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FOR: City of Novi Zoning Board of Appeals ZONING BOARD APPEALS DATE: February 14, 2017

REGARDING: 26150 NOVI ROAD (50-22-14-351-057/50-22-14-351-058) PZ717-0003
BY: Larry Butler, Deputy Director Community Development

. GENERAL INFORMATION:

Applicant
NOVI TOWN CENTER PLAZA, LLC

Variance Type
DIMENSIONAL VARIANCE

Property Characteristics

Zoning District: TC (town center)

Location: north of Grand River Avenue and east of Novi Road
Parcel #: 50-22-14-351-057 & 50-22-14-351-058

Request

The applicant is requesting a variance from the City of Novi Zoning Ordinance; Section 3.1.25 to allow
parking setback reductions from 7.5 feet, south to 7.8 feet, and east to 10.4 feet. This property is zoned
TC (TOWN CENTER).

II. STAFF COMMENTS:

The applicant is proposing to redevelop an existing site surrounded on (3) sides by public and private
streets. Accommodating the required setbacks impacts the possible redevelopment due to the street
frontages and existing shape and size of the lot. The proposed plan is improved from that presented
previously. Staff supports the request.

Ill. RECOMMENDATION:

The Zoning Board of Appeals may take one of the following actions:

1. I move that we rant the variance in Case No. PzZ17-0003, sought by
, for
because Petitioner has shown practical

difficulty requiring

(a) Without the variance Petitioner will be unreasonably prevented or limited with respect
to use of the property because

(b) The property is unique because
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(c) Petitioner did not create the condition because

(d) The relief granted wil not unreasonably interfere with adjacent or surrounding
properties because

(e) The relief if consistent with the spirit and intent of the ordinance because

(f) The variance granted is subject to:

1
2
3.
4

2. I move that we deny the variance in Case No. Pz17-0003, sought by

for because Petitioner has not shown
practical difficulty requiring

(a) The circumstances and features of the property
including are not unique because they
exist generally throughout the City.

(b) The circumstances and features of the property relating to the variance request are
self-created because

(c) The failure to grant relief will result in mere inconvenience or inability to attain higher
economic or financial return based on Petitioners statements that

(d) The variance would result in interference with the adjacent and surrounding properties
by

(e) Granting the variance would be inconsistent with the spirit and intent of the ordinance
to

Should you have any further questions with regards to the matter please feel free to contact me at
(248) 347-0417.

Larry Butler
Deputy Director Community Development
City of Novi
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1. PROPERTY INFORMATION (Address of subject ZBA Case) Application Fee: $300.00
PROJECT NAME / SUBDIVISION L-l _ l —-l
NOVI TOWN CENTER GARDENS Meeiing Date: Z (
ADDRESS LOT/SIUTE/SPACE #
26150 NOVI RD. " —
SDWELL# od-1¥Y -S4 | "3 ‘?.-. May be obtain from Assessing IBA Case #:  PZ l—[ (DO5
50-22-_ 4N - 340 - O Department (248) 347-0485

CROSS ROADS OF PROPERTY

IS THE PROPERTY WITHIN A HOMEOWNER'S ASSOCIATION JURISDICTION? REQUEST IS FOR:

1 ves ¥ No [ ResIDENTIAL ] COMMERCIAL [ VACANT PROPERTY [ SIGNAGE
DOES YOUR APPEAL RESULT FROM A NOTICE OF VIOLATION OR CITATION ISSUED?2 O ves Vi no
Il. APPLICANT INFORMATION
EMAIL ADDRESS CELL PHONE NO.
A. APPLICANT NSANDIHA@KEYSTONE.COM
NAME TELEPHONE NO.
NICK SANDIHA (248) 406 7101
ORGANIZATION/COMPANY FAX NO.
NOVI TOWN CENTER PLAZA, LLC (248) 539 9711
ADDRESS CITY STATE ZIP CODE
31000 NORTHWESTERN HIGHWAY FARMINGTON HILLS MICHIGAN 48334

B. PROPERTY OWNER  [Y] CHECK HERE IF APPLICANT IS ALSO THE PROPERTY OWNER

Identify the person or organization that EMAIL ADDRESS CELL PHONE NO.

owns the subject property:

NAME TELEPHONE NO.
ORGANIZATION/COMPANY FAX NO.

ADDRESS CITY STATE IIP CODE

Ill. ZONING INFORMATION

A. ZONING DISTRICT
I R-A O R O Rr-2 O Rr-3 [ R-4 COrRM-1 [ RM-2 I MH
O 2 CIRrRC MT1c O71c-1 O OTHER

B. VARIANCE REQUESTED
INDICATE ORDINANCE SECTION (S) AND VARIANCE REQUESTED:

. . - LLY EAST SIDE
1. Section 3.1.25D Variance requested PARKING SETBACK- NORTH AND SOUTH SIDES AND POTENTIALLY EAST S
2. Section _Variance requested —
3. Section Varionce requested
4. Section Variance requested

IV. FEES AND DRAWNINGS

A. FEES
[0 Single Family Residential (Existing) $200 L (With Violation) $250 [ Single Family Residential (New) $250
Y1 Multiple/Commercial/Industrial $300 L (With Violation) $400 [ Signs $300 [ (With Violation) $400

[1 House Moves $300 [ Special Meetings (At discretion of Board) $600

B. DRAWINGS 1-COPY & 1 DIGITAL COPY SUBMITTED AS A PDF

¢ Dimensioned Drawings and Plans Existing & proposed distance fo adjacent property lines

¢ Site/Plot Plan Location of existing & proposed signs, if applicable

¢ Existing or proposed buildings or addition on the property Floor plans & elevations

o Number & location of all on-site parking, if applicable Any other information relevant to the Variance application

101 ZBA Application Revised 10/14
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V. VARIANCE

A. VARIANCE (S) REQUESTED

] DIMENSIONAL [ USE L1SIGN

There is a five-(5) hold period before work/action can be taken on variance approvals.

B. SIGN CASES (ONLY)

Your signature on this application indicates that you agree to install o Mock-Up Sign ten-[{10) days before the schedule ZBA
meeting. Failure to install a mock-up sign may result in your case not being heard by the Board, postponed to the next
schedule ZBA meeting, or cancelled. A mock-up sign is NOT to be actual sign. Upon approval, the mock-up sign must be

removed within five-(5) days of the meeting. If the case is denied, the applicant is responsible for all costs involved in the
removal of the mock-up or actual sign (if erected under violation) within five-(5) days of the meeting.

C. ORDINANCE

City of Novi Ordinance, Section 3107 — Miscellaneous

No order of the Board permitting the erection of a building shall be valid for a period longer than one-(1) year, unless a
building permit for such erection or alteration is obtained within such period and such erection or alteration is started and
proceeds to completion in accordance with the terms of such permit.

No order of the Board permitting a use of a building or premises shall be valid for a period longer than one-hundred and
eighty-(180) days unless such use is establish within such a period; provided, however, where such use permitted is
dependent upon the erection or alteration or a building such order shall continue in force and effect if a building permit
for such erection or alteration is obtained within one-(1) year and such erection or alteration is started and proceeds to
completion in accordance with the terms of such permit.

D. APPEAL THE DETERMINATION OF THE BUILDING OFFICIAL
PLEASE TAKE NOTICE:

The undersigned hereby appeals the determination of the Building Official / Inspector or Ordinance made
] CONSTRUCT NEW HOME/BUILDING ] ADDITION TO EXISTING HOME/BUILDING [ SIGNAGE

[ ACCESSORY BUILDING ] USE [0 OTHER

Vi. APPLICANT & PROPERTY SIGNATURES

A. APP%
heli?

Applicant Signature Date

B. PROPERTY OWNER

If the applicant is not the owner, the property owner must read and sign below:
The undersigned affirms and acknowledges that he, she or they are the owner(s) of the property described in this
application, and jsfdre aware of the contents of this application and related enclosures.

i 1en

Property ?ﬁwna_[ﬁgnﬁﬁ_lre Date
S

Vil. FOR OFFICIAL USE ONLY

DECISION ON APPEAL:
(] GRANTED L] DENIED
The Building Inspector is hereby directed to issue a permit to the Applicant upon the following and conditions:

Chairperson, Zoning Board of Appeals Date

Application 102 Building Zoning Permit Application Revised 10/11




REVIEW STANDARDS DIMENSIONAL VARIANCE

STANDARD #1 CIRCUMSTANCES OR PHYSICAL CONDITIONS.
a. SHAPE OF LOT

The unique circumstances/physical condition of this property is that it is one
of the only properties of its small size, approximately 1.1 acre, that is surrounded
on three sides by public and private streets in the Town Center district. These
streets are designed to convey extensive traffic in and out of the Town Center while
the stated intent of the TC District is to “promote the development of a pedestrian
accessible, commercial service district in which a variety of retail, commercial,
office . . . uses. . . are permitted.” The applicant has certainly proposed, and the
Novi Planning Commission has approved along with the granting of several
variances, a development that provides a pedestrian accessible site that provides
commercial, office and restaurant uses. The key to this proposed development is
that it achieves the stated intent of the TC District on this cite along with the
elimination of yet another curb cut on Novi Road and eliminates a dangerous
existing curb cut along Ingersol Drive. By routing all traffic into this cite from Crowe
Drive and aligning that curb cut with the existing curb cut to the north (for Fifth
Third Bank) this proposed development creates a much safer site. The existing
site compounds the traffic problems along Novi Road. Currently, there is traffic
constantly turning into the car wash to the immediate south and also traffic turning
into the Town Center on Crowe Drive. The existing site adds yet another stream
of traffic turning off Novi Road into this site. Indeed, the size and shape of this lot,
bounded by three streets, is unique and the proposed development greatly
improves the safety of the site by eliminating the curb cuts along Novi Road and
Ingersol Drive. To provide the uses intended by the TC Zoning District parking
setback variances are, therefore, required.

STANDARD #2 NOT SELF-CREATED.

The need for the parking setback variance is not self-created. The Applicant
did not develop the Town Center and did not layout the streets or create this unique
piece of property of such a small site surrounded on three sides by public and
private streets. A parking setback variance is needed in order to develop this
property in conformance with and to maximize all of the goals of the TC zoning
district and to develop this piece of property to promote and integrate both
pedestrian accessibility and safety of those pedestrians and motorists.

STANDARD #3 STRICT COMPLIANCE.

The applicant is striving to redevelop this site to maximize the development
with the purpose of a TC zoning district and the surrounding Town Center
development. The applicant's proposed development changes the existing

Page 1 of 3



character of the site from a single use restaurant in a structure located in the middle
of the site surrounded by parking to a multiuse building located immediately
adjacent to Novi Road, aligned with and architecturally similar to the Town Center
out lot buildings to the immediate south, i.e., Bagger Dave’s. The proposed
development encourages pedestrian use by creating a pedestrian plaza in front of
the building along Novi Road and locating the parking behind the Novi Road
fronted building to create a consistent architectural theme along Novi Road with
the location and size of the building. This development is consistent with the
purposes of the TC district and creates a “pedestrian accessible” development
which includes a “variety of uses”. Any further decrease in the size of this building
would decrease the theme along Novi Road of multi-use buildings along the road
with parking in the rear. Indeed, in support of the architectural goals of this
development the planning commission has granted building setback reductions to
promote the implementation of the applicant’s design and use.

STANDARD #4 MINIMUM VARIANCE NECESSARY.

The requested parking variances are an improvement from the existing
conditions and are the minimum variances necessary to achieve a functional,
efficient and safe development which is consistent with purposes of not only the
Zoning Ordinance but the Master Plan for Land Use. The proposed development
would improve safety by eliminating the existing curb cuts along Novi Road to the
west and Ingersol Drive to the east which is dangerously close to its intersection
with Crowe Drive. The safety of the site is also improved by creating and aligning
a curb cut on the north portion of the property directly across from the curve cut to
the Fifth Third Bank parcel to the north. These conditions are compatible with the
City engineering standards.

STANDARD #5 ADVERSE IMPACT ON SURROUNDING AREA.

The existing site is already non-conforming. The proposed development
addresses such nonconformance. By eliminating the existing curb cut to the east
along Ingersol Drive and in creating a curb cut along the north boundary line
aligned with the Fifth Third Bank parcel safety is improved for vehicular traffic. By
eliminating the curb cut along Novi Road traffic general along Novi Road is
improved. The proposed development significantly improves the impact on
surrounding property on all four sides. To the west, a pedestrian plaza is developed
along Novi Road. To the north and to the east sidewalks will be installed with
decorative brick walls topped with wrought iron railings. Thus, safe pedestrian
walkways will be created by the applicant for pedestrian access to the entire Town
Center area along Crowe Drive.

To the south, the current condition of the property is such that the asphalt

parking lot actually protrudes over the south property line on to the property of the
car wash to the south. The proposed development eliminates this encroachment.

Page 2 of 3



It should also be recognized that the applicant has taken measures to
further mitigate any parking variance by not only building the decorative brick walls
along Crowe and Ingersol Drives but by also placing wrought iron railings on top
of those brick walls. The total height of the brick wall and iron railings will be 5
feet. Moreover, 6 foot piers are also included. Thus, to motor vehicle traffic on
Crowe and Ingersol Drives the parking will be somewhat “hidden”. As the building
is located close to Novi Road (with the elimination of the curb cut on Novi Road)
the parking will be absolutely hidden from Novi Road.

Page 3 of 3



MEMORANDUM

CIlY OF
._ 10: CHAIRPERSON GRONACHAN AND ZBA MEMBERS
FROM: KIRSTEN MELLEM, PLANNER W\,
AN THROUGH:  BARBARA MCBETH, AICP, CITY PLANNER
' ' SUBJECT: TOWN CENTER GARDENS JSP15-77 REVISED PLANS
NOV1 DATE: JANUARY 18, 2017

cityofnovi.org

The City of Novi Planning Division was provided a copy of the proposed changes to the
Town Center Gardens, JSP 15-77, located at 26150 Novi Road (Parcel ID 50-22-14-351-057).
The preliminary site plan with several variance requests is under consideration by the
Zoning Board of Appeals at the February 14, 2017 meeting. Planning staff has taken a
cursory look at the site plan in order to verify that the proposed changes are consistent
with the intent of the previously approved site plan. The preliminary site plan was
approved by Planning Commission on May 25, 2016 with the condition of ZBA variance
approvals. Changes to the site plan will be fully reviewed by City staff and consultants for
adherence to applicable code when the applicant submits for Final Site Plan review. The
cursory review by Planning staff has resulted in the following comments to be considered
by the Zoning Board of Appeals.

Changes from Previous Variance Application
The applicant has stated that the following items were changed on the proposed site
plan:
1. Decreased the building size from 9,013 square feet to 8,883 square feet. This is
correct.
2. Conversion of one tenant space from retail to dental office. This is correct.
3. Parking setback to the East has been increased from 9.4 feet to 10.4 feet. This is
correct.

All three items that were changed are accurately reflected on the site plan. While
required parking is not under consideration in the ZBA variance application, Planning
would like to note that the applicant has provided on site the required number of spaces
for the proposed uses in each tenant space.

Parking Setbacks and Yards
This parcel is unique in that it has triple frontage: it fronts onto three different streets.

Parcel Required Proposed

Lot Line Street Name Yard Pa?kiﬂg Setback Parrlzing Setback
West Novi Road Front 20 feet 89.5 feet

North Crowe Drive Exterior Side 20 feet 7.5 feet

East Ingersol Drive Exterior Side 20 feet 10.4 feet

South None Interior Side 20 feet 7.8 feet




The applicant is claiming that the east parcel lot line is a rear yard, but this is inaccurate
since the east parcel lot line fronts onto a private road therefore it is considered an exterior
side yard. The diagram in the Zoning Ordinance does not show a parcel with streets on
three sides since it is unique to have this situation. Therefore, based on the Development
Standards (Sec. 3.1.25.D) and the Required Conditions (Sec. 3.27.1.D) in the Town Center
District the parking setbacks from all parcel lot lines is 20 feet, as stated in the Planning
Review letter and chart dated May 16, 2016.

Parking Screening

In the TC Required Condition section of the Zoning Ordinance (Sec. 3.27.1.D) there are
requirements for screening from "“all public rights-of-way and internal roads by either (1) a
2.5 foot ornamental brick-on-brick wall or (2) a landscaped berm.” The applicant is
proposing an ornamental brick wall, 2.83 feet in height with a 2.08 foot iron railing on top
for a total height of 5 feet. This screening is a requirement of the “TC and TC-1 Required
Conditions" in order to prevent headlight glare onto adjacent roadways with the brick
wall and to allow pedestrian and vehicular visibility into and out of the development with
the iron railing.

C: Larry Butler, Community Development Deputy Director
Monica Dreslinksi, ZBA Secretary
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ALLENDESIGN

LAND PLANNING / LANDSCAPE ARCHITECTURE

November 18, 2016

Mr. Rick Meader, Landscape Architect
City of Novi Community Development
45175 West 10 Mile

Novi, Ml 48375

RE: Town Center Gardens
Dear Mr. Meader:
Below are our responses to your review of plans dated May 6, 2016.

Landscape Review

¢ Novi Road Greenbelt landscaping have been added to the plans.

e A waiver is requested for the required Novi Road sub-canopy trees due to limited
planting area.

e A waiver is requested for the required Crowe and Ingersol tree and sub-canopy
plantings due to limited planting area.

e The eastern endcap tree has been eliminated due to the proximity to the
underground detention. Ornamental grasses have been added in its place.

e A waiver is requested for the parking lot perimeter trees to the limited planting
area.

e The parking lot landscaping calculations have been revised using Category 1.
This results in a shortfall of required trees. A waiver is requested.

e A waiver is requested for the building foundation plantings due to limited planting
area.

If you have any questions or comments regarding this response, please contact me at
your convenience.

Si,nce;ely,
1 I . }

.JI /

I\
Jaytps C. Allen
Allen Design L.L.C.
|

557 CARPENTER ® NORTHVILLE, MI 48167

248.467.4668  Fax: 248.349.0559 e jca@wideopenwest.com



VICINITY MAP

or 1o soae)

PARCEL AREA
=

BASIS OF BEARING

RIH OFAGIS WEST, BENG THE WEST LNE
ROAD, S DESCRIED.

BASE, SOUTHWEST CORNER OF

Le
ELEVAON - 915.85" (NAVDaE)
SE ENGaRK 2
FOLE B NORIREAST GORIER O
ELEVAION = 919:55" (NAVDSS)
ITY BENCHMAR #1342
CUT 1% NORTH A OF SANTARY MANHOLE,
EAST o PROFERTY,
ELEVATION = @IS0 (NAvDSE)

e, *

s

T T e

(e cE9520r

£

"8
GE
55

FELTAN 1ey

)

[r—s

avod WON

T
10 116 iam

™

1 | éli

L, AT

TOPOGRAPHIC SURVEY

0
e .
25°% 16 Jicwoan| o

~EoCRETE UG

S

o 15 ASHALT
o
120
CoNGRETE:

RSPRAT RO
S Som

= .
a3 N -

5 e g scces:
25 g
65 R oW
22 &
el ¥ »

W o

[} Svozare rosore?

74 322,50 RAW)
i

i

Y
Zz
2

2 w

I i

s

: i

e s

¢ eoon or
i o
d
:
il
b ‘ ,
APPARENT GAP BETWEEN £ 28573(R8M)
AREPERY (s 2NV,

7o W [ |
o Sy
SN ses st # |

e |
e

‘T FOILOWG DESCRBED FREVISES SITURTED L THE GITy OF OV,

/4. BEGHNNNG AT A PONT DISTANCE NGRTH 00

55 FEET TAKEN FoR ROAD FURROSES.

paceL 2
174108 SOUTHICST 174 VIGH UES NORTIERLY F A LAE DESGRBED A5
SECONGE EAT 41650 FEET D NORTH 80 DEGREES 00 NNUTES 0D

VEST 7.2 T FROM SOUTHNEST SECTON CORVER, THENGE NORTT 5
SEdkat B TR e S X S TR e

A Nty AR e Rt
S68.40 P -0 HON GO, THENGE CAST 530 FEET
T OF ENONG, W OF

11174/ WIGH LS SOUTH OF A LK ESGABED AS BEGANNG AT
SCPONT DISTANCE N i
FEET AN NORTH 07 DEGAEES 40 MIWIES 33 SEC0WDS WEST w
5 3 7 DGR 1S MNUTES 12 SERONDS EAGT H1542 FEET D
NI 11 DEGRGES 07 MNOIES 24 SECONDS EAST 1417 FEET AND NEHTH

16 DELALER Gl WNUTES 38 SECONDS WEST 114.32 FEAT AND NORTH 24
DEGREES 20 MNUTES 17 SECONOS. NEST 25552 FECT AN NOR
DEGREES 56 MNUTES 14 SECONDS WEST 50,65 FEET AND. NORTH 52

FEET PRl SOUTMHEST SECTION CORVER: THENGE SOUTHERLY 20,75 FEET
VoRe B8 628 T8 RO o MO,

|
INVESTORS LLC I ’
SURVEYOR'S NOTE
| o | S B TS SR e ey
! TE SR SIS, ST A B e T O S
2B "% APBROXNATE LOGATION OF WATER & THE AREA, EITNER N SERVCE GF® ABANDONED, THE SURVEYOR FLRTHER DCES
EE ASSodATeS NG, S4D. Nos 79, u0] LOGATION NDIGATED ALTHOUGH HE DUES CERTI TIAT THEY ARE (GCATED
Eo R GI Al ATl i e ey ALY A et
8313 oy HAS NOT PHYSIGALLY LOGATED THE' UNDERGROUND UTLLTIES OTHER. THAN. THE.
s r SRR SR Y
i & &
' )
9 &
e so
| &
! |
! rd |« SURVEYOR'S CERTIFICATION
%, LA THE ELEVATIONS SHOWN HEREON ARE BASED ON A FIELD SURVEY AND THE
3 ot DR NS BN N ATEoRAEED AlbAeCTe TR B e The
= TR, \oreosm v/ cer
S g2 “ Lad MANHOLE SCHEDULE LEGEND
P i | e T 0 o v (e _—
N INV. 12° RGP, NORTHEAST= B11.00  INV. 15" RCP, EAST= 808.74° INV. 127 RCP, NORTHEAS Y. 2" RGP, Nom e @ FOUND SECTION CORRER (48 NOTED) SINGLE POST SEN ANTHONY T._SYORD, IR, P,
INV. 12" RCP, SOUTWEST- 91052 NV, 15" RCF, SOUTHVEST= S08.7¢ NV, 12" RGP, SOUTNEST= 01474 IV, 12" RCP, SCUTHMEST= S0875' (w0 RECORD AND MEASUTED DIMENSIN & ravocA PROESSONAL SURIEYGE
B o st v o 21 o Teroes oo
SonieR & UNABLE T0 AGCESS. NV, 15" RGP, NORTHEAST= 903,59 UNABLE TO AGGESS R = 913107
TOWN 1 NoRTH, INV. 15" RCP, SOUTHWEST- 909.56" UNABLE TO ACCESS. @ TRANSFCRMER
RANCE B EAST B\ AS METER
T R eazes o 3 st s B feess . o s
000 cacy e 2 . i Sourser wais s o . 3
S pet T e v e et H SOUARE CATH BASH KEM-TEC & ASSOCIATES
W 12 R, vesT= 31367 R = 1470 V12" RGP, souTH= 509,07 UnaaLE T Acosss s Sumany Wi 7\ s GATOT AIE = EASTRONTE, o 051
ToP OF DEBRIS~ 81070° - FIRE GEPARTUENT COMNECTION I (o) 772-2958 7 (860)205- P08 A (2801770 2048
Y e e BOUID CATeH Basm (cB ). s TR PREPARED PR, REYSTONE CONMERGAL REAL ESTATE, LG
. 127 Rk, souThvesr- i1 v 100D Ukt ¢ e e DATE. __FEDRUARY 22, 2016 | JoB #_15-02985
& et 5 o Sue r- e
j—
o o v WATER LNE ORW 5% DI =




) IRONRALNG staRs
&

0 BRICK VENEER ON
RETAINING WAL

(06" WEST ELEVATION (SHOWING PATIO AND RETAINING WALL)

EXTERIOR MATERIALS SCHEDULE

H

H

H
g

g
H
§

TENANT #1
URANT
LEASE SPACE = 2,340 SF

issuEoFoR | oATE

PREAPP REVIEW [11.19.2015]

SPAREVEW  [0a302016]
SPAREVEW [0s052016)
SPAREVEW [11302016]

[ T RUFAGTURER [FrooucT coton
& e EEE—— =
& e EEE—— [EXTRUDED SERES - ALL GREY oH
g
& |mex SRICK TECH ARCHITECTUAL |PANOA EXPRESS - GGBG - SBSHITH 2:i
T EH
AR EXPRESS Y CAPTOL TS mii
& |mex SRICK TECH ARCHITECTUAL [CAo 2515
ey ; @i
& [romevenes e [p— 4 i
® |cevenTeomosone  |wcHinreen cenenT | vnmace wooo - ceon eFrez Bl
TENANT #2 25
& fere i | —smocrenseon ETAL HH
LEASE SPACE = 15205SF 1 EH
& e seneror a7 onmea T[] GLA= 14325 § H
0 aTve—
. === sor
5 LANDSCAPING | SERE
FILL PIPE W/ 3000 PSI @ 28 ki 5 [
DAYS CONCRETE CONVEX N \Z‘N’ga FLhsane
CEMENT WASH AT TOP AR
6" 0/STO SCHED 40, ASTHM 3 rew .
e N | N oo :
MARKER ver Lo & — T—conr. FLaskng o
< . ] W e N
«cone. s —— arour coe L ks
CONCRETE SLAB CONT. FLASH\NC/ (2) #4 BAR 24" O.C.
12" RETANNG——] N
b eNGiEERED BACKFL
oK veNeeR ROk n
AT FLASHIG W e
ES hoLEs Bar oy o L ¢
ExsT A 13144 BAR CONT : 2 ©
SotwAK et s el ©
CONCRETE FOOTING i . B
AROUND 6" @ BOLLARD . 3
2 I G ssanconr M 2
. e 2
3 2
@
51 1 2 2
fo | S
Ig | £
TENANT #4 w
(05 TYP BOLLARD DETAIL (0 TYP RETAINING WALL DETAIL (03 TYP PARKING SCREEN DETAIL DENTAL zo | &8
e NGy NGYEE LEASE SPACE = 3,502 5F gz | =23
GLA=3311SF | zg a¥
200 E s <z
1 o | gx | o<
T ow , w0 55 P ] nsTon s |20
2z | sI
LnESTONE AP BEYOND Lesrone cap 2
ALUMINUM GATE DOORS. BRICK VENEER ERIGKVENEER ad | 08
b | oy i BRicK TS 2 | 25
A — uemaros 2z | o=
Vg © f Ju2 .23
2 t | il E LE0 550
] Lt Grour coe F SarF Rz
N g A ween wouss H ]
A~ . L@ (81 FRONT oUTSIE —
B r - S
o o b - LnsTone cap e aco
; 5 / BRICK VENEER CHECKED:
PANTED & s e
A mooATED
P - )44 8 conT T
H o zorsar
X6 WELDED WIRE MESH (TYP.) H
ya FLOOR PLAN & SITE
DETALLS
e
@ Frowr wsie ——
( 02\ DUMPSTER DETAILS
w a6 =10 -
A o ° © S




TR

EIFS CORNICE

NETAL G
[ Ry

LINESTONE ACGENT
Sf—srorerRoNT
GLAZNG

[-LesToNE S

(04 NORTH EXTERIOR ELEVATION
e

‘ELEVATION AR AREn
WATERIALS sa.Fr._| percentace
0 EE
00%
T S0
£ 2005
1o,
S0
Ty
TOTAL (WITH GLAZNG) |

METAL GOPING (TR
£FS CORNCE.
EFs

BULOING PARAPET
BEYOND
ZE-wemaL coeve
it

| stone veneer

L NETAL ANNG
(TR

LIGHT SCONGE O

LINESTONE ACCENT

— sTOREFRONT
GG

—LESTONE SILL

BRICK VENEER

( 03\ SOUTH EXTERIOR ELEVATION

ARER ARER
sa.FT._| percenTace

e

TOTAL (WITH GLAZNG) | 1505

issuEoFoR | oATE

PREAPP REVIEW [11.19.2015]

SPAREVEW  [0a302016]
SPAREVEW [0s052016)
SPAREVEW [11302016]

o r _ METAL CoPI (TN
veraconm 3 Ve Corma T~ o S <G 2rs ComvicE
1 2 BRICK VENEER-\\ &
5 O 3 oo vencen
res corice—| 3 oG 4 [—ocvent sonro
. [ .
srone veneen— | &
MEVALAm:ﬁ\\.>
3 5
v —
[S— B P
czne | ] = .
2| — 9
Unesrone s — | —srorerronT oLz
BRICK VENEER—| ~ . IMESTONE SILL
etk
D o e N [ / no ) o | e e [[OVer oo [ Dow |zo SO D er
/ P ]
LIGHT SCONCE ON- LMESTONE TRIN-  STOREFRONT unesTone TR
LESTONE ACCENT e T T
ey .| pencenrace
i —
s g
iais
A5 <
S o P
5 o &
SN Tom mrary 2
TOTAL i cAgey | 345 H
. s
x z
o
2
VETAL COPIG (TR » &
VETAL COPING (T S GomMCE s comice g w
AL Com 1) fre oo io | 8
gu | Ew
N L | 3o | &R
4 x| 29
L3 oY
0 2=
ToF OF ROOF S o<
4| FH | 20
BOTTOM OF JoIST B Sk 2
4 A 52 | 3%
. _— IMESTONE ACGENT M aW | 6O
g 0@ | 25
2Z | g=
Liera aminc | 7| sw g 23
(TR EE E) 3
i - EXTERIOR MATERIALS SCHEDULE 52 282
ki | —storerront ¥ :a 2
G A TR UFACTURER rrooucT rcotoR g g
% | iesrone s g e
i = = ‘ o ‘ joReY. TRAVNEY:
£ 0 - Spp— [EXTRUSED SERES - FALL GREY
3 e DT T ] oo Lsa] we D o uenerr s eroum —
. + iesone T SRICK TEGH ARGHITECTUAL [PANOA EXPRESS - GGBG.- 51T s
o - SO s oicATED.
STOREFRONT GUAZIG P ——— TR TR
LIMESTONE SILL- [prict BRICK TEGH ARGHITECTUAL |01 e
BRcK VENEER rvmon N W) ressar
ATERALS sarr. | rercentace Srone veneer TR ST p—" o 2015
T oot
@ EVENT BoARD SONG 102 EXTERIOR
EE 125 ELEVATIONE
£ iFiin s one
o o
s T e i
: T i ers seneror 27 onment
S Tem i
< > © v S w




Zo!
ITOWN CENTER j K

CROWE DRIVE
(CITY OF NOVI JURISDICTION)

issuEoFoR | oATE
PREAPP REVIEW [11.19.2015]
SPAREVEW  [0a30201e]
SPAREVEW [0s052016)
SPAREVEW  [11.302016]

B b8 amat s s N3 av 5 an 53 s B0 A7 A3 A% A S 65T B AT OB 4B AN 6T T 5 SN BB AE AN S BR BN BB 4D 43 43 43 A0 B A7 BT 4B A 4 A AW SN S 4D 4B A7 40 A5 BN 38 53 8 68 54 A% 5O 53 g3
e {5 5 S
- s a0 ap £ frs 2 an ae am av a0 amaman sz Az e oz v 5o aa n fl a2 s as 23 as as s as as 2 asas spas s ssse a0 a2 s arapen aa a0 s (e
e g 7 o e TP | 1 45 a3 ae 2 e
2
2 3 N
Ll TS MEIFS PRI PR A R PRI + g
e TENANT #1 =
— . RESTAURANT chet - e s se s ga sa sn Rr 57 53 s s a7 AR A3 RS 85t s an as B8 A 5 < b i
o o ey e oToce SRR W A an a3 a3 &Y RS B2 28 a6 a3 a1 &7 @ 4 @ 0 . a3 a3 &7 A1 28 a8 ar et e + bie g
-~ U] =prry e W s an e 63 g3 80 e Ba a5 a3 @ 77 95 o + o w £
S Rl @@ pe g7 83 s a7 sR B0 B7 B4 st as ss 85 a3 s 7 g8 ar 85 g0 as s o fim E
a — N
TENANT #2 ] S, S " N P [ (A A P P S b [y H
o RETAIL S TR R YU P P [P R P IR P PO, «he Qg bl
N - ] P ) SRt e P e e T e P Ro an st o e = :
S -~ g g SIS
Frarepy - ae ar = b =
S = \ o
e o o o Gross L[ e s s a0 s o a1 ar an an aa om sa as gBaa oy ay/ e/ a2 an a7 an ax o g an|Abl be in o ZONED: TC
x s TOTAL BUILDING = 8,883 SF. GR( g.u T e Tl lon/as/0s fbd] a3 a7 87 a2 ar - oy g ~= (TOWN CENTER)
= Ao 2
S - TENANT #3 s ax e sa go ae T Tl Tl | (3% 77 77 [P R = fin =
O = RETAIL pre s ;i =
| 2 - C .. L an s se e e | 4949749777994 [ 111
i 3% | movelorlenrrunes [P, P N | N Y Err e MR
- g |sm J
b | hoekeRoins e st e se e R DRy R D D V) KON N | PN /) '70 D R | ) D
- £8 | rusmmsuoHrs suaL NoTee s aff}e a3 as om A @ a0 e am A3 Es &7 5 s sx 03 AD RS &0 47 A3 .0 0 0 A3 87 43 a1 as a3 27 23 %3 £ a3 an a2 o oA || e be
- C 3E | reameo
iz P2 AT @ M @ e 83 AS 53 0 S8 ST G0 65 03 RO S 83 A3 A5 0 @ M 0 o w0 63 4S8 g Bs as a5 pa g adldtl e i
g i TENANT #4 il PAKINGLOT SURPACE' -
HH DENTAL 4 A S v o S g g o8
. ki 52 3 S sa as an @ @ s v w83 7S 57 08 N a7 a7 83 B2 BS 53 A AN 53 AY BS PO 45 8% a5 53 sn B8 S + s —
[ ki g5 DN sn o 2r 7 anpar maln A% e an sa e se e ax sasr s axlsa Al Ae Axa ga an (s aslas Ay ge Ry =l oy 4 g
i E B3 e se ns we w0 e e g se s B3 £3oan o ssiss Ay 2 ey z
H b T e P . IR TP S (e N B e O R Lo FRFOIPHD A & &
: == O | O e . g
H Py A [ c | A | | A z
H R o w7 e ok s an s i as az an o fin . z
H Rl - B 8% QA1 A A1 A0 400 a0 .4.4.Mn!alamaiamal»aln-o-«a-anaﬂa!amnrﬁowanaHaﬁaEa!»a!ﬂni(ﬂ A AT D A7 AT S A » 5
H s 4 g R e S Y 0a 0 e e s i 55 S0 a3 W AN AR S R B AN AY RS A A S B8 A A% AT A A% 45 48 4k 4w av 43 53 4] £ w
as 3 AT S AT A 20 S5 A A7 4D AR AT AN AN AR AN BN AN A LS A B AS AN AN AS AD A5 AT BT PB AN AN A A5 4B AN A A8 AT AR A LN ST AR AN A B 48 498 S0 AR AN 4T 4B 4T 48 40 am A e s E% g
y gu | Ew
89 o
#26100 ZONED: TC £ | 28
1-STORY <
Pordiive (TOWN CENTER) E g 2=
z o<
5E | 22
o J 2z | 5T
- ay | 8¢
0@ | 23
((01"\ ELECTRICAL SITE PHOTOMETRIC PLAN Z2Z2 | o=
AR
i {EO 500
H ZaF N2
Luminaire pars list # Name Parameter Min Max Average Min/ Average | Average / Min. Min Max |
F— RNV
H e
H Ugniss o | pawmgtasusze | Horzomot sumnnce 100 st se ' .
i ndox rew— I Yo mter Fung Lo fx % | Comocoaioas | Cuanty g ! o . ’ o = o S
H s
H 2 oare 7o a0t om ast 0st Es
23 HGH conrcureorronCreeroce | AEESICMESUEULIMOIN | i conrouned rrouone 45 NOIGATED
SHIGH | CREENC. | HGHOUTRUT TeE W MEDUMW, Roce | HUNDRED WENTYWHTELIGHT | ausemsosorazsim | 08 | estaooooooomezw | 9 3| Butlog vk (i) | porandestr s | 131 700 296 ™ 201 o R
g
P e —— . [P — - 30 sne om0 P oss ELEGTRIGAL SITE
! C=gHIGH Croaioc | b andshter ean oaog €20 | g 1.1 105000 120820- o e 86 LEDS uszomasssn | o ww ® P PHOTOMETRIC PLAN
s poe0s SOt | popanssrminrcs | 01410 we 226 0o w5701 a0
H . lexsTi streer Ge Lgning .,
H D=25HIGH NG Pr 400 VR 2500 Pos x5 a0 o o s E s_1
g
o 3 o e v [ W




Preliminary Facade Concept December 5, 2016
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APPLICANT /DEVELOPER:
NOVI TOWN CENTER PLAZA, LLC
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FARMINGTON HILLS, MICHIGAN 48334
PHONE: (248) 356-8000

ARCHITECT:
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LANDSCAPE_ARCHITECT:
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PHONE: (248) 467-4668

CIVIL_ENGINEER:

ALPINE ENGINEERING, INC.
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PHONE: (248) 926-3701
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GONSTRUGHON SITE SAFETY 1S THE SOLE RESPONSEILITY OF THE GONTRAGTOR ™~ ALL PERMANENT AND TENPORARY TRAFFIC SIGNAGE & STRIFING SHALL CONPLY WITH THE 2011 MNUTCD.
NETUER, THE OWIER NOR THE ENCINEER SHALL BE BXPECTED 10 ASSUNE ANY .

2. SIGNS SHALL BE MOUNTED ON 1 1/2" SQUARE GALVANIZED STEEL POST, WALL OR FENCE NOUNTED AS INDICATED
RESPONSIBILITY FOR SAFETY PERSONS ENGAGED IN THE 2
B s S S ohs heacte G THE PLANS, LOCATE AND INSTALL IN ACCORDANCE WTH ALL APPLICABLE STANDARDS. AND RECULATIONS.

5, STRPING FOR HAIBICAPRED PATIING SPACES SHALL BE BLIE AND VARKINGS FOR NON_HANDICAPPED PARKING

L"GE WHITE. WHERE A HANDICAPFED PARKIG SPAGE ABUTS A NON-HANDICAPFED SPACE,

SEAGES SALL BE SEPARATED B ABOTING BLUE AND WHITE STRPES

AN END PARKING SPACE ABUTING A CURB OR WALK SHOLLD BE 8 FEET WDE IF DESIGNATED A HANDICAPPED
oA O & TEET WDE F NOT. THESE WS ARE REFERENGED 10 THE FAGE OF CURG OF WALK.

NOTE;
THE LOCATONS OF EXSTNG UIDERGROUND TLITES ATE sHomy
ISCLOSED BY

AVAI
508 AND HAVE NOT BEEN NOERENENTLY VERFIED BY THE- COMPANY.
NO GUARANTEE IS EITHER E) D OR INPLIED AS TO THE COMPLETENE:
OR ACCLRACY SHALL DETERMINE THE EXA 5. EACH INTERNATIONAL SYNBOL OF ACCESSIBIITY (WHEELCHAR) TO BE PAINTED ON THE PAVEMENT SHALL BE
LOCATION OF ALL EXISTING UTILITIES BEFORE CONNENCING WORK, AND AGREES WHITE
L0/

6. GROSSWALK STRIPING THROUGH DRIVEWAY SHALL BE WHITE.

'S FAILURE TO EXAC
AERaRoUD. UCrTEs. THE- CONTRACTOR SHALL

A 7. PROVIDE YELLOW PAVEMENT MARKINGS FOR LOADING ZONE.
NOTAY T BESION ENGINEER, WUEDIATELY - & GONFLICT 1 APPARENT

o ﬁl i
|
|

Py L
| o Tow, Geten |

e o Ve
o

' T

INGERSOL DRIVE
(PRIVATE)

22 1S sy
ROV ToM GENTER

LEGEND:

NED: TC)
N CENTER)

PROP. RGHT-OF-VAY ASPHALT

D R ——

PROP. CONGRETE

SITE_DATA:
TG ToWN CENTER DISTRICT

113 AcRES:

STE_REA DATA
ToTAL SITE AREA
PARCEL 1D: 2271473912058 & 22-14-351-087

BULONG DATA

SReSTAGRANT 11 2,340 GROSS SF
RETALL £2 1,520.5 GROSS SF (1,432 GLA 5F)
RETAL %5 1900 cose 5 (a2 o )
DENTAL 4 3502 G0 31 GLA <)
STAL ahiome avea Biany RO o

BULDNG SETBAGKS:

FRONT (NOW RD)
EXTERIOR SIDE (CROWE/INGERSOL DR) 50 FT
SoE (SouTH) =0 F1

MIN. REQURED MIN. PROPOSED

BARKING SETBAGKS:

MINL REQURED  MIN. PROPOSED
FRONT (0! 20F1 897 /T
SR S0t (bove oR) 0 1 s T
EXTERIOR SIDE (NGERSOL DR) 20 F1 104 F1

20 71

REQURED PROPOSED

REAR ROW soFr 77271

BARKING CALCULATIONS
PARKING REQUIRED
RETAIL. 1 SPAGE / 200 SF. OF GROSS LEASABLE AREA
(2864 / 200) = 14 SPAGES
RESTAURANT (SIT-DOWN TYFE): 1 SPACE / 70 SF. OF GROSS
FLOOR AREA
(2340 / 70) = 33 SPACES
DENTA 1 SPACE / 167 S OF GROSS LeKSABLE AfEA
G /5

PARKING REQUIRED= 67 SPACES REQURED

PARKING PROVIDED= 69 SPACES ON-SITE (NCLUDES 3 HC SPACES)

EEQUBED BOYDLE PamaNG:
REGURCD: 5% O REQURED, AUTo SPACES

ICTCLE PARKNG SPACES
PROVDED, 3 BICICLE PARKNG SPAGES

WATER WANS. AND FIRE HYDRANTS SHALL BE INSTALLED PRIOR TO
GoNGTRUGTION ABOVE FOUNDATION

2 THE BUILDNG ADDRESS IS TO BE FOSTED FACNG THE STRE

NG THE STREET
THROUGHOUT CONSTRUGTION, THE ADDRESS IS 10 BE AT LEAST 3 HIGH
a 3

N 4 CONTRASTING. BACKGROUN
5. FIRE APPARATUS ACCESS DRIVES TO AND FROW BUILOINGS THROUGH
PARKIG 0TS SHALL WAVE & MWW AFTY (50) FECT 0UTS0E
TURNING RADIUS AND DESGHED 10 SUPFORT A MINNUM OF
THRTY-FIVE (35) Tons.

4. INNEDIATE ACCESS TO FIRE DEPARTMENT CONNECTIONS SHALL BE

- ) ataned AL Tues Ao whiosT cssTcroy e s
Wi
RET

0

J

ALLS' R ANY OTHER OBUECT FOR A MINNDM OF 3

IN ANY BUILDING OR STRUCTURE REQUIRED TO B EQUIFPED WITH A
FIKE DEPARTMENT CONNECTON, THE CONNECTION SHALL BE LOGAT
WITHIN ONE HUNDRED (100) FEET OF A FIRE HYDRANT.

TES:
K SHALL CONFORM TO THE CURRENT CITY OF NOW

S1ANGARDS AN SPEGPICRTONS:

2 ROCFTOP EQUIPUENT MUST BE SCREENED PER ORONANCE.

REQUIREMENTS.

3. EXTERIOR LIGHTING MUST COMPLY WTH SECTION 2511 OF THE oTY.

F oW GoDE:

4 RIGHT OF WAY PERNIT IS REQURED FROM THE ROAD COMMSSION

FOR OAKLAND. COUNTY AND GITY OF NOWI FOR ANY WORK N THE 12

MLE ROAD RIGHT—OF NAY.

ALL SIGNS SHALL CONFORM TO ALL APPLICABLE CODES AND

DEPARTHENT FOR REVEW, ABPROVAL AND ISSURNGE OF A_SIGN

5. ALL PARKING AND TRAFFIC CONTROL SIGNS SHALL COMPLY WITH

THe SESON AID PLACEUENT REGURBMENTS O THE »201 lican

WANUAL OF UNFORM TRAFFIG GONTROL DEVCES” (201 MMUTCD).

7. NOTIFY THE CITY OF NOVI A MINMUM OF 48 HOURS PRIOR TO THE
START OF CONSTRUCTION.

5 CALL MISS DG (1) A MNMUM OF 72 HOURS PRIOR TO THE
SOART of CONSTRUCTION.

8 ALL SOL EROSION AND SILT WUST BE CONTROLLED AND CONTANED
OhNCSTE

10 ALL EXCAVATION UNDER OR WITHN A 1 ON 1 INFLUENCE OF

PUBLE PAVEVENT, EXSTING OF FOPOSCD, STALL 5 DATKFLLED A0
ACTED WTH SAND (GLASS Il MDOT).

1. THE_CONTRACTOR IS RESONSIELE FOR ALL DAMAGE TO EXISTING.

Uumes”

12, PRIOR T0 ISSUANCE GF AN OCCUPANCY PERMIT, ENGNEERING SITE

INSPECTION s REGURED.

13. IF DEVATERNG IS ANTICPATED OR ENCOUNTERED DURNG

CONSTRUCTION THE CONTRACTOR IS REGURED TO-SUBIIT A
BEWATERING PLAN- 10/ THE CITY ENGNEERING DIISION FOR REVEW.

15 FT N, 2347 FT e}
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SECTION 14,
RANGE ' EAST

CONSTRUCTION SITE SAFETY IS THE SOLE RESPONSEILITY OF THE CONTRACTOR
NETHER THE OWIER NOR THE ENGINEER sHALL BE BXPECTED T0 ASSUIE ANY
RESPONSIBILITY FOR SAFETY OF PERSONS ENGAGED

RK, O

F ANY NEARBY STRUCTLRES, OR OF ANY OTHER PERSONS.

THE LOZATIONS OF EXSTNG UNDERGROUND UTLITES ARE S
APPROXINATE WAY ISCLOS
RE(

TRACTOR SHALL
Ty T DESON, ENGINEER WMEDIATELY & CONFLIGY 15 APPARENT

" e, NeRTEAST- 9100
RN = 51550

UNABLE 10 AGCESS

. 127 RGP, e sy

RM = $15.07
N 12° RCP, VEST- 91367

T o - o

22 1hsat ot
o o .
PN e

o sl

75 o o o
W18 RGe, son7

AN = o122
NV, 157 RGP, NORTHEAST= 90058
NV, 15" RGP, SOUTHWEST= 908.58"
oD catcr sas (ce )
e

. 12,

it

AN = 91470

106 0F DEpRS= ST0.70

oD catcr aasw (ca a1
25

N - 914

LYV
Ssocutea
o

ST L ()
W 2 R, oRniEsst- 1

R = 51638
(NARLE 0 Access

RARLE T0 Access

vt

W T2+ R, SauThe 3307

= s
12 ROP, NCRTH- 50855

RM = T1310

RM = 91572

UNABLE 10 Access

APPARENT GAP. uiwin‘
FROFERTY UNES

o

LEGEND:

7% e

sy
JANA T0S¥IONI

SR

B VEHCULR Access
AGRSS FROPERTY

Rl

||
é( oo na(:::)ﬂ‘r( )

”‘#

1\\
Bl |

o@< zlaene

FOUND NONUNENT (S NOTED)
FouND s

ROUND CATCH BASIY
SQARE CATCH BASN
N NANHOLE
SANTARY MAVIOLE
VTR VAL
FLAGROLE.
RE
UGHTPOST/LANP PoST

PLATIED LOT L
SECTON LNE

WATER LbE

BENGLTON

dozlof
SEESEY
BESSEs
CONTRACTCR T0 FELD \ERIFY LOCATION, DEFTH, AND SIZE OF di2gazE
SLCEIETNG UrImES PR 10 THE START GF CoNSTRUETON, i
2 CLEAN EXISTING STORM SEWERS AND STORM SENER 3peEsh
STRUCTURES. S NEGESSARY VA JET AND VAGULM. of"agsg
3. DEMOLITION PLAN IS FOR GENERAL INFORMATION PURF =
S BORSISL & RS F S
PERMITS.AND BOORGINATIG 1T GWER 10 BETERMRE GETALED
GEMOLITN REQUIREUENTS. oSk,
CouPAES D G G A CoNTY OEPATIMENTS £00 H3
REMOVAL DR RELO VETER BOKES, UTLTY POLES, i
CROERGROUNG, TRES, ASOVE GROUND LNES. E12. AS NECESSARY. <258
Sh2E%
5. REMOVE EXSTING BULDING WALLS, FLOOR SLAgS, BRzEs
FOUNDATION A3 DIECTED BY THE SLOTEOITAL ENANEER, 88
E2EKALL T SPENNG W S TABLE MATERIAL 10 CARRY
BULDING/PARKIG LOT LOADS. .
& REMOVE OR GROUT IN PLACE, AS DIECTED &Y THE RIELD I
NSPECTOR, £, SEWERS AND,/GR WANS 10 BE ABANDONED A5 F{PEEPES
NECESSAR. EE332
Ziegxaz
7. CONTAGT ONNER FOR ENMRONMENTAL REPORT FOR ANY ggoi=d
EANRONNENTAL CONGERNS. T
EE
5, CONTUGISR 5 RESPOUSELE FOR DO A EATTHIGRK geief
e 5 AL REQUIEVENTS, Ao 8 s g
RESFONSELE FoR \Ncumws ThEGRT A0 Btk 6 WL 8

N THER BID. ALL EXGESS 1AL (NOLUDING TOPSOL, GLEAN
FL A0 WASTE NATERAL) SHALL Bt REWOVED FROM THE ST

9. CONTRAGTOR TO PROTEGT BX. WALKS, POSTS, GONDUITS,
PAVENENT, CURBS, GUTTER, WALS, silpives, Felices,
LANDSCAFING. REES, €1C 0 REVAN, DURING cONe

CONTRAGTOR 10 GODRONATE TEFLAGEMENT GF LANDSGARNG. £T0.
VT Bk, FOBCE SEMALKS DAMAGED BORNE
CONSTRUCTION SHALL BE REFLAGED,

10, PRIOR TO THE RENOVAL OR ABANDONMENT OF ANY )
URGERGROUND UTLITY O BULDING SERICE INES CALLED FOR o1
THE PLAYS GR DISCOVERED DLRING DEAVATION, THE CONTRACTOR
VUST DETERMINE F THE UTILTY LINE OR BUILDING SERVICE IS
STLL VS T UTUTY UKE GR BULDING SERVCE 15
USE/ACTIVE THE CONTRACTOR MUST TAKE ALL THE NECESSARY
STECS T0 CUARANTEE AT THE UTLITY LNE OF GuLonG
SERVCE IS RECONNEL INTERRUPTION IN SERVIGE.

ENGIMEERING, INC.

46892 WEST ROAD

SuTE 108
Now. NICHIGAN 48377

(248) s26-3701 (8US)
(248) 5283705 (FAX)

NS

W ALPINE INCNET

OVIL ENGNEERS & LAND SURVEYORS

CTED WTHOUT AN
T RECOESTON OF e ST UNE OR BULDNG SERVICE
MUST BE N ACCORDANCE. 1TH

REQUREIENTS GF THE APPROPR\ME “TOVERMENTAL ACENGY OR
FRVATE LTILTY CoM

11, CONTRACTOR TO COORDINATE WITH THE ADUACENT LAND
OUNERS AS REQURED.

12. PROVIDE POSITIVE DRAINAGE AT ALL LOCATIONS TO ENSURE. c-\“ah elow
DR SR R et o IR 2 B
cu cwsm muN, F\ELD vmrv EXISTING PAVEMEN' all netore you o
AN i oA W
e EAVEIET A CURp. SRS CONRAEToR S
e O 0 By SR 2 VNS PR S0P 15
ASHEVED M Sl S S8 ot o 10
CENSIROCTON 2 A CONPUIT 18 BPFARe
3, SNTEACTOR O FED \ERY EXSTNG REOATON LopAnts
R SIENeTSR T8 R BT R o AT NS
14 REUOVE AND REPLACE ADBTIONAL PAVENENT A3 NECESSHRY "
RN, Lo F S 2 RESALE W G, st g
SRR T ]
5 comacion o comius vew socmnes, as vesessaer (9] = | F
16 CONTRACTOR To COORDINATE OSTANING RIGHT-OF-WAY <S5 |e
RS o e R RS WS, NI E
8
P g .
PLANS FOR ADDITIONAL INFORNATION. T Izsk
6. SURVeY PROVOED BY OTHERS el T |oiss:
£l O |miLss
g| = [E2bee
BENCHMARKS: 8| & |gze3=
CUT "X NORTH smE OF CONCRETE LI z - oreg
G ROLE B, SUTHWEST H
ek 5 ooty HERH
ELEVATION = 815, Bs‘ (NAVDag) o : =
3
. S
SRR cononere Lo pous suse o (S| B3 | e
ek 57 FroseA gl
SN < Saas avoss) 3
H
CUT "X NORTH RIM OF SANITARY MANHOLE, EAST OF PROPERTY. il
SR = S aoem

B

o

WAL

m
(T
0568 TS ST

2016-03-29
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NOTICE:
CONSTRUCTION SITE SAFETY IS THE SOLE RESPONSEILITY OF THE CONTRACTOR
NETHER THE OWIER NOR THE ENGINEER sHALL BE BXPECTED T0 ASSUIE ANY
RESPONSIBILITY FOR SAFETY OF THE WORK, OF PERSONS ENGAGED

RK. OF ANY NEARBY STRUCTURES, OR OF ANY OTHER PERSONS.

THE LOZATIONS OF EXSTNG UNDERGROUND UTIITES ARE SHOMN In Ay
APPROXINATE WAY ISCLOSED BY AVALABLE UTILITY COMPANY
RE( k- VERIFIED BY

conTRac c
St [
RGTY e DESION. ENGNEER IMMEDIATELY & CONFLIGY 15 APPARENT

EF.9175
5883 5F. GROSS
TOTAL BUILDING = B.85: il

CONSTRUCTION
ACCESS

TENANT #1
RESTAURANT

TENANT #2
RETAIL

TENANT #3
RETALL

TENANT #4
DENTAL

CHI I?K ;
Em

ORI SEE” O CONCRETE UGHT POLE BASE, SOUTAVEST
CoRnek OF PR
ELEVATION = 915,857 (NAVDES)

SITE AENGHMARK £2:
ST SOUTH SOE OF CONCRETE LIGHT POLE BASE, NORTHEAST
CORNER OF PROPER

ELEATION — 51555 (NAvDsE)

iy

CUT X" NORTH RN OF SANITARY MANHOLE, EAST OF PROPERTY.
ELEVATION = 815.10" (NAVD8E)

CROWE D

(CITY OF NOVI JURISDICTION)

TRANSFORMER

v,

00 54200

PROP. RIGHT-CFNAY ASPHAT T 6425

A 61250

D [ — 185

PROP. CONCRETE

PROP. NSH FLOGR ELEVATION

PROP. 07 OF PAVEUENT ELEV.

v,
PROP. IRANAGE ARRON

INGERSOL DRIVE
(PRIVATE)

NOTES:
T ALL-GRK SHALL CONFORM TO THE GURRENT CITY OF NOW STANDARDS.

2. CONTRACTCR SHALL FELD VERIFY ALL EXISTNG UTLITY LOCATIONS, INVERTS

A0 GRADES PRI, T0 T START OF ANY ORK.
RIGHT OF WAY PERMIT 1S REQUIRED FROM THE ROAD COMMSSIN rO%
LD Qo ST SF PR Ay WoR W T N ROAD

£ RIGHT OF WAY PERMIT 15 REQUIRED FROM THE CITY OF NO FOR ANY
WORK IN THE CROWE DRIV RIGHT-OF—WaY.

[}

i

i
T il TAI
SuRFACE PLATE
FRODUCT SupeLER
e vew FRPdaas

2¢ 00—

TRATIVE BIKE RA Al

FI°AL BIEYCLE PARKING SPACES SHALL BE PAVED AND ADJACENT To
THE INVERTED U DESIGN, THAT I SOUD,
CANNT BE EASLY FBJOVED WITk COMMON 10015, PROWDES AT
LSRN0 () CONACT P Fo 4 S AT Leker e
&) FET I HEGHT, A PERMT T Loce o
GCABLE M. Ay UFRIGHT FOSTION. THE RAGK. AL BF SECURELY
i T
D DESINS MY B CONSOERED 7 JHE PROPUSED RACK DES
FUNCTIONS SMILAR To THE INVERTED U DESGN.

2 AL BIETLE PATING FACUTES S o AcsESsoE R0u
STRCETL) A5 PATIVATE Vi 4 PAVED REUTE AT s
AU W G S (6) FEE

3. AL BIOYILE PARKING FACLITES SHALL BE SEPARATED FROM
CANDSCAPE AvEA, SOEWALK, OF OTHER METHOD. THAT CONPUES WIH

1.5' WIDE,
4 HIGH CURS

(%

PARKING
SPACE

PARKING STALL DETAIL
AT_REDUCED DEPTH

5 2%
s &2
B [k
e
8FRESE TR

SURVEYING
46892 WEST ROAD
SuTE 108
Now. NICHIGAN 48377

RESIDENTIAL

ENGIMEERING, INC.
VI ENGINEERS & LAKD SURVEYORS

NS

Know what's helow
Call before you dig.

]
° H
3
A =Z]e
Sk
3 a 311
& #3532
gl o |geiss
a2 = |52%28
S| = |§EE3=
§ Q Q ug
HIEIE
s| © E‘
E b
2
E
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aRr—

105 LF 8" Dl ClLse
WATER MAIN CONNECTION WATER MAI
a"xs‘~r.s.a.v IN VELL

TREASE

INTERCERTOR
TENANT #1

RESTAURANT

TENANT #2
RETAIL

EF.9175

TOTAL BUILDING = 6,883 SF. GROSS.

TENANT #3
RETALL

MONITORNG MH

SANITARY SERVICE
LEAD

TENANT #4
DENTAL

WATER SERVICE

LEAD

CONNECT To

EX_ STORM

(STORM WATER OUTLET)

CROWE D
(CITY OF NOVI JURISDICTION)

EFor ow peruir 1s
mumm PRIOR TO WORK IN

UA-SHIRL

=)

«zeon
H

TICE:
NSTRUCTION SITE SAFETY IS THE SOLE RESPONSIBILITY OF THE CONTRACTOR ———— wsue

ol
NEITVER, THE OWIER NOR THE ENCINEER, SHALL BE BXPECTED. 10 ASSUNE ANY

RESPONSIBILITY FOR SAFETY OF
RK, O

7 ANY NEARD STRUCTURES, OR GF ANY OTHER. PERSONS.

LOCATONS OF EXSTHG UNDERGROUND UTLITES ARE som

THE
APPRONIMATE WAY
RE(

CATE AND
RGTY e DESION. ENGNEER IMMEDIATELY & CONFLIGY 15 APPARENT

D [ ——

FF. PROP. FNSH FLOGR ELEVATON
PROP. CLR & GUTIER (PITCH )
PROP. CURR & GUTIER (PITcH OUT)

e

TYPICAL UNDERDRAIN
IN_PARKING LOT
NGT 10 SALE

QLY PENCHUARK #1543

CUT X" NORTH Rl OF SANTARY NANHOLE, EAST
G ROPRRTY.

ELEVATION = 915,10 (NAVDES)

INGERSOL DRIVE

\

UTILITY NOTES.
% ALL WORIC SHALL CONFGRM To THE CURRENT GITY OF NOW STANDARDS
D SPECFICATIONS.

TV GF oW REQURENENTS.

3. COMPAGTED SAND BAGKFLL SHALL GE PROVDED FOR ALL UTUTIES

4 16° NINMUM VERTICAL CLEARANCE SHALL BE PROVECED AT ALL UTLITY
ROSSNGS. DI WATER WAN FER THE CITY OF KOV STANDARDS AND.
SPEGICATIONS, AS NECESEARY.

5. PROPCSED SANTARY LEAD SHALL BE BURED WITH AT LEAST 5 FEET
5 BINCH SANTARY LEADS SHALL BE A MNIWUM PYC SOR 235, AKD NANS.
SHAL"BE P SO 20,

7. RGHT OF WAY PERMIT 15 REQURED FROM THE ROAD COUMISSION FOR
BORD Tl TR ey SENE R MY S TSRS

8 RIOHT OF WAY FERMIT IS REQURED FROM THE CITY OF NOW FOR ANY.
SORC I THE GROVE DRVE RGHT_GF-WAY.

5. THE CONTRACTOR SHALL FELD VERIEY AL BXSTIG UTLTY LOGATIONS,
WAERTS"AND GRADES HOR 16 THE STAKI GF ANY WGRK.

(PRIVATE)

TYPICAL UNDERDRAIN PLUG 45- OUTLET SEWER
B,
" . PARALLEL W/CURB BY MANUFACTURER o MM DEPTH UNDER
oo PR o oox EENCHMARICS: e AT Al
S svonn g
ALBLE e o ong e, SOl GO SOE O SN s ittt
e o . T
84250 ELEVATION = 915,85 (NAVDS \/NDERDRAIN ‘ sumu SHALL MEET M.D.0.T, REQUREMENTS
TR rrr o o P e i S Toem s ger s AR
5415 SEAMALE  conenrre L poe (A S
O oy G SRS 4 cONRET bl TR
e e o)

TYPICAL _UNDERDRAIN
T 10 SCALE

. o3
5 Ekin
i g Bz
I 5
§25.2F ¢
H 5 353
8hhgsy  TE
1 8z
H 8.2
F @z
“l 8
¥

3
g o
g g
£ ;8
§ ER
=
=
=k
H
=5

NS

Know what's helow
Call before you dig.
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AFETY
RK. OF ANY NEARBY STRUCTURES, O GF ANY OTHER PERSONS,

NDERGROUND UTILITIES ARE SHOWN IN AN

an AGCESSBLE Sion
20 A5 T on Fns

s posT

107 o x 2"
B Corl

HANDICAP_SIGN

1.5 NDOT 11001
J/ 5 woor 1ot

| 8 CouPAGTED NDOT

21AA AGGREGATE BASE

ouPACTED
ON-SITE PARKING/DRIVE Aistes  SUBRADE

TYPICAL ON=SITE _PAVEMENT CROSS=SECTIONS

St (1

e
INTEGRAL SIDEWALK AND CURB ON—SITE

22 . 4 concreTe (3500 )
(e (" THROUGH DETENTON BASN
i B ACGESS AREAS)

4% COUPACTED SAND.
oot B

TYPICAL ON-SITE SIDEWALK CROSS—SECTION

/8" A + concreTE
sy

o
LIMESTONE. STONE BASE SHALL

EXTEND A MIN. 3' BEYOND FORWS.

JOINTS:
PLACE EXPANSION JONTS AT INTERVALS
NOT T0 EXCEED 30.

GE_ CONTROL JONTS AT 6 INTERVALS.

TYPICAL SIDEWALK CROSS—SECTION
WITHIN_RIGHT=0F=WAY

p
e
oo
0 [y .
o s
= R——

T—catcn Bksn

ASPHALT APRON FOR_CATCH
BASIN IN_PARKING LOT

PITCH_OUT_CURB

15

COMMERCIAL
SITE PLA
SITE ENGNEERNG
(248) s26-3701 (BUS)
(248) 5263765 (FAX)
W ALPNE - NCNET

CONSTRUCTION LAYOUT

SURVEYING
ATA SURVEYS
BOUNDARY SURVEYS
TOPOCRAPHIC. SURVEYS
PARCEL SPUTS.
46832 WEST ROAD
SuTE 108
Now, NIGHIGAN 48377

INC.

ML ENGNEERS & LAND SURVEYORS

RESIDENTIAL
CONSTRUCTION LAYOUT

ENGINEERING,

NS

& COMPACTED WDOT 2146 CRUSHED)

RANGE: BE

DETAIL SHEET
TOWN CENTER GARDENS
Tomisie: 1N
aTy oF Now
OAKLAND CONTY
MCHIGAN

NOVI TOWN CENTER PLAZA, LLC

SECTION: 14

ICH CURB 4

Bz e
5

e

El R U
PITCH_IN_CURB
CONCRETE CURB GUTTER - ON=SITE




s

S

\_!*_/‘J

NOTICE:
CONSIROCToN STe SAFETY I3 THE SOLE RESPONSEBILITY OF THE CONTRACIOR
IOR THE ENGINEER SHALL BE T ASSUME ANY
RESROUSILITY FOR. SAPETY OF THE WORK. OF PERSOUS ENGAGED. I\ THE
K. OF ANY NEARBY STRUCTURES, OR GF ANY OTHER PERSONS,

THE LOEATIONS OF EXSTHNG UNOERGROUND UTIUTIES ARE SHOWN IN a4
APPOXUATE WAY N PISCLOSED BY AVALASLE UTLITY cOMPANY.
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LOCATION OF ALL EXISTING UTILITIES BEFORE COMNENCING WORK, AND AGREES
50 6 FULLY AESPONSIBLE FOR ANY AND' ALL DAMAGES WHO MGHT BE
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Know what's below
Call vetore you dig.
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