
 

CITY CENTER OFFICE PLAZA 
JSP21-06 

 
 
 
 
 

CITY CENTER OFFICE PLAZA JSP21-06 
Consideration of the request of City Center Office Plaza, LLC for approval of the Preliminary Site Plan 
and Stormwater Management Plan. The subject property contains 1.25 acres and is in Section 15, on 
the west side of Flint Street, south of Grand River Avenue. The applicant is proposing a three-story 
office building with a bank on the first floor and general office on the upper floors (15,300 square feet 
total). The site plan includes a two-lane drive-through for the bank use on the south side of the 
building. 
 
Required Action 
Approve/Deny the Preliminary Site Plan and Stormwater Management Plan. 
 
REVIEW RESULT DATE COMMENTS 

Planning Approval 
recommended 3-14-22 

• ZBA variance for parking setbacks on the east, 
west and south (20 feet required, 10-12.5 feet 
proposed) (supported by staff due to street 
frontage on all sides) 

• ZBA variance for parking in exterior side yards 
of Flint & Bond St (supported due to street 
frontage on all sides) 

• ZBA variance for deficiency of 5 parking 
spaces (supported due to revised calculations 
of usable area) 

• ZBA variance for deficiency in loading area 
size (supported as typical box truck delivery 
vehicle will be accommodated) 

• PC Waiver to allow the loading area in the 
exterior side yard (supported due to street 
frontage on all sides and screening is 
provided) 

• Items to be addressed on the Final Site Plan 
submittal 

Engineering Approval 
recommended 11-30-21 

• City Council approval of a DSC variance for the 
absence of sidewalk along Flint Street frontage 
(supported due to unusual lot configuration, 
river crossing, and alternative pedestrian route 
availability) 

• Items to be addressed on the Final Site Plan 
submittal 

Landscaping Approval 
recommended 2-24-22 

• PC waiver for deficiency of greenbelt width 
(supported by staff due to street frontage on all 
sides) 

• PC waiver for deficiency of greenbelt canopy 
trees on Flint Street (supported by staff due to 
utilities and grade) 

• PC waiver for deficiency of frontage 



landscaping on south side (supported by staff 
due to presence of drive through) 

• PC waiver for lack of landscaped island on the 
southwest side of the building (supported due 
to presence of sidewalk) 

• PC Waiver for parking lot screening (not 
supported by staff unless hedges are provided 
between wall sections to better screen the full 
parking lot) 

• Items to be addressed on the Final Site Plan 
Submittal 

Wetland Approval 
recommended 11-29-21 • Items to be addressed on the Final Site Plan 

Submittal 

Traffic Approval 
recommended 3-15-22 

• PC Waiver for Same Side Driveway Spacing for 
the north entry drive (185 feet required, 114 feet 
proposed) 

• Items to be addressed on the Final Site Plan 
Submittal 

Façade Approval 
recommended 11-29-21 • Full compliance with Façade Ordinance 

Fire 
Conditional 
Approval 
recommended 

11-30-21 • Items to be addressed on the Final Site Plan 
Submittal 



MOTION SHEET 
 
Approval – Preliminary Site Plan 
In the matter of City Center Office Plaza, JSP21-06, motion to approve the Preliminary Site 
Plan based on and subject to the following: 

 
a. A waiver from Section 11-216.d.1.d of the Code of Ordinances to allow same side 

driveway spacing of 112 feet on Grand River Avenue where 185 feet is required, 
because of the small lot size and RCOC has approved the placement, which is 
hereby granted; 

b. A waiver from Sections 3.27.1.H and 5.4.2 to allow the loading area in the exterior 
side yard where rear or interior side yard placement is required, as the property will 
have road frontage on all four sides and screening on three sides of the area is 
proposed, which is hereby granted. 

c. A landscape waiver from Section 5.5.3.B to permit a reduction of the required 
greenbelt width along Bond and Flint Streets (10 feet proposed, 20 feet required), 
which is hereby granted. 

d. A landscape waiver from Section 5.5.3.B to permit a reduction of 1 canopy tree 
along Flint Street, as the river occupies a good portion of the greenbelt area, which 
is hereby granted. 

e. Choose: 
1. A landscape waiver from Section 5.5.3.B and Section 3.27.1.D to reduce the 

parking lot screening required, as a 2.5 foot tall brick wall is proposed in front of 
parking spaces, which is hereby granted. (Applicant Requested) 
 
OR 
 

2.  A landscape waiver from Section 5.5.3.B and Section 3.27.1.D to reduce the 
parking lot screening required, if the applicant plants hedges between the wall 
sections as suggested in the Landscape Review to more effectively screen the 
parking lot, which is hereby granted. (Staff Preferred) 

 
f. A landscape waiver from Section 5.5.3.C for lack of landscaped island on the 

southwest side of the building, as the proposed sidewalk prevents enough room for 
a tree, which is hereby granted. 

g. A landscape waiver from Section 5.5.3.D for lack of frontage landscaping on the 
south side of the building, as the drive-through would conflict with planting areas, 
which is hereby granted. 

h. ZBA approval of the applicant’s requested variances from Ordinance standards as 
follows: 

1. from Section 3.1.25.D to permit a parking setback reduction on the east, 
west and south sides (10 to12.4 feet requested, 20 feet required); 

2. from Section 3.27.1.D to allow parking in the exterior side yard of non-
residential collector road (Flint and Bond Streets); 

3. from Section 5.2.12 to allow a reduction in the number of parking spaces 
required (65 spaces proposed, 70 spaces required) 

4. from Section 5.4.2 to allow the size of the loading area to be reduced (540 
square feet proposed, 940 square feet required) 

i. City Council approval of a variance from Design and Construction Standards, 
Section 11-265, for absence of a sidewalk along the Flint Street frontage on the 
west side of the site. 

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

k. (additional conditions here if any) 



 
(This motion is made because the plan is otherwise in compliance with Article 3, Article 4, 
and Article 5 of the Zoning Ordinance and all other applicable provisions of the 
Ordinance.) 
 
– AND –  
 
Approval – Stormwater Management Plan 
In the matter of City Center Office Plaza, JSP21-06, motion to approve the Stormwater 
Management Plan subject to: 

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

b. (additional conditions here if any) 
 
(This motion is made because the plan is otherwise in compliance with Chapter 11 of the 
Code of Ordinances and all other applicable provisions of the Ordinance.) 
 
 
– OR –  
 
Denial – Preliminary Site Plan 
In the matter of City Center Office Plaza, JSP21-06, motion to deny the Preliminary Site Plan 
… (because the plan is not in compliance with Article 3, Article 4, and Article 5 of the 
Zoning Ordinance and all other applicable provisions of the Ordinance.) 
 
-AND- 
 
Denial – Stormwater Management Plan 
In the matter of City Center Office Plaza, JSP21-06, motion to deny the Stormwater 
Management Plan … (because the plan is not in compliance with Chapter 11 of the Code 
of Ordinances and all other applicable provisions of the Ordinance.) 
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Existing Zoning TC-1

Greenbelt
  Street Frontage Adjacent to Pkg. 453'
  Trees Required 18 Trees (453' / 25')
  Trees Provided 18 Trees
  Ornamental Trees Required 30 Trees (453' / 15')
  Ornamental Trees Provided 0 Trees

  Street Frontage not Adjacent to Pkg. 293'
  Less Drive Openings   50'
  Net Frontage 243'
  Trees Required 8 Trees (243' / 30')
  Trees Provided 8 Trees
  Ornamental Trees Required 12 Trees (243' / 20')
  Ornamental Trees Provided 0 Trees

Parking Lot Landscaping
  Vehicular Use Area 27,962 s.f.
  VUA up to 50,000 s.f. 2,097 s.f. (27,962 s.f. x 7.5%)
  Landscape Area Required 2,097 s.f.
  Landscape Island Provided 2,100 s.f.
  Trees Required 10.5 Trees (2,097 s.f. / 200)
  Trees Provided 11 Trees

  Parking Lot Perimeter Length 614 l.f.
  Trees Required 17.5 Trees (614' / 35')
  Trees Provided 18 Trees

Requested Waivers:

1. Sec 5.5.3.B.ii Greenbelt Width
2. Sec 5.5.3.D Requiring 2,384 s.f. of Foundation

Landscaping.
3. LDM 1.e from 1 through 5. Transformer /Utility Box

Screening

Foundation Landscaping
  Building Perimeter 298 l.f.
  Landscape Required 2,384 s.f. (298' x 8')
  Landscape Provided 1,720 s.f.

Woodland Replacement
  Trees Required 4 Trees
  Trees Provided 4 Trees

"P"

"Per"

Overhead Line to
be Relocated.

Snow Deposit
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Landscape Requirements

Notes:
1. No Phragmites or Japanese Knotweed Exist On-Site.
2. Trees Shall be Planted no Closer than 10' Utility Structure

Including Hydrants.
3. Trees Shall not be Planted within 4' of Property Lines.
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Tag Size Common Name Botanical Name Status
1 36" Black Walnut Juglans nigra Remove

Total Trees 1 Tree
Regulated Trees Removed 1 Tree

Replacement Required
Trees 8" - 11" 0 trees x 1=   0 Trees
Trees 11" - 20" 0 trees x 2=   0 Trees
Trees 20" - 30" 0 trees x 3=     0 Trees
Trees 30"+ 1 trees x 4=   4 Trees
Multi-Stemmed Trees (1 Tree)   0 Trees
Replacement Required   4 Trees
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6.
4.

All plants shall be north Midwest American region grown, No. 1 grade plant materials,
and shall be true to name, free from physical damage and wind burn.
Plants shall be full, well-branched, and in healthy vigorous growing
condition.
Plants shall be watered before and after planting is complete.
All trees must be staked, fertilized and mulched and shall be guaranteed
to exhibit a normal growth cycle for at least two (2) full years following
City approval.
All material shall conform to the guidelines established in the most recent
edition of the  American Standard for Nursery Stock.
Provide clean backfill soil, using material stockpiled on site.  Soil shall be
screened and free of any debris, foreign material, and stone.
"Agriform" tabs or similar slow-release  fertilizer shall be added to the
planting pits before being backfilled.
Amended planting mix shall consist of 1/3 screened topsoil, 1/3 sand and
1/3 compost, mixed well and spread to the depth as indicated in planting details.
All plantings shall be mulched per planting details located on this sheet.
The Landscape Contractor shall be responsible for all work shown on the
landscape drawings and specifications.
No substitutions or changes of location, or plant types shall be made
without the approval of the Landscape Architect.
The City of Novi's Landscape Architect shall be notified of any discrepancies between
the plans and field conditions prior to installation.
The Landscape Contractor shall be responsible for maintaining all plant
material in a vertical condition throughout the guaranteed period.
The Landscape Architect shall have the right, at any stage of the installation,
to reject any work or material that does not meet the requirements of the
plans and specifications, if requested by owner.
Contractor shall be responsible for checking plant quantities to ensure
quantities on drawings and plant list are the same.  In the event of a
discrepancy, the quantities on the plans shall prevail.
The Landscape Contractor shall seed and mulch or sod (as indicated on plans)
all areas disturbed during construction, throughout the contract limits.
A pre-emergent weed control agent, "Preen" or equal, shall be applied
uniformly on top of all mulching in all planting beds.
All landscape areas shall be provided with an underground automatic
sprinkler system.

All plant material shall be guaranteed for two (2) years after City Approval and shall be installed
and maintained according to City of Novi standards.  Replace Failing Material Within Three
Months or Next Growing Period, Whichever is Soonest.

Sod shall be two year old "Baron/Cheriadelphi" Kentucky Blue Grass grown in a sod

15.

16.

17.

18.

19.
nursery on loam soil.

10.

12.

13.

14.

11.

5.

9.

8.

7.

6.

NOTES:
THE APPROXIMATE DATE OF INSTALLATION FOR THE PROPOSED LANDSCAPE WILL BE MARCH 15 -
NOVEMBER 15 OF 2022 or 2023.

THE SITE WILL BE MAINTAINED BY THE DEVELOPER IN ACCORDANCE WITH THE STANDARDS SET FORTH
IN THE CITY OF NOVI ZONING ORDINANCE.  THIS INCLUDES WEEDING AND WATERING AS REQUIRED BY
NORMAL MAINTENANCE PRACTICES.  THIS INCLUDES ONE CULTIVATION BETWEEN JUNE-AUGUST.

DEVELOPER SHALL BE RESPONSIBLE FOR REPLACING ANY TREES WITHIN UTILITY EASEMENTS THAT ARE
DAMAGED THROUGH NORMAL MAINTENANCE OR REPAIRS.

PLANT MATERIALS SHALL BE GUARANTEED FOR 2 YEARS AND SHALL BE MAINTAINED IN ACCORDANCE
WITH CITY ORDINANCES.  WARRENTY PERIOD BEGINS AT THE TIME OF CITY APPROVAL.  WATERING AS
NECESSARY SHALL OCCUR DURING THIS WARRANTY PERIOD.

All tree and shrub planting beds shall be mulched with shredded hardwood bark, spread to
minimum depth of 4".  All lawn area trees shall have a 4' diameter circle of shredded hardwood
mulch 3" away from trunk.  All perennial, annual and ground cover beds shall receive 2" of
dark colored bark mulch as indicated on the plant list.  Mulch is to be free from debris and
foreign material, and shall contain no pieces of inconsistent size.

All proposed street trees shall be planted a minimum of 4' from both the back of curb and
proposed walks.

All Substitutions or Deviations from the Landscape Plan Must be Approved in Writing by the
City of Novi Prior to their Installation.

7.

9.

8.

1.

2.

3.Evergreen and canopy trees shall be planted a minimum of 10' from a fire hydrant, and
manhole, 15' from overhead wires.

All landscape islands shall be backfilled with a sand mixture to facilitate drainage.
All proposed landscape islands shall be curbed.

Overhead utility lines and poles to be relocated as directed by utility company of record.

CITY OF NOVI NOTES

All landscape areas shall be irrigated.

1.
2.

4.
5.

3.

TRANSFORMER SCREENING DETAIL
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LANDSCAPE NOTES

EVERGREEN TREE PLANTING DETAIL

4"

DECIDUOUS TREE PLANTING DETAIL

4"

NOTE:
GUY EVERGREEN TREES ABOVE
12' HEIGHT. STAKE EVERGREEN
TREE BELOW 12' HEIGHT.

MULCH 4" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE
OF TREE TRUNK.  PULL ANY
ROOT BALL DIRT EXTENDING
ABOVE THE ROOT FLARE AWAY
FROM THE TRUNK SO THE ROOT
FLARE IS EXPOSED TO AIR.

REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL. CUT DOWN WIRE
BASKET AND FOLD DOWN BURLAP
FROM TOP 1/2 OF THE ROOTBALL.

MOUND EARTH TO FORM SAUCER

PLANTING MIXTURE:
AMEND SOILS PER
SITE CONDITIONS
AND REQUIREMENTS
OF THE PLANT
MATERIAL.

SCARIFY SUBGRADE
AND PLANTING PIT
SIDES. RECOMPACT
BASE OF  TO 4"
DEPTH.

TREE PIT = 3 x 
ROOTBALL WIDTH

NOTE:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE AS
IT BORE ORIGINALLY OR
SLIGHTLY HIGHER THAN FINISH
GRADE UP TO 6" ABOVE GRADE,
IF DIRECTED BY LANDSCAPE
ARCHITECT FOR HEAVY CLAY
SOIL AREAS.

DO NOT PRUNE TERMINAL
LEADER. PRUNE ONLY DEAD OR
BROKEN BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTICS AND OTHER
MATERIALS THAT ARE
UNSIGHTLY OR COULD CAUSE
GIRDLING.

STAKE TREES AT FIRST BRANCH
USING 2"-3" WIDE BELT-LIKE
NYLON OR PLASTIC STRAPS.
ALLOW FOR SOME MINIMAL
FLEXING OF THE TREE.
REMOVE AFTER ONE YEAR.

NOTE:
GUY DECIDUOUS TREES ABOVE
3"CAL.. STAKE DECIDUOUS
TREES BELOW 3" CAL.

SCARIFY SUBGRADE
AND PLANTING PIT
SIDES. RECOMPACT
BASE OF  TO 4"
DEPTH.

PLANTING MIXTURE:
AMEND SOILS PER
SITE CONDITIONS
AND REQUIREMENTS
OF THE PLANT
MATERIAL.

NOTE:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE AS
IT BORE ORIGINALLY OR
SLIGHTLY HIGHER THAN FINISH
GRADE UP TO 6" ABOVE GRADE,
IF DIRECTED BY LANDSCAPE
ARCHITECT FOR HEAVY CLAY
SOIL AREAS.

DO NOT PRUNE TERMINAL
LEADER. PRUNE ONLY DEAD OR
BROKEN BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTICS AND OTHER
MATERIALS THAT ARE
UNSIGHTLY OR COULD CAUSE
GIRDLING.

TREE PIT = 3 x 
ROOTBALL WIDTH

2" X 2" HARDWOOD STAKES,
MIN. 36" ABOVE GROUND FOR
UPRIGHT, 18" IF ANGLED.  DRIVE
STAKES A MIN. 18" INTO
UNDISTURBED GROUND
OUTSIDE ROOTBALL.  REMOVE
AFTER ONE YEAR.

STAKE TREES AT FIRST BRANCH
USING 2"-3" WIDE BELT-LIKE
NYLON OR PLASTIC STRAPS.
ALLOW FOR SOME MINIMAL
FLEXING OF THE TREE.
REMOVE AFTER ONE YEAR.

2" X 2" HARDWOOD STAKES,
MIN. 36" ABOVE GROUND FOR
UPRIGHT, 18" IF ANGLED.  DRIVE
STAKES A MIN. 18" INTO
UNDISTURBED GROUND
OUTSIDE ROOTBALL.  REMOVE
AFTER ONE YEAR.

SHRUB PLANTING DETAIL

4"

6"

PERENNIAL PLANTING DETAIL
Not to scale

NOT TO SCALE

MULCH 3" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR.  PULL BACK
3" FROM TRUNK.

MOUND EARTH TO FORM SAUCER

REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL. FOLD DOWN BURLAP
FROM TOP 13 OF THE ROOTBALL.

SCARIFY SUBGRADE
AND PLANTING PIT
SIDES. RECOMPACT
BASE OF  TO 4"
DEPTH.

NOTE:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE AS
IT BORE ORIGINALLY OR
SLIGHTLY HIGHER THAN FINISH
GRADE UP TO 4" ABOVE GRADE,
IF DIRECTED BY LANDSCAPE
ARCHITECT FOR HEAVY CLAY
SOIL AREAS.

PRUNE ONLY DEAD OR BROKEN
BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTICS AND OTHER
MATERIALS THAT ARE
UNSIGHTLY OR COULD CAUSE
GIRDLING.

PLANTING MIXTURE:
AMEND SOILS PER
SITE CONDITIONS
AND REQUIREMENTS
OF THE PLANT
MATERIAL.

REMOVE COLLAR OF ALL FIBER
POTS. POTS SHALL BE CUT TO
PROVIDE FOR ROOT GROWTH.
REMOVE ALL NONORGANIC
CONTAINERS COMPLETELY.

PLANTING MIXTURE, AS SPECIFIED

2" SHREDDED BARK

METAL EDGING

FINISHED GRADE

TREE STAKING DETAIL

STAKING/GUYING LOCATION

STAKING DETAIL
GUYING DETAIL

NOTE:
ORIENT STAKING/GUYING TO PREVAILING
WINDS, EXCEPT ON SLOPES GREATER
THAN 3:1 ORIENT TO SLOPE.

USE SAME STAKING/GUYING
ORIENTATION FOR ALL PLANTS WITHIN
EACH GROUPING OR AREA

STAKES AS SPECIFIED 3 PER
TREE

2"-3" WIDE BELT-LIKE NYLON OR
PLASTIC STRAPS.

2"-3" WIDE BELT-LIKE NYLON OR
PLASTIC STRAPS.

MULCH 4" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE
OF TREE TRUNK.  PULL ANY
ROOT BALL DIRT EXTENDING
ABOVE THE ROOT FLARE AWAY
FROM THE TRUNK SO THE ROOT
FLARE IS EXPOSED TO AIR.

REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL. CUT DOWN WIRE
BASKET AND FOLD DOWN BURLAP
FROM TOP 1/2 OF THE ROOTBALL.

MOUND EARTH TO FORM SAUCER

Not to scale Not to scale

3' 3'

3'

8'
MEDIUM SHRUB THAT

TRANSFORMER (TYP.)

OPTIONAL ROW

MATCHES CABINET
HEIGHT AT PLANTING.
ARBORVITAE CANNOT
BE USED DUE TO DEER
BROWSE.  HEDGE TO BE
MAINTAINED NO LOWER
THAN HEIGHT OF BOX.
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PETITIONER 
City Center Office Plaza, LLC 
 
REVIEW TYPE 
Revised Preliminary Site Plan 
 
PROPERTY CHARACTERISTICS 

 Section 15 

 Site Location South of Grand River Avenue, west of Novi Road: parts of 22-15-477-011 and 
22-15-477-012; 
 
 

 Site School 
 

Novi Community School District 
 Site Zoning TC-1: Town Center One 
 Adjoining 

 
North TC: Town Center  

  East TC-1: Town Center One  

  West TC-1: Town Center One 
  South TC-1: Town Center One 
 Current Site 

 
Vacant (parcel 12 former Lee BeGole house) 

 Adjoining Uses 

North Vacant 
East Commercial: City Center Plaza 
West Industrial 
South Future Multifamily Development 

 Site Size 1.25 Acres 
 Plan Date February 6, 2022 

 
PROJECT SUMMARY  
The subject property is approximately 1.25 acres and is located west of Flint Street, south of Grand River 
Avenue (Section 15). The applicant is proposing a three-story office building with a bank on the first floor 
and general office on the upper floors (15,300 square feet total). The site improvements include surface 
parking and a two-lane drive through for the bank use on the south side of the building. Site access is 
from Grand River Avenue on the north and the future Bond Street extension on the south.  
 
BACKGROUND 
The applicant has an agreement with City Council which involves a property exchange and plans for 
the City to complete the Bond Street extension, and replacement of the stormwater management 
pond with an underground facility. That agreement is contingent on the applicant receiving site plan 
approval for the development of the subject property.  As noted in the Engineering review letter, the 
City does not have a schedule for work to begin on the Bond Street extension. Should the applicant 
begin construction on this project prior to the Bond Street construction, the developer may be required 
to furnish temporary access in the location of the future road, extend water main to the site, and other 
utility work.  
 
 
 

 
PLAN REVIEW CENTER REPORT 

Planning Review 
CITY CENTER OFFICE PLAZA 

JSP 21-06 
March 14, 2022 
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RECOMMENDATION 
Approval of Preliminary Site Plan is recommended. Planning Commission’s approval of Preliminary Site 
Plan and Storm Water Management Plan is required. Variances will require approval by the Zoning 
Board of Appeals.  
 
ORDINANCE REQUIREMENTS 
This project was reviewed for conformance with the Zoning Ordinance with respect to Article 3 (Zoning 
Districts), Article 4 (Use Standards), Article 5 (Site Standards), and any other applicable provisions of the 
Zoning Ordinance. Please see the attached chart for information pertaining to ordinance requirements. 
Items in bold below must be addressed and incorporated as part of the Final Site Plan submittal: 

 
1. Development Amenities (Sec. 3.27.1 L): The Ordinance states all sites must incorporate amenities 

such as exterior lighting, paved activity nodes, outdoor furniture, and planters in accordance with 
Town Center Study Area. One bench is proposed along the sidewalk on the west side of the 
property. Additional amenities should be provided within the open space areas to enhance the 
pedestrian environment.  
  

2. Parking Setbacks (Sec. 3.1.25.D): 20 feet required; approximately 10-12.4 feet proposed; If the rear 
and side yards did not abut a street a 10-foot setback would be permitted. However, because the 
property will be bound by streets on all four sides, they are each required to have a 20-foot parking 
setback. The applicant will request a ZBA variance for the east, west and south yards.  

 
3. Parking Screening (Sec. 3.27.1.D): Surface parking areas must be screened by either a 2.5 ft. brick 

wall or a semi-transparent screening or a landscaped berm from all public ROW. The applicant has 
proposed a 2.5 feet brick wall, but it does not adequately screen the full parking lot. If the plan is not 
revised to meet the code, a landscape waiver will be required. Landscape review suggests hedges 
could be provided between the wall sections to provide additional screening to meet the intent of 
the ordinance.  

 
4. Parking along non-residential collector (Sec. 3.27.1.D): Parking is not allowed in the front yard or the 

exterior side yard of non-residential collectors. The applicant is proposing parking in exterior side 
yards along Flint and Bond Streets. The subject property is surrounded on all sides by roads, 
including three sides with non-residential collectors which restricts the possibility of parking only in 
rear yards. Staff is in support of the request for a ZBA variance due to these unique circumstances. 

 
5. Total Parking Required and Proposed: The proposed development would require a total of 65 

parking spaces according to the uses proposed. The site plan proposes 65 spaces.  
 
6. Loading Area Location (Sec. 3.27.1 H and Sec. 5.4.2)): All loading areas in TC-1 shall be in rear yards, 

or in the case of double-fronted lots, an interior side yard. The location may be approved the 
Planning Commission if the location is outside the side yard setback and will not disrupt the flow of 
pedestrian and vehicular traffic. Staff supports the request for a waiver for the location due to the 
unusual shape of the lot and because there is no true rear yard as the building is surrounded on all 
sides with roads.  

 
7. Loading Space Area (Sec. 5.4.2): Loading space area should be provided in the ratio of 10 sq. ft. per 

front foot of the building. For the proposed building, 940 square feet of loading area is required, 
approximately 540 square feet of loading space is proposed. The loading area has a depth of 24 
feet. Staff conditionally supports the request for a ZBA variance from this requirement as the 
applicant indicates office users do not require large delivery vehicles and the loading area 
provided is sufficient for the needs of the future uses. However, the applicant should confirm a 
typical UPS or FEDEX-type delivery vehicle will be able to utilize the zone without blocking the bank 
drive through lanes.  

 
8. Loading Area Screening (Sec. 5.4.2.B): Loading area must be screened from view from adjoining 

properties and from the street. The landscape plan shows screening vegetation on the Grand River 
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side of the loading area, and the building screens to the west. Juniper plantings are now proposed 
on the east side of the loading area. Please indicate the height of the plantings to confirm they will 
be tall enough to effectively screen the area from Flint Street.  

  
9. Sidewalk along Bond and Flint Street (Sec. 3.27.1 I): Sidewalks along non-residential collectors are 

required to be 12.5 feet wide. The applicant is reflecting the City’s Bond Street plans adjacent to 
their site, including the portion that has been completed, which indicates a 10-foot pathway on the 
north side of Bond Street. Since that is part of a City project that element will not require a variance.  

 
The absence of any sidewalk along Flint Street will require a ZBA variance. The applicant indicates 
sidewalk construction would impact the watercourse in the northeast corner of the property, and 
that the small site does not allow room for a sidewalk to be provided.  

 
10. Sidewalk to Adjacent Areas (Sec. 3.27.1 I): The ordinance requires direct pedestrian access between 

buildings and adjacent areas. A pedestrian path is shown on the north side of the building to the 
sidewalk on Grand River and a sidewalk connection is now provided to the pathway on Bond 
Street.  

 
11. Woodland Trees: One regulated woodland tree was removed by the City when the former house 

site was cleared. The applicant shows four woodland replacement trees will be planted on the 
northwest side of the site. These woodland trees shall be protected by a conservation easement. 
Show the easement boundary on Final Site Plans.  

 
12. Exterior Signage: Exterior Signage is not regulated by the Planning Division or Planning Commission. 

Sign permit applications that relate to construction of a new building or an addition to an existing 
building may submitted, reviewed, and approved as part of a site plan application.  In that case, 
the proposed signs shall be shown on the Preliminary Site Plan.  Alternatively, an applicant may 
choose to submit a sign application to the Building Official for administrative review after Site plan 
approval. Following Preliminary Site Plan approval, any application to amend a sign permit or for a 
new or additional sign shall be submitted to the Building Official. Please contact the Ordinance 
Division 248.735.5678 for information regarding sign permits.  

 
13. Landscape Waivers: Please refer to list of landscape waivers identified in Landscape review letter. 

 
14. Planning Review Chart: Please refer to Planning Review chart for additional minor comments that 

needs to be addressed for further clarification.  
 

 
OTHER REVIEWS 

a. Engineering Review:  Additional comments to be addressed with Final Site Plan. Engineering is 
currently recommending approval conditional upon coordination with the City for Bond Street 
realignment.  

b. Landscape Review: Landscape review has identified waivers required. Refer to review letter for 
more comments. Landscape recommends conditional approval if the required waivers are 
granted by the Planning Commission.  Additional comments to be addressed with Final Site Plan. 

c. Wetlands Review: A Wetlands Buffer Authorization is required for the proposed impacts to 
regulated wetland setbacks. Additional comments to be addressed with Final Site Plan. 
Wetlands recommend approval of the Preliminary Site Plan.  

d. Woodlands Review: See landscape review letter for comments.   
e. Traffic Review:  Traffic recommends conditional approval if the waivers variances identified are 

requested and granted approval. See review letter for additional details.          
f. Facade Review: The proposed building is in full compliance with the Ordinance. Façade 

recommends approval.  
g. Fire Review: Additional comments to be addressed with Final Site Plan. Fire recommends 

conditional approval. 
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NEXT STEP: PLANNING COMMISSION MEETING 
This Site Plan will be scheduled to go before the Planning Commission for consideration on April 13, 2022. 
Please provide the following via email by April 7, 2022: 
 

1. Revised Preliminary Site Plan submittal in PDF format (maximum of 10MB). NO CHANGES MADE. 
2. A response letter addressing ALL the comments from ALL the review letters and a request for 

waivers/variances as you see fit.  
3. A color rendering of the Site Plan and Building (optional, to be used for Planning Commission 

presentation). 
 
ZONING BOARD OF APPEALS MEETING 
If the Planning Commission approves the site plan, the applicant should then seek Zoning Board of 
Appeals variances for any required items noted. The application can be found at this link. Please call 
248-347-0459 for meeting and deadline schedules. 
 
FINAL SITE PLAN SUBMITTAL 
After receiving the Preliminary Site Plan approval, please submit the following for Final site plan review and 
approval 

1. Six sets of Final Site Plan (24” x 36”, folded) addressing all comments from Preliminary review 
2. Response letter addressing all comments and refer to sheet numbers where the change is reflected 
3. Final Site Plan Application 
4. Final Site Plan Checklist 
5. Engineering Cost Estimate 
6. Landscape Cost Estimate 
7. Other Agency Checklist 
8. Hazardous Materials Packet (Non-residential developments) 
9. Non-Domestic User Survey (Non-residential developments) 
10. No Revision Façade Affidavit (if no changes are proposed for Façade – if changes are proposed 

include 7 Sets of plans)  
11. Legal Documents  as required 
12. Drafts of any legal documents (note that off-site easements need to be executed and any on-

site easements need to be submitted in draft form before stamping sets will be stamped) 
 

ELECTRONIC STAMPING SET SUBMITTAL AND RESPONSE LETTER 
After receiving Final Site Plan approval, please submit the following for Electronic stamping set approval: 

1. Plans addressing the comments in all of the staff and consultant review letters in PDF format. 
2. Response letter addressing all comments in ALL letters and ALL charts and refer to sheet numbers 

where the change is reflected. 
 
STAMPING SET APPROVAL 
Stamping sets are still required for this project.  After having received all of the review letters from City 
staff the applicant should make the appropriate changes on the plans and submit 10 size 24” x 36” 
copies with original signature and original seals, to the Community Development Department for final 
Stamping Set approval.   
 
SITE ADDRESSING 
A new address is required for this project. The applicant should contact the Building Division for an 
address prior to applying for a building permit.  Building permit applications cannot be processed 
without a correct address.  The address application can be found by clicking on this link.  
 
Please contact the Ordinance Division 248.735.5678 in the Community Development Department with 
any specific questions regarding addressing of sites. 
 
STREET AND PROJECT NAME 

http://www.cityofnovi.org/Reference/Forms/DimensionalVarianceZoningBoardofAppealsPacket.aspx
http://www.cityofnovi.org/Reference/Forms/FinalSitePlanApplication.aspx
http://www.cityofnovi.org/Reference/Forms/FSPChecklist.aspx
http://www.cityofnovi.org/Reference/Forms/OtherAgencyChecklist.aspx
http://www.cityofnovi.org/Reference/Forms/HazardousMaterialsPacket.aspx
http://www.cityofnovi.org/Reference/Forms/NonDomesticUserSurvey.aspx
http://cityofnovi.org/Reference/Forms/NoRevisionFacadeAffidavit.aspx
http://www.cityofnovi.org/Reference/Forms/Bldg-AddressesApplication.aspx
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This project requires approval from the Street and Project Naming Committee.  Please contact Ben 
Peacock (248-347-0579) in the Community Development Department for additional information. The 
application can be found by clicking on this link. 
 
PRE-CONSTRUCTION MEETING 
A Pre-Construction meeting is required for this project. Prior to the start of any work on the site, Pre-
Construction (Pre-Con) meetings must be held with the applicant’s contractor and the City’s consulting 
engineer. Pre-Con meetings are generally held after Stamping Sets have been issued and prior to the 
start of any work on the site.  There are a variety of requirements, fees and permits that must be issued 
before a Pre-Con can be scheduled.  If you have questions regarding the checklist or the Pre-Con itself, 
please contact Sarah Marchioni [248.347.0430 or smarchioni@cityofnovi.org] in the Community 
Development Department. 
 
CHAPTER 26.5   
Chapter 26.5 of the City of Novi Code of Ordinances generally requires all projects be completed within 
two years of the issuance of any starting permit.  Please contact Sarah Marchioni at 248-347-0430 for 
additional information on starting permits.  The applicant should review and be aware of the 
requirements of Chapter 26.5 before starting construction. 
 
If the applicant has any questions concerning the above review or the process in general, do not 
hesitate to contact me at 248.347.0484 or lbell@cityofnovi.org. 
 

 
_____________________________________________________ 
Lindsay Bell, AICP, Senior Planner 
 

http://www.cityofnovi.org/Reference/Forms/Bldg-ProjectAndStreetNameRequestForm.aspx
http://www.cityofnovi.org/Reference/Forms/Bldg-ProjectAndStreetNameRequestForm.aspx
mailto:lbell@cityofnovi.org


 
 

- Bold: Items that need to be addressed by the applicant with next submittal 
- Bold and Underline: Planning Commission waiver  or ZBA variance required 
- Italics: Notes to  be noted 

 
Item Required Code Proposed Meets 

Code 
Comments 

Zoning and Use Requirements 

Master Plan 
(adopted July 26, 
2017) 

TC Commercial Town Center - 1 Yes  

Town Center Area 
Study 

This site is in study area 
boundary for Town 
Center Area study 
adopted in 2014 

 Yes Pedestrian amenities 
required 

Zoning 
(Effective Jan. 8, 2015) 

Town Center-1 Bank with drive through, 
office 

Yes Offices and Financial 
institutions principal 
permitted uses 

Phasing Show proposed phasing 
lines on site plan if 
applicable. 
Describe scope of work 
for each phase.  
Each phase should be 
able to stand on its own 
with regards to utilities 
and parking 

Phasing is not proposed. 
 

NA   

Height, bulk, density and area limitations  

Frontage on a Public 
Street 
(Sec. 5.12)  
(Sec. 6.3.2.A 

Frontage upon a public 
street is required 
 
 

Frontage on Grand River 
Avenue and Bond Street 

Yes  

Access To Major 
Thoroughfare  
(Sec. 5.13) 

Access to major 
thoroughfare is required, 
unless the property 
directly across the street 
between the driveway 
and major thoroughfare 
is either multi-family or 

Access to Grand River Yes  

PLANNING REVIEW CHART: TC-1 - Town Center-1 District  
 
Review Date: March 14, 2022 
Review Type: Revised Preliminary Site Plan  
Project Name: JSP21-06 City Center Office Plaza 
Location:  Parcels 22-15-477-011, 22-15-477-012  
Plan Date: February 6, 2022 
Prepared by: Lindsay Bell, AICP, Senior Planner   

E-mail: lbell@cityofnovi.org; Phone: (248) 347-0484 
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Item Required Code Proposed Meets 
Code 

Comments 

non-residential 

Open Space Area for 
TC1 
(Sec. 3.27.1.F) 

15% (permanently 
landscaped open areas 
and pedestrian plazas). 
 
 

1.25 acre –  
8,167.5 sf open space 
required 
17,424 sf indicated 
 
 

Yes? Only one bench is shown 
that would fulfill the intent of 
the “open space” 
requirement 

Maximum % of Lot 
Area Covered 
(By All Buildings)  
(Sec. 3.6.2 D) 

No Maximum 
 
 

9.37% Yes  

Building Height  
(Sec.3.1.26.D) 
 

5 stories or 65 ft, 
whichever is less 

3 stories, 52’ 1” at entry 
gable 

Yes  

Building Setbacks (Sec 3.1.26 D) and (Sec. 3.27.1.C) 

Arterials: Front (Grand 
River Ave) 
Exterior side Yard 
(Bond Street, Flint 
Street) 
50 feet minimum from 
all exterior lot lines 
 
15 feet minimum for 
front side, for interior 
lot lines 

50 feet minimum from all  
exterior lot lines 
 
15 feet minimum for 
front side, for interior lot 
lines 

Front: 85 ft. 
  

Yes All lot lines are interior as 
abut TC districts 
 
 

Non-residential 
collectors and local 
streets 
 

0 feet min 
 
 
Interior: lot lines abutting 
TC district lots.  
 

South: 55 ft. 
East: 72 ft. 
West: 70 ft. 

yes Flint and Bond streets non-
residential collectors 

Parking Setback (Sec 3.1.25.D)                                                                     

Front (north) 20 ft.  20 ft. Yes  

Exterior Side Yard 
(east) 

20 ft. 10 ft.  No ZBA Variance required  

Exterior Side Yard 
(west) 

20 ft. 12.4 ft.  No ZBA Variance required 

Exterior Side Yard 
(south) 

20 ft. 10 ft.  No ZBA Variance required 

Note To District Standards (Sec 3.6.2) 

Exterior Side Yard 
Abutting a Street  
(Sec 3.6.2.C)  

All exterior side yards 
abutting a street shall be 
provided with a setback 

Exterior side yard on all 
sides 

Yes  
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Item Required Code Proposed Meets 
Code 

Comments 

equal to front yard. 

Minimum lot area and 
width 
(Sec 3.6.2.D) 

Except where otherwise 
provided in this 
ordinance, the minimum 
lot area and width, 
maximum percentage 
of lot coverage shall be 
determined by the 
requirements set forth. 

Several variances 
needed for parking 
setbacks 

Yes  

Yard setbacks 
(Sec 3.6.2.H&L) 

If site abuts a residential 
zone, buildings must be 
set back at least 3’ for 
each 1’ of building 
height, but in no case 
can be less than 20’ 
setback 

Does not abut 
residential zoning 

NA  

Wetland/Watercourse 
Setback (Sec 3.6.2.M) 

A setback of 25 ft. from 
wetlands and from high 
watermark course shall 
be maintained 

Walled Lake Branch on 
NE corner – 25 foot 
setback indicated 

Yes See wetland letter for 
detailed comments 

Parking setback 
screening  
(Sec 3.6.2.P) 

Required parking 
setback area shall be 
landscaped per sec 
5.5.3. 

Screening wall shown in 
front of parking bays 

Yes? Refer to Landscape review 
for more details. 
  

Modification of 
parking setback 
requirements  
(Sec 3.6.2.Q) 

The Planning 
Commission may modify 
parking 
setback requirements 
based on its 
determination 
according to Sec 
3.6.2.Q. 

 NA Planning Commission may 
grant setback reductions, 
however parking setbacks 
do not qualify in this case 
because the total area of 
setbacks on the site would 
be reduced below the 
minimum setback area 
requirements  

TC-1 District Required Conditions (Sec 3.27) 

Site Plans 
(Sec. 3.27.1.A.) 

Site area under 5 acres: 
Requires Planning 
Commission approval; 
Site area over 5 acres: 
Requires City Council 
approval upon Planning 
Commission 
recommendation 

1.25 acres Yes Planning Commission 
approval required 

Surface parking lot 
screening 
(3.27.1 D) 

Surface parking areas 
must be screened by 
either a 2.5 ft. brick wall, 
semitransparent 
screening or a 

Screening wall shown in 
front of parking bays 

Yes Refer to Landscape review 
for more details. 
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Item Required Code Proposed Meets 
Code 

Comments 

landscaped berm from 
all public ROW (access 
easement for private 
roads) 

For TC-1, No front yard or 
side yard parking on any 
non-residential collector. 

Bond and Flint Streets 
non-residential 
collectors 

No ZBA Variance required 

Architecture/Pedestria
n Orientation 
(3.27.1 E) 
 
 

No building in the TC-1 
district shall be in excess 
of one-hundred twenty-
five (125) feet in width, 
unless pedestrian 
entranceways are 
provided at least every 
one-hundred twenty-
five (125) feet of 
frontage. 

94’ width 
 
 

Yes  

Façade materials  
(Sec. 3.27.1 G) 
 
 

All sides of the building 
and accessory buildings 
must have the same 
materials. Façade 
materials may deviate 
from brick or stone with 
PC approval. 

Elevations provided Yes  

Parking, Loading, 
Signs, Landscaping, 
Lighting, Etc 
(Sec. 3.27.1 H) 

Off-street parking counts 
can be reduced by the 
number of on-street 
parking adjacent to a 
use 

On-street parking is not 
proposed 

NA  

PC may allow parking 
requirement reduction 
when parking areas 
serve dual functions. 

Not proposed NA  

Special assessment 
district for structured 
park  

Not proposed NA  

Sidewalks required 
(Sec. 3.27.1 I) 
 
 

For TC-1 only, Sidewalks 
required along non-
residential collector to 
be 12.5 ft. wide. 

No sidewalk shown on 
Flint Street frontage; 
sidewalk in ROW of Bond 
Street is 10’ asphalt  

No Variance required for 
absence of sidewalk on Flint 
Street 

Direct pedestrian 
access between all 
buildings and adjacent 
areas 

Sidewalk shown to 
Grand River and west of 
building to Bond St 

Yes  

Bicycle Paths 
(Sec. 3.27.1 J) 

Bike paths required to 
connect to adjacent 

 NA 10 ft pathway on Bond 
Street serves as bike path 
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Item Required Code Proposed Meets 
Code 

Comments 

residential & non- 
residential areas.  

Development 
amenities 
(Sec. 3.27.1 L) 

All sites must incorporate 
amenities such as 
exterior lighting, paved 
activity nodes, outdoor 
furniture, and planters in 
accordance with Town 
Center Study Area. 

One bench proposed 
along Bond Street 
sidewalk 

No? Any additional amenities 
that could be provided? 

Combination of use 
groups within a single 
structure 
(Sec. 3.27.1 M) 
(Sec.3.27.2.B) 

Additional regulations 
per Sec. 3.27.1.M and 
3.27.2.B apply if 
combination of uses 
proposed in same 
building 

Residential uses not 
proposed 

NA  

Street and Roadway 
Rights-Of-Way 
(Sec. 3.27.1 N) 

Nonresidential collector 
and local streets shall 
provide ROWs consistent 
with DCS standards 
 
 

 Yes  

Parking, Handicap Parking and Bike Requirements 

Required Parking 
Calculation 
(Sec. 5.2.12) 
(Sec. 4.82.2) 
 
 

Banks 1:150 SF GFA.  
4,423 sf/150 = 29 spaces.   
 
Office Use:  1:222 GLA.  
8,000 sf/222 = 36 spaces.  

65 spaces required 
 
65 spaces proposed 

Yes  

Barrier Free Spaces 
Barrier Free Code 
 
*No deviations since 
this is an ADA 
requirement 

For 70 spaces, 3 spaces 
required 
 
2 standard accessible 
and 1 van accessible  

2 van accessible and 1 
car accessible are 
proposed 

Yes  

Minimum number of 
Bicycle Parking  
(Sec. 5.16.1) 

minimum of 4 spaces 
 

4 spaces proposed Yes  

Parking Lot Design Requirements (Sec. 5.3.2.) 

Parking Space 
Dimensions and 
Maneuvering Lanes  

- 90° Parking: 9 ft. x 19 ft.  
- 24 ft. two way drives 
- 9 ft. x 17 ft. parking 

All appear to be 9 ft. x 
17 ft.  
- 9 ft. x 17 ft. parking 

Yes See traffic review for further 
comments 
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Item Required Code Proposed Meets 
Code 

Comments 

(Sec. 5.3.2) spaces allowed as 
long as detail indicates 
a 4” curb at these 
locations 

- 60º 9 ft. x 18 ft. 

spaces allowed as 
long as detail indicates 
a 4” curb at these 
locations 

 

Parking lot entrance 
offset 
(Sec. 5.3.6) 

Parking lot entrances 
must be set back 25’ 
from any single-family 
residential district.  

Subject property does 
not abut single-family 
residential district. 

NA  

End Islands  
(Sec. 5.3.12) 

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

- The end islands shall 
generally be at least 8 
ft. wide, have an 
outside radius of 15 ft., 
and be constructed 3 
ft. shorter than the 
adjacent parking stall 

Requires additional 
dimensions 

No? Refer to Traffic Comments 

Parking stall located 
adjacent to a parking 
lot entrance 
(public or private) 
(Sec. 5.3.13) 

- Shall not be located 
closer than twenty-five 
(25) feet from the 
street right-of-way 
(ROW) line, street 
easement or sidewalk, 
whichever is closer 

Appears to comply Yes  

Barrier Free Space 
Dimensions  
Barrier Free Code 

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

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

8‘ wide spaces with an 
8’ wide or 5’access aisle 
are provided  

Yes  

Barrier Free Signs  
Barrier Free Code 

One sign for each 
accessible parking 
space.  

Signs indicated Yes  

Bicycle Parking  
General requirements 
(Sec. 5.16) 

- No farther than 120 ft. 
from the entrance 
being served 

- When 4 or more 
spaces are required 
for a building with 
multiple entrances, the 
spaces shall be 
provided in multiple 

Shown NE of main 
entrance 
 

Yes Fix bike rack detail in FSP 
submittal to remove 35” 
height reference 
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Item Required Code Proposed Meets 
Code 

Comments 

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 
layout 
(Sec 5.16.6) 

Parking space width: 6 
ft. 
One tier width: 10 ft.  
Two tier width: 16 ft. 
Maneuvering lane 
width: 4 ft.  
Parking space depth: 2 
ft. single, 2 ½ ft. double 

Detail shown Sheet 2 Yes  

Loading Space 
(Sec. 5.4.2.) 

TC District: loading 
space shall be provided 
in the rear yard (or in the 
interior side yard 
beyond the side yard 
setback for double 
frontage lots) 
 

Loading area shown in 
side yard  

  

Loading Space Area 
(Sec. 5.4.2) 
 
In the ratio of 10 sq. ft. 
per front foot of 
building. 

Ratio of 10 sq. ft. per 
front foot of building. 
94’x10 = 940 SF 
required 

Loading area 540 sf 
 

No ZBA Variance required for 
size of the loading zone 
 
 

Loading Space 
Screening  
(Sec. 5.4.2 B) 

Loading area must be 
screened from view 
from adjoining 
properties and from the 
street.  

Screening indicated on 
Grand River side (north) 
Building screens on the 
west, evergreen hedge 
proposed on east 

Yes   

Dumpster 
Sec 4.19.2.F 
 

- Located in rear yard 
- Attached to the 

building or no closer 
than 10 ft. to building if 
not attached 

- Not located in parking 
setback (20 ft. setback 
required) 

- Away from Barrier free 
Spaces 

- Located in loading 
area, exterior side 
yard,  

- Within 6.7 feet of 
building 
 

Yes ZBA variance for location 
less than 10 feet from 
building not required as 
screen wall is attached to 
the building 
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Item Required Code Proposed Meets 
Code 

Comments 

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

- Screened from public 
view 

- A wall or fence 1 ft. 
higher than height of 
refuse bin  

- And no less than 5 ft. 
on three sides 

- Posts or bumpers to 
protect the screening 

- Hard surface pad.  
- Screening Materials: 

Masonry, wood or 
evergreen shrubbery 

Enclosure appears to be 
proposed – materials 
match the building 

Yes  

Drive-through Lanes (Sec. 5.3.11) 

Drive-through Lanes 
Separation (Sec. 
5.3.11.A,C) 
 

Drive-through lanes shall 
be separate from the 
circulation routes & 
lanes necessary for 
ingress to & egress from 
the property 

They are separated.  
 

Yes  
 
 

Drive-through 
setbacks 
(Sec. 5.3.11.A,B) 

Drive through shall follow 
parking setback 
requirements and 
applicable parking lot 
landscaping 
requirements 

Drive-through conforms 
to the parking setbacks 

Yes  

Bypass Lane for Drive-
through (Sec. 5.3.11.D) 

Drive-through facilities 
shall provide 1 bypass 
lane, min. of 18 ft. in 
width, unless otherwise 
determined by the Fire 
Marshal 

A lane is provided  - 24 
feet.  

Yes  

Width & Centerline 
Radius of Drive-
through Lanes 
(Sec. 5.3.11.E,F,H) 

Drive-through lanes shall 
have a minimum 9 ft. 
width, centerline radius 
of 25 ft. and a minimum 
length of 19 ft.  

Appears to comply Yes  

Drive-Thru Stacking 
Spaces 
(Sec. 5.3.11.I) 

Three vehicles inclusive 
of the vehicle at the 
window per lane. 

Stacking shown as 
required 

Yes  

Drive-through Lane 
Delineated 
(Sec. 5.3.11.G) 

Drive-through lanes shall 
be striped, marked, or 
otherwise delineated 

Striping not shown Yes Indicate how lanes will be 
delineated 

Lighting and Photometric Plan (Sec. 5.7) 
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Item Required Code Proposed Meets 
Code 

Comments 

Intent (Sec. 5.7.1)  Establish appropriate 
minimum levels, prevent 
unnecessary glare, 
reduce spill-over onto 
adjacent properties & 
reduce unnecessary 
transmission of light into 
the night sky 

Lighting Plan provided  Yes  

Lighting Plan  
(Sec. 5.7.2 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 all fixtures, the 
portions of the walls to 
be illuminated, 
illuminance levels of 
walls and the aiming 
points of any remote 
fixtures. 

Provided Yes  

Lighting Plan (Sec.5.7.2 
A.ii)  

Specifications for all 
proposed & existing 
lighting fixtures 

3 spec sheets shown Yes  

Photometric data Shown Yes  

Fixture height Shown Yes  

Mounting & design Shown Yes  

Glare control devices  Shown Yes  

Type & color rendition of 
lamps 

Shown Yes  

Hours of operation Provided Yes Daytime hours indicated  

Required Conditions  
(Sec. 5.7.3.A)  

Light pole height not to 
exceed maximum 
height of zoning district 
(65 ft. for TC) 

25 feet 
Building mounted @ 41 
feet 

Yes  

Required Conditions  
(Sec. 5.7.3.B&G)  

- Electrical service to 
light fixtures shall be 
placed underground 

- Flashing light shall not 
be permitted 

- Only necessary lighting 
for security purposes & 
limited operations shall 

Notes have been 
added 

Yes  
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Item Required Code Proposed Meets 
Code 

Comments 

be permitted after a 
site’s hours of 
operation 

Security Lighting 
(Sec. 5.7.3.H) 

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

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

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

Note provided Yes  

Required Conditions 
(Sec.5.7.3.E)  

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

3.3:1 Yes  

Required Conditions  
(Sec. 5.7.3.F)  

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

LED Yes  

Min. Illumination (Sec. 
5.7.3.K)  

Parking areas: 0.2 min 0.4 fc Yes  

Loading & unloading 
areas: 0.4 min 

0.5 fc Yes  

Walkways: 0.2 min 0.3 fc Yes  

Building entrances, 
frequent use: 1.0 min 

3.6 fc Yes  

Building entrances, 
infrequent use: 0.2 min 

0.7 fc Yes  

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

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

0.5 fc max Yes  

Cut off Angles (Sec. 
5.7.3.L)  

When adjacent to 
residential districts: 
- All cut off angles of 

fixtures must be 90°  
- maximum illumination 

at the property line 
shall not exceed 0.5 
foot candle 

 NA  

Building Code and Other Requirements 
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Item Required Code Proposed Meets 
Code 

Comments 

Accessory Structures 
(Sec. 4.19) 

- Each accessory 
building/structure shall 
meet all setback 
requirements for the 
zoning district in which 
the property is situated 

- Shall meet the façade 
ordinance standards 

Transformer shown on 
west side of building – 
less than 4’ height 

Yes  

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

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

Screening note 
indicated 

Yes? Include any rooftop 
screening in future 
submittals 

Exterior Building Wall 
Façade Materials 
(Sec. 5.15) 

Region 1 level façade  Appears to comply Yes?  

Building Code Building exits must be 
connected to sidewalk 
system or parking lot. 

Sidewalks shown on the 
plans 

Yes  

Design and 
Construction 
Standards Manual 

Land description, Sidwell 
number (metes and 
bounds for acreage 
parcel, lot number(s), 
Liber, and page for 
subdivisions). 

Provided No Once new Parcel ID is 
assigned include it in site 
plan submittals 

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).  

Mostly provided. 
Additional information 
requested in this and 
other review letters 

No Provide additional 
information as requested in 
all reviews  

Economic Impact 
 

- Total cost of the 
proposed building & 
site improvements 

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

Not provided No? Provide requested 
information for Planning 
Commission consideration 
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Item Required Code Proposed Meets 
Code 

Comments 

known) 

Signage 
 
See link below 
(Chapter 28, Code of 
Ordinances) 

- Signage if proposed 
requires a permit. 

- Signage is not 
regulated by the 
Planning Commission 
or Planning Division. 

Information is not 
provided 

NS 

NA Contact Maureen Underhill 
regarding sign permits 
248-735-5602 

Property Address The applicant should 
contact the Building 
Division for an address 
prior to applying for a 
building permit.   

One is not required at 
this time.  

No Submit address application 
after Final Site Plan 
approval. 

Project and Street 
Naming Committee 

Some projects may 
need approval from the 
Street and Project 
Naming Committee. 

Not applicable NA  

Future Easements - ROW 
- Conservation 
- Utilities 

 
 

 TBD 

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

requirements or standards.  
2. The section of the applicable ordinance or standard is indicated in parenthesis. Please refer to those 

sections in Article 3, 4, and 5 of the zoning ordinance for further details. 
3. Please include a written response to any points requiring clarification or for any corresponding site plan 

modifications to the City of Novi Planning Department with future submittals. 
 
 

https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH28SI
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH28SI
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH28SI
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH28SI
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_______________________________________________________________________ 
 
Applicant 
G & T Management 
 
Review Type 
Preliminary Site Plan 
 
Property Characteristics 
 Site Location:  South side of Grand River Avenue, between Flint Street and 

future Bond Street 
 Site Size:   +/-1.25 acres 
 Plan Date:  10/21/2021 
 Design Engineer:  Seiber, Keast Engineering, LLC 
 
Project Summary  
 Construction of an approximately 15,300 square-foot office building and associated 

parking.  Site access would be provided via public roadways. 

 Water service would be provided by an 8-inch extension from a future 12-inch water 
main along the south side of future Bond Street.  A 2-inch domestic lead would be 
provided to serve the building, along with a single hydrant. 

 Sanitary sewer service would be provided by an extension from the existing 8-inch 
sanitary sewer along the south side of Grand River Avenue.  A 6-inch lead would be 
provided to serve the building, along with a monitoring manhole. 

 Storm water would be collected by a single storm sewer collection system and   
discharged to an existing off-site underground detention system provided by the 
City of Novi Flint Street project. 

 
Recommendation 
 
Approval of the Preliminary Site Plan is recommended, with items to be addressed at 
Final Site Plan submittal. 
 
Comments: 
The Preliminary Site Plan meets the general requirements of Chapter 11 of the Code of 
Ordinances, the Storm Water Management Ordinance and the Engineering Design 

 
PLAN REVIEW CENTER REPORT 

November 30, 2021 
 

Engineering Review 
City Center Plaza 

JSP21-0006 
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Manual with the following exceptions, which can be addressed at Final Site Plan 
submittal: 
 

General 
1. Please be advised the City does not yet have a schedule for work to begin on 

future Bond Street.  Timing of that project is subject to change at any time.  In 
the event City Center Plaza begins work prior to the Bond Street project, the 
developer may be required to furnish temporary access in the location of the 
future road, extend water main for the purpose of serving the site, etc. 

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

3. At least one of the referenced benchmark must be a City-established 
benchmark, which can be found on the City’s website at this location:  
https://novi.maps.arcgis.com/apps/webappviewer/index.html?id=5ce841f86
197461c9f146e1330330bcf  

4. Only at the time of the printed Stamping Set submittal, provide the City’s 
standard detail sheets for water main (5 sheets), sanitary sewer (3 sheets), 
storm sewer (2 sheets), and paving (2 sheets.  The most updated details can 
be found on the City’s website at this location: 
https://cityofnovi.org/services/public-works/engineering-division/engineering-
standards-and-construction-details 

5. Please resubmit the Non-Domestic User Survey form for sanitary sewer flow 
with questions 6, 8, 9, and 11 completed.  Question 6 can use reasonable 
estimates of operations data. 

6. A right-of-way permit will be required from the City of Novi and Oakland 
County. 

7. The sight distance measurements shall be minimum of 450 ft in each direction 
for the Grand River driveway (40 mph multi-lane road) and minimum of 260 ft 
in each direction for the Bond Street driveway (assumed 25 mph two-lane 
road). 

8. A same-side driveway spacing Waiver, granted by the Planning Commission, 
may be required for the proposed location of the Grand River driveway with 
respect to Flint Street to the east (114’ proposed vs. 185’ required for 40 mph). 

9. Provide a note that compacted sand backfill (MDOT sand Class II) shall be 
provided for all utilities within the influence of paved areas, and illustrate and 
label on the profiles, once provided. 

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

11. Provide a utility crossing table indicating that at least 18-inch vertical 
clearance will be provided, or that additional bedding measures will be 
utilized at points of conflict where adequate clearance cannot be 
maintained. 

https://novi.maps.arcgis.com/apps/webappviewer/index.html?id=5ce841f86197461c9f146e1330330bcf
https://novi.maps.arcgis.com/apps/webappviewer/index.html?id=5ce841f86197461c9f146e1330330bcf
https://cityofnovi.org/services/public-works/engineering-division/engineering-standards-and-construction-details
https://cityofnovi.org/services/public-works/engineering-division/engineering-standards-and-construction-details
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12. Where the minimum 18-inch clearance at utility crossings cannot be 
achieved, provide a prominent note stating the substandard clearance and 
that proper bedding/encasement will be determined by the inspecting 
engineer. 

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

14. Generally, all proposed trees shall remain outside utility easements.  Where 
proposed trees are required within a utility easement, the trees shall maintain 
a minimum 5-foot horizontal separation distance from any existing or 
proposed utility.  The hackberry tree on the west side of the Bond Street 
driveway is proposed about 3 feet from the proposed water main and shall 
be relocated. 

15. The light pole proposed near the hydrant will be located in a utility easement 
and will require a License Agreement. 

16. Install a backflow prevention Reduced Pressure Zone Assembly (RPZ) with an 
ASSE 1013 listing approval at each tap to the public water supply. A minimum 
clearance of 12-inches measured from the bottom of pressure relief valve to 
the finished landscaped grade shall be required. Provide a detail showing the 
RPZ installation setup and height above grade. If backflow preventer is to be 
enclosed, provide a detail of the enclosure with required drainage outlets. 
Show all locations on a site plan. A plumbing permit is required for the 
installation of the backflow preventer.  Installation of the backflow preventer 
shall be in such a manner as to not require blowing out the system through 
the backflow preventer.  Drain ports and blow out ports shall be included.  
Any deviations from these requirements must be approved through the Novi 
Water & Sewer Division Cross Connection Control Specialist (248-735-5661).   

Water Main 
17. Show a 20-foot-wide water main easement, centered on the proposed water 

main and including the hydrant. 
18. Per current EGLE requirement, provide a profile for all proposed water main 8-

inch and larger. 
19. If required by the Fire Marshal, provide a minimum 6-inch fire lead for the 

building with a unique shut-off valve. 
20. Only once no further design changes are anticipated, three (3) sealed sets of 

revised utility plans along with the  Michigan Department of Environment, 
Great Lakes & Energy (EGLE) permit application for water main construction, 
the Streamlined Water Main Permit Checklist, and electronic utility plan 
should be submitted to the Engineering Division for review.  Utility plan sets 
shall include only the cover sheet, any applicable utility sheets, and the 
standard detail sheets. 

Sanitary Sewer 
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21. Provide a 20-foot wide access easement to the monitoring manhole from the 
right-of-way (rather than a public sanitary sewer easement). 

22. Provide a sanitary sewer basis of design for the development on the utility 
plan sheet. 

23. Note on the construction materials table that 6-inch sanitary leads shall be a 
minimum SDR 23.5. 

24. Provide a note on the utility plan stating the sanitary lead will be buried at 
least 5 feet deep where under the influence of pavement. 

25. The sanitary lead shall have a minimum slope of 1.0%. 

Storm Sewer 
26. Revise “storm control structure” label on last storm structure prior to off-site 

discharge to “pretreatment structure” or similar.   
27. Label proposed pipe lengths, materials, and slopes. 
28. A minimum cover depth of 3 feet shall be maintained over all proposed storm 

sewer. 
29. Provide a 0.1-foot drop in the downstream invert of all storm structures where 

a change in direction of 30 degrees or greater occurs. 
30. Match the 0.80 diameter depth above invert for pipe size increases. 
31. Storm manholes with differences in invert elevations exceeding two feet shall 

contain a 2-foot deep plunge pool. 
32. Provide profiles for all storm sewer 12-inch and larger. 
33. Label all inlet storm structures on the profiles.  Inlets are only permitted in 

paved areas and when followed by a catch basin within 50 feet.  
34. Label the 10-year HGL on the storm sewer profiles, and ensure the HGL 

remains at least 1-foot below the rim of each structure.  
35. Illustrate all pipes intersecting storm structures on the storm profiles. 
36. Provide a schedule listing the casting type, rim elevation, diameter, and 

invert sizes/elevations for each proposed, adjusted, or modified storm 
structure on the utility plan.  Round castings shall be provided on all catch 
basins except curb inlet structures. 

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

Storm Water Management Plan 
38. The Storm Water Management Plan (SWMP) for this development shall be 

designed in accordance with the Storm Water Ordinance and Chapter 5 of 
the Engineering Design Manual.   

39. Discharge is to the existing, off-site underground detention system just to the 
southeast of the subject parcel, which was installed as part of the City of Novi 
Flint Street project.  This existing system was designed to provide full 100-year 
detention for the subject parcel.  Thus, no additional detention will be 
required on-site. 
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40. Provide all calculations from the existing underground detention system on 
the plan set.  Please contact the City’s public design engineer, Mark Koskinen 
with AECOM, at (248) 794-3905. 

41. As part of the Storm Drainage Facility Maintenance Easement Agreement, 
provide an access easement for maintenance over the pretreatment 
structure from the Flint Street right-of-way. 

42. Provide manufacturer’s details and sizing calculations for the pretreatment 
structure on the plans.  Provide drainage area and runoff coefficient 
calculations specific to the area tributary to each treatment structure.  The 
treated flow rate should be based on the 1-year storm event intensity (~1.6 
In/Hr).  Higher flows shall be bypassed.   

Paving & Grading 
43. Per the City of Novi Zoning Ordinance, Section 5.3.2, maneuvering lane width 

may be reduced to minimum 22 feet, face of curb to face of curb.  The 
curving lane just southwest of the building measures approximately 20.5 feet 
from edge of stripe to face of curb and must be revised.  Consider a larger 
radius on the landscape island and adjacent sidewalk to widen the lane. 

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

45. The pedestrian pathway is required along the Bond Street frontage. 
46. Provide a minimum of 6 spot elevations where the sidewalks/pathways cross 

each driveway (one at each corner and two in the center of the driveway 
on each side of the pathway).  Spot elevations shall be provided to 
demonstrate a level landing adjacent to each side of the pathway crossing. 

47. The sidewalks/pathways shall be striped through the drive approaches.  Also, 
provide spot grades to verify the maximum 2.0% cross-slope is being 
maintained along the walks through the approaches. 

48. Revise the sidewalk cross-sections to indicate a maximum cross-slope of ¼” 
per foot (2%). 

49. Provide spot elevations at the intersection of the proposed Bond Street 
pathway with the existing Grand River pathway. 

50. 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.   

51. Verify the slopes along the ingress/egress routing to the building from the 
barrier-free stalls. All barrier-free stalls shall comply with Michigan Barrier-Free 
regulations. 

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

53. Show proposed grades for all adjusted sanitary, water, and storm structures. 
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54. Site grading shall be limited to 1V:4H (25-percent), excluding landscaping 
berms. 

55. The City standard straight-faced curb (MDOT F-4 curb detail) shall be 
provided.  Remove details in favor of City standard paving details. 

56. Provide top of curb/walk and pavement/gutter grades to indicate height of 
curb adjacent to parking stalls or drive areas. 

Flood Plain 
57. As noted on the site plan, the existing effective floodplain map is currently 

being revised and is awaiting approval by FEMA. 

Soil Erosion and Sediment Control 
58. A SESC permit is required. A full review has not been completed at this time. 

The review checklist detailing all SESC requirements is attached to this letter. 
Please address the comments below and submit a SESC permit application 
under separate cover. The application can be found on the City’s website at 
http://cityofnovi.org/Reference/Forms-and-Permits.aspx. 

The following must be submitted with the Final Site Plan: 
59. A letter from either the applicant or the applicant’s engineer must be 

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

60. 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, 
grading, and the pre-treatment structure. 

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

61. 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. 

http://cityofnovi.org/Reference/Forms-and-Permits.aspx
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62. A draft copy of the 20-foot wide easement for the water main to be 
constructed onsite must be submitted to the Community Development 
Department.  This document is available on our website. 

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

The following must be addressed prior to construction: 
64. A pre-construction meeting shall be required prior to any site work being 

started. Please contact Sarah Marchioni in the Community Development 
Department to setup a meeting (248-347-0430).  Be advised that scheduling 
the pre-construction meeting can take 2-4 weeks. 

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

66. Material certifications must be submitted to Spalding DeDecker for review 
prior to the construction of any onsite utilities.  Contact Ted Meadows at 248-
844-5400 for more information. 

67. Construction inspection fees in an amount to be determined must be paid to 
the Community Development Department. 

68. Legal escrow fees in an amount to be determined must be deposited with 
the Community Development Department.  All unused escrow will be 
returned to the payee at the end of the project. This amount includes 
engineering legal fees only. There may be additional legal fees for planning 
legal documents. 

69. A storm water performance guarantee in an amount to be determined 
(equal to 120% of the cost required to complete the storm water 
management facilities) as specified in the Storm Water Management 
Ordinance must be posted at the Community Development Department. 

70. Storm water detention tap fees in an amount to be determined for the 
proposed discharge to the off-site underground detention system must be 
paid to the Community Development Department. 

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

72. A street sign financial guarantee in an amount to be determined ($400 per 
traffic control sign proposed) must be posted at the Community 
Development Department.  Signs must be installed in accordance with 
MMUTCD standards. 
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73. A Soil Erosion Control Permit must be obtained from the City of Novi.  Contact 
Sarah Marchioni in the Community Development Department, Building 
Division (248-347-0430) for forms and information.  The financial guarantee 
and inspection fees will be determined during the SESC review. 

74. A permit for all proposed work activities within the road right-of-way must be 
obtained from the City of Novi.  This application is available from the City 
Engineering Division or on the City website and can be filed once the Final 
Site Plan has been submitted.  Please contact the Engineering Division at 248-
347-0454 for further information.  Please submit the cover sheet, standard 
details, and plan sheets applicable to the permit only.   

75. A permit for work within the road right-of-way of Grand River Avenue must be 
obtained from the Road Commission for Oakland County (RCOC).  Please 
contact the RCOC (248-858-4835) directly with any questions.  The applicant 
must forward a copy of this permit to the City.  Provide a note on the plans 
indicating all work within the road right-of-way will be constructed in 
accordance with the RCOC standards.  Be advised that review by the RCOC 
may take four weeks or longer. 

76. A permit for water main construction must be obtained from EGLE.  This 
permit application must be submitted through the Engineering Division after 
the water main plans have been approved.  Please submit the cover sheet, 
overall utility sheet, standard details and plan/profile sheets applicable to the 
permit. 

77. An inspection permit for the sanitary sewer tap must be obtained from the 
Oakland County Water Resources Commissioner (OCWRC). 

78. Permits for the construction of each screen wall exceeding 48 inches in 
height (measured from bottom of the footing to top of the wall) must be 
obtained from the Community Development Department (248-347-0415). 

The following must be addressed prior to issuance of a Temporary Certificate of 
Occupancy  (TCO) approval for the development: 
 

79. The amount of the incomplete site work performance guarantee for any 
outstanding site improvement items (limited to top course of pavement and 
other minor items), is calculated at 1.2 times the amount required to 
complete the site improvements (as specified in the Performance Guarantee 
Ordinance).   

80. All easements and agreements referenced above must be executed, 
notarized and approved by the City Attorney and Engineering Division. 

81. A Bill of Sale for the utilities conveying the improvements to the City of Novi 
must be submitted to the Community Development Department.  This 
document is available on our website. 
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82. The City’s consultant Engineer Spalding DeDecker will prepare the record 
drawings for this development.  The record drawings will be prepared in 
accordance with Article XII, Design and Construction Standards, Chapter 11 
of the Novi Code of Ordinances. 

83. Submit to the Community Development Department, Waivers of Lien from 
any parties involved with the installation of each utility as well as a Sworn 
Statement listing those parties and stating that all labor and material 
expenses incurred in connection with the subject construction improvements 
have been paid. 

84. Submit a Maintenance Bond to the Community Development Department in 
an amount to be determined (equal to 25 percent of the cost of the 
construction of the utilities to be accepted).  This bond must be for a period 
of two years from the date that the Utility Acceptance Permit is issued by the 
City of Novi Engineering Division.  This document is available on our website.  

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

Prior to preparing stamping sets, the Applicant is advised to provide any revised sheets 
directly to the Engineering Division for an informal review and approval. 

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

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

 
Victor Boron 
Project Engineer 
 
cc: Lindsay Bell, Community Development  

Ben Croy, P.E., Engineering 
Humna Anjum, Engineering 
Kate Purpura, Engineering 
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Review Type       Job #   
Revised Preliminary Site Plan Landscape Review  JSP21-0006 
 
Property Characteristics 
• Site Location:   Grand River & Flint Street  
• Site Acreage:  1.25 ac. 
• Site Zoning:   TCI-1 
• Adjacent Zoning: East, West, South: TC-1; North: Grand River, TC 
• Plan Date:    2/18/2022 
 
Ordinance Considerations 
This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning 
Article 5.5 Landscape Standards, the Landscape Design Manual and any other applicable 
provisions of the Zoning Ordinance. Items in bold below must be addressed and incorporated as 
part of the Preliminary Site Plan submittal and underlined items must be addressed on Final Site 
Plans. Please follow guidelines of the Zoning Ordinance and Landscape Design Guidelines. This 
review and the accompanying landscape chart are summaries and are not intended to 
substitute for any Ordinance.  
 
Recommendation 
This project is recommended for approval for Preliminary Site Plan if the Planning Commission 
grants the waivers required.  There are significant waivers required for the proposed 
configuration. Some are supported by staff and some of the others can be reduced or 
eliminated. 
 
LANDSCAPE WAIVERS REQUIRED BY PLAN 
• Insufficient greenbelt widths provided along Bond Street and Flint Street.  Supported by staff 

due to the site having four front yards. 
• Deficiency in greenbelt canopy trees provided along the Flint Street frontage.  Supported by 

staff. 
• Deficiency in screening walls provided.  Not supported by staff. 
• Deficiency in building foundation landscaping area provided.  Not supported by staff. 
• Lack of landscaped island with sufficient area at the southwest corner of the building.  

Supported by staff if the island can’t be enlarged.  
• Deficiency in frontage landscaping for the south side of the building.  Supported by staff. 
 
Please work to reduce or eliminate some or all of the above unsupported waivers. 
 
Ordinance Considerations 

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

1. No tree survey was provided – one 36” walnut tree that was removed is shown on the 
landscape plan. 

2. Calculations for the tree’s required replacements are provided as are the four 
replacement trees. 

PLAN REVIEW CENTER REPORT 
February 24, 2022 

City Center Medical Office Building 
Revised Preliminary Site Plan - Landscaping 
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Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii) 

The project is not adjacent to residentially-zoned property so no screening berm is required. 
 
Adjacent to Public Rights-of-Way – Berm/Wall, Buffer and Street Trees (Zoning Sec. 5.5.3.B.ii, iii) 

1. The project only provides the minimum required greenbelt width along Grand River.  A 
landscape waiver is required for this condition.  It is supported by staff as the site is 
surrounded by road. 

2. The required landscaping is provided along all but the Flint Street frontage, which is 
missing one tree.  The waiver for that missing tree is supported by staff as the stream 
occupies a good portion of the available greenbelt area. 

3. The required screening wall is not provided to screen the entire parking lot area, only the 
bays.  This would require a landscape waiver.  If hedges are proposed in the areas not 
screened with a wall or decorative fence, the waiver would be supported by staff. 

4. No street trees are required in the TC or TC-1 districts. 
 

Parking Lot Landscaping (Zoning Sec. 5.5.3.C.) 
1. The required interior landscaping area and trees are provided. 
2. The required parking lot perimeter trees and accessway perimeter trees are provided 

when double-counted greenbelt trees are included. 
3. A landscape waiver is required for the lack of an endcap island at the end of the bay 

west of the building.  While it is preferred that the island be enlarged to have at least 
200sf in green space, if that can’t happen, then the proposed tree there should be 
replaced with shrubs.  In that case, a landscape waiver for the deficiency in landscape 
area and trees would be supported that staff. 

 
Building foundation Landscaping (Zoning Sec 5.5.3.D) 

1. Only 1720 of the 2384sf required area is provided, much of which is in islands near the 
building, not at the foundation of the building.  

2. A landscape waiver is required for the deficiency in area.  It is not supported by staff.  If 
the missing foundation landscaping area was added to the island west of the building 
(where the path crosses through) the need for the waiver could be eliminated.  Please do 
so. 

3. A landscape waiver is also required for a deficiency in the percentage of building 
frontage on the south side of the building having landscape (42% vs the required 60%).  
This is supported by staff as the rest of the frontages have the required screening and the 
building is burdened with 4 sides that must meet the 60% requirement. 

 
Plant List (LDM 4, 10) 

1. 8 of 15 species used (53%) are native to Michigan 
2. The tree diversity requirement of Landscape Design Manual Section 4 is met. 

 
Planting Notations and Details (LDM 10) 

Provided 
 
Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 3) 

No detention basin exists or is proposed. 
 
Irrigation (LDM 10) 

Please provide a plan for either an irrigation system or alternative means for providing 
sufficient water for the landscaping’s establishment and long-term survival in 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. 
 

mailto:rmeader@cityofnovi.org
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____________________________________________________ 
Rick Meader – Landscape Architect 



LANDSCAPE REVIEW SUMMARY CHART – Revised PRELIMINARY SITE PLAN     
 

Review Date: February 24, 2022 
Project Name: Civic Center Office Plaza 
Plan Date: February 18, 2022 
Prepared by: Rick Meader, Landscape Architect    E-mail: rmeader@cityofnovi.org; 

 Phone: (248) 735-5621 
 
Items in Bold need to be addressed by the applicant before approval of the Preliminary Site Plan.  
Underlined items need to be addressed for Final Site Plan. 
 
LANDSCAPE WAIVERS REQUIRED BY PLAN 

• Insufficient greenbelt widths provided along Bond Street and Flint Street.  Supported by staff due to 
the site having four front yards. 

• Deficiency in greenbelt canopy trees provided along the Flint Street frontage.  Supported by staff. 
• Deficiency in screening walls provided.  Not supported by staff. 
• Deficiency in building foundation landscaping area provided.  Not supported by staff. 
• Lack of landscaped island with sufficient area at the southwest corner of the building. Supported by 

staff if the island can’t be enlarged. 
• Deficiency in frontage landscaping for the south side of the building.  Supported by staff. 

 

Item Required Proposed Meets 
Code Comments 

Landscape Plan Requirements (LDM (2) 

Landscape Plan  
(Zoning Sec 5.5.2, 
LDM 2.e.) 

• New commercial or 
residential 
developments 

• Addition to existing 
building greater than 
25% increase in overall 
footage or 400 SF 
whichever is less. 

• 1”=20’ minimum with 
proper North.  
Variations from this 
scale can be 
approved by LA 

• Consistent with plans 
throughout set 

Scale: 1”=20’ Yes  

Project Information 
(LDM 2.d.) Name and Address 

• Business name on 
title block 

• A location map 
has been added 

• Yes 
• Yes  

Owner/Developer 
Contact Information 
(LDM 2.a.) 

Name, address and 
telephone number of 
the owner and 
developer or 
association 

Address and 
business name on 
title block 

Yes  

Landscape Architect 
contact information 
(LDM 2.b.) 

Name, Address and 
telephone number of 
RLA/PLA/LLA who 
created the plan 

Allen Design Yes  

Sealed by LA.  
(LDM 2.g.) 

Requires original 
signature No  Live signature will be 

required on stamping 

mailto:rmeader@cityofnovi.org
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Item Required Proposed Meets 
Code Comments 

sets 

Miss Dig Note 
(800) 482-7171 
(LDM.3.a.(8)) 

Show on all plan sheets Yes Yes  

Zoning (LDM 2.f.) Include all adjacent 
zoning 

Shown on L-1.0 
Site:  TC-1 
East, West, South: 
TC-1 
North:  Grand River, 
TC 

Yes  

Survey information 
(LDM 2.c.) 

• Legal description or 
boundary line survey 

• Existing topography 

Topographical 
survey & description 
on 5th sheet of set 

Yes  

Existing plant material 
Existing woodlands or 
wetlands 
(LDM 2.e.(2)) 

• Show location type 
and size.  Label to be 
saved or removed.  

• Plan shall state if none 
exists 

• Only rough 
outlines of 
vegetation are 
shown  

• A 36” black 
walnut is called 
out on the 
landscape plan 
that has been 
removed. 

• 4 replacement 
trees are shown 
as being required 

Yes Please copy the tree to 
the topographic survey. 

Soil types (LDM.2.r.) 

• As determined by Soils 
survey of Oakland 
county 

• Show types, 
boundaries 

Sheet 2 Yes  

Existing and 
proposed 
improvements 
(LDM 2.e.(4)) 

Existing and proposed 
buildings, easements, 
parking spaces, 
vehicular use areas, and 
R.O.W 

Yes Yes 
Island widths should be 
dimensioned to backs 
of curbs. 

Existing and 
proposed utilities 
(LDM 2.e.(4)) 

• Overhead and 
underground utilities, 
including hydrants 

• Proposed light posts 

Yes Yes  

Proposed grading. 2’ 
contour minimum 
(LDM 2.e.(1)) 

Provide proposed 
contours at 2’ interval 

No proposed 
contours or spot 
grades are 
provided. 

No Please add a grading 
plan to the set. 

Snow deposit 
(LDM.2.q.) 

Show snow deposit 
areas on plan Yes Yes  

LANDSCAPING REQUIREMENTS 

Berms, Walls and ROW Planting Requirements 

Berms 
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Item Required Proposed Meets 
Code Comments 

• 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) 

Berm requirements  
(Zoning Sec 5.5.A) 

As the site does not 
abut any residential 
property, no buffering 
berm is required. 

No berm is 
proposed. Yes   

Planting requirements  
(LDM 1.a.) LDM Novi Street Tree List NA   

Walls (LDM 2.k & Zoning Sec 5.5.3.vi) 

Material, height and 
type of construction 
footing 

Freestanding walls 
should have brick or 
stone exterior with 
masonry or concrete 
interior 

Screening walls are 
proposed in front of 
bays, but not in 
front of the areas 
connecting the 
bays 

No  

Walls greater than 3 
½ ft. should be 
designed and sealed 
by an Engineer 

 

The city’s standard 
detail for Town 
Center walls is 
provided 

Yes  

ROW Landscape Screening Requirements (Sec 5.5.3.B. ii) and (LDM 1.b) 

Greenbelt width 
(2)(3) (5) 

• Adjacent to pkg: 20 
feet 

• Not adjacent to pkg: 0 
feet 

Greenbelt widths 
dimensioned on 
Sheet 2 
• Grand River: 20 

feet 
• Bond St: 10 ft min 
• Flint St: 10 ft min 

• Yes 
• No 
• No 

1. A landscape waiver 
is required for areas 
with less than 
required greenbelt 
width. 

2. Please provide 
justification for the 
waiver requests 

Berm requirements (Zoning Sec 5.5.3.A.(5)) 

Min. berm crest width No berms are required in 
the TC-1 district. None Yes  

Minimum berm height 
(9) 

No berms are required in 
the TC-1 district. None Yes  

3’ wall 

Per the Town Center 
Area Study, all parking 
areas must be screened 
with a 3-foot tall brick 
wall and/or wall-fence 
combination 

Shown adjacent to 
parking spaces but 
not parking lot 
aisles 

No 

1. Please provide the 
required walls or 
decorative fences 
around the entire 
site, not just the 
parking stalls. 

2. A landscape waiver 
would be required for 
the proposed 
configuration. 

3. Staff would support 
the waiver if hedges 
similar to the hedge 
provided at the 
northwest corner of 
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Item Required Proposed Meets 
Code Comments 

the site in the other 
openings, and along 
the drive angling 
along the northeast 
corner of the 
property were 
provided. 

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

• Adjacent to pkg:  1 
tree per 25lf frontage 
(net of access drives) 

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

• In Town Center 
districts, only the large 
tree or subcanopy tree 
requirement must be 
met – not both 

Grand River: 
• Adj: (160-24)/25 = 5 

trees 
• Not: 60/30 = 2 trees 

Bond Street: 
• Adj: (384-24)/25 = 14 

trees 
Flint Street: 
• Adj: 135/25 = 5 trees 
• Not: 65/30 = 2 trees 

• Grand River: 7 
trees 

• Bond St: 13 + 3 
subcanopy trees 

• Flint St: 6 trees 

• Yes 
• Yes 
• No 

1. A landscape waiver 
is required for the 
Flint Street frontage. 

2. Due to frontage 
taken up by the 
stream, that waiver is 
supported by staff. 

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

• Adjacent to pkg:  1 
tree per 15lf frontage 
(net of access drives) 

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

Grand River: 
• Adj: (160-24)/15 = 9 

trees 
• Not: 60/20 = 3 trees 

Bond Street: 
• Adj: (384-24)/15 = 24 

trees 
Flint Street: 
• Adj: 135/15 = 9 trees 
• Not: 65/20 = 3 trees 

• Grand River: 0 
trees 

• Bond St: 3 trees 
• Flint St: 0 trees 

 

1. Only the canopy or 
subcanopy tree 
requirement must be 
met in the TC-1 
district. 

2. In combination with 
the 13 canopy trees 
provided in the Bond 
Street greenbelt, the 
3 crabapples at the 
northwest corner are 
allowed to count as 
1 canopy so the 
Bond Street 
greenbelt 
requirement is met. 

Canopy deciduous 
trees in area between 
sidewalk and curb 
(Novi Street Tree List) 

No street trees are 
required in Town Center 
districts  

None  Yes  

Cross-Section of Berms (LDM 1.b, 10.i) 

Slope, height and 
width 

• Label contour lines 
• Maximum 33% 
• Constructed of loam 

No berms are 
proposed Yes  
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Item Required Proposed Meets 
Code Comments 

• 6” top layer of topsoil 

Type of Ground 
Cover   

Plant list indicates 
entire area will be 
sodded 

Yes  

Setbacks from Utilities 

Overhead utility lines 
and 15 ft. setback from 
edge of utility or 20 ft. 
setback from closest 
pole 

Proper spacing is 
provided. Yes  

Parking Area Landscape Requirements  

General requirements 
(LDM 1.c) 

• Clear sight distance 
within parking islands 

• No evergreen trees 

Clear vision is 
provided Yes  

Name, type and 
number of ground 
cover 
(LDM 1.c.(5)) 

As proposed on planting 
islands 

Only grass or 
foundation 
landscaping is 
proposed in islands 

TBD 

The foundation 
landscaping in the 
islands must be shorter 
than 30” 

General (Zoning Sec 5.5.3.C.ii) 

Parking lot Islands  
(a, b. i) 

• A minimum of 200 SF 
to qualify 

• Minimum 200 SF per 
tree planted in island 

• 6” curbs 
• Islands minimum width 

10’ BOC to BOC 

• All but the island 
at the southwest 
corner of the 
building have 
sufficient width 
and area. 

• That island is too 
small to support a 
tree so that area 
and tree can’t 
count toward the 
interior parking lot 
area and tree 
requirement. 

No 

1. The area of the small 
island can only count 
toward the 
foundation 
landscaping 
requirement. 

2. The first preference is 
that that island be 
increased in size, to 
200sf, so the tree can 
remain and survive. 

3. If the island can’t be 
enlarged, please 
remove the tree, 
replace it with other 
living material such 
as shrubs and correct 
the interior parking 
lot calculations. 

4. A landscape waiver 
for interior parking lot 
area and trees may 
be required based 
on these removals, 
but it would be 
supported by staff 
due to the tightness 
of the site. 

Curbs and Parking 
stall reduction (c) 

Parking stall can be 
reduced to 17’ and the 
curb to 4” adjacent to a 
sidewalk of minimum 7 
ft. 

Spaces are 17 feet 
long Yes  
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Item Required Proposed Meets 
Code Comments 

Contiguous space 
limit (i) 

• Maximum of 15 
contiguous spaces 

• All endcap islands 
should also be at least 
200sf with 1 tree 
planted in it. 

• Maximum bay is 
13 spaces 

• The island at the 
southwest corner 
of the building 
should be 200sf 
and have a tree 
in it on its south 
end.  It is currently 
too small. 

• Yes 
• No 

A landscape waiver 
would be required for 
the proposed layout 
with the small endcap 
island. 

Plantings around Fire 
Hydrant (d) 

No plantings with 
matured height greater 
than 12’ within 10 ft. of 
fire hydrants of utility 
structures (manholes, 
catch basins) 

Proper spacing 
from the hydrant is 
provided but one 
tree at the north 
entry is closer than 
5 feet from the 
sanitary line. 

  

Landscaped area (g) 

Areas not dedicated to 
parking use or driveways 
exceeding 100 sq. ft. 
shall be landscaped 

Yes   

Clear Zones (LDM 
2.3.(5)) 

25 ft corner clearance 
required.  Refer to 
Zoning Section 5.9 

• RCOC clear vision 
zone is shown at 
Grand River Entry. 

• The city clear 
vision zone is 
shown for the 
south entry, but 
not correctly. 

• Yes 
• No 

1. Please correct the 
city corner 
clearance zone for 
the Bond Street entry 
per Section 5.9.  It is 
measured from the 
property line, not the 
edge of pavement. 

2. Keep all trees and 
shrubs taller than 30” 
out of zones. 

Category 1: For OS-1, OS-2, OSC, OST, B-1, B-2, B-3, C, NCC, EXPO, FS, TC, TC-1, RC, Special Land Use or non-
residential use in any R district (Zoning Sec 5.5.3.C.iii) 
A = Total square 
footage of vehicular 
use area up to 50,000 
sf x 7.5% 

 A = x SF x 7.5% = A sf 
 27962 SF * 7.5% = 

2097sf 
   

B = Total square 
footage of additional 
paved vehicular use 
areas over 50,000 SF) 
x 1 % 

B = x SF x 1% = B sf NA   

Category 2: For: I-1 and I-2 (Zoning Sec 5.5.3.C.iii) 
A = Total square 
footage of vehicular 
use area up to 50,000 
sf x 5% 

A = x SF x 5% = A sf  NA   

B = Total square 
footage of additional 
paved vehicular use 

B = (x SF – 50000) x 0.5%   NA   
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Item Required Proposed Meets 
Code Comments 

areas over 50,000 SF x 
0.5 % 
All Categories 
C = A+B  
Total square footage 
of landscaped islands 
required 

C = A + B = x SF 
C = 2097 + 0 = 2097 sf 2392 sf Yes  

D = D/200 
Number of canopy 
trees required 

D = C/200 = xx Trees 
D = 2097/200 = 10 trees 10 trees Yes 

Unless the island at the 
southwest corner of the 
building can be 
enlarged to provide 
200sf of open space, 
the tree planted in it 
can’t count toward the 
requirement. 

Parking Lot Perimeter 
Trees (Sec 5.5.3.C.iv)  

• 1 Canopy tree per 35 lf 
• 614lf/35 = 18 trees 

18 trees including 
double-counted 
greenbelt trees 

Yes  

Accessway perimeter • 1 Canopy tree per 35lf 
• (90+20)/35 = 3 trees 

3 trees double-
counted as 
greenbelt trees 

Yes  

Parking land banked NA No   

Other Landscaping 
Screening of outdoor 
storage, 
loading/unloading  
(Zoning Sec. 3.14, 
3.15, 4.55, 4.56, 5.5) 

 

Screening 
evergreens have 
been added to the 
finger island east of 
the loading area. 

Yes 

Please add a note 
stating that the hedge 
should be at least 5-6 
feet tall. 

Transformers/Utility 
boxes 
(LDM 1.e from 1 
through 5) 

• A minimum of 2ft. 
separation between 
box and the plants 

• Ground cover below 
4” is allowed up to 
pad.  

• No plant materials 
within 8 ft. from the 
doors 

Utility box is shown 
at the southwest 
corner of the 
building and 
screened from the 
west by two 
ninebarks. 

No The proposed screening 
is accepted as is. 

Building Foundation Landscape Requirements (Sec 5.5.3.D) 

Interior site 
landscaping SF  

• Equal to entire 
perimeter of the 
building (less paved 
access areas) x 8 with 
a minimum width of 4 
ft. 

• 298 lf x 8ft = 2384 SF 

Shaded areas 
indicate that 1720sf 
(72% of the 
requirement) will be 
provided at the 
building and in 
nearby islands 

No 

1. Please add the 
remaining missing 
foundation area to 
the large island west 
of the transformer.  

2. If this was done, the 
waiver would not be 
required. 

Zoning Sec 5.5.3.D.ii. 
All items from (b) to 
(e)  
 

If visible from public 
street a minimum of 60% 
of the exterior building 
perimeter should be 

The requirement is 
met for the north, 
east and west 
frontage, but not 

No 

1. A landscape waiver 
will be required for 
the proposed 
configuration. 
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Item Required Proposed Meets 
Code Comments 

covered in green space for the south 
frontage. 

2. As 3 of the 4 
frontages are 
sufficiently screened, 
and 42% of the south 
frontage will be 
screened with the 
island landscaping, 
this waiver is 
supported by staff.  

Detention/Retention Basin Requirements (Sec. 5.5.3.E.iv) 

Planting requirements 
(Sec. 5.5.3.E.iv) 

• Clusters of large native 
shrubs shall cover 70-
75% of the basin rim 
area 10 feet from 
permanent water level 

• 10” to 14” tall grass 
along sides of basin 

• Refer to wetland for 
basin mix 

• 1 deciduous canopy 
tree per 35lf of the 
pond perimeter 
measured at 10 feet 
from permanent water 
level 

• No above-ground 
or underground 
detention is 
proposed. 

• No detention 
landscaping is 
proposed 

 

TBD 

Please provide the 
required detention 
basin landscaping if 
above-ground 
detention is used 

Phragmites and 
Japanese Knotweed 
Control (Sec 5.5.6.B) 

• Any and all 
populations of 
Phragmites australis or 
Japanese knotweed 
on the site shall be 
included on tree 
survey. 

• Treat populations per 
MDEQ guidelines and 
requirements to 
eradicate the weed 
from the site. 

A note indicates 
that none was 
found on the site. 

Yes 

If any is found during 
construction, it must be 
treated to completely 
remove it from the site. 

LANDSCAPING NOTES, DETAILS AND GENERAL REQUIREMENTS 
Landscape Notes – Utilize City of Novi Standard Notes 

Installation date  
(LDM 2.l. & Zoning 
Sec 5.5.5.B) 

• Provide intended 
dates 

• Should be between 
March 15 and 
November 15. 

Mar 15-Nov 15 Yes  

Maintenance & 
Statement of intent  
(LDM 2.m & Zoning 
Sec 5.5.6) 

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

• Include a minimum 
one cultivation in 
June, July and August 

Yes Yes  



Revised Preliminary Site Plan – Landscape Review                                         Page 9 of 11  
February 24, 2022                                               JSP21-0006: City Center Office Plaza 
 

   
 

Item Required Proposed Meets 
Code Comments 

for the 2-year warranty 
period. 

Plant source  
(LDM 2.n & LDM 
3.a.(2)) 

Shall be northern nursery 
grown, No.1 grade. Yes Yes  

Irrigation plan  
(LDM 2.s.) 

• If automatic irrigation 
system and a method 
of draining is required 
with Final Site Plan 

• Alternate plans for 
providing sufficient 
water may be 
proposed on final site 
plans. 

No No Need for final site plan 

Other information 
(LDM 2.u) 

Required by Planning 
Commission NA   

Establishment period  
(Zoning Sec 5.5.6.B) 2 yr. Guarantee Yes Yes  

Approval of 
substitutions. 
(Zoning Sec 5.5.5.E) 

City must approve any 
substitutions in writing 
prior to installation. 

Yes Yes  

Plant List (LDM 4) – Include all cost estimates 

Quantities and sizes 

Refer to LDM suggested 
plant list  

Yes Yes  

Root type Yes Yes  

Botanical and 
common names 

• 8 of 15 (53%) of 
species used are 
native to 
Michigan 

• The tree diversity 
meets the 
standard of LDM 4 

• Yes 
• Yes  

Type and amount of 
lawn Yes Yes  

Cost estimate  
(LDM 2.t) 

For all new plantings, 
mulch and sod as listed 
on the plan 

Yes Yes Use $375 as the unit cost 
for the crabapples. 

Planting Details/Info (LDM 2.i) – Utilize City of Novi Standard Details 
Canopy Deciduous 
Tree 

Refer to LDM for detail 
drawings 

Yes Yes  

Evergreen Tree Yes Yes  

Multi-stem Tree No Yes  

Shrub Yes Yes  
Perennial/ 
Ground Cover Yes Yes  

Tree stakes and guys. 
(Wood stakes, fabric 
guys) 

Yes Yes  

Tree protection Located at Critical Root No trees are being   
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Item Required Proposed Meets 
Code Comments 

fencing Zone (1’ outside of 
dripline) 

saved so no tree 
fence is required 

Other Plant Material Requirements (LDM 3)  

General Conditions 
(LDM 3.a) 

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

Yes Yes  

Plant Materials & 
Existing Plant Material 
(LDM 3.b) 

Clearly show trees to be 
removed and trees to 
be saved. 

One 36” tree shown 
as being removed 
on landscape plan 
calculations. 

No 
On topo survey, clearly 
show all trees to be 
removed. 

Landscape tree 
credit (LDM3.b.(d)) 

• Substitutions to 
landscape standards 
for preserved canopy 
trees outside 
woodlands/ wetlands 
should be approved 
by LA. 

• Refer to Landscape 
tree Credit Chart in 
LDM 

None   

Plant Sizes for ROW, 
Woodland 
replacement and 
others (LDM 3.c) 

Refer to Landscape 
Design Manual for 
requirements 

Included on plant 
list Yes  

Plant size credit 
(LDM3.c.(2)) NA None taken   

Prohibited Plants 
(LDM 3.d) 

No plants on City 
Invasive Species List None used Yes  

Recommended trees 
for planting under 
overhead utilities 
(LDM 3.e) 

Label the distance from 
the overhead utilities 

No overhead 
utilities will remain 
on the site 

NA  

Collected or 
Transplanted trees 
(LDM 3.f) 

 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 

On details Yes  

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

requirements or standards.  
2. The section of the applicable ordinance or standard is indicated in parenthesis.  For the landscape 

requirements, please see the Zoning Ordinance landscape section 5.5 and the Landscape Design 
Manual for the appropriate items under the applicable zoning classification. 
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Item Required Proposed Meets 
Code Comments 

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. 

 

 



 

WETLAND REVIEW 

  



 
 
November 29, 2021 
 
Lindsay Bell  
City Planner 
Department of Community Development 
City of Novi 
45175 W. Ten Mile Road 
Novi, Michigan 48375 
 
RE: City Center Plaza; JSP21-06 
 Wetland Review of Preliminary Site Plan 
 MSG Project No. N1030081 
 
Dear Ms. Bell: 
 
The Mannik & Smith Group, Inc. (MSG) completed a project site inspection relative to Sheet L-1, Landscape Plan, of 
the Site Plan for City Center Office Plaza prepared by Seiber, Keast Engineering, L.L.C. dated October 21, 2021 and 
stamped Received by the City of Novi on October 22, 2021 (PSP).  The project site is located south of Grand River 
Avenue and west of Novi Road, and includes portions of tax parcels 50-22-15-477-011 and 50-22-15-477-012 in 
Sections 15 and 22 (Site).  The PSP depicts construction of a three-story commercial building with associated paved 
parking, landscaping, utilities, and other improvements.  
 
Published Data 

MSG reviewed the City of Novi Wetlands Maps and the Michigan Department of Environment, Great Lakes, and 
Energy (EGLE) Wetlands Map Viewer for the Site (Figures 1 and 2, respectively).  The Site contains City-regulated 
wetland in the northeastern corner of the Site, which is associated with the Walled Lake Branch of the Middle Rouge 
River (Walled Lake Branch).   
 
MSG Wetland Boundary Verification 

The PSP does not depict wetland(s) on the Site.  On November 4, 2021, MSG evaluated the conditions at the Site.  
MSG observed the Site is predominantly vacant, level land with a house located on the western portion.  The Walled 
Lake Branch was observed to include naturalized banks with engineered culverts where it flows beneath Grand River 
Avenue and Flint Street.  Wetland delineation markers were not observed at the Site.  Selected inspection 
photographs are found at the end of this letter. 
 
Proposed Impacts  

The PSP does not specify proposed impacts to the regulated wetland area.  However, sheet L-1, Landscape Plan, 
depicts the placement of sod and of six trees, as well as a portion of the proposed parking lot, within 25 feet of the 
Walled Lake Branch.  The City of Novi regulates both wetlands and the associated 25-foot natural resources setback 
buffer.  The 25-foot limit is measured as horizontal feet, regardless of grade change.  The setback buffer may be 
enhanced with appropriate plantings (e.g. native trees, shrubs, perennials), but the placement of non-native plants 
such as lawn grass or construction of paved areas will require authorization to encroach on the wetland buffer.   
 
 

 

 
N1030081.Wetland Review.PSP.docx 
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In addition, EGLE typically regulates wetlands within 500 feet of an inland lake, pond, stream, or river.  As such, the 
Site wetlands are likely regulated by EGLE.  MSG observed a large crack in the culvert headwall on the Flint Street 
side of the Site.  Replacement of this structure may require an EGLE permit.  It is the applicant’s responsibility to 
confirm the need for a State permit for any proposed wetland or watercourse impact.   
 
Permits and Regulatory Status 

Based on the available information, the project as proposed may require an EGLE permit and/or a City of Novi 
Authorization to Encroach into the 25-Foot Natural Features Setback for the proposed impacts.     
 

Item Required/Not Required/Not Applicable 

Wetland Permit (specify Non-Minor or Minor) Not likely required 

Wetland Buffer Authorization Required 

Wetland Mitigation  Not likely required 

EGLE Wetland Permit  Potentially required 

Wetland Conservation Easement Not likely required 

 
Based on available information, MSG recommends approval of the Preliminary Site Plan for wetlands.  Please 
contact the undersigned if you have any questions regarding the matters addressed in this letter.  
 
Sincerely, 

 
 
Douglas Repen, CDT 
Environmental Scientist & Project Manager 
Certified Storm Water Management Operator C-20319 

 
 
John A. Freeland, PhD, SPWS 
Senior Scientist 
 
CC:  Sarah Marchioni, City of Novi Project Coordinator 

Barbara McBeth, City of Novi Planner 
 Christian Carroll, City of Novi Planner 
 Madeleine Daniels, City of Novi Planner 

Ben Peacock, City of Novi Planning Assistant   
Rick Meader, City of Novi Landscape Architect 
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Figure 1 
City of Novi Regulated Wetland Map.  Approximate tax parcel boundares are shown in red. 
Regulated Wetland areas are shown in blue. 
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Figure 2 EGLE Wetlands Viewer Map.  Approximate Site boundary is shown in red.   
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Photo 1: View of the Site with the regulated wetland area in the foreground, facing southwest.  

 

Photo 2: View of the regulated wetland area, facing northwest.  Note the crack in the concrete headwall in the foreground. 
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Photo 3: View of naturalized wetland buffer area, facing northwest. 
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To: 
Barbara McBeth, AICP 
City of Novi 
45175 10 Mile Road 
Novi, Michigan 48375 
 
 
CC: 
Lindsay Bell, Madeleine Kopko, Victor Boron, 
Christian Carroll, Humna Anjum 
 

  AECOM 
27777 Franklin Road 
Southfield 
MI, 48034 
USA 
aecom.com 
 
Project name: 
JSP21-06 –City Center Office Plaza Revised 
Preliminary Site Plan Traffic Review  
 
From: 
AECOM 
 
Date: 
March 15, 2022 

  
 

 

Memo 
Subject: JSP21-06 – City Center Office Plaza Revised Preliminary Site Plan Traffic Review  
 
The revised preliminary site plan was reviewed to the level of detail provided and AECOM recommends approval with 
conditions for the applicant to move forward as long as they have addressed the following comments to the 
satisfaction of the City and requested the additional variances needed. 

GENERAL COMMENTS 
1. The applicant is proposing a 3 story, 12,283 SF building. 
2. The site is located on the southwest corner of Grand River Ave and Flint Street along Bond Street. Grand River Ave 

is under the jurisdiction of Oakland County and Flint Street is under the jurisdiction of the City of Novi. Bond Street 
has yet to be constructed and will be under the jurisdiction of the City of Novi. 

3. The site is currently zoned TC-1 (Town Center). 
4. The following traffic-related waivers/variances may be required if revisions are not made to the plans: 

a. The applicant is requesting a variance for the loading zone located in the side yard.  
b. The applicant is requesting a variance for side parking setback (20’ required, 10’ provided). 
c. A variance for the trash receptacle located in the side yard will be required.  
d. A variance will be required for loading zone size. 
e. A variance will be required for same side driveway spacing ion Grand River Avenue.  

5. Condition for approval is that the applicant includes the above variances in the variances request list. 
 

TRAFFIC IMPACTS 
1. AECOM performed an initial trip generation based on the ITE Trip Generation Manual, 10th Edition, as follows. 

 
ITE Code: – 710 (General Office Building) and 912 (Drive-in Bank) 
Development-specific Quantity: 8000 SF (710) and 4283 SF (912) 
Zoning Change: N/A 
 

 Estimated Trips  Estimated Peak-
Direction Trips 

City of Novi 
Threshold Above Threshold? 

AM Peak-Hour 
Trips 9+41 = 50 8+24 = 32 100 No 
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Trip Generation Summary 

 Estimated Trips  Estimated Peak-
Direction Trips 

City of Novi 
Threshold Above Threshold? 

PM Peak-Hour 
Trips 10+88 = 98 9+44 = 53 100 No 

Daily (One-
Directional) Trips 92+428 = 520 N/A 750 No 

 
2. The City of Novi generally requires a traffic impact study/statement if the number of trips generated by 

the proposed development exceeds the City’s threshold of more than 750 trips per day or 100 trips per 
either the AM or PM peak hour, or if the project meets other specified criteria.  
 
 

Trip Impact Study Recommendation 

Type of Study: Justification 
None - 

 

TRAFFIC REVIEW 
The following table identifies the aspects of the plan that were reviewed. Items marked O are listed in the City’s 
Code of Ordinances. Items marked with ZO are listed in the City’s Zoning Ordinance. Items marked with ADA are 
listed in the Americans with Disabilities Act. Items marked with MMUTCD are listed in the Michigan Manual on 
Uniform Traffic Control Devices.  
 
The values in the ‘Compliance’ column read as ‘met’ for plan provision meeting the standard it refers to, ‘not met’ 
stands for provision not meeting the standard and ‘inconclusive’ indicates applicant to provide data or information 
for review and ‘NA’ stands for not applicable for subject Project. The ‘remarks’ column covers any comments 
reviewer has and/or ‘requested/required variance’ and ‘potential variance’. A potential variance indicates a 
variance that will be required if modifications are not made or further information provided to show compliance 
with the standards and ordinances. The applicant should put effort into complying with the standards; the variances 
should be the last resort after all avenues for complying have been exhausted. Indication of a potential variance 
does not imply support unless explicitly stated. 

 
EXTERNAL SITE ACCESS AND OPERATIONS 
No Item Proposed Compliance Remarks 
1 Driveway Radii | O Figure IX.3 25’ Met  
2 Driveway Width | O Figure IX.3 24’  Met  
3 Driveway Taper     
3a Right Turn or Taper I O Figure IX.10 Not included Not Met Taper is warranted on 

Grand River Avenue. 
Applicant has indicated 
that RCOC has approved 
the approach and a 
permit for construction 
has been issued. 

3b Taper length | O Figure IX.11 Not included Not Met  
3c Tangent N/A N/A  
4 Emergency Access | O 11-194.a.19 2 access 

points 
Met  

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://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/346118/11_198_IX10.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_IX11.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTVIIISTROGERI-WRE_S11-194DECO
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EXTERNAL SITE ACCESS AND OPERATIONS 
No Item Proposed Compliance Remarks 
5 Driveway sight distance | O Figure VIII-E 450’ on 

Grand River, 
260’ on Bond 
Street 

Met  

6 Driveway spacing    
6a Same-side | O 11.216.d.1.d 219.9’ and 

112.3’ on 
Grand River, 
120.6’ on 
Bond Street 

Partially Met  A variance will be required 
for Grand River.  

6b Opposite side | O 11.216.d.1.e 219.9. and 
235.3’ on 
Grand River 

Met  

7 External coordination (Road agency) No changes 
indicated 

N/A Indicate if changes to 
existing are to be made. 

8 External Sidewalk | Master Plan & EDM 10’ sidewalk Met  
9 Sidewalk Ramps | EDM 7.4 & R-28-J Indicated at 

both 
entrances 

Met  

10 Any Other Comments: 
 

  

 
 
INTERNAL SITE OPERATIONS 
No Item Proposed Compliance Remarks 
11 Loading zone | ZO 5.4 540 SF Not Met TC districts require 10 SF 

of loading zone per foot 
of frontage. 94’ frontage 
requires 940 SF loading 
zone. Variance required 
for current size. Applicant 
is requesting a variance 
for location, not size. 

12 Trash receptacle | ZO 5.4.4 Present in 
side yard 

Not Met Variance required for side 
yard instead of rear. 
Variance not listed in 
requests. 

13 Emergency Vehicle Access Turning 
movements 
provided 

Met  

14 Maneuvering Lane | ZO 5.3.2 24’ 
dimensioned, 
22’ in SW 
curve 

Partially Met  22’ is allowed per the 
Ordinance where no 
parking is present. It 
appears the maneuvering 
lane in front of 2 parking 
spaces is 22’, it should be 
24’. 

15 End islands | ZO 5.3.12    
15a Adjacent to a travel way Not indicated Not Met End islands should be 3’ 

shorter than adjacent 
parking spaces. Indicate 
typical dimensions on 
plans. 

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
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://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 Item Proposed Compliance Remarks 
15b Internal to parking bays Not indicated Inconclusive Provide dimensions on 

plans. 
16 Parking spaces | ZO 5.2.12 2’ overhang, 

20’ setback 
from ROW on 
Grand River 
Ave, 10’ on 
other sides 

Partially Met Variance required for side 
parking setback. 
Applicant has indicated 
they are requesting the 
variance. 

17 Adjacent parking spaces | ZO 5.5.3.C.ii.i <=15 spaces 
adjacent 
without an 
island 

Met  

18 Parking space length | ZO 5.3.2 17’ Met  
19 Parking space Width | ZO 5.3.2 9’ Met  
20 Parking space front curb height | ZO 

5.3.2 
4” Met  

21 Accessible parking – number | ADA 3 spaces Met  
22 Accessible parking – size | ADA 8’ spaces 

with 8’ and 5’ 
aisles  

Met  

23 Number of Van-accessible space | ADA 2 Met  
24 Bicycle parking    
24a Requirement | ZO 5.16.1 4 spaces Met  
24b Location | ZO 5.16.1 Approximatel

y 50’ from 
entrance 

Met  

24c Clear path from Street | ZO 5.16.1 6’ path Met   
24d Height of rack | ZO 5.16.5.B 35” and 36” 

visible 
Inconclusive 2 different measurements 

on plans, 36” is required. 
Clearly cross out 35” on 
dimension. 

24e Other (Covered / Layout) | ZO 5.16.1  Provided Met  
25 Sidewalk – min 5’ wide | Master Plan 7’ Met  
26 Sidewalk ramps | EDM 7.4 & R-28-J Ramp 

warning 
strips 
indicated 

Not Met Indicate slopes of ramps 
and ensure sufficient 
landings are present 
between ramps. Ensure 
curb height in front of 
parking spaces remains 
sufficient. 

27 Sidewalk – distance back of curb | EDM 
7.4  

Flush to curb 
along parking 
spaces 

Met  

28 Drive Thru Stacking | ZO 5.3.11 3 and 4 
vehicles, 
9’x19’ spaces 

Met  

29 EyeBrow | O Figure VIII-G N/A   
30 Minor/Major Drives | ZO 5.10 N/A   
31 Any Other Comments: 

 
Overall applicant should provide additional dimensions and 
grades in the next submittal. 

 
 

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://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/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://cityofnovi.org/Government/City-Services/Public-Services/Engineering-Division/Engineering-Design-Manual/EngineeringDesignManual.aspx
https://cityofnovi.org/Government/City-Services/Public-Services/Engineering-Division/Engineering-Design-Manual/EngineeringDesignManual.aspx
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_G.png
https://www.cityofnovi.org/Government/City-Services/Community-Development/Codes,-Ordinances-and-Master-Plan/ZoningOrdinance.aspx
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SIGNING AND STRIPING 
No. Item Proposed Compliance Remarks 
32 Signing: Sizes | MMUTCD Partially 

included 
Partially 
Met 

Include sizes or R7-8 and R7-
8P signs. 

33 Signing table: quantities and sizes Partially 
included 

Partially 
Met 

Include sign sizes for barrier 
free parking signs and 
MMUTCD codes in table. 
Update the quantity of the R7-8 
sign to be 3. 

34 Signs 12” x 18” or smaller in size shall 
be mounted on a galvanized 2 lb. U-
channel post | MMUTCD 

Included Met  

35 Signs greater than 12” x 18” shall be 
mounted on a galvanized 3 lb. or 
greater U-channel post | MMUTCD 

Included Met  

36 Sign bottom height of 7’ from final 
grade | MMUTCD 

Included Met  

37 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 

Included Met  

38 FHWA Standard Alphabet series used 
for all sign language | MMUTCD 

Included Met  

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

Included Met  

40 Parking space striping notes Included Met  
41 The international symbol for 

accessibility pavement markings | ADA 
Included Met  

42 Crosswalk pavement marking detail N/A N/A  
43 Maintenance of Traffic Plans N/A N/A  
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 
 

  

Patricia Thompson, EIT 
Traffic Engineer 

Paula K. Johnson, PE 
Senior Transportation Engineer 

Saumil Shah, PMP 
Project Manager 

 

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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CITY OF NOVI ENGINEERING DIVISION 
SOIL EROSION AND SEDIMENTATION CONTROL PLAN 

CHECKLIST 

  

PROJECT:       SESC Application #: SE     -      

Contact Name:       DATE COMPLETED:       

Phone Number:       DATE OF PLAN:         

Fax Number:         STATUS:                        

    

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

 

ITEM 
NO. 

ITEM Provided 
on Plans 

COMMENTS 

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

               

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

               

3.  Plan shall show the limits of earth disruption.                

4.  Plan shall show the tree protection fencing at 
least as far from the trunk as the critical root 
zone, defined as a circular area around a tree 
with a radius measured to the tree’s longest 
dripline radius plus one (1) foot.  No grading shall 
occur within the dripline.  If the critical root zone 
is not fully protected, then replacements for that 
tree may be required. 

               

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

               

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

               

7.  Plan must address maintenance of soil erosion 
and sedimentation control measures (temporary 
and permanent) 
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8.  Provide a note stating if dewatering is anticipated 
or encountered during construction a dewatering 
plan must be submitted to the Engineering 
Division for review. 

               

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

               

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

               

11.  The CSWO shall be listed on permit application.                

12.  Plan sealed by registered civil engineer with 
original signature. 

               

13.  An itemized cost estimate (Silt Fence, Inlet Filters, 

Topsoil/Seed/Mulch, Const. Access, etc.) shall be 
provided. 

         The SESC financial guarantee will be 
$     . 
The SESC inspection fees will be 
$     . 

14. 1
1
. 

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

               

15. 1
2
. 

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

               

16. 1
2
. 

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

               

17. 1
3
. 

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

                   

18.  Attach the Oakland County standard detail sheet.                

19. 1
5
. 

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

               

20. 1 Silt fence: 6” anchor trench, stakes 6’ on center.  
Prominent line type on plan, with legend. 

               

21. 1 Provide Silt Sack with overflow capability as the 
inlet protection, and provide detail on plans. 

               

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

               

23. 1 Street sweeping and dust control shall be noted 
on plan as responsibility of contractor. 

               

24. 2 Vegetation shall be established within 5 days of 
final grade, or whenever disturbed areas will 
remain unchanged for 30 days or greater.  3-4” of 
topsoil will be used where vegetation is required.  

               

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

               

26.  Diversion berms or terracing shall be 
implemented where necessary. 
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27. 2
2
. 

All drainage ditches shall be stabilized with 
erosion control blanket and shall utilize check 
dams as necessary.  Drainage ditches steeper 
than 3% shall be sodded. 

               

28. 2
3
. 

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

               

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

               

ADDITIONAL COMMENTS: 

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

2.       

 

 

 
 

Reviewed By:       



 

FAÇADE REVIEW 
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November 29, 2021 

 

City of Novi Planning Department              

45175 W. 10 Mile Rd.  

Novi, MI      48375-3024 

 

Re:  FACADE ORDINANCE – City Center Office Plaza, JSP21-06 

 Façade Region: 1,  Zoning District: TC-1 

 

Dear Ms. McBeth; 

 

The following is the Facade Review for Preliminary Site Plan Approval of the above 

referenced project based on the drawings prepared by Wah Yee Associated Architects, 

dated 10/13/21. The percentages of materials for each façade are shown on the table 

below. The maximum and minimum percentages required by the Ordinance Section 5.15 

are shown in the right-hand column. This project is also subject to the TC-1 Ordinance, 

Section 3.27.1.G. A material sample board was provided as required by Section 5.15.4.D 

of the Ordinance.  

 

North 

(Front)
South East West Ordinance Maximum 

(Minimum)

Brick 47% 45% 43% 48% 100% (30% MIN)

C-Brick 13% 17% 23% 15% 25%

EIFS 24% 23% 23% 25% 25%

Flat Metal 2% 2% 2% 3% 50%

Spandrel Glass 4% 4% 0% 0% 50%

Split Faced CMU 10% 9% 9% 9% 10%  
  

Ordinance 5.15 - As shown above all proposed façade materials are in full compliance 

with the Façade Ordinance. The building exhibits well designed proportions in context 

with existing and proposed surrounding buildings and the sample board indicates a 

combination of high quality materials in carefully coordinated colors.  

 

Ordinance 3.27 – As shown above all proposed materials are in full compliance with the 

TC & TC-1 Ordinance, Section 3.27.1.G which requires that building facades be 

constructed primarily of brick or stone. The combination of Brick and C-Brick exceeds 

50% on all facades.   

 

 

 

 

 

Façade Review Status Summary:  

Approved, Full Compliance 
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Notes to the Applicant:  

 

1. It should be noted that all roof top equipment (RTU) must be screened from view from 

all vantage points both on-site and off-site using materials in compliance with the Façade 

Ordinance. RTU Screens are not currently indicated on the drawings. 

 

2. Inspections – The Façade Ordinance requires inspection(s) for all projects. It is the 

applicant’s responsibility to request the inspection of each façade 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 “Façade”.    
http://www.cityofnovi.org/Services/CommDev/OnlineInspectionPortal.asp.  

 

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

 

Sincerely, 

DRN & Associates, Architects PC 

 

 

Douglas R. Necci, AIA 

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


 

FIRE REVIEW 

 

  



 
 
 
 

 
November 30, 2021 

 

TO: Barbara McBeth-City Planner 
       Lindsay Bell-Plan Review Center 
       Christian Carroll-Plan Review Center 
       Madeleine Daniels-Planning Assistant 
        
RE: City Center Office Plaza 
 
PSP #21-0110 - Preliminary Site Plan  
JSP #21-06  
PSP#21-0010 (Pre-App) 
 
Project Description:  
Build a Three Story Building off of Grand River and Flint St. 
 
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. 

• Corrected 11/12/21 - Fire apparatus access drives to and 
from buildings through parking lots 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 parking lot does not meet city 
standards. 

• Watermains and fire hydrants shall be added to the plans 
for review.  

 
Recommendation:  
                       Approved with Conditions 
 
Sincerely, 

 
Mike Olando – Acting Fire Marshal 
City of Novi Fire Department 
 
cc: file 

CITY COUNCIL 
 
Mayor 
Bob Gatt 
 
Mayor Pro Tem 
Dave Staudt 
 
Andrew Mutch 
 
Laura Marie Casey 
 
Hugh Crawford 
 
Justin Fischer 
 
Julie Maday 
 
 
City Manager 
Peter E. Auger 
 
Director of Public Safety 
Chief of Police 
David E. Molloy 
 
Fire Chief 
Jeffery R. Johnson 
 
Assistant Chief 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 

 



APPLICANT RESPONSE LETTER 

 

 



SEIBER KEAST ENGINEERING, LLC 

ENGINEERING CONSULTANTS 
 
                                               39205 Country Club Drive             
Clif Seiber, P.E.           Suite C-8 
Patrick G. Keast, P.E.                                                                        Farmington Hills, MI 48331 
Azad W. Awad                                Phone No. 248.308.3331 
Robert J. Emerine, P.E.                                                                              E-mail:  be@seiberkeast.com 
Jason M. Emerine, P.E. 

 

April 7, 2022 

 

Ms. Lindsay Bell, Senior Planner 

City of Novi 

45175 W. Ten Mile Road 

Novi, MI 48375 

 

Re:  City Center Office Plaza  

Pre-Application Review 

 JSP 21-06 

 

Dear Ms. Bell:   

In accordance with your staff Planning Engineering Review dated November 30, 2021 for the 

Preliminary Site Plan submittal, we offer the following comments in response.  The comment 

numbers shown below corresponds to the comments contained in the consultant or staff review 

letters where applicable. 

 

PLANNING REVIEW 

 

Page numbers listed below reference the Planning Review Chart for items in Bold. 

 

Ordinance Requirements 

1. Development Amenities:  Please refer to the landscape response letter for details. 

2. Parking Setbacks:  A variance is requested from the Parking Setback requirements.  

Please see attached request as a part of the ZBA Application. 

3. Parking Screening:  Please refer to the landscape response letter for details.  A waiver 

will be requested, if required. 

4. Parking Along Non-Residential Collector:  A variance is requested from the Parking 

requirements.  Please see attached request as a part of the ZBA Application. 

5. Total Parking Required and Proposed:  Please see revised parking calculations showing 

only 65 spaces are required. 

6. Loading Areas:  A waiver is requested from the Loading Areas requirements.  Please see 

attached request included as a part of the ZBA Application.  A sidewalk has been added 

along the east side of the proposed building to provide access to the dumpster and loading 

area from the front door of the building. 

7. Loading Space Area:  A variance is requested from the Loading Areas requirements.  

Please see attached request as a part of the ZBA Application.  Only small delivery trucks 

are expected for this use.  Please refer to the revised Preliminary Site Plan for the 

provided area and loading space dimensions.  Size of a typical truck is noted in the ZBA 

request. 
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8. Loading Area Screening:  Please refer to the revised landscape plans showing screening 

as requested. 

9. Sidewalk Along Bond and Flint Street:  A variance for a sidewalk along the west side of 

Flint Street will be requested if required.  Given the odd shape of the parcel and the large 

area required for the Bond Street ROW, there is not adequate room along the eastside of 

the road.  A sidewalk currently exists on the east side of Flint Street.  Additionally, the 

Middle Rouge River cuts the north east corner of the CCOP property and would require a 

new crossing over the river if a sidewalk were installed.  Please see attached request as a 

part of the ZBA Application. 

10. Sidewalk to Adjacent Areas:  Please refer to the revised Site Plan submittal.  A 5’ wide 

sidewalk connection to the Bond Street sidewalk has been provided as requested.  

Pedestrian traffic at the proposed drive thru area is not desirable. 

11. Woodland Trees:  All trees on site have already been demolished by the City of Novi.  

Please see the landscape response letter for further discussion.  A conservation easement 

will be provided on the Final Site Plan as required. 

12. Exterior Signage:  Exterior signage will be submitted under a separate letter. 

13. Landscape Waivers:  Please refer to the landscape response letter for responses. 

 

Planning Review Chart 

Pg 2: Open Space Area for TC1:  Please refer to the landscape response letter and revised 

landscape plans for pedestrian amenities. 

 

 Parking Setback:  A ZBA variance is requested. 

 

Pg 3:  Wetland/Watercourse Setback: Please see responses below to the wetlands review letter. 

 

 Parking Setback Screening:  Please refer to the landscape response letter and revised 

landscape plans for screening. 

 

Pg 4: Sidewalks Required:  As discussed in Item 9 above, a variance is requested for the 

absence of a sidewalk along Flint Street.  A pathway to Bond Street has been provided as 

requested. 

 

Pg 5: Development Amenities:  Please refer to the landscape response letter and revised 

landscape plans for pedestrian amenities. 

 

Required Parking Calculation:  Please see revised parking calculations showing only 65 

spaces are required. 

 

Pg 6: End Islands:  End islands have been revised as requested.  Please see revised Preliminary 

Site plan. 

 

 Bicycle Parking:  The bike rack detail is provided in the revised Preliminary Site Plan. 

 

Pg. 7: Loading Space:  A variance is requested from the Loading Areas requirements. 



Ms. Lindsay Bell, Senior Planner 

April 7, 2022 

Page 3 

 

 

 

Loading Space Screening:  Please refer to the revised landscape plans showing screening 

as requested. 

 

 Dumpster:  Please refer to the Architectural Plans for details on the dumpster screening.  

A variance for location of the dumpster less than 10’ from the building will be requested 

if required. 

 

Pg.8: Drive-Thru Lane Delineated:  Paint lines will be provided and detailed on the Final Site 

Plan. 

 

Pg 11: Roof Top Equipment:  Screening will be provided in future submittals as requested. 

 

ENGINEERING REVIEW (Nov. 30, 2021 Review Letter) 

As noted in the Engineering Review letter, most items can be addressed at Final Site Plan.  Items 

listed below are provided for clarification and correspond to the numbers in the Engineering 

Review letter. 

 

General: 

1. Noted. 

6. Please note a ROW permit from the RCOC for the approach to Grand River Avenue has 

already been obtained.  Additional revisions to this approach will not be required. 

8. A same side driveway spacing waiver is requested for the location of the drive approach 

to grand river as noted in the review letter.  This approach location has already been 

approved by the RCOC, as noted previously. 

 

Paving & Grading: 

43. As noted in the review letter, the maneuvering lane at the southwest corner of the 

building has been revised to provide a minimum 22’ width, face of curb to face of curb. 

45. A 10’ wide asphalt pedestrian pathway is provided along Bond Street.  The 10’ width 

matches the width of the existing asphalt pathway along Bond Street. 

 

LANDSCAPE PLAN REVIEW 

 

Please see the Landscape Plans included with the Site Plan submittal. 
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WETLANDS REVIEW (Nov. 29, 2021 Review Letter) 

Please see the attached Wetland Determination Report from Mr. Woody Held of Barr 

Engineering who performed a site evaluation of the property on November 9, 2021.  No wetlands 

were identified on the site.  This report was submitted to the City via email on March 7, 2022.  

Please note that the Site Plan has been revised to show a 25’ wide watercourse setback and the 

parking lot has been revised slightly to meet this setback requirement. 

 

TRAFFIC REVIEW  

 External Site Access and Operations 

3. a. As noted previously, the RCOC has already approved the approach to Grand River 

Avenue and a permit for construction has been issued. 

5. A sight distance of 450 ft is required at Grand River Avenue for a 40 mph road as noted 

in the city of Novi Engineering review letter.  RCOC has approved this approach 

location. 

6. a.  A same side driveway spacing variance is requested. 

b. Opposite side driveway spacing has been provided on the Site Plan. (235’ +/-) 

9. ADA ramps are shown at both driveway approaches. 

 

Internal Site Operations 

11. A Loading Zone variance is requested. 

12. A variance is requested for side yard location of the trash receptacle. 

14. The drive aisle will be revised in the Final Site Plan as requested. 

15. End Islands have been revised as requested.  Dimensions will be provided as requested. 

16. A variance is requested to provide for 10’ parking setbacks. 

24. Bike rack will be revised as requested. 

26. Sidewalk ramp details will be provided at Final Site Plan.  All ramps will be designed to 

meet ADA criteria. 

 

Signing and Striping 

32. Note have been added stating the Stop sign is 30”.  All sign sizes will be provided as 

requested. 

33. Sign quantities and dimensions are noted on the Site Plan. Quantities will be confirmed 

and provided on the Final Site Plan. 

 

FIRE DEPARTMENT REVIEW (Nov. 30, 2022 Review Letter) 

 

1. Noted. 

2. Noted. 

3. Noted. 

4. Water and hydrant locations are shown on the Site Plan. 
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Please feel free to contact me at 248.639.9442 or be@seiberkeast.com if you have any questions 

on the Preliminary Site Plan submittal. 

  

  

Very Truly Yours,                             

 

SEIBER KEAST ENGINEERING, LLC      

 

 

 

 

 

Robert J. Emerine, P.E.     

Bob Emerine
Snapshot



 

March 30, 2022 
 
Mr. Rick Meader, Landscape Architect 
City of Novi Community Development 
45175 West 10 Mile 
Novi, MI 48375 
 
RE: City Center  
 
Dear Mr. Meader: 
 
Below are our responses to your review dated February 24, 2022. 
 
Landscape Comments: 

• The location of the 36” Walnut will be shown on the topo survey. 
• Islands will be dimensioned on the site plan. 
• Proposed contours will be shown at final site plan submission. 
• A waiver is for a smaller greenbelt is requested since this small site is completely 

surrounded by streets. 
• A waiver is also requested for only having the knee wall located in front of the parking 

stalls and not the entire parking lot.  Since this site is surrounded by streets, it’s our opinion 
having a 360 degree wall will look like a barrier as opposed to a landscape feature as the 
ordinance intends. 

• The tree located at the SW corner of the building will be relocated to the island at the 
southeast corner of the site.  The proposed storm sewer will be adjusted to create room 
for the tree. 

• The Bond Street corner clearance will be revised. 
• The screening evergreens located in the eastern finger island will be 5’-6’ tall. 
• The large island west of the transformer will shown as foundation landscaping thus 

eliminating the waiver. 
• The proposed detention will be underground. 

 
If you have any questions or comments regarding this response, please contact me at your 
convenience. 
 
Sincerely, 
 
 
 
 
James C. Allen 
Allen Design L.L.C. 



CITY CENTER OFFICE PLAZA 

REQUEST FOR VARIANCE 

PARKING SET BACK 

 A variance is requested for parking setbacks, pursuant to Sect. 3.1.25 D, which requires a 20 

foot parking set back on all four (4) sides of the Development. 

  

 The mutually agreed to unique design of this Town Center site has created a specific Developer 

hardship by requiring 20 foot, four sided setbacks. This requirement limits the amount of desired and 

required parking that can be obtained. The Developer has proposed the following: 

20 foot setback  Front / North 

10 foot setback  Side / East 

12.4 foot setback Side / West 

10 foot setback  Back / South 

 

Rational for Variance: 

The Ordinance requires a minimum of 15 % permanently landscaped open space and pedestrian plaza 

areas for this TC-1 District. The Developers plan demonstrates that .19 acres is required, and .40 acres is 

provided, in response to this open space requirement. Thus, the reduction in the parking lot setback is 

off set with excess open space, and thus the proposed parking setbacks should be considered for 

approval.  

 

 

 

 

 

 

 

 

 

 

 



 

CITY CENTER OFFICE PLAZA 

REQUEST FOR VRIANCE 

REQUIRED PARKING CALCULATION 

 

 A variance is requested for required parking calculation, pursuant to Sect. 5.2.12 and Sect. 

4.82.2, which require a total of 70 site parking spaces. 

 Banks require 1 space per 150 square feet of GFA 

 Office requires 1 space per 222 square feet of GLA  

The Developer has proposed a site total of 65 parking spaces for this project. 

 

Rational for Variance: 

 The end user of this development is yet to be determined at this point of the development 

strategy. The Ordinance references calculations based on GFA and GLA. In reality this building design will 

feature functional space devoted to the building operational functions and facilities that will not present 

an occupancy load, thus reducing the need for the required parking calculation. We respectfully submit 

that the more representative calculation would be to use (GLOA) Gross Leased and Occupied area. With 

this revised calculation, this parking should meet the intent of the Ordinance. We have illustrated these 

non-occupied areas on the drawings that have been submitted.  

 In addition, today we are all experiencing the “work from home” shift in the office employee 

field. This life style change puts additional download pressure on traditional parking requirements. The 

above stated should allow for this variance to parking calculation to be considered.  

 

 

 

 

 

 

 

 

 

 



 

 

CITY CENTER OFFICE PLAZA 

REQUEST FOR VARIANCE 

PARKING ALONG NON-RESIDENTIAL COLLECTOR 

 

 A variance is requested for Front Yard Parking, pursuant to Sect. 3.27.1D, which is not allowed 

in the front yard or the exterior side yard along Flint and Bond Streets.  

 

 The Developer has requested parking in these restricted areas.  

 

Rational for Variance: 

 The subject property is surrounded on all sides by roads, including three sides with non-

residential collectors. This Ordinance restricts the possibility of parking to only in the rear yard. 

Enforcement of this parking restriction presents a hardship to the Developer and imposes sever 

development restrictions that cannot be overcome. Again, the unique design of this Town Center area 

presents unique challenges that should be taken into consideration. This parking restriction should be 

considered for a variance.  

  

  

 

 

 

 

 

 

 

 

 

 

 



 

CITY CENTER OFFICE PLAZA 

REQUEST FOR WAIVER / VARIANCE 

LOADING AREA 

A variance is requested regarding the proposed loading area. All loading area in TC-1 shall be in rear 

yard, pursuant to Sect. 3.27.1 H, and Sect. 5.4.2. We have proposed the loading area for the side yard.  

 

RATIONAL FOR VARIANCE: 

 This development is proposed for a very unusually shaped property as agreed to by the City and 

the Developer. This unique footprint does not present a true rear yard as the building and property are 

surrounded, on all sides, by a ring road system. Our Architect and Engineer have designed what is 

believed to be an adequate and visually attractive area with some screening while maintaining its 

function. We are requesting that this loading area variance is granted as shown.  

 

 

Loading Area / Size: 

Pursuant to Sec. 5.4.2 Loading area should provide 940 square feet of loading area as required. We have 

proposed approximately 540 square feet of loading area. Dimensions of a P1200 Fed Ex delivery truck 

are 22 ft L x 93.5 in W. 

Only small delivery trucks, on a fairly infrequent schedule are expected regarding the anticipated 

building use. The designated area is a very small component  of this overall plan. Based on the size and 

use of this development, we are requesting that a Loading Area variance be granted as shown.  

 

 

Dumpster Location: 

Due to the size constrictions of this site the plans show that the Dumpster is located less than 10 feet 

from the building. This is a screened area. We are requesting a Waiver to allow the Dumpster to remain 

as shown on the plans.  

 

 

 

 

 



 

CITY  CENTER OFFICE PLAZA 

REQUEST FOR VARIANCE 

SIDEWALK / BOND & FLINT STREET 

 

 A variance is requested for a sidewalk along the west side of Flint Street, pursuant to Sect. 

3.27.1, if a sidewalk were to be requested. 

 

Rational for Variance: 

Given the odd shape of the parcel and the large area required for the Bond Street Right of Way, we do 

not believe there is adequate room along the eastside of the road. A sidewalk currently exists on the 

east side of Flint Street. Additionally, the Middle Rouge River cuts across the N E corner of the 

Development and would require a NEW CROSSING over the river, if this sidewalk is required. We are 

requesting that a variance be granted to eliminate this sidewalk.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



CITY CENTER OFFICE PLAZA 

REQUEST FOR WAIVER 

SAME SIDE DRIVEWAY SPACING 

 

Rational for Waiver: 

This approach location has already been approved by the RCOC, as noted previously. 

Therefore we request that a Waiver be granted. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

CITY CENTER OFFICE PLAZA 

REQUEST FOR WAIVER 

PARKING SCREENING 

 

 A waiver is requested for Parking Screening pursuant to Sec. 3.27.1.D, which requires 

parking areas to be screened from all public Right of Way.  

 

Rational for Waiver: 

 We have shown substantial screening with a 2.5 foot brick wall. We are requesting a Waiver 

regarding Parking Screening to be acceptable as shown on the submitted plans.  



 

 

Barr Engineering Co. 3005 Boardwalk Street, Suite 100, Ann Arbor, MI  48108   734.922.4400  www.barr.com 

February 23, 2022 

Patricia Keros 
City Center Office Plaza, LLC 
200 Renaissance Center, Suite 3145 
Detroit 48243 

Re: Wetland Determination Report – Proposed City Center Office Plaza  
Parcel Nos. 22-15-477-011, 012 City of Novi, Oakland County, Michigan 

 
Dear Ms. Keros: 
 
At your request, Barr Engineering Co. (Barr) conducted a wetland determination of the above-referenced 
parcels. The purpose of this report is to summarize the results of the wetland determination conducted on 
November 9, 2021, and to provide a professional opinion as to potential Michigan Department of 
Environment, Great Lakes, and Energy (EGLE) jurisdiction over any identified wetland areas. 
 
1.0 Area of Investigation Description 
The Area of Investigation (AOI) is approximately 1.4 acres, comprised of the two subject parcels but 
excluding an approximately 0.5-acre detention basin located on the east parcel (number 22-15-477-011) 
on the south side of Grand River Avenue and on the west side of Flint Street. The AOI consists of a single-
family residence on the west parcel and mowed lawn with a segment of the Walled Lake Branch of the 
Middle Rouge River on the east parcel.  The surrounding land use is a mixture of vacant land and commercial 
development.   

1.1 Desktop Review 
Barr conducted a desktop review to evaluate aerial imagery, topography, soil types, and mapped wetlands 
within the AOI prior to the wetland determination. As part of the desktop review, Barr staff reviewed 
resources such as the Natural Resources Conservation Service (NRCS) Web Soil Survey (WSS; Figure 1), 
Michigan Final Wetlands Inventory (MFWI; Figure 2), the City of Novi Wetlands Information map (Novi, 
Figure 3) and aerial photography. 
 
According to the WSS, the AOI is mapped entirely as Urban land (59) soil map unit which consists of areas 
so altered or obscured by urban works and structures that identification of soils is not feasible. 
 
The MFWI does not show the AOI to contain any wetlands or areas of wetland soil however it does show 
the AOI to contain a stream segment. 
 
The Novi map only shows wetlands in the location of the Walled Lake Branch of the Middle Rouge River. 
 
1.2 Methodology 
The wetland determination was conducted in a manner consistent with the Corps of Engineers Wetlands 
Determination Manual (USACE 1987) and the Regional Supplement to the Corps of Engineers Wetland 
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Determination Manual: Midwest Region (Version 2, USACE 2010). The wetland determination procedures 
outlined in these manuals require the determination of on-site vegetation, soils, and hydrologic 
characteristics.  

 

Figure 1. NRCS Web Soil Survey 

  
Figure 2. Michigan Final Wetlands Inventory 
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Figure 3. City of Novi Wetlands Information Map 

1.3 Results 
The AOI does not include any areas determined to be wetland.  The vegetation observed in the lawn includes 
species such as English plantain (Plantago lanceolata), alsike clover (Trifolium hybridum), ground ivy 
(Glechoma hederacea), yellow sweet-clover (Melilotus officinalis), common dandelion (Taraxacum officinale), 
and red fescue (Festuca rubra).  Vegetation observed on the single family residence was dominated by black 
walnut (Juglans nigra) but also included burr oak (Quercus macrocarpa), American elm (Ulmus americana), 
black locust (Robinina pseudoacacia), box elder (Acer negundo), northern catalpa (Catalpa speciosa), 
American basswood (Tilia americana), Eastern red cedar (Juniperus virginiana), Norway spruce (Picea abies), 
Eastern arborvitae (Thuja occidentalis), common buckthorn (Rhamnus cathartica), European privet 
(Ligustrum vulgare), Morrow’s honeysuckle (Lonicera morrowii), common lilac (Syringa vulgaris), autumn 
olive (Elaeagnus umbellata), black raspberry (Rubus occidentalis), riverbank grape (Vitis riparia), tall 
goldenrod (Solidago altissima), Oswego-tea (Monarda fistulosa), lily of the valley (Convallaria majalis), and 
red fescue.  The Walled Lake Branch flows through a riprap line channel in the lawn.  Vegetation observed 
on the banks included box elder, staghorn sumac (Rhus typhina), , common buckthorn, green ash (Fraxinus 
pennsylvanica), Morrow’s honeysuckle, field thistle (Cirsium discolor), purple loosestrife (Lythrum salicaria), 
Fuller’s teasel (Dipsacus fullonum), Indian-hemp (Apocynum canabinum), tall goldenrod, day-lily 
(Hemerocallis sp.), and reed canary grass (Phalaris arundinacea). 

Figures 4 through 12 show the site conditions as observed on November 9, 2021. 
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Figure 4.  East side of the detention basin looking northwest. 

 

 
Figure 5. Northeast portion of AOI looking south, Walled Lake Branch in foreground. 
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Figure 6. Northeast portion of AOI looking west, Walled Lake Branch in foreground. 

 

 
Figure 7. Northeast portion of AOI looking northwest, Walled Lake Branch in foreground. 
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Figure 8. Southwest portion of AOI looking north. 

 

 
Figure 9. Southwest portion of AOI looking northeast. 
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Figure 10. Southwest portion of AOI looking east. 

 

 
Figure 11. Northwest portion of AOI looking southeast. 
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Figure 12. Walled Lake Branch looking from Flint Street to Grand River Avenue. 

 
1.4 Conclusions 
Based on observations of topography, vegetation, soil, and indicators of hydrology, Barr has determined 
that no wetland habitat is present within the AOI. The AOI does contain the Walled Lake Branch of the 
Middle Rouge River  which would be regulated by EGLE as a stream under Part 301 Inland Lakes and Streams 
of the Michigan Natural Resources and Environmental Protection Act, 1994 PA 451, as amended, and by the 
City of Novi under Chapter 12 Article V. Wetlands and Watercourse Protection of the City’s Code of 
Ordinances.  

Please be advised that EGLE has regulatory authority regarding the wetland boundary location(s) and 
jurisdictional status of wetlands in the State of Michigan under Part 303 Wetlands Protection of the Michigan 
Natural Resources and Environmental Protection Act, 1994 PA 451, as amended, and the City of Novi has 
regulatory authority regarding wetland jurisdictional status under local ordinance. Barr’s wetland 
determination was performed in general accordance with accepted procedures for conducting wetland 
determinations. Barr provides no warranty, guarantee, or other agreement in respect to the period of time 
for which this wetland determination will remain valid. Barr’s conclusions reflect our professional opinion 
based on the site conditions within the AOI observed during the site visits. Discrepancies may arise between 
current and future wetland determinations and determinations due to changes in vegetation and/or 
hydrology as the result of land use practices or other environmental factors, whether on-site or on adjacent 
or nearby properties. In addition, wetland determinations performed outside the growing season, from late-
October until late-April, may differ from those performed at the same site during the growing season due 
to the presence of snow cover or frozen ground conditions. We recommend our wetland boundary 
determination and jurisdictional opinion be reviewed by EGLE prior to undertaking any activity within any 
identified wetlands or streams. 
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Thank you for the opportunity to provide this wetland determination.  If you have any questions, please 
contact me at your convenience at 734-558-9288 or wheld@barr.com. 

Sincerely, 
 
BARR ENGINEERING CO. 
 

 
Woody L. Held 
Senior Environmental Consultant 




