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JSP23-02 STATION FLATS

STATION FLATS
JSP 23-02

Resume the public hearing from June 21st at the request of Cypress Partners, LLC for
recommendation to the City Council for Amendment of the Consent Judgment that
governs development of the property. The subject property is located on the east side of
Wixom Road, south of Grand River Avenue (Section 17). The applicant is proposing 157
apartment units in a four-story building. The Consent Judgment permits 100,000 square
feet of retfail use conforming to the B-2 Community Business standards on the subject
parcel. The proposed use is most consistent with the RM-2 High-Density Multiple Family
Residential District.

Required Action

Recommend approval/denial or postpone the Concept Plan and Amendment to the

Consent Judgment to the City Council.

REVIEW

RESULT

DATE

COMMENTS

Planning

Approval Not
recommended

Deviations to RM-2 standards:

Reduction in parking setbacks along the
north and west for the out-lots (Supported as
adjacent to other parking areas of center)
Maximum percentage of efficiency and 1-
bedroom units exceeded. (Supported as a
balance in unit mix is provided)

Maximum length of building exceeds 360
feet (368 feet proposed) (Supported as
pedestrian entrances present)

Buildings not oriented 45 degrees to
property lines (Supported due to buildable
area available)

Exceeding 30% paved areas in required
yard setbacks (Supported due to reduced
impacts fo wetland buffers)

Lack of 5-foot sidewalk along one side of
access drive (Supporfed as north sidewalk
now proposed, access drive is existing and
site constraints of parcel shape)

ltfems to be addressed on the Preliminary
Site Plan submittal

Engineering

Approval
recommended

ltfems to be addressed on the Preliminary
Site Plan submittal

Landscaping

Conditional
Approval
recommended

Waiver for lack of screening berm between
commercial and residential uses

Waiver for deficiency in parking lot
perimeter trees on the south side of the out




lot (Supported because the applicant is
providing a sidewalk)

ltfems to be addressed on the Preliminary
Site Plan submittal

Traffic

Approval
recommended

Deficiency of 68 parking spaces (315
required, 247 proposed) (Supported -
Parking analysis was provided to justify
reduction.)

Off-street parking less than 25 feet from the
building, and less than 20 feet from the
property line (Supporteqd)

ltems to be addressed on the Preliminary
Site Plan submittal

Approval
recommended

Wetland buffer authorization required for
223 square yards of impact

lfems to be addressed on the Preliminary
Site Plan submittal

Woodland

Approval Not
recommended

Woodland permit required for removal of
woodland replacement trees. (Supported
as replacements will be provided)

ltems to be addressed on the Preliminary
Site Plan submittal

Approval Not
recommended

Section 9 Fagade waiver for wood siding
(0% permitted, up to 34% proposed) (Not
supported as design does not qualify for use
of material. Applicant is advised to consider
alternate materials or reduce the amount)

Approved with
conditions

ltems to be addressed in the Preliminary Site
Plan submittal




Motion Sheet

Recommend Denial - Amendment of Consent Judgment and Concept Plan

In the matter of JSP23-02 Station Flats, motion to recommend denial of the proposed
Amendment to the Consent Judgment and Concept Plan for the following reasons:

I

2.

4.

-OR-

The proposed use is not consistent with the City's Master Plan for Land Use and
the Consent Judgment for the property.

The proposed development is not consistent with the requirements of the Zoning
Ordinance for multiple-family developments as evidenced by the number of
deviations and variances indicated in the staff and consultant’s review letters.
Future residents would not be adequately buffered from the adjacent
commercial uses. The proposed use is generally inconsistent with existing
surrounding development in terms of building relationships, access, and parking
locations. The infill location’s odd configuration does not lend itself to creating a
harmonious relationship between the uses.

(Add any additional reasons...)

Recommend Approval - Amendment of Consent Judgment and Concept Plan

In the matter of JSP23-02 Station Flats, motion to recommend approval of the proposed

Amendment to the Consent Judgment and Concept Plan based on the following
findings, City Council deviations, and conditions:

1.

The proposed amendment to the Consent Judgement will replace 100,000
square feet of retail development potential with 157 residential units. [The
estimated number of daily vehicle trips is 717 for the 157 multiple family units,
which is significantly less than the estimated number of trips for a retail use
(shopping plaza: 9,109 daily trips; Supermarket: 8,878 daily trips). Therefore, the
proposed change will have less impact on the road network compared fo the
use permitted by the current Consent Judgment.]

The proposed buildings are buffered by landscaping and preserved wetland
areas on the east and south, and set back from Wixom Road on the east.

The proposed development could help provide for missing middle housing needs
that are walkable to the commercial areas, which is recommended in the City’s
2016 Master Plan for Land Use. [The Infegra market study indicates there is
demand for the type of rental product proposed]

Per Sec. 3.8.3, the Planning Commission finds that a proper relationship exists
between local streets and any proposed service roads, driveways and parking
areas to encourage pedestrian and vehicular traffic safety.

The proposed Concept Plan would require the following amendments to current
conditions of the Consent Judgment:

a. Gross Building Area — Retail (ltem 12, A, Consent Judgment): Per the Consent
Judgment, Retail “B,” which is proposed to be located on the subject
property, shall not exceed 100,000 square feet in total square footage. The




6.

proposed development is estimated to be 183,300 square feet, with no more
than 157 multiple-family residential units.

Parking (Item 12, E, Consent Judgment): Per the Consent Judgment, a fotal of
1,725 parking spaces shall be provided between Retail A, B, and C. A revised
total of 1,470 spaces are proposed for Retail A and C, and the proposed
residential use. Applicant is asked to provide an overall parking count for the
entire site at the time of the next submittal to ensure that there will be
sufficient parking for the proposed and remaining uses, and fo verify the
proposed changes to the Consent Judgment.

The proposed Concept plan will require City Council to approve deviations for
the following:

a. Deviation from Sec. 3.1.7.D and Sec. 3.6.2.B to permit a reduction in parking
setbacks along the north side property line for the out-lots (20 feetf required, 0
feet and 15 feet proposed) and the western front property line (75 feet
required, 45 feet proposed).

Deviation from Sec. 3.8.1.B.ii for exceeding the maximum percentage of
efficiency (10% permitted, 15.3% proposed) and one-bedroom units (33%
permitted, 42.6% proposed).

Deviation from Sec. 3.8.2.C for exceeding the maximum building length of 180
feet, and 360 feet, (380 feet proposed) as the building includes common
areas with capacity of at least 50 people and the building is set back an
additional 125 feet from a property line abutting residential (the building is
greater than 500 feet from any abutting residential district).

Deviation from Sec. 3.8.2.D to allow the building to not be oriented 45
degrees to the property lines, due to the available area for construction and
constraints of the property;

Deviation from Sec. 3.8.2.E to allow off-street parking, maneuvering lanes,
service drives and loading areas to exceed 30% of the required yard area
(48% proposed), due to the available area for construction and constraints of
the property, with the condition that required landscaping and usable open
space is able to be provided;

Deviation from Sec. 3.8.2.F for parking closer than 25 feet (17 feet proposed)
to a wall of a dwelling structure that contains openings involving living areas
and closer than 20 feet (0 feet proposed) from a property line, due to the
unique location of the development within a retail shopping area;

Deviation from Sec. 3.8.2.G for the absence of a 5-foot sidewalk along the
south side of the existing access drive to the Wixom Road sidewalk, as the
previously approved design of the shopping center did not include room for a
sidewalk to be provided, and the applicant is now proposing a sidewalk on
the north side;

Deviation from Sec. 5.2.12.A for a deficiency of 68 parking spaces (315
required, 247 provided), as the applicant has submitted a parking analysis




that demonstrates the parking is adequate for the anticipated need. The
parking analysis has been reviewed and approved by the City’s Traffic
Consultant.

Landscape deviation from Sec. 5.5.3.A for lack of screening berm between
commercial and residential use on the north side.

Landscape deviation from Sec. 5.5.3.C.iv for lack of parking lot perimeter
frees along the south side of the out lot, in order to provide room for the
proposed sidewalk.

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

I.  (additional comments here if any)

(because the plan is otherwise in compliance with Article 3, Article 4 and Article 5 of the
Zoning Ordinance and all other applicable provisions of the Ordinance.)

-OR-

Postpone — Amendment of Consent Judgement and Concept Plan

In the matter of JSP23-02 Station Flats, motion to postpone making a recommendation of
the proposed Amendment to the Consent Judgment and Concept Plan... (in order to
allow the applicant time to further review items discussed during the public hearing and
fo work toward greater compliance with the requirements of the Zoning Ordinance.)
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The Station Flats

Wixom Rd between Grand River and 11 Mile Rd

Owner

MF Novi, LLC.

280 W. Maple Rd, Suite 230
Birmingham, Ml 48009
P.248.540.9300

Architect

Krieger | Klatt Architects Inc.
2120 E. 11 Mile Rd.

Royal Oak, MI 48067
P.248.414.9270
F.248.414.9275

Civil Engineer

PEA Group

2430 Rochester Court, Suite 100
Troy, MI 48083

P.844.813.2949
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LEGAL DESCRIPTION
(Per ATA National Title Group File No. 63-21794529~SCM, Commitment Date August 03,

The lond referred to in this commitment is described os follows: City of Novi, County of
Oakland, State of Michigan

Part of the Northwest 1/4 of Section 17, Town 1 North, Range 8 East, beginning at o paint
distant South 00 dea rees 19 minutes 49 seconds East 144012 feet from the Northwest
seciion comer, thence Soutn 90 degreen 00 minutes 00 aeconds Eost 30535 feet; thence
North 00 degrees 00 mm utes 00 seconds West 127.09 !cc( thencc South 90 degrees 00
minutes 00 Seconda Eost 277.34 fest; thence clong curve fo e right, rodius 1505 feet,
Chord bears North 39 degrees 16 minutes 37 secands Eost 2335 feet, distonce of 26.67
fest_ tnence Sauth 30 degrecs 00 Minites 00 seconds Est 3485 et tnarce North 09
degrees 00 minutes 00 seconds East 5951 fest; thence South 89 degrees 23 minutes 02
Seconds East 399,93 fest; tence South 00 degrees 38 minutes 58 ssconds West 1409.63
feet; thence North 89 deqrees 34 minuies 38 seconds West 554.26 fect; thence North 00

o e B8 feck Themce Tori 50 desracs 13 minures 45 Sodonds Wask 5654 feet
to beginning.

SCHEDULE B-II EXCEPTIONS
(Per ATA National Title Group File No. 63-21794529-SCM, Commitment Date August
03, 2021)

Homa 17, 21, and 22 are not plottabla survey Ttems

Pole Line Permit granted {o The Detroit Edison Company recorded in Liber 3514, Page 127,
Oakland County Records. [DOES NOT AFFECT THE SUBJECT PROPERTY]

Conservotion Eosement granted to the City of Novi recorded in Liber 25123, Poge 222, Ogkland
County Records, and the terms, conditions and provisions contained therein. [AS PLOTTED]

D) consetion Easement rontes to the Neigen Oeperiment of Envionmental Cusity recorded in
Liber 25384, Page 179, Oakland County Records, and the terms, conditions and provisions
contained therein. [AS PLOTTED]

Jes: condtions and provisons contained 1 Oparcion and Easemant Agreement recordad in Lber
25885, Page 164, ao_amended by First Amendment to Operation and Easoment Agresment
Fecarded n Lber 35814, Page 636, Gokiand County Records. [AS PLOTIED]

() Terme conitons and srosons contined 1y ccas Roodvay ard Uy Ecsament Ageamnt
recorded In Llber 33901, Page 381, Ockland County Records. [AS PLOTTED]

Terms, conditions and provisions contained in Easement Agreement recorded n Libar 36534, Page
82, ckiond County Records. [4S PLOTTED]

({3 Terms, conditons and provisions cantained 1 unrscordad Deelopment Righta Agreomnt cotad
Aoy o B0 s Sdancaa B, Hamarosdum 5 Devispment s Agasment resmasa 1 Ler
5. pae 106, Goond County Racards (48 PLOTIER]
Terms, candions and srovilons contained n Declraton as 1o Alocation of Gorman Area
ominanes Rosand Ay oton Fos recaraes n Lok Seb3t ogt 108, Cemang Comy
Records. [AS PLOTTED]

({9) Terms, conditins ona provistons contaned n Water System Eosement Agreement recorded n Lver
38071, Page 348, Dakland County Records. [AS PLOTTED]

Terms, conditions and provisions contalned n Storm Drainage Faclllty Malntenance Easement
Agreement recorded in Liber 38085, Fage 554, Oakland County Records. [AS PLOTTED]

Term, provisons ond ifpulations contaned i Consent udgment entered uily 18, 2001 in Ocklond
10: e of
e 5. Gonkent Jodgmen. enteres’ e 25, 015 ond recordes e 26, 2073 . iver
48333, Page 456, Oakland County Records. [AS PLOTTED]
Terms, conditions and provisions contained in Wetland Conservation Eosement recorded in Liber.
50308, Page 773, Ockland County Records. [AS PLOTIED]

Terms, conditions and provisions contalned In Storm Drainage Faclllty Malntenance Easement
Agreement recorded in Liber 50308, Page 779, Ockland County Records. [AS PLOTTED]
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BENCHMARKS
(GPS DERIVED - NAVDSS)
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SAM'S CLUB (27300 WIXOM RD.)
ELEV. - 986.57
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CLUB (27300 WXOM RD.)

ELEV. = 08493
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THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)
9

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

&

X ON NORTH RIM OF GATEWELL LOCATED 200 FEET NORTH OF
ENTRANCE TO SAMS CLUB GAS STATION, 36 FEET EAST OF
CENTERLINE OF WIXOM ROAD AND 3 FEET WEST OF SIDEWALK
ELEV. 974.22

BU 1712
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OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD, 1
FOOT EAST OF BACK OF CURE

ELEV. 981.3

BU 1713
X ON NORTH RIM OF GATEWELL LOCATED 2 FEET SOUTH BACK OF
CURB OF GRAND RIVER AND 150 FEET WEST 12 MLE ROAD

ELEV, §75.77

FLOODPLAIN NOTE:

BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED
0 BE OUTSIDE OF THE 0.2% ANNUAL CHANCE FLOODPLAIN PER
FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED
SEFTEMBER 29, 2006,
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BENCHMARKS
(GPS DERIVED - NAVDSS)

B 300
DRELE W ARON O A HIORANT LOGNED NEAR TIE WORTIGAST

APPROX. 63' EAST FRON THE EAST WALL OF
sms L:Luls (moc WXOM RD)

DIMPLE IN_ARROW ON A HYDRANT LOCATED APPROX, T
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S
CLUB (27300 WXOM RD.)

ELEV. = 08493

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM
THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)
~ 08219

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

8
EVELL LOCATED 200 FEET NORTH
ENVRANEE vo "33 CLUB, GAS STATION, 36 FEET EAST
CENTERCINE 3 WOM ROADAND 3 FEET WEGT OF SOEWALK
N S7azs

M 71
/0" KGR1H RM OF GATEWELL LOGATED IN THE SOUTHEAST o
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD,
OF BACK OF CURE
ELEV. 981.30

BU 1713
X O NGRIH RM OF GATEWELL LOGATED 2 FEET SOUTH BAGK OF
curs oF cmn RIVER AND 150 FEET WEST 12 MLE ROA!

LV, 975,

FLOODPLAIN NOTE:
BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED
0 BE OUTSIDE OF THE 0.2% ANNUAL CHANCE FLOODPLAIN PER
FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED
SEFTEMBER 29, 2006,

—
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BENCHMARKS
(GPS DERIVED - NAVDSS)
M 4300

B
DRELE W ARON O A HIORANT LOGNED NEAR TIE WORTIGAST
PROX. 63' EAST FROM THE EAST WALL OF

AP
SAMS CL\JB (moc WXOM RD)

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 180"
INEST FROM THE SOUTHWEST BUILDING CORNER OF SAW'S

CLUB (27300 WXOM RD.)
='a8a93

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM
THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

(ORTH TEWELL
ENTRANCE 70 SAuS CLUB. GAS STATION, 36 FEET EAST
AN ROAD AN 3 FEET WEGT OF SDEWALK

CENTERLINE OF
ELEV. 974.22

M 1712

B

X ON NORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST QUAD

OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD, 1
BACK OF CURE

FOOT EAST OF
ELEV. 981.3

BU 1713
X ON NORTH RIM OF GATE

T WELL
URB O GRAND RNER AND 150 PEET VEST 15 MLE ROAD

c
ELEV, §75.77

L

LEGAL DESCRIPTION
(Per ATA National Title Group File No. 63-21794529-SCM, Commitment Date August 03, 2021)

The lond referred to in this commitment is described os folaws: Gity of Novi, County of Ookiond, Stote of Michigon
Port of the Nerthwast 1/4 of Secton 17, Toun 1 Nortn Range 8 Eost. beghing ot o pont distant Seuth 00
degrees 19 minutes 49 Seconds Eost 144012 feet from the Northwest Section nce South 3 degrocs 00
minktes 00 Seconds East 305,38 Teet: thence degress 00 minutes uu Seconds Weat

South 80 degrees 00 minutes 00 seconds Eost 277,34 feef; thence clong curve to the right,
chord bears North 39 degrees 16 minutes 37 seconds East 23.25 feet, d\stcn:u of 26.57 fe
degrega G0 miutes 00 seconds Eost $48.95 feek thence Norlh 00 dey inutes 00 seconds Eost 59.

fadat
hance. Souh eu

LOSATED 200 FEET NORTH.

LOGATED 2 FEET SOUTH BACK OF

FLOODPLAIN NOTE:

BY GRAPHICAL PLOTTNG, SITE IS WITHN

0 BE OUTSIDE OF THE 0.2% ANNUAL CHANCE FLOODPLAIN

FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED
.

SEFTEMBER 23, 200

ZONE X', AREA DETERMINED
PER

PARCEL NO. 22-17-101-030

S90°00'00"E _ 348.95"

feet; thence South B9 degrees 23 minutes 02 seconds East 399.93 vm honce South 00 dogrees. 36 minuten 58 ARC
ecnds Weal 1409.63 foet; thence North B9 dear minutes 38 seconds West 554.25 feet; thence North 00 RADIUS .
Gearess 19 minates 49 seconds West 156.00 fac; thance North 89 dogrees 34 minutes 38 seconds West 180.07 DELTA 101°08'40"
feeti thence North 00 deqrses 0O minutes 04 seconda West 515,53 feet; thence South 90 degress 00 miutes 00
s jest 27.76 feet; thence North 00 degrees 00 minutes 07 s 481,77 fast; thence ORD = 23.25'

o 00 Soconds-Weet 567,69 Jeets thance Norin 00" degress 13 minuies 43 Soconds West 50.54 CH. ERG = N39%16'37"E

ginning.
ARE ON Wi

PRIME

IXON RO

127.09

N00°00'00"W

90°00'00"E__305.38"

= e — -
ESE T
o0 =] gx
28 23 Y
- K3
s Z JEE _ _ 2
1 N90°00'00"W 567.85"
|
[SITE_DATA TABLE:
e sve

ACRES (376,534
TAX 10: 22-17-101-032

ZONING:  CONSENT JUDGENENT
PROPOSED ZONING: CONSENT JUDGEMENT
[EXISTNG USE: VACANT LAND

UNIT NiX

LVE/NORK (VARES) - (7 TOTAL) RAT
ISTUDIO (500 SF.) — (24 TOTAL) RATIO
1 BEDROOM 1720 S, i

TOTAL PARKING REQUIRED:
[STANDARDS)

[OTAL PARKING REQUERED:
238 SPACES REQUIREI

TOTAL PROPOSED PARKING SPACES =
B H/C SPACES)

RETAL PARKING FOR BUILDINGS A, B AND
RETAIL "8" (SANS GLUB) PROVIDED
TOTAL PARKING FOR BULDINGS A, B AND
|(DEVIATION OF 251 SPACES)
OFF-STREET PARKING

REQUIRED ~ NO CLOSER THAN 20' FROM
PROPOSED 101 FROM PROPERTY. UNE. (o

REQUIRED ~ NO CLOSER THAN 25' TO AN

REQUIRED — 25' SETBACK FRON WETLAND

[PEDESTRIAN CONNECTMTY
IRED —

BICYCLE PARKING.
REQUIRED — 1| SPACE FOR EACH 5 UNITS =
PLUS 25% OF BIKE SPACES SHOULD BE COVEl
((++) DEVIATIONS REQUIRED

SO NFORMATION.

2071 ACRES (1L076.230 S5, CROSS
E2

PROPOSED USE: RESIDENTIAL MULTI-FANILY

- (60 ToTAL) RAVK) = 0:1:

2 BEDROOM ~ (64 TOTAL) RATIO = 36.3%
3 BEDROOM (1 o sr) 5 (@ ToTAL) “RaT0 = 1.3%
ToTAL LIVING UNITS DEVIATIONS REQUESTED:
BULDING HEIGHT ALLOWED BuLDNG HeloHT
BULDING HEIGHT PROPOSED NG LN i 25°
MAXIMUM BUILDING PERCENTAGE OF LUY CUVENAGE 25% AA ING STRUCTURE
— PEDESTRIAN CONNECTVTY
PROPOSED BULDNG LOT COVERAGE ~ - PEDESTRIAN COMECTUTY
VINMUM DISTANGE FOR
MAXMUM BULDNG LENGTH = 180.00" UINMUM DISTANCE, 0
PROPOSED BULDNG LENGTH = 579.4' (s+) _ DSTREET PARKNG R
|SETBACK REQUIRFMENTS: N Sy
~ PEDESTRAN SIDEWALK ON
D O THE DRIVE
RM=2 ZONING DISTRICT. REQUIRED BROVIDED ~ PERPENDICULAR PARKING ON
FRONT SETBACK (WEST)  50' 00.09' AR R R
ISIOE SETBACK (NORTH) 75 142.88" SETOAGK ,
SO SETBACK (SOUTH) 75" 66776 ~ BULDNG OR
REAR SETBACK (EAST) 75 18855' 2 GHF-STREET PARKNG cLoser
WETLAND SETBACK 28 574" THAN 20' FROM A PROPERTY
fivy
ARKING CALCULATIONS:

15130 SPACES PER DWELLNG UNIT (PER ITE
157 UNITS x 1.
248 OPEN SPACES (NCLUDES 1
RETAL "A" (TARGET) PROVIDED = 508 SPACES

P,
625 SPACES
RM—2 "C" (FROPOSED BUILDING) = 249 SPACES

STRUCTURE THAT CONTAINS OPENINGS INVOLVING LIVING
PROPOSED — 8.17' FROM DWELLING STRUCTURE. (1)

PROPOSED — 1.05' SETBACK FROM WETLAND (:

5' SIDEWALKS ON BOTH SIDES OF PRIVATE DRIVE
PROVIDED — 7' SIDEWALK ON ONE SIE ONLY (s

PROVIDED ~ 32 (INCL. 8 INTERIOR SPACES)

[CAPAC SANDY LOAM, 0 T0 4 PERCENT SLOPES

_| -

YARD SETBACK CALCULATION:

TOTAL YARD SETBACK AREA = 164,956 SF
TOTAL PAVED YARD AREA = 79,125 SF
PERCENTAGE YARD SETBACK REQURED = 30%
PERCENTAGE YARD SETBACK PROPOSED = 47.96%

PARCEL NO.

GENERAL NOTES:
THESE NOTES APPLY TO ALL CONSTRUGTION ACTIVITES ON THIS PROVECT.
ALL DIMENSIONS SHOWN ARE TO BACK OF CURB, FACE OF SIDEWALK, OUTSIDE

FACE OF BUILDING, PROPERTY LINE, CENTER OF MANHOLE/CATCH BASIN OR
CENTERLNE OF PIPE UNLESS OTHERWSE NOTED,

5139 SPACES = 237.682 or

C REQUIRED = 1,725 SPACES|

< REFER TO SHEET C-10.1 AND C10.2 FOR ON-SITE PAVING DETALLS.

REFER TO LATEST M.D.0.T. DETAL R—28 FOR SIDEWALK RANP DETALS.

AL CONSTRUCTION SHALL BE IN ACCORDANCE WITH CITY OF NOVI CURRENT
STANDARDS AND REGULATIONS.

THE CONTRACTOR SHALL NOTEY THE CITY ENGINEER, AND/OR THE AUTHORITY
HAVING JURISDICTION 3 BUSINESS DAYS PRIOR TO THE BEGINNNG
CONSTRUCTION.

© = 1,470 SPACES

ROW AND PROPERTY LINE
)

ANY WORK WITHIN THE STREET OR HIGHWAY RIGHT-OF—WAYS SHALL BE
PERFORMED IN ACCORDANCE WITH THE REQUIREMENTS OF THE AGENCIES
TN AND SHALL NOT BEGN UNTIL ALL NECESSARY PERMITS

O oL N HAVE BEEN ISSUED FOR THE

IT SHALL BE THE RESPONSBILTY OF THE CONTRAGTOR T0 ADWST THE ToP
OF ALL EXSTWG A0 PROPGSED STRUCTURES (WAWOLES, CATON BASNS,
INLETS, GATE wzus EVC) WITHN GRADED AND /OR
GRROE' SHOWN O THE PLANG. ALL SUCH ADISTUENT SHALL B NQBETAL
TO THE JOB AND WILL NOT BE PAD FOR SEPARATELY.

ALL PARKING SPACE PAVEVENT NARKNGS SHALL BE 4" WHITE WTH THE
EXCEPTION OF THE BARRIER FREE PARKING SPACES.

9. PROVIDE 4" BLUE STRIPING FOR BARRIER FREE PARKING SPACES AND WHITE
FOR BARRIER FREE PARKING SYMBOL. NOTE THAT WHERE A BARRIER FREE.
BARKING SPACE ABUTS, A NON_BARRIER FREE SPACE, THE TNO SPACES

160 uwrs /5 = SHALL BE SEPARATED BY ABUTTING BLUE AND WHITE STRIPE

SIGNS_NOTED TO_BE MOUNTED ON BUILDING FACADE SHALL HAVE A WINMUM
WOUNTING HEIGHT OF 5 FEET AND A MAXIMUM MOUNTING HEIGHT OF 7 FEET.

TARGET
IXON

22-17-101-022
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/ & 1. ALL VENTHER ACCESS ROADS CAPABLE OF SUPPORTING 36 TONS ARE TO
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ALL WATER MANS AND FIRE HYDRANTS ARE TO BE INSTALLED AND BE IN
SERVICE PRIOR T CONSTRUCTION ABOVE THE FOUNDATION.
THE BULONG ADORESS. 5,10 BE POSTED FACNG THE STREET THROUGHOUT

M
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BENCHMARKS
(GPS DERIVED - NAVDSS)

B 300
DRELE W ARON O A HIORANT LOGNED NEAR TIE WORTIGAST

APPROX. 63' EAST FRON THE EAST WALL OF
SAMS CL\JB (moc WXOM RD)

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 180"
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S
CLUB (27300 WXOM RD.)

ELEV. = 08493

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM
THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

8

(ORTH EVELL LOCATED 200 FEET NORTH OF
ENTRANCE 70 SAuS CLUB. GAS STATION, 36 FEET EAST
CENTERCINE 3 WOM ROADAND 3 FEET WEGT OF SOEWALK
ELEV. 974.22

BU 1712
X ON NORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST QUAD
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD, 1
FOOT EAST OF BACK OF CURE

ELEV.

BU 1713
X O NGRIH RM OF GATEWELL LOGATED 2 FEET SOUTH BAGK OF
curs oF cmn RIVER AND 150 FEET WEST 12 MLE ROA!

LV, 975,

FLOODPLAIN NOTE:

BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED
THE 0.2% ANNUAL CHANCE FLOODPLAIN PER

FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED

SEFTEMBER 29, 2006,

PRIMEC

[FEAVY DUTY
[ASPHALT PAVEMENT]

S90°00'00"E_305.38"
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t: 844.813.2049
Www.peagroup.com

3 N GENERAL NOTES, SIDEWALK RAMP LEGEND: LEGEND
(Per ATA National Title Group File No. 63-21794529-SCM, Commitment Date August 03, 2021) o ronromn amass o & scc commenromo
1. THESE NOTES APPLY TO ALL CONSTRUCTION ACTIVTIES ON THIS PROJECT. SDEWALK RAMP TYE R ® ot @ oot
e lond referred to in this commitment is described os follows: City of Novi, County of n e of Michigon & oo HONMENT SET i
The lond referred to in this commitment is described os follows: City of Nov, County of Ooklond, State of Michigan | | » s\ DIMENSIONS SHOWN ARE TO BACK OF CURB, FACE OF SIDEWALK, OUTSDE FACE OF BUILDING, PROPERTY LINE, SOEWALK RAWP TRE P ® 5 wcaowser vy
ENTER OF MANHOLE/CATCH BASN OR CENTERLINE OF PIPE UNLESS OTHERWSE NOTED. ¢ cusw
Port of the Northwest 1/4 of Sagtion 17, Town 1 North, Runge 8 East. beginning ot o pont ditant South 00 - orsme smcposen
degress 19 minutes 49 dsconds Eost 144012 fest from. the Northwsst Section e Sauin 90 degross 00| |5, RTER TO LATEST MO0, OETAL R-28 FOR SOEWAX FAVP DETALS. SDEWALK RAMP TPE D' ©
minutes 00 seconds East 305.38 feat; thence North QO degrees 00 minutes uu Seconds Weat ence CURB DROP ONLY -l S, PHONE R ALE YO UNE PLE U WRE
South 90 degrees 00 minutes 00 seconds Eost 277.34 feet; thence along curve to the right, Coduat 4. ALL CONSTRUCTION SHALL BE IN ACCORDANCE WITH CITY OF NOVI CURRENT STANDARDS AND REGULATIONS. ® so-0 ncERGROUNDS
chord bears North 39 degrees 16 minutes 37 seconds East 23.25 feet, d\stun:u oF 2657 fout “honce. South gu REFER TO LATEST MDOT R—28 STANDARD
degrees 00 miutes 00 ssconds Eost 34808 fest; thenge North 00 deg inutes 00 seconds Eost 59. 5. THE CONTRAGTOR SHALL NOTIFY THE GITY ENGINEER AND/OR THE AUTHORITY HAVING JURISDIGTION 3 BUSINESS DAYS | | Rawp AND DETECTALE, WAHMING DETALS
fook Thanco South 89 degress. 23 minutes. 02 sobonds, Eaat 380,03 feat hence. South 00, degress 36 minutot, 58 PRIOR T0 THE BEGINNNG OF CONSTRUCTION. s e RSLIE AR ¥
econds West 1409.63 feet; thence North B3 degrees 34 minutes 3 s West 554.26 feet; thence North 00 i, e TP LS At Vo O
dc;r::s 19 minutes 49 s est 156.00 11:% thence Nortn 89 dzgr“sd 34 minutes 38 seconds Wast 180.07 A ORK \THN THE i’s“fiic"gg“N:w‘Ng*Lﬁ‘sﬁ’x‘gﬂg; DR I M I AvE ANTARY SENER, LEANOUT 8 Mo 0L —
b thenc Nars 00 duass. 00 s 04 seconcs Weat 515,53 faak hence ey SO derase 90 miutes 00 REQUREUENTS oF T e rT— e —
Secands West 27,76 fest; thence North G0 degrass 00 minutes 07 s 481,77 fast; thence d pm——
nutes 00 seconds West 567.85 feet; thence North 00 earess 15 mimiies 53 Saconds Weot 50,54 7. 1T SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO ADWST THE TOP OF ALL EXISTNG AND PROPOSET NO PARKNG FRE LOE' SN [T SOUNRE LD 4 BTN AT BAS. O CRAN
ginning. STRUGTURES (MANHOLES, CATCH BASINS, INLETS, GATE WELLS ETC.) WITHN GRADED AND /OR PAVED AREAS TO FINAL| PesTDGATOR
GRADE SHOWN ON THE PLANS. ALL SUCH ADUUSTMENTS SHALL BE INCIDENTAL T0 THE J0A AND WILL NOT BE PAID Jre—_— o R a0 ccssuroes
FOR SEPARATELY. A —————————
DETECTABLE WARNING PLATE NOTE: 'BARRIER FREE PARKING' SON (3] woemED ST
8. AL PARKING SPACE PAVENENT MARKINGS SHALL BE 4" WHITE MTH THE EXCEPTION OF THE BARRIER FREE PARKING e
AS SHOWN ON THIS SHEET, SOME SDEWALK RAMPS WLL SPACES, VAN ACCESSBLE' SION conume
REQURE DETECTABLE WARNING PLATES TO BE INSTALED. | | o~ provE 4* BLUE STRIPING FOR BARRIER FREE PARKING SPACES AND HITE FOR BARRIER FREE PARKING SYMBOL \CROSSWALK' SIGN race
DETECTABLE WARNING PLATES SHOULD BE EAST JORDAN NOTE AT WHERE"A BARRER FREE PARKN SPACE ABUTS A NON-BARRIER FREE SPACE, THE TWO SPACES SHALL i,
DURALAST IN NATURAL FINISH OR BLACK ASPHALTIC 0P BE SEPARATED BY ABUTING BLUE AND WHITE STRP 'D0 NOT ENTER' SIoN ] ez
FIISH, OR APPROVED EQUAL 10. SIGNS NOTED TO BE MOUNTED ON BUILDING FACADE SHALL HAVE A MNIMUM MOUNTING HEIGHT OF 5 FEET AND A
MAXIMUL MCUNTING HEGHT OF 7 FEET. REFER TO DETAIL SHEET FOR SIGN DETALS conrere e
11, 'NO PARKNG—FIRE LANE' SIGNS SHALL BE POSTED ALONG ALL FIRE LANES AT 100' FOOT NTERVALS OR AS DIRECTED oy
BY THE FRE OFACIAL.
12. REFER TO NOTES & DETAILS SHEET FOR ON~SITE PAVING DETALS. et L b
13, REFER T NOTES & DETALS SHEET FOR ON-SITE SIDEWALK RANP DETALS s
IS CLUB o
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BENCHMARKS
(GPS DERIVED - NAVDSS)

B 300
DRELE W ARON O A HIORANT LOGNED NEAR TIE WORTIGAST

APPROX. 63' EAST FRON THE EAST WALL OF
SAMS CL\JB (moc WXOM RD)

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 180"
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S
CLUB (27300 WXOM RD.)

ELEV. = 08493

M §502
DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM
THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

8

NORTH EVELL LOCATED 200 FEET NORTH OF
ENTRANCE 70 SAuS CLUB. GAS STATION, 36 FEET EAST
CENTERCINE 3 WOM ROADAND 3 FEET WEGT OF SOEWALK
ELEV. 974.22

BU 1712
X ON NORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST QUAD
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD, 1
FOOT EAST OF BACK OF CURE

ELEV.

BU 1713
X O NGRIH RM OF GATEWELL LOGATED 2 FEET SOUTH BAGK OF
cuns o cmn RIVER AND 150 FEET WEST 12 MLE ROA!

LV, 975,

FLOODPLAIN NOTE:

BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED
THE 0.2% ANNUAL CHANCE FLOODPLAIN PER

FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED

SEFTEMBER 29, 2006,
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(Per ATA National Title Group File No. 63-21794529-SCM, Commitment Date August 03, 2021)

The lond referred to in this commitment is described os folaws: Gity of Novi, County of Ookiond, Stote of Michigon

Port of the Nerthwast 1/4 of Secton 17, Toun 1 Nortn Range 8 Eost. beghing ot o pont distant Seuth 00

degrees 19 minutes 49 Seconds Eost 144012 feet from the Northwest Section nce South 3 degrocs 00
voo. 00 minstes 00 30conés est

minutes 00 seconds East 305.30 st tence North G0 degr
South 90 degrees 00 minutes 00 seconds Eost 277.34 feet; thence glong curve to the right, fadat
chord bears North 39 degrees 16 minutes 37 seconds East 23,25 fest, distance of 26.57 hance. Souh eu

£ost 348.95 feet; thence North 00 dere inutes 00 seconds Eost 5.
ands East 399,93 fect; honce South 00 dogrees. 36 minuten 58
ogrecs 34 rinutes. 38 setonds West 554.25 feet; thence North 00
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st 27.76 fest; inence North 00 dagrees GO minutes 07 s 481,77 fout; thence

00 Soconds West 567.05 foet: thence North 00 degrees 19 minuies 49 Seconds Wost 0%

degrees 00 minutes 00 seconds
feet; thence South B9 degrees 23 minutes 02 se

qginning.
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BENCHMARKS LEGAL DESCRIPTION SYMBOLS: GRADING SIDEWALK RAMP LEGEND: LEGEND =
(GPS DERIVED — NAVDSS) (Per ATA National Title Group File No. 63-21794529—SCM, Commitment Dote August 03, 2021) RonFounD. emsss Lo 5 » n
8 500 fement " ; ) TEICALLY TOF OF PAVEUENT N PAVED SOEMALK R TRE R ® RS pEmEm. &7
B muw o 5 e LOATED NCAR THE NORTHEAST The land referred to in this commitment is described os follows: City of Novi, County of Ockland, Stote of Michigon R T e et SOEWALK RAP 'TYPE B ® & rome R o A\
APPROX. 63' EAST FROM THE EAST WALL OF © cacuaTED
ws m (mm WX RD) Part of the Northwest 1/4 of Section 17, Town 1 North, Range B East, begining ot o pont ditant South 00 K . cusme —
degrees 19 minutes 49 seconds Eost 1440.12 feet from the Northwest Section hence South gu d:qr:es m PROPOSED CONTOUR LINE —922— SIDEWALK RAMP 'TYPE O @ R P
mmulcs uo seconds East 305.38 feet; thence North 00 degrees 00 minutes 00 smm West 127. os R8 DROP ONLY —OH-ELEC—M-O—<  ELEC. PHONE OR CABLE TV O LINE, OLE S GUY WIE.
South 90 degrees 00 minutes 00 seconds Eost 277.34 feet; thence dlong curve to the right, radius ABBREVIATIONS: cu ® —o-CAV—(—  unoeRGRouND
DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 180" Chrord bears foartn 30 degrass 16 minutes 37 seconds East 2325 feet. distance of 26.57 fest hance South qu /€ = TOP OF CURD REFER TO LATEST MOOT R=28 STANOAND TS ¢ o t: 844.813.2049
SOUTHWEST FROM THE SOUTHWEST BUILDING CORNER OF SAW'S degrees 00 minutes 00 seconds Eost 348.95 '::t thence North 00 degrees 00 minutes 00 seconds Eost 59. G = GUTTER GRADE B o O TO Waae ety ue-ae ey www.peagroup.com
CLUB (27300 WIXOM RD.) feet; thence South 89 degrees 23 minutes 02 seconds East 399.93 'c:l thlmc: South 00 degrees 36 mmutcs 58 T/P = TOP OF PAVEMENT 1G4S WAIN, VALVE & GAS LINE MARKER. ¥
ELEV. - 984.93 seconds West 1409.63 feet; thence North BS de g s 34 minutes 38 onds West 554.26 feet; thence North 00 T/S = TOP OF SIDEWALK w YD, GATEVALVE TAPAG SEEVE AVAVE = TYemy -®§—
degrees 19 minutes 49 sccwds West 156.00 feet; lh:nc: North 89 ngr::s 34 minutes 38 seconds West 180.07 T/W = TOP OF WALL SANTARY SEWER, CLEANOUT & u —c.
feel: thence North 00 degrees 00 minutes 04 seconds West 515.53 feet: thence South SO degrees 00 miutes 00 8/W = BOTTOM OF WALL s o srs
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BENCHMARKS
(GPS DERIVED - NAVDSS)

B 300
DRELE W ARON O A HIORANT LOGNED NEAR TIE WORTIGAST

APPROX. 63' EAST FRON THE EAST WALL OF
sms L:Luls (moc WXOM RD)

DIMPLE IN_ARROW ON A HYDRANT LOCATED APPROX, T
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S
CLUB (27300 WXOM RD.)

ELEV. = 08493

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM

THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)
~ 08219

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

8
EVELL LOCATED 200 FEET NORTH

ENVRANEE vo "33 CLUB, GAS STATION, 36 FEET EAST

CENTERCINE 3 WOM ROADAND 3 FEET WEGT OF SOEWALK

N S7azs

BU 1712
X ON NORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST QUAD
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD, 1
OF BACK OF CURE
ELEV. 981.3

M #1713
X O NGRIH RM OF GATEWELL LOGATED 2 FEET SOUTH BAGK OF
curs oF cmn RIVER AND 150 FEET WEST 12 MLE ROA!

LV, 975,

LEGAL DESCRIPTION
(Per ATA National Title Group File No. 63-21794529-SCM, Commitment Date August 03, 2021)
The lond referred to in this commitment is described os follows: City of Novi, County of Ocklond, Stote of Michigon

Port of the Nerthwast 1/4 of Secton 17, Toun 1 Nortn Range 8 Eost. beghing ot o pont distant Seuth 00
degrees 19 minutes 49 Seconds Eost 144012 feet from the Northwest Section herce Sauin 50 degrees 00

minltes 00 Seconds East 305,38 Teet; tnence Nortn G0 degrees 00 minutes 60 smm Vet 12709

South 60 degrees 00 minutes 00 seconds Eost 277.34 feet; thence clong curve to the right, radius

:hwd hcuvi th 39 degrees 16 minutes 37 seconds East 23.25 feet, di: lun:u of 26.57 feet; mm:l South QD

oe2 00" miutes 00 seconds Ecet 34895 feet; tnence Norlh 00" degrees 00 minutes 00 seconda Fost 6.

'::t thmc: Suuth 89 degrees 23 minutes 02 seconds East 399.93 'c!l thlmc: South 00 degrees 36 mmutcs 58

seconds Weat T409.G3 foe; thance North 83 dogross 34 minutes. 38 seconds West 554,25 ook thence Notth 00

degrees 19 minutes 49 secon 156.00 1::( lh:nc: North 89 GEQV::S 34 minutes 38 seconds West 180.07

feet: thence Norih 00 degrees 00 minutes 04 seconds st 515,53 fest; thence’South 30 degrees 00 miutes 00

seconds West 27.76 fest; inence North 00 degrees 00 minutes 07 seconds West 481.77 feot; rence N

degrees 00 minsies 03 soconds Weet 67,65 Teet thanca Nerin 00" degres 19 mimuics 49 Seconds Weor 50.54

eginning.

‘SYMBOLS: GRADING
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TIRICALLY T0P oF PAVEMENT IN PAVED  *-{57750]
, GUTTER GRADE IN CURB LINES.
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ABEREVIATIONS:

RIM = RM ELEVATION

SIDEWALK RAMP LEGEND:

SIDEWALK RAMP 'TYPE R' ®
SIDEWALK RAMP 'TYPE P' ®
SDEWALK RAVE TYPE D' ©
CURB DROP ONLY ®

REFER TO LATEST MDOT R—28 STANDARD
RAMP AND DETECTABLE WARNING DETAILS

FLOODPLAIN NOTE:

BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED
0 BE OUTSIDE OF THE 0.2% ANNUAL CHANCE FLOODPLAIN PER
FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED
SEFTEMBER 29, 2006,

RETAINING WALL NOTE:
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BENCHMARKS GAL DESCRIPTI [SANITARY SEWER BASIS OF DESIGN WATER WAIN BASIS OF DESIGI LEGEND —
(PS DERIVED — NAVDSS) e eoral e Graup File N 63-2176452-S0H, Commiment Dote Augst 03, 2021) (Unit Factors Based on Oakiand County Unit Assignment Factors) (Un Facors Basd on Cedan Cauty Lt Assignmrt Facors) s o e .
-~ . ' [Multiple Family Residence ftiple Family Residence R o & e 8 =
e lond referred to in this commitment is described os follows: City of Novi, County of n e of Michigon % akromo fromeiay ccoroeo
B o o oo e e i oumier | | 1 i i o s G o ke Gy o N Gty of Gokon, S of Moton | B Ui o0 T oo e R ¥ oo — /'
APPROX. 63' EAST FROM THE EAST WALL OF 0.6 Iper resident Unit Factor 06 /per resident ¢ Gome

Part of the Northwest 1/4 of Section 17, Town 1 North, Range B East. beginning ot o poht distant South 00 ousme smcposeo
5‘“5 ‘1“" ‘m"" WXOM RD.) degrees 18 minutes 49 teconds Fost 144012 feet fram dne Northwest Seclon comer; hence”Sauih 90 degrees 00 REU 0 REU 950

South 80 degress 00 minutes 00 seconds Egst 277.34 fock thence clang curve 1o the.right, rodus 1505 feet, e
OMPLE IN ARROW ON A HYDRANT LOGATED APPROX. 180 hord hcuvi Rorin 39 degrees 16 minutes 37 seconds East 2325 feet, distance of 26,57 et thence South 90 [ToTAL ToTAL c-POED— { 844.813.2049
SOUTHWEST FROU THE SOUTHWEST BUILONG CORNER OF SAW'S oe2 00" miutes 00 seconds Ecet 34895 feet; thence Nor s 00 minutes 00 seconds Eost 59. REU| 960 REY %0 e-az LS TR 00 YWW.peagroup.com
LB (27300 WXOM R0.) fook Thenco South 89 desross 23 minuios. 02 sebonds, East 389,03 vm honce South 00 dogrees. 36 minuten 58 240 People 240/Paopie = ¥ 4 <
ELV. © 08493 seconds Weat 409,63 foe; thance North 85 deqrams 34 minutes 38 asconds Wesl 554.25 feet, thance Nerin 00 et o emasssasoe Vo @

degross 19 minutes 49 soconds West 196.00 fooks thence North 89 degress 34 minutes 38 s:cmds st 180.07 AV VIOV GPCEDY.SA00 ED. Avsenge Fiow{100 GRCRD) 2400900, o -3

fest:_thence Norih 00 degress 00 mintes 04 seconds West 515.53 fosts thance South SO degress 00 miutes 00 0.037 CFS. 0037 CF. ST SEVER AEMOUT S LE
OMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM st 27.75 fost; thence North 00 de futes 07 seconda West 481.77 fest; “thence North 50 P (1000s)|  0.240 0024 M.GD. plm———"
THE NORTHEAST BULOING CORNER OF TARGET (27100 WIXOM RD.) Gegroes 00 miutes 00 seconds West 567.85 feets thence North 00 degress 19 minutes 49 seconds West 50.54 Peaking Factor (PF)| 4.2 Eaep————

- o feet to beginning. PF = (18+sqr(P)/(4+sqrt(P)) Design Max. Flow = (2°awg)| 48000.00 G.P.D. POST INDICATOR VALYE
ITY OF NOW (REFERENGE BENGHUARKS) Peak Flow (G.0.P)| 98,835 G.P.D. 0074 CF. [t ————
(VERT. DATUM NAVDES, HORIZ. DATUM NAVDS) Peak Flow (CF.S)|__0.153 GE.S. 0.048 M.G.D. TR T 8
o Buiding Type = ype T S,
EVELL LOGATED 200 T NORTH OF 6" Pipe Capacity Provded = [ 073 CFS. Required Fire Flow = 4000 psi for 2 hours srorcT
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BENCHMARKS
(GPS DERIVED - NAVDSS)

B 300
DRELE W ARON O A HIORANT LOGNED NEAR TIE WORTIGAST

APPROX. 63' EAST FRON THE EAST WALL OF
sms L:Lua (moc WXOM RD)

DIMPLE IN_ARROW ON A HYDRANT LOCATED APPROX, T
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S
CLUB (27300 WXOM RD.)

ELEV. = 08493

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM

THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)
~ 08219

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

8
EVELL LOCATED 200 FEET NORTH OF

ENVRANCE vo "33 CLUB, GAS STATION, 36 FEET EAST

CENTERCINE 3 WOM ROADAND 3 FEET WEGT OF SOEWALK

N S7azs

BU 1712
X ON NORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST QUAD
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD, 1
FOOT EAST OF BACK OF CURE

ELEV. 981.3

BU 1713
X O NGRIH RM OF GATEWELL LOGATED 2 FEET SOUTH BAGK OF
curs oF cmu RIVER AND 150 FEET WEST 12 MLE ROA!

LV, 975,

LEGAL DESCRIPTION
(Per ATA National Title Group File No. 63-21794529-SCM, Commitment Date August 03, 2021)
The lond referred to in this commitment is described os follows: City of Novi, County of Ocklond, Stote of Michigon

Port of the Northwest 1/4 of Section 17, Town 1 Nortn, Range B Eost, beginning ot o pont distant South 00
degrees 19 minutes 49 Seconds Eost 144012 feet from the Northwest Section Corner; thence South 80 degrees 00
minktes 00 seconds East 305,38 jorth 00 dogrees 00 minutes 00 seconds Wast 127.09 fout thance
0 degrees 00 minutes 00 se 277.34 feef;_thence olong curve Lo the right, radius 15.05 feet,
:hwd hcuvi th 39 degrees 16 minutes 37 seconds East 13 25 d\slun:u of 26.57 feet; thence South QD
oe2 00" miutes 00 seconds Ecet 34895 feet; thence Nor 500 minutes 00 seconds Eost 9.
'::t thmc: Suuth 89 degrees 23 minutes 02 seconds East )99 93 'c!l thlmc: South 00 degrees 36 mmutcs 58
seconds Weat 409,63 foe; thance North 85 deqrams 34 minutes 38 asconds Wesl 554.25 feet, thance Nerin 00
degrees 19 minutes 49 s 156.00 1::( lh:nc: North 89 d!gr::s 34 minutes 38 s:cwds W:s{ 180.07
fest:_thence Norih 00 degrees 00 Minuies Q4 seconds West 515,53 fests thanca. Sout SO degress. 00 Miutes 00
est 27.76 fest; inence North 00 et inutes 07 seconds West 481,77 Teets thence North 50
Gegroes 00 miutes 00 seconds West 567.85 feets thence North 00 degress 19 minutes 49 seconds West 50.54
fest to beginning.

FLOODPLAIN NOTE:
BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED
0 BE OUTSIDE OF THE 0.2% ANNUAL CHANCE FLOODPLAIN PER
FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED
SEFTEMBER 29, 2006,
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BENCHMARKS
(GPS DERIVED - NAVDSS)

B 300

DRELE W ARON O A HIORANT LOGNED NEAR TIE WORTIGAST
ER, APPROX. 63' EAST FRON THE EAST WALL OF

sms L:Lua (zuoc WXOM RD)

DIMPLE IN_ARROW ON A HYDRANT LOCATED APPROX, T
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S
CLUB (27300 WXOM RD.)

ELEV. = 08493

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM

THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)
ELEV. - 98219

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

8

EVELL LOCATED 200 FEET NORTH OF
ENVRANCE vo S LB 043 STANON, 36 FEET EAST
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PER CITY OF
BEZTAK, NOVE

REQUIRED: 1 REPLACEMENT: 8'<I1"
2 REPLACEMENT: 12°<20"
3 REPLACEMENT 21"<29"

EXISTING TREES THAT ARE DEAD, VERY POOR OR POOR CONDITION ARE EXEMPT
FROM REPLACEMENT.

EXISTING TREES TO BE REMOVED: 21
REPLACEMENT TREES REQUIRED: 31

NOTE: 31 TREES REPLACED AT A 1:1 RATIO AS THEY WERE REPLACENENT TREES
FROM ANOTHER PROJECT, PER RICK MEADER EWAL 6.13.23

SEE TREE LIST SHEET T-1.1

NOVI ZONING ORDINANCE (AMENDED 6.22.17) — ENTIRE SITE
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806/200
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a1

GENERAL PLANTING NOTES PER CITY OF NOVE:

LANDSCAPE CONTRACTOR SHALL VISIT SITE, INSPECT EXISTNG SITE

COVERN QUANTITIES. CONTACT LANDSCAPE ARCHITECT WITH ANY
ONCERNS.

g

CONTRAGTOR SHALL VERIFY LOCATIONS OF ALL ON SITE UTILITIES PRIOR
70 BEGINNING CONSTRUCTION ON HIS/HER PHASE OF WORK. ELECTRIC,
AS. TELEPHONE. CABLE TELEVISION MAY BE LDC/

1-B00-4B2-7171. ANY DANAGE
E THE RESPONSIBILITY OF CONTRA oR St
COORDINATE ALL RELATED ACTIVITIES WITH OTHER TRADES ON THE JOB 23
AND SHALL REPORT ANY UNACCEPTABLE JOB CONDITIONS TO OWNER'S
REPRESENTATIVE PRIOR TO COMNENCING.

ALL PLANT MATERIALS ARE TO BE NORTHERN NURSERY GROWN NO. 1 AND 24, THE

INSTALLED AGCORDING TO AGCEPTED PLANTING PROCEDURES. ALL PLANT
MATERIAL SHALL CONFORM TO THE CURRENT (AAN) STANDARD FOR NURSERY

5 PLANTED ACCORDING TO THE GITY OF NOWI PLANTING
AND SPECIFICATIONS. THE CITY SHALL HAVE THE RIGHT TO IN}
PLANT MATERIAL PRIOR TO PLANTNG AND TO REJECT ANY PLANT MATERIALS
DEENED NOT 10 MEET THE STANDARDS OF THE ZONNG ORDINANCE.

ALL TREES SHALL HAVE A CENTRAL LEADER AND A RADIAL BRANCHING
STRUCTURE. PARK GRADE TREES ARE NOT ACGEPTABLE. AL TREES
SHALL BE BALLED AND BURLAPPED (B&B).
ANY_DECIDUOUS CANOPY TREE WITH BRANCHES THAT NIGHT TEND TO
DEVELOP INTO V"' CROTCHES SHALL BE SUBORDINATED S0 S NOT T0
BECOME DOMINANT BRANCHES.

ALL MULTI STEM TREES SHALL BE HEAVILY BRANCHED AND HAVE
SYMMETRICAL CROWNS. S OR THOSE WITH THIN OR OPEN
CROWNS SHALL NOT BE ACCEPTEI

ALL EVERGREEN TREES SHALL BE HEAVILY BRANCHED AND FULL TO THE
‘GROUND, SYMMETRICAL IN SHAPE AND NOT SHEARED FOR THE LAST FIVE
GROWNG SEASONS.

NO MACHINERY IS TO BE USED WITHIN THE DR LINE OF EXISTING TREES
HAND GRADE ALL LAWN AREAS WITHN THE DRIP LINE OF EXISTING TREES.

MULCH SHALL BE NATURAL COLOR, FINELY SHREDDED HARDWOOD BARK

VINE TYPE PLANTINGS, SHALL.
OF THE PROPERTY LINE.

ALL TRANSFORMERS ARE TO BE SCREENED IN ACCORDANCE WITH
THE CITY OF S 70 NOT CONFLICT WITH

F NOVI ORDNANCE AND SO

D.TE. RESTRICTIONS. (DETAIL THIS SHEET)

UBS, SOD OR OTHER EVERGREEN GROUND COVERS.

THE OWNER IS RESPONSIBLE FOR REQUEST OF FINAL INS|
ACCEPTANCE OF THE LANDSCAPE AT THE END OF THE 2-
RIOD.

GUARANTEE PERI

INSTALLATION SHAL

L
THE LANDSCAPE INSTALLATION AND NAINTENANCE PER

APPROVED LANDSCAPE PLAN AND APPLICABLE CITY ORDINANCES.

FOR ALL
WTH 3
BEDS AND 2" THICK BARK MULCH FOR PERENNIALS.

ALL LAWN AREAS SHALL REGEIVE 3" COMPACTED TOPSOLL.

ALL PLANT MATERIAL SHALL BE MANTAINED IN A HEALTHY GROWNG
CONDITION, INCLUDING WATERING, CULTIVATION, WEED CONTROL AND

SOIL ENRICHMENTS AS MAY BE NECESSARY.

ALL PLANT MATERIALS ARE TO BE INSTALLED IN A SOUND,
WORKMAN—LIKE MANNER AND IN_ ACCORDANCE
CITY OF NOW PLANTING REQUIREMENTS.

ALL PLANT MATERIAL SHALL BE INSTALLED BETWEEN MARCH
AND NOVEMBER 15TH

ALL PLANT MATERIAL SHALL BE WARRANTED FOR TWQ (2)
YEARS AFTER DATE OF ACGEPTANCE BY THE CITY OF NGV
ALL UNHEALTHY AND DEAD NATERIAL SHALL BE REl
MONTHS OR DURING THE FIRST AVALABLE GROWNG SEASON,
WHIGH EVER GOMES FIRST,

A MINNLM OF ONE WEED CONTROL CLLTIVATION PER NONTH
SHAL

OCCURRING IN JUNE, JULY AND AUGUST
THE TWO—

L BE PERFORM
DURNG YEAR ESTABLISHMENT PERIOD,

WITH THE CURRENT

5™

FULL
PLACED WITHIN 3

. OR

ED

IN WRITING BY THE CITY OF NOVI PRIOR TO

ANY_SUBSTITUTIONS OR DEVIATIONS FROM_THE LANDSCAPE PLAN
ST BE_APPROVED
i«

INSTALLATION.
ALL TREE WRAP, STAKES, AND GUYS MUST BE REMOVED BY
JLLY ST, FOLLOWING THE FIRST WINTER SEASON AFTER
INSTALLATION.

ALL LANDSCAPE AREAS ARE TO BE NAINTANED N A HEALTHY

GROWING CONDITION FREE OF DEBRIS AND REFUSE AND IN

E APPROVED LANDSCAPE PLAN.
ALL LANDSCAPE AREAS ARE TO BE WATERED BY A FULLY
AUTOMATIC IRRIGATION SYSTEM,

CONTRACTOR TO REMOVE ALL CONSTRUCTION DEBRIS AND EXCESS

MATERIALS FROM THE SITE PRIOR 1O FINAL ACCEPTANCE.

PLANT LIST FORL-1.2

DECIDUOUS TREE PLANT LIST:

QUANTITY KEY SYMBOL SCIENTIFIC NAME. SZE  SPEC NATVE
3 BAS  YellowBirch Betula alleghaniensis 810'H. B&B  Native
3 FG3  American Beech Fagus grandifolia FCal BB  Natie
4 GBI Ginkgo Ginkgo biloba 3"Cal B&B Nonmative
3 GT3  Skyline Honeylocust Gledtsia triacanthos . inermis ‘Skycole® 3"Cal B&B  Native
5 PO3 3"Cal B&B  Native
9 QB3 Swamp White Oak Quercus bicolor 3"Cal B&B  Native
6 B3 American Basswood Tilia americana 3"Cal  B&B  Native
3 UF3  Frontier Elm Ulmus “Frontier" 3"Cal B&B  Native
6 253 Green Vase Zelkova Zelkova serrata ‘Green Vase® 3"Cal B&B  Native
52 TOTAL DECIDUOUS TREES

SUBCANOPY TREE PLANT LIST:

QUANTITY KEY SYMBOL COMMON NAME SCIENTIFIC NAME SZE___ SPEC NATVE
3 CF3 Flowerging Dogwood Comnus florida 3"Cal B&B Nonnative
3 M3 Marike Crab Malus “Jarmin’ PP14337 (white, upright fruitless) 3" Cal.  B&B  Non-native
6 TOTAL SUBCANOPY TREES

SHRUB PLANT LIS

QUANTITY KEY SYMBOL SCIENTIFIC NAME SZE  SPEC NATNE
13 CP36  False Cypress Chamaecyparis pisifera 36"Ht Cont. Non-native
2 1636 Inkberry Holly llex glabra 36"HL Cont  Native
45 TOTAL SHRUBS

REPLACEMENT TREE PLANT LIS

QUANTITY KEY SYMBOL SCIENTIFIC NAME SZE  SPEC NATVE
2 BAS  YellowBirch Betula alleghaniensis 810'H. B&B  Native
2 BN10  River Birch Betula nigra 10'H.  B&B  Native
5 FG3  American Beech Fagus grandifolia 3"Cal B&B  Native
2 PO3 i 3"Cal B&B  Native
8 QB3 Swamp White Oak Quercus bicolor 3"Cal B&B  Native

19 TOTAL DECIDUOUS TREES

). PLANT NATERIALS, EXCEPT SOD, GROUND COVER, AND CREEPING
NOT BE LOCATED WITHIN FOUR(4) FEET

. ALL BERNS MUST BE PLANTED WITH A CONBINATION OF TREES,
SHR

PECTION AND
—YEAR

PROVIDER OF THE FINANCIAL CUARANTEE FOR THE LANDSCAPE
L BE FULLY RESPONSIELE FOR COMPLETION OF
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Long Term Control and Maintenance Plan for Commen Read (Phragmites australis)

A omECTVE —
.
e obiective of this Coniral and Maintenence Plan is 4o remave the presence of Phragmites within the subject praperty consistent with the Gty of —
Nol's ordinance, Sec 5.56.C. This effort wll be accomplished by dpplying herblcide 1o these targeted plonts and/or removing solls Within the — A\
designoted treaimant oreos.

TREE PROTECTION WILL BE ERECTED PRIOR TO
START OF CONSTRUCTION ACTMTES AND SHALL
©  TREATMENT

REMAIN IN PLACE LNTIL CONSTRUGTION IS
COMPLETE.
1. TREATMENT TEGHNIQUE

MSL:{LRCEHDDZE“DDE:QSW@(;; NO PERSON MAY CONDUCT ANY ACTIVITY WITHIN THE
DRI LINE OF ANY TREE DESIGNATED TO REMAIN;
0.SPECES AND LOCATIONS TO TREAT BARK. MULCH SHALL BE INCLUDING, BUT NOT LIMITED TO PLACING SOLVENTS,
NATURAL N COLOR BUILDING WATERIAL, CONSTRUCTION EQUIPNENT OR
SOIL DEPOSITS WITHIN DRIP LINES.

trol all non—native Phrogmites indicatad an tha topogrophical survey plan AND any new growth or singla plont cbasrved during traotmant
perfods.

5 SPECS SPEGHIC TREATHENT TECHNOUES GRADE GHANGES NAY NO DCCUR WITHIN THE DRIP
Phra UNE OF PROTECTED TREES.

nmy hermcme ta the foliage of all live culms of Phragmites (Phragmites uustmhs) within the designated treatment aregs: even single stem SAUCER AROUND SHRUB

plants. Follor spraying may be used In creos where signiflcant domage to crget natlve vegetatlon con be avolded (Le.. In dense patches

Eompesca of 755 of move Enroamies o Breqles o of ony 4engty mced ath athe ron-neuve vegelotony. Fo selatod ponts o

Sparse patches adjocent to native vegetation, indidual plants must be treated by @ coreful wick or hand application of herbicide to ndiidual

plans.

REMOVE COLLAR OF AL
FIBER POTS, POTS SHALL
BE G R

DURNG CONSTRUCTION, No PERSON SHALL ATTACH
REMOVE AL ANY DEVICE OR WIRE 10 ANY REMAINING TREE.
e E ALL UTILITY SERVICE REQUESTS NUST INCLUDE

- AL o b AN e 0 ST T T

eods $
B i o Lo Tt rrat B, 01 oo 7 e 1 4 S Ghpsl (e, v o 100
EES LOCATED O ADUAGENT PROPERTY THAT AT
Touk bt i lrgn ese, nalve snube o1 Lopogapny 18 oh e st ot o athr Paaies POnL): G S A
Frotect

SCARIFY SUBCRADE AND
. Treatment Timing NG PIT S0Es,
Treatment must occur after the majority of Phrogmites plonts have tasseled (while plonts are supplying nutrients to he rhizome), between
Septernber 4 and September 29.

UNpECATE
i

PLAN
RE-COMPACT BASE 1O TREES T0 BE PRESERVED SHALL BE IDENTIFIED WITH
FLAGONG PRIOR 10 THE TREE CLEARING

OPERATIONS.
2. WERBICDES -
.The requlred herblcide Is Rodeod 1 SHRUS SHALL BEAR SAUE RELATON FLANTING MIX, AMEND. & PROVIDE FENCE AROUND CRITICAL ROOT ZONE OF
TO FINISH GRADE AS IT 0 SOl PEF CRITCA® TREE.
b.AI herbicide treatments must be mixed and applied according to label specifications and performed by o certified commercicl pesticide CRIENALLY R STy HGHER CONDITIONS A} A
Qppllcator. Proof of certfcation I Soaronrate categeries Wil bs reaulres. ror 1o SLor of work. Owrspray onto non-target vegeration and/or THAN FINISH GRADE UP FEOUIREVENTS oF FENCE SHALL BE PLACED IN A GIRGLE WTH A
SOl a3 well Gs runoff of the herbicide nto the ground or water must ot occur. ABOVE GRADE, IF DIRECTED BY PLANT MATERIAL 3
LANDSCAPE ARCHITECT FOR HEAVY MEASURED AT 4.5' ABOVE GROUND.
C.Al treatments must be marked in the field. An appropriate marking dye shall be used with the herbicide, Flagging may be required i some CLAY SOIL AREAS.

s to document which plants have been {rsated.
2. PRUNE ONLY DEAD OR BROKEN
ADJUVANTS HES
Cygnet Plus® must be used with il herblcldes ot a rate of Q.8% of the mix volume.

FEMOVE ALL TAGS, STRING, PLASTIC

4. PERFORMANCE MINIMUMS AND OTHER MATERIALS THA 4'HIGH PROTECTIVE FENCING
Conractar s expecied {0 actigve o mmmum of ST trsotment of the extant target speckes and @ minimum of 85% Kl of any treotsd Bl MBS Sliad” WTH STERL POSTS _ 10 0.c.
plants wiin the mapped arscs. | The iraatment wil coniinue yearly until all plants are eradieated from. the subject property 3
EXISTING SOIL =it vain g

1.WEATHER & RE~TREATMENT - Callbates yeudy.

The contractor s respansibla for re~tratment i rain accurs wilhin six (6) hours of tha orginal treatment for follar and hand swipa applications

and within two (2) hours of the original tregtment for cut stump opplications. 3 TREE_PROTECTION DETAIL
2. APPROVED SUBSTITUTIONS R

Proposed substmmons by a Contractor [Le. treatment technlque(s), specific herblcide(s). and surfactant(s)] must be submitted to PEA, Inc.

it o reton.SyoAC Brand mame oneica produtis Musk 6 Taied G o Bres wrtton Ssetcaron. of why the Shange.  Any narodde o

concentration Dther man those specified above must be approved by the PEA Group and/or EGLE prior to use.

USE 3 narou00n ST oR o

5. SIONS/ MARKING TREE. 2'X2"X30" STAKES NoTE.

o must b posted by tne contractor wherver chamical reotment oecurs. Sigmage shal,remiin in place for the minmun enoth of fime oz DRIVE STAKES INTO GUY EVERGREEN TREES TALLER

dsterminad by the harbicida lobel and for o moximum omount of tima s agraed betwsen tha contractar and PEA Group. The cantractor UNDISTURBED SO 6-&" THAN 12' HEIGHT. STAKE TREES

responsible for vemovvr\g all signage. OUTS\DE OF ROQTBALL TO A SMALLER THAN 12

'TH OF 18" BELOW PIT.

9. PERMTS/ APPROVALS REMov[ ATER OUE YEAR 00 STAKE TREES USING FAGRIC

A0 EGLE Aqutic Nfsance, Contrl (ANE) Caricate of Conrage oy be raqured for the treaiment of Phragritea Wi open woter andfor

state requigted wetlond. In all treatment creos where

SE VIRE OF foPe
UGt
specified i the

GUYING MATERIAL. CONNECT
H HOSE FROM_TREE TO STAKE
nage 1s required, it may be used in place

OPPOSITE. ALLOW FOR SOME
of e Gine e revauely demroed a6, 1 2 o 45 DaIn), ANG acvsory amoge. must be- posked surrounding the o s v sueno FLEXING OF THE TREE. REMOVE
londuerd e of oy orec whrs chenied il be Shpled aver siandng waer or an drec Lokes botlomiands on the doy of ractent (st SRR AS SPECIFIED. 3 smaxes pe e unc! ‘SO PER SITE CONDITION AFTER ONE YEAR
o commenng Shroyng) ot 100100t intrils. he aperoved sl may be downicaded fram he EGLE aguatc nusance conir eb She STAKE 5 LARGEST STEws, IF TREE HAS 5 REQUREMENTS F
o 2515 3681 3710-57108- "M contrctar s responstie for priing ond dplcoing s s WONE AN 5 LEADLRS. Ser TREE PLANTS. JOLGH 3 DEPTH Wik
e s e Chpalcd vy i SorT acter) and pasiig i signs. ot ihe required 100 oot ntore, aone the Ioncord oe of ony STAKES VERTICAL AND AT SAME FEIGHT. i mgs e Y RchoRD paroo
e Wnire chemicals Wi b gl Ser standnd vt or o Great ke btlenlinds. Sgnags shat el ) Bace for th mininum 57t SCARIFY SUBGRADE. AND SHREDDED HARDNOSD BARK.
o lime G determined by the herbiide Iabel and the requirements of fhe ANC permit and for 4 maximum amount of time 95 adresd between REMOVE ROPES//CABLES FROM AROUND (4 oL SCARIEY SUSCRADE AND. =
fhe cantractor and the PEA Group Froject Manager. The contractor 1 rasponaible. for remeving ail sianoge THE BASE OF THE TREE. . 5\ D COLOR_LEAVE 3\ ORCLE oF
mintain compliance vilh the Federsl Clean Woter Act, pestiide reotmants that occur i, aver, or neor waters af the stote’ il fall under MOUND 70 FORM SAUCER WinH PLAN o Q
a National Pollutant Discharge Elimination System (NPDES) Certificate of Coverage under the ECLE General Permit for Nuisance Plant and Algae 3" OF MULCH. PULL THE NATE
Conor (07 AIEERIGOR GO AIGOSIOS0) A1 eamens conties i e Pt 1ol Uncr i Cafats o Coveroge mus oo a1 Wi 5 R fmow TE [ T TREE SHALL BEAR SAUE RELATION e
conditions of the general parmil TRUNK DOWN TO THE SOIL. BRANCHES, APPROX. HALFWAY OR\G\NALLV OR SUGHTLY H\GHER

et estments witn ary stamvser ecsement areas (s retention an4/ar etention o) Wil eure 5 eI/ Spprov e th Gty SCARIFY SUBGRADE AND
ING FIT SIDES,

RE-COMPACT BASE TO 4"
DEPTH

UP TREE (SEE DETAIL)

OV CRae D
CROSCRE KRCHITECT FoR MEAVY
GLAY SOIL AREAS.

i MF NOVI, LLC.
[-HT~MOUND TO FORM TREE SAUCER 280 WEST MAPLE RD. SUITE 230
T frovadoe
0. WEED SEED CONTROL AND CONTAMNATION
oAl caupment. footuecr, othing. and ol other matario brought onto th ercperty o (s roject must be completely e and e of AL
ant materal and 5ol (seeds, Poces of vegetation, cnunks of aci, 61c) prer to il ai the park. These precautions are eri
Trevening.he prend of e pente and omtriaton of gencte mred (secds) Trom ocations GuLSL o tne sbpel propery,

DO NOT PRUNE TERMINAL LEADER.
MATERIALS FROM THE PRUNE ONLY DEAD OR BROKEN
J! BRANGHES.

g
%
g

onBi
P LR 1S PeoFIE MATERIALS Fi

eE piT & oon
—— D AR TN s o s i e o o o ST Ao gwgg e
i e, wite et e seape of wo it e progery AL Josner, coting, a4 S, us be chcked end cears of sALL PUSTC, ROPES, CABLES, Ao LA ROM TPk
cments. bnd se1 oah e ok areas Lo rovent Tha Shries i veave planis o ane ok reo to oy o seoraus s s BALL ROOT BAL DRT o
S A b B i S R B el A AR S AN ONSGHTLY AN Soud Ghuse
Possble spread of mshe seed and part meterel. e LANTING M. AVEND SRone TR T8 RSt e
e RRm T ES,, P & -
4. DRT FROM ROOTBALL IS TO BE PROJECT TITLE
B ——— o OB BN SQBAL 509,55,
StataTaied scarguad and restined sl my ossar . some ament rsos o o et o th prteton f Mibigon bl Aok 451
008, Setion 345 (Encimgmrad Spaciet Proration). According 1o Migon Notons Feckoes ety Rasturoes, spprasimatdy 106 spacies of PLANT MATERIAL THE STATION
Combincd cnmel ang lant Specied Gre lated lor Gakiond County 03 Speci coneeim, thicatend of cnaangered staius,” A S sescssment or
TUE species nas nat been canducies. Al nerblcids Goplcators working ot these Shes must be coposle of Iaenting. the coplicoble protected
plants and the common native plants thot could be confused with the target specles (such as bluefont grass and native sedges) 5 \MULTI-STEM TREE PLANTING DETAIL WIXOM RD. BETWEEN GRAND
RIVER AVE. A0D 11MILE D
ScALE: 1" - 20" Eopa
£ TREE WRAP WITH cuv DEC\DUUUS TREES LARGER.
BIODECRADABLE MATERAL AT 10F & 3 AL,
PLANT S0 AT 0P o ROOT BALL 1S BOTTOM REWOVE AFTER FIRST WNTER THeRs SaER T e n
o5 USE 3 HARDWOOD STAKES PER meE wee
TR T0 8 eRTCAL T PeRPENDIULAS s rnupon s oo D s FRYEES
N SRVE STAKES NTO VATERIAL AT TOP & BOTION.
R SECURE TREE WRAP WITH BIODEGRADABLE UNDISTURBED SOL 6-8" REVOVE AFTER (1) WNTER PREAPPLICATION SUBWTTAL 1192025
NATERIAL AT TOF & BOTTOM, REVOVE AFTER OUTSIDE. OF ROGTBALL T0 A y SEASON SPASUBNITTAL vz
FIRST WINTER DERTH OF 18" BELOW PIT B
Y e ; R A A R 3D Some teees T asto o cowens —suon
EQUAL WITH BLACK FNISH 30 NOT FRUNE TERMIAL LEADER PRUNE Nor USE, WRE oF RopE AT eGPl Girv commEnTs [
" THIGK X 4" DEPTH WHEN AL, TO MULCH g THROUGH HOSE. BN AT T —r
§ o 4" per e sou, To wu 7 B R s oS ) ey S cownens v
STAKE JUST BELOW BRANCHES WITH 2°-3" ORIENT STAKING/GUYING TO PREVALING WINDS. PLANTING MIXTURE. AMEND GRPOSITE. ALLOW FOR sou
A WDE NYLON. CONNECT FROU TREE T0 STAKE EXCERT ON SLOVES GREATER THAN 3:1 ORENT SOl PER SITE_CoNDMONS FLEXNG o ThE TREE ReNove
SED MEDIA 2 A0 ALOW £GR FLCNBLITY. RONOVE A7 TER g o TS Wl RECDRBUETS OF .
= i 00 NOT USE WRE & HOSE £ g
Q (1) ONE YEAR. € ) 3 = st sAME STAKNG/CUYING ORENTATION FOR [FTT—
%e2 UANTS WTHI EACH GROUPING OR AREA.
COMPACTED SUBCRADE HARDUOOD STAKES ELE] SCAREY SUBGRADE AND FREDDED HARD
2 PG ey S HULGH SHALL B NATIRAL
- oEPTH.
SPEGICATIONS FOR LANDSCAPE BED. EDGING 3 FABRIC GUYING WATERIAL R N ReLe
T TReE SHALL BEAR SAME RELATION TRUNK: ORIGINAL ISSUE DATE
LANDSOAZE B0 EDGNG SHALL BE ALUMNUM A5 WANUFAGTLRED BY STAKING/CUYING LOCATION T e GRATE AT 1T BORE ORIGINAL ISSUE 07
GRIGIALLY GR SLICHTLY HrER
(8) EIGHT OR (16') SXTEEN FOOT SECTIONS SHALL BE USED W Sansgawe A DRAWING TITLE
LoCATOL ABOVE GRAGE, IF DIRECTED BY
(&) T on (1) ST Foor SECTONS SAL e FABRIC GUYING MATERIAL LANDSCAPE ARCHITECT FOR HEAVY MOUND TO FORM TREE SAUGER LANDSCAPE
o GLAY SOIL AREAS. RevOVE AL
EDGNG SHALL BE J THOX X £° 0EPTH W A0 TO WULCH M 5, Sy aronooo sun LG 1o NON- BI0DEGRADABLE
L TO ROCK, FINISH, BLACK g5 UNE. 3 DEEP AND LEAVE 3" CIRCLE OF 2. DO NOT PRUNE TERMINAL LEADER. MATERIALS FRON THE DETAILS
BURAFLEx iReTs Aawa 2505 35 SARE. SO ARGUND TREE TRUNK. 00 NoT PRUNE ONLY DEAD OR BROKEN ROOTBALL, CUT DOWN WIRE
gd RELGE LG N Coliscr W e ERANGHES. SRSKET ANG FOLD DOWN ALL
STAKE SHALL SECURELY ENGAGE EDGING AND SHALL BE ENTRELY uz ONK. FORM SAUGER WIH 4 HON TREE PIT BURLAP FROM 10P § OF ROOT
STAKE SHALL SECURELY ENGAGE 4z TRUNK FORM S > peuow AL Tios, sTNG, 3X ROOTBALL WOTH BALL ROOT BALL DRT
g SHOULD BE RENOVED FRON
EDGING SHALL HAVE A MINIMUM OF (2") TWO INCHES OF N SPECIIED PLANTNG NIX WATER & TAVP 10 OTHER WATERIALS. AT AR b B ExPost THE
RERCOSKNG i A SEEE Sebmon S Pk et Rl o s x5 seoren 3 s e QSR ol e R -
e 1 e i soncens e o o ot roor e o e o GG oETALS PEAJOBNO. _ 2021-0449
EDGIN BOVE COMPACTED FINISH GRADE. FINISH GRADE TO STAKING DETALS
SO ke S SOUPACTED PN SRADE, FNet A O SURLAP FROU TOF § or Rt or wow, s o PM__ e
PLAGE ROOTBALL Ol UNDISTURBED OR PULL MULCH BACK PRC oN e
CONPACTED SUBGRAGE oN A
DES AW
ALUMINUM EDGE DETAIL RM DETAIL TREE STAKING DETAIL DECIDUOUS TREE PLANTING DETAIL —————
SoaLE: 1/2" = 10"

DRAWING NUMBER:

SCALE: 3/4" 30"
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IREE_REPLACEMENT CALCULATIONS: - g / . \ \ < —~
PER CITY OF NOV ZONING ORDINANCE (AMENDED 2020) — LIGHT INDUSTRIAL v | . 1\ N
- ~ \ -
R, | rErCIENT St ) / Y/ E ‘ p
2 REPLACEMENY 12"<20" - L ( — v
3 REPLACEMENT 21"<29" N D \ \ L y {
EXSING TREES TIAT AR EAD, VRY POGR GR POOR CONDTION ARE EXEIPT : .

EXISTING TREES TO BE REMOVED: 21
REPLACEMENT TREES REQUIRED: 31

(OTE: 31 TREES REPLAGED AT A 1:1 RATIO AS THEY WERE REPLACEMENT TREES
FRON ANOTHER PROJECT. PER MK MEADER EVAL 81525

SEE TREE LIST SHEET T-

Kl

SCALE: 1" = 60°
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a0

3 REPLACEMENT 21"<28"

PER CITY OF NOVI ZONNG ORDINANCE (AMENDED 2020) — LIGHT INDUSTRIAL : —
REQUIRED: 1 REPLACEMENT: 8°<I1" —
TAG# CODE DBH__COMMON NAME LATIN NAME CON___ COMMENT EXEMPT? __ SAVE/REMOVE REPLACEMENTSREQ'D ‘TREE REPLACEMENT CALCULATIONS 2 REPLACEMENT: 12"<20" —_— \

7 Ws 7 WhiteSpruce Picea glauca Fair EXEMPT-SZE REQUIRED: 1 REPLACEMENT: <11 0 0 REPLACEMENT TREES REQURED

742 NS 7 Norway Spruce Picea abies Good EXEMPT-SIZE SAVE - 2REPLACEMENT; 12'<19" 0 0 REPLACEMENT TREES REQUIRED E:\(S,}Népv&l’és,{vn:V ARE DEAD, VERY POOR OR POOR CONDITION ARE EXEMPT G R o U P

3 s 6 Sycamore Platanus occidentalis Fair EXEMPT-SIZE SAVE - IREPLACEMENT: 20°<29" 0 0REPLACEMENT TREES REQUIRED

744 NS 9 NorwaySpruce Picea abies Fair SAVE . 4REPLACEMENT: <30’ 0 0 REPLACEMENT TREES REQUIRED S e RoNED: 21 t: 844.813.2049

75 SR 5 Japanese Lilac Syringa reticulata Fair EXEMPT-SIZE SAVE - TOTAL REGULATED TREES REMOVED = 0 WWw.peagroup.com

76 SR 5 JapaneselLilac Syringa reticulata Fair EXEMPT-SIZE SAVE - TOTAL REQUIRED REPLACEMENT TREE 0 bt ANOTER PROECT PEN MO UEIOER Bl a1 gy TEPLACEMENT TREES

747 NS 8 Norway Spruce Picea abies Fair SAVE -

748 NS 8 Norway Spruce Picea abies Fair SAVE -

9 NS 8 Norway Spruce Picea abies. Fair SAVE -

s 1 Sycamore Platanus occidentalis  Good SAVE -

751 NS 10 Norway Spruce Picea abies Fair SAVE -

72 NS 53 NorwaySpruce Picea abies Fair EXEMPT-SIZE SAVE -

752 NS 12 Norway Spruce Picea abies Good SAVE -

74 RB 43 RiverBirch Betula nigra Fair EXEMPT-SIZE SAVE -

75 RB 333 RiverBirch Betula nigra Poor EXEMPT-SIZE SAVE -

6 TP 3 Tulip-Poplar Liriodendron tulipifera  Very poor EXEMPT-SIZE SAVE -

757 RB 2 River Birch Betula nigra Fair EXEMPT-SIZE SAVE -

WK 2 Hackberry Celts occidentalis Fair EXEMPT-SIZE SAVE -

79 WK 2 Hackberry Celtis occidentalis Good. EXEMPT-SIZE SAVE -

MK 1 Hackberry Celts occidentalls Good EXEMPT-SIZE SAVE -

761 SWO 2 SwampWhite Oak Quercus bicolor Good EXEMPT-SIZE SAVE -

T2 WK 2 Hackberry Celtis occidentalis Good. EXEMPT-SIZE SAVE -

TP 2 Tulip-Poplar Liriodendron ulipifera  Good EXEMPT-SIZE SAVE -

764 ™ 1 Tulip-Poplar Liriodendron tulipifera Good EXEMPT-SIZE SAVE -

765 RM 1 Red Maple Acer rubrum Good EXEMPT-SIZE SAVE .

766 HK 2 Hackberry Celtis occidentalis Good EXEMPT-SIZE SAVE -

767 RM 2 Red Maple Acer rubrum Good EXEMPT-SIZE SAVE -

768 RM 1 Red Maple Acer rubrum Fair EXEMPT-SIZE SAVE .

769 swo 3 Swamp White Oak Quercus bicolor Good EXEMPT-SIZE SAVE - [———

LS Hackberry Celts occidentalis Good EXEMPT-SIZE SAVE - . Callbetenyouds.

m RM 2 Red Maple Acer rubrum Good EXEMPT-SIZE SAVE .

m BO 2 Black Oak Quercus velutina Good EXEMPT-SIZE SAVE -

R 1 Red Maple Acer rubrum EXEMPT-SIZE SAVE -

4 RB 211 River Birch Betula nigra EXEMPT-SIZE SAVE .

s AL 2 Tulip-Poplar Liriodendron tulipifera Poor EXEMPT-SIZE SAVE -

il HK 1 Hackberry Celtis occidentalis Fair EXEMPT-SIZE SAVE -

s RM 2 Red Maple Acer rubrum Good EXEMPT-SIZE SAVE .

T8 SWO 2 SwampWhite Oak Quercus bicolor Fair EXEMPT-SIZE SAVE -

79 SWO 3 SwampWhite Oak Quercus bicolor Good EXEMPT-SIZE SAVE -

W RB 22 RiverBirch Betula nigra Good EXEMPT-SIZE SAVE -

781 RB 22 River Birch Betula nigra Good EXEMPT-SIZE SAVE -

W TP 3 Tulip-Poplar Liiodendron tulpifera  Fair EXEMPT-SIZE SAVE -

7 RB 2241  RiverBirch Betula nigra Fair EXEMPT-SIZE SAVE -

784 RM 2 Red Maple Acer rubrum Fair EXEMPT-SIZE SAVE -

w5 RM 2 Red Maple Acer rubrum Good EXEMPT-SIZE SAVE -

786 RM 2 Red Maple Acer rubrum Good EXEMPT-SIZE SAVE .

87 RM 2 Red Maple Acer rubrum Good EXEMPT-SIZE SAVE -

. RM 1 Red Maple Acer rubrum Good EXEMPT-SZE SAVE -

789 RM 1 Red Maple Acer rubrum Good EXEMPT-SIZE SAVE .

790 RB 22 River Birch Betula nigra Good EXEMPT-SIZE SAVE . CLIENT

7 BP 4 Bradford Pear Pyrus calleryana Fair EXEMPT-SZE SAVE -

™ R 22 River Birch Betula nigra Good EXEMPT-SIZE SAVE - MF NOVI, LLC.

7 RB 22 RiverBirch Betula nigra Good EXEMPT-SIZE SAVE - 200 WEST MAPLE RD. SUITE 220

™ RM 1 Red Maple Acer rubrum Good EXEMPT-SIZE SAVE -

™ RM 2 Red Maple Acer rubrum Fair EXEMPT-SIZE SAVE -

796 SWO 2 Swamp Waite Oak Quercus icolos Good EXEMPT-SEZE REMOVE -

7 1 3 lrorwood Ostya-virginiana Poor EXEMPT-SZE REMOVE

W Rt Reg Maple oot subrum Faie EXEMPTSZE  REMOVE -

00 RM 4 Red-Maple. Acer-rubrIm Dead EXEMPT-SZE REMOVE

804 e 2 Hieleat Linden Tika-cordata Poor EXEMPT-SZE REMOVE

w2 wo 2 Wite-Oak Quercus aba Poor EXEMPTSZE  REMOVE - PROJECT TITLE

03 Unkaown 4 Dead uaknown EEMPTSZE  REMOVE

W R 2 Reg Maplo Aor b Faie EXEMPTSZE  REMOVE THE STATION

W R 2 Bur ook Guereus maciocerpa Faie EXEMPTSZE  REMOVE -

®om e s o oumsz R e Sneecuo

Quercue macrecarps o e

0 RM 2 Reg Maple Aoetsubsum Faie EXEMPTSZE  REMOVE

0 R4 River Bich Bowkanigra Poor EXEMPT.SZE  REMOVE

810 R 2 Red Maple AcBF-Fubrum- Good EXEMPT-SZE REMOVE

R84 Rier Bich Betuka g7 Faie EXEMPTSZE  REMOVE -

2 R 1 River Birch Betula nigra Fair EXEMPT-SIZE SAVE -

813 RM 1 Red Maple Acer rubrum Fair EXEMPT-SIZE SAVE - REVISIONS

814 Unknown 1 Dead unknown EXEMPT-SIZE SAVE - PREAPPLICATION SUBMITTAL 111372023
SPASUBMITTAL
CITY CoMMENTS Sz
GITY COMMENTS 12023

CITY CoMvENTS 242023

ORIGINAL ISSUE DATE:
DECEMBER 1, 2022

DRAWING TITLE
TR

E
PRESERVATION
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PEAJOBNO.  2021-0449

PM. JPB
DN. BGG
DES, LAW

DRAWING NUMBER:
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PLAN VIEW: NOT TO SCALE

Scheuls
Label | Symbol | Qty | Manutacturer Catalog Number Light Loss Factor | Lumens PerLamp | Watts
ez | |1 | usaRonuenTnGER RZRMPLED 1V 24LED 350mA 0K 00 BT 2
wa s |umonaws ARCI LED P1 40K 0500 Tase 08751
) “03[ 1| usArcHuGHTING EB RZR-PLED I WAOLED 350mA 40K %0 i 27
wi | I = |vesuomnew owrsrissc ) s o
%2 [ | usArcHuGHTING E7 RZR PLED-V40LED 350mA40K %0 17 27
) Z[25 | usarcHLGHTING ES RERB1-PLED-II-W-20LED-175mA40K o750 1695 "
| D |9 |eoae 55022_BEGA_IES 40K %0 29 .
Statisios
Description Agtc | Maxte | Minte | AvgMin(1) | Mavin (1)
B0 STORAGE AREA ses |1s |2 | 201
DRIVE ISLE TO WXOM RD 216 |42 |os  |eeo )
MAIN ENTRANCE sor |a8 |22 | )
MAIN ENTRY UNDER OVERHANG 325|101 |os |40 1263
NORTH PARKING 2 |49 |09 |sor sa
OvERALLSITE 0z |45 |oo [N A
PED PATHWAY COURTYARD 590 |21 o1 |aew 12100
PED PATHWAY POOL AREA ses |1s |00 |wa A
PED PATHWAY WEST 200 |1e  |os |swe 20
PROPERTY LINE 0z |os |oo  |na A
SOUTH PARKING 202 |36 |19 |13 )
UPPER LEFT PARKING LOT AREA 205 |47 o5 |410 )
VERTICAL EAST PARKING s |21 |os 2% 50
VERTICAL WEST PARKING 2 |es |11 |2 25
Page 10f8

STANDARD NOTES:

- Electrical service to light fixtures shall be placed underground
- Flashing light shall not be permitted
- Only necessary lighting for security purposes & limited operations shall be permitted after a site’s hours of operation
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ISOMETRIC VIEWS: CONTRAST & PSEUDO COLOR

GENERAL NOTE
- SEF SCHEDULE FOR LUMNAIRE MOUNTING HEIGHT

2 CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: TREES SHOWN AT BOTTOM OF LEAV
5 CIGHTING ALTERNATES REQUIRE NEW PHOTOMETRIC CALCU Y FOR APPROVAL

 THE ENGINEER ANDIOR ARCHITECT MUST DETERWINE APPLICABILITY OF THE LA EXISTING / FUTURE FIELD CONDITIONS.
THIS LIGHTING LAY SENTS LLUVINATION LEVELS CALOULATED FFROM u«ao TORY DATA TAKEN UNDER CONTROLLED CONDITIONS N ACCORDANCE WITH LLUVINATING ENGINEERING SOCIETY APPROVED IETHODS
ACRUAL PERFORMANCE GF ANY AU S LUMINAIRE MAY VAI N IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND MOUNTING HEIGHTS INDICATED ARE FROM GRADE AN

AN ENERG
S OEFINED I
/SH.COM OF 3250705
RONIC MAGE £OF ESTIMATION PURFOSE ONLY. LAYOUT TO BE VERIFIED IN FIELD BY OTHE
T HOUNTING HEIGHT 1S HEASURED FROM CRADE 10 PACE OF FIXTURE. POLE HEIGHT SHOULD BE CALCULATED AS THE MOUNTING HEIGHT LESS BASE HEIGHT
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ISOMETRIC VIEWS: CONTRAST & PSEUDO COLOR

SENERAL NOTE

= SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT
2 CALCULATIONS ARE SHOWN I ANDLES AT: 0 - 0", FOOD SERVICE AREA AT: 2 - 6
§ CIGHTING ALTERNATES REQUIRE NEW PHOTC

~ THE ENGINEER ANDIOR ARCHITEQT MUST DETERVINE APPLIGABILITY OF THE LAY

THISLIGHTING LAYOUT REPRESENTS LLUVINATION LeV ULATED Fi
ACTUAL PERFORMANCE OF ANY MANUF/ S LCRNARE WRY UARY b1

T A SUBSTITUTE FOR INDEPENDENT ENGINEERING A
ENE] E AND L

THESELIGHTING R
c LE AN
s Real

EXEMPT, PROJECT HUST
ORDERING INQURIES AT

ORAWING WAS GENERATED FR( RONIC IMAGE FOR

HOUNTING HEIGHT 1S MEASURED FROM GRADE 70 PACE OF FiXTUR

TN PURPOSE ONLY TO BE VERI
£ POLE HEIGHT SHOULO BE GALCULATED A8 THE MOUNTING HEIGHT (ES

ES SHOWN AT BOTTOM OF LEAV
(ETRIG CALGULATION AND RESUBMISSION TG Ty FOR APPROVAL

NDITIONS N ACCORDANCE WITH LLUVINATING ENGINEERING SOCIETY APPRC
JLERANCE I CANPS. AND NDITIONS. MOUNTING HEIGHTS INDIC

ITABLLITY AND SAFETY

s
NG QUALITY
A 50.12015 FOR SPECIFIG INFORMATION CONTAGT GBA

5
LavouT FIED IN FIELD BY OTHE?
BASE HEIGHT.

0 VETHODS
RE FROM GRADE AN

66-6705
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llluminance
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FRONT ELEVATION (WEST): PSEUDO COLOR

GENERAL NOTE
- SEF SCHEDULE FOR LUMNAIRE MOUNTING HEIGHT

2| CALCULATIONS ARE N IN FOOTCANDLES AT 0' - sl JREES SHOVN AT SOTTOM OF LEAVES
5 LHTING ALTERNATES REQUIRE NEW PHOTOMETRIG GALCULATION AND RESUBHISSION T6 CITY FOR APPROVAL

THE ENGINEER ANDIOR ARCHITEGT MUST DETERINE APPLICABLITY OF THE LAYOUT TO EXISTING | FUTURE FIELD CONDITIONS,
THIS LIGHTING LAYOUT REPRESENTS LLUM\N»AT\DNLE ULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED GONDITIONS I ACGORDANCE WITH LLUMINATING ENGINEERING SOCIETY APPR
ACTUAL PERFORMANCE OF ANY MANUF S LChiARE AY A RIATION IN ELEC ERANCE IN LAMPS, AND ARIABLE FIEL MOUNTING HEIGHTS IND

+ THESE LIGHTING CALCULATIONS ARE NOT 4 SUBSTITUTE FOR NDEPENDENT ENGINEERING ANALYSIS OF LIGHTING SYSTEM SUTABILITY AND SAFETY
HE ENGINEER ANDIOR ARCHITECT 1S RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY GODE AN LIGHTING QUALITY COVPLIANCE
COMPLY WITH LIGHTING CONTROLS REUIRMENTS DEFINED IN ASHRAE 901 2015, FOR SPEGIFIC NFORMATION CONTAGT GBA
ORDERING wau\m;; mumrr SER BUSH AT QUOTES ERBUSH COM OF 7%2».»«1
ORAWING WAS GENERATED Fi ONIC IMAGE FOR ESTIMATION PURPOSE ONL UT TO BE VERIFIED N FIELD BY OTHE
T HOUNTING HEIGHT 1S HEASURED FROM CRADE 10 PACE OF FIXTURE. POLE HEIGHT SHOULD BE CALCULATED AS THE MOUNTING HEIGHT LESS BASE HEIGHT
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RIGHT ELEVATION (SOUTH): PSEUDO COLOR

SENERAL NOTE
= SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT
2 CALGULATIONS ARE SHOWN IN ANDLES AT. EAREAAT: 2 -6
te RE:

£5 SHOWN AT BOTTON OF LEAY
TG ACTERNATES REGUIRE NEW PHOTOMETRIG GALGULATION AN RESUBMISSION TO CITY FOR APPI

OF THE LAYOUT 10 EXISTING | FUTURE FIELD CONDITIONS
EN UNDER TONS IN ACCORDANCE WITH LLUVINATING ENGINEERING SOCIETY APPROVED UETHODS
E

~ THE ENGINEER ANDIOR ARCHITEQT MUST DETERNINE APPLIGABILITY
NDIT)
SLERANCE N CAMPS. AND O7VIER VARIABLE FIELD CONDITIONS. MOUNTING HEIGHYS INDIGATED ARE PROM GRADE AN

THISLIGHTING LAYOUT REPRESENTS LLUVINATION LeV CULATED FROW u«m \ToRY DATA TAK
ACTUAL PERFORMANGE OF ARY MANUF, S LCRINARE MAY VARY BUSTO ¥ N ELECTRIGAL VOLTAGE

T A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING
MICHIGAN EN D LIGH UALIT

X STe AE 901 2015, FOR SERBUSH.COM OR 734-266-6705
ORDERING INQUIRIES CONTAC
“THIS DRAWING WAS GENERATED FR(
URED FR

N M AN ELI T AvoUT TO BE VERIFIED I FIELD BY OTHE
MOUNTING HEIGHT IS MEAS OM GRADE

IMAC TN URPO 0 BE VERI
T PAGE OF FIXTORE. POLE HEIGHT SHOOLD BE GRLOULATED AS THE MOUNTING HEIGHT LESS BASE HEIGHT.
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LEFT ELEVATION (NORTH): PSEUDO COLOR
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B THEES S0 AT sOTTOM OFLeAY Cypress Flats_V6 #22-71582.AGI Designer: JC3

5 LN ALTERNATES REQUIRE NEW PHOT

THE EUGINEER AOOR ARCHITECT ST OETERMNEAPPLCABLITY OF THE LAYOUT [0 EXSTING FUTURE FELD SoNDITONS ) e Date:4/27/2023
THIS LIGHTING LAYOUT LLOVNATION LEVELS CALGULATED FRy Mo 0K DATA TAKEN UNGER CONTROLLED CONDITIONS I ACGOROANCE WITH LLUMNATING ENGINEERING SOGIETY ARPROVED VETH
o DATA g u p Gasser Bush Associates / Applications
Scale: NOT TO SCALE

AGTUAL PERFORANGE GF ANY MANUF S LUMINAIRE NAY VA N INELECTRICAL VOLTAGE. TOLERANGE IN LANPS, AND WOUNTING HEIGHTS INDICATED ARE FROM GRADE AN
www.gasserbush.com SASSER B

e
Bt COM Of 5
RONIC MAGE £OF ESTIMATION PURFOSE ONLY. LAYOUT TO BE VERIFIED IN FIELD BY OTHE
T HOUNTING HEIGHT 1S HEASURED FROM CRADE 10 PACE OF FIXTURE. POLE HEIGHT SHOULD BE CALCULATED AS THE MOUNTING HEIGHT LESS BASE HEIGHT




REAR ELEVATION (EAST): PSEUDO COLOR

GENERAL NOTE
- SEF SCHEDULE FOR LUMNAIRE MOUNTING HEIGHT

2 CALCULATIONS ARE N IN FOOTCANDLES AT: 0 - 0", FOOD SERV JREES SHOVN AT SOTTOM OF LEAVES

5 IGHTING ACTERNATES REGUIRE NEW PHOTOMETRIC CALCULATION AND RESUSH T F

 THE ENGINEER ANDIOR ARGHITEGT MUST DETERMINE APPLICABLITY OF THE LAY EXISTING / FUTURE FIELD CONDITIONS.

THIS LIGHTING LAYOUT REPRESENTS LLUM\N»AT\DNLE ULATED FROM u«ao TORY DATA TAKEN UNDER CONTROLLED CONDITIONS N ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPR
ACRUAL PERFORMANCE GF ANY AU S LChiARE AY A RIATION IN ELEC ERANCE IN LAMPS, AND ARIABLE FIEL MOUNTING HEIGHTS IND

+ THESE LIGHTING CALCULATIONS ARE NOT 4 SUBSTITUTE FOR NDEPENDENT ENGINEERING ANALYSIS OF LIGHTING SYSTEM SUTABILITY AND SAFETY
THE ENGINEER ANDIOR ARCHITECT 1S RESPONSIBLE TO R GAN ENERGY GODE AND LIGHTING QUALITY COVPLIANCE
UNLESS EXEMPT PROJECT ST COMPLY WITH LIGHTING CONTROLS ACQUIRMENTS DEFINED IN ASHRAE 90.1 2013, FOR SPECIFIC INFORMATION CONTACT GBA
,m R ORDERING INQURIES wunvrm\ SER BUSH AT QUOTES ERBUSH COM OR 734-266-6
ORAWING WAS GENERATED FR( C IMAGE FOR ESTIMATION PURPOSE ONL UT 1O BE VERIFIED W FIELD BY OTHE
T HOUNTING HEIGHT 1S HEASURED FROM CRADE 10 PACE OF FIXTURE. POLE HEIGHT SHOULD BE CALCULATED AS THE MOUNTING HEIGHT LESS BASE HEIGHT
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KRIEGER KLATT
ARCHITECTS

2120€. 11 Mile Rl | Rovol Ock. M 48067

248415270 . 245,41 49275

Ve egerdat com

Client:
MF Novi, LLC
e o -
69 - 43/8 ~A )
E— Project:
_ﬂ-l_j_:_:l_J-D--ﬂ-Lr: -D-I._.l N ; LJl-ﬂ- station Flats
| Riser L i L N Wixom Rd
Novi, MI
r u
| tairel Co-Work/Cafe {
Live/Work - One Live/Work - One Live/Work - One Live/Work - One Live/Work - One Live/Work - One /- 3970SF
Bedroom Bedroom Bedroom Bedroom Bedroom Bedroom {2-Fioors) lssued __ Description By
1 01-13-2023 relim. SPA
ra il Il ra VHT ra 7 Elev.l - r 03092023 |Prelim. SPA REV.
U‘ Jﬂ_ a-2208 EV Unit e
—+ T PAREV
[ - L "—‘ Coridor. . PAREV
G E s |_ N I_ ChS
- - T ] Clubhouse = -
1 Bedroom B 2 Bedroom 2 Bedroom edroom 1420057 — qu 1 Bedroom
1 Bedroom 2 Bedroom|
/) n ! §
& smdinqj _:_I-=1-:- [P i Studio
AN
— 1 Bedroom 1 Bedroom
_ 1 Bedroom . ..2 . ) § L
E EE 1 5 L O ]
BOH/Storage 1 Bedroom TL 1 Bedroom
!
Elec. Elev. b Ell;j
. 1 Bedroomﬁ & Studio
. = T Z
[] Canidor 1 Bedroom | 1Bedroom] Fam|
1 Stairwell
Ll i |
Stairwell i
J L
e T |
N studio | Lcoridor7 | Studio Ol
2| [pooL
d L
2 Bedroom 2 Bedroom T | 2 Bedroom 2 Bedroom| Seal:
L o
2 Bedroom 2 Bedroom
4 k o
[ = -1
—
Note:
Do nof scale drawings. Use
calculated dimensions only.
Verify existing conditions in
- field.
North Arrow:
First Floor Plan
e =10 Sheet Title:
First Floor Plan
APARTMENT COMPLEX TOTAL Project Number:
Live/Work SF VARIES STUDIO ~ 500 SF 1 BEDROOM ~ 720 SF| 2 BEDROOM ~ 1,250 SF | 3 BEDROOM ~ 1,600 SF 22-022
(2ROOMS PER UNIT) | (1 ROOM PER UNIT) | (2 ROOMS PER UNIT) [ (3 ROOMS PER UNIT) | (4 ROOMS PER UNIT)
FIRSTFLOOR % 2 0 0 35 Scale:
SECOND FLOOR 0 6 16 18 0 40 Asindicated
THIRD FLOOR 0 7 16 19 0 42
FOURTH FLOOR 0 5 N 7 p © Sheet Number:
TOTAL| 7 (14ROOMS) 24 (24 ROOMS) 0 (120 ROOMS) 64 (186 ROOMS) 2 (8 ROOMS) 157 (352 ROOMS TOTAL)
RATIO 5% 15% 38% 2% 1% 100%
L]

MAX ROOM COUNT ALLOWED - 8.04 acres = 350,222.4 SF / 700 SF = 500 ROOMS ALLOWED ON SITE




KRIEGER KLATT
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2120€. 11 Mile Rl | Rovol Ock. M 48067

248 415270 . 245,41 49275

Ve egerdat com

) )
Client:
MF Novi, LLC
’ Project:
Station Flats
1 | | | i ! | — Wixom Rd
2 Bedroom Co-Work/Cafe. Novi, Mi
+/-3970SF
{2-ioors) Issued __ Descript B
2 Bedroom 2 Bedroom 2 Bedroom 2 Bedroom 1Bedroom | 1 Bedroom 1 Bedroom o e T e v
2 Bedroom 03:09-2020[preim. SPAREV ||
i B - . - P 4122023 |REV Uit ix
J o PARE
s L‘ 4 PAREV
=t
i ] B
= | CJ Ll Ll |_ | [} L | -
1 Bedroom L L
al a =
[:? i 2 Bedroom 1 Bedroom 2 Bedroom 2 Bedroom C P i 2 Bedroom 2 Bedroon 1 Bedroom 2 Bedroom SE ] | Bedroom
r(;
= L] - - - 2 ..
4
1 Bedroom, 1 d L i
qu ? Iy 11 Bedroomf 1 Bedroom 1 Bedroom —
L 1 Bedroon 4 CE
!
al
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BJ 1 Bedroom]__ 1 Bedroom & =
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4 L "
r 1 <
Studio 4 Studio =
2 Bedroom .
2 Bedroom LI ™ Seal
T 1 2 Bedroom
[ .l
2 Bedroom 2 Bedroom
— Note:
Do nof scale drawings. Use
calculated dimensions only.
Verify existing conditions in
field.
— North Arrow:
3
Second Floor Plan )
o Sheet Title:
Second Floor
Plan
APARTMENT COMPLEX TOTAL Project Number:
Live/Work SF VARIES STUDIO ~ 500 SF 1 BEDROOM ~ 720 SF| 2 BEDROOM ~ 1,250 SF | 3 BEDROOM ~ 1,600 SF 22022
(2 ROOMS PER UNIT) | (1 ROOM PER UNIT) | (2 ROOMS PER UNIT) [ (3 ROOMS PER UNIT) | (4 ROOMS PER UNIT)
FIRSTFLOOR % I3 0 0 35 Scale:
SECOND FLOOR 0 6 16 18 0 40 As indicated
THIRD FLOOR 0 7 16 19 0 42
e o 5 " 7 2 o Sheet Number:
TOTAL| 7 (14ROOMS) 24 (24 ROOMS) 60 (120 ROOMS) 64 (186 ROOMS) 2 (8 ROOMS) 157 (352 ROOMS TOTAL)
RATIO 5% 15% 38% 2% 1% 100%
L]

MAX ROOM COUNT ALLOWED - 8.04 acres = 350,222.4 SF / 700 SF = 500 ROOMS ALLOWED ON SITE
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Client:
MF Novi, LLC

@ @ Project:

|;| || Station Flats
Novi, MI
=
2 Bedroom 2 Bedroom Issued __ Description By
2 Bedroom 2 Bedroom 2 Bedroom Corridor] 1 Bedroom 1 Bedroom 1 Bedroom 2 Bedroom Studio 2 Bedroom 01132028 [Prelim.SPA____ | |
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[ -
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—

Note:

Do not scale drawings. Use
calculated dimensions only.
Verify existing conditions in
field.

North Arrow:

_Third Floor Plan
16= 10 Sheet Title:

Third Floor Plan

UNIT MIX
APARTMENT COMPLEX TOTAL Project Number:
Live/Work SF VARIES [ STUDIO ~ 500 SF | 1 BEDROOM ~ 720 SF [ 2 BEDROOM ~ 1,250 SF | 3 BEDROOM ~ 1,600 SF 22022
(2 ROOMS PER UNIT) | (1 ROOM PER UNIT) | (2ROOMS PER UNIT) | (3 ROOMS PER UNIT) | (4 ROOMS PER UNIT)
FIRSTFLOOR % I3 0 0 35 Scale:
SECOND FLOOR 0 6 16 18 0 40 Asindicated
THIRD FLOOR 0 7 16 19 0 42
OURTFLOOR o 5 " 7 2 o Sheet Number.
TOTAL 7 (14 ROOMS) 24 (24 ROOMS) 60 (120 ROOMS) 64 (186 ROOMS) 2 (8 ROOMS) 157 (352 ROOMS TOTAL)
RATIO 5% 15% 38% 9% 1% 100% A .|
.

MAX ROOM COUNT ALLOWED - 8.04 acres = 350,222.4 SF / 700 SF = 500 ROOMS ALLOWED ON SITE
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Project:
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Note:

Do not scale drawings. Use
calculated dimensions only.
Verify existing conditions in
field.
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Fourth Floor Plan

s
Sheet Title:
Fourth Floor Plan
APARTMENT COMPLEX TOTAL Project Number:
Live/Work SF VARIES | STUDIO ~ 500 SF | 1 BEDROOM ~ 720 SF | 2 BEDROOM ~ 1,250 SF | 3 BEDROOM ~ 1,600 SF 22022
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MAX ROOM COUNT ALLOWED - 8.04 acres = 350,222.4 SF / 700 SF = 500 ROOMS ALLOWED ON SITE
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Project:
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Issued Description By
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23 |SPAREV

NOTE: SHADED AREAS REPRESENT AREAS VISUALLY
SCREENED BY PARAPETS. ALL ROOFTOP EQUIPMENT TO
BE PLACED IN THESE AREAS TO BEST SCREEN IT FROM
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Exterior Material Percentages: Front Facade ‘ ‘ Exterior Material Percentages: Left Facade ‘ ‘ Exterior Material Percentages: Right Facade ‘ ‘ Exterior Material Percentages: Rear Facade ‘ 2Z0E 11 Mie R | Roval Ock Mi 45067
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MF Novi, LLC
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Station Flats Land use Narrative
Location:

Station Flats will be located on Wixom Rd. in between the Target and Sam’s club and will be a 4-story
state of the art multifamily residence consisting of 160 units. The entrance lines up with Catholic Central
High School and it will be a significant improvement to the intersection and will complement the $100M
expansion.

Description:

This residence will have 7 live/work units, 24 studios, 69 (1) Bedroom, 58 (2) Bedroom and 2 (3)
Bedroom units. This development will improve the area by providing residential living to an area that
was previously vacant for over 20 years. It will improve the customer base of the local businesses and
will help the economy in the area. The shopping center has become very tired, and this development
will significantly improve outlook of the immediate district. We have the backing of both Target and
Sam’s Club, and they fully support the development.

Other Info:

Our previous submittal called for four separate, 3 story buildings of multi-family living consisting of 148
units which is now down to one, 4 story building. The revised design is a much more efficient use of the
property and allows for better circulation and a much more robust amenity package. The developments
amenity space will include a clubhouse, a pool and lounging area, co workspace, as well as a café/coffee
shop tenant and dog run. In addition, some of the units will be designed as live-work units to
accommodate residents looking to work from home. The project will also now be connected with
sidewalks to the park just south of the property which will allow great connectivity between the uses
along Wixom Rd. These types of mixed-use projects are being created nationally where retail centers are
left unfinished and cities have recognized the merit of a residential retail mix.
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March 10, 2022

Mr. Michael Parks, Managing Member
Cypress Partners

280 West Maple Road

Suite 230

Birmingham, Ml 48009

Subject: City of Novi Consent Judgement Amendment for the 24.78-acre property on the east side
of Wixom Road, south of Grand River Ave. {(south of Sam’s Club and east or Target) in the City of Novi,
Oakland County, Michigan.

Dear Mr. Parks:

At your request, | have reviewed the above proposal to amend the Consent Judgement from July 19,
2001, and then amended June 23, 2015, for the above 24.78-acre parcel. The property is currently
vacant and was intended to be developed for additional retail space facing the Target parking lot. The
property is currently zoned I-1, Light Industrial but was approved for retail use through the Consent
Judgement. Proposed is The Station Flats development with a 158-unit apartment complex in a single,
four-story building, with 8 live-work units, 24 studio apartments, 67 one-bedroom units, 57 two-
bedroom units, and 3 three-bedroom units. There are also two courtyards with a complex pool in
one and a courtyard green with a walkway in the other. Parking spaces are located around the
perimeter of the building along with a 72-space connecting lot to the northwest of the building. It is
important to note that the proposed development occupies 5 acres +/- of the 24.78-acre site and the
rest of the property remains as a conservation/wetland area.

This letter is submitted as an evaluation of the appropriateness of the proposed Consent Agreement
amendment request, understanding the future land use designation for the site is Community
Commercial. Moreover, this letter addresses why this project meets the Goals & Objectives in the
Master Plan and the benefits outweigh those for commercial uses at that location.

The observations in this report are based upon 40 years’ experience as a professional community
planner, including work representing communities in Southeast Michigan. For the sake of
conciseness, this letter will not re-state the existing land use, site conditions, zoning, and master plan
designation for the subject and surrounding sites. Instead, it will focus on the key factors that relate
to implementation of the Goals and Objectives in the Master Plan as well as zoning requirements.
Based upon our review of the Consent Judgement, the proposed site plan and related materials, a
visit to the site, and examination of the City of Novi Zoning Ordinance and Master Plan, we offer the
following for your consideration:

ANALYSIS OF REQUEST

The requested Consent Judgement amendment will allow for the change in zoning while committing
to a specific development layout. In this case, a three-story, upscale multiple-family residential
community with ancillary live-work space is being proposed and will abut primarily community

17195 Silver Parkway, #309 Phone: 810-335-3800
Fenton, Ml 48430 Email: avantini@cibplanning.com
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commercial developments to the north and west, and detention ponds/wetlands to the south and
east. There are single-family residential uses to the south of this site, behind Target, but they will be
a considerable distance from the proposed project. A more detailed examination of the site, market
conditions, available land, and surrounding land uses indicates that the proposed multiple-family
residential development will prove more beneficial to the community than a commercial use.

Master Plan Goals. One of the goals of the Master Plan states that “A variety of housing options will
welcome younger residents and families as well as older residents to age in the community.” The
corresponding Objective is to “Attract new residents to the City by providing a full range of quality
housing opportunities that meet the housing needs of all demographic groups including but not
limited to singles, couples, first time home buyers, families and the elderly.” While the City has done
a good job of providing a variety of housing types, the provision for additional upscale rental units in
a key location will further the above goal and objective.

Grand River Corridor Plan. The subject site abuts the Grand River Corridor and one of the goals is “To
Provide Housing Options. The City of Novi is well-known in the region for its thriving single-family
neighborhoods, but alternative housing types can serve two segments of the population that may
wish to live in a different setting: Millennials and Empty Nesters. Housing in the Grand River Corridor
will provide small to medium-sized housing and will fit the low-maintenance needs of both age
groups.” The proposed will also place additional residents in close proximity to businesses along the
Grand River Corridor; further strengthening the future viability of those uses. This includes larger
businesses like Sam’s Club and Target as well as the numerous retailers located in nearby shopping
centers like the Grand Promenade and, farther to the east, the center where Kroger and Home Depot
are located. The provision for eight (8) live-work spaces will also take advantage of the surrounding
commercial activity, albeit in a limited fashion.

Viability of Subject Site for Commercial Use. The ability to develop this site for commercial use has
been in place for 22 years yet it has remained vacant. Conditions have certainly changed since the
Consent Agreement was filed and the property is even less viable for commercial development now
than it has been during that period. One of the primary reasons is the lack of visibility from primary
roads, which include Grand River Ave. and, to a lesser extent, Wixom Road. The subject site is tucked
behind the Sam’s Club building and is not visible until driving past that building toward Target. Due
to the setback from Wixom Road, the site is only visible from the Target parking lot.

Any of the potential big box uses for the site are already located in the area and they chose locations
over this one, likely due to the above-mentioned lack of road visibility and access. The only real option
would be development of a strip shopping center with numerous, small retail spaces. Shopping center
uses are highly dependent upon visibility from major roads, which is why the Grande Promenade
project was developed along Grand River Ave. instead of this site. The lack of visibility has always
made this a poor commercial site.

From a planner’s perspective, | am seeing an increase in retail vacancies in shopping centers across
the region, including communities that | work in. This is due, in part, to the advent of on-line shopping
from virtual companies, like Amazon, as well as traditional retailers like Kohl’s and Wal Mart. It is
difficult for small retailers to compete with the price and selection offered by the larger companies.
Those specialty retailers that are able to compete locate in either traditional downtowns or in high
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visibility, high traffic shopping centers. The subject site meets neither of these conditions and is an
extreme disadvantage to other competing sites.

Developers are also telling me that increased construction costs are limiting the types of development
that are feasible. These two factors indicate that in-store retailing has contracted and also become
more price-competitive. It is far more likely that the above-mentioned specialty retailers looking for
space will gravitate toward existing buildings and the lower rent structures than space in a new
shopping center. This is further supported by the increase in construction costs, making new
commercial development even more expensive and challenging.

Housing Options. All of the renter options are now supported by the change in the tax laws, which
have increased the standard deduction and with many have eliminated the need for mortgage
interest and property tax deductions. This is especially true for many empty nesters that have either
paid off their mortgages or have small balances. They can take the equity in their existing houses by
selling and use it for other purposes, while maintaining the same standard of living in the community.
This is not currently happening due to the housing shortage and inability of empty nesters to find
replacement housing within the community, either owner- or renter-occupied. First-time and move-
up buyers are having difficulty finding available housing because empty nesters are staying in place,
due primarily to lack of replacement units.

The proposed project would provide empty-nester homeowners with an option that allows them to
sell their existing homes without having to buy another one immediately, or at all, while remaining
in the City of Novi. This in turn will help free up for-sale houses, thereby adding supply to new and
move-up home buyers. Once the existing homes are sold, this will also remove the cap on property
taxes and provide an increase in revenue for the City. This project will also provide additional short-
term corporate housing for companies bringing executives into the area for temporary assignment.
There is a shortage of high-quality rental housing in the region and many companies have resorted
to buying houses for their temporary transfers to live in.

Walkability. Given the location of the site along Grand River Ave., the proposed apartment complex
would be in close proximity to a wide range of retail, restaurant, office and medical services. There
are sidewalk connections to big box uses like Target, Sam’s Club, Meijer and Kroger; a wide range of
restaurants like Applebee’s, Shaker’'s, Outback Steakhouse, etc.; and medical services at the
Ascension Providence hospital campus. A wide array of retail and service options are within walking
distance of the project, thereby limiting the need to drive to these locations. This meets the City’s
goal of having a walkable community and providing services in close proximity to housing.

CONCLUSION

With the proposed benefits, quality site design, and an understanding of the current and future
commercial market for the subject site, the proposed residential development represents an
appropriate departure from the current Consent Judgement designation of commercial. It is highly
unlikely that this property will ever be developed for commercial purposes due to the lack of visibility
from the primary roads. It is hidden behind the Sam’s Club and can only be seen from the Target
parking lot. The transition to on-line buying has also decreased demand for retail space and only the
most outstanding locations will remain viable moving forward. There is a chance that the live-work
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units will benefit from the activity generated by Target and Sam’s Club. With more people working
from home, the office/conference room area should prove enticing to prospective tenants and add a
mix of uses to the project. In addition, upscale rental housing meets the City Master Plan goals and
objectives of providing additional housing opportunities in close proximity to services, in a walkable
environment.

If you have any further questions, please contact me at 810-335-3800.
Sincerely,

CIB Planning
‘(:; {’{(JAA‘_ / //j’:é«-ZA_r’ I

Carmine P. Avantini, AICP
President
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PETITIONER
Cypress Partners, LLC

REVIEW TYPE

Revised Concept Plan and Request to Amend Consent Judgment

PROPERTY CHARACTERISTICS

Section 17

Site Location 22-17-101-032; East of Wixom Road, South of Grand River Avenue

Site School Novi Community School District
Watershed Huron River Watershed & Rouge River Watershed
Site Zoning I-1, Light Industrial, with Consent Judgment (B-2, General Business)
N -1, Light Industrial, with Consent Judgment (B-2, General
orth .
Business)
Adjoining East -1, Light Industrial
Zoning
West R-1, One-Family Residential
South I-2, Heavy Industrial with PSLR (Planned Suburban Low Rise)
Current Site Vacant
North Sam'’s Club
Adjoining Uses East VOCOH.T .
West Catholic Central High School & Target
South Villas at Stonebrook
Site Size 24.77 acres
Plan Date July 24, 2023

PROJECT SUMMARY

The petitioner is requesting an amendment fo a Consent Judgment, which currently limits the site to
100,000 square feet of retail use, and has submitted a Concept Plan for the 24.77 acre site located
on the east side of Wixom Road and south of Grand River Avenue (Section 17). The parcel proposed
to be developed is currently vacant, and is located immediately to the south of the Sam’s Club store,
and northeast of the Target store. The property also contains an existing access drive to Wixom Road,
a lawn area that is to be used as a parking lot, and existing wetlands and wetland mitigation areas
to the east of the proposed development.

The use of this site is limited due to a Consent Judgment on the property that designates this site for
retail uses that conform to the Community Business (B-2) District standards. The Consent Judgment
lists several binding conditions on the property, which initially envisioned this property being
developed as a traditional “big box" store. If the Consent Judgment were to be amended to allow
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a multi-family residential development, this would be a significant change to the site. In particular,
uses permitted in the Consent Judgment under the Community Business (B-2) district standards
significantly differ from those permitted in the High-Density Mid-Rise Multiple-Family Residential (RM-
2) district, which is proposed.

The proposed development would consist of 157 multi-family rental units, with 7 live/work units, 24
studio units, 60 one-bedroom units, 64 two-bedroom units, and 2 three-bedroom units. One four-story
building is proposed. The building will include a two-story co-working/café space on the northwest
portion of the building. The site is proposed to have 248 parking spaces. Other site amenities include
a pool, clubhouse, and a putting green.

CONSENT JUDGMENT BACKGROUND

As a brief background of this Consent Judgment, in 1999 developer Novi Equities had requested a
rezoning from I-1 Light Industrial to B-2 Community Business, which was denied by City Council. They
then requested a use variance from the Zoning Board of Appeals, which was denied. The developer
filed a lawsuit for damages against the City in 2000. The parties to the lawsuit agreed to a settlement
in July of 2001, before it went to frial. The Consent Judgment describes the terms of the seftlement,
and acts like a development agreement.

It limits both parties equally to what's agreed upon and runs with the land like a covenant attached
to the property. Unless and until the parties agree to change it, which is what the City is being asked
to do now. An amendment to the agreement was approved in 2015 to allow the reconfiguration of
the sedimentation/detention basin and the wetland area to increase the preserved area.

“Nowvi Promenade” Relocate detention pond and

Promenade’ 11,970 sq. ft. retail space consiruct 2 acres of wetiand mitigation

re-thru restaurant

Although the site remains zoned I-1, the terms of the Consent Judgment specify that the bulk of the
property is permitted to develop as Retail A, B and C, essentially 3 big-box style stores as shown in the
Exhibit above, with uses that are permitted in the B-2 Community Commercial zoning district. A fotal
of 375,000 square feet of retail space is permitted by the Judgment for those three parcels. Target
and Sam'’s Club have developed as permitted for areas Retail A and C. The outlots have also all
been developed under the terms of the agreement. The parcel for Retail B (in yellow) has remained
vacant, and it is this parcel the current applicant now wishes to develop.
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Through the review process, the Planning Commission and the City Council will consider the
presented plan and determine whether to amend the Consent Judgment to open the site to the
standards and uses permitted in the RM-2 district, or another district.

MASTER PLAN FOR LAND USE & LAND USE NARRATIVE

The Future Land Use Map of the 2016 City of Novi Master Plan for Land Use identifies this property as
Community Commercial. As the Master Plan states, “this land use is designated for comparison-
shopping needs of a larger population base. They are along major thoroughfares and roadway
intersections.” The Community Business (B-2) District and the General Business (B-3) District generally
fall within areas planned for Community Commercial. The subject site is zoned Light Industrial (I-1),
but is subject to a Consent Judgment that states that the subject site “shall conform to the uses
permitted in the B-2 zoning district as described in the City of Novi Zoning Ordinance [...],” which is
generally consistent with the Community Commercial land use designation.

The properties to the north are identified in the Master Plan as Community Commercial and Office
Research Development Technology, the properties to the east are identified as Office Research
Development Technology, the properties to the west are identified as Educational Facility and
Community Commercial, and the properties to the south are identified as Planned Suburban Low-
Rise. X ; =

The applicant provided a Land Use Narrative
dafed March 10, 2023 that lists several
objectives that the project is infended to
achieve:

1. Objective (Objective 5, Page 124):
Attract new residents to the City by
providing a full range of quality |
housing opportunities that meet the
housing needs of all demographic
groups including but not limited to
singles, couples, first time home
buyers, families and the elderly.

Applicant Comment: “While the City
has done a good job of providing a
variety of housing types, the provision EEEEES | LS A, & 8 ,
for additional upscale rental units in a | Rt N e —
key location will further the above ' e N
goal and objective.” Figure 1: 2020 Aerial of Subject Property

e,
s

e TN

Staff Comment: While the proposed development increases the amount of rental housing
stock within the City, this particular site was envisioned as a site for a big-box retailer, which
is supported by the Consent Judgment and Goal A.17.5 of the Master Plan, which states
“support retail commercial uses along established transportation corridors that are accessible
for the community at large, such as along Grand River Avenue, to preclude future traffic
congestion.”

2. Objective (General Goal for the Grand River Corridor, Provide Housing Options, Page 79): The
City of Novi is well-known in the region for its thriving single-family neighborhoods, but
alternative housing types can serve two segments of the population that may wish to live in
a different setting: Millennials and Empty Nesters. Housing in the Grand River Corridor will
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provide small to medium-sized housing and will fit the low-maintenance needs of both age

groups.

Applicant Comment: “The proposed [project] will also place addifional residents in close
proximity to businesses along the Grand River Corridor; further strengthening the viability of
those uses.”

Staff Comment. While staff agrees that additional rental units within the City would provide
additional housing choices, the Consent Judgment envisioned this area to have a mix of retail
uses, which is not currently proposed on this site with the exception of 7 live/work units and a
co-working space.

The applicant has also noted several other conditions in the provided Land Use Narrative that do not
reference the Master Plan, but rather justify the proposal through a land use analysis. These conditions
are listed below:

1. Viability of Subject Site for Commercial Use

a.

Lack of Visibility: The applicant has noted that the "ability to develop this site for
commercial use has been in place for 22 years yet remained vacant [...] one of the
primary reasons is the lack of visibility from primary roads. [...] The only real opfion
would be development of a strip shopping center with numerous, small retail spaces.”

Staff Comment: While the site does lack visibility from a major thoroughfare, it is still
easily accessible, and Sam’s Club and Target stores appear to do well in this location.
The length of time this piece has remained vacant does support the theory some
aspect is undesirable to retail development.

Online Shopping & Specialty Retailers: “From a planner’s perspective, | am seeing an
increase in retail vacancies in shopping centers across the region [...] this is due, in
part, to the advent of on-line shopping from virtual companies [...] it is difficult for small
retailers to compete with the price and selection offered by larger companies. Those
specialty retailers that are able to compete locate in either fraditional downtowns or
in high visibility, high fraffic shopping centers.”

Staff Comment: Staff concurs that online shopping and the pandemic have fueled a
decreased interest in retail development, but still feels that the subject site could be a
viable site for retail use in the long term.

Increased Construction Costs: “Developers are also teling me that increased
construction costs are limiting the types of development that are feasible. These two
factors indicate that in-store retailing has contracted and also become more price-
competitive. It is far more likely that the above-mentioned specialty retailers looking
for space will gravitate toward existing buildings and the lower rent structures than
space in a new shopping center. This is further supported by the increase in
construction costs, making new commercial development even more expensive and
challenging.”

Staff Comment: Staff agrees that while construction costs are high, it does not affect
the long-term viability of the subject property.

2. Housing Options

a.

Change in Tax Laws: “All of the renter options are now supported by the change in
the tax laws, which have increased the standard deduction and with many have
eliminated the need for mortgage interest and property tax deductions. This is
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especially frue for many empty nesters that have either paid off their mortgages or
have small balances. They can take the equity in their existing houses by selling and
use it for other purposes, while maintaining the same standard of living in the
community. This is not currently happening due to the housing shortage and inability
of empty nesters to find replacement housing within the community, either owner- or
renter-occupied. First-time and move-up buyers are having difficulty finding available
housing because empty nesters are staying in place, due primarily to lack of
replacement units.”

Staff Comment: Staff agrees that the demand for rental units has increased over the
last several years due to many factors.

Housing Supply: “The proposed project would provide empty-nester homeowners with
an option that allows them to sell their existing homes without having to buy another
one immediately, or atf all, while remaining in the City of Novi. This in turn will help free
up for-sale houses, thereby adding supply to new and move-up home buyers. Once
the existing homes are sold, this will also remove the cap on property taxes and
provide an increase in revenue for the City. This project will also provide additional
short-term corporate housing for companies bringing executives into the area for
temporary assignment. There is a shortage of high-quality rental housing in the region
and many companies have resorted to buying houses for their temporary transfers to
live in.”

Staff Comment: Staff agrees that the proposed project will increase the housing supply
within the City of Novi. However, staff feels that there are more compatible sites for
multi-family residential elsewhere within the City.

3. Walkability: “The proposed apartment complex will be in close proximity to a wide range of
retail, restaurant, office, and medical services [...] this meets the City’'s goal of having a
walkable community and providing services in close proximity fo housing.”

Staff Comment: Staff agrees that the proposed location has greater walkability potential, and
the walkability of the site is improved given the site constraints. However, a direct sidewalk
connection to Wixom Road along the access road would significantly enhance the
walkability of the site, but the applicant has not proposed one.

EXISTING ZONING AND LAND USE

The following ftable summarizes the zoning and land use status for the subject property and
surrounding properties.

Land Use and Zoning: For Subject Property and Adjacent Properties

Existing Zoning

Existing Land Use

Master Plan Land Use
Designation

Subject Property

I-1 Light Industrial
District with

Community Commercial

Northern Parcels

Consent Judgment
B-2 Local Business
District

Industrial Building

(Project Area) Consent Judgment Vacant (Uses consistent with B-2 Local
B-2 Local Business Business District)
District
I-1 Light Industrial Community Commercial (Uses
District with , consistent with B-2 Local
Sam’s Club &

Business District) and Industrial
Research Development
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Technology (Uses consistent
with I-1 Light Industrial District)

Southern Parcels I-2 Heavy Industrial | Villas at Stonebrook Planned Suburban Low Rise

Industrial Research

I-1 Light Industrial Development Technology (Uses
District Vacant/Wetland consistent with I-1 Light

Industrial District)

Eastern Parcels

R-1 One-Family
Residential, I-1 Light
Western Parcels Industrial District Catholic Central Educational Facility,
with Consent High School, Target Community Commercial

Judgment B-2 Local
Business District

COMPATIBILITY WITH SURROUNDING LAND USE

The surrounding land uses are shown in the above chart. The compatibility of the proposed
development with the zoning and uses on the adjacent properties should be considered by the
Planning Commission in making the recommendation to City Council. In parficular, the Planning
Commission should review the plan carefully to ensure that any negative impacts are minimized and
mitigated.

ZONING FUTURE LAND USE

DEVELOPMENT POTENTIAL

The parcel proposed to be developed is currently vacant. The use of this site is limited due to a
Consent Judgment on the property that designates this site for retail uses that conform o the
Community Business (B-2) District standards. The Consent Judgment lists several binding conditions on
the property, which inifially envisioned this property being developed as a fraditional “big box” store.
If the Consent Judament were to be amended to allow a multi-family residential development, this
would be a significant change to the site. In particular, uses permitted in the Consent Judgment
under the Community Business (B-2) district standards significantly differ from those permitted in the
High-Density Mid-Rise Multiple-Family Residential (RM-2) district, which is proposed. Through the
process, the applicant and the City would agree to restrict the RM-2 use allowed to 157 mulfi-family
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residential units with limited retail/office space located on the first two floors of the building as shown
in the proposed concept plan. Any other uses typically permitted in the RM-2 district would not be
permitted within the terms of the Amendment to the Consent Judgment.

COMPARISON OF ZONING DISTRICTS

The following table provides a comparison of the current and proposed zoning development
standards. The applicant is requesting a change of districts from the existing Community Business (B-
2) District to High-Density Mid-Rise Multiple-Family Residential (RM-2) by amending the Consent
Judgment. The types of uses allowed in these districts differ significantly as shown below.

B-2
(Existing)

RM-2
(Proposed)

Principal
Permitted Uses
& Special Land
Uses

Principal Permitted Uses
1. Retail business use
2. Retail business service uses
3. Business establishments  which
perform services on the premises
4. Dry cleaning establishments, or
pick-up stations, dealing directly
with the consumer
Professional services
Retail businesses
Service establishments of an office
showroom or workshop nature
8. Restaurants (sit-down), banquet
facilities or other places serving
food or beverage
9. Theaters, assembly halls, concert
halls, museums or similar places of
assembly
10. Business schools and colleges or
private schools operated for profit
11. Day care centers and adult day
care centers
12. Private clubs, fraternal
organizations and lodge halls
13. Places of worship
14. Hotels, and motels
15. Professional and medical offices,
including laboratories
16. Other uses similar to the above
uses
17. Accessory structures and uses,
customarily incident to the above
permitted uses
Special Land Uses
1. Fueling station
2. Sale of produce and seasondl
plant materials outdoors
3. Veterinary hospitals, or clinics

No @«

Principal Permitted Uses
1. Multiple-family dwellings
2. Accessory buildings and uses
customarily incident to any of the
above uses
The following uses are regulated according
to the standards and regulations in the RM-
1, Low-Density, Low Rise Multiple Family
(Section 3.1.7):

1. Independent and congregate
elderly living facilities
2. Accessory buildings and uses

customarily incident to any of the
above uses
The following uses are regulated according
to the standards and regulations in the RT
Two-Family Residential District  (Section
3.1.6):
1. Two-family dwellings (site buil)
2. Shared elderly housing
3. Accessory buildings and uses
customarily incident to any of the
above uses
The following uses are regulated according
fo the standards and regulations in the R-4
One Family Residential District (Section
3.1.5):
1. One-family detached dwellings
2. Farms and greenhouses
3. Publicly owned and operated

parks, parkways and outdoor
recreational facilities
Cemeteries

Home occupations
Keeping of horses and ponies
Family day care homes
Accessory buildings and uses
customarily incident to any of the
above uses
Special Land Uses

1. Retail commercial services and
office uses

© NG~

Minimum Lot
Size

2 acres

See Section 3.8.1

Minimum Lot
Width

See Section 3.6.2.D

See Section 3.8.1
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Maximum Lot See Section 3.6.2.D 45%
Coverage
Building Height 30 feet or 2 stories, whichever is less 65 feet or 5 stories, whichever is less
Buildin Front Yard: 40 feet Front Yard: 75 feet
Setbacgks Rear Yard: 30 feet Rear Yard: 75 feet
Side Yard: 30 feet Side Yard: 75 feet
Parkin Front Yard: 20 feet Front Yard: 75 feet* (Sec. 3.6.2.B)
Setbac?ks Rear Yard: 10 feet Rear Yard: 20 feet
Side Yard: 10 feet Side Yard: 20 feet

INFRASTRUCTURE & FACADE

Engineering
The Staff Engineer has reviewed the request and indicated that the proposed project meets the

general requirements of Chapter 11 Code of Ordinances, the Storm Water Management Ordinance,
and the Engineering Design Manual.

Traffic Engineering Review and Traffic Study

The proposed site will be accessed from Wixom Road. The Traffic Impact Study has been reviewed
by the City's Traffic Consultant. The City’s Traffic Consultant recommends approval of the Traffic
Impact Study contingent upon all outstanding conditions being addressed in the site plan submittal.

Facade
The proposed facade consists of brick, stone, flat metal, cement fiber lap siding, and metal panels.

The percentage of cement fiber lap siding exceeds the ordinance maximum on all elevations and
exceeds what would qualify for a Section 9 Facade Waiver. If not adjusted to a percentage that falls
within qualification for a Section 9 waiver, a deviation as part of the Consent Judgment would be
required.

Fire

The City Fire Marshal has reviewed the site plan and has provided several comments to be addressed
with the next submittal. At this time, the Fire Marshal recommends approval with conditions to be
addressed in the site plan review process.

NATURAL FEATURES & EASEMENTS

The proposed site has several easements and natural features located on its premises as shown in
the ALTA survey. The site’s wetlands and woodlands shall confinue to be protected as indicated in
the plans and should remain as part of the existing preservation conservation easements. Please see
below for a summary of the Wetland, Landscape, and Woodland reviews.

Wetland

A minor encroachment into the 25-foot wetland buffer setback area has been identified on the site
plan. Wetlands is recommending conditional approval contingent upon the area of wetland buffer
impact being quantified on the plans. It appears there is no impact in the areas protected by
conservation easements.

Landscape and Woodland

The proposed landscape plan meets several ordinance requirements, but does not meet screening
requirements near the Sam’s Club loading docks. Please refer to the Landscape Review for more
information. In addition, complete tree survey information has not been provided. Please refer to the
Landscape Review and Woodland Review for more information.
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REVIEW CONCERNS

Staff is requesting additional clarification on the following items. In particular, items in bold should be
responded tfo in the next submittal. Please note that any review concerns related to deviations
requested as part of the amendment to the Consent Judgment are listed in the following section
(Ordinance Deviations).

1. Consent Judgment & Zoning: The site is currently bound to a Consent Judgment that requires
the site to be developed for retail purposes under the Community Business (B-2) District
standards. An amendment to the Consent Judgment would be required for the current
proposed multiple-family use.

a. Uses Permitted (Item 12, B, Consent Judgment): Per the Consent Judgment, retail is
only permitted on this site currently (i.e., Big Box store). Therefore, an amendment to
the consent judgment will be required.

b. Buffering & Setback from Dissimilar Uses: The Consent Judgment anficipated that the
site would be developed with a big box store, and no buffering between commercial
uses was anficipated. Sam'’s Club's loading zones are immediately adjacent to the
subject site, and are actively used. The applicant is encouraged to provide buffering
suitable for the proposed multiple family use adjacent to a loading zone to reduce
any adverse effects of the loading/unloading, frash removal, and other aspects of the
existing development.

2. Lighting & Photometric Plan (Sec. 5.7): There are several items that should be addressed on
the photometric plan with the next submittal as listed below.

a. Average to Minimum Ratio (Sec. 5.7.3.E): According to GBA sheet 1 of 8 the
Ave/Minimum ratio exceeds the maximum ratio of 4:1 in several locations. Revise or
seek a deviation in the Consent Judgment.

b. Lighting Specifications (Sec. 5.7.A.2.ii): Please provide specification sheets for the
proposed light fixtures, fixture mounting detail, fixture design, and fixture hours of
operation in the plan set at the time of site plan submittal.

3. Tree Replacements: There is a note on sheet T1.0 that acknowledges 21 woodland
replacement trees are being removed and replaced with 31 trees. However, on sheet T1.1,
the Tree Replacement Calculation table indicates zero required replacements trees. Correct
this discrepancy.

4. Open Space: The Consent Judgment stated that the overall open space of the Novi
Promenade development shall be maintained at a minimum of 40% of the site and any
existing preservation easements shall be maintained. The applicant shall confirm the overall
development areas of Novi Promenade, including any preserved areas, maintain the
required open space.

CONDITIONS OF ANY AMENDMENT TO THE CONSENT JUDGMENT (IF THE CITY COUNCIL AGREES TO THE
AMENDMENT)

The Amendment to a Consent Judgment typically involves a concept plan and specific conditions
in conjunction with the request. The applicant and City Council would need to eventually agree on
a series of conditions to be included as part of the approval before the judgment goes before court.

The applicant is required to submit a conceptual plan and a list of terms that they are willing to
include within the agreement. The applicant has submitted a conceptual plan showing the general
layout of the driveways, parking, building, stormwater detention, and a general layout of
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landscaping throughout the development. The applicant has provided a narrative describing the
proposed public benefits. At this fime, staff can identify some conditions to be included in the
agreement if the current design moves forward:

1. Use: The use of the site shall be limited to 157 multi-family units consisting of one building,
with no greater than the building footprint shown on the concept plan.

2. Density: The unit density of the site shall not exceed the density requirements for the RM-2
district.

3. Parking: The proposed development shall provide a minimum of 248 parking spaces (or
1.57 spaces per unit) as part of the site plan submittal based on the parking analysis
provided.

4, Open Space: The overall open space of the collective Novi Promenade development
shall be maintained at a minimum of 40% and any existing preservation easements shall
be maintained. The applicant shall confirm the overall development areas maintain the
required open space.

Development and use of the property shall be subject to the more restrictive requirements shown or
specified on the plan, and/or in the conditions imposed, and/or in other conditions and provisions
set forth in the Amendment.

ORDINANCE DEVIATIONS

The Amendment to Consent Judgment may permit deviations from the strict interpretation of the
Zoning Ordinance if approved by City Council. These deviations should be accompanied by a
finding by City Council that “each Zoning Ordinance provision sought fo be deviated would, if the
deviation were not granted, prohibit an enhancement of the development that would be in the
public interest, and that approving the deviation would be consistent with the Master Plan and
compatible with the surrounding areas.” Such deviations must be considered by City Council, who
will make a finding of whether to include those deviations in the proposed amendment.

As noted in this review letter, staff is not comfortable that the proposed multiple family use will be
compatible within the context of the existing shopping center, particularly with regard to the
buffering of the proposed multiple family from the adjacent Sam'’s Club loading docks and dumpster
area. Multiple family uses had not been contemplated during the development of the overall site for
big box stores, and because this review and other review letters identify a number of concerns and
deviations that are not currently supported or recommended by staff and/or consultants. The
proposed use is also not compatible with the Master Plan for Land Use or the terms of the Consent
Judgment. While not recommending approval, Planning Staff reviewed the Concept Plan in as
much detail as possible to determine what deviations from the Zoning Ordinance are currently
shown, if the Planning Commission and City Council determine the change in use is acceptable. The
applicant has been given the opportunity to revise the concept plan to better comply with the
standards of the Zoning Ordinance. While some changes have been made to improve buffers and
reduce deviations, they now wish to proceed with the plan as submitted with the understanding that
the remaining deviations would have to be approved by City Council in a proposed Amendment to
the Consent Judgment.

The applicant has submitted a narrative describing the deviations present in the proposed plans. The
deviations identified are as follows (staff comments in bold type):

1. Parking Setbacks (Sec. 3.1.7.D, Sec. 3.6.2.B): The proposed parking lot layouts generally
comply with the ordinance requirements. However, two proposed out-lots and the main
parking lot do not meet the 20 foot side yard setback requirement or the 75 foot front yard
setback requirement. The applicant is requesting a deviation of 12 feet (20 feet required, 8
feet proposed) from the north side yard setback in the west out-lot and a deviation of 30 feet
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(75 feetrequired, 45 feet proposed) from the front yard setback in the west out-lot. In addition,
the applicant is requesting a deviation of 4.5 feet (20 feet required, 15.5 feet proposed) from
the north side yard setback in the north out-lot. The applicant is also requesting a deviation
of 5 feet (75 feet required, 70 feet proposed) from the front yard setback in the main parking
lot.

Staff Comment: If the Planning Commission and City Council are in favor of the change in use,
Staff supports the request for this deviation as the proposed parking lots are necessary to
provide sufficient parking for the development. These parking areas are also directly
adjacent to existing parking areas within the shopping center, so will not be out of context.

2. Maximum Number of Units (Sec. 3.8.1.B.ii): The proposed unit mix exceeds the maximum
percentage allowed for both efficiency units and one bedroom units. The applicant is
requesting a deviation of 5% (10% maximum required, 15% proposed) for efficiency units and
a deviation of 9.6% (33% maximum required, 42.6% proposed) for one-bedroom units.

Staff Comment: If the Planning Commission and City Council are in favor of the change in use,
Staff supports this deviation as the applicant has provided a balanced mix of units for the
proposed development.

3. Maximum Length of the Buildings (Sec. 3.8.2.C): A single building cannot exceed 180 feet in
length. The applicant is requesting a deviation of 199 feet (180 feet required, 379.4 feet
proposed) for the building length.

Staff Comment: If the Planning Commission and City Council are in favor of the change in use,
Staff supports the request for this deviation as the proposed building fits the design of the site
more cohesively than multiple buildings.

4. Building Orientation (Sec. 3.8.2.D): The proposed buildings are required to be oriented 45°in
relation to the property lines. Currently, the proposed buildings are oriented parallel o the
property lines.

Staff Comment: If the Planning Commission and City Council are in favor of the change in use,
Staff supports the request for this deviation as the proposed building fits the design of the site
more cohesively than an angled building.

5. Yard Setback Restrictions (Sec. 3.8.2.E): Within any required yard setback, off-street parking,
maneuvering lanes, service drives, or loading areas cannot exceed 30% of the required yard
area. The applicant is requesting a deviation of 17.96% (30% required, 47.96% proposed) from
this requirement.

Staff Comment: If the Planning Commission and City Council are in favor of the change in use,
Staff supports the request for this deviation as long as there are not any conflicts with required
landscaping or usable open space.

6. Off-Street Parking or Related Drives (Sec. 3.8.2.F): Off-street parking shall be no closer than 25
feet to any wall of a dwelling structure that contains openings involving living areas and off-
street parking shall be no closer than 20 feet from any property line. Currently, neither of these
requirements are met. The applicant is requesting a deviation of 15 feet (25 feet required, 10
feet proposed) from the setback requirements from living areas and a deviation of 12 feet
(20 feet required, 8 feet proposed) from the property line setback requirements.
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Staff Comment: Staff supports the request for this deviation as the layout of the parking lot
does not negatively impact the site with the proposed setbacks since they are adjacent to
other parking areas or loading zones within the shopping center.

7. Number of Parking Spaces (Sec. 5.2.12.A): Based on Ordinance requirements, 315 parking
spaces are required and only 248 are provided. The applicant is requesting a deviation of 67
parking spaces (315 required, 248 provided).

Staff Comment: If the Planning Commission and City Council are in favor of the change in use,
Staff supports this request as a shared parking study and narrative has been provided to show
the number of spaces proposed are sufficient for the proposed use.

8. Pedestrian Connectivity (Sec. 3.8.2.G and City Code Section 12: Design & Construction
Standards): Five-foot-wide sidewalks are required to permit safe and convenient pedestrian
access along internal roads and to neighboring buildings and parking lots. Sidewalks are also
required along local and private roads. Currently, the applicant is only proposing a five-foot-
wide sidewalk on the south portion of the site and a five foot sidewalk connecting to the west
out-lot. The applicant is requesting a deviation from providing a required five-foot sidewalk
along the north portion of the site that connects to the Wixom Road sidewalk system.

Staff Comment: Staff sees pedesirian connectivity as an important element to integrate the
residential use with the commercial center and other nearby uses. The applicant should
attempt to place a sidewalk on at least one side of the main entrance drive from Wixom Road.
Given the existing configuration and shared ownership this may be difficult. Staff would
support a deviation for a missing sidewalk along one side of the drive.

9. Parking (Item 12, E, Consent Judgment): Per the Consent Judgment, a total of 1,725 parking
spaces shall be provided between Retail A, B, and C. 1,470 total spaces are proposed for
Retail A.B, and C. The applicant is requesting an amendment of this requirement since the
number of spaces required for retail use is different from the proposed multiple family use. The
total number of parking for the areas would be 1,470 proposed, a reduction of 255 parking
spaces.

Staff Comment: If the Planning Commission and City Council are in favor of the change in use,
Staff supports the request for this amendment as the reduction in impervious surface is an
overadll benefit of the change in use.

SUMMARY OF OTHER REVIEWS:

a. Engineering Review (dated 8-10-23): Engineering recommends approval of the Concept Site
Plan and Concept Stormwater Management Plan with items to be addressed with the site
plan submittal.

b. Landscape Review (dated 8-10-23): Landscape recommends approval of the Concept Site
Plan contingent on waivers of buffer requirements being approved by City Council.

c. Wetland Review (dated 5-24-23): Wetland recommends approval of the Concept Site Plan
with items to be addressed in a revised submittal.

d. Woodland Review (dated 5-23-23): Woodlands does not recommend approval of the
Concept Site Plan with items to be addressed in the site plan submittal. (Applicant has now
provided a free survey and woodland replacements are denoted on the revised plans, but
a new review was not prepared at this time.)

e. Traffic Review (dated 8-14-23): Traffic recommends approval of the Concept Site Plan and
Parking Analysis/Rezoning Traffic Impact.
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f. Facade Review (5-22-23): Facade previously indicated does not recommend approval of the
Concept Site Plan with items to be addressed in a revised submittal.

g. Fire Review (8-2-23): Fire recommends approval with conditions to be addressed with the site
plan submittal.

RECOMMENDATION

Approval of the Consent Judgment Concept Plan is not recommended by planning staff for the
following reasons:

e Itisstaff’'s opinion that the proposed multiple family use is not compatible with the surrounding
shopping center, particularly with regard to the buffering of the proposed multiple family from
the existing adjacent Sam'’s Club loading zone which was previously developed in that
manner assuming another retail store would be built adjacent to it, and because this review
and other review letters identify a number of concerns and deviations that are not currently
supported or recommended by staff and/or consultants; and

o The proposed multiple family use is not consistent with or compatible with the recommended
uses shown on the Master Plan for Land Use or the terms of the Consent Judgment

The Concept Plan was presented to the Planning Commission’s Master Plan and Zoning Committee
on May 24, during which the Committee members asked questions and provided comment on the
proposed plan. A public hearing was held before the Planning Commission on June 21, 2023, but
discussion and recommendation were postponed at the applicant’s request to allow the applicant
additional fime to talk with resident groups and address outstanding concerns from staff. The
Planning Commission stated a new public hearing nofice would be issued before the project comes
before them for the confinuation of the public hearing.

NEXT STEP: PLANNING COMMISSION PUBLIC HEARING

The Concept Plan has been scheduled to resume the public hearing on September 13, 2023.
Following the hearing, the Planning Commission will make a recommendation to City Council. Please
provide the following by September 7th:

1. Site Plan submittal in PDF format. (This has been received)

2. Aresponse letter addressing ALL the comments from ALL the review letters and a request for
waivers/variances as you see fit.

3. A color rendering of the Site Plan, which is o be used for Planning Commission presentation.

CITY COUNCIL CONSIDERATION

If a recommendation is made, the Concept Plan will then be scheduled for consideration by the City
Council. City Council could determine that it does not intend to amend the Consent Judgment as
requested.

If the City Council grants tentative approval, they will direct the City Aftorney to draft an Amendment
to the Consent Judgment describing the ferms of the Amendment. If approved, the applicant will
still need to seek the required approvals from Planning Commission for the Preliminary Site Plan,
Stormwater Management Plan, Woodland Use Permit, Wetland Use Permit, and any other applicable
provisions.

If the applicant has any questions concerning the above review or the process in general, do not
hesitate to contact me at 248.347.0484 or [bell@cityofnovi.org.
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Lindsay Bell, AICP — Senior Planner
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Residential — Land

Zoning Committee of the

Master Plan Community Commercial . No - o
Use Narrative Planning Commission on
provided. 5/24/23.
Currently Consent
. Judgement allows 100,000
. ) RM-2, High- sf big box retail to be built.
. B-2, Community Business Density, Mid-Rise
Zoning - . No An amendment to the
(Consent Judgment) Multiple-Family .
. . consent judgment would
Residential .
be required to allow
residential.
All review comments
Uses Permitted B-2 Uses permitted listed in Multiple-Family No Silfevrvw tp ggr?slgrc?jgs ment
(Sec 3.1.11.B& C) | Section 3.1.11.B & C Residential (RM-2) g
and the proposed change
fo reflect RM-2 Zoning.
Residential: Height, Bulk, Density, and Area Limitations (Sec. 3.1.8.D)
Frontage on a . .
Public Street II':;OTJTISegde on a Public Street is \F/\r/i(rgr?]gsogré Yes
(Sec. 5.12) 9
Vehicular access shall be
provided only fo an existing or
Access to a Major planned mcuor“rhoroyghfore
or freeway service drive OR .
Throughfare (Sec. k Complies Yes
access driveway on other
5.13) .
street type is not across street
from existing or planned
single-family uses
Minimum Zoning RM-2 Required Conditions Unit mix and Yes
Lot Size for each height provided
Unit: in Acres See below
(Sec 3.8.1)
Minimum Zoning Unit mix and Yes

Lot Size for each
Unit: Width in Feet
(Sec 3.8.1)

height provided
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Meets
ltem Required Code Proposed Code | Comments
200 sf Minimum usable open Courtyards:
space per dwelling unit 16,420 sf
Open Space Area FIZr a ’rop’)rol of 157 o?welling Balconies: 15,780 | Yes
(Sec. 3.1.8.D) . . )
units, required Open Space: sf
31,400 SF Total: 32,200 sf
Maximum % of
Lot Area Covered | 25% 4.24% Yes
(By All Buildings)
Building Height 65 ft or 5 stories, whichever is 4 stories, 46 ft tal Yes
(Sec. 3.1.8.D) less
Efficiency 400 sf 500 sf Yes
1 bedroom | 500 sf 720 sf Yes
Minimum Floor
Area per Unit 2 bedroom | 750 sf 860 sf Yes
(Sec. 3.1.8.D)
3 bedroom | 900 sf 1,600 sf Yes
4 bedroom | 1,000 sf None NA
- 24 units/8.64 net
Efficiency Max 10% ac = 2.77 dujac Yes
1 bedroom
Maximum and
Dwelling Unit Live/Work i/:(']]xgggef ac. ((]6(30:77)7/586?/2? Yes
Density/Net Size (1 ’
Area (Sec. bedroom)
3.1.8.D) 64/8.64 net ac =
2 bedroom | 20.7 du/net ac. 741 dujac Yes
3+ 2/8.64 net ac =
bedroom 15.6 du/net ac. 0.23 du/ac ves
Residential Building Setbacks (Sec. 3.1.8.D, Sec. 3.6.2.B, and Sec. 3.8.2.C - if applicable)
Front (West) 75 feet 103.21 feet Yes
Side (North) 75 feet 163.89 feet Yes
Side (South) 75 feet 660.79 feet Yes
Rear (East) 75 feet 484.48 feet Yes
Parking Setbacks (Sec. 3.1.8.D) Refer to applicable notes in Sec. 3.6.2
~45 feet (west out Deviations requested as
Front (West) 75 feet (Street frontage) lot), ~70 feet No part of the Consent
(main lot) Judgment amendment.
8 feet (west out Deviation requested as
Side (North) 20 feet lot), 15.48 feet No part of the Consent
(north out lot) Judgment amendment.
Side (South) 20 feet Complies Yes
Rear (East) 20 feet Complies Yes
RM-2: Note to District Standards (Sec. 3.6.2)
Pursuant fo the definition
contained in Section 2.2, lot .
Area - Reduction not
. width shall be measured .
Requirements between the two points proposed aft this Yes
(Sec. 3.6.2.A) time

where the front setback line
intersects the side lot lines.
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ltem

Required Code

Proposed

Meets
Code

Comments

Within the residential districts,
where a main building is
placed behind the front
setback line, the distance
between the side lot lines shall
not be reduced below 90% of
the required minimum lot
width at any point between
the front set back line and
such main building. The
purpose of this amendment is
to protect against the
creation within the city of
iregularly-shaped flag lofts.

Structure Setback
Requirements
(Sec. 3.6.2.B)

For all uses permitted other
than single-family or two-
family residential, the building
or structure setback shall at
least equal to: (1) the height
of the main building; (2)
seventy-five (75) feet; or (3)
the setback required in the
Development Standards of
Section 3.1 of this Ordinance,
whichever is greater.
However, the minimum
building setback from access
streets may be reduced to
fifty (50) feet for fire
department structures where
quick access to the street
network is required. For all off-
street parking lots serving any
use other than single-family
residential, the setback from
any interior side or rear lot line
shall be not less than twenty
(20) feet, and the setback
from the front and any
exterior side lot line shall
comply with the building
setback required for such uses
specified above. Further, for
churches there shall be no
parking in the front yard. (See
also Section 4.10.)

75-foot building
setback from all
property lines is

required and is

met.

Off-street parking
lot in the two out
lots do not meet
20-foot minimums.

Deviation requested as
part of the Consent

Judgment.

Exterior Side Yard

All exterior side yards abutting

Abutting a Street | a sfreet shall be provided with | Complies Yes

(Sec 3.6.2.C) a setback equal to front yard.

Wetland/Waterco | A setback of 25t from Avuthorization to Encroach
urse Setback (Sec | wetlands and from high Shown Yes into Wetland Buffer Area

3.6.2.M)

watermark course shall be

will be required at time of
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Meets
ltem Required Code Proposed Code | Comments
maintained site plan approval.
RM-2 District Required Conditions (Sec. 3.8 & 3.10)
Total number of Total No. of rooms < Net site
rooms area in SF/700 358 rooms Yes
(Sec. 3.8.1.B) 376,534 SF/700 = 538
Public Utilities All public utilities should be
. Shown Yes
(Sec. 3.8.1) available
Applicant is requesting a
Efficiency < 10 percent of the deviation from this
. 15% No .
unifs requirement as part of the
. Consent Judgment.
Maximum Applicant is requesting a
Number of Units . . "
. 1 bedroom units < 33 percent deviation from this
(Sec. 3.8.1.B.ii) . 42.6% No -
of the units requirement as part of the
Consent Judgment.
Balance should be at least 2
bedroom units 42% ves
Room Count per Dwelling Room Count *
Dwelling Unit Size | Unit Size
(Sec. 3.8.1.C) Efficiency : 24 units — 24 Yes
rooms
An extra room 1 bed* .
such as den, (lve/work | 2 67 units - 134 Yes
library or other included) rooms
extra room count 64 units — 192
as an additional 2 bedroom | 3 rooms ves
bedroom
3 or more 4 2 units — 8 rooms Yes
bedrooms

For the purpose of determining lot area requirements and density in a multiple-family district, a roomis a living
room, dining room or bedroom, equal to atf least eighty (80) square feet in area. A room shall not include the
area in kitchen, sanitary facilities, utility provisions, corridors, hallways, and storage. Plans presented showing
one (1), two (2), or three (3) bedroom units and including a "den," "library," or other extra room shall count
such extra room as a bedroom for the purpose of computing density.

Setback along

A minimum of 150 feet along

natural shoreline natural shoreline is required. No shoreline NA
(Sec. 3.8.2.A)
Structure frontage | Each structure in the dwelling
(Sec. 3.8.2.B) group shall front either on a Drives will be Yes
dedicated public street or private
approved private drive.
Maximum length | A single building or a group of Applicant is requesting a
of the buildings attached buildings cannot 379 4 feet No deviation from this
(Sec. 3.8.2.C) exceed 180 ft. ’ requirement as part of the
Consent Judgment.
Planning Commission may
modify the exira length up to
Modification of 36.0'f’r if common areas with a o
maximum length minimum capacity of 50 NA Not eligible for PC

(Sec. 3.8.2.C)

persons for recreation or
social purposes. Additional
setback of 1 ft. for every 3 ft.
in excess of 180 ft. from all

modification.
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Meets
ltem Required Code Proposed Code | Comments
property lines.
Building Where any multiple dwelling
Orientation structure and/ or accessory
(Sec. 3.8.2.D) structure is located along an oo . . .
. . Building is not Applicant is requesting a
outer perimeter property line A .
. currently angled, deviation from this
adjacent to another ; No .
. . . . required fo be requirement as part of the
residential or nonresidential analed 45° Consent Judament
district, said structure shall be 9 g *
oriented at a minimum angle
of 45 degrees to property line.
Yard setback Within any front, side or rear
restrictions yard, off-street parking, Applicant is requesting a
(Sec. 3.8.2.E) maneuvering lanes, service deviation from this
) . 47.96% No -
drives or loading areas requirement as part of the
cannot exceed 30% of yard Consent Judgment.
area
Off-Street Parking | No closer than 25 ft. fo any Applicant is requesting a
or related drives wall of a dwelling structure 10 ft No deviation from this
(Sec. 3.8.2.F) that contains openings requirement as part of the
involving living areas Consent Judgment.
Off-street parking | No closer than 8 ft for other 10 Yes
and related drives | walls
shall be... No closer than 20 ft from ROW Applicant is requesting a
and property line deviation from this
8 ft No .
requirement as part of the
Consent Judgment.
Pedestrian 5 feet sidewalks on both sides | 7-foot-wide Applicant is requesting a
Connectivity of the Private drive are sidewalk deviation from this
(Sec. 3.8.2.G) required to permit safe and connecting to requirement as part of the
. . No
convenient pedestrian Target. No Consent Judgment.
access. sidewalk on the
north side.
Where feasible sidewalks shall Connected to Additional connections to
be connected to other L .
. . main sidewalk Wixom Road and to north
pedestrian features abutting ) |
the site. system via Target. could be made
All sidewalks shall comply with | Barrier free See Traffic Review for more
. . ; TBD : .
barrier free design standards markings shown information.
Minimum (Total length of building A +
Distance between | total length of building B + -
the buildings 2(height of building + height NA | One building proposed.
(Sec. 3.8.2.H) of building B))/é
Minimum In no instance shall this
Distance between | distance be less than thirty
the buildings (30) feet unless there is a NA One building proposed.
(Sec. 3.8.2.H) corner-to-corner relationship

in which case the minimum
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Meets
ltem Required Code Proposed Code | Comments
distance shall be fifteen (15)
feet.
Number of Two (2) for each dwelling unit
Parking Spaces having two (2) orless 248 spaces are
Residential, bedrooms and two and one- | provided Applicant is requesting a
Multiple-family half (2 '2) for each dwelling P .
. . . : deviation from this
(Sec. 5.2.12.A) unit having three (3) or more Applicant’s .
. . requirement as part of the
bedrooms parking analysis No C
onsent Judgment. See
shows 1.1539 the Traffic Review for more
2 x (7 L/W + 24 studio + 60 1- spaces per information
bed + 64 2-bed) =310 | 2.5x | dwelling unit = -
23-bed=5 238 spaces
Spaces Required: 315
Parking Space - 90° Parking: 9 ft. x 19 ft.
Dimensions and - 24 ft. two way drives
Maneuvering -9 ft. x 17 ft. parking spaces 4" curb with 9" x
Lanes allowed along 7 ft. wide 17' spaces Yes Drive aisles now comply
(Sec. 5.3.2) interior sidewalks as long as 24-foot drive with width requirements
detail indicates a 4" curb at aisles now shown
these locations and along
landscaping
End Islands - End Islands with
(Sec. 5.3.12) landscaping and raised
curbs are required at the
end of all parking bays that
abut traffic circulation aisles.
- The end islands shall End Islands Yes
generally be at least 8 ft. provided
wide, have an outfside
radius of 15 ft., and be
constructed 3 ft. shorter
than the adjacent parking
stall
Parking stall Shall not be located closer
located adjacent | than twenty-five (25) feet
to a parking lot from the street right-of-way 25 feet (1 space Yes
enirance (public (ROW) line, street easement in out lot)
or private) or sidewalk, whichever is
(Sec. 5.3.13) closer
Barrier Free If 248 spaces required, 5 6 van accessible
Spaces standard BF and 2 van- 2 standard " | Yes
Barrier Free Code | accessible BF spaces required
Barrier Free - 8" wide with an 8’ wide
Space access aisle for van
Dimensions accessible spaces 8’ wide with curb, Yes
Barrier Free Code | - 8’ wide with a 5’ wide 8’ access
access aisle for regular
accessible spaces
Barrier Free Signs | One sign for each accessible sh
. . own Yes
Barrier Free Code | parking space.
Corner Clearance | No fence, wall plant material, Shall comply Yes See Landscape Review.

(Sec. 5.9)

sign or other obstruction shall
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Meets
ltem Required Code Proposed Code | Comments
be permitted within the clear
view zone above a height of
2 feet from established street
grade
Minimum number
of Bicycle Parking | One (1) space for each five 24 exterior spaces
(Sec. 5.16.1) (5) dwelling units shown, 8 interior Yes
Multiple-family spaces
residential Required: 32 Spaces
Bicycle Parking No farther than 120 ft. from Complies Yes
General the entrance being served
requirements When 4 or more spaces are
(Sec. 5.16) required for a building with
multiple entrances, the Complies Yes
spaces shall be provided in
multiple locations
Spaces to be paved and the
bike rack shall be inverted "“U"
design Complies Yes
Shall be accessible via 6 ft.
paved sidewalk
Bicycle Parking Parking space width: é ft.
Lot layout One tier width: 10 ft.
(Sec 5.16.6) Two tier width: 16 ft. .
Complies Yes

Maneuvering lane width: 4 ft.
Parking space depth: 2 ft.
single, 2 2 ft. double

Additional Road Design, Building Setback, And Parking Setback Requirements, M

ultiple-Family Uses (Sec.

5.10)
Road standards A private drive network within
(Sec. 5.10) a cluster, two -family, multiple-

family, or non-residential uses
and developments shall be
built to City of Novi Design
and Construction Standards
for local street standards (28
feet back-to-back width)

Minimum 28 feet
wide

Yes

Major Drives

Width: 28 feet, no parking

Minimum 28 feet
wide

Yes

Minor Drive

- Cannot exceed 600 feet

- Width: 24 feet with no on-
street parking

- Width: 28 feet with parking
on one side

- Parking on two sides is not
allowed

- Needs turn-around if longer

than 150 feet

None shown

NA

Parking on Major
and Minor Drives

- Angled and perpendicular
parking, permitted on minor
drive, but not from a major
drive;

All conditions
met, except the
minimum building
setback appears

No

Applicant is requesting a

deviation from this

requirement as part of the

Consent Judgment.
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Meets
ltem Required Code Proposed Code | Comments
- minimum centerline radius: to be 17 feet
100 feet
- Adjacent parking and on-
street parking shall be
limited near curves with less
than two-hundred thirty
(230) feet of centerline
radius
- Minimum building setback
from the end of a parking stall
shall be 25 feet in residential
districts.
Accessory and Rooftop Structures (Sec. 4.19)
Dumpster - Located in rear yard - In Rear Yard
(Sec 4.19.2.F) - Aftached to the building or | - Complies
no closer than 10 ft. from
building if not attached
- Noft located in parking - Complies
setback Yes
- If no setback, then it cannot | - Complies
be any closer than 10 ft,
from property line.
- Away from Barrier free - Complies
Spaces
Dumpster - Screened from public view
Enclosure - Awall or fence 1 ft. higher - 6 ft tall
(Sec. 21-145. (c) than height of refuse bin - Complies
Chapter 21 of - And no less than 5 ft. on
City Code of three sides - Complies
Ordinances) - Posts or bumpers to protect Yes
the screening - Complies
- Hard surface pad - Masonry
- Screening Materials:
Masonry, wood or evergreen
shrubbery
Roof top All roof top equipment must
equipment and be screened, and all wall sh iIb
wall mounted mounted utility equipment own —will be
- . required to be TBD
utility equipment | must be enclosed and screened
(Sec. 4.19.2.E.ii) intfegrated into the design
and color of the building
Roof top Roof top appurtenances shall
appurtenances be screened in accordance .
. - . Shown — will be
screening with applicable facade .
regulations, and shall not be required fo be T8D
i screened
visible from any street, road or
adjacent property.
Sidewalks and Other Requirements
Non-Motorized No addifional pathways None shown NA

Plan

shown.

Sidewalks
(Subdivision

Sidewalks are required on
both sides of proposed drives

Only shown on
one side (Target)

No

Applicant is requesting a

deviation from this
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Ordinance: Sec. No sidewalk requirement as part of the
4.05) proposed along Consent Judgment.
access drive to
Wixom Road
Public Sidewalks
(Chapter 11, Connection . .
Sec.11-276(b), Connection to main sidewalk | provided via Pedesinfm sidewalk Sh?UId
L . . No be provided along main
Subdivision on Wixom Road required. Target parcel - access road
Ordinance: Sec. not direct
4.05)
Entryway lighting | One streetlight is required per | Existing streetlights Yes
(Sec. 5.7.N) enfrance. at Wixom Road
Consent Judgment Requirements
Total Green and -The total green and open
Open Space space, including preservation
(Item 11, A) areas and interior
landscaping, shall be Applicant must verify that
preserved and maintained by 80% for single 40% of 1gtal g_reer.I/o;?en
the Developer on the | Yes space will be maintained
property, and shall be a parce in Novi Promenade
minimum of 40% of the total development
(not including 2.34 acres of
right-of-way) land area.
Landscape Areas | The landscape areas [...] shall
(tem 11, B) be constructed and
g;e(jseva(jlcj bzystheje?:f\flslfhpeerl Shall comply Yes See Landscape Review.
maintenance obligations set
forth in this judgment.
Gross Building Retail “B” located on this Applicant is requesting to
Area - Retail property, which shall not 183,300 gross No modify the size and use as
(tem 12, A) exceed 100,000 square feet. square feet part of the amendment to
the Consent Judgment.
Uses Permitted Retail “A,” "B"” and "“C" shall Applicant is requesting to
(Item 12, B) conform to the uses permitted s .
in the B-2 zoning district as RM-2 Proposed. No modify the size and use ds
described in the City of Novi part of the amendment to
) . the Consent Judgment.
Zoning Ordinance [...]
Uses Not Arcades and adult business
Permitted (ltem uses (or any other uses
12, D) involving sexually explicit
activities, all as defined in the | Not proposed Yes
City Zoning Ordinance, as
amended) shall not be
permitted.
Parking (ltem 12, Plaintiffs shall provide 1,725 248 spaces
E) parking spaces for Retail “A,” | proposed for new Applicant is requesting an
“B" and “C."” use. Existing No amendment of this as part
parking for Retail of the Consent Judgment.
A-C will remain

Building Code and Other Requirements
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permit or phasing plan should
be provided

Meets
ltem Required Code Proposed Code | Comments
Woodlands Woodland
(City Code Ch. Replacement of removed .
replacement Yes See Landscape review
37) frees )
frees impacted
Mitigation of removed Proposed
wetlands at ratio of 1.5:1 retaining wall
Wetlands ; . .
(City Code Ch emergent wetland, 2:1 for impacting
Y ’ forested wetlands wetland buffer Yes See Wetland Review.
12, Art. V)
area. Wetland
impacts not
proposed.
Land description, Sidwell
Design qn.d number (metes and bounds Generally Additional sheets may be
Construction for acreage parcel, lot rovided Yes requested. as necessa
Standards Manual | number(s), Liber, and page P q ’ -
for subdivisions).
Location of all existing and
proposed buildings, proposed
General layout building heights, bu.|ld|ng
. . layouts, (floor area in square
and dimension of .
feet), location of proposed Generally
proposed . . ) Yes
. parking and parking layout, provided
physical .
. streets and drives, and
improvements S
indicate square footage of
pavement area (indicate
public or private).
- Total cost of the proposed Response letter
building & site improvements from Krieger Klatt,
- Number of anticipated jobs | 6/16/23:
created (during construction construction will
& after building is occupied, if | employ ~250
known) people directly,
and roughly 75-
Economic Impact 100 people Yes
Information indirectly through
supply chain,
admin, banking,
etc. ~20
permanent jobs.
Estimated
construction cost
of $18M
Building exits must be
Building Exits connected to sidewalk Complies Yes
system or parking loft.
All projects must be
completed within two years
Phasing of the issuance of any starting | One phase NA

Other Permits and Approvals

Development/

| The leading edge of the sign

| Provided —15.7 sf [ Yes
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Meets
ltem Required Code Proposed Code | Comments
Business Sign structure shall be a minimum shown
(City Code Sec of 10 ft. behind the right-of-
28.3) way. Enfranceway shall be a
maximum of 24 square feet,
measured by completely
enclosing all lettering within a
geometric shape. Maximum
height of the sign shall be 5 ft.
Project & Street Some projects may need One street name Contact Diana Shanahan
Naming approval from the Street & q Yes at 248.347.0475 or via email
Committee Project Naming Committee dpprove dshanahan@cityofnovi.org
Parcel Split or Any pgrcgl splifs or
Combination or combmq’ngns or
. condominium approvals must | None proposed NA
Condominium
Approval be Complefed before
Stamping Set approval.
Other Legal Requirements
Master Applicant is required to
Deed/Covenants | submit this information for Not applicable at 18D
and Restrictions review with the Final Site Plan | this moment
submittal
Additional
Conservation Conservation easements may | wetland and Draft documents would be
be required for woodland woodland TBD required prior to stamping
easements .
impacts easements may set approval.
be required
Lighting and Photometric Plan (Sec. 5.7)
Establish appropriate
minimum levels, prevent
unnecessary glare, reduce A lighting and
Intent (Sec. 5.7.1) | spillover onto adjacent photometric plan | Yes
properties & reduce is provided
unnecessary fransmission of
light into the night sky
Site plan showing location of
-, all existing & proposed
Lighting Plcm. buildings, landscaping, Provided Yes
(Sec. 5.7.2.A.i) . .
streets, drives, parking areas &
exterior lighting fixtures
Relevant building elevation
drawings showing all fixtures,
Building Lighting the portions of the walls to be .
(Sec. 5.7.2.A41 | iluminated, iluminance levels | TroVided ves
of walls and the aiming points
of any remote fixtures.
e o e [ orprovoea o |
Lighting Photometric data Provided Yes Provide specification
specifications k i sheeis.for light letures,
(sec. 5.7.A.2.) F|x’rure'he|gh’r ' Max 20 fge’r No mounting detail and
e Mounting & design Not provided No design, hours of operation.
Glare control devices Appears to Yes
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ltem

Required Code

Proposed

Meets
Code

Comments

(Also see Sec. 5.7.3.D)

comply

Type & color rendition of
lamps

LED Lamps

Yes

Hours of operation

Not provided

No

Photometric plan illustrating
all light sources that impact
the subject site, including spill-
over information from
neighboring properties

Provided

Yes

Max Height
(Sec. 5.7.3.A)

Height not to exceed
maximum height of 25 feet

Max 20 feet

Yes

Standard Notes
(Sec. 5.7.3.B)

- Electrical service to light
fixtures shall be placed
underground

- Flashing light shall not be
permitted

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

Provided

Yes

Security Lighting
(Sec. 5.7.3.H)

- All fixtures shall be located,
shielded and aimed at the
areas to be secured.

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

Complies

Yes

Average Light
Level (Sec.5.7.3.E)

Average light level of the
surface being lit fo the lowest
light of the surface being lit
shall not exceed 4:1

Some locations
exceed up to

No

According to GBA sheet 1
of 8, some areas of site

exceed 4:1. Applicant will
need to seek deviation as
part of the amendment to

the Consent Judgment.

Use of frue color rendering

Lighting Type lamps such as metal halide is C
(Sec. 5.7.3.F) preferred over high & low LED Lighting ves
pressure sodium lamps
Parking areas: 0.2 fc min 0.5fc Yes
Loading & unloading areas: 1fc Yes
0.4 fc min , ,
Min. lllumination Walkways: 0.2 fc min 0.3 fc Yes Revise the main enfrances
to meet 1.0 foot candle
(Sec. 5.7.3.K) Building entrances, frequent | 0.8 fc No minimum.
use: 1.0 fc min
Building entrances, infrequent | 0.4 fc Yes
use: 0.2 min
Max. lllumination | When site abuts a non-
adjacent to Non- | residential district, maximum 0.5 fe Yes

Residential
(Sec. 5.7.3.K)

illumination at the property
line shall not exceed 1 foot




JSP23-02 STATION FLATS

Revised Consent Judgment Concepft Plan

Page 13 0of 13
August 15, 2023

ltem

Required Code

Proposed

Meets
Code

Comments

candle

Cut off Angles
(Sec. 5.7.3.1)

When adjacent fo residential

districts:

- All cut off angles of fixtures
must be 90°

- maximum illumination af the
property line shall not
exceed 0.5 foot candle

- No direct light source shall
be visible at the property
line (adjacent to residential)
at ground level

Not applicable

NA

NOTES:

1. This table is a working summary chart and not infended to substitute for any Ordinance or City of Novi
requirements or standards.
2. The section of the applicable ordinance or standard is indicated in parenthesis. Please refer to those
sections in Article 3, 4 and 5 of the zoning ordinance for further details.
3. Please include a written response to any points requiring clarification or for any corresponding site plan

modifications to the City of Novi Planning Department with future submittals.
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Engineering Review
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Applicant
MF Novi, LLC

Review Type
Revised Consent Judgement Concept

Property Characteristics
= Site Location: Wixom Rd between Grand River Ave & 11 Mile Rd.

= Site Size: 24.77 acres
= Plan Date: 7/26/2023
= Design Engineer: PEA Group.

Project Summary
» Construction of a four-story building and associated parking. Site access would be
provided via Public or Private roadways.

=  Water service would be provided by an extension from the existing 12-inch water
main along the northern side of the development. A domestic lead and a fire lead
would be provided to serve the building, along with four additional hydrants.

= Sanitary sewer service would be provided by an extension from the existing 8-inch
sanitary sewer along the western side of the development.

= Storm water would be collected by a single storm sewer collection system and
conveyed to an existing detention basin in the southern region of the development.

Recommendation

Approval of the revised Preliminary Site Plan and Preliminary Storm Water Management
Plan is recommended. with items to be addressed at the final site plans submittal.

Comments:

The Revised Preliminary Site Plan meets the general requirements of Chapter 11 of the
Code of Ordinances, the Storm Water Management Ordinance, and the Engineering
Design Manual with the following exceptions, which can be addressed at the Final Set
Plans submittal:
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General

1. Only at the time of the printed Stamping Set submittal, provide the City’s

standard detail sheets for water main (5 sheets), sanitary sewer (3 sheets),
storm sewer (2 sheets), paving (2 sheets) and Boardwalks/Pathways (1 sheet).
The most updated details can be found on the City's website at this location:
https://cityofnovi.org/services/public-works/engineering-division/engineering-
standards-and-construction-details

2. The Non-Domestic User Survey form for sanitary sewer flow shall be submitted
tfo the City so it can be forwarded to Oakland County. The form was included
in the original site plan package.

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

4, Provide a note that compacted sand backfill (MDOT sand Class 1l) shall be
provided for all utilities within the influence of paved areas and illustrate and
label on the profiles.

S. Provide a construction materials table on the utility plan listing the quantity
and material type for each utility (water, sanitary and storm) being proposed.
6. Provide a utility crossing table indicating that at least 18-inch vertical

clearance will be provided, or that additional bedding measures will be
ulilized at points of conflict where adequate clearance cannot be
maintained.

7. Where the minimum 18-inch clearance at utility crossings cannot be
achieved, provide a prominent note stating the substandard clearance and
that proper bedding/encasement will be determined by the inspecting
engineer.

8. Provide a note stating if dewatering is anficipated or encountered during
construction, then a dewatering plan must be submitted to the Engineering
Division for review.

9. Generally, all proposed trees shall remain outside utility easements. Where
proposed frees are required within a utility easement, the trees shall maintain
a minimum 5-foot horizontal separation distance from any existing or proposed
utility.  All utilities shall be shown on the landscape plan, or other appropriate
sheet, to confirm the separation distance.

10. Show the locations of all light poles on the utility plan and indicate the typical
foundation depth for the pole to verify that no conflicts with ufilities will occur.
Light poles in a utility easement will require a License Agreement.

11. For common area irrigation systems connected to public water supplies:
Install a backflow prevention Reduced Pressure Zone Assembly (RPZ) with an
ASSE 1013 listing approval at each tap to the public water supply. A minimum
clearance of 12-inches measured from the bottom of pressure relief valve to
the finished landscaped grade shall be required. Provide a detail showing the
RPZ installation setup and height above grade. If backflow preventer is to be
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12.

enclosed, provide a detail of the enclosure with required drainage outlefts.
Show all locations on a site plan. A plumbing permit is required for the
installation of the backflow preventer. Installation of the backflow preventer
shall be in such a manner as to not require blowing out the system through the
backflow preventer. Drain ports and blow out ports shall be included. Any
deviations from these requirements must be approved through the Novi Water
& Sewer Division Cross Connection Control Specialist (248-735-5661).

The grading and SESC sheets shall show the tree fence at least as far from the
trunk as the critical root zone, defined as a circular area around a tree with a
radius measured to the tree’s longest dripline radius plus one (1) foot. No
grading shall occur within the dripline. If the critical root zone is not fully
protected, then replacements for that tree may be required.

Water Main

13.

14.

Our records show that there is an existing 12-inch water main on the west side
of the building that can be extended to serve the proposed development.

Per current EGLE requirement, provide a profile for all proposed water main 8-
inch and larger.

All gate valves 6" or larger shall be placed in a well with the exception of a
hydrant shut off valve. A valve shall be placed in a box for water main smaller
than 6.

In the general notes and on the profile, add the following note: “Per the Ten
States Standards Article 8.8.3, one full 20-foot pipe length of water main shall
be used whenever storm sewer or sanitary sewer is crossed, and the pipe shall
be centered on the crossing, in order to ensure 10-foot separation between
water main and sewers.” Additionally, show the 20-foot pipe lengths on the
profile.

An electronic and one sealed set of utility plans along with the Michigan
Department of Environment, Great Lakes & Energy (EGLE) permit application
for water main construction, the Streamlined Water Main Permit Checklist, and
electronic utility plan should be submitted to the Engineering Division for
review, assuming no further design changes are anticipated. Utility plan sets
shall include only the cover sheet, any applicable utility sheets, and the
standard detail sheets.

Sanitary Sewer

18.

19.

20.

Revise the basis of design calculation for the water main and sanitary sewer -
Number of users per REU is 3.2, and the peaking factor is 4.0. assuming the
population is 500 or less. Use City of Novi unit factors. (0.6 for one bedroom,
0.75 for two bedrooms, etc.).

Section 11-164 (g)-4 states the maximum length of a sanitary sewer lead shall
exceed 100-feet unless otherwise approved. Extend Sanitary Sewer so that
leads are not more than 100-feet long or provide clean-outs every 100-feet.

Provide a note on the Utility Plan and sanitary profile stating the sanitary leads
will be buried at least 5 feet deep where under the influence of pavement.
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21. For 8-inch and larger extensions - Provide a tfesting bulkhead immediately

22.
23.

upstream of the sanitary connection point. (If more than one run of 8-inch
proposed) Additionally, provide a temporary 1-foot-deep sump in the first
sanitary structure proposed upstream of the connection point, and provide a
secondary watertight bulkhead in the downstream side of this structure.

lllustrate all pipes intersecting with manholes on the sanitary profiles.

Three (3) sealed sets of revised utility plans along with the Michigan
Department of Environment, Great Lakes & Energy (EGLE) permit application,
electronic utility plan for sanitary sewer construction, and the Streamlined
Sanitary Sewer Permit Certification Checklist should be submitted to the
Engineering Division for review, assuming no further design changes are
anticipated. Utility plan sets shall include only the cover sheet, any applicable
utility sheets, and the standard detail sheets. It should be indicated with the
application if an expedited EGLE review is requested. EGLE will charge a fee
that can be paid directly to the State.

Storm Sewer

1.

Provide profiles for all storm sewer 12-inch and larger. All storm pipes
accepting surface drainage shall be 12-inch or larger.

A minimum cover depth of 3 feet shall be maintained over all proposed storm
sewer. In situations where the minimum cover cannot be achieved, Class V
pipe must be used with an absolute minimum cover depth of 2 feet. An
explanation shall be provided where the cover depth cannot be provided.

Provide a 0.1-foot drop in the downstream invert of all storm structures where a
change in direction of 30 degrees or greater occurs.

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

Storm manholes with differences in invert elevations exceeding two feet shall
contain a 2-foot-deep plunge pool.

Label all inlet storm structures on the profiles. Inlets are only permitted in paved
areas and when followed by a catch basin within 50-feet.

Label the 10-year HGL on the storm sewer profiles and ensure the HGL remains
at least 1-foot below the rim of each structure.

lllustrate all pipes intersecting storm structures on the storm profiles.
Indicate if any off-site drainage to the site, if so an easement is required over
the storm sewer accepting and conveying off-site drainage.

Provide a schedule listing the casting type, rim elevation, diameter, and invert
sizes/elevations for each proposed, adjusted, or modified storm structure on
the utility plan. Round castings shall be provided on all catch basins except
curb inlet structures.

Show and label all roof conductors and show where they tie into the storm
sewer.
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Storm Water Management Plan

12.

16.

17.
18.

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

Provide calculations verifying the post-development runoff rate directed to
the proposed receiving drainage course does not exceed the pre-
development runoff rate for the site.

Provide manufacturer’s details and sizing calculations for the pretreatment
structure(s) on the plans.

Provide drainage area and runoff coefficient calculations specific to the area
fributary to each treatment structure. The treated flow rate should be based
on the 1-year storm event intensity (~1.6 In/Hr.), resulting in a flow rate of
approximately TBD CFS. Higher flows shall be bypassed.

Provide release rate calculations for the three design storm events (first flush,
bank full, 100-year).

Provide supporting calculations for the runoff coefficient determination.

A runoff coefficient of 0.35 shall be used for all turf grass lawns (mowed lawns)
and 0.95 shall be used for all impervious surfaces.

Paving & Grading

19.

20.

21.

22.

23.

24.

25.

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

Detectable warning plates are required at all barrier free ramps, hazardous
vehicular crossings and other areas where the sidewalk is flush with the
adjacent drive or parking pavement. The barrier-free ramps shall comply with
current MDOT specifications for ADA Sidewalk Ramps. Provide the latest
version of the MDOT standard detail for detectable surfaces.

Label specific ramp locations on the plans where the detectable warning
surface is to be installed.

Specify the product proposed and provide a detail for the detectable
warning surface for barrier free ramps. The product shall be the concrete-
embedded detectable warning plates, or equal, and shall be approved by
the Engineering Division. Stamped concrete will not be acceptable.

Verify the slopes along the ingress/egress routing to the building from the
barrier-free stalls. All barrier-free stalls shall comply with Michigan Barrier-Free
regulations.

Provide the on-site cross-section, 1.5 inches of MDOT 5E1 on 2.5 inches of
MDOT 3C on 8 inches of 21AA [limestone only if within 100 feet of a
watercourse] aggregate base. Revise the cross-section and provide the city of
Novi standards for parking lots paving.

The end islands shall conform to the City standard island design, or variations
of the standard design, while still conforming to the standards as outlined in
Section 2506 of Appendix A of the Zoning ordinance (i.e. 2' minor radius, 15’
major radius, minimum 8’ wide, 3’ shorter than adjacent 19’ stall).
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26. Provide a line designation representing the effective 19-foot stall length for 17-

foot perimeter stalls. (Show 2-foot overhang on paving sheets). Provide
addifional details as necessary.

27. A License Agreement will be required for the proposed retaining wall within
any utility easements. A plan view and cross-section shall be included with the
agreement showing the relationship between the wall foundation and the
existing/proposed utility.

28. Retaining walls that are 48-inches or larger shall need a permit from the
Building Department.

29. Retaining wall sheets shall be signed and sealed by the design engineer
responsible for the proposed retaining wall design and all associated
calculations.

Flood Plain
30. Flood plain does not appear to be impacted by this development.

Soil Erosion and Sediment Control

31.

A SESC permit is required. A full review has not been completed at this time.
The review checklist detailing all SESC requirements is attached to this letter.
Please address the comments below and submit a SESC permit application
under separate cover. The application can be found on the City's welbsite at
http://cityofnovi.org/Reference/Forms-and-Permits.aspx.

Agreements

32.

A license Agreement will be required for the retaining wall proposed within the
existing sanitary sewer/water main easement. The agreement shall state that
the wall and all site facilities within the influence of the wall that may be
removed or damaged in the event the utility requires maintenance will be the
responsibility of the property owner to repair or replace. Additionally, a cross-
section shall be included with the agreement showing the distance between
the wall foundation and the utility. A template agreement is available from
the Engineering Division.

The following must be submitted with the Final Site Plan:

33.

34.

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

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

The following must be submitted with the Stamping Set:
(Please note that all documents must be submitted together as a package with the
Stamping Set submittal with a legal review transmittal form that can be found on the
City’s website. Partial submittals will not be accepted.)

35. A draft copy of the 20-foot-wide easement for the water main to be
constructed onsite must be submitted to the Community Development
Department. This document is available on our website.

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

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

38. A draft copy of the warranty deed for the additional proposed 60-foot wide
right-of-way along Wixom Road must be submitted for review and
acceptance by the City.

The following must be addressed prior to construction:

39. A pre-construction meeting shall be required prior to any site work being
started. Please contact Sarah Marchioni in the Community Development
Department to setup a meeting (248-347-0430). Be advised that scheduling
the pre-construction meeting can take 2-4 weeks.

40. A City of Novi Grading Permit will be required prior to any grading on the site.
This permit will be issued at the pre-construction meeting (no application
required). No fee is required for this permit.

41. Material certifications must be submitted to Spalding DeDecker for review
prior to the construction of any onsite ufilities. Contact Heather Gendron at
248-844-5400 for more information.

42, Construction inspection fees in the amount of STBD must be paid to the
Community Development Department.

43. Legal exhibit review fees in the amount of STBD must be paid to the
Community Development Department.

44, Legal escrow fees in the amount of STBD must be deposited with the
Community Development Department. All unused escrow will be returned to
the payee at the end of the project (except for escrows that are $50 or less).
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45.

46.

47.

48.

49.

50.

51.

52.

53.

This amount includes engineering legal fees only. There may be additional
legal fees for planning legal documents.

A storm water performance guarantee in the amount of SSTBD (Equal to 120%
of the cost required to complete the storm water management facilities) as
specified in the Storm Water Management Ordinance must be posted at the
Community Development Department.

Water and Sanitary Sewer Fees must be paid prior to the pre-construction
meeting. Contact the Treasury Department at 248-347-0498 to determine the
amount of these fees.

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

A traffic contfrol inspection fee of SSTBD must be paid to Community
Development. This fee is the inspection of fraffic control items such as signs,
striping, curbs, parking stalls, sidewalk, detectable warning surfaces, and
temporary pavement markings.

A Soil Erosion Control Permit must be obtained from the City of Novi. Contact
Sarah Marchioni in the Community Development Department, Building
Division (248-347-0430) for forms and information. The financial guarantee and
inspection fees will be determined during the SESC review.

A permit for water main consfruction must be obtained from EGLE. This permit
application must be submitted through the Engineering Division after the
water main plans have been approved. Please submit the cover sheet,
overall utility sheet, standard details, and plan/profile sheets applicable to the
permit.

A permit for sanitary sewer construction must be obtained from EGLE. This
permit application must be submitted through the Engineering Division after
the sanitary sewer plans have been approved. Please submit the cover sheet,
overall utility sheet, standard details, and plan/profile sheets applicable to the
permit. Be aware that approval by both (1) Oakland County Water Resources
Commissioner (OCWRC) and (2) Wayne County Department of Public Services
(WCDPS) are required prior to submittal to EGLE.

An NPDES permit must be obtained from EGLE since the site is over 5 acres in
size. EGLE may require an approved SESC plan to be submitted with the
Notice of Coverage.

An inspection permit for the sanitary sewer tap must be obtained from the
Oakland County Water Resources Commissioner (OCWRC).
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54, Permits for the construction of each retaining wall exceeding 48 inches in

55.

height (measured from bottom of the footing to top of the wall) must be
obtained from the Community Development Department (248-347-0415).

The amount of the incomplete site work performance guarantee for this
development at this time is $TBD (Equal fo 1.2 times the amount required to
complete the site improvements, excluding the storm water facilities) as
specified in the Performance Guarantee Ordinance. This guarantee will be
reduced prior to the Temporary Certificate of Occupancy (TCO), at which
time it will be based on the percentage of construction completed.

The following must be addressed prior to issuance of building permits.

56.

57.

58.

59.

60.

61.

A Bill of Sale for the utilities conveying the improvements to the City of Novi
must be submitted to the Community Development Department. This
document is available on our website.

The City’'s consultant Engineer Spalding DeDecker will prepare the record
drawings for this development. The record drawings will be prepared in
accordance with Arficle Xll, Design and Construction Standards, Chapter 11
of the Novi Code of Ordinances.

Submit to the Community Development Department, Waivers of Lien from any
parties involved with the installation of each utility as well as a Sworn
Statement listing those parties and stating that all labor and material expenses
incurred in connection with the subject construction improvements have been
paid.

Submit a Maintenance Bond to the Community Development Department in
the amount of $STBD (Equal to 25 percent of the cost of the construction of the
uftilities to be accepted). This bond must be for a period of two years from the
date that the Ulility Acceptance Permit is issued by the City of Novi
Engineering Division. This document is available on our website.

Submit an up-to-date Title Policy (dated within 90 days of City Council
consideration of acceptance) for the purpose of verifying that the parties
signing the Easement and Bill of Sale documents have the legal authority to
do so. Please be sure that all parties of interest shown on the title policy
(including mortgage holders) either sign the easement documents themselves
or provide a Subordination Agreement. Please be aware that the title policy
may indicate that additional documentation is necessary to complete the
acceptance process.

Provide a warranty deed for the additional proposed road right-of-way along
Wixom Road for acceptance by the City.
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Prior to preparing stamping sets, the applicant should submit the electronic stamping
set to planning for review; if any changes are proposed after electronic stamping set
approval, send revised sheets directly to engineering for an informal review and
approval.

To the extent this review letter addresses items and requirements that require the
approval of or a permit from an agency or entity other than the City, this review shall
not be considered an indication or statement that such approvals or permits will be
issued.

Please contact Adam Ygko at (248)735-5695 with any questions.
? /fﬂ/////%’ (2%

Adam Yak
Project Engineer

cc: Lindsay Bell, Community Development
Humna Anjum, Engineering
Ben Croy, City Engineer
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cityofnovi.org

Review Type Job #
Revised Consent Judgment Site Plan Landscape Review JSP23-0002
Property Characteristics

e Site Location: Wixom Road, south of Sam’s Club

e Site Acreage: 24.78 ac.

e Site Zoning: I-1 Proposed RM-1 with PRO

e Adjacent Zoning: North, East, South, West: I-1 (Commercial Use)

e Plan Date: 7/24/2023

Ordinance Considerations

This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning
Arficle 5.5 Landscape Standards, the Landscape Design Manual and any other applicable
provisions of the Zoning Ordinance. Items in bold below must be addressed and incorporated as
part of the revised Final Site Plan submittal. Please follow guidelines of the Zoning Ordinance and
Landscape Design Guidelines. This review and the accompanying landscape chart are
summaries and are not intended to substitute for any Ordinance.

Recommendation:

This project is recommended for approval for the revised Consent Judgment Site Plan,
contingent on the Planning Commission and City Council approving the deviation for the lack of
the required screening berm between the residential use and surrounding commercial industrial
uses.

LANDSCAPE DEVIATION REQUIRED FOR PROPOSED LAYOUT:
e Lack of screening berms between RM-2 use and surrounding commercial and industrial uses

Please add the City Project Number, JSP23-0002, to the bottom right corner of the Cover Sheet.

Ordinance Considerations

Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #17 and LDM 2.3 (2))
1. Tree survey is provided
2. All required replacements for removed and missing woodland replacement trees are
provided.

Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii)

1. The residential project is adjacent to a commercial use on west and north. At a
minimum, a 6-8 foot tall landscaped berm is required between the uses. No such berm is
proposed. A 10-foot tall evergreen hedge is proposed along the north edge of the site,
plus the required perimeter trees. Considerable distance from adjacent uses on east and
south — lack of berm is supported on those sides.

2. The proposed screening may provide sufficient visual buffering but it's doubtful that it will
provide any significant audible screening.
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1. The project does not require any additional right-of-way berms or landscaping.
2. The landscaping in the boulevard island at Wixom Road is in poor condition and an
acceptable replacement landscape plan for it is proposed.

Multi-family Landscaping:

1. Unit landscaping - Based on the number of ground-floor units (35), 105 unit trees are
required for the site and are provided

2. Interior roadway trees - All required interior drive trees are provided.

3. Building foundation Landscaping
a) 35% of the building frontage facing drives are required to be landscaped
b) 71% of the west side of the building are proposed to be landscaped.
c) Detailed foundation landscaping plans are required on the Final Site Plans.

Parking Lot Landscaping (Zoning Sec. 5.5.3.C.)
1. All required parking lot interior area and trees, and perimeter frees are provided with
multi-family unit frees, which is allowed by the ordinance.
2. Please see the discussion of the interior roadway trees/perimeter irees and relabel the
trees as required.
3. lIf there are any deficiencies, please correct them on the Final Site Plan.

Plant List (LDM 4, 10)
1. 15 of 22 species used (68%) are native to Michigan (woodland replacement trees do not
count in the percentage of native species used).
2. The free mix meefts the diversity requirements of LDM Section 4.

Planting Notations and Details (LDM 10)
Provided

Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 3)
No new detention basin is proposed so no new landscaping is required for this project.

Irrigation (LDM 10)
Either a plan for an automated irrigation system, or an alternative method of providing
sufficient water for the landscaping’s establishment and long-term survival must be provided
in the Final Site Plans.

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

W Meni,

Rick Meader - Landscape Architect
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LANDSCAPE REVIEW SUMMARY CHART - Revised Consent Judgment Concept Plan

Review Date:
Project Name:
Plan Date:
Prepared by:

August 10, 2023

JSP23 - 0002: Station Flats
July 24, 2023

Rick Meader, Landscape Architect E-mail: rmeader@cityofnovi.org;

Phone: (248) 735-5621

Items in Bold need to be addressed by the applicant before approval of the Preliminary Site Plan.
Underlined items need to be addressed on the Final Site Plan.

LANDSCAPE WAIVERS REQUIRED FOR PROPOSED LAYOUT:
e Lack of screening berm between I-1 and RM-1 on north side

ltem Required Proposed Aégg: Comments
Landscape Plan Requirements — Basic Information (LDM (2))
¢ New commercial or
residential
developments
e Addition to existing
buﬂo!mg greo’(er than e Overall Scale 1" =
Landscape Plan 25% increase in 40’
(Zoning Sec 5.5.2, overall footage or 400 « Detail Scale 1" = Yes
LDM 10) SF whichever is less. 20’
e 1"-20" minimum with
proper North.
Variations from this
scale can be
approved by LA
Name, address and
Owner/Developer telephone number of Please add phone
Contact Information the owner and Yes Yes number or email
(LDM 10) developer or address to title block
association
Project Information Location map
(LDM 10) Name and Address shows site location ves
e Sheetfs C-1.1 and
C1.2 have survey
Survey information Legal description or and description e Yes
(LDM 10) boundary line survey e Southern property | e Yes
line shown on Alta
Survey
Landscape Architect Name, Adaress and
contact information telephone number of PEA Group - Lynn Yes
RLA/PLA/LLA who Whipple
(LDM 10)
created the plan
. _ Final stamping sets must
?LeDaAI:c’iOt))y LA. Sggglrrfrseorlglnol No be sealed by LA and
have live LA signature
Miss Dig Note On Site Plans’ and
(800) 482-7171 (LDM Show on all plan sheets Landscape Plans’ Yes

10)

fitle block
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Sec 5.5.9

ltem Required Proposed I\CAgjtes Comments
EXISTING CONDITIONS
e Tree survey with
all frees on site
¢ Show location type including
Existing plant material and size. woodland
Existing woodlands or | ¢ Label to be saved or replacements is Yes
wetlands removed. provided
(LDM 10.h) e Plan shall state if none | e Only freesin
exists. existing parking
lot islands are
being preserved.
Please add a sail
Natural Features Existing ' erosion con‘rrol shegf to
profection conservation TBD the set showing all silt
easement is shown fencing required to
protect the wetland
As determined by Soils
Soil type (LDM 10) survey of Oakland Sheet L-1.0 Yes
county
o Site: I-1
e Proposed: RM-1 with
Zoning (LDM 10) PRO Sheet L-1.0 Yes
¢ North, East, South,
West: I-1 (Commercial
use)
PROPOSED IMPROVEMENTS (LDM 10)
Existing and proposed . Yes
Existing and buildings, easements, « Dimensions
proposed parking spaces, : Yes
improvements vehicular use areas, and provided on
ROW Sheets C-3.0-C3.2
e Proposed utilities
« Overhead and are shown on the Please adc! all ]
Existing and underground ufilifies Utility Plan and e Yes proposed light fixtures
g A . 9 ! Landscape Plans to the landscape plan
proposed utilities including hydrants ; e NO .
« Proposed light posts e No light posts are and r.esolve light/tree
shown on the conflicts.
landscape plan.
Spot elevations and
Proposed topography | Provide proposed TW/BW elevations Yes
- 2’ contour minimum | confours at 2" interval are on Sheets C-4.1
and C-4.2
25 ft. corner clearance
Clear Zones required. Refer to Zoning | Yes Yes

LANDSCAPING REQUIREMENTS

Berms and ROW Plantin

9

e All berms shall have a maximum slope of 33%. Gradual slopes are encouraged. Show 1ft. contours
e Berm should be located on lot line except in conflict with utilities.
e Berms should be constructed with 6" of topsoail.
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ltem Required Proposed I\CAgjtes Comments
Residential Adjacent to Non-residential (Sec 5.5.3.A) & (LDM 1.qa)
Residential adjacent to . No berm is
I-1 requires:
¢ 10-15 foot tall prqposed 1. Alandscape waiver
. e Aline of
landscape berm with for the lack of the
6 foot wide crest. iverggr(e)fen(jhrubs berm is required.
e Opacity 80% winter, prop 2. While the proposed
90% summer between the hedge should
Berm requirements ° ) north parking lot No rovgijde sufficient
(Zoning Sec 5.5.3.A) . . . and Sam'’s Club P! .
Residential adjacent to visual buffering once
commercial requires: building and it gets to 10 feet tall
« 68 foof fall landscape | 109ding areas. A it is doubtful that it
. . note indicates . .
berm with 6 foot wide . will provide much
crest they will be audible bufferin
« Opacity 80% winter maintained af a &
90% summer. 107 ht
Planting requirements . .
(LDM 1.0.) LDM Novi Street Tree List
Adjacent to Public Rights-of-Way (Sec 5.5.B) and (LDM 1.b) (RM-1)
e Adj to parking: 20 ft Y
Greenbelt width « Not adj fo parking: 34 | S s over 567 feet |
f from Wixom Road
Min. berm crest width | 2 ft O ft Yes
Min. berm height 3ft O ft Yes
3" wall (4)(7) No wall is proposed
NA - not adjacent to None
ROW .
A plan for replacing
Canopy deciduous or The flowering pear trees jrhe failing en’rry'
large evergreen trees . island landscaping | Yes
and other landscaping . .
(7)(10)(11) . . is provided (4
in the boulevard island ; . .
. . lindens with a line
at Wixom Road are in fni K |
oor condition of ninebarks below
P ) them)
Sub-.canopy NA - not adjacent to
deciduous trees ROW None Yes
Notes (5)(6)(10)(11)
Canopy deciduous
trees in area between | NA — not adjacent to None Yes
sidewalk and curb ROW
(10)
Multi-Family Residential (Sec 5.5.3.F.iii)
e 3 deciduous canopy 105 proposed,
trees or large including 27
Multi-family Unit evergreen frees per deciduous canopy
Landscaping (Zoning dwelling unit on the frees, 5 large Yes

Sec 5.5.3.F.iii.b)

first floor.
e 35 units * 3 =105 frees
e Up to 25% of

evergreen frees, 16
subcanopy frees
and 57 parking lot
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Meets
ltem Required Proposed Comments
a P Code
requirement can be frees (interior and
subcanopy trees perimeter)

1. Trees around the
outer edge can and
should be counted
as parking lot
perimeter trees
instead of interior

¢ 1 deciduous canopy
free along interior
roads for every 35 If
(both sides), excluding

Interior Street drivewavs. interior roadway trees
Landscaping (Zoning Vs 32 frees Yes except for the short
roads adjacent to .
Sec 5.5.3.F.iii.b) S drive at the southeast
public rights-of-way .
and parking ent corner of the site.
19 P 9 Y 2. Please only show 4
drives. trees along the
e 70*2/35 = 4 trees X
southeast drive as
interior roadway
frees.
Foundation 35% of building facades | 71% of building gﬂgg?ﬁgﬁ'ﬁgg?iﬂe
Landscaping (Zoning | facing road must be facing interior drive | Yes Final Site Plans (not
Sec 5.5.3.F.iii.b) landscaped is landscaped

Construction Plans)

Parking Area Landscape Requirements (Zoning Sec 5.5.3.C & LDM §)

e Clear sight distance No frees are
General requirements within parking islands located in the clear | Yes
e No evergreen frees vision zones.

Name, type and
number of ground
cover

As proposed on plantfing

. Seed lawn Yes
islands

General (Zoning Sec 5.5.3.C)

¢ A minimum of 200 SF
to qualify
e 200sf landscape

The islands with
space per tree

Parking lot Islands

(_Zonlng Sec 5.5.3.c.ii, planted in island. ‘rrees are sufficiently | Yes
jii) " sized
e 6" curbs
e Islands minimum width
10’ BOC to BOC
Parking stall can be
Curbs and Parking reduced to 17’ with 4" 17 ft spaces except
stall reduction (Zoning | curb adjacent to a in interior of western | Yes
Sec 5.5.3.c.ii) sidewalk of minimum 7 parking lot
f1.
. No bay is longer
(:?o.nhguo.us space Maximum of 15 than 15 spaces
limit (Zoning Sec . . Yes
configuous spaces without a

9.3.3.C.ii.0)) landscaped island

Category 1: For OS-1, OS-2, OSC, OST, B-1, B-2, B-3, NCC, EXPO, FS, TC, TC-1, RC, Special Land Use or non-
residential use in any R district (Zoning Sec 5.5.3.C.iii)

A = Total square e A=xSF x7.5% = Asf
footage of vehicular
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ltem Required Proposed I\CAgjtes Comments
use areas x 7.5% o Lot #1
A =23080*7.5% = 1731 sf
o Lot #2
A =18,120*7.5% = 1359 sf
e Parking Lot #3
A =10,742*7.5% = 806 sf
B = Total square
footage of additional
paved vehicularuse | e B=xSFx 1% =B sf NA
areas over 50,000 SF
x1%
All Categories
= A+ A+B=CSF
fotafsc?ume footage * Lot #1: 2583 f ° Yes
of landscaped o Lot #1: 1731 sf o Lot #2: 1391 sf o Yes
islands o Lot #2: 1359 sf e Lot #3: 1582 sf e Yes
e Lot #3: 806 sf
e D=C/200
e Minimum 200sf/tree
D =C/200 e Lot #1:1731/200 =9 o Lot #1: 9 frees e Yes
Number of canopy frees o Lot #2: 7 frees e Yes
frees required e Lot #2: 1359/200=7 e Lot #3: 5trees e Yes
frees
e Lot #3: 806/200 = 4
frees
e Since all but the 70
feet of roadway at
e 1 Canopy tree per 35 If the southeast corner
e Perimeter trees are not of the site faces
required when the parking, please
building is within 20 o Lot #1: 17 trees change those trees
feet of the parking lof. ) to perimeter trees
e Lot #2: 4 trees - -
o Lof #3- 6 trees (the m‘ren.or roadway
o Lot #1:606/35=17 free requirement
. . frees . can't be met with
Parking Loj Perimeter o Lot #2: 493/35 = 14 e Interior roadway e Yes onit frees like the
Trees (Zoning Sec i frees that should e Yes -
. rees e perimeter tree
5.5.3.c.ii) be classified as e Yes

e Lot #3: 198/35=6
frees

e Interior roadway that

parking lot
perimeter: 1125If-
70If = 1055If/35 =

requirement can be)

e Please move at least
the western 2 of the
6 trees along the

should be classified as 30 trees north edge of
parking lot perimeter: Parking Lot 2 1o 3
1125If-70If = 1055If/35 = feet behind the curb,
30 trees as they appear to be
planted very close to
the building.
Accessway Perimeter
(Zoning Sec 1 Canopy tree per 35 If NA

5.5.3.C.iv.J)
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(LDM 6)

pad.

e No plant materials
within 8 ft. from the
doors

. Meets
ltem Required Proposed Code Comments
Parking land banked | NA None
Miscellaneous Landscaping Requirements
1. If the building has
. . Fire Department
* No plon‘r|ng§ with Connector(s) (FDCs),
matured height
v please show them on
greater than 12’ within
) the Landscape Plans
. . 10 ft. of fire hydrants, .
Plantings around Fire No hydrants have and keep dll plants in
) manholes, catch
Hydrant (Zoning Sec . . frees too close to Yes front of or
. basins or other ufility - -
5.5.3.c.ii.j) them. immediately next to
structures.
shorter than the FDC.
e Trees should not be -
. 2. A note regarding
planted within 5 feet T
. spacing is on Sheet L-
of underground lines. )
1.1. Please copy it to
Sheet L-1.2.
Areas not dedicated to
parking use or driveways
Landscaped area (g) exceeding 100 sq. ft. ves
shall be landscaped
Seed or other
Name, type and L
. landscaping is
number of ground As proposed on planting
. proposed and Yes
cover islands B i
(LDM 5 |nd|cqfed wit
hatching
Show leave snow
. deposit areas on plan in
Snow deposit (LDM locations where Yes Yes
10) . ,
landscaping won't be
damaged
1. Please show
fransformers and
other utility boxes
when their locations
are determined.
2. If box locations are
e A minimum of 2 ft. r)oT dg’rermmed oy
. final site plans, add a
separafion between -
note to plan stating
box and the plants ”
- that all utility boxes
Transformers/Utility e Ground cover below are To be
boxes 4" is allowed up to None are shown TBD I

landscaped per the
detail.

3. Please add the city
Utility Box planting
detdil (attached with
this review)

4. Please add an
allowance of 10
shrubs per box on the
plant list and label as
such
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e The non-woodland
replacement tree
diversity must meet the
standards of the
Landscape Design
Manual section 4.

meets the free
diversity
requirement of
LDM 4

. Meets
ltem Required Proposed Code Comments
e Clusters of large natfive
shrubs shall cover 70-
75% of the basin rim
area at 10 ft away
from the permanent
water line.
e Canopy trees must be If the existing detention
Detention/Retention located at 1 per 35If of . pond needs to be
. . . There is no i
Basin Planting the pond rim 10 feet R enlarged or modified,

. indication of storm TBD -
requirements (Sec. away from the caleulations the modified areas must
5.5.3.e, LDM 3) permanent water level be landscaped per the

¢ 10" to 14" tall grass current ordinance.
along sides of basin
¢ Refer to wetland for
basin mix
¢ Include seed mix
details on landscape
plan
e Show on plans all .
. 1. There is a very large,
populations of .
. . dense population of
Phragmites australis L
Phragmites in the
and/or Japanese
. wetland east of the
knotweed on the site. S
proposed building.
. . e If none are found, add .
Phragmites australis 2. Please show it on T-1
a note fo that effect. .
and Japanese and add plans for its
e If any are found, add None are noted TBD .
Knotweed control . removal. Chemical
. . notes stating that the
(Zoning Sec 5.5.6.3.i.) treatments by a
weed shall be .
licensed ANC
completely removed ; .
. . applicator will be
from the site. This may . .
required, generally in
take several years of
. September and early
consistent freatments
. October.
fo achieve.
Landscape Notes and Details- Utilize City of Novi Standard Notes
Plant List (LDM 4,11) - Include all cost estimates
Quantities and sizes On plant list Yes
Root type On plant list Yes
e Atleast 50% of plant
species used, not
including seed mixes e 15 of 23 species
or woodland Useq (65%) are When the foundation
replacement trees, native to lanti -
. must be species native Michigan blantings are designed,
Botanical and L . e Yes the 50% threshold must
to Michigan. e The free mix .
common names e Yes still be met. Hopefully

the 65% currently shown
can be maintained.
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. Meets
ltem Required Proposed Code Comments
General Landscape Requirements (LDM)
Type and amount of No No Need for final site plan
lawn
. For all new plantings,
Cost estimate (LDM mulch and sod as listed | No No Need for final site plan
10.h.(11))
on the plan
Planting Details/Info (LDM Part Ill) — Utilize City of Novi Standard Details
Canopy Deciduous Refer to LDM for detail
. Yes Yes
Tree drawings
Evergreen Tree Yes Yes
Shrub Yes Yes
Multi-stem tree Yes Yes
Perennial/ Yes Yes Provide detail on
Ground Cover landscape plans if used
Tree stakes and guys Wood stakes, fabric Yes Yes
Qquys.
Cross-Section of Berms (LDM 1.a.(1))
. i Lobgl contfour lines No berms are Provide detail on
Slope, height and » Maximum 33% slope .
- proposed so no TBD landscape plans if a
width » Constructed of loam o . - -
3 . detail is provided berm is provided.
= 6" top layer of topsoil
Type of Ground No No Indlc?o’re Oon Cross
Cover section
Overhead ufility lines
and 15 ft. setback from
|edge of utility or20ft. | * Ufiifies are shown
Setbacks from Utilities ’ e No overhead Yes
setback from closest -
uftilities are shown
pole, 10 feet from
structures, hydrants
Walls (LDM 10 & Zoning Sec 5.5.3.vi)
Freestanding walls
Material, height and should have brick or A long retaining . . .
R ) - Provide dimensioned
type of construction stone exterior with wall on the east TBD .
. N wall details
footing masonry or concrete side is proposed.
interior
Walls greater than 3 2 TW/BW elevations That wall will need to
ft. should be indicate it will be be designed by an
. : TBD - -
designed and sealed approximately 5 engineer and reviewed
by an Engineer feet tall with the building plans.
Notes (LDM 10) — Utilize City of Novi Standard Details
Installation date » Provide infended date
(LDM 2.I. & Zoning = Between Mar 15-Nov | Yes Yes
Sec 5.5.5.B) 15
. » Include statement of
Maintenance & . .
. infent to install and
Statement of intent
guarantee all Yes Yes

(LDM 2.m & Zoning
Sec 5.5.6)

materials for 2 years.

= |nclude a minimum
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Item

Required

Proposed

Meets
Code

Comments

one cultivation in
June, July and August
for the 2-year warranty
period.

Plant source
(LDM 2.n & LDM
3.a0.(2))

Shall be northern nursery
grown, No.1 grade.

Yes

Yes

Establishment period
(Zoning Sec 5.5.6.B)

2 yr. Guarantee

Yes

Yes

General Conditions
(LDM 11)

Plant materials shall not
be planted within 4 ft. of
property line

Yes

Yes

Other information
(LDM 10.n)

Required by Planning
Commission

NA

Irrigation
(LDM 10.1.)

¢ A plan detailing how
all plants will be
provided with
sufficient water for
establishment and
long-term survival must
be provided.

e If anirrigation system
will be provided, the
plan for it must be
included in the Final
Site Plans.

e If alternative methods
of providing the
required water will be
used, details
concerning them must
be provided on Final
Site Plans.

None

1. Please add irrigation
plan or information
as to how plants will
be watered
sufficiently for
establishment and
long- term survival.

2. The plan should meet
the requirements
listed at the end of
this chart.

3. If xeriscaping is used,
please provide
information about
plantings included.

Landscape tree
credit (LDM11.b.(d))

e Substitutions to
landscape standards
for preserved canopy
frees outside
woodlands/ wetlands
should be approved
by LA.

e Refer to Landscape
free Credit Chart in
LDM

No credits are
taken

Plant Sizes for ROW,
Woodland
replacement and
others

(LDM 11.b)

e Canopy Deciduous
shall be 3" and sub-
canopy deciduous
shall be 2.5” caliper.

e Refer to LDM section
11.b for more details

On plant list

Yes

Plant size credit
(LDM11.b)

NA

No credits are
taken




Revised Consent Judgment Concept Plan — Landscape Review

August 10, 2023

Page 10 of 12
JSP23 - 0002: Station Flats

. Meets
ltem Required Proposed Code Comments
Prohibited Plants Do not use any plants No prohlblted
on the Prohibited species are Yes
(LDM 11.b) S
Species List proposed

Recommended trees
for planting under
overhead utilities
(LDM 3.e)

Label the distance from
the overhead utilities

No overhead lines
are indicated

Collected or
Transplanted trees
(LDM 11.b.(2)(c)

None

Nonliving Durable
Material: Mulch (LDM
12)

e Trees shall be mulched
to 3" depth and
shrubs, groundcovers
to 2" depth

e Specify natural color,
finely shredded
hardwood bark mulch.

e Include in cost
estimate.

Information shown
on planting details

NOTES:

1. This table is a working summary chart and not infended to substitute for any Ordinance or City of Novi
requirements or standards.
2. The section of the applicable ordinance or standard is indicated in parenthesis. For the landscape
requirements, please see the Zoning Ordinance landscape section 5.5 and the Landscape Design

Manual for the appropriate items under the applicable zoning classification.

3. Please include a written response to any points requiring clarification or for any corresponding site plan

modifications to the City of Novi Planning Department with future submittals.

Irrigation System Reqguirements

1. Any booster pump installed to connect the project’s irrigation system to an existing irrigation
system must be downstream of the RPZ.
2. The RPZ must be installed in accordance with the 2015 Michigan Plumbing Code.

w

winterization that includes drain ports and blowout ports.

No o~

form.

The RPZ must be installed a minimum of 12-inches above FINISHED grade.

Attached is a handout that addresses winterization installation requirements to assist with this.
A plumbing permit is required.
The assembly must be tested after installation with results recorded on the City of Novi test report

The RPZ must be installed in accordance with the manufacture installation instructions for
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Corporate Headquarters

295 South Water Street, Suite 300
Kent, OH 44240

800-828-8312

DAVEY:

Resource Group
3381 Lapeer Rd. West

Auburn Hills, MI 48326

To: Christian Carroll, City of Novi Planner
Community Development Department, City of Novi

From: Kerry Gray, Principal Consultant
Davey Resource Group

CC: Barbara McBeth City Planner
Lindsay Bell, City of Novi Senior Planner
Rick Meader, City of Novi Landscape Architect
Ben Peacock, City of Novi Planner
Diana Shanahan, City of Novi Planning Assistant
Douglas Repen, Mannik and Smith Group

Date: May 23, 2023

RE: Station Flats
Woodland Review #2 — JSP23-02

Davey Resource Group, Inc. (DRG) has conducted a review of the revised preliminary site plan submittal for
the proposed Station Flats multi-family residential development located on Wixom Road between 11 Mile
Road and Grand River Ave. (Parcel No. 22-17-101-032). The plan set prepared by Krieger Klatt Architects/ PEA
Groups (revision date: 05/04/2023), proposes a single four story building with 160 units.

DRG reviewed the preliminary site plan set for conformance with the City of Novi’'s Woodland Protection
Ordinance, Chapter 37. Based on our review of the site plan, and the City of Novi Official Regulated
Woodlands Map (see Figure 1) - City regulated woodlands are present on the site. The woodlands will not be
impacted by development because they are located within an existing wetland/watercourse easement on the
east side of the property that will be protected. However, regulated woodland replacement trees planted as
part of the Novi Promenade will be impacted and require replacement.

Recommendation: DRG does not recommend approval of the Station Flats preliminary site plan. Comments
from Woodland Review #1 have not been addressed.

The following Woodland Regulations apply to this site:

Woodland Regulation Required
Woodland Permit (Chapter 37, Section 37-26) YES
Tree Replacement (Chapter 37, Section 37-8) & Financial Guarantee (Chapter 26.5-5) NO
Tree Protection (Fence) (Chapter 37, Section 37-9) & Financial Guarantee (Chapter 26.5-5) YES
Woodland Conservation Easement (Chapter 37-30 (e)) Already In Place
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Woodland Impacts and Replacement Requirements

The Station Flats preliminary site plan does not propose disturbance or removal of any City of Novi Regulated
Woodlands or trees for construction of the residential building, associated utilities, and stormwater
infrastructure. A permanent conservation easement on the site, per the 2001 Consent Judgement, protects the
regulated woodlands and wetlands on the southern portion of the site.

Woodland Review #1 Comments that have not been addressed.

1. Woodland Replacements. While regulated woodland trees are protected — the plan proposes the removal
of trees that were planted as woodland replacements for the Novi Promenade development (Figure 2).
These trees are regulated, and their removal requires replacement.

2. Tree Inventory. As stated in the Landscape Review memo prepared by Rick Meader, City of Novi Landscape
Architect, the woodland replacement trees are required to be inventoried and shown on the plan and in
the regulated tree table. The plans and tree table should also indicate if a tree will be removed or preserved
and include associated tree protection fencing if preserved.

WOODLAND REVIEW #2 COMMENT: Sheet T-1.0 The location of the woodland replacement trees planted
for the Novi Promenade development are shown on the plans but there is not a tree table listing the trees
and tree replacements have not been calculated and provided. Sheet T-1.0 states that no woodland
replacements are required because “no woodland trees greater than 8” DBH are being removed.” This is
incorrect per comment #1 — the woodland replacement trees are considered regulated. Revise plans to
address comments.

3. Woodland Replacements. Woodland replacement credits can be provided by:
a. Planting the woodland tree replacement credits on-site.
b. Payment to the City of Novi Tree Fund at a rate of $400/woodland replacement credit.

c. Combination of on-site tree planting and payment into the City of Novi Tree Fund
($400/woodland replacement credit).

Revise plans to provide the number of woodland replacements that are required for the removal of the
previously planted woodland replacement trees and how the woodland replacement requirements will
be met.

4. Financial Guarantees & Maintenance Bonds. The following financial guarantees and maintenance bonds
may be required for this project — they will be determined after information outlined in comments 2 and
3 have been provided.
a. A woodland fence guarantee of $6,000 ($5,000 x 120%) is required per Chapter 26.5-37. The financial
guarantee shall be paid prior to issuance of the City of Novi Woodland Use Permit.

b. Woodland Replacement Financial Guarantee of $400 per woodland replacement credit is required as
part of the Woodland Use Permit fees to ensure planting of the on-site Woodland Replacement tree
credits.
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Based on inspection of the installed on-site Woodland Replacement trees, the Woodland Repla
Financial Guarantee shall be returned to the Applicant. The Applicant is responsible for request

Page 3 of 5

cement
ing this

inspection. Following acceptance of the planted woodland replacement trees, a 2-year performance
bond must be paid to ensure the continued health and survival of the replacement trees (comment 6).

c. Tree Fund Payment. Payment into the City of Novi Tree Fund at $400 per woodland replacement

for any woodland replacements not planted on site. This payment is not refundable.

d. The applicant shall guarantee trees for two (2) growing seasons after installation and the City's

acceptance, per The City’s Performance Guarantees Ordinance. A two-year maintenance bond

in

the amount twenty-five (25) percent of the value of the trees but in no case less than one
thousand dollars ($1,000.00), shall be required to ensure the continued health of the trees

following acceptance (Chapter 26.5, Section 26.5-37).

Based on a successful inspection 2 years after installation of the on-site Woodland Replacement
trees, the Woodland Replacement Performance Guarantee shall be returned to the Applicant. The

Applicant is responsible for requesting this inspection.

Woodland Guarantee Inspection. If the woodland replacements, street trees or landscaping guarantee
period is scheduled to end during the period of time when inspections are not conducted (November
15th — April 15th) the Applicant is responsible for contacting the Bond Coordinator and
Woodland/Landscape Inspector in late summer/early fall prior to the 2 year expiration to schedule an
inspection. The Applicant is responsible for walking the entire site to confirm that all of the material has
survived and is healthy. If any material is missing, dead or dying, replacements should be made prior to
requesting the inspection. Once this occurs the Applicant should contact the Bond Coordinator to
schedule the inspection (Angie Sosnowski at asosnowski@cityofnovi.org / 248-347-0441) and complete
the inspection request form. If additional inspections are needed, then additional inspection fees will be
required to be paid by the applicant. Based upon a successful inspection for the 2 year warranty the
Landscape/Woodland/Street trees financial guarantee will be returned to the Applicant
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Figure 1. Station Flats Development Site

City of Novi Regulated Woodland Map
Bold red line = property boundary;
Green areas = City-regulated woodlands
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Figure 2. Novi Promenade Approved Woodland Mitiation Landscape Plan
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A Mannik
= Smith

May 24, 2023

Christian Carroll

City Planner

Department of Community Development
City of Novi

45175 W. Ten Mile Road

Novi, Michigan 48375

RE: Station Flats; JSP23-02
Wetland Review of Revised Preliminary Site Plan
MSG Project No. N1030143

Dear Mr. Carroli;

The Mannik & Smith Group, Inc. (MSG) completed a project site inspection on June 10, 2022 relative to the revised
preliminary site plan set titled The Station Flats prepared by Kreiger Klatt Architects dated May 4, 2023 (rPSP). The
project site is located east of Wixom Road and south of Grand River Avenue, parcel 50-22-17-101-032, in Section 17
(Site). The rPSP depicts construction of one multi-story multi-family building with associated paved parking,
landscaping, utilities, and other improvements.

Published Data

Upon review of published resources, the Site appears to contain or immediately borders:
City-regulated wetlands, as identified on the City of Novi Wetlands interactive map website (Figure 1).
Wetlands that are regulated by the Michigan Department of Environment, Great Lakes, and Energy (EGLE).

Wetlands as identified on National Wetland Inventory (NWI) and Michigan Resource Inventory System (MIRIS)
maps, as identified on the EGLE Wetlands Viewer interactive map website (Figure 2). NWI and MIRIS
wetlands are identified through interpretation of topographic data and aerial photographs by the associated
governmental bodies.

Hydric (wetland) soil as mapped by the U.S. Department of Agriculture, Natural Resource Conservation
Service, as identified on the EGLE Wetlands Viewer interactive map website (Figure 2).

The Site also contains a conservation easement along the eastern edge of the proposed development area. The
conservation easement was established by agreement between the City of Novi and Novi Promenade Holdings, LLC
in November 2016. The 2.25-acre Novi conservation easement is bordered on its east side by a previously
established conservation area that extends beyond the Site boundaries. The conservation area may be regulated by
EGLE based on its size and its apparent interconnectedness with surface water bodies in the area.

MSG Wetland Boundary Verification

The rPSP depicts one wetland on the Site, within the Novi conservation easement. On May 24, 2023, MSG
evaluated the conditions at the Site. MSG observed the Site is predominantly vacant, level land with an
approximately 20 percent downward slope along the conservation easement boundary. The ground cover observed

TECHNICAL SKILL, .
CREATIVE SPIRIT. N1030143 Wetland Review rPSP docx
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consisted of herbaceous vegetation with young trees (generally 2- to 4-inch diameter) along the conservation
easement boundary. Wetland delineation markers, consisting of labeled pink ribbon, were observed at the Site.
Most of the markers were attached to herbaceous vegetation, and markers A14 through A16 were not evident. MSG
concurs with the general location of the wetland as depicted in the rPSP. Select inspection photographs are provided
at the end of this letter.

Proposed Impacts

The rPSP does not depict proposed impacts to the regulated wetland area or the conservation easement, except for
705 “SY" (assumed to mean square yards) of buffer impact as noted on Sheet C-1.4 of the rPSP. Although not
indicated as such, it is inferred the buffer impact will be permanent because it is proposed to be covered with
pavement. It is unclear if the calculated buffer impact area includes the area to be occupied by the retaining wall
adjacent to the proposed pavement, or if temporary impact associated with construction of the retaining wall is
anticipated. MSG notes the 1-inch to 80-foot scale noted for Sheet C-1.4 appears to be inaccurate.

Permits and Regulatory Status

The majority of the proposed work does not appear to depict encroachment into wetlands but does appear to depict
encroachment into the natural resources setback buffer. The area of encroachment into the natural resources
setback buffer and/or conservation easement must be clearly and accurately depicted and quantified on Site
plans.

Based on available information, the following wetland-related items appear to be required for this project:

Item Required/Not Required/Not Applicable
Wetland Permit (specify Non-Minor or Minor) Not required

Wetland Buffer Authorization Required

Wetland Mitigation Not required

EGLE Wetland Permit Not required

Wetland Conservation Easement Not required

Chapter 4, Section 2 of the City of Novi Site Plan and Development Manual states, “The boundary lines of any
watercourses or wetlands on property should be clearly flagged or staked and such flagging or staking shall remain in
place throughout the conduct of permit activity.” At least nine of the 16 wetland delineation markers were attached to
herbaceous vegetation, which annually dies back and is replaced with new growth (Photo 4). For compliance with
the Novi Site Plan and Development Manual, MSG strongly recommends the applicant replace the wetland
delineation markers that were not attached to woody plants with more durable markers (e.g. pin flags, stakes).

EGLE typically regulates wetlands within 500 feet of an inland lake, pond, stream, or river, and/or greater than 5
acres in size. As noted above, the Site wetlands appear to meet one or both of these criteria so they are likely
regulated by EGLE. It is the applicant's responsibility to confirm the need for a State permit for proposed wetland or
watercourse impact, if any. Of note, a Consent Judgement was established in 2001 that appears to indicate
wetlands associated with the Site are subject to EGLE regulation.

The Preliminary Site Plan is conditionally approved for wetlands. The following items must be revised on Site
plans:

e The units of area for wetland buffer impact must be clearly stated;

e Areas of permanent and/or temporary wetland buffer impact must be identified as such; and

e The means of restoration of temporarily impacted areas must be specified.

THE MANNIK & SmiTH GROUP, INC. 2
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Please contact the undersigned if you have any questions regarding the matters addressed in this letter.

Sincerely,
The Mannik & Smith Group, Inc.

Y wwgn Wk
KeeganjMackin
Environmental Scientist

’ - 9 >4
— A t
‘Douglas Repen, CDT

Project Manager
Certified Storm Water Management Operator

CC: Barbara McBeth, City of Novi Planner
Lindsay Bell, City of Novi Planner
Ben Peacock, City of Novi Planner
Diana Shanahan, City of Novi Planning Assistant
Sarah Marchioni, City of Novi Project Coordinator
Rick Meader, City of Novi Landscape Architect

THE MANNIK & SmiTH GROUP, INC.
N1030143.Wetland Review.Rpsp.Docx
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Figure 1

City of Novi Regulated Wetland Map. Approximate tax parcel boundares are shown in red.
Regulated Wetland areas are shown in blue.
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Figure 2 | EGLE Wetlands Viewer Map. Approximate Site boundary is shown in red.
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Photo 1: General view of the Site with conservation easement area in background, facing northeast (5/24/2023)

Photo 2 View of the transition between wetland and upland, facing south (5/24/2023)
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Photo 4: Close view of wetland delineation marker attached to herbaceous vegetation (5/24/2023)
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TRAFFIC REVIEW




- AECOM
A:COM 39575Lewis Drd
Novi
MI, 48377
USA
aecom.com

Project name:
JSP23-02 — Station Flats Revised Consent
Judgement Concept Traffic Review

To: From:
Barbara McBeth, AICP AECOM

City of Novi

45175 10 Mile Road Date:

Novi, Michigan 48375 August 14, 2023
CC:

Lindsay Bell, Humna Anjum, Ben Peacock, Diana
Shanahan, James Hill, lan Hogg

Memo

Subject: JSP23-02 - Station Flats Revised Consent Judgement Concept Traffic Review

The revised consent judgement concept site plan was reviewed to the level of detail provided and AECOM recommends
approval for the applicant to move forward as long as the comments below are addressed to the satisfaction of the City.

GENERAL COMMENTS

1. The applicant, Novi Promenade Holdings, LLC, is proposing a 4-story building, 157 unit apartment complex.
2. The development is located on the east side of Wixom Road, between Grand River Avenue and 11 Mile Road. Wixom
Road is under the jurisdiction of the City of Novi.
3. The site is zoned I-1 (Light Industrial). The applicant is requesting to amend the previously approved Consent
Judgement to allow for RM-2 (High Density Multiple-Family).
4. The following traffic related deviations have been requested by the applicant:
a. Minimum distance for off-street parking.
b. Pedestrian sidewalk on only one side of the drive.
c. Parking located closer than 25’ from dwelling structure that contains openings.
d. Reduced number of parking spaces for property (321 to 249).
5. The following traffic related deviations have not been requested by the applicant but will be required to proceed if
changes to the plans are not made:
a. Lack of sidewalk connection between the development and the existing sidewalk along Wixom Road.

TRAFFIC IMPACTS

1. AECOM performed an initial trip generation based on the ITE Trip Generation Manual, 11" Edition, as follows.

ITE Code: 221 — Multifamily Housing (Mid-Rise)
Development-specific Quantity: 157 Dwelling Units
Zoning Change: I-1 to RM-2

Estimated Peak- City of Novi Above

Ui[D EEEElEn Sihen) e B Direction Trips Threshold  Threshold?
AM Peak-Hour Trips 59 45 100 No
PM Peak-Hour Trips 63 38 100 No

Daily (One-Directional) Trips 717 N/A 750 No
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2. The City of Novi generally requires a traffic impact study/statement if the number of trips generated by the proposed
development exceeds the City’s threshold of more than 750 trips per day or 100 trips per either the AM or PM peak
hour, or if the project meets other specified criteria.

Trip Impact Study Recommendation

Type of Study: Justification
Previous land use exceeded threshold. Current land use is within 10% of the
TIA threshold, indicating a TIA. A full TIS was submitted and is reviewed in a

separate letter.
The applicant is proposing rezoning / revised Consent judgment for the parcel.

A comparison of Trip generation (dated June 19, 2023) for current and
RTS proposed land use is prepared and submitted. Trip generation comparison
suggests a significant reduction in the number of trips for the proposed land
use (158 multi-family dwelling units) against 100,000 sq ft of shopping plaza
currently zoned.

PARKING REVIEW

The applicant is proposing a revised Consent Judgement and submitted a parking generation calculation
suggesting an adequate parking supply of 246 parking spaces on-site for 158 multi-family dwelling units per ITE
Parking Generation Manual.

TRAFFIC REVIEW

The following table identifies the aspects of the plan that were reviewed. Items marked O are listed in the City’s
Code of Ordinances. Items marked with ZO are listed in the City’s Zoning Ordinance. Iltems marked with ADA are
listed in the Americans with Disabilities Act. Items marked with MMUTCD are listed in the Michigan Manual on
Uniform Traffic Control Devices.

The values in the ‘Compliance’ column read as ‘met’ for plan provision meeting the standard it refers to, ‘not met’
stands for provision not meeting the standard and ‘inconclusive’ indicates applicant to provide data or information
for review and ‘NA stands for not applicable for subject Project. The ‘remarks’ column covers any comments
reviewer has and/or ‘requested/required variance’ and ‘potential variance’. A potential variance indicates a
variance that will be required if modifications are not made or further information provided to show compliance
with the standards and ordinances. The applicant should put effort into complying with the standards; the variances
should be the last resort after all avenues for complying have been exhausted. Indication of a potential variance
does not imply support unless explicitly stated.

EXTERNAL SITE ACCESS AND OPERATIONS

No. Item Proposed Compliance Remarks

1 Driveway Radii | O Figure 1X.3 - N/A No changes proposed.

2 Driveway Width | O Figure 1X.3 - N/A No changes proposed.

3 Driveway Taper | O Figure 1X.11 - N/A

3a Taper length | - N/A

3b Tangent - N/A No changes proposed.

4 Emergency Access | O 11-194.a.19 - N/A No changes proposed.

5 Driveway sight distance | O Figure - N/A Does not directly access
VIII-E City road.

AECOM
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https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_IX11.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTVIIISTROGERI-WRE_S11-194DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
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EXTERNAL SITE ACCESS AND OPERATIONS

No. Item

6 Driveway spacing

6a Same-side | O 11.216.d.1.d

6b Opposite side | O 11.216.d.1.e

7 External coordination (Road agency)

8 External Sidewalk | Master Plan &
EDM

9 Sidewalk Ramps | EDM 7.4 & R-28-J

10 | Any Other Comments:

INTERNAL SITE OPERATIONS

No.
11
12

13

14

15

15a

15b

16
17

AECOM

Item
Loading zone | ZO 5.4
Trash receptacle | ZO 5.4.4

Emergency Vehicle Access

Maneuvering Lane | ZO 5.3.2

End islands | ZO 5.3.12

Adjacent to a travel way

Internal to parking bays

Parking spaces | ZO 5.2.12

Adjacent parking spaces | ZO

5.5.3.C.ii.i

Parking space length | ZO 5.3.2

Parking space Width | ZO 5.3.2
Parking space front curb height | ZO

5.3.2

Proposed

5 and none

Indicated

Proposed

Indicated in NE
corner

Turning
movements
provided

24

Not
dimensioned,
appear to be 3’
shorter than
adjacent space
3’ shorter

<=15 spaces

17’ with 2’ clear
overhang and
19

9’

4

Compliance

N/A
N/A

N/A
Partially Met

Met

Compliance
N/A
Met

Met

Met

Inconclusive

Met

Met

Met

Met
Met

Remarks

Does not directly access
City road.
Does not directly access
City road.

A sidewalk connection is
required between the
development and the
existing sidewalk along
Wixom Rd. A deviation is
required if plans are not
revised.

Provide detail in future
submittals.

Remarks

Provide dimensions for
end islands relative to
adjacent parking space.

Applicant can increase
length of internal islands to
match adjacent spaces.
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https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/getStandardPlanDocument.htm?docGuid=29b3fb1f-35e2-4c63-b485-a3490f70678f
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
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INTERNAL SITE OPERATIONS

No. Item

21

22

23

24
24a

24b

24c

24d
24e
25
26
27

28
29
30

31

AECOM

Proposed
Accessible parking — number | ADA 8

Accessible parking — size | ADA 8’ spaces with
5’ aisles and 8
aisles (for van
accessible)
Number of Van-accessible space | 3

ADA

Bicycle parking

Requirement | ZO 5.16.1

3

5 locations
indicated with
24 total
spaces. 8
spaces
indicated in
indoor storage
room. 32 total

spaces.
Location | ZO 5.16.1 | 3 exterior
locations
Clear path from Street | ZO 5.16.1 &’ clear path

Height of rack | ZO 5.16.5.B | 3

Other (Covered / Layout) | ZO 5.16.1 | Included

Sidewalk — min 5’ wide | Master Plan 5,7 with 2’
overhang at
parking

Sidewalk ramps | EDM 7.4 & R-28-J Indicated at
entrance

Sidewalk — distance back of curb | No Offset

EDM 7.4

Cul-De-Sac | O Figure VIII-F N/A

EyeBrow | O Figure VIII-G N/A

Major Drive | ZO 5.10 N/A

Any Other Comments:

Compliance
Met

Met

Met

Met

Inconclusive

Not Met

Met
Met
Met
Met

Met

Remarks

Spaces are not evenly
distributed amongst the
assumed entrances of the
building. As elevators are
provided at the north and
south ends of the building,
accessible spaces could be
provided at both ends.

Indicate distance to
building entrances to
confirm compliance.
Courtyard spaces appear
to be greater than 150°
from the nearest building
entrance.

8’ sidewalk required with
2’ clear overhang for a 6’
clear path, 7’ provided on
plans and on detail.

Provide detail in future
submittals.
Sidewalk abuts parking.

Drive aisle around building
is not considered a “major
drive”.
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https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://ada-compliance.com/ada-compliance/502-parking-spaces
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/getStandardPlanDocument.htm?docGuid=29b3fb1f-35e2-4c63-b485-a3490f70678f
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_F.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_G.png
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
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SIGNING AND STRIPING

No.

Item

Proposed

Compliance

Remarks

32 | Signing: Sizes | MMUTCD Shown on sign = Met
details
33 | Signing table: quantities and sizes Not included Not Met Include in sign legend the
sizes and quantities for
any proposed signs.
34 | Signs 12” x 18” or smaller in size shall Not included Not Met Include not in future
be mounted on a galvanized 2 Ib. U- submittal.
channel post | MMUTCD
35 | Signs greater than 12” x 18” shall be Not included Not Met Include not in future
mounted on a galvanized 3 Ib. or greater submittal.
U-channel post | MMUTCD
36 | Sign bottom height of 7’ from final grade = Included Met Shown on sign details.
| MMUTCD
37 | Signing shall be placed 2’ from the face | Detail included | Partially Met
of the curb or edge of the nearest from face of
sidewalk to the near edge of the sign | curb
MMUTCD
38 | FHWA Standard Alphabet series used Not included Not Met Include not in future
for all sign language | MMUTCD submittal.
39 | High-Intensity Prismatic (HIP) sheeting Not included Not Met Include not in future
to meet FHWA retro-reflectivity | submittal.
MMUTCD
40 | Parking space striping notes Included Met
41 | The international symbol for accessibility | Not included Not Met Provide detail in future
pavement markings | ADA submittals.
42 | Crosswalk pavement marking detail Included Met
43 | Any Other Comments: There is a “Do Not Enter” sign shown in the sign legend

but not on site plan, do not see where this sign would be
needed. Label the crosswalk signs on the site plan on the
northwest crossing. The applicant could add a “Stop”
sign at the northwest parking lot exit.

Note: Hyperlinks to the standards and Ordinances are for reference purposes only, the applicant and City of Novi
to ensure referring to the latest standards and Ordinances in its entirety.

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

Sincerely,

AECOM

Rl X, W & G ghal-

Paula K. Johnson, PE Saumil Shah, PMP
. . . Project Manager
Senior Transportation Engineer

AECOM
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https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
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AZCOM
v 27777 Franklin Road

Southfield
MI, 48034
USA
aecom.com

Project name:
JSP23-02 — Station Flats Traffic Impact Study

Review
To: From:
Barbara McBeth, AICP AECOM
City of Novi
45175 10 Mile Road Date:
Novi, Michigan 48375 February 8, 2023
CC:

Lindsay Bell, Christian Carroll, Humna Anjum, Ben
Peacock, Diana Shanahan

Memo

Subject: JSP23-02 — Station Flats Traffic Impact Study Review

The traffic impact study was reviewed to the level of detail provided and AECOM recommends approval for the applicant to
move forward until they have addressed the comments provided below.

GENERAL COMMENTS

1.

The following sections will go section through section of the report.

INTRODUCTION

1.

The intersections identified as in the study area are as follows:

a. Wixom Road and Grand River Avenue (signalized).

b. Wixom Road and Catholic Central High School (CCHS)/Novi Promenade (signalized).

c. Wixom Road and North Driveway (existing unsignalized driveway along north face of Target).

d. Wixom Road and South Driveway (existing unsignalized driveway along south face of Target).
Volumes and turning movement counts were collected on Thursday, May 5, 2022 at the intersections listed above
for a total of 4 hours, 7 am to 9 am and 4 pm to 6 pm.
The preparer reviewed pre-pandemic volume counts and determined that there was no compelling evidence to
apply a correction factor.

EXISTING CONDITIONS ANALYSIS

The preparer conducted a HCM Synchro analysis for AM and PM peaks for the 4 intersections.
The following approaches operate at LOS E during the AM and/or PM peak periods:

a. NB Wixom Road at Wixom and Grand River (AM)

b. SB Wixom Road at Wixom and Grand River (PM)

c. EB Catholic Central High School at Wixom and CCHS/Novi Promenade (AM and PM)

d. WB Novi Promenade at Wixom and CCHS/Novi Promenade (AM and PM)
The preparer proposed timing optimization at Wixom and Grand River and both timing optimization and lane
realignment at the Wixom and CCHS/Novi Promenade intersection to allow for right turns to overlap with the
corresponding left turns.

a. Atype confusing northbound-lane and northbound-left is present in this section of the report.
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b. This proposal would increase delay on northbound Wixom Road in both the AM and PM peaks, however
total intersection delay would decrease by approximately 4 seconds in both instances. However, NB
Wixom Road would change from LOS D to LOS E for the PM peak.

c. The preparer notes that both these intersections are part of the County’s adaptive traffic system, SCATS.

BACKGROUND CONDITIONS ANALYSIS

1. The following projects were included in background conditions for this project:
a. Walbridge Industrial Park Development (Built and Unoccupied)
b. Township Warehouse (Under Construction)
c. Township Manufacturing Facility (Not Built)
d. South Hill Business Park West Phase 1
2. The preparer indicated the trips for these would be distributed according to the existing traffic patterns of the area,
as the study area was outside the study areas for the respective developments.
3. A growth rate of 0.5% per year was applied to grow volumes to 2024.
a. Agrowth rate of 4 to 7% per year was indicated from SEMCOG data for 2016 to 2019.
b. The preparer indicated the SEMCOG community profile for the city indicated growth of 0.05-0.1% per year
from 2020 to 2045.
c. The preparer indicates a growth rate of 0.5% was assumed based on anticipated population growth in the
City and historical data.
4. When the background conditions volumes are applied to the Synchro model, 50% or more of the approaches
operate at LOS E or F for the signalized intersections.
a. The preparer notes that at 3 of the LOS E approaches and 1 LOS F approach, actuated signals would
decrease delay in practice.

SITE TRAFFIC CHARACTERISTICS

1. The preparer has accurately indicated the proposed development’s trip generation counts.
2. The trip distribution was based on the existing volumes on Wixom and Grand River.
a. Trip distribution shows both driveways for the site being utilized equally, which is unlikely to occur. Vehicles
heading north would utilize the north driveway and vehicles heading south would utilize the south driveway.
If other revisions are required, this could be corrected.

FUTURE CONDITIONS ANALYSIS

1. Turn lane warrants were done for the three possible site driveways.
a. According to Figure IX.10, neither a right turn taper nor a turn lane is warranted.

2. Future conditions with the site traffic were examined in Synchro.
a. At Wixom and Grand River, 50% of approaches during AM peak and PM peak operate at LOS E or F.
b. At Wixom and CCHS/Novi Promenade, the two sidestreets operate at LOS E during both AM and PM

peak.
3. The preparer modeled timing optimization at Wixom and Grand River, which would reduce total delays to 1
approach with LOS E during AM peak and 2 approaches with LOS E during PM peak.

FINDINGS AND RECOMMENDATIONS

1. The preparer concludes that the development should not result in any significant impact on the road network with
SCATS is in effect.

2. Driveway storage length is expected to be able to absorb the increased traffic without incident.

AECOM
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Memo

CONCLUSIONS

1. The preparer could correct the minor typos, however, all Synchro values are accurate in the report text, in that they
agree with the appendix reports.

2. The preparer indicates that the improvement scenarios were to demonstrate capacity exists at the intersections for
SCATS to make use of with adaptive controls.

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

AECOM
% 4 W & qumin Brol-
Patricia Thompson, PE Saumil Shah, PMP
Traffic Engineer Project Manager
AECOM
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Phone: (248) 880-6523
E-Mail: dnecci@drnarchitects.com
Web: drnarchitects.com

50850 Applebrooke Dr., Northville, MI 48167

May 22, 2023 Fagade Review Status Summary:
Not Approved - Wood Siding Exceeds
City of Novi Planning Department Ordinance Maximum.

45175 W. 10 Mile Rd.
Novi, Ml 48375-3024

Re: FACADE ORDINANCE - Station Flats, JSP23-02
Facade Region: 1, Zoning District: 1-1

Dear Ms. McBeth;

This review is based on the drawings prepared by Krieger Klatt Architects, dated
5/4/23. Material percentages that are in non-compliance with the Fagcade Ordinance,
if any, are highlighted in the chart below. The sample board required by Section
5.15.4.D was provided in photographic format on sheet A.202.

West | North Sth East Ordinance Maximum
(Front) | (Left) [ (Right) | (Rear) (Minimum)
Brick (Glen Gery, Ebonite, Smooth) 31% 34% 37% 42% 100% (30% Min.)
Stone (Shouldice Cast Stone) 22% 21% 17% 0% 50%
Flat Metal Panels (Knotwood, Faux Wood) 8% 10% 12% 19% 50%
Wood Siding (Cement Fiber Lap Siding) 32% 29% 25% 34% 0%
Metal Panels (Pac-Clad) 7% 6% 9% 5% 50%

Cement Fiber Lap Siding is considered Wood Siding with respect to the Facade
Ordinance (Footnote 13). As shown above, the percentage of this material exceeds
the maximum amount allowed by the Ordinance by a significant amount. The
Ordinance allows the percentage of Wood Siding to be increased from 0% to 50%
when its use is consistent with residential style architecture (Footnote 10). The
proposed building does not meet these criteria because it lacks features normally
associated with residential style architecture such as sloped roof, gables, eaves and
attached garages. A Section 9 Waiver would therefore be required for this deviation.

In this case the extent of deviation (34% vs 0%) exceeds what would qualify for a
Section 9 Waiver. It should be noted that the percentage of Wood Siding has been
increased since the prior submittal dated 1/13/23, with said material now being used
generally on the upper 2 stories as compared to only the upper story in the prior
submittal.
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It is recommended that the applicant reduce the percentage of Wood Siding to more
closely conform to the Ordinance, or consider changing the Wood Siding to another
material that complies with the Facade Ordinance. For example, Cement Fiber
Panels consistent with Footnote 15 are allowed up to 25% and would reduce the
deviation to the extent needed to qualify for a Section 9 Waiver. Alternately, the
Knotwood Faux Wood Panels used elsewhere on the project are considered Flat
Metal Panels with respect to the Facade Ordinance and are allowed up to 50%. The
use of this material in lieu of Wood Siding would essentially bring the building into
full compliance.

The entrance sign indicated on sheet A.300 is constructed of 100% brick and stone
and is in full compliance with the Facade Ordinance. The dumpster enclosure
indicated on sheet C-9.2 is constructed of “architectural masonry to match finish of
the building”. Assuming that this means identical brick or stone, the dumpster
enclosure is in full compliance with the Facade Ordinance.

General Notes:

1. RTU Screening - It should be noted that all roof top units must be screened from
view from all vantage points both on-site and off-site using materials in compliance
with the Facade Ordinance.

2. Inspections — The Facade Ordinance requires inspection(s) for all facade
materials. It is the applicant’s responsibility to request the inspection at the
appropriate time, prior to installation. Inspections may be requested using the Novi
Building Department’s Online Inspection Portal with the following link. Please click
on “Click here to Request an Inspection” under “Contractors”, then click “Facade”.
http://www.cityofnovi.org/ServicessCommbDev/OnlinelnspectionPortal.asp.

Sincerely,
chitects PC

Douglas R. Necci, AIA
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CITY COUNCIL

Mayor
Bob Gatt

Mayor Pro Tem
Dave Staudt

Laura Marie Casey
Hugh Crawford
Justin Fischer
Brian Smith

Ericka Thomas

City Manager
Victor Cardenas

Director of Public Safety

Chief of Police
Erick W. Zinser

Interim Fire Chief
John B. Martin

Assistant Chief of Police

Scott R. Baetens

Assistant Fire Chief

Novi Public Safety Administration

45125 Ten Mile Road
Novi, Michigan 48375
248.348.7100
248.347.0590 fax

cityofnovi.org

August 2, 2023

TO: Barbara McBeth - City Planner
Lindsay Bell - Plan Review Center
James Hill - Plan Review Center
lan Hogg - Plan Review Center
Diana Shanahan - Planning Assistant

RE: Station Flats

PSP# 23-0004

PreApp# 23-0002

Project Description:

Build a 45,825 Sq. Ft. Multi-tenant Structure off Wixom Rd south of Grand

River

Comments:

All fire hydrants MUST be installed and operational prior to
any combustible material is brought on site. IFC 2015 3312.1
For new buildings and existing buildings, you MUST comply
with the International Fire Code Section 510 for Emergency
Radio Coverage. This shall be completed by the time the
final inspection of the fire alarm and fire suppression
permits.

Corrected 3/27/23 KSP- Fire lanes will be designated by the
Fire Chief or his designee when it is deemed necessary and
shall comply with the Fire Prevention Ordinances adopted
by the City of Novi. The location of all “fire lane — no
parking” signs are to be shown on the site plans. (Fire
Prevention Ord.)

Corrected 3/27/23 KSP- An unobstructed outside turning
radius of 50 feet minimum and an inside turning radius of 30
feet maximum are to be provided at intersections of
private or public roadways and cul-de-sacs. (International
Fire Code 503.2.4) (South entrance from Target).

The ability to serve at least two thousand (2,000) gallons per
minute in single-family detached residential; three
thousand (3,000) gallons per school areas; and at least four
thousand (4,000) gallons per minute in office, industrial and
shopping centers is essential. (D.C.S. Sec.11-68(a))

Hydrants shall be spaced approximately three hundred
(300) feet apart online in commercial, industrial, and
multiple-residential areas. In cases where the buildings
within developments are fully fire suppressed, hydrants shall
be no more than five hundred (500) feet apart. The spacing
of hydrants around commercial and/or industrial
developments shall be considered as individual cases
where special circumstances exist upon consultation with
the fire chief. (D.C.S. Sec. 11-68 (f)(1)c)




Sincerely,

Fire hydrant spacing shall be measured as “hose laying
distance” from fire apparatus. Hose laying distance is the
distance the fire apparatus travels along improved access
routes between hydrants or from a hydrant to a structure.
Shall add Fire Department Connection on the plans for
review.

Fire department connections shall be located on the street
side of buildings, fully visible and recognizable from the
street or nearest point of fire department vehicle access or
as otherwise approved by the code official. (International
Fire Code 912.2.1)

Proximity to hydrant: In any building or structure required to
be equipped with a fire department connection, the
connection shall be located within one hundred (100) feet
of a fire hydrant. (Fire Prevention Ord. Sec. 15-17 912.2.3)
Landscaping shall not obstruct the FDC.

Corrected 3/27/23 KSP- A hazardous chemical survey is
required to be submitted to the Planning & Community
Development Department for distribution to the Fire
Department at the time any Preliminary Site Plan is
submitted for review and approval. Definitions of chemical
types can be obtained from the Fire Department at (248)
735-5674.

Water main sizes shall be put on the plans for review.

Water mains greater than 25', shall be at least 8" in
diometer. Shall not on plans for review. (D.S.C. 11-

68(C)(1)(c)

Recommendation:
Approved with Conditions

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

CC:

file
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CYPRESS
PARTNERS

A Limited Liability Company

September 6, 2023

Ms. Lindsay Bell

Planning Department-City of Novi
45175 Ten Mile Rd

Novi, Ml 48375

Dear Ms. Bell,

Please accept this letter as a short summary on few items pertaining to finishing up the
submittals on our proposed development of “Station Flats” located on Wixom Rd in the Novi
Promenade.

In Summary:

¢ \We reached out to the Association Presidents of Villas of Stonebrook as well as Island
Lake of Novi to introduce the project and discuss the project in detail. They arranged a
meeting and invited some of the neighbors. It is important to note that most of these
neighbors were outside of the 300" notification requirement but we do this as a
common practice when developing in fill locations. We were disappointed these
neighbors had no interest when we met in discussing the plans, the concept or design of
the project. We had a subsequent follow up meeting and a few conversations with the
Association Presidents who were very helpful and took the time to understand the
project. The Association Presidents have no issue with the plans and are supportive of
the project.

» To help with the City of Novi’s continued vision of connectivity we were recently able to
secure the approval from our neighbor for the installation of an East-West sidewalk that
will connect our development with the sidewalk that runs along the East side of Wixom
Rd. This was not easy and is being done at considerable expense to Cypress Partners.
This installation will occur when we rebuild the entrance and boulevard and will only
occur if Station Flats is approved as we will not have the financing to install this
independently.

280 West Maple Road, Suite 230 Birmingham, MI 48009  cypresspartners.biz ¢ (248) 540-9300 office  (248) 988-8867 fax



e We have included the market study which details the demand in the area for additional
high end multi -family units. This report was completed by Mr. Don Selvidge who works
for Integra Real Estate. Don is considered one of the premier market analysts in the State
of Michigan for multi-family. The report confirms there is significant demand in the
market for this high-end product.

e We have also included a report from the MEDC that summarizes the benefits of Mixed-
Use projects and the push by many communities to accommodate this zoning/approach.

¢ We have prepared an extensive narrative and power point presentation which we will be
sharing with the Planning Commission on Wednesday Sept 13",

We look forward to presenting the project and thank you in advance for your time.

Sincdrely Yours,

Mkfha | Parks
Member/Owner -Cypress Partners



Integra Realty Resources
Detroit

Market Study

Proposed The Station Flats
Wixom Road
Novi, Oakland County, Michigan 48374

Prepared For:
Cypress Partners

Effective Date of the Market Study:
June 15, 2023

IRR - Detroit
File Number: 142-2023-0617
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Integra Realty Resources 400 West Maple Road T 248.540.0040
Detroit Suite 100 F 248.540.8239
Birmingham, MI 48009-3351 WWw.irr.com

June 20, 2023

Michael Parks

Cypress Partners

280 W. Maple Road, Suite 280
Birmingham, MI 48009

SUBJECT: Market Demand Study
Proposed The Station Flats
Wixom Road
Novi, Oakland County, Michigan 48374
IRR - Detroit File No. 142-2023-0617

Dear Mr. Parks:

Integra Realty Resources — Detroit is pleased to submit the accompanying market study of
the referenced property. The client for the assignment is Cypress Partners, and the
intended use is for internal business decisions.

The purpose of this market study is to provide a general summary of the local apartment
market, including current/future market conditions that would impact any proposed
apartment. More specifically, this study includes demographic data of prospective renters
and buyers, as well as data on prevailing market rents, occupancy rates, competitive supply,
proposed new developments and absorption rates. Further, as requested, we provide
projected market rents for the proposed unit styles as of a current date.

The market study is intended to conform with the Uniform Standards of Professional
Appraisal Practice (USPAP), the Code of Professional Ethics and Standards of Professional
Appraisal Practice of the Appraisal Institute, and applicable state appraisal regulations.

In completing the assignment, our scope of work included analyzing current demographics
obtained by Claritas. Existing apartments were surveyed for market rents and vacancies.
We interviewed local municipalities and market participants relative to pipeline inventory.
We then compiled the data to determine the overall demand within the primary market
area and specifically for the subject.



Michael Parks
Cypress Partners
June 20, 2023
Page 2

A) Demographic Review — The subject is situated in Novi which is also viewed as being the
primary market area. The subject may draw from adjacent market areas but the majority of
demand will come from the city. Novi is an above average income community wherein
population and households are expected to grow through 2028. The city does have a strong
employment base which is projected to grow and benefits from a central location to
freeways, employers, and retail/services. (Refer to Demographic Review Section)

B) Competitive Market Review — The vast majority of the rental housing stock in Novi was
constructed in the 1970’s to 1990’s. Apartment projects constructed in the 2000’s consist
primarily of townhouse style units with attached garage. The subject is a proposed elevator
building and there is a lack of competitive developments in Novi which bodes well for the
subject. This type of product appeals to a wide array of prospective renters and has been
very successful in adjacent communities including Milford, West Bloomfield Township, Troy,
and Southfield to name a few. The city is primarily developed with limited land available for
new apartment development. The apartment developments added to the market in recent
years experienced strong lease-up and are stabilized. We interviewed the City of Novi and
searched other sources such as CoStar and identified 10 projects containing over 1,600
apartment units. The subject is one of three proposed elevator buildings thus limited future
competition. Overall, the apartment market is stabilized with rental rates projected to
grow. (Refer to Competitive Market Review Section)

C) Conclusions and Recommendations — The demand for apartment rentals is strong which
is evidenced by the high occupancy. High home ownership costs, a predominance of one-
and two-person households, and most importantly, consumer preference of renter housing
are key factors for the successful introduction of new units into the market. The majority of
rental housing stock in the market was bult in the 1970’s to 1990’s, or were built in the
2000’s and are townhouse style units. The subject, as a proposed elevator building, will
bring a unique product to the market. The existing competitive supply is faring very well,
with the current PMA vacancy less than 5%. Recent apartments added within and outside
the PMA are experiencing strong absorption levels. Finally, based on current market
conditions, we are projecting an absorption rate of 10 to 12 units per month assuming the
units are priced consistently with that concluded herein. (Refer to Demand Estimate and
Analysis Section)

—
=
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Michael Parks
Cypress Partners
June 20, 2023
Page 3

Finally, the client has requested the projected market rent for the proposed units. The
following table summarizes our projected market rents as of a current date. (Refer to
Competitive Market Review Section for the specific assumptions made in concluded to
market rent)

Market Rent Conclusions

Market Rent/ Market
Unit Type Total Units Avg. Unit Size Month Rent/SF
Studio 24 500 $1,500 $3.00
1 Bed/1 Bath (Live/Work) 8 800 $1,800 $2.25
1 Bed/1 Bath 67 720 $1,700 $2.36
2 Bed/2 Bath 57 860 $2,000 $2.33
3 Bed/2 Bath 2 1,600 $2,700 $1.69
Total/Avg. 158 752 $1,796 $2.39

Extraordinary Assumptions and Hypothetical Conditions

The value conclusions are subject to the following extraordinary assumptions. An extraordinary assumption is an
assignment-specific assumption as of the effective date regarding uncertain information used in an analysis which,
if found to be false, could alter the appraiser’s opinions or conclusions.

1. None.

The value conclusions are based on the following hypothetical conditions. A hypothetical condition is a condition,

directly related to a specific assignment, which is contrary to what is known by the appraiser to exist on the

effective date of the assignment results, but is used for the purpose of analysis.

1. Theconcluded marketrentis for a hypothetical property and assumes the location, unit features, utility
structures, unit sizes., etc., are consistent with that discussed in the body of the market study. Further, the market
rentassumes a current date of value.

The use of any extraordinary assumption or hypothetical condition may have affected the assignment results.

If you have any questions or comments, please contact the undersigned. Thank you for the
opportunity to be of service.

Respectfully submitted,

Integra Realty Resources - Detroit

=

Donald L. Selvidge, MAI

Michigan Certified General Real Estate
Appraiser #1205006537

Telephone: 248.979.9670

Email: dselvidge@irr.com
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Purpose of the Market Study 1

General Information

Purpose of the Market Study

The purpose of the market study is to determine the market demand for apartment units in Novi, as of
the effective date, June 15, 2023. The date of the market study is June 20, 2023. The market study is
valid only as of the stated effective date or dates.

Market Rent

The most probable rent that a property should bring in a competitive and open market under all
conditions requisite to a fair lease transaction, the lessee and lessor each acting prudently and
knowledgeably, and assuming the rent is not affected by undue stimulus. Implicit in this definition is
the execution of a lease as of a specified date under conditions whereby:

e Lessee and lessor are typically motivated;

e Both parties are well informed or well advised, and acting in what they consider their best
interests;

e Payment is made in terms of cash or in terms of financial arrangements comparable thereto;
and

e The rent reflects specified terms and conditions typically found in that market, such as
permitted uses, use restrictions, expense obligations, duration, concessions, rental
adjustments and revaluations, renewal and purchase options, frequency of payments (annual,
monthly, etc.), and tenant improvements (Tls).!

Intended Use and User

The intended use of the market study is for internal business decisions. The client and intended user is
Cypress Partners. The market study is not intended for any other use or user. No party or parties other
than Cypress Partners may use or rely on the information, opinions, and conclusions contained in this
report.

Applicable Requirements

This market study is intended to conform to the requirements of the following:

e Uniform Standards of Professional Appraisal Practice (USPAP);

e Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal
Institute;

o Applicable state appraisal regulations.

1 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022)

=
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Report Format 2

Report Format

Standards Rule 2-2 (Content of a Real Property Appraisal Report) contained in the Uniform Standards
of Professional Appraisal Practice (USPAP) requires each written real property appraisal report to be
prepared as either an Appraisal Report or a Restricted Appraisal Report. This report is prepared as an
Appraisal Report as defined by USPAP under Standards Rule 2-2(a), and incorporates practical
explanation of the data, reasoning, and analysis that were used to develop the opinion of value.

Prior Services

USPAP requires appraisers to disclose to the client any other services they have provided in
connection with the subject property in the prior three years, including valuation, consulting, property
management, brokerage, or any other services. We have performed no services, as an appraiser orin
any other capacity, regarding the property that is the subject of this report within the three-year
period immediately preceding the agreement to perform this assignment.

Market Study Process and Scope of Work

Standards Rule 5-2(e) of the Uniform Standards of Professional Appraisal Practice stipulates that a
market study report "describes the overall range of work and the extent of the data collection
process”.

To determine the appropriate scope of work for the assignment, we considered the intended use of
the report, the needs of the user, the complexity of the property, and other pertinent factors. Our
concluded scope of work is described below.

A. Demographic Review
1. Determine an appropriate draw area (or "Market Area") for the project
2. Analyze overall population, households, and employment growth trends.
3. Summarize demographic trends as they relate to the demand for market rate general

occupancy rental housing in the Market Area.

B. Competitive Market Review
1. Examine overall rental market conditions, average rents and vacancies in Market
Area.
2. Survey competitive market rate general occupancy rental developments in and near

the Market Area; provide information on year built, number of units, rent levels,
vacancies, unit features and amenities.

3. Inventory existing apartment developments in the Market Area; provide data on
location, year built, number of units, and pricing.

. irr'
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Market Study Process and Scope of Work 3

4. Inventory any pending rental housing developments that would be directly
competitive with the proposed development. Provide information on project scale,
characteristics, development timing and impact on the market and impacts on the
proposed project(s).

5. Relate existing rental housing market conditions to the potential demand for
additional apartment units.
C. Conclusionsand Recommendations
1. Determine the market rent for proposed apartment property as of a current date.
2. Project the absorption period.

Research and Analysis

1) We toured the market area and attempted to identify and consider those characteristics that
may have a legal, economic or physical impact on the demand for apartment units.

2) We physically observed the micro and/or macro market environments with respect to physical
and economic factors relevant to developing the market demand; expanded this knowledge
through interviews with regional and/or local market participants, available published data and
other various resources;

3) We conducted regional and/or local research with respect to applicable zoning requirements,
flood zone status, demographics, and comparable properties;

4) We analyzed the data gathered through the use of appropriate and accepted methodology to
arrive at the level of demand.

5) We surveyed comparables in the market area that are considered direct or secondary
competition to the subject’s hypothetical property. This data is utilized to arrive at a projected
rental rate for the subject’s proposed improvements.

Data Collection

Three types of data are normally gathered while completing a market study: general, specific, and
competitive supply and demand.

General Data: General data concerns the social, economic, governmental, and environmental forces
that impact real property. We have gathered general data from a variety of governmental and civil
agencies including: Environics Analytics (EA), the Bureau of the Census; Bureau of Labor Statistics, and
various city and county departments.

Specific Data: Data relating to the subject property under consideration and to comparable properties
is referred to as specific data. Specific comparable data has been gathered from market participants
and from various sources reporting and advertising apartment market data.

Competitive Supply and Demand Data: Complete competitive supply and demand analyses are part of
this market study.

=
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Market Study Process and Scope of Work 4

Competency Provision under USPAP

The Uniform Standards of Professional Appraisal Practice (USPAP) has a Competency Provision. The
provision requires an analyst to either have the knowledge and expertise necessary to complete an
assignment before an assignment is accepted or to divulge this lack of experience to the client prior to
accepting the assignment, take all steps necessary to complete the assighment competently, and
describe the lack of knowledge and/or experience in the report.

Donald L. Selvidge, MAI has performed various market studies and feasibility studies for apartment
developments and other property types throughout Michigan for over 20 years. Mr. Selvidge has the
knowledge and expertise necessary to complete this market study.

Inspection
Donald L. Selvidge, MAI, conducted an inspection of the market area on June 15, 2023.

Significant Assistance

It is acknowledged that William J. Kurzawa made a significant professional contribution to this market
study, consisting of conducting research on the subject and transactions involving comparable
properties, under the supervision of the persons signing the report.

. irr'
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Market Study Process and Scope of Work 5

Subject looking southeast Entrance drive looking west

Entrance looking east Western border looking south

Subject looking southeast Subject looking east

irr.

E

Proposed The Station Flats



Market Study Process and Scope of Work 6

Subject looking northeast Western border looking north
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Subject looking south Sam’s Club to the north
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Surrounding Area Analysis

Demographic Review

Surrounding Area Analysis

The subject is located on the east side of Wixom Road, south of Grand River Avenue and north of 11

Mile Road in the City of Novi.

Boundaries & Delineation

Boundaries

Market Area  Detroit, Ml
Submarket Novi-Northville
Area Type Suburban

Delineation
North W. Pontiac Trail
South 8 Mile Road
East Haggerty Road
West Napier Road

Lyon Oaks
Park

Ascension
Providence
Hospital -.

WESTVIEW
ESTATES

Proposed The Station Flats
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Lake
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Township
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Northville Township
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Surrounding Area Analysis 8

Access and Linkages

Primary access and linkages to the subject area, including highways, roadways, public transit, and
airports, are summarized in the following table.

Access & Linkages
Vehicular Access
Major Highways 1-96, 1-696, 1-275, M-5
Primary Corridors 8 - 14 Mile Roads, Napier Road, Wixom Road, Beck Road, Taft Road, Novi
Road, Haggerty Road, Grand River Avenue

Vehicular Access Rating Good

Public Transit

Providers SMART
Transit Access Rating Average
Airport(s)
Distance Detroit Metropolitan Wayne County International Airport
Driving Time 20-30 minutes

Primary Transportation Mode  Automobile

Demand Generators

The typical generators of demand affecting the subject property and its market are discussed and
analyzed below.

Employment and Employment Centers

While Novi is primarily a bedroom community and is viewed as a favorable residential address, there
are a number of major employers in the city. The City is home to a mix of 3,000 large and small
businesses including 1,000 international companies. Major employers in Novi include Ascension
Providence Hospital, Harman International, Novi Community Schools, Fox Run Retirement, Ryder
Systems, ITC Holdings, Eberspaecher North America, Magna International, and Cooper Standard.

In addition, Novi has a logistical advantage given the access to 1-96/1-696 and |-275. These freeways
allow quick access to major employers throughout Southeastern Michigan. As a result, the city has a
strong residential foundation. In fact, Novi is annually recognized by various national publications as
one of the top places to live and work.

The Southeast Michigan Council of Governments (SEMCOG) projects that employment will continue to

grow in Novi through 2050 with a concentration in the service industries including professional and
tech services and healthcare with less reliance on manufacturing and retail trade.
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Forecasted Jobs By Change Pct Change
Industry Sector 2019 2020 2025 2030 2035 2040 2045 2050 2019-2050 2019-2050
Natural Resources, Mining, _
i 2219 2200 3,029 3015 2991 2906 2831 2840 621 28%
& Construction
Manufacturing 4670 4239 48627 4575 4344 4101 3,935 3913 -7o7 -16.2%
Wholesale Trade 3,118 2,929 3139 3197 3288 3266 3,202 3,138 20 0.6%
Retail Trade 7.892 6,944 T207 6823 6,338 6,029 5777 5623 -2,269 -28.8%
Transportation, B _
i . 1.418 1410 1667 1701 1747 1751 1,774 1783 365 25.7%
Warehousing, & Utilities
Information & Financial _ _
6,576 6145 T173 7806 829 8615 8922 9254 2678 40.7%
Activities
Professional and Technical i _
i 8,452 7,940 9,299 9800 10,237 10,599 11,019 11441 2,989 35.4%
Services & Corporate HQ
Administrative, Support, & _ _
i 3477 3,026 3421 3565 3,729 3,854 3,960 4107 630 18.1%
Waste Services
Education Services 2212 2060 2213 2286 2347 2362 2379 2398 186 8.4%
Healthcare Services 7679 7095 7941 8216 8579 86969 9388 9839 2,160 28.1%
Leisure & Hospitality 7103 5217 7105 7275 7,317 7,335 7346 7,405 302 4.3%
Other Services 2137 1,851 2247 2373 2429 2452 2499 2513 376 17.6%
Public Administration 719 662 718 732 736 732 132 31 12 1.7%
Total Employment Numbers 57,672 51,738 59,786 61,364 62372 62,971 63,764 64985 7,313 12.7%

In addition to the employment within the city, Novi is considered to be centrally located to other
employment centers in Southeastern Michigan. The existing infrastructure allows the market area to
be within 20 minutes of Downtown Detroit (Wayne State University, Quicken Loans, Compuware,
General Motors Corporate Headquarters), Auburn Hills (Stellantis North American Headquarters,
Oakland University, and numerous automotive suppliers), Dearborn (Ford World Headquarters), and
Southfield (Home to 20 top 100 Companies). SEMCOG indicates that as of 2016, over 80% of
employment originates from outside the City of Novi; as the following table illustrates.
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Surrounding Area Analysis 10

Rank Where Residents Work * Workers Percent
1 Novi 9,923 19.1%
2 Detroit 2,579 8.9%
& Farmington Hills 2,398 8.3%
4 Southfield 1,896 6.6%
5 Livonia 1,689 5.8%
6 Dearborn 1,561 5.4%
7 Wixom 1,209 4.2%
8 Plymouth Twp 862 3%
9 Troy 722 2.5%
10 Ann Arbor 694 2.4%
- Elsewhere 9,761 33.8%
* Waorkers, age 16 and over residing in Novi 28,904 100%

Overall, access to employment centers in other submarkets is a demand driver.

Nearby Retail Uses

The immediate market area has an abundance of retail alternatives. Immediately to the north of the
subject is a Sam’s Club while west of the subject is a Target. Grand River Avenue, north of the subject,
is a retail corridor and is anchored by Meijer, The Home Depot, Kroger, Staples, along with numerous
sit down and fast-food restaurants.

The Novi Road and 1-96 interchange, northeast of the subject, is the primary retail corridor servicing
Western Oakland County. The interchange is anchored by Twelve Oaks Mall at the northeast corner; a
regional mall containing over 1.5 million square feet anchored by Macy’s, Nordstrom, and JC Penney.
Novi Town Center is situated at the southeast corner and is a regional shopping center anchored by
Walmart Supercenter. The northeast corner of this intersection includes the West Oaks | and Il
regional shopping centers anchored by Michaels, Old Navy, Kohl’s, Marshall’s, and JoAnn Fabrics and
Twelve Mile Crossing at Fountain Walk anchored by Dick’s Sporting Goods, Powerhouse Gym, and
Emagine Novi Theatre. The southeast corner of the intersection is the site of the former Novi Expo
Center that has been developed into a large scale mixed use development that includes hotels,
restaurants, an indoor skydiving facility, and a Planet Fitness.

Population and Income

A demographic profile of the surrounding area, including population, households, and income data, is
presented in the following charts and table. The primary market area (PMA) is concluded to be the
City of Novi.

. irr'
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Surrounding Area Analysis 11

POPULATION ETHNICITY HISPANIC ORIGIN* HOME LANGUAGE*

67,622
B 45% T 727% | 5/ 70.1%

27,066

Hispanic/Latino Mexican Only English

MARITAL STATUS POPULATION BY AGE POPULATION BY RACE™
Age Count % Index|
0-4 3,671 54 93
5-9 3,749 55 93
10- 14 4255 6.3 102
15-17 2,661 39 103
18-20 2,395 35 87
21-24 3,238 48 93
25-34 8,579 127 95
35-44 8,985 133 103
45-54 9432 139116
55-64 9,126 13.5 107
65-74 6,822 10.1 95
75-84 3,190 4.7 90

M Trade Area || Benchmark 85+ 1,519 22 109
Trade Area: Novi Population: 67,622 | Households: 27,066
MEDIAN AGE OF HOUSEHOLDER HOUSEHOLD TYPE HOUSING TENURE AGE OF HOUSING™
53 % 65.5%
Index:99 e own Index: 102
PRESENCE OF CHILDREN* % i 1 9 28 |d
— 0, - ears o
34 .8% 34.5% . y .
. [} % Comp:24.2 Index:176
Rent Index97
Index: 103
HOUSEHOLD SIZE HOUSING UNITS IN STRUCTURE
5% 614%
26.9%
15.8%

6.0% 6.0%
6.1% 52% 430 90% 57% a7%
1.0%
1 Unit 1 kit 2lhits 3lo4Units 5019 Unils 201049 Lhits 50+ Unils
1 2 4 5 B ™ Detached  Aftached
M Trade Amea [ Benchmark B Trade Avea I Benchmark

) irr.
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Surrounding Area Analysis 12

EDUCATIONAL ATTAINMENT: TOP 2* EDUCATION: HISPANIC/LATINO POVERTY STATUS

31.9% 22.0% ? 1.9% 97.9%

Index 158 Index 243 Index:66 Index:107
Bachelor's Degree Master's Degree Bachelor's degree or higher At or above poverty
HOUSEHOLD INCOME HOUSEHOLD INCOME DISTRIBUTION

Median Household Income

$102,041

Index:139

Average Household Income

$143,404
Index:137 Lessthan 51%000. $25000- 535000-  $50,000-  $75000- S100000- $125000- §150.000- $200000- $250,000- $500,000+
$15000 324999  $34900 549909  $74900 309,900  §124999 §14999%9 $199990  §240000  $409.000
M Trade Area || Banchmark
OCCUPATIONAL CLASS" UNEMPLOYMENT RATE METHOD OF TRAVEL TO WORK: TOP 2*

78.8% 3.4% 85.4% 7.6%
Index130 Index71 Index:113 Index86

White Collar Percent of civilian labor force unemployed Travel towork by Driving Alone Traveltoworkby Carpooling

OCCUPATION: TOP 10*

Architecture/ Education/Trini Food Prep /Send
Engineering Library ol Related b

W Trade Area || Benchmark
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Surrounding Area Demographics

2023 Estimates City of Novi Oakland County State of Michigan
Population 2020 66,243 1,274,395 10,077,331
Population 2023 67,622 1,277,325 10,058,043
Population 2028 70,327 1,292,634 10,086,432
Compound % Change 2020-2023 0.7% 0.1% -0.1%
Compound % Change 2023-2028 0.8% 0.2% 0.1%
Households 2020 26,459 524,047 4,041,760
Households 2023 27,066 527,326 4,051,283
Households 2028 28,249 535,979 4,081,962
Compound % Change 2020-2023 0.8% 0.2% 0.1%
Compound % Change 2023-2028 0.9% 0.3% 0.2%
Median Household Income 2023 $102,041 $89,267 $66,041
Average Household Size 2.5 2.4 2.4

College Graduate % 60% 48% 30%
Median Age 41 42 41

Owner Occupied % 65% 71% 72%
Renter Occupied % 35% 29% 28%
Median Owner Occupied Housing Value $415,274 $330,858 $217,694
Median Year Structure Built 1992 1974 1971
Average Travel Time to Work in Minutes 31 30 27

Source: Claritas

As shown above, the current population and households within Novi are projected to grow outpacing
both the county and state. Novi has a higher concentration of renter-occupied households; higher
than the county, and state. Income levels in Novi are higher than the county and state. Housing
values also surpass the county and state. Overall, Novi is a growing community with above average

income levels and housing values.

Services and Amenities

The subject is centrally located to a variety of recreational amenities including several public parks and
golf courses. Lyon Oaks is located within the market area and includes an 18-hole public golf course.
The Proud Lake Recreation area and Kensington Metropark are located within a short drive of the
subject. Novi provides full municipal services including police, fire, and ambulatory service. The city
offers several public libraries and a parks and recreation department. The subject is located in the

Novi Public School District.
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Development Activity and Trends

Novi is a predominantly built-up community with in-fill parcels remaining to be developed. The

residential permit activity has been modest in comparison to 2015 and 2017 wherein over 400 new

housing units were added.
Year single Family Two Family Attach Condo Multi Family Total Units Total Demos Net Total
2015 157 0 0 277 434 5 429
2016 165 0 4 0 169 9 160
2017 139 0 47 327 513 0 513
2018 113 0 27 132 272 0 272
2019 116 0 73 53 242 0 242
2020 143 0 104 0 247 0 247
2021 72 0 102 0 174 1 173
2022 22 0 2 272 306 9 297

Outlook and Conclusions

The area is in the stability stage of its life cycle. Given the history of the area and the growth trends, it
is anticipated that property values will increase in the near future.

Surrounding Area Ratings

Highway Access
Demand Generators

Convenience to Support Services

Convenience to Public Transit
Employment Stability
Neighborhood Amenities
Police and Fire Protection
Barriers to Competitive Entry
Price/Value Trends

Property Compatibility

Good
Good
Good

Average
Average

Good

Average

Above Average - lack of land parcels available for development

Good
Good
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Competitive Market Review

Multifamily Market Analysis

Primary Market Area

The primary market area (PMA) is defined as the “geographic area in which units with similar
characteristics are in equal competition”. The majority of demand for the subject’s units is expected
to come from the City of Novi. The market area is outlined in the following map.
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Anticipated Target Market

Given the subject’s location, proximity to various employment centers, and elevator style building, the
subject is expected to capture a diverse tenant base including professionals, young families
transitioning from rentals to home ownership, existing renter-occupied households, divorcees, empty

nesters and retirees.

The following tables provide a snapshot of the proposed unit mix at the subject and the anticipated

utility structure.

Proposed Unit Type and Size

% of Avg. Unit Occupied Vacant %
Unit Type Units Total Size Total SF Units Units Occupied
Studio 24 15.2% 500 12,000 0 24 0%
1 Bed/1 Bath (Live/Work) 8 5.1% 800 6,400 0 8 0%
1 Bed/1 Bath 67 42.4% 720 48,240 0 67 0%
2 Bed/2 Bath 57 36.1% 860 49,020 0 57 0%
3 Bed/2 Bath 2 1.3% 1,600 3,200 0 2 0%
TOTAL/AVG. 158 100.0% 752 118,860 0 158 0%

TH - Townhouse

Utilities Expenses

Tenant-Paid Utilities

Owner-Paid-Utilities

In-Unit Electric
Electric Heat
Hot Water
Cold Water
Sewer

Trash

Common Area Utilities

Tenant pays electric (heat/hot water)and reimburses LL for cold water, sewer, and trash

Proposed The Station Flats
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Market Rent Analysis

A critical component of the success of any proposed apartment project are the expected rental rates.
We focused on comparables in Novi, however due to the dearth of recently constructed or renovated
elevator-style buildings in Novi, we expanded our search to neighboring communities. We also
included two developments in the City of Troy which share similar demographics characteristics as

Novi. The table on the following page summarizes the salient data for the comparables with write-ups
included in the addendum.

Comparable Rentals Map
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Summary of Comparable Rentals

Avg. Avg. Avg.
Property Name; Yr Built; #Units; Unit  Rent/ Rent/
No. Address Survey Date Stories Unit Mix %Occ. SF Month  SF
1 Central Park Estates 6/16/2023 2001-2003 254
47305 Central Park Blvd. 3 99%
Novi
1BD-1BA 30 1,065 $1,825 $1.71
2BD-2BA 92 1,207 $1,895 $157
2BD-2BADLX 34 1,460 $2,135 $1.46
2BD-2.5BA 1 1384 $2,325 $168
3BD-2BA 40 1,424 $2,160 $1.52
3BD-2.5BA 41 1,508 $2,483 $1.65
3BD-3BA 6 1,426 $2,560 $1.80
Tenant-Paid Utilities: Cable, Broadband, In-Unit Electric, Sewer, Cold Water, Hot Water, Gas Heat
2 Mainstreet Village Apartments & Townhomes 6/16/2023 1997/03 389
25300 Constitution 3 97%
Novi
1BD-1BA 24 855  $1,773  $2.07
2BD-1BA 9 1,044 $1,985 $1.90
2BD-2BATH 149 1,379 $2,138 $155
2BD-2.5BATH 129 1,430 $2,205 $1.54
3BD-2BA 9 1,609 $2,427 $1.51
3BD-2.5BATH 28 1,861 $2,444 $131
4BD-2.5BATH 41 1,525 $2,676 $1.75
Tenant-Paid Utilities: In-Unit Electric, Electric Cooking, Gas Heat, Hot Water, Cold Water, Sewer,
Trash
3 Town Court Apartments 6/16/2023 2021 192
7110 Orchard Lake Rd. 4 99%
West Bloomfield Township
1BD-1BA 48 762 $2,105 $2.76
1BD-1BA 29 853 $2,280 $2.67
2BD-2BA 7 1,066 $2,605 $2.44
2BD-2BA 30 1,296 $2,755 $2.13
3BD-2BA 14 1,380 $2,824 $2.05
Tenant-Paid Utilities: In-Unit Electric, Sewer, Cold Water, Hot Water, Gas Heat
4 The Marquette 5/1/2023 2020 100
300 E. Huron St. 4 93%
Milford
1BD-1BA 40 841 $1,795 $2.13
2BD-2BA 45 1,019 $2,140 $2.10
2BD-2BA 15 1,355 $2,650 $1.96
Tenant-Paid Utilities: In-Unit Electric, Hot Water, Electric Cooking, Gas Heat
5 The Crossings Apartments 6/16/2023 2023 304
57490 Lyon Center Dr. 2 75%
Lyon Township
1BD-1BA - 827 $1,918 $232
1BD-1BA - 837 $2,000 $2.39
2BD-2BA - 1,269 $2,113 $167
2BD-2BA - 1,260 $2,570 $2.04
3BD-2BA - 1,475 $2,435 $165
3BD-2BA - 1,349 $3,095 $229
Tenant-Paid Utilities: Trash, Cable, Broadband, In-Unit Electric, Sewer, Cold Water, Hot Water, Gas
Heat
6 Four Corners Lakeside Apartments 5/24/2023 2021 81
8020 Wadi Boulevard Rd. 3 88%
White Lake Township
Studio 1 549 $1,400 $2.55
1BD-1BA 2 800  $1,675 $2.09
1BD-1BA 6 822 $1,817  $221
1BD-1BA 6 1,080 $1,933 $1.79
2BD-2BA 54 1,207 $1,959 $1.62
2BD-2BA 9 1,166 $2,216 $1.90
2BD-2BA 3 1,656 $3,083 $1.86
Tenant-Paid Utilities: Trash, In-Unit Electric, Sewer, Cold Water, Hot Water, Gas Heat
7 The Phoenix at Troy Crossing 6/16/2023 2021-22 133
2135 E. Big Beaver Rd. 3 99%
Troy
Studio 30 631 $1,505 $2.39
1Bed/1 Bath 30 690 $1,695 $2.46
2 Bed/2 Bath 59 802 $1,940 $2.42
3 Bed/2 Bath 14 1,218 $2,383  $1.96
Tenant-Paid Utilities: Trash, In-Unit Electric, Sewer, Cold Water, Hot Water, Gas Heat
8 Zen City Center Apartments 6/16/2023 2021 286
177 Wilshire Dr. 8 97%
Troy
Studio 40 431 $1,483 $3.44
1BD-1BA 110 782 $2,023  $2.59
1BD-1BA 8 991 $2,250 $2.27
2BD-2BA 83 1,143 $2,588 $2.26
3BD-2BA 44 1,373 $3213 $234
3BD-3.5BAPH 1 2,727 $8325 $3.05

Tenant-Paid Utilities:

Trash, In-Unit Electric, Sewer, Cold Water, Hot Water, Electric Heat
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Rent Survey 1 Rent Survey 2
Central Park Estates Mainstreet Village Apartments & Townhomes

Rent Survey 3 Rent Survey 4
Town Court Apartments The Marquette

Rent Survey 5 Rent Survey 6
The Crossings Apartments Four Corners Lakeside Apartments

—
-
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Rent Survey 7 Rent Survey 8
The Phoenix at Troy Crossing Zen City Center Apartments

irr.
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Rental Analysis Factors

Unit Features and Project Amenities

Standard unit features and project amenities for this market are shown in the following table. The unit
features and amenities for the subject are assumed for the purposes of this analysis and provided by
client.

Unit Features and Project Amenities

Subject Rent 1 Rent 2 Rent 3 Rent 4 Rent 5 Rent 6 Rent 7 Rent 8
Mainstreet
Village Four Corners
Proposed The Central Park  Apartments & Town Court The The Crossings Lakeside The Phoenix at Zen City Center
Station Flats  Estates Townhomes  Apartments Marquette  Apartments  Apartments Troy Crossing  Apartments
Unit Features
Patio/Balcony/Deck X X X X X X X
Central AC X X X X X X X X
Vinyl Plank Floors X X X X X X X X X
Window Blinds/Shades X X X X X X X X X
9'+ Ceiling Heights X X X X X X X X X
Washer/Dryer Hookup
Washer/Dryer In Unit X X X X X X X X X
Dishwasher X X X X X X X X X
Disposal X X X X X X X X X
Range X X X X X X X X X
Refrigerator X X X X X X X X X
Microwave X X X X X X X X X
Stainless Steel Appliances x X X X X X X X X
Granite/Quartz Counters ~ x X X X X X X X X
Attached Garage X X
Comparison to Subject Similar Similar Similar Similar Similar Similar Similar Similar
Project Amenities
Gated Entrance X
Community Room X X X X X X X X
Fitness Center X X X X X X X X X
Rooftop Terrace X X X
Swimming Pool X X X X X X X
Carports X
Garage Under Building X
Detached Garage X X X
Electric Car Charging X
Bike Storage Room X X X X X X X X
Dog Run/Spa X X X X X X X X X
Extra Storage Area X X X X
Resident Lounge X X X X
Business Center X X X X X X
Comparison to Subject Similar Similar Similar Inferior Similar Inferior Similar Similar
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Our analysis of the comparable rentals considers the following elements of comparison.

Rental Analysis Factors

Tenant Paid Utilities

Unit Size

Location

Age/Condition

DW/Microwave

Laundry

Project Amenities

Bathrooms

Covered Parking

Utilities costs for which tenants are responsible. Comps that have landlord
paid utilities are adjusted downward.

The adjustment is $0.75/SF.

Comp 6 has an inferior location and is adjusted upward.

Comps 1 and 2 are inferior in age and are adjusted upward.

No adjustments required.

No adjustments required.

Comps 4 and 6 lack in-ground pools and are adjusted upward.

$50 for a full-bathroom variance and $25 for a half-bathroom variance.

Comps 1, 2, 3, and 8 include attached garage parking or a space within a
parking garage and are adjusted downward $100.

Utility Adjustment - Studio

Subject No. 1 No. 2 No. 3 No. 4 No.5 No. 6 No. 7 No. 8
Heat T T S0 T S0 T S0
Hot Water T Not Not Not Not Not T S0 T S0 T S0
Cold Water T Applicable Applicable Applicable Applicable Applicable T S0 T S0 T Nl
Trash T T S0 T S0 T S0
Total Adj. $0 $0 $0
Utility Adjustment - 1 Bedroom

Subject No. 1 No. 2 No. 3 No. 4 No.5 No. 6 No.7 No. 8
Heat T T $0 T S0 T $0 T S0 T S0 T $0 T S0 T $0
Hot Water T T S0 T S0 T S0 T S0 T S0 T S0 T S0 T S0
Cold Water T T $0 T S0 T S0 L -$30 T S0 T $0 T S0 T S0
Trash T T $0 T S0 L s10f L -s10 T S0 T $0 T $0 T $0
Total Adj. $0 S0 -$10 -$40 S0 $0 S0 $0
Utility Adjustment - 2 Bedroom

Subject No. 1 No. 2 No. 3 No. 4 No.5 No. 6 No. 7 No. 8
Heat T T $0 T S0 T S0 T S0 T S0 T $0 T S0 T S0
Hot Water T T $0 T $0 T $0 T $0 T S0 T $0 T $0 T $0
Cold Water T T $0 T S0 T S0 L -$40 T S0 T $0 T S0 T S0
Trash T T $0 T S0 L s10 | L -s10 T S0 T $0 T $0 T $0
Total Adj. $0 S0 -$10 -$50 S0 S0 S0 S0
Utility Adjustment - 3 Bedroom

Subject No. 1 No. 2 No. 3 No. 4 No. 5 No. 6 No. 7 No. 8
Heat T T $0 T $0 T $0 T S0 T S0 T $0
Hot Water T T $0 T S0 T S0 Not T S0 Not T i) T S0
Cold Water T T S0 T S0 LL  -$50 | Applicable T S0 Applicable T S0 T S0
Trash T T $0 T $0 L -$10 T $0 T $0 T S0
Total Adj. S0 S0 -$60 S0 S0 S0

Comparable Rental Adjustment Grids

The following tables summarize the adjustments made to the comparable rentals. Separate tables are
provided for different unit types.
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Rental Adjustment Grid - Studio

Subject

Comparable 6

Comparable 7

Comparable 8

Property Name

Proposed The

Four Corners

The Phoenix at

Zen City Center

Station Flats Lakeside Troy Crossing Apartments
Apartments
City Novi White Lake Troy Troy
Township

County Oakland Oakland Oakland Oakland
State Michigan Ml Ml Mi
Survey Date May-23 Jun-23 Jun-23
Unit Type Studio Studio Studio Studio
Average Unit SF 500 549 631 431
Average Rent/Mo $1,400 $1,505 $1,483
Rent/SF $2.55 $2.39 $3.44
Average Rent/Month $1,400 $1,505 $1,483
Utilities Adjustment

S Adjustment - - -
Size Adjustment

S/SF $0.75

S Adjustment -$37 -$98 S52
Cumulative Adjusted Rent $1,363 $1,407 $1,535
Location $140 - -
Age/Condition - - -
DW/Microwave - - -
In-unit Laundry - - -
Project Amenities $25 - -
Bathrooms - - -
Parking - - -
Bedrooms - - -
Net $ Adjustment $165 SO S0
Net % Adjustment 12% 0% 0%
Final Adjusted Price $1,528 $1,407 $1,535
Overall Adjustment 9% -7% 3%
Cumulative Adjustment Factor 1.12 1.00 1.00
Adjusted Rent $1,528 $1,407 $1,535
Overall Adjustment Factor 1.09 0.93 1.03
Summary Indicators Range Average Average/SF
Comparables - Adjusted $1,407 - $1,535 $1,490 -
Concluded Market Rent $1,500 ($3.00/SF)
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Rental Adjustment Grid - 1 Bed/1 Bath (Live/Work)

Subject Comparable 1 Comparable 2 Comparable 3 Comparable 4 Comparable 5 Comparable 6 Comparable 7 Comparable 8
Property Name Proposed The Central Park Mainstreet Village | Town Court The Marquette The Crossings Four Corners The Phoenix at Zen City Center
Station Flats Estates Apartments & Apartments Apartments Lakeside Troy Crossing Apartments
Townhomes Apartments
City Novi Novi Novi West Bloomfield  [Milford Lyon Township White Lake Troy Troy
Township Township
County Oakland Oakland Oakland Oakland Oakland Oakland Oakland Oakland Oakland
State Michigan Mi Ml Ml Mi M Mi Ml Ml
Survey Date Jun-23 Jun-23 Jun-23 May-23 Jun-23 May-23 Jun-23 Jun-23
Unit Type 1 Bed/1 Bath 1BD-1BA 1BD-1BA 1BD-1BA 1BD-1BA 1BD-1BA 1BD-1BA 1Bed/1 Bath 1BD-1BA
(Live/Work)
Average Unit SF 800 1,065 855 762 841 827 822 690 782
Average Rent/Mo $1,825 $1,773 $2,105 $1,795 $1,918 $1,817 $1,695 $2,023
Rent/SF $1.71 $2.07 $2.76 $2.13 $2.32 $2.21 $2.46 $2.59
Average Rent/Month $1,825 $1,773 $2,105 $1,795 $1,918 $1,817 $1,695 $2,023
Utilities Adjustment
$ Adjustment - - -$10 -$40 - - - -
Size Adjustment
$/SF Adjustment $0.75
$ Adjustment -$199 -$41 $29 -$31 -$20 -$17 $83 $14
Cumulative Adjusted Rent $1,626 $1,732 $2,124 $1,724 $1,898 $1,801 $1,778 $2,037
Location - - - - - $91 - -
Age/Condition $91 $89 - - - - - -
DW/Microwave - - - - - - - —
In-unit Laundry - - - - - - - -
Project Amenities - - - $25 - $25 - -
Bathrooms - - - - - - - -
Parking -$100 -$100 -$100 - - - - -$100
Net $ Adjustment -$9 -$11 -$100 $25 S0 $116 $0 -$100
Net % Adjustment -1% -1% -5% 1% 0% 6% 0% -5%
Final Adjusted Price $1,618 $1,720 $2,024 $1,749 $1,898 $1,916 $1,778 $1,937
Overall Adjustment -11% -3% -4% -3% -1% 5% 5% -4%
Summary Indicators Range |Average [Average/sF
Comparables - Adjusted $1,618 - 52,024 |$1,83O —
Concluded Market Rent $1,800 ($2.25/SF)

Rental Adjustment Grid - 1 Bed/1 Bath

Subject Comparable 1 Comparable 2 Comparable 3 Comparable 4 Comparable 5 Comparable 6 Comparable 7 Comparable 8
Property Name Proposed The Central Park Mainstreet Village [Town Court The Marquette The Crossings Four Corners The Phoenix at Zen City Center
Station Flats Estates Apartments & Apartments Apartments Lakeside Troy Crossing Apartments
Townhomes Apartments
City Novi Novi Novi West Bloomfield  [Milford Lyon Township White Lake Troy Troy
Township Township

County Oakland Oakland Oakland Oakland Oakland Oakland Oakland Oakland Oakland
State Michigan Mi Mi MmI MI [\l Mi MI MI
Survey Date Jun-23 Jun-23 Jun-23 May-23 Jun-23 May-23 Jun-23 Jun-23
Unit Type 1 Bed/1 Bath 1BD-1BA 1BD-1BA 1BD-1BA 1BD-1BA 1BD-1BA 1BD-1BA 1Bed/1 Bath 1BD-1BA
Average Unit SF 720 1,065 855 762 841 827 800 690 782
Average Rent/Mo $1,825 $1,773 $2,105 $1,795 $1,918 $1,675 $1,695 $2,023
Rent/SF $1.71 $2.07 $2.76 $2.13 $2.32 $2.09 $2.46 $2.59
Average Rent/Month $1,825 $1,773 $2,105 $1,795 $1,918 $1,675 $1,695 $2,023
Utilities Adjustment

$ Adjustment - -$20 -$20 - - - - -
Size Adjustment

$/SF Adjustment $0.75

$ Adjustment -$259 -$101 -$32 -$91 -$80 -$60 $23 -547
Cumulative Adjusted Rent $1,566 $1,652 $2,054 $1,704 $1,838 $1,615 $1,718 $1,977
Location - - - - - $84 - -
Age/Condition $91 $89 - - - - - -
DW/Microwave — - - — — — - -
In-unit Laundry - - - - - - - -
Project Amenities - - - $25 - $25 - -
Bathrooms - - - - - - - -
Parking -$100 -$100 -$100 - - - - -$100
Net $ Adjustment -$9 -$11 -$100 $25 $0 $109 S0 -$100
Net % Adjustment -1% -1% -5% 1% 0% 7% 0% -5%
Final Adjusted Price $1,558 $1,640 $1,954 $1,729 $1,838 $1,724 $1,718 $1,877
Overall Adjustment -15% -7% -7% -4% -4% 3% 1% -7%
Summary Indicators Range |Average IAverage/SF
Comparables - Adjusted $1,558 - $1,954 |$1,755 |—
Concluded Market Rent $1,700 ($2.36/SF)
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Rental Adjustment Grid - 2 Bed/2 Bath

Subject Comparable 1 Comparable 2 Comparable 3 Comparable 4 Comparable 5 Comparable 6 Comparable 7 Comparable 8
Property Name Proposed The Central Park Mainstreet Village |Town Court The Marquette The Crossings Four Corners The Phoenix at Zen City Center
Station Flats Estates Apartments & Apartments Apartments Lakeside Troy Crossing Apartments
Townhomes Apartments
Address Wixom Road 47305 Central 25300 7110 Orchard Lake [300 E. Huron St. 57490 Lyon Center (8020 Wadi 2135 E. Big Beaver |177 Wilshire Dr.
Park Blvd. Constitution Rd. Dr. Boulevard Rd. Rd.
City Novi Novi Novi West Bloomfield  [Milford Lyon Township White Lake Troy Troy
Township Township

County Oakland Oakland Oakland Oakland Oakland Oakland Oakland Oakland Oakland
State Michigan Mi MI MI MI Mi MI MI Mi
Survey Date Jun-23 Jun-23 Jun-23 May-23 Jun-23 May-23 Jun-23 Jun-23
Unit Type 2 Bed/2 Bath 2BD-2BA 2BD-1BA 2BD-2BA 2BD-2BA 2BD-2BA 2BD-2BA 2 Bed/2 Bath 2BD-2BA
Average Unit SF 860 1,207 1,044 1,066 1,019 1,269 1,207 802 1,143
Average Rent/Mo $1,895 $1,985 $2,605 $2,140 $2,113 $1,959 $1,940 $2,588
Rent/SF $1.57 $1.90 $2.44 $2.10 $1.67 $1.62 $2.42 $2.26
Average Rent/Month $1,895 $1,985 $2,605 $2,140 $2,113 $1,959 $1,940 $2,588
Utilities Adjustment

$ Adjustment - = -$10 -$50 - - - -
Size Adjustment

$/SF Adjustment $0.75

$ Adjustment -$260 -$138 -$155 -$119 -$307 -$260 $44 -$212
Cumulative Adjusted Rent $1,635 $1,847 $2,441 $1,971 $1,806 $1,699 $1,984 $2,376
Location - - - = - $98 - -
Age/Condition $95 $99 - - - - - -
DW/Microwave - - - - - - - -
In-unit Laundry - - - - - - - -
Project Amenities - - - $25 - $25 - -
Bathrooms - - - - - - - -
Parking -$100 -$100 -$100 - - - - -$100
Net $ Adjustment -$5 -$1 -$100 $25 $0 $123 S0 -$100
Net % Adjustment 0% 0% -4% 1% 0% 7% 0% -4%
Final Adjusted Price $1,630 $1,846 $2,341 $1,996 $1,806 $1,822 $1,984 $2,276
Overall Adjustment -14% -7% -10% -7% -15% -7% 2% -12%
Summary Indicators Range |Average |Average/SF
Comparables - Adjusted $1,630-$2,341 _ [$1,962 [-
Concluded Market Rent $2,000 ($2.33/SF)
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Rental Adjustment Grid - 3 Bed/2 Bath

Subject Comparable 1 Comparable 2 Comparable 3 Comparable 5 Comparable 7 Comparable 8
Property Name Proposed The Central Park Mainstreet Village |[Town Court The Crossings The Phoenix at Zen City Center
Station Flats Estates Apartments & Apartments Apartments Troy Crossing Apartments
Townhomes
Address Wixom Road 47305 Central 25300 7110 Orchard Lake [57490 Lyon Center (2135 E. Big Beaver |177 Wilshire Dr.
Park Blvd. Constitution Rd. Dr. Rd.
City Novi Novi Novi West Bloomfield  |Lyon Township Troy Troy
Township

County Oakland Oakland Oakland Oakland Oakland Oakland Oakland
State Michigan Mi Mi Mi Mi MI Mi
Survey Date Jun-23 Jun-23 Jun-23 Jun-23 Jun-23 Jun-23
Unit Type 3 Bed/2 Bath 3BD-2BA 3BD-2BA 3BD-2BA 3BD-2BA 3 Bed/2 Bath 3BD-2BA
Average Unit SF 1,600 1,424 1,609 1,380 1,475 1,218 1,373
Average Rent/Mo $2,160 $2,427 $2,824 $2,435 $2,383 $3,213
Rent/SF $1.52 $1.51 $2.05 $1.65 $1.96 $2.34
Average Rent/Month $2,160 $2,427 $2,824 $2,435 $2,383 $3,213
Utilities Adjustment

$ Adjustment - - -$60 - - —
Size Adjustment

S/SF Adjustment $0.75

$ Adjustment $132 -$7 $165 $94 $287 $170
Cumulative Adjusted Rent $2,292 $2,420 $2,929 $2,529 $2,670 $3,383
Location - - - - - -
Age/Condition $108 $121 — - - —
DW/Microwave - - — - - —
In-unit Laundry - - — — - —
Project Amenities - - — - - —
Bathrooms - - - - - -
Parking -$100 -$100 -$100 - - -$100
Net $ Adjustment S8 $21 -$100 S0 S0 -$100
Net % Adjustment 0% 1% -3% 0% 0% -3%
Final Adjusted Price $2,300 $2,442 $2,829 $2,529 $2,670 $3,283
Overall Adjustment 6% 1% 0% 4% 12% 2%
Summary Indicators Range Average Average/SF
Comparables - Adjusted $2,300 - $3,283 $2,675 —
Concluded Market Rent $2,700 ($1.69/SF)

Market Rent Conclusions

Based on the preceding analysis of comparable rentals and trends evident in the market, market rent
(as of a current date) is estimated for each unit type as shown in the following table.

Market Rent Conclusions

Market Rent/ Market
Unit Type Total Units Avg. Unit Size Month Rent/SF
Studio 24 500 $1,500 $3.00
1 Bed/1 Bath (Live/Work) 8 800 $1,800 $2.25
1 Bed/1 Bath 67 720 $1,700 $2.36
2 Bed/2 Bath 57 860 $2,000 $2.33
3 Bed/2 Bath 2 1,600 $2,700 $1.69
Total/Avg. 158 752 $1,796 $2.39
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Multifamily Analysis

The subject, as proposed, is a Class A property as defined by REIS. Supply and demand indicators,
including inventory levels, absorption, vacancy, and rental rates for all Class A space in the Detroit
metro area are presented in the following table.

Detroit Multifamily Class A Market Trends

Asking Rental Gross
Inventory ~ Occupancy Vacancy Completions  Absorption  Asking Rent Rate (% Revenue
Year (Units) (Units) (Units) Vacancy (%) (Units) (Units) (S/Unit) Change) ($/Unit)
2012 78,697 75,958 2,739 3.5% 224 971 $1,073 2.7% $1,036
2013 78,899 76,203 2,696 3.4% 202 245 $1,099 2.4% $1,061
2014 79,165 76,691 2,474 3.1% 266 488 $1,125 2.4% $1,090
2015 79,666 77,360 2,306 2.9% 501 669 $1,154 2.6% $1,121
2016 81,127 78,688 2,439 3.0% 1,461 1,328 $1,205 4.4% $1,169
2017 82,877 79,945 2,932 3.5% 1,750 1,257 $1,235 2.5% $1,191
2018 83,993 81,055 2,938 3.5% 1,116 1,110 $1,283 3.9% $1,238
2019 85,146 81,984 3,162 3.7% 1,153 929 $1,320 2.9% $1,271
2020 86,414 83,003 3,411 3.9% 1,268 1,019 $1,326 0.5% $1,274
2021 87,771 84,096 3,675 4.2% 1,357 1,093 $1,468 10.7% $1,407
2022 88,427 86,394 2,033 2.3% 656 2,298 $1,588 8.2% $1,551
2023 Q1 88,427 86,357 2,070 2.3% 0 -37 $1,561 -1.7% $1,524
2012 - 2022 Average 82,926 80,125 2,800 3.4% 905 1,037 $1,261 3.9% $1,219
Source: Moody's Analytics REIS; compiled by Integra Realty Resources, Inc.
Class A Multifamily Trends and Insights
Vacancy Rate vs. Asking Rental Rate
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e The current vacancy rate for Class A properties in the metro area is 2.3%; the vacancy rate has
decreased by 120 bps from 2017.

e Asking rent currently averages $1,561/unit and has increased by 26.4% from 2017.
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Supply and Demand Trends
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e Class A metro area inventory has increased by 6.7% from 2017, while the occupied stock has
increased by 8.0%.

e Between 2017 and 2022, completions have averaged 1,217 units annually and reached a peak
of 1,750 units in 2017.

e Between 2017 and 2022, absorption figures reached a peak of 2,298 units in 2022 and a low of
929 units in 2019.

e Between 2017 and 2022, gross revenue for Class A properties in the metro area averaged
$1,322/unit and has increased by 30.2%.
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Submarket Overview

The subject is located in the Novi/Livonia submarket. In order to evaluate the market appeal of the
subject’s submarket in comparison to others in the Detroit metro area, we compare key supply and
demand indicators for all classes of space in the following table.

Detroit Multifamily Submarket Comparison

Inventory Inventory  Asking Rent Free Rent
Submarket (Buildings) (Units) (8/Unit)  Vacancy (%) (mos)  Expenses %)
Ann Arbor 124 26,379 $1,502 3.0% 034 44.7%
Dearborn/Dearborn Heights 36 7,136 $1,125 1.5% 0.24 44.2%
Downriver/South Wayne 71 13,481 $1,079 1.3% 0.17 43.7%
Downtown 55 11,432 $1,432 3.2% 0.50 48.4%
Farmington Hills 69 20,044 $1,415 1.9% 0.17 43.4%
Macomb County 147 33,230 $1,189 3.1% 0.43 43.5%
Midtown/West Detroit 78 11,758 $913 3.2% 0.35 47.7%
Novi/Livonia 86 20,085 $1,257 2.0% 0.21 41.2%
Oak Park/Royal Oak 46 7,760 $1,132 3.6% 0.52 47.0%
Pontiac/Waterford 98 21,980 $1,340 3.1% 0.46 42.8%
Southfield 57 14,307 $1,257 1.5% 0.20 46.4%
Troy 29 9,418 $1,532 3.4% 0.11 44.2%
Westland 115 27,105 $1,172 3.3% 0.46 41.5%
Market Averages/Totals 1,011 224,115 $1,271.02 2.7% 0.30 44.0%

Source: Moody's Analytics REIS; compiled by Integra Realty Resources, Inc.

Novi/Livonia Submarket Comparison

e The submarket contains 8.5% of the metro building inventory and 9.0% of the metro unit
inventory.

e The submarket's asking rent is $1,257/unit, which is less than the metro average of
$1,271/unit.

e The submarket's vacancy rate is 2.0%, which is less than the metro average of 2.7%.

e Operating expenses, as a percentage of potential rent revenue, average 41.2% in the
submarket compared to 44.0% for the overall metro area.

e Average free rent in the subject property's submarket (0.2 months) is less than the free rent
for the metro area (0.3 months).
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Novi/Livonia Submarket Trends and Forecasts

Supply and demand indicators for all classes of space in the Novi/Livonia submarket are displayed in
the following table.

Novi/Livonia Multifamily Submarket Trends and Forecasts

Effective Effective Gross

Inventory  Occupancy Vacancy Completions  Absorption Rent  Rental Rate Revenue

Year (Units) (Units) (Units) Vacancy (%) (Units) (Units) (S/Unit) (% Change) ($/Unit)
2012 19,437 18,349 1,088 5.6% 0 253 $852 3.6% $857
2013 19,437 18,426 1,011 5.2% 0 77 $880 3.3% $887
2014 19,437 18,543 894 4.6% 0 117 $891 1.2% $901
2015 19,437 18,679 758 3.9% 0 136 $918 3.0% $931
2016 19,545 18,783 762 3.9% 108 104 $967 5.4% $963
2017 19,545 18,880 665 3.4% 0 97 $976 0.9% $974
2018 19,613 18,913 700 3.6% 68 33 $1,006 3.1% $999
2019 19,613 18,942 671 3.4% 0 29 $1,042 3.6% $1,030
2020 19,885 19,175 710 3.6% 272 233 $1,035 -0.7% $1,021
2021 20,085 19,501 584 2.9% 200 326 $1,156 11.7% $1,149
2022 20,085 19,617 468 2.3% 0 116 $1,246 7.8% $1,242
2023 Q1 20,085 19,689 396 2.0% 0 72 $1,235 -0.9% $1,232
2023 20,521 20,000 521 2.5% 436 383 $1,254 0.6% $1,244
2024 20,774 20,109 665 3.2% 253 109 $1,256 0.2% $1,253
2025 20,774 20,153 621 3.0% 0 44 $1,275 1.5% $1,279
2026 20,774 20,128 646 3.1% 0 -25 $1,295 1.6% $1,297
2027 20,774 20,106 668 3.2% 0 -22 $1,317 1.7% $1,321
2012 - 2022 Average 19,647 18,892 756 3.9% 59 138 $997 3.9% $996

Source: Moody's Analytics REIS; compiled by Integra Realty Resources, Inc.

Vacancy Rate vs. Effective Rental Rate

$1,600 4.5%
$1,400 4.0%
$1,200 3.5%

3.0%

$1,000
2.5%

$800
2.0%
5600 1.5%
$400 1.0%
$200 0.5%
50 0.0%

2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

E \iarket Effective Rent (S/SF) = larket Vacancy %

Source: Moody's Analytics REIS

) irr
Proposed The Station Flats



Multifamily Analysis 31

500

400

300

200

100

0

-100

The current vacancy rate in the submarket is 2.0%; the vacancy rate has decreased by 140 bps
from 2017.

Four-year forecasts project a vacancy rate of 3.2% for the submarket, representing an increase
of 120 bps by year-end 2027.

Effective rent averages $1,235/unit in the submarket; future rent values are expected to
increase by 6.6% to $1,317/unit by year-end 2027.

Supply and Demand Trends
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Source: Moody's Analytics REIS
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Current inventory level of 20,085 units is expected to increase by 3.4% through year-end 2027.

The inventory in the submarket has increased by 2.8% from 2017, while the occupied stock
has increased by 4.3%.

Between 2017 and 2022, completions averaged 90 units annually and reached a peak of 272
units in 2020.

Between 2017 and 2022, absorption figures reached a peak of 326 units in 2021 and a low of
29 units in 2019.
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Class A Novi/Livonia Submarket Trends and Insights

Supply and demand indicators, including inventory levels, absorption, vacancy, and rental rates for
Class A space in the submarket are presented in the following table.

Novi/Livonia Multifamily Class A Submarket Trends

Asking Rental

Inventory ~ Occupancy Vacancy Completions  Absorption  Asking Rent Rate (% Gross Revenue
Year (Units) (Units) (Units)  Vacancy (%) (Units) (Units) (S/Unit) Change) (S/Unit)
2012 11,487 10,891 596 5.2% 0 173 $1,049 1.90% $995
2013 11,487 10,848 639 5.6% 0 -43 $1,078 2.80% $1,018
2014 11,487 10,949 538 4.7% 0 101 $1,090 1.10% $1,039
2015 11,487 11,015 472 4.1% 0 66 $1,127 3.40% $1,081
2016 11,595 11,072 523 4.5% 108 57 $1,162 3.10% $1,110
2017 11,595 11,105 490 4.2% 0 33 $1,169 0.60% $1,120
2018 11,663 11,222 441 3.8% 68 117 $1,202 2.80% $1,157
2019 11,663 11,207 456 3.9% 0 -15 $1,213 0.90% $1,166
2020 11,935 11,439 496 4.2% 272 232 $1,207 -0.50% $1,157
2021 12,135 11,727 408 3.4% 200 288 $1,326 9.90% $1,281
2022 12,135 11,879 256 2.1% 0 152 $1,452 9.50% $1,421
2023 Q1 12,135 11,910 225 1.9% 0 31 $1,438 -1.00% $1,411
2012 - 2022 Average 11,697 11,214 483 4.2% 59 106 $1,189 3.23% $1,140
Source: Moody's Analytics REIS; compiled by Integra Realty Resources, Inc.

Vacancy Rate Vs Asking Rental Rate
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o The current vacancy for Class A properties in the submarket area is 1.9%; the vacancy rate has
decreased by 230 bps from 2017.

e Asking rent currently averages $1,438/unit and has increased by 23.0% from 2017.
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Between 2017 and 2022, completions have averaged 90 units annually and reached a peak of
272 units in 2020.

Between 2017 and 2022, absorption figures reached a peak of 288 units in 2021 and a low of -

15 units in 2019.

Between 2017 and 2022, gross revenue for Class A properties in the submarket area averaged
$1,217/unit and increased by 27.0%.

New and Proposed Construction

In identifying pipeline activity, we interviewed the planning/building departments of the municipalities
within Novi and we relied on secondary data from Reis and CoStar. The following table summarizes
the projects that are in various stages of development.

Novi Pipeline Inventory

Number Property Location Type Units

1 The Bond W/S Novi Road. S. Grand River Elevator 253 Approved
2 Novaplex aka Innova W/S Haggerty Road, N. 12 Mile Walk-up 270 Under construction
3 Griffin Novi S. of 12 Mile, E. Novi Elevator/Townhouse 174 Proposed
4 Griffin Novi Il S. of 12 Mile, E. Novi Elevator 102 Proposed
5 Sakura Novi N. Grand River, W. of Haggerty 3-Story Townhouse 132 Proposed
6 Townes at Main Street Main Street and Novi Road Townhouse 193 Proposed
7 Society Hill W/S of Novi Road, S. of 12 Mile Walk-up 294 Approved
8 Avalon Park E/S of Wixom, N. 11 Mile Road Walk-up 46 Proposed
9 Woodbridge Park NEC 9 Mile And Novi Road Walk-up 40 Proposed
Subject The Station Flats E/S of Wixom, S. of Grand River Ave. Elevator 158 Proposed
Total 1,662

Proposed The Station Flats
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In total, there are 10 developments including the subject, containing over 1,600 units. Multiple
developments are having difficulties moving forward; The Bond has been proposed since 2020 and is
having difficulty getting financing while Society Hill has been proposed since 2017 and has sanitary
sewer issues. The Griffin Novi is proposed to be built by Singh who built a similar project in Royal Oak
The remaining projects are either townhouse style units or traditional two- or three-story walk-up

buildings. Only the Griffin development and the Bond are expected to compete directly with the
subject.
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Comparable Property Analysis

Most relevant to the subject is the demand and supply of its comparable properties (as defined by
REIS) as well as directly competing properties (i.e., peer group). A summary of the comparable and
directly competing multifamily properties considered for the subject is shown in the following tables.

Comparable Properties

Year Asking Vacancy
Property Name Address City Submarket Size (Units) Built Class Rent Rate
Edge At Novi 42101 Fountain Park Dr E Novi Novi/Livonia 262 1986 A $1,948 1.1%
Novi Ridge 23640 Chipmunk Trl Novi Novi/Livonia 204 1973 A $1,330 1.5%
River Oaks West 43355 Cliffside Ct Novi Novi/Livonia 418 1988 A $1,668 4.1%
Saddle Creek 43398 Citation Novi Novi/Livonia 388 1988 A $1,599 3.1%
Shorebrooke 23399 Haggerty Rd Novi Novi/Livonia 77 1994 A $1,814 2.6%
Pavilion Court 22675 Pavilion Dr Novi Novi/Livonia 375 1986 A $1,573 6.4%
Central Park Estates 47305 Central Park Blvd Novi Novi/Livonia 254 2004 A $1,969 1.2%
Encore at Manchester 42359 Hathaway La Novi Novi/Livonia 172 2020 A $2,696 29.1%
Brownstones 42330 Joyce Ln Novi Novi/Livonia 258 2001 A $1,695 0.8%
The Heights of Novi 22123 Solomon Blvd Novi Novi/Livonia 159 1986 A $1,855 0.6%
Foxpointe Townhouses 26375 Halsted Rd Farmington Hills Farmington Hills 121 1988 A $1,783 0.0%
Wexford Townhomes 29850 Wexford Blvd Novi Novi/Livonia 127 1993 A $2,227 1.6%
The Liv 19752 Haggerty Rd Livonia Novi/Livonia 200 2021 A $2,477 1.5%
Amberly 7517 Arbors Blvd West Bloomfield Farmington Hills 209 1986 A $1,819 1.0%
Brandywine 7950 Brandywine Blvd W Bloomfield Farmington Hills 118 2003 A $2,209 4.2%
Silverbroke Villa East 6423 Silverbrook W West Bloomfield Farmington Hills 520 1987 A $2,569 1.9%
Town Court Apartments 7100 Orchard Lake Rd West Bloomfield Farmington Hills 200 2021 A $2,200 34.5%
Source: Moody's Analytics REIS; compiled by Integra Realty Resources, Inc.
Comparable Group Summary Stats
Low Mean Median High
Current Asking Rent Per Unit $1,330 $1,954 $1,855 52,696
Current Effective Rent Per Unit $1,306 $1,954 $1,868 52,648
Current Vacancy Rate 0.0% 5.0% 1.6% 34.5%
Property Size (Unit) 77 297 204 520
Year Built 1973 1996 1988 2021
Source: Moody's Analytics REIS
Comparable Group Summary Stats
1 Bedroom 2 Bedroom 3 Bedroom
Current Asking Rent/Unit $1,681 $1,905 $2,405
Unit Size (SF) 865 1,225 1,636
Units 37 137 54
Current Asking Rent/SF $1.94 $1.56 $1.47

Source: Moody's Analytics REIS; compiled by Integra Realty Resources, Inc.

Comparable Property Summary

e The 20 comparable properties have an average and median asking rent of $1,954/unit and

$1,855/unit respectively.

e The 20 comparable properties have a property size range between 77 and 520 units and an

average size of 297 units.

e The comparable properties in the metro area were built between 1973 and 2021.
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Multifamily Analysis 36

Multifamily Market Outlook and Conclusions

Relevant vacancy rate indications are summarized as follows:

Vacancy Rate Indications

Market Segment Vacancy Rates
Detroit Metro Area 2.7%
Detroit Metro Area Class A 2.3%
Novi/Livonia Submarket 2.0%
Novi/Livonia Submarket Class A 1.9%
Directly Comparable Properties 5.0%

The overall metrics of the market are strong; vacancy is projected to remain below 3.2% through 2027
while rental rates are increasing. The leasing agents surveyed indicated that there are limited
concessions. Overall, the market is judged to be well-positioned to maintain low vacancy rates and
modest rent increases. The barriers to entry are high due to the lack of appropriately zoned land
which bodes well for the subject.
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Projected Absorption 37

Demand Estimate and Analysis

Projected Absorption

In providing a guidance for absorption rates, we are relying on the absorption of other recently
completed projects, or those still leasing units. The following table summarizes the absorption data.

Property Location App. Start Date Total Months Leased Units Units/Month
Zen City Center Troy 8/20/2021 7 143 20.4
Phoenix at Troy Crossing Troy 3/1/2021 12 76 6.3
Uptown Square Troy 10/5/2020 18 287 15.9
409 on Nine Ferndale 7/1/2021 9 121 13.4
Aria of Shelby Shelby Twp 7/1/2020 9 9 10.7
The Liv Livonia 7/1/2021 9 182 20.2
The Griffin Royal Oak 8/1/2021 8 184 23.0
Billings Place Royal Oak 1/1/2021 7 60 8.6
The Pearl Birmingham 2/15/2021 3 26 8.7
Town Court West Bloomfield Twp  3/15/2021 12 154 12.8
Residence at Chesterfield Corners Chesterfield Twp 10/15/2021 5 81 16.2
Barrington Commerce Twp 12/1/2020 15 291 19.4
Fountain Circle Auburn Hills 4/22/2021 11 206 18.7
The Marquette Milford 1/1/2020 12 95 7.9
Four Corners Lakeside White Lake Twp 3/1/2021 12 69 5.8

The comparables indicate an absorption rate of 5.8 to 20.2 units per month. In this case, we define
absorption from the time units are available until the property achieves a stabilized occupancy. The
subject has a strong location along Wixom Road near Ascension Providence Hospital, Detroit Catholic
Central, retail, employment, and freeways. Based on the above, the product style, unit features, and
amenities, we are projecting an absorption of 10 to 12 units per month which includes any preleasing.

Demand and Absorption Conclusions

The PMA population and households is projected to grow through 2028 with above average income
levels. We project that renter-occupied households will comprise a more significant number of new
households created moving forward than owner-occupied. The demand for additional rentals are
strong; high housing costs, a predominance of one- and two-person households, and most
importantly, consumer preference of renter housing are key factors for the subject’s success. Further,
the subject, upon completion, will be one of the newest elevator buildings in the city and offer a rich
amenity package. Based on these factors, there is sufficient market demand to support the
introduction of new apartments assuming the units are appropriate priced. The existing competitive
supply is faring very well, with the current PMA vacancy less than 5%. We are projecting an
absorption rate of 10 to 12 units per month.
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Certification 38

Certification

We certify that, to the best of our knowledge and belief:

10.

11.

12.

13.

14.

The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and are our personal, impartial, and unbiased
professional analyses, opinions, and conclusions.

We have no present or prospective interest in the property that is the subject of this report
and no personal interest with respect to the parties involved.

We have performed no services, as an appraiser or in any other capacity, regarding the
property that is the subject of this report within the three-year period immediately preceding
the agreement to perform this assignment.

We have no bias with respect to the property that is the subject of this report or to the parties
involved with this assignment.

Our engagement in this assighment was not contingent upon developing or reporting
predetermined results.

Our compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a
subsequent event directly related to the intended use of this market study.

Our analyses, opinions, and conclusions were developed, and this report has been prepared,
in conformity with the Uniform Standards of Professional Appraisal Practice as well as
applicable state regulations.

The reported analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the requirements of the Code of Professional Ethics and
Standards of Professional Appraisal Practice of the Appraisal Institute.

The use of this report is subject to the requirements of the Appraisal Institute relating to
review by its duly authorized representatives.

Donald L. Selvidge, MAI made a personal exterior inspection of the property that is the subject
of this report.

Real property appraisal assistance was provided by William J. Kurzawa (State of Michigan
Limited Real Estate Appraiser License #1201073394) who has not signed this certification.

We have experience in appraising properties similar to the subject and are in compliance with
the Competency Rule of USPAP.

As of the date of this report, Donald L. Selvidge, MAI, completed the continuing education
program for Designated Members of the Appraisal Institute.
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15. In Michigan, appraisers are required to be licensed/certified and are regulated by the
Michigan Department of Licensing and Regulatory Affairs, 611 West Ottawa, P. O. Box 30018,
Lansing, Michigan, 48909.

Donald L. Selvidge, MAI
Certified General Real Estate Appraiser
Michigan Certificate # 1205006537
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Assumptions and Limiting Conditions 40

Assumptions and Limiting Conditions

This market study and any other work product related to this engagement are limited by the following
standard assumptions, except as otherwise noted in the report:

1.

The title is marketable and free and clear of all liens, encumbrances, encroachments,
easements and restrictions. The property is under responsible ownership and competent
management and is available for its highest and best use.

There are no existing judgments or pending or threatened litigation that could affect the
property.

There are no hidden or undisclosed conditions of the land or of the improvements that would
negatively impact the property.

The property (as proposed) is in compliance with all applicable building, environmental,
zoning, and other federal, state and local laws, regulations and codes.

The information furnished by others is believed to be reliable, but no warranty is given for its
accuracy.

This appraisal and any other work product related to this engagement are subject to the following
limiting conditions, except as otherwise noted in the report:

1.

A market study is inherently subjective and represents our opinion as to marketability of the
project.

The conclusions stated herein apply only as of the effective date of the appraisal, and no
representation is made as to the effect of subsequent events.

No changes in any federal, state or local laws, regulations or codes (including, without
limitation, the Internal Revenue Code) are anticipated.

No environmental impact studies were either requested or made in conjunction with this
market study, and we reserve the right to revise or rescind any of the value opinions based
upon any subsequent environmental impact studies. If any environmental impact statement is
required by law, the market study assumes that such statement will be favorable and will be
approved by the appropriate regulatory bodies.

Unless otherwise agreed to in writing, we are not required to give testimony, respond to any
subpoena or attend any court, governmental or other hearing with reference to the property
without compensation relative to such additional employment.

We have made no survey of the property and assume no responsibility in connection with
such matters. Any sketch or survey of the property included in this report is for illustrative
purposes only and should not be considered to be scaled accurately for size. The market study
covers the property as described in this report, and the areas and dimensions set forth are
assumed to be correct.
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Assumptions and Limiting Conditions 41

10.

11.

12.

13.

14.

15.

16.

We have assumed that the property is not subject to surface entry for the exploration or
removal of such materials, unless otherwise noted in our market study.

We accept no responsibility for considerations requiring expertise in other fields. Such
considerations include, but are not limited to, legal descriptions and other legal matters such
as legal title, geologic considerations such as soils and seismic stability; and civil, mechanical,
electrical, structural and other engineering and environmental matters. Such considerations
may also include determinations of compliance with zoning and other federal, state, and local
laws, regulations and codes.

Neither all nor any part of the contents of this report (especially any conclusions as to market
rent, the identity of the appraisers, or any reference to the Appraisal Institute) shall be
disseminated through advertising media, public relations media, news media or any other
means of communication (including without limitation prospectuses, private offering
memoranda and other offering material provided to prospective investors) without the prior
written consent of the persons signing the report.

Information, estimates and opinions contained in the report and obtained from third-party
sources are assumed to be reliable and have not been independently verified.

The current purchasing power of the dollar is the basis for the values stated in the market
study; we have assumed that no extreme fluctuations in economic cycles will occur.

The values (including market rent) found herein are subject to these and to any other
assumptions or conditions set forth in the body of this report but which may have been
omitted from this list of Assumptions and Limiting Conditions.

The analyses contained in the report necessarily incorporate numerous estimates and
assumptions regarding property performance, general and local business and economic
conditions, the absence of material changes in the competitive environment and other
matters. Some estimates or assumptions, however, inevitably will not materialize, and
unanticipated events and circumstances may occur; therefore, actual results achieved during
the period covered by our analysis will vary from our estimates, and the variations may be
material.

The Americans with Disabilities Act (ADA) became effective January 26, 1992. We have not
made a specific survey or analysis of the property to determine whether the physical aspects
of the improvements meet the ADA accessibility guidelines. We claim no expertise in ADA
issues, and render no opinion regarding compliance of the subject with ADA regulations.
Inasmuch as compliance matches each owner’s financial ability with the cost to cure the non-
conforming physical characteristics of a property, a specific study of both the owner’s financial
ability and the cost to cure any deficiencies would be needed for the Department of Justice to
determine compliance.

The report is prepared for the exclusive benefit of you, your subsidiaries and/or affiliates. It
may not be used or relied upon by any other party. All parties who use or rely upon any
information in the report without our written consent do so at their own risk.

No studies have been provided to us indicating the presence or absence of hazardous
materials on the subject property or in the improvements, and our valuation is predicated
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17.

18.

19.

20.

21.

upon the assumption that the subject property is free and clear of any environment hazards
including, without limitation, hazardous wastes, toxic substances and mold. No
representations or warranties are made regarding the environmental condition of the subject
property. IRR - Detroit, Integra Realty Resources, Inc., and their respective officers, owners,
managers, directors, agents, subcontractors or employees (the “Integra Parties”), shall not be
responsible for any such environmental conditions that do exist or for any engineering or
testing that might be required to discover whether such conditions exist. Because we are not
experts in the field of environmental conditions, the report cannot be considered as an
environmental assessment of the subject property.

The persons signing the report may have reviewed available flood maps and may have noted
in the market study report whether the subject property is located in an identified Special
Flood Hazard Area. However, we are not qualified to detect such areas and therefore do not
guarantee such determinations. The presence of flood plain areas and/or wetlands may affect
the value of the property, and the value conclusion is predicated on the assumption that
wetlands are non-existent or minimal.

We are not a building or environmental inspector. The Integra Parties do not guarantee that
the subject property is free of defects or environmental problems.

The report and conclusions for a market study assume the satisfactory completion of
construction, repairs or alterations in a workmanlike manner.

IRR - Detroit is an independently owned and operated company. The parties hereto agree that
Integra shall not be liable for any claim arising out of or relating to any report or any
information or opinions contained therein as such market study report is the sole and
exclusive responsibility of IRR - Detroit. In addition, it is expressly agreed that in any action
which may be brought against the Integra Parties arising out of, relating to, or in any way
pertaining to the engagement letter, the market study reports or any related work product,
the Integra Parties shall not be responsible or liable for any incidental or consequential
damages or losses, unless the market study was fraudulent or prepared with intentional
misconduct. It is further expressly agreed that the collective liability of the Integra Parties in
any such action shall not exceed the fees paid for the preparation of the assignment (unless
the report was fraudulent or prepared with intentional misconduct). It is expressly agreed that
the fees charged herein are in reliance upon the foregoing limitations of liability.

IRR - Detroit is an independently owned and operated company, which has prepared the
market study for the specific intended use stated elsewhere in the report. The use of the
market study report by anyone other than the Client is prohibited except as otherwise
provided. Accordingly, the market study report is addressed to and shall be solely for the
Client’s use and benefit unless we provide our prior written consent. We expressly reserve the
unrestricted right to withhold our consent to your disclosure of the market study report or any
other work product related to the engagement (or any part thereof including, without
limitation, conclusions of value and our identity), to any third parties. Stated again for
clarification, unless our prior written consent is obtained, no third party may rely on the
market study report (even if their reliance was foreseeable).
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22.  The conclusions of this report are estimates based on known current trends and reasonably
foreseeable future occurrences. These estimates are based partly on property information,
data obtained in public records, interviews, existing trends, buyer-seller decision criteria in the
current market, and research conducted by third parties, and such data are not always
completely reliable. The Integra Parties are not responsible for these and other future
occurrences that could not have reasonably been foreseen on the effective date of this
assignment. Furthermore, it is inevitable that some assumptions will not materialize and that
unanticipated events may occur that will likely affect actual performance. While we are of the
opinion that our findings are reasonable based on current market conditions, we do not
represent that these estimates will actually be achieved, as they are subject to considerable
risk and uncertainty. Moreover, we assume competent and effective management and
marketing for the duration of the projected holding period of this property.

23.  All prospective value opinions presented in this report are estimates and forecasts which are
prospective in nature and are subject to considerable risk and uncertainty. In addition to the
contingencies noted in the preceding paragraph, several events may occur that could
substantially alter the outcome of our estimates such as, but not limited to changes in the
economy, interest rates, and capitalization rates, behavior of consumers, investors and
lenders, fire and other physical destruction, changes in title or conveyances of easements and
deed restrictions, etc. It is assumed that conditions reasonably foreseeable at the present
time are consistent or similar with the future.

24.  The market study is also subject to the following:

Extraordinary Assumptions and Hypothetical Conditions

The value conclusions are subject to the following extraordinary assumptions. An extraordinary assumption is an
assignment-specific assumption as of the effective date regarding uncertain information used in an analysis which,
if found to be false, could alter the appraiser’s opinions or conclusions.

1. None.

The value conclusions are based on the following hypothetical conditions. A hypothetical condition is a condition,

directly related to a specific assignment, which is contrary to what is known by the appraiser to exist on the

effective date of the assignment results, but is used for the purpose of analysis.

1. Theconcluded market rentis for a hypothetical property and assumes the location, unit features, utility
structures, unit sizes., etc., are consistent with that discussed in the body of the market study. Further, the market
rent assumes a current date of value.

The use of any extraordinary assumption or hypothetical condition may have affected the assignment results.
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Donald L. Selvidge, MAI

Experience

Mr. Selvidge, Senior Managing Director, has been active in appraisal and advisory services since 1995.

Mr. Selvidge has a wide and varied knowledge base having worked on complicated properties
throughout his career specializing in large mixed-use developments, all types of multifamily housing,
land development assignments, and seniors housing. Mr. Selvidge has experience with nearly all
types of commercial property including hospitality, single-and multi-tenant retail and office,
self-storage, and industrial uses. Mr. Selvidge has extensive knowledge and experience working with
nearly all types of lending institutions including conventional lenders, conduits, Freddie Mac, Fannie
Mae, and HUD, including 223(f), 202, and 221(d)4 assignments. Mr. Selvidge also completes market
studies for various government agencies, developers, and rent comparability studies for HAP
renewals. Finally, Mr. Selvidge is a member of the IRR Senior Housing Specialty Practice Group and
has extensive experience in preparing appraisals and market studies for independent living, assisted
living, memory care, and skilled nursing facilities.

Professional Activities & Affiliations
Appraisal Institute, Member (MAI)

Licenses
Michigan, Certified General Real Estate Appraiser, 1205006537, Expires July 2024

Education

Bachelor of Science Business Administration, Finance Major Wayne State University, Detroit,
Michigan.

Successfully completed numerous real estate related courses and seminars sponsored by the
Appraisal Institute, including:

110 Real Estate Appraisal Principles

120 Real Estate Appraisal Procedures

SPPA/SPPB Standards of Professional Practice Part A/B
310 Basic Income Capitalization

320 General Applications

510 Advanced Income Capitalization

520 Highest & Best Use & Market Analysis

530 Advanced Sales Comparison & Cost Approach

540 Report Writing and Valuation Analysis

550 Advanced Applications

Section 8/HUD Rent Comparability Studies and Standards

dselvidge@irr.com - 248.979.9670

Integra Realty Resources - Detroit

400 West Maple Road
Suite 100
Birmingham, Ml 48009

T 248.540.0040 Ext. 114
F 248.540.8239

irr.com
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About IRR

Integra Realty Resources, Inc. (IRR) provides world-class commercial real estate valuation, counseling,
and advisory services. Routinely ranked among leading property valuation and consulting firms, we are
now the largest independent firm in our industry in the United States, with local offices coast to coast
and in the Caribbean.

IRR offices are led by MAI-designated Senior Managing Directors, industry leaders who have over 25
years, on average, of commercial real estate experience in their local markets. This experience, coupled
with our understanding of how national trends affect the local markets, empowers our clients with the
unique knowledge, access, and historical perspective they need to make the most informed decisions.

Many of the nation's top financial institutions, developers, corporations, law firms, and government
agencies rely on our professional real estate opinions to best understand the value, use, and feasibility

of real estate in their market.

Local Expertise...Nationally!

irr.com

IFK
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Definitions

The source of the following definitions is the Appraisal Institute, The Dictionary of Real Estate
Appraisal, 6th ed. (Chicago: Appraisal Institute, 2015), unless otherwise noted.

Amenity

A tangible or intangible benefit of real estate that enhances its attractiveness or increases the
satisfaction of the user. Natural amenities may include a pleasant location near water or a scenic view
of the surrounding area; man-made amenities include swimming pools, tennis courts, community
buildings, and other recreational facilities.

Class of Apartment Property

For the purposes of comparison, apartment properties are grouped into three classes: Class A, B and
C. These classes represent a subjective quality rating of buildings, which indicates the competitive
ability of each building to attract similar types of tenants. Combinations of factors such as rent,
building finishes, system standards and efficiency, building amenities, location/accessibility, and
market perception are used as relative measures.

Class A apartment properties are the most prestigious properties competing for the premier
apartment tenants, with rents above average for the area. Buildings have high-quality standard
finishes, architectural appeal, state-of-the-art systems, exceptional accessibility, and a definite market
presence.

Class B apartment properties compete for a wide range of users, with rents in the average range for
the area. Class B buildings do not compete with Class A buildings at the same price. Building finishes
are fair to good for the area, and systems are adequate.

Class C apartment properties compete for tenants requiring functional space at rents below the
average for the area. Class C buildings are generally older, and are lower in quality and condition.

(Source: Integra Realty Resources)

Deferred Maintenance

Items of wear and tear on a property that should be fixed now to protect the value or income-
producing ability of the property, such as a broken window, a dead tree, a leak in the roof, or a faulty
roof that must be completely replaced. These items are almost always curable.

Depreciation
A loss in property value from any cause; the difference between the cost of an improvement on the
effective date of the appraisal and the market value of the improvement on the same date.

Effective Date
1. The date on which the appraisal or review opinion applies.

2. In a lease document, the date upon which the lease goes into effect.
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Exposure Time
1.  Thetime a property remains on the market.

2.  The estimated length of time that the property interest being appraised would have been
offered on the market prior to the hypothetical consummation of a sale at market value on
the effective date of the appraisal; a retrospective opinion based on an analysis of past events
assuming a competitive and open market.

Fee Simple Estate
Absolute ownership unencumbered by any other interest or estate, subject only to the limitations
imposed by the governmental powers of taxation, eminent domain, police power, and escheat.

Floor Area Ratio (FAR)

The relationship between the above-ground floor area of a building, as described by the zoning or
building code, and the area of the plot on which it stands; in planning and zoning, often expressed as a
decimal, e.g., a ratio of 2.0 indicates that the permissible floor area of a building is twice the total land
area.

Gross Building Area (GBA)

Total floor area of a building, excluding unenclosed areas, measured from the exterior of the walls of
the above-grade area. This includes mezzanines and basements if and when typically included in the
market area of the type of property involved.

Highest and Best Use
1. The reasonably probable use of property that results in the highest value. The four criteria
that the highest and best use must meet are legal permissibility, physical possibility, financial
feasibility, and maximum productivity.

2.  The use of an asset that maximizes its potential and that is possible, legally permissible, and
financially feasible. The highest and best use may be for continuation of an asset’s existing use
or for some alternative use. This is determined by the use that a market participant would
have in mind for the asset when formulating the price that it would be willing to bid. (ISV)

3. [The] highest and most profitable use for which the property is adaptable and needed or likely
to be needed in the reasonably near future. (Uniform Appraisal Standards for Federal Land
Acquisitions)

Lease
A contract in which rights to use and occupy land, space, or structures are transferred by the owner to
another for a specified period of time in return for a specified rent.

Marketing Time

An opinion of the amount of time it might take to sell a real or personal property interest at the
concluded market value level during the period immediately after the effective date of an appraisal.
Marketing time differs from exposure time, which is always presumed to precede the effective date of
an appraisal.
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Market Rent

The most probable rent that a property should bring in a competitive and open market reflecting all
conditions and restrictions of the lease agreement, including the rental adjustment and revaluation,
permitted uses, use restrictions, expense obligations, term, concessions, renewal and purchase
options, and tenant improvements.

Multifamily Property Type

Residential structure containing five or more dwelling units with common areas and facilities. (Source:
Appraisal Institute Commercial Data Standards and Glossary of Terms, Chicago, Illinois, 2004
[Appraisal Institute])

Multifamily Classifications

Garden/Low Rise Apartments: A multifamily development of two- or three-story, walk-up structures
built in a garden-like setting; customarily a suburban or rural-urban fringe development. (Source:
Appraisal Institute)

Mid/High-Rise Apartment Building: A multifamily building with four or more stories, typically
elevator-served. (Source: Appraisal Institute)

Rentable Floor Area (RFA)

Rentable area shall be computed by measuring inside finish of permanent outer building walls or from
the glass line where at least 50% of the outer building wall is glass. Rentable area shall also include all
area within outside walls less stairs, elevator shafts, flues, pipe shafts, vertical ducts, air conditioning
rooms, fan rooms, janitor closets, electrical closets, balconies and such other rooms not actually
available to the tenant for his furnishings and personnel and their enclosing walls. No deductions shall
be made for columns and projections unnecessary to the building. (Source: Income/Expense Analysis,
2016 Edition — Conventional Apartments, Institute of Real Estate Management, Chicago, Illinois)

Room Count

A unit of comparison used primarily in residential appraisal. No national standard exists on what
constitutes a room. The generally accepted method is to consider as separate rooms only those rooms
that are effectively divided and to exclude bathrooms.

Stabilized Occupancy
1.  The occupancy of a property that would be expected at a particular point in time, considering
its relative competitive strength and supply and demand conditions at the time, and
presuming it is priced at market rent and has had reasonable market exposure. A property is
at stabilized occupancy when it is capturing its appropriate share of market demand.

2. Anexpression of the average or typical occupancy that would be expected for a property over
a specified projection period or over its economic life.
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Multifamily Rent Survey Profile

Rent Survey No. 1

Location & Property Identification

Property Name:

Sub-Property Type:

Address:
City/State/Zip:
County:

Submarket:

Market Orientation:

Property Location:

Central Park Estates

Conventional, Garden/Low
Rise

47305 Central Park Blvd.
Novi, MI 48374

Oakland

Novi-Northville
Suburban

E/S of Beck, S. of Grand River

IRR Event ID: 3017356

Property Data Project & Unit Amenities

Survey Date: 06/16/2023 Project Amenities: Gated Entrance, Swimming
No. of Buildings/Stories: 45/3 Pool, Attached One-Car

No. of Units/Unit Type: 254/Apt. Units Garages, Recreational
Property Class: A Amenities, Playground,
Vacancy @ Survey: 1.00% Clubhouse Building, Fitness
Yr. Built/Yr. Renov.: 2001/ Center, Spa/Hot Tub, Sauna,

Construction Type:

Land Size (Ac.):

Unit Mix

Stacked apartments in wood
frame buildings with brick
and siding. All units have
attached one-car garages.

43.06

Unit Amenities:

Landlord Pays:

Tenant Pays:

Survey Comp./Contact:

Tanning Bed, , Attached Garage

Ceiling Fans,
Patio/Balcony/Deck, Fireplace,
Dishwasher, Range, Disposal,
Washer/Dryer In Unit, Central
AC, Microwave, , Refrigerator

Common Area Electric,
Common Area Gas

Cable, Broadband, In-Unit
Electric, Sewer, Cold Water, Hot
Water, Gas Heat

Brandon Leasing - (248)
449-5270/

Unit Rms/BR/
Information Bth

Central Park Estates

SF Per
Unit

Vacant
Units

No. of
Units

Base Rent

$/SF Unit Comments
Effective



Multifamily Rent Survey Profile Rent Survey No. 1

Unit Mix (Cont'd)

Unit Rms/BR/  No.of  Vacant SF Per Base Rent $/SF Unit Comments
Information Bth Units Units Unit Effective

1BD-1BA 3/1/1.0 30 INA 1,065 $1825 $1.71 $1812-1837
2BD-2BA 5/2/2.0 92 INA 1,207 $1895 $1.57

2BD-2BA DLX 5/2/2.0 34 INA 1,460 $2135 $1.46

2BD-2.5BA 6/2/2.5 11 INA 1,384 $2325 $1.68

3BD-2BA 6/3/2.0 40 INA 1,424 $2160 $1.52

3BD-2.5BA 7/3/2.5 41 INA 1,508 $2483 $1.65 $2,295-2,670
3BD-3BA 7/3/3.0 6 INA 1,426 $2560 $1.80

Comments

This upscale property offers a variety of floor plans and amenities. Some units contain multiple levels within the residence. All units
include a 1-car garage.

Central Park Estates



Multifamily Rent Survey Profile

Rent Survey No. 2

Location & Property Identification

Property Name:

Sub-Property Type:

Address:
City/State/Zip:
County:

Submarket:

Market Orientation:

Property Location:

Mainstreet Village
Apartments & Townhomes

Conventional, Garden/Low
Rise

25300 Constitution

Novi, MI 48375

Oakland

Novi-Northville

Suburban

S. of Grand River Ave, E. of

Novi Rd
IRR Event ID: 3017397
Property Data Project & Unit Amenities
Survey Date: 06/16/2023 Project Amenities: Swimming Pool, Spa/Hot Tub,
No. of Units/Unit Type: 389/Apt. Units Clubhouse Building, Fitness
Vacancy @ Survey: 3.00% Center, Recreational Amenities
Yr. Built/Yr. Renow.: 1997/

Construction Type:

Wood frame buildings with

brick and vinyl siding

containing apartments and
townhouses (no basements).

Unit Amenities:

Tenant Pays:

Patio/Balcony/Deck, Fireplace,
Washer/Dryer In Unit,
Dishwasher, Microwave

Trash, In-Unit Electric, Sewer,
Cold Water, Hot Water, Electric

Land Size (Ac.): 36.74 Cooking, Gas Heat
Survey Comp./Contact: Keyara 248-277-5978/

Unit Mix

Unit Rms/BR/ No. of Vacant SF Per Base Rent $/SF Unit Comments

Information Bth Units Units Unit Effective

1BD-1BA 3/1/1.0 24 INA 855 $1773 $2.07 804-906 SF $1733-51812

2BD-1BA 4/2/1.0 9 INA 1,044 $1985 $1.90 1001-1087 SF

2BD-2BA TH 4/2/2.0 149 INA 1,379 $2138 $1.55 $1980 - $2295 1204-1553 SF

2BD-2.5BATH 4/2/2.5 129 INA 1,430 $2205 $1.54 $2085-S2325 1206-1653 SF

3BD-2BA 5/3/2.0 9 INA 1,609 S2427 $1.51 $2297-S2557

3BD-2.5BATH 5/3/2.5 28 INA 1,861 $2444 $1.31 1697-2025 SF $2328-52600

4BD-2.5BA TH 6/4/2.5 41 INA 1,525 $2676 $1.75

Comments

Mainstreet Village Apartments & Townhomes



Multifamily Rent Survey Profile Rent Survey No. 2

Comments (Cont'd)

All utilities are separately metered, except for trash which is billed to the residents at $9.95/month. Higher priced units typically

have a 2-car garage.
Phase |, containing 241 units, was constructed in 1997. Phase Il, containing 148 units, was constructed in 2003. Buildings contains
attached 1- and 2-car garages on ground floor with residences located above. Some units have living space on three floors.

Mainstreet Village Apartments & Townhomes



Multifamily Rent Survey Profile

Location & Property Identification

Property Name:

Sub-Property Type:

Town Court Apartments

Conventional, Mid/High-Rise

Address: 7110 Orchard Lake Rd.

City/State/Zip: West Bloomfield Township, M
48322

County: Oakland

Submarket: Novi-Northville

Market Orientation:

Property Location:

Suburban

W. of Orchard Lake Rd., N. of
14 Mile Rd.

Rent Survey No. 3

IRR Event ID: 3017331

Property Data Project & Unit Amenities

Survey Date: 06/16/2023 Project Amenities: Clubhouse Building, Fitness
No. of Buildings/Stories: 1/4 Center, Garage/In Building,
No. of Units/Unit Type: 192/Apt. Units Game Room, Swimming Pool,
Elevators: Yes Bike Storage, Resident Lounge
Vacancy @ Survey: 1.00%

Yr. Built/Yr. Renov.: 2021/ Unit Amenities: Central AC, Dishwasher,

Construction Type:

Building contains 3 floors of
apartments over common
garage and common areas
on ground floor.

Patio/Balcony/Deck,
Washer/Dryer In Unit,
Microwave, Stainless Steel
Appliances, Quartz
Countertops, Plank Flooring

Land Size (Ac.): 3.85 Landlord Pays: Trash
Tenant Pays: In-Unit Electric, Sewer, Cold
Water, Hot Water, Gas Heat
Survey Comp./Contact: Ashley 248-702-4175/
Unit Mix
Unit Rms/BR/ No. of Vacant SF Per Base Rent $/SF Unit Comments
Information Bth Units Units Unit Effective
1BD-1BA 3/1/1.0 48 INA 762 $2105 $2.76
1BD-1BA 3/1/1.0 29 INA 853 $2280 S2.67 844-862 SF
2BD-2BA 4/2/2.0 71 INA 1,066 $2605 S2.44 $2512-2703 994-1,137 SF
2BD-2BA 4/2/2.0 30 INA 1,296 $2755 $2.13 $2737-2772 1,218-1,374 SF
3BD-2BA 5/3/2.0 14 INA 1,380 $2824 $2.05 $2737-$2911 1,293-1,466 SF

—
=
)

Town Court Apartments



Multifamily Rent Survey Profile Rent Survey No. 3

Comments

Quoted rents are current typical average prices for units according to leasing. One assigned space in a shared garage space

included with rent.
This building is situated to the rear (west) of a small retail center located along the Orchard Lake Road frontage. While lacking
exposure, residents have convenient access to commercial development situated along this major surface street.

Town Court Apartments



Multifamily Rent Survey Profile

Rent Survey No. 4

Location & Property Identification

Property Name:

Sub-Property Type:

Address:
City/State/Zip:
County:

Submarket:

Market Orientation:

Property Location:

The Marquette

Conventional, Mid/High-Rise

300 E. Huron St.
Milford, M1 48381
Oakland

West Oakland
Suburban

S/S of E. Huron St., East of S.
Main St.

IRR Event ID: 3001002

Property Data Project & Unit Amenities

Survey Date: 05/01/2023 Project Amenities: Clubhouse Building, Covered
No. of Buildings/Stories: 2/4 Parking, Fitness Center,

No. of Units/Unit Type: 100/Apt. Units Security/Door Staff, Golf
Elevators: Yes Simulator

Vacancy @ Survey: 7.00% Unit Amenities: Central AC, Dishwasher,

Yr. Built/Yr. Renov.: 2020/ Washer/Dryer In Unit,

Construction Type:

Mid-rise apartment building
with brick, vinyl, and
fiberboard siding over slab
foundation.

Microwave

Trash, Sewer, Cold Water
In-Unit Electric, Hot Water,
Electric Cooking, Gas Heat

Landlord Pays:
Tenant Pays:

Land Size (Ac.): 4.09 Survey Comp./Contact: Sara Leasing- 810-207-5897/
Unit Mix

Unit Rms/BR/  No. of Vacant SF Per Base Rent $/SF Unit Comments

Information Bth Units Units Unit Effective

1BD-1BA 3/1/1.0 40 INA 841 $1795 $2.13 $1685-1905 794-888 SF
2BD-2BA 4/2/2.0 45 INA 1,019 $2140 $2.10 $2,110-2,169 1005-1032 SF
2BD-2BA 4/2/2.0 15 INA 1,355 $2650 $1.96 $2,615-2,685

Comments

The building started to move-in residents on January 1, 2020. Approximately within 12 months the property achieved stabilization
with 95 units leased, indicating an absorption rate of 7.9 units per month. Building includes 100 storage lockers available for rent at
$60/month. One carport per unit is included. $300 off per month on select units (12 month lease).

The Marquette



Multifamily Rent Survey Profile Rent Survey No. 4

Comments (Cont'd)

This project is a redevelopment of the former Iverson Lumber yard located just south of downtown Milford which includes several
warehouse and commercial buildings. The site also has frontage along Oakland and Washington Streets, and is bounded to the east
by a railroad line. Designed as upscale property with luxury apartment finishes such as luxury vinyl flooring, ceramic tile in
bathrooms, quartz counter tops, stainless steel appliances, premium cabinetry, and high-end fixtures.

The Marquette



Multifamily Rent Survey Profile

Location & Property Identification

Property Name:

Sub-Property Type:

Address:
City/State/Zip:
County:

Submarket:

Market Orientation:

Property Location:

The Crossings Apartments

Conventional, Garden/Low
Rise

57490 Lyon Center Dr.
Lyon Township, MI 48165
Oakland

West Oakland

Suburban

NWC of Grand River Avenue &
Lyon Center Drive

Rent Survey No. 5

IRR Event ID: 3017338

Property Data Project & Unit Amenities

Survey Date: 06/16/2023 Project Amenities: BBQ Grill/Picnic Area, Fitness
No. of Buildings/Stories: 19/2 Center, Swimming Pool,

No. of Units/Unit Type: 304/Apt. Units Clubhouse Building, Dog
Vacancy @ Survey: 25.00% Run/Spa, Coffee Bar, Billiards,
Yr. Built/Yr. Renov.: 2023/ Garage/Detached

Construction Type:

Wood frame with a brick
veneer/vinyl siding exterior

Unit Amenities:

Central AC, Dishwasher,
Granite/Quartz Counters,
Microwave,

Land Size (Ac.): 19.63 Patio/Balcony/Deck, Stainless
Steel Appliances, Vinyl Plank
Floors (LVT/LVP), Washer/Dryer
In Unit, Attached Garage
Tenant Pays: Trash, Cable, Broadband, In-Unit
Electric, Sewer, Cold Water, Hot
Water, Gas Heat
Survey Comp./Contact: Hannah 833-596-3330/
Unit Mix
Unit Rms/BR/ No. of Vacant SF Per Base Rent $/SF Unit Comments
Information Bth Units Units Unit Effective
1BD-1BA 3/1/1.0 INA 827 $1918 $2.32 $1905-1930 No garage
1BD-1BA 3/1/1.0 INA 837 $2000 $2.39 $1975-2025 827-847 SF

The Crossings Apartments

w/attached garage



Multifamily Rent Survey Profile

Rent Survey No. 5

Unit Mix (Cont'd)

Unit Rms/BR/
Information Bth
2BD-2BA 4/2/2.0
2BD-2BA 4/2/2.0
3BD-2BA 5/3/2.0
3BD-2BA 5/3/2.0
Comments

No. of
Units

Vacant
Units

INA

INA

INA
INA

SF Per
Unit

1,269

1,260

1,475
1,349

Base Rent

$2113
$2570

$2435
$3095

$/SF

Effective
S1.67

$2.04

$1.65
$2.29

Unit Comments

$2089-2136 1267-1270 SF No
garage

$2435-2705 1157-1282 SF
w/attached garage

No garage

w/attached garage

Tenants are billed direct for electric, gas (heat/hot water), and cold water/sewer. Also, there is an $125/month charge for trash
removal, internet, and amenity fee. Detached garage- $200/month. One month free with a 13 month lease.
This is a luxury apartment project and is currently (February 2023) under construction.

The Crossings Apartments



Multifamily Rent Survey Profile

Location & Property Identification

Four Corners Lakeside
Apartments

Property Name:

Sub-Property Type: Conventional, Garden/Low

Rise
Address: 8020 Wadi Boulevard Rd.
City/State/Zip: White Lake Township, Ml
48386
County: Oakland
Submarket: Clarkston-Waterford

Market Orientation: Suburban

E/S of Union Lake Rd., N. of
Cooley Lake Rd.

Property Location:

Rent Survey No. 6

IRR Event ID: 3017343

Property Data Project & Unit Amenities

Survey Date: 05/24/2023 Project Amenities: Package Delivery System,

No. of Buildings/Stories: 1/3 Community Room, Rooftop
No. of Units/Unit Type: 81/Apt. Units Terrace, BBQ Grill/Picnic Area,
Elevators: Yes Co-Working Space, Dog
Property Class: A Run/Spa, Fitness Center,
Vacancy @ Survey: 12.00% Garage/Detached, Garage/In
Yr. Built/Yr. Renov.: 2021/ Building, Resident Lounge

Concrete/light wood and
steel framing with a brick
and metal panel exterior

3.20

Construction Type:

Land Size (Ac.):

Unit Mix

Unit Amenities: Microwave, Quartz
Countertops, Premium
Cabinets, Central AC,
Dishwasher,
Patio/Balcony/Deck, Stainless
Steel Appliances, Vinyl Plank
Floors (LVT/LVP), Washer/Dryer

In Unit

Tenant Pays: Trash, In-Unit Electric, Sewer,
Cold Water, Hot Water, Gas

Heat

Survey Comp./Contact: Rent roll/

No. of
Units

Vacant SF Per
Units Unit

Unit Rms/BR/
Information Bth

Four Corners Lakeside Apartments

Base Rent $/SF Unit Comments

Effective



Multifamily Rent Survey Profile Rent Survey No. 6

Unit Mix (Cont'd)

Unit Rms/BR/  No.of  Vacant SF Per Base Rent $/SF Unit Comments
Information Bth Units Units Unit Effective

Studio 1/0/1.0 1 0 549 $1400 $2.55

1BD-1BA 3/1/1.0 2 0 800 $1675 $2.09

1BD-1BA 3/1/1.0 6 1 822 $1817 $2.21 Lakeview
1BD-1BA 3/1/1.0 6 0 1,080 $1933 $1.79 Office
2BD-2BA 4/2/2.0 54 5 1,207 $1959 $1.62

2BD-2BA 4/2/2.0 9 3 1,166 $2216 $1.90 Lakeview
2BD-2BA 4/2/2.0 3 1 1,656 $3083 $1.86 Office/Lakeview
Comments

Tenants pay direct for electric (hot water) and gas (heat) and reimburse the landlord for cold water, sewer, and trash removal.
Garage under building- $100/month; Detached garage- $150/month.

Four Corners Lakeside Apartments



Multifamily Rent Survey Profile

Rent Survey No. 7

Location & Property Identification

Property Name:

Sub-Property Type:

Address:
City/State/Zip:
County:

Submarket:

Market Orientation:

Property Location:

The Phoenix at Troy Crossing

Conventional, Mid/High-Rise

2135 E. Big Beaver Rd.
Troy, MI 48083
Oakland

Troy

Suburban

N. of E. Big Beaver Rd., E. of
John R Rd.

IRR Event ID: 3017438
Property Data Project & Unit Amenities
Survey Date: 06/16/2023 Project Amenities: Roof Top Patio, Clubhouse
No. of Buildings/Stories: 6/3 Building, Covered Parking,
No. of Units/Unit Type: 133/Apt. Units Fitness Center
Property Class: A Unit Amenities: Microwave, Central AC,
Vacancy @ Survey: 1.00% Carpeting, Dishwasher,
Yr. Built/Yr. Renov.: 2021/ Patio/Balcony/Deck, Storage in
Land Size (Ac.): 4.78 Unit, Walk-in Closets,
Washer/Dryer In Unit, Window
Blinds/Shades
Landlord Pays: Common Area Electric,
Common Area Gas
Tenant Pays: Trash, In-Unit Electric, Sewer,
Cold Water, Hot Water, Gas
Heat
Survey Comp./Contact: Jenna Leasing - (248) 397-0029/
Unit Mix
Unit Rms/BR/  No. of Vacant SF Per Base Rent $/SF Unit Comments
Information Bth Units Units Unit Effective
Studio 2/0/1.0 30 INA 631 $1505 $2.39 $1495-1515
1 Bed/1 Bath 3/1/1.0 30 INA 690 $1695 $2.46 $1670-1720
2 Bed/2 Bath 5/2/2.0 59 INA 802 $1940 $2.42 $1900-1980
3 Bed/2 Bath 6/3/2.0 14 INA 1,218 $2383 $1.96 $2320-2445

The Phoenix at Troy Crossing



Multifamily Rent Survey Profile Rent Survey No. 7

Comments

Tenants pay direct for electric, gas, and water/sewer and reimburse the landlord $10/month for trash removal. Garage

parking- $125/month.

The subject was originally planned to include 108 apt units and a 10,200 SF retail building, however due to the strong demand for
the apartments, the developers removed the retail building and replaced it with Building 5 (opened Summer 2022), a 25-unit
apartment building that includes 2,192 SF of ground floor retail. The clubhouse and fitness center were recently completed (2022).

The Phoenix at Troy Crossing



Multifamily Rent Survey Profile

Rent Survey No. 8

Location & Property Identification

Property Name:

Sub-Property Type:

Address:
City/State/Zip:
County:

Submarket:

Market Orientation:

Property Location:

IRR Event ID:

Property Data

Zen City Center Apartments

Conventional, Mid/High-Rise

177 Wilshire Dr.
Troy, MI 48084
Oakland

Troy

Suburban

N. of Big Beaver Rd., E. of
Crooks Rd.

3017436

Project & Unit Amenities

Survey Date:

No. of Buildings/Stories:
No. of Units/Unit Type:

Elevators:
Property Class:
Vacancy @ Survey:
Yr. Built/Yr. Renov.:
Construction Type:

Land Size (Ac.):

Unit Mix

06/16/2023

1/8

286/Apt. Units

Yes

A

3.00%

2021/

Steel frame with a brick and
concrete exterior

2.68

Project Amenities:

Unit Amenities:

Tenant Pays:

Survey Comp./Contact:

Clubhouse Building, Fitness
Center, Sauna, Security/Door
Staff, Spa/Hot Tub, Extra
Storage Area, Swimming Pool,
Parking Garage, Business
Center, Game Room, Outdoor
Firepit, On-Site Massuese

Elevated Ceilings, Microwave,
Central AC, Dishwasher,
Fireplace, Storage in Unit,
Washer/Dryer In Unit, Balconies
Select Units, Stainless Steel
Appliances, Quartz
Countertops, Luxury Vinyl Plank
Flooring

Trash, In-Unit Electric, Sewer,
Cold Water, Hot Water, Electric
Heat

Tiffany Mgr- 947-500-4936/

Unit
Information

No. of Vacant SF Per
Units Units Unit

Zen City Center Apartments

Base Rent

$/SF Unit Comments
Effective



Multifamily Rent Survey Profile

Rent Survey No. 8

Unit Mix (Cont'd)

Unit
Information
Studio
1BD-1BA
1BD-1BA
2BD-2BA
3BD-2BA
3BD-3.5BA PH

Comments

Rms/BR/
Bth

1/0/1.0
3/1/1.0
3/1/1.0
4/2/2.0
5/3/2.0
5/3/3.5

No. of
Units

40
110
8
83
44

Vacant
Units

INA
INA
INA
INA
INA
INA

SF Per
Unit
431
782
991

1,143

1,373

2,727

Base Rent

$1483
$2023
$2250
$2588
$3213
$8325

$/SF Unit Comments
Effective

$3.44 $1,475-1,490

$2.59 $1,950-2,095 750-860 SF
$2.27

$2.26 $2,535-2,640

$2.34 $3,065-3,360

$3.05

The property leased 275 units within 18 months (started 8/20/21), thus indicating an absorption rate of 15.3 units per month.

This is a luxury apartment building that includes a 7,000 SF clubhouse.

Zen City Center Apartments



Benefits of Mixed-Use

Development

MICHIGAN ECONOMIC
DEVELOPMENT CORPORATION

For a millennium, mixed-use development was often the only type
of development in cities, towns and villages. This development
pattern evolved organically as towns sprung up around the country-
-a dense commercial area, often with shopkeepers’ homes above
and housing surrounding the town. It is only recently that mixed-
use development became an anomaly. However, the benefits to this
traditional form remain.

TERMS

Mixed Use Development: a single site containing two more
different land uses such as, commercial and office, commercial and
residential, or office and residential.

Public utilities and infrastructure: water, wastewater, storm sewer,
street lighting, sidewalks, parking and roadways

Micromobility: transportation using lightweight vehicles such as
bicycles or scooters, especially electric ones that may be borrowed
as part of a self-service rental program in which people rent vehicles
for short-term use within a town or city.

What is mixed-use development?

Mixed-use development is a single site containing two or more
different land uses, such as commercial and a residential use; or two
or more non-residential uses, like a retail store and an office.
Mixed-use developments include many building forms. For instance,
a storefront with a rear apartment all located on one level is mixed-
use. A development that includes commercial, office and residential
uses in separate buildings on a common site is also mixed-use and
may provide many of the same benefits. The most efficient mixed-



State laws that may also apply:

Michigan Vehicle Code, Public Act 300 of 1949

Michigan Planning Enabling Act, Public Act 33 of 2008

Michigan Zoning Enabling Act, Public Act 110 of 2006

Michigan Recodified Tax Increment Financing Act, Public Act 57 of 2018

Michigan’s Bureau of Construction Codes administers a number of state laws including: the Stille-DeRossett-
Hale Single State Construction Code Act (1972 PA 230), the Construction of School Buildings (1937 PA 306),
Article 17 of the Public Health Code (1978 PA 368), the Elevator Licensing Act (1976 PA 333), the Elevator
Safety Board Act (1967 PA 227), and the Utilization of Public Facilities by Physically Limited Act (1966 PA 1)

Michigan’s construction codes include the following: Building Code, Mechanical Code, Plumbing Code,

Rehabilitation Code, Residential Code, and Energy Code

State Trunk Line Highway System, Public Act 51 of 1951

use development is a multi-story building with a more

public oriented use on the ground level (such as retail,

restaurant, or office) with residential units on the upper
floor or floors. This is the primary building type found

in downtowns throughout Michigan.

Why was mixed-use development

prevalent historically?

Throughout most of human history, daily travel
occurred on foot. Consequently, communities evolved
in a manner that enabled its residents to satisfy their
daily needs by walking. This resulted in development
patterns across the world that commonly featured an
intricate grid of streets, narrow and small lots and

a mix of land uses. Most cities, towns and villages
contained a downtown district with multi-story, mixed-
use buildings — even in very rural areas. Beyond those
downtowns, it was also common to find a diversity of
uses in otherwise residential contexts, such as doctors
operating out of their homes, plumbers operating out of
their garages, or small commercial buildings housing
retailers, restaurants, or bars. This land use diversity was
consistent with the need to locate goods, services and
places of employment within a distance easily reachable
on foot.

Why did we stop building mixed-use
development?

Many factors — including zoning regulation, federal
lending practices, and the ubiquity of the automobile
— combined with other trends in the mid-20th century
to eliminate nearly all mixed-use development
construction outside major cities.

The industrial revolution, with its massive factories

and large number of workers, caused a series of public
health crises (e.g., tuberculosis, cholera). At the same
time, transportation technology in the form of elevators
and transit expanded the urban form both upward and
outward. The Progressive Era brought a number of
public health reforms including safe drinking water,
building and fire codes and the notion of zoning —
separation of land uses to prevent adverse impact of one
use to another.

In time, zoning practice evolved to establish a strict
separation and segregation of land uses as its principal
purpose. In contrast with the at-times chaotic mixture
of uses inherent for centuries in city form, this new
system promoted distinct physical areas devoted to each
use. Zoning became a tool to not only protect residents
from a smoke-belching factory next door, but also a
tool to eliminate the corner store, the local church,

and the neighborhood bar. In addition, multiple family
residential uses, like apartments, townhouses, and



duplexes were excluded from single family residential
districts. Ultimately, even within otherwise similar land
use categories, separation and segregation became the
norm. For instance, it is common for a zoning ordinance
to contain multiple single-family residential districts,
distinguished from each other not by use but by
dimensional requirement, implying that those residents
require protection from different types of single-family
residents much as that same home demands protection
from a factory.

The automobile and its growing ubiquity greatly
expanded the physical geography within reach to
meet daily needs, and the growth of driving as a mode
of travel reinforced the land use paradigm. Federal
transportation funding subsidized and incentivized
automobile-centered road development — most notably
through federal highway funding formulas. These
federal policies encouraged an automobile-centered
development pattern that competed against existing
mixed-use areas and failed to create the conditions
under which mixed-use development flourishes.

Since World War 11, federal lending practices also
favored single-family suburban development over
traditional or mixed-use development leading to further

©ORACLE

FINANCIAL SOLUTIONS

decreases, as well as racist and exclusionary housing
policies.

In this context, it is unsurprising that mixed-use
development was also more or less regulated out of
communities.

Are there other regulatory roadblocks to

mixed-use development?

Building and fire codes add significant cost to mixed-
use development. For example, many building codes
require fire suppression in buildings containing both
residential and non-residential uses. Fire suppression
adds significant costs that can deter new mixed-use
development or restoration of mixed-uses in existing,
multi-story buildings.

Barrier free accommodations can also add cost to
vertical construction when elevators are mandated.
These regulations have provided undeniable health,
safety and welfare benefits, but they have also added
cost to mixed-use development that single-use buildings
do not have.

Where are mixed-use developments?

Mixed used development is typically found in areas
developed prior to World War II--central business

Mason, Michigan

517 375 a004
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Resources:

Enabling Better Communities: Users’ Guide to Zoning Reform

Michigan Economic Development Corporation Community Redevelopment Programs

Placemaking as an Economic Development Tool: A Placemaking Guidebook

Placemaking Assessment Tool

Retrofitting Suburbia: Urban Design Solutions for Redesigning Suburbs by Ellen Dunham-Jones and June
Williamson

The Michigan Association of Planning offers mini-workshops on a variety of topics such as, tax increment

financing and form based codes

districts, early suburban downtowns and rural

small towns. Even within these districts, mixed-use
development has often become illegal or impractical
to construct. Where the original mixed-use buildings
remain, many have lost their mix of uses with upper
stories originally used as residences now vacant,
underutilized or converted to commercial use.

After several decades of discouraging mixed-use
development, communities throughout the nation and
in Michigan are recognizing what an asset mixed-use
development can be. Mixed-use development is a
foundational feature of many of the most-loved places
in our state — from downtown Detroit to Mackinac
Island, and from Holland to downtown Coldwater.

Why is mixed-use development

experiencing aresurgence?

Decades of single use, suburban development has
created many problems for Michigan communities.
While single-use developments, like a shopping
center or subdivision, were once brand new and
located on wide, uncongested roads with abundant
free parking, those same areas are now often plagued
by disinvestment, vacancy, traffic and unappealing
aesthetics. This development pattern is not
architecturally distinctive or conducive to gathering.

As a result, many communities have looked to mixed-
use development as an alternative and potential
solution to these problems. Mixed-use development
can create a sense of place and add variety to the
existing land use pattern. This variety can help to
insulate communities against market shocks as trends
and needs change.

In addition, mixed-use development is emerging

in areas that were historically mixed-use, through
reactivation of upper levels into new apartments,
condominiums, offices and other uses. Often these
projects include restoration of historic facades as

well. The introduction of additional residents and

the exterior improvements to the public face of the
building can have dramatic benefits on surrounding
properties and entire districts. Residents provide vital
evening and weekend demand for services that is often
missing in downtowns whose vitality for many years
has been in a 9 to 5 office and service economy. They
can also supply the necessary demand for entirely new
businesses, including grocery stores and other essential
resources for daily life that were once hallmarks of
these districts, but are often missing today.

At the same time, the two largest generations of
Americans in history — Baby Boomers and Millennials
— have shown a significant demand for the walkability,
flexibility, activity and authenticity of mixed-use
places. These generations are the perfect market for
mixed-use housing as they often are looking for less
space and less maintenance than a detached suburban
home possesses. These generations are more interested
and willing to decrease the number of vehicles they
own and to use them less frequently for daily activities.

Mixed-use places are generally places people love.
Think of where you take friends or relatives to visit, or
the places you might see while on vacation. Chances
are those places are mixed-use. The same is likely

true of the places where your community gathers to
celebrate, to express opinions, to see and to be seen.
Consider what image you might select to promote your



community--most likely it’s a place with mixed-use
development.

What are the benefits of mixed-use

development?

Mixed-use development offers many benefits to a
community, including increased walkability, more
people, tax base, efficiency, rural land preservation,
sustainability, resiliency, and sense of place.

Mixed-use development by its very nature promotes
walkability. By placing a residential use and a
commercial use in close proximity, it invites residents
to patronize those commercial uses and encourages
employees to live close to where they work. This
walkability is also reinforced by the design of mixed-
use development.

Mixed-use buildings are typically built at the sidewalk
rather than set back behind parking. They tend to be
closer to adjacent buildings. This reduces walking
distances, placing more uses within a smaller radius.
This building placement also supports the urban design
principle of enclosure, creating a public space that
feels safe and inviting to pedestrians.

The inherent walkability of mixed-use development
creates another benefit: reduced parking demand. By
shifting some trips to non-vehicle modes, a mixed-use
development can provide for peak parking demand
with fewer spaces than a single-use development.

Depending on the mix of uses provided, parking
demand peaks may be offset, further reducing the
amount of parking needed. For example, a medical
office may have its peak parking demand during the
morning and afternoon, while a restaurant’s peak
demand may be in the evening, and residential units
may have highest demand overnight. The factors that
reduce parking need are self-reinforcing: less parking
need means less site area needed for car storage,
enabling a more efficient and productive use of land
which supports walkability and a sense of place.

The efficiency of mixed-use development creates

two huge bonuses for communities: greater tax base
potential and the preservation of rural land. Most
taxable value of property derives from buildings,

not site amenities, like parking lots or open space,

and mixed-use development usually outperforms its
single-use counterparts. This relationship is easy to
verify by comparing existing development in your own
community.

First, take the taxable value of a typical mixed-use
building (two or more stories built with minimum
open space) and divide it by the land area in acres to
determine the taxable value per acre. Second, do the
same for a typical single use development, such as a
standalone pharmacy, restaurant or big box retailer.
In almost all instances, regardless of age or condition,
the mixed-use development is producing much

more taxable value with a much smaller footprint in
addition to adding walkability and sense of place to

The problem with minimum parking requirements

Minimum parking requirements, another de facto element of most zoning ordinances, creates a regulatory barrier
to mixed-use development. In most communities, private parking areas are not just permitted, but are required
with each project. Typically, a parking standard is established based upon the floor area or capacity of the

building and the land use.

These minimum requirements have had many negative impacts on our communities, not the least of which is to
make walking both impractical and undesirable. The amount of parking required typically required makes most

mixed-use development no longer financially feasible.

Unfortunately, the depletion of the walking environment and the abundance of private parking (almost always
free to use) creates a circular process in which more vehicle access creates a perceived demand for more parking,
and more parking further reduces the feasibility of other modes of travel creating more drivers and more parking
demand. As this spreads from project to project and across entire communities, the private automobile becomes

the only viable mode of transportation.




WHAT COMMUNITIES ARE DOING THIS?

Many communities in Michigan have mixed-use development (historical and new). Highlighted below are just a
few for their regulations, incentives and new development.

City of Birmingham — Adopted form based code

Cannon Township — Town Square (mixed use development)

Canton Township -- Cherry Hill Village (mixed residential development)

City of Marquette — Adopted form based code

Meridian Township/Village of Okemos’s tax Increment finance authority -- offers development grants

City of Mt. Pleasant’s central business district-tax increment finance authority -- offers a grant program to offset
the cost of fire suppression (a major cost associated with mixed-use development).

City of Rochester Hills — City Walk (mixed use development)

City of Traverse City -- The Village at Grand Traverse Commons (mixed use development)

the community. This efficiency results from less land
area being devoted to inactive uses, like parking,
landscaped buffers and other common single-use
development amenities. In turn, your community
can accommodate significantly more employment,
residents and vitality without utilizing undeveloped
land. Many communities value the natural and
agricultural resources which surround them. Mixed-
use development preserves those resources.

Mixed-use development also promotes efficient use
of public utilities. Because mixed-use development
concentrates more activity in a smaller area, it can

be serviced by public infrastructure more efficiently
than single uses. For instance, a 300-foot block in

a traditional downtown might house over a dozen
businesses and dozens of apartments, all being
serviced by approximately the same distance of street,
sidewalk and underground pipe. Conversely, it is
common for a single big box retailer to be located
about 300 feet from the street. In the first instance,
your public utility system is supported through the tax
dollars and user fees of many customers, whereas the
second scenario has only one supporting entity. When
it comes time to maintain, improve or replace those
systems the extra revenue brought by the efficiency of
mixed-use development will be beneficial.

Mixed-use development is typically more energy

efficient than single-use development since there
are fewer exposed walls or ceilings through which
heat or air conditioning can escape. Combined with
less auto use by customers or residents, mixed-use
development generally has a lower carbon footprint
than comparable single use development.

More walking and biking create physical and mental
health benefits by building opportunities for physical
activity into the fabric of your community. Walkable,
mixed-use districts are more accessible to children,
the elderly, individuals with disabilities and any
person for whom driving is not a practical mode of
transport.

They also introduce housing diversity into a
community. This may help your community retain its
young people into adulthood, provide older residents
options for downsizing and create opportunities in
residential neighborhoods for young families with
children.

Mixed-use development benefits its owners by
providing diversified income streams. This can help to
offset slumps in either the residential or commercial
rental market and provide consistent income to the
owner. In addition, mixed-use development is more
flexible. A mixed-use building has many different uses
over its lifespan. Conversely, single use buildings



are less frequently adapted to new uses. Mixed-use
buildings are often built for a much longer lifespan, so
adaptive reuse makes financial sense.

How can your community encourage

mixed-use development?

Decades with little mixed-use development have
left communities with fewer developers and lenders
who understand and are comfortable undertaking a
mixed-use project. This is particularly challenging
since mixed-use development usually involves
additional regulatory complications that single-use
development does not. These complications can
include discretionary approval processes, variances,
fire and building code requirements, all of which
require additional developer and lender risk tolerance
and sophistication. However, there are many tactics
your community can utilize to promote mixed-use
development.

Remove regulatory barriers

Review your community’s ordinances and policies to
see if they are supportive of mixed-use development.
In many communities, mixed-use development is
permitted in very limited geographic areas (typically a
downtown). Most of your community is likely zoned
in single use districts such as residential, office, and
commercial districts. There may be opportunities
within these districts to introduce flexibility by
adjusting the list of permitted uses and explicitly
permitting a mix of uses. Some questions to answer
include:

1. What districts (if any) permit a mix of uses?

Williamston, Michigan
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2. Are these allowances as expansive as they could
be?

3. Are there additional districts where mixed-use
development could be permitted?

Next, review your dimensional standards. If you are
not seeing mixed-use development, chances are one
or more of these dimensional standards is inconsistent
with the needs of mixed-use development. Some
questions to answer include:

1. Do any districts permit zero-or-minimal setback
development?

2. Do any districts permit multi-story development,
and if so, what are the height limitations of such
development?

3. Do you have minimum lot width, depth or area
standards? Do those standards mandate excessive
land area that would not be necessary to support
mixed-use development?

Third, check your parking regulations. Parking
requirements are a regulatory barrier—see Sidebar.
Some questions to answer include:

1. Are your minimum parking requirements based on
average need or peak need?

2. Are mixed-use developments required to provide a
minimum quantity of parking for each use?

3. Is there flexibility to reduce minimum parking
requirements based upon mixed-use development
or shared parking agreements?

4. Are there areas of your community where public
parking is available, and does your ordinance
allow for that public parking to reduce or eliminate
private parking requirements?




5. Are any areas designated as parking exempt?

Fourth, examine how your code approaches mixed-

use development approvals. If mixed-use development

is desired, make it easy! A predictable, straightforward
and transparent approval process will reduce the time
and cost of development. Some questions to answer
include:

1. Are mixed-use developments subject to
discretionary review processes such as a special
land use permit?

2. Is mixed-use development only possible via a
rezoning or under a Planned Unit Development
ordinance?

Finally, consider whether your community should
consider a new approach to zoning. Most Michigan
communities are regulated by use-based zoning
ordinances that are not designed to promote mixed-
use development. Some communities have begun
looking to other regulatory approaches such as
form-based zoning in all or part of their community.
Form-based zoning ordinances emphasize building
form (such as building placement, height and facade
design) instead of use, and encourage and promote
mixed-use development. Some communities find that
a hybrid approach is best for their local needs.

Put the right infrastructure in place

Mixed-use development supports and is supported by
walkability. Therefore, your community must ensure

that the right elements are in place to support mixed-

use development in the places you want to see it.

This starts with your pedestrian infrastructure.
Require sidewalks to be constructed along public
streets as part of the municipality’s capital planning
process as well as part of private site development,
and ensure that sidewalks are designed to support the
adjacent land uses: sidewalks should be wide enough
to accommodate abundant foot traffic in mixed-use
areas. Street trees, benches, trashcans and lighting are

examples of sidewalk amenities that the public and
private sector can contribute to improve the pedestrian
environment and support mixed-use development.

Review street design specifications and the condition
of your roadway network. Standards prioritizing
travel speed and traffic flow over business access and
user safety will not support or encourage mixed-use
development. Consider strategies such as adopting

a complete streets ordinance or conducting a street
safety audit to identify ways to increase safety for

all users. Safer streets are a necessary element of
successful mixed-use development.

In communities with public transit, mixed-use
development and transit can be mutually supportive.
Mixed-use development provides a destination

for transit users where multiple destination points
can be reached on foot. Car share systems and
micromobility solutions, such as bike and scooter
rental, further reduce auto use associated with mixed-
use developments and are themselves supported by
mixed-use developments.

Consider incentives

Tax-increment finance districts can be used to

create public infrastructure supportive of mixed-use
development or bring financial support to mixed-use
projects. Brownfield financing can be used to reduce
costs associated with redeveloping contaminated,
functionally obsolete, blighted or historic properties.
Other available incentives like OPRAs (Obsolete
Property Reinvestment Act) and NEZs (Neighborhood
Enterprise Zones) can provide tax abatements to
qualified development. A variety of other state and
federal incentives, such as historic tax credits and
Opportunity Zones, can also be utilized to make a
mixed-use project financially feasible.
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August 28, 2023
Project No.: 21-0449

Mr. Lindsay Bell Senior Planner

City of Novi Community Development
45175 West Ten Mile Road

Novi, Michigan 48375

RE: Station Flats JSP23-02

Dear Ms. Bell:

Based upon the comments in the review letter of August 16, 2023, please note following response
regarding the comments:

Infrastructure and Facade:

Engineering

The comments noted in the review letter will be incorporated into the final site plan submittal.

Traffic Engineering Review/Traffic Study

The comments noted in the review letter will be incorporated into the final site plan submittal.
Facade

The applicant would like to discuss this item with the Planning Commission at the schedule meeting.
Fire

The comments noted in the review letter will be incorporated into the final site plan submittal.

Nature Features & Easements:

Wetland
The quantity of buffer impact is denoted on sheet C-1.4 (“Buffer Impact Plan”) which is 223 square yards.

Landscape and Woodlands

The applicant is aware of the issue with the buffering along the north side of the development adjacent to
Sam’s Club. We have worked extensively with the City’s Landscape Architect to improve the screening in

AUBURN HILLS, MI BRIGHTON, MI DETROIT, Mi LANSING, MI WASHINGTON, MI HOUSTON, TX
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this area of the site. Due to the lack of space, we cannot meet the City of Novi’'s Zoning Ordinance
Requirements for Buffering. It is for this reason that a deviation is being requested.

The information regarding the existing tree is denoted in a table on sheet T-1.1

Review Concerns:

Consent Judgment & Zoning

The applicant is aware that the consent judgment needs to be amended.

As stated above, the applicant is aware of the issue with the buffering along the north side of the
development adjacent to Sam’s Club. We have worked extensively with the City’s Landscape Architect to
improve the screening in this area of the site. Due to the lack of space, we cannot meet the City of Novi's
Zoning Ordinance Requirements for Buffering. It is for this reason that a deviation is being requested.

Lighting & Photometric Plan

The plan is to have the photometric plan meet the City of Novi's Zoning Ordinance Requirements. The
comments noted in the review letter will be incorporated into the final site plan submittal.

Tree Replacements

The discrepancy noted in the review comments will be revised as a part of the final site plan submittal.

Open Space

The proposed development will not reduce the amount of overall open space for the Novi Promenade
Development.

Ordinance Deviations:

No comment.

No comment.

No comment.

No comment.

No comment.

No comment.

No comment.

The applicant will continue to work with Staff to determine if a northerly pathway connection to
Wixom Road is achievable. If it is mutually determined that it is not achievable, the applicant
would like to request a waiver.

9. No comment.

PN RWN =

If you should have any questions, please feel free to contact this office.
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Sincerely,
PEA Group

James P. Butler, PE
Principal/Project Executive

August 28, 2023
Page 3
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Engineers | Architects | Scientists | Constructors 248.324.2090 | fishbeck.com

Memo

TO: Michael Parks — Cypress Partners

FROM: Jeffery Morden, PE, PTOE
Michael Labadie, PE

DATE:  June 19, 2023 PROJECT NO.: 220791

RE: Station Flats — Trip Generation Comparison and Parking Generation

Fishbeck has completed additional traffic engineering services as a result of comments received from the City of
Novi (City) on the Station Flats multifamily housing development located in the City, Oakland County, Michigan.
The additional analysis will compare the trip generation potential of the proposed site to the trip generation
potential of a site if it were developed as currently zoned. Additionally, a parking analysis will be completed.

Trip Generation Comparison

The analysis was completed using the information and methodologies specified in the latest version of the
Institute of Transportation Engineers (ITE) Trip Generation, 11th Edition. Trips were forecasted for the typical
weekday, morning, and afternoon peak hours of adjacent street traffic, which normally fall between 7 to 9 a.m.
and 4 to 6 p.m. Additionally, trips were forecasted for the morning and afternoon peak hours for the proposed
development (generator), which can vary from the peak hours of the adjacent roadway.

A portion of the site-generated trips are anticipated to be “pass-by” in nature, meaning they already exist on the
adjacent road network and are interrupted to visit the site. According to ITE methodology, new trips are assumed to
return to their direction of origin whereas pass-by trips continue in their original direction of travel. The ITE Trip
Generation Manual was used to calculate what percentage of the trips would be pass-by trips, meaning they are
vehicles already on the network that would access the development and are not additional trips added to the network.
For Land Use Code (LUC) 821: Shopping Plaza (40-150k), the pass-by rate is 40 percent for the p.m. peak.

The proposed residential development consists of 158 dwelling units (DU) of multifamily housing (mid-rise). Trips
were forecasted using LUC 221: Multifamily Housing (Mid-Rise). The proposed site if it were developed as
currently zoned, would be 100,000 square feet (sft) of retail. Trips were forecasted using LUC 821: Shopping Plaza
(40-150k). Table 1 —Trip Generation Comparison presents the resulting trip generation forecast for the proposed
development and the proposed development as it is currently zoned and a comparison between the two
developments. The trip generation comparison calculations are attached to this memorandum.
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Table 1 —Trip Generation Comparison

Weelfday, Peak hour of.the Weelfday, Peak hour of'the Weekday, a.m. Peak | Weekday, p.m. Peak
) Adjacent Street Traffic Adjacent Street Traffic
ITE Land Use LUC Units (79 a.m.) (4-6 p.m.) hour of Generator | hour of Generator |Weekday
In Out Total In Out Total In Out |Total| In Out | Total
Proposed Development as Currently Zoned
(S;g_ Fi':'gkg) Plaza 821 |100,00 sft | 219 | 134 353 | 425 | 461 | 886 | 367 | 339 | 706 | 476 | 496 | 972 | 9,449
Pass-By Rates, LUC 821: 40% p.m. - - - 170 184 354 - - - 190 | 198 | 388 -
Total New Trips| 219 134 353 255 277 532 367 339 | 706 | 286 | 298 | 584 -
Proposed Development
Multifamily Housing | 51 | 155 py | 13 45 58 38 24 62 | 15 | 41 | 56 | 40 | 26 | 66 | 707
(Mid-Rise)
Total New Trips| 13 45 58 38 24 62 15 41 56 40 26 66 707
Differential in Total Trip Generation| -206 -89 -295 -387 -437 -824 | -352 | -298 | -650 | -436 | -470 | -906 | -8,742
Differential New Trip Generation - - - -217 -253 -470 - - - | -246 | -272 | -518 -
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In review of Table 1, the proposed development would generate 295, 824, 650, and 906 less trips than the
proposed development as currently zoned in the weekday a.m. peak hour of adjacent street, p.m. peak hour of
adjacent street, a.m. peak hour of generator, and p.m. peak hour of generator, respectively for driveway trips.
The proposed development would generate 470 and 518 less trips than the proposed development as currently
zoned in the weekday p.m. peak hour of adjacent street and p.m. peak hour of generator, respectively for new
trips. The proposed development would generate 8,742 less trips than the proposed development as currently
zoned in the weekday for driveway trips.

Parking Generation

The analysis was completed using the information and methodologies specified in the latest version of the ITE
Parking Generation Manual, 5th Edition. Parking was forecasted for the typical weekday (Monday through Friday).
Table 2 — Parking Generation for Proposed Development presents resulting parking generation for the proposed
development. The parking generation calculations are attached to this memorandum.

Table 2 — Parking Generation for Proposed Development
ITE Land Use LUC Units Weekday

Multifamily Housing (Mid-Rise) 221 | 158 DU 203 Parking Space Demand
20% surplus addition| 244 Parking Space Supply

ITE Parking Generation Manual results in a weekday parking supply of 203 parking spaces. Generally, a parking
facility is perceived as “full” at somewhat less than its actual capacity, generally in the range of 85% thru 95%
occupancy. Adding a 20% surplus to the ITE parking demand results in 244 parking space supply. According to the
site plan, there are 246 parking spaces provided at Station Flats; therefore, enough parking spaces have been
provided to meet the ITE forecasted supply.

Table 3 — Parking Generation Comparison presents a parking supply comparison of the proposed development as
currently zoned and the proposed development.

Table 3 — Parking Generation Comparison
ITE Land Use LUC Units Weekday
Shopping Center 820 |100,000 sft | 299 Parking Space Supply”
Multifamily Housing (Mid-Rise) 221 158 DU | 244 Parking Space Supply®
Difference| -55 Parking Space Supply

*Includes 20% surplus

For LUC 820: Shopping Center, the time period weekday encompasses Monday through Thursday, while LUC 221:
Multifamily Housing (Mid-Rise) encompasses Monday through Friday. The proposed development has 55 less
parking supply spaces than the proposed development as currently zoned.

The site plan is attached to this memorandum.

If additional information is necessary or if you have any questions, please contact me at 734.888.8656 or
imorden@fishbeck.com.

Attachments
Attachment 1 —ITE Trip Generation Comparison Calculations
Attachment 2 — ITE Parking Generation Comparison Calculations
Attachment 3 —Site Plan

By email
Copy: Alyssa Wambold, PE, PTOE — Fishbeck
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Attachment 1

ITE Trip Generation Calculations



Trip Generation - Weekday Summary

ITE Trip Generation Rates - Weekday

ITE Code ITE Rate Description Unit Amount R2 Rate Pass-by # of Studies Notes
ITE 22 Multifamily Housing (Mid-Rise) buU 158
AM T=0.44(X)-11.61 58 37 0% 30 Use fitted curve
PM T= X)+0.3 62 39 0% 31 Use fitted curve
AM, Generator 5.84 56 35 0% 23 Use fitted curve
PM, Generator 5.5 66 39 0% 22 Use fitted curve
Weekday 46.4¢ 707 0.93 4.45 0% 11 Use fitted curve
AM PM AM, Generator PM, Generator Weekday
Ingress Egress Total Ingress Egress Total Ingress Egress Total Ingress Egress Total Ingress Egress Total
Directional Distribution 23% 77% 100% 61% 39% 100% 26% 74% 100% 60% 40% 100% 5 50% 100%
Volume Distribution 13 45 58 38 24 62 15 41 56 40 26 66 354 353 707
ITE Code ITE Rate Description Unit Amount R2 Rate Pass-by # of Studies Notes
821 Shopping Plaza (40-150k) SFT 100,000
AM Vo Equation 353 0% 16 Use Average Rate
PM T=7.67(X)+118.86 886 62 40% 51 Use fitted curve
AM, Generator No Equation 706 0% 8 Use Average Rate
PM, Generator No Equatior 972 40% 10 Use Average Rate
Weekday =76.96 (X) +1412 9,449 0.5 0% 17 Use Average Rate, R2<0.75
AM PM AM, Generator PM, Generator Weekday
Ingress Egress Total Ingress Egress Total Ingress Egress Total Ingress Egress Total Ingress Egress Total
Directional Distribution 62% 38% 100% 48% 52% 100% 52% 48% 100% 49 51% 100% 5 50% 100%
Volume Distribution 219 134 353 425 461 886 367 339 706 476 496 972 4725 4724 9449
Trip Generation - COMPARISON OF ZONED RETAIL PLAZA AND PROPOSED MULTIFAMILY HOUSING (MID-RISE)
AM PM AM, Generator PM, Generator Weekday
ZONED RETAIL PLAZA Total Trips| 219 | 134 353 425 | 461 | 886 367 | 339 | 706 476 49 | 972 4725 | 4724 | 9449
Pass-by 0 0 0 170 184 354 0 0 0 190 198 388 0 0 0
New Trips 219 134 353 255 277 532 367 339 706 286 298 584 4725 4724 9449
PROPOSED MULTIFAMILY HOUSING (MID-RISE) Total Trips[ 13 | 45 58 38 | 24 | 62 15 [ 4 [ 56 20 | 26 | 66 354 353 707
A Driveway Trip Potential -206 -89 -295 -387 -437 -824 -352 -298 -650 -436 -470 -906 -4,371 -4,371 -8,742
A NewTrip Potential -217 -253 -470 -246 -272 -518
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Multifamily Housing (Mid-Rise)
Not Close to Rail Transit (221)

Vehicle Trip Ends vs: Dwelling Units
On a: Weekday,
Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.
Setting/Location: General Urban/Suburban

Number of Studies: 30

Avg. Num. of Dwelling Units: 173
Directional Distribution: 23% entering, 77% exiting

Vehicle Trip Generation per Dwelling Unit
Average Rate Range of Rates Standard Deviation
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Multifamily Housing (Mid-Rise)
Not Close to Rail Transit (221)

Vehicle Trip Ends vs: Dwelling Units
On a: Weekday,
Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.
Setting/Location: General Urban/Suburban

Number of Studies: 31
Avg. Num. of Dwelling Units: 169
Directional Distribution: 61% entering, 39% exiting

Vehicle Trip Generation per Dwelling Unit
Average Rate Range of Rates Standard Deviation

0.39 0.19-0.57 0.08
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Multifamily Housing (Mid-Rise)
Not Close to Rail Transit (221)

Vehicle Trip Ends vs: Dwelling Units
On a: Weekday

Setting/Location: General Urban/Suburban

Number of Studies: 11

Avg. Num. of Dwelling Units: 201
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per Dwelling Unit
Average Rate Range of Rates Standard Deviation
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Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.
General Urban/Suburban

16

86
62% entering, 38% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GLA

Average Rate Range of Rates Standard Deviation

3.53 1.88 -6.62 1.17

Data Plot and Equation
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X Study Site

Fitted Curve Equation: Not Given

1
100
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X'=1000 Sq. Ft. GLA

Average Rate

R2= *¥*

Trip Gen Manual, 11th Edition
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6/19/23, 9:07 AM itetripgen.org/query/PrintGraph2?code=821&ivlabel=TQGFQ&timeperiod=TPSIDE&x=100&edition=685&locationCode=General U...

Shopping Plaza (40-150k) - Supermarket - Yes
(821)

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA
On a: Weekday,
Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.
Setting/Location: General Urban/Suburban

Number of Studies: 51
Avg. 1000 Sq. Ft. GLA: 87
Directional Distribution: 48% entering, 52% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GLA

Average Rate Range of Rates Standard Deviation

9.03 5.35-16.45 2.37

Data Plot and Equation

X
1,500 X
(7] b A X §
2 X X
im|
= X X
= 1,000 % ¥
0 . _.%03 X X X
C 886
X Xx
X X X
X % X %
X XX X
X X % wX
500
X
x X
X X b4
X
5 X
0 100
0 50 100 150 200
X'=1000 Sq. Ft. GLA
X Study Site —  Fitted Curve Average Rate
Fitted Curve Equation: T = 7.67(X) + 118.86 R?=0.62
Trip Gen Manual, 11th Edition e |nstitute of Transportation Engineers
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6/19/23, 9:07 AM itetripgen.org/query/PrintGraph2?code=821&ivlabel=TQGFQ&timeperiod=TAGEN&x=100&edition=685&locationCode=General Ur...

Shopping Plaza (40-150k) - Supermarket - Yes
(821)

Vehicle Trip Ends vs:
On a:

Setting/Location:
Number of Studies:

Avg. 1000 Sq. Ft. GLA:
Directional Distribution:

1000 Sq. Ft. GLA
Weekday,
AM Peak Hour of Generator

General Urban/Suburban
8

94

52% entering, 48% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GLA
Average Rate Range of Rates Standard Deviation

7.06 4.57 -12.40 2.69

Data Plot and Equation

1,000

800

Trip Ends

600

T=
X

400

200

X Study Site

Fitted Curve Equation: Not Given

1
100
100 150 200

X'=1000 Sq. Ft. GLA

Average Rate

R2= *¥*

Trip Gen Manual, 11th Edition

https://www.itetripgen.org/printGraph

e |nstitute of Transportation Engineers
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6/19/23, 9:06 AM itetripgen.org/query/PrintGraph2?code=821&ivlabel=TQGF Q&timeperiod=TPGEN&x=100&edition=685&locationCode=General Ur...

Shopping Plaza (40-150k) - Supermarket - Yes
(821)

Vehicle Trip Ends vs:
On a:

Setting/Location:

Number of Studies:
Avg. 1000 Sq. Ft. GLA:
Directional Distribution:

1000 Sq. Ft. GLA
Weekday,
PM Peak Hour of Generator

General Urban/Suburban
10
86
49% entering, 51% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GLA

Average Rate Range of Rates Standard Deviation

9.72 6.44 - 22.43 4.67

Data Plot and Equation

X
1,500
(2]
el
C
w
2
g 1000 _ 972 _ _ __________________
1
'_
X
X
500
X
X
X
00 50
X Study Site
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6/19/23, 9:08 AM itetripgen.org/query/PrintGraph2?code=821&ivlabel=TQGF Q&timeperiod=AWDVTE&x=100&edition=685&locationCode=General ...

Shopping Plaza (40-150k) - Supermarket - Yes
(821)

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA
On a: Weekday

Setting/Location: General Urban/Suburban

Number of Studies: 17
Avg. 1000 Sq. Ft. GLA: 81
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GLA

Average Rate Range of Rates Standard Deviation

94.49 57.86 - 175.32 26.55

Data Plot and Equation
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X Study Site —  Fitted Curve Average Rate
Fitted Curve Equation: T = 76.96(X) + 1412.79 R?= 0.50
Trip Gen Manual, 11th Edition e |nstitute of Transportation Engineers
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Attachment 2

ITE Parking Generation Calculations



Parking Generation - Weekday Summary

ITE Code

Weekday (M-F)

ITE Code

Weekday (M - Th)

ITE Parking Generation Rates - Weekday

ITE Rate Description Unit Amount R2 Rate # of Studies Notes
203 0.97 131 73 Use fitted curve
244

ITE Rate Description Unit Amount R2 Rate # of Studies Notes
249 0.97 1.95 46 Use fitted curve

299




6/16/23, 11:10 AM

Multifamily Housing (Mid-Rise)
(221)

Peak Period Parking Demand vs:
On a:

Setting/Location:

Peak Period of Parking Demand:
Number of Studies:

Avg. Num. of Dwelling Units:

Dwelling Units

Weekday (Monday - Friday)

General Urban/Suburban (no nearby rail transit)
10:00 p.m. - 5:00 a.m.

73

261

Peak Period Parking Demand per Dwelling Unit

33rd / 85th 95% Confidence Standard Deviation
Average Rate Range of Rates Percentile Interval (Coeff. of Variation)
1.31 0.75-2.03 113 / 1.47 1.26 - 1.36 0.22 (17%)
Data Plot and Equation
X
1,500 X
X
X
3
°
&
> 1,000
he}
2
g X D
o X %
X
X x
500 X X X x
X Kx
XX
207 xﬂég X
203 X
0 158
0 200 400 600 800 1,000 1,200
X = Number of Dwelling Units
X Study Site Fitted Curve Average Rate
Fitted Curve Equation: P = 1.34(X) - 8.73 R?=0.97

Parking Generation Manual, 5th Edition e Institute of Transportation Engineers

https://iteparkgen.org/PrintGraph.htm?code=221&ivlabel=UNITS221&timeperiod=OAFME&x=158&edition=416&locationCode=General Urban/Suburb...
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6/19/23, 8:56 AM iteparkgen.org/PrintGraph.htm?code=820&ivlabel=TQGFQ&timeperiod=YAOAA&x=100&edition=416&locationCode=General Urb...

Shopping Center - Non-December
(820)

Peak Period Parking Demand vs:
On a:

Setting/Location:

Peak Period of Parking Demand:
Number of Studies:

Avg. 1000 Sq. Ft. GLA:

1000 Sq. Ft. GLA

Weekday (Monday - Thursday)
General Urban/Suburban
12:00 - 6:00 p.m.

46

218

Peak Period Parking Demand per 1000 Sq. Ft. GLA

33rd / 85th 95% Confidence Standard Deviation
Average Rate Range of Rates Percentile Interval (Coeff. of Variation)
1.95 1.27 - 7.98 1.99 / 3.68 1.73-2.17 0.75 (38%)
Data Plot and Equation
5,000
X

4,000
8
% 3,000
>
he}
g
S
o
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& 2000
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X
1,000 X
»«X X
X
0 00
0 1,000 2,000 3,000
X =1000 Sq. Ft. GLA
X Study Site Fitted Curve Average Rate
Fitted Curve Equation: P = 1.49(X) + 100.32 R?=0.97

Parking Generation Manual, 5th Edition e Institute of Transportation Engineers
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Attachment 3

Site Plan



STATION FLATS

CYPRESS ] KRIEGER KLATT
PARTNERS Novi Mli ARCHITECTS
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CYPRESS
PARTNERS

NET SITE ACREAGE - 8.04 NET SITE AREA

| UNIT MIX
APARTMENT COMPLEX TOTAL
Live/Work STUDIO ] BEDROOM | 2 BEDROOM 3 BEDROOM
(varies) (~ 500 SF) (~ 720 SF) (~ 1,400 SF) (~ 1,600 SF)
FIRST FLOOR 8 6 13 12 0 39
SECOND FLOOR 0 6 18 15 0 39
THIRD FLOOR 0 7 18 16 0 4]
FOURTH FLOOR 0 5 18 14 9 39
TOTAL PER UNIT TYPE 8 24 67 57 2 158
RATIO 5.1% 15.2% 42 .4% 36.1% 1.2% 100%
158
TOTAL
PARKING COUNT
APARTMENT COMPLEX | LIVE/WORK STUDIO | BEDROOM | 2 BEDROOM 3 BEDROOM
8 UNITS 24 UNITS 67 UNITS 57 UNITS 2 UNITS TOTAL
REQ'D PER ZONING 16 48 134 114 5 317
REQ'D PER ITE STANDARDS 12 37 102 864 3 240
PROVIDED 246
RATIO 1.56
DEFICIENT/EXCESS +6
/ONING REQUIRES TWO SPACES PER 2 OR LESS BEDROOM UNITS & 2.5 SPACES FOR 3 BEDROOM OR MORE UNITS.
ITE STANDARDS REQUIRE 1.5139 SPACES PER UNIT.
NOTE: 74 SPACES IN STANDALONE SURFACE LOT
STATION FLATS -
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CORRESPONDENCE




CITY OF NOVI

RESPONSE FORM

STATION FLATS JSP23-02 FOR PLANNING COMMISSION’S RECOMMENDATION TO CITY COUNCIL FOR
A REQUEST TO AMEND A CONSENT JUDGMENT TO ALLOW FOR A HIGH-DENSITY, MID-RISE,
MULTIPLE-FAMILY USE (RM-2 DISTRICT)

You are invited to attend the public hearing on September 13, 2023 and voice your support or
objection.

Participants may also choose to submit comments that can be read into the record if they are unable
to attend. To submit a written reply, you may use this form to reply by mail, email, or fax. Returning this
form by mail, email, or fax has as much validity as verbal comments. Signed comments will be added
to the record of the meeting. Unsigned or anonymous comments WILL NOT be considered. Written
comments must be received by 4:00 PM on the day of the meeting.

Return via email: dshanghan@citvofnovi.org

Return via mail or fax: Community Development Department
45175 Ten Mile Road, Novi, Michigan 48375
248-347-0475 (Main) 248-735-5633 (Fax)

lnformoﬁon regording the projecf will be available the Saturday prior to the meeting date at:

[ - - AR iN0 &
hitos:/ vy .citvoinovi.ora/Agendas-Minutes/Planning-Commission/2023.0s0x.

Plans are available for viewing during the City's regular business hours, Monday thru Friday, 8:00 AM to
5:00 PM, at the Community Development Department, or by contacting cmcoeth@citveinovi.org.

[ ] 1supporr OBJECT

TO THE ABOVE REQUEST FOR THE FOLLOWING REASONS:

J, W»lﬁic dn foam AO&W/ wh /hﬂjﬁgjxc

L)Y

SIGNATURE: %/ |
PRINTNAME: __ T374 T 4140 Shu
ApDRESs: 40952 W ad pqﬂ Hoaced — Mdpi Ml 4857 o

***IN ACCORDANCE WITH MCL 125.3103, THE MANAGER OR OWNER OF A SINGLE STRUCTURE CONTAINING MORE THAN 4
DWELLING UNITS OR OTHER DISTINCT SPATIAL AREAS OWNED OR LEASED BY DIFFERENT PERSONS, IS HEREBY REQUESTED TO POST
THE NOTICE AT A PRIMARY ENTRANCE TO THE STRUCTURE(S).***




INo v~ wN e

CITY OF NOVI

CI1Y OF

RESPONSE FORM

STATION FLATS JSP23-02 FOR PLANNING COMMISSION'S RECOMMENDA}TON TOCITY COUNCIL FOR
A REQUEST TO AMEND A CONSENT JUDGMENT TO ALLOW FOR A HIGH-DENSITY, MID-RISE,
MULTIPLE-FAMILY USE (RM-2 DISTRICT)

You are invited to attend the public hearing on September 13, 2023 and voice your support or
objection.

Participants may also choose to submit comments tHat can be read into the record if they are unable
to attend. To submit a written reply, you may use this form to reply by mail, email, or fax. Returning this
form by mail, email, or fox has as much validity as verbal comments. Signed comments will be added
to the record of the meeting. Unsigned or anonymous comments WILL NOT be considered. Written
comments must be received by 4:00 PM on the day of the meeting.

Return via email: dshanahan@citvofnovi.org

Return via mail or fax: Community Development Department
45175 Ten Mile Road, Novi, Michigan 48375
248-347-0475 {Main) 248-735-5633 (Fax)

-

Information regarding the project will be available the Saturday priér to the meeting dafe ai:
https://www.cityofnovi.org/Agendas-Minutes/Planning-Commission/2023.aspox.

Plans are available for viewing during the City's regular business hours, Monday thru Friday, 8:00 AM to
5:00 PM, at the Community Development Department, or by confacting brncbeth@cityofnovi.org.

Logan D. Mays
48614 Windfall Road

[ 1 1 suppoRrT | OBJECT |, (Novi,mi

TO THE ABOVE REQUEST FOR THE FOLLOWING REASONS:

Deviations. This project has way too many so then this project does NOT belong in Novi.

Safety. Elementary, Middle, and Catholic Central schools all less than ¥ mile away. Issues exist TODAY on Wixom Rd.
Traffic. There is too much traffic today. Gridlock occurs between Grand River and Target in left turn lane today.

Novi Master Plan. The proposed use is not consistent with the City’s plan for land use and should be denied.

Size. 4-story and 368 feet has already been recommended for denial and should be denied.

Garbage. Dumpster garbage plan would invite rodents and pests, their diseases, odors, noise and poor appearance.
Community cohesiveness & density. This density of housing does not fit within the current community.

SIGNATURE:%’”' Al() 5o /L%\

7 , ‘

PRINTNAME, © L O GAN" D. St~ <

aooress: /G /7 W InopaL EO. No/ T, MT. Y837 ;/
N ACCORDANCE WITH MCL 125.3103, THE MANAGER OR OWNER OF A SINGLE STRUCTURE CONTAINING MORE THAN 4

DWELLING UNITS OR OTHER DISTINCT SPATIAL AREAS OWNED OR LEASED BY DIFFERENT PERSONS, IS HEREBY REQUESTED TO POST
THE NOTICE AT A PRIMARY ENTRANCE TO THE STRUCTURE(S).***




[l‘l CITY OF NOVI RECEIVED

RESPONSE FORM AUG 25 2023

| CITY OF NOVI
”'[')" | COMMUNITY DEVELOPMENT

.

STATION FLATS JSP23-02 FOR PLANNING COMMISSION’S RECOMMENDATION TO CITY COUNCIL FOR
A REQUEST TO AMEND A CONSENT JUDGMENT TO ALLOW FOR A HIGH-DENSITY, MID-RISE,
MULTIPLE-FAMILY USE (RM-2 DISTRICT)

You are invited to attend the public hearing on September 13, 2023 and voice your support or
objection.

Participants may also choose to submit comments that can be read into the record if they are unable
to attend. To submit a written reply, you may use this form to reply by mail, email, or fax. Returning this
form by mail, email, or fax has as much validity as verbal comments. Signed comments will be added
to the record of the meeting. Unsigned or anonymous comments WILL NOT be considered. Written
comments must be received by 4:00 PM on the day of the meeting.

Return via email: dshanahan@cityofnovi.org

Return via mail or fax: Community Development Department
45175 Ten Mile Road, Novi, Michigan 48375
248-347-0475 (Main) 248-735-5633 (Fax)

Information regarding the project will be available the Saturday prior to the meeting date at:
https://www.cityofnovi.org/Agendas-Minutes/Planning-Commission/2023.aspx.

Plans are available for viewing during the City's regular business hours, Monday thru Friday, 8:00 AM to
5:00 PM, at the Community Development Department, or by contacting bmcbeth@cityofnovi.org.

[ ] 1supporT X osseer

TO THE ABOVE REQUEST FOR THE FOLLOWING REASONS:

SIGNATURE: 1 . Nowon
PRINT NAME: Sauvndrs N\onsen

ADDREsS: L€ =1 W) 'n 05 A Ra-

*+*IN ACCORDANCE WITH MCL 125.3103, THE MANAGER OR OWNER OF A SINGLE STRUCTURE CONTAINING MORE THAN 4
DWELLING UNITS OR OTHER DISTINCT SPATIAL AREAS OWNED OR LEASED BY DIFFERENT PERSONS, IS HEREBY REQUESTED TO POST
THE NOTICE AT A PRIMARY ENTRANCE TO THE STRUCTURE(S).***




[oINAANel CITY OF NOVI

RESPONSE FORM

STATION FLATS JSP23-02 FOR PLANNING COMMISSION’S RECOMMENDATION TO CITY COUNCIL FOR
A REQUEST TO AMEND A CONSENT JUDGMENT TO ALLOW FOR A HIGH-DENSITY, MID-RISE,
MULTIPLE-FAMILY USE (RM-2 DISTRICT)

You are invited to attend the public hearing on September 13, 2023 and voice your support or
objection.

Participants may also choose to submit comments that can be read into the record if they are unable
to attend. To submit a written reply, you may use this form to reply by mail, email, or fax. Returning this
form by mail, email, or fax has as much validity as verbal comments. Signed comments will be added
to the record of the meeting. Unsigned or anonymous comments WILL NOT be considered. Written
comments must be received by 4:00 PM on the day of the meeting.

Return via email: dshanahan@cityofnovi.org

Return via mail or fax: Community Development Department
45175 Ten Mile Road, Novi, Michigan 48375
248-347-0475 (Main) 248-735-5633 (Fax)

Information regarding the project will be available the Saturday prior to the meeting date at:
https://www.cityofnovi.org/Agendas-Minutes/Planning-Commission/2023.4dspx.

Plans are available for viewing during the City’s regular business hours, Monday thru Friday, 8:00 AM fo
5:00 PM, at the Community Development Department, or by contacting bmcbeth@cityofnovi.org.

[] 1support ﬂZI/OBJECT

TO THE ABOVE REQUEST FOR THE FOLLOWING REASONS:
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SIGNATURE: ) e L
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PRINTNAME: (Vin /) 541/1 » | A
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***IN ACCORDANCE WITH MCL 125.3103, THE MANAGER OR OWNER OF A SINGLE STRUCTURE CONTAINING MORE THAN 4
DWELLING UNITS OR OTHER DISTINCT SPATIAL AREAS OWNED OR LEASED BY DIFFERENT PERSONS, IS HEREBY REQUESTED TO POST
THE NOTICE AT A PRIMARY ENTRANCE TO THE STRUCTURE(S).***




CITY OF NOVI

RESPONSE FORM

STATION FLATS JSP23-02 FOR PLANNING COMMISSION’S RECOMMENDATION TO CITY COUNCIL FOR
A REQUEST TO AMEND A CONSENT JUDGMENT TO ALLOW FOR A HIGH-DENSITY, MID-RISE,
MULTIPLE-FAMILY USE (RM-2 DISTRICT)

You are invited to attend the public hearing on September 13, 2023 and voice your support or
objection.

Participants may also choose to submit comments that can be read into the record if they are unable
to attend. To submit a written reply, you may use this form to reply. by mail, email, or fax. Returning-this
form by mail, email, or fax has as much validity as verbal comments. Signed comments will be added
to the record of the meeting. Unsigned or anonymous comments WILL NOT be considered. Written
comments must be received by 4:00 PM on the day of the meeting.

Return via email: dshanahan@cityofnovi.org

Return via mail or fax: Community Development Department
45175 Ten Mile Road, Novi, Michigan 48375
248-347-0475 (Main) 248-735-5633 (Fax)

Information regarding the project will be available the Saturday prior to the meeting date at:
https://www.cityofnovi.org/Agendas-Minutes/Planning-Commission/2023.aspx.

Plans are available for viewing during the City’s regular business hours, Monday thru Friday, 8:00 AM to
5:00 PM, at the Community Development Department, or by contacting bmcbeth@cityofnovi.org.

[ ] 1suppoRT lzl | OBJECT

TO THE ABOVE REQUEST FOR THE FOLLOWING REASONS:
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SIGNATURE: .
PRINT NAME: LIXIN =
ADDRESS: _ 4£€E§ W'M'fv\” R,  Aou, MILFL]Y

***IN ACCORDANCE WITH MCL 125.3103, THE MANAGER OR OWNER OF A SINGLE STRUCTURE CONTAINING MORE THAN 4
DWELLING UNITS OR OTHER DISTINCT SPATIAL AREAS OWNED OR LEASED BY DIFFERENT PERSONS, IS HEREBY REQUESTED TO POST
THE NOTICE AT A PRIMARY ENTRANCE TO THE STRUCTURE(S).***






