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<D MORGAN PLACE

(FKA TRIANGLE PLACE)
KD J219-17, JSP19-21
NOVI

cityofnovi.org

MORGAN PLACE JZ19-17 WITH REZONING 18.731

Public hearing at the request of Trowbridge Companies for Planning Commission’s
recommendation to City Council for a Zoning Map amendment from Freeway Service (FS) to
General Business (B-3) with a Planned Rezoning Overlay, as well as Preliminary Site Plan
consideration. The subject property is approximately 0.48 acres and is located on the east side
of Haggerty Road, north of Eight Mile Road (Section 36). The applicant is proposing to develop
an approximately 2,420 square foot single story building.

REQUIRED ACTION

Recommendation to City Council for approval or denial of the rezoning request from Freeway
Service (FS) to General Business (B-3) with a Planned Rezoning Overlay, and concurrent
Preliminary Site Plan and Stormwater Management Plan, subject to the City Council’s approval
of the requested Rezoning with Planned Rezoning Overlay.

REVIEW RESULT DATE COMMENTS

e Deviation for minimum distance
requirement between parking and the
street ROW (Supported)

Deviation for rear yard building
setback (Supported)
Deviation for minimum front yard
parking setback (Supported)
Deviation for width of paved path to
bike racks (Applicant indicates
standards will be met with Final Site
Plan submittal)

Approval Deviation for lack of loading zone

(Supported with condition that uses

restricted in PRO Agreement)

Deviation for dumpster to be located

in interior side yard (Supported with

condition)

Deviation fo minimum required

lighting and photometric standards

(Applicant indicates standards will be

met with Final Site Plan submittal)

ltems to be addressed on the Final Site

Plan submittal

Approval ltems to be addressed on the Final Site

recommended Plan submittal

Landscaping | Conditional Deviation for deficiency of parking lot

Plannin
9 recommended

Engineering




Approval
recommended

perimeter canopy trees (Supported
due to underground utility
easements)

Deviation for deficiency of greenbelt
plantings (Supported due fo gas line
easements)

Deviation for lack of greenbelt
plantings south of parking lot
(Supported due to insufficient space)
Deviation for lack of greenbelt berm
(Supported with hedge alternative)
Items to be addressed on the Site
Plan submittal

Approval
recommended

Deviation for lack of loading zone
Deviation for parking setback
Deviation if all bicycle parking
facilities are not made accessible via
6’ paved route

Ifems to be addressed on the Site
Plan submittal

TIS Review

Approval Not
recommended

Revisions to the RTIS required
Updates should be provided to city

Facade

Approval
recommended

Section 9 waiver for overage of
asphalt shingles (Supported)

Conditional
Approval
recommended

Hazardous Chemical Survey to be
submitted

l[fems to be addressed on the Final
Site Plan submittal




MOTION SHEET

Approval
In the matter of Morgan Place, JZ19-17, with Zoning Map Amendment 18.731, motion to

recommend approval fo City Council to rezone the subject property from Freeway
Service (FS) to General Business (B-3) with a Planned Rezoning Overlay Concepft Plan.

Part 1: The recommendation includes the following ordinance deviations for consideration
by the City Council:

. Landscape deviation from section 5.5.3.C.(3) Chart footnote for lack of three
perimeter parking lot trees, because underground utility easements occupy 90 linear
feet of parking lot perimeter.

Landscape deviation from section 5.5.3.B.ii and iii for underage of greenbelt plantings
by two large evergreen or canopy trees and three subcanopy trees, because the
frees cannot be planted in 90 linear foot wide gas pipeline easements

Landscape deviation from section 5.5.3.B.ii andiii for lack of berm along Haggerty
Road, due to the unusual shape of the site.

Planning deviation from section 5.3.13 for not meeting the minimum distance
requirement between the parking from the street ROW. A minimum of 25 feet is
required, varied widths from 16 feet to 20 feet proposed, because less traffic is
expected in and out the site.

A section 9 waiver for overage of Asphalt shingles on the west and east facades (25%
maximum allowed, 48% on West and 46% on east proposed), because the proposed
elevations meet the intent of the facade ordinance.

Planning deviation from section 3.1.12.D for not meeting the minimum required rear
yard building setback (minimum of 20 feet is required, four feet is proposed), as the
proposed building location is limited by the existing gas line easement on the site.

Planning deviation from section 3.1.12.D for not meeting the minimum required front
yard parking setback (minimum of 20 feet is required, ten feet is proposed), due to the
unusual shape of the lot.

Planning deviation from section 5.4.2 for lack of required loading zone, because the
proposed conditions include restricting the uses permitted on the site to those that
would not require a loading zone.

Planning deviation from section 4.19.2.F for allowing the dumpster in the interior side
yard in lieu of required rear yard, as the applicant has committed to comply with trash
pick-up services so as not to interfere with site operations or traffic along Haggerty
Road.

Part 2: If the City Council approves the rezoning, the Planning Commission recommends
the following conditions be made part of the PRO Agreement:




The applicant offers installation of sidewalk in front of the detention basin, immediately
south of the subject site, fo connect with right-of-way sidewalk improvements for this
development (approximately 180 linear feet).
The applicant offers the planting of native shrubs along the right-of-way in front of the
detention ponds fo the south of the subject site and on the opposite side of Haggerty
Road (5 native shrubs);
Applicant offers a pedestrian connection and landscaped seating feature is located
in front of the building, providing an additional pedestrian amenity to the area.
The following uses are not permitted on the property, unless otherwise approved by
the City of Novi with a finding that adequate parking is available:
a. Retail business and retail business service uses;
b. Off-street parking lofs;
c. Restaurants having the character of a drive in or having a drive-through
window;
Theaters, assembly halls, concert halls, museums or similar places of assembly;
Business schools and colleges or private schools operated for profit;
Day Care Centers and Adult Day Care Centers;
Private clubs, fraternal organizations, and lodge halls;
Hotels and motels;
Mortuary establishments;
Auto wash;
Bus passenger stations;
New and used car salesroom, showroom, or office
. Tattoo parlors;
Outdoor space for sale of new or used automobiles, campers, recreation
vehicles, mobile homes, or rental of trailers or automobiles;
Businesses in the character of a drive-in or open front store;
Plant materials nursery for the retail sale of plant materials and sales of lawn
furniture, playground equipment and garden supplies;
Public or private indoor recreational facilities;
Mini-lube or quick oil change establishments;
. Gasoline service station and automobile repair; and
t.  Microbrewery or brew-pub.
5. The applicant shall provide an updated Rezoning Traffic Impact Study as requested in
the AECOM review letter dated May 17, 2019.

Part 3: This motion is made because the proposed the General Business (B-3) zoning district
is a reasonable alternative to the Master Plan for Land Use, and because:

1. The proposed rezoning willremove the potential for many of the high-traffic uses
allowed in the FS, Freeway Service District while permitting those office uses that
are more appropriate for the site;

The requested PRO overlay and deviations requested will allow flexibility with
meeting the dimensional challenges of this site;

The project is consistent with the Master Plan goal to retain and support the growth
of existing businesses and attract new businesses to the City of Novi.

There is no negative impact expected on public utilities as compared with the
current development potential as stated in the Engineering memo.




Denial

In the matter of Morgan Place, JZ19-17, with Zoning Map Amendment 18.731, motion fo
recommend denial fo City Council fo rezone the subject property from Freeway Service
(FS) to General Business (B-3) with a Planned Rezoning Overlay Concept Plan... because
[insert any reasons]

-AND-

Approval - Preliminary Site Plan
In the matter of Morgan Place, JSP19-21, motion to approve the Preliminary Site
Plan based on and subject to the following:

a. The City Council granting final approval of the PRO Agreement and PRO Concept
Plan;

b. All conditions and deviations in the final PRO Agreement and PRO Concept Plan
being addressed on the Final Site Plan;

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

d. (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 Morgan Place, JSP19-21, motion fo approve the Stormwater
Management Plan, based on and subject to:

a. The City Council granting final approval of the PRO Agreement and PRO Concept
Plan;

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; and

c. (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.)
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MAP INTERPRETATION NOTICE

Map information depicted is not intended to replace or substitute for
any official or primary source. This map was intended to meet
National Map Accuracy Standards and use the most recent,
accurate sources available to the people of the City of Novi.
Boundary measurements and area calculations are approximate
and should not be construed as survey measurements performed by
a licensed Michigan Surveyor as defined in Michigan Public Act 132
of 1970 as amended. Please contact the City GIS Manager to
confirm source and accuracy information related to this map.
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LEGAL DESCRIPTION

A PARCEL OF LAND B THE ;oumusl 1/4 OF SECTION 34, mm 1
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NOTES:
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2) EXTERIOR LIGHTING MUST COMPLY WITH SECTION 2511
OF THE CITY OF WOV CODE.
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REQUIRED PARKING CALCULATION:
“TWO ENTRY DOORS
-PLANNED COMMERCIAL OR SHOPPING CENTERS

(248) 3734003 PH -1 SPACE PER 250 GROSS LEASABLE AREA

;'..’;‘,7'5;, (248} 373-6280 Fax 2,220 SF GROSS LEASABLE AREA (GLA)
o s n o covrmacron
I PARKING REQUIRED 2220SF/2505F = 8.88 OR 9 SPACES |17y /17 .
PARKING REQUIRED [eovcrmin

SITE PLAN:
EXISTING ZONING : FS
PROPOSED ZOING : O5-1 (WITH P.R.O.)
TAX LD, 50-22-36-476-006
GROSS ACREAGE : 0.48 AC
EXISTING WETLANDS: NONE
EXISTING WOODLANDS: NONE
BUILDING SETBACKG REQUIRED:
TY ROAD : 30' MIN
EAST SIDE : 15' MIN
SOUTH SIDE: 20' MIN

ACCESS AISLE WILL

INTERHATIONAL SYMEBOL or

SHOWN DN THE PAVEMENT MARKED 1N Wha

UN:)E&MYED FM‘MNC SPACES MARKED 5 WhITE.
REE PARKING SPACE ABUTS THE

nnst UNDEWATED SPNCE. 'HEF( SHOULD BE
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!FE HATCH INDICATED l| THE TURNAROUND BAY
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M U]OS&NMCHED I‘H 4 INCH YELLOW STRIPING 4
FOOT
PARKING SETBACKS REQUIRED:

HAGGERTY ROAD : 20' MIN

EAST SIDE : 10' MIN

SOUTH SIDE : 10' MIN.
OPEN SPACE : 0.27 AC. - 0.27 AC./048 AC. = 56%
BUILDING HEIGHT = 20-3 FT.

PROPRIETOR/DEVELOPER:

; cruna rihos ZROPRIETORIDEVELOPER:

( fDuMPSTER DETAILS TROWBRIDGE HOMES OF HIDEAWAY, LLC
ﬁ HIGHER THAN REFUSE BINS™

TERIOR BUMPERS QR BOLLARDS

SOt 1T 1S NOT DIRECTLY

L REMOVAL VEHICLES
SFE SHEET A1)

WELL acmsemm & ASSOCIATES
4700 CORNERSTONE DI
WHITE LAKE, M 3688

LANDCAPE ARCHITECTURE = SURVEYOR:

VERT VERDE LANDSCAPE ARCHITECTURE, LLC  GREEENTECH
JAMES GRAY 51147 PONTIAC TRAIL
WIXOM, M1 45393
PHONE 248-665.0700

44960 ALBERT DRIVE
PLYMOUTH, M, 48170
754.219.3565

TRIC PLAN
@ DETAILS SHEET INDEX
1) SITE PLAN
52)  EXISTING CONDITIONS PLAN
$3)  GRADING PLAN
s4)  UTILITY PLAN
$5) STORM SEWER PROFILES
$6)  SOIL EROSION CONTROL PLAN
S7) STORM WATER MANAGEMENT PLAN
LS-1) LANDSCAPE PLAN
LS-2) LANDSCAPE PLAN
Al) COVER SHEET
A2) FLOOR PLAN
A3) ELEVATIONS
Ad) ELEVATIONS
A5) DETAILS
DETAILS
10F1)PHOTOMETRIC PLAN
10F2)CITY OF NOVI SANITARY SEWER DETAILS
20E2)CITY OF NOVI SANITARY SEWER DETAILS
10F1)CITY OF NOVI STORM SEWER DETAILS
I10F2)CITY OF NOVI WATER MAIN DETAILS
20E2)CITY OF NOVI WATER MAIN DETAILS
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Consulting Civil Engineers
"Engineering A Better Michigan"

'neeril‘lg & Associates, LLC

4700 Cornerstone Drive, White Lake, Michigan 48383

P:248.714.9895 help@powelleng.net
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City of Novi Landscape Specifications City of Novi Maintenance Notes Note Key:
T e

e
A MAINTENANCE OR REQUIRED PLANTINGS BY THE OWNER SHALL BE CARRED OUT SO AS TO @  provoseo A pannG Lo skt
2 PRESENT A HEALTHY, NEAT AND ORDERLY APPEARANCE FREE FROM REFUSE AND DEBRS. ENGINEERNG DRAWINGS ,
e, i, S, el i o e Ver
oLe ALL UNHEALTHY AND DEAD MATERIAL SHALL BE REPLACED WITHIN THREE MONTHS, OR THE @  rroposed ouesi encLosure, see \V4 verde
Oceupancy, planting NEXT APPROPRIATE PLANTINGS PRIOR, WHICHEVER OCCURS FIRST. HITECTURAL " andscape
somon e . @  ProposeD TNSFORMERPAD, EE TvPiGAL CTY architectore
ALL LANDSCAPED AREAS SHALL BE PROVIDED AND AUTOMATIC IRRIGATION SYSTEM (SEE SFNOVIDETAL
Oecupancy ATACHED ) 7342893868 Plymouth, MI
Seig held o the cuteanang tems and ey tose s - @ e oncamp musmsce James@vertverde.com
The nspecion e
15th, 16 and March 31, a TREE STAKES, GUY WIRES AND TREE WRAP SHALL BE REMOVED AFTER ONE WINTER SEASON. CONDOMNIUMS STORM WATER BASIN
: N . o (3 crowG S50 N ® et ees o REMAN - et
parcy a5 cuined ahovn. Begiaing ar PLANTINGS SHALL BE GUARANTEED FOR TWO (2) GROWING SEASONS AFTER DATE OF THE
e e o b e e e ACGEPTANCE OF INSTALLATION. (§  PROPOSED CONCRETE SOEWALK, TPCAL e Re"‘*i‘;’:;‘;‘;”;’féi;
ahealty. growing
o PROPOSED CONCRETE RETANING WAL SEE
et e el arin IF GRASS OR WEEDS EXCEED THE HEIGHT SPECIFIED IN CHAPTER 21 OF THE NOVI CODE OF @  rrorosn concrere reraG walL 12112019 Revision
o e e et sl ve ‘ORDINANCES, OR IF SHRUBS ARE ALLOWED TO OBSTRUCT VISION ACROSS ANY PORTION OF St
o e THE ISLAND AND THE RESPONSIBLE PARTY IS UNWILLING TO RECTIFY THE PROBLEM THE CITY
it r 1 generaly g condicn WILL ABATE SUCH VIOLATIONS AND SHALL ACCESS THE COST OF SUCH ABATEMENT EXISTING LIQUID PETROLEUM PIPELINES
N MEASURES IN THE MANNER PROPOSED BY THE DEVELOPER AND APPROVED BY THE CITY IN
e g ocuon (®  oecioous canosy e, see ica Civ oF
SUCH INSTRUMENT.
@ vinor NOVI PLANTING DETALS
e Gty
e : @  cvencrsen e, s AL v os ow
o ) PLANTNG DETALS
replaced. City of Novi Standard Notes
etseaand oot o o oV @  omAMENTAL TREE, SEE TYPICAL CITY OF NOVI
6 bramonance ALL LANDSCAPE MATERIALS, INSTALLATION, AND MAINTENANCE SHALL e A
@) d onderly COMPLY W/ SECTION 5.5
‘appearance, ree ffom refuse and debris. (@  SHRUB AND PERENNIAL PLANTING, SEE TYPICAL
() proper /ALL PLANT MATERIAL SHALL BE LOCALLY GROWN OR OF THIS NORTH CITY OF NOVI PLANTING DETAILS
) MIDWEST AMERICAN REGION AND CONFORM O THE CURRENT AAN @  soo0s0 Lann over N > b5
2 STANDARDS. USE NO.1 GRADE PLANT MATERIAL o o B Ureher
Project:
S PLANTING PERIOD SHALL BE: NO EARLIER THAN MARCH 15 AND NO LATER (@  sNOW STORAGE AREA _— e
e mesion s NOV- 15 ANTICIPATED: 2019:2020 ® comvsonmacie TRIANGLE PLACE
ALL PLANT MATERIAL SHALL BE MAINTAINED IN A HEALTHY GROWING SHOVEL CUT EDGE BETWEEN LAWN AND i
CONDITION FREE OF WEEDS AND DEERIS WITH ONE CULTIVATION FOR WEED ©® oo Novi, Michigan
i approved b he Gty n su nsment. CONTROL PER MONTH DURING JUNE, JULY AND AUGUST. THIS ESTABLISHMENT
7. Responeiinyand Ceriatesof Oucupancy. The e of e property ubjct 0 herquiement of s PERIOD SHALL BE TWO (2) YEARS FROM THE DATE OF APPROVAL OF @ reocclearvison Aea
per PLANTINGS BY THE CITY OF NOVI, REPLACEMENT OF ANY FAILING PLANT NoE
MATERIAL, INCLUDING TREES, SHALL BE GUARANTEED DURING THE TWO (2) FOR SOIS INFORMATION, S5 SHEET § OF THE
mpravement i pposes of Subsecions 005 and 5. YEAR ESTABLISHMENT PERIOD. FAILING PLANT MATERIAL SHALL BE REPLACED PREVIOUSLY SUBMITED ENGINEERING PLAN ZONED: FARMINGTON HILLS
WITHIN THREE MONTHS, OR THE NEXT GROWING SEASON. COMPLETED Y GREENTECH ENGIEEANG, INC COMMERCIAL
. DATED MARCH 23, 2016 rojct sporsor

ALL LANDSCAPE AREAS SHALL BE IRRIGATED BY AN AUTOMATIC IRRIGATION GREENTECH JOB NO. 12153 B
SYSTEM. Trowbridge Companies

2617 Beacon Hill Drive
Auburn Hills, MI 48326

1105 F Foundation
landscape area

Site Landscape Calculations
INTERIOR PARKING AREA LANDSCAPE REQUIREMEENTS: (P ALL TREE WRAP, STAKES AND GUY WIRES SHALL BE REMOVED AFTER ONE
WINTER SEASON

A: TOTAL SF LANDSCAPE REQUIRED : 362 sf (4,817 *075)
TOTAL SF LANDSCAPE PROVIDED: 600 1

ZONED: 05C

NO PLANTINGS GREATER THAN 12" HIGH SHALL BE PLANTED WITHIN TEN (10)

FEET OF FIRE HYDRANTS. PLANT MATERIAL SHALL NOT BLOCK VISIBILITY OF

HYDRANT. SEE SHEET L-2 FOR ALTERNATIVE AREA
LANDSCAPE PLANTING PLAN

|

B N/A

ANY AND AL SUBSTITUTIONS OR DEVIATIONS SHALL BE APPROVED IN

C: TOTAL SF OF LANDSCAPED ISLANDS: 362 (C=A+B) OR (362+0 = 3625F)
WRITING BY THE CITY PRIOR TO INSTALLATION,

D: REQURED CANOPY TREES IN PARKING LOT AREAS : 362 $F (C/ 200) NATURAL COLOR, FINELY SHREDDED HARDWOOD BARK-SEE PLANTING.

TOTAL TREES REQUIRED : 2 DETAILS FOR DEPTH.
TOTAL TREES PROVIDED: 2
NO PLANT MATERIAL SHALL BE PLANTED WITHIN 4 FEET OF THE PROPERTY LINE
428 SF Foundation

landscape area

AMINIMUM OF ONE CANOPY TREE PER 35 LF OF PARKING LOT PERIMETER
1S REQUIRED: (260 -110) LF /35 = 4
Note: 110 Ifis in existing utiity easements, applicant requests a waiver that this

length not be inclued in the calculation
o Sheet Name:

Landscape Plan

PLANT SCHEDULE
TOTAL CANOPY TREES REQUIRED: 4 pe——
TOTAL CANOPY TREES PROVIDED: 4

R.O.W. STREET TREE REQUIREMENTS: (R)

HAGGERTY ROAD:
Note: 90 Ifis in existing utilty easements, applicant requests a waiver that this
length not be included in the calculation

316 5F Foundation
landscape area

TOTAL R.O.W. TREES REQUIRED: 7 (255+95-00)/35
TOTAL R.O.W. TREES PROVIDED: 7

GREENBELT REQUIRED LANDSCAPE: (G)

CANOPY / EVERGREEN TREES
HAGGERTY ROAD!
165 LF NOT ADJ. TO PARKING /40= 3 TREES (255-90)/60
85 LF ADJACENT TO PARKING /35 = 2 TREES

200 SF Interior parking
landscape area

Note: 90 fisin existing utiity easements, applicant requests a waiver that this
length not be included in the calculation

TOTAL CANOPY / EVERGREEN TREES REQUIRED: 5
TOTAL CANOPY / EVERGREEN TREES PROVIDED: 5

SUB-CANOPY TREES
HAGGERTY ROAD.
228 LF NOT ADJ. TO PARKING /40 = 6 TREES (318-90)/40
85 LF ADJACENT TO PARKING /20= 4 TREES

200 SF Interior parking
landscape area

Seal

Note: 90 Ifis in existing utity easements, applicant requests a waiver that this
length not be included in the calculation

TOTAL SUB-CANOPY TREES REQUIRED: 10
TOTAL SUB-CANOPY TREES PROVIDED: 10

BUILDING FOUNDATION REQUIRED LANDSCAPE

1,849 SF LANDSCAPE REQUIRED.
1,849 SF LANDSCAPE PROVIDED

2311 x8

Additional street trees
per original 2008 PRO
Agreement
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PLAN REVIEW CENTER REPORT
March 05, 2020
Planning Review
Triangle Place
JZ 19-17 with Rezoning 18.730
JSP 19-21

PETITIONER
Trowbridge Companies

REVIEW TYPE

PRO Concept Plan

1st revision: Rezoning Request from FS Freeway Service to B-3, General Business with Planned
Rezoning Overlay

Preliminary Site Plan

PROPERTY CHARACTERISTICS

Section 36

Site Location East side of Haggerty Road, north of Eight Mile Road
Site School District Novi School District

Current Site Zoning FS Freeway Service

Proposed Site Zoning B-3, General Business with Planned Rezoning Overlay
Adjoining Zoning North | Farmington Hills

East Farmington Hills
West | OSC: Office Service Commercial
South | FS Freeway Service
Current Site Use Vacant
North | BP Gas station
East Holiday Inn
West | Warehouse Supply Office and Vacant Lots
South | Taco Bell( Fast food restaurant)

Adjoining Uses

Site Size 0.48 Acres
Plan Date 01-14-20
PROJECT SUMMARY

The parcel in question is located on the east side of Haggerty Road, north of Eight Mile Road in
Section 36 of the City of Novi. The property totals 0.48 acres and contains two parallel existing
easements for high pressure gas pipelines running through the property’s center that are 20 feet
wide and 27 feet wide respectively. The applicant is proposing the construction of an
approximately 2,420 sq. ft. single story building.

PROJECT REVIEW HISTORY

This property was rezoned with a Planned Rezoning Overlay (PRO) from FS to B-3, General Business.
The Planning Commission gave a positive recommendation for approval of the concept plan and
rezoning to City Council on June 27, 2007. The rezoning with PRO appeared before the City Council
on August 13, 2007. At that meeting, City Council granted preliminary approval of the plan and
rezoning. On December 17, 2007, City Council granted final approval of the Rezoning with PRO and
PRO Agreement. Several extensions to the PRO Agreement have been granted by the City
Council, but the most recent extension expired on May 30, 2016.
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The applicant has received approval for final site plan once in 2008 and again in 2014. The
applicant has restarted the site plan review again in 2017. However, it was kept on hold prior to
Planning Commission consideration.

At this time, all the previous approvals/extensions for both the PRO and the site plan have expired.
The subject property zoning was reverted back to FS. The applicant is therefore requesting to
rezone the subject parcel from Freeway Service (FS) to General Business (B-3).

PRO OPTION

The PRO option creates a “floating district” with a conceptual plan attached to the rezoning of a
parcel. As part of the PRO, the underlying zoning is proposed to be changed (in this case from FS
to B-3) and the applicant enters into a PRO agreement with the City, whereby the applicant
submits a conceptual plan for development of the site. The City Council reviews the Concept Plan,
and if the plan may be acceptable, it directs for preparation of an agreement between the City
and the applicant, which also requires City Council approval. Following final approval of the PRO
concept plan and PRO agreement, the applicant will submit for Preliminary and Final Site Plan
approval under standard site plan review procedures. The PRO runs with the land, so future owners,
successors, or assignees are bound by the terms of the agreement, absent modification by the City
of Novi. If the development has not begun within two (2) years, the rezoning and PRO concept
plan expires and the agreement becomes void.

RECOMMENDATION

Given the history of the approvals and because the proposed layout is the same as the previous
approved site plan, staff has considered the applicants request to review both PRO Concept plan
and Preliminary Site Plan at the same time. The plan will be subject to all current ordinance
requirements.

Approval for the Concept Plan and the Preliminary site plan is recommended contingent on
following information being clarified prior to Planning Commission meeting 1) allowable uses 2)
public benefits and 3) justification for the deviations. Please refer to Comments section for more
details.

REVIEW CONCERNS

The proposed layout is similar to the previously approved layout. The plan has to go through
approval process because previous approvals have expired. Based on the applicant’s request, the
current submittal is reviewed for conformance with the Planned Rezoning Overlay Plan and the Site
Plan requirements.

1. Allowable Uses: As part of the narrative, the applicant provided a list of restricted uses for this
property from B-3 allowable uses. These are the uses that would not be feasible due to site and
building size. It would mean, the uses listed below are permitted for this location. Staff
recommends that the uses in bold should be restricted as well for couple of reasons: 1) There is
no loading zone proposed that would be required for such uses, 2) Traffic is currently
recommending approval, because the narrative referred to office type uses 3) The possibility of
uses in bold will increase trip generation and traffic recommendation will be most likely invalid.

i. Retail business uses
ii. Retail business service uses
ii. Dry cleaning establishments
iv. Business establishments that perform services on the premises: such as but not limited to:
banks, loan companies, insurance offices and real estate offices
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10.

11

v. Professional services: Professional Services: Businesses which serve as offices for professional,
executive, administrative, and medical uses, including the offices of architects,
accountants, insurance, doctors, dentists, government and financial institutions.

vi. Tattoo parlors

vii. Professional and medical offices including laboratories
viii. Microbreweries

iX. Brewpubs

X. Veterinary hospitals or clinics

The applicant should provide a clarification of allowable uses considering available parking at
this location.

Public benefits: The applicant should refer to staff comments on page 7 and provide a
response.

Deviations: The applicant’s narrative or the response letter did not include the list of deviations
listed below. The applicant should provide a narrative addressing ““each Zoning Ordinance
provision sought to be deviated would, if the deviation were not granted, prohibit an
enhancement of the development that would be in the public interest, and that approving the
deviation would be consistent with the Master Plan and compatible with the surrounding
areas.” Refer to page 6 for more details and provide response accordingly.

Gas line easement: The building line sits on the edge of the Buckeye gasline easement. The
applicant should confirm if the foundation will be within the easement or outside. A letter of no
objection from the Buckeye gasline should be provided prior to the approval of final site plan.

Engineering: The Staff Engineer has reviewed the rezoning request. The review noted that the
PRO Concept plan meets the general requirements of Chapter 11 of the Code of Ordinances,
the Storm Water Management Ordinance and/or the Engineering Design Manual.

Landscape: Landscape review supports the two deviations that would be required. The plans
should include information about off-site landscape that is being offered as a public benefit.

Traffic: According to the Traffic review, it does not appear that there are major concerns with
the proposed design. Traffic recommends approval with additional comments to be addressed
with final site plan.

Rezoning Traffic Study: A rezoning traffic study was provided. Traffic is currently recommending
approval, because the narrative referred to office type uses only. If retail uses are proposed, it
raises serious concerns with trip generation and lack of loading zone. An update to the study
should be provided at the final site plan with the final approved list of uses.

Wetlands & Woodlands: There are no regulated wetlands and woodlands on the site.

Facade: Facade notes that the proposed elevations exceed the maximum allowable
percentages for Asphalt Shingles. The deviation is supported.

. Fire: Fire recommends approval.

LAND USE AND ZONING: FOR SUBJECT PROPERTY AND ADJACENT PROPERTIES

The following table summarizes the zoning and land use status for the subject property and
surrounding properties.
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Existing Zoning Existing Land Use

Master Plan Land Use Designation

Local Commercial

Subject Property | FS Freeway Service Vacant (Uses consistent with B-2 or B-3)
Northern Parcels | Farmington Hills Gas Station NA
Eastern Parcels | Farmington Hills Hotel NA
Western Parcels OSC: Office Service Office Commercial (Uses consistent with
(across : Hotel R . :
Commercial OSC: Office Service Commercial)
Haggerty Road)

Southern Parcels

Storm water Pond

FS Freeway Service

Local Commercial
(Uses consistent with B-2 or B-3)

_ ""a"f...-‘n.{ o
Fast Food Restaurant g=
e bt

i 7Y

Comparison of Zoning Districts
The following table provides a comparison of the current (FS) and proposed (B-3) zoning

classifications.

Compatibility with Surrounding Land
Use

The subject property is surrounded by
compatible uses to the north, east and
northwest as noted in the table above.
The compatibility of the proposed
rezoning with the zoning and uses on
the adjacent properties should be

considered by the Planning
Commission in making the
recommendation to City Council on
the rezoning request. Parking
calculations for the proposed
development indicate a Planned
Shopping Center for this use. The

applicant should indicate possible uses
for the site. All uses permitted in B-3
may not be feasible due to available
parking and building size.

FS (EXISTING)

B-3 (PROPOSED)

Principal Permitted
Uses

See attached copy of Section 3.1.17.B

See attached copy of Section 3.1.12.B
Outdoor Storage yards*

Special Land Uses

See attached copy of Section 3.1.17.C

See attached copy of Section 3.1.12.C

Lot Size

Lot Coverage

Except where otherwise provided in this Ordinance, the minimum lot area and
width, and the maximum percent of lot coverage shall be determined on the basis
of off-street parking, loading, greenbelt screening, yard setback or usable open
space requirements as set forth in this Ordinance.

Building Height

25 ft or 1 story, whichever is less

30 feet

Front: 30 feet
Rear: 20 feet

Building Setbacks Side: 10 feet Side: 15 feet
Exterior side yard setbacks same as front | Exterior side yard setbacks same as front
yard yard

Front: 30 feet
Rear: 20 feet

Parking Setbacks

Front: 20 feet

Rear: 10 feet

Side: 10 feet

Exterior side yard setbacks same as front
yard

Front: 20 feet

Rear: 10 feet

Side: 10 feet

Exterior side yard setbacks same as front
yard
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DEVELOPMENT POTENTIAL

Current zoning would allow for small list of service uses such as gas station, motels, parking garage,
minor automobile establishments. However, development under permitted may not be entirely
possible due to odd shape of the site (triangle), small size (0.48 acres) and the setback
requirements. As noted later in the review, the site plan as proposed would require multiple
deviations from setbacks and greenbelt requirements. Therefore, the applicant is proposing to
rezone to B-3 with a Planned rezoning overlay. This would allow developing the property with the
required deviations as part of the PRO agreement. The applicant should indicate possible uses for
the site. All uses permitted in B-3 may not be feasible due to available parking and building size.

2016 MASTER PLAN FOR LAND USE: GOALS AND OBJECTIVES

The proposed development could be said to follow some of the objectives listed in the 2016 Master
Plan for Land Use update (adopted by Planning Commission on July 26, 2017) as listed below.

1. General Goal: Economic Development
Obijective: Retain and support the growth of existing businesses and attract new businesses to
the City of Novi.

MAJOR CONDITIONS OF PLANNED REZONING OVERLAY AGREEMENT

The Planned Rezoning Overlay process involves a PRO concept plan and specific PRO conditions in
conjunction with a rezoning request. The submittal requirements and the process are codified
under the PRO ordinance (Section 7.13.2). Within the process, which is initiated by the applicant,
the applicant and City Council can agree on a series of conditions to be included as part of the
approval which must be reflected in the Concept Plan and or the PRO agreement.

The PRO conditions must be in material respects, more strict or limiting than the regulations that
would apply to the land under the proposed new zoning district. Development and use of the
property shall be subject to the more restrictive requirements shown or specified on the PRO Plan,
and/or in the PRO Conditions imposed, and/or in other conditions and provisions set forth in the
PRO Agreement. The applicant should continue working with the staff to finalize the list of
conditions. Timing of completion of offered benefits is recommended condition. The narrative lists
conditions which are also listed as public benefits.

ORDINANCE DEVIATIONS

Section 7.13.2.D.i.c(2) permits deviations from the strict interpretation of the Zoning Ordinance
within a PRO agreement. These deviations must be accompanied by a finding by City Council that
“each Zoning Ordinance provision sought to be deviated would, if the deviation were not granted,
prohibit an enhancement of the development that would be in the public interest, and that
approving the deviation would be consistent with the Master Plan and compatible with the
surrounding areas.” Such deviations must be considered by City Council, who will make a finding
of whether to include those deviations in a proposed PRO agreement. A proposed PRO
agreement would be considered by City Council only after tentative approval of the proposed
concept plan and rezoning.

The Concept Plan submitted with an application for a rezoning with a PRO is not required to
contain the same level of detail as a preliminary site plan. Staff has reviewed the applicant’s
Concept Plan in as much detail as possible to determine what deviations from the Zoning
Ordinance are currently shown. The applicant may choose to revise the concept plan to better
comply with the standards of the Zoning Ordinance, or may proceed with the plan as submitted
with the understanding that those deviations would have to be approved by City Council in a
proposed PRO agreement. The following are deviations from the Zoning Ordinance and other
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applicable ordinances shown on the concept plan. The applicant’s narrative or the response letter
did not include the list of deviations listed below. The applicant should provide a narrative
addressing ‘“each Zoning Ordinance provision sought to be deviated would, if the deviation were
not granted, prohibit an enhancement of the development that would be in the public interest,
and that approving the deviation would be consistent with the Master Plan and compatible with
the surrounding areas.”

SUPPORTED BY STAFF

1. Landscape deviation from section 5.5.3.C.(3) Chart footnote for lack of three perimeter
parking lot trees. This is supported because underground utility easements occupy 90If of
parking lot perimeter.

2. Landscape deviation from section 5.5.3.B.ii and iii for underage of greenbelt plantings by two
large evergreen or canopy trees and three subcanopy trees. This is supported because the
trees cannot be planted in 90If wide gas pipeline easements

3. Landscape deviation from section 5.5.3.B.ii and iii for lack of berm along Haggerty Road. This is
supported due to impractical shape of the site.

4. Planning deviation from section 5.3.13 for not meeting the minimum distance requirement
between the parking from the street ROW. A minimum of 25 feet is required, varied widths from
16 feet to 20 feet proposed. This is supported because of the fewer traffic expected in and out
the site.

5. Asection 9 waiver for overage of Asphalt shingle on the west and east facades. 25% maximum
allowed, 48% on West and 46% on east proposed. This is supported because the proposed
elevations meet the intent of the facade ordinance.

6. Planning deviation from section 3.1.12.D for not meeting the minimum required rear yard
building setback. A minimum of 20 feet is required, four feet is proposed. This is supported as the
proposed building location is limited by the existing gasline easement on the site.

7. Planning deviation from section 3.1.12.D for not meeting the minimum required front yard
parking setback. A minimum of 20 feet is required, ten feet is proposed. This is supported due to
unusual shape of the lot.

SUPPORTED BY STAFF IF SATISFACTORY REVISIONS COMPLETED PRIOR TO PLANNING COMMISSION

MEETING

1. Planning deviation from section 5.16 for not meeting the minimum required width for access
path to the bike racks. A minimum of 20 feet is required, five to six feet is proposed. Please refer
to traffic review for more details. Staff recommends revising the plan to conform.

2. Planning deviation from section 5.4.2 for lack of required loading zone contingent on the
restricted uses for this site. This can be supported if list of allowable uses is revised per staff’s
recommendation. Refer to comments for more details.

3. Planning deviation from section 4.19.2.F for allowing the dumpster in the interior side yard in lieu
of required rear yard. The dumpsters are not accessible by the truck. Staff contacted the trach
collection services and they indicated that the occupants should place the dumpsters in a
convenient location. The applicant should indicate how and where dumpsters will be rolled out
for trash pick-up. The applicant should contact the trash pick-up services to identify the times of
pick up for this location and provide how it will be handled for this site. Staff wanted to make
sure that the temporary location does not conflict with site operations or traffic along Haggerty
Road.
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4. Planning deviation from section 5.7 for not meeting the minimum required standards for the
lighting and photometric plan. Please refer to Plan review chart for more comments. The lighting
and photometric plan currently does not meet the Ordinance standards. Staff strongly
recommends revising to comply. Or provide justification for the deviations required. A final list
will be determined based on the response letter.

All deviations from the ordinance requirements are preferred to be identified and included in PRO

Agreement. Any deviations identified during later reviews after Concept Plan approval will restart
the PRO concept process.

APPLICANT’S BURDEN UNDER PRO ORDINANCE

The Planned Rezoning Overlay ordinance (PRO) requires the applicant to demonstrate that certain
requirements and standards are met. The applicant should be prepared to discuss these items,
especially in number 1 below, where the ordinance suggests that the enhancement under the PRO
request would be unlikely to be achieved or would not be assured without utilizing the Planned
Rezoning Overlay. Section 7.13.2.D.ii states the following:

1. (Sec. 7.13.2.D.ii.a) Approval of the application shall accomplish, among other things, and as
determined in the discretion of the City Council, the integration of the proposed land
development project with the characteristics of the project area, and result in an
enhancement of the project area as compared to the existing zoning, and such
enhancement would be unlikely to be achieved or would not be assured in the absence of
the use of a Planned Rezoning Overlay.

2. (Sec. 7.13.2.D.ii.b) Sufficient conditions shall be included on and in the PRO Plan and PRO
Agreement on the basis of which the City Council concludes, in its discretion, that, as
compared to the existing zoning and considering the site specific land use proposed by the
applicant, it would be in the public interest to grant the Rezoning with Planned Rezoning
Overlay; provided, in determining whether approval of a proposed application would be in
the public interest, the benefits which would reasonably be expected to accrue from the
proposal shall be balanced against, and be found to clearly outweigh the reasonably
foreseeable detriments thereof, taking into consideration reasonably accepted planning,
engineering, environmental and other principles, as presented to the City Council, following
recommendation by the Planning Commission, and also taking into consideration the
special knowledge and understanding of the City by the City Council and Planning
Commission.

PUBLIC INTEREST/ BENEFITS TO PUBLIC UNDER PRO ORDINANCE

Section 7.13.2.D.ii states that the City Council must determine that the proposed PRO rezoning
would be in the public interest and the benefits to public of the proposed PRO rezoning would
clearly outweigh the detriments. Staff comments in bold are provided below

Below are the key project benefits supporting the PRO rezoning request as listed in the applicant’s
narrative:

1. The proposed rezoning will remove the potential for many of the high intensity uses allowed
in the FS, Freeway Service District while permitting those office uses that are more
appropriate for the site; please refer to the comments about allowable uses under page 2.

2. Development of the property for office use eliminates the need for an unsightly loading
zoning in the front yard, since large deliveries are not anticipated; this is an incidental
benefit due to restricted uses.

3. This project includes the installation of sidewalks, both on- and off-site, to complete the
pathway connection on that stretch of Haggerty Road. This will help create a more
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walkable and bikeable corridor, in an area that is currently dominated by heavy vehicular
traffic; the applicant is referring to segments along east of Haggerty Road. The applicant
should provide an estimate for the design and construction of these improvements. Also,
indicate the timing of completion of these improvements. This is considered a benefit.

4. Off-site shrubs are being planted to supplement the project and improve the aesthetics in
the corridor;_this is considered a benefit.

5. High-quality building elevations are being provided to help ensure that the intended high-
quality character of the area is being maintained; the proposed elevations would require a
section 9 waiver. While the elevations are harmonious and use good quality materials, they
are not considered to be above and beyond the expected quality along a major corridor.
This is not considered a benefit.

6. A pedestrian connection and landscaped seating feature is located in front of the building,
providing an additional pedestrian amenity to the area; while this is a good concept, there
is more scope for beautification to be qualified for a public benefit. As landscape review
noted, there is scope for additional shrubbery along the parking lot perimeter.

7. The proposed project utilizes a small, physically challenged site and adds to the tax base of
the City while requiring limited additional public services;_this is an incidental benefit

Previously approved PRO agreement included the following benefit, which is currently not included
in the applicant’s narrative. Please provide us with an update in your response letter if this benefit is
still valid. If yes, provide additional information. If no, please indicate if any additional benefits are
offered in lieu of this one.

1. If Owner is able to secure approval to discharge storm water from the Land to the storm
water retention area on the west side of Haggerty Road (as opposed to dealing with it
though typical on-site retention), Owner shall extend the public sidewalk approximately 500
linear feet along City-owned property on the west side of Haggerty Road as shown on the
PRO plan. The developer agreed to extend the public sidewalk 500 linear feet along the
City owned property on the west side of Haggerty road provided an agreement could be
reached with the adjacent property owner to allow the storm water generated by the
subject property to discharge into the storm water retention area on the west side of
Haggerty Road.

NEXT STEP: PLANNING COMMISISON MEETING

The rezoning request is scheduled for a public hearing for Planning Commission recommendation to
City Council. Given the history and multiple reviews the plan went through over the years, staff is
also recommending approval of Preliminary site plan, contingent of PRO agreement approval.
Please submit the following no later than 9 am on March 16, 2020.
1. Aresponse letter addressing all staff comments
2. Site plan submittal (all sheets) dated 01-14-20 in PDF format, with no changes made to
address these comments.

AFTER PLANNING COMMISISON APPROVAL

1. City Council Meeting
If Planning Commission approves, the request will be presented to the City Council twice: 1) for
the tentative approval of the plan, 2), for the final approval of the plan and the PRO
agreement.

2. Final Site Plan Submittal
If the receiving City Council grants approval, the applicant should submit for final site plan
approval. Please submit the following for Final Site Plan review and approval:
1. Five copies of Final Site Plan addressing all comments from Preliminary review
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2. Response letter addressing all comments and refer to sheet numbers where the change is

reflected

Final Site Plan Application

Final Site Plan Checklist

Engineering Cost Estimate

Landscape Cost Estimate

Other Agency Checklist

Hazardous Materials Packet (Non-residential developments)

Non-Domestic User Survey (Non-residential developments)

10. No Revision Facade Affidavit (f ho changes are proposed for Facade. If changes are
proposed, include an additional set of plans in the submittal.)

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

©CoNoOO AW

3. 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.

4. 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_9
size 24” x 36” copies with original signature and original seals, to the Community Development
Department for final Stamping Set approval. Pre-Con meetings are generally held after
Stamping Sets have been issued.

5. 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. No work on the site may be commenced before a pre-construction
meeting is held. Please contact Sarah Marchioni [248.347.0430 or smarchioni@cityofnovi.org]
in the Community Development Department. There are a variety of requirements, fees and
permits that must be issued before a Pre-Con can be scheduled.

SIGNAGE

Exterior Signage is not regulated by the Planning Division or Planning Commission. Please contact
the Ordinance Division 248.735.5678 for information regarding sign permits. The followings items
shown on the current plans would require a sign permit and are not considered as part of the
current approval.

1. Temporary mural signs of the Guernsey cow images

2. Building signhage

3. Relocation of monument sign is subject to City of Novi Community relations review

4. Murals painted on the building such as the blue ribbon

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.
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If the applicant has any questions concerning the above review or the process in general, do not
hesitate to contact me at 248.735.5607 or skomaragiri@cityofnovi.org.

o e

Sri Ravali Komaragiri — Planner


mailto:skomaragiri@cityofnovi.org
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Items in Bold need to be addressed by the applicant with the next submittal
Items in_Bold and Underlined do not comply with the Zoning Ordinance at this time

Prepared by:
Contact:

PLANNING REVIEW CHART

B-3 Community Business District

Review Date:
Review Type:
Project Name:

Plan Date: 01-14-20

March 02, 2020
PRO Concept Plan and Preliminary Site Plan (1st Revision)
JZ 19-17 with Rezoning 18.730 & JSP 19-21: Triangle Place

Sri Ravali Komaragiri
E-mail: skomaragiri@cityofnovi.org

Phone: 248.735.5607

Items underlined need to be addressed prior to the approval of the stamping sets or later as noted

ltem Required Code Proposed Meets | Comments
Code
Zoning and Use Requirements
Master Plan Local Commercial Retail Center Yes
(adopted July 26,
2017)
Area Study None NA
Zoning B-3: General Business District | B-3: General Business Yes
(Effective Dec. 25, District
2013)
Uses Permitted Sec 3.1.12.B: Principal Uses 2,420 sq. ft. single story |Yes? |The applicants
(Sec 3.1.12.B & C) |Permitted. building narrative has a list
(Sec 3.1.21.B & C) |Sec 3.1.12C: Special Land of restricted uses
Uses
Phasing Phasing is not proposed with the current proposed NA
concept plan
PRO Concept Plan Submittal: Additional requirements
Written Statement |Potential development A narrative is provided |Yes Refer to Plan review
(Site under the proposed zoning letter for more
Development and current zoning comments.
Manual)
Identified benefit(s) of the Narrative includes Yes? |Refer to Plan review
The statement .
: development proposed benefits letter for more
should describe
. comments.
the following
Conditions proposed for Narrative includes Yes? |Referto Plan review
inclusion in the PRO proposed conditions letter for more
Agreement (i.e., Zoning comments.
Ordinance deviations,
limitation on total units, etc.)
Sign Location Plan |Installed within 15 days prior |Provided Yes Sign draft approved,

(Page 23,SDM)

to public hearing

scheduled to be
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ltem Required Code Proposed Meets | Comments
Code
Located along all road installed by 3-6-20.
frontages
Rezoning Traffic A Rezoning Traffic Impact Provided Yes
Impact Study Study as required by the City
(Site development | of Novi Site Plan and
manual) Development Manual.
Community - Over 30 acres for permitted | Not required NA
Impact Statement non-residential projects
(Sec. 2.2) - Over 10 acresin size fora
special land use
- All residential projects with
more than 150 units
- A mixed-use development,
staff shall determine
B-3 Business District Required Conditions (Sec. 3.10)
Uses enclosed All business, servicing or Unable to determine No? |Please add this note

within buildings
(Sec. 3.10.1.B)

processing, except for off-
street parking, loading/
unloading shall be
conducted within
completely enclosed

to the site plan

buildings
Height, bulk, density and area limitations (Sec 3.1.12)
Frontage on a Frontage on a Public Street is |Frontage on Haggerty |Yes
Public Street. required Road
(Sec.5.12)
Access to Major | Vehicular access shall be Access to Haggerty Yes
Thoroughfare provided only to an existing |Road
(Sec.5.12) or planned major
thoroughfare or freeway
service drive. Refer to
Section 5.12 for exceptions
Minimum Zoning |Except where otherwise
Lot Size and Lot provided in this Ordinance,
width the minimum lot area and
(Sec 3.6.2.D) width, and the maximum
Maximum % of Lot percent Of.bt coverage shall Not indicated No Provide the
be determined on the basis .
Area Covered . . maximum % of lot
L of off-street parking, loading, :
(By All Buildings) . covered under site
greenbelt screening, yard
data
setback or usable open
space.
(Sec 3.6.2.D)
Building Height 30 ft 20°-3” Yes

(Sec. 3.1.23.D)

Building Setbacks (Sec 3.1.12.D)
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ltem Required Code Proposed Meets | Comments
Code
Front (Haggerty 30 ft. 30 ft. Yes Rear setback does
Road) not does not meet
the minimum
requirements. It is
Rear (east) 20 ft. 4 ft. No? |considered a
deviation
Side (south) 15 ft. 15 ft. Yes
Parking Setback (Sec 3.1.12.D)
Front (Haggerty 20 ft. 10 ft. No? |Front parking
Road) setback does not
Rear (east) 10 ft. 15 ft.? Yes? meef[ the MInIMUM
requirements. It is
Side (south) 10 ft. 12 ft.? Yes? |considered a
deviation
Note To District Standards (Sec 3.6.2)
Exterior Side Yard |All exterior side yards Not applicable NA
Abutting a Street | abutting a street shall be
(Sec 3.6.2.0) provided with a setback
equal to the front yard
setback requirement of the
district in which located.
Minimum Lot Area | The minimum lot area and Proposed Yes
(Sec. 3.6.2.D) width, and the maximum
percent of lot coverage shall
be determined on the basis
of off-street parking, loading,
greenbelt screening, yard
setback or usable open
space requirements
Off-Street Parking | Off-street parking shall be Proposed Yes
in Front Yard permitted in the front yard,
(Sec 3.6.2.E) except that said parking shall
observe the minimum off-
street parking setback
requirements in Sec. 3.1 and
55.3
Wetland/ Refer to Sec 3.6.2 for more There are no regulated |NA
Watercourse details. wetlands and buffers
Setback on site
(Sec 3.6.2.M)
Parking setback |Required parking setback Landscape plan is No? |See landscape

screening

area shall be landscaped

provided

letter for additional
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ltem Required Code Proposed Meets | Comments
Code
(Sec 3.6.2.P) persec 5.5.3. details
Modification of Refer to Sec 3.6.2 for more None proposed NA
parking setback |details
requirements
(Sec 3.6.2.Q)
Parking setback |Wherever property directly Not applicable NA
for properties abuts or is adjacent to
abutting residentially zoned property,
residential the minimum parking yard
(Sec 3.6.2.L) setback shall be twenty (20)
feet
Parking, Loading, and Dumpster Requirements
Office uses Based on applicants 11 spaces proposed Yes Refer to Plan Review

calculations,
1 space for 222 GLA

For 2,250 GLA, 10 spaces
required

letter for more
comments and
additional
information
requested

The applicant
should contact
Community
Development prior
to leasing space to
verify parking
availability

Parking Space
Dimensions and
Maneuvering

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

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

Yes

Refer to Traffic’s
comments

Lanes allowed along 7 ft. wide spaces allowed along 7
(Sec.5.3.2) interior sidewalks as long as |ft. wide interior

detail indicates a 4” curb sidewalks

at these locations and

along landscaping
Parking stall Shall not be located closer NA NA

located adjacent
to a parking lot
entrance

(public or private)
(Sec.5.3.13)

than twenty-five (25) feet
from the street right-of-way
(ROW) line, street easement
or sidewalk, whichever is
closer
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ltem Required Code Proposed Meets | Comments
Code
End Islands - End Islands with landscaping |Proposed Yes
(Sec.5.3.12) 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 feet
wide, have an outside radius
of 15 feet, and be
constructed 3’ shorter than
the adjacent parking stall as
illustrated in the Zoning
Ordinance
Barrier Free - For 1to 25 spaces 1 van 1 van accessible Yes
Spaces accessible is required proposed
Barrier Free Code | -
(2012 Michigan
Building Code)
Barrier Free Space |- 8° wide with an 8’ wide 8 ft. wide spaces with 8 |Yes
Dimensions access aisle for van ft. wide access aisle
Barrier Free Code accessible spaces proposed.
(2012 Michigan - 5" wide with a 5’ wide
Building Code) access aisle for regular
accessible spaces
Barrier Free Signs |One sign for each accessible |Sign indicated Yes
Barrier Free Code |parking space.
Minimum number |Five (5) percent of required |2 spaces Yes
of Bicycle Parking |automobile spaces,
(Sec.5.16.1) minimum two (2) spaces
Required: 2 spaces
Bicycle Parking - No farther than 120 ft. from |Appearsto comply No Refer to Planning
General the entrance being served review and Traffic
requirements - When 4 or more spaces are | Accessible by 5 ft. review for more
(Sec.5.16) required for a building with |sidewalk details.
multiple entrances, the
spaces shall be provided in This is considered a
multiple locations deviation, but
- Spaces to be paved and should be revised.
the bike rack shall be
inverted “U” design
- Shall be accessible via 6 ft.
paved sidewalk
Bicycle Parking Parking space width: 6 ft. Standard layout No Provide a layout

Lot layout
(Sec 5.16.6)

One tier width: 10 ft.
Two tier width: 16 ft.
Maneuvering lane width: 4 ft.

included

that meets the
standards for two
spaces
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Item

Required Code

Proposed

Meets
Code

Comments

Parking space depth: 2 ft.
single, 2 ¥ ft. double

Loading Spaces - Loading, unloading space |Not proposed due to No This is considered a
(Sec.5.4.2) shall be provided in the office type uses deviation
rear yard at a ratio of 10 sq.
ft. for each front foot of
building
- Except in the case of a
double frontage lot,
loading-unloading, as well
as trash receptacles may
be located in an interior
side yard beyond the
minimum side yard setback
requirement of the district;
location subject to
approval by the City.
Dumpster - Located in rear yard or Dumpster is located in | Yes Location of
(Sec 4.19.2.F) interior side yard in case of |the side yard dumpster in the side
double frontage yvard and not
- Attached to the building Attached to the meeting the
OR building, but closer minimum distance
- No closer than 10 ft. from than 10 feet from the are considered
building if not attached property line deviations.
- Not located in parking
setback
- If no setback, then it Provide more detalil
cannot be any closer than how trash pick-up
10 ft, from property line. will be handled
- Away from Barrier free
Spaces
Dumpster - Screened from public view |Itis enclosed in brick Yes No posts or
Enclosure - A wall or fence 1 ft. higher bumpers to protect

(Sec. 21-145. (c))

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

the screening
because it is not
accessible by
vehicles.

Lighting and Other Equipment Requirements
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ltem Required Code Proposed Meets | Comments
Code
Exterior lighting Photometric plan and A lighting plan is Yes Refer to more

(Sec.5.7) exterior lighting details provided comments further in
needed at time of Final Site this chart
Plan submittal
Roof top - All roof top equipment Unable to determine Yes
equipment and must be screened and all
wall mounted wall mounted utility Please indicate if
utility equipment equipment must be rooftop equipment
(Sec. 4.19.2.E.ii) enclosed and integrated is proposed and/or
into the design and color of how is it screened.
the building
Roof top Roof top appurtenances Unable to determine Yes A fa(_;ade permit is
. required for
appurtenances shall be screened in
) ) . approval of
screening accordance with applicable .
. screening
facade regulations, and shall
not be visible from any street,
road, or adjacent property
Sidewalk Requirements
Sidewalks - 6 foot sidewalk required Six foot sidewalk Yes? |Itis extended
(Sec. 7.4.2 of the along Novi Road proposed along beyond the
Engineering Haggerty Road property line to the
Design Manual) south to fill a gap.
A small gap to the
north is in
Farmington Hills.
Pedestrian Whether the traffic A connection to Yes It may seem
Connectivity circulation features within the | Haggerty road sidewalk excessive for such a

site and location of
automobile parking areas
are designed to assure safety
and convenience of both
vehicular and pedestrian
traffic both within the site
and in relation to access
streets

is proposed in three
locations

small frontage. The
applicant can
consider eliminating
the walk from the
landscape cul-de-
sac.

Building Code and

Other Design Standard Requirements

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

Design and Land description, Sidwell Provided Yes

Construction
Standards Manual

number (metes and bounds
for acreage parcel, lot
number(s), Liber, and page
for subdivisions).
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ltem Required Code Proposed Meets | Comments
Code

General layout Location of all existing and Mostly provided Yes? |Referto all review

and dimension of |proposed buildings, letters for more

proposed proposed building heights, comments
physical building layouts, (floor area

improvements in sq. ft.), location of

proposed parking and
parking layout, streets and
drives, and indicate sq. ft. of
pavement area (indicate
public or private).

Economic Impact |- Total cost of the proposed Not provided at this No Required prior to
building & site time Planning
improvements Commission

- Number of anticipated jobs meeting
created (during
construction & after
building is occupied)
Other Permits and Approvals
Development/ Signage if proposed requires |Not provided at this Yes For sign permit

Business Sign

a permit.

time

information contact
Maureen Underhill
at

248-347-0438.

Development and
Street Names

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

Previous approvals may
have expired

No

For approval of
project and street
naming contact
Madeleine Kopko
at 248-735-0579

Property Split The proposed property split | Not applicable NA
must be submitted to the
Assessing Department for
approval.
Other Legal Requirements
Conservation Conservation easements Not applicable NA
easements may be required for
woodland impacts
Lighting and Photometric Plan (Sec. 5.7)
Intent Establish appropriate A lighting plan is Yes
(Sec.5.7.1) minimum levels, prevent provided

unnecessary glare, reduce
spillover onto adjacent
properties & reduce
unnecessary transmission of
light into the night sky
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ltem Required Code Proposed Meets | Comments
Code
Lighting Plan Site plan showing location of |Provided Yes
(Sec.5.7.A.1) all existing & proposed
buildings, landscaping,
streets, drives, parking areas
& exterior lighting fixtures
Building Lighting |Relevant building elevation |lItis unclear whether No Please show light
(Sec. 5.7.2.A.iii) drawings showing all fixtures, |building lighting is levels on building
the portions of the walls to proposed elevation
be iluminated, illuminance
levels of walls and the aiming
points of any remote fixtures.
Lighting Plan Specifications for all Partly provided Yes? |The schedule shows
(Sec.5.7.A.2) proposed & existing lighting two types of

fixtures

lighting, but the
plan and spec
sheet refers to one
light. Please clarify

Photometric data Provided Yes
Fixture height Not provided No Provide the height
Mounting & design Pole mounted Yes
Glare control devices Unable to determine. No

Specification sheets not
included

Type & color rendition of
lamps

LED for Pole lights

Hours of operation Not indicated No Provide hours of
operation in the
response letter prior
to PC meeting

Maximum Height |Height not to exceed 25 feet Yes
of the Poles maximum height of zoning
(Sec.5.7.3.A) district (or 25 ft. where

adjacent to residential

districts or uses)

Lighting Notes = Electrical service to light Notes not added No Please add the

(Sec.5.7.3.B)

fixtures shall be placed
underground

= Flashing light shall not be
permitted

= Only necessary lighting for
security purposes & limited
operations shall be
permitted after a site’s
hours of operation

notes to the lighting
plan
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ltem Required Code Proposed Meets | Comments
Code
Security Lighting |- All fixtures shall be located, |Unable to determine No Indicate hours of

(Sec.5.7.3.H)

Lighting for
security purposes
shall be directed
only onto the

shielded, and aimed at the
areas to be secured.

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

operation and
identify what lights
will be turned on
after hours for
security purposes in
the response letter

areato be prior to PC meeting
secured.
Avg/Min Ration Average to minimum light 5.8:1 No This is considered a
(Sec.5.7.3.E) level of the surface being lit deviation

to the lowest light of the

surface being lit not to

exceed 4:1
Required Use of true color rendering Appears to be LED Yes? |Please clarify
Conditions lamps such as metal halide is
(Sec.5.7.3.F) preferred over high & low

pressure sodium lamps
Min. lllumination |Parking areas: 0.2 min Complies Yes
(Sec. 5.7.3.k)

Loading & unloading areas: |Complies Yes

0.4 min

Walkways: 0.2 min Northern sidewalk No Please revise. This is

connecting the
building exit to
Haggerty Road
sidewalk does not meet
the minimum

considered a
deviation

Building entrances, frequent |Light levels are 0.7 at No Revise the plan to
use: 1.0 min the main entrance comply. This is
considered a
deviation
Building entrances, Complies Yes
infrequent use: 0.2 min
Max. lllumination |When site abuts a non- Property line is not No Show the property
adjacent to Non- [residential district, maximum |shown at the correct line in the right
Residential ilumination at the property |location location
(Sec. 5.7.3.K) line shall not exceed 1 foot
candle
Max. lllumination |= Cut off angles of fixtures Not applicable NA

adjacent to
Residential
(Sec.5.7.3.L)

must be 90° adjacent to
residential districts

= Max illumination at the
property line shall not
exceed 0.5 foot candle
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ltem Required Code Proposed Meets | Comments
Code
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 Division with future
submittals.
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PLAN REVIEW CENTER REPORT
February 28, 2020

Engineering Review
Triangle Place 2019
JZ19-0017/JSP19-0021

Applicant
ACR Investments LLC

Review Type
PRO Concept Plan + Preliminary Site Plan

Property Characteristics

= Site Location: North of Eight Mile Road, East of Haggerty Road
= Site Size: 0.48 acres

= Plan Date: 03/06/2019

= Design Engineer: Powell Engineering & Associates, LLC

Project Summary
= Construction of an approximately 2,420 square-foot building and associated
parking. Site access would be provided via Haggerty Road.

»  Water service would be provided by a 2-inch lead from the existing 12-inch water
main along the west side of Haggerty Road.

= Sanitary sewer service would be provided by a 6-inch lead from the existing 10-inch
sanitary sewer along the west side of Haggerty Road.

= Storm water would be collected by a single storm sewer collection system and
either discharged to the detention basin on the property to the South or discharged
to the swale in the northern portion of the site.

Recommendation

Approval of the Preliminary Site Plan and Preliminary Storm Water Management Plan is
recommended, with items to be addressed at the time of Final Site Plan submittal.



Engineering Review of PRO Concept/Preliminary Site Plan 02/28/2019
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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
Manual with the following exceptions, which can be addressed the time of Final Site
Plan submittal:

General
1. Revise the plan set to reference at least one city established benchmark. An
interactive map of the City’s established survey benchmarks can be found
under the ‘Map Gallery’ tab on www.cityofnovi.org.
a. The closest City benchmark is #3644, which is at an elevation of 815.96.

2. Provide a note on the plans that all work shall conform to the current City of
Novi standards and specifications.

3. Clearly distinguish between proposed improvements and existing features of
the site.

a. Remove any line work on the utility sheet that muddles the plan. It should
be clear whenever or not there is a swale or closed pipe storm sewer
along the entirety of the Haggerty Road frontage.

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

5. Provide sight distance measurements for the Haggerty Road entrance in
accordance with Figure VIII-E of the Design and Construction Standards.

6. Show and label the master planned 60-foot half right-of-way width for
Haggerty Road. The dedication of the master-planned half right-of-way is
requested for the project. Label the additional right-of-way width to be
dedicated along Haggerty Road as “proposed” right-of-way.

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

8. Provide a traffic control sign table listing the quantities of each sign type
proposed for the development. Provide a note along with the table stating
all traffic signage will comply with the current MMUTCD standards.

9. Traffic signs in the RCOC right-of-way will be installed by RCOC.

10. Light poles in a utility easement will require a License Agreement. Light poles
in the public right-of-way are discouraged.

11. Coordinate with Buckeye Pipeline for all proposed work over the Buckeye
Pipeline easements.

12. Coordinate with the Oakland County Road Commission for all proposed
paving of Haggerty Road.

13. Provide the City’s standard detail sheets for water main (5 sheets-rev.
02/16/2018), sanitary sewer (3 sheets- rev. 02/16/2018), storm sewer (2 sheets-
rev. 02/16/2018) and paving (2 sheets-rev. 03/05/2018) at the time of the
Stamping Set submittal. These details can be found on the City’s website at
this location: http://cityofnovi.org/Government/City-Services/Public-
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Services/Engineering-Division/Engineering-Standards-and-Construction-

Details.aspx
Water Main
14, A tapping sleeve, valve and well is required at the connection to the existing
water main.

Sanitary Sewer
15. Label the sanitary sewer monitoring manhole and label the width of the 20-
foot wide access easement.

16. Place cleanouts along the sanitary sewer lead as necessary (every 75 feet).

Storm Sewer

17. A minimum cover depth of 3 feet shall be maintained over all proposed storm
sewer. Currently, a few pipe sections do not meet this standard. Grades shall
be elevated and minimum pipe slopes shall be used to maximize the cover
depth. In situations where the minimum cover cannot be achieved, Class V
pipe must be used with an absolute minimum cover depth of 2 feet. An
explanation shall be provided where the cover depth cannot be provided.

18. Match the 0.80 diameter depth above invert for pipe size increases.

19. The minimum slope of a 24-inch storm sewer is 0.12 feet per 100 feet. Revise
the plans accordingly.

Storm Water Management Plan

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

21. Provide a 20-foot wide access easement for maintenance over the
pretreatment structure.

22. An off-site drainage easement may be required for the storm sewer outlet
that discharges directly onto the southern property. This easement would be
required to be approved by the City and executed prior to stamping set
approval.

Paving & Grading

23. Remove all paving details on sheet S3 that do not meet City standards and
replace with details that meet/exceed City Standard Paving Detalil
requirements.

24. 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.

25. 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.
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26.

27.

28.

29.

Provide existing and proposed contours on the Grading Plan at the time of
the Final Site Plan submittal.

The grade of the drive approach shall not exceed 2-percent within the first 25
feet of the intersection. Provide spot grades as necessary to establish this
grade.

Provide additional spot grades as necessary to demonstrate that a minimum
5-percent slope away from the building is provided for a minimum distance of
ten feet around the perimeter of the building.

Provide the standard MDOT detail ‘M’ approach at the Haggerty Road
driveway.

Soil Erosion and Sediment Control

30.

A SESC permit is required. A full review has not been completed at this time.
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.

Off-Site Easements

31.

32.

Any off-site utility easements anticipated must be executed prior to final
approval of the plans. If you have not already done so, drafts of the
easements and a recent title search shall be submitted to the Community
Development Department as soon as possible for review, and shall be
approved by the Engineering Division and the City Attorney prior to
executing the easements.

Approval from the neighboring property owner for the work associated with
the off-site storm sewer outlet shall be forwarded to the Engineering Division
prior to site plan approval.

The following must be submitted with the Final Site Plan:

33.

34.

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

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

35.

36.

37.

38.

39.

A draft copy of the Storm Drainage Facility Maintenance Easement
Agreement (SDFMEA), as outlined in the Storm Water Management
Ordinance, must be submitted to the Community Development Department.
Once the agreement is approved by the City’s Legal Counsel, this
agreement will then be sent to City Council for approval/acceptance. The
SDFMEA will then be recorded at the office of the Oakland County Register of
Deeds. This document is available on our website.

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

A draft copy of the warranty deed for the additional proposed right-of-way
along Haggerty Road must be submitted for review and acceptance by the
City.

A 20-foot wide easement where storm sewer or surface drainage crosses lot
boundaries must be shown on the Exhibit B drawings of the Master Deed.

Executed copies of approved off-site utility easements.

The following must be addressed prior to construction:

40.

41.

42.

43.

44,

45.

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).

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.

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.

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

Legal escrow fees in an amount that is 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.

A storm water performance guarantee in an amount equal to 120% of the
cost required to complete the storm water management facilities, as
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46.

47.

48.

49.

50.

51.

specified in the Storm Water Management Ordinance, must be posted at the
Community Development Department.

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.

A street sign financial guarantee in the amount of $400 per traffic control sign
proposed must be posted at the Community Development Department.
Signs must be installed in accordance with MMUTCD standards.

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.

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.

A permit for work within the road right-of-way of Haggerty Road 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.

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

The following must be addressed prior to issuance of a Temporary Certificate of

Occupancy (TCO) approval for the development:

52.

53.

54.

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).

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

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.



Engineering Review of PRO Concept/Preliminary Site Plan 02/28/2019
Triangle Place 2019 Page 7 of 7
JZ19-0017/JSP19-0021

55.

56.

57.

58.

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 Xll, Design and Construction Standards, Chapter 11
of the Novi Code of Ordinances.

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.

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
titte policy may indicate that additional documentation is necessary to
complete the acceptance process.

Provide a warranty deed for the additional proposed road right-of-way along
Haggerty Road for acceptance by the City.

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 Kate Richardson at (248) 347-0586 with any questions.

Hate, K-

Kate Richardson, EIT
Plan Review Engineer

CC:

Sri Komaragiri, Community Development
Ben Croy, PE; Engineering
Victor Boron, Engineering
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Review Type Project Number
PRO Concept Plan Landscape Review JZ19-0017
Property Characteristics

e Site Location: East of Haggerty, North of 8 Mile Road

e Site Zoning: 0OS-1 with PRO

¢ Adjacent Zoning: East: Farmington Hills Commercial, South: FS, West: OSC
e Plan Date: January 14, 2020

Recommendation:
This project is recommended for approval for PRO Concept Plan. There are two deviations
required due to the existing site utility easements that are supported by staff.

LANDSCAPE DEVIATIONS REQUIRED:

1. Deficiency of 3 canopy parking lot perimeter trees. Supported by staff because underground utility
easements occupy 90If of parking lot perimeter.

2. Deficiency in required greenbelt plantings (2 large evergreen or canopy trees and 3 subcanopy trees
between building and Haggerty Road. Supported by staff because the trees can’t be planted in in the
90ft wide gas pipeline easements.

3. Lack of required greenbelt plantings in the narrow strip of land south of the parking lot. This deviation is
supported by staff because there is insufficient room to plant the required trees.

4. Lack of greenbelt berm. Supported by staff because proposed hedge will be more attractive and fit
with the site better than a berm would.

Please show these deviations on Sheet L-1.

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. Underlined items need to be addressed on Final Site
Plans. Please follow guidelines of the Zoning Ordinance and Landscape Design Guidelines. This
review and the Landscape Chart are summaries and are not intended to substitute for any
Ordinance.

EXISTING ELEMENTS
Existing Soils (Preliminary Site Plan checklist #10, #17)
Please provide.

Existing and proposed overhead and underground utilities, including hydrants.(LDM 2.e.(4))
Provided

Existing Trees and Tree Protection (Sec 37 Woodland Protection, Preliminary Site Plan checkilist
#17 and LDM 2.3 (2))
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1. There are no existing trees on the site.
2. Offsite trees very close to the property line are protected with silt fence.

LANDSCAPING REQUIREMENTS
Adjacent to Public Rights-of-Way — Berm (Wall) & Buffer (Zoning Sec. 5.5.3.B.ii and iii)

1. A 20 foot wide greenbelt is required between parking and the right-of-way. 207"
minimum greenbelt is provided.

2. A 3foot tall berm is required between parking and the right-of-way. No berm is provided
but evergreen hedges are provided to screen the parking. Staff supports this deviation,
but please add additional screening north of the sidewalk along the parking since the
parking is very visible from Haggerty due to the configuration of the site.

3. Based on the frontage, less the width of the drive and utility easements, 4 canopy trees
or large evergreen trees are required and 5 evergreens are provided. Also based on the
frontage, 6 subcanopy trees are required and 9 are provided. If the applicant wishes to
revise the plan to reduce the number of trees provided to more closely meet the
requirement, they may do so.

4. A landscape deviation for 2 canopy trees and 3 subcanopy trees that can’t be planted
within the 90If wide gas pipe line easements would be supported by staff.

5. Asthere is insufficient room in the greenbelt sliver south of the driveway for plantings, that
95 If of greenbelt does not have to have greenbelt landscaping (but it does need to
have street trees). This is a landscape deviation but it is supported by staff due to the
lack of room for the required trees.

Street Tree Reqguirements (Zoning Sec. 5.5.3.E.i.c and LDM 1.d.)

1. Based on the frontage, net of the entrance and utility easements, 7 street trees are
required and 7 are provided within the right-of-way. If the Road Commission for Oakland
County rules that any or all of the proposed street trees can’t be planted, approval is not
required to not plant them, but a copy of the ruling must be provided to the City.

2. 4 additional street trees south of the property are proposed as a public benefit.

Parking Lot Landscape (Zoning Sec. 5.5.3.C.)

1. Based on the paved vehicular use areas in the parking lots, 361sf of interior landscape
area and 2 canopy trees are required (1 per 200 sf of paved area). 2 canopy trees are
provided in the in the southwest and northeast corners of the parking lot.

2. Please move the northeast corner tree to the northwest corner of the parking lot (5 feet
spacing from underground utility lines must be provided).

Parking Lot Perimeter Canopy Trees (Zoning Sec. 5.5.3.C.(3) Chart footnote)
1. Based on the 231If perimeter, 7 canopy trees are required. 4 canopy trees are provided.
2. Alandscape deviation can be requested for the 90If of perimeter located within the utility
easements (3 trees) where canopy trees can’'t be planted. It would be supported by
staff.

Building Foundation Landscape (Zoning Sec 5.5.3.D.)
1. Based on the building perimeter of 231 If, 1849 sf of foundation landscaping is required at
the base of the building and 1849sf is provided.
2. Approximately 83% of the building foundation facing the road is landscaped. This
exceeds the 60% requirement.

Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 1.d.(3)
1. Anunderground detention system is provided.
2. A 280If line of native shrubs along the west side of the detention pond across Haggerty is
provided as a public benefit.
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Transformer/Utility Box and Fire Hydrant Plantings (LDM 1.3 from 1-5, Zoning Sec 5.5.3.C.ii.d
The utility box shown at the northeast corner of the building is properly screened.

OTHER REQUIREMENTS
Plant List, Notations and Details (LDM 2.h. and t.)
Please see the comments regarding the notes, details and plant list on the Landscape Chart.

Cost estimates for Proposed Landscaping (LDM 2.t.)
Provided

Irrigation (LDM 1.a.(1)(e) and 2.s)
An irrigation plan for all landscaped areas must be provided in Final Site Plans, electronic
stamping sets at the latest.

Proposed topography. 2’ contour minimum (LDM 2.e.(1))
1. Proposed spot elevations are provided on Sheet S3.
2. Proposed contours are shown on the Landscape Plan.

Snow Deposit (LDM.2.9.)
Provided

Corner Clearance (Zoning Sec 5.9)
The RCOC clear vision zone is provided.

If the applicant has any questions concerning the above review or the process in general,
please do not hesitate to contact me at 248.735.5621 or rmeader@cityofnovi.org.

W Mend),

Rick Meader - Landscape Architect




PRO CONCEPT PLAN LANDSCAPE REVIEW SUMMARY CHART

Review Date: January 29, 2020

Project Name: JZ19-17: TRIANGLE PLACE

Plan Date: January 14, 2020

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 DEVIATIONS REQUIRED:

1. Deficiency of 3 canopy parking lot perimeter trees. Supported by staff because underground utility
easements occupy 90If of parking lot perimeter.

2. Deficiency in required greenbelt plantings (2 large evergreen or canopy trees and 3 subcanopy trees
between building and Haggerty Road. Supported by staff because the trees can’t be planted in in
the 90ft wide gas pipeline easements.

3. Lack of required greenbelt plantings in the narrow strip of land south of the parking lot. This deviation
is supported by staff because there is insufficient room to plant the required trees.

4. Lack of greenbelt berm. Supported by staff because proposed hedge will be more attractive and fit
with the site better than a berm would.

Please show these deviations on Sheet L-1.

. Meets
ltem Required Proposed Code Comments

Landscape Plan Requirements (LDM (2)

» New commercial or
residential
developments

= Addition to existing
building greater than
25% increase in overall

Landscape Plan footage or 400 SF

(Zoning Sec 5.5.2, whichever is less. Scale: 17=20’ Yes

LDM 2.e)) = 17=20" minimum with
proper North.
Variations from this
scale can be
approved by LA

= Consistent with plans
throughout set

Please copy the
location map to the
Yes Landscape Plan. It can
be smaller than it is on
S2.

Project Information Location map on
(LDM 2.d.) Name and Address cover sheet

Name, address and
Owner/Developer telephone number of
Contact Information the owner and Yes Yes
(LDM 2.a.) developer or
association
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(LDM 2.e.(1))

contours at 2’ interval

= Relative spot
elevations are
shown on Sheet
S3.

. Meets
Item Required Proposed Code Comments
Landscape Architect | Name, Address and
contact information telephone number of Yes Yes
(LDM 2.b.) RLA
Sealed by LA. Requires original anmal signature .
. Yes Yes required on stamping
(LDM 2.9.) signature
sets.
Miss Dig Note
(800) 482-7171 Show on all plan sheets | Yes Yes
(LDM.3.a.(8))
Site: FS
Proposed: OS-1
. with PRO Please show adjacent
. Include all adjacent ) . S .
Zoning (LDM 2.f.) : East: Farmington No properties’ zoning on
zoning . .
Hills Commercial the landscape plan.
South: FS
West: OSC
e Legal description
. . = Legal description or on Sheet S1.
Survey information ) o
boundary line survey e Existing Yes
(LDM 2.c.) -
= Existing topography topography on
Sheet S2.
- . = Show location type
Ex!st!ng plant material and size. Label to be = None on site
Existing woodlands or . .
saved or removed. = Adjacentsite has | Yes
wetlands .
= Plan shall state if none trees near border.
(LDM 2.e.(2)) :
exists.
= As determined by Soils
survey of Oakland Please provide
Soil types (LDM.2.r.) county No No somewhere in site plan
= Show types, set
boundaries
Existing and EX|§t|qg and proposed
buildings, easements,
proposed )
; parking spaces, Yes Yes
improvements .
(LDM 2.¢.(4)) vehicular use areas, and
T R.O.W
e Storm structures,
underground
Existing and Overhead and utilities and
proposed utilities underground utilities, easement lines Yes
(LDM 2.e.(4)) including hydrants are shown.
e Light posts are
shown.
= Proposed
contours are
. , shown on the
Proposed grading. 2 .
o Provide proposed landscape plan
contour minimum Yes
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. Meets
ltem Required Proposed Code Comments
Snow deposit Show snow deposit
(LDM.2.9.) areas on plan ves ves

LANDSCAPING REQUIREMENTS

Parking Area Landscape Requirements LDM 1.c. & Calculations (LDM 2.0.)

General requirements

= Clear sight distance

2.3.(5))

Zoning Section 5.5.9

are proposed within
them.

(LDM 1.¢) within parking islands Yes Yes
* No evergreen trees
Name, type and . .
number of ground gsapn)gposed on planting Z?]?irlé ;;{ce)posed on | yes
cover (LDM 1.c.(5) )
General (Zoning Sec 5.5.3.C.ii)
* A minimum of 200 SF
with a canopy tree No interior islands
Parking lot Islands planted in it to qualify | are proposed but
; ” Yes
(a, b.i) = 6” curbs corners meet the
= |slands minimum width | requirements.
10’ BOC to BOC
Parking stall can be
Curbs and Parking reducedfo 1.7 and the
. curb to 4” adjacenttoa | Yes Yes
stall reduction (c) . -
sidewalk of minimum 7
ft.
Contiguous space Maximum of 15 Largest bay is 9 Ves
limit (i) contiguous spaces spaces
= Fire hydrants are
= No plantings with at extreme
matured height northern corner of
greater than 12’ within site, off site, and
Plantings around Fire 10 ft. of fire hydrants across Haggerty Ves
Hydrant (d) = Trees at least 10 feet Road.
from other utility = All trees are
structures, 5 feet from located at least
underground lines 10 feet from utility
structures.
Areas not dedicated to .
arking use or driveways All areas not otherwise
Landscaped area (g) P 9 Y5 | ves Yes landscaped are to be
exceeding 100 sq. ft.
sodded.
shall be landscaped
The RCOC clear
25 ft corner clearance vision zones are
Clear Zones (LDM required. Referto shown and no trees | Yes

residential use in any R

district (Zoning Sec 5.5.3.C.

ii)

Category 1: For OS-1, 0S-2, OSC, OST, B-1, B-2, B-3, NCC, EXPO, FS, TC, TC-1, RC, Special Land Use or non-

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

A= X7.5%= sf
» X *7.5% = A sf
= A = (4817)*.075 = 361sf
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space

= 90If is within existing
utility easements
where trees can’t be
planted.

. Meets
Item Required Proposed Code Comments
B = Total square
footage ofladdltlonal - B = (VUA — 50000) x 1%
paved vehicular use — B« NA
areas over 50,000 SF) a
x1%
Category 2: For: I-1 and I-2 (Zoning Sec 5.5.3.C.iii)
A. = Total square
footage of vehicular | = A =5% x xx sf = xx sf NA
access area x 5%
B= Total square
footage ofladdltlonal - B = (VUA — 50000)
paved vehicular use *0.5% = B SF NA
areas over 50,000 SF x >
0.5%
All Categories
C = Total square
footage of . » A+B=CSF 600 sf in parking lot
landscaped islands _ Yes
_ = 361+ 0=361sf corners
C=A+B
Please move the interior
tree in the northeast
corner to the northwest
corner and spread the 4
D = C/200 2 canopy trees in zzgtn(])itter;t(r)?: ) 1(')hnethe
Number of canopy » 361/200 = 2 Trees Py Yes ' .
. east corners northwest corner will
trees required .
provide more shade to
the lot in the hot
afternoons and make
the site look better from
the road.
= 1 Canopy tree per 35 If
) gj;gggggi;:’o The deviation to not
. Py include the 90If length
Perimeter Green trees . .
4 canopy trees No in the calculation (3

trees) is supported by
staff.

Parking land banked

NA

None

Berms, Walls and ROW Planting Requirements

Berms

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

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

Berm requirements

Site is not adjacent to

None

Yes
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Item Required Proposed gsg: Comments
(Zoning Sec 5.5.A) residentially zoned
property so no buffering
berm is required.
Eﬂg:}llqgar'?qu"emems LDM Novi Street Tree List | NA
Adjacent to Public Rights-of-Way (Sec 5.5.B) and (LDM 1.b)

1. Asthe OS-1 district
does not require a
hedge for frontage
not adjacent to
parking, the
bayberry hedges are
not required and can
be removed if
desired.

2. Using a hedge
instead of a berm
between the parking

= Bayberry hedges lot and Haggerty
are provided Road is a landscape
along the north deviation. Itis
section of the supported by staff as
= Adjacent to parking: 3 property, outside the proposed berm
Berm requirements ft tall berm with 3 ft of the gas line will be more
(Zoning Sec crest easements. Yes attractive screening
5.5.3.A.(5)) * Not adj to parking: no | = Junipers are than a berm would
berm provided as be.
screening 3. Due to the
between the orientation of the
parking lot and road and parking lot,
the road. please add a line of
screening
landscaping such as
ornamental grasses
on the north side of
the parking lot
sidewalk, since a
hedge can’'t be
planted in the
easement, to screen
the parking lot from
southbound
Haggerty Road.
Cross-Section of Berms (LDM 2.j)
» Label contour lines
. » Maximum 33% No perms are
Slope, height and provided so no
width . C.onstr'u cted of loam cross section is ves
with 6” top layer of :
. provided.
topsoil
Type of Ground NA
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©

= Not adjacent to
parking: none

between road
and parking lot

ltem Required Proposed E:Agg: Comments
Cover
1. Underground utility
lines extending the
Overhead utility lines length of the
and 15 ft. setback from property provide
Setbacks from Utilities | edge of utility or 20 ft. NA limitations to normal
setback from closest landscaping
pole requirements.
2. No overhead lines
exist on the property.

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

Freestanding walls
Material, height and should have brick or A retaining wall is
type of construction stone exterior with proposed at the NA
footing masonry or concrete south border.

interior
Walls greater than 3 Retaining wall will be
Y ft. should be . . .

: reviewed with building
designed and sealed
) plans.

by an Engineer
ROW Landscape Screening Requirements(Sec 5.5.3.B. ii)

= Adjacent to parking:
Greenbelt width 20 feet 20" 7" Ves
2)(3) (5) = Not adjacent to

parking: 25 feet

1. Alandscape
deviation is required
for the lack of the
berm between
parking and
Haggerty Road. Itis
supported by staff
because the

= Adjacent to parking: 3 proposed hedge wiill
Min. berm crest width feet . No berm No prowdg more
* Not adjacent to attractive screening
parking: none than the small berm
would.

2. Please add
screening vegetation
on the north side of
the parking lot to
screen it from
southbound
Haggerty Road.

= Adjacent to parking: 3 | = No berm
Minimum berm height feet = Evergreen hedge Ves
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sidewalk and curb
(Novi Street Tree List)

trees

pond per original
PRO agreement

ltem Required Proposed gsg: Comments
NA - no wall is
3’ wall = (4)(7) proposed in right-
of-way
1. Alandscape
deviation for the 90If
in the utility
= Adj to Pkg: 1 tree per 35 easements (2 trees)
If can be requested to
= (65-30)35/35=1 tree deduct that footage
= Not adj to Pkq: 1 tree from the calculation.
per 60 If It would be
Canopy deciduous or | = (278-90)/60= 3 trees supported by staff.
L 5 large evergreen
large evergreen trees | = 90If is in easements (3 trees No 2. Alandscape
Notes (1) (10) trees) deviation for the lack
» 95[f is in front of of trees in the 95If
detention pond to strip of greenbelt
south without sufficient south of the parking
room for planting (3 lot is also required. It
trees) is supported by staff
due to the lack of
room for the required
trees.
= Adj to Pkg: 1 tree per 20
If
= (65-30)/20= 2 trees
» Not adj to Pkqg: 1 tree
per 60 If
Sub-canopy = (278-90)/40= 5 trees
deciduous trees = 90If is in easements (5 9 trees Yes See above.
Notes (2)(10) trees)
= 95If is in front of
detention pond to
south without sufficient
room for planting (5
trees)
Canopy deciduous 7 tre.e.s +4 . 3 trees are located just
trees in area between | - 1tree per 35If additional trees in on the property due to
= (278-90+95-30)/35=7 front of detention Yes the location of the

sidewalk. Thisis
acceptable.

Non-Residential Zoning

Sec 5.5.3.E.iii & LDM 1.d (2)

Refer to Planting in ROW, building foundation land

scape, parking lot landscaping and LDM

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

No loading zone is
proposed

Transformers/Utility
boxes

(LDM 1.e from 1
through 5)

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

= Ground cover below

The box at the
northeast corner of
the building
appears to be

Yes
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. Meets
ltem Required Proposed Code Comments
4” is allowed up to screened
pad. effectively.
» No plant materials
within 8 ft. from the
doors
Building Foundation Landscape Requirements (Sec 5.5.3.D)
= Equals to entire
Interior site perimeter of the
landscaping SF building x 8 with a 1849 sf Yes
ping minimum width of 4 ft.
» 231 If x 8ft = 1849 SF
Zoning Sec 5.5.3.D.i If visible from public
. L street a minimum of 60% .
All items from (b) to . o 96/115is
@) of the exterior building landscaped (83%) Yes
perimeter should be P
covered in green space
Detention/Retention Basin Requirements (Sec. 5.5.3.E.iv)
= No above-ground
detention is
» Clusters shall cover 70- prowde.d.
o = A 280If line of
75% of the basin rim .
area native shrubs
Planting rquwements - 10” to 14” tall grass glong the east Ves
(Sec. 5.5.3.E.iv) . : side of the
along sides of basin .
detention pond
= Refer to wetland for
. . across Haggerty
basin mix .
Road is proposed
as a public
benefit.
LANDSCAPING NOTES, DETAILS AND GENERAL REQUIREMENTS
Landscape Notes - Utilize City of Novi Standard Notes
Installation date
(LDM 2.I. & Zoning Provide intended date Between March 15 Yes
Sec 5.5.5.B) and Nov 15
» Include statement of
intent to install and Please change the City
. guarantee all .
Maintenance & materials for 2 vears of Novi Landscape Note
Statement of intent <Y ' #7 on L-2 to state that
) » Include a minimum Yes Yes - .
(LDM 2.m & Zoning o failing plant material
one cultivation in L
Sec 5.5.6) shall be replaced within
June, July and August
3 months, not 1 year.
for the 2-year warranty
period.
Plant source
(LDM 2.n & LDM Shall be northern nursery Ves Ves
3.2.(2)) grown, No.1 grade.
Irrigation plan = A.fully. automatic A note has been The |rr|q§1t|on Dlan or
(LDM 2.5.) irrigation system and a added Yes alternative watering
- method of draining is ] plans must be provided
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(LDM 3.a)

property line

. Meets
Item Required Proposed Code Comments
required with Final Site in Final Site Plans.
Plan
= Alternative means of
providing sufficient
water for
establishment and
long-term survival may
be proposed.
Other information Required by Planning NA
(LDM 2.u) Commission
Establishment period
(Zoning Sec 5.5.6.8) 2 yr. Guarantee Yes Yes
Approval of City must approve any
substitutions. substitutions in writing Yes Yes
(Zoning Sec 5.5.5.F) prior to installation.
Plant List (LDM 2.h.) — Include all cost estimates
Quantities and sizes Yes Yes
Root type = Referto LDM _ Yes Yes
sugge.sted.plant st = 12 of 20 species
» Tree Diversity should
2 (60%) used are
. follow guidelines of .
Botanical and . native to
LDM Section 4 e Yes
common names . Michigan.
= At least 50% of species . o
. = The tree diversity is
used should be native
L acceptable.
Type and amount of to Michigan.
yp Sod Yes
lawn
. For all new plantings,
Cost estimate mulch and sod as listed Yes Yes
(LDM 2.t)
on the plan
Planting Details/Info (LDM 2.i) — Utilize City of Novi Standard Details
Canopy Deciduous Yes Yes
Tree
Evergreen Tree Yes Yes
shrub Refer to LDM for detail Yes Yes
Perennial/ drawings
Ground Cover ves ves
Tree stakes and guys.
(Wood stakes, fabric Yes Yes
guys)
Silt fence is Any off-site trees that
: Located at Critical Root | proposed along the are damaged during
Tree protection ) . . .
fencing Zone (1’ outside of eastern property Yes the construction will
dripline) line will protect off- need to be replaced by
site trees. the applicant.
Other Plant Material Requirements (LDM 3)
General Conditions Plant materials shall not
be planted within 4 ft. of | Yes Yes
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Item Required Proposed gsg: Comments
Plant Materials & Clearly show trees to be | NA - No existing
Existing Plant Material | removed and trees to plant materials are
(LDM 3.b) be saved. on site.
Substitutions to
landscape standards for
preserved canopy trees
Landscape tree outside No
credit (LDM3.b.(d)) woodlands/wetlands
should be approved by
LA. Refer to Landscape
tree Credit Chart in LDM
Plant Sizes for ROW, Canopy Deciduous shall
Woodland be 3” and sub-canopy
replacement and deciduous shall be 2.5” Yes Yes
others caliper. Refer to section
(LDM 3.0) for more details
Plant size credit
(LDM3.c.(2)) NA No
Prohibited Plants No plants on City None are proposed | Yes
(LDM 3.d) Invasive Species List
Recommended trees
for planting under Label the distance from NA There are no overhead
overhead utilities the overhead utilities lines on the site.
(LDM 3.e)
Collected or
Transplanted trees No
(LDM 3.9)
Nonliving Durable = Trees shall be mulched
Material: Mulch (LDM to 4”’depth and shrubs,
4) groundcovers to 3”
depth
= Specify natural color,
finely shredded Yes Yes

hardwood bark mulch.
Include in cost
estimate.

= Refer to section for
additional information

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.

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

Project name:
JZ19-17 Triangle Place Revised PRO Concept
Plan Traffic Review

To: From:
Barbara McBeth, AICP AECOM

City of Novi

45175 10 Mile Road Date:

Novi, Michigan 48375 March 4, 2020
CC:

Sri Komaragiri, Lindsay Bell, Kate Richardson,
Madeleine Kopko, Victor Boron

Memo

Subject: J719-17 Triangle Place Revised PRO Concept Plan Traffic Review

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

GENERAL COMMENTS

1. The applicant, ACR Investments, LLC, is proposing a 2,420 SFT office facility on the east side of Haggerty Road,
between 8 Mile Road and Orchard Hill Place.
Haggerty Road is under the jurisdiction of the Road Commission for Oakland County (RCOC).
3. The parcel is currently zoned FS (Freeway Services). The applicant is proposing a PRO to change the zoning to B-3
(General Business).
4. Summary of traffic-related waivers/variances:
a. Adeviation will be required for a lack of a loading zone.
b. Adeviation will be required for parking setback.

TRAFFIC IMPACTS

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

n

ITE Code: 712 — Small Office Building
Development-specific Quantity: 2,420 SF Gross Floor Area
Zoning Change: FS to B-3

Trip Generation Summary

Estimated Trios Estimated Peak- City of Novi Above
P Direction Trips Threshold Threshold?
AM Peak-Hour 5 4 100 Yes

Trips
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PM Pegk-Hour 6 4 100 No
Trips
Daily (One-

Directional) Trips 39 N/A 750 No

2. The number of trips does not exceed the City’s threshold of more than 100 trips in the AM or PM peak hour or the
daily trips threshold.
3. AECOM recommends performing the following traffic impact study in accordance with the City’s requirements.

Trip Impact Study Recommendation

Type of Study: Justification
Applicant is proposing rezoning the site and has submitted an RTS, which is
Rezoning Traffic Study reviewed in a separate letter dated May 17, 2019. AECOM requests an
(RTS) addendum to that RTS that includes trip generation for the existing zoning to

complete the RTS requirements, to be submitted with the final site plan.

EXTERNAL SITE ACCESS AND OPERATIONS

The following comments relate to the external interface between the proposed development and the surrounding roadway(s).

1. The applicant is proposing one driveway on Haggerty Road.

a. The proposed radii is within the range provided in Figure 1X.1 of the City’s Code of Ordinances. However, it
is the extreme end of the allowable range. The applicant should consider changing it to match the standard
of 20’ radii or provide narrative on why a radius of 35’ is required at the driveway entrance.

b. The 31’ width is within the allowable range for driveway widths, as provided in Figure IX.1 of the City’s
Code of Ordinances. However, the applicant should consider changing the driveway width to the standard
of 30’ or provide narrative on why a width of 31’ is required.

2. The applicant is proposing tapers and an additional lane on Haggerty Road.

a. The applicant should dimension the taper length along the road centerline, not along the taper. The lane
lengths should also be dimensioned. Standard dimensions may be found in section 6.7.3 of RCOC's Permit
Specifications, however they are identical to the standards and ranges that are provided in Figure 1X.11 of
the City’s Code of Ordinances.

3. The applicant should include sight distance measurements for the driveway along Haggerty Road. If the minimum
required sight distance cannot be met, a deviation may be required. Refer to Figure VIII-E of the City’s Code of
Ordinances for more information.

4. The applicant should dimension the driveway spacing along Haggerty Road. Section 11.216.d and Figure 1X.12 of
the City’s Code of Ordinances require 230’ driveway spacing for same side commercial approaches on a road with a
speed limit of 45 mph.

5. There is existing sidewalk along Haggerty Road for a portion of the length of the property and the applicant is
proposing tying into the existing sidewalk, with sidewalk ramps at the proposed driveway.

INTERNAL SITE OPERATIONS

The following comments relate to the on-site design and traffic flow operations.

1. General Traffic Flow
a. The applicant has not provided the size and location of the proposed loading zone but indicated in the
project narrative that large deliveries are not anticipated. As stated in Section 5.4.1 of the City’s Zoning

AECOM
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Ordinance, in B districts, a loading space shall be provided at a ratio of ten (10) square feet per front foot of
building up to a maximum of 360 square feet. The applicant is seeking a deviation for no loading zone.
The applicant has indicated aisle widths throughout the site that meet the minimum requirement.

c. The applicant has indicated one trash receptacle location on the southeast side of the site.

i. The trash receptacle is not accessible by vehicles, being up the curb and adjacent to the building.
The applicant should confirm that this location is acceptable to the trash collectors for the site.

d. The applicant could consider reducing the radius of the southwest corner of the parking lot to increase
green space.

2. Parking Facilities

a. The applicant is proposing 15 parking spaces. The applicant should refer to Section 5.2.12 of the City’s
Zoning Ordinance as well as the Planning Review Letter for parking quantity requirements.

b. The applicant has ensured that there are no more than 15 parking spaces adjacent to each other without
an island.

c. The applicant has indicated 17’ long parking spaces.

i. The applicant has indicated 4" curbs at the 17’ parking spaces.

ii. The applicant has proposed one (1) accessible space that has been designated as van
accessible.

iii. The accessible parking space dimensions are in compliance with City standards.

d. The parking spaces do not meet the 25’ setback from the ROW as required in section 5.3.13 of the Zoning
Ordinance. A deviation will be required for a reduced parking setback. AECOM would support this
deviation.

e. Two (2) bicycle parking spaces are required per Section 5.16.1 of the City’s Zoning Ordinance and the
applicant is proposing three (3) spaces.

i. The applicant has indicated the layout of bicycle parking. However, it should be revised to reflect
the dimensions listed for the bicycle parking in the site plan and accurate reflect the number of
spaces.

ii. The applicant should revise the design of the bicycle rack to ensure compliance with the 36"
minimum height requirement per Section 5.16.5.B of the City’s Zoning Ordinance.

iii. The applicant should note that a 6’ path is required from the bicycle parking to the street. The 7’
sidewalk connecting the bicycle parking to the road is not sufficient due to the 2’ clear overhang
that is included from the parking spaces abutting it. The portion of the sidewalk from the bicycle
parking to the sidewalk along Haggerty Road should be increased to 8’ wide to accommodate the
2’ clear overhang and the 6’ bicycle path requirements. Refer to Section 5.16 of the City’s Zoning
Ordinance for more information regarding the City requirements.

1. The applicant could widen the route to the sidewalk ramps serving the barrier free
parking space as an alternative bicycle route.
3. Sidewalk Requirements

a. The applicant has indicated where sidewalks are proposed on the site along with dimensions.

i. The applicant has included a sidewalk connection to the facilities from the street.

ii. Generally the sidewalks throughout the site meet the required minimum of 5’ wide.

1. Thereis a 4’ wide sidewalk proposed connecting the building to the sidewalk along
Haggerty Road. This should be widened to at least 5'.

iii. Note that when a 17’ parking space abuts a sidewalk, the sidewalk shall be four inches in height
and a minimum of 7’ wide to accommodate a 2’ vehicle overhang and provide 5’ of unobstructed
travel way for non-motorized users.

b. The applicant has labeled all sidewalk ramps on the plans. The applicant has included the latest Michigan
Department of Transportation (MDOT) sidewalk ramp detail.

i. Note that sidewalk ramps are required near the accessible parking spaces.

AECOM
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SIGNING AND STRIPING

1. All on-site signing and pavement markings shall be in compliance with the Michigan Manual on Uniform Traffic
Control Devices (MMUTCD). The following is a discussion of the proposed signing and striping.

a. The applicant has provided a signing table that includes the MMUTCD designation, quantity, and proposed
size.

b. The proposed stop sign (R1-1) should be increased to 30” in size.

2. The applicant should provide notes and details related to the proposed signing.

a. Single signs with nominal dimensions of 12" x 18” or smaller in size shall be mounted on a galvanized 2 Ib.
U-channel post. Multiple signs and/or signs with nominal dimension greater than 12” x 18” shall be
mounted on a galvanized 3 Ib. or greater U-channel post as dictated by the weight of the proposed signs.

b. The applicant should indicate a bottom height of 7’ from final grade for all signs installed.

c. The applicant should indicate that all signing shall be placed 2’ from the face of the curb or edge of the
nearest sidewalk to the near edge of the sign.

Traffic control signs shall use the FHWA Standard Alphabet series.
Traffic control signs shall have High Intensity Prismatic (HIP) sheeting to meet FHWA retroreflectivity
requirements.

3. The applicant has included parking space striping notes to indicate that:

a. The standard parking spaces shall be striped with four (4) inch white stripes.

b. The accessible parking space and associated aisle should be striped with four (4) inch blue stripes.

4. The applicant has included a note stating that where a standard space is adjacent to an accessible space, abutting
blue and white stripes shall be installed.

5. The applicant should provide a detail for the proposed international symbol for accessibility pavement markings that
may be placed in the accessible parking space.

6. The applicant should remove the note about yellow hatch striping or indicate on the site plan where this hatch is
proposed.

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

AECOM

Patricia Thompson, EIT Josh A. Bocks, AICP, MBA

Traffic Engineer Senior Transportation Planner/Project Manager

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

Project name:
JSP19-21 Triangle Place 2019 PRO Rezoning
Traffic Study Review Letter

From:
To: AECOM
Barbara McBeth, AICP
City of Novi Date:
45175 10 Mile Road May 17, 2019
Novi, Michigan 48375
CC:
Sri Komaragiri, Lindsay Bell, George Melistas, Darcy
Rechtien, Hannah Smith, Kate Richardson
Subject: JSP19-21 Triangle Place 2019 PRO Rezoning Traffic Study Review Letter

The Rezoning Traffic Study for Triangle Place 2019 PRO was reviewed to the level of detail provided and AECOM
recommends denial of the Rezoning Traffic Study; the applicant should review the comments provided below and provide a
revised rezoning study to the City.

GENERAL COMMENTS

1. The memo will provide comments on a section-by-section basis following the format of the submitted report.

BACKGROUND INFORMATION

1. The traffic volume for Haggerty Road is 26,600 vehicles.

2. Adjacent land uses include hotel, office, retail, and restaurant.

DESCRIPTION OF REQUESTED USE

1. The applicant is proposing a commercial retail building.
2. The applicant states the current zoning is B-3, however the actual current zoning for the site is FS, Freeway
Services.

TRIP GENERATION

1. The applicant has provided trip generation information for the proposed development.

a. The applicant used average weight for the AM Peak Hour trips, instead of fitted curve. As there are more than
20 data points, the fitted curve equation is to be used as per Figure 4.2 in the Trip Generation Handbook, 3rd
Edition. In addition, the applicant should provide more information regarding the planned tenant, as the size of
the building could allow for a more accurate prediction of trips based on usage.

i. AM Peak Hour trips with the fitted curve equation may include a bagel or coffee shop in the shopping
centers used to generate the equation.
b. The land uses for existing zoning should be updated to reflect the actual existing zoning (FS).
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CONCLUSIONS AND RECOMMENDATIONS

1. In summary, the RTS should be revised to reflect the currently existing zoning as well as the correct number of
expected AM Peak Hour trips based on the handbook.

2. The applicant should review the remaining comments contained herein and provide a rezoning study to the City.
Should the City or applicant have questions regarding this review, they should contact AECOM for further clarification.
Sincerely,

AECOM

Vet & ,//,},»x/ZyJ/

Patricia A. Thompson, EIT
Traffic Engineer Josh A. Bocks, AICP, MBA
Senior Transportation Planner/Project Manager

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

50850 Applebrooke Dr., Northville, MI 48167

March 19, 2020

Facade Review Status:
City of Novi Planning Department Approved, Section 9 Waiver Recommended
45175 W. 10 Mile Rd.

Novi, Ml  48375-3024
Attn: Ms. Barb McBeth — Director of Community Development

Re: FACADE ORDINANCE — PRO Concept Plan and Preliminary Site Plan
Triangle Place, JSP19-21
Facade Region: 1, Zoning District: FS, Building Size: 2,400 S.F.

Dear Ms. McBeth:

The following is the Facade Review for PRO Concept Plan and Preliminary Site Plan
Approval of the above referenced project based on the drawings prepared by MGA
Architect (date not legible). The percentages of materials proposed for each facade are as
shown on the table below. The maximum percentages allowed by the Schedule Regulating
Facade Materials of Ordinance Section 5.15 are shown in the right hand column. Materials
in non-compliance with the Facade Schedule, if any, are highlighted in bold.

_ West Ordinance
Facade Region South East North Maximum
(Front) o
(Minimum)
Brick 30% 66% 47% 66% | 100% (30% Min)

Asphalt Shingles 48% 7% 46% 7% 25%
Stone 6% 0% 0% 0% 50%
EIFS 2% 1% 0% 1% 25%
Painted Trim 3% 15% 2% 15% 15%
Split Faced CMU 4% 6% 5% 6% 10%
Awnings, Standing Seam Metal 7% 5% 0% 5% 10%

As shown above the percentage of Asphalt Shingles exceeds the maximum percentage
allowed by the Facade Ordinance on the west and east facades. Asphalt Shingles are
allowed up to 50% on “residential style architecture” (footnote 14). However, in this case
the building cannot be considered residential style architecture due to the storefront
windows, awnings, and other features not typically found on residential structures. A
Section 9 Waiver is therefore required for this deviation. No sample board was provided at
the time of this review.
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Recommendation — The percentage of Asphalt Shingles is consistent with the Section 9
Waiver previously granted by the Planning Commission during their April 30, 2008
meeting. The applicant has replaced the wood siding with brick as was a condition of that
approval. It is our recommendation that the overall architectural design is consistent with
the intent and purpose of the Facade Ordinance. A Section 9 Waiver is therefore
recommended for the overage of Asphalt Shingles. This is contingent upon the applicant
providing the sample board required by Section 5.15.4.D of the Ordinance, not less than 5
days prior to the Planning Commission Meeting.

Notes to the Applicant:

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

2. No roof- top equipment or screening is indicated on the drawings. The applicant should
note that all roof-top appurtenances must be full screened from view from all vantage
points both on and off site using materials compliant with the Fagade Ordinance.

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

Sincerely,

Douglas R. Necci, AIA
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CITY COUNCIL

Mayor
Bob Gatt

Mayor Pro Tem
Dave Staudt

Andrew Mutch

Laura Marie Casey

Kelly Breen

Hugh Crawford

Justin Fischer

City Manager

Peter E. Auger

Director of Public Safety
Chief of Police

David E. Molloy

Flre Chlef
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

January 30, 2020

TO: Barbara McBeth- City Planner
Sri Ravali Komaragiri- Plan Review Center
Lindsay Bell-Plan Review Center
Madeleine Kopko-Planning Assistant

RE: Triangle Place 2019 Revised PRO

PSP# 20-0007
PSP# 19-0075

Project Description:
Build a 2420 S.Q.F.T. single story office building off of Haggerty Rd north of
Eight Mile Rd.

Comments:

e All fire hydrants MUST in installed and operational prior to
any combustible material is brought on site. IFC 2015 3312.1

e Corrected 1/30/20 KSP-From the loading zone to the
parking lot to the south does not meet city standards, 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))

¢ A hazardous chemical survey is required to be submitted to
the Planning & Community Development Department for
distribution to the Fire Department at the time any
Preliminary Site Plan is submitted for review and approval.
Definitions of chemical types can be obtained from the Fire
Department at (248) 735-5674.

Recommendation:
APPROVED WITH CONDITIONS

Sincerely,

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

CC: file
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PSI COMMUNITY
"o IMAGE BUILDERS

PLANNING | MARKETING | ECONOMIC DEVELOPMENT

March 18, 2020

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

Novi, MI 48375

Subject: Project Narrative and Planner’s Report Supporting the Rezoning Request for Triangle Place,
located on the east side of Haggerty Road, north of Eight Mile Road, from FS, Freeway Service to
B-3, General Business with a Planned Rezoning Overlay (PRO).

Dear Ms. McBeth:

Please accept this project narrative and planner’s report for consideration by the City to re-zone the above
referenced parcel of land from FS, Freeway Service to B-3, General Business with a Planned Rezoning Overlay
(PRO). The project entails development of a one-story office building, associated parking lot, site amenities
and public improvements along Haggerty Road. The property is currently vacant and the triangular shape,
small size (.48 acres in area), and easements through the site make it challenging to develop. Access to the
site will be exclusively from Haggerty Road, which is a major thoroughfare. This site was previously approved
for a PRO rezoning under the B-3 zoning designation but could not be developed for those uses with the
associated PRO plan, given the above-mentioned constraints of the site.

Project Narrative

The parcel of land is located on the east side of Haggerty Road, north of the intersection with Eight Mile Road,
and just west of I-275, in the City of Novi, Michigan. It is located directly in front of the BP mini-mart and
opposite the Sheraton Hotel on Haggerty Road. The property is currently undeveloped and abuts a large
detention basin to the south. Since the property is small, triangular in shape and zoned FS, Freeway Service,
there are very few uses that can be accommodated on the site and still meet ordinance requirements. This
is further complicated by the number of easements that run through the site.

Due to the unusual shape of the parcel, there are limitations on where the building can be located and the
parking must be to the south of the building, instead of directly in front. Retailers typically like to have some
parking in front of the building and since there is none, the site is not attractive for retail use. Retail use of
the site would also necessitate a loading zone, with the only possible location being the front yard. A front
yard loading zone would be unsightly and further limit the already deficient number of parking spaces that
could be placed on-site. The use of shared parking with the property to the east but the request was denied
by the owner.

The most reasonable use of the property is for office and similar uses, and the requested B-3 zoning
designation is less intense than the current F-S district. The requested PRO overlay will also allow some
flexibility with meeting the dimensional challenges of this site. As shown on the attached PRO Preliminary
Site Plan, additional improvements under the PRO include: an extension of the sidewalk and planting of
additional street trees in front of the detention pond frontage; installation of a circular landscape bed/seating

17195 Silver Parkway, #309 | Fenton, Ml 48430 | phone 810.734.0000 | cibplanning.com



Ms. Barb McBeth, AICP, City Planner
City of Novi, Ml

Triangle Place PRO Rezoning Application
March 18, 2020

area in front of the proposed office building; and the planting of additional native shrubs in front of the
detention basin on the opposite side of Haggerty Road.

PRO Rezoning Criteria

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

a. Approval of the application shall accomplish, among other things, and as determined in the discretion
of the City Council, the integration of the proposed land development project with the characteristics of
the project area, and result in an enhancement of the project area as compared to the existing zoning, and
such enhancement would be unlikely to be achieved or would not be assured in the absence of the use of a
PRO.

The subject site is currently zoned FS, Freeway Service and permits a wide range of commercial uses that
cannot be accommodated on the subject site (.48 acres) and still meet the dimensional requirements of the
ordinance. By rezoning the property to B-3, General Business with a Planned Rezoning Overlay (PRO), an
office building can be constructed with an acceptable amount of parking and site amenities that are
appropriate for a site this size. A loading zone for tractor trailers will not be needed, due to the office use,
and a pathway and seating area will be provided in front of the building instead.

PRO Benefits/Conditions

The list of additional benefits (Appendix A) and conditions (Appendix C) under the PRO rezoning include:
removing the potential for many of the high intensity uses allowed in the current FS, Freeway Service District
while permitting those office and similar uses that are more appropriate for the site; installation of sidewalks,
both on- and off-site, to complete the pathway connection on that stretch of Haggerty Road and help create
a more walkable and bikeable corridor, in an area that is currently dominated by heavy vehicular traffic; off-
site shrubs are being planted to supplement the project and improve the aesthetics in the corridor; and a
pedestrian connection and landscaped seating feature is located in front of the building, providing an
additional pedestrian amenity to the area. Many of these features would not be attainable under the current
site plan and FS, Freeway Service District zoning requirements. The off-site improvements are also listed
under Appendix C and would be included in the associated PRO Development Agreement.

b. Sufficient conditions shall be included on and in the PRO Plan and PRO Agreement on the basis of which
the City Council concludes, in its discretion, that, as compared to the existing zoning and considering the
site specific land use proposed by the applicant, it would be in the public interest to grant the rezoning with
PRO:; provided, in determining whether approval of a proposed application would be in the public interest,
the benefits which would reasonably be expected to accrue from the proposal shall be balanced against,
and be found to clearly outweigh the reasonably foreseeable detriments thereof, taking into consideration
reasonably accepted planning, engineering, environmental and other principles, as presented to the City
Council, following recommendation by the Planning Commission, and also taking into consideration the
special knowledge and understanding of the City by the City Council and Planning Commission.

It is anticipated that the PRO Plan and associated PRO Agreement can be adjusted to ensure that the project
is developed as promised. The requested waivers will allow the unusually shaped property to be developed
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in an attractive fashion while still meeting the intent of the zoning ordinance. The conditions identified in
Appendix C include: 1) the installation of sidewalk in front of the detention basin, immediately south of the
subject site, to connect with right-of-way sidewalk improvements for this development (approximately 180
linear feet; 2) the planting of native shrubs along the right-of-way in front of the detention ponds to the south
of the subject site and on the opposite side of Haggerty Road (5 native shrubs); and 3) a list of limitations on
uses that would be allowed in the B-3 District. The proposed development would therefore advance the
public interest by providing amenities that would normally have to be paid for by the City while permitting
less intense development than would be allowed under the current FS, Freeway Service zoning district

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

The proposed uses are all identified as either Permitted or Special Land Uses under the proposed B-3, General
Business District, except those excluded in Appendix C. Should there be any future uses that require special
land use approval, all conditions will be met.

Conclusion

In conclusion, we kindly request positive consideration by the City of Novi Planning Commission and City
Council on this matter. The requested B-3, General Business District with a Planned Rezoning Overlay (PRO)
is the best option in the ordinance to allow development of this small and unusually shaped site. It is also a
good location for a high-quality office building that is easy to access and allows tenants to take advantage of
the numerous retail and service amenities in the area. The benefits being offered under the PRO option will
help improve the aesthetics of the area and complete sidewalk connections for pedestrians walking the
corridor. We also understand that site plan approval will be still be needed and are ready to work
cooperatively with the City to implement this project.

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

Respectfully submitted,

CIB PLANNING
. T A e Ll

Carmine P. Avantini, AICP
President



Appendix A: Summary of Key Project Benefits

Below are the key project benefits supporting the PRO rezoning request:

v

The proposed rezoning will remove the potential for many of the high intensity uses allowed in
the FS, Freeway Service District while permitting those office uses that are more appropriate for
the site;

This project includes the installation of sidewalks, both on- and off-site, to complete the pathway
connection on that stretch of Haggerty Road. This will help create a more walkable and bikeable
corridor, in an area that is currently dominated by heavy vehicular traffic;

Off-site shrubs are being planted to supplement the project and improve the aesthetics in the
corridor;

A pedestrian connection and landscaped seating feature is located in front of the building,
providing an additional pedestrian amenity to the area; and



Appendix B: Summary of Requested Deviations

The following deviations are being requested under the PRO Rezoning application:

10.

Landscape deviation from section 5.5.3.C.(3) Chart footnote for lack of three perimeter parking
lot trees;

Landscape deviation from section 5.5.3.B.ii and iii for underage of greenbelt plantings by two
large evergreen or canopy trees and three subcanopy trees;

Landscape deviation from section 5.5.3.B.ii and iii for lack of berm along Haggerty Road,;

Planning deviation from section 5.3.13 for not meeting the minimum distance requirement
between the parking from the street ROW. A minimum of 25 feet is required, varied widths from
16 feet to 20 feet proposed;

A section 9 waiver for overage of Asphalt shingle on the west and east facades. 25% maximum
allowed, 48% on West and 46% on east proposed;

Planning deviation from section 3.1.12.D for not meeting the minimum required rear yard
building setback. A minimum of 20 feet is required, four feet is proposed;

Planning deviation from section 3.1.12.D for not meeting the minimum required front yard
parking setback. A minimum of 20 feet is required, ten feet is proposed;

Planning deviation from section 5.16 for not meeting the minimum required width for access path
to the bike racks. A minimum of 20 feet is required, five to six feet is proposed;

Planning deviation from section 5.4.2 for lack of required loading zone, contingent on the
restricted uses for this site; and

Planning deviation from section 4.19.2.F for allowing the dumpster in the interior side yard in lieu
of required rear yard. We will comply with requirements of the trash collection services to ensure
the dumpster is accessible.



Appendix C: List of PRO Conditions

Below are the PRO Conditions that would be associated with this project and be identified in the associate PRO
Agreement:

1.

2.

3.

The installation of sidewalk in front of the detention basin, immediately south of the subject site, to connect
with right-of-way sidewalk improvements for this development (approximately 180 linear feet;

The planting of native shrubs along the right-of-way in front of the detention ponds to the south of the
subject site and on the opposite side of Haggerty Road (5 native shrubs); and

The following principal permitted uses and/or special useslisted in the B-3 zoning district regulations
are not permitted on the property, unless approved by the City of Novi:

Retail business uses

Retail business service uses

Off-street parking lots

Restaurants having the character of a drive in or having a drive-through window

Theaters, assembly halls, concert halls, museums or similar places of assembly when conducted

completely within enclosed buildings

6. Business schools and colleges or private schools operated for profit

7. Day Care Centers and Adult Day Care Centers

8. Private clubs, fraternal organizations,and lodge halls

9. Hotels and motels

10. Mortuary establishments

11. Auto wash

12. Bus passenger stations

13. New and used car salesroom, showroom, or office

14. Tattoo parlors

15. Outdoor space for exclusive sale of new or used automobiles, campers, recreation vehicles,
mobile homes, or rental of trailers or automobiles

16. Businesses in the character of a drive-in or open front store

17. Plant materials nursery for the retail sale of plant materials and sales of lawn furniture,
playground equipment and garden supplies

18. Public or private indoor recreational facilities

19. Mini-lube or quick oil change establishments

20. Gasoline service station and automobile repair

21. Motels, hotels, and transient lodgingfacilities

22. Microbreweries

23. Brewpubs

vk wnN e
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4700 Cornerstone Drive
White Lake, MI 48383
Phone: (248)714-9895

Fax: (248)694-9222

Email: help@powelleng.net

March 19, 2020

Lindsay Bell, Senior Planner
City of Novi

45175 Ten Mile Road

Novi MI, 48375

RE:  Triangle Place, Preliminary Site Plan. JSP 16-09 Triangle Place
P.E. Job No. 18-472

Dear Lindsay:
This letter addresses the comments in the City’s review Memo based on the March 05, 2020.
Review Concerns:

1. Allowable uses: The four bolded uses are added to Appendix “C” of the PRO Report
prepare by C.LB.

2. Public Benefits: Appendix “A” of the PRO Report by C.LB. will be revised to match
the City’s memo. Also, the comment immediately following the public benefit review
mentions the installation of a 500 ft. path on the West side of Haggerty as a previously
sought-after benefit. The owner is not in need of any stormwater discharge on the West
side of Haggerty road and is not proposing to extend this sidewalk. However, the owner
is discharging stormwater into the drainage pond on the East side of the road and has
agreed to extend the public sidewalk along the East side of Haggerty.

3. Deviations:
A) The deviations 1-7 as “SUPPORTED BY STAFF” will be added to Appendix
“B” of the PRO Report prepare by C.I.B.

B) The deviations 2 and 3 as “SUPPORTED BY STAFF IF SATISFACTORY
REVISIONS COMPLETED PRIOR TO PLANNING COMMISSION MEETING”
will be added to Appendix “B” of the PRO Report prepare by C.I.B. Deviations 1
and 4 are not needed.

Deviation #1 — Is not necessary as the Bike Rack can be revised to be in compliance
with the ordinance.

"Engineering A Better Michigan"



Page 2

Deviation #2 — Is necessary and we are revising the allowable uses in Appendix
“A” to be in compliance with City’s review letter.

Deviation #3 — Is necessary and the owner had previously contacted pick-up
services for input on this layout. The owner will comply with pick-up services so
as not to interfere with site operations or traffic.

Deviation #4 — Is not necessary as The Photometric Plan can be revised to comply
with the ordinance.

4. Gas Line Easement: The owner agrees to get a letter of no objection from Buckeye Gas
Line prior to final site plan approval. This language is being added to Appendix “C” of
the PRO Report prepare by C.I.B.

5. Engineering: PRO Concept Plan meets the general requirements.

6. Landscaping: Please find the attached reponse letter from the Landscape Architect
addressing the City’s memo.

7. Traffic: PRO Concept Plan meets the general requirements.
8. Rezoning Traffic Study: PRO Concept Plan meets the general requirements. The
allowable use list is updated and a new traffic study will be needed for any use that

raises concerns with the City.

9. Wetlands & Woodlands: As noted in the City’s memo there are no wetlands or
woodlands.

10. Facade: The deviation is supported by staff.

11. Fire: PRO Concept Plan meets the general requirements.

Please find the attached response memo from the Landscape Architect and the Revised PRO

Report by C.I.B. with Appendices. If you have any questions or comments, feel free to contact
our office.

Sincerely,
POWELL ENGINEERING & ASSOCIATES

MICHAEL C.

Michael C. Powell, P.E President i POWELL

P:\2018\18-472 Triangle Place - Randazzo (Novi)\Docs\ Ltr 2020-03-19 NOVI

ENGINEER
NO.

RESPONSE LETTER.doc
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andscape
architecture

734.249.3568 Plymouth, MI
james@vertverde.com

March 19, 2020

Mr. Rick Meader, PLA
Landscape Architect
City of Novi

RE: Response to Landscape Review for Triangle Place
Project Number: JZ19-0017
Dear Mr. Meader:

The comments provided in you Plan Review Center Report dated January 29, 2020 have been addressed
as follows. Revisions will appear on the resubmitted site plan documents.

1. The landscape deviations will be added to sheet L-1

2. Additional ornamental grasses will be planted north of the sidewalk along the parking lot to screen
from Haggerty Road.

3. The tree in the northeast corner of the parking lot will be moved to the northwest corner.
4. City of Novi standard note #7 on sheet L-2 will be changed to read 3 months instead of one year

If we can provide you any additional information, or answer any questions, please do not hesitate to
contact our office.

Sincerely,
Vert Verde Landscape Architecture, LLC

James Gray, PLA
Principal
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O FLANTING AREAS ARE ALLDWED OVER OF WITHIY
THE INFLUENCE OF THE PROPOSID UNDERGROUND
DETENTION SYSTEM

ALL PROPOSED UTIITY CROSSINGS TO BE APPROVED
BY CONSUMERS ENERGY.

BU gt

Ty AEF. g3-8

BRASS TABLET ON NORTHEAST
CORNER SECTION 2. NORTHWILLE
TOWNSHIP, 53°+,/- SOUTH OF B MLE
ROAD, S'a./= WEST OF CENTERLINE OF
ELEVATION= 86887

[N S

ARROW 08 HYDRANT, NORTHEAST
CORNER OF SITE ALOWG EAST SIDE OF

AGOER AD.
ELEVATION- 806.69

SCALE 1"=20"

20 0 20 40

SANITARY LEAD SHALL BE BURIED AT LEAST
5 FT BELOW THE INFLUENCE OF PAVEMENT.

ROOF DRAIN COLLECTOR PIPES SHALL BE A MIN OF
8" IN DIAMETER, MIN 0.5% SLOPE, AND MIIN OF 2 FT.

BURY DEPTH

HOTICE
CONSTRUCTION SITE SAFETY IS THE SOLE

ONED &Y THE CONTHACTOR'S FAILURE TO EXACTLY LOCATE
RESDAVE AND AL UNDERGROUND UTIUTIES. THE
CONTRACTOR SHALL WOTY THE DESIGN ENGINEER IMMEDRATELY ¥ A

Monitoring M;

Watar Main
Water Sendce Shut Off
" Water Service

Storm Sewer

12" CT6-IV Storm Sewer
15" CTE-IV Storm Sewer
18" CT6-IV Stoem Sewer
& HOPE Stomn Sewer
&" HOPE Stom Sewer
127 16 Ga CMP Cuben

GAieR NOR Tk EnemeeR AL B EOECED TO e
Scres EICAED 4 THE. WoR. OF aeeY 4 Manhole
CTURES, OB OF ANY OTWER PERSONS. 12° Concrete End Section
'_:% ﬁ AquaSwan AS-2 Mechanical Chamber
|ﬁﬂ L *

UTILITY CROSSING SCHEDULE

CROSSING

18" Concrete End Section

5" SANITARY LEAD

" SANITARY LEAD

2" WATER SERVICE

" WATER SERVICE

Ml

TORM SEWER

B
& m|mfo| o o=

TORM SEWER

=fsalnaf ol nf ) onf

1]

SANMARY LEAD

02 0L 00 %50

IDPE 8 0%
CATCHEASK 7

N\

BN

—-60-tr & ik
co T

Consulting Civil Engineers
"Engineering A Better Michigan"

4700 Cornerstone Drive, White Lake, Michigan 48383

P:248.714.9895 help@powelleng.net

neel’ll‘lg & Associates, LLC

4

BEFORE YOU DIG
CALL MISS DIG
1-800-482-7171

TRIANGLE PLACE
CITY OF NoVI

TRIANGLE PLACE
UTILITY PLAN

ISSUE DATES
T
010518
SITE PN
o1-1420

DRAWN. son
DESiGNED _beB
aoPROVED  wcp

PE OB N0, 18472
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Consulting Civil Engineers
"Engineering A Better Michigan"

12" = Bor.s8

i evabons to match frvshed L e RAP O s 800
i | rmse. HOPE risers can be heia 758" HDPE — 800 §§i§?r§5§ [ BISTING GROND
™ B13 mm] Do"l A Conpier ' 7.00% ko S o
B o 2 90'—18" C76-IV.
@ 0.34%
e - . / - e - peegon.
- >, Frettie 70 BUsT. 16" STORM
[1067 mem] | Peecougang were == The dbe Lros S cuunav.
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[mm;wuu"‘—" ing
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Unadfisturbeed Soil 12) (Ex
10 B10
Saction A-A
(INLINE CONFIGURATION) -
odel AS-2 HDPE Standard Detail FINSH GRADE exsmis
e e e d BusTG GRow DSTNS o
BesTNG GROUND
AQUA-SHEL CALT
T o T RE AP @ OUTLET
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i EX 16" STORM PER GRADING PLAN
200 500 Y
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B4 REMOVE EX END 3
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T e
— e —_—————
— e ALooR ke et i
Z PROP. CAAMAGE MW frndogeatl
PROP. TR OF PAVIMENT ELEV F . = —— =4 =
FROP. TP OF COR RLEV, i bl
NOTE: : FROP. GUTTER ELEV . A it -
I WAY 2013, THE APPLICANT WAD » L il.
TWO TEST FITS DUG TO DETERMINE ; bt heallcpi ila — =
THE DEPTH OF THE EXISTING 8° AND : PROP. SPOT DLV, on R Bl & 1 P e
- | 1 A Ilnl
s L 12 GAS MAKS.  THE EXSTIG SOLS i Phoe, Coutous ) " =i
CALL WSS D s Pace. Caton mum ) - ’
e €16 0. X SaND & CRAVEL Pece, YARD WS i R e =l
(FORMER ROAD SUBRADE] e Poce Ll
18°-8 DP. BROWN & BLUE CLAY ] P " ST
NO WATER ENCOUNTERED TO & DEPTH . ol = ula
HOTCE: - cn . PROP, COMMIOUT/YAAD DS PR O 1l
CONSTRUCTION  SITE SWETY 15 THE SOLE —_———— or. o e
ISINLITY OF THE CONTRACTOR MEITHER THE e
MER NOR THE ENGNEER SHALL B XPECTED 10 —— e PP, SAMTAY SR
N RESPONSIBUITY FOR SATETY OF T " o WA 2
IN THE WORM, OF ANY
NEARBY STRUCTURES, O OF ANY OTHER PERSONS. L ey $ PROP. GATE L .
MOTE: BRASS TABLET ON NORTHEAST (2 PROP. ST TTUCTLAL e FrR. Rt
THE LOCATIONS OF EXFSTING UNDERGAOUND un_m:s AHE o CORNER SECTION 2. NORTHVELE A R S S W -
AN APPROMMATE WAY OHLY AS m»macn 5%/~ SOUTH OF 8 WRL 2 s 3 PR WINNY ) [reme———
R A T ~~
oy Ewﬂg.s AD HAVE NOT ﬁmngcviuuum VERED — WEST OF CENTERLINE CF s PP AT WALV s =1 e =
WRUED 45 10 THE COUPLETENESS CR AGCORACY THEFEQF | THE ELEVATION= 85887 = e THE PRTEETON FENCE
CONTRACTOR SiALL DETERMNE THE EXACT LOCATION OF ALL cl £
EWSTING UTILITIES: BEFORE. G 3 EES TD BE A
ﬂJ\{!’ FOR ANY AND ALL DAMAGES WHICH MIGHT mo' ON HYDRANT, NORTHE, o) DOWMSPOUTS
CCCASONED B "SI ALio AT SOE oF ikh -

BY THE OONVIIAUQ S FALURE YO E!.ICTLY LOCATE
A0 A Pm:s:Rv: ANY AND ALL UNDERGROUND U
FACTOR SHALL naret THE DESIGH :Nnm mlmr ¥ oA
EOIET 1% AppARET

CORNER
HAGCERTY
ELEVATION- BOB.O

4700 Comnerstone Drive, White Lake, Michigan 48383

P:248.714.9895 help@powelleng.net

BEFORE YOU DIG
CALL MISS DIG
1-800-482-7171

TRIANGLE PLACE
STORM SEWER PROFILES
TRIANGLE PLACE
CITY OF NOVI

ISSUE DATES
T

oRawn 666

DesiGneD_soe

apoROVED  mcp.
e joBNo. 18472
ScaE asswown
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SOIL_EROSIDN _CONTROL NOTES: - cE
: =i ]
1) SO ERQSION PROTECTION MEASURES WUST BE INSPECTED FOR PROPER LOCATION W - w é E
AND ISTALLATION PRICR TO ANY EARTH DISTURBANCE OM THL SITC x 2%
I} ALL DNSTURBED AREAS WUST BE STABLIZED BY SEED & WULCH AND/OR - 0 5
HYDROSEEDING AND INSTALLATION OF BIODEGRADABLE SOIL EROSIN COMTROL BLANKETS —¥
IMMEDIATELY FOLLOWING COMPLETION OF WORK -
3) STREETS AND CURSS MUST BE KEPT FREE OF ALL OM~-SITE EROSION.

4} CATOHM BASHPC MUST BE PAOTECTED AMD MANTAINED FROU ANY SON EROS0N
CAUSED BY THE CONSTRUCTION OF ThiS SITE USNG APPROVID METHODS
5) SHOULD THE TOWNSHP AND/OR QAMKLAND COUNTY ERCSION CONTROL DEEM IT

NECESSARY, PROVDE A MINMUM 107 WIDE B 30 LONG 8" AGGRIGATE WLID MAD
WWSTALLED OVER A GEO=TEXTILE FABRIC ON THE EXSSTING ENTRY DRIVE.

} THE S0 EROSION CONTHOLS WL BE MAINTAINED WEEKLY AND AFTER EVERY STORMW

[
EVENT BY THE OWNER. SCALE 1"=20’

20 0 20

1. DETAIN PLAN APPROVAL AND OTHMER APPLICABLE PERMITS.

2. WSTALL TEWPORARY CONSTRUCTION ENTRANCE AND DaTIAL
SILT FENCE AS NOICATED ON THE PLANS,

4, WSTALL UNDERGROUND UTILITIES.

8. WSTALL INLET PROTECTION FILTERS ON ALL NEW CATCH
BASING AND BRLETS.

6. NSTALL PAVEMENT
7. COMPLITE BULDNG CONSTRUCTION.
8. REPLACE STONE FILTERS AS NEEDED.
SOIL EROSION AND

9, REMOVE ALL REMANDER TEMPORARY
SEDMENTATION CONTROL MEASURES AND CLEAN AQUASWIRL
STRUCTURE ONCE PERMANENT MEASURES ARE ESTABUSHED.

BEFORE YOU DIG
CALL MISS DIG

1-800-482-7171

AN

TRIANGLE PLACE
CITY OF NoVI

Bu g
CITY REF. §36~8

BRASS I'IB'L’I’.GY ON NOMTHEAST
CORNER SECTION 2, NORTHWLLE
TOWNSHIP, 52’4/~ SOUTH OF B MILL
BOAD, 8°+/— WEST OF CENTERLINE OF
MEADOWEROOK

ELEVATION- BAB.BT

o g

ARROW ON HYDRANT, NORTHEAST
CORNER OF STE ALONG [AST SOL OF
HAGGERTY ROAD.

ELEVATION= BOS.69

TRIANGLE PLACE
SOIL EROSION CONTROL PL

ISSUE DATES
T
030619
SITE PN
o1-1420

o7 T
CALL WSS DG
s-ao-ag-mm |

MOTICE:

CONSTRUCTION STE SAFETY IS THE SOLE
RESPONSIBILITY OF THE CONTRACTOR WEITHER THE
OWNER NOR TME ENGINEER SMALL BE EXPECTED T0
ASSUME ANY RESPOMSIEILITY FOR SAFETY OF THE
WORK, OF PERSONS ENGAGID IN THE WORK, OF ANY
MEARSY STRUCTURES, R OF ANY OTHER PERSONS.

RS

THE LOCATIONS OF EXSTING UNDERGROUND UTIITICS ARE SHOWN N '

AN APPROGMATE WAY ONLY AS DISCLOSED EY AVAILABLE UTILITY . oRawN osp

COUPANY RECORDS AND HAYE HOT BEEN. HOCPEHOU o oEsicneD _pen

g O, NO GUARANTEE 1S EITHER EXPRESSED OR s/

IWPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF. THE . APPROVED _ MCP
T PeoBNe pam

CONTRACTOR SMALL DETES ALL
ENSTING UTLITES BEFORE COMMENCING WORK, AND AGREES TO BE
FULLY RESPONSIBLE FOR ANY AND ALL DAMAGES WHICH MIGHT BE
OCCASONED BY THE CONTRACTOR'S FAILURE TO EXACTLY LOCATE
AND PRESERVE ANY AND ALL UNDERGROUND UTLITES. THE

. ScAE assHown

CONTRACTOR SHALL WOTEY TWE DESICN ENGINEER IMMEDIATELY IF &

oYL —




STORM WATER DETENTION CALCULATIONS

PRE DEVELOPMENT RUNOFF COEFFICIENT CALCULATION
LAND USE AREA (A) RUNOFF COEFFICIENT (€]

facres)
BLDG & WALKS .00 0.95
PAVEMENT & PARKING  0.00 0.05
OFF.SITE PAVEMENT 2.00 083
OPEN SPACE AREA 035 03s
TOTAL AREA 0.35
CALGULATE THE WINHTED SSm0F F COIPRICENT;
CoBUMAIVEI/A = | 00w 98| + | G66s Sw1ei #0as 698 v| $38e @M

L)
- L

PRE-DEVELOPMENT SITE RUNDFF
USIHEG AATIONAL FORMULA G=CIA WITH INITIAL TIME OF
CONCENTRATION OF 15 MINUTES

C=035

|=27515+25 = 6.87S

A=DXAC

0100=C71A= 035" 675" 035 - 011 CFS
THE PAE DEVELOPMENT SITE RUNOFF IS 011 CFS

POST DEVELOPMENT RUNOFF COEFFICIENT CALCULATION

LAND USE AREA (A} RUNCFF COEFFICIENT (C)
facres}

BLDG & WALKS 007 088

PAVEMENT & PARMING 015 088

OFF-SITE PAVEMENT 003 06

OPEN SPACE AREA (X1 LE]

TOTAL AREA 034

SMORATE THE WRIGHTED FUNCIF COLFRIORNT!

CAEMG)/A = B0 s 0963 o 0 0Ww OE)e( Q0N QW] | 0%e006)
()

» am
Calcul ol Regquired D (100 yi)

Qo = (| sMANCIE 019 clifscie mpery.
T=-25+([10312500)05 20657  min

Starage Valuma Regquired

Ve = [16S00(T 14T #2501 - 400 (T | 1312968 clfacre imp
V= lAJCH 1584 o

Firat Flush [S edimenation Basin]

Tieal stom watet lor 8 1 yeat slosm evert[1.6mhi]

O Cham 078716 0.35= 0435 che oo lable on fhe nght choote an |

uasel A5

19
THE CURRENT LAYOUT SHOWS A REDUCTION N
IMPERVIOUS AREA DUE TO THI G STALL
BEING KEMOVED (107 AC) THAT WiLL k:bucmllr_
AMOUNT OF DRAINAGE BY A NEGLIGIBLE AM

| ATIONS HAVE NOT BEEN RE
VOLUME PROVIO,
OUE TO THE LACK OF AVALABLE LAND TO PROVION ABCVE GRADH 8TORAGE
A5 A MORE LAFCENT MEANS OF STORM WATER STORAGE DETERUNE T
HEE N ELEVATION F STORM WATER B TREATED AN THEN DRCHARGED N1
THE POND T0 THE BOUTH

S benale-t o) 796w a asea 4 3900 g8

584 cull 3043 1ghe D1060R

Tracelur mash shothge ey amren

MODCE:

COWSTRUCTION SITE SAFETY IS THE SOLE

RESPONSIBLITY OF THE ODNWACYOR NEITHER THE
OWNER NOR THE ENCINEER SHALL :xP:m:D m
ASSUME ANY RESPONSIBILITY FOR Saﬂ' oF THi
WORK. OF PERSONS ENGAGED N TME WORK, OF hN\’
MEARSY STRUCTURES, OR OF ANY OTHER PERSONS.

'\( LOCATIONS. U El‘l‘)M UMWW Ul\ull[S ARL SHOWM IN
nwmw AVAILABLE TR

COMP AN oms D Nl\'E NOT BEEN NDEPENM"LY \nLR!ﬂED

BY Tl CMANY. NO GUARANTEE IS DTHER

IMFUED AS 10 THE COMPLETENESS OR mcr M:R:u THE

CONTRACTOR SHALL DETERMINE THE EXACT LDCATION OF AL

ENS“N& UW'\!S BEFORE COMMENCING WORK, AND ms T0 BE
SIBLE FORE ANY AND ALL DAWAGES WHICH WIGHT BE

OOCAMD BY THL WW&C OR'S FARLURE '0 Enc‘l' LOCMT

AN FRESERVE ANT AN UNDERGROUND U7
CONTRACTOR SHALL NOl‘f\‘ THE DESIGN mm IIJI-IEDH\"EU A
CONFUCT 15 APPAREN

SCALE 1"=20’
St S

===
R S e

£ L &A% HYE BERE

1) The dqua-Swirl'™ Comveymnce Fiow Diversion (CRD) proviies ful imatment of the
Tt fush * whke the ek csgn st v dverted and chaneied ifrough e man

2 Many rguistery agancins am estabishing “water ually Iratmert fow rates” for ther
armas based on the intisl movement of poluarts it ffe slom dhaiege sysiem The

ocal water qualty Uesiment crienis This “water qually teatment flow re”

The design and omenfation of e AgusFiller™ generaly entads some degres of cusiomization Far
sssisiince n desgn and sgeal Mang wang hioncal rental daln, please reler 1o an AquaShed™

upeon request

; e
[ S e s T -

T G
[ 17 ] s P

Aqua-Swirl G Madel A5-2 COFD PCS Standard Detall

Consulting Civil Engineers
"Engineering A Better Michigan"

'neel’il‘lg & Associates, LLC

4700 Cornerstone Drive, White Lake, Michigan 48383

P:248.714.9895 help@powelleng.net

BEFORE YOU DIG
CALL MISS DIG
1-800-482-7171

AN

TRIANGLE PLACE
STORM WATER MNGMT PL
TRIANGLE PLACE
CITY OF NOVI

ISSUE DATES

aoPROVED  wcp
PE OB N0, 18472

ScAE assHown

O bt i LC




City of Novi Landscape Specifications City of Novi Maintenance Notes Note Key:
T e

e
A MAINTENANCE OR REQUIRED PLANTINGS BY THE OWNER SHALL BE CARRED OUT SO AS TO @  provoseo A pannG Lo skt
2 PRESENT A HEALTHY, NEAT AND ORDERLY APPEARANCE FREE FROM REFUSE AND DEBRS. ENGINEERNG DRAWINGS ,
e, i, S, el i o e Ver
oLe ALL UNHEALTHY AND DEAD MATERIAL SHALL BE REPLACED WITHIN THREE MONTHS, OR THE @  rroposed ouesi encLosure, see \V4 verde
Oceupancy, planting NEXT APPROPRIATE PLANTINGS PRIOR, WHICHEVER OCCURS FIRST. HITECTURAL " andscape
somon e . @  ProposeD TNSFORMERPAD, EE TvPiGAL CTY architectore
ALL LANDSCAPED AREAS SHALL BE PROVIDED AND AUTOMATIC IRRIGATION SYSTEM (SEE SFNOVIDETAL
Oecupancy ATACHED ) 7342893868 Plymouth, MI
Seig held o the cuteanang tems and ey tose s - @ e oncamp musmsce James@vertverde.com
The nspecion e
15th, 16 and March 31, a TREE STAKES, GUY WIRES AND TREE WRAP SHALL BE REMOVED AFTER ONE WINTER SEASON. CONDOMNIUMS STORM WATER BASIN
: N . o (3 crowG S50 N ® et ees o REMAN - et
parcy a5 cuined ahovn. Begiaing ar PLANTINGS SHALL BE GUARANTEED FOR TWO (2) GROWING SEASONS AFTER DATE OF THE
e e o b e e e ACGEPTANCE OF INSTALLATION. (§  PROPOSED CONCRETE SOEWALK, TPCAL e Re"‘*i‘;’:;‘;‘;”;’féi;
ahealty. growing
o PROPOSED CONCRETE RETANING WAL SEE
et e el arin IF GRASS OR WEEDS EXCEED THE HEIGHT SPECIFIED IN CHAPTER 21 OF THE NOVI CODE OF @  rrorosn concrere reraG walL 12112019 Revision
o e e et sl ve ‘ORDINANCES, OR IF SHRUBS ARE ALLOWED TO OBSTRUCT VISION ACROSS ANY PORTION OF St
o e THE ISLAND AND THE RESPONSIBLE PARTY IS UNWILLING TO RECTIFY THE PROBLEM THE CITY
it r 1 generaly g condicn WILL ABATE SUCH VIOLATIONS AND SHALL ACCESS THE COST OF SUCH ABATEMENT EXISTING LIQUID PETROLEUM PIPELINES
N MEASURES IN THE MANNER PROPOSED BY THE DEVELOPER AND APPROVED BY THE CITY IN
e g ocuon (®  oecioous canosy e, see ica Civ oF
SUCH INSTRUMENT.
@ vinor NOVI PLANTING DETALS
e Gty
e : @  cvencrsen e, s AL v os ow
o ) PLANTNG DETALS
replaced. City of Novi Standard Notes
etseaand oot o o oV @  omAMENTAL TREE, SEE TYPICAL CITY OF NOVI
6 bramonance ALL LANDSCAPE MATERIALS, INSTALLATION, AND MAINTENANCE SHALL e A
@) d onderly COMPLY W/ SECTION 5.5
‘appearance, ree ffom refuse and debris. (@  SHRUB AND PERENNIAL PLANTING, SEE TYPICAL
() proper /ALL PLANT MATERIAL SHALL BE LOCALLY GROWN OR OF THIS NORTH CITY OF NOVI PLANTING DETAILS
) MIDWEST AMERICAN REGION AND CONFORM O THE CURRENT AAN @  soo0s0 Lann over N > b5
2 STANDARDS. USE NO.1 GRADE PLANT MATERIAL o o B Ureher
Project:
S PLANTING PERIOD SHALL BE: NO EARLIER THAN MARCH 15 AND NO LATER (@  sNOW STORAGE AREA _— e
e mesion s NOV- 15 ANTICIPATED: 2019:2020 ® comvsonmacie TRIANGLE PLACE
ALL PLANT MATERIAL SHALL BE MAINTAINED IN A HEALTHY GROWING SHOVEL CUT EDGE BETWEEN LAWN AND i
CONDITION FREE OF WEEDS AND DEERIS WITH ONE CULTIVATION FOR WEED ©® oo Novi, Michigan
i approved b he Gty n su nsment. CONTROL PER MONTH DURING JUNE, JULY AND AUGUST. THIS ESTABLISHMENT
7. Responeiinyand Ceriatesof Oucupancy. The e of e property ubjct 0 herquiement of s PERIOD SHALL BE TWO (2) YEARS FROM THE DATE OF APPROVAL OF @ reocclearvison Aea
per PLANTINGS BY THE CITY OF NOVI, REPLACEMENT OF ANY FAILING PLANT NoE
MATERIAL, INCLUDING TREES, SHALL BE GUARANTEED DURING THE TWO (2) FOR SOIS INFORMATION, S5 SHEET § OF THE
mpravement i pposes of Subsecions 005 and 5. YEAR ESTABLISHMENT PERIOD. FAILING PLANT MATERIAL SHALL BE REPLACED PREVIOUSLY SUBMITED ENGINEERING PLAN ZONED: FARMINGTON HILLS
WITHIN THREE MONTHS, OR THE NEXT GROWING SEASON. COMPLETED Y GREENTECH ENGIEEANG, INC COMMERCIAL
. DATED MARCH 23, 2016 rojct sporsor

ALL LANDSCAPE AREAS SHALL BE IRRIGATED BY AN AUTOMATIC IRRIGATION GREENTECH JOB NO. 12153 B
SYSTEM. Trowbridge Companies

2617 Beacon Hill Drive
Auburn Hills, MI 48326

1105 F Foundation
landscape area

Site Landscape Calculations
INTERIOR PARKING AREA LANDSCAPE REQUIREMEENTS: (P ALL TREE WRAP, STAKES AND GUY WIRES SHALL BE REMOVED AFTER ONE
WINTER SEASON

A: TOTAL SF LANDSCAPE REQUIRED : 362 sf (4,817 *075)
TOTAL SF LANDSCAPE PROVIDED: 600 1

ZONED: 05C

NO PLANTINGS GREATER THAN 12" HIGH SHALL BE PLANTED WITHIN TEN (10)

FEET OF FIRE HYDRANTS. PLANT MATERIAL SHALL NOT BLOCK VISIBILITY OF

HYDRANT. SEE SHEET L-2 FOR ALTERNATIVE AREA
LANDSCAPE PLANTING PLAN

|

B N/A

ANY AND AL SUBSTITUTIONS OR DEVIATIONS SHALL BE APPROVED IN

C: TOTAL SF OF LANDSCAPED ISLANDS: 362 (C=A+B) OR (362+0 = 3625F)
WRITING BY THE CITY PRIOR TO INSTALLATION,

D: REQURED CANOPY TREES IN PARKING LOT AREAS : 362 $F (C/ 200) NATURAL COLOR, FINELY SHREDDED HARDWOOD BARK-SEE PLANTING.

TOTAL TREES REQUIRED : 2 DETAILS FOR DEPTH.
TOTAL TREES PROVIDED: 2
NO PLANT MATERIAL SHALL BE PLANTED WITHIN 4 FEET OF THE PROPERTY LINE
428 SF Foundation

landscape area

AMINIMUM OF ONE CANOPY TREE PER 35 LF OF PARKING LOT PERIMETER
1S REQUIRED: (260 -110) LF /35 = 4
Note: 110 Ifis in existing utiity easements, applicant requests a waiver that this

length not be inclued in the calculation
o Sheet Name:

Landscape Plan

PLANT SCHEDULE
TOTAL CANOPY TREES REQUIRED: 4 pe——
TOTAL CANOPY TREES PROVIDED: 4

R.O.W. STREET TREE REQUIREMENTS: (R)

HAGGERTY ROAD:
Note: 90 Ifis in existing utilty easements, applicant requests a waiver that this
length not be included in the calculation

316 5F Foundation
landscape area

TOTAL R.O.W. TREES REQUIRED: 7 (255+95-00)/35
TOTAL R.O.W. TREES PROVIDED: 7

GREENBELT REQUIRED LANDSCAPE: (G)

CANOPY / EVERGREEN TREES
HAGGERTY ROAD!
165 LF NOT ADJ. TO PARKING /40= 3 TREES (255-90)/60
85 LF ADJACENT TO PARKING /35 = 2 TREES

200 SF Interior parking
landscape area

Note: 90 fisin existing utiity easements, applicant requests a waiver that this
length not be included in the calculation

TOTAL CANOPY / EVERGREEN TREES REQUIRED: 5
TOTAL CANOPY / EVERGREEN TREES PROVIDED: 5

SUB-CANOPY TREES
HAGGERTY ROAD.
228 LF NOT ADJ. TO PARKING /40 = 6 TREES (318-90)/40
85 LF ADJACENT TO PARKING /20= 4 TREES

200 SF Interior parking
landscape area

Seal

Note: 90 Ifis in existing utity easements, applicant requests a waiver that this
length not be included in the calculation

TOTAL SUB-CANOPY TREES REQUIRED: 10
TOTAL SUB-CANOPY TREES PROVIDED: 10

BUILDING FOUNDATION REQUIRED LANDSCAPE

1,849 SF LANDSCAPE REQUIRED.
1,849 SF LANDSCAPE PROVIDED

2311 x8

Additional street trees
per original 2008 PRO
Agreement

Cor,

Crectedt G
Dol 02.12.2018
Scae: 1=

ZONED: Fs Projct Number:
19.007

Sheet Number
o @ L-1

© 7017 Ver Verde Londscope Arciteciure UC

SCALE: 1" = 20

NORTH
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o
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'AS ONE CONTINUOUS 8ED, SHOVEL CUT EDGE
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Landscape Plan
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Triangle Medical
Commercial Building

N . M |
COMPLYING WITH ICC A117.1 ADJACENT TO

Drawing Schedule Issued Issued Issued Issued Issued Issued N
PERMIT

CODE INFORMATION - MICHIGAN BUILDING CODE

SP-1 Title Sheet 07-21-09 DRAWINGS GOMPLY WITH THE MICHIGAN BUILDING CODE,
MECHANICAL, INTERNATIONAL FUEL GAS & PLUMBING CODES AND

MICHIGAN ELECTRICAL CODE NEC WI PART 8 STATEAMENDMENTS

MICHIGAN BARRIER FREE ICC/ANSI A117.1. MICHIGAN UNIFORM ENERGY

A-1 Foundation Plan 07-21-09 CODE RULES PART 10 WTIH ANSI/ASHRAE/IESNA STANDARD 90.1
A2 Floor Plan 072109 INTERNATIONAL FIRE CODE
A-3 Elevations 07-21-09
- OCCUPANCY TYPE: 8
A-4 Elevations 07-21-09
A-5 Wall Section & Details 07-21-09 CONSTRUCTION TYPE: vB
A-6 Wall Section & Details 07-21-09 BULDING AREA 2575 SF
E-1 Electrical Plan 07-21-09 OCCUPANT LOAD BY CODE BUSINESS 2,575 SF /100 SFIPERS.

=26 PERSONS (MERCHANTILE)

TWO MEANS OF EGRESS PROVIDED

THE INTERIOR WALL AND CEILING FINISHES WILL COMPLY WITH
SECTION 803.5 (CLASS B FOR CORRIDORS, CLASS C FOR ROOMS
AND ENCLOSED SPACES)

THE INTERIOR FLOOR FINISHES WILL COMPLY WITH SECTION 804,

9 MILE ROAD

HALSTEAD ROAD

8 MILE ROAD

T\ LOCATION MAP

Scale: TS,




338"/

34 154

80"

30x7°

STONE, 1° AIRSPACE, BUILDING WRAP
OVER 15/32" EXTERIOR O.S.5.
SHEATHING ON 2x6 WOOD STUDS @
16" O.C. Wi MIN. R-19 INSULATION
WITH INTERIOR FACE OF 5/8" TYPE

= — ~X-GYPSUNALEBOARD ]
| UL DESIGN NUMBER U356 |
|
I

LINE|OF CANOPY
ABOYE

by

290"

SIMPSON STRONGT|
WALL SSW24)
USE MANUF TEMPL
LOCATION OF ANCH|

3.0%6-8" SOLID

CORE WOOD DOOR
IN PREFINISHED

METAL FRAME

TENANT

104

(2) 1:3040-112" (2) 13

PRE-ENGINEERED ROOF
TRUSSES @ 24" 0.C. ABOVE

x91/2"
MICROLAMS MICROLAMS

(2) 1-3ax-112"
MICROLAMS

NI IS

90

200"

867"

BRICK, 1* AIRSPACE, BUILDING WRAP-
OVER 15/32" EXTERIOR O.S.B.
'SHEATHING ON 246 WOOD STUDS @
16" 0.C. w/ MIN. R-19 INSULATION
WITH INTERIOR FACE OF 5/8" TYPE
X' GYPSUM WALL BOARD

UL DESIGN NUMBER U356

I\ siwpson stronGTE steE sTRoNG

WALL SSW24x11
USE MANUF TEMPLATE FOR
LOCATION OF ANCHOR BOLTS

Compani




RIDGE VENT TYP.

@

/ RIDGE VENT TYP.

T ASPHALTSHINGLES  —=

STANDING SEAM
METAL ROOF AWNINGS
TYPICAL

SIGNAGE BY TENANT 108 SQ FT
MAXIMUM (87’ OF FRONTAGE"1

EIFS CORNICE

7

=108.75)
T ABPHALTSHINGLES

@

SIGNAGE

T~ STONE FACE

PAINTED CEMENTITIOUS FASCIA
AND TRIM BOARD

FULL BRICK VENEER

SPLITFACED BLOCK

TINTED INSULATED GLASS IN
ANOD ALUMINUM FRAMES

4-5%y
20 COURSES

PREFINISHED METAL COPING

( T E
S | | [ | =
L2 ==
23 = =
43 S== = =
3 === =
P > —
9, O T TNt T ATt T Smses= EEs T T T @)
CR 2 =
5|3 8 2 = =
EIH =
i S
s g =
1 e T ==
& |
|
|
|
TS
NOTE: {
WEST ELEVATION All roof-top appurtenances shall be full screened from )
SCALE: 114" = 10" view from all vantage points both on and off site with
Fagade Ordinance compliant materials
/mucs VENTTYP,
PAINTED CEMENTITIOUS
1510 RAKE & 128
SUBRAKE WITH 1x4 TRIM
HOLD BACK TOP OF
CORNICE ATROOF
INTERSECTION FOR
SCUPPER = % EIFS CORNICE
t
. S )
PAINTED CEMENTITIOUS -
STANDING SEAM FASCIAAND TRIM BOARD X
METAL ROOF AWNINGS
VETALR FULL BRICK VENEER -
SPLITFACED BLOCK L ;
TINTED INSULATED GLASS |
INANOD ALUMINUM S
5 Fraves = =
A STONE FACE

&
&
5
e
r TRASH ENCLOSURE

PAINTED METAL DOOR AND
RAME

N

SOUTH ELEVATION

NOTE:
All roof-top appurtenances shall be full screened from
view from all vantage points both on and off site with
Fagade Ordinance compliant materials

SCALE: 114

5.5%]
38 COURSES

80
TOP OF GLAZING
68

Wl
4 cOuRbes

HEAVY DUTY EXTERIOR
LEVER DOOR HARDWARE,
WITH KEYED BOLTILATCH.

/1" EIFS CORNICE

A3 SCALE: 3/4" = 10"

A



o

RIDGE VENT TYP.

ASPHALT SHINGLES

o

sy
M 20coURSES w

URSES

o

D 10US FASCIA
RIM BOARD

[BRICK VENEER

[FACED BLOCK

4

{

EAST ELEVATION

NOTE:
All roof-top appurtenances shall be full screened from
view from all vantage points both on and off site with
Fagade Ordinance compliant materials

SCALE: 1/4"

o

2.8
12 COURSES

RIDGE VENT TYP.

PAINTED CEMENTITIOUS
1x10 RAKE & 148
SUBRAKE WITH 1x4 TRIM

HOLD BACK TOP OF
CORNICE AT ROOF
INTERSECTION FOR
SCUPPER

PAINTED CEMENTITIOUS FASCIA
AND TRIM BOARD

FULL BRICK VENEER

SPLITRACED BLOCK

TINTED INSULATED GLASS IN

ANOD ALUMINUM FRAMES

NORTH ELEVATION

SCALE: 1/4" = 1-0"

§=8
gle |®
sls
B
915 i
% I [ ] I _ .
% 1 ——— T
- T T T T
| | | |
| | | |
| | | |
L L ——_L_4
NOTE:

All roof-top appurtenances shall be full screened from
view from all vantage points both on and off site with
Facade Ordinance compliant materials

EAST & NORTH
ELEVATIONS




BRICK, 1" AIRSPACE, BUILDING WRAP
OVER 15/32" EXTERIOR O.S.B.
'SHEATHING ON 246 WOOD STUDS @
167 0.C. w/ MIN. R-19 INSULATION
WITH INTERIOR FACE OF 5/8" TYPE
X' GYPSUM WALL BOARD

UL DESIGN NUMBER U356

MINIMUM R4 INSULATION

Wi VAPOR BARRIER

CONT RIDGE VENT

30 YR, ASPHALT SHINGLES OVER ROOFING
PAPER OVER 7/16" EXTERIOR O.S.B.
DECKING OVER PRE. ENGINEERED ROOF

TRUSSES @ 24" 0.C.

STONE COPING

#5BAR @ 32" 0.C. EXTEND 24
INTO FOUNDATION

(2) WYTHES OF BRICK WITH TRUSS.
TYPE HORIZONTAL REINFORGEMENT
EVERY OTHER COURSE

SPLIT FACED BLOCK.

12" CONCRETE TRENCH FOOTING
WITH (2) #5 BARS TOP AND

/3 WALL SECTION

@ SCALE: 12"

o

R—— BRICK, AIRSPACE, BUILDING WRAP
14 (2) LAYERS 5/8"TYPE 'X — OVER 7/4¢" EXTERIOR 0.S.B.
DRYWALL ON / SHEATHING ON 2x6 WOOD STUDS @
PRE ENGINEERED TRUSSES 16" O.C. Wl MIN. R-19 INSULATION
§ ONE HOUR RATED GYPSUM §
522 ASSOCIATION FILE NUMBER HERE ?
JCME BOGMOACOUSTIC CEILING N § =
3 (FUTURE TENANT WORK) 8 TREATED 246 WOOD SILL
/ PLATE w/ TIE STRAPS @
42" 0.C. SEE WALL
4" CONCRETE SLAB wiMIN Secrion
10 MIL VAPOR BARRIER ON
4" GRANULAR FILL FINISHED FIRST FLOOR LINE
T e T T
2 RIGID INSULATION
| GNDER SLAB
— 7\ 12" CONC. TRENCH
FOOTING W/ (2)#5
/1" BUILDING SECTION 12 SaRs Tom Ao BoTTOM
@ SCALE: 114"
10 30 YR ASPHALT SHINGLES QVER
ROOFING PAPERQVER 7167
EXTERIOR 0.8 B, DECKING OVER PRE
2, ENGINEERED ROOF FRUSSES @ 24"
9 o.C
A%
"%
Q)o)é
2%,
=,
MINIMUM R-49
INSULATION w/ VAPOR
iR / ALUMINUM GUTTER AND DRIP EDGE
(2) LAYERS 5/8" TYPE ‘X' DRYWALL 1X6 CEMENTICIOUS FASCIA
ON PRE-ENGINEERED TRUSSES ONE rar VENTED SOFFIT
HOUR RATED GYPSUM ASSOCIATION 1x12 CEMENTICIOUS TRIM BOARD
v SPLIT FACED BLOCK
FILE NUMBER RC 2602 H BRICK, AIRSPACE, BUILDING WRAP
ACOUSTIC LAY-IN CEILING
OVER /1" EXTERIOR 0.8 B.
o SHEATHING ON 246 WOOD STUDS @
S FRBRIC MUASHINS W/ BTN S
(TENANT WORK) =
]
B e R REIEY AR
5 =
i 25
g %
2 K |\ BROBPRARHRED METAL FRAMING
g @ IRV /2"
S 215"/, . ¥
= 2 Fill7E8 WRURAMNS N
B
o 0
© —— PREFINISHED ALUM FRASHNGS
AR PSRNANG w WEEP HOLES
L—
32" 0.C. TYP. W/ PEA GRAVEL
41 COURSE SPLIT
- | FACED BLOCK
B &
2/COURSES
= B SLOPE GRADE AWAY FROM
i L QURSES
4 CONCRETE SLAB w/ MIN 10 .
MIL VAPOR BARRIER ON 4" AN Ef&i‘:n%ﬂ;; i%m BELOW
GRANULAR FILL TREATED 2x6 WOOD SILL PLATE
2" RIGID INSULATION ~ w/ TIE STRAPS @ 42" O.C. SEE
UNDER SLAB WALL SECTION.

GROUT FILLED 8"
CONCRETE BLOCK

/ 2\ WALL SECTION

@ SCALE: 112" = 10"

# DOWE‘U“LB‘?&};%&“\SEHH FIRST 10

WITH ANCHOR STRAP!

12" CONC: TRENCH FOQTING W/
(AN BARS. TGP AND BOTTOM
IN. 3-6" BELOW GRADE

Trilium

Compar

Tanant Space

SECTIONS &
DETAILS




EPDM ROOFING OVER

7/16" OSB SHEATHING ON 2x8
FRAMING EXTEND ROOFING OVER
FRAMING AT COPING

PREFINISHED METAL COPING

EIFS CORNICE OVER BUILDING
RAP OVER DENSGLASS

SHEATHING ON 2x FRAMING

BRICK, AIRSPACE, BUILDING WRAP
OVER 7/;¢" EXTERIOR O.S.B.
SHEATHING ON 2x6 WOOD STUDS @
16" 0.C. w/ MIN. R-19 INSULATION

PREFINISHED STANDING SEAM

ROOF ON PAINTED METAL FRAMING
FABRIC THROUGH WALL FLAS
WEEPHOLES

PREFINISHED CO!

PREFINISHED STANDING SEAM

ROOF ON PAINTED METAL FRAMING

1"x1" METAL FRAMING ON
CURVED 2"x4" METAL
FRAMING

2'x4" METAL FRAMING ON
I"x1" BRACKET BOLT TO
DOUBLE STUDS IN WALL
STUDS TO BE FULL
HEIGHT OF WALL

200

o —

1-10'/5" \/ 6

/2> WALL SECTION

@ SCALE: 112" = 10"

SEALANT AND BACKER ROD

EIFS OVER DENSGLASS SHEATHING
ON 2x4 FRAMING

PROVIDE OPENING AT FOR

DRAINAGE

EXTEND EPDM ROOFING
MEMBRANE UNDER ROOF
SHINGLES MIN 30"

193y

SPLIT FACED BLOCK —

BRICK VENEER

#4 DOWEL 18"x18"

—

o

INIMUM R-49
INSULATION w/ VAPOR
BARRIER

10%0"

120"
CEILING HEIGHT

140"
BEARING HEIGHT

— {2) LAYERS 5/8" TYPE 'X' DRYWALL
ION PRE-ENGINEERED TRUSSES ONE
HOUR RATED GYPSUM ASSOCIATION

FILE NUMBER RC 2602
JACOUSTIC LAY-IN CEILING

.

TENANT WORK)

[TINTED INSUL GLASS IN

PREFINISHED ALUM FRAMING

/ 17\ WALL SECTION AT ENTRY

#" CONCRETE SLAB w/ MIN 10
IL VAPOR BARRIER ON 4"
[GRANULAR FILL

P RIGID INSULATION
INDER SLAE

\isj SCALE: 112"

o

Triliurm

Tanan

SECTIONS &
DETAILS



General Note

1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.

2. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.

3. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: GRADE

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT

TO EXISTING / FUTURE FIELD CONDITIONS. THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS
CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH
ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS. ACTUAL PERFORMANCE OF ANY
MANUFACTURER'S

LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER
VARIABLE FIELD CONDITIONS. MOUNTING HEIGHTS INDICATED ARE FROM GRADE AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING
ANALYSIS OF LIGHTING SYSTEM SUITABILITY AND SAFETY. THE ENGINEER AND/OR ARCHITECT
1S RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND

LIGHTING QUALITY COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE
90.1 2013. FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR
734-266-6705

Statistics
Description ‘ Symbol‘ avg ‘ Mlx‘ Min ‘ Max/Min | Avg/Min ‘ Avg/Max
Parking Lot | X [23fc|a5fc|oafc| 1131 | s81 | o051
Property Line [+ JoafcJosfeloofe| wa [ wa | 021
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. Number | Lumens
Symbol | Label | QTY Manufacturer |Catalog Number |Description Lampe_|Filename porLoms | LLF | Wattage |Lamp
7 [Uihorls Ughtng [ DSX0 €0 75 40K BLC | DSX0 LED P5 40K BLC MVOLT T [osxotmrea]  see o5 [
[ R i R
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ot FERNCO COMPLINGS O
APPROVED EOUM.

METHOD A
WYE PIPE INSERTION WITH FLEXIBLE COUPLINGS
SEE NOTE 8

METH!

DETAIL OF SANITARY SEWER CLEANOUT

DROP MANHOLE CONNECTION

SEE NOTL g8

BACKFILLING IN THE AREAS OF STREETS, ALLEYS,
SIDEWALKS, DRIVES & PARKING AREA

X WOTE §o

e

SE MO A

SEE MOTE 50

CLASS "8" BEDDING

/
!I
5

Pl

WE WOTE fC & K

+fo=
SEE CoME DETAL. ! =x o
o ==
L vy ™
o= ]
o e ax — |
i : A0 o ¥ Ao o +
= =]
; |
] | o
-
= o e —— ] L WE WOTE g —— || ‘_
o =
PRE-CAST BITIOU SETRON . 4
b
M ERCASEMENT 13, 5 ¥
] = L
0T 8L HOLES Y0 BE cemLED Of 3 ;mmm 7

SEE WOTE 10

STANDARD MANHOLE
FOR_PIPE SIZES 24" & SMALLER

L 13 Tck 3800 P
Blse' D NGRS SRORE

MANHOLE OVER EXISTING SANITARY LINE

PRICAST FLESBLE-JONT SOWEN MANAOLE

WAL 3 41 LD
12 -0 L0,
A5 436 43 L0 & LARGER|

CARRIER PIPE WITH CASING PIPE

SEE NOTE 14

CLASS "A" BEDDING

TOP VIEW OF MANHOLE

T

4
e

SEWER TAP TO EXISTING MANHOLE CONE DETAIL

SANITARY SEWER DETAILS

CITY OF NOW

6/15,/98
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MAMALL; THRUST RESTAAMT DESCH PPE, CURRENT KON
3 A WYDRANTS SHALL BE EAST JORDAN MODEL TYRE SO

B VALVE BOOTE AL O FLUMID AND 0 LML WTH THE VALVE

©. STAMEN COMMECTON OF THE WYDRANT SHML FACE T STREET CINTERLML, 0N A5
BREGTED Y T L UARSHALL.

0. MIDRANTS SUAL B CLEMED MO PANTED T0 FRE UARBALL'S COLOR G00C
PUSTOLEUM FIRC WYDRANT RED, O APPROVED COUNVALENT.

SECTION

TYPICAL HYDRANT SETTINGS

STANDARD ENCASEMENT FOR
12" & SMALLER WATER MAIN

VALVE BOX DETAIL

PogT

BACKFILLING IN THE AREAS OF STREETS, ALLEYS,
SIDEWALKS, DRIVES & PARKING AREA

SEE NOTE § 2
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GATE WELL
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