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Chapter 1.  Overview 

 
PA 210 of 2005 

In 2005, the Michigan legislature approved Public Act 210 (PA 210 of 2005) which allowed local 
municipalities to offer qualifying commercial properties a real property tax abatement for a 
period of 1 to 10 years.  The intent of the Act was to provide local municipalities like the City of 

Novi with an economic development tool that would create an incentive for the rehabilitation 
and redevelopment of qualifying commercial properties.  The incentive would come in the form 

of abated property taxes for the duration of the abatement, effectively “freezing” the taxable 
value of a commercial property as it was prior to rehabilitation or redevelopment.     
 

The commercial properties would qualify for the abatement if they were within the established 
boundaries of a commercial rehabilitation area as determined by the local municipality and if 
their building or buildings were over 15 years old.  PA 210 was amended in July 2011 by Public Act 

82 of 2011, which expanded the scope of qualifying commercial properties, most notably to 
include a new hotel attached to an existing convention center.  

 
As a result of the PA 82 amendment, in the fall of 2011 the City of Novi approved commercial 
rehabilitation policies for three areas consistent with the standards of amended PA 210.  Those 

areas include: 
 

• The site of the Suburban Collection Showplace (formerly Rock Financial Showplace)  
• The site of the former Novi Expo Center (southwest corner of I-96 and Novi Road)  
• The four corners of the intersection of Ten Mile Road and Meadowbrook Road  

 
All three policies were developed with criteria specific to their respective areas.  The Tax 

Abatement Policy for the Ten Mile and Meadowbrook Commercial Rehabilitation Area was the 
only one of the three that applied to more than one parcel, and is the sole focus of this report.   
 

Ten Mile and Meadowbrook Tax Abatement Policy 
The Tax Abatement Policy for the Ten Mile and Meadowbrook Commercial Rehabilitation Area 
was drafted by the City Council’s Ordinance Review Committee (ORC), after it was determined 

that the commercial properties in the vicinity of the intersection were under-utilized given the 
existing residential development in the vicinity, existing traffic volumes along both Ten Mile and 

Meadowbrook Roads, and proximity to major thoroughfares.  The age of most buildings in the 
vicinity was determined to be a contributing factor to their under-utilization, and providing an 
incentive for rehabilitation and redevelopment of commercial properties that met certain criteria 

would be appropriate to address that under-utilization.  Furthermore, the ORC determined that 
any tax abatement incentive policy would not apply toward minor upgrades or improvements to 

commercial properties less than two acres in area.  The abatement would be available for a 

maximum of six years, four years less than the maximum of ten years allowed by PA 210 (see the 
full text of the Tax Abatement Policy in the Appendix of this report).     

 
 

 
The intent of the Policy is to incentivize significant investment in rehabilitation and/or 

redevelopment, and to do so in a manner consistent with a common theme for the overall area.  
To limit the tax abatement incentive to major investment in rehabilitation and redevelopment of 

commercial properties, the ORC limited the qualifying properties to those over two acres in size.  
This limitation would require the assembly and redevelopment of those parcels less than two acres 
if the tax abatement policy were to apply. 

 
The ORC presented a Tax Abatement Policy for the Ten Mile and Meadowbrook Commercial 

Rehabilitation Area to the City Council on October 24, 2011.  A full draft of that policy is included 
in the Appendix of this report.  The intent of the Policy was to “encourage improvements to the 
larger existing centers within the Area and also the assembly of smaller parcels for 

redevelopment”.   The objectives of the Policy are as follows: 
 
A. To encourage and promote significant redevelopment of or improvements to the existing 

commercial buildings/centers in the area, such that the capital investment will serve as a 
catalyst for other substantial investments within the community, specifically related to the 

southeast portion of the city. 
B. To create or retain a significant number of employment opportunities that offer 
competitive wages within the industry. 

C. To judiciously and prudently use all tools available to improve the quality of life in the City 
of Novi, in a manner that assures that the long-term benefits of such action outweigh the 

short-term costs and forgone revenue.   
 
There were several minimum requirements for Policy eligibility that every applicant would have to 

satisfy, and some of those requirements would dictate the parameters under which the Area Plan 
would be developed.  The eligibility requirements are summarized as follows: 

 
A. The property must be greater than 2 acres in area; parcels less than 2 acres may be 
assembled to meet the size requirement.   

B. Project must comply with the Zoning Ordinance, Master Plan for Land Use, and any other 
requirements. 

C. Applicant must demonstrate that they would not do the improvements without the tax 

abatement. 
D. Tax abatements will undergo a yearly compliance review.   

E. Rehabilitation/construction value hard costs must be equal to at least 50% of current real 
property value. 

F. Site plan must conform to all standards within the Zoning Ordinance and any other 

applicable city ordinances.   
G. Rehabilitated and new structures must comply with the Novi Fire Code and Michigan 

Building Code.     
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The Policy was drafted such that, prior to any application for a certificate under PA 210, an Area 
Plan with a common theme for the entire Ten Mile and Meadowbrook Commercial Rehabilitation 

Area would be developed under the guidance of the Planning Commission’s Master Plan and 
Zoning Committee.  Once complete, that Area Plan would be reviewed and approved by both 

the Planning Commission and the City Council.  The report contained herein is that Area Plan. 
 
The Novi City Council approved the Ten Mile and Meadowbrook Commercial Rehabilitation Area 

Tax Abatement Policy on October 24, 2011.      
 

Ten Mile and Meadowbrook Area Plan 
The first step in implementing the Tax Abatement Policy for the Ten Mile and Meadowbrook 
Commercial Rehabilitation Area is to develop an Area Plan, the primary objective of which is to 

“create a common theme” which will guide the improvements and redevelopments the Policy 
was intended to achieve.  The Area Plan has been developed to be consistent with the specific 
parameters of the Policy, and two parameters in particular: 1) A property must be a minimum of 2 

acres to be eligible for the Tax Abatement Policy; properties smaller than two acres must be 
combined; and 2) Rehabilitation / construction value hard costs must equal at least 50% of the 

current real property value.   
 
The vision of the Area Plan therefore was developed with two common assumptions: 1) Any 

parcel less than 2 acres would be assembled with adjacent properties and redeveloped; those 
over two acres whose existing land use remained appropriate would remain, but with 

improvements; and 2) Improvements and redevelopment would require significant investment of 
a scale consistent with the 50% of current real property value threshold established by the Policy.   
 

The intent of the Area Plan was not to pick “winners and losers” from the existing land uses; the 
intent was to create a cohesive vision of what the Area could be if every property within the Area 

underwent an improvement that met all eligibility requirements of the Policy.  Many if not most of 
the existing land uses within the Area that are located on properties of less than two acres are 
thriving and valued members of Novi’s business community.  The Area Plan was in no way 

intended to drive those businesses away, nor imply an intent by the City to take those properties 
and/or condemn those buildings.  However, none of the existing uses on parcels less than 2 acres 
are eligible for the tax abatement incentives the Policy offers.  The Area Plan therefore reflects 

that, with a vision framed by the eligibility requirements of the Policy.  
 

Figure 1-1 displays the location of the Ten Mile and Meadowbrook Commercial Rehabilitation 
Area within the City of Novi.   
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Chapter 2.  Ten Mile and Meadowbrook Commercial Rehabilitation Area 

 

Area Boundaries 
The Ten Mile and Meadowbrook Commercial Rehabilitation Area includes all four corners of the 

intersection of Ten Mile and Meadowbrook Roads.  The map in Figure 2-1 displays the Area 
boundaries as established by the Ordinance Review Committee (ORC) and approved by the City 
Council.  The Area covers over 27 acres and encompasses 16 parcels.  Figure 2-1 includes the 

Parcel Identification Numbers (PIN’s) for all 16 parcels within the Area.  All 16 parcels are 
developed; while there may be vacant tenant spaces within some of the properties, none of the 

parcels are undeveloped.   
 
Area Size 

The Commercial Rehabilitation Area includes 27.22 gross acres covering all four corners of the 
intersection.  The number of parcels on each corner and their combined respective land area are 
outlined as follows: 

 
• Northwest corner: 2 parcels totaling 11.78 acres 

• Northeast corner: 8 parcels totaling 5.65 acres 
• Southwest corner: 4 parcels totaling 5.14 acres 
• Southeast corner: 2 parcels totaling 4.65 acres 

• Commercial Rehabilitation Area total: 16 parcels totaling 27.22 acres 

 

Existing Land Uses 
The Area is primarily occupied with retail business uses, restaurants, personal service uses, 
professional offices, financial institutions, and an assisted living facility.  The existing uses on each 

corner as of February 2012 are as follows:  
 

Northwest corner 
• Novi Ten shopping center (grocery store, pharmacy, hardware store, pet supplies store, 
dollar store, veterinary clinic, sushi shop, sandwich shop, pizza shop, weight clinic, 

dental office, deli, credit union, dry cleaners, greeting cards shop, sit-down restaurant)  
• Drive-through bank 

Northeast corner 

• Nursing home 
• Retail (pizza shop, ice cream shop, golf equipment supplier) 

• Personal service (alterations shop, two barber shops, insurance office, massage therapy 
clinic, framing shop, CPA office)    

Southwest corner 

• Novi Plaza (Chinese restaurant, dental office, barber shop, meat market, nail salon, 
martial arts instruction, hair salon, party store, dry cleaners, pizza shop) 

• Stand-alone party store 
• Service station 
• Peachtree Plaza (general office, nail salon, tanning salon, daycare, chiropractor, pizza 

shop)   
 

 
Southeast corner 

• Drive-through bank 
• Multi-tenant office/retail center (including pharmacy) 

 
Zoning 
The map in Figure 2-3 displays the existing zoning for the Commercial Rehabilitation Area.  Of the 

16 properties included, all but one are zoned commercial - either B-1, Local Business District, or    
B-3, General Business District.  The lone exception is The Manor of Novi Nursing Home, which is 

zoned RM-1, Low Density Multiple Family.  The table in Figure 2-2 below displays the principal 
permitted uses and special land uses permitted in each zoning district: 
 

Figure 2-2.  Uses Permitted by Zoning District 

 

 B-1 B-3 RM-1 

Principal 

Permitted 

Uses 

(subject to 
conditions) 

1.  Generally recognized 

retail businesses 

2.  Personal service 

establishments  

3.  Dry cleaning 

establishments 

4.  Business establishments 

(banks, loan companies, 

insurance offices and real 

estate offices)  

5.  Professional services 

(offices of doctors, 

dentists and similar or 

allied professions) 

6.  Post office and similar 

governmental office 

buildings 

7.  Off-street parking lots 

8.  Instructional centers for 

music, art, dance, crafts, 

martial arts, exam 

preparation and similar 

instruction 

9.  Other uses similar to 

the above uses 

10.  Accessory structures 

and uses customarily 

incident to the above 

permitted uses 

1. Any retail business or service 

establishment permitted in B-1 and 

B-2, either as a principal permitted 

use or use special land use  

2.  Auto wash 

3.  Bus passenger stations. 

4.  New and used car salesroom, 

showroom 

5.  Other uses similar to the above 

uses 

6.  Tattoo parlors  

7.  Publicly owned and operated 

parks. 

8.  Accessory structures and uses 

customarily incident to the above 

permitted uses 

9.  Public or private health and 

fitness facilities and clubs under 

2,000 square feet 

10.  Microbreweries, subject to the 

following conditions: 

11.  Brewpubs 

1.  All uses permitted and 

as regulated in the RT 

Two-Family Residential 

District 

2.  Multiple-family 

dwellings 

3.  Independent and 

congregate elderly living 

facilities  

4.  Accessory buildings 

and uses customarily 

incident to any of the 

above permitted uses 
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Figure 2-2 (cont’d).  Uses Permitted by Zoning District 

 

 B-1 B-3 RM-1 

Special 

Land Uses 

(subject to 
conditions) 

1.  Mortuary 

establishments 

2.  Publicly owned 

buildings, public utility 

buildings, etc. 

 

1.  Outdoor space for exclusive 

sale of new or used automobiles, 

campers, recreation vehicles, 

mobile homes, or rental of trailers 

or automobiles 

2.  Motel 

3.  Business in the character of a 

drive-in or open front store 

4.  Veterinary hospitals or clinics,  

5.  Plant materials nursery for the 

retail sale of plant materials and 

sales of lawn furniture, playground 

equipment and garden supplies  

6.  Public or private indoor 

recreation facilities over 2,000 

square feet 

7.  Mini-lube or quick oil change 

establishments 

8.  Sale of produce and seasonal 

plant materials outdoors  

9.  Restaurant in the character of a 

fast food carryout, drive-in, fast 

food drive-through, or fast food sit 

down 

1.  Convalescent homes, 

assisted living facilities, 

hospice care facilities 

and child care centers 

2.  Accessory buildings 

and uses customarily 

incident to any of the 

above permitted uses 
 

 
Future Land Use 

Figure 2-4 displays the Future Land Use classifications for the entire Area, as designated on the 
Future Land Use Map within the City’s 2010 Master Plan for Land Use.  All of the properties within 
the Area are designated as either Local Commercial or Community Office.  The description for 

each Future Land Use classification within the 2010 Master Plan is as follows: 
 

• Local Commercial - This land use is designated for convenience shopping for residents 

within nearby neighborhoods.  It includes retail, personal service establishments, and small 
offices.   

• Community Office - This land is designated for small and medium scale office uses that 
primarily serve the residents of the City.  The area may also include facilities for human care 
and indoor and outdoor recreation.  

 
2011 Assessment Information  

The table in Figure 2-5 displays the 2011 tax assessment information for each of the 16 parcels 
within the Area, arranged by their location.  Assessment information from 2006 is also included for 
comparison.  

 
 

Retail Market Analysis 
The potential for new investment or reinvestment within the Ten Mile and Meadowbrook 

Commercial Rehabilitation Area depends in large part on the viability of the retail market served 
by the commercial uses within the Area.  To better understand the retail market in the vicinity of 

the Ten Mile and Meadowbrook Commercial Rehabilitation Area, a  market profile was created 
utilizing ESRI Business Analyst.  This proprietary service has been used for over 30 years by retailers 
and marketing agencies to divide and group consumer markets in order to more precisely target 

their best customers.  The market profile was generated by creating a one-mile radius around the 
intersection of Ten Mile and Meadowbrook Roads, and inventorying the existing households within 

that radius.  The complete report is included in the Appendix of this Area Plan. 
 
Based on US Census data from 2010, there is a population of 10,234 residents living in 4,438 

households within a one-mile radius of the intersection.  Those households have each been 
classified within one of 65 “Tapestry Segments” as defined by ESRI.  Those 65 Tapestry Segments 
have been grouped into twelve “LifeMode Summary Groups”.  74.5% of the households within 

one mile of the Ten Mile and Meadowbrook intersection fall into the “In Style” Tapestry Segment, 
which is part of the “Upscale Avenues” LifeMode Summary Group.  As defined by ESRI, “In Style 

residents are prosperous, and live in affluent neighborhoods of metropolitan areas across the 
country”.  The remaining 25.5% of households within one mile of the Ten Mile and Meadowbrook 
Road intersection fall into the “Boomburbs” Tapestry Segment, part of the “High Society” 

LifeMode Summary Group.  “Boomburbs communities are home to busy, affluent young families.  
The median household income is more than double that of the US median.”  A complete 

description of the demographic, socioeconomic, residential, and preferences characteristics of 
these two Tapestry Segments is included in the Appendix of this report.   
 

The median household income in 2010 of the 4,438 households within a one mile radius of the 
intersection of Ten Mile and Meadowbrook Roads is $83,596, compared to $54,442 for the United 

States, $48,432 for the state of Michigan, and $60,266 for Oakland County.  A valuable indicator 
of the retail potential of the households in the area is the Spending Potential Index (SPI).  An SPI of 
100 means the market is spending at the national average; an SPI above 100 means the market is 

spending above the national average (e.g. a SPI of 150 means the market is spending 50% more 
than the national average).  Below is the SPI for the households within one mile of the Ten Mile 
and Meadowbrook Roads intersection in certain key commercial categories: 

• Food at Home, SPI = 143 
• Food Away from Home, SPI = 149 

• Retail Goods, SPI = 142 

Based on the population and number of households within a one-mile radius of the intersection of 
Ten Mile and Meadowbrook Roads, the desirability (from a retailer’s standpoint) of the Tapestry 

Segments those households fall into, the median income of those households, and the spending 
potential of those households, it appears the retail market is present to support an investment in 

improvements to the commercial properties within the Ten Mile and Meadowbrook Commercial 
Rehabilitation Area. 
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Corner PARCEL ID # OWNER NAME ADDRESS ZONING

ESTIMATED TRUE 

CASH VALE

TOTAL 

ACRES

LAND ASSESS 

2011

BUILDING 

ASSESS 2011

CAPPED VALUE 

2011

ASSESSED 

VALUE 2011

TAXABLE 

VALUE 2011

ASSESSED 

VALUE 2006

TAXABLE 

VALUE 2006

50-22-23-426-009 CHARTER ONE BANK, NA 41400 TEN MILE B-3 $492,122 0.81 $88,200 $161,950 $290,090 $250,150 $250,150 $314,700 $260,010

50-22-23-426-017 NOVI MEADOWBROOK SHOPPING 41600 TEN MILE B-3 $5,201,431 10.97 $960,050 $1,940,600 $3,436,290 $2,900,650 $2,900,650 $3,859,050 $3,336,150

NW TOTAL $5,693,553 11.78 $1,048,250 $2,102,550 $3,726,380 $3,150,800 $3,150,800 $4,173,750 $3,596,160

50-22-24-351-002 NOVI SENIOR LEASING LLC 24500 MEADOWBROOK RM-1 $3,156,929 3.14 $340,250 $1,420,650 $2,143,880 $1,760,900 $1,760,900 $2,288,550 $2,188,470

50-22-24-351-026 JOHNSTON, JOEL 24300 MEADOWBROOK B-1 $150,209 0.30 $32,650 $49,600 $98,900 $82,250 $82,250 $116,150 $107,010

50-22-24-351-025 SOAVE, LEO 24330 MEADOWBROOK B-1 $175,917 0.27 $29,400 $67,150 $114,660 $96,550 $96,550 $131,400 $107,090

50-22-24-351-027 GABRIEL, MICHAEL T 41390 TEN MILE B-1 $326,812 0.87 $93,650 $87,200 $213,620 $180,850 $180,850 $223,700 $210,920

50-22-24-351-024 WOONG, CHUN HAE 41360 TEN MILE B-1 $112,959 0.20 $27,250 $35,400 $73,570 $62,650 $62,650 $83,600 $70,800

50-22-24-351-015 PFEFFER, ROBERT & WENDY 41300 TEN MILE B-1 $253,717 0.36 $49,300 $89,400 $165,770 $138,700 $138,700 $188,200 $179,660

50-22-24-351-016 PFEFFER, ROBERT D & WENDY K 41200 TEN MILE B-1 $141,694 0.25 $34,400 $43,250 $81,220 $77,650 $77,650 $103,450 $72,360

50-22-24-351-017 OTB PROPERTIES. LLC 41160 TEN MILE B-1 $167,164 0.25 $34,400 $56,950 $108,510 $91,350 $91,350 $118,450 $116,360

NE TOTAL $4,485,401 5.65 $641,300 $1,849,600 $3,000,130 $2,490,900 $2,490,900 $3,253,500 $3,052,670

50-22-25-101-043 PNC BANK, NATIONAL ASSOCIATION 41315 TEN MILE B-1 $1,058,975 2.58 $281,250 $264,700 $622,550 $545,950 $545,950 $678,350 $620,620

50-22-25-106-001 NOAH HOLDINGS, LLC 24100 MEADOWBROOK B-1 $476,877 2.07 $75,150 $187,050 $328,490 $262,200 $262,200 NA NA

SE TOTAL $1,535,852 4.65 $356,400 $451,750 $951,040 $808,150 $808,150 NA NA

50-22-26-228-007 THREE K & B LLC 41425 TEN MILE B-3 $335,336 0.51 $56,000 $136,750 $193,690 $192,750 $192,750 $292,950 $172,500

50-22-26-228-025 JONES, LAURENCE D. & DOROTHY L. 24111 MEADOWBROOK B-1 $177,834 0.34 $46,250 $52,400 $109,250 $98,650 $98,650 $131,200 $97,300

50-22-26-228-031 NOVI MEADOWBROOK CORNERS, LLC 41563 TEN MILE B-1 $1,000,905 1.61 $192,500 $363,900 $656,880 $556,400 $556,400 NA NA

50-22-26-228-028 POLO RUN 24025 MEADOWBROOK B-1 $1,391,378 2.68 $292,050 $474,200 $743,540 $766,250 $743,540 $1,008,900 $662,140

SW TOTAL $2,905,453 5.14 $586,800 $1,027,250 $1,703,360 $1,614,050 $1,591,340 NA NA

                       OVERALL TOTAL $14,620,259 27.22 $2,632,750 $5,431,150 $9,380,910 $8,063,900 $8,041,190 NA NA

NW

NE

SW

SE

Figure 2-5.  2011 Assessed Property Values within Ten Mile and Meadbowbrook Road Commercial Rehabilitation Area (with 2006 Values for Comparison)
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Chapter 3.  Transportation Network 

 

Ten Mile Road 
Ten Mile Road, classified as an Arterial in the 2010 Master Plan for Land Use’s Thoroughfare 

Classification map, is under the jurisdiction of the Road Commission for Oakland County.  Where it 
travels through the Ten Mile and Meadowbrook Commercial Rehabilitation Area boundaries, Ten 
Mile Road has at least one through lane in each direction as well as a center left-turn lane.  On 

the west side of Meadowbrook Road, Ten Mile Road has two eastbound through-lanes.  The 
annual average daily two-way traffic volume along Ten Mile Road at Meadowbrook Road was 

nearly 18,000 vehicles in 2010 (most recent year data was available).  The speed limit along Ten 
Mile Road is 45 mph.       
 

Meadowbrook Road 
Meadowbrook Road is classified as a Minor Arterial in the 2010 Master Plan for Land Use’s 
Thoroughfare Classification map, and is under the jurisdiction of the City of Novi.  Where it travels 

through the Area boundaries, Meadowbrook Road has at least one through lane in each 
direction, along with a center left-turn lane and a designated right-turn lane on the north side of 

Ten Mile Road.  The annual average daily two-way traffic volume along Meadowbrook Road 
north of Ten Mile Road was approximately 8,600 vehicles in 2011.  The speed limit along 
Meadowbrook Road is 30 mph south of Ten Mile Road, and 40 mph north of it.       

 
Ten Mile and Meadowbrook Intersection 

The intersection of Ten Mile Road and Novi Road is controlled by a traffic signal with a designated 
left-turn phase for the Ten Mile Road and Meadowbrook Road approaches.  Along the 
westbound Ten Mile Road approach to the intersection, the road widens to include two 

westbound through-lanes.  One of the two lanes drops to one westbound lane west of the 
intersection.  Along the northbound Meadowbrook Road approach to Ten Mile Road, the road 

widens to include a center left-turn lane along with a right-turn only lane.   
 
Figure 3-1 displays the Thoroughfare Classification map for the vicinity around the Commercial 

Rehabilitation Area included within the City’s 2010 Master Plan for Land Use.   
 
Non-Motorized Facilities 

Signalized crosswalks exist at all four corners of the Ten Mile Road and Meadowbrook Road 
intersection.  A sidewalk is in place along the north side of Ten Mile Road through most of the 

Area, with the notable exception of along the frontage of the two properties on the northeast 
corner.  On the south side of Ten Mile, a newly-constructed sidewalk exists on the west side of 
Meadowbrook Road, but not the east.  A sidewalk extends through the Area on the west side of 

Meadowbrook Road.  On Meadowbrook’s east side, a sidewalk is in place along the two 
commercial properties within the Area on the south side of Ten Mile, but no sidewalk exists on the 

north side of Ten Mile. 
 
 

 
 

Planned Transportation Improvements 
Based on the City’s 2011-2017 Capital Improvement Plan (CIP), no projects are scheduled within 

the Ten Mile and Meadowbrook Road Commercial Rehabilitation Area between now and fiscal 
year 2016-2017. 

 
The City’s 2011 Non-Motorized Master Plan has several proposed improvements within the Area as 
follows: 

• Designated bike lanes on Meadowbrook Road from Eight Mile Road to Thirteen Mile Road 
• A sidewalk or pathway along the south side of Ten Mile Road east of the Meadowbrook 

Road intersection to the City limits at Haggerty Road (designated as a Top 20 Priority 
Pathway in the City’s Pathway and Sidewalk Prioritization) 

• An extension of the existing sidewalk on the east side of Meadowbrook all the way south 

to Nine Mile Road (designated as a Top 20 Priority Sidewalk in the City’s Pathway and 
Sidewalk Prioritization) 

• An extension of the existing sidewalk on the north side of Ten Mile Road to the northeast 

corner of the Ten Mile and Meadowbrook intersection (designated as a Top 20 Priority 
Sidewalk in the City’s Pathway and Sidewalk Prioritization) 

• A sidewalk or pathway along the east side of Meadowbrook from the intersection north to 
Grand River     

 

Figure 3-2 displays the City’s Non-Motorized Plan Overview Map within the Area. 
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Chapter 4.  Existing Ordinance Deficiencies 
 

In order to develop an Area Plan consistent with the objectives 

and eligibility requirements of the Tax Abatement Policy for the 

Ten Mile and Meadowbrook Commercial Rehabilitation Area, 

the Area’s existing deficiencies for all 16 commercial properties 

within the Area were assessed and inventoried.   

 

The existing deficiencies listed in this chapter are relative to 

current City of Novi codes and ordinances – many of which were 

not adopted until well after the properties within the Area were 

developed - as well as generally-recognized desirable design 

practices.  The deficiencies have been divided between those 

that apply to the overall Area, and those more specific to each 

of the Area’s four corners.   

 

The intent of this exercise was not to be overly critical of 

buildings, uses, and sites that pre-date current City standards.  

The intent was to recognize those deficiencies that the City 

would be most interested in seeing rectified as part of a tax 

abatement incentive program. 

 

The aerial photo in Figure 4-1 to the left shows the boundaries of 

the overall Area, and calls out some of the most notable 

deficiencies.  On the four pages that follow, each corner of the 

aerial has been enlarged for easier viewing.  Included on the 

overall aerial as well as the four corner aerials are numbers that 

correspond to a photo demonstrating one or more existing 

deficiencies.  Those photos (with their corresponding numbers) 

are displayed at the conclusion of this chapter.    

 

The existing deficiencies that apply to the Area as a whole are as 

follows:     

 

Overall District 

Obsolete building design and materials 

Open ditches, uncurbed roadways 

Inadequate street trees / landscaping / amenities 

Poor access management (i.e. driveway design and 

location)  

Inadequate parking lot screening 

Inadequate interior landscaping 

Inadequate parking lot setbacks 

Gaps in sidewalks and pathways 

Minimal cross access between properties  

Small parcels need to be combined to allow 

redevelopment to current standards (parking, setbacks, 

landscaping, driveway location & design, cross-access, 

etc.) 

 

CHARTER 

ONE 

PNC 

PEACHTREE PLAZA 
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Northwest Corner 

The northwest corner includes the Novi Ten Shopping Center 

(Busch’s, Rite Aid, Aco, etc.) and the Charter One drive-through 

bank branch.  Most notable on this corner was the condition of 

the shopping center building and its surface parking lot, as well 

as the inefficient internal circulation through the site.  Existing 

deficiencies specific to the northwest corner are shown on Figure 

4-2 to the left and are outlined as follows:   

  

Novi Ten Shopping Center  

No interior parking lot landscaping 

Unscreened front yard parking 

Unscreened loading areas 

Inadequate frontage landscaping 

Nonconforming freestanding pylon sign 

Poor parking lot circulation 

Underutilized frontage  

Excess of parking 

Uncurbed parking lot 

Deteriorating/failing pavement 

Obsolete façade (nonconforming materials) 

Nonconforming exterior lighting 

Unenclosed dumpsters in rear of shopping center building 

Unmaintained rear yard screening (sagging fence, 

eroding berm, etc.) 

Unscreened rear mechanical equipment 

Marginal outdoor displays  

 
CHARTER 

ONE 
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Northeast Corner 

The northeast corner includes a total of eight commercial properties, the largest of 

which is The Manor of Novi nursing home.  Most of the parcels are less than 1 acre 

in size, yet were not developed in any particularly cohesive manner.  Lacking are 

shared driveways, coordinated cross-access, and consistent design features and 

building materials.  Existing deficiencies specific to the northeast corner are shown 

on Figure 4-3 to the left and are outlined as follows: 

 

Open curb cut(s) 

Unscreened front yard parking 

No frontage greenbelt or landscaping 

Inadequate driveway spacing 

No cross-access between properties (most notably rear cross-access) 

No interior landscaping 

No sidewalk/pathway along Meadowbrook  

Inadequate building setbacks 

Inadequate parking setbacks 

Small, outdated buildings 

Outdated building materials (nonconforming) 

Underutilized land (nursing home) 

No backage road connection between properties on Ten Mile and those on 

Meadowbrook 

Deteriorating / failing pavement 

Gravel driveway / service area 

Unscreened dumpster(s) 

Uncurbed parking or “curbed” with bumper blocks 
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Southwest Corner 

The Area’s southwest corner includes four commercial 

properties, three of which are less than 2 acres.  Similar to the 

northeast corner, the individual sites were developed with 

limited shared amenities like shared driveways or cross-access 

between properties.  Individual site driveways are not 

adequately spaced from one another or from the intersection, 

nor are they properly aligned with driveways on the opposite 

side of either Ten Mile or Meadowbrook.  Deficiencies specific 

to the southwest corner are displayed in Figure 4-4 to the left 

and are outlined as follows:       

  

Overall 

No cross access between properties 

No shared driveways 

Inadequate driveway spacing 

Unscreened front yard parking 

No frontage greenbelt or landscaping 

Nonconforming exterior lighting 

Marathon station 

Too many driveways and too close to the intersection 

Overhead service doors oriented to the street 

Nonconforming canopy 

Nonconforming building materials 

Novi Plaza 

No interior parking lot landscaping 

Unscreened rooftop mechanical 

Nonconforming freestanding sign 

Nonconforming wall signs 

Unenclosed dumpster(s) 

Inadequate parking setback 

7-11 

Poor driveway design 

No interior landscaping 

No frontage greenbelt 

 

PEACHTREE PLAZA 
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Southeast Corner 

The southeast corner of the District includes two commercial 

properties, both of which are in excess of two acres.  Of the 

four corners within the Area, the southeast corner has probably 

been developed in a manner most consistent with City 

standards.  However, like the other four corners, there is a lack 

of coordinated development between the two properties; 

there are no internal connections between the two and no 

shared driveways.  Both properties could benefit from 

enhanced landscaping, both internal to the sites, and along 

the frontage of Ten Mile and Meadowbrook to screen front-

yard parking.  Existing deficiencies specific to the southeast 

corner of the Area are shown on Figure 4-5 to the left and are 

outlined as follows: 

 

No sidewalk/pathway along Ten Mile 

Westerly bank driveway too close to intersection (should 

be right-in / right-out) or removed entirely. 

Landscaping / greenbelt along Meadowbrook could be 

improved 

No parking lot screening 

Asphalt curbs (as opposed to City-standard concrete) 

 

PNC 
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1. Rear of supermarket – Visible dumpsters and trash          2.  Rear of commercial center – Berm erosion; exposed meters, pipes, and  

     Conduit; and unenclosed dumpsters 

 

 

       

3.  Rear of commercial center – Unenclosed vehicles and dumpsters        4.  Front of commercial center 
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5.  Parking lot – Central bumper blocks             6.  Parking lot 

 

 

       

7.  The Manor of Novi               8.  The Manor of Novi
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9.  Single businesses                10. Single businesses 

 

       

11.  Service Station – Southwest quadrant            12.  Credit Union – Northwest quadrant  
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13.  Single businesses – Northeast quadrant            14.  Single businesses – Northeast quadrant 

 

 

       

15.  Single businesses – Northeast quadrant            16.  Credit Union – Southeast quadrant 
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17.  Commercial center front - Southeast quadrant           18.  Commercial center rear – Southeast quadrant 

 

 

       

19.  Commercial center rear – Southwest quadrant           20.  Commercial center front – Southwest quadrant 
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21.  Commercial center front- Southwest quadrant 
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Chapter 5.  Visioning Plan 

 

Chapter 5, Part I.  Conceptual Objectives 

Utilizing the background information summarized in Chapters 1 through 3 of this report, and the 

inventory of existing deficiencies discussed in Chapter 4, the City of Novi’s Community 
Development staff has developed a series of objectives to be achieved at the intersection of Ten 
Mile Road and Meadowbrook Road as part of the City’s newly-adopted Tax Abatement Policy for 

the Ten Mile and Meadowbrook Commercial Rehabilitation Area.  These objectives have been 
created consistent with the parameters of the Policy, and are feasible due to the incentives the 

Policy offers.  In addition to the objectives to be achieved via private investment, Staff has also 
developed objectives for planning initiatives and infrastructure improvements that would require 
some level of capital investment on behalf of the City.   

 
The Ten Mile and Meadowbrook Commercial Rehabilitation Area consists of a total of sixteen 
parcels on all four corners of the intersection with a combined area of nearly 26 acres.  All but 

one of those sixteen parcels are zoned for retail business (either B-1 or B-3), with the exception 
being The Manor of Novi nursing home which is zoned RM-1.  The Future Land Use Map within the 

City’s 2010 Master Plan for Land Use designates all of the parcels either as Local Commercial or 
Community Office. 
 

The individual parcels in the Area vary in size, from as small as 0.2 acres on the northeast corner to 
as large as the 11-acre Novi Ten shopping center on the northwest corner.  The size of the parcels 

is significant, because one of the conditions of eligibility for the Tax Abatement Policy is that a 
parcel must be a minimum of two acres; parcels smaller than two acres must be assembled with 
one or more adjacent parcels to meet the two-acre minimum.     

 
The overall objective of the Tax Abatement Policy for the properties within the Ten Mile and 

Meadowbrook Area is to “facilitate, encourage, and incentivize improvements to these existing 
centers/buildings, from façade improvements to reconstruction or repurposing, in accordance 
with existing City land use plans and standards.”  In order to achieve this objective to its fullest 

potential, the City must guide the process through careful land planning, transportation planning, 
“place-making” strategies, and design guidelines.  A cohesive vision and coordinated strategy for 
the Area as a whole must be developed so that as each property is improved or redeveloped, it 

is done so consistent with that vision.  The incentive created by the Tax Abatement Policy allows 
the City to develop guidelines and standards “above and beyond” those typically required, 

centered around a common theme.  
 
Outlined in this Chapter are the conceptual objectives developed by the Community 

Development staff for the Commercial Rehabilitation Area.  The objectives have been divided 
between those which apply to the entire Area, those which apply to each of the four corners 

within the Area, and in some cases to individual parcels.  Most of the objectives will be 
accomplished through private investment by property owners and/or developers; others may be 
the responsibility of the City, in some cases in conjunction with other agencies (such as the Road 

Commission for Oakland County, which has jurisdiction over Ten Mile Road).  Capital investments 
on behalf of the City may include future infrastructure improvements and public enhancements, 

but an initial investment has already been made on behalf of the City in the creation of this Ten 
Mile and Meadowbrook Commercial Rehabilitation Area Plan and the corresponding Visioning 
Plan included in this chapter, along with standards for land use and design.  The conceptual 

objectives outlined below are intended to be reviewed by City administration, the Master Plan 
and Zoning Committee, the Planning Commission, the Ordinance Review Committee that 

developed the Tax Abatement Policy, property owners and stakeholders within the Area, and 
surrounding residents.  

 
The conceptual objectives for the Ten Mile and Meadowbrook Commercial Rehabilitation Area 
are as follows:          

 
Overall Area Objectives (16 parcels total, 25.9 acres) 

Each building, each parcel, and each corner within the Area is unique, but there are objectives 
which apply to the Area as a whole as outlined below.  Several of these Area-wide objectives 
involve efforts by the City rather than individual property-owners.  Realization by the City of these 

objectives will serve to guide the efforts of private investment, but will also accelerate those 
efforts.    
o Develop a Visioning Plan for the Area  

• Review existing uses 
• Review existing infrastructure 

• Review existing traffic, circulation, and access (both motorized and non-motorized) 
• Seek public input, and particularly the input of residents of the surrounding neighborhoods 
• Include recommendations for capital improvements  

• Include implementation strategies 
o Include access management strategies as part of a Visioning Plan 

• Develop an overall circulation plan 
• Consolidate / eliminate driveways 
• Provide appropriate cross-access between commercial properties 

• Design driveways to restrict certain turning movements 
• Enforce minimum driveway spacing standards (relative to other driveways and to 

intersections) 
• Extend center left turn lanes where necessary 
• Evaluate the need for additional/extended turn lanes and tapers 

• Evaluate the timing and phasing of the traffic signal at the intersection 
• Eliminate open curb-cuts 
• Require opposite-side driveway alignment where possible 

• Implement recommendations and strategies of the Non-Motorized Master Plan  
o Develop building design and architectural standards for the properties within the Area  – 

above and beyond those presently required – and require property-owners and developers to 
adhere to them to qualify for abatement 
• Require high-quality building materials (cultured stone, field stone, etc.) above and 

beyond the standards within the Zoning Ordinance 
• Require certain design elements and architectural features (cantilevered roofs, height 

variations, metal awnings, canopies, stone caps / sills / cornices, decorative lighting, 
minimum percentage of windows / spandrel, etc.) 

• Require building massing elements at corners, entries, etc. 

• Create and enforce Area-specific sign standards (size, style, illumination, etc.) 
• Encourage creative lighting elements (up-lighting, accents, etc.) 

• Require an Area-standard exterior lighting fixture 
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o Develop landscaping standards above and beyond those presently required 
• Require enhanced frontage landscaping 

• Require enhanced interior landscaping 
• Require enhanced foundation landscaping 

o Require cohesive design and amenities at all four intersection corners (masonry wall w/ cap, 
brick pavers, benches, trash receptacles, lighting, landscaping, etc.) 

o Encourage green building/site design elements 

• Solar collectors 
• Stormwater harvesting 

• Bioswales and raingardens 
• PEV charging stations 
• Native plantings 

• Rain sensors on irrigation 
o Screen front-yard parking (walls, berms, landscaping, amenities, etc.) 
o Screen rooftop equipment, utility meters, exposed pipes/conduit/downspouts/etc.  

o Eliminate non-conforming signs (height, pole-mounted, etc.)  
o Bring site lighting into compliance (fixture height, style, bulb type, light trespass, dark sky)  

o Explore a Special Assessment District (SAD) or Business Improvement District (BID) for public 
infrastructure improvements, and/or include infrastructure improvements to the City’s Capital 
improvement Plan, and/or expand the Tax Abatement Policy to allow for contributions toward 

infrastructure improvements to be credited as site improvement costs 
• Bury overhead utilities or move them to rear of properties 

• Mast arm traffic signals (RCOC will eventually replace existing signal with a box span; an 
upgrade to mast arms is approximately $60K) 

• Curb and gutter (RCOC) 

• Pipe and cover open ditches (RCOC) 
• Pedestrian amenities (benches, trash receptacles, etc.) 

• Consistent improvements at all four corners (amenities, lighting, landscaping, pedestrian 
signals, etc.)  

o Allow for reasonable deficiencies in minimum parking requirements on a case-by-case basis if 

those deficiencies are the result of desirable site improvements (interior landscaping, frontage 
landscaping, improved circulation, “green” features, amenities, etc.) 

 

Northwest Corner Objectives (2 parcels, 11.8 acres) 

Of the four corners within the Area, this one has the most potential to take advantage of the Tax 

Abatement Policy without requiring a wholesale redevelopment.  Making significant 
improvements to this corner - particularly to the Novi Ten shopping center - will go a long way 
toward realizing the objectives of creating the tax abatement area.    

o Redevelop excess parking into viable outlots (specifically on the north and west sides of the 
bank), or combine with bank property and redevelop 

o Improve parking lot design, construction, and circulation (based on estimated GLA of the 
shopping center, approx. 400 parking spaces are required) 
• Reconstruct surface parking lot 

• Install City-standard interior landscape islands 
• Install City-standard end islands 

• Redesign with properly designed and located end aisles 
• Redesign with extended driveway throats (Ten Mile Road and Meadowbrook Road 

driveways) 

o Development standards for outdoor displays and uses 
• No outdoor storage (seasonal displays and sales permitted on an annual permit basis) 

• Coordinated newspaper/advertising literature boxes 
• No transient vendors (windshield chip repair, remote car starter installation, fireworks sales, 

etc.)   
o Create a plaza with the open area at the rear of the shopping center’s northwest corner 

• Creates a “back door” to the shopping center for the residential uses behind it 

• Creates the opportunity for outdoor seating areas 
• Creates an attractive vista to the water feature to the northwest 

• Provides opportunity for additional landscaping and amenities 
o Provide for outdoor seating areas to attract restaurant tenants 
o Provide enhanced landscaping along Ten Mile and Haggerty frontage 

o Provide foundation landscaping around building perimeter 
 
Southwest Corner Objectives (4 parcels, 5.1 acres) 

Three of the four parcels included in the Area are less than two acres and would need to be 
combined in order to be eligible for tax abatements.  Best option may be to combine those three, 

and perhaps the fourth (Peachtree Plaza), and redevelop consistent with design standards 
developed for the Area.  
o Rezone to B-2 or B-3, consistent with the Master Plan (allowing restaurants) 

o Combine obsolete properties, demo existing, and re-develop cohesively consistent with Area’s 
design standards 

o Maintain access across the rear of new development to minimize driveways on Ten Mile and 
Meadowbrook 

o Be mindful of the terms of Peachtree consent judgment 

 
Northeast Corner Objectives (8 parcels, 5.6 acres) 

Seven of the eight parcels included in this corner of the Area are less than two acres (The Manor 
of Novi nursing home is 3.1 acres) and would need to be combined in order to be eligible for tax 
abatements.  Best option may be to combine those seven, and perhaps include The Manor of 

Novi property, and redevelop consistent with design standards developed for the Area.     
o Rezone to B-2 or B-3, consistent with the Master Plan other than for the nursing home property 

(which is Master Planned for Community Office) 

o Replace front yard parking on corner with greenspace 
o Cohesively re-develop properties  

• Rear-yard parking 
• Provide backage road extending from Ten Mile to Meadowbrook and aligning with Manor 

Park Drive on the west side of Meadowbrook 

• Encourage relocation of the nursing home to a more suitable location 
 

Southeast Corner Objectives (2 parcels, 3.3 acres) 

Of the four corners within the Area, this corner was developed most consistent with current 
standards and has been reasonably well-maintained.  Like the northwest corner, it may be best 

served with enhancements to existing buildings, parking lots, driveways, and landscaping. 
o Enhanced landscaping along Meadowbrook Road frontage 

o Adherence to enhanced architectural standards 
o Close bank’s westerly Ten Mile driveway, or reconstruct and restrict to right-in / right-out (apply 

recommendations of access management plan for the overall Area) 
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Chapter 5, Part II.  Visioning Plan 

Consistent with the Conceptual Objectives outlined in Part I of 

this chapter, the City’s Community Development staff has 

developed a Visioning Plan for the Ten Mile and 

Meadowbrook Commercial Rehabilitation Area.  The overall 

Visioning Plan is displayed in Figure 5-1 to the left.  The intent of 

this Visioning Plan is to visually demonstrate those conceptual 

objectives.   

 

The Visioning Plan was developed consistent with the 

parameters of the Tax Abatement Policy, and particularly two 

significant eligibility requirements: 

1) A parcel must be a minimum of two acres to qualify; 

and 

2) The hard costs of improvement or redevelopment of a 

property must equal at least 50% of the property’s 

assessed value       

 

Since properties of less than two acres – along with the 

buildings developed upon them – are automatically ineligible 

for the Tax Abatement Policy, it would be imprudent for the 

Visioning Plan to envision or promote improvements upon such 

ineligible properties.   

 

The Visioning Plan is intended to visualize what the Area could 

be if every property within it took advantage of the incentives 

the Tax Abatement Policy offers.  The Plan therefore assumes 

that all properties within the Area that are less than two acres 

would be assembled with adjacent properties and 

redeveloped, since assembling and redeveloping small 

parcels is permitted under the eligibility requirements of the 

Policy.  The Plan further assumes that the improvements and/or 

redevelopments will be of a significant investment, in order to 

meet the 50% criteria.   

 

As stated earlier in this Ten Mile and Meadowbrook 

Commercial Rehabilitation Area Plan, the intent is not to pick 

“winners and losers”.  The Conceptual Objectives of this Area 

Plan and the corresponding Visioning Plan may be a 

significant departure from the Area as it is today, but that is 

dictated by the eligibility requirements of the Tax Abatement 

Policy.    
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Map Scale: 1” = 100’ 

Northwest Corner Visioning Plan 

 

The northwest corner is one of the two corners 

within the Commercial Rehabilitation Area that has 

the potential for both new development (via 

parcel assembly and redevelopment) as well as 

significant improvements to existing properties and 

uses.  With over 100,000 square feet of leasable 

retail space, the Novi Ten shopping center is 

probably the most notable use within the Area.  It is 

a very viable center and historically has few 

extended vacancies, but could certainly benefit 

from improvements both to the building itself and 

to the surrounding site.  The Visioning Plan shows 

the Novi Ten shopping center being upgraded 

significantly.  The building would be refaced with 

building materials and in an architectural style 

consistent with the design standards for the entire 

Area.  Two major boulevard driveways would be 

provided off of Ten Mile and Meadowbrook Roads, 

each aligned with their companion boulevard 

driveways on the opposite side of the respective 

street.  At the terminus of each of those two 

driveways is an architectural focal point on the 

building, with unique design features and lighting 

elements.  The vehicular access aisle is moved 

away from the building and replaced with areas 

for outdoor seating, seasonal displays and sales, 

and additional landscaping.  A new plaza is 

created near the northwest corner of the center, 

providing additional greenspace, vistas to the 

nearby water feature, and a “backdoor” to the 

shopping center for the adjacent residents.  The 

reconstructed parking lot features abundant 

interior landscaping, and is screened from 

Meadowbrook and Ten Mile with landscaping.    

The northwest corner is redeveloped with a new 

building designed in a manner consistent with its 

companion buildings on the northeast and 

southwest corners; minimal front-yard setback, a 

plaza on the corner, and a pedestrian arcade 

connecting that plaza with the adjacent uses.  The 

rear of the shopping center is screened from the 

adjacent residential by a combination of 

landscaping and a masonry wall.  The frontage 

along both Ten Mile and Meadowbrook roads 

would be planted with Area-standard flowering 

and decorative trees and shrubs with high seasonal 

variety. 
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Map Scale: 1” = 100’ 

Northeast Corner Visioning Plan 

 

The northeast corner, based on the size and 

configuration of existing properties and their uses, 

has the greatest potential for parcel assembly 

and redevelopment.  Of the eight properties on 

that corner within the Commercial Rehabilitation 

Area, only The Manor of Novi nursing home is 

greater than 2 acres in size.  All other properties 

on the northeast corner would need to be 

combined in order to be eligible for the Tax 

Abatement Policy.  As such, the Visioning Plan 

envisions all properties on the northeast corner to 

be redeveloped in a cohesive manner, with 

shared amenities such as parking, driveways, and 

cross-access.  The Plan includes shared 

boulevard driveways along both Meadowbrook 

and Ten Mile Roads, aligned with companion 

driveways on the opposite side of their respective 

streets.  New buildings feature a minimal front 

setback, and limit shared surface parking to the 

rear and side yards.  Parking visible from the 

street is screened with landscaping.  The 

northeast corner of the intersection features a 

plaza for outdoor seating, as well as seasonal 

displays and sales, and connects to the rear of 

the building via a pedestrian arcade.  The design 

of the plaza is consistent with those on the 

northwest and southwest corners.  Sidewalks 

and/or pathways extend along both Ten Mile 

and Meadowbrook, consistent with the City’s 

Non-Motorized Master Plan which has 

designated the sidewalk connection along the 

north side of Ten Mile as a Top 20 Priority 

Sidewalk.  The rear perimeter of the commercial 

buildings is screened from the adjacent 

residential via a masonry wall and landscaping.  

Street trees and shrubs line the frontage of Ten 

Mile and Beck; the species and their 

arrangement are consistent with the other three 

corners.       
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Map Scale: 1” = 100’ 

Southwest Corner Visioning Plan      

 

The southwest corner is the second of the two 

corners that has the potential for both new 

development (via new property combinations 

and redevelopment) as well as significant 

improvements to existing properties and uses.  

Of the four properties on that corner, only one 

(Peachtree Plaza) is over two acres in size and 

therefore eligible for the Tax Abatement 

Policy.  The three other existing properties 

would have to be combined and 

redeveloped to be eligible.  The Visioning Plan 

envisions a cohesive redevelopment where 

the Peachtree Plaza shares driveways and 

parking with two new buildings.  By 

consolidating existing driveways into two 

shared driveways, six existing curb cuts would 

be eliminated.  The two new driveways on Ten 

Mile and Meadowbrook Roads align with their 

companion driveways on the opposite side of 

the street.  The new buildings would be of a 

design and style consistent with the Area’s 

design guidelines, and the building on the 

southwest corner will mirror the buildings on 

the northeast and northwest corners.  It would 

feature a plaza on the corner that will provide 

for outdoor seating, along with seasonal 

displays and sales.  A pedestrian arcade 

connects the plaza on the corner with the 

adjacent uses.  The shared parking area 

features interior landscaping and 

greenspace, and the perimeters of all 

buildings have foundation landscaping.  The 

Peachtree Plaza building is refaced with 

building materials and in an architectural style 

consistent with the design standards for the 

entire Area.  The interior circulation and 

parking lot design allows areas for outdoor 

seating and additional landscaping around 

the building’s perimeter.              
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Map Scale: 1” = 100’ 

Southeast Corner Visioning Plan 

 

Both of the properties on the southeast corner 

are of a size and configuration to retain their 

existing uses, albeit with improvements 

consistent with the design standards for the 

entire Area.  One of the objectives of the 

Visioning Plan is to create a circulation grid 

across all four corners.  This is accomplished by 

providing shared driveways to both Ten Mile and 

Meadowbrook Roads in all four corners, and 

aligning those shared driveways with their 

companion driveways on the opposite side of 

the respective street.  In doing so, existing 

driveways that do not currently have adequate 

distance from the intersection are consolidated 

into a single shared driveway.  On the southeast 

corner, this results in a single driveway on the 

east side of Meadowbrook.  The driveway is 

shared between the two properties on that 

corner, and is aligned with the driveway on the 

opposite side of Meadowbrook.  On Ten Mile, a 

new shared driveway is created that aligns with 

the companion driveway on the north side of 

the street.  Any parking for the Tobin Center 

building that may be lost due to configuring this 

shared driveway could be replaced by 

expanding the existing lot near its northeast 

corner (perpendicular to the new Ten Mile Road 

driveway).  The bank’s three existing driveways 

are replaced by these two shared driveways; 

alternatively, one of more of the banks existing 

driveways could be reconfigured as a right-

in/right-out only driveway.  A pathway 

connection is created along the south side of 

Ten Mile Road, consistent with the Non-

Motorized Master Plan which designates a 

pathway at that location as a Top 20 Priority 

Pathway.  Existing frontage landscaping is 

enhanced with additional plantings of a species 

and arrangement consistent with the rest of the 

Area.  Parking visible from the street is screened 

via a combination of landscaping and a 

masonry knee-wall.           
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Chapter 6.  Design Guidelines 

 

The Tax Abatement Policy for the Ten Mile and Meadowbrook Commercial Rehabilitation Area 

envisions “redevelopment around a common theme to be established through a planning 

process”.  This Area Plan is the outcome of that planning process.  The Conceptual Objectives 

and Concept Plan outlined in Chapter 5 of this Plan were the first step in creating the common 

theme referenced in the Policy.  The second step in creating that vision is to establish conceptual 

design guidelines for the properties (or assemblies of properties) as they are improved and/or 

redeveloped.   

 

The Policy requires that, as a baseline requirement, all improvements and redevelopments must 

comply with the current standards of the City’s Zoning Ordinance in order to be eligible for the tax 

abatement incentive.  These baseline Zoning Ordinance requirements include (but are certainly 

not limited to): landscaping, façade materials, screening (rooftop mechanical equipment, 

dumpsters), lighting, parking, stormwater management, signage, outdoor storage, etc.  Those 

standards would be enforced to the extent possible for any redevelopment or improvement 

proposed within the Area, regardless of whether the Tax Abatement Policy was in place or 

applied for.   

 

By requiring that eligible improvements and redevelopments within the Area comply with a 

common theme established through a planning process, the City has determined that applicants 

must go “above and beyond” baseline requirements in order to be eligible for the tax 

abatement.  This Design Guidelines chapter is intended to provide a guide – both visual and 

verbal – for the design elements that could establish that common theme the Policy envisions. 

 

The City contracted with a registered architect and associated professionals to create a 

conceptual image for the Ten Mile and Meadowbrook Commercial Rehabilitation Area.  The 

renderings that team developed are intended to be conceptual, and not necessarily a mandate 

for the design and architectural elements that must be included with a redevelopment or 

improvement plan in order to be eligible for the Tax Abatement Policy.  Their work focused 

primarily on the shopping center on the northwest corner, because that property is most 

consistent with the eligibility requirements of the Tax Abatement Policy, and because it is of a size 

and scale that it could serve as the model for improvements and/or redevelopment on the other 

fifteen commercial properties within the Area.   

 

Figures 6-1 through 6-4 display the conceptual renderings developed by the architectural team 

for the Novi Ten shopping center on the northwest corner of Ten mile and Meadowbrook Roads.  

The corresponding narrative developed by that team is as follows: 

 

Development Area Identity – The enhancement area should encourage a diversity 

of architecture while maintaining an overall cohesiveness. Architectural focal points 

strategically placed at all entrances into the enhancement area will provide visual 

cues that foster an individual neighborhood identity. Standardized amenities used 

throughout the neighborhood will reinforce this identity. Such amenities may include 

decorative LED pole lighting with irrigated outriggers for hanging basket and 

seasonal banners, way finding signage, benches, floral displays and edging; 

pedestrian walk paver patterns and colors, bike racks, pet watering stations, drinking 

fountains, and public transit pick up shelters.   

Anchor Elements (AKA Vertical Elements) – The shopping center currently exhibits a 

low profile relative to its size. Additionally, the site has significant topographic 

differential. These factors contribute to the visual detachment of the center both 

internally and relative to its view from the road. While the existing standing seam 

metal roof offers some visual unity, the buildings lack cohesiveness and curb appeal. 

Architectural vertical elements placed at key nodes are a primary method of 

“framing” the buildings and will provide points of reference for visitors entering the 

shopping center.  These vertical elements can be placed at the ends of the 

buildings, as well as other focal points along primary visual sight lines and vistas. 

Subtle illumination of the vertical elements will increase their effect during night-time 

hours. Such illumination should be creatively integrated into the architecture itself, 

avoiding the use of exposed light sources or signage. The overall height of all 

facades should be raised in proportion to the new vertical elements.  

Façade Articulation – The existing lineal mansard roof design provides shelter but 

offers little architectural enhancement. The building’s façade should be improved 

using a variety of solutions while maintaining cohesive composition of forms and 

textures. A variety of types of overhangs, canopies and awnings can be used while 

maintaining uninterrupted shelter for pedestrians walking along the storefronts. 

Articulation of the storefront itself can also occur, however blind spots should be 

avoided due to security concerns. Roof canopies extending close to the curb line 

can be used intermittently serving as drop off points and further enhance the visual 

transitions between the parking area and the store entrances. In general, the 

creative use of variety in composition while maintaining unity through color and 

texture will add interest and enhance the experience of visiting the center. Limited 

standards for signage should be developed designed to achieve consistency in size, 

intensity and location without inhibiting diversity of design. Decorative hanging signs 

of consistent style should be utilized at pedestrian level for all establishments.  This will 

attract a broader range of destinations further enhancing the viability of the 

shopping center. 

Anchor Store – The grocery store currently acting as the center’s anchor at the west 

end lacks visual presence and a strongly defined entrance. A solution to this may be 

the addition of entrance lobbies at key locations along the east facade. This may 

also offer marginal increase in the store’s square footage. A more defined entrance 



Page 6-2 
 

to the pharmacy located adjacent to the grocery store could be accomplished in 

likewise fashion. Walkway areas between the projecting entrance lobbies will add 

visual interest to the pedestrian landscape and can be used for seasonal outdoor 

sales. This could be facilitated with overhead trellises, kiosks or other similar structures 

(not shown).  

Pedestrian Way Amenities - The pedestrian walk serving the individual storefronts 

should be enhanced with amenities such as decorative pole-light fixtures, planters, 

tree grates, benches, and other amenities. The walkway should be increased in 

width as required to allow placement of such amenities as well as outdoor dining in 

selected locations. A minimum of 20’ is recommended. Decorative saw cut 

patterns, colored concrete, and selective use of brick pavers, and other patterns 

can be used to add interest to walkway surfaces. Extensive use of brick pavers and 

stamped concrete is not recommended due to safety issues. Plantings should take 

into consideration year-around appearance. Tress should be selected to provide 

shading and soften the transition between parking and building while not 

significantly blocking visibility of identification signage.  

Pedestrian Access Plaza – The pedestrian access plaza in the shopping center’s 

northwest corner currently represents an unsightly area and offers no significant 

functionality. This element occupies a key visual node of the shopping center and 

should be enhanced in keeping with its prominent location. A raised roof canopy 

similar to the anchor elements can be used to act as a portico into the plaza area 

while visually connecting the two legs of the shopping center. The area’s proximity 

to adjacent structures offers the possibility of outdoor restaurant seating. This would 

simply require relocation of existing users or a new restaurant user in the adjacent 

storefront (east side of the plaza). Landscaping, a rain garden to accept roof runoff, 

a gazebo, a water feature, or any combination of these or other visual focal point 

should be located within the plaza on axis with the roof canopy area to direct visual 

vistas into that area. 

Roadway Entrances – The center’s vehicular entrances currently offer little or no 

visual cues as to identity, orientation or way finding. Traffic patterns within the center 

are haphazard and contribute to frequent crossing or conflicting vehicular and 

pedestrian paths. The primary entrance from 10 Mile Road should be enhanced 

visually and marked by signage and or structures identifying and visually containing 

the shopping center. Such signage should be architecturally consistent with building 

within the shopping center. This can be achieved by using matching materials, 

colors, and architectural details. This concept can be extended to gateway 

structures place at the central intersection and entrance points into the 

development area overall.  

As an applicant within the Ten Mile and Meadowbrook Road Commercial Rehabilitation Area 

considers how to take advantage of the Tax Abatement Policy, the concepts presented in this 

chapter shall serve as a guide for the type and scope of improvements the City seeks in offering 

the abatement incentive.  City staff, Planning Commission, and city Council will refer to the 

Conceptual Objectives and Concept Plan of Chapter 5, and the Design Guidelines of this 

chapter to determine whether the applicant has satisfied the intent of the Area Plan and 

therefore meets the eligibility requirements of the Tax Abatement Policy.   

In the Appendix to this Area Plan is a preliminary “Eligibility Checklist” that is intended to serve as 

the model the City can use to determine whether a proposed project meets the eligibility 

requirements for the Ten Mile and Meadowbrook Road Commercial Rehabilitation Area Tax 

Abatement Policy.  In addition to the requirements already included in that approved policy, the 

Checklist includes criteria such as “Consistent with the architectural vision of Chapter 6 of the 

Area Plan?” and “Consistent with the quality of building materials envisioned in Chapter 6 of the 

Area Plan?”  Collectively, the answers to these types of subjective questions will ultimately 

determine whether a project is eligible for the Tax Abatement Policy, and for what duration 

(between one and six years).      
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Figure 6-1.  Conceptual rendering of the Novi Ten shopping center from above the intersection of Ten Mile and Meadowbrook 

Roads.  The existing Charter One bank is not shown in order to direct focus the viewer’s focus on the conceptual design 

elements of the shopping center.  The Visioning Plan envisions the potential for the bank site to be redeveloped if it is to 

qualify for the Tax Abatement Policy.       



Page 6-4 
 

 

 

 

 

 

Figure 6-2.  Conceptual rendering of the redeveloped northwest corner of Ten mile and Meadowbrook Roads.  Note the 

design features including a pedestrian plaza with seating areas, a vertical masonry feature with stone cap, and enhanced 

landscaping features.  This same treatment could be applied to all four corners as each redevelop to help establish the 

common theme envisioned by the Tax Abatement Policy for the entire Area.   
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Figure 6-3.  Conceptual rendering of the Ten Mile Road entrance into the Novi Ten shopping center.  Note features such as 

the boulevard entrance, masonry monument sign, enhanced landscaping both within the parking lot as well as along the 

site’s frontage, masonry screen wall, vertical focal points at key locations within the center, and façade enhancements to the 

center.     



Page 6-6 
 

 
 

 

 

 

 

 

 

Figure 6-4.  Conceptual rendering of a pedestrian access plaza in the shopping center’s northwest corner.  This currently 

underutilized space could be developed into an attractive gathering space, with outdoor seating, landscaping, a portico 

feature, and a water feature or similar focal point.  The plaza would serve as the shopping center’s “back door” entrance for 

the neighboring residential uses.  Implementing this concept would require improving the service areas along the rear of the 

shopping center.      
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Figure 6-5.  Architect’s alternative rendering of the Visioning Plan presented in Chapter 5.  Certain design elements have 

changed but most of the overall objectives still apply.          
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Chapter 7.  Implementation 

 

Adoption of District Plan 

The first step in implementing the recommendations of the Ten Mile and Meadowbrook 

Commercial Rehabilitation District Plan is for the Plan to be formally adopted by the Novi City 

Council.  This adoption should take place after a draft of the Plan has been thoroughly reviewed 

by stakeholders within the District (property-owners, business-owners, etc.), residents of the 

adjacent neighborhoods, the general public, the City administration, the Master Plan and Zoning 

Committee, the Planning Commission, the Ordinance Review Committee, and the City Council.  

The City Council would have the option to approve a Resolution of Adoption for the District Plan, 

following a recommendation for approval from the Planning Commission.   

 

Amendment of the Tax Abatement Policy 

Once the District Plan has been formally adopted by the City Council, the Tax Abatement Policy 

for the Ten Mile and Meadowbrook Commercial Rehabilitation District should be amended to cite 

the District Plan where applicable.  Those amendments to the Policy could include the following: 

• Within the Policy’s “General or Minimum Requirements for Eligibility” should be the 

requirement that “The applicant shall demonstrate compatibility with the 

recommendations of the Ten Mile and Meadowbrook Commercial Rehabilitation District 

Plan to the satisfaction of the City Council” 

• Within the Policy’s “Procedures” section, the language referencing the submittal 

procedure should include the requirement that “The submission must demonstrate 

compatibility with the recommendations of the Ten Mile and Meadowbrook Commercial 

Rehabilitation Plan to the satisfaction of the City Council” 

 

Site Plan Review 

In addition to the standard site plan review and approval procedure, the staff of the City’s 

Community Development Department should have the opportunity to review any site plan for 

which the applicant is also applying for the Tax Abatement Policy to make a recommendation 

regarding its compatibility with the recommendations of the Ten Mile and Meadowbrook 

Commercial Rehabilitation District Plan.  An Eligibility Checklist, consistent with the draft included 

in the Appendix of the District Plan, shall be completed by the applicant and submitted along 

with the standard site plan application for review and verification by Staff.  Once the site plan 

review and Policy eligibility review is completed by staff, the site plan would be reviewed by the 

Planning Commission.  The Planning Commission would review and approve the site plan per 

standard procedures, but would also make a recommendation to City Council regarding the 

project’s eligibility for the Tax Abatement Policy.  City Council would take the Planning 

Commission’s recommendation under consideration, and would make the final determination of 

whether to grant the tax abatement to the project and for what duration (one to six years).    

 

While the objectives and recommendations of the Ten Mile and Meadowbrook Commercial 

Rehabilitation District Plan would not be drafted into the Zoning Ordinance, any project seeking 

eligibility under the District’s Tax Abatement Policy would be required to meet certain standards.   
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APPENDIX 

 

PA 210 of 2005 

PA 82 of 2011 

City of Novi Tax Abatement Policy for the Ten Mile and Meadowbrook Road Commercial Rehabilitation District 

Tax Abatement Policy Eligibility Checklist 

ESRI Demographic and Income Profile – 1-Mile Radius around Intersection of Ten Mile and Meadowbrook Roads 

ESRI Tapestry Segment Descriptions – “In Style” and “Boomburbs” 
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Ten Mile and Meadowbrook Road Commercial Rehabilitation District Tax Abatement Policy 

ELIGIBILITY CHECKLIST (DRAFT) 

 

Eligibility Criteria Yes No Somewhat 
Not  

Applicable 
Undetermined Notes 

Subject property is greater than two acres in area       

Proposed project complies with all applicable standards of 

the Zoning Ordinance, is consistent with the City’s Master 

Plan for Land Use, and complies with all other applicable 

City ordinances 

      

The applicant has convincingly demonstrated that they 

would not undertake the project without approval of the tax 

abatement 

      

Applicant agrees to undergo a yearly compliance review       

Project hard costs are equal to at least 50% of current real 

property value 
      

Complies with Zoning Ordinance standards with respect to:  

• Landscaping       

• Elimination of noncompliant outdoor storage       

• Street trees       

• Stormwater management and treatment       

• Required / enhance façade materials       

• Rooftop equipment screening       

• Fire lanes and emergency access       

• Buffering of parking       

• Buffering from adjacent residential       

• Screening of loading areas       

• Screening of dumpsters       

• Screening of other accessory uses or structures       

• Shared parking       

• Pedestrian access, sidewalks, and pathways       

• Parking lot design and construction (including curbs)       

• Parking lot lighting       

• Building lighting       

• Driveway location, design, and location       

• Signage (wall signs and freestanding signs)       

  



Eligibility Criteria Yes No Somewhat 
Not  

Applicable 
Undetermined Notes 

The project is consistent with the Conceptual Objectives 

and corresponding Concept Plan of Chapter 5 of the Ten 

Mile and Meadowbrook Road Commercial Rehabilitation 

District Plan, including (but not limited to) 

      

• Consolidated / shared driveways       

• “Green” design elements       

• Non-motorized / pedestrian amenities       

• Enhanced landscaping       

• Off-site improvements (e.g. improvements to 

intersection corners)  
      

The project is consistent with the vision and scope of the 

Design Guidelines of Chapter 6 of the Ten Mile and 

Meadowbrook Road Commercial Rehabilitation District 

Plan, including (but not limited to)  

      

• Architectural elements       

• Building materials       

• Lighting       

• Amenities       
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