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46860 WEST ROAD
JSP17-35

46860 WEST ROAD, JSP 17-35

Public hearing at the request of Quadrants Development for approval of Preliminary Site
Plan, Wetland Permit, Woodland Permit and Storm Water Management Plan. The subject
property is located in Section 4 of the City of Novi north of West Road and west of
Hudson Drive. The applicant is proposing to construct a 36,000 square feet single story
office and warehouse building with associated site improvements.

Required Action

Approval/Denial of the Preliminary Site Plan, Wetland Permit, Woodland Permit, and
Stormwater Management Plan.

REVIEW

RESULT

COMMENTS

Planning

Approval
recommended

e Zoning Board of Appeals variance request
for location of transformer (accessory
structure) in the front yard
Items to be addressed on Final Site Plan

Engineering

Approval
recommended

ltems to be addressed on Final Site Plan

Landscape

Approval
recommended

ltems to be addressed on Final Site Plan

Wetlands

Approval
recommended

ltems to be addressed on Final Site Plan

Woodlands

Approval
recommended

ltems to be addressed on Final Site Plan

Traffic

Approval
recommended

ltems to be addressed on Final Site Plan

Traffic
Impact
Analysis

Approval
recommended

Items to be addressed on Final Site Plan

Facade

Approval
Recommended

Section 9 waiver required for exceeding
maximum allowable percentages for flat
metal panels on the West and North
elevations. Staff supported.

Approval
recommended

11-16-17

Items to be addressed on Final Site Plan




Motion Sheet

Approval —Preliminary Site Plan
In the matter of 46860 WEST ROAD JSP 17-35, motion to approve the Preliminary Site with
a Section 9 waiver based on and subject to the following:

a. To allow the overage of Flat Metal Panels (50% allowed; 70% on north, 68% on
west), because those elevations have a lower degree of visibility from the
major thoroughfare and overall the building is consistent with the intent and
purpose of the Facade Ordinance, which is hereby granted,;

The applicant will either seek a Zoning Board of Appeals variance for the
proposed transformer in the front yard or propose permanent screening to
comply with the Zoning Ordinance requirements;

The conditions and items listed in the staff and consultant review letters being
addressed on the Final Site Plan; and

d. (additional conditions here if any)
This motion is made because the plan is otherwise in compliance with the Article 3,
Article 4 and Article 5 of the Zoning Ordinance and all other applicable provisions of the
Ordinance.
-AND-
Approval — Wetland Permit

In the matter of 46860 WEST ROAD JSP 17-35, motion to approve the Wetland Permit
based on and subject to the following:

a. The findings of compliance with Ordinance standards in the staff and
consultant review letters, and the conditions and items listed in those letters
being addressed on the Final Site Plan; and

b. (additional conditions here if any)

(This motion is made because the plan is otherwise in compliance with Chapter 12,
Article V of the Code of Ordinances and all other applicable provisions of the
Ordinance.)

-AND-
Approval - Woodland Permit

In the matter of 46860 WEST ROAD JSP 17-35, motion to approve the Woodland Permit
based on and subject to the following:

a. The findings of compliance with Ordinance standards in the staff and
consultant review letters, and the conditions and items listed in those letters
being addressed on the Final Site Plan; and

b. (additional conditions here if any)

(This motion is made because the plan is otherwise in compliance with Chapter 37 of the
Code of Ordinances and all other applicable provisions of the Ordinance.)




-AND-

Approval -Stormwater Management Plan
In the matter of 46860 WEST ROAD JSP 17-35, motion to approve the Stormwater
Management Plan based on and subject to the following:

a) The findings of compliance with Ordinance standards in the staff and consultant
review letters, and the conditions and items listed in those letters being addressed
on the Final Site Plan; and

b) (additional conditions here if any)

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

-OR-

Denial —Preliminary Site Plan

In the matter of 46860 WEST ROAD JSP 17-35, motion to deny the Preliminary Site Plan, for
the following reasons...(because the plan is not in compliance with Article 3, Article 4
and Article 5 of the Zoning Ordinance and all other applicable provisions of the
Ordinance.)

-AND-

Denial — Wetland Permit
In the matter of 46860 WEST ROAD JSP 17-35, motion to deny the Wetland Permit based
on and subject to the following:

C. The findings of compliance with Ordinance standards in the staff and
consultant review letters, and the conditions and items listed in those letters
being addressed on the Final Site Plan; and

d. (additional conditions here if any)

(This motion is made because the plan is otherwise in compliance with Chapter 12,
Article V of the Code of Ordinances and all other applicable provisions of the
Ordinance.)

-AND-
Denial — Woodland Permit

In the matter of 46860 WEST ROAD JSP 17-35, motion to deny the Woodland Permit based
on and subject to the following:

C. The findings of compliance with Ordinance standards in the staff and
consultant review letters, and the conditions and items listed in those letters
being addressed on the Final Site Plan; and

d. (additional conditions here if any)

(This motion is made because the plan is otherwise in compliance with Chapter 37 of the
Code of Ordinances and all other applicable provisions of the Ordinance.)

-AND-

Denial -Stormwater Management Plan




In the matter of 46860 WEST ROAD JSP 17-35, motion to deny the Stormwater
Management Plan, for the following reasons...(because the plan is not in compliance
with Chapter 11 of the Code of Ordinances and all other applicable provisions of the
Ordinance.)
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SITE PLAN
(Full plan set available for viewing at the Community Development Department.)
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L - Planning Review

N\ 46860 West Road
Ii[ )ll JSP 17-35

cityofnovi.org

Petitioner
Quadrants Development, LLC

Review Type
Revised Preliminary Site Plan

Property Characteristics
Section 4
46860 West Road; North of West Road, West of Hudson Drive

Site Location

Site School District | Walled Lake Consolidated School District

Site Zoning I-1: Light Industrial District

Adjoining Zoning North I-1: Light Industrial District
East I-1: Light Industrial District
West M-1: Light Industrial (City of Wixom)
South I-1: Light Industrial District

Current Site Use Vacant
North Light industrial

L East Light industrial

Adjoining Uses : . : . .
West Railroad tracks/Light Industrial (City of Wixom)
South Industrial/Office: Vacant

Site Size 3.76 acres

Plan Date January 5, 2018

Project Summary

The applicant is proposing a 36,000 +/- square foot light industrial speculative building with associated
site improvements on the north side of West Road, west of Hudson Drive, and east of the CSX Railroad
and City of Wixom line. The building would contain a 2-story office space with approximately 9,600 GSF
and 26,600 GSF shop/warehouse. The 3.76 acre site is currently vacant, and is planned and zoned for
Light Industrial use.

Recommendation

Approval of the revised Preliminary Site Plan is recommended subject to appropriate relocation and/or
screening of proposed transformer (currently located in the front yard) or the applicant receiving a
Zoning Board of Appeals variance for the current location. The plan mostly conforms to the requirements
of the Zoning Ordinance, with a few deviations to be addressed in subsequent Site Plan submissions. All
reviews are recommending approval. Planning Commission’s approval for Preliminary Site Plan, Wetland
Permit, Woodland Permit, Section 9 Facade Waiver, and Storm Water Management Plan is required.

Ordinance Requirements

This project was reviewed for conformance with the Zoning Ordinance with respect to Article 3 (Zoning
Districts), Article 4 (Use Standards), Article 5 (Site Standards), and any other applicable provisions of the
Zoning Ordinance. Please see the attached charts for information pertaining to ordinance requirements.
Items in bold below must be addressed and incorporated as part of the Final Site Plan submittal:
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1.

Plan Review Chart: There are additional minor clarifications requested in the Plan review chart.
Please refer to the chart for additional details.

Economic Impact Information: The following information is requested with the response letter
and before the Planning Commission meeting:
Total cost of the proposed construction and site improvements
Number of anticipated jobs created (during construction & after building is occupied, if
known)

Response Letter: Please provide a response letter addressing all comments and refer to sheet
numbers where the change is reflected (note to applicant: responses to the Engineering
comments were missing when the revised Preliminary Site Plan was submitted).

Accessory Structures (Sec 4.19.2.A): DTE Transformer is considered an accessory structure and
should be located in the rear yard. Location must meet the 20 ft. setback requirement and
screening is required. The applicant should consider relocation of proposed transformer, provide
proper screening, OR must request a Zoning Board of Appeals variance for transformer location
in the front yard. The applicant had previously indicated that proposed location of the
transformer is due to the existing location of the power pole where the tap will occur.

Lighting and Photometric Plan (Sec. 5.7.2): Complete Luminaire Schedule chart and include a
chart that addresses the required lighting levels from Sec. 5.7.3.K. See chart for additional details.

Wetland Conservation Easement: If the Planning Commission approves the Wetland Permit, the
applicant should submit a draft Wetland Conservation Easement for the proposed wetland
mitigation areas at the time of the Final Site Plan submittal.

Woodland Conservation Easement: The applicant is proposing to plant 8 Woodland
Replacement Trees on site due to the removal of two regulated trees from the site. All proposed
woodland replacement trees should be guaranteed to be preserved as planted with a
conservation easement. If the Planning Commission approves the Woodland Permit, the
applicant should submit a draft Woodland Conservation Easement for the proposed
replacement trees at the time of the Final Site Plan submittal. (A combined Woodland/Wetland
Conservation Easement is allowed.)

Other Reviews:

a. Engineering Review: Additional comments to be addressed in Final Site Plan. Engineering
recommends approval. Draft copies of the Legal documents for all required off-site
easements, as detailed in the Engineering review letter, should be submitted with the Final
Site Plan.

b. Landscape Review: Landscape recommends approval with comments to be addressed in
Final Site Plan Submittal. Refer to review letter and chart for more comments.

c. Wetlands Review: A City of Novi Wetland Permit and Buffer Authorization are required for the
proposed impacts to wetlands and regulated wetland setbacks. Wetland mitigation is also
required and proposed in the revised plan. Wetland consultant recommends approval.

d. Woodlands Review: Two trees greater than 36-inches DBH are proposed to be removed and
eight woodland tree replacements will be planted.

e. Traffic Review: Additional comments to be addressed with Final Site Plan. Traffic
recommends approval.

f. Facade Review: The South and East facades are in full compliance with the Facade
Ordinance. A Section 9 waiver is required for overage of Flat Metal Panels on the West and
North facades. Given the lower degree of visibility from the major thoroughfare, this waiver is
supported by staff. Facade consultant recommends approval.

g. Fire Review: Fire recommends approval. Additional comments to be addressed with Final Site
Plan.
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NEXT STEP: Planning Commission Meeting

This Preliminary Site Plan is scheduled to go before Planning Commission following a 5-day notice for a
public hearing. The site plan is scheduled at the February 28, 2018 meeting. Please provide the following
no later than 12:00pm, February 21st if you wish to keep the schedule:

1. Site Plan submittal in PDF format (maximum of 10MB). NO CHANGES MADE.

2. A response letter addressing ALL the comments from ALL the review letters and a request for
waivers as you see fit.

3. A colorrendering of the Site Plan (Optional to be used for Planning Commission presentation).

4. A sample board of building materials as requested by our Facade Consultant.

Final Site Plan Submittal
After receiving Planning Commission’s approval of the revised Preliminary Site Plan, please submit the
following for Final Site Plan review and approval:
1. Seven copies of Final Site Plan addressing all comments from Preliminary review,
2. Response letter addressing ALL the comments from ALL the review letters and refer to sheet
numbers where the change is reflected, and
3. Draft copies of the Legal documents for all required off-site easements, as detailed in the
Engineering review letter, and Wetland/Woodland Conservation Easement.

Electronic Stamping Set Submittal

After receiving Final Site Plan approval, plans addressing the comments in all of the staff and consultant
review letters should be submitted electronically for informal review and approval prior to printing
Stamping Sets. A letter from either the applicant or the applicant’s representative addressing comments
in this and other review letters and associated charts is to be submitted with the electronic stamping set.
This letter should address all comments in ALL letters and ALL charts and refer to sheet numbers where
the change is reflected.

Stamping Set Approval
Stamping sets are still required for this project. After having received all of the review letters from City
staff the applicant should make the appropriate changes on the plans and submit 10 size 24” x 36”
copies with original signature and original seals, to the Community Development Department for final
Stamping Set approval.

Drafts for all required legal documents with a legal transmittal are required along with stamping sets.

Sighage

Exterior Signage is not regulated by the Planning Division or Planning Commission. Sign permit
applications that relate to construction of a new building or an addition to an existing building may
submitted, reviewed, and approved as part of a site plan application. Proposed signs shall be shown
on the preliminary site plan. Alternatively, an applicant may choose to submit a sign application to the
Building Official for administrative review. Following preliminary site plan approval, any application to
amend a sign permit or for a new or additional sign shall be submitted to the Building Official. Please
contact the Ordinance Division 248.735.5678 for information regarding sign permits.

Parcel Split/Combination
No parcel split or combination is required.

Pre-Construction Meeting

A Pre-Construction meeting is required for this project. Prior to the start of any work on the site, Pre-
Construction (Pre-Con) meetings must be held with the applicant’s contractor and the City’s consulting
engineer. Pre-Con meetings are generally held after Stamping Sets have been issued and prior to the
start of any work on the site. There are a variety of requirements, fees and permits that must be issued
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before a Pre-Con can be scheduled. If you have questions regarding the checklist or the Pre-Con itself,
please contact Sarah Marchioni [248.347.0430 or smarchioni@cityofnovi.org] in the Community
Development Department.

Chapter 26.5
Chapter 26.5 of the City of Novi Code of Ordinances generally requires all projects be completed within

two years of the issuance of any starting permit. Please contact Sarah Marchioni at 248-347-0430 for
additional information on starting permits. The applicant should review and be aware of the
requirements of Chapter 26.5 before starting construction.

If the applicant has any questions concerning the above review or the process in general, do not
hesitate to contact me at 248.347.0484 or |bell@cityofnovi.org.

/%7/%///

Lindsay Bell - Planner
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Lindsay Bell, Planner
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Bold
Underline
Bold and Underline

Italics

To be addressed with the next submittal
To be addressed with final site plan submittal
Requires Planning Commission and/or City Council Approval

To be noted

Item Required Code Proposed Meets | Comments
Code
Zoning and Use Requirements
Master Plan Industrial Research No Change Yes Speculative building -
(adopted Development and Technology once tenant is known wiill
August 25, 2010) need to confirm use is
permitted

Area Study The site does not fall under any | NA NA

special category
Zoning
(Effective o . g
December 25, [-1: Light Industrial District No Change Yes
2013)
Uses Permitted Principal Uses Permitted 36,287 sq. ft. Yes Industrial office and
(Sec 3.1.18B & building warehouse are permitted
C) Special Land Uses 9,642 office uses when not abutting

26,645 warehouse residential

Height, bulk, density and area limitations (Sec 3.1.18)
Frontage on a ) )
Public Street. Frontage on a Public Street is Frontage on West Yes
(Sec. 5.12) required Road
Access to Major )
Thoroughfare Vehl_cular access shall be
(Sec. 5.13) provided onl_y to an existing or Acces_s to W_est Ves

planned major thoroughfare Road is provided

or freeway service drive
Minimum Zoning | Except where otherwise NA
Lot Size for each | provided in this Ordinance, the
Unit in Ac minimum lot area and width,
(Sec 3.6.2.D) and the maximum percent of

lot coverage shall be
Minimum Zoning determined on the basis of off- NA

Lot Size for each
Unit: Width in
Feet

street parking, loading,
greenbelt screening, yard
setback or usable open
space
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Item Required Code Proposed Meets | Comments
Code
Open Space ---- ----
Area
Maximum % of
Lot Area (Sec 3.6.2.D) 21.2% Yes
Covered T '
(By All Buildings)
Building Height -
(sec.3148D) | 20Tt 3374 ves
Building Setbacks (Sec 3.1.18.D)
Front (south) 40 ft. 143 ft. Yes Front setback does not
Rear (north) 20 ft. 75 ft. Yes include the proposed 60’
Side (west) 20 ft. 42 ft. Yes ROW dedication
Side (east) 20 ft. 142 ft. Yes
Parking Setback (Sec 3.1.18.D)& Refer to applicable notes in Sec 3.6.2
Front (south) 40 ft. (See 3.6.2.E) 43 ft. Yes
Rear (north) 10 ft. 10 ft. Yes
Side (west) 10 ft. 60 ft. Yes
Side (east) 10 ft. 10 ft. Yes
Note To District Standards (Sec 3.6.2)
Exterior Side All exterior side yards abutting | No side yard NA
Yard Abutting a | a street shall be provided with | abutting street
Street a setback equal to front yard.
(Sec 3.6.2.0)
Off-Street Off-street parking is allowed in | Parking proposed Yes
Parking in Front front yard if in front yard
Yard (Sec - the site is a minimum 2 acre -Meets
3.6.2.E) site,
- does not extend into the -Provided
minimum required front yard
setback of the district,
- cannot occupy more than -Provided (less
50% of the area between than 50%)
min. front yard setback &
bldg. setback,
- must be screened by brick -Provided
wall or landscaped berm
- lighting compatible with -Provided
surrounding neighborhood
Off-Street Off-street parking is allowed in | Not adjacent to NA
Parking in Side side and rear yards if the site residential districts
and Rear Yards does not abut residential. If it
(Sec 3.6.2.F) does, additional conditions
apply.
Setback from I-1 and I-2 districts, five (5) feet | Not abutting a NA
Residential of horizontal setback for each | residential district
District foot of building height, or one-
(Sec 3.6.2.H) hundred (100) feet, whichever

is greater.

c. Except when a site or rear
yard is separated from a
residential district by a railroad




JSP 17-35 46860 West Road
Revised Preliminary Site Plan Review
Planning Review Summary Chart

Page 3 of 9

February 15, 2018

Item Required Code Proposed Meets | Comments
Code
right-of-way, the right-of-way
may be included as part of
the setback requirement.
Wetland/Waterc | A setback of 25 ft. from Wetland impacts Yes Wetland permit required
ourse Setback wetlands and from high to 0.3881 acre. 2 from Planning
(Sec 3.6.2.M) watermark course shall be mitigation areas Commission.
maintained proposed for total
of 0.431 acre.
Additional Additional heights for selected | Applicant not NA
Height building is allowed based on requesting
(Sec 3.6.2.0) conditions listed in Sec 3.6.2.0
Parking setback | Required parking setback Parking lot is Yes See Landscaping
screening area shall be landscaped per | screened comments
(Sec 3.6.2.P) Sec 5.5.3.
Modification of The Planning Commission may | Not requested NA
parking setback | modify parking setback
requirements requirements based on
(Sec 3.6.2.Q) conditions listed in Sec 3.6.2.Q
Parking, Loading and Dumpster Requirements
Number of One (1) space for each seven Yes
Parking Spaces hundred (700) square feet of
Warehouses and | usable floor area:
wholesale
establishments Total Warehouse: 26,645 SF
and related usable space (90% useable)
accessory Required Parking: 35 spaces
offices Total Proposed =
(Sec.5.2.12.EF) For buildings up to 100,000 SF1 | 82
space for 222 SF GLA
Business offices
or professional Total Office: 9,642 GSF
offices Required Parking: 44 Spaces
(Sec.5.2.12.D)
Total Required: 79 spaces
Parking Space - 90° Parking: 9 ft. x 19 ft. Yes
Dimensions and | - 24 ft. two way drives 24 ft. drives
Maneuvering - 9 ft. x 17 ft. parking spaces
Lanes allowed along 7 ft. wide 9 ft. x 17 ft.
(Sec.5.3.2) interior sidewalks as long as perimeter spaces
detail indicates a 4” curb at | along landscaping
these locations and along and 7’ sidewalks
landscaping
Parking stall Shall not be located closer Minimum distance | Yes
located than twenty-five (25) feet from | is maintained
adjacentto a the street right-of-way (ROW)
parking lot line, street easement or
entrance(public | sidewalk, whichever is closer
or private)

(Sec. 5.3.13)
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Item Required Code Proposed Meets | Comments
Code
End Islands - End Islands with landscaping Yes Yes
(Sec. 5.3.12) and raised curbs are required
at the end of all parking bays
that abut traffic circulation
aisles.
- The end islands shall generally
be at least 8 feet wide, have
an outside radius of 15 feet,
and be constructed 3’ shorter
than the adjacent parking stall
as illustrated in the Zoning
Ordinance
Barrier Free For 82 spaces, 4 barrier free Yes
Spaces 4 barrier free required provided
Barrier Free
Code
Barrier Free - 8 wide with an 8’ wide Two types of Yes
Space access aisle for van accessible spaces
Dimensions accessible spaces are provided; one
Barrier Free - 5’ wide with a 5" wide van and three
Code access aisle for regular regular
accessible spaces
Barrier Free One sign for each accessible Proposed Yes
Signs parking space.
Barrier Free
Code
Minimum Five (5) percent of 79 required | Two bike racks Yes
number of automobile spaces: 4 spaces located at main
Bicycle Parking required and side entrance
(Sec.5.16.1) w/ required
capacity
Bicycle Parking - No farther than 120 ft. from Provided Yes
General the entrance being served
requirements - When 4 or more spaces are 4 spaces
(Sec. 5.16) required for a building with proposed; 2
multiple entrances, the locations
spaces shall be provided in proposed
multiple locations
- Spaces to be paved and the
bike rack shall be inverted Inverted U design
“U” design shown
- Shall be accessible via 6 ft.
paved sidewalk
Bicycle Parking Parking space width: 6 ft. Bicycle parking Yes
Lot layout One tier width: 10 ft. layout is shown
(Sec 5.16.6) Two tier width: 16 ft.
Maneuvering lane width: 4 ft.
Parking space depth: 2 ft.
single, 2 % ft. double
Loading Spaces | Loading area in the rear yard, | Truck welllocated | Yes

(Sec. 5.4.3)

unless abutting residential or
interior side yard is adjacent to

in exterior side
yard abutting M-1,




JSP 17-35 46860 West Road
Revised Preliminary Site Plan Review
Planning Review Summary Chart

Page 5 of 9
February 15, 2018

Item Required Code Proposed Meets | Comments
Code
[, EXPO or EXO district light industrial
district in Wixom
Accessory Structures
Dumpster - Located in rear yard Yes Yes
(Sec 4.19.2.F) - Attached to the building or Yes, >10 ft. from
no closer than 10 ft. from bldg.
building if not attached
- Not located in parking Yes, 10 ft. from lot
setback line
- If no setback, then it cannot
be any closer than 10 ft, from | Yes
property line.
- Away from Barrier free
Spaces Yes
Dumpster - Screened from public view Proposed
Enclosure - Awall or fence 1 ft. higher dumpster
(Sec. 21-145. (c) than height of refuse bin enclosure is
- And no less than 5 ft. on
three sides composed of
stained & sealed
- Posts or bumpers to protect . Yes
the screening sp_ht face block
with gate of
- Hard surface pad pressure treated
- Screening Materials: BDS on Galvanized
Masonry, wood or evergreen
frame
shrubbery
Roof top All roof top equipment must
equipment and be screened and all wall Rooftop
wall mounted mounted utility equipment equipment is Ves
utility equipment | must be enclosed and enclosed
(Sec. 4.19.2.E.ii) integrated into the design and
color of the building
Roof top Roof top appurtenances shall
appurtenances be screened in accordance Rooftop
screening with applicable facade equipment is Ves
regulations, and shall not be enclosed
visible from any street, road or
adjacent property.
Transformer/ Provide location of any DTE Trans shown at | No Accessory structures to be
Generator proposed transformers/ SW corner of the located in the rear yard

generators etc.

building in the
front yard. No
generator shown.

and screened with
landscaping; Provide
structural screening or
request BZA variance

I-1 District Require

d Conditions (Sec 3.14)

Outdoor Storage | Outdoor placement of above- | Not Proposed NA
of above ground | ground storage tanks of not
storage tanks more than 600 capacity per
(Sec. 3.14.1.B.i) tank and accessory to an
otherwise permitted use.
Additional conditions apply.
Outdoor Storage Not Proposed NA
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Item Required Code Proposed Meets | Comments
Code
of recreational
equipment
(Sec. 3.14.1.B.iii)
Other Unless otherwise provided, Speculative No Add note to the plan

(Sec 3.14.2) dealing directly with consumer | building, specific
at retail, is prohibited. use unknown;

Adjacent to Where a permitted use abuts Not adjacent to NA

Freeway ROW a freeway right-of way , Freeway ROW

(Sec 3.14.4) special conditions listed in
section 3.14.4 apply

Adjacent to Where a permitted use abuts Not adjacent to NA

Residential a freeway right-of way , residential district

district special conditions listed in

(Sec 3.14.5) section 3.14.5 apply

Planning Commiission findings for permitted uses (Sec 3.14.3)

Sec 3.14.3.A Protecting current and future Not adjacent to NA
residential uses from residential districts
development impact

Long term truck | No long term delivery truck Note added to Yes

parking parking on site sheet SD-1

Sec 3.14.3.B

Performance The lighting, noise, vibration, Speculative Yes

standards odor and other possible building, specific

Sec 3.14.3.C impacts are in compliance use unknown;
with standards and intent of Note added to
the article and performance Sheet SD-1
standards of Section 5.14

Storage and/use | The storage and/or use of any | Speculative Yes

of material volatile, flammable or other building, specific

Sec 3.14.3.D materials shall be fully use unknown;
identified in application and Note added to
shall comply with any city Sheet SD-1
ordinances regarding toxic or
hazardous materials.

Hazardous Compliance of City’s Speculative Yes

material hazardous materials checklist building, specific

checklist use unknown;

Sec 3.14.3.E Note added to

Sheet SD-1

Sidewalks and Pathways

ARTICLE XI. OFF- | - In the case of new streets NA

ROAD NON- and roadways to be

MOTORIZED constructed as part of the

FACILITIES project, a sidewalk shall be

Sec. 11-256. provided on both sides of the

Requirement. proposed street or roadway.

(c) & Sub. Ord. - Sidewalks along arterials and | West Road is a Yes

Sec. 4.05,

collectors shall be 6 feet or 8
feet wide as designated by
the “Bicycle and Pedestrian
Plan,” but not along industrial
service streets per Subdivision

minor arterial,
requiring 8 ft.
major pathway
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Item Required Code Proposed Meets | Comments
Code
Ordinance.
- Whereas sidewalks along NA
local streets and private
roadways shall be five (5)
feet wide.
Pedestrian - Whether the traffic Proposed Yes
Connectivity circulation features within
the site and parking areas
are designed to assure safety
and convenience of both
vehicular and pedestrian
traffic both within the site
and in relation to access
streets
- Building exits must be
connected to sidewalk
system or parking lot.
Lighting and Photometric Plan (Sec. 5.7)
Intent (Sec. Establish appropriate minimum | Provided Yes
5.7.1) levels, prevent unnecessary
glare, reduce spillover onto
adjacent properties & reduce
unnecessary transmission of
light into the night sky
Lighting Plan Site plan showing location of Provided Yes
(Sec. 5.7.A.0) all existing & proposed
buildings, landscaping, streets,
drives, parking areas & exterior
lighting fixtures
Building Lighting | Relevant building elevation Lighting fixtures Yes
(Sec. 5.7.2.A.iii) drawings showing all fixtures, shown on building
the portions of the walls to be elevations
illuminated, illuminance levels
of walls and the aiming points
of any remote fixtures.
Lighting Plan Specifications for all proposed | Provided Yes
(Sec.5.7.2.A.i) & existing lighting fixtures
Photometric data Provided Yes
Fixture height Provided Yes
Mounting & design Provided Yes
Glare control devices Provided Yes
(Also see Sec. 5.7.3.D) i
Type & color rendition of lamps | Some missing No Provide for all lamp types
Hours of operation Unknown until Yes
tenant identified
Photometric plan illustrating all | Pole light locations | Yes
light sources that impact the noted, but
subject site, including spill-over | detailed
information from neighboring information
properties unknown
Maximum Height not to exceed 25 ft. Yes
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Item Required Code Proposed Meets | Comments
Code
Height maximum height of zoning
(Sec.5.7.3.A) district (40 ft.) (or 25 ft. where
adjacent to residential districts
or uses)
Standard Notes | - Electrical service to light Notes on sheet SD- | Yes
(Sec.5.7.3.B) fixtures shall be placed 2
underground
- Flashing light shall not be
permitted
- Only necessary lighting for
security purposes & limited
operations shall be permitted
after a site’s hours of
operation
Security Lighting | - All fixtures shall be located, Unknown until OK
(Sec. 5.7.3.H) shielded, and aimed at the tenant identified -
areas to be secured. note added to
Lighting for - Fixtures mounted on the Sheet SD-2
security building and designed to
purposes shall iluminate the facade are
be directed only preferred.
onto the area to
be secured.
Average Light Average light level of the 3.5:1 proposed Yes
Levels surface being lit to the lowest
(Sec.5.7.3.E) light of the surface being lit
shall not exceed 4:1
Type of Lamps Use of true color rendering Proposed? No Provide lamp type & color
(Sec.5.7.3.F) lamps such as metal halide is for all lighting proposed in
preferred over high & low Luminaire Schedule on
pressure sodium lamps SD-2; missing information
in table
Min. lllumination | Parking areas: 0.2 min Proposed Yes Provide various light level
(Sec. 5.7.3.k) Loading/unloading areas: 0.4 | Proposed Yes requirements in the table
min on sheet SD-2
Walkways: 0.2 min Proposed Yes
Building entrances, frequent Proposed Yes
use: 1.0 min
Building entrances, infrequent | Proposed Yes
use: 0.2 min
Max. When site abuts a non- Proposed Yes
Illumination residential district, maximum

adjacent to
Non-Residential
(Sec. 5.7.3.K)

ilumination at the property line

shall not exceed 1 foot candle
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Item Required Code Proposed Meets | Comments
Code
Cut off Angles When adjacent to residential Not abutting NA
(Sec.5.7.3.1) districts residential
- All cut off angles of fixtures
must be 90°
- maximum illumination at the
property line shall not
exceed 0.5 foot candle
Other Requirements
Exterior lighting Photometric plan and exterior | Alighting plan is Yes Refer to Lighting chart
(Sec.5.7) lighting details needed at time | provided comments for additional
of Final Site Plan submittal compliance requests
Design and Land description, Sidwell Provided Yes
Construction number (metes and bounds
Standards for acreage parcel, lot
Manual number(s), Liber, and page for
subdivisions).
General layout Location of all existing and Provided Yes
and dimension proposed buildings, proposed
of proposed building heights, building
physical layouts, (floor area in square
improvements feet), location of proposed
parking and parking layout,
streets and drives, and
indicate square footage of
pavement area (indicate
public or private).
Economic - Total cost of the proposed Not provided No Provide requested
Impact building & site improvements information for Planning
Information - Number of anticipated jobs Commission’s
created (during construction consideration
& after building is occupied,
if kKnown).
Development Development and street Name approval NA Contact Hannah Smith at
and Street names must be approved by for business not 248-347-0475 to schedule
Names the Street Naming Committee | required a meeting with the
before Preliminary Site Plan Committee
approval
Development/ Signage if proposed requires a | None shown NA For sign permit information

Business Sign

permit. Can be considered
during site plan review process
or independently.

contact Maureen

Underhill

248-735-5602.

NOTES:

1. This table is a working summary chart and not intended to substitute for any Ordinance or City of Novi
requirements or standards.
2. The section of the applicable ordinance or standard is indicated in parenthesis. Please refer to those
sections in Article 3, 4, and 5 of the zoning ordinance for further details.
3. Please include a written response to any points requiring clarification or for any corresponding site plan
modifications to the City of Novi Planning Department with future submittals.
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PLAN REVIEW CENTER REPORT
February 14, 2018

Engineering Review

46860 West Road
JSP17-0035
Applicant
Quadrants Development, LLC
Review Type
Revised Preliminary Site Plan
Property Characteristics
= Site Location: East of Beck Road, north of West Road
= Site Size: 3.76 acres
= Plan Date: 01/23/18
= Design Engineer: Engineering and Surveying Services, Inc.

Project Summary

Construction of an approximately 36,287 square-foot multi-level office and industrial
building and associated parking. Site access would be provided from West Road.

The 24 inch water main would be provided by an 8-inch tap from the existing 24-
inch water main on the north side of West Road. A 2-inch domestic lead and a 6-
inch fire lead would be provided to serve the building, along with additional fire
hydrants on the site.

Sanitary sewer service would be provided by extending an 8-inch main to the west
on the south side of West Road and crossing West Road to serve the site.

Storm water would be collected by a single storm sewer collection system, detained
on-site and discharged to an existing storm sewer system in an existing easement on
the adjacent property to the east.

Recommendation

Approval of the revised Preliminary Site Plan and Preliminary Storm Water Management
Plan is recommended.
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Comments:

The Preliminary Site Plan currently meets the general requirements of the design and
construction standards as set forth in Chapter 11 of the City of Novi Codified Ordinance
and the Storm Water Management Ordinance and requirement in the Engineering
Design Manual, with the following items to be addressed at the time of Final Site Plan
submittal:

Additional Comments (to be addressed with Final Site Plan submittal):

General
1. Revise the plan set to reference at least one city established benchmark. An
interactive map of the City’s established survey benchmarks can be found
under the ‘Map Gallery’ tab on www.cityofnovi.org.

2. A sheet index shall be provided on the cover sheet.

3. The City standard detail sheets are not required with the Final Site Plan
submittal. They will be required with the Stamping Set submittal. They can be
found on the City website (www.cityofnovi.org/DesignManual).

4, The Non-domestic User Survey form shall be submitted to the City so it can be
forwarded to Oakland County.
5. Provide a traffic control sign table listing the quantities of each sign type

proposed for the development. Provide a note along with the table stating
all traffic signage will comply with the current MMUTCD standards.

6. Provide a note that compacted sand backfill shall be provided for all utilities
within the influence of paved areas, and illustrate on the profiles.

7. Provide a construction materials table on the Utility Plan listing the quantity
and material type for each utility (water, sanitary and storm) being proposed.

8. Provide a note stating if dewatering is anticipated or encountered during

construction a dewatering plan must be submitted to the Engineering
Department for review.

9. Generally, all proposed trees shall remain outside utility easements. Where
proposed trees are required within a utility easement, the trees shall maintain
a minimum 5-foot horizontal separation distance from any existing or
proposed utility. All utilities shall be shown on the landscape plan, or other
appropriate sheet, to confirm the separation distance.

10. Show the locations of all light poles on the utility plan and indicate the typical
foundation depth for the pole to verify that no conflicts with utilities will occur.
Light poles in a utility easement will require a License Agreement.

Water Main
11. Indicate water main pipe material and lengths on the utility plan.
12. Provide a profile for all proposed water main 8-inch and larger.
13. Provide three (3) signed and sealed sets of revised utility plans along with the

MDEQ permit application (1/07 rev.) for water main construction. The
Streamlined Water Main Permit Checklist should be submitted to the
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Engineering Division for review, assuming no further design changes are
anticipated. Please include only the cover sheet, any applicable utility
sheets and the standard detail sheets in the sets for the permit application.

Sanitary Sewer

14.
15.

16.

17.
18.

Indicate sanitary sewer pipe materials and lengths on the utility plan.

Provide a note on the construction materials table that 6-inch sanitary leads
shall be a minimum SDR 23.5, and mains shall be SDR 26.

Provide a note on the Utility Plan and sanitary profile stating that sanitary
leads shall be buried at least 5 feet deep where under the influence of
pavement.

Provide a sanitary sewer basis of design.

Provide seven (7) signed sealed sets of revised utility plans along with the
MDEQ permit application (04/14 rev.) for sanitary sewer construction and the
Streamlined Sanitary Sewer Permit Certification Checklist should be submitted
to the Engineering Division for review, assuming no further design changes are
anticipated. Utility plan sets shall include only the cover sheet, any
applicable utility sheets and the standard detail sheets. Also, the MDEQ can
be contacted for an expedited review by their office.

Storm Sewer

19.
20.
21.

22.

23.

Provide storm sewer sizing calculations.
A minimum cover depth of 3 feet shall be maintained over all storm sewers.

Provide a four-foot deep sump and an oil/gas separator in the last storm
structure prior to discharge to the storm water basin. This can be done with
an elbow in the catch basin and does not need to be a separate unit.

Provide a schedule listing the casting type and other relevant information for
each proposed storm structure on the utility plan. Round castings shall be
provided on all catch basins except curb inlet structures.

Label all inlet storm structures on the profiles. Inlets are only permitted in
paved areas and when followed by a catch basin within 50 feet.

Storm Water Management Plan

24.

25.

26.

27.
28.

Provide calculations verifying the post-development runoff rate directed to
the proposed receiving drainage course does not exceed the pre-
development runoff rate for the site.

Provide additional information and documentation of the existing 12 foot
cross drain easement indicated on the plans.

Provide a cross section of the maintenance access route to the basin outlet
structure.

Provide a cross section of the pond and outlet structure.

Provide a 5-foot wide stone bridge allowing direct access to the standpipe

from the bank of the basin during high-water conditions (i.e. stone 6-inches
above high water elevation). Provide a detail and/or note as necessary.
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29. A 4-foot wide safety shelf is required one-foot below the permanent water

30.

surface elevation within the basin.

Provide an access easement for maintenance over the storm water
detention system. Also, include an access easement to the detention area
from the public road right-of-way.

Paving & Grading

31.

32.

33.

34.

Provide a sheet entitled site grading plan, separate from the Storm Water
Management Plan sheet.

Provide a construction materials table on the site Layout or Paving Plan listing
the quantity and material type for each pavement cross-section being
proposed.

The City standard minimum parking lot asphalt pavement cross section is 1.5
inches of 5E1 on 2.5 inches of 3C, on 8 inch 21AA compacted base OR 8 inch
limestone base within 100 feet of watercourse. Revise the asphalt cross
section to be consistent with this standard. Limestone base material must be
used within 100 feet of the wetland/water course.

Reference the City standard bituminous pavement detail for paving in the
right-of-way.

Soil Erosion and Sediment Control

35.

A SESC permit is required. Provide a Soil Erosion Control Plan with the Final Site
Plan. The review checklist detailing all SESC requirements is attached to this
letter. An informal review will be complete with the Final Site Plan if SESC plans
are included in the submittal. A separate application is required for the SESC
permit.

Off-Site Easements

36.

Any off-site utility easements anticipated must be executed prior to final
approval of the plans. Drafts of the easements and a recent title search shall
be submitted to the Community Development Department as soon as
possible for review, and shall be approved by the Engineering Division and
the City Attorney prior to executing the easements.

a. Temporary off-site construction easements for construction activity on the
adjacent parcels

b. An off-site emergency access agreement is required.

The following must be provided at the time of Final Site Plan submittal:

37.

An itemized construction cost estimate must be submitted to the Community
Development Department at the time of Final Site Plan submittal for the
determination of plan review and construction inspection fees. This estimate
should only include the civil site work and not any costs associated with
construction of the building or any demolition work. The cost estimate must
be itemized for each utility (water, sanitary, storm sewer), on-site paving, right-
of-way paving (including proposed right-of-way), grading, and the storm
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38.

39.

water basin (basin construction, control structure, pretreatment structure and
restoration).

A letter from either the applicant or the applicant’s engineer must be
submitted with the Final Site Plan highlighting the changes made to the plans
addressing each of the comments listed above and indicating the revised
sheets involved.

Draft copies of any off-site utility easements, a recent title search, and legal
escrow funds must be submitted to the Community Development
Department for review and approval by the Engineering Division and the City
Attorney prior to being executed.

The following must be submitted at the time of Stamping Set submittal:

40.

41.

42.

43.

A draft copy of the maintenance agreement for the storm water facilities, as
outlined in the Storm Water Management Ordinance, must be submitted to
the Community Development Department with the Final Site Plan. Once the
form of the agreement is approved, this agreement must be approved by
City Council and shall be recorded in the office of the Oakland County
Register of Deeds.

A draft copy of the 20-foot wide easement for the water main to be
constructed on the site must be submitted to the Community Development
Department.

A draft copy of the 20-foot wide easement for the sanitary sewer and
monitoring manhole to be constructed on the site must be submitted to the
Community Development Department.

Executed copies of any required off-site utility easements must be submitted
to the Community Development Department.

The following must be addressed prior to construction:

44,

45,

46.

47.

A pre-construction meeting shall be required prior to the commencement of
any site work. Please contact Sarah Marchioni in the Community
Development Department to setup a meeting (248-347-0430).

A City of Novi Grading Permit will be required prior to any grading on the site.
This permit will be issued at the pre-construction meeting. There is no fee for
this permit.

A Soil Erosion Control Permit must be obtained from the City of Novi. Contact
Sarah Marchioni in the Community Development Department (248-347-0430)
for forms and information.

A permit for work within the right-of-way of West Road must be obtained from
the City of Novi. The application is available from the City Engineering
Division and should be filed at the time of Final Site Plan submittal. Please
contact the Engineering Division at 248-347-0454 for further information.
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48. A permit for water main construction must be obtained from the MDEQ. This

49.

50.

51.

52.

53.

permit application must be submitted through the Water and Sewer Senior
Manager after the water main plans have been approved.

A permit for sanitary sewer construction must be obtained from the MDEQ.
This permit application must be submitted through the Water and Sewer
Senior Manager after the sanitary sewer plans have been approved.

Water and Sanitary Sewer Fees must be paid prior to the pre-construction
meeting. Contact the Water & Sewer Division at 248-347-0498 to determine
the amount of these fees.

Construction Inspection Fees, to be determined once the construction cost
estimate is submitted, must be paid prior to the pre-construction meeting.

A storm water performance guarantee, equal to 1.2 times the amount
required to complete storm water management and facilities as specified in
the Storm Water Management Ordinance, must be posted at Community
Development.

A street sign financial guarantee in an amount to be determined ($400 per
traffic control sign proposed) must be posted at Community Development.

To the extent this review letter addresses items and requirements that require the
approval of or a permit from an agency or entity other than the City, this review shall
not be considered an indication or statement that such approvals or permits will be

issued.

Please contact Darcy Rechtien at (248) 735-5695 with any questions.

Uong T Aochtion

Darcy‘?(l. Rechtien, P.E.

CcC:

Theresa Bridges, Engineering
George Melistas, Engineering
Lindsay Bell, Community Development
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Contact Name:

Phone Number:

Fax Number:

CITY OF NOVI ENGINEERING DIVISION
SOIL EROSION AND SEDIMENTATION CONTROL PLAN

CHECKLIST

SESC Application #: SE -
DATE COMPLETED:
DATE OF PLAN:

STATUS:

General Requirements — Following the initial Soil Erosion and Sedimentation Control permit application to the Community

Development Department, all SESC plan revisions shall be submitted directly to the Engineering Department for further
review and/or permit approval. One (1) copy of revised soil erosion plans, including response letter addressing the comments
below, shall be submitted for each subsequent review until the plan has been given approval by the Engineering Department,
at which point five (5) copies will be required for permit approval. Plans shall be signed and sealed, and the bond must be
submitted to the Treasurer’s Office prior to permit issuance.

ITEM
NO.

ITEM

Provided COMMENTS
on Plans

1.

Plan shall be at scale of not more than 1" = 200’,
include legal description, location, proximity to
lakes, streams or wetlands, slopes, etc.

]

Plan shall include a soil survey or a written
description of soil types of the exposed land area.

Plan shall show the limits of earth disruption.

Plan shall show tree protection fencing and
location of trees to be protected.

Plan shall show all existing and proposed on-site
drainage and dewatering facilities (i.e. structure
details, rim elev., etc.)

Detailed sequence of construction shall be
provided on plans structured similar to the
following, supplemented with site specific items:
1) Install tracking mat, 2) Install temp. SESC
measures, 3) Construct storm water basins and install
treatment structures, if applicable, 4) Install storm
sewer, with inlet protection to follow immediately, 5)
Remove all temp. SESC measures once site is
stabilized.

O O 0O o0

Plan must address maintenance of soil erosion
and sedimentation control measures (temporary
and permanent)

Provide a note stating if dewatering is anticipated
or encountered during construction a dewatering
plan must be submitted to the Engineering
Division for review.

A grading plan shall be provided, or grade
information shown on plan.

C:\Users\drechtien\Desktop\SESC CHECKLIST.doc
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10.

Note that it is the developer's responsibility to
grade and stabilize disturbances due to the
installation of public utilities.

11.

The CSWO shall be listed on permit application.

12.

Plan sealed by registered civil engineer with
original signature.

13.

An itemized cost estimate (Silt Fence, Inlet Filters,
Topsoil/Seed/Mulch, Const. Access, etc.) shall be
provided.

I O

The SESC financial guarantee will be
$ :

The SESC inspection fees will be
$

14.

Potential stockpile areas shall be shown on the
plan, with note stating a ring of silt fence will be
installed surrounding any stockpiled material.

15.

Sediment basin:  Provide filter on standpipe
outlet structure until site is stabilized, then
removed. Noted on plan and standpipe detail(s).

16.

Provide a note on the plan stating the storm
water basin will be stabilized prior to directing
flow to the basin.

17.

Pretreatment Structures: Noted to inspect
weekly for sediment accumulation until site is
stabilized, and will clean as required.

18.

Attach the Oakland County standard detail sheet.

19.

Construction mud tracking entrance: 75'x20’, 6"
of 1" to 3” stone, on geotextile fabric.

20.

Silt fence: 6” anchor trench, stakes 6’ on center.
Prominent line type on plan, with legend.

21.

Provide Silt Sack with overflow capability as the
inlet protection, and provide detail on plans.

22.

Catch basin inlet filters shall be provided on
existing roadways along construction route for
reasonable distance from site.

23.

Street sweeping and dust control shall be noted
on plan as responsibility of contractor.

24.

Vegetation shall be established within 5 days of
final grade, or whenever disturbed areas will
remain unchanged for 30 days or greater. 3-4” of
topsoil will be used where vegetation is required.

o4 od 4dg oo o o oo oo

25.

Vegetated buffer strips (25 wide wherever
possible) shall be created or retained along the
edges of all water bodies, water courses or
wetlands.

[]

26.

Diversion berms or terracing shall be
implemented where necessary.

[]

27.

All drainage ditches shall be stabilized with
erosion control blanket and shall utilize check

[]

C:\Users\drechtien\Desktop\SESC CHECKLIST.doc
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dams as necessary. Drainage ditches steeper
than 3% shall be sodded.

28. | Slopes steeper than 1V:6H (16%) shall be | [ ]
stabilized with erosion control blanket. Add this
note as a general note, and also in a prominent
location near any berm, etc. where a significant
slope is proposed.

29. | All culvert end sections must contain grouted rip- | []
rap in accordance with ordinance specifications.

ADDITIONAL COMMENTS:

1. Please note that installation of silt fencing or tree protection fencing shall not occur prior to the initial City
pre-construction meeting. When natural features exist on the site, inspection of staking may be required
prior to installation of the fencing.

Reviewed By:

C:\Users\drechtien\Desktop\SESC CHECKLIST.doc
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LEGAL REVIEW TRANSMITTAL FORM CITY USE ONLY

Engineering Documents

(Include the Transmittal with every submittal) Date Received:

N i
cityofnovi.org

PROJECT INFORMATION: (To be filled by Staff) Legal Permit No:
Site Plan No: JSP17-0035

Project Name: 46860 West Road Engineer:

Site Address: 46860 West Road

PRIMARY CONTACT INFORMATION: (To be filled by Applicant)

Contact Name: Phone:

Company: E-mail:

Contact Address:

TYPE OF DOCUMENTS SUBMITTING: (To be filled by Staff)

U | Initial Draft
Revised Draft

Final Signed and Notarized (Sign in black ink only or County will reject)
Consent page on the easement form should be signed by any lenders on the property

1. Digital copies are also accepted via e-mail for Initial and Revised Drafts. E-mail: hsmith@cityofnovi.org
2. Hard Copies are required for Final signed and Notarized submittal
3. All exhibits should be letter or legal sized (24” x 36” will not be accepted unless requested)

LEGAL DOCUMENTS REQUIRED: (To be filled by Staff)

All items checked below should be submitted together. Incomplete submittals will not be processed.

U | 10: Off-site Title Policy 23: R.O.W. Warranty Deed (add’l on ex. rd.)
U | 11: Off-Site Temporary Construction Agreement 24: R.O.W. Warranty Deed (new road)
12; Off-Site Storm Sewer and Drainage Easement 25: Roads Bill Of Sale
13:; Off-Site Sanitary Sewer Easement 26: Roads Sworn Statement
14: Off-Site Water Main Easement (Signed by DEVELOPER Only)
15: Title Policy 27: Roads Waivers Of Lien
16: Storm Drain Facility Maintenance Easement (Signed by ROADS CONTRACTOR Only)
17: Sanitary Sewer Easement 28: Ingress-Egress Easement
18: Sanitary Sewer Manhole Access Easement 29: Cross-Access Easement
19: Water Main Easement 30: Emergency Access Easement
20: Utilities Bill of Sale (SanSew/WM) 31: Sidewalk or Pathway Easement
21: Utilities Sworn Statement (SanSew/WM) 32: Boardwalk Bill of Sale
(Signed by DEVELOPER Only) 0 | 33: Other Off-site Emergency Access
22: Utility Waivers Of Lien Easement

(Signed by UTILITY CONTRACTOR Only)

MAINTENANCE/FINANCIAL GUARANTEES

Submit directly to Bond Coordinator under SEPARATE COVER. For any questions, call Angela Pawlowski, @ 248-347-0441

Additional Documents may be required during the review process

Questions? Contact Theresa Bridges, E-mail: tbridges@cityofnovi.org; Phone: 248-347-0454
City of Novi Public Services — Engineering Division, 26300 Lee BeGole Drive, Novi, MI 48375
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Revised Preliminary Site Plan - Landscaping
M

46860 West Road
NOVI

cityofnovi.org

Review Type
Revised Preliminary Site Plan Landscape Review

Property Characteristics

e Site Location: 46860 West Road

o Site Acreage: 3.76 acres

e Site Zoning: -1

e Adjacent Zoning: North, East, South: I-1, West: City of Wixom - Industrial
e Plan Date: 1/24/2018

Ordinance Considerations

This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning
Article 5.5 Landscape Standards, the Landscape Design Manual and any other applicable
provisions of the Zoning Ordinance. Items in bold below must be addressed and incorporated as
part of the revised Preliminary/Final Site Plan submittal. Please follow guidelines of the Zoning
Ordinance and Landscape Design Guidelines. This review and the accompanying Landscape
Chart is a summary and not intended to substitute for any Ordinance.

Recommendation

The project is recommended for approval. The comments below and on the accompanying
chart should be corrected in Preliminary or Final Site Plans, as indicated by bold or underlined
comments.

Ordinance Considerations
Existing Soils (Preliminary Site Plan checklist #10, #17)
Provided.

Existing and proposed overhead and underground utilities, including hydrants.(LDM 2.e.(4))
1. Provided.
2. Subcanopy trees will be used in the vicinity of overhead wires.
3. Please move the northern storm sewer line out of the landscape islands at the north end
of the site to remove the tree/utility conflict. The islands are required to have canopy
trees planted in them.

Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #17 and LDM 2.3 (2))

1. The applicant indicates that there are no regulated woodlands on the site, and only 2
trees 36”dbh or larger, both of which will be removed. 8 replacement trees are shown
for those trees.

2. Please show tree fencing at the Critical Root Zone (1’ beyond dripline) for all existing
trees to remain near the project area (including any along the property line) on the
Demolition or Grading Plan when it is created.

3. Please show existing trees within the grading easement east of the detention pond. Any
of these removed during construction need to be replaced.
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Woodland Replacement Trees
See ECT’s review for a more detailed discussion of woodland replacement trees.

Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii)
The site is not adjacent to any residential property.

Adjacent to Public Rights-of-Way — Berm (Wall) & Buffer (Zoning Sec. 5.5.3.B.ii and iii)

1. The site has 280 If of frontage along West Road. The ordinance allows the deduction of
the widths of the access aisle for greenbelt trees and the clear vision zone for street trees.
Based on these factors, and the revised ordinance, only 6 canopy and 7 subcanopy
greenbelt trees, and 4 canopy or 6 subcanopy street trees are required.

The required trees are all provided.

3. Please show the building street number location (on the building and/or any sign
proposed) on the plan and create clear views to the number from the road for use by
emergency vehicles.

N

Street Tree Requirements (Zoning Sec. 5.5.3.E.i.c and LDM 1.d.)
1. Based on the frontage and clear vision zone mentioned above, 4 canopy or 6
subcanopy trees are required.
2. Six subcanopy trees are provided.

Parking Lot Landscaping (Zoning Sec. 5.5.3.C.)
1. Based on the proposed vehicular use area, 2541sf of interior landscape area is required,
and 4909 sf is provided.
2. 13 canopy trees are required and are provided.
3. 3 of the islands are undersized and need to be enlarged, and one island also needs a
tree. See the landscape chart for more details.

Parking Lot Perimeter Canopy Trees (Zoning Sec. 5.5.3.C.iv
1. Based on the perimeter, 40 deciduous canopy trees are required and 40 are provided.
2. Please space out the trees to no closer than 1/30If.

Loading Zone screening (Zoning Sec. 3.14, 3.15, 4.55, 4.56, 5.5)
The loading zone screening is sufficient.

Utility Box Screening (LDM 6)
Please add more of the narrow boxwood to completely screen the DTE box per the detail.

Building Foundation Landscape (Zoning Sec 5.5.3.D.)
1. Based on the 735If building perimeter, 5,880sf of landscaping is provided and 6312sf is
provided. Greater than 75% of the building perimeter is landscaped acceptably.
2. 85% of the building fronting on West Road is landscaped, exceeding the 60%
requirement.

Storm Basin Landscape (Zoning Sec 5.5.3.E.ivand LDM 1.d.(3)
The required shrubs are provided.

Plant List (LDM 2.h. and t.)
1. Provided.
2. The plant diversity and percentage of native species used are both sufficient.

Planting Notations and Details (LDM)
1. Provided.
2. Please add a cross section detail for the berm.
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Irrigation (LDM 1.a.(1)(e) and 2.s)
The proposed landscaping must be provided with sufficient water to become established
and survive over the long term. Please note how this will be accomplished if an irrigation
plan is not provided on the final site plans.

Proposed topography. 2’ contour minimum (LDM 2.e.(1))
Provided.

Snow Deposit (LDM.2.9.)
Provided.

Proposed trees to be saved (Sec 37 Woodland Protection 37-9, LDM 2.e.(1))
No trees on the site are being preserved.

Corner Clearance (Zoning Sec 5.9)
Provided.

If the applicant has any questions concerning the above review or the process in general, do
not hesitate to contact me at 248.735.5621 or rmeader rmeader@cityofnovi.org.

Y Mendh,.

Rick Meader — Landscape Architect
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LANDSCAPE REVIEW SUMMARY CHART - Revised Preliminary Site Plan

Review Date:
Project Name:
Plan Date:
Prepared by:

February 2, 2018
JSP17 - 0035: 46860 WEST ROAD BUILDING
1/24/2018
Rick Meader, Landscape Architect E-mail: rmeader@cityofnovi.orqg;

Phone: (248) 735-5621

Items in Bold need to be addressed by the applicant before approval of the Preliminary Site Plan.
Underlined items need to be addressed for Final Site Plan.

ltem Required Proposed gsg;s Comments
Landscape Plan Requirements (LDM (2)
= New commercial or
residential
developments
= Addition to existing
building greater than
25% increase in overall
Landscape Plan footage or 400 SF
(Zoning Sec 5.5.2, whichever is less. Yes Yes Scale 17=30’
LDM 2.e)) = 17=20" minimum with
proper North.
Variations from this
scale can be
approved by LA
= Consistent with plans
throughout set
E’Lrgjl\jczt':;;ormatlon Name and Address Yes Yes
Name, address and
Owner/Developer telephone number of
Contact Information the owner and Yes Yes
(LDM 2.a.) developer or
association
Landscape Architect | Name, Address and
contact information telephone number of Yes Yes
(LDM 2.b.) RLA
Sealed by LA. Requwes original Yes Yes Need for Final Site Plans
(LDM 2.9.) signature
Miss Dig Note
(800) 482-7171 Show on all plan sheets | Yes Yes
(LDM.3.a.(8))
Parcel: I-1
. Include all adjacent North,East,South: I-1
Zoning (LDM 2.f.) zoning West: Wixom Yes
(industrial)
Survey information " Legal desc_ription or
boundary line survey Yes Yes
(LDM 2.c.) L
» Existing topography
Existing plant material | = Show location type = 2large walnut Yes Please show the

Existing woodlands or

and size. Label to be

trees are located

existing trees on the
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ltem Required Proposed E:Agg: Comments
wetlands saved or removed. and are shown east side of the
(LDM 2.e.(2)) = Plan shall state if none as being detention pond where
exists. removed. the grading easement
= Calculations and will be. Any existing
required tree in that area that is
replacements removed or negatively
are provided. impacted as part of the
grading shall be
replaced with a 2.5”
caliper deciduous
canopy tree.
= As determined by Soils
survey of Oakland
Soil types (LDM.2.r.) county Yes Yes Landscaping Sheet 1
= Show types,
boundaries
Existing and Exi_stirjg and proposed
proposed buﬂd_mgs, easements,
improvements parl_<|ng spaces, Yes Yes
(LDM 2.¢.(4)) vehicular use areas, and
R.O.W
1. The current
alignment of the
northern east-west
storm line does not
allow the trees to be
centered in the
Existing and Overhead and |s_Iands to create a
. - visual break between
proposed utilities underground utilities, Yes Yes
(LDM 2.e.(4)) including hydrants the bays.

o 2. Please shift the
northern east-west
storm line out of the
islands’ centers, so
the required trees
can be planted
there.

Proposed gr_ading. 2’ Provide proposed Spot elevations and
contour minimum Y contours are Yes
(LDM 2.e.(1)) contours at 2’ interval provided

Snow deposit Show snow deposit

(LDM.2.9.) areas on plan ves ves

LANDSCAPING REQUIREMENTS

Parking Area Landscape Requirements LDM 1.c. & Calculations (LDM 2.0.)

General requirements

= Clear sight distance

(LDM 1.c) within parking islands Yes Yes
= No evergreen trees

Name, type and . —

number of ground As proposed on planting | |, Yes A note indicates that all

cover (LDM 1.c.(5))

islands

islands will be seeded.
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ltem Required Proposed E:Agg: Comments
General (Zoning Sec 5.5.3.C.ii)

1. Please enlarge the
148sf island east of
the building to at
least 200sf.

2. Please enlarge the
island at the
southeast corner of

= A minimum of 300 SF the building to 200sf
Parking lot Islands t(,), quality and_plant a
(@ b. i) = 6” curbs . . Yes Yes deciduous canopy
» Islands minimum width tree there.

10’ BOC to BOC 3. Please enlarge the
central island just
south of the building
to 200sf.

4. The end islands could
be reduced in area
to accomplish these
changes.

Parking stall can be
Curbs and Parking reducedfo 1.7’ and the
stall reduction (c) qurb to4 adjgpent toa | Yes Yes
sidewalk of minimum 7
ft.
Contiguous space Maximum of 15
N . Yes Yes
limit (i) contiguous spaces
No plantings with
Plantings around Fire matured height greater Yes Yes
Hydrant (d) than 12’ within 10 ft. of
fire hydrants
Areas not dedicated to
parking use or driveways
Landscaped area (g) exceeding 100 sq. ft. Yes Yes
shall be landscaped
25 ft corner clearance
Clear Zones (LDM required. Referto Yes Yes

2.3.(5))

Zoning Section 5.5.9

Category 1: For OS-1, 0S-2, OSC, OST, B-1, B-2, B-3, NCC, EXPO, FS, TC, TC-1, RC, Special Land Use or non-
residential use in any R district (Zoning Sec 5.5.3.C.iii)

A = Total square
footage of paved
area x 7%

A= XSFx7%= Asf

NA

B = Total square
footage of additional
paved vehicular use
areas over 50,000 SF)
X1 %

B= xSFx1% = Bsf

NA

Category 2: For: I-1 and I-2 (Zoning Sec 5.5.3.C.iii)

A = Total square

e A= xSFx5%= Asf

NA
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. Meets
ltem Required Proposed Code Comments
footage of paved e A =50,000*5% = 2500 sf
area x 5%

B = Total square
footage ofladdltlonal B = xSEx05%= Bsf
paved vehicular use B = 8958 % 05% < 41 f NA See above
areas over 50,000 SF) - 070 =

X 0.5 %

All Categories

1. The island at the
southeast corner of
the building should
be at least 200sf and

1('i)t:a/lb\sJr Buare footage |° A+B=Csf 49009 sf Yes have a tree planted
9 tag o 2500sf + 41sf = 2541 sf in it. Please adjust as
of landscaped islands required

2. Two other islands
should be enlarged
as noted above.

D =C/200 _
Number of canopy €/200 = D_trees 13 trees Yes

: 2541/200 = 13 trees
trees required

1. Please space the

= 40 trees perimeter trees out to
* (Includes 6 no more than 1/30If.
. greenbelt trees Currently they are
Perimeter Green .
. = 1 Canopy tree per 35 If adjacent to the too crowded.
space (Zoning Sec. e : Yes
y = 1384/35 = 40 trees access aisle, 2. If necessary, the oak
5.5.3.C.iv) oo
which is replacement trees
allowed by the can be placed on
ordinance) the east side of the
detention pond.
Parking land banked | = NA No

Berms, Walls and ROW Planting Requirements

Berms

= All berms shall have a maximum slope of 33%. Gradual slopes are encouraged. Show 1ft. contours
= Berm should be located on lot line except in conflict with utilities.
= Berms should be constructed of loam with 6” of top soil.

Residential Adjacent to Non-residential (Sec 5.5.3.A) & (LDM 1.a)

Refer to Residential
Berm requirements Adjacent to Non- NA No residential zoning is
(Zoning Sec 5.5.A) residential berm adjacent to site.

requirements chart

Planting requirements

(LDM 1.a.) LDM Novi Street Tree List | NA

Adjacent to Public Rights-of-Way (Sec 5.5.B) and (LDM 1.b)

Be”‘? requirements 3 foot tall berm with 3
(Zoning Sec Yes Yes

5.5.3.A.(5)) foot crest
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sidewalk and curb
(Novi Street Tree List)

e (280-120)/45 = 4 trees

wires

. Meets
ltem Required Proposed Code Comments
Cross-Section of Berms (LDM 2.j)
» Label contour lines
» Maximum 33% .
. Please provide a berm
. = Min. 3 feet flat . .
Slope, height and . cross section showing
) horizontal area No .
width construction of loam
» Constructed of loam with 6” laver of topsoil
with 6” top layer of 4 psotl.
topsoail
Type of Ground NA
Cover
Overhead utility lines SubcCANODY trees
and 15 ft. setback from are oro (E)sye d as
Setbacks from Utilities | edge of utility or 20 ft. prop Yes
street trees due to
setback from closest .
overhead wires.
pole
Wallls (LDM 2.k & Zoning Sec 5.5.3.vi)
Freestanding walls
Material, height and should have brick or
type of construction stone exterior with None
footing masonry or concrete
interior
Walls greater than 3
% ft. should be NA
designed and sealed
by an Engineer
ROW Landscape Screening Requirements(Sec 5.5.3.B. ii)
Greenbelt width Adjacent to Parking: 25
25 feet Yes
2)(3) (5) ft.
Min. berm crest width | 3 feet Yes Yes
Minimum berm height 3 feet Ves Ves
9)
3’ wall @[ No
Please show on the
plan’s building or
monument sign (if there
Canopy deciduous or is one) where the street
Py = Parking: 1 tree per 40 If number will be and
large evergreen trees _ 6 trees Yes S .
Notes (1) (10) = (280-35)/40 = 6 trees create viewing gaps in
the greenbelt from the
road to the number for
use by emergency
vehicles.
Sub-canopy . o
deciduous trees . (ng'gg) ég?e? F:reere?f I 7 trees Yes See above
Notes (2)(10) -
Canopy deciduous
trees in area between | ¢ Parking: 1 tree per 45 If 6 subcanopy trees
: due to overhead Yes See above
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. Meets
Item Required Proposed Code Comments
Non-Residential Zoning Sec 5.5.3.E.iii & LDM 1.d (2)
Refer to Planting in ROW, building foundation landscape, parking lot landscaping and LDM
= 1 canopy deciduous
or 1 large evergreen
per 35 |.f. along ROW
Interior Street to " No evergreen trees
. o closer than 20 ft.
Industrial subdivision | _ 3 sub canopy trees per NA
(LDM 1.d.(2)) 40 |f. of total linear
frontage
= Plant massing for 25%
of ROW
Screening of outdoor
storage,
loading/unloading Yes Yes
(Zoning Sec. 3.14,
3.15, 4.55, 4.56, 5.5)
* A minimum of 2ft. 1. The boxwood
separation between chosen has a mature
P width of 2 feet but
- box and the plants
Transformers/Utility the plan shows them
= Ground cover below .
boxes 4” is allowed up to Yes Yes at 5 feet wide.
(LDM 1.e from 1 P 2. Please add the
pad. .
through 5) . required number of
= No plant materials
o shrubs for complete
within 8 ft. from the .
screening of the
doors .
utility box.
Building Foundation Landscape Requirements (Sec 5.5.3.D)
= Equals to entire 6312sf landscaping
Interior site perimeter of the is provided around
landscaning SF building x 8 with a the entire building, | Yes
ping minimum width of 4 ft. | less paved access
= 735 If x 8ft = 5880 SF points.
. . If visible from public
iﬁ?{g&i?ﬁ);igﬁg street a minimum of 60% | 85% of the West
@) of the exterior building Road frontage is Yes
perimeter should be landscaped.
covered in green space
Detention/Retention Basin Requirements (Sec. 5.5.3.E.iv)
= Clusters shall cover 70-
75% of the basin rim
Planting requirements area Required
g requ = 10” to 14” tall grass landscaping is Yes
(Sec. 5.5.3.E.iv) . . .
along sides of basin provided.
» Refer to wetland for
basin mix
LANDSCAPING NOTES, DETAILS AND GENERAL REQUIREMENTS
Landscape Notes — Utilize City of Novi Standard Notes
Installation date Provide intended date Between Mar 15 Yes
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. Meets
Item Required Proposed Code Comments
(LDM 2.I. & Zoning and Nov 15.
Sec 5.5.5.B)
» Include statement of
intent to install and
Maintenance & guara_ntee all
. materials for 2 years.
Statement of intent =
. » Include a minimum Yes Yes
(LDM 2.m & Zoning o
Sec 5.5.6) one cultivation in
e June, July and August
for the 2-year warranty
period.
Plant source
(LDM 2.n & LDM S?g\'/'\/geNrgofhfg:jgursery Yes Yes
3.a.(2)) grown, No.. grade.
A fully automatic
S irrigation system and a . . .
I(irgatlzo?)plan method of draining is No Yes E;?]uwed for Final Site
h required with Final Site —
Plan
In General Landscape
Other information NA Note #31, please
(LDM 2.u) change March 15 to
April 15.
Establishment period
(Zoning Sec 5.5.6.8) 2 yr. Guarantee Yes Yes
Approval of City must approve any
substitutions. substitutions in writing Yes Yes
(Zoning Sec 5.5.5.F) prior to installation.
Plant List (LDM 2.h.) — Include all cost estimates
Quantities and sizes Yes Yes
Root type Yes Yes
Botanical and Refer tlo LDM suggested
plant list Yes Yes
common names
Type and amount of Yes Yes
lawn
Required for Final Site
. For all new plantings, Plan. Use the standard
Cost estimate - - )
(LDM 2.1) mulch and sod as listed | No cost list at :
' on the plan http://tinyurl.com/I9hdje
2
Planting Details/Info (LDM 2.i) — Utilize City of Novi Standard Details
Canopy Deciduous Yes Yes
Tree
Evergreen Tree = Refer to LDM for detail | Y€S Yes
Shrub drawings Yes Yes
Perennial/ Yes Yes

Ground Cover
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Item Required Proposed gsg;s Comments
Tree stakes and guys.
(Wood stakes, fabric Yes/No/NA Yes/No
guys)
Tree protection Located at C;rmcal Root
. Zone (1’ outside of Yes Yes
fencing -
dripline)
Other Plant Material Requirements (LDM 3)
Please revise this note
. Plant materials shall not to say Fhat the
General Conditions o restriction does not
be planted within 4 ft. of | Yes Yes ;
(LDM 3.a) property line apply to required
replacements in off-site
grading easement area.
e No woodlands.
Plant Materials & Clearly show treesto be | e 2large black
L . Replacements for trees
Existing Plant Material | removed and trees to walnuts to be Yes are planted on site
(LDM 3.b) be saved. removed are '
shown on plan.
Substitutions to
landscape standards for
preserved canopy trees
Landscape tree outside woodlands/ No
credit (LDM3.b.(d)) wetlands should be
approved by LA. Refer
to Landscape tree
Credit Chart in LDM
Plant Sizes for ROW, Canopy Deciduous shall
Woodland be 3” and sub-canopy
replacement and deciduous shall be 2.5” Yes Yes
others caliper. Refer to section
(LDM 3.0) for more details
Plant size credit
(LDM3.c.(2)) NA No
Prohibited Plants No plants on City No Yes
(LDM 3.d) Invasive Species List
Recommended trees
for planting under Label the distance from Ves Ves
overhead utilities the overhead utilities
(LDM 3.e)
Collected or
Transplanted trees No
(LDM 3.9)
Nonliving Durable = Trees shall be mulched
Material: Mulch (LDM to 3” depth and
4) shrubs, groundcovers
to 2” depth
= Specify natural color, Yes Yes
finely shredded

hardwood bark mulch.

Include in cost
estimate.
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. Meets
ltem Required Proposed Code Comments
= Refer to section for
additional information
NOTES:

1. This table is a working summary chart and not intended to substitute for any Ordinance or City of Novi
requirements or standards.
2. The section of the applicable ordinance or standard is indicated in parenthesis. For the landscape
requirements, please see the Zoning Ordinance landscape section 5.5 and the Landscape Design
Manual for the appropriate items under the applicable zoning classification.
3. Please include a written response to any points requiring clarification or for any corresponding site plan
modifications to the City of Novi Planning Department with future submittals.
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2200 Commonwealth
Blvd., Suite 300

Ann Arbor, MI

48105

(734)
769-3004

FAX (734)
769-3164

l Consulting &
Technology, Inc.

ECT No. 170765-0200
February 12, 2018

Ms. Barbara McBeth, AICP

City Planner

Community Development Department
City of Novi

45175 W. Ten Mile Road

Novi, Michigan 48375

Re: 46860 West Road (JSP17-0035)
Wetland Review of the Revised Preliminary Site Plan (PSP18-0011)

Dear Ms. McBeth:

Environmental Consulting & Technology, Inc. (ECT) has reviewed the Revised Preliminary Site Plan for
the proposed 46860 West Road Project prepared by Engineering and Surveying Services, Inc. and G.A.V.
Associates, Inc. dated January 5, 2018 and stamped “Received” by the City of Novi Community
Development Department on January 24, 2018 (Plan). The Plan was reviewed for conformance with the
City of Novi Wetland and Watercourse Protection Ordinance and the natural features setback provisions in
the Zoning Ordinance. ECT conducted wetland boundary verifications for the site on several occasions,
the most recent site visit was on August 23, 2017. The site was reviewed for the presence of regulated
wetlands as defined in the City of Novi Wetland and Watercourse Protection Ordinance.

ECT cutrently recommends approval of the Revised Preliminary Site Plan for Wetlands. The
Applicant shall address the items noted in the Wetland Comments Section of this letter prior to

receiving Wetland approval of the Final Site Plan.

The following wetland related items are required for this project:

Item Required/Not Required/Not Applicable

Wetland Permit (specify Non-Minor or Minor) | Required (Non-Minor)

Wetland Mitigation Required
Wetland Buffer Authorization Required
MDEQ Permit Not Required
Wetland Conservation Easement Required

The proposed development is located on the north side of West Road, west of Hudson Drive, Section 4.
The site consists of disturbed open space as well as some trees on the south and the west sides. The overall
project site area is listed as 3.76 acres and is bounded by industrial developments to the north and east,
railroad right-of-way to the west, and West Road to the south. The proposed project includes the
construction of an office and light industrial building, associated parking, utilities, stormwater sediment
forebay, stormwater detention basin and wetland mitigation area and a stormwater bioswale.

An Equal Opportunity/Affirmative Action Employer
www.ectinc.com
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City of Novi Ordinance Requirements
The City of Novi Wetland and Watercourse Protection Ordinance (City of Novi Code of Ordinances, Part

II, Chapter 12, Article V.; Division 2.) describes the regulatory criteria for wetlands and review standards
for wetland permit applications.

The wetland essentiality criteria as described in the Wetland and Watercourse Protection Ordinance atre
included below. Wetlands deemed essential by the City of Novi require the approval of a use permit for
any proposed impacts to the wetland.

All noncontignons wetland areas of less than two (2) acres which appear on the wetlands inventory map, or which are
otherwise identified during a field inspection by the city, shall be analyzed for the purpose of determining whether such
areas are essential to the preservation of the natural resonrces of the city. ...In making the determination, the city shall
find that one (1) or more of the following exist at the particular site:

(1) The site supports state or federal endangered or threatened plants, fish or wildlife appearing on a list
specified in Section 36505 of the Natural Resources Environmental Protection Act (Act 4571 of
1994) [previously section 6 of the endangered species act of 1974, Act No. 203 of the Public Acts of
1974, being section 229.226 of the Michigan Compiled Laws).

(2)  The site represents what is identified as a locally rare or unigue ecosystem.

(3) The site supports plants or animals of an identified local importance.

(4) The site provides groundwater recharge documented by a public agency.

(5) The site provides flood and storm control by the hydrologic absorption and storage capacity of the
wetland.

(6) The site provides wildlife habitat by providing breeding, nesting or feeding grounds or cover for forms of
wildlife, waterfowl, including migratory waterfowl, and rare, threatened or endangered wildlife species.

(7) The site provides protection of subsurface water resources and provision of valuable watersheds and
recharging groundwater supplies.

(8)  The site provides pollution treatment by serving as a biological and chemical oxidation basin.

(9) The site provides erosion control by serving as a sedimentation area and filtering basin, absorbing silt
and organic matter.

(10) The site provides sources of nutrients in water food cycles and nursery grounds and sanctuaries for

fish.

After determining that a wetland less than two (2) acres in size is essential to the preservation of the natural
resources of the city, the wetland use permit application shall be reviewed according to the standards in subsection
12-174(a).

Wetland Evaluation

The focus of the on-site wetland boundary verification inspections was to review site conditions in order to
determine whether regulated wetlands are found on the subject property. The site contains City Regulated
Wetland Areas as defined on the City’s Regulated Wetland Map (see Figure 1). It should be noted that the
current Topographic Survey (Dwg. No. T-1) appears to indicate the surveyed locations of the wetland
flagging/staking that ECT observed on-site. One (1) existing wetland area was flagged in the northeast
portion of the site using survey lath numbered Al to A29. The applicant’s wetland consultant also flagged
two (2) upland inclusion areas numbered B1 to B11 and C1 to C16. The plant species found in the wetland
appeared to be dominated by common reed (Phragmites anstralis), reed canary grass (Phalaris arundinacea) and
purple loosestrife (Lythrum salicaria). These species are invasive plants that are not considered desirable
wetland plants as they are pervasive and provide little benefit to wildlife as habitat and food source material.

Y/ M Environmental
: l Consulting &
Technology, Inc.
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Based on the existing vegetation, topography, and assessment of site soils by hand-digging test pits, it is
ECT’s assessment that Wetland A was adequately delineated by the applicant’s wetland consultant, CMS
Environmental Services.

The Topographic Survey notes the following:

e  Overall “low land” (i.e., wetland) acreage = 0.4604

e Upland — 1 acreage = 0.0585

e Upland — 2 acreage = 0.0138
Wetland Acreage = 0.3881 Acres

The Plan proposes to fill Wetland A, partially for the purpose of parking lot construction.

Regulatory Discussion

Wetland A (i.e., area surveyed and indicated as “low land” by the applicant) is depicted as regulated wetland
on the City of Novi Regulated Wetland and Watercourse Map (Figure 1). ECT has evaluated Wetland A
and believes that the wetland provides one or more of the functions and values as described in the wetland
ordinance essentiality criteria. The wetland should be considered essential and therefore regulated by the
City’s Wetland and Watercourse Protection Ordinance. This wetland is an emergent/open water wetland.

Specifically, Wetland A provides for flood and storm control by the hydrologic absorption and storage
capacity of the wetland and serves as a sedimentation area and filtering basin as this wetland area seasonally
holds significant amounts of water. It should be noted that there appears to be a storm sewer end section
located on the east side of Wetland A (i.e., adjacent to the existing parking lot east of Wetland A). The
proposed plan appears to incorporate this storm sewer into the design of the outlet control structure for
the detention basin. The proposed detention basin will outlet through a riser pipe/outlet control structure
that will be connected to this storm sewer pipe.

Proposed Wetland Mitigation

It should be noted that in those cases where an activity results in the impact to wetland areas of 0.25-acre
or greater that are deemed essential under City of Novi Ordinance subsection 12-174(b) mitigation shall be
required. The current Plan appears to propose an impact to all of the existing on-site wetlands (i.e., 0.3881-
acre).

In our Wetland Review of the Preliminary Site Plan letter dated December 7, 2017, ECT recommended that the
applicant submit a mitigation plan which provides for the establishment of replacement wetlands at a ratio
that is consistent with the type of wetland being impacted if the impacts meet or exceed the City’s 0.25-acre
threshold. In general, emergent and scrub-shrub wetlands require 1.5-to-1 mitigation and forested wetlands
require 2.0-to-1 mitigation. Open water areas generally require 1-to-1 mitigation. ECT suggested that the
existing wetland area be mitigated for at a 1-to-1 ratio, as it is of low-quality and its main function is flood
and storm water control as well as filtering and/or absorbing silt or organic matter.

As noted above, the on-site wetland area is considered to be a low-quality wetland based on the vegetative

community present (i.e.,, dominated by invasive plant species). The applicant has now identified
compensatory wetland mitigation on-site in two (2) areas:
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e Associated with the stormwater outlet from the stormwater sediment forebay (15,623 square
feet/0.359-acre);

e Bioswale located in an island within the southernmost parking area (3,156 square feet/0.072-acte);

e Total On-Site Wetland Mitigation = 18,779 square feet/0.431-acre)

It is our belief that the applicant will be able to provide the proposed stormwater detention basin design
that incorporates appropriate grading, seeding, and planting that will likely result in a more desirable wetland
condition than the existing on-site wetland area.

Wetland Comments

The following are repeat comments from our Wetland Review of the Preliminary Site Plan (PSP17-0167) letter
dated December 7, 2017. The current status of each comment follows in bold italics. Please consider the
following when preparing the Final Site Plan submittal:

1. The applicant shall clearly indicate these boundaties and the associated areas (square feet and/or
acreage) of Wetland A and the 25-foot wetland buffer on all future site plan or concept plan
submittals. Specifically, the applicant shall provide the following information on subsequent
plans:

a. Area of the on-site 25-foot wetland buffer/setback (squate feet or acres);

b. Area (square feet or acres) of all proposed impacts (both temporary and permanent) to
the 25-foot wetland buffer/setback;

c. Area (squate feet or acres) and volume of cut/fill (cubic yards) of all proposed impacts
(both temporary and permanent) to Wetland A.

This comment has been partially addressed. Specifically, the applicant should provide the
following information on the Final Site Plan:

® Area (square feet or acres) of the existing 25-foot wetland buffer;
e Volume (cubic yards) of the proposed wetland cut and/or fill.

2. The Applicant has not identified an area of compensatory wetland mitigation on-site. The applicant
shall provide a revised stormwater detention basin design that incorporates appropriate grading,
seeding, and planting necessary to create an area of wetland mitigation in conjunction with the
required storm water detention function.

The applicant could provide adequate mitigation for the proposed wetland disturbance through the
construction of a wetland shelf within the stormwater detention area. It is our belief that the
proposed stormwater detention basin, associated grading and a proposed native restoration seed
mix would likely result in a more desirable wetland condition than the existing wetland area.

In lieu of creating wetland habitat on-site within the proposed stormwater detention basin, 0.58
acres of wetland mitigation (1.5-to-1 replacement ratio) can be proposed at an off-site mitigation

location consistent with Section 12-176 of the City’s Wetland Ordinance.

This comment has been adequately addressed. The applicant was required to provide for
a minimum of 0.38-acre of on-site wetland mitigation. A total of 0.43-acre has now been
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provided in two (2) areas including 0.359-acre in the area associated with the stormwater
outlet from the stormwater sediment forebay and in a bioswale located in a parking lot
Island within the southernmost parking area (0.072-acre).

The applicant shall provide additional information with regard the proposed stormwater detention
basin design; including a narrative description of proposed construction methodology, proposed
vegetation planting plan and any anticipated monitoring and/or invasive species treatment
measures. Please review and revise the Plan as necessary in order to indicate how the proposed
wetland impacts will be compensated.

The applicant has provided a Landscape & Tree Replacement Plan (Sheet L-1 of 2) that
now provides more detailed information related to the proposed wetland mitigation areas
including proposed seed mixes and a planting plan. In the Final Site Plan submittal, the
applicant shall provide information that describes the anticipated wetland mitigation
monitoring and invasive species treatment measures. The City of Novi’s Wetland
Ordinance (Sec. 12-176) notes that:

The applicant shall also provide as a part of the mitigation plan, a program to monitor
the status of the replacement wetland for up to five (5) years after the wetland
mitigation has been planted in the mitigation area. The monitoring program shall
Include annual progress reports submitted no later than December 1 of each year to
the body approving the permit, which provide the following information:

1. A measure of the percentage of coverage of wetland species versus upland
species.

A measure of vegetation diversity.

A description of vegetation and animal community structure.

A record and description of hydrological development.

A written summary of wetland development describing the progression of
wetland development.

6. A photographic record of the wetland for each year.

STIENNEN

Any proposed stormwater detention basin shall include a 25-foot setback vegetated with an
appropriate native vegetation. Sod or common grass seed will not be approved in these areas. It
should be noted that the City of Novi Zoning Ordinance (Section 3.6.2 M i & ii (f.k.a. 2400 T)),
notes the following:

There shall be maintained in all districts a wetland and waterconrse setback, as provided herein, nnless and to
the exctent, it is determined to be in the public interest not to maintain such a sethack. The intent of this provision
is to require a minimum setback _from wetlands and waterconrses. ..

For the purposes of this regulation the terms “wetland” or “waterconrse” shall be defined as set forth in Section
12-152 of the Nowi Code of Ordinances. The setback required to be maintained by this regulation shall be
twenty-five (25) feet from the boundary of a wetland, and twenty-five (25) feet from the ordinary high-water
mark of a waterconrse.

Section 12-152 of the Code of Ordinances defines:
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Watercourse shall mean any waterway, drainageway, drain, river, stream, lake, pond or
detention basin, or any body of surface water having well-defined banks, whether
continually or intermittently flowing.

Wetland means land characterized by the presence of water at a frequency and duration
sufficient to support and that under normal circumstances does support wetland vegetation
or aquatic life and is commonly referred to as bog, swamp or marsh.

This comment still applies. The Landscape & Tree Replacement Plan appears to
propose a lawn seed mix within the 25-foot setback of the proposed wetland mitigation
area. ECT urges the applicant to plant a native grass or forb seed mix within the area
surrounding the basin/mitigation area in lieu of planting sod or common grass seed. As
noted in the City’s Zoning Ordinance, the benefits of a wetland/watercourse setback
Include the following:

e  Protect unique wildlife habitat and habitat transition, including, without
Iimitation, feeding, nesting, resting and traveling areas for numerous animals;
and

e  Protection of surface water run-off and water quality for pollution preventing
purposes.

These benefits would be better provided for with a mix of native grasses and forbs as
opposed to sod or common grass seed.

Additional comments include the following:

5. The Preliminary Site Plan (Sheet SP-1) notes that the wetland mitigation area associated with the
stormwater sediment forebay is 0.359-acres in size. The Landscape & Tree Replacement Plan (Sheet L-
1 of 2) notes that 0.3087-acre of Wetland Mitigation Seed Mix will be provided in this area. The
applicant shall address this small discrepancy in the wetland mitigation area on the Plan.

6. A note on the Landscape & T'ree Replacement Plan (Sheet 1-1 of 2) should be removed that points to
the proposed bioswale. This “typical” note reads:

Landscape islands to be seeded with lawn, except 4-foot diameter mulch area around trees (tp.).

It should be clear that the bioswale island should be planted with the proposed bioswale seed mix
and not “lawn”. This “typical” note should be deleted or moved on the Plan.

7. The Applicant shall provide wetland conservation easements as directed by the City of Novi
Community Development Department for proposed wetland mitigation areas. A Conservation
Easement shall be executed covering all remaining wetland areas on site (if applicable) as well as
proposed wetland mitigation areas. This language shall be submitted to the City Attorney for
review. The executed easement must be returned to the City Attorney within 60 days of the
issuance of the City of Novi Wetland and Watercourse permit.
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8. It should be noted that the Plan proposes the removal of two (2) trees that are greater than 36-
inches diameter-at-breast-height (DBH). These trees are #917 (37" walnut) and #918 (45” walnut).
Each tree requires four (4) Woodland Replacement Credits per the City of Novi Woodland
Otrdinance. Therefore, a total of eight (8) Woodland Replacement Tree Credits are required. The
applicant is prepared to meet this through the planting of 5 sugar maple and 3 white oak trees. It
should be noted that The Applicant shall provide preservation/conservation easements as directed
by the City of Novi Community Development Department for any areas of planted woodland
replacement trees. The applicant shall demonstrate that the all proposed woodland replacement
trees will be guaranteed to be preserved as planted with a conservation easement or landscape
easement to be granted to the city. This language shall be submitted to the City Attorney for
review. The executed easement must be returned to the City Attorney within 60 days of the
issuance of the City of Novi Woodland permit. These easement areas shall be indicated on the
Plan.

Conclusion

One (1) wetland area (Wetland A) is located on the northeast section of the site. ECT was able to assess
the applicant’s wetland boundary flags at the time of our latest site inspection. Based on the existing
vegetation, topography, and assessment of site soils by hand-digging test pits, it is ECT’s assessment that
Wetland A (including upland inclusion areas 1 and 2) has been adequately delineated at this time.

The applicant has now provided a minimum of 1-to-1 wetland mitigation for the proposed 0.3881-acre
wetland impact. Specifically, a total of 0.431-acre of wetland mitigation area has been indicated on the Plan.

Recommendation

ECT currently recommends approval of the Revised Preliminary Site Plan for Wetlands. The Applicant
shall address the items noted in the Wetland Comments Section of this letter prior to receiving Wetland
approval of the Final Site Plan.

If you have any questions regarding the contents of this letter, please contact us.
Respectfully submitted,
ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC.

LAY /(wthw GlevVL Y M

Matthew Carmer Pete Hill, P.E.
Senior Scientist Senior Associate Engineer
Professional Wetland Scientist #1746
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cc: Lindsay Bell, City of Novi Planner (Ibell@cityofnovi.org)
Sti Komaragiri, City of Novi Planner (skomaragiri@cityofnovi.org)
Rick Meader, City of Novi Landscape Architect (tmeader@cityofnovi.org)
Darcy Rechtien, City of Novi Plan Review Engineer (drechtien@cityofnovi.org)
Hannah Smith, City of Novi Planning Assistant (hsmith@cityofnovi.org)

Attachments: Figure 1 — City of Novi Regulated Wetland Boundaries Map
Figure 2 — Observed wetland boundary flagging
Figure 3 — Historic Aerial Photograph (Google earth, April 7, 2017)
Site Photos
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46860 West Road

MAP INTERPRETATION NOTICE

Figure 1. City of Novi Regulated Wetland Boundaries Map. Wetland boundaries are

shown in blue. The approximate project boundary is shown in red.
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Flgure 2. Obsefved wetland bondary flagging (prov1ded by apphcant)
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Figure 3. Historic Aerial Photograph (Google earth, April 7, 2017).
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Site Photos

Photo 2. Looking north at upland inclusion Area ‘C’ (ECT, August 23, 2017).
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Photo 3. Looking southeast at upland inclusion Area ‘B’ (ECT, August 23, 2017).
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AZCOM
27777 Franklin Road
Southfield
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aecom.com

Project name:
JSP17-0035 46860 West Road PreliminaryTraffic

Review
From:
To: AECOM
Barbara McBeth, AICP
City of Novi Date:
45175 10 Mile Road December 8, 2017

Novi, Michigan 48375

CC:
Sri Komaragiri, Kirsten Mellem, George Melistas,
Richelle Leskun, Darcy Rechtien, Theresa Bridges

Memo

Subject: 46860 West Road Preliminary Traffic Review

The pre-application site plan was reviewed to the level of detail provided and AECOM recommends approval for the
applicant to move forward with the condition that the comments provided below are adequately addressed to the satisfaction
of the City.

GENERAL COMMENTS

1. The applicant, Quadrants Development, LLC, is proposing a mixed office and industrial building with a gross floor
area of 36,287 square feet. The site is located on the north side of West Road, east of Hudson Drive and west of the
railroad tracks.

2. West Road and Hudson Drive are under the jurisdiction of the City of Novi.

3. The site is currently zoned I-1, Light Industrial. There are not any proposed modifications to the existing zoning.

TRAFFIC IMPACTS

1. AECOM performed an initial trip generation estimate based on the ITE Trip Generation Manual, 9™ Edition, as
follows:

ITE Code: 710 (General Office Building) and 110 (General Light Industrial)

Development-specific Quantity: 9,642 square feet GFA (office) and 26,645 square feet GFA (shop/warehouse)
Zoning Change: N/A

1/5
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Trip Generation Summary

City of Novi Estimated Trips Estimated Trips

Threshold (Office) (Industrial) Veetzll il
AM Peak-Hour,
Peak-Direction 100 26 22 48
Trips
PM Peak-Hour,
Peak-Direction 100 74 23 97
Trips
Daily (One- 750 222 186 408

Directional) Trips

2. The applicant has provided a traffic impact analysis dated June 7, 2017. The traffic impact analysis will be reviewed
in a separate letter.

EXTERNAL SITE ACCESS AND OPERATIONS

The following comments relate to the external interface between the proposed development and the surrounding roadway(s).

1. The applicant has proposed a single site access point on West Road, west of Hudson Drive.

a. The applicant has proposed a driveway width of 32 feet along with 20’ turning radii.

b. The City standard requires a driveway width of 30 feet. The applicant should consider reducing the
driveway width by two feet. However, because a driveway width of 32 feet is also within the City’s allowable
range for driveway widths, the applicant may also request a variance for the use of the 32 foot driveway
width with the appropriate reasoning and support for such. Please reference Figure IX.1 in the City’'s Code
of Ordinances for further clarification.

c. The driveway turning radii are in compliance with City standards.

2. The applicant has proposed a site driveway along an existing exiting taper from Hudson Drive. The City requires
that driveways are not to be constructed along existing acceleration lanes and deceleration lanes and tapers unless
no other reasonable access points are available (Novi Code of Ordinances Sec. 11-216.a.3).

a. The applicant has chosen to extend the taper to the west in addition to providing a departing lane for
exiting vehicles.

i. It should be noted that the traffic impact analysis performed by Parsons indicated that right turn
lanes/tapers were not required at this site.

b. The proposed departing lane length is 30 feet and a departing taper length of 75 feet. The City requires a
departing lane length of 100 feet and a departing taper length of 150 feet. The applicant should revise the
plans in order to comply with City standards. Please reference Figure 1X.9 in the City’s Code of Ordinances
for further clarification. It should be noted that the departing taper is not required and may be removed if
the required length interferes with the railroad.

3. The traffic impact analysis determined that the warrant for left turn passing lanes were to be determined by the City.
The study also did not recommend the installation of a left turn passing lane due to site conditions and the
modifications necessary to the nearby railroad crossing.

a. The left turn passing lane would likely require modifications to the existing railroad. The applicant would
likely be required to connect the left turn passing lane to the existing departing taper west of the railroad
tracks as required per the Novi Code of Ordinances Sec. 11-216.d.5.d.

AECOM
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4.

b. The Novi Code of Ordinances (Sec. 11-216.d.5.c) also indicates that the existing left turn lane for Hudson
Drive may be extended to account for left turning vehicles into the proposed development such that the
centerline of the proposed drive approach is located within 250 feet at the end of the existing center left
turn lane taper or such that a passing lane would otherwise be required. It should be noted that this also
may require modifications to the existing railroad.

The applicant is required to provide the proposed sight distance at the site driveway in accordance with Figure XIlI-
E in the City’s Code of Ordinances.

a. The applicant should also consider providing vehicle sight distances and train sight distances upon
approacing the at-grade railroad corssing, such that an approach sight triangle may be developed.
Purposes of including the approach sight triangle would be to evaluate if any site components would create
obstructions between approaching vehicles and trains such that the safety of the corssing may be
comrpomised. The Federal Highway Administration (FHWA) recommends that the approach sight triangle
be kept free from obstruction. Information regarding the approach sight triangle calculations and
recommendations may be found in the FHWA Railroad-Highway Grade Crossing Handbook.

The applicant should indicate the spacing and offsets of the proposed site driveway for the next nearest driveway on
both sides of West Road. Please reference Sec. 11-216.d.1.d and Figure IX.12 in the City’s Code of Ordinances for
further clarification.

a. The applicant should also provide the spacing between the proposed site driveway and the existing
railroad. Some agencies recommend (or require) that driveways are not to be located within the vehicle
approach sight distance, which for a 35 mph roadway would be approximately 270 feet from the railroad
track.

The applicant has blocked a connection stub along the north side of the site and should consider providing
connection as an alternate access point.

The applicant has proposed a 24’ wide emergency access path to the development located on Ryan Court off of
Hudson Drive.

The applicant should provide clarification on the use and purpose of the 24’ stub located on the east side of the site.

a. The applicant should provide an emergency access gate for the proposed emergency access path and
provide a detail for both the path and the gateway. Please reference Figure VIII-K for further clarification.

Due to the location of the driveway to the railroad tracks, it is understood that there may not be adequate space to
fulfill the City’s design requirements; however, the operation of the roadway may be impacted by not providing safe
maneuvering distances in a limited space.

a. An alternate driveway connecting through the two sites to the east of the property potentially could be
provided through an access easement to connect to Hudson Drive. This alternative could remove the need
for a driveway on West Road and improve the safety and operation of through traffic on West Road.
However, since there is not an access easement in place, the applicant should confirm that an access
easement has been investigated and is not a plausible solution at this time, especially if the driveway
spacing standards are unable to be met.

INTERNAL SITE OPERATIONS

The following comments relate to the on-site design and traffic flow operations.

1.

AECOM

General Traffic Flow

a. The applicant has provided truck turning patterns throughout the site. Trucks are anticipated to have full
access and maneuverability throughout the site.

b. The applicant has indicated a radius of 10 feet located near the sidewalk on the northeast corner of the
building. The applicant should increase the radius to a minimum of 15 feet in addition to providing
dimensions for turning radii that are not currently dimensioned.

c. The applicant should provide the proposed width of aisles near the corners of the building.
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d. The proposed loading zones and dumpster location are not expected to interfere with parking operations or
emergency vehicle access.

i. The applicant has located the loading zone in the rear of the development as required by the City
Zoning Ordinance Section 5.4.

2. Parking Facilities

a. The City requires one space for every 222 square feet of useable office floor area and one space for every
700 square feet of useable shop/warehouse floor area.

i. The calculation results in a total of 77 spaces. The applicant has rounded up the calculations for
the parking requirements for a total of 79. To be consistent with the City’s calculation
methodology, the applicant should revise the required parking calculations to be 77 spaces.

ii. The applicant has provided a total of 84 parking spaces. The applicant should revise the parking
table on sheet SD-1 to indicate 84 spaces and not 83 total spaces.

b. The applicant has proposed a parking space width of 9 feet and a length of 17 feet. The applicant has also
indicated four inch curbs throughout the parking area. The parking space dimensions are generally in
compliance with City standards.

i. The applicant should provide parking peninsula radii dimensions.

c. The applicant has proposed four accessible parking spaces, one of which is van-accessible. The proposed
accessible parking quantities and dimensions are in compliance with ADA standards.

d. Per the Novi Zoning Ordinance, the applicant is required to provide a quantity of bicycle parking spaces
equivalent to 5% of the total required parking, totaling four bicycle parking spaces. The applicant should
provide a detail for the bicycle parking layout. Please reference Section 5.16 of the City’'s Zoning Ordinance
for further clarification.

3. Sidewalk Requirements

a. Sidewalks are in compliance with City of Novi standards, with the exception of the following:

i. The sidewalk adjacent to the south side of the building is 6’ wide. Because the proposed parking
adjacent to this sidewalk is only 17’ in length, the applicant should increase the width of the
sidewalk to a minimum of 7’ to allow 5’ walkway and 2’ vehicle overhang.

b. The applicant is proposing an 8 non-motorized path along West Road that is in compliance with the City’s
Bicycle and Pedestrian Master Plan.

c. The applicant should include ramp and detectable warning details in future submittals.

4. All on-site signing and pavement markings shall be in compliance with the Michigan Manual on Uniform Traffic
Control Devices. The following is a discussion of the proposed signing and pavement markings.

a. The applicant should provide the locations and details for any proposed signing in addition to the proposed
accessible parking signage. A signing quantities table should also be provided in future submittals.

i. Sign heights are required to be seven feet from the ground to the bottom of the sign in the vicinity
of any curb.

ii. Signs are to be located at least two feet from the edge of a curb or pedestrian travel way.

iii. Sign posts are required to be U-channel for all signs.

1. Sign posts should be two Ib for signs less than 12"x18”.
2. Sign posts should be three Ib for signs greater than 12”x18”, for posts with multiple signs,
or street name signs.

b. The applicant should indicate pavement marking details in future submittals. The following should be
indicated in the plans as a note or detail:

i. Note that standard parking space markings are required to be 4” white; barrier free parking space
markings are required to be 4” blue.

ii. Standard parking spaces abutting a barrier free parking space should include a blue line marking
in supplement to the white line marking for the standard parking space (creating a blue line
adjacent to the white line).

iii. The international symbol for accessibility is required to be white in color with an optional blue
background and white border with rounded edges.

AECOM
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1. Note that the proposed plans indicate the international symbol for accessibility in an
incorrect orientation. The symbols should be rotated 180 degrees and placed in the
location designated in the MMUTCD.

iv. The applicant should provide details for any proposed pavement marking modifications necessary
along West Road such as the pavement markings for the railroad or the proposed departure taper
and turn lane extension.

Should the City or applicant have questions regarding this review, they should contact AECOM for further clarification.

Sincerely,

AECOM

%_ Lo —

Sterling Frazier, E.I.T.
Reviewer, Traffic/ITS Engineer

Wﬁ/{uﬂf%

Maureen N. Peters, PE
Senior Traffic/ITS Engineer

AECOM
5/5



ASCOM
27777 Franklin Road
Southfield
MI, 48034
USA
aecom.com

Project name:
JSP17-0035 48680 West Road Traffic Impact
Analysis Review

To: From:

Barbara McBeth, AICP AECOM

City of Novi

45175 10 Mile Road Date:

Novi, Michigan 48375 December 8, 2017
CC:

Sri Komaragiri, George Melistas, Theresa Bridges,
Darcy Rechtien, Hannah Smith, Lindsay Bell

Memo

Subject: 48680 West Road Traffic Impact Analysis Review

The traffic impact analysis (TIA) was reviewed to the level of detail provided and AECOM recommends approval for the
applicant to move forward with the condition that the comments provided below are adequately addressed to the satisfaction
of the City.

GENERAL COMMENTS

1. Parsons completed a TIA in order to analyze the traffic impacts of an industrial development on the north side of
West Road between North Beck Road and Hudson Drive.

2. The proposed development will incorporate a 26,645 square foot general light industrial facility and a 9,642 square
foot office building consisting of two stories.

3. The build-out year of the development is 2019.

4. West Road is under the jurisdiction of the City of Novi.

5. The site is located adjacent to the CSX Railroad, which intersects West Road west of the development.

EXISTING CONDITIONS

1. Traffic volume counts were collected east of the CSX Railroad tracks on West Road. Counts were collected from
May 24, 2017 to May 26, 2017 (Wednesday-Friday).
2. The results of the traffic count indicated a two-way, 24-hour traffic volume of 7,703 vehicles on West Road.

a. Due to a disruption in the count process, four hours of the eastbound traffic count were collected on Friday
from 7-11 AM. It should be noted that the Friday traffic volumes may typically be less than a standard week
day, especially during the AM peak period.

3. The peak hours of traffic were determined to be 7:00-8:00 AM and 5:00-6:00 PM.

SITE TRIP GENERATION AND DISTRIBUTION

1. The study uses the ITE Trip Generation Manual (9t Edition) to estimate the number of trips produced by the
development.
a. The study provides two estimations: one for the proposed land use of industrial and office and one for if the
entire development was of industrial use.
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b. For the land use including both office use and industrial use, trip estimates indicated approximately 408
trips per day and 115 trips during the PM peak hour (55 trips for the AM peak hour).

c. For the estimate including only industrial land use, trip estimates indicated 252 trips per day with 35 trips
during the PM peak hour (33 trips for the AM peak hour).

2. Traffic was distributed to the existing roadway by analyzing existing traffic counts. It was found that 55% of traffic will
likely access the site from the west of the development. The study should indicate if traffic counts other than the
counts collected specifically for the study were used in determining the distribution pattern. If so, the separate traffic
counts should be included in an Appendix.

FUTURE TRAFFIC

1. The study indicates two background developments that have, or will be, completed prior to the build-out of the
proposed site.
a. The two developments are of similar land-use to the proposed development.
b. The two developments combined are expected to generate approximately 966 trips per day and 179 trips
during the PM peak hour (130 trips in the AM peak hour)
2. The study indicates a growth rate of 1.51% and applied the growth rate to the existing traffic volumes. The
SEMCOG data used to determine the growth rate should be submitted in an Appendix.
3. The study indicates a table of future directional turning movement counts which accounts for existing traffic,
background traffic, background developments, and site generated traffic.
4. The site does not require right turn lanes or tapers based on existing traffic volumes on West Road and site
generated traffic.
5. The site does not require a left turn passing lane; however, the warrant does suggest that the implementation of a
left turn passing lane be determined at the City’s discretion.
a. The study gives the following reasons against a left turn passing lane:
i. Vicinity of the passing lane to the railroad track and the modifications to the railroad that would be
required.
ii. Would tie-in to a right turn acceleration lane upstream of the development. The lane may be
perceived as a through lane.
iii. The driveway is not expected to experience capacity issues.
b. The study does not address the applicability of extending the existing left-turn lane for Hudson Drive;
however, it would also be expected to interfere with the existing railroad.
6. The study does recommend that the site driveway be placed at the easternmost possible location.

Conclusions

1. AECOM is generally in agreement with the findings and results of the traffic impact analysis.

Should the City or applicant have questions regarding this review, they should contact AECOM for further clarification.
Sincerely,

AECOM

7

Sterling Frazier, E.I.T.
Reviewer, Traffic/ITS Engineer

AECOM
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Memo

Winceees

Maureen N. Peters, PE
Senior Traffic/ITS Engineer

AECOM
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Phone: (248) 880-6523
- W E-Mail: dnecci@drnarchitects.com
Web: drnarchitects.com

50850 Applebrooke Dr., Northwville, MI 48167

February 13, 2017

Review Status Summary:
Approved, Section 9 Waiver Recommended

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

Re: FACADE ORDINANCE - Revised Facade Review
46860 West Rd., PSP18-0011, (FKA PSP17-0167
Facade Region: 1, Zoning District: I-1

Dear Ms. McBeth;

The following is the Facade Review for Preliminary Site Plan Approval of the
above referenced project based on the drawings prepared by GAV Architects,
dated 1/5/18. The percentages of materials proposed for each facade are as shown
below. Materials that are in violation of the Ordinance, if any, are shown on bold.

South Facade Ordinance
(Front) East West | North Section 5.15 Maximum
Brick 50% 35% 32% 30% 100%
Flat Metal Panels (Alukobond or equal) [ 20% 15% 0% 0% 50%
rFiltz)ﬁ;)el\él)etal Panels (Insulated, Non- 30% 50% 63% | 70% 50%

As shown above the percentage of Flat Metal Panels (Non-Ribbed) exceeds the
maximum amount allowed by the Facade Ordinance on the West and North
elevations. A Section 9 Waiver would be required for these deviations.

Page 1 of 2



Recommendation — The proposed building exhibits a well-proportioned south
elevation with a strongly defined main entrance. In response to our prior comments
the applicant has eliminated the Split Faced CMU and added a significant amount
of brick an all facades. The overage of Flat Metal Panels occurs on facades with a
lower degree of visibility for the major thoroughfare. Therefore, it is our
recommendation that the design is consistent with the intent and purpose of the
Facade Ordinance and that a Section 9 Waiver be granted for the overage of Flat
Metal Panels (non-ribbed) on the west and north elevations.

A dumpster detail provided indicates stained and sealed Split Faced CMU. This is
acceptable due to its remote location on the site. The stain color should match the
brick on the primary building.

Notes to the Applicant:

1. Inspections — The Facade Ordinance requires inspection(s) for all projects. It is
the applicant’s responsibility to request the inspection of each facade material at
the appropriate time (before installation). In this case the materials should match
the adjacent existing materials with respect to color and texture. Inspections may
be requested using the Novi Building Department’s Online Inspection Portal with
the following link. Please click on “Click here to Request an Inspection” under
“Contractors”, then click “Facade”.

http://www.cityofnovi.org/Services/CommDev/OnlinelnspectionPortal.asp.

Sincerely,
DR & Associates, Architects PC

AL, ///Jé/o

Douglas R. Necci, AIA
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CITY COUNCIL

Mayor
Bob Gatt

Mayor Pro Tem
Dave Staudt

Andrew Mutch
Wayne M. Wrobel
Laura Marie Casey
Gwen Markham
Kelly Breen

City Manager
Peter E. Auger

Clty Clerk
Cortney Hanson

Clty of Novi

45175 Ten Mile Road
Novi, Michigan 48375
248.347.0460
248.347.0577 fax

cityofnovi.org

November 16, 2017

TO: Barbara McBeth- City Planner

Sri Ravali Komaragiri- Plan Review Center
Kirsten Mellem- Plan Review Center

RE: Preliminary Site Plan - 46860 West Rd (unknown building name)

JSP #17-35
PSP #17-0167

Project Description:

Erect a two story structure on the Northwest corner of West Rd. and
Hudson Dr. Building is proposed to be 36,287 sq. ft.

Comments:
1.

Fire department connections shall be located on the street
side of buildings, fully visible and recognizable from the street
or nearest point of fire department vehicle access or as
otherwise approved by the code official. (International Fire
Code). Immediate access to fire department connections
shall be maintained at all times and without obstruction by
fences, bushes, trees, walls or any other object for a minimum
of 3 feet (914 mm). (International Fire Code)

All roads MUST meet City of Novi weight requirements of 35
ton. (Novi City Ordinance 15-17 503.2.3).

Secondary emergency gate access detail should be
included on prints. Construction must follow Novi City
ordinance 99-124.11

A hazardous chemical survey is required to be submitted to
the Planning & Community Development Department for
distribution to the Fire Department at the time any Preliminary
Site Plan is submitted for review and approval. Definitions of
chemical types can be obtained from the Fire Department at
(248) 735-5674. (See Attachment B)

An unobstructed outside turning radius of 50 feet minimum
and an inside turning radius of 30 feet maximum are to be
provided




Recommendation:
Pending the above items are followed, the Fire Department has no
objection at this time.

Sincerely,

Andrew Copeland - Acting Fire Marshal
City of Novi — Fire Dept.



APPLICANT RESPONSE LETTER




EQuadrants Development, LL.C

February 21, 2018
City of Novi
Lindsay Bell — Planner

RE: 46860 West Road
SP 17-35
Responses to 2/15/18 letter
Dear Ms. Bell,
In response to your email dated 2/15/18, we offer the following responses:
Item #1 — We forwarded the Full Site Plan Drawings to your attention yesterday in three (3)
separate emails.
Item #2 — The Response letters from our three (3) Professionals are attached to this letter. We
will be requesting a variance for the DTE Transformer. In addition, we are requesting a
Section 9 Waiver for the facades on the West and North elevations.
Item #3 —~ A color rendering will not be provided as we have ample graphics to illustrate the

design intent.

Item #4 — We will provide the color sample board at the Site Plan Meeting.

Respgctfully,

William Clark

Attachments:

- Eric Olson, PLLC response letter dated 2/20/18

- GAV & Associates response letter dated 2/19/18

- Engineering & Surveying Services, Inc response letter dated 2/19/18

49132 WIXOM TECH DR., WIXOM, MICHIGAN 48393 (248) 960-3900 FAX (248) 960-9867



Eric A. Olson, PLLC
114!/ South Saginaw Street
Holly, Michigan 48442

{248) 634-4320
Landscape Architect, Certified Arborist, Municipal Consultant EQlsonRLA@sbeglobal.net

February 20, 2018

Mr. William Clark, CEOQ
Quadrants Development, LLC
49132 Wixom Tech Drive
Wixom, Michigan 48393

Subject: Response to comments from the Plan Review Center Report dated February 15,
2018 for the Spec. Building at 46860 West Road in the City of Novi.

To Mr. Clark:
REVISED PRELIMINARY SITE PLAN - LANDSCAPING, Dated February 2, 2018

Existing and proposed overhead and underground utilities, including hydrants. (LDM
2.e.(4))

3. Please move the northern storm sewer line out of the landscape islands at the north
end of the site to remove the tree/utility conflict. The islands are required to have
canopy trees planted in them,.

¢ We will propose to move the storm sewer as much as possible for Final Site
Plan Approval, withouwt negatively affecting the grades and location of boulder
wall. Location of proposed Ginlcgo trees will be moved as close to the center of
the parking lot islands while remaining at least 5 feet from the storm sewer.

Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #17 and
LDM 2.3 (2))

2. Please show tree fencing at the Critical Root Zone (1' beyond dripline) for all existing
trees to remain near the project area (including any along the property line) on the
Demolition or Grading Plan when it is created.

¢ No trees are proposed to be saved on site. No woodland trees regulated by the
City of Novi are proposed to be impacted within the Critical Root Zones. Any
trees on neighboring properties which may be impacted will be protected per
City of Novi reqguiremnents on future plans.

3. Please show existing trees within the grading easement east of the detention pond.
Any of these removed during construction need to be replaced.

¢ Our team has met with the neighboring properfy owner regarding the grading
easement o the parcels to the east. We plan to remove 2 planted trees, and
replace with 8, 2 V2" caliper trees.

Woodland Replacement Trees

See ECT's review for a more detailed discussion of woodland replacement trees.
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Mr. William Clark

Spec. Building at 46860 West Road
February 20, 2018

¢ ECT's letter requests a Conservation Easement to be executed for the
replacement trees. We will work with ECT for acceptable language and
locations of replacement trees.

Adjacent to Public Rights-of-Way - Berm (Wall) & Buffer (Zoning Sec. 5.5.3.B.ii and iii)

3. Please show the building street number location {on the building and/or any sign

proposed) on the plan and create clear views to the number from the road for use by
emergency vehicles,

¢ We propose to add a monument sign between the berm and the sidewall.

Parking Lot Landscaping (Zoning Sec. 5.5.3.C.)
3. 3 of the islands are undersized and need to be enlarged, and one island also needs a
tree. See the landscape chart for more details.

¢ For Final Site Plan we will propose to reduce the islands near the northeast
comner of the building and the southwest corner of the building, and increase
the landscape islands near the east-center, south-center, and southeast of the
building, so that all five islands will be at least 200 square feet. Also, a tree
will be proposed in the island near the southeast corner of the building.

Parking Lot Perimeter Canopy Trees (Zoning Sec. 5.5.3.C.iv

2. Please space out the trees to no closer than 1/30If.

¢ For Final Site Plan, we will space trees as far as allowable with the
constraints of the site. Per discussions with the Cify, we will also consider
some subcanopy trees underneath the overhead utilities along the southwest
property line {at 1 ¥ to 1).

Utility Box Screening (LDM G)

Please add more of the narrow boxwood to completely screen the DTE box per the
detalil.

¢ For Final Site Plan, will add more DeRunk Boxwood and space at 2’ on center
to fully screen the proposed transformer near the southwest comer of the

building.
Planting Notations and Details (LDM)

2. Please add a cross section detail for the berm.
¢ A berm detail will be added.

Irrigation (LDM 1.a.(1)(e) and 2.s)

The proposed landscaping must be provided with sufficient water to become
established and survive over the long term. Please note how this will be
accomplished if an irrigation plan is not provided on the final site plans.

¢ For Final Site Plan, an Irrigation Plan will be provided.
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Mr. William Clark

Spec. Building at 46860 West Road
February 20, 2018

ECT'S LETTER -~ WETLAND REVIEW, Dated February 12, 2018

Wetland Comments

5. The Preliminary Site Plan (Sheet SP-1) notes that the wetland mitigation area
associated with the stormwater sediment forebay is 0.359-acres in size. The
Landscape & Tree Replacement Plan (Sheet L-1 of 2) notes that 0.3087-acre of
Wetland Mitigation Seed Mix will be provided in this area. The applicant shall
address this small discrepancy in the wetland mitigation area on the Plan.

¢ We will correct this discrepancy on the Final Site Plan.

Wetland Comments

6. A note on the Landscape & Tree Replacement Plan (Sheet L-1 of 2) should be
removed that points to the proposed bioswale. This “typical” note reads:
Landscape islands to be seeded with lawn, except 4-foot diameter mulch area
around trees (typ.).

It should be clear that the bioswale island should be planted with the proposed

bioswale seed mix and not “lawn”. This “typical” note should be deleted or moved on
the Plan.

¢ Will make it clear on the Final Site Plan that this note does not apply to this
island.



\/ Residential
Commercial

& ASSOCIATES, INC. Industrial

Architectural Design / Planners
February 19, 2018
Re; 48680 West Road
Planning Review JSP 17-35

Mr. William Clark

Quadrants Development, LLC
49132 Wixom Tech Drive
Wixom, Mi,

Dear Bill

The following is response to the planning review comments received from the City of Novi for 48680
West Road dated February 19, 2018, The responses are directed from the architectural items on the
Planning Review Chart.

Accessory Structures:

A variance shall be requested for the location of the DTE electrical transformer being in the front yard
with the proposed landscape screening.

[-1 District Required Conditions:
A note shall been added to sheet SD-1 for the prohibiting of retail sales to the consumer.
Lighting and Photometric Plan:

The Luminaire Schedule on the Site Lighting Plan shall be updated to provide the requested lamp type
and color. The color of all proposed lamps are in the “cool white” range.

Development/Business Sign:

A future proposed ground sign shall be located west of the parcel entrance with the building address
and occupant company name. This is to be submitted under a separate permit.

Fagade Review:

A Section 9 Waiver shall be reguested from the Planning Commission for the West and North Elevations.
Mr. Douglas Necci of DNR Associates supports the wavier.

Z?Vd ess alf architectural items per the city review comments.
| Valéntine

Owner
I — -_— Y- EEEEEE, - — - — — ]
24001 Orchard Lake Road, Sulte 180A
Farmington, Michigan 48336

ph: 248.985.9101 « www.gavassociates.com




ENGINEERING and SURVEYING SERVICES, INC.

7741 SCHAEFER ROAD ENGINEERING
TELEPHONE: (313) 945 5890 <
FACSIMILE: (313) 945 5891
mail@eccadd.com

ServiceEs,
X IT~J «__

February 19, 2018

REF: Engineering Review (JSP 17-0035)
46860 West Road
Novi, Michigan

To accommodate some of the landscape requirements, the following changes will be made to
the plans when submitting for Final Site Plan review:

- Modify the size of some landscape islands around the building to meet the 200 s.f.
minimum,
- Shift the proposed northern east-west storm line out of the islands’ center for tree
planting purposes,
As noted on page 2 of 6 of the “Engineering Review of revised Preliminary Site Plan” letter

dated February 14, 2018, the additional comments on pages 2 of 6 thru 6 of 6 will be addressed
with the Final Site Plan submittal.

Sincerely,

Engineering and Surveying Services, Inc.

== == =

lbrahim Seblini, P.E.






