CITY of NOVI CITY COUNCIL
Agenda ltem 3

May 20, 2019

SUBJECT: Consideration of a deviation from Subdivision Ordinance, Appendix C, Section 4.04 for
the lack of a secondary connection at an interval exceeding one thousand three
hundred feet for the site plan associated with Woodbridge Park (parcel 50-22-26-300-015)
located at the northeast corner of Nine Mile and Novi Road.

SUBMITTING DEPARTMENT: Department of Community Development, Planning Division
CITY MANAGER APPROVAL: ‘DA,
BACKGROUND INFORMATION:

The applicant, Pulte Homes of Michigan, LLC, is proposing a 40-unit multi-family residential
development with frontage and access to Nine Mile Road. The subject property is
approximately 9 acres and is located at the northeast corner of Nine Mile and Novi Road.
Private roads are proposed to serve the development. The development also proposes a
connection to the Shiro restaurant parking lot located to the east for secondary
emergency access only.

The Planning Commission approved a development plan on May 23, 2018, subject to City
Council approval for the lack of a stub street or connection to adjacent existing
residential development to the north. The site grading and layout plans from the Final Site
Plan are afttached. The request was presented to the City Council at their May 6, 2019
meeting. The City Council postponed their decision and requested additional clarification.

The applicant has provided a detailed response along with corresponding exhibits. The
applicant states that the connection is impractical because of topography and it will
result in creation of undesirable traffic patterns in the area. Staff reviewed the exhibits and
is in general agreement with the reasons stated. The following paragraph summarizes the
applicant's response.
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response letters include a cross-section that demonstrates the conflict. it appears that the
extension of Woodbridge Lane (on the east) to connect to the existing drive in Saddle
Creek apartments would require fill to be placed at the end of the street to match the
existing grade. The applicant states that any proposed fill would block the existing yard
basin in Saddle Creek, would require reconfiguration of the storm sewer and would modify
the existing drainage patterns on the Saddle Creek property. Further, if Saddle Creek
were to consider making a street connection, it would most likely result in in removal and
relocation of existing carports, reconfiguration of storm sewer and drainage patterns in the
areqa, removal of tee-turnaround, and relocation of the existing dumpster and dumpster
enclosure , according to the applicant's analysis of the situation.

Section 4.04.A.1. (b) of the Appendix C to the City Code, the Subdivision Ordinance
provides the ordinance standard, and reasons for granting a variance from this standard:

(b) Streets shall extend to the boundary of the subdivision to provide access to
adjoining property at intervals along the property boundary not to exceed
one thousand three hundred (1,300} feet, unless one of the following
conditions is found to exist:

(1) The extension is impractical because of topography, the dimensions
of the property subdivided, or other natural features, including but not
limited to, regulated woodlands and wetlands;

(2) The extension will result in the creation of undesirable traffic patterns
not customarily found in residential areas.

With the additional information provided, staff supports a variance from this standard
since the extension of the proposed road systems in Woodbridge Park would be
impractical because of topography.

It should also be noted that the Ordinance only requires a connection to be provided to
the subject property’s line. Any off-site connections would be at the adjoining property
owner’s discretion. Further extension of a connecting road system off-site seems unlikely
due to the reasons stated above. Staff supports approval of the requested deviation from
Subdivision Ordinance, Appendix C, Section 4.04.A.1, since the connection is impractical
because of topography. Please refer to attached Planning memo for additional
information.

RECOMMENDED ACTION: Approval of a deviation from Subdivision Ordinance, Appendix C,
Section 4.04 for the lack of a secondary connection at an interval exceeding one
thousand three hundred feet for the site plan associated with Woodbridge Park (parcel
50-22-26-300-015) located at the northeast corner of Nine Mile and Novi Road, since the
extension of the road system would be impractical due to topography and result in a
practical difficulty for the applicant, as demonstrated by the materials submitted, and
because the extension is unlikely to be taken advantage of by the adjacent property
owner and therefore the deviation would not impede an expected connection as
contemplated by the ordinance.
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MEMORANDUM

TO: PETE AUGER, CITY MANAGER

THRU: BARBARA MCBETH, AICP, CITY PLANNER
FROM: SRI RAVALI KOMARAGIRI, PLANNER
SUBJECT: JSP 17-67 WOODBRIDGE PARK

DATE: MAY 15, 2019

The purpose of this memo is to provide a staff update about a variance request for JSP
17-67 Woodbridge Park, which was discussed and postponed at the May 6, 2019 City
Council meeting.

The applicant, Pulte Homes of Michigan, LLC, is proposing a 40-unit multi-family
residential development with frontage and access to Nine Mile Road. The subject
property is approximately 9 acres and is located at the northeast corner of Nine Mile
and Novi Road. Private roads are proposed to serve the development. The
development also proposes a connection to the Shiro restaurant’s parking lot located
to the east for secondary emergency access only. The Planning Commission approved
a development plan on May 23, 2018, subject to City Council approval for the lack of a
stub street or connection to adjacent existing residential development to the north.

Variance Request

The proposed layout did not propose a stub connection to one of the adjacent
properties as noted in sec 4.04 of our Subdivision Ordinance, which states the following:
Section 4.04.A.1. (b) of the Appendix C to the City Code, the Subdivision Ordinance
provides the ordinance standard, and reasons for granting a variance from this
standard:

(b) Streets shall extend to the boundary of the subdivision to provide access to
adjoining property at intervals along the property boundary not to exceed one
thousand three hundred (1,300) feet, unless one of the following conditions is
found to exist:

(1) The extension is impractical because of topography, the dimensions of
the property subdivided, or other natural features, including but not
limited to, regulated woodlands and wetlands;

(2) The extension will result in the creation of undesirable traffic patterns not
customarily found in residential areas.

Additional clarification provided based on previous Council discussion

The request was presented to the City Council at their May 6, 2019 meeting. The City
Council postponed their decision and requested additional clarification. As part of the
discussion, the City Council requested additional information from staff and the
applicant to demonstrate that a second access to the development cannot be
provided by using pictures or other exhibits. The applicant states that the connection is
impractical because of topography and it will result in creation of undesirable traffic
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patterns in the area. Exhibits include plan and cross-sections at the end of the Osprey
Drive and Woodbridge Lane, site photographs and few other references. Below is an
aerial image that shows the existing conditions at the property boundary in discussion.

IV

The City Council also inquired whether a second access to Novi Road was considered
in the preliminary design. The initial concept plans did consider a second access to
Novi Road. However, after further engineering design it was determined that it is not
practical to make that connection as the proposed layout would exceed the
maximum allowed road slope. A second access to Shiro restaurant is currently
proposed, but is restricted to Fire and emergency access only.

There are two possible locations to provide a stub street to the existing apartment
community (Saddle Creek) to the north as shown in the image below. There is
approximately 30 feet from edge of pavement from Osprey Drive to potential
connection point to the western parking drive in Saddle Creek and about 70 feet from
Woodbridge lane to potential connection to the eastern parking drive.
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The applicant notes that Woodbridge Park requires a retaining wall along much of the
north property line, amounting to 315 feet (indicated as red line in the image below).
The applicant states that it is impractical to extend Osprey Drive (on the west) due to
potential conflict with the proposed 3 foot retaining wall along northern property line.
The applicant’s response letters include a cross-section that demonstrates the conflict.
It appears that the extension of Woodbridge Lane (on the east) to connect to the
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existing drive in Saddle Creek apartments would require fill to be placed at the end of
the street to match the existing grade. The applicant states that any proposed fill
would block the existing yard basin in Saddle Creek, would require reconfiguration of
the storm sewer and would modify the existing drainage patterns on the Saddle Creek
property. Further, if Saddle Creek were to consider making a street connection, it
would most likely result in in removal and relocation of existing carports, reconfiguration
of storm sewer and drainage patterns in the area, removal of tee-turnaround, and
relocation of the existing dumpster and dumpster enclosure, according to the
applicant’s analysis of the situation.
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The discussion at the City Council meeting was primarily about providing a second
access to Saddle Creek apartment to the North. However, it should be noted that the
Ordinance only requires a connection to be provided to the subject property’s
boundary. Any off-site connections would be at the discretion of the adjoining property
owner. Further extension of a connecting road system off-site seems unlikely due to the
reasons stated above. The current request for the variance is for absence of a stub
street to the subject property’s boundary and not for absence of a connection to an
existing drive on adjoining property. Staff supports approval of the requested deviation
from Subdivision Ordinance, Appendix C, Section 4.04.A.1, since the connection is
impractical because of topography.

Staff Recommendation

Staff reviewed the exhibits and is in general agreement with the reasons stated above.
With the additional information provided, staff supports a variance from this standard
since the extension of the proposed road systems in Woodbridge Park would be
impractical because of topography.
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SITE PLAN
(Full plan set available for viewing at the Community Development Department.)
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FINAL SITE PLAN
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CITY OF NOVI, OAKLAND COUNTY, MICHIGAN
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@D ATWELL

May 13, 2019

Ms. Sri Komaragiri
Planning Department

City of Novi

45175 West Ten Mile Road
Novi, MI 48375

RE: Woodbridge Park (JSP 17-67)
City Council Meeting on May 6, 2019
Variance Request from Subdivision Ordinance, Appendix C, Section 4.04

Dear Ms. Komaragiri,

As you are aware and with regard to the proposed Woodbridge Park development, the following request for a
variance from ordinance was brought in front of City Council for their consideration of approval during the regular
scheduled May 6, 2019 meeting:

“City Council variance from Subdivision Ordinance, Appendix C, Section 4.04 for lack of secondary
connection at interval exceeding one thousand three hundred (1,300) feet”.

This variance was recommended for approval by City staff after working though the site plan process since October
2017, followed by a recommendation for approval by the Planning Commission during their regular scheduled
meeting on May 23, 2018. The project also obtained City Council approval on November 13, 2018 for the
landscape easement located on the east side of the Woodbridge Park development. All outside agencies have
issued their approvals and final stamping set issuance was requested. Pulte Homes has since closed on and now
owns the Woodbridge Park property. During the May 6, 2019 City Council meeting, the variance request was
postponed for a decision to be made at the next scheduled City Council meeting on May 20, 2019.

In response to this City Council action to postpone a decision on the variance request and on behalf of our Client,
we offer the following reasons why we believe that City Council should grant approval of the variance based on
the following existing conditions associated with the Woodbridge Park development and as referenced in Section
4.04.A.1.(b):

(1) The extension is impractical because of topography, the dimensions of the property subdivided, or
other natural features, including but not limited to, regulated woodlands and wetlands.

Woodbridge Park requires a retaining wall along much of the property boundary to the north (315 linear feet of
wall) to make up the topography differences between the proposed Woodbridge Park development and the
existing grade along this north property boundary. Extension of the end of Osprey Drive street toward the
adjoining property would conflict with the proposed retaining wall required in this area. The end of Woodbridge
Lane is approximately 3 feet above the existing grade elevation at the adjoining property boundary to the north.
Extension of the end of Woodbridge Park would require fill to be placed at the end to the street to match existing
grade. This fill would block the existing yard basin in the area and would require reconfiguration of storm sewer
and drainage patterns on the Saddle Creek property.

311 N. Main Street, Ann Arbor, Ml 48104 Tel: 734.294.4000 Fax: 734.994.1520
www.atwell-group.com



Refer to the following attachments for additional references and information regarding the above statements:
e Attachment 1: Exhibit showing the plan and cross-sections at the end of the Osprey Drive
e Attachment 2: Exhibit showing the plan and cross-sections at the end of Woodbridge Lane
e Attachment 3: Site photograph of the referenced yard basin and treed area on the Saddle Creek property

(2) The extension will result in the creation of undesirable traffic patterns not customarily found in
residential areas.

Stub streets for cross-access were not provided with the development of Saddle Creek. The parking access drives
and alleyways associated with the Saddle Creek development were also not planned or designed to function as
local street cross-connections between adjoining properties. Whether or not the physical site modifications
required to make a future connection the Saddle Creek development are constructible (i.e. removal and relocation
of existing carports, reconfiguration of storm sewer and drainage patterns in the area, removal of tee-turnaround,
and relocation of the existing dumpster and dumpster enclosure location), the existing vehicular pavement areas
are not in compliance with the City standard widths required for local streets as defined by “Figure IX.1 — Design
Standard for Two-Way Driveway and Local Streets” (Ord. No. 99-124.11, Pt. XXXIIl, 7-26-99). In accordance with
Figure IX.1, local streets are required to be have a 28 feet width, as measured from back-to-back of curb. Many
areas along the existing vehicular thoroughfares in the parking areas are less than 24 feet back-to-back, with some
areas only 21 or 22 feet wide. This geometry is not in compliance with City ordinance to qualify as a local street.

Refer to the following attachments for additional references and information regarding the above statements:
e Attachment 4: City Figure IX.1: Design Standard for Two-Way Driveway and Local Streets
e Attachment 5: Exhibit showing the measured curb widths for the parking areas access at Saddle Creek
e Attachment 6: Site photograph of a representative parking area access for Saddle Creek

Based on the reasonings presented above, we would trust that the City Council would determine that Woodbridge
Park meets the conditions for the granting the requested variance and will approve the issuance of the variance
accordingly.

Lastly, and of importance to note for our Client, we would like to respectfully pose the argument that the
requested variance is not necessary for Woodbridge Park to be in compliance with Subdivision Ordinance,
Appendix C, Section 4.04. This is based on the property boundary length for Woodbridge Park, as measured along
the adjoining properties. Subdivision Ordinance, Appendix C, Section 4.04 states as follows:

“streets shall extend to the boundary of the subdivision to provide access to adjoining property at
intervals along the property boundary not to exceed one thousand three hundred (1,300) feet.”

The Woodbridge Park development only has a total of 1,150 linear feet of perimeter boundary shared with
adjoining properties where a future cross-connection could occur. As this total adjoining perimeter is less than
the 1,300 feet interval specified in the ordinance, we do not believe that Woodbridge Park requires approval of
the variance being requested by City staff. Perimeter boundaries along the adjacent public road right-of-way do
not qualify as “adjoining properties” where future cross-connection access between developments can occur.

Refer to Attachment 7 for an exhibit showing the as surveyed adjoining property boundary lengths along the
perimeter of the Woodbridge Park property.
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We would greatly appreciate your review and inclusion of this letter in the staff report for the next City Council
meeting scheduled for May 20, 2019. Should you have any additional questions or need any additional
information in the meantime, please do not hesitate to reach out to me directly at 810.923.6878.

Thank you for all of your continued assistance with this project.

Sincerely

ATWELL, LLC
pa—

ﬂ? Tk
Matthew W. Bush, PE

Team Leader — Land Development

cc: Joe Skore, Pulte Homes of Michigan, LLC

Attachments
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Attachment 3

Site Photograph: Low depression area and yard basin on Saddle Creek property, north of Woodbridge Lane
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Attachment 6

Site Photograph: Parking and Carport Access Area on Saddle Creek Property, North of Woodbridge Lane
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