free

?~~~~"-". ~ spaces required (1
8 barrier free (2 van

Yes: ~,alF~": accessible)
~ ....__=~~' < ....".."t·" van accessible)

8' wide with a 5'
wide access aisle (8' Spaces sized

Yes
wide access aisle for appropriately
van accessible)

Applicant should
One barrier free show barrier free
sign is required per Signs not shown. No signs on

-~
space. Preliminary Site

Plan submittal.
Loading space Applicant has
should be provided requested a
in the rear yard at a deviation for
ratio of 10 sq. ft. for

5,570 sq. ft. provided locating a portion
each front foot of
building

in the rear and interior No of the loading zone
side yard in the interior side

467 sq. ft. x 10 =
yard be included in
the PRO

41670 sq. ft Agreement.re uired
View of loading and Loading zones
waiting areas must

Loading zone partially should be screened
be shielded from Yes?
rights of way and

screened. with landscaping

adiacent ro erties.
or screen walls.

Accessory structures
shouId be setback a
minimum of 10 feet Proposed dumpsters Applicant has

Accessory
from any building located in the rear requested a
unless structurally yard and interior side deviation for

Structure
attached to the yard setback a I ...~~""ii ...~ ~

Setback- No .u"'a .....~u

9U~~!_.
building and setback minimum of 10 ft. from dumpster in the
the same as parking proposed building and interior side yard

~l~~~ from all property 92 ft. from nearest be included in the
lines; in addition, property line. PRO Agreement.
the structure must
be in the rear ard.
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Weiss Commercial- Planning Review Chart

Item Required Proposed
Meets
Requirements?

Comments

Screening of not
less than 5 feet on 3
sides of dumpster
required, interior
bumpers or posts
must also be shown.
Enclosure to match
building materials
and be at least one
foot taller than
hei ht of refuse bin.

Brick enclosure shown
at 6' in height on three
sides with 6' gate.
Sollards provided.

Yes?

Applicant should
indicate height of
proposed
dumpsters on
Preliminary Site
Plan.

Exterior Signs

Exterior Signage is
not regulated by the
Planning
Department or
Planning
Commission.

Please contact Jeanie
Niland
(248.735.5678),

Exterior Lighting

IB~~

Photometric plan
and exterior lighting
details needed at
preliminary site
Ian.

N/A

Photometric plan
should be submitted
with Preliminary Site
Plan submittal.

Yes

An 8' sidewalk has
been provided along
10 Mile Road and Novi
Road.

The bulldlnq is
connected to the
sidewalk system.

Building exits must
be connected to
sidewalk system or

arkin lot.

An 8' wide sidewalk
shaII be constructed
along 10 Mile Road
and Novi Road as
required by the
City's Pedestrian
and Bicycle Master
Plan.

Prepared by Kristen Kapelanski, (248) 347-0586 or kkapelanski@cityofnovLorg
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MEMORANDUM
BRIAN COBURN: P.E.; SR. CIVIL ENGINEER
BARB MCBETH, AICP; DEPUTY D1R. COMM. DEV.

MAY 10 r 2010

TO:

FROM: LINDON K. IVEZAJ l STAFF ENGINEER LIL {
BEN CROY, P.E.; CIVIL ENGINEER '

SUBJECT: REVIEW OF PRO IMPACT ON PUBLIC UTILITIES
WEISS MIXED USE DEVELOPMENT

DATE:

The Engineering Division has reviewed the Planned Rezoning Overlay (PRO) proposed for the
Weiss Mixed Use Development located at the southeast corner of Ten Mile Road and Novi
Road. The applicant is requesting to rezone approximately 15.83 acres from (-1 to B-2 and
approximately 4.16 acres from 08-1 to B-2. The remaining 8.57 acres of the site are proposed
to remainOS-1.' The proposed concept plan consists of constructing a 64 J243 square-foot
grocery store in Phase 1 and a 40,978 square-foot shopping center in Phase 2. Future phases
include a 4,150 square-foot bank, a 5,000 and a 6,500 square-foot restaurant) a 3,000 square
foot medical building, a 7,000 square-foot retail building in the rezoned districts as well as two
additional medical 'office buildings in the existing OS-1 district.

Utility Demands
Because this is a PRO request, the analysis will be based on the concept plan that has been
provided and not the proposed zoning. A residential equivalent unit (REU) equates to the utility
demand from one single family home. The current zoning for this property would yield
approximately 56 REUs. Based on the concept plan provided with the application, we estimate
the proposed development would yield approximately 108 REUs, an increase of 52 REUs over
the current zoning. -

Water System .
Water service is currently available along the south side of Ten Mile Road and the west side of
Novi Road. The applicant is proposing to construct a water main loop through the site with a
connection at both Novi Road and Ten Mile Road which will help maintain water pressure
throughout the development. There was no decrease in water pressure after modeling the
additional demand. Both connections would be within the Intermediate Pressure District and no
further upgrades to the water system would be required.

Sanitary Sewer
The project is located within the Simmons Sanitary Sewer District. The applicant is proposing to
discharge at two locations within the Simmons District, one along the west side of Novi Road
and a second into the Oakland County interceptor along the east side of the site. The proposed
PRO rezoning would increase the required capacity by approximately 0.1 cfs,

Summary

The concept plan included in the PRO application would have an impact on the public utilities
when compared to the current zoning. The concept would require capacity for 52 more REUs
causing a 0.50/0 increase in the peak sanitary discharge from the City.



The increase in the peak discharge is notable because the City is. currently seeking
opportunities to resolve the limit on its contractual sanitary sewer capacity at its outlet to Wayne
County. Additional contractual capacity (estimated to be 0.1 cfs based on the concept plan) will
be needed to serve the increased density proposed by this PRO.

2



cityofnovi.org

Petitioner 1

SiegaljTuomaala Associates

PLAN REVIEW CENTER REPORT
August 91 2010

Engineering Review
Weiss Mixed Use Development PRO/Conceptual

SP #09-26A & ZCM 10-43

Review Type
Revised Concept Pfan/ PRO - ZCM Review

Pro pert! Characteristics
• Site Location:
• Site Size:
I!l Date Received:

Southeast corner of Novi Road and 10 Mile Road
28.73 acres
7/15/2010

Project Summary
• The applicant is proposing arezonlnq overlay of 15.83 acres from 1-1 to B-2 and 4.16 acres

from 05-1 to B-2. The plan consists of constructing at 64,243 sf grocery store in Phase 1
and a 40,978 sf shopping center in Phase 2. Future phases include a 4,150 sf bank, a 5,000
and a 61500 sf restaurant, 3,000 sf medical bulldinq, a 7,000 sf retail building in the rezoned
districts as wen as two additional medical office buildings in the existing 05-1 district. Water
main is proposed to be looped through the development from Novi Road up to Ten Mile
Road. Sanitary 'sewer shall be discharged to an existing manhole on the west side of Novi
Road as well as a connection to a stub coming off the Oakland County interceptor along the
east side of the property, both within the Simmons Sanitary District. Storm water detention
is being proposed onsite adjacent to an existing floodplain.



Engineering Review of Concept Plan/PRO & zeM
Weiss Mixed Use DevelopmentPRO
SP# 09-26A & ZCM10-43

August 9I 2010
Page 2 of3

This review was based on preliminary information provided for Conceptual Plan/PRO
review. As such, we have provided some basic comments below to assist in the
preparation of a concept plan. Once the information below is provided, we will
conduct a more thorough review.

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

It was difficult to get precise measurements due to the small scale provided. A full .
dimension review could not- be completed because of this. The minimum scale on all
future submittals shall be 1:60.

The site plan shall be designed in accordance with the Design and Construction
Standards (Chapter 11) as well as Chapter 5 of the City of Novi Engineering Design
Manual for storm water management:

Please refer to our traffic review for additional traffic comments.

The updated ZCM review only took into account changes in the storm water
management calculations. All other comments are based off of the 5-10-2010 plan
review submittaL

4.

2.

3.

5.

6.

Additional Comments (to be addressed prior to the Preliminary Site Plan submittal):

General

L

8.

9.

10.

11.

Confirm with the Oakland County Water Resource Commission that direct sanitary
discharge into their interceptor will be permitted prior to proceeding with site plan
design.
The utilities shown being the proposed Neighborhood Shopping Center and Kroger
buildings are shown within close proximity of each other and consist of numerous
crossings, many of which do not cross at gO-degree angles to each other. This layout
as is could cause many maintenance in the future. Consider relocating some utilities
to a different location. Also, utility crossings shaH be at gO-degree angles.

The proposed storm sewer being proposed behind the Neighborhood Shopping
Center and Kroger stores is located within 6-8 feet of the proposed retaining wall.
Depending on the depth of the sewer! there shall be a minimum of lO-feet of
horizontal separation between utilities and any permanent structure including
retaining walls.

All public utility easements shall be a minimum of 20-feet, 10-feet off the center of
the pipe. Current easements are shown as only 12-feet wide.

As previously stated, maintain 90-degree utility crossings throughout the site. There
are several instances where utilities do not cross at a gO-degree angle.

Storm Water Management Plan

Utilities

7.

12. The revised calculations appear to provide sufficient storm water storage volume.

13. The storm water management facilities must be constructed as part of Phase 1.
14. Provide a sheet or sheets entitled "Storm Water .Management Plan" (SWMP) that

complies with the Storm Water Ordinance and Chapter 5 of the new Engineering
Design Manual.



Engineering Review ofConcept Plan/PRO & ZCM
Weiss Mixed UseDevelopmentPRO
SP# 09-26A & ZCM1043

August 9,2010
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15. The SWMP must detail the storm water system design] calculations, details] and
maintenance as stated in the ordinance. The SWMP must address the discharge of
storm water off-site, and evidence of its adequacy must be provided. This should be
done by comparing pre- and post-development discharge rates and volumes. The
area being used for this off-site discharge should be delineated and the ultimate.
location of discharge shown.

16. Access to each storm water facility shall be provided for maintenance purposes in
accordance with Section 11-123 (c)(8) of the Design and Construction Standards.

Paving & Grading

17. As previously stated, provide existing topography and 2-foot contours extending at
least 100 feet past the site boundary. Any off-site drainage enterlnqtbis site shall
be identified.

18. Label all sidewalk as proposed or existing on the plan as well as the width.

19. As previously stated, an 8-foot wide concrete pathway shall be required along the
compfete frontages of the property in accordance with the City of Novi Master Plan.
Air pathways shalf continue through drive approaches.

20. AII- end islands shall meet the City of Novi design standards. The City required that
all end islands end 3-feet short of the adjacent parking stall length for 19-foot stalls
and 2-feet short adjacent to 17-foot stalls. The proposed islands on the plan show
end island lengths equal to the stall lengths.

21. Proposed 17-foot stall accommodate a 2-foot overhang and must be adjacent to 4
inch curb.

Off-Site Easements

22. Any off-site easements must be executed prior to final approval of the plans. Drafts
shall be submitted at the time of the Preliminary Site Plan submittal.

Please cant ~ uriJon K. Ivezaj at (248) 735-5694 with any questions or concerns,
t ~ ....

I \'
I

cc: Brian. Cobu .., Senior Civil Engineer
Ben Croy, .Ei, Civil- Engineer
Kristen KapeJanski, Planner
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Barbara M.cBeth}, AICP
Deputy Director of Cornrnunlty Development
City of N,ov! , , .
45l75,'W. Ten :Mne Ret
Nov}, MI 4S~j5

8Ul!:1ilUnann
'nIl bi r-il. ,Ill t

SUBJECT: Weiss Mixed-Use Development/Pkf) (Conceptual) and Rezoning,
SP#09~26A,and.ZCM#ln~18"

''fraffic'Re,,1,el,v

Dear fvls...M-cBeth:,

.At yciur request, we have reviewed the above and offer :the foUowing recommendatlon and '. .

supporting comments.

Recommendation

We recommend approval, subject' to. ·the various issues shewn below in bold 'beii\E
satisfactorlly addressed in subsequent plans.

ProjectDescription
What Isthe applicant proposings

I. The,:applicant, Novi Ten Associates, ptoposes rezoning action- to facllitate the construction
01,4 1'48,671 ..sJ: communlty ,shoppii1g center, featurlng a Kroger .store (Phase One), smaller
a~i-acent.shQps,(Phas~ TWO)~':1nd seven.freewstandin,g..buHdi:~gs on outlets (mo-$t!y along Ten
M.i.j~, and .Novi l\~q~)~. The. ~onc,~.p.tIJ~1 plan .showsthe Qq~'Otsaccommcdatlng ~~4fc~i
'.offi:ces (three bUjJdings'totaHng-20~8nO,sJ~)li:a dri~~-throughbank, ·N/O ~it-down restaurants,
and cine speCialty retail buHdlng.'

2~ the:. ccncepeual develcpmentplan calls for one access drive on 'Novi Road'and 'fouraccess
'drives on Ten :M.ile Road, Access changes relatlve to the last plan reviewed '(SP#Q9..26)
'jncfu'de the fon6Wiryg;, .

'a., The drive btl Novl Road is now intended to have two exfting Janes rather-than ,one.

b. The west d rive on Ten, :i't~H~' Is shown. (on sheet SF ,C~20P) only 14. ft.wlde, .Sheet Sf
'c-200 lnd[cates twolanes out, but,tile traffic ~to~y assumes one'lane In .and one out,

c. The center drive 'on Te'o :Mfl~' is: now wide en-ough to fadHtate' two exiting lanes to a
point some 250 ft into the site. Therevised trafflc.$tUdy recommends a 5ignal here.

Birchler Arroyo Associates, Inc. .280.21 SouthfieldRoad, Lathrup ViU.age1 ·Ml 4807·6 '248.423.1-776
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d. The 'so-called East Drivel the onebetween Kroger and the neighborhood shopping
center building) appears 'sHghtJy\videt further south than previously, wide enough to
accommodate WlO .exidng lanes some 100 ft into the site, (to :first parking access).

, ,

e. The .true easternmost drive, designated for eXIting trucks 'ohry~ nowwould permit
exiting 'Ieft turnsIto return toNovl Road and f-96) as.well .as'eXiting right turns.

TrafficStudy
Wasa study subrnfttedandwas itacceptable?, . ,

3. The updated traffic study, dated 3..1~-10t fs:generaJ~-y acceptable. We have"·the:rofl6v/lng
comments;

iii Baseline:Trafflc Counts -, The updated study uses the peak-period turning'movement
coun~"~ke'nJn'--$~ptem~tfr2007thatwere also used in the 'Febru~.r/299:9~itldybeing
replaced, According to' City polk~y (Site PfahoiJd Devel6pmeiJtManual, page TRAfF4)~
"trafflccount data shalt not.be over two-years old, except the CitY. may permifc(:,-untS
up to' three y~~rsold to be increased bya factor supported 'by documentatton .or a'
finding that traffi~has Increased ata ..rate of less m:an ~N,~ percent in the pasr three .to
five years." T~ new study-provides sufflclentevldence ofsuch a recerrttrend.in area
traffic 'volumes;'hence, Vie recommend that the Ci~ accept the use of the 2..007 counts
in the presentstudy· update. '

b. Background Tra-ffl1Z GroWth --Future backgroundtrafflcvolumes areno'rv estimated
assuming a mote modest, ·y~t reasonably ccnservatlve 'near-term grQ"Wth rate of t%
peryear, "The eff-ective growth ratebetween 20tO,~nd' assumed pu.i1q.;put.'io 201'2 is
~,v~ri, more modest, given ,that the l?uU,cUng$ 'on,,t.he' "future-phase" ,ou~OU are not
expected to be' occupied tintU 20-1 j.or later, :Considering the '·co,ntiiH..iing uncertalnty
regardingthe pace of econornlc recovery, however, we' are prepared to accept the
'assumption of.a very modest.growth rn current backgroundtrafflc.

c. IripGeneration ..... The peak~hot$r trip generation forecastssummarfzed below are
acceptable: for use in the present study, .desplte some sti)~n computational -errors.

d. Trip Distri.bution - As in -th:e ':iOO9ttafflc study update, the present stiidy continues to,
use 'a .2002 marketing study t~ model' trlp disttihutiontrather ·than a mererecently
available m~tketlng study. This has been justified 'In the current traffic,st~qyby
explaining that-the newer rnark~tlpgstudy does nQt'liq~antifYtheJiketysources of
traffic by-di~ectiont,'and by 5tatingthat'~i~ny subsequent resldendaldevelopment from
2003 to, present is. .not :assumed to h?-v~'~f.ect~d'the distribution oftraffic..'...~\

e. TrafflcAsslgnmentS'-\lVebefieve that thecurrenttraffic st\xdy- makes reasonable
.asslgnrnents, both to .slte ddveway.s:.and to the turning movements between Novr
Road'and Twelve Mile Road. ,Also,·two scenariosare now assumed, and analyzed,
wherein .more ~rafflc would use the: center drive :91.1'Ten'tjfil~ Ro;!tl ,if that driveway is
signalized per warrants and the need to reduce delays exiting thesite to the west.
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t: :.Analysis· Scen.arJos - ltIs customary to evaluate peak-hour rrafflc operations under
current, furore background, 'and future total (bad<&rotind-plu~-stte):.~raffic..Indeed,
page 5 ofthe present report .state-s'thata l I 20 I.Qcurrentvolume scenario" would be
developed In. this .study update. NQ suchscenario is actually presented) however, and
the first volumes anal~~cJ·.~re l'.4007E.xisdng'1 volumes, While w« do not believe that
additional work Is justified at this time to actually ·develop 'andanalyze a true current
scenario, the 4'2007'1 scenario should he.more accurately referred to in discussion as
"baseline" hither :than "exlstlng,"

g.,. DeJal__Predh:t}ons .. by Two.Dlfferem Pr~grams.-Results an; presented from both
Synchro 7 and S.i111Traffic software, It i~ important to realize that>,deI~y.ls d-efined
differently 'by the twoprograms. $imTrafflc predicts total delay, whereaS'Synchro
predicts 'control delay - the approprtate '-meaSure'lot determining .level of' service.

h. Deiay Comparisons between' PRO and ·EXisting Zoning Scenarios -sTable 6J-f
compares average delays between the. '(qliowing traffic $c~nar:ios::',aex1s,t.i;og 2007;
background 20~2 [with] no ~9~i)ge~i p'~x;kground20'12 Iwith] adjusted signal tlming Ito
betterhandleleft turns]~-·foreCasti(H2 [backgrolJnd~phjs~sitetraffic]; and forecast
20t2exj.sting;zohing~'t' Results for the propo'sed'.PRO (i'foret~t2012;')
incorporate $~gnaJ timing:iniprovef'r)~nts,whereas ·..esut,tsfor :the ~xi$ting

zoning scenario :do not, This appears to make ·th~. PM peak..hour Impacts
ofth~ P.{{O'J~ss: chan those pr~.~t~4.for the' existi;:\g zonlng .scenarlo,
whl,(:,J:l h,~s IJot been ,tletua.lIY·d~,~on~trated by -.analyses to date.

L ,EXisting :Conditions '-at Ten Mite 'a.rid NO'll Road - Although the ',existlng signalat this
Iocatlonis rul'Y.o:tictliate{3 (SCATS)., me protected j~ft;.t~r.n phases (gr'een arrows} orrall
approaches are: limited to, amaximum "ofl5sec. The.~ppjjcant7straffic consultant has
found th~t':~his Ilmitation~ 'in coniunc~on vilth 2007 'PM p~~~..hour volumes, produces
an overallaveragetntersecnon c:le1ay 01about 6(ls~c...;. i~dicatin,g.I,eve~ of service E (not
LOS:F as shown in Table 6~ Ia). The rriostnotable ~ndencyis'the .24S..,sec average
.del~tfQr the '290. northbound left turns, wltha predicted 95~..;percentl1.equeue of 406-
441 ft (e~endhig pasttheslte's prcposed N.Ovi Road .driveway). '

J. N~~n.,;,.term.:MltiAAtion ..at T~n HUe and Novi:RQ?:q - Theeseumed background traffic
growth wouid"in:crease,ove~naverage Intersectlon delay, ,in theabsence of any
mltlgation,by about 10sec (to' -71·sec. :5:011 LbS£)~ Synchro shows, however, that
al!o\Ving longerleft-turnphases would reduce everallaverage deJay'byi 2.6·.sec (to .
5SA'sec. only '3.4 sec above' the. maximum for desirable LOS D)~The most
problematic rnovernent.northbound I'eft turns, "wQuld -experience an average delay,of
.130~6.sec, Qnly 38% of the delay predicted under ex'isdng -signat timing. T~.e.:95!h.,.

percentile queuing for at! northbound movements would notqulte reach the Iocatlon
ofthe proposed Novi Road driveway, Given these specific 'results and ·their
significance to both site access .and the public- 'welfare, we ..t.ecorrintend- that
the:applica.n£'stratfi:c consultant share them with the:'Road Corrsrnlssion for
Oakland CO.unty.

k, Build-Out Conditions afTen Mite and Novi Road -:-: The..combination of future
background plus' PRO 'stte~generatedtraffic was evaluated orilyunder the, assumption
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that s~gnal ihning couldbe improved- as noted above. InthIs. case, overall av.erage
intersection delay in the ,PM peak hour would ..increase to 70 sec {lOS E), fa sec
-above so-called "existing" de-Jay but not significantly different than would b.e
experienced ·bib.a~~groundtraffic alone hi '·the absence of mitigation. Northbound
delays and queuing would not be ~jgniflcantly ~:Hff~rent:th3n predicted for mItigated
background conditions, since the latest 'rrlpdlstrfbutton model assigns orilysix site
trips to this 'approach.

t. Long-Term Mitigatlon -'$fnce the normal objective ,qf mjtigatiorl"J~ xoobtaln an overall
Intersection levelof service ofD or better, the study has'addressed u~t Qbje~ive

with 'nevianalyses. It was found that-adding a w~~t.b.ounq righ:t..tum lane and d.~af: l~.~~
turn lanes on an four approacheswouldresultln an average delayof48.J sec,LOS D.

m, West Orlveway .onTen MIle - Under the-assumption that this driveway Is .hbW

proposed to' have -,¢nIy"a·srl)gl~ e~itfng lane, an acceptable exiting d~~y is -pr~qict~d:-.by

SYi1~hro"- ~~~~ sec {LOS D}.HoweVe(.J- SirnTrafflc predicts a 9Sth.percent ile exiting
queue cif .~ 2B it: This-queuing weuld be evenlonger, ofcourse, Jfmore -·i;~~'ffit than
predicted attempted to use this driveway _.a distinct possibilfty given' the potential
bank and restaurant; adja.cent.to thedrive and. the neatly 700 ft to the next driveway
tc the east,

n. C.enter Ddvevtlay -onTen.'Mile ;';':':'"W-ith. tvtl.O -exit~ryg lanes but no new .sig.~al assumed at
·this location. exltingleft..turn delays-would betoo long·to be pr~di~ta~l~ (with a
volume..to..capacity ratioof3.S4). :Yifith two ·exiting lanes, a signal added, and
.scmewhat more use due. to the sign9,)! an average eXiting left-turn delay_of 66..4'-sec is.
predicted, -The tJSth..pereentlle ~xiti,ng !eft-turn·qt)e,ue·woul~ extendsome 21$ft Into
~he .~it~ ·u$i~g nearly all stackingspacethat the site pian could make available, 'Thls
prospective :new:sign.al ·location should be.reevaluatedassumtngthe
addlti'on of a~ecoridwestbound through lane-on T~nMUe,)which would
allow for significantly'.more green tlme to be assigned to the driveway.

o, £ast-Driveway ·oh len Mite- With tWo ~xiti.ng lanes, no newsignal .at the 'Center
::Dny~\'VaY.?-!id·the~tudy;s tnltiat tdp .di$tnbution -- by -drlYewai~ exitIngIeft-turn delays .at
the .Ea~tDriveway ·woti'9 average nearly SOP sec... lnstaUing·a·signal at the C'ent~r

-Df'i\"~way,and draWing more traffic to ~hat drlv~)Yay)has been predicted to.
reduce .av.erage exiting -delay at :the.East Drive¥t¥ay ·to. 37El.4 sec.':(per Table
6.3d;· however; no printout or :(utther details are··provided·for' thissituatiort).(;iven
the. jatt~r predlctlon, ·w.~ ll~n(:y~th~tmore exiting.site traf(icwjil J~keiy,diVert
to tn¢:$~gn.a~b::ei;l·CenterDri.veway-tha.n now forecasted. The Center 'and
.E_ast. ~~i':leways: .s_~ou'(i be t"~eyaJ.ua,ted1:Indert_h~assumptlon -of~'$lg".~J ·a,t
=the Cent$r pi"ivewa.y~··twowestbound approachlanes a.t-that.·new sigJ1aty

and-addi"tionaI traffic .dlverted·to the Center Driveway to further reduce
average e)(ltj~gdelay atthe East Driveway..

p. ·Drivewayon Novf Road-- Assumingtwo exitIng lanes and no additicnal traffic =U.sing the
~ovl Road drive.way.due to excessiy~:delays~xftilig·the tastDrivewa;y, exi"fing delays :at
the'·former would ~v~t:'age 25.4 sec (LOS ·D)-:SimTraffic, using the assu,med voll.Jm.es
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and signal thiiirig Improvements at Ten Mlle--and Novi Road, predicts that northbound
backups from that intersection 'would stop just 'Short of the proposed ~ite driveway.

q., .Signal Warrant .Analysis - Section. 8.C .reports that signal Installation Warrants I and 2
would 'be ..met at'the proposed Center Drivewayon Tei") .MH~· Road. We find that
Wa'rraht 38 - Peak-Hour V6-h:ime·- would be 'met as :welL

r>A.uxifj~ry,·Lane:Warrants - The updated traffic study once again confkms ~ba1; .the
center "I~ft";.t.Urn:lane on Ten Mlfe Road must be ·exi~nded 'east to serve the Wes'4
Centervand East.Driveways..Right'turos 'in~p aU. '(our 'f~l1..servlce drive't/ays will be

'''~~d~l:r by th~ f;x:i$~i.ng or proposed futvr~'presen<:~of two through'lanes, WhHe:·the
City does not have:a.warrnrit fo'f addirig ffght..turn .Iaries in thepresence ofrrnJftiple
thro'ljgh lanes, MDOTg~idefinesfor .that sitUation indkate a need for' right-turn-tapers
.at.the East and: West Driveways.rand.separate right..turn pocke~s at the Novl Roadand
.Center Oriv~~ys. The Road ·Commi.$sf~}lJ~n~ror ,appH~.a.nt..maywant to have the two
ri&ht.turn pockets, or .at Ieast the one at the -driveway needing to'be signalized;

Trip Generation
How much traffic would the proposed development generate?

A. The fQ,UoWirigtab.le'su-mh1a.tites trip generarlcn.forecastsfound in the site's 2004 and 2010
'~raffic studies. N'lJmber$ in shaded rows.are tota,l driveway trlps; for ashopping cent:er~

. ·iheSe:consist of both new and pass-bytdps. The trip generation software used .by the
consultant, produced erroneous directional values for Ugh.t·i~dustriat;.the correct values)
which we corrrputed'manually, are shown ln parentheses.

Trip :G.eo~r_ati().nComparison

iTE I·· S~e I
Use . Trip'Type:
:# 1

We~k~ay' AM Peak-HourTrips

Trips. .tn Out total

PM Pe4k';'H;O~t Trips

In ()ut 1tb~

Shopping Center

CUrrent C:once.ptual Plan with Rezoning:

!~'~E~t!~:;:~:'~;'rjl: ;:~~:t~~~,~;%;im~~: :{~im,~.i,:,~·.j~\:~ ::;~ii;t:~~:~li!r::1' ''':;il;ltl~!~i~1]i; ::H.~~~.jii~:: '::~::;423'iD~~~::tt::~~~:)i:~.:

£29 25%' Pass-By w - - .. 102 106 108

New trips
...-

:305 622- - .. - 317'
I - =

Hypofhetkai Dev-elopm:eht under Existlng. Zoning

I
..,

Ughi:. industrial, nO :.;2gL700·~d. :2.001. 185· 5~. 243
26 2-~O 245

(2i4) :{29) (i9.) (~l6):

'20l'b: Medk~.16.ffice -]'2.0 9~~300 s-f. I 3.600 !-70' 15' r 2.!5 72 :193 ·26~'
: I I: !

2004: General Office 7~O 12S,OOO:s:f, 11584 197 .27 224 37 :182, 219
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VehicularAccess locations .
'DQ the proposed drivewaylocationsmeet "City spacing standards?

5. Appiicableminirnum .sarne-side driveway spacings are 185 ft on (40~rriph) Novi Road and
230 ft on (4S:"h1ph) Ten MIle Road (near-back-of-curbto near..back-of..curb, per the Design
and Ccnstrucrlon Standards, Section J1-2J,6 (d)( f)0). MInimum opposite..side driveway
spaCings are 150ftto the left and'20Q-400 -ft to the "right (center..tci..center), dependingon
the foretasted peak-hour drIveway volqmes (D'CS' figure LX.12).

'6. Basedon the proposed plan, the latest tr~fficstudy, and 'above standards, 'the'
following driVeway-spaclng \valvers would be required ~y t.ne Ftanning
Commission for concept approval:

a, Same-side spacing.between the proposed NovlRoad driveway and the 'south
Wa,lgreensdriveway (on!y '1 J~ ft as the drive is ncwdeslgned, versus 230 ft requited).

b. ,S¥rte-side spacihg betWe~n the ,propbse'd west driveway on Ten:Miie and the east
Waigreens driveway (225ft 'as now designed, versus' 2,30 ft required).

c. -Oppcslte-slde ,spa.~ing between ·the proposed center driveway on'Tenl-llleand the
low-veleme, opposite-side Industria' 9dv~w~y ,65 ft tothe east (versus 300 ft, required).:

·d., .Opposlte-side s'padng. betWeen the proposed truck egress,onTeh Mile and the flrst
oppcsite-side industrial drive in either direction (4 ft to west versus 1:50 ft required,
'and' 71 ft:to'east versus ,200 it required). ,

7. Future access for the subsequent phasesshould Include, if"pos~ibfe}:cr~~~"a~ceSs
.wh:h~~ 'eJ<isting \V~Jgreens store, The applicant should 'make a good..'faith·
,~ff'Ortto ,arrange a drivingconriecoon :io line with the north parking, aisle,
.accompanied by a general-purpose cross'..access agreement. Thlsconnectlon
would benefit'W~~greensand thegeneral public aswell as customers visking the 'subject
'slte.,

Vehicular..Access'Improvements
Win there heany i mprQven,tents--tQ the publicroadjs) at the proposed dr~veway(s)1

8. The intent of-the proposed plan alongTenMHe Road isto extend the existing south-curb
east-from thesite'swest property line to the westslde of the proposedtruckegressdrive,
effectively estabHs.hjng: the south side of a standard ,fiv:e-lar~ road section. The loearlon
for this curb-should 'be carefullv checked 'by the Road Commiss'ion 'for Oaldarid 1
'Cou~ty (RCOC) to ensure that btrger..s~al~'plart"5':show theback of the new
-curba consisterrt '3-2.5 ft south of the section line.

9.Gl,v.~n the:findJngsandre.co.mm·endations Qfthe I~t~$,t tr~ffic:s~udy.roe '~ J
lntersectlon ofTen 'MUe Road and zhe proposed t:;e'nteY .Orive,w~y ,shpti,l~ be \ \ r
signalized. SUbj~ettQRoad Cornmisslon concurrence, the 'new signal should be installed
.at the outset but operatedin 24-hQIJr flashlngrnodeuiltit suchtime site development

Birchler Arroyo Associates, Inc. '.28021 Southfield Road, Lathrup Village. Ml -48076 24B.423.1776
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generates sufflclentrrafflc to meet one or more warrants. To obtain reasonable delays.and
queuing on beth the 'clrivel:ivay and westbound Ten Mile, it vAn he necessary to provide
asecond ,through Iane on.'the ,westb,oundapproach to the, new signa], The
e::.G'sting outsidethroughlane at,Catherine Industrial ,D?hr.e (see first' attached
aerial photo) .should be. extended ,t9apointat' least I SO fteastcfehe future
westboundstop bar (or to about SSG fi: east of its c~'rf'enteastern·terminus):o

JO. The, applicant's .traffic study has concluded that a feft..turn :lane is 'required on Ten Mile for
the West, Center, and East ,Drive'Jvays. Per DeS HgureJX7, tni&.'left..turnlane.must
extend at least] SO {~e.a:~t of:the East Driveway. 'l"oaccornm,Q,date a con.t~nt!t;jlJs

certter'tum lane .and J ";2~, 'westboui1d'through {anes; addlt.ional widening wlllbe
r-equlr-fX! along the north side O:ft~e road tnat,is ·.not currentlyshown on the
concept plan, Thi~'wjd~ningmight be uncurbed with an appropriate shoulder,
as det-e'rmi,nedbyacoc.

I J. The. conceprplan Incorrecdy 'shows the east side of Noy~Road narrowing south of the
proposed new.access drive. TQ'~ planm,u~-t; Q$ corrected to show the tv!'o
no;rthboun,d thro~gh la~,e.$' ¢xtending across the entlre. site frontage,.{per--the
second 'atta(:h~daerial photo)~ ,

Driveway Design.and Control
Are,:thedriv.eways acceptably- designed and s~gl1ed?

12. While the .propcsed 'Novi Road access. drlve has been widened to three Ianes a
short distance into thE!site, th~r~ is no tr.aJlsitioO 'fore~boun~:(enterlng)
~..-afljc.-to sIjift:ove.r,e~st'of the ;outiot+ 'Our recommended conceptual design,
attached, provides i:2S'ft oftwc-lane-stacking for eXiting trafficas well as an 'appropriately
curved transition to one eastbound lane. It appears .that our design would, not require any
mo:dlfi.(:ation~> to 'the r¢t~fnitig.v/aU l guardrail' on the south slde ofthe drive.

13. Plan she.~t-SP C-200 now-shows the West Driveway on Ten Mile onlY'44 ftwide, with two,
ex}ting.lan~ and noenterlng lane (although the trafficstudyassumes asingle exitin,g' lane).
Assuming that ,entering as well.as exiting traffic is· Intended at this location, the 'driveway
must be at Ieast30 fr Wide (pet Des J:jgure ix. i)..However, given th~ potentia] nearby
traffic generators, .amcunt of- tl:affic '0\1 ten' MHe" and distance 'tQ 'Q~her points or access, we
#9 not support ~he ·appli~,~~t~splan to e-fimina:te one ,(:,f the two ,iF~it.if1g lanes prevlously
proposed, The. West 'O:rhl~way.should .b~ widened ,to 40 '~. (ba~l(..to"l?a,(,k) and
·stl"iped Inthe manner Illustrated -inour conceptfor the Novi 'Road 'Dnveway~

14.. The plan forthe Center Driveway nowpropeses a wldth sufflcient.tc accommodate 'tWb
exh:ing':lanes -to a pOlnt25:0 ftlntothe site. Fut!H4 e,pJ~!1.S 'shouid flare out ,the .thr9~

at .the north end to 40 h (from th~ 36..ft wid~h predominating], show
..apprpprla.te(hlgbwaY"'$tanpard) pavement markings over th,~ entire three-Ia.tre·
5eCtio~j-and j~du(j~ the planned flew ~ra:ffl(; sJgnflt·

i 5. ThE;'prcpcsed connection between the 'C::enterDriveway and the -outlof parking
·to the 'west is t09 'elose to Ten 'MUe·to permi~~raffic eoexlr the parking lot,at·
~hi? Ioeatlon. A reasonable alternative would be to make this access,point I8' ff
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wide and enter.Aon"ly, with sugtabJy angled parking.flonh otauI1ding Pad #6~ At.
the applicanc's operon, an '8..ft .exit-orily .conneetlon to the C~n~~rPr.iveway

might·then 'be proposed Immediately south of Pa(l #6.

l~. The plan for the, East Drivewaynow proposesawidth sufficient to accommodate two
exitIng lanes toa p-oint roughly 100 ft into the site,.(l.e..) to the 'flrs1::iWo opposlngparktng .
16tconnections)..f.uture plans should flare nut the throat at the, north end .to 40
ft (from 'the 36..f~· width predomlnating} :and .sho\v--approp:riate (hlghv/ay..
standard) ..pavement m~.rldngs,over the entire three-lane section..,

.Pedestrian Access
Arepedestrians safely and' reasonablyaccommodated?

17~ .Evt;n w~i.l? «?p~rating in flashing mode, the .new~ignalat the Center Driveway'
should be equipped withp,.edestrian .actuation,sidewalk stubs to 'T,~ MHe) and
a ··nortb·south crosswaik'on the east 'slde of the :signaU~f;dlnt~rse~ion~ .

j a~ Clty~stah.dard a..ft-wide concrete s~fety paths are proposed alOffg both site frontages, per
the ~ity~s Bicycleand Pedestrian M,aste.r plan. The path along Te'n MiJe would he extended
~3 .~ west o(t:he subject property line, in order to connect to the existing path West of the
\VaIgreen's driveway~ This extension constitutes a rncdestcontributlon to the benefits
test- of the PRO requirements..

J9; Approptiate S-ft wide sidewalks are proposed along the north side ofthe driveway to Novi
Road as-well as the west sides of the Center. __East, and Truck-Egress D,riveways along Ten
·Nile·~9ad~

Parkingand -Circulatien
Can vehicles safelyandconveniendy maneuver through the site!.

'20. 'The prop,Qs~daccessaisles betweeJj ends ofthe barrter-free 'parking' spaces in
fr()nt of:Kroge.Y would eff~ctive!yshorten the adjacent parking·.stalls to an
~nacceptable h~ngth,of i 7lOS ·ft" Also,:it appears that .these.alsles would riot
function :as intended, given theneed ·to place posts 'tor the ,ba)"r.ier",ff"e~$ignage
.in tbemidiUe ()f1:he:a((ess .alsle l:1etWeen thetwospaces closest; to the buUdJng~,
To'~rnprefJ1erit .thi~<=pn.(;~pt appropriately, thetwobanksof p~rki~g stalls would have to .be
spread at .feast ~.5 ft .apart so as to provide a clear width .ofcrosshatching at least 3 ft east
and west of the sign. posts .(t}'ph::ally concrete-fllled steel posts). North ofthe barrier-free
spaces, this-divider could be raised arid landscaped, Shifting the Cen~er:Drive: as
much as' J:3 'ftwest ,~~:to b9th facilitate this eoneent arid meet Zonin1l Ordinance'I. - ·---- ~- - --- --,.

requirements retatl.ve :to ,p~rktng space.slze --eQuid result in an unacceptable
.offset between ihe C.~nt.er -r:~ri\be, and the opposing t;xist.ng drive ,<i~e~, 'one ·t~at

would interlock east-wesf.•.~ft turn:s at a slgnatlocation), Most ofthe '1 3 ft needed
should be sought by 'usqueeiingH

it~~. d~~ign ~:.for:examplet by removing the landscape strip
between the East Driveway and theadjacent sidewalk. If ·.the latter strategy .fs deemed
unacceptable, the concept of a crosshatched aisle between the ends or' opposlngparking
stalls should be.deleted, Larger-scale.planswill be requlred ro fuliy evafuate th~s issue;

BirchterArroyoAssociates, Inc. 28021 Southfield Road, Lathrup Vnlagi;:, Hi 48076 248:423,1776



21. To .cornpty with·the in-tent of the Novi..standard end Island (per Section :1506.·'.3
oftheZpning Ordinant:e)~the radius.Of.aU curbs aboutwhlch traffic win closely
clrculate should de5ir~bly be, a:t Ieasf f S it and mlnimaUy be ae Iease J:2 ·{t (the
~nside t~n·rd.ng radius- of a design passenger car is i 4.4' ft). The f~Uowing

Iocatlons .on the p'~ $nQW smaller radii Which should be increased or
otherwise addressed (as h'idjt:ated):

a. Near the northwestcorner.. of the Kroger store, the southeast corner ofthe adiacent
Intersecticn and the nearest. p(lr~ng ~gress (JO-.ft and 9;5..ft radii nowproposed).. .

b. _Nearthe northeast corner 'Of theKroger store, the parking lot ingress '(undimensioned
but dearly t-oo :smail a radius),

c. AU errdislands 'ln front ·of the :ti¢.ighbprhood shopp.ing center (9.~5..ft .r~.~.ii proposed,
'even though the islands..are .~mply wide to meet City .standards for 'larger radii),

. .

d. Two largel~mdsc~pe Islands.jiear Kroger's northeastparking lot access and near the
middleof the he'lghborhood shqpping,:ce:rtrer'buUding.{4.S-ft radius and 5;5~ft radius
.proposed). These hard corners would resultlnany vehh;.1es,drcuiatj·ng clockwlse
'around. the islandsey¢re!yencroaching on the wrong side''of'the.aisle into which they
are tutnlng.- Tornitlgatethls safety concern, c9D.sfde~a.~j9ry should be.given ~9 pla,c.lng
No Rjght.'T~m(R3-l) $igns fadng'SQuth and westIn the two respective. approach aisles,

22~ The proposed egress' from the, Kroger pharmaq drlve..through lan.e is too close
eo -the nearestIntes-section and would result.in drlve-throughvehlcles
approa~hingthat intersection at a'V¢rJ awkward ilng1e" The d.rive..;through:
Window should be:moved south and the' assoclated lane retlesigned 'to e;id~'i~.to
1:11&·adlace.ot d.riYeway',~~ Ieast one carlen-gth south 0' the stop bar shown,

2~. 'T~:~ slx 'barrier..free ·parkhig· signposts proposed along -the frontage of the
neighborhood shopping center-should be set at least '2: ft behind the nearest
curb to 'avold 'Impactdamage fro-m overhanging v'ehi(:h~s.

Miscellaneous

24. Other than ~he two access Issuesdiscussed incomments 13 and '15 above, this review
does not cover potentlal issues involved with the future phase (outlot) .deslgn concepts.

Sincerely,
BIRCHLER A"l{RbyO ASSOCfAT~S1TNt:.,

4+
Rodney 'L._ ArrQYOj AJCP.
Vice President .

y.;/iinam A.. Stirnpsbnl·P~E~
Director or Traffic Engineering

Birchler Arroyo Associates.• Inc 2802 J Southfield Road, Lathrup Vnbge, N1 48076 24B.423.J 776



=0

_Iii.;:nmn -!~
tEltm== :;.~
r-'-,~s ._!~





Ir
I
Ir
I
l

r
f

{

I-
i
~

-s-v....=.. ~
.~

~_"'"1 -



LANDSCAPE REVIEW



-tityofnovJ.org

Petitioner
Siegal Tuomaala Assoc.

Property Characteristics
• Site Location:
8 Plan Date:

PLAN REVIEW CENTER REPORT
May 12r 2010

Revised Conceptual PRO Landscape
Review

Weiss Mjxed Use Development
Rezoning with Planned Rezoning Overlay

South of the Novi Road and east of Ten Mile Road
March 29, 2010

Recommendation
Site Plan Approval for the Weiss Mixed Use Development SP#09-26 cannot be
recommended at this time. The Applicant has not provided the necessary landscape
plans and information as required under the ordinance. Upon full site plan submittal, a
complete review will be provided. Below are the recommendations that were provided
upon the previous submittal. These recommendations and requirements are still
outstanding and must be addressed in greater detail on plan drawings as the Applicant
has acknowledged in the letter of reply and requested deviations.

Ordinance Considerations

Residential Adjacent to Non-Residential (Sec. 2509.3.a)
1. The project property is not directly adjacent to residentially zoned property.

Adjacent to Rights-af-Way (Sec. 2509.3.b)
1. Both 08-1 and B-2 zoning classifications require a minimum 3' high berm with a 2'

crest is required along public and private road frontages adjacent to parking or
vehicular access areas. Undulations in the berm are preferred. The current grading
plans show no proposed berms on any road frontage. A PRO deviation would be
required "to eliminate the required berms from the project. Staff does not
support the deviation.

2. Any frontage berm must include a mixed planting of shrubs and perennials along
with the required trees to assure adequate buffering and to meet opacity
requirements. It appears that additional vegetation will be required in areas where
gaps appear along the road frontages.

3. A 20' wide greenbelt is required adjacent to parking and outside the right of way..
This has been shown on the plans, but should be labeled as such.

4. Greenbelt Canopy TreesJ Large Evergreens are required at one per 40 LF of road
frontage adjacent to parking. These have been provided.

5. Sub-canopy Trees are required at one per 25 LF of road frontage. The AppJicant
must provide 2 additional sub-canopy trees to meet this requirement.

6. Canopy Street Trees are required at one per 45 LF along the roadways. These have
been provided.
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Parking Area Landscape Requirements {Sec. 2509.3.c}
1. Calculations for Parking Lot Landscape Area have been adequately provided.
2. A total of 163 Parking" Lot Canopy Trees are required, and 127 have been provided.

Please provide the remaining 36 Parking Lot Canopy Trees.
3. Perimeter Canopy Trees are required at an average of 1 per 35 LF around parking

and vehicular access areas. The Applicant has stated that no Perimeter Canopy
Trees have been provided. Please note that Parking Lot Canopy Trees can be
counted toward this requirement. "The Applicant must provide additional Perimeter )
Canopy Trees per the requirements of the 'Ordlnance, including adjacent to
pavement at the rear of the buildings. Alternately, the Applicant could seek a
PRO deviation for the Perimeter Canopy Trees. Staff does not support the
deviation.

4. No more than 15 contiguous parking spaces may be proposed without an interior
landscape island. There are 7 locations proposed where 16 contiguous parking
spaces have been shown. These should be adjusted to meet the requirement.
Alternately, the Applicant could seek a PRO deviation for the 15 parking space
limit. Staff does not support the deviation.

5. Interior Landscape Islands must be a minimum of 10' wide and 300 SF in area. This
requirement appears to have been met. Adequate square footage for interior islands
has been provided.

Building Perimeter Landscaping (Sec.. 2509.3.d. & LDM)
1. Per Section 2509.3.d.(2)(b), "For the front and any other facades visible from a

public street, a minimum of sixty (60) percent of the exterior building perimeter will
be green space planted with trees, shrubs and groundcovers l perennials, grasses
annuals and bulbs." The Kroger store would require 192 LF of front facade
landscape and 70 LF are provided. The Applicant must provide an additional 122 LF
of front facade landscape. Alternately, the Applicant cou Id seek a PRO
deviation for the shortage of 122 LF of front facade landscape. Staff does not
support the deviation. Please note that the Applicant lists alternate figures for the
amount of front facade landscape provided on the plans that can not be duplicated
by Staff.

2. The retail store would require 327 LF affront facade landscape and none is
provided. The Applicant must provide the required front facade landscape.
Alternately, the Applicant could seek a PRO deviation to eliminate the entire
front facade landscape from the retail store. Staff does not support the
deviation. Please note that the Applicant lists alternate figures for the amount of
front facade landscape provided on the plans that can not be duplicated by Staff.

3. A 4' wide landscape bed is required around entire building perimeters with the
exception of access points. Only portions of both buildings have been proposed with
the required 4' wide landscape beds. The remaining areas are all shown as access
areas. The Planning Commission should discuss the level of foundation beds
provided and determine if a PRO deviation is warranted.

4. A total BuHding Foundation Landscape Area is required at 8 ' x building perimeter.
The Kroger store requires 9,392 SF of buildinq foundation landscape areal and
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1,733 SF of qualifying area is provided. Please note that the Applicant does have
additional areas that could be considered toward the area requirement, but has
chosen to allot this area to the requirements for Interior Parking Lot Islands. The
Planning Commission should discuss the square footage of foundation beds
provided and determine if a PRO deviation is warranted.

·5. The retail store requires 10,008 SF of building foundation landscape area, and 1,076
SF of qualifying area is provided. Please note that the Applicant does have
additional areas that could be considered toward the area requirement but has
chosen to allot this area to the requirements for Interior Parking Lot Islands. The
Planning Commission should discuss the square footage of foundation beds
provided and determine if a PRO deviation is warranted.

Loadingl Unloading Area (Sec. 2507)
1. Loading zones are required to be placed in the rear of the proposed building. In

each case they must be aesthetically and effectively screened from view from
adjoining properties or streets. The Applicant has met this requirement.

Plant List (LDM)
1. Please provide a Plant List meeting the requirements of the Ordinance and

Landscape Design Manual to include costs for all materials in accordance with the
standard City of Novi cost figures.

2. A diversity of tree species is required. Not more than 200/0 of the tree population
may be of one genus and not more than 10% may be of a specific species. The
Applicant has met this requirement.

Plan Notes & Details (Sec. 2509. 4. 5. 6" & 7.)
1. Plant Notations and Details meet the requirements of the Ordinance and Landscape

Design Manual. Please alter the planting details to call for cloth staking material.

Novi Road Corridor Plan
1. The 2001 Novi Road Corridor Plan included visioning programming that called for

the creation of a more pedestrian friendly environment along the roadway.
Pedestrian nodes and the inclusion of amenities such as benches and lighting
were envisioned. The Applicant has stated in the materials accompanying the
site plans that 5 pedestrian node points have been located along Novi Road and
Ten Mile. These are to be located adjacent to al/ entry drives. The node
appears to only include a single bench in each location. Additional detail
should be provided for these nodes highlighting features that are in
keeping with the intent of the Novi Road Corridor Plan.

2. A pocket park and gazebo are proposed interior to the site. No details as to
landscape treatment] seating) trash receptacles, pavement, etc. have been
provided on the landscape plan. Please provide additional information on
this feature.

3. Staff recommends that the Applicant consider the inclusion of bicycle racks at
key points on the site.
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General Requirements
1. Please provide an Irrigation Plan and Cost Estimate with the Final Site Pfan

Submittal.
2. Please specifically list all waivers being requested on the plan.
3. Please note that there is a 25' no disturbance buffer required from all wetlands and

high water of storm basins. Storm basins must be seeded with native plant mix and
a minimum of 70% to 75% of the rim must be landscaped with large shrubs. The
Applicant has met the landscape requirement.

4. All transformers and similar utility installations must be adequately screened. The
Applicant has met the landscape requirement.

5. Please refer to the review of the Environmental Consultant for other issues
pertinent to the Conceptual Site Plan and PRO approval request. Ofparticular
consequence are the comments in regard to existing site woodlands that may
have bearing upon PRO approval.

Please follow guidelines of the Zoning Ordinance and Landscape Design Guidelines. This '
review is a summary and not intended to substitute for any Ordinance. For the landscape
requirements, see the Zoning Ordinance landscape section on 2509, Landscape Design Manual
and the appropriate items in the applicable zoning classification.

~~
Reviewed by: David R. Beschke, RLA
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Environmental Consulting & T~chnoJogy, Inc.

MEMORANDUM

2200 Commonwealth Blvd.
Suite 300

Ann Arbor, MJ 48105
(734) 769-3004

FAX (734) 769-3164

TO:

FROM:

DATE:

RE:

Barbara McBeth, Deputy Director of Community Development

John Freeland, Ph.D, pws'·dcf'

August 5, 2010

Weiss Mixed Use Development (SP 09-26/A)
2nd Revised Conceptual/PRO Wetland Review

Environmental Consulting & Technology, Inc. (EeT) has reviewed the 2nd Revised
Concept/PRO plan sheet EXH-A' (Plan) prepared by SSOE Inc. dated July 23, 2010. The Plan
improves on previous submittals by quantifying overall proposed wetland impacts. Consistent
with EeT's previous PRO review letters, the Plan appears to portray wetland boundaries
accurately.

Proposed Impacts:

1. The proposed project would have multiple impacts to wetlands regulated by both the City
and the MDEQ.

2. Some of the wetland on-site is associated with Chapman Creek. a tributary to the Walle'd
Lake Branch of the Rouge River.

3. The Plan appears to avoid the highest quality wetland located near the east side and
southeast corner of the property. Proposed impacts are limited to small wetlands within
the areaof the proposed parking lot and a few areas in wetlands along a tributary and
wetland near the southwest corner of the site. According to the Plan, proposed wetland
impacts stand at O.22-acre. which is below the threshold requiring compensatory
mitigation.

Required Permits:
Based on information provided on the Plan. ECT believes the propose project would require an
MDNRE Wetland Use" Permit, a .City of Novi Non-Minor Use Wetland Permit, and an
Authorization to Encroach into the 25-foot Natural Features Setback. The applicant should
provide the City with any MDEQ correspondence related to the onsite wetland, including MDEQ
File #07~63~16\'''JA \'''Jetland Assessment letter.

Conclusion:
Previously, the applicant was encouraged to avoid wetland impacts as much as practicable and,
ideally, keep impacts to less than O.25-acre, the threshold for required wetland mitigation. It



Weiss Mixed-Use Development (SP#09-26A)
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appears from the Plan, the applicant has done so. For Preliminary Site Plan submittal, the
applicant will need to label the acreages of individual wetlands on the plan, and delineate the
25-foot Natural Features Setback adjacent to existing wetlands and watercourses.

ECT also understands that, according to the Plan, stormwater would be pre-treated prior to
discharge" to wetlands and watercourses.

Although the current concept Plan does" not contain atl the detail elements required at
Preliminary Site Plan submittal, it appears to offer enough information to support the conclusion
that the proposed Plan can be built within the requirements of the Novi Wetland Ordinance and
without the need to build compensatory wetland mitigation - on or off site.

If you have questions, please contact us.
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FnvironmentaJ Consulting & Technologlh Inc.

MEMORANDUM

2200 Commonwealth Blvd.
Suite 300

Ann Arbor, MJ 48105
(734) 769-3004

FAX (734) 769-3164

TO:

FROM:

DATE:

RE:

Barbara McBeth, Deputy Director of Community Development

Martha Holzheuer, ISA Certified Arborist, ESA.Certified Ecologist Jvffll+
I .

May7, 2010

Weiss Mixed Use Development (SP 09-26A) Revised Conceptual & PRO
Woodland Review

Environmental Consulting & Technology, Inc. (ECT) has reviewed the Revised PRO Conceptual
Plans {Plan) prepared by SiegallTuomaala Architects dated March 29, 2010. The proposed
development is located on the southeast corner of Ten Mile. and Novi Roads in Section 26. The
Plan includes a Kroger store, neighborhood shopping center, number of additional buildings,
and associated parking and stormwater detention basins. It appears that no changes were
made to the Woodland Plan and that none of the issues noted in ECT's October 22, 2009
Woodland Review have been addressed. Therefore, ECT's comments remain the same as
those previo_usly submitted during review of the PRO Conceptual Plans. These comments are
provided below.

Site Plan Comments:
Having compared the regulated woodland boundary shown on Plan sheets SP C-100 and SP C
607 to the boundary provided in the City's updated Regulated Woodland Map (approved in
March 2009), ECT believes the regulated woodland boundary has not been accurately depicted
on the Plan. As a result, quantification of regulated woodland acreage and proposed project
impacts have been greatly underestimated. In light of the update Regulated Woodland Map and
updated Woodland Protection Ordinance, ECT has the following comments: -

1. Within the property boundaries noted, regulated woodland acreage is approximately 4
times greater than the 5.1 acres reported by the Applicant. The Applicant should refer to
the City's website for the most current woodland map and ordinance information
(http://www.Cityofnovi.org/Services/CommOevIReD uiatedWoodlands. asp) and provide
the most recent regulated woodland boundary on the Preliminary Site Plan (see
attached graphic).

2. Based on our previous review of Novi aerial photos, Novi GIS, and Novi Official
Woodlands Map" as well as a previously conducted onsite wetland verification, this site
contains extensive regulated woodland areas. Additional regulated woodland may occur
beyond the generalized boundaries provided in the City of Novi Official Woodlands Map,
as indicated by the Novi aerial photos. Section 37-4 of the Novi Woodland Ordinance
states that "where physical or natural features existing on the ground are at variance
with those shown on the regulated woodland map, or in other circumstances where
uncertainty exists, the Community Development Director or his or her designee shall
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interpret the woodland area boundaries." The boundaries of the regulated woodland will
require field verification during Preliminary Site Plan review.

3. The Applicant should note that there are forested wetlands onsite within the regulated"
woodland boundary that appear to be both City and State (Michigan Department of
Environmental Quality; MDEQ) regulated wetlands.

4. The proposed project would have significant impacts to regulated woodlands, above and
beyond what is quantified in the Plan. Within the property boundaries noted on the Plan,
820/0 (771 of 939) of all"surveyed trees are proposed for removal. The Plan indicates
that only 80 regulation-sized woodland trees are proposed for removal, requiring 825
tree replacement credits. ECT believes that these numbers are underestimates and will
be signfficantly larger when the most current regulated woodland boundary is applied to
the Plan.

5. Based on historical aerial photoqraphs, the woodland onsite adjacent to Chapman
Creek, a tributary to the Walled Lake Branch of the Rouge River, appears to have been
the least disturbed. This area is likely the highest quality woodland habitat within the
project boundaries. The mosaic of connected lowland and wetland forest likely provides
for excellent ecoloqlcal functioning and diverse wildlife habitat. Preservation of this
woodland area along the southern project boundary should be 8 priority. Section 37-29
of the Novi Woodland Ordinance states that "the protection and conservation of
irreplaceable natural resources from pollution, impairment, or destruction is of
paramount concern." Therefore, the preservation of woodlands, trees, similar woody
vegetation, and related natural resources shall have priority over development when
there are no location alternatives. The integrity of woodland areas shall be maintained
irrespective of whether such woodlands cross property lines."

6. The Plan indicates several areas of possible" wetland and floodplain mitigation to
compensate for proposed wetland and floodplain impacts and areas designated for
stormwater detention basins for control of stormwater runoff resulting from the
development. The conversion of regulated woodland areas for these purposes is
generally not accepted. It has been ECT's experience that the MDEQ rarely considers
upland or lowland woodland habitats as acceptable places for construction of wetland or
floodplain mitigation. "

7. Numerous items must be provided in the Preliminary Site Plan to comply with site plan
standards outlined in ordinance Chapter 37 Woodland Protection. Currently, the Plan
does not provide an accurate depiction of the regulated woodland- boundary and number
of regulated woodland trees, the complete scientific and common names of the surveyed
trees. how many replacement credits will be provided for each tree proposed for
removal, method and cost estimate for the provision of these replacement credits,
composition and condition of woodland understory and groundcover, topographic
elevations of the trunk base for all regulated trees proposed to remain, location of utilities
and associated easements, and a description of proposed changes to drainage within
regulated woodlands. Diameter measurements for multi-stemmed trees should be
clarified, and the diameter of each stem provided to aid in replacement credit calculation.
The Applicant is encouraged to consider planting a variety of native woodland plants for
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woodland replacement credits (refer to Section 37-8 of the updated Woodland Protection
Ordinance).

8. The onsite disturbances relating to soil borings noted by ECT on October 20,2009 (refer
to ECT's Conceptual & PRO Wetland Review dated October 21, 2009) are a violation
of the City's Woodland Ordinance, as well, per Section 37-26. The applicant
should be advised of the violation and cease such impacts unless and until
applicable permit authorlzatlons are issued.

Required Permits:
Based on information provided on the Plan, ECT believes the propose project would require a
City of Novi Woodlands Permit.

Conclusion:
ECT is concerned about the magnitude of impacts to regulated woodland on the proposed
project site, especially along the southern project boundary adjacent to Chapman Creek. As
depicted in the current Plan, woodland impacts are underestimated and will be significantly
greater once the most current regulated woodland boundary is applied to the Plan. Numerous
issues must be addressed in the Preliminary Site Plan to meet site plan standards outlined in
ordinance Chapter 37 Woodland Protection.

ECT is also concerned about the conversion of regulated woodland habitat for use as wetland
and floodplain mitigation and stormwater detention.

If you have questions, please contact us.

cc: Kristen Kapelanski
David Beschke
Angela Pawlowski
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The contents of that letter is repeated below
May 10,2010

City ofNovi Planning Department
45175 W. 10 Mile Rd.
Novi, MI 48375-3024

Re: FACADE ORDINANCE
Weiss Mixed Use Dev. I PRO, SP 09-26A I ZCM 10-18
Facade Region: 1
Zoning District: OS-I (Proposed, I-I & B-2)

Dear Ms. McBeth;

The following is the Facade Revie-w for Final Site Plan for the above referenced project based on
the drawings prepared by Siegal I Tuomaala Associates, Architects, Inc, of Southfield, Michigan
dated March 29, 2010. The drawings are unchanged since our previous review dated October 20,
2009 that was based on the drawings dated August 17, 2009. The text of that letter is repeated
below.

The percentages of materials proposed for each facade are as sho-wn on the table below, The
maximum (and minimum) percentages allowed by the Schedule Regulating Facade Materials of
Ordinance Section 2520 are shown in the right hand ·column. Materials in non-compliance 'with
the Facade Schedule are highlighted in bold.

Kroger Building North
Ordinance

:"Vest South East Maximum
(64~245 S.F.) (Front)

(Mjnimum)

Brick (Clay) (2.7'1 x 8 1t units) 13.00/0 5.00/0 0.0%, 4.0% 100% (30%)
Stone (Field Cobble) 8.0% 0.0% 0.0% 0.0% 50%

EIFS 27.0% 8.0% 0.0% 9.0% 25%

Split Faced eMU (Base) (8 11 x 16" units) 16.00/0 17.00/0 20.00/0 7.0% 10%

Concrete lie" Brick (4" x 16" units) 81.00/0 64.00/0 79.00/0 74.00/0 25%
Metal (Awnings & Trim) 6.0% 6.0% 1.0% 6.0% 50%

Kroger Building - The Facade Ordinance requires a minimum of 30% brick on buildings
located in Region 1. The proposed percentage of Brick is below 30% on all facades. The
proposed percentage of Concrete Hen Brick exceeds the maximum amount allowed by the
ordinance on all facades. The percentage of EIFS exceeds the maximum amounts allowed by the
ordinance on the front facade. The percentage of Split Faced eMU exceeds the maximum
amount allowed by the Ordinance on the north, "vest and south facades.
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Shopping Center North-West
South- Ordinance

\Vest East North Maximum
(40,978 S.F.) (Front)

(Rear) (Minimum)
Brick (Clay) (2.7 11 x 8" units) 9.00/0 0.0% 0.00/0 0.00/0 100% (30%)
Stone (Field, Cobbe) 8.0% 0.0% 0.0% 0.0% 50%
EIFS 38.0o~ 14.00/0 9.0% 15.0% 25%
Limestone (Base & Accents) 13.0% 12.0% 1.0% 12.0% 50%
Concrete IrC"Brick (4" x 16" units) 18.0% 66.00/0 78.00/0 63.0% 25%
Metal (Trim) 14.0% 8.0% 0.0% I 0.00/1) 50%
Smooth Faced eMU (Base) (8" x 1611 units) 0.0% 0.0% 12.0% 0.0% 0%

Shopping Center - The Facade Ordinance requires a minimum of 300/0 Brick on buildings
located in Region 1. The proposed percentage of Brick is below 30% on all facades. The
percentage of Concrete "en Brick on the west, rear, and north facades exceeds the maximum
amount allowed by the Ordinance. The percentage of EIFS on the front facade and the
percentage of Smooth Faced CMU on the rear facade exceed the maximum amounts allowed by
the ordinance.

Comments:

Split Faced and Smooth Faced eMU - A limestone base approximately 2'-4 H in height is used on
the primary facades of the Shopping Center that are directly adjacent to pedestrians walks.
Smooth Faced C11U is used to form a continuation of this base on secondary facades located
away from pedestrian 'walks. 'Split faced eMU is used to form the base on the Kroger Building.
The sample board indicates the color and texture of the Smooth Faced eMU to be substantially
similar to the limestone. Likewise the color of the Split Faced eMU is similar to the limestone.
The transition between the base material and the Concrete "C" Brick above is ordinarily made
using a chamfered sill unit however this has not been clearly indicated on the drawings. The use
of split faced CMU in this manner is therefore consistent with the intent and purpose of the
Ordinance) contingent upon the chamfered sill unit being used.

Concrete "e" Brick - While not technically being considered brick, this material has the unique
characteristic of appearing substantially similar to brick when used in certain applications and
with careful attention to detail. The Ordinance states that when Concrete "C" Brick is used the
"color shall be rich dark earthtone hues consistent with brown or red bodied fired clay brick!'
The proposed "C" brick color is consistent with this requirement as evidenced by the applicant's
sample board. The "C" brick is utilized in concert with a wide variety of other masonry materials
including limestone, field stone, and split faced CMU. The proposed colors and textures of these. _
materials have been carefully coordinated and harmonize wen 'with the "C H brick. It is noted that
the masonry material taken together represent over 50% of all facades. The extensive use of
nicely designed and well coordinated masonry materials is consistent with the Ordinance
requirement for 30% brick in Facade region 1.
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Metal (Roofs, AwninQ:s and Trim) - Metal accents of various colors are used on awnings,
canopies, and most significantly on the roofs of the towers elements. The design employs
significant articulation of the roof lines punctuated with vertical tower elements at comers and
ends of buildings. The tower elements serve to "anchor" the buildings on thesite and provide
visual reference points for the overall project. The proposed "patina green" color of the tower
roofs is consistent with and 'will enhance this effect.

Exterior Insulation Finish System (EIFS) - EIFS is utilized as cornices and brackets, as a
simulated clear story on the towers, and on selected storefronts. In all cases the EIFS is
articulated using interesting joint patterns, molded profiles, and reveals. The use of EIFS in this
manner is consistent with the intent and purpose of the Ordinance.

Recommendation: It is recommended that the proposed design is consistent with the intent
and purpose of the Facade Ordinance Section 2520. For the reasons stated above a Section 9
Waiver is recommended for the overages of EIFS, Concrete "C I I Brick and Split Faced eMU}
and the underage of Natural Clay Brick « 30%}, on both the Shopping Center and Kroger
buildings. This recommendation is contingent upon the applicant clarifying that a chamfered
sill unit will be used to make the transition between the approximately 2'_4" high base and
material above on all facades of both the Kroger and Shopping Center buildings.

Notes to theApplicant:

1. Inspections - The City of Nov] requires Facade 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. This should occur immediately after the materials are delivered. 1vlaterials must be
approved before installation 'on the building. Please contact the Novi Building, Department's
Automated Inspection Hotline at (248) 347-0480 to request the Facade inspection.

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

~
'ncerel

D;* SOcia;~tectsPC
~oy~-/~L~

Douglas R. Neeci, AlA
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May4, 2010

TO: Barbara McBeth, Deputy Director of Community Development, City of Novi

RE: Weiss Mixed Use Development, Ten Mile & Novi Rd.

SP#: 09-26A, Revised Conceptual I P.R.O.

Project Description:
Multi-Phased, multiple buildings project of Mercantile and Business uses.

I

This submittal contains:
• Access drives (four access points) three from Ten Mile and one from Novi Rd.)
• Parking areas for the Mercantile buildings,
• Phase One building, 64,243 S.F. Kroger Supermarket
• Phase Two buifding, 40,978 S.F. "Neighborhood Shopping Center", multi

tenant Mercantile building.

This submittal also refers to seven other smaller buildings as "Future Phase')
projects. These buildings are not being reviewed and commented on at this time.

Comments:
The comments on my October 22,2009 review letter have not been address.
Therefore, the follow comments are made again:
1. On the Utility plans, the size of the water mains shall be indicated. The water

mains shall be 8'J minimum and of adequate size to provide a minimum of
41000 gallons per minute.

2. Hydrant spacing around the buildings that are protected with automatic
sprinklers is 500' maximum and is 300' around buildings that do not have
sprinklers, An additional hydrant shall be added in the parking island between
the Kroger buildin'g and Shopping Center building. on the north side.

3. The 500 J hydrant spacing also pertains to the 16" water main along -Ten Mile
Rd. There are additional hydrants on Ten Mile that are not shown on the plans.
In order to properly assess their locations, they need to be shown. The
applicant should contact our Engineering Department to confirm the locations.

4. Each building protected with an automatic sprinkler system shall have a lead-in
water supply that is separate from the domestic water supply. The fire
protection lead-in shall have a control valve in a well.

5. All weather access roads capable of supporting 35 tons shall be provided for
fire apparatus access prior to construction above the foundation. This shall be
noted on the plans.

6. All water mains and fire hydrants are to be installed and be in service prior to
construction above the foundation. This shall be noted on the plans.

7. The building address is to be posted facing the street throughout construction.
The address is to at least 3 inches high on a contrasting background. This
shall be noted on the plans.



May4, 2010
Weiss Mixed Use Development, Page 2

Recommendation:
The above plan is Recommended for ApprovaJ with the above items being
corrected on the next plan submittal.

Sincerely,

~'-C~~.
Michael W. Evans
Fire Marshal

cc: file
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COMMENTS FROM
PARKS, RECREATION AND CULTURAL SERVICES DEPARTMENT

ON PROPOSED PUBLIC BENEFIT



SUBJECT: PARKS, RECREATION & CULTURAL SERVICES REVIEW OF
WEISS MIXED USE DEVELOPMENT PRO

cityofnovLorg

TO:

FROM:

DATE:

MEMORANDUM

KRISTEN KAPELANSKI, CITY PLANNER -

RANDY AULER, CPRP, DIRECTOR .
PARKS, RECREATION &CULTURAL SERVICES

JUNE 15,2010

Background

Previously, the applicant donated 18 acres of land to the City of Novi. The Ice
Arena and a cell tower were constructed on a portion of the property and the
remaining acreage has remained undeveloped. In addition, the applicant
created and proposed a park conceptual plan for the undeveloped portion of
the property. The concept included a large multi-use sports field, additional
parking, a pathway and a bronze children's sculpture to be located at the park
entry.

PRO-Community Benefit

The applicant is proposing to develop the initial phase of the park. Specifically,
grade the area for use as a multi-use sports field, grade and stone a 20 car
parking area, install a bronze children IS sculpture at the park entry and have the
park name recognize the donation.

Comments

1. Community surveys have revealed that citizens rank the need for walk/bike
pathways as the highest recreation need. The proposal does not
include the development of pathways.

2. Community surveys and recreation participation figures indicate the need
to develop multi-use sports fields for soccer, lacrosse, cricket and football.
The proposal includes the development of a multi-use sports field.
However, a critical component to the successful use of multi-sports fields is
the installation and use of an irrigation system. The lack of irrigation severely
inhibits the growth and maintenance of turf resulting in very limited use of the
.I..• _!:.r. ~ __.1._ TL.. ~ __ ~I _1 .__ .I.: I •• -l : __: __ .1.: ••_.I._~

lUll J ur ~f.JUJ I~. II Ie f-JI Uf.JU~UI uue~ r IU I 111l.,lUUe ur I 1I11~U lIUI I ::>y::> tel r I.

3. The existing parking at the lee Arena is near or at capacity during the peak
season (September - March). The multi-use sports field peak season use is
anticipated to be April - September. The addition of 20 parking spaces
would serve the use of both recreation amenities.

Please contact me if you have any questions or comments.
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