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NOVEMBER 12, 2024
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SUBJECT: Consideration of Zoning Map Amendment 18.747 to rezone approximately
107 acres of property located south of Grand River Avenue, east of Beck
Road and west of Taft Road, from Light Industrial, Residential Acreage,
and Office Service to the new City West District. FIRST READING

SUBMITTING DEPARTMENT: Community Development, Planning

KEY HIGHLIGHTS:

o Creation of the City West Zoning District stemmed from recommendations in the
Master Plan for Land Use for properties on both the north and south sides of Grand
River Avenue between Beck and Taft Roads.

¢ The City Council adopted new Zoning Ordinance language and approved the
City-initiated rezoning of land on the north side of Grand River Avenue in May
2024.

e Rezoning of the south side of Grand River Avenue has been brought back through
the process, to include a Public hearing on October 16" before the Planning
Commession.

BACKGROUND INFORMATION:

City staff previously initiated the rezoning of the 250-acre area between Beck Road
and Taft Road, both north and south of Grand River Avenue. The subject properties
north of Grand River Avenue were successfully rezoned by City Council on May 20,
2024, but the area south of Grand River Avenue was not rezoned then. Based on
feedback from Council, staff was encouraged to bring back the southern area, which
totals approximately 107 acres, for reconsideration.

The Planning Commission held a new Public Hearing on October 16, 2024 and
received additional public comment before making a favorable recommendation to
the City Council on rezoning the south side of Grand River Avenue.

CITY WEST ORDINANCE AND DESIGN GUIDE

The subject area is proposed to be zoned CW - City West, a new district that was
recommended in the 2016 Master Plan Update. The new zoning ordinance language
was adopted by City Council in May. Staffis proposing the rezoning to bring all parcels




within a single zoning district consistent with the Master Plan recommendation to
create a cohesive, walkable, mixed-use district.

The adopted City West Zoning Ordinance and Design Guide (included in the City
Council's packet and available online) would not need to be amended; the Council’s
approval of the CW ordinance left open the possibility that the south side of Grand
River could be rezoned in the future. No changes to the adopted Ordinance are
proposed.

The southeast corner of Grand River Avenue and Beck Road is excluded from the
request, as the property owner had previously requested that the existing B-3, General
Business zoning be maintained, and City Council indicated they supported that
request. Otherwise, the suggested area for rezoning is the area fronting on the south
of Grand River between Beck Road and Taft Road.

CURRENT ZONING AND LAND USES IN THE AREA

The north side of Grand River is now zoned City West. The Suburban Center Showplace
is also covered by the Exposition Overlay district. The area to the south of Grand River
is primarily zoned I-1 Light Industrial, except for the area that abuts Beck Road, which
is zoned for RA Residential Acreage and OS-1 Office Service. The area to the south is
primarily One Family Residential districts, with Central Park Estates zoned Low Rise
Multiple Family, and a salon zoned Office Service. East of Taft Road is zoned Light
Industrial. West of Beck Road is zoned Office Service Commercial (Ascension
Providence Hospital campus).

NATURAL FEATURES

The City’s mapping portal shows that there are regulated wetland and woodland
areas throughout the subject area. The actual location of any woodlands and
wetlands will need to be field verified by applicants with the submittal of any site plan
for the parcels. Any proposed impacts to these natural features will be reviewed and
discussed during the site plan submittal for any project on the property and follow the
typical standards for review and approval according to the City's ordinances,
including Wetland and Woodland permitting. Throughout the City West text, there is
an emphasis on protecting the existing natural features woodland and wetlands in the
district.

OPPORTUNITIES UNDER THE NEW ORDINANCE

The City West area provides an opportunity to expand the housing choices available
for young professionals, empty nesters, and other residents who prioritize a more urban,
walkable community, easy access to the highway and destinations within Novi, and
entertainment opportunities. Grand River Avenue is a major corridor with greater road
capacity than many areas of the city. SMART has recently established bus service
along the Grand River corridor through Novi and into Wixom. There are a couple of
stops within the City West area, which makes the creation of the district very timely to
enable the establishment of transit-oriented development.

City West is also an opportunity to showcase Novi as an area of interest to the
thousands of visitors to the Suburban Showplace and Ascension Hospital each year.
Visitors to events at the Showplace could take advantage of nearby restaurants,



hotels, and shopping without having to get in a car. Similarly greater housing options
may appeal to employees of the hospital who could walk or bike to work. The
ordinance includes an optional Mixed-Use Development Option (MDQO), which permits
a wider range of uses and higher-intensity development to encourage the creation of
a dynamic mix of compatible uses. While the MDO provides greater flexibility in parking
and landscaping, as well as setbacks and building height to allow a more urban form
of development, projects will still be subject to other applicable codes and regulations
of the City, including stormwater detention standards, facade, and landscape
requirements, as well as lighting and noise ordinances.

Residential uses can be developed under the MDO, either as a stand-alone use under
certain circumstances or as part of a mixed-use project. The granting of a Mixed-Use
Development Option application requires review and recommendation by the
Planning Commission and approval of the City 9 Council. The MDO process is similar to
the approval process for the Planned Development Options, with City Council
discretfion over deviations and approvals.

BUILDING HEIGHT AND SETBACK CONSIDERATIONS
The adopted Ordinance has a maximum height of 2 stories south of Grand River under
the baseline option. For MDO projects;

e The height limit is increased to 3 stories, or

e Up to 4 stories if bonus height conditions are met and,

e Itis further than 300 feet from the residential area to the south.

City Council would need to approve the increase in height for each project proposed.
Adjacent to single-family residential zones, additional restrictions would control
building heights, with a maximum of 35 feet permitted within 200 feet of single-family
districts, and a maximum of 45 feet between 200-300 feet of such districts. Within 300
feet of Single-Family Districts buildings are not eligible for bonus height approval.

As with the existing I-1 Zoning, City West requires a minimum building setback of 100
feet from single family residential districts. The parking setback is 75 feet and would be
required to be screened with a 5-foot wall or landscaped berm. Existing standards for
screening berms/buffers also apply to new multifamily and commercial buildings when
adjacent to a residential use. The presence of regulated natural features will also
provide a buffer between the districts. The greater flexibility and emphasis on
preserving natural features in the City West text is more likely to result in natural features
protection than the current Light Industrial district.

Development in this district is fo be designed to ensure development is cohesive and
walkable. Buildings are meant to front on internal street networks rather than Grand
River to create a more pedestrian-friendly environment. Shared off-street parking
facilities are encouraged, as is structured parking. Development projects are required
to provide public plazas and open spaces for gathering. City West is meant to have
sidewalks and pathways throughout the district, providing connections to the City's
non-motorized network.



FEEDBACK FROM PROPERTY OWNERS

Property owners south of Grand River in the City West area, both of vacant land and
currently developed property, have expressed an interest in and support of the
ordinance amendment. Some property owners have introduced concepts for projects
that could align with the intent of the City West ordinance. Current businesses such as
Gatsby's, Paradise Park, and Total Sports Novi have found the text amendment
appealing due to the flexibility it offers for those businesses moving forward. Meeting
minutes are attached to this packet.

RECOMMENDED ACTION: Approval of Zoning Map Amendment 18.747 to rezone
approximately 107 acres of property located south of Grand River Avenue, east of
Beck Road and west of Taft Road, from I-1 Light Industrial, RA Residential Acreage,
and OS-1 Office Service (excluding the B-3, General Business zoned area at the
southeast corner of Beck and Grand River Avenue), to CW City West District for the
reasons provided below. FIRST READING

1. The 2016 Master Plan for Land Use recommended the creation and adoption
of a new zoning district for this area of the City in order to foster redevelopment
of underutilized parcels, and to create a vibrant, walkable, mixed-use district,

2. The Master Plan for Land Use objective to foster a favorable business climate is
fulfilled by allowing more flexible development standards for a unique area of
the City,

3. The Master Plan for Land Use objective to support and strengthen existing
businesses and attract new businesses is fulfilled by allowing existing businesses
to expand and creating new development opportunities in a mixed-use
setting,

4. The Master Plan for Land Use objective to provide a wide range of housing
opftions is supported as the new district allows residential use in a mixed-use
setting,

5. The Master Plan for Land Use objective to develop the City West/Grand River
and Beck area in a manner that supports and complements neighboring areas
through the use of setback and height restrictions to provide buffers to single
family districts, and

o~

. It provides an opportunity for long-standing businesses to remain at their current
location.
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PLAN REVIEW CENTER REPORT
October 9, 2024
Planning Review
City West - South Side of Grand River

Zoning Map Amendment 18.747

Petitioner
City of Novi

Review Type
City-initiated Rezoning Request from RA Residential Acreage, OS-1 Office Service, and I-1

Light Industrial to the CW City West District

Property Characteristics

e Site Location: South side of Grand River Avenue, east of Beck Road and West
of Taft Road

e Site Zoning: RA Residential Acreage, OS-1 Office Service, and I|-1 Light
Industrial

e Adjoining Zoning: North: City West, EXO Overlay, B-3; South; RM-1, R-1, RA, R-2;
East: I-1; West: OST, OSC

e Current Site Use: Delphinus office building, Miracle Software Systems, Gatsby’s

restaurant, Paradise Park amusement center, Total Sports,
Adams Sports Medicine, Raging Cycles, Szechuan Fan
restaurant, Redford Lock, MotorCity Floors and Coatings, Grand
River Practice Fields, Carol’s Upholstery, Harmon Sign
Company, Screen Works print shop, Pet Suites, Amstee Airduct
Cleaning, Various vacant buildings, vacant lots

¢ Adjoining Uses: North: Suburban Collection Showplace, Various office/industrial
buildings, Fairlane Motel, Dimaria, etc. South: Central Park
Estates apartments, Asbury Park neighborhood, Andes Hills
neighborhood, Sri Venkateswara Temple, Single family lots;
East: Landscaping, Sand & Gravel business; West: Ascension
Providence Hospital center

e School District: Novi Community School District

o Area: Approximately 107 acres

Project Summary

City staff previously initiated the rezoning of the 250-acre area between Beck Road and
Taft Road, north and south of Grand River Avenue. The subject properties north of Grand
River Avenue were successfully rezoned by City Council on May 20, 2024, but the area
south of Grand River Avenue was not rezoned at that time.

Based on a request from Mayor Fischer, staff was asked to bring back for reconsideration
the southern area, which is approximately 107 acres. The subject area is proposed to be
zoned CW City West, a new district that was recommended in the 2016 Master Plan
Update and adopted by City Council on May 20, 2024. As indicated in the figure below,
some of the parcels to be rezoned are currently developed consistent with Light Industrial
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uses and office buildings. Staff is requesting the rezoning in order to bring all parcels within
a single zoning district consistent with the Master Plan recommendation to create a
cohesive, walkable, mixed-use district.

The adopted City West Zoning Ordinance text and Design Guide (included in the packet)
would not need to be amended; the Council’s approval of the CW ordinance left open
the possibility that the south side of Grand River could be rezoned at some time in the
future. Additionally, the rezoning signs are still in place along the south side of Grand River
Avenue. The southeast corner of Grand River Avenue and Beck Road is excluded from the
request, as the property owner had previously requested that the existing B-3, General
Business zoning be maintained.

The following steps are being taken for reconsideration of rezoning property on the south
side of Grand River:

1. The Planning Commission was asked to consider the new request and agreed to set
a public hearing for an upcoming meeting. This step was completed at the July
24th Planning Commission meeting.

2. Staff notified the affected property owners of the new City-initiated rezoning along
the south side of Grand River Avenue and seek feedback. The attached letter
provides that notice and was sent out the week of August 6th.

3. Staff would send out public hearing notices and provide notice in the newspaper.
Notices were sent out in mid-September, for a public hearing at the October 16t
Planning Commission meeting.

4. The Planning Commission wil hold the public hearing and provide a
recommendation to the City Council on the Zoning Map Amendment.

5. The City Council would consider the Zoning Map Amendment at two readings,
followed by publication of the Zoning Map amendment, if it is approved.

Once approved, property owners or applicants would be able to submit site plans for
consideration under the terms of the CW ordinance.

Recommendation
Staff recommends approval of the proposed Zoning Map Amendment. Approval is
recommended for the following reasons:

a The requested zoning is in generally in compliance with the Master Plan for Land
Use, which recommends the establishment of the City West district, as a vibrant,
walkable, mixed-use district.

o The requested rezoning would help further the objective to provide a wide range of
housing options in the City.

o The requested rezoning would help retain and support the growth of existing
businesses and attract new businesses to the City of Novi.

0 The requested rezoning would further the objective to develop the City West/Grand
River Avenue and Beck Road area in a manner that supports and complements
neighboring areas.

Planning Commission Options
The Planning Commission has the following options for its recommendation to City Council:
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1. Recommend approval of the rezoning of the parcels to CW, City West (Staff

Recommended).

Deny the request, with the zoning of the property remaining as is.

3. Recommend rezoning of the parcels to any other classification that the Planning
Commission determines is appropriate. NOTE: This option would require the
Planning Commission to hold and send notice for another public hearing with the
intention of recommending rezoning to the appropriate designation. At this time,
Staff has not reviewed any other alternatives.

A

Master Plan for Land Use

The 2016 Master Plan Update recommended the creation of a cohesive district that
supports long-term vitality and projects a sense of place. “A City West district should use
form-based code elements to guide the development of a dense, walkable, unified
district featuring a mix of arts, entertainment, retail, restaurant, hotel,
convention/exposition, office and residential uses. Standards for streetscape design,
sidewalks, public amenities, and structured parking should all be considered. A sub-district
permitting different maximum building heights should be established, permitting lower
heights south of Grand River, and higher maximums near |-96.”

The vision described in the 2016 Master Plan recommended that the City West district
north of Grand River would be the highest intensity district in the City of Novi, with buildings
up to ten stories and residential density of 30 units per acre. Master Plan open house
events garnered comments from both retirees and millennials wanting housing
opportunities that would allow them to walk or bike to activity and shopping destinations
and within developments that increase the vitality of Novi.

Implementation Committee

The text amendment that created the City West Zoning District was discussed by the
Implementation Committee in April 2021, March of 2022, and January of 2023. The
proposed rezoning was discussed with the Committee on each occasion as well. The
Committee provided feedback and recommended changes to the boundaries of the
district. Members of the Implementation Committee recommended the development of
the Design Guide to provide visual guidance on the preferred style of developments and
to illustrate requirements.

Previous Planning Commission Action

On May 10, 2023 the Planning Commission held a public hearing on the proposed
rezoning of both sides of Grand River Avenue and recommended approval to the City
Council. The minutes from that meeting are included in the packet. Ultimately City Council
only approved the rezoning of the north side of Grand River Avenue.

Existing Zoning and Land Use
The map below shows the zoning for the subject area and surrounding properties. The
north side of Grand River has been rezoned to City West. The Suburban Center Showplace
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is also covered by the Exposition Overlay district. The area to the south of Grand River is
primarily zoned I-1 Light Industrial, except for the area that abuts Beck Road, which is
zoned for B-3 General Business, RA Residential Acreage, and OS-1 Office Service.

The area to the south is primarily One Family Residential districts, with Central Park Estates
zoned RM-1 Low Rise Multiple Family, and a salon zoned OS-1. East of Taft Road is zoned I-
1. West of Beck Road is zoned OSC Office Service Commercial (Ascension Providence
hospital campus).

Compatibility with Surrounding Land Use

The compatibility of the requested CW zoning with the zoning and uses on the adjacent
properties should be considered by the Planning Commission in making the
recommendation to City Council on the rezoning request.

Directly to the north of the City West area is Interstate 96. A rezoning of the subject
property to CW will not adversely affect the properties north of the highway as the
interstate forms a significant barrier.
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Multifamily apartments and single-family residential uses are located south of the subject
area. The proposed draft ordinance has been designed to limit the negative impacts on
these adjacent uses through increased setbacks and buffering requirements, as well as
height limits for the areas closest to the single-family areas.

Directly to the east of the proposed City West area are small lots zoned I-1. To the west of
the subject area is the Ascension Providence hospital campus, and the Westmarket
Square retail center. Positive impacts are anticipated as the subject property could
provide places for hospital employees to live, shop and dine, and additional hotels for
people to stay in near the hospital. Residents in City West will also provide more customers
to the Westmarket Square retail center.

Comparison of Zoning Districts
The following table provides a comparison of the two major current zoning classifications

(OST and I-1) with the proposed City West.

-1 CwW
(Existing — Mostly South of Grand River) (Proposed)
Principal Principal Permitted Uses Principal Permitted Uses
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Permitted Uses &
Special Land Uses

4.

5.

Professional office buildings, offices
and office sales and service
activities

Accessory buildings, structures and
uses customarily incident to the
above permitted uses

Public owned and operated parks,
parkways and outdoor
recreational facilities

Public or private health and fitness
facilities and clubs

Medical offices, including
laboratories and clinics

The following uses are subject to Section

4.45:

6.

10.

11.
12.

13.
14.

15.
16.
17.

18.
19.

20.

21.

Research and development,
technical training and design of
pilot or experimental products
Data processing and computer
centers

Warehousing and wholesale
establishments

Manufacturing

Industrial office sales, service and
industrial office related uses

Trade or industrial schools
Laboratories experimental, film or
testing

Greenhouses

Public utility buildings, telephone
exchange buildings, electrical
transformer stations and
substations, and gas regulator
stations, other than outside storage
and service yards

Public or private indoor recreation
facilities

Private outdoor recreation facilities
Pet boarding facilities

Veterinary hospitals or clinics
Motion picture, television, radio
and photographic production
facilities

Other uses of a similar and no more
objectionable character to the
above uses

Accessory buildings, structures and
uses customarily incident to any of
the above permitted uses

Special Land Uses

The following uses shall be permitted
where the proposed site does not abut a
residentially zoned district:

1.

2.

Metal plating, buffing, polishing
and molded rubber products

Uses which serve the limited needs
of an industrial district (subject to

~

10.
11.

12.

13.

14.

15.

16.

17.

18.

Offices, including professional,
medical (including labs and
clinics)

Municipal uses, such as post
offices and similar governmental
office buildings

Day care centers (4.12.2)
Financial institutions (4.81)

Retail business or service
establishments, including
restaurants (4.27)

Business schools and colleges or
private schools operated for profit
4.27)

Instructional Centers (4.62)
Outdoor theaters, plazas, parks,
public gathering places, farmers
markets and like public facilities
Art galleries, museums, and non-
profit community centers
Personal service establishments
Private recreational facilities,
indoor or outdoor

Publicly owned and operated
parks, pathways, and recreational
facilities

Transit station

Brewpubs and Microbreweries
(4.35)

Outdoor restaurants (4.84)
Principal uses similar to those listed
above, as determined by the
Planning Commission

Off-street parking lots and
structures (not to include vehicle
storage)

Accessory structures and uses
customarily incidental to the
above permitted uses, except
drive-through windows (4.19)

Mixed-Use Development Option

1.

a b~ wN

Permitted Uses -
Any of the Principal Permitted Uses
above

. Multiple-family residential

. Live/work units

. Hotels (4.28.1)

. Business establishments which

perform services on the premises

. Health and fitness clubs, public or

private

. Dry Cleaning Establishments or Pick

Up Stations (4.24)
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Section 4.43), as follows:

a. Financial institutions, unions,
union halls, and industrial trade
schools or industrial clinics

b. Industrial tool and equipment
sales, service, storage, and
distribution

c. Eating and drinking
establishments and motels

Automobile service establishment
Self-storage facilities

Retall sales activities

Central dry cleaning plants or
laundries

7. Railroad transfer, classification and
storage yards

8. Tool, die, gauge and machine
shops

9. Storage facilities for building
materials, sand, gravel, stone,
lumber, storage of contractor’s
equipment and supplies

10. Municipal uses

11. Motion picture, television, radio
and photographic production
facilities

12. Outdoor space for parking of
licensed rental motor vehicles

13. Accessory buildings, structures and
uses customarily incident to any of
the above permitted uses

o gkl w

8. Other uses similar to the above uses
subject to conditions noted

9. Accessory structures and uses
customarily incidental to the above
permitted uses (4.19)

Special Land Uses

1. Amusement and entertainment
uses, including theaters, athletic
and performing arts venues

2. Private clubs, organizations, cultural
facilities, and lodge halls

3. Places of worship

4. Drive throughs, as an accessory to
a permitted use (Sec. 5.3.11)

Minimum Lot Size

See Section 3.6.2.D

See Section 3.6.2.D

Minimum Lot

See Section 3.6.2.D

See Section 3.6.2.D

Building Height

(Section 3.14.5.C)

Width
35 feet within 100 feet of SFR
40 feet between 100-200 feet of SFR
Maximum 40 feet; 25 feet when abutting residential North of Grand River: 8 stories with

bonus height
South of Grand River: 5 stories with
bonus height

Building Setbacks

Front Yard: 40 feet
Rear Yard: 20 feet, 100 feet when
abutting residential (Section 3.6.2.H)
Side Yard: 20 feet, 100 feet when
abutting residential (Section 3.6.2.H)

Front yard: 20 feet (Major arterials)
Rear yard Non-Res: 100 feet for
buildings if adjacent to residential
Rear yard Residential: 2 feet each
foot of building height if adjacent to
residential

Parking Setbacks

Front Yard: 40 feet (Section 3.6.2.E)
Rear Yard: 10 feet, 100 feet when
abutting residential (Section 3.6.2.F)
Side Yard: 10 feet, 100 feet when
abutting residential (Section 3.6.2.F)

Front yard: 20 feet (Major arterials)
Rear yard: 50 feet if adjacent to
residential
See proposed Ordinance for other
yard requirements

Infrastructure Concerns

See the Engineering review letter for specific discussion of water and sewer capacities in
the area serving the subject property. The Engineering review indicates there will be an
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impact on utility demands as a result of the proposed rezoning. The attached review
letter assumes the “worst-case scenario” in terms of required utility capacity. Depending
on how the proposed City West District is developed, it will likely result in the need for
infrastructure improvements, based on assumptions and a limited study. The Engineering
Division plans to continue discussions with Community Development to better understand
the demands of the district and to better understand the impact on the City’s
infrastructure.

Traffic analysis and the requirements and potential road improvements for any new
development will be determined on a site-by-site basis for any property proposed to be
developed or redeveloped in the new district. Applicants proposing a new development
will need to prepare either a Traffic Impact Statement or Traffic Impact Study as a result of
an anticipated number of trips as defined by the Site Plan and Development Manual.
Pedestrian improvement opportunities are being considered along the Grand River
Avenue Corridor as a part of a larger study that is being contemplated.

Natural Features

The attached mayps from the City’s mapping portal show that there are regulated wetland
and woodland at various locations throughout the subject area. The City’s maps provide
an approximation of the location of the woodlands and wetlands without specific
surveying of those areas. The actual location of any woodlands and wetlands will need to
be field verified by applicants with the submittal of any site plan for the parcels, and
verified by the City’s consultants. Any proposed impacts to these natural features will be
reviewed and discussed during the site plan submittal for any project on the property, and
follow the typical standards for review and approval according to the City’s ordinances,
including Wetland and Woodland permitting.

Submittal Requirements

The City’s Department of Public Works staff has placed the rezoning signs on properties
along the Grand River Avenue corridor and at Beck Road and Taft Road, in accordance
with the public hearing requirements for the proposed rezoning. Staff has verified the
locations and language provide on the signs that meet the standards of the City’s Site
Plan and Development Manual.

Lindsay Bell, AICP, Senior Planner
Barbara McBeth, AICP, City Planner
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MEMORANDUM

C LY L]

TO: VICTOR CARDENAS, INTERIM CITY MANAGER
FROM: BEN CROY, CITY ENGINEER

SUBJECT: CITY WEST DISTRICT UTILITY DEMANDS

DATE: JUNE 8, 2023

cityofnovi.org

The Department of Public Works Engineering Division has been working with the Community
Development Department projecting assumptions regarding anticipated utility demand
within the proposed City West District (Grand River between Beck Road and Taft Road).
Based on these discussions, the City West District potential development is estimated to
demand 1,550 REUs for water service. One REU (Residential Equivalency Unit) equates to
the utility demand from one single-family home. Water system improvements will be
required to maintain adequate water pressures in the western limits of the city regardless of
whether the area develops as proposed or as currently zoned. No improvements are
anticipated to be required for the sanitary sewer system.

The City West District is located within the Intermediate Pressure District. Other areas in this
pressure district (Section 18 and Sections 29-32) along the western extremities of the city
currently maintain pressures and flow rates on the low end of desired ranges and could drop
below minimums as demand in other areas increase. This future condition was identified
and evaluated in the 2014 Water Master Plan Update. At that time, several projects were
recommended to address the need for improvements with additional development. The
attached map and table from the 2014 update have been updated with capital projects
completed by the City or as part of private development projects. The attached also
includes proposed projects which complete the entire water system improvement plan. The
proposed improvements include ~9,100 feet of water main along Eight Mile, Napier and
Nine Mile (referred to as the Southwest Loop projects #091-14, #091-23, #091-15 considered
Phase 1), and the decommissioning of a pressure reducing valve, estimated at $4-5M and
$200k, respectively.

Coincidentally, around the same time the City West District was being discussed, a new
residential development, Parc Vista, was being proposed in the southwest portion of the
City on Eight Mile west of Garfield. During the design of this site, staff identified the need for
system improvements to maintain the desired minimum flows of 2,000 GPM required for fire
protection. The addition of the Southwest Loop will increase flows above this standard and
eliminate a long dead-end in the system. Elimination of dead ends is good standard
practice to avoid water quality issues, decrease pressure fluctuations and provide
redundancy (same as GLWA'’s regional redundancy main project only scaled to Novi
system). Additionally, the Southwest Loop would provide water service to the ITC Sports Park
in the future if desired.

As the City develops, system demands are continuously evaluated to identify appropriate
infrastructure improvements. Like the improvements discussed above, numerous projects
have been identified in the 2014 or earlier master plans, and as additional demand is
anticipated, these projects can be implemented. Occasionally private development fills



gaps in the system, but there is no significant private development to make the Southwest
Loop. Therefore, staff recommends executing these projects as capital improvements per
the Master Plan. Just as the Island Lake Booster Station (#IL-07) was completed as the first
step in expanding the west side system, staff continues to evaluate needs as they arise,
versus implementing unnecessary improvements. These proposed pressure district
expansions have appeared in the CIP at various times, most recently back in FY 2019-20.
Consequently, the projects were removed as the certainty of the proposed developments
was not confirmed.

Per the Master Plan the Island Lake Pressure District Expansion has been planned for
completion in two phases, the first of which Phase 1 is discussed herein. The second phase
would complete the district expansion (projects #IL-01, #IL-04, #IL-05) and would be
implemented at the appropriate time based on system modeling following further
development.
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STATE OF MICHIGAN
COUNTY OF OAKLAND
CITY OF NOVI

ORDINANCE NO. 18.296

AN ORDINANCE TO AMEND THE CITY OF NOVI CODE OF ORDINANCES,
ORDINANCE 14-271, THE CITY OF NOVI ZONING ORDINANCE, AS AMENDED,
AT ARTICLE 3.0 ZONING DISTRICTS, ADD SECTION 3.1.30 TO ESTABLISH THE CW
- CITY WEST DISTRICT, SECTION 3.33 CITY WEST REQUIRED CONDITIONS,
SECTION 3.34 CITY WEST MIXED USE DEVELOPMENT OPTION, RENUMBERING
GENERAL EXCEPTIONS TO SECTION 3.35, AND TO AMEND ARTICLE 4.0 USE
STANDARDS, SECTION 4.12 GROUP DAY CARE HOMES, DAY CARE CENTERS
AND ADULT DAY CARE CENTERS, SECTION 4.24 DRY CLEANING
ESTABLISHMENTS, SECTION 4.27 RETAIL BUSINESS OR  SERVICE
ESTABLISHMENTS, SECTION 4.28 HOTELS AND MOTELS, SECTION 4.31
VETERINARY HOSPITALS AND CLINICS, SECTION 4.35 MICROBREWERIES AND
BREWPUBS, SECTION 4.62 INSTRUCTIONAL CENTERS, AND SECTION 4.81
FINANCIAL INSTITUTIONS. ALL BEING DONE TO CREATE AND ADD
REQUIREMENTS FOR THE CITY WEST (CW) DISTRICT. AMEND ARTICLE 2,
SECTION 2.2 DEFINITIONS, TO ADD A DEFINITION FOR WORKFORCE HOUSING.
AMEND ARTICLE 3.0 ZONING DISTRICTS, SECTION 3.1.15 EXO EXPOSITION
OVERLAY DISTRICT AND 3.25 EXO OVERLAY DISTRICT REQUIRED CONDITIONS,
TO CHANGE THE UNDERLYING ZONING OF THE EXO OVERLAY DISTRICT TO
CITY WEST.

THE CITY OF NOVI ORDAINS:

Part I.

That the City of Novi Zoning Ordinance, as amended, Arficle 3.0, Zoning Districts,

Section 3.1 Districts Established, is hereby amended to add a new district as number 30

CW City West District.

Part Il.

That the City of Novi Zoning Ordinance, as amended, Arficle 3.0, Zoning Districts,
Section 3.1 Districts Established, is hereby amended to add section 3.1.30 as follows:

3.1.30 CW City West District

A. Intent and General Provisions

1.

Description of the District. The City West district permits a mix of uses, including
amusement and entertainment uses, office, commercial, and multiple-family housing,
that are appropriate within the context of the City West area. Key design concepts
include multiple-story buildings that frame the internal street network, a corridor of
buildings massed along Grand River Avenue, shared access and parking, a mix of
uses including commercial and multi-family residential, and public gathering spaces.



Buildings should have high-quality materials and allow for changing uses over time.
Development will be pedestrian-oriented, with a high degree of transparency on the
ground level and functional, attractive outdoor amenities such as plazas and pocket
parks with seatfing and lighting. Parking is placed to the side or rear of main buildings,
preferably in parking structures, driveways are consolidated from the major
thoroughfare, and on-street parking is permitted on secondary streets.

. Intent. The intent of the City West district is to encourage high-quality and distinctive
development that will complement and support nearby areas. The district will reflect
an inviting and vibrant identity for this area of the City's Grand River Corridor while
implementing land use planning and development techniques that result in a
pleasing, compatible, visual presence. Assembly of small lots and long, narrow lots
into larger development parcels is anticipated and encouraged to provide
coordinated development with consolidated access points. Minimum lot and
frontage thresholds are established for the mixed-use development option to further
this objective. Shared parking is strongly encouraged, and vehicular and pedestrian
connections between sites is expected.

The district allows a wide range of principal uses. In conjunction with different height,
area, and bulk standards, this should increase development and re-development
opportunities that will look demonstratively different than existing uses.

Additionally, some of the objectives of the district are intended to be accomplished
or facilitated by the establishment of an optional development approval process, the
Mixed-Use Development Option (MDO). Under this optional form of development:
Mixing of uses is permitted, either vertically or horizontally.
Building heights are greater than most fraditional commercial districts in the city.
Floor area ratios and densities are increased to allow economies of scale.
¢ Required setbacks are reduced to encourage a development pattern that frames
the primary street frontage.

Under the MDO concept, a wider variety of retail, commercial, office, and residential
uses and open spaces are permitted, to further the creation of a dynamic mix of
compatible uses. As a trade-off for this greater flexibility, regulations regarding
streetscape and landscape design, provisions for parking facilities, architectural and
fagcade design, multi-family residential dwelling units, and setback standards are
incorporated into the district, resulting in a mix of some form-based standards and
more conventional guidance. See the City West Design Guide for examples of the
development vision and guidelines for projects in this district. The MDO, if successfully
implemented, should:

Encourage the use of land in accordance with its character and surroundings;
Conserve natural resources and natural features;

Encourage innovation and creativity in land use planning;

Enhance pedestrian and cycling activity within the district and to surrounding
destinations;



e Provide enhanced housing, cultural, and recreational opportunities for the people
of the City; and

e Bring about a greater compatibility of design and use between and among
neighboring properties.

B. Principal Permitted Uses —

i.

i.
ii.
iv.
V.
Vi
vii.
viii.

iX.
X.
Xi.
Xil.
Xiil.
Xiv.
XV.
XVi.

XVil.
Xviii.

Offices, including professional, medical {including labs and clinics)
Municipal uses, such as post offices and similar governmental office buildings
Day care centers (4.12.2)

Financial institutions (4.81)

Retail business or service establishments, including restaurants (4.27)
Business schools and colleges or private schools operated for profit (4.27)
Instructional Centers (4.62)

Outdoor theaters, plazas, parks, public gathering places, farmers markets
and like public facilities

Art galleries, museums, and non-profit community centers

Personal service establishments

Private recreational facilities, indoor or outdoor

Publicly owned and operated parks, pathways, and recreational facilities
Transit station

Brewpubs and Microbreweries (4.35)

Outdoor restaurants (4.84)

Principal uses similar to those listed above, as determined by the Planning
Commission

Off-street parking lots and structures {not to include vehicle storage)
Accessory structures and uses customarily incidental to the above permitted
uses, except drive-through windows (4.19)

C. Mixed-Use Development Option Permitted Uses —

vii.
viii.
iX.

Any of the Principal Permitted Uses above

Multiple-family residential

Live/work units

Hotels (4.28.1) — North of Grand River Only

Business establishments which perform services on the premises

Health and fitness clubs, public or private

Dry Cleaning Establishments or Pick Up Stations (4.24)

Other uses similar to the above uses subject fo conditions noted

Accessory structures and uses customarily incidental to the above permitted
uses (4.19)

D. Special Land Uses



i. Amusement and entertainment uses, including theaters, athletic and
performing arts venues

i Private clubs, organizations, cultural facilities, and lodge halls

. Places of worship

iv. Drive throughs, as an accessory to a permitted use (Sec. 5.3.11)
V. Veterinary hospitals and clinics (4.31)

E. Development Standards
Lot size, Lot Coverage, Lot width:

See section 3.6.2.D

Open Space:
Minimum Gross Open Space: 15% (see Section 3.33.4.1.F)
Minimum Usable Open Space: 150 sq ft per dwelling unit

Building Setbacks
Minimum front yard setback: See Section 3.33.1.E
Minimum rear yard setback: See Section 3.33.1.E
Minimum side yard setback: See Section 3.33.1.E
Building Height
Minimum building height: 20 feet
Maximum building height: 2 stories

Parking Lot Setbacks

Front yard setback: Front yard parking is not permitted, unless it is on-
street, except as otherwise provided. See Section 3.33.1.E

Rear yard setback: 10 feet; If adjacent to existing residential zoning
district a minimum of 50 feet is required

Side yard setback: 10 feet; If adjacent to existing single family residential
zoning district a minimum of 100 feet is required

3.6.2 Applicability of Notes to District Standards
o City West Districts: D, M



Part lil.

That the City of Novi Zoning Ordinance, as amended, Article 3, Zoning Districts, is
amended to add a new Section 3.33, City West Required Conditions, as follows in its
enfirety:

NS

1. The following standards shall apply to all uses permitted in the district except as
indicated otherwise in this ordinance, or where different or additional standards are
either authorized or required for developments utilizing the Mixed-Use Development
Option (MDO) in Section 3.34.

A. . Site plans shall be submitted for preliminary approval by the Planning
Commission, in accordance with the provisions of this ordinance and other
applicable ordinances in Section 6, unless the proposed plan qualifies for
administrative review per Section 6.1.C.

B Uses A use or structure that is lawfully
operating/existing as of the date this Section takes effect shall be considered a
legal non-conforming use, so long as it remains otherwise lawful, subject fo the
following:

a. Such uses may be enlarged or increased by up fo 10 percent of the
existing total floor areq, provided the resulting total floor area does not
exceed the maximum floor area ratio of 0.275 as described below.

b. Any changes to the building or site at these locations that require site plan
approval as described in Section 6.1 shall also require Planning
Commission approval under the requirements of the Special Land Use
permit approval provisions of that Section.

C. The maximum FAR (ratio of gross square feet of
building area to gross land area of site, less prescribed right-of-way) shall be
0.275. Where an addition is proposed to an existing structure, the total resultant
structure or combination of structures on-site shall be used in the calculations.

D. : Building and parking setback requirements,
except as otherwise specified herein, shall be as noted in the table below, as
measured from the future Right-of-Way line. These setback requirements may be
reduced or increased by the approving body where strict adherence would
serve no good purpose or where the overall intent of the district would be better
served by allowing a lesser or greater setback, provided that:



I. Anincrease or reduction of a setback will not impair the health, safety or
general welfare of the city as related to the use of the premises or adjacent
premise,

i. The increase or reduction of the setback along a common parcel line
between two premises would result in a more desirable relationship between
a proposed building and an existing building,

ii. The increase or reduction of the setback would create a more desirable
viewshed along the corridor, and

iv. The adherence to the required setback would result in the establishment of
non-usable land area that could create maintenance problems.

3.33.1.E. Setback Requirements for CW Districts

Arterials (Grand River, Beck) Minimum (feet) Moximum'(feet)
‘Buiding-Front 20 ' 65
Building - Exterior side! 20 65
Parking* 20 " None
. Nonresidential collectors and  Minimum (feet) . Maximum (feet)
 local streets
Building - Front 10 20
Building - Exterior Side! 0 none
Parking (rear and side yard)* 10 none
Private Drives, Aisles & Shared Minimum (feet)  Maximum (feet)
Access Drives
Building — Front 0 none
Building - Exterior Side! 10 none
Parking (rear and side yard)¢ 10  none
1-96 Highwayxl-!’(_)—w— SN ~ Minimum (feet) Maximum (feet)
BuildingI _ 75 _  none
Parking* 30 none
Adjacent fo Single Family | Minimum (feet) Maximum (feet)
Building - Non-residentialuse = 100 none
Building - Residentialuse 100 none
. Parking (rear and side yard)4 100 feet " none
NotestoTable N e



Rear and interior side yard building setbacks are not prescribed, except as noted or as
necessary to meet landscaping or other requirements, or where the Planning Commission or
City Council determines buildings or parking require additional distance for safety, profection
of natural features, or to enhance compatibility.

Distance Between Buildings: Buildings with a front-to-front relationship shall have a minimum
separation of forty (40) feet. Buildings with a front-to-rear or front-to-side relationship shall
have a minimum separation of thirty (30} feet. All other buildings shall have a minimum
separation of twenty (20) feet, or thirty (30) feet for buildings sixty (60) feet or more in height,
unless otherwise provided for in these district regulations.

. The front yard setback shall be increased at intersections where necessary to obtain the
appropriate clear vision area. Clear vision area shall comply with standards set forth in
Section 5.9, Corner Clearance, or any more restrictive standards adopted by the Road
Commiission for Oakland County (RCOC).

. Parking Setbacks.

a. Front yard off-street parking is generally not permitted as it detracts from the intent to
create a pedestrian-oriented district. If parking in the front yard is determined to be
essential to the site layout and uses, it shall be limited to one bay of parking and
observe a minimum of a 10-foot setback with greenbelt. Surface parking lots shall be
screened from all major thoroughfares by: (1) a two and one-half {2.5) foot ornamental
brick or stone wall with intermittent landscaped breaks; or (2) semi-transparent
screening such as brick pilaster with metal decorative fence in order to maintain
attractive streetscapes as approved by the City’s Landscape Architect. Landscaping,
12 - 36 inches in height, along the street side of walls or fences shall be provided.

b. Side yard parking adjacent to a front yard shall be setback from the front fagade of
the building by a minimum of five (5) feet. See illustration in Section 3.11.6.A. Screening
as described above is required.

c. Off-street parking areas may be located within the exterior side yard along arterial
roads if the primary building is oriented to front on a non-residential collector or local
street. If parking is located in a side yard, the minimum setback of at least twenty (20)
feet is required from the right-of-way line of any major thoroughfare, presently existing
or as planned by the Road Commission for Oakland County or the City of Novi Master
Plan.

d. Off-street parking areas adjacent to a single-family district shall be screened with a 5-
foot wall or landscaped berm.

F. Height. Buildings shall be a minimum of 20 feet with quality architectural design
and a maximum of two stories, except as otherwise provided under the MDO.
Uncovered roof seating areas for restaurant uses may be permitted by the
Planning Commission upon a demonstration by the applicant that such seating
would not jeopardize public safety and/or privacy of adjoining uses and would



not result in any other adverse consequences to the surrounding area, and
particularly to residential uses.

. Proposed developments, through innovative
planning, design, and architecture, shall create a significant pedestrian
orientation in keeping with the intent and purpose of the district and shall take into
consideration the City West Design Guide recommendations. There shall be a
system of pedestrian connections within and between all developments to enable
pedestrians to safely and conveniently access nearby destinations. Benches,
plazas, landscaping and other features to create attractive micro-destinations are
required. Stubbed sidewalk connections to undeveloped adjacent parcels shall
be provided at suitable locations.

. Sidewalks with a minimum width of 6 feet are
required abutting any street or internal road, and shall be placed at least 5 feet
from the curb where street trees are required. Along major thoroughfares
sidewalks shall be 8 to 10 feet wide as shown in the Active Mobility Plan. Sidewalks
are also required between vehicular parking areas and building facades with
pedestrian entrances. Bicycle parking shall meet or exceed the standards set forth
in Section 5.16, and bike paths shall be provided in accordance with the Active
Mobility Plan.

. A minimum of fiffeen (15) percent of the gross site area of a
commercial or mixed-use development shall be devoted to publicly accessible,
permanently landscaped usable open spaces and pedestrian plaza areas (such
as internal walkways, linear or pocket parks, plazas, or other space for gathering
accessible to occupants and invitees). Small strips of landscaped areq,
landscaped end islands in parking lots, and similar areas that are less than 20 feet
wide shall not be counted toward the required open space on the site. All
landscaped open spaces and pedestrian plaza areas shall be maintained by the
owners of the development it serves.

Up to 50 percent of the required open space may consist of areas that are
regulated by City of Novi woodland and/or wetland ordinances if they are
permanently protected by conservation easements. Wherever open spaces shall
be created or preserved, they shall be physically connected, when possible, to
adjacent open space areacs.

Usable open spaces required for multi-family development units may count
toward the 15 percent requirement if the spaces are publicly accessible (e.g., not
private patios, roof decks, balconies, fitness rooms and clubhouses) and part of
an integrated development plan. Usable open spaces must be clearly designed
for active or passive recreational or leisure use and have a minimum dimension of



twenty feet in every direction (private spaces like patios or balconies may be less).
Open space intended to serve all the units of a project shall be accessible and
convenient to all units. Private open space shall be accessible and convenient to
the units intended to be served. Active recreational facilities for children in
appropriate projects are encouraged, and shall be a minimum of 250 square feet.

. All sites in the City West districts are subject to Region 1 standards of
Section 5.15. In addition, all exterior walls of any main or accessory building shalll
be composed of the same or complementary architectural building facade
materials as others on the site. Exterior building facades shall be primarily of brick
or stone, which may be augmented by materials complementary to brick or stone.
When renovations, alterations, or additions are made to an existing building within
the City West district, the exterior building facades of the entire building shall be
brought into compliance with this subsection.

Architectural design and facade material are to be complementary to existing or
proposed buildings within the site and the surrounding area. It is not intfended that
contrasts in architectural design and use of facade materials is to be discouraged.
but care shall be taken so that any such contrasts will not be so out of character
with existing building designs and facade materials so as to create an adverse
effect on the stability and value of the surrounding area.

PAarkina Tandina 1 ~anina [jahtina ate Al sites must comply with Article 5,
Site Standards, regarding all applicable requirements, including off-street parking,
landscaping, exterior lighting, and buffers/walls, as those standards relate fo uses
permitted in the City West district, except as otherwise stated. Notwithstanding the
above, loading and unloading may be in aside or rear yard, and shall be located
as to be inconspicuous and properly screened. The approving body may modify
the size requirement for a loading area, an alternate location, or approve a
shared loading area between buildings, when the applicant provides ample
justification that the uses proposed will be adequately served.

In those areas where on-street parking is permitted, off-street parking requirements
may be reduced by the number of on-street parking spaces adjacent fo a use.
Parking requirements may be reduced when the approving body determines that
given parking areas serve dual functions by providing parking capacity for
separate uses which have peak parking demand periods which do not overlap.
The applicant shall submit a Shared Parking Study based on requirements set forth
in Section 5.2.7 to provide justification for the request. Applicant shall also provide
information on cross-access and maintenance agreements.

In those instances when a parking structure, underground parking or municipal
parking lot is constructed pursuant to a special assessment district, a parking



exempt district shall be created for that area served by the improvement and
assessed for its cost.

L. Vehicular Access. Vehicular access to a development site shall be designed to
provide safe and efficient distribution of traffic to and from the site and should
form a logical street network connecting to adjacent parcels in the district where
appropriate. Access design that results in an undue intensification of traffic
congestion shall be prohibited. Multiple curb cuts onto major arterials is
discouraged.

M. . Nonresidential collector and local streets
within the City West district shall provide rights-of-way and road cross sections
consistent with the City's Design and Construction Standards. Additional rights-of-
way area shall be provided where boulevards, squares or fraffic circles are
created. The local street network shall be designed to accommodate motorized
and non-motorized users.

N. Storm Water Detention. The use of underground and shared storm water facilities
meeting all relevant standards should be used to the extent feasible to achieve
permitted densities while protecting existing natural resources.

Part IV.

That the City of Novi Zoning Ordinance, as amended, Article 3, Zoning Districts, is
amended fo add a new Section 3.34, Mixed Use Development Option for the City West
District, os follows in its entirety:

1.

Intent and General Application. The MDO expands the number and kind of uses
permitted in the district. In addition to permitting quality residential development and
facilitating mixed-use developments, including multiple-family residential, office, and
commercial uses, this optional form of development allows for increased building
height—up to 110 ft—and increased floor area ratios (FAR), as well as the opportunity
to deviate from height, area, and bulk standards provided the deviations benefit the
development and are considered in context with the surrounding area.

The granting of a Mixed-Use Development Option application requires review and
recommendation by the Planning Commission and approval of the City Council,
under the process contemplated in MCL 125.3503. As part of the review and appeal
process, and in light of the potential additional uses and flexible building standards,
the development may be subject to certain conditions, and will have to demonstrate
conformance with the Design Guide adopted by the City as part of this ordinance.

For purposes of this Section 3.34, the “City West North" area shall be that part of the

district north of Grand River Avenue, and the “City West South™ shall be that part of
the District south of Grand River Avenue.

10



2 Uses permitted subject to approval of a Mixed-Use Development Option

A. For developments utilizing the Mixed-Use Development Option (MDO) the uses
listed under Section 3.1.30.B, C, and D will be permitted, with a minimum
combination of two distinct use classifications. Multiple-family residential dwellings,
including senior, age-qualified, or independent housing, may be proposed as a
stand-alone use.

B. MDO Projects with a single use may be considered for density reserved for mixed-
use projects if there is a clearly designed relationship between complementary
uses, including direct pedestrian connections and building entrances located
within 300 feet measured along the pedestrian route.

3. Eligibility Criteria

A. MDO projects shall require the applicant to demonstrate that each particular use
{or single use, as applicable), as well as the quantity and location of such use(s),
would result in a reasonable and mutually supportive mix of uses on the site, and
a compatibility of uses in harmony with the surrounding area and other nearby
areas of the City, as intended in this Article.

B. Minimum acreage for a project is five (5) acres, unless varied by City Councll
approval with a demonstration by the applicant that the proposed development
on less land meets the standards of Section 3.34, and subsections 3.33.1 and 3.33.3,
and that the proposed development exemplifies the intent of this Article as stated
in Section 3.1.30.A and the Design Guide.

C. Minimum public road frontage is three hundred (300) feet unless varied by City
Council.

4. General Approval Standards
A. As part of the application and review for site plan approval, the applicant for the

MDO must demonstrate the following:

i. The project will result in a recognizable and substantial benefit to the ultimate
users of the project and to the community, where such benefit would
otherwise be unfeasible or unlikely to be achieved by a traditional
development.

i. Relative to a development otherwise permissible as a Principal Permitted Use
under Section 3.1.30.B, the proposed type and density of development shall
not result in an unreasonable increase in the use of public services, facilities
and utilities, and shall not place an unreasonable burden upon the subject
and/or surrounding land and/or property owners and occupants.

i.  The layout of the site is designed to minimize the negative impact on existing
natural features, including woodlands and wetland areas. Where buffers to
adjacent uses are required, preserving existing natural features is @
preferable strategy to replacement and mitigation if appropriate visual and
audible screening can be achieved.

iv. Based upon the proposed uses, layout and design of the overall project, the
proposed building facade treatment, the proposed landscaping freatment
and the proposed amenities, the MDO project will result in a material
enhancement to the area of the City in which it is situated.

11



Vi.

Vil

viil.

A.

The proposed development will not have a materially adverse impact upon
the Master Plan for Land Use of the City and will be consistent with the intent
and spirit of this Section.

Each proposed use in the development, as well as the size and location of
such use, will result in and contribute to areasonable and mutually supportive
mix of uses on the site, and/or a compatibility of uses in harmony with the
surrounding area and other nearby areas of the City.

The land area proposed for development represents a cohesive and logical
consolidation of parcels to allow a coordinated project to be brought
forward.

The proposed development will be under single ownership and/or control
such that there is a single person or entity having responsibility for completing
the project in conformity with this Ordinance. This provision shall not prohibit
a transfer of ownership and/or control, upon completion of one or more
phases or upon 1) due notice to the City Clerk, 2) appropriate and customary
approval by other City officials and 3) financial guarantees for completion of
improvements.

. The following design standards shall apply to MDO projects

. The following design standards shall apply to all

projects:

Permitted non-residential uses may be allowed in combination with other
permitted non-residential or residential uses, based upon a layout and
integrated plan approved as part of the site plan.

The design standards for non-residential uses shall be based upon the

regulafions in this Ordinance applicable to the corresponding uses,

provided that modified design standards may be approved by the City

Council based upon a demonstration by the applicant of the following, and

the findings of Section 3.34.7.A.i.d:

a. The proposed uses will complement and support the intent of the City
West district, the convention center and other established uses within
this area of the City.

b.  The project has shown that design coordination and connection with
adjacent property, developed or not, has been accomplished.

C. An attractive street-level environment has been achieved that
focuses on the pedestrian experience and provides public space
amenities, with recommendations from the Active Mobility Plan
incorporated.

d. Vehicular safety provisions and controls have been applied
particularly with regard to access to major thoroughfares.

e. Aesthefic quality is improved in terms of design, exterior materials and
landscaping, including internal compatibility within the development
as well as ifs relationship to surrounding properties to accommodate
future development.

f. Preservation of natural features is achieved.
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iii There is underground installation of utilities, including electricity and
telecommunications facilities, as found necessary or appropriate by the
approving body.

v In order to provide efficient circulation and reduce driveways and curb cuts
along Grand River Avenue, all development sites fronting Grand River
Avenue shall be constructed to maximize traffic safety. Toward this end, to
the extent feasible internal access drive networks shall be established and
utilized as local streets. The shared access drives shall be privately owned
and maintained, have a cross-section meeting the City's local street
standards, and shall be governed by a cross-access agreement that
provides for public access at all times and shall be recorded with the
Oakland County Register of Deeds after review and approval by the City
Attorney.

The shared access drive shall be a minimum of twenty-eight (28) feet wide
(from back of curb) and shall be placed within a thirty-six-foot (36)
(minimum) private easement. Parallel parking may be permitted along said
shared access drive provided an access aisle of 26 feet is maintained. The
local street network shall be designed to accommodate motorized and
non-motorized users.

The City Council may waive the requirement for a shared access drive
where it is not feasible to extend it to another property due to 1)
environmental limitations, 2) incompatible adjacent development, 3)
shallow lots, or 4) other unique site features.

v The City Council shall resolve ambiguities in the interpretation of applicable
regulations using the Zoning Ordinance, Master Plan, the Design Guide, and
the intent of this Article and other City standards or policies as a guide.

Buildings in an MDO project may exceed the height stated in the
Development Standards, except those buildings located within 300 feet of a
single-family diistrict, subject to the following:

Bonus height may be granted under the following circumstances:

a. If underground or structured parking is provided, the maximum
height of the building may be increased up to 2 additional floors (1
story per 125 spaces provided);

b. If dedicated Open Space or preservation of natural areas is
provided in excess of 25 percent of the total site area, the
maximum height of the building may be increased an additional
story.

c. The provision and use of energy and water efficient design, water
conservation, reuse and preservation of resources, and sustainable
lifestyle solutions such as electric vehicle charging or integration of
solar arrays. Applicants shall provide a narrative explaining how
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sustainability elements will be incorporated and quantify the
impacts of those strategies. For qualifying for LEED {Leadership in
Energy and Environmental Design) certification, or equivalent for
green building strategies, the maximum height of the building may
be increased (up to 2 stories for Platinum).

d. Providing 15 percent or more residential units targeted for
workforce housing as defined in Section 2 (1 story bonus).

Building height, including bonuses earned, shall not exceed one hundred
fifteen (115) feet or 8 stories, whichever is less, in the City West North area
or 55 feet or 4 stories, whichever is less, in the City West South area.

Buildings utilizing this subsection shall be designed to minimize their impact
on surrounding existing uses and roadways, including, but not limited to,
building design elements such as variation in building materials, mitigation
of exterior and interior building lighting, and utilization of building relief
strategies (including step-backs of higher stories).

. For all buildings utilizihg bonus height strategies above, the City Council,

following a recommendation by the Planning Commission, shall make a
finding that the additional height will complement and be compatible
with the vision for the district with respect to the size, height, area, and
configuration of adjacent or surrounding parcels and structures and any
other relevant characteristics and interest. The City Council shalll
determine whether the architectural design of the buildings provides
adequate building relief fo minimize the mass and height of the building
and will not have a negative impact on the goal of creating a cohesive,
walkable district.

6. Required Site Development Conditions for MDO projects
A. The required conditions listed within Section 3.33 must be met except as otherwise
permitted within this Section 3.34

B.

The following standards are required for residential-only buildings, either as a
component in a mixed-use or a single-use development:

i.  All residential structures shall have a minimum of two (2) stories or equivalent
height.

The minimum distance between townhouse buildings shall be twenty (20) feet.
No more than eight (8) atfached townhouse units in a single building.

The minimum distance between multifamily buildings shall be one-half {1/2) the
height of the taller building.

. The length/depth of a building shall not exceed four (4) times the heig