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Triangle Place 
JSP13-53 

Consideration of the request of Trowbridge Companies for Preliminary Site Plan and 
Stormwater Management Plan approval. The subject property is located in Section 36, 
on the east side of Haggerty Road, north of Eight Mile Road in the B-3, General Business 
District (with a Planned Rezoning Overlay). The subject property is 0.48 acres and "the 
applicant is proposing a 2.420 square foot speculative office and retail building. 

REQUIRED ACTION 
Approval/denial of the Preliminary Site Plan and Stormwater Management Plan. 

REVIEW 
Planning 

Engineering 

Traffic 

Landscaping 

Fa<;ade 

Fire 

RESULT 
Approval 
recommended 
Approval 
recommended 
Approval 
recommended 

Approval 
recommended 
Approval 
recommended 

Approval 
recommended 

DATE 
07/29/13 

07/29/13 

07/25/13 

07/29/13 

07/29/13 

COMMENTS 
Items to address on the revised Final Site 
Plan 
Items to address on the revised Final Site 
Plan 
• Waiver of Traffic Impact Assessment 

recommended 
• Items to address on the revised Final 

Site Plan 
Items to address on the revised Final Site 
Plan submittal 
• Section 9 waiver recommended for 

the overage of asphalt shingles 
• Items to be addressed on "the 

revised Final Site Plan submittal 
07/13/13 No additional items to address 

I 



Motion sheet 

Approval - Preliminary Site Plan 
In the matter of Triangle Place, JSP 13-53, motion to approve the Preliminary Site Plan 
based on and subject to the following: 

a. Waiver of the required Traffic Impact Assessment, which is hereby granted; 
b. Sed-ion 9 fa<;ade waiver for -the overage of asphalt shingles, which is hereby 

granted; 
c. The findings of compliance with Ordinance standards in the staff and 

consultant review letters and -the conditions and the items listed in -those 
letters being addressed on the revised Final Site Plan; and 

d. (additional conditions here if any) 

This motion is made because the plan is otherwise in compliance with the approved PRO 
concept plan and PRO Agreement and Article 15, Article 24 and Article 25 of the Zoning 
Ordinance and all other applicable provisions of the Ordinance.) 

-ANO-

Approval - Stormwater Management Plan 
In the matter of Triangle Place, JSP 13-53, motion to approve the Stormwater 
Management Plan, subject to: 

a. The "findings of compliance wi-th Ordinance standards in the staff and consultant 
review letters and the condi-tions and the items listed in -those letters being 
addressed on the revised Final Site Plan; and 

b. (additional conditions here if any) 

This motion is made because the plan is otherwise in compliance the approved PRO 
concept plan and PRO Agreement and with Chapter 11 of the Code of Ordinances and 
a/l other applicable provisions of the Ordinance.) 

-OR-



Denial 
In the matter of Triangle Place, JSP 13-53 motion to deny the Preliminary Site Plan, for the 
following reasons ... (because the plan is not in compliance with the approved PRO 
concept plan and PRO Agreement and the plan is not in compliance with Article 15, 
Article 24 and Article 25 of the Zoning Ordinance.} 

-AND-

Denial Stormwater Management Plan 
In the matter of Triangle Place, JSP 13-53, motion to deny the Stormwater Management 
Plan, for the following reasons ... ( because the plan is not in compliance with the 
approved PRO concept plan and PRO Agreement and the plan is not in compliance 
with Chapter 11 of the Ordinance.) 



PLANNING REVIEW 
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Petitioner 
Trowbridge Companies 

Review Type 
Preliminary and Final Site Plan 

Properly Characteristics 
• Site Location: 
• Site Zoning: 
• Adjoining Zoning: 

• Site Use(s); 
• Adjoining Uses: 

• Proposed Use; 
• Site Size; 
• Plan Date: 

Project Summary 

PLAN REVIEW CENTER REPORT 
July 29,2013 

Planning Review 
Triangle Place 

JSP13-53 

East side of Haggerty Road, north of Eight Mile Road 
B-3, General Business with Planned Rezoning Overlay 
North: Haggerty Road, OSC; East: ES (City of Farmington Hills); 
West: OSC; South; FS 
Vacant 
Northwest: Haggerty Road, Pump House, Michigan Heritage Bank; 
Northeast: Benihana, Coney Island (Farmington Hills); West: 
Regional detention basin, Sheraton Hotel (further west); South; 
Detention bosin. Toco Bell (further south); East: Hotel (Farmington 
Hills) 
GeneralOftice/Retail 
0.48 acres 
05-23-13 

The parcel in question is located on the east side of Haggerty Road, north of Eight Mile Road in 
Seclion 36 of the City of Novi. The property totals 0.48 acres and contains an existing 20' utility 
easement which runs through the center. The applicant is proposing the construction of an 
approximately 2,420 sq. ft. single story building. 

This property was rezoned with a Planned Rezoning Overlay (PRO) from FS to B-3, General 
Business. The Planning Commission gave a positive recommendation for approval of the 
concept plan and rezoning to City Council on June 27, 2007. The rezoning with PRO appeared 
before the City Council on August 13, 2007. At that meeting, City Council granted preliminary 
approvol of the plan and rezoning. On December 17,2007, City Council granted final approval 
of the Rezoning with PRO and PRO Agreement. Several extensions to Ihe PRO Ag:eement have 
been gronted by the City Council with an extension for this yeor to be placed on an upcoming 
City Council agenda. 

A site plan (consistent with the PRO Agreement) was previously stamped approved for this site in 
December of 2008. The plan was never constructed and the site plan approval hos since 
expired. Planning Commission approval of the Preliminary Site Plan is required. 



Triangle Place JSP13-53 
Preliminary and Final Site Plan Review 

Recommendation 

July 29 .. 2013 
Page 2 

Approval of -rhe Preliminary Site Plan only is recommended. The plan is in compliance wi"ih most 
Ordinance requirements and most of the conditions set forth in the Planned Rezoning Overlay 
Agreement. However, -rhere are several items [in this and other review letters) that need to be 
addressed on a revised Final Site Plan review prior to the applicant proceeding to Stamping Set 
submittal. 

Planned Rezoning Overlay 
The rezoning with a Planned Rezoning Ovel'lay was granted final approval by City Council on 
December 17, 2007. The PRO acts as a zoning map amendment, creating a "floating district" 
with a conceptual plan attached to the rezoning of the parcel. As a part of the PRO, the 
underlying zoning is changed, in this case to 6-3 as requested by -rhe applicant, and the 
applicant enters into a PRO Agreement with the City, whereby the City and applicant agree to 
any deviations to the applicable ordinances and tentative approval of a conceptual plan for 
development for the site. The following ordinance deviations were included in the PRO 
Agreement 

1. The required rear yard building setback is twenty feet. Four feet has been provided. 
This ordinance deviation has been included in the PRO Agreement. 

2. The required front yard parking se-rback is twenty feet. Ten feet has been provided. This 
ordinance deviation has been included in the PRO Agreement. 

3. The required rear yard parking setback is ten feet. Four feet has been provided. This 
ordinance deviation has been included in the PRO Agreement. 

4. Loading zones should be located in the rear or interior side yard. The loading zone is 
located in the front yard. This ordinance deviation has been included in the PRO 
Agreement. 

5. A twenty foot greenbelt is required adjacent to the proposed parking. Ten feet has 
been provided. This ordinance deviation has been included in -rhe PRO Agreement. 

When a PRO is proposed, applicants are required to demonstrate a public benefit above and 
beyond what would be associated with the normal development of the site. This public benefit 
is included in the PRO Agreement. The public benefits associated with the subject property are 
as follows: 

1. The list of permissible permitted uses was limited as part of the PRO Agreement. This was 
included in the PRO Agreement and should be reflected on the plans on Sheet 7. 

2. The developer agreed to extend the public sidewalk for 180 linear feet along the 
adjacent property to the south of the subject property to complete the sidewalk 
connection. This has not been shown on the plan set. The applicant must add a 6' 
sidewalk totaling 780' in length on the adjacent property to the site plan. 

3. The developer agreed to provide additional landscaping along the adjacent property to 
-rhe sou-rh. This has not been included on the landscape plan and must be provided with 
the next plan submittal. 

4. The developer agreed to extend the public sidewalk 500 linear feet along -rile City 
owned property on the west side of Haggerty road provided an agreement could be 
reached with -rhe adjacent property owner to allow the stormwater generated by the 
subject property to discharge into the stormwater retention area on -rhe west side of 
Haggerty Road. It is our understanding that such an agreement has not been reached 
and the developer will not provide this additional benefit. It is not shown and is not 
required to be shown on the site plan. 

The PRO runs with -rhe land, so future owners, successors, or assignees are bound by -rhe terms of 
the agreement, absent modification by the City of Novi. 



Triangle Place JSP13·53 
Preliminary and Final Site Plan Review 

Ordinance Requirements 

July 29, 2013 
Page 3 

This project was reviewed for conformance with -the Zoning Ordinance with respect to Adicle 15 
(B-3, General Business District), Article 24 [Schedule of Regulations), Article 25 (General Provisions) 
and any o-ther applicable provisions of the Zoning Ordinance. Items in bold below must be 
addressed by the applicant. 

1. PRO Items: The applicant must add the required information to meet the standards of the 
PRO Agreement as outlined in the section above. 

2. Haggerty Road Sidewalk: The City has recently updated its non-motorized standards 
requiring 6' sidewalks instead of the previously required 5'. The sidewalk on Haggerty Road 
should be increased to 6' in width. 

3. Dumpster Details: Dumpster details meeting the requirements outlined in the Zoning 
Ordinance and City Code (and summarized in the planning review chart) must be 
included in the plan set. 

4. Site Ugh-ting: A photometric plan meeting the requirements of Section 2511 must be 
provided. A lighting review chart summarizing those requirements has been attached for 
reference. 

5. Miscellaneous Items: There are several minor items that should be addressed by the 
applicant that are outlined in the planning review summary chart. Additionally, the 
architectural and engineering plans appear to be inconsistent. For example, the 
architectural plans show an additional enhance to the building but a sidewalk to that 
entrance has not been included on the engineering plan. The applicant should review the 
plans to ensure these small details are consistent and have been addressed throughout the 
plan set. 

6. Traffic Study: The traffic review letter references the need for a Traffic Impact Assessment. 
Given that the generalized use and layout have already been approved as part of the PRO 
Agreement, the Planning Division recommends the applicant request and the Planning 
Commission grant a waiver of 'the Traffic Impact Assessment. 

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

Response Letter 
A letter from either the applicant or the applicant's representative addressing comments in this, 
and in the other review letters, is requested to be submitted prior to -the Planning Commission 
meeting and wi-~h the next set of plans addressing each of the comments listed above and in 
other review letters. 

Street and Project Name 
This project may need approval from the Street and Project l\laming Committee. Please 
contact Richelle Leskun (248-347-0579) in the Community Development Department for 
additional information. 

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 informa-I-ion on starting permits. The applicant should 
review and be aware of the requirements of Chapter 26.5 before starting construction. 

Pre-Construction Meeting 
Prior to the start of any work on the site, Pre-Construction (Pre-Con) meetings must be held wi-th 
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 before a Pre-Con can be 



Triangle Place JSP13-53 
Preliminary and Final Site Plan Review 

July 29,2013 
Page 4 

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. 

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

Kr@en Kapelan~ki 
kkapelanski@cityofnovi.org or 248-347-0586 
Attachments: Planning Review Chart 

Lighting Review Chart 



Planning Review Chart 
Triangle Place JSP# 13-53 
Preliminary Site Plan 
Plan Date: 05-23-13 

Item Required 
Master Plan Community 

Commercial 
Zoning B-3, General Business 

Proposed Use Uses permitted listed 
(Sec. 1501 and in Section 1501 and 
Sec. 1502) 1502 

Building Height 30 feet 
(Sec. 2400) 
Building Setbacks (Sec. 2400) 

Front (west) 30 feet 

Side [north) 15 feet 

Side (sou·~h) 15 feet 

Rear (east) 20 feet 

Proposed 
No change 

No change 

2,420 square foot 
retail/office 
building 

Approximately 28' 

30 feet 

15feet+ 

15 feet + 

4 feet 

Parking Setbacks (Sec. 2400, Schedule of Regulations) 

Meets 
Requirements? Comments 

This property was 
rezoned from FS, 
Freeway Service to 
B-3, General 
Business as part of 
the Haggerty Road 
Development 
Planned Rezoning 
Overlay. 

Yes Tenants should 
check with 
Community 
Development 
Department prior to 
leasing space to 
ensure use is 
permitted. 

Yes 

Yes 

Yes 

Yes 

I"-Jo This ordinance 
deviation was 
included in the PRO 
agreement. 



Triangle Place JSP# 13-53 
Preliminary/Final Site Plan Review 
07-29-13 

Item Required 
Front (west) 20 feet 

Side (north) 10 feet 

Side (south) 10 feet 

Rear (east) 10 feet 

Number of Office: 1 space per 
Parking Spaces 222 sq. ft. of gross 

leasable area 
[14}c[1J) 

2,420 sq. ft./222 = 
11 spaces required 

Retail: 1 space per 
200 sq. ft. of gross 
leasable area 

2,420 sq. ft./200 = 
i 12 soaces reauired 

Parking Space 90 degree parking-
imCII')IUII') 9 feet by 19 feet (17 

2506) feet permitted with a 
411 curb and 2' 
overhang) 

Maneuvering 24 feet required 
Lanes 
(Sec. 2506} 
Barrier Free 1 van accessible 
Srncec; space required 
(ADA standard) 
Barrier Free 8 feet wide with an 8 
.~n(1rp foot wide access 

aisle for van 
Barrier accessible 

Code) 

Page 2 of 4 

Meets 
Proposed Requirements? Comments 
10 feet No This ordinance 

deviation was 
included in the PRO 
aQreement. 

10 foot + Yes 

10 feet Yes Applicant should 
confirm setback is 
measured to back 
of curb. 

4 feet 1\10 This ordinance 
deviation was 
included in the PRO 
agreement. 

13 spaces Yes 

Spaces sized Yes Applicant should 
appropriately indicate a 4" curb 
throughout the site. wherever 17' 

spaces are 
proposed. See the 
traffic review letter 
for additional 
information. 

24' maneuvering Yes 
la nes provided. 

1 van accessible Yes 
provided 

8 feet wide with a 8 No The 8' wide access 
foot wide access aisle should be 
aisle (to the face of measured and 
curb) provided to the 

face of the curb. 



Triangle Place JSP# 13-53 
Preliminary/Final Site Plan Review 
07-29-13 

Item Required 
Barrier Free One barrier free sign 
Signs (Barrier is required per space 
Free Design 
Graphics 
Manual) 

Loading Spaces Loading space must 
[Sec. 2507.2) be provided in "rhe 

rear yard or interior 
side yard if a double 
fronted lot. 

Sidewalks A 6' sidewalk is 
[Sec; 1607.11) required along 

Haggerty Rood. 

6' sidewalk totaling 
180' in length 
required along 
adjacent property to 
the south per PRO 
Agreement 

Dumpster Screening of not less 
Requirements than 5 feet on 3 sides 
[Chapter 21, of dumpster 
Section 21-145) required, interior 

bumpers or posts 
must also be shown. 
Screening should be 
1 foot toller than 
dumpster. 

Dumpster Accessory structures 
Setbacks sholl be set bock the 
(Sec. 2503.1 .d) some as the parking 

setback and 10 feet 
from "rhe main 
building unless 
structurally attached 
to the building. 

Lighting (Sec-rio Exterior lighting plan 
n 2511) needed at time of 

Final Site Plan review 

Page 3 of 4 

Meets 
Proposed Requirements? Comments 
No signs shown No Barrier free signcge 

must be included. 
See the traffic 
review letter for 
additional 
informaHon. 

Loading zone No The ordinance 
shown in the front deviation was 
yard. included in the PRO 

agreement. 

5' walk shown No The sidewalk along 
along Haggerty Haggerty Road 
Rood only should be changed 

to 6'. 

A 6' sidewalk 
totaling 180' in 
length should be 
provided on the 
property to the 
south. 

No dumpster details No Applicant should 
provided. provide dumpster 

details. 

Structurally Yes 
attached to 
building. 

Photomehic plan No Applicant should 
not provided. provide required 

photometric plan. 



lighting Review Summary Chart 
Triangle Place JSP 13-53 
Site Plan Review 
Plan Date' 

Item Required 
Intent [Section Establish appropriate 
2511.1 ) minimum levels, 

prevent unnecessary 
glare, reduce spillover 
onto adjacent 
properties, reduce 
unnecessary 
transmission of light into 
the night sky 

Ughting plan Site plan showing 
(Section location of all existing 
2511.2.a.1 ) and proposed 

buildings, landscaping, 
streets, drives, parking 
areas and exterior 
lighting fixtures 

Ligh1'ing Plan Specifications for all 
(Section proposed and existing 
251 1 .2.a .2) lighting fixtures 

including: 
II Photometric data 
II Fixture height 
II Mounting & design 
II Glare control 

devices 
II Type and color 

rendition of lamps 
II Hours of operation 
II Photometric plan 

Required Height not to exceed 
conditions maximum height of 
(Section zoning district [30 feet) 
2511.3.a) or 25 feet where 

adjacent to residential 
districts or uses. 

Required Notes - Electrical service to 

Meets 
Requirements? Comments 



Meets 
Item Required Requirements? 
(Section fixtures shall be 
2511 placed underground 

No flashing light shall 
be permitted 

Only necessary 
ligh-I-ing for security 
purposes and limited 
operations shall be 
permitted after a site1s 
hours of operation. 

Required Average light level of 
conditions the surface being lit to 
(Section the lowest light of the 
2511.3.e) surface being lit shall 

not exceed 4:1. 
Required Use of true color 
conditions lamps such 
(Section 2511 as metal halide is 

preferred over high 
and low pressure 
sodium lamps. 

Minimum Parking areas- 0.2 min 
Illumination Loading and 
(Section 2511.3.k) unloading areas- 0.4 

min 
Walkways- 0.2 min 

entrances, 
use- 1.0 min 

... entrances, 
infrequent use- 0.2 min 

Maximum When site abuts a non-
Illumination residential district, 
adjacent to Non- maximum illumination 
Residential at -the property line 
(Section 2511 .3.k) shall not exceed 1 foot 

candle 
Cut off Angles All cut off angles of 
(Section fixtures must be 90 
2511.3.1 (2)) degrees when 

::::--:~:: ~Ant to residential 
districts 

AICP Prepared by Kristen 1"'_H..Iv 1''-'' 1 

kkapelanski@cityofnovi.org (248) 347-0586 

2 

Comments 



ENGINEERING REVIEW 



cityofnoyi.mg 

Petitioner 

PLAN REVIEW CENTER REPORT 
July 29, 2013 

Engineering Review 
Triangle Place 

JSP13-0053 

ACR Investments LLC, property owner 

Review Type 
Preliminary/Final Site Plan 

Property Characteristics 
Site Location: 
Site Size: 
Plan Date: 

Project Summary 

E of Haggerty Rd. and N of Eight Mile Rd 
0.48 acres 
May23,2013 

• Construction of a 2,420 square foot retail/office building and associated parking. Site 
access would be provided by a single access on Haggerty Road. 

o Water service would be provided by extending a 2-inch lead from the existing 12-inch water 
main along the west side of Haggerty Rd. No new hydrants are proposed at this time. 

• Sanitary sewer service would be provided by extending a 6-inch lead from the existing 10-
inch sanitary sewer along the west side of Haggerty Road, 

• Storm water would be collected by an on-site storm sewer system and routed through a 
subsunface treatment structure and then to an underground detention system sized for the 
100-year storm. This system would discharge at controlled rates to the Orchard Hill Place 
basin immediately south of the site. 

Recommendation 
Approval of the Preliminary Site Plan is recommended, 

Approval of the Final Site Plan is NOT recommended. 

Comments: 

The Preliminary Site Plan meets the general requirements of Chapter II of the Code of 
Ordinances, the Storm Water Management Ordinance and/or the Engineering Design 
Manual. 

The Final Site Plan does not meet the gel1eral requirements ot Chapter II of the Code 
of Ordinances, the Storm Water Management Ordinance and/or the Engineering 
Design Manual. The following must be addressed prior to resubmittal: 



Engineering Review of Preliminary /Finaf Site Plan 
Triangle Place 
JSP13-0053 

General 

July 29, 2013 
Page 2 of6 

1. Provide the City's standard detail sheets for water nlain (2 sheets-6/15/98), 
sanitary sewer (Sheet 1-6/15/98 and Sheet 2-4/24/06), storm sewer (1 Sheet-
6/15/98) and paving (1 Sheet-12/15/00) at the time of -~he Stamping Set 
submittal. 

2. Provide a minimum of two ties to established section or quarter section 
corners. 

3. Verify the proposed site activity, specifically the utility crossings, do not violate 
conditions in the easements for the liquid petroleum pipelines. 

4. Provide horizontal and vertical scales for each of the u'I'ility profiles. 

5. Provide a utility crossing table indicating that at least 18-inch vertical 
clearance will be provided. 

Water Main 

6. Revise the Domestic Sel-vice Lead stop Box location to the Right-of-Way or 
pubiic water main easement versus on private property as currently provided. 

Sanitary Sewer 

7. Provide an access easement for the sanitalY monitoring manhole on the plan 
set. 

8. Revise the sanitary sewer lead nlaterial to 6" SDR 23.5 versus 6" SDR 35 as 
provided. 

Storm Sewer 

9. Label the 10-year HGL on the storm sewer profiles, and ensure the HGL 
remains at least 1-foot below the rim of each structure. 

10. Use a pattern on the storm sewer profiles to highlight where compacted sand 
backfill is required under the influence of pavement. CSB is currently not 
labeled in a couple required locations. 

11. Revise '~he storm sewer alignment to discharge into '~he four (4) diameter 
storm sewer structure within the Right-of-Way versus the two separate outlets 
on '~he south side of the property. 

12. Revise the plan set to indicate that all storm sewer shall be constructed of 
ASTM C76 Class IV reinforced concrete pipe versus portions of the storm 
sewer conshucted of C76 plastic pipe as provided. 

13. Provide a two (2) foot deep sump wherever the difference in pipe invert 
elevations exceeds two (2) feet. 

Storm Water Management Plan 

14. The storm Water Management Plan for this development shall be designed in 
accordance with the storm Water Ordinance and Chapter 5 of '~he new 
Engineering Design Manual. 

15. Remove the 6" San Lead and 2" W.M. callouts from the storm Water 
Management Plan. 



Engineering Review of Preliminary IFinal Site Plan 
Triangle Place 
JSP13-DD53 

July 29, 2013 
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16. Revise the drainage coefficient for all impervious and turf lawn areas to 0.95 
and 0.35, respectively, versus 0.9 and 0.2 as provided. 

17. Revise the underground detention system to provide open chambers or runs 
of pipe to accommodate a 1 OO-year storm event. Modular cell systems are 
not an approved means of providing underground detention. 

18. Denote an overland route for storm water that would occur in the event that 
the underground system cannot accept flow. This route shall be directed to a 
recognized drainage course or drainage system. Verify that any structures 
accepting overland flow are capable of handling the 100-year flood 
capacity. 

19. Provide a soil boring in the vicinity of the proposed underground detention 
system to determine the bearing capacity and high water elevation of the 
groundwater table. 

20. Provide critical eleva"l"ions (bankfull and 1 OO-year storm hydraulic grade lines) 
Oil the underground deten1-ion system cross-section and storm sewer profile 
demonstra'~ing that the detention system is 3 feet above ground water and 
has the required 1 foot of freeboard between the high water elevation and 
the subgrade below the pavement. 

21. Provide the calculation used for deternlining the Allowable Discharge Rate. 
The stormwater discharge rate shall not exceed 0.15 cfs per contributing 
acre. 

22. Revise the storm water detention calculations to demons'~rate that bankfull 
volumes shall be retained in the detention facility for a minimum of 24 hours 
and no more than 40 hours. 

Paving & Grading 

23. Revise sheet 1 to reference the correct location of the "M" curb detail versus 
referencing sheet 9 [not included in plan set) as provided. 

24. Differentiate between concrete and hot-mixed asphalt pavement areas on 
the grading plan by use of shading, notation, etc. 

25. Revise the plan set to provide a continuous sidewalk through the driveway 
approach versus breaking the 

26. Provide a minimum of 6 spot elevations where the pathway crosses each 
driveway (one at each corner and two in the center of the di'iveway on 
each side of the pathway). spot elevations shall also be provided to 
demons'~rate a level landing adjacent to each side of the pa'~hway crossing. 

27. No more than %" vedical obstacle sholl be allowed at each hansition 
between the pathway and the drive approach. 

28. Revise the pathway cross-section to indicate a maximum cross-slope ·of 2%. 

29. Provide spot elevations at the intersection of the proposed pathway with the 
existing pathway. 



Engineering Review of Preliminary/Final Site Plan 
Triangle Place 
J5P13-0053 

July 29,2013 
Page 4 of 6 

30. Provide a ROW side walk cross-section indicating 4" thick of 4000 psi concrete 
(8" thick through commercial/industrial drives) over 6" thick of 21 AA crushed 
limestone mee"ring MDOT grada"non specifications. The stone base shall 
extend a minimum of 6" beyond the. forms. Sand is not an allowed sub base 
within the right-of-way. 

31. Remove the detectable warning surfaces from the plan. These are not 
required based on the anticipated di'iveway -rraffic volumes. 

32. Revise the pedes-rrian safety path widrh along Haggerty Rd six (6) feet versus 
five (5) feet as provided. 

The following must be submitted with the Revised Final Site Plan: 

33. A letter from either the applicant or the applicant's engineer must be 
submitted with the Stamping Set highlighi"ing the changes made to the plans 
addressing each of the comments listed above and indicating the revised 
sheets involved. Additionally, a statement must be provided stating that all 
changes to the plan have been discussed in the applicant's response leiter. 

34. An itemized construction cost estimate must be submitted to the Community 
Development Depar"iment 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 estimate must be ifemized for each u"l"ility (water, 
sanitary, storm sewer), on-site paving (square footage), right-of-way paving 
(including proposed right-of-waYr grading, and the storm water basin (basin 
construction, control structure, pretreatment structure and restoration). 

The following must be subn1iHed with the Stamping Set: 

(Please note that all documents must be submitted together as a package with the 
Stamping Set submittal. Padial submittals will not be accepted). 

35. A draft copy of the Storm Drainage Facility Maintenance Easement 
Agreement, as outlined in the Storm Water Management Ordinance, must be 
submitted to the Community Development Department. 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. This document is available on our website. 

36. A draft copy of the 20-foot wide access easement for the sanitary sewer 
monitoring manhole to be constructed on the site must be submitted to the 
Community Development Department. This document is available on our 
website. 

The following must be addressed prior to construction: 

37. A pre-cons"iruction rneeting shall be required prior to any site work being 
started. Please contact Sarah Marchioni in the Community Deveiopment 
Department to setup a meeting (248-347-0430). 

38. 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 [no applicai"ion 
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JSP13-0053 

required). A grading permit fee in -rhe amount of$125.00 must be paid to the 
City Treasurer's Office, 

39. Material certifications must be submitted to Spalding DeDecker for review 
prior to the construction of any u"l"ilities on the site. Contact Ted Meadows at 
248-844-5400 for more information. 

40. Construction inspection fees in the amount of $20,882.64 must be paid to the 
City Treasurer's Office. Note, this amount may change based upon chgnges 
in the revised set submittal. 

41. A storm water performance guarantee in the amount of $135,000.00 [equal 
to 150% of the cost required to complete the storm water management 
facilHies) as specified in the Storm Water Management Ordinance must be 
posted at the Treasurer's Office. Note, this amount may change based upon 
revisions to the submitted plan set. 

42. Water and Sanitary Sewer Fees must be paid pl'ior to the pre-construction 
meeting. Contact the Water & Sewer Department at 248-735-5642 to 
determine the amount of these fees. 

43. A stl'eet sign financial guarantee in the amount of $400.00 ($400 per "rraffic 
control sign proposed) must be posted at the Treasurer's Office. Signs must 
be installed in accordance with MMUTCD standards. Note, this amount may 
change based upon revisions to the submitted plan set. 

44. A Soil Erosion Control Permit must be obtained from the City of Novi. Contact 
Sarah Marchioni in the Community Development Department, Building 
Division [248-347-0430) for forms and informai"ion. The financial guarantee 
and inspection fees will be determined during the SESC review. 

45. A permit for work within the right-of-way of Haggerty Rd must be obtained 
from the City of Novi. The application is available from the City Engineering 
Department and should be filed at the time of Final Site Plan SUbmittal. 
Please contact the Engineering Department at 248-347-0454 for further 
information. 

46. A permit for work within the right-of-way of Haggerty Rd must be obtained 
from "rhe Road Commission for Oakland County. Please contact the RCOC 
[248-858-4835) directly with any questions. The applicant must forward a 
copy of this permit to "rhe City. Provide a note on the plans indicating all work 
within the right-of-way will be constructed in accordance with the Road 
Commission for Oakland County standards. 

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

48. Permits for the construction of each retaining wall must be obtained from the 
Comnlunity Development Department [248-347-0415). 
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The following must be addressed prior to issuance of a Temporary Certificate of 
Occupancy approval for the development: 

49. The amount of the incomplete site work performance guarontee for this 
development at this time is $223,962.50 (equal to 1.5 times the amount 
required to complete the site improvements, excluding the storm water 
facilities) as specified in the Performance Guarantee Ordinance. This 
guarantee will be posted prior to TCO, at which time it may be reduce ci 
based on percentage of construction completed. Note, this amount may 
change based upon revisions to the submitted plan sei. 

50. All easements and agreements referenced above must be executed, 
notarized and approved by the City Attorney and City Engineer. 

51. Spalding DeDecker will prepare the record drawings for this development. 
The recard drawings will be prepared in accordance with Article XII, Design 
and Construction Standards, Chapter II of the Novi Code of Ordinances. 

52. A letter of credit ar cosh in on amount of $9,000.00 (10% of the cost of storm 
water facilities for projects of less than $100,000, or 5% for the cost of projects 
over $100,000) must be posted for the storm water facilities. This deposit will 
be held for one year after the dote of completion of construction and finol 
inspection of the storm water facilities. Note, this amount may change based 
upon revisions to the submitted plan set. 

53. Submit on up-to-date Title Policy (doted within 90 days of City Council 
consideration of acceptance) for the purpose of verifying that the parties 
signing Ihe Easement documents have the legal authority to do so. Please 
be sure that all parties of interest shown on the title policy (including 
mortgage holders) either sign the easement documents themselves or a 
Subordination Agreement. Please be aware that the title policy may indicate 
thot additional documentation is necessary to complete the acceptance 
process. 

Prior to pre oaring stomping sets, the Applicant is advised to provide any revised sheets 
directly to the Engineeri ng Department for on informal review and approval. 

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

cc: Ben Croy, Engineering 
Brian Coburn, [ng:neering 
Kristen Kapelanski, Communily Developmenl Department 
Michael Andrews, Water & Sewer Dept. 
Sheil a Weber, Treasu: ~:"s 

T. Meadows. B. Allen: spalding DeDecker 
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July 25, 2013 

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

SUBJECT: Triangle Place / Haggerty Retail Development, JSP13-0053, 

Traffic Review of Preliminary Site Plan, PSP13-0122, and Final Site Plan, PSP13-0123 

Dear Ms. McBeth: 

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

Recommendation 

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

Special Comment 

It should be noted for the record that the P.R.O. concept plan for this site (copy attached) 

underwent significant improvements as it worked its way in 2008 to a final stamping set that has 
since expired (copy also attached). The plan now under review, however, largely deletes those 
improvements, and for this reason alone, should not be approved as a final site plan. 

Site Description 
What is the applicant proposing, and what are the surrounding land uses and road network? 

1. The applicant is proposing to construct a 2,420-s1 retail building with no specific planned use 

indicated. The site plan shows a total of 13 parking spaces served by a single access drive, but 
states that 12 spaces are required and 12 are provided. Since the one required and proposed 
barrier-free space should be included in the total parking count, the plan should list 13 spaces 
as being provided. 

2. Immediately east of the subject site, in the City of Farmington Hills, there is a large mixed-use 

commercial site served by a single access drive on Haggerty Road (see attached photos). That 
site features a Holiday Inn Express, gas station, car wash, and fast-food restaurant. 

3. Haggerty Road is a five-lane, 45-mph arterial under the jurisdiction of the Road Commission for 
Oakland County. There is a traffic signal serving other commercial drives roughly 300 ft to the 
south, a wide gravel shoulder along most of the site frontage, and a short deceleration lane for 

the neighboring commercial property to the east and north. 

Cleal"ZOllillg, 11K.· 28011 Southfield Road, Lathrup Village, tvlichigctll 43076 2-18.423.1776 
PIa.llning· ZOlling < Transpor[ation 
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Trip Generation and Traffic Impact Study 
How much new traffic would be generated? Was a traffic study completed and was it acceptable? 

4. The P.R.D. concept plan for this site apparently was approved in the 2008-2008 timeframe 
(when we were not the City's traffic consultant) without the benefit of either a tdp generation 
forecast or traffic study. We have therefore developed the following table to show the wide 
range of potential trip generation. 

Potential Driveway Trips for 2,420-s.f. Retail Building! 

Land Use 
ITE 

Weekday 
AM Peak Hour PM Peak Hour 

Use 
I 

In Out Total In Out Total 

Specialty Retail 826 107 1 1 2 3 4 7 

I 

Convenience Market 851 1,786 81 81 162 65 62 127 

Coffee/Donut Shop w/o 
936 Unknown 134 128 262 49 50 99 

Drive-Through Window 

A trip is a one-directional movement into or out of the site. Forecasted trips based on the latest ITE data and 
methodology, but do not reflect credit for pass-by trips not new to Haggerty Road. ITE's average Shopping Center 
rate assumed for Specialty Retail in the AM peak hour. 

5. As can be seen above, the site's potential trip generation varies widely, depending on the 
specific use. The Planning Commission should discuss the building's potential use with the 
applicant, and based on the above trip forecasts, decide to either require or waive the City's 
ordinary requirement for a traffic impact study (by published City policy, the numbers for a 
convenience market require an impact assessment, and the AM numbers for a coffee/donut 
shop require a full traffic impact statement). 

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

6. Yes. As now designed, the proposed access drive would be about 284 ft south of the 

nearest existing drive to the north and 318 ft north of the nearestexisting drive to the south 

(near-curb to near-curb, versus a minimum required spacing of 230 ft for the 45-mph speed 

limit). There are no opposite-side drives within the City's minimum spacing of 200 ft to the 
right (north) or 150 ft to the left (south). 

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

7. No. A left-turn lane already exists on Haggerty, and neither the City nor RCDC has warrants 

for adding a right-turn lane on a multi-lane road. 

Access Drive Design and Control 
Are the proposed design, pavement markings, and signage satisfactory? 

Clearzollillg'H 23021 Soulhfield RoacJ 1 Lathi-lip Viliage l /vtichigan 413076, 24EU23."1776 

r)lanllillg Zoning' TrallSportatioll 
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8. No. The following improvements, most already made in the previously approved final site 

plan, need to be made in the current plan: 

a. The driveway width should be increased to the City standard of 30 ft (back-to-back). 

b. The entering (south) curb return should transition to the curb return into the first 

parking space via a straight taper (this is too short a section for a reverse curve). 

c. A 24-inch STOP (Rl-l) sign should be posted for exiting traffic, 4 ft in advance (east) 

of the Haggerty sidewalk. 

Pedestrian Access 
Are pedestrians safely and reasonably accommodated? 

9. No. We offer four comments on this issue, two already accommodated in the previously 

approved final site plan, one needing to be made in the current plan, and one that we believe 

should be considered for incorporation in the current plan: 

a. As indicated in principle in the still-valid P.R.D. concept plan, there should be a 

sidewalk connection between the proposed building and the Haggerty Road sidewalk. 

However, that connection should occur north of the truck turnaround bay, so as to 
ensure that vehicles using that bay do not block this pedestrian route. 

b. Given that the proposed north building elevation shows what appears to be a customer 

entrance on that end, the sidewalk along the west side of the building needs to be 
extended to serve that entrance. 

c. The City standard width for a conventional right-of-way sidewalk is now 6 ft, so the 

proposed 5-ft-wide walk along Haggerty must be widened by 1 ft. 

d. We recommend that serious consideration be given to providing a sidewalk stub to at 

least the east property line, in line with one of the paint stripes between hotel parking 
spaces. Most businesses occupying the proposed new building would likely benefit 
from also seeing that stub extended another 27 ft to the hotel parking lot proper. 

Circulation and Parking 
Can vehicles safely and conveniently maneuver through the site? 

10. Per the previously approved final site plan, the sidewalk along the north side of the 

parking lot should be monolithic and at least 7 ft wide (not 6 ft as now proposed). Both a 
plan note and the needed elevation data should show this walk as rising only 4 inches 

above the adjacent pavement, so as to maximize vehicle overhang and allow the use of 

17-ft-long abutting parking spaces (not 19.5 ft as now proposed). 

11. The proposed 23.5-ft-wide parking aisle must be widened to the 24-ft standard. 

Cleal-zollingi~ , 2802'1 SOlllhl'ielci Roacl, Lalht'lIl) Village, k\ichigati .:JG076 , 2-1Cl,-L23.'1776 
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12. The curb along the south side of the parking lot should be limited to a 4-inch height, and 

the abutting parking spaces shortened to 17 ft (to face of curb). On a related note, 

supporting elevation data should show that the top of the nearby retaining wall either 

will not rise more than 4 inches a bove grade, or will be 2 ft or more south of the revised 

back of cu rb. 

13. The truck turnaround path now illustrated is for a single-unit truck only 26 ft long. At a 

minimum, the 3D-ft-long AASHTO single-unit truck should be accommodated on-site. 
Alternatively, if the City Fire Marshal so-requests, the City's largest fire truck should be 

accommodated (reasonably approximated by an AASHTO template for a full-size bus). 

14. Per the previously approved final site plan, the positions of the barrier-free parking space 

and accompanying access aisle should be transposed (since most wheelchair lifts are on 

the right side of the vehicle). 

15. The type of sidewalk ramp now proposed at the end of the barrier-free access aisle lacks 

the required 4-ft-deep landing at the top, and should be replaced by a MOOT Type P 
ramp, where the sidewalk ramps down to the access aisle from the sides. 

16. Only a VAN ACCESSIBLE supplemental sign has been proposed. Both a MIVIUTCD-standard 

RESERVED PARKING [wheelchair symbol] ONLY sign (R7-8) and an accompanying VAN 
ACCESSIBLE sign (now called R7-8P rather than R7-8a) are needed. A detail should be 

provided for these signs, showing a reasonable facsimile of the two signs and a minimum 

mounting height (given their proximity to the sidewalk) of 7 ft under the main sign and 6 

ft 3 inches under the supplemental sign. 

17. The larger of the two turnaround bays, generally west of the building, should be 

bordered on its south side and crosshatched with 4-inch yellow striping, said hatching 4-
ft on-center. A NO PARKING LOADING ZONE (R7-8) sign should be proposed at least 2 ft 
behind the east curb or north sidewalk (applicant's choice of locations). 

18. The deeper-than-normal turnaround tail at the east end of the parking lot should be 
bordered on its west side and crosshatched with 4-inch yellow striping, said hatching 4-ft 

on center. A NO PARKING ANY TIME sign (R7-1, with double-ended arrow at its bottom) 

should be proposed 1 ft inside the east property line (to provide maximum space for 

possible vehicle overhang). 

19. A plan note is required specifying that the barrier-free parking space and accompanying 

access aisle wi" be marked in blue; the International Symbol of Accessibility (wheelchair) 
shown on the pavement marked in white; and undesignated parking spaces marked in 

white. Also per the rvlMUTCD, where the relocated access aisle abuts the first 

undesignated space, there should be ab.utting blue and white lines. 

Clearzoning'1il 28021 SOLlLhfieid ROZid, LaLhwp Village, tvlichigan 4G076 , 2-+8'-:+23.-1776 
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20. A Signing Quantities Table is required, listing each sign by description, NlMUTCD sign 

code, size (where applicable, such as the requested 24-inch STOP signL and quantity. 

Sincerely, 
CLEARZOI\JII\JG,II\JC. 

Rodney L. Arroyo, AICP 
President 

Attachments 

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

Clearzonillg'~" , 28021 SOLithfield Roael, Lathi-lip \Illidge, l\lichigan 413076 < }.:.I8.423.1776 
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Site Aerial for Proposed Triangle Place Retail Development 
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looking South at Site Proposed for Triangle Place 
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Petitioner 

PLAN REVIEW CENTER REPORT 
July 29, 2013 

Preliminary & Final Landscape Review 
Triangle Development - JSP13-53 

Trowbridge Companies 

Review Type 
Preliminary and Final Site Plan 

Property Characteristics 
Site Location: East side of Haggerty Road, north of Eight Mile Road 
Site Zoning: B-3, General Business with Planned Rezoning Overlay 
Adjoining Zoning: North: Haggerty Road, OSC; East: ES (City of Formington Hills); West: 

Site Use(s): 
Adjoining Uses: 

Proposed Use: 
Site Size: 
Plan Date: 

Recommendation 

OSC; South: FS 
Vacant 
Northwest: Haggerty Road, Pump House, Michigan Heritage Bank; 
Northeast: Benihana, Coney Island (Farmington Hills); West: 
Regional detention basin, Sheraton Hotel (further west); South: 
Detention basin, Taco Bell (further south); East: Hotel (Farmington 
Hills) 
General Office/Retail 
0,48 acres 
05-23-13 

Approval of the Preliminary Site Plan for Triangle Place JSP13- 53 is recommended. 
Approval of the Final Site cannot be recommended until the Applicant can address the 
concerns listed below. 

Please note that this project was previously approved. The plan was approved under a 
PRO agreement and included significant landscape. That approved site plan lapsed 
due to the extended period under which no site work commenced. The currently 
approved plan proposes 50% of the plantings originally proposed and approved. 

Please address the concerns noted below upon subsequent submittal. Please respond 
in writing to document any site plan revisions made in regard to the concerns listed 
below. 

Ordinance Considerations 
Adjacent to Residential - Buffer (Sec. 2509.3.0.1 

1. The project site is not adjacent to residential property. 
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Adjacent to Public Rights-of-Way - Berm [Walll & Buffer [Sec.2S09.3.b.l 
1. A 3' tall landscape buffer berm is required along the Haggerty Road frontage. 

Please depict the berm on the landscape plan. 
2. The landscape Design Manual requires shrub plantings on buffer berms to be 

staggered in a minimum two rows. Please adjust the plantings and add plants as 
necessary. 

3. One canopy tree per 40 I.f. is required along the berm area. This requirement 
has been met. 

4. One subcanopy tree per 35 I.f. is required along the frontage of Meadowbrook 
Road. These have been proviced. 

Street Tree Requirements [Sec.2S09.3.b.l 
I. One street tree is required per 45 I.f. of road frontage. This requirement has been 

met directly on the project site. However. a stipulation in the PRO agreement 
called for the extension of the sidewalk and street tree plantings from the 
southern boundary of the site to the next intersection. This extenuation has not 
been shown. Please include the extended sidewalk and street tree plantings on 
the landscape plan. 

Parkinq landscape (Sec. 2S09.3.c.l 
I. Calculations have been provided for the required Parking Lot Landscape Area 

per Ordinance requirement. The Applicant is required to insta ll a total of 438 
square feet of Interior Parking Lot Landscape Area. This requirement has been 
met. 

2. Perimeter Parking Lot Canopy Trees are required at one per 35 LF. Existing 
healthy trees and trees counted toward interior parking lot landscape may be 
counted toward this requirement. By virtue of the existing and proposed trees. 
the Applicant meets the perimeter planting requirement. 

3. Existing canopy trees adjacent to the eost boundary of the site must be 
protected with tree protection fencing. 

Building Foundation landscape [Sec.2S09.3.d.l 
l. Building foundation landscape should be continued along the west and north 

foundations at a minimum. A minimum 4, wide landscape bed is required. 

Plant list (lDM) 
I. The Plant List meets the requirements of the Ordinance and Landscape Design 

Manual. 

Planting Details & Notations [LDMl 
I. Planting Details and Notations meet the requirements of the Ordinance and 

Landscape Design Manual. 
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Irrigation (Sec. 2509 3.f.[6)(b)) 

July 30, 2013 
Page30f3 

1. All landscape areas are required to be irrigated. A note has been provided 
stating that the existing irrigation system will be appropriately modified in the 
area of the addition. 

General 
1. Please see woodland and wetland reviews for additional comments. 

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

, ,,-.y 
...... ~ . ......;;.:.-:::=--.-. 

----- -Reviewed by: David R. Beschke, RLA 
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July 29,2013 

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

Attn: Ms. Barb McBeth - Director of Community Development 

Re: FACADE ORDINANCE - Preliminary & Final Site Plan Review 
Triangle Place, PSP13-0122 
Fayade Region: 1, Zoning District: FS, Building Size: 2,420 S.F. 

Dear Ms. McBeth: 

The following is the Facade Review for Preliminary and Final Site Plan Approval 
of the above referenced project based on the drawings prepared by MGA 
Architects, dated June 28, 2013. 111e percentages of materials proposed for each 
fa(:ade are as shown on the table below. The maximum percentages allowed by the 
Schedule Regulating Facade Materials of Ordinance Section 2520 are shown in the 
right hand column. Materials in non-compliance with the Facade Schedule, if any, 
are highlighted in bo lei. 

West 
Ordinance 

Fa<;ade Region 
(Front) 

South East North Maximum 

(M"inirnul1l) 

Brick 30% 66% 47% 66% 100% (30% Min) 

Asphalt Shingles 48 1Yo 7% -t6 iyo 7%) 25% 

Stone 6% 0% 0% 0% 50% 

EIFS 2% 1% 0% 1 0/0 25% 

P ai nted Tri m 3% 150/0 2% 15% 15% 

Split Faced eMU 40/0 6% 50/0 60/0 10% 

Awnings (Standing Seam Metal") 7% 50/0 0% 5% 10% 

As shown above the percentage of Asphalt Shingles exceeds the maximum 
percentage allowed by the Fayade Ordinance on the west and east fa(:ades. A 
Section 9 Waiver is required for this deviation from the Fayade Chart. 

Page 1 of3 



No san1ple board ,vas provided for this project. The Inaterial used for the awnings 
is not specified; it is assulned to be Standing Semn Metal for this review. The 
lnaterial used on the upper wall of the north elevation is not specified; it is assLuned 
to be Brick. This project falls under the PRO Agreen1ent, recorded in Oakland 
County, libel' 40345, page 245, on 5/30/2008. The PRO states that "The building 
design, fa9ade, and elevations shall be substantially silnilar (as detennined by the 
City) to that sublnitted as pali of the Owner's final approval request, as depicted in 
Exhibit B.;' 

ReCOlnmendation - The percentage of Asphalt Shingles is consistent with the 
Section 9 Waiver previously granted by the Planning COlnnlission during their 
April 30, 2008 Ineeting. A condition of that approval was that all wood siding be 
replaced \vith brick. It is our recolnlnendation that the overall architectural design 
is consistent with the intent and purpose of the Pa9ade Ordinance. A Section 9 
Waiver is recolnlnended for the overage of Asphalt Shingles. This is contingent 
upon the applicant providing the following prior to the Planning COlnlnission 
Meeting; 

1. A smnple board indicating carefully coordinated ealih tone colors for all fa9ade 
Inaterials. 

2. Clarification that the awnings are in fact standing semn lnetal. 

3. Clarification that the upper wall of the north elevation is in fact brick (the use of 
wood siding or silnilar n1aterial would be inconsistent with the original Section 
9 \Vaiver). 

With respect to the PRO Agreelnent, while the proposed fa9ade represents a 
different style of architecture and utilizes n1aterials other than those depicted in 
Exhibit B of the PRO Agreen1ent, we believe that the overall aesthetic quality of 
the proposed design is generally consistent to the PRO fa9ade. 

Page 2 of3 



Notes to the Applicant: Fa<;ade Ordinance requires inspection(s) for all projects. 

Materials displayed on the approved sa111ple board will be c0111pared to Inaterials 

delivered to the site. It is the applicant's responsibility to request the inspection of 

each fa<;ade lnaterial at the appropriate tin1e. Inspections 111ay be requested using 

the Novi Building Depalilnent's Online Inspection Portal with the following link. 

Please click on "Click here to Request an Inspection" under "Contractors", then 

click "Fa<;ade". 

http://w,,,,\v.cityofnovLorg/Services/COlTIlTIDev/OnIinelnspectionPortal.asJ]. 

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

Douglas R. N ecci, AIA 
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CITY COUNCIL 

Mayor 
Bob Gatt 

Mayor. Pro Tem 
Dave Staudt 

Terry K. Margolis 

Andrew Mutch 

Justin Fischer 

Wayn e Wrobel 

Laura Marie Casey 

City Manager 
Clay J. Pearson 

DirectOr 01 Public Safety 
Chief of Police 
David E. MOlloy 

Director of EMS/ Fire Operations 
Jeffery R. Johnson 

Assistant Chief of Police 
Victor C.M. Lauria 

Assistant Chief of Police 
Jerrod S. Hart 

Novi Public Safety Administration 
45125 W. Ten Mile Road 
No .... i, Michigan 48375 
248.348.7100 
248.347 .0590 fax 

cityofnovi.org 

July 10, 2013 , 

TO: Barbara McBeth, Deputy Director of Community Development 

RE: Triangle Place, (f.k.a. Haggerty Road Development) 
Final Site Plan 

SP#: SP07-22B 
PSP13-0122 

Project Description: 
This project was previously reviewed on 5/31/2007, 4/312008, and 
9/18/2008. All reviews were approved at that time. 

Comments: 
No changes have been made since last review. 

Recommendation: 
The above plan has been re-reviewed and is recommended for 
APPROVAL 

Sincerely, 

Andrew Copeland - FPOllnspector II - CFPE 
City of Novi - Fire Dept. 

cc: file 
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APPLICANT RESPONSE LETTER 



August 19,2013 

Ms. Kristen Kapelanski, AICP 
Planner 
City of No vi 
45175 VI/est Ten Mile Road 
Novi, Michigan 48375 

ACR IN,\/ESTIVIENTS, LLC 
2617 Beacon Hill Dlive 

. Auburn Hills, Michigan 48326 

Subject: Triangle Place 
Review comments 

Dear Kristen: 

vVe are in receipt of the Novi review letters received from your office via emai on July 31, 2013. 

'tie intend to comply with The notations and requests contained in these review letters. 

Sincerely 

ACR Investments, LLC 
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PLANl'tlill REZONL'VG OVERLAY (PRO) AGltEElVIENT 
BAGGERTYROADDBy~LOPMrnNT 

AGRE:EwIE~--rl by and mnm!g ACR Investments, LLC, n Michigan linrlted liabilit'J 
(' company whose address is 2617 Beacon ~ Aubu.r;n Hills, !vII 48326 (referred to as 

O(De-v~!oper'J); and J efire'.f Rotberg1 whose address is 2640 lieatbfield Road, BlDomfield 
Rills) !vII 48301 (UFee Own ern); ~ the City ofNoy1! 45175 West Ten ~Iile Road, Novi,. MI 
48375-3024 e~CitiS}. 

RECITATIONS; 

T. Fee Owner is the fee OVlIler cfthe "Land" described on E:ihibH A~ attached and 
incorporated herein, Develpper b.as au option to purcbase the Land, Fee O\"l/ner 
and De-veloIJer sball be referred to jointly in iliis Agreement as me· O'1·mer. The 
representations contained hereL."1 and the UndertaIclngs set 'for-ill shall apply with 
equal force and effect as. to each. 

II, For ptlIpases of improving and using the Land for an appro:dmate1y 2,500 squa..re ®1\~P~ 
foot office or retail buiJding, OWl1er petitioned the City for an amendment of the f/\ 
Zorrlng OrdlnaIlcel as amended t so as to reclassify the Land frDm FS, Freeway 
Service Dlstcidt~ to B-3" General Busine~s District. The F8 classhlcaticn shall be 
r~rred. to <IS: the t'Existillg c1:lssificatioll" and B-3 sbaH be ·refemd to as the 
1<p.ruposed Classification." 

ill, ,The Proposed Classifi.cation WQ.uld provide· the OlfJller with certain material 
deve10pment options not available uuder the EXisting ClassificatiDn, and would be 
a disrilld and material beu~fit and ad'Vautage to the OW'ner. 

N. Tlle Ciiy bas reviewed and approved the OWner1 s proposed petition to amend the 
district c lassifi1.;ation of the Land from the Existipg Classification to the 

Proposed Classification ll!ld-er the terms of the P1ELTUled Rezolling Overlay (PRO) 
provisions of the City's Zoning Ordinance; has reviewed the Own-er's proposed 
PRO Plan (including huilcfu1g fayade: elevation.s~ <U!d design) attached hereto and 
lncorporated as Exhibit B "PRO Plan"), wbic11 .is a conceptual or 
illustrative plat"1 <for the potential development of the Land un~er the Proposed 
Classification, and not an approval to construct the praposed improvements as 
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shmvn; end bas fUrther r~'/iewed the prcioc;sed 
accepted b:y me Owner. 

PRO conditiOIl3 offer~d or 

V, In proposing the Proposed Classi:ficatioo to the City. Owner hilS expressed as a 
finn a.,i"ld unalterable intent that Ovvner will' develop a.1'J.d use the Land ±n 
canfo1.1llance with the fo]lowing undertalci."gs by O'hJlcr, as well as the following 
forbearances by the O,vner (each and e:very one of sllch Ullderta1dngs and 
forbearances shall together be refen:ed to as the HUnderlakingst1): 

A. Owner shall develop and use the land soleLy for an approxL-nate1y 
square foot office or retail building (with appropriate park~IJg a.."ld site 
il!l:provetnents)~ to the extent permitted under the Proposed Clasgincapon. 
O~'I1er Shail forbear from developing ane/or using the Land L'Il anynu!nner 
ether ilia."l as authorized andJor llmited by this Agreement. 

B. Owner shall develop the Lnnd in ac~rda:o.{:e VllID all app]icabl~ Jaws and 
regulations, nnd with all appIlcable crdimmceE1 L.,c1ud:ing an apPllcable 
height, area, and bulk requirements of the Zoning Ordinance as relates to 
the Proposed Classification, except as e;""Press1y authorized herem. Tne 
PRO P1an isncknowledged by both the City and Owner to be a conceprua1 
plan for the purpose of depicting the genera1 area contemplated for 
development. Some deylations from the proyisions of "the Citis 
ordinances, mles, or" regu1ations are depicted in the PRO ?1a.."1 ate 
«:!.,..,r~!"n.':rQr1 by virtue afmis however1 except as to such 
t11':'V1::11t1m't>l. !;:uumerared herein the O'NDer~s rigbt to develop the or 
:retail building under the requirements of the Froposed Classification sliall 
be subject to and in accordance with all a.pplicatiollS1 reviews~ approv~s~ 
permits, and authora;aUons. l.m.der applicable laws~ orruIl3..t"1CeS, 

nnd regulations] including) bu.t Dot limited to, site plzn approval, stann 
water management plan apprqvul, woodlands and wetlands permits l 

landscape approval, and eogin~rlng plan approvnl~ as 
eX!'re~ISIY provided m. this Agreement. The buildiTlg design, fayade1 fu"1d 
cl .. • ..... H"'" ........ shall be substantially (as' determined by tlle City') to that. 
submitted as part of the (}t-,.,n..lerl s una] approval requests as depicted in 
EJrhibitB. 

c. In addition. to any other ordina."'lce requirements, Owner shall obtain 
anuroval for, and use best practices and efforts with 
t;·all stODl!. water il.nd soil erosion requirements and measures w·OUgl'liDut 
the site du."ing me design fu1.d construction phases, and subsequent use~ of 
the development contamp1ated m the Prepased Classific.ation. 

D. T.he following clevianom from the standards of the zoni'1g ordinance are 
autborized pursuant to §3402..D.l.c oftbe Cit:ts zodng ordinfuice. 

2 
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1. A 16-foot rear yard setback d~{iation (20 feet requir~ 4 feet 
provided). 

2. A IO-fcot deviation for frorit yard pa:rlcing setback (20 f~t, 
required; 1 () feet:prQvided.)~ 

3. A 6-foot deviation fer rear yard parking setback (10 feet required, 
4 feet provide d.). . 

4. Placement of the loading zone en t11e west side of the buHcling in 
the ftOD't yard (rear yard. placement required under §2507 of the 
zoning ordinance. 

5. At the Owner's bptioo, but subject to approval by the City, either li 
screening wall in lieu of the required benn (wall to be 6 feet high 
and constructed of decorative !llilscrtl)' or ~rick matching fue 
building fayade nUl.tenals) or landscaping to provide an 
flesilietical1y appropriate screenmg or separa.tion., 

6. Place'tnent of a lO':foot wide greenbelt along the northern. most side 
of the parlcing Lot, rather tbqn the 20~fcot greenbelt ( ... villi 3-foot 
hig.lt berm "With 2~fDCt vyide crest) along the Haggerty Read 
frontage of the parking let. 

E. The fallowing PRO Conditions allan apply to the Land tlLdior be 
undertaken by Owner: 

1. The ~nO'h1ng prindpal pennitted uses and/or special uses listed o-r 
the B-3 zonmg district tl!gu1ationsa..---e nat permitted on the 
pr01Jerty~ 

• Off-street parldng lots 
$: Restaurants ha"0.ng the cnaracter of a drive in 01' having [l 

drive-wough window 
-tl Theafers~ assembly'nails l concert halls, museums or similar 

places of. assembly when condncted completel), vtithln 
enclcsed builrungs 

• Blliiness schools and colleges 01" private ~ch'Jols operated for 
profit 

it Day Care Centers and Adult Day Cara Centers 
• Private c1ubs~ fraternal arganizations~ ~md lodge halls 
tI Hatels and motels 
c l\Irortuary estabnsbments 
., Autowash 
• Bus passenger stations 
• New and used em- salesroom1 ShO\1lTOom) or office 
• Tattoo parlors 
It Outdoor space fbr exclusive sale of new or used automohi1es, 

campers. recreation velric1es, mohile homes, or rental of trailers 
or automobiles 

• Businesses in the character of. a crivewlu or open front store 

3 



--------- ------_. 

UBER 4 0 3 4 5 PC 2 4 8 

o Plant materia1s nursery for tho !~tIil sale of plant matecia1s and 
su1es of lawn. furniture) p 1aygrcund equipment and garden 
supplies· 

• Pu1?lic OJ" prl'Vate indoor rect'eatianal fadlines 
a 1vIini-lube af quick oil change establishments 
" Gasollile service sta..+ion and automobile repair 
s Motels, hotels) and transient lodgfug facilities 

2. O'W1ler shall extend public sidewalk for afJpro:~..mately 180 linear 
fed along the adjacent property to tD.esQuth of the subject prOperty 
to. complete the sidewalk connection, us sbmYn on the PRO plan. 

3. GINner shall provide additional landscaping- along t1.e adjacent 
property (ifpe:rmi.tted by the adjacent property owner) as shewn on 
the PRO plan. If the adj acent property O\Vl1er c.oes not allow such 
ianQ.scapmg1 Owner shall provide an equivalent amount of 
landscaping along C:ity~oWt1ed property on the west side of 
Haggerty Road~ as shown an the attacbed nlternate plan, Exhibit 
C. J...:fter the. mainteni.lnce ruld guarantee period for such 
landscaping: Owner shall not be responsible for its maintenance or 
upkeep-

4. If Ownerls able to secure apprQVa110 discharge stonnwater from 
me Land to the storm water reten.tion area ou the west s~de of 
Haggerty Road (as opposed to dealing with it t1rough tYFical on
site retention), Owner shall extend the public sidewalk 
approximately 500 linear feet along the City~avmed propelt'j on 
the west side of Haggerty Road, as shown on the PRO plan, 

.NOf~ l'HEREFOR.E~ IT IS AGREED AS F'OLLOrVS~ 

L Upon the Proposed Classification becoming final fo110'.ving entry into this 
Agre emel1t: 

a. The "\J:odert akin gs shall be cru.-ned out by <J\\.ller on and f01 the Land; 

b. Own.:;r shall act in comm:mance \villi the Undertakings; 

c. The Owner sba1I fmbear from EC:mg in a manner inconsistent with the 
Underta1cings; and 

d, The O\Vller shan commence and complete 'lill actions necessary to carry 
out aU of the PRO Conditions. 

2. In the event O'tVner attempts to or proceeds wi th actions to complete improvement 
of the LaJld in any manner other than as an. approximatelY 2,500 square foot office 
or commercial building as ~hown on Exhlbit :8, the City shall be authorized to 

4 
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revoke all om:swnatng V\-l-........... I ... q::; pel"".wi:ts and certi.ii.c~es of occupancy issued for 
such building and use, 

3. Owner acknowledges and agrees tbat the Cit"j has !lot required the Undertaldngs, 
The Underta..Jcings h-ave been. voluntarily offered by Owner 1n order to' provide an 
enhanced use and ofllie Land, to protect the public safer; and we1.fure, and 
to induce the 10 rezone the La."1d to the Proposed Classification so as to 
pr.ovide material and development options for the Owner. 

4. All of fue Una.eI'blidngs improvements, andioT forbearances that 
are directly beneficial to Land andioI to the development of and/or marketing 
of the office the Land. The burden oftha Undertakings on the 
O\wer is roughly.prapomonate to fl1:e burdens being created by the development, 
and to the benefit which win accr;le to the Land as a result ofllie reqmren:ents 
represented in 

5. rn addition to in Paragraph 2t nbovG] in the event the O,:rner, or its' 
transfel'8.es proceed with a proposal fOT, or 

de'rell:lplnS1:it of the Land in a manner which is in rnnterinl 
\,,1 ... """" ....... ' ........ ,::;""1 the City shall, following nonce and a reasonable 

opportunity to cure, have right il!1d option to take action using the pl'Qcedurt'! 
pr~scnoed by law for the amendment of the Master Plan. and Zomng Ordinance 
applicable to the Land to amend the Master Plfu"1 and zoning cla&iiicatk:ms of the 
Land to 11 reasonable determined a.ppropriate by the City, and 
neither the Owner ncr its respective successors., assigns .. and/or transferees: shall 
have aoy vested rights in the Proposed Classui!::ation andJor use affue Land as 
pe.'lIlitted under:tbe Proposed Classification, and Owner shill be estopped from· 
objecting to the rezoning and reclassification to SUi:D. reasonable: classifications 
based upon the argument that such acr.on a ~·downzDningl~ or bosed 
upon ~y ot11er argument relatl..ng Co the of tht; 'Proposed Classification 

. fu""1d use. of the Land; provideo, tbig shall r..ot praclude Owner from 
othel"'Nise challeng1ng ~ .... erea50nableness of such as applied to the Land. 

6. By execution of. thls Agreement, Ovmer ac1mcwledges that it h~s ncted in 
consideration of the City approving the Classificntion olltbe Llll1d, Eh'1d 
Owner agrees to be. bound by ofthls P.~Jl~:rnf~Ilt 

7. After consulting with. .an the OWl u~r understands and agrees that tbis 

8. 

Agreement is authorized by and consistent all applicable state and federal 
laws arrd Constitutions) fl;lat the. terms Qf th.is are Ieasonable~ that it 
shall be estopped £rop! taking a and, that the Cit} 
sball be entitled to injunctive relief to actions by the Own~r 
i.T'lconsistent with the terms offrJs AQree:m€:nt. 

This Agreement shill be binding 
this Agreement nnd their respective 

5 
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an affi$-vit providing notice! of tlris Agreement may be rec'crded by either party 
with the office afthe.OaIdand County Regist~: of:Oeed$"i~\:';:-; 

9. The Zacing Board of Appeals (ZBA) shall nave no jurisdiction over the Properly 
or the application oftlris Agreement until after site plan approval ~ld construction 
of the development 'as approved therein. 

10. No waiver of any breach of this Agreement shall be held to be a waiver of any 
othel:' or subsequent breach. All remedies afforded in this Agreement s1:m11 be 
taken md construed as CUIl.1.ulative) that is~ in addi1iou to every other remedy 
provided by law. 

11. This Agreement shall be gov£med by the l<lwS of the State of :Michlgan, both as to 
interpretation and perionn:mce. A.:.1Y and all suiis for any and. every breach of this 
Agreement may be instituted and maintained in :my cou..1i of competent 
jurisdiction in the County of Oakland, State of}Ai clri gan. 

12. 'This Agreement may be signed in cOUI1terparts, 

vVlTN""ESSES! FEE O,\VNRR 

Print N'mne: 

Print Name: 

ST ATE OF 1tITCHIG_~ ) 
) sa. 

COUN"TY OF OAKLA1'ID ) t\ 

.' On tbis 5~day of . hA \, ') 2008" before me appeared Jeffrey Rotberg, 
who states that he has signed ~t of his own free will duly aut1:lOrizt:d on behalf of ,9-1e 

company. a t-" LlJ,,4e;r 
Nat;1rvPublik, A. I .U", 

-oJ ~~otarv PubHc, tate of Mrchf£jsn 
• County ot-Oakland 

My Comm~sslon E'(p~s Apr. 26, 2912 
Acling in lhe County of (tv-J lY'td\ ; 

VflTI~ESSES: DEVELOPER 
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STATE OF M:rCBIG&~ ) 
) ss. 

CO~TI OF O)'lQA1>TD ) 

~ lJ. .-,. J On this b day of _ ~ ,2008, before me appeared 
A:f\.~ti.C~ ,LN'l~ ofNJa:naginglviember of ACR lnvestmeuts) anmcbiganli.uiteo 

liability c panYl whO' states that he has signed thls document of his own free will duly 
authorized 00 behalf of t.~e 'company. 

8ACHE.. MARESH , 
Noltlf,,!PubIic, Slate cf Michigan 

BCunty of Oakland i 

My Comrnission~. Fe' • 1 .~ 
, ACllng inlha CllUflty' 

STATE OF rr-lICB1G.t\i"\T ) 
) ss, 

COUNTy OF OA.~AND ) 

02~.~ 
Notary PilbJic 

On tIlls t ftf day' of IJ7Av , 2008s before me appeared Dav1d B. Lal"}d.-y f!\iUj o( 
and }riarva.rme Comcliustr-'Nha s,tated tiht they had signed this document of her Gvm n'ee wil.l ott 
behalf of the City ofNQvi in tbeir respective offiCial capacitiesl as stated above . .{. 6 ~-e¥1L 
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Drafted by: 

Thomas R. Schultz 
30903 Northwestern IDgh'iV-ay 
Fnnningtcn Bills, :MI 4'8:334 

W11en recorded.retl1Ill to: 

tv[aryaru::;e Cornelius, Cl.erk 
City of No vi 
45175 \Vest Ten YJle Road 
Novi, 11148375-3024 
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SECTION 36, T 1 S., R. BE. 
CITY OF NO VI EXHIBIT A 
OAKLAND COUNTY, MICHIGAN 

SURVEY / LEGAL DESCRIPTION 
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SOUTHEAST CORNER 
SECTION 36, TIS, R8E. 

A PARCEL OF LAND IN THE SOUTHEAST 1/4 OF SECTION 36, TOWN 1 NORTH , RANGE 8 EAST. 
IN ThE CITY OF NOVI, OAKLAND COUNTY, MICHIGAN BEGINNING AT THE POINT DIS TANT 
NORTH 01 DEGREES 52 MINUTES 04 SECONDS WEST 1175.00 FEET FROM THE SOU THEAST 
SECTION CORNER, THENCE NORTH 86 DEGREES 04 MINUTES 35 SECONDS WEST 129.87 FEET, 
7HENCE SOUTH 31 DEGREES 07 MINUTES 56 SECONDS WEST 94.67 FEET TO EASTERLY RIGHT 
OF WAY LINE. HAGGERTY ROAD. THENCE NORT'rl 27 DEGREES 22 MINUTES 11 SECONDS EAST 
195.67 FEET, THENCE NORTH 18 DEGREES 36 t..HNUTES 25 SECONOS EAST 243.28 FEET TO TH E 
EAST SECnON LINE. THENCE SOUTH 01 DEGF~EES 52 MINUTES 04 SECONDS EAST 332.54 FEET TO 
THE POINT OF BEGINNING. 

o Found Survey Corner 
@ - Sel Survey Corner 

Sheel I of I 

DIFFIN Development Consultants 

CIVIL ENGINEERING· SURVEYING· CONSTRUCTION SERVICES 
22660 TRILliUM DRIVE. NOVI MI 48375 

PH: [248) 943-8244, FAX: [866) 690-4307 
WEB: difiindevelopment.com 

~ 
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~ m 
I Sc:.olf"lxO· "'. ! 

SURVEY EXHlBIT 
HAGGERTY OFFICE 

COMPLEX 
CITY OF NOVI. OAKLAND 

COUNTY. MICHIGAN 
Dote: 
Drown By: 

Approved By: 
Project No.: 

Drawing No.: 
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