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Kroger Fuel Station. JSP12·44 

Kroger Fuel Station 
JSP12-44 

Consideration of the request of Landplan Engineering, for Preliminary Sile Plan and 
Siormwater Management Plan approval. The subject property is localed in Seclion 4 af 
47045 Pontiac Trail, south of Pontiac Trail and east of Beck Road in the B-3, General 
Business District. The subject property is 1.08 acres and the applicant is proposing a fuel 
station consisting of 7 dual customer fuel pumps and a 207 square fool service kiosk. 

REQUIRED ACTION 
Approval/denial of the Preliminary Site Plan and Stormwater Management Plan. 
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recommended layout to accommodate the 

• 

• 

required parking setback (10' 
required, 8' provided or seek a 
variance from the Zoning Board of 
Appeals). 
Applicant will seek a variance from 
the Zoning Board of Appeals In order 
to locate the access drive closer 
than 100 feet to a residential dlstrlcl. 
Items to address on the Final Sile 

. Plan. 
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Traffic 
recommended 

• Approval 
recommended 

lO/31/12 • 

• 

• 

Planning 
same-side 
required 
provided). 

Commission waiver of 
driveway spacing 

(230' required, 118' 

Planning Commission waiver of 
opposite-side driveway spacing 
required (200' required, 64' 
provided). 
Items to address on the Final Site 

f-:---~- ... ~ ... ---+~~-
Landscaping Approval 

__ +-;-;-;::-:-:-:-::--f-----;P"'la ... n-"-.. ...... __ .... . 
11/06/12 • Planning Commission waiver 

recommended 

• 

_ ..... 

• 

•• 

required for berm along the eastern 
properly line. 
Planning Commission waiver 
required to relocate foundation 
landscaping . 
lIems 10 address on the Final Site 
Plan. 

~a..-~ •. ________ .-•.... _______________________ ... ~! 



Facade Approval 11/06/12 • Section 9 fao;:ade waiver required lor 
recommended the overage of aluminum composite 

panels. 
• Items to address on the Final Site 

Plan . 
Fire • Approval 10/18/12 Items to address on the final Site Plan . 

• recommended 
..... ~~-----



Mollo n s heel 

Approval - Preliminary Site Plan 
In the mailer of Kroger Fuel Station, JSPI2-44, motion to approve Ihe Preliminary Site Plan 
subject to the following: 

a. Applicant adjusting the site layout to accommodate the required western 
side yard parking setback or receiving a variance from the Zoning Board of 
Appeals (10' required, 8' provided); 

b. Applicant receiving a variance from the Zoning Board of Appeals in order to 
locale an access drive closer than 100 teet to a residential zoning district; 

c. Planning Commission same-side driveway spacing waiver (230' required, 118' 
provided); 

d. Planning Commission opposite-side driveway spacing waiver (200' required, 
64' provided); 

e. Planning Commission waiver for the required berm on the eastern property 
line as an existing 6' masonry wall is proposed to remain; 

f. Planning Commission waiver for the required foundation landscaping as the 
applicant has located in other areas of the site; 

g. Section 9 fayade waiver for the overage of aluminum composite panels: 
h. The conditions and items listed in the staft and consultant review leiters being 

addressed on the Final Site Plan; and 
i. (additional conditions here if any) 

for the following reasons ... (becalJse it is otherwise in compliance with Article 15, Article 24 
and Article 25 of the Zoning Ordinance and all other applicable provisions of the 
Ordinance.} 

Approval- Stormwater Management Plan 
In the mailer of Kroger Fuel Station, JSPI2-44, motion to approve the 5tormwater 
Management Plan, subject to: 

a. The conditions and items listed in the staff and consultant review leiters being 
addressed on the Final Site Plan: and 

b. (additional conditions here if any) 

for the following reasons ... (becalJse it otherwise in compliance with Chapter 11 of the 
Code 01 Ordinances and all other applicable provisions of the Ordinance.} 



Denial 
In the matter of Kroger Fuel Station, JSP12-44 motion to deny the Preliminary Sile Plan, for 
the following reasons ... {because the plan is not in compliance with Article 15, Arncle 24 
and Article 25 of the Zoning Ordinance.) 

Denial storm Water Management Plan 
In the molter of Krager Fuel Station, JSP12-44, motion to deny the Stormwater 
Management Plan, lor the following reasons, .. ! because the plan is nol in compliance 
with Chapler II of the Ordinance.) 

-I 



PLANNING REVIEW 
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Petitioner 
Landplan Engineering 

Review Type 
Preliminary Site Plan 

Property Characlerisllcs 
• Site Location: 
• Sile Zoning: 
• Adjoining Zoning: 

• Curren! Site Use: 
• Adjoining Uses: 

• School District: 
• Site Size: 
• Plan Date: 

Prolect Summary 

PLAN REVIEW CENTER REPORT 
November 6, 2012 
Planning Review 
Kroger Fuel Station 

JSP12-44 

47045 Pontiac Tr., south of Pontiac Tr. and east of Beck Rd. (Section 4) 
B-3, General Business 
North: Commercial (Commerce Township): South and Wesl: B-3; East: 
RM-I 
Vacant 
Nor!h: Existing commercial; Sou!h: Shopping Center; West: Pharmacy; 
Eas!: Multiple-tamily development 
Wailed Lake District 
1.08 acres 
10-10-12 

The applicant is proposing to cons!ruct a fuel station on an outlo! of the existing shopping center at 
the southeast corner of Pontiac Trail and Beck Road. The proposed Kroger Fuel Station would 
complement the Kroger store on the opposite side of Pontiac Trail in Commerce Township. The 
applicant is proposing 7 dual customer fuel pumps along with a 207 sq. fl. service kiOSk. Access points 
are shown on the shopping center entrance drive and Pontiac Trail. 

Recommendation 
Provided the applicant receives the necessary variances from Ihe Zoning Board of Appeals, staff 
recommends approval of Ihe Preliminary Site Plan. There are only minor planning relaled items to be 
addressed on the Final Site Plan submittal. Planning Commission approval of the Preliminary Site Plan is 
still required. 

Ordinance Regulrements 
This project was reviewed for conformance wilh Ihe Zoning Ordinance with respect to Arlicle 15 (8-3 
General Business District), Article 24 (Schedule of Regulalions), Article 25 (General Provisions) and any 
other applicable provisions of the Zoning Ordinance. Items in bold below must be addressed by the 
applicant. 
I. ACceSS Points: Access points for fuel slations musl be located 100 feet from residential zoning, The 

proposed access point on Pontiac Trail Is 35 feet from the adjacent residentlat dislrict. The 
applicant has elected to seek a variance from the Zoning Board of Appeals for this deficiency. If 
the variance is not granted, plans will need to be modified to meel the ordinance standards. 

2. Parking Setback: The required side yard parking setback is 10 feel. The applicant has provided an 
8 foot setback in Ihe western side yard. The applicant should adjusl Ihe sile layoul 10 
accommodale Ihe required parking setback or seek a variance from Ihe Zoning Board of Appeals. 

3. Parkhog Space Dimensions: The applicant should ensure aU parking spaces are 17 leello the face 
of curb and denole a 4 Inch curb wherever 17 fool spaces are proposed. 

4. Barrier Free Signage: The appllcanl should indicale Ihe required barrier free sign on Ihe slle plan, 
5. Dumpsler Screening: The applicant should provide the required dumpster screening delalls. 

Additional information regarding the requirements can be found in the planning review chart. 



Plonning Review 
Kroger fuel Station 
JSP12,44 

November 6, 2012 
Page 2 012 

6. Signage: Exterior Signage is not regulated by the Planning Division or Planning Commission. Please 
contael Jeannie Niland (248.347.0438) for information regarding sign permits. 

Sire Addressing 
The applicant should contact the Building Division for an address prior to applying for a building 
permit. Building permit applicalions cannot be processed without a correel address. The address 
application can be found on the Internet at wwv:<.cityofnovi.org under the forms page of the 
Community Development Department. 

Please conlact Jeannie Niland (248.347.0438J in the Community Development Department with any 
specific questions regarding addressing of sites. 

Pre-Conslrucllon Meellng 
Prior to the stari of any work on the site, Pre-Construelion (pre,Con) meetings must be held with the 
applicant's contraelor and the City's consulting engineer. Pre,Con meetings are generally held after 
Stamping Sets have been issued and prior to 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 
questions regarding the checklist or the Pre-Con itself, please contael Sarah Marchioni (248.347.0430 
or smarchioni@cityofnovLorgJ in the Community Development Department. 

Choprer 26.5 
Chapter 26.5 of the City ot Novi Code of Ordinances generally requires all projects be completed 
within two years of the issuance of any starting permit. Please contact Sarah Marchioni at 248-347-
0430 for additional information on starting permits. The applicant should review and be aware 01 the 
requirements 01 Chapter 26.5 before starting construelion. 

Response letter 
A letter from either the applicant or the applicant's representative addressing comments in this and 
other review lellers is required prior to consideration by the Planning Commission and with the next 
plan submittal. 

If the applicant has any qUestions concerning the above review or Ihe process in general. do not 
hesitate to contael me at 248.347.0586 or kkapelanski@cityofnovi.org. 

!(/1);~tG Ji~. 
Kr1kU,-;:;Kapetan,@)AICP, Ptanner 



Planning Review Summary Chart 
Kroger fuel Station 
JSP12-44 
P r' S·t PI re Imlnary 1 e an 

Item Required 

MasterPlan 
Communily 

• Commercial 
Zoning B-3 

Commercial uses. 
~-

Use {Sec. 1501 etc. listed in 
and Sec. 1502} Section 150 I an d 

Section 1502 
Building Heighl 

30 feet {Sec. 2400) , 
Fueling station ProvisIons (Sec. 1402.1) 

Access Must be located 
points 100' from an 

intersection or a 
residential distnct 

-~~~~ 

Lot area Min. 1 acre 
Noise 

Noise Impact 
Standards 

, Statement per 
! Sec. 2519.IO(c) 
• required 

Building Setbacks (Sec. 2400) . 
front {north} , 30 feet 
Interior Side 15 feet 
(west) 
Intenor Side 15 feet 

~ast) 
Rear (south) 20 feel 

~rking Setbacks ·Sec. 24001 
~nt (norlh) 20 feel 

Interior Side 
(wesl) 

10 feel 

~~~~~~ 

Inlerior Side i 

(east) 
10 feet 

f--J'ear [sguth) 10 feet 
One for each fuel 

Number of 
dispensing stand 

Parking. Spaces 
plus one per 200 
sq. ff. usable floor 

(Sec. 2505} area (min. 3 
spaces required) 

Proposed Meets 
Comments 

Requirements? 
Community 

Yes Commercial 
B-3 Yes 

I 

i 
! Yes Fuel station 

i 
i 19 feet I Yes I 

Access point on 

I No 

Applicant will seek 
Pontiac Trail 35 feet a variance from the 
from adjacent Zoning Board of 
residential property Appeals. 
1.08 acres Yes 
Noise Impact 
Statement submitfed 

• indicatin@ site will Yes 
i not exceed noise 
! standards I 

~~~ 

66 feet i Yes 

24 feet Yes 
, 

36 feel Yes 

• 94 feet Yes 

! 25 feel i Yes 
~~~~~ ~~~,~~-

Applicant should 
adjust the site 
layout to meet the 
required setback. 

8 feel No Alternately, a new 
application could 
be submllfed to the 

! 

Zoning Board of 
i Appeals. 

20 feet Yes 

• 36 feet ' Yes 

4 spaces provided Yes 

i 



Item Required 

~_~ ____ -I-,3::..s=spaces required 

Parking Space 
Dimensions 
(Sec. 2506) 

Barrier Free 
Spaces 
(Barrier Free 
Codel' . 

9' x 19' parking 
space dimensions 
and 24' wide 
drives for 90" 
parking layout. 

(9' x 17' if 
overhang on l' 
wide interior 
sidewalk or 
landscaped area 
os long as detail 

! indicates 4" curb) 

1 yon accessible 
space 

8' wide with on 8' 
wide access aisle 
for von accessible 

Proposed 

9' x 17' parking 
space dimensions 
with 24' wide drive 
for 90· parking 
space. 

1 von accessible 
space 

8' wide with a 8' 
wide access aisle 

Meels 
Requirements? 

Yes 

Yes 

Yes 

Comments 

A 4" curb should be 
Indicated on the 
site plan wherever 
17' spaces are 
proposed. 

It appears spaces 
have been 
measured to back 

i of curb. Striping 
i should be adjusted 
• so spaces measure 
i 17' in length to face i 

i of curb. 

I 

I 
Barrier Free 
Space 
Dimensions 
(Barrier Free 
Code) f-c' ...... =~---+---~-----,---------. ....... -----+---------I 
Barrier Free 
Signs (Banier 
Free Design 
Graphics 
Manual) 

Loading Spaces 
(Sec. 2507) 

One bonier free 
sign is required per 
space. 

10 sq. fl. of 
loading space for 
each front ft. of 
building in the rear 
yard 

No barrier free sign 
indicated. 

230 sq. ft. loading 
space shown 

No 

I Yes 

Applicant should 
provide required 
barrier free sign. 

. 23' x 10 = 230 sq. 
~ _____ +' f~t.~r~ea~lu~ir~ed~~_-r _______ -+ ______ +-__ _ 

View at loading 

Loading Space 
Screening 

Accessory 
Structure 
Setback
Dumpster 

I (Sec. 2503) 

and waiting areas 
must be Shielded 
from rights of way 
and adjacent 
oroperties. 
Accessory 
structures should 
be setback a 
minimum of 10 
feet tram any 
building unless 

i structurally 
~-------' 

Loading space to be 
screened by . Yes 
landscaping 

Dumpster enclosure 
setback 63 feet from 
the proposed 
building and setback I Yes 
42 feet from the I, 
nearest property line 
in the roar yard. 

Page 2 of 3 



Item Required Proposed 
Meets 

Comments 
Requirements? 

allachedtothe 
building and 
setback the same 
as parking from all 
property lines; in 
addition, the 
structure must be, 
in the rear or 
interior side yard, 

, , 
,,-

Screening of not 
less than 5 feet on 
3 sides of 
dumpster 
requirod, interior Applicant should 

Du~mpster , bumpers or posts Dumpster screening provide details lor 
{Chap, 21, must also be details not provided, No 

dumpster Sec,2H45) shown, Enclosure screening. 
to match building ! 
materials and be 
at teast one foot i 

taller than height 
: of refuse bin. 

! 

Exterior Signage is 
not regulated by 

Plea,Sl contact 
Exterior Signs 

the Planning Jeannie Niland 
Division or 
Planning i (248.347.04381. 

: Commission, 
Photometric plan 

Exterior lighting and exterior Photometric plan Please see 
(Sec. 2511) lighting details provided, 

: 
attached lighting 

needed at final , I charI. 
.. sile !;lIon, , 

-- Building exits must 
Sidewalks, (City be connected to Sidewalk 
Code Sec, 11-

sidewalk system or connections existing Yes 
276(b)J parkino 101. 

, 
'-Prepared by Knslen Kapelanski, (248) 347~0586 or kkapelanskr@crtyotnovLorg 

Page 3 of 3 
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Lighllng Review Summary Chart 
Kroger fuel Station 
JSP12,44 
Preliminary Site Plan 
r .. 

, Item Required 
Intent ISeclion Establish appropriale 
2511.1) minimum levels, 

prevent unnecessary 
glare, reduce spillover 
onto adjacent 
properties, reduce 

! unnecessary 
transmission of light into 

l-.. .- the night sky 
Lighting plan Site plan showing 
(Section location of all existing 
2511.2.0.1 ) and proposed 

buildings, landscaping, 
streets. drives, parking 
areas and exterior 
liahting fixtures 

lighting Plan Specifications for all 
(Section proposed and existing 
2511.2.0.2) lighting fixtures 

including: 
Photometric data 
fixture height 
Mounting & design 
Glare control devices 
Type and color 
rendition of lamps 
Hours of operation 
Photometric plan 

Required Height not to exceed 
conditions maximum height of 
(Seclion zoning districl or 25 feet 
2511.3.a) where adjacent to 

, residentlol distriels or 
. uses. 

Required Notes - Eleclrical service to 
[Seelion light fixtures shall be 
2511.3.bJ placed underground 

- No flashing tight shall 
be permitted 
- Only necessary 
lighting for security 

• purposes and limited 
i operations shall be 

L I permitted after a site's 
hours. of operation .... 

. 

I I • Meets 
i Requirements? ' Comments 

Yes 

Yes 

, 

Yes 

. 

Yes 

i 

Yes 

, 

I . .. -~~--. 
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Item 
Required 
conditions 
(Section 

: 2511.3.e) 

Required 
conditions 
(Section 2511.3.1) 

! 

Minimum 
Illumination 
(Section 2511 ,3.kJ 

i 

r:···· 
Maximum 
Illumination 
adjacent to Non-
Residential 
(Section 2511 ,3.k) 

CuI off Angles 
(Section 
2511.3.112)) 

I Required 
Average light level of 
the surface being lit 10 
the lowest light of the 

: surface being lit shall 
, not exceed 4:1. 

Use of true color 
, rendering lamps such 
i as metal halide is 
I preferred over high 
and low pressure 
sodium lamps. 
- Parking areas- 0.2 min 
- loading and 
unloading areas- 0.4 
min 

. - Walkways- 0.2 min 
: - Building entrances, 

frequent use- 1.0 min 
- Building entrances, 
infrequent use- 0.2 min 
When site abuts a 
residential district, 
maximum illumination 
at the properly line 
shall nol exceed 0.5 
fool candle 
All cut off angles of 
fixtures musl be 90 
degrees when 
adjacenlto residential 
districls 

i Meels 

I ~:;ulrements? Comments. 

, 
Yes 

Yes 

: 

Yes 

! 

Yes 

Page 2 



ENGINEERING REVIEW 



cityofnovi.org 

Pelilioner 

Kroger, Applicant 

Revlewrype 

Preliminary Site Plan 

Properly Characteristics 

• Site location: 

• Site Size: 
• Plan Date: 

Protect Summgrv 

PLAN REVIEW CENTER REPORT 
November 5, 2012 

EngIneerIng RevIew 
Kroger Fuel Station 

JSP12-0044 

E. of Beck Rd and S. of Pontiac Trail 
1.08 acres 
October 10, 2012 

• Construction of on approximately 5,418 square-foot dispensing canopy, 198 square
foot kiosk and associated parking. Site access would be provided by access points 
on Pontiac Trail and Beck Rd. 

• Water service would be provided by a i-inch domestic lead. 
• Sanitary sewer service would be provided a 6-lnch PYC service line from the exlsfing 

monitoring manhole on site. 

• Storm water would be collected by the existing slorm water managemenl system 
with the addition of four (4) catch basins on site. 

Recommendation 

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

Comments: 

The Preliminary Sile Plan meels the general requirements of Chapler II. Ihe Siorm 
Waler Management Ordinance and Ihe Engineering Design Manual with Ihe following 
items to be addressed allhe time of Final Sile Plan submiflal (further engineering detail· 
will be required at Ihetime of the final site plan submiHa1j: 



Engineering Review of Preliminary Site Plan 
Kroger Fuel Siotlon . 
JSPI2-0044 

November S, 2012 
Page 2 of 3 

Additional Comments (10 be addressed prior to the Ftnal SHe Plan submit1al): 
General 

I. Provide a note on Ihe plans Ihal all work shall conform to the current City of 
Novl slandards and specifications. 

storm Sewer 
2.· Provide a nole stating that a minimum cover of three (3) feet shall be 

maintained at all limes. 
storm Water Management Plan 

3. The storm Waler Management Plan for this developmenl shall be designed in 
accordance wilh the storm Water Ordinance and Chapter 5 of Ihe 
Engineering Design Manual. 

4. Revise Ihe composite runoffcoefficienl 'c' value for impervious are fo 0.95 
from 0.80 as provided. 

Paving &. Grading 
5. Revise the Inlel filer detail (detail 8) on C-500 fo show a sill sack with overflow 

capacity versus a grate wrapped in geolexfile fabric. 
Off-Site Easements 

6. Provide a temporary construction easement for the drive approach 10 
Pontiac Trail on the adjacent property 10 the east, parcel 50-22-04-1 00-0 I O. 

The following must be submitted at the lime of Flnat Site Plgn submittal: 
7. A leller from either the applicanl or the applicant's engineer must be 

submitted wifh the Final Site Plan highlighting the changes made to the plans 
addressing each of the comments listed above gnd indicating the revised 
.$.heets involved. 

8. An Ilemized construction cosl estimate must be submitted to the Community· 
Development Department at the time of Final Site Plan submittal for the 
determination of plan review and construcllon inspection fees. This estimate 
should only include the civil site work and not any costs associated with 
construction of Ihe building or any demoli1lon work. The cost estimate must 
be Ilemlzed for each utility (water, sanllary, storm sewer), on-site paving, right
of-way paving (including proposed right-of-way). grading, and the storm 
water basin (basin construe lion, control structure, pretreatment slructure and 
restoratIOn). 

The following must be submllted 01 the time of Stamping Set submittal: 
9. A drafl copy of the 20-fool wide access easement for the sanitary sewer 

monitoring manhole on the· site must be submitted 10 Ihe Community 
Development Department. 

10. Executed caples of any required off-site easements (if any are required) must 
be submit led to Ihe Communily Development Department 



Engineering Review of Preliminary Site Plan 
Kroger Fuel Station 
JSPI2·0044 

The following must be addressed prior 10 conslrucllon; 

November S, 2012 
Page 3 of 3 

11. A pre-cons/ruction meeling shall be required prior 10 any site work being 
slarled. Please contact Sarah Marchioni in Ihe Community Development 
Department to setup a meeting (248-347-0430). 

12. A Cily of Novi Grading Permit will be required prior to any grading on Ihe site. 
This permit will be issued al the pre-construction meeting. Once determined. 
a grading perml! fee must be paid to the City Treasurer's Office. 

13. A Soli Erosion Control Permit must be obtained from the City of Novi. Contact 
Sarah Marchioni in the Community Development Department 1248-347-0430J 
for forms and Information. 

14. A permit for work within the right-of-way of Pontiac Trail musl be obtained 
from the City of Novi. The application is available from Ihe City Engineering 
Department and should be flied at the time of Final Site Plan submittal. 

. Please contael the Engineering Department at 248-347-0454 for further 
informatlon. 

J 5. A permit for work within the right-of-way of Ponllac Trail must be obtained 
from the Road Commission for Oakland County. Please contael the RCOC 
i248-858-4835) directly with any questions. The applicant must forward a 
copy of this permil to the City. Provide a nole on the plans indicating all work 
wilhln the righl-ol-way will be construcled in accordance with the Rood 
Commission for Oakland County standards. 

16. Conslruclion Inspeelion Fees to be determined once the constructlon cost 
estimate Is submitted must be paid prior to the pre-construelion meeling. 

17. An incomplete site work performance guarantee lor Ihis development will be 
calculaled (equal to 1.5 limes the amount required to complete the sHe 
improvements, excluding ttle storm water facilities) as specified In the 
Performance Guaranlee Ordinance. This guarantee will be posled prior to 
TCO, 01 which lime it may be reduced based on percentage of conslruelion 
completed. 

18. A slreet sign financial guaranlee in on amount to be determined {$400 per 
traffic conlrol sign proposed) must be posted at the Treasurer's Office. 

19. Permits tor Ihe construction of each retaining wall must be obtained from the 
Community Development Deportment (248-347-0415). 

Please contael Adam Wayne at (248) 735-5648 with any questions. 

t!JL~-,---
cc: Ben Croy, Engineering 

Brian Coburn, Engineering 
Kristen Kapelanski, Community Development Deparlment 
Tina Glenn. Waler & Sewer Dept. 



TRAFFIC REVIEW 



October 31, 2012 

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

SUBJECT: Kroger Fuel Center 0-634, JSP12-0044, PSP12-0034, 

IIICIIIIIIIGII 
UJUUUl,ln 

Traffic Review of Preliminary Site Plan & Traffic Impact Statement 

Dear Ms. McBeth: 

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

Recommendation 

We recommend approval of both the preliminary site plan and traffic impact statement, subject 
to the needed variance being granted, and subject to the items shown below in bold being 
satisfactorily addressed by the final site plan. 

Project Description 
What is the applicant proposing? 

I. The applicant is proposing a gas station for an undeveloped outlot along Pontiac Trail JUSt 
east of Beck Road (see attached aerial photo; the main Kroger store is across the road in 
Commerce Township). The station would have 14 fueling pOSitions and a small building 
dispensing very limited retail goods (e.g., cigarettes). Access would occur at two points: a 
full-service curb cut on the existing north-south shopping center drive, 160 ft south of 
Pontiac Trail (near-curb to near-curb), and a right-in/right-out-only drive on Pontiac Trail, 
118 ft east of the existing shopping center drive and about 42 It west of the neighboring 
residential property. 

Trip Generation & Traffic Study 
How much traffic would the proposed development generate? Was a traffic study submitted and was 
it acceptable? 

2. A traffic impact statement prepared by the applicant's traffic consultant (Wilcox 
Professional Services) and dated October I I, 2012 was reviewed. The statement's trip 
generation forecast, which we have found satisfactory, is summarized in Table I (below). 

3. The October II study assumed no growth in background traffic by the time the proposed 
gas station opens. The existing peak-hour volumes were later increased to reflect the 
possible reoccupation of the shopping center's vacant space (estimated by Wilcox to be 

Birchler Arroyo Associates. Inc. 28021 Southfield Road. Lathrop Village, MI 48076 248.423.1776 



Kroger Fuel Center, jSP 12~OO44, PSP 12~0034, T rallie Review of Preliminary Site Plan & T rallie Study, page 2 

Table I. Trip Generation Forecast' 

I ITE Use No, of Average AM Peak Hour PM Peak Hour 
Land Use No, fueling Dally 

! Positions Traffic In Out Total In Out Total , 
Gas Station 944 14 2,360 87 83 170 97 I 97 194 

Pass-By Trips 1,180' 50 49 99 41 I 40 SI 
New (driveway - pass-by) Trips 1,180' 37 34 71 56 57 113 

_. 

I A trip is a one~djre(tional vehicurar movement into or out of the site. The first row of the table presents driveway trips. 
based on rates and guidelines found in Trip Generation - 8IJ'l E.dition (lTE, 2008) and Tn'p Generation Handbook - 2fA Edition (ITE, 
2(04). These two publications are now available in a 9'Jt Editton (2012) which should he used in the next study submitted, 

2 Pass~by trips are driveway trips made by vehides already passing the site en route to primary destinations elsewhere, While 
the forecasted ADT pass--by trips appear reasonable (based on assuming an average of the 58% AM pass-by and 42% PM pass
bY}$ we note that the customary and preferred practice is to avoid forecasting in the absence of period-specific ITE data. 

20%), This was reflected in a study addendum received on 10-31-12 (as footnoted under 
Table 2, below, which was created earlier to summarize the findings of the 10-11 study), 

4. The study's trip distribution model and resulting assignments of Site-generated traffic 
appear reasonable. Selected graphics illustrating peak-hour traffic volumes near the site 
are attached - from both the current study and another (2003) study prepared by another 
consultant for the abutting shopping center, The recently counted volumes turning into 
and out of the center compare relatively well to the previously forecasted volumes, an 
interesting finding given the center's vacancies and the nine years since the earlier study, 

5_ The study found that the proposed access plan for the gas station will result in acceptable 
delays and levels of service (LOS), both exiting the site and turning left into the site. As 
can be seen in Table 2 (below), the LOS will fall one grade for traffic exiting the two most
impacted driveways - including a LOS of E exiting onto Beck - but the associated average 
delay for the latter - about 42 sec - is not considered unusually long for a driveway on a 
busy arterial road (the associated 95"'-percentile exiting queue is forecasted as 1-3 cars), It 
should also be noted in regard to the Beck egress that drivers have the option of traveling 
through the shopping center and exiting via its south drive on Beck, 

6, Wilcox also found that the traffic impacts of the gas station at the Beck / Pontiac Trail 
intersection would be negligible_ The study does recommend, however, that the existing 
right-tum-only designation on the northbound approach be converted to an optional 
through-right designation, since two lanes continue north (into Commerce Township) for 
approximately '/. mile (prior to ending at a school driveway), We suggest that the City 
of Novi approach RCOC, Commerce Township, and/or the City of Wixom 
(lying to the west of this road section) regarding this Wilcox recommendation. 

7_ The study's final conclusion is that the proposed right-in/right-out driveway - specifically 
the right-in feature - is necessary to accommodate fuel truck ingress and on-site 
circulation (see related discussion below), The right-out feature, on the other hand, will 
be useful in reducing the amount of traffic having to exit the existing nearby shopping 
center driveway, 
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Kroger Fuel Center, JSPI2-0044, PSP I 2·0034, Traffic Review of Preliminary Site Plan & Traff« Study, page 3 

Table 2. Traffic Impacts on Level of Service 

I 
AM Peak Hour PM Peak Hour 

Intersection Condition Approach 
Delay (sec) LOS Delay (sec) LOS 

! 

: Before 32,5 D 28,2' 
WBOut 

Beck Road & Existing After 41.7 E 421 

North Shopping Center Drive Before 8.0 A 12,5 
SB Left In .. ~-

After 8.1 A 12,7 

! 

Before 12.1 B 21.4' 
NBOut 

: Pontiac Trail & Existing After 15,4 C 26.2 

i Shopping Center Drive 
! Before 1.6 A 3.B 

I 
WB Left In 

After 8.9 A 10.9 

i Proposed Right-In I Right-Out Drive NB Right Out After 11.5 B 17,3 

f In a study addendum dated IO~31 ~ 12. Wrkox shows this delay increasing by only 0.8 sec with a 2cr~ increase In existing 
driveway traffic (to reflect a possible increase in shopping center occupancy to 100%), The exiting LOS would remain D. 
Carrying such a volume Increase forward to the bulld~out scenario would probably have suhstantially the same impact. 

D 

E 

8 

B 

C 

D 

A 

B 

C 

~ Also assuming a 20% Increase in the exiting volume (for the reason dted above), this delay would increase by 2.1 sec over 
the value displayed in the table. The exiting LOS would remain C, 

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

8. No. The new (right·in/right-out) driveway would be only 118 ft east of the existing 
shopping center driveway (near-back-of·curb to near·back-of-curb). A Planning 
Commission waiver of the City's minimum same-side driveway spacing, 230 ft 
for a 4S.mph road such as Pontiac Trail (per DCS Sec 216(d)( I )d), is required. 
We support the access plan and therefore the needed waiver. 

9, Also, the center of the new driveway would be only about 64 ft west of the center of the 
existing east shopping center driveway across the road. DCS Figure IX.12 requires a 
minimum opposite-side driveway spacing for this direction of offset of 200 ft, so 
another waiver - of the standard shown in the above figure and cited in Sec 
216(d)( I)e - is also needed. Since the channelized driveway design - as refined and 
Signed as indicated below - will effectively preclude the interlocking entering left turns 
serving as the basis for this standard. we support its waiver. 

10. As proposed, the exiting radius of the new driveway would encroach at least 13 ft on the 
frontage of the neighboring parcel; such encroachment is generally prohibited by DeS Sec 
216(a)(2). To avoid a radius encroachment, this driveway should be redesigned 
as recommended in comment 13 (below). 

II. Finally, Sec 1501.1 of the Zoning Ordinance permits (in a S·3 district such as this) the 
proposed use subject to certain restrictions. One of those restrictions, appearing in Sec 
1402.1 a, states that "Entrances shall be no less than one hundred (100) feet from ... 

Birchle.' An"Oyo Associates, Inc. 28021 Southfield Road, Lathrup Village. MI 48076 248.423.1776 
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Kroger Fuel Center, JSP 12-0044, PSP 12-0034, Traffic Review of Preliminary Site Plan & Traffic Study, page 4 

adjacent residential districts." Hence, the proposed new (rlght-inlright-out) 
driveway requires a variance with respect to Sec 1402.1 a. We support the needed 
variance, subject to the driveway being redesigned and signed as discussed below. 

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

12. Yes. The existing outside eastbound lane of Pontiac Trail will be extended to a point just 
east of the proposed new driveway, after which a new taper will be constructed, 

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

13. No. While the turning path portrayed for entering tanker truck supports the proposed 
30-ft-wide right-in-only driveway width, the right-out-only driveway width is not as narrow 
as it should be and the proposed island is not as large as it could be. Revising the latter 
two variables would strengthen the physical deterrence offered relative to illegal (left-turn) 
movements, as well as make the island more conspicuous for both entering and exiting 
traffic. Our attached mark-up shows our recommended redesign, which will 
require the prohibition of exiting large-truck movements at this drive (which 
would also improve safety and reduce noise relative to the neighboring residential units). 

14. To maxi mile the degree to which the new driveway movements are limited to those 
intended by the design, the final site plan should Include the traffic control signs 
shown in our attached site plan mark-up. 

I S. To ensure that traffic already exiting the main north-south shopping center driveway 
always has the right-of-way, a 24-inch STOP (R I-I) sign should also be proposed at 
the gas station egress in the site's southwest corner. 

Pedestrian Access 
Are pedestrians safely and reasonably accommodated? 

16. No. Pedestrians approaching the proposed sales building from outside the site (e.g., to buy 
cigarettes) would be tempted to walk in the site's southwest access drive. To avoid this 
safety concern, an east-west sidewalk stub should be provided about 9 ft north of 
the drive (and equipped with a ramp at Its east end). 

Parking and Circulation 
Are parking spaces appropriately designed, marked, and signed? Can vehicles safely and 
conveniently maneuver through the site? 

17, Consistent with the 17-ft-long parking stripes proposed, the abutting south 
curb should be limited In height to 4 inches (detail sheet C·SOO shows the only 
proposed curb as about 6 inches high at lip of gutter). 
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18. Four marked parking spaces have been proposed. The westernmost such space Is 
intended to be the site's required handicapped space, but must be properly 
marked and signed as such (it is also shown I ft wider than the 8-ft standard for such 
spaces, a satisfactory width if the applicant prefers to use it here): 

a. Per the 20 II MMUTCD, the handicapped space should be marked with a 
blue stripe on each side, with the stripe on the space's east side 
accompanied by an abutting white stripe (indicating the west side of the 
undesignated adjacent space). 

b. An International Symbol of Accessibility (wheelchair symbol) should be 
shown on the pavement in the designated parking space, and (also per the 
manual) this symbol should be white (not the previous blue). 

c. The crosshatching of the access aisle should be noted as blue. (Per ADA, this 
aisle could also be narrowed to the 8-ft standard width, measured to face of curb.) 

d. The unlabeled sign symbol at the head of the handicapped space needs to be 
labeled as consisting of two signs: the RESERVED PARKING [wheelchair 
symbol] ONLY (R7-8) sign atop a VAN ACCESSIBLE (R7-8P) sign. The 
lower sign must be at least 6'·3" above grade, and the sign post should be 
dimensioned or noted as being 2 ft behind the back of curb. 

19. The crosshatching of the loading zone should be noted as 4-inch yellow striping 
4 ft on-center, and the NO PARKING LOADING ZONE sign should be noted 
as being a R7-6 sign located 2 ft behind the back of curb. 

Miscellaneous 
What other issues should be addressed? 

20. The final site plan should include a Signing Quantities Table. 

21. Consideration should be given to shifting the dumpster enclosure a few feet 
further east, so that trucks approaching it are less likely to Interfere with traffic 
circulation around the pumps, and the enclosure's separation from the end 
parking space is easier to maintain (than the 2.5-ft separation now proposed). 

Sincerely. 
BIRCHLER ARROYO ASSOCIATES, INC. 

Rodney L. Arroyo. AICP 
Vice President 

William A. Stimpson, P.E. 
Director of Traffic Engineering 

Attachments: Aerial photo, three pages of traffic diagrams. & BA mark-up of PSP 
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Aerial Photo of Proposed Kroger Gas Station Site and Surroundings 
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LANDSCAPE REVIEW 



cityofnovi.org 

PLAN REVIEW CENTER REPORT 
November 6, 2012 

Preliminary Site Plan 12-44 
Kroger D-634 Fuel Station 

Property Characteristics 
Site Location: 47045 Pontiac Tr., south of Pontiac Tr. and east of Beck Rd. (Section 4) 
Site Zoning: B-3, General Business 
Adjoining Zoning: North: Commercial (Commerce Township); South and West: B-3; 

Current Site Use: 
Adjoining Uses: 

School District: 
Site Size: 
Plan Date: 

Recommendation 

East: RM-1 
Vacant 
North: Existing commercial; South: Shopping Center; West: Pharmacy; 
East: Mulliple-family development 
Walled Lake District 
1.08 acres 
10-10-12 

Approval for the Preliminary Site Plan for the Kroger Fuel Stallon SP12·44 Is 
recommended provided the Applicant receives the necessary waivers from the 
Planning Commission. 

Ordinance Considerations 
Adjacent to Residential (Sec. 2509.3.a.1 

1. Typically a 6' to 8' tall berm would be required along the easterly boundary adjacent to 
residential property. An existing 6' tall solid masonry wall exists that was installed as 
part of the overall development. Please clearly depict the existing wall on Ihe landscape 
plan. The uninterrupted wall extends along the entire east and south property boundary 
of the Shoppes at the Trail development. The Planning Commission may choose to 
waive the berm requirement as this area is fully screened from the adjacent 
property. Staff would support the waiver. 

Adlacent to Public Rights-of-Way - Berm (Walll & Buffer (Sec. 2509.3.b.1 
1. A 3' tall berm with a 2' crest is required along the Pontiac Trail right-of-way adjacent to 

parking areas. The berm has been provided. Additional shrubs and perennials should 
be added to meet opacity requirements. 

2. Right-of-way greenbelt planting calculations have been provided and requirements have 
been met. 

3. Please label the twenty five foot clear vision areas clear vision areas at access pOints on 
the plan. 

Street Tree Requirements (Sec. 2509.3.b.1 
1. One street tree is required per 45 LF adjacent to parking. The Applicant has met the 

requirement. 

Parking Landscape (Sec. 2509.3.c.! 
1. A total of 1,747 SF of interior parking landscape area is required. The Applicant has met 

the requirement. 



Preliminary Landscape Plan 
Kroger Fuel 

2. Please show snow storage areas on the plan as required. 

Parking Lot Perimeter Canopy Trees (Sec. 2509.3.c.(311 

November 6, 2012 
Page 2 of2 

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 Foundation Landscape (Sec. 2509.3.d.1 
1. A minimum 4' wide landscape bed is required around the entire building foundation with 

the exception of access areas. Due to the nature of the use, landscape cannot be 
provided at the small building. The Applicant has provided additional landscape along 
the east side of the site to compensate. The plantings should be installed in a common 
bed for ease of future maintenance. A waiver for the relocation of foundation 
landscape is required. Staff supports the waiver. 

2. A total of 1,747 SF of building foundation landscape area is required. The Applicant has 
provided well in excess of the req uirement in other areas of the site. 

Plant List (LDMI 
1. The Plant List as provided meets the requirements of the Ordinance and the Landscape 

Design Manual. 

Planting Notations and Details (LDM) 
1. The Planting Details and Notations as provided meets the requirements of the 

Ordinance and the Landscape Design Manual. 

Irrigation (Sec. 2509 3.f.(6)(b)) 
1. An Irrigation Plan must be provided upon Stamping Set submittal. 

Please follow guidelines of the Zoning Ordinance and Landscape Design Guidelines. This 
review is a summary and not in/ended 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. 

Review~d b~~h~e, RLA 
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November 6, 2012 

PhOIl'" (148) 88D·('513 
r~M"il: Jl1t'1..'t'l@tlm4rCh/frci!!.f1JHt 

WfP: tfn;(lf'(/Jill'cls,,;cm 

City of No vi Planning Department 
45175 W. 10 Mile Rd. 
Novi,!v1J 48375-3024 

Re: FACADE ORDINANCE - Facade Review 
Kroget· Fuel Station, PSP12-0034 
Favade Region: I, Zoning District: B-3 

Dear Ms. McBeth; 

The following is the Facade Review for Preliminary Site Plan Approval of the 
above referenced project based on the drawings prepared by Landplan 
Engineering, P.A., dated 10/10/12. The percentages of materials proposed for each 
favade are as shown on the table below. The maximum percentages allowed by the 
Schedule Regulating Facade Materials of Ordinance Section 2520 are shown in the 
right hand column. Materials in non-compliance with the Facade Schedule, if any, 
are highlighted in bold. 

, Ordinance Maximum 
Building Nortl' South East West 

(Minimum) 
Brick 45% 66% 64% 61% 100% (30%) 
Aluminum Composite Panels 

45% 26% 27% 29% 25% 
(Equivalent to EIFS) 
Cornice (Metal) 10% 8% 9% 10% 15% 

Canopy Nortl, South East West 
Ordinance Maximum 

(MinimUl'll) 
Brick 20% 20% 61% 61% 100%(30%) 
Alwninum Composite Panels 

62% 62% 29% 29% 25% 
(Equivalent to EIFS) 
Cornice (Metal) 18% 18% 10% 10% 15% 

This project consists of two stl1lctures; a kiosk building and canopy. The canopy is 
subject to Section 2520.12 of the Favade Chart as well as the Favade Chart. Section 
2520.12 requires that not Icss than 30% of the canopy favade bc constructed of 
identical materials as the building. The fascia of the canopy and kiosk building are 
proposed to be "Aluminum Composite Panels". This material is not specifically 
listcd on thc Favade Chart. The sample board indicates that this material is visually 
equivalent to EIFS. It is therefore treated as EIFS for this review. 



As shown above the percentage of Aluminum Composite Panels (EIFS) on all 
facades exceeds the maximum percentage allowed by the Fayade Chrui. A Section 
9 Waiver is required for this material. 

Recommendation: The sample board and rendering provided indicate that the 
Aluminum Composite Panels harmonize well with the brick color and is consistent 
with the overall design of both structures. The requirements of Section 2520.12 
pertaining to canopies have been met. The design is consistent with the intent and 
purpose of the Fayade Ordinance. A Section 9 Waiver is therefore recommended 
for the overage of Aluminum Composite Panels. 

Notes to the Applicant: The City of Novi requires Fayade Inspections for all 

materials listed above and / or displayed on the sample board. It is the applicant's 

responsibility to request the inspection at the appropriate time; immediately after 

delivery and before installation. Please use the Novi Building Depruiment's Online 

Inspection POIial by following the link below. Please click on "Click here to 

Request art Inspection" under "Contractors", then click "Fa9adc". The inspection 

will be performed within 24 hours of the request. 

http://www.cityofnovi.ol'glServices/CommDev/OnJinelnspectionPortaI.asp. 

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

Sincerely, 
D~~sociates, ~rchitects PC 

/1 A /11/) e-:::OlL /0'--'~0 
Douglas R. Need, AIA 
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CIIT COUNCIL 

Mayor 
Bob Gatt 

Mayor Pro T.m 
Dave Staudt 

Terry K, Margolis 

Andrew Mutch 

Justin fischer 

Wayne Wrobel 

Laura Marie Casey 

City Manager 
Clay J. Pearson 

Director of Public Safety 
Chief of Poll •• 
David E, MolI,OY' 

Director of EMS/Fir. Operations 
Jeffery R. Johnson 

Asslstan! ChIef of Police 
Victor C.M, Lauria 

Assistant ChIef of Police 
Jerrod S. Hart 

NOvl Pubflc Safety Admlnlst.aUon 
45125 W. Ten Mile Road 
Novi, Michigan 48375 
248.348. HOO 
248.347.0590 fax 

cityofnovi,org 

october 18, 2012 

TO: Barbara McBeth, Deputy Director of Community Development 
Joe Shelton, Fire Marshal 

RE: Preliminary Site Plan 
Kroger (D-634), Retail fuel Center, @ 47045 Pontiac Trail 

SP#: JSP12-44 

Protect Description: 
This project is for a Retail Fuel Center (Gas Station), on 47,059 SF lot (1.08 
Acres) with an added 206 SF - single story building kiosk. Also 05,418 SF 
canopy will be installed above pumps & building. 

Comments: 
1. Per IFC 12006) - 2203.2, states that "Emergency Disconnect 

Switches" are required to be installed with sign age in approved 
locations. This system is not shown on plans. This item needs to be 
added upon plan submittal. This is also a City of Novi Ordinance 
Requirement SEC. 15-69. 

2. Per IFC '2006)- 2205.5, Fire Extinguishers are required on pumping 
stations. Item is missing from pumps #5 & #6. This is also a City of 
Novi Ordinance Requirement SEC 15-96, to be installed within 30ft 
of each pump. 

3. Better description is needed of "Bulk Display" item listed on 
equipment legend #23. Listed on plan set [page A 10 1). If this is 
combustible storage, it cannot be stored within 30ft of fuel pumps. 
Per IFC (2006) SEC 315.3.1 'MisC. Combustible Storage) and NFPA 
(2009) 60.1.24(2)& 60.4.11.1.3 (Clearance from Combustibles). 

R'ecommendalion: 
The above plan has been reviewed and would be recommended for 
approval, pending the items listed above are complied with. The items 
above are unchanged from previous review rJSPI2-44) on August 24, 
2012. 

Sincerely, 

Andrew Copeland - Insoector II/CFPE 
City of Novi - Fire Dept. 



APPLICANT RESPONSE LETTER 



Landplan Engineering, P.A. 

November 8,2012 

City of No vi Planning Depat1menl. 
Mrs. Kristen Kapelanski, AICP Plnnner 
45175 West 10 Mile Rd. 
Novi, Ml48375 

Re: JSPI2-44 Kroger Fuel Sialion (Pontiac TraillU1d Beck Rd) 
Preliminary Site Plan Review Center RepoJ1 

Dear Ms. Kapelanski, 

37740 Hills Tech Drive 
Farmington Hilis, MI 48331 

Civil Engineering 
Landscape Architecture 
Community Planning 
Surveying 

lelephone 248.987.40 II 

elllClif info@lnndplan-pa.eoOl 
web ww\v.landplan-pa,com 

We have received the Preliminary Site Plan Review letter dated November 6, 2012. The drawings will be revised for oor final 
SUe Plan submiUaL Our responses below correspond with the numbering convention of your combined review letters and elln be 
found below. 

Planning Review - Kristen Kapel.nskl 
l. Acknowledged. 
2. The western side yard will be revised to provide a 10' parking set back 
3. Parking spaces will be revised to be 19' to fnce of6" cllrb 
4. Barrier free sign will be called aul and delailed. 
5. Dumpster screening details will be included. 
6. L.udplan will ""ordinate signage Jeannie Niland. 

Engineering Review - Adam W.yne 
1. Note will be added. 
2. Note will be added. 
3. Acknowledged. 
4. Composite Runoff Coefficient for impervious area will be 0.80 per coordination with City of Novi Engineering. 
5. Detail 8 on C-500 will be revised 10 show sill sack with overtlow capacity. 
6. A draft afthe temporary constf\letion ensement will be provided for review. 

Traffie Review·· William A. Stimpson 
13. The approach, as designed, was npproved by Scott Sintkowski. Oaktand County Road Commission Engineer, 

based on MDOT geometries. The review letter was forwarded to Scott for his approval. Upon his approval, the 
revisions will be made as recommended. 

14. 
15. 
16. 
17. 
18. 
19. 

See # 13 above. 
See #13 above. 
A sidewalk stub with ramp will be included. 
See planning review #3 above. 
Notes will be added to address COlllments a,-d. 
Loading zone notes will be revised, 

Luudscnpe Review - David R. neschke, RLA 
t. We intend to seek a waiver for the berm requirement. 
2. We intend to seek a waiver for the foundation iandscaping. 
3. casement will be provided for review. 
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F.~.de Ordinance Review - Douglas R. Nece!, AlA 
I. W,c intend to seek a Section 9 for the overage of aluminum composite panels. 
2. We will comply wi!n the inspection requirements for facades. 

Fire Department Review - Douglas R. Need, AlA 
I. Will comply witn lFC (2006) 2203.2. 
2. Will comply with IFC (2006) 2205.5 
3. The Bulk Display will be compliant with (lFC 2006) SEC 315.3.1 and NFPA (2009) 60.1.24(2) and 

NFPA (2009) 604.11.1.3. 

Addirioually,.11 items required for final site plan and stamping sets will be followed. 

We appreciate your time and efforts. Please call with any {,uestions. 

Matthew!,isko 
Landpl.n Engineering, P.A. 
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SITE PLAN 



\ . 

, , 'C' ,--- I, 

'll'UUtID::> Q)t$QqO\jd w -

GVOl:f*,3'Bl" 

-j j , I ( , ~ i :_ j I : 
: d l':r} \-t'>r: -1 

-,\ ,I 1\, ' j I ; , ' - j 



, , I 

\1 

'I I: 
i· i) 

I, ~ 
Y!l //1 :i 

~ H 
I 

" , 
I' I ,. , 
li , 

·"->1 Ii 

'~'~\ 
i ,I 
;jI 

I r I I 
! I , I 

: I' I ; , . 

: I' : \ 
I • 

: Ii 
~ jl ! . 

'Ii , I, 

q' ill 
iii . I 
I j; , . 
Ii! ., 
; \ 
i' 

' I 
\ : 
!Ii 
" II; 

I' , . 1 i 

i : 

" " '! 

i 
I I 
Ii I Ii 
I: 
I' 
I, 

I i; 
I, 
11 
" I: 
li 
I, 
I , . . . 

I : I 
I ~ I: 
, • I 
\;0 ! 
,~ 

I~ 

; I 
, 
I I 

I 
! 

• I 

i I I I' 
II , 
I· ) 

\ \ 1 I' 
" l: , 

. I II I 
' ~ , I I, , 

\\ , 

I " h 
! I( 

\ 
I 

: \ -

, 
I , , 



MAPS 
Location 
Zoning 

Future Land Use 
Natural Features 
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Subject Property 

City I ncorporated Boundary 

-~ 
RM·1: Low·Density Multiple Family 

B·3: General Business District 
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ap Legend 

~~. Subject Property 

=~ City Incorporated Sou 

r. n, m,"nll"i lv Commercial 
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