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PLANNING REVIEW




CTIY OF PLANNING REVIEW

City Gate Rebuild
JSP26-01
February 2, 2026

PETITIONER

Consumers Energy | Amy Gilpin

REVIEW TYPE

Preliminary Site Plan

PROPERTY CHARACTERISTICS

Section 15
Site Location 44488 Grand River
Parcel ID 50-22-15-326-012
Site School District Novi Community School District
Site Zoning I-2: General Industrial
North | I-2: General Industrial
Adjoining Zoning East I-2: (.Benerol Ind'us’rriol
South | I-1: Light Industrial
West I-1: Light Industrial
Current Site Use Consumers Energy Regulator Building

North Fleet Service Automotive

East TD Supply and 1 Stop Carpet Care
South | Tim's Glass and Chet’s Rent All
West Doncyn Novi

Adjoining Uses

Site Size 1.09 Acres
Plan Date 1/9/26
PROJECT SUMMARY

The applicant is proposing to demolish the existing Consumers Energy regulator building, components,
and piping to complete arebuild of the site. A new 789 square foot regulator building will be constructed,
the existing heater relocated, and new equipment including a filter separator and reworked piping will
be added.

The existing chain link fence along the west property line will be removed. A new gravel drive to provide
maintenance vehicle access will be located in the 15-foot wide, 262-foot long easement on the adjacent
property fo the west enclosed by a new chain link fence with an access gate. Site access will be from
the existing drive on Grand River Avenue. Landscaping will be added along the south (Grand River
Avenue) ornamental fence line.

Lighting will be installed above the building’s entry doors. Rack lights will be added near the RTU and
heater, along with a yard light near the ornamental fence along Grand River Ave.

A Pre-Application meeting was held on November 19, 2025.

RECOMMENDATION

The Preliminary Site Plan is approved, subject to Planning Commission approval and the applicant’s
incorporation of the items identified below and in the aftached review letters info the Final Site Plan
submittal.
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ORDINANCE REQUIREMENTS

This project has been reviewed for compliance with the Zoning Ordinance, with respect to Article 3
(Zoning Districts), Article 4 (Use Standards), Arficle 5 (Site Standards), and any other applicable provisions
of the ordinance, as noted. The plans demonstrate general compliance with these requirements. Please
address any outstanding items noted below, as well as any comments in the individual review letters, in
the next site plan submittal.

1.

Building Setbacks — (Section 3.1.19.D): The minimum required side yard setback in the I-2 District is
50 feet. The portion of the site proposed for building placement has a total width of 50 feet. The
proposed development provides an east side yard setback of ¢ feet, and a west side yard setback
of 16.33 feet, both of which do not meet the minimum setback requirement. A Zoning Board of
Appeals (ZBA) variance was granted on January 13, 2026 for the setback deficiencies.

Driveway Location: Proposed gravel driveway will be located on the adjacent parcel to the west.
The applicant has provided an easement (Liber 57641, Pages 532-535) with the adjacent property
owner granting permission. Site access will remain from the existing curb cut off Grand River. Site
Plan Notes indicate “the site will include bollards to indicate where drivers need to stay on the
driveway”. Please indicate the location of these bollards on the site plan.

Off-Street Parking in Side and Rear Yards (Section 3.6.2.F): Off-street parking is permitted within the
side and rear yard. No dedicated parking spaces are proposed as the site will be accessed only
by maintenance vehicles for periodic inspections and equipment maintenance, typically on a
monthly basis.

¢ The ordinance does not establish a minimum number of parking spaces for utility company uses.

e Barrier free parking spaces are not required for utility uses per the Michigan Barrier Free Code

Section 1103.2.4.
e Maintenance vehicles will park within the gravel drive located inside the fenced area.
¢ The facility is unstaffed, with no employees working on-site daily.

Fence — Non-Residential (Section 5.11.2.A): No fence shall extend into a front or exterior side yard.
The site has an existing ornamental fence in the front yard and chain link fence in the west side
yard, which the applicant indicates is required for security of the site. The existing side yard fence
is proposed to be removed and replaced with 7-foot-high chain link fence that will extend onto
the adjoining property to enclose a new gravel drive. The applicant has secured an easement
from the property owner for this purpose. The fence will not extend further into the front yard than
the existing ornamental fence.

Lighting and Photometric Plan (Section 5.7): Establish appropriate minimum levels, prevent
unnecessary glare, reduce spillover onto adjacent properties & reduce unnecessary transmission
of lightinfo the night sky. Additional information is required in the next submittal. Refer fo Planning
review chart for comments.

Landscape Review: The Landscape review letter notes two supported waivers for lack of
greenbelt berm and landscaping (existing condition) and insufficient foundation landscaping
(supported by staff due to nature of the operation). Refer to Landscape review letter for
additional information.

Woodland Protection (Code of Ordinances, Chapter 37): The site plan indicates no impacts
to protected woodland frees on site. There are regulated woodlands on the back half of the
property beyond the existing chain link fence. The rear chain link fence will remain in place, no
disturbance is proposed to the existing woodlands.

Facade Waiver (Section 5.15.9): Nichiha architectural brick wall panels are proposed for the entire
building. However, in Region 1, the maximum allowable percentage for fiber cement architectural
panels with simulated brick is limited to 25% (Schedule 5.15, Facade Materials, Footnote 15). As
the proposed design exceeds this limitation and results in an underage of required brick, a Section
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9 Facade Waiver is required. The Section 9 Fagcade Waiver will be subject to review and approval
by the Planning Commission. The waiver is supported contingent on an approved sample board.

9. Facade Sample Board (Section 5.15.4.D): The submittal shall include a facade board for review.
Please submit the fagade board prior to the Planning Commission meeting.

10. Planning Chart: The Planning Review Chart provides additional comments and requests
clarification for certain items. Please address these items in addition to the comments provided in
this letter.

SUMMARY OF OTHER REVIEWS
e Engineering Review: Preliminary Site Plan approval recommended, with items to be addressed at
the time of Final Site Plan submittal. See aftached Engineering review for details.

e Landscape Review: Preliminary Site Plan approval recommended, with items to be addressed at
time of Final Site Plan submittal. See attached Landscape review for details.

e Facade Review: Preliminary Site Plan approval recommended. See afttached Facade review for details.
e Fire Review: Preliminary Site Plan approval recommended. See attached Fire review letter for details.

ZONING BOARD OF APPEALS ACTION SUMMARY
On January 13, 2026, the Zoning Board of Appeals granted a variance for an east side yard setback of 9
feet and a west side yard setback of 16 feet with the following motions:

PZ25-0068 (Consumer’s Energy) 44488 Grand River Avenue, west of Novi Road, north of Grand River
Avenue, Parcel 50-22-15-326-012. The applicant is requesting a variance from the City of Novi
Zoning Ordinance Section 3.1.19.D for an east side setback of 9 ft. (50 ft. required, variance of 41
ft.); and a west side setback of 16 ft. 4 in. (50 ft. required, variance of 33 ft. 6 in.). This property is
zoned General Industrial (I-2).

| move that we grant the variance in case number PZ25-0068 set by Consumer Energy for two
setback variances. Because the petitioner has shown practical difficulty, requiring space to put a
building on that lot. Without the variance, the petitioner will be unreasonably prevented or limited
in respect of the use of the property because no building could be located on that. The property
is unique because the property is so only 50ft wide. The petitioner did not create this condition
because the property was purchased as is. The relief granted will not unreasonably interfere with
the adjacent or surrounding properties because no close neighbors face any issue or problem.
The relief is consistent with the spirit and intent of the ordinance, because the building presents no
problem to the neighbors nor to the street.

Motion Maker: Longo
Seconded: Krieger
Motion Carried: 4:0

NEXT STEP: PLANNING COMMISSION MEETING

As all reviewers are recommending approval of the Preliminary Site Plan, the project will be scheduled to
appear before the Planning Commission on February 25, 2026. Please submit the following by February
18, 2026 for Planning Commission consideration:

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

2. Aresponse lefter addressing ALL the comments from ALL review letters and a request for waivers/
variances as you see fit.

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

4. Afacade sample board as provided in Section 5.15.4.D

FUTURE STEP: FINAL SITE PLAN SUBMITTAL
Upon receiving the necessary approvals by the Planning Commission and Zoning Board of Appeals, the
following should be submitted for Final Site Plan review and approval:



https://www.cityofnovi.org/media/reepmzb5/final-site-plan-submittal-form.pdf
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1. Final Site Plan Submittal Form
2. Final Site Plan Checklist
3. Seven copies of Final Site Plan addressing all comments from Preliminary reviews
4, Response letter - address all comments and refer to sheet numbers where the change is reflected
5. Engineering Cost Estimate — an itemized 8.5"x11" estimate including sanitary sewer, watermain,

storm sewer, paving and grading costs (not to include soil erosion or demolition costs.)
Landscape Cost Estimate — an itemized 8.5"x11" estimate including greenbelt and greenbelt
ornamental trees, perennials, pond plantings, shrubs, edging, mulch, seed mix and seeded lawn.
7. Drafts of any legal documents required (note that off-site easements need to be executed, and
any on-site easements need to be submitted in draft form before stamping sets will be stamped).

o

FUTURE STEP: ELECTRONIC STAMPING SET REVIEW AND RESPONSE LETTER

Following Final Site Plan approval, revised plans that address all comments from the review letters should
be submitted electronically for informal review and approval prior fo the submission of Stamping Sefs. A
letter prepared by the applicant or their representative is fo be submitted with the electronic stamping
set. This letter should address all comments in all review lefters and associated charts and refer to sheet
numbers where the change is reflected.

FUTURE STEP: STAMPING SET APPROVAL

Stamping sets will be required for this project. Following approval of the electronic stamping set from City
staff, the applicant should submit 7 - 24" x 36" sets of plans with signature and seals on each sheet (seal
may be electronic), to the Community Development Department for Final Stamping Set approval.

FUTURE STEP: BUILDING PERMITS AND REVIEW

Building permits will be required for this project. Please contact the Building Department at (248)347-0415
to determine what is required.

CHAPTER 26.5

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

If you have any gquestions concerning the above review or the process in general, please do not hesitate
to contact me at (248)347-0483 or dshanahan@cityofnovi.org.

Q’IRMC;E\-&V%W

Diana Shanahan, Planner



https://www.cityofnovi.org/media/gsbijxtm/fspchecklist.pdf
https://www.cityofnovi.org/media/gsbijxtm/fspchecklist.pdf
mailto:dshanahan@cityofnovi.org
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PLANNING REVIEW CHART: 1-2 General Industrial District

JSP26-01 CITY GATE REBUILD (50-22-09-326-006)

February 2, 2026

Preliminary Site Plan

December 19, 2025

Diana Shanahan, Planner dshanahan@cityofnovi.org (248)347-0483

Project Name:
Review Date:
Review Type:
Plan Date:
Prepared By:

NOTES

e This chart serves as a working summary and is not infended to replace any Ordinance, requirement, or
standard of the City of Novi.

e References to relevant ordinance sections are indicated in parenthesis. Please refer to the City of Novi
Ordinance for complete details.

¢ Comments highlighted in bold must be addressed prior to the approval of the Preliminary Site Plan.

. Meets
ltem Required Code Proposed Code Comments
Zoning and Use Requirements
Master Plan General Industrial No change proposed Yes
(adopted June 25, 2025)

Zoning [-2: General Industrial No change proposed Yes
(Effective Jan. 8, 2015)
Uses Permitted Sec 3.1.19.B Principal Consumers Energy Yes
(Section 3.1.19) Permitted Uses: Regulator building

Public ufility buildings and

gas regulator stations
Height, Bulk, Density, and Area Limitations
Building Height Maximum 60 feet 12'-4" Yes
(Section 3.1.19.D)
Frontage on a Public |Frontage on a public Frontage on Grand River |Yes
Street street is required
(Section 5.12)
Access to a Major Vehicular access is Access to remain via Yes
Throughfare permitted only from a Grand River
(Section 5.13) major thoroughfare or

service drive
District Required Conditions: General Industrial (Section 3.15)
Screening Where an |-2 site borders | Existing wall on east side, |Yes No changes proposed
Replacement other I-2 land currently adjacent to -2 property
Permitted not used as residential,
(Section 3.15.1.B) required screening under

Section 3.15.2 may be

replaced with one of the

following: a 3-ft landscaped

berm, a 5-ft masonry or

textured concrete wall, or

a 5-ft decorative wood

fence



mailto:dshanahan@cityofnovi.org
https://www.cityofnovi.org/media/zqhhe0zr/zoning-ordinance.pdf
https://www.cityofnovi.org/media/zqhhe0zr/zoning-ordinance.pdf
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Meets

Iltem Required Code Proposed Code Comments
Building Setbacks (Section 3.1.19.D)
Front (south) 100 ft 131.41 ft Yes
Side (east) 50 ft 9 ft No 1IBA variance required
Side (west) 50 ft 16.33 ft No IBA variance required
Rear (rear) 50 ft 294.24 ft Yes
Parking Setback (Section 3.1.19.D refer to applicable notes in Section 3.6.2)
Front (south) See Section 3.6.2.E No parking proposed N/A |No dedicated parking
. . spaces proposed as the
Side (east) 20 ft No parking proposed N/A site will only be accessed
Side (west) 20 ft No parking proposed N/A | by maintenance venhicles
- on a monthly basis
Rear (rear) 20 ft No parking proposed N/A
Notes to District Standards (Section 3.6.2)
Exterior Side Yard All exterior side yards N/A
Setbacks abutting a street shall be
(Section 3.6.2.C) provided with a setback
equal to front yard.
Minimum Lot Area Minimum lot area and 1.45% Yes
and Maximum Lot width, and maximum
Coverage percent of lot coverage
shall be determined on
(Section 3.6.2.D) the basis of off-street
parking, loading,
greenbelt screening, yard
setback or usable open
space requirements.
Off-Street Parking in | For |-2 districts, parkingis | No front yard parking N/A  |Not permitted
Front Yard allowed in the front yard if: | proposed
(Section 3.6.2.E) ;
It serves a development N/A [Not permitted - 1.09
of at least 2 acres acres
It does not extend into N/A
the minimum required
front yard setback
It does not occupy more N/A
than 50% of area
between the minimum
front yard setback and
the building setback
It is screened from all N/A
public rights-of-way by a
brick wall, or landscaped
berm, that is 2'2 ft high
The Planning Commission N/A

finds the parking area and
lighting compatible with
surrounding development
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Item

Required Code

Proposed

Meets
Code

Comments

Off-Street Parking in
Side and Rear Yards
(Section 3.6.2.F)

Off-street parking shall be
permitted within the side
and rear yards. Provisions
apply when abutting
residential.

Vehicles will park on the
gravel drive within the
fenceline. Two 14-foot
double swing gates are
provided to access the
site with a vehicle. The site
will be accessed monthly
on average. Drive gravel
is provided to easily
access major equipment
and the regulator
building. Two areas are
provided to tum around,
one at the front gate and
one located in the 15-foot
easement.

N/A

No dedicated parking
spaces are proposed as
the site will be accessed
only by maintenance
vehicles for periodic
inspections and
equipment maintenance,
typically on a monthly
basis.

The facility is unstaffed,
with no employees
working on-site daily.

Yard Setbacks If an I-1 or I-2 use borders |Not adjacent fo a N/A
(Section 3.6.2.H) a residential district residential district
without a separating
street, the building must
be set back at least 5 feet
per foot of height or 100
feet, whichever is greater.
Wetland/ There shall be maintained |No impact to wetlands N/A
Watercourse Setback |in all districts a wetland
(Section 3.6.2.M) and watercourse setback.
Parking Setback Required parking setback N/A
Screening area shall be landscaped
(Section 3.6.2.P) per Section 5.5.3
Modification of The Planning Commission |No parking setback N/A
Setback may modify parking modifications proposed
Requiremenfs setback requirements
(Section 3.6.2.Q) based on its determination
according to Sec 3.6.2.Q.
Parking and Loading Requirements (Section 5.12)
Off-Street Parking The ordinance does not No dedicated parking N/A | See Off-Street Parking in
Spaces establish a minimum spaces proposed Side and Rear Yards
(Section 5.2.12) number of parking spaces (Section 3.6.2.F)above
for utility company uses
Parking Space - 90° parking: 9 ft x 19 ft No dedicated parking N/A

Dimensions and
Maneuvering Lanes
(Section 5.3.2)

(Section 5.5.3.C.ii.i)

- 24 ft two-way drives

- 9 ftx 17 ft parking
spaces allowed along 7
ft. wide interior sidewalks
as long as detail
indicates a 4” curb at
these locations and
along landscaping

spaces proposed
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Item

Required Code

Proposed

Meets
Code

Comments

Parking Stall Located
Adjacent to a
Parking Lot Entrance
(public or private)
(Section 5.3.13)

No parking stall located
adjacent to a parking lot
enfrance from a street
(public or private) shall be
located closer than 25
feet from the street right-
of-way (ROW) line, street
easement or sidewalk,
whichever is closer.

N/A

End Islands
(Section 5.3.12)

- End islands with raised
curbs and landscaping
are required at the end
of all parking bays that
abut traffic circulation
aisles.

- End islands shall generally
be atleast 10’ wide, have
a 15" major radius, a 2’
minor radius, and be 3’
shorter than the adjacent
parking stall.

No parking bays
proposed

N/A

Barrier Free Spaces
Barrier Free Code

For every six or fraction of
six accessible parking
spaces, at least one shall
be van-accessible

None proposed

N/A

Barrier free parking
spaces are not required
for utility uses per the
Michigan Barrier Free
Code Section 1103.2.4

Barrier Free Space Van accessible: N/A
Dimensions Barrier - 8 ft wide with an 8 ft
Free Code wide access aisle
(preferred) — or —
- 11 ft wide with a 5 ft
wide access aisle
Standard accessible:
- 8 ft wide with a 5 ft wide
access aisle
Barrier Free Signs One sign for each N/A
Barrier Free Code accessible parking space.
Off-Street Loading Required on all premises | No loading/unloading N/A
and Unloading where receipt or zone is required for this
(Section 5.4) distribution of materials or |site. No large vehicles,
merchandise occurs. Shall | such as an odorizer fruck,
have adequate space for | are required on this site.
standing, loading and
unloading, separate from
parking areas
Loading/Unloading || districts: all loading and | No loading zone N/A | See Off-Street Loading

Zone Location
(Section 5.4.3)

unloading must occur in
the rear yard, except
when an interior side yard
is adjacent to another |
district property, then

indicated

and Unloading
(Section 5.4)note above
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Item

Required Code

Proposed

Meets
Code

Comments

loading and unloading
may be conducted in
that interior side yard when
located near the rear of
the building.

Accessory Uses (Secti

on 4.19)

Dumpster
(Section 4.19.2.F)

- Located in rear yard or
interior side yard in case
of double frontage

- Aftached to the building

or no closer than 10 ft

from building if not
aftached

Not to be located in

parking setback

If no setback, then not

any closer than 10 ft,

from property line.

- As far away from barrier
free spaces as possible

No dumpster is proposed.
The site is unoccupied.
Consumers Energy
personnel will visit the site
monthly on average

N/A

Dumpster Enclosure
(Section 21-145. (c))

- Screen from public view
- Screening shall consist
of a wall or fence 1 ft
higher than height of
refuse bin, and no less
than 5 ft on three sides
Provide posts or bumpers
within the enclosure to
protect from damage
of refuse bin

Inside dimensions shall
permit adequate
access as well as
completely enclose bins
Screening materials:
Masonry, wood or
evergreen shrubbery

See note above

N/A

Equipment Requirements

Roof Top Equipment
and Wall Mounted
Utility Equipment
(Section 4.19.2.E.i)

All roof top equipment
must be screened from
view. All wall mounted
utility equipment must be
enclosed and integrated
into the design and color
of the building

The building is unheated.
No roof top equipment is
proposed.

N/A

Roof Top
Appurtenances
Screening
(Section 4.19.2.E.ii)

Rooftop equipment may
not exceed the district
height limit unless set
back 5 ft per ft of excess
height, with a maximum

5-ft extension. Al

The building is unheated.
No roof top equipment is
proposed.

N/A
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Meets

Iltem Required Code Proposed Code Comments
equipment must be
screened from streets and
neighboring properties.
Sidewalk Requirements
Chapter 11 - Article |6 ft wide concrete Existing sidewalk along Yes
XI. Off-Road Non- sidewalk is required Grand River
Motorized Facilities
Pedestrian Assure safety and No pedestrian access, no |N/A
Connectivity convenience of both trespassing/danger signs
vehicular and pedestrian |mounted on fence
traffic both within the site
and in relation to access
streets
Building Code Building exits must be N/A
connected to sidewalk
system or parking lof.
Building Code and Other Design Standard Requirements
Design and Land description, Sidwell | Land description, Parcel |Yes Add north arrow to SESC

Construction
Standards Manual

number (metes and
bounds for acreage
parcel, lot numberf(s),
Liber, and page for

ID, and land description
on cover sheet

Plan and Grading Plan
sheets

subdivisions).
General Layout and |Location of all existing TBD Building square footage
Dimension of and proposed buildings, is 789 sf on sheet 1 and
Proposed Physical proposed building heights, 921.25 sf on sheet 4 and
Improvements building layouts, (floor 7, please verify
area in sq ft), location of
proposed parking and Please correct repeating
parking layout, streets, sheet numbers
drives, indicate sq ft of
pavement area (indicate Site plan notes on sheet 2
public or private). indicate site visits
weekly, the narrative
provided indicates
monthly, please verify
Refer to all review letters
for additional information
Development/ Signage if proposed No new signage N/A | For permit information,
Business Sign requires a permit proposed contact Ordinance at
(248) 735-5678.
Lighting and Photometric Plan (Secfion 5.7)
Lighting Plan A lighting plan submitted |- A yard light is indicated |Yes

(Section 5.7.2.A.1)

for review shall contain a
site plan showing location
of all existing and proposed
buildings, landscaping,

south of the building

- An RTU rack light is
indicated southwest of
the building
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Meets

Iltem Required Code Proposed Code Comments
streets, drives, parking - A heaterrack light is
areas and exterior lighting | indicated on north of
fixtures. the building
Building Lighting Relevant building elevation | Wall mounted fixtures at | Yes
(Section 5.7.2.A.iii) drawings to show alll doors indicated on
fixtures, the portions of the |elevations
walls to be illuminated,
illuminance levels of walls
and the aiming points of
any remote fixtures.
Maximum Height Height not to exceed 20’ high yard light pole Yes
(Section 5.7.3.A) maximum height of 10’ high heater rack light
zoning district (or 25 ft 9'-6" high RTU rack light
where adjacent to
residential districts or uses)
Electrical Service Electrical service to light  |Note on plans Yes
(Section 5.7.3.B) fixtures shall be placed
underground
Flashing Light No flashing light permitted | Note on plans Yes
(Section 5.7.3.C)
Glare Control Shall be accomplished Yes
(Section 5.7.3.D) primarily through the
proper selection and
application of lighting
equipment
Outdoor Lighting: Average light level of the TBD Provide ave/min

Average Light Levels
(Section 5.7.3.E)

surface being lit fo the
lowest light of the surface
being lit shall not exceed
4:1 foot-candles

Color Spectrum Non-Res and Mulfifamily: | Building lighting: 65 CR, No Please revise CRI and
Management For all permanent lighting | 5600 K CCT to meet ordinance
(Section 5.7.3.F) installations - minimum requirements

Color Rendering Index Rack lighting: 70 CRI,

(CRI) of 70 and Correlated | 5000K

Color Temperature (CCT)

of no greater than 3000K | Yard light: 80 CRI, 3000K
After Hours Lighting | Only necessary lighting for | All light fixtures will be Yes Note on sheet C-1616-
(Section 5.7.3.G) security purposes shall be |switch operated and only PMT 02

permitted after hours. when needed
Indoor Lighting Shall not be the source of |Complies Yes
(Section 5.7.3.H) exterior glare or spillover
Security Lighting - All fixtures shall be All light fixtures will be Yes Note on sheet C-1616-

(Section 5.7.3.1)

Lighting for security
purposes shall be
directed only onto

located, shielded, and
aimed so that light is not
cast foward adjacent
properties or streets or
unnecessarily fransmitted

switch operated and only
when needed

PMT 02
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Meets

Iltem Required Code Proposed Code Comments
the area to be info the night sky.
secured - Fixtures mounted on the
building and designed
to illuminate the facade
are preferred.
Parking Lot Lighting | Designed to provide the No parking lighting N/A
(Section 5.7.3.J) minimum illumination proposed
necessary to ensure
adequate vision and
comfort in parking areas.
Full cut-off fixtures shall be
used fo prevent glare.
Minimum Parking areas: 0.2 min | Complies Yes
lllumination Levels . . .
(foot-candles) Lolodlr(;g and . 0.4 min | Complies Yes
(Section 5.7.3.L) unioading areas:
Walkways: 0.2 min | Complies Yes
Building entfrances, | 1.0 min | Complies Yes
frequent use:
Building enfrances, | 0.2 min | Complies Yes
infrequent use:
Maximum Where a site abuts a non- | Complies Yes
llumination Adjacent |residential district,
to Non-Residential maximum illumination at
(Section 5.7.3.L) the property line shall not
exceed 1 foot-candle
Fences (Residential and Nonresidential) (Section 5.11)
Fences (Non- No fence shall extend into | Fence in front yard - No Required for security of

Residential)
(Section 5.11.2.A)

a front or exterior side
yard

existing condition

the site

Fence Height No fence shall exceed 8 ft | 6-foot ornamental fence |Yes
(Section 5.11.2.B) in height, except barbed |along Grand River

wire placed along the top

of a fence may project 7-foot chain link fence

beyond the maximum with 1-foot barbed wire

height limitation of the along easement

fence, but no fence,

including barbed wire,

shall exceed an overall

height of 11 ft
Electrical Current No fence shall carry None proposed Yes

(Section 5.11.2.C)

electrical current or
charge of electricity.




ENGINEERING REVIEW




CITY CF]

PLAN REVIEW CENTER REPORT
January 28, 2026

Engineering Review
City Gate Rebuild
JSP26-0001

cityofnovi.org

APPLICANT

Consumers Energy

REVIEW TYPE

Preliminary Site Plan

PROPERTY CHARACTERISTICS

= Site Location: Northside of Grand River Ave and Lannys Rd intersection
= Site Size: 1.09 acres

=  Plan Date: 01/08/2026

= Design Engineer: Sidock Group, Inc.

PROJECT SUMMARY

= Construction of an approximately 789 square-foot maintenance building and
associated gravel parking area. Site access would be provided via Grand River
Avenue.

= No proposed changes to water main, sanitary sewer, or storm sewer.

RECOMMENDATION

Approval of the Preliminary Site Plan is recommended. At this time, the plan meets the
general requirements of the design and construction standards as set forth in Chapter 11
of the City of Novi Code of Ordinances, the Storm Water Management Ordinance and
the Engineering Design Manual with the following items to be addressed at the time of
Final Site Plan submittal:



https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST
https://cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx

Engineering Review of Preliminary Site Plan January 28, 2026
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JSP26-0001

COMMENTS

1.

Provide a note on the plans that all work shall conform to the current City of
Novi standards and specifications.

The dedication of the master-planned right-of-way is requested for the project.
Label the 60-foot right-of-way half-width to be dedicated along Grand River
Avenue as “proposed” right-of-way.

The expansion of the gravel ot is less than 1 acre and therefore does not require
a stormwater management plan. If the scope of work were to ever change
then this would have to be reevaluated.

Revise the list of ground coverage areas on sheet 04 to mention if the area is
proposed or existing. Currently only the first gravel area is labeled as existing.

A Design _and Construction Standards (DCS) variance is required for the
expansion of the gravel lot. The DCS variance will ultimately need City Council
approval before the Stamping Set can be approved. Submit the DCS variance
request form to Kate Purpura in the Engineering Division.

SOIL EROSION & SEDIMENT CONTROL

é.

The SESC package has been received and will be reviewed separately from this
review.

THE FOLLOWING MUST BE SUBMITTED WITH THE NEXT SUBMITTAL:

7.

A letter from either the applicant or the applicant’s engineer must be submitted
with the next submittal highlighting the changes made to the plans addressing
each of the comments listed above and indicating the revised sheets involved.
Additionally, a statement must be provided stating that all changes to the plan
have been discussed in the applicant’s response letter.

REQUIRED LEGAL DOCUMENTS

8.

A draft of the License Agreement will be required for the fence proposed within
20 feet of the centerline of the existing watermain. This must be submitted to the
Community Development Department.

a. The agreement shall state that the fence, gate, and all site facilities within
the influence of these features that may be removed or damaged in the
event the utility requires maintenance will be the responsibility of the
property owner to repair or replace. Additionally, a cross-section shall be
included with the agreement showing the distance between the
fence/gate foundation and the utility.

b. The license agreement must be executed prior to Stamping Set Approval.
If you have not already done so, drafts of the easements and a recent fitle
search shall be submitted to the Community Development Department as
soon as possible for review and shall be approved by the Engineering
Division and the City Aftorney prior to executing the easements.


https://www.cityofnovi.org/media/gsknnas4/eng-designandconstructionvariance.pdf
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9. A draft copy of the Warranty Deed for the proposed 60-foot wide right-of-way
along Grand River Avenue must be submitted for review and acceptance by
the City.

a. The warranty deed must be submitted with the Stamping Set with the legal
review transmittal form that is attached to this review letter. Partial
submittals will not be accepted.

THE FOLLOWING MUST BE ADDRESSED PRIOR TO CONSTRUCTION

10. A pre-construction meeting will not be required due to the limited scope of
work. Inspections during construction will be completed by the City of Novi
Engineering Division. Please contact Kate Purpura with any questions.

11.  Legal exhibit review fees for the license agreement in the amount of $862.50
must be paid to the Community Development Department. This should be paid
as soon as possible so that document can be reviewed right when it is
submitted.

12. Legal escrow fees for the warranty deed in the amount of $862.50 must be
deposited with the Community Development Department. All unused escrow
will be returned to the payee at the end of the project (except for escrows that
are $50 or less). This amount includes engineering legal fees only. There may be
additional legal fees for planning legal documents. **fees are subject to
change.

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

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 Kate Purpura at (248) 735-5643 or email at kpurpura@cityofnovi.org with
any questions.

o W

Kate Purpura, EIT 4
Project Engineer

cc: Diana Shanahan, Community Development
Angela Sosnowski, Community Development
Stacey Choi, Planning Assistant
Humna Anjum, Engineering
Ben Croy, City Engineer


https://www.cityofnovi.org/media/l2vfscds/legalreviewtransmittalformeng_rev-08-25.pdf
https://www.cityofnovi.org/media/l2vfscds/legalreviewtransmittalformeng_rev-08-25.pdf
https://cityofnovi.org/media/2z5esp2u/bldg-soilerosionpermitnewdevelopment.pdf
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PLAN REVIEW CENTER REPORT
January 14, 2026

City Gate Rebuild
Preliminary Site Plan — Landscape Review

cityofnovi.org

Review Type Job #
Preliminary Site Plan Landscape Review JSP26-01

Property Characteristics

e Site Location: 44488 Grand River

e Site Acreage: 1.09 ac.

e Site Zoning: [-2

e Adjacent Zoning: North, East: I-2, South: Grand River, West: I-1
e Plan Date: 12/19/2025

Recommendation:
This project is recommended for approval for Preliminary Site Plan. Only one small modification
and one addifion to the plan are required and they can be included on the Final Site Plans.

Landscape Waivers Required for Proposed Plan

e Lack of greenbelt berm and landscaping — supported by staff as an existing condition
e Insufficient foundation landscaping - supported by staff due to the nature of the operation.

Ordinance Considerations

1. Please change the groundcover around the proposed shrubs to a natural hardwood mulch.
The area will be surrounded by gravel. This plus the proposed rock mulch around the shrubs
will absorb and hold heat that will be injurious to the plants. A natural wood mulch will help
to prevent this.

2. Please indicate how the plants will be provided with sufficient water for establishment and
long-term survival on the Final Site Plans. Either an irrigation system or other means of
providing the water are required.

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

Thank you for your consideration.

W Meni,

Rick Meader - Landscape Architect



mailto:rmeader@cityofnovi.org
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Phone: (248) 880-6523
3 E-Mail: dnecci@drnarchitects.com
».  Web: drnarchitects.com

50850 Applebrooke Dr., Northville, MI 48167

January 30, 2026 Facade Review Status:

City of Novi Planning Department Approved, Section 9 Waiver Recommended

45175 W. 10 Mile Rd.
Novi, MI  48375-3024

Re: FACADE ORDINANCE
City Gate Rebuild, PREAPP 25-18
Fagade Region: 1, Zoning District: I-2

Dear Ms. McBeth, City Planner:

The following Facade Review is based on the drawings prepared by Consumers Energy,
dated 11/20/25. The percentages of materials for each fagade are shown on the table
below. The maximum and minimum percentages required by the Fagade Ordinance are
shown in the right-hand column. Materials in non-compliance, if any, are highlighted in
bold.

South North East West | Ordinance Maximum
(Front) o
(Minimum)
Brick 0% 0% 0% 0% 100% (30%)
Patterned Siding (Nichiha, Vintage o
Brick, Whitewash Color) 100% 100% 60% 60% 25%
Standing Seam Metal Roof 0% 0% 40% 40% 25%

As shown above the minimum amount of Brick is not provided on all facades. In this
case the Patterned Siding that is used is simulated brick. While this material is not
currently allowed up to 100% by the Fagade Ordinance, given the utility nature of this
building we believe that it is an appropriate use of materials. Therefore, as Section 9
Waiver is recommended for the overage of Patterned Siding.

Notes to the Applicant:

1. Inspections — The Fagade Ordinance requires inspection(s) for all projects. The
applicant should request inspection of the brick prior to installation. It is the applicant’s
responsibility to request the inspection at the appropriate time (before installation).
Inspections may be requested using the Novi Building Department’s Online Inspection
Portal.

Sincerely,
DRN &

/

Doﬁglas R. Necci, AIA

chitects PC

Page 1 of 1
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CITY COUNCIL

Mayor
Justin Fischer

Mayor Pro Tem
Laura Marie Casey

Dave Staudt
Brian Smith

Matt Heintz

Priya Gurumurthy
Aaron Martinez

City Manager
Victor Cardenas

Director of Public Safety
Chief of Police
Erick W. Zinser

Fire Chlef
John B. Martin

Assistant Chief of Police
Scott R. Baetens

Asslstant Fire Chlef
Todd Seog

Novi Public Safety Administration

45125 Ten Mile Road
Novi, Michigan 48375
248.348.7100
248.347.0590 fax

cityofnovi.org

January 12, 2026

TO: Barbara McBeth - City Planner
Lindsay Bell - Plan Review Center
Dan Commer - Plan Review Center
Diana Shanahan - Plan Review Center
Stacey Choi - Planning Assistant

RE: City Gate Rebuild site
PreApp25-18

JSP26-01

Project Description:
Rebuild of utility equipment & 690 sq/ft building, on site for Consumers
Energy

Comments:

¢ All fire hydrants MUST be installed and operational prior to any
combustible material is brought on site. IFC 2015 3312.1

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

Recommendation:
The Fire Dept. does not have any objections at this time.

Sincerely,

WW

Andrew Copeland - Fire Marshal
City of Novi Fire Department

ccC: file
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Sidock Group, Inc.

ENGINEERS o ARCHITECTS ® CONSULTANTS e PROJECT MANAGERS

February 18, 2026

City of Novi Community Development Department
Planning Division
45175 Ten Mile Road, Novi, MI 48375

Subject: Novi-Wixom City Gate Rebuild Preliminary Site Plan Review Response Letter
Sidock Group Job No. 25278.A

To whom it may concern,
Below is the response letter to the February 2, 2026 Planning Review comments for Consumers

Energy’s Novi and Wixom City Gate Rebuild, located at 44488 Grand River Ave., Novi, MI,
48375. All changes to the final site plan submittal are included in this reponse letter.

PLANNING REVIEW CHART

Building Code and Other Design Standard Requirements

Design and Construction Standards Manual
Review Comment: “Add north arrow to SESC Plan and Grading Plan sheets.”

Response: North arrows will be added to the SESC Plan and Grading Plan sheets, drawing
numbers 401616C1616-PMT.05 and 401616C1616-SPL.02 respectively.

General Layout and Dimension of Proposed Physical Improvements
Review Comment 1: “Building square footage is 789 sf on sheet 1 and 921.25 sf on sheet 4 and
7, please verify”

Response 1: The building area is 789 sf as indicated on sheet PMT.01. The building finished
floor elevation is 921.25 as indicated on sheet PMT.04. “ELEV.” will be added to the “FIN. FL.
=921.25” note on PMT.04 to clarify.

Review Comment 2: “Please correct repeating sheet numbers”

Response 2: All drawing numbers are unique. Sheet numbers start over for each drawing type
(e.g., PMT, SPL, SAD, and VEN)

Gaylord ¢ Lansing ¢ Muskegon ¢ Novi ¢ Sault Ste. Marie « Wyandotte
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Review Comment 3: “Site plan notes on sheet 2 indicate site visits weekly, the narrative
provided indicates monthly, please verify”

Response 3: Employees may visit the site on a weekly basis.
Review Comment 4: “Refer to all review letters for additional information”

Response 4: All review letters have been reviewed. Responses are provided for each review
letter comment in this response letter.

Development/Business Sign
Review Comment: “For permit information, contact Ordinance at (248) 735-5678.”

Response: No signage is proposed for this site.

Lighting and Photometric Plan

Outdoor Lighting: Average Light Levels
Review Comment: “Provide ave/min”

Response: The ave/min ratio will be provided on the Photometric Plan, drawing number:
401616C1616-PMT.07 in the final site plan submittal.

Color Spectrum Management
Review Comment: “Please revise CRI and CCT to meet ordinance requirements”

Response: Light fixture CRI and CCT will be revised to meet ordinance requirements in the final
site plan submittal.

ENGINEERING REVIEW

Comment 1: Provide a note on the plans that all work shall conform to the current City of
Novi standards and specifications.

Response 1: The above note will be provided in the Site Plan Notes on drawing number:
401616C1616-PMT.02 for the final site plan submittal.

Comment 2: The dedication of the master-planned right-of-way is requested for the project.
Label the 60-foot right-of-way half-width to be dedicated along Grand River

Avenue as “proposed” right-of-way.

Response 2: The ROW dedication will be addressed prior to Stamping Set submittal.
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Comment 3: The expansion of the gravel lot is less than 1 acre and therefore does not require
a stormwater management plan. If the scope of work were to ever change then this would have to
be reevaluated.

Response 3: Acknowledged.

Comment 4: Revise the list of ground coverage areas on sheet 04 to mention if the area is
proposed or existing. Currently only the first gravel area is labeled as existing.

Response 4: Coverage areas provided on drawing number 401616C1616-PMT.04 are for the
developed site, unless listed as existing. Currently only existing gravel area is listed. Coverage
areas for both the existing and developed sites will be included on PMT.04 for the final site plan
submittal.

Comment 5: A Design and Construction Standards (DCS) variance is required for the
expansion of the gravel lot. The DCS variance will ultimately need City Council
approval before the Stamping Set can be approved. Submit the DCS variance

request form to Kate Purpura in the Engineering Division.

Response 5: A DCS variance for expansion of the gravel lot will be submitted to Kate Purpura
prior to Stamping Set submittal.

LANDSCAPE REVIEW

Landscape Waivers Required for Proposed Plan

Lack of greenbelt berm and landscaping — supported by staff as an existing condition
Insufficient foundation landscaping — supported by staff due to the nature of the operation.

Response: Consumers Energy is requesting a landscape waiver for lack of greenbelt berm and
landscaping and insufficient foundation landscaping.

Ordinance Considerations

Comment 1: Please change the groundcover around the proposed shrubs to a natural hardwood
mulch. The area will be surrounded by gravel. This plus the proposed rock mulch around the
shrubs will absorb and hold heat that will be injurious to the plants. A natural wood mulch will
help to prevent this.

Response 1: The groundcover around the proposed shrubs will be changed to natural wood
mulch in the final site plan submittal.
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Comment 2: Please indicate how the plants will be provided with sufficient water for
establishment and long-term survival on the Final Site Plans. Either an irrigation system or other
means of providing the water are required.

Response 2: The contractor shall guarantee all plants to be in a healthy condition for a period of
two years following acceptance. The contractor shall replace any dead or unacceptable plants as
determined by the owner’s representative during and at the end of the guarantee period. The
plants chosen for this site are drought tolerant. Regular watering will occur until plants are
established.

FACADE REVIEW

Comment 1:

The following Facade Review is based on the drawings prepared by Consumers Energy,

dated 11/20/25. The percentages of materials for each fagade are shown on the table below. The
maximum and minimum percentages required by the Facade Ordinance are shown in the right-
hand column. Materials in non-compliance, if any, are highlighted in bold.

uh North East West | Ordinance Maximum
(Front)
(Minkmom)

Eric.k 0% 0% 0% 0% 100% (30%)

atterned Siding (Nichiha, Vintage 50° P
rick. Whitewash Color) 100% 100% 60% 2%

[Standing Seam Metal Roof 0% 0% 40% 40% 25%

As shown above the minimum amount of Brick is not provided on all facades. In this
case the Patterned Siding that is used is simulated brick. While this material is not
currently allowed up to 100% by the Facade Ordinance, given the utility nature of this
building we believe that it is an appropriate use of materials. Therefore, as Section 9
Waiver is recommended for the overage of Patterned Siding.

Response 1: Consumers Energy is requesting a Section 9 Facade Waiver for the overage of
patterned siding.

Comment 2: Inspections — The Facade Ordinance requires inspection(s) for all projects. The
applicant should request inspection of the brick prior to installation. It is the applicant’s
responsibility to request the inspection at the appropriate time (before installation). Inspections
may be requested using the Novi Building Department’s Online Inspection Portal.

Response 2: Acknowledged.
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FIRE REVIEW

Comment 1: All fire hydrants MUST be installed and operational prior to any
combustible material is brought on site. [FC 2015 3312.1

Response 1: No new fire hydrants are being installed.

Comment 2: A hazardous chemical survey is required to be submitted to the Planning &
Community Development Department for distribution to the Fire Department at the time any
Preliminary Site Plan is submitted for review and approval. Definitions of chemical types
can be obtained from the Fire Department at (248) 735-5674.

Response 2: A chemical survey will be provided in pdf format prior to the February 25, 2026
Planning Commission meeting.

Additional documents provided for the Planning Commission Meeting on February 25, 2026 are
as follows:
e Site Plan submittal in PDF format (maximum of 10MB) (NO CHANGES MADE TO
THE PLANS — ON COVER SHEET: PLEASE REMOVE LINDSAY BELL AS THE
CITY CONTACT)
¢ A color rendering of the Site Plan (to be used for Planning Commission presentation)
e A facade sample board as provided in Section 5.15.4.D
e Hazardous Chemical Survey

SIDOCK GROUP, INC.

Ratelyn Gress

Katelyn Gress, PE



