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SUBJECT: Approval of the request of TBON, LLC for approval of Special Land Use, Preliminary Site
Plan, Wetlands Permit and Stormwater Management Plan. The request is for an expansion
of the existing showplace exposition facility by adding a 175,815 square foot building
addition, with associated parking lot and other site improvements for land within the OST,
Planned Office Service Technology District, and in the OST, Planned Office Service
Technology District with an EXO, Exposition Overlay District. The subject property is located
in Section 16, north of Grand River Avenue and west of Taft Road.

SUBMITTING DEPARTMENT: Community Development Department - Planning

CITY MANAGER APPROVAL: /

BACKGROUND INFORMATION:

o~

The applicant is proposing to expand the existing showplace exposition facility within the
existing EXO Overlay district by adding a 175,815 square foot building addition, with
associated parking lot and other site improvements. The new building addition will house
a 90,658 square foot Exhibit Hall, several smaller Exhibit spaces, a Pre-Function space with
access to meeting rooms, and a Warehouse addition on the north side with loading docks
and a receiving area. An 18,780 square foot mezzanine is proposed fo be added as a
second story overlooking the new large Exhibit Hall. An existing building located at the
west end of the facility will be removed to accommodate the addition, and to allow
additional outside patio areas, similar to those found near the Hyatt Hotel on the east side
of the site.

The applicant is proposing to utilize the OST, Office Service Technology parcel immediately
to the west of the Suburban Collection Showplace primarily for parking for existing
exposition facility and as a secondary and temporary use as fair grounds, outside exhibits
and as a Ride and Drive Automotive Research Lot to test vehicle capabilities in a variety
of situations. A total of 2951 paved parking spaces are proposed for the new expansion,
The Overall Master Site Plan, Sheet C-1 shows two additional “"Expansion Parcels" to the
west, but is not part of the site plan request at this time.

To accommodate the proposed secondary uses, the applicant is proposing a flat paved
area with no interior parking lot islands to allow for the greatest flexibility in "test course
design", similar to the existing ride and drive lot previously approved on the eastern side of
the site. A striping plan has been submitted but the applicant has indicated the
automotive research users have requested the area either remains un-striped or that it be
striped in a muted color.

Review Procedures
The site plan proposes expansion across two properties with different zoning, OST, Office
Service Technology, and EXO Overlay over the OST District.

In the EXO District, per Section 3.25.2.Liii. of the Zoning Ordinance, the Planning



Commission shall review the proposed site plan, and forward its comments and
recommendation to the City Council. The City Council shall thereafter approve, approve
with conditions, or deny the site plan, with reasons for its decision stated in the minutes. In
the OST District, special land use approvals and site plan approvals are typically the
responsibility of the Planning Commission. However, because the use of the OST District
parcel is an essential component of the Exposition use on the adjacent EXO Overlay
District (for access and required parking) and the site functions overall as a single zoning
lot, special land use and site plan approval are proposed to be findlized by the City
Council following the Planning Commission’'s recommendation for the entire site
development as a whole.

At its July 27, 2016 meeting, the Planning Commission held a public hearing, and reviewed
the proposed site plan within both the OST and EXO Overlay district. The Planning
Commission has provided a favorable recommendation to the City Council for approval
of Special Land Use, Preliminary Site Plan, Wetland Permit and Stormwater Management
Plan subject to a number of conditions. The Planning Commission Action Summary is
attached.

Special Land Use Considerations

The site plan is proposing an off-street parking lot on an adjacent OST-zoned property to
serve the exposition facility. Notwithstanding Section 6.1.1.C.i (permitting administrative site
plan review of expansion of existing off-street parking areas), all off-premises parking lots
must be approved by the Planning Commission in accordance with requirements of
Section 6.1.2.C for Special Land Uses and subject to the public hearing requirements set
forth and regulated in Section 6.2. Section 6.1.2.C. These sections of the Zoning Ordinance
outline specific factors the Planning Commission (City Council, for the proposed site plan)
shall consider in the review of any plan requiring Special Land Use consideratfion. The
factors are detailed in the Recommended Action section of this motion sheet.

Ordinance Deviations

The plan mostly conforms to the requirements of the Zoning Ordinance with a few
deviations from the Zoning Ordinance would that would require variances fo be approved
by the Zoning Board of Appeals, and few deviations from landscape ordinance that
would require City Council approval.

]. Building Setbacks (Sec. 3.1.15.D): Front yard building setbacks shall be a minimum of
100 feet for EXO zoning. The proposed site plan is deviating from the minimum required
setback distance at multiple locations at the southwest corner of the proposed
building addition, due to the recessed nature of the building footprint. The deviations
vary from 2 feet to approximately 12 feet less than the minimum, 100 feet. It is staff’s
opinion that these are relatively minor deviations from the Zoning Ordinance, and are
based on the unusual configuration of the property in this area.

2. Parking Lot Setback (Sec. 3.1.15.D): All parking must be setback a minimum of 20 feet
from adjacent properties. The OST site has not yet been combined with the larger
Suburban Collection Showplace property and the setback for new pavement at the
eastern property line varies from 0 feet to 15 feet. The setbacks on the western
property as well do not meet the minimum required. The applicant intends to combine
both parcels prior to Final Site Plan approval, which will reduce extent of this deviation.

3. Minimum required parking (Sec. 5.3.12): The EXO Overlay Ordinance requires at least
75 percent of the required spaces to be provided on site subject to certain standards.




A total of 2,979 parking spaces are required on site, and 2,951 spaces are provided
resulting in a deficiency of 28 parking spaces.

End Islands (Sec. 5.3.12): All off-street parking areas are required to have landscaped
islands. The proposed new parking areas do not have end islands at the end of row of
parking. Staff recommends that at the time of Final Site Plan approval, the applicant
confinue to consider adding end islands at key locations near heavy ftraffic areas to
improve the circulation in and around key areas, as included in the suggested motion.

Minimum distance between building and Off-Street parking (Section 5.2.3.): Off-street
parking for other than residential use shall be either on the same parcel of land or
within three-hundred (300) feet of the building it is intended to serve, measured along
a pedestrian walkway from the nearest point of such building to the nearest point of
the off-street parking lot. The current plan indicates separate parcels, and provides a
distance of minimum of 450 feet. The applicant intends to combine both parcels prior
fo Final Site Plan approval which will eliminate this variance.

Maximum lllumination adjacent to Non-Residential (Sec. 5.7.3.K): When a site abuts a

non-residential district, the maximum illumination at the property line shall not exceed 1
foot candle. The proposed photometric plan indicates the estimated illumination will
exceed the maximum permitted along west and south property lines, where the
proposed parking and driveways are close to the property lines. It is staff's opinion that
the applicant should adjust the illumination to be in compliance with the maximum
allowed at the south property line at the time of Final Site Plan review.

. Landscape Requirements: Multiple landscape waivers are needed for deficiencies:

a. Parking lot Island Space (Sec 5.5.3.C.iii]: absence of required landscaped area
within the parking lot (approximately 15,664 square feet is required, O
provided).

b. Interior Parking Lot Trees (Sec 5.5.3.C.iii): absence of parking lot interior trees
(approximately 209 canopy deciduous trees required, 0 provided)

c. Parking Lot Perimeter Trees (Section 5.5.3.C, chart footnote]: absence of
parking perimeter trees along the western edge (approximately 50 trees
required, 35 provided),

d. Foundation Plantings (Sec. 5.5..D): reduction of required foundation plantings
(14,592 square foot required, 2,258 square foot provided): and

e. Contiguous spaces in parking bay (Sec. 5.5.3.C.ii.i): exceeding the maximum
number of contiguous spaces within a parking bay (15 maximum allowed, a
maximum of 93 provided).

Staff is in support of the landscape ordinance deficiencies only to the extent that
flexibility is needed since the new parking area is also intended fo be used as a Ride
and Drive Automotive Research Lot and other activities that are not consistent with
daily parking activities. Staff suggests landscape end islands be placed as needed for
traffic_ and pedestrian pathway safety at the time of Final Site Plan submittal as
included in the suggested motion.

Facade Waiver: A section 9 waiver would be required for the overage of Horizontal Rib
Metal Panels, Vertical Metal Panels and Split Faced CMU. The City's Facade
Consultant is in support of the Section 9 waiver in this case because the submitted
renderings show that the proposed addition will harmonize well with the existing
structure; careful atftentfion to detail with respect to overall massing and design of main




entrances is evident; and similar freatment of the existing and proposed enfrance
canopies will create a unifying element for the overall building. Additional landscape
screening may be needed to screen the fruck dock area along the north and east
sides.

RECOMMENDED ACTION:

Two-Part Action is recommended, as follows:

Part 1:

Part 2:

Approval of the request of at the request of TBON, LLC, for approval of a Special Land Use,
for the proposed Suburban Collection Showplace expansion, based on the following
findings:

Relative to other feasible uses of the site:

a.

The proposed use will not cause any detrimental impact on existing thoroughfares (as
indicated in the submitted Major Event Traffic Plan and based on the findings from Traffic
review);
The proposed use will not cause any detrimental impact on the capabilities of public
services and facilities (as indicated in the submitted Community Impact Statement and in
the staff and consultant review letters );
The proposed use is compatible with the natural features and characteristics of the land
(because the plan is not proposing major impacts to existing natural features);
The proposed use is compatible with adjacent uses of land (given the type of use and the
surrounding development);
The proposed use is consistent with the goals, objectives and recommendations of the
City's Master Plan for Land Use (given there is no change in permitted use for EXO Overlay
districts and Office Service and Technology district);
The proposed use will promote the use of land in a socially and economically desirable
manner;
The proposed use is
(1) Listed among the provision of uses requiring special land use review as set forth
in the various zoning districts of this Ordinance, and
(2) Is in harmony with the purposes and conforms to the applicable site design
regulations of the zoning district in which it is located.

. Subject to approval of the Preliminary Site Plan, Wetland Permit and Storm Water

Management Plan, and also the Council waivers and ZBA variances listed in this motion
sheet.

Approval of the request of at the request of TBON, LLC, for approval of a Preliminary Site
Plan, Wetland Permit, and Storm Water Management Plan for the proposed Suburban

Collection Showplace expansion, based on and subject the following:

Q.

A section 9 facade waiver for the overage of:

1. Horizontal Rib Metal Panels (Allowed: 0 percent; Proposed: a maximum 15
percent on south, 5 percent on north, 3 percent on east and 8 percent on
west),

2. Vertical Metal Panels (Allowed: 50 percent; Proposed: 60 percent on north and
east side); and

3. Split Faced CMU (Allowed: 10 percent; Proposed: 15 percent on south, 35
percent on North, 24 percent on east and 43 percent on west);



. Applicant shall plant additional trees to address staff's comments with regards to
Landscape screening requirements adjacent to 1-96 Right of Way as determined by the
City’s Landscape Architect during a site visit after the installation of transplanted trees;

. A Landscape waiver to permit the absence of required landscaped area within the
parking lot (approximately 15,664 square feet is required, 0 provided), as listed in Section
5.8.3.C.H;

. A Landscape waiver to permit the absence of parking lot interior trees (approximately 209
canopy deciduous trees required, 0 provided), as listed in Section 5.5.3.C.iii;

. A Landscape waiver for exceeding the maximum number of contiguous spaces within a
parking bay (15 maximum allowed, a maximum of 93 provided) as listed in Section
5.5.3.C.ii.i to dllow for alternate use of parking lot as a Ride and Drive Automotive
Research Lot and other activities, subject to landscape end islands be placed as
determined by the City Engineer for traffic and pedestrian pathway safety adjacent to the
pedesfrian crosswalk in the new paved lof, and near the southwest and northwest corners
of the new building, with final approval at the time of Final Site Plan submittal;

A Landscape waiver to permit the absence of parking perimeter trees along the western
edge (approximately 50 trees required, 35 provided), as listed in Section 5.5.3.C, chart
footnote;

. A Landscape waiver to permit reduction of required foundation plantings as listed in
Section 5.5.3.D (14,592 square foot required, 2,258 square foot provided) due to the
proposed use of outside concert venue;

. A City Council Waiver to allow painted end islands in lieu of required end islands with
modification of the plan at the time of Final Site Plan approval to provide additional
raised, landscape end islands provided at key locations near heavy traffic areas to
improve the circulation in and around key areas as determined by the City Engineer, and
as required in Section 5.3.12;

City Council variance from Sec. 11-216 (c) (8) of Novi City Code for absence of a right
turn taper and/or lane along Grand River Avenue (also subject to approval by the Road
Commission for Oakland County); and the need for installation of the warranted right turn
taper and/or lane shall be revisited within two (2) years from the date of the Certificate of
Occupancy of the new building addition or sooner if City Engineer determines the need
based on available crash data, or based on a diminished level of service identified by the
City during major events as identified in the METP (Major Event Traffic Plan). At that time,
the applicant shall provide an operational analysis of the subject driveways during major
events until that date or additional information requested which will be reviewed by the
City's Traffic Engineer for further recommendations regarding the need for installation of
the warranted right turn taper and/or lane;

Applicant to work with the Road Commission for Oakland County (RCOC) to make a final
determination and address the requirements for road improvements within Grand River
Avenue Right of Way;

. A City Council Waiver to allow Major Event Traffic Plan in lieu of required Traffic Impact

Study due to the unique and non-routine operations associated with Suburban Collection
Showplace and the development of a Major Event Traffic Plan should serve as a suitable
replacement;

A Zoning Boards of Appeals variance from Section 3.1.15.D to reduce the front yard
setback from 100 feet to varied range from 85 feet to 98 feet due to the existing property
lines, and the proposed building design ;

. A Zoning Boards of Appeals variance from Section 3.1.15.D to reduce the parking side
setback from 20 feet to a varied range from 0O feet to 15 feet to allow for construction of
parking lot across multiple properties;

. A Zoning Boards of Appeals variance from Section 5.3.12 to allow absence of parking lot
end islands within off-street parking area to allow for alternate use of parking lot as a Ride
and Drive Automotive Research Lot;



0. A Zoning Boards of Appeals variance from Section 5.7 to allow for increase of maximum
allowed illumination levels along property lines adjacent to non-residential districts as the
development is expanded among multiple properties owned by the applicant;

p. A Zoning Boards of Appeals variance from Section 5.2.12.C. to allow reduction of minimum
required parking spaces to be provided on site (2,279 spaces required, 2,951 spaces
provided);

q. A Zoning Boards of Appeals variance from Section 5.2.3. to allow increase of minimum
distance required from the nearest point of a building to the nearest point of the off-street
parking lot on a different parcel (300 feet required, approximately 450 feet provided);

r. Applicant to obtain MDOT approval of the storm water detention basin discharge to the I-
96 Right-of-Way; and

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

This motion is made because of the reasons provided in this motion sheet, and in the staff and
consultant review letter, and because the plan is otherwise in compliance with Article 3,
Article 4 and Article 5 of the Zoning Ordinance, Chapter 11 and Chapter 12, Article V of the
Code of Ordinances and all other applicable provisions of the Ordinance.

1({2/Y| N 112|Y|N
Mayor Gatt Council Member Markham
Mayor Pro Tem Staudt Council Member Mutch
Council Member Burke Council Member Wrobel
Council Member Casey
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ACEE P COLUMA FE NORAT MAPLE " SPADE HODI0 D0 .00
FICEA OEA O SFERUCE 0" SPADE KODOD 1200008
TELKOY A4 BERRATA JAPANEGE ELM D" SPADE LODO0 wODLE
MALUS 'RED JEWEL' RED JEWEL CRAB 2@ SFADE oo HOD oD
BUBTOTAL A420000
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