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Maples Place
SP 12-15

Consideration of the request of Maple Place Invesiment, LLC for Maples Place for revised
Preliminary Site Plan, Phasing Plan and Stormwaler Management Plan approval. The
subject properly is locaied on the soulh side of 14 Mile Road and east of Novl Road, in
Section 2 of the City. The properly totals 3.46 ocres and the opplicont is proposing fo
alter the configuration of and uses permitted in the previously approved outlots of the
Maples Place shopping cenfer.

REQUIRED ACTION

Approval or denial of the revised Prelminary Site Plan, Phasing Plon and Slormwaler
Management Plan.

REVIEW RESULT DATE COMMENTS
Planning Approval 04/09/712 | Hems 1o be addressed on the revised
recommencded Fincil Sile Plan submibal.
Enginsering Approval 03/16/12 | lters 1o be addressed on the revised
recommended Final Site Plan submittal.
Traffic Approval ‘ 03/13/12 | lterms 1o be addressed on the revised
recommendead Final Site Plan submittal.
Landscaping | Approval 03/13/12 |« Landscape waiver required for lack
recommended of street rees aleng Centennlal,
¢« lLandscape walver requlred for
porking lot canopy trees,
+« ltems 1o be addressed on the
. revised Final Site Plan submittal,
Facade Approval 02/15/12 |« Sechlon 9 waiver required tor
recommended overages of culfured brick veneer
and asphall shingles.
¢+ Sample bocrd required.
Fire Approval not 03/146/12 | Applicant should provide hydrant
recommended locatlons and water main information.




Motion sheet

Approval — revised Preliminary Site Plan and Phasing Plan

I the matter of the request Maple Place nvestment, LLC for Maples Place SP 12-15,
motion io approve the revised Prelimingry Site Plan and Phasing Plan, subject to the

following.
a.
b.
C.

~o R

g.

Landscape waiver for the lack of street frees olong Centenniai;

Landscape waiver for the lack of parking lot canopy frees;

Facade waiver for the overages of cullured brick veneer and asphalt
shingles;

Applicant submitting the required fagade board;

Applicant providing hydrant localions and water main information; and
Compliagnce with dll the conditions and requiremenis listed in the staff and
consultant review letlers;

{additional condifions here if any)

[because the plan s ofherwise in compliance with the approved PUD Agreement
and aff other applicable provisions of the Zoning Ordinance.)

In the matter of the recquest of Maple Place Investiment, LLC for Maples Place, SP 12-15,
mation fo approve of ihe [evised Stormwaler Manogement Plan, subject fo:

a. Compliance with oll the condilions and requirements listed in the staff and

b,

consuiant review letters;
fadditional condifions here if any)

{becawse the plan is otherwise In compliance with Chapter 11 of the Code of
Ordinances and the approved PUD Agreement,)




Denidl - ravised Prefiminary Site Plan and Phasing Plan
In the matier of the request of Maple Place Investmenl, LLC for Maples Place, SP 12-1§,

motion to deny the revised Freliminary Site Plan and Phasing Plan ...because the plon is
not in compliance with the approved PUD Agreement.

Denial ~ revised Stormwater Managemen| Plon

In the matter ol the request of Maple Flace Investment, LLC for Maples Place, SP 12-15,
motion to deny of the revised Stormwater Management Plan...because the plan is not in
compliance with Chapter 11 of the Cade of Ordinances and the approved PUD

Agreement.
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PLAN REVIEW CENTER REPORT
Apiil 9, 2012 '
Planning Review

g5 e N Mapies Place
cityolnovi.or SP12-15

P

Peilfioner
Maple Place investmeni, LLC

Review Type
Preliminary/Final Site Plon

Proverly Characleristics
*

Site Location: South of 14 Mile Read, Easi of Novi Road [Seclion 2
SHe Ioning: RA, Residential Acrecge, WITH AN PUD AGREEMENT
Adjoining Zoning: North: Commerce Township: Eash RA [ocross Centennicl Drive):
Wesh RM-1 PRO [across Novi Road): South: RA
Site Usels): Currenfly Vacani Land
+ Adjoining Uses: Morlh: Cormmerce Township; Easht Altached Residential [across

Centsnnial Drive); West: Maple Manor Convalescent Homelacross
Novl Road); South: Golf Course, Allached Residentidl
« Site Size: 3.46 acres
Plon Date: 01/09/12

Project Summary

The Maples Picce shopping center was approved under the originally submitted and approved .
Maples Place PUD, which showed a shopping center In the locallon of the subject properly. The
maln shepping center bullding was corstrucied as port of 3P98-04, Two of the ouliots shown on
that plan have not been consitucted, The applicant is now proposing o alter the configuraiion
and uses permitied in {hose outlols.

Under the proposed development project, The 4000 sq. fl. bullding fronting on Fourlsen Mile
Road would be reciassified from specliically restaurant use to any use permilied In 8-2, Minor
changes io Ihe building and site layout have also been proposed. A porilon of the 6,000 sq. it
building {*Building D'}, will be used as a dentist’s offlce; the remainder of The bullding use has not
been specificaly identilied. The square foolage of the office building to the south of Building D
has been changed from 24,900 sq. 11, t0 24,384 3¢, 1, lo beller reflect the acluct sgucre foolage
of ke bullding. Minor changes lo the parking lot layoul surmounding the 24,384 sq. ft, office
buliding cre also proposed. The bulding loolprint will remain the same.  Addiliondlly, < revised
phasing plan for the 3,44 acres has been proposed,

Under the PUD Agreement and the fammer PUD Ordinance, a substantial changs to the approved
PUD ared plan requires formal submiital as a plan change 1o Cily Council, while ¢ minor change
dees nol. Staff is of the opinion that these issues are not a subsiantial change 1o the criginaliy
approved PUD area plan and ithat the amendments should be revlewed as o change 1o the
otfginally approved site plan, SP98-04, only. The PUD Ordinance {Seclion 2700 of the Ioning
Ordinance ~ since relracied) required all Preliminary Site Plans be reviewed and approved by the
Planning Commission,  Plenning Commission review and approval of the revised Preliminary Sile
Plan s required,
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Recommendation
Approval of the Prefiminary Sitte Plan, only, Is recommended, so lang as there are no changes o

the permitled uses, The Finai Site Plan cannot be approved unti the issues identilied below and in
the aftached review leilers have been addressed. The applicant should make the appropricie
corrections fo the plan and submit a revised Find Site Plan for review and approvdl,

Review $kandards

This profect was reviewed under the standards of the PUD agreement covering fhe sHe.

1. Eevallons and Landscapea Plans: Mo slevalions, floor plans or landscape plans for the
24,384 office building have been submitted. Elevalions, floor plans and tandscape plans
for the Phase 2 bullding should be provided, It appears changes to any previously
upproved landscape plan would be reguired as parking lot landscape Islands have been
added to the slte. It elevatlons and Hoor plans were previously approved as part of SP98-
04 and no chunges are proposed, those elevallons and floor plans should be included for

. relerence. ‘

2. Porking: Phase 2 of the proposed plan requires 1D spaces and 82 spaces have been
Included In Phase 2. However, when combined with Phase 1, adequate parking for both
phases Is provided. A condilon of the Stampling Set approval will be that Phase 1 must be
consfructed prior o Phase 2. Allernately, the applicant could adjust the phasing tines lo
provide adequcte parking for Phase 2,

3. 8arler Free Spaces: A minimum of 4 barier free spaces mus! be Included In Phese 2, The
applicant should add ene banler free space to Phase 2,

4. Dumpsler Screening: Bumpster screening detalls should be Included with the next plan
submiital,

5. Pholomeldc Plan: No photomelric delalis have been provided. A phofometilc plan for
both Phases 1'and 2 should be Includaed with the next plan submiltal, Reler to Section 2511
of the Zoning Ordinance for phofometric plan reguiremonts,

4. B2 Uses: The applicanl has proposed ol B-2 uses be permifted in the speculdlive space
{2,461 s [} of Building D, The PUD Agreementi limlis the reidall uses allowed In this area to
"food store, drug slore, hardware/applionce, hdr/bsauty salon, edlery/enterfainmeant,
clothing/apparel and personal service” and limiis the office uses fo “egal, denta,
clinic/medical, hedalih club/aerobics, accounting, insurance and linancial services.”  This
change In uses would not be permitied unless the PUD Agresment and PUD areq plan
were amended by the City Council after a full hecring process under the PUD Ordinancs,

Response Leller

A letter from eilther the applicant or the applicant's represenialive addresting comments in this,

and inn the other review letiers, is requested with the next nlan submitial,

Slle Addressing
The applicant should contact ihe Building Division for an addrass prior fo applyling for a bullding

pormil. Building permit applicalions cannol be processed without a correct address. The address
upplicalion can be found on the ntemel af www.cliyoinavi.org under the forms page of the
Communily Developmenl Depariment.

Please conlacl Jeannle Niand {248.34?.{}»538} in the Community Developmeni Department with
any specific gueshions regarding addressing of sites.

Pre-Construction Mestin

Prior to the start of any work on the site, Pre-Canshuciion (Pre-Con} meelings must be held wilh
the applican!’s conlractar and the Ciy's comsuliing englneer. Pre-Con meelings are generally
held after Stamping Sefs have been Issued and prior to the start of any work on the site. There are
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SP12-15

a variely of requirements, fees and permits thal must be Issued before a Pre-Con can be
scheduled, |f you have questions regarding the Pre-Con, plecase contact Sarah Marchioni

[248.347.0430 or smarchioni@cityotnovi.org] in the Communily Pevelopmen! Bepartment.

If the applicant has any guestions concerning the above review or lhe process in general, do not
hesitale to conlact me at 248,347.0586 or kkapelanski@cilyofnovl.org.

&Lt?pf-‘l.-L Vet
krfsten Kopelé‘?:ski. AICP, Planner
Allachmenis:  Planning Review Chart




Planning Review Summary Chart
Maples Place SP12-15
Preliminary/Final Slie Flan

Site Plan Date: 01709412

folded items to be addressed on Flnal $ite Plan,

Meeals
tem Ragulred Proposed Regulremenls? | Commenis
Master Plan Communily No change Yes
Commercial
Zoning RA, Resiclential No change Yes
Acreqge with o PUD
) Agreement
Use [Maples Convenience 6,000 s, f. Office | Yes Uses outlined In the
RUD Commerclal and {Bldg. D Maples Place PUD
Agreement Oiflce Uses Agreement,
24,384 sa. fi, Office
30 fee! maximum Biclg, [ 29 . Yes Blevations for Ihe
24,384 sqy. i, office
24,384 s, 11, Offlcs: have not been
Eevalions nol provided, See plon
provided review letler for
cddifional
Informaiion,
Buliding Setbacks {Sec.2400)
Front Yord 30 feet 50 feet Yas
{Norlh)
Inlerior Side {5 fest 40 (eal Yes
Yard [East)
Interlor Side 15 faeal 70 feet Yes
Yord {West)
Rear Yard 20 fesl 118 fesl Yes
{South)
Parking Selbacks (Sec, 2400)
Front Yard 20 fest 24 feet Yes
(Morth)
interior Side 15 teet 42 et Yes
{Eust)
Interior Side 15 feet 7 feel No Lecatlon of porking
Yard {West) approved wiih
previous plon S5P?8-
04,
Recr Yord 20 leel 39 feat Yes
{South}
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Meels

tem Requlred Proposed Requirements? | Commenls
Parking
Number of Bhase ] Phase 1; 91 spaces | Yes Appllcant must
Parking Medical Office: One construci Phase 1
Spaces {Sec, | space for each 167 Phase 2: 82 spaces prier lo the
2505) sq. fh construction of
173 spaces Phase 2 In order to
3,339 sq. (1. /167 = 20 | provided fotal meet parking
spaces required requirements,
Restaurant: One
space for each 70
sq1. 1,
2,6615q. 1, /70=38
spcces
58 spaces required
for Phase 1
Phase 2
General Cffice: One
space foreach 222
sq, ft.
24,384 /222 =110
spaces required for
Phase 2
1468 spaces required
for the entire site
Parking 9'x 19' parking 219 and 9'x 17" | Yes Spaces appear to
Space space dimensions { angel parking be dimensloned to
Dimenslons 9'x 17" if over spaces proposed, back of curb and
and sidewalk) and 24 24" wide should be
Maneuvering | leet wide drives maneuvering lanes dimensloned to
Lanes {Sec! are proposed, 4" face of curb, See
2506) curb indlcated the trafflc review
where required, letter tor additlenal
informatien,
Bairler Free Parking
Barrier Free Phase : 4 banier Phase 1: 5 No One daddillonal van

free {1 van
accessible)

Phase 2: 4 barrier
free (1 van
accessible)

accessible spaces
{4 van accessible)

Phcse 2: 3
accessible spaces
{2 van accessible)

dccessible spdace
should be Included
In Phase 2.
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Mesls

ftemn Reqguired Proposed Redulrements? | Comments
Barder free | | sign for each No signs provided No Appllcant should
Slgns (Banter | accessible space provide one barider
freg:Design | required, free sign for each
Manual} shuce,
Other
Dumpster Reluse must ba Dumpster sel back | No Applleani should
and Reluse contained properly 79 fes! from neares! provide sareening
' ; properly ine and defalis In
For dumpsters: 10 feet from accordance with
Bullding I, Zoning Ordinance
Sereen wall or fence requirements.
required for all Screening deladls
durmpsiers, musl be | not provided.
at Isqsi five feelin
helghf, and provided
on three sides.
Enclosure to malch
building materials
No detached
accessory building
shall be located
closer lhan ten [10)
feet to any maln
building nor shall i
be located closer
than (6) feet lo any
Interior side lof or
recy ol fine,
Leading = | Must be located in Building D 1,000 st | Yes Loading zone for
Spaces {Sec: | rearyard al aralio i1, provided Inrear 24,384 sq. fi. Oflice
2507.5) of 10sa. . foreach | of building previously
Iront foot of building. approved s parl
24,384 sq, fi, Office:; No of SF98-04,
Building D: 600 s fi. | 450 sqy. {1, provided
recuired in the side yard
24,384 sq. fi. Office:
1.480 sa. . reqgulred
Exterlor Photomalric plan Lighting plon not No Appllcant should
Ughting and exterior ighling | provided. provide
{Seci251i) details nesded photometie plan
final site plan for slte lighiing.
Sidewadks 5 i sidewalk Sidewalk exsling Yas See the tiallic
{1 g requlred dlong Ten clong Fourteen Mile feview lefter lor
Se ‘ Mite Road, Road. addifional
b} information on
Site should be providing
connacted {o edestrian
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ftem

Reguired ‘

Proposed

Maols
Reqauiremenis?

Comments

sidewalk system.

connectlons.

Contact Jeannle
Niland ¢l 248-735-
5678 for sian permil
information.
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PLAN REVIEW CENTER REPORT
March 16, 2012

Engineering Review
Maples Place
SP12-15

Relilioner

Maple Place Investment, LLC,, properly owner

Review Type

Prefiminary Site Plan/Final Site Plan

P iy Char tistles

= She Location: 8, of 14 Mile
» Site Slze; 3,45643 acres
»  Plan Date; 37172012
Prolect Summdry

Construction of the two phase project which Includes a 6,000 sq ft, bullding (Phase I}
and a 24,384 sq fi, bullding {Phase |} along with the assoclated parking, Slte access
would be provided by existing access drive within the existing porlion of Maples
Plcice,

Waler service for Phase | and Il would be provided by the exisling 12-Inch and 8-nch
warter main sections parallet fo 14 Mile Rd within parcel boundarlas, A 2-inch
dornestic lead and « é-inch fire lead would ba provided to serve each of the
Bulldings.

Sanllary sewer service would be provided by the existing 8-inch sanilcry sewer with
a éInch domeslic lead connected to sach of the proposed buildings.

Storm water would be collected by the exisiing storm sewer system with the addition
of a new catch basln and storm sewer segment in Phase | and a new catch basin
conslructed over the axlsiing storm sewer In Phase |, The storm sewer discharges Inlo
two exlsting sediment forebays/basin on the south property line.,

Phase [l parking requirements are depencent on parking supplled In Phase L.

Recommendatlon

Aporoval of the Preliminary Site Plan Is recommended,
Approval of the Fingl Site Plan is NOT recommended.

Comments:




Engineering Review of Freliminary fFinal Sile Plun March 16, 2012
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The Preliminary Site Plun meels the generdl requiremsnis of Chapter 11 of the Code of
Ordinances, the Slorm Water Management Ordinance and/or the Engineering Design
Manual,

The Findl Site Plun does nol meet the general requirements of Chapter 11 of tha Cods

of Ordinances, the Storm Water Management Ordinance and/or the Engineering
Deslgn Manual, The following must be addressed prior to resubmitialy

General
i, Show all existing and proposed cross-access and dralndge easemeants on
plans with Eber and page.
2, Provide o note on the plans that all work shall conform to the current Clly of

Novl stanclards and spacifications.
3. Provide the City's standard detdll sheels storm sewer (1 Sheet-4/15/98) and
paving {1 Sheet-12/15/00] at the time of the Stampling Set submitial.

4, Propetly detall the existing versus the proposed sidewcalk, The plan set shows
areas of proposed sidewdlk as exisling.
Paving & Grading
5, Revise the grading plan to include contours, ai 2 i, Intervals, of the existing
and proposed slevations
4. Revise 4" Concrele Sidewdalk Deldll to Include Y inch per fool side slope
towards crainage stde,
7, Provide q cross-secilon detall for any proposed/maodified retaining walls.
Storm Sewer
8. A minimum cover of 3 ff. wilf be malntained for all proposed slorm sewer
facilities,
2. Provide a profile of all proposed storm sewer,
10.  Provide a detail for the new catch basin consiructed over the existing storm
sawer

Storm Water Management Plan

1. Provide calculallons/survey to verlfying that the capachty of the existing storm
water discharge system &5 funclioning with an operdaling capacily s
deslgnaled In the original PU.D. agreement, If the existing system does not
meel lhe original deslgn capacily, revise the storm water management plan
accordingly,

12,  Revise the existing storm waler management plan for Maples Place to reflect
the proposed sile plan,
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& follow! ust be sy ted with the Fingl Slle

13. A leHer from elther the applicant or the applicant's engineer musl be
submitted wiih the Stamping Sel highlighting the changes made to the plans
acldressing each of the commenis listed above and Indicaling the revised
sheels Involved. Additlonally, o slatement musi be provided stallng that all
changes to the plan have beeh discussed In the applicant's response leller,

14, Anltemized construction cost eslimate must be submilited 1o the Community
Development Department for the delerminaton of plan review and
construction Inspection fees, This eslimate should only include the civil sile
work and not any costs associated with construction of the bullding or any
dermolifion work. The estimale must be llemized for each ulility (water,
sanltary, stormn sewer), onssile paving [square foolage), right-of-way paving
{including proposed right-of-wayl, grading, and the storm waler bosin {basin
conshuction, control slruciure, prelreatment shucture and restorcdion].

e follo e submilted with the 3 Ing Set: ,
[Please nole that all documenis must be submitied together as o package with the
Stamplng Sei submitial, Parllal submittals will not be accepled).

15, A drdft copy of the proposed Ingress/egress easement for shared use of the
drive eniry on Fourteen Mile Rd or a copy of an exsting Ingress/egrass
easement must be submiited {o the Community Developmant.

16, A 20-fool wide easement where storm sewer or surface drainage crosses lod
boundarles must be shown on the Exhiblt B drawings of the Master Deed,

17, EBxeculed coples of any required off-site ulility easements {If any are required)
or coples of existing ofi-site ufliity easements must be submitied to the
Community Development Department.

The following musi be addressed prlor to copstruction;

18. A pre-consiruction mesting shall be required prior fo any site work being
slarted. Please contact Sarah Marchionl In the Communily Development
Department lo selup a meeling (248-347-0430),

19. A CHy of Novl Grading Permil wilt be required prior o any grading on the slie.
This permit will be Issuad of the pre-consiiuclion mesling [no applicalion
required). A grading permit fee In the amount of $TBD must be pald to the
Clly Treasurer's Office.

20. Materal cerlifications must be submitled fo Spalding DeDecker for review
prior fo the consiruction of any ullililes on the slfe, Contact Ted Meadows at

248-844-5400 for more Information.
21, Construction Inspection fees In the amount of $TBD must be paid fo the Cily
Treasurer's Offlce.

22, Astorm waler performance guarantee In the amount of $TBD {equal fo 150%
of the cost required to complete the storm water management faclliiles) as
specified in the Slorm Water Management Ordinance must be posted al the
Treasurer's Office,
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23,  Waler and Sanitary Sewer Fess must be pdid prior lo the pre-conshucilon
meallng, Conlact lhe Water & Sewer Depariment at 248-735-5642 to
determine the amount of these fees,

24, A Scll Eroston Control Permit must be obiained from the Clty of Novl. Contact
Sarah Marchiont In the Communily Development Depariment, Buliding
Divislon [248-347-0430) for forms and information. The financial guarantee
and Inspeciion fees will be determined during the SESC review,

25.  An inspection permit for the sanltary sewer tap musl be obiained from the
Ogkiand County Water Resource Commissioner.

26, Permits for the construction of each retaining wall must be obtalned from the
Communily Davelopment Depariment {248-347-0415},

The followin ust b essed prlor_to lssuance of o Temporary Cerlificate of
Occupancy approval for the development:

27,  The amount of the incomplete sile work performance guaraniee for this
development al this fime Is $1BD {equdl fo 1.5 fimes the amount required to
complete the slte Improvements, excluding the storm waier facililies) as
snecified in the Performance Guarantee Ordinancs. This guarantee wilt be
postad prior o TCO, ai which fime i may be reduced based on percentage
of construciion completed.

28, Al emsaments and agreemenls referenced above musl be execuled,
notarized and approved by the Clly Altorney and Clly Englneer.

29, Spalding DeDecker will prepare the record drawings for this development,
The record drawings will be prepared In accordance with Arlicle Xll, Daslgn
and Construction Standards, Chapler 11 of the Novi Code of Ordinances,

30, Alelter of cred or cash In an amount of $T8D [10% of the cost of sform waiter
facliifies for profects of less than $100,000, or 5% for the cost of profects over
$100,000) must be posted for the storm water faclliles, This deposit will be
held for one year afler the date of compleflon of construction and final
Inspection of the storm waler facilifles.

Please contact Adam Wayne ¢l {248) 735-5648 with any questlons,

Adam W?a/
co; Be (ff/izs; Enginesring

Bilan Cobum, Englneering

Klsten Kapelansd, Communily Developmisni Depariment
Yina Glann, Waler & Sewer Dapl,

Shelty Weber, Troasurer's

1. Meadows, C. Sopp; Spolding DeDecker
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March 13, 2012 B@.
Barbara McBeth, AICP agﬂ
Deputy Director of Community Development

City of Novi @ ﬂ%
45175 W. Ten Mile Rd, RIRGALER ARROYS

AEEN, B

Novi, M| 48375

SUBJECT: Maples Place (3.46 acres), SP#12-15,
Traffic Review of Preliminary and Final Site Plan

Dear Ms, McBeth:

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
hold beling satisfactorily addressed in a revised final site plan,

Project Description
What is the applicant proposing?

I, The applicant, Maples Place Investment, LLC (Davld Goldberg), Is proposing a two-phase
completion of the commercial elements of the Maples Place PUD (see attached aerlal),
Phase | would consist of a one-story, ,000-s., building near [4 Mile Road, to be divided
into a 3,33%s.f. dental office and 2,661 s.f. of unspecified tenant space. The applicant’s
letter reviews the PUDY's history, noting that the 6,000-s.f, bullding previously planned for
this portion of the site would have consisted of a restaurant (see attached excerpt of the
ﬂnal site plan stamped in June 1999). The applicant’s letter goes on to express the desire is

o "modlfy the permitted uses [within this building] from specifically a 'Restaurant’ use, to
any permitted uses allowed In the City of Novi's B-2 zoning classification” (emphasls added
by BA). We believe that this needs to be ciarlfled, since one of the principal permitted
uses withln a B-2 district is a sit-down restaurant (others including miscellaneous retali,
personal and professional services, other small offices, and Instructional centers).

2, Phase 2 would consist of a two-story, 24,384-s51, general office building more to the rear of
the site. This bullding would likely use some of the parking west of the Phase | bullding, 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 stricdy 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 Istands, number of spaces, focations of barrier-free spaces, etc.).

Birchler Amroyo Agsociates, Inc. 28021 Southlizld Road, Lathrup Village, M 48078 2484231776




Maples Place, Preliminary and Final Site Plan, Traffic Review of 3-13-12, page 2

Trip Generation
How much traffic would the proposed development generate?

4. The proposed dental office can be expected to generate B one-way vehicle trips in the AM
peak hour (& 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 | building could generate in either peak hour
as few as 3-7 trips if used as a small retall shop or office, and as many as 30-31 trips if used
as a sit-dowi 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 (I8 in and 88 out}.

Vehicular Access Locations

Do the proposed driveway locations meet City spacing standards?

6. Notapplicable, as both buildings would be accessed by existing driveways.

Vehicular Access Improvements

Wiil 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?

8 Notapplicable, as both buildings would be accessed by existing driveways.

Pedestrian Access
Are padestrians safely and rensonably accommodated?

9. No. Pedestrians wanting to walk to the Phase | 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-seived. The sidewalk along the front of the Phase |
building should be extended 24 {t to the |4 Mile Road sidewall, 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 | bullding, on landscape sheet L-0l. Ramips should also
be shown on the engineering sheet |, the Composite Plan.

1. The parallel pedestrian ramps on the north side of the Phase 2 bullding {(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 slde of the 5-ft-wide access aisle to the east side of the 8-
ft-wide access alsle, This will require a bumper block for the intervening space.

Bivchler Arroyo Assadiates, Inc. 28021 Southiield Road, Lathiup Village, M1 48076 2484231776
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12,

An alternative design could be consldered, as long as access to the ramps [s not
blocked by a parking vehicle.

The parallel pedestrian ramps on the east side of the Phase 2 building align with the 5-ft-
wide access aisle. To better serve potential wheelchalr users, the landing
between ramps should be lengthened to also abut the 8-ft-wide access aisle,

Parking and Circulation

Is the parking layout satlsfactory? Can vehicles safely and convendently maneuver through the site?

13,

14#

15,

16,

17.

The two large Islands Immediately west of the Phase | bullding are designed 2
ft too short. Per Sec 2506.13 of the Zonlng Ordinance, end Istands are generally to be

constructed 3 ft shorter than the adjacent parking stall, or 32 ft long given the two 19-ft-
long end-to-end stalls,

To comply with Zoning Ordinance specifications for parking space width, all end spaces
must be drawn and noted as being either 8 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,

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

To meet current Clty standards, the thickened edge sidewallts 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 rlse no higher than 4
Inches above the ad]acent pavemant.

City policy requires compliance with the Michigan Monuol on Uniform Troffic Controf Devices.
Accordingly:

a. A note should be added Indicating compllance with the 2011 MMUTCD,

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

c. Each barrler-free parking space adjacent to a 5-ft-wlde access alsle must be

equipped with a RESERYED PARKING (R7-8) sign, and each barrier-free
parking space adjacent to an 8-ft-wide access alsle must be equipped with a

Birchler Arvoyo Associstes, Ing, 28021 Southfield Road, Latheup Villge, MI 48076 2484231776
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R7-8 sign supplemented by a R7-8a (VAN ACCESSIBLE) sign, There
should be a minimum of 7 ft under each R7-8 sign and a minimum of 6 ft-
3 inches under each R7-Ba sign, The signs for spaces around the periphery
of a parking fot should be at the back of the sidewalk {or on the building
fagcade If approprlate), and posts for signs at Interlor spaces should be
embedded within concrete-filled steel posts palnted yellow,

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

19. The designated loading zone at the south end of the Phase | building Is not identified with
any striping or signing. Per normal practice in Novi, the loading zone should be
crosshatched with 4-inch-wide yellow striping 4 ft on-center, and a NO
PARKING - LOADING ZONE (R7-6) slgn should be placed midway along the
south side of the zone, 1 ft behind the curb,

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

Sincerely,
BIRCHLER ARROYO ASSOCIATES, INC,

Py g flli e

Rodney L. Am}yo, AICP Willlam A, Stimpson, P.E.
Vice President Director of Traffic Engineering

Attachments:
Aerfal phota
Excerpt of 1999 final site plan

Birchler Arroyo Assodiates, Inc, 28071 Southfield Road, Lathrup Village, MI 48076 248.423,1776
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LANDSCAPE REVIEW




[CTIY OT]

PLAN REVIEW CENTER REPORT
March 13, 2012
Preliminary & Final Landscape Review

gl Maples Place SP#12-15
iyafnovi.org |
Petitioner
Maple Place Invesiment, LLC
Review Type
Preliminary/Final Site Plan
Property Characteristics
Site Location; South of 14 Mile Road, East of Novi Road {Seciion 2)
Site Zoning: RA, Residential Acreage, WITH AN PUD AGREEMENT

Adjoining Zoning:  North: Commerce Township; East: RA {across Centennial Drive);

Wesl: RM-1 PRO [across Novi Road); South: RA

Site Use(s): Currenlly Yacant Land

Adjoining Uses: North: Commerce Township; East: Attached Residential [across
Centennial Drive); Wesh Maple Manor Convalescent
Home[across Novi Road): South: Golf Course, Allached Residenlial

Site: Sizen 3.46 acres

Plan Dale: ‘ 01709712

Recommendailon

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

Approval of the Final Site Plan for Maples Place SP#12-15 cannol be recommended ot
this fime.

Please address the concems noted below upon subseguent submittal,

Ordinance Conslderations

Adliacent lo Resldential -« Bulfer {3Sec, 250%.3.qa.

Mature vegetation located on the east side of the Phase 1 building currently
bufters the slle from adacent residential property. This vegstation will be
preserved, Detdlls should be provided on the exisling landscape bed deplcted
In this area of the plan,

Much more Information would have o be included wiih the plan set In order fo
verlfy and recommend approval for the Phase 2 sectlon of the project slie. No
landscape detall Is shown for the Phase 2 portlon, BuHfering In this area could be
cifical due to the Immediately adjacent resldential faclilty,

A lolal of 70% to 75% of the slorm basin rim area must be plonted with natlive
shrubs. Al this time the Applicant has not provided Informallen on the currend



Prefiminary & Final Landscape Plan March 14, 2012
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storm basin faclilty for these phases on the current plan, The Applicant should
provide Information on the storm conirol system. Il may be ihat the system as [t
exisls meet current ordinance reqguirernents and inlents,

Adlaceni to Public Rights-of-Way = Berm [Wall) & Buffer (Sec

I,

No alferafions are proposed or required dlong the public nighis-of-way, No
lendscape modificalions are proposed in this areq,

Sireet Tree Requlrements [Sec. 2509.3.b.}

1. Elghl Sheel Trees are required dlong the Fourteen Mile fronlage.  This

roquirement has been met.

2. By virlve of the existing woodland to remain, the requirement for Sireet Trees may

be met along the Ceniennial Drive frontage. The Appllcant should request a
Planning Commisslon walver for rellef of the Sireel Tree requlrement on
Centennlal,

Parking Landscape {Sec. 2509.3.¢.)

1

Calculations have been provided for the required Phase 1 Parking Lot
Landscape Area per Ordinance requirement. The Applicant is required to insiall
a total of 1,829 square feet of Interior Parking Lot Landscape Area, This
requirement Is deficlent by 643 square feel. Interlor Parking Lot Landscape Areq
requirements tor Phase 2 are not shown; It cannotl be asceralned if Phase 2
landscape will meet requirements.

Calculalions have been provided for the required Phase 1 Parking Lot Canopy
Trees, A total of 25 trees are requlred, Six (&) irees have been provided leaving
a deflclency of 19 lrees. Interlor Parking Canopy Tree requirements for Phase 2
are not shown, It cannot be ascertalned if Phase 2 will meet Canopy Tree
recjulrements,

Perimeter Parking Lot Canopy Trees are required ¢t one per 35 LF,  Exisfing
heciihy frees and trees counted toward interior parking lot landscape may be
counted toward this requirement. Please provide calculallons for the required
Perimeter Parking Lot Canopy Trees.

uliding Foundallon Llandscape {Sec, 2509%.3.d.

1.

A 4" wide landscape bed is required dlong all building foundations with the
exceplion of access poinls. The Applicant has met this requirement for Phase 1;
Bullding Foundatlon Landscape requlirements for Phase 2 are not shown: |t
cannot be ascertained f Phase 2 will meet Canopy Tree requirements,

An area 8" wide multiplied by Ihe length of bullding foundations is required s
foundation landscape area. Due to the high access required for both
pedestians and vehicles, it 5 not possible to Install all the required building
foundation landscape direclly ol the building. However, as previously
mentioned, the Applicant has provided considerably more interior parking lot
landlscape ared than is reguired.
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Mapies Place Page 3 of 3
Plant List (LDM)
1. The Plant List meels the requirements of the Ordinance and Landscape Design
Manual,

ling Detalls & tons (LDM
1. Planting Detalls ang Nolations meet the requirements of the Ordinance and

Loandscape Design Manucl,

Inlaatlon {Sec, 2509 3.5.(81(b)]

I, Al landscape areds are regulred to be imigated. A note has been provided
stating thatl the exisling indgation system will be approprialely modified in the
areqa of the addition,

General
1. Final financlal requirernents will be verified upon Stamping Sei submiltal,

Plecse follow guldelines of the Zoning Ordinance and Landscape Design Guidelines.
This review 5 a summary and not intended lo substitute for any Ordinance. For the
jandscape requirements, see the Zoning Ordinonce landscape section on 2509,
Landscape Design Manual and the appropriate ilems in the applicable zoning
classification, Also see the Woodland and Wetland review comments,

Pz

Reviewed by: David R, Beschke, RLA
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Eebruary 15, 2011

City of Novi Planning Department
45175 W, 10 Mile Rd.
Novi, Ml 48375-3024

Re:  FACADE ORDINANCE - Facade Review — Preliminary & Final Site Plan

Maples Place SPI2-15
Fagade Region: |,  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 on the drawings prepared by MGA Architects, dated 2/23/12, The
percentages of materials proposed for each fagade are as shown on the table below. The
maximum percentages allowed by the Schedule Regulating Facade Materials (AKA Fagade
Chart) of Ordinance Section 2520 are shown in the right hand column. Materials in non-
compliance with the Fagade Chart, if any, are highlighted in boid.

West Ordinance Maximmn
{(Front) Noth | South |- Eest {Minimum)

Brick (Natural Clay 4" nominad) 0% 0% 0% 0% 100% (30%)
gﬁfﬂfég‘g‘r;ﬁgw 4% | 13% | 28% | 33% 0%
Culbtied Stone 22% 15% 7% 3% 50%

EIFS 24% 11% 2% 12% 25%
Asphalt Shingles 35% 58% 57% 40% 25%
Painted Wood Trim 5% 6% 6% 12% 30%

As indicated above percentage of Cultured Brick Veneer and Asphslt Shingles exceed the
Ordinance maximums on all facades, A Section 9 Waiver would be required for these materials.
With respect to the 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 Fagade Ordinance.
However, no sample board was provided for this project. Therefore, the precise nature of the
Cultured Stone Veneer could not be determincd. The applicant should provide a fagade material
sample board as required by the Ordinance so hat it can be determined if the Cultured Brick
Veneer and Asphalt Shingles qualify for a Section 9 Waiver,

Sincerely,
DRN & Ass?:z?‘ates Architeets PC

7 el

{ﬁouglég{. Neeei, AIA

Page fof |
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March 16, 2012

TO: Barbara McBeth, Deputy Director
Community Development, CHy of Movi

RE: Maples Place, SP12-15 ~ Preliminary & Final Site Plan Review

CITY COUNCIL Fourteen Mile Rd. & Novi Rd.

Mayor

Bob Gatt Dear Ms. McBeth,

Mayos Pro Yem

Gave Staudt The above plan cannot be adequately reviewed and evaluated since the applicant

Terry K. MargoRs did not provide engineering plans showing the hydrant locations and water main
information. This plan is Not Recommended for approval.

Andraw Muich

Justin Flscher Sincere!y‘

Wayna Wrobel W
Laura Marle Cassy N A—
Michael W. Evans

CR? ?ﬂﬂﬁ&gﬂ
Cioy 5, panaon Fire Marshal

Director of Publls Safaty . .
Chlef of Polica cer  file
David £, Molloy

Girector of EMS/Flie
Operations
faffery R, Johnson

Peputy Chiof of Police
Thomas O, Lindberg

Assiztant Chief of Police
Vialor .M. Lauria

Novl Flire Dapariment
AB125 W. Tan Mite Ry,
Movt, Michlgan 48375
248.349.2162
248.347-0570 fax

cityofriovl.org




APPLICANT RESPONSE LETTER




L.and-Tec Consultants, Inc.

Civil Engineering and Land Surveying Consultants
Plymouth Office
2424
156030 Finch Avenue ¢ Plymouth, Michigan 48170
Phone 734-564-1742 ¢ Fax 866-407-4923

Wednesday, Aprit 18, 2012 {via Delivery)
Land-Tec Job: MaplPlac

City of Novi, Planning Department
45175 W. Ten Mile Road

Novi, Michigan 48375 N
Attention: Kristen Kapelanski, AICP, Planner iy

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 generaled in the "Plan Review
Center Report,” dated April 8, 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 1o contact me directly if you have any additional comments or if we can be
of additional assistance.

Thank You.

Do g <

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

{direct cell = 734-231-3510)

Land-Tec Cansultants, Inc,
Civil Endinesring and Land Surveving Cansidianis
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