
CITY of NOVI CITY COUNCIL 

Agenda Item 3 
May 6, 2019 

SUBJECT: Consideration at the request of Gateway Village of Novi, LLC, of the draft Third 
Amendment to Consent Judgment for the Gateway Village Development in the matter of 
Gateway Village of Novi, LLC v City of Novi, and authorization for the City attorney to take 
all action to file the amendment with Circuit Court. The subject property is located in the 
northwest corner of Grand River Avenue and Meadowbrook Road in Section 23. The 
amendment is required for approval of JSP 18-22 Gateway Townhomes of Novi to provide 
for a new style building for the final phase of the multi-family residential component of the 
development 

~~\\,½ 
SUBMITTING DEPARTMENT: Community Development Department - Planri1ng 

CITY MANAGER APPROVAL: ~ 

BACKGROUND INFORMATION: 
In 1990, the City and the owner of the Gateway Village Development on the northwest 
corner of Grand River and Meadowbrook Road, entered into a Consent Judgment 
regarding the construction of a mixed-use development, originally with commercial, 
residential, and light industrial components. Since the Consent Judgment was entered in 
1990, the site plan has been modified twice for the purpose of modifying the layout and 
mix of uses. The owner now proposes an additional amendment to the Consent 
Judgment to provide for a new style building for the multi-family residential component of 
the development. 

The current proposed development boundary is approximately 3.64 acres and is the last 
residential component of the Gateway Village development. The remaining multi-family 
residential component of the development has not been constructed and has been put 
on hold since approximately 2003, and has now been separated onto its own parcel. As a 
result of changes in market demand, the owner has proposed to construct a new unit 
style, consisting of 43 units within eight (8) attached townhome style buildings, with each 
building containing from two (2) to seven (7) units. The original approved plans proposed 
seventy-two (72) "stacked" units. The proposed unit style and building elevations are 
consistent with the design elements approved within the Consent Judgment, but require 
an amendment to the preliminary site plan and Consent Judgment to include the new 
elevations. Additionally, as a result of the separation of the multi-family residential 
component on to its own parcel, the amended preliminary site plan requires deviations 
from the Zoning Ordinance for setbacks and lot width as noted below. 

1. Lot Size (Sec . 3.1.20.): A minimum of 200 ft. width is required for parcels located in NCC 
zoning district. The development is part of a previously approved consent judgment 
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plan. The current lot width along Meadowbrook Road is 190 ft. and is considered pre­
existing. This is supported by staff. 

2. Building Setbacks (Sec 3. 1 .20): The development was part of an overall development 
plan. Due to Michigan law, the applicant made the last undeveloped phase as its own 
parcel. The creating of parcel created non-conformities with minimum required 
building setbacks. Staff supports the deviation as the layout meets the intent and uses 
of the consent judgment plan. The applicant should check with Building department 
as how the new lot lines affect the building permit review. This is supported by staff. 

Required Proposed 

Front 50 ft. 35.24 ft. No 
(Meadowbrook) Same as approved 

Side (north) 20 ft. 59.76 ft . Yes 

Side (south) 20 ft. Approximately 6 ft. No 

Rear (West) 20 ft. Approximately 14 No 
ft. 

3. Building elevations and material calculations: The applicant has provided revised 
building elevations. The design is consistent with the intent and purpose of the fac;ade 
Ordinance and Fac;ade review recommends that a Section 9 Waiver be granted for 
the underage of Brick on the rear facades and the overage of vinyl siding on all 
facades. 

4. Lighting /Sec 5.7): Provide details of lighting fixtures, locations, and a photometric plan 
to meet requirements of Section 5.7 of the Ordinance for Final Site Plan review. See 
details in Planning Chart. Deviations may be required due to spillover on the property 
line. Provide additional information with the revised submittal. 

With regards to traffic, this development would produce an estimated 284 daily trips with 
the highest number being in the PM peak hour which is 28 trips. These numbers are far 
below the city thresholds and additionally these trips should not decrease the level of 
service on the adjacent roadways in any way. For that matter, the applicant had 
previously proposed a 72 unit development at the same location which would have 
generated an estimated 503 daily trips. This larger size unit would still produce trips at a 
level significantly below the City thresholds and was approved accordingly. The City's 
Traffic Consultants noted that there are no concerns regarding traffic impacts for this 
proposed development. 

The Community Development staff has had opportunity to comment on the proposed 
development, as have the City's various technical consultants and engineering staff. City 
staff supports the proposed amendments to the site plan and corresponding deviations. A 
copy of the Third Stipulated Amendment to Consent Judgment is included in the packet. 
Once approved, the applicant will proceed to obtain final site plan approval 
administratively and follow standard procedures to start construction. City Council is also 
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requested to authorize the City attorney to take all action to file the amendment with 
Circuit Court. 

RECOMMENDED ACTION: 
Approval at the request of Gateway Village of Novi, LLC, to approve the form of Third 
Stipulated Order Amending Consent Judgment dated June l, 1990, June 8, 1996 and May 
1 6, 200 l for Entry of Consent Judgment as to 3.64- acre parcel of property located at the 
northwest corner of Grand River Avenue and Meadowbrook Road in Section 23, subject 
to: 

a. Final review as to form and content, including making of necessary modifications or 
revisions to the Order in the interest of the City and to carry out the requirements of 
any ordinances or other laws and the intent of the Council in approving the 
change in use, by the City Manager and City Attorney. 

b. Undertaking all actions necessary, as determined by the City Attorney's office, to 
secure entry of the proposed Order, including but not limited to: 

i. Providing appropriate notice of the proposed entry of the Order to Gateway 
Village of Novi, LLC prior to submission of the order to the Oakland County 
Circuit Court. 

ii. Submitting the proposed Order to the Court by appropriate motion, with 
notice to Gateway Village of Novi, LLC. 

c. Entry of the Stipulated Order by the Oakland County Circuit Court. 

This approval is subject to all conditions provided in the original consent judgement, unless 
otherwise amended with this approval. 
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DRAFT CONSENT JUDGEMENT 



STATE OF MICHIGAN 
IN THE CIRCUIT COURT FOR THE COUNlY OF OAKLAND 

GATEWAY VILLAGE OF NOVI, LLC, 
a Michigan limited liability company 

Case No. 86-316708-CH 
Plaintiff /Counter-Defendant 

Hon. Nanci J. Grant 
-vs-

CllY OF NOVI, a Municipal Corporation, 
et al, 

Defendants/Counter-Plaintiffs 

TILCHIN & HALL, P.C. 
ADAM RANDALL (P73758) 
Attorneys for Plaintiff 
21800 Haggerty Road, Suite 218 
Northville, Mi 48167-8981 
(248) 349-6203 

ROSATI, SCHULTZ, JOPPICH & 
AMTSBEUCHLER, P.C. 
THOMAS R. SCHULTZ (P 42111) 
ELIZABETH K. SAARELA (P60265) 
Attorneys for Defendant 
27555 Executive Drive, Suite 250 
Farmington Hills, MI 48331-3550 
(248) 489-4100 

THIRD STIPULATED AMENDMENT TO CONSENT JUDGMENT 

At a session of said Court held in the City of Pontiac, 
County of Oakland, State of Michigan on ___ _ 

PRESENT: 
Circuit Court Judge 

Upon stipulation and consent of GATEWAY VILLAGE OF NOVI, LLC (''Plaintiff'1 and the 

CilY OF NOVI ("CilY'1, the Court finds as follows: 



A. A Consent Judgment was entered by this Court on June 1, 1990 ("Original Consent 

Judgment'1 with respect to certain real property owned by Plaintiff and described as set 

forth on Exhibit A attached hereto ("Property'1. 

B. The Original Consent Judgment permitted Plaintiff to develop, construct, and use the 

Property as identified in certain principal permitted uses, including but not limited to 

multiple family residential and commercial portions of the development. 

C. The Original Consent Judgment was amended by stipulation on June 8, 1996 (the "First 

Stipulated Amendment to Consent Judgment'1 and, again on May 16, 2001, for the 

purpose of providing and approving an amended preliminary site plan, as set forth in the 

plans referenced therein and on file with the City (the "Second Stipulated Amendment to 

Consent Judgment'1, Together, the Original Consent Judgment and First and Second 

Stipulated Amendments to Consent Judgment shall be known as the "Consent 

Judgment." 

D. Since the entry of the Second Stipulated Amendment to Consent Judgment, the 

remaining multiple family residential component of the Development has not been 

developed. Additionally, the remaining component of the development has been 

separated onto its own parcel. 

E. As a result of the separation of the last multiple family residential component, Plaintiff 

has submitted an amended preliminary site plan requiring deviations from the Zoning 

Ordinance for setbacks and lot width. 

F. Additionally, as a result of changes in market demand, Plaintiff has proposed to 

construct a new unit style, consisting of 43 units within eight (8) attached townhome 

style buildings, with each building containing from two (2) to seven (7) units (Original 

approved plans indicate 72 'stacked' units). The proposed unit style and building 
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elevations are consistent with the design elements approved within the Consent 

Judgment. Details of the building elevations and architectural detail may require 

deviations with respect to materials calculation and photometric plans, may be required. 

The City has no objection to such the amendment to the preliminary site plan. 

G. Based on all of the above, the parties have desire to further amend the Consent 

Judgment as set forth herein. 

H. This Court is otherwise fully advised in the premises. 

Now, Therefore, in accordance with the consent and stipulation of the parties, 

IT IS HEREBY ORDERED AND ADJUDGED that the I Consent Judgment is hereby 

amended as follows: 

1. This case is reopened for the limited purpose of amending the Original Consent, as 

modified by the First and Second Stipulated Amendments to Consent Judgment as set 

forth herein. 

2. Paragraph 2.A of the Second Stipulated Amendment to Consent Judgment is hereby 

amended to include the proposed amended preliminary site plan, dated January 22, 

2019, ("Third Amended Preliminary Site Plan''), on file with the City. 

3. The following deviations from the Zoning Ordinance are granted with respect to the 

Third Amended Preliminary Site Plan: 

a. Lot Size (Sec. 3.1.20.): A minimum of 200 ft. width is required for parcels located in 
NCC zoning district. The development is part of a previously approved consent judgment 
plan. The current lot width along Meadowbrook Road is 190 ft. and is considered pre­
existing. 

b. Building Setbacks (Sec 3.1.20): The development was part of an overall development 
plan. Due to Michigan law, the applicant made the last undeveloped phase as its own 
parcel. The creating of parcel created non-conformities with minimum required building 
setbacks. Setback deviations include: 
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Required Proposed 

Front (Meadowbrook) 50 ft. 35.24 ft. Same as approved 

Side (north) 20 ft. 59.76 ft. 

Side (south) 20 ft. Approximately 6 ft. 

Rear (West) 20 ft. Approximately 14 ft . 

c. Building elevations and material calculations: A section 9 waiver is granted for 
the underage of Brick on the rear facades and the overage of Vinyl Siding on all 

facades because the proposed Amended Preliminary Site Plan elevations are consistent 
with previously approved design. 

4. In the event that building plan review requires Plaintiff to comply with barrier free 

design requirements of the 2003 Michigan Building Code, and the resulting requirements 

cause the number of units within the remaining multiple family residential component to 

be reduced by 1 or 2 units, the City shall review and approve resulting changes to the 

Third Amended Preliminary Site Plan administratively. 

5. Except as expressly modified by this Third Stipulated Amendment to Consent Judgment, 

all of the terms, provisions and conditions of the Original Consent Judgment, as modified 

by the First and Second Stipulated Amendments to Consent Judgment shall remain in 

full force and effect. 

6. To the extent that anything contained in this Third Stipulated Amendment to Consent 

Judgment shall be inconsistent or conflict with any provision of the Consent Judgment, 

the terms of this Third Stipulated Amendment to Consent Judgment shall control and 

the entirety of the Consent Judgment as modified herein shall be governed, interpreted 

and implemented in a manner consistent with the modifications and amendment above. 
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7. Each person signing this Third Stipulated Amendment to Consent Judgment on behalf of 

any party hereby represents and warrants that he/she is a duly authorized 

representative and agent of that respective party, and he/she has full authority to bind 

said party to all of the covenants, warranties, representations, terms and conditions of 

this Third Stipulated Amendment to Consent Judgment. 

8. The parties to this action agree that this Third Stipulated Amendment to Consent 

Judgment shall be recorded at the office of the Oakland County Register of Deeds. A 

copy of the legal description for the Land for the purpose of recording this Third 

Stipulated Amendment to Consent Judgment is attached hereto as a Exhibit A and 

Exhibit B. 

9. The parties re-affirm here that this Third Stipulated Amendment to Consent Judgment 

shall be binding upon and inure to the benefit of the parties and their heirs, successors 

and assigns and that this Third Stipulated Amendment to Consent Judgment shall run 

with the Land. 

10. This Court shall retain jurisdiction with respect to all matters relating to this case, 

including but not limited to, jurisdiction to resolve all disputes and make such other 

orders ad determinations as are necessary to effectuate the intent of this Third 

Stipulated Amendment to Consent Judgment. 

11. Subject to the continuing jurisdiction of the Court to ensure compliance with this Third 

Stipulated Amendment to Consent Judgment, this Judgment resolves the last pending 

claim and closes the case. 

CIRCUIT COURT JUDGE 
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Stipulated to by the Parties: 

ADAM RANDALL (P73758) 
Attorney for Plaintiff 

THOMAS R. SCHULTZ (P 42111) 
Attorney for Defendant 
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SITE PLAN 



IEGAl QfSCRIPDON{PARCEI IPNO 50--22-23-22§-QY}; 
A PART Cf THE NffiTHEAST 1/4 Cf SECTIOO 23. T.IN., R.8E., CITY Cf NOVI, OAKLAND COONTY, 
MICHIGAN, MORE PARTICULARLY DESCRIBED AS FOLLOWS: GATEWAY TOWN HOMES OF NOVI 
COMMENCING AT THE NORTHEAST COONER OF SAID SECTION; THENCE ALONG THE EAST LINE OF 
SAID SECTION 23, Al.SO BEING THE CENTERLINE Cf MEADOWBROOK ROAD, S.00'22'43"W., 1427.73 
FEET: THENCE N.70'37'48"W., 63.45 FEET TO THE PONT Cf BEGINNING; THENCE ALOOG THE 
WESTERLY LINE Cf MEADOWBROOK ROAD. {VARIABLE YllDTH) S.00'22'43"W., 190.39 FEET; THENCE 
N.70'45'.4J"W., 249.15 FEET: THENCE S.1914'17"W., 103.52 FEET; THENCE N.70'42'40"W., 175.42 
FEET; THENCE 58.37 FEET ALONG AN ARC Cf A CURVE TO THE RIGHT, RADIUS Cf 150.00 FEET, 
CENTRAL ANGLE Cf 2217'45", ANO A CHORD BEARING N.59'33'4rw., 58.00FEET; THENCE 95.87 
FEET ALONG AN ARC Cf A CURVE TO THE LEFT, RADIUS Cf 126.00 FEET, CENTRAL AN<l.£ OF 
43°35'47", AND A CHCRO BEARING N.7012'48'W., 93.58 FEET; THENCE 55.98 FEET ALONG AN ARC 
CfACURVE TOTHERIGHT,RADIUSOF150.00FEET,CENTRALAN<l.£Cf21'22'58",ANOACHCffl 
BEARING N.8119'12'W., 55.66 FEET; THENCE N.70"37'42"W., 46.98 FEET; THENCE N. 19'22'12" E., 
282.87 FEET; THENCE N. 70"37'48" W., 614.53 FEET TO THE PONT Cf BEGINNING. PARCEL 
CONTAINS 3.6-4 ACRES MORE ~ LESS. SUB.ECT TO ROAD RIGHT OF WAY, AND ALL EASEMENTS Cf 
RECORD& 

A PART OF THE NORTHEAST 1/4 OF SECTION 23, TOWN 1 NORTH, RANGE 8 EAST, 

CITY OF NOVI, OAKLAND COUNTY, MICHIGAN 

SlILilAIA 
SITE ZONED NCC (NON-CENTER COMMERCIAL DISTRICT) 
SITE AREA = 159,517 SF (NET) 
UNIT SIZE 20' X 47' = 940 SF 
NO OF BUILDINGS = 7 
TOTAL NUMBER OF UNITS = 43 
TOTAL BUILDINGS AREA = 40,420 SF 
COVERAGE = (25.J,; OF NET) 

NOTE TRASH cm I ECTION· 

TRASH ARE INDMDUAL COLLECTION. 

A Right-Of-Woy Permit from the City of Novi for any work within the rights-of-way of both Meodowbrook 
Rood and Grand River Avenue. 

A permit from the Rood Commission for Ooklond County for ony work within ttie Grond River right-of-way. 

All pavement marking and traffic control signs must be in compliance with the 'Michigan Manual of 
Uniform Traffic Control Devices: 

THE FOLLOWING STIPULATIONS ARE 
AN INTEGRAL PART OF THE CONTRACT 

WHERE DATA RESPECTING EXISTING CONDITIONS IS 

~gv~~<;Rs~~~~:?~~g~~D~EFg~N~~N~1~~~~6SF 
6'6~g~~1::,CTOR, AND ARE NOT A GUARANTEE OF 

THE CONTRACTOR SHALL SATISFY HIMSELF AS TO THE 

~~~;.g~;.ii;~it:~~ :~~~l~~E~6~~~L 
BE BASED SOLELY UPON HIS KNOWLEDGE ANO ESTIMATION 
OF CONDITIONS TO BE MET. 

SITE BENCHMARK 

SITE BENCHMARK #1: 

LOCATION MAP 
SCALE: 1 "= 1 ooo· 

THE CONTRACTOR SHALL MAKE ALL INVESTIGATIONS 
NECESSARY TO INFORM HIMSELF THOROUGHLY 
REGARDING THE AVAIL.ABILITY OF ALL FACILITIES WHICH 
WILL BE REQUIRED IN PERFORMANCE OF THE WORK, 
INCLUDING FACILITIES FOR THE DELIVERY OF MATERIALS 
AND EQUIPMENT. 

~ZtJ-~ ~6~~~~.f: ge\_,~~~~~~T6~~~R OF 

~~~~~~iFs&J°tfo~~~~gf~~~l~U~~fe;'~~ MAY BE 

ARROW ON HYDRANT. LOCATED 136 FEET+/- SOUTHEAST 
OF THE NORTHEAST PROPERTY CORNER. 
ELEV. 888.11 (U.S.G.S. DATUM). 

SITE BENCHMARK #2: 
R.R. SPIKE IN LIGHT POLE. LOCATED AT THE NE CORNER 
OF MEADOWBROOK ROAD ANO GRANO RIVER AVE. 
ELEV. 883.92 (U.S.G.S. DATUM) 

CITY OF NOVl BENCHMARKS 

DESCRIPTION 
NOTE: 

ENCOUNTERED IN THE PROSECUTION OF THE WORK DUE 
TO EXISTING CONDITIONS OR TO REQUIREMENTS OF THE 
CONTRACT DOCUMENTS, SHALL RELIEVE THE CONTRACTOR 
OF THE OBLIGATION TO FULFILL IN EVERY DETAIL ALL THE 
REQUIREMENTS OF THE CONTRACT DOCUMENTS NOR 
SHALL THEY CONSTITUTE A BASIS FOR ANY CLAIMS 
WHATSOEVER FOR EXTRA COMPENSATION OR EXTENSION 
OF TIME. 

North Rim Monumentotion Box of Centerline of Meodowbrook & 100' 
North of Cherry Hill 

881.21 COMPAClEO SANO BACKFILL SHALL BE PROVlOEO FDR 
ALL UTILITIES \\ITHIN THE INFLUENCE OF PAVED AREAS, 
ANO ILLUSTRA 1£0 ON THE PROFlLES. 

Al dnlwlngs, s peclllc81ionl1nd01herf81818d 

~su'i'.'rN'lT~~=~,eques1. 
=~:~=~meMS. 
wrl:t8npermlseionollheCONSULTANT. 

Thecontnu::torlhalld'llld: andverily 

:~~~~~y 

f,IOTE: ,\Ll.~Otlstw.l. ~F0R'<ITO 
TIIECURRENTST-AMJ Sl'ECIACA.TIONS 
Of' ,\Ll.00\IERNJNG"'GE,IQES 

NOTE:,\Ll.WCJRi(SHAIJ.CONFORNTOTI-ECIJRREHT 
CITYOF~CNISTNIOAAOSNIDSPECIACA.TIOl<IS. 

NOTE:l'Ll. W ... TERWJ~S.SNilTAAY SEWER;S. ~ 
L.E.\DS) AMJ STORMSEWERSUNJERPI\OPOSEDOR 
EXISTINGP ... -ENT~WITHIN 3FT. OFP.-YEIENT 
TOBESNIDl!ACKFIU.EDNIDCONP.ocTE>TO llift 

:::"iF=~=~~. 

700'+/- West of Meodowbrook Rood & 60'+/- South of Grond River 
R.R. Spike in North Face Power Pole 

899.45 

V on North Rim G.V.&W. at Northeast Corner of Novi Rood & 
Moin Street 

915.80 

.!::!QI§:_ 
THE FOLLOWING REQUIRED APPROVAL ANO/OR PERMITS. 
CITY OF NOVI. SOIL EROSION & SEDIMENTATION. FIRE 

~~~~~TTSM~;l~R~~ ~~~:~~~~Rg6~~u°6~~N. 

!:!2!L 
ON SITE STORM SEWER. SANITARY SEWER. ANO WATER 
MAIN PIPES ARE CONSTRUCTED . 
SANITARY LEADS ARE CONSTRUCTED. 
SUMP LINES FROM BUILDING W ILL BE CONSTRUCTED 
DURING THIS PHASE. 

WATER SERVICES TO BUILDING W ILL BE CONSTRUCTED 
DURING THIS PHASE. 

CAUTION!!! 
THE LOCATIONS AND ELEVATIONS OF EXISTING 
UNDERGROUND UTILITIES AS SHOWN ON THIS 

DRAWING ARE ONLY APPROXIMATE. NO 
GUARANTEE IS EITHER EXPRESSED OR IMPLIED AS 
TO THE COMPLETENESS OR ACCURACY THEREOF. 

THE CONTRACTOR SHALL BE EXCLUSIVELY 
RESPONSIBLE FOR DETERMINING THE EXACT 

UTILITY LOCATIONS AND ELEVATIONS PRIOR TO THE 
START OF CONSTRUCTION. 

t====t======:t====j=======:::~'c:i,=-~-:; I 
COVERSHEET 

CAUTION Ill 
PRIOR TO CONSTRUCTION. CONTRACTOR IS TO 

FIELD VERIFY THAT THERE NO EXISTING UTILITIES 
UNDER PROPOSED AREA. IF ANY ABANDONED 

UTILITES ARE FOUND CONTRACTOR IS TO 
REMOVE ANO BACKFILL WITH CL2 MOOT SAND. 

J&A CIVIL ENGINEERING, INC. 
18832 ROSEWOOO OR. 

MACOMB TWP. , MICHIGAN 48042 
PHONE(5S6)764-2414 

amal eddress: lhanna19940gmail.com 

SHEET INDEX: 

COVERSHEET 
SITE PLAN 
UTILITY PLAN 
WATER MAIN PLAN 
STORM SEWER PLAN 
GRADING & PAVING PLAN 
TOPOGRAPHIC SURVEY 
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NOTES& DETAILS 
TRAFFIC PLAN 
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STORM WATER MANAGEMENT PLAN (SWMP) 
PARKING CALC'S 
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g~A~~\x~R:~~R MAIN - '4 _ _JL ~ 
ON SITE EX. STORM SVtR -C----0----
0N SITE EX. SANITARY SWR. - --. 
ON Sil£ EX. HYDRANT 
ON Sil£ EX. GATE VALVE 
ON Sil£ EX. CATCH BASIN 
ON Sil£ EX. STORM MANHOLE 
ON SITE EX. R.Y.C.B. 
ON SITE EX. SANITARY SWR. 

CONCRElE PAV. 
TB: THRUST BLOCK 

OWNER 

I 
0 
0 
0 
0 

c=:=J 

GATEWAY VILLAGE OF NOVI, LLC 
30403 W. 13 MILE ROAD 
FARMINGTON HILLS, Ml 48334 
TEL# (248) 932 - 93333 

DEVELOPER AGENT 

TRIANGLE DEVELOPMENT 
30403 W. 13 MILE ROAD 
FARMINGTON HILLS, Ml 48334 
TEL# (248) 932 - 93333 

PARCEL ID #: 50-22-23-226-044 
A PART OF THE NORTHEAST 11'4 OF SECTION 23. 

TOWN 1 NORTH. RANGE 8 EAST, 
CITY OF NOVI, OAKLAND COUNTY, MICHIGAN 

n=~~~_,·_·----+-~~-=_•_·-_·_-_·~- - -'"'I : l • ,t,S.Ol.11.T FllE COVER FH CHECKED BY 



IIlD 
el IIlD III 
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SITE PLAN 

fil 

J&A CIVIL ENGINEERING, INC. 
18832 ROSEWOOO OR, 

MACOMB TWP. , MICHIGAN 48042 
PHONE(5S6)764-2414 

emal address:lhanna19940gmail.com 

~ 
109.51 

~ 

© 

~"' "" ~ 

PARCEL ID#: 50-22-23-226-044 
A PART OF THE NORTHEAST 11'4 OF SECTION 23. 

TOWN 1 NORTH, RANGE 8 EAST, 
CITY OF NOVI, OAKLAND COUNTY, MICHIGAN 

n=~~~_,·_·----+~~-':"_·_·-_ ·_-_·-6,,, ___ ,,, ,I ; l 
• AS-Ol.11.T FllE SP FH CHECKEDBY 



llilIE;_ 
COMPACTED SAND BACKFILL SHALL BE PROv1DED FOR 
ALL UTILITIES IIHHIN lHE INFLUENCE OF PAVED AREAS, 
AND ILLUSlRATED ON lHE PROFILES. 

llifil;_ 
IF DEWATERING IS ANTICIPATED OR ENCOUNTERD DURING 
CONSlRUCTION A DEWATERING PLAN MUST BE SUBMITTED 
TO lHE ENGINEERING DEPARTIMENT FOR REv1EW. -·---:::::------....- .... - ........ _J 

t====:t======:t====jt======::: ~'c:ii=-~-:; I 
UTILITY PLAN 

J&A CIVIL ENGINEERING, INC. 
18832 ROSEWOOO OR, 

MACOMB TWP. , MICHIGAN 48042 
PHONE(5S6)764-2414 

emal address:lhanna19940gmail.com 

© 

~ I 
~" 

~ _j 

PARCEL ID#: 50-22-23-226-044 
A PART OF THE NORTHEAST 11'4 OF SECTION 23. 

TOWN 1 NORTH, RANGE 8 EAST, 
CITY OF NOVI, OAKLAND COUNTY, MICHIGAN 

,~~~~_,·_·----1-~-~-·-·-_ ·_-_·-b-----~,I ; l 
D AS-Ol.11.T FllE llTIUTY FH CHECKED BY 



1122/Z019 CITYCOMMEHT8 OOl11now-.belOW, 
t====t======:t====j=======:::ei()5Call t1n:n-,ouc11Q. WATER MAIN PLAN 

PROPOSED WATER MAIN QUANTITIES 

llnn~ °""11~, l"nilf. 

" 

J •,DLOllU. '-
Ol~DS -• rc1 .. ~ 1u l. •T 

"' ,, 7::-"'--l-,.,.a-::-+,,,--fT....-1 
T1--1.· .. , 

NO DOMESTIC SERVICES Will BE CONNECTED 
TO THE PROPOSED WATER MAIN EXTENSION. 

J&A CIVIL ENGINEERING, INC. 
18832 ROSEWOOO OR. 

MACOMB TWP., MICHIGAN 48042 
PHONE(5S6)764-2414 

emal address: lhanna19940gmail.com 

© 

~ I 

_j 

PARCEL ID#: 50-22-23-226-044 
A PART OF THE NORTHEAST 11'4 OF SECTION 23. 

TOWN 1 NORTH, RANGE 8 EAST, 
CITY OF NOVI, OAKLAND COUNTY, MICHIGAN 

n=~~~_,·_·----+~~-':"_·_·-_ ·_-_·-6,,, _ _ _ ,,, ,I ; l 
D AS-Ol.11.T FllE SANITARY FH CHECKED BY 



t====:t======:t====jt======:::~'c:ii=.~o:; 1 

STORM SEWER PLAN 
J&A CIVIL ENGINEERING, INC. 

18832 ROSEWOOO OR. 
MACOMB TWP., MICHIGAN <48042 

PHONE(5S6)764-2<41<4 
emal address:lhanna19940gmail.com 

2.00' Rlld895.12 
25LF12"@100% 8" INV 880.J2W. 

s· INV.880 . .l6N 
e· INV880.42S. 

© 

PARCEL ID#: 50-22-23-226-044 
A PART OF THE NORTHEAST 11<4 OF SECTION 23. 

TOWN 1 NORTH, RANGE 8 EAST, 
CITY OF NOVI, OAKLAND COUNTY. MICHIGAN 

~ I 

,~~~~_,·_·----1-~-~-·-·-_ ·_-_·-b-...---~,I; l 
D AS-al.11.T FllE STORM FH CHECKED BY 



FOR STANDRD PAVEMENT CROSS SECTIONS, SEE CITY OF NOVI STANDARD PAVING DETAILS (2 SHEETS, 
REVISED ON 03/05/2018). 

= 
CITY OF NOVI HAS NO RESPONSIBILITY TO IMPROVE OR MAINTAIN THE PRWATE STREES CONTAINED 
WITHIN OR PRWATE STREETS PROVIDING ACCESS TO THE PROPERlY DESCRIBED IN THIS PLAN. 

4,Jwnbty I ln11, 

UOV 1~Jfl 

'* w,·..,_.,i..-.toot-o.-.i... .... -.._,.,_._.,.tllit«lftlill111t,'Vd• tbr t-.,,,t 
,\111'4l¥i,."'1-,A...ti.-.idJ111f. 

t====t======:t====j=======:::~'c:ii=.~o:; 1 

GRADING & PAVING PLAN 
J&A CIVIL ENGINEERING, INC. 

18832 ROSEWOOO OR, 
MACOMB TWP. , MICHIGAN <48042 

PHONE(5S6)764-2<41<4 
emal address: lhanna19940gmail.com 

PARCEL ID #: 50-22-23-226-044 
A PART OF THE NORTHEAST 11'4 OF SECTION 23. 

TOWN 1 NORTH. RANGE 8 EAST, 
CITY OF NOVI, OAKLAND COUNTY, MICHIGAN 

n=~~~_,·_·----+~~-':"_·_·-_ ·_-_·-6,,, _ _ _ ,,, ,I : l 
D AS,.Ol.11.T FllE GRACING FH CHECKED BY 



~ l 
.(_2'01A.INI..ET 

::~:-~COVER 
12" ~v 892.00 s. 
8"1NV.892.20N 

t====t======:t====j=======:::~'c:ii=.~o:; 1 

TOPOGRAPHIC SURVEY 
J&A CIVIL ENGINEERING, INC. 

18832 ROSEWOOO OR. 
MACOMB TWP., MICHIGAN 48042 

PHONE(5S6)764-2414 
emal address:lhanna19940gmail.com 

PARCEL ID #: 50-22-23-226-044 
A PART OF THE NORTHEAST 11'4 OF SECTION 23. 

TOWN 1 NORTH, RANGE 8 EAST, 
CITY OF NOVI, OAKLAND COUNTY, MICHIGAN 

n=~~~_,·_·----+~~-':"_·_·-_·_-_·+ac.---.,,1 ; l • AS-Ol.11.T FllE T0P0 FH CHECKED BY 



t====:t======:t====jt======:::~'c:i,=.~o:; 
SOIL EROSION & SEDEMENTATION 

CONTROL PLAN 

J&ACl~~~~~~G, INC. 
MACOMB TWP., MICHIGAN <48042 

PHONE(5S6)764-2<41<4 
emal address:lhanna19940gmail.com 

4' DIA. C.B. W/ 
• BE Ell \rtCOVER 

~ 5 ~1U 188:·:J.OJ S 

~~~ C~.:: 12"~ Y. 882.89 N 

RIU889.TI SLFr.:! 0 1.00% 
12" NY. BB2.0I[ BIJLKHE fOOfUTIJR[ 
12" NV. 879.61 W, CONNE (INY. BBJ 
6" NYBBHtNE 

© 

~ I ..., 
~ _j 

PARCEL ID#: 50-22-23-226-044 
A PART OF THE NORTHEAST 11<4 OF SECTION 23. 

TOWN 1 NORTH, RANGE 8 EAST, 
CITY OF NOVI, OAKLAND COUNTY. MICHIGAN 

,~~~::........_,·_·-----1-~-~-·-·-_ ·_-_·-b-----~,I = l • AS--al.11.T FllE SOIL FH CHECKEDBY 



NOTE: QUANTITIES: 

FROM PRrnous ENGINEERING PLANS: PROPER SIGNING IS REQUIRED 
BEFORE ANY WORK IN THE 
R.O.W. IS STARTED. 

TOTAL BUILDING AREA FOR PROPOSED 8 BUILDING = 44,984 SQ.FT. 

MAINTAIN TWO WAY TRAFFIC 
AT ALL TIMES. 

WATER FROM THE PROPERTY 
SHALL NOT DRAIN ONTO THE 
PUBLIC R.O. W. 

SOIL EROSION AND SEDIMENTATION CONTROL NOTES AND MAINTENANCE NOTES 

INsP"(ljtd-lll~lnca,ploruolthpo,-t91ofolctOlofl994,osOM-.thtSGl(rosb,W--c....trGlolcto ... thtCJoklond 
COU'lty Soll Eroslo,, °"cl ~.....,totlon Control Or<t,-,c,nc.,, 

Ml - Ol>d ....... to.tlon amrol oon< - a,nF,,..., ta tht •-""" JptcWlcotb,s of tht Ooklond Cour,ty P!Mlc: Yorb IH'fa. 

(rosboond.,.,.......,_tlonl'ro,,-"'on~-shollbfcon-ontt-c-ondnotoll-WaitlKtont11YoU-orrosarh .. -rs, Vo.-)'S 
lncludl' both ""turl>\ o.t>d '""" ""CW opM dltclws, strfff!s, stoNO dr....,,,, lo.l<es ond ponds. 

Stogl'lgtht_.,-.l.lbe..,.blftht-ar~s....,.e...,to.tt.eosoA-ect«lln-pl..,.o,c1u""""'"•'to.........,~•M-11Dr1of 
dlsturMd...,.tt,c~. 

lN-or-s.-.p-1...,to.tMlhoUbt.-.sponstufarhst.UAtlonond,.~ofscll....,m,ON-tlonamroldtCK 

n.._ar_,,....,,.-,...,to._..,...~toni:l.....,_thtsdl...-oontNlllltOSUl"HH...,..,01'1tht.....,.wf'ar.ondot .U­~-..,-projtet. M'f--.arodiltlon&•scl-amrol-<Uto-archot,atd..--...Ulllcc,,plM 
• ltl'I OS r•qulrH or <irKtN by the Dol<I- eo...ity Public: \lorl<s OHie•. 

lfooyofthtSCC-"""'5anthtslteore-~Warnrfftc....,.,thtOoldondCouaty~VorblH'f'b10C...,_,twoslhr~to~ 
o.d<lttlonolsa:c ..... sirH ottlvit.i,....uoftlwlondom•r. 

Jnst.UocrushtdcOl'ICNW<lC«HrwlpiKH..,QfOW>CU.follrlcu-..tH..,thtpllr> TN<lC«UrwllUStbt•-of-. 
A.Ne•lo.yer-sofcrushedcorcr•t•~b•oddNosoldloy.,.sb.<:""'•c""'po.cted-

lnstoll sltf..-.ce oshcllc:o.t•dontheplo,,ondotodi:hlonoloreososnecesnry. 
"-SU fitnCe sllo>(\ be lnst<>Ued p..- det<>l . 
8.Md,.iot--btr-.-dot-e~......,,t~otnto V3to •otththflghtoftlltsltl..-.a-. 
c.1, sat f..-.a- fotrlc ~er-~ Nffoc"tln prier to tht end of npecwd usobll Uf• W 1llt borrilr ls s tll requl"'N, tht dt fl'l"ICI - bt 

replocNI p,-o,,,ptly. 
D.Sltf..a-l-l.-.S.,.Ct.d_y ___ ,_2florsotNilof.UW_.yd.tr'"90~....,-~...-,-• 

sho.llbepr-ovldedpr-o,,ptly. 

i r,stoU lrl..-t ~ter"ono.llpo.ve.,.ntco.tct,bul-lsp..-det<>l. 
"-ltwtRtn"•-W~iftl-y ___ ,_2florsofoNilof.UW .. yd.tr'"9 0pr-olo,,gnl....,.-.t. 
B.BuldlJpof secl....,tonddltbris sho.UNre""vNlp,-oo,ptly. 
C.lf fotrlc~scrboc-,cNfftc!Mprlcrto tl-e...,.of .,..,..:t1dusolll.lllf•W111tbomerlsstll.-.q,,red.111tfotrlc -W.-.ploctdp,-a,,ptly. 

lr,stoU dr"ol-> gu(ll'd on oU cotcl\ bosi'ls per d•t<>l, snd or sod tile """° bet.nn the sit fence oni:I the nlet. "--~-bt.-.S.,.Ct.d_y ___ ,_2•torsotNilof.UWd.tr'"9opr-olo,,gnl....,•-t. 
8.Md,.iot--bt.-n~......,,t~otnto V3to •otththflghtofthtsltl..-.a­
C.lffotrlc._s...- btc<NNff-prlcrtotht...,.ot.,..,..:tn-Uf1 Wtht.........,. lsstll.-.q,,red.thtdtf..-a-•~ 

pr-01'1ptly. 

lnl•t-tr-opsond.U<ltdl-ttr-ops....Ul:elttptcwd_.y. llw-plts....Ubtdffrwdout.....,holfNl.crudr-tcwdbytlwCloldond 
CountyPulol.lc \lol"ks •rtk:e. 
illlstodq,ledsolsshollbt...-.tonrdl-,suchowoyuto~t-f,...leo~thtslte. lftht~olJ.Wonslttfcr-ttlon3'dlrs,thfntht 
stockph .... n ... SHdNI. SU fence f'IUSt be l-lst<>lled O.l"OUl'"ld the p ....... w .. of th• stockpile. 

:,'~~ ~ .::'tn~n: .::,--1 si::..-:=:~chc....U ~,okt,~-:~~ ~: ~ :,SU:--iw:: ~=- <Z-3 
\lol"ks Dffk:e. IUct, ,.ottlng "°Y be '""'•d In lieu of loose ....tc"-

lfooy-~ls.-d.ttstloUW~~• ntert>oQ-•...U.._-lo.tH0tt0. n.....,..,.t~oto.......-..ioctty. If 
MCHSOr"y,Ono.pp.-ovNl ...... gy- dlsslpo.ter" ... ybe ......... 

.._,,.,,tsd..,..,..,.,contrd---.sfor.Uslopes,chorNls,cltches,oro~<lsb.rl>tdlond.-.oshollW"-iftl-Scol_,.dl)'Softn-~ 

~f~:-..... "'!..~':n~~-~~~~~--=~con!,,.dl=:,,~1-;"~~"":%:"' =.-...-..on~d. N.lprt"Mtlffll ... ........,,c...--..,....o1,1,1:e~WHt4IIUsllldbtf...-.oc..-tlfbteotc~ls 

F1no.l170<1e,esto.bUsl\vegetotlono.ni:lorlondscopeolldlstUt"Ndoreosnotbultorpo.vltdupon. 

Rc""veollte,iporo,-yscl..-os...., devlcesoft..-p...--....,tst<>bll20tlonlsesto.bllsMd. 

Al<hwlng1,apeclllcalior-. ar-.:latterralated 

~~~t~~l=~~-
Reproductlonol~aodrelaleddocomeMS, 
1,-..nole or lnpart.laforbkldilnwllhoutlhe 
\NflleopermltelonollheCONSULTANT. 

Tllecontraclornlldleckar-.:l-..irify 
allpertinel'lldi~al'ld,eportany 
dlllO'lll)llndeeloll\e CONSULTANT 

t10reAU.COflSTltUCT10Nstw.1.co,..,oru.,ro 
TltEaJRRCNTST.t.NJARDSNIJSPCCIFICATIONS 
OfAU.00\/ERIIINOAGE~CIES 

i t=·-=t:: :==:::=:==:::::::: ==:::t::===:j::~'c:i1'::.~':; I NOTES & DETAILS 

NOTES: 

A. THE BUILDING ADDRESS IS TO BE POSTED FACING THE STREET THROUGHOUT 
CONSTRUCTION. THE ADDRESS IS TO BE AT LEAST 3 INCHES HIGH ON A 
CONTRASTING BACKGROUND. 

8. THE MULTI-RESIDENTIAL BUILDINGS SHALL BE NUMBERED. EACH NUMBER SHALL 
BE A MINIMUM 10 INCHES HIGH, 1 INCH IIIDE AND BE POSTED A LEAST 15 FEET 
ABOVE THE GROUND ON THE BUILDING WHERE RESADILY \1SIBLE FROM THE STREET. 

C. ALL ON-SITE STREETS ARE TO BE PRIVATE, UNLESS 0THERIIISE INDICATED. 

D. ALL FUTURE COMMERCIAL TRASH RECEPTACLES ARE TO BE 5' x 6' SMALL 
HAND ROLLED DUMPSTERS 

E. A RIGHT-OF-WAY PERMIT FROM THE CITY OF N0\1 FOR ANY WORK IIITHIN THE 
RIGHTS-OF-WAY Of BOTH MEAD0\\BR0OK ROAD AND GRAND RIVER AVENUE. 

F. A PERMIT FROM THE ROAD COMMISSION FOR OAKLAND COUNTY FOR ANY WORK 
I\ITHIN THE GRAND RIVER RIGHT-OF-WAY. 

G. COMPLIANCE OF ALL PAVEMENT MARKINGS AND TRAFFlC CONTROL SIGNS 111TH 
THE "MICHIGAN MANUAL OF UNIFORM TRAFFIC CONTROL DE\1CES." 

CONCRJ'f! sJfDEWALK 

---SPACING 6' MAX. 

FENCE POST DRl\£N 
INTO GROOND 1' MIN. 

SILT FENCE FRONT VIEW 

GEOTEXTILE FILTER FABRIC 
FASTENED ON UPHILL SIDE, 

/TOWARDS EARTI-i DISRUPTION 

/ Rl•GE Of" COMPACTED EARTH 
ON UPHILL SIDE OF FILTER 

FABRIC ~51-1E.E.""f n.O'II 

NOTES: 

Street name signs shall be designed per the City of Novi Traffic Control Sign standards. 
a) Street name signs are required to have a green field, white letters, and a white border. 
b) Text shall consist of capitalized first letter with remaining letters in lowercase font 
c) Street name signs shall have a minimum height of 12 inches and minimum lettering 
height of eight inches for the Capital letters and six inches for the lowercase letters, if 
located adjacent to a road with a speed limit of 30 mph or greater, or, have a minimum 
height of eight inches and minimum lettering height of 4.5 inches, if located at residential 
street intersections. 
d) Street name signs shall have a lettering height of three inches for supplementary lettering 
to indicate the street type (i.e. drive, avenue, etc.) 
e) All street name signs within the City's right of way or located on public streets at the 
intersection of a public street and a private street shall be mounted on a 3 lb. or greater 
U-channel post as dictated by the weight of the proposed signs. Street name signs with a 
nominal height of 12 inches shall be single sided and sandwiched on a 11/4" x 11/4" 
12-gauge perforated galvanized steel insert with the ends of the signs bolted together. The 
steel insert shall have a minimum length of36 inches and must extend a minimum of 12 
inches into lhe 3 lb. or heavier U-channel post In previous experiences, the City has 
discovered that the connection often must be replaced when rivets are used to join the ends 
of the signs. Toe bolts to adjoin the signs arc not required on street signs placed on private 
roadways since private roadway signs are not maintained by the City. 

Single signs wilh nominal dimensions of 12" x 18" or smaller in size shall be mounted on a 
galvanized 2 lb. U-channel post. Multiple signs and/or signs with nominal dimension 
greater than 12" x 18" shall be mounted on a galvanized 3 lb. or greater U-channel post as 
diclaled by lhe wcigh1 of lhe proposed signs. 

· All signs shall be a height of7 feet from grade to the bottom of the sign when placed in 
the vicinity of a curbed area. 

· Traffic control signs shall use the FHW A Standard Alphabet series. 

· Traffic control signs shall have High Intensity Prismatic (HIP) sheeting to meet FHWA 
retroreflectivity requirements. 

SHEET FLOW 

SILT FENCE JOINT I 
SECTION B-B 

GEOTEXTIL£ FILTER 
FABRIC 

""' "' "' ""' UNOISTRUBEO VEGETATION 

" " " 
SILT FENCE PLAN VIEW 

SHEET FLOW 

I 

GE•TElCTILE 
FILTERQ.OlH 

""" SCREENE• •RAINAGE 

•

~ ,ly 

~ OPENINGS 

I~ 
6" ~ 6" ANCHOR TRENa-t 

SILT FENCE SECTION A-A 

J&A CIVIL ENGINEERING, INC. 
18832 ROSEWOOO DR. 

MACOMB TWP. , MIGHIGAN <48•42 
PHONE(5S6)764-2•1• 

emal address:lhanna19940gmail.com 

PARCEL ID#: 50-22-23-226-044 
A PART OF THE NORTHEAST 11<4 OF SEGTION 23. 

TOWN 1 NORTH, RANGE 8 EAST, 
Cl"TY OF NOVI, OAKLAND COUN"TY. MICHIGAN 

B-B 

.. .,~~~_,·_·----+~~sc.::._':"_·~ __ ~"_=_- -1-a,,.. ___ .,,,I : l 
• AS--OUI.T FllE NOTES FH CHECKED BY 



TRAFFIC PLAN 
J&A CIVIL ENGINEERING, INC. 

18832 ROSEWOOO OR. 
MACOMB TWP., MICHIGAN 48042 

PHONE(5S6)764-2414 
emal address:lhanna19940gmail.com 

EX. 50 FT. WD . R.O.W,----.. 

= ALL TRAFFIC SIGNAGE vm COMPLY 
111TH TH E CURRENT MICHIGAN 

MANUAL OF UNIFORM TRAFFIC CON TROL 
DEVICES ~MMU TCDH STANDARDS 

PARCEL ID #: 50-22-23-226-044 
A PART OF THE NORTHEAST 11'4 OF SECTION 23. 

TOWN 1 NORTH, RANGE 8 EAST, 
CITY OF NOVI, OAKLAND COUNTY, MICHIGAN 

I 
\ I 

\ \ 
\ 

\ I 

\ \ 
\ I 

\ 

\\ 

TRAFFIC CON TROL SIGN TABLE: 

SIGN TYPE SZIE 

NO PARK ING 12" X 18" 
FIRE LANE 

(R7-1 MODIFIED) 

STOP SIGN 

o· 
!iii 

SCALE:,· - Y.f 

NO 
PARKING 

FIRE 
LANE 

TYPICAL 

COLORS 

LETETRS: RED 
BACKGROUND: WHITE 

LETETRS: WH ITE 
BACKGROUND: RED 

QUAN] TY 

14 

3 

,..,~=----~-,·-·------'-~-';"---'-·--"·-_ ·_-_·"-------<11 ~o l • AS-Ol.11.T FllE SP FH CHECKEDBY 



SITE RUNOFF COEFFICIENT (FROM SHEET C 21 OF THE PREVIOUS DEVELOPEMT PLANS) 

\ Acrea e of Surface T e 
L Contributing Acreage A 

x Pr. Runoff Coefficent 
for Surface Type 

GRASS AREA: ( 4.57 ACRES / 14.14 ACRES) X 0.20 

HARD SURFACE AREA: (9.57 ACRES / 14.14 ACRES) X 0.80 

[Proposed Site Runoff Coefficient (C) 

SEDIMENTATION POND CALCULATIONS(PREVIOUSLY) 

SEDIMENTATION POND CALCULATIONS 

Oo = (A?t~) = ?4~74 
16:~~ = 0.328 ft3/Acre Imp. 

t = -25 + ✓ 2,700 = -25 + / 2 700 = 65.73 Min 
0, 0.328 

Pr. Site Runoff 
Coefficient (C) 

= 0.07 

= 0.54 

= 0.61 

ci•~202i) -400, 1 = <<~;-~~l{:5J;} - (4oJco.328)(65.73J 2267.3 ft3/Ac 

VOLUME REQUIRED 

V, = (V,)(A)(C) = (2267.28)(14.14)(0.61) 19,556 113 

SEPEMENT POND VOi UME 

= AREA (SQ. FT.) VOLUME (CU. FT.) 
8B5 FREEBOARD 
8B4 791D 

I 
6945 883 5982 

8B2 4369 5176 

881 2983 3676 

880 1B24 2403 

879 904 1364 

878 328 616 

I TOTAL = 20,181 CU. FT. 

Al<hwlng1,apeclllcalior-. andatterralated 

~~~t~~l=~~-
ReproductlonoldnliowlgsaodrelaleddocomeMS, 
l,'MIDleorlnpart.laforbkldllnwllhoutlhe 
\NflleopermltelonollheCONSULTANT. 

Thecontraclornlldlecltand-..irify 
allpertinel'lldiffllll'l&iomend,.,.,,iany 
dlllO'lll)llndeetolheCONSULTANT 

t10reAU.COflSTltUCT10Nstw.1.co,..,oru.,ro 
TltEaJRRCN'TST.t.NJARDSNIJSPCCIFICATIONS 
OfAU.00\/ERIIINGAGE~CIES 

20, 181 SUPPLIED 

(SUPPLIED) > 19,556 CU. 

! :::=·-==::=:t=~:====:=::::=::t====jt======:::~'c:i1=.~-:; 

FT. kREOUIRED) 

STORM WATER MANAGEMENT PLAN (SWMP) 
J&A CIVIL ENGINEERING, INC. 

18832 ROSEWOOO OR. 
MACOMB TWP. , MICHIGAN 48042 

PHONE(5S6)764-2414 
emal address:lhanna19940gmail.com 

CHANGE IN HARD SURFACE AREA: 

FROM PRE'.10US ENGINEERING PLANS: 
TOTAL BUILDING AREA FOR PROPOSED 8 BUILDING = 44,984 SQ.FT. 

FOR NEW PROPOSED SITE: 
TOTAL BUILDING AREA FOR PROPOSED 8 BUILDING = 4D,42D SQ.FT. 

TOTAL REDUCTION IN HARD SURFACE AREA FOR NEW PROPOSED 8 BUILDING = 4,564 SQ.FT. 

THEREFORE NO EXTRA DETENTION IS REQUIRED. 

PARCEL ID #: 50-22-23-226-044 
A PART OF THE NORTHEAST 11'4 OF SECTION 23. 

TOWN 1 NORTH, RANGE 8 EAST, 
CITY OF NOVI, OAKLAND COUNTY, MICHIGAN 

,~~~~_,·_·-_ __,~_sc.::._':"_·_~_~,_=_-~---~,I 1~1 l 
• AS-Ol.11.T FllE NOTES FH CHECKED BY 



t====t======:t====j=======:::®~i'::.~':; I 
PARKING CALC'S 

Parking Calcu lations for; 

Gateway Vil~ge of Novi AND Gateway Townhomes of Novi 

Origtopl 1f2Units Outltin .. Pbut 1 .. f0Ufdlingsl1 ctwpugh '1DJ 

!m!!ofU111t8nUt •of Unit,; l #ofPnrkl!lil ~ nce-s REQUIRl:O 
1 bedroom • ·- 02-00eectt • 
2bedtoom .. ,,_ c2ooeac:n = 
3btdfoom 22 11641' Q25Cleac:n = 

Total #ofl.h15= 112 # of required parking spaces : 

l!id5l!!SI l2i!SII e1~!sltsa 
GoregeSpo,cet • 170 

5"1 untr; wl 1 c.l' goragn 
5S uf'l1s wl 2 ea, garages 

Oovewa,, Spaces• 102 
102 lllil'I WI 1 dllYeway space 
(Nont 1n Blctg 3- 10 \1'111$) 

01.StlMI flalt,ong f.pWi:,ttdcullf) 5 
0n-Sb'"'1 Paoong - Q ~ 

PrO't'ldeain flrst10bloga • 310 Req1.1red In fU6I 10 b1ci,;Ji$ • 

OliM!St e(f'riloq $Q9Ctl (w; Qqtqwgy TownNl9C091 et Nori If bldm • •:l un1t::il · 

;,. of Parking Spacfs REQUIRED 

38eaooml..hta ... ft2!iCleach • 
{WOl'II case Kf"I03rio, an l tilO'oon'lc) 

Pi,,klqq ,Spi!c::es P'1ovlded 
Gan!ige Si:aces z 00 

4J. U"IIIS 'Wf 2 c;oi' QalDgeS 
Ofh,~$~, 76 

J9 ri'I wf 2 dnvewlay ~ 
(f'..bne-kw2umseathinakjg2&3) 

Off-StJeet Palking (perpendJcular) ,o 
Cn,.Streee, Parking (GrancMew Lane) ,, 
Q'ianna Une - NotCou'ISe<I g 

~forTO',tlfl'funesz , .. Required for Tcwmome-5 "' 

ENTIRE PROJECT Parllipg PROY!DED Pi!rking REQ UIRED 
0-gnal Bldg:51-to 310 2l5 
GiJteNayTOWl'Y10l'T'4!'5 fSbioJ!~ ,as ,oa 

I TOTAL FOR BOTI-4 : 496 providod 343 l"ICIU I ~ 

J&A CIVIL ENGINEERING, INC. 
18832 ROSEWOOO OR, 

MACOMB TWP., MICHIGAN 48042 
PHONE(5S6)764-2414 

emal address: lhanna19940gmail.com 

12 
166 
:!i 
230 

,.. 

1oa 
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PARCEL ID#: 50-22-23-226-044 
A PART OF THE NORTHEAST 11'4 OF SECTION 23. 

TOWN 1 NORTH, RANGE 8 EAST, 
CITY OF NOVI, OAKLAND COUNTY, MICHIGAN 
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SCALE:
PHOTOMETRIC SITE PLAN

1"=32'

1
100PH

NOTES

MAP

SCALE:
LIGHT FIXTURE TYPE WL

NTS

2
100PH

SCALE:
LIGHT FIXTURE TYPE OP

NTS

3
100PH

PHOTOMETRIC STATISTICS

LIGHTING SCHEDULE

CITY OF NOVI LIGHTING REQUIREMENTS Description Symbol Avg Max Min Max/Min Avg/Min

BLDG #1  PARKING AREAS 1.3 fc 3.6 fc 0.4 fc 9.0:1 3.3:1
BLDG #2 PARKING AREA 1.5 fc 3.6 fc 0.5 fc 7.2:1 3.0:1
BLDG #3 PARKING AREA 1.3 fc 3.6 fc 0.4 fc 9.0:1 3.3:1
BLDG #4 PARKING AREA 1.5 fc 3.7 fc 0.6 fc 6.2:1 2.5:1
BLDG #5 PARKING AREA 1.3 fc 3.8 fc 0.5 fc 7.6:1 2.6:1
BLDG #6 PARKING AREA 1.2 fc 3.2 fc 0.4 fc 8.0:1 3.0:1
BLDG #7 PARKING AREA 1.4 fc 3.6 fc 0.5 fc 7.2:1 2.8:1
BLDG #8 PARKING AREA 1.8 fc 3.5 fc 0.6 fc 5.8:1 3.0:1
BORDER - EAST (ROADWAY) 0.1 fc 0.9 fc 0.0 fc N/A N/A
BORDER - SOUTH #1 0.8 fc 2.5 fc 0.1 fc 25.0:1 8.0:1
BORDER -NORTH 
(ROADWAY) 0.3 fc 1.4 fc 0.0 fc N/A N/A

BORDER -SOUTH #2 1.1 fc 2.6 fc 0.1 fc 26.0:1 11.0:1
BORDER -WEST 0.6 fc 2.1 fc 0.3 fc 7.0:1 2.0:1
GRANDVIEW LANE 0.5 fc 1.5 fc 0.2 fc 7.5:1 2.5:1
GUEST PARKING AREA 0.9 fc 1.3 fc 0.5 fc 2.6:1 1.8:1
ROTUNDA  WALKWAY 1.2 fc 1.5 fc 1.0 fc 1.5:1 1.2:1
TYPICAL PORCH AREA 1.2 fc 1.2 fc 1.2 fc 1.0:1 1.0:1
WALKWAY PATH #1 0.5 fc 0.6 fc 0.3 fc 2.0:1 1.7:1
WALKWAY PATH #2 0.5 fc 0.9 fc 0.2 fc 4.5:1 2.5:1
WALKWAY PATH #3 0.3 fc 0.5 fc 0.2 fc 2.5:1 1.5:1
WALKWAY PATH #4 0.5 fc 0.9 fc 0.3 fc 3.0:1 1.7:1
WALKWAY PATH #5 0.5 fc 0.6 fc 0.4 fc 1.5:1 1.3:1
WALKWAY PATH # 6 0.7 fc 2.0 fc 0.3 fc 6.7:1 2.3:1
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SCALE:
LIGHT POST DETAILS
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2
101PH

KEY NOTES

NOTES

SCALE:
"WL" LIGHT FIXTURE

NTS

3
101PH

SCALE:
"OP"  LIGHT FIXTURE

NTS

1
101PH

SCALE:
TYP. "WL" FIXTURE LOCATIONS

1"=32'

5
101PHSCALE:

TYP. PORCH PHOTOMETRICS
1"=2'

4
101PH
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SCALE:
ELECTRICAL SITE PLAN

1"=32'

1
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KEY NOTES

MAP

Know what's below.
before you dig.Call

R

LIGHT SCHEDULE

NOTES

SCALE:
TYP. LIGHT POLE W/BASE 

NTS

2
E.100

4 - #6, #6G, 1-1/2" CND
(TYPICAL FOR ALL)

4 - #6, #6G, 1-1/2" CND
(TYPICAL FOR ALL)



GATEWAY TOWNHOMES




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ARCHITECTURAL

NOVI, MICHIGAN
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\) 

f 

> 
() 
z 

FIL£ NAME : 1,04'11_ ;,,.102 

J08 t- liOA"'i 

SHEETTI1l£ 

Pli.OFOSl!:D 
!"LOO~ PL.ANS 

6UILDIN6 I 
SHEET f 

A.102 
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






PROPOSED EXTERIOR ELEVATION - BUILDING, I 
SCAl...f:, 3 /16" 2 1' -0" 

fXIfBIQB BUI Pit§ &I I f<"G.O.PE M"lfBI.0.15 

""''"' l- lHeSTONC 
5 10 11'16, 

~~=.•c.olJMI-IS 

ISSUED f'OR OAT[ 
1:2.1 ~.I~ 

ARCHITECTURAL 
DESIGN 

RESIDENTIAL 
COMMERCIAL 
INDUSTRIAL 

SCALE : :,11t,"• l '-O" 

z 
<( 
\I) 

:r 
\) 

f 

> 
() 
z 

I'll£ NAME : 1io4'11_ ,...::201 

J08 t- liOA"'i 

SHEETTI1l£ 

Pli.OFOSl!:D 
!!:L.l!:YATION 
6UIL.D IN6 I 

SHEET f 

A.201 














EXJERJQR BUii PINS l"jAl I EN<AAE HtlJER-1"1 P 

~Ef-~ 
21100.FT. I~ 

PROPOSED EXTERIOR ELEVATION - BUILDING, I 
SCALE, 3 /lt>" 2 1' -0" 

""'"" LIMESTONE 
SIOIN6, 

EXJERIQR BUH PINlz !'1AI I EMAP'E MATERIAi P 

TRIMS, ~~OS, • COl...l.t-1t,IS, 
ASPHALT Sl-lll'leol.ES 

MATCH EXIST. 
V IN'!'L SIOIN6 (lYP J 

14 " OIAM. Fl&R<S-LAOO 
COLlk-!Ml".ICROViM 
MOLOIN6 'TOP t eoTTOM" 

lt,9 ;9 i:;,~E OOOR 

. ,: 

ISSUED f"OR OAT[ 
1:2.1~.I~ 

ARCHITECTURAL 
DESIGN 

RESIDENTIAL 
COMMERCIAL 
INDUSTRIAL 

SCALE : :,110••1'-o" 

z 
<( 
\I) 

:r 
\) 

f 

> 
() 
z 

f"1L£ NAME : lio-4'11_ ;,,..::20.:2 

J08 t- li0-4"1 

SHEETTI1l£ 

Pli.OFOSl!:D 
!!:L.l!:YATION 

6UIL.D IN6 I 

SHEET f 

A.202 
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-!H· 

~Mf=,t!,T FLOOR PLAN - BJILPIN§ 2 4 3 

:;· 

i ,-

-va· I I _,,. 
•• ,. 1.~~­

- ·19• 

! 

ISSUED f'OR OAT[ 
1:2.1 ~.I~ 

ARCHITECTURAL 
DESIGN 

RESIDENTIAL 
COMMERCIAL 
INDUSTRIAL 

SCALE : :,110••1'-o" 

I'll£ NAME : 1,04'11_ ;,,.101 

J08 t- liOA"'i 

SHEETTI1l£ 

Pli.OFOSl!:D 
!"LOO~ PLANS 

SUILDI N.S ~ 4 9 

SHEET f 

A.IOI 
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I I 
I I 

!!!!CON!> PLOOR PLAN 
2SUIT!!S 
-S.P. 

I I 

5l!CONI> PLOOR PLAN 
3ee01'IO()M 

-S.P. 

I I I 

I I I 

I I 

BASl!Ml!NT PLOOR PLAN 
42"! S.P. 

I I 

ISSUED f'OR OAT[ 
10 .1'1.le, 

ARCHITECTURAL 
DESIGN 

RESIDENTIAL 
COMMERCIAL 
INDUSTRIAL 

SCALE : :,110•• 1'-o" 

I'll£ NAME : 1,04'11_ ;,,.102 

J08 t- liOA"'i 

SHEETTI1l£ 

Pli.OFOSl!:D 
!"LOO~ PLANS 

SUILDI N.S ~ 4 9 
SHEET f 

A.102 
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



14 " OIAM. l" IBEMI..A55 

;g~ ~T~:'1'eorrOM" 

PROPOSED EXTERIOR ELEVATION - BUILDIN<So 2 4 9 
¾AU:, 3 /16" 2 1' -0" 

LOUVEREO VENT l"V 
IX<'!- ¥'ID. TRIM 

MATCH E XI ST. V INYL SHA!<.:E S IO IN6 (Tl"PJ 

f ?SIEBIOB BIHi PIH<z t'.'lr'l l I fr¼ ... PE Hr'IfBl61 2 

eRlc.K· 
LIMI:STONE 
SIO IN6, 
TRIMS, Sl.lR!tOI..NOS, • COI...LMNS 
ASPI-IAL T SHINeioLES 

l"IN. l"LR --= 

ISSUED f'OR OATE 
1:2.1 ~.I~ 

ARCHITECTURAL 
DESIGN 

RESIDENTIAL 
COMMERCIAL 
INDUSTRIAL 

SCALE : :,110•• 1'-o" 

z 
<( 
\I) 

:r 
\) 

f 

> 
() 
z 

I'll£ NAME : lio4'11_ A.::201 

J08 t- li 0 -4"1 

SHEETTI1l£ 

Pli.OFOS e'.D 
e'.L.l!:YATION 

SUIL.D IN.S ~ 4 9 
SHEET f 

A.201 
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

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EXJERJQR BUii PINS l"jAl I EN<AAE HtlJER-1"1 P 

PROPOSED EXTERIOR ELEVATION - BUILDING, 2 4 9 
SCALI:::, 3 /16" 2 1' -0" 

""'"" LIMl:STONI: 
Slt::>IN6, 

EXJERIQR BUH PINlz !'1"I I ENW2'E MATER!"! fl 

TRIMS,~~t::>5, • COl...l.t-1t,I$, 
ASPHALT 51-111'16-U:S 

MATc.H l:XIST. 
VINYLSID IN6-(TYPJ 

14 " D IAM. FIBl:R<S-LASS 
COLlk-!Ml".ICROViM 
MOL.DIN,$, 'TOP t eoTTOM" 

FIN.FLR 
SEGO"' LieY 

l""IN. PLR 
MAIN Ll:V. 

FIN.FLR 
BASEt-EHT 

ISSUED f'OR OAT[ 
1:2.1~.I~ 

ARCHITECTURAL 
DESIGN 

RESIDENTIAL 
COMMERCIAL 
INDUSTRIAL 

SCALE : :,110••1'-o" 

z 
<( 
\I) 

:r 
\) 

f 

> 
() 
z 

I'll£ NAME : 1io4'11_ ;,..::20::i 

J08 t- liOA"'i 

SHEETTI1l£ 

Pli.OFOSl!:D 
!!:L.l!:YATION 

SUIL.DI N.S ~ 4 9 
SHEET f 

A.202 
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~t'.1¥1$ FLOOR PLAN - BUILPING 4 

ISSUED f'OR OAT[ 
1:2.1 ~.I~ 

ARCHITECTURAL 
DESIGN 

RESIDENTIAL 
COMMERCIAL 
INDUSTRIAL 

SCALE : :,110••1'-o" 
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:r 
\) 
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> 
() 
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FIL£ NAME : 1,04'11_ ;,,.101 

J08 t- liOA"'i 

SHEETTI1l£ 

Pli.OFOSl!:D 
!"LOO~ PL.ANS 

6UIDLINS A 

SHEET f 

A.IOI 
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L _________ _j 
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P"l"5T P"J..OO!lt !"LAN I 
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ISSUED f'OR OAT[ 
1:2.1~.I~ 

ARCHITECTURAL 
DESIGN 

RESIDENTIAL 
COMMERCIAL 
INDUSTRIAL 

SCALE : :,110••1'-o" 

z 
<( 
\I) 

:r 
\) 
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> 
() 
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I'll£ NAME : 1,04'11_ ;,,.102 

J08 t- liOA"'i 

SHEETTI1l£ 

Pli.OFOSl!:D 
!"LOO~ PLANS 

6UILDINS A 

SHEET f 

A.102 
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PROPOSED EXTERIOR ELEVATION - BUILDING, 4 
SCALI:::, 3 /16" 2 1' -0" 

""'"" LIMESTONE 
SIO IN6, 
TRIMS,~. • C.OLIJMNS 
ASPHALT SHINGLES, 

F IN.FLR 

~~~i:::j:j~MAIN LEV. 

ISSUED f'OR OAT[ 
PERMITS 1:2.1 ~.I~ 

ARCHITECTURAL 
DESIGN 

RESIDENTIAL 
COMMERCIAL 
INDUSTRIAL 

SCALE : :,110•• 1'-o" 

z 
<( 
\I) 

:r 
\) 

f 

> 
() 
z 

I'll£ NAME : 1io4'11_ ,...::201 

J08 t- liOA"'i 

SHEETTI1l£ 

Pli.OFOSl!:D 
!!:L.l!:YATION 
6 UIL.DINS A 

SHEET f 

A.201 
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

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EXJERJQR BUii PINS l"jAl I EN<N?E MAJER.IN P 

t-1,._Tc.Hl:Xl !:>T 
V INT'L 5 10 1N6 (TYPJ 

PROPOSED EXTERIOR ELEVATION - BUILDING, 4 
SC;i.Lf;, 3 /lt>" 2 1' -0" 

""'"" Llt-1!:STON!: 
Slt::>I NoS, 

EXJERIQR BUH PINlz !':IN I EMAP'C MATERIN P 

TRIMS,~~t::>S, • COl...l.t-1t,IS, 
~ ALT Sl-lll'leolJ:S 

-Tc.Hl:)(IST. 
VINYL SIDIN6- (TYP J 
14 " D IAM. FIBER6LASS 
COLI.MN W CMV'IH 
MOI.DIN5 'TOP • eorrot-1· 

lt,9;9,:;,~Et::>OOR 

,: 

F IN.FLR 

SECONO L 

ISSUED f'OR OAT[ 
1:2.1 ~.I~ 

ARCHITECTURAL 
DESIGN 

RESIDENTIAL 
COMMERCIAL 
INDUSTRIAL 

SCALE : :,110••1'-o" 

J08 t- liOA"'i 

SHEETTI1l£ 

Pli.OFOSl!:D 
!!:L.l!:YATION 
6UIL.D INS A 

SHEET f 
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A.202 
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~,'g fLQOB PLAN - BUILPINtz 5 4 1 

ISSUED f'OR OAT[ 
1:2.1 ~.I~ 

ARCHITECTURAL 
DESIGN 

RESIDENTIAL 
COMMERCIAL 
INDUSTRIAL 

SCALE : :,110•• 1'-o" 

FIL£ NAME : 1,04'11_ ;,,.101 

J08 t- liOA"'i 

Pli.OFOSl!:D 
!"LOO~ PL.ANS 
6UILDIN6 S 4 ; 

SHEET f 

A.IOI 
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ISSUED f'OR OAT[ 
1:2.1~.I~ 

ARCHITECTURAL 
DESIGN 

RESIDENTIAL 
COMMERCIAL 
INDUSTRIAL 

oc 1--
I.) z 
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~ l oc z I.) Ill 
ci _j () 
_j Ill _j - > =i ::::, 
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SCALE : :,110•• 1'-o" 

I'll£ NAME : 1,04'11_ ;,,.102 

J08 t- liOA"'i 

SHEETTI1l£ 

Pli.OFOSl!:D 
!"LOO~ PLANS 
6UILDIN6 S 4 ; 

SHEET f 

A.102 
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~~ltNTY\I 

MATCH EXIST. V INT'L &HAKE SIOIN6 (Tl'P) 

PROPOSED EXTERIOR ELEVATION - BUILDING, 5 4 1 
¾AU:, 3 /16" 2 1' -0" 

EXJl=RIQR BJILPII¼ ljAl..L FACADE MAJl=RIN-S 

l:llt.lc.K, 
L lt-ESTONE· 
SID IN6· 

~~~J;,' COU.IMH5 

ISSUED f"OR OAT[ 
PERMITS 1:2.1 ~.I~ 

ARCHITECTURAL 
DESIGN 

RESIDENTIAL 
COMMERCIAL 
INDUSTRIAL 
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f"1L£ NAME : li04'LA.::201 

J08 t- liOA"'i 

SHEETTI1l£ 

Pli.OFOSl!:D 
!!:L.l!:YATION 

6UIL.DIN6 S 4 ; 

SHEET f 

A.201 
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EXJERJQR BUii PINS l"jAl I EN<N?E MAJER.IN P 

PROPOSED EXTERIOR ELEVATION - BUILDING, 5 4 1 
SCALI::: , 3 /16" 2 1' -0" 

""'"" LIMESTONE 
S lt::>IN6, 

EXJERIQR BUH PINlz !':IN I EMAP'C MATERIN fl 

TRIMS, ~ ~ t::>S, • COI...Lt-1t,IS, 
ASPHALT Sl-lll'leol.ES 

HATc+-IEXIST. 
V 11'fl'L S IDIN6 /TT'P J 

14 " D IAM. Fl&R<S-LAOO 
COLlk-!Ml".ICROViM 
MOL.PIN,$, 'TOP t eoTTOM" 

i> -

FIN. FLR 

SEC-ONO LE\I 

ISSUED f'OR OAT[ 
1:2.1 ~.I~ 

ARCHITECTURAL 
DESIGN 

RESIDENTIAL 
COMMERCIAL 
INDUSTRIAL 

SCALE : :,110••1'-o" 

J08 t- li O A"'i 

z 
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\I) 

:r 
\) 
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() 
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SHEETTI1l£ 

Pli.OFOSl!:D 
!!:L.l!:YATION 

6 UIL.D IN6 S 4 ; 

SHEET f 
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FIL£ NAME : 1,04'11_ ;,,.101 
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61.il LD IN!S> 6 
SHEET f 
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ISSUED f'OR OAT[ 
1:2.1 ~.I~ 
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DESIGN 
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INDUSTRIAL 

SCALE : :,110•• 1'-o" 
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I'll£ NAME : 1,04'11_ ;,,.102 

J08 t- liOA"'i 

SHEETTI1l£ 
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PROPOSED EXTERIOR ELEVATION - BUILDING, 6 
¾AU:, 3 /16" 2 1' -0" 

MATCH EXIST. V INYL SHAKE SID IN5 (TYP) 

MATCH EXIST. V INYL SIDIN6 fTY!" ) 

6RIC::.i<::, 
UMl:STON!= 
SIDIN,1, 
T1'1.IMS. Sl.lRROI./NP'S, t COi.LiMNS 
ASPI-IAL.TSHIN5Lf:S, 

~~~- ;:% 
1S1 SQ.FT :21!11 
t,ee, SQ.FT 1'1% 
8 11 SG.FT. :2:2% 

F IN.Fl-R 

SECOND !-EV 

ISSUED f'OR OAT[ 
PERMITS 1:2.1 ~.18 

ARCHITECTURAL 
DESIGN 

RESIDENTIAL 
COMMERCIAL 
INDUSTRIAL 

GAV. ASSOCIATES, INC 
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I'll£ NAME : l104'11_ A.:20I 

J08 t- li O A"'i 

SHEETTI1l£ 
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61.11 1..D IN!S> 6 
SHEET f 
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PROPOSED EXTERIOR ELEVATION - BUILDING, 6 
SCALI::, 3 /16" 2 1' -0" 

""'"" l-lM!=5TONE: 
5 101N6, 
TRIMS, WR.~05, • COL..1.t-1t,15, 
A5PHAL.T 51-11l'leol.J:5 

,-

MATc.H l=Xl5 T. 
VII-IT"l- 5 1PIN& (TY'P) 

~~~'r:~ 
MOI..Dli'le> "TOP t BOTTOM" 

FIN..Fl-R 

SEGO"' LieY 

ISSUED f'OR OAT[ 
1:2.1 ~.I~ 

ARCHITECTURAL 
DESIGN 

RESIDENTIAL 
COMMERCIAL 
INDUSTRIAL 

SCALE : :,110••1'-o" 
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PLANNING REVIEW 



 
 
 
 
 
 
 
 

PETITIONER 
Triangle Development co, Inc 
 
REVIEW TYPE 
Preliminary Site Plan  
 
PROPERTY CHARACTERISTICS 
Section 23 

Site Location Northwest corner of Grand River Avenue and Meadowbrook Road 

Site School District Novi  Community School District 
Site Zoning NCC Non Center Commercial and subject to the terms of the “Gateway 
Adjoining Zoning North I-1: Light Industrial 
 East GE: Gateway East across Meadowbrook Road 
 West NCC Non Center Commercial 
 South GE: Gateway East across Grand River Avenue 
Current Site Use Gateway Village condominiums and retail 
Adjoining Uses North Industrial Research Office

 
East Car dealership
West Residential condominium (Gateway Village) 
South Funeral Home/vacant land 

Site Size 3.64 Acres 
Plan Date August 20, 2018 

 
PROJECT SUMMARY 
The applicant proposes a total of 44 units within eight attached town home style buildings. Each 
building holds from two units up to 7 units. This development is the last residential component of 
the Gateway Village development located at the northwest corner of Grand River Avenue and 
Meadowbrook Road.  
 
RECOMMENDATION 
Approval of the Preliminary Site Plan is recommended and Final Site Plan is recommended 
contingent on applicant providing additional clarification regarding parking and lighting prior to 
Council meeting. Additional details and changes are requested at the time of Final Site Plan 
submittal. 
 
ORDINANCE REQUIREMENTS 
This project was reviewed for conformance with the Zoning Ordinance with respect to Article 3 
(Zoning Districts), Article 4 (Use Standards), Article 5 (Site Standards), and any other applicable 
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provisions of the Zoning Ordinance. All items from the Preliminary Site Plan review have been 
addressed on the Final Site Plan. 
 

1. Consent Judgment: Site development is governed by a Consent Judgment which restricts 
the development of the site to improvements shown on the approved Preliminary Site Plan 
number SP00-30A.  The Consent Judgment allows a final site plan to be reviewed for 
consistency with the approved preliminary site plan, the conditions imposed by City 
Council on August 28, 2000, and for compliance with all applicable statutes, laws 
ordinances, codes and regulations.   
 

2. Changes from approved consent judgment plan: The overall layout, placement of 
buildings, number of buildings remains consisted with the approved preliminary site plan. 
Following changes are noted from the approved Preliminary Site plan (SP00-30A: 
 

i. A new lot has been created due to Michigan condominium law. All the remaining 
land was removed out of the original condominium subdivision and combined into 
one parcel.  (50-22-23-226-044).  

ii. Architectural elevations are revised to reflect the new unit style. They are not 
consistent with the design elements that were approved as part of consent 
judgment.  

iii. Proposed site landscaping is revised, but still keeps with the intent and character of 
the approved consent judgment plan.   

iv. Number of units is reduced by 29 units, thereby reducing the density. Original 
approved plans indicate 72 ‘stacked’ units 

v. Unit style is changed from stacked units to side by side attached townhome style. 
vi. Unit width has been revised from 24 ft. wide by 60 ft. deep to 24 ft. wide by 49 feet 

deep.  
vii. Planting Islands at the entrance of garages have been eliminated.  

 
3. Minimum Parking Required: Per section 5.19, two parking spaces are required for each 

dwelling unit having two (2) or less bedrooms and two and one-half (2 ½) for each 
dwelling unit having three (3) or more bedrooms.  The 2000 Preliminary Site Plan assumed 
the following mix of units for the entire residential development. There is no shared parking 
proposed at that time.  

- 220 parking spaces @ 60% 2-bedroom units: 110 units 
- 185 parking spaces @ 40% 3-bedroom units: 74 units  
- A total of 405 spaces are estimated to be required. A total of 425 spaces proposed 

for the entire development (1 garage space and 1 driveway space for each unit, 
15 off-street parking, 60 on-street parking) 

 
 For this phase, it appears that all units are proposed to be 3 bedroom units. For 44 units, a 
 total of 110 parking spaces are required. Each unit comes with a 2 car garage that 
 accounts for 88 parking spaces. The driveways in front of the garage do not appear 
 to be long enough to  hold additional parking. There is no additional guest parking 
 proposed with this phase. The applicant should provide the current mix of units and total 
 parking available on site for the entire site on the site plan to verify conformance.   

 
4. Site Amenities: The applicant may consider providing additional site amenities such as 

bike racks and benches etc.  
 

5. Deviations: The current plans propose lesser density and do not deviate from the 
approved Preliminary site plan layout. However, due to the creation of the new property 
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boundaries, the proposed layout requires a couple of new deviations with regards to 
setbacks and lot size as listed below. 

a. Lot Size (Sec. 3.1.20.): A minimum of 200 ft. width is required for parcels located in 
NCC zoning district. The development is part of a previously approved consent 
judgment plan. The current lot width along Meadowbrook Road is 190 ft. and is 
considered pre-existing. This is supported by staff.  

 
b. Building Setbacks (Sec 3.1.20): The development was part of an overall 

development plan. Due to Michigan law, the applicant made the last undeveloped 
phase as its own parcel. The creating of parcel created non-conformities with 
minimum required building setbacks. Staff supports the deviation as the layout 
meets the intent and layout of the consent judgment plan. The applicant should 
check with Building department as how the new lot lines affect the building permit 
review. This is supported by staff.  

 
 Required Proposed  

Front 
(Meadowbrook) 

50 ft.  35.24 ft.  
Same as approved 

No 

Side (north) 20 ft.  59.76 ft.  Yes 

Side (south) 20 ft. Approximately 6 ft.  No

Rear (West) 20 ft.  Approximately 14 ft.  No 
 

c. Building elevations and material calculations: The elevations provided would 
require a section 9 waiver which is not supported by staff and which is not 
consistent with previously approved design. Please see Façade review letter for 
more information.  

d. Lighting (Sec 5.7): Provide details of lighting fixtures, locations, and a photometric 
plan to meet requirements of Section 5.7 of the Ordinance for Final Site Plan 
review. See details in Planning Chart. Deviations may be required due to spillover 
on the property line. Provide additional information with the revised submittal.  

 
6. Changes to allowable uses for Commercial area: At the time of Pre-application meeting, 

the applicant has indicated possible revisions to allowable uses for the commercial 
component of the development. The applicant should note that the parking for retail 
spaces is calculated at the rate of 1 space for every 192 gross square feet initially. High 
intensity uses such as sit-down restaurants may have greater parking demand (1 space per 
every 70 square feet of leasable area). The applicant should consider available parking 
prior to determining additional allowable uses.  

 
7. Other Reviews:  

a. Landscape Review: The site plan is recommended for approval for Preliminary Site 
Plans but not for Final Site Plans Additional comments to be addressed with revised 
final site plan submittal.   

b. Traffic Review: The site plan is recommended for approval for Preliminary Site Plans but 
not for Final Site Plans Additional comments to be addressed with revised final site plan 
submittal.   

c. Engineering Review: Additional comments to be addressed with electronic stamping 
set submittal. Engineering recommends approval. 
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d. Facade Review: The overall design of the rear facades is not consistent with the 
building in the prior phases of this project. Façade is currently not recommending 
approval.  

e. Fire Review: Fire recommends approval. See comments in Fire Review letter. 
 
NEXT STEP: REVISED SITE PLAN SUBMITTAL 
Landscape and Traffic are recommending approval for Preliminary site plan, but not final site 
plan. A recommendation for Preliminary site plan is sufficient to place the request before City 
Council agenda. However, Façade is not recommending approval for the elevations. There is 
additional information being requested to address lighting deviation. Staff recommends the 
applicant address all pending comments provided in this and other reviews letters and resubmit 
for reconsideration.  

1. Five copies of revised site plan 
2. Site plan revision application 
3. Response letter 
4. Draft Amendment 

 
CITY COUNCIL 
Current revisions would require City Council approval of final site plan and amendment to consent 
judgment. The applicant should provide a draft amendment for staff review after receiving the 
comments after Final site plan submittal. Council may approve the plan and the amendment at the 
same time or at two separate meetings.  Once the plan is formally submitted, the City Attorney’s 
Office will provide further guidance regarding the process for review and approval.   
 
ELECTRONIC STAMPING SET SUBMITTAL AND RESPONSE LETTER 
After receiving Final Site Plan approval, please submit the following for Electronic stamping set 
approval: 

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

numbers where the change is reflected. 
 
STAMPING SET APPROVAL 
Stamping sets are still required for this project.  After having received all of the review letters from 
City staff the applicant should make the appropriate changes on the plans and submit 10 size 24” 
x 36” copies with original signature and original seals, to the Community Development 
Department for final Stamping Set approval.   
 
SITE ADDRESSING 
A new address is required for this project. The applicant should contact the Building Division for an 
address prior to applying for a building permit.  Building permit applications cannot be processed 
without a correct address.  The address application can be found by clicking on this link. Please 
contact the Ordinance Division 248.735.5678 in the Community Development Department with 
any specific questions regarding addressing of sites. 
 
STREET AND PROJECT NAME 
This project would require approval from the Street and Project Naming Committee.  Please 
contact Hannah Smith (248-347-0579) in the Community Development Department for additional 
information.  
 
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 
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consulting engineer. Pre-Con meetings are generally held after Stamping Sets have been issued 
and prior to the start of any work on the site.  There are a variety of requirements, fees and permits 
that must be issued before a Pre-Con can be scheduled.  If you have questions regarding the 
checklist or the Pre-Con itself, please contact Sarah Marchioni [248.347.0430 or 
smarchioni@cityofnovi.org] in the Community Development Department. 
 
CHAPTER 26.5   
Chapter 26.5 of the City of Novi Code of Ordinances generally requires all projects be completed 
within two years of the issuance of any starting permit.  Please contact Sarah Marchioni at 248-
347-0430 for additional information on starting permits.  The applicant should review and be 
aware of the requirements of Chapter 26.5 before starting construction. 
 
If the applicant has any questions concerning the above review or the process in general, do not 
hesitate to contact me at 248.735.5607 or skomaragiri@cityofnovi.org. 

 
 

 

__________________________________________________ 
Sri Ravali Komaragiri – Planner 
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Applicant 
Gateway Village of Novi 
 
Review Type 
Combined Preliminary & Final Site Plan 
 
Property Characteristics 
 Site Location:  North of Grand River, West of Meadowbrook Road 
 Site Size:   3.64 acres 
 Plan Date:  08/28/2018  
 Design Engineer:  J&A Civil Engineering 
 
Project Summary  
 Construction of eight additional multi-family townhome buildings. 

 Water, sanitary and storm sewer utilities were previously constructed for this 
development. The addition of 8 inch water main and one fire hydrant, along with 
building water services and sump lines are proposed during this phase. 

 
Recommendation 
Approval of the Preliminary and Final Site Plan and Storm Water Management Plan is 
recommended. 
 
Comments: 
The Preliminary Site Plan meets the general requirements of the design and construction 
standards as set forth in Chapter 11 of the City of Novi Codified Ordinance, the Storm 
Water Management Ordinance and the Engineering Design Manual with the following 
items to be addressed at the time of electronic stamping sets: 
 
Additional Comments (to be addressed prior to stamping set submittal): 

General 
1. Provide a note on the plans that all work shall conform to the current City of 

Novi standards and specifications. 
2. 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 
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sheets- rev. 02/16/2018), and paving (2 sheets-rev. 03/05/2018) at the time 
of the printed Stamping Set submittal. These details can be found on the 
City’s website at this location: http://cityofnovi.org/Government/City-
Services/Public-Services/Engineering-Division/Engineering-Standards-and-
Construction-Details.aspx  

3. 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.  

4. Provide a note that compacted sand backfill shall be provided for all 
utilities within the influence of paved areas, and illustrate on the profiles. 

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

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

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

8. If no sanitary sewer is proposed, consider removing the sheet entitled 
sanitary sewer from the plan set.  

9. Show all sump leads on the utility plan and include in the construction cost 
estimate.  

10. Provide a note stating if dewatering is anticipated or encountered during 
construction a dewatering plan must be submitted to the Engineering 
Department for review. 

Water Main 
11. Provide a profile for all proposed water main 8-inch and larger. 
12. Clearly indicate the proposed water main and domestic and fire building 

service leads on the utility plan. Include building service leads in the 
construction cost estimate.  

13. Provide three (3) signed and sealed sets of utility plans along with the MDEQ 
permit application (06/12 rev.) for water main construction. The Streamlined 
Water Main Permit Checklist should be submitted to the Engineering Division 
for review, assuming no further design changes are anticipated.  Utility plan 
sets shall include only the cover sheet, any applicable utility sheets and the 
standard detail sheets. 

 
Storm Water Management Plan 

14. Provide documentation of any previous maintenance agreement for the 
Storm Water Management facilities. Revisions and updates may be 
required. 

 



Engineering Review of Combined Preliminary & Final Site Plan 09/28/2018 
Gateway Townhomes of Novi  Page 3 of 4 
JSP 18-0022 
 

 

Paving & Grading 
15. Verify the slopes along the ingress/egress routing to the building from the 

barrier-free stalls comply with Michigan Barrier-Free regulations. 
16. Curbing and walks adjacent to the end of 17-foot stalls shall be reduced to 

4-inches high, rather than the standard 6-inch height to be provided 
adjacent to 19-foot stalls.  Provide additional details as appropriate. 

17. Refer to City standard paving details for asphalt pavement section and 
curb details. Remove redundant or conflicting details from sheet 9 in the 
plan set.  

Soil Erosion and Sediment Control 

18. Include the size of the area of disturbance and clarify the limits of silt fence 
for this phase of construction.  

Off-Site Easements 
19. Any off-site utility easements anticipated must be executed prior to final 

approval of the plans.  If you have not done so already, 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. 

 

The following must be submitted at the time of Stamping Set submittal: 
20. A revised itemized construction cost estimate must be submitted to the 

Community Development Department for the determination of 
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), any right-of-way 
paving (including proposed right-of-way), grading, and any applicable 
items at the storm water basin (basin construction, control structure, 
pretreatment structure and restoration). 

21. A draft copy of 20-foot wide water main easement must be submitted to 
the Community Development Department.  

The following must be addressed prior to construction: 

22. A pre-construction meeting shall be required prior to the commencement 
of any site work. Please contact Sarah Marchioni in the Community 
Development Department to setup a meeting (248-347-0430).  

23. 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 fee). 
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24. A Soil Erosion Control Permit must be obtained from the City of Novi.  
Contact Sarah Marchioni in the Community Development Department 
(248-347-0430) for forms and information.   

25. A permit for water main construction must be obtained from the MDEQ.  
This permit application must be submitted through the Water and Sewer 
Senior Manager after the water main plans have been approved.   

26. Construction Inspection Fees, to be determined once the construction cost 
estimate is submitted, must be paid prior to the pre-construction meeting. 

27. An incomplete site work performance guarantee, equal to 1.2 times the 
amount required to complete the site improvements (excluding the storm 
water detention facilities) as specified in the Performance Guarantee 
Ordinance, must be posted with Community Development.  

28. A street sign financial guarantee in an amount to be determined ($400 per 
traffic control sign proposed) must be posted with Community 
Development.  

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 Darcy Rechtien at (248) 735-5695 with any questions. 

 
___________________________________ 
Darcy N. Rechtien, P.E. 
 
cc: George Melistas, Engineering 

Sri Komaragiri, Community Development  
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Review Type       Job #   
Combined Preliminary/Final Landscape Review  JSP18-0022 
 
Property Characteristics: 
• Site Location:   Northwest corner of Grand River and Meadowbrook 
• Site Zoning:   NCC 
• Adjacent Zoning: North: I-1, East: GE/NCC, South: xx West: RR, I-1  
• Plan Date:    July 11, 2018 
 
Ordinance Considerations: 
As the original project was reviewed and approved as part of a consent judgment, this review 
was done as compared with the Preliminary Landscape Plan that was part of the Consent 
Judgment.  That plan did not adhere strictly to the normal requirements for Multi-Family housing. 
 
Based on the above, the project is recommended for approval for Preliminary Site Plans but not 
for Final Site Plans.  There are some minor fixes that need to be made on Final Site Plans. 
The plans need to be revised per the comments below in order to be compliant with the Zoning 
Ordinance and the Consent Judgment. 
  
Existing and proposed overhead and underground utilities, including hydrants.(LDM 2.e.(4)) 

1. Provided. 
2. Light pole locations are also provided. 
3. Please relocate all utilities and/or trees to locations to provide at least 10 feet between 

trees and all utility structures and hydrants, and 5 feet between trees and underground 
utility lines. 
 

Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #17 and LDM 2.3 (2)) 
1. Woodland replacement trees must be species from the updated Woodland 

Replacement Chart (attached).  Sweetgums are no longer allowed as woodland 
replacement trees. 

2. Please replace the sweetgums with another species on the attached revised chart. 
 
Proposed topography. 2’ contour minimum (LDM 2.e.(1))  

Provided.  
 
Buffer between Residential and non-residential property 

1. A 6 foot screening fence and dense evergreen and deciduous plantings are provided 
along the island north of buildings 2 and 3, and at the ends of buildings 6 and 7. 

2. A detail for the screening fence is provided on Sheet LP-2. 
 
Layout 

Please check to see that curbs vis a vis the building are correct for buildings 2 and 3.  They 
appear to be skewed on the site plan as well as the landscape plan. 

 

 
PLAN REVIEW CENTER REPORT 

September 17, 2018 
Combined Preliminary/Final Landscape Review 

Gateway Townhomes 
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Street Tree Requirements (Zoning Sec. 5.5.3.E.i.c and LDM 1.d.) – Meadowbrook Road 
1. 190lf frontage.  Required: 1 tree per 35 lf = 5 canopy trees.  5 subcanopy trees are 

provided. 
2. The overhead lines require the use of subcanopy trees.  At a rate of 1.5 subcanopy tree 

per canopy tree, 8 subcanopy trees should be proposed. 
 

Adjacent to Public Rights-of-Way – Berm (Wall) & Buffer Zoning Sec. 5.5.3.B.ii and iii) – 
Meadowbrook Road 

1. 190 lf frontage 
2. Large evergreens or canopy trees:  1 tree per 60 lf = 3 trees required, 6 provided. 
3. Subcanopy trees required:  1 tree per 40 lf = 5 trees required, 8 provided. 
4. No berm is required since parking does not abut the right-of-way. 
5. 1.5 subcanopy trees can count as 1 canopy tree so the greenbelt landscaping 

requirements are met. 
 

Site Landscaping 
The proposed landscaping is similar enough to that proposed on the original landscape plan 
to be acceptable. 

 
Corner Clearance (Zoning Sec 5.9) 

Provided. 
 
Parking Lot Landscaping (Zoning Sec. 5.5.3.C.) 

1. As the parking is limited to just two 5-space bays, the perimeter trees planted near them 
are sufficient. 

2. The parking lot interior and perimeter trees should be deciduous canopy trees with a 
minimum mature height of 30 feet and canopy width of 20 feet.  Please replace the 
Armstrong maples and hawthorns in the islands north of buildings 6 and 7 with a variety 
that meets or exceeds the minimum requirements. 

3. Due to density of evergreen trees in the northern islands, it is recommended to not plant 
the hawthorns under the maples (they can be removed from the plan without penalty). 

4. Please move the tree in the narrow point north of building 2 to a position where there is 3 
feet of space between the curbs and the tree to help it survive. 

 
Building Foundation Landscape (Zoning Sec 5.5.3.D.) 

The building foundation landscaping is sufficient. 
 

Transformer/Utility Box Screening (Zoning Sec 5.5.3.D.) 
Please add a note stating that all utility boxes shall be screened per the standard detail on 
Sheet LP-2. 

 
Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 1.d.(3) 

Provided as required. 
 
Snow Deposit (LDM.2.q.) 

Provided. 
 
Plant List (LDM 2.h. and t.) 

1. Please replace Liquidambar styraciflua with a species on the Woodland Replacement 
Chart, which is attached. 

2. Please add counts for all plants indicated on the plans.  
 
Planting Notations and Details (LDM) 

1. Provided. 
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2. Please revise island planting detail to indicate mounding to provide 2% slope, not 12”. 
 
Irrigation (LDM 1.a.(1)(e) and 2.s) 

Irrigation plan for landscaped areas is required for Final Site Plan. 
 

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

 
 
 
 

_____________________________________________________ 
Rick Meader – Landscape Architect 
 
 

mailto:rmeader@cityofnovi.org
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To: 
Barbara McBeth, AICP 
City of Novi 
45175 10 Mile Road 
Novi, Michigan 48375 
 
 
CC: 
Sri Komaragiri, Lindsay Bell, George Melistas, Darcy 
Rechtien, Hannah Smith 
 

  AECOM 
27777 Franklin Road 
Southfield 
MI, 48034 
USA 
aecom.com 
 
Project name: 
JSP18-0022 Gateway Townhomes of Novi 
PSP/FSP Traffic Review 
 
From: 
AECOM 
 
Date: 
September 20, 2018 

  
 

 

Memo 
Subject:  Gateway Townhomes of Novi Traffic Review 
 
The preliminary and final site plan submittal was reviewed to the level of detail provided and AECOM recommends approval 
for the preliminary site plan, but cannot recommend approval for the final site plan based on the need for additional or 
updated information required in order to properly complete the review. 

GENERAL COMMENTS 
1. The applicant, Triangle Development Co, Inc. is proposing a multi-family residential development located on the west 

side of Meadowbrook Road north of Grand River Avenue. The applicant is proposing a total of 43 townhome units to 
be constructed in place of the previously approved 72 condominium units as part of JSP00-30 in 2001.  

2. Meadowbrook road is under the jurisdiction of the City of Novi.  
3. The parcel is currently under NCC (non-commercial center) zoning. The proposed development is permitted as a 

special land use under the existing zoning.  
4. Summary of traffic-related waivers/variances: 

a. There are not any traffic-related waivers or variances required by the applicant at this time.  

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

follows: 
 
ITE Code: 220 – Multi-Family Housing – Low Rise 
Development-specific Quantity: 43 Units 
Zoning Change: N/A 
 

Trip Generation Summary 

 Estimated Trips  
Estimated Peak-
Direction Trips 

 

City of Novi 
Threshold 

Above 
Threshold? 

AM Peak-Hour 
Trips 21 16 100 No 
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PM Peak-Hour 
Trips 28 18 100 No 

Daily (One-
Directional) Trips 284 N/A 750 No 

 

2. The number of trips does not exceed the City’s threshold of more than 750 trips per day or 100 trips per either the 
AM or PM peak hour. AECOM recommends performing the following traffic impact study in accordance with the 
City’s requirements.   
 

Trip Impact Study Recommendation 

Type of Study: Justification 
None N/A 

 

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 has proposed to construct two new site driveways off of Hamlet North for residential garage access. 
The development will utilize an existing driveway on the west side of the development for additional garage access.  

2. The driveway western proposed driveway has a width of 27 feet with entering radius of 20 feet and exiting radius of 
25 feet. The eastern driveway width is not provided and the entering radius is 20 feet and the exiting radius is not 
provided. 

a. The width of both drives shall be 28 feet. 
b. The entering and exiting radii shall be 25 feet.  
c. The applicant should update the driveway dimensions to meet City Ordinance Figure IX.1 for a local 

street. 
3. The applicant has shown sight lines at the two eastern driveways, but not at the western driveway. Additionally, the 

dimensions for the sight lines has not been indicated. The applicant shall provide sight distance measurements 
for all proposed driveways to confirm compliance with City Ordinance Figure VIII-E. 

4. Based on the existing two-way 24-hour volume on Meadowbrook Road (approximately 11,000 vehicles per day 
(SEMCOG), and the estimated peak-hour southbound right turning vehicles (in addition to the assumed existing 
southbound right-turning vehicles), a right-turn lane may be warranted at Hamlet Lane. However, the current site 
layout is regulated by the consent agenda which did not require a taper at the time of approval; therefore, the 
applicant is not responsible for constructing a southbound right turn taper along Meadowbrook Road at Hamlet 
Lane.   

5. Because the site layout has not changed since the approved consent agenda, the applicant’s proposed driveway 
spacing is therefore grandfathered in and does not need to be adjusted to meet the current Section 11-216d.1.d and 
Figure IX.12 of the City’s Code of Ordinances. 

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

1. General Traffic Flow 
a. The applicant should provide widths and turning radii for all proposed pavement areas leading to the 

garage parking.  
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b. The applicant has indicated that there will be individual trash collection and has shown a community mail 
box area. The proposed location for the mail kiosk is acceptable from a traffic operations perspective since 
a pull-out area is provided for vehicles. 

2. Parking Facilities 
a. The applicant has indicated that a two-bedroom and three-bedroom layout will be offered; however only a 

three bedroom unit is indicated on the plans. The applicant has indicated that the site plan has not 
changed since this consent agenda; however, parking calculations cannot be determined until the 
number of bedrooms per unit is established.  

b. It is anticipated that the applicant will be required to provide more than two parking spaces (garage) per 
unit. The applicant should take this into consideration and provide additional parking areas throughout the 
development, or indicate through dimensions that Grandview Lane and Orianna Lane are capable of 
allowing on-street parking.  

i. The applicant has indicated two proposed north-south fire lanes, which would further reduce the 
potential or on-street parking.  

c. The applicant has indicated six inch curb heights throughout the development.  
d. The applicant has indicated a proposed berm at the northwest corner of the development on the south side 

of Hamlet North.  
e. The applicant is required to provide one bicycle parking space per every five dwelling units, 

totaling 8 bicycle parking spaces. The applicant should provide multiple bicycle parking areas 
throughout the development and also provide a bicycle parking layout detail indicating the required 
dimensions in Section 5.16.6 of the City’s Zoning Ordinance.  

3. Sidewalk Requirements 
a. The applicant has indicated in the response letter that sidewalks throughout the site are five feet in 

width, but should additional dimensions or notes on the plan set that indicates that. Also note that 
if a sidewalk leads to a bicycle parking area that the sidewalk shall be six feet in width.  

b. The applicant should provide a sidewalk ramp detail in future submittals (MDOT R-28-J). The 
applicant has provided a ramp detail on sheet 9, but dimensions and design features are not included. The 
latest MDOT standard (R-28-J) should be included to replace the current ramp detail.  

c. The City requires the outside edge of sidewalks to be located a minimum of 15 feet from the back of curb. 
Revise the site plan as necessary. The applicant has indicated that the site plan was approved under the 
consent agenda, and therefore, the sidewalk locations are grandfathered in.  

d. The sidewalk near the mail kiosk shall maintain a minimum width of five feet.  

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 applicant has added a note indicating this. 
2. The applicant has proposed 14 “No Parking Fire Lane” signs.  

a. The applicant should indicate the size and MMUTCD sign designation for the proposed signs.  
b. The applicant should indicate the direction the sign is to face.  
c. The applicant has proposed some of the signs to be placed within the sidewalk and should indicate 

that the sign is placed in a location that does not diminish the required five foot walkway. The City 
requires that all signs be placed a minimum of two feet from the face of the curb, or edge of the 
sidewalk to the near edge of the sign. 

3. The applicant should remove note C on sheet 9 and replace with the appropriate sign standards as 
indicated below. 

4. Street name signs shall be designed per the City of Novi Traffic Control Sign standards.  
a. Street name signs are required to have a green field, white letters, and a white border. 
b. Text shall consist of a capitalized first letter with the remaining letters in lowercase font. 
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c. Street name signs shall have a minimum height of 12 inches and minimum lettering height of eight inches 
for the Capital letters and six inches for the lowercase letters, if located adjacent to a road with a speed 
limit of 30 mph or greater; or, have a minimum height of eight inches and minimum lettering height of 4.5 
inches, if located at residential street intersections 

d. Street name signs shall have a lettering height of three inches for supplementary lettering to indicate the 
street type (i.e. drive, avenue, etc.) 

e. All street name signs within the City’s right of way or located on public streets at the intersection of a public 
street and a private street shall be mounted on a 3 lb. or greater U-channel post as dictated by the weight 
of the proposed signs. Street name signs with a nominal height of 12 inches shall be single sided and 
sandwiched on a 1 ¼” x 1 ¼” 12-gauge perforated galvanized steel insert with the ends of the signs bolted 
together. The steel insert shall have a minimum length of 36 inches and must extend a minimum of 12 
inches into the 3 lb. or heavier U-channel post. In previous experiences, the City has discovered that the 
connection often must be replaced when rivets are used to join the ends of the signs. The bolts to adjoin 
the signs are not required on street signs placed on private roadways since private roadway signs are not 
maintained by the City.  

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

6. All signs shall be a height of 7 feet from grade to the bottom of the sign when placed in the vicinity of a curbed area.  
7. Traffic control signs shall use the FHWA Standard Alphabet series. 
8. Traffic control signs shall have High Intensity Prismatic (HIP) sheeting to meet FHWA retroreflectivity requirements. 
9. The applicant is proposing to stripe a fire lane along two north-south roadways within the site, but has not provided 

striping details for such fire lanes. The applicant should remove the proposed fire lane striping, as it is not a 
requirement and the proposed signs are sufficient to discourage parking in those area. Furthermore, the proposed 
striping may inhibit traffic operations.   

10. The applicant should consider yield and/or stop signs, as applicable, throughout the site.  
 

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

Sincerely,  

AECOM 

 

 

Maureen N. Peters, PE 
Senior Traffic/ITS Engineer 
 

 

 

 

Paula K. Johnson, PE 
Senior Traffic Engineer 
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September 20, 2018 
 
City of Novi Planning Department              
45175 W. 10 Mile Rd.  
Novi, MI      48375- 3024 
 
Re:  FACADE ORDINANCE REVIEW   
 Gateway Townhomes of Novi, JSP18-22  
 Façade Region: 1,  Zoning District: NCC    
   
Dear Ms. McBeth; 
The following is the Facade Review for the above referenced project. This review is 
based on the drawings prepared by GAV Architects, dated 8/7/18. The percentage of 
materials on each elevation is shown in the table below. Materials in non-compliance, if 
any, are highlighted in bold. A sample board was not available at the time of this review. 
The sample board as required by Section 5.15.4.D was not provided at the time of this 
review.    
 

Building 1 (7-Unit) Fr
on

t

R
ea

r

R
ig

ht

Le
ft Façade Ordinance 

Section 5.15 Maximum

Brick 35% 13% 62% 65% 100% (30% 
Minimum)

Horiz. Siding (Assume Cement Fiber type) 12% 33% 14% 14% 50% (Footnote 10)
Shake Siding (Vinyl) 5% 0% 4% 4% 25%
Limestone 2% 0% 1% 1% 50%
Trim 20% 12% 9% 8% 15%
Asphalt Shingles 26% 42% 10% 8% 50% (Footnote 14)  
 

Building 2 & 3 (5-Unit) Fr
on

t

R
ea

r

R
ig

ht

Le
ft Façade Ordinance 

Section 5.15 Maximum

Brick 33% 13% 62% 64% 100% (30% 
Minimum)

Horiz. Siding (Assume Cement Fiber type) 12% 33% 14% 14% 50% (Footnote 10)
Shake Siding (Vinyl) 5% 0% 4% 5% 25%
Limestone 2% 0% 1% 1% 50%
Trim 21% 12% 9% 8% 15%
Asphalt Shingles 27% 42% 10% 8% 50% (Footnote 14)  
 
 

Façade Review Status Summary:  
Not Approved, Modifications to rear facades 
recommended.  
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Building 4 (7-Unit) Fr
on

t

R
ea

r

R
ig

ht

Le
ft Façade Ordinance 

Section 5.15 Maximum

Brick 28% 13% 59% 62% 100% (30% 
Minimum)

Horiz. Siding (Assume Cement Fiber type) 12% 33% 14% 14% 50% (Footnote 10)
Shake Siding (Vinyl) 6% 0% 5% 5% 25%
Limestone 1% 0% 1% 1% 50%
Trim 23% 12% 10% 9% 15%
Asphalt Shingles 30% 42% 11% 9% 50% (Footnote 14)  
 

Building 5 & 7 (5-Unit) Fr
on

t

R
ea

r

R
ig

ht

Le
ft Façade Ordinance 

Section 5.15 Maximum

Brick 33% 13% 62% 65% 100% (30% 
Minimum)

Horiz. Siding (Assume Cement Fiber type) 13% 33% 14% 14% 50% (Footnote 10)
Shake Siding (Vinyl) 7% 0% 4% 4% 25%
Limestone 2% 0% 1% 1% 50%
Trim 21% 12% 9% 8% 15%
Asphalt Shingles 24% 42% 10% 8% 50% (Footnote 14)  
 

Building 6 (5-Unit) Fr
on

t

R
ea

r

R
ig

ht

Le
ft Façade Ordinance 

Section 5.15 Maximum

Brick 34% 13% 66% 66% 100% (30% 
Minimum)

Horiz. Siding (Assume Cement Fiber type) 14% 33% 13% 13% 50% (Footnote 10)
Shake Siding (Vinyl) 7% 0% 4% 4% 25%
Limestone 2% 0% 1% 1% 50%
Trim 20% 12% 8% 8% 15%
Asphalt Shingles 23% 42% 8% 8% 50% (Footnote 14)  
 

Building 8 (5-Unit) Fr
on

t

R
ea

r

R
ig

ht

Le
ft Façade Ordinance 

Section 5.15 Maximum

Brick 33% 13% 62% 64% 100% (30% 
Minimum)

Horiz. Siding (Assume Cement Fiber type) 15% 33% 14% 14% 50% (Footnote 10)
Shake Siding (Vinyl) 5% 0% 4% 5% 25%
Limestone 1% 0% 1% 1% 50%
Trim 21% 12% 9% 8% 15%
Asphalt Shingles 25% 42% 10% 8% 50% (Footnote 14)  
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As shown above the minimum percentage of Brick (30%) is not provided on all rear 
facades and the percentage of Trim exceeds the maximum amount allowed by the 
Ordinance (15%) on all front facades. In this case the Trim category includes decorative 
columns, balustrades, and window surrounds that enhance the overall appearance of the 
building. For that reason this deviation would qualify for a Section 9 Waiver. With 
respect to the underage of Brick on the rear facades, although the maximum amount of 
brick that can be practically installed has been provided, we believe that the overall 
design of the rear facades is not consistent with the building in the prior phases of this 
project. The existing buildings have dormer windows and gables delineating the roof line 
and Brick extending above the second floor belt line.  
 
Recommendation – We recommend that the applicant consider adding architectural 
features to the rear elevations of all buildings. This would create greater consistency with 
building in the prior phases of the project and would serve as justification for a Section 9 
Waiver for the underage of Brick on the rear facades.   
 
Notes to the Applicant:  
 
1. Sample Board – A sample board as required by Section 5.15.4.D of the Ordinance 
shall be provided not less than 5 days prior to the Planning Commission meeting. The 
sample board should indicate colors that are harmonious with the existing buildings 
within the project. 
 
1. Inspections – The Façade Ordinance requires inspection(s) for all projects. Materials 
displayed on the approved sample board will be compared to materials to be installed. It 
is the applicant’s responsibility to request the inspection of each façade material at the 
appropriate time. Inspections may be requested using the Novi Building Department’s 
Online Inspection Portal with the following link. Please click on “Click here to Request 
an Inspection” under “Contractors”, then click “Façade”.   
http://www.cityofnovi.org/Services/CommDev/OnlineInspectionPortal.asp.  
 
If you have any questions regarding this review, please do not hesitate to call. 
 
Sincerely, 
DRN & Architects PC 
 
 
 
Douglas R. Necci, AIA 

http://www.cityofnovi.org/Services/CommDev/OnlineInspectionPortal.asp
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September 11, 2018 

 

TO: Barbara McBeth- City Planner 
       Sri Ravali Komaragiri- Plan Review Center 
       Lindsay Bell-Plan Review Center 
       Hannah Smith-Planning Assistant 
        
RE: Gateway Townhomes of Novi 
 
JSP# 18-22 
PSP18-0137 
Preliminary & Final Site Plan  
 
Project Description: Addition of 7 residential buildings – 43 townhome 
units 
 
Comments: 

• All fire hydrants MUST in installed and operational prior to any 
building construction begins. 

• Corrected 9/11/18 - Fire lanes will be designated by the Fire Chief 
or his designee when it is deemed necessary and shall comply 
with the Fire Prevention Ordinances adopted by the City of Novi.  
The location of all “fire lane – no parking” signs are to be shown on 
the site plans.  (Fire Prevention Ord.) 

• Corrected 9/11/18 - The minimum width of a posted fire lane is 20 
feet.  The minimum height of a posted fire lane is 14 feet.  (Fire 
Prevention Ord.) 

• Corrected 9/11/18 - Fire apparatus access drives to and from 
buildings through parking lots shall have a minimum fifty (50) feet 
outside turning radius and designed to support a minimum of 
thirty-five (35) tons. (D.C.S. Sec 11-239(b)(5)) 

• Corrected 9/11/18 & one added near building #7 - Hydrants shall 
be installed in a manner to be in compliance with the City of Novi 
“Design and Construction Standards”, Chapter 11 of the Code of 
Ordinances. 
 

 
Recommendation:  
The above items noted were all addressed with the final site plan 
submittal. The fire department recommends APPROVAL.  
 
 
 Sincerely, 

 
Andrew Copeland – Acting Fire Marshal 
City of Novi Fire Department 
 
 

CITY COUNCIL 
 
Mayor 
Bob Gatt 
 
Mayor Pro Tem 
Dave Staudt 
 
Andrew Mutch 
 
Wayne Wrobel 
 
Laura Marie Casey 
 
Gwen Markham 
 
Kelly Breen 
 
 
City Manager 
Peter E. Auger 
 
Director of Public Safety 
Chief of Police 
David E. Molloy 
 
Director of EMS/Fire Operations 
Jeffery R. Johnson 
 
Assistant Chief of Police 
Erick W. Zinser 
 
Assistant Chief of Police 
Scott R. Baetens 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Novi Public Safety Administration 
45125 Ten Mile Road 
Novi, Michigan 48375 
248.348.7100 
248.347.0590 fax 
 
cityofnovi.org 

 



APPLICANTS RESPONSE LETTER 
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Triangle Development 

Building Integrity 
30403 Thirteen Mile Road  Farmington Hills  Michigan  48334 

 Ph: 248.932.9333  Fax: 248.932.3405  www.triangle-newhomes.com 
 
        March 8, 2019 
 
Sri Komaragiri 
Planner 
City of Novi 
45175 Ten Mile Rd 
Novi, MI 48375 
 
Re: RESPONSE LETTER - Site Plan Application  

Gateway Townhomes of Novi  
JSP-18-0022 

 
Hello Sri: 
 
This letter will serve as our Response Letter to the Plan Review Center Report dated February 25, 
2019 for Gateway Townhomes of Novi (JSP-18-22).   We will respond to all items listed in your 
Review Report as follows:    
 

1. Consent Judgment – No response necessary 
 

2. Changes from approved consent judgment plan – No response necessary except for 
the following correction: 

vi.  New unit sizes are 20 ft. wide by 49 ft deep (not 24 feet x 49 ft as written) 
 

3. Minimum Parking Required – No response necessary sufficient parking is provided.  
 

4. Site Amenities – We will contact Josh Bocks from AECOM to determine optimum 
placement of 8 additional bike parking spaces on the site with accompanying 
requirements.  We will also keep the proposed addition of bike racks by the gazebo in the 
Shops of Gateway retail property.  Benches have already been proposed on the site plan. 

 
5. Light Poles in Utility easement – We will move light poles on top of underground 

utility lines or do a License Agreement if located in an easement but not conflicting with 
utility lines.  We will change accordingly if placement conflicts with landscaping, per the 
Landscaping Review. 

 
6. Deviations  

a. Lot Size (Sec. 3.1.20) - No response necessary since deviation is considered pre-
existing and supported by staff. 

b. Building Setbacks (Sec. 3.1.20) – No response necessary since deviation meets 
intent and layout of the consent judgment plan and is supported by staff.   We 
will confirm with Building Department that layout is OK with building permit 
codes. 

c. Building elevations and material calculations – No response necessary since 
deviation is consistent with previously approved plans and Section 9 waiver is 
supported by staff.   We will follow instructions on process to request a Section 9 
process. 
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d. Lighting  (Sec 5.7)  
 A manufacturer’s “shield” will be added to meet requirement that 

light fixtures are “full-cut off”.  Specifications of manufacturer’s 
shield will be shown. 

 No response necessary regarding illumination spillover since lighting 
plan layout is the same as original and is supported by staff. 
 

7. Changes to allowable uses for Commercial area – We are not requesting changes at 
this time to the allowable uses listed under the consent judgment, unless recommended by 
City of Novi to “clean the wording” on the consent judgment.  Impact on parking will be 
considered for any future tenants.    
 

8. Other Reviews – No response necessary since all reviews will be addressed with 
electronic stamping set submittal.   

 
In addition to this Response Letter, we are attaching the Site Plan as previously submitted.   In 
addition, we will apply for site addresses for the project with the Building Division / Ordinance 
Division.  The project has received approval from the Street and Project Naming Committee, as 
evidence by the May 8, 2018 letter that we are attaching.      
 
We will await receipt of a draft amendment to the consent judgment from the City’s attorney so 
that we can review in order to facilitate as quickly as possible the City Council’s closed session 
meeting and public hearing.  
 
Please feel free to contact me if you have any further questions or need more information.  As 
you know, we are hoping to start the project this spring so we will try to respond immediately.  
You may reach me via email (pnona@triangle-newhomes.com) or phone (office: 248-932-9333 
or cell: 248-521-0962). 
 
Thank you for your assistance and cooperation. 
 
 
        Sincerely, 

 

             
 
Pierre Nona 
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