=TT 5 City oF Novi City COUNCIL

r 1 NOVEMBER 22, 2021

SUBJECT: Initial review of Planned Rezoning Overlay (PRO) eligibility of the request of Grand River
Show, LLC, for Holiday Inn, JZ19-24, to rezone from I-1, Light Industrial to TC, Town Center on
land located on the south side of Grand River Avenue, east of Beck Road in Section 16.
The applicant is proposing to utilize the Planned Rezoning Overlay option to rezone and
develop a mixed-use project to include a four-story 117-room hotel and an approximately
16,400 square foot commercial building on approximately 5.5 acres of land. Under the
new PRO Ordinance, this initial review by City Council is an opportunity to review and
comment on the eligibility of the proposal.

SUBMITTING DEPARTMENT: Community Development Department - Planning

BACKGROUND INFORMATION:

The petitioner is requesting a Zoning Map Amendment for approximately 5.5 acres of
property on the south side of Grand River Avenue, east of Beck Road (Section 16). The
applicant is proposing to rezone property from I-1, Light Industrial to TC, Town Center using
the City’s Planned Rezoning Overlay (PRO) option. The PRO Concept Plan proposes a
mixed-use project to include a four-story 117-room hotel and an approximately 16,400
square foot commercial building. A public gathering area is proposed to the north of the
commercial building along Grand River Avenue.

The Future Land Use Map identifies this property those surrounding it as City West, which is
called out as a Redevelopment Site. To quote the 2016 Master Plan: “This area offers the
potential for the creation of a prominent new district combining entertainment,
convention, commercial, office, and residential uses in a cohesive, high-density, walkable
pattern.” Development standards for the new City West district are being written by City
staff and are anticipated go through the approval process within the next year.

As that new district has not been completed, and the current |-1 zoning does not permit
hotel use, the applicant wants to move forward with choosing an existing zoning district
and the use of the Planned Rezoning Overlay option. The Town Center district was chosen
as the proposed zoning district as it seems to most closely match the vibrant, mixed use,
walkable, higher density vision described for City West. The vacant properties and
industrial business uses surrounding the site reflect the historical use of the area, while the
proposed development represents what future redevelopment of the area could bring
under the City West zoning district currently being created.

The PRO Concept Plan proposes a 4-story Holiday Inn hotel with 117 guest rooms and a 40-
seat full-service restaurant. A 16,413 square foot retail/restaurant building is also indicated
along Grand River Avenue on the concept plan as a future phase 2. A public gathering
area is proposed to the north of the commercial building along Grand River Avenue.
Storm water detention ponds are shown just east of Heyn Drive, and at the south end of



the property. Access to the site would be from Heyn Drive, an off-site private road with
access easements shared by adjacent properties, and another driveway on the east side
of the site onto Grand River.

Rezoning to the TC Town Center category requested by the applicant would permit the
mixed-use hotel and commercial development proposed. Some of the conditions
proposed based on the PRO Plan include:

1. Limiting the maximum Building height to 58 feet.

2. Reduced parking based on the findings of the shared parking study.

3. Constructing a landscaped pedestrian plaza along Grand River Avenue.

4. Open space proposed exceeds the 15% requirement of the Town Center district.
Over 30% is proposed.

5. The facade elevations provided exceed the requirement for 50% brick & stone
mafterial.

6. Sustainability strategies including 8 electric vehicle charging stations available to
the public, solar lighting where possible, and exceeding the native plant species
used.

7. Permitted uses of the site will be a 117-room hotel and a 16,413 sf commercial
building with retail and/or restaurant uses. The applicant could further clarify the list
of uses to be permitted in the commercial building to be more limiting than the TC
District allows.

8. The layout of the site will be generally as shown in the PRO Plan with respect to
setbacks, building location, parking areas, open space and amenities proposed.

Staff and consultants are recommending approval of the Concept Plan. There are three
deviations from the ordinance that have been identified. The first is for a reduction in
required parking, which is supported by the applicant’s shared parking analysis. The
second is for the size of the loading area for the commercial building. Staff supports the
request as the loading area proposed is sufficient to accommodate a standard size
delivery truck. The third is a landscaping deviation to allow a portion of the foundation
landscaping to be located further away from the commercial building than the ordinance
requires. This is also supported by staff as the total amount is provided and it sfill serves the
intended purpose of screening the building from Grand River.

City Council recently adopted revisions to the Planned Rezoning Overlay ordinance, and
this is the first project brought forward that will fall under the updated process and
requirements. Under the terms of the new ordinance, the Planning Commission does not
make a formal recommendation to City Council after the first public hearing. Instead, the
initial review is an opportunity for the members of the Planning Commission, and then City
Council, to hear public comment, and to review and comment on whether the project
meets the requirements of eligibility for Planned Rezoning Overlay proposal. Section
7.13.2.B.ii states:

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.

(See attachment for Full text, including Subsection C)

After this initial round of comments by the public bodies, the applicant may choose to
make any changes, additions or deletions to the proposal based on the feedback
received. If any changes are made, they would be reviewed by City staff and consultants,
and then the project would be scheduled for a 27 public hearing before Planning
Commission. Following this 2nd public hearing the Planning Commission would make a
recommendation to City Council. City Council would then consider the rezoning with PRO,
and if it determines it may approve it, would direct the City Attorney to work with the
applicant on a proposed PRO Agreement. Once completed, that final PRO Agreement
would go back to Council for final determination.

The PRO option creates a “floating district” with a conceptual plan attached to the
rezoning of a parcel. As part of the PRO, the underlying zoning is proposed to be
changed (in this case from I-1 to TC) and the applicant enters infto a PRO agreement with
the City, whereby the City and the applicant agree to a conceptual plan for
development of the site. Following final approval of the PRO concept plan, conditions for
the development, and a 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. If the development has not begun within two (2)
years, the rezoning and PRO concept plan expires and the agreement becomes void.

Planning Commission

The Planning Commission held a Public Hearing on September 22, 2021, to review and
make comments on the proposal’s eligibility for using the Planned Rezoning Overlay
option. Their comments are reflected in the meeting minutes included in this packet.

SUMMARY OF CONDITIONS AND BENEFITS OFFERED

PART 1: Summary of significant comments from staff and consultant’s review lefters that
may be considered to meet the standard of clearly-identified site-specific conditions that
are more strict or limiting than the requlations that would apply to the land under the

proposed new zoning district:

A. The permitted uses of the property will be a 117-room full-service hotel with a restaurant
and an approximately 16,400 square foot building for retail, office, and/or restaurant
uses. Drive-through lanes are not permitted.

B. If uses proposed for the commercial building differ from the assumptions made in the
TIS parking analysis, the applicant shall provide a revised parking study to confirm there
is sufficient parking available on the site to accommodate all uses.

C. The height of the hotel building shall not exceed four stories (about 58 feet), as shown
in the PRO Concept Plan submittal.

D. The architectural design of the hotel, including material selections, shall be as shown in
the PRO Concept Plan submittal.

E. Sidewalks and safety paths shall be provided as shown on the PRO Concept Plan,

PART 2: Summary of significant comments from staff and consultant’s review letters that
may be considered to meet the standard of constituting an overall benefit to the public



that outlweighs any material detriments or that could not otherwise be accomplished

without the proposed rezoning:

A.

The applicant offers to construct a pedestrian plaza amenity area along Grand
River Avenue with a sidewalk connection to the hotel in Phase 1 of the project. The
plaza shall include quality site furnishings, raised planters with seating walls,
landscaping, and elements suggested in the Grand River Corridor Study such as
decorative screen walls and street number signage.

The applicant will exceed the Open Space requirement for the TC District by
providing a minimum of approximately 30 percent, whereas the TC district requires
15%.

. The applicant will provide eight electric car charging stations available to the

general public.

Two way-finding signs are proposed in the pedestrian plaza to help direct visitors to
nearby destinations such as the Suburban Center Showplace and Ascension
Providence Hospital.

The proposed development will help to transition from industrial land uses of the
past fo the City West vision consistent with the Master Plan.

The project is consistent with the Master Plan goal to ensure that Novi continues to
be a desirable place for business investment.

. The proposed uses provide short term lodging and dining options in close proximity

to the nearby Suburban Collection Showplace and Ascension Providence Hospital
which attract large numbers of visitors to Novi.

In furtherance to the Master Plan goal of environmental stewardship, the proposed
development plan incorporates sustainability strategies including:

a. Redevelopment of an existing improved site that does not impact the City's
woodland and wetland resources.

b. Exceeding the required percentage of native species used in the
landscaping (56% proposed).

c. Eight electric vehicle charging stations available to the public.

d. Solar lighting will be incorporated wherever possible.

e. Use of fully automated through-wall HYAC (PTAC) systems and lighting in the
hotel that automatically adjusts the temperature when people leave the
room, and

f. Incorporating environmentally friendly interior finishes and materials including
wall coverings and fabrics.

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

1.

Planning deviation from Section 5.2.12.A & B for a 31 percent reduction in the
minimum requirements for parking. A minimum of 193 spaces are required based on
the uses proposed, 153 parking spaces are proposed at build-out of Phase 2. The
following comments are provided in this regard:

a. The Shared Parking Analysis component of the Traffic Impact Statement by Fleis
& VandenBrink Engineering concludes a peak parking demand of 135 spaces
between all uses proposed on the site.

b. The number of proposed spaces results in a surplus of 18 spaces beyond the
projected demand to help accommodate unexpected conditions.



c. The reduction in parking spaces will decrease the impermeable pavement on
the site, reducing the stormwater impact and allowing more open space to be
provided on the site.

2. Traffic deviation from section 5.4.2 for not meeting the minimum size requirement for
commercial building loading zone (minimum of 1,890 square feet required, 260
square feet proposed), as the proposed Iloading zone can sufficiently
accommodate the standard delivery vehicle size for a building of this size.

3. Landscape deviation from 5.5.3.D to allow commercial building foundation
landscaping to be located away from the building, as the required area of
landscaping is provided and it will still screen the site from Grand River Avenue as
intended.

City Council Action

Again, this is City Council's opportunity to comment on the eligibility of the proposal
according to the standards of the PRO Ordinance. The table below contains the
examples of conditions that may be more strict or limiting, and/or provide an overall
benefit to the public, as listed in the Ordinance.

Types of PRO Conditions (Section 7.13.2.C.ii.b) | Included Notes

(1) Establishment of development features
such as the location, size, height, area, or
mass of buildings, structures, or other
improvements in a manner that cannot be Yes
required under the Ordinance or the City’s
Code of Ordinances, to be shown in the PRO
Plan.

Buildings and layout to be as
shown in the PRO Plan. Building
height is limited to 58 feet, which
is less than the TC district permits.

(2) Specification of the maximum density or
intensity of development and/or use, as
shown on the PRO Plan and expressed in
tferms fashioned for  the particular Buildings shown in PRO Plan are
- Yes - . .

development and/or use (for example, and in maximum intensity allowed.

no respect by way of limitation, units per acre,
maximum  usable floor area, hours of
operation, and the like).

(3) Provision for setbacks, landscaping, and Use of native species in
other buffers in a manner that exceeds what Yes landscaping exceeds ordinance
the Ordinance of the Code of Ordinances requirement (56% proposed, 50%
can require. required)
Screening wall and address
(4) Exceptional site and building design, signage proposed reflects
architecture, and other features beyond the Yes recommendations of the Grand
minimum requirements of the Ordinance or River Corridor study, which
the Code of Ordinances. exceeds requirements of TC
District.

(5) Preservation of natural resources and/or
features, such as woodlands and wetlands, in
a manner that cannot be accomplished
through the Ordinance or the Code of
Ordinances and that exceeds what s
otherwise required. If such areas are to be
affected by the proposed development,
provisions designed to minimize or mitigate
such impact.

No natfural features currently
present




(6) Limitations on the land uses otherwise
allowed under the proposed zoning district,

Uses would be limited to hotel,
retail, restaurant and office,

including, but not Imm‘red to, specification of Yes which is more restricted than TC
uses that are permitted and those that are L
. District allows.
not permitted.
(7) Provision of a public improvement or
improvements that would not otherwise be
required under the ordinance or Code of
Ordinances to further the public health,
safety, and welfare, protect existing or Electric car charging stations and
planned uses, or alleviate or lessen an existing Yes way-finding signage to area
or potential problem related to public amenities are proposed.
facilities. These can include, but are nof
limited to, road and infrastructure
improvements; relocation of overhead utilities;
or other public facilities or improvements.
(8) Improvements or other measures to
improve fraffic congestion or vehicular .
movement with regard to existing conditions No ‘rrgfﬂc |m.provemenfs beyond
e iy what is required

or conditions anficipated to result from the
development.
(2) Improvements to site drainage (storm
water) or drainage in the area of the No Stormwater Management
development not otherwise required by the beyond what is required
Code of Ordinances.
(10) Limitations on signage.

Open space to exceed 15%
(11) Creation or preservation of public or required in TC District, 30%

Yes proposed, including pedestrian

private parkland or open space.

plaza area along Grand River
frontage

(12) Other  representation,  limitations,
improvements, or provisions approved by the
City Council.
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PRO CONCEPT PLAN
September 7, 2021
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JENERAL NOTI

1. ALL CONSTRUCTION TO CONFORM AND COMPLY TO THE CURRENT STANDARDS AND SPECIFICATIONS
OF THE CITY, OAKLAND COUNTY AND ANY OTHER GOVERNING AGENCY.

LOADING/UNLOADING TO BE FROM THE PARKING SIDE OF THE BUILDING FROM A

PARKING SPACE WITH A SWALL TRUCK — NO ADDITIONAL LOADING AND UNLOADING NEEDED FOR

BEFORE YOU DIG

THE PROPOSED USE. preen e bis
3. WASTE WATER DISPOSAL TO BE DISCHARGED TO EXISTING TOWNSHIP SEWER WITH CITY,
COUNTY AND MDEQ APPROVAL. SHEET INDEX 1-800-482-7171
4. WATER SUPPLY TO BE CONNECTED TO EXISTING TOWNSHIP PUBLIC WATER SUPPLY e
5. A PERMIT FROM THE COUNTY ROAD COMMISSION IS REQUIRED FOR ALL WORK 51 SITE PLAN
\ WITHIN THE PUBLIC R/W. S2  DIMENSIONAL PLAN
sasce, oane 6. A SOIL EROSION AND SEDIMENTATION PERMIT WILL BE REQUIRED. ,
iy 7. EXTERIOR LIGHTING TO BE WALL AND POLE MOUNTED AND SHIELDED PER GITY 53 GRADING PLAN
SR REQUIREMENTS. S4  UTILITY PLAN
| xbgdi e | 8. SIGN DETAILS ARE T0 BE PROVIDED TO THE CITY AND APPROVAL GRANTED PRIOR TO THE 55 MISC DETAILS
o S e PLACEMENT OF ANY SIGNS. SIGN PLAN TO BE SUBMITTED AT A LATER DATE 11 PHOTOMETRIC PLAN
| PTG | 9. SEE LANDSCAPE PLAN FOR PROPOSED LANDSCAPING (PROVIDED WITH SITE PLAN). 1 TOPO/BOUNDARY SURVEY
/ 10. ANY EXISTING ASPHALT DRIVES TO BE MAINTANED FOR PROVIDE ACCESS FOR S

FIRE DEPARTMENT DURING CONSTRUCTION.
| 11, SITE SHALL COMPLY WITH FIRE DEPARTMENT REQUIREMENTS LANDSCAPE PLANS
12. STORM SEWER DETENTION TO BE PROVIDED ON SITE IN DETENTION POND. ALL STORM WATER T4 LANDSCAPE PLAN - OVERALL

MUST BE APPROVED BY THE TOWNSHIP.
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13. ALL REQUIREMENTS BY THE FIRE DEPARTMENT PER THE INTERNATIONAL FIRE CODE WiLL BE MET. L-2  LANDSCAPE PLAN - ENLARGEMENT ]
14, OWNER TO COORDINATE TRASH PICKUP FROM THE DUMPSTER AND BUILDING L3 LANDSCAPE PLAN - DETENTION BASINS -4 w
DELIVERIES AT NON-PEAK HOLRS. p -
15. ALL OVERHEAD UTILTES THAT ARE IN_ CONFLICT WTH PROPOSED IMPROVEMENTS WILL 5E L4 LANDSCAPEPLAN - PUBLICSPACE Zw °
RELOCATED ACCORDING TO THE UTILITIES REQUIREMENTS. =
OPEN SPACE & PLAZA CONCEPT PLANS -
LEGAL DESCRIPTION: OS5 OPEN PLACE CALCULATION PLAN S z ﬁ
BARCEL LEGAL DESCRIPTIO! CB-1  PLAZA CONCEPT PLAN ° >
PARCEL #1 — 22-16-300-050 (TAX DESCRIPTION) SR1  SITE RENDERING < o
TIN, REE, SECTION 16, PART OF WEST 1/2 OF SECTION 16, BEGINNING AT A POINT A b SR REREE Z du
DISTANCE S0023'33" 28.80 FEET & N71'54'11"W 582.16 FEET FROM CENTER OF [=) 25
SECTION: THENCE SO0'31'21"E 450 FEET; THENCE N71'54'11"W 292.21 FEET; THENCE ARCHITECTURE PLANS — < 42
NOD'31'20"W 450.00 FEET, THENCE 571%54'11"E 292,11 FEET TO THE POINT OF A-101 FIRST FLOOR PLAN ]
BEGINNING. CONTAINING £2.86 ACRES MORE OR LESS. A-102 2-4 FLOOR PLANS wd = T
- V. E4
FARCEL 42— 22-16-300-051 (7AX DESCRPTION) A201 EXTERIOR ELEVATIONS on
TIN, R8E, SEC 16 PART OF WEST 1/2 OF SECTION16, BEGINNING AT A POINT LEGEND :
DISTANCE S003'33'E 28,80 FEET & N7'S4'1T'W 874,34 FEET FROM CENTER OF w ]
SEGTION, THENGE S0031'20'E 450 FEET, THENGE S71°54'11"E 282.21 FEET; THENCE SOl DESCRIPTION = w
S00°31'20°E 312.28 FEET; THENCE SB910'20"W 40 FEET;, THENCE NOO'31'20"W 60.00 o
FEET, THENCE S8910°20°W 275.00 FEET; THENCE NOO'31'20°W 818.63 FEET; THENCE —
§71'54'11"E 50.00 FEET T0 BEGINNING. CONTAINING +2.66 ACRES MORE QR LESS o cLeanout (7] |:_
- (R) -  RECORDED BEARING AND\OR DISTANCE PER LEGAL DESCRIPTION | ELEC. RISER 2
(M) —  MEASURED BEARING AND\OR DISTANCE REQUIRED TO PROVIDE PROPER X FIRE HYDRANT o
CLOSURE OF PARCEL BOUNDARY (2]
= ELEG, TRANSFORMER
OPEN SPACE: < GUY ANCHOR
OPEN SPACE = 20.3% [} STM. MANHOLE
PARKING ANALYSIS: ® SANMANHOLE ISSUE DATES
HOTEL: 1 VeNT g
117 ROOMS * .85 spaces/room = 99.45 or 100
4 EMPLOYEES S UGHT POLE oA
104 SPACES REQUIRED N v
e WATER VALVE
HOTEL RESTAURANT: (A MIN OF 50% OF PATRONS WLL BE ALREADY STAYING AT THE HOTEL)
4Q_SEATS + 7 EMPLOYEES & SPEAKER BOX
1 SPACE PER 2 EMPLOYEES = 3.5
1 SPACE PER 2 CUSTOMERS = 20 w POWER POLE
24 SPACES REQURED o ROUND GATCH BASIN
c: b sion
RETAIL SPACE16.317 SF.
POSSIBLE RESTAURANT — WITH 13 EMPLOYEE AND 100 SEATS o SQUARE CATCH BASIN
1 SPACE PER 2 EMPLOYEES = 7
1 SPACE PER 2 CUSTOMERS = 50 | - | TELEPHONE RISER
o 52 SPACES REQUIRED o SETIRON
| + e gz tez0-bs DRaWN e
, xS CORROAL aont TOTAL REQUIRED = 104 + 24 + 52 = 185 (PER ORDINANCE) . FOUND IRON DEstoned s
TOTAL REQUIRED = (PER SHARED PARKING BY F&v) N o N
SUPPLIED 53 ELECTRIC apprOVED
—— s PEI0BN. g4z
o rence SAE  assHown
20
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Y ————,
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Consulting Civil Engineers
"Engineering A Better Michigan”

4700 Comerstone Drive, White Lake, Michigen 48383
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PRELIMIARY STORM DRAINAGE NARRATIVE:

THE DEVELOPMENT WILL BE PHASED 1 AND 2. PHASE 1 WILL BE THE HOTEL
AND A PORTION OF THE PUBLIC SPACE. PHASE 2 WILL BE THE COMMERCIAL
AREA AND THE REMAINDER OF THE PUBLIC SPACE.
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- REVISIONS
Yones 11
EXSTING COMERCIAL BULONG
PARCEL LEGAL DESCRIPTION: LIBER 34950, PAGE 730 RS S AR
PARCEL #1 - 22-16-300-050
PART OF THE WEST 1/2 OF SECTION 16, TOWN 1 NORTH, RANGE 8 EAST, CITY OF
NOVI, GAKLAND COUNTY, MICHIGAN, DESCRIBED AS FOLLOWS: BEGINNING AT A POINT
A DISTANCE S00°2333" 28.80 FEET AND N71°54'11°W 582.16 FEET FROM CENTER OF )
SECTION; THENCE S00°3120°E (PREVIOUSLY RECORDED S00°3121'E) 450.00 FEET; . W
THENCE N71°54"11"W 292.21 FEET; THENCE N0O*31'20"W 450.00 FEET: THENCE 9
S71°54' 1'E 262.21 FEET (PREVIOUSLY RECORDED 262.11 FEET) TO THE POINT OF 22
BEGINNING. CONTAINING £2.86 ACRES MORE OR LESS. z : ©
PARGEL #2 - 22-16-300-05 1 B N N
PART OF THE WEST 1/2 OF SECTION 16, TOWN 1 NORTH, RANGE 8 EAST, CITY OF 2 NI N
NOVI, OAKLAND COUNTY, MICHIGAN, DESCRIBED AS FOLLOWS: BEGINNING AT A POINT .8 RS
DISTANGE S00°2333'E 28,80 FEET & N71°54'11"W 87437 FEET (PREVIOUSLY NN &
RECORDED 874,34 FEET) FROM CENTER OF SECTION, THENCE S00°3120°E 450.00 383 ] 8
FEET; THENCE $71°54'11"E 292.21 FEET; THENCE S00°31'20"E 312.28 FEET; THENCE NS N N
$89°10°20"W 40.00 FEET; THENCE NOO*31'20°W 60.00 FEET: THENCE S89°10°20W § S8 Sy
275.00 FEET; THENCE NO0"31'20'W 810,00 FEET (PREVIOUSLY RECORDED 818.63 SRY | Rg
FEET); THENCE S71°54'11"E 40.18 FEET (PREVIOUSLY RECORDED 50.00 FEET) TO ILY =3
BEGINNING. CONTAINING 3.55 AGRES MORE OR L£96 NI 3
N
(R) -  RECORDED BEARING ANDIOR DISTANCE PER LEGAL DESCRIPTION s § <
(M) - MEASURED BEARING ANDIOR DISTANCE REQUIRED TO PROVIDE PROPER S S
CLOSURE OF PARCEL BOUNDARY S
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I hereby certify that | have located and mapped the land HHE
hereon platted and/or described, on the date noted £|&] 3
hereon, that | have complied with the requirements of Act £128
132, PA. of 1970 and that the error of closure of the glel S
) unadjusted field observation is within the limits established 2l1c| g
. s for the profession 2 H
g, R ol 2 g
L PO ol s <
o7 275.00(R&M) ¢ 3|8 S
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\ S
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TREES COUNTED TOWARD
BOTH HEYN DR. GREENBELT

AND PARKING LOT PERIMETER
PLANTING REQUIREMENTS (13)

\

TREES COUNTED TOWARD
BOTH DETENTION BASIN PLANTING.
AND PARKING LOT PERIMETER
PLANTING REQUIREMENTS (7)

NOTES:

1. SEE SHEET L-2 FOR PLANT SCHEDULE
2. SEE CIVIL ENGINEERING DRAWINGS FOR

SOILS INFORMATION - SHEET 54

TREES COUNTED TOWARD
BOTH HEYN DR. GREENBELT
/AND DETENTION BASIN

Terowod 0 bR 122

Site Landscape Calculations

INTERIOR PARKING AREA LANDSCAPE REQUIREMENTS:

TOTAL VEHICULAR USE AREA [Phase 1 & 2): 80,145 51

PHASE I: 77.575 (HOTEL)
PHASE Il: 2,570 (COMMERCIAL)

A: LANDSCAPE AREA REQUIRED: 3,750, (50,000 7.5%)
B: LANDSCAPE AREA REQUIRED: 30251 (30,145 x 1.0%)

C: TOTAL AREA REQUIRED: 4,052 sf. (A+B]
TOTAL AREA PROVIDED : 6,692 51

D: SHADE TREES REQUIRED: 21 (4,052 / 200)

SHADE TREES PROVIDED:  26*
“Note: The [3) frees are 1o be planfed in Phase 2 and
are nofincluded n fhe plant schedule

PERIMETER TREES REQURED: 40 (1,398 / 35)
PERIMETER TREES PROVIDED: 40

ACCESS WAY PERIMETER TREES: 3 (85+25/35)
TREES PROVIDED: 3

DETENTION BASIN REQUIRED LANDSCAPE :

SOUTH BASIN:
TOTAL BASIN LENGTH: 739 I,

LANDSCAPE REQUIRED: 518 (739x07)
LANDSCAPE PROVIDED: 520

TREES REQUIRED: 22 (739/35)
TREES PROVIDED: 2

NORTH BASIN:

TOTAL BASIN LENGTH: 50211

LANDSCAPE REQUIRED: 352 (502x0.7)
LANDSCAPE PROVIDED: 367 (73%)
TREES REQUIRED: 15 (502/35)
TREES PROVIDED: 15

BUILDING FOUNDATION REQUIRED LANDSCAPE :
TOTAL BUILDING LENGTH: 737If

LANDSCAPE REQUIRED: 589651 (737 x8)
LANDSCAPE PROVIDED: 6,234 5

9% OF HOTEL FOUNDATION - 77.7% (573 / 737)

GREENBELT REQUIRED LANDSCAPE:

INTHE TC DISTRICT, ONLY THE LARGE TREE OR
SUB-CANOPY TREE REQUIREMENT MUST BE MET, BUT
NOTBOTH

NOTE: THE APPLICANT IS USING SUB-CANOPY TREES
ALONG GRAND RIVER AND DECIDUOUS CANOPY
TREES ALONG HEYN DRIVE TO FULFILL THIS.
REQUIREMENT.

SUB-CANOPY TREES
GRAND RIVER AVE.
- NOT ADJ. TO PARKING (327-28-10] = 289/ 20

SUB-CANOPY TREES REQUIRED: 14
SUB-CANOPY TREES PROVIDED: 14%
“NOTE:See Sheef L 4 forlocation

DECIDUOUS CANOPY TREES
HEYN DRIVE
- ADJACENT TO PARKING (508-24) / 25 = 19 TREES
-NOT ADJ. TO PARKING 290 / 30 = 10 TREES
CANOPY TREES REQUIRED: 29
CANOPY TREES PROVIDED: 29

EXISTING SITE PLANT MATERIAL NOTES:
THE SHRUBBY GROWIH CONSIST PREDOMINANTLY
(OF BUCKTHORN AND TREE-OF HEAVEN SAPLINGS.
NO PHRAGMITES WAS LOCATED ON SITE

SEE SHEET 54 FOR EXISTING SOILS INFORMATION

Note Key:

(D) FROPOSED HOTEL SEE ARCHIECTURE,sE€ SeeT
L5 70R ENLARGEMENT AN FOUNDATON
PEANTNGS

() PROPOSED HOTEL CANOPY, S5 ARCHIECTURE

(B FROPOSED PHASE 2RESTAURANT & RETAL
it

@ ot steerscARE BT D
DAXBSCANG, S8 ENLARGEMENY S L

(B ASPHALTPARKING LOT SEE CVIL ENGINEERIG
DA

() DETENTON BASN € ENLARGEMENTsHEET LS

(@ BTG SDEWALK ALONG GRAND RVER

EXSTING TREES T0 8 REMOVED, Pee THE T OF
ROV REGULATED WOODLAND AP, T ARE
NG REGULATED WOOOLANDS OV

(@ ExING TRES 10 RenAN. € YPICAL TREE
PROTECTION DETAL SHEET L4

PHASE2 PLAZA AND LANDSCAPNG

@  concreewa. caL

(@ DECIUOUS CANOPY TREE SEETVPICAL DETAL

(@ SUBCANOPY TR, SEE ENLARGENENT SHEET -,
SEE R ACAL DAL (CRAN /e s
i

LAWN OVER MINIMUM 3 DEFTA TOPSOL.
TPCAL ALL PARKING LOT SLANDS UNLESS
GTHERVISE NOICATED

@  rrorose voNuMENT SN

PROROSED DECORATVE WALLAND FENCE. 52
sttt

'SURVEY PROVIDED BY:
POWELL ENGINEERING, LLC.
0 Commarce Dive

Wihite Lako, M 48383
248.714.9895

POWELL JOB NUMBER: 18422
DATED: 09.01.2020
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CITY OF NOVI LANDSCAPE NOTES:

1. ALL PLANT MATERIALS ARE TO BE INSTALLED IN A SOUND, WORKIAN-LIKE MANNER AND IN

2 AT

ALL PLANT MATERIALS ARE TO BE NORTHERN NURSERY GROWN KO.1 GRADE AN
THSTALLED ACCOROING T0 ACCEPED PUNTING PROCEDURES. AL PLAT MATERIAS SAL
CONFORATO THE CRTET A STAYDAROS FOR URSERYSTocx, THEY SHAL B PANTED
'ACCORDING TO THE CITY OF NOV PLANTING DETAILS AND SPECIFICATIONS. THE CITY SHALL
Ve THE RIGHT 7O ISPECT THE PANT HATERIALS RIOR 10 AANTING VD TO REXCT
D TO NOT MEET THE STANDARDS OF THE ZONING ORDINANCE.

Issved For
04.21.2020 Concept PRO
10.27.2020 Revision
04.09.2021 Revision
06.15.2021 Revision

& AL TREES SUALLHAE A CENTRAL LEADER AND A RADAL BRAICHING STRUCTURE P13
‘GRADE TREES ARE NOT ACCEF ES SHALL BE BALLED AND BURLAPPED (888).

DECIUOUS AVPY TREES WITH SRANCHES THAT MIGHT TX0 TODEVELOP NTO -
CROTCHES AL B SIBORDINATED 50 A8 NOY 70 ECOVE DOV

& AL LR COLOR NELY SHREDDED KA
PLANTINGS. 3 PULLED AWAY FROM
TR 53 IO PR SHRUSS AND SHAU BEDS D 2 THICK SR FOR PERENNIALS.

7. ALL PLANT MATERUL SHALL @
'ACCEPTANGE BY THE CITY OF NOVI. ALL UNHEALTHY AND DEAD MATERIAL SHALL
REPLACED WITHIN (3) MONTHS OR THE NEXT APPROPRIATE PLANTING PERIOD WHICHEVER
COMES FIRST.

& ALLPLANTHATERUL SHAL 8 HANTANED 14 AHEALTHY GROUNG COtOTION,
INCLUDING!
NECESSARY.

SUBSTITUTIONS OR DEVIATIONS FROM THE LANDSCAPE PLAN MUST BE APPROVED IN
RITING 5% THE I OF NOV FRIOR TO INSTALLATION

STAKES, AND GUYS MUST BE REMOVED BY JULY 15T FOLLOWING THE

10, ALL TREE WRAP, Project:
FRST WINTER SEASONAFTER INSTALATION.

HOLIDAY INN
Grand River Avenue
Novi, Michigan

51, ALL LANDSCAPE AEAS ARE TO BE MAINTAINED IN HEALTHY GROWING CONDITION FREE
OF DEBRIS AND REFUSE AND IN CONFORMANCE WITH THE APPROVED LANDSAPE PLAN

12. CONTRACTOR:
SITE PRIOR TO FINAL ACCEPTANCE,

13, puwr 71 500, PLNTINGS,
Sl N0 8 LOCATE WITHIN FOUR () FEET OF T PROVERTY LN

19 AL

HeET
Ly

15, THE OWNER msPECTI
“THE LANDSCAPE AT THE END OF THE 2-YEAR GUARANTEE PERIOD.

Project Sponsor:

62

1
S 229" 32 59 - i)
2 ID )
335 L HQ

o,
| : Holiday [lom

B35 sF

Mr. Mike Shammami
30715 West 12 Mile Road
Farmington Hills, MI 48334

GUARANTEE FOR
5E ALY RESPONGIBE FOR COMPLETON OF THE LUDSOvE ITALATION D
AINTENANGE PER THE APPROVED LANDSCAPE PLAN AND APPLICABLE CITY ORDINANCES.

THE DETAILS AND NOTES SHOWN ON SHEET L-4 ARE STANDARDS. THESE DETAILS.

'CLASSIFICATION AND ANY OTHER APPLICABLE CODE REQUIREMENTS.

1574 5F

. e | NE
City of Novi Maintenance Notes is G
MAINTENANCE OR REQUIRED PLANTINGS BY THE OWNER SHALL BE CARRIED OUTSO AS TO ©

PRESENT A HEALTHY, NEAT AND ORDERLY APPEARANCE FREE FROM REFUSE AND DEBRIS. 12

THERE SHALL BE A MINIMUM OF ONE (1) CULTIVATION IN JUNE, JULY, AND AUGUST FOR THE NT ce
TWO (2) YEAR WARRANTY PERIOD. g 51 k‘@'\

ALL UNHEALTHY AND DEAD MATERIAL SHALL BE REPLACED WITHIN THREE (3) MONTHS, OR O C 1066 SF 0 ™

THE NEXT APPROPRIATE PLANTING PERIOD, WHICHEVER OCCURS FIRST.

‘ Sheet Name:
ALL LANDSCAPED AREAS SHALL BE PROVIDED AND AUTOMATIC IRRIGATION SYSTEM (SEE |
ATTACHED PLANS). [ \ (14) d |
i Landscape Plan
TREE STAKES, GUY WIRES AND TREE WRAP SHALL BE REMOVED AFTER ONE WINTER SEASON. “ 16
16 [se)
PLANTINGS SHALL BE GUARANTEED FOF TWO (2) GRONING SEASONS AFTER DATEGF THE ‘ $= Enlargement

ACCEPTANCE OF INSTALLATION.

5
I AG
IF GRASS OR WEEDS EXCEED THE HEIGHT SPECIFIED IN CHAPTER 21 OF THE NOVI CODE OF o
‘ORDINANCES, OR IF SHRUBS ARE ALLOWED TO OBSTRUCT VISION ACROSS ANY PORTION OF _—— — 3 — -
THE ISLAND AND THE RESPONSIBLE PARTY IS UNWILLING TO RECTIFY THE PROBLEM THE CITY
WILL ABATE SUCH VIOLATIONS AND SHALL ACCESS THE COST OF SUCH ABATEMENT i
MEASURES IN THE MANNER PROPOSED BY THE DEVELOPER AND APPROVED BY THE CITY IN e — I
SUCH INSTRUMENT. = |
FOUNDATION PLANTING PLAN
City of Novi Standard Notes City of Novi Landscape Specifications - Note Key:
ALLLANDSCAPE MATERIALS, INSTALLATION, AND MAINTENANCE SHALL COMPLY W/ g P o _sm BOTANCAL NAME COMMON NANE SZE__sPAGiNG _RooT commenTs T TomLwmve
SECTION 5.5- SECTIONS SINSTALLATION. SMAINTENANCE AND THE LANDSCAPE DESIGN e e . [—— - = —— (D) PROPOSED HOTEL. SEE ARCHIECTURE
MANUAL SECTION 3: PLANT MATERIAL REQUIREMENTS. s i Sig. ton, and s : e ofs o dor s et e et P T (@) PROPOSED PATIO AREA, SEE ARCHECTURE
& GT Gestsat S Skyine Horeyicast 52 v s mow s is0m
ALLPLANT MATERIALSHALL B LOCALLY GROWN OR OF HS NORTH MIDWEST AMERICAN o R o soee §mmi el @ omecTom: souAGE s ecaTECrRe
REGION AND CONFORM TO THE CURRENT AAN STANDARDS. USE NO.1 GRADE PLANT P 4 UA Maks Rerondak Aorondox rabapie Tca amanawn s w100
MATERIAL " 18NS tyssasphatca Bickgum 267ca s shown Sege sragninex S 40000 S 720000( X (@ PROPOSED BKE RACK LOCATION
. 1 QI Guerus macrcape Bur o 5o sashom Sgeswogniak S 40000 3 52000 X
Qecupancy 0 R uemsnwn Red ook 26ca s shown Srgesmoguink S 40000 5 300000 X ASPHALT PARKING LOT, SEE CIVIL ENGINEERING
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August 23, 2021

Planning Review

‘ ‘ Holiday Inn PRO
_ JZ19-24 PRO Concept Plan

cityofnovi.org

PETITIONER
Grand River Show LLC

REVIEW TYPE
4t Revised PRO Concept from I-1 (Light Industrial) to TC (Town Center) with a Planned Rezoning
Overlay (PRO)

PROPERTY CHARACTERISTICS

Section 16

South of Grand River, East of Beck Road;
Parcel Id's: 22-16-300-050 & 22-16-300-051

Site School District | Novi Community School District

Site Location

Site Zoning I-1 Light Industrial
Adjoining Zoning North OST Office Service Technology
East I-1 Light Industrial
West I-1 Light Industrial
South I-1 Light Industrial
Current Site Use Vacant Land/Industrial building
North Trucking/Auction House
Adjoining Uses East Park Recreation Fields
West Vacant
South Industrial building
Site Size 5.523 Acres
Plan Date July 23, 2021

PROJECT SUMMARY

The petitioner is requesting a Zoning Map amendment for 5.52 acres of property east of Beck Road
on the south side of Grand River Avenue (Section 16) from I-1 (Light Industrial) to TC (Town Center)
utilizing the City's Planned Rezoning Overlay (PRO) option. The applicant states that the rezoning
request is necessary to allow the development of a 4-story Holiday Inn hotel with 117 guest rooms
and a 40-seat restaurant. A 16,413 square foot retail/restaurant building is also indicated along
Grand River Avenue on the concept plan as a future phase. A public gathering area is proposed
to the north of the commercial building along Grand River Avenue.

The parcels are currently zoned I-1 Light Industrial District, which does not permit hotel use. The
Future Land Use map designates this area as City West, which is described as a redevelopment
area in the City’s Master Plan. Zoning Ordinance standards to implement the planned district have
not yet been completed, so the applicant has chosen to use the PRO option. They have requested
to be rezoned to Town Center District, which seems to be the district that would most closely match
the mixed-use concept in their proposal, although that district was created for the area of the City
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near the intersection of Grand River Avenue and Novi Road. The Town Center District does
resemble the Master Plan’s vision for the City West area for higher density, mixed-use development.

The project area is currently partially developed and undeveloped land. The two separate parcels
would need to be combined prior final site plan approval.

PROJECT REVIEW HISTORY

The applicant submitted for a Pre-Application Meeting which was held on November 26, 2018. In
June 2019, the applicant submitted a Planning Rezoning Overlay request with concept plan that
proposed a 117-room, 4-story hotel with a sit-down restaurant. A future 10,145 square foot
retail/restaurant building was also proposed; however no details of the building were provided. The
project was presented to the Master Plan & Zoning Committee on December 11, 2019. The
committee was on the whole supportive of the uses and building proposed, and encouraged the
applicant to consider reducing the parking and thinking about pedestrian connections to the
surrounding area. Committee members indicated they would like to see a broader image to give
context to the surrounding areq, including recently built or proposed hotels, other local existing
restaurants, and how pedestrians from the proposed hotel can get to Suburban Showplace.

Based on staff, consultant, and Master Plan & Zoning Committee feedback, the applicant has since
made 3 revision submittals to the PRO Concept Plan. In the most recent submittal (July 2021) the
retail/restaurant building at the north end of the property is now shown as 16,413 square feet. The
parking spaces have been reduced to 153 spaces. Additional sidewalks have been incorporated
intfo the design and the number of deviations from ordinance standards have been reduced.

PRO Option

Consistent with Section 503 of the Michigan Zoning Enabling Act (MZEA), the PRO option creates a
“floating district” with a conceptual plan attached to the rezoning of a parcel. As part of the PRO,
the underlying zoning is proposed to be changed (in this case from I-1 to TC) and the applicant
enters info a PRO agreement with the City, whereby the City and the applicant agree to tentative
approval of a conceptual plan for development of the site. 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. If the development has not begun within two (2) years, the rezoning and PRO concept
plan expires and the agreement becomes void.

RECOMMENDATION

The uses requested by the applicant appear to be supported by the Master Plan, which
recommends this area for redevelopment to accommodate a mix of uses in a dense, walkable
sefting. The applicant’s proposal for a mix of hotel, restaurant and/or retail uses could serve the
needs of visitors fo the existing nearby convention center and hospital. The revised submittal
provides some additional details, as requested by staff in the previous PRO Concept Plan reviews.
The PRO Concept plan is conditionally recommended for approval to move forward at this time. The
Planning Commission and City Council will need to make a determination on whether the
applicant has provided sufficient “benefits to the public” to meet the requirements of the PRO
Ordinance. Prior to the public hearing before the Planning Commission, the applicant should
update the shared parking study to adjust for the larger size of the commercial building to show the
proposed parking is sufficient for the uses proposed, as well as update the open space calculation
for the site as described on page 5-46 below.

COMPARISON OF ZONING DISTRICTS

The following table provides a comparison of the current (I-1) and proposed (TC) zoning
classifications. The applicant is requesting a change of zoning from Light Industrial to Town Center.
The types of uses allowed in these districts have some overlap, but the TC district has uses such as
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retail business and restaurant uses, hotels, banks, instructional centers and residential dwellings that
are not permitted in the |-1 District. The Light Industrial district allows many uses that would not be
appropriate adjacent areas that include residential uses. The proposed use could be somewhat
higher in intensity than the existing zoning.

I-1 Zoning TC Zoning
(Existing) (Proposed)
Principal See attached copy of Section | See attached copy of
Permitted Uses 3.1.18.B Section 3.1.25.B
Special Land See attached copy of Section | See afttached copy of
Uses 3.1.18.C Section 3.1.25.C
Except where otherwise Except where otherwise
Minimum Lot provided in this Ordinance, provided in this Ordinance,
Size the minimum lot area and the minimum lot area and
width, and the maximum width, and the maximum
percent of lot coverage shall percent of lot coverage shall
be determined on the basis of | be determined on the basis
Maximum Lot off-street porklng,. loading, of off-street porklpg, loading,
greenbelf screening, yard greenbelt screening, yard
Coverage
setback or usable open space | setback or usable open
requirements as sef forth in this | space requirements as set
Ordinance. forth in this Ordinance.
Building Height 40 feet 65 feet or 5 stories
Buildin Front: 40 feet Front: 50 feet
Setchgks Side: 20 feet Side: 50 feet
Rear: 20 feet Rear: 50 feet
15% (permanently
Gross Open Not Applicable landscaped and pgdesfnon
Space plaza areas accessible to the
public)
Minimum Square . .
Footage Not Applicable Not Applicable

COMPATIBILITY WITH SURROUNDING LAND USE

The surrounding land uses are shown in the below chart. The compatibility of the proposed
rezoning with the zoning and uses on the adjacent properties should be considered by the Planning
Commission in making the recommendation to City Council on the rezoning request. The following
table summarizes the zoning and current land uses for the subject property and surrounding
properties.

Existing Zoning Existing Land Use Master Plan Land Use Designation

Vacant lot, Light

Subject Property | I-1Light Industrial Industrial uses

City West District

Eastern Parcels | |-1Light Industrial Recreational fields City West District
Western Parcels | I-1Light Industrial Vacant City West District
Northern Parcels | OST Office Service Auction house, frucking

City West District

Technology company
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Southern Parcels | I-1Light Industrial Light industrial uses City West District
Zoning Map Future Land Use Map

The subject parcels are currently zoned I-1 (Light Industrial). One of the parcels is currently vacant,
the other has an older industrial building with an upholstery shop and a sign business.

North of the subject property across Grand River Avenue is a commercial business that appears to
be an auction house with storage and trucks, with a frucking company just to the west. These
parcels are zoned OST - Office Service Technology.

The property to the south is developed with an industrial building and zoned I-1 Light Industrial.
The property to the west of the subject properties is vacant and zoned I-1 Light Industrial.

The property to the east of the subject properties is leased by the City's Parks and Recreation
Department for soccer fields and owned by Blair Bowman, owner of the Suburban Collection
Showplace. It is zoned I-1 Light Industrial.

The applicant’s rezoning narrative incorrectly lists garbage incineration, dry cleaning plants and
junk yards as possible uses in the I-1 district. These are uses only permitted in the 1-2 General
Industrial District. More typical permitted uses would include professional and medical offices,
warehousing, manufacturing, research & development, and industrial sales & service
establishments. (See excerpts from Zoning Ordinance in attachments.)

The future uses for the surrounding properties could change, as they fall within the City West District
designation on the Future Land Use Map, which is called out as a redevelopment site in the Master
Plan. The City West District is envisioned fo be a mixed-use district. As stated in the 2016 Master Plan:
"“This area offers the potential for the creation of a prominent new district combining entertainment,
convention, commercial, office, and residential uses in a cohesive, high-density, walkable pattern.”
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Development standards for the new City West district are being written by City staff and are
anticipated go through the approval process within the next year.

Impacts to the surrounding properties as a result of the proposal would be expected as part of the
construction of any development on the subject property and could include construction noise
and additional traffic. There are no residential uses immediately adjacent to the subject parcels,
which minimizes the level of construction impact. The vacant properties and industrial business uses
surrounding the parcel reflect the historical use of the area, while the proposed development
represents what future redevelopment of the area could bring under the proposed City West
zoning district currently being created.

DEVELOPMENT POTENTIAL AND DENSITY PROPOSED

The site plan proposes a 117-room, 4-story hotel with a restaurant incorporated into the building.
Also proposed is a 16,413 square foot retail/restaurant building located on the north side of the
property fronting on Grand River Avenue.

The proposed uses are more consistent with the Master Plan vision for the City West area than the
uses permitted under the current |-1 zoning. Staff analyzed the impacts of the proposed rezoning in
the following sections.

The applicant submitted a narrative that assesses and supports their request for change of use.
However, staff suggests the applicant consider the comments made under the review concerns
section below and address the concerns in an updated narrative to be submitted prior to the
Planning Commission public hearing that addresses issues raise in all the review letters.

REVIEW CONCERNS

1. Rezoning Sign Location Plan: Per the Site Plan and Development Manual, the applicant is
required to submit a sign location plot plan to be approved by staff. “The sign must be
located along the property line of the right-of-way at the midpoint of the property width.”
The sign must be posted no later than 15 days prior to the scheduled public hearing before
the Planning Commission. The sign location map was provided in the original submittal, and
a mock-up of the proposed sign has now been provided - both are now approved. The sign
should be posted no later than 15 days before the Planning Commission public hearing, or
no later than September 7t if the project will be on the September 22nd agenda.

2. Heyn Drive: Primary access to the site is proposed with two curb cuts on Grand River
Avenue. One of those is on the existing private road known as Heyn Drive. The drive falls
mostly off-site to the west, and the plans note a 30’ Private Easement for Ingress/Egress and
Utilities. The width meets the requirement of 28-feet for a private road. The applicant has
provided the off-site Easement for review that information for any potential concerns. The
applicant has also provided lefters from the property owners with a legal interest in Heyn
Drive stating they are aware of and do not object to the applicant’s plans to make
improvements and increase traffic on this private road. This comment has been addressed.

3. Design and Layout Concerns: The proposed 4-story hotel is consistent with the height of
buildings envisioned for the City West area and is under the maximum height allowed in the
TC District. However, the following elements required by the Ordinance and Master Plan are
missing from the proposed layout or require clarification:

a. Open Space: The use standards for hotels within the City requires a minimum of 30
square feet of "usable open space” per each room within the hotel. The usable
open space required for the hotel can count foward meeting the overall
requirement of the TC district discussed below. The applicant has provided an open
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space calculation sheet to show how the required conditions are met. The amount
of usable open space provided around the hotel is 4,175 square feet, consisting of
patio and courtyard areas, and some freed lawn areas. The lawn areas shall at
minimum include benches to be able to be considered “usable.”

The TC District requirement for 15% open space is more broadly defined as
“permanently landscaped open spaces and pedestrian plaza areas accessible to
the public.” The total site area would be subject to the requirement, meaning 36,460
square feet of open space is required. With 4,175 square feet provided around the
hotel, the remaining 32,285 square feet can include landscaped areas around the
commercial building, the plaza area (including pavement), landscaping areas
around the storm water basins (but not to include open water areqa), and
landscaped setback areas on the east and west sides of the property. The applicant
should rework the open space calculations for the entire property using this
guidance, not just the commercial portion, to determine whether the requirement is
met.

b. Loading areas: Within the TC zoning district, loading space is required to be provided
in the rear yard in the ratio of 10 square feet per front foot of building. The hotel, at
74 front feet, should have a loading area of 740 square feet. There is a loading area
indicated in the rear yard behind the hotel (74 ft by 10 ft) which meets the
requirement. The loading zone is located within the drive aisle, however the area has
been widened to provide a bypass of 20 feet when the loading zone is occupied (as
required for a fire lane).

The commercial building, with 186 front feet, would require a loading area of 1,860
square feet. There is a loading area proposed on the southwestern side of the
building, area is dimensioned as 60 feet by 16 feet, or 260 square feet.

As the commercial loading area does not meet the ordinance requirements, the
applicant should request a deviation and provide sufficient justification, such as the
size of the largest delivery vehicle expected. Staff supports the deviation if the
loading area shown is sufficient for the delivery vehicles expected without impeding
traffic.

c. Accessory Structures: The PRO Concept Plan notes "possible” locations of
transformers and generators. A recent Ordinance amendment allows fransformer
units and other utility boxes under 4 feet in height o be located in the rear or side
yard. Units over 4 feet in height shall be located in the rear yard. The applicant does
not anticipate a variance will be needed for this item.

d. Overhead Utilities: Overhead electrical lines are shown on the plans running through
the drive aisle and parking lot. The applicant indicates any conflicting overhead
utilities will be moved according to the utility guidelines.

e. Sidewalk on Private Drive: “Direct pedestrian access shall be provided between all
buildings and uses within a development and between a development and
adjacent areas.” The revised plan shows sidewalks along Grand River, and around
the retail and hotel buildings. Sidewalk is now also shown along Heyn Drive as well as
from the retail building to the hotel. The plan shows a sidewalk to be constructed in
Phasel that would connect the commercial building area with the parcel to the
west. In Phase 2, a sidewalk connection would be added to the east This comment
has been addressed.
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2. Parking: The current ordinance requires 185 parking spaces to accommodate the proposed

5.

uses on the site. The applicant currently proposes 153 spaces. A Shared Parking Study was
previously submitted that showed the mix of uses proposed on the site would require 126
spaces total — however the parking study was done based on a smaller proposed
commercial building (11,000 sf GFA). As the applicant has since increased the size of the
building to 16,413 square feet, the study should be updated to reflect this change in order to
determine whether there are still enough parking spaces provided. The number of
employees for the tenant spaces and accompanying restaurant occupancy and/or retail
customers should be updated to reflect anticipated parking needs. Depending on the
results of the updated parking study, Staff may recommend the Planning Commission permit
a reduction in the number of parking spaces required (as permitted under Zoning
Ordinance Section 5.2.), and the number of spaces proposed be included as a condition in
the PRO Agreement.

Sustainability: The Master Plan specifically calls out the opportunity to consider innovative
sustainable development strategies in establishing a new district. “Landscaping with native
plants, incorporation of alternative energy systems such as solar collectors or geothermal
heat pumps intfo building designs, accommodations for electric vehicles, bicycle facilities,
and ulfimately, infegration with mass transit are all steps that can be taken to build a district
that adheres in the long ferm to basic principles of environmental sustainability.”  The
applicant has proposed eight electric vehicle charging stations that will be available to the
public. The current landscape plan shows 56% of the plants proposed will be native species.
The applicant also states they will utilize solar power where possible for aesthetic lighting
and signage proposed. The building will also use high efficiency HVAC, lighting, auto-light
turnoffs in guest rooms, high efficiency electric through wall units for each room,
environmentally friendly interior finishes and materials including wall coverings and fabrics.
The building envelope will conform to current energy codes. Beyond the EV charging
stations and native plantings, there are no details provided on the plans to confirm or
evaluate the sustainability strategies proposed.

Phasing: The applicant has provided more details of which elements are in Phase 1 and
Phase 2. The hotel with the restaurant is Phase 1 of the project, along with both stormwater
detention basins, improvements to the existing access drives off Grand River Avenue, and
142 parking spaces. Two planting areas along Grand River along with large decorative
address numbers are proposed as part of Phase 1.

The 16,413 square foot commercial building on the north end of the property is considered
Phase 2 of the project, along with 11 parking spaces and additional pedestrian plaza space
adjacent to the north side of the building.

Ownership: The site plan appears to indicate that the site will be one parcel under single
ownership. The applicant has verified this to be the case.

Ingress-Egress Easement: Access to the site is proposed with two curb cuts on Grand River
Avenue. One of those is through the existing private road known as Heyn Drive. The drive
falls mostly off-site to the west, and the plans note a 30’ Private Easement for Ingress/Egress
and Ufilities. The applicant has provided additional information regarding the off-site
Easement and letters from the affected landowners that share interest in the easement. The
off-site road improvements to Heyn Drive will require a temporary construction easement.

a. If Heyn Drive were to become a public street in the future (which is depicted in the
Master Plan), additional Right-of-way would be needed. The applicant may want to
consider dedicating the ROW as a public benefit of the project. The applicant has
declined to offer ROW.
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MASTER PLAN FOR LAND USE

The Future Land Use Map of the 2016 City of Novi Master Plan for Land Use identifies this property
and parcels to the north as City West, which is called out as a Redevelopment Site. “This area offers
the potential for the creation of a prominent new district combining entertainment, convention,
office, and residential uses in a cohesive, high-density walkable pattern.... The district is envisioned
as a distinct neighborhood as well as a complement to major nearby uses such as the Suburban
Collection Showplace and the hospital.”

Adopted by the Planning Commission in July of 2017, the Master Plan calls for “the development of
design standards or a form-based code to establish district-wide standards for building massing and
location, streetscape, and public spaces.” Staff is working on creating this new zoning district;
however it still needs to go through the process for adoption. The applicant desires to move
forward, which necessitates adapting an existing zoning district to the site through the use of the
Planned Rezoning Overlay option.

The 2016 Master Plan also contains a chapter on the Grand River Corridor, which represents an
important thoroughfare for the City and the region. As stated in the document, “opportunities exist
to enhance the corridor's function and its appearance, resulting in a roadway that creates a
community identity for the City of Novi.” Enhancement concepts discussed in this area of the
corridor include increasing the number of street trees and landscaping to help create a buffer for
pedestrians and strengthening the identity of the corridor with a mix of uses and unigque signage.

The proposal would partly follow objectives listed in the Master Plan for Land Use including the
following. If additional information is provided per staff's comments, the proposal may have the
ability to meet the full intent of the objectives:

1. Infrastructure
a. Objective: Provide and maintain adequate water and sewer service for the City's needs.
b. Objective: Provide and maintain adequate transportation facilities for the City's needs.
Address vehicular and non-motorized fransportatfion facilities.

Staff Comment. The Rezoning Traffic Study provided by the applicant shows the proposed hotel
and restaurant uses are not expected to generate more trips than other permitted uses within the
existing I-1 zoning district. The Proposed uses would also generate fewer trips, especially during peak
hours, than other possible uses within the TC district, such as shopping centers. The current TIS
provided by the applicant assumes a shopping center use in the commercial building. As noted in
the Traffic Review, the RTS previously provided should be updated with the current mix of uses so
that the assumptions are consistent between the documents.

2. Community Identity
a. Objective: City West/Grand River & Beck Road. Develop the City West/Grand River Avenue
and Beck Road area in a manner that supports and complements neighboring areas.
b. Objective: Maintain quality architecture and design throughout the City. Set high standards
and promote good examples for use of public property through the City's actions.
c. Objective: Ensure compatibility between residential and non-residential developments.

Staff Comment: The previously completed Facade Review suggests that the proposed building
materials meet the ordinance standards, but do not qualify as an enhancement of the project
under the PRO Ordinance. The applicant only provided elevations for the hotel building, therefore
the retail building would be expected to comply with ordinance standards at the time of Site Plan
submittal. The proposed site does not abut a residential district and therefore no significant impacts
are anticipated on nearby residential areas. The design of the streetscape and pedestrian plaza



JZ19-24 Holiday Inn PRO with Rezoning 18.730 August 23, 2021
PRO Concept Plan — 4th Revision: Planning Review Page 9

near Grand River is an effort to create a sense of place and identity as envisioned in the Grand
River Corridor study.

3. Environmental Stewardship
a. Objective: Protect and maintain the City’'s woodlands, wetlands, water features, and open
space.
b. Objective: Increase recreational opportunities in the City.
c. Objective: Encourage energy-efficient and environmentally sustainable development
through raising awareness and standards that support best practices.

Staff Comment:. The site would be redeveloped and would not result in new permanent impacts fo
natural features, which makes it a preferable site compared to a site that had never been
developed. There are no regulated wetland or woodland areas present on the site. The applicant
indicates they will provide 8 electric car charging space in the parking lot and utilize some solar
lighting. The applicant has increased the number of native species in their landscaping plantings to
56%.

4. Economic Development
d. Objective: City West/Grand River & Beck Road. Develop the City West/Grand River Avenue
and Beck Road area in a manner that supports and complements neighboring areas.
e. Objective: Retain and support the growth of existing businesses and attract new businesses
to the City of Novi.
f. Objective: Ensure compatibility between residential and non-residential developments.

Staff Comment. The development of a hotel and restaurant/retail uses on this site would
complement the nearby hospital and Suburban Collection Showplace by providing visitors short-
term lodging and dining options in close proximity to those facilities. Nearby residential uses would
be buffered from the proposed uses by the existing industrial building to the south and vacant
parcels to the west.

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 completely voluntary by the
applicant, the applicant and City Council can agree on a series of conditions to be included as
part of the approval.

The applicant is required to submit a conceptual plan and a list of terms that they are willing to
include with the PRO agreement. The applicant has submitted a conceptual plan showing the
general layout of the hotel and commercial buildings, parking lot, stormwater ponds, driveways
and accessory structures. The applicant has provided a Community Impact Statement describing
the potential impacts of the development. At this time, the applicant has identified some
condifions to be included in the agreement if the current design moves forward, as listed below.
Staff comments are in bold italics.

1. The development shall generally conform to the PRO Concept Plan. This is a standard
requirement of the PRO ordinance, and is not more limiting.

2. Execution of any required easements. This is a requirement of any development, and is not
more limiting.

3. The permitted uses of the property will be for a 4-story full-service hotel with a restaurant,
and an approximately 16,413 square foot building for retail and/or restaurant uses. The
ordinance allows many more permitted uses in the TC district, therefore this condition
would be more limiting;
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4. The provision of a minimum of 20% permanently landscaped and pedestrian plaza areas
accessible to the public. If the applicant were to significantly exceed the minimum of 15%
open space, that may qualify as a greater amenilty under the PRO ordinance. The
applicant will need to recalculate the open space provided using the guidance discussed
on page 6 of this review in order to determine if 15% is significantly exceeded.

5. Electric vehicle charging stations, solar lighting, decorative pedestrian lighting, outdoor
furniture, safety paths in accordance with the Town Center Study shall be provided. The
Town Center district requires all sites to incorporate development amenities (Section
3.27.1.L.) such as exterior lighting, outdoor furniture, and safety paths, so most of these
amenities would be required with any development in the TC District. However, the
electric vehicle charging stations are not specifically mentioned, and may be considered
an enhancement.

Additional Conditions Proposed by Staff:

6. The landscaped public plaza space proposed along Grand River, and a sidewalk
connection through the parking area to the hotel, shall be constructed within Phase 1 of
the development (before a Temporary Certificate of Occupancy will be granted).

7. Based on the Shared Parking analysis provided by the applicant, a total of 153 parking
spaces will be provided on the site, including 8 electric vehicle charging stations.
Approximately 142 parking spaces will be provided in Phase 1 of the project, with the
remaining 11 spaces to be constructed with Phase 2. This condition may need to be
updated based on revisions to the Share Parking study.

8. The maximum height of the proposed buildings shall not exceed 58 feet.

9. Signage shall comply with Chapter 28, Signs, of the City's Code of Ordinances, subject to
Zoning Board of Appeals review and variance upon application at the time of individual
site plan review. For consistency with the intent of the TC District regulations, no off-
premises (billboard) signs shall be permitted on any portion of the Property.

10. Any storm water basins, drainage conveyance, and other facilities constituting the overall
storm water management system serving the Property shall be designed and constructed
by the Developer, and subject to approvals and inspection by the City, in accordance
with all applicable City, County of Oakland, and State of Michigan ordinances, codes,
regulations, and laws, except as otherwise specifically noted herein.

The PRO conditions must be in material respects, more strict or limiting than the regulations that
would apply to the land under the proposed new zoning district. Some of the conditions listed
above are more limiting in use and density than what would be allowed under the TC zoning
district. They also require the developer to provide greater amenities than would be required by a
typical commercial building, such as pedestrian paths and plazas. 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 should continue to develop their list of conditions that they are
seeking to include with the PRO agreement. The applicant’s narrative includes a limited list of PRO
conditions at this time.

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 fo 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
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of whether to include those deviations in a proposed PRO agreement. The proposed PRO
agreement would be considered by City Council 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, however without those details some
deviations cannot be identified and the applicant would be expected to comply with the
ordinance for any conditions not included in the PRO Agreement. Staff has reviewed the concept
plan in as much detail as possible to determine what deviations from the Zoning Ordinance are
currently shown.

The applicant may choose fo 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 any
requested deviations would have to be approved by City Council in a proposed PRO agreement.
Deviations not approved would need to be brought into compliance in the Preliminary/Final Site
Plan review process.

The following are deviations from the Zoning Ordinance and other applicable ordinances that will
be required unless modifications are made to the proposed concept plan:

a. Building setback (Section 3.1.25.D): A deviation to allow a reduction in the building
setback for the commercial building along western property line (40 feet proposed, 50
feet required). Supported by staff.

b. Parking (Section 5.2): A deviation to allow a reduction of the required parking based on
the Share Parking study provided by the applicant (185 spaces required, 153 spaces
proposed). Staff support to be determined based on updates to Shared Parking Study to
reflect current development program proposed.

c. Commercial Loading area (Section 5.4.2): A deviation to allow a smaller loading area for
the commercial building (800 sf shown, 1,890 sf required). May be supported by staff as
the width and length would accommodate a medium-sized delivery vehicle (up to 50 ft
length) without impeding traffic, if the applicant can demonstrate that the medium-sized
delivery vehicle would be the maximum expected for the proposed uses.

d. Right Turn Taper (Code of Ordinances, Figure IX.10): The Traffic review indicates the
expected number of peak-hour right furns into the site requires a right turn taper. The
applicant must provide this taper in compliance with Figure IX.11 of the Code of
Ordinances. Not providing the taper would require a deviation. As Grand River is under
the jurisdiction of Oakland County, if the RCOC determines a right turn taper is not
required, staff would support the deviation.

e. Building Foundation Landscaping (Section 5.5.3.D.): A landscape deviation to allow 1,156
square feet of required foundation landscaping for the Phase 2 building to be located
away from the building. This is supported by staff as it will still screen the building from
Grand River Avenue.

The applicant is asked to address the list of deviations above by revising the Concept Plan to
remove the need for the deviations, and/or provide a list of the deviations requested. The applicant
is asked to be specific about the deviations requested in a response letter and specifically explain
why if each deviation “were not granted, [it would] 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.”

Staff Comment: Refer to other review letters for more details on additional information being
requested. Further deviations may be identified once more clarification is provided.
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APPLICANT BURDEN UNDER PRO ORDINANCE

The Planned Rezoning Overlay ordinance 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.ii.a) Approval of the application shall accomplish, among other things,
and as determined in the discretion of the City Council, the integration of the
proposed land development project with the characteristics of the project areaq,
and 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.

2. (Sec. 7.13.2.D.ii.b) Sufficient conditions shall be included on and in the PRO Plan and
PRO Agreement on the basis of which the City Council concludes, in ifs discretion,
that, as compared fo 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; provided, in determining whether approval of a
proposed application would be in the public interest, the benefifs which would
reasonably be expected to accrue from the proposal shall be balanced against,
and be found to clearly outweigh the reasonably foreseeable detriments thereof,
taking info  consideration reasonably —accepted planning, engineering,
environmental and other principles, as presented to the City Council, following
recommendation by the Planning Commission, and also taking into 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 as resulting from the
development proposal:

The following are key benefits as stated in the applicant’s narrative, with Staff comments in Bold:

I. FEulfiling the Master Plan’'s Redevelopment Strategy: Meeting the intent of the City West
planning area. Staff acknowledges that the proposed development aims to begin to fuffill
the redevelopment vision laid out in the Master Plan. The Master Plan talks about a mix of
uses in the area but does not specifically mention hotel uses. There are existing commercial
uses in the area, but they are scattered and do not result in a cohesive development that
ties the uses together and expands the commercial options available. The revised Concept
Plan shows the hotel building surrounded by parking but provides some elements of a
walkable development with landscaped open spaces and pedestrian pathways and
plazas, and the commercial building provides development near the sireet with parking
located behind it. The proposed layout now includes connections to adjacent parcels that
could be developed in the future. While this can be perceived as a positive feature of the
development, it does not provide any measurable benefits to the public and is not what the
ordinance contemplates when it talks about benefits to the public.
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2.

Encourage New Development: This development will encourage additional new
development in an area that is underutilized with older, small industrial/commercial
buildings. The applicant’s position that additional investment in the area could drive others
to develop could be valid, and the hotel and restaurant use would complement the
convention center and hospital. While this can be perceived as a positive feature of the
development, it does not provide any measurable benefits to the public and is not what the
ordinance contemplates when it talks about benefits to the public.

Mixed-use: This request will integrate retail, restaurant and hotel uses on a single site, better
meeting the intent of the Town Center District. The hotel, restaurant and retail uses would
better serve the nearby convention center and hospital compared to uses that could be
developed in the I-1 District. While this can be perceived as a positive outcome of the
development, it does not provide any measurable benefits to the public and is not what the
ordinance contemplates when it talks about benefits to the public.

Tax Benetfits: This project will provide a potentially enhanced tax benefit to the City over an
industrial use. While this can be perceived as a positive outcome of the development, it
does not provide any measurable benefits to the public and is not what the ordinance
contemplates when it talks about benefits to the public.

Public Amenity: Creation of a pedestrian-oriented courtyard at the front of the retail
building, along Grand River Avenue. Such amenities are a requirement of the TC District,
and also support the strategies recommended to enhance the Grand River corridor. The
applicant has committed to providing the plaza in phase 1 of the development in the latest
submittal.

Shared Parking: Shared parking between the fwo buildings to minimize the impact of
stormwater on the municipal system. Staff notes that the applicant is proposing 153 parking
spaces, which is significantly less than originally proposed. The shared parking analysis
showed a demand for 126 parking spaces, while the ordinance requires 188 spaces based
on the uses proposed. As discussed previously, the Shared Parking study was based on a
previous development plan and shall be updated to account for the larger commercial
building proposed.

This project includes the use of electric car charging stations for a more environmentally
friendly development, as well as various building features that enhance energy efficiency.
Staff agrees that these are not requirements of the ordinance. Eight charging stations are
proposed, which is a public benefit, provided that the charging stations are open for use by
the general public.

The applicant indicates 36.5% landscaped and pedestrian plaza areas accessible to the
public has been provided. The calculations for open space need to be updated to
determine whether the plan proposes additional landscaped open space beyond the 15%
requirement for the total site area. If the applicant were to significantly exceed the
requirement of 15% open space, that may qualify as a greater amenity under the PRO
ordinance.
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9.

10.

I7.

This project provides an appropriate transition between anficipated uses in the City West
Plan for Grand River Avenue and the single-family residential uses to the south. Staff notes
that the site is not adjacent to the residential neighborhood to the south, and therefore will
not have a measurable impact, positive or negative, on nearby residential uses. While this
can be perceived as a positive outcome of the development, it does not provide any
measurable benefits to the public and is not what the ordinance contemplates when it talks
about benefits to the public.

The creation of temporary (construction) and permanent jobs in the City. Alternative
developments would also bring investment and create jobs and is not considered unique to
this proposal. The number of jobs that could be created by an industrial use could exceed
this development, as the hotel/restaurant use proposed in Phase 1 is only expected to result
in 11 permanent jobs according to the applicant’s projections. Therefore, this would not be
considered a public benefit.

The applicant has added two “local sights signs” near the plaza are that are intended to
direct pedestrians to nearby destinations such as the Suburban Showplace. No additional
details on the signage are provided, so it is not possible to determine whether the signs
would meet the requirements of the City’'s sign ordinance. Directional signage to other
businesses is not required and could be considered an enhancement of the development,
albeit a minor benefit.

This is a PRO in which the applicant seeks both a rezoning and a few deviations from requirements.

The benefits to the City beyond the sort of “tax base” increase/property utilization that any viable

development would result in are not clear at this point—particularly given that many of the

conditions proposed are not more limiting or enhancements above the ordinance requirements.

SUMMARY OF OTHER REVIEWS:

a.

Engineering Review (dated 5-21-2020): Engineering recommends approval of the Concept
plan and Concept Stormwater Management Plan, with additional items to be addressed
during detailed site plan review.

Landscape Review (dated 8-3-2021): There is one deviation from landscape standards
which is supported by staff. Refer to review letter for more comments. Landscape
recommends approval.

Traffic Review (dated 5-4-2021): Additional comments to be addressed at the time of
Preliminary Site Plan submittal. Traffic recommends approval of the PRO Concept Plan.
Rezoning Traffic Study Review (dated 6-18-19): The applicant provided a Rezoning Traffic
Impact Study, which was previously approved by AECOM.

Traffic Impact Statement Review (dated 5-3-2021): The applicant provided a Traffic Impact
Statement including a Shared Parking study, which was approved by AECOM.

Facade Review (dated 6-29-2020): The proposed hotel elevations comply with facade
ordinance standards; no Section 9 facade waiver is required. Facade recommends
approval.  The commercial building would be expected to meet facade ordinance
standards since no elevations are provided at this time.

Fire Review (dated 4-16-2021): Fire recommends conditional approval, with additional
comments to be addressed in site plan approval process.

NEXT STEP: PLANNING COMMISSION MEETING

This PRO Concept Plan will be scheduled for public hearing before the Planning Commission on
September 22, 2021. Please submit the following no later than noon on September 9, 2021:
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Concept Plan submittal in PDF format (maximum of 10MB).

A response letter addressing ALL the comments from ALL the review letters and a request for
deviations and conditions to be included in the PRO Agreement.

Updates to the Shared Parking Study as described in the Planning Review.

An updated Open Space plan as described in the Planning Review.

Updated PRO Narrative that describes the public benefits proposed.

A color rendering of the Site Plan (Received for commercial portion).

CITY COUNCIL

After the Planning Commission makes its recommendation, the PRO Concept Plan will be
scheduled for consideration by the City Council. If the City Council grants tentative approval at
that time, they will direct the City Attorney to draft a PRO Agreement describing the terms of the
rezoning approval. Once the PRO Agreement has been drafted and approved by the applicant’s
attorney, it will return City Council for final approval.

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

%/yf//

Lindsay Bell, AICP — Senior Planner

Attachments:  Planning Review Chart

Section 3.1.18.B — I-1 Permitted Uses
Section 3.1.18.C - I-1 Special Land Uses
Section 3.1.25.B — TC Permitted Uses
Section 3.1.25.C - TC Special Land Uses
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PLANNING REVIEW CHART

Review Date:
Review Type:
Project Name:
Location:

Plan Date:
Prepared by:

August 16, 2021
4th Revised PRO Concept Plan
JZ19-24 Holiday Inn Novi
South of Grand River, East of Heyn Drive (46585 Grand River)
July 23, 2021

Lindsay Bell, Senior Planner
E-mail: [oell@cityofnovi.org

Phone: 248.347.0484

Bold To be addressed with the next submittal

Underline To be addressed with site plan submittal

Bold and Underline Deviations that require Planning Commission and/or City Council Approval

[talics To be noted

Item Required Code Proposed Meets | Comments

Code

Zoning and Use Requirements

Master Plan City West: mix of uses in a Hotel, Restaurant Yes? | Hotel uses not specifically

(adopted July 26, dense, walkable setfing. and Retail uses mentioned in the Master

2017) Uses to include housing, Plan recommendations,
retail, restaurants, but it does mention uses
entertainment and office complementary to nearby
uses. convention center and

hospital
Area Study Grand River Corridor
Zoning Rezoning with PRO

(Effective January

application has been

8,2015) I-1: Light Industrial District TC- Town Center No submitted. City West
district is not yet adopted
Uses Permitted Principal Permitted Uses Hotels, Retail Yes
(Sec 3.1.25.B & C) business &
Restaurants (Sec.
4.27 & 4.78)

Rezoning Document

Requirements (SPDM link: Site Plan & Development Manual)

Written Statement Potential development Narrative submitted |Yes
(Site Development |under the proposed zoning

Manual) and current zoning

Survey Four copies of the Provided Yes

engineering survey of the
property to be rezoned



http://www.cityofnovi.org/City-Services/Community-Development/Information-Requirements-Sheets,-Checklists,-Manua/SitePlanAndDevelopmentManual.aspx
mailto:lbell@cityofnovi.org
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Item Required Code Proposed Meets | Comments
Code
Sign Location Plan | Perrequirements listed in Sign mock-up Yes The sign is approved. The

(Page 23,SPDM)

SPDM, Page 23

Installed within 15 days prior
to public hearing

Located along all road
frontages

provided

location plan previously
provided was approved.

Rezoning Traffic A Rezoning Traffic Impact Previously Provided |Yes See Traffic review for
Impact Study Study as required by the City comments
(SPDM) of Novi Site Plan and
Development Manual. Refer
to Chapter 5
Community Impact |- Over 30 acres for permitted | Provided Yes
Statement non-residential projects
(Sec. 2.2) - Over 10 acres in size for a
special land use
- All residential projects with
more than 150 units
- A mixed-use development,
staff shall determine
Required Conditions: Hotels, Motels and Transient Lodging (Sec. 4.28)
Not abutting In the B-2 district, hotels and
Residential district | motels are permitted when NA TC district proposed -
(Sec. 4.28.1) site does not abut a does not apply
residential district
Integral part of In the OST district & EXO
overall design overlay, hotels are a
(Sec. 4.28.4) permitted use when .
(Sec. 3.1.23.B) designed to be an integral NA LC district proposed -
. oes not apply
part of an overall design of
the district development
Height, bulk, density and area limitations (Sec 3.1.25.D)
Frontage on a Heyn Drive to the west of
Public Street. the site is classified as a
(Sec. 5.12) ' Public Street The site has private, non-residential
Access to Major _Fron age O_n @ PUblic >iree frontage and collector. The applicant is
is required; Access to Major Yes
Thoroughfare Thoroughfare access to Grand party to an access
(Sec. 5.13) River Ave easement over the drive,
but does not control the
property.
Minimum Zoning Except where otherwise 5.58 acres Yes
Lot Size for each provided in this Ordinance,
Unitin Ac the minimum lot area and
(Sec 3.6.2.D) width, and the maximum
percent of lot coverage
Minimum Zoning shall be determined on the NA

Lot Size for each
Unit; Width in Feet

basis of off-street parking,
loading, greenbelt
screening, yard setback or
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Item Required Code Proposed Meets | Comments
Code
usable open space
Maximum % of Lot
Area Covered No Maximum Nof provided NA
(By All Buildings)
Building Height 65 feet or 5 stories, .
(Sec. 3.1.25.D) whichever is less 4 stories proposed ves
Building Setbacks TC (Sec 3.1.25.D) Refer to Section 3.27.1.C
Front north @
Grand River 50 ft. 50 ft. Yes
Rear (south) 50 ft. 145.9 f1. Yes
Side (west - Side yard building
exfergor side) S0 ft. 44.6 ft. No setback for commercial
. building would be a
Side (east) 50 ft. 63.34 ft. Yes deviation
Parking Setback TC (Sec 3.1.25.D) Refer to applicable notes in Sec 3.6.2
Front north @
Grand River 20 ft. ~118 ft. Yes
Rear (south) 10 ft. ~140 ft. Yes
Side (We§‘r— 20 ft. 20 ft. Yes
exterior side)
Side (east) 20 ft. 24 1. Yes
Note To District Standards (Sec 3.6.2)
Exterior Side Yard All exterior side yards West side abuts Yes
Abutting a Street abutting a street shall be Heyn Drive - front
(Sec 3.6.2.C) provided with a setback yard setback
equal to front yard. applies
Off-Street Parking Off-street parking is allowed | Parking is not Yes
in Front Yard (Sec in front yard, as long as it’s proposed within the
3.6.2.E) outside of the required 20’ front setback
setback (20')
Setbacks for If site abuts a residential Not abutting NA
Properties Abutting | zone, buildings must be set residential
Residential back at least 3' foreach 1’
(Sec 3.6.2.H&L) of building height, but in no
case can be less than 20’
setback
Wetland/ A setback of 25 ft. from No wetlands or NA
Watercourse wetlands and from high watercourses on
Setback (Sec watermark course shall be site
3.6.2.M) maintained
Parking setback Required parking setback Landscaping plans | Yes See Landscaping
screening area shall be landscaped provided comments
(Sec 3.6.2.P) per Sec 5.5.3.
Modification of The Planning Commission NA
parking setback may modify parking
requirements (Sec | setback requirements
3.6.2.Q) based on conditions listed in
Sec 3.6.2.Q
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Item Required Code Proposed Meets | Comments
Code
TC District Required Conditions (Sec 3.27)
Surface parking lot | Parking areas must be Wall/fence Yes
screening screened by either a 2.5’ screening now
(3.27.1 D) brick wall or a landscaped shown on Heyn Dr
berm
Pedestrian Proposed uses, through Sidewalks provided | Yes
Orientation innovative architecture, from Grand River
(3.27.1 E) shall create significant along Heyn Drive,

pedestrian orientation

around hotel and
retail

Open Space Area
(Sec.3.27.1 F)

15% (permanently
landscaped areas and
pedestrian plaza areas
accessible to the public)

Total area: 5.52 acres
(240,451.2 sf) x 15% = 36,067

Open space plan
provided shows
Hotel: 4,461 sf of

Applicant has not
provided open space
calculation for total site
area - hotel site must also
have 15%, but the 4,461 sf
of usable open space
required for the hotel use

sf open space required Usable Open may count toward overall
Space open space requirement -
Yes? . X
it appears the site would
Retail: 23,067 sf meet the requirement if all
landscaped “permanently landscaped
areas/pedestrian areas and pedestrian
plazas plaza areas accessible to
the public” were
calculated - open water
areas of SWM detention
may not be included
Facade materials All sides of the building and | Hotel elevations Yes The hotel building is in full
(Sec. 3.27.1 G) accessory buildings must provided —in full conformance with
have the same materials. conformance facade requirements;
Facade materials may Elevations of the retail
deviate from brick or stone building have not been
with PC approval provided. They would be
expected to conform to
facade and TC
requirements at the time
of site plan submittal
Parking PC may allow parking Requested Yes? Parking study provided
requirement requirement reduction does not reflect most
reduction when parking areas serve recent submittal
(Sec. 3.27.1 H) dual functions
Sidewalks required | Sidewalks required along 8’ sidewalk along Yes
(Sec.3.27.11) Grand River (8') and Heyn Grand River shown;
Drive (5'); 5' Sidewalk shown
Direct pedestrian access on Heyn Drive
shall be provided between | Internal sidewalks
all buildings and uses within | shown
a development and with
adjacent uses
Development All sites must incorporate Safety paths Yes?e Grand River Corridor Study
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Item Required Code Proposed Meets | Comments
Code
amenities amenities such as exterior indicated; outdoor provides guidance for
(Sec.3.27.11) lighting, outdoor furniture, furniture shown; properties within the
safety paths in accordance | examples of corridor. Applicant has
with Town Center Study decorative screen proposed elements from
Ared walls and artistic this more recent study that
address numbers appear to be more
relevant to this location
Uses within Residential use must be Only commercial NA
structure above commercial and uses proposed
(Sec. 3.27.1 M) office at all fimes. Levels
with split uses not permitted
Parking and Loading Requirements
Number of Parking | Hotel: 0.85 spaces for each | Total Parking No Applicant parking study
Spaces occupancy unit, plus 1 for Proposed = provided was based on a
each employee 153 spaces smaller commercial
Hotel, Sit down 117 rooms, 4 employees building (11,000 sf GLA).
restaurants The building size is now
(Sec.5.2.12.E) Restaurant, sit down: 1 for 49% bigger, which may
each 70 sf GFA or 1 for significantly change the
each 2 employees, plus 1 parking demand
for each 2 allowed
customers at max capacity See Planning Review letter
40 seats + 7 employees for further discussion
Hotel: (117 *0.85) +4 =104
Restaurant: 3.5 + 20 = 24
Retail/Rest: 16,413 sf (13
employ and 100 seats) =
57 spaces
Total Required Parking: 185
Spaces
Parking Space - 90° Parking: 9 ft. x 19 ft. 24 ft. drives min Yes Dimension typical parallel
Dimensions and - 24 ft. two way drives proposed spaces to verify
Maneuvering - 9 ft. x 17 ft. parking spaces conformance: 8 ft x 23 ft
Lanes allowed along 7 ft. wide 9 ft. x 19 ft. spaces required
(Sec. 5.3.2) interior sidewalks as long 9 ft. x 17 ft. spaces
as detail indicates a 4" 7 ft. x 23 ft. parallel No? Will be verified on PSP
curb at these locations spaces? submittal
and along landscaping
Parking stall Shall not be located closer | Minimum distance Yes
located adjacent | than twenty-five (25) feet is maintained
to a parking lot from the street right-of-way
entrance(public or | (ROW) line, street easement
private) or sidewalk, whichever is
(Sec. 5.3.13) closer
End Islands - End Islands with Appears to Yes? | See traffic review for
(Sec. 5.3.12) landscaping and raised generally comply further details

curbs are required at the
end of all parking bays that
abut traffic circulation
aisles.

- The end islands shall
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Item Required Code Proposed Meets | Comments
Code
generally be at least 8 feet
wide, have an outside
radius of 15 feet, and be
constructed 3’ shorter than
the adjacent parking stall
as illustrated in the Zoning
Ordinance
Barrier Free For 153 spaces, 9 barrier free shown | Yes
Spaces 6 barrier free required
Barrier Free Code
Barrier Free Space | - 8' wide with an 8’ wide 3 barrier free Yes
Dimensions Barrier access aisle for van spaces van-
Free Code accessible spaces accessible shown
- 8' wide with a 5’ wide
access aisle for regular
accessible spaces
Barrier Free Signs One sign for each No signs shown No To be provided at the

Barrier Free Code

accessible parking space.

time of PSP submittal

Minimum number | Hotels: 4 spaces minimum Provided: Yes
of Bicycle Parking | Retail: 5% of required 3 spaces near retail
(Sec. 5.16.1) parking building, 4 spaces
4 + 2 = 6 spaces required at hotel
Bicycle Parking - No farther than 120 ft. Bike parking now Yes
General from the entrance being near main enfrance
requirements served of hotel and on
(Sec. 5.16) - When 4 or more spaces north side of
are required for a building | commercial
with multiple entrances, building
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 ft. Not shown No Provide bike parking
layout One tier width: 10 ft. layout at the time of PSP
(Sec 5.16.6) Two fier width: 16 ft. submittal
Maneuvering lane width: 4
ft.
Parking space depth: 2 ft.
single, 2 2 ft. double
Loading Spaces Within TC zoning, loading Commercial No Deviation required for the
(Sec. 5.4.2) space shall be provided in building: size of loading area Phase
the rear yard (or in the 189 ff x 10 sf = 1,890 2 building
interior side yard beyond sf required

the side yard setback for

Shown: 60x16 = 960
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Item Required Code Proposed Meets | Comments
Code
double frontage lots) in the | sf
rafio of 10 sf per front foot of
building. Hotel:
74 ff x 10sf = 740 sf
required
Shown behind
hotel: 74x10 = 740 sf
Loading Space Loading area must be Screening of hotel Yes
Screening screened from view from loading area
(Sec. 5.4.2 B) adjoining properties and appears fo be
from the street. proposed;
Commercial
loading zone
screened by
landscaping and
building
Accessory Structures
Dumpster - Located in rear yard Hotel Dumpsterin Yes
(Sec 4.19.2.F) - Aftached to the building rear yard, 125 ft
or no closer than 10 ft. from building, not
from building if not near barrier free
attached parking — outside of
- Not located in parking 20" parking setback
setback on east
- If no setback, then it
cannoft be any closer than | Retail dumpster Yes
10 ft, from property line. shown
- Away from Barrier free
Spaces
Dumpster - Screened from public
Enclosure view
(Sec. 21-145. (c) - Awall or fence 1 ft. higher
than height of refuse bin
- And no less than 5 ft. on
three sides Will be verified at tfime of
Appears to comply | Yes

- Posts or bumpers to
protect the screening

- Hard surface pad

- Screening Materials:
Masonry, wood or
evergreen shrubbery

PSP submittal

Roof top
equipment and
wall mounted
utility equipment

All roof top equipment must
be screened and all wall
mounted utility equipment
must be enclosed and

No rooftop
equipment shown

Yes?

Show any rooftop
equipment, if any, on
facade elevations at time
of PSP submittal

(Sec. 4.19.2.E.ii) infegrated into the design

and color of the building
Roof top Roof top appurtenances Screen any rooftop
appurtenances shall be screened in equipment proposed
screening accordance with

applicable facade
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Item Required Code Proposed Meets | Comments
Code

regulations, and shall not be

visible from any street, road

or adjacent property.
Transformer/ Provide location of any Possible locations of | Yes Indicate size of accessory
Generator proposed transformers/ fransformers/ equipment - if under 4’ in
(Sec. 4.19.2.A) generators etfc. generator shown in height may be located in

interior side yard

side yard if properly
screened; Otherwise
request a deviation for
location

Sidewalks and Pathways

ARTICLE XI. OFF-
ROAD NON-
MOTORIZED
FACILITIES

Sec. 11-256.
Requirement. (c)
& Sub. Ord. Sec.

- In the case of new streets
and roadways to be
constructed as part of the
project, a sidewalk shall
be provided on both sides
of the proposed street or
roadway.

NA

4.05, - Sidewalks along arterials 8' Sidewalk along Yes
and collectors shall be 6 Grand River
feet or 8 feet wide as
designated by the
“Bicycle and Pedestrian
Plan,” but not along
industrial service streets
per Subdivision
Ordinance. 5’ Sidewalk Yes
- Whereas sidewalks along provided along
local streets and private Heyn Drive
roadways shall be five (5)
feet wide.
Pedestrian - Whether the traffic Internal sidewalks Yes
Connectivity circulation features within | shown connecting
the site and parking areas | commercial and
are designed fo assure hotel buildings;
safety and convenience connections also
of both vehicular and shown to adjacent
pedestrian traffic both properties
within the site and in
relation to access streets
- Building exits must be
connected to sidewalk
system or parking lof.
Lighting and Photometric Plan (Sec. 5.7)
Intent (Sec. 5.7.1) Establish appropriate Provided Yes

minimum levels, prevent
unnecessary glare, reduce
spillover onto adjacent
properties & reduce
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Required Code

Proposed

Meets
Code

Comments

unnecessary fransmission of
light into the night sky

Lighting Plan
(Sec. 5.7.A.i)

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

Provided

Yes

Building Lighting
(Sec. 5.7.2.A.iii)

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

Not shown

Appears lighting type “F"
would be directed
upward on the building? —
at tfime of site plan
submittal these must be
shown that building
overhang will prevent
lighting of the sky

Lighting Plan
(Sec.5.7.2.A.i)

Specifications for alll
proposed & existing lighting
fixtures

Provided

Yes

Photometric data

Provided

Yes

Fixture height

Provided

Yes

Mounting & design

Provided

Yes

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

Type & color rendition of
lamps

LED

Yes

Hours of operation

Not shown

Clearly label the fixture
specifications to
coordinate with the table
on sheet 1 of 1.

Maximum Height
(Sec. 5.7.3.A)

Height not to exceed
maximum height of zoning

district (65 ft. for TC) (or 25 ft.

where adjacent to
residential districts or uses)

25 ft max shown

Yes

Standard Notes
(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 & limited
operations shall be
permitted after a site’s
hours of operation

Not provided

Provide standard notes on
PSP submittal

Security Lighting
(Sec. 5.7.3.H)

Lighting for security
purposes shall be
directed only onfo
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.

Not provided

Provide statement of
security lighting proposed
with PSP submittal

Average light
Levels (Sec.5.7.3.E)

Average light level of the
surface being lit to the

Parking
area/pavement at

Yes
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Item Required Code Proposed Meets | Comments
Code
lowest light of the surface 3.8:1
being lit shall not exceed
41
Type of Lamps Use of frue color rendering LED Yes
(Sec. 5.7.3.F) lamps such as metal halide
is preferred over high & low
pressure sodium lamps
Min. lllumination Parking areas: 0.2 min 0.4 fc min Yes
(Sec. 5.7.3.k) Loading/unloading areas: 1.1 fc min Yes
0.4 min
Walkways: 0.2 min 1.0 fc mine Yes
Building entrances, frequent | 1.5 fc min Yes
use: 1.0 min Show photometric data
Building entrances, Not shown No up to entrances
infrequent use: 0.2 min
Max. lllumination When site abuts a non- 0.6 fc max at Yes
adjacent to Non- residential district, maximum | property lines
Residential ilumination at the property
(Sec. 5.7.3.K) line shall not exceed 1 foot
candle
Cut off Angles When adjacent to Not adj to NA
(Sec. 5.7.3.L) residential districts residential
- All cut off angles of fixtures
must be 90°
- maximum illumination at
the property line shall not
exceed 0.5 foot candle
Building Code and Other Requirements
Property Split The proposed property split | No split proposed, Lot combination required
must be submitted to the but the two parcels prior to final site plan
Assessing Department for must be combined. approval. Contact
approval. Assessing 248-347-0492
Exterior Building Region 1 level facade Elevation drawings See Facade Review
Wall Fagade submitted comments from previous
Materials review
(Sec. 5.15)
Design and Land description, Sidwell Provided Yes
Construction number (metes and bounds

Standards Manual

for acreage parcel, lot
number(s), Liber, and page
for subdivisions).
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ltem

Required Code

Proposed

Meets
Code

Comments

Building Code

Building exits must be
connected to sidewalk
system or parking loft.

Building exits
appear to be
connected

Yes

General layout
and dimension of
proposed physical
improvements

Location of all existing and
proposed buildings,
proposed building heights,
building layouts, (floor area
in square feet), location of
proposed parking and
parking layout, streets and
drives, and indicate square
footage of pavement area
(indicate public or private).

Provided

Yes

Economic Impact
Information

- Total cost of the proposed
building & site
improvements

- Number of anticipated
jobs created (during
construction & after
building is occupied, if
known).

~$20 million
investment in PRO
Narrative

Yes

Development and
Street Names

Development and street
names must be approved
by the Street Naming
Committee before
Preliminary Site Plan
approval

Name approval for
business not
required

NA

Contact Ben Peacock at
248-347-0475 to schedule
a meeting with the
Committee

Development/
Business Sign

Signage if proposed
requires a permit. Can be
considered during site plan
review process or
independently.

None shown

NA

For sign permit information
contact Maureen
Underhill

248-735-5602.

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.




ﬂ User Note: For uses listed in bold blue, refer to Article 4, or click on use, for use-specific standards

B. PRINCIPAL PERMITTED USES

i. Professional office buildings, offices and office
sales and service activities

ii. Accessory buildings, structures and usesid
§4.19  customarily incident to the above
permitted uses

iii. Publicly owned and operated parks, parkways
and outdoor recreational facilities

iv. Public or private health and fitness facilities
and clubs s4.34

v. Medical offices, including laboratories and
clinics

The following uses are subject to Section 4.45:

vi. Research and development, technical training
and design of pilot or experimental products

vii. Data processing and computer centers

viii. Warehousing and wholesale establishments
§4.43

ix. Manufacturingld s4.43

X. Industrial office sales, service and industrial
office related uses s4.44

xi. Trade or industrial schools
xii. Laboratories experimental, film or testing §4.43
xiii. Greenhouses

xiv. Public utilityEd buildings, telephone exchange
buildings, electrical transformer stations and
substations, and gas regulator stations, other
than outside storage and service yards

xv. Public or private indoor recreation facilities
xvi. Private outdoor recreational facilities

xvii. Pet boarding facilities s4.46

xviii.Veterinary hospitalsd or clinicstd g4.31

xix. Motion picture, television, radio and
photographic production facilities §4.47

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

xxi. Accessory buildings, structures and usesLd
§4.19 customarily incident to any of the above
permitted uses

C. SPECIAL LAND USES

The following uses shall be permitted where the

proposed site does not abut a residentially zoned

district:

i. Metal plating, buffing, polishing and molded
rubber products s4.48

ii. Uses which serve the limited needs of an
industrial district (subject to Section 4.43), as
follows:

a. Financial institutions, unions, union halls,
and industrial trade schools or industrial
clinics

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

c. Eating and drinking establishments and
motels g4.49

iii. Automobile service establishmentld g4.50

iv. Self-storage facilities s4.51

v. Retail sales activities g§4.52

vi. Central dry cleaning plants or laundries s4.53

vii. Railroad transfer, classification and storage
yards §4.43

viii. Tool, die, gauge and machine shops §4.43

ix. Storage facilities for building materials, sand,
gravel, stone, lumber, storage of contractor's
equipment and supplies §4.54

X. Municipal uses §4.43

xi. Motion picture, television, radio and
photographic production facilities s4.47

xii. Outdoor space for parking of licensed rental
motor vehicles §4.90

xiii. Accessory buildings, structures and usesl
customarily incident to any of the above
permitted uses
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3.1.25 ..
TC Town Center District

A. INTENT

The TC, Town Center district is designed and intended to promote the development of a pedestrian
accessible, commercial service district in which a variety of retail, commercial, office, civic and residential
uses are permitted. Each use shall be complementary to the stated function and purpose of the district and
shall not have adverse impact upon adjacent street capacity and safety, utilities, and other City services.

The TC Town Center district is further designed and intended to discourage the development of separate off-
street parking facilities for each individual use, and to encourage the development of off-street parking
facilities designed to accommodate the needs of several individual uses. Furthermore, it is recognized that
uses which have as their principal function the sale or servicing of motor vehicles, such as automobile
service establishments, car washes, or new and used motor vehicle sales or service establishments, and
drive-in restaurants and restaurants with drive-through facilities, have a disruptive effect on the intended
pedestrian orientation of the districts

ﬂ User Note: For uses listed in bold blue, refer to Article 4, or click on use, for use-specific standards

B.  PRINCIPAL PERMITTED USES B. PRINCIPAL PERMITTED USES (continued)

i.  Retail businesses uselld s4.78:3 xix. Hotelsd

ii. Retail business service usesd xx. Financial institutions s4.81

ii. Dry cleaning establishments, or pick-up xxi. Residential dwellings g4.82
stations, dealing directly with the consumer xxii. Day care centersd and adult cay care centers
§4.24 §4.12.2

iv. Business establishments which perform
services on the premises

xxiii.Instructional centers

xxiv.Other uses similar to the above uses subject

i i 1Y e
v. Professional services to conditions noted

vi. Post office and similar governmental office
buildings, serving persons living in the
adjacent residential area

vii. Off-street parking lotsld

viii. Private clubsll, fraternal organizations and
lodge halls

ix. Places of worship s4.10

xxv. Accessory structures and usesfd s4.19
customarily incidental to the above permitted
uses

C. SPECIAL LAND USES

The following uses shall be permitted by the City

X. Retail businesstd s4.27 Council, following review and recommendation of
xi. Service  establishments of and office the Planning Commission.
showroom or workshop nature g4.27 i. Open air business uses §4.80.1
xii. Restaurants (sit-down), banquet facilities or ii. Sale of produce and seasonal plant materials
other places serving food or beverage s4.27 outdoors §4.30
xiii. Theaters, assembly halls, concert halls, iii. Veterinary hospitalsid or clinicsd §4.31

museums or similar places of assembly g4.27

xiv. Business schools and colleges or private
schools operated for profit g4.27

iv. Microbreweriesl) §4.35
v. Brewpubs(ld s4.35

xv. Offices and office buildings
Xvi. Municipal uses
xvii. Indoor commercial recreation facilities

xviii.Outdoor theaters, plazas, parks, public
gathering places, including those along a river
walk, and like public facilities

iaE
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PLAN REVIEW CENTER REPORT
May 21, 2020

Engineering Review
Holiday Inn PRO

cityofnovi.org JZ19-0024

Applicant
Mike & Hana Shammami

Review Type
Revised PRO Concept Plan

Property Characteristics

Site Location: South side of Grand River Avenue, between Beck Road and
Taft Road

Site Size: +/- 5.58 acres

Plan Date: 04/22/2020

Design Engineer: Powell Engineering & Associates, LLC

Project Summary

Construction of a 4-story, 117 guest room hotel, a 14,384 square foot commercial
building, and associated parking. Site access would be provided by entrances from
Heyn Drive and Grand River Avenue.

Water service would be provided by a looped extension from the existing water
main along the south side of Grand River Avenue. Four on-site hydrants are
proposed, and each building would be served by its own domestic lead and fire
lead.

Sanitary sewer service would be provided to the hotel by an extension from the 8-
inch sanitary sewer along the south side of Grand River Avenue. Sanitary service
would be provided to the commercial building by an existing lead to the existing
sewer.

Storm water is proposed to be collected by a storm sewer collection system and
discharged to two on-site detention basins, with final discharge proposed to the
existing Grand River Avenue right-of-way storm system.

Recommendation

The Concept Site Plan and Concept Storm Water Management Plan can be
recommended for approval, with the items below to be addressed during the detailed
design review.
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Comments:

The limited details shown on the Concept Site Plan meet the general requirements of
Chapter 11 of the Code of Ordinances. The Concept Storm Water Management Plan
requires additional details to be provided during the time of Preliminary Site Plan
submittal to meet the Storm Water Management Ordinance and the Engineering
Design Manual.

Additional Comments (to be addressed with future submittals):

General

1. The topo/boundary survey sheet entitled “1” is missing from the set. Add
sheet to set.

2. Provide a minimum of two ties to established section or quarter section
corners. Only one is shown.

3. All work proposed on Heyn Drive will require proof of permission between
private entities, due to the 30-foot wide private easement for ingress/egress
and utilities.

4, The Non-domestic User Survey form shall be submitted to the City so it can be
forwarded to Oakland County.

5. Show and label the locations of light poles on the utility plan and indicate the

typical foundation depth for the pole to verify that no conflicts with utilities will
occur. Light poles in a utility easement will require a License Agreement.

0. The test hole information is noted on sheet S4, but formal soil borings
prepared by a geotechnical engineer shall be provided for a preliminary
review of the constructability of the proposed development. Borings
identifying soil types and groundwater elevation should be provided at the
time of Preliminary Site plan.

7. The area of the existing “Parcel #2” (22-16-300-051) shown in its legal
description, 3.35 acres, does not match the area of 2.663 acres shown in the
“Parcel Data” box nor City record showing 2.66 acres. Verify this parcel’s
legal description.

Utilities
8. Provide and show on the plans a 20-foot-wide water main easement for all
proposed water main 8-inch and larger.
0. The City’s records indicate that the existing water main along the south side

of Grand River Avenue is 24 inches in diameter. Update the plans to reflect
the 24-inch water main or provide evidence that it is 12 inches in diameter.

10. A water main stub and 20-foot-wide easement will be required for future
connection to the property to the south.

11. Provide additional valves to limit water main pipe runs to a maximum of 800
feet between valves.

12. Clarify what is intended regarding sanitary service to the commercial
building. It appears the existing 2-inch force main and associated grinder
pump are to remain in service for the proposed building. Note that gravity
sanitary service is highly encouraged due to maintenance of grinder pumps.
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13. If the existing sanitary manhole is to be treated as the required monitoring

14.

manhole, provide a 20-foot-wide dedicated access easement to the
manhole from the Grand River Avenue right-of-way (rather than a public
sanitary sewer easement).

At the time of Final Site Plan submittal, provide a sanitary sewer basis of
design for the development on the utility plan sheet.

Storm Sewer

15.

16.

17.

Provide a four-foot deep sump and an oil/gas separator in the last storm
structure prior to discharge to the south storm water basin. Treatment
chambers have been noted for the other basin at the northwest corner of the
site.

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

Show and label all roof conductors, and show where they tie into the storm
sewer.

Storm Water Management Plan

18.

19.

20.

21.

22.

23.

24.

25.

26.

27.

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

The Storm Water Ordinance requires runoff from the entire development to
be detained with post-development discharge restricted to 0.15 cfs/acre.
Provide calculations to substantiate this intended agricultural rate noted on
sheet S4.

An emergency (secondary) overflow shall be provided for each detention
basin at an elevation 6 inches above the 100-year storm storage elevation.
Noted that off-site easements were not obtainable for restricted outlet
discharge off-site to the southeast.

Approval by the Road Commission for Oakland County (RCOC) will be
required to discharge storm water to the existing Grand River Avenue storm
sewer system.

Provide supporting calculations for the runoff coefficient determination.

Provide release rate calculations for the three design storm events (first flush,
bank full, 100-year) for each detention basin.

One foot of freeboard shall be provided above the 100-year storm storage
elevation in each detention basin. Label the contour intended for freeboard
(appears to be 978 for south basin and 976 for northwest basin).

A 4-foot wide safety shelf is required one-foot below the permanent water
surface elevation within each detention basin.

Provide an access easement for maintenance over the storm water
detention system (i.e., both ponds) and the pretreatment structures. Also,
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include an access easement to the detention areas from the public road
right-of-way.

Paving & Grading

28.

29.

30.

31.

32.

Revise the pavement cross sections on sheet S2 to conform to City’s Design
and Construction standards.

Detectable warning plates are required at all barrier free ramps, hazardous
vehicular crossings and other areas where the sidewalk is flush with the
adjacent drive or parking pavement. The barrier-free ramps shall comply
with current MDOT specifications for ADA Sidewalk Ramps. Provide the latest
version of the MDOT standard detail for detectable surfaces.

Verify the slopes along the ingress/egress routing to the building from the
barrier-free stalls; show grades and/or percent slopes to verify. All barrier-free
stalls shall comply with Michigan Barrier-Free regulations.

Provide labels on the Grading Plan stating that the proposed sidewalk within
the road right-of-way shall match existing grades.

Curbing and walks adjacent to the end of 17-foot stalls (such as all the stalls
proposed around the parking lot perimeter) shall be reduced to 4-inches high
(rather than the standard 6-inch height to be provided adjacent to 19-foot
stalls).

Off-Site Easements

33.

If any 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.

The following must be submitted with the Preliminary Site Plan:

34.

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

The following must be submitted with the Final Site Plan:

36.

37.

An itemized construction cost estimate must be submitted to the Community
Development Department for the determination of plan review and
construction inspection fees. This estimate should only include the civil site
work and not any costs associated with construction of the building or any
demolition work. The estimate must be itemized for each utility (water,
sanitary, storm sewer), on-site paving (square yardage), right-of-way paving
(including proposed right-of-way), grading, and the storm water basin (basin
construction, control structure, pre-treatment structure and restoration).

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




Engineering Review of Revised PRO Concepf Plan 05/21/2020
Holiday Inn PRO Page 5of 5

JZ19-0024

The following must be submitted with the Stamping Set:

38.

39.

40.

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.

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

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

A copy of the 30-foot wide private easement for ingress/egress and utilities,
along with proof of permission for all work proposed on Heyn Drive, must be
submitted to the Community Development Department.

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 shalll
not be considered an indication or statement that such approvals or permits will be

issued.

Please contact Victor Boron at (248) 735-5695 with any questions.

VAT

Victor Boron
Civil Engineer

cc:

Lindsay Bell, Community Development
Ben Croy, PE, Engineering
Kate Richardson, Engineering
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PLAN REVIEW CENTER REPORT
August 3, 2021
Landscape Review
Holiday Inn PRO
JZ719-24 PRO Concept Plan

cityofnovi.org

Review Type Job #
Revised PRO Concept Plan (4) Landscape Review JZ219-0024
Property Characteristics

e Site Location: Grand River, east of Heyn Drive

¢ Site Acreage: 5.52 ac.

e Site Zoning: I-1 (Rezoning request to TC)

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

e Plan Date: 6/15/2021

Ordinance Considerations

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

Recommendation

Currently, this plan is recommended for PRO Concept approval. The plan has been improved
significantly from a landscaping standpoint. The remaining deficiencies could be addressed on
Preliminary and Final Site Plans.

LANDSCAPE DEVIATIONS REQUIRED BY PROPOSED LAYOUT:
Location of 1156sf of commercial building foundation landscaping is located away from the
building. This is supported by staff as it will still screen the building from Grand River Drive

Ordinance Considerations

Existing Soils (Preliminary Site Plan checklist #10, #17)
Please provide somewhere in the plan set.

Existing and proposed overhead and underground utilities, including hydrants. (LDM 2.e.(4))
1. A utility plan is provided.
2. Please show all proposed light poles on the Utility Plan and Landscape Plan to avoid
conflicts.
3. Please increase the size of the parking lot screening wall detail.

Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #17 and LDM 2.3 (2))
1. Only three trees will be preserved.
2. Please provide more detailed information regarding the existing vegetation on the site,
as described on the Landscape Chart.
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Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii)
The project is not adjacent to any residentially-zoned property.

1. All greenbelt requirements (width, screening wall along parking and trees) are met.

2. No bermis required along either frontage when the site is rezoned to TC. The
commercial building screens the parking lots from Grand River and the required Town
Center screening wall is now proposed.

3. Based on the frontage and the concept plan, there are sufficient frees proposed along
the Heyn Drive frontage and the Grand River frontage.

Parking Lot Landscaping (Zoning Sec. 5.5.3.C.)
1. Allinterior landscape area and frees are proposed.
2. Allrequired parking lot perimeter trees are proposed.

Building Foundation Landscaping (Zoning Sec. 5.5.3.D.)
1. The required hotel foundation landscaping area is proposed.
2. Please add landscaping along the north edge of the hotel’s north patio to help screen it
from the parking lot.
3. The required commercial foundation landscaping area is also provided, but 1156sf of its
area is located away from the building, requiring a landscape deviation. This deviation is
supported by staff as it will still screen the site from Grand River.

Plant List (LDM 4)
1. 19 of 34 species used (56%) are native to Michigan.
2. The free diversity meets the requirements of Landscape Design Manual Section 4.

Planting Notations and Details (LDM)
Provided

Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 1.d.(3)
Please spread the south pond’s shrubs around the pond more to spread the shrub coverage
of the south basin more evenly.

Irrigation (LDM 1.a.(1)(e) and 2.s)
1. The proposed landscaping must be provided with sufficient water o become
established and survive over the long term.
2. Please provide an irrigation plan or note how this will be accomplished if an irrigation
plan is not provided on Final Site Plans.

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 - Revised PRO Concept Plan (4)

Review Date: August 3, 2021
Project Name: Holiday Inn
Plan Date: 6/15/21

Prepared by:

Phone: (248) 735-5621

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

l[fems 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.

This review assumes that the rezoning to TC is approved. If it is not, there will be a number of landscape

waivers required that are not required for the TC district.

LANDSCAPE DEVIATIONS REQUIRED BY PROPOSED LAYOUT:

Location of 1156sf of commercial building foundation landscaping is located away from the building. This is
supported by staff as it will still screen the building from Grand River Drive

Meets

ltem Required Proposed Code Comments
Landscape Plan Requirements (LDM (2)
= New commercial or
residential
developments
= Addition to existing = Overall
building greater than Landscape
25% increase in overall Concept planiis
Landscape Plan footage or 400 SF 1" =30
(Zoning Sec 5.5.2, whichever is less. = Hotel 1" = 20’ Yes
LDM 2.e.) = 1"=20" minimum with = Commercial
proper North. Building
Variations from this conceptual detail
scale can be is 1"=20"
approved by LA
= Consistent with plans
throughout set
Project Information Location map is
(LDM 2.d.) Name and Address located on L-1 ves
Name, address and
Owner/Developer telephone number of gssgissss (rng(:ne on
Contact Information the owner and Yes
Landscape Plan
(LDM 2.a.) developer or .
o Title Block
association
Vert Verde
Landscape Architect | Name, Address and Lond‘scope
h . Architecture
contact information telephone number of created the Yes
(LDM 2.b.) RLA
landscape

concept plan

Sealed by LA.
(LDM 2.g.)

Requires original
signature

Yes

A live signature is
required on the
stamping sets.
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Revised PRO Concept Site Plan Review (4)
Landscape Review Summary Chart
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. Meets
ltem Required Proposed Code Comments
Miss Dig Note
(800) 482-7171 Show on all plan sheets | Yes Yes
(LDM.3.a.(8))
Provided on L-1
Site: I-1
Proposed: TC with
Include all adjacent PRO
Zoning (LDM 2..) . ) East, West, South: I- | Yes
zoning :
North: Grand River,
OST
South: R-4
Survey information = Legal desc.rlp’non or Boundory/Tgpo
(LDM 2.C.) boundary line survey Survey on Diffin- Yes
T = Existing topography Umlor Sheet 1
1. Please identify all
trees 8" dbh or larger
on a tree chart or
characterize the
masses of vegetation
on the southern
parcel if they are not
trees 8” dbh or more
(shrubs, invasive
. trees, etc.)
Diffin-Umlor sheet 2. The description
1 shows existing . -
regarding Existing
frees . .
. Site Plant Material
» No tree chart is
. Notes on L-1 should
provided -
o be on the existing
» None of the site is - .
. conditions sheet with
- . = Show location type on the regulated
Existing plant material . the tree chart.
. and size. Label to be woodland map
Existing woodlands or Please add callouts
saved or removed. but some No

wetlands
(LDM 2.e.(2))

= Plan shall state if none
exists.

wooded areas
appear fo exist on
the southern
parcel that aren’t
included in the
free survey or
described in any
way.

or other labels
indicating which
areas are being
described.

3. Please add a
Demolition Plan that
clearly shows all
trees and utilities to
be removed. Please
provide a tree chart
for all trees with a
diameter of 8” dbh or
greater on the site
and offsite within 50’
of the edge of
disturbance.

4. Please show on chart
and plan view which
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. Meets
ltem Required Proposed Code Comments
trees will be
removed.

5. Provide replacement
calculations and
trees if required.

6. Please hide all frees
to be removed from
the landscape plan.

- Not provided 1. Soil mformuth
. needs to be in set,
= Thereisa not necessarily on
= As determined by Soils reference to soils y
. . Landscape Plan.
survey of Oakland information .
. - . 2. If not provided on the
Soil types (LDM.2.r.) county being provided No landscape blan
= Show types, on the civil e plan,
. . please indicate the
boundaries sheets, but it . X
: location of the soils
couldn’t be .
data with a note on
found.
the landscape plan.
1. Allinterior
landscaped islands
Existing and Existing and proposed should be 10" wide
9 buildings, easements, Dimensioned site and have at least
proposed . .
. parking spaces, plan provided on Yes/No 200sf greenspace
improvements ) S
(LDM 2.¢.(4)) vehicular use areas, and | Sheet §2 per tree planted in it.
e R.O.W 2. Please dimension all
Island widths at
backs of curbs.
¢ Overhead and e Storm, wafter,
underground utilities, sanitary are
including hydrants shown on $4, and Please include all
e Trees should be at on the landscape proposed lighting on
least 10 feet from plans. landscape plan and
Existing and hydrants, catch basins | e Trees appear to resolve any tree/light
g _— and manholes and 5 be appropriately | e Yes pole conflicts (there
proposed utilities :
feet from underground spaced from e No appear to be some light
(LDM 2.e.(4)) . e . . .
lines. utility lines and posts missing, including
¢ Show all proposed structures one that may be
light posts on e Some light posts conflicting with a fire
landscape plan and appear to be hydrant).
utility plan to avoid missing from the
conflicts. landscape plans.
= Proposed spot
elevations and
Proposed grgdlng. 2 Provide proposed contours on S3
contour minimum contours at 2’ interval = Proposed Yes
(LDM 2.e.(1)) detention basin
contours on
landscape plans
Snow deposit Show snow deposit Yes Yes

(LDM.2.q.)

areas on plan

LANDSCAPING REQUIREMENTS
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ltem

Required

Proposed

Meets
Code

Comments

Berms, Walls and ROW Planting Requirements

Berms

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

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

The site is not adjacent

Berm requirements fo residential so no No berm is Yes
(Zoning Sec 5.5.A) buffering berm is proposed.
required.
Fzg';;";?of’)aq”"eme““ LDM Novi Street Tree List | NA
Walls (LDM 2.k & Zoning Sec 5.5.3.vi)
1. The city standard
The required wall/fence detail is
Freestanding walls screening included, but is much
Material, height and should have brick or tfoo small to be
. . - wall/fence
type of construction stone exterior with ination for TC Yes/No useful.
footing masonry or concrete C.O”?b'r?‘“ 'on for 2. Please enlarge it to
. ) district is now ” "o s
interior proposed 11"x17” so it can be
easily read and
used.
Walls greater than 3
2 ft. should be None
designed and sealed
by an Engineer
ROW Landscape Screening Requirements (Sec 5.5.3.B. i) and (LDM 1.b)
= Grand River: 65
. IC Zoning: feet to ‘
Greenbelt width - . commercial = Yes
= Adjto pkg: 20 feet -
(2)(3) (5) = Not adj to pkg: 0 feet building " Yes
’ = Heyn Drive: 20
feet to parking lot
Berm requirements (Zoning Sec 5.5.3.A.(5))
= No berm is required in
TC district
= Surface parking lofs = Standard city wall
shall be screened from is proposed along
all public rights-of-way Heyn Drive
and internal roads by frontage . Yes
Min. berm crest width either: » The commercial
o . = Yes
(1) a two and one- building will
half (2.5) foot: screen the
ornamental brick-on- parking lot from
brick wall, or Grand River
2) alandscaped
berm
Minimum berm height | Not required in TC None Yes
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ltem

Required

Proposed

Meets
Code

Comments

(9)

district

3" wall

= No wall is required
when greenbelt is not
adjacent to parking

= A 3 ft tall brick wall or
wall/decorative fence
combination is
required in Town
Center districts

Standard city
decorative
wall/fence is
proposed

Yes

Canopy deciduous or
large evergreen trees
Notes (1) (10)

TC District

= In the TC Districts, only
the large tree OR sub-
canopy tree
requirement must be
met, but not both

= Adjacent to pkg: 1
tree per 25If frontage
(net of access drives)

» Not adjacent to pkg: 1
tree per 30 If frontage
(net of access drives)

Grand River Frontage:

= Not adj to pkg (327-28-
10)If =289 1f/30 =10
frees

Heyn Drive Frontage:

= Adjto pkg:

= (508-24)If/25=19
frees

= Noft adj fo pkg:

= (160+130)/30=10
frees

Grand River:
0 frees

Heyn Drive:

29 trees (13 of
which are parking
lot perimeter trees
that are
legitimately double-
counted as
greenbelt trees)

Grand
River:
No

Heyn
Drive:
Yes

Between the Grand
River subcanopy trees
and the Heyn drive
canopy trees provided,
the greenbelt
landscaping
requirement for TC
district landscaping are
met.

Sub-canopy
deciduous trees
Notes (2)(10)

TC District

= In the TC District, only
the large tree or
subcanopy tree
requirement must be
met, but not both

= Adjacent to pkg: 1
tree per 15If frontage
(net of access drives)

» Not adjacent to pkg: 1
tree per 20 If frontage
(net of access drives)

Grand River Frontage:

= Not adj to pkg (327-28-
10)If/20 = 14 trees

Heyn Drive Frontage:

= Adj to pkg:

= (508-24)If/15 = 32 frees

= Not adj to pkg:

Grand River:
14 trees

Heyn Drive:
0 trees

Grand
River:
Yes

Heyn
Drive:
No

See above
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Landscape Review Summary Chart
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. Meets
ltem Required Proposed Code Comments
= (160+130)/20 = 15 trees
Canopy deciduous
trees in area between | No street trees are None Yes
sidewalk and curb required in the TC district
(Novi Street Tree List)
Cross-Section of Berms (LDM 2.j)
» Label contour lines
= Maximum 33%
» Constructed of loam
Slope, height and = 6" top layer of topsoil No berms are
width = Either a berm or 2.5’ proposed
wall is required to
screen parking areas
from roads
Type of Ground NA
Cover
Water, sanitary and
Overhead ufility lines storm utility lines
and 15 ft. setback from and structures are
Setbacks from Utilities | edge of utility or 20 ft. shown on the Yes
setback from closest landscape plan
pole and trees are
spaced correctly.
Parking Area Landscape Requirements LDM 1.c. & Calculations (LDM 2.o.
. = Clear sight distance No blocking
General requirements o S .
within parking islands plantings are Yes
(LDM 1.c)
= No evergreen frees proposed
Name, type and
number of ground As proposed on planting Lawn Yes
cover islands
(LDM 1.c.(5))
General (Zoning Sec 5.5.3.C.ii)
= A minimum of 200 SF
to qualify
. = Minimum 200 SF per Islands are shown, Please dimension the
Parking lot Islands S but no width .
; free planted in island . . TBD widths of the smaller
(a, b. i) " dimensions are .
= 4" curbs rovided landscape islands.
= Islands minimum width | °
10' BOC to BOC
Parking stall can be
. reduced to 17’ and the
Curbs and .Parklng curb o 4" adjacent fo a Spaces are 17 and Yes
stall reduction (c) : L 19 feet long
sidewalk of minimum 7
f1.
o Maximum of 15
. contiguous spaces . .
I(i.?r:ir;i;guous space e All endcap islands gv\céﬁr;um bayis 14 Yes
should also be at least | *P
200sf with 1 tree
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8/3/2021
ltem Required Proposed Igfg: Comments
planted in it.
No plantings with
matured height greater | All hydrants are
Plantings around Fire | than 12’ within 10 ft. of indicated with no Yes
Hydrant (d) fire hydrants of utility frees shown near
structures (manholes, them.
catch basins)
Areas not dedicated to . .
. . All'islands will have
parking use or driveways .
Landscaped area (g) . lown or other living | Yes
exceeding 100 sq. ft.
shall be landscaped groundcovers.
» The RCOC clear
vision zones are
= 25 ft corner clearance provided for the
required. Referto Grand River Ave
Clear Zones (LDM Zoning Section 5.9 enfrances. Yes

2.3.(5))

= RCOC clearance for
roads with RCOC
jurisdiction

= City of Novi clear
vision zone is
provided for the
Heyn Drive
enfries.

Category 1: For OS-1, OS-2, OSC, OST, B-1, B-2, B-3, C, NCC, EXPO, FS, TC, TC-1, RC,

residential use in any R

district (Zoning Sec 5.5.3.C.

il

Special Land Use or non-

A = Total square
footage of vehicular
use area up to 50,000
sfx 7.5%

= A= xXSFx7.5%=Asf

= Hotel: 50000 * 7.5% =
3750sf

= Commercial: 2570 *
7.5% = 193sf

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

= B= xSFx 1% = Bsf

= Hotel: 27,575* 1% =
27 6sf

= Commercial: 0

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

A = Total square
footage of vehicular

use area up fo 50,000 A=XSFX5% = A NA
sf x 5%

B = Total square

footage of additional

paved vehicularuse | B = (x SF - 50000) x 0.5% NA

areas over 50,000 SF x
0.5%

All Categories

C=A+B

A+B=CSF

Hotel: 6426sf

Totalsquare footage | |\ e 37504976=4026sf | = Commercial: " Yes

of landscaped islands . = Yes
. » Commercial: 193sf 861sf

required

D =D/200 = D/200 = xx Trees = Hotel: 23 frees = Yes

Number of canopy = Hotel: 4026/200 = 20 = Commercial: 3 = Yes
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8/3/2021
. Meets
ltem Required Proposed Code Comments
frees required frees
= Commercial: 193/200
=1 free
= Hotel: 40 trees (13
frees along Heyn
* 1 Canopy tree per 35 If gg\ﬁgs (c]jsouble—
Parking Lot Perimeter | = Hotel: 1398/35 = 40 reenbelf frees = Yes
Trees (Sec 5.5.3.C.iv) frees ger the = Yes
= Commercial: NA per
ordinance.
= Commercial: 0
frees
Access Way
Perimeter Trees (Sec é 5?22%%2”;,?@%? 351 3 trees Yes
5.5.3.C.iii(Footnote 5)
Parking land banked | NA No

Other Landscaping

Non-Residential Zoning Sec 5.5.3.E.iii & LDM 1.d (2)
Refer to Planting in ROW, building foundation landscape, parking lot landscaping and LDM

Other Screening

Screening of outdoor

Loading area is
located at the
south end of the

= No plant materials
within 8 ff. from the
doors

storage, loading/ Loading areas must be building which
unloading screened from view screens it from Yes
(Zoning Sec. 3.14, from all roads. Grand River.
3.15, 4.55, 4.56, 5.5) Greenbelt/perimet
er trees screen it
from Heyn Drive
1. Provide proper
screening for any
transformers on the
landscape plan.
2. If all transformer
= A minimum of 2ft. Iocaflons are nof
. provided on plan,
separation between
please add a note
o box and the plants X
Transformers/Utility stating that all
= Ground cover below -
boxes 4" is allowed up 1o No utility boxes are 8D transformers and
(LDM 1.e from 1 ad shown other utility boxes
through 5) paa. shall be screened

per the city detail.

3. Please add the
estimated number of
shrubs to screen the
transformer to the
plant list and add a
note indicating that is
what they are for.
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8/3/2021
ltem Required Proposed Ic\:l\sgzs Comments
Building Foundation Landscape Requirements (Sec 5.5.3.D)

1. If decorative paving
is to count toward
the foundation
landscaping, please

= Equal fo entire provided visual
perimeter of the examples of the
building (less paved paving to be used,
access areas) x 8 with and quantify that
a minimum width of 4 area in SF.
ft. 2. The north patio
= At least 75% of the = Hotel: 6234 sf needs to have
Interior site building foundation » Commercial: . Ves landscaping
I . should have 4072 sf (1156sf are adjacent to it,
andscaping SF | - = No A~
andscaping. away from the providing some
» Patios cannot be building) separation from the
deducted, but the parking lot.
width of the doors can 3. Alandscape
= Hotel: 737 If x 8ft = deviation is required
5896 SF to locate the 1156sf
» Commercial: (590-80) away from the
x 8 = 4080sf building, but it is
supported by staff as
it helps to screen the
building from Grand
River.
= None of the hotel
is visible from
Grand River, 72%
of the Heyn Drive
Zoning Sec 5.5.3.D.i. If visible frqm public frontage is
Alliters from (b) o sfreet a minimum of 60% landscaped . Yes
of the exterior building = 84% of the
(e) . . " Yes
perimeter should be commercial
covered in green space building facing
Grand River will
have landscaping
outside of the
patio.
Detention/Retention Basin Requirements (Sec. 5.5.3.E.iv)
» Greenbelt and 1. Please revise the
= Clusters of large native parking lot south basin to have a
shrubs shall cover 70- perimeter trees more natural form if
75% of the basin rim are double- possible, based on
Planting requirements ared counted to Yes volume required.
(Sec. 5.5.3.E.iv) = 10" to 14" tall grass provide some of 2. Please spread out
along sides of basin the pond the shrubs around
= Refer to wetland for coverage the north side of the

basin mix

= The required
shrubs and frees

south basin to
achieve a more
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8/3/2021
ltem Required Proposed ggj;s Comments
are provided. even coverage.

» The ground 3. Please show the
cover is shown as access pathways to
being lawn. the detention ponds

on the landscape
plans so plants can
be arranged
correctly.

1. Please survey the site
for any populations
of Phragmites

= Any and all australis and submit
populations of plans for its complete
Phragmites australis removal.
and/or Knotweed 2. Please put the note
Phragmites & ;pecies on site shall be regardinq P.hragmiies
included on tree o on the Existing
Japanese Knotweed None indicated TBD o heet
control (Sec 5.5.6.C) survey. ‘ Conditions sheet.
= Treat populations per 3. Please also look for
MDEQ guidelines and Japanese, giant or
requirements to Bohemian knotweed
eradicate the weed on the site, and note
from the site. its locations, or non-
occurrence on the
Existing Conditions
sheet.
LANDSCAPING NOTES, DETAILS AND GENERAL REQUIREMENTS
Landscape Notes - Utilize City of Novi Standard Notes
e Provide intended
Installation date dates
(LDM 2.I. & Zoning e Should be between Mar 15-Nov 15 Yes
Sec 5.5.5.B) March 15 and
November 15.
¢ Include statement of
intent to install and
Maintenance & guorqn’ree all
Statement of intent materials for‘ 2 yedars.
. ¢ Include a minimum Yes Yes
(LDM 2.m & Zoning T
Sec 5.5.6) one cultivation in
June, July and August
for the 2-year
warranty period.
FLIS?\: S)Q?:r;eLDM Shall be northern nursery Yes Yes
3.0.(2)) grown, No.1 grade.
e A fully automatic
Imigation plan irrigation system and
a method of draining | No Need for final site plan

(LDM 2.5.)

is required with Final
Site Plan
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8/3/2021
. Meets
ltem Required Proposed Code Comments
¢ Alternative means of
providing sufficient
water for
establishment and
long-term survival of
the plantings may be
proposed instead.
Plans and details for
the alternative must
be provided.
Other information Required by Planning NA
(LDM 2.u) Commission
Establishment period
(Zoning Sec 5.5.6.8) 2 yr. Guarantee Yes Yes
Approval of City must approve any
substitutions. substitutions in writing Yes Yes
(Zoning Sec 5.5.5.E) prior to installation.
Plant List (LDM 4) - Include all cost estimates
Quantities and sizes Yes Yes
Root type Yes Yes
= 19 of 34 species
(56%) used are
Botanical and Refer ’(o LDM suggested nq’nvg to . Ves
plant list Michigan
common names " Yes
» The trees meet
the LDM tree
diversity standard.
Type and amount of Seed Yes
lawn
. For all new plantings, . . .
Cost estimate mulch, seed and sod as | Yes Yes Required for Final Site
(LDM 2.1) . Plans
listed on the plan
Planting Details/Info (LDM 2.i) - Utilize City of Novi Standard Details
Canopy Deciduous Yes Yes
Tree
Evergreen Tree Yes Yes
Multi-stem Tree Yes Yes
Shrub Refer.’ro LDM for detail Yes Yes
: drawings
Perennial/ Yes Yes
Ground Cover
Tree stakes and guys.
(Wood stakes, falbric Yes Yes
guys)
. Located at Critical Root | Three frees at the
Tree protection , . southeast corner | e Yes
. Zone (1’ outside of :
fencing of the site are o Yes

dripline)

being saved and
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8/3/2021
ltem Required Proposed ggj;s Comments
protected with
tree fencing.
e A tree protection
fence detailis
provided.
Other Plant Material Requirements (LDM 3)
General Conditions Plant materials shall not
be planted within 4 ft. of | Notes provided Yes
(LDM 3.a) .
property line
Plant Materials & Clearly show trees to be Allfrees except
s 1. . three at the south
Existing Plant Material | removed and trees to end of the property Yes
(LDM 3.b) be saved. .
will be removed
= Substitutions to
landscape standards
for preserved canopy
frees outside
Landscape tree woodlands/ wetlands No
credit (LDM3.b.(d)) should be approved
by LA.
= Refer to Landscape
free Credit Chart in
LDM
Plant Sizes for ROW, Refer to Landscape
Woodland -
Design Manual for
replacement and requirements
others (LDM 3.c)
Plant size credit
(LDM3.c.(2)) NA No
Prohibited Plants No plants on City No prohibited Yes
(LDM 3.d) Invasive Species List plants proposed
Recommended trees
for planting under Label the distance from Yes

overhead utilities
(LDM 3.€)

the overhead utilities

Collected or
Transplanted trees
(LDM 3.1)

None

Nonliving Durable
Material: Mulch (LDM
4)

= Trees shall be mulched
to 3"depth and shrubs,
groundcovers to 2"
depth

= Specify natural color,
finely shredded

hardwood bark mulch.

Include in cost
estimate.

= Refer to section for
additional information

NOTES:

1. This table is a working summary chart and not infended to substitute for any Ordinance or City of Novi
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. Meets
ltem Required Proposed Code Comments

requirements or standards.

2. The section of the applicable ordinance or standard is indicated in parenthesis. For the landscape
requirements, please see the Zoning Ordinance landscape section 5.5 and the Landscape Design
Manual for the appropriate items under the applicable zoning classification.

3. Please include a written response to any points requiring clarification or for any corresponding site plan
modifications to the City of Novi Planning Department with future submittals.




TRAFFIC REVIEW




AZCOM
27777 Franklin Road

Southfield
MI, 48034
USA
aecom.com

Project name:
JZ19-0024 Holiday Inn rPRO Concept Plan
Traffic Review

To: From:
Barbara McBeth, AICP AECOM
City of Novi

45175 10 Mile Road Date:
Novi, Michigan 48375 May 4, 2021
CC:

Christian Carroll, Lindsay Bell, Kate Richardson,
Madeleine Kopko, Victor Boron

Memo

Subject: JZ 19-0024 Holiday Inn rPRO Concept Plan Traffic Review

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

GENERAL COMMENTS

1.

w

The applicant, Holiday Inn Express, is proposing a four-story, 117 guest room Holiday Inn hotel that includes a 40 seat
restaurant, along with a 13,746 SF shopping center, located on the south side of Grand River Avenue, east of Beck
Road.
Grand River Avenue is under the jurisdiction of the Road Commission for Oakland County (RCOC).
The parcel is currently zoned I-1 Light Industrial. The applicant is proposing a PRO to rezone it to TC, Town Center.
Summary of traffic-related waivers/variances:

a. Aright turn taper is required along Grand River Avenue and is not currently provided. If a right turn taper is

not proposed, a variance would be required.
b. Loading zone size variance required for existing loading zone size.

TRAFFIC IMPACTS

1.

AECOM performed an initial trip generation estimate based on the ITE Trip Generation Manual, 10™ Edition, as
follows:

ITE Code: 310 (Hotel), 820 (Shopping Center)
Development-specific Quantity: 117 Rooms, 13,746 SF
Zoning Change: N/A

Trip Generation Summary

Estimated Peak-
Direction Trips
(hotel + retail)

Estimated Trips
(hotel + retail)

City of Novi Above
Threshold Threshold?

AM Peak-Hour Trips 55+ 13 =68 32+8=40 100 No
PM Peak-Hour Trips 70 + 125 = 195 36 + 65 =101 100 Yes

Daily (One-Directional) Trips = 978 + 1560 = 2538 N/A 750 Yes



Memo

2.  The number of trips exceeds the City’s threshold of more than 750 trips per day or 100 trips per either the AM or PM
peak hour. AECOM recommends performing the following traffic impact study in accordance with the City’s
requirements. Fitted curve equations were used for total and PM peak trips, while weighted average was used for

AM ftrips.
Trip Impact Study Recommendation ‘
Type of Study: Justification
Traffic Impact Statement The number of daily trips exceeds the City’s threshold of more than 750 trips
(TIS) per day, as well as PM trips of 100 trips. ATIS is reviewed in a separate letter.

The applicant is proposing rezoning the parcel from I-1 to TC with a PRO. An
RTS was submitted and approval was recommended in a separate letter on
June 18t, 2019.

The previously approved RTS (with restaurant) does not reflect the
current development intent. The applicant should submit an updated RTS
with currently proposed building use.

Rezoning Traffic Study

TRAFFIC REVIEW

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

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 in the Plan  Compliance Remarks

1 Driveway Radii | O Figure [X.1 Not indicated Inconclusive  Main entrance is existing,
but side entrance should
have radii included

2 Driveway Width | O Figure 1X.1 24’ and 26’ Met
3 Driveway Island Length | O N/A N/A
Figure IX.1
4 Emergency Access | O 11- Provided Met
194.a.19
5 Driveway sight distance | O Not provided Inconclusive  Provide detail in future
Figure VIII-E plans.
6 Driveway spacing
6a Same-side | O 11.216.d.1.d N/A N/A Drives on Grand River Ave
are existing
6b Opposite side | O 11.216.d.1.e = N/A N/A Drives on Grand River Ave
are existing
7 External coordination (Road Required for any - -
agency) ROW Work
8 External Sidewalk | Master Plan & = Existing sidewalk N/A

EDM along Grand River


https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_IX1.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_IX1.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_IX1.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTVIIISTROGERI-WRE_S11-194DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTVIIISTROGERI-WRE_S11-194DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
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EXTERNAL SITE ACCESS AND OPERATIONS

No. Item Proposed in the Plan ~ Compliance Remarks
9 Sidewalk Ramps | EDM 7.4 & R-  Not indicated Inconclusive  Provide detail in future
28-J plans, including existing
ramps.
10 | Any Other Comments: Refer to Figures IX.10 and 1X.11 and dimension any right turn

deceleration lane and/or tapers for the entrance on Grand River Ave.
Grand River Avenue’s 24 hour volume requires a minimum of a right
turn taper regardless of peak hour right turns, according to Figure

IX.10.

INTERNAL SITE OPERATIONS

No. Item Proposed in the Compliance Remarks
Plan

11 Loading zone | ZO 5.4 660 SF for hotel Not Met TC Zoning ordinance
and 800 SF for requires 10 SF for each
commercial building foot of frontage. Variance

required for current
loading zones.

12 | Trash receptacle | ZO 5.4.4 Present in back Met
yard for both
buildings
13  Emergency Vehicle Access Turning movements = Inconclusive Applicant should provide
not provided turning movements to
show access.
14 Maneuvering Lane | ZO 5.3.2 20’ to 30’ Met 20’ width will only be

present when loading
zone is in use behind

building
15 Endislands | ZO 5.3.12
15a Adjacent to a travel way = Some dimensioned | Partially met Island lengths should be
3’ shorter, others set such that all with
2.75’ shorter adjacent traffic are 3’
shorter.
15b Internal to parking bays No dimensions Inconclusive Width and length should

be included in future
submittals. Internal
islands may be the length
of the parking spaces.

16 | Parking spaces | ZO 5.2.12

17 N/A -
18  Parking space length | ZO 5.3.2 17’ perpendicular Met
with curb, 19’

perpendicular
without curb, 23’

parallel

19  Parking space Width | ZO 5.3.2 9’ for perpendicular | Inconclusive The parallel spaces
spaces, parallel should be dimensioned.
spaces not

dimensioned


https://cityofnovi.org/Government/City-Services/Public-Services/Engineering-Division/Engineering-Design-Manual/EngineeringDesignManual.aspx
https://mdotcf.state.mi.us/public/design/files/englishstandardplans/largespdetfiles/R028J.pdf
https://mdotcf.state.mi.us/public/design/files/englishstandardplans/largespdetfiles/R028J.pdf
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
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INTERNAL SITE OPERATIONS

No.

20

21

22

23

24
24a

24b

24c

24d
24e

25

26

27

28
29

Iltem

Parking space front curb height |

Z05.3.2

Accessible parking — number |

ADA

Accessible parking — size | ADA

Number of Van-accessible space

| ADA

Bicycle parking

Requirement | ZO 5.16.1

Location | ZO 5.16.1

Clear path from Street | ZO

5.16.1

Height of rack | ZO 5.16.5.B
Other (Covered / Layout) | ZO

5.16.1

Sidewalk — min 5’ wide | Master

Plan

Sidewalk ramps | EDM 7.4 & R-

28-J

Sidewalk — distance back of curb

| EDM 7.4

Cul-De-Sac | O Figure VIII-F
Turning Areas | ZO 5.10.1.B.lI

Proposed in the
Plan
6” curb

Not indicated

3 labeled, no
dimensions

8 spaces provided,

4 at hotel, 4 at

shopping center

2 location indicated

Not provided

Not provided
Not provided

5and7’

Not indicated

Abutting curb

N/A
N/A

Compliance

Not Met

Met

Inconclusive

Inconclusive

Not met

Not met

Inconclusive

Inconclusive
Inconclusive

Partially met

Inconclusive

Inconclusive

REMENS

17’ spaces are only
permitted with 4” curb
that has a 2’ clear
overhang. The detail on
sheet 5 shows to use 4”
for parking but the
grading plan shows 6”
curb abutting the 17’
spaces.

167 surface parking
spaces provided,
requiring 6 ADA spaces.
Dimension ADA spaces
and aisles

3 van accessible spaces
indicated, but dimensions
are not provided to verify.

Hotels require 4 spaces,
as provided. Shopping
centers require 2% of
parking or 8 spaces,
whichever is greater.
Spaces at hotel should
be located within 120 feet
of main entrance.
Sidewalk from bike
parking to roadway must
be 6’ wide with no
overhang or 8’ wide with
2’ clear overhang for
vehicles.

5’ minimum, 6’ along
bicycle paths. Dimension
all proposed sidewalks.

Ramps should be
provided where the
sidewalk intersects the
curb.


https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://ada-compliance.com/ada-compliance/502-parking-spaces
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://cityofnovi.org/Government/City-Services/Public-Services/Engineering-Division/Engineering-Design-Manual/EngineeringDesignManual.aspx
https://mdotcf.state.mi.us/public/design/files/englishstandardplans/largespdetfiles/R028J.pdf
https://mdotcf.state.mi.us/public/design/files/englishstandardplans/largespdetfiles/R028J.pdf
https://cityofnovi.org/Government/City-Services/Public-Services/Engineering-Division/Engineering-Design-Manual/EngineeringDesignManual.aspx
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_F.png
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
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INTERNAL SITE OPERATIONS

No. Item REMENS

Proposed in the
Plan

9 PEV spaces
provided

Compliance

30 EV Parking | ZO0 5.2.15 Not Met As per 5.2.15.C.iv, the
charging station must be
at the edge of the 2’ clear
overhang for a 17’
parking space abutting a
4” curb. The 5’ clear path
for pedestrians must be
maintained. Signs
identifying the PEV
spaces should be
included as well, as per
5.2.15.C.vi.

31 | Any Other Comments:

SIGNING AND STRIPING

No. Item Proposed in the Remarks

Plan

Compliance

32

33

34

35

36

37

38

39

40
41

42

Signing: Sizes | MMUTCD
Signing table: quantities and
sizes

Signs 12” x 18” or smaller in size
shall be mounted on a galvanized
2 Ib. U-channel post | MMUTCD
Signs greater than 12” x 18” shall
be mounted on a galvanized 3 Ib.
or greater U-channel post |
MMUTCD

Sign bottom height of 7’ from final
grade | MMUTCD

Signing shall be placed 2’ from
the face of the curb or edge of the
nearest sidewalk to the near edge
of the sign | MMUTCD

FHWA Standard Alphabet series
used for all sign language |
MMUTCD

High-Intensity Prismatic (HIP)
sheeting to meet FHWA retro-
reflectivity | MMUTCD

Parking space striping notes

The international symbol for
accessibility pavement markings |
ADA

Crosswalk pavement marking
detail

Not included

Not included

Not included

Not included

Not included

Not included

Not included

Not included

Not included
Not included

Not included

Inconclusive

Inconclusive

Inconclusive

Inconclusive

Inconclusive

Inconclusive

Inconclusive

Inconclusive

Inconclusive
Inconclusive

Inconclusive


https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
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SIGNING AND STRIPING

No. Item Proposed in the Compliance Remarks
Plan
43 | Maintenance of Traffic Plans Not included | Inconclusive

44  Any Other Comments:

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

%/Za@ V4 p%im,nﬁ Pl X, W & Guein &hal -

Paula K. Johnson, PE Saumil Shah, PMP

Patricia Thompson, EIT Senior T ation Enal
nior Tran ion Engineer
Traffic Engineer enlor Transportatio ginee Project Manager



TRAFFIC IMPACT STUDY REVIEW




A=COM
27777 Franklin Road
Southfield
MI, 48034
USA
aecom.com

Project name:
JZ19-24 - Holiday Inn TIS Traffic Review

From:
AECOM
To:
Barbara McBeth, AICP Date:
City of Novi May 3, 2021

45175 10 Mile Road
Novi, Michigan 48375

CC:
Lindsay Bell, Madeleine Kopko, Kate Richardson,
Victor Boron, Christian Carroll

Memo

Subject: JZ19-24 — Holiday Inn TIS Traffic Review

The Traffic Impact Study was reviewed to the level of detail provided and AECOM recommends approval with conditions,
as indicated, of the Traffic Impact Study; the applicant should review the comments provided below and provide a revised
study to the City.

GENERAL COMMENTS

1. The memo will provide comments on a section-by-section basis following the format of the submitted report.
2. The project is located on the south side of Grand River Avenue, between Beck Road and Taft Road.
3. The TIS and Shared Parking Study were completed for the project approval.

BACKGROUND DATA

1. The following roadways were included in the study:
a. Grand River Avenue: East/West, 50 mph, 5 lane with two-way left turn lane (TWLTL)
b. Beck Road: North/South, 45 mph, 3 lane with TWLTL
c. Taft Road: North/South, 35 mph, 3 lane with TWLTL

2. Pre-COVID-19 volumes and turning movement counts were obtained for March 3, 2020 from the RCOC SCATS
database. Data from the 4t and the 5% were considered, but discarded due to events at the Suburban Collection
Showplace venue.

EXISTING CONDITIONS

1. Overall Level of Service (LOS) at the intersections of Grand River Ave and Beck and Taft Roads for existing
conditions is D for both peak periods.

a. At the Grand Drive and Beck intersection during the AM peak, westbound left, northbound through, and
northbound right all operate at LOS F.

b. Multiple approaches at both AM and PM peak operate at LOS D or E.

13



Memo

BACKGROUND (NO BUILD) CONDITIONS 2023

1. A 0.5% annual growth rate was used to determine the 2023 build year data, based on the SEMCOG population
and employment forecasts.

2. Overall operations at the intersections are not expected to change significantly, however, the LOS of the intersection
at Grand River and Beck is expected to be LOS E (1.1-sec increase) during the AM peak period.

SITE TRIP GENERATION

1. Atotal of 2,450 daily trips and 66 and 187 trips (In+Out) during AM and PM hours are anticipated based on the ITE
trip generation codes. Pass-by trip reductions were not included, resulting in a conservative estimate.

SITE TRAFFIC ASSIGNMENT

1. The existing peak hour traffic patterns on the adjacent roadway were used to calculate site trip distribution.

FUTURE CONDITIONS

1. Overall average intersection delays at the signalized intersections are not expected to be impacted greatly, with the
LOS remaining at E during the AM peak and D during the PM peak.

a. Anincrease of 2.4 sec (LOS D in background condition to LOS E in future condition) is observed for
Eastbound Through movement at Grand River Ave/Beck Road intersection during AM peak hour. TIS
preparer concludes that SimTraffic network simulations indicate that the intersections are expected to
operate in a manner similar to existing and background conditions with 95 queue length on eastbound
through with minor increase from 585 feet in background condition to 590 feet in future condition.

b. During PM peak hour, SimTraffic results of the queue analysis at Grand River Ave/Beck Road
intersection suggest an increase of 95" percentile queue length from 222 feet in background
scenario to 964 feet in future-year scenario on eastbound through potentially blocking the access
to the driveways at Providence Park hospital and Staples/Kroger (at approx. 600 feet) and left lane
storage. However, the average delay on eastbound through for future-year is only 1.2 sec higher
compared to background conditions during PM peak hour as per Synchro reports.TIS preparer
concludes that SimTraffic network simulations for future-year conditions indicate that the
intersections are expected to operate in a manner similar to existing and background
conditions.TIS preparer to check this further and provide suitable mitigation if applicable.

2. The site driveways are expected to operate at LOS E during the AM peak, but a queue analysis indicates the queue
should not exceed 2 vehicles.

DRIVEWAY SPACING ANALYSIS

1. The driveway spacing proposed meets the requirements for the City of Novi.

PARKING ANALYSIS

1. The methodology used to evaluate the parking demand was based on the Shared Parking, 3™ Edition.
2. The reduction in peak weekday parking demand at 6 pm ranges from 25% to 70%.

a. The assumption that the restaurant in the hotel would only require parking spaces for 2 employees during
dinner hours does not seem valid. However, the extra spaces required could be counted in the surplus.

AECOM
2/3



Memo

3. The parking lot is expected to have 71% utilization at peak parking demand.

CONCLUSIONS

1. The overall level of service and queue analysis of the surrounding road facilities is not expected to degrade between
the background conditions for 2023 and the build scenario except eastbound through during the PM peak period.
TIS Preparer to check this further and provide suitable mitigation if applicable.

2. The shared parking study for the hotel and commercial building indicates that 71% of the parking lot is expected to
be utilized during peak times.

3. No mitigation measures are recommended, due to lack of cause.

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

Sincerely,
AECOM
Vot 4 o Cauoin 1ol Hhs—=
Patricia Thompson, EIT Saumil Shah, PMP Jeff Wood, PE, PTOE
Traffic Engineer Project Manager Senior Traffic Engineer
AECOM

3/3
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Phone: (248) 880-6523
E-Mail: dnecci@drnarchitects.com
Web: drnarchitects.com

50850 Applebrooke Dr., Northville, MI 48167

June 29, 2020

Facade Review Status Summary:

City of Novi Planning Department Approved, Section 9 Waiver Not Required

45175 W. 10 Mile Rd.

Novi, Ml 48375-3024

Re: FACADE ORDINANCE - Revised PRO Concept Plan
Holiday Inn PRO, JZ19-24
Facade Region: 1, Zoning District: I-1, Building Area: 80,000 S.F., 4-Story

Dear Ms. McBeth;

The following facade review is based on drawings prepared by Jarratt Architecture, based
on the drawing dated 6/23/20. This project consists of construction of a 4-story hotel and a
1-story commercial building. Only the hotel drawings were provided at the time of this
review. The proposed percentages of materials on each elevation are shown in the table
below. The maximum and minimum percentage allowed by the Ordinance is shown in the
right-hand column. Materials in non-compliance, if any, are shown in bold. The sample
board required by Section 5.15.4.D was provided (in photographic format, dated 6/30/20)
and is consistent with Ordinance Section 5.15.2 with respect to colors.

Ordinance

East Maximum

(Front) | South | North [ West | (Minimum)
100%

Brick 40% 36% 37% 41% | (30% Min.)
Fiber Cement (Nichiha, Vintage Wood, Bark) 13% 11% 11% 11% 25%
EIFS 24% 25% 25% 25% 25%
Cultured Stone 23% 28% 27% 23% 50%

Recommendation - As indicated above all materials are in full compliance with the Facade
Ordinance. A Section 9 Waiver is not required for this project. The applicant should
provide additional information to clarify the color and intensity of the “continuous green
lineal lighting element”. This can be done by providing nighttime photos of similar
buildings. With respect to the lighting element, it should be noted the Fagade Ordinance
prohibits the use of facade materials to form a component or background of a sign and
prohibits the use of intense colors.

Page 1 of 2



In the event that the architectural design is included as part of the public benefit pursuant
to the PRO, the facades would not be considered an enhancement from what would
otherwise be anticipated. A sample board indicating carefully coordinated earth toned
colors should be provided not less than 5 days prior to the planning commission meeting.

The detail for the dumpster enclosure on sheet S5 indicates “enclosure material to match
the building material”. The dumpster enclosure is also required to be a minimum of 30%
brick. Therefore, the note should be revised to read “brick to match the building”.

Notes to the Applicant:

1. Roof screens - The applicant should note that all roof top equipment must be screened
from view from all vantage points both on and off-site using materials compliant with
Section 5.15.

2. Facade Inspections — The Fagade Ordinance requires inspection(s) for all projects.
Materials displayed on the approved sample board will be compared to materials delivered
to the site. It is the applicant’s responsibility to request the inspection of each facade
material at the appropriate time. Inspections may be requested using the Novi Building
Department’s Online Inspection Portal with the following link. Please click on “Click here
to Request an Inspection” under “Contractors”, then click “Facade”.

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

Sincerely,

rohitects PC

A /%%Z,o

Douélas R. Necci, AIA

DRN

Page 2 of 2
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(LY OF!

CITY COUNCIL

Mayor
Bob Gatt

Mayor Pro Tem
Dave Staudt

Andrew Mutch

Laura Marie Casey

Hugh Crawford

Justin Fischer

Julie Maday

Clty Manager

Peter E. Auger

Director of Public Safety
Chief of Police

David E. Molloy

Fire Chief
Jeffery R. Johnson

Asslstant Chlef of Police
Erick W. Zinser

Assistant Chief of Police
Scott R. Baetens

Assistant Fire Chief
John B. Martin

Novi Public Safety Administration

45125 Ten Mile Road
Novi, Michigan 48375
248.348.7100
248.347.0590 fax

cityofnovi.org

April 16, 2021

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

RE: Holiday Inn

PSP# 21-0014

Project Description:

Build a 4-story 117 guestrooms hotel at 46585 Grand River.

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.

MUST add fire hydrants to site plan due to spacing has
deficiencies.

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 Connection (FDC) 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. (IFC 2015 912.2.1)

A hazardous chemical survey is required to be submitted to
the Planning & Community Development Department for
distribution to the Fire Department at the fime 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.



Fire apparatus access drives to and from buildings through
parking lofs shall have a minimum fifty (50) feet outside
turning radius and designed to support a minimum of thirty-
five (35) tons. (D.C.S. Sec 11-239(b)(5)) (On the Northwest
corner of the building driving from the east turning and
going south, this corner does not meet city standards).

For the fire hydrant proposed on plans for the 1 story
commercial building does not have size of the water main.
Water mains greater than 25" in length MUST be 8 in
diameter or greater. (D.C.S. Sec.11-68(c)(1)(c)

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 feet
(100') of a fire hydrant. (IFC 2015 912.2.3)

Landscaping shall not block the access to the FDC. (FC
2015 912.4)

Landscaping shall not block the sight of the fire alarm horn
and strobe which will be mounted above the FDC. (FC 2015
912.4)

Recommendation:

Sincerely,

APPROVED WITH CONDITIONS

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

CcC:

file



PROJECT NARRATIVE




PRSI COMMUNITY
"o IMAGE BUILDERS

PLANNING | MARKETING | ECONOMIC DEVELOPMENT

September 8, 2021

Ms. Barb McBeth, AICP, City Planner
City of Novi Development Department
47175 10 Mile Road

Novi, MI 48375

Subject: Project Narrative and Planner’s Report Supporting the Rezoning Request for 46585
Grand River Avenue, from I-1, Light Industrial to TC, Town Center with a Planned Rezoning
Overlay (PRO).

Dear Ms. McBeth:

Please accept this project narrative and planner’s report for consideration by the City to re-zone the
above referenced parcel of land from I-1, Light Industrial to TC, Town Center with a Planned Rezoning
Overlay (PRO). The project entails development of mixed-use site with a four story, full-service hotel
and restaurant to the rear of the property and a retail building with a possible restaurant use along
Grand River Avenue. The property is currently occupied by an older commercial/industrial building
that will be removed to facilitate this new development. Access to the site will be exclusively from
Grand River Avenue, which is a five-lane County Road and major thoroughfare.

Why Request a PRO Rezoning?

We recognize that some of the benefits being identified extend beyond the criteria detailed in the
ordinance, yet they are benefits nonetheless. For example, placing a hotel and retail building at this
location will encourage the type of development anticipated in the Master Plan. Conversely,
constructing an industrial building under the current zoning will discourage the mixed-use
development being sought. It should be noted that most PRO requests do not comply with the Master
Plan while this one does. If another zoning district or option were available for this request it would
certainly have been chosen. The PRO option is the only one that allows this type of development until
a new zoning district is created by the City, better matching the City West District in the Future Land
Use Plan.

Project Narrative

The parcel of land is located at the southeast corner of Heyn Drive and Grand River Avenue, east of
Beck Road and west of Taft Road in the City of Novi, Michigan. It is located in close, walkable distance
to the Suburban Collection Showplace and Providence Park medical complex. At the present time,
the site is occupied by an industrial building and surrounded by a mix of older industrial, commercial
and residential buildings. Since the property is currently zoned I-1, Light Industrial, the proposed
hospitality and retail uses are not permitted in that District. These uses, however, more closely align
with the City’s vision for the City West district in the Future Land Use Plan than the current I-1 zoning
designation. The above-mentioned close proximity to the Suburban Collection Showplace and the

17195 Silver Parkway, #309 Phone: 810-734-0000
Fenton, Ml 48430 Email: avantini@cibplanning.com




Ms. Barb McBeth, AICP, City Planner

PRO Rezoning Request for 46585 Grand River Avenue
September 8, 2021

Page 2

Providence Park medical complex also supports and enhances the desirability of those facilities as
regional draws to the area. A full-service hotel and associated retail commercial uses will benefit
these uses and help change the image of the image of the Grand River corridor away from industrial
use.

PRO Rezoning Criteria

Per Section 713, Amendments to Ordinance, Subsection 2(D)(ii), “The applicant shall have the burden
of demonstrating that the following requirements and standards are met by the PRO Plan, Conditions,
and PRO Agreement:”

a. Approval of the application shall accomplish, among other things, and as determined in the
discretion of the City Council, the integration of the proposed land development project with the
characteristics of the project area, and 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 PRO.

The subject site is currently zoned I-1, Light Industrial with a wide range of permitted and special land
uses that do not match the City West Future Land Use designation found in the Master Plan. They
include the incineration of garbage or refuse, dry cleaning plants or laundries, or junk yards, just to
name a few. Itis therefore not possible under the current ordinance to achieve the vision for the City
West plan without rezoning to the TC, Town Center District with a Planned Rezoning Overlay (PRO).
Recognizing that a new ordinance is being prepared to implement the vision for the City West area,
it is not currently in place and will still take some time to go through the review process before being
adopted. During that period, the City could receive site plan requests for industrial uses that meet
current zoning but fail to match the vision of the Master Plan. The proposed development will
certainly move the City West vision forward and hopefully encourage other similar new projects
matching the Master Plan.

The Suburban Collection Showplace has recently expanded and City West calls for this regional
attraction to be supplemented along Grand River Avenue with “the creation of a prominent new
district combining entertainment, convention, commercial, office and residential uses in a cohesive,
high density, walkable pattern.” Development of a full-service hotel and restaurant to the rear of the
site and future retail building with a restaurant use and a pedestrian courtyard along Grand River
Avenue will match that vision. Equally important, this development will encourage additional new
development in an area that is underutilized with older, small industrial/commercial buildings.

The City West Plan “envisions three to five story buildings for most of the area, while building with
frontage on 1-96 may rise as high as 10 stories.” The proposed hotel will be four stories in height,
thereby matching the vision for the City West Plan and providing an appropriate transition from [-96.
It should also be noted that the hotel building will be separated from the abutting industrial building
and property by a detention basin and landscaped buffer area.



Ms. Barb McBeth, AICP, City Planner

PRO Rezoning Request for 46585 Grand River Avenue
September 8, 2021
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PRO Benefits/Conditions

Some of the additional benefits (Appendix A) and resulting conditions (Appendix C) under the PRO
rezoning include: the creation of a public space in front of the retail building; the installation of eight
(8) EV charging stations that will be available to the public; and an open space calculation of 31.15%,
which is more than double the required 15% in the TC District. While not identified as PRO benefits,
additional benefits to the City include: the integration of retail, restaurant and hotel uses on a single
site, better meeting the intent of the Town Center District; an enhanced tax benefit to the City over
an industrial use; shared parking between the two buildings to minimize the impact of stormwater
on the municipal system; and solar lights. Many of these features would not be attainable under the
current |-1, Light Industrial zoning district nor would industrial uses match the Master Plan vision for
this area.

As mentioned above, this project will also have a positive impact on the City of Novi with the creation
of new, local tax revenue. The property is planned for a vibrant, new, mixed-use district in a cohesive,
high-density walkable pattern. This type of development will also have a positive impact on City tax
revenues versus a project constructed under the current I-1 zoning district. It is estimated that the
construction cost for the hotel and retail commercial building will be approximately $20,275,000
while an estimated 80,000 s.f. industrial building will cost approximately $12,000,000 to build. Based
upon the current City of Novi general tax millage, the proposed project will generate approximately
$213,650 annually while an industrial building on the subject site will generate $126,451 annually in
new taxes. This is a positive annual difference of $87,199 to the City, not including the additional tax
revenue to other County and City taxing jurisdictions.

b. Sufficient conditions shall be included on and in the PRO Plan and PRO Agreement on the basis
of which 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 PRO; provided, in determining whether approval of a proposed application
would be in the public interest, the benefits which would reasonably be expected to 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
recommendation by the Planning Commission, and also taking into consideration the special
knowledge and understanding of the City by the City Council and Planning Commission.

It is anticipated that the PRO Plan and associated PRO Agreement can be adjusted to ensure that the
project is developed as promised and minimizes potential impacts on the surrounding area and
environment. The proposed development would advance the publicinterest and ensure compatibility
with planned and existing land uses in the area over currently permitted industrial uses. This is an
area in transition and the proposed PRO moves in the direction being sought by the Planning
Commission and City Council. Moreover, should industrial development under the current I-1 District
regulations be proposed in this area, it could have the effect of discouraging the mixed-use
development being sought in the City West Future Land Use District of the Novi Master Plan.



Ms. Barb McBeth, AICP, City Planner

PRO Rezoning Request for 46585 Grand River Avenue
September 8, 2021

Page 4

c. In the discretion of the City Council, it shall be determined that there is compliance with all of the
General Standards for the approval of uses subject to special approval are met, as enumerated in
Section 6.1.2.C.

The proposed uses are all identified as Permitted under the TC, Town Center District. Should there
be any future uses that require special land use approval, all conditions will be met.

Conclusion

In conclusion, we kindly request positive consideration by the City of Novi Planning Commission and
City Council on this matter. The requested TC, Town Center District with a Planned Rezoning Overlay
(PRO) is the best option in the ordinance to implement the vision for the City West District in the
Master Plan. It is also a great use of the property and will likely help attract other similar development
to the area. The benefits being offered under the PRO option will create an improved mixture of uses
and site amenities over the current I-1, Light Industrial zoning. We also understand that site plan
approval will be still be needed and are ready to work cooperatively with the City to implement a
great project. Furthermore, only two minor deviations are being requested and the Preliminary PRO
Site Plan is in compliance with ordinance requirements

If you have any questions, please do not hesitate to contact me.

Sincerely,

7 y / , / _ .
b A~ Loay

x/v,”--,’.((/xi 4
Carmine P. Avantini, AICP
President
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Appendix A: Summary of Key Project Benefits

As mentioned in the report, this development complies with the Master Plan while most PRO
requests do not. Absent creation of a new zoning district by the City, the only vehicle allowing this
Master Plan-compliant request is the PRO rezoning option. With this in mind, the benefits provided
extend beyond those identified in the ordinance. Below are the key project benefits supporting the
PRO rezoning request:

PRO Benefits

v

Creation of a pedestrian-oriented courtyard at the front of the retail building, along Grand River
Ave.

This project includes the use of eight (8) electric car charging stations and solar lights for a more
environmentally-friendly development.

31.15% of the site has landscaped and pedestrian plaza areas accessible to the public; exceeding
the required minimum of 15% in the TC District.

City Benefits

v

The City West plan calls for this regional attraction to be supplemented along Grand River Avenue
with “the creation of a prominent new district combining entertainment, convention,
commercial, office and residential uses in a cohesive, high density, walkable pattern.”
Development of a full-service hotel and restaurant to the rear of the site and a retail building with
a restaurant use and pedestrian courtyard along Grand River Avenue will match that vision.

This development will encourage additional new development, in an area that is underutilized
with older, small industrial/commercial buildings, and help discourage the introduction of new
industrial uses through current zoning.

This request will integrate retail, restaurant and hotel uses on a single site, better meeting the
intent of the Town Center District and hopefully be an anchor development on the south side of
Grand River Ave.

This project will provide an enhanced tax benefit of approximately $87,199 to the City, over an
industrial use, not including the additional tax revenue to other County and City taxing
jurisdictions.

Shared parking between the two buildings to minimize the impact of stormwater on the municipal
system.

This project provides an appropriate transition between the anticipated uses in the City West Plan
for Grand River Ave. and the single-family residential uses to the south.

The creation of temporary (construction) and permanent jobs in the City.
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Appendix B: Summary of Requested Deviations

The following are the requested deviations:

1. From the commercial loading area (960 s.f. instead of the required 1,890 s.f.) and is
supported by staff; and

2. For the building foundation landscaping, allowing it to be located away from the
building, and is supported by staff.
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1.
Appendix C: Project Conditions

The following are anticipated project conditions, although others can be added based upon
project review and approval, and would be included in the PRO Agreement:

1. The City-approved PRO Concept Pan;

Execution of any required easements;

3. Development of a full-service, four story hotel and separate retail building with the
potential for a restaurant use;

4. The provision of a minimum 31.15% permanently landscaped and pedestrian plaza areas
accessible to the public; and

5. The provision of eight (8) electric vehicle charging stations, solar lighting, decorative
pedestrian lighting, outdoor furniture, safety paths, etc. in accordance with the Town
Center Study Area.

~
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Per the City of Novi Zoning Ordinance, a Community Impact Statement should address all of the
following information:

1.

Expected annual number of police responses for the proposed development (can be based on
statistics from similar developments),

Based upon other facilities owned and operated by the applicant, the annual number of calls is
minimal, since most incidents are handled by staff. This is especially true for the hotels and
restaurants so we estimate that 2 calls per month, or an annual total of 24 calls can be expected.

Expected annual number of fire responses for the proposed development (can be based on statistics
from similar developments);

As with the police calls, a minimal number of fire calls can be expected, with the majority being
EMS calls. The applicant has confirmed that based upon calls for assistance at other locations,
approximately 18 responses can be expected on an annual basis.

Anticipated number of employees (include both permanent and construction jobs on site);

With any of the above construction projects, there can be anywhere from 20 to 100 construction
workers on-site, depending upon the phase of completion. It is also anticipated that there will be
15-20 permanent jobs at the hotel and 20-30 at the restaurant.

Statement regarding compliance with City Performance Standards (Section 2519 of the Zoning
Ordinance),

All uses will be operated indoors and it is not anticipated that any of them will exceed the thresholds
identified in the Performance Standards of Section 5.14 of the ordinance.

Estimated number of sewer and water taps and information on peak hour demand and min/max
operating pressures for water system;

The following is the estimated number of REU’s for the proposed uses:

Proposed Use REU’s
Hotel 50
Restaurant 22

Relationship of the proposed development with surrounding uses;

The proposed development provides a change in land use from the older, existing industrial uses
to more upscale hotel, restaurant and retail uses. These older, existing developments are intended
to be replaced with uses similar and compatible with the proposed development, per the City West
strategy in the City Master Plan. The hotel and ancillary uses will serve not only the Suburban
Collection Showcase events, but also the Providence Park medical campus to the west.

Description of proposed land use;

The proposed land uses include a four (4) story, full-service hotel with an attached restaurant to
the rear of the site and a future multi-tenant retail center fronting Grand River Avenue.



8. Description of the environmental factors and impacts addressing the following:

a.

Natural features on the site (e.g., unusual topography, habitat areas, wetlands, woodlands,
historic trees, etc.);

Since this project involves the redevelopment of an old industrial site, there are no natural
features on the site that would warrant preservation or special treatment.

Temporary and permanent impacts to natural features on the site;

Sine there are no outstanding natural features on the site, there will be no associated impacts.
Manufacture, use or storage of any hazardous or toxic materials on the site including

Environmental Protection Agency requirements and the need for a Pollution Incidence
Prevention Plan (PIPP);

Based upon the proposed uses, there is no storage of hazardous or toxic materials that would
require preparation of a Pollution Incidence Prevention Plan (PIPP).
Location, type, depth and contents of any existing or proposed underground storage tanks;

Per the current owner of the site (who has extensive knowledge about the history of the site)
there are no existing underground storage tanks on the property. Additionally, no new
underground storage tanks are proposed as part of this development.

Environmental use and/or contamination history of the site (i.e., groundwater contamination,
landfill, chemical spills, etc.); and

The property has been most recently used for the manufacture of signs and the applicant is
unaware of any contamination on the property.

Potential impacts to existing wildlife on site; and

Since this is currently industrial site, there should be no negative impacts to existing wildlife.

9. Description of the social impacts addressing the following:

a.

Replacement or relocation of any existing uses or occupants on the site;

The sign business has already relocated to another property. As such, there is no need to replace
or relocate any existing uses or occupants.

Traffic impacts (information can come from any required Traffic Impact Study or statistics
from other similar developments when a study is not required),

A traffic report has been provided, indicating that Grand River Avenue is capable of handling
the additional vehicle trips to be generated by this development.

Proposed site amenities (i.e., sidewalks, public parks, bicycle paths, etc.); and

The primary public site amenity is a sidewalk along the Grand River Ave. frontage and
pedestrian connections into the site. The exact location of this sidewalk system will be
determined at the time of site plan and construction plan review.



d. Increases in the permanent population of the City as a result of the proposed development
(specific number should be identified and statistics from similar developments can be used).

Since all of the uses are destination-oriented and no housing units are proposed, there should
be no permanent increase in the population of the City.
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September 7, 2021

Lindsay Bell

City of Novi Development Department
45175 West Ten Mile Road

City of Novi, MI 48375

RE: Site Plan Memo for 46585 Grand River, Novi, MI 48374 Powell Job No. 18-422
Dear Lindsey,

We look forward to presenting our project to the Planning Commission. As you know, we have
been working on this project for some time and have made numerous changes to better meet the
standards of the PRO Ordinance. We are confident that the revised plans provide benefits to the
City and that the project will help implement the Master Plan vision for this district.

Changes to the Deviations per your comments on page 11 a-e:

a) We have revised the commercial building footprint to eliminate the need for the setback
deviation. It was a minor revision and reduced the square footage by less than 100 sf.

b) The Shared Parking Study shows that we can accommodate the commercial building and
the Hotel by analyzing the use traffic patterns and time of peak business for each use.

Justification — The Shared Parking Study allows the development to reduce the number
of parking spaces needed, thereby, reducing the amount of impervious surfaces and
increasing green space.

c) The Commercial Building loading zone has been revised to 960 sf (16'x60") rather that
the 1890 sf (16'x119") required by the ordinance.

Justification — The ordinance sizes the loading zones based on frontage rather than
square footage of the building. This has caused the much larger hotel to need less
loading zone than the smaller commercial building. In this case, the Commercial
Building requires a typical loading zone that would work with any commercial building
that can accommodate up to a 50 ft long delivery vehicle.

d) A right turn Taper is shown at the entrance of Heyn drive. The East entrance of the
development is shown as one-way out and a taper will not be needed for that drive. A
deviation is not requested.



e) A deviation has been requested to allow foundation landscaping to be located away
from the building.

Justification - In order to create a more urban feel in the pedestrian plaza and create
opportunities for outdoor seating and dining we are requesting a deviation for the
allowance of 1,156 sf. of building foundation landscape to be pulled away from the
building. The resulting planting plan will still screen the building foundation from
Grand River Ave.

Sustainability:
A significant number of Native plantings have been shown on the landscape plan

We have provided electric car charging stations and bike racks that will be available to the public.
Shuttles, Ubers, taxi cabs, and other forms of publicly available transportation options that are
commonly used by Hotel guests will be available. We are not aware of a public transit (bus)
service that currently has a route in our location. The owner is open to working with a transit
system in the future as it could enhance travel opportunities to the corridor in general.

There are not many opportunities for solar lighting. However, we have added 2 signs that will
illustrate local sites and these should/could be solar. The owner will also explore additional solar
lighting in the public space. Any lighting designed for safety, probably should not be solar but
any lighting devoted to aesthetics should/could be solar. All lighting should be properly timed
and/or automated for shut off when not in use.

The building will use fully automated through-wall HVAC systems (PTAC) that automatically
adjusts the temperature when people leave the room. All lighting will be fully automated in the
same way. Environmentally friendly interior finishes and materials including wall coverings and
fabrics. All these items are above and beyond the building code.

Identifying Benefits to Public:
1-4 (9, 10) : If they cannot be “positive features” and they are not “negative features” but they
have to be one of these. It could be a matter of degree and they could be considered a “positive

feature” in totality.

5. The Plaza Area open to the public next to Grand River will include seating, landscaping, art
signs and walls, and bicycle parking.

6. The Shared Parking Study allows the development to reduce the number of parking spaces
needed, thereby, reducing the amount of impervious surface and increasing green space.

7. The Electric Car charging stations are available to the public.



8. We are providing 31.15% of Open Space for the whole development, more than double the 15%
minimum.

9. The proposed zoning request is a better transition to residential than industrial and does not
need to be “adjacent” to residential to create a benefit. Remaining Industrial (a more intense use)
would not benefit the residential properties or be in line with the Master Plan. The goods,
services, and jobs more in line with residentially zoned needs would benefit the community.

10. Unlike most other PRO Rezoning applications, this request does comply with the master plan
so the benefits being provided go beyond those called for in the PRO Ordinance. If a zoning
district matching the master plan were currently available, there would be no need to apply under
the PRO ordinance and this would likely be a permitted or special land use. We therefore ask the
Planning Commission to look at the benefits more broadly, since this request does implement the
vision of the master plan.

11. While a minor improvement the solar Local Sights Signs can be a service to the hotel,
commercial building, and public who find themselves in the Plaza Area.

We look forward to your questions and comments.

Sincerely,

POWELL ENGINEERING & ASSOCIATES, LLC
Consulting Engineers

Michael C. Powell, P.E.
President

File D:\JOBS TAKEN HOME \ 18-422 Holiday Inn Express Novi - Shammami (46585 Grand River)\ docs\Ltr_2021-9-7 SITE PLAN
MEMO .doc
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Notice and Disclaimer

This document is provided by Fleis & VandenBrink Engineering, Inc. for informational purposes only. No
changes or revisions may be made to the information presented in the document without the express consent
of Fleis & VandenBrink Engineering, Inc. The information contained in this document is as accurate and
complete as reasonably possible. Should you find any errors or inconsistencies, we would be grateful if you
could bring them to our attention.

The opinions, findings, and conclusions expressed herein are those of Fleis & VandenBrink Engineering, Inc.
and do not necessarily reflect the official views or policy of City of Novi, or the Road Commission of Oakland
County (RCOC), which makes no warranty, either implied or expressed, for the information contained in this
document; neither does it assume legal liability or responsibility for the accuracy, completeness or usefulness
of this information. Any products, manufacturers or trademarks referenced in this document are used solely for
reference purposes.

| 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.

Agency Review Date Comments
City of Novi May 11, 2021  Provided by City/AECOM in review letter.
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This report presents the results of a Traffic Impact Study (TIS) for the proposed development in the City of Novi,
Michigan. The project site is located at 46593 Grand River Ave. on approximately 6.2 acres of property adjacent
to the south side of Grand River Avenue, as shown in Figure E1. The development is proposed to include a
hotel and retail building with site access provided via two driveways on Grand River Avenue. The Road
Commission of Oakland County (RCOC) has jurisdiction over Grand River Avenue. As part of the site plan
approval requirements for this project F&V completed a Traffic Impact Study (TIS) consistent with accepted
traffic engineering practice and pursuant to the requirements of the City of Novi and their traffic consultant
AECOM.

In addition, F&V completed a Shared Parking Study for the project site to determine recommended parking
supply for the site. The analysis was performed to calculate the reduction in overall site parking supply required
that is attributed to the synergy of the land uses. The seasonal, daily, and hourly parking demand variations
were applied to each land use based on data published in the Urban Land Institute (ULI) in Shared Parking, 3™
Edition ULI.

FIGURE E1: SITE LOCATION

The scope of this study was developed based on Fleis & VandenBrink’'s (F&V) knowledge of the study area,
understanding of the development program, accepted traffic engineering practice and information published by
the Institute of Transportation Engineers (ITE), and pursuant to the requirements of the City of Novi and the
RCOC. Additionally, F&V solicited input regarding the scope of work from the City of Novi and their traffic
consultant AECOM.

846580 Novi Hotel Development - FINAL TIS Rev_7-26-21



BACKGROUND DATA

Due to the impact of COVID-19, current traffic volume data is not representative of “typical” operations.
Therefore, pre-COVID existing weekday turning movement traffic volume data at the signalized study
intersections were obtained from the RCOC SCATS database for Tuesday, March 3, 2020 and were used in
this study.

A background growth rate was applied to these volumes to determine background future traffic volume in the
buildout year 2023. The Southeast Michigan Council of Governments (SEMCOG) traffic volume forecasts (2015
— 2045) were reviewed in order to determine the applicable growth rate for the existing traffic volumes. A 0.5%
annual growth rate was used in this study.

TRIP GENERATION

The proposed project includes a 16,413 SF commercial building to serve as a retail building and a hotel with
117 rooms. Access is proposed via two existing site driveways on Grand River Avenue. The trip generation is
summarized in Table E1 and was used in the study to evaluate the impact of the proposed development on the
adjacent roadway system. Note: Pass-by trip reductions were not included in this study to provide a
conservative analysis.

Table E1: Trip Generation Summary

i AM Peak Hour (vph PM Peak Hour (vph
ITE Amount M Average Daily 7(p)7(p)

Code Traffic (vpd) In Out Out
Shopping Center 820 16,413 SF 1,759 9 6 15 | 69 | 74 143
Hotel 310 117 Rooms 894 31 22 53 32 | 30 62
Total Trips 2,653 40 28 68 | 101 | 104 205

*Rates used in the calculations due to small size and projected limited AM operations.

REZONING TRAFFIC STUDY

The maximum trip generation potential of the subject site was forecast for the existing I-1 zoning and the
proposed TC zoning classifications and was compared to the projected trips generated by the proposed
development. The trip generation forecasts are shown in Table E2.

Table E2: Trip Generation Comparison

Average AM Peak Hour PM Peak Hour
Land Use ITE Size Units Daily
Code . Out Total In | Out Total
Traffic
Existing I-1 Health/Fitness Club 492 | 55,000 SF nia 37 | 35 72 | 108 | 82 | 190
Medical Office Building | 720 | 60,000 SF 2,218 111 | 31 | 142 | 58 | 150 | 208
Max for existing zoning (I-1) 111 | 31 | 142 | 58 | 150 | 208
Proposed TC Shopping Center 820 | 60,000 SF 4,248 113 | 69 | 182 | 179 | 193 | 372
General Office Building | 710 | 55,000 SF 594 67 | 11 78 10 | 55 65
Max for proposed zoning (TC) 113 | 69 | 182 | 179 | 193 | 372
Proposed Shopping Center 820 | 16,413 SF 1,759 9 6 15* 69 | 74 | 143
Development Hotel 310 117 Room 894 31 | 22 53 32 | 30 62
Total for proposed development 40 | 28 68 | 101 | 104 | 205

*Rates used in the calculations due to small size and projected limited AM operations.

The results of the trip generation comparison indicate that the proposed development will generate significantly
less traffic during weekday, AM, and PM peak hour than the potential trip generation associated with the existing
I-1 zoning and proposed TC zoning. Therefore, the proposed development has less of an impact on the adjacent
roadway system.

846580 Novi Hotel Development - FINAL TIS Rev_7-26-21



SITE TRIP DISTRIBUTION

The vehicular trips that would be generated by the proposed development were assigned to the study roads
based on existing peak hour traffic patterns on the adjacent roadway network and the methodologies published
by ITE. To determine the distribution of site generated traffic it was assumed that adjacent street trips in the
AM are generally home-to-work and PM trips are generally work-to-home. Therefore, the distribution utilizes
the existing traffic volumes and patterns to provide an estimated distribution for the site-generated traffic. The
trip distribution used in this study is summarized in Table E3.

Table E3: Trip Distribution

Via To/From AM PM
North 30% | 34%
South 16% | 15%
Taft Road South 8% 6%
East 13% | 17%
West 33% | 28%
Total 100% | 100%

Beck Road

Grand Rive Avenue

CONCLUSIONS

The overall impact of the projected site generated traffic at the adjacent study intersections is negligible. The
overall intersection delay at Grand River Avenue & Beck Road is expected to be 1 to 3 seconds, which is
indiscernible. Moreover, the overall intersection delay and approach delays at the intersection of Grand River
Avenue and Taft Road is expected to remain very similar to existing/background conditions. Further information
regarding the existing, background and future operations are summarized below.

1. Existing Conditions
Grand River Avenue & Beck Road

o The overall intersection is currently operating at LOS D during both AM and PM peak periods.
However, several individual movements currently operate at LOS E or F.

o Review of SimTraffic network simulations indicates long vehicle queues for the northbound
and southbound movements, especially for the southbound left-turn movement during the
AM peak period; however, these vehicle queues were observed to dissipate and were not
present throughout the peak periods.

Grand River Avenue & Taft Road

o The overall intersection is currently operating at LOS D during both AM and PM peak periods.
However, several individual movements currently operate at LOS E or F.

e The review of SimTraffic network simulations indicates that the 95th percentile queue length
reported for the northbound left-turn movement was 152 feet and 199 feet (approximately 8
vehicles) during the AM and PM peak hour, respectively. However, this queue length is
observed to dissipate in next signal cycle and were not present throughout the peak hour.

2. Background Conditions

The results of the Background conditions analysis show that the intersection approaches and
movements will continue to operate in a similar manner to Existing conditions with the following
additional delays due to background traffic volumes:

Grand River Avenue & Beck Road

o The overall intersection delay is expected to increase by one (1) second with the addition of
background traffic volumes, which will be indiscernible from existing intersection operations.

o The overall intersection is expected to operate at LOS E during the AM peak period.

o The eastbound right-turn movements are expected to operate at LOS E during the AM peak
period.

846580 Novi Hotel Development - FINAL TIS Rev_7-26-21



o Westbound right-turn movements are expected to operate at LOS E during the PM peak
period.

Grand River Avenue & Taft Road
e The intersection is expected to operate in a manner similar to existing conditions
3. Future Conditions

The results of the Future conditions analysis show that the intersection approaches and movements
will continue to operate in a similar manner to Background conditions. The projected intersection
operations with the addition of the site generated traffic are summarized below.

Grand River Avenue & Beck Road

e The overall intersection delay is expected to increase by 1 to 3 seconds with the addition of
future traffic volumes, which will be indiscernible from existing intersection operations.

e The eastbound through movements are expected to operate at LOS E during the AM peak
period.

o Review of SimTraffic network simulations indicates that the intersections are expected to
operate in a manner similar to existing and background conditions.

Grand River Avenue & Taft Road

e The intersection is expected to operate in a manner similar to existing and background
conditions.

Grand River Avenue & Site Driveways

e The northbound right/left-turn shared movements are expected to operate at LOS E during
the AM peak period at both site driveways. However, the review of SimTraffic network
simulations indicates a 95™ percentile queue length of 35 feet and 38 feet (1-2 vehicles) at
the W. Site Drive and E. Site Drive, respectively, which is not significant.

4. Access Management

e The proposed site driveway spacing which meets the City of Novi driveway spacing requirements.
5. Shared Parking Study

e The shared parking analysis shows that there is adequate parking to accommodate the projected
peak parking demand for this site.

e Aparking lotis typically designed to accommodate 85-95% occupancy, depending on the proposed
land use(s), layout, and parking management (self-parking, valet, active parking management,
etc.). The peak utilization for this site is within the recommended thresholds.

Proposed Parking Supply Peak Demand Peak Utilization Surplus

154 spaces 135 spaces 88% 19 spaces

RECOMMENDATIONS

o The results of this study indicate that the impact of the proposed development on the adjacent roadway
system is minimal and the existing roadway network can adequately accommodate the projected site
generated traffic. Therefore, no mitigation measures are recommended.

846580 Novi Hotel Development - FINAL TIS Rev_7-26-21



This report presents the results of a Traffic Impact Study (TIS) for the proposed development in the City of Novi,
Michigan. The project site is located at 46593 Grand River Ave. on approximately 6.2 acres of property adjacent
to the south side of Grand River Avenue, as shown in Figure 1. The development is proposed to include a
hotel and retail building with site access provided via two driveways on Grand River Avenue. The Road
Commission of Oakland County (RCOC) has jurisdiction over Grand River Avenue. As part of the site plan
approval requirements for this project F&V completed a Traffic Impact Study (TIS) consistent with accepted
traffic engineering practice and pursuant to the requirements of the City of Novi and their traffic consultant
AECOM.

In addition, F&V completed a Shared Parking Study for the project and to determine recommended parking
supply for the site. The analysis was performed to calculate the reduction in overall site parking supply for the
proposed land uses. The seasonal, daily, and hourly parking demand variations were applied to each land use
based on data published in the Urban Land Institute (ULI) in Shared Parking, 3™ Edition ULI.

The scope of this study was developed based on Fleis & VandenBrink’'s (F&V) knowledge of the study area,
understanding of the development program, accepted traffic engineering practice and information published by
the Institute of Transportation Engineers (ITE), and pursuant to the requirements of the City of Novi and the
RCOC. Additionally, F&V solicited input regarding the scope of work from the City of Novi and their traffic
consultant AECOM. Specific tasks undertaken for this study include the following:

ScoPE OoF WORK
1. Study Area

a. Provide a description of the study area including: surrounding land uses, intersection and roadway
geometries, speed limits, functional classifications, and traffic volume data (where available). In
addition, a study area site map showing the site location and study intersections will also be provided.

2. Proposed Land Use

a. Obtain and review the proposed site plan which includes the proposed land uses, densities, and desired
site access locations. A description of the current and proposed land use, including characteristics such
as the gross and leasable floor area, and number of employees, will be accompanied with a complete
project site plan (with buildings identified as to proposed use). A schedule for construction of the
development and proposed development stages will also be provided.

3. Existing Conditions
a. Provide an analysis of the traffic-related impacts of the proposed development at the following study
intersections:
¢ Grand River Ave. & Beck Road
¢ Grand River Ave. & Taft Road
e The proposed site access points

b. Due to the impact of COVID-19 and the subsequent closures of business and schools, current traffic
volume data is not representative of “typical” operations. Therefore, the data collection necessary for
this study is proposed as follows:

i. Obtain existing SCATS count data from RCOC at the signalized study intersections for use in
this study. The SCATS data will be requested for a Tuesday, Wednesday, and Thursday
(typical weekdays) prior to March 10, 2020 to obtain an average weekday prior to the
statewide closures. A typical weekday will include fair weather conditions when school is in
session and typical traffic operations (no crash impacts or construction).

i.  Traffic volumes at the unsignalized study intersections will be determined through balancing
the traffic volumes along the Grand River Corridor.

c. Obtain signal timing permits at the signalized study intersections from RCOC for use in the study.

d. Identify the Existing AM and PM peak hour traffic volumes at the study intersections based on turning
movement count data.
FIGURE 1: SITE LOCATION
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5.

6.

7.

8.

a.

a.

Calculate the Existing vehicle delays, LOS, and vehicle queues at the study intersections during the
AM and PM. The analysis will be performed at each of the study intersections. Intersection analysis
shall include LOS determination for all approaches and movements. The LOS will be based on the
procedures outlined in the HCM 6th Edition, the latest edition of Transportation Research Board’s
Highway Capacity Manual.

Identify improvements (if any) for the study road network that would be required to accommodate the
existing traffic volumes.

Future Background Growth

If the planned completion date for the project or the last phase of the project is beyond one year of the
study, an estimate of background traffic growth for the adjacent street network will be made and
included in the analysis.

Calculate the future background traffic volumes based on an appropriate traffic growth determined from
local or statewide data to the project build-out year and/or any applicable background developments in
the vicinity of this project, as identified by the City of Novi.

Provide background growth rate assumptions to the City of Novi/AECOM for review and approval for
use in the analysis.

Background Conditions (No Build)

Calculate the Background (without the proposed development) vehicle delays, LOS, and vehicle
queues at the study intersections during the AM and PM peak periods. Intersection analysis shall
include LOS determination for all approaches and movements. The LOS will be based on the
procedures outlined in the HCM 6% Edition, the latest edition of Transportation Research Board’s
Highway Capacity Manual.

Any state, local, or private transportation improvement projects in the project study area that will be
underway in the build-out year and traffic that is generated by other proposed developments in the
study area will be included as background conditions.

Identify improvements (if any) for the study road network that would be required to accommodate the
background traffic volumes.

Trip Generation

Forecast the number of AM and PM peak hour trips that would be generated by the proposed
development based on data published by the Institute of Transportation Engineers (ITE) in Trip
Generation, 10t Edition and/or local development data as approved for use in the study by the City of
Novi.

Provide trip generation assumptions to the City of Novi/AECOM for review and approval for use in the
analysis.

A table will be provided in the report outlining the categories and quantities of land uses, with the
corresponding trip generation rates or equations, and the resulting number of trips.

Trip Distribution and Traffic Assignment

Assign the trips that would be generated by the proposed development to the adjacent road network
based on existing traffic patterns. The distribution of the estimated trip generation to the adjacent street
network and nearby intersections shall be included in the report and the basis will be explained. The
distribution percentages with the corresponding volumes will be provided in a graphical format.

Provide the trip distribution assumptions to the City of Novi/AECOM for review and approval for use in
the analysis.

Combine the site-generated traffic assignments with the background traffic forecasts to establish the
Future AM and PM peak hour traffic volumes.

Future Conditions

Calculate the Future (with the proposed development) vehicle delays, LOS, and vehicle queues at
the study intersections. Intersection analysis shall include LOS determination for all approaches and
movements. The LOS will be based on the procedures outlined in the HCM 6t Edition, the latest edition
of Transportation Research Board’s Highway Capacity Manual.
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b. Identify improvements (if any) for the study road network that would be required to accommodate the
site-generated traffic volumes.

9. Access Management

a. Evaluate the City of Novi intersection spacing criteria to determine if the proposed site access driveways
are in accordance with City requirements.

10. Shared Parking Study

a. Calculate the parking requirements for the proposed development land uses based on the City of Novi
zoning ordinance.

b. Apply the seasonal, daily, and hourly parking demand variations for each land use based on data
published in the Urban Land Institute (ULI) in Shared Parking, 3rd Edition ULI, to determine the
reduction in overall site parking supply required that is attributed to the synergy of the land uses.

¢. Evaluate the adequacy of overall site parking based on the proposed number of on-site parking spaces
and the projected shared parking demand.

The scope of this study was developed based on Fleis & VandenBrink’s (F&V) knowledge of the study area,
understanding of the development program, accepted traffic engineering practice, and information published
by the Institute of Transportation Engineers (ITE). The study analyses were completed using
Synchro/SimTraffic (Version 10). Sources of data for this study include RCOC, ITE, and the Southeast Michigan
Council of Governments (SEMCOG). All background information is provided in Appendix A.

2.1 EXISTING ROAD NETWORK

Vehicle transportation for the proposed development is proposed via two existing site driveways on Grand River
Ave. The lane use and traffic control at the study intersections are shown on Figure 2 and the study roadways
are further described below. For the purposes of this study, all minor streets and driveways are assumed to
have an operating speed of 25 miles per hour (mph), unless otherwise noted.

Grand River Avenue runs in the east and west directions with a posted speed limit of 50 mph. Grand River
Avenue is under the jurisdiction of RCOC and the study section is classified as a Minor Arterial, with an ADT
volume of approximately 23,200 vehicles per day (MDOT 2016) in the vicinity of the project area. Grand Rive
Ave. has a typical five-lane cross-section, with two lanes in each direction and a center left-turn lane.

Beck Road runs in the north and south directions with a posted speed limit of 45 mph. Beck Road is under the
jurisdiction of the City of Novi and the study section of the road is classified as a Minor Arterial with an AADT
volume of approximately 18,850 vehicles per day (MDOT 2019) in the vicinity of the project area. The study
section of Beck Road has a typical three-lane cross-section, with one lane in each direction and a center left-
turn lane.

Taft Road runs in the north and south directions with a posted speed limit of 35 mph. Taft Road is under the
jurisdiction of the City of Novi and the study section of the road is classified as a Major Collector with an AADT
volume of approximately 6,440 vehicles per day (MDOT 2016). The study section of Taft Road has a typical
three-lane cross-section, with one lane in each direction and a center left-turn lane.

2.2 EXISTING TRAFFIC VOLUMES

Due to the impact of COVID-19, current traffic volume data is not representative of “typical’ operations.
Therefore, pre-COVID existing weekday turning movement traffic volume data at the signalized study
intersections were obtained from the RCOC SCATS database for the week of March 3, 2020 to March 5, 2020
(Tuesday - Thursday). However, there were events at the Suburban Collection Showplace venue on March 4
and March 5, 2020. Therefore, only traffic data for Tuesday, March 3, 2020 were used in this study. The peak
periods for the adjacent streets were observed to generally occur between 7:30 AM to 8:30 AM and 5:00 PM to
6:00 PM. The traffic volume data are included in Appendix A and the existing peak hour traffic volumes are
shown on Figure 3.
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2.3 SIGNAL TIMING PERMITS

Signal timing permits at the study intersections were provided by RCOC for use in this study and are provided
in Appendix A. The signal timing permits confirmed that the intersections all run on the SCATS software and
the adjacent Grand River Avenue & Suburban Collection Showplace Drive runs on flash mode (minor street
STOP controlled) during typical weekday operations. The signal runs actuated on the SCATS system only when
there is a large special event at the Suburban Collection Showplace.

3.1 EXISTING OPERATIONS

The existing AM and PM peak hour vehicle delays and Levels of Service (LOS) were calculated at the study
intersection using Synchro traffic analysis software. The results of the analysis of existing conditions were
based on the existing lane use and traffic control shown on Figure 2, the existing traffic volumes shown on
Figure 3, and the methodologies presented in the Highway Capacity Manual 6™ Edition (HCM®6).

Descriptions of LOS “A” through “F” as defined in the HCM, are provided in Appendix B for signalized and
unsignalized intersections. Typically, LOS D is considered acceptable, with LOS A representing minimal delay,
and LOS F indicating failing conditions. Microsimulations were also conducted at the study intersections using
SimTraffic to further evaluate the network performance. The results of the analysis of existing conditions are
presented in Appendix B and are summarized in Table 1.

Table 1: Existing Intersection Operations

Existing Conditions

Intersection Control Approach AM Peak PM Peak
Delay (s/veh) LOS Delay (s/veh) LOS
EBL 60.3 E 66.2 E
EBT 51.3 D 28.4 C
EBR 515 D 28.5 C
WBL 103.8 F 65.3 E
WBT 33.4 C 42.0 D
Grand Rive Ave WBR 23.4 C 54.7 D
1 & Signalized| NBL 73.5 E 76.0 E
Beck Road NBT 82.3 F 51.3 D
NBR 83.3 F 51.9 D
SBL 67.3 E 55.1 E
SBT 39.0 D 47.0 D
SBR 24.3 C 325 C
Overall 54.6 D 48.6 D
EBL 44 A 7.7 A
EBT 32.3 C 44.4 D
EBR 33.1 C 44.3 D
WBL 35.2 D 18.7 B
Grand Rive Ave WBT 63.6 E 50.3 D
2 & Signalized| WBR 62.9 E 49.8 D
Taft Road NBL 45.8 D 63.5 E
NBTR 73.8 E 64.4 E
SBL 60.0 E 60.0 E
SBTR 62.4 E 73.0 E
Overall 45.3 D 46.9 D
9
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1. Grand River Avenue & Beck Road

e The overall intersection is currently operating at LOS D during both AM and PM peak periods. However,
several individual movements currently operate at LOS E or F.

e Review of SimTraffic network simulations indicates long vehicle queues for the northbound and
southbound movements, especially for the southbound left-turn movement during the AM peak period;
however, these vehicle queues were observed to dissipate and were not present throughout the peak
periods.

2. Grand River Avenue & Taft Road

The overall intersection is currently operating at LOS D during both AM and PM peak periods. However, several
individual movements currently operate at LOS E or F.

e The review of SimTraffic network simulations indicates that the 95t percentile queue length reported
for the northbound left-turn movement was 152 feet and 199 feet (approximately 8 vehicles) during the
AM and PM peak hour, respectively. Lower minor street demand leads to longer signal splits to
eastbound-westbound traffic. In addition, longer cycle length (i.e., 120s) also contributes to increased
delays for the northbound left-turn movements. However, this queue length is observed to dissipate in
next signal cycle and were not present throughout the peak hour.

4.1 BACKGROUND OPERATIONS

The proposed development is anticipated to be constructed in 2023; therefore, the Southeast Michigan Council
of Governments (SEMCOG) community profiles were reviewed for the City of Novi, in order to determine an
applicable traffic growth for the background 2025 conditions. The SEMCOG population and employment
forecasts (2015 — 2045) were reviewed and the forecasts showed a 0.57% and 0.24% annual growth for the
City of Novi’s population and employment, respectively. Therefore, an annual growth rate of 0.5% was applied
to the existing 2020 traffic volumes to calculate the 2023 buildout year traffic volume without the proposed
development. The background traffic volumes are shown on Figure 4.

Background peak hour vehicle delays and LOS were calculated based on the future lane use and traffic control
shown on Figure 2, the background traffic volumes shown on Figure 4, and the methodologies presented in
the HCM6. The results of the analysis of background conditions are presented in Appendix C and are
summarized in Table 2.

The results of the background conditions analysis show that the intersection approaches and movements will
continue to operate in a similar manner to existing conditions with the following additional delays due to
background traffic volumes:

1. Grand River Avenue & Beck Road

The overall intersection delay is expected to increase by one (1) second with the addition of background traffic
volumes, which will be indiscernible from existing intersection operations.

o The overall intersection is expected to operate at LOS E during the AM peak period.
o The eastbound right-turn movements are expected to operate at LOS E during the AM peak period.
¢ Westbound right-turn movements are expected to operate at LOS E during the PM peak period.

2, Grand River Avenue & Taft Road

e The intersection is expected to operate in a manner similar to existing conditions.

12
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Table 2: Background Intersection Operations

Existing Conditions Background Conditions Difference
Intersection Control | Approach AM Peak ‘ PM Peak AM Peak PM Peak AM Peak PM Peak

Delay Delay Delay Delay Delay Delay
(siveh) "5 (siveh) 1O (siveh) FO5 (siveh) “O5 (siveh) “O5 (siveh) “O5

EBL 603 | E | 662 | E| 606 | E| 668 | E| 03 | - | 06 | -
EBT 513 | D | 284 | C| 548 | D| 290 | C| 35 | - | 06 | -
EBR 515 | D | 285 | C| 551 | E| 290 | C | 3.6 [D>E| 05 | -
WwBL | 1038 | F| 653 | E | 1061 | F | 658 | E| 23 | - | 05 | -
WBT 334 | C| 420 |D| 340 |C| 434 |D)| 06 | - | 14 | -

Grand Rive Ave WBR 234 | C| 547 |D| 239 | C |57 |E|] 05 | - | 50 [D>E
1 & Signalized|  NBL 735 | E | 760 |E| 752 |E| 760 |E| 17 | - | 00 | -
Beck Road NBT 823 | F| 513 | D| 83 |F |59 |D| 00 |- |-04]| -
NBR 833 | F| 519 |D| 81 |F |54 |DJ|-02]-1-05]-
SBL 673 | E| 551 |E| 673 | E| 552 |E| 00 | - | 01 | -
SBT 390 |D| 470 |D| 387 |D| 469 |[D| 03] - | -01 ]| -
SBR 243 | C| 35 |C| 289 |C |33 |C|-04]-1-02] -
Overall | 546 | D | 486 | D | 557 | E | 496 | D| 11 |D>E|l 10 | -
EBL 44 | A| 77 |A| 47 | A] 82 |A] 03| - | 05 | -
EBT 323 | C| 444 |D| 319 | C| 40 |D| 04| - | -04]| -
EBR 331 | C| 43 |D| 329 |C| 439 |D|-02]-1-04] -
WBL 352 | D| 187 | B| 357 | D| 190 | B| 05 | - | 03 | -
Grand Rive Ave WBT 636 | E | 503 | D| 633 | E| 499 |D| 03| - | -04 | -
2 & Signalized| WBR 629 | E | 498 |D| 626 | E| 493 |D| 03| - | -05 | -
Taft Road NBL 458 | D | 635 | E| 457 | D| 640 | E| -01 | - | 05 | -
NBTR | 738 | E | 644 | E| 740 | E | 644 | E] 02 | - | 00 | -
SBL 600 | E | 600 | E| 600 | E| 600 | E| 00 [ - | 00 | -
SBTR | 624 | E | 730 |E| 624 | E | 730 | E| 00 | - | 00 | -
Overall | 453 | D | 469 |[D| 451 | D | 467 [D| 02 | - | 02 | -

5.1 SITE TRIP GENERATION

The proposed project includes a 16,413 SF commercial building to serve as a small shopping center and a
hotel with 117 rooms. Access is proposed via two existing site driveways on Grand River Avenue. The trip
generation is summarized in Table 3 and was used in the study to evaluate the impact of the proposed
development on the adjacent roadway system. Note: Pass-by trip reductions were not included in this study to
provide a conservative analysis.

Table 3: Trip Generation Summary
Average AM Peak Hour PM Peak Hour

Daily (vph) (vph)

Land Use ITE Code Amount | Units Traffic
Out | Total In Out Total
(vpd)
Shopping Center 820 16,413 SF 1,759 9 6 15* 69 74 143
Hotel 310 117 Rooms 894 31 22 53 32 30 62
Total Trips 2,653 40 28 68 101 | 104 205

*Rates used in the calculations due to small size and projected limited AM operations.

14
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5.2 REZONING TRAFFIC STUDY

The City Zoning Ordinance describes the land uses permitted by-right under the existing I-1 and proposed TC
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 land use categories described by the Institute of Transportation Engineers (ITE) in Trip Generation, 10t
Edition. The maximum allowable density for these uses was assumed based on similar projects.

The Ordinance definition of uses permitted under I-1 zoning includes professional office buildings, medical office
buildings, medical clinic, labs, and fithess centers. Review of the ITE land use descriptions indicates that the
Health/Fitness Club (LUC 492) and Medical Office (LUC 720) uses generate the highest trips and best match
the uses defined by the Ordinance. The Ordinance definition of uses permitted under TC zoning includes
daycare, residential dwelling units, hotels, instructional centers, office, restaurants, retail business, theatres,
and more. Review of the ITE land use descriptions indicates that Shopping Center (LUC 820) and General
Office Building (LUC 710) uses generate the highest trips and best match the uses defined by Ordinance.

The proposed development includes a hotel and a commercial building that may be leased for use as retail
uses. Review of the ITE land use descriptions indicates that Hotel (LUC 310) and Shopping Center (LUC 820
uses match the uses defined by Ordinance under the proposed zoning.

The number of Weekday, AM peak hour, and PM peak hour vehicle trips was calculated based on the rates
and equations published by ITE in Trip Generation, 10" Edition. The maximum trip generation potential of the
subject site was forecast for the existing I-1 zoning and the proposed TC zoning classifications and was
compared to the projected trips generated by the proposed development. The trip generation forecasts are
shown in Table 4.

Table 4: Trip Generation Comparison

Average AM Peak Hour PM Peak Hour
Zoning Land Use ITE Size Units Daily
Code . Out Total In  Out Total
Traffic
Existing I-1 Heglth/Fithess Qlup 492 | 55,000 SF n/a 37 | 35 72 | 108 | 82 | 190
Medical Office Building | 720 | 60,000 SF 2,218 111 | 31 | 142 | 58 | 150 | 208
Max for existing zoning (I-1) 111 | 31 | 142 | 58 | 150 | 208
Proposed TC Shopping Center 820 | 60,000 SF 4,248 113 | 69 | 182 | 179 | 193 | 372
General Office Building | 710 | 55,000 SF 594 67 11 78 10 | 55 65
Max for proposed zoning (TC) 113 | 69 | 182 | 179 | 193 | 372
Proposed Shopping Center-Small | 820 | 16,413 SF 1,759 9 6 15* 69 | 74 | 143
Development Hotel 310 117 Room 894 31 22 53 32 | 30 62
Total for proposed development 40 | 28 68 | 101 | 104 | 205

*Rates used in the calculations due to small size and projected limited AM operations.

The results of the trip generation comparison indicate that the proposed development will generate less traffic
during weekday, AM, and PM peak hour than the potential trip generation associated with the existing 1-1 zoning
and proposed TC zoning. Therefore, the proposed development has less of an impact on the adjacent roadway
system.

The vehicular trips that would be generated by the proposed development were assigned to the study roads
based on the proposed site access plan, the existing peak hour traffic patterns on the adjacent roadway
network, and the methodologies published by ITE. The adjacent street traffic volumes were used to develop
the trip distribution. In order to determine the projected site traffic distribution, it was assumed that the existing
adjacent street traffic volumes in the AM are home-to-work based trips, and in the PM are work-to-home based
trips. Therefore, the site trip distribution for the proposed development is based on trips entering the site in the
AM, and exiting the study network and returning home in the PM. The ITE trip distribution methodology
assumes that new trips will return to their direction of origin. The site trip distribution used in the analysis is
summarized in Table 3.

15
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The vehicular traffic volumes shown in Table 3 were distributed to the roadway network according to the
distribution shown in Table 5.
Table 5: Site Trip Distribution

Via To/Ffrom AM | PM
North 30% | 34%
South 16% | 15%
Taft Road South 8% 6%
East 13% | 1%
West 33% | 28%
Total 100% | 100%

Beck Road

Grand Rive Ave.

The site generated trips are shown on Figure 5 and were added to the future background traffic volumes shown
on Figure 4 to calculate the future peak hour traffic volumes with the proposed development. Future traffic
volumes are shown on Figure 6.

7.1 FUTURE OPERATIONS

The future peak hour vehicle delays and LOS with the proposed development were calculated based on the
future lane use and traffic control shown on Figure 2, the proposed site access plan, the future traffic volumes
shown on Figure 6, and the methodologies presented in the HCM. The results of the future conditions analysis
are presented in Appendix D and are summarized in Table 6.

The results of the background conditions analysis show that the intersection approaches and movements will
continue to operate in a similar manner to existing conditions. The projected intersection operations with the
addition of the site generated traffic are summarized below.

Grand River Avenue & Beck Road

The overall intersection delay is expected to increase by 1 to 3 seconds with the addition of site generated
traffic volumes, which will be indiscernible from existing intersection operations.

o The eastbound through movements are expected to operate at LOS E during the AM peak period.

o Review of SimTraffic network simulations indicates that the intersections are expected to operate in a
manner similar to existing and background conditions.

Grand River Avenue & Taft Road
e The intersection is expected to operate in a manner similar to existing and background conditions.
Grand River Avenue & Site Driveways

e The northbound right/left-turn shared movements are expected to operate at LOS E during the AM
peak period at both site driveways. However, the review of SimTraffic network simulations indicates a
95 percentile queue length of 35 feet and 38 feet (1-2 vehicles) at the W. Site Drive and E. Site Drive,
respectively, which is not significant.

16
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Table 6: Future Intersection Operations

Background Conditions Future Conditions Difference
AM Peak ‘ PM Peak AM Peak PM Peak AM Peak PM Peak

Intersection Control | Approach

Delay Delay Delay Delay Delay Delay
(siveh) 0% (siven) O (siveh) “OS (sveh) “OS (siveh) 1O (sveh) “OS

EBL 606 | E| 668 | E| 606 | E| 734 | E| 00 | - | 66 | -
EBT 548 | D | 290 | C| 572 | E| 303 | C| 24 [D>E| 13 | -
EBR 551 | E| 290 | C| 576 | E| 303 |C| 25 | - | 13 | -
WBL | 1061 | F | 658 | E | 1211 | F | 673 | E| 150 | - | 15 | -
WBT 340 | C | 434 | D| 344 | C| 433 |D| 04 | - | -01 | -
Grand Rive Ave WBR 239 | C| 597 |E| 241 | C| 692 |E| 02| -] 95| -
1 & Signalized| NBL 752 |E | 760 | E| 752 | E| 760 |E| 00 | - | 00 | -
Beck Road NBT 823 | F| 509 |D| 84 | F |59 |DJ| 31| -1]20] -
NBR 831 | F| 514 |D| 84 | F |55 |DJ| 33 |- 1|21 -
SBL 673 | E | 552 | E| 691 | E| 573 | E| 18 | - | 21 | -
SBT 387 |D| 469 |D| 385 |D| 472 |D|-02] -] 03] -
SBR 29 |Cc| 33 |c|B87|Cc|3B1|C|-02]-108]-
Overall | 557 | E | 496 | D| 574 | E | 521 |D]| 17 | - | 25 | -
EBL 47 |A| 82 |A| 48 |A]| 85 |A| 01 | - | 03 | -
EBT 319 | C| 440 |D| 318 |C| 434 |DJ|-01]|-1-06] -
EBR P29 |C| 439 |D|3R8|Cc|432|D|-01]-1]-07] -
WBL 357 |D| 190 | B| 359 |D| 195 |B| 02| - | 05| -
Grand Rive Ave WBT 63.3 E 499 D 63.1 E 49.5 D -0.2 - -0.4 -
2 & Signalized| WBR 626 | E | 493 | D| 624 | E| 490 |D| -02 | - | 03| -
Taft Road NBL 457 | D| 640 | E| 459 | D | 659 |E| 02 | - | 19 | -
NBTR | 740 | E | 644 | E| 740 | E | 642 | E] 00 | - | -02 | -
SBL 600 | E| 600 | E| 600 | E| 600 |E| 00 | - | 00 | -
SBTR | 624 | E | 730 |E| 624 | E| 730 | E| 00 | - | 00 | -
Overall | 451 | D | 467 | D| 451 | D | 464 | D| 00 | - | -03 | -
Grand River Ave WBL 15.4 C 10.0 B
& STOP WBT Free Free
3 W. Site/ Hyne | (Minor) EB N/A Free Free N/A
Drive NB 384 | E| 240 | C
, WBL 153 [ C| 99 | A
Grand River Ave STOP WBT Free Free
4 .& , (Minor) EB N/A Free Free N/A
E. Site Drive
NB 378 |E| 284 | C

8.1 SITE DRIVEWAY SPACING

According to the City of Novi, the minimum separation between driveways shall be based upon the posted
speed limit of the street. The required and proposed spacing between driveways are presented in Table 7,
which indicates that the proposed driveways on Grand River Avenue meet the desired driveway spacing
requirement.

Table 7: Site Driveway Spacing

Major Road Adjacent Driveways Spacing Requirement Spacing Proposed
Grand River Avenue W. and E. Site Drives 275 feet 300 feet
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A parking analysis was performed for this site to determine if the proposed parking supply is adequate to
accommodate the proposed land uses. A parking analysis is performed with a two-step process. The first step
in determining the parking needs for a development is to calculate the projected parking demand. Parking
demand calculations determine how much parking will be generated by the development. Step two is to
determine if there is adequate parking supply to accommodate the projected parking demand.

The recommended parking supply for this development was further evaluated using the shared parking
methodology as outlined in Urban Land Institute (ULI) in Shared Parking, 3rd Edition. This methodology
assumes that a single parking space may be utilized by two or more individual land uses without conflict based
on the hourly, daily, and seasonal variations in parking demand. The parking requirements were calculated
according to the City ordinance rates and were distributed according to the ULI distributions by month, day, and
hour to determine the projected peak shared parking demand.

9.1 PROJECTED PARKING DEMAND

The proposed land uses and sizes for this analysis are based on the proposed site plan. The City of Novi
Zoning Ordinance was used to determine the parking requirements for each of the proposed land uses.

The proposed development includes hotel, hotel restaurant, and a retail business building. The proposed land
uses, sizes and other relevant information included in this study are as follows:

Land Use Size
Retail Building 16,413 SF (13,130 SF Gross Leasable Area)
Hotel Development 117 hotel room
Hotel Development (Employees) 4 persons
Hotel Development (Restaurant) 40 Seats
Hotel Development (Restaurant Employee) 7 persons

The parking requirements for this proposed development are summarized in Table 8 and the shared parking
reduction in parking demand.

Table 8: Parking Demand Summary

Parking
. . ; Requirement FEEX
City Ordinance Parking ; Weekday Demand
Land Use : Per ordinance .
Requirements (no shared Shared Parking
6:00 PM
Retail (<400 ksf) 13,130 SF 1 space per 200 SF 66 50
Hotel 117 rooms 0.85 space per room 100 75
Hotel (Employees) 4 persons 1 space per employee 4 2
Hotel Restaurant 40 Seats 1 space per 2 seats 20 6
Hotel Restaurant (Employees) 7 Persons 1 space per 2 employees 4 2
Total (spaces) 193 135

9.2 PROPOSED PARKING SUPPLY

The proposed site plan provides 154 surface parking spaces. These parking spaces will be available for use
by all proposed developments on the site. The peaking characteristics of the proposed land uses have
complimentary operations, so during the peak hour for the hotel the retail parking is available and conversely
the hotel parking is available during the peak for the retail site. The projected hourly parking demand for the
proposed land uses as compared to the proposed parking supply are shown on Chart 1.
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Chart 1: Peak Month Daily Parking Demand by Hour (Weekday)
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9.3 PARKING ANALYSIS SUMMARY

A parking lot is typically designed to accommodate 85-95% occupancy, depending on the proposed land use(s),
layout, and parking management (self-parking, valet, active parking management, etc.). As vehicles traversing
through the parking lot search for the open spaces or wait for vehicles to exit, providing a buffer between supply
and demand, allows for easier turnover in the parking lot and less congestion.

The projected peak parking demand and the parking supply are summarized in Table 9 and show that there is
adequate parking to accommodate the projected peak parking demand for this site through the use of shared
parking.

Table 9: Parking Analysis Summary

Proposed Parking Supply Peak Demand Peak Utilization Surplus

154 spaces 135 spaces 88% 19 spaces
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The overall impact of the projected site generated traffic at the study intersections is negligible. The overall
intersection delay at Grand River Avenue & Beck Road is expected to be 1 to 3 seconds, which is indiscernible.
Moreover, the overall intersection delay and approach delays at the intersection of Grand River Avenue and
Taft Road is expected to remain very similar to existing/background conditions. Further information regarding
the existing, background and future operations are summarized below.

The conclusions of this TIS are as follows:
1. Existing Conditions
Grand River Avenue & Beck Road

e The overall intersection is currently operating at LOS D during both AM and PM peak periods.
However, several individual movements currently operate at LOS E or F.

e Review of SimTraffic network simulations indicates long vehicle queues for the northbound
and southbound movements, especially for the southbound left-turn movement during the
AM peak period; however, these vehicle queues were observed to dissipate and were not
present throughout the peak periods.

Grand River Avenue & Taft Road

e The overall intersection is currently operating at LOS D during both AM and PM peak periods.
However, several individual movements currently operate at LOS E or F.

e The review of SimTraffic network simulations indicates that the 95th percentile queue length
reported for the northbound left-turn movement was 152 feet and 199 feet (approximately 8
vehicles) during the AM and PM peak hour, respectively. However, this queue length is
observed to dissipate in next signal cycle and were not present throughout the peak hour.

2. Background Conditions

The results of the Background conditions analysis show that the intersection approaches and
movements will continue to operate in a similar manner to Existing conditions with the following
additional delays due to background traffic volumes:

Grand River Avenue & Beck Road

e The overall intersection delay is expected to increase by one (1) second with the addition of
background traffic volumes, which will be indiscernible from existing intersection operations.

o The overall intersection is expected to operate at LOS E during the AM peak period.

e The eastbound right-turn movements are expected to operate at LOS E during the AM peak
period.

o Westbound right-turn movements are expected to operate at LOS E during the PM peak
period.

Grand River Avenue & Taft Road
e The intersection is expected to operate in a manner similar to existing conditions
3. Future Conditions

The results of the Future conditions analysis show that the intersection approaches and movements
will continue to operate in a similar manner to Background conditions. The projected intersection
operations with the addition of the site generated traffic are summarized below.

Grand River Avenue & Beck Road

o The overall intersection delay is expected to increase by 1 to 3 seconds with the addition of
future traffic volumes, which will be indiscernible from existing intersection operations.
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e The eastbound through movements are expected to operate at LOS E during the AM peak
period.

e Review of SimTraffic network simulations indicates that the intersections are expected to
operate in a manner similar to existing and background conditions.

Grand River Avenue & Taft Road

e The intersection is expected to operate in a manner similar to existing and background
conditions.

Grand River Avenue & Site Driveways

e The northbound right/left-turn shared movements are expected to operate at LOS E during
the AM peak period at both site driveways. However, the review of SimTraffic network
simulations indicates a 95" percentile queue length of 35 feet and 38 feet (1-2 vehicles) at
the W. Site Drive and E. Site Drive, respectively, which is not significant.

4. Access Management
e The proposed site driveway spacing which meets the City of Novi driveway spacing requirements.
5. Shared Parking Study

e The shared parking analysis shows that there is adequate parking to accommodate the projected
peak parking demand for this site.

e Aparking lot is typically designed to accommodate 85-95% occupancy, depending on the proposed
land use(s), layout, and parking management (self-parking, valet, active parking management,
etc.). The peak utilization for this site is within the recommended thresholds.

Proposed Parking Supply Peak Demand Peak Utilization Surplus
154 spaces 135 spaces 88% 19 spaces

e The results of this study indicate that the impact of the proposed development on the adjacent roadway
system is minimal and the existing roadway network can adequately accommodate the projected site
generated traffic. Therefore, no mitigation measures are recommended.
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ZONING ORDINANCE AMENDMENT 18.297:
NEW PLANNED REZONING OVERLAY ORDINANCE




STATE OF MICHIGAN
COUNTY OF OAKLAND
CITY OF NOVI
ORDINANCE NO. 18.297

AN ORDINANCE TO AMEND THE CITY OF NOVI CODE OF ORDINANCES,
ORDINANCE 14-271, THE CITY OF NOVI ZONING ORDINANCE, AS AMENDED,
AT ARTICLE 2, DEFINITIONS, IN ORDER TO REVISE THE DEFINITION OF PLANNED
REZONING OVERLAY (PRO) CONDITIONS, AND AT ARTICLE 7.0,
“ADMINISTRATION, APPEALS, AND ENFORCEMENT,” SECTION 7.13,
AMENDMENTS TO ORDINANCE, SUBSECTION 2, PLANNED REZONING
OVERLAY (PRO), IN ORDER TO COMPREHENSIVELY REVISE THE REQUIREMENTS
OF THE ORDINANCE WITH RESPECT TO INTENT, ELIGIBLITY, APPROVAL,
PROCEDURE, EFFECT OF APPROVAL, AMENDMENT, EXPIRATION AND
EXTENSION, AND EFFECTIVE DATE.

THE CITY OF NOVI ORDAINS:

Part 1.

That the City of Novi Zoning Ordinance, as amended, Arficle 2, Definitions, the definition
of Planned Rezoning Overlay (PRO) Conditions, is hereby amended to include the
following definition:

Planned Rezoning Overlay (PRO} Conditions: The conditions approved by the City
Council as part of an approval under Section 7.13, including review and
recommendation by the Planning Commission, which together with the PRO Agreement
and PRO Plan shall constitute regulations for and in connection with the development
and use of property approved with a PRO in conjunction with a zoning amendment.

Part Il

That the City of Novi Zoning Ordinance, as amended, Article 7, Administration, Appeals,
and Enforcement, Section 7-13, Amendments to Ordinance, Subsection 2, Planned
Rezoning Overlay, is hereby amended to read as follows in its entirety:

2. Planned Rezoning Overlay (PRO)
A. Optional form of development subject to City Council approval; intent

The Planning Commission and City Council have recognized that, in
certain instances, it would be an advantage to both the City and to
property owners seeking rezoning if a detailed plan of the proposed
improvements, along with conditions and limitations that can be relied
upon by the City, could be proposed as part of a petition for rezoning.
Therefore, it is the intent of this Section to provide an election to property



B.

owners in connection with the submission of petitions seeking the
amendment of this Ordinance to request approval of a rezoning with a
Planned Rezoning Overlay (PRO) that would establish a site-specific use
authorization under Section 503 of the Michigan Zoning Enabling Act
(MZEA), Act 110 of 2006, being MCL 125.3503, so as to accomplish, among
other things, the objectives of the zoning ordinance through a land
development project review process based upon the application of site
planning criteria to achieve integration of the proposed Iland
developoment project with the characteristics of the project area.

The development authorized under this Section shall be considered an
optional means of development only upon terms acceptable to the City.
The provision of this option imposes no obligation on the City to encourage
or fosterits use. The decision whether to approve the use of this option shall
e at the sole discretion of the City Council. This PRO option shall not be
considered to be a conditional rezoning under Section 405 of the MZEA.

Through the review process and the use of an agreement recorded at the
Oakland County Register of Deeds, this option permits flexibility in the
regulation of land development in a way that provides benefits to both
the City and the property owner, through a negotiated development
agreement approved by the City, while ensuring that the land use or
activity authorized will be compatible with adjacent uses of land, the
natural environment, and the capacities of public services and facilities
affected by the land use and that the land use or activity is consistent with
the public health, safety, and welfare of the City.

Election by applicant; eligibility

i. A person owning or controlling land shall have the option of making
an election under this Section 7.13.2 in connection with a submission
of a petition seeking a rezoning. Such election may be made at the
time the application for rezoning is filed, or at a subsequent point in
the process of review of the proposed rezoning. The election shall be
made by filing an application provided by the City conforming with
this section for approval of a PRO that would establish a site-specific
use authorization if the petition for rezoning is granted. Such election
shall be to seek a rezoning with PRO pursuant to Section 503 of the
MZEA, MCL 125.3503, as amended, which would represent a
legislative amendment of this Ordinance under that statutory
provision.

ii. 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.

The applicant for a PRO shall follow the procedures and provide the
information required for a PRO application as set forth in the City's
Site Plan and Development Manual, as amended.

C. Approval of rezoning with PRO

I

Submission of application required. Pursuant to Section 503 of the
MZEA, MCL 125.3503, as amended, the City Council, following a
public hearing held by the Planning Commission and its
recommendation hereunder, may approve a petition for arezoning
with a PRO.

a. Components of the PRO. As an integral part of the PRO, the
following shall be required:

(1) The PRO Plan as initially submitted shall be a
conceptual plan showing the general layout and
dimensions of the proposed physical improvements to
the site that shall be shown in sufficient detail and allow
the verification of any proposed ordinance deviations
and any conditions being offered, including the

following:
Q. The location of existing and proposed buildings;
b. Proposed uses within the buildings and on alll

affected property;

Cs Proposed curb cuts, parking, streets, and drives;

d. Preliminary landscape plan;

e. Preliminary engineering plan and stormwater
facilities;

f. Site survey and legal description; and

Q. All items as shown or required on the rezoning

application form.



(2)

h. Locations of all lakes, streams, rivers, ponds, and
drainage ways, and any existing regulated
woodlands on-site, and any proposed impacts
to those features.

The PRO Plan may also include:
a. Building floor plans and building elevations;

b. The total number of buildings and dwelling units
by type (e.g.. one-bedroom, two-bedroom,
and the square footage of the same) if multiple
family zoning or use is proposed;

Cz A plan showing the required open space
calculations;

d. Phasing plan, if proposed;
e. Location and size of proposed site signage; and
f. Other items as may be determined by the City.

The final approved PRO Plan shall include such detail
as shall be required by the City Council in accordance
with this Section, following recommendation by the
Planning Commission. The approved PRO Plan shall not
replace the requirement for preliminary and final site
plan review and approval, or subdivision or
condominium approval, as the case may be, which
shall be required as sef forth below. However, at the
City's sole option, the applicant may be permitted to
combine the PRO Plan approval and preliminary site
plan approval processes into one application, in which
case the PRO application and PRO Plan shall provide
all the information required for site plan approval
under this Ordinance, the City Code, and the City's
Site Plan Development Manual.

PRO Conditions. These conditions to the PRO approvall
are an integral part of the development approval
process as described herein and shall be required by
the City Council following recommendation by the
Planning Commission. The PRO Conditions shall not
authorize uses of land not permitted in the district
proposed by the rezoning, and shall not permit uses or
development expressly or implicitly prohibited in the
PRO Agreement.



(3) PRO Agreement. This document shall be prepared by
the City Attorney, reviewed and commented upon by
or on behalf of the applicant, and approved by the
City Council. it shall incorporate the PRO Plan and set
forth the PRO Conditions and any additional
conditions imposed pursuant to MCL 125.3504, as
amended, together with any other terms mutually
agreed upon by the parties (including the minimum
provisions specified in the definition of PRO
Agreement, above).

(4) PRO Deviations. As part of its review and approval of
the PRO, the City Council may authorize deviations
from height, area, and bulk standards (but not use or
density standards) of this Ordinance. The City Council
may also, to the extent permitted, authorize as part of
its approval deviations from other regulations (e.g.,
design and construction standards, sign regulations,
and the like). These deviations shall be reduced to
writing and shown on the PRO Plan and also listed in
the PRO Agreement.

(5) Narrative. The PRO application shall include a written
narrative explaining the development project and any
proposed PRO Conditions and requested PRO
Deviations. All such Conditions and Deviations shall be
described in as much detail as is possible at the time of
application. The narrative shall identify in text the
intended land uses, the site-specific limitations and
restrictions proposed, and the benefits to the public
that are required to be provided as the basis for the
PRO as set forth in the Standards for Approval in
subsection (i) below.

Manner of designation on zoning map. f 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." The Zoning Map shall specify the new zoning district
including a reference to "PRO"; e.g., the district classification
for the property might be "RM-1, Low Density, Low-Rise
Multiple Family with PRO, Planned Rezoning Overlay," with a
Zoning Map Designation of "RM-1/PRO." Development and
use of the property so classified and approved shall be
restricted to the permission granted in the PRO Plan and PRO
Agreement, subject to the PRO Conditions, and no other
development or use shall be permitted.



Compliance with underlying district regulations; PRO
Deviations. The use of the property in question shall, subject
to sub-paragraphs (1) and (2}, below, be in total conformity
with all regulations governing development and use within
the zoning district to which the property has been rezoned,
including, without limitation, permitted uses, lot sizes,
setbacks, height limits, required facilities, buffers, open space
areas, and land use density; provided, however, the following
shall apply:

(1) Restrictions/limitations not required by ordinance.
Development and use of the property shall propose
and be subject to, following City Council review and
approval, requirements shown, depicted, 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, that are more restrictive,
in ways that are material and identifiable and capable
of being shown or described and as required in this
Ordinance. Such PRO Plan, PRO Conditions, and PRO
Agreement shall overlay and supersede all inconsistent
regulations  otherwise  applicable under  this
Ordinance.

(2) PRO Deviations. As part of the grant of final approval
of a PRO, the City Council shall be authorized to grant
deviations from the strict terms of this Ordinance
governing dimensional requirements on the property.

Deviations granted hereunder shall be justified by
documentation provided by the applicant in a form
sufficient to allow recommendation by the Planning
Commission and acceptable to the City Council. This
documentation may include, at the City's discretion,
additional traffic or infrastructure studies,
environmental studies, market assessments, or the like
beyond those required by ordinance or the Site Plan
Manual.

The City may, at its discretion, consider the following in
determining whether to grant each such deviation:

a. The PRO Plan, with the deviation, demonstrates
an innovative, unified, planned approach to
developing the site that has resulted in a
proposal for a higher quality development than
the City could otherwise require, and that the



Ordinance standard, if the deviation were not
granted, would likely prohibit an enhancement
of the development that would be in the public
interest or would significantly impair the use or
operation of the overall development.

b. The applicant has proposed measures that will
eliminate, minimize, or mitigate any negative
impacts of the deviation, and that the deviation
will not be detfrimental to the public health,
safety, or welfare of the occupants of the
development, the surrounding neighborhood,
or the City as a whole.

C. The PRO Plan, with the deviation, meets the
standards for approval under this Section,
including the provision of restrictions or
limitations on the use or development not
otherwise required by the Ordinance.

Standards for approval. The City Council shall apply the following
standards in evaluating and acting upon the PRO and shall make
the specific findings required hereunder. While the City Council shalll
have the full discretion afforded it by law to determine whether to
grant the application under this option, the applicant shall have the
burden of demonstrating that the following requirements and
standards are met by the PRO Plan, Conditions, and PRO
Agreement:

a.

The PRO accomplishes the integration of the proposed land
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 PRO.

Sufficient conditions have been included on and in the PRO
Plan and the 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 PRO. In determining whether approval of a
proposed application would be in the public interest, the
benefits which would reasonably be expected to accrue
from the proposal shall be balanced against, and be found
to clearly outweigh the reasonably foreseeable detriments
thereof, tfaking into consideration reasonably accepted
planning, engineering, environmental and other principles, as
presented to the City Council, following recommendation by



the Planning Commission, and also taking into consideration
the special knowledge and understanding of the City by the
City Council and Planning Commission.

The PRO Conditions shall not authorize uses or development
not permitted in the district proposed by the zoning {and shall
not permit uses or development expressly or implicitly
prohibited in the PRO Agreement), and may include some or
all of the following, in addition to conditions that may be
imposed by the City under MCL 125.3504:

(1) Establishment of development features such as the
location, size, height, area, or mass of buildings,
structures, or other improvements in a manner that
cannot be required under the Ordinance or the City's
Code of Ordinances, to be shown on the PRO Plan.

(2) Specification of the maximum density or intensity of
development and/or use, as shown on the PRO Plan
and expressed in terms fashioned for the particular
development and/or use (for example, and in no
respect by way of limitation, units per acre, maximum
usable floor area, hours of operation, and the like).

(3) Provision for setbacks, landscaping, and other buffers
in a manner that exceeds what the Ordinance of the
Code of Ordinances can require.

(4) Exceptional site and building design, architecture,
and other features beyond the minimum
requirements of the Ordinance or the Code of
Ordinances.

(5) Preservation of natural resources and/or features,
such as woodlands and wetlands, in a manner that
cannot be accomplished through the Ordinance or
the Code of Ordinances and that exceeds what is
otherwise required. If such areas are to be affected
by the proposed development, provisions designed to
minimize or mitigate such impact.

(6) Limitations on the land uses otherwise allowed under
the proposed zoning district, including, but not limited
to, specification of uses that are permitted and those
that are not permitted.

(7) Provision of a public improvement or improvements
that would not otherwise be required under the



ordinance or Code of Ordinances to further the public
health, safety, and welfare, protect existing or
planned uses, or alleviate or lessen an existing or
potential problem relating to public facilities. These
can include, but are not limited to, road and
infrastructure improvements; relocation of overhead
utilities; or other public facilities or improvements.

(8) Improvements or other measures to improve troffic
congestion or vehicular movement with regard to
existing conditions or conditions anticipated to result
from the development.

(9) Improvements to site drainage (storm water) or
drainage in the area of the development not
otherwise required by the Code of Ordinances.

(10)  Limitations on signage.

(11)  Creation or preservation of public or private parkland
or open space.

(12)  Other representation, limitations, improvements, or
provisions approved by the City Council.

The restrictions, limitations, promises, undertakings, and
conditions that are set forth in the PRO Plan, PRO Conditions,
and PRO Agreement will run with the land and be
enforceable in perpetuity unless amended by mutual
agreement of the City and the applicant. There shall, where
required by the City, be a written understanding for the
permanent maintenance of any improvements or beneficial
provisions made a condition of approval hereunder,
including a method for paying for the cost of same, including
the construction or maintenance of same by the applicant,
or by or on behalf of the City in the event the applicant fails
to timely perform after notice.

C. Compliance with all of the General Standards for the
approval of uses subject to special conditions are met, as
enumerated in Section 6.1.2.C.

Procedure for Application, Review and Approval
The City Council is the decision-making body for purposes of this optional

form of development as a legislative action. The Planning Commission's
recommendation is not binding on the City Council.



ii.

Application. At the time of making application for amendment of
this ordinance seeking a rezoning of property, or at a later time
during the process of City consideration of such rezoning, a person
owning or controlling land may submit an application for approval
of a PRO to apply in conjunction with the rezoning. The application
shallinclude the information described in Section C above, including
a statement regarding eligibility for PRO approval under Subsection
2.B.ii.

Initial staff review and report.  Upon submission of a complete
application, the Community Development Department shall
undertake a review of the application (with the assistance
consultants, if desired by staff) and prepare an initial report
regarding the application for review by the Planning Commission
and City Council, including such information and comment as the
Department deems appropriate.

Initial submission to Planning Commission and City Council for
eligibility reviews. Before the application is submitted to the Planning
Commission for formal action, it shall be submitted to the Planning
Commission for an initial review of eligibility of the application under
Subsection 2.B.ii above. The submission shall be informational only,
although the Planning Commission members shall have the
opportunity to review and make comments upon the eligibility of the
proposal. The Planning Commission’s review and comments shall
not constitute a recommendation and shall not be binding upon the
applicant or the City. This initial meeting of the Planning Commission
shall also be noticed as a public hearing before the on a proposed
legislative amendment of the Zoning Ordinance pursuant to Section
503 of the MZEA.

Within 45 days after the submission to the Planning Commission, the
application shall be forwarded to the City Council, which shall have
a similar opportunity to review and comment upon the eligibility of
the proposal. The City Council's review and comments shall not
constitute a recommendation and shall not be binding on the
applicant or the City. The initial reviews of both the Planning
Commission and the City Council are intended to provide only an
initial indication to the applicant as to whether an applicant should
proceed to a formal submission of the PRO application.

The applicant may make changes, additions, or deletions to its
application as a result of the Planning Commission's and/or the City
Council's comments as to eligibility before making its formal
submission.

Formal submission of application; Planning Commission action.
Following the initial review process described above, and before
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submission to the Pianning Commission for action, the Plan Review
Center shall undertake a full staff review of the application. The
proposed rezoning with PRO shall be noticed for public hearing
before the Planning Commission as o proposed legislative
amendment of the Zoning Ordinance pursuant to Section 503 of the
MZEA, MCL 125.3503, as amended. The Planning Commission may
hold a preliminary meeting to discuss the application before setting
it for public hearing. Following the public hearing, and further
deliberations as deemed appropriate by the Planning Commission,
the Planning Commission shall make a recommendation to the City
Council on the proposed rezoning with PRO. The recommendation
may be to deny, to approve, or to approve with conditions.

V. City Council action on PRO application. Upon receipt of the
recommendation of the Planning Commission, the City Council shall
commence deliberations on the proposed rezoning with PRO. If the
City Council determines that it may approve the rezoning with PRO,
the City Council shall specify tentative conditions under Section 504
of the MIZIEA, MCL 125.3504, as amended, and direct the City
Attorney to work with the applicant in the development of a
proposed PRO Agreement. Upon completion of the PRO
Agreement, the City Council shall make a final determination to
approve, approve with conditions, or deny the rezoning with PRO.

Effect of Approval. Approval of the PRO Plan and PRO Agreement confirms
only the rezoning of the property, subject to any conditions imposed as
reflected in the PRO Plan and after recordation as set forth in Paragraph H
below. Approval of the usual preliminary site plan and final site plan as set
forth in Section 6.1 shall be required before any improvements to the
property may be undertaken. As described in Section C above, the
applicant may, with the City's approval, pursue PRO Plan approval and
preliminary site plan approval commensurately. However, once an aread
has been included with within a PRO Plan that has been recorded, no
development may take place in such area nor may any use thereof be
made except in accordance with such PRO Plan and PRO Agreement or
in accordance with a Council-approved amendment thereto, uniess the
plan expires as provided herein.

The Zoning Board of Appeals shall have authority with respect to matters
within the PRO Plan and PRO Agreement except as may be provided in the
PRO Agreement.

Amendment of PRO Agreement. Amendment of an approved and
recorded PRO Agreement shall be proposed, reviewed, and approved in
the same manner as a new rezoning with PRO. Notwithstanding the
foregoing, minor modifications to the approved PRO Plan can be
approved administratively if the Zoning Ordinance would otherwise allow
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an administrative site plan review and approval, so long as the City Planner
determines that the modifications (i) are minor, (i) do not deviate from the
general intent of the PRO Plan, and {iii) result in reduced impacts on the
surrounding development and existing infrastructure. The City Planner may
also defer the question to the Planning Commission. The Planning
Commission shall also be permitted to authorize minor amendments to the
PRO Plan in its review of the preliminary site plans with regard to parking-
related, londscaping-related, and fagade-related requirements, provided
that it would otherwise have that authority under the Zoning Ordinance
and such amendments would not be inconsistent with the PRO Conditions
or the PRO Agreement. The Planning Commission may also defer the
question to the City Council.

Recordation of PRO Agreement. A rezoning with PRO shall become
effective following publication in the manner provided by law and City
Charter, and, after recordation of the PRO Agreement, whichever is later.

Fee. The applicant for a rezoning with PRO shall pay as a fee the City's costs
and expenses incurred by the City in the review of and preparation of
documents for a rezoning with PRO. An escrow shall be established in an
amount specified by City Council Resolution, and additional reasonable
amounts shall be contributed as required in order to complete the process
of review and approval. Any unexpended amounts from such escrow shall
be returned to the applicant.

Expiration; extension. Unless otherwise agreed to by City and the applicant
as documented in the PRO Agreement, the rezoning with PRO shall expire
following a period of two (2) years from the effective date of the PRO
Agreement unless bona fide development of the property, pursuant to the
approved building and other required permits issued by the City,
commences within such two-year period and proceeds diligently and in
good faith as required by the ordinance to completion, subject to the
following.

i. In the event bona fide development has not commenced within two
(2) years from the effective date of the rezoning, the rezoning and
PRO shall be void and of no effect, unless otherwise provided in the
PRO Agreement, which may provide that the terms and conditions
of the PRO shall not expire and shall run with the land and be in the
nature of a deed restriction. No approved PRO Plan shall expire after
development commences, except with the approval of the Council
and of all parties in interest in the land.

i If development and/or actions are undertaken on or with respect to
the property in violation of the PRO Agreement, such development
and/or actions shall constitute a nuisance per se. In such case, the
City may issue a stop work order relative to the property and seek
any other lawful remedies. Until curative action is taken to bring the
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property into compliance with the PRO Agreement, the City may
withhold, or, following notice and an opportunity to be heard,
revoke permits and certificates, in addition to or in lieu of such other
lawful action to achieve compliance.

For good cause, the City Council may grant an extension of the
rezoning with PRO for a period of up to two (2) years, and may grant
at the conclusion of such extension additional subsequent
extensions for similar periods of time. In determining whether good
cause exists for an extension, the City Council shall consider the
following factors:

a. The applicant has demonstrated that required utility services
have been delayed;
b. The applicant has demonstrated that technical reviews of the

final site plan (e.g., related to engineering approvals or
approvals by other agencies) have raised unforeseen
development delays;

Cy The applicant has demonstrated that unforeseen economic
events or conditions have caused delays;
d. The approved PRO Plan to be extended is in compliance with

all current site plan criteria and current ordinances, laws,
codes, and regulations;

e. There is no pending zoning ordinance amendment that
would otherwise substantially change the requirements of
final site plan approval for the approved PRO Plan.

If the rezoning with PRO becomes void in the manner provided
herein:

a. The City will initiate a new rezoning of the property to a
reasonable district classification in accordance with the
procedure provided by law for rezonings in cities. Until such
time as a new zoning district classification of the property has
become effective, no development shall be undertaken or
permits for development issued.

b. The applicant may also seek a new rezoning of the property.

Effective date. The effective date of this ordinance amendment is

September 14, 2021. PROs that have been approved by City Council prior to that
effective date are not to be considered non-conforming. The PRO Plans and PRO
Agreements shall be and remain valid and effective. Any amendments to such PRO Plans
and PRO Agreements, however, shall be subject to the requirements of this amended
ordinance. The expiration and extension provisions shall apply to such PRO Plans.
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PART lll. Severability. Should any section, subdivision, clause, or phrase of this Ordinance
e declared by the courts to be invalid, the validity of the Ordinance as a whole, or in
part, shall not be affected other than the part invalidated.

PART IV. Savings Clause. The amendment of the Novi Code of Ordinances set forth in this
Ordinance does not affect orimpair any act done, offense committed, or right accruing,
accrued, or acquired or liability, penalty, forfeiture or punishment, pending or incurred
prior to the amendment of the Novi Code of Ordinances set forth in this Ordinance.

PART V. Repealer. All other Ordinance or parts of Ordinance in conflict herewith are
hereby repealed only to the extent necessary to give this Ordinance full force and effect.

PART VI. Effective Date: Publication. Public hearing having been held hereon pursuant
to the provisions of Section 103 of Act 110 of the Public Acts of 2006, as amended, the
provisions of this Ordinance shall be published within fifteen (15) days of its adoption by
publication of a brief notice in a newspaper circulated in the City of Novi stating the date
of enactment and effective date, a brief statement as to its regulatory effect and that a
complete copy of the Ordinance is available for public purchase, use and inspection at
the office of the City Clerk during the hours of 8:00 A.M. to 5:00 P.M., Local Time. The
provisions of this Ordinance shall become effective seven (7) days after its publication.

Robert J. bo’r’r, Mayor

) o) ep—

Cor”rney Hanson, City Clerk

Certificate of Adoption

| hereby certify that the foregoing is a frue and complete copy of the ordinance
adopted at the regular meeting of the Novi City Council held on the 30th day of

August, 2021.
Cotre s Manken.

Cbr’rney Hanson, City Clerk

Adopted:  08/30/2021
Published:  09/09/2021
Effective: 09/16/2021
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Certificate of Clerk

| hereby certify that the foregoing ordinance was published by posting a copy thereof
at each of the following times and places within the City of Novi, on the 31st day of

August, 2021.

|5 Novi City Hall 45175 Ten Mile Road
2. Novi Library 45255 Ten Mile Road

[ do further certify that on the 9t day of September, 2021 said Ordinance Amendment
18.297 was published in brief in the Novi News, a newspaper published and circulated

in said City.

Corhned charhom.

Cor’rney"ﬂonsbn, City Clerk
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PLANNING COMMISSION MEETING MINUTES
EXCERPT
SEPTEMBER 22, 2021




thank you very much for your input. To the Duchesneaus, thank you for working with
city staff and the Commission. We have taken an interesting group of lots, and it has
some potential now. With that, | would like to make a motion on the text amendment.

In the matter of Text Amendment 18.291, motion to recommend approval to City Council to
adopt the Pavilion Shore Village District into the Zoning Ordinance as shown in the draft
amendment, with the addition of permitting temporary special event uses in accordance
with City requirements.

Motion made by Member Lynch and seconded by Member Roney.

ROLL CALL VOTE TO RECOMMEND APPROVAL OF TEXT AMENDMENT 18.291 TO CITY COUNCIL
MADE BY MEMBER LYNCH AND SECONDED BY MEMBER RONEY. Motion carried 6-0.

In the matter of Zoning Map Amendment 18.735, motion to recommend approval to City
Council to rezone the subject property from B-3 (General Business) to PSV (Pavilion Shore
Village) for the following reasons:

1. The 2016 Master Plan for Land Use recommended the creation and adoption of a
new zoning district for this area of the city to foster redevelopment of underutilized
parcels,

2. The Master Plan for Land Use objective to foster a favorable business climate is
fulfilled by allowing more flexible development standards for a unique area of the
City,

3. The Master Plan for Land Use objective to support and strengthen existing businesses
is fulfilled by allowing an existing business to expand and develop a vacant parcel,

4. There is no negative impact expected on public utilities or traffic as the permitted
uses are generally the same or less intense than those permitted under B-3 zoning,
and

5. It provides an opportunity for a long-standing businesses to remain at their current
location.

Motion made by Member Lynch and seconded by Member Roney.

ROLL CALL VOTE TO RECOMMEND APPROVAL OF ZONING MAP AMENDMENT 18.735 TO CITY
COUNCIL MADE BY MEMBER LYNCH AND SECONDED BY MEMBER RONEY. Motion carried
6-0.

Acting Chair Avdoulos said | would like to echo Member Lynch’s comments to the residents
of that area for participating. When we started meeting in this area many years ago, we
were encouraging and asking the residents to not be disheartened but rather to work with
the Planning Commission, the Master Plan and Zoning Committee, and the staff to work
things out. Many fimes, there are ideas that are put forward that are not ours. We are just
here to make sure they meet the requirements. Without the citizens’ input, we sometimes
fly blind, so we appreciate your participation.

2. HOLIDAY INN JZ19-24 WITH REZONING 18.730
Public hearing at the request of Grand River Show, LLC for initial submittal and
eligibility discussion for a Zoning Map amendment from Light Industrial (I-1) to Town
Center (TC) with a Planned Rezoning Overlay. The subject property is approximately
5.5 acres and is located on the south side of Grand River Avenue, east of Beck Road
(Section 16). The applicant is proposing to develop a 4-story, 117-room hotel with sit-




down restaurant, and a 16,413 square foot commercial building, with associated
parking and site improvements.

Senior Planner Bell said as mentioned, the applicant is proposing to rezone a 5.5-acre area
on the south side of Grand River, east of Beck Road, utilizing the Planned Rezoning Overlay
option. The current zoning of the property is I-1 light industrial, as are other properties to the
east and south. North of Grand River is zoned OST office service technology. The future land
use map identifies this property and those surrounding it as City West, which is called out as
a redevelopment site in the Master Plan. To quote that plan, regarding City West, “This area
offers the potential for the creation of a prominent new district combining entertainment,
convention, commercial, office, and residential uses in a cohesive, high-density, walkable
pattern.”

Senior Planner Bell continued by elaborating that the development standards for the new
City West district are being written by city staff, and they are anticipated to go through the
approval process within the coming year. As that new district has not been completed and
the current I-1 zoning does not permit hotel use, the applicant wants to move forward with
choosing an existing zoning district and the use of the PRO zoning option. The Town Center
district was chosen as the proposed zoning district as it seems to most closely match the
vibrant, mixed-use, walkable, and higher-density vision described for City West. The vacant
properties and the industrial business uses surrounding the site reflect the historical use of the
area. According to the applicant, the proposed development represents what the future
development of the area could bring under the proposed City West zoning district that is
currently under development.

Senior Planner Bell continued saying there are no natural features, woodlands, or wetlands,
on the subject property. The PRO concept plan proposes a four-story Holiday Inn hotel with
117 guest rooms and a 40-seat full-service restaurant. A 16,413 square fooft retail restaurant
building is also indicated along Grand River Avenue on the concept plan as a future phase
two. A public gathering area is proposed to north of the commercial along Grand River
Avenue. Storm water detention ponds are shown just east of Hine Drive and at the south
end of the property. Access to the site would be from Heyn Drive, an off-site private road
with access easements shared by surrounding properties off Grand River, and another
driveway on the east of the site onto Grand River. Rezoning to the Town Center category
requested by the applicant would permit the mixed-use hotel and commercial
development proposed. Some of the conditions proposed by staff based on the PRO plan
include:

e limiting the maximum building height to 58 feet

e reducing parking based on the shared parking study provided by the applicant’s
consultant

e constructing a landscaped pedestrian plaza along Grand River

e containing open space exceeding the 15 percent requirement of the Town Center
district; the applicant has proposed 30 percent

Senior Planner Bell continued to say the facade elevations provided exceed the
requirement for 50 percent brick and stone material of the TC district. They have
sustainability strategies, including 8 electric vehicle charging stations available to the public.
They also have proposed solar lighting where possible, and they are exceeding the native
plant species used. Permitted uses of the site would be for an up to 117 room hotel and an
approximately 16,000 square foot commercial building with retail and restaurant uses. The
applicant could also further clarify the list of uses to be permitted in that commercial



building to be more limiting than the TC district allows. The layout of the site will generally be
as shown in the PRO plan with respect to setbacks, building location, parking areas, open
space, and amenities proposed.

Senior Planner Bell asserted that staff and their consultants are recommending approval of
the concept plan. There are three deviations from the ordinance that have been identified.
The first is a for a reduction in the required parking, which is supported by the applicant
shared parking analysis. The second is for the size of the loading area for the commercial
building, which staff supports because the area proposed is sufficient to accommodate a
standard sized delivery truck. The third is a landscaping deviation to allow a portion of the
foundation landscaping to be located further away from the commercial building than the
ordinance requires. This is also supported by staff since the total amount is still provided and
it still serves the purpose of screening the building from Grand River. | also have the
elevations for the building, which show the materials that were proposed. The applicant has
also provided some illustrated renderings. These do not exactly match what we reviewed in
the elevations, but they give an idea of the overall colors and materials to be used. There
would be more brick in the actual elevations.

Senior Planner Bell explained that City Council recently adopted revisions to the Planned
Rezoning Overlay Ordinance, and this is the first project that will fall under the updated
process and requirements. Therefore, | would like to review the new process for everyone’s
benefit. Under the terms of the new ordinance, the Planning Commission will not make a
formal recommendation to City Council at this meeting. Instead, the first public hearing is
an opportunity for the members of the Planning Commission to hear public comment and
to review and comment on whether the project meets the requirements of eligibility for the
PRO proposal. That portion of the ordinance states that to be eligible for the proposal and
review of rezoning 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, stricter or more limiting than the regulation that would apply
to the land under the proposed new zoning district; in this case, it would be the TC
district.

2. constitute an overall benefit to the public that outweighs any material detriments or
that could not otherwise be accomplished without the proposed rezoning.

Following this Planning Commission public hearing, the project would then go to City
Council for its review and comment on the eligibility. After the initial round of comments by
the public bodies, the applicant may choose to make changes, additions, or deletions to
the proposal based upon the feedback received. If any changes are made, they would be
reviewed by city staff and consultants, and the project would then be scheduled for a
second public hearing before the Planning Commission. Following this second public
hearing, the Planning Commission would make the recommendation to City Council which
would then consider the rezoning with a PRO. If City Council determines that it can approve
the rezoning, it would direct the City Aftorney to work with the applicant on the PRO
agreement. Once completed, that final PRO agreement would go back to City Council for
final determination.

Senior Planner Bell concluded her remarks by summarizing that fonight the Planning
Commission is asked to hold the public hearing and to review and comment on whether
the applicant’s proposed site-specific conditions are more strict or limiting than those of the
TC district they are rezoning to. The Planning Commission should also review and comment
on whether the proposed site-specific conditions constitute an overall benefit to the public



that outweighs any material detriments. The applicant, Mike Shammami, is here tonight with
his engineer and planner who are representing this project. Staff and city consultants are
also available to answer any questions you may have.

Brian Biskner from Powell Engineering said | am here with the applicants, Mike and Carmen.
We appreciate all your questions and comments on this project. There are only a couple
small items | would like to add. We did add some design elements to match up with the
Grand River Master Plan. That includes the artful sign and the decorative wall. Then, we
added landscaping along the front because the Master Plan had shown a stretch of frees
that were meant to be put on just this property to protect from the surrounding industrial
uses. We look forward to your questions and comments.

Acting Chair Avdoulos invited any members in the audience to approach the podium to
partficipate in the public hearing.

Mike Duchesneau, 1191 South Lake Drive, said this proposal looks like the proposal that
came before this Committee and the Master Plan and Zoning Committee about a year
ago. It is consistent with the 2016 Master Plan. | supported it then, and | support it still. | think
that there is a need for a hotel there due to events at the Suburban Showplace and during
the State Fair. | do not think that I-1 serves as an appropriate zoning for that portion of
Grand River going forward.

Blair Bowman, representing properties along the Grand River corridor, said that | do not
disagree, in the grand scheme of everything, that we need more hotels in the areaq, but
they must happen at the right time and in the right space. | know Mr. Shammami well, and
we originally met so he could show me his plans. It seems to me that the timing of this
rezoning is premature since it would only be one lot rezoned to TC in the middle of a block
of I-1 zoned properties. As of now there is only a potential for further redevelopment in the
surrounding industrial lots. Another timing aspect that is of concern is the downturn in the
market. The pandemic has created a significant impact on the hospitality industry,
especially hotels. There have been many hotels that began construction or were planned
for construction prior to the pandemic that have never come to fruition. | know that this this
is only the first step in the process. | mentioned to Mr. Shammami that if he is successful that
we will continue to be good neighbors; we also share an easement together. Nevertheless, |
really want to implore the Commission to consider the placement and approach of this
rezoning and its impact on the market.

Acting Chair Avdoulos acknowledged the public hearing response form submitted by Amit
Soman who noted their support.

Seeing that no other audience members wished to speak, Acting Chair Avdoulos closed
the public hearing and turned it over to the Planning Commission for consideration.

Member Becker asked the staff if City West is a concept that has yet to be finalized?
Senior Planner Bell replied yes.

Member Becker it may make sense for a PRO to be used in this situation to account for the
future zoning concept, but there might be many issues if the City West district does not get

approved. If that were the case, then there would be a hotel in the middle of several
industrial buildings.



Member Becker transitioned by saying | wanted to acknowledge the visual impact of a
four-story hotel on the residents of Asbury Park to the south, particularly those along
Mandalay Circle nearest the subject property. That stretch of Mandalay Circle is a
wonderful example of how the city worked with a developer to use all natural screening
techniques. There is a very tall earthen berm and very large conifers and hardwoods to
effectively screen residents from the commercial buildings to the north. The addition of a
MDEQ wetlands preserve on the south side also mitigated visual impact since there will be
no residences built directly across. There is a commercial building that is barely visible from
the south side of the subject property, but that does not seem to be affected by the PRO or
building of the hotel. Could staff tell me what the height of that existing structure is?

Senior Planner Bell replied our records indicated 32 feet.

Member Becker said so | believe then that the existing structure, along with the large berm
and trees, will be plenty of items to screen residents from the proposed 40-foot hotel
building. | also noticed that on the north side of Mandalay Circle there is an emergency use
access cut-out in the curb, but there was no actual emergency access. Lindsay has
mentioned to me that will not be affected by this PRO; that is just a legacy from when
Asbury Park was built.

Member Becker the proposition of this PRO would provide the city with an enhancement
that would be unlikely to be achieved in the absence of the PRO. In a letter dated
September 8" from Community Image Builders, one proposition calls out walkability of the
area. They suggest creating a high-density walkable pattern for the area. While there are
many attractive aspects of this PRO, walkability is not one of them. The hotel is 6/10 of a mile
walk to the Ascension Providence building. As it is now, there are no safe means to cross the
five lanes of traffic on Grand River from the subject property to access the Suburban
Showplace and other attractions. When considering this PRO, we should not use walkability
as a justification for its necessity. In addition, solely because one hotel is constructed on the
south side of Grand River does not necessitate the attraction of other similar uses to
adjacent empty lofts. It could happen, but it is not assured to happen. | think we need to
think carefully about this.

Member Dismondy asked if there was any chance that the City West proposal is approved
before the PRO at hand would be approved?

Senior Planner Bell said | think it is hard to say at this point. It would depend on how long it
would take the applicant to receive feedback, go to city council, get additional feedback,
revise plans, and resubmit. There are so many variables. | do not imagine City West will be
adopted within the next 6 months.

Member Dismondy said | understand the concern of allowing this PRO, but then City West
doesn’t come to fruition, then there is a hotel in the middle of an industrial setting. Figuring
out the timing for that is certainly worth considering. | also don’t think it is the Commission’s
place to determine whether it is a viable business because they will have market studies
and other processes to figure that out. Timing-wise, | don’t think | understand enough to
know how it fits in at this point. Overall, the project itself looks great assuming the
development of the surrounding areas takes place shortly thereafter.

Member Lynch said we are basically an advisory panel for City Council, and they have
several items they need to strongly consider. We just approved a hotel at the Adell
property, and we were challenged with coming up with ideas for the mall. The City West



concept is still a concept. | think City Council will have to look at the city strategically: what
are they going to do about ite | have always been a proponent of reducing these industrial
sites. Originally, Grand River was full of cement factories, but that is not the case today. If
City West gets approved, then it may very well fit there. However, | have the same concern
as my colleagues about possibly having a hotel in the middle of industrial buildings. | think
we may just be getting ahead of ourselves with this. | don’t know if there is enough stability
to approve a hotel right now. My advice to Council is to look strategically at what has
already been approved, where other hotels exist, and what makes sense. We also want to
support other businesses and restaurants that depend on customer patterns at the mall,
which is on the decline.

Member Roney said as a frequent business fraveler who stays in hotels often, this project
itself is very attractive. Having a place to walk, some restaurants, and a retail area nearby is
very attractive to me. However, | share the same concerns that this would be an island
development by itself with light industrial properties on either side of it. Also, there is no
guarantee that City West will happen. | really wonder about the overall benefit to the public
from adding one hotel in an industrial public. Ideally, the place to start is getting City West
approved, and then City Council would have a plan for what should happen in that
complete area.

Member Verma said the facade of the building looks beautiful and it has been designed
very nicely. The location of the hotel does not seems right being between two industrial
spaces. Having a 117-room hotel in this location does not seem to match the feel of the rest
of the space. Also, the timing for creating a new hotel is bad due to the pandemic, and |
think we should also be considering the issues existing similar businesses are having.

Acting Chair Avdoulos said often | look at projects and | see the applicants are doing their
homework and know what they are talking about, so | am not going to make any
comments on whether it is the right time. That is the risk that everybody takes, but we also
want to make sure that whoever comes in is going to be successful. When | was looking at
this particular project, | was thinking whether this project could be a catalyst for future
development. Right now, | am looking at site plan and a colored block on the city map, but
| would like to see how this will tie in with the activity going on at the Suburban Showplace
and other business. Perhaps distance measures from this property to businesses on the
corner of Grand River and Beck and then to the hospital could be included to visualize how
many properties it is away from a given activity. Granted, this is not a bad location since it is
not very far by car from businesses. However, it is more of a concern as to how this
development fits in with the rest of the industrially zoned area with essentially a 5-lane
highway in front of it. Again, | do not think any of my colleagues are opposed to a project
like this, but we are more concerned with how it will fit in with the rest of the area.

Acting Chair Avdoulos said that no motion is needed at this time and thanked the
applicants.

MATTERS FOR CONSIDERATION

1. SOMNIO GLOBAL PARKING EXPANSION JSP21-26
Consideration at the request of Somnio Global for approval of revised Preliminary
Site Plan. The subject property is in Section 15 south of Twelve Mile Road, west of Taft
Road, and is zoned OST, Office Service Technology. The applicant is proposing to
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