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CITY of NOVI CITY COUNCIL 

Agenda Item 2 
July 13, 2015 

SUBJECT: Approval of the request of GR Meadowbrook, LLC for Huntley Manor, Site Plan JSP 14-
56 for a Preliminary Site Plan, Phasing Plan, Wetland Permit, Woodland Permit and 
Stormwater Management Plan approval in the GE, Gateway East District, with a Special 
Development Option. The property is located on the south side of Grand River Avenue, 
west of Meadowbrook Road, consisting of 26.62 acres. The applicant is proposing a 21 0-
unit multiple family, gated community. 

g(;A-v~ 
SUBMITTING DEPARTMENT: Community Development Department - Planning Division 

CITY MANAGER APPROVAL: 

BACKGROUND INFORM ATION: 

The petitioner is requesting approval of a 210 unit multiple-family gated community on a 
26.62 acre parcel on the south side of Grand River A venue west of Meadowbrook Road 
using the Special Development Option (SDO) under the Gateway East (GE) District. The 
applicant has a mix of two- and three-bedroom units resulting in a density of 7.89 units per 
acre. Landscape amenities are proposed along with a clubhouse and pool . 

The City Council tentatively approved the Special Development Option (SDO) Concept 
Plan at the March 23, 2015 City Council meeting, subject to a SDO Agreement being 
prepared and submitted for approval by the City Council. That matter is provided as a 
separate agenda item at this evening's meeting. If the agreement is approved, the next 
step is for the City Council to consider approval of the submitted Preliminary Site Plan, 
Phasing Plan, Woodland and Wetland Permits, and Stormwater Management Plan. A 
public hearing has been scheduled for the July 131h City Council meeting for consideration 
of the Site Plan and associated permits. The attached review letters provide the City's 
professional staff and consultant's reviews and recommendations. 

Staff and Consultant Comments and Recommendations 
Staff and consultants have completed a review of the Preliminary Site Plan and all reviews 
are recommending tentative approval, subject to the City Council's approval of the SDO 
Agreement (which contains a number of ordinance deviations), and subject to additional 
detail to be provided on the Final Site Plan, as noted in the review letters. There are 
several issues highlighted for consideration, as detailed below. 

1. The Planning review letter recommends approval of the revised Preliminary Site 
Plan, noting the following: 

a . Additional detail shall be provided on the Final Site Plan submittal regarding 
the pedestrian-scale street lighting along Grand River Avenue frontage, 
including specifications and location of the proposed fixtures. 

b. The applicant has proposed street lighting for the proposed internal private 
streets that is decorative in nature and does not meet the ordinance 
standards for full cut-off lighting fixtures. Although this deviation was 
identified in the Concept Plan review, staff neglected to include this 



deviation as a part of the City Council motion for approval of that plan. This 
deviation has now been included in the draft SDO Agreement for 
consideration by the City Council. If this deviation is not approved as a part 
of the SDO Agreement, the applicant shall provide full cut-off lighting fixtures 
throughout the development at the time of Final Site Plan Review. 

2. The Engineering review letter recommends approval of the revised Preliminary Site 
Plan, but indicates that a sidewalk/boardwalk shall be provided on the south side 
of Midtown Circle, east of Building 7, unless the City Council approves a deviation 
for this requirement as recommended, and as provided in the SDO Agreement. 

During the review of the Preliminary Site Plan, the City's Wetland Consultant noted 
that there is a conflict between the required sidewalk on the south side of Midtown 
Circle and an existing regulated wetland within an MDEQ-protected conservation 
easement. Wetland impact permits were previously granted for the former 
Brooktown development, and as a result, the conservation easement has already 
been granted to the MDEQ for the remaining existing wetlands. Further impacts to 
the wetland would require an adjustment to the previously granted MDEQ 
conservation easement. 

To eliminate the conflict with the existing wetland, the applicant has proposed to 
eliminate the sidewalk/boardwalk on the south side of the street and proposed 
crosswalks to the north side of the street for a length of approximately 200 feet. 
Staff is in support of this deviation, as it is unlikely that the MDEQ would look 
favorably on modifying an existing conservation easement (even to allow sidewalk 
or a boardwalk), the distance is relatively short, and provisions have been made to 
cross pedestrians to the other side of the street. Given the current site layout, there 
is insufficient space to move the sidewalk to avoid the conflict. This deviation is 
included in the draft SDO Agreement for consideration by the City Council. 

3. The Landscape review letter recommends approval, but indicates that additional 
detail shall be provided regarding existing vegetation along the south property line, 
adjacent to the single family homes. Supplemental planting and screening will 
need to be evaluated on a revised Landscape Plan for this area at the time of Final 
Site Plan submittal to insure the ordinance standards for opacity will be met. 

4. The Wetland Review, Woodland Review, Traffic Review, Facade Review and Fire 
Department review all recommend approval of the revised Preliminary Site Plan 
with additional detail to be addressed on the Final Site Plan Review. 

The applicant has provided a response letter describing how the highlighted concerns will 
be addressed on the Final Site Plan. 

Public Hearing and Planning Commission Recommendation 
A public hearing for the request was held by the Planning Commission on February 25, 
2015. At that meeting, the Planning Commission recommended approval of the Huntley 
Manor Special Development Option Concept Plan JSP 14-56. Relevant minutes from the 
Planning Commission meeting are attached. 

City Council Action 
City Council held a public hearing on March 23, 2015 per Section 3.12.6.B.i.d of the Zoning 
Ordinance, as part of the consideration of the concept plan. Following the public hearing, 
the City Council's motion indicated tentative approval of the plan, and directed the City 



Attorney to prepare an SDO Agreement to be brought back before the City Council for 
final approval. Relevant minutes from the City Council meeting are attached. 

Final approval of the SDO Agreement is scheduled to be considered on July 131h as a 
separate agenda item. If the Agreement is approved, consideration of the Preliminary 
Site Plan and associated plans and permits, will be considered, as noted below. 

ACTION: 
Approval of the request of GR Meadowbrook, LLC for Huntley Manor, Site Plan JSP 14-56 
for a Preliminary Site Plan, Phasing Plan, Wetland Permit, Woodland Permit and Stormwater 
Management Plan approval in the GE, Gateway East District, with a Special Development 
Option, subject to the following conditions to be addressed on the Final Site Plan: 

1. Additional detail being provided on the Final Site Plan regarding the pedestrian­
scale street lighting along the Grand River Avenue frontage, including lighting 
specifications and location of the proposed fixtures. 

2. Applicant shall provide full cut-off lighting fixtures throughout the development 
(unless the City Council approves this deviation, as recommended for 
consideration of approval in the SDO Agreement). 

3. Applicant shall provide a sidewalk/boardwalk on the south side of Midtown Circle 
east of Building 7 (unless the City Council approves this deviation, as 
recommended for consideration of approval in the SDO Agreement). 

4. Applicant shall provide additional detail to the satisfaction of the City's Landscape 
Architect at the time of Final Site Plan review regarding existing vegetation near the 
south property line, and shall provide supplemental planting and screening to 
generally meet the City's opacity standards. 

5. The Applicant's compliance with the conditions and items listed in the staff and 
consultant review letters being addressed on the Final Site Plan. 

This motion is made based on the following findings: 

a. The project results in a recognizable and substantial benefit to the ultimate users of 
the project and to the community, where such benefit would otherwise be 
unfeasible or unlikely to be achieved by a traditional development; 

b. In relation to a development otherwise permissible as a Principal Permitted Use 
under Section 3.1.16.B the proposed type and density of development does not 
result in an unreasonable increase in the use of public services, facilities and utilities, 
and does not place an unreasonable burden upon the subject and/or surrounding 
land and/or property owners and occupants and/or the natural environment; 

c. Based upon proposed uses, layout and design of the overall project, the proposed 
building facade treatment, the proposed landscaping treatment and the 
proposed signage, the Special Development Option project will result in a material 
enhancement to the area of the City in which it is situated; 

d. The proposed development does not have a materially adverse impact upon the 
Master Plan for Land Use of the City, and is consistent with the intent and spirit of this 
Section; 

e. In relation to a development otherwise permissible as a Principal Permitted Use 
under Section 3.1.16.B, the proposed development does not result in an 
unreasonable negative economic impact upon surrounding properties; 

f. The proposed development contains at least as much useable open space as 
would be required in this Ordinance in relation to the most dominant use in the 
development; 

g. Each particular proposed use in the development, as well as the size and location 



of such use, results in and contributes to a reasonable and mutually supportive mix 
of uses on the site, and a compatibility of uses in harmony with the surrounding area 
and other downtown areas of the City; 

h. The proposed development is under single ownership and/or control such that 
there is a single person or entity having responsibility for completing the project in 
conformity with this Ordinance; 

i. Relative to other feasible uses of the site, the proposed use will not cause any 
detrimental impact on existing thoroughfares in terms of overall volumes, capacity, 
safety, vehicular turning patterns, intersections, view obstructions, line of sight, 
ingress and egress, acceleration/deceleration lanes, off-street parking, off-street 
loading/unloading, travel times and thoroughfare level of service; 

j. Relative to other feasible uses of the site, the proposed use will not cause any 
detrimental impact on the capabilities of public services and facilities, including 
water service, sanitary sewer service, storm water disposal and police and fire 
protection to service existing and planned uses in the area; 

k. Relative to other feasible uses of the site, the proposed use is compatible with the 
natural features and characteristics of the land, including existing woodlands, 
wetlands, watercourses and wildlife habitats; 

I. Relative to other feasible uses of the site, the proposed use is compatible with 
adjacent uses of land in terms of location, size, character, and impact on adjacent 
property or the surrounding neighborhood; 

m. Relative to other feasible uses of the site, the proposed use is consistent with the 
goals, objectives and recommendations of the City's Master Plan for Land Use. 

n. Relative to other feasible uses of the site, the proposed use will promote the use of 
land in a socially and economically desirable manner; and 

o. Relative to other feasible uses of the site, the proposed use is ( 1) listed among the 
provision of uses requiring special land use review as set forth in the various zoning 
districts of this Ordinance, and (2) is in harmony with the purposes and conforms to 
the applicable site design regulations of the zoning district in which it is located. 

1 2 y N 1 2 y N 
Mayor Gatt Council Member Mutch 
Mayor Pro Tern Staudt Council Member Poupard 
Council Member Casey Council Member Wrobel 
Council Member Markham 



location 
Zoning 

Future land Use 
Natural features 





Subject Property 

D Single Family 
D Multiple Family 
• Industrial RD Tech 
• TC Gateway 
D Private Park 



Subject Property 

D R-4: One-Family Residential District 
D RM-1: Low-Density Multiple Family 
D RM-2: High-Density Multiple Family 
• B-3: General Business District 
• GE: Gateway East District 

1-1: Light Industrial District 
• NCC: Non-Center Commercial District 
0 OS-1: Office Service District 
D P-1: Vehicular Parking District 
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GRAPHIC SCALE 

( IN FEET ) 
1 Inch - 100 ft. 
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FREEBOARD = 685.4 

HIGH WATER = 664.4 

EDGE OF 
WATER 

LOW WATER = 679.56 

DETENTION BASIN 

CATCH BASIN 
RIM=B83.70 
12• SE 878.93 I.E. 
1» WEEP HOLES 881.03 I.E. 
1• WEEP HOLES 879.58 I.E. 
BOTTOM/STR 873.40 I.E. 

GRAPIITC SCALE 

( IN FEET ) 
1 Inch = 30 ft. 

PRE AND POST DEVELOPMENT 
STORM WATER DISCHARGE 

AREA: 

DISCHARG8 

VOWME: 

PRE-DEVELOPMENT 

20.15 ACRES 

33.24 CFS 

69,495 C.F. 

POST-DEVELOPMENT 

23.34 ACRES 

3.50 CFS 

206,225 C.F. 

STORM WATER DETENTION CALCULATIONS 

Storm Water Detention Calculation 

I sTORM WATER DETENTION CALCULATIONS FOR EXISTING BASIN 

(100 YEAR STORM EVENT), PER APPROVED PLANS BY JCK AND ASSOC. 

Qall = 
AC . = 
c = 

Qo = 

T = 

Vs = 

VI = 

3.70 cfs ( 0.1 5 c fs/AC.) 

24.67 (A REA TRIBUTA RY TO THE DETENTION BASIN ) 

062 

Qall / l AC_ x C ) = 0 _24 

-25 + SQRT(10312.5/Qo) 181.12 min. 

((16500 X T)/(T + 25))-(40 X Qo X T)= 12740.29 C.F./Ac. imp. 

Vs X AC. X C = 194239.26 C.F. 

TOTAL DETENTION VOLUME REQUIRED= ~239 C.F. 

PROPOSED STORM WATER DETENTION CALCULATIONS FOR PROPOSED 

DEVELOPMENT (100 YEAR STORM EVENT) 

DETENTION PROV IDED IN EXISTING BASIN 
ELEVATION AREA(s.f. ) VOLUM E 

I 
~j 

~X 
I 

BB5 

CHAINLINK 
FENCE 

Qall = 

AC . = 
c = 

Qo = 

T = 

Vs = 

VI = 

3.51 cfs ( 0.15 cfs/AC.) 

23.39 (A REA TRIBUTARY TO THE DETE NTION BASIN ) 

0.69 

Qall I ( AC. x C ) = 0.22 

-25 + SQRT(10312.5/Qo) 192.80 min. 

((16500 X l)I(T + 25)}-(40 X Qo X T)= 12929.54 C_F_ /Ac 1mp. 

Vs X AC. XC = 208671.1 2 C.F. 

884.4 59 134 

884 53629 

883 48568 

862 44333 

881 38683 

880 33108 

879.58 30589 

TOTAL DETENTION VOLUME REQ UIRED= 208 ,671 C.F. 

TOTAL 

C-FACTOR CALCULATIONS 

BROOK TOWN 
C -Factor Determi nation 
Tri butary Area = 23 39 Ac 

Impervious Areas 
Si dewa lks= 

Roads = 

Buildings and Dri'Rways = 

Pervious Areas 
Lawn A reas /Open Space:: 

Park Areas:: 
Group B= 0.93 Ac. 

Group C = 1.94 Ac. 

Low Water 

I c Avg. - o.ssl 

0 99 Ac 

2.47 Ac. 
941 Ac 

12.87 Ac. at C = 0.95 

6.95 Ac. at C = 0.35 

2.87 Ac. at C = 0.28 
ate= 0.25 
ate= 0.30 

0.7 Ac. at C = 1.00 

22553 C. F. 

5 1099 C. F. 

4645 1 C.F. 

41508 C. F. 

35896 C_F_ 

13376 C. F. 

210881 C.F. 

EXISTING DETENTION BASIN OUTLET STRUCTURE DETAIL 

FREE EOARD LEV=-L: E85.4 

SEED 
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BB4. I 
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3G" Clv1P 

\ CO'I:::. BASE 

L4· ~;A-I- IV ~;H-11-

EXTRE~~E CARE lviJST BE EXERCISED TO INSURE 

OUTLET HOL:::S ~v1UST BE =>_fi.CED AT Tf-E BOTTD\1 
:J=- THE 3AS N JI.ND THEI:::: C.b...=>AC TY MUST 3::: SUCf­
Tr-AT A PERIOJ OF AT _EAST 48 HOURS WILL EE 

IHP..I -ll- ()lJIII-1 HOI I-S II\ IHI- ~>IP.I\1:11'11'1- l 0111111) D :l.JIII .!!.. 1-YIAI< Sl:l?\~ VDilJiv11 
DO NOT BECm~E CLQ:=;:=;:::o WITH SEJ lvi:::NT. ~SE:. OP.KLANC CCU~ TY DRAI\J C0\1MISSIO\JER'S 

"SEDIIv1E'H BASir~ DES Gl\ CRI-ERIJI." =-oR I\Liv1BER OF 
)JTLE- HD_ES RUJIREC) 

MAINTENANCE SCHEDULE= 
THE PROPERTY OWNER IS RESPONSIBLE FOR THE MAINTENANCE OF THE 
DETENTION BASIN. MAINTENANCE SHOULD BE PERFORMED FOLLOWING 
ANY ANY STORM AND SHOULD INCLUD8 

1. CHECKING THE DEPTH OF SEDIMENT DEPOSIT TO 
ENSURE THE CAPACITY OF THE BASIN IS ADEQUATE FOR 
STORM WATER AND SEDIMENT DEPOSITION, AND FOR THE 
REMOVING OF SEDIMENT. 

2. CHECKING THE BASIN FOR PIPING, SEEPAGE, OR 
OTHER MECHANICAL DAMAGE. 

J. CHECKING FOR THE PRESENCE OF ANY SOIL CAKING, 
WHICH WOULD PREVENT PROPER DRAINAGE FROM THE 
BASIN. 

4. CHECKING THE OU1FALL TO ENSURE DRAINAGE IS NOT 
CAUSING ANY ROSI\IE VELOCITIES AND TO ENSURE THE 
CURET IS NOT CLOGGED. 

5. ANY PROBLEM DISCOVERED DURING THE MAINTENANCE 
CHECKS SHOULO BE ADDRESSED IMMEDIATELY. 

6. SEDIMENT REMOVED DURING CLEANING SHOULO BE 
PLACED AT AN UPLAND AREA AND STABIUZED SO THAT 
IT DOES NOT RE-ENTER THE DRAINAGE COURSE. 
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STORM WATER MANAGEMENT PLAN 

SEIBER, KEAST 
ENGINEERING, L.L.C. 

CONSUL liNG ENGINEERS 
100 MAINCENlRE • SUITE 10 • NORTHVILLE, MICHIGAN • 46167 

PHONE: 246.306.3331 FAX: 246.306.3335 

SHEET 

4 



® c~:' 

• 

) 

llliL IIll 
""="'"'' 
<.ATCH BAS"_/ 

~·=·"·" 

'""'" '""'" RIM-OOH.S 
,. ",,, .. I.~ 
1' l'<:OP <OLE<'"·" I 
I' l'<:OP <OLE>""·" I 

"'''"/'"' '"""' "' 

LOT 3l1 

/ .S' CO'<ORET"E ~'LK 

PHASES 

~EI>OO~JROOI< GLE~S SUDDI\151011 W 3 
U6ER 145 OF P.Al5; PA:;E 1, 
01\\Lh~D •;OUNT1 REGClOS 

2 THRU 21 

I {15TING 

~ I 'JJLC~J 

I I I I 
I' I Ll 

L 

E~ISTI~G 
JElEN no; 
"·"~ 

"I:H ""I" "" '"'" 120CO!O>OLG 
1" 1\EP HOLE> '"' OJ L~ 
1' "" <OL£8 071l 58 L~ 

BO"TTl,,'ST, 07J 4C L~ 

-k~DE«<KREE 

----- T(W;ti-,e:;.7< 

"""'" o;olrJ 

""='""" r'?' NW '"'·" 

/ ;~. SO 07~" I.E 

" 

' L 

CJ\ICC '"'" ""=''"" 

) 

<·ATO> ''"' ""-"''-'' 
12' """·" 1.~ 
1' """ «>.£< 8l<.08 L 

1' """ <OU" ""·" L 
E<lT'<:MI<TR '"'·" 1.[ 

LOT 331 

' ' 

I 
I 

I 

!_ 

I 
' 

i 
! 

I 
I 

SCALE 

( IN FEET ) 

! 
I 

I 
I 
i 

I 
! 

I 
I 

I 
I 

-
' I 

-, 
I 

I 

Horizontal Scale: 1 Inch • 100 ft. 

! 
I 

I 

,, 

/ 

"r-·~ 
.J -"""'""~,=-# 
~ 

' 

~CAil·l\\llP.OCK GLINS $LDD~OION NO 3 
USER 145 OF PLATS, 'AGE 1, 

J.\Kli'ND GOLNW RECJRDI 

PHASE 

I 
--..~ 

' I 

I 
I 

I 

1 

REVISIONS 

2 

P::R CITY REVIEW 

PRELI~INARY S TE PLAN 

DAE 

4-6-15 

- -,- - DESIGI\I:::D BY: 
DJI.T _: C~-U3 -l 4 CHECKEJ BY: 

AA 

JOB NUMBER: 12-019 

\ I ''" '''"""' >"J.l. T{II.I=AA'i"'' 

E~STII~G 
DElENTIOII 

HA.SIN 

CAI<I' '"''" ""="'·'" 12' " 0?0,,0 I.G 

,. '"'" <OLE> ""'·" 1.~ 1' \\'C[P HOL" 8'8,,8 1.~ 
'OTTOMfS!le 0"-40 I.E 

r•II7DIIL< 

SB~'4 tn.J'~(~IL~: . • oo;.so'(RWl f.' 
SOU'5Z'16'~(') { 00"-li'(R) 

HUNTLEY MANOR 
SECTION 23, TOWN 1 NORTH, RANGE 8 EAST 
CITY OF NOVI, OAKLAND COUNTY, JUCmGAN 

PHASING PLAN 

SEIBER, KEAST 
ENGINEERING, L.L.C. 

CONSUL liNG ENGINEERS 
100 MAINCENlRE • SUITE 10 • NORTHVILLE, MICHIGAN • 48167 

PHONE: 248.308.3331 FAX: 248.308.3335 

SHEET 

5 



(j) (~) 

) 

11'!111'11 

11'!111'11 

OPEN SPACE ACREAGE = 8.94 ACRES 

PERCENTAGE OF OPEN SPACE: 8.94/26.62 
= 33.6% 

SCALE 

T •·• liiiiiiiiiii T i 
( IN FEET ) 

r-J 
I 
I 
I 

L_/ 

Horizontal Scale: 1 Inch • 100 ft. 

CHERRY HILL ROAD 
'{ARIABLE 1\0lH lilGHT OF WM 

i 

REVISIONS 
PER :::ITY REVI:OW 11-21-14 

PRFI MINA'iY SITF PI AN 4-f.-ICJ 

_ _ _ DESIGI\I:::D BY: A_A 
DJI.T _: C~-U3 -l 4 CHECKEJ BY: C: •; 

JOB NUMBER: 12-019 

LEGEND 

OPEN SPACE: ~~~~ 

HUNTLEY MANOR 
SECTION 23, TOWN 1 NORTH, RANGE 8 EAST 
CITY OF NOVI, OAKLAND COUNTY, JUCmGAN 

OPEN SPACE PLAN 

SEIBER, KEAST 
ENGINEERING, L.L.C. 

CONSUL liNG ENGINEERS 
100 MAINCENlRE • SUITE 10 • NORTHVILLE, MICHIGAN • 48167 

PHONE: 248.308.3331 FAX: 248.308.3335 

SHEET 

6 



FIRST FLOOR PLAN

UNIT 'A' UNIT 'B'

UNIT 'A' UNIT 'B'

SCALE: 1/8" = 1'-0"

SECOND FLOOR PLAN

UNIT 'C' UNIT 'D'

UNIT 'E'

UNIT 'C' UNIT 'D'

UNIT 'E'

SCALE: 1/8" = 1'-0"

SHEET NUMBER

DATE

CHECKED BY

CAD FILENAME

DRAWN BY

C
LI

EN
T/

PR
O

JE
C

T
SH

EE
T 

TIT
LE

PRELIMINARY

BIDS

PERMITS

CONSTRUCTION

REVISIONS

JOB NUMBER

5-15-14

00-00-00

00-00-00

00-00-00

BN

XXX.dwg

XXX

3228

00-00-00

SHEET NUMBER

DATE

CHECKED BY

CAD FILENAME

DRAWN BY

C
LI

EN
T/

PR
O

JE
C

T
SH

EE
T 

TIT
LE

PRELIMINARY

BIDS

PERMITS

CONSTRUCTION

REVISIONS

JOB NUMBER

5-15-14

00-00-00

00-00-00

00-00-00

BN

XXX.dwg

XXX

3228

00-00-00

SHEET NUMBER

DATE

CHECKED BY

CAD FILENAME

DRAWN BY

C
LI

EN
T/

PR
O

JE
C

T
SH

EE
T 

TIT
LE

PRELIMINARY

BIDS

PERMITS

CONSTRUCTION

REVISIONS

JOB NUMBER

5-15-14

00-00-00

00-00-00

00-00-00

BN

XXX.dwg

XXX

3228

00-00-00

SPA

04-06-15

00-00-00

00-00-00



SCALE: 1/4" = 1'-0"

FIRST FLOOR PLAN

UNIT 'A' UNIT 'B'
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SECOND FLOOR PLAN

SCALE: 1/4" = 1'-0"

UNIT 'C' UNIT 'D'
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SCALE: 1/4" = 1'-0"
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REAR ELEVATION - A
SCALE: 1/4" = 1'-0"

RIGHT SIDE ELEVATION - A
SCALE: 1/4" = 1'-0"LEFT SIDE (OPPOSITE HAND)

FRONT ELEVATION - A
SCALE: 1/4" = 1'-0"
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FRONT ELEVATION - B
SCALE: 1/4" = 1'-0"

REAR ELEVATION - B
SCALE: 1/4" = 1'-0"

RIGHT SIDE ELEVATION - B
SCALE: 1/4" = 1'-0"LEFT SIDE (OPPOSITE HAND)
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FRONT ELEVATION - C
SCALE: 1/4" = 1'-0"

REAR ELEVATION - C
SCALE: 1/4" = 1'-0"

RIGHT SIDE ELEVATION - C
SCALE: 1/4" = 1'-0"LEFT SIDE (OPPOSITE HAND)
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FIRST FLOOR PLAN - CLUBHOUSE
SCALE: 1/4" = 1'-0"

FRONT ELEVATION - CLUBHOUSE
SCALE: 1/8 = 1'-0"
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LEFT  ELEVATION - CLUBHOUSE

SCALE: 1/8 = 1'-0"

RIGHT ELEVATION - CLUBHOUSE

SCALE: 1/8 = 1'-0"

REAR ELEVATION - CLUBHOUSE

SCALE: 1/8 = 1'-0"
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SHUTTERS: 
MID-AMERICA 
Custom Board 
and Batten Vinyl 
Shutters - Joined 
“Z” Style “FEDERAL 
BROWN”

BRICK: TRIANGLE “TUSCAN”

SIDING: JAMES HARDIE 
HARDIEPLANK “COBBLE 
STONE” JH-40-10

SHUTTERS: 
MIDAMERICA 
“BLACK” 
2-PANEL SHUTTER

SIDING: 
JAMES HARDIE 
HARDIEPLANK 
“KHAKI BROWN” 
JH-20-30

TRIM:
SHERWIN WILLIAMS
SW7031 “MEGA GREIGE”

ASPHALT SHINGLES: CERTAINTEED 
DIMENSIONAL SHINGLE IN “WEATHERED WOOD”

ASPHALT SHINGLES: CERTAINTEED 
DIMENSIONAL SHINGLE IN “WEATHERED WOOD”

ASPHALT SHINGLES: CERTAINTEED 
DIMENSIONAL SHINGLE IN “WEATHERED WOOD”

BRICK: TRIANGLE “PINE FOREST”

BRICK: COLUMBUS BRICK CO. “ASHLEIGH”

CLUBHOUSE & B TRIM:
SHERWIN WILLIAMS
SW7036 “ACCESSIBLE BEIGE”

STONE: BORAL - DRESSED 
FIELDSTONE “CHARDONNAY”

C

A

SIDING: JAMES 
HARDIE 
HARDIEPLANK 
“ARCTIC WHITE” 
JH-10-20

TRIM:
SHERWIN WILLIAMS
SW7006 “EXTRA WHITE”

FIRST FLOOR PLAN

UNIT 'A' UNIT 'B'

UNIT 'A' UNIT 'B'

SCALE: 1/8" = 1'-0"
SECOND FLOOR PLAN

UNIT 'C' UNIT 'D'

UNIT 'E'

UNIT 'C' UNIT 'D'

UNIT 'E'

SCALE: 1/8" = 1'-0"
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SITE

PLANTING PLAN

SCALE 1" = 30'

NORTH

L101

NORTH

L101

L102

L103

L104

NO SCALE

CONTRACTOR TO TILL OR DISK SUBGRADE TO

4" DEPTH AND INSTALL 6" COMPACTED DEPTH TOPSOIL IN

ALL LAWN AREAS - FROM ONSITE 

ALL LANDSCAPE EDGES ARE SHOVEL CUT

CONTRACTOR RESPONSIBLE FOR HAND WATERING ALL

PLANTINGS FOR ONE YEARS FROM THE START OF THE

WARRANTY PERIOD IF NEEDED.

PLANTINGS THAT PERISH DUE TO LACK OF WATER DO

NOT QUALIFY AS THE ONE REQUIRED REPLACEMENT

PLANT AS STATED IN THE SPECIFICATION, AND SHALL BE

REPLACED.

CONTRACTOR IS ALSO RESPONSIBLE FOR WATERING

ALL NEWLY PLANTED LAWN AREAS FOR ONE YEAR FROM

THE START OF THE WARRANTY PERIOD. NEWLY PLANTED

LAWN AREAS THAT PERISH DUE TO LACK OF WATER DO

NOT QUALIFY AS THE REQUIRED REPLACEMENT  TO

ESTABLISH A HEALTHY FULL DENSE LAWN AS STATED IN

THE SPECIFICATION, AND SHALL BE REPLACED.

MULCH TO BE DOUBLE SHREDDED HARDWOOD BARK

MULCH

NO GROUND WOOD PALETTE MULCH PERMITTED

PLANTING BEDS TO RECEIVE 70% LOAM TOPSOIL, 10%

COMPOST, 20% SAND; EXCAVATE PLANT BED, DISPOSE

OF SPOILS OFF SITE, INSTALL PLANT MIX

HAND TILL INTO PLACED PLANT MIX:

(1)  6 CU. FT. BALE CANADIAN PEAT

(1)  40LB BAG DRIMANURE

(1)  40 LB BAG SHEMINS 13-13-13 MULTI PURPOSE 

FERTILIZER

PER 100 SQ FT BED AREA.

HAND TILL INTO PROVIDED PLANT MIX TO A DEPTH OF 12"

MINIMUM

ALL TREES TO HAVE CLAY OR LOAM BALLS, TREES

WITH SAND BALLS WILL BE REJECTED.

ALL SINGLE STEM SHADE TREES TO HAVE STRAIGHT

TRUNKS AND SYMMETRICAL CROWNS.

ALL SINGLE TRUNK SHADE TREES TO HAVE A

CENTRAL LEADER, TREES WITH FORKED OR

IRREGULAR TRUNKS WILL NOT BE ACCEPTED.

ALL MULTI-STEM TREES SHALL BE HEAVILY

BRANCHED AND HAVE SYMMETRICAL CROWNS. ONE

SIDED TREES OR THOSE WITH THIN OR OPEN

CROWNS SHALL NOT BE ACCEPTED.

ALL EVERGREEN TREES SHALL BE HEAVILY

BRANCHED AND FULL TO THE GROUND,

SYMMETRICAL IN SHAPE AND NOT SHEARED FOR

THE LAST FIVE GROWING SEASONS.

NO MACHINERY IS TO BE USED WITHIN THE

DRIPLINE OF EXISTING TREES. HAND GRADE ALL

LAWN AREAS WITHIN DRIPLINE OF EXISTING TREES.

ALL TREE LOCATIONS SHALL BE STAKED BY

LANDSCAPE CONTRACTOR AND ARE SUBJECT TO

THE APPROVAL OF THE LANDSCAPE ARCHITECT

PRIOR TO INSTALLATION OF THE PLANT MATERIAL.

IT IS MANDATORY THAT POSITIVE DRAINAGE IS

PROVIDED AWAY FROM ALL BUILDINGS, WALKS AND

PAVED AREAS.

ALL PLANTING BEDS SHALL RECEIVE 3" SHREDDED

BARK MULCH. SEE SPECIFICATIONS.

SEE SPECIFICATIONS FOR ADDITIONAL COMMENTS,

REQUIREMENTS, PLANTING PROCEDURES AND

WARRANTY STANDARDS.

SOD LAWN AREAS - ALL LAWN AREAS BETWEEN

CURBS AND BUILDINGS OR BETWEEN BUILDINGS,

DISK SOIL TO 6" DEEP BEFORE TOPSOIL PLACEMENT

C

B

D

A

E

F

G

H

I

J

K

1

TREE PROTECTION FENCE - SEE 2/L106

SNOW STOCKPILE AREA, TYP.

1

2

QUANTITY

TREE TYPE KEY 

TREE SYMBOL

FA3

3

PLANT LIST-SEE SHEET L100

PLANTING DETAILS-SEE SHEET L108

ALL PROPOSED LAWN AREAS TO BE IRRIGATED SOD.
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SITE

PLANTING PLAN

SCALE 1" = 30'

NORTH

L102

CONTRACTOR TO TILL OR DISK SUBGRADE TO

4" DEPTH AND INSTALL 6" COMPACTED DEPTH TOPSOIL IN

ALL LAWN AREAS - FROM ONSITE 

ALL LANDSCAPE EDGES ARE SHOVEL CUT

CONTRACTOR RESPONSIBLE FOR HAND WATERING ALL

PLANTINGS FOR ONE YEARS FROM THE START OF THE

WARRANTY PERIOD IF NEEDED.

PLANTINGS THAT PERISH DUE TO LACK OF WATER DO

NOT QUALIFY AS THE ONE REQUIRED REPLACEMENT

PLANT AS STATED IN THE SPECIFICATION, AND SHALL BE

REPLACED.

CONTRACTOR IS ALSO RESPONSIBLE FOR WATERING

ALL NEWLY PLANTED LAWN AREAS FOR ONE YEAR FROM

THE START OF THE WARRANTY PERIOD. NEWLY PLANTED

LAWN AREAS THAT PERISH DUE TO LACK OF WATER DO

NOT QUALIFY AS THE REQUIRED REPLACEMENT  TO

ESTABLISH A HEALTHY FULL DENSE LAWN AS STATED IN

THE SPECIFICATION, AND SHALL BE REPLACED.

MULCH TO BE DOUBLE SHREDDED HARDWOOD BARK

MULCH

NO GROUND WOOD PALETTE MULCH PERMITTED

PLANTING BEDS TO RECEIVE 70% LOAM TOPSOIL, 10%

COMPOST, 20% SAND; EXCAVATE PLANT BED, DISPOSE

OF SPOILS OFF SITE, INSTALL PLANT MIX

HAND TILL INTO PLACED PLANT MIX:

(1)  6 CU. FT. BALE CANADIAN PEAT

(1)  40LB BAG DRIMANURE

(1)  40 LB BAG SHEMINS 13-13-13 MULTI PURPOSE 

FERTILIZER

PER 100 SQ FT BED AREA.

HAND TILL INTO PROVIDED PLANT MIX TO A DEPTH OF 12"

MINIMUM

ALL TREES TO HAVE CLAY OR LOAM BALLS, TREES

WITH SAND BALLS WILL BE REJECTED.

ALL SINGLE STEM SHADE TREES TO HAVE STRAIGHT

TRUNKS AND SYMMETRICAL CROWNS.

ALL SINGLE TRUNK SHADE TREES TO HAVE A

CENTRAL LEADER, TREES WITH FORKED OR

IRREGULAR TRUNKS WILL NOT BE ACCEPTED.

ALL MULTI-STEM TREES SHALL BE HEAVILY

BRANCHED AND HAVE SYMMETRICAL CROWNS. ONE

SIDED TREES OR THOSE WITH THIN OR OPEN

CROWNS SHALL NOT BE ACCEPTED.

ALL EVERGREEN TREES SHALL BE HEAVILY

BRANCHED AND FULL TO THE GROUND,

SYMMETRICAL IN SHAPE AND NOT SHEARED FOR

THE LAST FIVE GROWING SEASONS.

NO MACHINERY IS TO BE USED WITHIN THE

DRIPLINE OF EXISTING TREES. HAND GRADE ALL

LAWN AREAS WITHIN DRIPLINE OF EXISTING TREES.

ALL TREE LOCATIONS SHALL BE STAKED BY

LANDSCAPE CONTRACTOR AND ARE SUBJECT TO

THE APPROVAL OF THE LANDSCAPE ARCHITECT

PRIOR TO INSTALLATION OF THE PLANT MATERIAL.

IT IS MANDATORY THAT POSITIVE DRAINAGE IS

PROVIDED AWAY FROM ALL BUILDINGS, WALKS AND

PAVED AREAS.

ALL PLANTING BEDS SHALL RECEIVE 3" SHREDDED

BARK MULCH. SEE SPECIFICATIONS.

SEE SPECIFICATIONS FOR ADDITIONAL COMMENTS,

REQUIREMENTS, PLANTING PROCEDURES AND

WARRANTY STANDARDS.

SOD LAWN AREAS - ALL LAWN AREAS BETWEEN

CURBS AND BUILDINGS OR BETWEEN BUILDINGS,

DISK SOIL TO 6" DEEP BEFORE TOPSOIL PLACEMENT

C

B

D

A

E

F

G

H

I

J

K

1

TREE PROTECTION FENCE - SEE 2/L106

SNOW STOCKPILE AREA, TYP.

1

2

QUANTITY

TREE TYPE KEY 

TREE SYMBOL

FA3

3

PLANT LIST-SEE SHEET L100

PLANTING DETAILS-SEE SHEET L108

ALL PROPOSED LAWN AREAS TO BE IRRIGATED SOD.

NORTH

L101

L102

L103

L104

NO SCALE

SITE
PLANTING PLAN

PRELIMINARY DATE

ISSUE DATE

REVISION DATE

SHEET NUMBER

SHEET

BROOKTOWN

MEADOWBROOK ROAD AT

GRAND RIVER AVENUE

NOVI, MICHIGAN

www.missdig.net

1-800-482-7171

(TOLL FREE)

Know what's

before you dig

GR MEADOWBROOK

31550 NORTHWESTERN HWY.

SUITE 220

FARMINGTON HILLS, MI 48334
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L103

CONTRACTOR TO TILL OR DISK SUBGRADE TO

4" DEPTH AND INSTALL 6" COMPACTED DEPTH TOPSOIL IN

ALL LAWN AREAS - FROM ONSITE 

ALL LANDSCAPE EDGES ARE SHOVEL CUT

CONTRACTOR RESPONSIBLE FOR HAND WATERING ALL

PLANTINGS FOR ONE YEARS FROM THE START OF THE

WARRANTY PERIOD IF NEEDED.

PLANTINGS THAT PERISH DUE TO LACK OF WATER DO

NOT QUALIFY AS THE ONE REQUIRED REPLACEMENT

PLANT AS STATED IN THE SPECIFICATION, AND SHALL BE

REPLACED.

CONTRACTOR IS ALSO RESPONSIBLE FOR WATERING

ALL NEWLY PLANTED LAWN AREAS FOR ONE YEAR FROM

THE START OF THE WARRANTY PERIOD. NEWLY PLANTED

LAWN AREAS THAT PERISH DUE TO LACK OF WATER DO

NOT QUALIFY AS THE REQUIRED REPLACEMENT  TO

ESTABLISH A HEALTHY FULL DENSE LAWN AS STATED IN

THE SPECIFICATION, AND SHALL BE REPLACED.

MULCH TO BE DOUBLE SHREDDED HARDWOOD BARK

MULCH

NO GROUND WOOD PALETTE MULCH PERMITTED

PLANTING BEDS TO RECEIVE 70% LOAM TOPSOIL, 10%

COMPOST, 20% SAND; EXCAVATE PLANT BED, DISPOSE

OF SPOILS OFF SITE, INSTALL PLANT MIX

HAND TILL INTO PLACED PLANT MIX:

(1)  6 CU. FT. BALE CANADIAN PEAT

(1)  40LB BAG DRIMANURE

(1)  40 LB BAG SHEMINS 13-13-13 MULTI PURPOSE 

FERTILIZER

PER 100 SQ FT BED AREA.

HAND TILL INTO PROVIDED PLANT MIX TO A DEPTH OF 12"

MINIMUM

ALL TREES TO HAVE CLAY OR LOAM BALLS, TREES

WITH SAND BALLS WILL BE REJECTED.

ALL SINGLE STEM SHADE TREES TO HAVE STRAIGHT

TRUNKS AND SYMMETRICAL CROWNS.

ALL SINGLE TRUNK SHADE TREES TO HAVE A

CENTRAL LEADER, TREES WITH FORKED OR

IRREGULAR TRUNKS WILL NOT BE ACCEPTED.

ALL MULTI-STEM TREES SHALL BE HEAVILY

BRANCHED AND HAVE SYMMETRICAL CROWNS. ONE

SIDED TREES OR THOSE WITH THIN OR OPEN

CROWNS SHALL NOT BE ACCEPTED.

ALL EVERGREEN TREES SHALL BE HEAVILY

BRANCHED AND FULL TO THE GROUND,

SYMMETRICAL IN SHAPE AND NOT SHEARED FOR

THE LAST FIVE GROWING SEASONS.

NO MACHINERY IS TO BE USED WITHIN THE

DRIPLINE OF EXISTING TREES. HAND GRADE ALL

LAWN AREAS WITHIN DRIPLINE OF EXISTING TREES.

ALL TREE LOCATIONS SHALL BE STAKED BY

LANDSCAPE CONTRACTOR AND ARE SUBJECT TO

THE APPROVAL OF THE LANDSCAPE ARCHITECT

PRIOR TO INSTALLATION OF THE PLANT MATERIAL.

IT IS MANDATORY THAT POSITIVE DRAINAGE IS

PROVIDED AWAY FROM ALL BUILDINGS, WALKS AND

PAVED AREAS.

ALL PLANTING BEDS SHALL RECEIVE 3" SHREDDED

BARK MULCH. SEE SPECIFICATIONS.

SEE SPECIFICATIONS FOR ADDITIONAL COMMENTS,

REQUIREMENTS, PLANTING PROCEDURES AND

WARRANTY STANDARDS.

SOD LAWN AREAS - ALL LAWN AREAS BETWEEN

CURBS AND BUILDINGS OR BETWEEN BUILDINGS,

DISK SOIL TO 6" DEEP BEFORE TOPSOIL PLACEMENT

C
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1

TREE PROTECTION FENCE - SEE 2/L106

SNOW STOCKPILE AREA, TYP.

1

2

NORTH

L101

L102

L103

L104

NO SCALE

SITE
PLANTING PLAN

SITE

PLANTING PLAN

SCALE 1" = 30'

NORTH

PRELIMINARY DATE

ISSUE DATE

REVISION DATE

SHEET NUMBER

SHEET

BROOKTOWN

MEADOWBROOK ROAD AT

GRAND RIVER AVENUE

NOVI, MICHIGAN

www.missdig.net

1-800-482-7171

(TOLL FREE)

Know what's

before you dig

GR MEADOWBROOK

31550 NORTHWESTERN HWY.

SUITE 220

FARMINGTON HILLS, MI 48334
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QUANTITY

TREE TYPE KEY 

TREE SYMBOL

FA3

3

PLANT LIST-SEE SHEET L100

PLANTING DETAILS-SEE SHEET L108

ALL PROPOSED LAWN AREAS TO BE IRRIGATED SOD.
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SITE
PLANTING PLAN

L104

CONTRACTOR TO TILL OR DISK SUBGRADE TO

4" DEPTH AND INSTALL 6" COMPACTED DEPTH TOPSOIL IN

ALL LAWN AREAS - FROM ONSITE 

ALL LANDSCAPE EDGES ARE SHOVEL CUT

CONTRACTOR RESPONSIBLE FOR HAND WATERING ALL

PLANTINGS FOR ONE YEARS FROM THE START OF THE

WARRANTY PERIOD IF NEEDED.

PLANTINGS THAT PERISH DUE TO LACK OF WATER DO

NOT QUALIFY AS THE ONE REQUIRED REPLACEMENT

PLANT AS STATED IN THE SPECIFICATION, AND SHALL BE

REPLACED.

CONTRACTOR IS ALSO RESPONSIBLE FOR WATERING

ALL NEWLY PLANTED LAWN AREAS FOR ONE YEAR FROM

THE START OF THE WARRANTY PERIOD. NEWLY PLANTED

LAWN AREAS THAT PERISH DUE TO LACK OF WATER DO

NOT QUALIFY AS THE REQUIRED REPLACEMENT  TO

ESTABLISH A HEALTHY FULL DENSE LAWN AS STATED IN

THE SPECIFICATION, AND SHALL BE REPLACED.

MULCH TO BE DOUBLE SHREDDED HARDWOOD BARK

MULCH

NO GROUND WOOD PALETTE MULCH PERMITTED

PLANTING BEDS TO RECEIVE 70% LOAM TOPSOIL, 10%

COMPOST, 20% SAND; EXCAVATE PLANT BED, DISPOSE

OF SPOILS OFF SITE, INSTALL PLANT MIX

HAND TILL INTO PLACED PLANT MIX:

(1)  6 CU. FT. BALE CANADIAN PEAT

(1)  40LB BAG DRIMANURE

(1)  40 LB BAG SHEMINS 13-13-13 MULTI PURPOSE 

FERTILIZER

PER 100 SQ FT BED AREA.

HAND TILL INTO PROVIDED PLANT MIX TO A DEPTH OF 12"

MINIMUM

ALL TREES TO HAVE CLAY OR LOAM BALLS, TREES

WITH SAND BALLS WILL BE REJECTED.

ALL SINGLE STEM SHADE TREES TO HAVE STRAIGHT

TRUNKS AND SYMMETRICAL CROWNS.

ALL SINGLE TRUNK SHADE TREES TO HAVE A

CENTRAL LEADER, TREES WITH FORKED OR

IRREGULAR TRUNKS WILL NOT BE ACCEPTED.

ALL MULTI-STEM TREES SHALL BE HEAVILY

BRANCHED AND HAVE SYMMETRICAL CROWNS. ONE

SIDED TREES OR THOSE WITH THIN OR OPEN

CROWNS SHALL NOT BE ACCEPTED.

ALL EVERGREEN TREES SHALL BE HEAVILY

BRANCHED AND FULL TO THE GROUND,

SYMMETRICAL IN SHAPE AND NOT SHEARED FOR

THE LAST FIVE GROWING SEASONS.

NO MACHINERY IS TO BE USED WITHIN THE

DRIPLINE OF EXISTING TREES. HAND GRADE ALL

LAWN AREAS WITHIN DRIPLINE OF EXISTING TREES.

ALL TREE LOCATIONS SHALL BE STAKED BY

LANDSCAPE CONTRACTOR AND ARE SUBJECT TO

THE APPROVAL OF THE LANDSCAPE ARCHITECT

PRIOR TO INSTALLATION OF THE PLANT MATERIAL.

IT IS MANDATORY THAT POSITIVE DRAINAGE IS

PROVIDED AWAY FROM ALL BUILDINGS, WALKS AND

PAVED AREAS.

ALL PLANTING BEDS SHALL RECEIVE 3" SHREDDED

BARK MULCH. SEE SPECIFICATIONS.

SEE SPECIFICATIONS FOR ADDITIONAL COMMENTS,

REQUIREMENTS, PLANTING PROCEDURES AND

WARRANTY STANDARDS.

SOD LAWN AREAS - ALL LAWN AREAS BETWEEN

CURBS AND BUILDINGS OR BETWEEN BUILDINGS,

DISK SOIL TO 6" DEEP BEFORE TOPSOIL PLACEMENT

C
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A

E

F

G

H

I

J

K

1
TREE PROTECTION FENCE - SEE 2/L106

SNOW STOCKPILE AREA, TYP.

1

2

QUANTITY

TREE TYPE KEY 

TREE SYMBOL

FA3

3

PLANT LIST-SEE SHEET L100

PLANTING DETAILS-SEE SHEET L108

ALL PROPOSED LAWN AREAS TO BE IRRIGATED SOD.

NORTH

L101

L102

L103

L104

NO SCALE

SITE

PLANTING PLAN

SCALE 1" = 30'

NORTH

PRELIMINARY DATE

ISSUE DATE

REVISION DATE

SHEET NUMBER

SHEET

BROOKTOWN

MEADOWBROOK ROAD AT

GRAND RIVER AVENUE

NOVI, MICHIGAN

www.missdig.net

1-800-482-7171

(TOLL FREE)

Know what's

before you dig

GR MEADOWBROOK

31550 NORTHWESTERN HWY.

SUITE 220

FARMINGTON HILLS, MI 48334
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PROJECT ENTRY
PLANTING PLAN

L105

CONTRACTOR TO TILL OR DISK SUBGRADE TO

4" DEPTH AND INSTALL 6" COMPACTED DEPTH TOPSOIL IN

ALL LAWN AREAS - FROM ONSITE 

ALL LANDSCAPE EDGES ARE SHOVEL CUT

CONTRACTOR RESPONSIBLE FOR HAND WATERING ALL

PLANTINGS FOR ONE YEARS FROM THE START OF THE

WARRANTY PERIOD IF NEEDED.

PLANTINGS THAT PERISH DUE TO LACK OF WATER DO

NOT QUALIFY AS THE ONE REQUIRED REPLACEMENT

PLANT AS STATED IN THE SPECIFICATION, AND SHALL BE

REPLACED.

CONTRACTOR IS ALSO RESPONSIBLE FOR WATERING

ALL NEWLY PLANTED LAWN AREAS FOR ONE YEAR FROM

THE START OF THE WARRANTY PERIOD. NEWLY PLANTED

LAWN AREAS THAT PERISH DUE TO LACK OF WATER DO

NOT QUALIFY AS THE REQUIRED REPLACEMENT  TO

ESTABLISH A HEALTHY FULL DENSE LAWN AS STATED IN

THE SPECIFICATION, AND SHALL BE REPLACED.

MULCH TO BE DOUBLE SHREDDED HARDWOOD BARK

MULCH

NO GROUND WOOD PALETTE MULCH PERMITTED

PLANTING BEDS TO RECEIVE 70% LOAM TOPSOIL, 10%

COMPOST, 20% SAND; EXCAVATE PLANT BED, DISPOSE

OF SPOILS OFF SITE, INSTALL PLANT MIX

HAND TILL INTO PLACED PLANT MIX:

(1)  6 CU. FT. BALE CANADIAN PEAT

(1)  40LB BAG DRIMANURE

(1)  40 LB BAG SHEMINS 13-13-13 MULTI PURPOSE 

FERTILIZER

PER 100 SQ FT BED AREA.

HAND TILL INTO PROVIDED PLANT MIX TO A DEPTH OF 12"

MINIMUM

ALL TREES TO HAVE CLAY OR LOAM BALLS, TREES

WITH SAND BALLS WILL BE REJECTED.

ALL SINGLE STEM SHADE TREES TO HAVE STRAIGHT

TRUNKS AND SYMMETRICAL CROWNS.

ALL SINGLE TRUNK SHADE TREES TO HAVE A

CENTRAL LEADER, TREES WITH FORKED OR

IRREGULAR TRUNKS WILL NOT BE ACCEPTED.

ALL MULTI-STEM TREES SHALL BE HEAVILY

BRANCHED AND HAVE SYMMETRICAL CROWNS. ONE

SIDED TREES OR THOSE WITH THIN OR OPEN

CROWNS SHALL NOT BE ACCEPTED.

ALL EVERGREEN TREES SHALL BE HEAVILY

BRANCHED AND FULL TO THE GROUND,

SYMMETRICAL IN SHAPE AND NOT SHEARED FOR

THE LAST FIVE GROWING SEASONS.

NO MACHINERY IS TO BE USED WITHIN THE

DRIPLINE OF EXISTING TREES. HAND GRADE ALL

LAWN AREAS WITHIN DRIPLINE OF EXISTING TREES.

ALL TREE LOCATIONS SHALL BE STAKED BY

LANDSCAPE CONTRACTOR AND ARE SUBJECT TO

THE APPROVAL OF THE LANDSCAPE ARCHITECT

PRIOR TO INSTALLATION OF THE PLANT MATERIAL.

IT IS MANDATORY THAT POSITIVE DRAINAGE IS

PROVIDED AWAY FROM ALL BUILDINGS, WALKS AND

PAVED AREAS.

ALL PLANTING BEDS SHALL RECEIVE 3" SHREDDED

BARK MULCH. SEE SPECIFICATIONS.

SEE SPECIFICATIONS FOR ADDITIONAL COMMENTS,

REQUIREMENTS, PLANTING PROCEDURES AND

WARRANTY STANDARDS.

SOD LAWN AREAS - ALL LAWN AREAS BETWEEN

CURBS AND BUILDINGS OR BETWEEN BUILDINGS,

DISK SOIL TO 6" DEEP BEFORE TOPSOIL PLACEMENT

C

B

D

A

E

F

G

H

I

J

K

1
TREE PROTECTION FENCE - SEE 2/L106

SNOW STOCKPILE AREA, TYP.

1

2

QUANTITY

TREE TYPE KEY 

TREE SYMBOL

FA3

3

PLANT LIST-SEE SHEET L100

PLANTING DETAILS-SEE SHEET L108

ALL PROPOSED LAWN AREAS TO BE IRRIGATED SOD.

NORTH

L101

L102

L103

L104

NO SCALE

PROJECT ENTRY

PLANTING PLAN

SCALE 1" = 10'

NORTH

PRELIMINARY DATE

ISSUE DATE

REVISION DATE

SHEET NUMBER

SHEET

BROOKTOWN

MEADOWBROOK ROAD AT

GRAND RIVER AVENUE

NOVI, MICHIGAN

www.missdig.net

1-800-482-7171

(TOLL FREE)

Know what's

before you dig

GR MEADOWBROOK

31550 NORTHWESTERN HWY.

SUITE 220

FARMINGTON HILLS, MI 48334

LIGHT POLE

NOT TO SCALE

1

L105

NOTES

WOOD SNOW FENCE - TREE PROTECTION

4' HT. WOOD SNOW

FENCE - 10' BEYOND

DRIP LINE ON DECIDUOUS

TREES AND 10' BEYOND

FOR EVERGREENS; OR AT

THE EDGE OF PROPOSED

CONSTRUCTION,

OR PROPOSED

GRADING LIMITS

DRIP LINE

PER PLAN

TREE PROTECTION DETAIL

2

NOT TO SCALE

L101



CLUB HOUSE
PLANTING PLAN

L106

CONTRACTOR TO TILL OR DISK SUBGRADE TO

4" DEPTH AND INSTALL 6" COMPACTED DEPTH TOPSOIL IN

ALL LAWN AREAS - FROM ONSITE 

ALL LANDSCAPE EDGES ARE SHOVEL CUT

CONTRACTOR RESPONSIBLE FOR HAND WATERING ALL

PLANTINGS FOR ONE YEARS FROM THE START OF THE

WARRANTY PERIOD IF NEEDED.

PLANTINGS THAT PERISH DUE TO LACK OF WATER DO

NOT QUALIFY AS THE ONE REQUIRED REPLACEMENT

PLANT AS STATED IN THE SPECIFICATION, AND SHALL BE

REPLACED.

CONTRACTOR IS ALSO RESPONSIBLE FOR WATERING

ALL NEWLY PLANTED LAWN AREAS FOR ONE YEAR FROM

THE START OF THE WARRANTY PERIOD. NEWLY PLANTED

LAWN AREAS THAT PERISH DUE TO LACK OF WATER DO

NOT QUALIFY AS THE REQUIRED REPLACEMENT  TO

ESTABLISH A HEALTHY FULL DENSE LAWN AS STATED IN

THE SPECIFICATION, AND SHALL BE REPLACED.

MULCH TO BE DOUBLE SHREDDED HARDWOOD BARK

MULCH

NO GROUND WOOD PALETTE MULCH PERMITTED

PLANTING BEDS TO RECEIVE 70% LOAM TOPSOIL, 10%

COMPOST, 20% SAND; EXCAVATE PLANT BED, DISPOSE

OF SPOILS OFF SITE, INSTALL PLANT MIX

HAND TILL INTO PLACED PLANT MIX:

(1)  6 CU. FT. BALE CANADIAN PEAT

(1)  40LB BAG DRIMANURE

(1)  40 LB BAG SHEMINS 13-13-13 MULTI PURPOSE 

FERTILIZER

PER 100 SQ FT BED AREA.

HAND TILL INTO PROVIDED PLANT MIX TO A DEPTH OF 12"

MINIMUM

ALL TREES TO HAVE CLAY OR LOAM BALLS, TREES

WITH SAND BALLS WILL BE REJECTED.

ALL SINGLE STEM SHADE TREES TO HAVE STRAIGHT

TRUNKS AND SYMMETRICAL CROWNS.

ALL SINGLE TRUNK SHADE TREES TO HAVE A

CENTRAL LEADER, TREES WITH FORKED OR

IRREGULAR TRUNKS WILL NOT BE ACCEPTED.

ALL MULTI-STEM TREES SHALL BE HEAVILY

BRANCHED AND HAVE SYMMETRICAL CROWNS. ONE

SIDED TREES OR THOSE WITH THIN OR OPEN

CROWNS SHALL NOT BE ACCEPTED.

ALL EVERGREEN TREES SHALL BE HEAVILY

BRANCHED AND FULL TO THE GROUND,

SYMMETRICAL IN SHAPE AND NOT SHEARED FOR

THE LAST FIVE GROWING SEASONS.

NO MACHINERY IS TO BE USED WITHIN THE

DRIPLINE OF EXISTING TREES. HAND GRADE ALL

LAWN AREAS WITHIN DRIPLINE OF EXISTING TREES.

ALL TREE LOCATIONS SHALL BE STAKED BY

LANDSCAPE CONTRACTOR AND ARE SUBJECT TO

THE APPROVAL OF THE LANDSCAPE ARCHITECT

PRIOR TO INSTALLATION OF THE PLANT MATERIAL.

IT IS MANDATORY THAT POSITIVE DRAINAGE IS

PROVIDED AWAY FROM ALL BUILDINGS, WALKS AND

PAVED AREAS.

ALL PLANTING BEDS SHALL RECEIVE 3" SHREDDED

BARK MULCH. SEE SPECIFICATIONS.

SEE SPECIFICATIONS FOR ADDITIONAL COMMENTS,

REQUIREMENTS, PLANTING PROCEDURES AND

WARRANTY STANDARDS.

SOD LAWN AREAS - ALL LAWN AREAS BETWEEN

CURBS AND BUILDINGS OR BETWEEN BUILDINGS,

DISK SOIL TO 6" DEEP BEFORE TOPSOIL PLACEMENT

C

B

D

A

E

F

G

H

I

J

K

1
TREE PROTECTION FENCE - SEE 2/L106

SNOW STOCKPILE AREA, TYP.

1

2

QUANTITY

TREE TYPE KEY 

TREE SYMBOL

FA3

3

PLANT LIST-SEE SHEET L100

PLANTING DETAILS-SEE SHEET L108

ALL PROPOSED LAWN AREAS TO BE IRRIGATED SOD.

NORTH

L101

L102

L103

L104

NO SCALE

NORTH

CLUB HOUSE

PLANTING PLAN

SCALE 1" = 10'

PRELIMINARY DATE

ISSUE DATE

REVISION DATE

SHEET NUMBER

SHEET

BROOKTOWN

MEADOWBROOK ROAD AT

GRAND RIVER AVENUE

NOVI, MICHIGAN

www.missdig.net

1-800-482-7171

(TOLL FREE)

Know what's

before you dig

GR MEADOWBROOK

31550 NORTHWESTERN HWY.

SUITE 220

FARMINGTON HILLS, MI 48334

L

1

0

6



BUILDING
PLANTING PLANS

L107

CONTRACTOR TO TILL OR DISK SUBGRADE TO

4" DEPTH AND INSTALL 6" COMPACTED DEPTH TOPSOIL IN

ALL LAWN AREAS - FROM ONSITE 

ALL LANDSCAPE EDGES ARE SHOVEL CUT

CONTRACTOR RESPONSIBLE FOR HAND WATERING ALL

PLANTINGS FOR ONE YEARS FROM THE START OF THE

WARRANTY PERIOD IF NEEDED.

PLANTINGS THAT PERISH DUE TO LACK OF WATER DO

NOT QUALIFY AS THE ONE REQUIRED REPLACEMENT

PLANT AS STATED IN THE SPECIFICATION, AND SHALL BE

REPLACED.

CONTRACTOR IS ALSO RESPONSIBLE FOR WATERING

ALL NEWLY PLANTED LAWN AREAS FOR ONE YEAR FROM

THE START OF THE WARRANTY PERIOD. NEWLY PLANTED

LAWN AREAS THAT PERISH DUE TO LACK OF WATER DO

NOT QUALIFY AS THE REQUIRED REPLACEMENT  TO

ESTABLISH A HEALTHY FULL DENSE LAWN AS STATED IN

THE SPECIFICATION, AND SHALL BE REPLACED.

MULCH TO BE DOUBLE SHREDDED HARDWOOD BARK

MULCH

NO GROUND WOOD PALETTE MULCH PERMITTED

PLANTING BEDS TO RECEIVE 70% LOAM TOPSOIL, 10%

COMPOST, 20% SAND; EXCAVATE PLANT BED, DISPOSE

OF SPOILS OFF SITE, INSTALL PLANT MIX

HAND TILL INTO PLACED PLANT MIX:

(1)  6 CU. FT. BALE CANADIAN PEAT

(1)  40LB BAG DRIMANURE

(1)  40 LB BAG SHEMINS 13-13-13 MULTI PURPOSE 

FERTILIZER

PER 100 SQ FT BED AREA.

HAND TILL INTO PROVIDED PLANT MIX TO A DEPTH OF 12"

MINIMUM

ALL TREES TO HAVE CLAY OR LOAM BALLS, TREES

WITH SAND BALLS WILL BE REJECTED.

ALL SINGLE STEM SHADE TREES TO HAVE STRAIGHT

TRUNKS AND SYMMETRICAL CROWNS.

ALL SINGLE TRUNK SHADE TREES TO HAVE A

CENTRAL LEADER, TREES WITH FORKED OR

IRREGULAR TRUNKS WILL NOT BE ACCEPTED.

ALL MULTI-STEM TREES SHALL BE HEAVILY

BRANCHED AND HAVE SYMMETRICAL CROWNS. ONE

SIDED TREES OR THOSE WITH THIN OR OPEN

CROWNS SHALL NOT BE ACCEPTED.

ALL EVERGREEN TREES SHALL BE HEAVILY

BRANCHED AND FULL TO THE GROUND,

SYMMETRICAL IN SHAPE AND NOT SHEARED FOR

THE LAST FIVE GROWING SEASONS.

NO MACHINERY IS TO BE USED WITHIN THE

DRIPLINE OF EXISTING TREES. HAND GRADE ALL

LAWN AREAS WITHIN DRIPLINE OF EXISTING TREES.

ALL TREE LOCATIONS SHALL BE STAKED BY

LANDSCAPE CONTRACTOR AND ARE SUBJECT TO

THE APPROVAL OF THE LANDSCAPE ARCHITECT

PRIOR TO INSTALLATION OF THE PLANT MATERIAL.

IT IS MANDATORY THAT POSITIVE DRAINAGE IS

PROVIDED AWAY FROM ALL BUILDINGS, WALKS AND

PAVED AREAS.

ALL PLANTING BEDS SHALL RECEIVE 3" SHREDDED

BARK MULCH. SEE SPECIFICATIONS.

SEE SPECIFICATIONS FOR ADDITIONAL COMMENTS,

REQUIREMENTS, PLANTING PROCEDURES AND

WARRANTY STANDARDS.

SOD LAWN AREAS - ALL LAWN AREAS BETWEEN

CURBS AND BUILDINGS OR BETWEEN BUILDINGS,

DISK SOIL TO 6" DEEP BEFORE TOPSOIL PLACEMENT

C

B

D

A

E

F

G

H

I

J

K

1
TREE PROTECTION FENCE - SEE 2/L106

SNOW STOCKPILE AREA, TYP.

1

2

QUANTITY

TREE TYPE KEY 

TREE SYMBOL

FA3

3

PLANT LIST-SEE SHEET L100

PLANTING DETAILS-SEE SHEET L108

ALL PROPOSED LAWN AREAS TO BE IRRIGATED SOD.

NORTH

L101

L102

L103

L104

NO SCALE

PRELIMINARY DATE

ISSUE DATE

REVISION DATE

SHEET NUMBER

SHEET

BROOKTOWN

MEADOWBROOK ROAD AT

GRAND RIVER AVENUE

NOVI, MICHIGAN

www.missdig.net

1-800-482-7171

(TOLL FREE)

Know what's

before you dig

GR MEADOWBROOK

31550 NORTHWESTERN HWY.

SUITE 220

FARMINGTON HILLS, MI 48334

TYPICAL BUILDING PLANTING

SOUTH EAST EXPOSURE

SCALE 1" = 30'

NORTH

TYPICAL BUILDING PLANTING

NORTH WEST EXPOSURE

SCALE 1" = 30'

NORTH
BUILDING #'S: 4, 5, 6, 19, 20 AND 21

TYPICAL BUILDING PLANTING

SOUTH WEST EXPOSURE

SCALE 1" = 30' NORTH

TYPICAL BUILDING PLANTING

NORTH EAST EXPOSURE

SCALE 1" = 30' NORTH

TYPICAL TRANSFORMER PAD

PLANTING DETAIL

NOT TO SCALE

A.C.

A.C.

A.C.

A.C.

A.C.

A.C.

A.C.

A.C.

BUILDING #'S: 8, 9, 10 AND 13

BUILDING #'S: 7, 12, 15 AND 18

BUILDING #'S: 1, 2, 3, 11, 14, 16 AND 17

A.C.
A.C.

A.C.

A.C.

A.C.

A.C.

A.C.
A.C.



SITE
PLANTING PLAN

L108

CONTRACTOR TO TILL OR DISK SUBGRADE TO

4" DEPTH AND INSTALL 6" COMPACTED DEPTH TOPSOIL IN

ALL LAWN AREAS - FROM ONSITE 

ALL LANDSCAPE EDGES ARE SHOVEL CUT

CONTRACTOR RESPONSIBLE FOR HAND WATERING ALL

PLANTINGS FOR ONE YEARS FROM THE START OF THE

WARRANTY PERIOD IF NEEDED.

PLANTINGS THAT PERISH DUE TO LACK OF WATER DO

NOT QUALIFY AS THE ONE REQUIRED REPLACEMENT

PLANT AS STATED IN THE SPECIFICATION, AND SHALL BE

REPLACED.

CONTRACTOR IS ALSO RESPONSIBLE FOR WATERING

ALL NEWLY PLANTED LAWN AREAS FOR ONE YEAR FROM

THE START OF THE WARRANTY PERIOD. NEWLY PLANTED

LAWN AREAS THAT PERISH DUE TO LACK OF WATER DO

NOT QUALIFY AS THE REQUIRED REPLACEMENT  TO

ESTABLISH A HEALTHY FULL DENSE LAWN AS STATED IN

THE SPECIFICATION, AND SHALL BE REPLACED.

MULCH TO BE DOUBLE SHREDDED HARDWOOD BARK

MULCH

NO GROUND WOOD PALETTE MULCH PERMITTED

PLANTING BEDS TO RECEIVE 70% LOAM TOPSOIL, 10%

COMPOST, 20% SAND; EXCAVATE PLANT BED, DISPOSE

OF SPOILS OFF SITE, INSTALL PLANT MIX

HAND TILL INTO PLACED PLANT MIX:

(1)  6 CU. FT. BALE CANADIAN PEAT

(1)  40LB BAG DRIMANURE

(1)  40 LB BAG SHEMINS 13-13-13 MULTI PURPOSE 

FERTILIZER

PER 100 SQ FT BED AREA.

HAND TILL INTO PROVIDED PLANT MIX TO A DEPTH OF 12"

MINIMUM

ALL TREES TO HAVE CLAY OR LOAM BALLS, TREES

WITH SAND BALLS WILL BE REJECTED.

ALL SINGLE STEM SHADE TREES TO HAVE STRAIGHT

TRUNKS AND SYMMETRICAL CROWNS.

ALL SINGLE TRUNK SHADE TREES TO HAVE A

CENTRAL LEADER, TREES WITH FORKED OR

IRREGULAR TRUNKS WILL NOT BE ACCEPTED.

ALL MULTI-STEM TREES SHALL BE HEAVILY

BRANCHED AND HAVE SYMMETRICAL CROWNS. ONE

SIDED TREES OR THOSE WITH THIN OR OPEN

CROWNS SHALL NOT BE ACCEPTED.

ALL EVERGREEN TREES SHALL BE HEAVILY

BRANCHED AND FULL TO THE GROUND,

SYMMETRICAL IN SHAPE AND NOT SHEARED FOR

THE LAST FIVE GROWING SEASONS.

NO MACHINERY IS TO BE USED WITHIN THE

DRIPLINE OF EXISTING TREES. HAND GRADE ALL

LAWN AREAS WITHIN DRIPLINE OF EXISTING TREES.

ALL TREE LOCATIONS SHALL BE STAKED BY

LANDSCAPE CONTRACTOR AND ARE SUBJECT TO

THE APPROVAL OF THE LANDSCAPE ARCHITECT

PRIOR TO INSTALLATION OF THE PLANT MATERIAL.

IT IS MANDATORY THAT POSITIVE DRAINAGE IS

PROVIDED AWAY FROM ALL BUILDINGS, WALKS AND

PAVED AREAS.

ALL PLANTING BEDS SHALL RECEIVE 3" SHREDDED

BARK MULCH. SEE SPECIFICATIONS.

SEE SPECIFICATIONS FOR ADDITIONAL COMMENTS,

REQUIREMENTS, PLANTING PROCEDURES AND

WARRANTY STANDARDS.

SOD LAWN AREAS - ALL LAWN AREAS BETWEEN

CURBS AND BUILDINGS OR BETWEEN BUILDINGS,

DISK SOIL TO 6" DEEP BEFORE TOPSOIL PLACEMENT

C

B

D

A

E

F

G

H

I

J

K

1
TREE PROTECTION FENCE - SEE 2/L106

SNOW STOCKPILE AREA, TYP.

1

2

NORTH

L101

L102

L103

L104

NO SCALE

PRELIMINARY DATE

ISSUE DATE

REVISION DATE

SHEET NUMBER

SHEET

BROOKTOWN

MEADOWBROOK ROAD AT

GRAND RIVER AVENUE

NOVI, MICHIGAN

www.missdig.net

1-800-482-7171

(TOLL FREE)

Know what's

before you dig

GR MEADOWBROOK

31550 NORTHWESTERN HWY.

SUITE 220

FARMINGTON HILLS, MI 48334

ORIENT STAKING/GUYING TO PREVAILING

WINDS, EXCEPT ON SLOPES GREATER THAN

3:1 ORIENT TO SLOPE.

USE SAME STAKING/GUYING ORIENTATION

FOR ALL PLANTS WITHIN EACH GROUPING OR

AREA



PRELIMINARY DATE

ISSUE DATE

REVISION DATE

SHEET NUMBER

SHEET

BROOKTOWN

MEADOWBROOK ROAD AT

GRAND RIVER AVENUE

NOVI, MICHIGAN

www.missdig.net

1-800-482-7171

(TOLL FREE)

Know what's

before you dig

GR MEADOWBROOK

31550 NORTHWESTERN HWY.

SUITE 220

FARMINGTON HILLS, MI 48334

WALL DETAILS

L109

ENTRY SIGN WALL

NOT TO SCALE

4

L101

5' HT.  FENCE

NOT TO SCALE

1

L101

6' HT. BRICK PIER

NOT TO SCALE

2

L101

1

2

3

4

5

6

7

8

9

5'
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"
42

" 
M
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.
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"
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6'
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2 
1 4"
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1"

1
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5 1

1

1

ENTRY DRIVE - BRICK PIER & WALL

NOT TO SCALE

3
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7

8

8

7

4" 4"

3"
24

"

16"
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Luminaire Schedule

Symbol Qty Label Arrangement Total Lamp Lumens
LLF

Description Filename IES Class BUG Rating

492 OA_Amerlux SINGLE 550 0.850 Amerlux Wall mount @ 7' dsq9_ta_l5.ies Type VS B0-U3-G1

2 OB_Amerlux SINGLE 1150 0.850 Amerlux Wall mount @ 7' dsq9_ta_l5.ies Type VS B0-U3-G1

23 OC_Amerlux SINGLE 1150 0.850 Amerlux post top @ 14' dsq9_ta_l5.ies Type VS B0-U3-G1

6 OD_Amerlux SINGLE 1150 0.850 Amerlux post top @ 8' dsq9_ta_l5.ies Type VS B0-U3-G1

Calculation Summary

Label CalcType Units Avg Max Min
Avg/Min Max/Min

Parking Illuminance
Fc 0.10 0.1 0.1 1.00 1.00

Parking_1 Illuminance
Fc 0.09 0.1 0.0 N.A. N.A.

Parking_2 Illuminance
Fc 0.05 0.1 0.0 N.A. N.A.

Parking_3 Illuminance
Fc 0.06 0.1 0.0 N.A. N.A.

parking_4 Illuminance
Fc 0.01 0.1 0.0 N.A. N.A.

parking_5 Illuminance
Fc 0.08 0.1 0.0 N.A. N.A.

Roadway Illuminance
Fc 0.04 0.2 0.0 N.A. N.A.

sidewalk1 Illuminance
Fc 0.05 0.1 0.0 N.A. N.A.

sidewalk2 Illuminance
Fc 0.05 0.2 0.0 N.A. N.A.

sidewalk3 Illuminance
Fc 0.06 0.1 0.0 N.A. N.A.

sidewalk4 Illuminance
Fc 0.12 0.2 0.1 1.20 2.00

sidewalk5 Illuminance
Fc

0.06 0.1 0.0
N.A. N.A.

sidewalk6 Illuminance
Fc

0.09 0.3 0.0
N.A. N.A.

sidewalk7 Illuminance
Fc

0.09 0.2 0.0
N.A. N.A.

sidewalk8 Illuminance
Fc

0.06 0.1 0.0
N.A. N.A.

6 OE_Amerlux BACK-BACK 1150 0.850 Amerlux twin post top @ 14' dsq9_ta_l5.ies Type VS B0-U3-G1
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Gatt called the meeting P.M. 

AllEGIANCE 

ROLl CALL: 

AlSO PRESENT: 

Mayor Gatt, Mayor Pro Tem Staudt, Council Members Casey, 
Markham, Mutch, Poupard, Wrobel 

Peter Auger, City Manager 
Victor Cardenas, Assistant City Manager 
Thomas Schultz, City Attorney 

APPROVAl Of AGENDA: 

CM 15-03-032 Moved by Wrobel, seconded Staudt; CARRIED UNANIMOUSLY: 

To approve the Agenda as amended to add under presentations 
Katie Campbell from Congressmen David Trott's Office and 52-1 
District Court Judge David law. 

Roll call vote on CM 15-03-032 Yeas: Staudt, Casey, Markham, Mutch, 
Poupard, Wrobel, Gaff 

Nays: None 

PRESENTATIONS 

1. Proclamation in Recognition of Gorman's 75th Anniversary- Cheryl Sauer and Tom 
Lias 

Mayor Gatt presented the proclamation to Cheryl Sauer, General Manager, and Tom 
Lias from Gorman's Home Furnishings and Home Design. Tom Lias thanked everyone for 
the recognition. 

2. Proclamation in Recognition of National Library Week April 12 - 18, 2015 - Julie 
Farkas, Library Director 

Mayor Gatt presented the proclamation to Julie Farkas, Library Director. She 
introduced the Library Board Member's; Ramesh Verma, Datara Michener, Paul Funk, 
and Bill Lawler. She believed they are doing a good job. She thanked Council for the 
opportunities they have provided for the Library. They started a new motto, "Inform, 
Inspire, and Include" for the City of Novi Library. She noted the new program called, 
Coupon Genie, is an app through the Library. Sunday afternoons they have Listen at 
the Library, where the Chamber Music Society of Detroit brings their music. She spoke 
about an opportunity called the Towel Hat USA Project out of Providence Hospital. The 
project sews terry cloth hats for cancer patients. The Library is working with them 
through a towel drive. She thanked everyone for supporting the Library. 
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1 . Consideration of the request of GR Meadowbrook LLC for a Special 
Development Option Concept Plan. The subject property is 26.62 acres in 
Section 23 of the City of Novi and located on the south side of Grand River 
Avenue, west of Meadowbrook Rood in the GE, Gateway East District. The 
applicant is proposing a 21 0 unit multiple-family gated community. 

Member Mutch directed questions to Deputy Community Development Director Barb 
McBeth. He asked about the variances that the applicant has requested within the 
Special Development Option agreement that is being proposed. She said the 
deviations ore listed in the motion sheet. She explained the plan has a clubhouse 
located within the development with a deviation from the standard of a loading zone. 
There is a deviation regarding the light fixtures that ore proposed and seeking a more 
decorative fixture. They ore requesting a landscape waiver. Instead of berms they 
hove chosen to provide a decorative fence and Iorge trees that would normally be 
around detention basins. Also, the building materials waiver for the underage of brick 
and the overage of asphalt shingles with the finding that the design is consistent with 
the intent and purposes of the ordinance. Member Mutch thought Mr. Necci did hove 
some areas of concern and was looking for more of on enhancement. Ms. McBeth said 
that Mr. Necci noted areas that hove the materials that ore expected in the ordinance 
in the areas ore not quite up to the percentage that would be expected. He noted 
that the minor underage of brick doesn't significantly reduce the aesthetic value of the 
facades. The percentage of asphalt shingles exceeds the maximum amount allowed 
by the ordinance on all the models. A Section 9 waiver would be required for those 
deviations. The design exhibits well-proportioned massing with strongly delineated and 
well balanced roof lines. It is our consultants understanding that the features would be 
incorporated on all the models. City Attorney Schultz agreed it could be shown on the 
preliminary site plan or in the agreement because the agreement seems to be long 
and detailed. Member Mutch said it was unclear to him why a variance was required 
for the landscaping in front of the property. He understood they hod on option of not 
doing a berm. Ms. McBeth said that they ore pointing out they ore requesting the 
decorative fence in that area. Member Mutch said he would prefer that as it mode 
more sense for this district. He said there were concerns expressed from residents who 
live along Cherry Hill with the amount of buffer between the development and their 
homes. Ms. McBeth said there is a conservation easement with trees preserved in the 
area. There were supplemental plantings within the conservation easement. She 
learned that a utility company had cleared some of the vegetation that had been 
provided there that enhanced the buffer area. She recommended, if it is approved, 
looking at that area again to see if additional landscaping could be provided. 
Member Mutch said in one area there was no buffering at all. It looks like substantial in 
the aerial photo, but it is not. He would agree with Ms. McBeth. Member Mutch asked if 
it would be the appropriate solution to require the staff to develop a capacity 
requirement for the buffer. Ms. McBeth said it was a fairly good standard and has 
applied it in other situations. It is something they would want to work toward. He 
wanted to address an issue with the Northwest Building on the site. It did not have a 
sidewalk connection. Ms. McBeth said they could work with the applicant to provide a 
pedestrian sidewalk in the site plan. Member Mutch asked if there will be a sidewalk 
added near the funeral home. Ms. McBeth said that there will be a sidewalk to 
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connect to the future development to the east. Member Mutch said there was concern 
about the sidewalk connection at Cherry Hill. He commented it will allow pedestrian 
traffic to flow and discourage trespassing. He spoke about the volume of traffic 
generated from the development and the impact on Grand River. It was noted that it 
will not be addressed until the traffic is actually generated. He thought they shouldn't 
wait until there is a problem. Rob Hayes, Director of Public Services, said the traffic 
consultant determined that a signal would not be warranted at the entrance. He said 
they would look at actual conditions to see if that opinion would change. Member 
Mutch said he wants to see the sidewalk gap addressed to the west in the agreement 
because the Gateway District intent is to provide a residential base for the surrounding 
businesses. The applicant, Mark Kassab, GR Meadowbrook, LLC said landscaping on 
the southern property line would not be an issue. Regarding the sidewalk gap issue, it is 
not their property but will consider it. Member Mutch expects the pedestrian scale 
lights along Grand River similar to across the street. The applicant agreed. Member 
Mutch said they could address it through the language in the agreement. 

CM 15-03-034 Moved by Mutch, seconded by Markham; MOTION fAILED: 2-5 

In the matter of the request of GR Meadowbrook LLC for Huntley 
Manor JSP 14-56 motion to tentatively approve the Special 
Development Option Concept Plan and direct the City Attorney's 
Office to work with the applicant on the preparation of the Special 
Development Option Agreement for submission to the Council in 
connection with a final approval. The Agreement should include 
the following ordinance deviations: 

a. Deviation for the deficient loading area (940 sq. ft. required, 
480 sq. ft. provided); 

b. Waiver to permit a decorative fence in lieu of the required 
berm along Grand River Avenue; 

c. Waiver to permit the use of evergreen trees in lieu of the 
required canopy trees as required building foundation 
landscaping; 

d. Waiver for the installation of large shrubs around the existing 
detention basin; and 

e. Section 9 facade waiver for the overage of Asphalt shingles 
and underage of brick. 

The agreement shall also include language related to screening 
along the south property line that reflects the language that was in 
the previous agreement to provide sufficient buffering capacity 
between the adjacent properties. 

The agreement shall also include language requ1nng pedestrian 
scale street lighting along the frontage of Grand River consistent 
with lighting used on adjacent developments. 
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The agreement shall also include language to require the 
developer to complete the sidewalk gap between Fountain Walk 
Apartments and the new development of a distance of 
approximately 200 feet. 

The Applicant's compliance with the conditions and items listed in 
the staff and consultant review letters should be a requirement 
noted in the Special Development Option Agreement. 

This motion is made based on the following findings: 

a. The project results in a recognizable and substantial benefit to 
the ultimate users of the project and to the community, where 
such benefit would otherwise be unfeasible or unlikely to be 
achieved by a traditional development; 

b. In relation to a development otherwise permissible as a 
Principal Permitted Use under Section 3.1 .16.8 the proposed 
type and density of development does not result in an 
unreasonable increase in the use of public services, facilities 
and utilities, and does not place an unreasonable burden 
upon the subject and/or surrounding land and/or property 
owners and occupants and/or the natural environment; 

c. Based upon proposed uses, layout and design of the overall 
project, the proposed building facade treatment, the 
proposed landscaping treatment and the proposed signage, 
the Special Development Option project will result in a 
material enhancement to the area of the City in which it is 
situated; 

d. The proposed development does not have a materially 
adverse impact upon the Master Plan for Land Use of the City, 
and is consistent with the intent and spirit of this Section; 

e. In relation to a development otherwise permissible as a 
Principal Permitted Use under Section 3.1 .16.8, the proposed 
development does not result in an unreasonable negative 
economic impact upon surrounding properties; 

f. The proposed development contains at least as much 
useable open space as would be required in this Ordinance in 
relation to the most dominant use in the development; 

g. Each particular proposed use in the development, as well as 
the size and location of such use, results in and contributes to 
a reasonable and mutually supportive mix of uses on the site, 
and a compatibility of uses in harmony with the surrounding 
area and other downtown areas of the City; 

h. The proposed development is under single ownership and/or 
control such that there is a single person or entity having 
responsibility for completing the project in conformity with this 
Ordinance; 
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i. Relative to other feasible uses of the site, the proposed use will 
not cause any detrimental impact on existing thoroughfares in 
terms of overall volumes, capacity, safety, vehicular turning 
patterns, intersections, view obstructions, line of sight, ingress 
and egress, acceleration/deceleration lanes, off-street 
parking, off-street loading/unloading, travel times and 
thoroughfare level of service; 

j. Relative to other feasible uses of the site, the proposed use will 
not cause any detrimental impact on the capabilities of 
public services and facilities, including water service, sanitary 
sewer service, storm water disposal and police and fire 
protection to service existing and planned uses in the area; 

k. Relative to other feasible uses of the site, the proposed use is 
compatible with the natural features and characteristics of 
the land, including existing woodlands, wetlands, 
watercourses and wildlife habitats; 

I. Relative to other feasible uses of the site, the proposed use is 
compatible with adjacent uses of land in terms of location, 
size, character, and impact on adjacent property or the 
surrounding neighborhood; 

m.Relative to other feasible uses of the site, the proposed use is 
consistent with the goals, objectives and recommendations of 
the City's Master Plan for Land Use. 

n. Relative to other feasible uses of the site, the proposed use will 
promote the use of land in a socially and economically 
desirable manner; and 

o. Relative to other feasible uses of the site, the proposed use is 
( 1) listed among the provision of uses requiring special land 
use review as set forth in the various zoning districts of this 
Ordinance, and (2) is in harmony with the purposes and 
conforms to the applicable site design regulations of the 
zoning district in which it is located. 

Mayor Gatt could support the motion with everything except requiring the developer to 
add the sidewalk on property he doesn't own. He noted the development is not as 
dense as what was agreed to years ago on another development. He won't support 
the motion as stated. Member Wrobel asked the distance from buildings to the property 
line on Cherry Hill. McBeth said it is approximately 75 to 80 feet in one area and 
approximately 1 00 feet in another area. She said it was similar to the previous 
development that was approved but never built. Member Markham questioned 
Director Hayes regarding the length of the taper to the gated access. Mr. Hayes said 
typically that is taken into consideration and part of the evaluation. McBeth said the 
plan was evaluated by the Traffic Engineer and Fire Department. Member Markham 
asked how the gate will operate. The applicant explained there will be two lanes on 
the gated entrance. One will be for the resident that has a key fob or car fob that will 
open the gate and the other driveway would be for delivery or for visitors with a gate 
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attendant possibly. Member Markham agrees with Member Mutch about the sidewalk. 
She is a member of the Walkable Novi Committee and they get a lot of feedback from 
residents about unfinished sidewalks. She also agrees that this development is designed 
to be walkable to the City Center. She would support the concept and motion. She 
thought it was a good development for this site. The applicant commented that the 
property to the west has not dedicated his property to the Road Commission and 
asked Member Mutch to re-word motion to suggest they make every best effort to put 
in the sidewalk. Member Mutch changed the motion to have the applicant secure an 
easement or right-of-way at the developer's expense. Mayor ProTem Staudt said while 
he supports the sidewalk, he doesn't support a developer paying for something he 
can't control. He asked the applicant if he had agreed to do this. Mr. Kassab said 
there are added costs with the lighting, etc., and it is not his property. He can't 
maintain it. Member Staudt said he would not support the motion with the cost being 
the responsibility of the developer. The applicant said the City has installed the sidewalk 
on the corner at Meadowbrook. Member Mutch addressed a couple of points that 
were raised. He said if a sidewalk is constructed it will be the City's responsibility to 
maintain it because it is in the easement or right-of-way that the City owns. He wanted 
to alleviate the applicants' concerns. Offsite improvements are often required and in 
his opinion he finds it necessary for the development to function as the Gateway Use 
District. If it is not constructed as part of this development then the cost is on the City. 
He thought this was a way to capture funds for a sidewalk for the gap west of this large 
development. Mayor Gatt thought it was an opportunity to tell the developer he can't 
get an approval unless he adds a sidewalk on property that he does not own. 

Roll call vote on CM 15-03-034 Yeas: Markham, Mutch, 

CM 15-03-035 

Nays: Poupard, Wrobel, Gatt, Staudt, Casey 

Moved by Staudt, seconded by Wrobel; CARRIED UNANIMOUSlY: 

In the matter of the request of GR Meadowbrook LLC for Huntley 
Manor JSP 14-56 motion to tentatively approve the Special 
Development Option Concept Plan and direct the City Attorney's 
Office to work with the applicant on the preparation of the Special 
Development Option Agreement for submission to the Council in 
connection with a final approval. The Agreement should include 
the following ordinance deviations: 

a. Deviation for the deficient loading area (940 sq. ft. required, 
480 sq. ft. provided); 

b. Waiver to permit a decorative fence in lieu of the required 
berm along Grand River Avenue; 

c. Waiver to permit the use of evergreen trees in lieu of the 
required canopy trees as required building foundation 
landscaping; 

d. Waiver for the installation of large shrubs around the existing 
detention basin; and 
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e. Section 9 facade waiver for the overage of Asphalt shingles 
and underage of brick. 

The agreement shall also include language related to screening 
along the south property line that reflects the language that was in 
the previous agreement to provide sufficient buffering capacity 
between the adjacent properties. 

The agreement shall also include language requiring pedestrian 
scale street lighting along the frontage of Grand River consistent 
with lighting used on adjacent developments. 

The Applicant's compliance with the conditions and items listed in 
the staff and consultant review letters should be a requirement 
noted in the Special Development Option Agreement. 

This motion is made based on the following findings: 

a. The project results in a recognizable and substantial benefit to 
the ultimate users of the project and to the community, where 
such benefit would otherwise be unfeasible or unlikely to be 
achieved by a traditional development; 

b. In relation to a development otherwise permissible as a 
Principal Permitted Use under Section 3.1 .16.8 the proposed 
type and density of development does not result in an 
unreasonable increase in the use of public services, facilities 
and utilities, and does not place an unreasonable burden 
upon the subject and/or surrounding land and/or property 
owners and occupants and/or the natural environment; 

c. Based upon proposed uses, layout and design of the overall 
project, the proposed building facade treatment, the 
proposed landscaping treatment and the proposed signage, 
the Special Development Option project will result in a 
material enhancement to the area of the City in which it is 
situated; 

d. The proposed development does not have a materially 
adverse impact upon the Master Plan for Land Use of the City, 
and is consistent with the intent and spirit of this Section; 

e. In relation to a development otherwise permissible as a 
Principal Permitted Use under Section 3.1 .16.8, the proposed 
development does not result in an unreasonable negative 
economic impact upon surrounding properties; 

f. The proposed development contains at least as much 
useable open space as would be required in this Ordinance in 
relation to the most dominant use in the development; 

g. Each particular proposed use in the development, as well as 
the size and location of such use, results in and contributes to 
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a reasonable and mutually supportive mix of uses on the site, 
and a compatibility of uses in harmony with the surrounding 
area and other downtown areas of the City; 

h. The proposed development is under single ownership and/or 
control such that there is a single person or entity having 
responsibility for completing the project in conformity with this 
Ordinance; 

i. Relative to other feasible uses of the site, the proposed use will 
not cause any detrimental impact on existing thoroughfares in 
terms of overall volumes, capacity, safety, vehicular turning 
patterns, intersections, view obstructions, line of sight, ingress 
and egress, acceleration/deceleration lanes, off-street 
parking, off-street loading/unloading, travel times and 
thoroughfare level of service; 

j. Relative to other feasible uses of the site, the proposed use will 
not cause any detrimental impact on the capabilities of 
public services and facilities, including water service, sanitary 
sewer service, storm water disposal and police and fire 
protection to service existing and planned uses in the area; 

k. Relative to other feasible uses of the site, the proposed use is 
compatible with the natural features and characteristics of 
the land, including existing woodlands, wetlands, 
watercourses and wildlife habitats; 

I. Relative to other feasible uses of the site, the proposed use is 
compatible with adjacent uses of land in terms of location, 
size, character, and impact on adjacent property or the 
surrounding neighborhood; 

m.Relative to other feasible uses of the site, the proposed use is 
consistent with the goals, objectives and recommendations of 
the City's Master Plan for Land Use. 

n. Relative to other feasible uses of the site, the proposed use will 
promote the use of land in a socially and economically 
desirable manner; and 

o. Relative to other feasible uses of the site, the proposed use is 
( 1) listed among the provision of uses requiring special land 
use review as set forth in the various zoning districts of this 
Ordinance, and (2) is in harmony with the purposes and 
conforms to the applicable site design regulations of the 
zoning district in which it is located. 

Roll call vote on CM 15-03-035 Yeas: Mutch, Poupard, Wrobel, Gait Staudt, 
Casey, Markham 

Nays: None 

2. Consideration of requests from Ascension Brewing Company, Inc., relating to the 
establishment of a microbrewery at 42000 Grand River Avenue, Novi, Ml 48375: 
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APPROVED 

Planner Kapelanski stated that the use would not allow for any vehicle sales. 

Chair Pehrson asked about an addition to the number of bays and whether they would have to 
go before the Planning Commission again. 

Planner Kapelanski stated that the applicant would go through the regular site plan approval 
process. 

Chair Pehrson asked about the storage of the repaired cars and whether they would be 
considered a parked car if they were repaired and sitting on the lot. 

Planner Kapelanski responded that it would be considered a parked car. 

ROll CALL VOTE ON THE MOTION TO RECOMMEND APPROVAL OF TEXT AMENDMENT 18.272 MADE 
BY MEMBER BARATTA AND SECONDED BY MEMBER GRECO: 

In the matter of the Text Amendment 18.272 for Minor Automobile Repair Services, motion to 
recommend approval to the City Council for an ordinance to amend the City of Nevi Zoning 
Ordinance at Article 4, use Standards, Section 4.29, Fueling Stations and Minor automobile 
Service Establishments; in order to permit fueling stations with accessory minor automobile 
services that pre-date the Ordinance to terminate fueling operations and continue minor 
automobile repair services; as revised by the City Attorney's Office, and as provided at the 
table this evening .. Motion carried 5-0. 

2. Huntley Manor JSP14-0056 
Public Hearing at the request of GR Meadowbrook LLC for Planning Commission's 
recommendation to City Council for consideration of a Special Development Option 
Concept Plan. The subject property is 26.62 acres in Section 23 of the City of Novi and 
located on the south side of Grand River A venue, west of Meadowbrook Road in the GE, 
Gateway East District. The applicant is proposing a 210 unit multiple-family gated 
community. 

Planner Kapelanski stated that the applicant is proposing a 210 unit multiple-family gated 
community on the subject property. To the north of the property on the opposite side of Grand 
River Avenue there are existing commercial uses. To the east are the Fountain Park apartments. 
To the west is vacant land and to the south is the existing Meadowbrook Glens residential 
development. The subject property is currently zoned GE, Gateway East with B-3 and NCC 
zoning to the north, NCC and RM-1 zoning to the east, NCC and OS-1 zoning to the west and R-4 
zoning to the south. TC Gateway uses are planned for the subject property and properties to the 
north and east with multiple-family uses planned for the west and single-family uses planned to 
the south. The site previously contained a significant number of regulated natural features that 
were removed as part of a previous development plan. A small amount of regulated 
woodlands still remains along the border of the property and there is a significant wetland area 
along the southern property line. 

The applicant is proposing a mix of two and three bedroom rental units with a density of 7.89 
units per acre in a gated community setting. Landscape amenities are proposed along with a 
clubhouse and pool. The site was previously cleared for development and a wetland mitigation 
area and stormwater detention basin have already been constructed. The previous approval 
and the current proposal both utilize the Special Development Option of the Gateway East 
District. This option is intended to allow greater flexibility in ordinance standards in order to meet 
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APPROVED 

the objectives noted in the GE District. The applicant is seeking approval of a new Special 
Development Option concept plan which would supersede the previously approved plan and 
agreement. The planning review recommends approval of the plan noting ordinance 
deviations are required for the deficient loading area and to allow lighting fixtures that are not 
full cut-off. Staff supports these deviations which can be included in the SDO Agreement. The 
landscape review recommends approval noting waivers are required to allow a decorative 
fence in lieu of the required berm along Grand River Avenue, to allow evergreen trees in place 
of canopy trees and for the lack of large shrubs around the existing detention basin. Staff 
recommends all landscape waivers be included in the SDO Agreement. The fa<;ade review 
recommends approval of the required Section 9 waiver for the overage of asphalt shingles and 
underage of brick as the design meets the intent of the ordinance. The engineering, traffic, 
wetlands, woodlands and fire reviews all recommend approval with items to be addressed on 
the Preliminary Site Plan submittal. An Authorization to Encroach into the Natural Features 
Setback and a Woodland Permit would be considered as part of the Preliminary Site Plan 
review. The Planning Commission is asked to recommend approval of the Special Development 
Option Concept Plan this evening. 

Mark Kassab, GR Meadowbrook LLC for Huntley Manor, was present to address the board. He 
has been working on this project with the city for the last year and is happy to answer any 
questions that the board or public may have. 

Chair Pehrson opened the case to the public and asked anyone that wished to speak to 
address the board. 

Jay Brody, an owner of the Fountain Park Apartments, is in support with an objection on a minor 
basis. He is concerned about the traffic flow up and down Grand River Avenue. There is 
boulevard access between the planned development and the Marty Feldman Chevrolet Kia 
which is a narrow strip to access the community for ingress and egress. The residents complain 
on a regular basis that as you go through the entrance and exit, when you look to the east, 
there is a hill and it is a blind turn onto Grand River Avenue. Back in 2004 or 2006 it was 
recommended that a traffic light be placed at their entrance in order to address the safety 
concerns in respect to traffic flow into the community and along Grand River A venue. The City 
of Novi approved the traffic light; however Oakland County Road Commission stated that if that 
was the case, the city would have to pay for the traffic light. He would like to request a traffic 
light be installed. 

Brandy Morrow, a Meadowbrook Glens Resident, has a home that backs up against the 
proposed property. She has concerns about the traffic, especially during rush hour, and adding 
additional traffic to an already congested area. She is also concerned about encroachment on 
the wetlands and marsh areas and how far back they will want to come onto their land. She 
values the quietness of her property and would like to keep the trees as a barrier against the 
noise from construction and vehicles. 

Chair Pehrson closed audience participation since there was no one else wanting to speak. 

Member Greco stated that there was correspondence. Steven Davis, 42101 Fountain Park Drive 
North, is in objection to the project primarily due to the traffic. An increase of over 200 homes 
would result in an additional 700 vehicles in an already congested area. Daniel Magee, 41925 
Cherry Hill Road, is opposed because the area is already congested. Adding homes will make it 
worse and approval should not be given. Richard William Antuna, 41728 Cherry Hill Road, does 
not believe there is not enough of a setback. The only house you can see from Grand River is his 
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home. He does not want to stop expansion but would like a better buffer zone. Melissa 
Cheladyn, 41956 Cherry Hill Road, is in objection because she does not want to see added 
traffic to the area. Betty and Gary Dinser, 41872 Cherry Hill Road, are in objection because there 
will be a decrease of privacy and there will be a decrease in their property values. Some 
residents do not have fenced in yards and there is already a lot of congestion in the area. 

Chair Pehrson closed the public hearing and turned the discussion over to the board. 

Member Greco stated that there are concerns related to traffic and added congestion to the 
area. The project does not look like one that does not fit into the area. The traffic consultant 
reviewed the project and recommends approval with some conditions. He asked the staff about 
the traffic light and for the status of a potential light being installed. 

Brian Coburn, City Engineer, stated that a traffic light would have to be approved by the Road 
Commission since Grand River is under their jurisdiction. When looking for a location for a traffic 
light you have to look at the cross street traffic and how much volume you have versus the gaps 
that are available on Grand River Avenue. If the traffic warrants are not there, the Road 
Commission will not support installation of a road signal. 

Member Greco asked Mr. Coburn if the entrances were shared, if he believes it would generate 
enough traffic to merit a light. 

Mr. Coburn stated he could not say without knowing the numbers or having the Traffic 
Consultant review it. The increased side street traffic would be beneficial to their case. 

Member Greco asked what the approximate cost of a traffic light would be. 

Mr. Coburn stated it would probably be approximately $250,000-$300,000. 

Member Greco asked if this is a cost that could be incurred by the developer. 

My. Coburn stated that if the Road Commission approved a traffic signal, the developer could 
volunteer to fund it. He is not sure if we could require him to pay for it. He is also not aware of 
previous requests for a signal. 

Member Greco asked if we should obtain an updated traffic study. 

Mr. Coburn stated that if there is a problem, staff could do a review and see if there is a warrant 
for it, which could be brought before the Road Commission. They would also need a letter from 
the property owner requesting it. He went on to explain that a signal is not always a good thing. 
At Cherry Hill Road and Meadowbrook Road they had numerous requests for a light and there 
was a marginal warrant for a signal. Once it was installed they were constantly receiving 
complaints because it stops the cross street traffic from turning when they could have turned 
before without the signal. A lot of money was spent to install the traffic light and now it is left in 
blink mode and only operates two hours of the day during peak hours. 

Member Greco thinks it is worth looking at and they should get an agreement stating so if one is 
needed. 

Mr. Coburn commented that the traffic light at Meadowbrook Road and Grand River Avenue is 
in the process of being upgraded with a new signal. The Road Commission is funding the 
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project. It will be integrated with the rest of the system and hopefully the issues they were having 
will be resolved. 

Member Greco asked if an adjustment on the timing of the lights would make a difference. 

Mr. Coburn stated that some of it is the timing. It will be reviewed along with the flow of traffic 
and the city can do this review. 

Member Greco stated that based upon the plan and the area, it looks approvable and 
acceptable. With respect to the motion, the board could add that the City Council considers 
whether or not a traffic light in the area should be installed. 

The applicant stated that a traffic study was submitted as part of the submission and there has 
already been conversation with the Road Commission. As the engineer stated, they are 
proposing to upgrade the Grand River and Meadowbrook lighting. The challenge with the site is 
the Road Commission has required them to line up the boulevard they have with the boulevard 
across the street from Grand River. It is difficult because it has to be moved to the west or east so 
many feet to line up exactly. Tying into Fountain Park is not an option because they have a 
wetland and woodland conservation easement that they are protecting. They will not be 
removing a single tree from the property and the plan will far exceed the landscape plan 
requirements. 

Member Baratta inquired about the buffer and asked what the distance is between the building 
to the south and the homes. 

The applicant said he believes it is approximately 800 feet. 

Member Baratta asked about the dark green area on the plan and whether that is what they 
would be planting. 

The applicant confirmed that the blue to the west and south and the dark green to the south is 
the existing conservation easement. They will not be adding any landscaping. It will be left in its 
natural state. 

Member Giacopetti stated that the one thing he likes about the plan is that it adds high density 
residential options along the Grand River corridor which makes it consistent with the downtown 
development initiatives that the city has been undertaking. The development needs people in 
proximity to the downtown area. His concern with the decorative fence is that it minimizes the 
walkability in and out of the development causing a resident on one side to have to walk all the 
way around. 

The applicant stated that this has already been brought to their attention and there are 
sidewalk connections that will tie into the Grand River sidewalk on the far west portion of the 
property and boulevard to the east portion of the property. They want to avoid people walking 
between buildings so they strategically placed the sidewalk connections. It is a decorative 
fence and the rents in this community will probably start at $2,000 per unit. They are not looking 
to build a barrier around the property. It will be highly landscaped along the frontage with a 
gated entranceway and sidewalk connections along Grand River and three spots along the 
frontage. 

Member Giacopetti asked if there was a pathway to the southern connection of the sub. 
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The applicant stated that the city wanted them to connect to the subdivision to the south 
through the right-of-way to the subdivision. There is no connection to the subdivision to the west 
due to the conservation easement. 

Moved by Member Baratta and seconded by Member Greco: 

ROLL CALL VOTE ON THE MOTION TO RECOMMEND APPROVAL OF THE CONCEPT PlAN MADE BY 
MEMBER GRECO AND SECONDED BY MEMBER BARATTA: 

In the matter of the request of GR Meadowbrook LLC for Huntley Manor JSP14-56 motion to 
recommend approval to the City Council of the Special Development Option Concept Plan. 
The recommendation shall include the following ordinance deviations: 

a. Deviation for the deficient loading area (940 sq. ft. required, 480 sq. ft. provided); 
b. Waiver to permit a decorative fence in lieu of the required berm along Grand 

River Avenue; 
c. Waiver to permit the use of evergreen trees in lieu of the required canopy trees as 

required building foundation landscaping; 
d. Waiver for the installation of large shrubs around the existing detention basin; 
e. Sedion 9 fac;:ade waiver for the overage of Asphalt shingles and underage of 

brick; and 
f. The City Council consider the need for a traffic light on Grand River Avenue near 

the existing Fountain Park Apartments and the timing of the existing signals at 
Grand River Avenue and Meadowbrook Road. 

If the City Council approves the request, the Planning Commission recommends the 
Applicant be required to comply with the conditions and items listed in the staff and 
consultant review letters as a requirement noted in the Special Development Option 
Agreement. It is also requested that the City Council consider the installation of a traffic light 
and consider the timing of the traffic light on Grand River Avenue. 

This motion is made based on the following findings: 
a. The project results in a recognizable and substantial benefit to the ultimate users of 

the project and to the community, where such benefit would otherwise be unfeasible 
or unlikely to be achieved by a traditional development; 

b. In relation to a development otherwise permissible as a Principal Permitted Use under 
Section 3.1.16.8 the proposed type and density of development does not result in an 
unreasonable increase in the use of public services, facilities and utilities, and does 
not place an unreasonable burden upon the subject and/or surrounding land and/or 
property owners and occupants and/or the natural environment; 

c. Based upon proposed uses, layout and design of the overall projed, the proposed 
building facade treatment, the proposed landscaping treatment and the proposed 
signage, the Special Development Option project will result in a material 
enhancement to the area of the City in which it is situated; 

d. The proposed development does not have a materially adverse impact upon the 
Master Plan for Land Use of the City, and is consistent with the intent and spirit of this 
Section; 

e. In relation to a development otherwise permissible as a Principal Permitted Use under 
Section 3.1.16. B, the proposed development does not result in an unreasonable 
negative economic impact upon surrounding properties; 

f. The proposed development contains at least as much useable open space as would 
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be required in this Ordinance in relation to the most dominant use in the 
development; 

g. Each particular proposed use in the development, as well as the size and location of 
such use, results in and contributes to a reasonable and mutually supportive mix of 
uses on the site, and a compatibility of uses in harmony with the surrounding area 
and other downtown areas of the City; 

h. The proposed development is under single ownership and/or control such that there 
is a single person or entity having responsibility for completing the project in 
conformity with this Ordinance; 

i. Relative to other feasible uses of the site, the proposed use will not cause any 
detrimental impact on existing thoroughfares in terms of overall volumes, capacity, 
safety, vehicular turning patterns, intersections, view obstructions, line of sight, ingress 
and egress, acceleration/deceleration lanes, off-street parking, off-street 
loading/unloading, travel times and thoroughfare level of service; 

j. Relative to other feasible uses of the site, the proposed use will not cause any 
detrimental impact on the capabilities of public services and facilities, including 
water service, sanitary sewer service, storm water disposal and police and fire 
protection to service existing and planned uses in the area; 

k. Relative to other feasible uses of the site, the proposed use is compatible with the 
natural features and characteristics of the land, including existing woodlands, 
wetlands, watercourse and wildlife habitats; 

I. Relative to other feasible uses of the site, the proposed use is compatible with 
adjacent uses of land in terms of location, size, character, and impact on adjacent 
property or the surrounding neighborhood; 

m. Relative to other feasible uses of the site, the proposed use is consistent with the 
goals, objectives and recommendations of the City's Master Plan for land Use. 

n. Relative to other feasible uses of the site, the proposed use will promote the use of 
land in a socially and economically desirable manner; and 

o. Relative to other feasible uses of the site, the proposed use is (1) listed among the 
provision of uses requiring special land use review as set forth in the various :zoning 
districts of this Ordinance, and (2) is in harmony with the purposes and conforms to 
the applicable site design regulations of the :zoning district in which it is located. 

Motion carried 5-0. 

MATTERS FOR CONSIDERATION 

1. Valencia South JSP13-0075 with Rezoning 18.706 
Consideration of the request of Beck South LLC for Planning Commission's recommendation 
to City Council for rezoning of property in Section 29, on the southwest corner of Beck Road 
and Ten Mile Road from R-1, One-Family Residential to R-3, One-Family Residential with a 
Planned Rezoning Overlay. The subject property is approximately 41.31 acres and the 
applicant is proposing a 66 unit single-family development. 

Planner Kapelanski stated that the applicant is proposing a rezoning with PRO to develop 66 
single-family homes on a 41 acre site at the southwest corner of Beck Road and Ten Mile Road. 
The parcels are currently made up of single-family homes and vacant land. Land to the north of 
the proposed project across Ten Mile Road is under construction for the development of single­
family homes very similar to this proposal. Existing single-family developments can be found to 
the south and west and vacant land, single-family homes and a church are located to the east. 
The subject property is zoned R-1, One-Family Residential with R-1 zoning surrounding the site with 
the exception of the property to the north, which is zoned R-3 with a Planned Rezoning Overlay. 
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SEIBER KEAST ENGINEERING, LLC 
ENGINEERING CONSULTANTS 

Clif Seiber, P.E. 
Patrick G. Keast, P.E. 
AzadW.Awad 

July7,2015 

Ms. Sri Ravali Komaragiri, Planner 
City ofNovi 
45175 W. Ten Mile Road 
Novi, MI 48375 

100 MainCentre, Suite 10 
Northville, Ml48167 

Phone No. 248.231.9036 
E-mail: cs@seibereng.com 

Re: Htmdey Manor (Formerly Brooktown), City ofNovi Project Number JSP 14-0056 
Preliminary Site Phm Review 

Dear Ms. Komaragiri: 

In accordance with your consultants and staff review letters issued under your cover letter dated 
July 22, 2015, the following responses are made to those letters. The comment number shown 
below corresponds to the comments contained in the consultant or sta±T review letters where 
applicable. 

PLANNING REVIEW 

1. Sidewalks and Pathways: A formal variance request will be submitted for a waiver of a 
small section of sidewalk on Midtown Circle adjacent to Wetland B. The waiver is 
requested to avoid wetland impacts. 

2. A. Additional details of the existing vegetation that screens the adjacent homes to the 
south will be provided at the time of Final Site Plan review. It should be noted that the 
typical buffer distance averages over 1 00 feet between the proposed buildings and the 
adjacent homes. The smallest buffer provides 45 feet of trees and natural vegetation at 
the southeasterly corner of Building 7. 
B. Detailed speciHcations of the proposed pedestrian-scale street light fixtures located 
along Grand River A venue will be provided at the time of Final Site Plan review. 

3. Since this project proposes rental units, no Master Deed or By-Laws will be submitted for 
review. 

4. The SDO Agreement will be revised to reflect the absence of the sidewalk along Wetland 
B. 

ENGINEERING REVIEW 

Sidewalks 
1. A Design and Construction Standards Variance request will be submitted to waive the 

sidewalk adjacent to Wetland B. 
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TRAFFIC REVIEW (May 6, 2015 Response) 
2b. Additional details regarding the radii of the Brooktown Boulevard entrance islands will 
be provided. 
3a. Parking will be deleted in the area of the crosswalk. 
3b. The listing of Barrier Free parking spaces will be listed in the Notes section on sheet 2. 
3c. Additional dimensions will be provided as related to parking islands to ensure ordinance 
compliance. 
3d. Additional information will be provided as related to the clubhouse loading area. 
4a. Barrier Free parking signage will be added to the Sign Quantities box. 
4b. The Yield sign will be placed south of the gate and closer to the intersection. 
4c. Pavement marking details will be provided at the time of Final Site Plan review. 
5b. Consideration will be given to potential pedestrian traffic crossing Grand River Avenue 
at Brooktown Boulevard. 

LANDSCAPE REVIEW (May 5, 2015 Response) 

Existing Elements 
2. The Accolade Elms will be reviewed for possible overhead line conilicts. 
2 Showing existing trees 8" and larger with size and id for trees located within the 
conservation easement and not planned for disturbance provides no benefit. No additional 
survey of undisturbed areas is proposed. 
1. Tree protection fencing detail will be shown at 1 foot outside of the tree drip line. 
2. Tree protection fencing will be added to the grading/tree removal plan. 

Landscaping Requirements 
3. It is requested that the City Council waive the berm and replace it with decorative 

fencing. 
4 Privet will be considered for replacement with another shrub. 
2 Square footages of landscape areas around buildings will be provided. 

Transformers and air conditioning units are shown on the site plan, but will also be 
provided on the landscape plan. 

2 Required plantings and details showing the spacing will be provided. 
3 All trees and shrubs will be maintained no closer than 10 feet to fire hydrants. 

Other Requirements 
1. Proposed elevation contours will be added to the landscape plan. 
2. Areas of snow deposits will be identified. 
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WETLAND REVIEW 

1. The wetland impact for Wetland B is now zero acres. The Table on sheet 2 will be 
corrected to reflect no wetland impact. 

2. The wetland buffer wetland impact table will be adjusted on Sheet 2 to rei1ect the final 
quantities, although none is anticipated. No wetland buffer mitigation is proposed. 

3. No wetland impacts are proposed and, accordingly, no alternate site layouts are 
presented. 

4. No wetland buffer mitigation is proposed for this project. The total buffer disturbance for 
the project is only 0.127 acres. 

WOODLAND REVIEW (May 5, 2015 Response) 

1. The applicant will consider conservation easements for remaining woodlands. 
2. Conservation easements will be provided for woodland replacement trees. 
3. All replacement trees will be 2-1 /2" caliper or greater. 
4. Woodland financial guarantees will be posted with the City ofNovi. 
5. Replacement trees will be paid for any trees that cannot be placed on-site, although none 

are anticipated. 
6. Spacing and isolation distances will be met per ordinance. 

FACADE ORDINANCE REVIEW (May 6, 2015 Response) 

1. No further comments. 

FIRE DEPARTMENT REVIEW (April 24, 2015 Response) 

2 FDC distances of no more than 100 feet to a tire hydrant will be provided. 
8 The City's standard detail for the access route (shown on plan) provides for an 18-foot 

wide driveway. If a 20-foot driveway is required, such will be provided. 

The maintenance access is for storm water detention basin access, not an emergency driveway 
access. 

Please process these plans for Preliminary Site Plan approval. 
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Petitioner 
GR Meadowbrook LLC 

Review Type 
Revised Preliminary Site Plan 

Property Chcm:u::teristks 
.. Site Location: 

.. Site Zoning: 

.. Adjoining Zoning: 

.. Current Site Use: 

.. Adjoining Uses: 

.. School District: 

.. Site Size: 

.. Plan Date: 

Recommendation 

p R CENTER RE 
June 22, 2015 

Planning Review 
Brooktown 
JSPl 

South side of Grand River Avenue, west of Meadowbrook Road (Section 
23) 
GE, Gateway East 
North (across Grand River): B-3, General Business and NCC, Non-Center 
Commercial; East: NCC and RM-1, Multiple-Family; West: NCC and OS, 
Office Service; South: R-4, One-Family Residential 
Vacant 
North: commercial; East: Fountain Pork Apartments; West: vacant; South: 
Meadowbrook Glens Subdivision 
Novi Community School District 
26.62 acres 
05-21-15 

Staff generally recommends approval of the revised Preliminary Site Plan to allow for the development 
of the subject property. City Council has tentatively approved the concept plan and the related SDO 
Agreement has been drafted. The SDO Agreement will need to be approved by the City Council 
before or in conjunction with the Preliminary Site Plan, Woodland Permit, Wetland Permit and 
Stormwater Management Plan approval. The Preliminary Site Plan, Woodland Permit, Wetland Permit 
and Stormwater Management Plan require the approval of the City Couneil under the SDO option. 

Revised Preliminary Site Plan 
The Preliminary Site Plan submittal was provided in April and review letters were completed at the 
beginning of May. Concerns were noted in the Engineering and Wetland Review letters, primarily 
focusing on the impacts to Wetland B which were not indicated on the Concept Plan, and a Revised 
Preliminary Site Plan was submitted to address these concerns. With the revised Preliminary Site Plan 
submittal, the applicant is now proposing to remove a portion of the proposed sidewalk along the 
south side of Midtown Circle near Wetland B (east of Building 7) to reduce impacts to wetland. This 
wetland is covered by a Conservation Easement, as provided as a part of the previous, Brooktown 
development plans. Staff is in support of the removal of the 150 feet of sidewalk in this location to 
eliminate a conflict with the existing wetland, with the additional crosswalks that are proposed to 
safely cross pedestrians to the proposed sidewalk on the north side of Midtown Circle (a private drive). 
Please see the attached Engineering and Wetland Review Letters. 

Project Summary 
The applicant proposed a 210 unit multiple-family gated community on a 26.62 acre parcel on the 
south side of Grand River Avenue west of Meadowbrook Road using the Special Development Option 
(SDO) under the Gateway East (GE) District. The applicant has a mix of two and three bedroom units 
resulting in a density of 7.89 units per acre. Landscape amenities ore proposed along with a 
clubhouse and pool. The site was previously approved for development and cleared. Wetland 
mitigation has also been constructed. That approval has expired although there is still an SDO 
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Agreement recorded for the property. A new owner has acquired the property. The applicant 
received tentative approval from the City Council to revoke and/or revise the previous SDO approval 
for the property on March 23, 2015. 

In general, the Special Development Option is intended to " ... provide greater flexibility for the 
achievement of the objectives of the GE District by authorizing use of Special Development 
regulations with the view of: permitting quality residential development and facilitated mixed use 
developments including multiple family residential, office and limited commercial; encouraging the 
use of land in accordance with its character and adaptability; conserving natural resources and 
natural features; encouraging innovation in land use planning; providing enhanced housing, cultural, 
and recreational opportunities for the people of the City; and bringing about a greater compatibility 
of design and use between and among neighboring properties." 

Multiple-family developments are a permitted use in the GE District under the SDO provisions listed in 
Section 904A of the Zoning Ordinance. An applicant must demonstrate that the conditions listed in 
Section 904D.2 of the Zoning Ordinance have been met. 

Previous Planning Commission and City Council Actions 
On February 25, 2015, Planning Commission recommended approval of the Huntley Manor Special 
Development Option Concept Plan JSP 14-56 based on the following motions: 
In the matter of the request of GR Meadowbrook LLC for Huntley Manor JSP14-56 motion to 
recommend approval to the City Council of the Special Development Option Concept Plan. The 
recommendation shall include the following ordinance deviations: 

a. Deviation for the deficient loading area (940 sq. ft. required, 480 sq. ft. provided]; 
b. Waiver to permit a decorative fence in lieu of the required berm along Grand River 

Avenue: 
c. Waiver to permit the use of evergreen trees in lieu of the required canopy trees as required 

building foundation landscaping; 
d. Waiver for the installation of large shrubs around the existing detention basin; 
e. Section 9 fac;:ade waiver for the overage of Asphalt shingles and underage of brick; and 
f. The City Council consider the need for a traffic light on Grand River Avenue near the 

existing Fountain Park Apartments and the timing of the existing signals at Grand River 
Avenue and Meadowbrook Road. 

If the City Council approves the request, the Planning Commission recommends the Applicant be 
required to comply with the conditions and items listed in the staff and consultant review letters as a 
requirement noted in the Special Development Option Agreement. 

This motion is made based on the following findings: 
a. The project results in a recognizable and substantial benefit to the ultimate users of the project 

and to the community, where such benefit would otherwise be unfeasible or unlikely to be 
achieved by a traditional development; 

b. In relation to a development otherwise permissible as a Principal Permitted Use under Section 
3. 7. 16.8 the proposed type and density of development does not result in an unreasonable 
increase in the use of public services, facilities and utilities, and does not place an 
unreasonable burden upon the subject and/or surrounding land and/or property owners and 
occupants and/or the natural environment; 

c. Based upon proposed uses, layout and design of the overall project, the proposed building 
facade treatment, the proposed landscaping treatment and the proposed signage, the 
Special Development Option project will result in a material enhancement to the area of the 
City in which it is situated; 
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d. The proposed development does not have a materially adverse impact upon the Master Plan 
for Land Use of the City, and is consistent with the intent and spirit of this Section; 

e. In relation to a development otherwise permissible as a Principal Permitted Use under Section 
3. I. 16.8, the proposed development does not result in on unreasonable negative economic 
impact upon surrounding properties: 

f. The proposed development contains at least as much useable open space as would be 
required in this Ordinance in relation to the most dominant use in the development; 

g. Each particular proposed use in the development, as well as the size and location of such use, 
results in and contributes to a reasonable and mutually supportive mix of uses on the site, and 
a compatibility of uses in harmony with the surrounding area and other downtown areas of the 
City; 

h. The proposed development is under single ownership and/or control such that there is a single 
person or entity having responsibility for completing the project in conformity with this 
Ordinance; 

i. Relative to other feasible uses of the site, the proposed use will not cause any detrimental 
impact on existing thoroughfares in terms of overall volumes, capacity, safety, vehicular turning 
patterns, intersections, view obstructions, line of sight, ingress and egress, 
acceleration/deceleration Iones, off-street parking, off-street loading/unloading, travel times 
and thoroughfare level of service; 

j. Relative to other feasible uses of the site, the proposed use will not cause any detrimental 
impact on the capabilities of public services and facilities, including water service, sanitary 
sewer service, storm water disposal and police and fire protection to service existing and 
planned uses in the area; 

k. Relative to other feasible uses of the site, the proposed use is compatible with the natural 
features and characteristics of the land, including existing woodlands, wetlands, watercourse 
and wildlife habitats; 

I. Relative to other feasible uses of the site, the proposed use is compatible with adjacent uses of 
land in terms of location, size, character, and impact on adjacent property or the surrounding 
neighborhood; 

m. Relative to other feasible . uses of the site, the proposed use is consistent with the goals, 
objectives and recommendations of the City's Moster Plan for Land Use. 

n. Relative to other feasible uses of the site, the proposed use will promote the use of land in a 
socially and economically desirable manner; and 

o. Relative to other feasible uses of the site, the proposed use is (I) listed among the provision of 
uses requiring special land use review as set forth in the various zoning districts of this 
Ordinance, and (2) is in harmony with the purposes and conforms to the applicable site design 
regulations of the zoning district in which it is located. 

On March 23, 2015, City Council recommended approval of the Huntley Manor Special Development 
Option Concept Plan JSP 14-56 based on the following motions: 
In the matter of the request of GR Meadowbrook LLC for Huntley Manor JSP 14-56 motion to tentatively 
approve the Special Development Option Concept Plan and direct the City Attorney's Office to work 
with the applicant on the preparation of the Special Development Option Agreement for submission 
to the Council in connection with a final approval. The Agreement should include the following 
ordinance deviations: 

a. Deviation for the deficient loading area (940 sq. ft. required, 480 sq. ft. provided); 
b. Waiver to permit a decorative fence in lieu of the required berm along Grand River Avenue; 
c. Waiver to permit the use of evergreen trees in lieu of the required canopy trees os required 

building foundation landscaping; 
d. Waiver for the installation of Iorge shrubs around the existing detention basin; and 
e. Section 9 facade waiver for the overage of Asphalt shingles and underage of brick. 
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f. Inclusion of language related to screening along the south property line that reflects language 
that was in the previous agreement to provide sufficient buffering capacity between the 
adjacent properties. 

g. Requirement of pedestrian scale street lighting along the frontage of Grand River consistent 
with lighting used on adjacent developments 

The Applicant's compliance with the conditions and items listed in the staff and consultant review 
letters should be a requirement noted in the Special Development Option Agreement. 

This motion is made based on the following findings: 
a. The project results in a recognizable and substantial benefit to the ultimate users of the project 

and to the community, where such benefit would otherwise be unfeasible or unlikely to be 
achieved by a traditional development; 

b. In relation to a development otherwise permissible as a Principal Permitted Use under Section 
3. 1. 16.8 the proposed type and density of development does not result in an unreasonable 
increase in the use of public services, facilities and utilities, and does not place an 
unreasonable burden upon the subject and/or surrounding land and/or property owners and 
occupants and/or the natural environment; 

c. Based upon proposed uses, layout and design of the overall project, the proposed building 
facade treatment, the proposed landscaping treatment and the proposed signage, the 
Special Development Option project will result in a material enhancement to the area of the 
City in which it is situated; 

d. The proposed development does not have a materially adverse impact upon the Master Plan 
for Land Use of the City, and is consistent with the intent and spirit of this Section; 

e. In relation to a development otherwise permissible as a Principal Permitted Use under Section 
3. 7. 16.8, the proposed development does not result in an unreasonable negative economic 
impact upon surrounding properties; 

f. The proposed development contains at least as much useable open space as would be 
required in this Ordinance in relation to the most dominant use in the development; 

g. Each particular proposed use in the development, as well as the size and location of such use, 
results in and contributes to a reasonable and mutually supportive mix of uses on the site, and 
a compatibility of uses in harmony with the surrounding area and other downtown areas of the 
City; 

h. The proposed development is under single ownership and/or control such that there is a single 
person or entity having responsibility for completing the project in conformity with this 
Ordinance; 

i. Relative to other feasible uses of the site, the proposed use will not cause any detrimental 
impact on existing thoroughfares in terms of overall volumes, capacity, safety, vehicular turning 
patterns, intersections, view obstructions, line of sight, ingress and egress, 
acceleration/deceleration lanes, off-street parking, off-street loading/unloading, travel times 
and thoroughfare level of service; 

j. Relative to other feasible uses of the site, the proposed use will not cause any detrimental 
impact on the capabilities of public services and facilities, including water service, sanitary 
sewer service, storm water disposal and police and fire protection to service existing and 
planned uses in the area; 

k. Relative to other feasible uses of the site, the proposed use is compatible with the natural 
features and characteristics of the land, including existing woodlands, wetlands, watercourses 
and wildlife habitats; 

l. Relative to other feasible uses of the site, the proposed use is compatible with adjacent uses of 
land in terms of location, size, character, and impact on adjacent property or the surrounding 
neighborhood; 
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m. Relative to other feasible uses of the site, the proposed use is consistent with the goals, 
objectives and recommendations of the City's Master Plan for Land Use. 

n. Relative to other feasible uses of the site, the proposed use will promote the use of land in a 
socially and economically desirable manner; and 

o. Relative to other feasible uses of the site, the proposed use is 
( 1} listed among the provision of uses requiring special land use review as set forth in the 

various zoning districts of this Ordinance, and (2} is in harmony with the purposes and 
conforms to the applicable site design regulations of the zoning district in which it is 
located. 

SDO Eligibility 
The Planning Commission and City Council were asked to consider the following when evaluating the 
proposed SDO concept plan. Staff comments are underlined and bracketed. 

a) The project will result in a recognizable and substantial benefit to the ultimate users of the 
project and to the community, where such benefit would otherwise be unfeasible or unlikely to 
be achieved by a traditional development. [Amenities have been provided for the residents 
of the proposed community including landscape features, a clubhouse, pool and open 
space.] 

b) In relation to a development otherwise permissible as a Principal Permitted Use under Section 
902A. the proposed type and density of development shall not result in an unreasonable 
increase in the use of public services, facilities and utilities, and shall not place an 
unreasonable burden upon the subject and/or surrounding land and/or property owners and 
occupants and/or the natural environment. [The proposed density is well within the allowable 
density for the site and the applicant has proposed preservation of the existing natural features 
as well as a substantial buffer from the adjacent properties.] 

c) Based upon proposed uses, layout and design of the overall project, the proposed building 
facade treatment, the proposed landscaping treatment and the proposed signage, the 
Special Development Option project will result in a material enhancement to the area of the 
City in which it is situated. [See the facade and landscape review letters for additional 
information.] 

d) The proposed development shall not have a materially adverse impact upon the Master Plan 
for Land Use of the City, and shall be consistent with the intent and spirit of this Section. [The 
plan is consistent with the Master Plan recommendations for the subject property.] 

e) In relation to a development otherwise permissible as a Principal Permitted Use under Section 
902A, the proposed development shall not result in an unreasonable negative economic 
impact upon surrounding properties. [The proposed multiple-family development will pair well 
with the existing retail uses in the area and provide a different type of housing product that will 
complement the other residential properties in the immediate area.] 

f) The proposed development shall contain at least as much useable open space as would be 
required in this Ordinance in relation to the most dominant use in the development. [The 
applicant has proposed 33.6% open space where a minimum of 25% is required.] 

g) Each particular proposed use in the development, as well as the size and location of such use, 
shall result in and contribute to a reasonable and mutually supportive mix of uses on the site, 
and a compatibility of uses in harmony with the surrounding area and other downtown areas 
of the City. 

h) The proposed development shall be under single ownership and/or control such that there is a 
single person or entity having responsibility for completing the project in conformity with this 
Ordinance. [A single entity currently owns the site.] 
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In addition to the provisions noted above, the Planning Commission and City Council should also 
consider the Special Land Use conditions noted in Section 6.1 .2.C of the Zoning Ordinance: 

@I Whether, relative to other feasible uses of the site, the proposed use will cause any detrimental 
impact on existing thoroughfares in terms of overall volumes, capacity, safety, vehicular turning 
patterns, intersections, view obstructions, line of sight, ingress and egress, 
acceleration/deceleration lanes, off-street parking, off-street loading/unloading, travel times 
and thoroughfare level of service. 

@I Whether, relative to other feasible uses of the site, the proposed use will cause any detrimental 
impact on the capabilities of public services and facilities, including water service, sanitary 
sewer service, storm water disposal and police and fire protection to service existing and 
planned uses in the area. 

@I Whether, relative to other feasible uses of the site, the proposed use is compatible with the 
natural features and characteristics of the land, including existing woodlands, wetlands, 
watercourses and wildlife habitats. 

@I Whether, relative to other feasible uses of the site, the proposed use is compatible with 
adjacent uses of land in terms of location, size, character, and impact on adjacent property or 
the surrounding neighborhood. 

@I Whether, relative to other feasible uses of the site, the proposed use is consistent with the goals, 
objectives and recommendations of the City's Master Plan for Land Use. 

" Whether, relative to other feasible uses of the site, the proposed use will promote the use of 
land in a socially and economically desirable manner. 

@I Whether, relative to other feasible uses of the site, the proposed use is (1) listed among the 
provision of uses requiring special land use review as set forth in the various zoning districts of 
this Ordinance, and (2) is in harmony with the purposes and conforms to the applicable site 
design regulations of the zoning district in which it is located. 

Project Design Standards 
Section 3.12 of the Zoning Ordinance includes both general project design standards and design 
standards for residential developments in the Gateway East District as listed below. See the planning 
review chart for a detailed review of these standards. 

1. Residential Design Standards 
a. Innovative planning and design excellence, taking into consideration the review and 

recommendation of the City's professional staff and/or consultants; 
b. Relationship to adjacent land uses; 
c. Pedestrian and/or vehicular safety provisions; 
d. Aesthetic quality in terms of design, exterior materials and landscaping, including 

internal compatibility within the development as well as its relationship to surrounding 
properties; and 

e. Provisions for the users of the project. 
2. General Design Standards 

a. There shall be a perimeter setback and berming, as found to be necessary by the City 
Council, for the purpose of buffering the development in relation to surrounding 
properties. 

b. There shall be underground installation of utilities, including electricity and 
telecommunications facilities, as found necessary or appropriate by the City. 

c. The design of pedestrian walkways shall be reviewed with the view of achieving safety, 
and also considering the objectives and intent of this District. 

d. Signage, lighting, streetscape, landscaping, building materials for the exterior of all 
structures, and other features of the project, shall be designed and completed with the 
objective of achieving an integrated and controlled development, consistent with the 
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character of the community, surrounding development or developments, and natural 
features of the area. 

e. In order to provide efficient circulation and reduce driveways and curb cuts along 
Grand River Avenue, all development sites fronting on Grand River Avenue shall be 
constructed to maximize traffic safety and convenience. 

Ordinance Requirements 
This project was reviewed for conformance with Article 3.12 (Gateway East District Special 
Development Option), Article 4 (Use Standards), Article 5 (Site Standards) and any other applicable 
provisions of the Zoning Ordinance. Items in bold below must be addressed by the applicant and or 
City Council. 

1. Sidewalks and Pathways: The applicant has applied for a deviation for the absence of a portion of 
sidewalk on south side of proposed Midtown Circle along the extent of Wetland B. 

2. City Council approval of the Concept Plan: The applicant is asked to refer to the City Council 
approval motion, and the SDO Agreement, and address the following in the response letter, and 
at the time of Final Site Plan submittal: 

a. Additional detail needs to be provided regarding the existing vegetation along the south 
property line, adjacent to the existing single family homes. Supplemental planting 
screening and trees in this area will need to be evaluated at the time of Final Site Plan 
submittal for an adequate buffer between the proposed development and the existing 
homes. 

b. Additional detail regarding the pedestrian scale street lighting along Grand River Avenue 
frontage, including specifications and locations of the proposed lighting, shall be provided 
on the Final Site Plan submittal. A note on Sheet 2 acknowledges that the required lighting 
will be provided. 

3. Moster Deed and By-lows: The Moster Deed and By-lows must be submitted for review with the 
Final Site Plan submittal. 

4. SDO Agreement: the draft SDO agreement should be revised to include the following deviation: a 
deviation for absence of a portion of sidewalk on south side of proposed Midtown Circle along the 
extent of Wetland B (east of Building 7). 

5. Siqnoge: Exterior Signoge is not regulated by the Planning Division or Planning Commission. Please 
contact Jeannie Niland (248.347.0438) for information regarding sign permits. 

Ordinance Deviations 
Per Section 3.12.6, consistent with the Special Development Option concept, and toward 
encouraging flexibility and creativity in development, departures from compliance with the standards 
provided for on SDO project, may be granted in the discretion of the City Council as port of the 
approval of a SDO project in a GE District. Such departures may be authorized on the condition that 
there ore recognized and specific features or planning mechanisms deemed adequate by the City 
Council designed into the project for the purpose of achieving the objectives intended to be 
accomplished with respect to each of the regulations from which a departure is sought. 

The following ore deviations from the Zoning Ordinance and other applicable ordinances shown on 
the concept plan and included in the draft SDO Agreement: 

1. A deviation for the deficient loading area for the proposed clubhouse (940 sq. ft. required, 480 sq. 
ft. provided); 

2. A deviation to permit lighting fixtures that ore not full cut-off adjacent to residential zoning; 
3. Landscape waivers for the following items: 

a. A decorative fence along the Grand River Avenue frontage has been provided in lieu of 
the required berm; 
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b. Evergreen trees have been proposed in place of canopy trees required for each residential 
unit; and 

c. The applicant has elected to request a waiver for the lack of large shurbs around the 
existing detention basin. 

4. A deviation for the absence of a portion of sidewalk on south side of proposed Midtown Circle 
along the extent of Wetland B. 

Site Addressing 
The applicant should contact the Building Division for an address prior to applying for a building 
permit. Building permit applications cannot be processed without a correct address. The address 
application can be found on the Internet at www.cityofnovi.org under the forms page of the 
Community Development Department. 

Please contact Jeannie Niland [248.347.0438] in the Community Development Department with any 
specific questions regarding addressing of sites. 

Street and Project Name 
Staff understands a new project name will be proposed. Street names and the project name have 
not been considered and approved by the Street and Project Naming Committee. The applicant 
should contact Richelle Leskun at rleskun@cityofnovi.org or 248-347-0579 to arrange an application to 
the Street and Project Naming Committee. 

Pre-Construction Meeting 
Prior to the start of any work on the site, Pre-Construction (Pre-Con) meetings must be held with the 
applicant's contractor and the City's consulting engineer. Pre-Con meetings are generally held after 
Stamping Sets have been issued and prior to the start of any work on the site. There are a variety of 
requirements, fees and permits that must be issued before a Pre-Con can be scheduled. If you have 
questions regarding the checklist or the Pre-Con itself, please contact Sarah Marchioni [248.347.0430 
or smarchioni@cityofnovi.org] in the Community Development Department. 

Chapter 26.5 
Chapter 26.5 of the City of Novi Code of Ordinances generally requires all projects be completed 
within two years of the issuance of any starting permit. Please contact Sarah Marchioni at 248-347-
0430 for additional information on starting permits. The applicant should review and be aware of the 
requirements of Chapter 26.5 before starting construction. 

Response Letter 
A letter from either the applicant or the applicant's representative addressing comments in this and 
other review letters is required prior to consideration of the Preliminary Site Plan by the City Council 
and with the next plan submittal. 

If the applicant has any questions concerning the above review or the process in general, do not 
hesitate to contact me at 248.735.5607 or skomaragiri@cityofnovi.org. 

Sri Ravali Komaragiri- Planner 



Review Summary Chart 
JSP14-56 Huntley Manor 
Revised Preliminary Site Plan Review 
Plan Dates: 04-06-15 AND 05-21-15 

Bolded items must be addressed 

Item Required 
Master Plan Town Center Gateway 

(recommended) 
Zcming GE, Gateway East 
(Article 3.12) 
Use Office Uses, Restaurants, 
(Section 3.12) Publicly Owned Parks, 

Retail Business Uses, Retail 
Business Service Uses, 
Funeral Homes, Post 
Office, Uses determined 
to be similar, or 
customarily incident to 
above uses. 

Section 904A Special 
Development Option 
(SDO) Uses: Multiple 
Family Uses, Non-
Residential Use not 
otherwise allowed 

Floor Area Maximum Floor Area 
Ratio {Sec::tion Ratio (ratio of gross 
3.12) square feet of building 

area to gross land area of 
site less existing ROW) 
shall be 0.275. 
With the SDO option the 
FAR can be increased to 
.50 

Building Height 35' maximum 
(Sec. 3.12) (50' for SDO) 

2 stories maximum 
(3 stories maximum for 

SDO) 
Any structure within 300 
feet of a one-family 
residential district shall be 
limited to a maximum 
height of 35 feet 

Maximum floor No individual retail sales 
area (section or personal service 

Meets 
Require-

Proposed ments? Comments 
No change Yes 

GE, Gateway Yes 
East 
Multiple-family Yes Revision to approved 

SDO Agreement 
tentatively approved by 
the City Council on 
March 23, 2015. 

The plan was evaluated 
per the criteria noted in 
Section 9040.2 and 
Section 904G.2.a(2) 

0.34 FAR Yes 

Approximately Yes 
28' 

NA Yes 



Meets 
Require-

Item Required Proposed ments? 

3.12) establishment shall 
exceed 20,000 sq ft of 
total GFA 

Building Setbacks !Section 3.12) 
Front Yard Maximum: 90 feet from Buildings are Yes 
abutting a centerline of major located 90 feet 
major thoroughfare. City from the 
thoroughfare Council may alter & centerline of 
(North) 

approve variance with Grand River. 
approval of the SDO Plan 
Minimum: 70 feet from 
centerline of major 
thorouqhfare 

Interior Side 0 feet minimum 69 feet+\- Yes 
Yard (East) 
Interior Side 0 feet minimum I 55 feet+\- Yes 
Yard (West) 

Rear Yard 30 feet minimum 81 feet+\- Yes 
(South) 
Setbacks from Private Drives (Section 3.12 
Front 1 0 feet minimum All buildings Yes 

appear to meet 
this standard 

Side 0 feet minimum All buildings Yes 
appear to meet 
this standard 

Rear 0 feet minimum All buildings Yes 
appear to meet 
this standard 

Parking Setbacks (Sec. 3.12) 
Front Yard 
(North) 

Side yard 
parking 
adjacent to 
a front yard 
(South) 
Side Yard 
(West) 

Side Yard 
(East) 
Rear Yard 
(North) 

Parking lot 
screening from 
all major 
thoroughfares 

No front yard parking is None proposed Yes 
permitted. 

Side yard parking No side yard N/A 
adjacent to a front yard parking lots 
shall be setback from the proposed 
front building fac;ade line 
by a minimum of 5 feet. 
1 0 feet minimum More than 1 0 ft Yes 

1 0 feet minimum 11 feet Yes 

1 0 feet minimum More than 10 Yes 
feet 

Parking lots shall be Decorative Yes 
screened from all major fence with brick 
thoroughfares. Screening piers and 
may be accomplished supplemental 
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Item 
(Section 3, 12} 

Number of 
Parking 
Spaces 
(Section 5.2} 

Off street 
parking 
(Section 5.2) 

Parking space, 
lane 
dimensions 
{Sec. 5.3) 

Meets 
Require-

Required Proposed ments? 
through the provision of plantings 
any combination of the proposed 
following: 

1 . 2.5 foot high 
ornamental brick or 
stone wall with 
landscape breaks. 

2. Plantings with certain 
opacity standards. 

Existing natural 
vegetation augmented 
to achieve opacity 
standards. 
2 bed.units - 2 spaces per 756 spaces Yes 
unit req. (168 units* 2 = provided for 
336 spaces required) living units 
3 bed.units- 2.5 spaces 
per unit req. (42 units* 2.5 Community 
= 105 spaces required) building and 

pool - 12 spaces 
441 spaces required for 
living units Mailbox station 

(near Bldg. 4)- 7 
Pool and community spaces 
building (private swim 
club) Add' parking 
1 space for each 4 (near Bldg. 14)-
member families 9 spaces 
210/4 =53 spaces 

Add' parking 
Total sgaces reguired for (near Bldg. 19)-
Residential uses- 494 4 spaces 
sgaces 
Off-street parking shall be Parking Yes 
provided within the proposed in off-
building, with a parking street parking 
structure physically lots within 300 
attached to the building, feet of the 
or in a designated off- buildings, in 
street parking area within residential 
300 feet of the building. garages and in 

residential 
driveways 

9' x 19' parking space 9' x 19' parking Yes 
dimensions for 90 degree space 
spaces dimensions for 90 

degree spaces 
adjacent to 
private drive 
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Item 

Barrier Free 
Spaces (Barrier 
Free Code} 

Open Space 
(Section 3. 12} 

Sidewalks and 
Bicycle Paths 
(Section 3.12, 
City Code. 
Section 1 f-278 
and Barrier 
Free Code) 

Adjacer~cy 

(Se<:tlon;3.12} 

Meets 
Require-

Required Proposed ments? 

Driveway spaces 
9' X 19' 

Garage spaces 
appear 
adequate 

1 van accessible barrier 3 barrier free Yes 
free space required at spaces proposed 
clubhouse all van 

accessible 
A minimum of 25% of the 33.6% open Yes 
gross area of each space 
development site shall be 
comprised of open 
space, such as 
permanently landscaped 
open spaces, plazas, 
pocket parks, internal 
walkways and similar 
features accessible to 
non-residential 
occupants. 
Sidewalks and/or bike 8' wide path No 
paths required along along Grand 
streets. Sidewalks along River. 
Grand River shall be 8' 
wide 

5' wide internal 3' to 5' internal 
pedestrian connections sidewalks and 

entrance paths 
in some areas 

Sidewalks shall be 
provided between Sidewalks 
parking areas and provided from all 
pedestrian entrances pedestrian 

entrances to 
sidewalks or 
parking areas 

Cross walks should be 
placed at 90 degrees Crosswalks and 

ramps provided 
on site 

Council may impose 
conditions to ensure 
compatibility 
with/between adjacent 
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See engineering review 
letter for additional 
information 

Sidewalks added near 
building 3. Sidewalk 
stubs confirmed on 
Preliminary Site Plan 
along emergency 
access drives to the 
north and east. 

Sidewalk removed for 
approximately 150 feet 
on the south side of 
Midtown Circle to avoid 
existing wetland. 



Item 

General 
Design 
Standards: 
Perimeter 
setback and 
berming 
(Section 3.12) 

General 
Design 
Standards: 
Underground 
utilities 
(Section 3 .. 12) 

General 
Design 
Standards: 
exterior 
consistent with 
character of 
the 
community 
(Section 3.12) 

Meets 
Require-

Required Proposed ments? 
properties: 
a. The establishment of 
landscaping, berm or wall 
if there is a demonstrated 
need, applying 
accepted planning and 
noise attenuation 
principles. 
b. The use of compatible 
site improvements, such 
as siqnaqe, liqhtinq, etc. 
There shall be a perimeter Perimeter Yes/No 
setback and berming, as setbacks meet or 
found to be necessary by exceed 
Council to buffer the ordinance 
development from standards 
surrounding properties. 
Items to be taken into Existing 
consideration are the topography 
uses adjacent to the shown plan 
development, the relative 
topography of the land, 
the height of the 
structures. 
Underground installation Underground Yes 
of utilities required, utilities proposed 
including electricity & 
telecommunications 
facilities, as found 
necessary/ appropriate 
by the City. 
Signage, lighting, Grand River Yes 
streetscape, landscaping, Landscape wall, 
building materials for the light fixtures, 
exterior of all structures, plant material, 
and other features of the and building 
project, shall be designed fa<;:ade details 
and completed with the provided. 
objective of achieving an 
integrated and controlled 
development, consistent 
with the character of the 
community, surrounding 
development or 
developments, and 
natural features of the 
area. The Grand River 
Corridor Plan design 
features shall be 
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City Council motion 
required evaluation of 
additional landscape 
screening along rear 
property line. Applicant 
is asked to address this 
comment in the 
response letter, and on 
the Final Site Plan. See 
Landscape Review 
Letter for additional 
comment. 



Item 

General 
Design 
Standards: 
Traffic 
circulation 
(Sec 3.12} 

Required 
conditions for 
SDO: 
minimum 
acreage {Sec. 
3.12} 
Required 
conditions for 
SDO: road 
frontage (Sec, 
3.12}. 
Maximum 
Rooms 
Permitted 
(Sec.3J2} 

Required 
conditions for 
SDO: Trash 
receQtacles 
(S~ction 3.12}' 

Meets 
Require-

Required Proposed ments? 
incorporated, as is 
reasonable. 
Efficient traffic circulation Boulevard Yes 
and reduction of access drive on 
driveways is encouraged. Grand River 
Specific standards Avenue. Access 
provided in this section for drives are 
shared rear access drives located in front 

and behind 
Drives encouraged to be buildings, 
located behind the 
buildings. Minimum of Front access 
300 feet, and maximum drive is approx. 
of 650 feet from 225 feet from 
centerline of Grand River. centerline of 

Grand River. 

Minimum acreage for a Site size is 26.62 Yes 
project is 5 acres unless acres 
varied by City Council. 

Minimum public road Grand River Yes 
frontage is 300 feet along Avenue: over 
a single thoroughfare 500 feet 
unless varied by City 
Council. 
The total number of 672 Yes 
rooms (not including 
kitchen, dining and 
sanitary facilities) shall not 
be more than the area of 
the parcel in square feet, 
divided by 1 ,600. 

Permitted rooms = 725 
( (26.62 ac X 43,560 sq. 
ft.)/1600) 
All trash receptacles and Waste removal Yes 
trash collection areas plan for curb side 
shall be screened from pick up of 
view and shall not be containers from 
placed within 1 0 feet of individual 
any wall of a dwelling residential units 
structure which contains and clubhouse 
openings involving living 
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Provide draft language 
in the Master Deed 
restricting the storage of 
waste to inside of 
buildings except for 
trash pick-up days and 
prohibiting the 
placement of 



Item 

Loading 
Spaces 
(Section 5.4) 

Dumpster 

Meets 
Require-

Required Proposed ments? 
areas 

Additional dumpster 
locations throughout the 
property (particularly in 
the residential areas), or 
a residential waste 
removal plan 
acceptable to the City 
Council, shall be 
determined by the City 
Council at the time of 
Site Plan approval. 
Within the GE Districts, 480 sq. ft. No 
loading space shall be loading zone 
provided in the rear yard proposed west of 
at a ratio of 1 0 sq ft for clubhouse 
each front foot of 
building. In the case of a 
double frontage lot, 
loading-unloading, as 
well as trash receptacles 
may be located in an 
interior side yard beyond 
the minimum side yard 
setback requirement of 
the district. 

940 sq. ft. of loading 
space required 

Screen wall or fence No dumpsters N/A 
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containers in driveways, 
sidewalks and streets 

Consistent with the 
Special Development 
Option concept, and 
toward encouraging 
flexibility and creativity 
in development 
departures from 
compliance with the 
standards provided for 
an SDO project, may be 
granted in the discretion 
of the City Council as 
part of the approval of 
a SDO project in a GE 
District. Such departures 
may be authorized on 
the condition that there 
are recognized and 
specific features or 
planning mechanisms 
deemed adequate by 
the City Council 
designed into the 
project for the purpose 
of achieving the 
objectives intended to 
be accomplished with 
respect to each of the 
regulations from which a 
departure is sought. 

This deviation has been 
included in the 
proposed draft 
agreement 



Item 
(Section ·16-20 
ofCity Code} 

Dumpster 
Enclosure 
(Sec 4.19 .2.F) 

Exterior 
Lighting 
(Sect. 5.7) 

Residential 
Density 
(Section ~.12} 

Residential 
Density 

Meets 
Require-

Required Proposed ments? 
required for all dumpsters, proposed 
must be at least five feet 
in height, and provided 
on three sides. 
Dumpster enclosure to be 
located in rear yard, and 
set back from property 
line a distance equivalent 
to the parking lot 
setback. It is to be 
located as far from 
barrier free spaces as 
possible. 

Enclosure to match 
building materials and 
include internal bumpers 
to protect the enclosure 
Gate should be non-
transparent wood or 
metal matching the 
building 
Photometric plan and Plan submitted See 
exterior lighting details lighting 
needed at time of review 
Preliminary Site Plan chart 
Review 

A residential 
development entrance 
light must be provided at 
the entrance to the 
development off of 
Grand River Ave. 
For all residential 7.89 units per Yes 
development, residential acre proposed 
density shall be 
calculated for the net site 
area of the development 

2 bedroom units/net site 
acre- 9.07 units/acre 
permitted 

3 bedroom units/net site 
acre- 6.81 units/acre 
permitted 
For interior buildings within All buildings Yes 
a site, buildings with a separated by at 
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Item 
(Section 3.12) 

Phasing of 
construction 
(Section 3.12) 

Bicycle Parking 
Facilities (Sec. 
5.16} 

Meets 
Require-

Required Prop_osed ments? 
front-to front relationship least 30 feet 
shall have a minimum 
separation of 30 feet. All 
other interior buildings 
shall have a minimum 
separation of 15 feet (30 
feet for buildings 30 feet 
or more in height). 
Upon completion, each 21 phases Yes 
phase, considered proposed 
together with other 
completed phases, shall Phase 1: 
be capable of standing roadways, 
on its own in terms of the infrastructure, 
presence of services, clubhouse & 
facilities, and open pool and 
space, and shall contain Building 1 
the necessary 
components to insure Subsequent 
protection of natural phases to occur 
resources and the health, one building with 
safety, and welfare of the related 
users of the planned driveways and 
gateway development landscaping 
and the residents and 
property in the 
surrounding area. 
1 space for each 5 44 bicycle Yes 
dwelling units=42 spaces parking spaces 
required distributed 

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

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

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

4 ft. maneuvering lane 
with a 6 ft. parking space 
width & a depth of 2 ft. 

Planning Review Summary Chart 
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Comments 

See SDO Agreement for 
additional details 
regarding phasing. 



Item 

Economic 
impact 

Residential 
EntryyyaySigns 
(Chpt. 28) 

Legal 
Documents 

Meets 
Require-

Required Proposed ments? Comments 
for single spaces & 2.5 ft. 
for double spaces 
Total cost of the Estimated 
proposed building & site project value 
improvements $1 7,000,000 with 

estimated tax 
Expected sales price of revenue of 
new homes $447,830 

Number of jobs created Est. 320 jobs 
(during construction, and created during 
if known, after a building construction with 
is occupied) 12jobs to 

provide 
continued 
employment 
upon completion 

Signs are not regulated Signage appears If a residential ent[Yway sign is 
by the Planning Division or to be indicated QrOQosed, contact Jeannie Niland 
Planning Commission at 248.347.0438 or 

jniland@cityofnovi.org for 
information 

Conservation easement See wetland and woodland review 
revisions may be required letters regarding conservation 

easement(s) 
Master Deed must be 
submitted with Final Site 
Plan review 

Planning Review Summary Chart 
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Lighting Review 
Brooktown JSP 14-56 
Concept Plan Review 
Plan Date· 12-01-14 

Item 
Intent 

Lighting plan 

Lighting Plan 

Required 
conditions 

Required Notes 

Chart 

Meets 
Required Requirements? 
Establish appropriate Yes 
minimum levels, 
prevent unnecessary 
glare, reduce spillover 
onto adjacent 
properties, reduce 
unnecessary 
transmission of light into 
the niqht sky 
Site plan showing Yes 
location of all existing 
and proposed 
buildings, landscaping, 
streets, drives, parking 
areas and exterior 
liqhtinq fixtures 
Specifications for all Yes/No 
proposed and existing 
lighting fixtures 
including: 
• Photometric data 
• Fixture height 
• Mounting & design 
• Glare control 

devices 
• Type and color 

rendition of lamps 
• Hours of operation 
• Photometric plan 
Height not to exceed Yes 
maximum height of 
zoning district (30 feet) 
or 25 feet where 
adjacent to residential 
districts or uses. 
- Electrical service to Yes 
light fixtures shall be 
placed underground 
- No flashing light shall 
be permitted 
- Only necessary 
lighting for security 
purposes and limited 
operations shall be 
permitted after a site's 
hours of operation. 

Planning Review Summary Chart 
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Comments 

Additional Detail will be 
required on the Final Site 
Plan submittal regarding the 
requited pedestrian-scale 
street lighting along Grand 
River Avenue. 



Item 
Required 
conditions 

Required 
conditions 

Minimum 
Illumination 

Maximum 
Illumination 
adjacent to Non-
Residential 

Cut off Angles 

Meets 
Required Requirements? 
Average light level of Yes 
the surface being lit to 
the lowest light of the 
surface being lit shall 
not exceed 4:1 . 
Use of true color Yes 
rendering lamps such 
as metal halide is 
preferred over high 
and low pressure 
sodium lamps. 
- Parking areas- 0.2 min Yes 
- Loading and 
unloading areas- 0.4 
min 
-Walkways- 0.2 min 
- Building entrances, 
frequent use- 1 .0 min 
- Building entrances, 
infrequent use- 0.2 min 
When site abuts a Yes 
residential district, 
maximum illumination 
at the property line 
shall not exceed 0.5 
foot candle 
All cut off angles of Decorative lighting 
fixtures must be 90 without full cut-off 
degrees when proposed 
adjacent to residential 
districts 

Planning Review Summary Chart 
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Comments 

Consistent with the Special 
Development Option 
concept, and toward 
encouraging flexibility and 
creativity in development, 
departures from 
compliance with the 
standards provided for an 
SDO project, may be 
granted in the discretion of 
the City Council as part of 
the approval of a SDO 
project in a GE District. Such 
departures may be 
authorized on the condition 
that there are recognized 
and specific features or 
planning mechanisms 
deemed adequate by the 
City Council designed into 
the project for the purpose 
of achieving the objectives 
intended to be 
accomplished with respect 



Item Required 

Prepared by Knsten Kapelanskl, A/CP 
kkapelanski@cityofnovi.org 

Meets 
Requirements? 

(248) 347-0586 

Planning Review Summary Chart 
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Comments 
to each of the regulations 
from which a departure is 
sought. 

This deviation has been 
included in the draft SDO 
Agreement 



NEERING REVI 



Applicant 
GR MEADOWBROOK LLC 

Review Type 

c 
06/22/2015 

Engineering Review 
Huntley Manor 

JSP14-0056 

RT 

Revised Preliminary Site Plan 

Property Characteristics 
Site Location: 

• Site Size: 
• Plan Date: 

Project Summary 

S. of Grand River Ave. and W. of Meadowbrook Road 
26.62 acres 
05/21/15 

" Construction of an approximately 21 building multi-family development and 
associated roads and parking. Site access would be provided by private roadways 
off of Grand River Avenue. 

" Water service would be provided by an 8-inch extension from the existing 16-inch 
water main along the south side of Grand River Ave., along with 9 additional 
hydrants . 

., Sanitary sewer service would be provided an 8-inch extension from the existing 8-
inch sanitary sewer to the south east connecting on the south side of Cherry Hill 
Road. 

" Storm water would be collected by a single storm sewer collection system and 
detained in an existing on site basin. 

Recommendation 
Approval of the Revised Preliminary Site Plan and Preliminary Storm Water Management 
Plan is recommended. 



Engineering Review of Revised 
Huntley Manor 

Comments: 

Site Plan 06/22/2015 
Page2 of4 

The Revised Preliminary Site Plan meets the general requirements of Chapter 11, the 
Storm Water Management Ordinance and the Engineering Design Manual with the 
following items to be addressed at the time of Final Site Plan submittal (further 
engineering detail will be required at the time of the final site plan submittal): 

Additional Comments (to be addressed prior to the Final Site Plan submittal): 

General 

1. Refer to letter date 05/06/2015 for additional comments. 

Paving & Grading 

2. Provide a sidewalk/boardwalk on both sides of the street on east of Building 7 
on the south side of Midtown Circle. Or provide a Design and Construction 
Standards Variance request for Appendix C Section 4.05(A) to waive the 
sidewalk/boardwalk requirement. This deviation will need to be added to the 
development agreement and approved by City Council. Staff would be in 
support of this deviation to avoid work in the wetland that is under a 
conservation easement. 

The following must be submitted at the time of Final Site Plan submittal: 

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

The following must be submitted at the time of Stamping Set submittal: 

4. A draft copy of the maintenance agreement for the storm water facilities, as 
outlined in the Storm Water Management Ordinance, must be submitted to 
the Community Development Department with the Final Site Plan. Once the 
form of the agreement is approved, this agreement must be approved by 
City Council and shall be recorded in the office of the Oakland County 
Register of Deeds. 

5. A draft copy of the 20-foot wide easement for the water main to be 
constructed on the site must be submitted to the Community Development 
Department. 

6. A draft copy of the 20-foot wide easement for the sanitary sewer to be 
constructed on the site must be submitted to the Community Development 
Department. 
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7, Executed copies of any required off-site utility easements must be submitted 
to the Community Development Department. 

The following must be addressed prior to construction: 

8. A pre-construction meeting shall be required prior to any site work being 
started. Please contact Sarah Marchioni in the Community Development 
Department to setup a meeting (248-347-0430). 

9, A City of Novi Grading Permit will be required prior to any grading on the site, 
This permit will be issued at the pre-construction meeting. Once determined, 
a grading permit fee must be paid to the City Treasurer's Office. 

10. An NPDES permit must be obtained from the MDEQ because the site is over 5 
acres in size. The MDEQ requires an approved plan to be submitted with the 
Notice of Coverage. 

11. A Soil Erosion Control Permit must be obtained from the City of Novi. Contact 
Sarah Marchioni in the Community Development Department (248-347-0430) 
for forms and information. 

12. A permit for work within the right-of-way of Grand River Ave. must be 
obtained from the City of Novi. The application is available from the City 
Engineering Department and should be filed at the time of Final Site Plan 
submittal. Please contact the Engineering Department at 248-347-0454 for 
further information. 

13. A permit for work within the right-of-way of Grand River Ave. must be 
obtained from the Road Commission for Oakland County. Please contact 
the RCOC (248-858-4835) directly with any questions. The applicant must 
forward a copy of this permit to the City. Provide a note on the plans 
indicating all work within the right-of-way will be constructed in accordance 
with the Road Commission for Oakland County standards. 

14. A permit for water main construction must be obtained from the MDEQ. This 
permit application must be submitted through the City Engineer after the 
water main plans have been approved. 

15. A permit for sanitary sewer construction must be obtained from the MDEQ. 
This permit application must be submitted through the City Engineer after the 
sanitary sewer plans have been approved. 

16. Construction Inspection Fees to be determined once the construction cost 
estimate is submitted must be paid prior to the pre-construction meeting. 

17. A storm water performance guarantee, equal to 1.5 times the amount 
required to complete storm water management and facilities as specified in 
the Storm Water Management Ordinance, must be posted at the Treasurer's 
Office. 

18. An incomplete site work performance guarantee, equal to 1.5 times the 
amount required to complete the site improvements (excluding the storm 
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water detention facilities) as specified in the Performance Guarantee 
Ordinance, must be posted at the Treasurer's Office. 

19. A street sign financial guarantee in an amount to be determined ($400 per 
traffic control sign proposed) must be posted at the Treasurer's Office. 

Please contact Jeremy Miller at (248) 735-5694 with any questions. 

cc: Ben Croy, Engineering 
Brian Coburn, Engineering 
Sri KomaragirL Community Development 
Sabrina Lilla, Water & Sewer 
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2200 Commonwealth 
Blvd., Suite 300 

Ann Arbor, Ml 
48105 

(734) 
769-3004 

FAX (734) 
769-3164 

June 24, 2015 

Ms. Barbara McBeth 
Deputy Director of Community Development 
City of Novi 
45175 W. Ten Mile Road 
Novi, Michigan 48375 

Re: Huntley Manor (JSP14-0056) 
(Formerly Brooktown) 
Wetland Review ofthe Revised Preliminary Site Plan (PSP15-0089) 

Dear Ms. McBeth: 

Environmental Consulting & Technology, Inc. (ECT) has reviewed the Revised Preliminary Site Plan for 
the proposed Huntley Manor (formerly Brooktown) multi-family development project prepared by 
Seiber, Keast Engineering, L.L.C. dated May 21, 2015 (revised sidewalks). The Plan was reviewed for 
conformance with the City of Novi Wetland and Watercourse Protection Ordinance and the natural 
features setback provisions in the Zoning Ordinance. ECT most recently visited the site on October 
29, 2014 for the purpose of a woodland and wetland verification. 

The proposed development is located on approximately 27 acres (Parcel ID# 50-22-23-251-023) 
south of Grand River Avenue and west of Meadowbrook Road in Section 23. The Plan appears to 
continue to propose the construction of 21 multi-family residential buildings (with 10 units per 
building), associated roads and utilities, pool, clubhouse as well as a storm water detention basin 
(existing). The proposed project site contains several areas of City-Regulated Wetlands (see Figure 
1). 

Development of the property has so far been limited to two (2) building pads, a storm water 
detention basin and two (2) wetland mitigation areas. 

The Revised Preliminary Site Plan is currently approved as noted for wetlands. ECT recommends that 
the Applicant address the concerns noted in the Comments sections of this letter prior to submittal 
of the Final Site Plan. 

Onsite Wetland Evaluation 
As noted above, the proposed development site contains two (2} wetland mitigation areas. 
Previously, impacts to 0.39-acre of wetland were authorized by permits issued by the City of Novi 
and the Michigan Department of Environmental Quality (MDEQ}. As compensation, 0.57-acre of new 
wetland was to be constructed (a ratio of 1.5 to 1}. Half of the mitigation acreage was designed to be 
emergent wetland, and half scrub-shrub wetland. The permits required that the new wetland be 
monitored annually for five (5} years, and that a report summarizing the status of the wetlands be 
submitted no later than January 31 of the following year. The Applicant submitted the 41

h of 5 
wetland mitigation monitoring reports in 2014. 

An Equal Opportunity/Affirmative Action Employer 
www.ectinc.com 
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The wetland mitigation areas were constructed and planted in 2008, along the southern and western 
property boundaries. The western wetland mitigation (Wetland A} area is elongate, with its northern 
and southern areas connected by a narrow channel. The southern wetland mitigation area (Wetland 
B) is somewhat triangular in shape and located along the southern property boundary. After 
construction, the margins of the wetlands were planted with five species of shrubs. 

Environmental Consulting & Technology, Inc. visited this site on October 29, 2014 in order to observe 
the progress of the wetland mitigation. ECT has also received and reviewed the latest wetland 
mitigation monitoring report (2013 Wetland Mitigation Monitoring Report) prepared by King & 
MacGregor Environmental, Inc (KME}. The wetland mitigation areas appear to have been built 
according to plan and wetland hydrology is clearly established. Vegetative cover appears to have 
established to an acceptable level. ECT has confirmed that adequate wildlife habitat structures and 
organic soils are evidently in place. Mallard ducks were observed in the South wetland mitigation 
area at the time of our site visit. Conservation Easement signs have been installed. All of the 
wetland mitigation area is of moderate quality. ECT has verified that the wetland boundaries appear 
to be accurately depicted on the Plan. 

What follows is a summary of the wetland and wetland buffer impacts associated with the proposed 
site design and Revised Preliminary Site Plan. 

Wetland & Wetland Buffer Impact Review 
ECT previously reviewed a Concept Plan for this project in January 2015. The previously-submitted 
Concept did not proposed direct impacts to the wetland (mitigation) areas, but did propose 
approximately 0.13-acre of disturbance to the regulated 25-foot wetland setback. 

The Preliminary Site Plan (previous submittal) proposed a small amount of impact to Wetland B, as 
well as 0.13-acre of disturbance to the regulated 25-foot wetland setback. Sections of the 25-foot 
buffer/setback associated with both Wetland A (0.06-acre) and Wetland B (0.067-acre) were 
proposed to be impacted. A portion of the Wetland A buffer adjacent to proposed Buildings 4 and 5 
will be impacted as a result of site construction. The buffer associated with Wetland B will be 
impacted for the construction of Midtown Circle (adjacent to proposed Building 7 and 17). 

The current site design appears to have eliminated the need for direct impacts to Wetland B by 
redesigning the layout of the proposed sidewalks along Midtown Circle drive. The Wetland Impact 
Area table on Sheet 2, however, still appears to indicate a proposed 0.01-acre impact to Wetland B. 
This table appears to remain unchanged from the previous plan submittal. In addition, the proposed 
quantity of permanent impact to the 25-foot wetland buffer areas remains unchanged from the 
previous plan submittal (0.06-acre to the buffer of Wetland A and 0.067-acre to the buffer of 
Wetland B). ECT suggests that the Applicant review and revise the table as necessary. 

The following table summarizes the existing wetland setbacks and the proposed wetland setback 
impacts as currently listed on Sheet 2 of the Plan: 
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Tablel. Proposed Wetland Buffer Impacts 

Wetland Wetland 
Wetland 
Impact 

Setback/Buffer Area 
Area 

Area (Acre) 
(Acre) 

Wetland 
Mitigation Area 0.337 0 

A 
Wetland 

Mitigation Area 0.253 0.01 
B 

TOTAl 0.590 0.01 

Permits & Regulatory Status 

Wetland 
Buffer 

Buffer 
Area 

Impact 

(acres) 
Area (acre) 

0.590 0.060 

0.289 0.067 

0.879 0.127 

Each of the wetland mitigation areas are regulated by the MDEQ as they were a requirement of the 
wetland permit previously issued by the Agency for development at this site. Impacts to 0.39-acre of 
wetland were authorized by permits issued by the City of Novi and the Michigan Department of 
Environmental Quality (MDEQ). As compensation, 0.57-acre of new wetland was to be constructed 
(a ratio of 1.5 to 1). It should be noted that the wetland mitigation areas are now under 
Conservation Easement by MDEQ (see Figure 2). Any proposed impacts to these existing wetland 
mitigation areas (currently included in MDEQ Conservation Easement) will require authorization from 
MDEQ in addition to the City of Novi. As noted, the current Plan no longer proposes impacts to the 
wetland mitigation areas, but it does propose a total of 0.127-acre of impact to the 25-wetland 
buffers. 

All of the wetlands (i.e., wetland mitigation areas) on the project site appear to be considered 
essential and regulated by the City of Novi and any impacts to wetlands or wetland buffers would 
require approval and authorization from the City of Novi. All of the wetlands appear to be 
considered essential by the City as they appear to meet one or more of the essentiality criteria set 
forth in the City's Wetland and Watercourse Protection Ordinance (i.e., storm water storage/flood 
control, wildlife habitat, etc.). 

While the 25-foot wetland setback is not specifically regulated by the MDEQ, this buffer area is 
regulated by the City of Novi. 

The City of Novi regulates wetland buffers/setbacks. Article 24, Schedule of Regulations, of the 
Zoning Ordinance states that: 

ECI 
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"There shall be maintained in all districts a wetland and watercourse setback, as provided 
herein, unless and to the extent, it is determined to be in the public interest not to maintain 
such a setback. The intent of this provision is to require a minimum setback from wetlands 
and watercourses". 

The project as proposed will require an Authorization to Encroach the 25-Foot Natural Features 
Setback. This authorization is required for the proposed impacts to regulated wetland setbacks. 

Comments 
The following are repeat comments from our Wetland Review of the Preliminary Site Plan letter 
dated May 5, 2015. The current status of each comment follows in bold italics: 

1. Any proposed impacts to these existing wetland mitigation areas (currently included in MDEQ 
Conservation Easement) will require authorization from MDEQ in addition to the City of Novi. 
Authorization for the proposed wetland (and wetland setback) impacts cannot be provided by 
the City of Novi until the Applicant receives authorization from MDEQ to impact Wetland 
(Mitigation) Area B, which is located within a Conservation Easement that is recorded with 
MDEQ. 

The current site design appears to have eliminated the need for direct impacts to Wetland B by 
redesigning the layout of the proposed sidewalks along Midtown Circle drive. The Wetland 
Impact Area table on Sheet 2, however, still appears to indicate a proposed 0.01-acre impact to 
Wetland B. This table appears to remain unchanged from the previous plan submittal. In 
addition, the proposed quantity of permanent impact to the 25-foot wetland buffer areas 
remains unchanged from the previous plan submittal {0.06-acre to the buffer of Wetland A and 
0.067-acre to the buffer of Wetland B). ECT suggests that the Applicant review and revise the 
table as necessary. 

2. As noted above, the City of Novi regulates wetland buffers/setbacks. ECT encourages the 
Applicant to avoid impacts to all existing wetland mitigation areas as well as the associated 25-
foot wetland setbacks. As such, the Applicant should consider modification of the proposed 
limits of disturbance in order to preserve all existing wetland mitigation and buffer areas. 

This comment has been partially addressed. Although the current site design appears to have 
eliminated the need for direct impacts to Wetland B, however, the proposed quantity of 
permanent impact to the 25-foot wetland buffer areas remains unchanged from the previous 
plan submittal (0.06-acre to the buffer of Wetland A and 0.067-acre to the buffer of Wetland 
B). ECT continues to suggest that the Applicant preserve all existing 25-foot wetland buffer 
areas, or provide a plan to replace or mitigate for permanent wetland buffer impacts. 

3. The Applicant should demonstrate that alternative site layouts that would avoid impacts to 
wetlands and wetland setbacks have been reviewed and considered. 

This comment does not appear to have been addressed. 
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4. Should the Applicant continue to propose impacts to 25-wetland buffers, a plan to replace or 
mitigate for any permanent impacts to existing wetland buffers should be provided by the 
Applicant. In addition, the Plan should address how any temporary impacts to wetland buffers 
shall be restored, if applicable. 

This comment does not appear to have been addressed. At a minimum, the Applicant should 
provide a wetland buffer restoration plan and cost estimate shall be required as part of the 
Final Site Plan that indicates how any temporary impacts to wetland setback will be restored 
(i.e. indicate proposed native restoration seed mix to be used and cost). ECT suggests that 
because the layout of the current site design is not able to avoid wetland buffer impacts, the 
Applicant should provide wetland buffer mitigation or enhancement of the remaining areas of 
existing wetland buffer areas through the potential planting of additional trees or shrubs, etc. 

Recommendation 
The Revised Preliminary Site Plan is currently approved as noted for wetlands. ECT recommends that 
the Applicant address the concerns noted in the Comments sections above prior to submittal of the 
Final Site Plan. 

If you have any questions regarding the contents of this letter, please contact us. 

Respectfully submitted, 

ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC. 

Pete Hill, P.E. 
Senior Associate Engineer 

cc: Sri Komaragiri, City of Novi Planner 
Richelle Leskun, Planning Assistant 
Rick Meader, City of Novi Landscape Architect 
Stephanie Ramsay, City of Novi Customer Service 

Attachments: Figure 1, Figure 2 & Site Photos 
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Figure 1. City of Novi Regulated Wetland & Woodland Map (approximate project boundary shown in 
red). Regulated Woodland areas are shown in green and regulated Wetland areas are shown in 
blue). 
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Figure 2. MDEQ Conservation Easement Area Map. 
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Site Photos 

Photo 1. Looking east at south wetland mitigation area (ECT, October 2014). 

Photo 2. Looking northwest at west wetland mitigation area 
(ECT, October 2014). 





2200 Commonwealth 
Blvd., Suite 300 

Ann Arbor, Ml 
48105 

(734) 
769-3004 

FAX(734) 
769-3164 

May 5, 2015 

Ms. Barbara McBeth 
Deputy Director of Community Development 
City of Novi 
45175 West Ten Mile Road 
Novi, Ml 48375 

Re: Huntley Manor (JSP14-0056) 
(Formerly Brooktown) 
Woodland Review of the Preliminary Site Plan (PSP15-0059) 

Dear Ms. McBeth: 

Environmental Consulting & Technology, Inc. (ECT) has reviewed the Preliminary Site Plan for the 
proposed Huntley Manor (formerly Brooktown) multi-family development project prepared by 
Seiber, Keast Engineering, L.L.C. dated April 6, 2015. The Plan was reviewed for conformance with 
the City of Novi Woodland Protection Ordinance Chapter 37. ECT most recently visited the site on 
October 29, 2014 for the purpose of a woodland and wetland verification. The purpose of the 
Woodlands Protection Ordinance is to: 

1) Provide for the protection, preservation, replacement, proper maintenance and use of trees 
and woodlands located in the city in order to minimize disturbance to them and to prevent 
damage from erosion and siltation, a loss of wildlife and vegetation, and/or from the 
destruction of the natural habitat. In this regard, it is the intent of this chapter to protect the 
integrity of woodland areas as a whole, in recognition that woodlands serve as part of an 
ecosystem, and to place priority on the preservation of woodlands, trees, similar woody 
vegetation, and related natural resources over development when there are no location 
alternatives; 

2} Protect the woodlands, including trees and other forms of vegetation, of the city for their 
economic support of local property values when allowed to remain uncleared and/or 
unharvested and for their natural beauty, wilderness character of geological, ecological, or 
historical significance; and 

3} Provide for the paramount public concern for these natural resources in the interest of health, 
safety and general welfare of the residents of the city. 

The proposed development is located on approximately 27 acres (Parcel ID# 50-22-23-251-023} 
south of Grand River Avenue and west of Meadowbrook Road in Section 23. The Plan appears to 
propose the construction of 21 multi-family residential buildings (with 10 units per building), 
associated roads and utilities, pool, clubhouse as well as a storm water detention basin (existing). 

Development of the property has so far been limited to two (2) building pads, a storm water 
detention basin and two (2} wetland mitigation areas. 

An Equal Opportunity/Affirmative Action Employer 
www.ectinc.com 
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Onsite Woodland Evaluation 
ECT has reviewed the City of Novi Official Woodlands Map and completed an onsite Woodland 
Evaluation on October 29, 2014. An existing tree list has now been included with the Plan. The 
Preliminary Site Plan - South Portion (Sheet 3) contains a list of existing on-site trees that are 
proposed for removal. This sheet also indicates the location of the Regulated Woodland Boundary as 
shown on the City of Novi Regulated Woodland Map (see Figure 1). It appears as ifthe Plan indicates 
the location and the diameter of several of the existing trees along the south side of the proposed 
development/Regulated Woodland Boundary. 

The entire site is approximately 27 acres with regulated woodland mapped across a portion of the 
property, generally located along the western and southern property boundaries (see Figure 1). The 
majority of the site contains disturbed/cleared land associated with previous development efforts on 
the property. The majority of the site has been previously cleared for development. 

In terms ofhabitat quality and diversity of tree species, the remaining woodland areas on the project 
site are of good quality. The majority of the remaining woodland areas consist of relatively-mature 
growth trees of good health. This wooded area provides a relatively high level environmental 
benefit, however the subject property is surrounded by existing residential and commercial use. In 
terms of a scenic asset, wind block, noise buffer or other environmental asset, the woodland areas 
proposed for impact are considered to be of good quality. The current plan does not propose to 
significantly impact the existing trees that remain on this site. 

Based on the tree list provided on the current Plan, the proposed site does not contain trees that 
meet the minimum caliper size for designation as a specimen tree within the City. 

Proposed Woodland Impacts and Replacements 
The Preliminary Site Plan- South Portion (Sheet 3) indicates the proposed removal of seventeen {17) 
trees. Of these, three {3) of the trees are considered regulated by the City of Novi. The three {3) 
regulated trees proposed for removal are located along the southern side of the proposed 
development and include a 9" elm, 10" elm and 14" poplar tree. Although the proposed site 
development will cover the majority of the site, the majority of the site has been previously cleared 
for development. 

The proposed tree removals appear to require a total of four {4) Woodland Replacement Credits. 
The Preliminary Site Plan - South Portion (Sheet 3) indicates that the landscape Plans provide 
additional information (i.e., size, species and location) of the proposed Woodland Replacement trees. 
After a review of the landscape plans, it is not clear which trees are proposed to satisfy these 
required Woodland Replacement Credits. The applicant's engineer (Seiber, Keast Engineering, l.l.C.) 
has stated in a response letter dated December 4, 2014, that four (4) replacement tree locations and 
tree types will be provided at the time of Preliminary Site Plan submittal. The trees will be planted in 
the existing conservation easement. The Applicant shall review and revise the landscape plans as 
necessary. 

--1 
Environmental Consulting & 1echnology. Inc. 
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City ofNovi Woodland Review Standards and Woodland Permit Requirements 
Based on Section 37-29 (Application Review Standards) of the City of Novi Woodland Ordinance, the 
following standards shall govern the grant or denial of an application for a use permit required by 
this article: 

No application shall be denied solely on the basis that some trees are growing on the property 
under consideration. However, the protection and conservation of irreplaceable natural 
resources from pollution, impairment or destruction is of paramount concern. Therefore, the 
preservation of woodlands, trees, similar woody vegetation, and related natural resources 
shall have priority over development when there are location alternatives. 

In addition, "The removal or relocation of trees shall be limited to those instances when necessary for 
the location of a structure or site improvements and when no feasible and prudent alternative 
location for the structure or improvements can be had without causing undue hardship". 

The three (3) regulated trees proposed for removal are all located within close proximity to the limits 
of project disturbance. It seems feasible that the site design could be modified in order to preserve 
these regulated trees. However, the applicant appears to be prepared to provide the required 
Woodland Replacement Credits through on-site tree plantings within the existing conservation 
easements. In addition, the trees proposed for removal are not of especially high quality or value. 

Proposed woodland impacts will require a Woodland Permit from the City of Novi that allows for the 
removal of trees eight (8)-inch diameter-at-breast-height (d.b.h.) or greater. Such trees shall be 
relocated or replaced by the permit grantee. All replacement trees shall be two and one-half (2 ~) 
inches caliper or greater. 

Comments 
ECT recommends that the Applicant address the items noted below in subsequent site Plan 
submittals: 

1. The Applicant is encouraged to provide preservation/conservation easements for any areas 
of remaining woodland. Conservation easements appear to be included on the Plan, 
however we recommend that all proposed easements be more-clearly demarcated on the 
Plan. 

2. The Applicant is encouraged to provide woodland conservation easements for any areas 
containing woodland replacement trees, if applicable. 

3. A Woodland Permit from the City of Novi would be required for proposed impacts to any 
trees 8-inch d.b.h. or greater. Such trees shall be relocated or replaced by the permit 
grantee. All replacement trees shall be two and one-half (2 ~) inches caliper or greater. 

4. A Woodland Replacement financial guarantee for the planting of replacement trees will be 

illlllllllllllf 

I 
Enviromnental Consulting & 1ecllnok>gy. In<;;. 
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required, if applicable. This financial guarantee will be based on the number of on-site 
woodland replacement trees (credits) being provided at a per tree value of $400. 

Based on a successful inspection of the installed on-site Woodland Replacement trees, 
seventy-five percent (75%) of the original Woodland Financial Guarantee shall be returned to 
the Applicant. Twenty-five percent (25%} of the original Woodland Replacement financial 
guarantee will be kept for a period of 2-years after the successful inspection of the tree 
replacement installation as a Woodland Maintenance and Guarantee Bond. 

5. The Applicant will be required to pay the City of Novi Tree Fund at a value of $400/credit for 
any Woodland Replacement tree credits that cannot be placed on-site. 

6. Replacement material should not be located 1) within 10' of built structures or the edges of 
utility easements and 2) over underground structures/utilities or within their associated 
easements. In addition, replacement tree spacing should follow the Plant Material Spacing 
Relationship Chart for Landscape Purposes found in the City of Novi Landscape Design 
Manual. 

Recommendation 
The Preliminary Site Plan is Approved as Noted for Woodlands. ECT recommends that the Applicant 
address the concerns noted in the Comments sections above in subsequent plan submittals. 

If you have any questions regarding the contents of this letter, please contact us. 

Respectfully submitted, 

ENVIRONMENTAl CONSUlTING & TECHNOlOGY, INC. 

Pete Hill, P.E. 
Senior Associate Engineer 

cc: Kristen Kapelanski, AICP, City of Novi Planner 
Sri Komaragiri, City of Novi Planner 
Richelle Leskun, Planning Assistant 
Rick Meader, City of Novi Landscape Architect 
Stephanie Ramsay, City of Novi Customer Service 

Attachments: Figure 1 & Site Photos 
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Figure 1. City of Novi Regulated Wetland & Woodland Map (approximate project boundary shown in 
red). Regulated Woodland areas are shown in green and regulated Wetland areas are shown in 
blue). 
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Site Photos 

Photo 1. Looking southeast towards south lot boundary, wetland 
mitigation area and area of existing City-Regulated Woodlands 
(ECT, October 2014). 

Photo 2. Looking east near south lot boundary, wetland 
mitigation area and area of existing City-Regulated Woodlands 
(ECT, October 2014). 
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Photo 3. Looking northwest near northern wetland mitigation area. 
City-Regulated Woodlands located along the western lot boundary 
(ECT, October 2014) . 

Photo 4. Looking north from southern wetland mitigation area. 
In general, development areas of project site have been previously 
cleared of existing trees (ECT, October 2014). 





AECOM 

27777 Franklin Road 

Suite 2000 

Southfield, Ml 48034 
www.aecom.com 

248.204.5900 tel 

248.204.5901 fax 

May 6, 2015 

Barbara McBeth, AICP 
Deputy Director of Community Development 
City of Novi 
45175 W. 10 Mile Road 
Novi, Ml 48375 

SUBJECT: Huntley Manor, Traffic Review for Preliminary Site Plan 
JSP14-0056 

Dear Ms. McBeth, 

AECOM has completed our review of the preliminary site plan submitted for the above referenced 
development. Our comments are as follows: 

1. General Comments 
a. The applicant, GR Meadowbrook, LLC, is proposing the development of a 26.62 acre 

parcel on the south side of Grand River Avenue, approximately % mile west of 
Meadowbrook Road. 

b. The proposed development is a 21 0-unit (21 building) multi-family apartment 
complex. 

c. The site is currently zoned as GE. 
d. A Traffic Impact Assessment (TIA) was completed by Fleis & VandenBrink in 

November 2014 and reviewed as part of the conceptual site plan with no further 
comments. 

2. External Site Access and Operations - Review of the plan generally shows compliance 
with City standards; however, the following items at minimum should be reviewed further in 
the Final Site Plan submittal. 

a. Driveway spacing is in compliance with City standards. 
b. The applicant should provide additional details regarding the radii of the Brooktown 

Boulevard entrance islands. 
3. Internal Site Access and Operations - Review of the plan generally shows compliance with 

City standards; however, the following items at minimum should be reviewed further in the 
Final Site Plan submittal. 

a. The plans show areas where on-street parking will be permitted. The applicant 
should consider adding the appropriate signing to designate where parking is 
permitted and/or where parking is not permitted. 

i. A crosswalk is located within one area on Midtown Circle where parking is 
called out as permitted. The applicant should revise the plans so that parking 
is not permitted within a crosswalk. 

b. The number of parking spaces provided, 44 spaces including three (3) handicap 
accessible, is in compliance with City Standards. The applicant could consider also 
listing the amount of handicap parking in the "Notes" section on sheet 2. 

c. The applicant should consider providing additional detail (dimensions) on the site 
plan regarding the radii and widths of all parking islands in order to ensure 
compliance with City standards. 

d. The applicant should consider providing more information regarding the loading area 
near the clubhouse, including the type of vehicles that will be using this area, to 



ensure there is adequate space for trucks to maneuver without impeding on the 
driveways at building 12. 

4. Signing and Pavement Marking - Initial review of the plans generally show compliance with 
City standards; however, the following items should be reviewed further in the Final Site Plan 
submittal. 

a. The applicant should provide details regarding the barrier free parking signing 
proposed and add the signs to the "Sign Quantities" table. 

b. The applicant should provide details as to why a yield sign would be necessary prior 
to the gated entrance. The applicant could consider moving the yield sign closer to 
the intersection so vehicles would yield to traffic on Midtown Circle. 

c. The applicant should provide details regarding all proposed pavement markings, 
including crosswalks and barrier free parking spaces. 

5. Bicycle and Pedestrian - Initial review of the plans generally show compliance with City 
standards; however, the following items should be reviewed further in the Final Site Plan 
submittal. 

a. The proposed bicycle parking spaces are in compliance with City standards. 
b. The applicant could consider studying future pedestrian traffic that may occur at 

Grand River Avenue and Brooktown Boulevard and the potential for unsafe crossing 
of Grand River Avenue. 

The preliminary site plan was reviewed to the level of detail provided and AECOM recommends 
approval of the plans with the condition that the items identified above are adequately addressed to 
the satisfaction of the City. 

Sincerely, 

AECOM 

Matthew G. Klawon, PE 
Manager, Traffic Engineering and ITS Engineering Services 





Review Type 

RE 
May 5, 2015 

Preliminary Site Plan- landscaping 
Huntley Manor 

Preliminary Site Plan Landscape Review 
Project Number 
JSP14-0056 

Property Characteristics 
• Site Location: 
• Site Zoning: 
• Adjacent Zoning: 
• Plan Dote: 

Ordinance Considerations 

West of Southwest Corner of Grand River and Meadowbrook 
GE 
RM-1 West, NCC and OS-1 East, R-4 South 
12-5-2014 

This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning 
Article 5.5 Landscape Standards, the Landscape Design Manual and any other applicable 
provisions of the Zoning Ordinance. Items in bold below must be addressed and incorporated as 
port of the Preliminary Site Plan submittal. Please follow guidelines of the Zoning Ordinance and 
Landscape Design Guidelines. This review is a summary and not intended to substitute for any 
Ordinance. 

Recommendation 
This project is recommended for approval, contingent on issues raised below being addressed. 

EXISTING ElEMENTS 
Existing Soils (Preliminary Site Plan checklist # 10, # 17) 

Please add soil boundaries to plan. 

Existing and proposed overhead and underground utilities, including hydronts.(LDM 2.e.(4ll 
1. Proposed street trees are located within 8 feet of existing overhead utility lines. 
2. Please reconsider whether the Accolade Elms are appropriate, given the proximity to 

those lines. Subcanopy trees can be used there in place of the elms if desired. 

Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #17 and LDM 2.3 (2), 
2.e. (1)) 

1 . Strong concern has been voiced by the neighbors to the south regarding visibility to the 
project, so screening is important. 

2. Please show all existing trees 8" and above to remain, with size and identification. 
Additional trees may be needed to be provided on the Final Site Plan to address the 
concerns of the neighbors. 

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

1. Please add tree protection fence detail showing fence at 1' outside of tree's dripline. 
2. Please add tree protection fencing to Removal and/or Grading Plan. 

LANDSCAPING REQUIREMENTS 
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Adjacent to Public Rights-of-Way- Berm (Wall) & Buffer (Zoning Sec. 5.5.3.B.ii and iii) 
1. 34' greenbelt is required and provided. 
2. Required canopy/large evergreen and subcanopy trees are provided. 
3. No berm is proposed. Planning Commission waiver will be to berm with 

decorative fence. 

Street Tree Requirements (Zoning Sec. 5.5.3.E.i.c and LDM 1.d.l 
1. 1 tree per 45 If frontage is required for a total of 23 canopy trees. 30 canopy trees have 

been provided. Number of trees proposed can be reduced if desired. 
2. Please reconsider whether the Accolade Elms are appropriate, given the proximity to the 

overhead lines. Subcanopy trees can be used there in place of the elms if desired. 

Multi-family Landscaping Requirements (Zoning Sec 5.5.3.E.iil 
1. Dwelling unit requirement has been met (3 canopy deciduous trees per floor d.u.). 
2. Interior road requirement has been met (1 canopy deciduous tree per 35 If interior drive, 

less driveways, parking entry drives, interior adjacent to public rights-of-way). 
3. Building foundation planting requirements have been met (60% of fac;:ade covered in 

foundation plantings, 8 sf x building perimeter in green space). 
4. While privet is not on the City of Novi prohibited plant list, it is known as an invasive in the 

Midwest. Please consider replacing Ligustrum amurense with another shrub that is not 
invasive. 

Parking Lot Landscape (Zoning Sec. 5.5.3.C.l 
Landscaping areas and plantings exceed requirements for small parking areas provided. 

Building Foundation Landscape (Zoning Sec 5.5.3.0.) 
1. Building detail drawings indicate 60% fac;:ade frontage will be landscaped for all 

buildings. 
2. Please add square footages of landscape areas on building detail drawings to verify that 

required greenspace area around buildings (8 sf x building perimeter) is provided. 

Transformer/Utility Box and Fire Hydrant Plantings (LDM 1.3 from 1-5, Zoning Sec 5.5.3.C.ii.d 
1. No transformers/utility boxes are indicated. Please add to plan. 
2. Please add required plantings and planting detail showing required spacing. 
3. Please be sure to keep all trees and large shrubs at least 1 0' away from fire hydrants. 

OTHER REQUIREMENTS 
Irrigation ILDM l.a.(1 l (eland 2.s) 

Irrigation plan is provided. 

Proposed topography. 2' contour minimum (LDM 2.e.(1 ll 
Please add proposed contours to landscape plan. 

Snow Deposit (LDM.2.q.l 
Please indicate areas for snow deposits. If snow will be removed from site after significant 
snow fall events so no snow deposit areas will be needed, please add that note, including 
what is snowfall threshold for removal. 

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

711~ 
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Review Date: 
Project Name: 
Plan Date: 

May 4, 2015 
JSP14- 0056: HUNTLEY MANOR 
December 5, 2014 

Prepared Rick Meader, Landscape Architect E-mail: rmeader@cityofnovi.org; 
Phone: (248) 735-5621 

Items in Bold need to be addressed by the applicant before approval of the Preliminary Site Plan. 
Underlined items need to be addressed for Final Site Plan. 

Item Required Proposed 
Meets 

Comments 
Code 

landscape Plan Requirements (lDM (2)) 

• New commercial or 
residential 

landscape Plan 
developments 

(Zoning Sec 5.5.2, 
• Addition to existing 

Yes Yes Scale: 1 "=30' 
LDM 2.e) 

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

• Name, address and 
Owner/Developer telephone number of 
Contact Information the owner and Yes Yes 
(LDM 2.a.] developer or 

association 
landscape Architect • Name, Address and 
contact information telephone number of Yes Yes 
(LDM 2.b.) RLA 
Sealed by LA. • Requires original 

Yes Yes 
(LDM 2.g.) signature 

Project Information 
Project name and entry 

• Name and Address Yes No drive still shown as 
(LDM 2.d.) 

Brooktown. 
Miss Dig Note • Show on all plan 
(800) 482-7171 sheets Yes Yes 
(LDM.3.a. (8)) 

EXISTING ELEMENTS 

Survey information • Legal description or 
Description on cover, 

Yes Yes Topo on landscape 
(LDM 2.c.) boundary line survey 

plan 
Proposed 1. Please add proposed 
topography. 2' • Provide proposed 

No No 
contours to plan. 

contour minimum contours at 2' interval 2. Spot elevations not 
(LDM 2.e. (1)) necessary. 

• As determined by Soils 1. Soil types listed. 
Soil type (LDM.2.r.) survey of Oakland Yes Yes/No 2. Please add soil type 

county boundaries to plan. 
Existing plant material • Show location type 

No No 
Please show size and ID 

Existing woodlands or and size. Label to be of all existing trees 
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Item Required 

wetlands saved or removed. 
(LDM 2.e.(2)) Plan shall state if none 

exists. 

(LDM 2.f.) 
• Include all adjacent 

zoninq 

AND LANDSCAPING IMPROVEMENTS 

Existing and 
• Existing and proposed 

buildings, easements, 
proposed 

parking spaces, 
improvements 

vehicular use areas, 
(LDM 2.e.(4)) 

and R.O.W 
Existing and • Overhead and 
proposed utilities underground utilities, 
(LDM 2.e.(4)) includinq hydrants 

Clear Zones 
• 25ft. corner clearance 

(LDM 2.e.(5)] 
required. Refer to 
Zoning Sec 5.5.9 

Snow deposit areas • Show snow deposit 
(LDM.2.q.] areas on plan 

Berms cind ROW Planting 

Proposed 
Meets 
Code 

Yes Yes 

Yes Yes 

Yes Yes 

Yes Yes 

No No 

Page 2 of 7 
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Comments 

S"dbh and larger to 
remain that will help to 
screen project from 
adjacent properties. 
RM-1 to west, NCC to 
east and R4 to south 

1. Please show snow 
deposit areas on 
plan. 

2. If snow will be 
removed from site 
with every 
significant snowfall, 
a note on the plans 
to that effect should 
be added. 

All berms shall have a maximum slope of 33%. Gradual slopes are encouraged. Show 1ft. contours 
Berm should be located on lot line except in conflict with utilities. 
Berms should be constructed with 6" of top soil. 

Residential Adjacent to Non-residential (Sec 5.5.3.A) & (lDM 1.a) 

• Refer to Residential 
Berm requirements Adjacent to Non-

Yes/No/NA Yes/No 
(Zoning Sec 5.5.A) residential berm 

requirements chart 
Planting requirements • LDM Novi Street Tree 

Yes/No/NA Yes/No 
(LDM I.a.) List 

Adjacent to Public Rights-of-Way (Sec 5.5.B) and (lDM l.b) 

1. Berms are not 

• Refer to ROW 
proposed. 

Berm requirements landscape screening 
2. A Planning 

Commission waiver is 
(Zoning Sec requirements chart for No No 

required to replace 
5.5.3.A.(5)) corresponding 

the berm with the 
requirements.' proposed decorative 

fencing. 
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Item Required 

Street tree 
No street trees within 25 

requirements 
ft. clear vision triangle 

(Zoning Sec 5.5.3.B.ii) 
No 

ROW Landscape Screening Requirements Chart (Sec 5.5.3.8. ii) 

Greenbelt width 
No Parking: 34ft. 34 ft minimum 

(2)(3) (5) 

Min. berm crest width No Parking: 4ft. No 

Minimum berm height 
(9) 

No Parking: 4ft. No 

3'wall See Notes (4) (7) Yes 

" No Parking: 1 canopy 30 canopy 
Canopy deciduous or 

deciduous or large deciduous and 
large evergreen trees 

evergreen per 35 If large evergreen 
Notes(1) (10) 

• 1 035 If /35= 30 trees trees 

Sub-canopy 
• No Parking: 1 

subcanopy tree per 25 
deciduous trees 

If 
42 subcanopy trees 

Notes (2) ( 1 0) 
" 1035 lf/25 = 42 trees 

Canopy deciduous • No Parking: 1 canopy 
trees in area between deciduous tree per 45 30 canopy 
sidewalk and curb l.f. deciduous trees 
(Novi Street Tree List) • 1035 lf/45 = 23 trees 
Cross-Section of Berms (LDM 2.j) 

• Label contour lines 
Slope, height and • Maximum 33% 

No 
width " Min. 5 feet flat 

horizontal area 
Type of Ground 

No 
Cover 

• Overhead utility lines 
and 15ft. setback 

Setbacks from Utilities from edge of utility or No 
20ft. setback from 
closest pole 

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

Material, height and should have brick or 
type of construction stone exterior with Yes 
footing masonry or concrete 

interior 
Walls greater than 3 
1/2 feet in height shall 

Yes 
be designed and 
sealed by Engineer. 
Multi Farnily Landscape Requirements (Zoning Sec 5.5.3.E.ii) 

. ··· 
Dwelling Unit • Three (3) canopy 

255 trees 
Landscaping deciduous or large 

Meets 
Code 

Yes 

Yes 

No 

No 

Waiver 

Yes 

Yes 

Yes 

No 

No 

No 

Yes 

No 

· . 

Yes 

Page 3 of 7 
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Comments 

1. 7' wall is proposed 
at entry ' 

2. 5' tall black metal 
fence with brick 
posts proposed 
along most of 
frontage 

3. Planning 
Commission waiver 
is required to 
replace berm with 
decorative fence. 

4. Applicant can 
reduce street trees 
to 23 if desired. 

1. Berms are not 
proposed. 

2. A Planning 
Commission waiver is 
required to replace 
the berm with the 
proposed decorative 
fencing. 

The proposed wall 
appearance is 
aitractive brick. 

Engineer must design 
and seal the walls since 
they are greater than 
3.5' tall. 
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Item 

( 5.5.3.E.ii.(1 )) evergreen trees for 
each dwelling unit 
on the first floor 

• 84 units * 3 = 252 
trees 

One ( 1 ) canopy 
deciduous tree for 

Dwelling Unit each 35 If interior 
landscaping Interior roadway excluding 
Streets ( 5.5.3.E.ii.(2)) driveways, entry drives 

3790 If *2/35 = 21 6 
trees. 
Mixture of shrubs, trees, 

Dwelling Unit groundcover, other 
Landscaping plantings covering at 
Foundations (5.5.3.E.ii least sixty (60) percent 
(3)) of the front building 

fa<:;:ade. 

216 trees 

Yes 

Parking Area Landscape Requirements LDM 1.c. & Calculations (LDM 2.o.} 

General requirements 
• Clear sight distance 

within parking islands Yes 
(LDM I.e) 

• No evergreen trees 

Item Required Proposed 

Parking Area Landscaping {Zoning Sec 5.5.3.C.ii) 

• A minimum of 300 SF 

Parking lot Islands 
to qualify 

• 6" curbs Yes 
(a, b. i) 

• Islands minimum width 
1 0' BOC to BOC 

• Parking stall can be 

Curbs and Parking 
reduced to 17' and 
the curb to 4" No 

stall reduction (c) 
adjacent to a sidewalk 
of minimum 7 ft. 

Name, type and 
number of ground • As proposed on 

Yes 
cover planting islands 
(LDM l.c.(5)) 

• Areas not dedicated 
to parking use or 

Landscaped area (g) driveways exceeding Yes 
100 sq. ft. shall be 
landscaped 

Contiguous parking Maximum of 15 
No 

space limit (i) contiguous spaces 

Parking land banked • NA No 

Meets 
Code 

Yes 

Yes 

Yes 

Meets 
Code 

Yes 

Yes 

Yes 

Yes 

Yes 

Page 4 of 7 
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Comments 

Each unit has more 
than 60% of front 
fa<:;:ade in landscaping. 

Comments 

Sod is proposed 
throughout 
development where 
other landscaping is not 
proposed. 

See above 
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Item Required Proposed 

Building Foundation landscape Requirements (Sec 5.5.3.0) 

• Equals to entire 
Interior site perimeter of the 
landscaping SF building x 8 with a 

minimum width of 4ft. 

Miscellaneous Landscaping Requirements (Sec 5.5.3.0) 

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

Transformers/Utility 
" Ground cover below 

boxes 
4" is allowed up to No 

(LDM I.e from I 
pad. 

through 5) 
" No plant materials 

within 8ft. from the 
doors 

Plant Material Requirements and General Plan Comments (LOM 3) 

General Conditions 
• Plant materials shall 

(LDM 3.a) 
not be planted within Yes 
4ft. of property line 

• Substitutions to 
landscape standards 
for preserved canopy 

Landscape tree 
trees outside 
woodlands/wetlands No credit (LOM3.b.(d)) 
should be approved 
by LA. Refer to 
Landscape tree Credit 
Chart in LDM 

Plant Sizes for ROW, 
Canopy Deciduous 

Woodland 
shall be 3" and sub-

replacement and 
canopy deciduous 

Yes 
others 

shall be 2.5" caliper. 

(LOM 3.c) 
Refer to section for 
more details 

Plant size credit 
NA No (LOM3.c.(2)) 

Meets 
Code 

No 

No 

Yes 

Page 5 of 7 
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Comments 

1. It appears that each 
building detail 
provides required 
area. 

2. Please label sf of 
each building 
detail's landscape 
area. 

1. Please show 
transformers/utility 
boxes on site 

2. Please show 
proposed 
landscaping detail 
for them to ensure 
required spacing. 

1. Spruce trees along 
property line north of 
Building 1 0 are too 
dose to the property 
line. 

2. Please move them 
and consider using a 
smaller evergreen 
tree there. 

Correct sizes have been 
used. 



Preliminary Site Plan Review 
Landscape Review Summary Chart 
May 5, 2015 

Item 

Prohibited Plants 
3.d) 

Recommended trees 
• Label the distance 

for planting under 
from the overhead 

overhead utilities 
utilities 

(LDM 3.e) 
Collected or 
Transplanted trees 
(LDM 3.f) 

LANDSCAPE LISTS, NOTES AND DETAILS 

Plant List (LDM .2.h.)- Include all cost estimates 

Quantities and sizes 

Root type 

Botanical and " Refer to LDM 
common names suggested plant list 
Type and amount of 
lawn 

11).,.,..,. ... .,.,....~ 

No 

No 

NA 

Yes 

Yes 

Yes 

Yes 

Planting Details/Info (LDM 2.i) - Utilize City of Novi Standard Details 
Canopy Deciduous 

Yes 
Tree 

Evergreen Tree • Refer to LDM for detail Yes 

Shrub drawings Yes 

Perennial/ Yes 
Ground Cover 

Tree guying Yes 

Landscape Notations- Utilize City of Novi Standard Notes 
Installation date 
(LDM 2.1. & Zoning ,. Provide intended date Mar 1- Nov 30 
Sec 5.5.5.8) 

" Include statement of 
intent to install and 
guarantee all 

Maintenance & materials for 2 years. 
Statement of intent " Include a minimum Yes 
(LDM 2.m & Zoning one cultivation in 
Sec 5.5.6) June, July and August 

for the 2-year warranty 
period. 

Meets 
Code 

No 

Yes 

Yes 

Yes 

Yes 

Yes 

Yes 

Yes 

Yes 

Yes 

Yes 

Yes 
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Comments 

Although privet is not a 
prohibited plant in the 
Novi Landscape Design 
Manual, it is known to 
be an invasive shrub. 
Please choose a 
different, non-invasive 
shrub to replace the 
Amur Privet. 

No overhead utilities 
shown in planting areas. 



Preliminary Site Plan Review 
Landscape Review Summary Chart 
May 5, 2015 

Item 

Plant source 
'" Shall be northern 

(LDM 2.n & LDM 
nursery grown, No.1 

3.a.(2)) 
grade. 

'" A fully automatic 

Irrigation plan 
irrigation system and a 

(LDM 2.s.) 
method of draining is 
required with Final Site 
Plan 

Cost estimate 
• For all new plantings, 

(LDM 2.t) 
mulch and sod as 
listed on the plan 

Other information '" Required by Planning 
(LDM 2.u) Commission 
Establishment period 

2 yr. Guarantee 
(Zoninq Sec 5.5.6.8) 
Approval of " City must approve any 
substitutions. substitutions in writing 
(Zoning Sec 5.5.5.E) prior to installation. 

NOTES: 

Meets 
Code 

Yes Yes 

Yes Yes 

Yes Yes 

NA 

Yes Yes 

Yes Yes 
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Comments 

Need for final site glan 

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

2. The section of the applicable ordinance or standard is indicated in parenthesis. For 
the landscape requirements, please see the Zoning Ordinance landscape section 5.5 
and the Landscape Design Manual for the appropriate items under the applicable 
zoning classification. 

3. Please include a written response to any points requiring clarification or for any 
corresponding site plan modifications to the City of Novi Planning Department with 
future submittals. 





Phone: (248) 880-6513 
E·A1ai/: dnccci@dmarc/litect>.com 
vVel>: dmarchitccts.com 

50850 Applebrooke Dr., Norlhville, l\.·11 48167 

May 6, 2015 

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

Attn: Ms. Barb McBeth -Director of Connnmity Development 

Re: FACADE ORDINANCE REVIEW -Preliminary Site 
Huntley Manor, PSP15-0059 
Favade Region: 1, Zoning District: GE 

Dear Ms. McBeth: 
The following is our updated Facade Review based on the conceptual drawings dated 
4/6/15, prepared by Alexandre V Bogaerts, Architects. The applicant has provided 
additional elevations indicating the proposed materials on the side and rear facades, 
which were missing from the prior review. The percentages of materials proposed for 
each model are as shown in the tables below. The maximum (and minimum) percentages 
allowed by the Schedule Regulating Facade Materials of Ordinance Section 2520 are 
shown in the bottom row. Materials that are in non-compliance with the Facade Schedule 
are highlighted in bold. 

Ordinance 
Model A (Sheet A-4) Front Rear Right Side Left Side Maxirmun 

(Minimtun) 
Brick 20% 20% 25'% 25'% 100% (30% Min) 

Horizontal Siding 30% 30% 35% 35% 50% (Note 11) 

Asphalt Shingles 40% 40% 30% 30'% 25% 

Wood Trim 10% 10% 10% 10% 15% 

Ordinance 
Model B (Sheet A-5) Front Rear Right Side Left Side Maxim tun 

(Minimtun) 
Brick or Stone 20% 20% 20% 20°/o 100% (30% Min) 

Horizontal Siding 30% 30% 30% 30% 50% (Note 11) 

Asphalt Shingles 40% 40% 40% 40% 25% 

Wood Trim 10% 10% 10% 10% 15% 
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Ordinance 
Model C (Sheet A-5) Front Rear Right Side Left Side Maximum 

(Minimum) 

Brick or Stone 20 1% 20%) 20 1% 20%) 100% (30% Min) 

Horizontal Siding 30% 30% 30% 30% 50% (Note 11) 

Asphalt Shingles 40°/o 40% 40% 40%) 25% 

Wood Trim 10% 10% 10% 10% 15% 

Ordinance 
Clubhouse (Sheet A-6) Front Rear Right Side Left Side Maximum 

(Minimum) 

Brick 20% 30% 30% 30% 100% (30% Min) 

Stone 15% 10% 0% 15% 100% 

Shake Siding 5% 10% 0% 0% 50% (Note ll) 

Horizontal Siding 10% 5% 15% 15% 50% (Note 11) 

Asphalt Shingles 40% 35% 35% 30% 25% 

Wood Trim, Columns, etc. 10% 10% 20% 10% 15% 

Recommendation - The drawings provided for this application are consistent with the 
Section 9 Waiver granted by the Planning Commission at their February 15, 2015 
meeting for the overage of asphalt shingles and underage of brick. 

If you have any questions regarding this matter, please do not hesitate to call. 

Douglas R. Necci, AIA 



Fl 
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December 16, 2014 
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TO: Barbara McBeth- Deputy Director of Community Development 
Kristen Kapelanski- Plan Review Center 
Sri Komaragiri- Plan Review Center 

RE: Huntley Manor (formerly Brooktown) 

PSP#l40157 
PSP# 14 0209 
PSP#15-0059 

Project Description: 21 multi-family buildings on Grand River 

Comments: 

1) Corrected 4/24 - For interior fire protection systems a 
separate fire protection line shall be provided in addition to 
a domestic service for each building. Individual shutoff 
valves for interior fire protection shall be by post indicator 
valve (P.I.V.) or by valve in well and shall be provided within 
a public water main easement. Show all water mains and 
fire protection supply lines on plans. (D.C.S. Sec.11-68(a) (9)) 

2) NOT Corrected 4/24- Fire department connections shall be 
located on the street side of buildings, fully visible and 
recognizable from the street or nearest point of fire 
department vehicle access, the connection shall be 
unobstructed and within 1 00' of a hydrant. Provide location 
of FDC on all buildings so hydrant locations can be 
evaluated. (International Fire Code). Buildings #1, 4, 5, 6, 9, 
10, 11, 12, 13, 14, 17, 20 are still in access of 1 00' to closest 
hydrant. This will need to be improved. 

3) Still Pending (see #2 above) 4/24 - Fire hydrant spacing shall 
be measured as "hose laying distance" from fire apparatus. 
Hose laying distance is the distance the fire apparatus 
travels along improved access routes between hydrants or 
from a hydrant to a structure. 

4) Still Pending (see #2 & 3 above) - Hydrants shall be spaced 
approximately three hundred (300) feet apart on line in 
commercial, industrial, and multiple-residential areas. In 
cases where the buildings within developments are fully fire 
suppressed, hydrants shall be no more than five hundred 
(500) feet apart. (D.C.S. Sec. 11-68 (f)(J)c) 



5) -Fire apparatus access drives to and from 
buildings through parking lots shall have a minimum fifty (50) 
feet outside turning radius and an inside turning radius of 30 
feet maximum. Turning radius to all driveways needs to be 
improved. 

6) Corrected on 12/1 4- submittal review- Driveway to the 
west of Bid. #3 exceeds the 150' maximum allowed without 
an approved turn-around. Provide an approved turn-around 
for this drive. 

7) Pending final review- Fire lanes will be designated by the Fire 
Chief or his designee when it is deemed necessary and shall 
comply with the Fire Prevention Ordinances adopted by the 
City of Novi. The location of all "fire lane- no parking" signs 
are to be shown on the site plans. (Fire Prevention Ord.) 

8) Still Pending 4/24 - Entry Gates do not meet the minimum 
width requirements; The minimum width of a posted fire lane 
is 20 feet. The minimum height of a posted fire lane is 14 
feet. (Fire Prevention Ord.) Item Corrected on 12/16/14, for 
#1 secondary access onto Grand River (building #3). 
4/24/15 Plans now show a 3rd emergency access route to the 
east side of property near building #1 0. This driveway (not 
required), if installed, will need to conform to 20' wide 
requirements if labeled as an "Emergency Access Route". 
Plans show this listed at only 18' wide. 

Also Note- another "maintenance access" route now listed 
on plans near building #8. This route does not need to meet 
fire Dept emergency access requirements - so this route 
cannot be labeled as any type of emergency route and will 
not be a fire lane. 

Recommendation: Approval pending correction of the above 
items. 

Sincerely, 

Andrew Copeland- FPO/Inspector II- CFPE 
City of No vi- Fire Dept. 
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