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NOVI-TEN PRO JZ23-09 WITH REZONING 18.740  
Public hearing at the request of Novi-Ten Associates for initial submittal and eligibility discussion for a 
Zoning Map Amendment from Light Industrial (I-1) and Office Service (OS-1) to Low Density Multiple 
Family (RM-1) and General Business (B-3) with a Planned Rezoning Overlay. The subject site is 
approximately 34-acres and is located east of Novi Road, south of Ten Mile Road (Section 26). The 
applicant is proposing to develop a 71-unit multiple-family townhome development on the RM-1 
portion, and approximately 35,900 square feet of commercial space on the B-3 portion.  
 
REQUIRED ACTION 
Discussion of the initial submittal and eligibility of the rezoning request from Light Industrial (I-1) and 
Office Service (OS-1) to Low Density Multiple Family (RM-1) and General Business (B-3) with a Planned 
Rezoning Overlay. 

 
REVIEW RESULT DATE COMMENTS 

Planning Concerns 
Noted 1-24-24 

• Proposed district not consistent with 
Future Land Use Map 

• Compatibility with heavy industrial 
zoning north of 10 Mile 

• Use restrictions could be further 
defined to exclude incompatible uses 

• Deviation for building orientation 
• Deviation to allow residential buildings 

to be 3 feet closer than ordinance 
permits 

Engineering No Significant 
Concerns 10-27-23 • Items to be addressed on subsequent 

submittals 

Landscaping Concerns 
Noted 1-9-24 

• Deviation from landscape berm 
requirement (on east side) 

• Deviation for the lack of street trees 
on 10 Mile due to utility conflicts 

• Deviation for lack of 3-foot berm or 
screening along 10 Mile  

• Deviation for lack of commercial 
building foundation landscaping  

Wetlands Concerns 
Noted 10-27-23 

• Wetland impacts will be further 
assessed in subsequent submittals 

• It appears wetland impacts will be 
below the threshold (0.25 ac) 
requiring mitigation for the City 

Woodlands 
Concerns 
Noted 10-27-23 

• Woodland permit required for 464 
Woodland trees to be removed, 
requiring 877 woodland credits for 
replacement 



Traffic 
Concerns 
Noted 1-25-24 

• Deviations required for Same-side 
and Opposite-side driveway spacing  

• Deviation to allow perpendicular 
parking on a major drive 

• Deviation to allow a major drive 
curve with a radius less than 100 feet 

• Items to be addressed in Site Plan 
submittals 

TIS Review 
Concerns 
Noted 12-20-23 

• Zoning change proposed would result 
in a significant increase in trips per 
day compared to development 
potential under current zoning 

• Study indicates significant roadway 
improvements are needed to 
accommodate additional traffic 

• Clarification of who would be 
responsible for the improvements 

• Note: the Traffic Study was based on 
60,000 sf of commercial, but 35,900 sf 
now proposed 

Façade No Significant 
Concerns 1-22-24 

• Residential Buildings are mostly in 
compliance with Façade Ordinance, 
with minor Section 9 waivers 
recommended  

• Commercial buildings in full 
compliance 

Fire No Significant 
Concerns 

1-22-24 • Items to be addressed on subsequent  
submittals 

 
 
 
 
 
 
 
 
  



Planning Commission’s opportunity to Comment on the request (No Motion Needed) 
The Planning Commission is invited to provide comment on the initial submittal and eligibility of 
the proposal to rezone the subject property from Light Industrial (I-1) to Town Center One (TC-
1) with a Planned Rezoning Overlay Plan. Planning Commission members may offer feedback 
for the applicant to consider that would be an enhancement to the project and surrounding 
area, including suggesting site-specific conditions, revisions to the plans or the deviations 
requested, and other impressions. 
 
As stated in the amended PRO Ordinance,  

In order to be eligible for the proposal and review of a rezoning with PRO, an 
applicant must propose a rezoning of property to a new zoning district 
classification, and must, as part of such proposal, propose clearly-identified site-
specific conditions relating to the proposed improvements that,  

(1)  are in material respects, more strict or limiting than the regulations 
that would apply to the land under the proposed new zoning 
district, including such regulations or conditions as set forth in 
Subsection C below; and  

(2)  constitute an overall benefit to the public that outweighs any 
material detriments or that could not otherwise be accomplished 
without the proposed rezoning. 

 
(See Full text of Ordinance Amendment, including Subsection C) 

 
 
 

PART 1: Summary of possible conditions that may be considered to meet the standard of 
clearly-identified site-specific conditions that are more strict or limiting than the regulations that 
would apply to the land under the proposed new zoning district: 
 

1. The eastern portion of the site adjacent to the railroad tracks and the south 50-foot-
wide strip along the wetland of the proposed PRO, totaling approximately 15.87 acres, 
are to be maintained as a natural area with a conservation easement to preserve the 
existing marshland and wildlife habitat. This natural area wraps around the PRO.  

2. On the west end of the residential portion between the retail area, the applicant 
proposes new 0.4 acre park with seating and a playground.  

3. To achieve walkability and connectivity of the area, a trail system is proposed which 
consists of new paths and existing sidewalks. This walkway system provides connectivity 
between the existing and proposed residential areas, the preserved marshland nature 
areas, the proposed tennis courts/pickleball courts, the Novi Athletic Club, Ice Arena, 
and Dog Park, and with the local retail along Ten Mile Road. The retail consists of the 
new proposed retail and restaurant areas, and the existing Walgreen’s and dental 
office, and other businesses on Novi Road. The proposed trail system, including new 
overlook areas east of the Novi Athletic Club, could become a usable and accessible 
community resource. 

4. Two new tennis courts/pickleball courts are to be provided at the north end of the new 
conservation area along 10 Mile Road, as well as parking spaces for the courts. The 
applicant has stated these will be available for general public use. 

5. Proposed use restrictions not permitting certain automotive and other business uses in 
the proposed B-3 commercial zoning (Sec. 3.1.12.B & C) are to be part of the PRO. 
Prohibited uses are:  

a. Vehicle Oriented Uses: gas/fueling station, auto repair, and car wash  

https://www.cityofnovi.org/media/nmtpxuzy/ordinance18-297.pdf


b. Check cashing, Pawn shop, Marijuana sales (already not permitted in the City 
of Novi will also be excluded by the PRO documents in case the city’s law is 
changed to allow it in the future.) 

6. Open Space (Section 3.1.7.D) the amount of open space provided for the RM-1 
townhouses exceeds ordinance requirements. 

7. Commercial Building Setbacks: Setbacks proposed exceed ordinance requirements: 
a. Front: 30 feet required….92 feet provided 
b. Rear: 20 feet required….83 feet provided 
c. Side: 15 feet required…..93 feet provided 

8. Residential Building height (Sec. 3.1.7.D):  29 feet maximum proposed is more limiting 
than the 35 feet permitted. 

9. Commercial Building Height (Sec. 3.1.12.D): Twenty-three feet maximum proposed is 
more limiting than the 30 feet permitted. 

10. Residential Lot Coverage (Sec. 3.1.7.D):  25% maximum is permitted, 14% is proposed. 
11. Environmental Stewardship in Residential Buildings:  

a. EV charging infrastructure will be prewired in every garage. 
b. Energy Star rated appliances. 
c. Low maintenance exterior materials (brick, cement board siding, 30-year 

shingles 
d. Low-E, EnergyStar rated windows 
e. High-Efficiency Insulation 

12. Road improvements along 10 Mile Road: As noted in the applicant’s Traffic Study, the 
additional traffic on 10 Mile Road indicate certain improvements are warranted. The 
applicant’s response letter indicates that they will assume responsibility for some of 
these improvements, however additional clarifications, and coordination with RCOC 
will be required to fully document the expectations in the PRO Agreement as this project 
progresses.  

 
 
PART 2: Summary of features that may be considered to meet the standard of constituting an 
overall benefit to the public that outweighs any material detriments or that could not otherwise 
be accomplished without the proposed rezoning: 

 
1. The eastern portion of the site adjacent to the railroad tracks and the south 50-foot-

wide strip along the wetland of the proposed PRO, totaling approximately 15.87 acres, 
are to be maintained as a natural area with a conservation easement to preserve the 
existing marshland and wildlife habitat. This natural area wraps around the PRO.  
 

2. To achieve walkability and connectivity of the area, a trail system is proposed which 
consists of new paths and existing sidewalks. This walkway system provides connectivity 
between the existing and proposed residential areas, the preserved marshland nature 
areas, the proposed tennis courts/pickleball courts, the Novi Athletic Club, Ice Arena, 
and Dog Park, and with the local retail along Ten Mile Road. The retail consists of the 
new proposed retail and restaurant areas, and the existing Walgreen’s and dental 
office, and other businesses on Novi Road. The proposed trail system, including new 
overlook areas east of the Novi Athletic Club, could become a usable and accessible 
community resource. 
 

3. On the west end of the residential portion between the retail area, the applicant 
proposes new 0.4 acre park with seating and a playground.  
 



4. Two new tennis courts/pickleball courts are being added at the north end of the new 
conservation area along 10 Mile Road, as well as parking spaces for the courts. 
Applicant indicates they will construct the courts, and then donate them to the City to 
assume control and maintenance. 

 
5. The applicant’s narrative includes an appeal to consider as a public benefit his previous 

land donation of 18 acres (valued at $3.2 million) which the city used to construct the 
Novi Ice Arena and the Dog Park behind it. This donation was acknowledged in a letter 
of Commendation from former Mayor Richard Clark on January 28, 2000. 
 

 
DEVIATIONS 
The proposed PRO Concept Plan includes the following ordinance deviation requests: 
 
1. Building Orientation (Sec. 3.8.2.D): deviation is requested for proposed residential building 

to not be configured 45 degrees to the property lines normally for aesthetic reasons. Most 
of the buildings are not on any main road and they front to a substantial irregular shaped 
20-acre wetland nature area of a minimum 200 feet wide separation across from Toll’s 
existing multifamily Ridgeview project.  
 

2. Side and Rear Setbacks (Sec 3.1.7.D and Sec 3.6.2.B): A Zoning Ordinance deviation is 
requested to reduce the side setback from 75 feet to 25 feet along the north property line 
for two residential buildings abutting the proposed commercial area (B-3). This has been 
granted elsewhere in the city and still includes screening between the residential and 
commercial. That screening is located on the residential edge of the zoning line that 
separates the residential from the commercial and functions with the same screening 
effect. (Only a small portion, at northwest corner being wall plus landscape, instead of 
berm.) Deviates from Section 5.5.3.A.ii but provides same screening, as it is located 
between the uses.  

 
3. Parking along Major Drives (Sec. 5.10): A Zoning Ordinance deviation is requested to allow 

for perpendicular parking on a major drive.  
 

4. Major Drive Radius (Sec. 5.10): Deviation from the ordinance requirement for a minimum 
centerline radius of 100 feet, to allow the 85-foot radius shown at the western curve.  

 
5. Landscape Berms (Section 5.5.3.A.ii): A Zoning Ordinance deviation is requested to not 

provide a 10 to 15-foot-high landscape berm on a proposed RM-1 district adjacent to an I-
1 district. This deviation is requested to waive this requirement to preserve open viewing to 
the beautiful natural features instead of the usual berm screening that blocks the views from 
industrial.  

 
6. Right-of-Way Landscaping (Section 5.5.3.B.ii): A deviation for the lack the required street 

trees and berm along 10 Mile Road due to underground utilities. The required trees are to 
be provided elsewhere.  

 
7. Adjacent to Public Rights-of-Way – Berm/Wall (Zoning Sec. 5.5.3.B.ii, iii): The required 3-foot-

tall berm is not proposed.  Applicant indicates this deviation is not requested – they will 
meet the requirements in Site Plan submittal. 

 



8. Building Foundation Landscaping (Zoning Sec 5.5.3.D): None of the commercial buildings 
meet the requirements for building foundation landscaping. Applicant indicates this 
deviation is not requested – they will meet the requirements in Site Plan submittal.  

 
9. Distance between Buildings (Sec 3.8.2.H): A Zoning Ordinance deviation is requested to 

reduce the building separation distance from the calculated formula (resulting in 31-32.72 
feet required) to a distance of 30 feet between all buildings.  

 
10. Section 9 Waiver (Section 5.15): Proposed elevations for residential buildings have an 

underage of minimum required brick on all rear and some front facades (26-27% proposed, 
30% minimum required) and an overage of Asphalt shingles (56% front side, 50% maximum 
allowed). Commercial buildings are fully compliant with ordinance. 

 
11. Same Side and Opposite Side Driveway Spacing (City Code 11.216.d.1): Deviations appear 

to be needed – further details are needed to determine.  
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PLANNING REVIEW 
January 24, 2024 

 
  



 
 
 
PETITIONER 
Novi Ten Associates 
 
REVIEW TYPE 
2nd Revised PRO Concept Plan: Consideration of Eligibility 
Rezoning Request from OS-1 Office Service and I-1 Light Industrial to Low-Density Multiple Family RM-
1 and B-3 General Business with a Planned Rezoning Overlay 
 
PROPERTY CHARACTERISTICS 

 Section 26 
 Site Location South of Ten Mile Road, East of Novi Road;  
 Site School District Novi Community School District 
 Current Site Zoning OST, Office Service Technology 
 Proposed Site Zoning RM-1, Low-Density Multiple Family 
 Adjoining Zoning North I-1 Light Industrial and I-2 General Industrial 
  East I-1 Light Industrial 
  West OS-1, Office Service and B-1 Local Business 
  South RM-1, Low-Density Multiple Family with PRO 
 Current Site Use Vacant  

 Adjoining Uses 

North Warehouse, Machine suppliers, Contractors, 
Software/Computer services, Outdoor storage 

East Vacant, Railroad ROW 
West Pharmacy, Dental Office 
South Ridgeview Villas multiple family residential 

 Site Size 34 acres proposed for rezoning: 6.97 to B-3 and 27 to RM-1 
 Parcel ID’s 50-22-26-101-024, 50-22-26-101-028 (portions) 
 Plan Date January 2, 2024 

 
PROJECT SUMMARY 
The subject property is located on the south side of Ten Mile Road, east of Novi Road in Section 26 
of the City of Novi. The property to be rezoned totals about 34 acres. About 27 acres is proposed to 
be rezoned to RM-1, Low-Density Multiple Family. The applicant is proposing to develop 71-unit 
multiple-family residential units in 14 townhouse-style buildings on a portion, while preserving 15.87 
acres as a natural area. To the west and north of the residential area, 6.97 acres is proposed to be 
rezoned to B-3, General Business. The commercial area would be developed with approximately 
39,500 square feet of restaurant and retail uses.  Three new access points to Ten Mile Road would 
be constructed – one for the residential section and two for the commercial portion. The 
commercial piece would also utilize the existing driveway shared with the dental office. Two 
pickleball/tennis courts with parking spaces at the eastern side of the property would have a 
separate access drive from 10 Mile. The applicant is requesting to rezone with a Planned Rezoning 
Overlay.  

 
PLAN REVIEW CENTER REPORT 

Planning Review  
January 24, 2024 

JZ23-09 NOVI-TEN PRO 
Zoning Map Amendment No. 18.740 
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PRO OPTION 
The PRO option creates a “floating district” with a conceptual plan attached to the rezoning of a 
parcel.  As part of the PRO, the underlying zoning is proposed to be changed (in this case from OS-
1 and I-1 to RM-1 and B-3), and the applicant submits a detailed conceptual plan for development 
of the site, along with site-specific conditions relating to the proposed improvements. After Staff 
and consultant review, the proposed request goes through initial review by the Planning 
Commission and City Council to review and comment on whether the project meets the 
requirements of eligibility for a PRO. The applicant can then make any changes to the Concept 
Plan based on the feedback received, and resubmit for formal review. The Planning Commission 
holds a public hearing and makes a recommendation to City Council. The City Council reviews the 
Concept Plan, and if the plan receives tentative approval, it directs the preparation of an 
agreement between the City and the applicant, which also requires City Council approval.   
Following final approval of the PRO concept plan and PRO agreement, the applicant will submit for 
Preliminary and Final Site Plan approval under standard site plan review procedures.  If 
development is not commenced within two years from the effective date of the PRO Agreement it 
will expire, unless otherwise agreed to by the parties.  
 
RECOMMENDATION  
Staff notes concerns about the proposed residential uses’ compatibility with the heavy industrial 
zoning to the north, inconsistency with the recommendations of the Master Plan for Land Use Future 
Land Use Map, and the estimated increase in traffic. The identified benefits of rezoning are creating 
a walkable community for the new residential area and the existing residents to the south. The 
commercial portion would serve as a shopping area for nearby residents, with walkable access 
proposed from River Oaks West and Ridgeview of Novi, as well as employees of surrounding 
businesses and other destinations.  
 
PROJECT HISTORY 
Conceptual documents for the project were submitted and reviewed by City staff and consultants 
in a pre-application submittal in July 2021. Comments were provided on the information submitted 
based on compliance with the Zoning Ordinance and City Codes, but no recommendations for 
approval were made at that time. Since then, a revised Planned Rezoning Overlay ordinance was 
adopted by City Council.  
 
In March 2023, the Initial PRO Concept Plan was submitted for review. Staff determined that several 
aspects of the B-3 component did not meet the standards of the PRO Ordinance, as there were no 
detailed plans, use or size restrictions, or any other conditions presented that would provide an 
overall benefit to the public that would outweigh the detriments. As presented at that time, the B-3 
rezoning would not be eligible for the optional rezoning with Planned Rezoning Overlay.  
 
Since then, the applicant submitted a revised concept plan in October with more details on the B-3 
portion of the site, clarification of benefits and deviations, and additional area to be rezoned to 
RM-1 rather than remaining I-1 Light Industrial. Based on comments received from staff on that 
review, the applicant asked to have their full traffic study reviewed by the City’s consultant, and 
have again submitted revisions to their concept plan. 
 
REVIEW COMMENTS 
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), Section 7.13 (Amendments to 
Ordinance) and any other applicable provisions of the Zoning Ordinance. Please see the attached 
chart for additional information pertaining to ordinance requirements. Items in bold below must be 
addressed and incorporated as part of future submittals or in the PRO Agreement: 
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1. Supporting Documentation: The applicant has provided the following studies as part of their 
application packet: 
a. Narrative: The statement provided indicates that the proposed rezoning allows for 

development of a walkable community that will connect existing residents to the south to a 
commercial destination, and new residents with a pathway network within the site and to 
nearby destinations.  It is not clear whether the off-site pedestrian connections, such as 
direct connections to the River Oaks Apartments, as shown on Sheet P.4, are intended to be 
coordinated as a part of the project, and built by the applicant.  
 
The narrative statement also notes the conditions and deviations proposed for the project, 
as well as public benefits. Those are detailed later in this review. Additional suggested 
conditions are provided later in this review.  

 
b. Community Impact Statement: The statement provided was revised January 2, 2024. The 

statement anticipates the proposed uses would have a minor impact on City services, roads 
and utilities, and environmental features. Positive social and economic impacts are 
anticipated. The applicant should update the statement prior to formal PRO Plan submittal – 
several of the statements still seem to reflect previous versions of the Concept Plan (such as 
the size of the commercial and residential areas). In addition, several of the data 
referenced are from 10+ years ago (School enrollment, NFPA and ICMA reports, etc.) and 
more recent data should be provided. 
 

c. Rezoning Traffic Impact Study: AECOM’s review of the submitted study (dated November 
28, 2022) notes that the change of use will result in a significant increase in traffic on the 
local road network. The proposed mix of uses is estimated to add approximately 25% more 
trips compared to existing conditions, or over 6,500 total weekday trips. Development 
permitted under the current zoning would add about 2,500 daily trips, or 61% less than the 
proposed change. Such a large increase in daily trips would require changes to the road 
network to accommodate the new traffic. The applicant is encouraged to meet with the 
Road Commission for Oakland County as 10 Mile Road is under its jurisdiction. A Full Traffic 
Study has since been submitted and reviewed by the City’s Traffic Consultant. The applicant 
indicates in the Community Impact Statement that they intend to complete the following 
improvements identified in the study to mitigate the traffic impacts: 
 

o Widen eastbound 10 Mile Road to two through lanes, ending with a right-turn lane at 
the site’s easternmost residential driveway. 

o Widen westbound 10 Mile Road to two through lanes west from the 3rd site driveway 
to help provide additional capacity for outbound site traffic. 

o Provide a continuous center turn lane to serve the 1st, 2nd, and 3rd commercial 
driveways. 

o Provide separate outbound left-turn/right-turn lanes for the site’s 2nd and 3rd 
commercial driveways to allow right-turning traffic to exit the site when vehicles are 
waiting to turn left.  

 
d. Commercial Market Analysis: The applicant has provided a Market Feasibility Analysis for 

Commercial Development prepared by The Chesapeake Group, Inc. dated July, 2022. The 
report indicates there will be a growth in the number of homes and income for Novi 
residents, which will increase sales by $94 million from 2021-2027. This would support an 
additional 229,000 square feet of retail goods and services by 2027. The report specifically 
points out that while most commercial establishments are appropriate for this site, vehicle-
oriented purchase and service activity should be excluded based on the goal to enhance 
walkability of the area. “Collectively, with the enhanced linkages to existing anchors, the 
food and food service composition of much of the activity on the site, and the proposed 
adjacent other housing development with direct pedestrian linkages to the site, the 
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commercial will act as a “village center” service the neighboring residential and anchor 
activity.”  

 
e. Wetland Delineation Reports: Prepared by Niswander Environmental, dated February 2021, 

the report covers the area of the RM-1 residential site. Five wetland areas were identified, 
including 3 small areas that are proposed to be impacted. A separate report prepared by 
Niswander Environmental, dated June 2023, includes the Commercial area of the site. Three 
small wetland areas (0.1 acre total) that would be impacted, and one large wetland 
surrounding Chapman Creek, which is not proposed to be impacted.  

 
f. Sign Location Plan: Detail of signage on sheet 3 of Civil drawings. The sign location plan is 

provided in the binder of materials, and notes the change of wording needed for each 
sign. The sign locations and sign details meet the requirements of the Site Plan & 
Development Manual. The signage should be posted no later than February 1, 2024, to give 
proper notice prior to the public hearing before the Planning Commission on February 21, 
2024.  

 
2. Intent of the Commercial District: It is the applicant’s stated goal to create a Walkable 

Community, with the commercial area serving as a village center “for functional life needs and 
recreation.” However, the intent and uses permitted in the B-3 district appear at odds with that 
goal. As stated in Section 3.1.12, the B-3 district “is designed to provide sites for more diversified 
business types which would be incompatible with the pedestrian movement in the Local 
Business district or the Community Business district.” Previously the applicant was asked to 
consider the B-2 Community Business district, which would be more consistent as it is 
“established to maintain a more pedestrian-friendly environment and to foster a physical 
development pattern that is well-planned, supportive of moderately intense commercial uses, 
and aesthetically appealing from both abutting thoroughfares and from within the district.”  The 
uses permitted in that district would be more suited to a village center. In response, the 
applicant states they would prohibit the following B-3 uses:  Gas Station, Automobile Repair, Car 
Wash, Marijuana sales, Check Cashing, and Pawn Shop. Marijuana sales are not permitted in 
the City of Novi. Other uses that the applicant could consider excluding would be new and 
used car dealerships, hotel/motel, oil change establishments, and fast-food drive-through 
facilities, which could be detrimental to a walkable neighborhood.  
 

3. Drive-Through and Fast Food Restaurants: In the B-3 District, restaurants in the character of a fast 
food carryout, drive-in, fast food drive-through, or fast food sit-down are only permitted as a 
Special Land Use, and must meet certain requirements. As shown in the PRO Plan, a drive-
through appears to be shown on the east side of building D (Restaurant use). The Ordinance 
states in Section 4.40 that such uses shall not be permitted less than 60 feet from any residential 
zoning district, and all drive-through lanes shall be located at least 150 feet from any residential 
zoning district. Building D is shown as restaurant use, and it appears that the proposed location 
of the proposed drive-through lane would now meet the requirements (drive through exceeds 
156 feet from RM-1 zoning). Commercial buildings A and B also indicate potential restaurant 
uses, but they are located more than 80 feet from the residential zoning district and no drive-
through lanes appear to be proposed. A condition of development could be to limit the 
number of drive-through lanes on the site to one, and/or provide a greater minimum distance 
from the residential district.  
 

4. Land Division: The applicant proposes to rezone a portion of two larger parcels. It appears that 
the applicant intends to create three new parcels. The proposed parcels may require a 
deviation from City Council to approve the land split. This will need to be clarified if the project 
moves forward. 
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5. Density: In the RM-1 district, low-rise multiple family residential units are permitted, with the 
maximum density allowed based on the size of the proposed dwelling units. The applicant 
indicates all 71 proposed units will be three-bedroom units. The maximum density for 3-bedroom 
units is 5.4 dwelling units per acre (du/ac). This is also confirmed by the room count described in 
Section 3.8, which states the maximum number of rooms permitted is the land area in square 
feet divided by 2000. The applicant’s room count is 284. For 284 rooms, the parcel size should 
be a minimum of 13.04 acres.  

 
The size of the RM-1 area is 27.07 acres for the townhome parcel. To calculate density, the net 
site area of a site should exclude any wetlands greater than 2 acres, and right of way. Sheet 6 
(revised) shows the total area of Wetland D is 10.729 acres.  The net site area of the RM-1 
development parcel as calculated by the applicant is 15.74 acres (excludes all 11.33 acres of 
wetlands on the site). As a result the density proposed is 4.5 dwelling units per acre (71 
units/15.74 acres), which is within the ordinance standard.  

 
6. Adjacent Industrial Uses: On the eastern side of the subject site, the proposed RM-1 residential 

uses will be directly opposite I-2 General Industrial zoning to the north. The I-2 district permits the 
most intensive industrial uses in the City, and “is designed primarily for manufacturing, 
assembling and fabrication activities including large scale or specialized industrial operations, 
whose physical effects will be felt to some degree by surrounding districts.” Because of those 
likely physical effects, including vibration, noise, and odors, and heavy truck traffic, I-2 zoning 
has historically not been permitted adjacent to residential uses. Currently the uses on the north 
side of 10 Mile in the I-2 district include building and landscape contractors, a metal machinery 
supplier, outdoor storage yards of building supplies and heavy machinery, and an office 
building. Other uses permitted in the I-2 district could replace those uses in the future, including 
auto engine and body repair shops, freight/trucking facilities, concrete operations, junkyards, 
and other production and manufacturing uses. Here and elsewhere in the city, I-2 areas are 
often separated from residential uses by railroad tracks, or by transitional and less intense zoning 
districts. Rezoning the property on the south side of Ten Mile to residential might further limit the 
industrial uses that are currently permitted on the north side of Ten Mile Road and/or require 
additional landscaping requirements if the industrial uses redevelop per Section 4.57 of the 
Zoning Ordinance.  The applicant should address how potential negative impacts of the existing 
and future adjacent industrial uses will be mitigated. 
 

7. Usable Open Space:  The applicant shows the usable open space for the residential portion of 
the project is a 50-foot wide area along the southern edge of the property, and indicates an 8-
foot concrete pathway in a public easement within it. Also included is the 0.4 acre park on the 
west side (between the residential and retail uses), and the pickleball courts on the northeast 
side of the site. A gazebo and picnic tables are indicated in the park area.  The applicant could 
consider providing a playground amenity in the park for children. The total usable open space 
proposed is 107,423 square feet, or 2.47 acres, which exceeds the amount required by the 
ordinance by 6.5 times.  
 

8. Wetland Impact: Wetland delineation was originally only completed for the RM-1 portion of the 
site. A wetland delineation report dated June 2023 evaluated the B-3 commercial area, and 
appears to show 3 more small wetland areas. The Wetland impacts are now quantified on 
Sheet 6, including buffer disturbance. The plans show a total wetland impact area of 0.101 
acre, which is below the City’s threshold to require mitigation. 

 
9. Non-Motorized Access: The plan proposes the required 8-foot sidewalk along the frontage of 10 

Mile Road, and 5-foot sidewalks on both sides of the private drive. Additional 8-foot wide 
concrete pathways are proposed along the south side of the project, connecting to the 
commercial portion on the west side, the existing stub path at Ridgeview of Novi to the south, 
and continuing along the southern edge of the property and back up to 10 Mile Road 
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(approximately 1,900-2,000 linear feet total). The path largely follows the floodplain line. In some 
areas it appears there are steep grades – the applicant’s engineer should verify whether the 
pathway will be ADA accessible or will encounter any issues with constructability due to 
grading, flooding, woodland tree impacts, etc.  If the general public would be permitted to use 
the trails, an easement would need to be provided to permit such use – a 12-foot wide public 
easement is indicated on the plans. This would be included as a condition within the PRO 
Agreement. In the applicant’s exhibit of the Walkable Community (P.4), there are two mid-block 
crossings of Ten Mile Road shown, as well as two pathway access points to River Oaks West 
which do not currently exist. The applicant should clarify if these items are being proposed for 
construction.  

 
10. Plan Review Chart: The attached chart provides additional comments on many of the 

Ordinance review standards. Please refer to it in detail.  
 

11. Other Reviews:  
a. Engineering: Engineering previously indicated no objection to the PRO Concept Plan, with 

additional comments to be addressed in the Site Plan process. Negative impacts to public 
utilities are not expected with the requested change to residential and commercial use. 
Please note that the City is in the process of adopting the Oakland County stormwater 
management standards. This project is expected to follow those new standards.  

b. Landscape: Landscape review notes concerns with insufficient screening between 
proposed residential and adjacent commercial and industrial uses, lack of greenbelt berm 
along 10 Mile Road, and deficiencies in foundation landscaping for the commercial 
buildings. Landscape does not recommend approval at this time. 

c. Traffic: Traffic review notes that the applicant would need a deviation for the parking areas 
on the major drive for the RM-1 area. The traffic study shows that the proposed rezoning 
would result in substantially more vehicle trips compared to possible development under 
current zoning. Therefore, the rezoning would be likely to cause negative impacts to the 
traffic network without improvements. The full traffic study was reviewed in December. That 
review letter is included in this packet. 

d. Woodlands:  The residential tree removal plan proposes a total of 375 tree removals 
requiring 697 Woodland Replacement Credits. The plans show 181 credits to be planted on 
site, and 516 credits paid into the Tree Fund. For the commercial portion: 180 replacements 
are required.  41 are proposed to be planted on site and a deposit to the tree fund will be 
made for the remaining credits. 

e. Wetlands: The previous Wetland review noted that wetland impacts are not consistent with 
the wetland report for the RM-1 portion of the property. The wetlands in the B-3 area are 
now shown, with impacts provided in the table on Sheet 6. 

f. Façade: Façade notes that the residential elevations provided are not compliant with 
ordinance standards in some areas where the brick component is under the minimum by a 
small amount. A Section 9 waiver would be supported. The Commercial building elevations 
are in full compliance with the Façade Ordinance.  

g. Fire: Fire recommends conditional approval if comments are addressed in site plan 
submittals.  
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LAND USE AND ZONING: FOR SUBJECT PROPERTY AND ADJACENT PROPERTIES  
 

Figure 1: Current Zoning 

 
 
 
The following table summarizes the zoning and land use status for the subject property and 
surrounding properties.  
 
 Existing Zoning Existing Land Use Master Plan Land Use Designation 

Subject Property OS-1 Office Service 
I-1 Light Industrial Vacant Industrial Research Service and 

Technology; Heavy Industrial 
(Uses consistent with I-1 and I-2, 
respectively) Northern Parcels  I-1 Light Industrial 

I-2 General Industrial 

Warehouse, 
Contractors, Outside 
Storage, Office 

Eastern Parcels I-1 Light Industrial Vacant  Industrial Research Service and 
Technology 

Western Parcels 
 OS-1: Office Service  Dental Office; 

Vacant  Community Office 

Southern Parcels 
RM-1 with PRO Multifamily 

residential 

Community Office 
Industrial Research Service and 
Technology 

 
Compatibility with Surrounding Land Use  
The subject property is located along the south side of Ten Mile Road and east of Novi Road. The 
north side of Ten Mile Road is developed with office, warehouse, outdoor storage and other 
industrial uses. The area to the south is developed as a multiple-family townhouse development, 
Ridgeview of Novi, which was approved as a Planned Rezoning Overlay in 2015. To the west is a 
dental office, and the remaining vacant portion of land owned by the applicant, which fronts on 
Novi Road. On the east side of the project is the remaining land owned by the applicant, which 
abuts the railroad tracks and contains a large area of wetland and floodplain associated with the 
Middle Rouge River. This area is now proposed for rezoning to RM-1, although it appears unlikely 
that it could ever be developed due to the floodplain.  

 

Figure 2: Future Land Use 



JZ23-09 NOVI TEN PRO with ZMA 18.740                                                          January 24, 2024 
2nd Revised PRO Plan Review  Page 8                        
 

 

 
Figure 3: Names of surrounding developments and businesses 

 
The most noticeable impact of the proposed development on adjacent properties and 10 Mile 
Road users would be the increase in traffic, as shown in the applicant’s traffic study. See additional 
comments regarding the Rezoning Traffic Study on page 3 and in AECOM’s review letter attached. 
Some potential conflicts with the adjacent users could be the noise and disruption of existing truck 
traffic to the industrial areas to the north, including loading and unloading functions, on the 
proposed residents. 
 
The residential use to the south may benefit from having a similar residential use development to 
the north rather than an industrial development, as well as convenient access to commercial 
goods and services.  
 
The applicant’s narrative notes the commercial area will be developed with “new end users such 
as neighborhood sidewalk café, small market, etc.” In the current submittal additional details of the 
site are provided, and the applicant has proposed a condition to prohibit certain uses from 
occupying the site.  
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Figure 4: FEMA Floodplain areas 
 

 
Comparison of Zoning Districts 
The following tables provide comparisons of the current and proposed zoning classifications. The 
proposed B-3 district is compared to OS-1 (although there is some area proposed for B-3 that is 
currently I-1) and the proposed RM-1 area is compared to the current I-1 zoning.  It is not a direct 
comparison, given that the character of the districts are clearly distinct from each other. It 
represents a change of use from Office to Commercial/Retail, and Industrial to Residential. The 
requirements for building and parking setbacks, height, buffering and lot coverage are similar for 
the OS-1 and B-3 districts. 
 

 OS-1 (EXISTING) B-3 (PROPOSED) 

Intent 

The OS-1, Office Service District is designed 
to accommodate uses such as offices, 
banks, facilities for human care and 
personal services which can serve as 
transitional areas between residential and 
commercial districts and to provide a 
transition between major thoroughfares 
and residential districts. 

The B-3, General Business district is 
designed to provide sites for more 
diversified business types which 
would often be incompatible with 
pedestrian movement in the Local 
Business or the Community Business 
district. 

Principal Permitted 
Uses 

Professional and medical office; 
Facilities for human care; 
Financial institutions with accessory drive-in 
facilities; 
Personal service establishments; 
Parking lots; 
Places of worship; 

Retail business and business service 
uses; 
Dry cleaning; 
Business establishments performing 
services on premises, professional 
services; 
Professional and medical offices; 
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 OS-1 (EXISTING) B-3 (PROPOSED) 

Publicly owned and operated parks, 
parkways and outdoor recreational 
facilities; 
Public or private health and fitness facilities 
and clubs 
 

Fueling stations; 
Auto wash; 
Bus station; 
New & used car 
salesroom/showroom; 
Tattoo parlors; 
Public & private health and fitness; 
Microbrews and brewpubs; 
Day care and adult day care 
centers; 
**See Section 3.1.12.B for full list  

Special Land Uses  

Mortuary establishments; 
Publicly owned buildings, telephone 
exchange, and public utility offices; 
Day care and adult day care centers; 
Public or private indoor and private 
outdoor recreation 

Outdoor space for sale of new & 
used vehicles; 
Motel; 
Veterinary hospitals or clinics; 
Plant material nursery; 
Public or private indoor/private 
outdoor recreation; 
Mini-lube or oil change 
establishment; 
Sale of produce and seasonal plant 
materials outdoors; 
Fast food carryout, drive-in, drive-
through or sit down; 
**See Section 3.1.12.C for complete 
list  

Lot Size 
Except where otherwise provided in this Ordinance, the minimum lot area and 
width, and the maximum percent of lot coverage shall be determined on the basis 
of off-street parking, loading, greenbelt screening, yard setback or usable open 
space requirements as set forth in this Ordinance. Lot Coverage 

Building Height 30 feet 30 feet 

Building Setbacks 

Front: 20 feet 
Rear: 20 feet 
Side: 15 feet 
Exterior side yard setbacks same as front 
yard 

Front: 30 feet 
Rear: 20 feet 
Side: 15 feet 
Exterior side yard setbacks same as 
front yard 

Parking Setbacks 
 
See 3.6.2. for 
additional conditions 

Front: 20 feet 
Rear: 10 feet 
Side: 10 feet 
Exterior side yard setbacks same as front  
 

Front: 20 feet 
Rear: 10 feet 
Side: 10 feet 
Exterior side yard setbacks same as 
front  

 
 

 I-1 (EXISTING) RM-1 (PROPOSED) 

Intent 

The I-1 district is designed so as to primarily 
accommodate research, office, and light 
industrial uses, including wholesale 
activities, warehouses, and industrial 
operations whose external, physical effects 
are restricted to the area of the district and 
in no manner negatively affect any of the 
surrounding districts.  

The RM-1 district is designed to 
provide sites for multiple-family 
structures, and related uses, which 
will generally serve as zones of 
transition between the non-
residential districts, major 
thoroughfares and freeways and 
single family districts.  

Principal Permitted 
Uses 

Professional office, office sales and service, 
medical offices; 
Publicly owned and operated parks, 
parkways and outdoor recreational 
facilities; 

Multiple-family dwellings; 
Independent and congregate 
elderly living facilities; 
Two-family dwellings; 
Shared elderly housing; 
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 I-1 (EXISTING) RM-1 (PROPOSED) 

Public or private health and fitness facilities 
and clubs; 
Research & Development, technical 
training and design of pilot/experimental 
products; 
Data processing & computer centers; 
Warehousing & wholesale establishments; 
Manufacturing; 
Industrial office sales, service and industrial 
office related uses; 
Trade or industrial schools; 
Laboratories experimental, film or testing; 
Greenhouses; 
Public utility, telephone exchange, 
electrical transformer stations and 
substations, etc. 
Public or private indoor, private outdoor 
recreation facilities; 
Pet boarding facilities; 
Veterinary hospitals and clinics; 
Motion picture, television, ratio and 
photographic production facilities; 
**See attached copy of Section 3.1.18.B for 
full list 

One-family dwellings; 
Farms & greenhouses; 
Public parks, parkways, and outdoor 
recreation; 
Cemeteries; 
Home occupations; 
Family day care homes 

Special Land Uses  

See attached copy of Section 3.1.18.C, 
which would not be permitted on the 
subject property as it is adjacent to 
residential 

Convalescent homes, assisted living 
facilities, hospice care facilities and 
child care centers 
 

Lot Size 
Except where otherwise provided in this 
Ordinance, the minimum lot area and 
width, and the maximum percent of lot 
coverage shall be determined on the basis 
of off-street parking, loading, greenbelt 
screening, yard setback or usable open 
space requirements as set forth in this 
Ordinance. 

See Section 3.8.1 

Lot Coverage 25% 

Building Height 40 feet 35 ft or 2 stories, whichever is less 

Building Setbacks 

Front: 40 feet 
Side: 20 feet  
Rear: 20 feet 
**Setback increased to 100-feet where 
adjacent to residential district 

Front: 75 feet 
Rear: 75 feet 
Side: 75 feet 
Exterior side yard setbacks same as 
front  

Parking Setbacks 
 
See 3.6.2. for 
additional conditions 

Front: 20 feet 
Rear: 10 feet 
Side: 10 feet 
Exterior side yard setbacks same as front 
**Setback increased to 100-feet where 
adjacent to residential district 

Front: 75 feet 
Rear: 20 feet 
Side: 20 feet 
Exterior side yard setbacks same as 
front  

Usable Open Space Not applicable 200 square feet per unit 
 
 
DEVELOPMENT POTENTIAL  
The land is currently vacant. Development under the current OS-1 and I-1 zoning could result in a 
substantial amount of Office, Warehouse, or Research & Development buildings being constructed. 
On sheet P.2 of the Concept Plan provided, the applicant shows a 54,000 square foot office 
building on the OS-1 portion, and 291,200 square foot industrial building. However, this plan does 
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not show stormwater detention, and it is unclear whether the parking and landscaping 
requirements would be met by the layout proposed. 
 
In 2009, the applicant submitted a PRO Concept Plan proposing to rezone portions of the property 
to B-2 and the rest to OS-1. Within the B-2 commercial portion a 64,245 square foot Kroger grocery 
store was proposed, with an additional 26,000 square feet of additional B-2 uses. A neighborhood 
shopping center with 40,978 square feet, and 18,000 square foot medical office building were also 
proposed.  
 
The current concept plan proposes a development of 71 units (density of 4.5 dwellings per acre) for 
a low-density multifamily development which is less than the 5.4 maximum density allowed for 
three-bedroom units in the RM-1 zoning district on 15.75 acres (343 total number of rooms allowed, 
284 rooms proposed). The Master Plan for Land Use does not anticipate residential uses of this 
property, so no density guidelines are provided on the future land use plan. 
 
In this review letter, staff identifies concerns with compatibility of uses to the north, increase in traffic, 
and deficiencies in landscaping requirements. Based on the feedback provided, and any 
additional comments from the Planning Commission and City Council during their initial 
consideration, the applicant should consider addressing those comments and revise the plans 
accordingly before the formal PRO Concept submittal.  
 
 
2016 MASTER PLAN FOR LAND USE: GOALS AND OBJECTIVES 
The proposed use is currently not recommended by the 2016 Master Plan for Land Use. The 
following objectives as listed in the Master Plan are applicable for the proposed development. The 
applicant should consider revisions to the plan to comply with as many goals as possible. Please 
refer to staff comments in bold and revisions recommended in bold and underline.  
 
1. General Goal: Quality and Variety of Housing 

a. Provide residential developments that support healthy lifestyles. Ensure the provision of 
neighborhood open space within residential developments. The development 
proposes the required sidewalks along the public and private streets, as well as a 
walking path behind the units that connect to the development to the south. Two 
pickleball/tennis courts are proposed on the east side of the site, as well as two scenic 
overlook points to the east of Novi Athletic Club. The residential units would be within 
walking distance of several civic amenities as well as retail areas.  

b. Safe housing and neighborhoods. Enhance the City of Novi’s identity as an attractive 
community in which to live by maintaining structurally safe and attractive housing 
choices and safe neighborhoods.  

c. Maintain existing housing stock and related infrastructure. 
d. Provide a wide range of housing options. Attract new residents to the City by providing 

a full range of quality housing opportunities that meet the housing needs of all 
demographic groups including but not limited to singles, couples, first time home 
buyers, families and the elderly. The for-sale units proposed would provide a low-
maintenance housing option for buyers interested in a walkable context.  

 

2. General Goal: Community Identity  
a. Maintain quality architecture and design throughout the City. The proposed elevations 

are mostly compliant with Façade Ordinance standards but would require a Section 9 
waiver, which is supported. Please refer to the façade review letter.  

 

3. General Goal: Environmental Stewardship 
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a. Protect and maintain the City’s woodlands, wetlands, water features, and open space. 
The concept plan proposes removal of regulated woodland trees and impacts to 
several small wetland areas (approximately 0.1 acre). The narrative indicates a 15.87-
acre area will be preserved within a wetland/woodland conservation easement.  

b. Increase recreational opportunities in the City. The Concept plan proposes recreational 
opportunities for future residents and the general public, primarily in the form of a 
concrete pedestrian path behind the townhome buildings. The path is shown in a public 
easement, so would be available to other users besides the residents. Details for the 
park area should also be provided. The narrative also indicates two nature overlook 
areas with benches would be provided in the area east of the Novi Athletic Club, as 
well as 2 pickleball/tennis courts in the northeast corner of the property that would be 
available to the public.  

c. Encourage energy-efficient and environmentally sustainable development through 
raising awareness and standards that support best practices. The applicant should 
consider sustainable, energy-efficient and best-practice design for site elements and 
building materials, such as LEED recommended strategies.  

 

4. General Goal: Infrastructure 
a. Provide and maintain adequate water and sewer service for the City’s needs. Please 

refer to the Engineering memo. No significant concerns are noted.  
b. Provide and maintain adequate transportation facilities for the City’s needs. Address 

vehicular and non-motorized transportation facilities. The traffic study indicates that the 
surrounding road network may not accommodate the resulting increase in traffic 
without improvements.  

 
5. General Goal: Economic Development / Community Identity 

a. Ensure compatibility between residential and non-residential developments. Please 
refer to comments about compatibility with surrounding development earlier in this 
review.  

 
MAJOR CONDITIONS OF PLANNED REZONING OVERLAY AGREEMENT 
The Planned Rezoning Overlay process involves a PRO concept plan and specific PRO conditions in 
conjunction with a rezoning request.  The submittal requirements and the process are codified 
under the PRO ordinance (Section 7.13.2).  Within the process, which is initiated by the applicant, 
the applicant and City Council can agree on a series of conditions to be included as part of the 
approval which must be reflected in the Concept Plan and or the PRO agreement.  
 
The PRO conditions must be in material respects, more strict or limiting than the regulations that 
would apply to the land under the proposed new zoning district. Development and use of the 
property shall be subject to the more restrictive requirements shown or specified on the PRO Plan, 
and/or in the PRO Conditions imposed, and/or in other conditions and provisions set forth in the 
PRO Agreement.  
 
The applicant has listed the following benefits/conditions for development: 

1. “The complete east portion adjacent to the railroad tracks and the south 50-foot-wide strip 
along the wetland of the proposed PRO (15.87 acres of the 27.07 RM-1 rezoning) are being 
retained as a natural area with a conservation easement to preserve its existing marshland 
and wildlife. This natural area, with wetlands, wraps around the PRO and includes on the 
west end a proposed new 0.4 acre park/playground located between the proposed 
residential and retail sites. The proposed trail system, with its overlooks near the Novi Athletic 
Club becomes a usable and accessible community resource.” 
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2. “To help achieve walkability and connectivity of the entire area, a trail system is being 
added which consists of new paths and existing sidewalks. This walkway system provides 
connectivity between surrounding existing residential areas and new proposed PRO 
residential area with all the marshland nature areas, the proposed tennis courts/pickleball 
courts, the Novi Athletic Club, Ice Arena, and Dog Park, and with the new proposed local 
(retail) along Ten Mile Road. The retail consists of the new proposed retail and restaurant 
areas, and the existing Walgreen’s and dental office. New Walkways and bike paths that 
overlook 15.87 acre wildlife area and connect this PRO development to the recreation 
areas: The $3.2 million dollars worth of Novi 10 land previously donated to the city, initiated 
by Novi request (18 acres of land): For the Novi Arena Facility and the Novi Dog Park.” 

3. “Two new tennis courts/pickleball courts are being added at the north end of the new 
conservation area along 10 Mile Road, as well as parking spaces for the courts.” 

4. Proposed use restrictions not permitting certain automotive and other business uses in the 
proposed B-3 commercial zoning (Sec. 3.1.12.B & C) are to be part of the PRO. Not 
permitted uses are:  

a. Vehicle Oriented Uses: gas/fueling station, auto repair, and car wash,  
b. Other excluded uses: Check cashing, Pawn shop (Marijuana sales already not 

permitted in the City of Novi will also be excluded by the PRO documents in case 
the city’s law is changed to allow it in the future.) 

5. Open Space (Section 3.1.7.D) the amount of open space provided for the RM-1 townhouses 
exceeds ordinance requirements. 

6. Commercial Building Setbacks: 
a. Front: 30 feet required….92 feet provided 
b. Rear: 20 feet required….83 feet provided 
c. Side: 15 feet required…..93 feet provided 

7. Residential Building height (Sec. 3.1.7.D):  29 feet maximum proposed is more limiting than 
the 35 feet permitted. 

8. Commercial Building Height (Sec. 3.1.12.D): Twenty-three feet maximum proposed is more 
limiting than the 30 feet permitted. 

9. Residential Lot Coverage (Sec. 3.1.7.D):  25% maximum is permitted, 14% is proposed 
 
Additional conditions to be included in the PRO Agreement, if it should be approved, will likely be 
added during the review process. For reference suggested conditions as stated in Section 7.13.2 of 
the Zoning Ordinance are as follows:  

1. Establishment of development features such as the location, size, height, area, or mass of 
buildings, structures, or other improvements in a manner that cannot be required under the 
Ordinance or the City’s Code of Ordinances, to be shown in the PRO Plan.  

2. Specification of the maximum density or intensity of development and/or use, as shown on 
the PRO Plan and expressed in terms fashioned for the particular development and/or use 
(for example, and in no respect by way of limitation, units per acre, maximum usable floor 
area, hours of operation, and the like).  

3. Provision for setbacks, landscaping, and other buffers in a manner that exceeds what the 
Ordinance of the Code of Ordinances can require.  

4. Exceptional site and building design, architecture, and other features beyond the minimum 
requirements of the Ordinance or the Code of Ordinances.  

5. Preservation of natural resources and/or features, such as woodlands and wetlands, in a 
manner that cannot be accomplished through the Ordinance or the Code of Ordinances 
and that exceeds what is otherwise required. If such areas are to be affected by the 
proposed development, provisions designed to minimize or mitigate such impact.  

6. Limitations on the land uses otherwise allowed under the proposed zoning district, including, 
but not limited to, specification of uses that are permitted and those that are not permitted.  

7. Provision of a public improvement or improvements that would not otherwise be required 
under the ordinance or Code of Ordinances to further the public health, safety, and 
welfare, protect existing or planned uses, or alleviate or lessen an existing or potential 
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problem related to public facilities. These can include, but are not limited to, road and 
infrastructure improvements; relocation of overhead utilities; or other public facilities or 
improvements.  

8. Improvements or other measures to improve traffic congestion or vehicular movement with 
regard to existing conditions or conditions anticipated to result from the development.  

9. Improvements to site drainage (storm water) or drainage in the area of the development 
not otherwise required by the Code of Ordinances.  

10. Limitations on signage.  
11. Creation or preservation of public or private parkland or open space.  
12. Other representation, limitations, improvements, or provisions that may be approved by City 

Council. 
 
 
ORDINANCE DEVIATIONS 
Section 7.13.2.D.i.c(2) permits deviations from the strict interpretation of the Zoning Ordinance 
within a PRO agreement.  These deviations must be accompanied by a finding by City Council that 
“each Zoning Ordinance provision sought to be deviated would, if the deviation were not granted, 
prohibit an enhancement of the development that would be in the public interest, and that 
approving the deviation would be consistent with the Master Plan and compatible with the 
surrounding areas.”  Such deviations must be considered by City Council, who will make a finding 
of whether to include those deviations in a proposed PRO agreement.  A PRO agreement would be 
considered by City Council only after tentative approval of the proposed concept plan and 
rezoning.   
 
Staff has reviewed the applicant’s Concept Plan in as much detail as possible to determine what 
deviations from the Zoning Ordinance are currently shown. The applicant may choose to revise the 
concept plan to better comply with the standards of the Zoning Ordinance, or may proceed with 
the plan as submitted with the understanding that those deviations would have to be approved by 
City Council in a proposed PRO agreement.  The applicant provided a request for certain 
deviations related to the area to be rezoned to RM-1. No detailed plans are provided for the portion 
to be rezoned to B-3, and no deviations, conditions or proposed benefits that would outweigh any 
detriments. The applicant should refer to all review letters and identify what deviations they would 
seek and what they would revise the plan to conform.  
 
The following are Ordinance deviations that have been requested by the applicant shown in italics. 
Staff comments are in bold.  
 
1. Building Orientation (Sec. 3.8.2.D): deviation is requested for proposed residential building to not 

be configured 45 degrees to the property lines normally for aesthetic reasons. Most of the 
buildings are not on any main road and they front to a substantial irregular shaped 20-acre 
wetland nature area of a minimum 200 feet wide separation across from Toll’s existing 
multifamily Ridgeview project. Also, please note, this is one of the most common easily granted 
variance requests: where layouts are dictated by natural land features such as two rivers and 
large canyon, not created by the applicant. This deviation has been commonly requested and 
granted in both PRO development projects and in by-right multiple family site plan projects.  
 

2. Side and Rear Setbacks (Sec 3.1.7.D and Sec 3.6.2.B): A Zoning Ordinance deviation is 
requested to reduce the side setback from 75 feet to 25 feet along the north property line for 
two residential buildings abutting the proposed commercial area (B-3). This has been granted 
elsewhere in the city and still includes screening between the residential and commercial. That 
screening is located on the residential edge of the zoning line that separates the residential 
from the commercial and functions with the same screening effect. (Only a small portion, at 
northwest corner being wall plus landscape, instead of berm.) Deviates from Section 5.5.3.A.ii 
but provides same screening, as it is located between the uses.  
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3. Parking along Major Drives (Sec. 5.10): A Zoning Ordinance deviation is requested to allow for 

perpendicular parking on a major drive. Angled and perpendicular parking is permitted on a 
minor drive, but not on a major drive; a total of 8 spaces of on-street perpendicular parking for 
guests is proposed the Major Drive in two locations.  

 
4. Major Drive Radius (Sec. 5.10): Deviation from the ordinance requirement for a minimum 

centerline radius of 100 feet, to allow the 85-foot radius shown at the western curve.  
 
5. Landscape Berms (Section 5.5.3.A.ii): A Zoning Ordinance deviation is requested to not provide 

a 10 to 15-foot-high landscape berm on a proposed RM-1 district adjacent to an I-1 district. This 
deviation is requested to wave this requirement to preserve open viewing to the beautiful 
natural features instead of the usual berm screening that blocks the views from industrial. The 
berm would be unnecessary in this case as the adjacent I-1 area is east of the railroad tracks 
and would likely result in greater wetland and woodland impacts.  

 
6. Right-of-Way Landscaping (Section 5.5.3.B.ii): A deviation for the lack the required street trees 

and berm along 10 Mile Road due to underground utilities. The required trees are to be 
provided elsewhere. This deviation is supported due to the utility conflicts. 

 
7. Adjacent to Public Rights-of-Way – Berm/Wall (Zoning Sec. 5.5.3.B.ii, iii): The required 3-foot-tall 

berm is not proposed.  This deviation is not supported. 
 

8. Building Foundation Landscaping (Zoning Sec 5.5.3.D): None of the commercial buildings meet 
the requirements for building foundation landscaping. This deviation is not supported.  

 
9. Distance between Buildings (Sec 3.8.2.H): A Zoning Ordinance deviation is requested to reduce 

the building separation distance from the calculated formula (resulting in 31-32.72 feet 
required) to a distance of 30 feet between all buildings. This deviation of less than 3 feet is 
considered minor and enables the layout of this project to fit within the available space while 
minimizing wetland and woodland impacts.  

 
10. Section 9 Waiver (Section 5.15): Proposed elevations for residential buildings have an underage 

of minimum required brick on all rear and some front facades (26-27% proposed, 30% minimum 
required) and an overage of Asphalt shingles (56% front side, 50% maximum allowed). As the 
deviations are minor and do not adversely affect the aesthetic quality of the facades, the 
waiver is supported.  

 
See other review letters for additional possible deviations to be addressed in future submittals. All 
deviations from the ordinance requirements shall be identified and included in PRO Agreement. 
Any additional deviations identified during Site Plan Review (after the Concept Plan and PRO 
Agreement is approved), will require amendment of the PRO Agreement.  
 
APPLICANT’S BURDEN UNDER PRO ORDINANCE 
The Planned Rezoning Overlay ordinance (PRO) requires the applicant to demonstrate that certain 
requirements and standards are met.  The applicant should be prepared to discuss these items, 
especially in number 1 below, where the ordinance suggests that the enhancement under the PRO 
request would be unlikely to be achieved or would not be assured without utilizing the Planned 
Rezoning Overlay.  Section 7.13.2.D.ii states the following: 
 

1. (Sec. 7.13.2.D.ii.a) The PRO accomplishes the integration of the proposed land 
development project with the characteristics of the project area in such a manner that 
results in an enhancement of the project area as compared to the existing zoning that 
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would be unlikely to be achieved or would not be assured in the absence of the use of a 
Planned Rezoning Overlay. 

2. (Sec. 7.13.2.D.ii.b) Sufficient conditions shall be included on and in the PRO Plan and PRO 
Agreement such that the City Council concludes, in its discretion, that, as compared to the 
existing zoning and considering the site specific land use proposed by the applicant, it 
would be in the public interest to grant the Rezoning with Planned Rezoning Overlay. In 
determining whether approval of a proposed application would be in the public interest, 
the benefits which would reasonably be expected to accrue from the proposal shall be 
balanced against, and be found to clearly outweigh the reasonably foreseeable 
detriments thereof, taking into consideration reasonably accepted planning, engineering, 
environmental and other principles, as presented to the City Council, following 
recommendation by the Planning Commission, and also taking into consideration the 
special knowledge and understanding of the City by the City Council and Planning 
Commission. 

 
IDENTIFYING BENEFITS TO PUBLIC RESULTING FROM THE REZONING AND THE PROPOSED DEVIATIONS 
Section 7.13.2.D.ii states that the City Council must determine that the proposed PRO rezoning 
would be in the public interest and that the benefits to the public of the proposed PRO rezoning 
would clearly outweigh the detriments. The following benefits suggested by the applicant (as listed 
in their narrative) appear to qualify as public benefits as resulting from the development proposal: 
 

1. “The complete east portion adjacent to the railroad tracks and the south 50-foot-wide strip 
along the wetland of the proposed PRO (15.87 acres of the 27.07 RM-1 rezoning) are being 
retained as a natural area with a conservation easement to preserve its existing marshland 
and wildlife. This natural area, with wetlands, wraps around the PRO and includes on the 
west end a proposed new 0.4 acre park/playground located between the proposed 
residential and retail sites. The proposed trail system, with its overlooks near the Novi Athletic 
Club becomes a usable and accessible community resource.” It would be beneficial to the 
City to have these wetland and woodland areas permanently protected within conservation 
easements. This area is covered by floodplain associated with the Walled Lake Branch of 
the Middle Rouge River, and Chapman Creek, so protecting the land around the rivers 
would benefit the watershed and wildlife habitat. It is unlikely that this area would ever be 
proposed for development because of the floodplain. 
 

2. “To help achieve walkability and connectivity of the entire area, a trail system is being 
added which consists of new paths and existing sidewalks. This walkway system provides 
connectivity between surrounding existing residential areas and new proposed PRO 
residential area with all the marshland nature areas, the proposed tennis courts/pickleball 
courts, the Novi Athletic Club, Ice Arena, and Dog Park, and with the new proposed local 
(retail) along Ten Mile Road. The retail consists of the new proposed retail and restaurant 
areas, and the existing Walgreen’s and dental office. New Walkways and bike paths that 
overlook 15.87 acre wildlife area and connect this PRO development to the recreation 
areas: The $3.2 million dollars worth of Novi 10 land previously donated to the city, initiated 
by Novi request (18 acres of land): For the Novi Arena Facility and the Novi Dog Park.” The 
applicant is asked to clarify the intent of this improvement, and whether the applicant will 
be arranging and conducting off-site improvements. 
 

3. “Two new tennis courts/pickleball courts are being added at the north end of the new 
conservation area along 10 Mile Road, as well as parking spaces for the courts.” A new curb 
cut would be required to access the parking area, which may require a driveway spacing 
deviation. The plan indicates the new courts would be available for public use. The 
applicant would need to clarify if they intend to be responsible for on-going maintenance of 
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the improvements proposed. Additional study of the area proposed for the courts will be 
needed. 

 
4. The applicant’s narrative includes an appeal to consider as a public benefit his previous 

land donation of 18 acres (valued at $3.2 million) which the city used to construct the Novi 
Ice Arena and the Dog Park behind it. This donation was acknowledged in a letter of 
Commendation from former Mayor Richard Clark on January 28, 2000. 

 
This is a PRO in which the applicant seeks both a rezoning and a list of ordinance deviations.  In 
Staff’s opinion the proposed benefits to the City could be further clarified, and we have offered 
some suggestions for the applicant to consider in this and the other review letters.  
 
The Planning Commission and City Council should offer their thoughts on whether the proposed 
benefits would qualify, and whether they have other ideas for improvements to the proposal.  
 
NEXT STEP: PLANNING COMMISSION CONSIDERATION OF ELIGIBILITY 
The Planning Commission will have an opportunity to discuss the initial submittal and eligibility of the 
rezoning request from OS-1 (Office Service) and I-1 (Light Industrial) to B-3 (General Business) and 
RM-1 (Multiple Family Low Rise Residential) with a Planned Rezoning Overlay. 
 
As stated in the newly amended PRO Ordinance,  

In order to be eligible for the proposal and review of a rezoning with PRO, an applicant 
must propose a rezoning of property to a new zoning district classification, and must, as 
part of such proposal, propose clearly-identified site-specific conditions relating to the 
proposed improvements that,  

(1)  are in material respects, more strict or limiting than the regulations that 
would apply to the land under the proposed new zoning district, 
including such regulations or conditions as set forth in Subsection C 
below; and  

(2)  constitute an overall benefit to the public that outweighs any material 
detriments or that could not otherwise be accomplished without the 
proposed rezoning. 

 
(Click here for Full text of the PRO ordinance, including Subsection C) 
 
This item is scheduled for initial review and comment on the PRO Plan on Wednesday, February 21, 
2024. Please ensure that the rezoning signage, as shown on Sheet 6 in the Rezoning Sign Detail, 
modified as appropriate for the locations in the zoning sign plan, are posted in the appropriate 
location no later than February 1, 2024, to give proper notice prior to the public hearing before the 
Planning Commission on February 21, 2024. 
 
CITY COUNCIL CONSIDERATION OF ELIGIBILITY 
Following the Planning Commission’s initial review of the proposed project, the City Council will 
likewise have the opportunity to review the PRO proposal and comment on whether the project is 
eligible for the PRO process.  
 
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 lbell@cityofnovi.org. 

 
_______________________________________________ 
Lindsay Bell, AICP, Senior Planner 

https://www.cityofnovi.org/media/nmtpxuzy/ordinance18-297.pdf
mailto:lbell@cityofnovi.org


 
 

Items in Bold need to be addressed by the applicant with next submittal. Items in Underlined Bold are 
possible deviations identified. Underlined items need to be addressed during the Site Plan phase. Italic 
items are to be noted.  

 

PLANNING REVIEW CHART: B-3 and RM-1 with PRO Rezoning   

Review Date: January 24, 2024 
Review Type: 2nd Revised PRO Initial Concept 
Project Name: JZ23-09 Novi-Ten Mile  

East of Novi Road, South of Ten Mile 
Plan Date: January 2, 2024  
Prepared by: Lindsay Bell, Senior Planner   

E-mail: lbell@cityofnovi.org; Phone: (248) 347-0484 

Item Required Code Proposed Meets 
Code Comments 

Zoning and Use Requirements 
Master Plan 
(adopted July 27, 
2017) 

West: Community Office; 
East: Industrial, R&D, Tech 

6.97 acres with 35,900 sf 
of commercial/office; 
71-unit residential 
development with PRO 
overlay on 27.07 acres;  
 

No Proposed rezoning is not 
consistent with the 2016 
Master Plan 

Area Study The site does not fall 
under any special 
category 

NA NA  

Zoning 
(Effective January 
8, 2015) 

OS-1 Office Service; 
I-1 Light Industrial  

B-3 General Business; 
RM-1 Low Density Low-
rise Multi-Residential 
District 

No Planned Rezoning 
Overlay proposed – see 
detailed comments in 
Planning Review letter 

Uses Permitted  
(Sec 3.1.21.B & C) 
 

Office and Service Uses 
Sec. 3.1.21.B. - Principal 
Uses Permitted. 
Sec. 3.1.21.C. – Special 
Land Uses Permitted. 

4 commercial buildings 
~35,900 square feet 
shown for B-3 area 
(assumes restaurants and 
retail uses) 
Multiple Family 
Residential – 71 units 

TBD B-3 use proposed  
exclusions are gas 
station, auto repair, car 
wash, marijuana sales, 
check cashing and 
pawn shop 
 
 

Phasing Provide phases lines and 
detail description of 
activities in each phase 

Applicant indicates 
Phasing not proposed 

NA  

Planned Rezoning Overlay Document Requirements (Section 7.13.2 and SDM:  Site development Manual) 
Written Statement 
(Section 7.13.2) 
 
The statement 
should include the 
following: 

Statement of eligibility for 
PRO Approval: Describe 
the rezoning requested 
including uses proposed, 
justification for why it 
makes sense 

Provided in narrative TBD  

How does the project 
constitute an overall 
benefit to the public that 
outweighs any material 
detriments or could 
otherwise be 
accomplished without 
the rezoning? 

Provided in narrative Yes See detailed comments 
in Planning Review letter 

http://www.cityofnovi.org/City-Services/Community-Development/Information-Requirements-Sheets,-Checklists,-Manua/SitePlanAndDevelopmentManual.aspx
http://www.cityofnovi.org/City-Services/Community-Development/Information-Requirements-Sheets,-Checklists,-Manua/SitePlanAndDevelopmentManual.aspx
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Item Required Code Proposed Meets 
Code Comments 

Deviations and 
Conditions proposed for 
inclusion in the PRO 
Agreement (i.e., Zoning 
Ordinance deviations, 
limitation on total units, 
height or uses, etc) 

Some deviations and 
conditions proposed; 
Limitation on uses for B-3 
portion 

TBD See detailed comments 
and suggested 
conditions in Planning 
Review 

Rezoning Traffic 
Impact Study 
 Site development 
Manual 

Required regardless of 
site size, with 
requirements in SDM 

Provided Yes See TIS Review from 
AECOM 

Community Impact 
Statement 
(Sec. 2.2) 

Required according to 
site plan manual (SDM 
link:  Site development 
Manual) 

Provided Yes  

Rezoning Signs  
(Site Plan 
Development 
Manual) 

Sign location plan 
 
Mock-up of sign details 

Provided in binder 
 
Provided Sheet 6 

Yes 
 
Yes 

 
 

B-3 Commercial: Height, bulk, density and area limitations (Sec 3.1.12.D) 
Frontage on a 
Public Street. 
(Sec. 5.12)  

Frontage on a Public 
Street is required 

The site has frontage and 
access to Ten Mile Road 

Yes   

Minimum Zoning Lot 
Size for each Unit: 
in Acres 
 

Except where otherwise 
provided in this 
Ordinance, the minimum 
lot area and width, and 
the maximum percent of 
lot coverage shall be 
determined on the basis 
of off-street parking, 
loading, greenbelt 
screening, yard setback 
or usable open space   

42.9 acres total site size of 
existing parent parcels; 
6.97 acres to be rezoned 
to B-3, 27.07 acres to RM-
1 

Yes Remaining acreage 
excluded from PRO to 
remain OS-1 District 

Minimum Zoning Lot 
Size for each Unit: 
Width in Feet 
 

 NA  
 
 

Maximum % of Lot 
Area Covered 
(By All Buildings) 

Section 3.6.2.D 
 

   

Building Height  
 

30 ft. 23 ft max proposed Yes Building height could be 
a condition that is more 
limiting than ordinance 
allows 

B-3 Building Setbacks (Sec 3.1.12.D) 
Front  
(along 10 Mile Rd) 

30  ft.  90 ft Yes Building setbacks could 
be a condition that is 

http://www.cityofnovi.org/City-Services/Community-Development/Information-Requirements-Sheets,-Checklists,-Manua/SitePlanAndDevelopmentManual.aspx
http://www.cityofnovi.org/City-Services/Community-Development/Information-Requirements-Sheets,-Checklists,-Manua/SitePlanAndDevelopmentManual.aspx
http://www.cityofnovi.org/City-Services/Community-Development/Information-Requirements-Sheets,-Checklists,-Manua/SitePlanAndDevelopmentManual.aspx
http://www.cityofnovi.org/City-Services/Community-Development/Information-Requirements-Sheets,-Checklists,-Manua/SitePlanAndDevelopmentManual.aspx
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Item Required Code Proposed Meets 
Code Comments 

Rear  
(South) 

20  ft.  91 ft Yes more limiting than 
ordinance allows 

Side 
(East & West) 

15 ft.  
 

73 ft Yes 

B-3 Parking Setback (Sec 3.1.12.D) Refer to applicable notes in Sec 3.6.2 
Front  
(along 10 Mile Rd) 

20 ft. 20 ft 
 
20 ft 
 
16 ft. min 

Yes  

Rear  
(West) 

10 ft. Yes 

Side 
(North & South) 

10 ft. Yes 

B-3: Note To District Standards (Sec 3.6.2) 
Exterior Side Yard 
Abutting a Street  
(Sec 3.6.2.C)  

All exterior side yards 
abutting a street shall be 
provided with a setback 
equal to front yard.  

No exterior side yards NA  

Off-Street Parking in 
Front Yard 
(Sec 3.6.2.E)  

Front yard parking 
permitted if setback 
requirements of district 
and landscaping 
standards of Section 5.5.3 
are observed  

  See Landscape review 
letter for comments 

Setback Abutting a 
Residential District 
(Sec 3.6.2.L) 

Minimum yard setback 
shall be 20 feet 

20 ft min proposed on 
east side 

Yes  

Wetland/Watercour
se Setback (Sec 
3.6.2.M) 

A setback of 25ft from 
wetlands and from high 
watermark course shall 
be maintained 

Buffers are now shown on 
the plan and area of 
impact quantified 

Yes Requires a natural 
features encroachment 
authorization 

Parking setback 
screening  
(Sec 3.6.2.P) 

Required parking 
setback area shall be 
landscaped per Section 
5.5.3. 

  See Landscape review 
letter for comments 

Modification of 
parking setback 
requirements (Sec 
3.6.2.Q) 

The Planning Commission 
may modify parking 
setback requirements 
based on conditions 
listed in Sec 3.6.2.Q 

 NA  

B-3 District Required Conditions (Sec. 3.10) 

Loading 
Requirements (Sec. 
3.10.3.A) 

No truck well, loading 
dock, overhead door or 
other type of service bay 
door shall face a major 
thoroughfare, nor an 
abutting residential 
district. Pedestrian exits or 
emergency door are 
permitted on such 
building facades. 

No truck wells or 
overhead doors 
indicated  

Yes  

Off-Street Loading 
and Unloading 

Required in the rear yard 
at a ratio of 10 sf for 
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Item Required Code Proposed Meets 
Code Comments 

(Sec. 5.4) each front foot to 
building.  
 
Bldg A: 1,700 sf 
Bldg B: 1,700 sf 
Bldg C: 600 sf 
Bldg D: 700 sf 
 

 
 
Bldg A: 2,380 sf 
Bldg B: 2,380 sf 
Bldg C: 840 sf 
Bldg D: 980 sf 
 

 
 
Yes 

Number of Parking 
Spaces 
Restaurants 
Retail 
(Sec.5.2.12.A) 
 
 
 
 
 

Restaurant (sit Down): 1 
for each 70 sf GFA 
 
Retail: 1 for each 200 sf 
GLFA 
Assume: 
Restaurant – 10,700 @ 70 
sf = 153 spaces 
 
Retail – 26,700 sf / 200 sf = 
134 spaces 
 
288 spaces total 
 

Plan shows total of 298 
spaces provided for 
commercial area 
 

Yes  

Parking Space 
Dimensions and 
Maneuvering Lanes  
(Sec. 5.3.2) 

- 90° Parking: 9 ft. x 19 ft.  
- 24 ft. two way drives 
9 ft. x 17 ft. parking 
spaces allowed along 7 
ft. wide interior sidewalks 
as long as detail 
indicates a 4” curb at 
these locations and 
along landscaping 

- 28 ft. two-way drives 
 

Yes Refer to Traffic comments 
for comments on parking 
dimensions 
 

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 

Does not apply NA  

Barrier Free Spaces 
Barrier Free Code 

2 accessible space 
(including 1 Van 
accessible) for every 26 
to 50  spaces 

 TBD This would be reviewed in 
site plan submittal 

Barrier Free Space 
Dimensions Barrier 
Free Code 

- 8‘ wide with an 8’ wide 
access aisle for van 
accessible spaces 

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

 TBD This would be reviewed in 
site plan submittal 

Barrier Free Signs  
Barrier Free Code 

One sign for each 
accessible parking 
space. 

 TBD This would be reviewed in 
site plan submittal 

Corner Clearance 
(Sec. 5.9) 

No fence, wall, plant 
material, sign or other 

 TBD Note Corner Clearance 
zone on site plan and 
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Item Required Code Proposed Meets 
Code Comments 

obstruction shall be 
permitted within the 
clear view zone above a 
height of 2 feet from 
established street grade 

landscape plans – this will 
be reviewed in site plan 
submittal 

Minimum number 
of Bicycle Parking  
(Sec. 5.16.1) 
Retail/Restaurants/
Business Offices 

 
5% of required auto 
spaces, min. 2 spaces 

 TBD This would be reviewed in 
site plan submittal along 
with bike parking layout 

Bicycle Parking  
General 
requirements 
(Sec. 5.16) 

- No farther than 120 ft. 
from the entrance 
being served 

- When 4 or more spaces 
are required for a 
building with multiple 
entrances, the spaces 
shall be provided in 
multiple locations 

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

- Shall be accessible via 
6 ft. paved sidewalk 

 TBD  

Bicycle Parking Lot 
layout 
(Sec 5.16.6) 

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 

 TBD  

Residential: Height, bulk, density and area limitations (Sec 3.1.8.D) 
Frontage on a 
Public Street. 
(Sec. 5.12)  

Frontage on a Public 
Street is required 

The site has frontage and 
access to Ten Mile Road 
via private street 

Yes   

Minimum Parcel 
Size for each Unit: 
in Acres 
(Sec 3.8.1) 

RM-1 and RM-2 Required 
Conditions 
 

 Yes  

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

   
 
 

Open Space Area 
(Sec 3.1.8.D) 
 

200 sf Minimum usable 
open space per dwelling 
unit 
For a total of 71 dwelling 
units, required Open 
Space: 14,200 SF 
 
Refer to definitions for 
Usable Open Space and 
Open Space 

Sheet 6 indicates 107,423 
sf of usable open space 
provided - Consists of 50’ 
width surrounding 
walking path, park with 
picnic tables/gazebo, 
and pickleball court area 

Yes Open space could be a 
condition that is more 
strict than ordinance 
requires 
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Item Required Code Proposed Meets 
Code Comments 

Maximum % of Lot 
Area Covered 
(By All Buildings) 

25% 14% Yes Lot Coverage could be a 
condition that is more 
strict than ordinance 
requires 

Building Height  
(Sec. 3.20) 

35 ft. or 2 stories 
whichever is less 

29 feet Yes Building height could be 
a condition that is more 
strict than ordinance 
requires 

Minimum Floor 
Area per Unit 
(Sec. 3.1.8.D) 

Efficiency 400 sq. 
ft. 

Not proposed NA  

1 bedroom 500 sq. 
ft. 

Not proposed NA 

2 bedroom 750 sq. 
ft.  

Not proposed NA 

3 bedroom 900 sq. 
ft. 

1,600-1,900 sq. ft.  Yes 

4 bedroom 1,000 sq. 
ft. 

Not Proposed NA 

Maximum Dwelling 
Unit Density/Net Site 
Area 
(Sec. 3.1.8.D) 

Efficiency 5% Not proposed Yes 
 
 
 
 
 
 
Yes 

Will ROW be dedicated? 
Could be considered 
additional public benefit 
 

1 bedroom 10.9 
Max 20% 

Not proposed 

2 bedroom 7.3 
 

Not proposed 

3+ bedroom 5.4 4.5 DUA  
 
Total site: 27.07 Acres 
ROW Area: ?? Acres 
Wetland: 11.33 
Net Site Area (given by 
applicant): 15.74 Acres 
 

Residential Building Setbacks (Sec 3.1.8.D) 
Front  
(along 10 Mile Rd) 

75 ft.  75 ft. Yes Additional setbacks 
required by Sec 3.6.2.B 
 
 
 
This would be a 
deviation. 

Rear  
(South) 

75 ft.  75 ft. Yes 

Side 
 

75 ft.  
 

75 ft. 
25 ft adjacent to B-3 
portion 

Yes 
No 

Parking Setback (Sec 3.1.8.D) (Sec 3.1.12.D) Refer to applicable notes in Sec 3.6.2 
Front  
(along 10 Mile Rd) 

75 ft. 20 ft. on all sides. Parking 
is provided in the garage 
and in front of the 
garage. Proposed 
parking along the streets 
meets the setback 
requirements 

Yes  
 

Rear  
(West) 

20 ft. Yes 

Side 
(North & South) 

20 ft. Yes 

Residential: Note to District Standards (Sec 3.6.2) 
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Item Required Code Proposed Meets 
Code Comments 

Building structure 
setback  
(Sec 3.6.2.B) 

Other than single family 
or 2-family, building 
setback shall be 
minimum of whichever is 
greater: 
1) height of main 
building;  
2) 75 feet; or  
3) setback listed in 
Section 3.1 (50 ft front) 

Setbacks of 25 feet for 2 
buildings adjacent to B-3 
area 

No This would be a deviation 
for side yard setbacks for 
2 buildings adjacent to B-
3 area. 

Exterior Side Yard 
Abutting a Street  
(Sec 3.6.2.C)  

All exterior side yards 
abutting a street shall be 
provided with a setback 
equal to front yard.  

No exterior side yards 
 

NA  

Wetland/Watercour
se Setback (Sec 
3.6.2.M) 

A setback of 25 ft from 
wetlands and from high 
watermark course shall 
be maintained 

Wetlands exist in several 
areas of the site; impacts 
proposed  

Yes See Wetland Review 
letter for detailed 
comments 

RM-1 and RM-2 Required Conditions (Sec 3.8) & (Sec 3.10) 
Total number of 
rooms 
(Sec. 3.8.1) 

Total No. of rooms < Net 
site area in SF/2000  
 
686,070 SF/2000 = 343 
 

Total number of rooms = 
71 units x 4 rooms = 284 
rooms 
 
 
 

Yes 17% less than permitted 

Public Utilities 
(Sec. 3.8.1) 

All public utilities should 
be available 

All public utilities are 
available 

Yes See Engineering Review 
for detailed comments 

Maximum Number 
of Units  
(Sec. 3.8.1.A.ii) 

Efficiency < 5 percent of 
the units 

Not Proposed NA  

1 bedroom units < 20 
percent of the units 

Not Proposed NA 

Balance should be at 
least 2 bedroom units 

All are 3-bedroom units Yes 

Room Count per 
Dwelling Unit Size 
(Sec. 3.8.1.C) 
*An extra room 
such as den, library 
or other extra room 
count as an 
additional 
bedroom 

Dwelling Unit 
Size 

Room 
Count * 

 Yes  

Efficiency 1 Not proposed 
1 bedroom 2 Not proposed 
2 bedroom 3 Not proposed 
3 or more 
bedrooms 

4 4 
 
 

For the purpose of determining lot area requirements and density in a multiple-family district, a room is a living 
room, dining room or bedroom, equal to at least eighty (80) square feet in area. A room shall not include the 
area in kitchen, sanitary facilities, utility provisions, corridors, hallways, and storage. Plans presented showing 
one (1), two (2), or three (3) bedroom units and including a "den," "library," or other extra room shall count such 
extra room as a bedroom for the purpose of computing density. 
Setback along 
natural shoreline 
(Sec. 3.8.2.A) 

A minimum of 150 feet 
along natural shoreline is 
required.  

No natural shoreline exists 
within the property 

NA  
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Item Required Code Proposed Meets 
Code Comments 

Structure frontage 
(Sec. 3.8.2.B) 

Each structure in the 
dwelling group shall front 
either on a dedicated 
public street or approved 
private drive. 

All structures front on 
proposed private major 
drive 

Yes   

Maximum length of 
the buildings 
(Sec. 3.8.2.C) 

A single building or a 
group of attached 
buildings cannot exceed 
180 ft.  

Max of ~170 proposed, 
building entrances 
proposed   

Yes  

Modification of 
maximum length 
(Sec. 3.8.2.C) 

Planning Commission 
may modify the extra 
length up to 360 ft. if 

 NA  

Common areas with a 
minimum capacity of 50 
persons for recreation or 
social purposes 
Additional setback of 1 
ft. for every 3 ft. in excess 
of 180 ft. from all property 
lines. 

Building Orientation 
(Sec. 3.8.2.D) 

Where any multiple 
dwelling structure and/ 
or accessory structure is 
located along an outer 
perimeter property line 
adjacent to another 
residential or 
nonresidential district, 
said structure shall be 
oriented at a minimum 
angle of forty-five (45) 
degrees to said property 
line.  

Buildings orientations do 
not appear to meet the 
minimum requirement for 
all buildings 
 
 
 

No Applicant requests a 
deviation in the PRO 
Agreement 

Yard setback 
restrictions 
(Sec. 3.8.2.E) 

Within any front, side or 
rear yard, off-street 
parking, maneuvering 
lanes, service drives or 
loading areas cannot 
exceed 30% of yard area 

No off-street parking or 
loading area is proposed 
in exterior yard areas 

Yes  

Off-Street Parking or 
related drives 
(Sec. 3.8.2.F) 
 
Off-street parking 
and related drives 
shall be… 
 

No closer than 25 ft. to 
any wall of a dwelling 
structure that contains 
openings involving living 
areas or 

Complies – 25 feet Yes  

No closer than 8 ft. for 
other walls or 

In conformance Yes 

No closer than 20 ft. from 
ROW and property line 

In conformance Yes 

Pedestrian 
Connectivity 
(Sec. 3.8.2.G) 

5 feet sidewalks on both 
sides of the Private drive 
are required to permit 

5-foot Sidewalks shown 
along the private drive  

Yes  
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Item Required Code Proposed Meets 
Code Comments 

safe and convenient 
pedestrian access.  

Where feasible sidewalks 
shall be connected to 
other pedestrian features 
abutting the site.   

Sidewalks shown to 
connect to Ridgeview 
pathway 

Yes  
 

All sidewalks shall comply 
with barrier free design 
standards 

  This would be reviewed in 
site plan submittal 

Minimum Distance 
between the 
buildings 
(Sec. 3.8.2.H) 
 

(Total length of building 
A + total length of 
building B + 2(height of 
building + height of 
building B))/6 
 
Calculations show 31-36 
feet required 

30-31 feet No Applicant requests 
deviation for distance 
between buildings in a 
few locations (variance 
of 1- 3 feet) 

Minimum Distance 
between the 
buildings 
(Sec. 3.8.2.H) 

In no instance shall this 
distance be less than 
thirty (30) feet unless 
there is a corner-to-
corner relationship in 
which case the minimum 
distance shall be fifteen 
(15) feet. 

Buildings are min. of 30 ft. 
from each other 

Yes  

Number of Parking 
Spaces 
Residential, 
Multiple-family 
(Sec.5.2.12.A) 
 
 
 
 
 

Two (2) for each dwelling 
unit having two (2) or less 
bedrooms and two and 
one-half (2 ½) for each 
dwelling unit having 
three (3) or more 
bedrooms 
For 71 Three-BR units, 
required spaces = 178 
spaces 

142 garage spaces 
142 driveway spaces 
10 visitor spaces 
 
294 spaces total 
 

Yes  

Parking Space 
Dimensions and 
Maneuvering Lanes  
(Sec. 5.3.2) 

- 90° Parking: 9 ft. x 19 ft.  
- 24 ft. two way drives 
- 9 ft. x 17 ft. parking 

spaces allowed along 7 
ft. wide interior 
sidewalks as long as 
detail indicates a 4” 
curb at these locations 
and along landscaping 

- 28 ft. two-way drives 
- Parking shown in 

garages and driveways 
- Parking spaces along 

drive  - would need a 
deviation 

Yes Refer to Traffic comments 
for comments on parking 
dimensions 
 

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 

Does not apply NA  
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5.10 Additional Road Design, Building Setback, And Parking Setback Requirements, Multiple-Family Uses  
Road standards 
(Sec. 5.10) 

A private drive network 
within a cluster, two -
family, multiple-family, or 
non-residential uses and 

Major drive 
28 feet wide 

Yes Proposed road is “major 
drive” with direct access 
to exterior public road 

Item Required Code Proposed Meets 
Code Comments 

Barrier Free Spaces 
Barrier Free Code 

2 accessible space 
(including 1 Van 
accessible) for every 26 
to 50  spaces 

1 spaces provided  This would be reviewed in 
site plan submittal 

Barrier Free Space 
Dimensions Barrier 
Free Code 

- 8‘ wide with an 8’ wide 
access aisle for van 
accessible spaces 

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

Barrier Free Signs  
Barrier Free Code 

One sign for each 
accessible parking 
space. 

Corner Clearance 
(Sec. 5.9) 

No fence, wall plant 
material, sign or other 
obstruction shall be 
permitted within the 
clear view zone above a 
height of 2 feet from 
established street grade 

  This would be reviewed in 
site plan submittal 

Minimum number 
of Bicycle Parking  
(Sec. 5.16.1) 
Multiple-family 
residential 

 
One (1) space for each 
five (5) dwelling units 
Required: 15 Spaces 
 
 

8 spaces in two locations; 
16 spaces 

Yes  

Bicycle Parking  
General 
requirements 
(Sec. 5.16) 

No farther than 120 ft. 
from the entrance being 
served 

4 racks – 2 separate 
locations 

Yes  

When 4 or more spaces 
are required for a 
building with multiple 
entrances, the spaces 
shall be provided in 
multiple locations 
Spaces to be paved and 
the bike rack shall be 
inverted “U” design 
Shall be accessible via 6 
ft. paved sidewalk 

Bicycle Parking Lot 
layout 
(Sec 5.16.6) 

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 

Shown Yes See new layout 
dimensions of recently 
adopted text 
amendment 
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developments shall be 
built to City of Novi 
Design and Construction 
Standards for local 
street standards (28 feet 
back-to-back width) 

Major Drives - Width: 28 feet Proposed major drive is 
28 feet wide  
 

Yes  
 

Minor Drive 
 

- Cannot exceed 600 
feet 

- Width: 24 feet with no 
on-street parking 

- Width: 28 feet with 
parking on one side 

- Parking on two sides is 
not allowed 

- Needs turn-around if 
longer than 150 feet 

No minor drive 
proposed 

NA  

Parking on Major and 
Minor Drives (Sec. 
5.10) 
 

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

- minimum centerline 
radius: 100 feet 

- Adjacent parking and 
on-street parking shall 
be limited near curves 
with less than two-
hundred thirty (230) 
feet of centerline 
radius 

- Minimum building 
setback from the end 
of a parking stall shall 
be 25 feet in 
residential districts. 

On-street perpendicular 
parking is proposed on 
the Major Drive 
 
Minimum centerline 
radius is 85-120’  
 
 
 
 

No 
 
 
 
No 

Deviation for major road 
standards: on-street 
perpendicular parking, 
minimum centerline 
radius, and parking near 
curve greater than 230 ft? 
 
 

Accessory and Roof top Structures 
Dumpster 
Sec 4.19.2.F 

- Located in rear yard 
- Attached to the 

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 

Individual trash pick-up 
for residential units 
 
Dumpsters shown for 
commercial appear to 
be 20 feet from 
residential 

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

- Screened from public 
view 

- A wall 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 

Trash screening 
enclosures shown 

Yes Details will be reviewed 
in site plan submittals 

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

All roof top equipment 
must be screened and 
all wall mounted utility 
equipment must be 
enclosed and 
integrated into the 
design and color of the 
building 

Not shown TBD Details will be reviewed 
in site plan submittals 

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.  

No roof top equipment 
for residential 

TBD  

Sidewalks and Other Requirements 
Non-Motorized Plan Proposed Off-Road Trails 

and Neighborhood 
Connector Pathways.  
 

8-foot concrete 
pathway proposed; 
Mid-block crossings? 

Yes Show any off-road trails 
proposed, especially if 
offered as a public 
benefit 

Sidewalks 
(Subdivision 
Ordinance: Sec. 4.05) 

Sidewalks are required 
on both sides of 
proposed drives 

5-ft Sidewalks are 
proposed on both sides 
of the proposed private 
drive  

Yes?  

Public Sidewalks  
(Chapter 11, Sec.11-
276(b), Subdivision 
Ordinance: Sec. 4.05) 

A 8-foot sidewalk is 
required along 10 Mile 
Road 

Sidewalk proposed Yes 

Entryway lighting  
Sec. 5.7 
 
 

One street light is 
required per entrance.  

   Applicant to work with 
engineering and DTE on 
the location and type of 
the fixtures proposed in 
the right of way for 
residential community 

Building Code and Other Requirements 
Building Code Building exits must be 

connected to sidewalk 
 NA Barrier-free 

requirements? 
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system or parking lot. 

Design and 
Construction 
Standards Manual 

Land description, Sidwell 
number (metes and 
bounds for acreage 
parcel, lot number(s), 
Liber, and page for 
subdivisions). 

  Provide a legal 
description of proposed 
parcels with formal 
Concept Plan submittal 

General layout and 
dimension of 
proposed physical 
improvements 

Location of all existing 
and proposed buildings, 
proposed building 
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). 

Generally provided Yes Refer to all review letters 
for additional information 
requested.  
 

Economic Impact 
 

- Total cost of the 
proposed building & 
site improvements 

- Number of anticipated 
jobs created (during 
construction & after 
building is occupied, if 
known) 

- $35 million 
construction cost  

- 100 new permanent 
full and part-time 
jobs, numerous 
construction jobs 

 

  

Other Permits and Approvals 
Development/ 
Business Sign 
 
(City Code Sec 28.3) 
 
Sign permit 
applications may be 
reviewed an part of 
Preliminary Site Plan 
or separately for 
Building Office 
review.  

The leading edge of the 
sign structure shall be a 
minimum of 10 ft. 
behind the right-of-way. 
 
Entranceway shall be a 
maximum of 24 square 
feet, measured by 
completely enclosing all 
lettering within a 
geometric shape. 
 
Maximum height of the 
sign shall be 5 ft.  

      Show the location of any 
entranceway signs if 
proposed; 
Deviations from sign 
ordinance may be 
included in PRO submittal 
if variances are 
anticipated 

Development and 
Street Names 

Development and street 
names must be 
approved by the Street 
Naming Committee 
before Preliminary Site 
Plan approval 

Novi Ten Commercial 
and Towns at Novi 
Station proposed 

 Submit a Project & Street 
Naming Application to 
get all names approved 

Property Split The proposed property 
split must be submitted 
to the Assessing 
Department for 
approval. 

  Property 
combinations/splits must 
be approved before final 
site plan approval 

https://www.cityofnovi.org/reference/forms/bldg-projectandstreetnamerequestform.aspx
https://www.cityofnovi.org/reference/forms/bldg-projectandstreetnamerequestform.aspx
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Other Legal Requirements 
PRO Agreement 
(Sec. 7.13.2.D(3) 

A PRO Agreement shall 
be prepared by the City 
Attorney and the 
applicant (or designee) 
and approved by the 
City Council, and which 
shall incorporate the 
PRO Plan and set forth 
the PRO Conditions and 
conditions imposed  

  If tentative approval is 
granted, Council will 
direct City Attorney to 
prepare the agreement, 
which will then be shared 
with applicant for 
negotiation 

Master 
Deed/Covenants and 
Restrictions 
 

Applicant is required to 
submit this information 
for review with the Final 
Site Plan submittal 

Not applicable at this 
moment 

 If proposed, Master Deed 
draft shall be submitted 
prior to Stamping Set 
approval.   

Conservation 
easements 
 

Conservation 
easements may be 
required for woodland 
impacts 

Conservation 
easements would be 
required if a condition in 
the PRO Agreement 

 Draft documents would 
be required prior to 
stamping set approval.  

Lighting and Photometric 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 

 Yes 

 

Lighting Plan  
(Sec. 5.7.A.i)  

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

Provided separately for 
commercial and 
residential area 

Yes 

 

Building Lighting 
(Sec. 5.7.2.A.iii) 

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

Not provided  

Provide building lighting 
at time of site plan 
submittal 

Lighting Plan 
(Sec.5.7.2.A.ii)  

Specifications for all 
proposed & existing 
lighting fixtures 

Provided 
Yes 

Provide hours of 
operation 
 

Photometric data Provided Yes 
Fixture height 25 feet commercial Yes 
Mounting & design Provided Yes 
Glare control devices  
(Also see Sec. 5.7.3.D) 

  

Type & color rendition of 
lamps 

Provided – see below TBD 

Hours of operation Not shown  



JZ23-09 NOVI/TEN MILE TOWNS PRO                                     January 24, 2024 
2nd Revised Initial Concept Plan Review  Page 15                        
   

Required Conditions  
(Sec. 5.7.3.A)  

Height not to exceed 
maximum height of 
zoning district (or 25 ft. 
where adjacent to 
residential districts or 
uses) 

Commercial: 25 feet 
max 
Residential: 6-10 feet 
proposed 

Yes 

 

Required Conditions  
(Sec. 5.7.3.B)  

- Electrical service to 
light fixtures shall be 
placed underground 

- Flashing light shall not 
be permitted 

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

Notes provided Yes 

 

Indoor Lighting 
(Sec. 5.7.3.H) 
 

- Indoor lighting shall not 
be the source of 
exterior glare or 
spillover 

 TBD  

Security Lighting 
(Sec. 5.7.3.H) 

 
Lighting for security 
purposes shall be 
directed only onto 
the area to be 
secured. 

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

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

 TBD 

 

Color Spectrum 
Management 
(Sec. 5.7.3.F)  

Non-Res and Multifamily: 
For all permanent 
lighting installations - 
minimum Color 
Rendering Index of 70 
and Correlated Color 
Temperature of no 
greater than 3000 Kelvin 

CRI 70 for all fixtures 
 
Appears 4000K CCT is 
proposed 

No 

Clarify Correlated Color 
Temperature of fixtures – 
may not exceed 3000 
Kelvin 

Parking Lot Lighting  
(Sec. 5.7.3.J) 

- Provide the minimum 
illumination necessary 
to ensure adequate 
vision and comfort.  

- Full cut-off fixtures shall 
be used to prevent 
glare and spillover. 

Appears to be 
proposed  

 

Min. Illumination (Sec. 
5.7.3.L)  

Parking areas: 0.2 min 0.4 fc Yes Provide missing minimum 
illumination levels  Loading & unloading 

areas: 0.4 min 1.3 fc min Yes 

Walkways: 0.2 min   
Building entrances, 
frequent use: 1.0 min   

Building entrances, 
infrequent use: 0.2 min   
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Average Light Level 
(Sec.5.7.3.L) 
 

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

Commercial: 3.8:1 
Residential: 2.5:1 

Yes Revise calculations to 
show only lit areas 
(exclude 0.0 fc values to 
calculate ratio) 

Max. Illumination 
adjacent to Non-
Residential  
(Sec. 5.7.3.L)  

When site abuts a non-
residential district, 
maximum illumination at 
the property line shall 
not exceed 1 foot 
candle 

0.5 max shown Yes  

Max. Illumination 
adjacent to 
Residential  
(Sec. 5.7.3.M)  

- Fixture height not to 
exceed 25 feet 

- Cut off angle of 90 
degrees or less 

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

- Maximum illumination 
at the prop line not to 
exceed 0.5 fc.  

Max 25 feet shown 
 
0.2 fc max shown at 
residential property line 

Yes  

NOTES: 
1. This table is a working summary chart and not intended to substitute for any Ordinance or City of Novi 

requirements or standards.  
2. The section of the applicable ordinance or standard is indicated in parenthesis. Please refer to those 

sections in Article 3, 4 and 5 of the zoning ordinance for further details 
3. Please include a written response to any points requiring clarification or for any corresponding site plan 

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



 

ENGINEERING REVIEW 
October 27, 2023 

  



 
 
 
 
 
 
 
 
 
 
______________________________________________________________________________ 
 
Applicant 
Novi Ten Associates   
 
Review Type 
Revised Concept Plan Review 
 
Property Characteristics 
 Site Location:  S of Ten Mile Road and East of Novi Road 
 Site Size:   42.90 acres 
 Plan Date:  10/4/2023 
 Design Engineer:  STA Siegal/Tuomaala Associates 
 
Project Summary  
 Proposed 71-unit residential condominiums with site access via 10 Mile Road. Private 

roads proposed. 

 Construction of an approximately 39,500 square-foot building and associated 
parking. Site access would be provided via two proposed entrances on 10 Mile 
Road. 

 Construction of a 5-foot-wide concrete sidewalk on both sides of the proposed 
private road, an 8-foot-wide concrete walk along a 10 Mile Road frontage, and an 
8-foot-wide concrete pedestrian pathway extended from the existing path on the 
south side of the proposed improvement. 

 Water service would be provided by an 8-inch extension from the existing 16-inch 
water main along the south side of 10 Mile Road and the existing 8-inch water main 
stub. 

 Sanitary sewer service would be provided by connecting to an existing sanitary 
sewer along the south side of 10 Mile Road. 

 Storm water would be collected by a single storm sewer collection system and 
detained in a basin sized for the 100-year storm event. The basin would subsequently 
dewater into the existing wetland east of basin footprint. 

 

 
PLAN REVIEW CENTER REPORT 

10/27/2023 
Engineering Review 

Novi-Ten PRO 
JZ23-0009 



Engineering Review  of revised Concept  10/27/2023 
Novi 10 Project  Page 2 of 4 
JZ23-0009 
 

 

Recommendation 
We have no objection to the rezoning; Approval of the revised Concept Plan is 
recommended with the following items to be addressed in the next submittal. 
 
Comments: 
The revised Concept Plan meets the general requirements of Chapter 11 with the 
following items to be addressed at the time of Preliminary Site Plan submittal (further 
engineering detail will be required at the time of the final site plan submittal): 

General 
1. A full engineering review was not performed due to the limited information 

provided in this submittal. Further information related to the utilities, 
easements, etc. will be required to provide a more detailed review. 

2. The site plan shall be designed in accordance with the Design and 
Construction Standards (Chapter 11). 

3. A right-of-way permit will be required from the City of Novi and Road 
Commission for Oakland County. 

4. Any off-site easements must be executed prior to final approval of the plans.  
Drafts shall be submitted at the time of the Preliminary Site Plan submittal. The 
site plan is not considered feasible until it is confirmed that sewer can be 
extended to the property. 

5. Submit a wetland permit application for the proposed 8-foot wide pathway at 
the time of Preliminary Site Plan submittal. 

6. A letter from either the applicant or the applicant’s engineer must be 
submitted with the Preliminary Site Plan submittal highlighting the changes 
made to the plans and addressing each of the comments in this review. 

7. Show and label the master planned 60-foot half width right-of-way for 10 Mile 
Road.  Label the additional right-of-way width to be dedicated along 10 Mile 
Road as “proposed” right-of-way. 

8. Provide ADA ramps at accessible parking spaces. 
9. Site distance measurements along Ten Mile shall be provided on the plans. 
10. Clarify whether irrigation is proposed. 

Utilities 
11. The development under the proposed rezoning (62.8 REUs) would be either 

slightly higher or significantly lower than the range possible under the existing 
zoning (50.72 – 167.2 REUs).  Therefore, the proposed impacts to the water and 
sewer system present no concerns.   

12. The water main along Ten Mile is 16-inch. The plans currently show it as 12-inch. 
revise note #2 on sheet #6 accordingly.  

13. OCWRC should be contacted to discuss their need to provide better access 
to the sewer along the east of this site. If discussions have already occurred, 
please provide information indicating OCWRC will be able to approve the 
proposed plan. 
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14. Our records show that there is an existing 8-inch sanitary crossing 10 Mile Road 
from the north side that we prefer you extend to serve your property. 

15. OCWRC should be contacted to discuss the sanitary sewer connection to 
determine if they will allow a connection to the 36-inch interceptor manhole, 
which is under their jurisdiction. Show the existing utilities on the plans and the 
proposed connection to each. If discussions have already occurred, please 
provide information indicating OCWRC will be able to approve the proposed 
sewer connection.  

16. Differentiate between existing and proposed utilities on the plans and indicate 
proposed connections. 

17. Provide a basis of design for the proposed sanitary sewer and water main on 
the utility plan. 

18. Provide a 20-foot easement over the proposed water main and sanitary 
sewer. 

19. A tapping sleeve, valve and well shall be provided at every connection to 
existing mains. 

20. The Non-Domestic User Survey form for sanitary sewer flow shall be submitted 
to the City so it can be forwarded to Oakland County. 

21. The fire chief shall approve final locations of all hydrants.  

Paving & Grading 
22. Provide at least 3-foot of 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. 

23. Dimensions of parking stalls abutting a curb or sidewalk are to the face of curb 
or walk.  All other dimensions are to back of curb unless otherwise indicated. 

24. Provide existing topography and 2-foot contours extending at least 100 feet 
past the site boundary. Any off-site drainage entering this site shall be 
identified. 

25. The proposed sidewalk on Ten Mile Road must be extended up to the east 
property line, or a variance will be required.  

Storm Water Management Plan 
26. Provide a sheet or sheets titled “Storm Water Management Plan” (SWMP) that 

complies with the Storm Water Ordinance and Chapter 5 of the new 
Engineering Design Manual (refer to the runoff coefficients, 1V:4H allowable 
basin slopes, etc.). 

27. The SWMP must detail the storm water system design, calculations, details, and 
maintenance as stated in the ordinance. 

28. Rather than a sediment forebay, a permanent water surface and storage 
volume are preferred. Refer to section 5.6.1 A. of the Engineering Design 
Manual for depth and volume requirements for wet detention basins. 

29. A minimum permanent pool depth of 3 feet shall be provided. Where a 
permanent pool is provided for meeting the quality performance standards, 
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the volume of the permanent pool shall be equal to or greater than the first 
flush volume. 

30. An adequate maintenance access route to the basin outlet structure and any 
other pretreatment structures shall be provided (15 feet wide, maximum slope 
of 1V:5H, and able to withstand the passage of heavy equipment).  Verify the 
access route does not conflict with proposed landscaping. 

31. A 25-foot vegetated buffer shall be provided around the perimeter of each 
storm water basin.  This buffer cannot encroach onto adjacent lots. 

32. Provide details for the outlet control structure. 
33. Provide release rate calculations for the three design storm events (first flush, 

bank full, and 100-year). 
34. The storm sewer connection to the future commercial area will need to be 

sized to accommodate the future flows. 

Flood Plain 
35. Application for a City floodplain permit shall be submitted as soon as possible 

to begin the review process. The City’s floodplain consultant will review the 
submittal and provide initial comments regarding the review process. 

Soil Erosion and Sediment Control 

36. A SESC permit is required. A full review has not been completed at this time 
but will be completed once a complete package has been submitted, 
according to the permit application requirements.   

Off-Site Easements 
37. Any off-site easements must be executed prior to final approval of the plans.  

Drafts shall be submitted at the time of the Preliminary Site Plan submittal. 

 

Please contact Adam Yako at 248-735-5695 with any questions. 

 

____________________________________ 
Adam Yako     
Project Engineer      
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Review Type        Job #   
Revised PRO Concept Plan – Landscaping Review   JZ23-0009 
 
Property Characteristics 
• Site Location:   Ten Mile Road east of Novi Road  
• Site Acreage:  19.6 ac. (residential section is 11.2 ac.) 
• Site Zoning:   Current: I-1. 

Proposed:  Commercial B-3, Residential RM-1 
• Adjacent Zoning: North: I-1 and I-2, East: I-1, South: RM-1 PRO, West: OS-1 
• Plan Date:    January 2, 2024 
 
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. Please follow guidelines of the Zoning Ordinance and 
Landscape Design Guidelines. This review and the accompanying landscape chart are 
summaries and are not intended to substitute for any Ordinance.  
 
Items in bold below must be addressed and incorporated as part of the PRO review.  Underlined 
items should be included for the Preliminary Site Plans and Underlined and italicized items must 
be included on Final Site Plans. 
 
RECOMMENDATION: 
This project is not recommended for Conceptual Plan Approval.  The residential portion of the 
project is mostly acceptable, except for the composition of the woodland replacements, but 
the commercial section requires significant deviations that are not recommended by staff. 
 
LANDSCAPE DEVIATIONS REQUIRED PER PLANS PROVIDED: 
Residential: 
• No street trees along are proposed along 10 Mile Road – supported by staff due to utility 

conflicts (would also be supported for Commercial section if utility conflicts were there too) 
• Deficiency in greenbelt canopy trees proposed – supported by staff due to provision of 

publicly accessible tennis courts in greenbelt. 
 
Commercial:   
• No street trees can be planted along 10 Mile Road due to a conflict with the existing water 

main – supported by staff 
• Lack of greenbelt berm along 10 Mile Road – not supported by staff 
• Deficiency in foundation landscaping for every building – not supported by staff 
 
General Notes: 
• Please put the City’s Project Number, JZ23-0009, on the STA cover sheet as well. 
• The residential building layout is different between the civil drawings and the residential 

landscape plan (L-1).  Please correct this inconsistency. 
• Please use different sheet numbers for the Commercial and MF Residential properties (so 

PLAN REVIEW CENTER REPORT 
January 9, 2024 

Novi-Ten 
Revised PRO Concept Site Plan - Landscaping 
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there aren’t 2 L-1s, eg). 
• Please add building numbers or letters to each of the buildings shown on the Residential and 

Commercial landscape plans. 
 
Please work to remove the unsupported deviations noted above. 

 
Ordinance Considerations 

 
Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #17 and LDM 2.3 (2)) 

1. Tree survey and charts are provided for both sections. 
2. Woodland replacement calculations are provided for both sections. 

a. Commercial: 180 replacements are required.  41 are proposed to be planted on site 
and a deposit to the tree fund will be made for the remaining credits. 

b. MF Residential:  697 replacements are required.  181 are proposed to be planted on 
site and a deposit to the tree fund will be made for the remaining credits. 

3. The calculations need to be revised to reflect that evergreens only count as 0.67 
woodland replacement credits. 

4. Only 10% of the planted replacement credits may be evergreen trees.  The rest need to 
be deciduous canopy trees. 

5. Please show conservation easement boundaries for all woodland replacement trees. 
 

Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.A.ii and iii) (Both sections) 
1. The project is adjacent to commercial property on the west, to multi-family residential on 

the south and to industrial property and the railroad to the east.  Within the site, 
residential abuts commercial. 

2. A 6-8 foot tall wall or landscaped berm is required between residential property and 
office/commercial uses.   

3. The plan indicates a landscaped berm west of Residential Buildings 1 and 2 and 
Commercial Building A.  The berm crest is only 3-4 feet above the commercial parking lot 
and approximately 6-8 feet above the bottom of the slope.  The slope is heavily 
landscaped with evergreen trees.  The deficiency in berm height requires a deviation 
that may be supported by staff if satisfactory evidence of the berm’s screening is 
provided. 

4. The plan also shows two 8 foot masonry walls planted north of Residential Buildings 5 and 
6 with evergreen trees planted along the adjacent parking lot perimeter. It would be 
preferable to have a line of densely planted narrow evergreen shrubs planted on the 
residential side of the walls to the evergreen trees planted along the parking lot 
perimeter.  Please change that. 

 
COMMERCIAL SECTION 
Adjacent to Public Rights-of-Way – Berm/Wall, Buffer and Street Trees (Zoning Sec. 5.5.3.B.ii, iii) 

1. The required 3 foot tall berm is not proposed.  This would require a landscape deviation.  
It would not be supported by staff. 

2. There is an option for fewer greenbelt plantings for projects in the B-1, B-2 and B-3 
districts.  If desired, the applicant may revise their calculations and plans per these 
requirements. 

3. The required street trees are proposed, but the utility conflict along Ten Mile road 
between the existing water main and the sidewalk prevents the required street trees from 
being planted.  Please do not show the trees as being planted (leave the calculation) 
and request a landscape deviation for them.  It will be supported by staff. 

 
Parking Lot Landscaping (Zoning Sec. 5.5.3.C.) 

1. It appears that the proposed interior and perimeter parking lot trees are provided but 
some of the required perimeter trees should be added along the southwest boundary, 
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and canopy trees should be used along the perimeter south of Commercial Buildings A 
and B. 

2. See the landscape chart for a more detailed discussion of the parking lot landscaping. 
 
Building Foundation Landscaping (Zoning Sec 5.5.3.D) 

1. It appears that none of the buildings’ foundation landscaping meets the requirements.  
These deficiencies would require landscape deviations.  They would not be supported by 
staff. 

2. Please add the required foundation landscaping around all of the buildings. 
 
RESIDENTIAL SECTION 
Adjacent to Public Rights-of-Way – Berm/Wall, Buffer and Street Trees (Zoning Sec. 5.5.3.B.ii, iii) 

1. The required greenbelt berm and landscaping appear to be provided.  The evergreen 
tree symbols used are not easily distinguished from the others. Please clearly label what 
trees are greenbelt trees versus multi-family unit trees or woodland replacement trees.   

2. As with the Commercial section, the utility conflict along Ten Mile road prevents the 
required street trees from being planted.  Please do not show the trees as being planted 
(leave the calculation) and request a landscape deviation for them.  It will be supported 
by staff. 

 
Multi-Family Residential/Attached Dwelling Unit Landscaping (Zoning Sec 5.5.3.F.iii) 

1. Multi-family unit trees 
a. As 71 townhouse units are proposed, 213 trees are required, up to 25% of which can 

be subcanopy trees.   
b. 213 trees are proposed on the site, some of which are along the interior drive, many 

of which are on the berm between the residential portion of the development and 
the commercial section, and some of which are in the greenbelt.  Until species are 
proposed, it’s difficult to determine the makeup of the trees proposed. 

2. Interior Drive Trees 
a. Based on the length of the interior drive, 35 interior drive trees are required.  35 trees, 

plus 5 multi-family unit trees are proposed along the streets. 
b. Please place one tree along the long edge of each of the parking bays to help 

shade them. 
3. Building Foundation Landscaping 

a. A sample foundation detail shows that 40% of the building fronts will be landscaped, 
exceeding the 35% required. 

b. Please include plant labels on the Final Site Plans at the latest and add the plants to 
the plant list and cost estimate. 

 
GENERAL REQUIREMENTS APPLICABLE TO BOTH SECTIONS 
Plant List (LDM 4, 10)  

1. Not provided. 
2. Please add plant labels to the plan view and provide a plant list on the Preliminary Site 

Plans, or Final Site Plans at the latest. 
3. The plants should meet the requirements detailed on the landscape chart. 
4. Only 10% of the woodland replacement trees planted on the site can be evergreen 

trees.  It appears that most of the proposed replacement trees are evergreen.  Please 
adhere to the requirement. 

 
Planting Notations and Details (LDM 10) 

1. Provided for the Residential plans but not the Commercial Plans. 
2. As the Commercial and Residential landscaping may well be done by different 

contractors, please include the planting notes and details with each set of plans. 
 



Revised PRO Concept Plan – Landscape Review  January 9, 2024 
JZ23-0009: Novi Ten PRO  Page 4 of 4 
 

 

Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 3) 
1. Conceptual landscaping indicates that all landscaping will be provided. 
2. Woodland replacement trees may be used to meet the tree requirement, but they must 

be protected by an easement. 
 
Irrigation (LDM 10) 

Please provide the plans for an automatic irrigation system, or alternative plans for providing 
sufficient water for the plants’ establishment and long-term survival on the Final Site Plans. 
 

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

 

____________________________________________________ 
Rick Meader – Landscape Architect 

mailto:rmeader@cityofnovi.org


LANDSCAPE REVIEW SUMMARY CHART – Revised PRO Concept Plan 
     

 
Review Date: January 9, 2024 
Project Name: JZ23-09: Novi Ten 

 Project Location: Ten Mile Road east of Novi Road 
Plan Date: January 2, 2024 
Prepared by: Rick Meader, Landscape Architect E-mail: rmeader@cityofnovi.org; 

 Phone: (248) 735-5621 
 
Items in Bold need to be addressed by the applicant before approval of the PRO Concept Plan.  
Underlined items need to be addressed on Preliminary Site Plans.  Underlined and italicized items 
need to be addressed for Final Site Plan. 
 
LANDSCAPE DEVIATIONS REQUIRED PER PLANS PROVIDED: 
Residential: 
• No street trees along 10 Mile Road in residential section – supported by staff due to utility 

conflicts (would also be supported for Commercial section if utility conflicts were there too) 
• Deficiency in greenbelt canopy trees – supported by staff due to provision of publicly 

accessible pickleball courts in greenbelt. 
 
Commercial:   
• No street trees can be planted along 10 Mile Road due to a conflict with the existing water 

main – supported by staff 
• Lack of greenbelt berm along 10 Mile Road in the Commercial section – not supported by staff 
• Deficiency in foundation landscaping for every building – not supported by staff 
 
General Notes: 
• Please put the City’s Project Number, JZ23-0009, on the STA cover sheet as well. 
• The residential building layout is different between the civil drawings and the residential 

landscape plan (L-1).  Please correct this inconsistency. 
• Please use different sheet numbers for the Commercial and MF Residential properties (so there 

aren’t 2 L-1s, eg). 
• Please add building numbers or letters to each of the buildings shown on the Residential and 

Commercial landscape plans. 
 

Item Required Proposed Meets 
Code Comments 

Landscape Plan Requirements – Basic Information (LDM (2)) 

Landscape Plan  
(Zoning Sec 5.5.2, 
LDM 2.e) 

• New commercial or 
residential 
developments 

• Addition to existing 
building greater than 
25% increase in overall 
footage or 400 SF 
whichever is less. 

• 1”-20’ minimum with 
proper North. 
Variations from this 
scale can be 
approved by LA 

• Residential 
Landscape Plan is 
1”=50’ 

• Residential 
greenbelt, 
detention pond 
and foundation 
plans are 1”=30’ 

• Commercial 
Landscape Plan is 
1”=40’ 

• No Commercial 
Foundation plans 
are provided 

• Yes 
• Yes 
• Yes 
• TBD 

When they are 
provided, the 
commercial foundation 
landscape plans should 
be no smaller than 
1”=20’ 

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

Project 
Name/Address  
(LDM 2.a.) 

Name and location of 
the project 

• Yes 
• Location map is 

provided 
Yes  

Owner/Developer 
Contact Information  
(LDM 2.a.) 

Name, address and 
telephone number of 
the owner and 
developer or 
association 

Toll Brothers Yes  

Landscape Architect 
contact information 
(LDM 2.b.) 

Name, Address and 
telephone number of 
RLA/PLA/LLA who 
created the plan 

Commercial:  
James Gray – Vert 
Verde 
Residential:  
Jim Allen – Allen 
Design 

Yes  

Sealed by LA.  
(LDM 2.g.) 

Requires original 
signature Yes  

Live signature is 
required on final 
stamping sets 

Survey information 
(LDM 2.c.) 

Legal description or 
boundary line survey Civil Sheets 2 and 3 Yes  

Miss Dig Note 
(800) 482-7171 
(LDM.3.a.(8)) 

Show on all plan sheets Yes Yes  

EXISTING CONDITIONS 

Existing plant material 
Existing woodlands or 
wetlands 
(LDM 2.e.(2)) 

• Show location type 
and size. 

• Label to be saved or 
removed. 

• Plan shall state if none 
exists. 

• Wetlands are 
delineated 

• Residential Tree 
survey and 
removals are on 
the Residential 
Landscape Plans 
Sheets L-3 and L-5 

• Commercial tree 
survey and 
removals are on 
the Commercial 
Landscape Plans 
Sheets L-1 and L-2 

• Residential tree 
replacement 
calculations on L-
5. 

• Commercial tree 
replacement 
calculations on L-
1 

• Yes 
• Yes 
• Yes 
• Yes 
• Yes 

 

Natural Features 
protection  

25-foot 
environmental 
setbacks are shown 
on both the 
Commercial and 
Residential 

Yes  
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Item Required Proposed Meets 
Code Comments 

Landscape Plans 

Soil type (LDM.2.r.) 
As determined by Soils 
survey of Oakland 
county 

Civil Cover Sheet Yes  

Zoning (LDM 2.f.) 

Site:  I-1 and OS-1 
Proposed: RM and B3 
North: I-1 and I-2 
East: I-1; West: OS-1 
South: RM-1 

Shown on Civil 
Cover Sheet 
• Site: I-1 
• Proposed RM-1 for 

Residential, B-3 for 
Commercial 

• East: I-1 
• South: RM-1 PRO 
• West: OS-1 
• North: I-1 & I-2 

Yes  

PROPOSED IMPROVEMENTS  

Existing and 
proposed 
improvements 
(LDM 2.e.(4)) 

Existing and proposed 
buildings, easements, 
parking spaces, 
vehicular use areas, and 
R.O.W 

• Detailed 
residential plan 
and conceptual 
commercial plans 
are shown on 
PRO Concept 
Plan. 

• All Residential and 
Commercial 
elements are 
shown on the 
landscape plans. 

• The residential 
building layout is 
different on the 
civil plans from 
the layout on 
Residential Sheet 
L-1. 

• Yes 
• Yes 
• No 

Please make the civil 
and landscape plans’ 
layouts consistent. 

Existing and 
proposed utilities 
(LDM 2.e.(4)) 

• Overhead and 
underground utilities, 
including hydrants, 
water, sanitary and 
storm lines and 
structures. 

• Light posts should also 
be shown. 

• Utility structures 
and lines are 
shown faintly on 
the Residential 
plans 

• No utilities are 
shown on the 
Commercial plans 

• No light posts are 
shown on any of 
the landscape 
plans. 

• Yes 
• No 

1. Please add all 
proposed utility lines 
and structures to the 
Commercial 
landscape plans and 
resolve conflicts such 
that all of the 
required trees can 
be planted. 

2. Please add all 
proposed light posts 
to both Residential 
and Commercial 
Landscape Plans and 
resolve all conflicts 

Proposed topography 
- 2’ contour minimum 

Provide proposed 
contours at 2’ interval 

• Proposed 
contours are 

• Yes 
• No 

1. Please show all 
required berms on a 
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Item Required Proposed Meets 
Code Comments 

(LDM 2.e.(1)) shown on P3 and 
Civil Sheet 6 

• Contours don’t 
always work with 
catch basin rim 
elevations. 

• Contours aren’t 
consistent across 
all sheets 

• No grading plan. 
2. Please make 

contours work with 
adjacent catch 
basin rim elevations. 

3. Please show grading 
consistently between 
plans throughout the 
set (contours on P3 
and Civil Sheet 6 and 
Landscape plan are 
not the same). 

4. Please label the 
contours with their 
elevations. 

Clear Zones 
(LDM 2.e.(5)) 

RCOC clear vision zones 
for 10 Mile Road entry 
points 

• RCOC clear vision 
zone is shown on 
the Residential 
Landscape Plan. 

• No clear vision 
zone is shown on 
the Commercial 
Landscape Plan. 

• Yes 
• No 

1. Please provide 
RCOC clear vision 
zones for all entry 
points to 10 Mile 
Road on landscape 
plan. 

2. Keep all trees and 
shrubs over 30” out of 
clear zones. 

LANDSCAPING REQUIREMENTS 
Berms and ROW Planting 
• 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. 
• Berms should be constructed with 6” of topsoil. 
Residential Adjacent to Non-residential (Sec 5.5.3.A) & (LDM 1.a) 

Berm requirements  
(Zoning Sec 5.5.A) 

Residential adjacent to 
Commercial requires: 
• 6-8 foot high 

landscaped berm or 
wall 

• 10-15 foot high wall or 
berm for drive-in 
restaurants. 

• 10-15 foot high wall or 
berm for industrial 

• Opacity 80% winter, 
90% summer. 

 
Residential adjacent to 
Industrial requires: 
• 10-15 foot high wall or 

berm for industrial 
• Opacity 80% winter, 

90% summer. 
• As the development 

does not directly abut 

• A landscaped 
berm 
approximately 3-4 
feet tall is 
proposed 
between the 
Residential 
Buildings 1 and 2 
and Commercial 
Building A (the 
crest is 
approximately 3 
feet higher than 
the commercial 
parking lot and 6-
8 feet higher than 
the bottom of the 
slope). 

• An 8-foot high 
masonry wall is 
provided 

• No 
• Yes 

1. A landscape waiver 
will be required for 
the masonry wall.   

2. While it will provide 
solid screening from 
ground level, narrow, 
tall evergreen shrubs 
that will provide 
better screening for 
the second floor of 
the residential units 
facing the walls 
should be added in 
front of the wall. 

3. If additional 
screening is provided 
in sufficient density to 
provide 80-90% 
blockage, the waiver 
could be supported 
by staff. 
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Item Required Proposed Meets 
Code Comments 

the industrial property 
to the east, no 
screening berm is 
required. 

between the 
commercial 
section and the 
north side of the 
westernmost 
residential 
buildings.  
Evergreen 
plantings are 
indicated behind 
the wall, on the 
Commercial 
section. 

• No berm is 
provided along 
the east side of 
the property. 

 

4. No berm is required 
along the east side 
of the property as 
the adjoining 
industrial property 
there is on the other 
side of the railroad. 

5. Please provide cross 
sections for the areas 
between and 
including Residential 
Buildings 1 and 2 and 
Commercial Building 
A and Residential 
Building 5 and 
Commercial Building 
A that shows the 
proposed blocking of 
the commercial from 
the residential since 
the required berm is 
not provided in either 
situation.  Landscape 
deviations are 
required for both so 
this will help to 
garner support for 
that request. 

Planting requirements  
(LDM 1.a.) LDM Novi Street Tree List 

• Dense plantings 
are proposed on 
berm 

• No plantings are 
proposed in front 
of the 8-foot 
masonry walls but 
evergreen trees 
are shown along 
the adjacent 
parking lot 
perimeter. 

• Yes 
• No 

Please add dense 
narrow evergreen 
shrubs in front of the 
walls to add additional 
screening between the 
residential buildings 
and the commercial 
property.  This would be 
preferable to the 
evergreen trees shown 
along the parking lot 
perimeter.   

Adjacent to Public Rights-of-Way (Sec 5.5.B) and (LDM 1.b) 

ROW Landscape Screening Requirements Chart (Sec 5.5.3.B. ii) 

Greenbelt width 
(2)(3) (5) 

• Commercial (B3) adj 
to pkg: 20 ft 

• MF Residential:  Not 
adj to pkg: 34 ft 

• Commercial: 20 ft 
• MF Residential: 75 

ft 

• Yes 
• Yes  

Min. berm crest width 
• Commercial (B3) adj 

to pkg: 2 ft  
• MF Residential: 2 ft 

• Commercial: 0 ft 
• MF Residential: 2 

ft 

• No 
• Yes 

1. Please provide the 
required berms in the 
commercial section. 

2. Lack of a required 
berm is a deficiency 
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Item Required Proposed Meets 
Code Comments 

that would not be 
supported by staff. 

Min. berm height (9) 
• Commercial (B3) adj 

to pkg: 2 ft  
• MF Residential: 2 ft 

• Commercial: 0 ft 
• MF Residential: 

unclear 

• Yes 
• TBD 

1. See above 
2. Please add contour 

labels so the 
provided berms’ 
heights can be 
determined. 

3’ wall (4)(7) None proposed   

Canopy deciduous or 
large evergreen trees 
Notes (10)(12) 

Commercial: (B3) adj to 
pkg:  
• 1 tree per 70 lf 
• (1020-30-30-30)/70 = 13 

trees 
 
MF Residential (not adj 
to pkg):  
• 1 tree per 35 lf 
• (570-56)/35 = 15 trees 
 

• Commercial: 27 
trees 

• MF Residential: 13 
trees 

 

• Yes 
• No 

1. The calculations for 
the commercial 
section may be 
corrected to use the 
third Commercial 
option in Table 
5.5.3.B.ii.f to increase 
the visibility of the site 
from 10 Mile Road if 
desired. 

2. Please clearly label 
the greenbelt trees 
on Residential Sheet 
L-2.  Multi-family unit 
trees or replacement 
trees cannot be used 
to meet that 
requirement. 

2. The deficiency in 
trees provided in the 
MF residential 
greenbelt would 
require a landscape 
deviation.  As the 
deficiency is due to 
the tennis courts 
offered as a public 
amenity, the waiver 
for 2 missing trees 
would be supported 
by staff. 

Sub-canopy 
deciduous trees 
Notes (10)(12) 

Commercial: (B3) adj to 
pkg:  
• 1 tree per 40 lf 
• (1020-30-30-30)/40 = 23 

trees 
 
MF Residential (not adj 
to pkg):  
• 1 tree per 35 lf 
• (570-56)/25 = 21 trees 

• Commercial: 47 
trees 

• MF Residential 
trees: Unclear  

• Yes 
• TBD See above 

Shrubs 
Notes (10)(12) 

Commercial: (B3) adj to 
pkg:  • None TBD If the applicant desires 

to use the third option in 
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Item Required Proposed Meets 
Code Comments 

• 3 shrubs per 40 lf 
• 3*(1020-30-30-30)/40 = 

70 shrubs 

Table 5.5.3.B.ii.f, please 
add the calculations for 
the required shrubs and 
add the required shrubs 
to the greenbelt, on top 
of or in front of the 
berm. 

Canopy deciduous 
trees in area between 
sidewalk and curb 

Commercial: (B3) adj to 
pkg:  
• 1 tree per 40 lf 
• (1020-30-30-30)/40 = 23 

trees 
 
MF Residential: 
• 1 tree per 35 lf 
• (570-56)/25 = 21 trees 

• No trees are 
proposed in the 
right-of-way in 
front of the MF 
residential section 
due to conflicts 
with existing 
utilities in the right-
of-way. 

• Street trees are 
shown in front of 
the Commercial 
section, but the 
water main there 
doesn’t leave 
enough room for 
the trees. 

• No 
• Yes 

1. Please add 
calculations for the 
trees required based 
on the Commercial 
10 Mile Road 
frontage. 

2. As the existing 12” 
water main along 10 
Mile Road does not 
allow room for the 
street trees, the 
requested deviation 
is supported by staff. 

Multi-Family Residential (Sec 5.5.3.F.ii) 

Building Landscaping 
(Zoning Sec 5.5.3.E.ii.) 

• 3 deciduous canopy 
trees or large 
evergreen trees per 
dwelling unit on the 
first floor. 

• 71 units * 3 = 213 trees 
• 25% can be 

subcanopy trees. 

• Calculations are 
provided. 

• It appears that 
213 trees are 
provided 

Yes 

Please use an 
evergreen tree symbol 
more easily 
distinguished from the 
replacement tree 
evergreen symbols on 
the Residential plans so 
the counts can be 
verified. 

Interior Street 
Landscaping 

• 1 deciduous canopy 
tree along interior 
roads for every 35 lf 
(both sides), excluding 
driveways, interior 
roads adjacent to 
public rights-of-way 
and parking entry 
drives. 

• Trees in boulevard 
islands do not count 
toward street tree 
requirement 

• (2368-1136)/35=35 
trees 

• Calculations are 
provided. 

• 35 trees plus 5 
multi-family unit 
trees 

Yes  
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Item Required Proposed Meets 
Code Comments 

Foundation 
Landscaping 

35% of building façades 
facing road should be 
landscaped 

A standard unit 
landscaping detail 
is provided on 
Sheet L-2 that 
shows 40% of the 
units façade will be 
landscaped  

Yes 
Please add detailed 
landscaping on the 
Final Site Plans. 

Woodland Replacements (Section 37-8) – Both Commercial and Residential 

Woodland 
Replacement Trees 

Requirements per 
Section 37 
 
Commercial:  
180 replacements are 
required 
 
MF Residential: 
697 replacements are 
required 

Commercial: 
• 41 trees 
• Contribution to 

tree fund for 139 
credits 

 
MF Residential:  
• 181 trees – most 

appear to be 
evergreen trees 

• Contribution to 
tree fund for 516 
credits 

TBD 

1. Woodland 
replacement trees 
must be located in 
areas where they 
can be protected by 
a conservation 
easement. 

2. Woodland 
replacement trees 
may be used to meet 
the detention basin 
tree requirement if 
they will be 
protected by an 
easement. 

3. No more than 10% of 
the credits planted 
may be evergreens. 

4. Evergreen 
replacements 
receive 0.67 credits 
per tree.  Please 
show the calculation 
that includes this.  A 
greater contribution 
to the tree fund may 
be necessary. 

5. Please use 
evergreen symbols 
more easily 
distinguished from 
the evergreen 
symbols used for 
multi-family unit trees 
to make counting 
them easier. 

6. Please clearly 
indicate what trees 
on the Commercial 
section are 
replacements. 

Parking Area Landscape Requirements (Zoning Sec 5.5.3.C & LDM 5) – Commercial only  

General requirements • Clear sight distance It does not appear TBD  
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Item Required Proposed Meets 
Code Comments 

(LDM 1.c) within parking islands 
• No evergreen trees 

that any plantings 
will block visibility 
across islands in the 
Commercial 
section but not all 
plantings are shown 
at this time. 

Name, type and 
number of ground 
cover 
(LDM 1.c.(5)) 

As proposed on planting 
islands Not indicated TBD  

General (Zoning Sec 5.5.3.C) 

Parking lot Islands  
(a, b. i) 

• A minimum of 200 SF 
to qualify 

• 200sf landscape 
space per tree 
planted in island. 

• 6” curbs 
• Islands minimum width 

10’ BOC to BOC 

Commercial: 
• Island areas are 

not indicated. 
• Some islands may 

be too small. 
MF Residential: 
No islands are 
proposed 

TBD 

1. Please show the SF of 
each island/corner 
intended to serve as 
landscape islands. 

2. Any undersized 
island should be 
enlarged to at least 
the minimum area. 

Curbs and Parking 
stall reduction (c) 

Parking stall can be 
reduced to 17’ with 4” 
curb adjacent to a 
sidewalk of minimum 7 
ft. 

Commercial: 
All spaces are 19 
feet long 
MF Residential: 
All spaces are 17 
feet long with a 7 
foot adjacent walk 

• Yes 
• Yes 

If desired, the spaces 
abutting open space or 
walks could be 
shortened to 17 feet to 
reduce the amount of 
paving if 2 feet of 
overhang is provided. 

Contiguous space 
limit (i) 

Maximum of 15 
contiguous spaces 

No bay is longer 
than 15 spaces. Yes  

Category 1: For OS-1, OS-2, OSC, OST, B-1, B-2, B-3, NCC, EXPO, FS, TC, TC-1, RC, Special Land Use or non-
residential use in any R district (Zoning Sec 5.5.3.C.iii) 
A = Total square 
footage of vehicular 
use areas x 7.5% 

• A = x SF x 7.5% 
• A = 50,000 sf * 7.5% = 

3750 sf 

Calculation 
provided Yes  

B = Total square 
footage of additional 
paved vehicular use 
areas over 50,000 SF 
x 1 % 

• B = x SF x 1%  
• B = (155,186-50,000)sf * 

1% = 1,052 sf 

Calculation 
provided Yes  

All Categories 

C = A+B  
Total square footage 
of landscaped islands 

• C = A + B  
• C = 3750+1052 = 4802sf 

• 11,928 sf 
• Island areas are 

not labeled 
TBD 

Please label each 
island’s area in SF so the 
area provided can be 
verified. 

D = C/200 
Number of canopy 
trees required 

• D = C/200 = x trees 
• D = 4802/200 = 24 trees 24 trees Yes  

Parking Lot Perimeter 
Trees 

• 1 Canopy tree per 35 lf  
• Interior drive trees 

should be used as 
perimeter trees along 

71 trees TBD 

1. Please add a line 
showing the 
perimeter line used 
for the calculation. 
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Item Required Proposed Meets 
Code Comments 

the two bays (1 per 
bay, based on their 
length) 

• 2489/35 = 71 trees 
 

If the reduced 
requirement allowed by 
Table 5.5.3.2.ii.f is used, 
the perimeter tree 
requirement along the 
north edge of the 
Commercial parking lot 
can be reduced to just 1 
per 70 lf. 

2. Perimeter trees need 
to be added along 
the southwest corner 
of the commercial 
section.  If they are 
native species, they 
may be planted in 
the wetland buffer. 

3. Greenbelt canopy 
trees may be 
double-counted as 
parking lot perimeter 
trees if they are 
within 15 feet of the 
parking lot. 

4. A line of evergreens 
is shown as perimeter 
trees between the 8 
foot walls and the 
parking lot.  This is 
not acceptable as 
perimeter trees 
should be canopy 
trees. 

Building Foundation Landscaping Requirements - for Commercial only (Sec 5.5.3.D) 

Interior Site 
Landscaping SF 

• Equal to entire 
perimeter of the 
building (less 
entrances) x 8 

• Landscape areas may 
be no less than 4 feet 
wide/deep 

• No less than 75% of a 
building’s perimeter 
should be 
landscaped, but 
ideally all but entries 
should be landscaped 

• Landscaping does not  
count lawn areas 

• No calculations 
are provided 

• Some foundation 
landscape areas 
are indicated as 
blank areas 

• Planters are 
shown behind the 
curb in front of 
the commercial  
buildings 

No 

1. Please provide 
calculations for each 
building 

2. Each building should 
meet the 
requirements. 

3. Please provide more 
information about 
the planters – in-
ground or elevated, 
and their area in SF. 

4. Label the SF of each 
foundation 
landscape provided. 

5. Any deficiency in 
landscaping 
provided would 
require a landscape 
waiver.  It would not 
be supported by 
staff. 

Frontage 
landscaping (Sec 
5.5.3.D.d) 

No less than 60% of a 
façade facing a public 
road shall be 
landscaped with a mix 
of trees, shrubs, 
perennials, annuals 

• None of the 
building 
foundations has 
landscaping at 
the building front 

• It appears that 4’ 

TBD 

Provide planting plans 
for the buildings’ 
foundation landscaping 
in the Final Site Plans. 
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Item Required Proposed Meets 
Code Comments 

and/or ornamental 
grasses 

wide planters are 
proposed in front 
of the buildings, 
near the parking 
lot but it isn’t clear 
whether they will 
be sufficient 

Parking land banked NA None   

Miscellaneous Landscaping Requirements 

Plantings around Fire 
Hydrant (d) 

• No plantings with 
matured height 
greater than 12’ within 
10 ft. of fire hydrants, 
manholes, catch 
basins or other utility 
structures. 

• Trees may also not be 
planted within 10 feet 
of an underground 
sanitary sewer line. 

Commercial: 
No utilities are 
shown on the 
landscape plan 
 
MF Residential: 
Correct spacing 
appears to have 
been provided  

• TBD 
• Yes 

1. Please add the utility 
lines and structures 
to the Commercial 
Landscape Plan. 

2. If the proposed utility 
layout prevents the 
planting of required 
trees, the utility 
layout may need to 
be corrected. 

Landscaped area (g) 

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

No groundcovers or 
detailed 
landscaping is 
shown on the 
Commercial 
landscape plan 

TBD 

1. Please indicate 
groundcovers or 
areas of other 
landscaping with 
hatching at a 
minimum. 

2. Detailed plans can 
be provided on the 
Final Site Plans. 

Name, type and 
number of ground 
cover 
(LDM 1.c.(5)) 

As proposed on planting 
islands 

Not indicated on 
either plan except 
for the detention 
pond 

No See above 

Snow deposit 
(LDM.2.q.) 

Show snow deposit 
areas on plan in 
locations where 
landscaping won’t be 
damaged 

Commercial: 
Not indicated 
 
MF Residential: 
A note indicates 
that snow will be 
deposited along 
the street in the 
curb lawn 

• No 
• Yes 

Please show at least 2 
potential snow deposit 
areas on the 
Commercial section. 

Transformers/Utility 
boxes 
(LDM 1.e from 1 
through 5) 

• A minimum of 2 ft. 
separation between 
box and the plants 

• Ground cover below 
4” is allowed up to 
pad.  

• No plant materials 
within 8 ft. from the 
doors 

• City screening 
detail is included 
on Sheet L-4 

• A note on L-1 
indicates that all 
transformer boxes 
shall be screened 
per that detail. 

• No transformers 

TBD 

1. Please show 
transformers and 
other utility boxes 
when their locations 
are determined. 

2. Add an estimated 
number of shrubs for 
each transformer’s 
screening to the 
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are shown on 
either landscape 
plan 

plant list per the city 
utility landscape 
detail. 

Detention/Retention 
Basin Planting 
requirements (Sec. 
5.5.3.E.iv) 

• Clusters of large native 
shrubs shall cover 70-
75% of the basin rim 
area, 10 feet above 
the permanent water 
level. 

• Canopy trees shall be 
placed along east, 
west and south sides 
of the pond to help 
shade the pond.  
Woodland 
replacement trees 
may be used to meet 
this requirement if a 
conservation 
easement protecting 
them is provided. 

• 10” to 14” tall grass 
along sides of basin 

• Refer to wetland for 
basin mix 

• Include seed mix 
details on landscape 
plan 

• Conceptual 
shrubs are shown 
that meet the 
requirement. 

• Woodland 
replacement 
trees are shown 
meeting the 
requirement for 
the canopy 
trees.  This is 
allowed. 

• A seed mix is 
shown on Sheet 
L-2. 

• Yes 
• Yes 
• Yes 

 

Phragmites and 
Japanese Knotweed 
Control 

Any populations of 
Phragmites australis or 
Invasive Knotweed 
found on the site must 
be eliminated 

A note indicates 
that no Phragmites 
or Japanese 
Knotweed were 
found on the site 

Yes 

If any is found during 
construction, it must be 
chemically treated to 
completely eliminate it 
from the site. 

Plant List (LDM 2.h. and 4) – Include all cost estimates 

Quantities and sizes  No plant list is 
provided.  

Provide a plant list on 
the landscape plans for 
each section (separate 
plant lists) 

Root type  No No See above 

Botanical and 
common names 

• At least 50% of the 
species used shall be 
native to Michigan 

• Non-woodland 
replacement tree 
diversity must follow 
guidelines of 
Landscape Design 
Manual Section 4.  

• Species on the City’s 
Prohibited Species List 
(LDM Table 11.b(2)b 

No plant list is 
provided TBD 

1. See above 
2. Please label all 

plantings on the plan 
view on the Final Site 
Plans, at the latest. 
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may not be used 

Type and amount of 
lawn  Not indicated TBD Need for final site plan 

Cost estimate (LDM 
2.t) 

For all new plantings, 
mulch and sod as listed 
on the plan 

Not provided TBD Need for final site plan 

Landscape Notes and Details– Utilize City of Novi Standard Notes – as the areas are likely to be built by 
different contractors, please include the below information with both the Residential and Commercial sets of 
plans. 
Planting Details/Info (LDM 2.i) – Utilize City of Novi Standard Details 
Canopy Deciduous 
Tree 

Refer to LDM for detail 
drawings Sheet L-4 Yes  

Evergreen Tree  Sheet L-4 Yes  

Shrub  Sheet L-4 Yes  

Multi-stem tree  Sheet L-4 Yes  
Perennial/ 
Ground Cover  Sheet L-4 Yes  

Tree stakes and guys Wood stakes, fabric 
guys.    Sheet L-4 Yes  

Cross-Section of Berms (LDM 2.j) 

Slope, height and 
width 

• Label contour lines 
• Maximum 33% slope 
• Constructed of loam 
• 6” top layer of topsoil 

No No 
Provide details on 
landscape plans for all 
berms 

Type of Ground 
Cover   No No Indicate on cross 

section 

Setbacks from Utilities 

Overhead utility lines 
and 15 ft. setback from 
edge of utility or 20 ft. 
setback from closest 
pole, 10 feet from 
structures, hydrants 

No overhead 
utilities exist on the 
site or along 10 Mile 
Road. 

NA  

Walls (LDM 2.k & Zoning Sec 5.5.3.vi) 

Material, height and 
type of construction 
footing 

Freestanding walls 
should have brick or 
stone exterior with 
masonry or concrete 
interior 

• Two 8-foot 
screening walls 
are proposed 
between the 
westernmost 
residential 
buildings and the 
Commercial 
sections 

• Several retaining 
walls are 
indicated, but 
none in the right-
of-way 

TBD 
Please add TW/BW 
elevations for retaining 
walls. 

Walls greater than 3 ½  Detailed wall plans TBD  



Revised PRO Concept Plan - Landscape Review                                         Page 14 of 16  
January 9, 2024                                                         JZ23-0009: Novi Ten 
 

    

Item Required Proposed Meets 
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ft. should be 
designed and sealed 
by an Engineer 

for screening walls 
and retaining walls 
taller than 3.5 feet 
should be 
submitted for 
review with building 
drawings. 

Notes (LDM 2.i) – Utilize City of Novi Standard Details 

Installation date  
(LDM 2.l. & Zoning 
Sec 5.5.5.B) 

• Provide intended date 
• Between Mar 15 – Nov 

15 

• Sheet L-4 
• Between Mar 15-

Nov 15 2024 or 
2025 

Yes  

Maintenance & 
Statement of intent  
(LDM 2.m & Zoning 
Sec 5.5.6) 

• Include statement of 
intent to install and 
guarantee all 
materials for 2 years. 

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

Notes included on 
Sheet L-4 Yes  

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

Shall be northern nursery 
grown, No.1 grade. 

Note included on 
Sheet L-4   

Establishment period  
(Zoning Sec 5.5.6.B) 2 yr. Guarantee Note included on 

Sheet L-4   

Approval of 
substitutions. 
(Zoning Sec 5.5.5.E) 

City must approve any 
substitutions in writing 
prior to installation. 

Note included on 
Sheet L-4   

General Landscape Requirements (LDM 3)  

General Conditions 
(LDM 3.a) 

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

No No 

Please add a callout 
stating this on the west 
end of the Commercial 
landscape plan. 

Irrigation plan  
(LDM 2.s.) 

A method of providing 
water for establishment 
and long-term survival 
must be provided 

No  

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

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

3. This information is 
required on the Final 
Site Plans. 

4. If an irrigation system 
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Item Required Proposed Meets 
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will be used, it should 
meet the 
requirements stated 
at the bottom of this 
chart. 

Other information 
(LDM 2.u) 

Required by Planning 
Commission NA   

Landscape tree 
credit (LDM3.b.(d)) 

• Substitutions to 
landscape standards 
for preserved canopy 
trees outside 
woodlands and 
wetlands should be 
approved by LA. 

• Refer to Landscape 
tree Credit Chart in 
LDM 

None taken   

Plant Sizes for ROW, 
Woodland 
replacement and 
others  
(LDM 3.c) 

Canopy Deciduous shall 
be 3” and sub-canopy 
deciduous shall be 2.5” 
caliper. Refer to section 
for more details 

No plant list is 
provided TBD Include correct sizes on 

plant list. 

Plant size credit 
(LDM3.c.(2)) NA No   

Prohibited Plants 
(LDM 3.d)  No   

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

Label the distance from 
the overhead utilities 

A note indicates 
that there are no 
overhead utilities 
on the site. 

Yes 

A site visit confirms that 
overhead wires along 
10 Mile Road are on the 
north side of the road. 

Collected or 
Transplanted trees 
(LDM 3.f) 

 None proposed   

Nonliving Durable 
Material: Mulch (LDM 
4) 

• Trees shall be mulched 
to 3” depth and 
shrubs, groundcovers 
to 2” depth 

• Specify natural color, 
finely shredded 
hardwood bark mulch. 

• Include in cost 
estimate. 

Indicated on details 
on Sheet L-3 Yes  

NOTES: 
1. This table is a working summary chart and not intended 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 



Revised PRO Concept Plan - Landscape Review                                         Page 16 of 16  
January 9, 2024                                                         JZ23-0009: Novi Ten 
 

    

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

2. The RPZ must be installed in accordance with the 2015 Michigan Plumbing Code. 
3. The RPZ must be installed in accordance with the manufacture installation instructions for 

winterization that includes drain ports and blowout ports. 
4. The RPZ must be installed a minimum of 12-inches above FINISHED grade. 
5. Attached is a handout that addresses winterization installation requirements to assist with 

this. 
6. A plumbing permit is required. 
7. The assembly must be tested after installation with results recorded on the City of Novi 

test report form. 
 



 
WOODLAND REVIEW 

October 27, 2023  















 
WETLAND REVIEW 
October 27, 2023 

 
  



















 
TRAFFIC REVIEW 

January 25, 2024 
  



 
 
 

 
1/6 

 

  
 
 
 
 
 
 
 
 
To: 
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45175 10 Mile Road 
Novi, Michigan 48375 
 
 
CC: 
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Anjum, Diana Shanahan, Adam Yako 
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27777 Franklin Road 
Southfield 
MI, 48034 
USA 
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Project name: 
JZ23-09 – Novi Ten PRO 2nd Revised Concept 
Traffic Review  
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AECOM 
 
Date: 
January 25, 2024 
  
 

 

Memo 
Subject: JZ23-09 – Novi Ten PRO 2nd Revised Concept Traffic Review  
 
The PRO second revised concept site plan was reviewed to the level of detail provided and AECOM recommends denial for 
the applicant to move forward until the comments below are addressed to the satisfaction of the City. 

GENERAL COMMENTS 
1. The applicant, Novi Ten Associates, is proposing a residential and commercial development consisting of 71 housing 

units, as of this time 39,500 SF total of retail/restaurants, and park area. An architectural plan for the commercial 
phase was provided and the comments for that phase are italicized below. 

2. The development is located on 10 Mile Road, east of Novi Road. 10 Mile Road is under the jurisdiction of Oakland 
County.  

3. The site is zoned OS-1 and I-1. The applicant is seeking to rezone the commercial area to B-3 and the residential to 
RM through a PRO Agreement. 

4. The following traffic-related deviations are being requested by the applicant: 
a. Perpendicular parking on a major drive. 
b. Major drive curve of radius less than 100’. 

5. The following traffic-related deviations will be required if plans are not changed and required to be obtained at the 
PRO stage: 

a. Opposite and same-side driveway spacing. 

TRAFFIC IMPACTS 
1. AECOM performed an initial trip generation based on the ITE Trip Generation Manual, 10th Edition, as follows. This 

does not include the business area, due to lack of information from the applicant. 
 

ITE Code: 220 – Multifamily Housing (Low-Rise) and Strip Retail Plaza <40K (822), High Turnover (Sit-Down) 
Restaurant (932) 

Development-specific 71 Dwelling Units and 35,900 SF (26,700 SF assumed retail, 9,200 SF assumed restaurant) 
Zoning Change: OS-1 and I-1 to RM-1 and B-3 
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Trip Generation Summary 
 Estimated Trips  Estimated Peak-

Direction Trips 
City of Novi 
Threshold 

Above 
Threshold? 

AM Peak-Hour 
Trips 

196 
(45+63+88) 

120 
(34+38+48) 100 Yes 

PM Peak-Hour 
Trips 

310 
(51+176+83) 

171 
(32+88+51) 100 Yes 

Daily (One-
Directional) Trips 

2,970 
(530+1454+986) N/A 750 Yes 

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 

RTIS 

Zoning change for OS-1 and I-1 to RM and B-3. RTIS portions of the provided 
TIS have been reviewed in a separate letter. Conclusion of the RTIS review: 
the daily trips (6,560) are significantly higher for the proposed land uses 

under the new zoning vs daily trips (2,566) under the existing zoning.  
 

However, the applicant is proposing to reduce the gross floor area to 35,900 
SFT from 60,000 SFT as part of the second revised PRO concept plan since 

the RTIS study was submitted. The applicant could revise the RTIS to show the 
changes in the net impact.  

 

TIS 

A TIS review was previously provided under a separate letter.  
 

The TIS study indicates a large number of trips from this proposed 
development on the surrounding road networks and driveways. The study 
concluded with a list of significant roadway improvements including the 

addition of through lanes and a central left turn lane on 10 Mile Road within the 
study area in support of the shopping plaza. However, we do not agree with the 

widening of 10 Mile Road only tied to the site driveways as suggested in the 
report rather it should be tied to the major intersection movements for the 
safety and drivers’ expectancy.  The commercial part of this project is 
dependent on these mitigations/improvements being implemented. 

TRAFFIC REVIEW 
The following table identifies the aspects of the plan that were reviewed. Items marked O are listed in the City’s 
Code of Ordinances. Items marked with ZO are listed in the City’s Zoning Ordinance. Items marked with ADA are 
listed in the Americans with Disabilities Act. Items marked with MMUTCD are listed in the Michigan Manual on 
Uniform Traffic Control Devices.  
 
The values in the ‘Compliance’ column read as ‘met’ for plan provision meeting the standard it refers to, ‘not met’ 
stands for provision not meeting the standard and ‘inconclusive’ indicates applicant to provide data or information 
for review and ‘NA’ stands for not applicable for subject Project. The ‘remarks’ column covers any comments 
reviewer has and/or ‘requested/required variance’ and ‘potential variance’. A potential variance indicates a 
variance that will be required if modifications are not made or further information provided to show compliance 
with the standards and ordinances. The applicant should put effort into complying with the standards; the variances 
should be the last resort after all avenues for complying have been exhausted. Indication of a potential variance 
does not imply support unless explicitly stated. 
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EXTERNAL SITE ACCESS AND OPERATIONS 
No. Item Proposed Compliance Remarks 
1 Driveway Radii | O Figure IX.3 35’ and not 

indicated 
Partially Met Could reduce to meet standard 

of 25’ for local street. Provide 
dimension for commercial 
phase driveways in future 
submittal. 

2 Driveway Width | O Figure IX.3 22’ and 30’ and 
not indicated 

Partially Met Indicate the length of island. 
Provide dimension for all 
commercial phase driveways 
in future submittal to ensure 
there is adequate space for 
separate left-turn and right-
turn lanes. 

3 Driveway Taper | O Figure IX.11    
3a Taper length 100’ Met  
3b Tangent 50’ Met  
4 Emergency Access | O 11-

194.a.19 
2 access points Met Applicant has indicated 

commercial property not to be 
developed at this time. The 
access for the 2nd entrance for 
the residential section must be 
built at the same time as the 
residential section. Details of 
the gate and applicable 
signs should be provided in 
future submittals. 

5 Driveway sight distance | O Figure 
VIII-E 

500+ and not 
indicated 

Partially Met Provide dimensions for 
commercial phase driveways 
in future submittal. 

6 Driveway spacing    
6a Same-side | O 11.216.d.1.d Not indicated Inconclusive 45 mph speed limit dictates 

230’ spacing. The applicant 
indicated they have 
preliminary approval from 
RCOC on the driveway 
locations. 

6b Opposite side | O 11.216.d.1.e 105’ and 118’, 
Directly across 
from existing 
driveways 

Partially Met Applicant should consider 
moving the driveway to be 
across from one of the two 
existing driveways near it. The 
applicant indicated they have 
preliminary approval from 
RCOC on the driveway 
locations. A deviation would 
be required if City standards 
are not met. 

7 External coordination (Road 
agency) 

Applicant 
indicated permit 
required 

Partially Met Include details of what work is 
to occur in the RCOC right of 
way and maintenance of traffic 
plans for the work. 

8 External Sidewalk | Master Plan & 
EDM 

8’ Met  

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://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTVIIISTROGERI-WRE_S11-194DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
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
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EXTERNAL SITE ACCESS AND OPERATIONS 
No. Item Proposed Compliance Remarks 
9 Sidewalk Ramps | EDM 7.4 & R-

28-K 
Indicated and not 
indicated 

Partially Met ADA ramps labeled at 
residential entrance only, 
include sidewalk ramp detail in 
future submittals. 

10 Any Other Comments: 
 

 

 
INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
11 Loading zone | ZO 5.4 N/A and 170’ x 10’, 

170’ x 10’, 60’ x 10’, 
and 70’ x 10’  

Met  

12 Trash receptacle | ZO 
5.4.4 

Individual trash 
collection and 
provided for each 
of the 4 buildings 

Met  

13 Emergency Vehicle 
Access 

Turning 
movements 
provided 

Met  

14 Maneuvering Lane | ZO 
5.3.2 

N/A and 24’ Met  

15 End islands | ZO 5.3.12    
15a Adjacent to a travel way N/A and partially 

dimensioned 
Inconclusive Provide radii dimensions for 

commercial phase end islands 
in future submittal. Note end 
islands adjacent to travel way 
are to be 3’ shorter than 
adjacent space. 

15b Internal to parking bays N/A and partially 
dimensioned 

Inconclusive Provide dimensions for 
commercial phase end islands 
in future submittal. 

16 Parking spaces | ZO 
5.2.12 

10 backing onto 
street 

Not Met Perpendicular parking on 
major drive, see No.30. See 
Planning review letter for 
number of parking spaces 
required. 

17 Adjacent parking spaces 
| ZO 5.5.3.C.ii.i 

<15 spaces without 
an island 

Met  

18 Parking space length | 
ZO 5.3.2 

19’ typical and 17’ 
and 19’  

Met  

19 Parking space Width | 
ZO 5.3.2 

9’ typical and 9’  Met  

20 Parking space front curb 
height | ZO 5.3.2 

6” and not indicated Partially Met Provide for commercial phase 
in future submittal. Note 4” 
curb required in front of 17’ 
parking space and 6” 
everywhere else. 

21 Accessible parking – 
number | ADA 

1 and 16 Met  

https://cityofnovi.org/Government/City-Services/Public-Services/Engineering-Division/Engineering-Design-Manual/EngineeringDesignManual.aspx
https://mdotjboss.state.mi.us/stdplan/spdetailsIndex.htm
https://mdotjboss.state.mi.us/stdplan/spdetailsIndex.htm
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
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
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
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INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
22 Accessible parking – 

size | ADA 
8’ with 8’ aisle Met Applicant could consider 

providing the aisle on the 
passenger side of the space. 

23 Number of Van-
accessible space | ADA 

1 and not indicated Partially Met One (1) space is required to 
be van accessible. Label 
which spaces are van 
accessible in future submittal. 

24 Bicycle parking    
24a Requirement | ZO 5.16.1 16 spaces and not 

indicated 
Partially Met One (1) space for every 5 

dwellings, total of 15 spaces 
required. 5% of required 
automobile spaces, minimum 
two (2) spaces. 

24b Location | ZO 5.16.1 2 locations and not 
indicated 

Partially Met Applicant could consider 
providing 4 locations with 4 
spaces each instead of 2 
locations with 8 spaces each. 
Label in commercial phase in 
future submittal. 

24c Clear path from Street | 
ZO 5.16.1 

6’ clear path and 
not indicated 

Partially Met Dimension in commercial 
phase in future submittal. 

24d Height of rack | ZO 
5.16.5.B 

3’ Met  

24e Other (Covered / 
Layout) | ZO 5.16.1  

Layout provided Not Met Refer to Text Amendment 
18.301 for revised standard 
layout details. 

25 Sidewalk – min 5’ wide | 
Master Plan 

5’ wide minimum 
and 4’ and 7’ 

Partially Met 4’ does not meet 5’ minimum 
requirement at building A. 
Dimension all sidewalk widths 
in commercial phase. 

26 Sidewalk ramps | EDM 
7.4 & R-28-J 

Detectable warning 
strip indicated and 
not indicated 

Partially Met Applicant should provide 
details for proposed ramps. 
Label ramps in commercial 
phase in future submittal. 

27 Sidewalk – distance 
back of curb | EDM 7.4  

6’ and 0’ Met  

28 Cul-De-Sac | O Figure 
VIII-F 

N/A - - 

29 Drive-Thru | ZO 5.3.11.l Not dimensioned Inconclusive Dimension stacking spaces 
and centerline radius in future 
submittal. Indicate board 
location. 

30 Minor/Major Drives | ZO 
5.10 

Private road 
qualifies as major 
drive. 10 
perpendicular 
spaces and 85’, 
100’, and 120’ 
curves 

Not Met Major drives are not permitted 
perpendicular parking. 
Minimum curve radius allowed 
for major drives is 100’, 
applicant is proposing 85’ 
curve. Applicant has 
indicated they are 
requesting both deviations.  

31 Any Other Comments: 
 

Add radius in future submittals for the T-turnaround to ensure 
compliance with Figure VIII-I.  

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://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://cityofnovi.org/Government/City-Services/Public-Services/Engineering-Division/Engineering-Design-Manual/EngineeringDesignManual.aspx
https://cityofnovi.org/Government/City-Services/Public-Services/Engineering-Division/Engineering-Design-Manual/EngineeringDesignManual.aspx
https://mdotcf.state.mi.us/public/design/files/englishstandardplans/largespdetfiles/R028J.pdf
https://cityofnovi.org/Government/City-Services/Public-Services/Engineering-Division/Engineering-Design-Manual/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_F.png
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf


Memo 
 

  
 

 
AECOM 
 

 
6/6 

 

 
SIGNING AND STRIPING 
No. Item Proposed Compliance Remarks 
32 Signing: Sizes | MMUTCD Included and not 

included 
Partially Met  Provide for commercial 

phase in future submittal. 
33 Signing table: quantities and sizes Included and not 

included 
Partially Met  Provide for commercial 

phase in future submittal. 
34 Signs 12” x 18” or smaller in size 

shall be mounted on a galvanized 2 
lb. U-channel post | MMUTCD 

Included and not 
included 

Partially Met  Provide for commercial 
phase in future submittal. 

35 Signs greater than 12” x 18” shall be 
mounted on a galvanized 3 lb. or 
greater U-channel post | MMUTCD 

Included and not 
included 

Partially Met  Provide for commercial 
phase in future submittal. 

36 Sign bottom height of 7’ from final 
grade | MMUTCD 

Included and not 
included 

Partially Met  Provide for commercial 
phase in future submittal. 

37 Signing shall be placed 2’ from the 
face of the curb or edge of the 
nearest sidewalk to the near edge of 
the sign | MMUTCD 

Included and not 
included 

Partially Met  Provide for commercial 
phase in future submittal. 

38 FHWA Standard Alphabet series 
used for all sign language | 
MMUTCD 

Included and not 
included 

Partially Met  Provide for commercial 
phase in future submittal. 

39 High-Intensity Prismatic (HIP) 
sheeting to meet FHWA retro-
reflectivity | MMUTCD 

Included and not 
included 

Partially Met  Provide for commercial 
phase in future submittal. 

40 Parking space striping notes Included and not 
included 

Partially Met  Provide for commercial 
phase in future submittal. 

41 The international symbol for 
accessibility pavement markings | 
ADA 

Included and not 
included 

Partially Met  Provide for commercial 
phase in future submittal. 

42 Crosswalk pavement marking detail Included and not 
included 

Partially Met  Provide for commercial 
phase in future submittal. 

43 Any Other Comments: Applicant could provide crosswalk signs at the mid-block crossing. 
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 

  

Paula K. Johnson, PE 
Senior Transportation Engineer 

Saumil Shah, PMP 
Project Manager 

 

https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
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To: 
Barbara McBeth, AICP 
City of Novi 
45175 10 Mile Road 
Novi, Michigan 48375 
 
 
CC: 
Lindsay Bell, James Hill, Ian Hogg, Heather Zeigler, 
Diana Shanahan 

  AECOM 
27777 Franklin Road 
Southfield 
MI, 48034 
USA 
aecom.com 
 
Project name: 
JSP23-09 – Novi Ten TIS Traffic Review  
 
From: 
AECOM 
 
Date: 
December 20, 2023 
  
 

 

Memo 
Subject: JSP23-09 – Novi Ten TIS Traffic Review 
 
The Traffic Impact Study was reviewed to the level of detail provided and AECOM recommends approval of the Traffic 
Impact Study with the mitigations/improvements.  

GENERAL COMMENTS 
1. The memo will provide comments on a section-by-section basis following the format of the submitted report. 
2. The project is located on the south side of 10 Mile Road between Novi Road and the Railroad tracks. 
3. The development consists of 71 townhouse residential units (low rise) and approximately 60,000 SF of neighborhood 

retail.  
4. The development is a PRO plan, and the site would need to be rezoned from its existing mix of I-1 and OS-1. 

BACKGROUND DATA 
1. The following roadways were included in the study: 

a. 10 Mile Road: East/West, 45 mph, 2 lanes divided 
b. The intersections and site driveways were included in the study. 

• 10 Mile Road & Novi Road 
• 10 Mile Road & Meadowbrook Road 
• Site Driveways (4 shown in concept plan) 
• Other Existing Driveways 
 

2. Applicant collected turning movements that occurred between the hours of 6:00 AM-7:00 PM on March 16th, 2022 
at 2 intersections (10 Mile Road and Novi Road and Meadowbrook Road) and 4 driveways. 

EXISTING CONDITIONS 
1. The overall Level of Service (LOS) at the major road intersections is D or better while following movement 

experiencing higher delay LOS E or F at: 
a. Northbound and southbound movements at 10 Mile and Meadowbrook Road (LOS E) 
b. Eastbound left at 10 Mile and Novi Road (LOS F) 
c. Southbound Third Driveway/Double Driveway at 10 Mile Road (LOS E) 
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BACKGROUND (NO BUILD) CONDITIONS 2024 
1. A conservative 0.2% annual growth rate was used to determine the build year five years from 2022, based on the 

SEMCOG traffic volume forecasts. 
2. Overall operations at the intersections are not expected to change significantly compared to existing conditions.  

SITE TRIP GENERATION 
1. A total of 6560 daily trips are anticipated based on the ITE trip generation codes.  
2. A total of 40% of trips are considered as pass-by trips during the afternoon peak hours and a relevant reference is 

provided in the Appendix from the ITE manual. And a net increase of approx. 250 trips during the morning peak hour 
and approx. 400 trips during the evening peak hour are considered for a traffic impact study on the surrounding road 
network.    

SITE TRAFFIC ASSIGNMENT 
1. Adjacent street volumes were used to calculate site trip distribution. 

a. The largest portion of the traffic is assumed to be coming from/going to Novi Road followed by 10 Mile 
Road and Meadowbrook Road. 

FUTURE CONDITIONS 
1. Operations at the signalized intersections are not expected to deteriorate at the following movements: 

a. Westbound 10 Mile Road (LOS E) 
b. Eastbound left at 10 Mile and Novi (LOS F in both existing and build conditions)  
c. LOS F for 3rd Site Driveway with the significantly excessive delay of approx. 2500 sec.  
d. Movements at Northbound and Southbound approaches at Meadowbrook continue to experience higher 

delays at LOS E.  
2. Excessive delay at 3rd site driveway will lead ultimately to the driveway not being utilized by the commuters of this 

proposed development and will end up adding more traffic on other driveways and circulation within the 
development. This might start a cascade of effects on other driveways also failing especially when all the driveways 
are on 10 Mile Road.  

CONCLUSIONS  
1. The study concluded with a list of recommendations that will improve the failing level of service and traffic conditions 

as per the following:  
• Widen eastbound 10 Mile Road to two through lanes, ending with a right-turn lane at the site’s 

easternmost residential driveway. 
• Widen westbound 10 Mile Road to two through lanes west from the 3rd site driveway to help provide 

additional capacity for outbound site traffic. 
• Provide a continuous center lane turn lane to serve the 1st, 2nd, and 3rd commercial driveways. 
• Provide separate outbound left-turn / right-turn lanes for the site’s 2nd and 3rd commercial driveways 

to allow right-turning traffic to exit the site when vehicles are waiting to turn left. 
 
However, we do not agree with the widening of 10 Mile Road tied to the site driveways as suggested in the report 
rather it should be tied to the major intersection movements for the safety and drivers’ expectancy.  

 
2. The study indicates a large number of trips from this proposed development on the surrounding road networks and 

driveways.  The study concluded with a list of significant roadway improvements including the addition of through 
lanes and a central left turn lane on 10 Mile Road within the study area in support of the shopping plaza. The 
commercial part of this project is dependent on these mitigations/improvements being implemented.  
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Should the City or applicant have questions regarding this review, they should contact AECOM for further clarification. 
Sincerely,  
AECOM 

 

  
 Saumil Shah, PMP 

Project Manager 
Jeff Wood, PE, PTOE 

Senior Traffic Engineer 
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January 22, 2024 

 

City of Novi Planning Department 

45175 W. 10 Mile Rd.  

Novi, MI      48375-3024 

 

Attn:  Ms. Barb McBeth – Director of Community Development 

 

Re:  FACADE ORDINANCE REVIEW  

 Novi-Ten PRO, JSP23-09 Second Revised Concept 

 Façade Region: 1, Zoning District: RA 

  

Dear Ms. McBeth: 

The drawings provided by Toll Architecture dated 6/30/2023 for 4 typical residential 

townhome units have not changed since our prior review. The drawings for the commercial 

buildings by Siegal Tuomaala Architects dated 1/2/2024 have been significantly revised 

since our prior review.  

 
Residential Unit 1                   

Howe, Newhaven               

(Drawings Dated 6/30/23)

Front Rear Left Right

Ordinance 

Maximum 

(Minimum)

Brick 34% 27% 43% 43% 100% (30% Min)

Horizontal Siding 1% 21% 45% 45% 50% (Note 10)

Asphalt Shingles 58% 49% 7% 7%  50% (Note 14)

Wood Trim 7% 3% 5% 5% 15%  
 
Residential Unit  2              

Howe, Weatherby               

(Drawings Dated 6/30/23)

Front Rear Left Right

Ordinance 

Maximum 

(Minimum)

Brick 26% 27% 43% 43% 100% (30% Min)

Horizontal Siding 1% 21% 45% 45% 50% (Note 10)

Vertical Siding 16% 0% 7% 7% 25%

Asphalt Shingles 47% 49% 5% 5%  50% (Note 14)

Wood Trim 10% 3% 5% 5% 15%  
 

 

Façade Review Status: 

Residential Units – Section 9 Waiver Recommended. 

Commercial Buildings – Full Compliance 
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Residential Unit 3           Sanders, 

Newhaven               (Drawings 

Dated 6/30/23)

Front Rear Left Right

Ordinance 

Maximum 

(Minimum)

Brick 34% 27% 43% 43% 100% (30% Min)

Horizontal Siding 3% 21% 45% 45% 50% (Note 10)

Asphalt Shingles 56% 49% 7% 7%  50% (Note 14)

Wood Trim 7% 3% 5% 5% 15%     
 
Residential Unit  4              

Sanders, Weatherby               

(Drawings Dated 6/30/23)

Front Rear Left Right

Ordinance 

Maximum 

(Minimum)

Brick 26% 27% 43% 43% 100% (30% Min)

Horizontal Siding 1% 21% 45% 45% 50% (Note 10)

Vertical Siding 18% 0% 7% 7% 25%

Asphalt Shingles 45% 49% 5% 5%  50% (Note 14)

Wood Trim 10% 3% 5% 5% 15%  
 
Residential Units - Our prior recommendation for a Section 9 Waiver for the deviations 

highlighted above remains unchanged. As shown above the percentage of Brick is below 

the minimum amount required by the Ordinance and the percentage of Asphalt Shingles 

exceeds the maximum amount allowed by the Ordinance on several elevations. In this case 

the deviations are minor in nature and do not adversely affect the aesthetic quality of the 

facades. A Section 9 Waiver is therefore recommended for the underage of Brick (3%) and 

overage of Asphalt Shingles (8%) on the front and rear facades. The precise type of tongue 

and groove (T&G) and Batten Wood Siding in not clearly indicated on the drawings. It is 

recommended that a sample board as required by Section 5.15.4.D of the Ordinance and/or 

a colored rendering be provided to indicate the colors and type of all façade materials.    

 

Commercial Bldg. A & B               

(Drawings Dated 1/2/24)

North 

Front

South 

Rear
East West

Ordinance 

Maximum 

(Minimum)

Brick 57% 83% 72% 72% 100% (30% Min)

C-Brick 0% 12% 12% 12% 25%

EIFS 18% 0% 7% 7% 25%

Cast Stone 18% 0% 7% 7% 50%

Awning 0% 0% 0% 2% 10%

Flat Metal Panel 7% 5% 2% 0% 50%                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                         
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Commercial Bldg. C               

(Drawings Dated 1/2/24)

North 

Front

South 

Rear
East West

Ordinance 

Maximum 

(Minimum)

Brick 60% 83% 73% 73% 100% (30% Min)

C-Brick 0% 12% 12% 12% 25%

EIFS 0% 0% 6% 6% 25%

Cast Stone 31% 0% 7% 7% 50%

Awning 0% 0% 0% 0% 10%

Flat Metal Panel 9% 5% 2% 2% 50%  
 

Commercial Bldg. D               

(Drawings Dated 1/2/24)

North 

Front

South 

Rear
East West

Ordinance 

Maximum 

(Minimum)

Brick 60% 82% 79% 62% 100% (30% Min)

C-Brick 0% 12% 14% 12% 25%

EIFS 0% 0% 0% 15% 25%

Cast Stone 34% 0% 4% 9% 50%

Awning 0% 0% 0% 0% 10%

Flat Metal Panel 6% 6% 3% 2% 50%  
 

Commercial Buildings – The revisions made to the commercial buildings generally 

represent improvements with respect to Façade Ordinance compliance. All facades remain 

in full compliance with the Façade Ordinance. The drawings indicate “all roof mounted 

mechanical equipment to be screened”. The applicant should specify the material to be 

used for the roof screens; the screen’s material must comply with the Façade Ordinance. A 

dumpster enclosure detail is not provided. The dumpster enclosure should have Brick to 

match the primary buildings on 3 sides.  

 

Sincerely, 

DRN & Associates, Architects PC 

 

 

 

Douglas R. Necci, AIA 
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January 22, 2024 

 

TO: Barbara McBeth - City Planner 
       Lindsay Bell - Plan Review Center 
       James Hill – Plan Review Center 
       Heather Zeigler – Plan Review Center 
       Diana Shanahan – Planning Assistant 
        
RE: Novi Ten PRO Concept 
 
PRZ23-0001 
 
Project Description:  
Build 13 multi-tenant structures and 3 commercial buildings. 
 
Comments: 

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

• For new buildings and existing buildings, you MUST comply 
with the International Fire Code Section 510 for Emergency 
Radio Coverage. This shall be completed by the time the 
final inspection of the fire alarm and fire suppression 
permits. 

• 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.) 

• 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).) 

• All new multi-residential buildings shall be numbered.  Each 
number shall  be a minimum 10 inches high, 1 inch wide 
and be posted at least 15 feet above the ground on the 
building where readily visible from the street. 
(Fire Prevention Ord.). 

• The distribution system in all developments requiring more 
than eight hundred (800) feet of water main shall have a 
minimum of two (2) connections to a source of supply and 
shall be a looped system.  (D.C.S.  Sec. 11-68(a)) 

• The ability to serve at least two thousand (2,000) gallons per 
minute in single-family detached residential; three 
thousand (3,000) gallons per school areas; and at least four 
thousand (4,000) gallons per minute in office, industrial and 
shopping centers is essential. (D.C.S. Sec.11-68(a)) 

• Water mains shall be put on the plans for review. 
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• Water mains greater than 25’, shall be at least 8” in 
diameter. Shall be put on plans for review. (D.S.C. Sec.11-
68(C)(1)(c) 

• 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. 

• 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) 

• Fire department connections shall be located on the street 
side of buildings, fully visible and recognizable from the 
street or nearest point of fire department vehicle access or 
as otherwise approved by the code official. (International 
Fire Code 912.2.1) 

• With respect to hydrants, driveways, buildings and 
landscaping, fire department connections shall be so 
located that fire apparatus and hose connected to supply 
the system will not obstruct access to the buildings for other 
fire apparatus. The location of fire department connections 
shall be approved. (International Fire Code 912.2) 

• Proximity to hydrant: In any building or structure required to 
be equipped with a fire department connection, the 
connection shall be located within one hundred (100) feet 
of a fire hydrant. (Fire Prevention Ord. Sec. 15-17 912.2.3) 

• A hazardous chemical survey is required to be submitted to 
the Planning & Community Development Department for 
distribution to the Fire Department at the time any 
Preliminary Site Plan is submitted for review and approval.  
Definitions of chemical types can be obtained from the Fire 
Department at (248) 735-5674.   

• Water mains and fire hydrants shall be installed prior to 
construction above the foundation.  Note this on all plans. 

• Site plan shall provide more than one point of external 
access to the site.  A boulevard entranceway shall not be 
considered as providing multiple points of access.  Multiple 
access points shall be as remote from one another as is 
feasible.  The requirement for secondary access may be 
satisfied by access through adjacent property where an 
easement for such access is provided.  Secondary access 
shall not be required under the following circumstances: 

• Secondary access road for residential development 
cannot have a temporary topping on the road. Road shall 
be finished with grass pavers, asphalt, or cement. 

 
 
 



• 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)) 

 
 

 
 
Recommendation:  
                       Approved with Conditions         
 
Sincerely, 

 
 
Kevin S. Pierce-Fire Marshal 
City of Novi – Fire Dept.  
 
cc: file 
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CORRESPONDENCE 



OVER --->









Patricia Landrum








	JZ23-09 REQUIRED ACTION
	JZ23-09 MAPS
	JZ23-09 PROJECT NARRATIVE
	JZ23-09 COMMUNITY IMPACT STATEMENT
	PLANNING REVIEW 1-24-24
	ENGINEERING REVIEW 10-27-23
	LANDSCAPE REVIEW 1-9-24
	WOODLAND REVIEW 10-27-23
	WETLAND REVIEW 10-27-23
	TRAFFIC REVIEW 1-25-24
	TRAFFIC IMPACT STUDY REVIEW 12-20-23
	FAÇADE REVIEW 1-22-24
	FIRE REVIEW 1-22-24
	APPLICANT RESPONSE LETTERS
	COMMERCIAL MARKET ANALYSIS
	TRAFFIC IMPACT STUDY
	CORRESPONDENCE



