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IXL LEARNING CENTER OF NOVI JSP21-03 
Public Hearing at the request of JMSS Novi, LLC for a request to amend the Planned Unit Development 
(PUD) Agreement & Area Plan for the Maples of Novi. The subject property contains 30.32 acres and 
is located in Section 2, on the south side of Fourteen Mile Road, east of Novi Road. The applicant is 
proposing to repurpose the entire clubhouse into an education center for children and will, at a 
minimum, maintain the existing golf course as open space. Improvements to the parking, visual 
screening, and an outdoor play area are also proposed with this development. 
 
Required Action 
Recommend approval or denial of the request to Amend the Planned Unit Development Agreement 
& Area Plan for the Maples of Novi. 
 
REVIEW RESULT DATE COMMENTS 

Planning Approval not 
recommended 1-19-22 

• A request for amendment has been made in 
writing to the Planning Commission and shall 
clearly state the reasons therefor, as required 
by the ordinance. If the Planning Commission 
finds such reasons and requests reasonable 
and valid, shall so notify the applicant in writing. 

• A draft amendment document has been 
provided by the applicant. 

• The request should be considered a major 
change to the PUD Agreement & Area Plan as 
the project proposes a change in use, 
character, and concept of the development 
and will be forwarded to the City Council for 
consideration. 

• The revised submittal has indicated that 125-175 
children will be on-site per day with the physical 
capacity to hold 200 children, which is not an 
allowable use within the Residential Acreage 
(RA) Zoning District unless the number of 
children is reduced a maximum of 120 children 
per day. 

• A Noise Impact Statement is required with the 
Preliminary Site Plan. 

• Items to be addressed on the Preliminary Site 
Plan submittal 

Engineering Approval 
recommended 12-27-21 • Items to be addressed on the Preliminary Site 

Plan submittal 

Landscaping Approval 
recommended 12-16-21 • Items to be addressed on the Preliminary Site 

Plan submittal 

Traffic Approval 
recommended 1-7-22 • A Traffic Impact Statement should be provided 

with the next submittal, or the number of 



maximum children should be reduced. 
• Items to be addressed on the Preliminary Site 

Plan submittal 

Fire Approval 
recommended 12-16-21 • Items to be addressed on the Preliminary Site 

Plan submittal 



MOTION SHEET 
 
Denial – Request to Amend the Maples of Novi PUD Agreement & Area Plan 
In the matter of IXL Learning Center of Novi, JSP21-03, motion to deny the request to 
amend the Maples of Novi Planned Unit Development Agreement and Area Plan as 
follows: 

a. The requested amendment constitutes a major change to the PUD Agreement & 
Area Plan because the modification proposed includes a change in use and 
character of the development as indicated by Article 27, Section 9, Subheading 
C, specifically, as a 

i. Change in the concept of the development, since the applicant is 
changing the use from a golf course and clubhouse to open space and a 
learning center facility, and 

ii. Change in use and character of the development since the applicant is 
proposing a change in use from a golf course and clubhouse to open 
space and a learning center facility. 

b. The application does not constitute a minor change as described in the ordinance 
to the PUD Agreement and Area plan since it does not meet the following criteria: 
Modifications to be considered minor changes, for which approved plans may be 
revised rather than amended, shall include, among other similar modifications, the 
following: 

i. A change in residential floor area; 
ii. A change in nonresidential floor area of five (5) percent or less; 
iii. Minor variations in layout which do not constitute major changes; and or 
iv. A change in lot coverage and FAR of the entire PUD of one (1) percent or 

less 
c. The Planning Commission recommends denial of the amendment to the PUD 

Agreement and Area Plan for the following reasons: 
i. The proposed daycare center use exceeds more than 120 children on a 

daily basis, which is not an allowable use within the Residential Acreage 
(RA) Zoning District. 

ii. A Traffic Impact Statement has not been provided, which is currently 
required for the number of children indicated on the latest submittal (200).  

iii. The request for amendment does not clearly state the reasons or conditions 
for the requested change, such as the following: changing social or 
economic conditions, potential improvements in layout or design features, 
unforeseen difficulties, or reasons mutually affecting the interests of the City 
and developer, such as technical causes, site conditions, state or Federal 
projects and installations, and statutory revisions.  

iv. The Planning Commission is not able to make a finding such that the 
submitted reasons and requests are reasonable and valid. 

v. The Applicant has not established that the change in use will not adversely 
affect adjacent property owners, given the increase in traffic and noise 
attendant to the proposed new use and the change in the nature of the 
overall use of the site as a whole.   

vi. (additional reasons here if any) 
 
– OR –  
 
Recommendation for Approval as a Major Change to Amend the Maples of Novi PUD 
Agreement & Area Plan 
 
In the matter of IXL Learning Center of Novi, JSP 21-03, motion to recommend approval to 
the City Council to amend the Maples of Novi Planned Unit Development Agreement and 
Area Plan as a major change based on and subject to the following: 



 
a. The requested amendment constitutes a major change to the PUD Agreement & 

Area Plan because the modification proposed includes a change in use and 
character of the development as indicated by Article 27, Section 9, Subheading 
C, specifically, as a 

a. Change in the concept of the development, since the applicant is 
changing the use from a golf course and clubhouse to open space and a 
learning center facility, and 

b. Change in use and character of the development since the applicant is 
proposing a change in use from a golf course and clubhouse to open 
space and a learning center facility. 

b. The application does not constitute a minor change as described in the ordinance 
to the PUD Agreement and Area plan since it does not meet the following criteria: 
Modifications to be considered minor changes, for which approved plans may be 
revised rather than amended, shall include, among other similar modifications, the 
following: 

a. A change in residential floor area; 
b. A change in nonresidential floor area of five (5) percent or less; 
c. Minor variations in layout which do not constitute major changes; and or 
d. A change in lot coverage and FAR of the entire PUD of one (1) percent or 

less 
c. The proposed use of the site as a learning center and open/green space is 

recommended for approval to the City Council as an amendment to the PUD 
Agreement and Area Plan as a reasonable alternative to the uses provided in the 
PUD Agreement and because the plan is otherwise in compliance with Article 3, 
Article 4, and Article 5 of the Zoning Ordinance and all other applicable provisions 
of the Ordinance. 

d. The proposed daycare center use shall not exceed more than 120 children on a 
daily basis, which is the maximum allowable amount in the Residential Acreage 
(RA) Zoning District, however this is contrary to the applicant’s latest submittal. 

e. A draft agreement of how the golf course use would be cut and maintained on a 
regular basis shall be provided with the next submittal. 

f. A Noise Impact Statement is required prior to Preliminary Site Plan submittal. 
g. Applicant shall comply with the findings of compliance with Ordinance standards 

in the staff and consultant review letters and the conditions and the items listed in 
those being addressed on the Preliminary Site Plan; and 

h. (additional conditions here if any) 
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SITE PLAN 

(Full plan set available for viewing at the Community Development Department.) 
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PLANNING REVIEW 

  



 
 
PETITIONER 
JMSS Novi, LLC 
 
REVIEW TYPE 
Revised Request for Amendment to a Planned Unit Development (PUD) Agreement & Area Plan 
 
PROPERTY CHARACTERISTICS 

 Section 2 
 Site Location East of Novi Road, South of Fourteen Mile Road; 22-02-200-039 
 Site School District Walled Lake Consolidated School District 
 Current Site Zoning RA: Residential Acreage (with PUD) 

 Adjoining Zoning 

North R-2: Attached Residential, R-1B: One Family Residential, RM*: 
Multiple Family Residential (*conditional)(Commerce Township) 

East RA: Residential Acreage (with PUD) 
West RA: Residential Acreage (with PUD) 
South RA: Residential Acreage (with PUD) 

 Current Site Use Restaurant/Clubhouse  

 Adjoining Uses 

North Residential 
East Single-Family Residential 
West Single-Family Residential, Commercial 
South Single-Family Residential 

 Site Size 30.32 acres 
 Plan Date December 3, 2021 

 
PROJECT SUMMARY 
The subject property, referred to as the Maples of Novi Golf Course and Clubhouse, is located east 
of Novi Road and south of Fourteen Mile Road in Section 2 of the City of Novi. The property totals 
approximately 30.32 acres and includes the current golf clubhouse, the current golf course, and 
the clubhouse pool. The applicant is proposing to repurpose the entire clubhouse into an 
education center for children. The plan for this development indicates that the hours of operation 
will be from 7am to 6pm and will serve 125-175 children on a daily basis with the capacity to serve 
up to 200 children. Improvements to the parking, visual screening (landscape and 5 foot tall vinyl 
fence), and an outdoor play area are proposed with this development.  
 
The revised request, submitted on December 7, 2021, includes the following clarifications and 
revisions: the daily use of the education center has increased from 67 children to 125-175 children 
per day, the applicant has offered to enter into an agreement to cut and maintain the open 
space grass, all references to “future development” on the property use plan have been removed, 
site sections have been added to show the visual relationship between the playground area 
fence/screening and the nearby residences, the applicant has indicated a willingness to create a 
disc golf course if it is in the interest of parties involved, and the applicant has met with a number of 

PLAN REVIEW CENTER REPORT 
Planning Review 

IXL LEARNING CENTER OF NOVI 
JSP 21-03 

January 19, 2022 
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members within the Maples of Novi community regarding the project. The development is still 
proposed to be accessed off Wakefield Drive (private street) and is part of the Maples of Novi 
Planned Unit Development. The applicant is requesting an amendment the Maples of Novi Planned 
Unit Development (PUD) area plan and related PUD Agreement to seek the necessary approvals to 
allow this change in use. 
 
SITE HISTORY 
The Maples of Novi was developed in the early 1990s with the structure proposed for 
redevelopment becoming the clubhouse for the golf course and events. This use has continued to 
be in existence with the addition of a restaurant use ancillary to the primary use being reintroduced 
in the mid-2010s until damage to the kitchen area occurred. Currently, the clubhouse is used as a 
pro shop. The PUD Area Plan, which was originally approved on July 20, 1989, designates this parcel 
as part of Phase 1 of the overall development. 
 
CONDITIONS OF REQUEST FOR PUD AMENDMENT 
Although the City Council removed the Planned Unit Development Section of the Zoning 
Ordinance in 1997 (Ordinance 97-18), the ordinance remains in place to address any proposed 
changes to the existing PUDs within the City. Per Article 27, Section 9, “a developer may request an 
amendment to an approved area plan […].” Also, “any amendment to an approved preliminary 
or final site plan which results in a major change in the approved area plan, as defined in this 
Section, shall require an amendment to the approved area plan.” The procedure and conditions 
for requesting an amendment to the PUD is as follows: 
 

• Under the PUD Ordinance, for Amendment and Revision, “All amendments shall follow the 
procedures and conditions herein required for original submittal and review, in full.”  
 

• A request for amendment shall be made in writing to the Planning Commission and shall 
clearly state the reasons therefor. 
 
The applicant provided a written request for amendment with clearly stated reasoning on 
April 7, 2021, and has since submitted a revised request for amendment on December 3, 
2021. The revised reasoning provided by the applicant is listed below. 
 

o “The applicant requests to be placed on the January Planning Commission agenda 
for a continued hearing, and opportunity for the applicant to make its presentation 
to the Planning Commission and a recommendation by the Planning Commission to 
City Council.” 
 
Staff has put this item on an upcoming agenda for the Planning Commission with the 
earliest tentative date available as January 26, 2022.   

 
• The Planning Commission, upon finding such reasons and requests reasonable and valid, 

shall so notify the applicant in writing. 
 

The applicant shall present this item to the Planning Commission and has provided a revised 
narrative, which will be included in the Planning Commission packet.  

 
• If the approved plan is to be amended, the Planning Commission shall immediately notify 

City Council. 
 

As with other amendments to the area plan in this development, following review by the 
Planning Commission, the amended plan shall go before the City Council. 

 
MODIFICATIONS CONSIDERED TO BE MAJOR/MINOR 
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Per Article 27, Section 9, Subheading G, “the Planning Commission shall have the authority to 
determine whether a requested change is major or minor, in accordance with this Section.” Listed 
below are the conditions that constitute an amendment to be considered major or minor: 
 

• Minor Amendment 
o A change in residential floor area; 
o A change in nonresidential floor area of five (5) percent or less; 
o Minor variations in layout which do not constitute major changes; and or 
o A change in lot coverage and FAR of the entire PUD of one (1) percent or less 

• Major Amendment 
o Change in concept of the development; 
o Change in use or character of the development; 
o Change in type of dwelling unit as identified on the approved area plan; 
o Change in the number of dwelling units; 
o Change in nonresidential floor area of over five (5) percent; 
o Change in lot coverage and FAR of the entire PUD of more than one (1) percent; 
o Rearrangement of lots, blocks, and building tracts; 
o Change in character or function of any street; 
o Reduction in land area set aside for common open space or the relocation of such 

area(s); or 
o Increase in building height. 

 
RECOMMENDATION  
Planning does not recommend approval of the Revised Request to Amend the Maples of Novi 
Planned Unit Development Agreement & Area Plan as the request does not conform to a number of 
the requirements of the Zoning Ordinance. In particular, the revised request indicates that the daily 
number of children ranges from 125 to 175, which exceeds the allowable amount of 120 children 
within the Residential Acreage (RA) Zoning District. However, the proposed change in use from a 
clubhouse to a daycare center could be viewed as a reasonable alternative for the existing 
building and parking lot if the number of children were to be reduced, subject to a number of 
conditions including providing a noise impact statement with the preliminary site plan, providing 
draft language of the proposed maintenance agreement, and with any deviations noted below.  
 
Staff’s reading of the ordinance is that the request would be considered a major amendment to the 
PUD given that it would change the use from a golf course clubhouse to a daycare center, and 
although there are only a few changes to the proposed site, it would change the character of the 
development, and the request shall be presented to the Planning Commission for review and 
recommendation to the City Council. All reviewers, except Planning, recommend approval of the 
Request to Amend the Maples of Novi Planned Unit Development Agreement & Area Plan. 
 
ORDINANCE REQUIREMENTS 
This project was reviewed for compliance with the Zoning Ordinance, with respect to Article 3 
(Zoning Districts), Article 4 (Use Standards), Article 5 (Site Standards), Article 27 (Planned Unit 
Development) (Retracted – only applicable for this site since it is existing) and any other areas of 
the ordinance, as noted. The plans show general compliance with ordinance requirements. Please 
address the items in bold with the next submittal and any italicized items as part of the Preliminary 
Site Plan Submittal. 
 

1. Uses Permitted (Sec. 3.1.1. & PUD Agreement): A child day care center is currently not a 
permitted use in the Maples of Novi PUD Area Plan for this site. A minor or major amendment 
to the PUD Agreement & Area Plan shall be requested and approved by the Planning 
Commission and City Council to allow this proposed change in use. 
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a. The revised narrative has not indicated if the requested change is a minor change or 
major change. Staff believes this proposal is a major change as it would change the 
character of the development. 

 
2. Day Care Centers (Sec. 4.12.1.C): The revised submittal has indicated that 125-175 children 

will be on-site per day with the physical capacity to hold 200 children. Staff would like 
clarification to determine when and how often 200 children are expected. In addition,  per 
Section 4.12.1.C of the Zoning Ordinance, Section 4.12.1.C only applies to “day care centers 
exceeding fifty (50) children, but not more than one-hundred and twenty (120) children.” 
Therefore, this revised request is not an allowable use within the Residential Acreage (RA) 
Zoning District unless the number of children is reduced a maximum of 120 children per day. 

 
3. Abutting Zoning Districts (Sec. 4.12.1.C.ii): Currently, the site does not abut any of the 

required zoning districts that would normally be required for a commercial daycare of this 
capacity. Per Section 4.12.1.C.ii, “the parcel must abut land zoned only NCC, EXPO, OS-1, 
OSC, TC, TC-1, RC, FS, I-1, P-1, C, and OST.” Even though the use may not meet the 
ordinance as far as location, under the PUD ordinance, a mixing of uses is allowed, even 
where the approval would allow a change of use from the underlying zoning or would not 
meet all the requirements of the ordinance as to location. 

 
4. Noise Impact Statement (Sec. 4.12.1.C.v): The proposed daycare use could potentially  

generate additional noise as compared to the current clubhouse use of the site. The 
applicant has provided additional landscape and visual screening on the southwest portion 
of the site to provide a buffer for the nearby residents. In addition, the applicant has 
indicated that the outdoor play area will be in operation from 9:30am to 12pm and 3:30pm 
to 6pm with a structured number of classrooms using the space.  Per Section 4.12.1.C.v of 
the Zoning Ordinance, a noise impact statement is required. Please provide a noise impact 
statement with the Preliminary Site Plan. 
 

5. Golf Course & Green Space: The applicant has indicated that the existing open space 
consisting of a nine hole golf course will not be developed and will be cut and maintained 
as open space. The applicant has also indicated a willingness to develop the golf course 
into a disc golf course if it is the wish of parties involved. In addition, the applicant has 
offered to sign an agreement that will guarantee that the grass will be cut on a regular 
basis. A draft of this agreement should be provided with the next submittal and/or it shall be 
made a condition of the recommendation. 
 

6. Traffic: As the proposed traffic calculations have changed due to the revised submittal, the 
proposed project now exceeds the generally allowable amount of traffic for a site without 
the submittal of a traffic impact statement. Please submit a traffic impact statement with the 
next submittal or reduce the maximum number of children permitted. 

 
7. Curb Height (Sec. 5.3): Please indicate the curb height to verify parking space dimension 

compliance. This item may be addressed as part of the Preliminary Site Plan Submittal. 
 

8. Barrier Free Signs (Barrier Free Design Graphics Manual): Barrier free parking signs have not 
been indicated on the site plan. Please provide this signage with the Preliminary Site Plan 
Submittal. 
 

9. Dumpster Requirements (City Code Sec. 21-145): Details of the dumpster enclosure on-site 
have not been provided. Please provide these details as part of the Preliminary Site Plan 
Submittal. 
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10. Bicycle Parking Facilities (Sec. 5.16.1): Currently, no bicycle parking spaces have been 
indicated. Please provide a bicycle parking facility with a minimum of two spaces as part of 
the Preliminary Site Plan Submittal. 

 
11. Project & Street Naming Committee: A project name will be required for this project. Please 

submit a project name application at the time of Preliminary Site Plan Submittal. 
 

12. Site Lighting (Sec. 5.7): If any changes are proposed to the current lighting of the site, please 
provide a photometric plan at the time of Preliminary Site Plan Submittal. 

 
13. Planning Chart: Please refer to the attached Planning Chart for additional comments to 

address in this submittal. 
 
OTHER REVIEWS 

a. Engineering Review: Engineering is recommending approval of the Request to Amend the 
Maples of Novi PUD Agreement and Area Plan with comments to be addressed as part of 
the Preliminary Site Plan Submittal. 

b. Landscape Review: Landscape is recommending approval of the Request to Amend the 
Maples of Novi PUD Agreement and Area Plan with comments to be addressed as part of 
the Preliminary Site Plan Submittal. 

c. Traffic Review: Traffic is recommending approval of the Request to Amend the Maples of 
Novi PUD Agreement and Area Plan with comments to be addressed as part of the 
Preliminary Site Plan Submittal and a Traffic Impact Statement to be provided. 

d. Fire Review: Fire is recommending approval of the Request to Amend the Maples of Novi PUD 
Agreement and Area Plan. 

 
LAND USE AND ZONING: FOR SUBJECT PROPERTY AND ADJACENT PROPERTIES  
The following table summarizes the zoning and land use status for the subject property and 
surrounding properties.  
 
EXISTING ZONING                        FUTURE LAND USE 

  
 

 Existing Zoning Existing Land Use Master Plan Land 
Use Designation 

Subject Property RA: Residential Acreage (with PUD) Clubhouse/Restaurant/
Golf Course 

Single Family 
Residential with 
Planned Unit 
Development (PUD) 
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Northern Parcels 
(Commerce Twp.) 

R-2: Attached Residential, R-1B: One 
Family Residential, RM*: Multiple 
Family Residential (*conditional) 

Single Family & Multiple 
Family Residential 

Single Family & Multiple 
Family Residential 

Eastern Parcels  RA: Residential Acreage (with PUD) Single-Family Residential 

Single Family 
Residential with 
Planned Unit 
Development (PUD) 

Western Parcels RA: Residential Acreage (with PUD) Single-Family Residential Local Commercial 

Southern Parcels RA: Residential Acreage (with PUD) Single-Family Residential 

Single Family 
Residential with 
Planned Unit 
Development (PUD) 

 
Compatibility with Surrounding Land Use  
The subject property is located along the northern boundary of the City of Novi, east of Novi Road, 
and south of Fourteen Mile Road. Commerce Township is located north of the property. This 
property is surrounded by single-family residential development and current serves as a golf course, 
clubhouse, and restaurant. The current use of the site was approved with the original PUD 
Agreement and Area Plan. The majority of the surrounding properties have been developed. The 
applicant has proposed redeveloping this clubhouse as a learning center for children. Staff is of the 
opinion that the proposed use could be consistent with the surrounding existing uses if the number 
of children were to be reduced below 120 children, if a noise impact statement is provided with the 
preliminary site plan, and if draft language of the proposed maintenance agreement is provided. 
According to the property owner, the previously-approved golf course use of the property, while 
presumably a central feature of the PUD as originally contemplated, arguably has not been kept 
up and may no longer have the financial support of the immediately surrounding uses. 
 
2016 MASTER PLAN FOR LAND USE: GOALS AND OBJECTIVES 
The proposed use is recommended by the 2016 Master Plan for Land Use. The following objectives 
as listed in the Master Plan are applicable for the proposed development. 
 

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 applicant has 
indicated that the open space will be maintained as “the applicant has offered to 
maintain the golf course property as open space for use exclusively by the residents 
of the Maples.” Also, the change in use from a clubhouse to a learning center for 
children will provide the surrounding residents with a resource for education nearby. 
 

2. General Goal: Environmental Stewardship 
a. Protect and maintain the City’s woodlands, wetlands, natural water features, and 

open space. The applicant has indicated that the open space will be maintained as 
“the applicant has offered to maintain the golf course property as open space for 
use exclusively by the residents of the Maples.” In addition, “the applicant is willing to 
sign a guarantee agreement with both The Maples and the City of Novi regarding 
cutting the grass and maintaining the golf course property.” 
 

3. General Goal: Economic Development/Community Identity 
a. Retain and support the growth of existing businesses and attract new businesses to 

the City of Novi. As previously noted in the initial application, the applicant has 
provided Economic Impact Information indicating that the project will employ an 
estimated 45 full-time/part-time caregivers and is anticipated to cost $1.2 million and 
create an estimated 20-30 construction jobs. 
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NEXT STEP: PLANNING COMMISSION MEETING 
This Request for Amendment to a PUD is scheduled to go before the Planning Commission on 
January 26, 2022, as a Public Hearing. Please provide the following via email or hand-delivery by 
January 21, 2022: 
 

1. Site Plan submittal in PDF format (maximum of 10MB). NO CHANGES MADE. 
2. A response letter addressing ALL the comments from ALL the review letters. 
3. A color rendering of the Site Plan. 
4. A list of names, emails, phone numbers, and titles for those planning on attending the 

Planning Commission Meeting on behalf of the project. 
 
CITY COUNCIL MEETING 
If the Request for Amendment to the PUD is approved by the Planning Commission, the materials 
shall be submitted to the City Council for review and approval. Additional documentation and 
materials will be requested if necessary. 
 
SITE PLAN PROCESS 
If the Request for Amendment to the PUD is approved by the Planning Commission and City 
Council, the project may be reviewed as part of the typical site plan review process. Please refer to 
the Site Plan & Development Manual for additional information.  
 
If the applicant has any questions concerning the above review or the process in general, do not 
hesitate to contact me at 248.735.5607 or ccarroll@cityofnovi.org. 
 
 
 
___________________________________________ 
Christian Carroll, Planner 

https://cityofnovi.org/Government/City-Services/Community-Development/Information-Requirements-Sheets,-Checklists,-Manua/SitePlanAndDevelopmentManual.aspx
mailto:ccarroll@cityofnovi.org


 
Items in Bold need to be addressed by the applicant with next submittal. Underlined items need to be addressed 
as part of the Preliminary Site Plan Submittal. Italicized items are to be noted. 

 

PLANNING REVIEW CHART: PUD (Planned Unit Development) w/ RA 
(Residential Acreage)   
Review Date: January 19, 2022 
Review Type: Revised Request for Amendment to PUD Review 
Project Name: JSP 21-03 IXL Learning Center of Novi 

31260 Wakefield Drive, East of Novi Rd, South of 14 Mile Rd 
Plan Date: December 3, 2021 
Prepared by: Christian Carroll, Planner   

E-mail: ccarroll@cityofnovi.org Phone: (248) 735-5607 

Item 
 
Required Code Proposed 

Meets 
Code Comments 

Zoning and Use Requirements 
 

Master Plan 
 

Planned Unit Development No change   

Zoning 
 

Residential Acreage No change   

Uses Permitted  
(Sec 3.1.1, PUD 
Agreement) 

Uses permitted listed in 
Section 3.1.1 and listed in PUD 
Agreement. Special Land Use 
in Residential Acreage (RA). 

Child day care 
center TBD 

Planning Commission 
and City Council 
approval needed for 
minor/major 
amendment to PUD 
Agreement. 

RA District Required Conditions (Sec. 3.7) 
Off-Street Parking 
(Sec. 3.7.4) 

All off-street parking shall be 
arranged so as to minimize 
any impact on adjacent 
residential properties. 

Complies Yes  

Max. Building Height 
(Sec. 3.1.1, PUD 
Ordinance 27-2, g) 

35 ft. or 2.5 stories, whichever 
is less Complies Yes  

Max Lot Coverage % 
(Sec. 3.1.1) 25% (by all buildings) Complies Yes  

Min. Building Setbacks (Sec. 3.1.1, Sec. 3.6.2, PUD Ordinance) 
Front (North) 45 ft ~170 ft Yes  

Exterior Side (East) 45 ft ~31 ft No Existing Building. No 
revisions necessary. 

Interior Side (West) 20 ft ~146 ft Yes  
Rear (South) 50 ft ~55 ft Yes  
Min. Parking Setbacks (Sec. 3.1.1) 
Front (North) -  NA  
Exterior Side (East) -  NA  
Interior Side (West) -  NA  
Rear (South) -  NA  
Day Care Center (50-120 Children) Use Standards (Sec. 4.12.1.C) 

Minimum Parcel Size 
(Sec. 4.12.B.ii) 

The minimum parcel size for a 
Day Care Center or Adult Day 
Care Center shall be one (1) 
acre. 

Parcel size is 30.32 
acres. No 

The revised request 
indicates 125-175 
children on a daily 
basis, which exceeds 
the allowable number 
of children within this 
section. 

mailto:ccarroll@cityofnovi.org
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Abutting Zoning 
Districts (Sec. 4.12.C.ii) 

The parcel must abut land 
zoned only 
NCC, EXPO, OS-1, OSC, TC, 
TC-1, RC, 
FS, I-1, P-1, C, and OST. 

Does not comply TBD 

If the change of use is 
approved as part of 
the Request for 
Amendment, this 
condition will be 
satisfied. 

Hours of Operation 
(Sec. 4.12.C.iii) 

The hours of operation shall 
be limited 
to the period between 6 a.m. 
and 7 p.m. 

7am to 6pm Yes  

Façade Combability 
with Surrounding 
Residential (Sec. 
4.12.C.iv) 

The exterior building facades 
shall comply with Section 5.15. 
Additionally, the City's 
Facade Consultant shall 
review the proposed 
architectural style of the 
structure to ensure the 
residential character of the 
neighborhood is maintained 
with regard to design and 
facade elements. The 
following materials shall be 
allowed up to a maximum of 
twenty five (25) percent of 
the building facade, with a 
finding that these materials 
will be compatible with the 
adjacent residential areas: 
wood siding, painted siding, 
tongue and groove siding, 
batten siding, vinyl siding and 
aluminum siding. These 
materials are subject to 
footnote 11 of the Schedule 
Regulating Facade Materials, 
in Section 5.15. 

Complies – no 
changes to the 
façade are 
proposed. 

Yes  

Noise Impact 
Statement (Sec. 
4.12.C.v) 

A noise impact statement is 
required subject to the 
standards of Section 5.14.10.B. 

A noise impact 
statement has not 
been provided. 

No 

A noise impact 
statement is required 
with the preliminary 
site plan. 

PUD Regulations (formerly Article 27) (Attached) – Only applicable sections noted 

District Regulations 
(Sec. 27-2, a) 

All uses, structures, and 
properties shall comply with 
all regulations in Article 24 
(former), Schedule of 
Regulations, and 
requirements of Ordinance 
No. 84-18, as amended, 
except as provided in this 
Section. 

Complies Yes  

Minimum PUD Area    
(Sec. 27-2, b) 

The minimum PUD area to be 
developed under the 
regulations of this Section shall 

Complies Yes  
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be 20 acres, unless waived by 
the City Council 

Mixing of Uses (Sec. 
27-2, c) See ordinance  Complies Yes  

Density Regulations 
(Sec. 27-2, d) See ordinance Complies Yes 

Maximum Floor Area 
Ratio for Entire PUD. 
May apply for any 
future developments. 

Yard Setbacks (Sec. 
27-2, e) 

- 50 ft setback along 
perimeter of the PUD district 
fronting on a public street 
- 40 ft wide yard shall be 
provided along the perimeter 
of the PUD district not fronting 
on a public street. Such yard 
shall be designed and 
landscaped as a buffer strip; 
parking lots and driveways 
shall not be permitted in such 
yard, except that drives may 
cross such yard 
- 35 ft wide yard shall be 
provided along ROW of a 
collector street within the PUD 
& 50 ft wide yard shall be 
provided along ROW of major 
throughfare within the PUD 
- A landscaped yard at least 
10 ft wide shall be provided 
between a parking lot of 5 or 
more spaces and a property 
line within the PUD & 20 ft 
from the perimeter property 
line of the PUD, except when 
adjacent to a public street 
ROW line, existing or 
proposed, in which case the 
preceding setbacks shall 
apply. 
- A transition strip at least 40 ft 
wide shall be required on any 
commercial or office site 
when adjacent to a 
residential area […] shall be 
landscaped. The distance 
between any residential 
building and nonresidential 
building shall not be less than 
150 ft unless waived by the 
City Council after 
recommendation by the 
Planning Commission. 

 
Complies 
 
 
 
 
 
 
 
 
Complies 
 
 
 
 
 
 
 
 
 
 
Complies 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Complies 
 
 
 
 
 
 
 
 

Yes  
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- The preceding yard 
requirements […] may be 
modified or waived when 
approved by the City Council 
upon recommendation of the 
Planning Commission. 
- Common areas shall be 
maintained 

 
 
 
 
 
 
Complies – may 
apply for any future 
commercial 
development 

Distances between 
Buildings (Sec. 27-2, f) See ordinance ~121 ft - complies Yes  

Circulation and 
Access (Sec. 27-2, h) See ordinance Complies Yes  

Utilities (Sec. 27-2, i) See ordinance Complies Yes  

Open Space 
Regulations (Sec. 27-
2, j) 

See ordinance Complies Yes 

The applicant has 
offered to enter into 
an agreement to 
routinely cut the open 
space. Please 
provide a draft of this 
agreement. 

Phasing (Sec. 27-2, k) See ordinance Complies Yes  

Off-Street Parking 
and 
Loading/Unloading 
Requirements (Sec. 
27-2, l) 

[…] The number of spaces 
required may be reduced in a 
PUD if approved by the City 
Council upon 
recommendation of the 
Planning Commission, as part 
of the area plan. 

 NA  

Compliance with 
Area Plan and Site 
Plans (Sec. 27-2, m) 

A parcel of land that has 
been subject of PUD approval 
shall not thereafter be 
developed or used except in 
accordance with the 
approved area plan and all 
preliminary and final site plans 
approved subsequent thereto 
[…] 

Will comply, if 
approved TBD  

Construction (Sec. 27-
2, n) See ordinance Will comply Yes  

Amendment and 
Revisions (Sec. 27-9, 
a) 

A developer may request an 
amendment to an approved 
area plan, an approved 
preliminary site plan, or an 
approved final site plan. Any 
amendment to an approved 
preliminary or final site plan 
which results in a major 
change in the approved area 
plan, as defined in this 
section, shall require an 
amendment to the approved 

 NA  



JSP21-03 IXL LEARNING CENTER OF NOVI  
Revised Request for Amendment to PUD Review   Page 5 of 12 
Planning Review Summary Chart  January 19, 2022 

 

 

area plan. All amendments 
shall follow the procedures 
and conditions herein 
required for original submittal 
and review, in full. 

Request for 
Amendment (Sec. 27-
9, b) 

A request for amendment 
shall be mad in writing to the 
Planning Commission and 
shall clearly state the reasons 
therefor. Such reasons may 
be based upon such 
considerations as changing 
social or economic 
conditions, potential 
improvements in layout of 
design features, unforeseen 
difficulties, or reasons mutually 
affecting the interests of the 
City and developer, such as 
technical causes, site 
conditions, state or Federal 
projects or installations, and 
statutory revisions. The 
Planning Commission, upon 
finding such reasons and 
requests reasonable and 
valid, shall so notify the 
applicant in writing. Following 
payment of the appropriate 
fee as required for the original 
submittal, the developer shall 
submit the required 
information to the Planning 
Commission for review. If the 
approved plan is to be 
amended, the Planning 
Commission shall immediately 
notify the City Council. 

Provided Yes  

Major Amendment 
Conditions (Sec. 27-9, 
c) 

Modifications to be 
considered major changes, 
for which amendment is 
required, shall include one or 
more of the following: 
1. Change in concept of the 

development; 
2. Change in use or 

character of the 
development; 

3. Change in type of 
dwelling unit as identified 
on the approved area 
plan; 

This project will be 
determined a major 
or minor amendment 
by the Planning 
Commission.  
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4. Change in the number of 
dwelling units; 

5. Change in nonresidential 
floor area of over 5%; 

6. Change in lot coverage 
and FAR of the entire PUD 
of more than 1%; 

7. Rearrangement of lots, 
blocks, and building 
tracts; 

8. Change in the character 
or function of any street; 

9. Reduction in land area set 
aside for common open 
space or the relocation of 
such area(s); or 

10. Increase in building 
height. 

Minor Amendment 
Conditions (Sec. 27-9, 
e) 

Modifications to be 
considered minor changes, 
for which approved plans 
may be revised rather than 
amended, shall include, 
among similar modifications, 
the following: 
1. A change in residential 

floor area; 
2. A change in 

nonresidential floor area 
of 5% or less; 

3. Minor variations in layout 
which do not constitute 
major changes; and/or 

4. A change in lot coverage 
and FAR of the entire PUD 
of 1% or less. 

 
This project will be 
determined a major 
or minor amendment 
by the Planning 
Commission. 

  

Planning Commission 
Role (Sec. 27-9, d, g) 

[…] The Planning Commission 
shall have the authority to 
determine whether a 
requested change is major or 
minor, in accordance with this 
section. The burden shall be 
on the applicant to show the 
reasons for any requested 
change owing to changed 
physical or economic factors, 
or consumer demand. 
 
This project will be 
determined a major or minor 
amendment by the Planning 
Commission. 

The applicant was 
initally of the position 
that the requested 
change is a minor 
change for the 
following reasons: 
 
- The Area Plan, 
Paragraph 13, page 
26, specifically 
provides that one of 
the approved uses is 
“childcare.” 
Therefore, childcare 
is an approved use in 
the existing PUD. 
 

TBD 

Staff is of the opinion 
that the request 
would be considered 
a major amendment 
to the PUD given that 
it would change the 
character of the 
development. 
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- None of the items 
included in the 
definition of “major 
change” are 
included in this PUD 
amendment request. 
 
- Section 2700.9.e 
defines “minor 
change” as “minor 
variations in layout 
which do not 
constitute major 
changes.” No 
changes are 
requested with 
respect to the golf 
course, open space, 
wetland, or 
woodland. No 
change in size or 
dimensions of the use 
at this location as 
requested. 

Note to District Standards (Sec. 3.6.2) 

Area Requirements 
(Sec 3.6.2.A)  

Pursuant to the definition 
contained in Section 2.2, lot 
width shall be measured 
between the two points 
where the front setback line 
intersects the side lot lines. 
Within the residential districts, 
where a main building is 
placed behind the front set 
back line, the distance 
between the side lot lines shall 
not be reduced below ninety 
(90) percent of the required 
minimum lot width at any 
point between the front set 
back line and such main 
building. The purpose of this 
amendment is to protect 
against the creation within 
the city of irregularly-shaped 
flag lots. 

Complies/No change Yes  

Building Setback 
(Sec. 3.6.2.B) 

For all uses permitted other 
than single-family or two-
family residential, the building 
or structure setback shall at 
least equal to: (1) the height 
of the main building; (2) 
seventy-five (75) feet; or (3) 

Complies/No change Yes  
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the setback required in the 
Development Standards of 
Section 3.1 of this Ordinance, 
whichever is greater. 
However, the minimum 
building setback from access 
streets may be reduced to 
fifty (50) feet for fire 
department structures where 
quick access to the street 
network is required. 

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. 

 NA  

Wetland/Watercourse 
Setback (Sec 3.6.2.M) 

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

 NA  

Parking & Loading Standards 

Number of Parking 
Spaces (Sec. 5.2.12.B) 
 

Nursery schools, day nurseries 
or childcare centers: 
 
1 space for each 350 sf of 
useable floor area (UFA) + 1 
for each employee 
 
12,330 sf UFA/350 sf = 35 
spaces 
 
28 employees = 28 spaces 
 
Total required: 63 spaces 

 
95 spaces proposed 
(11 drop-off spaces, 4 
barrier-free spaces), 
63 required 

Yes  
 

Parking Space & 
Maneuvering Lane 
Dimensions (Sec. 5.3) 
 

90° spaces: 9 ft. x 19 ft. 
parking spaces with 24 ft. 
drives 
 

9 ft. x 17 ft. parking spaces 
along 7 ft. interior sidewalks, 
provided a 4 in. curb at these 
locations & along 
landscaping 

9 ft x 17 ft and 9 ft x 
19 ft spaces with 24’ 
access aisles. Curb 
height not indicated. 

Yes? 

Please provide curb 
height with the 
Preliminary Site Plan 
Submittal. 

Barrier Free Spaces 
(ADA standard) 

4 barrier free spaces required 
(1 van accessible) Complies Yes  

Barrier Free Space 
Dimensions (Barrier 
Free Code) 
 

8 ft. wide with 5 ft. wide 
access aisle for standard 
accessible; 
8 ft. wide with 8 ft. wide 
access aisle for van 
accessible 

8 ft wide with 5 ft 
wide access aisle  Yes  

Barrier Free Signs 
(Barrier Free Design 
Graphics Manual) 

1 barrier free sign per space Not provided No 
To be provided as 
part of the Preliminary 
Site Plan Submittal. 



JSP21-03 IXL LEARNING CENTER OF NOVI  
Revised Request for Amendment to PUD Review   Page 9 of 12 
Planning Review Summary Chart  January 19, 2022 

 

 

Loading Spaces (Sec. 
5.4) 

No standards in the RA Zoning 
District NA NA  

Sidewalks (City Code 
Sec. 11-256 & 11-276 
& Non-Motorized 
Plan) 

5 ft sidewalk required along 
14 Mile Rd 
 

Building exits must be 
connected to sidewalk 
system or parking lot 

Existing sidewalk 
along 14 Mile Rd. All 
building exits appear 
to be connected. 

Yes  

Dumpster 
Requirements 
(City Code Sec. 21-
145) 

Screening of not less than 5 ft. 
on 3 sides of dumpster 
required, interior bumpers or 
posts must also be shown. 
Screening should be 1 foot 
taller than dumpster 

Dumpster enclosure 
proposed, details not 
provided. 

No 
To be provided as 
part of the Preliminary 
Site Plan Submittal. 

Accessory Structure 
Setback- Dumpster 
(Sec. 4.19.2.F) 

Located in the rear or interior 
side yard 
 
Min. 10 ft. from any building 
unless structurally attached & 
setback the same as parking 
from all property lines 

Complies Yes  

Bicycle Parking 
Facilities (Sec. 5.16.1) Minimum 2 spaces 

Not provided - 
provide a bicycle 
parking facility with a 
minimum of 2 
spaces. 

No 
To be provided as 
part of the Preliminary 
Site Plan Submittal. 

Bicycle Parking 
Facilities (Sec. 5.16) 

Located along the building 
approach line & easily 
accessible from the building 
entrance 
 

Max. 120 ft. from entrance 
being served or the nearest 
auto parking space to that 
entrance 
 

Be accessible via a paved 6 
ft. route & separated from 
auto facilities 
 

4 ft. maneuvering lane with a 
6 ft. parking space width & a 
depth of 2 ft. for single spaces 
& 2.5 ft. for double spaces 

Not provided No 

 
 
Comply with these 
requirements when 
designing the bicycle 
parking facility. 
 
 

Woodlands 
(City Code Ch. 37) 

Replacement of removed 
trees 

No regulated woodlands appear to be impacted by 
this proposed project. 
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Wetlands 
(City Code Ch. 12, 
Art. V) 

Mitigation of removed 
wetlands at ratio of 1.5:1 
emergent wetland, 2:1 for 
forested wetlands 

No regulated wetlands appear to be impacted by 
this proposed project. 

Economic Impact 

Total cost of the proposed 
building & site improvements 
 
Number of anticipated jobs 
created (during construction 
& after building is occupied, if 
known) 

Provided Yes 

IXL Learning Center of 
Novi will employ an 
estimated 45 full-
time/part-time 
caregivers. The 
anticipated cost of 
the project is $1.2 
million and will create 
an estimated 20-30 
construction jobs. 

Development/ 
Business Sign 

Signs are not regulated by the 
Planning Division or Planning 
Commission 

Not indicated 

Contact Maureen Underhill at 
248.735.5602 or 
munderhill@cityofnovi.org for 
information  

Project and Street 
Naming Committee 

Some projects may need 
approval from the Street & 
Project Naming Committee 

Required with 
Preliminary Site Plan 
Submittal. 

Contact Ben Peacock at 
248.347.0579 or 
bpeacock@cityofnovi.org for 
more information 

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 

A lighting and 
photometric plan is 
not provided 

TBD 

Provide Lighting and 
Photometric Plan with 
the Preliminary Site 
Plan Submittal if site 
lighting is proposed. 
Requirements are 
listed within this 
section. 

Lighting Plan  
(Sec. 5.7.A.i) 

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

  

 

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. 

  

 

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

Specifications for all proposed 
& existing lighting fixtures   

 

Photometric data   
Fixture height   
Mounting & design   
Glare control devices  
(Also see Sec. 5.7.3.D)   

Type & color rendition of   

mailto:munderhill@cityofnovi.org
mailto:bpeacock@cityofnovi.org
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lamps 

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

  

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 

  

 

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 

   

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 

   

Required Conditions 
(Sec.5.7.3.E)  

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

   

Required Conditions  
(Sec. 5.7.3.F)  

Use of true color rendering 
lamps such as metal halide is 
preferred over high & low 
pressure sodium lamps 

  

 

Min. Illumination (Sec. 
5.7.3.k)  

Parking areas: 0.2 min    
Loading & unloading areas: 
0.4 min 

  

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

  

Building entrances, infrequent 
use: 0.2 min 

  

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

When site abuts a non-
residential district, maximum 
illumination at the property 
line shall not exceed 1 foot 
candle 
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Cut off Angles (Sec. 
5.7.3.L)  

When adjacent to 
residential districts: 

- All cut off angles of fixtures 
must be 90°  

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

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

   

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



    
 
_______________________________________________________________________ 
 
Applicant 
IXL Learning Center 
 
Review Type 
rPUD Amendment with Concept Plan 
 
Property Characteristics 
 Site Location:  South of Fourteen Mile Road, West of Wakefield Drive  
 Site Size:   2.35 acres redeveloped (30.32 acres total) 
 Plan Date:  12/03/2021 
 Design Engineer:  Wah Yee Associates – Architect 
 
Project Summary  
 Remodel of an existing 9,951 square-foot building and reconstruction of existing 

parking lot.  Site access would be provided via Wakefield Drive (private drive). 

 No modifications to the existing water and sanitary sewer services are currently 
proposed. 

 No modifications to the current storm water management plan are currently 
proposed. 

Recommendation 
Approval of the rPUD Amendment with Concept Plan is recommended for approval 
with additional comments to be addressed with the Preliminary Site Plan submittal. 
 
 
 
 
 
 

 
PLAN REVIEW CENTER REPORT 

December 27, 2021 
 

Engineering Review 
IXL Learning Center 

 JSP21-0003 
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Comments: 
The Concept Plan meets the general requirements of the design and construction 
standards as set forth in Chapter 11 of the City of Novi Codified Ordinance, the Storm 
Water Management Ordinance and the Engineering Design Manual with the following 
items that must be addressed at the time of Preliminary Site Plan submittal: 

General 
1. Provide a note on the plans stating that all work shall conform to the current 

City of Novi standards and specifications. 
2. Provide a minimum of two ties to established section or quarter section 

corners. 
3. Provide at least two reference benchmarks at intervals no greater than 1,200 

feet.  At least one referenced benchmark must be a City-established 
benchmark, which can be found on the City’s website at this location:  
https://novi.maps.arcgis.com/apps/webappviewer/index.html?id=5ce841f86
197461c9f146e1330330bcf 

4. Show and label the master planned 60-foot half width right-of-way for 
Fourteen Mile Road. The dedication of the master-planned half width right-of-
way is requested for this project. 

5. 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. 

Utilities 
6. Show the existing utilities on the plans and any proposed connections or 

adjustments necessary. 
7. Provide the original development’s storm water management plan that 

indicates the ultimate outlet of the existing storm sewer.  

Paving & Grading 
8. 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. 

9. Indicate any changes to existing grades.  
10. Specify the surface material for the playground and provide a legend for 

different shading/layers. 
11. The end islands shall conform to the City standard island design, or variations 

of the standard design, while still conforming to the standards as outlined in 
Section 2506 of Appendix A of the Zoning ordinance (i.e. 2’ minor radius, 15’ 
major radius, minimum 8’ wide, 3’ shorter than adjacent 19’ stall). 

12. Add note that all paving shall conform to City Paving standards, attach a 
copy of the City paving standards to plans.  

13. Specify the height of the concrete curbs on the site plan and a grading plan. 
a. 17-foot parking stalls shall have 4-inch curb with a 2-foot vehicle overhang 

and 19-foot parking stalls shall have 6-inch curb. 

https://novi.maps.arcgis.com/apps/webappviewer/index.html?id=5ce841f86197461c9f146e1330330bcf
https://novi.maps.arcgis.com/apps/webappviewer/index.html?id=5ce841f86197461c9f146e1330330bcf
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14. Dimension the width of the relocated asphalt walking path. 
15. Provide a traffic control sign table listing the quantities of each permanent 

sign type proposed for the development.  Provide a note along with the 
table stating all traffic signage will comply with the current MMUTCD 
standards.   
 

The following must be provided at the time of Preliminary Site Plan submittal: 
16. A letter from either the applicant or the applicant’s engineer must be 

submitted with the Preliminary Site Plan, highlighting the changes made to 
the plans addressing each of the comments listed above and indicating the 
revised sheets involved. 

17. An itemized construction cost estimate must be submitted to the Community 
Development Department at the time of Final Site Plan submittal for the 
determination of plan review and construction inspection fees. This estimate 
should only include the civil site work and shall not include any costs 
associated with construction of the building or any demolition work.  The cost 
estimate must be itemized for each utility (water, sanitary, storm sewer), on-
site paving, right-of-way paving (including proposed right-of-way), grading, 
and the storm water basin (basin construction, control structure, pretreatment 
structure and restoration). 

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

Please contact Humna Anjum at (248) 735-5632 with any questions. 

 
 
_____________________  
Humna Anjum, Project Engineer     
 
cc: Christian Carroll, Community Development  
 Ben Croy, PE; Engineering 
 Victor Boron, Engineering 
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Review Type       Job #   
Revised PUD Amendment Landscape Review  JSP21-0003 
 
Property Characteristics 
• Site Location:   31260 Wakefield Dr. 
• Site Acreage:  2.35 ac. 
• Site Zoning:   RA 
• Adjacent Zoning: North: Commerce Twp, East, South, West:  RA 
• Plan Date:    12/3/2021 
 
Ordinance Considerations 
This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning 
Article 5.5 Landscape Standards, the Landscape Design Manual and any other applicable 
provisions of the Zoning Ordinance. Items in bold below must be addressed and incorporated as 
part of the Preliminary Site Plan submittal, and underlined items must be addressed no later than 
the Final Site Plan submittal. Please follow guidelines of the current Zoning Ordinance and 
Landscape Design Guidelines. This review is a summary and is not intended to substitute for any 
Ordinance.  
 
Recommendation 
This project is still recommended for approval for the PUD amendment request.  The revisions 
noted need to be addressed on the Preliminary and Final Site Plans. 
 
When the Preliminary and Final Site Plans are developed (by a professional landscape 
architect), please use the most current landscape ordinance and landscape design manual.  
They can be found here: 
 
Landscape Ordinance: 
https://www.cityofnovi.org/Reference/Code-of-Ordinances-and-City-Charter/Ordinance-18-
293.aspx 
 
Landscape Design Manual: 
https://www.cityofnovi.org/Reference/Code-of-Ordinances-and-City-
Charter/LandscapeDesigManual.aspx 
 
 
Ordinance Considerations 
 
Existing and proposed overhead and underground utilities, including hydrants. (LDM 2.e.(4)) 

1. Not provided 
2. Please show all existing and preliminary overhead and underground utility lines, utility 

structures and light poles, on the landscape plan. 
 

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

PLAN REVIEW CENTER REPORT 
December 16, 2021 

IXL Learning Center of Novi 
Revised PUD Amendment Request - Landscaping 

https://www.cityofnovi.org/Reference/Code-of-Ordinances-and-City-Charter/Ordinance-18-293.aspx
https://www.cityofnovi.org/Reference/Code-of-Ordinances-and-City-Charter/Ordinance-18-293.aspx
https://www.cityofnovi.org/Reference/Code-of-Ordinances-and-City-Charter/LandscapeDesigManual.aspx
https://www.cityofnovi.org/Reference/Code-of-Ordinances-and-City-Charter/LandscapeDesigManual.aspx
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1. All existing trees appear to be shown on the plan and a tree chart is provided. 
2. Please make the existing tree numbers more legible on the Preliminary Site Plans. 
3. Six existing interior parking lot trees and some others scattered around the site appear be 

slated for removal.  Please only remove existing trees in the parking lot that are in poor 
condition or must be removed for construction of the new interior islands. 

4. There are no regulated woodlands or wetlands on the site. 
5. Please indicate on the tree chart which trees will be removed. 

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

1. The project is adjacent to residentially-zoned property.  As such, the ordinance requires a 
4.5-6 ft high landscaped berm between the uses.  No berm is provided. 

2. A mix of large deciduous shrubs and evergreen trees and shrubs have been provided 
between the residences to the west of the site and a line of deciduous shrubs is also 
proposed along the south edge of the play area. 

3. A 5 foot vinyl fence is now also provided along the edge of the play area. 
4. It appears that that sufficient screening is proposed, especially since there won’t be 

much noise except during weekdays.   
5. Please use taller shrubs than Arrowwood Viburnum along the borders to provide better 

screening.  This can be done on the Preliminary Site Plans. 
6. This deviation from the ordinance would be supported by staff as significant visual 

buffering is proposed and the noise from the proposed use will be less than the use as a 
swimming pool. 

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

1. Based on the proposed commercial use of the property, a 20-foot wide greenbelt, a 
berm in front of the parking areas, and a combination of canopy/large evergreen trees 
and subcanopy trees are required in each of the three greenbelts the site has, as well as 
street trees.  Significant existing landscaping exists along all three frontages. 

2. Please provide calculations for the required landscaping on all three frontages per the 
current ordinance and include counts of what landscaping will be provided for each 
requirement (existing to remain plus any new plantings) 

3. If there are any shortages, the required trees and berms will need to be provided.  If the 
applicant desires to not completely meet the requirements, a landscape waiver will be 
required for any deficiencies and justification for the waiver(s) must be provided. 

4. The existing landscaping is sufficient to have staff support for the PUD amendment 
request but additional landscaping may need to be proposed on Preliminary Site Plans. 

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

1. One interior canopy tree must be provided per 200 sf of required interior landscape area, 
and all islands and corners must have a deciduous canopy tree. 

2. One deciduous canopy tree per 35 lf of parking lot perimeter must be provided.  
Greenbelt trees within 15 feet of the parking lot may be double-counted toward the 
perimeter requirement. 

3. Please provide calculations for the interior and perimeter required trees per the current 
ordinance. 

4. If there are any shortages, the required trees need to be provided.  If the applicant 
desires to not completely meet the requirements, a landscape waiver will be required for 
any deficiencies and justification for the waiver(s) must be provided.  Staff would 
determine whether the waiver would be supported at that time. 

5. The islands must be 10 feet wide as measured at the backs of curbs. 
6. The existing landscaping is sufficient to have staff support for the PUD amendment 

request.  Additions may be required on Preliminary Site Plans. 
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Building foundation Landscaping (Zoning Sec 5.5.3.D) 
1. The building should have foundation landscaping equal to 8 x the building perimeter, 

and at least 60% of each frontage facing a road must be landscaped.   
2. Please provide calculations for the building foundation landscaping requirement per the 

current ordinance and provide the required landscaping.  Existing foundation can count 
toward the requirement. 

3. If there are any shortages, the required landscaping will need to be provided.  If the 
applicant desires to not completely meet the requirements, a landscape waiver will be 
required for any deficiencies and justification for the waiver(s) must be provided. 

4. The existing landscaping is sufficient to have staff support for the PUD amendment 
request but may require a landscape waiver if all requirements aren’t met. 
 

Plant List (LDM 4) 
1. Not provided.  
2. Please provide a plant list on the Preliminary Site Plans. 
3. At least 50% of the species provided must be native to Michigan, and the tree diversity 

must meet the requirement of Landscape Design Manual section 4. 
 
Planting Notations and Details (LDM) 

1. Not provided 
2. Please provide all planting details and notes as required for the proposed landscaping.  

Standard City of Novi details and notes are available upon request. 
 
Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 3) 

If the site’s storm water detention system does not need to be modified for this project, then 
no detention basin landscaping is required.  If it does, please add the required landscaping 
for the modified portions of the pond. 

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

1. The proposed landscaping must be provided with sufficient water to become 
established and survive over the long term. 

2. Please provide an irrigation plan or note how this will be accomplished if an irrigation 
plan is not provided on Final Site Plans.  An actual irrigation plan would need to be 
provided in the Final Site Plans.  That plan would need to conform to city standards. 

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

 

____________________________________________________ 
Rick Meader – Landscape Architect 

mailto:rmeader@cityofnovi.org
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To:
Barbara McBeth, AICP
City of Novi
45175 10 Mile Road
Novi, Michigan 48375

CC:
Lindsay Bell, Madeleine Daniels, Victor Boron,
Christian Carroll, Humna Anjum

AECOM
27777 Franklin Road
Southfield
MI, 48034
USA
aecom.com

Project name:
JSP21-03 – IXL Novi Revised PUD Amendment
with Concept Site Plan Traffic Review

From:
AECOM

Date:
January 7, 2022

 

Memo

Subject: JSP21-03 – IXL Novi Revised PUD Amendment with Concept Site Plan Traffic Review

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

GENERAL COMMENTS
1. The applicant is proposing repurposing an existing 2 story building into a day care center.
2. The site is located on the southwest corner of 14 Mile Road and Wakefield Drive. 14 Mile Road is under the jurisdiction 

of Oakland County and Wakefield Drive is a private road.
3. The site is currently zoned RA (Residential Acerage).
4. There are no traffic-related waivers/variances required at this time.

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

ITE Code: – 565 (Day Care Center)
Development-specific Quantity: 200 Students
Zoning Change: N/A

Trip Generation Summary

Estimated Trips 
Estimated Peak-
Direction Trips

City of Novi 
Threshold

Above Threshold?

AM Peak-Hour 
Trips

140 83 100 No

PM Peak-Hour 
Trips

134 71 100 No

Daily (One-
Directional) Trips

759 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. 
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Trip Impact Study Recommendation

Type of Study: Justification

TIS
Greater than 750 trips per day with projected capacity of 200 students. Unless

student capacity is reduced, a TIS is required.

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.

EXTERNAL SITE ACCESS AND OPERATIONS

No. Item Proposed Compliance Remarks

1 Driveway Radii | O Figure
IX.3

No changes
indicated

N/A Indicate if changes to existing
are to be made.

2 Driveway Width | O Figure
IX.3

No changes
indicated

N/A Indicate if changes to existing
are to be made.

3 Driveway Taper | O Figure
IX.11

3a Taper length No changes
indicated

N/A Indicate if changes to existing
are to be made.

3b Tangent No changes
indicated

N/A Indicate if changes to existing
are to be made.

4 Emergency Access | O 11-
194.a.19

No changes
indicated

N/A Indicate if changes to existing
are to be made.

5 Driveway sight distance | O
Figure VIII-E

No changes
indicated

N/A Indicate if changes to existing
are to be made.

6 Driveway spacing
6a Same-side | O 11.216.d.1.d No changes

indicated
N/A Indicate if changes to existing

are to be made.
6b Opposite side | O

11.216.d.1.e
No changes
indicated

N/A Indicate if changes to existing
are to be made.

7 External coordination (Road
agency)

No changes
indicated

N/A Indicate if changes to existing
are to be made.

8 External Sidewalk | Master
Plan & EDM

No changes
indicated

N/A Indicate if changes to existing
are to be made.
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EXTERNAL SITE ACCESS AND OPERATIONS

No. Item Proposed Compliance Remarks

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

No changes
indicated

N/A Indicate if changes to existing
are to be made.

10 Any Other Comments: No changes to external access appear to be proposed. The applicant
should provide demolition plans to show changes.

INTERNAL SITE OPERATIONS

No. Item Proposed Compliance Remarks

11 Loading zone | ZO 5.4 Not indicated Met Not required for RA Zoning.
12 Trash receptacle | ZO 5.4.4 No change N/A
13 Emergency Vehicle Access Not indicated Inconclusive As internal parking lot changes

proposed, emergency vehicle
turning movements should be
provided.

14 Maneuvering Lane | ZO 5.3.2 24’ and 22’ Met The applicant could consider
widening the 22’ lanes to 24’.

15 End islands | ZO 5.3.12
15a Adjacent to a travel way Not indicated Not Met End islands should be 3’ shorter

than adjacent parking spaces.
Islands appear shorter, but
length is not dimensioned.
Outer radius should be 15’.

15b Internal to parking bays Not indicated Inconclusive Provide dimensions for length.
Internal islands do not have to
be 3’ shorter than spaces.

16 Parking spaces | ZO 5.2.12 20’10” setback to
curb

Met RA Zoning does not have a
setback requirement.

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

<=15 spaces
adjacent without
an island

Met

18 Parking space length | ZO
5.3.2

17’ and 19’ Met Applicant should ensure that
curb heights are included. 19’
spaces require 6” curb, 17’
spaces require 4” curb and 2’
clear overhang, which should be
indicated.

19 Parking space Width | ZO
5.3.2

9’ Inconclusive Provide dimensions in future
submittals.

20 Parking space front curb
height | ZO 5.3.2

Not indicated Inconclusive Provide dimensions in future
submittals.

21 Accessible parking – number
| ADA

4 spaces Met

22 Accessible parking – size |
ADA

8’ wide, 17’ long  Met Length allowable for 4” curb,
indicate curb height.

23 Number of Van-accessible
space | ADA

By dimension, 2 Inconclusive Include signage to indicate van
accessible spaces.

24 Bicycle parking
24a Requirement | ZO 5.16.1 Not indicated Inconclusive 2 spaces required for day care

center.
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INTERNAL SITE OPERATIONS

No. Item Proposed Compliance Remarks

24b Location | ZO 5.16.1 Not indicated Inconclusive

24c Clear path from Street | ZO
5.16.1

Not indicated Inconclusive Applicant should note the 6’
clear path may not include the 2’
clear overhang for 17’ parking
spaces.

24d Height of rack | ZO 5.16.5.B Not indicated Inconclusive

24e Other (Covered / Layout) |
ZO 5.16.1

Not indicated Inconclusive

25 Sidewalk – min 5’ wide |
Master Plan

7’ Met

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

Ramp not
indicated

Not met

27 Sidewalk – distance back of
curb | EDM 7.4

Flush to curb
along parking lot

Inconclusive Integrated along parking lot,
provide offset for non-parking lot
sidewalks.

28 Cul-De-Sac | O Figure VIII-F N/A
29 EyeBrow | O Figure VIII-G N/A
30 Minor/Major Drives | ZO 5.10 N/A
31 Any Other Comments: Applicant should provide additional dimensions in PSP.

SIGNING AND STRIPING

No. Item Proposed Compliance Remarks

32 Signing: Sizes | MMUTCD Not included Not Met

33 Signing table: quantities and
sizes

Not included Not Met

34 Signs 12” x 18” or smaller in
size shall be mounted on a
galvanized 2 lb. U-channel
post | MMUTCD

Not included Not Met

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

Not included Not Met

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

Not included Not Met

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

Not included Not Met

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

Not included Not Met
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SIGNING AND STRIPING

No. Item Proposed Compliance Remarks

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

Not included Not Met

40 Parking space striping notes Not included Not Met

41 The international symbol for 
accessibility pavement 
markings | ADA

Not included Not Met

42 Crosswalk pavement 
marking detail

N/A N/A

43 Maintenance of Traffic Plans N/A N/A
44 Any Other Comments:

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

Patricia Thompson, EIT
Traffic Engineer

Paula K. Johnson, PE
Senior Transportation Engineer

Saumil Shah, PMP
Project Manager
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December 16, 2021 

 

TO: Barbara McBeth - City Planner 
       Lindsay Bell - Plan Review Center 
       Christian Carroll - Plan Review Center 
       Madeleine Daniels - Planning Assistant 
        
RE: IXL Learning Center 
 
PSP# 21-0023   Revised PUD Amendment 
 
Project Description:  
                    Remodel an existing building at 31260 Wakefield Dr. 
 
Comments: 
                    Meets fire department standards. 
 
Recommendation:  
                    Approved 
 
Sincerely, 

 
 
Mike Olando – Acting Fire Marshal 
City of Novi – Fire Dept.  
 
cc: file 
 

CITY COUNCIL 
 
Mayor 
Bob Gatt 
 
Mayor Pro Tem 
Dave Staudt 
 
Laura Marie Casey 
 
Hugh Crawford 
 
Justin Fischer 
 
Brian Smith 
 
Ericka Thomas 
 
 
City Manager 
Peter E. Auger 
 
City Clerk 
Cortney Hanson 
 
Director of Public Safety 
Chief of Police 
David E. Molloy 
 
Fire Chief 
Jeffery R. Johnson 
 
Assistant Chief of Police 
Erick W. Zinser 
 
Assistant Chief of Police 
Scott R. Baetens 
 
Assistant Fire Chief 
John B. Martin 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
City of Novi 
45175 Ten Mile Road 
Novi, Michigan 48375 
248.347.0460 
248.347.0577 fax 
 
cityofnovi.org 

 



REVISED APPLICANT NARRATIVE & REQUEST 































































































































































































































 

 

 
APPLICANT RESPONSE LETTER 

  









 
PUD ORDINANCE 

  































 
PUD AGREEMENT & AREA PLAN 

  



                                                                                                                                                                                                                  



                                                                                                                                                                                                                  



                                                                                                                                                                                                                  



                                                                                                                                                                                                                     



                                                                                                                                                                                                                  



                                                                                                                                                                                                                 



                                                                                                                                                                                                                  



                                                                                                                                                                                                                     



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                            



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                            



                                                                                                                                                                                                                



                                                                                                                                                                                                            



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                            



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                            



                                                                                                                                                                                                                



                                                                                                                                                                                                                    



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                            



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                            



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                            



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                        



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                            



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                           



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                            



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                         



                                                                                                                                                                                                                         



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                            



                                                                                                                                                                                                                



                                                                                                                                                                                                                



                                                                                                                                                                                                                



PUBLIC HEARING RESPONSES TO DATE



JSP21-03 IXL Learning Center of Novi 

Public Hearing Responses 

Planning Commission Meeting 

January 26, 2022 

1.Maples of Novi

a. Maple Pointe

b. Maple Greens

c. Maple Hills

d. Maple Heights

2.Outside of Maples of Novi or No Address Given

3.Waldon Pond (Commerce Twp) Response

DETAILS

DETAILS

DETAILS

DETAILS

DETAILS

DETAILS

Overall # of Responses: 132 
Support: 5  Object: 127



Maple Pointe
30 Responses 

Support: 2 Opposed: 28



































































Maple Greens
48 Responses Support: 

0 Opposed: 48









































































































Maple Hills
45 Responses 

Support: 1 Opposed: 44





























































































Maple Heights
5 Responses

Support: 0 Opposed: 5













Outside of 

Maples of Novi 

or No Address Given
3 Responses 

Support: 2  Opposed: 1
















