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TOGNUM AMERICAN HEADQUARTERS SP 11-22
Consideration of the request of Northern Equities Group for Preliminary Site Plan
and Stormwater Management Plan approval. The subject property is located at
39525 Mackenzie Drive, at the southwest corner of Mackenzie Drive and
Haggerty Road, north of Thirteen Mile Road, in Section I of the City. The property
totals 7.02 acres and the applicant is proposing a 68,475 square foot building
with associated parking and landscaping.

REQUIRED ACTION
Approval or denial of Preliminary Site Plan and Stormwater Management Plan.

REVIEW RESULT DATE COMMENTS
Planning Approval of 06/01/11 • Outstanding traffic and fire

Preliminary Site ·issues.
Plan • Revised Final Site Plan needed to
recommended address photometric and other

miscellaneous issues.
Engineering Approval of 06/01/11 • Revised Final Site Plan needed to

Preliminary Site address utility, stormwater and
Plan paving and grading issues.
recommended • Applicant has worked with

Engineering Division to come to a
resolution for outstanding issues
to be Included on the revised
Final Site Plan.

Traffic Approval not OS/26/11 • Concerns with circulation and
recommended layout of rear portion of parking

lot.
• Applicant has worked with the

City's traffic consultant to come
to a resolution for outstanding
issues to be Included on the
revised Final Site Plan.

Landscaping Approval 06/01 III Items to be addressed on the
recommended StampinQ Set submittal.

Facade Approval 06/01/11 Material samples required prior to
recommended Planning Commission meeting.

(Samples have been submitted.)
Fire Approval of 05/31/11 Items to be addressed on the

Preliminary Site revised Final Site plan submittal.
Plan
recommended

II J



Motion sheet

Approval - Preliminary Site Plan
In the matter of the request of Northern Equities Group for Tognum America
Headquarters SP 11-22, motion to approve the Preliminary Site Plan, subject to
the following:

a. Applicant incorporating the proposed resolutions for the traffic, fire
and engineering issues as noted in the applicant's response letter in
the revised Final Site Plan submittal;

b. Applicant receiving the required ZBA variance for the lack of an end
island in the rear portion of the parking lot as noted in the traffic review
letter -OR- providing said island on Final Site Plan; and

c. Compliance with all the conditions and requirements listed in the staff
and consultant review letters;

d. (additional conditions here if any)

(because the plan is otherwise in compliance with Article 23A, Article 24 and
Article 25 and a/l other applicable provisions of the Zoning Ordinance.)

Approval - Storm Water Management Plan
In the matter of the request of Northern Equities Group for Tognum America
Headquarters, SP 11-22, motion to approve the storm Water Management Plan,
subject to:

a. Applicant incorporating the proposed resolutions for the engineering
issues as noted in the applicant's response letter in the revised Final Site
Plan submittal; and

b. Compliance with all the conditions and requirements listed in the staff and
consultant review letters;

c. (additional conditions here if any)

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



Denial - Preliminary Site Plan
In the matter of the request of Northern Equities Group for Tognum America
Headquarters SP 11-22, motion to deny the Preliminary Site Plan ...because the
plan is not in compliance with Article 23A, Article 24 and/or Article 25 of the
Zoning Ordinance.

Denial- Storm Water Management Plan
In the matter of Northern Equities Group for Tognum America Headquarters, SP
11-22, motion to deny the Storm Water Management Plan ...because the plan is
not in compliance with Chapter 11 of the Code of Ordinances.
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PLAN REVIEW CENTER REPORT
June I, 2011

Planning Review
Tognum America Headquarters

SP #11-22

Petitioner
Northern Equilles Group

Review Type
Preliminary / Final Site Plan

Property Characteristics
• Site Location:

• Site School DIstrIct:
• Site Zoning:
• AdjoIning Zoning:

• Site Use(s):
• Adjoining Uses:

• Site Size:
• Proposed Building Size:

• Plan Date:

39525 MackenzIe Drive, Southwest corner of Mackenzie Drive and
Haggerty Road, north of 13 Mile Road
Walled lake Consolidated Schools
OST, Planned Oflice Service Technology
North, West and South: OST; East: RP2 (Planned Residential District) (City
of Farmington Hills)
Vacant land in the Haggerty Corridor Corporate Park
North, West and South: Vacant land; East: Exlstlng Single Family
Residential (Clly of Farmington Hills)
7,02 acres
68,475 square feet
Site Plan 05/09/11

Prolect Summary
The applIcant Is proposing to construct a 68,475 square foot one-story office building at the southwest
corner of MackenzIe Drive and Haggerty Road, north of 13 Mile Road which will serve as the Tognum
AmerIca Headquarters. An approximately 50,000 square foot speculative general office building was
previously approved for the majority of this site, That approval was recently renewed and will expire in
mld·2011.

Recommendation
Approval of the Preliminary Site Plan only Is recommended. There are several outstanding issues
noted In all review lelters that should be addressed. The applicant can proceed to the Planning
Commission but should submit plans for revised Final Sile Plan review prior 10 StampIng Set submittal.

Ordinance RequIrements

This project was reviewed for conformance with the Zoning Ordinance with respect to Article 23A
lOST. Planned Office Service Technology Dislrlct), Arllcle 24 [Schedule of RegUlations), Article 2S
(General Provisions), and any other applicable provisions of the Zoning Ordinance. Please see 1he
attached charts for Informallon pertaining to ordinance requirements. Applicable sections of the
Zoning OrdInance and other regUlatory documents are highlighted in gray on the attached chart.

1, Photometric Plan: The photometric plan does not match the site layout shown on the site plan.
The appllccmt should revise fhe photometric plan to match the proposed site layout and
Include manufacturer's speclflcallons and hours of operation for all light fixtures.

2, Unidentified Area: The use of Ihe square-grid area In the rear of the building has not been
identified and it is unclear what this will be. used for. The applicant should provide further detall
for this area.
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Planning Review of Preliminary/Final Site Plan
Tognum America Headquarters
SPit //-22

3. Dead-End Parking Area: The dead-end parking area on the south sIde of lhe building Is not
recommended. Access aisles or spoce to back-out will be required as part of the revised Final
Site Plan approval. A waiver for the raised end Islands will be required II the plans are not
modll/ed. Modlflcallon of the plan to resolve these Issues Is recommended.

4. outstanding Traffic, Enalneerlng and Fire Issues: The traffic and engineering review letters note
severol oU1standing Issues that will need to be resolved before plans can be approved, The
applicant should submit a revised sketch vIa email addressing the major Issues In the traffic
revIew leHer prior to the Planning Commission meeting. Remaining outstanding concerns will
need to be resolved with a revised Final Site Plan submlHal prior to Stamping Set submittal.

5, Sheet Size: All plans sheets should be 24" x 36", Future submittals with large sIze sheets will not
be accepted,

6, At this time, no property combinallon or spilt has been submilted and the Community
Development Deportment has not receIved a request for condominium approval that would
affect the SUbject property. If a site condominium Is proposed at this lime, the applicant shall
Indicate this prior to proceeding 10 the Planning Commission. The applicant must create this
parcel prior to Stamping Set approval. Plans will not be stamped unlil the parcells created. All
legal documents should be submitted for revIew prior to recordqtlon,

Response Letter
A letter from either the applicant or the applicant's representative addressing comments In this, and in
Ihe olher review lelfers, is requested to be submilted prior to the Planning Commission meeting and
wilh the next set of plans hIghlighting the changes made to the plans,

Pre-Construction Meeting
Prior to the start of any work on the site, Pre-ConstructIon (Pre-Con) meetings must be held with the
applicant's contractor and the Clly's consulting engineer. Pre-Con meetings are generally held after
Stamping Sets have been Issued and prior 10 the start of any work on the site, There are a variety of
requirements, fees and permits that must be Issued before a Pre-Con can be scheduled. If you have
quesllons regarding the Pre-Con please contact Sarah Marchionl !248.347.0430 or
smarchioni@cityofnovl.org]ln the Community Development Department.

rlten Kade?anskl, Planner
Attachments: PlannIng Review Chart

L1ghllng Review Chart

If Ihe applicant has any queslions concerning the above review or the process in general, do not
hesitate to contact me at 248,347,0586 or kkapelanski@cityofnovl.org.

~,dh , V(VV\./l/~ .



PlannIng Review Summary Chart
Tognum America Headquarters
Preliminary / Final Site Plan
Plan Dated: 05/09/11

Proposed
Meets

CommentsItem RequIred
Requirements?

Master Plan Oflice Office Yes

Zoning OST OST Yes

Use
Various office and

Office building Yes
accessory uses

Maximum
Building Height

Maximum 46 feet
approximately 24

Yes
(S~:Qg2100)' feet (including

rooUoo screeninql
Building Setbacks {S'e2iioh>2~OQj

Front (norlhl 50 feet 79 feet Yes
Exterior Side

50 feet 91 feet Yes
least!
Interior Side

50 feet 90leet Yes(wesll
Rear (soulhl 50 feel 50 feel Yes

Parking Setbacks (5eCtlofC2400)'
Front (norlhl 20 feel 22 feet Yes
Exterior Side

20 feet 22 feel Yes
least!
Inlerior Side

20 feet 22 feet Yes
Iwestl
Rear (southl 10 feet 22 feel Yes

This building is not
approved for
medical office use,

Number of 1/222 sq. fl. GlA =
YesP<?!.~iD9 ?paces 308 spaces 340 spaces?

Applicant should
rS:····;:~2505) required

verify listed parking. eGo .

count of 346
spaces.

9' x 19' parking
space dimensions
and 24' wide

9' x 19' parking
drives.

space dimensions Applicant should
Parking Space

with 24' wide drive.
Yes

Indicate 4" curb
Dimensions 9' x 17' parking

wherever 17'
lS~'¢}~Q"5Q-6i space dimensions

9' x 17' with 24' wide spaces are shown.
and 24' wide

drives.
drives where 4"
curbs are
indicated.

Barrier Free 8 accessible
14 barrier free

Spaces spaces; 2 spaces
spaces proposed (4 Yes-, '0 •• ,:-:-""'(-;:-;-•. -., .: J

musl be van(~grij€jXJr~¢ van accessible)<sode} accessible



Tognum American Headquarters
SPH J 1-22

Prellmlnory I FInal Site Plan Review
June 1,201 J

Item Required Proposed Meets
Comments

Requirements?
Barrier Free 8' wide wi1h a 5' 8' wide with a 5'
Space wIde access aisle

wide access aisle (8'
Dimensions (8' wide access Yes

~iD~rlre~ aisle for van
wide access aisle for

accessible}
van accessible)

Barrier Free
Signs (B9Hi~i One barrier free

One barrier free sign
tCe,;~1"q~}:~6ri sign is required per

shown per space
Yes

GraphICS space,
MdhVdii--

5 square feet per
front foot of
building up 10 360

Loading Spaces sCl. ft. Approx. 500 sq. ft.

{S'§2G25Q7;j' provided In the rear Yes
All loading shall be yard.
in the rear yard or
Interior side yard if
double fronted lot.
In Ihe OST Dlstricl.
view of loading

Loading Space and waiting areas Loading area
Screening must be shielded screened by u- Yes
(S](;1'2302Anr from rights of way shaped building.

and adjacenf
properties.
Accessory
struclures should
be setback a
minimum of 10
feet from any

Accessory
building unless

Structure
struc1urally Dumpster located in

Setback-
atfachedtofhe the rear yard and

Yes
Dumpster

building and setback

{Se:bk2503j setback the same appropriately.
as parking from all
properly lines; in
addition, the
struc1ure must be
in the rear or
Interior side Yard.
Screening of not
less than 5 feet on
3 sides of

Dumpster
dumpster

§~~~f:;;iq~~} required, Interior Dumpsters screened
Yes

bumpers or posts appropriately.
must also be
shown. Enclosure
to match bui.lding
materials and be

Page 2 of 3



Tognum American Headquarlers
$PH 11-22

Prellmlnory / Final Site Plan Review
June L 2011

Item Required Proposed
Meets

Comments
Requirements?

at leas! one foot
taller 1han height
of refuse bin.

Exterior Signage Is
nol regulated by

Please contact
Exterior Signs

Ihe Planning
Jeannie NilandDIvision or (248.347.0438) .

PlannIng
Commission.

The manufacturer's
Photometric plan specifications for Ihe

.S~J,~,dsr_.~I~thling and exterior proposed lighting See altached
'(S~~Q~!~Slr) lighting derails fixtures have been lighting review

needed at final included. A chart.
site plan. photometric plan

has been Included.
A 5' wIde sidewalk
shall be provided
along Haggerty
Road as required

A 5' sidewalk is

~ldeY"alks f¢1f9
by the Cily's

proposed along
Pedestrian and

¢:9:¢!~::$ec;1D"4 Bicycle Master
Haggerty Road and

Yes
Mackenzie Drive and

~7,~(b.)) Plan. along three sides of

Building exils must
the building.

be connected to
sidewalk system or
parkino lot.

Prepared by Kristen KapelanskL (248) 347-0586 or kkapelanski@cilyofnovLorg

Page 3 of 3



LIghting Review Summary Chart
Tognum America Headquarters
Preliminary and Final Site Plan
Plan Date: 05-06-11

Bolded Items must be addressed at the time of StampIng Set SubmlHal

Meets
Item Reaulred Requirements? Comments
Intent @~cljon Establish appropriate
25T~i'!Tl minimum levels,. ,,-." ."....

prevent unnecessary
glare, reduce spIllover
onto adjacent Yes
properties, reduce
unnecessary
transmission of light into
the nlaht skv

Lighting plan Site plan showing
The photometric plan site

J~,~9.ffB-rt ., location of all exisllng
layout does not match the

25i:r:2~crJ ) and proposed
layout shown on the site plan..,.' , '. I, '.

buildings, landscaping, No The applicant should make
slreets, drives. parking

the appropriate changes to
areas and exterior

the photometric plan.
IiQhlina fixtures

Lighting Plan Specfflcafions for all

1~~~~1~@:~:2j'
proposed and existing
Iighling fixtures
IncludIng:

• Photometric data
Applicant should Include• Fixture height
manufacturer's speclflcallons• Mounting & design No
for allllghllng fIxtures and

• Glare control
hours of operation.

devIces

• Type and color
rendition of lamps

• Hours of opera lion
• Photomefrlc Dian

Required Height not to exceed
conditions maximum height of

,(~:~9Ii~R.. zoning district or 25 feet
Yes

(2~ Jti3;-9) where adjacent to
residential dIstricts or
uses.

R~9':!Jr~9 Notes • Electrical serv1ce to

~ff~,~gl
light fixtures shall be
placed
underground

Yes• No flashIng light
sholl be permitted

• Only necessary
IIQhflnq for securi1v

Page 1 of 2



Meets
Item RequIred Requirements? Comments

purposes and
limited operations
shall be permilted
after a site 's hours
of operation.

Required Average light level of
conditions the surface beIng lit to

1~w~~, fhe lowest light of the Yes
_, L,,,,) surface being lit shaH

not exceed 4: 1.
Required Use of true color
condi1/ons renderJng lamps such
ls~kHJph~25.Tn-3:U as metal halide is

Yes
preferred over high
and low pressure
sodium lamps.

Minimum • ParkIng areas 0.2
IlluminatIon min
7$~:a:Hb0}25rr~3;k} • Loading and

unloading areas 0,,4
min

• Walkways 0.2 min
Yes• Building entrances,

frequent use 1.0
mIn

• Building entrances,
Infrequent use 0.2
min

Maximum When sHe abuts a non-
illumination residen11al district,
adjacent to Non- maxImum Illumination

Yes
Resldenilal at the property line
1~WQtJqn~z5.f.J;:3 :k)' shall not exceed 1 foot

candle
Cut off Angles All cut off angles of
($:~1?n9P~, __ fixtures must be 90
25n'J;3Tf2})' degrees when Yes...... , It.,

adjacent to residential
disfricts

Page 2 of 2
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PLAN REVIEW CENTER REPORT
June 1,2011

EngIneering Review
Tognum America Headquarlers

SPll-22 (&11-22A)

PeIJIJoner
Northern Equllies Group

Review Type
Preliminary/Final Site Plan

properly Charac terlstlc s
w Sile Location:
• Site Size:

Plan Date:

Southwest corner of Haggerly and MackenzIe, In HCCP Ph II
7.02 acres
May 10,2011

Prolect Summary.
• Conslructlon of a 66,475 square-fool bUilding and associated parking. Site access

would be provided by Iwo entrances on Mackenzie Drive. The western entrance
would be locoled on the properly line allowing II to be accessed by the parcel jo
the WEist once developed.

I Waler service would be provided by a connecllon 10 an 8-lnch maIn which was
construeled as par! of Ihe HCCP Phase II developmenl. The building would be
served by a 2-lnch domestic lead and an 8-inch fire lead, with no additIonal
hydrants,

• Sanllary sewer servIce would be provIded by a 6-inch lead connectIon to an 8-inch
main, extending soulh from Mackenzie Drive.

I Slorm warer would be colleeled and routed 10 BasIn ID', which was eonslrucled as
part of Ihe HCCP Phase II development. The rlcep Phase II storm water
management system Is designed for lhe lOO-YGar storm, and the basIn contains a
permanent pool to allow for sedimenl accumulallon.

Recommendation
Approval of the Preliminary Site Plan and storm Water Management Plan Is
recommended.

Approv<11 of the Revised Final SHe Plan Is NOT recommended untIl the following Items
are addressed.



Ellgflleerlng RevIew of Prellmlll<:JIY/P/iw/ Site Pion
Tognum AmerIca Headquarlers
SP1I11-22

June ),2011
Page 2 of 7

Comments;

The Final Site Plan does D..Q1 meet the general requJrements of Chapler II of the Code
of Ordinances, the storm Waler Management Ordinance and/or Ihe EngIneering
Design Manual. The following musl be addressed prior to resubmlttal:

General

1.

2.

3.

4.

Provide the Cily's standard detail sheels for water main (2 sheets-6/15/98),
sanitary sewer (Sheet 1·6/15/98 and Shee! 2-4/24/06), storm sewer (I Sheet"
6/15/981 and paving (l Sheet-I 2/1 5/00) al the lime of Ihe Stamping Set
submittal.

Show and label Ihe masler planned rlghl-of-way width for Mackenzie Drive
and Haggerly Road.

Show Ihe locations of all light poles on the utllily plan and Indicate Ihe lyplcal
foundation depih for Ihe pole 10 verIfy that no conflicts wllh ulllliies will occur.
Light poles In Ihe utility easement will require a license Agreement.
Provide !he locations of public uilllly easements on the ulilily plan sheet.

Waler Main

5. The leller from the Fire Marshal requires the Installation of addllional water
main beyond whol is included on thIs plan. The additional water main will
requIre review by Engineering and permlltlng by DEQ. Three P) sealed sets of
revised utility plans dlong with the MDEQ permit applicallon (1/07 rev.) for
waler main conslructlon and the SIreamlined Water Main Permit Checklist
should be submitted 10 the Engineering Deparlmenl for review, assuming no
further design changes are antlclpated. Ulllily plan sets shall Include only the
cover sheet, any applicable utility sheets and Ihe standard detail sheels.

Sanllary Sewer

6, Provide an updated sanitary sewer basis of design for the proposed
development and future service area on the utilily plan shee I.

7. Revise Ihe sheel Index 10 re1erence Ihe scmilary sewer profile on Sheet CE·4.

8, The sanlfary profile labels the pipe malerial as concrete rather than PVC Truss.

9. Scale is off on copied set of plans,

10, Provide a lesllng bulkhead immediately upstream of the sanllary connecllon
palnl.

11, Five (5) sealed sets of revised utility plans along with Ihe MDEQ permit
appllcallan (11/07 rev.) for sanitary sewer conslruclion and Ihe Slrearnlint;3d
Sanitary Sewer Permi! Cerlificallon Checklist should be submllted to the
Engineering Deparlmenl for review, assuming no further design changes are
anlidpated. Ullllly plan sels shall Include only Ihe cover sheef, any applicable
ullllty sheets and the standard delail sheets, Also, the MDEQ can be
contacled for an expedited revIew by their office,



Engineering Review of Preliminary/Final Site P/(m
Tognum America Headquorlers
SP# 11-22

June 1,2011
Page 3 of 7

Storm Sewer
12, On the utilily and ulillty profiles plan shee~s, provide the diameter of the

manholes and calch basins.
13. II Is dlfllcult 10 determine on Ihe plan if exisling MH 10D and CB D6 have

plunge pools as required,
14. Label the Ia,year HGl on Ihe storm sewer profiles, and ensure Ihe HGL

remains 01 least 1-fool below the rim of each slruclure.

Storm Waler Management Plan
15. The storm Waler Management Plan for Ihls developmen! shall be designed In

accordance with the Slorm Water Ordlnanc8 and Chapter 5 of Ihe new
Engineering Design Manual.

16. On Ihe slorm water management plan sheet, the volume reqUired per acre
value Is nol correct using Ihe C faclor provided. Revise Ihe desIgn
calculations accordingly.

17. The area over Ihe detenllon pond shall have a C factor of 1. Revise the
storm waler management calculations accordingly,

10. The total volume of t3asln D does not maleh the value on Ihe record drawing
for HCCP 2 (dated 11/21/2008), of 216,243 cubIc feel.

19. As submitted, lhe storm water managemenl plan shows that the esllmated
future developm(:mt will exceed the capacity of basin D. Note that changes
may be needed to the storm waler management plan to ensure thaI Ihe
future development does not exceed the capaclly of Ihe basin.

Paving & Grading
20. Re1alnlng walls must remain outside of the public ulllily easemenls. If

necessary, revise plans accordingly to meel Ihls requlremenl.
21. provide a mInimum of 6 spot elevallons where the sidewalk crosses each

driveway lone al each corner and two In the center of the driveway on
each side of the sidewalk). Spol elevanons shall also be prOVided 10
demonstrate a level landing adjacent to each side of lhe pathway crossing.

22. No more than 1/." verllcal obstacle shall be allowed at each Iransillon
between lhe sidewalk and the drive approach. RemovIng the curb and
guller pan Ihallnlersecls the sidewalk at the driveways wlll ensure this. Revise
Ihe plans accordingly,

23. The maximum drive approach grade shall nol exceed 2% for the firs I 25 feet
from the edge of pavemenl. Provide additional grades and If necessary,
adjust spol grades accordingly 10 meel the standard.

24. The note, "prop. 6-lnch Cone. Curb and Gutler" on the west side of Ihe
parking lot on the dimensional and grading plan sheets does not match the
TIC and T/G spol grades (4-inch curb) (or the 17' stall deplh requIring a 4
Inch curb). Revise accordingly.

25. The end islands shall conform 10 Ihe City slandard Island design (2 1 minor
radius, 15' molor radius, 0' wide and 3' shorter than adjacen! 19' s~all).

Provide all the necessary revIsions accordingly.



Ellglneerlng Review of Prellminary/Final SUe PIClIl
Tognum Amerfca Headquarters
SPlll1-22

June /, 2011
Page 4 of 7

The following must be submilled with the ReVised FInal Site Plan:
26, A leller from ellher the applicant or fhe applicanl's engineer must be

submitted with the Stamping Set highlighting the changes made to the plans
addressing Gach of the comments listed above and Indicating Ihe revised
sheets Involved, Addilionally, a stalemenl must be provIded stating that all
changes to the plan have been discussed In the applicant's response leller.

27. An updaled Ilemlzed conslrucllon cost estlmafe must be submitted to the
Community Development Departmen~ for the delerminallon of plan review
and construcllon inspection fees. This estimate should only Include the civil
slle work and not any costs associated wlih construction of the building or
any demolition work. The estlmafe musf be "emlzed for each utillly (water,
sanilary, storm sewer). on-site paving (square footagel, rlghl-of-way paving
(Including proposed rJghl-of-way), grading, and the storm water basin (basin
construction, control structure, pretreatment structure and resiora1ion),

The following must be submliled with the Stamping Set:
(please nofe that all documents must be submitted togeiher as a package with the
Stamping Set submlliai. Parllal submlHals will not be accepted),

28, A drafl copy of Ihe Slorm Drainage Facility Maintenance Easemenl
Agreement, as oulHned In the Storm Water Management Ordinance, must be
submitted 10 lhe Communlly Development Department. Once the form of
the agreemenl Is approved, this agreement must be approved by Cily
Council and shall be recorded In the office of the Oakland Counly Regls~er of
Deeds, This document Is available on our website.

29, A draft copy of the Ingress/egress eelsement for shared use of the drive entry
off of MacKenzie Drive must be submllted 10 Ihe Communlly Development
Cenler.

30. A draft copy of lhe 20-fool wide easemenl for the water main to be
conslruc!ed on the site must be submifled to ~he Community Developmenl
Department. This document Is available on our website,

31. A draft copy of the 20-foot wide easement for the sanitary sewer and
monilorlng manhole 10 be conslrucled on the site must be submllted fo the
Communlfy Development Deparlmenl. This document Is available on our
webslle.

32, A 20-foot wide easement where storm sewer or surface draInage crosses 101
boundaries must be shown on the Exhibit Bdrawings of the Master Deed.

33, Executed copies of any required off-site u~iIlty easements (if any are required)
must be submitted to the Communlly Development Deparlment.



Engineering Review of Prellmlnary/FIllol SUe Ploll
Tognum America Heodquorler$
SP# 11·22

June I, 201}
Page S of 1

The folloWing must be addressed prior to construction:

34. A pre-conslrucHon meeling shall be required prior 10 any site work being
started, Please conlae! Sarah Marchlonl In the CommunJly Developmenl
Department 10 setup a meeting (248,347-0430).

35, A Cily of Novl Grading Permll will be required prior to any grading on the slle,
This permit will be fssued 01 the pre-construe!ion meeting (no appllcallon
required). A grading permit fee in Ihe amount of $TBD must be paid to the
City Treasurer's Oflice,

36, Material cerliflcalions mus~ be submilled to Spalding DeDecker for review
prIor 10 the conslruclion of any utilifles on the site. Contael Ted Meadows a~

248-844-5400 for more Information,

37. Construcflon Inspection fees In the amount of. $TBD must be paid to the City
Treasurer's Office,

38, A storm water performance guarantee in Ihe amount of $TBD (equal fo 150%
of the cost required to complele Ihe storm water management facilIties) as
speclfied In the storm Water Management Ordinance must be posted at the
Treasurer's Offlce,

39. Water and Sanitary Sewer Fees must be paid prior to Ihe pre-construction
meeling, Contact the Water & Sewer Depadmenl at 248·735·5642 10
de1ermlne the amounl of Ihese fees,

40. A street sign financial guarantee in Ihe amounl of $TBD ($400 per traffic
control sign proposed) musl be posted at the Treasurer's Office. Signs must
be Installed in accordance with MMUTCD siandords.

tj 1, A Soil Erosion Conlrol Permit must be obtained from Ihe City of Novi. Contact
Sarah Marchlonl in the Community Developmen~ DepartmenL Building
Division (248-347-0430) tor forms and Informallon, The flnanclal guaranlee
and Inspeclion fees will be determined during fhe SESC review.

42, A permit for work wilhln Ihe right-of-way musl be obtained from Ihe Cily of
Novi. The application is available from the Clly Engineering Deparlmenl or
on Ihe Clly websJle and may be filed once the final Site Plan has been
submilled, Please contact the Engineering Department 01 248-3'17-0454 for
further Informallon, Only submH Ihe cover shee!, slandard delalls and plan
sheets applicable to the permit,

43. A permit tor water main conslruclion must be obtained from the MDNRE. This
permll applicaHon must be submltied through Ihe Cl!y Engineer afler the
water main plans have been approved, Only submit lhe cover shee!, overall
ulilily sheet, standard details and pian/profile sheets applicable 10 the permIt.

44, A permit for sanllary sewer construction must be obtaIned from Ihe MDNRE.
This permll application musl be submilled lhrough the Clly Engineer after the
sanitary sewer plans have been approved, Only submll !he cover shee!,
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overall ulilily sheet, standard details and pian/profile sheets applicable to 1he
permit.

45. An NPDES pertY1i1 must be obtained from lhe MDNRE because Ihe site Is over
5 acres In size. The MDNRE may require an approved SEse plan to be
submilled with the Notice of Coverage.

46. An Inspection permll for the sanitary sewer tap must be oblalned from the
Oakland County Wafer Resource Commissioner.

47. Permlls for the construclion of each retaining wall must be oblained from Ihe
Community Development Department (248-347-0415),

The followIng musf be addressed prior 10 Issuance of a Temporary Certlflcate of
Occupancy approval for the development;

48. The amount of the Incomplete site work performance guaranlee for Ihls
development at thIs lime is $TeD (equal 10 1.5 limes the amount requIred to
complete Ihe site Improvements, excluding Ihe storm wafer facilities) as
specified In the Performance Guaranlee Ordinance. This guarantee will be
posted prior to TCO, at whIch lime 1\ may be reduced based on percentage
of conslructlon completed.

49. All easements and agreements referenced above must be executed,
notarized and approved by the City A!lorney and City Engineer,

50. A Bill of Sale for the utilllles conveyIng Ihe improvemenls to the Clly of Novi
must be submilled 10 the Communliy Development Departmenl. This
documenlls available on our website.

51. Spalding DeDecker will prepare the record drawings for lhis developmenl.
The record drawings will be prepared In accordance with Article XII, Design
and Construcflon Slandards, Chapter 11 of the Novl Code of Ordinances.

52. A leiter of credli or cash In an amount of $TBD (10% of the cost of storm wafer
foc/Illies for projects of less than $100,000, or 5% for the cost of pro/eels over
$ JOO,OOOl must be posted for Ihe storm waler facllllles. This deposll will be
held for one year after the da1e of complellon of construe lion and final
Inspedion of the storm water facllilles.

53. Submit 10 the Engineering Department, Waivers of Lien from any parlles
Involved with Ihe Installation of each ulllity as well as a Sworn statement lis ling
Ihose porlles and staling thal all labor and malerlal expenses Incurred in
connection with the subject cons!rucllon Improvemenls have been paid.

54. Submit a Malnlencmce Bond fo the Engineering Department In Ihe atll0unl of
$TBD (equal 1025 percent of the cost of the conslructlon at the utilities to be
accepted), This bond must be for a period of lwo years from Ihe date of
formal acceptance by Clly Council. This document Is available on our
website.
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55. Submit an up-lo-dale Tille Policy (dated within 90 days of clly Council
consideralion of acceptance) for the purpose of verifying that the parHes
signing ihe Easemenl and BlII of Sale documents have the legal authorily 10
do so. Please be sure Ihat all parlles of In~eres! shown on Ihe tIlle policy
(including mortgage holders) ellher sign lhe easement documents
lhemselves or a Subordination Agreement. Please be qware that the IlIle
policy may Indlcale Ihat addItional documentation Is necessary 10 complete
Ihe acceptance process.

Prior to preparing stamping sets, Ihe Applicant Is advised to provide any revised sheels
dlreclly to the Engineering Department for an Informal review and approval.

Please contad Nathan Bouvy at (248) 735-5684 with any questions.

cc: ~en Croy, Engineering
Ilrlon Coburn, EngIneering
Kristen Kopetonskl, Communlly Development Department
TIna Glenn. Waler & Sewer Dept.
Shella Weber, Treasurer's
1. Meadows, T. Reynolds; SpaldIng DeDecker
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May 26,2011

Barbara McBeth, AICP
Deputy Director of Community Development
City of Novl
45175 W, Ten Mile Rd.
Novl, MI 48375

BIRCHl!R moyo
III HI AIll, lie.

SUBJECT: Tognum America Headquarters, Preliminary Site Plan (SP#11-22),
& Final Site Plan (SP#11-22A), Traffic Review

Dear Ms. McBeth:

At your request, we have reviewed the above and offer the following recommendation and
supporting comments.

Recommendation

We can not recommend approval of elthel' the preliminary or final site plan. A revised
preliminary site plan (only) should be prepared in response to the bolded comments below.

Project Description
What is the applicant proposing?

I. The applicant, Northern Equities Group, proposes to construct a 68,475-s.f. headquarters
office building for Tognum America on a 7.02-acre site. The building now proposed Is
considerably larger than the 48,866-s.f. building (on a S,47-acre site) for which stamping sets
were prepared in May 2008.

2. While the general shape of the building is similar, both traffic access and traffic circulation
differ significantly from the previously approved concepts. Primary vehicular access Is stlll
proposed via two driveways on MacKenzie Drive west of Haggerty Road. The east drive
would again be a boulevard-style driveway directly aligned with a similar driveway planned
across the road. The west drive would now be an undivided drive, however, aligned with
the exiting side of a boulevard-style driveway planned across the road, "Futut'e cross
access" is now shown via dotted lines to the west property line - rather than as a driveway
stub to be constructed with the site - In line with the north parking aisle.

. 3. In addition to pushing the west property line further west to accommodate the larger
building. one parking module at the west end of the building has been deleted. Large trucks
would now be able to turn directly (rom the west dt'lveway Into an aisle leading to the rear
of the building, although this was not thought to be necessary on the previously approved
site plan. The layout of parking. and the associated traffic circulatIon pattem, are also
significantly different behind the building. Required end Islands are missing even while some
end aIsles exceed necessary widths; there is a dead·end parking strip; the dumpsters have
been relocated; and a larger loading zone is proposed in a different orientation. Truck
circulation has not been 11Iusu'ated, and our review shows It to be problematic in places.

Blrchlet' An'oyo Associates, Inc. 28021 SouthOeld Road, Lathl'up Village, Mf 48076 248,423,1776
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Trip Generation
How much traffic would the proposed development generate?

4. The proposed bUilding can be expected to generate about 561 one·way vehicle trips per
day, with about 108 of those trips occurrIng within either commuting peak hour.

Vehicular Access Locations
Do the proposed driveway locations meet City spacing standards?

5, Yes, Given MacKenzie Drive's status as a non-residential collector, only the City's same·
sIde spacing standard applies. The near-curb to near-curb distances of 236 ft between the
east and west drives, and 396 ft between the east drive and Haggerty, are both well In
excess of the 150-ft minimum spacing for a 35·mph speed limit.

6. At the east access point. the proposed boulevard-style driveway would be directly across
from another boulevard-style driveway planned for the MacKenzie North development.
As designed, this would result in both entering and exiting left turns "Interlocking." This
situation has not permitted anywhere else In Northern Equities' Novi developments
(Haggerty Corridor Corporate Park, Beck North, and Beck West), for good reason: its
adverse effects on trafflc safety,

7, Birchler Arroyo Associates believes that it is generally more Important to avoid Ieft· turn
Intel'lock between entering vehicles than exiting vehicles, since the former occurs entirely
on the public road, Is more likely to be hurrIed due to through trafflc approaching from the
rear, and Is more likely to involve other vehicles In the collisions occasIonally occurring.
We strongly recommend that both proposed driveways be undivided and align
with the entering - not exiting - side of the opposing divided drive. Alterna
tively, changes could be proposed to one or both drives for MacKenzie North.

8. Ct'oss access to the west would be more useful at the rear of the site than dose to
MacKenzie as now pr'oposed; the rear location, for Instance, would allow trash removal
trucks to circulate between sites without having to return to MacKenzie Drive, travel along
the street, and drive all the way back to the south side of the neighboring site, A cross
access driveway stub should be provided to the west property line Immediately
north of the dumpsters, and the dashed lines labeled UFuture Cross Access"
removed. Deleting four parking spaces In the southwest corner should provide
adequate space for a 24·ft-wlde stub and an I I-ft-wide raised end Island
rounded with a 20-ft radius. The parking spaces lost here can be regained at
the north end of this line of parldng.

Vehicular Access Improvements
Will there be lilly improvements to the abutting road(s) at the proposed driveway(s)?

9. No. Given the two proposed access drives and split of entering trllfnc from the east as
well as west, It appears highly unlikely that the City'S warrant for right-tUrn tapers at either
driveway would be met. Relative to entering left turns, MacKenzie's 36-ft width Is
adequate to allow through traffic to bypass vehicles slOWing or pausing to enter the Site,

Birchler' Arroyo Assoclates. Inc. 2802 f Southfield Road, Lathrup Village, MI 48076 248.423,1776
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Driveway Design and Control
Are the driveways acceptably desIgned and signed?

10. See comments 7-8. Also, the proposed STOP sIgns should be shown and
dimensioned as being 4 ft In advance of the sidewalk, and described In the
Traffic Control Sign Table as being 24 Inches x 24 inches In size.

Pedestrian Access
Are pedestrians safely and reasonably accommodated?

I I. The sIdewalk along MacKenzie Drive will be only 6 (t behind the curb. ContInuing the
sidewalk across the site access drives - as proposed - would result In an excessive
driveway grade of (100% x 0.5/6:::) 8.33%. So sharp of a grade change upon entering a site
could result In a rear-end collision if a less-familiar driver has to slow more than expected.
Moreover, the grade would be well In excess of the 2% maximum specified in the DesIgn
and ConstructIon Standards Ordinance (Sec II -216(d)( 10)). ADA-compliant
pedestrian ramps with detectable surfaces should be proposed Instead. In
order to provide an acceptable landing size on the east side of the east drive,
the north-south sidewalk stub to the parl<lng Jot will have to be shifted east.

Parking and Circulation
Can vehicles safely and conveniently maneuver through the site?

12, The near parking lot in the rear of the building (between the two end wings) has several
design issues In need of attentIon, The first exIsts In the westerly parking area, where
there is a proposed 30.5·(t-wide aisle at the east end of two lines of parking. without the
required raised end island. Section 2506.13 of the Zoning Ordinance states that "end
Islands (landscaped with raised curb) shall be required at the end of all parking bays that
abut traffic circulation aisles ... For surface lots where Internal tl'affic circulation Is forecast
to be low or where raised islands would not be appropriate, the Planning Commission may
waive the requirement for raised islands and may allow (or painted islands only." Note
that even with such a waiver - which we would not sUPPOt't In this instance - an island of
some sort Is required, and none has been proposed (requiring a ZBA variance).

13, A raised end island can (and should) be provided In the preceding location without losing
any parking spaces, since three components of the proposed design are wider than
necessary: (a) The west end aisle scales 26 ft wide, or 2 ft above standard; (b) The adjacent
raised end island scales 13 ft wide (back-to-back), or 5 ft above standard (see attached
detail): and (c) the east end aisle Is dImensioned 30,5 ft wide, or 6,5 ft above standard.
With a total of 13.5 ft In total savings, It should be a relatively easy matter of
Inserting an 8-ft-wlde raised end Island at the east end of this parking module.

14. On the east side of the above east end aisle, a curb radius of only 2 ft has been proposed
for a portion of the building pad. SInce this corner will have passenger cars turning
right immediately adjacent to It, the curb radius should be Increased to 15ft.

15. In the near easterly parking area behind the bUilding, there is a dead-end parking layout
with a backing tall only 2 ft deep. An effective depth of bacldng tall (5-10 ft) should

Birchler An'oyo Associates, Inc. 28021 Southfield Road, Lathrup Village, MI 48076 248.423.1776
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be provided by narrowing the east end Island (which Is now 5 ft wider than
necessary) and/or east end aisle (which now scales 6 (t wider than standard).

16. Adjacent to the south fa~ade of the east wing of the building, there is a landscape strip
which scales only 3 ft wide, or I ft narrower than the normal City mlnhnum.

17. Upon leaving the proposed new loading zone and circulating counterclockwise around the
building, a WB-50 (tractor·traller) would encounter a couple of unnecessarily difficult
turns: (a) On the acute-angle turn from approximately northeast to east, near
the middle of the building, there is a smail-radius bend In the cm'b dimensioned
as havIng both a 2·ft and a 5-ft radius. The largest possible bend should be
substituted here; It appears that a radius of about 35 ft would flt. (b) About
130 ft east of the preceding location, a curb radius of only 5 ft has been
proposed as an Introduction to a 50·ft radius along the south side of the drIve.
To make It easier for a large truck to drive through the reverse curve in this
area, the Soft radius should be replaced with a much larger radius; It appears,
again, that a radius of about 35 ft would be appropriate.

18. The loading zone should be drawn and labeled as being marked with .II-Inch
yellow crosshatching, 4 ft on-center.

19. At least one of the barrier-free spaces near the main building entrance (near
the east access drive) should be designed and marked as van-accessible.

20. The Type R pedestrian ramp and/or striped crosswalk near the main entrance
should be shifted so that these two features are directly aligned.

21. In addition to the plan note indicating required compliance with the Michigan Manual of
Uniform Traffic Control Devices, there should be an explicit Indication that barrier·
free parking spaces shall be marked In blue and other parking spaces shall be
marked In white.

22, The 8.F. (barrier-free) Sign Detail should be revised as follows: (a) the VAN
ACCESSIBLE sign should be drawn and dimensioned to the 12-lneh X 6-lnch
minimum size permitted by the MMUTCD, and labeled as a R7-Baj and (b) the
abbreviation "MIN" should be removed from the 18" height dimension for the
R7-8 sign (since only that height Js to be used).

Sincerely,
BIRCHLER ARROYO ASSOCIATES, INC.

Rodney L. Arroyo, AICP
Vice President

WillIam A Stimpson, P.E.
Director of Trame Engineering

Attachments:
Aerial photo of HCCP Phase II; Standard Parking Island Design (detail)

Birchler Arroyo Associates. Inc. 28021 Southfield Road, Lathrup Village, Ml 48076 248.423.1776
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Aerial Photo of Haggerty Corridor Corporate Park· Phase II

BIrchler Arroyo Associates, Inc. 28021 Southfield Road, lathrup Village, MI 48076 248.423.1776
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PLAN REVIEW CENTER REPORT
June 1, 2011

Preliminary & Final Landscape Review
Tongum America Headquarters SP11-22 & 11-22A

Petitioner
Northern Equities Group

Review Type
Preliminary / Final Site Plan

Property Characteristics
Slte Location:
Site School District:
Site Zoning:
Adjoining Zoning:

Site Use(s):
Adjoining Uses:

Site Size:
Proposed BUilding Size:
Plan Date:

39525 Mackenzie Drive
Walled Lake Consolidated Schools
OST, Planned Office Service Technology
North, West and South: OST; East: RP2 (Planned Residential
District) (City of Farmington Hills)
Vacant land in Ihe Haggerly Corridor Corporate Park
North, West and South: Vacant land; East: Existing Single
Family Residential (City of Farmington Hills)
7.02 acres
68,475 square feet
05/09/11

Rec ommendatlon
Approval of the Preliminary & Final Site Plan for Tongum America Headquarters SP#11-22
Is recommended, Please address the concerns noted below upon subsequent
submittal.

OrdInance Considerations
Adlacent to Public RIghts-or-Way - Berm (Walll & Buffer (Sec, 2509.3.b.)

1. A 20' wide greenbelt along the righl-of-ways is required and has been provided,
2. A 3' tall berm Is required along Ihe Haggerty and Mackenzie right-oF-ways, The

cross section details on Sheet L-02 indicaIe that this requirement will be met.
3, Required right-of-way Canopy/ Evergreen trees al 1 per 35 LF have been

provided as required,
4. RequIred right-of-way SUb-canopy Trees at 1 per 20 LF have been provided as

required.
5. Twenty five foot clear vision areas has been provided as required,

street Tree Requirements (Sec. 2509.3.b.l
1. One slreet tree is required per 35 LF adjacent 10 parking. The ApplIcant has

provided for the required streel trees,

Parking Landscape (Sec. 2509.3.c,)
1. A total of 8,391 SF of interior parking landscape area is required and has been

provided,



Preliminary & Final Landscape Plan
Tongum America Headquarters

June 1/2011
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2. A total of 112 Parking Lot Canopy Trees are required and have been provided.
3. Snow storage areas have been shown as required.

Parking lot Perimeter Canopy Trees (Sec. 2509.3.c.(3»
1. Perimeter Parking Lot Canopy Trees are required per 35 LF surrounding parking

and access areas. The Applicant has adequately provided for the requirement.

BuildIng Foundallon Landscape (Sec. 2509.3.d.)
1. A minimum 41 wide landscape bed Is required around the entire building

foundation with the exception of access areas. This minimum 4' distance must
be verified and assured by the Applicant.

2. A total of 16,176 SF of building foundation landscape area Is required and has
been prOVided.

Plant LIst rLDM)
1. The Plant List as provided meets the requirements of the Ordinance and the

Landscape Design Manual.

Planting Notallons and Details HDM)
1. The Planting Details and Notations as provided meets the requirements of the

Ordinance and the Landscape Design Manual.

Irrigation (Sec. 2509 3.f.(6l<bl)
1. An Irrigation Plan must be provided upon StampIng Set submittal.

General Comments
The Applicant must clarify thaI the proposed landscape plan matches the previously
submitted and approved entry landscape plan at the Mackenzie Road & Haggerty
intersection.

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.

~VI~ R. Beschke, RLA
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Financial Requirements Review
T bit d t t' f Fl I Sit PI R .0 e comPle e a Ime 0 na e an eVlew,

Item Amount VerIfied Adjustment Comments
Full Landscape $ 201,742 Includes street trees.
Cost Estimate Does not Include Irrfqatlon costs.
Final $ 3,026.13 1.5% of full cost estrmate
landscape Any adjustments to the fee must be paid In full prior
Review Fee to stamDlng set submittal,

Financial Requirements (Bonds & Inspections)
Item Required Amount Verified Comments
Landscape Cost YES $ 236,342 Does not Include street trees,
Estimate Includes Irrlqatlon.
landscape YES $ 354,513 This financial guarantee Is based upon 150% of the verified
FinancIal cost estimate. For Commercial, this letter of credit Is due prior
Guaranty to the Issuance of a Temporary Certificate of Occupancy.

For Residential this Is letter of credit Is due prior to pre-
constructIon meeting,

Landscape YES $ 14,180.52 For projects up to $250,000, this fee Is $500 or 6 % of the
Inspection Fee amount of the Landscape cost estImate, whIchever Is greater.
(Development
Review Fee This cash or check Is due prIor to the Pre-Construction meeting,
Schedule
3/15/99)
Landscape YES $ 2,127,07 This fee Is 15% of the Landscape Inspection Fee.
AdministratIon This cash or check Is due prior to the Pre-Construction meetlng.
Fee
(Development
RevIew Fee
Schedule
3/15/99)
Transformer YES $ 500 $500 per transformer If not Included above.
FinancIal For Commercia! thIs letter of credit Is due prIor to the Issuance
Guarantee of a Temporary Certlflcate of Occupancy.

For Residential this Is letter of credIt Is due prior to pre-
construction meeting.

Street Tree YES $ 12,400 $400 per tree,
Financial
Guaranty
Street Tree YES $ 744 6% of the Street Tree Bond as listed above.
Inspection Fee
Street tree YES $ 775 $25 per tree,
Maintenance
Fee
Landscape YES $ 23,634.20 10% of verified cost estimate due prior to release of Financial
Maintenance Guaranty.
Bond
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June 1,2011

City of Novi Planning Department
45175 W. 10 Mile Rd.
Novi, MI 48375"3024

Re: FACADE ORDINANCE· Facade Ordinance Review
TOgllUtll American Headquarters, SPl1-22 & 22A
Fa/tade Region: I, Zoning District: RC, Building Size: 67,000 S,F.

Dear Ms. McBeth;
The following is the Facade Review for Preliminary Site Pllln Approval of the above referenced
project based on the drawings prepared by Faudie Architectlll'e, dated May 9, 20 [1. The
percentages of materials proposed for each fayade are as shown on the table below, The
maximum percentages allowed by the Schedule Reg\llating FaC(ade Materials of Ordinance
Section 2520 (1re shown in the right hand column, Materials In non-compliance with the Facade
Schedule, if any, are highlighted in bold,

East
NOl1h South West

West East Ordinunce Maximum
(Front) Com1 Court (Minimum)

Brick 95% 95% 96% 96% 98% 95% 100% (30%)
Flat metal Panels

5% 5% 4% 4% 2% 5% 50%
(Roof Screens)

ReCOllllllell(\lltioJl • As shown above the design is in full complilmce with the Facade Ordinance.
Section 9 Waiver not required fOl' this project. The drawings indicate the dumpstel' enclosure is
to be constructed using brick to match the building and thus is also in full compliance, A sample
board indicating the proposed color of brick should be submitted 011 01' before the date of the
Planning Commission meeting.

Notes to the Applicnnt:

Inspections· The City of Novi requires Fac;ade Inspection(s) for all projects. Materials displayed
on the approved sample boord will be compared to materials delivered to the site. It is the
applicant's responsibility to request the inspection of each fayade materiol at the appropriate
time, This ShO\lld occur immediately after the materials are delivered. Matel'ials must be
approved before installation on the building. Please contact the Novi Building Depat1ment's
Automllted Inspection Hotline at (248) 347·0480 to request the Fa/tade inspection.

[f yOll have any questions please do not hesitate to call.

Sincerely,

za:
~'&i ,sociates) Architects PC

/ ///
&(j£~hl~t!~:C~l*

Pllge 1of 1
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CllY COUNCIL

Mayor
David B. Landry

Mayor Pro Tem
Bob Gatt

Torry K. Margolis

Andrew Mutch

Dave Staudt

Justin FIscher

Wayne Wrobel

City Manager
Clay J, Pearson

DIrector of Public Safety
David Molloy

DIrector of Fire and EMS
Jeffrey Johnson

May 31,2011

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

RE: Tognum America Headquarters - Mackenzie South Technology Center

SPH: SP 11-22 & 11-22A, Preliminary/Final Site Plan

Prolect Description:

Site Development and Construction of a 68,475 S.F. single story commercIal building
primarily used as an Office/Research building.

Comments:

1. There Is a proposed patio area on the rear (south side) of the building that will Impede
the fire apparatus access to the building and the turning radll around the parking
lanes. This area needs to be reconfigured for proper access. Des 11-239(5)

2. The existing hydrant at the rear (south side) of the building Is now located too close to
the parking curb and shall be relocated so It is at least 10' and no more than 15' from
the back of the curb. Des 11-68(1)(1)0

3. An additional hydrant shall be added on the west side of the building In a landscape
parking Island so the hose-laying distance from the hydrant on Mackenzie Dr. and the
hydrant at the rear of the building are no more than 500' from the new hydrant
location. Des 11-68(jJ(l)c

Recommendation:

Since this plan was submitted as a Final Site Plan, approval cannot be recommended until
the above Items have been addressed. The PrelIminary Site Plan Is recommended for
approval since the above Items are all correctable.

Sincerely,

~/lJiC?~")
Michael W. Evans, CFPS
Fire Marshal

Novl Fire Dopartment
45125 W. Ten Mile Rd. cc: file
Novl, Michigan 48375
2118,349·2162
248.347·0570 (ax

cltyofnovl.org
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VIA ELECTRONIC MAIL & HAND DELIVERY

June 7, 2011

Kristen Kapelanski
City of Novi
45175 W. TenMile Rd.
Novi, Michigan 48375-3024

Re: Tognum America Headquarters
Site Plan # 11-22
Preliminary and Final Submittal

Dear Kristen:

NORTHERN
EQUITIES
GROUP

39000 COUNTRY CLUB DRIVE

FARMINGTON HILLS, MI 48331

After reviewing the various review letters received on June 2nd from the City and its
consultants, we will following changes to our Stamping Set Submittal (please note the
itelllnumbers used correspond to the item numbers of each original cOllunent):

Planning Review
1. The photometric plan will be revised to match site layout. Manufactures

specifications were provided and will be added to plans. Hours of operation
will be added to the plans.

2. Area is a patio for outdoor eating and will be identified as snch.
3. The parking and patio design has been modified to eliminate the "dead end"

drive isles and allow proper tuming radii for the Fire Department. The waiver
for raised end islands is no longer required.

4. Base on discussions with both departments we feel all of the issues in the
traffic and engineering review letters have been addressed. A revised plan will
be emailed to both traffic, engineering and fire departments prior to the
Planning Commission meeting.

S. All sheets will be 24" x 36"
6. The existing parcel known as "Mackenzie SOllth" will be modified with the

addition of land from the existing parcel to the west and south.

Facade Review

A sample brick will be provided.

Landscaping

II 4' wide landscape bed around pelimeter of building is confirmed.
• An ilTigation plan will be submitted.
• Applicant hereby clarifies that proposed landscape plan matches previously

submitted and approved ently landscape plan at the Mackenzie Road and
Haggerty intersection. A note will be added to the plan.

REAL ESTATE DEVELOPMENT,

CONSTRUCTION AND INVESTMENT



Fire Review

1. The parking and patio design has been modified to eliminate the "dead end"
drive isles and allow proper hmling radii.

2. The curb lines of the island around the existing hydrant have been modified to
comply with the requirements.

3. As discussed with the Fire Marshal, an additional fire hydrant will be added
along the west end of the building to meet requirements.

Engineering Review

General:

1. The City's standard detail sheets, as noted, will be included with stamping sets.
2. The master planned right-of-way widths have been noted for each road ways.
3. Light poles were previously shown, the depth of the foundations will be

compared to any and all utilities. The light poles will be relocated or license
agreements will be put in place, as necessalY.

4. All public utility easements have been shown and labeled on the revised plans.

Water Main:

5. Based upon the Fire Marshal's review letter and further discussions an additional
fire hydrant has been added to the west side of the proposed building. The
required permit applications and additional plan sets will be provided to the City'
Engineering Division.

Sanitmy Sewer

6. The sanitmy sewer basis of design will be added to the utility sheet. However, this
basis of design will remain identical to that of the office park because there is no
change in service area. The only proposed constmction is a relocation of a portion
of the sewer due to the location of the proposed building.

7. The sheet index has been updated.
8. The sanitary sewer pipe material has been revised to the proper PVC Tmss type.
9. The scale of the plans has been modified to the COlTect scale.
10. The testing bulkhead has been noted on the utility plan and profile.
11. The required permit applications along with the required plan sets will be

submitted to the City's Engineering Division.

Storm Sewer

12. The diameter of the manholes and catch basins have been noted on the utility plan
and profile.

13. Both MH IOD and CB D6 are existing stlllctures and were built as part of the
infrastl1lchlre for the office park. Based on the approved plans for the park, MH
lOD has no sump and CB D6 has a 2-foot sump. Neither of them have a plunge
pool. As discussed with the Engineering staff, it would have been wise to have



installed plunge pools at these locations. However, the original plans did not call
for them and they are existing. Therefore, no changes are proposed.

14. The lO-year HGL has been added to the storm sewer profiles.

Stonn Water Management Plan

15. The Storm Water Management Plan has been design in accordance with the
previously approved plan for the office park. As discussed with the engineering
staff, this site is essentially "grand fathered" from the new Chapter 5 Storm Water
Management Ordinance, because a plan was approved for the entire site.

16. As discussed with the engineering staff, the volume required per acre is actually
correct. This complies with the TR-55 storm water design for the entire office
park. Tile C factor provided was only included to indicate that this particular site
is below the C factor approved for the entire office park.

17. The C factor for the area over the detention basin is irrelevant because the office
park was designed using the TR-55 method, the relevant factor is the required
volume per acre from the approved office park's Storm Water Management plan.

18. The engineering staff is conect, the as-built volume has been corrected on the
plans.

19. Based upon the above issues and corrections, I believe that basin 0 will have
adequate volume in the fUhlre.

Paving & Grading

20. The proposed retaltllng wall, where parallel to the water main easement is
proposed outside the easement. There are two locations where the retaining wall
needs to cross the water main easement to allow for the necessary grading
requirements.

21. Due to the scale of the plans it is difficult to properly indicate the requested
grading within the drive approaches. Larger scale details have been added to the
plans so that the grading of each driveway can be adequately indicated.

22. The curb is not intended to continue through the sidewalk. The larger scale details
of the drive approaches will indicate this conditioll.

23. Again, the larger scale details of the drive approaches will indicate compliance
with this requirement.

24. The intended design was for a 4-inch curb, the note has been cOITected.
25. All islands have been modified to comply with both this conunent and the

comments in the Traffic review.

All other review comments are standard submittal requirements and will be addressed
at the time they are neceSS81Y.

Traffic Review

6. The boulevard drive approach to the north as well as the one Oil this site have
been previously approved by the prior City Traffic Consultant. Since this site
is being cOilstructed at this time and the site to the north is not. We would
propose to build the boulevard drive approach Oil this site with the
understanding that we will need to consult with the City's Traffic Consultant



with respect to the 1l00therly drive prior to any proposed construction on that
site.

7. Same response flS above.
8. We have moved the cross access easement to the real' of the site as requested.

However, we would like to not constlUct the driveway stub at this time. With
no Imowledge of the futme site design to the west and considering that the
applicant owns the land to west as well, we would propose to stripe this area
as parldllg spaces and agree to make the cross connection when the site to the
west is proposed. Thus, placing the cross connection in the proper place at
that time.

9. No comment necessary.
10, The STOP signs have been located <md dimensioned as 011tlined, on the larger

scale details of the drive approaches.
11. The grading within the larger scale details of the drive approaches prove that

ADA-compliant ramps are not necessary. The proposed grading is ADA
compliant.

12, This area of the parking lot has been revised per the Fire Marshal's review.
Therefore this comment is no longer relevant.

13. This area of the parking lot has been revised pel' the Fire Marshal's review,
Therefore this comment is no longer relevant.

14. The radius in question has been revised.
15. This area of the parking lot ha~ been revised per the Fire Marshal's review.

Therefore this comment is no longer relevant.
16. The landscape strip in question has been revised to comply with the 4-foot

minimum.
l7. All of the radii have been revj~ed to comply with this comment.
18. A note has been added to indicate the striping requirements.
19. The barrier-free van spaces have bcen relocated to the main entrance of the

building.
20. The striped cross walk has been modified to align with the type R ramp.
21. A note indicating the Striping colors has been added to the parking detail.
22. The modifications to the barrier free parking signs have been added to the

barrier free parking sign detail.

The remaining items pertain to permits and fees therefore do 110t require changes.
We look forward to meeting with you to discuss these items in more detail and/or
consider auy other concerns you may have.

Sincerely,

~ -----
Matthew~os~.,/
President
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