Zoning Board of Appeals Application, {tems No. 7, No. 9, and No. 10.
7. indicate ordinance section{s) and variances requested:

9. State the practical difficulties which prevent conformance with the Zoning
Ordinance reguiremants:

10.  Describe any unique circumstances regarding the property (i.e. shape,
topography, ete.) which are not common 1o other properties in the area and which
prevent strict compiiance with the Zoning Ordinance:

introduction: We sought rezoning of this property {please see Exhibit A). The
diagonal lined area represents all of the property owned by us. The eastern portion of
the property is zoned Light Industrial (I-1) and the western portion of the property is
zoned Office/Service District {O5-1) (please refer to Exhibit B). The Master Plan has
the eastern portion of the property designated as Indusirial, Research, Development
and Technology and the western poriion of the property has Community/Office.

Exhibit C shows that the existing -1 property is proposed to be rezoned to B-2 and the
Ten Mile frontage of the existing OS-1 zoned property was also proposed to be rezoned
to B-2. We submitted this rezoning under the Planned Bezoning Overlay Ordinance.
Under that Ordinance, the public benefits we proposed in exchange for the rezoning
were as follows: '

1. CONSERVATION OF NATURAL FEATURES AREAS THROUGH THE
PLACEMENT OF CONSERVATION EASEMENTS OVER A MINIMUM 3
ACRES OF THE SITE ALONG THE SOUTHERLY LINE OF DEVELOPMENT
AND ALONG A PORTION OF CHAPMAN CREEK AT THE NORTHEAST
CORNER OF THE PROPERTY.

2. IMPROVEMENTS TO PARK AREA ABCUND NOVIICE ARENA: GRADE,
SEED AND IRRIGATE A MULTI-PURPOSE FIELD AT EAST SIDE OF THE
iCE ARENA, GRADE AND STONE 20 CAR AUXILIARY PARKING
SCUTHEAST OF ICE ARENA, PARK ENTRANCE, CHILDREN'S
SCULPTURE, AND PARK NAMING. ($50,000 APPROXIMATELY)

3. ON TEN MILE ROAD, EXTENSION OF CENTER TURN LANE BEYOND
ORDINANCE REQUIREMENTS. ($100,000 APPROXIMATELY)

4, CONTINUOUS EXTRA LANE ON 10 MILE RCAD IN LIEU OF ACCEL/DECAL
LANES, {$230,000 APPROXIMATELY}

5. POCKET PARK WiTH GAZEBO TO BE LOCATED ACROSS FROM THE
NORTHWEST CORNER OF PROPOSED KROGER.



8. EXTENSIVE INTERNAL SIDEWALK SYSTEMS WITH PEDESTRIAN ENTRY
POINTS INTO THE SITE ABOVE ORDINANCE REQUIREMENTS.

7. EXTENSION OF 8'PATHWAY ALONG TEN MILE ROAD TO EAST OF THE
WALGREEN'S ACCESS DRIVE.

The Planning Commission favorably recommended the rezoning with the Planned
Rezoning Overlay to the City Council at its meeting of August 25, 2010 by a 5-3 voie.
(Planning Commission Minutes attached as Exhibit D) The City Council considered the
rezoning request at its meeting of October 11, 2010. The City Council voted to deny the
rezoning request (see meeting minutes attached as Exhibit E).

As we cannot directly appeal a decision of the City Council fo the ZBA, we must ask for
a “use variance”.

USE VARIANGCE REQUEST

Use variances are considered in accordance with the Zoning Board of Appeals
Rules of Procedure adopted November 12, 2008 (Exhibit F). Section 1.2
Variances states “appeals that are brought before the Board often sesk relief
from the strict application of ordinances of the City of Novi, and may involve
either “use”, “variances”, or ‘non-use” (dimensional} varances.
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[a] “Use” variances — Seek permission to use tand for a purpose not
otherwise permitted within the underlying zoning district. As setiorth in
the zoning ordinance, a petitioner is expecied to demonstrate
unneceassary hardshipg, which wili include some or all of the following
critaria:

(1) The building, structure, or land cannot be reasonably used for any
of the uses permitied by right or by special use permit in the zoning
district in which it is located.

{2} That the need for the requested variance is due to unique
circumstances or physical conditions of the property involved, such as
nafrowness, shallowness, shape, water, topography, or similar
physical conditions and is not due io the applicant’s personal or
economic hardship.

(3) That the proposed use will not alter the esseniial character of the
neighborhood.

(4) That the need for the requested variance is not the result of actions
of the property owner or previous property owners {i.e., is not self-
created).

1~



The uses aliowed in the I-1 District are set forth in the Novi Zoning Ordinance (Exhibit
G) and the Uses Permitied in the 0S-1 District are set forth in Exhibit H We are
asking that the use variance grant us the B-2 Community Business District Uses
that are set forth from the Novi Zoning Ordinance and attached as Exhibitl. The
principal uses we are seeking are ihe retail business or service establishments which
would allow us to construct a Kroger supermarket of 64,243 square feet, a
neighborhood shopping center of four B-2 uses of 40,978 square fest, a building on
Building Pad No. 8 of 7,000 square feet for B-2 uses and a building on Pad No. 7 of
3,000 square feet for B-2 uses. All of the above are the use variances requested in the
currently zoned I-1 Light Industrial Zoning Distriituif

Within the OS-1 Zoning District we are asking for the right to use the three building
pads, all for B-2 uses. Pad No, 3 of 6,500 square feet, Pad No. 4 of 5,000 square feet
and Pad No. 5 of 6,500 sguare feet.

The total B-2 use variance square footage is 130,871, Of the B-2 uses, we are not
requesting any uses under Section 1402 which are gasoline service stations and other
uses related to automobile maintenance and repair.

We acknowledge that we have tha burden of proof under your Rules of Procedure
(Exhibit F, Section 1.2 {c)) for our request for a “use” variance. We meet this
requirement as follows:

Rules of Procedure 1.2 [a] (1) under which we must demonsirate unnecessary
hardship is as follows:

“Unnecessary hardship” defined in Black's Law Dictionary is follows:

“Within zoning ordinance so as o authorize granting of variance on such
ground if land cannot vield a reasonable return if used only for & purpose
allowed in zone, the plight of owner is due to unigue circumstances nol
general conditions in the neighborhood and used to be authorized wili not
aker essential character of the locality.” (emphasis added)

“la] (1) The building, struciure, or land cannot be reasonably used for any of the
uses permitted by right or by special use permit in the zoning district in which it is
located.”

Applicable law demonstrates the following:

The zoning of land is a reasonable exercise of government police power. Village of
Fuclid, Ohio v Ambler Realfy Co., 272 US 365 (1926). Zoning regulations are a
legitimate means to protect important property interest and accommodaie competing
uses of property within a community. Jesus Center v FarmingtonHilis Zoning Board of
Appeals, 215 Mich App 54 (1995). However, because zones establish by ordinance will
not always reflect the realities of all land controlled by a zoning crdinance, the City and




Village Zoning Act provides a process by which a property owner may seek a variance from the
application of an ordinance. A land use variance is, in essence, a license to use property in a
way that wouid not be permitted under a zoning ordinance. Fredericks v Highland Township,
228 Mich App 575 (1998). '

“In 2 Rathkopf, The Law of Zoning and Planning, the author states that courts have held that a
property owner seeking a variance on the ground of “unnecessary hardship” must show credible
proof that the property will not yield a reasonable return if used only for a purpose aflowed by
the ordinance or must establish that the zoning gives rise to hardship amounting to virtual
confiscation or the disadvantage must be so great as to provide the owner of all reasonable use
of the property allowed by the zoning ordinance.

In the case of Janssen v Holland Charter Township Zoning Board of Appeals, 252 Mich App 197
(2002), the ZBA granted a use variance to permit construction of a2 250 unit residential
development on property zoned agricultural. The ZBA determined that the land owner made the
requisite showing of financial hardship and that the compatibility of the proposed use was within
the character of the surrounding properties.

The Court of Appeals noted that the plain and ordinary language of the Michigan statute and the
ordinance did not set forth any limitations based on the size of the property owner’s parcel of
land subject to the use variance request. The court held that “whether property used in trade or
business or held for the production of income can reasonably be used for a purpose consistent
with existing zoning will, no doubt, ordinarily turn on whether a reasonable return can be derived
from the property as then zoned. The Court of Appeals held that the ZBA’s conclusion that the
property cannot reasonably be used in the manner consistent with existing zoning was
supporied by confident material, and substantial evidence on the record.

Within the case of Puritan-Greenfield Improvement Association v Leo, 7 Mich App 659 (1967),
the appellate court stated: “It has been said that the function of a board of zoning appeals is to
protect the community against usable land remaining idle and it is that purpose which gives
definition to “unnecessary hardship” and continuing “since the main purpose of altowing
variances is 1o prevent iand from being rendered useless “unnecessary hardship” can best be
defined as a situation where, in the absence of a variance, no feasible use can be made of the

land”.

The same court held that “whether properly usable in trade or business or held for the
production of income can reascnably be used for a purpose consistent with existing zoning will,
no doubt, ordinarily turn on whether a reasonable return can be derived from the property as
then zoned. *

This project was for 28.73 acres. Kroger was going to purchase 7.02 acres (this is
approximately 25%) for $5,000,000.00. That is a reasonable return. After the balance of the
construction of the infrastructure and the buildings, they were expected to produce a return of
approximately 15% of the investment. That is also a reasonable returnt Further, as this land
has been vacant for over 30 years and according to the City’s own studies below that it will
remain vacant for another 18-48 years, | can assume the property is virtually worthless.

The City Planning Staff performed a vacancy survey (Exhibit J) and determined that of the
constructed industrial buildings there is a vacancy rate of 18.8%. This is out of a total of 8.3
million square feet of industrial buildings in Novi. So they are saying that currently there
is 1,560,000 square feet of vacant completed industrial buildings in Novi.




More imporiantly, the Planning Staff reporied that the supply of existing vacant
industrial land is a minimum of 19 years to a maximum of 48 years to build-out.
That means they are also saying that our properiy is not expected o be available
for development for a minimum of 19 years up ¢ a maximum of 48 years.

Therefore, in accordance with the definition of "unnecessary hardship” and due to the
fact that this property which is being used in the business of land development and
therefore for the preduction of income cannot be reasonably used for the purpose
consistent with the existing Zoning Ordinance. As such, the requested relief to allow the
B-2 business uses is relevant and will lead to a reasonable return for the produciive
economic use of this properiy.

The City of Novi Planning Staff performead a siudy that showed that of the existing retail
buildings there is only a vacancy rate of 8.9% or less (Exhibit d). In order to suppori
ouf intended use of the property for retail purposes, we hired two organizations. The
first was the Chesapsake Group, Inc. to periorm a market study. This is the same
company which the City of Novi hired to do a market study for its previous Master Plan.
The purpose of the market study is to show what businesses, if any, are underserved in
the market area, specifically on our property. Exhibit K, from the Chesapeake Study

siates:

“The noted proposed development of the site is compatible with and
supported by findings of the previcus report to the City of Nevi, prepared
as part of the Cily’s Comprehensive Flan Update.

As noted, the proposed development includes about 150,000 square fest
of space associated with neighborhood or community scale retalil,
including a supermarket. Ample community and neighborhood
shopping demand in this zip code, based only onh growih, is
sufficient to suppeort the activity...”

In addition o the market study performed by the Chesapeake Group, we also did
additional consumer research and hired the Strategic Edge organization to show
neighborhood shopping patterns and preferences (Exhibit L). The end resultis a
recommendation on page 10 of the Strategic Edge Report (Exhibit M) of a
recommended tenant mix. This includes a supermarket of up o 65,000 square feet,
which is what we were proposing, and other associated sub-anchors and ancillary
tenants. They conclude, at the bottom of page 10 thai based upon the US Census that
the City of Novi per capita sales were lower than that of Oakland County of general
metro Deiroit for the categories of food stores, specifically grocery stores, and gasoline
stations. *This fact further indicates the market support for a grocery anchored
center, to curiall lsakage out of the market for food shopping. Typically, grocery
shopping is done close to one’s home, unlike comparison shopping goods

shopping.”




Our property is ready for the development of a Kroger supermarket today. Mr. Rick
Ragsdale, of the Kroger Corporation, has publicly stated at the Planning Commission
that Kroger would fike to start this project today if it had approval. This project brings
other community benefits as follows:

1. A project valued at $20,000,000.00.
2. The proposed Kroger supermarket is a real, “shovel ready” project.

3. The proposed commercial center represents conveniently placed
shopping and services. '

4. The City of Novi gains local employment opportunities. Kroger 125+ jobs,
other commercial 200+

5. The City of Novi gains local promotion of commerce and revenue.
8. The City of Novi gains tax revenues for benefit of residents — over
$200,000.

7. The site design includes considerable exira land set aside for the

censtruction of an internal east/west private drive which will further reduce traffic
to the Novi Road/Ten Mile Road intersection.

8. As with this conveniently placed local shopping and services being located
close to residentiai areas, it will also present opportunities for increased
pedestrian traffic (bicycles and walking), and possibly further reduces the need
for automobile-based traffic for daily needs and furthermore decreasing the
congestion on the other thoroughfares in Novi.

Therefore, with the granting of this use variance and with the immediate construction of
a Kroger suparmarket, we and the City would be provided with reasonabie return from
the property.

Rules of Procedure [a] (3) “The proposed use will not alter the essential characier
of the neighborhood.”

We siate with confidence that the granting of the use variance to the property fronting
Ten Mile Road will not alter the essential character of the Ten Mile Road frontage which
ies east of Novi Hoad. As you can see from Exhibit A, cur properiy has for ifs
neighbor at our west the Walgreens commercial drug store. Gn the north side of Ten
Mile Road, east of Novi Hoad, there is first a gas station followed by a bank which is
part of a newly rezoned Community Commercial District. Nexi, to the east, are some
Light Industrial buildings followed by some Heavy industrial buildings foliowed by
Timberlane Hardware as a Commercial use and finally the railroad tracks act as our
easterly boundary. As we own all of the properiy to the south it appears that we will




continue to own that property as vacant industrial zoned land, Therefore the proposed
local commercial uses along Ten Mile Road fit very nicely with the Commercial to the
west, to the north and the Light and Heavy Industrial that lies to the north of Ten Mile
FHoad.

Rules of Procedure [a] (4) That the need for the requested variance is not the
result of actions of the property owner or previous property owners {i.e. is not
seli-created).

The history of this property is very interesting. The history of our property shows that it
has been master planned for local commercial since approximately 1993. Please refer
to a letter from our attornay, Matthew C. Quinn, attached as
Exhibit N which gives an outline of the master plan history. The reason that we startad
working on this development as a Commercial Retail project was as a result of the
City’s own recommendations on its master plans; for example, see Exhibit O. It was
even considered to possibly be Local Commercial on the current Master Plan, Exhibit
P. We have been working on this retail development since the year 2000 and therefore
there is no fact or circumstance that can say that this requested variance is a result of
our actions. We have owned this property for over 30 years and it was always intended
to become a retait development. Our proposal for commercial rezoning was first
submitted to the City in 2004. Please refer to Mr. Quinn’s leiter of June 15, 2010
(Exhibit Q) which outlines the historical facts and the current facts as presented to the
Planning Commission. :
. L
In conclusion, we raspectfully request that this Honorable Body grant the Use Variancs |
which will allow the B-2 retall uses within the applicable Ten Mile Road frontages of the |
existing -1 District and the 0S-1 District for the reasons set forth herein.
| DECLARE UNDER THE PENALTIES OF PERJURY THAT THE ABOVE :
STATEMENTS ARE TRUE TO THE BEST OF MY INFORMATION, KNOWLEDGE

AND BELIEF.

NOVI TEN ASS0CIATES

S

By: Dan Weiss

Subscribed and sworn io before me
this /& 7#,day of November, 2010.

4 LETICIA M, PEREZ
J _ . , ﬁ@:&ﬁa County, &
o /(3(/2{51‘ 3@324 245
Notary Publi
Cif Gtf I County, Michigan

My commission expires: re. 29, 2673
Acting in 244« c442  County
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City of Novi Planning Minutes - August 25, 2010 Page 10 of 29

the City’'s cilizens, promote nalural feature protection, foster quality development, encourage
invesiment in the Cily, and provide design guidance for fuiure transportation improvemenis; and (4) The
proposed amendments foster sound land use planning by including the following new land use goals:
{a) Provide for planned development areas that provide a transiion between high intensily office,
industrial and commercial uses and one-family residential uses; (b} Develop the Grand River Avenue
and Beck Road Study Area in a manner that supports and complements neighboring areas; {c) Creafe,
preserve, and enhance quality residential areas in the City: and (d) Continue fo promote active living
and headlthy lifestyles in the City of Novi and continue to achieve a high level of recognition under the
State of Michigan's "Promofing Active Communities Program.”

Member Baratta asked City Attorney Schultz if in the event that the Master Plan is approved without any
modifications and people come in and reqguest a medification to the existing zoning, what type of
precedent is the Planning Commission creating.

City Atiormey Schuliz answered any property owner is permitted 1o come in and request a rezoning to
any district they would lke to rezone their property to.

ROLL CALL VOTE ON ADOPTION OF THE PROPOSED 2010 MASTER PLAN FOR LAND USE AMENDMENTS
MOTION MADE BY MEMBER CASSIS AND SECONDED BY MEMBER GRECO.

Motion to approve a resclution adopling the proposed 2010 Master Plan for Land Use Amendments with
the changes proposed by the Master Plan and Zoning Commiitee on July 7, 2010, including the
proposed Fulure Land Use Map, with no further revisions. This motion is made for the following reasons: {
1} The Master Plan & Zoning Commiltee and the Planning Commission, with the assistance of the
Communily Development Department Planning Staff, reviewed the currenf Master Plan for Land Use’s
goals, objectives, and implementation strategies, and the Future Land Use Map use designations for the
entire Cily, and evaluated each of the three Master Plan Study Areas in detail; (2) Public comments
regarding the future land uses in the study areas and City at large were solicited and people provided
input through answering questionnaires, written comments and in person at City Hall, public meetings
and public open houses; (3) The proposed Master Plan for Land Use amendments reflect the desires of
the City’'s cifizens, promote natural feature protection, foster quality development, encourage
invesiment in the City, and provide design guidance for fulure fransportation improvements; and (4) The
proposed amendments foster sound land use planning by including the following new land use goals:
{a) Provide for planned development dreas that provide a fransition between high intensity office,
indushiial and commercial uses and one-family residential uses; (b) Develop the Grand River Avenue
dnd Beck Road Study Area in a manner that supports and complements neighboring areas; {c) Create,
preserve, and enhance qualily residential areas in the City; and (d) Continue fo promole active living
and heaithy lifestyles in the City of Novi and continue {6 achieve a high level of recognition under the
State of Michlgan's "Promoting Active Communiities Program.” Motion cariied §-0.

2. WEISS MIXED USE DEVELOPMENT, SPO?-26A WITH ZONING MAP AMENDMENT 18.6%0

Consideration of the request of Slegal Tuomacla Associates, for Planning Commission’s
recommenddation to City Council for rezoning of property in Section 24, east of Ten Mile Road, and south
of Novi Road, from -1, Light Industrial District and OS-1, Office Service District fo B-2, Community Business
District and 0OS-1, Office Service District with a Planned Rezoning Overlay [PRO). The subiect property is

dpproximately 28.7 acres.

Member Cassis asked Cily Aftorney Schuliz if the applicant’s request was for o change of the Master
Plan for Land Use Future Land Use designation for the subject property.

City Aftorney Schultz stated that the Master Plan that was cpproved previously in the meeting is
eftective.

Member Cassis asked City Attorney Schultz if this matter reguires a public hearing.

htin:/fwww_citvofmovi.ore/Resources/T.ibrarv/Minutes/Plannine/2010/100825 him 1572000




City of Novi Planning Minutes - August 25, 2010 Page 11 of 29

City Atforney Schuliz indicated a public hearing was held on this matter by the Planning Commission
several weeks ago and all ihe Planning Commission needs to do af this point s make a

recommendation to City Council on the rezoning.

Planner Kaoelanski showed the location map for the property. The applicant is proposing the rezoning
with PRO of an approximately 28.7 acre parcel located on the south side of Ten Mile road east of Novi
Road from 1, Light Indusirial and OS-1, Office Service to B-2, Community Business and OS-1, Office
Service with a Planned Rezoning Overlay. To the north of the property, across Ten Mile Road, are various
inclustrial uses. To the west are office uses. To the south is vacant land and multiple-family residential and

to the eaqst is existing Industric.

The subject property is currenily zoned -1 and OS-1. The site is bordered by -1 and -2 zoning to the
north, k1 zoning to the east, O§-1 zoning to the west and -1, RM-1 and OS§-1 zoning to the south.

There are existing wetlands on the site, mainly concentrated along the creek. The majority of the site is
also part of a regulated woodland.

Planning staff has noted in the review letter that denial of the rezoning is recommended as the
proposed zoning is not consistent with existing zoning in the areq, recently completed retail sfudies
indicate the City has a surpius of commercially zoned land and the City currently has a retail vacancy
rate near 10%. In addition, the rezoning would be conirary to the approved Master Plan for Land Use,
which recommends industial and office uses for the site. The rezoning would alse be contrary fo an
Implementation Strategy listed in the Master Plan for Land Use. The applicant is proposing a 64,000
square foot Kroger store, a 41,000 square foot shopping center and space for additional buildings in the
future. There are a number of issues regarding the proposed concept plan. The applicant would need
deviations for the proposed building height of the shopping center and the Kroger store, the loading
space and dumpster locaiion of the shopping center and facade waivers for both the shopping cenfer
and Kroger store. Four driveway spacing waivers would be required, as would various landscape
waivers. A PRO requires the applicant propose a public benefit that is above and beyond the activities
that would occur as a result of the normal development of the property. The applicant has proposed
the grading of a sporis field to be located in the existing park behind the Novi tce Arena. This would dlso
include providing seed for the field, as well as imgalion. Twenty gravel parking spaces would be
installed along with a landscaped park enfrance way. Included in the packet is a memo from the Parks,
Recreation and Culiural Services Departiment commenting on the proposed public benefit. Since that
memo was writfen, the applicant has proposed 1o imigate the field.

The Landscape Review noted landscape waivers could polentially be required for the lack of berms
dlong the road fronfage, the lack of perimeter canopy trees, more than fifteen comiguous parking
spaces without a landscape istand, a shoriage of front facade landscaping and the amount of
foundaiion landscape plantings. The applicant has not clearly demonstrated on the concept plan that
these requirements can be met.

Planner Kapelanski indicated that the facade review noted a Section 9 wavier is required for the
overages of EIfS, C-brick and split faced CMU and the underage of brick on the Kroeger and shopping
center buildings. Approval of the requested waiver is recommended.

This matter was previously brought before the Planning Commiission on June 23, 2010. Af that meeting,
the Planning Commission postponed their recommendation noting further information was needed
regarding the stormwater, the wetlands and woodlands and on how this new store would affect other

nearby retail.

The applicant has since submitted a plan ic address the stormwater and wetland concerns and the
Engineering Department is now satisfied that the stormwater can be adeguately handled on site. The
City's wetliand consuliant also notad in the revised review that no substantial outstanding wetland
concemns remain and the applicant has reduced impacts so that they are below the threshold for

mitigafion.

httn://www_citvofnovi.ore/Resources/T ihrarv/Minintes/Plannine /201 0/100K2 5 htm 11/5/2010
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The Woodland Review comments remain, with the letter noting various concerns regarding the large
amount of regulated woodlands on site and the fact that impacts will likely be substantial. Dr. John
Freeland is aiso availlable to answer any woodland queastions.

Planner Kapelanski indicated that there were ¢ number of concemns noted in the trafiic review alfhough
conditional approval was recommended. The City's traffic consultant did go over those concemns in
detail at the June 239 Planning Commission meseting and that information has been included in the
excerpt of meeting minutes included in the Planning Commission packets. The City's Trattic Consultant,
Rod Amoyo of Birchler Arroyo is here this evening 1o address any guestions regarding the traffic review
comments.

Matthew Quinn came forward on behalf of Dan Weiss & Associates, the applicant, regarding the
proposed mixed use project and indicated the applicant has a good plan and project and one that is
geing to benefit the City, When this matter was before the Planning Commission on June 23, 2010 there
was quite a bif of information presented and that is included in the minutes. A decision on ihe matter
was delayed that night because of five items, all of which have now been addressed.

Stormwater detention issues have been resolved with the City Engineer and a letter indicating that is in
the Planning Commission packets.

Wetiand mitigation has been satisfied and the plans now show that no mitigation is required because
there is so litfle intrusion into the wetlands.

There was a question on the woodland line not being in the right place and that has been correcied
and submitted and is no longer an issue.

Mr. Quinn said, the Planning Commission asked for more public input on the Master Plan on the July 14,
2010 meeting and there was no one that came to that meefing that wanted to comment on ihe

Masster Plan.

Mr. Quinn said. the Planning Commission also asked about the effect of Kroger on other retail stores in
the area. Once again, the Planning Commission has received nothing from staif regarding that. what
the Planning Commission has are the market studies that have been done to show the frue situation,
that there is demand there whether this Kroger sfore is built or not built and whether there is a Busch
sfore or no Busch store and there is more than encugh demand o handle this project.

Mr. Quinn stated that the Traffic Consulfant has recommended approval with some conditions and
comments. The natural fectures basically are approved with condilions. The Fire Depariment has
approved it. The Facade Consultant is recommending approval of the required waivers.

The Staiff is on record as saying the bullding height waivers are supported as are the driveway spacing
waivers,

Mr. Quinn said, the public benefits that the City is being offered are on page eleven of the Planning
Commission packet. The public benefits include a conservation of natural features area through the
placement of a conservation easement over approximately 3 acres of the site and improvements to
the park area near the Novi lce Arena consisting of grading, seeding and irigating o mulli-purpose field.
Also, on the east side of the Ice Arena, fo grade and stone a 20 car auxiliary parking lot and do a park
entrance as well as a children’s sculpiure and sign at the beginning of the park entrance. The applicant
has also proposed extending the center fum lane on Ten Mile Road beyond ordinance requirements.
The appiicant is going o conlinue an extra lane on Ten Mie Road in lieu of acceleration and
deceleration lanes in excess of requirements. The applicant is going to provide o pocket park located
on the northeast comer of the proposed Kroger site and an improved set of architeciural elements and
materials beyond the ordinance reguirements. The applicant is going fo provide an extensive internal
sidewalk system with pedestrian entry points above ordinance reqguirements and will extend the eight
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foot pathway aiong Ten Mile Road to east info the Walgreen’s access drive, which isn'f required. Thai is
the list of public benefits that is being proposed ior this PRO.

Now, what other benefits are being provided for this PRO?E First of all, twenty million doliars of tax base
will be added to the City by the time this project is done in phases. Through Kroger, over 125 new jobs
that do not exist foday will be added. When the other phases are completed and those additional retail
and restaurants are added, there will be more than 100, probably closer to 200 plus addifional jobs.
These are public benefils and these are benefiis to the citizens and to the City as a whole.

Mr. Quinn stated that they have never asked for any special treatment in this situation from when it
started in 2004, Some people think this is being rushed, remember, this project was first submifted in 2004,
This project was put on hold because the Cily said to hold up while we improve the intersection of Ten
Mile Road and Novi Road so the traffic that is going to be caused by this project could be

accommodated.

Mr. Quinn stated that the applicant has complied with every request that the City has made throughout
the years. The City has asked for special freatment from the applicant and has not asked for anything.

MNovi tries to be business friendly. Novi, through Mayor Landry over his five years in office now, has made
a special attempt to be business friendly o new businesses coming into the community. This is a
landowner of 30 plus years that is bringing business to the community. How business friendly is Novi going
1o be to a twenty million doliar project with an excess of 200-300 jobs and how business friendly is Nowvi.

Mr. Quinn stated he wanted fo bring up an argument that has been brought up by the staff muliiple
fimes and it has to be meniioned. The argument is these businesses shouldn't be retaill because the
retall vacancy rate is now at 9.8 1o 8.2 percent vacant. A common vacancy rate is seven percent or
fess. This is not that out of line with the cument retail vacancies. Let's look at the industrial vacancies. in
the Planning Commission’s own document, it shows 18.8 percent vacancy in industrial buildings in Novi.
Right next door across the rairoad tracks to the east, there is a 107,000 square foot building that has
been emply. A mile away on Nine Mile Road, there are two buildings across the street east of Novi
Road in excess of 200,000 square feet of indusirial space that are empty. The City's own documents said
it will rernain industrial for about 48 years. The Cily's studies indicate the City has an eight year reserve of
vacant retail land. Does any of that make sense? Why would the City want fo leave this industial2 The
retail s everything that will make this project work and it s the righi thing fo do and the Kroger store is

nesded.

Mr. Quinn said, one final thing | want fo taik about is the issue of competifion. There have been some
comments that if a new Kroger store comes in, it would provide adverse competition to stores in the
area. What is America all about if it is not competitiong Think about this. There are fumiture stores next to
furniture stores, tire stores next io tire stores, drive-ins next to drive-ins, restaurants next to restaurants and
why? Because they like to be in competition with each other and they draw people {o the area. The
Kroger store is going fo draw paople io the area just like the Busch store draws people o the area and
competition is good. What else does competition do? First of all, what you're going to have is more
competition in food prices and if you have another grocery store, theoretically food prices should go
down. What else are you going to have in the shopping centfers around? They are going to be better
maintained because the owners of those shopping centers are going to want people to come in.
People will want to upgrade the same way the Town Center Mall is upgrading now 1o try 1o maich the
other malfls across Novi Road. The City will make a better Novi by granting approval of this project.

Architect Marty Smith came forward and stated that he spoke very quickly earlier and would be glad to
reiterate anything that was said if any of the Planning Commissioners have any questions.

Architect, Marty Smith stated that Mr. Quinn mentioned a lot of the things that he wanted to talk about
and there are a couple of comments that came up regarding vacancy rates. All and all. vacancy rafes
don’'t mean anything on this property since there is a user that is self funded, just waiting to put the
shovels in the grocund and move ahead.
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Mr. Smith stated that there were comments made earlier than residential sheouid be protected from
commercial and he does not undersiand that. Mr. Smith is a Planning Commissioner in his town and
ithey believe residential should be infertwined with commercial. in the successful downtowns, the
Birminghams, the Royal Oaks, the Ferndales, the Northvilles, the retail, commercial and residential are
right on top of each other and it makes for a very vibrant community. if you separate them too far and
people have to drive, they are not as successful. This project puts neighborhood retfail, neighborhood
commercial and neighborhood services closer fo a lot of residentiat neighborhoods that are lacking
those services and it will cut down on people going out of the town and possibly on fraffic since people
will not have 1o drive through the area io get to another shopping area. As far as the market studies,
back in 1999, Novi's own market study prior to the 2020 Master Plan for Land Use indicaled that there s

a significant shortage of grocery stores and other local type retail.

The Master Plan for Land Use includes new local retail sifes for possible grocery stores and similar related
deveiopment on the southeast cormer of Ten Mile Road and Novi Road. In 2004, the Master Plan and
Rezoning Committee voled in favor of a commercial project in this location. Then iater in 2004, the
applicant honored the City’s request to postpone their project for the redevelopment of the
infersection of Ten Mile Road and Novi Road. in late 2007, Novi conducied another market study by the
Chesapeake Group which is in Appendix F of Novi's 2008 Master Plan for Land Use. It says that the retail
activity with the greatest potential is associated with cenvenient shopping, including food purchases
and groceary stores. It says the public would be enhanced by the development as many residenis now
make convenient purchases outside the area in which they live.

Mr. Smith said, in late 2008, Novi Ten Associates hired the same esteemed Chesapeake group to do
another market study and that has been submitied several fimes to the Planning Commission over these
last months, It states in there shopping demand is sufficient 1o support the activity of the noted proposed
development of this siie and is compatible with and supported by the findings of the previous report fo
the City as part of the City's comprehensive plan upddfe. Kroger has done a market study and without
a doubt they belleve their store will be. hugely successful with the population as it stands now. They ars
not relying on growth. The houses, the residenis, the apariments are there now for their sfore io be
successful. Regarding the stafistics of the site, the deviations and benefits, this project currently has
tentative approvals from engineering regarding the detention, tentatfive approval by traffic with some
minor comments, the welland impact has disappeared, and the facade and fire department have
approved the project. There are some technical issues fo complete and that will be done as pari of the
sife plan approval process. it's not really related fo the zoning. Planning, engineering, landscaping, and
woodlands have some issues and that can be sorted out by going through the site plan approval.

Chair Pehrson asked Membar Greco to read the correspondence into the recerd.

Lefter sent fo Planning Commission, Community Development Department and Consuttants on August
18, 2010 from Edward Leininger, 24589 Hampton Court, Novi, Ml 48375,

Dear Members,

The proposed rezoning and special land use permit is a major intrusion to the character of the City of
Novi. The inventory of land use in the City is master planned 1o provide a balanced community. Retail
zoning is pltentiful with both successful and failed projects all around the city.

The tand along Ten Mile Road, bounded by the railroad fracks and Novi Road is definitely a difficult
piece of property to develop, but certainly NOT Commercial [B-3) uses.

Masier Plan
The current Master Plan was very careful about this parcel as fraffic from two major county roads service

the area. With NO county funds and improvement plans to expond these roads it seems foolish to force
more fraffic on these already over burdened roads. Should vyou arbiirarly rezone this land o
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commercial, then no court in the area will ever uphold any other part of the City of Novi's Master Plan in
the future,

Land Use

OSC may be the most logical land use with an internal road system with enfry and exits on Novi Road
only and right turn only eniry and exit on Ten Mile Road. GSC allows for increased height (ideal for this
property) and a mixed use of office, office services and light retail. But, even this type of development
will require major road improvements on the bordering county roads.

Overlay Zoning

The overay optlion being used to consider this land use shouts of "contract zoning” as the City benefit is
minuscule and calls for an increased burden on the Ciiy’s budgei fo maintain ihe fields and parking iots
in the fulure.

We do not need more commerciat to balance our land use in Novi, but we do need more office and
fight industrial business. OSC, 0S§8-1 and 0S5-2 require the least amount of City services support and
maintenance throughout the years.

Commercial is an easy decision especidlly in light of the depressed economy, but that is very short
sighted.

Traffic - WOW
How many more cars and frucks do you think Ten Mile Road and Novi Road can handle, even if you
convince the county to complete the improvements to full build out? Note: i did not find a cument

widening project on the couniy plans anywhere for these roads.

Who is going to pay for the railroad crossing gates and expansion of the road over the tracks? Don't use
my lax dollars. Note: The railroad does not have any plans or money to improve the Ten Mile Road

Crossing.

Not in my backyard — NIMBY

An easy acronym fo ihrow around as a negative. But YOU should consider what you would do if it was
being proposed in YOUR backyard.

[t is impossible to enter or exit the Meadowbrook Giens Subdivision and Novi Meadows Apartments
complex and when the indusirial building (Wisne Mig.} is once again in business and Orchard Hilis
Subdivisions from 7 — 9 AM and 3 - é PM now. Over 400 homes in the Meadowbrook Glens Subdivision
will be dramatically aoffected by your decision to arbifrarly change the zoning fo B-3.

I have walked and studied this property many times and find it fo have a unigque fopography that
actually shouts high-end office and high tech R & D faciiifies. Terraced winding roadways and multi-
level lofs will make this property atiractive 1o future premium uses. IT does not say, fill and level for g

Super Market.

Thank you for your time to review my thoughts and hopefully you will deny this request and consider
other non-retfail uses for this property as you study the master plan,

Best Regards,

Edward Leininger

it l o attoafiasn nea/Racrirrnac/T thrarmrMAdinntac/Plannina /0T 100D S him 1H/8/7201hH




City of Novi Planning Minutes - August 25, 2010 Page 16 0f 29

34 year resident of Novi

Representative for the Homeowners Association of Meadowbrock Glens Subdivision

Former Novi City Councilman

Letier sent fo the Members of the Pianning Commission from Citizens of Meadowbrook Glens Subdivisicn
on August 24, 2010 re: Proposed Development of Land, east of Novi Road, west of Meadowbrook Road.

The purpose of this memorandum is to express our concemn over the proposed development of a former
orchard that is east of Novi Road, west of Meadowbrook Road, and south of Ten Mile Read not far from
the Walgreen's Drug Store, The proposed development consists of a "Super Kroger” and some light
industrial and office space.

The concerns over this project are many. firsi, we question the need for this development. There is a
Kroger at Grand River Avenue and Beck Road, o Busch’s at Ten Mile Read and Meadowlbrook Road
and a proposed plan o bring a Walmart store to the Novi Town Center. We do not need ancther
grocery store to compete with these stores with the potential of putfing any one of them {mainly
Busch's} out of business. If this were to happen, we would have another vacant building, one of many
unfortunately now in the City, fo deal with.

Second, there are fraffic concems. Ten Mile Road is two lanes and cannot handle a large shopping
cenfer going in o cause more congestion. Widening the rcad may alleviate some of the issues, but i1
would still hot deal with all the traffic concerns and would cause many more problems during
construciion. During the schoot year, Ten Mile Read is a major thoroughiare for buses fraveling fo the
high school, Novi Meadows, the Middle School and various elementary schools. Having a large
shopping center in this location would add to an already stressed traffic areq, especially at the end of
the day, regardless of how wide the road is.

Third, there is the issue of proper city planning. Members of the Planning Commission should consider
what kind of a city we want to have. Do we want a city that has some green space or do we want one
that has endless strip malls with stores that often go out of business and then create eyesores for the
community to deal withe |f another development s needed, the City should consider what existing
vacancies we have and put new development there. The Novi Town Center has much potential, yet it
consists of numerous vacant store fronts. The Main Street area has numerous vacancies as well. A small
grocery store went in on the corner of Meadowbrook Road and Grand River Avenue, only to go out of
business and sfand empty with a lease sign in front of it. If another grocery store, smail retail ouflets, and
light indusirial areas are needed, consider putting them where the development dlready is. This would
be a win/win sifuation as blight would be reduced from ihe City and we would be revitalizing areas that

need if.

Thank you for allowing us the opporiunily fo voice our concemns over this project. We hope that these
issues will be taken into account when a final decision is made and that you will update us on the status
of this proposed development,

Diane Jamrog. 24614 Hompton Hill, Novi, Ml 48375

Barb & Dan Phelps, 24548 Bampton Hill, Novi, Ml 48375

Robert & Pauline Riley, 24602 Hampton Hill, Novi, Ml 48375

Edward Leininger, 24582 Hampton Court, Novi, M| 48375

Beth Covery, 41951 Park Ridge, Novi, MI 48375
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Anita Parker, 24724 Highlands, Novi, Ml 48375

Alice Morgan, 24581 Hampton Court, Novi, M1 48375

Lisa A. Engels. 24536 Hampton Hilt, Novi, Mi 48375

Chair Pehrson tumed the matter over to ihe Planning Commission for their consideration.

Member Baratta asked if City Landscape Architect David Beschke and Welland Consultant Dr. John
Freeland could come forward and answer some guestions.

Wetland Consuliant Freeland stated that he had received a revised plan with addifional information
regarding weftlands as well as additional information regarding the depiction of the regulated
woodland boundary on the property. As far as the proposed wetland impacts go, the wetland impacts
have not disappeared, but they have been somewhat minimized to an area below a quarter of an
acre, with a guarter of an acre being the threshold requiring mitigation. The woodland issues are
basically unchanged compared to the June Planning Commission meeting. The woodland issueg is not
as vial as comeciing an item on a drowing. there wil be very substantial woodiand impacts
associated with this project. According to ¢ count provided to ECT, the number of regulafted frees may
be as high as 771 frees and thai number will have io be clarified and field checked in the event the
oroject goes to preliminary site plan. In order io build the entire infrastruciure associated with this project
many trees will have fo be taken down.

Member Baratta then asked Mr. Quinn if the project was rushed.
Mr. Quinn stated that the project was started in 2004 and he couldn’t say the project was rushed.

Member Baratta stated that he does not believe it was rushed and he agrees with Mr. Quinn’s
characterization. Member Baratta does not believe that anyone is receiving special treatment and the
Planning Commission locks at o project as a project and is it good for the City, irespective who
represents it. From Member Baratta's siandpoint, when he reviews this project, and he is sure he speaks
for the rest of the Commission, the Planning Commission looks at each project and the benefit it
provides to the City and the citizens. There was an issue brought up in prior presentations regarding the
Kroger's and possibly closing the store ai Beck Road and Grand River Avenue. Member Baratta had an
opportunity to look af the way Kroger deployed their stores in fargefed markets and some of the other
grocery stores and from what he has seen, this is a classic deployment strategy for a grocery retailer.
Member Baratta does notf believe they are going to close the Grand River Avenue store and Kroger has

made ithaf represeniation several fimes.

Member Baratta stated that he still had an issue with the trafiic and wondered what the applicant was
proposing to do o alleviate the traffic generated by this shopping center.

Mr. Quinn indicated that there will be road improvements from the railroad frack to Novi Road and
there is going to be a cenfer tum lane added that wil be provided, instead of the required
acceleration lanes and deceleration lanes. In addition, if in fact the traffic warrants require .a tratfic
signal fo go at the Kroger enftranceway, the fraffic signal will be placed. As far as the traffic is
concerned, according to the City's fraffic consultant and the completed Jrafiic Impact Study, there will
have to be some fiming changes at the infersection of Ten Mile Road and Novi Road. It will have to be
coordinated with the new fraffic signal. People will also be able to use that inferior road instead of
going out and using Ten Mile Road and Novi Road. The other ihing to remember about the fraffic is that
if this is developed as indusirial with a 200,000 plus square foot industrial building and a 100,000 square
foot office building and the moming and afiemoon peak asseciated with that kind of development
would be fremendous. When you bring in a Kroger store and refail, there is basically little early morning
peck fraffic and there are people coming and going all day long and there is not a big influx in the
moming like there would be with an industrial development and the same way at 5:00pm.
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Member Baratta asked who is paying for the read improvements and the raffic signal.
Mr. Quinn answered the appilicant would be paying for those improvements as a public benefif.

Member Baratta stated the Planning Commission has seen this project many times and has talked
about all the issues, or a great number of issues in great detail and the pefitioners have answered the
Planning Commission’s comments over several presentations. Member Baratia would recommend
approval of the project and but would like to give the other Planning Commissicners an opportunity to
speak before he makes a motion.

Member Mevyer asked Cily Traffic Consultant Arroyo to come forward and reiterate what Mr. Quinn just
said or at least give the Planning Commission his perspective on impacts to the peak hour traffic.
Member Meyer wanted o know if additional lanes along Ten Mile Road are pianned.

City Traffic Consulfant Arroyo answered one of the items that was mentioned in the traffic review lefter
on page four dealf with the inclusion of an additional westbound through lane serving the center and
east diiveway which would enable the signal timing, if a signal is put at the center driveway, to better
serve and provide a higher levsl of service to that interseciion and potentially shorfen the gueues that
are heading westbound that could poteniially impact the railroad fracks. The applicant has not
provided that improvement and it is not being proposed at this time. There were some significant delays
that were being proposed at thai dive and there is also a concern regarding the Ten Mile Road
wesibound queues. There are many improvaements thal are being proposed as part of this
development but that does not necessarity mean there will be a perfect level of service everywhere.
The other question dealt with the comparison of light industrial and office. That is addressed in the iraffic
review letter as well. Mr. Quinn is correct in terms of the a.m. peak hour that industricl and office would
generaie substantially more irafiic than refail. Generally the a.m. peak hour occurs sometime between
700 am. and 2:00 a.m. and most retail stores are not open at that fime. The comparison that was
evaluated in the applicant’s fraffic impact study shows that the shopping center would generate about
close fo 150 a.m. peak hour fips and a combination of light industricl and medical office would
generate about 458 a.m. peak hour irips and light industrial with general office would generate 467
a.m. peagk hour frips. During the p.m. peak hour, it goes the other direction in that the shopping center
would generate more p.m. peak hour frips than the light industrial and medical office with the shopping
center generating 830 driveway trips.

Member Meyer then stated that Mr. Quinn mentioned that there might be several tire companies in one
areq or several restaurants where the competition is healthy. | do truly believe that competition holds o
key place here. If the City is going to be a City that is business friendly, City officials have to at least hear
people out and make their decision. Member Mever noted Environmenial Consultant Freeland stated
many frees would need to be removed in order to consiruct this project. it seems many frees have been
taken down in this City for all sorts of developments and those trees are replaced.

Member Mever asked Environmental Consultant Freeland whai the process would be if the applicant
weare 1o remove the frees on this site.

Envircnmental Consuliant Freeland answered the City has a Woodland Ordinance and 1t is sirictly o
local ordinance and not a state program. The first choice for the replacement of impacts to regulated
woodlands is to replace frees on site. it doesn’t appear very many frees would be able 1o be put back
on this site because much of the undeveloped site is already woodland. In lieu of replacing the trees,
the Crdinance allows for payment into the Tree Fund. Af this fime, it amounts o af least $400 per tree
credit and the credils are graduaied according o the diameter of the tree that is cut down. Again,
exact numbers are not ready at this fime, but Dr. Freeland would estimate approximately 1,000 tree
credits wouid be required if this site were developed. Compared to other projects Dr. Freeland has seen
in Novi, not very many have had such a large woodland impact.

Member Larson asked Mr, Quinn what the hours of operation would be for the Kroger store.
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Mr. Quinn stated that the Kroger store will not be a 24 hour store and the hours of operation will be from
6:00 am. 10 12:00 p.m.

Member Lynch asked for some clarification from Traffic Consutfant Arroyo. Member Lynch looked at the
fraffic review lefier. Eventually this site will be developed with something, be it indusirial, office, retail,
etc. and Member Lynch is concerned with the fraffic impacis. In reading the fraffic review, it appears
fraffic will be less impacted by a retail development than an industrial development during the peak

hours,

Traffic Consultant Arroyo responded it depends on which peak hour someone is looking af. During the
morning peak hour, an office or indusirici development would have more of an impact and during the
p.m. peak hour a retail development would have more of an impact.

Member Lynch asked if the addifional lane is going to mitigate much of the impact.

Traffic Consultant Arroyo stated that the improvements that the applicant is proposing are certainly
going to mitigate to a certain extent some of the impact. It doesn’t mean it is going to fully mitigate the
impacts, but it is going to mitigate the impacts to a certain extent.

Member Lynch staied he understood that the site would eventually be developed and whatever
development occurred would cause fraffic impacis. Member Lynch's personal fecling says that a
Kroger needs fo be there. Member Lynch thinks that the east siders of Novi do not get the same benefit
as the people in the west. By looking at the andlysis on how the Kroger stores are set up, it seems this
store will be similar 1o the existing store at Grand River Avenue and Beck Road but less infense. Member
Lynch is struggling with the traffic. It sounds fike a lot can be mitigated with the addifional lane the

applicant is proposing.

Member Lynch said he is envisioning in his mind that traffic is so backed up that someone is siuck in the
middle of the tracks. Member Lynch is wondering i this goes industrial, would that possibility still exist2

Traffic Consultant Amoyo answered that it is very difficult o answer that question without knowing the
configuration of the site and a lot of it would depend on, for exampile, the fact that the office
generates more traffic per square fool, particularly medical office. If there was more medicat office, it
would likely increase the impact and increase the likelhood of the need for more of those
improvements. Alse, the timing of the development would be imporfant. Wiil there be background
growth that will impact that as welle it is difficuit to give a precise answer.

Member Lynch stated he did not see ¢ significant difference in froffic impacts between the
development of the site as industrial or office and the development of the site as retail. The traffic will
probably be similar fo the traffic af Beck Road and Grand River Avenue. Sometimes people will have to

wait at a light.

Tratfic Consultant Arroyo siated that the traffic light is absolutely critical to the operation of this site.
Member Lynch asked if the applicant is going fo put in the fraffic light.

Mr. Arroyo answered yes, subject o approval from the City and RCOC.

Member Lynch stated that he would like fo see any free removed from ihe property put back on that
properly. Even though the tree fund is a good thing, the people in the ared are used 0 seeing those
frees in that locatlion and Member Lynch would rather not see the replacement frees put elsewhere.
Environmental Consuitant Freeland stated with the proposed site layout and the fact that most of the

site is regulaied woodland, he did not see a lof of room to put replacement frees on the property. There
may be some gaps in the woodland and there may be a few opporiunities for replacement on-site and
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that is something that would be evaluated during the Preliminary Site Plan review,

Member Lynch stated that he hoped that the frees could somehow be kept on the site, primarily by the
residential areas. Member Lynch has seen cases previously where an applicant has put the frees in the
free fund and this dees not do the people in the area any good.

Environmental Censultant Freeland stated that he doubted the applicant could replace anywhere near
700 or more trees back on the parcel. In addition to woodland replacement trees, there may be
requirements for landscape trees which are a separate part of the ordinance. Landscape Architect
Beschke may be able io comment on thal and that may allay some of the Planning Commission’s
concerns of having an area devoid of frees.

Member Lynch stated that he did not want to take an area that is kind of forested now and just thin it
out.

Member Lynch said that he felt the City owes it to the people that live in that area io iry to make the
minimatl amount of change to the aesthelics of the area. The traffic issues are siill a concem and
Member Lynch hopeas that somehow and someway fraffic impacts could be minimized. Member Lynch
asked Mr, Quinn if as many frees as possible will be left on the site.

Mr. Quinn stated that certainly, as far as the frees, it doesn’t behoove the applicant fo take irees down
that do not have to be taken down. It is beffer to fransplant as many irees as possible on site. The figure
for this proposed site plan s 53% open space after development. Mr, Weiss also owns all of the property
to the south 1o the lce Arena and along the rairoad frack. It seems there should be places fo put new
frees in that whole area and that would be on the south side where the Chapman Creek goes through
there. That is all going to be locked at in the site plan review process.

Member Lynch stated that the point he was making was that he is not a big supporter of the free fund.
He would like 1o see the trees stay on that property or that area so the people in the area could get the

benefit from it.

Mr. Quinn told Member Lynch that he iooked forward to being back in front of the Planning Commission
when the project goes through site plan approval process.

Member Lynch thinks this is a good development for this sifte and o benefit to the east side that they do
not have right now. Competition is good and the mere development of this site will be good and the

right thing to do.

Member Gutman stated that he was in favor of this use and from an economic standpoint, it is a
positive thing for the City of Novi and he appreciates all of the additional public benefits. Member
Guiman oppreciaies the work that the applicant has done {o dilay all of the Planning Commission’s
fears. It has been a long process and Member Guiman will be looking forward 1o supporting Member

Baralta's motion.

Member Greco stated that like Member Meyver had indicated earlier, this vote is significant and
important and the Planning Commissioners have ali taken this project and the decision on the Master
Plan very sericusly and realized they are two separaie issues. The Planning Commission can falk about
studies and what studies say and what they maoke inferences about and what may happen in the future
and what may not happen in the future. But, studies are not really a substitute for people and the only
people who have commented are the residents who have indicated that they do not feel the need for
a store. The Planning Cormmission has not heard from any specific residents that say, I'm glad that there
is a Kroger going in down the block from me, onily the opposite has been stated. If this store is built,
people will come, but that does not necessarily mean that there needs to be a Kroger there when there
is a Hiller's and Kroger neadrby. As far as consumers, competition is good for consumers in ferms of pricing
and quality, but as a body, the Planning Commission is not a marketing body. When there are two
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banks across from each other, or two fire stores, and a CVS and Walgreens across from each cofher,
Member Greco looks af it as a waste for the members of the community that it is not spread out more
among the community. The reason those are there is not because the planners planned this for their
community. The reason why it's there is for marketing strategies, for businesses to put each other out of

Dusiness.

Member Greco stated that the work the applicant has done is good as far as the presentation and
everything they've done buf Member Greco does not believe it is needed or necessary in that area.
There are enough grocery opportuniiies around the community. i would be silly for the City to plan for
two similar services 1o be across the sireet from one another and the only reason they end up there is
bacause the City has no choice. Member Greco may be recommending denial of this project.

Member Cassis stated that he has talkked about this project for the last three or four sessions and has
tatked about it at the Committee level. Other members of the Planning Commission have said the City is
engineering something for the surrounding community and the City has no right to decide for them
whether they want a store there or do not wani a store there. Member Cassis someiimes visits the Kroger
at Maple Road and Telegraph Road when he visits family in the area. That sfore was in business and

then two months later, it went out of business.

Member Cassis asked Mr. Ragsdale, the Kroger representative, if he was famiiicr with the Kroger store at
Maple Road and Telegraph Road.

Mr. Ragsdaie answered yes, he was.
Member Cassis asked if the store was closed.

Mr. Ragsdale answered yes, it is.
Member Cassis asked about the West Oaks Kreger store, what happened fo it?

Mr. Ragsdale stated that it was closed and he expiagined why it was closed the last fime this matter was
before the Planning Commission.

Member Cassis asked Mr. Ragsdale if he had in his possession any guarantee that he can give ithe
Planning Commission as an affidavit notarized that this Kroger or the Kroger on Beck Road will not be

closed.

Mr. Ragsdale stated no and there is not a retailer in the United States of America that could make that
guarantee. if they do Mi. Ragsdale would say they are not being honest and forthright with what they
have to say. Kroger does have plans fo invest money in the store at Beck Road and Grand River Avenue
and they wouldn't be doing that if the store were planning 1o closa soon.

Member Cassis asked Mr. Ragsdale if he had any figures to indicate the saies have improved and gone
up at the Beck Road store in the last five vears.

Mr. Ragsdale said he could not give Member Cassis any figures, but the store is doing well enough 1o
consider future investments in the store.

Member Cassis stated that the Community Development Depariment said no fo this project and they
have examined it and they have made therr recommendation. In 2001 the Master Plan did say
designated fo be sfudied further; however, There was one quotation that said commercial is not
recommended. in 2007, the Chesapecke Group said the City currently has a surplus of retail until 2018.
The Cily's Economic Development Director wrote a long exhaustive study where he clearly siates that
the City does not need any reiai in this area. He quoted many people in a big meeting of retailers,
supaermarket people, planners, some 500 pecple in that area said retall is going down and that stores
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are being shut down and going out of business. Traffic Consultant Amoyo gave a very honest review of
the Traffic Study and he clearly says that there are difficulties in that area for this huge refail
development. i the Kroger does go in, how long will pecpie have to waif in fraffic with a backup?
Member Cassis did get the map with all the different supermarkets in the area and there is no
guarantee that all those siores will siqy there. Kroger has a propensity 1o move stores around. Another
thing, do you know how large Walmart is2 The applicant says competition is healthy. When a Walmart
comes fo town, small businesses go o the meeting 1o oppose it and the applicant is saying compeiifion
is heatthy. Whatl about the woodlands and the 770 trees to be cut down. Haven't enough frees been
cut down in this community? According to the school district, the dishict is losing sfudents because the
City is losing populalion. s this a growing community that there is a need for two Krogers and a Walmart
within three or four miles? Many residents have had homes foreciosed. If the population is decreasing
why would another Kroger store be needed? The answer was given to the Planning Commission by
stafi. The City's Economic Development Director said o halt it, do not go ahead, there is surplus. The

Planning Commission should not approve this project.

Chair Pehrson stated that he wanited everyone to redlize that the reason the Planning Commission is
here is because ihe City is business friendly. This is not just an exercise to make people go through
hoops. The citizens do care about the community. The Planning Commission hears from passionate
people about their communilty and how it is going to impact their future. If the Planning Commission
were fo ask Mr. Quinn directly if this was a business friendly city, hopeiuily his answer would be yes.

None of the citizens have ever lived in these kinds of economic times and no one has ever had the
opportunify to wilness the kind of economic downturn the country is currently in. The competition that
people insist upon is very fragile at this point in time. Chair Pehrson s not 100% sure that the Planning
Commission would be doing the right thing approving this project. if would be defrimental 1o other
busingsses that are still rying right now to survive. Maybe if this were 2001, if this were 1990 or ten years
ageo when this was first conceived, there would probably be o thriving business sitting there right now.

Chair Pehrson is not 100% convinced that this is the right location for a couple of points. Chair Pehrson’s
habits of purchasing groceries aren't affiliated o one brand or 1o one store. It is a matter of location
and convenience. It's not o go out and find that one particuiar store and that is part of the problem
with ihis pariicutar location. There will always be iraffic no matter what is done. Member Lynch was right
by saying that this will be developed one day and it may be developed with a Kroger on it. The
applicant has every right fo come before the Planning Commission and the City Council and state their
case and plead their arguments and have people deliberate at this level, people deliberate at the City
Council and the ZBA. This is what people in the audience and the people in the City need io
understand, that anyone that owns property can come before the City and ask for cerfain things.

Ulilizing the PRO option extends the applicant the opportunity to overcome some of the hurdles relative
to the site iiself because some of the things people are trying io develop these days are a little bit mere
difficult and are not wide open spaces. They do require free cuts and curb-cuts; there is no perfect
piece of land anymore inside the City.

in This case, there are more negatives then positives, relative 1o sewers, lane changes, etc. The traffic is
still going to be an issue. There have been some statements made that are a litfle bit skewed. The
building to the east of this site, the industial building that has been shut down for ten years has not been
shut down for ten years. It was open as recently as 2008 and Chair Pehrson was a member at that
company at that fime in 2008. Some of the data placed in front of the Planning Commission whether it's
surveys by City staff or the applicant gets o litile bit skewed.

Chair Pehrson remembers from the previous presentation that 78% of the members that were surveyed
would love to shop at a Kroger based on a sample size of abeout 72-75 people. That is not a statistical
summary that is valid. Chair Pehrson is also concemed about the phasing of the project relative to the
other retail outlets. How can the City be assured that with each new tenant being brought onio the site
that it would be someone like Kroger who had ihe money, had the backing. had the willingness and
had the desire 1o make the commitment? That would be great, but Chair Pehrson can envision a Kroger
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being surrounded by buildings that have those for fease signs in them for quite a pericd of fime.

The Planning Commission is not out to iry 3o take away from the tax base or turmn away business. That is
not what the City is about here. The Planning Commission is trying 1o seek what is best for this particular
piece of property. The Kroger building might be the best solution for the property, but it is just too large
of a building when the impacts to weodlands and weillands are considered. That is always something
that gets swept under the rug. One of the things that this Commission has been pretty steadfast on is
locking at the size relative to what is going on on that particular piece of property. This proposatl is just a
litfle it foo big.

Chair Pehrson appreciates the effort that has gone forward on everyone’s part to bring this to this point
today from the Planning Division and the applicant, Mr. Quinn and the people af Kroger. Chair Pehrson
hopes there is some common ground 1o be able to demonsirate the City's business friendliness 1o the
applicant, even though he is not 100% sure in which way he is going to vote or what the vote will be ot
this particular fime.

Chair Pehrson then asked City Attorney Schultz for his comments.

City Aftorney Schuliz had a qusstion in advance of a motion. Looking at this from the perspective of
writing the PRO Agreement and the list of PRO conditions thai go aiong with that, City Atforney Schulizis
wondeting whether or not the motion or the appiicant is addressing the other area of rezoning, the
frontage dlong Ten Mile Road for which he hasn't seen or heard any conditions. From the staff’'s
operspective, if it is Just a rezoning with no condifions, then the Planning Commission probably should talk
about what the applicant expects, just a siraight rezoning with no conditions or whether there is some
other plan on the part ¢f the Planning Commission on dealing with those areas in the Tuture. Right now,
looking at the draft motion, it does not appear that area, which is about five acres of frontage, has

been addressed.

Chair Pehrson asked Mr. Quinn if he could help us understand what City Attorney Schuliz stated.

Mr. Quinn told City Attorney Schuliz that they would have to go back in the original application. Phase |
of this project includes alt of the improvements along Ten Mile Road including ail the landscaping. It
includes the driveways that are on the east side of the property and the access road from Novi Road.
The outlots are being consiructed as a general condominium and those oullols have not been properly
sized. They are to be constructed affer the first three phases and the Infrastructure is o be put in with the

first phase.

City Altorney Schuliz stated that the PRO process normally affords the City some ability to say what they
ke and don't ke, However, there are no site layouts or building iayouts provided for the area labeled
future phases. Staff is assuming fthat if there isn't geing to be a discussion about ihe buildings or sife
layouts in the fufure phases, then it should somehow be indicated they are nol addressed and at a
minimum, will need fo be included as future amendments to the PRO Agreement.

Mr. Quinn stated that City Attorney Schuliz is absoiutely right. If has been the applicant’s plan to show
the ouilots in the area labeled for future phases within the rezoned B-2 area with the PRO on them. The
applicant agrees that whenever the iime to develop that area comes, the PRO Agreement would:

need fo be amended.

City Attorney Schultz said the key is that a PRO Plan is what would be amended, not an approved site
plan; essenticlly it would be o series of addifional PRO Agreements.

Moved by Member Baratfta and seconded by Member Lynch:

ROLL CALL VOTE ON THE APPROVAL RECOMMENDATION MOTION MADE BY MEMBER BARATTA AND
SECONDED BY MEMBER LYNCH.
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in the matter of Weiss Mixed Use Development, SP0%-26A with Zoning Map Amendment 18.4%0, motion ic
recommend approval fo the City Council to rezone the subject property from 1-1 {light Induskiial} anc
0S8-1 {Office Service) to B-2 (Community Business) and OS-1 (Office Service) with a Planned Rezoning
Overlay with the following ordinance deviations: (@) Ordinance devidation for the excess building heigh
of the shopping center (30" required, 35 provided); (b) Ordinance deviation for the location of the
shopping center loading zone in the inferior side yard; {c¢} Ordinance deviation for the shopping cente:
dumpster location in the interior side yard; (d) Ordinance devialion for the overage of EIFS, Concrete "C
Brick and Split Faced CMU on the shopping cenler fagade; (e} Ordinance deviation for the exces:
building height of the Kroger store (30’ required, 38'4" provided); (f) Ordinance deviatlion for overage o
EIFS, Concrete "C" Brick and Split Faced CMU and the underage of Natural Clay Brick on the Kroge:
facade; (g} Ordinance deviations for the foliowing landscaping requiremenis: (1) Three foot tall berrr
along cali road frontages, (2) Lack of perimeter trees, (3) More than 15 contiguous parking spaces withou
an interior landscape island proposed in seven locdglions, (4) Shoriage of 122 linear feetl of front fagcade
landscaping for the proposed Kroger, (5} Lack of front fagade landscaping on the shopping center, (4
Deficient landscape beds around all buildings, {7) Deficient foundation landscaping around proposec
Kroger building (7.392 sq. fi. required, 1,733 sq. fi. provided), (8) Deficient foundation landscaping
around proposed shopping center (10,008 sq. ff. required, 1,076 sq. fi. provided); (h) Ordinance
deviations for the following driveway spacing requiremenis: (1) Same-side driveway spacing betweer
the proposed Novi Road driveway and the south Walgreens driveway {230 required, 114’ provided), {2
Same-side driveway spacing between the wesi driveway on Ten Mile Road and the east Wailgreen:
driveway (230’ required, 225’ provided), (3) Opposite-side driveway spacing between the proposec
- center driveway on Ten Mile Road and the opposite-side industial driveway to the east (300" required
§5" provided), and (4) Opposite-side driveway spacing belween the proposed truck egress on Ten Mile
Road and the first opposite-side industiol driveway in either direction {150’ required, 4’ provided to the
west and 200’ required, 71’ provided to the east). The plan is also subject to the following PRO Conditions
{a) Stormwater is ¢ be adequately detained above ground and on the site with no additional discharge
into the wellands; and (b) Applicant shall comply with all of the conditions and items noted in the stof

and consultant review letiers.

Additionally, as a condition of this mofion, the Planning Commission noies that the applican
acknowledged that future PRO Amendments will require review and approval of development:
designated as "future phases”, and that with this recommendation for approval, no developmen
approvals are granted for any "fufure phases”. Additionally, it is Planning Commission’s recommendatior
to the City Council to ask the applicant o add an additional west-bound lane to Ten Mile Road acros:
the enfire frontage, to make a 5-lane cross section for the full length of the property.

This motion is made for the following reasons; Sufficient condilions are included on and in the PRO Plar
on the basis of which the Planning Commission concludes, in ifs discrefion, that, as compared to the
existing zoning and considering the site specific land uses proposed by the applicant, it would be in the
public interest to grant the rezoning with Planned Rezoning Overlay, as the benefits which wouic
reasonably be expecied to acciue from the proposal are balanced against, and have been found fc
clearly outweigh the reasonably foreseeable dehimenis thereof, taking into consideration reasonablhy
accepted planning, engineering, environmental and other principles. Motion carried 5-3 (Nays: Pehrson

Cuassis, Greco)

3. CVS, 43600 GEN-MAR, $P10-33

Consideration of the request of CVS Pharmacy for Preliminary Site Plan and Storm Water Managemen
Plan approval. The subject property is located at 43600 Gen-Mar Drive, west of Novi Road and south o
the CSX Railroad, in the I-1, Light Industrial districi, in Section 23. The subject property is 7.16 acres. The
applicant is proposing 1o add about 7200 square feet of office within an existing warehouse building

and add 21 net parking spaces.

Planner Spencer stated that the applicant, CVS Pharmacy is proposing to add aboui 7,900 square feer
of office space within their recenily purchased warehouse. They are aiso proposing to build 2]
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ing the hours of 8 A.M. and 8 P.WI. was just notr ailstlc

2, Consideration of the request of Siegal Toumaala Associates, for tentative
approval of a rezoning of property in Section 26, east of Ten Mile Road and south
of Novi Road from 1-1, Light Industrial District and 0S-1, Office Service District to
B-2, Community Business District and 08-1, Office Service District with a
Planned Rezoning Overlay {(PRO) and subject to approval of a PRGC Agreement.
The subject property is approximately 28.7 acres.

Mr. Quinn stated he was present on behalf of Ten and Novi Associates, who were Mr. Weiss
and his partners and Rick Ragsdale from the Kroger Corporation. Also, their engineers,
architects and staff people were present and available for questions. Mr. Quinn said they were
bringing to Council a $20 million project and asked for a favorable vote with a PRO. Mr. Quinn
discussed the details of the proposal at length.

Mr. Pearson stated Ms. McBeth and staff were present and there were significant staff
concerns about this project and their recommendation was negative. He said there were three
main areas that started on page 198 of the packet on why Council should entertain rejection of
the request. He noted it was not in conformance with the existing Master Plan for Land Use,
there were concerns about future phases and the ordinance deviations that were outlined.
They were requesting a PRO, which was one of the most discretionary items that Council had
for consideration and it had to be something that was more favorable to the City than couid
otherwise be constructed.

Member Staud! said he lived in that area and shopped at Busch's and didn’t go anywhere else
to shop for groceries. He said they needed a lot of help and improvements but he would be
extremely disappointed to see that center fall apart as a result of that tenant leaving. He felt it
was a core part of that neighborhood and caused him great concemn especially in light of other
very large grocery operations opening in Novi in the near future. He stated he didn't want to
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see that center sitting empty because that would affect property values. He indicated that he
was looking forward to hearing the thoughis of other Council members.

Member Margolis said she appreciated the extensive packet and the background work Council
was given by staff and the applicant to make these kinds of decisions. She said she
appreciated investment in Novi and believed in economic development. Member Margolis said
she was not one to pick winners or losers or o limit competition. She thought the business
community made those decisions and lived or died by those decisions. She said she would
address the multiple issues she saw in this proposal, which would not allow her to support the
proposal. She said first it did not comply with the Master Plan and didn't comply with an
implementation strategy, which talked specifically about limiting commercial development to
current uses and zoning. Member Margolis said currently there was a surplus of land in Novi
rzoned retail. She said that was the piece in terms of the zoning. She said this was a PRO
application, which was a tool to consider proposals that didn't it specifically within the zoning.
However, it was clear that PRO’s had o be approved when the *benefits” which would
reasonably be expected to accrue from the proposal shall be balanced against and be found to
be clearly outweigh the reasonable foreseeable detriments”. She said while looking through
the packet, she did her pro and con on is that the case. She said there were multiple
detriments to the proposal and the impacts on the City were clearly delineated in terms of the
infrastructure needs. She noted that one of the things in the proposal from the applicant was
about “this was a great increase 1o the tax base for the City”. She said that was true but what
they had to look at was compared to the use that was listed for the property what were the
expenses associated with arid what were the detriments. She said the infrastructure needs
were much higher for this development versus the Master Plan uses for the property. They
talked about double utility demands, issues about sewer capacilty, which was currently
something that the City was in negotiations to try and increase limits just based on the current
zoning. She said there would also be significant traffic and woodland impacts and the
applicant was asking for a lot of variances from current standards. She said when looking at
the benefits it was clear that this would not be an enhancement over the current zoning. One
recommendation from the Planning Commission was the idea of five lanes of 10 Mile to the
raifroad frack and that was not included. There was also talk about a playing field but it didn't
meet the needs the City had and adding 20 spots of parking to an already crowded parking lot
wasn't a huge benefit. She said the pocket park wasn't something she thought was needed in
the City. She said cone of the real needs for recreation was walking trails and biking paths and
those were not included. She said the planning review said that many of the benefits listed in
the packet would be required of the project in any case. Member Margolis said that was not a
benefit. She noted this proposal required less favorable variances in the area of landscaping,
there was no landscaping plan and no specific plan for the entire PRO.

CM-10-10-137 Moved by Margoiis, seconded by Fischer; CARRIED UNANIMOUSLY:
To deny Weiss Mixed Use Development, SP09-26A with Zoning Map
Amendment 18.680 to rezone the subject property from I-1 {Light
Industrial) and 08-1 (Office Service) io B-2 {Community Business)
and 08-1 (Office Service) with a Planned Rezoning Overlay, for the:
following reasons:
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The proposed rezoning would be contrary to the recommendations
of the Future Land Use Map and Master Plan for Land Use;

The proposed rezoning would be contrary to an Implementation
Strategy listed in the Master Plan, which states: “Limit the
commercial uses to current locations, current zoning, or areas
identified for commercial zoning in the Master Plan for Land Use”;
Approval of the application would not accomplish integration of the
proposed land development with the characteristics of the project
area because the proposed concept plan is deficient in a number of
landscaping standards listed in the Zoning Ordinance and extensive
removal of regulated woodiands is proposed without adequate
mitigation;

Recently completed retail studies indicated the City currently has a
surplus of land zoned or planned for retail activities to meet the
highest predicted retail demand through 2018; '

The City presently has a retail vacancy rate for existing development
near 10%;

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

The application proposes to rezone the frontage along Ten Mile Road
to the B-2 District, but proposes no conditions or limitations that
would result in an enhancement of the development that would be in
the public interest, For example, the application does not propose
any limitation on undesirable or inappropriate uses and does not
propose additional amenities or features for the public benefit.

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

Woodland impacts are likely to be substantial.
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DISCUSSION

Mayor Pro Tem Gatt said he would support the motion for the reasons brought forth. He said a
PRO had to be something that had such a benefit {o the City that they couldn’t turn it down.
However, what was offered just didn’t equal something this Council could embrace as a PRO.
He said what he saw was more of a zoning request. He said Mr. Quinn talked about
competition and he agreed competition was good and what had made this country and City
great; but it had to be fair. Mayor Pro Tem Gatt commented that the people at Busch's,
Walgreens, elc. that spent money on their projects did not expect Council to change that
zoning. He thought to change it was not fair to the competition. He noted there was another
big retail firm coming in in an area zoned for that use that would lend a lot of competition fo
other retailers in the City. He said he would support the motion to deny. He said a $20 million
project was very difficult to turn down but he believed it was best for the citizens of Novi.

Member Crawford said months ago she started asking residents in the area what they thought
about this project and other future projects and a number of people were excited about having
another grocery store in the City. She agreed Novi was underserved as far as groceries go.
She said she asked those affiliated with Kroger if the Kroger on Beck Road would be kept
open, and was given the verbal assurance that it would be. Member Crawford said four days
ago Council had received the new Master Plan for Land Use that had been worked on for two
years and she knew they had made informed recommendations. Also four days ago, was
when the request was received for the development that required a zoning change that was
not compatible with the new Master Plan. She noted she was surprised that the Planning
Commission, on a vote of 5 to 3, despite the number of concerns they had with the concept,
approved the rezoning with the PRO. Member Crawford said the Planning Commission studied
and endorsed the new Masier Plan but she felt the development just didn’t fit - She
commented Ten Mile was a traffic problem moving through Novi's borders and it didn't appear
there would be any funding help from the county, so widening the road might not be the
answer {0 moving traffic. She agreed with the staff's recommendations based on the nine
comprehensive reasons they stated for denial and would vote in favor of the motion.

Member Mutch noted first and Toremost the Master Plan process was just completed. He said
staff and Planning Commissioners had input from residents, staff and the applicant along the
way. He said they were well aware of the plans of this applicant and other plans discussed
tonight and approved the Master Plan for the long range vision for the City. He said when they
talked about the vacancy rates and the excess capacity of space in the City the thing he
wanted to remind people of was that they planned for the long term. If decisions were made
on the short temm benefit without looking at the long term cost, the City would pay over the long
term. He thought what Council had to do and what he thought the Planning Commission did in
adopting the Master Plan was look at what made the most sense long term for that location
and move forward accordingly. He said many of the public benefits were benefits that would
come as a course of the development and were not particularly beneficial to the City as they
would have been required to do the improvements in any case. Member Mutch said some of
the variances were not variances Council would hold up a project for. However, when they




Regular Meeting of the Council of the City of Novi
Monday, October 11, 2010 Page 12

have the number of variances that were lisied beyond the ones he thought could be
appropriately addressed, it said.to him that they were overbuilding the site with the amount of
square footage of buildings in relation to what the sile and constraints of the site would
support. He said in that situation it was the applicant's responsibility to address those
appropriately in their site development process and come o Council with a clean plan with as
few variances as possible. He said when there are the number of variances as seen in the
staff review it screamed out that too much was trying to be done on the site. Member Mutch
thought those key areas supported the case for not approving the rezoning as proposed, the
PROC agreement and for those reasons he would support the motion.

Mayor Landry stated he would support the motion and didn’t suppert the project for the
following reasons. He said first was the rezoning because it was not compatible with the
Master Plan. He stated he couldn’t explain away the fact that about 18 months ago Council
denied a rezoning at Ten Mile and Beck for retail and Council said no because there was too
much retail already. He asked how could they now, two miles down the road, approve more
retail. He thought one of the best pieces of evidence was this proposal. He said the proposal
was in three phases. He commented that phase one was the Kroger, phase two was the
neighborhood shopping, which they found out wasnt going to be built because they didn’t have
tenants and there wasn't the market for the additional retail. He said what was being proposed
immediately was a grocery store but there was another project in the City that was going to
build a grocery store and it was a principal permitted use. He said the City had looked at its
boundaries and decided where they wanted the uses so with respect to grocery there was a
project for grocery in a principal permitied use. So, why wouid they want to change the zoning
and add it io an area where they had already said they didn't need this particular retail area.
He said there had been talk of competition, but pure form competition was incompatible with
the essence of zoning. He said zoning by its very nature was saying yes here and no here.
It's about looking at the City and saying they were going to limit these uses and when they said
limit it was not compatible with pure form competition. The reason was pure form competition
was short ferm and zoning was long term of the City. i was also said that their number one
obligation was to look at the long term health. He said they had set various areas of the City
as commercial retail, people had moved in and invested significant amounts of money and
Council had an obligation for the long term health of the City. He noted the proposed Kroger
would have a drive through pharmacy and asked what affect it would have on Walgreens next
door, which apparently someone invested a lot of money for a drive through pharmacy looking
at the adjacent zoning and thinking it would not aliow a drive through pharmacy. He said
Council had an chligation to mainiain the integrity of the zoning process and he undersiood the
applicant had a piece of property and wanted to maximize and had no problem with that.
However, Council had a different role to play and it was for the long term viability of the
economy of the City, and the essence of zoning was saying yes here and limit these uses
here. Mayor Landry said with respect to the PRO it just didn’t look like a PRO. He said there
were no ceriainties, the benefit was not there. He said a PRO was entered to get rid of
uncertainty and that wasn't here. In phase 3 there were no limits on the uses and no
conceptual layouts. He said the only certainty was a grocery store and Council had already
decided a grocery store wouid not be in this area of the City. He said for those reasons he
could not support the project and would support the motion.
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Roll calt vote on CM-10-10-137 Yeas: Margolis, Muich, Staudt, Landry, Gatt,
Crawford, Fischer
Nays: None
3. Approval of Labor contract with full-fime Fire Union (Novi Professional

Firefighters Union, Local 3232) for agreement July 1, 2009 - June 30, 2012,

Mr. Pearson said this represented a lot of hard work over a long time on the part of City staff,
Ms. Gronlund-Fox, the negotiating feam and the members of the full ime firefighters union that
served on their negotiating team. He thought if represented a step forward with the fire service
operations and it opened the door towards one of the strategic goals of providing an integrated
fire delivery service system. He said with this agreement they would be able o scheduie the
fulltime firefighters seven days a week and 24 hours a day. He commented there was more
work to be done on the part time side of things and he was looking forward to that discussion.
He said it also represenied a new day in terms of finances. Mr. Pearson said the full time
union, the police command group, had stepped up and met Administration’s request to look at
their contract and see where they might be able to provide some cost savings. He said they
had done that and this agreement represented a package of that on both sides of the equation.

Mayor Pro Tem Gatt thanked everyone for making the contract a reality. He said they had met
the challenge and agreed to a contract with concessions. He hoped that soon the economic
times wouid get better and when that day comes everyone ai the Council table should
remember the sacrifices that were made and hopefully the City could make it right in the future.

CMi-10-10-138 Moved by Gatf, seconded by Staudt; MOTION CARRIED:
: To approve the Labor confract with full-time Fire Union {(Novi
Professional Firefighters Union, Local 3232) for agreement July 1,
2009 - June 30, 2012.

DISCUSSION

Member Fischer said, in his view that the purpose of the concessions was to insure that
employee’s wages and benefits were in line with the realities in the work force, and fo insure
that the City could contain the costs in an environment of declining revenue. He said this
contract appeared to make headway with that and they saw that with the elimination of the
overtime, increased health care contributions, increased co-pays, increased pension
coniributions but he had to ask himself at what cost. Member Fischer stated he was very
concerned with the ramifications that the letier of agreement that the City would sign. He said
he couidn’t think of another industry or profession with a guaranteed employment clause that
stated "the City will not lay off full time non-probationary bargaining unit members untit 11 P.M.
June 30, 2012 and then tied it to taxable value declines seen in the fiscal analysis of the City.
He commented he understood that there was supposed safeguards tied to taxable value, -
however Council was elected and the Administration was hired to constantly review and
monitor the needs and wants of the citizens. This agreement tied the Administrations and
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RULES OF PROCEDURE
ARTICLE T
INTRODUCTION

Section 1.8 Effective Date of Rules of Procedure: These rules govemn the operation
of the City of Novi Zoning Board of Appeals, and are effective the date
approved by a 2/3 majority of the members of the Board (i.e., 5 members),
at a duly authorized public meeting, and signed by the Chairman of the
Board. The rules shall continue in full force and effect until modified or
amended by the Board, or superseded by statute, ordinance, or a lawful
determination by another governmental entity.

1.1 Purpose: The Board is empowered by the zoning ordinance of the City of
Nowvi and the laws of the State of Michigan to (1) conduct public hearings;
(2) adjudicate appeals arising out of decisions of the City’s Communify
Developmeni Department; (3} interpret the zoning ordinance pursuant to
powers vested by the ordinances of the City of Novi or the laws of the
State of Michigan; and (4) exercise such further discretion specifically
delegated to the Board by the City of Novi or the State of Michigan.

1.2 Variances: Appeals that are brought before the Board often seck relief
from the strict application of the ordinances of the City of Novi, and may
involve either “use” variances or “non-use” (“dimensional’) variances.

fa] *Use™ variances — Seek permission to use land for a purpose
not otherwise permitted within the underlying zoning
district. As set forth in the zoning ordinance, a petitioner is
expected to demonstrate ummecessary hardship, which will
inchude some or all of the following criteria:

amaoras

(1)  The building, structure, or land cannot be
reasonably used for any of the uses permitted by right or by
special use permit in the zoning district in which it is
located.

(2  That the need for the requested variance is due to

unique circumstances or physical conditions of the property
involved, such as narrowness, shallowness, shape, water,
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. topography, or sunilar physical conditions and is not due to
the applicant’s personal or economic hardship.

(3)  That the proposed use will not alter the essential
character of the neighborhood.

{4} That the need for the requested variance is not the
result of actions of the property owner or previous property
owners (i.e., is not self-created).

{b] “Non-use” or “Dimensional” variances — Seek modification
of the strict application of the zoning ordinance, when
circumstances unique to the property caunse practical
difficulties for the property owmer. As set forth in the
zoning cordinance, a petitioner is expected to demonstrate
some or all of the following criferia:

(H That the need for the requested variance is due fo
unique circumstances or physical conditions of the property
involved, such as narrowness, shallowness, shape, water,
topography, or similar physical conditions and is not due to
the applicants personal or economic difficulty.

(2) =~ That the need for the requested variance is not the
result of actions of the property owner or previous property
owners (i.e., is not self-created).

(3)  That strict compliance with regulations governing
area, setback, froniage, height, bulk, density or other
dimensional requirements will unceasonably prevent the
property owner from using the property for a permitted
purpose, or will render conformity with those regulations
onnecessarily burdensome.

(49)  That the requested variance 1s the minimum
variance necessary to do substantial justice to the applicant
as well as to other property owners in the district.

{5) That the requested variance will not cause an
adverse impact on surrounding property, property values,
or the use and enjoymeni of property in the neighborhood
or zoning district.

These factors are to be applied by the Board in a manner consistent
with the zoning statutes and applicable case law, including
Puritan-Greenfield Association v Leo, 7 Mich App 659 (1977) and
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1.3

1.4

Section 2.0

2.1

National Boatland v City of Farmington Hills, 147 Mich App 380
(1985). '

{c] Burden of proof: The burden of proof with regard to variance
relicf lies with the Petitioner. The Board does not present
evidence; rather, the petitioner is required to submit testimony and
evidence sufficient to meet the criteria set forth herein. The Board
may, however, ask any other person or entity, including City staff
or the City Attorney’s office, to provide information or materials in
response to the materials submitted by the petitioner.

Effect of Rules or Procedure: Nothing confained in these smles is
intended, or shall be construed, to enlarge or expand the statutory powers
or aunthority of the Board beyond the lawful authority conveyed by the
ordinances of the City of Novi and the statutes of the State of Michigan,
The invalidity of a particular rule contained herein shall not affect the
remainder of these rules, which shall continue in full force and effect.

“ZBA” or “Board”: At all times herein, reference to the “ZBA” or
“Board” shall be construed to refer to the City of Novi, Zoning Board of

Appeals,

ARTICLE I
MEMBERSHIP

Membership: The Board consists of seven (7) regular members and one
alternate member appointed by the City Council. If required by statute or
ordinance, one member shall also be a member of the Planning
Commmission. The appointments are for such pericd of time as set forth by

statute and ordinance.

Yacancies: Vacancies on the Board are filled by appointment by the City
Council as provided by statute. The unexcused absence of any member
for three (3) meetings within a 12-month period, either special or regular,
without the consent of a majorify of the Board present at a meeting shall
be considered a notice of voluntary resignation, which shall be effective
when and if accepied by City Council. This notice of vohmtary
resignation shall be commumicated to the member and the Novi City
Council by the Comununity Development Director and City Council shall
be requested to take such action as it deems appropriate under the
circumstances.

A member shall notify the Chair and the Board’s Recording Secretary in
writing (by letter, facsimile, or electronic communication) seven (7) days




2.2

2.4

2.5
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before an expected absence or recusal. The Recording Secretary shall then
notify the Chair and the aliernate member of the expected absence or
recusal. Except in the case of an emergency, failure of the member to give
notice of an expected absence from a meeting shall render the absence

" upexcused.

Duties of Members: The duties of members of the Board shall inchude
(1) attendance at all duly scheduled regular and special meetings of the

. Board; {2) review of all documents or evidence submitted regarding .

pending appeals, prior to the meeting of the Board; (3) where appropriate,
personal inspection of the site, premises, and signs germane fo a fair and
impartial consideration of the merits of the appeal; (4) active participation
in the discussion, evaluation, and consideration of the appeal; and (5)
such other duties and obligafions required for the efficient administration

of the Board.

All members, including the alternate member, are required to attend
annual training sessions and seminars/workshops conducted for the ZBA
by the City staff or the City Attorney’s office on a date to be set as part of
the schedule of meetings for each year. Failure to attend these training
sessions and serninars/workshops shall constitute unexcused absences.

Alternate Member: The alternate member of the Board may be present
and seated with the Board during an applicant’s presentation of the case
and public hearing regardless of the absence or recusal of a regular
member. However, the alternate member may vote only in the absence or
recusal of a regular member. When sitting in place of a regular member
of the Board, the alternate shall have the same duties and obligations as a

regular member.,

Oath of Office and Financial Disclosures: The initial appointment of
any Board member shall require execution of an oath of office, and
recording of same in the office of the City Clerk. The obligations incident
to such oath shall continue until termination of service of the member.
Re-appointment of the member that continues the initial term of service
shall continue the obligations of sald member and re-administration of
such oath shall not be required unless otherwise required by law. Every
Member shall furnish and disclose such financial information as shall be

required by the Novi City Council.

“New Member “ Packet of Information: . The recording Secretary shall
be responsible to provide all new Board members with the following
information within a reasonable time after such appointment: (1) alist of
current Board members; (2} the current year’s ZBA meeting schedule; (3)
the zoning district map; (4) the zoning ordinance; {5) the sign ordinance;
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Section 3.0

3.1

3.2

3.4

(6) the ZBA application “packet” provided to petitioners; (7) “checklists”
for possible ZBA actions; (8) acton summaries from the last three
meetings; (9} the most recent ZBA training session packet; (10)
organization chart/contact list for City staff; (11) the ZBA ruies of
Procedure; and (12) an appropriate set of materials relating to Robert
Rules of Order applicable to ZBA mestings; and (13) other information as
determined by the Board and/or City Staff.

ARTICLE I
OFFICERS AND THEIR DUTIES

General Duties: The officers of the Board shall consist of the Chair,
Vice-Chair, Board Secretary, and Recording Secretary. Except as
modified herein, all officers shall have the duties normally conferred by
riles of parliamentary procedure on such officers.

Chair: The Chair shall open and preside at meetings of the Board. The
Chair shall direct and facilitate the presentation of cases by the applicant.
The Chair shell have the power to limit the scope or time of discussion and
bring public comment or presentations to a conclusion, and shall facilitate
the meotion and voting process. The Chair shall appoint another member
of the Board to read correspondence where appropriate, or may ask the

Recording Secretary to do so.

Yice-Chaiz: The Vice-Chair shall serve in the place of the Chair in the
event of absence from the meeting, or under other circumstances required

for the efficient administration of the Board.

Board Secretary: The Board Secretary shall assist the Chair with the
efficient administration of the hearing, including assistance with the order
and presentation of files. The Board Secretary shall administer oaths to all
persons providing testimony to the Board provided such oath need not be
administered to duly-authorized atiorneys-at-law.

Recording Secretary: The Recording Secretary shaill be appointed or
designated by the Community Development Department to: (1) act as
liaison between the Board and the Community Development Departiment
or other agencies of the City of Novi; (2} timely furnish documents
related to appeals and other Board matters; (3} insure that an accurate
recording and transcription of the minutes of the Board are prepared and
submitted to the Board for review and approval; (4) poll Members for roll
votes on Board matters; and (5) discharge such other duties reasonably
necessary for the efficient administration of the Board.
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Section 4.0

4.1

Section 5.0

Section 6.0

6.1

ARTICLE IV
ELECTIONS

Elections: The clection of officers shall be held annnally, at the first
regular meeting in February, or as soon thereafter as is possible.

Vaeancy in Office: In the event a vacancy involves an officer of the
Board, the Board shall conduct an election at or before the next regular
meeting to fill the vacant officer position from any regular member of the
Board other than the alternate member. No Planning Commissioner
sitting on the Board shall seive as an officer of the Board.

ARTICLE V
MOTIONS

Approval/Denial of Motions: A motion to approve o non-use variance
shall require a minimum of four (4) votes of approval, irrespective of the
number of members present. A motion to approve & use varignce shall
require five (5) votes of approval (2/3 of the Board), irrespective of the
number of Members present. A motion to deny @ varignce may pass with

a simpie majority vote.

If less than seven (7) members (i.e., the full Board) are able to vote on a
pending matter, the petifioner shall have the right to table the petition unti]
the next regularly scheduled meeting of the Board; provided, however,
that this right to table shall be antoratically waived if not elected by the
applicant before the commencement of the hearing on the particular case.

ARTICLE VI
MEETINGS

Meetings: Regular meetings shall be held as determined by the Board
upon adoption of its annual schedule of meefings; in the absence of an
adopted schedule, the hearings shall be held as determined by the Chair.
Special meetings shall be held as determined by the Chair. A petitioner
may request the scheduling of a special meeting. All meetings will
normally be held at 7:00 pm, in the City Council Chambers of the City of

Novi.

Notice: Notice of ail meetings shall be in accordance with the Michigan
Zouning Enabling Act (MZEA), Act 110 of the Public Acts of 2006, as
amended, and the Open Meetings Act {OMA)}, Act 267 of the Public Acts
of 1976, as amended. Notice of a regular mesting shall be by informing
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6.2

6.3

6.4

6.5

Section 7.0

7.1

the City Clerk of the call at least seventy-two 72 hours before the time set
for the meeting, except that the announcement of a special meeting at any

- meeting at which all members are present shall be sufficient notice of such

meeting, subject to appropriate posting of the meeting notice in
accordance with the OMA.

Quorym: A minimum of four (4) Board members shall constitute a

guorum empowared to transact business. Voting shall be by roll call
except as to approval of minutes. A record shall be kept showing the vote
of each member and the failure to vote of the member absent.

Public Meetings: All meetings of the ZBA shall be open fo the public,
except to the extent closed sessions are permitted under the OMA.

Public Records: A record of the proceedings of the Board shall be kept,
meluding a tape recording and minutes of the cases presented, exhibits and
files of record, the reasons for recommending or deaying variances or

‘exceptions, or for expressing a specific interpretation of the Ordinance in

accordance with applicable laws, rules, and/or statutes. Such record shall
be filed in the office of the City of Novi Community Development

Department.

Procedure at Meetings: The rules contained in the current edition of
Robert’s Rule of Order Newly Revised shall govern the Board in all cases
to which they are applicable and as to which they are not inconsistent with

these tules.

ARTICLE VII
SERVICES

Serviees to the Board: The Board may request assistance or the use of
the services of the City Manager or other officials, consultanis, attorneys

or employees as needed.

Services of Communiiy Development Representative: The Board shall
have a standing request for the regular services of a representative of the
Community Development Department for the preparation, review or
conduct of any hearings or other business as determined by the Board.

ARTICLE Vili
HEARINGS/NOTICE/REPRESENTATION
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Section 8.0

8.1

8.2

Seetion 0.0 |

Notice of Hearings: The Board shall fix a reasonable time for the hearing
of a petition and give due notice thereof to all persons to whom any real
property, as required by stamte and ordinance. The Board may in its
discretion require additional notice to effectuate the fair consideration of a

petition.

Representaﬁon of Parties: A petitioner may appear in person or by any
agent or attorney.

Deécisions; Time Limit for Compliance: The Board may reverse or
affirm, fuily or partly, or may modify, the order, requirements, decision, or
determination appealed from and shall make such order, requirement,
decision, or determination as in its opinion- ought-to be made in the
premises, and to that end shall have all the powers of the officer from
whom the appeal is taken. A notice of all decisions of the Board shall be
sransmitted to the petitioner and io the Commurity Development
Department., Such decision shall be binding as provided by law.

Decisions of the Board shall become final upon the expiration of five {5}
days from the date of transmitting such notice, unless the Board shall find
immediate effect is necessary for the preservation of property or personal
rights and shall so certify the record. The Board may grant an extension
of time for compliance as the Board deems just and proper.

ARTICLE IX
GENERAL PROCEDURAL RULES

Signs: Where a variance related to the size of a sign is requested,
rendering, specimen, or “mock up” of the proposed sign, as well as a
rendering of the size sign permitfed by Ordinance (permitting a
tomparison), shall be available for inspection by the Board prior fo
consideration of .the variance. While in place, the mock up shall be
maintained in good condition and in compliance with any and all
applicable ordinance requirements.

If a request for a variance related to the size of a sign is approved by the
Board, the mock up must be removed within thirty (30) calendar days of
the date of the Board’s decision, unless otherwise provided by the Board.

If a request for a variance related to the size of a sign is denied by the
Board, or if a lesser variance than was originally requested is approved by
the Board, the mock up must be removed within five (5} business days of
the date of the Board’s decision, urless otherwise provided by the Board.
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The Commiunity Development Director may grant relief from this
requirement when placement of the “mock up” sign would be
demonstrably unsafe or unreasonably and unusvally burdensome. In such
case, the petitioner shall provide color renderings of the proposed sign,
shown to scale, as well as the sign permitted by ordinance, in the
environment in which it is proposed to be installed. The number of
colored renderings shall be reasonably determined by the Community
Development Director depending upon the nature of the request and the
number of surrounding propesties affected. :

Submission of Evidence: All documents or evidence, other than
testimony, shall be filed in accord with the procedures of the City of Novi
Community Development Department no event later than twenty-one 21
days before the hearing, exeept ag otherwise authorized by the Board.
Any documents or evidence submitted later (or at the time of the hearing)
shall be considered or reviewed by the Board in its discretion.

Non-appearance: If a petitioner does not appear in support of the appeal,
the Board may move to dismiss the appeal for reason of non-appearance;
the petitioner may obtain review of the initial petition by refiling,
mcluding the payment of necessary filing fees, by the applicant. '

Tabling/Postponing Case: A pending applicaiion may be tabled or
postponed on request of the applicant for goed cause provided such
request is made seven (7) or more days in advance of the hearing. In the
event of good cause, including illness, adverse weather, or the like the
Board may table said petition io the next meeting.

The Board may postpone or defer action on a petitioner pending receipt of
input from the City, other Boards or employees of the City, or such other

- third-party resources such as the City Attorney, planning consultants, and
the like. The Board may likewise postpone or defer action, or move to .

deny the relief requested, until a petitioner has complied with necessary

" administrative- requirements of the City of Novi, or until or unless the

petitioner has firnished adequate evidence in support of its application.

Confliet of Interest: A Board member shall abstain from participating in
discussion or voiing on a matter in the event of a conflict of interest, and
shall leave the Council Chamber during such discussion and voting. A
petitioner who believes that 2 member has a conflict of interest shall raise
the issue when the case is ealled and before the case proceeds; failure to
de so shall be construed as a waiver of such conflict.

Case order: Cases shall generally be heard in the order filed with the City
of Novi, with the intention that the earhiest filed case will be heard first;

S
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provided, however, that the Board may adjust the schedule and order of
cases as it deems appropriafe. '

Limitation on Number of Cases: The Board shall limit cases to twelve
(12) per meeting, and may postpone additional cases to the next regularly
scheduled meeting. The Chair, in his or her discretion, may increase the
number of cases up to a maximum of fifteen (15).

ARTICLE X

AMENDMENTS AND APPEALS TO THE BOARD

Section 10.0  Amendments: Amendments to these rules shall be by a majority vote of at

ina

16.2

least five (5) members of the Board, and further provided that said
proposed amendments shall have been submitted to the Board for approval
at least one meeting in advance of the vote.

Appeals to the Board: Any applicant may file an appeal of right to the

Board not later than thirty (30) days from the administrative action that is
the subject of the appeal. If this right to appeal expires, an applicant may
seek Ieave to bring a delayed appeal based upon a clear and convincing
demonstration of good cause for the delayed appeal. The Board shall vote
upon whether or not fo consider the delayed appeal prior to consideration

of the merits of the petition.

Re-Hearing: The Board may, in ifs discretion, grant a rehearing of any
decision to consider additional matters related io the relief requested,
when such rchearing is requested within fwenty (20} days of the initial

decision of the Board.

Adopted this 1& day of Wovembee | 2008

QR 2 o

Justin Fischer — Chairperson

A

“tindh Kriegef — Board Secretary

Amendments approved L2008

CirPortbl¥manage\BKUDLAR 16487 4.DOC
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ARTICLE 18, I-1 LIGHT INDUSTRIAL
DISTRICT

Sec, 1200, Intent,

The I-1 Light Industrial Diatrict is intended to
eneourage innovations and variety in type, design
and arrangement of land uses, but at all times to
protect meighboring residential districts from any
adverse impacts. The I-1 District 1s designed so as
to primarily accommedate research, office and
light indusirial uses, including wholesale activi-
ties, warehouses, and industrial operations whose
external, physical effects are restricted to the
area of the district and in no manner affect in a
detrimental way any of the surrounding districts.
The District is designed to cneourage unified
complexes of research, office and light industrial
uses, with high tech and multi-use facilities char-
acterized by office, light industrial and warehous-
ing activities in a planned environment. The [-1
District is so structured as to permit, along with
any specified uses, the manufacturing, compound-

Supp. No. 40
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ing, processing, packaging, assembly or treat-
ment of finished or semifinished products from
previcusly prepared material. It is further in-
tended that the processing of raw material for
shipment in bulk form, te be used in an industrial
operation at another location, not he permitted.

The general goals of this use district include,
among others, the following specific purposes:

1. Toprovide sufficient space, in appropriate
locations, to meet the needs of the City's
expected future economy for all types of
research, ofiice, light industrial and re-
lated uses.

2. To protect abutting residential districts
by separating them from manufacturing
and related activities by limiting uses
which may locate adjacent to such resi-
dential districts, by setbacks for buildings
and off-street parking, by limitation of
location of off-street loading/unloading ar-
eas, and by landscape planniag/berm/wall
screens, and by prohibiting the use of .
such indusirial areas for new residential
development.

3. To promote research, office and light in-
dustrial development which is free from
danger of fire, explosions, toxic and nox-
ious matter, radiation, and other hazards,
and from offensive noise, vibration, smeke,
odor and other objectionable influences.

th

To protect the most desirable use of land
in accordance with a well considered plan.
To protect the character and established
pattern of adjacent development, and in
sach area to conserve the value of land
and buildings and other structures, and
to protect the City's tax revenue.

Sec. 1801, Principal Uses Permitied,

All uses in the Light Industrial District shall
be subject to the Site Plan requirements as set
forth in Seciion 2516. No building or land shall be
used and no building shall be erected except for
one or more of the following specified uses unless
otherwise provided in this Ordinance:

1. Office buildings, offices and office sales
and service activities for any of the follow-
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ing occupations: executive, administra-
tive, professional, accounting, writing, cler-
ical, steno graphic, drafting, sales and
engineering, data processing and for ac-
tivities related to laboratories research
and development; corporate offices and
headguarters and office support fune-
tions, such as conference rooms, dining
facilities, photographic facilities and stor-
age facilities.

2. No accessory buildings, structures and
uses shall be permitted unless granted
pursuant to Section 1902.14.

3.  Publicly owned and operated parks, park-
ways and outdoor recreational facilities.

Sec. 1902, Principal Uses Permitied, Sub-
ject to Special Conditions When
Abutting a Residential Distirict.

The following nses shall be permitted as prin-
cipal uses permitted. However, when such uses
. abut a single-family residential digtrict, they shall
be treated as special land uses subject to approval
by the Planning Commission in accordance with
the additional requirements of Section 2516.2(c)
for special land uses, and subject to the public
hearing requirements set forth and regulated in
Section 3006 of this Ordinance:

1.  Research and development, technical train-
ing and activities which include medieal,
computer, robotie, and pharmaceutical re-
gearch, development, instruction or appli-
cation, and any uses charged with the
principal funetion of design of pilot or
experimental products.

2. Data processing and computer centers
including computer programming and soft-
ware development, training, and data pro-
cessing services; laser technology and ap-
plication; communications equipment and
the repair, service and sales of such equip-
ment; display and showroom facilities for
equipment and products.

3. Warehousing and wholesale establish-
ments.

4.  The manufacture, compounding, process-
ing, packaging, or treatment of products

Supp. No. 67
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12,

13.
14.

15.

§ 1902

such as, but not limited to: bakery goods,
candy, cosmetics, pharmaceuticals, toilet-
ries, food products, hardware and cutlery,
but not including tool, die, gauge and
machine shops.

The manufacture, compounding, assem-
bling, or treatment of articles of merchan-
dise from previously prepared materials;
bone, canvas, cellophane, cloth, cork,
elastomers, feathers, felt, fibre, fur, glass,
hair, horn, leather, paper, plastics, pre-
cious or semiprecious metals or stones,
sheet metal, shell, textiles, tobacco, wax,
wire, wood and yarns.

The manufacture of pottery and figurines
or other similar ceramic products using
only previously pulverized clay, and kilns
fired only by electricity or gas.

Manufacture of musical instruments, toys,
novelties, and metal or rubber stamps.

Manufacture or assembly of electrical ap-
pliances, electronic instruments and de-
vices, radios and phonographs.

Manufacturing and repair of electric or
neon gigns, light sheet metal producis,
including heating and ventilating equip-
ment, cornices, eaves and the like.

Industrial office sales, service and indus-
trial office related uses when located within
an existing office building portion of an
industrial use.

Trade or industrial schools.

Laboratories Experimental, film or test-
ing.

Greenhouses.

Public utility buildings, telephone ex-
change buildings, electrical transformer
stations and substations, and gas regula-
tor stations, other than outside storage
and service yards.

Public or private indoor recreational facil-
ities, including, but not limited to, health
and fitness facilities and clubs, swimming
pools, tennis and racquetball courts, roller
skating facilities, ice skating facilities,
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soceer Tacilities, baseball and softball prac-
tice areas, indoor archery ranges and sim-
ilar indoor recreational uses, and private
outdoor recreational facilities, including,
but not limited to, playfields, playgrounds,
soccer fields, swimming pools, tennis and
racquetball courts and ice skating facili-
ties.

Other uses of a similar and no more
objectionable character to the above uses.

Accessory buildings and uses customarily
incident to any of the above permitied
uses and uses in Section 1901.

Pet Boarding facilities, subject to the fol-
lowing conditions

a. The facilities must be located in a
building with the pet boarding being
the only use

b, Up to 10% of the gross floor area
may be used for accessory retail sales

c. Adequate traffic circulation shall be
provided on the site to accommodate
the frequent pick-ups and drop-off of
animals for the facility

d.  Outdoor facilities, with the following
restrictions:

(1) Any outdoor facilities shall not
be closer than five-hundred (500)
feet from the boundary of the
adjacent residential zoning

(2} Any outdoor facilities shall be

located in the interior side yard
or rear yard

A six {6) foot tall, solid, obseur-
ing fence or wall shall com-
pletely enclose all outdoor facil-
itieg

(3)

{4y The outdoor facilities shall not
encroach into any required
building setback -

(5) All animal waste shall be re-

moved from the outdoor area
daily and disposad of in a san-
itary manner.

Supp. No. 67
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Pets shall not be permitted to
remain outdoors overnight.

(6

(Ord. No. 18.203, Pt. 11, 7-10-06)

Sec. 1903. Principal Uses Permitted in Le-

cations Not Abutting a Residen-
tial District and Subject to Spe-
cial Conditions.

The following uses shall be permitted where
the proposed site does not abut a residentially
zoned district, subject to approval by the Plan-
ning Commission in accordance with the addi-
tional requirements of Section 2516.2(c) for spe-
cial land uses, and with the public hearing
requirements set forth and regulated in Section
3006 of this Ordinance:

1.

Auto undercoating shops when completely
enclosed.

Metal plating, buffing, polishing and
molded rubber products subject to appro-
priate measures to control the type of
process to prevent noxious results and/or
nuisances,

Uses which serve the Hmited needs of an
industrial district, including:

a. Banks, savings and loan associa-
tions, credit unions, unicn halls, and
industrial trade schools or industrial
clinics,

b.  Industrial tool and equipment sales,
service, storage and distribution.

¢. Bating and drinking establishments
and motels, subject to the following
conditions:

(1} Such uses shall be on a major
thoroughfare and at least five
hundred (500) feet from any
residential district. Freestand-
ing restaurants shall be located
on the periphery of an indus-
trial district at the intersection
of either two {2) major thorough-
fares or one (1) major thorough-
fare and an industrial street
serving the district and shall be
located no closer than one thou-
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sand (1,000) feet from any other
freestanding restaurant on the
same side of the street.

(2) Such uses shall be on parcels
with a minimum area of two (2)
acres and a minimum frontage
of two hundred (200) feet on a
major thoroughfare. The front-
age requirement may be satis-
fied by two hundred (200) fest
of frontage on a side street
where the use has some front-
age on a major thoroughfare.

(3) Eating and drinking establish-
ments must be of a sit-down,
fast food sit-down, or fast food
carryout type and shall have a
seating capacity of at least one
hundred (100) geats. A restau-
rant may have a single drive-
through window for carryout
service, provided that drive-in
restaurants serving food and
beverages for consumption in
motor vehicles while on the pre-
mises shall be precluded.

4. Automobile service establishments and
public garages for vehicle repair and ser-
vicing, engine tune-ups, brake service,
electrical repair, wheel alignments, ex-
haunst system repair, heating and air con-
ditioning repair and service, shock and
strut system work, glass and upholstery
repair and replacement, and engine and
transmission service, but not including

Supp. No. 67 3228.1
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vehicle undercoating, body repair and col-
lision work, painfing, tire recapping, or
auto dismantling cperations:

a.

For any such use on 2 lot adjacent to

a major thoroughfare, the following

special requirements shall apply:

(1) Minimum site size of twe (2)
acres.

(2) A Minimum site frontage of two
hundred (200) feet.

{3} No vehicle parking in front of
actual building sstback line.

(4) Mo vehicle parking in required
side yard setbacks.

() No service bay doors shall face
a major thoroughfare.

(8) No more than one (1) curb cut
shall be aillowed to the major
thoroughfare. Further, where
deemed necessary by the Plan-
ning Commission, under author-
ity of Section 2516.2.3, mar-
ginal  access roads may be
required pursuant to design
standards at Section 1802.2, for
said roads. Where marginal ac-
cess roads are required, mini-
mum front yard setback shall
be measured from said road
right-of-way cr easement line.

Vehicle parking on site shall be lim-
ited to customers and employees,
and not for vehicle storage longer
than twenty-four (24) hours nor for
used car sales.

No wrecked or partially dismantled
vehicles or vehicles without current
license plates may be stored cutside.

5. Belf-storage facilities used to provide tem-
porary storage needs for businesses, apart-
ment dwellers, and other individuals on a
self-service basis subject e the following:

a.

Supp. No. 48

The minimum size of the site de-
voted entirely to such use shall be
not less an five (5) acres.
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All ingress and egress from the site
al be directly ¢nto a major thorough-
fare as designated on the City's Mas-
ter Plan.

All vard setbacks established in the
1-1 Distriet for buildings shall be
complied with, except that setbacks
between mini-warehouses on the
same site may be twenty-five {25)
feet apart, side to side or front to
rear. :

Maximum lot coverage may not-ex-
ceed forty percent (40%).

Maximum length of any mini-ware-
house shall be two hundred and fifty
(250) feet.

No storage of combustible or flam-
mable liquids, combustible fibers, or
explosive materials as defined in the
fire prevention code, or toxic materi-
als, shall be permitted within the
self-storage buildings -or upon the
premises. A lease agreement be- .
tween the lessee and lessor shall
state (1) that no flammable, combus-
tible or toxic material shall be stored
or used on premises, and (2) that the
property shall be subject fo periodic
and unannounced inspections for
filammable, toxic and other hazard-
ous materials by City officials.

No storage outside of the self-stor-
age buildings shall be permitted.

Except as provided herein, the use of
the premises shall be mited to stor-
age only and shajl not be used for
cperating any other business, for
maintaining or repairing of any ve-
hicles, recreaficnal equipment or
other items, or for any recreational
activity, hobby or purpose other than
the storage of personal items and
business items as hereinbefore set
forth. :

The entire site shall be surrounded

on 21l nonresidentially zoned sides
by a six (6) feot chain-link fence,
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Where the site abuts an office, a
recreational facility, a motel/hotel, or
restaurant in an I-1 District, screen-
ing shall consist of (1) a face brick
wall not less than six (6) feet in
height or (2) a six (6) foot, chain-link
fence and a ten (10) foot wide land-
scaped greenbelt, except with re-
spect to the side of the property
which gbuts a public street, includ-
ing an exterior side lot line, which
shall provide a landscaped berm in
the required forty (40) foot setback
yard space.

A security manager shall be permit-
ted to reside on the premises to the
extent required by such use and such
residence shall be considered an ac-
cessory use as provided at Section
201, Definitions: A—C, 1.

All access aisles, parking areas and
walkways on the site shall be graded,
drained, hard-surfaced and main-
tained in accordance with the stan-
dards and specifications of the City
of Novi,

Limited retzil sales to tenanis of
products and supplies incidental to
the principal use, such as packing
materials, packing labels, tape, rope,
protective covers, and locks and
chaing shall be permitted on the site
devoted to this use.

Access to the self-service storage fa-
cility premises shall be restricted to
tenants only, by use of an attendant,
mechanical or electronic locking de-
vice or other entrance-control device.

Fire hydrants and fire suppression
devices shall be provided, installed
and maintained in compliance with
the fire prevention code and any
other applicable ordinances.

No building or structure other than
the manager's quarters shall exceed
fifteen (15) feet in height.

In addition to requirements at Sec-
tion 2520, Exterior Building Wall

3230

Facade Materials, self-storage facil-
ities, including storage buildings and
caretaker’s office and guarters, shall
be architecturally designed so as not
to have g flat roof, and shall instead
have a mansard, gable hip or gam-
brel roof design.

Retail sales activities when ancillary to
an otherwise permitted electrical or plumb-

" ing supply business or ancillary to other-

wise permitted manufacturing, repair or
service of electric or neon signs, light
sheet metal products, including heating,
ventilating and air conditioning equip- .
ment, furnaces, lawn maintenance equip-
ment, cornices and eaves; and the retail
sale of home and commercial building
components that are to be fabricated into
a structure (such as doors, windows, sashes,
wall siding, roofing and insulation) when
ancillary to an otherwise permitted use,
provided that sales are predominantly to
building contractors and the itrades, as
distinguished from a hardware store or
home furnishing store having retail sales
predominantly to the general public. The
space for retail sales activities, including
any area which is accessible by custom-
ers, shall be limited to ten percent (10%)
of the total floor space of the business or
two thousand (2,000) square feet, which-
ever ig less. All signage shall comply with
the City of Novi Sign Ordinance (Code of
Ordinances Chapter 28).

Central dry cleaning plants or laundries
provided that such plants shall not deal
directly with consumers at retail unless
such uvse is clearly accessory to the prin-
cipal use.

Railroad trahsfer, classification and stor-
age yards.

Tool, die, gauge and machine shops.
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the City with the authority, but not the
obligation, to enforce and/or undertake
the appropriate curative actign""an the
property in the event preserydiion and/or
maintenance is not ur;)dé’itaken as re-
quired, and shall provide that they are
not to be amended or altered without
written authprﬁation of the City The
& covenants and restrictions
utually agreeable to the attor-

City congistent with this provision/

-

Approval Process. e

a. Approval of an Equgigon Overlay
District shall requ/]'.ré the approval of
a Zoning Ordinzhce amendment {o
amend the ;dﬁjng Map by the City
Council, in the exercise of its legis-
lative discretion, following a public
hezi;:h{g held by, and receipt of
recommendation from, the Plam]ing

omiission. An applicant se€king
approval of an Expositior”Overlay
Digtrict rezoning shall .gubmit a re-
zoning petition to the City. If ap-
proved, the amewdment shall place,
or overlay, th¢ Exposition Overlay
District gwér the underlying OST

zoning-district relative to the prop-
?’ﬁ%ich is the subject of the amend-
ent /

b.  An approved Exposition Overlayfﬁis-
trict shall be designated op/fﬁe Zon-
ing Map by a dashec}%e showing
the perimeter of the'overlay district
and a "EXO" label near the center of
the Exposipiﬁﬁ Overlay District.

c.  SubmiSsion of a site plan for a deve/ly
opftient permitted within the
“sition Overlay Disirict ma
after approval of the
nance amendmen
Commission s review the pro-
. g .

posed sﬁzex?}ém, and forward its com-
ments apd recommendation to the
City Coeuncil. The City Council shall
theréafter approve, approve with con-

ditions, or deny the site plan, with
reasons for 1ts decision stated in the
minutes.

(Ord. No. 01-18.169, Pt. I, 10-15-01)

ARTICLE 11, 08-1 OFFICE SERVICE

DISTRICTS

See. 1100. Intent.

The OS-1 Office Service Districts are degigned
to accommodate 1ses such as offices, banks, facil-
ities for human care and personal services which
can serve as transitional areas between residen-
tial and commercial districts and to provide a
transition between major thoroughfares and res-
idential districts.

Sec. 1101, Principal Uses Permitted.

In an Office Service District, no building or
land shall be used and no building shall be
erected except for one or more of the following
specified uses unless otherwise provided in this
Ordinance:

1.

3206.6

Office buildings for. any of the following
oceupations: executive, administrative, pro-
fessional, accounting, writing, clerical,
stenographic, drafting and sales subject
to the limitations contained in Section
1103, Reguired Conditions.

Medical office, including laboratories and
clinics,

Facilities for human care such as general
hnspitals, sanitariums, convalescent homes,
hospice care facilities and assisted living
facilities subject to the following require-
ments:

a.  Any such use shall be developed only
on sites consisting of not less than
five (5) acres except that general
hospitals shall be developed only on
sites consisting of not less than twenty
{20) acres.

b.  The minimum distance of any main
or accessory building from any lot
line or street shall be at least fifty
(50 feet for all two (2) story struc-
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tures, For every story above two (2),
the minimum yard setback for any
yard shall be increased by no less
than twenty (20} feet for each floor
over two (2), or the setback require-
ments of the particular zoning dis-
trict wherein located, whichever is
greater.

c.  General hospitals may exceed the
maximum height restrictions of the
district provided that all strucinres
shall he Hmited to five (5) stories and
to sixty-five (65) feet in height.

4. Banks, credit unions, savings and loan
associations, and similar uses with drive-in
facilities as an accesgsory use only.

5. Personal service establishments includ-
ing barbershops, beauty shops, and health
salons. :

Off-street parking lots.
Churches.

Other uses similar to the above uses.

© NS

Accessory structures and uses customar-
ily incident to the above permitted uses.

10. Publicly owned and operated parks, park-
ways and outdoor recreational facilities.
{Ord. No. 99-18.149, Pi. VII, 4-5-99; Ord. No.
59-18.156, Pt. VI, 12-20-99; Ord. No. 2004-18.189,
Pt. 11, 5-17-04)

Sec. 1102. Principal Uses Permitied Subject
to Special Conditions.

The following uses shall be permitted by the
Planning Commission subject to the condifions
hereinafter imposed for each use and subject fo
the additional requirements of Section 2516.2(c)
for special land uses. There shall be held a public
hearing by the Planning Commission in accor-
dance with the requirements set forth and regu-
lated in Section 3006 of this Ordinance:

1. An accessory use customarily related to a
principal use authorized by this Section,
such as but not limited to: a pharmacy or
apothecary shop, stores limited to correc-
tive garments or bandages, or optical ser-
vice, may be permitted.

Supp. No. 63
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Mortuary establishments, when adequate
assembly area is provided off-street for
vehicles to be used in funeral processions,
provided further that such assembly area
shall be provided in addition to any re-
quired off-street parking area. A caretaker’s
residence may be provided within the
main building of mortuary establish-
ments.

Publicly owned buildings, telephone ex-
change buildings, and public utility of-
fices, but not including storage yards,
transformer stations, or gas regulator sta-

tions.

Day Care Centers and Adult Day Care
Centers provided the following conditions
are met:

a. Outdoor recreation areas shall be
provided, consisting of at least one
hundred fifty (150) square feet for
each person cared for, with a mini-
mum total area of three thousand
five hundred (3,500} square feet. All
such outdoor recreation areas shall
be fenced with gelf-closing gates. The
recreation area may extend into an
extertor side yard up to twenty-five
(25) percent of the distance between
the building facade and the property
line.

b. The hours of operation shall be im-
ited to the period between 6 a.m. and
7 pm. for those facilities abutting
residential zoning districts.

¢.  Vehicular access to site shall not be
direectly to or from a major arterial or
arterial.

d. Facilities shall be located either
within a permitted office, or commer-
cial structure, or in a freestanding
building on a site coordinated with
surrounding development (i.e., traf-
fic flow, parking access, drop off ar-
eas, architecture and relationship to
other buildings).

e. Not more than fifty (50) percent of
front yard or exterior side yard set-
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back between the minimuom required
parking sethacks (35") and building
facade line may be used for parking.
The balance of this area shall be
maintained in lawn and landscap-
ing.

f Screening and landscaping of out-
door recreation areas, recreation area
fences and parking lots shall comply
with Section 2509 and Section 2514.

g.  Off-street parking shall comply with
Seetion 2505.14b(13) and Section
2506.

h. Facilities abutting residential zon-
ing districts shall be reviewed under
the facade standards provided in Sec-
tion 402.4.b (7).

5. Public or private indoor recreational facil-
ities, including, but not limited to, health
and fitness facilities and clubs, swimming
pools, tennis and racquetball couris, roller
skating facilities, ice skating facilities,
soceer facilities, baseball and softhall prac-
tice areas, indeor archery ranges and sim-
ilar indoor recreational nges, and private
outdoor recreational facilities, including,
but not limited to, playfields, playgrounds,
soccer fields, swimming pools, tennis and
racquetball courts and ice skating facili-
ties.

{(Ord. No. 2004-18.167, Pt. IX, 4-5-04)

Sec. 1103. Reqguired Conditions.

1. No interior display shall be vigible from the
axterior of the building.

2. The outdoor storage of goods or materials
shall be prohibited.

3. Warchousing or indoor storage of goods or
material, beyond that normalily incident to the
above perinitted uses, shall be prohibited.

4. See Section 2520 of this Ordinance regulat-
ing exterior building wall facade treatments, where
apphicable.

5. Access to a site shall be in accordance with
Section 2518 of this Ordinanece.

Supp. No. 63
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6. Site plans shall be prepared in accordance
with the requirements of Section 2516 of this
Ordinance and shall be subject to approval by the
Planning Commission prior to issuance of a build-
ing permit.

7. See Article 25, General Provisions, relating
to off-street parking, off-street parking layout,
landscaping and screening requirements and other
sections of the Article as they relate to uses
permitted in the district.

8. See Article 24, Schedule of Regulations,
limiting the height and bulk of buildings, provid-
ing minimum yard setbacks and development
options.

(Ord. No. 2004-18.167, Pt. IX, 4-5-04)

ARTICLE 12. OSC OFFICESERVICE

r

COMIV[ERCIA?ISTRICT

Sec. 1200. Intent. //

The OSC Offig sze;dce Commercial [strict is
designed and ifitended to accommeoddte a large
office buildirig or, more particularly, a planned
complex.of office buildings withfelated commer-
cial ,ré{aﬂ and service establishments which may
sefve the area beyond the/tonfines of the offiée
complex itself.

ate
traffie, it is further 1

c??b'iﬁing of mid-rise ahd low-rise office and
office related uses inpfanned development arid to
encourage innt;\ﬂrgt;)}f and variety in typé, design
and arrangem) t of such uses. ) yd

. t/
S?ZOL Principal Uses Permitied.
>
d ‘a.
n the OSC District,.4lo building, structure or

land shall be used @,n‘fi no bullding or structure
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sumer. Central dry.¢leaning plants serv- tions; gas regulator stations with service
ing more than o@e retail outlet shalf be yvards, but without storage )v;;;; water
prohibited. and sewage pumping st}tians.

4, Busi.ness ablishmfents whicl perform Sec. 1303. Required Condifions.
services #n the premises, sucH as but not
limited to: banks, loan companies, insur- 1. All business establ'sénents shall be pétail
ance‘offices and real estate offices. or service establishmertts dealing directly with

. o ) customers, All goods” produced on the Hremises
ofesgional services jricluding the follow- shall be sold at rethil on premises.
ing: offices of doctors, dentists and simil

AN business, gervicing, or procef,gﬂ’ng, except for
off-street parking or loading, skall be conducte
ompletely enclosed Huilding.

“applicable.

3. Site plans s{all be prepare
with the r:gréements of Secti
Ordinance ghd shall be su%;{zz; to approval by the

PlanningCommission priopAo issuance of a build?

ing pgm/nit.
&
10. Ac ,,fi.l See Article 25, €eneral Provisions,

A ~ . ]

(Ord wggl?giigt{;:h? ai{g}tggp)aermltted ses. o off-street parkihg, off-street parki

TOAND. Yomie. Lse, T ;}’ ) landscaping and’screening requiremerts and other
bjdet

-

sections of Ahe Article as they felate to uses
in the district. /

5. Bee Article 24, Schefule of Regulations,
The following uses shall be permitté/d by the lipwiting the height and<bulk of buildings and
Planning Cofmmission subject to the conditions  ~providing minimum yafd setbacks.
hereinafier imposed for each usg“and subject to g
the additional requirements ofSection 2516.2(
for spé?:ial land uses. There,shall be held a p
he;aﬁng by the Plam;inﬁ/ﬂommission i
ance with the requirstments set forth ghd regu-
- Tated in Section 3006 of this Ordin?é:

1. Mortu;r‘ﬁf estab]islnnentg@vhen adeq
assomibly area is provided off-streef
Vﬁﬁcles to be uses i funeral procegssions,

~provided further that such assembly area

shall be provided in addition’to any re-
guired oﬁ—s}]'éet parking ar!e'é{ Acaretaker's
residence’ may be provided within the
main/l')fuﬁding of mértuary establish-
m 8. I/

Sec. 1302, Principg}’f} ses Permitted Su
to Special Conditions. //

permitte

=

ARTICLE 14. B-2 COMMUNITY BUSINESS
DISTRICTS

Sec. 1400, Intent.

The B-2 Community Business Districts are
designed to cater to the needs of a larger con-
sumer population than is served by the Local
Business Disiricts, and are gencrally character-
ized by an integrated or planned cluster of estab-
lishments served by a common parking area, and
generating greater volumes of vehicular and pe-
destrian {raffic than generated by Local Business
District uses, and located at the intersection of
two major thoroughfares (major arterial, arterial
2. Publicly owned-buildings, public utility or minor arterial), Although the B-2 Districts

buildings, telephone exchange buildings, permit certain more intensive commercial uses
electric trag’féformer stations and substa- than B-1 Districts, it is intended that automotive

Supp. No. 63 5212
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sales and service establishments, drive-through
fast-food restaurants, open air retail uses, and
simnilar uses not be established in the B-2 Dis-
tricts. This goal is established to maintain a more
pedestrian-friendly environment and to foster a
physical development pattern that is well-planned,
supportive of moderately intense commercial uses,
and aesthetically appealing from both abutting
thoroughfares and from within the District.

Sec. 1401. Principal Uses Permitted.

In a Community Business District, no building
or land shall be uged and no building shall be
erected except for one or more of the following
specified uses unless otherwise provided in this
Ordinance:

1. Any retail business or service establish-
ment permitted in the B-1 Local Business
Districts, subject to the regulations appli-
cable in the following sections of this
Article,

2. All retail business or service establish-
ments uses as follows:

a.  Any retail business whose principal
activity is the sale of merchandise in
an enclosed building.

b.  Any service establishment of an of-
fice, showroom or workshop nature
of a decorator, dressmaker, tailor,
bridal shop, art gallery, interior de-
signer or similar establishment that
requires a retail adjunct.

¢.  Restaurants (sit down), banguet fa-
cilities or other places serving food
or beverage, except those having the
character of a drive-in or having a
drive-through window.

d. Theaters, assembly halls, concert
halls, museums or similar places of
assembly when conducted completely
within enclosed buildings.

2.  Business schools and colleges or pri-
vate schools operated for profit.

3. Day Care Centers and Adult Day Care
Centers provided that all of the conditions
contained within subsection 1102.4 are
met.

Supp. No. 63
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4, Private clubs, fraternal organizations and
lodge halls.

5. Hotels and motels, provided the site does
not abut a residential district.

6. Office buildings of any of the following
occupations: executive, administrative, pro-
fessional, accounting, writing, clerical,
drafting, sales and medical offices, includ-
ing laboratories and clinics.

7.  Other uses similar to the above uses.

8.  Accessory structures and uses customar-
ily incident to the above permitted uses.
(Ord. No. 2004-18.167, Pt. XTI, 4-5-04)

See. 1402, Principal Uses Permitted Subject
to Special Conditions.

The following uses shall be permitted subject to
the conditions hereinafier imposed for each use
and subject further to approval by the Planning
Commission in accordance with the public hear-
ing requirements set forth and regulated in Sec-
tion 3006 of this Ordinance:

1. Gasoline service station for the sale of
gasoline, oil and minor accessories only,
and where no major repair work is done,
other than incidental services, but not
including steam cleaning or undercoat-
ing, vehicle body repair, painting, tire
recapping, engine repuilding, auto disman-
tling, upholstering, auto glass work, and
such other activities whose external ef-
fects could adversely extend beyond the
property line:

a. The curb cuts for access to a service
station shall not be permitied at
such locations that will tend to cre-
ate traffic hazards in the streets
immediately adjacent thereto. En-
trances shall be no less than one
hundred (100) feet from a street in-
tersection (measured from the road
right-of-way) or from adjacent resi-
dential districts.

b.  The minimum lot area for any gaso-
line station shall be one (1) acre.

3212.1
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¢. Gasoline service stations shall be
located on the site so as to minimize
itz impact on any adjacent residen-
tial district, 08-1, OSC or B-1 Dis-
trict. Ample space shall be provided
for motor vehicles waiting for ser-
vice, or which are parked to be me-
chanically serviced or to be picked
up following mechanical service. Suf-
ficient vehicle stacking space shall
provide at the pump islands so that
vehicles awaiting service will not
interfere with vehicles entering the
site.

d. Canopies, when constructed as an
integral part of the main building,
shall comply with the minimum set-
back requirements of the distriet.
Detached freestanding canopies shall
comply with the requirements of Sec-
tion 2503 of this Ordinance.

e.  The storage of vehicles overnight shall
be prohibited except for working ve-
hicles (wreckers and similar vehi-
cles) and vehicles or trailers for gen-
eral rental and those awaiting
mechanical repair. These vehicles
shall be parked in accordance with
Section 2505 and Section 2506.
Wrecked vehicles may be stored for a
period not to exceed twenty-four (24)
hours.

Bec. 1403. Reguired Conditions,

1. All business establishments shall be retail
or service establishments dealing directly with
consumers. All goods produced on the premises
shall be sold at retail on the premises where
produced.

2. All business, servicing or processing, except
for off-street parking and leading/unloading, shall
be conducted within completely enclosed build-
ings.

3. See Section 2520 of this Ordinance regulat-
ing exterior building wall facade treatments, where
applicable.

Supp. No. 63 3212.2
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Building A Foundation For The Future

8516 Green Lane Baltimore, Maryland 21244 410-265-1784/(fax 4 10-521-04 80 cgroup@erols com

The following is a market assessment focused on commercial opportunities associated with the
proposed Weiss Mixed-Use Project at the 10 Mile and Novi Roads infersection in Novi,
Michigan. This document was prepared by The Chesapeake Group, inc.

Communities Served By The Chesapeals Group

The Chesapeake Group, Inc. {TCG) is an
economic . development  consulting  firm
specializing in enhancement of established
communifies. While based in Baltimore, TCG
maintains satellite offices in Michigan and
Florida. TCG has been recognized as an
expert witness on neighborhood  and
downiown market analyses in many
communities, including several in Michigan.
Founded in 1974, TCG has been involved with
numerous projects throughout the entire
country, including the following areas in
Michigan.

=  Huron County = Musksgon

2 Branch County 5 Warren

z  Montague 2  Haslings

e Hudsonville B Wixom

#  Mackinaw City e Grand Rapids

a  Cadillac 2 Pori Huron

g Howell #  Spring Lake

s Troy #  Manton

Ciinton Township ®  Muskegon Heights
g Fennville #  Norton Shores

s Boyne Cily St Joseph County
8 Zeeland 7 Sturgls

= Grand Blanc = pManistee

® Delhi Charler Township #  \/assar

Muskegon County 2 Novi

Y
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he information contained in this assessment was generated in 2007 as part of an adopted
pdate of the comprehensive plan in Novi and is, therefore, public record. The analysis
associated with the update of the plan included significant primary data derived from field
rsconnaissance, face-to-face interviews with stakeholders, and surveys of current residents. In
addition, computer modeling and significant other forms of research and analysis of secondary
imformation were used to identify and develop oppoertunities.

stimates of demand are considered conservative in nature, tending to understate rather than
overstate opportunities. They and all other suggestions and recommendations represent only
CG's opinion based on the previous noted documentation, presenied information, and
éxperiences. It is noted that success of any geographic area or site or collection of activity is
dependent upon other factors as well as marketability. Some of those cther factors are
anagement practices, financial feasibility, and reguiations.

n the analyses, names of specific businesses are mentioned. Their inclusion does not
represent an endorsement by The Chesapeake Group, nor concurrence or any indication of
nterest on their part.

The proposed initial development of the
site is premised upon neighborhood and
community retall services, anchored by
a supermarket. The initial phased
development of the site calls for about
150,000 sguare feet of space as
designed by SiegalTuomaala
Associales.

S O
Zip Cades in the City of Novi

The site falls within zip code area 48375, being relatively
central {o that area. Definition of the zip cods is important
since TCG’s previous analysis was premised upon
_overall opportunities and that associated with the major
Zip codes in the City. Zip codes were used in that
analysis because much federal and regional information
is available by zip codes versus other potential
geographic areas.

N
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Fwo methodelogies were empioyed by TCG in the 2007 effort for the City of Novi's plan update.
“‘One was a comparative assessment, while the other was a forecast of demand.

Comparaiive Assessient Sallent Findings

- The comparative assessment was performed at two levels. One level was county-wide, .whiie the
other was by zip code. All primary zip codes within Novi were examined, including the previously
‘noted 48375 in which the proposed development is situated.

“The comparative assessment methodology involved identifying “like” or similar areas/zip codes
~around the United States and comparing the business structures within those zip codes and zip
‘code 48375.

As defined in the previous effort, “the non-weighted criteria used to define similar zip codes
were similar to the criteria for the county comparisons. The criteria include:

¥ The popuiation size and household numbers had to be similar since demand for goods and
services are uitimately dependent largely upon the size of the market served.

¥ The selscted zip code areas all have median household incomes that are comparable to the
respective Novi ZCTAs.” {Zip Code Tabulation Area)

v “Transportation and interstate highway access had fo be similar and all located iniand.”

Zip code 48375 was found to be mest similar to seven other zip code areas around the couniry.
Those zip code areas are and as found on Page 15 of TCG’s submitted report to the City:

53005, Brookfield, W 02021, Canton, MA
60423, Frankfort, 1L 44138, Sclon, OH
55345, Minnetonka, MN 19355, Malvern, PA

10801, Suffern, NY

Also on Page 15, a iotal of 83 businesses are under-represented in the zip code, representing
_market gaps that would be considered atypical and could potentially be filled by new business
activity. The retail operations included as being under-represented include: :

¥ Camera and photographic supply stores v Sewing, nesdlework and piece goods
v Confectionary and nut siores stores

v Beer, wine and liquor stores v Discount depariment stores

¥ Optical goods stores v Florists

v Hobby, toy and game stores v Office supplies and stationery stores

A number of these are typically located and found in many establishec neighborhood and
community shopping areas throughout the country.

Market Assessment for the Weiss Mixed Use Project



Also identified as being under-represented are:

v Certain medicai offices v Grill and other buifets _

¥ Commercial banks v" Snack and Nen-alcohotic beverage bars
v Investment Advisors v Barber shops

¥ investment banking and security dealers ¥ Nail Salons

These uses are alsc typically found in neighborhood and community scale shopping areas and
centars. : S o _ S :

The analysis also identified retall and other activity that was over-represented in the community
at the present. The overrepresented did not include supermarkets or numerous other
neighborhood and community scale operations.

weeal Demeane Forecasts

The second methodology employed involved forecasts of demand. In an effort to generate data
on current and future patron spending, a survey of residents of Novi was performed. Salient to
the cpportunities are the following found on Page 40 of the analysis:

v Meijer is the primary operation at which more people purchase groceries than any other
operation.

¥ The three Meijer stores attracting the majority of Novi residents are in Northville, Wixom and
Commerce Township.

v Kroger's, Hiller's Market and Trader Joe's are the other three operations attracting much of
the remainder of the residents.

v Of the locations attracting the majority of the patrons of these operations, mest are outside of
Movi and include locations in Northville, Farmington Hills, Walled Lake and Commerce
Township.

in other words, the subsiantial majornity of residents spend their money on groceries outside of
Novi. Thus, the associaled jobs, revenues, etc. are exporiad from the community at the present
time. Since groceries are one of the three commodities upon which households spend the
majority of their incomes, this loss impacts household perceptions about the convenience of their
housing unit and neighborhocd.

in addition, on Page 41, the report indicates that:

v A substantial proportion of the residents frequent all you can eat buffets and like cperations
for lunch.

Whather ethnic or otherwise, such establishmenis ars increasingly favered and found in
neighborhood and communily settings because of affordability factors.

Alsc, when asked to identify new activities or business esiablishments hat residents would like
to see attracted fo Novi, the largest proportion of residents identified new retail operations.

LN
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The analysis prepared for the comp plan update identified specific amounts of existing and new
supportable space for refail activity for the city and by zip code area. The analysis identified
space within each of the ten major retait categories and by sub-category or types of operations
within categories. As stated on Page 45 the ten categories of retail are:

o “Food, such as groceries and related merchandise generally purchased for home -
preparation or ccnsumption.

= Eating and drinking, consisiing of prepared food and beverages generally consumed
on the premises or carried to another location.

s General merchandise, including variely stores, department stores and large value
oriented retail operators.

» Furniture and accessories, including appliances and home furnishings.

s Transportation and utilities, including the sale of new and used automotive and other
personal vehicles and parts and basic uiilitiss for the home.
Drugstores, including those specializing in healkth and beauty aids or pharmaceuticals.
Apparel and accessories.

o Hardware and building materials, including traditional hardware stores and garden
and home improvement centars.

»  Auto services, including gasoline and vehicle repair.

> Miscellaneous, including a plethora of retail goods and services ranging from florists
to paper goods.”

The study also indicated that "Some operations fall info more than one category.”

Various city-wide and zip code area retail implications associated with the forecast of demand
are found on Pages 47 through Page 49 of the report. Salient to the pofential opportunities
associated with the development of this site are as follows.

v “Based on the City's projections of about 500,000 square feet of new space in process and
expected to come “on board” through 2010, there is retail demand generated by the growth
in Novi households alone that will exceed this level by 20157

v “The growth in demand generated by the growth in households in Novi wili be sufficient to
add additional convenience oriented retail space between the present and 20157

v To reiterate, “the relail activity with the greatest potential is generally associated with
convenience shopping, including that associated with foed purchases and consumption,
health care producis and pharmaceuticals...”

v “The ... sub-area, associated most closely with zip code areas 48375 ... could support an
additional 308,000 square feet of the additional Novi generated refail goods and related
services demand.” This does not include any regicnal serving retail.

¥ “These estimates assume that the growth in households will be at the lower level or below
the defined hisforic rates indicated in the housing analysis. Should higher levels that
matches the historic absorption rate or above be achieved between the present and 2615 be
achieved, the following figures are applicable”

a 462,000 square feet for the ... sub-area, plus any additional regional retail.”

n
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The noted proposed development of the site is compatible with and supported by the findings of
the previous report to the Cily of Novi, prepared as pari of the Cily’s comprehensive plan

update.

As noted, the proposed development includes about 150,000 square feet of space associated
with neighborhood or community scale retail, including a supermarket. Ample community and
neighborhood shopping demand in the zip code, based only on growth, is sufficient to support
the activity. Furthermore, the development is of sufficient scale o provide a variety of
convenience shopping and service opportunities.

Furthermore, based on present commercial use patierns, accommodation of the public wouid be
enhanced by the developmeant as many residents now make what should be convenience
purchases outside of the areas in which they live. The development should help to mitigate
current exportation of resident dollars and associated jobs and revenuss from the City to other
jurisdictions, resulting in enhanced convenience and less miles traveled by residents.

The proposed site development calls for a limited amount of office space, fikely associated with
general office, banking, and medical or health care. This space, roughly 18,000 square feet of
the total 150,000 square feet, is well within a reasonable level based on the demand forecast
and the gaps identified through the comparative assessment analysis methodology.

Market Assessment for the Weiss Mixed Use Project 5}
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EXECUTIVE SUMMARY

Novi Ten Associates has a proposed development for neighborhood shopping to serve the
residents of Novi, Michigan. The Strategic Edge, a retail and real estate consulting firm
experienced in consumer research, conducted an independent feasibility study on this proposed
development titled Retail/Commercial Opportunity Study, Ten Mile Road and Novi Road,
Novi, Michigan (Jarnuary 2004). In May of 2004, a random survey of 308 area residents was
conducted to help determine current shopping patterns, as well as the level of interest in having
a new supermarket and similar neighborhood shops (food, grocery, dry cleaners, coffee shop
efc.) at Ten Mile and Novi Roads.

e Over 78% of the respondents said they were “verv likely” or “somewhat likely” to shop %
at a new supermarket, should it be located at the site at 10 Mile and Novi Roads. :

convenient than or as convenient as their present supermarket location. Most shoppers
identify Meijer as their present primary supermarket (19% at Grand River and Wixom#
Roads and-20% at Haggerty and 8 Mile Roads), followed by Hiller’s in Northvilie
{16%), Farmer Jack at 10 Mile and Meadowbrook Roads (15%), and Kroger at Beck
and Grand River Road {also 15%).

% 64% of those surveyed said that the location at 10 Mile and Nowi Roads is mo:j-?é_

&,
%0

Overall, most of the respondents shop at their primary supermarket due to convenience
of the location (53%) more than any other single reason, including everyday prices,
selection and variety, produce quality and advertised prices, and meat quality.

% When asked what other convenience orienied retail stores and/or services they would
like closer to them, respondents specifically mentioned shops such as a fruit/produce
market, video rental, drug store, and women’s apparel store.

This consumer survey shows that convenience is the primary factor in consumer choice for
grocery and neighborhood type of shopping. Novi shoppers desire and would patronize a
conveniently located full-service grocery store and associated neighborhood shopping at Novi
Road and Ten Mile Road.

Fxecutive Summary - The Strategic Edge




INTRODUCTION

BACKGROUND

Novi Ten Associates has a proposed development in Novi, Michigan. The Strategic Edge
conducted a feasibility study on this proposed development, Refail/Commercial
Opportumity Study, Ten Mile Road and Novi Road, Novi, Michigan (January 2004). In an
effort to get city approvals, Novi Ten Associates is interested in additional research to
support the feasibility of the proposed development. Some consumer research was
conducted as part of the Master Plan process which indicated that residents, generally,
did not desire more retail development. Now, Novi Ten Associates is interested in
having targeted consumer research conducted which specifically tests the feasibility of
neighborhood retail, including a supermarket, at the proposed site.

METHODOLOGY

In order to address the above issues, The Strategic Edge conducted the following
evaluation: '

o Developed Survey Instrument. Jointly with Novi Ten Associates and Siegal
- Tuomaala, The Strategic Edge developed an unbiased survey instrument to gather
specific relevant data. The survey included questions on people’s current shopping
habits with a particular focus on supermarket shopping, their likes and dislikes about
their current shopping venue, desired changes io the retail, and specific feasibility
testing of the proposed shopping center at 10 Mile and Novi Roads. The survey
instrument can be found 1n Appendix I of this report.

e Esiablished Survey Quota., The Strategic Edge developed the suivey quota by
census tract, such that the surveys were random within the eight census tracts which
define the trade area. We completed 308 surveys.

¢ Conducted Surveys. The Strategic HEdge retained an outside agency, Wilkins
Research to administer the surveys. We have worked extensively with Wilkins
Research, and they have particular expertise in refail-oriented surveys.

® Analyzed and Summarize Surveys. The Strategic Edge analyzed the survey results
and summarized the findings relevant to the key issues. The detailed data tables can
be found in Appendix 11 of this report.

o Presented Research in Bound Report. The Strategic Edge presented the results of
the study in this bound report.

The Strategic Fodge




SURVEY BASE

In May of 2004, a random telephone survey was conducted in the Novi, Michigan market
to help determine current shopping patterns, as well as the feasibility of a new
supermarket at Ten Mile Road and Novi Roads. The survey was conducted by Wilkins
Research using the trade area as defined for the shopping center as the base for collecting
the data. For the survey, we asked 1o speak to the primary shopping in the household. In
total, 308 persons were surveyed, of which 243 or 79% were female. Most reporied two
persons living in the household (25%), however the median houschold size of the
respondents was 3.33, with 18% reporting three persons in the houschold and 23%, 18%
and 6% reporting four, five and six or more persons, respectively.

Most of the respondents were aged 36-45 (32%) and the median age reported was 45.9.
The following chart details the breakdown of the percentage of respondents by age:

£t Age Group

Over
8%

Pt
LEEE s R LT,

18-25 26-35 38-45 46-55 3665 ©6-75 76-85

The median total family household income of the respondents was reported as $88,557,

with most having household incomes between $75,001 and $100,000 (23%). Less than

13% of the respondents reported household incomes $50,000 or less, and 15% reported

incomes between $50,001 and $75,000. Of those income ranges greater than $100,000,
13% reported incomes between $100,001 and $125,000 and 16% reported incomes over
$125,000. Nearly 20% refused to answer the question.

The Strategic Fdge



SURVEY RESULTS

Survey respondents were asked guestions concerning their current shopping behavior in
the Novi market, as well as projected changes to that pattern should a new supermarket
open at the intersections of 10 Mile Road and Novi Road. The following are the results

of'the study.

Current Primary Supermarket and Patronage Intentions of 2 New Supermarket.
The following summarizes interviewees’ current supermarket shopping habits, as well as
their intention of patronizing a new supermarket.

e QOver 78% of the respondents said they were “very likely” or somewhat likely” to
shop at a new supermarket, should it be located at the site. Female shoppers
{50%) were more likely to state that they would be “very likely” to shop at the
new supermarket than male shoppers (38%). Only 19% overall siated they were
“unlikely” to shop at the new store as shown below. {Table 1)

50
40
304

o Total
20 i Male
1615 B Female

LR

Likely

e Respondents located in census tracts 137700, 1363090 and 136600 were the most
likely to say they were “verv likely” or “somewhai likely” to shop at a
supermarket at the new location (86%, 85% and 84%, respectively). Most of
these shoppers also identified Meijer at Haggerty and 8 Mile as their current
primary supermatrket. (Table 2)

o Currently, most shoppers in the market identify Meijer as their primary
supermarket (19% at Grand River and Wixom Roads and 20% at Haggerty and 8
Mile Roads), followed by Hiller’s in Northville (16%), Farmer Jack at 10 Mile
and Meadowbrook Roads (15%) and the Kroger at Beck and Grand River Roads
{also 15%). (Table 3) The following chart shows the primary supermarket by
chain:

Wwd
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B Primary Store

Meiljler Hler's Farmer Kroger Ciher
Jack

Currently, the respondents are very loyal to their primary supermarket, with 42%
spending 76% to 100% of their fotal supermarket expenditures at their primary
store. An additional 36% spend 51% to 75% of their food store dollar at their
primary store. Of those “very likely” to switch to the new store, slightly more
(46%) say they would spend 76-100% at the new store. (Table 4)

The average (mean) travel time taken to travel to their primary supermarket is
currently 7.8 minutes, with most respondents stating 10 minutes (28%) or 5
minutes {also 28%). Approximately 13% drive more than 10 minutes to reach
their primary supermarket. Of those “very likely” to switch to the new store, 49%
travel curtenily 10 minutes or more to their primary supermarket, and of those
“somewhat likely” to switch to the new store, 33% travel 10 minutes or more to
their primary store. {Table 5)

By far, most respondents stated they shopped at their current supermarket once a
week (51%), followed by those who shop twice a week (33%). These are similar
to the shopping patterns of those who said they were “very likely” to shop at the
new location (56% and 28%, respectively). {Table 6)

Overall, most of the respondents shop af the primary store due to convenience of
the location {53%} more than everyday prices (28%), selection and variety (23%),
produce quality and advertised prices (12%) and meat quality (11%). However,
Meiier customers rated cveryday prices (37-48%) and selection and variety (27-

35%) much more important than the total sample base. Hiller’s customers rated
produce and meat quality (28% and 33%) as well as selection and variety (26%)
much more important than the trade area base. To Farmer Jack customers, the
location was much more important (89%). Interesiing, the Kroger shoppers
mirrored the trade area norms. {Table 7)

Of those “very likely” to shop at the new store, the primary reasons for shopping
at their curren{ primary grocery store are convenience (50%), followed by
everyday prices (32%), and overall selection and variety (27%). (Table 7)

Suggested improvements to the primary supermarkets included more cashiers
(13%), improve produce selection (12%), lower prices (11%) and improve overall
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selection {9%). More cashiers was a much stronger issue at the Meijer stores,
with 19% and 24% of primary shoppers suggesting more cashiers. Hiller’s
customers were more interested 1n lower prices {18%), however were the most
over-all satisfied as nearly 47% said “nothing”. Farmer Jack’s customers were
looking for better produce selection (26%), more cashiers (15%) and improve
overall selection (13%). Kroger shoppers suggested lower prices (16%)and
improved product selection (16%) and meat quality {11%). (Table 8)

o Of those “very likely” to shop at the new store, most were looking for improved
produce selection (17%), improved overall selection (13%), and lower prices and
more cashiers {(11%). Of those “very likely” or “somewhat likely” to shop at the
new store, most were looking for more cashiers (14%), improved produce
selection (13%), improved overall selection and lower prices (10%). (Table 8)

@ The respondents identifying Meijer as the primary supermarket are most likely
overall to shop at the new location. Of those currently shopping the Meijer at-
Grand River and Wixom Roads, 55% stated they were “very likely” to shop a
supermarket at the new location with an additional 28% somewhat likely to make
the switch, for a total of 83%. Of those who currently shop the Meijer at
Haggerty and 8 Mile Roads, 50% stated they were “very likely” to shop at the
new site with an additional 34% “somewhat likely”, for a total of 84%. Of the
identified Hiller’s, Farmer Jack and Kroger shoppers, 76%, 72% and 76%,
respectively, said they were “very likely” or “somewhat likely” to shop at the new
store. (Table 9) '

e The site at 10 Mile Road and Novi Road 1s more convenient than the present
primary supermarket to 43% of those surveyed. An additional 21% said it was
about as convenient and 37% reported the site was less convenient. Of those who
said they were “very likely” to shop at the new store, 64% said it was a more
convenient location. {Table 10) '

e When asked about anticipated use of specialty and service departments at the new
supermarket, 44% of those “very likely” to shop the store said they would use an
expanded deli department “very frequently”, with an additional 38% saying
“somewhat frequently”. (Table 11)

Specialty Department Patronage. The following summarizes interviewees’ intended
patronage of key specialty departments,

s An expanded cheese department would be used “very frequently” by 32% of
those who are “very likely” to shop the store and “somewhat frequently” by an
additional 35%. (Table 12)

e Ofthose “very likely” to shop at the new supermarket, 34% stated they would use
an expanded bakery department “very frequently”, with an additional 34%
“somewhat frequently”. (Table 13)
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e An expanded hot foods department would be used “very frequently” by 15% of
those “very likely” to shop at the new store and “somewhat frequently” by 32%.

{(Table 14)

o Of those ‘very likely” to shop the new store, a sit-down café/coffee bar would be
used “very frequenily” by 8% and “somewhat frequently” by 23%. (Table 15)

o Of those “very likely” to shop the new store, a salad bar would be used “very
frequently by 18% and “somewhat frequently” by 25%. (Table 16)

e Organic foods would be used “very frequently” by 27% of those “very likely” to
shop at the new store and “somewhat frequently by 29%. (Table 17)

The following chart details the anticipated usage of the surveyed specialty
departments by those who are “very likely” to shop at the new store:

BV¥ery Frequently
Somewhat Frequentily

CaféfCoffee  Salad Bar

Other Neighborhood Shopping Patterns. To better understand interviewees’ other
convenience-oriented . or neighborhood shopping behavior, we asked several other

questions:

» Currently, most of those surveyed shop for their drugsiore items at CVS (16% at
10 Mile and Beck Roads, 16% at 9 Mile and Novi Roads and 10% at other CVS
units), followed by 12% at Walgreens (10 Mile and Novi Road). (Table 18)

s When asked what other convenience-oriented retail stores and/or services they
would like located closer to them, respondents specifically mentioned a
fruit/produce store the most (3.9%), followed by video rental (3.2%) and a drug
store or dollar store {2.6%). (Table 19)
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SURVEY NUMBER:

DATE:
TIME:
MOV, MICHIGAN MARKET SURVEY
Good (moming, aiterncon, evening), My name is . I'm with Wilkins

Research, and we're conducling an independent survey into grocery shopping habits in your area
for the purposes of providing greater convenience and better choices for you. Please be assured
that we are not selling anything. This is only a survey. May | speak with the person who does
most of the purchasing for weekly items such as groceries in your household?

[INTERVIEWER NOTE: if different persen comes to the phone, reintroduce...,

Good (moming, afternoon, evening), my name is . I'm with Wilkins
Research, and we're conducting an independent survey into grocery shopping habits in your area
for the purposes of providing greater convenience and better choices for you,

{TO PRIMARY FOOD SHOPPER, ASK): hMey | please take a few minuies of your time to ask
you some questions about your grocery shopping habiis? | will not try to sell you anything, but
only want your help. IF IT IS INCONVENIENT, PLEASE ARRANGE A CALL BACK)

[ENTERVIEWER NOTE: ¥ interviewee objecis or person asks, “how can you provide
greater convenience or better choices?” RESPOND: “That is precisely why we are deing
the survey...to find out what area residents desire.”}

Q1. At which one supermarket do you do most of your grocery shopping?
(DO NOT READ)
(ONE RESPONSE ORNLY)

Farmer Jack (10 Mile & Meadowbrook)
Farmer Jack (OCther)

Kroger {Beck & Grand River Ave.)
Kroger (Othern)

Meijer (Grand River & Wiom Rd.)
Meijer (Haggerty & 8 Mile Rd.)

Meiier (Other)

Hiller's {425 Cenier St. Northvilie)
Cther: (Specify)

PONIAERWLN S

Q2. Of the total amount of money you spend a month in supermarkets, meat or preduce
stores, or copvenience food stores, about what percent is spent at (STORE IN Q1.)?

(READ CATEGORIES)
{ONE RESPONSE ONLY)

1 0% - 25%
2. 268% - 50%
3. 51% - 75%
4 76% - 100%




@3.

Q4.

Qs.

Approximately how many minutes does it take you to drive from your home fo (Siore in

Q1y?

{DO NOT READ)

1. 1 Minute 8. B8 Minutes i1.
2. 2 Minutes 7. 7 Minutes i2.
3. 3 Minutes 5. & Minutes 13.
4. 4 Minutes 8. 9 Minutes 14,
5. 5Minutes  10. 10 Minutes 15.

How often do you shop ai {(STORE N Q1.)7

R S

Twice a week or more
Weekly

Twice a monih

ffionthly

Less than once a month
Don’t know

11 Minutes 16. 16 Minutes
12 Minutes 17. 17 Minules
13 Minutes 18. 18 Minuies
14 Minutes 19. 19 Minutes
15 Minutes 20. 20 Minutes

Why do you shop {(STORE iN Q1.) most often?
{DO NOT READ)

{ALLOW MULTIPLE RESPONSES)
{PROBE BY ASKING, “ANYTHING ELSE?"}

PONOD O N

Cilose or convenient location
Everyday prices

Special (advertised) prices/sales
Meat prices

Meat quality

Meat variety

Produce variety

Produce gquality

Produce prices

. Qverall seiection and variety
. Overall quality

. Cleanliness

. Fast checkout service

. Overall service

. Store brands or private label
. Newly remodeled

. Friendly store help

18.
1e.
20.
21.
22.
23.
24.
25,
28.
27.
28.
29.
30.
31

()

Other: (Specify)
{ ) Other: (Specify)

21. More Than 20 Minutes

Seafood quality

Seafood variety

Bakery quality

Bakery variety

Coupons

Grocery department
Dairyffrozen departments
Has a pharmacy
General merchandise selectionfvariety
Deii quality

Deli variety

Store layout

Store hours

Accept credit/debit cards




Q6.

Qr.

Qs,

What improvements could be made to (STORE M @1.} that would make you shop at the
store more?

{DO NOT READ ~ PROBE FOR MULTIPLE RESPONSES)

Nothing

Better ads

Lower prices

More cashiers

More baggers

More specials and sales
Improve overall selection
Add deli help

Improve meat selection
10. Improve meat quality

11.  Add service meat

i2. Add service seafood

13. Improve produce selection
14. improve produce variety
15. increase grocery variety
16. Increase frozen variety
17. Increase dairy variety

18. Add organic foods

19.  Add more speciaity foods
20. Remodel

21. Expand store

22. More/better parking

LoD 0N

{ ) Other (Specify)
{ } Other: (Specify)
{ ) Other: (Specify)

if 2 new, full-service grocery store were buill at the comer of 10 Mile Road and Novi
Road, offering a newer, cleaner facility, latger perishable depariments (such as produce,
meat, bakery, deli} and high quality with competitive pricing, How likely would you be fo
shop at the store?

Very Likely

Somewhat Likely
Somewhat Uniikely
Not Likely at all

No Opinion/No Answer

O BN

Would a new, full-service grocery store at the comer of 10 Mils Road and Novi Road be
rmore convenient for yoy than the supermarket you are currently shopping at?

1. Yes — More Convenient
2. No - Less Convenient
3. About the same




If 2 new, state-of-the-art supermarket were built on the cormer of 10 Mile Road and Novi

Q9.
Road, how often would you use the following specially depasiments and services?
Very Somewhat Not Very
: Frequently Freguenily Frequently Not At All Don’t Know
a. An expanded deli department 1 2 3 4 5
b. An expanded cheese department 1 2 3 4 5
¢. An expanded bakery depariment 1 2 3 4 5
d. An expanded hot foods i 2 3 4 5
department
e. A sit-down café/coffee bar 1 2 3 4 5
f. Asalad bar 1 2 3 4 5
g. Organic foods 4 2 3 4 5
@10, Where do you currenily shop for most of your drugsiore items?

{DO NOT READ) '

{ALLOW ONE REPSONSE)

1. Walgreens (10 Mile and Novi Rds)) 11. Rieiier (Grand River & Wixom)

2. Walgreens {other) 12. Reijer (Haggerty & 8 Mile Rds)

3. CVS (10 Mile & Beck Rds.) 13. Rigijer (Other)

4, CVS (9 Mile & Novi Rds.) 14. Target (Haggeriy & 8 Mile Rds.)

5. CVS (Center 5t. & Dunfap, Nortthville) 15, TFarget (Other)

6. CVS (other) ‘ 16. Kmart (Other)

7. Rite Aid (10 Mile & Meadowbrook)} 17. Other: (Specify)

8. Rite Aid {8 Mile & Mewburg, Livonia)

8. Rite Aid (Grand River, Farmington Hills)

10. Rite Aid (Cther)




Q11.  Vhat other convenience-oriented retail stores and/or services would you like located

closer to you?
{DO NOT READ — PROBE FOR MULTIPLE RESPONSES.)

1. Drug Store/Phanmacy 23. Fast Food —~ Asian

2. Video Rental 24. Fast Food -Other

3. Dollar Store 25. Diner/Family Restaurant

4, Beauty Supply 26. Casual Restaurant

5. Radio Shack/Elecironics 27. Restaurant - Other

6. Card & Gift Shop 28. Cleaners

7. Florist 29, Shoe Repair

8. Book Store 30. Hair Salon/Barber

9 Pet Store/Supplies 31. MNail Salon

10. Sporting Goods 32. Tanning Salon

11. Apparel Store (Womens) 33. Launderette

12. Apparel Store (Childrens) 34, Photography
Studio/Camera/Film Shop

13, Apparel Siore (cthen) 35, Tax Service

14, Shoe Store 38. Post Office

15. Jewelry Siore 37. Copy Center

18. Ar/Frame Shop 38. Computer Repair

17. Hardware 39, Service - Other

18. Retaii — Other 40, Chiropracior

19, Fast Food — Pizza 41, Redical Doctor

20. Fast Food — Mexican 42, Dentist

21, Fast Food — Sandwich Shop 43. Oplometiist (Eye Glasses)

22. Fast Food — Hamburgers 44, Medical - other

' 45, Specific Store Name

{Specify)

To compiete the survey, | would like to ask a few questions about you and your househoid.

Q12. How many peopie, including yourself, are presently living in your home?
(IF “REFUSED” ENTER 93} '

Number:

Q13. Please tell me which of the following categories best describes your age.

1. 18 - 25Years

2. 26 - 35Years

3. 36 - 45Years

4, 48 - 55Years

5. 58 - B5Years

6 86 - T5Years

7. 76 - 85Years

8. Over B5 Years

99. Refused {DO NOT READ)



@14, Would you mind telling me which of the following categories best describes your family’s
total household annual income.

Under $25,000

$25.000 - $50,000
$50,001 - $75,000
$75001 - $100,000
$100,001 - $125,000
Over $125,000

2. Refused (DO NOT READ)

QO LN

Thank you very much for your time. Have a good day/night.

Q. 15 interviewer Observation

1. Male
2. Femaie






Naovi, Ml Grocery Shopping Study, May 2004

Table 1. Gender
LIKELIHQOD OF SHOPPING
PRIMARY SUPERMARKET NEW GROCERY STORE
Trade Farmer Jack Kroger Metjer Meljer Hillar's
Area (10 Mile & {Beck &  (Grand Rivr  {Haggerty (425 Center Vary Somewhat
Resident  Meadowbrk) Grand Rivr) & Wixom} - & 8 Mile) Northvillg} Other Likely Likely Unlikely
Base 308 47 45 58 52 49 47 148 85 57
Male 85 8 10 10 18 9 12 25 26 11
21.1% 17.0% 22.2% 17.2% 25.8% 18.4% 25.5% 17.1% 27.4% 19.3%
Female 243 39 35 48 46 40 35 121 69 46
78.9% 83.0% 77.8% - 82.8% 74.2% 81.6% 74.5% 82.9% 72.6% 80.7%




Table 2: Tract:

136300

136500

136600

136700

137100

137400

137700

137800

Base

Novi, Ml Grocery Shopping Study, May 2004

LIKELIHOOD OF SHOPPING

PRIMARY SUPERMARKET NEW GROCERY STORE
Trade Farmer Jack Kreger Meijer Meijer Hiller's
Area (10 Mile & (Beck &  (Grand Rivr  (Haggerty {425 Center Very Somewhat
Resident Meadowbrk) Grand Rivr} & Wixom) & 8 Mils) Northville) Other Likely Likely Unlikely
308 47 45 58 62 49 47 146 85 57
39 7 5 4 10 9 4 26 7 5
12.7% 14.9% 11,1% 6.9% 16.1% 18.4% 8.5% 17.8% 7 4% §.8%
38 10 3 4 8 3 10 18 13 6
12.3% 21.3% 6.7% 8.9% 12.9% 6.1% 21.3% 12.3% 13.7% 10.5%
53 20 4 7 9 1 12 34 g a8
17.2% 42.6% 8.9% 12.1% 14.5% 2.0% 25.5% 23.3% 9.5% 10.5%
43 8 2 - 17 8 B 20 18 5
14.0% 17.0% 4.4% - 27.4% 16.3% 17.0% 13.7% 15.8% 10.5%
53 1 17 27 - 1 7 17 21 13
17.2% 21% 37.8% 46.6% - 2.0% 14.9% 11.6% 22.1% 22.8%
43 - 12 14 5 12 - 18 14 9
14.0% - 26.7% 24.1% 8.1% 24.5% - 13.0% 14.7% 15.8%
14 1 - 1 5 4 3 8 4 2
4.5% 2.1% - 1.7% 8.1% B.2% 6.4% 5.5% 42% 3.5%
25 - 2 1 8 11 3 4 11 10
8.1% - 4.4% 1.7% 12.9% 22.4% 6.4% 27% 11.6% 17.5%



Novi, Mi Grocery Shopping Study, May 2004

Table 3: Q1. At which ONE supermarket do you do most of your grocery shopping?

LIKELIHOOD OF SHOPPING

PRIMARY SUPERMARKET NEW GRQCERY STCRE
Trade Farmer Jack Krogar Meijer Meljer Hiller's
Area {10 Mile & {Beck & (Grand Rivr  (Haggerty {425 Center Very Somewhat
Resident  Meadowbrk) Grand Rivr) & Wixom) & 8 Mile} Morthville) Other Likety Likely Unlikely

Base 308 47 45 58 62 49 47 146 95 57
Farmer Jack 47 47 - - - . - 21 13 10
(10 Mile & Meadowbroock) 15.3% 100.0% - - - - - 14.4% 13.7% 17.5%
Farmer Jack 11 - “ - - - 11 5 4 2
(Other) 3.6% - - - - - 234% 3.4% 4.2% 3.5%
Kroger 45 - 45 - - - - 20 14 10
(Beck & Grand River Ave) 14.6% - 100.0% - - - - 13.7% 14.7% 17.5%
Kroger 7 - - - - - 7 4 Z 1
{Other) 2.3% - - - - - 14.9% 27% 2,1% 1.8%
Meljer 58 - - 58 - - - 32 16 8
{Grand River & Wixom Rd) 18.8% - - 100.0% - - - 21.8% 16.8% 14.0%
Meiier 62 - - - 62 - - 31 21 7
{Haggerty & 8 Mile Rd) 20.1% - - - 100.0% - - 21.2% 22.1% 12.3%
Meijer 7 - . - L . 7 I 1 1
{Other) 2.3% - - . - - 14.9% 3.4% 1.1% 1.8%
Hiiler's 49 - - - - 49 - 20 17 12
(425 Center St Northvilie) 15.9% - - - - 100.0% - 13.7% 17.9% 21.1%
Other 4 - - - - - 4 1 1 2
1.3% - ~ - - - 8.5% 0.7% 1.1% 3.5%

Bush's 4 - - - - . 4 1 3 .
{Farmington) 1.3% - - - - - 8.5% 0.7% 3.2% -
Costco 2 - - - - - 2 - - 2
0.8% - - - - - 4.3% - . 3.9%




Novi, Mi Grocery Shopping Study, May 2004

Table 3: Q1. At which ONE supermarket do you do most of your grocery shopping?

LIKELIHOOD OF SHOPPING

PRIMARY SUPERMARKET NEW GRGCERY STORE
Trade Farmer Jack Kroger Meijer Meljer Hiller's
Area {10 Mile & {Beck &  (Grand Rivr  (Haggerty {425 Center Very Somewhat
Rasident Meadowbrk) Grand Rivr} & Wixom) & 8 Mile) Northville) Other Likely Likely Unlilely

Base 308 47 43 58 82 49 To47 146 95 57
Sam's 5 - - - - - 5 4 1 -
1.6% - . - - - 10.86% 27% 1.1% -
Hiller's ) : 5 - - - - - 5 1 2 2
{14 Mile & Haggerty 1.6% - - - - - 10.6% 0.7% 2.1% 3.5%
Whole Foods ' 2 - - - - - 2 1 - .

0.6% . - - - - 4.3% 0.7% - -



Table 4: Q2. Of the total mount of money you spend a month in supermarkets, meat or produce stores, or convenience food stores, about what percent is

Novi, il Grocery Shopping Study, May 2004

spent at your primary grocery shopping location?

LIKELIMOOD OF SHOPPING

PRIMARY SUPERMARKET NEW GROCERY STORE
Trade Farmer Jack Kroger Meiler Meljer Hiller's
Area (10 Mile & (Beck &  (Grand Rivr  (Haggerty (425 Center Very Somewhat
Resident  Meadowbrk) Grand Rivr) & Wixom) & 8 Mile) Northville) Other Likely Likely Urnlikely

Base 308 47 45 58 G2 49 47 146 95 57
0% - 25% 23 5 3 2 3 2 8 10 8 B
7.5% 10.6% 6.7% 3.4% 4.8% 4.1% 17.0% 6.8% 6.3% 10.5%
26% - 50% 46 g 8 9 12 6 2 25 13 8
14,9% 18.1% 17.8% 15.6% 19.4% 12.2% 4.3% 17.1% 13.7% 14.0%
51% - 75% 110 19 19 17 20 17 18 46 40 18
35.7% 40.4% 42.2% 29.3% 32.3% 34.7% 38.3% 31.5% 42.1% 31.6%
76% - 100% 129 14 15 30 27 24 19 65 38 25
41.9% 29.8% 33.3% 51.7% 43.5% 49.0% 40.4% 44.5% 37.9% 43.9%
Mean - 66.0 60.3 63.5 70.3 86.6 70.1 63.4 654 65.9 65.1
Median 68.8 G63.0 65.6 76.3 705 74.8 69.3 71.2 68.3 70.6




Novi, Mi Grocery Shopping Study, May 2004

Table 5: Q3. Approximately how many minutes does it take you fo drive from your house to your primary grocery shopping location?

LIKELIHOQD OF SHOPPING

PRIMARY SUPERMARKET NEW GRCOCERY STCORE
Trade Farmer Jack Kroger Meijer Meijar Hiller's
Area (10 Mile & (Beck & (Grand Rivr  (Haggerty {425 Center Very Somewhat
Resident Meadowbrk) Grand Rivr) & Wixom) & 8 Mile} Northville) Other Likety Likely Unlikely
Base 308 47 45 58 62 49 47 146 95 57
1 Minute 4 2 - - - 1 1 2 - i
1.3% 4.3% - - - 2.0% 2.1% 1.4% - 1.8%
2 ik 8 - 3 1 1 " 3 4 4
3.6% 12.8% - 5.2% 1.6% 2.0% - 2.1% 4.2% 7.0%
3 19 6 & 1 2 3 1 8 6 5
8.2% 12.8% 13.3% 1.7% 3.2% 6.1% 2.1% 5.5% 6.3% 8.8%
4 15 2 2 3 1 7 - 9 2 4
4.9% 4.3% 4.4% 52% 1.6% 14.3% - 8.2% 2.1% 70%
5 86 23 14 9 21 14 5 31 33 18
27.8% 48.9% 3% 15.5% 33.9% 28.6% 10.6% 21.2% 34.7% 31.6%
[¢] 9 3 - - 5 " 1 4 3 2
2.9% 5.4% - - B3.1% - 21% 2.7% 3.2% 3.5%
7 20 - 3 5 4 5 3 8 11 1
6.5% - 8.7% 8.6% 6.5% 10.2% 6.4% 5.5% 11.6% 1.8%
8 18 - 3 3 3 2 4 9 4 2
4.9% - 8.7% 5.2% 4.8% 4.1% 8.5% 6.2% 4.2% 3.5%
9 i - - - - 1 - - 1 -
0.3% - - - - 2.0% - - 11% -
10 87 5 12 23 20 il 18 53 18 14
28.2% 10.6% 26,7% 39.7% 32.3% 22.4% 34.0% 38.3% 18.9% 24.6%
11 1 - - - - 1 - 1 - R
0.3% - - - - 2.0% - 0.7% - -
12 g - - 4 1 - 1 3 1 1

1.9% - - 6,9% 1.6% - 2,1% 2.1% 1.1% 1.8%




Novi, Ml Grocery Shopping Study, May 2004

Table 5; Q3. Approximately how many minutes does it take you te drive from your house to your primary grocery shopping location?

LIKELIHOOD OF SHOPPING

" PRIMARY SUPERMARKET . NEW GROCERY STCRE
Trade Farmer Jack Kroger Meijer Meijer Hiller's
Area {10 Mile & {Beck &  {Grand Rivr  (Haggerty (425 Cenier Very Somewhat
Resident Meadowbrk) Grand Rivr) & Wixom) & 8 Mile) Narthville) Other Likely Likely Unlikely

Base 308 47 45 58 62 48 47 148 95 57
13 2 - 1 - 1 - - 2 - -
0.6% - 2.2% - 1.6% - - 1.4% - -
15 22 - 4 3 3 3 g 2 11 2
7.1% - 8.8% 5.2% 4.8% 6.1% 18.1% 5.5% 11.6% 3.5%
17 1 - - 1 - - - 1 - .
0.3% - - 1.7% - - ) - 0.7% - -
18 1 - - - - - 1 - - 1
0.3% - - - - - 2.1% - - 1.8%
20 5 - - 3 - ~ 2 2 1 2
1.6% E - 5.2% - - 4.3% 1.4% 1.1% 3.5%
More than 20 Minutes 3 - - - - - 3 2 - -
1.0% - - - - - 6.4% 1.4% - -
Mean 7.8 4.7 7.4 2.1 7.6 6.9 11.0 B2 7.5 71

Median 7.0 4.8 6.7 2.7 6.8 5.4 100 8.4 8.3 5.3



Novi, Ml Grocery Shopping Study, May 2004

Table 6. Q4. How often do you shop at your primary grocery shopping location?

FRIMARY SUPERMARKET

LIKELIHOOD OF SHOPFING

NEW GRCCERY STORE

Trade Farmer Jack  Kroger Meijer Meijer Hiller's
Area {10 Mile & (Beck &  (Grand Rivr  (Baggerty (425 Center Very Somewhat
Resident  Meadowbrk) Grand Rivr) & Wixom) & 8 Mile) Nerthvilie} Other Likely Likely Unlikely

Base 307 a7 45 57 62 49 47 148 95 56
Twice a week or more 100 18 15 24 14 16 13 42 28 28
32.6% 38.3% 33.3% 42.1% 22.6% 32.7% 27.7% 28.8% 29.5% 50.0%
Weekly 187 18 21 29 43 25 21 82 47 22
51.1% 38.3% 46,7% 50.9% 69.4% 51.0% A4. 7% 56.2% 49,5% 39.3%
Twice a month 47 10 9 4 4 8 12 22 18 &
15.3% 21.3% 20,0% T0% 6.5% 16.3% 25.5% 15.1% 18.9% 10.7%
Menthly 2 1 - - 1 - - - 1 -
A0.7% 2% - 1.6% . - - 1.1% -
Dom't Know 1 . - - - - 1 - 1 -
0.3% - - - - - 2.1% - 1.1% -
Mean 5.0 5.0 4.9 5.5 4.7 5.0 4.6 4.8 4.8 5.8
Median 4.6 4.8 48 5.4 4.4 48 4.1 4.5 4.4 6.0




Novi, Ml Grocery Shopping Study, May 2004

Table 7: Q5. Why do vou shop at your primary grocery shopping location most often’?

Base
Close or convenient location
Everyday prices
Special (advertised) prices /
sales
Meat prices
Meat quality
Meat variety
Produce variety
Froduce quality
Produce prices
Overall selection and variety

Overal! quality

Cleanliness

LIKELIHOOD OF SHOPRING

PRIMARY SUPERMARKET NEW GRCCERY STORE
Trade Farmer Jack Kroger Meljer Meljer Hiller's
Area {10 Mile & (Beck &  (Grand Rivr  (Haggerty (425 Center Very Somewhat
Residenl  Meadowbrk) Grand Rivr} & Wixom} & 8 Mile) Northville) Other Likely Likely Unlikely
308 47 45 58 62 49 47 146 95 37
164 42 25 26 3z 23 16 73 48 38
53.2% 89.4% 55.6% 44.8% 51.6% 46.8% 34.0% 50.0% 50.8% 68.4%
a6 & 10 28 23 1 18 47 29 9
27.9% 12.8% 22.2% 48.3% 37.1% 2.0% 38.3% 32.2% 30.5% 15.8%
38 3 4 8 13 3 5 19 11 &
11.7% 6.4% 9.5% 13.8% 21.0% 6.1% 10.6% 13.0% 11.6% 10.5%
2 i 1 - - - - - 1 1
0.6% 2.1% 2.2% - - - - - 1.1% 1.8%
13 2 ] 3 3 16 4 13 10 9
10.7% 4.3% 11.1% 5.2% 4.8% 32.7% B.E% 8.9% 10.5% 15.8%
12 1 2 1 -1 4 3 6 4 2
3.9% 21% 4.4% 1.7% 1.6% 8.2% 6.4% 4.1% 4.2% 3.5%
27 - 2 7 6 7 5 13 1 3
8.8% - 4.4% 12.1% 9.7% 14.3% 10.6% 8.9% 11.6% 5.3%
38 2 5 5 7 14 3 18 11 7
11.7% 4.3% 11.1% 8.6% 11.3% 28.6% 6.4% 12.5% 11.6% 12.3%
8 - - 2 3 2 1 5 2 1
2.6% - - 3.4% 4.68% 4.1% 21% 3.4% 2.1% 1.8%
70 4 6 20 17 13 10 40 29 7
2.7% 8.5% 13.3% 34.5% 274% 26.5% 21.3% 27 4% 22.1% 12.3%
23 2 4 1 3 11 2 11 7 5
7.5% 4.3% 8.9% 1.7% 4.8% 22.4% 4.3% 7.5% ¥.4% 8.8%
22 1 5 4 1 5 6 8 5 8
7.1% 2.1% 11.1% 5.9% 1.6% 10.2% 12.8% 5.5% 5.3% 14.0%



Novi, Ml Grocery Shopping Study, May 2004

Table 7: Q5. Why do you shop at your primary grocery shopping location most often?

LIKELIHOOD OF S8HOPPING

PRIMARY SUPERMARKET NEW GROCERY STCORE
Trade Farmer Jack Kroger Meljer Meijer Hiller's
Area {10 Mile & (Back & (Grand Rive  (Haggerty (425 Center Very Somewhat
Resident  Meadowbrk) Grand Rivr) & Wixom) & 8 Mile) Northvilie} Other Likely Likely Unlikety

Base 308 47 45 58 62 49 47 146 95 57
Fast checkout service 8 1 2 2 - P 1 3 4 1
2.6% 2.1% 4.4% 3.4% - 4.1% 2.1% 21% 4.2% 1.8%
Qverall service 15 3 4 1 - 4 3 1 7 7
4.9% G.4% 8.9% 1.7% - 8.2% 6.4% 0.7% 7.4% 12.3%
Store brands or private label 5 1 3 - - 1 - - 3 2
1.6% 2.1% 6.7% - - 2.0% - - 3.2% 3.5%
Newly remodeled 3 - 2 - - 1 - 2 1 -
1.0% - 4.4% - - 2.0% - 1.4% 1.1% -
Friendly store help 19 3 ] 3 - 4 3 9 4 5
5.2% 8.4% 13.3% 5.2% - 8.2% 6.4% 6.2% 4.2% 5.8%
Seafood quality 1 - - - - - 1 - 1 -
0.3% - - - " - 2% - 1.1% -
Bakery quality 2 - 1 - - - 1 - 2 -
0.6% - 2.2% - - - 2.1% - 2.1% -
Coupons 1 - 1 - - - - - 1 B,
0.3% - 2.2% - - - - - 1.1% -
Grocery department 2 . 1 - - - 1 - 1 -
0.6% - 2.2% - - - 21% - 1.1% -
Dairy / frozen departments 1 - 1 - - - ' - - 1 -
0.3% - 2.2% - - - - - 1.1% -
General merchandise selection 27 1 2 8 11 2 5 9 10 6
{ variety 8.8% 2.1% 4.4% 10.3% 17.7% 4.1% 10.6% 5.2% 10.5% 10.5%
Deli quality i 3 - 1 - - - 2 1

1 1
1.0% - 2.2% - - 2.0% 21% - 2.1% 1.8%




Novi, Ml Grocery Shopping Study, May 2004

Table 7: Q5. Why do you shop at your primary grocery shopping location most often?

Base

Deli variety

Store layout

Stere hours

Accept credit / debit cards

Other

Reward Program

No Particular Reason

LIKELIHGOD OF SHOPPING

PRIMARY SUPERMARKET NEW GROCERY STORE
Trade Farmer Jack Kroger Meijer Meljer Hiller's
Area {10 Mile & {Beck & (Grand Rivr  (Haggerty (425 Center Very Somewhat
Resident  Meadowbrk) Grand Rivr) & Wixom} & & Mile) Northville) Other Likely Likely Unlikely
308 47 45 58 §2 49 47 148 85 57
2 - 1 - - . 1 - 1 1
0.6% - 2.2% - - - 21% - 1.1% 1.8%
11 4 2 - - 3 2 2 5 4
2.6% 8.5% 4.4% - - 6.1% 4.3% 1.4% 53% 7.0%
3 - 1 - 2 - - i 1 -
1.0% - 2.2% - 3.2% - - 0.7% 1.1% -
4 1 2 - - 1 - - 3 1
1.3% 2.1% 4.4% - - 2.0% - - 3.2% 1.8%
g ? - 1 1 1 1 2 2 2
1.9% 4.3% - 1.7% 1.6% 2.0% 2.1% 1.4% 2.1% 3.5%
2 1 - 1 - - - 2 -
0.6% 21% - 1.6% - - - 2.1% -
6 2 3 - - 1 2 3 -
1.8% 4.3% 5.7% - - - 21% 1.4% 3.2% -



Novi, MI Grocery Shopping Study, May 2004

Table 8: Q6. What improvements could be made to your primary grocery shopping location that would make you shop at the store more?

LIKELIHCOD OF SHOPPING

PRIMARY SUPERMARKET NEW GROCERY STORE
Trade Farmer Jack Kroger Meijer Meijer Hiller's
Area {10 Mile & (Beck & {Grand Rivr (Haggerty (425 Center Very Somewhat
Resident  Meadowbrk) Grand Rivr} & Wixom) & 8 Mile) Northville) Other Likely - Likely Unlikely
Base 308 47 45 58 52 49 47 14€ 95 57
Nathing 102 i4 17 16 18 23 14 38 38 21
33.1% 29.8% 37.8% 27.68% 29.0% 46.9% 29.8% 26.0% 40.0% 38.8%
Betfer ads 8 . 1 3 2 1 1 5 1 2
2.6% - 2.2% 5.2% 3.2% 2.0% 21% 3.4% 1.1% 3.5%
Lower prices 34 3 7 5 3 I} 7 17 6 10
11.0% 6.4% 15.6% B.6% 4.8% 18.4% 14.9% 11.86% 68.3% 17.5%
More cashiers 41 7 4 11 15 - 4 17 17 6
13.3% 14.9% 8.9% 19.0% 24.2% - 8.5% 11.6% 17.9% 10.5%
More baggers 8 3 1 2 (. - 1 3 4 1
2.6% 6.4% 2.2% 3.4% 16% - 2.0% 2.1% 4.2% 1.8%
More specials and sales 15 - 3 8 2 2 2 8 3 4
4.9% - 6.7% 10.3% 3.2% 4.1% 4.3% 5.5% 3.2% 7.0%
improve overall selection 27 8 2 g 7 1 5 18 4 2
8.8% 12.8% 4.4% 10.3% 11.3% 2.0% 10.6% 13.0% 4.2% 3.5%
Add dsli help 8 1 2 - 3 1 i 3 4 1
2.6% 2.1% 4.4% - 4.8% 2.0% 2.1% 21% 4.2% 1.8%
Improve meat selection 14 4 2 4 1 - 3 10 3 1
4.5% 8.5% 4.4% 6.9% 1.6% - 6.4% 6.8% 3.2% 1.8%
improve meat quality 17 4 5 4 4 - - 12 3 2
5.5% 8.5% 11.1% 6.9% 6.5% - - 8.2% 3.2% 35%
Add service meat 2 1 - - - - 1 1 1 -
0.6% 2.1% - - - - 2.1% 0.7% 1.1% -

Add service seafood 1 1
0.3% - 2.2% - - - - 0.7% - -



Movi, Ml Grocery Shopping Study, May 2004

Table 8: Q6. What improvements could be made to your primary grocery shopping location that would make you shop at the store more?

LIKELIHOOD OF SHOPPING

PRIMARY SUPERMARKET NEW GROCERY STORE
Trade Farmer Jack Kroger Metjer Maljer Hilier's
Area (10 Mile & (Beck & (Grand Rivr  (Haggerty (425 Center Very Somewhat
Resident  Meadowbrk) Grand Rivr} & Wixom) & § Mile) Northville) Other Likely Likely Uniikely
Base 308 47 45 58 62 49 47 146 95 57
Improve produce selection 37 12 7 4 8 2 6 25 6 8
12.0% 25.5% 15.6% 5.9% 9.7% 4.1% 12.8% 17.1% 6.3% 10.5%
Improve preduce variety 19 8 5 3 1 - 4 12 4 3
8.2% 12.8% 11.1% 52% 1.6% - 8.5% B.2% 4.2% 5,3%
Increase grocery variety 18 5 1 4 4 3 1 10 7 1
5.8% 10.6% 2.2% 6.9% 6.5% 6.1% 21% 6.8% 7.4% 1.8%
Increase frozen variety 2 - - 1 1 - - 1 1 -
0.6% - - 1.7% 1.6% - - 0.7% T 1% -
Increase dairy variety 1 - 1 - - - - - - 1
0.3% - 22% " . - - - - 1.8%
Add organic foods 9 - 2 3 3 1 - 5 2 2
2.8% - 4.4% 5.2% 4.8% 2.0% - 3.4% 2.1% 3.5%
Add more speciaity foods 14 3 4 2 2 1 2 g 2 2
4.5% 8.4% 8.9% 3.4% 3.2% 2.0% 4.3% 8.2% 2.1% 3.5%
Remodel 12 6 - 2 1 - 3 9 2 1
3.9% 12.8% - 3.4% 1.6% - 5.4% 6.2% 21% 1.8%
Expand store 10 5 - - - 3 2 5 3 2
3.2% 10.68% - - - 6.1% 4.3% 3.4% 3.2% 3.5%
More / better parking 3 - - - - 3 - . 2 1
1.0% - - - - 6.1% - - 2.1% 1.8%
Other 11 1 2 : 3 1 2 4 3 4
3.6% 21% 4.4% 3.4% 4.8% 2.0% 4.3% 2.7% 3.2% 7.0%

QOverall Cleanliness 3
1.0% - - - 1.6% - 4.3% 1.4% 1.1% -




Novi, Mi Grocery Shopping Study, May 2004

Table 8: Q8. What improvements could be made to your primary grocery shopping location that would make you shop at the store more?

LIKELIHOOD OF SHOPPING

PRIMARY SUPERMARKET NEW GROCERY STORE
Trade Farmer Jack  Kroger Meljer Meijer Hiller's
Arga (10 Mile & (Beck & (Grand Rivr  {(Haggerty (425 Center Very Somewhat
Resident  Meadowbrk) Grand Rivr) & Wixom) & 8 Mile) Northville) Other Likely Likely Unlikely
Base 308 47 45 58 62 49 47 146 95 57
More/Add Self Checkout 3 1 - 1 - - 1 1 2 -
1.0% 2.1% - 1.7% - - 2.1% 0.7% 24% -
Improve Employees 8 - 1 1 3 1 - 2 1 3
1.9% - 2.2% 1.7% 4.8% 2.0% - 1.4% 1.1% 5.3%
Improve Bakery 3 - 1 - - 2 - 1 2 -
1.0% - 2.2% - - 4.1% - 0.7% 2.1% -
Extend Store Hours 2 2 - . - - - 1 1 ;
0.6% 4.3% - - - - - 0.7% 1.1% -
improve Shopping Carts 3 - - 3 - - - 1 2
10% - . 5.2% - - - 0.7% 2%
Closer Location 2 - - - - 1

1 1
0.6% - - - - 2.0% 2.1% 0.7% 1.1%




Novi, Ml Grocery Shooping Study, May 2004

Table 9: Q7. If a new, full-service grocer stere were built at the corner of 10 Mile Road and MNovi Road, offering a newer, cleaner facility, larger perishable
depariments (such as preduce, meat, bakery, deli} and high quality with competitive pricing, How likely would you be to shop at the store?

LIKELIHCOD OF SHOPPING

PRIMARY SUPERMARKET NEW GROCERY STCRE
Trade Farmer Jack Kroger Meijer Meijer Hiller's
Area (10 Mile & (Beck & (Grand Rivr  (Haggerty (425 Center Vary Somewhat
Resident Meadowbrk) Grand Rivr) & Wixom) & 8 Mile) Northville) Cther Likely Likely Uniikely
Base 308 47 45 58 62 49 47 146 95 57
Veary Likely ' 146 21 20 32 a1 20 22 148 - .
47.4%, 44.7% 44.4% 55.2% 50.0% 40.8% 48.8% 100.0% - -
Somewhat Likely 95 13 14 16 21 17 14 - 95 -
30.8% 27.7% 31.1% 27 .6% 33.5% 34.7% 29.8% - 100.0% -
Somewhat Unlikely 21 4 8 3 2 4 2 - - 21
8.8% 8.5% 13.3% 5.2% 3.2% 8.2% 4.3% . - 36.8%
Not Likely at al! 36 6 4 5 5 8 8 - - 38
11.7% 12.8% 8.9% 8.6% 8.1% 16.3% 17.0% - - 83.2%
No Opinion / No Answer 10 3 1 2 3 - 1 -

3.2% 6.4% 2.2% 3.4% 4.8% - 2.1% -




Novi, Ml Grocery Shopping Study, May 2004

Table 100 Q8. Wouid a new, full-service grocery store at the corner of 10 Mile Road and Novi Road be mare convenient for you that the supermarket you are
currently shopping at?

LIKELIHOCD OF SHOPPING
PRIMARY SUPERMARKET NEW GROCERY STORE
Trads Farmer Jack Kroger Meijer Meijer Hiller's
Area (10 Mile & {Beck &  {Grand Rivr  {Haggerty (425 Center Very Somewhat
Resident  Meadowbrk} Grand Rivr) & Wixom) & 8 Mile} Naorthville) Other Likely Likely Unlikely
Base 308 47 45 58 62 49 47 146 95 57
Yes - More Convenient 131 11 15 el 32 20 26 93 28 5
42.5% 23.4% 33.3% 46.6% 51.6% 40.8% 58.3% 63.7% 29.5% 8.8%
No - Less Convenient 113 28 22 18 13 22 10 28 38 46
36.7% 58.6% 48.9% 31.0% 21.0% 44 9% 21.3% 17.8% 40.0% 80.7%
About the Same 64 8 8 13 17 7 11 27 26 8

20.8% 17.0% 17.8% 22.4% 27.4% 14.3% 23.4% 18.5% 30.5% 10.5%



Table 11: Q9a. An expanded deli department

Would you use that Very Frequently, Somewhat Frequently, Not Very Frequently, or Not At All?

Base
Very Frequently
Somewhat Freguently
Not Very Frequently
Not At All

Don't Know

Novi, it Grocery Shopping Study, May 2004

PRIMARY SUPERMARKET

LIKELIHOOD OF SHOPPING
NEW GROCERY STORE

Trade Farmer Jack Kroger Meiler Meljer Hilier's
Area (10 Mile & {Beck & (Grand Rivr  {Haggerty (425 Center Very Somewhat
Resident  Meadowbrk} Grand Rivr) & Wixom) & § Mile) Narthvifle) Other Likely Likely Unlikely

308 47 45 58 62 49 47 146 a5 57
a4 8 13 20 13 17 13 684 15 3
27.3% 17.0% 28.9% 34.5% 21.0% 34.7% 27.7% 43.8% 15.8% £.3%
103 19 15 23 20 12 14 56 43 4
33.4% 40.4% 33.3% 38.7% 32.3% 24.5% 29.8% 37.7% 45.3% 7.0%
73 13 8 11 18 11 14 20 26 22
23.7% 27.7% 13.3% 19.0% 29.0% 224% 29.8% 13.7% 27.4% 38.6%
41 5 8 4 a 9 6 5 g 26
13.3% 10.6% 17.8% 6.9% 14.5% 18.4% 12.8% 3.4% 3.5% 45.6%
7 2 3 - 2 - - 2 2 2
2.3% 4,3% 8.7% - 3.2% “ - 1.4% 2.1% 3.5%




Tahle 12: Q9b. An expanded cheese department

Wouid you use that Very Frequently, Somewhat Frequently, Not Very Frequently, or Not At All?

Base

Very Frequently

Somewhat Frequently

Not Very Frequently

Not At All

Don't Know

Novi, Ml Grocery Shopping Study, May 2004

LIKELIHOGD OF SHOPPING

PRIMARY SUPERMARKET NEW GROCERY STORE
Trade Farmer Jack Kroger Meijer Meijer Hiller's
Area {10-Mie & {Beck&  (Grand Rivr  (Haggerty (425 Center Very Somewhat
Resident Meadowbrk) Grand Rivr) & Wixom) & 8 Mile) Northvilie} Gther Likely Likely Unlikely

308 47 45 58 62 49 47 146 g5 57
61 10 8 14 11 9 g 46 11 3
19.8% 21.3% 17.8% 24 1% 17.7% 18.4% 18.1% 31.5% 11.6% 5.3%
80 10 10 18 16 14 12 51 25 2
26.0% 21.3% 22.2% 31.0% 25.8% 28.6% 255% 34.9% 26.3% 3.5%
94 15 11 18 22 12 16 38 36 14
30.5% 31.9% 24.4% 31.0% 35.5% 24.5% 34.0% 28.0% 37.9% 24.6%
88 11 4 8 12 14 10 10 21 37
22.4% 23.4% 31.1% 13.8% 19.4% 28.8% 21.3% 6.8% 22.1% 64.9%
4 1 2 - 1 - - 1 2 1
1.3% 21% 4,4% - 1.6% - 0.7% 2.1% 1.8%



Table 13: Q9c. An expanded bakery department

Would you use that Very Frequently, Somewhat Frequently, Not Very Frequentty, or Not At Ail'?

Base
Very Frequently
Somewhat Frequently
Not Very Frequently
Not At All

Don't Know

Movi, Ml Grocery Shopping Study, May 2004

PRIMARY SUPERMARKET

LIKELIHGOD OF SHOPPING
NEW GROCERY STORE

Trade Farmer Jack Kroger Meijer Maljer Hiller's
Area (10 Mile & {Beck & (Grand Rivr  {Haggerty (425 Center Very Somewhat
Resident  Meadowbrk) Grand Rivr} & Wixom) & 8 Mile) Northvilie) Other Likely Likely Unlikely

308 47 45 58 62 49 47 146 95 57
84 8 11 13 14 5 15 49 13 1
20.8% 12.8% 24.4% 22.4% 22,6% 10.2% 31.9% 33.6% 13.7% 1.8%
98 16 18 21 20 16 8 49 36 i1
31.8% 34.0% 40.0% 36.2% 32.3% 30.6% 17.0% 33.6% 37.9% 19.3%
87 15 <] 15 18 18 15 37 29 15
28.2% 31.9% 13.3% 25.9% 20.0% 36.7% 31.9% 25.3% 30.5% 26.3%
55 10 8 g 8 11 9 10 15 30
17.9% 21.3% 17.8% 15.5% 12.9% 22.4% 16.1% 6.8% 15.8% 52.6%
4 - 2 - 2 - - 1 2 -
1.3% - 4.4% - 3.2% - - 0.7% 2.1% -



Table 14; Q8d. An expanded hot foods department

Would you use that Very Frequently, Semewhat Frequently, Not Very Frequently, or Not At All?

Base

Very Freauently

Somewhat Frequently

Not Very Frequently

Not At All

Don't Know

Novi, Ml Grocery Shopping Study, May 2004

PRIMARY SUPERMARKET

LIKELIHOOD OF SHOPPING

NEW GROCERY STORE

Trade Farmer Jack Kroger Meijer Meljer Hiller's
Area {10 Mile & {Beck & (Grand Rivr (Haggerty (425 Genter Very Somewhat
Resident  Meadowbrk) Grand Rlvry & Wixom) & 8 Mile) Northville) Cther Likely Likely Unlikely

308 47 45 58 62 49 47 148 a5 57
30 3 7 4 [+ 3 7 25 4 1
9.7% 5.4% 15.6% 8.9% 9.7% 6.1% 14.9% 171% 4.2% 1.8%
96 15 12 20 15 18 18 47 36 10
31.2% 31.9% 26.7% 34.5% 24.2% 327% 38.3% 32.2% 37.9% 17.5%
94 10 16 20 21 12 15 48 31 12
30.5% 21.3% 35.6% 34.6% 33.9% 24,5% 31.8% 32.9% 32.6% 21.1%
86 182 10 14 18 18 7 26 23 33
27.9% 40.4% 22.2% 24.1% 29.0% 36.7% 14.8% 17.8% 24.2% 57.9%
2 - - - 2 . - - 1 1
0.6% - - - 3.2% - - 1.1% 1.8%



Table 15 Q%e. A sit-down cafe / coffee bar

Would you use that Very Frequently, Somewhat Freguently, Not Very Frequently, or Not At All?

Base

Very Frequently

Somewhat Freguentiy

Not Very Frequemntly

Not At All

Don't Know

MNovi, Mi Grocery Shopping Study, May 2004

PRIMARY SUPERMARKET

LIKELIHOOD OF SHOPPING
NEW GROCERY STORE

Trade gmer Jack Kroger Meijer Meijer Hiller's
Area {10 Mile & (Beck &  (Grand Rivr  {Haggerty {425 Center Very Somewhat
Resident  Meadowbrk}) Grand Rivr} & Wixom) & 8 Mile) Northville) Other Likely Likely Unlikely

308 47 45 58 62 49 47 146 95 57
15 2 2 3 1 2 5 12 2 1
4.9% 4.3% 4.4% 5.2% 1.6% 4.1% 10.6% 8.2% 2.1% 1.8%
58 10 8 7 i0 11 10 34 18 3
18.2% 21.3% 17.8% 12.1% 16.1% 22.4% 21.3% 23.3% 18.9% 5.3%
7 o] 12 19 17 10 13 41 23 9
25.0% 12.8% 28.7% 32.8% 27.4% 20.4% 27.7% 28.1% 24.2% 15.8%
158 29 23 29 33 26 19 59 51 44
51.6% 81.7% 51.1% 50,0% 53.2% 53.1% 40.4% 40.4% 53.7% 77.2%
1 - . - 1 - - 1 -
0.3% - - - 1.6% - - - 1.1% -



Table 16; QOf, A salad bar

Would you use that Very Frequently, Somewhat Frequently, Not Very Frequently, or Not At All?

MNovi, kil Grocery Shopping Study, May 2004

PRIMARY SUPERMARKET

LIKELIHOCD OF SHOPPING

NEW GROCERY STORE

Base

Very Freguently

Somewhat Frequently

Not Very Frequently

Not At All

Don't Know

Trade Farmer Jack Kroger Mealjer Meijar Hiller's
Area {10 Mile & {Beck &  (Grand Rivr (Haggerty (425 Center Vary Somewhat
Resident  Meadowbrk) Grand Rivr} & Wixom) & 8Mile)  Northvilie) Other Likely Likely Unlikely

308 47 45 58 62 49 47 146 95 57
33 5 3 B 7 2 14 26 5 1
10.7% 10.6% 6.7% 10.3% 11.3% 4.1% 21.3% 17.8% 5.3% 1.8%
73 12 10 9 15 11 16 37 30 4
237% 25.5% 22.2% 15.5% 24.2% 22.4% 34.0% 25.3% 31.6% 7.0%
72 6 13 20 14 12 7 39 21 8
23.4% 12.8% 28.9% 34.5% 22.6% 24 5% 14.9% 26.7% 22.1% 14.0%
127 24 19 21 25 24 14 43 38 43
41.2% 51.1% 42.2% 36.2% 40.3% 49.0% 29.8% 29.5% 40.0% 75.4%
3 - - 2 1 - - 1 1 1
1.0% - - 3.4% 1.6% - - 0.7% 1.1% 1.8%




Table 17: Q9g. Organic foods

Would you use that Very Frequently, Somewhat Frequently, Not Very Frequently, or Not At All?

Base

Very Frequently

Somewhat Frequently

Not Very Frequently

MNot At Al

Don't Know

Novi, MI Grocery Shopping Study, May 2004

LIKELIHOCD OF SHOPPING

PRIMARY SUPERMARKET NEW GROCERY STORE
Trade Farmer Jack Kroger Meijer Meijer Hitler's
Areg (10 Mile & (Beck &  (Grand Rivr  (Haggerly {425 Center Very Somewhat
Resident  Meadowbrk) Grand Rivr) & Wixom) & 8 Mile) Northville) Other Likely Likely Unlikely

308 47 45 £8 G2 49 47 148 95 57
55 4 3 14 13 9 12 40 10 4
17.9% 8.5% 8.7% 24.1% 21.0% 18.4% 25.5% 27.4% 10.5% 7.0%
70 ] 15 9 10 15 12 42 21 5
22.7% 18.1% 33.3% 15.5% 16.1% 30.6% 25.5% 28.8% 22.1% 8.6%
83 12 1" i 15 5 9 30 24 8
20.5% 25.5% 24.4% 18.0% 24.2% 10.2% 19.1% 20.5% 25.3% 10.5%
117 21 16 24 o 22 20 14 33 39 41
38.0% 44.7% 35.6% 41.4% 36.5% 40.8% 29.8% 22.6% 41.1% 71.8%
3 1 - - 2 - - 1 1 1
1.0% 2.1% - - 3.2% - - 0.7% 1.1% 1.8%




MNovi, Mi Grocery Shopping Study, May 2004

Table 16: Q10. Where do yau currently shop for most of your drugstore items?

LIKELIHCOD GF SHOPPING
PRIMARY SUPERMARKET NEW GROCERY STCRE
Trade Farmer Jack Kroger Meljer Meijer Hiller's
Area (10 Mile & {Beck & (Grand Rivr {(Haggerty (425 Center Very Somewhat
Resident  Meadowbrk) Grand Rivr) & Wixom} & 8 Mile} Northville) Other Likely Likely Unliksty

Base 308 47 45 58 62 49 47 146 a5 57
walgreens 38 7 3 .5 - 10 5 22 7 6
{10 Mile and Novi Rd) 11.7% 14.8% 68.7% 8.6% 9.7% 20.4% 10.6% 15.1% 7.4% 10.5%
Walgreens 1 1 - - - - - - 1 -
(Other) 0.3% 2.1% - - - . - - 1.1% -
Cvs 49 3 15 17 &} 5 4 20 17 9
(10 Mile and Beck Rds) 15.8% 6.4% 33.3% 29.3% 8.1% 10.2% 8.5% 13.7% 17.9% 15.8%
Cvs 48 3 : 5 13 10 1 26 17 4
(9 Mile and Novi Rd) 15.6% 6.4% 13.3% 5.6% 21.0% 20.4% 23.4% 17.8% 17.9% 7.0%
CVS 15 1 1 - 1 9 3 4 [¢] 5
{Center St & Dunlap, Northv!) 4.9% 2.1% 2.2% - 1.6% 18.4% 6.4% 2.7% 6.3% 8.8%
CVS 32 11 2 - 6 4 9 12 13 7
{Cther) 10.4% 23.4% 4.4% - 87% 8.2% 19.1% 8.2% 13.7% 12.3%
Rite Aid ' 17 9 1 - 2 1 4 8 3 4
(10 Mile & Meadaowbrock) 5.5% 19.1% 2.2% " 3.2% 2.0% 8.5% 5.5% 3.2% 7.0%
Rite Aid 1 - - - - - 1 - 1 -
(8 Mile & Newburg, Livonia) 0.3% - - - - - 2.1% - 1.1% -
Rite Aid 1 - - 1 - - - 1 - -
{Other) 0.3% - - 1.7% . - - 9.7% . -
Meijer 24 - 1 20 - 3 - 10 8 . 8
{Grand River & Wixom) 7.5% - 2.2% 34.5% - 8.1% - 6.8% 8.4% 10.5%
Meijer ‘ 19 2 2 - 15 - - 6 8 4

(Haggerty & 8 Mile Rds) 5.2% 4.3% 4.4% - 24.2% - - 4.1% B.4% 7.0%




Novi, Mi Grocery Shopping Study, May 2004

Table 18: Q10. Where do you currently shop for most of your drugstors iterns?

LIKELIHOOD OF SHOPFING

PRIMARY SUPERMARKET MEW GROCERY STORE
Trade Farmer Jack Kroger Meijer Meijer Hiller's
Area {10 Mile & (Beck &  {Grand Rivr  (Haggerty (425 Cénter Very Somewhat
Residert  Meadowbrk) Grand Rivr) & Wixom) & 8 Mile) Northvills) Other Likely Likely Unlikely

Base 308 47 45 58 62 49 47 146 95 57
Meijer 3 - - - 1 - 2 2 - .
(Other) 1.0% - - - 1.6% - 4,3% 1.4% - ' -
Target 8 2 - - 4 1 1 4 Z 2
{Haggerty & 8 Mile Rds) 2.6% 4.3% - - 5.5% 2.0% 21% 27% 2.1% 3.5%
Target 10 . 6 2 - 2 - 7 2 1
(Other) 3.2% - 13.3% 3.4% - 4.1% - 4.8% 21% 1.8%
Kmart 5 3 - 1 1 . - 4 - 1
1.6% 6.4% - 1.7% 1.6% - - 2.7% .o 1.8%
Other 5 1 - 1 1 - 2 3 - 2
1.6% 2.1% - 1.7% 1.6% . " 4.3% 2.1% - 3.5%
Costco 10 - 2 3 2 1 2 8 2 2
3.2% - 4.4% 5.2% 3.2% 2.0% 4.3% 4.1% 2,1% 3.5%
Farmer Jack's 3 ‘ 3 - - - - - 1 2 -

0% 6.4% - . - - - 0.7% 2.1%
Hiller's 3 - - - . 2 1 - 2 1
1.0% - - - - 4.1% 2.1% - 2.1% 1.8%
Kroger 4 - 4 - - - - 3 - 1
1.8% - 8.9% - - - - 2.1% - 1.8%
Movi Drugs 5 1 - i 3 - - 4 1 -
1.6% 24% - 1.7% 4.8% - - 2.7% 1.1% -
Wal-Mart ' 5 - 2 1 - - 2 2 2 1
1.6% - 4.4% 1.7% - - 4.3% 1.4% 2.1% 1.5%
No Particular Location 4 - - 1 2 1 - 1 1 1

1.3% - - 17% 3.2% 2.0% - 0.7% 1.1% 1.8%




Novi, M! Grocery Shopping Study, May 2004

Table 19: Q11. What other convenience-oriented retail stores and/or services would you fike located closer to you?

Base

Drug Store / Pharmacy

Videc Rental

Dollar Stere

Beauty Supply

Radio Shack / Electronics

Card & Gift Shop

Flonist

Book Store

Fet Store / Supplies

Sperting Goods

Apparel Store (Women's)

Apparel Store (Children's)

PRIMARY SUPERMARKET

LIKELIHOCD OF SHOPPING
NEW GROCERY STORE

Trade Farmer Jack Kroger Meijer Meilier Hiller's
Area (10 Mile & (Beck & {Grand Rivr  (Haggerty {425 Center Very Somewhat
Resldent  Meadowbrk) Grand Rivr) & Wixom) & 8 Mile) Northville} Other Likely Likely Unlikely

308 47 45 58 62 49 47 146 95 57
8 2 1 1 3 1 - 3 3 1
2.6% 4.3% 2.2% 1.7% 4.8% 2.0% - 2.1% 3.2% 1.8%
10 5 1 - 2 - 2 5 2 3
3.2% 10.6% 2.2% - 3.2% - 4.3% 3.4% 21% 5.3%
8 2 1 3 1 - 1 5 - 3
2.6% 4.3% 2.2% 5.2% 1.6% - 2.1% 3.4% - 5.3%
1 1 - - - - - 1 - -
0.3% 21% - - - - - 0.7% - -
1 - - 1 - - - - 1 -
0.3% - - 1.7% - - - - 1.1% -
3 1 - . 1 1 - 1 2 -
1.0% 2.1% . - 1.6% 2.0% - 0.7% 2,1% -
7 2 2 - 2 - i 5 - 1
2.3% 4.3% 4.4% - 3.2% - 2.1% 3.4% - 1.8%
5 1 1 - 3 - - 4 - 1
1.6% 2.1% 2.2% - 4.8% - - 27% - 1.8%
3 - 1 1 - 1 - " 3
1.0% - 2.2% 1.7% - 2,0% - - 5.3%
1 - 1 - - - - - 1
0.3% - - 1.7% - - - - 1.8%
8 1 . 1 3 2 t ] 2 -

2.6% 2.1% - 1.7% 4.8% 4.1% 2 1% 41% 2.1%
2 1 - - 1 - - 1 1 -

0.6% 2.1% - . 1.6% - - 0.7% 1.1%




Novi, Ml Grocery Shopping Study, May 2004

Table 19: Q11. What other convenience-oriented retail stores and/or services would you like located closer to you?

Base
Apparel! Store (Other)
Shoe Store
Art { Frame Shop
Mardware
Retail « Other
Fast Food - Pizza
Fast Food - Mexican
Fast Food - Sandwich Shop
Fast Food - Hamburgers
Fast Food - Asian
Fast Food - Other

Diner / Family Restaurant

LIKELIHCOD COF SHOPPING

PRIMARY SUPERMARKET NEW GROCERY STORE
Trade Farmar Jack Kroger Meijer Meijer Hiller's
Area {10 Mile & {Beck & {Grand Rivr  (Haggerty (425 Center Very Somewhat
Residemt  Meadowbrk) Grand Rivr} & Wixom) & 8 Mile) Northville) Other Likely Likely Unlikely
308 47 45 58 g2 49 47 146 95 57
3 1 - - 1 - 1 1 2 -
1.0% 21% - - 1.6% - 2.1% 0.7% 2.1% -
3 - - - 3 - . 2 1 -
1.0% - - - 4.8% - - 1.4% 1.1% -
1 - - - 1 . - 1 - -
0.3% - - - 1.6% - - 0.7% - -
8 - 1 1 3 2 1 5 1 2
2.8% - 2.2% 1.7% 4.8% 4.1% 21% 3.4% 1.1% 3.5%
30 3 4 10 2 5 4 16 g 5
9.7% 10.6% 8.8% 17.2% 3.2% 10.2% 8.5% 11.0% 8.4% 8.8%
4 - 2 1 - - 1 1 1 2
1.3% - 4.4% 1.7% - - 2.1% 0.7% 1.1% 3.5%
2 - 2 - - - - 1 1 -
0.6% - 4.4% - - - - 0.7% 1.1% -
2 - - 2 - - - 1 1 -
0.6% - - 3.4% - - - 0.7% 1.1% -
2 1 1 B - - 1 1 .
0.6% 2.1% - 1.7% - - - 0.7% 1.1% -
3 2 - 1 - - 2 1 -
1.0% 4.4% - 1.6% - - 1.4% 1.1% -
10 1 1 1 2 1 4 4 4 2
3.2% 21% 2.2% 1.7% 32% 2.0% 8.5% 2.7% 4.2% 3.5%
6 1 - 2 2 1 - 4 2
1.9% 2.1% - 3.4% 3.2% 2.0% . - 4.2% 3.5%




Novi, MI Grocery Shopping Study, May 2004

Table 19: Q11. What other convenience-oriented retail stores and/or services would you like located closer to you?

LIKELIHCOD CF SHOPPING

PRIMARY SUPERMARKET NEW GROCERY STORE
Trade Farmar Jack Kroger Meijer Meijer Hiller's
Area (10 Mile & (Beck &  (Grand Rivr  {Haggerty (425 Center : Very Someawhat
Resident  Meadowbrk) Grand Rivr} & Wixomn) & 8 Mile) Nerthvilla) Other Likely - Likely Unlikely

Base 308 47 45 58 B2 44 47 146 95 57
Casual Restaurant 5 - - 2 3 - - 2 1 2
1.6% - - 3.4% 4.8% - - 1.4% 1.1% 3.8%

Restaurant - Other i - 5 2 1 2 t 5 4 1
3.6% - 11.1% 3.4% 1.6% 4.1% 2.1% 3.4% 4.2% 1.8%

5Ieaner5 5 - - 1 1 2 1 2 2 1
1.5% - - 1.7% 1.6% 4. 1% 2.1% 1.4% 21% 1.8%

Shoe Repair 2 - . - 1 - 1 2 - -
. 0.5% - - - 1.8% - 2.1% 1.4% - -

Hair Salen / Barber 2 - - - 1 - 1 2 - -
0.6% - - - 1.6% - 2.1% 1.4% - -

Nail Salon 1 - - - 1 - - - - -
0.3% . - - 1.6% - - - - -

Tanning Saton 1 - - 1 - - - - - |
0.3% - - 1.7% - - . - - 1.8%

Photography Studio / Camera / 1 - 1 - - - - 1 - -
Film Shop 0.3% . 2.2% - - - - 0.7% - -
Post Office 3 1 - - 1 1 - pA - 1
1.0% 21% - - 1.6% 2.0% - 1.4% - 1.8%

Copy Center 1 - - - 1 - - 1 - -
0.3% - - - 1.6% - - 0.7% - -

Service - Other 16 2 o3 3 4 3 1 10 5 -
5.2% 4.3% B.7% 5.2% 6.5% 6.1% 2.1% 8.8% 5.3% -

Medicat Doctor 2 - - - - - 2 2 - .

0.6% - - - - - 4.3% 1.4% - -




Novi, Mi Grocery Shopping Study, May 2004

Tahle 19: Q11. What other convenience-oriented retail stores and/or services would you like tocated closer to you?

Base

Medical - Gther

Specific Slore Name

Fruit / Produce Market

Meat Market

Organic Food Store

Bakery

Target

Kmart

Meijers

Sam's

Wal-Mart

Gas Station

LIKELIHOGD OF SHOPPING

PRIMARY SUPERMARKET NEW GROCERY STORE
Trade Farmer Jack Kroger Meijer Meijer Hiller's
Ared {10 Mile & (Beck & (Grand Rive {Haggerty (425 Center Very Somewhat
Resident  Meadowbrk) Grand Rivr} & Wixom) & 8 Mile) Northville} Other Likely Likely Unlikety
308 47 45 58 62 49 47 146 a5 57
a - - - 2 - 1 1 2 -
1.0% - - - 3.2% - 2.1% 0.7% 2.1% -
13 2 ©3 3 3 - 2 i) 2 3
4.2% 4.3% 8.7% 5.2% 4.8% - 4.3% 5.5% 2.1% 5.3%
12 3 2 2 2 - 3 9 2 -
3.8% 6.4% 4.4% 3.4% 3.2% - 6.4% 6.2% 2.1% -
6 2 2 2 - - - 6 - -
1.9% 4.3% 4.4% 3.4% - - - 4.1% - -
3] - 1 1 2 2 - 4 1 1
1.9% - 2.2% 1.7% 3.2% 41% - 2.7% 1.1% 1.8%
2 1 - 1 . - - 2 - .
0.6% 2.1% - 1.7% - - - 1.4% - -
2 1 - 1 - - - 2 - -
0.6% 2.1% - 1.7% - - - 1.4% - -
2 1 - i - - - 1 1 -
0.6% 21% - 1.7% - - - 0.7% 11% -
2 - - - - - 2 2 R N
0.6% - - - - - 4.3% 1.4% - -
3 - - 3 - - - 2 1 -
1.0% - - 5.2% - - - 1.4% 1.1% -
9 3 2 - 2 1 1 5 2 2
2.9% 6.4% 4.4% - 3.2% 2.0% 2.1% 34% 2.1% 3.5%
2 - 1 - 1 1 - - 3 -
1,0% - 2.2% - 1.6% 2.0% - - 3.2% -




Novi, Ml Grocery Shopping Study, May 2004

Table 19, Q11. What other convenience-oriented retail stores and/or services would vou like located closer to you?

LIKELIHOOD CF SHOPPING

PRIMARY SUPERMARKET NEW GROCERY STORE
Trade Farmer Jack Kroger Meijer Meijer Hiller's
Area (10 Mile & {Beck &  (Grand Rivr  (Haggerty {425 Center Very Somewhat
Resident  Meadowbrk) Grand Rivr) & Wixom) & 8 Mile) Northvilie) Other Likely Likely Unlikety

Base 308 47 45 38 62 49 47 148 a5 57
QOffice Supply Store 2 - - 1 1 - - 1 1 .
0.6% - - 1.7% 1.6% - - 0.7% 1.1% -
Tim Horton's 2 . 1 - - - 1 1 1 -
0.6% - 2.2% - - - 2.1% 0.7% 1.1% -
Trader Jog's 3 - 1 1 1 - - 3 - -
1.0% - 2.2% 1.7% 1.6% - - 2.1% - -
Vick's 3 2 - 1 - - - 2 - 1
1.0% 4.3% - 1.7% - - - 1.4% - 1.8%
Con't Know / Nathing 135 20 19 24 27 24 21 52 49 31
43.8% 42.6% 42.2% 41.4% 43.5% 49.0% 44.7% 35.6% 51.6% 54.4%
Grocery Store 7 1 2 3 1 - - B 1 1
2.3% 2.1% 4.4% 5.2% 1.6% - - 3.4% 1.1% 1.8%
Costco 4 - - 2 - 2 - 1 1 2
1.3% - - 3.4% - 4.1% - 0.7% 1.1% 3.5%




Tabie 20: Q12. How many' people, including yourself, are presently living in your home?

Base

Cne

Two

Three

Six

Seven

Refused

Novi, Ml Grocery Shopping Study, May 2004

LIKELIHOOD OF SHOPPING

PRIMARY SUPERMARKET NEW GROCERY STORE
Trade Farmer Jack  Kroger Meijer Maeijer Hiller's
Area (10 Mile & {Beck &  (Grand Rivr  (Haggerty {425 Center Very Somewhat
Resident  Meadowbrk) Grand Rivr) & Wixom) & 8 Mile} Northville) Cther Likely Likely Unlikely
308 47 45 58 62 49 47 148 95 57
32 10 - 2 8 3 11 16 11 4
10.4% 21.3% - 3.4% 89.7% 6.1% 23.4% 11.0% 11.86% 7.0%
76 12 g 11 14 15 15 28 2£ 20
24.7% 25,5% 20.0% 19.0% 22.8% 30.6% 31.8% 19.2% 26.3% 35.1%
55 [+ 8 12 18 5 6 23 17 14
17.9% 12.8% 17.8% 20.7% 29.0% 10.2% 12.6% 15.8% 17.9% 24.6%
70 9 14 14 8 16 9 39 23 7
22.7% 19.1% 31.1% 24.1% 12.9% 32.7% 19.1% 26.7% 24.2% 12.3%
55 8 10 16 "9 & 4 27 15 10
17.8% 17.0% 22.2% 27.6% 14.5% 16.3% B.5% 18.5% 16.8% 17.5%
16 2 3 2 5 2 2 11 3 1
5.2% 4.3% 68.7% 3.4% 8.1% 4.1% 4.3% 7.5% 3.2% 1.8%
3 - 1 1 1 - - 1 1 1
1.0% - 2.2% 1.7% 1.6% - - 0.7% 1.1% 1.8%
1 - . - 1 - - 1 - -
0.3% - - - 1.6% - - 0.7% - -




Table 21: Q13. Age

Base
18- 25
28-35
36 -45
46 - 55
56 - 65
66 -75
76 -85

Qver 85 Years

Mean
Median

Novi, Mi Grocery Shopping Study, May 2004

LIKELIHOQD OF SHOPPING

PRIMARY SUPERMARKET NEW GROCERY STORE
Trade Farmer Jack Kroger Meijer Meifer Hiller's
Area (10 Mile & (Beck & (Grand Rivr  {Haggerty (425 Center Very Semewhat
Resident  Meadowbrk) Grand Rivr} & Wixom) & 8 Mile) Northville) Other Likely Likety Unlikety

308 47 45 58 62 49 47 146 a5 57

8 - 1 1 3 - 3 4 1 2

2.6% - 2.2% 1.7% 4.8% - 6.4% 2.7% 1.1% 3.5%

50 4 9 12 14 3 8 25 19 5
16.2% 8.5% 20.0% 20.7% 22.6% G.1% 17.0% 17 1% 20.0% 8.8%
99 17 15 20 18 16 12 52 27 18
32.1% 36.2% 33.3% 34.5% 30.5% 32.7% 25.5% 35.6% 28.4% 31.6%
a4 13 i2 16 17 17 9 42 27 13
27.3% 27.7% 26.7% 27.5% 27.4% 34.7% 15.1% 28.8% 28.4% 22.8%
80 12 7 7 8 13 13 23 20 15
19.5% 265.5% 15.6% 12.1% 12.9% 26.5% 20.7% 15.86% 21.1% 26.3%

3 1 1 1 - - - - 1 -

1.0% 2.1% 2.2% 1.7% - - - - 11% -

3 - - - 1 - 2 - - 3

1.0% - - - 1.6% - 4.3% - - 5.3%

1 - - 1 . - . - - i

0.3% - - 1.7% - - - - - 1.8%
45.9 48.2 445 44,7 43.3 48.7 46,7 443 45.7 49.5
452 47.4 43.8 43.5 429 48,7 46,1 44.0 457 48.2




Novi, M} Grocery Shopping Study, May 2004

Table 22: Q14. Piease tell me which of the following categories best describes your family's TOTAL household annual income.

LIKELIHOCD OF SHOPPING

PRIMARY SUPERMARKET NEW GROCERY STORE
Trade Farmer Jack Kroger Meijer Meljer Hiller's
Area {10 Mile & (Beck &  {Grand Rivr  (Haggerty (425 Center Very Somewhat
Resident  Meadowbrk) Grand Rivr) & Wixem) & 8 Mile) Northville) Qther Likely Likely Uniikely
Base 308 47 45 58 62 49 47 146 g5 57
Under $25,000 12 4 - 1 3 . 4 4 3 4
3.9% 8.5% - 1.7% 4.8% - 8.5% 2.7% 3.2% 7.0%
$25,000 - %50,000 27 7 7 4 2 3 4 9 10 8
8.6% 14.9% 15.6% 6.9% 3.2% 6.1% 3.5% 6.2% 10.5% 14.0%
$50,001 - $75,000 46 9 ] 7 13 4 7 21 17 6
14.9% 19.1% 13.3% 12.1% 21.0% 8.2% 14,9% 14.4% 17.9% 10.5%
875,001 - $100,000 71 11 5 15 15 9 16 38 21 10
231% 23.4% 1% 25.9% 24.2% 18.4% 34.0% 26.0% 22.1% 17.5%
$100,001 - $125,000 44 4 7 13 6 9 2 23 9 7
13.3% 8.5% 15.6% 22.4% 9.7% 168.4% 4.3% 15.8% 2.5% 12.3%
Over $125,000 50 8 11 10 7 15 1 26 14 10
18.2% 12.8% 24.4% 17.2% 11.3% 30.6% 2.1% 17.8% 14.7% 17.5%
Refused 81 6 9 8 16 9 13 25 21 12
19.8% 12.8% 20.0% 13.8% 25.8% 18.4% 27.7% 17 1% 22.1% 21.1%
Mean 88006.7 758151 93750.7 85000.7 84239.7 106625.8 70588.6 92459.3 54460.0 83511.8

Median 88557.0 76136.9 100000.8 26667 .4 83333.¢ t11112.0 781255 92434.8 83333.9 86250.6
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RKET SCREENINGS

Identify high profile markets and screen those markets for areas of greatest sales potential for new

shopping centers.

COMPUTER MAPPING

Using our Geographic Information System (GIS), display areas of growth or demographic
favorability. Sales, expenditure potential, oz market share can also be plotted to depict current or

24333 Southfield Rd. .
potential performance.

Suire 211

Souchfield, MI

soors FEASIBILITY STUDIES

Phone: Determine the marketing feasibility of traditional, upscale, fashion, discount and off-price shopping

5485571664 centers and malls; as well as factory outlet centers and maxed-use developments. This would mclude
) forecasting sales by retail type.

Ferx:
2485570335 TENANT MIX RECOMMENDATIONS
eomatil Recommend the approptiate configuration and space allocation for retail projects.

tse@chestrategicedge.com

SALES FORECASTS

wwrw thestrategicedge.com

Develop quantitative screening and forecastmg tools to improve the site selection and evaluation

procedure.

CONSUMER RESEARCH

Determine the shopping habits, preferences, spending patterns, med:a habits, and demographic
characteristics of yous customers to measure how well your center is sexving its clientele and to set

the stage for the development of a comprehensive marketing plan.

EXISTING CENTER ANALYSIS

Evaluate existing centers for expansion oppormnities or repositioning and renovation programs.
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e-mail
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JOAN E. PRIMO

Extensive national and international consulting expetience in shopping center and mixed-use
feasibility and tenant mix studies for propesty owners, developers, and managers. Much in
demand as a shopping center market research seminar leader and instructor, as an expert
witness, and for restimony at zoning and other public hearngs. Possesses considerable
specialty store, department store, and discount department store market research expertise.

Articles published in trade journals including Shopping Center World, Marketing News,

AndrewsReport, CarlsonRepost, Vatue Retail News, and quoted extensively in other industry
and business publications.

EMPLOYMENT HiSTORY

wwrw.thestrategicedge.com
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Principal
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Account Executive

EDUCATION

MBA, Harvard University 1985
(Graduate School of Business Administration
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INTRODUCTION

BACKGROUND

I Novi Ten Associates controls a parcel of land in the southeast quadrant of Ten Mile and
Novi Road in Novi, Michigan. In order to develop the parcel, the property needs to be
rezoned from mixed-use to commercial. Although master planned for commercial, the
parcel has not been rezoned for commercial. Preliminary plans are for approximately
177,000 square feet of retail/commercial and 9,000 square feet of office. Natural features
such as wetlands, topography, pond, etc. influence the amount of square footage which
can be developed on the parcel. Novi Ten Associates commissioned The Strategic Edge
to conduct a market feasibility study to quantify the amount of retail space, which can be
supported at the site from a sales potential perspective.

METHODOLOGY

To address the above issues, The Strategic Edge, Inc. employed the following
methodology:

1. Evaluated Site. A thorough evaluation of the site was conducted. This included an
evaluation of both the current and proposed site characteristics such as -visibility,
ingress/egress, parking, and signage.

2. Evaluated Competition. Competitive information was gathered and thoroughly
evaluated. This included existing or proposed direct competition for the proposed
shopping center anchor tenants in the market area as well as nearby power centers and
power retailers.

3. Defined Trade Area. The trade area was defined based on access patterns, direct
and indirect competition, population density, physical and cultural factors, drive
times, coupled with our experience with various types of retailing. (The trade area
was not defined as a radius).

4. Developed Trade Area Population and Demographics. For the defined trade area,
we estimated and projected current and future population and households. Sources
for the data mcluded the U.S. Census, other private data houses, and local sources
(SEMCOG). Based on the unique upscale and growing nature of the area, The
Strategic Edge ultimately developed its own estimates and projections. Demographic
characteristics such as income, household size, age, and employment, were also
gathered.

5. Determined Trade Area Expenditure Potential. For the defined trade area, we
gathered retail sales data to determine residents' spending potential for the key retail
categories, which might be represented at the proposed shopping center. The 1997

1 THE STRATEGIC EDGE




Census of Retail Trade was a major source of data in the development of expenditure
potential.

6. Recommended Size and Tenant Mix. Based on competition, expenditure potential,
the size of the site, and our expertise, The Strategic Edge recommended the size and
tenant mix (anchor and sub-anchor retail types) that were appropriate for the site.

7. Projected Sales Ranges. Utilizing the market share approach, the sales opportunity
was forecasted for potential generic major anchors of the shopping center by store
category, i.e. not by specific operator.

8. Estimated Geographic Sales Distribution. By analyzing competition and
expenditure potential by census tract within the trade area, The Strategic Edge
estimated the geographic sales distribution of the proposed shopping center. Further,
The Strategic Edge estimated the square footage supportable by tract to be used by
Novi Ten Associates’ traffic engineers.

This repori, analysis, and conclusions represent the opinion of The Strategic Edge, Inc. based on data
provided by published sources including U.S. Census agencies, and others, in combinaiion with our own
expertise. An effort has been made to obtain the latest applicable data from reliable sources. Any change
within the market area, such as unknown developments and changes in economic conditions, could cause
significant variations that could influence the projections and conclusions. The possibility of this occurring
increases with time. Novi Ten Associates acknowledges that The Strategic Edge, Inc. does not guarantee
any result from the use of the analysis or other services performed hereunder, nor shall The Sirategic Edge,
Inc. be responsible for any loss incurred as a result of the use of said analysis or other services. For these
Feasons, no representation or warranty, expressed or implied, is hevewith being made as to the accuracy or

completeness of this report of its contents.
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THE SITE

DESCRIPTION

The proposed neighborhood shopping center 1s located in the southeast quadrant of Novi
Road and Ten Mile Road in Novi, Michigan. According to the site plan, approximately
23 acres are proposed for commercial, approximately three acres for office, and 34 acres
reserved for residential. The site is pistol shaped with the northern border being Ten
Mile Road; Novi Road is the western border; Arena Drive delineates part of the southern
border; and the C&O Railroad tracks form the eastern border. A newer Walgreens store
occupies the immediate southeast corner of Novi Road and Ten Mile Road and this
proposed site wraps around the Walgreens.

The current land use of the site is an undeveloped mix of fields and trees and the
topography is flat and rolling. According to the site plan, the site could support 177,543
square feet of commercial space and 9,000 square feet of office. The proposed 98
condominium units are located on the southern portion of the site with the Chapman
Creek flowing through the middle of the site splitting the site into two halves. The
parking provided on the site plan conforms to requirements.

CHARACTERISTICS

Visibility. The site will have excellent visibility from Ten Mile Road but the commercial
part of the site will have almost no visibility from Novi Road.

Ingress/Egress. Based on the site plan, primary ingress/egress to the site will be from
Ten Mile Road with two proposed access points. Access to Novi Road would be from a
proposed point immediately south of Walgreens.

Access. Ten Mile Road is a two-lane road in front of the site and widens at the
intersection with Novi Road. Novi Road is a two, sometimes three lane route between
Nine Mile and the railroad tracks immediately south of Grand River. Novi Road is a
heavily traveled road that has plans to be widened to five lanes from Arena Drive north to
the railroad tracks south of Grand River. However, local officials indicate that although
this project was scheduled to be started in Spring of 2003, a current lack of funding has
put this project on hold for the time being.

The grid network of east/west mile roads, Meadowbrook Road and Taft Road would
provide additional local access to the site. The closest freeway to the site is 1-96, which
intersects with Novi Road approximately [.5 miles north of the site.

THE STRATEGIC EDGE




TRADE ARFEA

DEFINITION

The trade area for the proposed shopping center at Novi Road and Ten Mile Road
extends:

s North to I-96 o 5 /- )
East to 1-275 [;4{7 ‘Zﬁ/ff’/E [;? ’2 /5 K; /Z,,
South to 8 Mile Road

West to Napier Road. L{j j 7_ y

Physical barriers and competition were the major factors in defining the trade area. The
physical barriers are I-96 to the north, I-275 to the east, and Eight Mile Road to the south.
The Twelve Oaks Mall vicinity and other big box developments along 1-96 and Grand
River Avenue to the north and the retail corridor along Haggerty Road also limit the trade
area to the north and east. Population density in the Northville area limits the trade area
to the south. Distance and lower population densities define the western boundary.

The trade area was defined by census tracts, and the following table lists the census tracts
that comprise the trade area with their respective population and median household
incomes according to the 2000 U. S, Census,

Trade Area Census Tracts

Median Household
Census Tract Pgpulation Income
136300 5,025 $82,577
136500 5,357 }66,932
136600 6,420 £71,250
136700 6,007 $85,6084
137100 6,890 592,708
137400 5,222 $142,989
137700 1,729 583,228
137800 3,352 $99,704

Source: 2000 U. 8. Census

Please refer to the following map, which shows the trade area boundary and the census
tracts.

POPULATION AND DEMOGRAPHICS

Population. According to the U.S. Census Bureau, in 2000, there were 40,157 people
and 14,721 households in the defined trade area. The population increased from 30,504
in 1990 at a growth rate of 2.8% per year between 1990 and 2000. The population is
expected to continue to increase, with projected growth estimated to be 3.2% per year

THE STRATEGIC EDGE
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between 2000 and 2005, resulting in approximately 47,000 persons by 2005. In 2000,
87.7% of the population was white and had a median age of 36.5.

Population Growth

Novi Road - Ten Mile Road
Year Trade Area
199G 30,504
2000 40,157 L
2002 est. 42,025 /
2005 46,970 ;
2007 49,059 £
2012 54565

Sources: U.S. Census, SEMCOQG, The Strategic Edge.

Demographices. According to the 2000 U. S. Census, the median household income of
the Novi Road - Ten Mile Road trade area was estimated to be $87,619, 18% higher than
the City of Novi ($71,918), and 44% higher than the Detroit PMSA (Primary
Metropolitan Statistical Area) income level ($49,175). In the trade area, 87.3% of the
2000 population was white compared to 71.0% in the Detroit PMSA and 86.9% in the
City of Novi. In 2000, the median age in the Novi Road - Ten Mile Road trade area was
35.9, slightly higher than the Detroit PMSA (35.5); and the City of Novi at 35.2.
According to 2001 estimates, 37.8% of the trade area residents are college graduates
compared to 18.2% in the Detroit PMSA and 31.8% in the City of Novi.

In 2000, owner-occupied housing units in the Novi Road - Ten Mile Road trade area
represented 77.5% of all occupied housing units, Within the Detroit PMSA, the owner-
occupied percentage was 68.4%, and the City of Novi was 67.9%.

The tables below provide additional population and demographic details.

Selected Demographic Comparisons

Novi Road -
Ten Mile

Road Trade Cityof Oakland Detroit State of
2000 Demographics Area Novi County PMSA Michigan
Per Capita Income $38,329 535,992  $32,534  $24,354 $22,168
Median Household Income 587,619 §71,918  §$61,907  $49,175 $44.667
% Household Income > $50,000 80.39%* 68.2% 60.7% 49.3% 44.7%
% Household Income >$100,000 41.8%* 32.1% 25.4% 16.1% 12.7%

Source: U. 8. Census. *R. L. Polk estimates for 2001
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Population and Demographic Comparisons

Novi Road - Ten Mile
Road Trade Area City of Novi
1990 2000 1990 2000
Population 30,504 40,157 32,998 47,386
Households 11,236 14,721 12,702 18,726
Average HH Size 2.69 270 2.58 2.52
Median Age 33.0 36.5 32.0 352
% White 95.8% 87.7% 96.1% 87.3%
% Black 0.8% 1.6% 0.8% 1.9%
% Hispanic 1.1% 1.7% 1.1% 1.8%
% Asian 2.9% 8.9% 2.6% 8.7%
% American Indian 0.3% 0.2% 0.3% 0.2%

Source: U. S Census.

Population and Demographic Comparisons

Oakland County Detroit PMSA State of Michigan

1990 2000 1990 2000 1990 2000
Population 1,083,592 1,194,156 4,266,654 4,441,551 9,295,297 9,938,444
Households 410,488 471,115 1,580,063 1,695,331 3,419,331 3,785,661
Average HH Size 2.61 251 2.67 2.58 2.66 2.56
Median Age 340 367 33.0 35.5 33.0 355
% White 89.6% 82.8% 75.4% 73.0% 83.4% 81.8%
% Black 7.2% 10.6% 22.1% 23.5% 13.9% 14.8%
% Hispanic 1.8% 2.4% 2.0% 2.9% 2.2% 3.3%
% Asian 23% 4.6% 1.3% 2.7% 1.1% 2.1%
% American Indian 0.4% 0.8% 0.4% 0.9% 0.6% 1.3%

Source: U/ S Census.

COMPETITION [~

Overview. Haggerty Road, located two miles east of the site is the dominant north/south
retail corndor for this area, followed by Novi Road as the next most important
north/south retail corridor. Grand River Avenue, a southeast to northwest route, located
approximately 1.5 miles north of the site was the first retail corridor in the area with retail
strip developments dating at least 50 years old. Within the City of Novi, Ten Mile Road
has established retail developments at its intersections with Haggerty Road,
Meadowbrook Road, Novi Road and Beck Road. In addition to the numerous small and
neighborhood retail centers near the site, there are major retail nodes within three miles
of the site: e
e Twelve Oaks Mall, West Oaks, Novi Town Center, Main Street Center and ZA//
Fountain Walk located 1.5 miles north.
e Meijer, Target, Costco, Home Depot, Kohl’s and others located 2.5 miles ;/
southeast.
e Downtown Northville located 2.5 miles south. i 7

Please refer to the preceding map for the locations of competitors in and around the
proposed trade area.
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Shopping Centers. Most of the shopping center competition within the trade area is
located in the eastern one-third of the trade area or the area along and east of Novi Road.
Overall, the shopping centers in the Novi area are not experiencing any problems with
ancillary tenant vacancies. There are some high profile vacancies among the big boxes
and center anchors. For example, bankruptcy proceedings have claimed the Big K and
Service Merchandise in West Oaks, across from Twelve Qaks Mall, and. there is also the
highly publicized closing of one of Main Street’s anchor stores, Vic’s World Class
Market. It should be noted that Vic’s was not a conventional supermarket, but rather a

high-end specialty store.

Big Boxes. Big box retailers are well represented in the greater Novi area. The big box
alignment includes the likes of Target, Kohl’s, and Meijer. Many big boxes anchor Novi
Town Center, West Oaks, and Fountain Walk.

Supermarkets. At the present time, there are only three tra(htlonal supermarkets Serving.

the Novi area, A relatively new (2000) arid Beck Road is
“Sstimated to have approximately 54,000 total square feet and 39, 500 square feet of selling
space, which includes a pharmacy. Although the Kroger store is the newest and most
attractive of the three supermarkets in the Novi area, its productivity (sales per square
foot) does not appear to be the highest.

Shopping Center located at the mterse ‘ SR
The center was opened in 1970, The stor¢ is agprommatelym 30,000 square feet. The

Farmer Jack 1s asomewnal dated unit and not nearly as large or atiractive compared to
the Kroger at Grand RIver Avenue and Beck Road. Customer traffic levels appeared to
be average.

e Hﬂler s $hopping Center Market is located just south of the trade area in Northville.
inAize and appearance to the Farmer Jack, the Hiller’s unit appears to have the

v

/

customer traffic levels of the three supermarkets Hiller’s, with 1ts Downtown
Northville Tocation, hasS A¢TEST T0 & clogesmrestabiisiicd population base.

3

Please refer to the following tables for additional information on the shopping centers,
big boxes, and Supermarkets.
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Shopping Center/Shopping District Competition

Novi, Michigan
October - 2002

Tenant Mix
0 2 |4
Anchor Tenanis ' - = (8 _
o |¢ t | £ |C8
18 |5 | 25|33
s |2 3 = o |HEK >
5 |54 ® | & o | §Sx| o g
Map Estimated Gross Estimated Gross| & [E 6| £ 2 £ je8 & 3 =
Code |[Name/Location Size (Sq. Ft)  |Name Size (Sq. Ft.) F 18| 8| & |a18&18 | & |8
1 |West Market Square Home Depot 2 2 1 0 4 6 1 16
NWQ Grand River Ave. & Beck Rd. Kroger 54,000
Novi
2 |Fountain Walk 737,134 |Cost Plus World Market N/AL 6 1 0 1 2 1 0 0 11
SWQ 12 Mile Rd. & Novi Rd. Galyan's Trading Co. 90,000
Novi The Great Indoors 156,000
3 [West Oaks 631,257|Bed, Bath & Beyond 60,000 27 1 0 0 6 3 1 2 40
SWQ 12 Mile Rd. & Novi Rd. Circuit GCity 36,316
Novi JoAnn, ete. 49,675
Kids R Us 24,990
Kohl's 69,480
Marshall's 25,000
OfficeMax 21,675
Toys R Us 46,530
4 |Twelve Oaks Mall 1,193,000(JC Penney 156,000| 113 6 0 0 31 18 0 0 168
SEQ 12 Mile Rd. & Novi Rd. Lord & Taylor 123,000
Novi Marshali Field's 250,000
Sears 234,000
5 |Novi Town Center 444,194 |Borders 36,416 31 2 3 1 9 4 4 8 62
NEQ Grand River Ave. & Novi Rd. CompUSA 27,070
Novi Linens N Things 41,164
Old Navy
Mervyn's 75,000
Pier 1 Imports
TJ Maxx 25,000
Page 1 of 5
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Shopping Center/Shopping District Competition

Novi, Michigan
October - 2002

Anchor Tenants

Tenant Mix

Map
Code

Name/l.ocation

Estimated Gross
Size (Sq. Ft.)

Name

Estimated Gross
Size {Sq. Ft.)

Shopping Goods

Convenience

Goods

Qther Retail

Entertainment

Dining & Drinking

Personal Services,
Repair, Rental

Vacancy

Office
Total

Wonderland Music Plaza
NWQ Grand River Ave. & Novi Rd.
Novi

(8%

(=3

(3

-

o
<
-

City Center Plaza
SWQ Grand River Ave. & Novi Rd.
Novi

Gateway Country

SEQ Grand River/Novi Node
SEQ Grand River Ave. & Novi Rd.
Novi

Main Street Center
SWQ Grand River Ave & Market St
Nowi

10

Mazin Street East
SEQ Grand River Ave & Market S
MNovi .

11

McLaughlin's Thomasville Center
At Grand River Ave & Fountain Park
Nowi

12

ltalian Epicure
NEQ Grand River Ave & Fountain Park

Novi

Page 2 of 5
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Shopping Center/Shopping District Competition
Novi, Michigan
October - 2002

Anchor Tenants

Tenant Mix

Map
Code

Name/Location

Estimated Gross
Size (Sq. Ft.)

Name

Estimated Gross
Size (Sq. Ft.)

Shopping Goods

Convenience
Goods

Other Retail

Entertainment
Dining & Drinking

Personal Services,

Repair, Rental

Vacancy

Office
Total

13

Novi Commerce Center
NWQ Grand River Rd & Seeley Rd
Novi

[ye}

h%3

o
[

~

14

Pheasant Run Plaza
SEQ Grand River Ave & Karim Blvd
Novi

15

Pepper Square
SEQ Haggerty Rd & Grand River Ave
Farmington Hills

16

Tenerty Park
SEQ 10 Mile Rd & Haggerty Rd
Farmington Hills

17

Novi - Ten
NWQ 10 Mile Rd & Meadowbrook Rd
Novi

100,357

Farmer Jack

30,400

18

Novi Plaza
SWQ 10 Mile Rd & Meadowbrook Rd
Novi

19

Peachtree Plaza
SWQ 10 Mile Rd & Meadowbrook Rd
Novi

Page 3 of 5
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Shopping Center/Shopping District Competition
Novi, Michigan
October - 2002

Tenant Mix

Anchor Tenants

Map Estimated Gross Estimated Gross
Code [Name/Location Size (Sq. Ft) Name Size (Sq. Ft.)

Shopping Goods
Convenience
Goods
Entertainment
Dining & Drinking

Other Retail
Personal Services,

Repair, Rental
Vacancy

Office
Total

20 [Collex Auto Service Node
NNEQ 10 Mile Rd & Novi Rd
Novi

o
o
]
o
O
~
[

o
~n

21 |Pine Ridge Plaza 40,000 3 0 4] 0 5 3 4 2 17
NWQ 10 Mile Rd & Novi Rd
Novi

22 \{Eaton Center 0 0 0 0 0 2 3 1 6
NWQ 10 Mile Rd & Novi Rd
Novi

23 |Highpoint Shopping Center Best Buy 3 0 0 0 1 0 0 0 4
NWQ Haggerty Rd & 8 Mile Rd Dick's Sporting Goods
Novi OfficeMax

24 (Oakpointe Plaza 51,000 0 1 1 0 3 5 2 0 12
SEQ 9 Mite Rd & Novi Rd
Novi

25 |Breckenridge Plaza 0 0 0 0 3 2 1 0 B
NEQ Galway Dr & Novi Rd
Novi

26 |Hamlet Plaza 1 1 0 ] 1 2 2 0 7
NWQ Allen Dr & Novi Rd
Northville
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Shopping Center/Shopping District Competition
Novi, Michigan

October - 2002
Tenant Mix
o |9
Anchor Tenants '§ E §
o —_—
o | @ — S £ g £
© |2 T | E| & |05
= _9 E‘ c o = oy
A= = V"4 w & o
1885 | 22155l 8|5 ]=
Map Estimated Gross Estimated Gross | o | & g £ {':.’. E | &g a-:q i 8
Code |[Name/Location Size (Sq. Ft.) Name Size (Sq. Ft.) w |[oo| O ui a |ax| & > o

27 |Brcokside Hardware
SWQ Allen Dr & Novi Rd
Northville

-
(a3
-
o
o
%]
—
o
<

28 |Downtown Northville Hiller's 30,000| 45 10 1 1 16 22 75 2 172
NWGQ Center St & Lake St
Northville

29 |Briar Pointe Plaza 0 1 0 0 0 1 2 2 6
NEQ 10 Miie Rd & Beck Ra
Novi

Sources: Shopping Center Directory; The Strategic Edgs, Inc.
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Supermarket Competitivé Framework

Novi, Michigan
October - 2002

Map Estimated
Code [Name Locatlion City GLA {Sq. Fi.)
F Farmer Jack NWQ 10 Mile Rd & Meadowbrook Rd  [Nowvi 30,400
H Hiller's NWQ Cenier St & Lake St Northville 30,000
K Kroger NWQ Grand River Ave. & Beck Rd. Novi 54,000
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Selected Free-Standing Big Boxes

Novi, Michigan
Ociober - 2002

Map Estimated

Code [Type/Name Location City GLA (Sq. Ft.)
Discount BDepartment Stores

T Target SEQ Haggerty Rd. & & Mile Rd. Livonia 116,000

T Target SEQ Wixom Rd. & Grand River Ave. Novi 125,000
Mass Merchant/Promotional

KO Kohl's SWQ Haggerty Rd. & 8 Mile Rd. Northvilie 87,000
Supercenters

M Meijer SWQ Haggerty Rd. & 8 Miie Rd. Northville 205,000

M Maeijer NWQ Grand River Ave. & Beck Rd. Wixom 136,000
Toys & Children

BR Babies R Us SWQ Haggerty Rd. & 8 Mile Rd. Northville
Wholesale Clubs

c Costco SEQ Haggerty Rd. & 8 Mile Rd. Livonia

5C Sam's Club NEQ Grand River Ave. & Haggerty Rd. jFarmington Hills

The Strategic Edge, Inc.




THE OPPORTUNITY

EXPENDITURE POTENTIAL

Historic Market Expenditures. The table on the following page summarizes the
historic 1997 Detroit PMSA transacted sales. These sales are shown on a per capita

basis.

Trade Area Expenditure Potential. The table also summarizes the projected trade area
per capita and total expenditure potential. Based on the historic Detroit PMSA transacted
sales in 1997, in combination with the relative income characteristics and estimated
population of the proposed trade area, The Strategic Edge has projected the trade areg
expenditure potential for the years 2002, 2007, and 2012. The total trade area
expenditure potential for categories typically found in neighborhood and community
shopping centers generated by residents of the trade area is projected to exceed $640
million by 2007 and $770 million by 2012.

SALES POTENTIALS

Based on the strength of the proposed site, the trade area population and demographic
characteristics, and the competitive framework, The Strategic Edge has evaluated a
number of potential retail categories as prospective tenant types. Projections of sales
potential were done for only selected retail categories, since many categories are not
feasible to even consider, such as large general merchandise retailers, because of
competition nearby. Depending on the level of competition in the given retail category
and the appropriateness of the retail type and the level of potential synergy with other
components of the retail development, in combination with our expertise, The Strategic
Edge estimated various market share ranges by retail category which might be
achievable. These market shares are applied to the expenditure potential by year shown
on the following table. In addition, 15% to 25% of sales are projected to come,from
beyond Waws Potentials are all assumed to be
“mature-year sares; Stated in current dollars. Next, various Sales Productivities or sales
per gross square foot were developed by retail category. Dividing the Total Projected
Sales Potentials by these Sales Productivities derives Supportable Space. It is critically
important to note that the actual market shares and the actual sales generated will depend
on the size, merchandising, promotional character, and target customer of the actual
operator.
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Per Capita and Tetal Expenditure Potential
Proposed Novi Road/Ten Mile Road Trade Area

Detroit PMSA Trade Area  Trade Area Per Capita Trade Area
NAICS 1997 1997 Expenditure Potential Total Expenditure Potential (000)
Code Category Sales/Capita Per Capita 2062 2007 2012 2002 2007 2012

4521  Department Stores $838 $1,319 §i421 81,531 $1,649 § 59,7154 § 750979 3 399816
45291  Warshouse Clubs & Superstores $335 5842 $o07 3977 1,053 § 38,1274 § 479489 3 374518
45299 All Other General Merchandise Stores $74 3116 $125 §135 $1as 5 52632 § 6.619.0 3 7.930.8
452 General Verchandise Stores $1,447 $2,277 $2,453  $2,643 352847 $103,106.1 § 1296658 § 1553642
4481 - Clothing Stores 5372 5585 8631 $679 3732 § 264978 S 333236 § 1399280
4482  Shoe Stores 389 5140 $150 5162 5175 § 63200 § 7,948.C 8 9,523.2
44831 Jewelry Stores 387 §137 $148 5159 5172 5 62217 % 78243 8 9,375.0
448327 Luggage & Leather Stores 34 36 36 §7 57 § 2679 % 337.0 § 403.7
448 Clothing & Clothing Accessories Stores $552 3868 5935  $1,008 S1,085 § 393074 3§ 494329 § 3592300
4423 Fumniture Stores $190 5300 $323 $348 §375 % 13,5721 § 17,0682 § 20,4509
4422  Home Furnishings Stores 5128 $202 %218 §234 3253 § 91476 §_ 115040 5 13,7839
442 Furniture & Home Furnishing Stores $319 $502 8541  $582  $627 3 22,7197 § 285722 § 342349
44311  Appliance, TV, and Other Electronics Stores 5213 $336 $362 $3%0 §42G § 15,2089 § 19,1267 § 229174
44312 Computer & Software Stores 377 $121 5130 5140 $151 § 54571 § 68628 § 82229
44313 Camera & Photographic Supplies Stores 35 87 %8 38 g% 3 3214 % 4042 § 484.3
443 Electronics & Appliance Stores $293 3464 5499 8538 3580 $ 20,9873 § 263936 $ 31,6245
45111  Sporting Goods Stores 595 5149 Fisl $173 Fi86 $ 6,749.7 § 84884 § 10,170.7
45112 Hoebby, Toy & Game Stores $65 5103 i1 $120 5129 & 46639 § 58653 § 7,027.8
45113 Sewing, Needlework, & Piece Goods Stores 514 522 524 326 528 § 10033 § 1,261.8 % 1,511.9
45114 Musical Instruments & Supplies Stores 517 526 §28 530 $33 % 1,1808 § 14849 5§ 1,779.2
45121 Book Stores & News Dealers 548 $75 81 537 $94 5 33977 % 42729 % 51197
45122 Prerecorded Tape, Compact Disc, & Recard Stores 336 857 362 367 572§ 25960 § 33647 5§ 39117
451 Sporting Goods, Hobby, Book & Music Stores $275 $433  B456 3502 3541 5 195914 3 24,6380 $ 295210
4531  Florists 527 $43 $47 $50 $54 5 19554 % 2,459.1 3% 2,946.4
45321 Office Supply & Stationery Stores $LLE 173 3189 3204 5219 § 795404 % 59859 § 119650
45322  Gift, Novelty & Souveair Stores 865 Si02 2110 5119 5128 § 46397 § 58349 % 6,991.3
4533 Used Merchandise Stores {incl Antigues) 516 325 527 20 331 § 1,i252 5§ 1,4150 3 1,665.5
45391 Pet & Pet Supplies Stores $35 355 360 364 569 § 25112 § 3,158.1 3 3,784.0
45392  Art Dealers 315 524 326 528 530 § 1,083.1 § 1,3622 § 1,632.1
45393 Manufactured (mobile) Home Dealers 339 $61 366 571 §76 § 2,7020 § 34735 3 4,161.9
45399 All Other Miscellaneous Store Retailers 349 $76 82 589 $96 § 34582 % 43490 F 52110
453 Miscellaneous Store Retailers £358 3563 5606 3653 $704 § 254753 § 32,0376 § 38733871
444 Building Materials & Garden Equipment & Supplies Dealers $8235 $1.298 51,398 51,506 51623 § 587648 739024 § 88549.2
444 Building Materials & Garden Equipment & Supplies Dealers $825 $1,298 $1,398 $1,506 §1,623 § 58,764.8 73,9024 5 83,549.2
44611 Pharmacies & Drug Stores 5485 3703 5822 5386 3954 % 345594 § 434618 3 52,0755
44612 Cosmetics, Beauty Supplies & Perfume 517 527 $29 331 333 %8 12029 % 1,5127 3% 1,812.5
44613  Optical Goods $34 $53 337 562 566§ 24014 % 30200 % 3,618.6
44619  Other Health & Personal Care 339 861 366 571 576 § 27642 § 34762 % 4.165.1
446  Health & Personal Care $574 $004  $974 §1,049 SL,I30 § 40,9279 § 51,4707 3 61,6717
4451  Grocery Stores ‘{&?’_ $1,188 51,870 $2,015  $2,170  §2.338 § 84,671.2 § 1054822 - 5 1275859
4452  Specialty Food Stores 564 $10t 5109 5118 5127 § 45941 § 577715 % 6,922.6
4453 Beer, Wine & Liquor Stores £93 3154 §l6g 3179 5193 § 69713 § 87671 5 1050446
445 AllFood & Liguor $1,351 $2,126 $2,290 $2467 32,658 § 96,2366 $ 121,0268 § 1450131
8121  Personal Care Services (hair, nail, skin, other) $62 398 106 5114 $123 & 44516 § 535983 § 6,707.8
8122  Death Care Services §53 583 390 397 3104 & 3,766.1 § 47362 § 5,674.9
8123  Drycleaning & Laundry Services 375 5119 5128 5138 5149 § 53794 % 6,765.1 § 8,105.9

Travel Agent 30
8129 Other Personal Services (photo processing, parking, other) 350 £79 5835 392 $99 3§ 35886 §$_ 45130 § 54075
312 Persanal, Laundry & Other Services 5241 $380 3409 5441 5475 5 17,1856 5 21,6126 § 2538960
7221 Full Service Restaurants 5402 3632 5681 5734 §791 % 2836304 % 360058 5 43,1418
7222 Limited Service Eating Establishments 3409 3644 5694 5748 5805 § 29,1658 § 36,6788 § 4394832
7223 Special Foodservices 589 $i40  $151 3163 3175 3 63495 § 79857 § 95683
7224  Drinking places (alcoholic beverages) 349 578 384 390 $97 $ 35124 § 44172 5 52926

Food/Liquor Services & Restanranis £949 $1,494 3$1,610 351,734 31868 § 07,6587 $ 850874 3§ 1019508

GRAND TOTAL 57,184 511,308 $12,182 513,124 514,138 $311.9609 5 643,840.0 5 7714427
Sources:

U.S. Census, 1997 Economic Census, Retail Trade
U.S. Census, 1997 Economic Census, Accommeodations & Foodservices
U.S. Census, 1997 Economic Census, Other Services.




Projected Sales Potential and Supportable Space

Year 2007
Supportable ‘

Retail Category Market Share  Sales Potentials(000°s) Space(GSE)
Clothing & Clothing Accessories 4% - 8% $2.428 - $4,856 10,746 - 21,492
Furniture & Home Fumishings 2% - 4% $677-81,353 3,387-6,775
Electronics & Appliances 40% - 50% $15,082 - 18,853 21,546 - 26,933
Sporting Goods, Hobby, Books & Music 25% - 34% $8,413-811475 39,290 - 54,816
Misceflaneous Retailers 6% - 8% $2,261 - $3,073 12,406 - 16,745
Health & Personal Care 1% - 2% 5805 -%1,208 2,688 - 4,031
Food & Liquor Stores 22% - 26% 329,578 - $35,494 71,835 - 86,202
Personal, Laundry & Other Services 6% - 9% 51,417 - 82,251 6,787 - 10,710
Food/Liquor Services & Restaurants 4% - 7% $4,408 - $7.,521 13,353 - 22,819

Total 565,070 - $86,086 182,039 — 250,524

*Sales from beyond the trade area represent 15% to 30% of sales potentials, depending
on the retail category.

RECOMMENDED TENANT MIX

The challenge in evahiating a potential shopping center development is to determine an
appropriate and feasible tenant mix in light of the projected sales. While we developed
forecasts for the above potential retail categories, we must also consider target tenant
prospects’ prototype sizes, compatibility of uses, site requirements, and minimum sales
productivity requirements. Theoretically, there may be support for 182,000 to 250,000 g’i
square feet, as developed on the above table. However, there are pragmatic
considerations, prototype sizes, the synergy and dynamics of prospective tenants, and
other practical considerations. The table on the following page summarizes our tenant
recommendations.
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Recommended Tenant Mix

Tenant Categor

Anchor:

Supermarket

Sub-Anchors (Three of the following):

Electronics & Appliances
Sporting Goods
Hobbies/Crafis/Collectibles

Gross Square Feet

Category
50,000 - 65,000

20,000 — 25,000
15,000 - 25,000
15,000 — 25,000

Total
50,000 - 65,000

50,000 — 75,000

Pet Store 12,000 — 15,000
Office Supply 20,000 — 25,000
Ancillary In-line Tenants and Pad Stores & Restaurants 40,000 - 59,000
Home Furnishings 3,500 — 5,000
Clothing & Clothing Accessories Stores 5,600 —7,500
Cards/Gifts 2,500 — 4,000
Health & Personal Care 1,500 -2,500
Personal Care, Laundry & Other Services 5,000 - 7,500
Food/Liquor Services & Restauranis 15,000 —20,000
Other Retail 2,500 - 35,000
Offices (Financial & Medical) 5,000 -7,500

Total Center 140,000 - 199,000

Based on the above recommendations, a shopping center of 140,000 to 199,000, and ._g£
casily 177,000 square feet would be supportable in 2007.

The geography north of Grand River Avenue in Novi 1s one of the Detroit area’s most
dominant retail nodes. This retail node is characterized by national, destination big boxes
and department store-anchored shopping centers. As a consequence, no major general -%i———
merchandise or home center square footage is recommended for the proposed Novi Road-

Ten Mile Road shopping center. Furthermore, another consequence is that the amount of

space recommended in comparison shopping goods categories such as home furnishings
and clothing is modest. In the sub-anchor category, the electronics and appliances and
sporting goods store c¢andidates should probably be regional chains, while The #<

“hobbies/cratis/collectibles, pet store, or office supply candidates would probably need to

" be national chains.

While the Novi market is an “import” market, by virtue of the density of regional malls, it
is an “export” market for a few retail categories._Based on the U.S. Census, the City of A \j,z_,
Novi per capita sales were lower than that of Oakland County or the Detroit PMSA for ¥

Tthe categories of food stores, specifically grocery stores, and gasoline stations. For all

other retail categories, the City of Novi per capita sales were higher than either Oakland

County or the Detroit PMSA, suggesting the import nature of the City. This fact further , ,

indicates the market support for a grocery-anchored center, to curiail leakage out of the ﬁé"
“market for food shopping, Typically, grocery shopping is done closc to one’s home,

unlike comparison shopping goods shopping.

10
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Given the affluent character of the Novi trade area, a significant amount of space is
devoted to the restaurant category. On the other hand, the health and personal care space

is limited, in recognition of the Walgreen drug store in the immediate southeast quadrant

of Novi Road and Ten Mile Road.  Fairly typical amounts of space for %
neighborhood/community shopping centers are recommended for categories such as -
.cards/ gifts stores classified as other retail, and financial/medical offices.

GEOGRAPHIC SALES DISTRIBUTION

Based on factors such as competition, population, income and expenditure potential, The
Strategic Edge estimated the geographic sales distribution by census tract for the
proposed shopping center. The table below displays that information.

Novi Road — Ten Mile Road Shopping Center
Geographic Sales Distribution by Census Tract

Trade Area Census Estimated Percent p
Tract of Sales
136300 12.8%
136500 12.8%
136600 17.0%
136700 12.7%
137100 8.5%
137400 12.8%
137700 4.2%
137800 4.2%

Bevond Trade Area 15.0%
Total 100.0%

Next, this sales distribution was translated into the amount of square footage supported
by each census tract in the trade area. This analysis is shown in the following table.

Novi Road — Ten Mite Road Shopping Center
Square Footage Supported by Trade Area Census Tract

Trade Area Census Estimated Sq. Ft.
Tract Supported
136300 22,655
136500 22,655
136600 30,100
136700 22,475
137100 15,050
137400 22,655
137700 ' 7,430
137300 7,430

Beyond Trade Area 26,550
Total 177,000 G
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EXHIBIT N



LAW OFFICES
Cooper, Srmmvan, Gass, QU & SEYMOUR

T T0ZE WEST ELEVEN MILE RUAD ~ ROVATL GAK - MICHIGAN 48087-2451
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PHILIP H. SEYMOUR. HOVI, MICHIGAH 42378-D352
JANET 5. DRUMM> TELEPHOMNE {747} 349-2650
KELLI A ELDRED

MARY A BEATIY . *ALS0 ADMITIED IN FLORIDA

March 8, 2004

Darcy Schmitt

Planner

City of Novi

45175 West Ten Mile Road
Nowvi, Mi 48375-3024

RE: Master Plan and Zoning Commitiee
Property located at Novi Road and Ten Mile Road
Proposal of Novi Ten Associates

Dear Ms. Schmitt:

The purpose of this letter is to supplement the letter submiited by Mr. Dan Weiss which confirms
the existing Master Plan uses for the subject property and which seeks the introduction of the re-
zoning of this property to comply with the Master Plan. The additional purpose of this [efter is to
address two levels of concern for the approximaie 66 acres of land owned by my client which fronis
both Ten Mile Road and Novi Road and which abuis on ifs southern boundary River Oaks Wast,
Sports Club of Novi, and the Novi lce Arenal/City Park property. Under current zoning, parcel
number 22-26-101-019 contains 44.71 acres and is zoned |-1. Parcel numbsr 22-26-101-021
contains approximately 21.07 acres and is zoned 0S-1. My client is seeking a change of zoning
which would result in 22.92 acres of B2 zoning along Ten Mile Road and 34.34 acres of RM-2
zoning on the south end of the property abutting River Oaks West and the Sporis Chib of Novi
{Exhibit A). The cutent Masier Plan denotes the Ten Mile Road froniage and the Novi Road
frontage as local comimercial and justifies the underlying rational for the request for change of
zoning o the B-2 designation. The muliiple family condominiums currently lies within the Master
Plan fight industrial area and, therefore, a Master Plan change is requested. i is presumed that
the overall re-zoning request wifl be accompanied by an application for the Overlay Zoning
Ordinance at the request of the applicant, for their benefit and the protection of the City of Novi.

With the above as an overview of the requests, | will now provide the backup information from the
City's records and from the applicant’s siudies which provides the justification for the required
Master Plan and zoning amendment changes. Dan Weiss and his associates originally purchased
this property from the Erwin family when they concluded their orchard operations over 30 years
ago. Thereafter, in 1997, Novi Ten Associates through Dan Weiss, the managing partner, donated
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to the City of Novi 18 acres for the construction of the Novi lee Arena and the land surrounding the
ice arena o be used as a park for the benefit of the “children”. Later, atthe City’s request, in 2001,
Novi Ten Associates modified the charitable use limitations on the donated properiy, so thai the
City could install a cellular towerand the resultant income could then be used to decrease the Novi
lce Arena debt and later to ba used for the ice arena operations and other on-site recreational uses
for children. As a result of these very charitable acts, Mr. Weiss and his group was awarded a
{_etter of Commendation from Mayor Clark in January of 2000 {(Exhibit B).

The development of this acreage has been under discussions with the City since the 1993 Master
Pian (Exhibit C). From that Master Plan the retail and office sector study and plan traced the
commercial land use from 1574 through 1990. The City's own study showed that due to the fact
that there were very few food stores in the City that there was a net loss of potential retal! sales of
$4,341,000.00 as of 1987, Further considerations were the great increase in the inconvenience
of obtaining basic food producis as well as the number of new jobs which wouid be created. The
same study also showed that the space requiremenis for retail sales were distorted from
conventional pltanning analysis due fo the fact that there were three regional shopping centers
located at I-96 and Novi Road. The Cily, in this study, noted that local businesses missing from
the community were defined as convenience shopping with areas of land consisting of relatively
compact groups of stores would satisfy the day-to-day shopping needs of the residents. Uses
including in that category were food stores, drug stores, perscnal service stores and other
convenience type establishments. The City further defined a local business as serving a frade area
consisting of nearby neighborhoods with the population betwsen 5,000 and 10,000 people and with
a floor area of up {0 100,000 square feet. The principal tenant would be a supermarkst.

After the adoption of the 1993 Master Plan, the City tock a lock at the Novi Road Corridor Plan.
{ believe this was adopted in June of 2001. Portions of it are attached as Exhibit D. It did
acknowledge that the current Master Plan recommendations ware to add more lgcal commercial
af the southeast corner of Ten Mile and Novi Road and also designated my client's properiy as a
Special Planning Projeci area. My client assisted in that discussion by bringing forward certain
portions of a marketing study that was completed in November of 2002 (partions of which are
attached as Exhibit E } and determined that based upon the year 2000 census that approximately
40,000 people and 14,000 households were in the defined frade area of a proposed shopping
cenier at the location of Novi Road and Ten Mile Road. l showed that there were only three
traditional supermarkets serving the entire Novi area. This included the Kroger store at Grand
River Avenue and Beck Road which-consisted of 54,000 square feet, the Farmer Jack store at Ten
Mile and Meadowbrook which was of 1970 vintage and contained approximatsly 30,000 square
feet, and the Hiller's Shopping Market in Nerthville. This market study further showed that for
grocery stores in the year 2002 the total expendifure in the trade area was projected to be
$84,671,000.00, by the year 2007 the szles would equate to $106,482,000.00 and by the year
2012 the total sales were expected to be $127,585,000.00. it was projected that by the addition
of a grocery siore at the subject location that these projections would be met and the portion oithe
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money staying within the City of Novi would reverse the projected deficit from grocery store sales.
Aftached is an excerpt fromn the Executive Summary of the Novi 20/20 Master Plan for Land Use
(Exhibit F) and on page iv it showed that there was still a "negative outflow of some retaii dollars
from Novi residents fo other communities due {c a shortage of grocery stores and some other retaii
usses. The Master Plan went on {o say:

“the Masier Plan for Land Use includes new local retail sites for possible grocery
store and similar related development af the southeast corner of Novi Road and Ten
Mile Road..."

From that Summary there was a first draft of the 20/20 Master Plan Map and that is attached as
Exhibit G. You will note that the area proposed for commercial was lmited to more of the comer
area of Ten Mile and Novi Road. Later when the final Master Plan for Land Use Map was adopted
(Exhibit H), you will note that the area for local commercial designation extended all the way from
Novi Road easterly to the railrpad tracks and it was boundaried on the south by the natural creek
area which resulted in light industrial zoning on the south side of the creek..

At the time that the 20/20 Master Plan was adopted, Mr. Weiss and his representalives were
specifically told that they should consider applying for re-zoning and site plan approval on this
commercial project when the improvements proposed at the Ten Mile and Novi Road intersection
were underway. Thersfore, Mr. Weiss has been continuously having his architectural firm,
Siegal/Tuomaala Associates Architects and Planners move slowly on this project until they were
certain that the intersection improvements were going to occur. WELL, NOW [S THE TIMEH
Based upon the City Manager's Second Quarter Performance Report to the City Counell, it is
specifically noted (see afiached Exhibit 1} that the Novi Road and Ten Mile Road intersection is
noted that the Road Commission of Oalkdand County is continuing with the design, the righi-of-way
acquisition is continuing and they aniicipate a May 2004 bid letting with completion of the
improvements by June of 2005, therefore, the long awaited svent upon which the 20/20 Master
Plan for Land Use was based is now a reality and the work is schaduled. Therefore, Mr. Weiss and
his associates are prepared to comply with the Master Plan and submit their request for re-zonings
and later site plan approvals. :

Having waited for over ten years to begin this project and given the go-ahead by the Planning
Commission with the adopted 26/20 Master Plan of Land Use, tens of thousands of dollars has
been expended by my client in doing a thorough and exhaustive investigation of the wetlands of
the area, the drainage of the area, the justification for the economic support of a supemnarket
anchared shopping center and with the immediate market need for sale condominium. My client
locks forward to starting this exciting project. | must say, however, that the minutes from an
October 14, 2003 meeting of this committee (said minutes were just received by the undersigned
in February, 2004) did peek the interest of the undersigned and my clients. (See minutes attached
as Exhibit J). 1 appears from those meeting minutes that the Master Plan and Zoning Commiittee
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was not aware of the ten years of study devoted to this 66 acres. Therefore, my clientis more than
able to assist the Committee in understanding the ten years of work on this project and we fook
forward to a prompt meeting with the Commitiee o confirm that the Master Plan will at least

- continue in iis current configuration and perhaps even change to the reguested re-zoning
configuration and that a positive recommsndation on the re-zoning will be included. My client and
| are available for attendance at such a meeting at any fime other than the week of March 29" as
[ will be on vacation.

Respectfully submitted,

COOPER, SHIFMAN, GABE,
Qtﬁ}x\i& SEYMQUR

e

=

Matthew C. Quinn

MCQkw

Enc.

co: Dan Weiss
Leonard Siegal
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GABE, QUINN & SEYMOUR
1026 WEST ELEVEN MILE ROAD - ROYAL QAK -- MICHIGAN 48067-2451

CHARLES H. GABE TELEPHONE (248) 399-9703 -- FACSIMILE (248) 399-1711 NOVI OFFICE
MATTHEW C. QUINN 26200 TOWN CENTER DRIVE
PHILIP H. SEYMCUR SUITE 145

KELLIA. ELDRED NOVI, MICHIGAN 48375
SCOTT R BAKER EMAIL: quinn@gabeguinnseymour.com TELEPHONE {248} 343-8050

QF COUNSEL: REPLY TO ROYAL QAK OFFICE
CHARLES Y. COQPER
ARNOLD J. SHIFMAN

June 15, 2010

City of Novi Planning Commission
45175 West Ten Mile Road
Novi, MI 48375 '

RE: SP #09-26A/Rezoning 18.690
Weiss Mixed Use PRO

Dear Members of the City of Novi Planning Commission:

Mr. Weiss is bringing to the City of Novi an approximate $20 million commercial/office
project. The original PRO was submitted July of 2004 under Site Plan No. 04-41. The
resubmission in August of 2009 was assigned Site Plan No. 09-26. After receiving the
Novi Planning Commission Staff comments, the PRO re-submittal was completed on
March 29, 2010 and assigned Site Plan No. 09-26A.

This is not a new project. 1t was first submitted to the City in 2004 but had been actively
worked on since the 199§Master Plan designating all of the Ten Mile Road frontage
between Novi Road easterly to the railroad tracks with a commercial designation. [t is
acknowledged that the special planning project area designation was placed during the
2004 Master Plan. The purpose of that designation was to allow further study on a
comprehensive plan between the commercial portion and the office portion. Mr. Weiss
has accomplished the goal with the resubmission of the PRO which is now pending.

The current PRO further follows the previous recommendations of the City Staff and the
Planning Commission. The square footage proposed to be designated as B-2 has been
decreased by 12% to 20.16 acres. The retail square footage of 130,871 square feet is
a 24% reduction from the 2004 submission. Overall, the office and retail square footage
of 148,671 square feet has been decreased by 17% from the 2004 Application. Both
Novi Ten Associates LLC and Kroger have together spent hundreds of thousands of
dollars in planning for and designing this development. You have previously been
advised by Rick Ragsdale of the Kroger Company in his letter of March 24, 2010 that
Kroger is ready to begin construction on this project. You have also previously received
a letter dated November 5, 2009 from Landmark Commercial Real Estate Services, Inc.
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that stated that while there are many big box vacancies available in the regional centers
in Novi, there is still a need for local type shops and a well-located supermarket
anchored neighborhood center.

It is well documented in the City’s planning documents and its paid-for Market Study
that Novi needs additional grocery stores. Currently, Novi is served by the Kroger store
at Grand River Avenue that was built in 2000. 1t was a proto-type store, at that time,
with 54,000 square feet. Please note that this store will remain open and is not
affected by the new Kroger store in the Weiss PRO. The only other true grocery
store in Novi is the old Farmer Jack/Busch store. This was built in 1970 and it is
undersized at only 30,000 square feet. Therefore, the conclusion is that the
approximate 54,000 residents of Novi are only served by 84,000 square feet of grocery
store located within the City. The proposed Kroger store of 64,000 square feet, with
competitive prices, meets the needs of a large portion of the City of Novi
residents.

The Market Study submitted with this Site Plan was performed by Chesapeake Group
Inc., the same company the City used. The Market Study demonstrated that 40
perspective retail category uses were underserved in the trade area for the Weiss PRO.
The recommended tenant mix from that number showed 12 specific uses that could
support a shopping center between 140,000 and 199,000 square feet which includes a
supermarket of 50,000-65,000 square feet. They reported that “based on the US
Census, the City of Novi per capita sales were lower than that of Oakland County or the
Detroit PMSA for the categories of food stores, specifically grocery stores...” Further,
there is “...market support for a grocery anchored center, to curtain leakage out
of the market for food shopping. Typically, grocery shopping is done close to
one’s home, unlike comparison shopping goods shopping.”

Mr. Weiss hired the Strategic Edge Company to perform customer research on
neighborhood shopping patterns and preferences in Novi. This was a random survey of
308 area residents; the goal was to determine cutrent shopping patterns as well as level
of interest in having a new supermarket and similar neighborhood shops at Ten Mile
and Novi Roads. The results were as follows:

1. Over 78% of the respondents said they were “very likely” or “somewhat
likely” to shop at a new supermarket, should it be located at the site at Ten
Mile and Novi Roads.

2. 64% of those surveyed said that the location at Ten Mile and Novi Roads is
more convenient than, or as convenient as, their present supermarket
location. Most shoppers identify Meijer as their present primary supermarket
(19% at Grand River and Wixom Roads and 20% at Haggerty and Eight Mile
Roads), followed by Hillers in Northville (16%), Farmer Jack (now Busch) at Ten




Page three

Mile and Meadowbrook Roads (15%), and Kroger at Beck and Grand River
Roads (also 15%). _

3. Overall, most of the respondents shop at their primary supermarket due to
convenience of the location (53%) more than any single reason, including
everyday prices, selection and variety, produce quality and advertised prices, and
meat quality.

They conclude by determining “this customer consumer survey shows that
convenience is the primary factor in consumer choice for grocery and
neighborhood type of shopping. Novi shoppers desire and would
patronize a conveniently located full-service grocery store and associated
neighborhood shopping at Novi Road and Ten Mile Road”.

The next major discussion area is a comparison of the retail vacancy rate versus the
industrial vacancy rate. ‘

The City Staff, through its own survey, established the retail vacancy rate in the City
of Novi at 10%. Members of the Planning Commission correctly asked the Staff what
the vacancy rates are for industrial buildings in the City. The Staff said they did not look
at that. While | have! Attached is the vacancy rate schedule for Novi Industrial Building
Space that | received from Thomas A. Duke Company. Novi has 8,323,666 square
feet of industrial building space. As of May 24, 2010, 16% of industrial space was
vacant and there is a total availability of 21% of all industrial building space
located within the City. Additionally, the Staff reports, at page 53 of the Appendices to
the Master Plan Amendments dated February 26, 2010: “available area for office and
industrial uses may be a 19 to 48 year supply”.

The City Staff has stated that Novi needs to maintain its supply of vacant industrial land
in case a big user wants o come to town. Remember that east of the Weiss PRO
parcel is a vacant 107,000 square foot industrial building that has been vacant for
five years or more. Any larde user would move into that building rather than go
through the time and expense of new construction.

The same Master Plan report, at page 21 of the Appendices, stated: “without an
adequate supply of land for retail space, some retail services that the public wants may
not be provided and, if not provided, the pubtic will need to travel outside of the local
community to get these services.”

The Staff concluded that there is currently enough retail supply that it will not need more
by the year 2018 as the population increases.
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FACTS
Industrial Vacancy Rates 16% - 21%
Retail Vacancy Rates 10%
Supply of existing industrial land per City Staff 19 0 48 years

Supply of existing retail vacant land per City Staff 8 years

FACTS

Consumer research for neighborhood shopping patterns and references
established that over 78% of Novi residents were “very likely” or
‘somewhat likely” to shop at a new supermarket at Ten Mile and Novi
Roads.

The Market Study establishes there is market support for a grocery
anchored center with ancillary retail uses at Ten Mile and Novi Roads
between 140,000 and 199,000 total square feet.

The current retail vacancies are at 10% and land zoned for retail which
should be used within eight years.

The vacancy rate for industrial buildings in Novi is between 15% -21% and
the vacant industrial zoned land should be used up within 19 to 48 years.

In conclusion, the facts speak for themselves. Novi residents desire a grocery store
with anciilary retail at Ten Mile and Novi Roads. !t is supported by Market Study,
resident opinions and through a comparison of the vacancy rates between retail and
industrial uses. The subject land should not remain as industrial. It should be rezoned
as requested to allow for the retail uses as presented. Any other conclusion would not
be based upon fact but upon mere emotion and unfounded beliefs.

MCQ/kw
Enc.

Respectfully submitted,

GABE, QUINN & SEYMOUR

Matthew C. Quinn
Attorney for Novi Ten Associates




