
 

PINE RIDGE FAÇADE  
JSP 16-17 

 
 
 
 
 
PINE RIDGE FAÇADE JSP 16-17 
Approval at the request of Acquira Realty Holdings for Preliminary Site Plan and Section 9 
Façade Waiver. The subject property is located in Section 22, north of Ten Mile Road and 
west of Novi Road. The subject property is approximately 4.54 acres and in the B-3, 
General Business District. The applicant is proposing to remodel the existing façade for 
Pine Ridge, a multi-tenant shopping plaza, along with some landscaping improvements.  
 
Required Action 
Approval of Preliminary Site Plan and a Section 9 Façade Waiver  
 
 
REVIEW RESULT DATE COMMENTS 

Planning Approval 
Recommended 06-03-16 Items to be addressed on the Stamping 

Set submittal 

Landscape Approval 
Recommended 06-03-16 Items to be addressed on the Stamping 

Set submittal 

Facade Approval 
Recommended 06-10-16 Section 9 Waiver is required for overage of 

EIFS and underage of Brick. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 



Motion sheet 
 
Approval – Preliminary Site Plan 
In the matter of Pine Ridge Façade JSP 16-17, motion to approve the Preliminary Site Plan 
and Section 9 Façade Waiver, based on and subject to the following: 

a. To allow the overage of EIFS material (25% allowed; 57% & 51% provided) and 
the underage of Brick material (30% minimum; 29% provided) because the 
proposed alteration will significantly improve the overall appearance of the 
building and is consistent with the intent and purpose of the Façade 
Ordinance, which is hereby granted; and  

b. The findings of compliance with Ordinance standards in the staff review letter 
and the conditions and the items listed in that letter being addressed. 

 
(This motion is made because the plan is otherwise in compliance with Article 3, Article 4, 
Article 5, and Article 6 of the Zoning Ordinance and all other applicable provisions of the 
Ordinance.) 
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SITE PLAN 
(Full plan set available for viewing at the Community Development Department) 

 
 









 
 

PLANNING REVIEW 
 



 
 
 
 
 
 
 
 

 
Petitioner 
Aquira Realty Holdings 
 
Review Type 
Preliminary/Final Site Plan 
 
Property Characteristics 
• Site Location:  Section 22; North of 10 Mile Road and West of Novi Road 
• Site School District:  Novi Community School District 
• Site Zoning:  B-3: General Business District 
• Site Use(s):  Multi-tenant Shopping Plaza 
• Adjoining Zoning:  North: B-3: General Business  

South: B-3: General Business  
East: B-3: General Business & I-1: Light Industrial 
West: B-3: General Business  

• Adjoining Uses:  North: DICE Community Center 
South: Flagstar Bank  
East: Multiple Commercial Businesses  
West: Vacant, Wetland 

• Site Size:   Approximately 4.54 Acres  
• Building Size:  38,262  Sq. Ft.  
• Plan Date:   06.01.2016 
 
Project Summary  
The applicant is proposing to remodel the existing façade for Pine Ridge Plaza, a multi-tenant 
shopping plaza, along with some landscaping improvements.  
 
Recommendation 
Approval of the Preliminary Site Plan is recommended. The plan conforms to the requirements of 
the Zoning Ordinance, with additional details required at the time of Electronic Stamping Set 
submittal. The site plan still requires approval from the Planning Commission for the Section 9 
Façade Waiver before final stamping sets can be approved. 
 
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 Zoning Ordinance. Items in bold below must be addressed and incorporated as 
part of the Final Site Plan submittal.  
1. Landscape Review: Additional comments to be addressed on the Electronic Stamping Set. 
2. Facade Review: A Section 9 Façade Waiver is recommended for this project.  
 
Response Letter 

 
PLAN REVIEW CENTER REPORT 

June 3, 2016 
Planning Review: Preliminary Site Plan 

Pine Ridge Plaza 
JSP 16-17 

  



Preliminary Site Plan - Planning Review Page 2 of 2 
JSP16-17: Pine Ridge Plaza June 3, 2016 
 

 

This Site Plan is scheduled to go before the Planning Commission on June 22, 2016. Please 
provide the following no later than June 15, 2016 by noon, if you wish to keep the schedule.  
  

1. A response letter addressing ALL the comments from ALL the review letters. 
2. A PDF version of the all Site Plan drawings that were submitted for the Preliminary review, 

dated June 1, 2016. NO CHANGES MADE.  
3. A color rendering of the Site Plan and Elevations, if any.  
4. A sample board of building materials as requested by our Façade Consultant. (received) 

 
Signage 
Exterior Signage is not regulated by the Planning Division or Planning Commission.  Please 
contact Jeannie Niland (248.347.0438) for information regarding sign permits. 
 
Pre-Construction Meeting 
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 and prior to the start of any work on the site.  There 
are a variety of requirements, fees and permits that must be issued before a Pre-Con can be 
scheduled.  If you have questions regarding the checklist or the Pre-Con itself, please contact 
Sarah Marchioni [248.347.0430 or smarchioni@cityofnovi.org] in the Community Development 
Department. 
 
Chapter 26.5   
Chapter 26.5 of the City of Novi Code of Ordinances generally requires all projects be 
completed within two years of the issuance of any starting permit.  Please contact Sarah 
Marchioni at 248-347-0430 for additional information on starting permits.  The applicant should 
review and be aware of the requirements of Chapter 26.5 before starting construction. 
 
 
If the applicant has any questions concerning the above review or the process in general, do 
not hesitate to contact me at 248.347.0484 or kmellem@cityofnovi.org. 
 
 
 

___________________________________________________ 
Kirsten Mellem, Planner 

mailto:kmellem@cityofnovi.org


 
 

LANDSCAPE REVIEW 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 

 
Review Type 
Combined Preliminary/Final Landscape Review 
 
Property Characteristics 
• Site Location:   24269 Novi Road 
• Site Acreage:  4.54 acres 
• Site Zoning:   B3 
• Adjacent Zoning: B3 
• Plan Date:    6/1/2016 
 
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 combined Preliminary/Final Site Plan submittal. Please follow guidelines of the Zoning 
Ordinance and Landscape Design Guidelines. This review is a summary and not intended to 
substitute for any Ordinance.  
 
Recommendation 
The project is recommended for approval.  We are not requiring that the site meet all current 
standards, due to the extent of the improvements proposed, which are limited to façade 
changes.  As none of the site elements (building footprint, parking, etc.) are being changed, the 
comments below are addressed toward bringing the site’s landscaping back up to a condition 
similar to what was originally approved in 1988.  The changes requested below can be 
addressed on electronic stamping sets. 
 
Ordinance Considerations 
Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #17 and LDM 2.3 (2) ) 

A plan listing existing trees and sizes was provided and is satisfactory. 
 

Adjacent to Residential - Buffer  (Zoning Sec. 5.5.3.B.ii and iii) 
Property is not adjacent to Residential 

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

1. The greenbelt plantings are sufficient and attractive.  The southern landscape bed from 
the original site plan was lost long ago. 

2. The applicant was asked to add a new perimeter canopy tree to provide better shading 
for the parking lot or replace the lost greenbelt bed.  An additional canopy tree has 
been added to the southeast entry island to mitigate that loss.  This is acceptable. 

 
Street Tree Requirements (Zoning Sec. 5.5.3.E.i.c and LDM 1.d.) 

1. There are no street trees on the site. 
2. No changes are required or proposed. 

 

 
PLAN REVIEW CENTER REPORT 

June 3, 2016 
Preliminary/Final Site Plan - Landscaping 

Pine Ridge Façade Update 
 

  



Preliminary/Final Landscape Plan  June 3, 2016 
JSP 16-0017:  PINE RIDGE FAÇADE UPGRADE  Page 2 of 2 
 
 

 

Parking Lot Landscaping (Zoning Sec. 5.5.3.C.) 
There were 5 vacant spots on interior islands where trees from the original plantings had died 
and been removed.  The applicant has proposed filling in those gaps. 

 
Parking Lot Perimeter Canopy Trees (Zoning Sec. 5.5.3.C.(3) Chart footnote)   

The applicant was asked to add two perimeter parking lot trees to add shading for the 
parking lot.  They added one in the southwest corner of the lot, which will shade part of the 
southeastern bay of the lot mid-day, and one at edge of the southwestern bay, to shade 
that area in the peak sun/heat. 

 
Loading Zone screening (Zoning Sec. 3.14, 3.15, 4.55, 4.56, 5.5)   

The loading zone is behind the building.  It is screened from view by the building and 
perimeter parking lot trees.   

 
Building Foundation Landscape (Zoning Sec 5.5.3.D.) 

No foundation landscaping is required since no changes are proposed to the building 
footprint, but the addition of planters near the building to soften up the look of the concrete 
paving/brick building would be a nice addition. 

 
Plant List, Details and Notes (LDM 2.h. and t.) 

1. Plant list and planting detail for canopy trees are provided. 
2. Please revise the costs of the trees to $400 each, and the cost of the mulch to $35/cy. 
3. Please also add any anticipated seeding/sodding costs at $3/cy or $6/cy, respectively. 
4. Please add notes stating that trees are to be installed between Mar 15 and November 15, 

that trees are to be guaranteed for 2 years from date of acceptance, and that any 
changes in tree species or location need to be approved in writing by the City 
Landscape Architect before they are planted. 

 
Irrigation (LDM 1.a.(1)(e) and 2.s) 

Please add a note stating that the irrigation system for the new trees is functional (or will be 
made so), if there is a system in place.  If not, the applicant must keep the trees watered in 
order to get them established and survive. 
 

Snow Deposit (LDM.2.q.) 
Please indicate where snow is deposited during the winter to be sure trees aren’t negatively 
impacted by it. 

 
Proposed trees to be saved (Sec 37 Woodland Protection 37-9, LDM 2.e.(1))  

No existing trees are proposed to be removed. 
 

Corner Clearance (Zoning Sec 5.9) 
Corner clearance at Novi road exit sign is met. 

 
 

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 rmeader@cityofnovi.org. 
 

 
 
 
 
 

_____________________________________________________ 
Rick Meader – Landscape Architect 
 

mailto:rmeader@cityofnovi.org


 
 

FAÇADE REVIEW 
 
 
 
 



Page 1 of 2 

June 10, 2016 

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

Re:  FACADE ORDINANCE - Facade Review, Final Site Plan 
Pine Ridge Shopping Center DDS, PSP16-0067 
Façade Region: 1,  Zoning District: B-3, Building Size: 40,000 S.F. 

Dear Ms. McBeth; 

The following is the Facade Review for Final Site Plan Approval of the above referenced 
project based on the revised drawings prepared by Nudell Architects, dated 6/1/16. The 
percentages of materials proposed for each façade are as shown on the table below. The 
maximum percentages allowed by the Schedule Regulating Façade Materials of 
Ordinance Section 5.15 are shown in the right hand column. Materials in non-compliance 
with the Facade Schedule, if any, are highlighted in bold.  

Façade Region East                 
(Front) South North West Ordinance Maximum 

(Minimum)

Brick (existing) 34% 29% Unaltered Unaltered 100% (30% Minimum)

EIFS 57% 51% Unaltered Unaltered 25%
Limestone 4% 12% Unaltered Unaltered 50%
Fabric Awning 5% 8% Unaltered Unaltered 10%

This application represents an alteration in accordance with Section 5.15.6 of the 
Ordinance. As shown above the percentage of EIFS exceeds the maximum amount 
allowed by the Ordinance and the percentage of Brick is below the minimum amount 
required by the Ordinance. A Section 9 Waiver would be required for these deviations. In 
this case the proposed alteration will result in a significantly increased in the percentage 
of Brick and a reduction in the percentage of EIFS as compared to the existing structure. 
The proposed alteration will represent a significant increase in the overall aesthetic 
quality of the building. Therefore, it is our recommendation that the proposed alteration is 
consistent with the intent and purpose of the Facade Ordinance and a Section 9 Waiver be 
granted for the overage of EIFS and underage of Brick.   

Façade Review Status Summary:  
Approved, Section 9 Waiver Recommended. 



            Page 2 of 2 

  

 
Notes to the Applicant:  
1. It should be noted that any roof top equipment must be screened from view from all 
on-site and off-site vantage points using materials consistent with the building design.   
 
2. Façade Ordinance requires inspection(s) for all projects. Materials displayed on the 
approved sample board will be compared to materials delivered to the site. It is the 
applicant’s responsibility to request the inspection of each façade material at the 
appropriate time. Inspections may be requested using the Novi Building Department’s 
Online Inspection Portal with the following link. Please click on “Click here to Request 
an Inspection” under “Contractors”, then click “Façade”.    
 
 http://www.cityofnovi.org/Services/CommDev/OnlineInspectionPortal.asp.  
 
If you have any questions regarding this project please do not hesitate to call. 
 
Sincerely, 
DRN & Associates, Architects PC 
 
 
 
Douglas R. Necci, AIA 

http://www.cityofnovi.org/Services/CommDev/OnlineInspectionPortal.asp


 
 

APPLICANT RESPONSE LETTER 
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June 14, 2016 
 
Barbara McBeth  
Deputy Director, Community Development 
City of Novi Planning Department 
45175 W. 10 Mile Road, Novi MI 48375 
(248) 343-1237 
 
RE: Pine Ridge Shopping Center 
 24269 Novi Road 
 Novi, MI 
 JHN #2015-186.02 
 
 
 
Please find below the RESPONSES to all the comments from ALL the Review letters.  Responses are 
identified Item to item in order that was provided to the applicant: 
 
 
 
PLAN REVIEW CENTER REPORT 
 

1. Response letter.  RESPONSE:  Provided herein. 
2. Signage.  RESPONSE: Acknowledged.  Applicant will contact Jeannie Niland as requested. 
3. Pre-Construction meeting:  RESPONSE: Acknowledged. Applicant will be made aware of this. 
4. Completion Timeframe:  RESPONSE:  Acknowledged. Applicant will be made aware of this. 

 
 
 
PRELIMINARY/FINAL SITE PLAN – LANDSCAPING 
 

1. Project is recommended for Approval:  RESPONSE:  Acknowledged, thank you. 
2. Building Foundation Landscaping-Planters:  RESPONSE: Applicant will strongly consider such 

planters after review of construction Budget and upon successful completion of construction. 
3. Plant List Details: RESPONSES: 

a. Costs of Trees shall be revised to $400.00 each and the mulch to $35.00/cy. 
b. Anticipated seeding/sodding costs shall be added at $3.00/cy and $6.00/cy respectively 
c. Notes stating installation timing of trees and the 2-year guarantee shall be added to 

drawing. 
4. Irrigation:  RESPONSE: Notes shall be added to drawings indicating functionality of irrigation 

system (or upgrades to make irrigation functional), otherwise manual watering of the trees shall 
be incorporated until they are established. 

5. Snow Deposit.  RESPONSE:  The Site plan will be updated to indicate where Show will be 
deposited in order that trees are not negatively impacted. 

 
 
 

31690 W. Twelve Mile Road 

Farmington Hills, Michigan 48334 

T 248 324 8800   F 248 324 0661 
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FAÇADE REVIEW, FINAL SITE PLAN 
 

1. Brick % found to be non-compliant:  RESPONSE:  Waiver Sought and recommended. 
2. EIFS % found to be non-compliant:  RESPONSE:  Waiver Sought and recommended  
3. Roof Top Equipment must be screened from view:  RESPONSE:  Applicant has proposed raising 

parapets to provide uniformity across the façade and improve the screening of the Roof Top 
Equipment to the extent structurally feasible.  Applicant has determined that additional raising of 
parapets, such as to screen roof top units in their entirety, would cause undo budgetary hardship 
due to the increases in snow and drift loading on the roof structure, causing additional roof joist 
reinforcing and lateral parapet reinforcing.  Further, unit-attached roof screening devices are 
found to be excessive in cost, outside the scope of the proposed budget for the project, and would 
result in the applicant being unable to proceed with the project.   

4. Façade Ordinance Inspections:  RESPONSE:  Acknowledged, that materials on approved sample 
board will be compared to materials installed. 

 
 
If you have any questions pertaining to the submittal documents or require additional information, please 
contact Jim Jewett at 248-324-8800. 
 
 
 
 
Nudell Architects  
 
 
 
James. R. Jewett  
Project Architect 
 
Cc: Joseph Schimizzi, Acquira Realty 
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