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Mal2les Place SP 12·15 
Consideration ot the request of Maple Place Investment LLC for Maples Place for revised 
Preliminary Site Plan, Phasing Plan and Stormwater Management Plan approval. The 
subject properly is localed on Ihe soulh side of 14 Mile Road and easl of Novi Road, in 
Section 2 of Ihe City. The properly lotals 3.46 acres and the applicant is proposing 10 
oller Ihe configuration of and uses permitted in Ihe previously approved oullots of the 
Maples Place shopping center. 

REQUIRED ACTION 
Approval or denial of Ihe revised Preliminary Sile Plan, Phasing Plan and Stormwaler 
Management Plan. 

REVIEW RESULT I DATE COMMENTS 
Planning Approval 04/09/12 Items 10 be addressed on Ihe revised 

recommended Final Sile Plan submittal. 
Engineering Approval 03/16/12 Items 10 be addressed on the revised 

recommended Final Site Plan submittal. --------------------------... .. ~--~. 
• Traffic Approval 03/13/12 Items to be addressed on the revised 

recommended Final Sile Plan submittal. 
Landscaping .Approval 03/13/12 • Landscape waiver required for lack 

recommended of street trees along Centennial. 
• Landscape waiver required for 

parking lot canopy trees. 
• Items to be addressed on Ihe 

revised finalSile Plan submittal. 
facade Approval 02/15/12 • Section 9 waiver required for 

recommended overages ot cultured brick veneer 
and asphalt shingles. 

• -- Sample board required. 
Fire Approval not 03/16/12 Applicant should provide hydrant 

recommended 10cCltlons and water main Information. 

- ._. -



Motion sheet 

Approval - revised Preliminary Site Plan and Phasing Plan 
In the molter of the request Maple Place Investment, LLC for Maples Place SP 12-15, 
motion to approve the revised Preliminary Sile Plan and Phasing Plan, subject to the 
following: 

a. Landscape waiver for the lack of street trees along Centennial; 
b. Landscape waiver for the lack of parking lot canopy trees; 
c. Facade waiver for the overages of cultured brick veneer and asphalt 

shingles; 
d. Applicant submilting the required Im;:ade board; 
e. Applicant providing hydrant locations and water main information; and 
f. Compliance with all the conditions and requirements listed in the staff and 

consultant review lelfers; 
g. (additional conditions here if any) 

(because the plan is otherwise in compliance with the approved PUD Agreement 
and all other applicable provisions of the Zoning Ordinance.) 

Approval- revised Stormwgter Management Plan 
In the molter of the request of Maple Place Investment, llC for Maples Place, SP 12-15, 
motion to approve of Ihe revised Stormwater Management Plan, subject to: 

a. Compliance with all the conditions and requirements listed in the staff and 
consultant review lelfers; 

b. (additional conditions here if any) 

(because the plan is otherwise in compliance with Chapter I' of the Code of 
Ordinances and the approved PUD Agreement.) 



Denial - revised Preliminary Site Plan and Phasing Plan 
In the molter of the request of Maple Place Investment llC for Maples Place, SP 12-15, 
motion to deny the revised Preliminary Site Plan and Phasing Plan ... because the plan is 
not in compliance with the approved PUD Agreement. 

Qenial- reviSl'ld.Stormwaler Management Plan 
In Ihe maUer of the request of Maple Place Investment lLC for Maples Place, SP 12-15, 
molion to deny of the lS!yised Stormwater MqnaQement Plan ... because the plan is not in 
compliance with Chapter 11 of the Code of Ordinances and the approved PUD 
Agreement. 
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Pelltloner 
Maple Place Investment. LLC 

Rev!ewType 
PreliminarylFinal Site Plan 

Properly Chafacterlsllcs 
• SUe Location: 
• Site Zoning: 
• Adjoining Zoning: 

• Site Users): 
• Adjoining Uses: 

• Site Size: 
• Plan Date: 

Prolect Summory 

PLAN REVIEW CENTER REPORT 
April 9. 2012 

Planning Review 
Maples Place 

SP 12-15 

Soolh of 14 Mile Road. Easl of Novi Road (Secl/on 2) 
RA. Residential Acreage. WITH AN PUD AGREEMENT 
Norlh: Commerce Township; Easl: RA (acfoss Centennial Drive); 
Wesl: RM-I PRO (acfoss Novl Rood); South: RA 
Currently Vacant Land 
North: Commerce Township; East: Altached Residential (across 
Centennial Drive); Wesl: Maple Manor Convalescent Home{across 
Novl Road); South: Golf Course. Allached Residential 
3.46 acres 
01/09/12 

The Maples Place shopping center was approved under Ihe originally sUbmilled and approved. 
Maples Place PUD. which showed a shopping center In Ihe 10callon of the subject property. The 
main shopping center building was constructed as port of SP98·04. Two of the outlots shown on 
that plan have not been consiructed. The applicanlls now proposing to alter Ihe configura lion 
and uses permitted in those oullots. 

Under Ihe proposed development project. Ihe 6.000 sq. fl. building fronting on Fourteen Mile 
Road would be reclassified from speclfically restaurant use to any use permitted In B-2. Minor 
changes to Ihe building and site layoui have also been proposed. A porllon of the 6.000 sq. ft. 
building {'Building D'). will be used as a dentist's office; the romainder of Ihe building use has not 
been specifically identified. The square foolage of the office building to the south ot Building D 
has been changed from 24.900 sq. fi, fo 24.384 sq. fl. 10 belter reflecl the aelual square foolage 
of the building. Minor changes 10 the parking lot layout surrounding the 24.384 sq. ft. office 
building are also proposed. The building foolprlnl will remain the some. Additionally. a revised 
phasing plan for Ihe 3,46 acres has been proposed. 

Under the PUD Agreemenl and the former PUO Ordinance. a substantial change to the approved 
PUD area plan requires formal submittal as a plan change to City Council. While a minor change 
does nol, Staff Is of the opinion thai these issues are not a substanlial change to the orlginaliy 
approved PUD area plan and Ihal the amendments should be reviewed as a change 10 the 
originally approved site plan. SP98·04, only. The PUD Ordinance (Section 2700 of the Zoning 
Ordinance - since relracted) required all Preliminary Site Plans be reviewed and approved by the 
Planning Commission. Planning Commission review and approval of the revised Preliminary Sile 
Plan is required. 



Planning Review 01 PrellmlnOly/Flnal SUe Plan 
Maples Place 
SPI2-/S 
Recommendation 

April 9, 2012 
Page 2 013 

Approval 01 Ihe PrelimInary Slle Plan, only, Is recommended, so long as there are no changes 10 
Ihe permit led uses. The Final Site Plan cannol be approved unlll Ihe Issues idenlilled below and in 
Ihe allached review lellers have been addressed. The applicant should make Ihe appropriate 
corrections to the plan and submit a revised Final Site Plan for review and approval. 

Review Standards 
This projee! was reviewed under the standards of the PUD agreement covering Ihe sile. 

I. Elevations and landscape Plans: No elevalions. floor plans or landscape plans for the 
24.384 office building have been submllted. Elevations, 1I00r plans and landscape plans 
for Ihe Phase 2 building should be provided. It appears changes to any previously 
approved landscape plan would be required as parking lot landscape Islands haVe been 
added to the site. If elevallans and lIoor plans were previously approved as part of SP9S· 
04 and no changes are proposed. Ihose elevations and lIoor plans shOUld be Included for 
reference. 

2. Parking: Phase 2 01 Ihe proposed plan requires 110 spaces and 82 spaces have been 
Included In Phase 2. However. when combined with Phase L adequate parking for bolh 
phases Is provided. A condition of the Stamping Sel approval will be thaI Phase 1 musl be 
constructed prior to Phase 2. Alternately. the applicant could adjusl Ihe phasing lines 10 
provide adequale parking lor Phase 2. 

3. 8arrler Free Spgces: A minimum of 4 barrier free spaces must be Induded In Phase 2. The 
applicant should add one barrier free space to Phase 2. 

4. Dumpsler Screening: Dumpster screening details should be InclUded with the next plan 
submlHal. 

5. Pholomeldc Plgn: No photometric details have been provided. A photometric plan for 
both Phases 1 'and 2 shQuld be tncluded with the next plan submlHal. Refer to Section 2511 
of the Zoning Ordinance for photomelrlc plan requirements. 

6. B-2 Uses; The applicant has proposed 01/ B-2 uses be permitted in the speculative space 
(2.06 1 sq. fLl of Building D. The PUD Agreementllmils Ihe reloll uses allowed In this area 10 
"fOOd slore. drug store. hardware/appliance. haIr/beauty salon. ealery/entertainment. 
clothing/apparel and personal servIce" and limits Ihe ollice uses to "legal. dental, 
clinic/medical. health club/aerobics. accounting. Insurance and IInancial services." This 
change In uses would not be permitled unless Ihe PUD Agreemenl and PUD area plan 
were amended by Ihe City Council oller a fuli hearing process under the PUD Ordinance. 

Response LeHer 
A leller lrom either the applicant or the applicant's represenlalive addressing commenls In this. 
and in the olher review letlers. is requesled with the nexl plan submittal. 

Slle Addressing 
The applicant should con toe! Ihe Building Division for an address pdor to applying for a building 
permit. Building permit applicalions cannot be processed without a correct address. The address 
oppllcalion can be tound on the Internet at www.ci!yo!novj.ora under the forms page of Ihe 
Communily Developmenl Department. 

Please conlacl Jeannie Niland [248.347.04381 In Ihe Community Development Departmenl wilh 
any specilic quesllons regarding addreSSing 01 sites. 

Pre-Construcllon Meellng 
Prior to the start of any work on the site, Pre-Conslrucllon (Pre-ConI meelings must be held with 
the appllcanl's conlractor and the City's consul ling engineer. Pre-Con meelings are generally 
held aller Slamping Sels have been Issued and prior to Ihe slarl of any work on the sile. There are 



Plonnlng Review of Prellmlnory/Flnol Site Pion 
Maples Place 
SP/2-/S 

April 9, 20/2 
Page 3 of 3 

a variety of requirements. fees and permits that must be Issued before a Pre-Con can be 
scheduled. If you have questions regarding the Pre-Con, please contact Sarah Marchioni 
[248.347.0430 or smarchioni@cityofnovi.org) in the Community Development Department. 

If the applicant has any questions concerning the above review or Ihe process In general. do not 
hesitale to contact me at 248.347.0586 or kkapelanski@cityofnovl.org. 



Planning Review Summary Chart 
Maples Place SP 12·15 
Preliminary/Final Site Plan 
Site Plan Date: 01/09/12 

Bolded Items 10 be addressed on Final Site Plan. 

Item Required Prooosed 
Master Plan Community No change 

Commercial 
Zoning RA. Residenlial No change 

Acreage with a PUD 
Agreement 

UsEO{Mqplils Convenience 6.000 sq. II. Office 

ry\? ................. Commercial and IBldg.D) 
Agreement) Ollice Uses 

24.384 sa. fl, Office 
Building Heights 30 feel maximum Bldg, D: 29 ft. 
1~e:4.:24.®i 

24.3B4 sq, II. Office: 
Elevations not 
provided 

Building Setbacks (Seci'2400) 
Front Yard 30 feet 50leel 
(Norlh) 

Inlerior Side 15 feel 40leel 
Yard [Easl) 

Inlerlor Side 151eel 70 feet 
Yard (West) 

Rear Yard 20 feel 118 feet 
(Soulh) 

Parking Setbacks Se<:"2400) 
Front Yard 20leet 24 feet 
(Norfh) 

Interior Side 15 lee I 421eel 
(East) 

Inlelior Side 151eet 71eel 
Yard (West) 

Rear Yard 20leel 39 feel 
(South) 
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Meets i 
Requirements? Comments 
Yes 

Yes 

Yes Uses outlined in the 
Maples Place PUD 
Agreemenl. 

Yes Elevations lor Ihe 
24.384 sq. It. office 
have not been 
provided. See plan 
review leiter for 
additional 
Inlormanon. 

Yes 

! 

Yes 

Yes 

Yes 

Yes 

Yes 

No Localion of parking 
approved with 
previous plan SF98-
04, 

Yes 



Meets 
Item Required Proposed Requirements? Comments 
Parking 

Number of Phase I Phase I: 91 spaces Yes Applicant must 
Parking Medical Ollice: One construct Phase 1 
Spaces (Sec. space lor each 167 Phase 2: 82 spaces prior to the 
2505) sq. ft. construction of 

173 spaces Phase 21n order to 
3,339 sq. It. / 167 ~ 20 provided total meet parktng 
spaces required requirements. 

Restaurant: One 
space lor each 70 
sq. ft. 

2,661 sq. It. / 70 ~ 38 
spaces 

58 spaces required 
tor Phase 1 

Phase 2 
General Ottice: One 
space lor each 222 
sq. It. 

24,384 /222 ~ 110 
spaces required lor 
Phase 2 

168 spaces required 
for the entire site 

Parking 9' x 19' parking 9' x 19' and 9'x 17' Yes Spaces appear to 
Space space dimensions ( angel parking be dimensioned to 
Dimensions 9' x 17' if over spaces proposed. back at curb and 
and sidewalk) and 24 24' wide should be 
Maneu,,<;lring leet wide drives maneuvering lanes dimensioned to 
lanes (Sec! are proposed. 4" face at curb. See 
250:6" curb Indicated the traHlc review 

where required. leHer for addllional 
Information. 

8arrler Free Parking 
Barrier Free Phase I: 4 barrier Phase I: 5 No One additional van 
Spac<;l~ free (I van accessible spaces accessible space 
JBsWer.·Free accessible) (4 van accessible) should be Included 

Q~.slgd In Phase 2. 
MOnual) Phase 2: 4 barrier Phase 2: 3 

free (I van accessible spaces 
accessible) (2 van accessible) 
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Meets 
Item Reaulred Proposed Requirements? Comments 

Borrier Free I sign for eoch No signs provided No Applicant should 

~~~n~J~~Uj;;i accessible space provide one barrier 

Mi:i~golig required. free sign for each 
space. 

Other 
Dumpster Refuse must be Dumpster sel back No Applicant should 
and Refuse contained properly 79 leelfrom nearesl provide screening 
1(;;6g~f~tJj; properly line and details In 
~e6;~r6;~20i For dumpsters: 10 feet from accordance with 
GHif'l~rlj 8uildlngD. Zoning Ordinance ,'ceeepe'e 
~(;J¢';;2lj Screen wall or fence requirements. 
81"lsI5n8; required for all Screening details 
~pp~~cli%$ e, 

dumpsters. musl be not provided. 
S{joJ15;2M;& at leml live feel In 
i!.pj5~ni:lixA heigh!, and provided 
se6' on three sides. 
"'~,-'.',,', --'-------
'45{X3.LP) Enclosure to match 

building materials 

No detached 
accessory building 
shalt be located 
closer Ihan len (to) 
leel to any main 
building nor shall it 
be located closer 
Ihan (6) leel 10 any 
Interior side 101 or 
rear 101 line. 

loading Musl be located in Building D: 1.000 sq. Yes loading zone for 
~PClc~s {Sec, rear yard at aralia I I. provided In rear 24.384 sq. II. Office 
2501.'5) of to sq. It.lor each of building previously 

front foot 01 building. approved as parI 
24.384 sq. II. Office: No of SP98·04. 

Building D: 600 sq. fl. 650 sq. ft. provided 
required in Ihe side yard 

24.384 sq. It. Olflce: 
1.480 sq. fl. required 

Exlerior Photomelric plan lighting plan not No Applicant should 
UQhJil1g .. 

e 
••• e 

and exterior lighting provided. provide 
{Sec;:25II) delails needed 01 photometric plan 

final site plan for site IIghling. 
Sidewalks 5 It. sidewalk Sidewalk existing Yes See Ihe Irafflc 
(¢ifi¢qd~ required along Ten along Fourteen Mile levlew leHer 101 
Se2;n~:216 Mile Rood. Rood. additional 
bl Intormotlon on 

Site should be providing 
connected 10 pedestrian 

Poge 301 4 



Meets 
Item ReQuired Proposed ReQuirements? Comments 

sidewall<: system. c.onnectlons. 

Sig~s fOflY CQnlg~1 J~gnnl~ 
C()~eChap! bl!!gtlQ gt 248-735-
2$) 5671'! for sigO Qe[rnil 

Information. 

Poge,; 01'; 
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Pelltloner 

PLAN REVIEW CENTER REPORT 
March 16,2012 

Engineering Review 
Maples Place 

SP12-15 

Maple Place Investment. LLC" property owner 

ReylewType 
Preliminary Site Pion/final Site Plan 

Properly Chargqterlsllcs 
• Site Location: 
• Site Size: 
• Plan Dole: 

Prolect Summgry 

S. of 14Mtle 
3.4643 acres 
3/1/2012 

• Constrvctlon of the Iwo phose project which Includes a 6,000 sq fl. building (Phase I) 
and a 24.384 sq fl. building (Phase II) along wilh Ihe associaled parking. Site access 
would be provided by exlsllng access drive within Ihe existing portion of Maples 
Place. 

, Walerselvlce for Phase I and II would be provided by Ihe exlsling 12-lnch and 8-lnch 
waler main sections parallel to 14 Mile Rd within parcel boundaries. A 2-inch 
domestic lead and a 6-lnch fire lead would be provided to selVe each of the 
buildings. 

• Sanitary sewer selVlce would be provided by the existing 8-lnch sanitary sewer with 
a 6-lnch domestic lead connected to each of the proposed buildings. 

• Storm water would be collected by the exlsilng storm sewer system with the addition 
of a new catch basin and storm sewer segment In Phase I and a new caleh basin 
consiructed over the exlsllng storm sewer In Phase II. The storm sewer discharges Inio 
two existing sediment forebays/basln on the south property line. 

• Phose II parking requirements are dependent on parking supplied In Phase I. 

Recommendation 
Approval of the Preliminary SHe Plan Is recommended. 
Approval of the Final Site Plan Is NOT recommended. 

Comments: 



Eng/neeTlng Review 01 Preliminary/Final SUe PICIn 
Maples Place 

March 16,2012 
Poge20/4 

SP# 12-15 

The Preliminary Site Plan meels the general requirements of Chapler II of the Code of 
Ordinances, the storm Waler Management Ordinance and/or the Engineering Design 
Manual. 

The Final SIte Plan does not meet the general requirements of Chapter II of the Code 
of Ordinances, the storm Water Management Ordinance and/or the Engineering 
Design Manual. The following must be addressed prior to resubmillal: 

Generql 

1. 

2. 

3. 

4. 

Show all existing and proposed cross-access and drainage easements on 
plans with IIber and page. 
Provide a note on the plans thai all work shall conform to Ihe current City of 
Novi standards and specillcal!ons. 
Provide the City's standard detail sheets storm sewer (1 Sheet-6/15/98) and 
paving {1 Sheet-I 2/15/00) at Ihe time of the Stamping Sel submillal. 
Properly detail Ihe existing versus the proposed sidewalk. The plan set shows 
areas of proposed Sidewalk as existing. 

paving & Grading 
5. Revise the grading plan to Include contours. at 2 fl. Inlervals, of the eXisting 

and proposed elevations 
6. Revise 4" Concrele Sidewalk Detail 10 Include '!.. inch per foot side slope 

towards drainage side. 
7. Provide a cross-sedlon detail for any proposed/modified retaining walls. 

storm Sewer 
8. A minimum cover of 3 fl. will be malnlalned for all proposed storm sewer 

facilities. 
9. Provide a profile of all proposed storm sewer. 
10. Provide a delail for Ihe new catch basin conslruded over the exisflng storm 

sewer 

storm Water Manggement Plan 
11. Provide calculations/survey to verifying that the capacity of the exlsflng storm 

waler discharge system Is functioning wllh an operating capacity as 
designated In the original P,U.D. agreement. If the existing system does not 
meet the original design capaclly, revise the storm water management plan 
accordingly. 

12. Revise the exlsling storm water management plan for Maples Place to reflect 
the proposed site plan. 



Englll~Qrlng RevIew 01 Preliminary /Flna/ Sile Plall 
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SP# 12-15 

The !ollowlng musl be submitted with Ihe Flllgl Sile Plgn: 

March 16,2012 
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13. A letter from ellher Ihe applicani or Ihe applicant's engineer musl be 
submilled wifh the Stamping Sel highlighting the changes made to ihe plans 
addressing each of the comments listed above and jndlcgiing Ihe revised 
sheets Involved. Addillonally, a statement must be provided slating that all 
changes to the plan have been discussed In the applicant's response leller. 

14. An /lemlzed consirucllon cost esilmate must be submilled to the Community 
Development Department for the determination of plan review and 
construction Inspection lees. This estimate should only Include the civil site 
work and nol any costs assoclaled with construcllon of the building or any 
demolition work. The estlmale must be lIemlzed for each utilify (waler, 
sanlfary, storm sewer), on-site paving (square foofage), rlghl-of-way paving 
(Including proposed righf-ol-way), grading, and fhe sform wafer basin (basin 
construcflon, confrol slrucfure, pretreatment strucfure and restoration). 

The following musf be submllted with fhe Sfgmplng Sel; 
(Please note that all documents musf be submlfled togefher as a package with Ihe 
Sfamplng Set submittal. Parllal submlflals will D.Q1 be accepted). 

15. A draft copy of the proposed Ingress/egress easement for shared use of the 
drive entry on Fourteen Mile Rd or a copy of an exlsfing Ingress/egress 
easement must be submliled to fhe Community Developmen1. 

16. A 20-foot wide easement where storm sewer or surface drainage crosses lot 
boundaries must be shown on the Exhibit B drawings of the Master Deed. 

17. Executed copies of any required off·slte utilily easements (If any are required) 
or copies of existing ofl-slle utlilly easements must be submitted to the 
Community Development Department. 

The following must be addressed prior 10 conslrucllon; 
18. A pre-construction meeting shall be required prior to any sile work being 

started. Please contacf Sarah Marchlonl In the Communily Development 
Department to setup a meeting (248-347-0430). 

19. A Cily of Novl Grading Permit will be required prior to any grading on the site. 
lhls permit will be Issued at the pre-construcllon meeting (no application 
required). A grading permit fee In the amount of $TBD must be paid to the 
City Treasurer's Office. 

20. Material certifications must be submitted to Spalding DeDecker for review 
pnor to the construction of any utilities on the slle. Contact Ted Meadows at 
248-844-5400 for more informalion. 

21. Construction Inspection fees In the amount of $TBD musl be paid 10 the CUy 
Treasurer's Office. 

22. A sform water performance guarantee In the amounl 01 $IBD (equal 10 150% 
of the cost required fo complete the storm water management facilities) as 
specified In the storm Water Management Ordinance must be posted al the 
Treasurer's Office. 
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SP# 12-15 

23. Water and Sanitary Sewer Fees must be paid prior to the pre-construclJon 
meeting, Contacl the Water & Sewer Departmenl at 248-735-5642 to 
determine the amount of these fees. 

24, A Soli ErosIon Conlrol Permit musl be obtaIned from the City of Novl, Contact 
Sarah Marchlonl In the Communlly Development Department. Building 
Division [248-347-0430) for forms and Information. lhe financial guarantee 
and Inspedlon fees will be determined during the SESC review. 

25. An Inspecllon permit for the sanitary sewer tap must be obtained from the 
Oakland County Water Resource Commissioner. 

26. Permits for the conslruction of each retaining wall must be obtained from the 
Communlly Development Department (248-347-0415). 

The followtng must be qddressed prior to Issuance of a Temporary Certlltcoteof 
Occupancy approval for the deyelopment: 

27. The amount of Ihe Incomplete site work performance guarantee for this 
development al this lime Is $TBD (equal to 1,5 times the amount required 10 
complete the site Improvements, excluding the storm water facllilies) as 
specified in the Performance Guarantee Ordinance. This guarantee will be 
posted prior to TCO, at which time It may be reduced based on percentage 
of construcllon completed. 

28. All easemenls and agreements referenced above must be executed, 
notarlled and approved by the CUy Allorney and City Engineer. 

29. Spalding DeDecker will prepare Ihe record drawings for this development. 
The record drawings will be prepared In accordance wllh Arllcle XII, Design 
and Conslrucllon SIandards. Chapler I ) of the Novl Code of Ordinances. 

30. A leller of credll or cash In an amounl of $TBD (10% of fhe cost of storm wafer 
facilifies for projects of less than $100,000, or 5% for fhe cost of proJects over 
$100,000) must be posted for the storm water facll1tles. This deposit will be 
held for one year afler the dale of completion of construellon and final 
Inspecllon or'the storm water facililies. 

Please conlacl Adam Wayne 01 (248) 735-5648 with any questions, 

co; 8e. er;;;., Engineering 
8rlon Cobum. Engineering 
Krlslen Kopelamkl. Community Davelopment Deporlmenl 
Tina Glenn. Waler &. Sewer Dept. 
Sheila Weber. Treasurer's 
T. Meadow,. C. Sopp: Spalding DeDecker 
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March 13,2012 

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

SUB]ECl': Maples Place (3.46 acres), SP#12-1S, 
Traffic Review of Preliminary and Final Site Plan 

Dear Ms. McBeth: 

IlmlllmOYe 
JUUUW, lit. 

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

Recommendation 

We recommend approval of the preliminary site plan only, subject to the Issues shown below in 
bold being satisfactorily addressed in a revised final site plan. 

Project Description 
What Is the applicant proposing? 

I. The applicant, Maples Place Investment, LLC (David Goldberg), Is proposing a two-phase 
completion of the commercial elements of the Maples Place PUD (see attached aerial). 
Phase I would consist ofa one-story, 6,000-s,(. building near 14 Mile Road, to be divided 
into a 3,339-s,(. dental offlce and 2,66 I s.f. of unspecified tenant space. The applicant's 
letter reviews the PUD's history, noting that the 6,000-s.(. building previously planned for 
this portion of the site would have consisted of a restaurant (see attached excerpt of the 
final site plan stamped in June 1999). The applicant's letter goes on to express the desire is 
to "modify the permitted uses [within this building] from specifically a 'Restaurant' use, to 
any permitted uses allowed In the City of Novl's B.2 %oning classification" (emphasis added 
by BA). We believe that this needs to be clarified. since one of the principal permitted 
uses within a B-2 district is a sit-down restaurant (others including miscellaneous retail, 
personal and professional services, other small offices, and instructional centers). 

2. Phase 2 would consist of a two-story. 24,384-5.1. general office bUilding more to the rear of 
the site. This building would likely use some of the parking west of the Phase I building, as 
well as a new lot along the south and east sides of the site. 

3. The applicant's letter also states that "there Is no proposed change whatsoever to the 
layout or configuration of the site ... ". This Is not be strictly true. however. as a close 
comparison of the current plan the to the previously approved plan (excerpted in the 
attachment to this letter) reveals a number of changes In the design of the parking lots 
(size of Islands. number of spaces, locations of barrier-free spaces. etc.). 

Birchler AIYQYo Associates. Inc 28021 Southfield Road. lathrup Vi!iage. 1"11 48076 248.423. 1776 
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Trip Generation 
How much traffic would the proposed development generate? 

4. The proposed dental office can be expected to generate 8 one-way vehicle trips In the AM 
peak hour (6 in and 2 out) and 14 one·way vehicle trips In the PM peak hour (4 in and 10 
out). The remaining space within the Phase I building could generate III either peak hour 
as few as 3-7 trips If used as a small retail shop or office, and as many as 30-31 trips if used 
as a sit-down restaurant (some from pass-by traffic or elsewhere on the site), 

5, The proposed Phase 2 office building can be expected to generate 61 trips In the AM peak 
hour (54 in and 7 out) and 106 trips In the PM peak hour (18 in and 88 out), 

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

6. Not applicable. as both buildings would be accessed by existing driveways. 

Vehicular Access Improvements 
Will there be any Improvements to the abutting road at the proposed driveways? 

7, Not applicable. as both buildings would be accessed by existing driveways. 

Driveway Design and Control 
Are the driveways acceptably designed and signed 1 

B. Not applicable. as both buildings would be accessed by existing driveways. 

Pedestrian Access 
Are pedestrians safely and reasonably accommodated? 

9. No. Pedestrians wanting to walk to the Phase I building (e.g .. residents of the future 
Maples Manor senior housing complex that may want to walk to the proposed dental 
office) would not be well-sel'Ved, The sidewalk along the front of the Phase I 
building should be extended 24 ft to the 14 Mile Road sidewalk. If the applicant 
prefers, this extension could narrow to 5 ft from the 7 ft used adjacent to the 
parking lot. 

10. Pedestrian ramps are shown relative to striped parking spaces only on engineering sheets 
4-5 and. at least for the Phase I building. on landscape sheet L-O I. Ramps should also 
be shown on the engineering sheet I, the CompOSite Plan. 

II. The parallel pedestrian ramps on the north side of the Phase 2 building (shown on sheet 4) 
are centered on the doors but would not be accessible from the parking lot with a vehicle 
parked In the abutting space. These ramps should be spread so that the landing 
extends from the west side of the 5·ft·wlde access aisle to the east side of the 8-
ft-wide access aisle. This will require a bumper block for the Intervening space. 

Birchler' ArYoyo Associates, Inc. 28021 Southfield Road, La1hrup Village, 1"11 48076 248.423.1776 
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An alternative design could be considered, as long as access to the ramps Is not 
blocked by a parking vehicle. 

12, The [,arallel [,edestrian ram['s on the east side of the Phase 2 building align with the 5-ft­
wide access aisle. To better serve potential wheelchair users, the landing 
between ramps should be lengthened to also abut the 8·rt-wide access aisle. 

Parking and Circulation 
Is the parking layout sati,factory? Can vehicles safely and convenJently maneuver through the site? 

13. The two large Islands Immediately west of the Phase I building are designed 2 
ft too short. Per Sec 2506.13 o( the Zoning Ordinance, end Islands are generally to be 
constructed 3 (t shorter than the adjacent parking stall. or 32 (t long given the two 19-(t­
long end-to-end stalls. 

14. To comply with Zoning Ordinance specifications (or parking space width, all end spaces 
must be drawn and noted as being either a ft wide (if barrier-free) or 9 ft wide (If not), 
referenced to the face of curb. These plans appear to incorrectly reference 
parking space width to back of curb. 

15. The existing curb at the northwest corner of the Phase I parking lot should be 
extended more smoothly Into the newly paved area, and the radius of the 
proper (continuous) curve should be dimensioned. 

16. To meet current City standards, the thickened edge sidewalks should rise no more 
than 4 Inches above the adjacent pavement, at least where there are abutting 
17-ft-long parking spaces which require maximum vehicle overhang of the 
walk. Similarly, curbs adjacent to parking spaces should rise no higher than 4 
Inches above the adjacent pavement. 

17. City policy requires compliance with the Michigan Manual on Uniform Trafftc Control Devices. 
Accordingly: 

a. A note should be added Indicating compliance with the 20 II MMUTCD. 

b, Non-barrler-free parking spaces must be striped with white paint (not 
yellow), and barrler·free pavement markings should be the normal shade of 
blue. Relative to the latter, the wheelchair symbol In each designated 
space should face the aisle (not the sidewalk), from either the center of the 
space or a location somewhat closer to the drive aisle. Also, the cross­
hatching of the access aisles should span the aisles at a sharper angle than 
shown (desirably 45°). 

c. Each barrier-free parking space adjacent to a S-ft-wlde access aisle must be 
equipped with a RESERVED PARKING (R7-8) sign, and each barrier-free 
parking space adjacent to an 8-ft-wlde' access aisle must be equipped with a 
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R7-S sign supplemented by a R7·Sa (VAN ACCESSIBLE) sign. There 
should be a minimum of 7 rt under each R7·8 sign and a minimum of 6 ft­
l Inches under each R7·8a sign. The signs for spaces around the periphery 
of a parking lot should be at the back of the sidewalk (or on the building 
fa~ade If appropriate), and posts (or signs at Interior spaces should be 
embedded within concrete-filled steel posts painted yellow. 

18. The locations of barrier-free parking spaces may have to be adjusted, not only 
to worl( with proposed sidewalk ramps, but also to provide satisfactory 
locations for the signing required at each such space. 

19, The designated loading xone at the south end of the Phase I building Is not Identified with 
any striping or signing. Per normal practice in Novi. the loading zone should be 
crosshatched with <I·lnch-wlde yellow striping <I ft on.center, and a NO 
PARKING - LOADING ZONE (R7-6) sign should be placed midway along the 
south side of the zone, 2. ft behind the curb. 

20. A Signing Quantities table should be added, listing each sign by verbal 
description, MMUTCD sign code, and quantity required. 

Sincerely, 
BIRCHLER ARROYO ASSOCIATES. INC, 

Rodney L. Arroyo, AICP 
Vice President 

Attachments: 
Aerial photo 
Excerpt of 1999 final site plan 

WIlliam A. Stimpson. P.E. 
Director of Tra(fie Engineering 

Birchle,' An-oyo Associates, Inc. 7.8021 Southfield Road, Lathrup Village, 1"11 48076 248.423.1776 
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LANDSCAPE REVIEW 



cityolnovl,org 

Pelliioner 
Maple Place Investment, llC 

ReylewType 
Preliminary/Final Site Plan 

Property Chgrgcterlstlcs 

PLAN REVIEW CENTER REPORT 
March 13, 2012 

Preliminary & Final Landscape Review 
Maples Place SP#12-15 

Site location: South of 14 Mile Road, East of Novi Road (Section 2) 
Site Zoning: RA, Residential Acreage, WITH AN PUD AGREEMENT 
AdjOining Zoning: North: Commerce Township; East: RA (across Centennial Drive); 
West: RM·I PRO (across Novl Road); South: RA 
Site Users): Currently Vacant land 
Adjoining Uses: North: Commerce Township; East: Aitached Residential (across 

Site Size: 
Plan Date: 

Recommendation 

Centennial Drive); West: Maple Manor Convalescent 
Home(across Novi Road); Soulh: Golf Course, Allached Residenlial 
3.46 acres 
01/09/12 

Approval of fhe Preliminary Site Plan for Maples Place SP#12·15Is recommended. 

Approval of fhe Final Site Plan for Maples Place SP#12·15 cannot be recommended at 
this lime. 

Please address the concerns noted below upon subsequent submlllai. 

Ordinance Considerations 
Adlgcenllo Resldenllal- Butler {Sec. 2509.3.a.} 

I. Mature vegetation located on the east side of the Phase I building currently 
buffers the site from adjacent residential properly. This vegetation will be 
preserved. Details should be provided on Ihe existing landscape bed depicted 
In Ihls area of Ihe plan. 

2. Much more Informal Ion would have 10 be included with the plan selin order 10 
verify and recommend approval for the Phase 2 section of Ihe project site. No 
landscape detail Is shown for the Phose 2 portion. Buffering In this area could be 
crlllcal due to Ihe Immediately adjacent resldenllal facility. 

3, A tolal of 70% to 75% of the storm basin rim area must be planled wlth native 
shrubs. AI Ihls time the Applicant has nol provided information on the current 



preliminary & FInal Landscape Plan 
Maples Place 

Marcll1</, 2012 
Page 20f 3 

storm basin facility for these phases on the current plan. The Applicant should 
provide Information on Ihe storm control system. 1/ may be that the system as 1/ 
exists meet current ordinance requirements and intents. 

Adlacent to Public Rights-of-Way - Berm [Wgill & Buffer (Sec. 25Q9.3.b.l 
I. No allerations are proposed or required along the public rights-aI-way. No 

landscape modlficalions are proposed in this area. 

SIreet Tree Requirements (Sec. 2509.3.b.l 
1. Eight Slreet Trees are required along the Fourteen Mile frontage. This 

requirement has been met. 
2. By virtue 01 the existing woodland to remain. the requirement for street Trees may 

be met along the Centennial Drive frontage. The Applicant should request a 
Planning Commission waiver for relief of the Street Tree requirement on 
Centennial. 

f.9.rk!ng Landscape (Sec. 2509.3.c.l 
I. Calculations have been provided for the required Phase 1 Parking Lol 

Landscape Area per Ordinance requirement. The Applicant Is required to install 
a total of 1,829 square feel of Inlerior Parking Lol Landscape Area. This 
requirement Is deficient by 643 square feef. Interior Parking Lot Landscape Area 
requirements for Phase 2 are not shown; "cannot be ascertained If Phase 2 
landscape will meel requirements. 

2. Calculations have been provided for the required Phase 1 Parking Lot Canopy 
Trees. A total of 251rees are required. Six (6) trees have been provided leaving 
a deficiency of 19 trees. Inlerlor Parking Canopy Tree requirements for Phase 2 
are not shown; II cannot be ascertained If Phase 2 will meet Canopy Tree 
requirements. 

3. Perimeter Parking Lot Canopy Trees are required at one per 35 If. Existing 
healthy trees and frees counled toward Interior parking lot landscape may be 
counted toward this requirement. Please provide calculallons for the required 
Perimeter Parking Lot Canopy Trees. 

Building Foundallon Landscape (Sec. 2509.3.d.l 
I. A 4' wide landscape bed is required along all building foundations with the 

exception of access points. The Applicant has met this requirement for Phase I; 
Building Foundallon Landscape requirements lor Phase 2 are nol shown: It 
cannot be ascertained If Phase 2 will meet Canopy Tree requirements. 

2. An area 8' wide multiplied by the length of building foundations is required as 
foundation landscape area. Due to the high access required for both 
pedestrians and vehicles, II Is not possible to Instalt ail the required building 
foundalion landscape direclly 01 the building. However, as previously 
mentioned. the Applicant has provided considerably more interior parking 101 
landscape area than is required. 
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Maples Place 

Plonillst (lDM) 

March 14; 2012 
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I. The Plant List meels Ihe requiremenls of the Ordinance and Landscape Design 
Manual. 

Pignting Details & Nolatlons HOM) 
I. Planting Details and Nolalions meet the requirements of the Ordinance and 

Landscape Design Manual. 

Irrlgallon (Sec. 2509 3.f.(6)(b)) 
I. All landscape areas are required to be irrigaled. A note has been provided 

stating Ihat the exisling irrigation system will be appropriately modified in the 
area of the addition. 

General 
I. final financial requirements will be verified upon Stamping Sel submittal. 

Please follow guidelines of the Zoning Ordinance and Landscape Design Guidelines. 
This review Is a summary and not intended 10 substi1ute for any Ordinance. For Ihe 
landscape requirements, see the Zoning Ordinance landscape section on 2509, 
Landscape Design Manual and the appropriate ilems in Ihe applicable zoning 
classification. Also see Ihe Woodland and Wetland review comments. 

~. 
Reviewed by: David R. Beschke, RLA 
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FACADE REVIEW 



February 15, 2011 

City of Nov I Planning Department 
45175 W. 10 Mile Rd. 
Novi, MI 48375-3024 

Re: FACADE ORDINANCE - Facade Review - Pl'climilmry & Final Site Plan 
Maples Place SP12·15 
Fa9acle Region: I, Zoning District: R-A, Building Size: 6,200 S.F. 

Dear Ms. McBeth; 

The following is the Facade Review for Preliminary and Final Site Plan Approval of the above 
referenced project based 011 the drawings prepared by MGA Architects, dated 2/23112. The 
percentages of materials proposed for each fU9ude are as shown on the table below. The 
maximum percentages allowed by tbe Schedule Regulating Fa9ude Materials (AKA Fa9ade 
Ch!ll1) of Ordinance Section 2520 are shown In the right hand column. Materials in nOIl­
compliancc with the FU9ade Chart, if any, are highlighted in bold. 

West 
North Soulh Ees! 

Ordinance MIL~imllm 
(Front) (Minimum) 

Brick (Natural Clay 4" nominal) 0% 0% 0% I 0% 100% (30%) 
Cultured Brick Veneer 

4% 13% 28% JJ% 0% AKA Panel Brlck) 
Cultured Stone 22% 15% 7% 3% 50% 
ElFS 24% 11% 2% 12% 25% 
Asphalt Shingles I 35% 55% 57% 40% 25% 
Painted Wood Trim I 15% 6% 6% 12% 50% 

As indicated above percentage of Culnlred Briek Veneer and Asplmll Shingles exceed the 
Ordinance maximums on all facades. A Section 9 Waiver would be required for these matcrials. 
With respect to thc Asphalt Shingles, the expanse of shingles is mitigated by gable roof lines on 
the front and rear facades. This appears to be consistent with the intent of the Fn9ade Ordinance. 
However, no sample board was provided for this project. Therefore, the precise natme of the 
Cultured Stone Veneer could not be determincd. The applicant should providc a fa9adc matel'ial 
sample board as required by the Ordinance so that it can he determined if the Cultured Brick 
Veneer and Asphalt Shingles qualify for a Section 9 Waiver. 

Page 1 of I 
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CITY COUNCIL 

Mayor 
Bob Gatt 

Mayor Pro Tem 
Oave Staudt 

Te-Iry K. Margolis 

JusUn FIscher 

Wayne Wrobe,1 

l{Jur8 MarIe Casey 

elly Maneg., 
Clay J. Pearson 

OllO<lor.' Publls Salety 
Chlolo' Poll"" 
{)avid E. Molloy 

Olre<tor 01 EMS/Flro 
Operations 
Jeffery R. J.ohnson 

Deputy Chl.lo' Poll"" 
Thomas C.lindberg 

AuI.I.nt Chlel.' Poll"" 
VIctor C,M.laurla 

Nov! Fire Department 
45125 W. ran Mil. Rd. 
Novl, Michigan 48315 
248.349·2182 
248.341·0510 fax 

cllyofnov1.org 

March 16, 2012 

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

RE: Maples Place, SP12·15 - Preliminary & Final Site Plan Review 
Fourteen Mile Rd. & Novl Rd. 

Dear Ms. McBeth, 

The above plan cannot be adequately reviewed and evaluated since the applicant 
did not provide engineering plans showing the hydrant locations and water main 
Information. This plan is Not Recommended for approval. 

Sincerely, 

~/I~ 
Michael W. Evans 
Fire Marshal 

cc: file 
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Land·Tee Consultants, Inc. 
Civil Engineering and Land Surveying Consultants 

Plymouth Office 

••• 
15030 Finch Avenue. Plymouth, Michigan 48170 

Phone 734-564-1742. Fax 866-407-4923 

Wednesday, April 18. 2012 (via Delivery) 
Land-Tec Job: MaplPlac 

City of Novi, Planning Department 
45175 W, Ten Mile Road 
Novi, Michigan 48375 
Attention: Kristen Kapelanski. AICP. Planner 

Re: "Maples Place," Preliminary Site Plan Submittal for 
Planning Commission meeting on April 25. 2012 
City of Novi SP12-15 

Kristen: 

On behalf of our client Maple Place Investment. LLC. attached please find 11 sets of the 
Plans for "Maples Place." These plans are unchanged from those previously provided and 
reviewed by the City with comments and review letters generated in the "Plan Review 
Center Report," dated April 9,2012. Our client has asked to respond to the engineering 
issues raised in that Report. 

This office is aware of the review comments and the subsequent revisions to the Plans 
which will be required to obtain Final Site Plan approval(s). Once the Preliminary Site Plan 
approval has been granted, we will begin work on these revisions in coordination with the 
various City Departments and Consultant reviews. All changes to the Plans will be detailed 
and itemized as required. 

We look forward to the Planning Commission meeting on Wednesday, April 25, 2012 and 
will be in attendance with our client to answer questions, 

Please feel free to contact me directly if you have any additional comments or if we can be 
of additional assistance. 

Duane Bennett, Project Manager 
Land-Tec Consultants, Inc., 
Civil Engineering and Land Surveying Consultants 

(direct cell = 734-231-3510) 

Laod-Tec Coosultants. Inc, 
, 'I 
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