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FIRE STATION No. 2 JSP26-17

Consideration at the request of HED | BRW Architects on behalf of City of Novi for Fire Station No.2
JSP26-17 for Preliminary Plan and Stormwater Management Plan review and approval of the
location, character, and extent of the proposed improvements. The subject property is zoned RA
Residential Acreage and is located north of Thirteen Mile Road and east of Novi Road (Section 2).
The City proposes to develop a new fire station on the currently vacant 2.15-acre parcel.

Required Action
Approval of the location, character, and extent of the proposed fire station and related
improvements under the Planning Enabling Act

REVIEW RESULT DATE COMMENTS

Master Plan Amendment proposed to change the
Future Land Use designation from Industrial/Office
Planning Approval 06/12/26 to Public/Quasi Public to reflect the municipal
Recommended ownership of the site

ltems to be addressed at Final Site Plan submittal

Approval

06/08/26 ltems to be addressed at Final Site Plan submittal
Recommended

Engineering

Approval

05/28/26 ltems to be addressed at Final Site Plan submittal
Recommended

Landscape

Approval

Traffic Recommended

06/03/26 ltems to be addressed at Final Site Plan submittal

Approval Not

06/08/26 ltems to be addressed at Final Site Plan submittal
Recommended

Facade

Approval

Fire Recommended

05/27/26 Meets Fire Department standards




MOTION SHEET:

Approval — Preliminary Plan and Stormwater Management Plan

In the matter of Fire Station No. 2 JSP26-17, motion to approve the location, character, and extent
of the proposed Fire Station No. 2 improvements as reflected in the Preliminary Plan and
Stormwater Management Plan based on the following:

1. Pursuant to Section 61 of the Michigan Planning Enabling Act (MCL 125.3861), the finding
of “location, character, and extent” is appropriate;

The project is consistent with the goals, policies, and future land use direction established
in the Master Plan, and fits within the future direction of the community as contemplated
by the Master Plan as detailed in the Planning Review.
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SITE PLAN AND BUILDING ELEVATIONS




5/14/2026 9:35:47 PM

EX —— EX —— EX —— EX —— EX —— EX —— EX —— EX —— EX —— EX —— EX —— EX — EX —— EX — EX — EX—— EX — EX ——EX — EX —— EX — EX—EX —EX—E

SITE LEGEND

PROVIDED: 16%
NUMBER OF EMPLOYEES ON MAXNMUM SHIT. 7
PARKING ACCOMMODATES SHIFT CHANGE
OVERLAP (14 SECURE SPACES)

REFERENCE CIVIL FOR PAVING DIMENSIONS

REFERENCE LANDSCAPE FOR PLANTINGS

FIRE LANE STRIPING

EX——EX | EXISTING FENCING
X —— X | CHAIN-LINK FENCING
0 —— 0 | DECORATIVE METAL PANEL FENCING

PAVING (RE: CIVIL)

CONCRETE PAVING

=3 | screenrence

BUILDING
NEW CONSTRUCTION

EXISTING BUILDING

CONCRETE SIDEWALK

ASPHALT PAVING

LANDSCAPE (RE: LANDSCAPE)

LANDSCAPE PLANTINGS

PATTERN _ DESCRIPTION PATTERN __ DESCRIPTION PATTERN __ DESCRIPTION
ZONING DESIGNATION: RESIDENTIAL ACREAGE (RA) e e | PROPERTYLNE ™77 | bemormion sop

. | |
MAX BUILDING COVERAGE: 25% | Jone sereack L

DECOMPOSED GRANITE

EXISTING TREE TO REMAIN

X EX —— EX —— EX —— EX —— EX —— EX —— EX — EX —— EX —— EX —— EX — EX — EX —— EX —— EX ——EX ——EX EX —EX ——EX—— EX——EX ——EX — EX — EX—EX —EX—EX—

SETBACK

Ki wcowcnemcunawmwnzn

Ecumsm(ke oL,

' WOOD SCREEN &.

i G e d ShSiE ~RE9§J}REM
usHTPoLEANcnx

ETEC'J WPERGITY
7 gus@q 0]

g
CONCRETE MOW STRIP TYP. g

LINE OF ROOF-

OUTDOOR
CVING

WOOD SCREEN &

8 ,‘
CONCRETE MOW STRIP wp/ :

MOTORIZED VEHICULAR GATE-

DECORATIVE METAL GATE—— |1

PARKING ACCESS CONTROL ON

METAL STANCHION AND CONCRETE:
FOOTING \D

SLOPE EASEMENT

B
i
£
B
g
H
Bl
,,,,,,, 8~ o
o 4" PAVEMENT MARKING (DIAGONAL.
B STRIPNG AT 2-0°0.C. TYPICAL)
&
3 ACGESSIBLE PARKING SYMEOL__
| PAVEMENT MARKING
SLOPEEASEMENT _ |

iefrroLE :Nn F«xTuRe o

< CONCRE
it HYURAMT (RE mv‘L 7
lNG&‘
MASOR ! NW i
g EMERGENCY GENERATOR
ELECTRICAL TRANSFO!

20' GROUND SET FLAG POLE

CONCRETE CURB RAMP PER CIT:

REQUIREMENTS PUBLIC

POLE MOUNTED SIGNAGE - ENTRANCE

"RESERVED PARKING VIOLATORS 2BICYCLE
STALLS-

ARE SUBJECT TO FINE ANDIOR
TOWING'

EXISTING POWER POLE

8 WOOD SCREEN &.

INCRETE MOW STRIP TYP.

LIGHT POLE AND FIXTURE ON
CONCRETE B/

EXISTING POWER POLE:

CONCRETE SIDEWALK (RE: CIVIL)
EXISTING CONCRETE SIDEWALK

=t
ACCESSIBLE CONCRETE CURB RAMP.
WITH INTEGRAL COLOR CONCRETE

/AND TACTILE WARNING SURFACE

@p

ARCHITECTURAL SITE PLAN

INTEGRAL COLOR CONCRETE
(COLOR TO BE SELECTED BY
ARCHITECT)

ACCESSIBLE CONCRETE CURB RAMP
WITH INTEGRAL COLOR CONCRETE
AND TACTILE WARNING SURFACE

W 13 MILE RD

INTEGRAL COLOR CONCRETE
(COLOR TO BE SELECTED BY
ARCHITECT)

ACCESSIBLE CONCRETE CURB RAMP
WITH INTEGRAL COLOR CONCRETE
AND TACTILE WARNING SURFACE

\—CONCRETE PAVING (RE: CIVIL)

16 =107

PRELIMINARY SITE PLAN

City of Novi

45175 Temn Mile Road
Novi, MI 48375

Fire Station No.2

42000 W. 13 Mile R,
Novi, MI 48377

Date Issued For

05.15.2026 Prolminary St Application

HE=D

125 West 5th St
Royal Oak, Michigan
28067 USA

(248) 262-1500

WWW HED.CO

BRWARCHITECTS

3535 TRAVIS STREET
SUTE 250

oAiLAS, TexA 75204
23.8704

shwARGH Com

©2026

2025-C0308-001

Architectural Site
Plan

AS101




6/12/2025 10:37:40 AM

N:NP\NLD PROJECTSINP26136 - NOVI - NEW FIRE STATION #2\DWGINP25136GRP.DWG

GRAPHIC SCALE
o 15 30 60

il I

=7 e
77 ;//mmr/////////lﬂ/l/ /"I

(N FEET )
1 inch = 30
LEGEND

PROROSED SAN MANHOLE (SAK)

3
S proposeo sromu s ey
B onoseo car sas (c5)
G peoposo mET ()

~ PROPOSED V0 SECTON (E5)

® oo
PROPUSED TAPPING SLEEVE, s () WA COIR
VALYE & WeLL (5] msum(:v)vv/m

.

ProposeD AT
B v & s (o)
@

s amasnors @y

pheient o T

L]
[ edrees e

£
A @

oy A smuct v
SREUE Smuc, TPE.

OO0 0P OF PAVEMENT ELEVATON

W00 0P OF ALK ELEVATON

"GO0 ANSH GRAE BEVATOY

7oAl 00000 0P OF WALt EEVATON

M 00000 MATOY EXSTIG ELEVATON
—~  Aoweov

T I

GRADING NOTES

. CONTRACIOR 10 FLACE ALL NEW PAYEVENT T0 THE CRADES INDEATED, OR WATOH CRIGNAL
\GRADES  NEW GRADES ARE DT SHOM. CONTRACTOR SHALL CONFRY MMMCN! 15 PAVEMENT
SLOPES ARE ATTAED IV AL AREAS.

2 PROPOSED GRAGES AY GE BASED O AN WTERPOLATION OF DATA SHOW/ O THE
TOPOGRAPH SURIEY. THS WTERPOATED ‘oL DTER SuBHmY
[BASED O THE ACCURACY OF THE SURVEY. CONTRACTOR SHALL CONRRM THAT THE PROUSED
(GRADES SHOW ON THS PLAN WL HOT REATE A STANDNG WATER CONDITN (IE. A LOV
SPOT O PAVEMENT SLOPES LESS AV 13) 0° AW UNSAFE CONDITON W SLOPES I EXCESS.
OF 3% CONTRACTIR SHALL NOTEY WNEDATELY F THEY GELIEE. AT ONE OF THESE
STUATINS WL GCOLR BASED ON THE PROPOSED GRADES.

5 L PAICENT LACED WA SARRER FREE PAYNG ARCAS (STALS 10 ATCESS ASLES)
oLy

PATTERS WP AL NECESSRT PAVEHENT FEGhADNG.

4. ALL BARRIER FREE RANPS AND ADA A ROUTES SHALL BE CONSTRUCTED W
'AGCORDANGE Wit THE URRENT VERSON OF WDOT DETAL R~28 “SUEWALK RAKP AND
"DETECTABLE NARNNG DETALS”

5 CONTACTI 5 REPONSELE 0 COTROLIG STIOL ATER RN DG CORSTLCTON
VS, OF PARTIGULAR GONGERN M
SRRSO 0T T RESIGRED BULY UpEN OF AVED e mmcm wm.sw -
CONSTRUCT APPROPRATE TENPORARY NEASLRES 10 AROET

RESTORATION NOTE

EESTORE AL NOv-PAVD AREAS NTH 5 CLEW 0PSO N0 S50 M (3 KEATAKY
ELLEORASS, 70% PEREVNIAL RYEGUASS 50X 0 WLOH W ALL SEFDED

e, 00 106 1 EXCESS OF 10 HORFENTAL T0 1 VERTCAL PLAGE N4 AMERCH BN

D150 MULGH BLANKET WMEDIATELY AFTER SIEDING. USE METAL STAPLES PR NANUFACTURERS.
RECOUNENDATIONS T HALD MATTWG W PLACE.

PRELIMINARY SITE PLAN

CLTY-OF

City of Novi

45175 Ten Mile Road
Novi, MI 48375

Fire Station No.2

42000 W. 13 Mile Rd.
Novi, MI 48377

Date Issued For
05-04-2026 35% Progress Design
05-15-2026 Preliminary Site Application

NOT FOR CONSTRUCTION

HE=ED

123 West 51 Street
Royal Oak, Michigan
48067 USA

(248) 262.1500

WWW.HED.DESIGN

BRWARCHITECTS

02026

2025-C00308-002

Grading Plan

FOR REFERENCE ONLY

C6.1



6/12/2025 10:37:40 AM

N:ANPINLD PROJECTSINP25136 - NOVI - NEW FIRE STATION #2\DWGINP25136LSP.OWG

CLTY-COF

GRAPHIC SCALE
b 40

(IN FEET ) EN;I
1inch = 20 ft

LEGEND City of Novi

PLANT TPE (OESEATOY)

wavry

45175 Ten Mile Road
Novi, MI 48375

VO 0607 AREA

Fire Station No.2

PROPOSED MULGHED AVD
ANDSCAPED AREA

42000 W. 13 Mie Re
e Novi, M 48377
—
Date Issued For

05.04-2026 35% Progress Design
05-15-202 Proliminary Site Application

Lo RESTORATON

PROPOSED 6 DUMETER
unch oG 7R WO

ROPOSED LAWP POST

——

—
S

TREE DESIGNATION TYPES:

| 5 R 5T e
N 2 AP~ ACCESSWAY |
oy e

| e ]

{ \ i FA ~ FOUNDATION AREA
i [ p—
1 7, > S e
I ¢ .
e

e

‘,g
“ $\.ﬁ
4

PP

Ep
b

D ! X TREE AND PLANT SCHEDULE NOTES:
1! et !\\.\ég T comir o AL AT TS
_ Z: \!‘\’7&,!? 2 AT SPEDES SELECTONS FROVDED T0 NEET Y OF NOW OROAMCE REQURSLENTS
q N o & 00 NOT USE oW SPECES 0 ARYPANT UNESS 9E0ED
] B SPALDING
¥ DeDECKER
Engnesingand Surveyng
EEEek
LAWN SEEDING NOTES: oot et
2 42 o N oD e, LSS oA YT, W T R
CY o G
P .
29% PERENMAL RYEGRASS W"

NOT FOR CONSTRUCTION

¢ mvatamtessim e
A | I_I )

Royal Oak, Michigan
48067 USA

"DSTNG OVERHEAD ELECTAC LS A — (e vwon mavaEs
PREVENT IREES FROV BEWG INSTALLED T

(248) 262-1500
WWW.HED DESIGN

BRWARCHITECTS

©2026

2025-C00308-002

Tree Planting Plan

&
[577) 678-4400 £XT. 1206
edoceto-eg.eom

PRELIMINARY SITE PLAN

Know what's below.
I before you dig.

FOR REFERENCE ONLY

L1.1




6/12/2025 10:37:40 AM

N:NP\NLD PROJECTS\NP25136 - NOVI - NEW FIRE STATION #2\DWGINP25136LSP.DWG

ALTA SUR

VE
| “LAND SOLUTIONS-(GLS)
|J0B #161694 DATED 06-29:16

GRAPHIC SCALE
o 1 2 40

(IN FEET )
1 inch = 20 ft.

LEGEND

[S\W PLANT TYPE (DESIGHATION)
®

am

-

NOVI SPECIFICATIONS
[

e o

4/
sio;
5

010
©
@@

A

S
P

I

) n;;v;.':;" “‘:}"f‘
sistelelal
M

FOIOLO
%{2 o0

o
&

[ |

&
TR
2020,

an

/) /) L L

00"

VAT
e\
R TR e

W, THIRTEEN MILE RD.
W. THipUBLIC)

— A

Kaow wiats below.
Call before you dig.

e Nl o NG

WHEREVER N THS OFDNANCE LANDSCAPE PLANTNGS ARE REQURED OR PERUTTED, THEY.
SHALL BE PLANTED IN ACCORDANCE WIH THE APPROVED FNAL STAMPED LANDSTAFE PLAN.

2 ALL PLANT VATERILS SHALL BE NSTALLED BETVEEN MARGH 15TH AND NOVEMEER 15TH. AL
s IFRGATIN, AND

WSTALLED AND v i 0Ty
CERTACATE OF COCUPANGY. AT THAT THE, A FNANGIAL GUARANTEE OF 1.2
TWES THE COST OF ANY DEFGENCES WL BE FELD UV WSPEC S FOR A AL
o (GCCUPANCY. N ORGP 0 RECEIE A PAL CERTIICATE 0F Y
ADDRESSED MTHIN 20 DAYS DURIG THE WARGH 15TH T0 MOVENGER
15TH PLANING SEASON,  IF AR NOT ADDRESSED .

4 THE ESTABUSHIENT PERIDD FOR THE PLANT MATERIAL GUSRANTEE NLL OCOLR BEGNNNG AT
THE FNAL CERTIACATE OF GOCUPANGY INSPECTION APPROVAL T0 2 IEARS FRQM THAT DATE,
W A MWLM GF OV CLLTVATION N JUNE, WLV AND AUGUST, ALL FLANTNGS SHAL EE.
PRGAERLY PLANTED A5 10 G IN A WEALTHY, GRONNG COMDTION AT THE COMMENCEMENT 0F
THE ESTABUSHUENT PEROD. AT THE £ND OF THE ESTABLIHENT PERIG, ANY PLANTHGS.
WHCH AR, 20% DEAD R GREATER, SAALL B REPLACED.

5 NOTE 07 STALLATOW MO CHANGES:
4) T omer 0PER UST NOTFY THE CITY OF THE NSTALLATION SO4EDULE. T
Y WAY REECT ANY NATERUL WHGH 1S DEFEGTIE OF N GENERALLY FOOR CONDITON.

5) MNOR CHANGES REGARIING PLANT WATERALS FER THE APPROVED AND STAVPED
LANCSCAPE PLAN AY 5€ ALTERED) UPGV WRITIEN NOTHICATN T, AND WRITTEW
SGV-OFF B, THE Y LANDSCAPE ARCHTECT OF SPECES, SZE, CHANGE, AND

Locanon.

) MNOY CHANGES DUE D SEASOHAL PLANTIG PROBLEWS AND LACK OF PLANT
AVAUABLITY WAY BE APPROVED I WRTIN BY THE CITY LANDSCAPE ARGHTECT WHEN
THERE 15 No REDICTION N THE QUALTY G ALANT ATERALS, N0 SCARCANT CHANCE
N SIZE GR LOCATON OF ALANT MATERIAL_THE NEW PLINT ATERAL 1S CONPATIRE Wi
HE AREA AND 15 THE SAUE Swe
DESIEY GHARACTERISTCS (WATURE HEIGHT, GROW)L A5 THE WATERAL BENG REPLACED.
IF THESE CRITERUA ARE NOT FUFILLED ARE. SGNFICANT RO APPROIED.
LAY, THE LANDSCAPE PLAN SAALL BE REVSED AND RESUIBUITTED FOR PLAW APPROVAL
6 uANTEANGE:
4) MANTENANCE OF REQURED PLANTNGS BY THE OMNER SHAL BE CARRED UT S0 AS TO
FRESENT A FEALTAY, NEAT AND OFDERLY APPEARANCE, FREE FROM REFUSE AND CEBRIS

) TO INSURE PROPER MANTENANCE AN AS A GONDITON OF AL ST PLAN APPROVAL,
THE PROPERTY OMNER SHALL ENTER INTO AND RECORD. W THE OFFGE
SCAPE NANTEN

SUIH UOLATINS AND SHALL ASSESS THE CUST OF SUCH ABATEMENT WEASURES N THE
AWNER PYOPLSED BY THE DEVELOPER AVD APPROVED 81 THE OTY N SUCH
WSTRUMENT,

7. RESPONSEITY AND CERTFICATES OF OCCUPANCY. THE OWNER OF THE PRORERY SUBLECT
70 THE REGUREMENTS OF THS SECTON SHALL GF RESPONSIBLE 7R NSTALUNG AND
WANTANNG PER LANDSDAPING =] PLAY 45 sPEciED
SECTION. WWERE THE PRGPERTY IS CCOUPED BY A PERSON OTWER THAN THE OWNER. THE
CGCUPANT SHALL ALSD B RESPONSELE FUR WANTENANCE. ALL LANDSGAPING WFK
'REQURED. URSUANT T0 TS SECTON SPALL B TREATED A5 A SITE MPROVEMENT FOR

F SUBSECTIONS 30058 AND 8

LODSTAPE ARGHIECT:
HEHOLAS WALLACE, PLA

D 5 1517) 07— 4400 X1 1206
walceasdo-engeom

PRELIMINARY SITE PLAN

CLTY-OF

City of Novi

45175 Ten Mile Road
Novi, MI 48375

Fire Station No.2

42000 W. 13 Mile Rd.
Novi, MI 48377

Date Issued For
05-04-2026 35% Progress Design
05-15-2026 Preliminary Site Application

9 SPALDING
¥ DeDECKER
Engineering and Surveying
" Excellence Since 1954

Souen . Eat
HaNi

iﬁ
i

|

NOT FOR CONSTRUCTION

HE=ED

123 West 51 Street
Royal Oak, Michigan
48067 USA

(248) 262.1500

WWW.HED.DESIGN

BRWARCHITECTS

02026

2025-C00308-002

FERENCE ONLY









PLANNING REVIEW




PLAN REVIEW CENTER REPORT
June 12, 2026

Planning Review
Fire Station No. 2
JSP 26-0018

PETITIONER
HED Architects on behalf of the City of Novi

REVIEW TYPE

Preliminary Plan

PROPERTY CHARACTERISTICS

Section 2

Site Location North of Thirteen Mile Road, East of Novi Road; 42000 13 Mile Road

Site School Walled Lake Consolidated Schools
Site Zoning RA: Residential Acreage
?:rj‘?r:;mg North MH: Manufactured Home
East RA: Residential Acreage
West RM-1: Low Density Multiple Family
South RA: Residential Acreage
Current Site Vacant
North Oakland Glens Mobile Home community
.. East Single Family Home
Adjeining Uses West Wexford Townhomes community
South Brownstones at the Vistas community
Site Size 2.15 acres
Plan Date May 15, 2026

PROJECT SUMMARY

The applicant, on behalf of the City of Novi, proposes a new Fire Station No. 2 on a 2.15-acre parcel on
the north side of Thirteen Mile Road, between Novi Road and Meadowbrook Road. The property is
zoned Residential Acreage and is currently vacant. The Future Land Use map indicates Single Family. An
amendment to the Master Plan has been proposed to change the Future Land Use designation to
Public/Quasi-Public to reflect the municipal ownership of the site.

RECOMMENDATION

Approval of the Plan is recommended. The plan mostly conforms to the requirements of the Zoning
Ordinance, with a few non-conforming items noted in the review letters. Planning Commission review
and recommendation to the City Council of the Plan is required.

PLANNING COMMISSION AUTHORITY

Section 61 of the Michigan Planning Enabling Act (MCL 125.3861) requires a planning commission to
review the “location, character, and extent” of a municipality’s proposed construction projects. Since
case law has determined a local government is not subject to its own zoning ordinance when
performing a governmental function (Morrison et al. v. City of East Lansing), the review of a project by
the planning commission is fo focus on whether the proposal is consistent with the adopted master plan.
The purpose of the review is to determine if the project fits within the future direction for the community.
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2025 MASTER PLAN

The adopted 2025 Master Plan designates the subject property for Single Family use, which is consistent
with the current Residential Acreage zoning district.

The Public/Quasi Public land use category is intended for “non-park facilities and properties under the
ownership of public municipalities, non-profits, utility companies, public and private schools, and
religious institutions.” This would include uses such as government offices, schools, essential services, and
cemeteries. During the 2025 Master Plan process, all properties owned by the City and other
governmental entities or public utilities were designated as Public/Quasi Public or Public Park.

One of the Guiding Principles in the Master Plan is the statement “Novi is a community that builds on its
assets” (Chapter 11: Action Plan, Page 127). Further, when community survey respondents were asked
what they liked about Novi, one of the top four responses was the quality of municipal services. “These
assets are foundational for a community sought after as a place to reside and attract business.” The
Public Safety Bond approved by voters, and the new Fire Station projects proposed as a result, will build
on the City’s assefts.

Another of the Guiding Principles in the Master Plan is the statement: *"A community that promotes
welfare, health, and safety for its residents” (Chapter 11: Action Plan, Page 128). The Master Plan talks
about the Novi Fire Department’'s 2022-2027 Strategic Plan, and the effort to seek accreditation. The
new Fire Station proposed promotes the welfare, health and safety of both Novi residents and the
emergency personnel that will serve the community from the station. As described by the designers, the
new facilities will have greatly improved operational efficiencies to better serve the community as well
as a focus on the health and wellness of everyone that works there. For example, there will be a
decontamination zone for after-event cleaning to help reduce exposure to carcinogens.

Also in the Action Plan, the Master Plan lists the goals and specific actions to achieve the City's desired
outcomes and initiatives. The following statements from the Actfion Plan apply fo the proposed Fire
Station No. 2 project:

e Goal B Community Identity: “The City's identity is largely based on its high-quality residential
neighborhoods and schools, destination retail and convention space, and its parks. The City
should supplement that identity by enhancing preservation of its historic resources and
expanding its cultural opportunities. New development of land should continue to be of high-
quality design and materials.” The proposed new Fire Station No. 2 appears to be consistent with
this goal, with elevations showing a mix of brick, stone, and standing seam metal. The facade
review indicates the design is in full compliance with the facade ordinance.

e Action ltem B1: “Encourage the use of high quality right-of-way plantings, site landscaping, and
building materials to enhance the appearance of the community.” The landscaping plan shows
an attractive landscape design with foundation plantings, greenbelt accents, and street trees.

¢ Goal C Environmental Stewardship: “The City of Novi is significantly enhanced by the
preservation of natural resources in both residential and non-residential areas. Maintain public
and private stewardship of the natural environment using low-impact development fechniques.”
The proposed plan attempts to avoid impacting as many regulated woodland frees as possible
by maintaining the existing berm although it is deficient in height.

e Goal D Infrastructure: Invest wisely in the ongoing maintenance and improvements to existing
infrastructure, including utilities and the transportation network....” The proposed new Fire Station
No. 2 appears to be consistent with this goal as the City is investing in new public safety facilities
that will serve the community for decades to come.

e Action ltem D7: “Implement the recommendations of the Active Mobility Plan.” The proposed
plan includes bike parking facilities which are recommended in the AMP.

ORDINANCE REQUIREMENTS

This project was reviewed for conformance with the Zoning Ordinance with respect to Article 3 (Zoning
Districts), Article 4 (Use Standards), Article 5 (Site Standards), and any other applicable provisions of the
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Zoning Ordinance. Please see the attached chart for additional information pertaining to ordinance
requirements.

1.

Noise Impact Statement: For municipal uses, the |-1 District states a Noise Analysis is required
subject to the standards of Section 5.14.10.B. Such analysis “shall be prepared by a certified
sound engineer qualified to evaluate noise emissions under maximum operating conditions.”
HED states that the Noise Analysis is underway by an acoustician, and lists several noise
aftenuation strategies that will be implemented:

a. A heavily vegetated landscape berm is located at the property line adjacent to the
residential zone fo further decrease noise levels.

b. The specified generator will include the manufacturer’'s level 3 sound aftenuation
enclosure.

c. The generator will be tested on a schedule during daytime hours only and activated in
the event of power loss to the facility.

d. The generator will be located behind a masonry screen wall with sound attenuation
panels if necessary to bring dB level into compliance with the City's performance
standards.

e. HVAC equipment is rooffop mounted and screened by the building’'s parapet wall
assembly.

f. The potentially specified station alerting devices will be provided with volume control.

g. Landscaping and fencing surround outdoor living areas for staff.

When provided by the applicant, Staff will review to ensure sound levels do not exceed 55 dB
during night hours and 60 dB during day-time hours at the residential property line as required by
the Ordinance.

Screening Wall: The current plan shows a 10-foot masonry screening wall will be constructed on
the north and east side of the property to help mitigate the negative impacts on adjacent
residents. See Landscape Review for detailed comments on berms vs. screening wall.

ltems that do not conform to the Ordinance requirements: The following items do not conform to
the standard Ordinance requirements:

a. Overhead door faces a residential district. Due to the need to pull emergency vehicles
into the apparatus bays the overhead doors need to face the residential district.

b. Use of a 10-foot wall instead of the required é-foot landscaped berm to buffer residential
properties from non-residential use.

c. The Landscape Plan is deficient by seven parking lot perimeter frees, primarily where the

screening wall is proposed and does not allow room for planting.

Deficiency in one accessway perimeter tfree.

e. No street frees are provided due to utility conflicts.

Use of a hedge instead of a berm fo screen the west parking bay from Thirteen Mile

Road.

g. Deficiency in building foundation landscaping (60% required, 54% proposed).

h. The east facade elevations do not meet the minimum brick & stone (30% required, 10%
proposed), and the amount of standing seam metal roof (40%) and fiber cement panels
(50%) exceed allowable percentages (25% each).

o

—h

4. Plan Review Chart: Planning review chart provides additional comments and requests

clarification for certain items. Please address them in addition to the comments provided in this
letter.

OTHER REVIEWS

a. Engineering Review: Engineering recommends approval of the Preliminary Plan. Additional

comments to be addressed with final site plan.
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b. Landscape Review: Landscape recommends approval of the Preliminary Plan. Additional
comments to be addressed with final site plan.

c. Traffic Review: Traffic recommends approval of the Preliminary Plan. Additional comments to be
addressed with final site plan.

d. Facade Review: Facade does not recommend approval at this time. The east elevations do not
meet the minimum brick & stone (30% required, 10% proposed), and the amount of standing
seam metal roof and fiber cement panels exceed allowable percentages.

e. Fire Review: Fire recommends approval.

NEXT STEP: PLANNING COMMISSION MEETING

The site plan will be scheduled for Planning Commission’s consideration on July 8, 2026. Please provide
the following by July 1, 2026:

1. Original Plan submittal in PDF format (maximum of 10MB). NO CHANGES MADE.
2. Aresponse lefter addressing ALL the comments from ALL the review letters, especially noting any
changes that will be made.

FINAL PLAN SUBMITTAL

After receiving Planning Commission’s approval of the Plan, please follow the Final Site Plan Checklist
and submit for approval':

1. Six copies of Final Plan sets addressing all comments from Preliminary review,

2. Response lefter addressing ALL the comments from ALL the review letters and refer to sheet
numbers where the change is reflected.

3. Final Site Plan Application

4. Final Site Plan Checklist

5. Engineering Cost Estimate

6. Landscape Cost Estimate

7. Drafts of any legal documents (note that off-site easements need to be executed and any on-

site easements need to be submitted in draft form before stamping sets will be stamped)

ELECTRONIC STAMPING SET SUBMITTAL AND RESPONSE LETTER

After receiving Final Plan approval, please submit the following for Electronic stamping set approval:
1. Plans addressing the comments in all of the staff and consultant review letters in PDF format.
2. Response letter addressing all comments in ALL letters and ALL charts and refer to sheet numbers
where the change is reflected.

STAMPING SET APPROVAL

Stamping sets are still required for this project. After having received all of the review letters from City
staff the applicant should make the appropriate changes on the plans and submit 8 size 24" x 36"
copies with original signature and original seals, to the Community Development Department for final
Stamping Set approval.

PRE-CONSTRUCTION MEETING

A Pre-Construction meeting is required for this project. Prior to the start of any work on the site, Pre-
Construction (Pre-Con) meetings must be held with the applicant’s contractor and the City's consulting
engineer. Pre-Con meetings are generally held after Stamping Sets have been issued. No work on the
site may be commenced before a pre-consiruction meeting is held. There are a variety of
requirements, fees and permits that must be issued before a Pre-Con can be scheduled. If you have

1 While the zoning ordinance (e.g., “final site plan” requirements) does not apply to the City, the process
described here is an appropriate way for the Department to assist in the finalization of plans for the
project and the appropriate retention of same.


http://cityofnovi.org/Reference/Forms/FSPChecklist.aspx
http://www.cityofnovi.org/Reference/Forms/FinalSitePlanApplication.aspx
http://www.cityofnovi.org/Reference/Forms/FSPChecklist.aspx
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questions regarding the checklist or the Pre-Con itself, please contact Sarah Marchioni [248.347.0430 or
smarchioni@cityofnovi.org] in the Community Development Department.

Note that as part of the construction process performance and payment guarantees will be required of
the contractor prior to commencement of any work.

If the applicant has any questions concerning the above review or the process in general, do not
hesitate to contact me at 248.347.0475 or Ibell@cityofnovi.org.

/ﬂgﬁfg/ﬁf/

Lindsay Bell, AICP — Director of Planning
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Project Name: JSP24-17 Fire Station No.2 (42000 13 Mile Road)

Ml Review Date:  April 23, 2026

Review Type: Preliminary Site Plan

Plan Date: May 15, 2026

Prepared By: Lindsay Bell, AICP, |bell@cityofnovi.org (248) 347-0587

PROJECT SUMMARY

The applicant proposes a new Fire Station No. 2 on a 2.15-acre parcel on the north side of 13 Mile Road, east of
Novi Road. The property is zoned RA: Residential Acreage and is currently vacant.

NOTES

e This chart serves as a working summary and is not infended fo replace any Ordinance, requirement, or
standard of the City of Novi.

e References to relevant ordinance sections are indicated in parenthesis. Please refer to the City of Novi
Ordinance for complete details.

e Comments highlighted in bold must be addressed in the Preliminary Site Plan submittal response letter.

Meets

ltem Required Code Proposed Code Comments
Zoning and Use Requirements
Master Plan Single Family Municipal facility building |Yes
(Adopted 6/25/25)
Zoning R-A: Residential Acreage |R-A: Residential Acreage |Yes No change proposed
(Effective 1/8/15)
Uses Permitted B: Principal Permitted Municipal uses/Publicly
(Section 3.1.1.B & C) |Uses owned buildings
C: Special Land Uses
Noise Impact Noise Analysis o be Emergency generator TBD See Planning Review
Statement (Sec. prepared by a design testing anticipated, as
5.14.10.B.i) professional: well as noise emissions
e Description of from emergency vehicles;
noise emissions Hours of operation are 24
e Compliance with |hr/7 days as essential
5.14.10.A service
e Hours of
operation

Soundproofing measures

RA: Residential Acreage - Height, Bulk, Density and Area Limitations (Section 3.1.1)

Lot Size RA zoning requires: 2.15 acre; 1.87 acre net Yes
(Section 3.1.1.D) - Minimum 1 acre lots
- Minimum 150 ft lof
width
Lot Width 150 feet 457 ft Yes

(Section 3.1.1.D)



mailto:lbell@cityofnovi.org
https://www.cityofnovi.org/media/zqhhe0zr/zoning-ordinance.pdf
https://www.cityofnovi.org/media/zqhhe0zr/zoning-ordinance.pdf
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Preliminary Site Plan: Planning Review Summary June 12, 2026
ltem Required Code Proposed LIECLE Comments
a P Code
Maximum Lot 25% 16% Yes
Coverage
(By All Buildings)
(Section 3.1.1.D)
Building Setbacks Front: 45 ft minimum 26.79 No See Note to District
(Section 3.1.1.D) ] . Standards, Sec 3.6.2.B
Rear: 50 ff minimum 58.7 feet Yes for non-residential uses
Side: 20 ft one side, 50 ft | 42.2 feet east Yes in residential district
total two sides 203 feet west
Building Height Maximum 35 feetor2 2 |32' 1" Yes
(Section 3.1.1.D) stories, whichever is less
Parking Setbacks Off-street parking must 26 feet from north lot line | Yes
(Section 3.6.2.B) be at least 20 feet from
interior side or rear lot
lines and meet the
building setback from
front and exterior sides.
Minimum Floor Area | 1,000 sq ft per unit 12,873 sf Yes
(Section 3.1.1.D)
Dwelling Unit Density |0.8 NA
(Section 3.1.1.D)
Note To District Standards (Section 3.6.2)
Area Requirements | Lot width shall be Complies Yes
(Section 3.6.2.A) measured at the
intersection of the front
setback line and the side
lot lines. The distance
between side lot lines
shall not be less than 90%
of the required minimum
lot width between the
front setback line and the
main building.
Building and Parking |Non-Residential Uses: Structure setback from 13 |No See Planning Review
Setbacks For all uses other than SF, | Mile does not observe 50-
(Section 3.6.2.B) building setbacks shall be |foot setback
at least 75 feet. The
minimum building Setbacks on north and No
setback from access east sides does not
streets may be reduced |observe 75-foot setback
to 50 feeft for fire
department structures
where quick access to
the street network is
required.
Exterior Side Yard All exterior side yards NA

Abutting a Street
(Section 3.6.2.C)

abutting a street shall
have a setback equal to
the front yard setback
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ltem Required Code Proposed LIECLE Comments
a P Code
requirement of the district
in which located
Wetland/Watercourse | A wetland and No wetlands present NA
Setback watercourse setback shall
(Section 3.6.2.M) be maintained in all
districts
Site Standards (Section 5)
Off-Street Parking Fire notes 7 vehicles in 20 spaces Yes
(Sec. 5.2.12.E) largest shift, with enough
for shift change =14 + 4
public
Parking Space - 90° Parking: 9 ft. x 19 ft. Yes
Dimensions and - 24 ft. two way drives o . . . ,
Maneuvering Lanes |- ? ft. x 17 ft. parking #0° Parking with 10" x 20
shown
(Sec. 5.3.2) spaces allowed along 7 .
S T 24-25 ft two way drives
ft. wide interior sidewalks
as long as detail srlown . , ,
indicates a 4" curb at f gg:z with 10" x 20
these locations and P
along landscaping
End Islands - End Islands with No “end islands” present |NA
(Sec. 5.3.12) landscaping and raised
curbs are required at
the end of all parking
bays that abut traffic
circulafion aisles.
- The end islands shall
generally be at least 8
ft. wide, have an
outside radius of 15 ft.,
and be constructed 3
ft. shorter than the
adjacent parking stall
Parking stall located |Shall not be located ~22 feet? No See Planning Review
adjacent to a closer than twenty-five
parking lot entrance | (25) feet from the street
(public or private) right-of-way (ROW) line,
(Sec. 5.3.13) street easement or
sidewalk, whichever is
closer
Barrier Free Spaces | With 20 spaces, 1 BF van- |2 shown Yes
Barrier Free Code accessible space
required
Barrier Free Space - 8" wide with an 8" wide |[Van accessible: 10" with 8" | Yes

Dimensions
Barrier Free Code

access aisle for van
accessible spaces

- 8" wide with a 5’ wide
access aisle for regular
accessible spaces

aisle
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ltem Required Code Proposed Xt Comments
a P Code
Barrier Free Signs One sign for each Shall comply TBD
Barrier Free Code accessible parking
space.
Corner Clearance No fence, wall plant Shown Yes
(Sec. 5.9) material, sign or other
obstruction shall be
permitted within the
clear view zone above a
height of 2 feet from
established street grade
Minimum number of |None required 2 racks shown Yes
Bicycle Parking
(Sec. 5.16.1)
Essential Services
Bicycle Parking Lot | Parking space width: 7 ft. TBD P10 P Pemne Lottt
layout One tier width: 11 ft. _ |
(Sec 5.16.6) Two tier width: 18 ft. o }
Maneuvering lane width: paring Space S
4, T R
Parking space depth: 32 F——— f <
i n. Parking Space 48\ inches
Bicycle Parking No farther than 120 ft. Shown at main entrance | Yes Provide rack detail and

General
requirements
(Sec. 5.16)

from the enfrance being
served

Spaces to be paved and
the bike rack shall be
inverted “U" design

Shall be accessible via 6
ft. paved sidewalk

layout detail as shown
above in FSP submittal

Design & Construction Standards

Public Sidewalks An 8 ft wide public Sidewalk existing on Yes Show width of sidewalk
(Chapter 11, Section |sidewalk shall be Thirfeen Mile Road within
11-256(c)) constructed along all ROW and sidewalk
arterial and collector easements
roads except in industrial
districts
Internal Sidewalks Minimum 5 ft wide Sidewalks shown within Yes
(Chapter 11, Section |sidewalks are required on |site
11-256(c), both sides of internal
Subdivision streets. Sidewalks may be
Ordinance Section |omitted on only one side
4.05) if that side cannot be
developed
Active Mobility Plan |No additional pathways NA

shown.

Accessory and Rooftop Structures (Sec. 4.19)
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ltem Required Code Proposed LIECLE Comments

a P Code
Dumpster - Located in rear yard Dumpster not proposed
(Sec 4.19.2.F) - Aftached to the — plans indicate

building or no closer
than 10 ft. from building
if not attached

- Not located in parking
setback

- If no setback, then it
cannot be any closer
than 10 ft, from
property line.

- Away from Barrier free

Spaces

residential frash bins
would be used

Dumpster Enclosure
(Sec. 21-145. (c)
Chapter 21 of City
Code of
Ordinances)

- Screened from public
view

- Awall or fence 1 ft.
higher than height of
refuse bin

- And no less than 5 ft. on
three sides

- Posts or bumpers to
protect the screening

- Hard surface pad.

- Screening Materials:

Masonry, wood or

evergreen shrubbery

NA

Dumpster not proposed
— plans indicate
residential trash bins
would be used

Roof top equipment
and wall mounted
utility equipment
(Sec. 4.19.2.E.ii)

All roof top equipment,
including mechanical
and electrical
equipment, shall not
exceed the maximum
permitted building height
limits, unless the following
are meft: For every 1 foot
of excess height, it shall
be set back 5 feet from
any and all building
faces. No roof top
appurtenance shall
exceed 5 feet above
max height of district.

All roof mounted
mechanical equipment
will be screened in
accordance with ord

TBD

Verify presence and
screening of any roof
top equipment

Roof top
appurtenances
screening

Roof top appurtenances
shall be screened in
accordance with
applicable facade
regulations, and shall not
be visible from any street,
road or adjacent

property.

Response letter indicates
screening will be provided

Transformers/
Utility Boxes
(Sec. 4.19.2.1)

- If under 4-ft in height
may be located next to
a building in arear or

Side yard location,
screening proposed

No

See Planning Review
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ltem

Required Code

Proposed

Meets
Code

Comments

side yard and meet the
setback for accessory
building;

- Shall not interfere with
pedestrian or vehicle
flow;

- Units over 4 ft shall be
located in the rear yard

- All units must be
screened per
Landscape Design
Manual

Flagpoles
(Sec 4.19.2.B)

May be located in front
or exterior side yard, no
closer to ROW than 2 the
distance between the
ROW and Principal
building

Flag pole located near SW
of building, 20 ft. height

Yes

Lighting and Photome

tric Plan (Sec. 5.7)

Intent (Sec. 5.7.1)

Establish appropriate
minimum levels, prevent
unnecessary glare,
reduce spillover onto
adjacent properties &
reduce unnecessary
transmission of light into
the night sky

Lighting Plan
(Sec. 5.7.2.A.i)

Site plan showing
location of all existing &
proposed buildings,
landscaping, streets,
drives, parking areas &
exterior lighting fixtures

Provided

Yes

Building Lighting
(Sec. 5.7.2.A.lii)

Relevant building
elevation drawings
showing all fixtures, the
portions of the walls to be
iluminated, iluminance
levels of walls and the
aiming points of any
remote fixtures.

Lighting
Specifications
(Sec. 5.7.A.2.ii)

Specifications for all
proposed & existing
lighting fixtures

Provided

Yes

Photometric data

Provided

Yes

Fixture height

Provided

Yes

Mounting & design

Provided

Yes

Glare confrol devices
(Also see Sec. 5.7.3.D)

Provided

Yes
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ltem Required Code Proposed Xt Comments
a P Code
Type & color rendition of |Provided Yes
lamps
Hours of operation Provided Yes
Max Height Height not to exceed 25 feet Yes
(Sec. 5.7.3.A) maximum height of 25
feet
- Electrical service to light TBD Provide standard notes
fixtures shall be placed on the plan
underground
standard Notes - Flashing !lgh’f shall not
(Sec. 5.7.3.8) be permitted o
T - Only necessary lighting
for security purposes &
limited operations shall
be permitted after a
site’s hours of operation
Indoor Lighting Indoor lighting shall not
(Sec. 5.7.3.H) be the source of exterior
glare or spillover
Security Lighting - All fixtures shall be
(Sec. 5.7.3.1) located, shielded and
aimed at the areas to
Lighting for security be secured.
purposes shall be - Fixtures mounted on the
directed only onto building and designed
the area to be to illuminate the
secured. facade are preferred
Color Spectrum Non-Res and Mulfifamily: | 3000K Yes
Management For all permanent lighting |80 CRI
(Sec. 5.7.3.F) installations - minimum
Color Rendering Index of
70 and Correlated Color
Temperature of no
greater than 3000 Kelvin
Parking Lot Lighting |- Provide the minimum Provided Yes
(Sec. 5.7.3.J) illumination necessary
fo ensure adequate
vision and comfort.
Full cut-off fixtures shall
be used to prevent glare
and spillover.
Min. lllumination Parking areas: 0.2 fc min  |0.5 fc min Yes
Sec. 5.7.3.L
(Sec J Loading & unloading NA
areas: 0.4 fc min
Walkways: 0.2 fc min 0.6 fc min Yes
Building entrances, 2.5 fc Yes

frequent use: 1.0 fc min
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ltem Required Code Proposed LIECLE Comments
a P Code
Building enfrances, 3.1 fc Yes
infrequent use: 0.2 min
Average light level of the |Not shown TBD Please calculate ratio

Average light Level
(Sec.5.7.3.1)

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

for paved parking/drive
areas in next submittal

Building Exits

connected to sidewalk
system or parking lof.

- Fixture height not to 25 ft proposed Yes
exceed 25 feet Max. illumination at
- Cut off angle of 90 property line will not
o degrees or less exceed 0.5 fc.
Max. lllumination ) .
\ - No direct light source
adjacent to L
. . shall be visible at the
Residential i di nt
(Sec. 5.7.3.M) propeﬁy ne adjace
to residential atf
ground level
- Maximum illumination
at the prop line not to
exceed 0.5 fc.
Other Permit and Legal Requirements
Design and Land description, Sidwell TBD
Construction number (metes and
Standards Manual bounds for acreage
parcel, lot numberf(s),
Liber, and page for
subdivisions).
General layout and | Location of all existing TBD See this chart and other
dimension of and proposed buildings, reviews for missing
proposed physical |proposed building information
improvements heights, building layouts,
(floor area in square
feet), location of
proposed parking and
parking layout, streets
and drives, and indicate
square footage of
pavement area (indicate
public or private).
Woodlands Replacement of No regulated trees on site |NA
(City Code Ch. 37) |removed frees
Wetlands Mitigation of removed ‘ No regulated wetland on | NA
. weftlands at ratio of 1.5:1 |site
(City Code Ch. 12, ;
Art. V) emergent wetland, 2:1
for forested wetlands
Building exits must be Appears to comply Yes
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ltem

Required Code

Meets

Proposed Code Comments
Signs Signage, if proposed, TBD For permit information
(Chapter 28) requires a permit.

contact Ordinance at
(248) 735-5678.

Development and
Street Names

Must be approved by the
Project and Street
Naming Committee

NA
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APPLICANT

HED Architects

REVIEW TYPE

Preliminary Site Plan

PROPERTY CHARACTERISTICS

= Site Location: Located on the north side of Thirteen Mile Road east of Novi
Road in Section 11 of the City of Novi

= Site Size: 2.15 acres

= Plan Date: 5/15/2026

= Design Engineer: Spalding DeDecker

= PROJECT SUMMARY

= Construction of an approximately 13,000 square-foot fire station building and
associated parking. Site access would be provided via public roadways.

=  Water service would be provided by an 8-inch extension from the existing 16-inch
water main along the south side of Thirteen Mile Road. Two domestic leads and one
fire lead are proposed to serve the building, along with two hydrants.

= Sanitary sewer service would be provided by an off-site extension from the existing 8-
inch sanitary sewer along the south side of Thirteen Mile Road. Two leads are
proposed to serve the building, along with monitoring manholes.

=  Storm water would be collected by a single storm sewer collection system and
discharged to an underground detention basin that outlets to storm sewer in the right-
of-way.

RECOMMENDATION

Approval of the Preliminary Site Plan is recommended. At this time, the plan meets the
general requirements of the design and construction standards as set forth in Chapter 11
of the City of Novi Code of Ordinances, the Storm Water Management Ordinance and
the Engineering Design Manual with the following items to be addressed at the time of
Final Site Plan submittal:



https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST
https://cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
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COMMENTS

1.

10.
11.

Provide sight distance measurements for the Thirteen Mile Road entrance in
accordance with Figure VII-E of the Design and Construction Standards,
Chapter 11 of the City of Novi Code of Ordinances.

A same-side/opposite-side driveway spacing Waiver is not required at this time
driveways are more than 185 feet away from existing drives.

Provide a fraffic control plan for the proposed road work activity Thirteen Mile
Road.

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

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

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

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

Generally, all proposed frees shall remain outside utility easements. Where
proposed trees are required within a utility easement, the trees shall maintain a
minimum 5-foot horizontal separation from water main and storm sewer and 10-
foot horizontal separation from sanitary sewer. All utilities shall be shown on the
landscape plan, or other appropriate sheet, to confirm the separation distance.
The dedication of the master-planned right-of-way is requested for the project
along Thirteen Mile Road.

A Right-of-Way Permit will be required from the City of Novi.

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), and paving (2 sheets). The most updated details can be found
on the City’s website under Engineering Standards and Construction Detaqils.

WATER MAIN

12.

13.

14.

Provide a profile for all proposed public water main 8-inch or larger at time of
final site plan submittal.

Indicate why unit factor of 2 per employee was used as opposed to the
Oakland County REU unit factor of 0.4 per employe. A peaking factor of 2.5
should be used for water main.

Water Systems must have the ability to serve at least two thousand (2,000)
gallons per minute in single-family detached residential; three thousand
(3,000) gallons per minute in apartment, cluster residential and similar
complexes, institutional and school areas; and at least four thousand (4,000)
gallons per minute in office, industrial and shopping centers is essential.



https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST
https://www.cityofnovi.org/media/ubcpfjn0/rowapplication.pdf
https://cityofnovi.org/services/public-works/engineering-division/engineering-standards-and-construction-details
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15. 6-inch hydrant leads are allowed for leads less than or equal to 25 feet in length.

16.

17.

18.

19.

8-inch leads are required for leads greater than 25 feet in length.

All gate valves 6 inches 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 é inches. Show valve locations for hydrants and leads.

In the general notes and on the profile, add the following note: “Per the Ten
States Standards Article 8.8.3, one full 20-fooft 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.

Once all water main comments are addressed, submit EGLE application and
all associated files directly to Engineering for EGLE submittal.

A 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, Contaminated Site Evaluation
Checklist, Basis of Design, and an electronic version of the 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 sheefs.

IRRIGATION

20.

Provide irrigation plans at time of final site plan submittal.

SANITARY SEWER

21.

22.

23.

24.

25.

26.

27.

Show the existing right-of-way for Wexford Townhomes, relocated sanitary
sewer so that it is at least 10 feet from the edge of the curb on Thirteen Mile
Road. An off-site sanitary sewer easement will be required from Wexford
Townhomes.

Indicate why the unit factor of 4 per employee was used as opposed to the
Oakland County REU unit factor of 0.4 per employe.

Sanitary Basis of Design calculations should use peaking factor of 4.0 and 3.2
People/REU, peaking factor of 4.0 is only for sanitary not for water main.

Note on the construction materials table that é-inch sanitary leads shall be a
minimum SDR 23.5, and mains shall be SDR 26.

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.

Once all sanitary sewer comments are addressed, submit EGLE application and
all associated files directly to Engineering for EGLE submittal.

An electronic copy of the utility plans along with the Michigan Department of
Environment, Great Lakes & Energy (EGLE) permit application, 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.



https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877-MiEHDWIS-Physical-Permit-Application.pdf
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877-MiEHDWIS-Physical-Permit-Application.pdf
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5940-Streamlined-Water-Main-Permit-Checklist.pdf?rev=f99737e9e3c24224a83f3955caf567c1
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877c-MiEHDWIS-Contaminated-Site-Evaluation-Checklist.pdf
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877c-MiEHDWIS-Contaminated-Site-Evaluation-Checklist.pdf
https://www.michigan.gov/EGLE/-/Media/Project/Websites/EGLE/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877b-MiEHDWIS-Project-Basis-of-Design-for-Water-Main-Projects.pdf
https://cms4files1.revize.com/westbloomfieldtwp/document_center/PDS%20Dept/Engineering/wrd-fos-part41-app_495324_7.pdf
https://cms4files1.revize.com/westbloomfieldtwp/document_center/PDS%20Dept/Engineering/wrd-fos-part41-app_495324_7.pdf
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STORM SEWER

28. Provide profiles for all storm sewer 12-inch and larger at time of final site plan

29.

30.
31.

32.

33.

34.
35.

36.

37.

submittal. 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.

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.

Provide a four-foot-deep sump and an oil/gas separator in the last storm
structure prior to discharge to the underground detention system.

Label the 10-year HGL and the 100-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.

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.

Provide a storm sewer basis of design table at time of final site plan submittal.

STORM WATER MANAGEMENT PLAN

38.

39.

40.

41.

42.

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.

The SWMP must address the discharge of storm water off-site, and evidence of
its adequacy must be provided. This should be done by comparing pre- and
post-development discharge rates. The area being used for this off-site
discharge should be delineated and the ultimate location of discharge shown.

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 tributary to each treatment structure. The
treated flow rate should be based on the 1-year storm event intensity (~1.6
In/Hr).

Pretreatment structure shall limit the concentration of Total Suspended Solids
(TSS) to 80% based on the 110-micron particle size. The NJDEP standard of 50%
removal is also allowable, as it is for the target median particle size of 75-
microns.



https://cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
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43, The flow restriction shall be accomplished by methods other than a pipe

44.

restriction in an oversized pipe due to the potential for clogging and restrictor
removal. A perforated standpipe, weir design, baffle wall, etc. should be utilized
instead.

The primary outlet standpipe shall be designed with a secondary outer pipe
with numerous holes. The stone filter would rest against this outer pipe and would
help protect the outlet standpipe from clogging.

UNDERGROUND DETENTION REQUIREMENTS

45.

46.

47.

48.

49.

50.

51.

52.

53.
54.

55.

56.

Provide 3-foot clearance between the groundwater elevation and the bottom
of the underground detention facility. If a closed pipe system is proposed, then
a 3-foot clearance is not required.

Provide the overland routing that would occur in the event the underground
system cannot accept flow. This route shall be directed to a recognized
drainage course or drainage system.

Based on type of system proposed provide an underdrain along the
downstream side of the underground detention system which is tied into a
manhole as a means of secondary storm water conveyance to the outlet.

Provide a table or note addressing the required bedding depth vs. bearing
capacity of the underlying soils in the vicinity of the underground detention
system per the manufacturer’s specifications.

Provide a note on the plans stating the City’s inspecting engineers shall verify
the bearing capacity of the native soils to verify an adequate bedding depth
is provided.

Void Space of aggregate bedding will be allowed using the following
parameters:

a. Using stone with a 40% void space, a 20% factor of Safety will be applied.
Therefore, a 0.3 void ratio should be used in calculation to determine the
allowed void storage volume.

Based on type of system proposed provide an isolator row in the underground
detention system in addition to the swirl concentrator chamber or upstream
infiltration practices. Contact the Engineering Division for further information.

Provide a note on the underground detention detail that aggregate porosity
will be tested, and results provided to the City’s inspecting engineers.

Provide 8-inch inspection ports on storage rows.

For isolator rows, 12-inch inspection ports will be required every 100 feet and
manholes will be required as directed. Underground storage systems without an
isolator row shall include 4-foot diameter manholes at one end of each row for
mainfenance access purposes.

Provide critical elevations (Vcrx, Veo and Vi) for the detention system. Also,
provide a cross-section for the underground detention system. Ensure that there
is af least 1 foot of freeboard between the 100-year (Vi) elevation and the
subgrade elevation beneath the pavement.

The underground detention system shall be kept outside of the influence of any
planting areas.
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PAVING & GRADING

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

58. Revise the pathway cross-section to indicate a maximum cross-slope of 2%.

59. 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.

60. 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.

61. Provide af least 3-foot buffer distance between the sidewalk and any fixed
objects, including hydrants and irrigation backflow devices. Include a note on
the plan where the 3-foot separation cannot be provided.

62. Revise pavement cross section for asphalt, pavement for Thirfeen Mile Road
should match Detail 2B for collector and industrial roads.

63. Revise pavement cross sections, Class Il sand is not allowed as a pavement
base, 21 AA aggregate can be used or you may use limestone. Note should be
revised to remove class Il sand.

64. Provide pavement cross sections for each type of pavement proposed on-site
or refer to City of Novi standard details. Cross-sections must meet or exceed city
standards. Remove any pavement types from Legend that are not proposed
on-site.

65. Concrete walks on-site may have Class Il sand base; concrete walks on-site may
be changed to 4” concrete on 4" base.

66. Standard concrete drive approach for commercial/industrial  driveways
requires 8" concrete on 8" aggregate base.

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

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

69. The City standard straight-faced curb (MDOT F-4 curb detail) shall be provided.

Remove detail and attach City standard paving details.

SOIL EROSION & SEDIMENT CONTROL

70.

A SESC permit is required (link to Soil Erosion Permit Application). A review will be
done when a completed packet is submitted to Sarah Marchioni at Community
Development.

OFE-SITE EASEMENTS

71.

Any off-site utility easements anticipated must be executed prior to Stamping
Set Approval. If you have not already done so, drafts of the easements and a
recent title search shall be submitted to the Community Development


https://cityofnovi.org/media/2z5esp2u/bldg-soilerosionpermitnewdevelopment.pdf

Engineering Review of Preliminary Site Plan 06/08/2026
Fire Station 2 Page 7 of 8
JSP26-0017
Department as soon as possible for review and shall be approved by the
Engineering Division and the City Attorney prior to executing the easements.

a. Off-Site Title Policy
b. Off-Site Sanitary Sewer Easement

THE FOLLOWING MUST BE SUBMITTED WITH THE NEXT SUBMITTAL:

72. A letter from either the applicant or the applicant’s engineer must be submitted
with the next submittal 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.

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

REQUIRED LEGAL DOCUMENTS

The following must be submitted with the Stamping Set: All documents must be submitted
together as a package with the Stamping Set submittal with the legal review transmittal
form that is attached to this review letter. Partial submittals will not be accepted. Links to
the PDF copy of the easements are below, word document versions of each legal
document can be found on the City’'s Welbsite under Forms and Permits).

74. A draft copy of the Declaration of Covenant for Storm Drainage Facility
Maintenance, as outlined in the Storm Water Management Ordinance, must
be submitted to the Community Development Department. Once the
agreement is approved by the City's Legal Counsel, this agreement will then be
sent to City Council for approval/acceptance. The agreement will then be
recorded at the office of the Oakland County Register of Deeds. This document
has been provided to the applicant.

75. A draft copy of the 20-foot-wide Sanitary Sewer Easement needed for the off-
site sanitary sewer extension.

76. A draft copy of the Quit Claim Deed for the proposed 60-foot-wide right-of-way
along Thirteen Mile Road must be submitted for review and acceptance by the
City.



https://www.cityofnovi.org/media/l2vfscds/legalreviewtransmittalformeng_rev-08-25.pdf
https://www.cityofnovi.org/media/l2vfscds/legalreviewtransmittalformeng_rev-08-25.pdf
https://cityofnovi.org/how-do-i/forms-and-permits
https://cityofnovi.org/reference/forms/eng-sanitarysewersystemeasement.aspx
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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 Humna Anjum at (248) 735-5632 or email at hanjum@cityofnovi.org with
any questions.

Humna Anjum, EIT
Project Engineer

cc: Lindsay Bell, Community Development
Stacey Choi, Planning Assistant
Kate Purpura, Project Engineer
Ben Croy, City Engineer


mailto:hanjum@cityofnovi.org
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PLAN REVIEW CENTER REPORT
May 28, 2026

Fire Station #2
Preliminary Site Plan - Landscape

cityofnovi.org

Review Type Job #
Preliminary Site Plan Landscape Review JSP26-0017
Property Characteristics

e Site Location: 42000 Thirteen Mile Road

e Site Acreage: 2.19 ac.

e Site Zoning: RA

e Adjacent Zoning: North, East: MH, South: RA, West: RM-1

e Plan Date: 5/15/2026

Ordinance Considerations

This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning Article
5.5 Landscape Standards, the Landscape Design Manual and any other applicable provisions of
the Zoning Ordinance. Items in bold below must be addressed and incorporated as part of the
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
infended to substitute for any Ordinance.

LANDSCAPE WAIVERS REQUIRED FOR THE PROPOSED LAYOUT AND LANDSCAPING:

e Use of a wallinstead of the required landscaped berm to buffer residential properties to north
and east.

¢ Deficiency in parking lot perimeter trees for 222If along the screening wall (6 frees) and one
more

e No street frees are provided due to utility conflicts.

e Use of a hedge instead of a berm to screen the west parking bay.

o Deficiency in percentage of building frontage not landscaped (54% instead of 60%).

Please add the City Project Number, JSP26-0017, 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. No tree survey or chart are provided.
2. No trees are proposed to be saved.

Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii)
1. The property is adjacent to residential property on the north, east and west sides.
2. Therequired berm is proposed on the west side. Screening walls are proposed along the
east and north sides.
3. This requires a landscape waiver.

1. Therequired greenbelt width and landscaping are provided.
2. Therequired berm is notf provided in front of the parking, but a hedge is proposed to
screen the west parking lot. This requires a landscape waiver. It is supported by staff.



Preliminary Site Plan Landscape Review May 28, 2026
JSP26-0017: Fire Station #2 Page 2 of 2

3. No street trees are proposed along Thirteen Mile Road due fo utility conflicts. This
requires a landscape waiver. It is supported by staff.

Existing and proposed overhead and underground utilities, including hydrants. (LDM 2.e.(4))
1. All utilities and light posts are included on the landscape plan.
2. All spacing between trees and utilities is correctly provided.

Parking Lot Landscaping

1. The required parking lot interior area and frees are proposed.

2. Only 8 of the 17 required frees are provided and 2 of those are over 15 feet away from the
paving.

3. Alandscape waiver for 6 trees that can't be planted along the screening wall is required.

4. If the steps spelled out on the landscape chart to add more perimeter trees are followed,
the deficiency will only be increased by one. This would require a landscape waiver.

5. The planis one short of the number of accessway perimeter trees proposed. See the chart
for more details on accessway perimeter trees so the need for another landscape waiver
can be avoided.

Building Foundation Landscaping (Zoning Sec. 5.5.3.D)
1. The required foundation landscape area is provided.
2. Less than 60% of the 13 Mile Road frontage is landscaped. This requires a waiver.

Plant List (LDM 4.)
1. 22 of 34 species shown (65%) are native fo Michigan.
2. The proposed tree diversity meets the requirements of the Landscape Design Manual.

Planting Notations and Details (LDM)
1. Provided
2. See the landscape chart for notes.

Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 3)
No new above-ground stormwater detention pond is proposed.

Irrigation (LDM 1.0.(1)(e) and 2.s)
1. The proposed landscaping must be provided with sufficient water fo become established
and survive over the long term.
2. Please provide anirrigation plan or note how this will be accomplished if an irrigation plan
is not provided on 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 rmeader@cityofnovi.org.

Thank you for your consideration.

T Henst.

Rick Meader — Landscape Architect
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LANDSCAPE REVIEW SUMMARY CHART - PRELIMINARY SITE PLAN

Review Date: May 28, 2026

Project Name: JSP26-0017: Fire Station #2

Project Location: 42000 13 Mile Road

Plan Date: 5/15/2026

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

Phone: (248) 735-5621

Ordinance Considerations

This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning Artficle 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 Final Site Plan submittal.
Please follow guidelines of the Zoning Ordinance and Landscape Design Guidelines. This review is a summary
and is not intended to substitute for any Ordinance.

Despite the RA zoning of the site, it must meet the buffering requirements for I-1 due to the expected noise
emanating from the site.

LANDSCAPE WAIVERS REQUIRED BY PLAN:
e Use of a wallinstead of the required landscaped berm to buffer residential properties
Deficiency in parking lot perimeter trees for 222If along the screening wall (6 frees) and one more tree
No street trees are provided due to utility conflicts.
Use of a hedge instead of a berm o screen the west parking bay
Deficiency in percentage of building frontage not landscaped

Please add the City Project Number, JSP26-0017, to the bottom right corner of the cover sheet.

. Meets
ltem Required Proposed Code Comments

Landscape Plan Requirements (LDM 10)

e New commercial or
residential
developments

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

Landscape Plan footage or 400 SF
(Zoning Sec 5.5.2, whichever is less. Scale: 1" =20 Yes
LDM 10) e 1"=20" minimum with

proper North.

Variations from this
scale can be
approved by LA

e Consistent with plans
throughout set

e Location map on
L-1.0

Project Information Name and Address e The address has Yes

been added to

the fitle block

Name, address and The information has
telephone number of been added to the | Yes
the owner and title block

Owner/Developer
Contact Information



mailto:rmeader@cityofnovi.org
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. Meets
ltem Required Proposed Code Comments

developer or
association

Name, Address and
Landscape Architect | telephone number of
contact information RLA/PLA/LLA who
created the plan

Nick Wallace PLA Yes

Copy of seal and

Requires original signature is on the Yes

Sedled by LA.

signature
landscape plans
Miss Dig Note Please add this to the
(800) 482-7171 Show on all plan sheets No No landscape plans and
site plans
Site: RA
¢ North, East: MH
Zoning Include all adjacent e South: RA Yes
zoning e West: RM-1

Shown on L-1.0

e Legal description or * ?fesg?@_lgq o

Survey information boundary line survey Yes

« Existing fopography | * %U;ng on Sheet

e No free survey is
provided

e No removals are
indicated

e According to the

¢ Show location type
Existing plant material and size. Label to be

Existing woodlands or saved or removed. maps provided NA
wetlands e Plan shall state if none ‘rhe?e i?no exisﬁlng
exists. woodland or
wetland on or
abutting the site.
e As determined by Soils _
survey of Oakland * éo]ns] info on Sheef
Soil types county « Entire site is Urban | ' &2
e Show types, land (59)
boundaries
Existing and proposed :
Existing and buildings, easements, ;:rheosr;]%ivsr:r%;h%:’re
proposed parking spaces, site plan and Yes
improvements vehicular use areas, and Iondpsco e olan
R.O.W Pep
¢ Existing and
proposed utilities
e Overhead and glrgnon the Utlity e Yes
Existing and underground utilities, . The 'ore also e Yes
proposed utilities including hydrants sho?//vn on the o Yes

e Proposed light posts landscape plan

e Light posts are
shown
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ltem Required Proposed Iézl\sg;s Comments
¢ The proposed
berm contours are
sk;g\giz or(;::je Please show TW/BW
I%ndscgpe olans elevations on the
Proposed grading. 2’ | Provide proposed e No TW/BW : Lis ;ecsr::i:nr;:al‘f;:l? ol: ;:iuld
contour minimum contours at 2’ interval elevations are | g f. I
rovided for the o Yes be at least 10 feet tall on
?creening walls the north side of the
¢ A note indicates wall.
that the wall will
be 10 feet tall.
Please shift the eastern
snow deposit area
. Snow deposit areas southward so the
. Show snow deposit
Snow deposit are shown on each | Yes northern accessway

areas on plan

end of the site.

perimeter tree can be
planted within 15 feet of
the pavement.

LANDSCAPING REQUIREMENTS

Berms, Walls and ROW Planting Requirements

Berms

o All berms shall have a maximum slope of 33%. Gradual slopes are encouraged. Show 1ft. contours
¢ Berm should be located on lot line except in conflict with utilities.
e Berms should be constructed of loam with 6" top layer of topsoail.

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

Berm requirements

e The site is adjacent to

residential property on
the north, east and
west,

A 6-foot landscaped
berm is required
between the station
use and the residential
properties adjacent to
it.

e A9-10" tall
landscaped berm
is proposed on
the west end of
the property.

e A screening wall is
proposed along
the north property
line and most of
the east property
line. A callout
indicates that the
actual height
elevation will be
set at
construction, but
the wall will have
a minimum height

e Yes
e TBD

1. Alandscape waiver
is required to use a
wall instead of the
required landscaped
berm.

2. Please show TW/BW
elevations on the
residential sides of
the walls as well as
the FFE of the
residences near the
site.

3. Please change the
riverbank grape to
Virginia Creeper as
grape cannot cling
to the wall but
Virginia Creeper can.

of 10 feet. 4. Deer may eat

¢ A sound study is arborvitae if they are
currently known to be in the
underway areaq.

Walls (Zoning Sec. 5.5.3.A.vi)
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ltem Required Proposed gsgls Comments
e Two long walls are
Freestanding walls proposed along Please provide a
Material, height and should have brick or the north and east standard detail showing
type of construction stone exterior with property lines TBD the appearance of the
footing masonry or concrete e A note indicates wall on both sides on
interior that details are still the Final Site Plans.
being developed.
Walls 4 feet or greater * N%SIIZ?(;:S are An engineer will need to
in height shall be . F]Do_me is' No design the walls. They
designed and sealed indicated for the will be reviewed with
by an Engineer cast wall the building review.
ROW Landscape Screening Requirements (Zoning Sec 5.5.3.b.ii)
. 26.65 ft to building e Yes
Greenbelt width 25 feet 25 ft to parking . Yos
Berm requirements (Zoning Sec 5.5.3.b.ii) — Using I-1 requirements
e No berm is
* gz?cen‘r fo pkg: 3 . irﬁggseedhos A landscape waiver is
Min. berm crest width . . 9 Yes required for the hedge
¢ Not adjacent to pkg: 0 been added to in li f th
feet screen the in lieu of the berm.
parking spaces.
e Adjacent to pkg: 3
. . feet
Minimum berm height « Not adjacent to pkg: 0 See above Yes See above
feet
No walls exist or are
3" wall (4)(7) proposed in the NA
greenbelt
. . As most of the frontage
* ﬁgéogzmgaep;g' ] is not adjacent to
Canopy deciduous or | ¢ Not adjacent to pkg: 1 qukmg’ the no'r. ”
8 frees Yes adjacent to parking
large evergreen trees tree per 60 feet .
requirement may be
« (460-65-25)/60=8 frees used for the entire
frontage.
e Adjacent to pkg: 1 1. If desired, the
free per 35 feet number of trees
i e Not adjacent to pkg: 1 proposed can be
Sub.canopy free per 40 feet 14 trees Yes reduced to 9.
deciduous trees
2. No fewer than 4 trees
o (460-65-25)/40 =9 should be between
trees the drives.
A waiver will be
Canopy deciduous e | free per 45 feet .
frees in area between 0 trees No required due fo the

sidewalk and curb

o (460-60-97)/45=7 trees

conflict caused by the
installation of the
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. Meets
ltem Required Proposed Code Comments
sanitary sewer line in
the right-of-way. If is
supported by staff.
Cross-Section of Berms (LDM 10.i)
e Label contour lines
Slope, height and e Maximum 33% Cross sections are Yes
width e Constructed of loam provided
e 6" top layer of topsoil
Type of Ground Lawn seed mix Yes
Cover
Overhead ufility lines
and 15 ft. setback from Utility lines are
Setbacks from Utilities | edge of ufility or 20 ft. shown on the ROW | Yes
setback from closest cross section
pole
Parking Area Landscape Requirements (Zoning Sec. 5.5.3.c & LDM 5)
e Clear sight distance No plantings will
General requirements within parking islands conflict with interior | Yes
e No evergreen trees circulation
Name, type and . s
number of ground As proposed on planting | Lawn is |nd|<;ofed Yes
islands across the site
cover
General (Zoning Sec 5.5.3.c.ii & LDM 5)
e A minimum of 200 SF
to qualify
e Minimum 200 SF per . .
Parking lot Islands tree planted in island 2\” |sIr<(:1)n<;IiZ?erle sized Yes
e 6" curbs pprop Y.
e Islands minimum width
10' BOC to BOC
Parking stall can be
, Spaces could be
Curbs and Parking reduced "'ro ].7 and the All spaces appear shortened to 17’ if there
. curb to 4” adjacentto a Yes .
stall reduction ; L to be 20 feet long is 2’ of overhang
sidewalk of minimum 7 .
f available.
e Maximum of 15
contiguous spaced .
Contiguous space e All endcap islands No bay shown is
. . longer than 8 Yes
limit should also be at least spaCes
200sf with 1 free P
planted in it.
e No plantings with
matured height
greater than 12’ within |e A proposed
. . 10 ft. of fire hydrants of hydrant and FDC
Plantings around Fire -
uftility structures are shown. Yes

Hydrant

(manholes, catch
basins).

e Trees also need to
have at least 5 feet

¢ No plantings

conflict with them.
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Item

Required

Proposed

Meets
Code

Comments

between the frunk
and underground
ufility lines.

Landscaped area

Areas not dedicated to
parking use or driveways
exceeding 100 sq. ft.
shall be landscaped

All areas will be
landscaped.

Yes

Clear Zones

Section 5.9 (see below)

Yes

Yes

residential use in any R

Category 1: For OS-1, 0S-2, OSC, OST, B-1, B-2, B-3, C, NCC, EXPO, FS, TC
district (Zoning Sec 5.5.3.c.iii)

, TC-1, RC, Special Land Use or non-

A = Total square
footage of vehicular

Trees

for which a waiver is
required (6 trees)
e 374/35=11 trees

drive to count)

Use area up 1o 50,000 A=xSFx7.5% = Asf NA NA
sf X 7.5%
B = Total square
footage of additional
paved vehicular use B=xSFx 1% =B sf NA NA
areas over 50,000 SF)
x1%
Category 2: For: I-1 and 1-2 (Zoning Sec 5.5.3.c.iii)
A = Total square
footage of vehicular | A =xSFx 6% Calculation is Yes
use area up to 50,000 | A = 9631 x 6% = 578sf provided
sf x 5%
B = Total square
footage of additional
paved vehicular use B = (x SF— 50000) x 0.5% NA
areas over 50,000 SF x
0.5%
All Categories
The 1487sf should not be
included as interior
Total square footage _ -
of landscaped C=A+B 1428 sf Yes and.scqpe qref: as it is
. . C =578 +0=578sf outside the limits of the
islands required : )
parking lot. It's not
needed anyway.
Number of canopy D = C/200 = xx Trees 3 trees Yes
frees required D =578/200 = 3 trees
1. Trees must be within
15 feet of the
1 Canopy tree per 35 If paveme.nt fo count
as a perimeter tree.
Parking Lot Perimeter * 596/35= 17 trees 8 frees (2 of those . \l:llﬁic::eo?évv?/;:te c:fw °
o Less 222 If along wall are too far from the | No

the parking lot that
are further than 15
feet away from the
paving to south of the
8-space bay, where
2 irees are needed.
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Item

Required

Proposed

Meets
Code

Comments

3. Please shift the three
frees along the west
drive southward 12
feet so there is room
for another tree north
of the LS there. Label
that tree as PLP.

4. Please relabel the AS
along the west drive
from AP to PLP

5. By doing the above,
10 trees can be
provided.

6. Alandscape waiver
is also required for
the 6 trees that can’t
be planted along the
north wall.

Accessway Perimeter
Trees (Zoning Sec
5.5.3.C.iv.J.)

1 Canopy tree per 35 If

224/35 = b trees

5 frees

No

1. Trees must be within
15 feet of the
pavement to count
as a perimeter tree.

2. Please add 2 AP trees
to the west side of the
east accessway.

3. Please move the two
AP trees that are
further than 15 feet
from the pavement to
areas where they
can be within that
distance.

4. Move the NS at the
northwest corner of
the building
westward 5 feet so it
can provide some
shade for the paving.

5. Change the pine
near the east side of
the east drive to a
deciduous canopy
free and double-
count it as an
accessway perimeter
and ROW tree.

Other Landscaping

Other Screening (Zoning Sec 3.14, 3.15, 4.55, 4.56)

Screening of outdoor
storage,
loading/unloading

No loading area is
shown

TBD
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Item

Required

Proposed

Meets
Code

Comments

Transformers/Utility
boxes
(LDM ¢)

e A minimum of 2ft.
separatfion between
box and the plants

e Ground cover below
4" is allowed up to
pad.

e No plant materials
within 8 ft. from the
doors

Sufficient screening
is provided with
walls and/or
plantings

Yes

Building Foundation Landscape Requirements (Zoning Sec. 5.5.3.D)

Interior site
landscaping

e Building perimeter less
man doors and
vehicular doors x 8

e located at building
foundation

e Minimum 4’ wide
landscape bed
widths

o 435*8 = 3480sf

3480sf

Yes

Building Frontage
Landscaping

Minimum of 60% of
building facing road
must be landscaped

60% * 215 = 129If

116lf (54%)

No

A landscape waiver is
required for the
deficiency.

Detention/Retention Basin Requirements (Zoning Sec. 5.5.3.e & LDM 3)

Planting requirements

e Clusters of large native
shrubs shall cover 70-
75% of the basin rim
area located at 10
feet above the
permanent water level
or pond boftom ifit's a
dry pond.

Canopy trees at 1/35If
of the east, south and
west sides of the pond,
located at about 10
feet away from the
permanent water level
10" to 14" tall grass
along sides of basin
Refer to wetland for
basin mix

¢ Underground
detention will be
used so no
detention pond
landscaping is
required.

¢ The maintenance
path is shown on
the landscape
plan.

NA

Phragmites &
Japanese Knotweed
Control (Zoning Sec
5.5.6.B.vii)

Any and all
populations of
Phragmites australis
and/or Japanese
knotweed on the site
shall be included on
free survey.

None indicated

TBD
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Item

Required

Proposed

Meets
Code

Comments

e Treat populations per
MDEQ guidelines and
requirements to
eradicate the weed
from the site.

LANDSCAPING NOTES, DETAILS AND GENERAL REQUIREMENTS

Landscape Notes - Utilize City of Novi Standard Notes (Zoning Sec 5.5.5 & 5.5.6 & LDM 10.h.(14))

e Provide intended
dates

Installation date e Should be between Mar 15-Nov 15 Yes
March 15 and
November 15.
¢ Include statement of
intent to install and
guarantee all
Maintenance & materials for‘ 2 years. Please remove Note
R e Include a minimum Yes
Statement of intent . 11.C.3.
one cultivation in
June, July and August
for the 2-year warranty
period.
Plant source Shall be northern nursery Yes Yes
grown, No.1 grade.
1. Need on the final site
plan
2. Please provide either
an irrigation system
plan or information
regarding the
A method for providing qlternghve method
. that will be used to
the water required for
. water the plants
. plant establishment and s
Irrigation plan lona-term survival must 3. If anirrigation system
(Zoning Sec 5.5.6.B & g-ter ; None TBD is used, it should
LDM 10.1 & m.) be provided - either an meet the
’ ’ automated irrigation — .
svstem. hoses or other requirements listed at
4 ! the end of the chart.
means TN
4. If an existing irrigation
system is modified to
include the new
landscape areas, a
note to that effect
must be added to
the plan.
Approval of City must approve any
substitutions. substitutions in writing Yes Yes
(Zoning Sec 5.5.5.E) prior to installation.
Plant List (LDM 4, 11)
Quantities and sizes o A minimum of 50% of A plgm list is Yes
species used on the provided
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ltem Required Proposed gc?:;s Comments
Root type site, notincluding any | yes Yes
woodland :
¢ 22 of 34 species S
replacements, must Please use Virginia
be native to Michigan used (65%] are Creeper on the wall
e The Tree Diversit . native to instead of Riverbank
Botanical and standards of ’rhey Michigan Yes rape because the
common hames Landscape Design * The free diversity grape’s tendrils wouldn’t
Manual Spec’rion i must meefrs the ge apble to cling to the
be meft for all non- requirements of wall
woodland LDM section 4 )
Type and amount of replacement trees Lawn seed. 5 shown
lawn Used. and quantities are Yes
given
. For all new plantings,
Cost esfimate mulch and sod as listed | Yes Yes
(LDM 2.1)
on the plan
Planting Details/Info (LDM Part lil) — Utilize City of Novi Standard Details
%ggopy Deciduous Yes Yes
Evergreen Tree Yes Yes
Multi-stem Tree Yes Yes
Shrub Refer“ro LDM for detail Yes Yes
drawings
Perennial/ Yes Yes
Ground Cover
Tree stakes and guys.
(Wood stakes, falbric Yes Yes
guys)
Tree protection Located at Critical Root
¢ P Zone (1’ outside of No
encing -
dripline)
Other Plant Material Requirements (LDM 3)
- Plant materials shall not
General Conditions be planted within 4 ff. of | No NA No plants are proposed
(LDM 3.a) . near property lines
property line
Plant Materials & Clearly show frees to be | No tfrees are
Existing Plant Material | removed and frees to proposed to be NA
(LDM 3.b) be saved. saved on site.
e Substitutions to
landscape standards
for preserved canopy
frees outside
Landscape tree woodlands/ wetlands No
credit (LDM3.b.(d)) should be approved
by LA.
e Refer to Landscape
tree Credit Chart in
LDM
Plant Sizes for ROW, Refer to Landscape
Woodland Design Manual for On plant list Yes

replacement and

requirements
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ltem Required Proposed gsgls Comments

others (LDM 3.c)

Plant size credit

(LDM3.c.(2)) NA No

Prohibited Plants No plants on City N%E,frfggned

(LDM 3.d) Invasive Species List P

proposed
Recommended trees Canopy trees are
for planting under Label the distance from
- e shown near No
overhead utilities the overhead utilities head lines
(LDM 3.e) overned
e Trees shall be mulched
to 3"depth and shrubs,
groundcovers to 2"

Nonliving Durable depth

Material: Mulch (LDM | e Specify natural color, On details Yes

4) finely shredded

hardwood bark mulch.
Include in cost
estimate.

NOTES:

1. This table is a working summary chart and is 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 Requirements

Any booster pump installed to connect the project’s irrigation system to an existing irrigation system must be
downstream of the RPZ.

The RPZ must be installed in accordance with the 2015 Michigan Plumbing Code.

The RPZ must be installed in accordance with the manufacture installation instructions for winterization that
includes drain ports and blowout ports.

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 form.
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- AECOM
A:COM 39575 Lewis Dr, Ste. 400

Novi

Ml, 48377
USA
aecom.com

Project name:
JSP26-17 — City of Novi Fire Station #2
Preliminary Traffic Review

To: From:
Barbara McBeth, AICP AECOM
City of Novi

45175 10 Mile Road Date:

Novi, Michigan 48375 June 3, 2026
CC:

Lindsay Bell, Humna Anjum, Diana Shanahan, Milad
Alesmail, Stacey Choi, Kate Purpura

Memo

Subject: JSP26-17 — City of Novi Fire Station #2 Preliminary Traffic Review

The preliminary 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 provided below are adequately addressed to the satisfaction of the City.

GENERAL COMMENTS

1. The applicant, HED Architects, is proposing a new fire station.

2. The development is located on the north side of 13 Mile Road, east of Wexford Boulevard. 13 Mile Road is under the
jurisdiction of the City of Novi.

3. The site is zoned R-A (Residential Acreage).

4. There are no traffic related deviations required at this time.

TRAFFIC IMPACTS

1. AECOM did not perform an initial trip generation based on the ITE Trip Generation Manual, 11" Edition, as it is not
applicable for a fire station.

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
None -

TRAFFIC REVIEW

The following table identifies the aspects of the plan that were reviewed. ltems marked O are listed in the City’s
Code of Ordinances. Items marked with ZO are listed in the City’s Zoning Ordinance. ltems 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.
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Memo

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 30 Met Within range.
2 Driveway Width | O Figure [X.3 24’ and 64’1” | Met Within range and exceeds
range.
3 Driveway Taper | O Figure 1X.11 ;
3a Taper length | - N/A
3b Tangent - N/A
4 Emergency Access | O 11-194.a.19 2 driveways | Met
5 Driveway Sight Distance | O Figure VIII-E - N/A
6 Driveway Spacing
6a Same-side | O 11.216.d.1.d - N/A
6b Opposite side | O 11.216.d.1.e - N/A
7 External Coordination (Road Agency) - N/A
8 External Sidewalk | Master Plan & EDM 5’ proposed Met Meets existing.
9 Sidewalk Ramps | EDM 7.4 & R-28-K Indicated, Met
detail
provided

10 | Any Other Comments:

INTERNAL SITE OPERATIONS

No. Item Proposed Compliance Remarks

11 Loading Zone | ZO 5.4 - N/A

12 | Trash Receptacle | ZO 5.4.4 Noted Met The applicant indicated
trash is proposed to be
handled via residential
bins.

13  Emergency Vehicle Access 2 access points Met

14 | Maneuvering Lane | ZO 5.3.2 24’ Met

15 Endlslands | ZO 5.3.12

15a Adjacent to a travel way | Dimensioned Met

15b Internal to parking bays = - N/A

16 | Parking Spaces | ZO 5.2.12 18 proposed See Planning review
letter.

17  Adjacent Parking Spaces | ZO <15 spaces per Met

5.5.3.C.ii bay

18 | Parking Space Length | ZO 5.3.2 20° Met Could reduce to
standard 19’ length.

19  Parking Space Width | ZO 5.3.2 10’ Met Could reduce to
standard 9’ width.

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://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/standardPlansIndex.htm#roadPlans
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf

Memo

INTERNAL SITE OPERATIONS
No. Item Proposed Compliance Remarks
20 | Parking Space Front Curb Height| ZO @ 6” Met
5.3.2
21 Accessible Parking — number | ADA 1 required, 2 Met
proposed
22 Accessible Parking — size | ADA 20’ x 10’ with & Met Could reduce parking
aisle space to standard 19’ x
8.
23  Number of Van Accessible Space | 1 required, 2 Met
ADA proposed
24  Bicycle Parking
24a Requirement | ZO 5.16.1 Proposed Met
24b Location | ZO 5.16.1 | Indicated Met
24c Clear Path from Street | ZO 5.16.1 €’ Met
24d Height of Rack | ZO 5.16.5.B | Not provided, 3’ Not Met Provide in future
required submittal.
24e Other (Covered / Layout) | ZO 5.16.1, = Not provided Not Met Provide in future
Text Amendment 18.301 submittal. Refer to
Text Amendment
18.301.
25 | Sidewalk — min 5’ wide | Master Plan Varies 5 — 171’ Met
26  Sidewalk Ramps | EDM 7.4 & R-28-K Indicated, detail Met
provided
27 | Sidewalk — distance back of curb | - N/A
EDM 7.4
28  Cul-De-Sac | O Figure VIII-F - N/A
29 | EyeBrow | O Figure VIII-G - N/A
30  Turnaround | ZO 5.10 - N/A
31 | Any Other Comments:
SIGNING AND STRIPING
No. Item Proposed Compliance Remarks
32  Signing - sizes | MMUTCD Provided Met
33 | Signing Table - quantities and sizes | Listed on site Partially Met List both the R7-8 and
plan, detail R7-8p signs in the
provided “Proposed Sign
Legend” on sheets C1.1
and C5.1.
34  Signs 12" x 18” or smaller in size Provided Met
shall be mounted on a galvanized 2
Ib. U-channel post | MMUTCD
35 | Signs greater than 12” x 18” shall be = Provided Met
mounted on a galvanized 3 Ib. or
greater U-channel post | MMUTCD
36  Sign bottom height of 7’ from final Indicated Partially Met The 7’ should be to the
grade | MMUTCD bottom of the R7-8 sign

and not the R7-8a sign.
37 | Signing shall be placed 2’ from the N/A -
face of the curb or edge of the
nearest sidewalk to the near edge of
the sign | MMUTCD

AECOM
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https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
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/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://www.cityofnovi.org/media/jfqng21p/finalnon-motorizedmasterplan-part2of4.pdf
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/standardPlansIndex.htm#roadPlans
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/media/zqhhe0zr/zoningordinance.pdf
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

Memo

SIGNING AND STRIPING

No. Item Proposed
38 FHWA Standard Alphabet series Indicated to
used for all sign language | comply with
MMUTCD MMUTCD
39 | High-Intensity Prismatic (HIP) Indicated to
sheeting to meet FHWA retro- comply with
reflectivity | MMUTCD MMUTCD
40  Parking space striping notes Indicated
41 | The international symbol for Detail not
accessibility pavement markings | provided

ADA

42  Crosswalk Pavement Marking Detail —Detail provided
Provide information on how traffic will be maintained during

43 | Any Other Comments:

Compliance Remarks

Met

Met

Met Fix pavement marking

labels at south
accessible parking area
on sheet AS101.

Not Met Provide state detail in
future submittal.

Met

construction along 13 Mile Road.
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 ¥ W
Paula K. Johnson, PE
Senior Transportation Engineer
AECOM

W gheal -

Saumil Shah, PE
Project Manager
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Phone: (248) 880-6523
E-Mail: dnecci@drnarchitects.com
Web: drnarchitects.com

50850 Applebrooke Dr., Northville, MI 48167

June 8, 2026
Facade Review Status:

Not Approved, Section 9 Waiver
Not Recommended.

City of Novi Planning Department
45175 W. 10 Mile Rd.
Novi, MI ~ 48375-3024

Re: FACADE ORDINANCE
Novi Fire Station No. 2, JSP26-17, Facade Region: 1, Zoning District: RA

Dear Mrs. Bell, Director of Planning,

The following Facade Review is based on the drawings by BRW Architects, dated
5/15/26. The percentages of materials for each fagade are shown on the table below. The
maximum and minimum percentages required by the Facade Ordinance are shown in the
right-hand column. Materials in non-compliance, if any, are highlighted in bold. This
project is located in Fagade Region 1.

South Ordinance Maximum
(Front) North West East (Minimum)
Brick 21% 10% 36% 10% 100% (30% Min.)
Stone 19% 32% 23% 0% 50%
Combined Brick & Stone 40% 42% 59% 10% 100% (30% Min.)
Standing Seam Metal Roof 31% 18% 8% 50% 25%
Standing Seam Metal Wall Panel 21% 17% 24% 0% 25%
Trespa Panel 8% 2% 11% 0% 25%
BOK Fence Syatem (Flat Metal) 0% 16% 0% 0% 50%
Fiber Cement Panels 0% 5% 0% 40% 25%

As shown above the east facade has the following deviations, the minimum amount of
Brick and Stone are not provided, and the percentage of Standing Seam Metal Roof and
Cement Fiber Panels exceeds the maximum amount allowed. A Section 9 Waiver would
be required for these deviations.

Recommendation — The east facade will be highly visible from 13 Mile Road as well as
the neighboring residential property. Therefore, it is recommended that the east fagade
be revised to more closely comply with the Ordinance. Raising the transition line
between Brick and Cement Fiber Siding for example would more closely match the the
percentages required by the Facade Ordinance.
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Notes to the Applicant:

Inspections — The Facade Ordinance requires inspection(s) for all projects. The applicant
should request inspection of the brick prior to installation. It is the applicant’s
responsibility to request the inspection at the appropriate time (before installation).
Inspections may be requested using the Novi Building Department’s Online Inspection
Portal.

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
Fagade Ordinance.
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(C 1LY OF

CITY COUNCIL

Mayor
Justin Fischer

Mayor Pro Tem
Laura Marie Casey

Dave Staudt
Brian Smith

Matt Heintz

Priya Gurumurthy
Aaron Martinez

City Manager
Victor Cardenas

Director of Public Safety
Chief of Police
Erick W. Zinser

Fire Chlef
John B. Martin

Assistant Chief of Police
Scott R. Baetens

Asslstant Fire Chlef
Todd Seog

Novi Public Safety Administration

45125 Ten Mile Road
Novi, Michigan 48375
248.348.7100
248.347.0590 fax

cityofnovi.org

May 27, 2026

TO: Barbara McBeth - City Planner
Lindsay Bell - Plan Review Center
Diana Shanahan - Plan Review Center
Stacey Choi - Planning Assistant

RE: City of Novi - Fire Statfion #2
Preliminary Site Plan

Pre APP26-006
PSP26-022
JSP26-0017

Project Description:

Build new Fire Station on vacant lot 2.186 acres.
Address listed on parcel is — 42000 13 Mile Rd. Novi, Mi. 48374

Comments:

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

2. 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.

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

4. 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.)

5. The minimum width of a posted fire lane is 20 feet. The
minimum height of a posted fire lane is 14 feet. (D.C.S Sec.
158-99(a).)

6. 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.

7. 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)

8. SEE NOTE BELOW - 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.

9. The installation of security gates across a fire apparatus
access road shall be approved by the fire chief. Where
security gates are installed, they shall have an approved
means of emergency operation. The security gates and the
emergency operation shall be maintained operational at
all times. Electric gate operators, where provided, shall be
listed in accordance with UL 325. Gates intended for
automatic operation shall be designed, constructed and
installed to comply with the requirements of ASTM F 2200

10. Outside Fire Alarm Horn/Strobe device will need to be
installed, on building, closest to final FDC location. Current
proposal is to have a remote “post” FDC, away from
building. This can be reviewed at Fire Alarm installation.

Recommendation:
ltems noted above were acknowledged by HED/BRW Architects in
review letter received from them dated 5/15/26 and are acceptable.

ltem #8 — Hazardous Material Chemical Inventory will be handled by Fire
Dept. staff internally and will be on file with the Fire Marshals office upon
approval of final occupancy.

ltem #9 — Security gates and features are acceptable and will be
reviewed by Fire Marshal during install.

The Fire Dept. does not have any objections to this Preliminary Site Plan at
this time.

Sincerely,

WW

Andrew Copeland - Fire Marshal
City of Novi Fire Department
cc: file



APPLICANT RESPONSE LETTER




June 29, 2026

Charles Boulard, Com. Dev. Director
Community Development

City of Novi

45175 Ten Mile Rd

Novi, M| 48375

RE: Fire Station 02 - City of Novi Review Comments

Dear Charles:

HED is pleased to submit the following conformed AEC responses to the recent city review comments received on
June 12, 2026. The purpose of the responses is to memorialize recognition of the city’s review comments by the
design team as we move forward with the next phases of the design effort.

Also, as discussed in today’s meeting with your department staff, due to budget constraints we are seeking alleviation
from city development ordinances for several items per the following:

Item Topic / Request Proposed Action

Screen wall REDUCE length & height Reduce length per meeting at limits of drive lane length.
at rear property Maintain screen wall along northeast + east prop. line.
line. Shorten length along northwest side prop. line.

Reduce height to 8’-0” ft. from 10°-0” ft.
Expand tree planting along northwest property line where
screen wall is reduced as noted above.

West Berm DELETE Delete to allow above ground detention pond.
Continue with planned tree plantings for screening.

Detention Pond REPLACE Replace below ground w/ above ground det. pond.

Tree Plantings REDUCE quantity Re-design based on VE proposal for review to save costs.
Low Plantings REDUCE quantity Re-design based on VE proposal for review to save costs.
Xeriscape Design for xeriscape Reduces irrigation / water usage needs.

Reduces maintenance effort & time performed by Fire Dept.

RoW Sidewalk REDUCE Width City will accept 6'-0” ft. from the current 8'-0” ft. width.

Should you have any questions regarding these responses, please contact me.
Sincerely,

% )
) ' /

Sté;/e Jackson
Assoc. Sr. Project Manager

FS.02 - Site/Civil App: City Review Comments + AEC Responses 01
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PLANNING REVIEW FIRE STATION #2 REPORT
Planning Review Chart

Zoning and Use Requirements
1. Noise Impact Statement (Sec 5.14.10.B.i) - TBD —
City Review Comment: Noise Analysis to be prepared by a design professional:
e Description of noise emissions
e Compliance with 5.14.10.A
¢ Hours of operation
Soundproofing measures
City Comments: When provided by the applicant, Staff will review to ensure sound levels do not exceed 55
dB during night hours and 60 dB during day-time hours at the residential property line as required by the
Ordinance.
HED/BRW Response: A licensed acoustical consultant will provide a full report noting compliance with City
standards.

RA: Residential Acreage — Height, Bulk, Density and Area Limitations (Section 3.1.1)
1. Building Setbacks (Section 3.1.1.D) - Front: 45 ft minimum setback
City Review Comment: See Note to District Standards, Sec 3.6.2.B for non-residential uses in residential
district.
HED/BRW Response: Noted, City to provide directive. Setbacks are to be 75’ (side & rear), 50’ (front). This
will be a requested variation to the zoning requirements due to non-residential use. In addition to the
requested 60’ right of way the buildable area of the site from front to rear is approximately 23'.

Note to District Standards (Section 3.6.2)
1. Building and Parking Setbacks (Section 3.6.2.B)

City Review Comment: This is a deviation from ordinance standards. - Non-Residential Uses: For all uses
other than SF, building setbacks shall be at least 75 feet. The minimum building setback from access streets
may be reduced to 50 feet for fire department structures where quick access to the street network is
required.
HED/BRW Response:: Noted, City to provide directive. Setbacks are to be 75’ (side & rear), 50’ (front).
This will be a requested variation to the zoning requirements due to non-residential use. In addition to the
requested 60’ right of way the buildable area of the site from front to rear is approximately 23'.

Site Standards (Section 5)

1. City Review Comment: Parking stall located adjacent to a parking lot entrance (public or private) (Sec.
5.3.13) — Shall not be located closer than twenty-five (25) feet from the street right-of-way (ROW) line, street
easement or sidewalk, whichever is closer. City Comments: See Planning Review
Provide dimension on the plan — might be a deviation
HED/BRW Response: Site security gate location requires public parking spaces to be located ample
maneuvering distance from vehicular gate. The narrow depth of the site prohibits ample parking and
providing the public parking stall outside of the requested distance. A waiver will be required, City to provide
directive if alternative solution is required.

SDA Response: Parking will be reviewed to accommodate 25’ offset from the right-of-way. This will be from
the current 33’ right-of-way not the proposed 60’ right-of-way.

2. City Review Comment: Barrier free signs — One sign for each accessible parking space
SDA Response: A sign for each accessible parking space will be provided

3. Bicycle Parking General Requirements (Sec. 5.16) — TBD
Parking space width: 7 ft.
One tier width: 11 ft.
Two tier width: 18 ft.
Maneuvering lane width: 4 ft.
Parking space depth: 32 in.
City Review Comment: See below
HED/BRW Response: A review of the bicycle parking will be completed and adjusted accordingly prior to
the final site plan (FSP) review submittal.
SDA Response: A City standard detail for bicycle parking will be provided in drawings for construction.
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4. Bicycle Parking General Requirements (Sec. 5.16) — Compliant with comment
City Review Comment: Provide rack detail and layout detail as shown above in FSP submittal.
SDA Response: A review of the bicycle parking will be completed and adjusted accordingly prior to the final
site plan review submittal.

Design & Construction Standards
1. Public Sidewalks (Chapter 11, section 11-256(c)) — Compliant with comment
City Review Comment: Show width of sidewalk
HED/BRW Response: Dimension of public sidewalk will be provided in drawings for construction.
SDA Response: Dimensions are provided on C5.1

Accessory and Rooftop Structures (Sec. 4.19)
1. Roof top equipment and wall mounted utility equipment (Sec. 4.19.2.E.ii) — Verify presence and screening of
any roof top equipment
HED/BRW Response: Required rooftop equipment screening will be dimensioned and noted in elevations
issued for construction.

2. Transformers/Utility Boxes (Sec. 4.19.2.1) — Note all accessory structures on the plan
HED/BRW Response: Side yards equipment is fully screened from adjacent properties. City to provide
directive if alternate location is required. Placement is to minimize cost of utility runs across site and into
mechanical spaces within the building.

Lighting and Photometric Plan (Sec. 5.7)
1. Standard Notes (Sec. 5.7.1) — TBD - Provide standard notes on the plan.
HED/BRW Response: Will provide in next phase.

2. Average Light Level (Sec. 5.7.3.L) — TBD - Please calculate ratio for paved parking/drive areas in next
submittal.
HED/BRW Response: Will provide in next phase.

FACADE REVIEW
1. The East fagade does not meet zoning requirements
HED/BRW Response: Materials on the East fagade will be revised to meet a 30% masonry minimum. This
will be reflected in subsequent submittals.

2. Standing seam metal roof areas exceeded the maximum percentage
HED/BRW Response: Standing seam metal roof is below 3/12” slope and thus not considered a fagade
material. Please clarify as it was not clearly specified in the zoning requirements. The percentage of
standing seam metal roof will be greatly reduced in drawings issued for construction.

3. Fiber cement maximum percentage was exceeded on the east facade
HED/BRW Response: Materials will be revised to bring the east fagade into zoning requirements.

Other Permit and Legal Requirements
1. Design and Construction Standards Manual — TBD — Land description, Sidwell number (metes and bounds
for acreage parcel, lot number(s), Liber, and page for subdivisions).
SDA Response: Provided on sheets C1.1, C2.1, and C2.2. City to confirm if additional information is
required. Once provided, the information can be added prior to the final site plan submittal.

2. General layout and dimension of proposed physical improvements — TBD - See this chart and other reviews
for missing information
SDA Response: Will address per the items listed in the chart. However, City to confirm if additional
information is needed.

3. Signs — Signage, if proposed, requires a permit
HED/BRW Response: Noted.
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ENGINEERING REVIEW
General
1. Provide sight distance measurements for the Thirteen Mile Road entrance in accordance with Figure VIII-E
of the Design and Construction Standards.
SDA Response: However, a review of the standards will be completed and plans will be updated prior
submitting the FSP.

2. A same-side/opposite-side driveway spacing Waiver is not required at this time driveways are more than
185 feet away from existing drives.
SDA Response: Noted.

3. Provide a traffic control plan for the proposed road work activity Thirteen Mile Road.
SDA Response: We encourage the traffic control plan is provided by the contractor performing the work.
Team will work with City on requirements for the FSP.

4. Provide a note that compacted sand backfill (MDOT sand Class II) shall be provided for all utilities within the
influence of paved areas; illustrate and label on the profiles.
SDA Response: Sand backfill note will be added and illustrated on profiles.

5. Provide a construction materials table on the utility plan listing the quantity and material type for each utility
(water, sanitary and storm) being proposed.
SDA Response: A construction materials table will be added to the utility plan.

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

SDA Response: A utility crossing table will be added to the utility plan.

7. Provide a note stating if dewatering is anticipated or encountered during construction, then a dewatering
plan must be submitted to the Engineering Division for review.
SDA Response: A dewatering note will be added.

8. Generally, all proposed trees shall remain outside utility easements. Where proposed trees are required
within a utility easement, the trees shall maintain a minimum 5-foot horizontal separation from water main
and storm sewer and 10-foot horizontal separation from sanitary sewer. All utilities shall be shown on the
landscape plan, or other appropriate sheet, to confirm the separation distance.

SDA Response: A review of trees and utilities will be completed, including showing utilities on appropriate
sheets

9. The dedication of the master-planned right-of-way is requested for the project along Thirteen Mile Road.
SDA Response: The master planned 60’ right-of-way is already included on all sheets.

10. A Right-of-Way Permit will be required from the City of Novi.
SDA Response: Noted.

11. 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), and paving (2 sheets). The most
updated details can be found on the City’s website under Engineering Standards and Construction Details.
SDA Response: Standard detail sheets will be provided.

Water Main
12. Provide a profile for all proposed public water main 8-inch or larger at time of final site plan submittal.
SDA Response: Water main profiles will be provided in FSP.

13. Indicate why unit factor of 2 per employee was used as opposed to the Oakland County REU unit factor of
0.4 per employe. A peaking factor of 2.5 should be used for water main.
SDA Response: Peaking factors will be updated as noted.

14. Water Systems must have the ability to serve at least two thousand (2,000) gallons per minute in single-
family detached residential; three thousand (3,000) gallons per minute in apartment, cluster residential and
similar complexes, institutional and school areas; and at least four thousand (4,000) gallons per minute in
office, industrial and shopping centers is essential.

SDA Response: Noted.
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15. 6-inch hydrant leads are allowed for leads less than or equal to 25 feet in length. 8-inch leads are required
for leads greater than 25 feet in length.
SDA Response: Noted

16. All gate valves 6 inches 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 inches. Show valve locations for hydrants and
leads.

SDA Response: Locations will be detailed in the FSP.

17. 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.

SDA Response: Above note will be added to the general notes and pipe lengths will be included on water
main profiles.

18. Once all water main comments are addressed, submit EGLE application and all associated files directly to
Engineering for EGLE submittal.
SDA Response: Noted.

19. A 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,
Contaminated Site Evaluation Checklist, Basis of Design, and an electronic version of the 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.

SDA Response: Noted.

Irrigation
20. Provide irrigation plans at time of final site plan submittal.
SDA Response: Irrigation locations will be provided in future submittals. However, standard practice is to
include the irrigation as a design-build provided by the landscape contractor. Once the irrigation contractor is
selected, they can provide a plan for review. City to confirm acceptable practice.

Sanitary Sewer
21. Show the existing right-of-way for Wexford Townhomes, relocated sanitary sewer so that it is at least 10 feet
from the edge of the curb on Thirteen Mile Road. An off-site sanitary sewer easement will be required from
Wexford Townhomes.
SDA Response: The existing right-of-way for Wexford Townhomes is shown on the plans but will be clearly
defined with notes. A 60’ right-of-way was proposed but never dedicated. If needed, an easement will be
provided.

22. Indicate why the unit factor of 4 per employee was used as opposed to the Oakland County REU unit factor
of 0.4 per employee.
SDA Response: This was an error and will be updated accordingly in the FSP

23. Sanitary Basis of Design calculations should use peaking factor of 4.0 and 3.2 People/REU, peaking factor
of 4.0 is only for sanitary not for water main.
SDA Response: Noted. This will be updated in the FSP

24. Note on the construction materials table that 6-inch sanitary leads shall be a minimum SDR 23.5, and mains
shall be SDR 26.
SDA Response: Above note will be added to the utility plan.

25. 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.
SDA Response: Above noted will be added to the utility plan.

FS.02 - Site/Civil App: City Review Comments + AEC Responses 05



IH=D | BRWARCHITECTS

26. Once all sanitary sewer comments are addressed, submit EGLE application and all associated files directly
to Engineering for EGLE submittal.
SDA Response: Noted.

27. An electronic copy of the utility plans along with the Michigan Department of Environment, Great Lakes &
Energy (EGLE) permit application, 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.

SDA Response: Noted.

Storm Sewer
28. Provide profiles for all storm sewer 12-inch and larger at time of final site plan submittal. 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.
SDA Response: Profiles will be included in the FSP

29. 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.
SDA Response: Noted

30. Match the 0.80 diameter depth above invert for pipe size increases.
SDA Response: Noted

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

32. Provide a four-foot-deep sump and an oil/gas separator in the last storm structure prior to discharge to the
underground detention system.
SDA Response: Noted. A hydrodynamic separated will be detailed prior to submitting the FSP

33. Label the 10-year HGL and the 100-year HGL on the storm sewer profiles and ensure the HGL remains at
least 1-foot below the rim of each structure.
SDA Response: HGL labels will be provided on the storm profiles

34. lllustrate all pipes intersecting storm structures on the storm profiles.
SDA Response: Pipe intersections will be illustrated on the storm profiles.

35. 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.

SDA Response: A schedule will be provided on the utility plan.

36. Show and label all roof conductors and show where they tie into the storm sewer.
SDA Response: Roof conductors and their tie-ins will be shown.

37. Provide a storm sewer basis of design table at time of final site plan submittal.
SDA Response: A storm sewer basis of design table will be provided.

Storm Water Management Plan
38. 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.
SDA Response: Noted

39. 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.
SDA Response: Runoff rate calculations will be provided.
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40. The SWMP must address the discharge of storm water off-site, and evidence of its adequacy must be
provided. This should be done by comparing pre- and post-development discharge rates. The area being
used for this off-site discharge should be delineated and the ultimate location of discharge shown.

SDA Response: This will be addressed in the FSP

41. 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 tributary to each treatment structure.
The treated flow rate should be based on the 1-year storm event intensity (~1.6 In/Hr).

SDA Response: Treatment structure details and calculations will be provided.

42. Pretreatment structure shall limit the concentration of Total Suspended Solids (TSS) to 80% based on the
110-micron particle size. The NJDEP standard of 50% removal is also allowable, as it is for the target
median particle size of 75-microns.

SDA Response: Noted.

43. The flow restriction shall be accomplished by methods other than a pipe restriction in an oversized pipe due
to the potential for clogging and restrictor removal. A perforated standpipe, weir design, baffle wall, etc.
should be utilized instead.

SDA Response: Noted.

44. The primary outlet standpipe shall be designed with a secondary outer pipe with numerous holes. The stone
filter would rest against this outer pipe and would help protect the outlet standpipe from clogging.
SDA Response: Noted

Underground Detention Requirements
45. Provide 3-foot clearance between the groundwater elevation and the bottom of the underground detention
facility. If a closed pipe system is proposed, then a 3-foot clearance is not required.
SDA Response: Noted.

46. Provide the overland routing that would occur in the event the underground system cannot accept flow. This
route shall be directed to a recognized drainage course or drainage system.
SDA Response: Overflow routing will be provided.

47. Based on type of system proposed provide an underdrain along the downstream side of the underground
detention system which is tied into a manhole as a means of secondary storm water conveyance to the
outlet.

SDA Response: Underdrain will be provided with the detention system.

48. Provide a table or note addressing the required bedding depth vs. bearing capacity of the underlying soils in
the vicinity of the underground detention system per the manufacturer’s specifications.
SDA Response: A bedding depth vs. bearing capacity table/note will be provided.

49. Provide a note on the plans stating the City’s inspecting engineers shall verify the bearing capacity of the
native soils to verify an adequate bedding depth is provided.
SDA Response: Above note will be provided.

50. Void Space of aggregate bedding will be allowed using the following parameters:
Using stone with a 40% void space, a 20% factor of Safety will be applied. Therefore, a 0.3 void ratio should
be used in calculation to determine the allowed void storage volume.
SDA Response: Noted

51. Based on type of system proposed provide an isolator row in the underground detention system in addition
to the swirl concentrator chamber or upstream infiltration practices. Contact the Engineering Division for
further information.

SDA Response: Noted. We will coordinate appropriate treatment with the engineering division.

52. Provide a note on the underground detention detail that aggregate porosity will be tested, and results
provided to the City’s inspecting engineers.
SDA Response: The above note will be provided.
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53. Provide 8-inch inspection ports on storage rows.
SDA Response: 8-inch inspection ports will be provided.

54. For isolator rows, 12-inch inspection ports will be required every 100 feet and manholes will be required as
directed. Underground storage systems without an isolator row shall include 4-foot diameter manholes at
one end of each row for maintenance access purposes.

SDA Response: Noted.

55. Provide critical elevations (Vcp-r, Vep and V1oo0) for the detention system. Also, provide a cross-section for
the underground detention system. Ensure that there is at least 1 foot of freeboard between the 100-year
(V100) elevation and the subgrade elevation beneath the pavement.

SDA Response: Elevations will be provided in FSP

56. The underground detention system shall be kept outside of the influence of any planting areas.
SDA Response: Noted.

Paving & Grading
57. Provide a construction materials table on the Paving Plan listing the quantity and material type for each
pavement cross-section being proposed.
SDA Response: A construction materials table will be provided on the paving plan.

58. Revise the pathway cross-section to indicate a maximum cross-slope of 2%.
SDA Response: Pathway cross-section will be revised.

59. 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.

SDA Response: Product is noted on barrier free details provided on sheet C5.2

60. 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.
SDA Response: Detailed grading including spot grades and slopes will be provided with the FSP plans.

61. Provide at least 3-foot buffer distance between the sidewalk and any fixed objects, including hydrants and
irrigation backflow devices. Include a note on the plan where the 3-foot separation cannot be provided.
SDA Response: A review of all areas will be completed and adjusted as necessary.

62. Revise pavement cross section for asphalt, pavement for Thirteen Mile Road should match Detail 2B for
collector and industrial roads.
SDA Response: Asphalt pavement cross section will be revised.

63. Revise pavement cross sections, Class Il sand is not allowed as a pavement base, 21 AA aggregate can be
used or you may use limestone. Note should be revised to remove class Il sand.
SDA Response: Class 2 sand will be removed and replaced with 21AA

64. Provide pavement cross sections for each type of pavement proposed on-site or refer to City of Novi
standard details. Cross-sections must meet or exceed city standards. Remove any pavement types from
Legend that are not proposed on-site.

SDA Response: Pavement cross-sections will be provided based on geotechnical recommendations and at
a minimum meet the City of Novi standard details.

65. Concrete walks on-site may have Class Il sand base; concrete walks on-site may be changed to 4” concrete
on 4” base.
SDA Response: Noted.

66. Standard concrete drive approach for commercial/industrial driveways requires 8” concrete on 8” aggregate

base.
SDA Response: Pavement cross section for drive approach will be revised.
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67. Provide additional spot grades as necessary to demonstrate that a minimum 5-percent slope away from the
building is provided for a minimum distance of ten feet around the perimeter of the building.
SDA Response: Additional spot grades will be provided.

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

69. The City standard straight-faced curb (MDOT F-4 curb detail) shall be provided. Remove detail and attach
City standard paving details.
SDA Response: City standard curb detail will be used.

Soil Erosion & Sediment Control
70. A SESC permit is required (link to Soil Erosion Permit Application). A review will be done when a completed
packet is submitted to Sarah Marchioni at Community Development.
SDA Response: SESC plan will be completed based on City standards and submitted for permit review.

Off-Site Easements
71. Any off-site utility easements anticipated must be executed prior to Stamping Set Approval. If you have not
already done so, drafts of the easements and a recent title search shall be submitted to the Community
Development Department as soon as possible for review and shall be approved by the Engineering Division
and the City Attorney prior to executing the easements.
i. Off-Site Title Policy
ii. Off-Site Sanitary Sewer Easement
SDA Response: Off site title policy and easements have not been completed to date but will be completed.

The Following Must Be Submitted with the Next Submittal:

72. A letter from either the applicant or the applicant’s engineer must be submitted with the next submittal
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.

SDA Response: Team will provide.

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

Required Legal Documents
74. A draft copy of the Declaration of Covenant for Storm Drainage Facility Maintenance, as outlined in the
Storm Water Management Ordinance, must be submitted to the Community Development Department.
Once the agreement is approved by the City’s Legal Counsel, this agreement will then be sent to City
Council for approval/acceptance. The agreement will then be recorded at the office of the Oakland County
Register of Deeds. This document has been provided to the applicant.
SDA Response: Team will coordinate with City to provide.

75. A draft copy of the 20-foot-wide Sanitary Sewer Easement needed for the off-site sanitary sewer extension.
SDA Response: Will provide.

76. A draft copy of the Quit Claim Deed for the proposed 60-foot-wide right-of-way along Thirteen Mile Road

must be submitted for review and acceptance by the City.
SDA Response: Noted.
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LANDSCAPE REVIEW
Landscape Plan Requirements (LDM 10)
1. Miss dig Note (800) 482-7171 — Please add this to the landscape plans and site plans
SDA Response: Note will be added to each landscape plan sheet.

2. Proposed grading. 2’ contour minimum - Please show TW/BW elevations on the residential side of the
screening wall. It should be at east 10 feet tall on the north side of the wall.
SDA Response: Contours are shown in all plan drawings at 1’ intervals. Wall details and elevations will be
added in future FSP

3. Snow deposit - Please shift the eastern snow deposit area southward so the northern accessway perimeter
tree can be planted within 15 feet of the pavement.
SDA Response: Snow deposit area will be shifted south. The Accessway perimeter tree will be brought
within 15’ of the pavement.

Berms, Walls and ROW Planting Requirements
4. Berm Requirements —

a. A landscape waiver is required to use a wall instead of the required landscaped berm
SDA Response: Noted

b. Please show TW/BW elevations on the residential sides of the walls as well as the FFE of the
residences near the site.
SDA Response: Will provide.

c. Please change the riverbank grape to Virginia Creeper as grape cannot cling to the wall but Virginia
Creeper can.
SDA Response: Will replace grape with creeper

d. Deer may eat arborvitae if they are known to be in the area.
SDA Response: Will replace arborvitae with Eastern Red Cedar

5. Material, height and type of construction footing - Please provide a standard detail showing the appearance
of the wall on both sides on the Final Site Plans.
SDA Response: Wall detail and materials will be added to final plan set.

6. Walls 4 feet or greater in height shall be designed and sealed by an Engineer — An engineer will need to
design the walls. They will be reviewed with the building review.
SDA Response: Wall shall be designed by a licensed engineer.

7. Min. berm crest width — A landscape waiver is required for the hedge in lieu of the berm.
SDA Response: A landscape waiver will be requested.

8. Minimum berm height — See above
SDA Response: A landscape waiver will be requested.

9. Canopy deciduous or large evergreen trees — As most of the frontage is not adjacent to parking, the “not
adjacent to parking” requirement may be used for the entire frontage
SDA Response: Noted.

10. Sub-canopy deciduous trees
1. If desired, the number of trees proposed can be reduced to 9.
SDA Response: Will reduce
2. No fewer than 4 trees should be between the drives.
SDA Response: Noted

11. Canopy deciduous trees in area between sidewalk and curb — A waiver will be required due to the conflict

caused by the installation of the sanitary sewer line in the right-of-way. It is supported by staff.
SDA Response: A landscape waiver will be requested.
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Parking Area Landscape Requirements (Zoning Sec. 5.5.3.c & LDM 5)
12. Curbs and Parking stall reduction — Spaces could be shortened to 17’ if there is 2’ of overhand available.
SDA Response: Noted.

13. Total square footage of landscaped islands required - The 1487sf should not be included as interior
landscape area as it is outside the limits of the parking lot. It's not needed anyway.
SDA Response: Calculations will be edited to reflect this.

14. Parking Lot Perimeter Trees

1. Trees must be within 15 feet of the pavement to count as a perimeter tree.
SDA Response: Trees will be shifted as noted

2. Please move the two white oaks west of the parking lot that are further than 15 feet away from the
paving to south of the 8-space bay, where 2 trees are needed.
SDA Response: Trees will be relocated as noted

3. Please shift the three trees along the west drive southward 12 feet so there is room for another tree
north of the LS there. Label that tree as PLP.
SDA Response: Trees will be shifted and relabeled

4. Please relabel the AS along the west drive from AP to PLP
SDA Response: Trees will be relabeled

5. By doing the above, 10 trees can be provided.
SDA Response: Noted

6. A landscape waiver is also required for the 6 trees that can’t be planted along the north wall.
SDA Response: A waiver will be requested

15. Accessway Perimeter Trees (Zoning Sec 5.5.3.C.iv.j.)

1. Trees must be within 15 feet of the pavement to count as a perimeter tree.
SDA Response: Trees will be moved.

2. Please add 2 AP trees to the west side of the east accessway.
SDA Response: Trees cannot be added due to the underground utilities. However, a review will be
completed as detailed design continues.

3. Please move the two AP trees that are further than 15 feet from the pavement to areas where they can
be within that distance.
SDA Response: Trees will be moved

4. Move the NS at the northwest corner of the building westward 5 feet so it can provide some shade for
the paving.
SDA Response: Tree will be relocated

5. Change the pine near the east side of the east drive to a deciduous canopy tree and double-count it as
an accessway perimeter and ROW tree.
SDA Response: The pine will be replaced with a canopy tree.

Building Foundation Landscape Requirements (Zoning Sec. 5.5.3.D)
16. Building Frontage Landscaping — A landscape waiver is required for the deficiency.
SDA Response: A landscape waiver will be requested.

Landscaping notes, details, and general requirements
17. Maintenance & Statement of intent — Please remove Note 11.C.3.
SDA Response: Note will be removed

18. lIrrigation plan (Zoning Sec 5.5.6.B & LDM 10.1 & m.)

1. Need on the final site plan
SDA Response: Irrigation locations will be provided in future submittals. However, standard practice is
to include the irrigation as a design-build provided by the landscape contractor. Once the irrigation
contractor is selected, they can provide a plan for review. City to confirm acceptable practice.

2. Please provide either an irrigation system plan or information regarding the alternative method that will
be used to water the plants
SDA Response: See above
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3. [If anirrigation system is used, it should meet the requirements listed at the end of the chart. 4. If an
existing irrigation system is modified to include the new landscape areas, a note to that effect must be
added to the plan.

SDA Response: See above

19. Botanical and common names - Please use Virginia Creeper on the wall instead of Riverbank grape
because the grape’s tendrils wouldn’t be able to cling to the wall.
SDA Response: Virginia Creeper will be replaced with River Grape.

PRELIMINARY TRAFFIC REVIEW
Internal Site Operations
1. Bicycle Parking — Height of Rack — Provide in future submittal
SDA Response: Will provide in FSP

2. Bicycle Parking — Other (Covered/layout) — Provide in future submittal. Rever to text amendment 18.301
SDA Response: Will provide in FSP

Signing and Striping
3. Signing Table — Quantities and sizes — List Both the R7-8 and R7-8p signs in the proposed sign legend on
sheets C1.1 and C5.1.
SDA Response: Will update sign legend

4. Sign bottom height of 7’ from the final grade — The 7’ should be to the bottom of the R7-8 sign and not the
R7-8a sign
SDA Response: Will update the sign detail

5. Parking space striping notes — Fix pavement marking labels at south accessible parking area on sheet
AS101
HED/BRW Response: Noted — Final design plans will reflect correction.

6. The international symbol for accessibility pavement markings/ADA - Provide state detail in future submittal
SDA Response: Will coordinate to provide acceptable detail in future submittals

7. Any other comments — Provide information on how traffic will be maintained during construction along 13
Mile Road
SDA Response: Site construction will not impact 13 Mile Road traffic. Temporary shoulder closures and
lane shifts to center turn lane may be required periodically. Traffic control plans and permit will be provided
as necessary.

Fire Department Review
1. Allfire hydrants MUST be installed and operational prior to any combustible material is brought on site. IFC
2015 3312.1
SDA Response: Hydrants will meet the hydrants as provide on City Standard Detail Sheets

2. 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.

HED/BRW Response: Noted.

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

4. 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.)

SDA Response: Fire lanes and sign locations will be coordinated with Fire Chief
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5.  The minimum width of a posted fire lane is 20 feet. The minimum height of a posted fire lane is 14 feet.
(D.C.S Sec. 158-99(a).)
SDA Response: Noted

6. 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.

SDA Response: Noted

7. 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)

SDA Response: Noted

8. 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.

SDA Response: Per letter, Hazardous Material Chemical Inventory will be handled by Fire Dept. staff
internally and will be on file with the Fire Marshals office upon approval of final occupancy.

9. The installation of security gates across a fire apparatus access road shall be approved by the fire chief.
Where security gates are installed, they shall have an approved means of emergency operation. The
security gates and the emergency operation shall be maintained operational at all times. Electric gate
operators, where provided, shall be listed in accordance with UL 325. Gates intended for automatic
operation shall be designed, constructed and installed to comply with the requirements of ASTM F 2200
SDA Response: Per letter, security gates and features are acceptable and will be reviewed by Fire Marshal
during install.

10. Outside Fire Alarm Horn/Strobe device will need to be installed, on building, closest to final FDC location.
Current proposal is to have a remote “post” FDC, away from building. This can be reviewed at Fire Alarm

installation.
HED/BRW Response: Noted — Final design plans will reflect this need.

END OF RESPONSES
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