ClLY OF!

ELM CREEK PRO
J7122-28

b4

cityofnovi.org

ELM CREEK PRO J722-28 WITH REZONING 18.737

Public hearing at the request of Toll Brothers, Inc. for initial submittal and eligibility discussion for a
Zoning Map amendment from Office Service Technology (OST) and Low-Rise Multiple Family (RM-1)
to Low-Rise Multiple Family (RM-1) with a Planned Rezoning Overlay. The subject site is approximately
23.7 acres of a larger 37-acre parcel and is located south of Twelve Mile Road, west of Meadowbrook
Road (Section 14). The applicant is proposing to develop a 68-unit multiple-family residential
development.

REQUIRED ACTION

Discussion of the initial submittal and eligibility of the rezoning request from Office Service Technology
(OST) and Low-Rise Multiple Family (RM-1) to Low-Rise Multiple Family (RM-1) with a Planned Rezoning
Overlay.

REVIEW RESULT DATE COMMENTS

¢ Significant legal issues exist with
ownership of the parcel, and a lot split
would create a land-locked parcel
Use not consistent with Future Land Use
Map
Improvements to usable open space,
non-motorized connections should be
considered

Significant
Concerns
Noted

Planning 10-21-22

No Significant lfems to be addressed on subsequent

Engineering 10-20-22

Concerns

submittals

Landscaping

Significant
Concerns
Noted

10-19-22

Insufficient screening is provided
between the development and
existing uses to the north and east

Wetlands

Concerns
Noted

10-19-22

Non-Minor Wetland Use Permit
required for 0.51-acre of impact
Deviation to allow alternative to
required wetland mitigation

Woodlands

No Significant
Concerns

10-17-22

Woodland Use Permit required for
removal of 671 woodland trees

Traffic

No Significant
Concerns

10-20-22

Deviation to allow parking on a major
drive in two locations

Potential deviation for driveway
spacing along Meadowbrook may
be required

ltems to be addressed in formal PRO
Concept Plan submittal

TIS Review

No Significant

10-20-22

Zoning change proposed would result




Concerns in significant reduction in trips per
day

Buildings are not in compliance with
Facade Ordinance

PRO Ordinance requires an
enhancement of the project areq,
and therefore ordinance standards
should be exceeded

Concerns ltfems to be addressed on subsequent

Fire Noted 10-10-22 submittals

Significant
Concerns 10-18-22
Noted

Notfes: Applicant’s November 30, 2022, response lefters indicate that modifications to the
concept plan are being considered to address some of the reviewer's concerns; however, the
modifications discussed in the response lefters and a new set of plans have not yet been
reviewed by the City's staff and consultants.




Planning Commission’s opportunity to Comment on the request (No Motion Needed)

The Planning Commission is invited to provide comment on the initial submittal and eligibility of
the proposal to rezone the subject property from Office Service Technology (OST) and Low-Rise
Multiple Family (RM-1) to Low-Rise Multiple Family (RM-1) with a Planned Rezoning Overlay
Concept Plan. Planning Commission members may offer feedback for the applicant to
consider that would be an enhancement to the project and surrounding area, including
suggesting site-specific conditions, revisions to the plans or the deviations requested, and other
impressions.

As stated in the amended PRO Ordinance,
In order to be eligible for the proposal and review of a rezoning with PRO, an
applicant must propose a rezoning of property to a new zoning district
classification, and must, as part of such proposal, propose clearly-identified site-
specific conditions relating to the proposed improvements that,

(1) are in material respects, more strict or limiting than the regulations
that would apply to the land under the proposed new zoning
district, including such regulations or conditions as set forth in
Subsection C below; and
constitute an overall benefit to the public that outweighs any
material detriments or that could not otherwise be accomplished
without the proposed rezoning.

(See attachment for Full text, including Subsection C)

PART 1: Summary of possible conditions that may be considered to meet the standard of
clearly-identified site-specific conditions that are more strict or limiting than the regulations that
would apply to the land under the proposed new zoning district:

The permitted uses of the property will be 68 residential units in a townhome building
configuration in substantial conformance with the Concept Plan.

Density shall not exceed 3.6 dwelling units per acre (more limiting than 5.7 dwelling units per
acre allowed in RM-1 District)

Preservation of 8.75 acres of City regulated woodlands

Preservation of 2.8 acres of City regulated wetlands

Providing a 60-foot wide access easement to remaining 14-acre parcel to the south (as the
site has no other access, this may be a requirement of the lot split)

Providing the community amenities shown as shown on the PRO Concept Plan,

PART 2: Summary of features that may be considered to meet the standard of constituting an
overall benefit to the public that outweighs any material detriments or that could not otherwise
be accomplished without the proposed rezoning:

1. The applicant offers to fill two off-site sidewalk gaps totaling 314 linear feet along
Meadowbrook Road on properties adjacent to the north and south.

2. The proposed site plan allows for the preservation of 8.75 acres of Woodlands and 2.8
acres of wetland on-site that will be protected in perpetuity.
The proposed Concept plan includes a nature frail and overlook amenity that will allow
future residents to directly benefit from the preserved natural features on-site.




DEVIATIONS
The proposed PRO Concept Plan includes the following ordinance deviation requests:

1. Planning deviations from Section 3.1.7.D and Section 3.6.2.B to reduce the side and rear
setbacks from 75 feet to 50 feet along the north, east and west property lines. The
deviation is requested to be able to cluster the buildings in the northern portion of the
site while preserving City woodlands and wetlands to the south.

Planning deviation from Section 3.8.2.D to revise the required orientation of the buildings
from 45 degrees to the orientation shown in the Concept Plan. This deviation would
allow for a more uniform site layout with all of the units backing up to open
space/wooded areas.

Planning deviation from Section 5.10 is requested to allow for perpendicular parking on
a major drive. This deviation is requested due to the impracticality of providing a minor
road given the site constraints (woodlands, wetlands, and property configuration).

Code of ordinance deviation from Chapter 12, Section 12-173 to eliminate the
requirement of providing 0.86 acres of wetland mitigation for the loss of 0.51 acre of
regulated wetland. Constructing on-site mitigation would result in the loss of woodland
frees. In lieu of constructing wetland mitigation, the applicant proposes to treat
remaining on-site wetland for invasive species for a minimum of three years.

Facade waiver from Section 5.15.9 for an underage of brick (14-18% proposed, 30%
minimum required), an overage of Cement Fiber Siding (71% proposed on left and right
sides, 50% maximum permitted), an overage of asphalt shingles on the rear and some
front facades (54-61% proposed, 50% maximum allowed).

Landscape waiver from Section 5.5.3.A.ii fo not provide a 4-foot é-inch to é-foot high
landscape berm on a proposed RM-1 district adjacent to an OST district.

Landscaping deviation from Section 5.5.3.B.ii to allow a lack of required street frees and
berm along the Meadowbrook Road frontage due to the existing wetlands and
underground ufilifies.
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INITIAL PRO CONCEPT PLAN
SEPTEMBER 30, 2022




ZONING MAP
SITE

l PRO TO RM-1

PLANNED REZONING OVERLAY (PRO) PLAN

ELM CREEK BY "TOLL BROTHERS”

SECTION 26, TOWN 1 NORTH, RANGE 8 EAST,
CITY OF NOVI, OAKLAND COUNTY, MICHIGAN

PREPARED FOR:
TOLL BROTHERS, INC.

26200 TOWN CENTER DRIVE
NOVI, MICHIGAN 48375
248.380.9611

q

WEADOWEROOK ROAD

TWELVE MILE ROAD

NOW RDAD
>

ELEVEN MILE ROAD.

LOCATION MAP
SCALE: 1" = 2000°

SHEET INDEX

EXIST. ZONING: OST (orncc SERVICE TECHNOLOGY) EUGHEERNG PLANS:
PROP. ZONING: PRO TO RM—1 7 Sorver Fian
= = = 3. OVERALL PLAN

Zoning Districts 4 GRADING PLAN
(51 R-A: Residential Acreage . GE: Gateway East 5. STORM WATER MANAGEMENT PLAN
. mame TR
r o S o i
AR R, LANDSCAPE PLANS:
: - LANDSCAPE PLANS:
[ RT: Two-Family Residential 1 08-1: Office Service L-1 CONCEPTUAL LANDSCAPE PLAN
=} L-2 GREENBELT AND ENTRY
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= RC: Regional Center
P4 ]

= C: Conference
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-
1 7C: Tow Center
= TC-1: Town Center-1

L-3 WOODLAND PLAN
L4 LANDSAPE DETAILS
L-5 T0 L-7 TREE LIST
ARCHITECTURAL PLANS:
1-4. BUILDING FLOOR PLAN
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5-8. BUILDING ELEVATIONS

PHOTOMETRIC PLANS:
10F3-30F3

SOILS MAP
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FIRE DEPARTMENT NOTES

All fire hydrants & water mains shall be installed & in service prior
to above foundation building construction as each phase is built.

2 Al roads shall be paved and capeble of supparting 35 tons prior
to construction above foundatior
3. Building addresses shall be posted facing the street during all
- phases of construction. Addresses shall be a minimum of three
inches in height on o contrasting background.
4. Provide 4—6" diameter concrete filled steel posts 48" above finish

grode ot each hydrant s required

Fire lanes shall be posted with "Fire Lone — No Parking” signs in
accordonce with Ordinance #85.99.02.
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(PER_"SOLS SURVEY. OF OAKLAND COUNTY MICHIGAN'. — |
UNITED STATES DEPT. OF AGRICULTURE,
CONSERVATION, SERVICE N GOGRERATION WITH MICHIAN ( I FEET )
AGRICULTURAL EXEPERIMENT STATION, ISSUED MARCH 1982) Scale: 1 inch = 160 ft. NOTES

40C — UDORTHENTS: LOAMY, ROLLING
10C ~ MARLETTE: SANDY LOAN. 6 TO 12% SLOPES
12— BROCKSTON-COLWOOD: LOAM

348 KIBBIE: FINE, SANDY LOAM 0 TO 4% SLOPES

LL WORK SHALL CONFORM TO THE CITY OF NOW'S GURRENT STANDARDS AND
SPECHCATONS:

THE CONTRACTOR MUST OBTAIN A PERNIT FROM THE CITY OF NOWI FOR ANY WORK
WITHIN THE RIGHT-OF —WAY OF NICK LDSTROM DRIVE.

ALL PAVEMENT MARKINGS, TRAFFIC CONTROL SIGNS, AND PARKING SIGNS SHALL COMPLY
WITH THE DESIGN AND FLAGEMENT REQUIREMENTS OF THE 2011 MICHIGAN  MANUAL ON
UNIFORM TRAFFIC CONTROL DEVICES.

/7 SEIBER KEAST LEHNER

ENGINEERING | SURVEYING

CLINTON TOWNSHIP OFFicE FARMINGTON HILLS OFFiCE
17001 NINETEEN MILE ROAD, SUITE S mawvnwchDRWE.SurrEes
CLINTON TOWNSHIP, MI 48038 ARMINGTON HILLS, M| 48331 REVISIONS
4127050 2483083331
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LANDSCAPE PLANS PROVIDED BY:
ALLEN DESIGN

557 CARPENTER
NORTHVILLE, MICHIGAN 48167
PHONE: 248.467.4668
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SYMBOL  DESCRIPTION QuanmTy STUB LOCATED ON THE WEST SDE OF NEADOWAROOK RO = 12.49 ACRES
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PAVEMENT (ASPH.)
SDE WALK (CONC.)

CONG. CURB & GUT.

STORM SEWER
SANITARY SEWER
VATER MAIN
MANHOLE

CATCH BASIN
END SECTION
GATE VALVE
HYDRANT
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BASINA
C-Factor Determination
Tributary Area 1.52 Acres
Impenvious Areas
Bdgs, Roads and SW 077 Ac. atc= 095
Pervious Areas.
4 i Lawn Areas = 071 Ao atc= 035
| | [ ~ ! ! ANV Low Water 004 Ac atc= 1.00
East Area Tributary to 12 Oaks Lake " [West Avrea Tributary to 12 Oaks Lake
lC-Factor Determination |c-Factor Determination
Tributary Area = 530 Acres oy Area = 211 Acres RESIDENTIAL DETENTION It EXISTING PROPOSED
mpenious Areas imperous Areas Acu A (Area Tributary to Basin) | E— PAVEMENT (ASPH.)
i - - ; andsiw = . ac=
S MR 035 i Bldgs, Roacs and W= 157 A tc 035 Qu 03 s (0.15 cfs/Ac) IR SDE WALK (CONG)
Caes 0.67 CONC. CURB & GUT.
n Areas = . ac= 2 g
. ‘;: :‘ .:g Tz Q,=Q/(Ac* C) = 022 cfs/Ac. Imp STORM SEWER
b T=-25+5qt (103125/Q,) = 18979 min
- (16500°T)/(T+25)-40°0,T = 12,883 cf/Ac. Imp —_—— SANITARY SEVER
A — WATER MAN
ResipenmaL A VE=VE*he " Cm [ 13100 reqd ] 5 N e
Acse S0  Ac (AreaTributarytoBasin) Acs. 211 Ac (AreaTrbutary toBasin)
Q= 08 s (01scis/Ad o In CATCH BASIN
" 3 s 0n s (sds/A) A a -
Cus= 086 = Volume 815+ A*C= 1851 cf o - END SECTION
e s = = . GATE VALVE
Q= 0,/ (e " )= 02 ds/acimp CRTATTI o 1578 BasinA s b4 e
= i 2404 2011 Elevation __Area __Volume 4
5+ sare (103125/0,) 18825 min ot (a0 Dt _iAes __Levome: |
16500°T)/(7+25)-40°0, T = 12858 cf/Ac Imp e 20 . SM1 4954 o 178 : » 5
- Vs=(16500'T)/(1425140°,T = 13164 ci/Ac Imp 4575 8962 909 9617 559 LM LL THE,
=Vs*hccs i : #
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[THE CITY OF NOVI STORM WATER MANAGEMENT MASTER PLAN DATED JANUARY CITY OF NOVI, OAKLAND COUNTY, MICHIGAN
24, 1983 DESIGNATES THE 12 OAKS BASINAS A REGIONAL DETENTION BASIN. THE
PROPOSED DRAINAGE AREAS TRIBUTARY TO THE 12 OAKS BASIN WERE MASTER
[PLANNED O BE DETAINED IN THE 12 OAKS BASIN AND THE PROPOSED STORM FIRST FLUSH VOLUME REQUIRED e
o eeee e Mir=ia15TARC i o STORM WATER MANAGEMENT PLAN
[AS CALCULATED ABOVE, THE 100-YEAR DETENTION VOLUME FOR THE PROPOSED WAL 09
[AREAS TRIBUTARY TO THE 12 OAKS BASIN EQUATES T0 72,327 CF. THE BASIN SHEET
[SURFACE AREA IS APPROYAMTELY 1,240000'S.F. THE RESULTANT WATER BANK FULL VOLUME REQUIRED
[SURFACE ELEVATION INCREASE IN THE 12 OAKS BASIN WOULD EQUATE TO Vof =5160° A C= 5263 cf BER KEAS'
— . R {APPROXMATELY 0.70 WS, 4 S( SEIBER T LEHNER
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Seale: 1 ineh = 60 It

T

Usable Open Space Calculations
Sec. 3.1.7.D0

OPEN SPACE

OPEN SPACE PROVDED = 26528 8F - 609 AC.

TOTAL No. OF RESDENTIAL UNTS - 68
USABLE OPEN SPACE REQUIRED = 200 BF PER UNT

- TE00SF - 03 AC.
UNIT DECKS (100 8. EACH DECK) x 68
UNITS DECKS = 6800 SF - 0B AC
5'WD. GRAVEL PATH W/ OVERLOOK - 9EM SF. - 022 AC.

[USABLE OPEN SPACE PROVIDED - 1,61 SF.» 038 AC]

LEGEND

EXISTING

PAVEMENT (ASPHALT)

SIDE WALK (CONCRETE)
CONC. GURB & GUTTER
STORM SEWER
SANITARY SEWER
WATER NAIN

MANHOLE

GATCH BASIN

END SECTION

GATE VALVE

HYDRANT

DaTE: 09-30-22

ELM CREEK BY "TOLL BROTHERS”
SECTION 14, TOWN 1 NORTH, RANGE 8 EAST
CITY OF NOVI, OAKLAND COUNTY, MICHIGAN

CHECKED BY: 1.5,

OPEN SPACE PLAN

708 NUMBER: 21044
FILE: 6-21041-OPEN SPACE.dwa
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L Prepared for:
I
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s b Revision: Issued:
o Fore Phragmites is within Submission August 30, 2022
” N & ROW s
Phragmites is i 7 s et / ‘o 7 N Wetland H
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Location Map Landscape Summary Sequence of Removal for Phragmites Job Number:
NOT TO SCALE Street Trees vers: An MDEGLE Permit is Required for Treatment of Phragmites in Areas with Standing Water. A licensed Herbicide Applicator y
Zoned RA B Street Frontage 366411, Requested Waivers: must Perform the Work 22057
v Less Drives 108811 1. Landscape waiver from Sec. 5.5.3.B.i for reduction of berm due 1. Phragmites should be treated in early to late summer (June-Setpember) using glyphosate, or late summer (August-
? Votep e @) QeSS Net Frontage 257611, o existing wetland and wetland buffer. e e e 1 e it o SELPeIOSn) USing gyphosate, o
Zoned OST Trees Required 73 e Trees (2,576135) 2. Landscape waiver from Sec. 5.5.3.B.ii for deficiency in required Drawn By: Checked By:
Trees Provided trees along Meadowbrook due to conflicts with underground 2. Application of herbicides should be hand swiping for scattered plants and hand spraying for denser stands. The use of a
wl = Zoned RM-1 ) Multi-Family Trees utilities. licensed or certified applicator is required to minimize damage to native plant material. jea jea
?ees sequ:e: ;ﬁ ?ees (68x3) growth. If a mechanical method is used, equipment should be cleaned to prevent the spread of se
oSt I Trees Provide rees
s Parking Lot Landscaping Second Year Maintenance
@ Paring Lot Perimeter P 1. Avisual inspection will be made during June - Jly. f phragmites i present, steps 1-3 above wil be repeated:
AN Trees Provided 5Trees
‘. Woodland Replacement
© " Replacement Required 1,110 Trees
-~ - North Total Trees Provi 160 Trees o 1530 60 NORTH
Trees to be Paid into Fund 950 Trees 1"=60'
Notes:
*  Soils Information is Shown on Sheet 2.
*  Trees Shall be Planted 10' from Utility Structures Including Hydrants and 5' from
Utility Lines.
o Tree Shall not Be Planted within 4' of Property Lines.
«  Snow Shall be Deposited Adjacent to Drives and within the Curb Lawn. Any Sheet No.

Damaged Trees Shall be Replaced as Needed.

Shrubs will be Required per Box.

No Overhead Lines

Exist

Al Utility Boxes Shall be Screen per Detail on Sheet L-3. Approximately 8-12

Phragmites Exists in Wetlands BEFG and H. Japanese Knotweed and not Know what's helow. L 1
Present on this Site. Call before youdig.

An Irrigation Plan will be Provided for Stamping Sets.

| ©2022 Allen Design L.L.C



Meadowbrook Greenbelt

Landscape Summary

. 8"/ SAN. l

~_Meadowbrook

Detention Pond

128" Wetland and
Wetland Buffer
Preservation Area

-~/

Detention Pond
Seed Mix - See

A —

S
Detention Seed Mix by Nativescape
4,415 Total Area

40.0 Ibs. per Acre Application Rate
3.91Ibs. of Detention Seed Mix Required

36" of Topsoil with 20%-30% Compost Shall be
Placed in this Area.

49

i?? Lg‘&\ﬁ% i

| ©2022 Allen Design L.L.C

Unit Length_Required Landscape (35%)
30 105"

Landscape Provided (40.0%)
12"

Street Lawn
Total Street Frontage
Less Drive Opening
Net Street Frontage
Trees Required
Trees Provided

Greenbelt Plantings

Total Street Frontage

Less Preservation Area
Drive Opening

Net Street Frontage

Canopy Trees Required

Canopy Trees Provided

Sub-Canopy Trees Required

Sub-Canopy Trees Provided

Detention Pond Plantings
High-Water Elevation
Required Planting
Planting Provided
Pond Frontage for Trees
Trees Required
Trees Provided

23 Trees (79/35)
3

rees
3.2 Trees (79/25)
4 Trees

320 11 Elev. 915)
2241£.(70%)
250 1. (78%)

215
6.1 Trees (215/35)
7 Trees
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Call before you dig.
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Statistics
Description Symbol| Avg | Max | Min |Max/Min|Avg/Min| Avg/Max
Grade @ 0' + [0.2fc|6.9fc [0.0fc| N/A N/A 0.0:1
Non Residential ]
Property Line + 0.0fc| 0.1fc [0.0fc| N/A N/A 0.0:1
Residential -
Property Line + 0.0fc| 0.2 fc [0.0fc N/A N/A 0.0:1
Typical Front - :
Elevation + 0.2 fc| 0.3 fc [0.0fc N/A N/A 0.7:1
Typical Front . ] -
Elevation + 0.6fc| 1.1fc [0.1fc| 11.0:1 6.0:1 0.5:1
Typical Front -
Elevation + 0.3 fc| 0.6 fc [ 0.0 fc N/A N/A 0.5:1
Typical Front . ] -
Elevation + 34.1fc| 67.8 fc| 0.4 fc| 169.5:1 | 85.2:1 0.5:1
Typical Front ]
Elevation + 0.2 fc| 0.4 fc [ 0.0 fc N/A N/A 0.5:1
Typical Front ] ] ]
Elevation + 1.6fc| 2.7fc [0.4fc| 6.8:1 4.0:1 0.6:1
Typical Front ]
Elevation + 0.2fc| 0.4 fc |0.0 fc N/A N/A 0.5:1
Typical Front + |10fc|18f |0.2fc| 9.0:1 | 5001 | 0.6:1
Elevation
Typical Front + |o03fc|o05f|o1fc| 5.0:1 | 3.001 | 0.6:1
Elevation
Typical Front + [30.5fc|60.7fc|0.3fc| 202.3:1 | 101.7:1 | 0.5:1
Elevation
Typical Front . ] -
Elevation + 0.3fc| 0.6 fc [0.1fc| 6.0:1 3.0:1 0.5:1
Typical Front . ] )
Elevation + 0.9fc| 1.6 fc [0.2fc| 8.0:1 4.5:1 0.6:1
Typical Front . ] )
Elevation + 0.3fc| 0.4 fc [0.1fc| 4.0:1 3.0:1 0.8:1

General Note |

1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.

2. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"

3. LIGHTING ALTERNATESJREQU]RE NEW PHOTOMETRIC CALCULATION AND RESUBMISSION TO CITY FOR APPROVAL.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD
CONDITIONS. THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN
UNDER CONTROLLED CONDITIONS N ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS.
ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE,
TOLERANCE IN LAMPS, AND OTHER VARTABLE FIELD CONDITIONS. MOUNTING HEIGHTS INDICATED ARE FROM GRADE
AND/OR FLOOR UP. —

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING
SYSTEM SUITABILITY AND SAFETY. THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN
ENERGY CODE AND LIGHTING QUALITY COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE.90.1 2013. FOR
SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.

FOR ORDERING INQUIRIES CONTACT GASSER BUSH AT QUOTES@GASSERBUSH.COM OR 734-266-6705.
THIS DRAWING WAS GENERATED FROM AN ELECTRONIC IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE\VERIFIED
IN FIELD BY OTHERS.

MOUNTING HEIGHT IS MEASURED FROM GRADE TO FACE OF FIXTURE. POLE HEIGHT SHOULD BE CALCULATED AS Tl
MOUNTING HEIGHT LESS BASE HEIGHT.
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Lumens
] symol Label | Quantity|Manufacturer |Catalog Number Description Lamp La:p ”g:‘d';"r“ Wattage "::i";l"'.‘g l\
[ A 203 GENERATION 8790901-12 WILBURN LARGE ONE LIGHT LED 1707 0.9 13.7 7" \
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“Ioll Brothers

AMERICA'S LUXURY HOME BUILDER

September 30, 2022

Lindsay Bell, Senior Planner AICP
City of Novi — Planning Division
45175 Ten Mile Road

Novi, MI 48375

Re:  Elm Creek by Toll Brothers (fka Meadowbrook Towns), Meadowbrook Road, Planned
Rezoning Overlay

Dear Ms. Bell,

Please accept the attached application and plans as our formal submittal for the proposed rezoning of a
portion of the 37.11 acre property located along the west side of Meadowbrook Road, south of 12 Mile
Road, from OST to RM-1 with a Planned Rezoning Overlay (PRO). The proposed PRO includes 68
attached townhome units, on 23.7 acres with associated infrastructure improvements.

The townhomes proposed on the property will be “for sale” with individual owners in each unit. The
common areas and exteriors of all units will be managed and maintained by a community homeowners
association. The proposed townhomes will range in size between 2000 and 2200 square feet with 2-car
front entry garages. The units will all feature first floor primary bedrooms and will be intended to serve
a target market of empty nesters looking to downsize which we believe is an underserved market
segment in the City of Novi. The total development cost of the project is estimated to be approximately
$20 million.

While existing commercial uses surround the proposed site, the property remains relatively secluded
from those uses as large undisturbed buffers exist adjacent to the existing commercial properties located
east, north, and west of the site. The existing natural features, City Woodlands and Wetlands on-site,
provide buffers to the existing commercial properties and allow for a residential use to integrate
seamlessly with the surrounding area.

The proposed residential use also provides for a much less impactful development. Due to the large
amounts of wetlands and woodlands on-site, a commercial use on this property would result in
significantly more disturbance to natural features. A conceptual office park layout on the property, given
the OST underlying zoning, resulted in 4 additional acres of disturbed area versus the disturbed area
proposed in the Elm Creek PRO. The reduced amount of disturbed arca with a residential use directly
equates to 4 acres of City Woodlands that will be preserved.

Associated with the PRO rezoning of the property will be several public benefits which would otherwise
not be possible under the existing OST zoning designation. First, offsite sidewalk extensions both north

TollBrothers.com | New York Stock Exchange | Symbol TOL
Michigan Division | 26200 Town Center Dr, Suite 200, Novi, Mi 48375 | (248)305-4000
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and south of the frontage along Meadowbrook Road are proposed to fill sidewalk gaps and provide
walkability that doesn’t currently exist. The proposed sidewalk extensions along Meadowbrook Road
will include design, construction, and easement acquisition (if necessary). Secondly, the proposed site
plan allows for the preservation of 8.75 acres of City Woodlands and 2.80 acres of City Wetland on-site
that will remain natural in perpetuity. Finally, the proposed site plan includes a nature trail and overlook
that will allow future residents to directly benefit from the preserved natural features on-site.

The RM-1, PRO rezoning proposes several conditions for approval. Those conditions include the
preservation of 8.75 acres of City Woodland, 2.80 acres of City Wetlands, and a density not to exceed
3.6 dwelling units per acre (du/ac) which is well below the allowable density of 5.7 du/ac otherwise
permitted under RM-1 zoning. Providing a 60-foot wide access easement to the remaining 14-acre
parcel should also be considered a condition of PRO approval. In addition to the conditions outlined
above, the PRO plan included with this submittal outlines proposed setbacks, open space, landscaping,
and community amenities, all of which will be considered conditions of approval.

As outlined in the PRO ordinance, we are requesting several PRO Zoning Ordinance Deviations. The
proposed deviations and their descriptions are listed below:

1. Zoning Ordinance (ZO) Section 5.15 — Fagade Deviation
a. Please refer to the ZO Section 5.15 fagade deviation request chart below for requested
deviations. The deviation chart has also been provided on the architectural elevations
shown in the PRO plan.

9.15 Sthedule Regulsting fagsde Materials - -1 - Reglon 1

Ol ll

EBnck Natura Clay - Minimin 30% Weor Siting, partad, t&g and batlen sicing- Mavimvm 50% | Acphalt Shingle: - Maximum 50% |

Mbecal! Fleriton [iaats [Teratiny egd Masls Davtatiae Rag'd {Masty Dt lrn Rag'd |
Fimar Tz - Lk 58t Devation X 3 [0 |
Fmer fine Front Elevation X X " |
it Elie - Rear Elevation % X | X |
Haren Elite - Right Side Hlevation % X X | |
=erten Elre - Fron Elevation X x ¥ | |
[orton Eite - Rear Elevatlon X % | Ix |
Fdwer - Front Ehevation ¥ ¥ |x | |
Fiatmer - Rear Elevation X X | X |
et - Fron Zlevation b X Iy |
ity < B Zhedalio Ix x | Ix |

2. ZO Section 5.5.3.A.ii — Landscape Berm Screening
a. A ZO deviation is requested to not provide a 4-foot, 6-inch to 6-foot high landscape
berm on a proposed RM-1 district adjacent to an OST district. This deviation is
requested due to significant grade changes near property lines, and to preserve existing
natural features including City regulated woodlands and wetlands. Steep grade changes,
along with proposed site grading near property boundaries, mimic a landscape berm,
while maintaining existing vegetation for screening which we believe is an
enhancement over a newly planted landscaped berm.
3. ZO Section 5.5.3.B.ii —Right of Way Landscaping
a. A deviation to the required street trees and berm along Meadowbrook Road due to the
existing wetlands and underground utilities.

TollBrothers.com | New York Stock Exchange | Symbol TOL
Michigan Division | 26200 Town Center Dr, Suite 200, Novi, Mi 48375 | (248)305-4000
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4. Code of Ordinances, Chapter 12, Article 5 — Wetlands and Watercoure Protection, Section 12-
173 Review of Applications - On-site Wetland Mitigation Deviation
a. A ZO deviation is requested for the requirement to provide 0.86 acres of on-site wetland
mitigation for 0.51 acres of City of Novi regulated wetland impacts. Constructing an
on-site wetland mitigation area would require the same acreage of City Woodlands to
be removed. Rather than remove additional woodlands, in lieu of the mitigation,
remaining on-site wetlands will be treated for invasive species for a minimum of three
years after development of Phase 1 is complete.
5. 70 Section 3.1.7.D — Side and Rear Setback
a. A ZO deviation is requested to reduce the side and rear setbacks from 75 feet to 50 along
the north, east, and west property lines. The deviation is requested to cluster the
buildings in the northern portion of the site while preserving the City Woodlands and
Wetlands in the southern portion of the property.
6. ZO Section 3.6.2.B — Setback
a. A ZO deviation is requested to reduce the side and rear setbacks from 75 feet to 50 along
the north, east, and west property lines. The deviation is requested to cluster the
buildings in the northern portion of the site while preserving the City Woodlands and
Wetlands in the southern portion of the property.
7. Z0 Section 3.8.2.D — Orientation of Buildings to the Property Lines
a. A deviation is requested to revise the required orientation of the buildings from 45
degrees to the property line to 90 degrees. This allows for a more uniform site layout
with all of the units backing to open space/wooded areas.
8. Z0 Section 5.10 — Perpendicular Parking to “Major”” Road
a. A deviation is requested to allow for perpendicular parking on a major drive. This
deviation is requested due to the impracticality of providing a minor road given the site
constraints (woodlands, wetlands, property configuration).

Thank you for your consideration of our application and we look forward to working together
throughout the RUD process. Should you have any questions, or need any additional information, please
feel free to contact me any time via phone at 231-675-0224, or email at shansen(@tollbrothers.com.

Sincerely,

DocuSigned by:

Sttt amsun

IC35TFABZAB24ET.
Scott Hansen

Sr. Land Development Manager
Toll Brothers, Inc.

TollBrothers.com | New York Stock Exchange | Symbol TOL
Michigan Division | 26200 Town Center Dr, Suite 200, Novi, Mi 48375 | ({248)305-4000
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PLAN REVIEW CENTER REPORT

Planning Review
October 21, 2022
JZ 22-28 ELM CREEK
Zoning Map Amendment No. 18.737

PETITIONER
Toll Brothers, Inc

REVIEW TYPE

PRO Concept Plan: Consideration of Eligibility

Rezoning Request from OST Office Service Technology to Low-Density Multiple Family RM-1 with a
Planned Rezoning Overlay

PROPERTY CHARACTERISTICS

Section 14

Site Location West side of Meadowbrook, south of Twelve Mile Road; 22-14-200-043
Site School District Novi Community School District

Current Site Zoning OST, Office Service Technology

Proposed Site Zoning RM-1, Low-Density Multiple Family

Adjoining Zoning North | OST, Office Service Technology

East OST, Office Service Technology
West | RM-1, Low-Density Multiple Family, and RC, Regional Center
South | OST, Office Service Technology

Current Site Use Vacant

North | Office buildings

East Office, Vacant, Single Family Home

West | Mulfifamily Residential

South | Vacant

Adjoining Uses

Site Size Gross: 23.7 Acres; Net: 19.21 Acres
Parcel ID’s 50-22-14-200-043
Plan Date September 30, 2022

PROJECT SUMMARY

The subject property is located on the west side of Meadowbrook Road, south of Twelve Mile Road
in Section 14 of the City of Novi. The property to be rezoned totals about 23.7 acres and contains a
significant amount of regulated woodlands and wetland areas. The applicant is proposing to
develop a 68-unit multiple-family residential development. The development consists of 15
townhouse-style buildings. All units are two stories tall at its average grade. The development
ufilizes a private street network with one entrance off Meadowbrook Road. The applicant is
requesting fo rezone the site from Office Service Technology (OST) to Low-Density Multiple Family
(RM-1) with a Planned Rezoning Overlay.

Unfortunately, however, this PRO proposal does not address the most unique feature of this
property, which is that the roughly 23-acre area at issue is part of a larger, undivided parcel of land
that includes another roughly 13.6-acre area “"owned” by another entity. The quotes are around
the word “owned” because there was never a formal split of this overall parcel; as far as the City
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records are concerned this is one roughly 37.11-acre parcel and this separate area doesn’'t even
yet exist. The development is on an area that cannot legally be created as proposed.

PRO OPTION

The PRO option creates a "“floating district” with a conceptual plan aftached to the rezoning of a
parcel. As part of the PRO, the underlying zoning is proposed to be changed (in this case from OST
to RM-1), and the applicant submits a conceptual plan for development of the site. After Staff and
consultant review, the proposed request goes through initial review by the Planning Commission
and City Council. The applicant can then make any changes to the Concept Plan based on the
feedback received, and resubmit for formal review. The Planning Commission holds a public
hearing and makes a recommendation to City Council. The City Council reviews the Concept Plan,
and if the plan receives tentative approval, it directs the preparation of an agreement between
the City and the applicant, which also requires City Council approval. Following final approval of
the PRO concept plan and PRO agreement, the applicant will submit for Preliminary and Final Site
Plan approval under standard site plan review procedures. The PRO runs with the land, so future
OWNers, sUCcessors, or assignees are bound by the terms of the agreement, absent modification by
the City of Novi.

RECOMMENDATION

Staff notes concerns about the proposed residential uses’ compatibility with the surrounding uses
and the lack of proposed wetland mitigation and the extensive removal of regulated woodlands.
The identified benefits of rezoning are construction of a small amount of off-site sidewalk and
permanent preservation of woodland and wetland areas on-site. The applicant should consider
adding a non-moftorized connection to the west to allow future residents convenient access o
nearby retail and restaurant destinations.

But the main issue with this development is its failure to address and provide for a legal division of
the overall property; without a resolution to that issue, this development as proposed cannot be
approved.

REVIEW CONCERNS

This project was reviewed for conformance with the Zoning Ordinance with respect to Article 3
(Zoning Districts), Arficle 4 (Use Standards), Arficle 5 (Site Standards), Section 7.13 (Amendments to
Ordinance) and any other applicable provisions of the Zoning Ordinance. Please see the attached
chart for additional information pertaining to ordinance requirements. ltems in bold below must be
addressed and incorporated as part of the next submittal:

1. Supporting Documentation: The applicant has provided the following studies as part of their
application packet

a. Narrative: The statement provided states Rezoning allows for development of an otherwise
very difficult parcel to develop, and that a residential development will result in significantly
less impact on the existing natural features as compared to a commercial development.
The applicant notes some market challenges that may restrict office development at this
time; however, that is not typically a consideration in the development of a property as
master-planned.

b. The statement also notes the conditions and deviations proposed, as well as public benefits.
Those are detailed later in this review.

c. Traffic Impact Study: The City’s review of the submitted study notes that the change of use
should result in fewer vehicle trips on the fraffic system compared to development under
OST standards.

d. Sign Location Plan: Location and size of signage is not indicated.

2. Unpermitted Land Division (Land-Locked Parcel): The applicant proposes to rezone only a
portion of a larger parcel. Two different entities control the north and south portions of this single
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property. The northern portion has the only access point to a public road (Meadowbrook) and is
the portion proposed to be rezoned. But, this area does not exist as a separate, developable
parcel.

Generally stated, this condition was created back in 2000 when Taubman “sold” the overall
property to Singh Development, giving Singh a deed for part of it (the southern part)—without
ever getting a formal split/division approved by the City—and then later foreclosed on the other
part of it (the northern part now at issue). That southern part does not have the needed access
to be approved for a split, and so the City has declined over the years to grant that split. This
development proposal does not, as far as we can see, do anything to change that state of
affairs at all.

Since the record title “owner” of the southern portion is not indicated as a party to the rezoning
and PRO Agreement, some plan must exist to create separate parcels that conform with the
City’s land division ordinance and the state’s Land Division Act. While the Concept Plan shows
an access easement leading to the southern portion, the road network is proposed to be
private, and the proposed road ends about 425 feet from the “property boundary.” The southern
parcel would not have public road frontage, which would mean the lot split would be denied
for not meeting the requirements of the Zoning Ordinance, Section 5.12, or the Land Division Act.
The portion at issue for consideration now therefore cannot be developed as proposed without
a resolution to the condition created by the sale/transfer without City approval. The applicant
will need to work with the owner of the southern portion to work out any legal issues before this
application can move forward for formal consideration.

3. Usable Open Space: The applicant shall clarify whether the deck/patio space on the units are
a standard element of construction or if they require an exira cost by the buyer. The pathway
does not meet the definition of Usable Open Space since the usable area is less than 50 feet
wide. This could be considered a deviation in the PRO Agreement. Could a looped path be
explored rather than an out and back trail?

1. Wetland Mitigation: The applicant requests a deviation from Chapter 12 of the City Code,
which requires wetland mitigation for impacts to regulated wetlands in excess of 0.25 acre. As
an alternative to constructing 0.86 acres of wetland mitigation for the loss of 0.51 acres of
regulated wetland, the applicant proposes that remaining on-site wetlands will be treated for
invasive species for a minimum of three years after development of Phase 1 is complete. The
justification provided is that constructing an on-site wetland mitigation area would require the
same acreage of City Woodlands to be removed. Chapter 12 also permits wetland mitigation
to be constructed at other sites within the City. The loss of wetland areas means the loss of the
benefits wetland areas provide to the City. The requirement to provide mitigation aims to
recreate those benefits within the City. Invasive species removal is already a requirement of the
landscaping ordinance, so the proposed alternative is not an adequate compensation that
would provide an overall benefit. The applicant should explore alternative mitigation options.

4. Non-Motorized Access: The site is in close proximity to many commercial amenities to the west
in the Twelve Oaks Mall area, but there is no pathway or sidewalk that would allow future
residents a non-motorized way to access them. The applicant should consider working with
adjacent landowners to provide this connection.

5. Bicycle Parking Location (Sec. 5.16]): Bicycle parking is shown in two locations. The bank of racks
near Meadowbrook Road may not be considered a secure location by residents as it is near
the road and only visible from one unit. The applicant should consider moving this bicycle
parking to a more internal location to serve the residents.
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6. Exterior lighting Sec. 5.7: A lighting and photometric plan is provided, however the data
presented is unclear. Please provide an overall calculation of the average/minimum ratfio of
photometric data of the areas to be lit. A deviation may be required if the 4:1 ratio cannot be
achieved.

7. Plan Review Chart: The attached chart provides additional comments on many of the
Ordinance review standards. Please refer to it in detail.

8. Ofther Reviews:

a. Engineering: Engineering recommends approval of the PRO Concept Plan. Negative
impacts to public utilities are not expected with the requested change to residential use.

b. Landscape: Landscape review notes concerns with insufficient screening from adjacent
commercial uses, and does not recommend approval at this time.

c. Trdffic: Traffic review notes that the applicant would need a deviation for the parking areas
on the major drive. The fraffic study shows that the proposed rezoning would result in fewer
vehicle trips compared to possible development under current zoning standards. Therefore
the rezoning would be unlikely to cause negative impacts to the traffic system.

d. Woodlands: The site measures 23.7 acres and consists of 19.7 acres of regulated
woodlands. The plan proposes a total of 671 tree removals requiring about 1,110 Woodland
Replacement Credits. The review letter notes additional frees missing from the tree survey
will need to be added, and may result in additional credits needed.

e. Wetlands: Wetlands notes that the deviation request to not provide wetland mitigation is not
in accordance with the Code of Ordinance, Chapter 12.

f. Fagcade: Facade notfes that the elevations provided are not compliant with ordinance
standards. The unit design should be reconsidered to bring the units into substantial
compliance. Facade does not recommend approval at this time.

g. Fire: Fire has some addifional concerns to be addressed with the next submittal. Revisions to
address Traffic comments may or may not require an additional review from Fire.

LAND USE AND ZONING: FOR SUBJECT PROPERTY AND ADJACENT PROPERTIES

Figure 2: Future Land Use

Figure 1: Current Zoning

Property
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The following table summarizes the zoning and land use status for the subject property and
surrounding properties.

Existing Zoning Existing Land Use | Master Plan Land Use Designation

OST: Office Service

Subject Property | Technology and RM- | Vacant Office Research Service and Technology

] Mulhp[e FOm"Y (Uses consistent with OST)
OST: Office Service )
Northern Parcels Office
Technology
OST: Office Service Smgle Fo'm||y ) Office Research Service and Technology
Eastern Parcels Residential, Office, : .
Technology (Uses consistent with OST)
Vacant
Western Parcels | RM-1: Multiple Family | Multi-family
residential Office Research Service and Technology
OST: Office Service (Uses consistent with OST)
Southern Parcels Vacant
Technology

Compatibility with Surrounding Land Use

The subject property is located along the west side of Meadowbrook Road, south of Twelve Mile
Road and east of Twelve Ocaks Lake. It is surrounded by existing office development to the north
and east. The area fo the south is currently undeveloped, but zoned Office Service Technology. To
the west is the Waltonwood senior living facility, which is zoned for multiple-family residential. Most
of the surrounding properties are developed, but there are some parcels that are currently vacant.
The proposed use is not consistent with the surrounding existing uses to the north, east and south
based on current Zoning requirements. However, it would be consistent with the development to
the west.

The applicant’s narrative notes that the target market of the proposed development is “empty
nesters” looking to downsize to a community without needing to worry about exterior maintenance.
They note this is an underserved market in Novi. The townhomes would be for-sale units ranging in
size between 2000-2200 square feet with attached 2-car front entry garages.

The narrative states that there are natural buffers in place that will shield the residential units from
the surrounding commercial uses. The undisturbed woodland and wetland areas on the site and
surrounding properties would allow the proposed use to “remain relatively secluded” from the
commercial properties. However, as noted there are several undeveloped properties adjacent that
could develop under the OST zoning district, which could result in greater conflicts with the
residential use. Existing developed properties could also change hands, with new occupancy that
may result in greater noise or other undesirable impacts. Rezoning to residential will also have
impacts on the undeveloped properties, which will now be required to construct a 4-6 foot berm
between their property and the proposed residents. The two parcels north and south of this
property that front on Meadowbrook are very narrow, so the additional berm requirement would
significantly impact the ability to develop those two parcels. That additional burden should be
shouldered by the applicant, which is creating the non-compatibility. Berms, fencing and/or
landscaping can be considered when berms would disturb valuable natural features.
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Figure 3: Names of surrounding developments and businesses

Comparison of Zoning Districts

The following table provides a comparison of the current (OST) and proposed (RM-1) zoning
It is not a direct comparison between the two uses, given that the two uses are
clearly distinct from each other. It is a change of use from Office to Residential. The requirements

classifications.

October 21, 2022
Page 6

for building setbacks, buffering and lot coverage are also different between the two districts.

OST (EXISTING)

RM-1 (PROPOSED)

Principal Permitted
Uses

Professional and Medical offices;

Data processing and computer centers;
Laboratories;

Research, testing, design & development,
technical training;

Hotels;

Higher learning institutions;

Motion picture, TV, & radio production
facilities;

Facilities for human care;

Public parks/parkways, outdoor recreation;

Public utilities;
Financial institutions;
Indoor/outdoor recreation facilities;

Multiple-family dwellings;
Independent and congregate
elderly living facilities;
Two-family dwellings;

Shared elderly housing;
One-family dwellings;

Farms & greenhouses;

Public parks, parkways, and outdoor
recreation;

Cemeteries;

Home occupations;

Family day care homes
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OST (EXISTING)

RM-1 (PROPOSED)

Day care centers and adult day care;
Sit down restaurants

Special Land Uses

Retail business and retail service;
Restaurants, sit down and drive-through

Convalescent homes, assisted living
facilities, hospice care facilities and
child care centers

Lot Size

Lot Coverage

Except where otherwise provided in this
Ordinance, the minimum lot area and
width, and the maximum percent of lot
coverage shall be determined on the basis
of off-street parking, loading, greenbelt
screening, yard setback or usable open
space requirements as set forth in this
Ordinance.

See Section 3.8.1

25%

Building Height

46 ft. or 3 stories, whichever is less

35 ft or 2 stories, whichever is less

Front: 50 feet
Rear: 50 feet

Front: 75 feet
Rear: 75 feet

Building Setbacks Side: 50 feet Side: 75 feet
Exterior side yard setbacks same as front Exterior side yard setbacks same as
yard front yard

Front: 20 feet
Rear: 20 feet

Subject to 3.8 RM-1 and RM-2

Parking Setbacks Required Conditions

Side: 20 feet
See 3.6.2. for Exterior side yard setbacks same as front
additional conditions | yard

DEVELOPMENT POTENTIAL

The land is currently vacant. Development under the current OST zoning could result in a substantial
amount of Office or Research & Development building space being constructed. In the narrative
provided, the applicant states that a commercial development on this property would result in
significantly greater disturbance of the woodlands and wetlands on the site. They estimate that an
additional 4 acres of disturbed area would result from an office park development. No conceptual
layouts or building sizes were included with the submittal. There have been no formal submittals for
development proposals in the last decade for the subject property.

In 2005, a Planned Rezoning Overlay was approved for this property by City Council, which
changed the zoning from OST to RM-2 High Density Residential subject to the terms of a PRO
Agreement. That development, known as Uptown Park, consisted of 201 for-sale condominium unifs
and involved a larger portion of the site (overall density of 6.43 dwelling units per acre). The
development never got underway, and so the PRO Agreement and Rezoning expired and the
zoning classification reverted back to OST. (Under the revised Zoning Ordinance, a PRO Agreement
no longer expires and runs with the land.)

The current concept plan proposes a development of 68 units (density of 3.6 dwellings per acre) for
a low-density multifamily development which is below the 5.4 maximum density allowed for three-
bedroom units in the RM-1 zoning district (418 total number of rooms allowed, 272 rooms proposed).
The buildings are clustered along the north and eastern portions of the property, which allows for
the preservation of sensitive wetland and woodland areas, but also makes the units closer to the
existing office uses in the surrounding area. The applicant is proposing a deviation to allow 50-foot
setbacks, which are consistent with the current OST zoning, rather than the 75 feet requirement for
RM-1 zoning.

The Master Plan for Land Use does not anficipate residential uses of this property, so no density
guidelines are provided on the plan. The site is adjacent to high tech office developments to the
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east and north, and the zoning to the south with also remain OST. Some potential conflicts with the
adjacent users could be the noise and disruption of truck traffic, including loading and unloading
functions, on the proposed residents. The closest residential unit is shown to be 80 feet from the
dumpster enclosure of one commercial establishment to the east. To the north, the developed
properties are further from the property line, with the closest parking areas at least 130 feet and
buildings 220 feet away, which will provide a greater buffer.

The applicant provides some reasonable justification for the change of use, however the staff's
concerns about inconsistent uses without sufficient buffering, as well as creating additional barriers
and expense to owners of adjacent parcels.

In this review letter, staff identifies concerns with connectivity, security, architectural compliance
and lack of adequate screening from adjacent uses. Based on the feedback provided, and any
additional comments from the Planning Commission and City Council, the applicant should
consider addressing those comments and revise the drawings accordingly to offset the impacts of
the proposed change of use on the surrounding development before the formal PRO Concept
submittal. In addition, resolution of the outstanding parcel configuration must be accomplished.

2016 MASTER PLAN FOR LAND USE: GOALS AND OBJECTIVES

The proposed use is currently not recommended by the 2016 Master Plan for Land Use. The
following objectives as listed in the Master Plan are applicable for the proposed development.
However, at this time the plan follows only a few. The applicant should consider revisions to the plan
to comply with as many goals as possible. Please refer to staff comments in bold and revisions
recommended in bold and underline.

1. General Goal: Quality and Variety of Housing

a. Provide residential developments that support healthy lifestyles. Ensure the provision of
neighborhood open space within residential developments. The development proposes
the required sidewalks along the private streets, as well as a gravel walking path. A
substantial portion of the site is to remain undeveloped in open space. Sidewalks are
also proposed off-site fo the north and south along Meadowbrook Road as a public
benefit.

b. Safe housing and neighborhoods. Enhance the City of Novi's identity as an atfractive
community in which to live by maintaining structurally safe and attractive housing
choices and safe neighborhoods.

c. Maintain existing housing stock and related infrastructure.

d. Provide a wide range of housing options. Attfract new residents to the City by providing
a full range of quality housing opportunities that meet the housing needs of all
demographic groups including but not limited to singles, couples, first fime home buyers,
families and the elderly.

2. General Goal: Community Identity
a. Maintain quality architecture and design throughout the City. The current proposed
elevations are not compliant with Facade Ordinance standards and would require
several Section 9 waivers, which are not supported. Please refer to the facade review
letter for opportunities to maintain quality architecture.

3. General Goal: Environmental Stewardship
a. Protect and maintain the City's woodlands, wetlands, water features, and open space.
The concept plan proposes additional removal of regulated woodlands. Please refer to
the wetlands and woodlands review letter for opportunities to further protect these
natural features.
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b. Increase recreational opportunities in the City. The Concept plan proposes recreational
opportunities for the residents. The applicant proposes to fill tiwo off-site gaps totaling
about 314 feet as a benefit to the public, as well as the sidewalk along their frontage as
required. The applicant should consider a bike and pedestrian connection from the west
side of the property to the developments near Twelve Oaks Mall. This would connect the
proposed residential development to the existing regional retail and restaurant
amenities available in the area. There is also a gravel path proposed on the site that
would end in an overlook of Twelve Oaks Lake. The applicant should consider creating
a looped path rather than an out-and-back route to enhance this feature. The applicant
shall provide details of the proposed seating area at the outlook on future plans.

c. Encourage energy-efficient and environmentally sustainable development through
raising awareness and standards that support best practices._The applicant should
consider sustainable, energy-efficient_ and best-practice design for site elements and
building materials, such as LEED recommended strategies.

4. General Goal: Infrastructure
a. Provide and maintain adequate water and sewer service for the City's needs. Please
refer to the Engineering memo.
b. Provide and maintain adequate fransportation facilities for the City's needs. Address
vehicular and non-motorized fransportation facilities. Please refer to comment for item b
under General Goal 3.

5. General Goal: Economic Development / Community Identity
a. Ensure compatibility between residential and non-residential developments. Please refer
to comments about compatibility with surrounding development earlier in this review.

MAJOR CONDITIONS OF PLANNED REZONING OVERLAY AGREEMENT

The Planned Rezoning Overlay process involves a PRO concept plan and specific PRO conditions in
conjunction with a rezoning request. The submittal requirements and the process are codified
under the PRO ordinance (Section 7.13.2). Within the process, which is initiated by the applicant,
the applicant and City Council can agree on a series of conditions to be included as part of the
approval which must be reflected in the Concept Plan and or the PRO agreement.

The PRO conditions must be in material respects, more strict or limiting than the regulations that
would apply fo the land under the proposed new zoning district. Development and use of the
property shall be subject to the more restrictive requirements shown or specified on the PRO Plan,
and/or in the PRO Conditions imposed, and/or in other conditions and provisions set forth in the
PRO Agreement.

The applicant has listed the following conditions for development:
1. Preservation of 8.75 acres of City regulated woodlands
2. Preservation of 2.8 acres of City regulated wetlands
3. Denisity shall not exceed 3.6 dwelling units per acre (More limiting than the 5.7 dwelling units
per acre allowed in the RM-1 District)
4. Providing a 60-foot wide access easement to the remaining 14-acre parcel to the south
5. Providing the community amenities shown in the PRO Concept Plan

Additional conditions to be included in the PRO Agreement, if it should be approved, will likely be
added during the review process.
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ORDINANCE DEVIATIONS

Section 7.13.2.D.i.c(2) permits deviations from the strict interpretation of the Zoning Ordinance
within a PRO agreement. These deviations must be accompanied by a finding by City Council that
“each Zoning Ordinance provision sought to be deviated would, if the deviation were not granted,
prohibit an enhancement of the development that would be in the public interest, and that
approving the deviation would be consistent with the Master Plan and compatible with the
surrounding areas.” Such deviations must be considered by City Council, who will make a finding
of whether to include those deviatfions in a proposed PRO agreement. A proposed PRO
agreement would be considered by City Council only after tentative approval of the proposed
concept plan and rezoning.

The Concept Plan submitted with an application for a rezoning with a PRO is not required fo
contain the same level of detail as a preliminary site plan. Staff has reviewed the applicant’s
Concept Plan in as much detail as possible to determine what deviations from the Zoning
Ordinance are currently shown. The applicant may choose to revise the concept plan to better
comply with the standards of the Zoning Ordinance, or may proceed with the plan as submitted
with the understanding that those deviations would have to be approved by City Council in a
proposed PRO agreement. The applicant provided a request for certain deviations. However, it is
not comprehensive. The applicant should refer to all review letters and identify what deviations they
would seek and what they would revise the plan to conform.

The following are Ordinance deviations that have been requested by the applicant. Staff
comments are in bold.

2. Side and Rear Setbacks (Sec 3.1.7.D): A Zoning Ordinance deviation is requested to reduce the
side and rear setbacks from 75 feet to 50 feet along the north, east, and west property lines. The
deviation is requested to cluster the buildings in the northern portion of the site while preserving
City Woodlands and Wetlands in the southern portion of the property.

3. Side and Rear Setbacks (Sec 3.6.2.B): A Zoning Ordinance deviation is requested to reduce the
side and rear setbacks from 75 feet to 50 feet along the north, east, and west property lines. The
deviation is requested o cluster the buildings in the northern portion of the site while preserving
City Woodlands and Wetlands in the southern portion of the property.

4. Building Orientation (Sec. 3.8.2.D): A Zoning Ordinance deviation is requested to revise the
required orientation of the buildings from 45 degrees to the property line to 90 degrees. This
allows for a more uniform site layout with all of the units backing up to open space/wooded
areas. All buildings are either parallel or perpendicular to property lines abutting non-residential
districts. This deviation has been requested and granted for many residential projects in the City
in the last 5 years.

5. Parking along Major Drives (Sec. 5.10): A Zoning Ordinance deviation is requested o allow for
perpendicular parking on a major drive. This deviation is requested to due to the impracticality
of providing a minor road given the site constraints (woodlands, wetlands, and property
configuration). Angled and perpendicular parking is permitted on a minor drive, but not on a
major drive; a total of 6 spaces of on-street perpendicular parking for guests is proposed the
Major Drive in two locations. The applicant should consider additional parking spaces near the
development’s grouped mailboxes, if that is being proposed.

6. Wetland Mitigation (Code of Ordinances, Chapter 12, Sec 12-173): A Code deviation is
requested for the requirement to provide 0.86 acres of on-site wetland mitigation for the loss of
0.51 acres of regulated wetland. Constructing an on-site wetland mitigation area would require
the same acreage of City Woodlands to be removed. Rather than remove additional
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woodlands, in lieu of the mitigation, remaining on-site wetlands will be treated for invasive
species for a minimum of three years after development of Phase 1 is complete. Chapter 12
also permits wetland mitigation to be constructed at other sites within the City. The loss of
wetland areas means the loss of the benefits wetland areas provide to the City. The requirement
to provide mitigation aims to recreate those benefits within the City. Invasive species removal is
already a requirement of the landscaping ordinance, so the proposed alternative is not an
adequate compensation. The applicant should explore alternative mitigation options.

7. Section 9 Waiver (Section 5.15): Proposed elevations for residential buildings have an underage
of minimum required brick (14-18% proposed, 30% minimum required), an overage of Cement
Fiber Siding (71% proposed on left and right sides, 50% maximum allowed), an overage of
asphalt shingles on the rear and some front facades (54-61% proposed, 50% maximum
allowed). As a minimum, 30% brick is required on the front and side facades. On similar past
projects a Section 9 Waiver was granted for the underage of brick provided that the brick was
extended up to the second-floor belt line.

8. Landscape Berms (Section 5.5.3.A.ii): A Zoning Ordinance deviation is requested to not provide
a 4-foot, é-inch to é-foot high landscape berm on a proposed RM-1 district adjacent to an OST
district. This deviation is requested due to significant grade changes near property lines, and to
preserve existing natural features including City regulated woodlands and wetlands. Steep
grade changes, along with proposed site grading near property boundaries, mimic a
landscape berm, while maintaining existing vegetation for screening which staff believes is an
enhancement over a newly planted landscaped berm.

9. Right-of-Way Landscaping (Section 5.5.3.B.ii): A deviation to the required street trees and berm
along Meadowbrook Road due to the existing wetlands and underground utilities.

All deviations from the ordinance requirements shall be identified and included in PRO Agreement.
Any additional deviations identified during Site Plan Review (after the Concept Plan and PRO
Agreement is approved), will require amendment of the PRO Agreement.

APPLICANT'S BURDEN UNDER PRO ORDINANCE

The Planned Rezoning Overlay ordinance (PRO) requires the applicant to demonstrate that certain
requirements and standards are met. The applicant should be prepared to discuss these items,
especially in number 1 below, where the ordinance suggests that the enhancement under the PRO
request would be unlikely to be achieved or would not be assured without utilizing the Planned
Rezoning Overlay. Section 7.13.2.D.ii states the following:

1. (Sec. 7.13.2.D.i.a) The PRO accomplishes the integration of the proposed Iland
development project with the characteristics of the project area in such a manner that
results in an enhancement of the project area as compared to the existing zoning that
would be unlikely to be achieved or would not be assured in the absence of the use of a
Planned Rezoning Overlay.

2. (Sec. 7.13.2.D.ii.b) Sufficient conditions shall be included on and in the PRO Plan and PRO
Agreement such that the City Council concludes, in its discretion, that, as compared to the
existing zoning and considering the site specific land use proposed by the applicant, it
would be in the public interest to grant the Rezoning with Planned Rezoning Overlay. In
determining whether approval of a proposed application would be in the public interest,
the benefits which would reasonably be expected fto accrue from the proposal shall be
balanced against, and be found to clearly outweigh the reasonably foreseeable
detriments thereof, taking into consideration reasonably accepted planning, engineering,
environmental and other principles, as presented to the City Council, following
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recommendation by the Planning Commission, and also taking info consideration the
special knowledge and understanding of the City by the City Council and Planning
Commission.

IDENTIFYING BENEFITS TO PUBLIC RESULTING FROM THE REZONING AND THE PROPOSED DEVIATIONS

Section 7.13.2.D.ii states that the City Council must determine that the proposed PRO rezoning
would be in the public interest and that the benefits to the public of the proposed PRO rezoning
would clearly outweigh the detriments. The following benefits are suggested by the applicant (as
listed in their narrative) as resulting from the development proposal:

1. The applicant proposes to fill two off-site sidewalk gaps along Meadowbrook Road
adjacent to the north and south totaling 314 feet as a benefit to the public. The sidewalk
extensions will include design, consfruction, and easement acquisition if necessary. The
applicant should also consider a sidewalk connection from the west side of the property to
the Twelve Oaks sidewalk. This would connect the proposed residential development to the
nearby retail and restaurant amenities while not permitting cut-through vehicular traffic.

2. The proposed site plan allows for the preservation of 8.75 acres of City Woodlands and 2.8
acres of City Wetland on-site that will remain natural in perpetuity. It would be beneficial to
have additional wetland and woodland areas permanently protected within conservation
easements.

3. The proposed Concept plan includes a nature frail and overlook amenity that will allow
future residents to directly benefit from the preserved natural features on-site. While the
nature trail is a pleasant amenity, it is also a requirement of the RM-1 district to provide 200
square feet of usable open space per unit. The trail appears to be counted toward meeting
this requirement, which means it would be possible to achieve this benefit absent the PRO
process. The applicant should consider extending the nature trail to create a looped path in
an effort to exceed the open space requirements, which could offer a greater benefit.

This is a PRO in which the applicant seeks both a rezoning and a list of ordinance deviations. In
Staff's opinion the proposed benefits to the City could be further enhanced, and we have offered
some suggestions for the applicant to consider in this and the other review letters. These include a
non-motorized path to connect the development to the nearby Twelve Oaks Mall areq, looping the
nature path to create an improved amenity and exceed the usable open space requirements,

The Planning Commission and City Council should offer their thoughts on whether the proposed
benefits are sufficient, and whether they have other ideas for improvements to the proposal.

NEXT STEP: PLANNING COMMISSION CONSIDERATION OF ELIGIBILITY

The Planning Commission will have an opportunity to discuss the initial submittal and eligibility of the
rezoning request from OST (Office Service Technology) to RM-1 (Multiple Family Low Rise Residential)
with a Planned Rezoning Overlay.

As stated in the newly amended PRO Ordinance,
In order to be eligible for the proposal and review of a rezoning with PRO, an applicant
must propose a rezoning of property to a new zoning district classification, and must, as
part of such proposal, propose clearly-identified site-specific conditions relating to the
proposed improvements that,
(1) are in material respects, more strict or limiting than the regulations that
would apply to the land under the proposed new zoning district,
including such regulations or conditions as set forth in Subsection C
below; and
(2) constitute an overall benefit to the public that outweighs any material
detriments or that could not otherwise be accomplished without the
proposed rezoning.
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(See attachment for Full text, including Subsection C)

Again, however, given that the overall parcel was never legally divided, a more basic “eligibility”
issue is that this proposal should not proceed to formal submittal without addressing the issue of how
to create a conforming parcel to the south of the proposed development site.

CITY COUNCIL CONSIDERATION OF ELIGIBILITY

Following the Planning Commission’s initial review of the proposed project, the City Council will
likewise have the opportunity to review the PRO proposal and comment on whether the project is
eligible for the PRO process.

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 lbell@cityofnovi.org.

/ﬁ%ﬁ;@‘%/

Lindsay Bell, AICP, Senior Planner
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PLANNING REVIEW CHART: RM-1 with PRO Rezoning

Review Date: October 19, 2022

Review Type: PRO Concept Plan — Initial Submittal

Project Name: JZ22-28 EIm Creek PRO

Location: West of Meadowbrook Road, South of Twelve Mile
Plan Date: September 30, 2022

Prepared by: Lindsay Bell, Senior Planner

E-mail: Ibell@cityofnovi.org; Phone: (248) 347-0484

Items in Bold need fo be addressed by the applicant with next submittal. fems in Underlined Bold are
possible deviations identified. Underlined items need fo be addressed during the Site Plan phase. Italic
items are to be noted.

ltem Required Code Proposed ’c\?sgz Comments
Zoning and Use Requirements
Master Plan Office, R&D, Technology 68-unit attached No Proposed rezoning is not
(adopted July 27, residential development consistent with the
2017) with PRO overlay; Master Plan
Area Study The site does not falll NA NA
under any special
category
Zoning OST Office Service Tech; | RM-1 Low Density Low- No

(Effective January 8,
2015)

Rezoning proposed -

RM-1 Low Rise Multiple rise Multi-Residential Subject fo new PRO

Family District

Ordinance

Uses Permitted Office and Service Uses | Multiple Family No Uses proposed would be

(Sec 3.1.23.B & C) Sec. 3.1.23.B. - Principal Residential — 68 units permitted in RM-1 district,
Uses Permitted. but is not consistent with
Sec. 3.1.23.C. - Special the Master Plan
Land Uses Permitted.

Phasing Provide phase lines and | Phase 1 is menfioned in Please provide further
detail description of Narrative — where is clarification on Phasing
activities in each phase | phasing plan? with re: timeline, parking

ete.

Planned Rezoning Overlay Document Requirements (Section 7.13.2 and SDM: Site Development Manual)

Narrative
(Section 7.13.2)

The statement should
include the following:

Statement of eligibility
for PRO Approval:
Describe the rezoning
requested including uses
proposed, justification
for why it makes sense

How does the project Provided in narrative See Planning Review for
constitute an overall detailed comments
benefit to the public
that outweighs any
material detfriments or
could otherwise be
accomplished without
the rezoning?

Deviations and Provided in narrative See Planning Review for
Conditions proposed for detailed comments
inclusion in the PRO
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ltem Required Code Proposed Meets Comments
Code

Agreement (i.e., Zoning

Ordinance deviations,

limitation on total units,

height or uses, etc)
Traffic Impact Study Required regardless of Provided Yes See TIS Review from

Site Development
Manual

site size, with
requirements in SDM

Traffic Consultant for
comments

Community Impact Required in certain NA Not required as does not

Statement sifuations (SDM link: Site meet threshold

(Sec. 2.2) Development Manual)

Rezoning Sign Details | Installed within 15 days Mockup of wording No Provide proposed

(Site Development prior to public hearing provided on Sheet 3, location of signage and

Manual) Located along all road location of posting not dimensions of sign to
frontages provided verify compliance

Residential: Height, bulk, density and area limitations (Sec 3.1.8.D)

Frontage on a Public | Frontage on a Public The site has frontage Yes

Street. Street is required and access to

(Sec. 5.12) Meadowbrook Road

Minimum Zoning Lot RM-1 and RM-2 23.7 acres total site size Yes

Size for each Unit: Required Conditions of existing parcels, with

in Acres 4.49 ac wetlands

(Sec 3.8.1) Net area: 19.21 acres

Minimum Zoning Lot

Size for each Unit:

Width in Feet

(Sec 3.8.1)

Open Space Area 200 sf Minimum usable Open Space Plan Yes Definition of UOS

(Sec 3.1.8.D) open space per provided Sheet 6; indicates no dimension
dwelling unit 5" wide gravel path to less than 50 feet; Path
For a total of 68 dwelling | overlook area and may not meet that
units, required Open individual unit decks definition — preservation
Space: 13,600 SF shown as usable open of additional open space

space — total of 16,614 sf on either side could

Refer to definitions for help? May need to be
Usable Open Space considered a deviation
and Open Space

Maximum % of Lot 25% 12.96% Yes

Area Covered

(By All Buildings)

Building Height 35 ft. or 2 stories Median building height | Yes No deviation indicated,

(Sec. 3.20) whichever is less 26 feet so would need to meet

ordinance requirement

Minimum Floor Area Efficiency 400 sg. ft. | Nof proposed NA

per Unit 1 bedroom | 500 sq. ft. | Not proposed NA

(Sec. 3.1.8.D) 2 bedroom | 750sq. ft. | Not proposed NA
3 bedroom | 900 sq. ft. | Units shown are 2000- Yes

2200 sf
4 bedroom | 1,000 sq. Not Proposed NA
f1.
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ltem Required Code Proposed Meets Comments
q P Code

Maximum Dwelling Efficiency 5% Not proposed
Unit Density/Net Site
Area 1 bedroom | 10.9 Nof proposed
(Sec. 3.1.8.D) Max 20%

2 bedroom | 7.3 Not proposed

3+ 5.4 3.5 du/ac v

bedroom s

Total site: 23.7 Acres
ROW Areaq: 22 Acres
Wetlands: 4.49Acres
Net Site Area: 19.21
Acres

Will ROW be dedicated?
Subtract ROW from Net
Site area

Residential Building Set

backs (Sec 3.1.8.D)

Front (along 75 ft. > 75 ft Yes
Meadowbrook Rd) 50 ft. on E side No
Rear 75 ft. 50 ft. No
(West)

Side 75 ft. N: 50 ft. No
(North & South) S:23.7 ft. No

Additional setbacks
required by Sec 3.6.2.B

Deviations requested by
applicant to allow 50 foot
setbacks on north, east
and west of property

Parking Setback (Sec 3.1.8.D) (Sec 3.1.12.D) Refer

to applicable notes in Sec 3.6.2

Front (along 20 ft. 20 ft. on all sides. Parking | Yes
Meadowbrook Rd) is provided in the
Rear 10 ft. garage and in front of Yes
(West) the garage. Proposed
Side 10 ft. parking along the streets | Yes
(North & South) meets the setback
requirements
Residential: Note to District Standards (Sec 3.6.2)
Building structure Other than single family | Setbacks are not all 75 No Deviations requested by
setback or 2-family, building feet applicant as noted
(Sec 3.6.2.B) setback shall be above
minimum of whichever is
greater:
1) height of main
building;
2) 75 feet; or
3) setback listed in
Section 3.1 (50 ft front)
Exterior Side Yard All exterior side yards No exterior side yards NA
Abutting a Street abutting a street shalll
(Sec 3.6.2.C) be provided with a
setback equal to front
yard.
Wetland/Watercourse | A setback of 25ft from Wetlands exist in several | No See Wetland Review

Setback (Sec 3.6.2.M)

wetlands and from high
watermark course shall
be maintained

areas of the site;
impacts proposed

letter for detailed
comments

RM-1 and RM-2 Required Conditions (Sec 3.8)& (Sec 3.10)
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ltem Required Code Proposed Meets Comments
Code
Total number of Total No. of rooms < Net | Total number of rooms = | Yes
rooms site area in SF/2000 68 units x 4 rooms = 272
(Sec. 3.8.1) rooms
836,788 SF/2000 = 418
Public Utilities All public utilities should | All public utilities are Yes See Engineering Review
(Sec. 3.8.1) be available available for detailed comments
Maximum Number of | Efficiency < 5 percent of | Not Proposed NA
Units the unifs
(Sec. 3.8.1.Aii) 1 bedroom units < 20 Not Proposed NA
percent of the units
Balance should be at All are 3-bedroom units Yes
least 2 bedroom unifs
Room Count per Dwelling Room Yes
Dwelling Unit Size Unit Size Count *
(Sec. 3.8.1.C) Efficiency 1 Not proposed
*An extra room such 1 bedroom | 2 Not proposed
as den, library or 2 bedroom |3 Not proposed
other extra room
count as an 3 ormore 4 4
additional bedroom bedrooms
Setback along A minimum of 150 feet Over 400 feet proposed | Yes
natural shore line along natural shore line
(Sec. 3.8.2.A) is required.
Structure frontage Each structure in the All structures front on Yes
(Sec. 3.8.2.B) dwelling group shall proposed private drives
front either on a
dedicated public street
or approved private
drive.
Maximum length of A single building or a ~152 feet proposed? Yes
the buildings group of aftached
(Sec. 3.8.2.C) buildings cannot
exceed 180 ft.
Modification of Planning Commission NA
maximum length may modify the extra
(Sec. 3.8.2.C) length up to 360 ft. if
Common areas with a
minimum capacity of 50
persons for recreation or
social purposes
Additional setback of 1
ft. for every 3 ft.in
excess of 180 ft. from all
property lines.
Building Orientation Where any multiple Orientation of buildings No Provide building

(Sec. 3.8.2.D)

dwelling structure and/
or accessory structure is

do not appear to meet
the minimum

orientation angles for
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ltem

Required Code

Proposed

Meets
Code

Comments

located along an outer
perimeter property line
adjacent to another
residential or
nonresidential district,
said structure shall be
oriented at a minimum
angle of forty-five (45)
degrees to said property
line.

requirement for all
buildings

buildings nearest outer
perimeter property lines

This may be requested as
a deviation in the PRO

Agreement

Yard setback Within any front, side or No off-street parking or Yes
restrictions rear yard, off-street loading areais
(Sec. 3.8.2.EF) parking, maneuvering proposed
lanes, service drives or
loading areas cannot
exceed 30% of yard
area
Off-Street Parking or No closer than 25 ft. to Off-street parking areas | Yes
related drives any wall of a dwelling more than 25 feet from
(Sec. 3.8.2.F) structure that contains buildings
openings involving living
Off-street parking areqs or
and related drives No closer than 8 ft. for Yes
shall be... other walls or
No closer than 20 ft. Yes
from ROW and property
line
Pedestrian 5 feet sidewalks on both | 5-foot Sidewalks shown Yes
Connectivity sides of the Private drive | along the private drives
(Sec. 3.8.2.G) are required to permit
safe and convenient
pedestrian access.
Where feasible Sidewalks proposed Yes Could a bike/pedestrian
sidewalks shall be north and south of site connection be added to
connected to other on Meadowbrook as connect to the west?
pedestrian features public benefit Would provide non-
abutting the site. motorized connection to
the Mall area
All sidewalks shall Stated that they will Yes Details on future
comply with barrier free | comply submittals
design standards
Minimum Distance (Total length of building Provide chart showing
between the A + total length of distance between
buildings building B + 2(height of buildings and
(Sec. 3.8.2.H) building + height of calculations to show if
building B))/é standards are met
Minimum Distance In no instance shall this Buildings are min. of 30 Yes
between the distance be less than ft. from each other
buildings thirty (30) feet unless
(Sec. 3.8.2.H) there is a corner-to-

corner relationship in
which case the
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ltem Required Code Proposed Meets Comments
Code
minimum distance shall
be fifteen (15) feet.
Number of Parking Two (2) for each Parking calculations Yes
Spaces dwelling unit having two | provided
Residential, Multiple- (2) orless bedrooms and | 2-car garages provided
family two and one-half (2 %) in each unit (136)
(Sec.5.2.12.A) for each dwelling unit Driveway spaces (136)
having three (3) or more | Guest surface (8)
bedrooms
For 68 Three-BR units, Total parking: 280
required spaces = 178 spaces
spaces
Parking Space - 90° Parking: 9 ft. x 19 ft. | - 28 ft. two-way drives Yes
Dimensions and - 24 ft. two way drives - Parking shown in
Maneuvering Lanes - 9 ft.x 17 ft. parking garages and
(Sec. 5.3.2) spaces allowed along driveways
7 ft. wide interior
sidewalks as long as
detail indicates a 4”
curb at these locations
and along
landscaping
Parking stall located - shall not be located Closest parking is 80 feet | Yes

adjacent to a parking
lot entrance (public
or private)

(Sec. 5.3.13)

closer than twenty-five
(25) feet from the
street right-of-way
(ROW) line, street
easement or sidewalk,
whichever is closer

from Meadowbrook
ROW

Barrier Free Spaces
Barrier Free Code

2 accessible space
(including 1 Van
accessible) for every 26
to 50 spaces

Barrier Free Space
Dimensions Barrier
Free Code

- 8" wide with an 8’
wide access aisle for
van accessible spaces

- 8" wide with a 5" wide
access aisle for regular
accessible spaces

Barrier Free Signs
Barrier Free Code

One sign for each
accessible parking
space.

Review the requirements
for ADA spaces for
residential communities

Corner Clearance
(Sec. 5.9)

No fence, wall, plant
material, sign or other
obstruction shall be
permitted within the
clear view zone above
a height of 2 feet from
established street grade

Note Corner Clearance
zone on site plan and
landscape plans

Minimum number of
Bicycle Parking
(Sec. 5.16.1)

One (1) space for each
five (5) dwelling units
Required: 14 Spaces

16 spaces provided

No

Provide bike parking as
required in various
locations on the site
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ltem Required Code Proposed Meets Comments
Code

Multiple-family
residential
Bicycle Parking No farther than 120 ft. No Provide additional
General requirements | from the entrance being information
(Sec. 5.16) served

When 4 or more spaces

are required for a

building with multiple

enfrances, the spaces

shall be provided in

multiple locations

Spaces to be paved

and the bike rack shall

be inverted “U” design

Shall be accessible via 6

ft. paved sidewalk
Bicycle Parking Lot Parking space width: 6 Not shown Yese | Show Parking layout

layout
(Sec 5.16.6)

ft.

One tier width: 10 ft.
Two tier width: 16 ft.
Maneuvering lane
width: 4 ft.

Parking space depth: 2
ft. single, 2 2 ft. double

details

5.10 Additional Road Design, Building Setback, An

d Parking Setback Requirements, Multiple-Family Uses

Road standards
(Sec. 5.10)

A private drive network
within a cluster, two -
family, multiple-family, or
non-residential uses and
developments shall be
built to City of Novi
Design and Construction
Standards for locall
street standards (28 feet
back-to-back width)

Yes

Proposed roads are
“"major drive” with direct
access to exterior public
road

Major Drives

- Width: 28 feet

Proposed major drives
are 28 feet wide

Yes

Minor Drive

- Cannot exceed 600
feet

- Width: 24 feet with no
on-street parking

- Width: 28 feet with
parking on one side

- Parking on two sides is
not allowed

- Needs furn-around if
longer than 150 feet

Shorter streets are minor
drives

NA

Parking on Major and
Minor Drives

- Angled and
perpendicular parking,

No on-street parking
shown

Verify whether any on-
street parking permitted
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permitted on minor
drive, but not from a
major drive;

- minimum centerline
radius: 100 feet

- Adjacent parking and
on-street parking shall
be limited near curves
with less than two-
hundred thirty (230)
feet of centerline
radius

- Minimum building
setback from the end
of a parking stall shall
be 25 feet in
residential districts.

Minimum centerline
radius is not provided

Accessory and Roof top Structures

Dumpster
Sec 4.19.2.F

- Located in rear yard

- Aftached to the
building or

- No closer than 10 ft.
from building if not
attached

- Not located in parking
setback

- If no setback, then it
cannot be any closer
than 10 ft, from
property line.

- Away from Barrier free
Spaces

Not shown

NA

Verify if individual trash
pick-up proposed

Dumpster Enclosure
Sec. 21-145. (c)
Chapter 21 of City
Code of Ordinances

- Screened from public
view

- Awall orfence 1 ft.
higher than height of
refuse bin

- And no less than 5 ft.
on three sides

- Posts or bumpers to
protect the screening

- Hard surface pad.

- Screening Materials:
Masonry, wood or
evergreen shrubbery

Not shown

NA

Roof top equipment
and wall mounted
utility equipment Sec.
4.19.2.E.i

All roof top equipment
must be screened and
all wall mounted utility
equipment must be
enclosed and
intfegrated into the
design and color of the
building

Not shown

NA

Show any rooftop
equipment and how it
will be screened

Roof top
appurtenances

Roof top
appurtenances shall be

Not shown

NA

Show any rooftop
equipment and how it
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screening

screened in
accordance with
applicable facade
regulations, and shall
not be visible from any
street, road or adjacent

property.

will be screened

Sidewalks and Other Requirements

Non-Motorized Plan

Proposed Off-Road Trails
and Neighborhood
Connector Pathways.

Show any off-road trails
proposed, especially if
offered as a public
benefit

Sidewalks Sidewalks are required Sidewalks are proposed | Yes2 | Provide dimensions of
(Subdivision on both sides of on both sides of the sidewalks
Ordinance: Sec. 4.05) | proposed drives proposed private drive
Public Sidewalks A 8-foot sidewalk is Sidewalk proposed Yes
(Chapter 11, Sec.11- | required along 10 Mile
276(b), Subdivision Road
Ordinance: Sec. 4.05)
Entryway lighting One street light is Applicant to work with
Sec. 5.7 required per enfrance. engineering and DTE on
the location and type of
the fixtures proposed in
the right of way for
residential community
Building Code and Other Requirements
Building Code Building exits must be NA
connected to sidewalk
system or parking loft.
Design and Land description, Sidwell Provide with Concept
Construction number (metes and Plan submittal
Standards Manual bounds for acreage
parcel, lot numberf(s),
Liber, and page for
subdivisions).
General layout and Location of all existing Yes Refer to all review letters
dimension of and proposed buildings, for additional information
proposed physical proposed building requested.
improvements heights, building layouts,
(floor area in square Show any utility structures
feet), location of and mailboxes on the
proposed parking and plans
parking layout, streets
and drives, and indicate
square footage of
pavement area
(indicate public or
private).
Economic Impact - Total cost of the Information not No? | Include in PRO Narrative

proposed building &
site improvements
- Number of anticipated

provided

(not considered a public
benefit)
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jobs created (during
construction & after
building is occupied, if
known)

Other Permits and Approvals

Development/
Business Sign

(City Code Sec 28.3)

Sign permit
applications may be
reviewed an part of
Preliminary Site Plan
or separately for
Building Office
review.

The leading edge of the
sign structure shall be a
minimum of 10 ft.
behind the right-of-way.

Entranceway shall be a
maximum of 24 square
feet, measured by
completely enclosing all
lettering within a
geometric shape.

Maximum height of the
sign shall be 5 ft.

Not proposed af this
time

Show the location of any
entranceway signs if
proposed;

Deviations from sign
ordinance may be
included in PRO submittal
if variances are
anticipated

Development and
Street Names

Development and street
names must be
approved by the Street
Naming Committee

Contact Ben Peacock @
248-347-0475 to schedule
consideration by the
Committee

Meadowbrook
Townhomes is existing
project name - please
propose a new one for
consideration and
approval to minimize
confusion

Property Split

The proposed property
split must be submitted
to the Assessing
Department for
approval.

Property split will need to
be resolved with 2nd
property owner to the
satisfaction of the City;
See Planning letter for
additional comments

Other Legal Requirements

PRO Agreement

A PRO Agreement shall

If tentative approvalis

(Sec. 7.13.2.D(3) be prepared by the City granted, Council will
Aftorney and the direct City Attorney to
applicant (or designee) prepare the agreement,
and approved by the which will then be shared
City Council, and which with applicant for
shall incorporate the negotiation
PRO Plan and set forth
the PRO Conditions and
conditions imposed

Master Applicant is required to Not applicable at this Provide any easements

Deed/Covenants and | submit this information moment or agreements parcel is

Restrictions for review with the Final subject to

Site Plan submittal

If proposed, Master Deed
draft shall be submitted
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prior to Stamping Set

approval.

Conservation
easements

Conservation
easements may be
required for woodland
impacts

Wetland and woodland
easements may be
required, or offered as a
public benefit

Draft documents would

be required prior to

stamping set approval.

Lighting and Photometric Plan (Sec. 5.7)

Intent (Sec. 5.7.1)

Establish appropriate
minimum levels, prevent
unnecessary glare,
reduce spillover onto
adjacent properties &
reduce unnecessary
transmission of light into
the night sky

NA

Lighting Plan
(Sec. 5.7.A.)

Site plan showing
location of all existing &
proposed buildings,
landscaping, streets,
drives, parking areas &
exterior lighting fixtures

Building Lighting
(Sec. 5.7.2.A.iii)

Relevant building
elevation drawings
showing all fixtures, the
portions of the walls to
be illuminated,
illuminance levels of
walls and the aiming
points of any remote
fixtures.

Provided?

Specifications for all
proposed & existing
lighting fixtures

Not provided

Photometric data

Unreadable

Fixture height

7'-20

Lighting Plan

Mounting & design

Not shown

(Sec.5.7.2.Ali)

Glare conftrol devices
(Also see Sec. 5.7.3.D)

Not shown

Type & color rendition of
lamps

LED

Hours of operation

Not shown

Required Conditions
(Sec. 5.7.3.A)

Height not to exceed
maximum height of
zoning district (or 25 ft.
where adjacent to
residential districts or
uses)

20" max

Yes

Required Conditions
(Sec. 5.7.3.B)

- Electrical service to
light fixtures shall be
placed underground

- Flashing light shall not
be permitted

- Only necessary lighting
for security purposes &

Provide notes on plan
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limited operations shall
be permitted after a
site’s hours of
operation

Security Lighting
(Sec. 5.7.3.H)

Lighting for security
purposes shall be
directed only onto
the area to be
secured.

- All fixtures shall be
located, shielded and
aimed at the areas to
be secured.

- Fixtures mounted on
the building and
designed to illuminate
the facade are
preferred

Required Conditions
(Sec.5.7.3.E)

Average light level of
the surface being it to
the lowest light of the
surface being lit shall not
exceed 4:1

Several different
calculations provided -
not clear

No?

Provide an overall ratio
of the lit areas on the
grounds to determine if a
deviation is needed

Required Conditions
(Sec. 5.7.3.F)

Use of true color
rendering lamps such as
metal halide is preferred
over high & low pressure
sodium lamps

LED

Parking areas: 0.2 min

Loading & unloading
areas: 0.4 min

Min. lllumination

Walkways: 0.2 min

(Sec. 5.7.3.k)

Building entrances,
frequent use: 1.0 min

Building enfrances,
infrequent use: 0.2 min

The photometric values
are unreadable -
provide a table with
each min light level listed

Max. lllumination
adjacent to Non-
Residential

(Sec. 5.7.3.K)

When site abuts a non-
residential district,
maximum illumination at
the property line shall
not exceed 1 foot
candle

0.0 shown

yes

Cut off Angles (Sec.
5.7.3.1)

when adjacent to
residential districts

- All cut off angles of
fixtures must be 90°

- maximum illumination
at the property line
shall not exceed 0.5
foot candle

yes

NOTES:

1. This table is a working summary chart and not infended 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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Applicant
Toll Brothers, Inc

Review Type
PRO Concept Plan

Property Characteristics

= Site Location: West of Meadowbrook Road, North of I-96
» Site Size: 23.70 acres

= Plan Date: 09-30-22

= Design Engineer: Seiber Keast Lehner

Project Summary
= Construction of 68 attached multiple family townhomes units. Site access would be
provided via private roadways (EIm Creek Drive) off of Meadowbrook.

» Water service would be provided by a 8-inch extension from the existing 8-inch
water main stub on the southwest corner of 41795 Twelve Mile Road and a 8-inch
extension form the existing 12-inch main at the western property limits of the
development. A 8-inch water main would be provided on the north side of Elm
Creek Drive to serve the residences and fire hydrants.

= Sanitary sewer service would be provided by an extension from the existing 8-inch
sanitary sewer stub along the west side of Meadowbrook Road, south of the
development. An 8-inch main along the south side of proposed EIm Creek Drive
and west side of proposed Forestview Trail would be provided to serve the proposed
housing.

= Storm water would be collected by three storm sewer collection systems and
discharged to an on-site detention basin and to the existing Twelve Oaks regional
detention basin.

Recommendation

Approval of the PRO Concept Plan is recommended.
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Comments:

The details shown on the Concept Plan meets the general requirements of Chapter 11
of the Code of Ordinances, the Storm Water Management Ordinance, and the
Engineering Design Manual with the following exceptions, which can be addressed
during the detailed design review:

General

1. Provide at least two reference benchmarks at intervals no greater than 1,200
feet. At least one referenced benchmark must be a City-established
benchmark, which can be found on the City's website at this location:
https://novi.maps.arcgis.com/apps/webappviewer/index.html2id=5ce841f861
97461c9f146e1330330bcf

2. The Non-Domestic User Survey form for sanitary sewer flow shall be submitted
to the City so it can be forwarded to Oakland County.

3. A right-of-way permit will be required from the City of Novi.

4, Provide a construction materials table on the utility plan listing the quantity
and material type for each utility (water, sanitary and storm) being proposed.
5. Provide a note stating if dewatering is anficipated or encountered during

construction, then a dewatering plan must be submitted to the Engineering
Division for review.

Water Main
6. All water main easements shall be 20 feet wide. Provide an easement for all
water main not located within the proposed right-of-way.
7. Per current EGLE requirement, provide a profile for all proposed water main 8-
inch and larger.
8. In the general notes and on the profile, add the following note: “Per the Ten

States Standards Article 8.8.3, one full 20-foot pipe length of water main shall
be used whenever storm sewer or sanitary sewer is crossed, and the pipe shall
be centered on the crossing, in order to ensure 10-foot separation between
water main and sewers.” Additionally, show the 20-foot pipe lengths on the
profile.

Sanitary Sewer

9. All sanitary sewer easements shall be 20 feet wide. Provide an easement for
all sanitary sewer not located within the proposed right-of-way.

10. Sanitary sewers shall be located seven and one-half (7.5) feet from the street
right-of-way lines.

11. Provide a sanitary sewer monitoring manhole, unique to this site, within a
dedicated access easement or within the road right-of-way. If not in the right-
of-way, provide a 20-foot-wide access easement to the monitoring manhole
from the right-of-way (rather than a public sanitary sewer easement).
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Storm Water Management Plan

12.

13.

14.

15.

16.

The Storm Water Management Plan (SWMP) for this development shall be
designed in accordance with the Storm Water Ordinance and Chapter 5 of
the Engineering Design Manual.

The use of existing wetlands for stormwater managements is typically
discouraged unless the criteria outlined in the Engineering Design Manual
Section 5.2.5 have been met.

a. It is recommended that the storm sewer directed to existing wetlands first
pass through a wet detention basin instead of the proposed Stormceptor
shown on the plan, similar to proposed Detention Basin “A”.

An adequate maintenance access route to the basin outlet structure and any
other pretreatment structures shall be provided (15 feet wide, maximum
running slope of 1V:5H, maximum cross slope of 3%, and able to withstand the
passage of heavy equipment). Verify the access route does not conflict with
proposed landscaping.

Provide a 5-foot-wide stone bridge/access route 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.

A 25-foot vegetated buffer shall be provided around the perimeter of the
storm water basin.  This buffer cannot encroach onto adjacent lots or

property.

Paving & Grading

17.

18.

Provide at least 3-foot of buffer distance between the sidewalk and any fixed
objects, including hydrants and irrigation backflow devices. Include a note on
the plan where the 3-foot separation cannot be provided.

Per Section 26.5-35(c), a statement is required on any plan containing a
private street with the following language: "City of Novi has no responsibility to
improve or maintain the private streets contained within or private streets
providing access to the property described in this [plan/plat]".

Off-Site Easements

19.

If off-site easements are needed, off-site agreements and easements must be
executed prior to final approval of the plans. Drafts shall be submitted at the
time of Preliminary Site Plan submittal.
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The following must be submitted with the Preliminary Site Plan:

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

The following must be submitted with the Stamping Set:

(Please note that all documents must be submitted together as a package with the
Stamping Set submittal with a legal review transmittal form that can be found on the
City's website. Partial submittals will not be accepted.)

21. A draft copy of the Storm Drainage Facility Maintenance Easement
Agreement (SDFMEA), as outlined in the Storm Water Management
Ordinance, must be submitted to the Community Development Department.
Once the agreement is approved by the City's Legal Counsel, this agreement
will then be sent to City Council for approval/acceptance. The SDFMEA will
then be recorded at the office of the Oakland County Register of Deeds. This
document is available on our website.

22. A draft copy of the 20-foot-wide easement for the water main to be
constructed onsite must be submitted to the Community Development
Department. This document is available on our website.

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

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

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 Adam Chludzinski at (248)735-5643 with any questions.

T

Adam Chludzinski,
Project Engineer

cc: Lindsay Bell, Community Development
Humna Anjum, Engineering
Ben Croy, City Engineer
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Review Type Job #
PRO Concept Plan Landscape Review J722-0028
Property Characteristics

e Site Location: 43180 Nine Mile Road

e Site Acreage: 2.12 ac.

e Site Zoning: -1

e Adjacent Zoning: North, West: RM-1, East, South: I-1

e Plan Date: 9/30/2022

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. ltems in bold below must be addressed and incorporated as
part of the revised Final Site Plan submittal. Please follow guidelines of the Zoning Ordinance and
Landscape Design Guidelines. This review is a summary and is not infended to substitute for any
Ordinance.

RECOMMENDATION:
This project is not recommended for approval. Insufficient screening is provided between the
development and the OST developments north and east of the project.

PLEASE ADD THE CITY PROJECT NUMBER, JZ22-0028, TO THE BOTTOM RIGHT CORNER OF THE COVER
SHEET.

LANDSCAPE DEVIATIONS THAT ARE REQUIRED FOR PROPOSED LAYOUT:

¢ Therequired 4.5-6 foot landscaped berm is not provided along the north and east sides of
the property. The proposed alternative is not supported by staff at this time.

e Itis possible that many of the street trees shown will not be able to be planted due to the
utility layout. This would be a deviation that would not be supported by staff.

e Alandscape deviation to not provide the required greenbelt berm and landscaping in the
113If of existing wetland to be preserved. This is supported by staff.

Ordinance Considerations

Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #17 and LDM 2.3 (2))
1. Afree survey and chart are provided.
2. Please consider adding more restoration credits on-site.

Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii)

1. The project is adjacent to OST property so a 4.5-6 foot tall landscaped berm with 80-20%
opacity is required. Only a single line of frees and a few existing frees are proposed for
those areas. This requires a landscape deviation that is not supported by staff.

2. The south frontage along the drive from Meadowbrook also seems to have incomplete
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buffering. A wall or dense landscaping is also required along that stretch.
3. Please provide more robust screening between the site and the adjacent sites.

1. Alandscape dewohon is requesfed ‘ro not provide the required greenbel‘r berm ond
landscaping within an existing wetland to be preserved. This deviation is supported by
staff.

2. Therequired greenbelt berm and landscaping are provided on the rest of the site.

Parking Lot Landscaping (Zoning Sec. 5.5.3.C.)
No parking lot landscaping is required as only small bays are proposed. The required interior
street trees can be used along the perimeter of those bays to meet the requirement.

Multi-Family Landscaping:
1. Units: The required number of frees (204) is proposed, primarily as screening vegetation.
The species must be provided on Final Site Plans.
2. Interior Drive frees:
a. Therequired number of trees (74) are proposed along the interior drives
b. In anumber of locations, the underground utility layout does not provide room for the
required frees. Please revise the utility layout to provide the required spacing (4 feet
behind the curb and 5 feet from the underground lines).
c. Woodland replacement trees should not be placed along the street.
3. Building Foundation Landscaping: More than the required percentage of buildings’ face
is landscaped.

Plant List (LDM 4, 10)
1. No plant list is provided.
2. ltis expected that the plant list will be provided no later than the Final Site Plan and the
species used will meet ordinance requirements.

Planting Notations and Details (LDM 10)
Provided

Storm Basin Landscape (Zoning Sec 5.5.3.E.iv.and LDM 3)
1. Allrequired detention basin landscaping is proposed.
2. Please move the trees and shrubs down to approximately 10 feet from the permanent
water level.

Irrigation (LDM 10)
A plan for an automatic irrigation system or information as fo how the plants will be provided
with sufficient water for establishment and long-term survival must be provided no later than
the Final Site Plan.

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@cityofnovi.org.

W Meni,

Rick Meader — Landscape Architect
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LANDSCAPE REVIEW SUMMARY CHART - PRO Concept Plans

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

October 19, 2022

J722 - 0028: EIm Creek PRO
December 12, 2021

Rick Meader, Landscape Architect E-mail: rmeader@cityofnovi.org;

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.

LANDSCAPE DEVIATIONS THAT ARE REQUIRED FOR PROPOSED LAYOUT:
o Therequired 4.5-6 foot landscaped berm is not provided along the north and east sides of the

property. The proposed alternative is not supported by staff aft this time.

e Itis possible that many of the street trees shown will not be able to be planted due to the utility
layout. This would be a deviation that would not be supported by staff.
¢ Alandscape deviation to not provide the required greenbelt berm and landscaping in the 113If of
existing wetland to be preserved. This is supported by staff.

ltem Required Proposed I\CAgjtes Comments
Landscape Plan Requirements — Basic Information (LDM (2))
e New commercial or
residential
developments
e Addition to existing
building greater than « Site plan scale is
Landscape Plan 25% increase in 17260 ft
(Zoning Sec 5.5.2, overall footage or 400 « Detail plans are Yes Yes
LDM 2.e) SF whichever is less. 17230’
e 1"-20" minimum with
proper North.
Variations from this
scale can be
approved by LA
Name, address and
Owner/Developer telephone number of Provided on
Contact Information the owner and landscape plan title | Yes
(LDM 2.a.) developer or bar
association
Project Information Provided on
(LDM 2.d.) Name and Address landscape plan Yes
Sheet L-1
Survey information Legal description or SDlg:?i/ C’r]igis on Yes
(LDM 2.c.) boundary line survey P
Sheet 2
Landscape Architect ‘,r\le(ljer?)ehloéwzdrwrirsrswt()]enrdof
contact information Allen Design Yes

(LDM 2.b.)

RLA/PLA/LLA who
created the plan

Sealed by LA.
(LDM 2.g.)

Requires original
signature

Copied seal and

signature

Final stamping sets must

have live LA signature
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ltem Required Proposed I\CAgjtes Comments
Miss Dig Note
(800) 482-7171 Show on all plan sheets | Yes Yes
(LDM.3.0.(8))
EXISTING CONDITIONS
e Tree survey and
free charts are
provided on
Sheets L-3 and L-5
-L-7
e Tree numbers of
frees to remain
are shown on the 1. Additional credits
landscape plan. could be planted on
e Trees being the site by utilizing
removed are the Reforestation
indicated on the Credit Chart in
tree chart Section 37-8 of the
« Show location type e Calculations for . Yes woodland
-~ . . woodland ordinance. Please
Existing plant material and size. replacements are e Yes consider adding
Existing woodlands or | ¢ Label to be saved or - e Yes o
wetlands removed. provided. . Yos more credits with that
. e Perthe option.
(LDM 2.e.(2)) ¢ Plan shall state if none . e Yes .
exists. colcplohons . Yos 2. When selecting
provided, 1110 woodland
replacement replacement
credits are species, please
required, 160 remember that only
trees will be 10% of the trees
provided and a provided can be
contribution to evergreens.
the tree fund for
the remaining 950
frees will be
made.
e Wetlands are
shown on same
plan
Please be sure that
Natural Features proper buffers and
protection protection for stream
and lake are provided.
As determined by Soils Soils information
Soil type (LDM.2.r.) survey of Oakland provided on cover | Yes
county sheet
Site: RM-1, OST
Proposed: RM-1 with Yes — on location
Zoning (LDM 2.1.) PRO Yes

North, East, South: OST
West: RM-1,RC

map

PROPOSED IMPROVEMENTS
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. Meets
ltem Required Proposed Code Comments
Existing and Em;npg and proposed '
buildings, easements, Site plan shows
proposed . .
. parking spaces, locations of Yes
improvements ) L .
vehicular use areas, and | buildings and drives
(LDM 2.e.(4))
R.OW
e Shown on
landscape plan .
N numbgr oﬁ‘) lines Please adjust the
(water, storm) are placement of the utility
Existing and Overhead and placed such that . Yes Irlgeji::g';":::i:lhefor
proposed utilities underground utilities, there is insufficient . No sir:ei ireefcan %e met
(LDM 2.e.(4)) including hydrants room between R
the lines and the (5 feet from lines, 10
curb to plant feet from structures) can
required street be met.
frees.
e Proposed spot
elevations and
contours are
Pro,posed iopo.g.raphy Provide proposed provpled on e Yes
- 2’ contour minimum confours at 2" inferval Grading Plan . Yos
(LDM 2.e.(1)) e Proposed
contours are
provided on
landscape plan
Clear Zones 25 ft. corner clearance Please move all trees
required. Refer to Zoning | Provided Yes out of the clear vision

(LDM 2.e.(5))

Sec 5.5.9

Zones.

LANDSCAPING REQUIREMENTS

Berms and ROW Planting

¢ All berms shall have a maximum slope of 33%. Gradual slopes are encouraged. Show 1ft. contours
e Berm should be located on lot line except in conflict with ufilities.

e Berms should be constructed with 6" of topsoil.

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

Berm requirements
(Zoning Sec 5.5.A)

Residential adjacent to

OST requires:

e 4.5-6 foot high
landscaped berm
with 5 foot wide crest.

e Opacity 80% winter,
90% summer.

e No berm is
proposed along
the north or east
sides of the
property.

e Aline of frees is
proposed along
the east property
line and north
property line

e |tis unclear what
is proposed along
the south side of
the drive from
Meadowbrook
Drive. A fence
may be shown

No

1. Alandscape
deviation is required
for the lack of the
required berm along
the north and east
property lines.

2. It is not clear whether
the proposed
landscaping will
provide sufficient
buffering — please
provide more
screening along the
east property line -
either the berm, a
wall or denser
landscaping.
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ltem Required Proposed I\CAgjtes Comments
but it is not called 3. A wall or dense
out. evergreen hedge will
be required in place
of a berm along the
drive from
Meadowbrook.

4. The deviation is not
supported by staff at
this time.

Planting requirements Tree species will be
LDM Novi Street Tree List required on the Final
(LDM 1.a.) -
Site Plans.
Adjacent to Public Rights-of-Way (Sec 5.5.B) and (LDM 1.b)
ROW Landscape Screening Requirements Chart (Sec 5.5.3.B. ii) (RM-1)
. e Adjto parking: 20 ft
Greenbelt width ¢ Not adj to parking: 34 125 ft Yes
(2)(3) (5) f
1. Alandscape
deviation is
e 10+ ft requested to
. . e No berm is preserve the existing
Min. berm crest width | 2 ft proposed in ves wetland area (113If/3
wetland area frees)

2. This deviation is
supported by staff.

Min. berm height (9) 3ft 4-6 ft Yes
, No wall is proposed
3" wal (4)(7) in greenbelt

3. Alandscape
deviation is
requested to
preserve the existing
wetland area (113If/3
frees)

¢ No trees or berm 4. This deviation is
Canopy deciduous or | ¢ 1 free per 35 If proposed in supported by staff.
large evergreen trees | o (264-113-57)If/35=3 natural area to No With the deviation,
Notes (1) (10) frees remain the correct number

e 3trees of trees are provided

5. Please clearly label
or indicate what
trees are meeting
what requirement in
the overadll plan and
detail.

¢ No trees or berm
Sub-canopy o 1tree per351f proposed in
deciduous trees o (264-113-57)If/25 =4 natural area to No See above
Notes (2)(10) frees remain

e 4 frees




PRO Concept Plan — Landscape Review

October 19, 2022

Page 5 of 11
J722-0028: EIm Creek PRO

ltem Required Proposed I\CAgjtes Comments
Canopy deciduous 1 free per 35 If
frees in area between (264-136)/35 = 4 frees 4 trees Yes
sidewalk and curb
Multi-Family Residential (Sec 5.5.3.F.ii)
e 3 deciduous canopy
frees or large
evergreen frees per
T . dwelling unit on the On the final site plan,
Building Landscaping - .
(Zoning Sec 5.5.3.E.i.) first flgor. ) 204 trees Yes please show the species
e 68 units * 3 = 204 trees of the trees.
e Up to 25% of
requirement can be
subcanopy trees
. Currently it appears
that a good number
of the required trees
couldn’t be planted
due tfo insufficient
e 1 deciduous canopy space. This would
free along interior require a landscape
roads for every 35 If deviation that would
(both sides), excluding | | . Qgﬁbe supported by
driveways, interior e . ) . o
roads adjacent fo . !Deﬂcen’r spacing . Iflease adjust utility
public rights-of-way is provided lines to allow
Interior Street and parking entry between some of | e Yes sufficient space for
Landscaping drives the utility lines and | ¢ No trees (4 feet behind
. Trees i'n boulevard the curb‘To allow curb and 5 feet from
islands do not count the required street lines).
frees . Woodland
toward street tree
requirement replacement trees
_ should not be used
o (3664-1088)/35=74
frees along the street -
they need to be in
areas where they
can be protected
with an easement
and contribute to the
natural habitat.
The standard
Foundation 35% of building facades founglgﬂqn planting
Landscaping facing road must be detail |ndlcoT§s ’rh'o’r Yes
landscaped 40% of the units will
be landscaped
Parking Area Landscape Requirements (Zoning Sec 5.5.3.C & LDM §)
e Only small parking Since the parking is only
. . bays are on one side of the road,
. e Clear sight distance .
General requirements within parking islands proposed e Yes only perimeter trees are
(LDM 1.c) e Calculations for e Yes required, and the

e No evergreen trees

the parking lot
perimeter trees

requirement can be
meft by the interior street
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limit (i)

contiguous spaces

proposed

ltem Required Proposed I\CAgjtes Comments
and trees are landscaping trees.
provided

Name, type and
number of ground As proposed on planting NA 8D
cover islands
(LDM 1.c.(5))
General (Zoning Sec 5.5.3.C)

*= A minimum of 200 SF

to qualify

= 200sf landscape

Parking lot Islands space per tree No parking areas
) o NA

(a, b.i) planted in island. are proposed

= 4" curbs

®» |slands minimum width

10" BOC to BOC
Parking stall can be
. reduced to 17’ with 4” : .

Curbs and !’arklng curb adjacent fo 1Z pqumg space Yes
stall reduction (c) ; . with 7’ sidewalk

sidewalk of minimum 7

f1.
Contiguous space Maximum of 15 3 space bays are Yes

residential use in any R

district (Zoning Sec 5.5.3.C.

ii)

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-

A = Total square
footage of vehicular
use areds x 7.5%

» A=XxSF x7.5% = Asf

NA

B = Total square
footage of additional
paved vehicular use
areas over 50,000 SF
x1%

s B=xSFx 1% = Bsf

NA

All Categories

C=A+B
Total square footage
of landscaped islands

A+B=C SF

NA

D =C/200
Number of canopy
trees required

C/200 = D Trees

NA

Parking Lot Perimeter

e 1 Canopy tree per 35 If
e Sub-canopy trees can

Calculations are

Since the parking is only
on one side of the road,
only perimeter frees are

Hydrant (d)

matured height

utility lines are

Trees be used under provided and 5 Yes required, and the
overhead ufility lines frees are proposed requirement can be
Y ’ met by the interior street
landscaping trees.
Parking land banked | NA
Miscellaneous Landscaping Requirements
Plantings around Fire | ¢ No plantings with e All hydrants and No 1. Please re-align the

utility lines to provide
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ltem Required Proposed I\CAgjtes Comments
greater than 12" within shown on the sufficient space for
10 ft. of fire hydrants, landscape plans. all required tfrees.
manholes, catch e Insufficient space 2. Please add trees
basins or other utility is provided shall be spaced at
structures. between some least 5 feet from
e Trees should not be lines and the curb underground utility
planted within 5 feet for the required lines to City of Novi
of underground lines. street trees. Note #5 on Sheet L-4.
Areas not dedicated to
Landscaped area (g) Efégggiﬁ;e1%rc)igvefrcys NA
shall be landscaped
Name, type and
number of ground As proposed on planfing NA
cover islands
(LDM 1.c.(5))
Show leave snow .
. deposit areas on planin A note {nd|co‘res
Snow deposit locations where snow will be Yes
(LDM.2.q.) landscaping won't be deposited along
the drives
damaged
1. Please show
fransformers and
other utility boxes
when their locations
. are determined.
* A minimum of 21t. 2. If box locations are
separatfion between not determined by
Transformers/Utility box and the plants final site plans, add a
boxes * Ground cover below note to plan stating
4" is allowed up to No TBD ™
(LDM 1.e from 1 pad that all utility boxes
through 3) e No plant materials —loreo‘lro be q h
within 8 ft. from the (;Jenms”cope perine
doors 3. Please add an
allowance of 10
shrubs per box on the
plant list and label as
such
e Clusters of large
native shrubs shall
cover 70-75% of the
basin rim area af 10 ft
Detention/Retention away fromT‘rheT All required Please move the trees
Basin Planting :ci)neermonen water detention frees and Yes and shrubs to within 10
requirements (Sec. Coﬁopy trees must shrubs are feet of the permanent
5.5.3.E.iv) indicated water level.

be located at 1 per
35If of the pond rim
10 feet away from
the permanent water
level
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Item

Required

Proposed

Meets
Code

Comments

e 10" to 14" tall grass
along sides of basin

e Refer to wetland for
basin mix

e Include seed mix
details on landscape
plan

Phragmites and
Japanese Knotweed
Control

e Note any locations of
Phragmites australis or
Japanese Knotweed
on the site.

e If some is found, add
plans for its removal
to the plans.

e Phragmites was
found in wetlands
on the site.

e Instructions for its
removal were
provided.

Yes

General Landscape Requirements (LDM 3)

General Conditions
(LDM 3.a)

Plant materials shall not
be planted within 4 ft. of
property line

A note indicates
this.

Yes

Irrigation plan

A fully automatic
irigation system and a
method of draining is

No

1. Please add irrigation
plan or information
as to how plants will
be watered
sufficiently for
establishment and
long- term survival on
the Final Site Plans,
not stamping sets.

others

shall be 2.5” caliper.

(LDM2.5.) required with Final Site 2. The plan should meet
Plan the requirements
listed at the end of
this chart.

3. If xeriscaping is used,
please provide
information about
plantings included.

Other information Required by Planning NA
(LDM 2.u) Commission
e Substitutions to
landscape standards
for preserved canopy
trees outside
Landscape tree woodlands/ wetlands No
credit (LDM11.b.(d)) should be approved
by LA.
e Refer to Landscape
free Credit Chart in
LDM
Plant Sizes for ROW, e Canopy Deciduous
Woodland shall be 3" and sub- No plant list is Include correct sizes on
replacement and canopy deciduous provided plant list.
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ltem Required Proposed I\CAgjtes Comments
(LDM 11.b) e Refer to LDM section
11.b for more details
Plant size credit
(LDM11.b) NA No
- Do not use any plants
Prohibited Plants on the Prohibited No plant list
(LDM 11.b) o
Species List
e Overhead lines on
Recommended trees Meadowbrook
for planting under Label the distance from Road are shown Yes
overhead utilities the overhead utilities e They do not
(LDM 3.e) conflict with
proposed trees
Collected or
Transplanted trees None
(LDM 3.1)
Nonliving Durable * Trees shall be mulched
Material: Mulch (LDM to 3" depth and
4) shrubs, groundcovers
to 2" depth
= Specify natural color, Include requirements in
finely shredded Not noted planting details and
hardwood bark mulch. landscaping notes.
* Include in cost
estimate.
» Refer to section for
additional information
Landscape Notes and Details— Utilize City of Novi Standard Notes
Plant List (LDM 4) - Include all cost estimates
Quantities and sizes No plon‘r list is No Provide plant list on
provided landscape plans.
Root type S%&gg;lm 5 No See above
e Atleast 50% of plant
species used, not
including seed mixes
or woodland
replacement trees,
Botanical and musT‘ be. species nafive No plant list is
common names fo Michigan. provided see above
¢ The non-woodland
replacement tree
diversity must meet the
standards of the
Landscape Design
Manual section 4.
Type and amount of No Need for final site plan
lawn
. For all new plantings,
Cost estimate (LDM mulch and sod as listed | No Need for final site plan

2.1)

on the plan
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. Meets
ltem Required Proposed Code Comments
Planting Details/Info (LDM 2.i) — Utilize City of Novi Standard Details
Canopy Deciduous Refer to LDM for detail

. Yes Yes
Tree drawings
Evergreen Tree Yes Yes
Shrub Yes Yes
Multi-stem tree Yes Yes
Perennial/

Ground Cover ves ves
Tree stakes and guys Wood stakes, fabric Yes Yes
guys.
Cross-Section of Berms (LDM 2.j)
» Label contour lines
Slope, height and = Maximum 33% slope - .
width » Constructed of loam Defailis provided ves
= 6" top layer of topsail
Type of Ground Lawn Yes
Cover
Overhead utility lines
and 15 ft. setback from
Setbacks from Utilities edge of ufility or 20 . NA
setback from closest
pole, 10 feet from
structures, hydrants
Walls (LDM 2.k & Zoning Sec 5.5.3.vi)
Freestanding walls
Material, height and should have brick or -
. ) . No retaining walls
type of construction stone exterior with
. are proposed
footing masonry or concrete
interior
Walls greater than 3 2
ft. should be NA
designed and sealed
by an Engineer
Notes (LDM 2.i) - Utilize City of Novi Standard Details
Installation date e Provide infended dafe | o . \or 15—
(LDM 2.1. & Zoning e Between Mar 15 - Nov Yes

Sec 5.5.5.B)

15

Nov 15

Maintenance &
Statement of intent

e Include statement of
intent to install and
guarantee all
materials for 2 years.

(LDM 2.m & Zoning e Include a mjnimum Yes
Sec 5 56) one cultivation in
" June, July and August
for the 2-year warranty
period.
Plant source Shall be northern nursery Yes

(LDM 2.n & LDM

grown, No.1 grade.
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. Meets
ltem Required Proposed Code Comments
3.a.(2))
Establishment period
(Zoning Sec 5.5.6.8) | 2 Y- Guarantee ves
Approval of City must approve any
substitutions. substitutions in writing Yes

(Zoning Sec 5.5.5.E) prior to installation.

NOTES:

1. This table is a working summary chart and not infended to substitute for any Ordinance or City of Novi

requirem

ents 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.

Irrigation System Requirements

Any booster pump installed to connect the project’s irrigation system to an existing irrigation system

must be downstream of the RPZ.

The RPZ must be installed in accordance with the 2015 Michigan Plumbing Code.

The RPZ must be installed in accordance with the manufacture installation instructions for

winterization that includes drain ports and blowout ports.

The RPZ must be installed a minimum of 12-inches above FINISHED grade.
Attached is a handout that addresses winterization installation requirements to assist with this.

A plumbing permit is required.

The assembly must be tested after installation with results recorded on the City of Novi test report

form.
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Mannik

October 19, 2022

Ms. Lindsay Bell

City Planner

Department of Community Development
City of Novi

45175 W. Ten Mile Road

Novi, Michigan 48375

RE: Elm Creek; JZ22-28
Wetland Review of Planned Rezoning Overlay (PRO) Plan
MSG Project No. N1030127

Dear Ms. Bell:

The Mannik & Smith Group, Inc. (MSG) reviewed the plan set titled Planned Rezoning Overlay (PRO) Plan prepared
by Seiber Keast Lehner dated September 30, 2022 (PRO Plan). The project site is located west of Meadowbrook
Road and south of Twelve Mile Road in Section 14. The PRO Plan depicts construction of 15 multi-family residential
buildings with roadways and other improvements on an approximately 23.70-acre portion of tax parcel 50-22-14-200-
043. The portion of the parcel to be developed is referenced in this letter as the Site (Figure 1).

Published Data

MSG reviewed the City of Novi Wetlands Maps and the Michigan Department of Environment, Great Lakes, and
Energy (EGLE) Wetlands Map Viewer for the Site. The Review Area contains City-regulated wetlands, wetlands as
identified on National Wetland Inventory (NWI) and Michigan Resource Inventory System (MIRIS) maps, and hydric
(wetland) soil (Figures 1 and 2, respectively). NWI and MIRIS wetlands are identified through interpretation of
topographic data and aerial photographs by the associated governmental bodies. Hydric soil is mapped by the U.S.
Department of Agriculture, Natural Resource Conservation Service.

MSG Wetland Boundary Verification

The PRO Plan depicts the locations of eight wetlands on the Site that were designated Wetlands A, BEFG, C, H, |, J,
K, L, and M, with Wetlands BEFG, C, and L extending beyond the Site limits. MSG visited the Site on December 12,
2021 during a previous stage of the Site project. MSG did not revisit the Site for review of the PRO Plan. Selected
Site photographs are provided at the end of this letter.

During MSG’s December 2021 visit, the conditions observed at the Site generally consisted of vacant land
predominantly covered with forested areas. Grade changes that appeared to be unnatural were observed in the
western portion of the Site. Wetland delineation markers (labeled pink ribbon or flags) were observed that
corresponded to the perimeter of Wetlands A, BEFG, C, H, |, J, K, and L; Wetland M was flagged by the applicant's
wetland consultant during MSG’s December 2021 visit. Wetlands BEFG and C exhibited the highest quality
functional characteristics due to their wooded vegetation communities and proximity to creeks; these wetlands
protect the streams by providing shade and preventing erosion and sedimentation. Conversely, Wetland H was
vegetated predominantly with common reed (Phragmites australis) and appeared to have formed in a disturbed area.
However, such wetlands still have valuable function pertaining to storm water storage and wildlife habitat.

TEGHNICAL SKILL.
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The following table provides a brief summary of the Site wetlands and proposed impacts, as depicted in the PRO
Plans.

Wetland Wetland | Wetland Wetland Regulated | Essential Mitigation
Wetland | Area Impact Setback Tvoe by EGLE?* | Wetland? Required by
within Site | Area Impact Area yp y ' "~ | City of Novi?
A 0.09 acre 0.09 acre | 0.18 acre Emergent No Yes Yes
BEFG 1.99 acres | 0.07 acre | 0.39 acre Emergent Yes Yes Yes
C 0.44 acre None None Not identified | Yes Yes Not applicable
H 0.05 acre 0.01acre | 0.07 acre Emergent Yes Yes Yes
I 0.01 acre 0.01acre | 0.11 acre Emergent No Yes Yes
J 0.20 acre 0.20 acre | 0.43 acre Forested No Yes Yes
K 0.09 acre 0.05acre | 0.10 acre Emergent No Yes Yes
L 0.23 acre 0.05acre | 0.43 acre Emergent Yes Yes Yes
M 0.03 acre 0.03acre | 0.13 acre Emergent No Yes Yes
Total 3.13 acres | 0.51 acre | 1.84 acres

* As identified in the PRO Plan

According to the PRO Plan, all proposed wetland impact and wetland setback impact is to be permanent; no
temporary impact is proposed.

MSG noted a stormwater outfall is proposed in the northern limits of the Wetland C setback. The outfall should be
moved outside the sethack area or the area required for construction of the outfall should be included as
setback impact.

The PRO Plan identified the total volume of wetland fill as 2,238 cubic yards. However, the volume of fill in wetland
setbacks was not identified.

Permits and Regulatory Status

The City of Novi Code of Ordinances, Chapter 12, Article V defines an essential wetland as meeting one or more of
the criteria listed in subsections 12-174(b)(1) through (10) . It is MSG’s opinion that each of the identified wetlands
provide the functional characteristics of storm water storage capacity and/or wildlife habitat, and accordingly they
meet the criteria for an essential wetland as noted above.

Some of the delineated wetlands would be regulated by EGLE due to their proximity to (i.e. within 500 feet of) Twelve
Oaks Lake, Bishop Creek, or tributaries thereof. Wetland L is in communication with a drainage ditch along
Meadowbrook Road, which may drain into Twelve Oaks Lake; additional investigation of the interconnectedness of
Wetland L is recommended to make a determination of its EGLE regulatory status. EGLE is the final authority of the
location and regulatory status of wetlands in Michigan. MSG recommends the client request a pre-application
meeting with EGLE to determine the state jurisdictional status and mitigation requirements for each of the Site
wetlands.

Based on the information provided, the following wetland-related items appear to be required for this project:

ltem Required/Not Required/Not Applicable
Wetland Use Permit (Non-Minor or Minor) Required, Non-Minor

Wetland Mitigation To be determined (see comments)
Wetland Buffer Authorization Likely required

EGLE Wetland Permit Likely required

Wetland Conservation Easement Likely required

THE MANNIK & SMITH GROUP, INC.
N1030127.Wetland Review.CP.Docx



Comments

1.

Proposed fill volumes for wetland impacts exceed the 300 cubic yard limit for a minor permit, so a non-minor
permit will be required. Nevertheless, the proposed volume of wetland setback fill must be specified for
preparation of the permit documents.

EGLE typically regulates wetlands within 500 feet of an inland lake, pond, stream, or river or isolated
wetlands of 5-acres area or more. Therefore, EGLE jurisdiction applies to some of the Site wetlands and
wetland mitigation may be required. The City requires compensatory wetland mitigation for regulated total
impacts of 0.25-acre and greater; however, EGLE may require it for lesser impacts and typically does for
commercial projects.

According to the City Ordinance Section 12-176 (Mitigation) “Mitigation shall be provided onsite where
practical and beneficial to the wetland resources. If onsite mitigation is not practical and beneficial,
mitigation in the immediate vicinity, within the same watershed, may be considered. Mitigation at other
locations within the city will only be considered when the above options are impractical.”

In a separate document, the applicant requested a deviation from the City wetland mitigation requirements,
specifically. “Constructing an on-site wetland mitigation area would require the same acreage of City
Woodlands to be removed. Rather than remove additional woodlands, in lieu of mitigation, remaining on-
site wetlands will be treated for invasive species for a minimum of three years after development of Phase 1
is complete.” This deviation will have to be approved by City Council. MSG notes this requested deviation
is not in accordance with the City Ordinance.

Given that a City Wetland permit cannot be issued for EGLE-regulated wetlands until EGLE has issued a
wetland use permit, the applicant is advised both City and EGLE requirements would apply to a mitigation
plan, if applicable.

Although the wetland vegetative cover includes non-native species, MSG recommends the applicant
incorporate replacement native plantings, including trees and shrubs, in the site plans as well as removal of
non-native invasive species.

Please contact the undersigned if you have any questions regarding the matters addressed in this letter.

Sincerely,
The Mannik & Smith Group, Inc.
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y7
2z

F{epen, CDT

Environmental Scientist, Project Manager
Certified Storm Water Management Operator

CC:

Sarah Marchioni, City of Novi Project Coordinator
Barbara McBeth, City of Novi Planner

Christian Carroll, City of Novi Planner

Ben Peacock, City of Novi Planning Assistant
Rick Meader, City of Novi Landscape Architect
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City of Novi Regulated Wetland & Woodland Map. Approximate tax parcel limits are shown in yellow. Approximate
is shown in red. Regulated Wetland areas are shown in blue.
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Figure 2

| EGLE Wetlands Viewer Map. Approximate Site boundary is shown in red.

December 20, 2021
Part 303 Final Wetlands Inventory
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Photo 2: View of Wetland BEFG, facing west (December 12, 2021).
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Photo 4: View of Wetland C, facing southeast (December 12, 2021).
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Photo 6: View of Wetland I, facing northeast (December 12, 2021).
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Photo 8: View of Wetland K, facing south (December 12, 2021).
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Photo 9: View of Wetland L, facing west (December 12, 2021).

Photo 10: View of Wetland L/drainage ditch along Meadowbrook Road, facing south (December 12, 2021).
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Photo 11:View of Wetland M, facing west (December 12, 2021).
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DAVEY:

Resource Group

To:

From:

CC:

Date:

RE:

October 17, 2022

Lindsay Bell, City of Novi Senior Planner
Community Development Department, City of Novi

Kerry Gray, Principal Consultant
Davey Resource Group

Barbara McBeth, City Planner
Christian Carroll, City of Novi Planner
Rick Meader, City of Novi Landscape Architect
Ben Peacock, City of Novi Assistant Planner
Douglas Repen, Mannik and Smith Group

Woodland Review #1 - PRO Concept Plan Review —JZ22-28

Corporate Headquarters

295 South Water Street, Suite 300
Kent, OH 44240

800-828-8312

Local Office
3381 Lapeer Rd. West
Auburn Hills, MI 48326

Davey Resource Group, Inc. (DRG) has conducted a review of the PRO Concept Plan for the proposed Elm
Creek residential development on Meadowbrook Road just south of 12 Mile Rd (Parcel No. 22-14-200-
043). The plan set prepared by Seiber Keast Lehner (issue date: 09/30/2022), proposes construction of 68
multi-family townhome units. The site contains City of Novi regulated woodland (Figure 1). DRG reviewed
the Preliminary Site Plan set for conformance with the City of Novi’s Woodland Protection Ordinance,

Chapter 37.

Recommendation: DRG recommends approval of the EIm Creek PRO Plan contingent upon addressing the
minor Woodland Review Comments.

The following Woodland Regulations apply to this site:

Woodland Regulation Required
Woodland Permit (Chapter 37, Section 37-26) YES
Tree Replacement (Chapter 37, Section 37-8) & Financial YES
Guarantee (Chapter 26.5-5)
Tree Protection (Fence) (Chapter 37, Section 37-9) & YES
Financial Guarantee (Chapter 26.5-5)
Woodland Conservation Easement (Chapter 37-30 (e)) YES




Woodland Impacts & Replacement Requirements

Elm Creek

PRO Concept Plan Woodland Review #1 JZ22-28

October 17, 2022
Page 2 of 7

The Elm Creek PRO Concept plan proposes the disturbance and removal of trees in City of Novi Regulated
Woodlands for construction of the multi-family townhomes and associated utilities, and stormwater
infrastructure.

The site contains open areas and wetlands with trees and woodlands on the northern and eastern western
sides of the property. The trees on site are a mix of bottomland and upland tree species including, eastern
cottonwood (Populus deltoides), black walnut (Juglans nigra), boxelder (Acer negundo), black cherry
(Prunus serotina), sugar maple (Acer saccharum), and slippery elm (Ulmus rubra). The trees on the site
range in size from 8 -30” in diameter with the majority of trees falling between 8 and 20” in diameter)

The plan proposes the removal of 671 regulated woodland trees.

The following woodland tree replacements are required:

Tree Size (DBH) | Number of Trees | Ratio Replacement/ Removed Tree [Total Replacements Required
8-11" 259 1 259
12-20" 276 2 552
21-29” 68 3 204
30+” 4 4 16
Multi-Stem 66 Add Stems/8 223
Total 1,254
Credits for Preserved Non-Regulated Trees Outside of Regulated Woodland 144
Total Replacements (Required Replacements less Credits) 1,110 Trees

The applicant proposed to plant 160 woodland replacements on site and pay into the City of Novi Tree
Fund the remaining 950 woodland replacement credits.

Woodland Review Comments

1. A Woodland Use Permit is required to perform construction on any site containing regulated

woodlands. The Woodland Use Permit for this project requires Planning Commission approval.

2. Site Inspection and Missing Woodland Trees. A site inspection conducted by DRG on 10/14/2022 found
trees that were tagged on site that are missing from the woodland survey. The trees were found in the
mowed area right off Meadowbrook Road. Based on the submitted plans these trees are in locations
where townhomes, utilities or driveways will be constructed and will need to be removed. Revise plans
to add trees to the woodland survey and list and provide for any replacement trees that may be
required. Site photos including several trees that were not identified are provided at the end of this

memao.

3. Woodland Replacement Species. The PRO Concept Plan does not include a species list of the woodland
replacement credits. The site plan should contain a list of species. All woodland replacement credits
must be species native to Michigan.



4. Critical Root Zone. The critical root zones of preserved regulated woodland trees are not shown in the

5.

Elm Creek

PRO Concept Plan Woodland Review #1 JZ22-28
October 17, 2022
Page 3 of 7

plan set. Revise plans to:

Accurately depict the location of the critical root zone per Section 37-9(1)

If tree protection fence must be located within the critical root zone of preserved regulated woodland
replacement trees, provide the woodland replacement credits required per the woodland replacement
requirements outlined in Chapter 37 and calculate the amount to be paid into the City of Novi Tree

Fund

Financial Guarantees

a.

A woodland fence guarantee of $6,000 ($5,000 x 120%) is required per Chapter 26.5-37. The
financial guarantee shall be paid prior to issuance of the City of Novi Woodland Use Permit.
i. To calculate the woodland fence inspection fees — provide on Sheet L-3 the cost to stake,
install and remove the tree protection fencing

b. A Woodland Replacement Financial Guarantee of $64,000 (160 woodland replacement credits x

$400 per credit) is required as part of the Woodland Use Permit fees to ensure planting of on-
site Woodland Replacement tree credits.

Based on inspection of the installed on-site Woodland Replacement trees, the Woodland
Replacement Financial Guarantee shall be returned to the Applicant. The Applicant is
responsible for requesting this inspection. Following acceptance of the planted woodland
replacement trees, a 2-year performance bond must be paid to ensure the continued health and
survival of the replacement trees (comment 6).

The applicant will be required to pay into the City of Novi Tree Fund $380,000 for the 950
woodland replacements not planted on site (950 woodland replacement credits x $400/credit).

The applicant shall guarantee trees for two (2) growing seasons after installation and the City's
acceptance, per The City’s Performance Guarantees Ordinance. A two-year maintenance bond in
the amount of twenty-five (25) percent of the value of the trees ($16,000), shall be required to
ensure the continued health of the trees following acceptance (Chapter 26.5, Section 26.5-37).

Based on a successful inspection 2-years after installation of the on-site Woodland Replacement
trees, the Woodland Replacement Performance Guarantee shall be returned to the Applicant. The
Applicant is responsible for requesting this inspection.

Woodland Replacement Inspection. The Applicant is responsible for walking the entire site to confirm
that all woodland replacement trees/shrubs have been planted on site according to the approved site
plan stamping set. If any material is missing, dead or dying, replacements should be made prior to
requesting the inspection. The applicant should also provide an as-built landscape plan if the trees
planted do not match the species and/or location shown on the approved site plan stamping set. Once
this occurs the Applicant should contact the Bond Coordinator to schedule the inspection (Angie
Sosnowski at asosnowski@cityofnovi.org / 248-347-0441) and complete the inspection request form.
If additional inspections are needed, then additional inspection fees will be required to be paid by the
applicant.


mailto:asosnowski@cityofnovi.org
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Woodland Guarantee Inspection. Prior to requesting the 2-year woodland guarantee inspection, the
Applicant is responsible for walking the entire site to confirm that all plant material has survived and is
healthy. If any material is missing, dead or dying, replacements should be made prior to requesting the
inspection. Once this occurs the Applicant should contact the Bond Coordinator to schedule the 2-year
guarantee inspection (Angie Sosnowski at asosnowski@cityofnovi.org / 248-347-0441) and complete
the inspection request form. If additional inspections are needed, then additional inspection fees will
be required to be paid by the applicant. Based upon a successful inspection for the 2-year warranty
the Landscape/Woodland/Street trees financial guarantee will be returned to the Applicant.

If the woodland replacements, street trees or landscaping guarantee period is scheduled to end during
the period when inspections are not conducted (November 15th— April 15th) the Applicant is
responsible for contacting the Bond Coordinator and Woodland/Landscape Inspector in late
summer/early fall prior to the 2-year expiration to schedule an inspection.

The Applicant may be required to provide preservation/conservation easements as directed by the City
of Novi Community Development Department for any areas of woodland replacement trees. The
applicant shall demonstrate that all proposed woodland replacement trees and existing regulated
woodland trees to remain 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. Any associated easement boundaries shall be indicated
on the Plan.
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Figure 1. Elm Creek Site
City of Novi Regulated Woodland Map

(Green hatched areas = City-regulated woodlands)
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General Site Photos
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Site Photos:
Examples of tagged trees found on site that were not on woodland survey
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A=COM
27777 Franklin Road
Southfield
MI, 48034
USA
aecom.com

Project name:
JZ22-38 — EIm Creek PRO Concept Traffic

Review
To: From:
Barbara McBeth, AICP AECOM
City of Novi
45175 10 Mile Road Date:
Novi, Michigan 48375 October 20, 2022
CC:

Lindsay Bell, Christian Carroll, Humna Anjum

Memo

Subject: Jz22-38 — EIm Creek PRO Concept Traffic Review

The concept site plan was reviewed to the level of detail provided and AECOM recommends approval for the applicant to
move forward as long as the comments below are addressed to the satisfaction of the City.

GENERAL COMMENTS

1. The applicant, Toll Brothers, is proposing a 68 unit townhome development.
2. The development is located on the west side of Meadowbrook Road, south of Twelve Mile Road. Meadowbrook Road
is under the jurisdiction of the City of Novi.
3. The site is zoned OST (Office Service Technology). The applicant is requesting a rezoning to RM-1 (One-Family
Residential)
4. The following traffic-related deviations will be required if plans are not changed.
a. Parking on major drive for two instances of 3 parking spaces.

TRAFFIC IMPACTS

1. AECOM performed an initial trip generation based on the ITE Trip Generation Manual, 11" Edition, as follows.

ITE Code: 215 (Single-Family Attached Housing)
Development-specific Quantity: 68 Dwelling Units
Zoning Change: OST to RM-1

Trip Generation Summary

Estimated Peak- City of Novi

Py
Direction Trips Threshold Above Threshold*

Estimated Trips

AM Peak-Hour

e 30 21 100 No

PM Peak-Hour
s 37 21 100 No
Ll [(Otue- 468 N/A 750 No

Directional) Trips
2. The City of Novi generally requires a traffic impact study/statement if the number of trips generated by the proposed
development exceeds the City’s threshold of more than 750 trips per day or 100 trips per either the AM or PM peak

hour, or if the project meets other specified criteria.

1/6



Memo

Trip Impact Study Recommendation

Type of Study: Justification
RTS Rezoning proposed. The RTS was submitted and is reviewed below..

REZONING TRAFFIC STUDY

1. The site is currently zoned Office Service Technology (OST) and is proposed to be rezoned to Low Density Multiple-

Family (RM-1) through a PRO.

The preparer indicates a volume of 10,000 vehicles per day on Meadowbrook Road, as per a 2016 RCOC count.

The adjacent land use to the immediate west of the project site is zoned RM-1.

4. The land uses examined for the OST zoning were General Office building and Medical-Dental Office Building. The
maximum allowable density for either for the parcel size would be 202,690 SF, according to the preparer based on
similar projects.

a. General Office Building would result in 2,146 trips per day.
b.  Medical-Dental Office Building would result in 8,602 trips per day.
i.  This size of medical-dental office building is very far out of range for the data in the 11™ Edition of the ITE Trip
Generation Manual. This value should be treated with caution.
c. Asite plan for either of these options was provided in the appendix of the RTS.
5.  The maximum density for the proposed land use would be 84 dwelling units.
a.  This would result in 590 trips per day.

6. The difference in trips between the maximum allowed under OST zoning and the proposed PRO is 8,012 trips per day.
Even discounting the out-of-range value for the medical-dental office building land use, the general office building land
use would refult in 1,556 more trips than the proposed RM-1 zoning.

7.  The zoning change permitted by this proposed PRO is unlikely to negatively impact the traffic system.

TRAFFIC REVIEW

The following table identifies the aspects of the plan that were reviewed. Items marked O are listed in the City's
Code of Ordinances. Items marked with ZO are listed in the City’s Zoning Ordinance. Items marked with ADA are
listed in the Americans with Disabilities Act. Items marked with MMUTCD are listed in the Michigan Manual on
Uniform Traffic Control Devices.

w N

The values in the ‘Compliance’ column read as ‘met’ for plan provision meeting the standard it refers to, ‘not met’
stands for provision not meeting the standard and ‘inconclusive’ indicates applicant to provide data or information
for review and ‘NA’ stands for not applicable for subject Project. The ‘remarks’ column covers any comments
reviewer has and/or ‘requested/required variance’ and ‘potential variance’. A potential variance indicates a
variance that will be required if modifications are not made or further information provided to show compliance
with the standards and ordinances. The applicant should put effort into complying with the standards; the variances
should be the last resort after all avenues for complying have been exhausted. Indication of a potential variance
does not imply support unless explicitly stated.

EXTERNAL SITE ACCESS AND OPERATIONS

No. Item Proposed Compliance Remarks
1 Driveway Radii | O Figure 1X.3 35’ Met
2 Driveway Width | O Figure 1X.3 28’ Met
3 Driveway Taper | O Figure [X.11 Check if taper is required.
3a Taper length | 50’ Not Met 75’ to 100, with 100’ as
standard.
AECOM
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Memo

EXTERNAL SITE ACCESS AND OPERATIONS

No. Item Proposed Compliance Remarks

3b Tangent 50’ Met Could be reduced to
standard of 25'.

4 Emergency Access | O 11-194.a.19 1 access point = Not Met There appears to be an

emergency access drive on
the south end to a parking
lot, but the access is not
shown to connect to the
parking lot.

5 Driveway sight distance | O Figure VIII-E = 500'+ Met

indicated

6 Driveway spacing

6a Same-side | O 11.216.d.1.d | Not indicated | Inconclusive | If a public street, driveway
spacing requirements must
be met along Meadowbrook
Road

6b Opposite side | O 11.216.d.1.e | Not indicated Inconclusive | If a public street, driveway
spacing requirements must
be met along Meadowbrook

Road

7 External coordination (Road agency) N/A N/A City roadway.

8 External Sidewalk | Master Plan & EDM | €' Met

9 Sidewalk Ramps | EDM 7.4 & R-28-] Indicated Met Include detall in future
submittals.

10 | Any Other Comments:

Item Proposed Compliance Remarks

1 Loading zone | ZO 5.4 N/A N/A
1
1 Trash receptacle | ZO 5.4.4 Not indicated N/A Assumption of typical
2 residential trash collection
at each residence.
1 Emergency Vehicle Access No turning Inconclusive Provide turning movements
3 movements to show emergency vehicle
access.
Maneuvering Lane | ZO 5.3.2 N/A N/A No parking access aisles.
End islands | ZO 5.3.12
Adjacent to a travel way = N/A N/A No parking access aisles.

Internal to parking bays N/A N/A

AECOM
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Memo

INTERNAL SITE OPERATIONS
N Item Proposed Compliance Remarks

o

1 Parking spaces | ZO 5.2.12 N/A N/A Applicant should indicate if

6 on-street parking is
permitted.

1 Adjacent parking spaces | ZO 5.5.3.C.iL.I N/A N/A

7

1 Parking space length | ZO 5.3.2 19’ indicated, Inconclusive Indicate parking space

8 appears to be length clearly in future

misdimensione submittals. 17’ spaces
d allowed with 4” curb and 2’

clear overhang, 19’ spaces
with 6” curb. Current
dimension showing 19’
extends some distance
onto curb.

1 Parking space Width | ZO 5.3.2 9 Met

9

2| Parking space front curb height | ZO 5.3.2 | Not indicated Inconclusive See note 18.

0

2 Accessible parking — number | ADA 1 Met Van accessible space is

1 currently centrally located
to the development.
However, there is no
accessible parking at the
mailboxes. Applicant
should consider providing
accessible parking at the
mailboxes instead or as
well.

2 Accessible parking — size | ADA 8’ space with 8’ | Met

2 aisle

2 Number of Van-accessible space | ADA 1 Partially Met Aisle should be on the

3 passenger side of a vehicle
pulled into the space.

2| Bicycle parking

4

2 Requirement | ZO 5.16.1 = 16 spaces Met 14 required

4

a

2 Location | ZO 5.16.1 | 2 locations Met

4

b

2 Clear path from Street | ZO 5.16.1 5’ Not Met 6’ clear path required from

4 bicycle parking to adjacent

c facilities.

2 Height of rack | ZO 5.16.5.B | 36" Met

4

d

AECOM
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INTERNAL SITE OPERATIONS
N Item Proposed Compliance Remarks

o

2 Other (Covered / Layout) | ZO 5.16.1 | Indicated Met
4
e
2 Sidewalk — min 5’ wide | Master Plan 5 Met
5
2 Sidewalk ramps | EDM 7.4 & R-28-J Indicated at Partially Met Ramps should be provided
6 intersection by parking spaces as well,
especially near ADA
parking.
2 Sidewalk — distance back of curb | EDM 10 Met
7/ 2.4
2 Cul-De-Sac | O Figure VIII-F N/A - -
8
2/ EyeBrow | O Figure VIII-G N/A
9
3 Minor/Major Drives | ZO 5.10 T turnarounds = Partially Met Perpendicular parking is
0 60’ by 25, not permitted on major
parking on drives (Elm Creek Drive).
major drive The applicant has

indicated they are
seeking a deviation.
3/ Any Other Comments:

SIGNING AND STRIPING

No. Item Proposed Compliance Remarks

32 | Signing: Sizes | MMUTCD Included Met

33 | Signing table: quantities and sizes Included Partially Include sizes for the R7-8
Met and R7-8p signs in table.

34 | Signs 12" x 18” or smaller in size shall Included Met

be mounted on a galvanized 2 Ib. U-
channel post | MMUTCD
35 | Signs greater than 12" x 18” shall be Included Met
mounted on a galvanized 3 Ib. or greater
U-channel post | MMUTCD

36 | Sign bottom height of 7’ from final grade  Included Met
| MMUTCD
37 | Signing shall be placed 2’ from the face | Included Met

of the curb or edge of the nearest
sidewalk to the near edge of the sign |
MMUTCD
38 | FHWA Standard Alphabet series used Included Met
for all sign language | MMUTCD
39 | High-Intensity Prismatic (HIP) sheeting Included Met
to meet FHWA retro-reflectivity |
MMUTCD
40 | Parking space striping notes Not present Not Met

AECOM
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SIGNING AND STRIPING

No. Item Proposed Compliance Remarks
41 | The international symbol for accessibility | Not present Not Met
pavement markings | ADA
42 | Crosswalk pavement marking detall Included Met
43 | Any Other Comments: Could add R4-7 (keep right symbol) signs in the island at the
entrance.

Note: Hyperlinks to the standards and Ordinances are for reference purposes only, the applicant and City of Novi
to ensure referring to the latest standards and Ordinances in its entirety.

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

Sincerely,
AECOM
%}.& / V%M ?@MQ&. k. %ﬂm 5&»@“‘ SZJJ/
Patricia Thompson, EIT Paula K. Johnson, PE Saumil Shah, PMP
Traffic Engineer Senior Transportation Engineer Project Manager
AECOM
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Phone: (248) 880-6523
E-Mail: dnecci@drnarchitects.com
Web: drnarchitects.com

50850 Applebrooke Dr., Northville, MI 48167

October 18, 2022

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

Attn: Ms. Barb McBeth — Director of Community Development

Re: FACADE ORDINANCE REVIEW
Elm Creek, PRO Concept Plan, JZ22-28
Facade Region: 1, Zoning District: OST to RM-1

Dear Ms. McBeth:

The following is the Facade Review of the PRO Concept plan for the above referenced
project. Our review is based on the drawings provided by Toll Brothers Development,
dated 8/2/22. The applicant has provided four models to be used within the project. The
percentages of materials proposed for each model are as shown in the tables below. The
maximum (and minimum) percentages allowed by the Schedule Regulating Facade
Materials of Ordinance Section 5.15 are shown in the righthand column. Materials that are
in non-compliance, if any, are highlighted in bold.

Ordinance
Fulmer Elite Devonshire Front Rear Left Side | Right Side Maximum
(Minimum)
Brick 16% 14% 18% 18% 100% (30% Min)
Cement Fiber Siding 25% 22% 71% 71% 50% (Note 11)
Asphalt Shingles 45% 61% 3% 3% 50% (Note 14)
Wood Trim 14% 3% 8% 8% 15%
Ordinance
Horton Elite Devonshire Front Rear Left Side | Right Side Maximum
(Minimum)
Stone or Brick 16% 14% 18% 18% 100% (30% Min)
Cement Fiber Siding 21% 22% 71% 71% 50% (Note 11)
Asphalt Shingles 50% 61% 3% 3% 50% (Note 14)
\Wood Trim 13% 3% 8% 8% 15%

Page 1 of 2



Ordinance
Horton Devonshire Front Rear Left Side | Right Side Maximum
(Minimum)
Stone or Brick 16% 14% 18% 18% 100% (30% Min)
Cement Fiber Siding 30% 22% 71% 71% 50% (Note 11)
Asphalt Shingles 39% 61% 3% 3% 50% (Note 14)
Wood Trim 15% 3% 8% 8% 15%
Ordinance
Fulmer Devonshire Front Rear Left Side | Right Side Maximum
(Minimum)
Stone or Brick 14% 14% 18% 18% 100% (30% Min)
Cement Fiber Siding 19% 22% 71% 71% 50% (Note 11)
Asphalt Shingles 54% 61% 3% 3% 50% (Note 14)
Wood Trim 13% 3% 8% 8% 15%

Section 5.15 The Facade Ordinance - As shown above, all facades are in substantial non-
compliance with the Fagade Ordinance. As a minimum 30% Brick is required on the front
and side facades. On similar past projects a Section 9 Waiver was granted for the underage
of Brick provided that the Brick was extended up to the second-floor belt line.

Section 3402 — The Planned Rezoning Overlay (PRO) Ordinance - The PRO Ordinance
requires that the proposed land development project ..... result in an enhancement of the
project area as compared to the existing zoning, and such enhancement would be unlikely
to be achieved or would not be assured in the absence of the use of a Planned Rezoning
Overlay. We believe that the requirements of Section 5.15 (above) must be exceeded to
achieve compliance with this Section. Considering the facades are in significant non-
compliance with Section 5.15, the proposed facades are also in substantial non-compliance
with the PRO requirements.

Recommendation: It is our recommendation that the applicant consider adding brick (or
stone) to the front and side elevations the more closely meet the requirements of the Facade
Ordinance.

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

Sincerel

Douglas R. Necci, AIA

Page 2 of 2
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October 10, 2022

TO: Barbara McBeth - City Planner
Lindsay Bell - Plan Review Center
Christian Carroll - Plan Review Center
Ben Peacock - Planning Assistant

RE: EIm Creek

PSZ# 22-101

Project Description:
Construct 15 building multi-tenant units off of Meadowbrook south of

Twelve Mile.

Comments:
[

All fire hydrants MUST be installed and operational prior to
any combustible material is brought on site. IFC 2015 3312.1
For new buildings and existing buildings, you MUST comply
with the International Fire Code Section 510 for Emergency
Radio Coverage. This shall be completed by the time the
final inspection of the fire alarm and fire suppression permits.
When the property has limited frontage along external
arterials, or topographic conditions on the external arterials
reduce sight line distances so that a secondary access point
cannot be established which will provide safe ingress and
egress, the City shall require access roads for emergency
vehicles, where feasible. A secondary access driveway
shall be a minimum of twenty (20 feet in width and paved to
provide all-weather access and shall be designed to
support a vehicle of thirty-five (35) tons. Minimum easement
width for secondary access driveways shall be twenty-five
(25) feet. A permanent "break-away" gate shall be provided
at the secondary access driveway's intersection with the
public roadway in accordance with Figure VII-K of the
Design and Construction Standards. To discourage non-
emergency vehicles, emergency access roads shall be
designated by signage as for emergency access only, shall
be separated from the other roadways by mountable curbs,
and shall utilize entrance radii designed to permit
emergency vehicles while discouraging non-emergency
traffic. (D.C.S. Sec 11-194 (a)(19))

All new multi-residential buildings shall be numbered. Each
number shall be a minimum 10 inches high, 1 inch wide and
be posted at least 15 feet above the ground on the building
where readily visible from the street. (Fire Prevention Ord.)



The distribution system in all developments requiring more
than eight hundred (800) feet of water main shall have a
minimum of two (2) connections to a source of supply and
shall be a looped system. There is 916’ passed the second
connection. (D.C.S. Sec. 11-68(a))

Fire hydrant spacing shall be measured as “hose laying
distance” from fire apparatus. Hose laying distance is the
distance the fire apparatus fravels along improved access
routes between hydrants or from a hydrant to a structure.
Hydrants shall be spaced approximately three hundred
(300) feet apart online in commercial, industrial, and
multiple-residential areas. In cases where the buildings within
developments are fully fire suppressed, hydrants shall be no
more than five hundred (500) feet apart. The spacing of
hydrants around commercial and/or industrial
developments shall be considered as individual cases
where special circumstances exist upon consultation with
the fire chief. (D.C.S. Sec. 11-68 (f)(1)c)

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 912.2.1)

Proximity to hydrant: In any building or structure required to
be equipped with a fire department connection, the
connection shall be located within one hundred (100) feet
of a fire hydrant. (Fire Prevention Ord. Sec. 15-17 912.2.3)

Recommendation:

Sincerely,

Approved with Conditions

Kevin S. Pierce-Fire Marshal
City of Novi - Fire Dept.

CcC:

file
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AMERICA'S LUXURY HOME BUILDER"

November 30, 2022

Lindsay Bell, Senior Planner AICP
City of Novi — Planning Division
45175 Ten Mile Road

Novi, MI 48375

Re:  Elm Creek by Toll Brothers (fka Meadowbrook Towns), Meadowbrook Road, Planned
Rezoning Overlay

Dear Ms. Bell,

Please accept the attached application and plans as our formal submittal for the proposed rezoning of a
portion of the 37.11 acre property located along the west side of Meadowbrook Road, south of 12 Mile
Road, from OST to RM-1 with a Planned Rezoning Overlay (PRO). The proposed PRO includes 79
attached townhome units, on 23.7 acres with associated infrastructure improvements.

The townhomes proposed on the property will be “for sale” with individual owners in each unit. The
common areas and exteriors of all units will be managed and maintained by a community homeowners
association. The proposed townhomes will range in size between 1800 and 2300 square feet with 2-car
front entry garages. The units will all feature first floor primary bedrooms and will be intended to serve
a target market of empty nesters looking to downsize which we believe is an underserved market
segment in the City of Novi. The total development cost of the project is estimated to be approximately
$20 million. According to the National Association of Home Builders (NAHB), the average new home
generates 2.9 jobs in each community where a house is built. Based on this estimate, Elm Creek will
support approximately 197 new jobs.

While existing commercial uses surround the proposed site, the property remains relatively secluded
from those uses as large undisturbed buffers exist adjacent to the existing commercial properties located
east, north, and west of the site. The existing natural features, City Woodlands and Wetlands on-site,
provide buffers to the existing commercial properties and allow for a residential use to integrate
seamlessly with the surrounding area.

The proposed residential use also provides for a much less impactful development. Due to the large
amounts of wetlands and woodlands on-site, a commercial use on this property would result in
significantly more disturbance to natural features. A conceptual office park layout on the property, given
the OST underlying zoning, resulted in additional disturbed area versus the disturbed area proposed in
the Elm Creek PRO. The reduced amount of disturbed area with a residential use directly equates to
preservation of City Woodlands.

TollBrothers.com | New York Stock Exchange | Symbol TOL
Michigan Division | 26200 Town Center Dr, Suite 200, Novi, Mi 48375 | (248)305-4000
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Associated with the PRO rezoning of the property will be several public benefits which would otherwise
not be possible under the existing OST zoning designation. First, offsite sidewalk extensions both north
and south of the frontage along Meadowbrook Road are proposed to fill sidewalk gaps and provide
walkability that doesn’t currently exist. The proposed sidewalk extensions along Meadowbrook Road
will include design, construction, and easement acquisition (if necessary). If easements, or right-of-way
cannot be secured, payment in-lieu for the missing sidewalk will be provided to the City for completion
at a later date. Secondly, the proposed site plan allows for the preservation of 7.1 acres of City
Woodlands and 2.80 acres of City Wetland on-site that will remain natural in perpetuity. Finally, the
proposed site plan includes a nature trail and overlook that will allow future residents to directly benefit
from the preserved natural features on-site.

The RM-1, PRO rezoning proposes several conditions for approval. Those conditions include the
preservation of 7.1 acres of City Woodland, 2.80 acres of City Wetlands, and a density not to exceed
4.2 dwelling units per acre (du/ac) which is below the allowable density of 5.7 du/ac otherwise permitted
under RM-1 zoning. Providing public road access prior to completion of the project to the southern
parcel should also be considered a condition of PRO approval. In addition to the conditions outlined
above, the PRO plan included with this submittal outlines proposed setbacks, open space, landscaping,
and community amenities, all of which will be considered conditions of approval.

As outlined in the PRO ordinance, we are requesting several PRO Zoning Ordinance Deviations. The
proposed deviations and their descriptions are listed below:

1. Zoning Ordinance (ZO) Section 5.15 — Fagade Deviation
a. Please refer to the ZO Section 5.15 fagade deviation request chart below for requested
deviations.

5.15 Schedule Regulating Fagade Materials - RM-1 - Region 1
Ordinance

Wood Siding, painted, t&g and batten

Brick Natural Clay - Minimum 30% siding - Maximum 50% Asphalt Shingles - Maximum 50%

Model/ Elevation Meets Deviation Req'd Meets Deviation Req'd Meets Deviation Req'd

Fulmer Elite - Left Side Elevation

Fulmer Elite - Front Elevation

Fulmer Elite - Rear Elevation

Horton Elite - Right Side Elevation

Horton Elite - Front Elevation

Horton Elite - Rear Elevation

Fulmer - Front Elevation

Fulmer - Rear Elevation

Horton - Front Elevation

Horton - Rear Elevation

2. Z0 Section 5.5.3.A.i1 — Landscape Berm Screening
a. A ZO deviation is requested to not provide a 4-foot, 6-inch to 6-foot high landscape
berm on a proposed RM-1 district adjacent to an OST district. This deviation is
requested due to significant grade changes near property lines, and to preserve existing
natural features including City regulated woodlands and wetlands. Steep grade changes,
along with proposed site grading near property boundaries, mimic a landscape berm,

XXX [X[X|X|X|X[Xx
>

X
X
X
X
X
X
X
X
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x
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while maintaining existing vegetation for screening which we believe is an
enhancement over a newly planted landscaped berm.
3. ZO Section 5.5.3.B.ii — Right of Way Landscaping
a. A deviation to the required street trees and berm along Meadowbrook Road due to the
existing wetlands and underground utilities.
4. ZO0 Section 3.1.7.D — Side and Rear Setback
a. A ZO deviation is requested to reduce the side and rear setbacks from 75 feet to 50 along
the north, east, and west property lines. The deviation is requested to cluster the
buildings in the northern portion of the site while preserving the City Woodlands and
Wetlands in the southern portion of the property.
5. ZO Section 3.6.2.B — Setback
a. A ZO deviation is requested to reduce the side and rear setbacks from 75 feet to 50 along
the north, east, and west property lines. The deviation is requested to cluster the
buildings in the northern portion of the site while preserving the City Woodlands and
Wetlands in the southern portion of the property.
6. ZO Section 3.8.2.D — Orientation of Buildings to the Property Lines
a. A deviation is requested to revise the required orientation of the buildings from 45
degrees to the property line to 90 degrees. This allows for a more uniform site layout
with all of the units backing to open space/wooded areas.
7. ZO Section 5.10 — Perpendicular Parking to “Major” Road
a. A deviation is requested to allow for perpendicular parking on a major drive. This
deviation is requested due to the impracticality of providing a minor road given the site
constraints (woodlands, wetlands, property configuration).
8. ZO Section 3.8.2H Side to Side Building Separation
a. A deviation is requested to reduce the side to side building separation from the required
34.9 feet to a minimum of 30 feet.
9. ZO Section 5.7.3.E Average Light Level Ratio
a. A deviation is requested in response to Section 5.7.3E of the Zoning Ordinance.

Thank you for your consideration of our application and we look forward to working together
throughout the RUD process. Should you have any questions, or need any additional information, please
feel free to contact me any time via phone at 248-305-4020, or email at shansen@tollbrothers.com.

Sincerely,

DocuSigned by:

Seatt Fansn

3C357FA824924E7 ...
Scott Hansen

Sr. Land Development Manager
Toll Brothers, Inc.

TollBrothers.com | New York Stock Exchange | Symbol TOL
Michigan Division | 26200 Town Center Dr, Suite 200, Novi, Mi 48375 | (248)305-4000
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November 30, 2022

City of Novi
45175 Ten Mile Road
Novi, Michigan 48375

Attention: Lindsay Bell, Senior Planner

Regarding:  JZ 22-28 Elm Creek by Toll Brothers

Response to PRO Concept Plan Review.

In accordance with the Plan PRO Concept Plan Review dated October 21, 2022, below are the required
responses pertaining to comments provided in the various review letters. For your reference, comments
requiring corrective action from each review are listed below with our responses shown in blue.

Planning Review - Dated October 21, 2022

Review Concerns

1.

7.

Supporting Documentation

The location of the rezoning sign is shown on Sheet 3. The rezoning sign was installed on-site on
11/17/2022.

Unpermitted Land Division (Land-Locked Parcel)

The proposed roads will be public and a public road has been extended to the south boundary line
to provide public access to the southern parcel. The extension of the public road resulted in the
incorporation of 11 additional units, bringing the total unit count to 79. Density, woodland, and
wetland impacts are updated in the revised narrative.

Useable Open Space

Decks on each unit are a standard element of construction. The Open Space Plan has also been
updated to show a dimension of no less than 50 feet for the useable open space. The path has been
extended to a looped configuration over to the public road that has been extended to the southern
boundary.

Wetland Mitigation:

Providing wetland mitigation on-site will be explored and provided in subsequent submittals.
Non-Motorized Access

There are no existing non-motorized access points to Twelve Oaks Mall on any adjacent properties.
Twelve Oaks Mall also does not provide a designated pedestrian access at any point along Twelve
Oaks Mall Road.

Bicycle Parking Location

The bicycle parking location has been relocated to a more internal location.

Exterior Building Lighting

A PRO Deviation is requested to in response to Section 5.7.3.E. of the Zoning Ordinance.

Plan Review Chart

2016 Master Plan for Land Use: Goals and Objectives

1.

General Goal: Quality and Variety of Housing

CLINTON TOWNSHIP OFFICE FARMINGTON HILLS OFFICE
17001 NINETEEN MILE ROAD, SUITE 3 39205 COUNTRY CLUB DRIVE, SUITE C8
CLINTON TOWNSHIP, M| 48038 FARMINGTON HILLS, Ml 48331

586.412.7050 248.308.3331
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The roads have been revised to Public roads, with internal sidewalks as well as a walking gravel
path and scenic overlook. A substantial portion of the site is to remain undeveloped in open space.
Sidewalks along Meadowbrook Road have been connected off-site to promote connectivity.
2. General Goal: Community Identity
Architecture will be revised to provide brick to belt in accordance with other previously approved
projects. A Section 9 Waiver is still being requested for the various other minor overage/underage.
3. General Goal: Environmental Stewardship
a. Protect and maintain the City’s woodlands, wetlands, water features and open space.
See responses to the woodlands and wetlands review letters.
b. Increase recreational opportunities in the area
The sidewalks have been extended across the frontages. The overlook path has been
looped. Seating has been added to the overlook area.
c. Encourage energy efficient and environmentally sustainable development
The following sustainable design features will be incorporated in all units; prewired 240-
volt outlets provided in every garage to accommodate EV charging stations, all appliances
will be energy star rated, windows will be low-e and energy star rated, high efficiency
insulation (HVAC duct sealing, 2x6 construction with R-19 insulation, blown in attic
insulation, and R-11 basement wall blanket insulation).

Ordinance Deviations
A PRO Deviation should be added to the Planned Rezoning Overlay Agreement for Zoning
Ordinance Section 3.8.2.H Distance Formula for the side to side building separation distance. The
distance required between buildings shall be 34.9 feet (maximum) based on the equation provided
in Section 3.8.2.H. A distance of 30 feet is provided for a deviation of 4.9 feet.
5. Parking Along Major Drives (Sec 5.10): The Applicant should consider additional parking spaces

near the development’s grouped mailboxes.
An ADA space and 4 standards parking spaces have been provided at the entrance to the
development.
6. Wetland Mitigation
This deviation is no longer being requested.
7. Section 9 Waiver
Architecture will be revised to provide brick to belt in accordance with other previously approved
projects. A Section 9 Waiver is still being requested for the various other minor overage/underage.
8. Landscape Berms
The Applicant agrees that maintaining existing vegetation and utilizing the existing grade changes
are an enhancement of a newly planted landscape berm to provide the screening. Cross-sections
have been added to Sheet 4 to provide additional clarity regarding these areas.

Identifying Benefits to the Public Resulting from the Rezoning and the Proposed Deviations
1. There is no existing sidewalk connection available near the property to allow for a pedestrian

connection to Twelve Oaks Mall.
2. Conservation easements can be provided for the remaining wetland and woodland areas on-site.
3. The nature trail has been extended to create a looped path.

2|Page
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Planning Review Chart

ENGINEERING | SURVEYING

Phasing - Phasing has been added to Sheet 3. Three (3) phases are proposed.

Rezoning Sign Details - Dimensions have been called out on the Rezoning Sign Detail on Sheet 3. The
location of the sign is shown on Sheet 3. The rezoning sign was installed on-site on 11/17/2022.

Open Space Area - The Open space plan has been updated to show a dimension of no less than 50 feet.
Maximum Dwelling Unit Density / Net Site Area - ROW will be dedicated. Maximum Dwelling Unit
Density and Net Site Area has been updated on Sheet 3.

Residential Building Setbacks - Deviations requested.

Residential Note to District Standards - Deviations requested.

Building Orientation - Deviation requested.

Pedestrian Connectivity - No safe, non-motorized pedestrian access is provided within Twelve Oaks
Mall, or any of the adjacent parcels. Sidewalk connections along Meadowbrook Road will provide
access to the extensive sidewalk network along Twelve Mile Road.

Minimum Distance between Buildings - A PRO Deviation should be added to the Planned Rezoning
Overlay Agreement for Zoning Ordinance Section 3.8.2.H Distance Formula for the side to side
building separation distance. The distance required between buildings shall be 34.9 feet based on the
equation provided in Section 3.8.2.H. A distance of 30 feet is provided for a deviation of 4.9 feet.
Barrier Free Spaces - ADA Parking Space requirements are shown on Sheet 3.

Corner Clearance - Corner Clearance has been added to Sheet 3. It is also shown on the Landscape
Plan.

Minimum number of Bicycle Parking Spaces - 16 bicycle parking spaces have been provided in two
separate locations on site. The bicycle parking area adjacent to the mailboxes has been relocated as
requested by staff and consultant review letters.

Bicycle Parking General Requirements - Bicycle parking is provided within the garage of every unit in
addition to the bike racks provided throughout the site.

Bicycle Parking Lot Layout - The parking lot layout was previously provided and continues to be
provided on Sheet 3.

Parking on Major Drives - On Street parking is not proposed. See Note 12 on Sheet 3.

Dumpster - Trash to be picked up curb side. See Note 10 on Sheet 3.

Rooftop Equipment - Rooftop equipment is not proposed. Screening is not required. See Note 11 on
Sheet 3.

Rooftop Appurtenances - Rooftop appurtenances are not proposed. Screening is not required. See Note
11 on Sheet 3.

Non-Motorized Plan - A non-motorized pathway has been provided on-site through the woodlands with
a scenic overlook and has been looped back to the extended public road.

Sidewalks — Several dimensions have been added to the sidewalks on Sheet 3.

Design and Construction Standards — Sidwell, legal description, etc is provided on Sheet 2.

General layout and dimension of proposed physical improvements — The General layout of the site,
including utility structures and mailboxes was previously provided and continues to be provided on
Sheet 3.

Economic Impact — The PRO narrative provided that the total development cost of the project is
estimated to be approximately $20 million. In addition, according to the National Association of Home
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Builders (NAHB), the average new home generates 2.9 jobs in each community where a house is built.

Based on this estimate, ElIm Creek will support approximately 197 new jobs.
e Entryway Sign — Entry signage details will be provided in subsequent PRO submittals.
e Required Conditions (Sec. 5.7.3.B) — Notes 14, 15, and 16 have been added to Sheet 3.
Required Conditions (Sec. 5.7.3.E) — A PRO Deviation is requested to in response to Section
5.7.3.E. of the Zoning Ordinance.
e Min. [llumination (Sec. 5.7.3.k) — This Zoning Ordinance Section does not apply to a residential
development.

Engineering Review- Dated October 20, 2022

The Engineering Review recommends approval. Remaining items will be addressed at Preliminary Site
Plan and Final Site Plan. A few revisions have been added to the PRO Plan in response to the
Engineering Review Letter

13. A detention basin has been added to the southeast corner of the site to capture drainage and
detain it prior to exiting the storm water management system and entering the wetland.
18. The streets have been revised to be public roads.

Landscape Review- Dated October 19, 2022

See attached response letter from Allen Design.

Mannik & Smith Group Wetland Review — dated October 19, 2022

MSG noted a stormwater outfall is proposed in the northern limits of the Wetland C setback.
The outfall should be moved outside the setback area or the area required for construction
of the outfall should be included as setback impact. The End Section in the setback of
Wetland L cannot be pulled back out of the setback area due to grading constraints. Wetland
Buffer disturbance has been added to the plan and impact table on Sheet 3.

1. Proposed fill volumes for wetland impacts exceed the 300 cubic yard limit for a minor
permit, so a non-minor permit will be required. Nevertheless, the proposed volume of
wetland setback fill must be specified for preparation of the permit documents. Noted. The
Applicant has engaged Niswander Environmental to assist with the EGLE Permitting
Process.

2. EGLE typically regulates wetlands within 500 feet of an inland lake, pond, stream, or river
or isolated wetlands of 5-acres area or more. Therefore, EGLE jurisdiction applies to some
of the Site wetlands and wetland mitigation may be required. The City requires
compensatory wetland mitigation for regulated total impacts of 0.25-acre and greater;
however, EGLE may require it for lesser impacts and typically does for commercial
projects. Noted. The Applicant has engaged Niswander Environmental to assist with the
EGLE Permitting Process.

3. According to the City Ordinance Section 12-176 (Mitigation) “Mitigation shall be provided
onsite where practical and beneficial to the wetland resources. If onsite mitigation is not
practical and beneficial, mitigation in the immediate vicinity, within the same watershed,
may be considered. Mitigation at other locations within the city will only be considered
when the above options are impractical.” In a separate document, the applicant requested
a deviation from the City wetland mitigation requirements, specifically: “Constructing an
on-site wetland mitigation area would require the same acreage of City Woodlands to be
removed. Rather than remove additional woodlands, in lieu of mitigation, remaining on-
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site wetlands will be treated for invasive species for a minimum of three years after
development of Phase 1 is complete.” This deviation will have to be approved by City
Council. MSG notes this requested deviation is not in accordance with the City Ordinance.

Providing wetland mitigation on-site will be explored and provided in subsequent
submittals.

4. Given that a City Wetland permit cannot be issued for EGLE-regulated wetlands until EGLE
has issued a wetland use permit, the applicant is advised both City and EGLE requirements
would apply to a mitigation plan, if applicable. Noted. The Applicant has engaged
Niswander Environmental to assist with the EGLE Permitting Process.

5. Although the wetland vegetative cover includes non-native species, MSG recommends the
applicant incorporate replacement native plantings, including trees and shrubs, in the site
plans as well as removal of non-native invasive species. Treatment of invasive species will
be provided in accordance with City Ordinances. No additional plantings within existing
wetlands are proposed at this time.

Davey Resource Group Review — Dated October 17, 2022
See the attached response from Allen Design.
1. A Woodland Use Permit is required to perform construction on any site containing regulated

woodlands. The Woodland Use Permit for this project requires Planning Commission approval.
Noted.

2. Site Inspection and Missing Woodland Trees. A site inspection conducted by DRG on 10/14/2022
found trees that were tagged on site that are missing from the woodland survey. Trees were
inadvertently tagged in the field that were 6-inch and 7-inch diameter trees. These trees are not

regulated under Novi’s Ordinance. These trees were intentionally removed from the Tree Survey
as they are not regulated, and a review of these trees is not required. The trees were found in the
mowed area right off Meadowbrook Road. Based on the submitted plans these trees are in
locations where townhomes, utilities or driveways will be constructed and will need to be
removed. Revise plans to add trees to the woodland survey (these trees are not required to be
listed) and list and provide for any replacement trees that may be required. Replacement trees are
not required for these trees. Site photos including several trees that were not identified are
provided at the end of this memo.

3. Woodland Replacement Species. The PRO Concept Plan does not include a species list of the
woodland replacement credits. Refer to the Woodland Replacement Plan prepared by Allen
Design. The site plan should contain a list of species. All woodland replacement credits must be
species native to Michigan.

4. Critical Root Zone. The critical root zones of preserved regulated woodland trees are not shown
in the plan set. Revise plans to:

a. Accurately depict the location of the critical root zone per Section 37-9(1)

b. Iftree protection fence must be located within the critical root zone of preserved regulated
woodland replacement trees, provide the woodland replacement credits required per the
woodland replacement requirements outlined in Chapter 37 and calculate the amount to
be paid into the City of Novi Tree Fund

Critical root zones will be added to the plans and the required replacement trees will be updated
as necessary. Please refer to the attached response letter from Allen Design.

5. Financial Guarantees
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The Applicant will meet the requirements of the Woodland Financial Guarantees.

6. Woodland Replacement Inspection. Noted.

7. Woodland Guarantee Inspection. Noted.

8. The Applicant may be required to provide preservation/conservation easements as directed by the
City of Novi Community Development Department for any areas of woodland replacement trees.
Noted.

AECOM Traffic Review — Dated October 20, 2022
4. A. Taper Length - The taper has been revised to 100 feet.

5. Emergency Access - Emergency access is not intended to be provided to the parking lot to the

south. Two stub roads are provided with the City of Novi Standard “T” — turnaround as detailed
on Figure VIII-I of the City of Novi Standard Plans.

6. A. Driveway Spacing Same Side - The roads have been revised to public. Same side driveway
spacing has been shown and dimensioned in plan view on Sheet 3.

6. B. Driveway Spacing Opposite side - The roads have been revised to public. Note 17 on Sheet
3 has been added to indicate opposite side driveway spacing.

12. Trash Receptacle — See Note 10 on Sheet 3.

13. Emergency Vehicle Access — Sheet 7 has been added to the plan to indicate turning movements.
Two stub roads are provided with the City of Novi Standard “T” — turnaround as detailed on
Figure VIII-I of the City of Novi Standard Plans.

16. Parking Spaces - On-street parking is not proposed. See Note 12 on Sheet 3.

18. Parking Space length — 19-foot-long parking spaces are provided with 6-inch high curbs. A
typical note has been added to Sheet 3 indicating that the curb shall be 6-inches high in front of
19-foot-long parking spaces.

20. Parking Space curb height - See response to Comment 18 above.

21. Accessible parking number — An ADA accessible parking space has been relocated to the mailbox
location.

23. Number of van accessible spaces — the aisle next to the van accessible parking space has been
relocated to the passenger side of the parking space.

24. C. Clear path from Street - A six-foot clear path from the bicycle parking spaces to the road has
been provided by widening the sidewalks from 5 feet to 6 feet from the bicycle parking area to
the roadway. 6 foot dimension have been added to Sheet 3 to indicate compliance.

26. Sidewalk Ramps - ADA ramps have been added near the bicycle parking spaces and adjacent to
the ADA parking space.

30. Major / Minor Drive — A PRO deviation is requested for perpendicular parking along a major
drive.

33. Signing Table - Sizing for R7-8 and R7-8p have been added to Sheet 3.

40. Parking Space striping notes — Striping notes have been added to Sheet 3.

41. The international symbol for accessibility pavement markings — Detail has been added to Sheet
3.

43. Any other comments — The R4-7 (keep right symbol) has not been added to island at the entrance.

DRN Associates Facade Review — Dated October 18, 2022
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Section 5.15 The Fagade Ordinance — Architecture will be revised to provide brick to belt in accordance
with other previously approved projects. A Section 9 Waiver is still being requested for the various other
minor overage/underage.

Section 3402 The PRO Ordinance — Architecture will be revised to provide brick to belt in accordance with
other previously approved projects. A Section 9 Waiver is still being requested for the various other minor
overage/underage.

Recommendation: Noted.

Fire Review — dated October 10, 2022

e Secondary Access — Due to property constraints and limited frontage, a secondary
emergency access to the property is not feasible.

e Multi-residential building numbers — Each unit will have its own address that will be
visible from the street.

e Looped Water Main Secondary connection — The secondary connection has been shifted
to the west so that the dead-end water main is approximately 500 feet from the secondary
connection point.

e Fire hydrant hose laying length will be meet.

e Hydrant spacing has been revised. Hydrants have been spaces at approximately 300 feet.

e At this time, fire department connections are not required, or proposed.

e At this time, fire department connections are not required, or proposed.

Sincerely,
Seiber Keast Lehner, Inc.

Digitally signed by Jason
Emerine

DN: C=US,
E=jasone@skl-eng.com,

Jason Emerlne O="Seiber Keast Lehner,
Inc.", CN=Jason Emerine
Date: 2022.11.30
14:43:47-05'00'

Jason M. Emerine, PE, CFM
Partner

Cc: Scott Hansen, PE, Toll Brothers
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A&&E N D ES I G N 557 Carpenter - Northville, MI 48167
e. jca@wideopenwest.com

LAND PLANNING / LANDSCAPE ARCHITECTURE t. (248) 467-4668

November 22, 2022

Mr. Rick Meader, Landscape Architect
City of Novi Community Development
45175 West 10 Mile

Novi, MI 48375

RE:

Elm Creek

Dear Mr. Meader:

Below are our responses to your review dated October 19, 2022.

Landscape Comments:

The Project Number will be added to the cover sheet.

We will attempt to add more replacement trees on-site. Most available planting areas
have been utilized.

The residential buffer plantings will be increased.

Utilities will be revised to provide a 4’ planting strip behind the curbs.

The woodland replacement trees shown on the south side of EIm Creek Drive will be
converted to multi-family trees. The replacement trees will be located elsewhere on site
where they can contribute to the natural environment.

Detention shrubs and trees will be relocated to approximately 10’ from the permanent
water level.

Street trees will be relocated outside of the clear vision zones or to the back edge as
allowed by ordinance.

ROW screening plantings will be labeled showing the required plantings being met.

Woodland Comments

If you

Trees 6” and larger were originally surveyed. Any tree less than 8” was removed from the
woodland list. We will visit the site to look for trees that may not have been surveyed.
Critical root zones will be added to the plans and the required replacement trees will be
updated as necessary.

have any questions or comments regarding this response, please contact me at your

cofvenience.

J

~Allen
len Design L.L.C.




REZONING TRAFFIC IMPACT STUDY




Ls,
FLEISSVANDENBRINK

VIA EMAIL shanshen@tollbrothers.com

Scott Hansen

To: Toll Brothers

Julie M. Kroll, PE, PTOE
From: Jacob Koning
Fleis & VandenBrink

Date: July 19, 2022

Meadowbrook Residential Development
Re: Novi, Michigan
Rezoning Traffic Impact Study

INTRODUCTION

This memorandum presents the results of the Rezoning Traffic Study (RTS) for the proposed residential
development in the City of Novi, Michigan. The project site is located on approximately 23.7 acres of property,
generally located adjacent to Meadowbrook Road, south of 12 Mile Road, as shown in Figure 1.

Figure 1: Site Location Map

27725 Stansbury Boulevard, Suite 195
Farmington Hills, Ml 48334

P: 248.536.0080

F: 248.536.0079

www.fveng.com



The proposed development includes single-family attached residential units. As part of this development
project, the subject property is proposed to be rezoned from the existing Office Service Technology (OST)
zoning to Planned Rezoning Overlay (PRO) with underlying Low Density Multiple-Family (RM-1) zoning.

In accordance with the City of Novi Site Plan and Development Manual, an RTS is required for the proposed
rezoning. Included in this RTS are: background information, description of the requested use, trip generation
analysis, and available traffic counts (peak hour and daily) within one mile of the subject property.

BACKGROUND INFORMATION

The project is located adjacent to the west side of Meadowbrook Road in the City of Novi, Michigan. The study
section of Meadowbrook Road is under the jurisdiction of the Road Commission for Oakland County (RCOC).
Additional roadway information is summarized in Table 1.

Table 1: Roadway Information

Roadway Segment Meadowbrook Road

Number of Lanes 3 (1-lane each direction and a center TWLTL)
Functional Classification Minor Arterial

Posted Speed Limit 40 mph

Traffic Volumes (RCOC 2016) 10,000 vpd

Short Range Transportation Inprovement Projects Rehabilitate Roadway

Long Range Transportation Improvement Projects Capacity Improvement

The majority of land uses adjacent to the project site are office uses, with some residential land and regional
center uses. The adjacent land uses/zoning are shown below on Figure 2.

Figure 2: Adjacent Land Use Map
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TRIP GENERATION

The City Zoning Ordinance describes the land uses permitted by-right under the existing OST zoning
classifications. In order to determine the maximum site trip generation potential under the existing and proposed
zoning classifications, the principal uses permitted under each zoning classification must be matched to the

L
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land use categories described by the Institute of Transportation Engineers (ITE) in Trip Generation, 11%
Edition. ITE publishes trip generation data using different independent variables for various uses. Therefore,
the maximum allowable density for these uses was assumed based on similar projects.

The Ordinance definition of uses permitted under OST zoning includes professional office buildings, data
processing and computer centers, laboratories, hotels and business motels, colleges, universities, and other
such secondary institutions, etc. Review of the ITE land use description indicates that the General Office
Building (LUC 710) and Medical Office (LUC 720) uses generate the highest trips and best match the uses
defined by the Ordinance and are permitted by right with the existing zoning.

In accordance with City Ordinance, a Planned Rezoning Overlay (PRO) would establish a site-specific use
authorization to accomplish the objectives of the zoning ordinance through a land development project review
process. This review is based upon the application of site planning criteria to achieve integration of the
proposed land development project with the characteristics of the project area. If approved, the
zoning district classification of the rezoned property shall consist of the district to which the property has
been rezoned, accompanied by a reference to "PRO, Planned Rezoning Overlay". Development and use
of the rezoned property shall be restricted to the permission granted in the PRO Agreement, and no other
development or use shall be permitted.

Therefore, an analysis was performed in order to determine the maximum site trip generation potential
currently permitted by right under the existing OST zoning as compared to the trip generation associated
with the proposed PRO. The results of the trip generation analysis comparison are summarized in Table 2.
The number of Weekday AM peak hour and PM peak hour vehicle trips were calculated based on the rates
and equations published by ITE in Trip Generation, 11% Edition.

Table 2: Site Trip Generation Comparison

ITE Average Daily AM Peak Hour PM Peak Hour

Zoning Land Use Amount  Units

Code Traffic (vpd) In Out Total In Out Total

Existing Sﬁ’l‘;[‘ag' Office 710 | 202690 | SF 2,148 270 | a7 | 307 | 51 | 247 | 208
Zoning :
(osT) | Medical-Dental 720 | 202690 | SF 8,602 350 | 96 | 455 | 247 | 575 | 822
Office Building
Max for existing zoning (OST) 8,602 359 | 96 | 455 | 247 | 575 | 622
DEJZE)%Sn?gnt Single-F amily o5 | 84 | DU 590 12 | 26| 38 | 2 | 20 | 4
(PRO) Attached Housing
Difference 8,012 347 | 70 | 417 | 221 | 555 | 776
CONCLUSIONS

e The results of the trip generation comparison indicate that the proposed PRO will generate significantly
less trips than the potential trip generation associated with the existing OST zoning.

e The proposed PRO will have less impact on the adjacent roadway system than the potential use of the
property as currently zoned.

Any questions related to this memorandum should be addressed to Fleis & VandenBrink.



I hereby certify that this engineering document was prepared by me or under
my direct personal supervision and that | am a duly licensed Professional
Engineer under the laws of the State of Michigan.

] Digitally signed by Julie M.
i License No.  { . ) Kroll

% 6201057356 7 / i

yb‘ﬁ% / f )%[,@_u,é Date: 2022.07.19 09:23:51
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Attached: Site Concept Plan
Parallef Site Plan (Existing OST Zoning)
SEMCOG Data
Traffic Count Data
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SEMCOG [ Southeast Michigan
Council of Governmenis

Crash and Road Data

Road Segment Report

Meadowbrook Rd, (PR Number 656706)

From:

To:

FALINK ID:
Community:
County:
Functional Class:
Direction:
Length:

Number of Lanes:
Posted Speed:

Route Classification:

W 196 3.255 BMP

12 Mile Rd W 3.986 EMP
2086

City of Novi

Oakland

4 - Minor Arterial

1 Way

0.731 miles

3

40 (source: MSP)

Not a route

Annual Crash Average 2016- 4

2020:
Traffic Volume (2016)*:
Pavement Type (2021):

Pavement Rating (2021):

10,000 (Observed AADT)
Asphalt

Good

Street View
.’ IVIILIII}JUII JaLc
Universitly
4 ra
Henry Ford Méd JV)
Center - Columbus
Oakland Hills '

‘ .W 12 Mile Rd
Memorial Gardens e Ktw

aksMa"@ F Thi ¢ F S0 3

] (I
Farmen iluhn 5 Hoime

Nissan

\ / E- Garden & Fashion
' } :
a8 § p
v £ ]
P @ g

4" FedEx Ship Center o
CONSIODT

lc@io gle ke h-'iap da—ta®2022| Go'ogl'e' %Otl m Report a rr.\a-ph'e-rror

Short Range (TIP) Projects:  (22328) Rehabilitate Roadway

Long Range (RTP) Projects: (10589) Capacity Improvement

* AADT values are derived from Traffic Counts
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