CITY of NOVI CITY COUNCIL

Agenda ltem 1
January 7, 2013

SUBJECT: Approval of the request of Panera Bread for Special Land Use Permit, Preliminary Site
Plan and Stormwater Management Plan approval. Panera Bread is located in City Center
Plaza at 25875 Novi Road, at the northwest corner of Novi Road and Flint Street in the TC-1,
Town Center District. The subject property is approximately 5.3 acres. The applicant is
proposing fo consfruct a drive-through lane adjacent fo the existing Panera Bread

Restaurant along with a 468 square foot building addition.
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CITY MANAGER APPROVAL:
BACKGROUND INFORMATION:

The applicant is proposing to demolish the existing parking area on the south end of City
Center Plaza, adjacent to Flint Street in order to construct a drive-through lane adjacent
to the existing Panera Bread restaurant. A building addition fofaling 468 square feet
would also be added to accommodate the drive-through facilities within the building and
26 parking spaces would be added back to the site. A layout plan is attached.

The Zoning Ordinance was recently amended to allow drive-through uses as a special
land use in the TC-1 District provided certain conditions were met. Per the approved
ordinance, fast food drive-through restaurants are only permitted on a parcel with
frontage on both a non-residential collector and an arterial road. Additionally, Section
1602.4.9) states “No parcel with a drive-through restaurant shall be located closer than
one- hundred fifty (150) feet from any other parcel with a drive-through restaurant.” If the
proposed fast food drive-through is constructed, additional fast food drive-through
restaurants would be prohibited at the intersection of Flint Street and Novi Road and any
fast food drive-through restaurants would be prohibited at the intersection of Main Sireet
and Novi Road.

Per Section 1602.4.h, "In addition to the special land use requirements noted in Section
2516.2(c), the Planning Cormmission/City Council shall make a finding that the proposed
plan will not have an adverse impact on the site and on the adjacent lands and uses with
respect to landscaping, screening, off-street parking, vehicular and pedestrian circulation,
and the compatibility of its physical design with respect to adjacent buildings.”

Staff and consultants have completed reviews of the preliminary site plan, special land
use request and stormwater management plan review. A Traffic Impact Study and
accompanying queuing analysis (for the drive-through lane) were submitted following an
initial review, and were reviewed by planning and traffic engineering as a revised
preliminary site plan submittal.



The planning review recommended approval of the preliminary site plan and special land
use permit provided the applicant received variances from the Zoning Board of Appeals
for:

¢ The deficient front yard parking sefback {20 feet required, 10 feet provided) and

¢ The lack of a drive-through bypass lane.

Additionally, staff recommended the City Council grant:
e A modification of the southern exterior side yard setback from a maximum of 10
feetto 176 feet.

The fagade review, engineering review and fire review all recommended approval of the
preliminary site plan with minor items to be addressed on the final site plan submittal.

The traffic review recommended approval of the preliminary site plan noting minor items
to be addressed on the final site plan submittal. The City Council is asked to consider
granting:
e A waiver of the minimum same-side driveway spadcing standard in order to allow
the Flint Street access drive to be located within 82 feet of the Novi Road
intersection. The required distance is 105 feet. This waiver is recommended.

The traffic study indicated the level of service impacts af primary access locations would
be minimal. Additionally, the probability of the drive-through lane exceeding the
available stacking space (for 10 cars) will remain very low [0.05%) in either peak hour.

The landscape review recommended approval of the preliminary site plan. The City
Council is asked to consider granting:
e A waiver to dllow the reduced greenbelt width along Novi Road (20 feet required,
10 feet provided). Staff supports this waiver request.

A public hearing was held for the drive-through use and a favorgble recommendation
regarding the overall site plan, special land use permit and stormwater management plan
was made by the Planning Commission on December 12, 2012. Relevant meeting minutes
are attached.

RECOMMENDED ACTION:

The following three-parnt motion is recommended:

Part 1:
Approval of the Special Land Use permit based on the following findings:
Relative to other feasible uses of the site:

e The proposed use wil not cause any detfrimental impact on existing
thoroughfares (as indicated by the submitted fraffic study);

e The proposed use will not cause any detrimental impact on the capabilities of
public services and facilities (because the plan adequately addresses
management of the increased stormwater volumes);

e The proposed use is compatible with the natural features and characteristics of
the land (because the plan does notimpact any natural features);

e The proposed use is compatible with adjacent uses of land (because the
proposed use is accessory only to an existing retail use and larger retail center);

e The proposed use is consistent with the goals, objectives and recommendations
of the City's Master Plan for Land Use;

e The proposed use will promote the use of land in a socially and economically
desirable manner;




e 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 fo the applicable site design
regulations of the zoning district in which it is located.

This motion is made because the plan is otherwise in compliance with Article 16, Article 24
and Article 25 of the Zoning Ordinance and all other applicable provisions of the
Ordinance subject to the Zoning Board of Appeals granting the required variances and
City Council approval of the Preliminary Site Plan.

Approval of the Preliminary Site Plan, subject fo the following:
a. City Council modification of the southern exterior side yard setback from a
maximum of 10 feet to 176 feet because:
(1) the modification will not impair the health, safety, or general welfare of the
City as related to the use of the premises or adjacent premise;
(2) the modification would result in a more desirable relationship between a
proposed building and an existing building; and
(3) the adherence to a minimum or maximum required setback would result in
the establishment of nonusable land area that could create maintenance
problems.
b. Zoning Board of Appeals variance for the deficient front yard parking sefback (20
feet required, 10 feet provided);
c. Zoning Board of Appedals for the lack of a drive-through bypass lane;
d. Same-side driveway spacing waiver (105 feet required, 82 feet provided);
e. City Council waiver to allow a reduction in the required greenbelt width from 20
feet to 10 feet; and
f. The conditions and items listed in the staff and consultant review letters being
addressed on the Final Site Plan submittal.

This motion is made because the plan is otherwise in compliance with Article 16, Article 24
and Arficle 25 of the Zoning Ordinance and all other applicable provisions of the
Ordinance.,

Approvdl of the Stormwater Management Plan, subject to the conditions and items listed
in the staff and consultant review letters being addressed on the next plan submittal and
approval of the final site plan. This motion is made because the plan is otherwise in
compliance with Chapters 11 and 12 of the Code of Ordinances and all other applicable
provisions of the Ordinance.
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