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PURPOSE OF A MASTER PLAN

Planning involves selecting policy choices that relate
to the community's land use, growth, and physical
development. The purpose of the Novi Master

Plan for Land Use is to identify the objectives and
strategies and state the goals for land use and
development the City will pursue to attain its goals.

STATUTORY BASIS

The Michigan Planning Enabling Act (PA 33 of
2008) enables municipalities to write a master
plan that guides development to meet current and
future needs and promotes its residents' health,
safety, and general welfare. It encourages the
wise use of resources and supports new economic
development opportunities appropriate to the
community. The master planning process asks a
community to look to the future to determine what
it wants to look like in 20 years, where it is going,
how it will get there, and how it will know it has
achieved its goals.

The Novi Master Plan for Land Use is a document
that inventories and analyzes elements that make
the community work. The Master Plan is comprised
of a vision statement and action plan with specific
strategies and tools for making coordinated land
use decisions. It also assesses current programs,
services, structures, and infrastructure into one
document to inform how the City will plan its
future.

REGIONAL CONTEXT

The City of Novi is located in southwest Oakland
County at the convergence of three major
corridors: 1-96, |-275, and M-5. The City is
located approximately 25 miles northwest of
downtown Detroit and has a population of over
66,000 residents. The City of Novi was originally
established as a township in 1832, eventually
became a village, and later incorporated as a city
in 1969. For decades, it has been one of Oakland
County’s fastest-growing municipalities. It is
bordered on the north by the Cities of Walled Lake
and Wixom and Commerce Township, the south
by the City of Northville and Northville Township,
east by Farmington Hills, and the west by Lyon
Township.

HISTORICAL CONTEXT FOR THE
MASTER PLAN

Communities change over time; therefore, a
community needs to review the Master Plan every
five years to determine if the community’s vision

is the same. This Plan represents an update to the
2016 Master Plan for Land Use created by the

Novi Planning Commission in accordance with the
Michigan Planning Enabling Act (MPEA). Previous
plans, including the 1993 Master Plan for Land Use
and Novi 2020 Master Plan for Land Use (from the
year 2000), were also consulted in this process. This
document has been updated to include all new
information available to the City (i.e., US Census,
American Community Survey, SEMCOG, and
county documents) and addresses the City’s desires
for the future.

PLANNING PROCESS

Updating the Master Plan for Land Use began in
2022 and consisted of two primary components.
The first component focused on an analysis of
issues such as demographics, natural features,

the real estate market, economic development,
and land use. The second component focused on
the existing and forecasted future transportation
network. A steering committee composed of City
Council, Planning Commission, and administrative
staff representatives was established to provide
local insight throughout the planning process. The
steering committee typically met every month to
review and comment on various sections of the
plan and attended the master plan open houses to
engage with residents.

COMMUNITY ENGAGEMENT

In 2022, the steering committee, through the

City, issued a web-based survey using Polco®
survey software. That outreach garnered 842
responses providing information on a variety

of topics, including quality of life, reasons for
selecting Novi as a community of choice, challenges
facing the city, housing preferences, level of
support for protecting natural features and open
spaces, employment and occupation, and other
demographic metrics.
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On February 25, 2023, and March 2, 2023, the
steering committee hosted two open houses for
the community to comment on the status of the
plan and land use preferences for several identified
redevelopment sites. As an introduction to the
planned open houses, the City prepared a video
explaining the master plan process, its impact on
future land use decision-making, with an invitation
to attend the scheduled open houses. This video
ran on the City’s local government channel.

The concluding components of the community
engagement process will include an opportunity to
review the draft Master Plan for Future Land Use
during the 63-day review period and participation
at a public hearing as part of the adoption process.

GUIDANCE AND MANAGEMENT

The City of Novi has a timely record of reviewing
and updating its planning documents. The City

has been on a growth trajectory since the last
quarter of the 20th century through the 1st quarter
of the 21st century. This growth has resulted in
new housing and retail developments, office and
technology businesses, and an ever-expanding
traffic network.

The outcome of this plan update focused on the
future transformation of the city’s central core.
This area is bordered by Haggerty on the east,
Beck Road on the west, Twelve Mile Road on the
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north, and Grand River on the south. This core
area contains a significant amount of the city’s
retail development, influenced by today’s shopping
preferences for e-commerce versus brick-and-
mortar retailing. National trends suggest that
suburban shopping plazas and regional shopping
centers will experience further loss in retail tenants
resulting in vacancies and conversion to non-

retail uses. In anticipation of these trends, the
2023 Master Plan for Future Land Use envisions
the transformation of these areas into mixed-use
districts allowing for a variety and mix of residential
and non-residential land uses. The plan also
introduces the walkable density concept, which
encourages higher-density residential developments
within these mixed-use districts that will help
support eating and drinking establishments, retail
shopping, offices, and open spaces.

Lastly, the plan includes assessing the
transportation network and recommendations to
improve system capacity and safety. Although not
included in this plan, a companion to this planning
effort is the Active Mobility Plan which evaluates
non-motorized options and recommendations for
the City. The Active Mobility Plan and the Master
Plan for Land Use will provide the City with solid
advice for the future that will enhance the quality
of life for Novi residents and aid in the continued
development of the community.



Pavilion Shore Park

Introduction | 11




» Novi's population is growing faster than
predicted.
» Novi's population is aging.

» Novi is diversifying: its racial/ethnic groups,
foreign born residents, and languages
other than English have grown since 2000.

DEMOGRAPHICS
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A strong understanding of a community’s in the city. To this end, the regional comparisons
demographics and its socioeconomic attributes is key  are divided into two categories; “Surrounding

to ensure the master planning process culminates in Communities,” which refer to the municipalities

the development of strategic goals and actions for that share boundaries with Novi, and “Similar-
inclusive growth and development in Novi. Through sized Communities” which refers to proximal

the data dashboard, this section will touch on the municipalities with a comparable population size.
City's major demographic trends. In addition to This section uses the data from the decennial
city-wide trends, this section also presents regional censuses, American Community Survey (ACS) 5-year
comparisons to enable a holistic understanding of estimates, and the Southeast Michigan Council of
large-scale influences on growth and development Governments (SEMCOG) Community Profile.

Figure 1: Population, 2020 Figure 2: Population Growth, 1970-2020
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The 2020 census records MNovi has witnessed dramatic population growth since its
the total population in incorporation as a aty in 1969; over the |ast decade the
MNovi as 66,243 residents. population has increased by 20%

Figure 3: Population Change: Similar-Sized Communities, 2000-2020

[ & H AL
'] I N O
] 0o, O]} 1% TEry
Niite 1T B .

2 UK Irern IFc i ke
B0, 000
40,0040
20,0

il

Farmenglon  Rochester Hifls  Royal Chal wouthieid W Bloomfield

Hlls I'wp
2000 =2000 « 2020
Between 2010 and 2020, Novi outpaced the growth rate of the Qakland County (6%) and
other similar-sized communities in the county.
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Figure 4: Population Change: Surrounding Communities, 2000-2020
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While population increase is consistent across surrounding communities, the pace of growth
varies. Although a much smaller total population, the growth rates of Lyon Township (60%) and
Wixom City (27 %) outpaced Nowvi (20%) in the last decade.

Figure 5: Novi Exceeds SEMCOG's Population Forecast for 2025
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SEMCOG's population forecasts projected nearly 7,000 Movi residents between 2015 and 2045,
However, as of 2020, the city has already surpassed the 2025 projection and is only about 1,175
shy of the 2045 forecast (67,417). With almost 1,275 new housing units underway, translating
to approximately 3,240 people, the city stands to surpass the 2045 forecasts in the next few
years, In short, Novi is growing at much faster pace than predicted.

Terra - Upcoming Housing Development

14 | City of Novi Master Plan



Figure 6: Age, 2010-2020
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With a median age of 39.2 years, Novi's population is aging; the 45-64 age cohort is the largest
(28.4% ) and 40% of the population is above 45 years of age, establishing Mowvi as a place for
mature families and experienced working professionals. The school age cohort, ages 5-14 years,
i5 the second largest group likely due to the popularity of the cty's school districts. However, the
size of this age group has shrunk in the last decade, likely correlated to the population decrease
in the 35-44 age group.

Figure 7: Race, 2010-2020
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The racial makeup of Nowi's population has changed in the past decade. The "Asian alone
population rose from 13.2% to 26.9% while the "White alone® population decreased from
60.9% to 58.1 %. The population identthying as "Black or African American alone” and "Two
or more races” experienced smaller percentage increases.
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Figure 8: Foreign-Born Population, 2020
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Due to the thriving automaotive industry, Now is a beneficiary of international visitors and
foreign-born residents. Consistent with Newvi‘s population diversifying between 2010 and 2020,
the foreign-born population in the city increased from 18.4% to 26.8% with those born in Asia
accounting for approximately 72% of the total.

Figure 9: Language Spoken at Home, 2020
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Corresponding to Novi's diverse population, 29.8% of the population speak languages other
than English at home of which more than 50% speak Asian and Pacific Islander languages. The
overall change in foreign-born population and languages spoken at home together indicate an
influx of immigrant population which impacts the housing market and the local economy.
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Figure 10: Average Household and Family Size, 2010-2020

The average household size in Novi increased slightly from 2.46 in
2.46 — 2.49 2010 to 2.49 in 2020; this deviates from a common trend observed
across cities where household sizes are decreasing.

Figure 11: Households: Similar-sized Communities, 2010-2020
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When comparing household growth in Novi with other similar-sized communities, all of them
witnessed slower growth rates. The lack of new construction to meet the housing demand is a

major issue in most communities. Novi's number of new builds caters to the regional housing
demand, leading to an overall increase in households.

Figure 12: Households: Surrounding Communities, 2010-2020
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The number of households in Nowi increased by 18.9% to 26,458 from the 2010 estimates
(22,258); though much smaller in number, the number of households in Lyon Township and

Wixom grew at a faster rate (approximately 51%) likely due to easy availability of land for
development.
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Figure 13: Educational Attainment, 2010-2020
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Novi residents benefit from some of the best school districts in the state and demonstrate a high
level of high educational attainment. Approximately 96% of the population possess at least a
high school degree and nearly 60% of Nowi's residents have earned a bachelor's degree or
higher. Among the surrounding communities, only Northville Township shows higher
educational attainment levels.

Figure 14: Median Income, Surrounding Communities, 2010-2020
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The aty’s median household income decreased from $95,131 in 2010 to 393,943 in 2020,
possibly part of the aftermath of the COVID-19 pandemic. Among the surrounding communities
all the townships have a higher median household income than Nowi, but the cities have lower
median household incomes.
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Greater Novi
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»

»

»

»

Extreme precipitation and flooding are
projected to increase.

In 2021, Novi had more flood advisories
than any of the previous 13 years.

Temperatures vary across the city, swinging
over 30 degrees depending on where you
are. This is known as the urban heat island
effect.

Climate change may impact the viability of
certain tree species as temperatures rise.

NATURAL FEATURES
& RESILIENCY
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As suburban communities have grown, the natural
environment has historically been compromised to
make space for large shopping malls, subdivisions,
and office parks. The integrity and value of the
natural environment have recently become an
influential force in development and planning
decisions. As the climate continues to change,

past policies and practices are insufficient to deal
with the new reality of higher temperatures,

more extreme precipitation events, and milder
winters. Planning for climate resilience is now an
essential part of modern-day planning practice. The
following section will inventory the natural features
within Novi, discuss their importance to planning,
quality of life, and resiliency, and provide strategies
to ensure their preservation. Since the 1990's Novi
has implemented strong policies to protect and
preserve natural areas within the city, including
establishing buffers around wetlands, adopting a
woodland protection ordinance, and implementing
low impact design principles in civic projects.

THE BUILT ENVIRONMENT

The built environment is defined as manmade
structures, networks, and spaces that have been
substantially altered beyond their natural state.

A common measure of the built environment is
the presence of impervious surfaces. According to
SEMCOG's 2010 land use analysis, roughly 30%
of Novi is impervious.' Regionally, SEMCOG's
impervious surface coverage is 15%, but because
SEMCOG includes rural and undeveloped
communities, the percentage is low compared to
Novi. The adjacent communities of Farmington
Hills and West Bloomfield Township have 37% and
26% impervious surface coverage, respectively.? In
Novi impervious surfaces are concentrated along
transportation lines and commercial corridors, with
parking lots and denser residential development as
top contributors.

Areas with high concentrations of impervious
surface have several impacts on the natural
environment and human health. Notably,
impervious surfaces increase the risk of flooding
because water cannot infiltrate into the soil and
into the groundwater system. As a result, water
flows across the ground entering stormwater
systems or ponds in lower-lying areas of the city,
picking up contaminants that eventually enter the
water system. Impervious surfaces also absorb solar
radiation increasing the ambient temperatures to

Map 1: Impervious Surface
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higher levels. These higher temperatures can be
dangerous and even fatal for sensitive populations
like seniors or persons with respiratory conditions.?

According to the National Weather Service and
lowa State University, over the past 13 years Novi
has experienced, on average, three flood advisories,
0.5 flood warnings, and 0.6 flash flood warnings
annually (Figure 15).4In 2021, Novi had more

flood advisories than any of the previous 13 years.
However, in 2022, the number declined to historic
averages.

While recent history has not shown any dramatic
changes in local weather, the Great Lakes
Integrated Science and Assessment Program
(GLISA) predicts that Novi will experience an
increase of 1.5 to 2.0 inches more rain in the next
20 to 40 years. This amount of rain seems small,
but it could correlate to one or two more flood
events per year, depending on the rate at which it
falls.
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Figure 15: Flood Events in Novi
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Figure 16: Floodway v. Floodplain
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Flooding can cause substantial damage to property
and infrastructure. The Federal Emergency
Management Agency (FEMA) quantifies flood risk
by mapping various flood zones. The floodway is
the channel directly adjacent to a body of water
that is above water during periods of normal
water elevation. The fringe areas of the floodplain
(the entire area at risk of flooding) are either in

the 1.0% or the 0.2% annual percent chance of
flooding zones. However, as precipitation events
increase in frequency and become more severe,
the 1.0% and 0.2% annual chance zones are likely
optimistic estimates meaning that infrastructure
for the 1.0% and 0.2% annual hazards is likely
underestimating the true amount of risk.

To control the movement of water and reduce
flood risk the City of Novi has adopted storm water
regulations. Most development/redevelopment
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projects in Novi require a storm water management
plan. The plan is reviewed by the city engineer and
approved by the Planning Commission.

First Street Foundation, a climate risk assessment
group that analyzes risk at a property level,
estimated that nationally 14.6 million properties are
at risk of substantial flooding, 70% higher than the
number reported by FEMA.® First Street Foundation
estimates that a 1% flood event has a 26% chance
of occurring over the next 30 years and the 0.2%
flood event has a 6% chance of occurring over

the next 30 years. According to the First Street
Foundation, an estimated 496 residential homes,
30 commercial properties, and 4 social facilities
(schools. libraries, etc.) are at minor risk of flooding
in Novi.6 While this represents less than 1% of the
city’s properties, the impacts can be grave for the
property owners.

Strategies to mitigate flooding impacts include
preserving natural areas and capturing or
infiltrating stormwater. One of the best tools

to capture and infiltrate stormwater is green
infrastructure. Broadly defined, green infrastructure
includes measures that use plant or soil systems,
permeable pavement, or other permeable surfaces
or substrates, stormwater harvest and reuse, or
landscaping to store, infiltrate, or evapotranspirate
stormwater and reduce flows to sewer systems

or to surface waters.” The table titled “Green



Map 2: Flood Hazard

Natural Features & Resiliency | 23



