MEMORANDUM

TO: MASTER PLAN AND ZONING COMMITTEE
FROM: LINDSAY BELL, AICP, SENIOR PLANNER
THRU: BARBARA MCBETH, AICP, CITY PLANNER

SUBJECT: CONSIDERATION OF REQUEST TO AMEND CONSENT
JUDGMENT: JSP25-12 NOVI ACRES

DATE: APRIL 10, 2026

The petitioner is requesting to amend a Consent Judgment for the Promenade Plaza, located
on the east side of Wixom Road and south of Grand River Avenue in Section 17. The proposed
plans include 61 townhome units and a small stand-alone retail building.

The parcel proposed for development, approximately 24.71 acres, is currently vacant. It is
located immediately south of the Sam’s Club store and northeast of the Target store. The site
includes an existing access drive to Wixom Road, alawn area intended for future parking,
and regulated wetlands and wetland mitigation areas to the eastof the proposed
development. About 65% of the site contains regulated wetlands and permanently preserved
wetland mitigation areas.

In 2023, the applicants proposed a multi-family apartment-style development (157 units) with
limited associated retail for the same location; however, the proposal did not advance beyond
the Planning Commission meeting after receiving a recommendation for denial.

The applicant is now reguesting an amendment to the Consent Judgment to allow a 61-unit
townhome development on 7.17 acres, a 6,529-square-foot standalone retail building on 1.53
acres.

The Consent Judgment limits development on the subject property to 100,000 square feet of
retail use conforming to B-2 (Community Business) zoning standards — essentially another “big
box” store like Sam’s Club and Target was proposed for the site. The agreement binds both
parties equally to its terms and runs with the land, acting as a covenant attached to the
property, unless and until it is formally amended by mutual agreement.

The proposed amendment to the Consent Judgment and associated concept plan would be
a significant change from what is currently permitted. In addition, Target and Sam’s Club have
some binding covenants that have limited development of the site, according to the
applicant.

The request is presented to this Committee for input as the proposal is currently not explicitly
supported by our 2025 Master Plan for Land Use, which identifies this property as Community
Commercial, nor is it supported by the current binding conditions of the Consent Judgment.
Staff is requesting the Committee consider the applicant’s request, review staff and



consultants’ review letters and provide direction to staff and the applicant. Recommendations
have been retracted for the purpose of this meeting.

The applicant has provided the following documents as part of their application packet. All
are attached to this memo following the staff and consultant reviews:

1. Project Narrative
a. Applicant Cover Letter
b. Community Impact Statement
2. Response Letter to Previous Review Comments
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PROJECT COVER LETTER




LAW OFFICES

LANDRY, MAZZEO, DEMBINSKI & STEVENS, P.C.
37000 GRAND RIVER AVENUE, SUITE 200
FARMINGTON HILLS, MICHIGAN 48335

www.lmdlaw.com Office: (248) 476-6900

D. B. LANDRY Direct: (248) 919-3783

dlandry@Imdlaw.com Fax: (248) 476-6564
April 29, 2025

VIA HAND DELIVERED

City of Novi Community Development Department
Attn: Lindsay Bell

45175 West 10 Mile Road

Novi, Michigan 48375

RE: Application for Re-Zoning/Amendment of Consent Judgment for Novi
Promenade
PRE-APP24-15 Station Flats
Project Name: Novi Acres (Formerly Station Flats)
Our File No.: DID 27961

Dear Ms. Bell;

Attached herewith is an Application for Re-Zoning/Amendment of the Consent
Judgment in the matter of Novi Promenade LLC v. City of Novi, Oakland County Civil
Action No.: 00-021-096-CZ. | represent the applicant, M.F. Novi, LLC. This application
involves the remaining vacant parcel at the Novi Promenade Complex which includes
approximately twenty-four acres of property, approximately nineteen acres of which is
wetland/woodland under a Conservation Easement and a storm water detention area.
The applicant wishes to develop the approximate five remaining acres which are not
within the Conservation Easement area. This is the last remaining undeveloped parcel of
the Novi Promenade Project which has been vacant since the initial Consent Judgment
was entered by the Court in 2001 and before.

The applicant has previously submitted a proposal to the city under the project
name Station Flats, JSP23-02. That proposal included muiti-family housing only,
consisting of 157 apartment units in a single four-story building, with the only retail portion
being a small café included within the single residential building. The current application
is drastically different. This application — Novi Acres - includes only sixty-one owner
occupied dwelling units — condominiums — in eight separate buildings with garages and
a 6,529 sq. ft. separate retail building.

| have attached to this narrative the following:



Application for Site Plan and Land Use Approval

Preliminary Site Plan Checklist

Seven copies of Preliminary Site Plan in 24" x 36” format with architectural
drawings

Lighting Plan

A response letter to the comments by the city after our December 9, 2024
Pre-Application meeting.

Non-Domestic User Survey

Hazardous Material Checklist

Updated Traffic Impact Study

Community Impact Statement

Project and Street Name Request

Original Consent Judgment entered July 19, 2001 and Amended Consent
Judgment dated June 23, 2015.
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| am also providing to you separately, digital copies of all of the foregoing.

The original Station Flats proposal of 157 rental units within a single building was
reviewed by the Planning Commission in September of 2023. The Planning Commission
recommended denial of that Application and rather than proceeding to City Council the
applicant considered the Planning Commission comments and went back to the drawing
board and now presents a significantly different proposal. In fact, after meeting with the
City Administration at a Pre-Application meeting in December of 2024 the applicant now
has made additional changes. A summary of the significant changes from the original
Station Flats proposal to the Novi Acres proposal is as follows:

Station Flats Novi Acres
157 dwelling units 61 dwelling units
Rental units Owner occupied townhouse condominiums
Height four stories Height three stories
Surface parking Two car garages with each unit
Density 18 DU/acre 7 DU/acre
Small Café retail within residential building 6,529 sq. ft. separate retail building

The following is a more detailed description of this project.
Nature and density of residential component.

The original project consisted of 157 rental units within a single building. This new
application has decreased the density 62% from 18 DU/acre to 7 DU/acre. Moreover, the

residential units will be owner occupied townhouse condominiums. There are no rental
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units. The original proposal was a single building four stories in height. This new proposal
consists of eight residential buildings each three stories in height. Note, this increases the
open space and we have also made additional changes since the Pre-Application meeting
so we now have increased the spacing between the buildings.

Parking

This proposal includes a two-car garage with each dwelling unit which consists of
under unit first floor garages. This directly addresses a concern expressed by the
Planning Commission that unit occupants are not required to park in the adjacent Target
parking lot or cross that lot to access their vehicles. Moreover, 32 additional parking
spaces are provided throughout the site to accommodate guest parking. There are a total
of 154 parking spaces for the development. This should alleviate any parking concerns.

Traffic Study

Attached is an updated traffic study. When analyzing the traffic impact of this
development it is important to recognize that as zoned, per the Consent Judgment, a
100,000 sq. ft. big box retail store could be built. The attached traffic impact study
compares the traffic generated by a 61-unit condominium development along with the
separate retail building to the traffic generated by a 100,000 sq. ft. retail development.
The results are staggering. A 100,000 sq. ft retail building would generate 9,449 daily
traffic trips while the proposed Novi Acres development would generate only 919 daily
traffic trips. This is a decrease of 8,530 trips per day. Thus, the traffic generated by Novi

Acres is a decrease of 90% of the traffic that would be generate if this site were developed
as zoned.

Woodland/Wetland Areas

This project does not intrude upon the wetland/woodland acres protected under
the Conservation Easement. In stepping back in viewing this proposed project, one must
appreciate the fact that a large big box retail store might preserve the woodland/wetland
Conservation area but would completely hide it and ignore it. By developing Novi Acres
this development incorporates the woodland/wetland area into this residential
development. Residential buildings 1,8,4 and 7 would directly border the Conservation
Area and offer stunning views of that natural area.

Walkability

This project includes the construction of a sidewalk from the residential buildings
all the way to the separate retail building at the North West portion of this project and
continuing all the way to Wixom Road. Thus, it will not be necessary for any of the
residents of Novi Acres to cross any existing parking lot in Novi Promenade. Residents
can utilize the internal sidewalks in the residential portion, they can then cross the road
way which is internal to the large Novi Promenade area at the North West corner of the
residential area to access the separate retail building and then continue on that sidewalk
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all the way to Wixom Road. This would allow pedestrian access to the other developments
along Wixom Road and Grand River Ave.

Separate Retail Building

Novi Acres also includes the development of a 6,529 sq. ft. retail building at the
North West comer of the project. Thus, rather than the previously proposed café within
the larger four-story residential apartment building, Novi Acres now proposes a separate
retail building. This could be developed as several separate shops, coffee and/or other

convenient retail tenants, servicing both the residents of Novi Acres as well as the
residential areas along Wixom Road.

Community Impact

Attached is a Community Impact Statement for this project. In addition, this project
is expected to create approximately 100-110 construction jobs and between 10-30
permanent retail jobs. The permanent jobs for the residential condominium units would

be minimal, consisting of a management company to be retained and outdoor
maintenance.

The Last Piece of Novi Promenade

The original Consent Judgment was approved by the Court in 2001. Since then, in
the last 24 years, Sams Club and Target have built out while this remaining “Lot B” has
remained undeveloped. It's suitability for development “as zoned” is negligible. No interest
has been shown. Novi Acres would complete the Novi Promenade area with a
development that incorporates the conservation easement view shed, generates a
fraction of the traffic, brings in owner occupied dwelling units with garage parking and
safely manages pedestrian accessibility.

We look forward to the city’s comments on this new Novi Acres proposal and we

look forward to presenting this proposal to both the Planning Commission and the City
Council.

Very truly yours,
LANDRY. MAZZEO, DEMBINSKI & STEVENS, P.C.

/s/ David B. Landry
David B. Landry

DBL/slw
Enclosures
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April 16, 2025

Mr. Jeffrey Buck, Project Manager
Cypress Partners

280 West Maple Road

Suite 230

Birmingham, MI 48009

Subject: City of Novi Consent Judgement Amendment for the 24.78-acre property on the east side
of Wixom Road, south of Grand River Ave. (south of Sam’s Club and east or Target) in the City of Novi,
Oakland County, Michigan.

Dear Mr. Buck:

At your request, | have reviewed the above revised proposal to amend the Consent Judgement from
July 19, 2001, and then amended June 23, 2015, for the above 24.78-acre parcel. The property is
currently vacant and was intended to be developed for additional retail space facing the Target
parking lot. The property is currently zoned I-1, Light Industrial but was approved for retail use
through the Consent Judgement. Proposed is the Novi Acres development with 61, three-bedroom,
townhouse units in eight buildings and a 6,529 square foot retail building. Each townhouse unit has
a two-stall parking garage access from the rear of the first floor. There are also 32 parking spaces
available throughout the townhouse development. The 6,529 square foot retail building faces the
Target Parking lot and will have parking spaces in the rear. It is important to note that the proposed
development occupies 5 acres +/- of the 24.78-acre site and the rest of the property remains as a
conservation/wetland area.

This letter is submitted as an evaluation of the appropriateness of the proposed Consent Agreement
amendment request, understanding the future land use designation for the site is Community
Commercial. Moreover, this letter addresses why this project meets the Goals & Objectives in the
Master Plan and the benefits outweigh those for commercial uses at that location.

The observationsin this report are based upon over 40 years’ experience as a professional community
planner, including work representing communities in Southeast Michigan. For the sake of
conciseness, this letter will not re-state the existing land use, site conditions, zoning, and master plan
designation for the subject and surrounding sites. Instead, it will focus on the key factors that relate
to implementation of the Goals and Objectives in the Master Plan as well as zoning requirements.
Based upon our review of the Consent Judgement, the proposed site plan and related materials, a
visit to the site, and examination of the City of Novi Zoning Ordinance and Master Plan, we offer the
following for your consideration:

ANALYSIS OF REQUEST

The requested Consent Judgement amendment will allow for the change in zoning while committing
to a specific development layout. In this case, three-story upscale townhouses and a retail building,
which is a use permitted under the consent judgement and will back up to the Sam's Club parking lot.

17195 Silver Parkway, #309 Phone: 810-335-3800
Fenton, Ml 48430 Email: avantini@cibplanning.com
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The subject site abuts primarily community commercial developments to the north and west, and
detention ponds/wetlands to the south and east. There are single-family residential uses to the south
of this site, behind Target, but they will be a considerable distance from the proposed project. A more
detailed examination of the site, market conditions, available land, and surrounding land uses
indicates that the proposed townhouse residential and retail commercial development will prove
more beneficial to the community than a single commercial use.

Master Plan Goals. One of the goals of the Master Plan states that “A variety of housing options will
welcome younger residents and families as well as older residents to age in the community.” The
corresponding Objective is to “Attract new residents to the City by providing a full range of quality
housing opportunities that meet the housing needs of all demographic groups including but not
limited to singles, couples, first time home buyers, families and the elderly.” While the City has done
a good job of providing a variety of housing types, the provision for additional upscale townhouse
units in a key location will further the above goal and objective.

Grand River Corridor Plan. The subject site abuts the Grand River Corridor and one of the goals is “To
Provide Housing Options. The City of Novi is well-known in the region for its thriving single-family
neighborhoods, but alternative housing types can serve two segments of the population that may
wish to live in a different setting: young people and empty nesters. Housing in the Grand River
Corridor will provide medium-sized housing and will fit the low-maintenance needs of both age
groups.” The proposed development will also place additional residents in close proximity to
businesses along the Grand River Corridor; further strengthening the future viability of those uses.
This includes larger businesses like Sam’s Club and Target as well as the numerous retailers located
in nearby shopping centers like the Grand Promenade and, farther to the east, the center where
Kroger and Home Depot are located. The provision for 61 residential townhouses will also take
advantage of the surrounding commercial activity and support those businesses.

Viability of Subject Site for Commercial Use. The ability to develop this site for commercial use has
been in place for 24 years yet it has remained vacant. Conditions have certainly changed since the
Consent Agreement was filed and the property is even less viable for large scale commercial
development now than it has been during that period. One of the primary reasons is the lack of
visibility from primary roads, which include Grand River Ave. and, to a lesser extent, Wixom Road.
The subject site is tucked behind the Sam'’s Club building and is not visible until driving past that
building toward Target. Due to the setback from Wixom Road, the site is only visible from the Target
parking lot.

Any of the potential big box uses for the site are already located in the area and they chose locations
over this one, likely due to the above-mentioned lack of road visibility and access. The only real option
would be development of a large strip shopping center with numerous, small retail spaces. Shopping
center uses are highly dependent upon visibility from major roads, which is why the Grande
Promenade project was developed along Grand River Ave. instead of this site. Given the limited size
of just over 6,000 square feet, the retail space can still benefit from the close proximity to Sam's Club
and Target, including the visibility from the parking lot. There are still some small retailers looking for
space and the proposed building can accommodate one to three tenants.
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From a planner’s perspective, we continue to see an increase in retail vacancies in shopping centers
and malls across the region, including communities that | work in. This is due, in part, to the advent
of on-line shopping from virtual companies, like Amazon, as well as traditional retailers like Kohl's
and Wal Mart. It is difficult for small retailers to compete with the price and selection offered by the
larger companies. Those specialty retailers that can compete locate in either traditional downtowns
or in high visibility, high traffic shopping centers. There is still some potential for limited retail space,
with uses like medical office, yoga studio, hair salon, caffee shop, dance studio, clothing boutique,
etc. Once again, we don't anticipate large demand but there should be sufficient interest for a small
retail building to be developed.

Housing Options. Many empty nesters have either paid off their mortgages or have small balances.
They can take the equity in their existing houses by selling and use it for other purposes, while
maintaining the same standard of living in the community. This is not currently happening due to the
housing shortage and inability of empty nesters to find replacement housing within the community,
Including owner-occupied units. First-time and move-up buyers are having difficulty finding available
housing because empty nesters are staying in place, due primarily to lack of replacement units.

The proposed project would provide empty-nester homeowners with an option that allows them to
sell their larger, existing homes while remaining in the City of Novi. This in turn will help free up single-
family for-sale houses, thereby adding supply to new and move-up home buyers. Once the existing
homes are sold, this will also remove the cap on property taxes and provide an increase in revenue
for the City. This project will also help provide additional short-term corporate housing for companies
bringing executives into the area for temporary assignment. There is a shortage of high-quality

"missing middle" housing in the region and many companies have resorted to buying houses for their
temporary transfers to live in.

Walkability. Given the location of the site along Grand River Ave., the proposed townhouses would
be in close proximity to a wide range of retail, restaurant, office and medical services. There are
sidewalk connections to big box uses like Target, Sam’s Club, Meijer and Kroger; a wide range of
restaurants like Applebee’s, Shaker’s, Outback Steakhouse, etc.; and medical services at the
Ascension Providence hospital campus. A wide array of retail and service options are within walking
distance of the project, thereby limiting the need to drive to these locations. This meets the City's
goal of having a walkable community and providing services near housing.

CONCLUSION

With the proposed benefits, quality site design, and an understanding of the current and future
commercial market for the subject site, the proposed mix of residential and limited commercial
development represents an appropriate departure from the current Consent Judgement designation
of only commercial. It is highly unlikely that this property will ever be developed for large scale
commercial purposes due to the lack of visibility from the primary roads. It is hidden behind the Sam’s
Club and can only be seen from the Target parking lot. The transition to on-line buying has also
decreased demand for retail space and only the most outstanding locations will remain viable moving
forward. A small retail building will still benefit from the activity generated by Target and Sam’s Club,
along with the 61 townhouse units, and create potential for between one and three specialty uses.
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In addition, upscale townhouse development meets the City Master Plan goals and objectives of
providing additional housing opportunities in close proximity to services, in a walkable environment.

If you have any further questions, please contact me at 810-335-3800.
Sincerely,

CIB Planning

{ Zeecnmst ’_-:"b‘-ll '-éez’ﬂ_f
Carmine P. Avantini, AICP
President
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NOVI ACRES

WIXOM ROAD BETWEEN GRAND RIVER AVENUE AND 11 MILE ROAD
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DESIGN TEAM

OWNER/APPLICANT/DEVELOPER

MF NOVI, LLC
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BIRMINGHAM, MI 48009

CONTACT: MICHAEL PARKS
PHONE: 248.540.9300 EXT 10
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ARCHITECT
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PHONE: 248.414.9270 EXT. 124
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CIVIL ENGINEER

PEA GROUP
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PHONE: 248.821.4841
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PEA GROUP
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BENCHMARKS
(GPS DERIVED - NAVDSS)

B 300
DRELE W ARON O A HIORANT LOGED NEAR TIE WORTIGAST

APPROX. 63' EAST FRON THE EAST WALL OF
sms L:Luls (moc WXOM RD)

DIMPLE IN_ARROW ON A HYDRANT LOCATED APPROX, T
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S
CLUB (27300 WXOM RD.)

ELEV. = 08493

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM
THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)
ELEV. - 98219

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

8

TEWELL LOCATED 200 FEET NORTH
ENVRANEE vo "Suis CLUB GAS STATION. 36 FEET EAST OF
CeN WIXOM ROAD AND 3 FEET WEST OF SDEWALK
b

Bu 712
X ON NORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST QUAD
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD, 1
FOOT EAST OF BACK OF CURE

ELEV. 981.3

BU 1713
X O NGRIH RM OF GATEWELL LOGATED 2 FEET SOUTH BAGK OF
curs oF cmn RIVER AND 150 FEET WEST 12 MLE ROA!

LEV. 975.

AREA DETERMINED
NCE PLOODPUAN. PER
1005 INSURANGE RATE VB NUMBER 2812506088, DATED
SEFTEMBER 29, 2006.
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LEGAL DESCRIPTION
(Per ATA National Title Group File No. 63-21794529-SCM, Commitment Date August 03, 2021)
The lond referred to in this commitment is described os follows: Gity of Novi, County of Ocklond, Stote of Michigon

Part of the Northwest 1/4 of Section 17, Town 1 Nortn, Range B Eost, beginning ot o pont distant South 00
degrees 19 minutes 49 Seconds Eost 144012 feet from the Northwest Section Corner; thence South 80 degrees 00
minltes 00 Seconds East 305,38 Teet; tnence Nortn G0 degrees 00 minutes 00 seconds Wast 127.09 fout thance
South 80 degrees 00 minutes 00 sex 277.34 feef;_thence olong curve Lo the right, radius 15.05 feet,
chord hcuvi North 39 degrees 18 minutes 37 seconds East 13 25 d\slun:u of 26.57 feet; thence South QD
degrege G0 miutes 0 seconds Eost 4895 feek hence Nor inutes 00 seconds Eost 59.
feet; thence South 89 degrees 23 minutes 02 seconds East )99 93 'c!l thlmc: South 00 degrees 36 mmutcs 58
59 degrecs 34 minutes, 38 seconds West 554.25. fests thence North 00
feet: lh:nc: North 89 GEQV::S 34 minutes 38 seconds West 180.07
faet thence Nortn 00 degrees 00 minues 04 seconds West 515,53 fest: thance South 90 degrees 90 miutes 00
est 27.76 fest; ihence North 00 deg inutes 07 seconds West 481.77 fest; ‘thence N
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BENCHMARKS
(GPS DERIVED - NAVDSS)

B

BueE™N ARROW ON A HYORANT LOCATED NEAR THE NORTHEAST
PROPERTY CORNER, APFROX. 63' EAST FROM THE EAST WALL OF
SAM'S CLUB (27300 WIXOM RD.)
ELEV. - 986.57

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 180"
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S
CLUB (27300 WXOM RD.)

ELEV. = 08493

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM

THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)
]

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)
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X ON NORTH RIM OF GATEWELL LOCATED 200 FEET NORTH OF
ENTRANCE TO SAMS CLUB GAS STATION, 36 FEET EAST OF
CENTERLINE OF WIXOM ROAD AND 3 FEET WEST OF SIDEWALK
ELEV. 974.22

Bu 712
X ON NORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST QUAD
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD, 1
OF BACK OF CURE
ELEV. 981.30

BU 1713
X ON NORTH RIM OF GATEWELL LOCATED 2 FEET SOUTH BACK OF
CURB OF GRAND RIVER AND 150 FEET WEST 12 MLE ROAD

ELEV. 975.77

FLOODPLAIN NOTE:

BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED
0 BE OUTSIDE OF THE 0.2% ANNUAL CHANCE FLOODPLAIN PER
FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED
SEFTEMBER 29, 2006,
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USEABLE OPEN SPACE:
REQUIRED USEABLE OPEN SPACE = UNITS x 200
=761 x 200 = 12,200 SF.
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£ TaeReY Seconds West 1405.63 foeh Mence North B9 degreus 34 minutes, 38 seconds West 554.25. fesks thence North 00 RADIUS = 15.05'
Segroos 15 minates 19 seconds West 156.00 16ok thenco North 85 degress 34 minuies 38 seconds West 100,07 DELTA = 101°08'40" SATARY SENER, LEANOUT M
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OMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM | | seconds West 27.76 fest; thence North O degrees 00 minutes 07 seconds West 481.77 feet; thence CHORD_=-23.25' S
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[SITE_DATA TABLE:

STE AREA 2471 MORES (1076.230 SF) GROSS
B.64 ACRES (376,534 SF) N

TAX D: 22-17-101-032

ZONING:  CONSENT JUDGEMENT
PROPOSED ZONING: CONSENT JUDGEMENT

(

EXSTING UsE: VASANT L

AND
PROPOSED USE: RESIDENTIAL MULTI-FAMLY AND COMMERCIAL-RETAL

resooma wr
0ROOM - 61 TOTAL
4 ROONS 6 e
RM=2 DENSITY REGULATIONS:
i \ CLENT
TOTAL NUMBER OF ROOMS ALLOWED: 376,534 SF. / 2000 = 188 ROONS
TOTAL NUMBER OF ROOMS PROPOSED: 61 UNITS X 4 ROONS = 244 ROONS (v (%) DEVIATIONS REQUESTED: | / MF NOVI, LLC.
260 VEST WAPLE RO SUITE 730
AXNUN BUILDING LENGTH = 180° - IOTAL RoOWS PROPOSED Ny SENESINE
PROPOSED BUILOING LENGTH = § UNIT BUILDNGS ARE 180.0, 8 UNT BUILDINGS ARE 160.0' - PEDESTRAN connECTIMTY _
5 UNIT BULDINGS ARE 100.0', AND RETAIL IS 125.0' 2 PROPOSED BULDING ANGLES

2%

MAXINUM BUILDING PERCENTAGE OF LOT COVERAGE
PROPOSED BUILDING LOT COVERAGE = 5.14%

USEABLF QPEN SPAGE: [EXTING TARGET

[PARKING LoT

MAXINUN PAVEMENT AREA IN FRONT YARD

PROPOSED PAVEMENT AREA IN FRONT YARD REQURED USEABLE_ OPEN SPACE = UNTTS x 200
S 200 Tazg0 o, ~
SerAck REQUREMENTS: &
PROPOSED USEABLE CPEN SPACE = 26,000 SF. 5
BM=2 ZONING DISTRICT: —_ PROJECT TITLE
°
RETAIL. REQUIRED PROVIDED >
SPACE: 4 NOVI ACRES
FRONT SETBACK (WEST) 50! 50" REQUIRED USEABLE OPEN SPACE = UNITS x 200 > e ap e e’
SIDE SETHACK (NORTH) 78 68.08' e . S RIVER AVE. AND 11 MILE RO
SIDE_SETBACK (SOUTH) 78" 57
REAR SETBACK (EAST) 78 86378 PROPOSED USEABLE OPEN SPACE = 19,000 SF. 53 ~
S
RESIDENTIAL PARCEL NO. 22-17-101-022
FRONT SETBACK (WEST) 50" 466.54'
SoE SETBACK (NORTH)  75' 10873 GENERAL NOTES:
[REAR SETBACK (EAST) 78" 78
REAR SETBACK (SOUTH) 75" 790.66" THESE NOTES APPLY TO ALL CONSTRUCTION ACTIVITIES ON THIS PROJECT.
25" 30.76"
1. ALL OWONSINS oW, ARE T0 8K 0F CURB, FACE OF SDCWALK, QUTSIE FEVERETS
pamKcNG CALOLY ATOHS: FACE or BULDING, PROPERTY LNE, GENTER OF MANHOLE/GATCH BASIN OR
PARKNO_CALCULATIONS:. CENTERLINE OF PIPE UNLESS OTHERWSE NOT PRE APPLICATION SUBWITTAL 11323
RESIDENTIAL_MULTI-FAMILY SPA SUBMITTAL 309123
TOTAL RESIDENTIAL PARKING REQUIRED: 2.5 SPACES PER 3 OR MORE BEDROOM UNITS 2. REFER TO SHEET C-9.1 AND C-9.2 FOR ON—-SITE PAVING DETALLS. T comENs  am
TOTAL PARKING REQUIRED: (61 UNITS x 2.5 SPACES/UNIT) = 152.5 SPACES REQURED 3. REFER TO LATEST N.D.O.T. DETAIL R~28 FOR SIDEWALK RAMP DETALS. O COWENTS s
TOTAL PROPOSED PARKNG SPACES 32 SURFACE SPACES + 122 GARAGE SPACES 4 ALL CONSTRUGTION SHALL BE IN ACCORDANCE MIH CITY OF NOW CURRENT v cowwents _wums.
= 786 TOTAL SPACES PROVIED - CAYouUT CHANGES T
| COMMERCIAL-RETA 5. THE CONTRACTOR SHALL NOTIFY THE CITY ENGINEER AND/OR THE AWHCIRH’V LAYOUT CHANGES 1o14i24
TGTAL RETAL PARKING REQUIRED: 1 SPACE PER 200 S, AN WURSOETIA 5 BUSKESS AYS PROR To T GEGNNNG e ST
TOTAL RETAL PARKING REQURED: (6,528 USSF. x 08 USEABLE) / 200 = 25 SPACES 6. ANY NORK WITHN THE. STEET OF HIGHNAY RIGHTOFWAYS SHALL BF Cmvcowvens  wems
TOTAL PROPOSED RETALL PARKING SPACES = 26 SPAGES PROVDED (NCLUDES 2 H/C SPACES) EEWS"E?«‘s"u\c‘%ﬁﬁk"‘sciwﬂ’*J&*TEé}%"ﬁ"fﬁ“yﬁ”ifi!{é%s‘fﬁ??imws
[RETAIL PARKING FOR BUILDINGS A, B AND C REQUIRED = 1,725 SPACES HAVE BEEN ISSUED FOR THE WORK.
o _ 7. 1T SHALL BE THE RESPONSIBIUTY OF THE CONTRACTOR TO ADWST THE TOP ORIGINAL ISSUE DATE
e T gk reowen - o s A e MTRSR SR A N ok S - e S
RM—2 "C (PROPOSED BULDING) = 249 SPACES SATE VELLS ETC) WTHIN GRADED AND /OR PAVED AREAS 1O — 2 PRESERVED - P
smoa SN ON. THE PLANG: AL SUGH ADWISTWENTS SHALL BE INGIDENTAL e o P DRAWING TITLE
THE JOB AND WILL NOT BE PA\D FOR SEPARATELY. L4833, P4SE. - b -
TOTAL PARKING FOR BULDNGS A, B AND C = 1,470 SPACES g P P PREL IMINARY
(GEVATON oF 251 SPAGES) 5. ALL PATIING SPACE PAVEMDNT WARKHGS SHALL 6 4° WHTE WIH e 5 P /
] - R
CCOURED - 25 STBACK FROM YETLAD e G5 T oRARER Phet ARG SPACES & L / / SITE PLAN
OPOSED — 30.76" SETBACK FROM WETLAND 9. PROVIDE 4" BLUE STRIPING FOR BARRIER FREE PARKING SPACES AND WHITE o /[ OVERALL
IR FOR BARREER FREE PARKING SYUBOL NOTE THAT WHERE A BARRIER FREE gl I
PEoEaTAN councTvty PARKNG SPACE ABUTS A NON-BARRIER FREE SPACE. THE. TWO SPACES & [
REQUIRED — 5 SDEWALKS ON BOTH SIDES OF PRIVATE DRIVE SHALL BE SEPARATED BY ABUTTING BLUE AND WHITE STRIPES. = I /\vﬂunw TS, \
PROVIDED — 5' SDEWALK ON ONE SIDE ONLY (s#) S o I
10. SIGNS NOTED T0 BE NOUNTED ON BULDING FACADE SHALL HAVE A MNIMUM $90°00'00 8 |7 B N Y OF NOVI FIRE DEFARTMENT NOTES:
BOYALPARNG oD AUTOMCEILE SPACES, o 2 sonces NOUNTNG HEIGHT OF 5 FEET AND A MAXIMUM MOUNTING HEIGHT OF 7 FEET. 27.76' N g i | Qe — —_—
REQUIRED RESIDENTIAL ~ 1 SPACE FOR EACH 5 DWELUING UN \\‘ i b |1 1. ALL WEATHER ACCESS ROADS CAPABLE OF SUPPORTING 35 TONS ARE TO PEA JOBNO. _ 2021-0449
PROPOSED RETAL - 3 BEYGLE PARGNG SPACES T | o BE PROVIED FOR FRE APPARATUS PROR TO GONSTRUGTION ABOVE THE -_— 0
PROVDED RESIDENTIAL — 81 SPACES WITHN GARAGES ;
(- GEvATonS REGURED i [ 2. ALL WATER NAINS AND FRE HYDRANTS ARE TO BE INSTALLED AND BE IN ON. IKS
‘ J | J SERVICE PRIOR TO CONSTRUCTION ABOVE THE FOUNDATION. DES. ks
ER T s S e mon g o owane ‘ ‘ 3 T umone 400N 15 T 0 POSTED FACRY T STRET ROV | e
IRED - 528 L5 OF BULOING FRONTAGE > ; B T BTN ToE ADORESS 12 70, B A1 LENST S MHES Lhos o
CONTRASTING BACKGROUND:
| | /
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BENCHMARKS
(GPS DERIVED - NAVDSS)

B
BueE™N ARROW ON A HYORANT LOCATED NEAR THE NORTHEAST
PROPERTY CORNER, APFROX. 63' EAST FROM THE EAST WALL OF
SAM'S CLUB (27300 WIXOM RD.)

ELEV. - 986.57

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 180"
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S
CLUB (27300 WXOM RD.)

ELEV. = 08493

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM
THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)

LEGAL DESCRIPTION
(Per ATA National Title Group File No. 63-21794529-SCM, Commitment Date August 03, 2021)
The lond referred to in this commitment is described os follows: Gity of Novi, County of Ocklond, Stote of Michigon

Part of the Northwest 1/4 of Section 17, Town 1 Nortn, Range B Eost, beginning ot o pont distant South 00
49 seconds Eost 1440.12 feet from the i
fest; thence
seconds Eost 27

degrees 19 minutes

minutes 00 seconds East 305.38

South 90 degrees 00 minutes 00

chord bears North 39 degrees 16 minutes 37 seconds East 23.25
minutes 00 seconds Eost 348.95 feet; thence

feet; thence South B9 degrees 23 minutes 02

West 1409.63 feet; thence North B9 degrees 34 minutes

degrees 00

9
West 27.76 feet; thence North 00 degrees

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

&
X ON NORTH RIM OF GATEWELL LOCATED 200 FEET NORTH OF
ENTRANCE TO SAMS CLUB GAS STATION, 36 FEET EAST OF
CENTERLINE OF WIXOM ROAD AND 3 FEET WEST OF SIDEWALK
ELEV. 974.22

Bu 712
X ON NORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST QUAD
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD, 1
FOOT EAST OF BACK OF CURE

ELEV.

BU 1713
X ON NORTH RIM OF GATEWELL LOCATED 2 FEET SOUTH BACK OF
CURB OF GRAND RIVER AND 150 FEET WEST 12 MLE ROAD

ELEV. 975.77

FLOODPLAIN NOTE:

BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED
THE 0.2% ANNUAL CHANCE FLOODPLAIN PER

FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED

SEFTEMBER 29, 2006,

PRIMECARE ON WI

o]

[TRASH_ENCLOS!

[EAVY DUTY ASPHALT
PAVEMENT. TYP. REFER TO|
DETAIL_ON' SHEET G-8.1

ZONED
“UGHT INDUSTRIAL' ARC = 2657
DISTRICT RADUS = 15,05'
DELTA = 101°08'40"

GENERAL _NOTES:
1. THESE NOTES APPLY TO ALL CONSTRUCTION ACTIVTIES ON THIS PROJECT.
2. ALL DIMENSIONS SHOWN ARE TO BACK OF CURB, FACE OF SIDEWALK, OUTSDE FACE OF BUILDING, PROPERTY LINE,
ENTER OF MANHOLE/CATCH BASN OR CENTERLINE OF PIPE UNLESS OTHERWSE NOTED.
Northwest Section comer; thence South 90 degrees 00 | | 5 REFER TO LATEST MO.0.T. DETAIL R-25 FOR SDEWALK RAMP DETALS.
Q0 degrees 00 minutes 00 seconds West 127.09 feet: thence
7.34 feet; thence dlong curve to the right, radius 15.05 feet, 4. AL CONSTRUCTION SHALL BE IN ACCORDANCE WTH CITY OF NOVI CURRENT STANDARDS AND REGULATIONS
.25 feet, distance of 26.57 fe thence South 90
North 00 degrees 00 minutes 0O seconds Eost 59.51 5. THE CONTRACTOR SHALL NOTIFY THE CITY ENGINEER AND/OR THE AUTHORITY HAVING JURISDICTION 3 BUSINESS DAYS
seconds East 399.93 feet; thence South 00 degrees 36 minutes 58 PRIOR TO THE BEGINNING OF CONSTRUCTION.
38 seconds West 554.25 feet; thence North 00
e rence North 89 dagrees 34" minutes 38 seconds West 180.07 6. ANY WORK WITHIN THE STREET OR HIGHWAY RIGHT—OF-WAYS SHALL BE PERFORMED IN ACCORDANCE WTH THE
Sesons West D150 focts hence South 90 Gasraes 00 minuies 00 REQUREMENTS OF THE AGENGIES HAVING JURISDICTION AND SHALL NOT BEGIN UNTIL ALL NECESSARY PERMITS HAVE
00 minutes 07 seconds West 481.77 feet; thence h BEEN ISSUED FOR THE WORK.
thence North 00 degrees 19 minutes 49 seconds West 50.54 7. IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO ADWST THE TOP OF ALL EXISTNG AND PROPOSE
STRUGTURES (MANHOLES, CATCH BASINS, INLETS, GATE WELLS ETC.) WITHN GRADED AND /OR PAVED AREAS TO FINAL|
GRADE SHOWN ON THE PLANS. ALL SUCH ADUUSTMENTS SHALL BE INCIDENTAL T0 THE J0A AND WILL NOT BE PAID
FOR SEPARATELY.
DETECTABLE WARNING PLATE NOTE: o
8. ALL PARKING SPACE PAVEMENT MARKINGS SHALL BE 4" WHITE WITH THE EXCEPTION OF THE BARRIER FREE PARKING
AS SHOWN ON THIS SHEET, SOME SIDEWALK RAMPS WILL SPACES.
REQURE DETECTABLE WARNING PLATES TO BE INSTALLED. 9. PROVIDE 4" BLUE STRIPING FOR BARRIER FREE PARKING SPACES AND WHITE FOR BARRIER FREE PARKING SYMBOL.
DETECTABLE WARNING PLATES SHOULD BE EAST JORDAN NOTE_THAT WHERE A BARRIER FREE PARKNG SPACE ABUTS A NON-BARRIER FREE SPACE, THE TWO SPACES SHALL
URALAST™ IN NATURAL P O BLAGE. ASTALRG DIP BE SEPARATED BY ABUTING BLUE AND WHITE STRPES.
FINISH, OR APPROVED EQUAL 10. SIGNS NOTED TO BE MOUNTED ON BUILDING FACADE SHALL HAVE A MINIMUM MOUNTING HEIGHT OF 5 FEET AND A
MAXIMUM MOUNTING HEIGHT OF 7 FEET.
1. 'O PARKNG-FIRE LANE' SIGNS SHALL BE POSTED ALONG ALL FIRE LANES AT 100' FOOT INTERVALS OR AS DIRECTED
BY THE FRE OFFICIAL.
12 REFER TO NOTES & DETALS SHEET FOR ON-SITE PAVING DETALS.
13, REFER T0 NOTES & DETALS SHEET FOR ON-SITE SDEWALK RANP DETALS
I'S CLUB
IXOM ROAD
PARCEL NO. 22-17-101-030
— HT

SIDEWALK RAMP LEGEND:

SDEWALK RAMP “TYPE ' ®
SIDEWALK RAMP ‘TYPE P' ®
CURB DROP ONLY ®

REFER TO LATEST NDOT R-28 STANDARD
RAMP AND DETECTABLE WARNING DETAILS
O SHEET c-9.2

SIGN LEGEND:
'NO PARKING FIRE LANE' SIGN m
'STOP* SIGN

'BARRIER FREE PARKING' SIGN

‘VAN ACCESSBLE' SIGN

'CROSSWALK' SIGN 1]

REFER s
ALL TRAFFIC SIGNAGE WL COMPLY WTH
THE CURRENT MMUTCD STANDARDS.

TO DETAL SHEET FOR SIGN DETALS.
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BENCHMARKS
(GPS DERIVED - NAVDSS)

B 300
DRELE W ARON O A HIORANT LOGED NEAR TIE WORTIGAST

APPROX. 63' EAST FRON THE EAST WALL OF
sms L:Luls (moc WXOM RD)

DIMPLE IN_ARROW ON A HYDRANT LOCATED APPROX, T
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S
CLUB (27300 WXOM RD.)

ELEV. = 08493

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM
THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)
~ 08219

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

o
(ORTH TEWELL LOCATED 200 Fi

ENVRANEE S "Suis CLUB GAS STATION. 36 FEET EAST OF

CENTERLINE OF WIXOM ROAD AND 3 FEET WEST OF SIDEWALK

EET NORTH OF

b

Bu 712
X ON NORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST QUAD
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD, 1

OF BACK OF CURE
ELEV. 981.3

BU 1713
X O NGRIH RM OF GATEWELL LOGATED 2 FEET SOUTH BAGK OF
cuns o cmn RIVER AND 150 FEET WEST 12 MLE ROA!

LEV. 975.

0 BE OUTSIDE OF THE 0.2% ANNUAL CHANCE FLOOL
FLOOD INSURANCE RATE MAP NUMBER 26125C0806F, DAI
SEFTEMBER 29, 2006,

FLOODPLAIN NOTE:
BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED
DPLAIN PER
TED

PARCEL NO. 22-17-101-022 1

LEGAL DESCRIPTION
(Per ATA National Title Group File No. 63-21794529-SCM, Commitment Date August 03, 2021)

The lond referred to in this commitment is described os folaws: Gity of Novi, County of Ookiond, Stote of Michigon

Port of the Nerthwast 1/4 of Secton 17, Toun 1 Nortn, Range 8 Eost, beghing ot o pont distant Seuth 00
degrees 19 minutes 49 Seconds Eost 144012 feet from the Northwest Section herce Sauin 30 degrees 00
0 dogrees 00 minutes 60 smm West 127.0: once

minutes 00 seconds East 305.39 fest tence North
South 90 degrees 00 minutes 00 seconds Eost 277.34 feet; thence glong curve to the right, radius 1
Crord bears Rortn 39 grous 16 minatas 37 seconds Eest 2555 joet. d stance of 3657 Fant; thance. Somh qu

degrees 00 miwies 00 seconds Eost 348.95 feet; thance North 00 dere inutes 00 seconds Eos

fest thonce South 89 degrees 23 miwtes 02 seconds Eoot 369,93 fest: honce South 00 dogrees. 36 minuten 58
39 degress 34 minutes. 38 sevonds West 55435 feet, hence North 00

es fook, thence North 83 degrees 34 minutes 38 seconds Wast 180.07

feet: thence North 00 degrees 00 minutes O4 seconds West 515.53 feet; thence South SO degrees 00 miutes 00

Secands West 27,76 fest; thence North GO degrees 00 minutes 07 seconds West 48177 feets thence N

degrees Q0 minutes 00 seconds West 567.0 feet; thenice North 00 degress 19 minuies 49 seconds West 0%

qginning.

SIDEWALK RAMP LEGEND:

SDEWALK RAMP ‘TYPE R* ®
SDEWALK RAMP ‘TYPE P* ®
CURS DROP ONLY ®

REFER TO LATEST MDOT R-28 STANDARD
RANP AND DETECTABLE WARNING DETALS
ON SHEET C-9.2

SIGN LEGEND:

'NO PARKING FIRE LANE' SIGN
'STOP' SIoN

'BARRIER FREE PARKING' SIGN
'VAN ACCESSBLE' SIGN
'CROSSWALK' SIGN

REF
ALL TRAFFIC_SIGNAGE WILL
THE CURRENT MMUTCD STANDARDS.

FER TO DETAIL SHEET FOR SIGN DETALS.
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BENCHMARKS
(GPS DERIVED - NAVDSS)

B 300
DMPLE IN ARROW ON A HYDRANT LOCATED NEAR THE NORTHEAST
PROX. 63' EAST FROM THE EAST WALL OF

The lond referred to in this commitment is described os follows: City of Novi,

LEGAL DESCRIPTION
(Per ATA National Title Group File No. 63-21794529-SCM, Commitment Date August 03, 2021)

eroreTy comie, Ao, 63 Port of 1 Nortnast /4 of Sen 17 Toum 1 ot Song 8 Eos. bogring ot o pont Gt S 00
) e S 53 G 00
A

minutes 00 seconds East 305.30 fest tence North GO degrees 00 minut

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 180" chord bears North 39 degrees 16 minutes 37 seconds East 23.25
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S degrees 00 miutes 00 ssconds East 34808 fest; thene North 00 degre
CLUB (27300 WXOM RD.)
ELEV. = 08493

West 1409.63 feet; thence North B9 degress 34 minutes 38

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM

gre
Weat 27.76. fest; thence North G0 0 degrees 00 minutes 07 o
THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.) :

thence North 00" degr

qginning.

degrees 19 minutes 49 seconds Eost 144012 feet from the Northwest Section

onds.

South 90 degrees 00 minutes 00 seconds Eost 277.34 feet; thence long curve to
fest, distance of 26.57

2000 Seconds West
the right,
1L

fadat

hance. Souh eu

inutes 00 seconds Eost 5.

West 554.26

conds West 196,00 et Thence North 89 degrees 34 minutes 38 5

2 00 minuga 04 seconds West S15.53 feet; thence Sauth 90 degrses 00 mhutes 00
48177 fes

s 19 minutes 43 %

of;

fest thonce South 89 degrees 23 miwtes 02 seconds Eoot 369,93 fest: honce South 00 dogrees. 36 minuten 58
feet; thence North 00

seconds West 180.07

thence

o Wesk. 50,5

County of Ocklond, Stote of Michigan

£G: = FNisH orADE
VATION

SYMBOLS: GRADING SDEWALK RAMP LEGEND:
R LR —— 0
PROPOSED CONTOUR LINE —app— | | CuRe DROP ONLY ®
T e F DT SARER

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

8
(ORTH TEWELL LOCATED 200 FEET NORTH OF

ENTRANGE S "Suis CLUB GAS STATION. 36 FEET EAST OF

CENTERLINE OF WIXOM ROAD AND 3 FEET WEST OF SIDEWALK
97422

Bu 712
X ON NORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST QUAD
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD, 1
FOOT EAST OF BACK OF CURE

ELEV.

BU 1713
X O NGRIH RM OF GATEWELL LOGATED 2 FEET SOUTH BAGK OF
curs oF cmn RIVER AND 150 FEET WEST 12 MLE ROA!

LEV. 975.

FLOODPLAIN NOTE:

BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED S
THE 0.2% ANNUAL CHANCE FLOODPLAIN PER

FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED

SEFTEMBER 29, 2006,
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BENCHMARKS
(GPS DERIVED - NAVDSS)

B
BueE™N ARROW ON A HYORANT LOCATED NEAR THE NORTHEAST
PROPERTY CORNER, APFROX. 63' EAST FROM THE EAST WALL OF
SAM'S CLUB (27300 WIXOM RD.)

ELEV. - 986.57

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 180"
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAW'S degrees 00

CLUB (27300 WXOM RD.)
ELEV. = 08493

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM | | sec
THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

&
X ON NORTH RIM OF GATEWELL
ENTRANCE TO SAMS CLUB' GAS
CENTERLINE OF WIXOM ROAD
ELEV. 974.22

i

Bu 712
X ON NORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST QUAD
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD, 1
FOOT EAST OF BACK OF CURE

ELEV.

BU 1713
X ON NOR;

D 200 FEET NORTH OF
STATION, 36 FEET EAST OF
AND 3 FEET WEST OF SIDEWALK

TH RM OF GATEWELL LOCATED 2 FEET SOUTH BACK OF
CURB OF GRAND RIVER AND 150 FEET WEST 12 MLE ROAD
ELEV. 975.77

degrees 19 minutes

South

qginning.

onds West 27.76 feet; thence North 00 degrees

feet; thence North 00 degrees 00 minutes 00
seconds Egst 277.34 feet; thence along curve to the right, rad
feet, distance of 26.57 f

B9 degrees 34 minutes

Northwest Section corn

00 degrees 00 min
seconds East 389.93 feot; thence South 00 degrees 36 minutes 58 | | T/P = TOP OF P
38 seconds West 554.25

feet; thence North 89 degrees 34 minutes 38 seconds West 180.07

LEGAL DESCRIPTION
(Per ATA National Title Group File No. 63-21794529-SCM, Commitment Date August 03, 2021)
The lond referred to in this commitment is described os follows: Gity of Novi, County of Ocklond, Stote of Michigon

Part of the Northwest 1/4 of Section 17, Town 1 Nortn, Range B Eost, beginning ot o pont distant South 00
49 seconds Eost 1440.12 feet from the i
minutes 00 seconds East 305,38
90 degrees 00 minutes 00
chord bears North 39 degrees 16 minutes 37 seconds East 23.25
minutes 00 seconds Eost 348.95 feet; thence North
feet; thence South 89 degrees 23 minutes 02

ihy
econds West 12

feet;

ence South 90 degrees 00
7.09 feet; thence

5 feet,
thence South 90
utes 00 second:

‘SYMBOLS: GRADING
OPOSED SPOT ELEVA

PROPOSED CONTOUR LNE
ius 15. ABEREVIATIONS:
/6 = cuRs
s Eost 50.51 G = GUTTER GRADE

AVEMENT
thence North 00

seconds West 515,53 feet; thence South 90 degrees 00 minutes 00 | | B/W = BOTIOM OF WALL
00 minutes 07 seconds West 481.77 feet; thence North F.G. = FINISH GRADE
thence North 00 degrees 19 minutes 49 seconds West 50.54 RiM = RM ELEV/

PR /ATION:
TYPICALLY TOP OF PAVEMENT IN PAVED
AREAS, GUTTER GRADE IN CURB LINES.
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SDEWALK RAMP 'TWPER'  ®
SIDEWALK RAMP ‘TYPE P' ®
CURB DROP ONLY ®

REFER TO LATEST MDOT R-28 STANDARD
AND DETECTABLE WARNING DETALLS

FEE"

FLOODPLAIN NOTE:

BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED
THE 0.2% ANNUAL CHANCE

FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED

SEFTEMBER 29, 2006.
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BENCHMARKS
(GPS DERIVED - NAVDSS)

B
BueE™N ARROW ON A HYORANT LOCATED NEAR THE NORTHEAST
PROPERTY CORNER, APFROX. 63' EAST FROM THE EAST WALL OF
SAM'S CLUB (27300 WIXOM RD.)

ELEV. - 986.57

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 180"
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S
CLUB (27300 WXOM RD.)

ELEV. = 08493

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM
THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

8
(ORTH TEWELL LOCATED 200 FEET NORTH OF
ENTRANGE S "Suis CLUB GAS STATION. 36 FEET EAST OF
CENTERLINE OF WIXOM ROAD AND 3 FEET WEST OF SIDEWALK
97422

Bu 712
X ON NORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST QUAD
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD, 1
FOOT EAST OF BACK OF CURE

ELEV.

BU 1713
X O NGRIH RM OF GATEWELL LOGATED 2 FEET SOUTH BAGK OF
curs oF cmn RIVER AND 150 FEET WEST 12 MLE ROA!

LEV. 975.

LEGAL DESCRIPTION
(Per ATA National Title Group File No. 63-21794529-SCM, Commitment Date August 03, 2021)

The lond referred to in this commitment is described os follows: City of Novi,

Port of the Nerthwast 1/4 of Secton 17, Toun 1 Nortn, Range 8 Eost, beghing ot o pont distant Seuth 00

degrees 19 minutes nce South 90 degrees 00

49 Seconds Eost 1440.12 feet from the Northwest Section

minutes 00 seconds East 305.39 st tence North GO degrees 00 minutes 00 Seconds West

South 90 degrees

s 00 minutes 00 seconds Eost 277.34 feet; thence along curve to the right, fadat
chord bears North 39 degrees 16 minutes 37 seconds East 23.25 feet, 1L

stance of 26.57

hance. Souh eu

County of Ocklond, Stote of Michigan

degrees 00 miwies 00 seconds Eost 348.95 feet; thance North 00 degress 00 mimites 00 seconds Eost 50.
fest thonce South 89 degrees 23 miwtes 02 seconds Eoot 369,93 fest: honce South 00 dogrees. 36 minuten 58
West 1409.63 feet; thence North B9 degres 34 minutes. 38 ssconds West 55435, feet thence' North 00

qginning.

thence North 00" degress 19 minuies 49 &

conds West 196,00 et Thence North 89 degrees 34 minutes 38 seconds West 180.07
arees 00 minutes 04 seconds West 513,53 feet; thence South 90 degrees 00 miutes 00
Weat 27.76. fest; thence North G0 O degrees 00 minutes 07 seconds West 481,77 fost; thance

: o Wesk. 50,5

FLOODPLAIN NOTE:

BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED
THE 0.2% ANNUAL CHANCE FLOODPLAIN PER

FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED

SEFTEMBER 29, 2006,
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BENCHMARKS
(GPS DERIVED - NAVDSS)

B 300
DRELE W ARON O A HIORANT LOGED NEAR TIE WORTIGAST

APPROX. 63' EAST FRON THE EAST WALL OF
sms L:Luls (moc WXOM RD)

DIMPLE IN_ARROW ON A HYDRANT LOCATED APPROX, T
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S
CLUB (27300 WXOM RD.)

ELEV. = 08493

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM
THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)
~ 08219

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

8

TEWELL LOCATED 200 FEET NORTH
ENVRANEE vo "Suis CLUB GAS STATION. 36 FEET EAST OF
CeN WIXOM ROAD AND 3 FEET WEST OF SDEWALK
b

Bu 712
X ON NORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST QUAD
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD, 1

OF BACK OF CURE
ELEV. 981.3

BU 1713
X O NGRIH RM OF GATEWELL LOGATED 2 FEET SOUTH BAGK OF
curs oF cmn RIVER AND 150 FEET WEST 12 MLE ROA!

LEV. 975.

LEGAL DESCRIPTION
(Per ATA National Title Group File No. 63-21794529-SCM, Commitment Date August 03, 2021)

The lond referred to in this commitment is described os follows: City of Novi, County of Ockland, Stote of Michigon

Port of the Nerthwast 1/4 of Secton 17, Toun 1 Nortn, Range 8 Eost, beghing ot o pont distant Seuth 00
degrees 19 minutes 49 Seconds Eost 144012 feet from the Northwest Section her
minltes 00 Seconds East 305,38 Teet; tnence Nortn G0 degrees 00 minutes 60 smm Vet 12709

South S0 degrees 00 minutes 00 seconds Eost 277.34 feef; thence olong curve to the right, radi
chord hcuvi North 39 degrees 18 minutes 37 seconds East 23.25 feet,
degrege G0 miutes 00 seconds Eost 4895 feck thence Norlh 00 degrees 00 minvies 00 secands

00 Eost 50.

fest thonce South 89 degrees 23 miwtes 02 seconds Eoot 369,93 fest: honce South 00 dogrees. 36 minuten 58
Seconds West 408,63 oot ience North BS degross 34 rinutes. 38 seconds West 554.25 feet; thence North 00

degrees 19 minutes 49 seconds West 156.00 foek; Thence North 89 degrees 34 minutes 38 seconds West 180.07

feet; thence North 00 degrees 00 minutes 04 seconds West 515,53 feet; thence Sou cegrees 00 minutes 00

th 90

Secands West 27,76 fest; thence North GO degrees 00 minutes 07 seconds West 48177 feets thence N

degrees Q0 minutes 00 seconds West 567.0 feet; thenice North 00 degress 19 minuies 49 3¢
qginning.

nce South 90 degrees 00

stance of 26.57 fost hance. Souh qu

o Wesk. 50,5

FLOODPLAIN NOTE:
BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED
0 BE OUTSIDE OF THE 0.2% ANNUAL CHANCE FLOODPLAIN PER
FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED
SEFTEMBER 29, 2006,
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BENCHMARKS LEGAL DESCRIPTION LEGEND
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B mon o o o oo e e ot | | ™ 100 rared o i Ui oot o o o Gy of Nk, Gy of Gk, S of Mg et
ws m (mm AT 3 CAST FRO THE EAST WALL OF Fort of the Northwest 1/# of Sectin 17, Town 1 North, Rnge B Ecst. beghing ot o point dstont South 00 - R

degrees 19 minutes 49 seconds Eost 144012 feet from the Northwest Section hacce Seulh 90 degrees 00

inates 00 ‘seconds East 305.38 fest; thance North 00 dogrees 00 minutes 00 smm Yest 127.09

South 90 degrees 00 minutes 00 seconds Eost 277.34 feet; thence along curve to the right, radius
.25 feet,

GROUP
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BENCHMARKS
(GPS DERIVED - NAVDSS)

B 300
DRELE W ARON O A HIORANT LOGED NEAR TIE WORTIGAST

APPROX. 63' EAST FRON THE EAST WALL OF
sms L:Luls (moc WXOM RD)

DIMPLE IN_ARROW ON A HYDRANT LOCATED APPROX, T
SOUTHWEST FRON THE SOUTHWEST BUILDING CORNER OF SAM'S
CLUB (27300 WXOM RD.)

ELEV. = 08493

DIMPLE IN ARROW ON A HYDRANT LOCATED APPROX. 67' EAST FROM

THE NORTHEAST BUILDING CORNER OF TARGET (27100 WIXOM RO.)
~ 08219

CITY OF NOVI (REFERENGE BENCHMARKS)
(VERT. DATUM NAVDS8, HORIZ. DATUN NAVDS3)

8

TEWELL LOCATED 200 FEET NORTH
ENVRANEE vo "Suis CLUB GAS STATION. 36 FEET EAST OF
CeN WIXOM ROAD AND 3 FEET WEST OF SDEWALK
b

Bu 712
X ON NORTH RM OF GATEWELL LOCATED IN THE SOUTHEAST QUAD
OF INTERSEGTION OF WIXOM ROAD AND #27225 WXOM ROAD, 1
FOOT EAST OF BACK OF CURE

ELEV. 981.3

BU 1713
X O NGRIH RM OF GATEWELL LOGATED 2 FEET SOUTH BAGK OF
curs oF cmn RIVER AND 150 FEET WEST 12 MLE ROA!

LEV. 975.

LEGAL DESCRIPTION
(Per ATA National Title Group File No. 63-21794529-SCM, Commitment Date August 03, 2021)
The lond referred to in this commitment is described os follows: Gity of Novi, County of Ocklond, Stote of Michigon

Part of the Northwest 1/4 of Section 17, Town 1 Nortn, Range B Eost, beginning ot o pont distant South 00
degrees 19 minutes 49 Seconds Eost 144012 feet from the Northwest Section Corner; thence South 80 degrees 00
minltes 00 Seconds East 305,38 Teet; tnence Nortn G0 degrees 00 minutes 00 seconds West 127.09.feot thence
South 80 degrees 00 minutes 00 seconds Eost 277,34 feef; thence clong curve to the right, radius 1505 feet,
chord hcuvi North 39 degrees 18 minutes 37 seconds East 13 25 d\sh:n:u of 26.57 feet;
degrege G0 miutes 0 seconds Eost 4895 feek hence Nor inutes 00 seconds Eost
feet; thence South 89 degrees 23 minutes 02 seconds East )99 93 hﬂ (hlmc: South 00 degrees 36 mmu(cs 58
3 foch Monce North B9 degrecs 34 minutes, 38 seconds West 554.25. feets thence North 00
ccwds West 156.00 feet; th:nc: North 89 GEQV::S 34 minutes 38 seconds West 180.07
s 00 minules 04 seconds West 515,53 foat: thance South 90 degrees 90 miutes 00
g inutes 07 seconds West 481.77 fest; ‘thence N
. ance Nortn 00" dogreas 15 minuics 43 Saconds Weot 50,54

degy
foet to beghming.

FLOODPLAIN NOTE:
BY GRAPHICAL PLOTTNG, SITE IS WITHN ZONE X', AREA DETERMINED
DPLAIN PER

0 BE OUTSIDE OF THE 0.2% ANNUAL CHANCE FLOOL
FLOOD INSURANCE RATE MAP NUMBER 26125C0606F, DATED
SEFTEMBER 29, 2006,

CHORD_=-
CH. BRG, °

SRIMECARE ON WIXOM
27250 WIXON ROAD

)

NOO®00'00"W
127.09
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2" 52 ) e
z e — ~ ) ® /X
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! E—ONE HP100D Aerial
! Qverall Length
| Querdll Widfl
| Qverall Bod Heiaht

Min Body Ground Clearance

' Yrack With 0"
| Lock—to—lack time
I Max Wheel Angle
i
|
i
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THEEN LAWY
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KEY
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—[CONNECT T0 EXSTNG|
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i 221710105
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EX\SHNG usz VACANT LAND
D Ut
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271 fones (1078239 ) Gross
864 AGRES (376,534 5F.) N

SE: RESIDENTIAL MULTI-FAMILY AND
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PER GITY OF NOWI ZONING ORDINANGE

INTERIOR PARKING LOT LANDSCAPE = IP
REQURED PARKING L
590.5/200 = 4 GANOPY TREES REQURED

IREE_REPLACEMENT CALCULATIONS:
PER CITY OF NOVI ZONING ORDINANCE (AMENDED 2020) — LIGHT INDUSTRIAL

PROVDED PARKNG L
& OFNTERIOR LANDSCAPE ISLAND AREA
475 G os, mets b 16 SHRUB

REQUIRED:

| REPLACEENT: £t
LACEMENT: 12"<20"
5 REPLACEMENT 217cs0"

REATER THAN 8" ARE BENG REM

TREES GRE/ NOVED.
EXISTING TREES T0 BF REMOVED AT A 1:1 AATG: 22

AN ADDITIONAL 10 TREES REQUIRED TO BE REPLACED FROM A
PRENioUS PROEGT PER RIOK VEADER VAL 61325

TOTAL REPLACEMENT TREES REQURED: 32

SAED KATA UNDER 50,000 SF = 10,540 SF x 7.5% = 790.5 SF

PARKING LOT PERINETER TREES = PP

REQUIRED:
1 DECIDUOUS TREE PER 35 LF OF PERMETER
329 LF/35 = 10 TREES

PROVIDED:

10 PROPOSED TREES, 5 DOUBLE-COUNTNG AS ACCESS PERIVETER TREES|

INTERIOR ROADWAY. TEE:
DEGLUGUS THEE PER 35 LF ON QUTER ROAD EDGE,

DEBUCTNG CLEAR VIION ZONE

927 LF / 35 = 27 TREES

PROVIDED: 27 TREES

MULT ALY FOUNDATION PLANTICS.
X OF SHRUBS, SUB-CANOPY TREES, GROUNDCOVERS,

PEREANALS, ANUALS.AND/OR ORNAMENTAL CRASSES PROVDED AT THE

GROUND FLOOR UNIT FACING THE DRIVE AND COVERING 35% OF BUILDING

A
60 LF X .35 = 56 LF REQUIRED

LF X .35 = 63 LF REQURED

o

13
162 LF
162 [F
152 [F
152 (F
152 LF

U

3
g 32 gacaades s

70 LF

2

UNT TREE PLANTINGS = N / Md

REQURED: 3 DECIDUOUS TREES OR LAROE CONFERS PER EACH DVELLING
UNT ON THE FRST FLOOR. 61 FIRST FLOOR UNITS X 3

UP TO 25% SUB CANOPY TREES FOR DIVERSITY

IDED: 96 LARGE CONIFERS, 42 DECIDUOUS AND 45 SUB CANOPY.
T8S TOTAL, 2% 518 CANGF)

COMMERCIAL BUILDING FOUNDATION PLANTINGS

REQUIRED: TOTAL PERMETER OF BULDNG LESS ACCESS PONTS + 8 =
TOTAL # SF FOUNDATION PLANTINGS

208 LF « B = 2,384 SF

PROVIDED: 2,700 SF

ACCESS WaY PERMETER TREES -
QURED: 1 GANGPY TREE PER 35 LF OF DRIVES WITHOUT PARKING

DEVELOPMENT DRIVE:
(360+135+150) / 35 = 11 TREES

DRI, T0 WAOM RD:
0 / 36 = 6 TREES

PROVIDED: 16 TREES, 5 DOUBLE-COUNTNG

AS PARKING PERMETER TREES

TARGET

N_R:
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TREE PROTECTION WILL BE EREGTED PRIOR_TO
START OF CONSTRUCTION ACTIMTIES AND SHALL
REMAIN IN PLACE UNTIL CONSTRUCTION IS COMPLETE

NO PERSON MAY CONDUCT ANY AGTIMTY WITHIN THE
DRIP LINE OF ANY TREE DESIGNATED TO REMAI
INCLUDING, BUT NOT LIMITED TO PLACING SOLVENTS,
BUILDING IATERIAL, CONSTRUCTION EQUIPMENT OR
SOIL DEPOSITS WITHIN DRI LIKES
GRADE_CHANGES MAY NOT OCCUR WITHIN THE DRIP
LINE OF PROTECTED TREES
DURING CONSTRUCTION, NO PERSON SHALL ATTACH
ANY DEVICE OR WRE TO ANY REMAINING TREE
ALL UTILITY SERVICE REQUESTS NUST INCLUDE
NOTFICATION TO' THE INSTALLER THAT PROTECTED

) HING SHALL
OCCUR OUTSIDE OF THE PROTECTIVE FENCING

TREES LOCATED ON ADJACENT PROPERTY THAT MAY
BE AFFECTED BY CONSTRUCTON ACTIVITES MUST BE
PROTECTED

TREES T0 BE PRESERVED SHALL BE IDENTIFIED WITH
FLAGONG PRIOR T0 THE TREE CLEARING
OPERATIONS.

PROVIDE FENCE AROUND CRITICAL ROOT ZONE OF
TREE
FENCE SHALL BE PLACED N A GIRCLE WTH

A
MNIMUN RADIUS OF 1' PER 1" DIANETER OF THE
TREE MEASURED AT 4.5' ABOVE GROUND

#'HIGH PROTECTIVE FENCING
TH STEEL POSTS — 10' 0.
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IREE_REPLACEMENT CALCULATIONS:
PER_CITY GF NOW ZONING ORDINANCE (AVENDED 2020) — LIGHT INDUSTRIAL

REQUIRED: 1 REPLACEVENT:
2 REPLACEMENT:
3 REPLACEMENT 21"<29"

B

12"<20"

NO_TREES GREATER THAN 8" ARE BEING RENOVED.
EXISTING TREES 1O BE REMOVED AT A 1:1 RATIO: 22

NOTE: AN ADDITIONAL 10 TREES REQURED TO BE REPLACED FROM A PREVIOUS
PROJECT PER RICK MEADER EMALL 6.13.23

TOTAL REPLACEMENT TREES REQURED: 32
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Statistics

Description

Avgiin (1)
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GENERAL NOTE

'SEE SCHEDLLE FOR LUMINAIRE MOUNTING HEIGHT.

FLASHING LIGHT SHALL NOT BE PERMI
7. ONLY NECESSARY LIGHTING FOR SECURITY PURPOSES & LIMITED OPERTIONS SHALL BE PERMITTED AFTER A SITE'S HOURS OF OPERATION.
5. ALL FIXTURES SHALL BE LOCATED SHIELDED AND AIMED AT THE AREAS TO BE St

9. FIXTURES MOUNTED ON THE BUILDING AND DESIGNED TO ILLUMINATE THE FACADES ARE PREFERRED.

10. LIGHTING FOR SEGURITY Y ONTO THE AREAS

THE ENGINEER ANDIOR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING { FUTURE FIELD CONDITIONS. THIS LIGHTING L LUMNATION LEVELS FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANGE WITH
ILLUMINATING v TUAL VAR ECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD s
ANDIOR FLOGR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING SYSTEM SUITABILITY AND SAFETY. THE ENGINEER ANDIOR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH INED IN ASHRAE 90,1 2013, FOR SPECIFIC B CONTROLS GROUP AT CONTROL 7342666705,

Novi Acres #22-71582 V3.AGI
Gasser Bush Associates / Applications

www.gasserbush.com

Designer: EM/KB
Date:4/21/2025

Scale: NOT TO SCALE
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VIEW 2 VIEW 2 - PSEUDO COLOR

/32 SCHEDULE FOR LUMNAIRE MOUNTING HEIGHT
Novi Acres #22-71582 V3.AGI Designer: EM/KB

3 SEE COMPNAIIE SOMEDULE FOR LIQHT LOSS FAGTOR,
& CALGULATIONS ARE SHOMI I FOOTCANDLES AT 0o
& iOURS OF GPEARTION, 24 1HOURS SER DAY &7 DAYS A WEEK:
& ECECTRIGAL GEMICE 16 LGHT FXTURES SHALL BE PLACED UNDERGROUND
& FLASHING LIGHT SHALL NOT BE PERMITT Date:4/21/2025
(ONS SHALLBE PERMITTED AFTER ASTES HOURS OF OPERATION. . _—
Gasser Bush Associates / Applications

o
7.0MY NECESSARY LIGHTING FOR SEGURITY PURPOSES & LMITED OPERTK
& ALL FICTURES SEALL B2 LOCATED: SHIELDED AND AMED AT THE AREAS T0 BE SECURED.

Scale: NOT TO SCALE

9. FIXTURES MOUNTED ON THE BUILDING AND DESIGNED TO ILLUMINATE THE FACADES ARE PREFERRED.
iy Y AREAS

T TG FOR SECUR SO
LLOMINATING v e ECTAICAL VOLTAGE. TOLERANGE IN LAMPS, AND GTHER VARIABLE FIELD www.gasserbush.com
Ko OR PLOGA U

THESE LIGHTING GALGULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING SYSTEM SUTABILTY AND SAFETY. THE ENGINEER ANDIOR ARGHITEGT 5 RESPONSIBLE TO REVIEW FOR MGHIGAN ENERGY GODE AND LIGHTING GUALITY GONPLIANGE.

UNLESS EXEVPT. PROVEGT MUST cONPLY WITH L INED IN ASHRAE 501 201 FOR SPECIFIC A GONTROLS GROUP AT CONTROL nezssros
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/32 SCHEDULE FOR LUMNAIRE MOUNTING HEIGHT
2 SE CUMNARE SOUEDULE FOR LIGHY LOSS FACTOR, X )
& HOURS OF OPERATION.24 HOURS PER DAY 7 DAYS A WEEK Novi Acres #22-71582 V3.AGI Designer: EM/KB
S ELECTRCAL SERVIGE 10 LIGHT FIXTURES SHALL 8 PLAGED UNDERGROUND
& FLASHING LIGHT SHALL NOT G FERMITT Date:4/21/2025
Gasser Bush Associates / Applications
Scale: NOT TO SCALE

BE
7. ONLY NECESSARY LIGHTING FOR SECURITY PURPOSES & LIMITED OPERTIONS SHALL BE PERMITTED AFTER A SITE'S HOURS OF OPERATION.
5. ALL FIXTURES SHALL BE LOGATED, SHIELDED AND AIMED AT THE AREAS TO BE SECURED.
9. FIXTURES MOUNTED ON THE BUILDING AND DESIGNED TO ILLUMINATE THE FACADES ARE PREFERRED.

iy Y AREAS

T TG FOR SECUR SO
LLOMINATING v e ECTAICAL VOLTAGE. TOLERANGE IN LAMPS, AND GTHER VARIABLE FIELD www.gasserbush.com
Ko OR PLOGA U

THESE LIGHTING GALGULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING SYSTEM SUTABILTY AND SAFETY. THE ENGINEER ANDIOR ARGHITEGT 5 RESPONSIBLE TO REVIEW FOR MGHIGAN ENERGY GODE AND LIGHTING GUALITY GONPLIANGE.

UNLESS EXEVPT. PROVEGT MUST cONPLY WITH L INED IN ASHRAE 501 201 FOR SPECIFIC A GONTROLS GROUP AT CONTROL nezssros
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GENERAL NOTE
1. SEE SCHEDI

ULE FOR LUMINAIRE MOUNTING HEIGHT.

EE SCHE!
2 SEE LUMINARE SOHEDULE FOR LIGHT LOSS FACTOR.
3 CALCULATIONS ATE SHOWN N FOOTCY

L NOT BE
7.0MLY NECESSARY| uswwe FOR SECUPITY PURPOSES 8 LIITED OPERTIONS SHALL BE PERMITTED AFTER A SITES HOURS OF OPERATION

IE AREAS T

10. LIGHTING FOR SEGURITY PURPOSES SHALL BE DIREGTED ONLY ONTO THE AREAS TO BE SEGURED.

THE ENGINEER ANDOR ARGHTECT UST DETERMINE APPLICABILITY OF THE LAYOUT 10 EXISTING) FUTURE FIELD CONDITIONS, THIS LIGHTING LAYOUT HEPRESENTS ILLUWINATION

e 76 VARIATION I ELEGTRIGAL VOLTAGE, TOLERANGE N LAV, AND OTHER VARIABLE FILLD CONDITIONS. MOUNTING HEIGHTS INDIGATED ARE FROM GRADE
ANDIOR FLOGR UP.

THESEL TIONS ARE NOT A SUBSTITUTE 1S OF L AND SAFETY. THE 1S RESPONSIBLE ITY COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY INED IN ASHRAE 90.1 2013, FOR SPECIFIC AT 34 266 670

0 CONDITIONS IN ACCORDANGE WITH

Novi Acres #22-71582 V3.AGI
Gasser Bush Associates / Applications

www.gasserbush.com

Designer: EM/KB
Date:4/21/2025
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|BATH SUITE
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POWDER
BEDROOM 3

1417

Optional addition for customer

GREAT ROOM
197" X14"7"

2-CAR GARAGE
2072"X191"

| STEPS FROM HOME
\\\{ TO GARAGE/ PORCH/
W PATIO MAY VARY DUE
SLOPED, TO SITE CONDITIONS.
CEILING,

u

KITCHEN Wm_u>
15'9"X15!

CASUAL DINING
13'8"X10'8"

18" X11"

7'9" CLG

-y

Optional space for customer to finish
with bed/bath

Photographs, renderings, and floor plans are for representational purposes only and may not reflect the exact features or dimensions of your home. All dimensions are subject to field variations. Some
design features and options shown may not be offered in your community and may vary by elevation selected. All options to be included in your home must be specified in an Exhibit B to the Agreement
of Sale. All Toll Brothers floor plans and designs are copyrighted. All rights reserved and strictly enforced. This is not an offering where prohibited by law. This Floor Plan does not form part of any contract,
agreement, or legally binding document, even if attached or referenced as an exhibit. No reliance should be placed upon this Floor Plan for construction, legal interpretation, or investment decisions.
Please see our sales consultant for details.

©TB PROPRIETARY CORP. (DC-METRO-MASTER) 060325 (TORETTO-BRA-75)
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GREAT ROOM
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11'8"X111"
| | |

Optional space for customer to finish

with bed/bath
Photographs, renderings, and floor plans are for representational purposes only and may not reflect the exact features or dimensions of your home. All dimensions are subject to field variations. Some
design features and options shown may not be offered in your community and may vary by elevation selected. All Toll Brothers floor plans and designs are copyrighted. All rights reserved and strictly
enforced. This is not an offering where prohibited by law. This Floor Plan does not form part of any contract, agreement, or legally binding document, even if attached or referenced as an exhibit. No
reliance should be placed upon this Floor Plan for construction, legal interpretation, or investment decisions. Please see our sales consultant for details.
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ROOF SHINGLES BRICK SIDING ACCENT SIDING/ TRIM SOFFIT, FASCIA, FREIZE WINDOWS ENTRY DOOR

GAF Timberline Glen Gery - Grey Hardie Cedarmill - Hardie Cedarmill - Metal Coil Stock - Single Hung Therma-Tru -
HDZ - Charcoal Ash Cobblestone Iron Grey Dark Bronze Vinyl - Black SW7069 Iron Ore
TORETTO 5 UNIT BUILDING PERSPECTIVE RENDERINGS
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Planning Review

Preliminary Site Plan and Request to Amend Consent Judgment

Date of Review Mar 09, 2026
Plan Date January 08, 2026
Applicant Cypress Partners, LLC
Parcel ID’s Section 17: 22-17-101-032
Site Size 24.77 acres gross; 7.17 acres net (residential) & 1.53 acres (commercial)
Site Location East of Wixom Road, South of Grand River Avenue
Site School District Novi Community School District
Current Site Zoning I-1, Light Industrial, with Consent Judgment (B-2, Community Business)
North I-1, .Light Industrial, with Consent Judgment (B-2, Community
Business)
Adjoining Zoning East I-1, Light Industrial
West R-1, One-Family Residential
South I-2, Heavy Industrial with PSLR (Planned Suburban Low Rise)
Current Site Use Vacant
North Sam’s Club
East Vacant
Adjoining Uses
West Catholic Central High School & Target
South Villas at Stonebrook
Current FLU designation Community Commercial (Uses consistent with B-2 Local Business District)

Community Commercial (Uses consistent with B-2 Local
North Business District) and Industrial/Office (Uses consistent with I-1 Light
Industrial District) Research Development

Future Land Use (FLU)
East Industrial/Office (Uses consistent with I-1 Light Industrial District)

West Public/Quasi-Public and Community Commercial

South Suburban Low-Rise



JSP25-12 Novi Acres: Preliminary Site Plan and a Request to Amend Consent Judgment (1st Revision) March 09, 2026

PROJECT SUMMARY

The subject property is governed by a Consent Judgment. The Consent Judgment limits development on the
subject property to 100,000 square feet of retail use conforming to B-2 (Community Business) zoning standards.
The agreement binds both parties equally to its terms and runs with the land, acting as a covenant attached to
the property, unless and until it is formally amended by mutual agreement.

The parcel proposed for development is currently vacant, located immediately south of the Sam’s Club store
and northeast of the Target store. The site includes an existing access drive to Wixom Road, a lawn area intended
for future parking, and regulated wetlands and wetland mitigation areas to the eastof the proposed
development.

The total site area is approximately 24.71 acres, of which about 65% contains regulated wetlands and
permanently preserved wetland mitigation areas.

The applicant_is now requesting _an amendment to the Consent Judgmentto allow a 61-unit_multi-family
residential development on 7.17 acres, a 6,529-square-foot standalone retail building and an associated parking
on 1.53 acres.

The Planning review letter and the associated chart identify several concerns (noted in bold and underline
throughout the review letter) and request additional clarification or justification regarding the proposed use and its
compatibility with surrounding uses. The applicant’s revised letter submitted with this application does not address
these concerns.

BACKGROUND

In 1999, the developer, Novi Equities, asked to rezone the property from I-1 (Light Industrial) to B-2 (Community
Business), but the City Council denied the request. A later request for a use variance was also denied by the
Zoning Board of Appeals. In 2000, the developer filed a lawsuit against the City, which was settled in July 2001
before going to trial. The terms of the settlement were outlined in a Consent Judgment, which acts like a
development agreement.

In 2015, the Consent Judgment was amended to allow changes to the sedimentation basin and wetland areas,
increasing the amount of preserved open space.

In 2023, the applicants proposed a multi-family apartment-style development with limited associated retail for
the same location; however, the proposal did not advance beyond the Planning Commission meeting.
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JSP25-12 Novi Acres: Preliminary Site Plan and a Request to Amend Consent Judgment (1st Revision) March 09, 2026

MASTER PLAN FOR LAND USE

The 2025 Master Plan, recently adopted by the Planning Commission, identifies this property as Community
Commercial. The Community Business (B-2) District generally fall within areas planned for Community
Commercial. The subject site is zoned Light Industrial (I-1) but is subject to a Consent Judgment that states that
the subject site “shall conform to the uses permitted in the B-2 zoning district as described in the City of Novi
Zoning Ordinance [...],” which is generally consistent with the Community Commercial land use designation.

The Plan also identifies several trends in the residential market:

¢ Residential market will remain relatively strong. Rising mortgage interest rates will taper the pace of sales.

e There is a market for age-targeted housing for 55+ households with a focus on single-level living.

e There is a movement to higher density residential (3-5 units/acre) to accommodate 1,700-2,100 square foot
homes with the ability to “age in place” as desirable to a variety of home purchasers.

The proposed development consists of three-story units with bedrooms and living areas on separate levels. While
the ‘community impact statement (CIS)’ characterizes the project as ideal for “empty nesters,” the floor plans
are not consistent with the aging in place principles emphasized in the Master Plan. Additionally, the Master Plan
recognizes the need for a broader range of housing types from starter homes to senior housing to serve diverse
economic groups. It notes that much of Novi’s housing stock may be financially out of reach for first-time
homebuyers and recommends promoting "missing middle" housing through infil and mixed-residential
development, particularly along the Grand River corridor.

The CIS also notes that this intends to provide additional short-term corporate housing for companies bringing
executives into the area for temporary assignments. In response to change of use from commercial to
residential/mixed-use, the applicant notes in the CIS that ‘the ability to develop the site commercial has been in
place place for 24 years yet it remained vacant’.

The CIS presents arguments supporting a change of use to residential; however, it does not clearly identify the
intended residents or the type of housing proposed (sale or rental). For example, are the units intended as rentals
for short-term executive housing, owner-occupied units for empty nesters, or housing aimed at increasing supply
for young families? The appropriate amenities, usable open space, and the justification for the requested
deviations may vary depending on the intended user group.
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JSP25-12 Novi Acres: Preliminary Site Plan and a Request to Amend Consent Judgment (1st Revision) March 09, 2026

COMPATIBILITY WITH SURROUNDING USES

The Consent Judgment includes several binding conditions originally tailored for development of a
traditional “big box” retail format. The applicant’s proposal to introduce multi-family residential development
represents a substantial departure from the original intent. Notably, the permitted uses and dimensional
standards in the B-2 zoning district differ significantly from those in the RM-2 (High-Density Mid-Rise Multiple-Family
Residential) district, which the applicant is now proposing.

Furthermore, the current site lacks sufficient screening or transitional buffers between the proposed residential
use and adjacent commercial uses. Had the site originally been intended for residential development, berms
and protective screening measures would likely have been required as part of the Sam’s Club and Target
developments.

Ideally, this responsibility now falls to the current developer to ensure compatibility and mitigate potential land
use conflicts (light spillover, traffic and noise etc.) for their future residents. Perhaps a shared parking agreement
with Target would free up space for more active recreational spaces (like a park, play structure etc.). The
applicant should clarify what measures are being taken to address this. The landscape plan review does not
support a number of deviations from screening requirements.

The surrounding land uses are shown on page 1. The compatibility of the proposed development with the zoning
and uses on the adjacent properties should be considered by the Planning Commission in making the
recommendation to City Council. In particular, the Planning Commission should review the plan carefully to
ensure that any negative impacts are minimized and mitigated.

STUDY FINDINGS

1.

Traffic Impact Study: The applicant has submitted an addendum to the 2023 Traffic Impact Study. This addendum
focused on comparison analysis of what could be developed under the current Consent Judgment versus the
amendment proposed for 61 dwelling units with 6,529 square feet of retail. See comments in the TIS Review letter.

Community Impact Statement: Two narratives are included and reviewed with this submittal, one from the
applicant’s representative and one from a planner. The applicant should provide additional information as
suggested in this review. The applicant shall also refer to City’s Site Plan & Development Manual for components
of a community impact statement.

Land Use Study: The applicant has submitted a Community Impact Statement that presents several valid points
supporting the viability of residential use over commercial use on the site. While the statement raises a valid point,
it is not supported by a market study or land use study.

Page 4 of 8
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JSP25-12 Novi Acres: Preliminary Site Plan and a Request to Amend Consent Judgment (1st Revision) March 09, 2026

ORDINANCE REQUIREMENTS

This project was reviewed for conformance with the Zoning Ordinance with respect to Article 3 (Zoning Districts),
Article 4 (Use Standards), Article 5 (Site Standards), and any other applicable provisions of the Zoning Ordinance.
Please see the attached chart for information pertaining to ordinance requirements.

Staff is requesting additional clarification on the following items.

1.

Street and Project Name

At their May 16, 2025, meeting, the Project and Street Naming Committee has denied the applicant request
for project name and a street name. Please review the letter and resubmit for approval. Please contact
Stacey Choi at 248-347-0547 or e-mail at schoi@cityofnovi.org in the Community Development Department
for additional information.

Establishing Development Boundatries.

The applicantis proposing a mixed-use development with separate residential and commercial components
that are not physically or functionally integrated. The applicant should clarify how ownership and legal
boundaries will be defined, specifically, whether the property will be formally split or if separate ownership
will be established through a Master Deed.

The existing lot boundaries appear to have been established as an afterthought during the Consent
Judgment process. As a result, there are apparent inconsistencies and nonconformities, such as the Sam’s
Club building not meeting minimum building setback requirements and the loading area encroaching
beyond the lot line, and the Target parking lot encroaching into required setback areas, which eliminates
space for buffer screening typically required between uses. These existing conditions must be considered
when reviewing the proposed development, particularly in evaluating its compatibility with surrounding uses.

This property presents a unique challenge due to its flag-shaped configuration. Splitting the parcel would
create a residential lot without frontage on Wixom Road, making it nonconforming. To address this, we
recommend either establishing development boundaries instead of relying solely on lot lines, or alternatively,
the applicant may seek a deviation from the frontage requirement.

For this review, the residential portion has an estimated net area of 7.17 acres, and the commercial portion is
approximately 1.53 acres. Given the unique configuration of the lots and uses, the applicant shall provide a
setback exhibit that clearly illustrates the ownership boundaries (lot lines) for each use, gross and net areas,
identified yards and proposed setbacks. The applicant should confirm the estimated net areas used for
density calculations.

Residential Density and Room Count.
The ordinance allows for two types of multi-family developments. A summary of proposed development
compared to permissible standards in RM-1 and RM-2 is provided below.

RM-2 RM-1 Proposed Context

Not specified;
Maximum density 154 5.4 approximately 8.46 (61
units/7.17 net for residential)

PSLR areas to south allow up
to 7.3.

Maximum Lot

45% 25% 5.14%
Coverage
Maximum number of . . .
. 5 stories | 2 stories 3 stories
stories

Room counts are the same
157 157 244 as the development is less
than 4 stories

Maximum Room
count
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JSP25-12 Novi Acres: Preliminary Site Plan and a Request to Amend Consent Judgment (1st Revision) March 09, 2026

10.

Although the calculated density may appear modest, the presence of significant unusable areas, such as
wetlands and access drives result in development being concentrated within a limited portion of the site,
creating the appearance of greater density than the numbers suggest. The applicant should provide a clear
justification for selecting the RM-2 District as the reference zoning category for the proposed amendment to
the Consent Judgment. Establishing the rationale for this designation is important, as the evaluation of the
requested deviations is based on the appropriateness of RM-2 zoning standards for this area.

Hypothetically, a 39-unit 4-bedroom development would comply with 5.4 DUA density and 157 maximum
room for RM-1. A deviation may be required for an additional story. Reduction in total humber of units from
currently proposed will free space to meet screening requirements and activated open space. The
applicant should consider a more compatible layout than proposed, which may involve reducing the
number of units to accommodate buffers and amenities.

Yard setback restrictions (Sec. 3.8.2.E)
Within any front, side or rear yard, off-street parking, maneuvering lanes, service drives or loading areas
cannot exceed 30% of yard area. The response letter refers to 36%. Requires deviation.

Pedestrian Connectivity (Sec. 3.8.2.G): 5 feet sidewalks on both sides of the Private drive are required to
permit safe and convenient pedestrian access. Plans show a 5-foot-wide sidewalk connecting to Wixom
Road on the north side and a 5-foot sidewalk along of the east side of the north-south access drive. Requires
a deviation for absence of sidewalk on one side.

Minimum Distance between the buildings (Sec. 3.8.2.H):
The plans should include an exhibit that shows the calculation, indicate what is required and what is proposed
in order to verify compliance and determine the deviation. A minimum of 30 ft. is proposed, but calculations
indicating what is the minimum required is not provided.

RM-2 Required Conditions (Sec.3.8.3). The applicant shall include how these conditions are met in a narrative:

¢ Inmaking its review of any proposed multiple development in an RM-2 district, the Planning Commission

shall find that a proper relationship exists between local streets and any proposed service roads,
driveways and parking areas to encourage pedestrian and vehicular traffic safety.

e All development features of the principal building or buildings, and any accessory buildings, such as
architectural design and facade materials, shall be clearly shown and identified.

e Allservice roads, driveways, parking areas and open spaces shall be located and interrelated so as to
minimize any adverse effects upon adjacent property, such as channeling excessive traffic onto local
residential streets, lack of adequate or effective screening or buffering of parking and service areas.

¢ All buildings or building groupings shall be located so as to properly relate one to the other and to uses
on adjacent properties. Circulation between buildings and within the site shall be carried out so as not
to interfere with fire equipment access to the buildings

Bicycle Parking Spaces (sec. 5.16.1)

The plans indicate bike parking will be provided inside a garage. Two spaces are provided for retail. 5.16.5.D.
requires bicycle parking be accessible from an adjacent street. If bike parking is provided inside a garage,
then then are not accessible to the general public. A deviation is required. This deviation may be supported
if at least some bike racks are provided that would be available to guests of the residents.

Private Easements

Major drives that serve Target and Sams Club from Wixom Road are physically located on the subject parcel.
The applicant should provide a copy of access easements or clarify how shared access is handled, prior to
final site plan approval.

Building Lighting ((Sec. 5.7.2.A.iii)). Relevant building elevation drawings showing all fixtures, the portions of
the walls to be illuminated, illuminance levels of walls and the aiming points of any remote fixtures. Please
provide light levels on building facades, If information is provided at the time of final site plan, they are
expected to comply. Any deviations at that time would require amendment to consent judgment.
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JSP25-12 Novi Acres: Preliminary Site Plan and a Request to Amend Consent Judgment (1st Revision) March 09, 2026

11.

12.

Security Lighting (Sec. 5.7.3.H)

The plan includes a general note stating that “only necessary lighting will be functional after hours of
operation.” The applicant should clarify the hours of operation for both developments, specify which lighting
will remain on after hours, and indicate whether any automatic lighting controls (such as timers or motion
sensors) are proposed.

Average Light Level (Sec.5.7.3.L).
The listed ratios on the plan appear to exceed maximum ratio. This could be misleading as the development
boundaries are unique in this scenario. Please revise to comply or provide a justification.

DEVIATIONS FROM AREA, BULK, YARD, AND DIMENSIONAL REQUIREMENTS:

The Amendment to Consent Judgment may permit deviations from the strict interpretation of the Zoning
Ordinance if approved by City Council. These deviations should be accompanied by a finding by City Council
that “each Zoning Ordinance provision sought to be deviated would, if the deviation were not granted, prohibit
an enhancement of the development that would be in the public interest, and that approving the deviation
would be consistent with the Master Plan and compatible with the surrounding areas.” Such deviations must be
considered by City Council, who will make a finding of whether to include those deviations in the proposed
amendment. The applicant should include a detailed list of requested deviations, along with justification for each,
in the revised submittal. The applicant identified only four of the following deviations in their review letter.

1.

Usable Open Space Area (Sec. 3.1.8.D.). A determination is needed as to whether the proposed
development satisfies the qualifying criteria for usable open space under Section 3.1.8.D. The ordinance
defines Usable Open Space as “courts and yards at grade level devoted exclusively to recreational use.
”_The 50-foot strip between the buildings identified as usable open space does not appear to be devoted
exclusively to recreational use; rather, its primary function appears to be pedestrian access to building
entryways. While the applicant indicates that the required square footage is met, it is unclear whether the
area gualifies under the ordinance definition. This is not supported.

Minimum Lot Area for B-2 (sec. 3.1.11.D. ). A determination whether the minimum lot size requirement for
commercial development is applicable for this development. A minimum of 2 acres is required; the area
encompasses about 1.54 acres. This is supported given the location of surrounding commercial uses.

Total Number of Rooms (sec. 3.8.1.A.). A deviation to allow increase in room count for 3-story building. (157
maximum allowed, 244 proposed). This may be supported if adequate screening and appropriate open
space for intended users and unsupported deviations are addressed.

Building Orientation (Sec. 3.8.2.D.). A deviation to allow for buildings to be at 90-degree angle, in lieu of
required 45 degrees. This is supported, provided other impacts noted in this review are addressed
(landscape and lighting deviations).

Yard Setback restrictions (Sec. 3.8.2.E.). A deviation for exceeding the maximum amount of permissible
pavement area in front yard for residential. (30% maximum permitted, 36% proposed), This is supported.

Pedestrian Connectivity (sec. 3.8.2.G.) A deviation to allow sidewalk only on one side of the drives on the
south end towards Target (both sides required). This is supported because sidewalk connection is extended
to Wixom Road providing a safe connection to public roads.

Minimum Distance between buildings (sec. 3.8.2.H). A deviation to allow buildings to not be angled at 45
degrees. This is not supported at this time _as the plans do not provide data to identify the minimum v
proposed distances.

Minimum number of Bicycle Parking (sec. 5.16.1.) A deviation for not providing any exterior bike spaces for
residential development (14 spaces required, none provided). Bike spaces proposed inside garage are not
counted towards minimum as Sec. 5.16.5.D. requires bicycle parking be accessible from an adjacent street.
This can be supported, if there is a mix of accessible spaces outside garages and private spaces in garage.

Average Light levels (sec. 5.7.3.1) A deviation to allow overage ratio of average light level of the surface
being lit to the lowest light of the surface being lit (4:1 maximum permitted,4.74 for retail, 11.38 for residential.
Provided). Provide additional information as required for a complete review.
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JSP25-12 Novi Acres: Preliminary Site Plan and a Request to Amend Consent Judgment (1st Revision) March 09, 2026

SUGGESTED CONDITIONS OF APPROVAL

The Amendment to a Consent Judgment typically involves a concept plan and specific conditions in
conjunction with the request. The applicant and City Council would need to eventually agree on a series of
conditions to be included as part of the approval before the judgment goes before court. Suggested
conditions will be developed when the plans are ready for Planning Commission review.

PLANNER CONCERNS

1.

The 2023 market study in the 2025 City Master Plan shows strong demand for age-targeted housing and
options that support aging in place, as well as higher-density apartments. We agree with the applicant that
residential use may be appropriate for this site and that a change from the commercial use shown in the
Master Plan and Consent Judgment could be justified. The proposed layout does not include adequate
mitigation measures to ensure compatibility with adjacent commercial uses, such as screening to buffer
residents from lighting, traffic, and loading zones.

2026 Master plan recommends commercial use for this property. However, the CIS presents arguments
supporting a change of use to residential; however, it does not clearly identify the intended residents or the
type of housing proposed (sale or rental). For example, are the units intended as rentals for short-term
executive housing, owner-occupied units for empty nesters, or housing aimed at increasing supply for young
families? The appropriate amenities, usable open space, and the justification for the requested deviations
may vary depending on the intended user group. The applicant should provide clarity on intended user group
and need for identified deviations.

The current proposal includes several deviations from ordinance standards, some of which could potentially
be reduced or eliminated with an alternative design approach and reduction in units. The review letter
identifies more deviations than the applicant’s response letter. Landscape Review does not recommend
approval at this time. The applicant is encouraged to address these comments and submit a revised plan for
further review and consideration. Please review all letters and provide a comprehensive list of deviations
requested along with justifications.

NEXT SUBMITTAL: REVISED SITE PLAN SUBMITTAL

To proceed, the applicant should consider revising the plans to address the comments outlined in the review

letters. Please submit the following materials for reconsideration:

a. Site Plan Revision Application

b. Response letter addressing all comments and refer to sheet numbers where the change is reflected
c. Narrative addressing the comments in Planning Review letter and deviations requested.

d. Three copies of revised site plan set, folded.

If the applicant has any questions concerning the above review or the process in general, do not hesitate to
contact me at 703-474-2625 or sri@sriplanning.com. For immediate assistance, please contact Lindsay Bell at
248.347.0484 or |bell@cityofnovi.org.

Sri Ravali Komaragiri, AICP
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Planning Review Summary Chart

JSP 25-03 TWEVE MILE TOWNES

Concept Plan and Request to Amend Consent Judgment
Date of Review March 09, 2026

Plan Date January 08, 2026
e This table is a working summary chart and not intended to substitute for any Ordinance or City of Novi requirements
or standards.

e The section of the applicable ordinance or standard is indicated in parenthesis. Please refer to those sections in Article
3, 4 and 5 of the zoning ordinance for further details.

¢ 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.

General Standards (article 3, 4 & 6)

Item Required Code Proposed Complies Comments

A. ZONING AND USE REQUIREMENTS

Multiple-Family
. . Residential and
Master Plan Community Commercial . No
retail center-

Narrative provided.

Area Study None NA

See review letter for more
details

RM-2, High-Density,
Mid-Rise Multiple-
Family Residential No

Zoning

(Effective January 8, B-2, Community Business (Consent

2015, as amended) Judgment) with retail as a

special landuse
Uses Permitted B-2 Uses permitted listed in Section Multiple-Family No
(Sec 3.1.11.B& C) 3.1.11B&C Residential (RM-2)
Frontage on a Public Frontage on Wixom
Street Frontage on a Public Street is required g Yes

(Sec.5.12) Road
Access To Major

Thoroughfare

(Sec. 5.13)



JSP25-12 Novi Acres: Preliminary Site Plan and Request to Amend Consent Judgment (1st Revision) March 09, 2026

Dimensional Standards

Item Required Code Proposed Complies | Comments

A. HEIGHT, BULK, DENSITY AND AREA LIMITATIONS (RM-2 MULTI-FAMILY RESIDENTIAL)

Minimum Zoning Lot RM-2 Required Conditions Unit mix and height Yes
Size for each Unit: in provided Yes
Acres See below Unit mix and height

(Sec 3.8.1) provided

Minimum Zoning Lot
Size for each Unit:
Width in Feet

(Sec 3.8.1)

Maximum % of Lot
Area Covered 45 % 5.34% Yes
(By All Buildings)

The quantity shown on the
plan appears to comply,
but, areas identified on
No Sheet C-1.3 do not meet
definition of “Usable Open
Space” See review letter
for more details. Previous
comments still remain.

200 sf Minimum usable open space per
Usable Open Space  dwelling unit 26,000 per sheet C
Area (Sec. 3.1.8.D) For a total of 61 dwelling units, required 1.3

Open Space: 12,200 SF

Front (West) 75 feet 466.54 feet Yes
Residential Building
Setbacks (Sec.
3.1.8.D, Side (South) 75 feet 75 feet Yes
Sec. 3.6.2.B, and Sec.

Side (North) 75 feet 105.73 feet Yes
See page 6 in the review
letter for more details

3.8.2.C - if applicable) Side (West) 75 feet 75 feet Yes
Rear (East) 75 feet 863.78’ Yes
Building Height . . . .
(Sec. 3.1.8.D) 65 ft or 5 stories, whichever is less 3 stories, 41 feet Yes
Efficiency 400 sf NA NA
o 1 bedroom 500 sf NA NA
Minimum Floor Area
per Unit 2 bedroom 750 sf Complies Yes
Sec. 3.1.8.D
(Sec ) 3 bedroom 900 sf Complies Yes
4 bedroom 1,000 sf NA NA
Efficiency 5% NA NA

1 bedroom and 31.1 du/net
Live/Work (1 — du/netac. NA

Maximum Dwelling bedroom) 20%

Unit Density/Net Size
Area (Sec. 3.1.8.D) 2 bedroom 20.7 du/net ac. See page 6 of the review

3.8.1.A.i Not specified: letter for more details

approximately 8.46
(61 units/7.17 net for
residential)

3+ bedroom 15.6 du/net ac. No?
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JSP25-12 Novi Acres: Preliminary Site Plan and Request to Amend Consent Judgment (1st Revision)

Item

Required Code Proposed

B. HEIGHT, BULK, DENSITY AND AREA LIMITATIONS (RETAIL B-2)

March 09, 2026

Complies | Comments

Frontage on a Public  Frontage on a Public Street is required The site has Yes
Street. frontage and
(Sec. 5.12) access to Wixom
Road
Minimum Lot Size 2 acres Approx. area of B-2 No? It is unclear whether the
portion 34,450 proposal involves a lot
split or a building
1.54 acres condominium, making it
difficult to verify
compliance. The project is
presented as mixed-use,
which may make the site
area compliant, but
clarification is needed.
Minimum Zoning Lot Except where otherwise provided in NA
Size for each Unit: this Ordinance, the minimum lot area
Width in Feet and width, and the maximum percent
of lot coverage shall be determined on
the basis of off-street parking, loading,
greenbelt screening, yard setback or
usable open space
Maximum % of Lot Section 3.6.2.D
Area Covered
(By All Buildings)
Building Height 30 ft. 20 ft proposed Yes
(See Sec. 3.10.2.B. for additional height
to 42 ft)
Front (West) 40 ft. 50 ft Yes Setbacks are presented
. from the overall property
B-2 Building Setbacks Side (North) 30 ft. 68.08 ft. Yes boundary. It is unclear
(Sec 3.1.11.D) side (South) 30 ft. 57 ft. whether the proposal
invol lot split
Rear (East) 30 ft. 863.78 ft. Yes YO .ve.s 410t Spi O.r .
a building condominium,
Front (West) 20 ft. ~50+ feet Yes making it difficult to verify
. . compliance.
B-2 Parking Setback  Side (North) 10 ft. Not shown, Yes?
(Sec 3.1.11.D) Refer to appears to comply
applicable notes in . Sheet C 3.0 refers.to RM-2
Sec 3.6.2 Side (South) 10 ft. N/a setbacks for required
Retail.
Rear (East) 10 ft. ~20 ft Yes
C. NOTE TO DISTRICT STANDARDS (Sec 3.6) (RM-2 MULTI-FAMILY RESIDENTIAL)
75 feet (Street Exceeds from Not indicated,
Front (West) frontage) Wixom Rd NA approximate dimensions
Appears to be over are measured.
Off-Street Parking Side (North) 20 feet SOpsz NA
Setback (Sec 3.6.2.B)) '
Side (South) 20 feet Exceeds NA
Rear (East) 20 feet 30.76 ft. Yes
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Item Required Code

Area Requirements
(Sec. 3.6.2.A)

Structure Setback
Requirements (Sec.
3.6.2.B)

Exterior Side Yard All exterior side yards abutting a street
Abutting a Street
(Sec 3.6.2.C) to front yard.

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

maintained

Wetland/Watercourse
Setback (Sec 3.6.2.M)

NOTE TO DISTRICT STANDARDS (Sec 3.6) RETAIL B-2)

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

All exterior side yards abutting a street

to front yard.

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

requirements of district and

are observed

Setback Abutting a
Residential District
(Sec 3.6.2.L)

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

Wetland/Watercourse
Setback (Sec 3.6.2.M)

Parking setback
screening
(Sec 3.6.2.P)

Required parking setback area shall
be landscaped per Section 5.5.3.

Modification of
parking setback
requirements (Sec
3.6.2.Q)

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

D. RM-1 & RM-2 DISTRICT REQUIRED CONDITIONS (Sec 3.8)

For RM-2 building less than 4-stories,
RM-1 regulations apply:

Total number of rooms Total No. of rooms permitted = Net site

(Sec. 3.8.1.A) area in SF/2000

312, 325 SF/2000 = 157
Public Utilities . - .
(Sec. 3.8.1.A) All public utilities should be available

shall be provided with a setback equal

shall be provided with a setback equal

Front yard parking permitted if setback

landscaping standards of Section 5.5.3

Minimum yard setback shall be 20 feet

March 09, 2026

Proposed Complies | Comments

Reduction not

proposed at this Yes

time

75-foot building

setback from alll

. ) Yes

property lines is

required

Complies Yes

30.76 ft. sheet C 3.0 Yes
Yes

No front yard NA

parking proposed

Exceeds 20 feet Yes

30 ft. Yes

See Landscape Review

NA

61 4-bedroom units
244 rooms

Deviation to allow increase
No in room count for 3-story
building would be required

A total of 7.17 acres
for residential area
is used in the
maximum
calculation

Shown Yes
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Item

Dwelling Unit Size
(Sec. 3.8.1.C)

An extraroom such as 1 ped*

den, library or other
extra room count

Setback along natural A minimum of 150 feet along natural

shoreline
(Sec. 3.8.2.A)

Structure frontage
(Sec. 3.8.2.B)

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

Modification of
maximum length
(Sec. 3.8.2.C)

Building Orientation
(Sec. 3.8.2.D)

Yard setback
restrictions
(Sec. 3.8.2.E)

Off-Street Parking or
related drives
(Sec. 3.8.2.F)

Off-street parking and NO closer than 8 ft for other walls

related drives shall
be...

Pedestrian
Connectivity
(Sec. 3.8.2.G)

Required Code

Dwelling Unit Size  Room Count *

4

Efficiency 1
2 bedroom 3
3 or more
bedrooms

shoreline is required.

Each structure in the dwelling group

2

Proposed

61 4 bedroom units

No shoreline

March 09, 2026

Complies | Comments

NA
NA
NA

No

NA

shall front either on a dedicated public Drives will be private Yes

street or approved private drive.

A single building or a group of

attached buildings cannot exceed 180 18 ft.

ft.

Planning Commission may modify the
extra length up to 360 ft if common
areas with a minimum capacity of 50
persons for recreation or social
purposes. Additional setback of 1 ft. for
every 3 ft. in excess of 180 ft. from all

property lines.

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

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

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

No closer than 20 ft from ROW and

property line

5 feet sidewalks on both sides of the
Private drive are required to permit
safe and convenient pedestrian

access.

Buildings are not
angled, required to
be angled 45°

36 percent

Parking on garage
aprons only

5-foot-wide
sidewalk
connecting to

NA

No

NA

NA

Wixom Road. 5-foot No

sidewalk along
portion of north-
south access drive

Page 5 of 14

Deviations would be
needed as part of the
Consent Judgment
amendment.

Exceeds maximum
permitted.

Continue the sidewalk to
the south toward Target.

Deviation required for
sidewalk on one side of the

drives only
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Item

Minimum Distance

(Sec. 3.8.2.H)

Minimum Distance

(Sec. 3.8.2.H)

Required Code

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

All sidewalks shall comply with barrier
free design standards

(Total length of building A + total
between the buildings length of building B + 2(height of
building + height of building B))/6

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

fifteen (15) feet.

B-2 District Required Conditions (Sec. 3.10)

Business
Establishments (Sec.
3.10.1.A)

Building Height
(Sec. 3.10.2.A)

Business, Servicing,
Processing
(Sec. 3.10.2.B.)

Loading Requirements

(Sec. 3.10.3.A)

Al business establishments shall be
retail or service establishments dealing
directly with customers. All goods
produced on the premises shall be sold

at retail on premises

The maximum height of buildings may
be increased to 42 feet (up to 3 stories)
for a development that does not abut

a residential district

All business, servicing or processing
except for off-street parking,
loading/unloading, and those outdoor
sales uses permitted in Section
3.1.11.C, shall be conducted within
completely enclosed buildings

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

Proposed

Connected to main
sidewalk system

Barrier free markings
shown

A minimum of 30 ft.
is proposed

A minimum of 30 ft.
is proposed

Shall comply

20 feet proposed

No outdoor
activities proposed
at this time

600 sf of loading
area proposed

Page 6 of 14
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Complies | Comments

Yes
See Traffic Review for more
TBD . .
information.
Provide calculations to
8D determine minimum
distance between
buildings — deviations likely
Yes
Yes
Yes
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Site Standards

A. OFF-STREET PARKING & LOADING REQUIREMENTS

Off-street parking
Sec.5.2.2

Number of Parking
Spaces

Residential, Multiple-
family
(Sec.5.2.12.A)

5.2.13

Barrier Free Spaces
Barrier Free Code

Barrier Free Space
Dimensions
Barrier Free Code

Barrier Free Signs
Barrier Free Code

Landbank Parking
(Sec.5. 2.14)

Plug-In Electric
Vehicle (PEV)
charging stations
(Sec.5.2.15)

Off-street parking spaces may be
located within a rear yard or within a
side yard which is in excess of the
minimum side yard setback unless
otherwise provided in this
Ordinance. Off-street parking shall
not be permitted within a front yard
nor within a minimum side yard
setback unless otherwise provided in
this Ordinance.

Two (2) for each dwelling unit having
two (2) or less bedrooms and two
and one-half (2 '2) for each dwelling
unit having three (3) or more
bedrooms

Parking spaces for those with
physical disabilities shall be designed
and provided as part of the
minimum number of parking spaces
required by this Ordinance

To be determined

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

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

One sign for each accessible

parking space.

Maximum number of Landbank
spaces: 25% of required parking

installation and operation of Plug-In
Electric Vehicle (PEV) charging
stations and charging spaces within
off-street parking areas

complies

Residential:
61 units = 153
spaces required

32 surface spaces,

122 garage spaces
are provided

Two van accessible
barrier free spaces
are provided each
for retail and
residential use

Appears to comply

Shown

Not proposed

Not proposed

Yes

Yes

Yes

Yes

Yes

NA

NA

B. OFF-STREET STACKING SPACE, LAYOUT STANDARDS, CONSTRUCTION AND MAINTENANCE

Parking Space
Dimensions and
Maneuvering Lanes
(Sec.5.3.2)

- 90° Parking: 9 ft. x 19 ft.

- 24 ft. two-way drives

- 9 ft. x 17 ft. parking spaces allowed
along 7 ft. wide interior sidewalks
as long as detall indicates a 4”
curb at these locations and along
landscaping

- 24 ft. two-way
drives

- 9ft. x 17 ft.
parking spaces
with buffer or
sidewalk as
required

- 8ft. x 23 ft.
parallel spaces

Page 7 of 14
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End Islands
(Sec.5.3.12)

Parking stall located
adjacent to a parking
lot entrance (public
or private)
(Sec.5.3.13)

- End Islands with landscaping and
raised curbs are required at the
end of all parking bays that abut
traffic circulation aisles.

- The end islands shall generally be
at least 8 feet wide, have an
outside radius of 15 feet, and be
constructed 3’ shorter than the
adjacent parking stall as illustrated
in the Zoning Ordinance

- shall not be located closer than
twenty-five (25) feet from the street
right-of-way (ROW) line, street
easement or sidewalk, whichever is
closer

C. BICYCLE PARKING FACILITY REQUIREMENTS

Minimum number of
Bicycle Parking
(Sec.5.16.1)

Multiple-family
residential

Permissible Yard
5.16.1.B

Location
5.6.1.D.

Location

5.16.1.E

Location
5.16.1.F

Residential: One (1) space for each
five (5) dwelling units

Required: 14 Spaces

Retail: Five (5) percent of required
automobile spaces, minimum two
(2) spaces

Off-street bicycle parking facilities
may be located in any yard subject
to meeting the parking setback
requirements

Bicycle parking facilities shall be
located along the principal building
entrance approach line and be
clearly visible and easily accessible
from the approach and building
entrance being served.

Bicycle parking facilities shall be no
greater than one-hundred twenty
(120) feet from the entrance being
served or the nearest automobile
parking space to that entrance.

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

Not applicable

Applicant states
they will be
provided in
garages

2 spaces are
provided for retail

Located in side
yard (south) for
retail

Located in side
yard (south) for
retail

Does not comply for
residential

Located in side
yard (south) for
retail

N/A

Page 8 of 14

Yes

NA

No

Yes

No

Yes

N/A

Deviation will be
required

5.16.5.D. requires
bicycle parking be
accessible from an
adjacent street. If bike
parking is provided
inside a garage, then
then are not accessible.
A deviation is required.
Deviation will be

required
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March 09, 2026

Parking space width: 7 ft.

One tier width: 10 ft.

Two tier width: 16 ft.
Maneuvering lane width: 4 ft.
Parking space depth: 2 ft. single;
2.5ft. double

Bicycle Parking Lot
layout
(Sec 5.16.5.A)

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

- Shall be accessible via 6 ft. paved
sidewalk

5B &5.C

D. MISCELLENOUS SITE STANDARDS

Fences (Sec. 5.11) Fences shall comply with section 5.11

Off-Street Loading

and Unloading (Sec. Off-street loading is required for

commercial uses

5.4.)
Residential may be permitted and may be
E located in a required yard, except
ntranceway . : ;
as provided in Section 5.9 Corner
(Sec.5.8))
Clearance,
Corner Clearance No fence, wall, plant material, sign
(Sec.5.9) or other obstruction shall be
permitted within the clear view zone
above a height of 2 feet from
established street grade
Entryway lighting One streetlight is required per
(Sec.5.7.N) entrance.

E. ACCESSORY USES & STRUCTURES

- Located in rear yard

- Attached to the building or

- No closer than 10 ft. from building if
not attached

- Not located in parking setback

- If no setback, then it cannot be
any closer than 10 ft., from
property line.

- Away from Barrier free Spaces

Dumpster
Sec 4.19.2.F

- Screened from public view

- A wall or fence 1 ft. higher than
height of refuse bin

- And no less than 5 ft. on three sides

- Posts or bumpers to protect the
screening

- Hard surface pad.

- Screening Materials: Masonry,
wood or evergreen shrubbery

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

36” shown between
racks,

4-foot maneuvering
lane appears to be
provided

Complies

None proposed

None provided

One entryway sign
is indicated.

Existing streetlights
at Wixom Road

Not proposed for
residential
Proposed for retall

Complies for retail

Page 9 of 14

Yes

Yes

NA

Revise the plan to
No provide minimum
required loading

A separate sign permit
shall be approved prior
to installation.
Deviations from sign
requirements are
subject to ZBA approval
per consent judgment.
TBD Note Corner Clearance
zone on site plan and
landscape plans

Yes

NA Indlyldual trash pick up
service

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

Roof top equipment
and wall mounted
utility equipment

Sec. 4.19.2.E.ii .
of the building. None proposed at NA
Roof top appurtenances shall be this time
Roof top screened in accordance with
appurtenances applicable facade regulations, and
screening shall not be visible from any street,
road, or adjacent property.
F. LIGHTING AND PHOTOMETRIC PLAN (SEC. 5.7)
Establish appropriate minimum
levels, prevent unnecessary glare,
Intent (Sec. 5.7.1) reduce spillover onto adjacent
properties & reduce unnecessary
transmission of light into the night sky
Site plan showing location of all
Lighting Plan existing & proposed buildings, .
(Sec.5.7.2.Al) landscaping, streets, drives, parking Provided ves

areas & exterior lighting fixtures

Please provide light
levels on building
facades, If information
is provided at the time
of final site plan, they

Relevant building elevation drawings
showing all fixtures, the portions of

Building Lighting the walls to be illuminated, Not provided No

(Sec. 5.7.2.A.iii) . . are expected to
iluminance levels of walls and the o
aiming points of any remote fixtures comply. Any deviations

gp Y ' at that time would
require amendment to
consent judgment.
Specifications for all proposed &
existing lighting fixtures
Photometric data
Fixture height

Lighting _ .

Specifications (Sec. Mounting & design

5.7.A.2.ii) Glare control devices
(Also see Sec. 5.7.3.D)

Type & color rendition of lamps

Hours of operation

Height not to exceed maximum 20 ft. maximum
Max Height height of zoning district (or 25 ft. ole. liahts Yes
(Sec.5.7.3.A) where adjacent to residential P g

districts or uses. 10-15 ft. wall lights

Page 10 of 14
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Required Conditions
(Sec. 5.7.3.B)

Indoor Lighting
(Sec.5.7.3.H)

Security Lighting
(Sec.5.7.3.H)

Color Spectrum
Management
(Sec.5.7.3.F)

Parking Lot Lighting
(Sec.5.7.3.J)

Min. lllumination (Sec.

5.7.3.L)

Average Light Level
(Sec.5.7.3.L)

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

- Electrical service to light fixtures

shall be placed underground

Flashing light shall not be permitted

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

Notes added to
plan

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

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

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

Non-Res and Multifamily:

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

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

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

proposed

Parking areas: 0.2 fc min

Ir_T:)iitdlng & unloading areas: 0.4 fc Not applicable

Walkways: 0.2 fc min

Building entrances, frequent use: 1.0
fc min

Building entrances, infrequent use:
0.2 min

4.74 retall
11.38 res drives

Fixture height not to exceed 25 feet
Cut off angle of 90 degrees or less
No direct light source shall be visible
at the property line adjacent to
residential at ground level
Maximum illumination at the prop
line not to exceed 0.5 fc.

Page 11 of 14

LED lights proposed

Full cut-off fixtures

Yes

TBD

Yes

Yes

Yes

NA

Yes

Yes

Yes

No

Need more information.
See review letter

All minimums are met

A deviation is required
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Residential
Developments (Sec.
5.7.3.0)

Provide sufficient ilumination (0.2 fc
min) at each entrance from major
thoroughfare

Residential projects may deviate
from the min. illumination levels and
uniformity requirements of 5.7.3.L so
long as site lighting for parking lots,
property lines and security lighting is
provided

Consent Judgement Review

Total Green and Open
Space (Item 11, A)

Landscape Areas
(Item 11, B)

Gross Building Area —
Retail (Item 12, A)

Uses Permitted (Item
12, B)

Uses Not Permitted
(Item 12, D)

Parking (Item 12, E)

-The total green and open space,
including preservation areas and
interior landscaping, shall be
preserved and maintained by the
Developer on the property, and shall
be a minimum of 40% of the total (not
including 2.34 acres of right-of-way)
land area.

Not Provided

The landscape areas [...] shall be
constructed and preserved by the
Developer, and shall be subject to
the maintenance obligations set forth
in this judgment.

Retail “B” located on this property,
which shall not exceed 100,000
square feet.

Shall comply

Retail “A,” “B” and “C” shall conform
to the uses permitted in the B-2 - LIS
zoning district as described in the City = building

of Novi Zoning Ordinance [...]
for residential.

Arcades and adult business uses (or
any other uses involving sexually
explicit activities, all as defined in the
City Zoning Ordinance, as amended)
shall not be permitted.

Plaintiffs shall provide 1,725 parking

spaces for Retail “A,” “B” and “C.” 1,470 spaces

proposed - less

251 spaces
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B-2 uses for retail

RM-2 Proposed

TBD

Yes

No

Yes

No

March 09, 2026

Applicant must verify
that 40% of total
green/open space will
be maintained in Novi
Promenade
development

See Landscape Review.

Applicant is requesting
to modify the size and
use as part of the
amendment to the
Consent Judgment.

Applicant is requesting
to modify the size and
use as part of the
amendment to the
Consent Judgment.

Shall comply

Applicant is requesting
an amendment of this
as part of the Consent
Judgment.
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Other Standards

Item Required Code Proposed Complies | Comments

A. NON-MOTORIZED FACILITIES

Active Mobility Plan Improving Access to Shopping and Access provided
Dining from Wixom Road ~ Y€S
sidewalk to Retail
and Residential

Extend sidewalk south

Only shown on one toward Target.
Sidewalks (Subdivision | Sidewalks are required on both sides of SIC.Ie of main access Applllc.ant reques-ts
. ' . drive, and partially | No deviation to provide
Ordinance: Sec. 4.05) | proposed drives . .
on N/S drive sidewalk on only one

side as there is no room
available on both sides.

Public Sidewalks
(Chapter 11, Sec.11- Connection to main sidewalk on Connection

276(b), Subdivision Wixom Road required. provided ves
Ordinance: Sec. 4.05)
B. OTHER REQUIREMENTS
. Land description, Sidwell number
Design and (metes and bounds for acreage
Construction Standards . g Provided Yes
Manual parcel, lot number(s), Liber, and page
for subdivisions).
Location of all existing and proposed
buildings, proposed building heights,
building layouts, (floor area in square
General layout and feet), location of proposed parkin See review letters for an
dimension of proposed ' prop P g Provided Yes y

and parking layout, streets and drives, missing information
and indicate square footage of

pavement area (indicate public or

private).

physical improvements

- Total cost of the proposed building &

site improvements

Economic Impact Employment impact

- Number of anticipated jobs created of 250 iobs TBD
(during construction & after building !
is occupied, if known)
Building Exits - Building exits must be connected to d Yes
sidewalk system or parking lot. Propose
- Signage if proposed requires a Signage information For further information
Development/ permit. not reviewed at this contact Ordinance
Business Sign & Street - The applicant should contact the time 248-347-0438 if a sign
addressing Building !Z)ivision for qn.address prior permit is required.
to applying for a building permit.
Project and Street Some projects may Ueed app.roval Contact Stacey Ch0| at.
naming from the Street & Project Naming 248.347.0547 or via email
Committee schoi@cityofnovi.org

Page 13 of 14



JSP25-12 Novi Acres: Preliminary Site Plan and Request to Amend Consent Judgment (1st Revision) March 09, 2026

Item Required Code Proposed Complies | Comments
Parcel Split or Any parcel splits or combinations or

Combination or condominium approvals must be

Condominium completed before Stamping Set

Approval approval.

C. LEGAL REQUIREMENTS

Master
Deed/Covenants and
Restrictions

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

Additional wetland Draft documents would

Conservation Conservation easements may be and woodland 18D be required prior to
easements required for woodland impacts easements may be 4 P
required stamping set approval.

Off-site easements likely

Consent Judgement Provide all pre-existing easements and  Buildings are required
Amendment agreements that pertain to the proposed in 86’ No o
property ingress easement Existing easements

should be revised or
vacated
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PLAN REVIEW CENTER REPORT
3/11/2026

Engineering Review

Novi Acres
JSP25-0012

APPLICANT

Cypress Partners LLC

REVIEW TYPE

Revised Preliminary Plan

PROPERTY CHARACTERISTICS

= Site Location: Located on the east side of Wixom Road south of Grand River
Avenue, between Sam’s Club and Target. Project is located in
the northwest quadrant of Section 17 of the City of Novi.

= Site Size: Overall parcel is 24.77 acres, 5.66 acres will be impacted
= Plan Date: 01/08/2026
= Design Engineer: Jim Butler - PEA Group

= PROJECT SUMMARY

= Construction of 8 multi-family residential buildings with 61 units total. And a 6,529
square foot commercial building with associated parking. Site access will be provided
via Wixom Road.

=  Water service would be provided by an extension from the existing 12-inch water
main on site. A domestic lead will need to be provided to serve each building, along
with two additional hydrants. A portion of the water main shall also need to be
relocated near the proposed commercial building.

= Sanitary sewer service would be provided by an extension from the existing 8-inch
sanitary sewer on-site. A monitoring manhole will be needed for the commercial
building and leads will be provided for each building on-site.

= Storm water will be collected and discharged to the on-site detention basin for the
entire development located on the south side of the property.

= RECOMMENDATION

Approval of the Revised Preliminary Site Plan is LEFT BLANK FOR MPZ. At this time, the
plan meets the general requirements of the design and construction standards as set
forth in Chapter 11 of the City of Novi Code of Ordinances, 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:



https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST
https://cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx

Engineering Review of Revised Preliminary Site Plan 03/11/2026

Novi Acres Page 2 of 5
JSP25-0012
COMMENTS

1. Only at the time of the printed Stamping Set submittal, provide the City’s
standard detail sheets for water main (5 sheets), sanitary sewer (3 sheets), storm
sewer (2 sheets), paving (2 sheets) and Boardwalks/Pathways (1 sheet). The
most updated details can be found on the City’s website under Engineering
Standards and Construction Details.

2. Provide soil boring data for the borings shown on the site plan, this can be
provided with the final site plan submittal.

3. Right-of-way dedication is requested, the proposed right-of-way on Wixom
Road has been shown.

4. Provide a traffic control sign table listing the quantities of each permanent sign
type proposed for the development. Provide a note along with the table stating
all traffic signage will comply with the current MMUTCD standards. ‘No Parking’
signs on the north side of buildings 5 and 6 look like they are close to the
proposed parking spaces, it isrecommended to move them.

5. Provide a construction materials table on the utility plan listing the quantity and
material type for each utility (water, sanitary and storm) being proposed.

6. Provide a utility crossing table indicating that at least 18-inch vertical clearance
will be provided, or that additional bedding measures will be utilized at points
of conflict where adequate clearance cannot be maintained.

7. Provide a note stating if dewatering is anticipated or encountered during
construction, then a dewatering plan must be submitted to the Engineering
Division for review.

8. Indicate if any light poles are proposed in front of the buildings where the
entrances are located.

WATER MAIN

9. Revise basis of design, 100 should be used for the GPCPD value not 150.

10. It is recommended that you connect to the existing stub on the west side of
your property to create a looped system. This is recommended in the case of
a water main break where the existing connection is proposed, the entire
residential development will be without water.

11. A tapping sleeve, valve and well is required at the connection to the existing
water main.

12. Water Systems must have the ability to serve at least three thousand (3,000)
gallons per minute in apartment, cluster residential and similar complexes,
institutional and school areas.

13. Provide a profile for all proposed public water main 8-inch or larger.

14. 6-inch hydrant leads are allowed for leads less than or equal to 25 feet in length.
8-inch leads are required for leads greater than 25 feet in length.

15. All gate valves 6” or larger shall be placed in a well with the exception of a

hydrant shut off valve. A valve shall be placed in a box for water main smaller
than 6”.


https://cityofnovi.org/services/public-works/engineering-division/engineering-standards-and-construction-details
https://cityofnovi.org/services/public-works/engineering-division/engineering-standards-and-construction-details
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16. Provide a separate domestic lead and, if required by the Fire Marshal, a

17.

18.

minimum 6-inch fire lead for the commercial building with a unique shut-off
valve for each.

In the general notes and on the profile, add the following note: “Per the Ten
States Standards Article 8.8.3, one full 20-foot pipe length of water main shall be
used whenever storm sewer or sanitary sewer is crossed, and the pipe shall be
centered on the crossing, in order to ensure 10-foot separation between water
main and sewers.” Additionally, show the 20-foot pipe lengths on the profile.

A sealed set of utility plans along with the Michigan Department of Environment,
Great Lakes & Energy (EGLE) permit application for water main construction,
the Streamlined Water Main Permit Checklist, Contaminated Site Evaluation
Checklist, Basis of Design, and an electronic version of the utility plan should be
submitted to the Engineering Division for review, assuming no further design
changes are anticipated. Utility plan sets shall include only the cover sheet, any
applicable utility sheets, and the standard detail sheets.

IRRIGATION

19.

Irrigation plans will be provided at time of final site plan submittal.

SANITARY SEWER

20.

21.

22.

23.

24,
25.

Remove the old note for the proposed monitoring manhole, also the existing
sanitary sewer manhole that is next to the building can be the monitoring

manhole.
R T 1l [
= | PROPOSED )
] MONITORING
A MANHOLE, TYP.

PROPOSED SANITARY BUILDING LEAD
WITH DEDICATED MONITORING MANHOLE
PER _CITY OF NOVI REQUIREMENT.

PROPOSED RELOCATION OF|
EXISTING FIRE HYDRANT. |
CONNECT TO EXISTING |

SANITARY SEWER MANHOLE |

If any of the existing sanitary sewer on your site is not located within a dedicated
easement, it will need to be dedicated at this time.

Provide a note on the Utility Plan and sanitary profile stating the sanitary leads
will be buried at least 5 feet deep where under the influence of pavement.

Provide a testing bulkhead immediately upstream of the sanitary connection
point. Additionally, provide a temporary 1-foot-deep sump in the first sanitary
structure proposed upstream of the connection point, and provide a secondary
watertight bulkhead in the downstream side of this structure.

lllustrate all pipes intersecting with manholes on the sanitary profiles.

At time of final site plan submittal, an electronic copy of the utility plans along
with the Michigan Department of Environment, Great Lakes & Energy (EGLE)
permit application, and the Streamlined Sanitary Sewer Permit Certification



https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877-MiEHDWIS-Physical-Permit-Application.pdf
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877-MiEHDWIS-Physical-Permit-Application.pdf
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5940-Streamlined-Water-Main-Permit-Checklist.pdf?rev=f99737e9e3c24224a83f3955caf567c1
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877c-MiEHDWIS-Contaminated-Site-Evaluation-Checklist.pdf
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877c-MiEHDWIS-Contaminated-Site-Evaluation-Checklist.pdf
https://www.michigan.gov/EGLE/-/Media/Project/Websites/EGLE/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877b-MiEHDWIS-Project-Basis-of-Design-for-Water-Main-Projects.pdf
https://cms4files1.revize.com/westbloomfieldtwp/document_center/PDS%20Dept/Engineering/wrd-fos-part41-app_495324_7.pdf
https://cms4files1.revize.com/westbloomfieldtwp/document_center/PDS%20Dept/Engineering/wrd-fos-part41-app_495324_7.pdf
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Checklist should be submitted to the Engineering Division for review, assuming
no further design changes are anticipated. Utility plan sets shall include only the
cover sheet, any applicable utility sheets, and the standard detail sheets. It
should be indicated with the application if an expedited EGLE review is
requested. EGLE will charge a fee that can be paid directly to the State.

STORM SEWER

26.

27.

28.

29.

30.
31.

32.

Show and label all roof conductors and show where they tie into the storm
sewer. If roof leads do not tie into the storm sewer the water cannot flow across
sidewalks or pavement where there will be freeze or thaw issues.

A minimum cover depth of 3 feet shall be maintained over all proposed storm
sewer. Grades shall be elevated, and minimum pipe slopes shall be used to
maximize the cover depth.

Provide profiles for all storm sewer 12-inch and larger. All storm pipes accepting
surface drainage shall be 12-inch or larger.

Label the 10-year HGL on the storm sewer profiles and ensure the HGL remains
at least 1-foot below the rim of each structure.

lllustrate all pipes intersecting storm structures on the storm profiles.

Provide a schedule listing the casting type, rim elevation, diameter, and invert
sizes/elevations for each proposed, adjusted, or modified storm structure on the
utility plan. Round castings shall be provided on all catch basins except curb
inlet structures.

Provide Storm sewer basis of design table for the proposed storm sewer at time
of final site plan submittal.

STORM WATER MANAGEMENT PLAN

33.

34.
35.

36.

It is recommended that the applicant clean out the existing pre-treatment
structure and restore the basin access drive if it is no longer there.

A time of concentration of 20 minutes should be used.

Applicant has provided stormwater detention calculations for the site; the
existing basin will be used for this development. Additional detention storage is
not required.

An adequate maintenance access route to the basin outlet structure and any
other pretreatment structures shall be provided (15 feet wide, maximum running
slope of 1V:5H, maximum cross slope of 3%, and able to withstand the passage
of heavy equipment). Verify the access route does not conflict with proposed
landscaping.

PAVING & GRADING

37.

38.

Provide a construction materials table on the Paving Plan listing the quantity
and material type for each pavement cross-section being proposed.

Provide existing and proposed contours on the Grading Plan at the time of the
Final Site Plan submittal.
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SOIL EROSION & SEDIMENT CONTROL

39. A SESC permit is required (link to Soil Erosion Permit Application). A review will be
done when a completed packet is submitted to Sarah Marchioni at Community
Development.

OFF-SITE EASEMENTS
40. Off-site easements not anticipated at this time.

THE FOLLOWING MUST BE SUBMITTED WITH THE NEXT SUBMITTAL:

41. A letter from either the applicant or the applicant’s engineer must be submitted
with the next submittal highlighting the changes made to the plans addressing
each of the comments listed above and indicating the revised sheets involved.
Additionally, a statement must be provided stating that all changes to the plan
have been discussed in the applicant’s response letter.

42. An itemized construction cost estimate must be submitted to the Community
Development Department 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 estimate must be itemized for each utility (water, sanitary, storm
sewer), on-site paving (square yardage, should include number of detectable
warning plates), right-of-way paving (including proposed right-of-way),
grading, and the storm water basin (basin construction, control structure, pre-
treatment structure and restoration).

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

Please contact Humna Anjum at (248) 735-5632 or email at hanjum@cityofnovi.org with
any questions.

Humna Anjum, EIT
Project Engineer

cc: Lindsay Bell, Community Development
Stacey Choi, Planning Assistant
Kate Purpura, Engineering
Ben Croy, City Engineer


https://cityofnovi.org/media/2z5esp2u/bldg-soilerosionpermitnewdevelopment.pdf
mailto:hanjum@cityofnovi.org
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PLAN REVIEW CENTER REPORT
March 6, 2026

Novi Acres
Revised Preliminary Site Plan - Landscaping

Review Type Job #
Revised Preliminary Site Plan Landscape Review JSP25-0012

Property Characteristics

e Site Location: Wixom Road, south of Sam’s Club

o Site Acreage: 24.78 ac.

e Site Zoning: [-1 Proposed RM-1 with PRO

¢ Adjacent Zoning: North, East, South, West: -1 (Commercial Use)
e Plan Date: 1/8/2026

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. Iltems in bold below must be addressed and incorporated as
part of the revised Preliminary Site Plan submittal and underlined items must be addressed no
later than Final Site Plans. Please follow guidelines of the Zoning Ordinance and Landscape
Design Guidelines. This review and the accompanying landscape chart are summaries and are
not intended to substitute for any Ordinance.

Recommendation: LEFT BLANK FOR MPZ

LANDSCAPE DEVIATIONS THAT MAY BE REQUIRED FOR PROPOSED LAYOUT:

o Deficiency in screening between the site and the Sam’s Club loading areas and Target
parking lot — not supported by staff

o Deficiency in foundation landscaping of Buildings 1, 4, 7 and 8 — not supported by staff

e Lack of trees in two commercial building interior islands - supported by staff due to utility
conflicts if alternative plantings are proposed in those two islands

Please change the city project number on the cover sheet to JSP25-0012.

Ordinance Considerations

Existing Trees (Sec 37 Woodland Protection, Preliminary Site Plan checklist #17 and LDM 2.3 (2))
An accurate tree survey is provided and replacements for the removed woodland
replacement trees are proposed.

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

1. The residential project is adjacent to I-1 zoned property with a commercial use. At a
minimum, a 6-8 foot tall, landscaped berm is required between the uses. No such berm is
proposed. A 6-foot tall wooden fence with evergreen landscaping in front is proposed for
the east loading area (which has been reduced in size), and a 10-foot tall, evergreen
hedge is proposed between the drive and the west loading area. The deficient buffering
requires a landscape deviation. It would not be supported by staff.
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2. Please add 8-foot tall masonry walls for both loading areas in addition to the landscape
proposed (and instead of the 6-foot wooden fence) and extend it to buffer the entire
eastern loading area (except the eastern side of the area that doesn’t face the
development).

3. Please revise the screening shrubs proposed within the swale in the north-south island west
of Buildings 2 and 5 to species that can withstand wet soils and road salt.

1. The project does not require any additional right-of-way berm or landscaping.
2. The landscaping on the boulevard island at Wixom Road is in poor condition and an
acceptable replacement landscape plan for it is proposed.

Multi-family Landscaping:

1. Unit landscaping:

Based on the number of ground-floor units (61), 183 unit trees are required for the site and
are provided.

2. Interior drive trees - All required interior drive trees are provided. Please space out the
trees more so more of the drive has shading trees and move trees that are 15 feet or
more from the curb so they are within 10 feet of the drive to provide better shading.

3. Building foundation Landscaping
a) 35% of the building frontage facing drives are required to be landscaped
b) Buildings 1, 3, 4, 6, 7 and 8 have less than 7% of their frontages facing the interior drive

with landscape space, so a landscape deviation is required. It would not be
supported by staff. See the landscape chart for a detailed discussion of the issue.
c) Detailed foundation landscaping plans are required on the Final Site Plans.

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

1. The required parking lot landscaping interior area and trees and perimeter trees are
proposed for the commercial area, but utility conflicts in the bays at the east end of the
building require a landscape deviation. That deviation is supported by staff as
alternative landscape in the islands is proposed.

2. The required accessway perimeter trees are provided along the drive to Wixom Road.
18 are required for the north-south drive but only 16 are provided. Please add 2 more
accessway perimeter trees in the long island west of Buildings 2 and 5.

3. Please add at least 2 deciduous canopy trees near the west loading zone in the open
lawn area to help shade that area.

Plant List (LDM 4, 10)
1. 23 of 31 species used (74%) are native to Michigan.
2. The tree mix meets the diversity requirements of LDM Section 4.
3. Although they are acceptable native species, please do not use hemlock or beech as
there are two significant health problems facing both species (Hemlock Wooly Adelgid
and Beech Leaf Disease).

Planting Notations and Details (LDM 10)
Provided

Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 3)
No new detention basin is proposed so no new landscaping is required for this project.

Irrigation (LDM 10)
Either a plan for an automated irrigation system, or an alternative method of providing
sufficient water for the landscaping’s establishment and long-term survival must be provided
in the Final Site Plans.
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If the applicant has any questions concerning the above review or the process in general, do
not hesitate to contact me at 248.735.5621 or at rmeader@cityofnovi.org.

Rick Meader - Landscape Architect


mailto:rmeader@cityofnovi.org

LANDSCAPE REVIEW SUMMARY CHART - Revised Preliminary Site Plan

Review Date: March 6, 2026

Project Name: JSP25-0012: Novi Acres

Project Location:  East side of Wixom Road, south of Sam’s Club

Plan Date: January 8, 2026

Prepared by: Rick Meader, Landscape Architect E-mail: rmeader@cityofnovi.org;

Phone: (248) 735-5621

This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning Article 5.5
Landscape Standards, the Landscape Design Manual and any other applicable provisions of the Zoning
Ordinance. Items in bold below must be addressed and incorporated as part of the revised Preliminary Site
Plan submittal and underlined items must be addressed no later than Final Site Plans. Please follow guidelines
of the Zoning Ordinance and Landscape Design Guidelines. This review and the accompanying landscape
chart are summaries and are not intended to substitute for any Ordinance.

LANDSCAPE DEVIATIONS THAT ARE REQUIRED FOR PROPOSED PLAN:

o Deficiency in screening between the site and the Sam’s Club loading areas — not supported by staff
o Deficiency in foundation landscaping of Buildings 1, 3, 4, 6, 7 and 8 — not supported by staff

e Lack of trees in two commercial building interior islands — supported by staff due to utility conflicts

Please change the city project number on the lower right corner of the cover sheet to JSP25-0012.

. Meets
ltem Required Proposed Code Comments

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

e New commercial or
residential
developments

¢ Addition to existing

building greaterthan | Overall Plan: 17 =

Landscape Plan 25% increase in overall 40 ft
(Zoning Sec 5.5.2, footage or 400 SF o Yes
. . e N&SPlans: 1” =
LDM 10) whichever is less. 20 ft
e 17-20” minimum with
proper North.
Variations from this
scale can be
approved by LA
Name, address and
Owner/Developer telephone number of
Contact Information the owner and Yes Yes
(LDM 10) developer or
association

Project Information Name and Address Location map on

(LDM 10) Sheet L-1.0 ves

Survey information Legal description or e
(LDM 10) boundary line survey Sheets C-1.0-C1.2 | Yes

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

Landscape Architect
contact information
(LDM 10)

Lynn Whipple - PEA | Yes
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. Meets
Iltem Required Proposed Code Comments
Copy of seal and
Sealed by LA. Requires original signature on all Yes
(LDM 10) signature landscape plan
sheets
Miss Dig Note
(800) 482-7171 (LDM Show on all plan sheets | Yes - on title block Yes
10)
EXISTING CONDITIONS
e Tree Survey on
Sheets T-1.0 and 1. Please add 4
1.1 replacement trees.
e Removals are 2. It appears that the
indicated. silt fence may be on
« Show location type ¢ A total of 32 the graqlmg plan, but
. . . replacement the line is not labeled
Existing plant material and size. e Yes ; .
- trees are shown orincluded in the
Existing woodlands or | ¢ Label to be saved or . e Yes
as required but legend. Please add
wetlands removed. e NO . o .
. only 28 are labeling for it if that is
(LDM 10.h) ¢ Plan shall state if none e Yes .
exists proposed. the silt fence or add
' ¢ Wetlands on site silt fence.
are delineated - 3. See the Merjent letter
and shown on the for a complete
topographic review of woodlands
survey and the and wetlands
tree survey.
Sheet L-1.0
e Marlette sandy
As determined by Soils Loam
Soil type (LDM 10) survey of Oakland e Capac sandy Yes
county loam
e Houghton &
Adrian mucks
Shown on C-3.0
Show zoning of all e Site: I-1 with
Zoning (LDM 10) adjacent parcels on the consent judgment | Yes
landscape plan ¢ North, East, South,
West: I-1
PROPOSED IMPROVEMENTS (LDM 10)
- e Dimensions on
. Bxisting and proposed Sheets C-3.0, 3.1
Existing and buildings, easements, and 3.2
proposed parking spaces, ' Yes
: . ¢ All elements are
improvements vehicular use areas, and .
included on the
R.O.W
landscape plans
e Proposed utilities Please add all
« Overhead and are shown Sheets proposed light fixtures
L - C-6.0,6.1 and 6.2, to the landscape plan
Existing and underground utilities, e Yes
- . . and on the and resolve tree/pole
proposed utilities including hydrants e NO

e Proposed light posts

Landscape Plans
¢ No light posts are
shown

conflicts such that all
required trees can be
planted.
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Iltem Required Proposed l\c/lsgés Comments
Proposed spot
Proposed topography | Provide proposed elevations on Yes
- 2’ contour minimum | contours at 2’ interval Sheets C-4.1 and
4.2
25 ft. corner clearance
Clear Zones required. Refer to Zoning | Provided Yes

Sec5.5.9

LANDSCAPING REQUIREMENTS

Berms and ROW Planting

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

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

Berm requirements
(Zoning Sec 5.5.3.A)

Residential adjacent to

industrial requires:

e 10-15-foot-tall berm
with 6-foot-wide crest.

¢ Opacity 80% winter,
90% summer.

Residential adjacent to

commercial requires:

e 6-8-foot-tall berm with
5-foot-wide crest.

o Opacity 80% winter,
90% summer.

e No berm is
proposed
between the
buildings and the
Sam’s Club
loading areas

e The reduced east
loading area is
shown on the
landscape plans
but is only partially
screened with a
6-foot-tall
wooden fence
with evergreen
trees and shrubs
planted in front.

e A 10-foot-high
arborvitae hedge
is proposed for
the western Sam’s
Club loading area

¢ The screening
evergreen shrubs
along the Target
drive would all be
located in a
swale.

No
No
No
No

1. Alandscape
deviation would be
required for the
screening for both
loading areas. The
current proposal
would not be
supported by staff as
the eastern fence is
not high enough, is
wood so it may not
provide much sound
buffering and
doesn’t screen the
entire east loading
east area. Likewise,
the arborvitae
hedge won’t provide
much sound
buffering for the west
loading area.

2. Provide acceptable
visual and audible
screening for both
loading areas. Solid
wallls 8 feet tall
should be used, not
wood fencing.

3. You might consider
approaching Sam’s
Club about the
possibility of
removing the
southern 15 feet of
paving in the
remaining concrete
section of the east
loading area to
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. Meets
Iltem Required Proposed Code Comments

provide the room
necessary for the
required buffering

4. Please use shrub
species along the
north-south frontage
that will be able to
withstand wet soils
and road salt.

Adjacent to Public Rights-of-Way (Zoning Sec 5.5.B) and (LDM 1.b) (PROPOSED ZONING RM-2 with CONSENT
JUDGMENT

Site is over 567 feet

e Adjto parking: 20 ft from Wixom Road
Greenbelt width ¢ Not adj to parking: 34 and no changesto | Yes
ft the greenbelt area
are proposed
Min. berm crest width | 2 ft 0 ft Yes
Min. berm height 3ft 0 ft Yes
3’ wall @) No wall is proposed

Canopy deciduous or NA - not adjacent to

large evergreen trees None Yes
(DA0)(11) ROW
Sub-canopy NA - not adjacent to
deciduous trees ROW None Yes
Notes (5)(6)(10)(11)
Canopy deciduous
trees in area between | NA - not adjacent to None Yes
sidewalk and curb ROW
(10)
Multi-Family Residential (Zoning Sec 5.5.3.F.iii)
= 3 deciduous canopy
trees or large 183 trees
evergreen trees per e 96 large
Multi-family Unit dwelling unit on the evergreens
Landscaping (Zoning first floor. e 42 deciduous Yes
Sec 5.5.3.F.iii.b) = 61 units * 3 = 183 trees canopy trees
= Up to 25% of ¢ 45 subcanopy
requirement can be trees (25%)
subcanopy trees
¢ 1 deciduous canopy 1. Please space the
tree along interior e 27 trees proposed interior drive trees
roads for every 35 If along interior out more evenly, no
(both sides), excluding drive closer than 25 feet
Interior Street driveways, interior e 2 of them, at the from each other.
Landscaping (Zoning roads adjacent to southeast drive No 2. Please move trees 15
Sec 5.5.3.F.iii.b) public rights-of-way corner, are too far feet or more to
and parking entry from the drive to locations where they
drives. count toward the would provide better
e (927-230)/35 = 20 trees requirement shade for the drive.

— no trees are required 15 feet is allowed,
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. Meets
Iltem Required Proposed Code Comments
along the inside of the but ideally drive
drive due to the trees will be within 10
building locations vis a feet of the road to
vis the drive (within 20 provide better
feet) shading.
3. If anisland is too
small for even a
subcanopy tree,
please add salt-
tolerant shrubs to the
island.
1. Alandscape
deviation is required
for Buildings 1, 3, 4, 6,
7 and 8. It would not
¢ Buildings 2 and 5: be supported by staff
More than 35% of 2. Please at least add
the building shrubs and other
35% of building facades facing the road is plantmgs in the
: landscaped narrow islands that
facing road must be o ,
landscaped ¢ Buildings 1, 3, 4, 6, can’t support even a
7 and 8 have 3%, subcanopy tree and
0, 0, 0, i
Foundation For the purpose of this 5.6%, 5.7%, 6.7%, e Yes alqng the sides of
. , . . 6.8% and 3% buildings 2-7 where
Landscaping (Zoning | review, the drive around respectively of e No trees can't be
Sec 5.5.3.F.ii.b) the site is considered to P y e TBD
. . . greenspace area placed. Those
be the interior drive . . . :
. facing the interior plantings could
while the accessway .
o drive. count toward the
between Buildings 2, 3, 5 : .
. e [tis not clear if frontage
and 6 is not. . .
some plants are requirement in
proposed on the consideration of
road ends of support of the
Buildings 2-7. waiver, but the
design is not
preferable at all and
support is still not
likely.
Parking Area Landscape Requirements (Zoning Sec 5.5.3.C & LDM 5)
No blocking
¢ Clear sight distance landscape is
General requirements within parking islands indicated in Yes
¢ No evergreen trees Commercial or
Residential lots
Name, type and As proposed on planting | Irrigated seed lawn
number of ground . NS Yes
islands is indicated
cover
e A minimum of 200 SF ¢ Residential: No Please correctly show
Parking lot Islands to qualify parking lots are the SF of all islands in
. - . e NA .
(Zoning Sec 5.5.3.c.ii, | ¢ 200sf landscape provided - only « NO the commercial area

ii)

space per tree
planted in island.

bays along one
side of drive

that can count toward
the requirement.
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Iltem Required Proposed I\C/Iggés Comments
e 6” curbs e Commercial:
e Islands minimum width islands are
10’ BOC to BOC provided but
aren’t labeled
properly
Parking stall can be All spaces are
Curbs and Parking reduced to 17’ with 4” either 17 long
stall reduction (Zoning | curb adjacent to a (perpendicular Yes
Sec 5.5.3.c.ii) sidewalk of minimum 7 parking) or 20 feet
ft. long (parallel spots)

Maximum bay is 15

Contiguous space spaces long on

Maximum of 15

limit (Zoning Sec CONtiaUOUS SDACES residential section, Yes
5.5.3.c.ii.0)) 9 P 11 in commercial
section

Category 1: For OS-1, OS-2, OSC, OST, B-1, B-2, B-3, NCC, EXPO, FS, TC, TC-1, RC, Special Land Use or non-
residential use in any R district (Zoning Sec 5.5.3.C.iii)

e A=XxSFx7.5%=Asf

A =Total square .
footage of vehicular Calculations are Yes

9 Commercial: 10540sf * provided
use areas X 7.5%

7.5% =791 sf

B = Total square
footage of additional

paved vehicular use B =xSF x 1% =B sf NA
areas over 50,000 SF
X1%
All Categories
A+B=CSF
C=A+B Residential: NA Residential: O sf o NA
Total square footage . Yes
of landscaped islands | Commercial: Commercial: 1020sf
C = 790+0=790sf
Number of canopy | |~ /500 - p Trees
trees required (Zoning e Minimum 200sf/tree Commercial: 4
Sec. 5.5.3.D) trees Yes
D = C/200 e Commercial: 790sf
Parking Lot Perimeter * 1 Canopy tree per 35 If
Trees (Zoning Sec « Commercial: 350/35 = 10 trees Yes
5.5.3.c.ii) 10 trees '
1 canopy tree per 35If of | North-South Drive: e North- | 1. Please add two more
drives without parking ¢ 5 trees east of south canopy trees in the
Accessway Perimeter commercial drive: long island west of
Trees (Zoni)rll sec North-south building — double- No Buildings 2 and 5 (for
5.5.3.C.iv.j) 9 development drive counted as e East- a total of 10).
29 V). between Sam’s Club Commercial west 2. Please shift the 5
and Target: parking lot drive: perimeter trees east

(360+135+150)If/35 = 18 perimeter or Yes of the commercial
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Iltem Required Proposed l\c/lsgés Comments
trees parking lot interior parking lot northward
trees so they are all the
Drive to Wixom Road: ¢ 8 trees west of same distance from
180If/35 =5 trees Buildings 2 and 5 the curb and the
e 3 trees west of southern oak is at
building 1 least 10 feet away
Drive to Wixom Rd. from the hydrant.
¢ 5 trees south of
commercial
building
Miscellaneous Landscaping Requirements
. Please label the
« Hatching appears foundation areas in
e A =Bldg perimeter less to show 2700 sf of glzéase widen the
doorways x 8 area but the ' landscape islands
Commercial Building | ¢ A =298If * 8 = 2384 sf areas aren’t « TBD along the north side
Foundation (Zoning labeled in SF. . NoO of the building to at
Sec 5.5.3.D) Landscape areas must e The areas on the least 4 feet
be a minimum of 4 feet north side of the Please r0\./ide
wide. building are only - —ease plovide
about 2 feet wide detailed foundatl.on
landscape plans in
the Final Site Plans.
¢ No plantings with . Please show the
matured height e There appears to location of any FDCs
greater than 12’ within be adequate on the landscape
10 ft. of fire hydrants, spacing for the plan and keep
. . manholes, catch hydrants plantings taller than
Plantings around Fire . . ) e Yes "
. basins or other utility e NoO Fire 12” away from them.
Hydrant (Zoning Sec . e TBD ,
55.3.C.il) structures and sanitary Departmgnt . If there won’t be any
sewer lines Connections FDCs, please add a
e Trees should not be (FDC)s are note to the
planted within 5 feet indicated on the landscape plan or
of other underground plan utility plan stating
lines. that.
. Please add at least 2
deciduous canopy
The open space at trees in the island to
Areas not dedicated to | the northwest help shade the
parking use or driveways | corner of the pavement.
Landscaped area (Q) . No . Please add
exceeding 100 sq. ft. property at the subcanopy trees or
shall be landscaped west loading zone .
has no trees shrgbs in harrow
residential islands
that can’t support a
canopy tree.
Name, type and
number{)ﬁ3 ground As proposed on planting quundcovgrs are
. indicated with Yes
cover islands hatching
(LDM 5)
Snow deposit (LDM Show leave snow e Yes Yes Please do not put the
10) deposit areas on planin | ¢ Two hydrants are snow deposit areas
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. Meets
Iltem Required Proposed Code Comments
locations where in snow deposit near hydrants.
landscaping won’t be areas.
damaged
1. Please show
transformers and
e A minimum of 2 ft. other Ut'“t.v boxe.s
. when their locations
separation between .
are determined.
box and the plants , ,
- 2. If the locations aren’t
Transformers/Utility e Ground cover below ,
s available, please
boxes 4” is allowed up to None shown TBD .
estimate the number
(LDM 6) pad. -
. of boxes that will be
¢ No plant materials
o needed and add an
within 8 ft. from the
doors allowance of 10
shrubs per box on the
plant list and label as
such.
¢ Clusters of large native
shrubs shall cover 70-
75% of the basin rim
area at 10 ft away
from the permanent
water line.
e Canopy trees must be If any changes to the
Detention/Retention located at 1 per 35If of | It appears that the pond are required, the
Basin Planting the pond rim 10 feet stormwater will be 18D modified areas of the
requirements (Zoning away from the handled by the pond will need to be
Sec. 5.5.3.e, LDM 3) permanent water level | existing basin landscaped per the
¢ 10” to 14” tall grass current ordinance.
along sides of basin
¢ Refer to wetland for
basin mix
¢ Include seed mix
details on landscape
plan
Landscape Notes and Details- Utilize City of Novi Standard Notes
Plant List (LDM 4,11) — Include all cost estimates
Quantities and sizes Yes Yes
Root type Yes Yes
o At least 50% of plant 1. When foundation
species used, not plantings are
including seed mixes e 23 of 31 species provided, please
or woodland used (74%) are work to keep the
. replacement trees, native to percentage of
Botanical and . . e e Yes . -
must be species native Michigan. native species used
common hames e Yes

to Michigan.

e No more than 10% of
the non-woodland
replacement trees
may be of a single

e The tree diversity
is satisfactory for
all species

to at least 60%.

2. Although they are
both species native
to Michigan, please
do not specify
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. Meets
Iltem Required Proposed Code Comments
species, or 15% of a American Beech or
single genus Eastern Hemlock as
¢ Woodland both are prone to
replacement trees diseases spreading
should be removed across Michigan
from the tree diversity (Beech Leaf Disease
calculation. and Wooly Hemlock
Adelgid).
Type and amount of Areas not provided Need for final site plan
lawn in SF
. For all new plantings,
Cost estimate (LDM mulch and sod as listed | No Need for final site plan
10.h.(112))
on the plan
Planting Details/Info (LDM Part Ill) — Utilize City of Novi Standard Details
Canopy Deciduous Refer to LDM for detall
. Yes Yes
Tree drawings
Evergreen Tree Yes Yes
Shrub Yes Yes
Multi-stem tree Yes Yes
Perennial/ No No Provide detail on
Ground Cover landscape plans if used.
Tree stakes and guys Wood stakes, fabric Yes Yes
guys.
Cross-Section of Berms (LDM 1.a.(1))
e Label contour lines No berms are
Slope, height and e Maximum 33% slope proposed so no 18D
width e Constructed of loam Cross section is
¢ 6” top layer of topsoil provided
Type of Ground NA
Cover
Overhead utility lines
and 15 ft. setback from
Setbacks from Utilities edge of utility or 20 ft N(.). qverhead . NA
setback from closest utilities are on site
pole, 10 feet from
structures, hydrants
Walls (LDM 10 & Zoning Sec 5.5.3.vi)
Freestanding walls
Material, height and should have brick or
. . . No walls are
type of construction stone exterior with NA
: proposed
footing masonry or concrete
interior
Walls greater than 3 %2
ft. should be NA

designed and sealed
by an Engineer

Notes (LDM 10) — Utilize

City of Novi Standard Details

Installation date

e Provide intended date

Mar 15 - Nov 15

Yes
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Iltem Required Proposed I\C/Iggés Comments
(LDM 2.l. & Zoning e Between Mar 15 - Nov
Sec 5.5.5.B) 15
¢ Include statement of

intent to install and

Maintenance & guaraptee all
. materials for 2 years.
Statement of intent -
) ¢ Include a minimum Yes Yes

(LDM 2.m & Zoning o
Sec 5.5.6) one cultivation in

June, July and August

for the 2-year warranty

period.
Z}g:; S‘;::ET_DM Shall be northern nursery Yes Yes
3.2.(2) grown, No.1 grade.
E;;i?rizhsrggrg_ E Z.”B(;d 2 yr. Guarantee Yes Yes
Approval of City must approve any
substitutions. substitutions in writing Yes Yes
(Zoning Sec 5.5.5.E) prior to installation.
General Landscape Requirements (LDM)

. Plant materials shall not
General Conditions | 12 nted within 4 ft. of | Yes Yes
(LDM 11) .
property line

1. Please add irrigation
plan or information
as to how plants will
be watered
sufficiently for

A fully automatic establishment and
Irrigation irrigation system .anc.i a long- term survival.
(LDM 10.1.) method of draining is No 2. The plan should meet
o required with Final Site the requirements
Plan listed at the end of
this chart.

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

Other information Required by Planning NA
(LDM 10.n) Commission
¢ Substitutions to
landscape standards
for preserved canopy
trees outside
Landscape tree woodlands/ wetlands None taken
credit (LDM11.b.(d)) should be approved
by LA.
¢ Refer to Landscape
tree Credit Chart in
LDM
Plant Sizes for ROW, e Canopy Deciduous On plant list
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Meets

Iltem Required Proposed Code Comments
Woodland shall be 3” and sub-
replacement and canopy deciduous
others shall be 2.5” caliper.
(LDM 11.b) e Refer to LDM section
11.b for more details
Plant size credit
(LDM11.b) NA No
- Do not use any plants
Prohibited Plants on the Prohibited None are used Yes
(LDM 11.b) o
Species List
Recommended trees
. . No overhead
for planting under Label the distance from -
- o utilities are on the NA
overhead utilities the overhead utilities site
(LDM 3.e)
Collected or
Transplanted trees None
(LDM 11.b.(2)(c)
e Trees shall be mulched
to 3” depth and
Nonliving Durable shrubs, groundcovers
Material: Mulch (LDM to 2” depth On details Yes
12) ¢ Specify natural color,
finely shredded

hardwood bark mulch.

Irrigation System Requirements

* Any booster pump installed to connect the project’s irrigation system to an existing irrigation system
must be downstream of the RPZ.
* The RPZ must be installed in accordance with the 2015 Michigan Plumbing Code.
* The RPZ must beinstalled in accordance with the manufacture installation instructions for
winterization that includes drain ports and blowout ports.
o The RPZ must be installed a minimum of 12-inches above FINISHED grade.
* Attached is a handout that addresses winterization installation requirements to assist with this.
s A plumbing permit is required.
* The assembly must be tested after installation with results recorded on the City of Novi test report

form.
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1 Main Street SE = Suite 300 = Minneapolis, Minnesota ® 55414

p 612.746.3660 = f 612.746.3679 = www.merent.com

June 2, 2025

Lindsay Bell

Planner — Community Development
City of Novi

45175 Ten Mile Road

Novi, M| 48375

Submitted electronically to Ibell@cityofnovi.org

Re: Novi Acres Wetland Review (Preliminary Site Plan; JSP25-12)
Dear Lindsay,

Merjent, Inc. (Merjent) has conducted a site plan review of the preliminary site plan (PSP) for the Novi Acres
Project (Project). Merjent reviewed the plans for conformance with the City of Novi's (City) Wetlands and
Watercourse Protection Ordinance, Chapter 12 Article V and Section 3.6(2)(M) of the City’s Zoning
Ordinance. The Project is located southeast of the intersection of Grand River Avenue and Wixom Road
on Parcel 50-22-17-101-032 in Section 17 of the City (site). The site contains City-regulated wetlands
(Figure 1).

Merjent understands this Project may have had components previously reviewed under the Station Flats
Project (JSP23-02). In addition to this Project, Merjent reviewed previous documents reviewed by the
Mannik and Smith Group (MSG) in March 2023 and May 2023 for the JSP23-02 Project. MSG
recommended conditional approval of the previous site plan but recommended that wetland flagging be
replaced due to the placement of flagging being potentially mowed or falling off in the future.

This review may reference information from MSG's previous reviews while also providing information from
Merjent’s current review of the Project.

Wetlands
Wetland Recommendation: LEFT BLANK FOR MPZ

Upon review of published resources, the Site appears to contain or immediately borders:

City-regulated wetlands, as identified on the City of Novi interactive map website. Note that both
wetland and property limits depicted on the City’'s map are considered approximations (Figure 1).

Wetlands that are regulated by the Michigan Department of Environment, Great Lakes, and Energy
(EGLE).

Wetlands as identified on National Wetland Inventory (NWI) and Michigan Resource Inventory
System (MIRIS) maps, as identified on the EGLE Wetlands Viewer interactive map website (provided
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in Pre-app Review). NWI and MIRIS wetlands are identified by the associated governmental bodies’
interpretation of topographic data and aerial photographs.

Hydric (wetland) soil as mapped by the U.S. Department of Agriculture, Natural Resources

Conservation Service, as identified on the EGLE Wetlands Viewer interactive map website.

Permits and Regulatory Status

Merjent conducted a site visit on May 30, 2025 and concurs with MSG's findings of a wetland being located
on-site and that a conservation easement is located southeast of the proposed development and was
established via an agreement between the City of Novi and Novi Promenade Holdings, LLC in November
2016. Wetland southeast of the proposed development and the conservation easement on-site are likely
regulated by EGLE.

Due to the comments below, the following wetland-related items will be required for this project:

Item Required/Not Required
Wetland Permit (specify Non-minor or Minor) Not Required
Wetland Mitigation Not Required
Environmental Enhancement Plan Not Required
Wetland Buffer Authorization Not Required
EGLE Wetland Permit Likely Not Required*
Wetland Conservation Easement Not Required

*Requirements for EGLE permits cannot be determined by Merjent nor the City of Novi. Final jurisdictional
determination of wetland permits in the State of Michigan is at the discretion of EGLE.

Wetland Review Comments

1.

The applicant has proposed no impact/fill to any wetlands on-site. Therefore, no wetland permit is
required from the City of Novi for this Project. Jurisdiction of EGLE-regulated wetlands can only be
determined by EGLE, but due to no proposed impacts to wetlands on-site, it is likely that a permit from
EGLE for impacts to wetlands will not be required for this Project.

When a project permanently impacts 0.25 acres or more of essential wetland, the City of Novi requires
mitigation at a ratio of 2:1 for forested wetlands and 1.5:1 for emergent and scrub-shrub wetlands.
Merjent recommends the areas of the wetland types be individually quantified on Site development
plans for calculation of the mitigation area required (should mitigation be necessary). Otherwise, a
conservative mitigation ratio of 2:1 will be utilized for all wetland types at the Site.
- No impacts to wetlands are proposed for this Project and therefore, no mitigation is required
for the Project.

In addition to wetlands, the City of Novi regulates wetland and watercourse buffers/setbacks. Section
3.6(2)(M) of the Zoning Ordinance, Schedule of Regulations, states: "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 established wetland and
watercourse buffer/setback limit is 25 horizontal feet, regardless of grade change. The Applicant should
consider modification of the proposed limits of disturbance boundaries in order to preserve wetland and
wetland buffer areas. The preservation of the 25-foot wetland buffer areas (also referred to as the “25-
foot wetland setback/buffer) is important to the overall health of the wetlands, especially after site



development. The existing buffer serves to filter pollutants and nutrients from storm water before
entering the wetlands, as well as to provide additional wildlife habitat.

4. Pursuant to Section 12-172(f), “Upon filing of the application, the applicant shall have the boundary
lines of any watercourses or wetlands on the property flagged or staked. The flagging or staking shall
remain in place throughout the conduct of the permit activity.” Merjent conducted an on-site review on
May 30, 2025 and flagging has fallen off or been removed since the original delineation reviewed by
MSG. It is requested that flagging be replaced and remain throughout the course of construction
iffiwhen the Project receives final approval.

5. The Applicant is encouraged to provide wetland conservation easements for any areas of remaining
wetland and 25-foot wetland buffer. The Applicant shall provide wetland conservation easements as
directed by the City of Novi Community Development Department for any areas of proposed wetland
mitigation areas. This language shall be submitted to the City Attorney for review. The executed
easement must be returned to the City Attorney within 60 days of the issuance of the City of Novi
Wetland and Watercourse permit.

- While not required for site plan approval, the applicant is encouraged to provide conservation
easements for any undisturbed wetlands and associated 25-foot wetland buffer not impacted.

Should you have any questions or concerns with this review, please contact me via email at
jason.demoss@merjent.com or via phone at (619) 944-3835.

Sincerely,

Merjent, Inc.

Joerv Dimoty

Jason DeMoss, PWS
Environmental Consultant

Enclosures:

Figure 1 — City of Novi Wetlands Map
Attachment A — Site Photographs

CcC:

Stacey Choi, City of Novi, schoi@cityofnovi.org

Rick Meader, City of Novi, rmeader@cityofnovi.org
Barbara McBeth, City of Novi, bmcbeth@cityofnovi.org
Matt Pudlo, Merjent, matt.pudlo@merjent.com
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Figure 1. City of Novi Regulated Wetlands Map
Approximate Site boundary is shown in red.
(Approximate) Regulated Wetland areas are shown in blue.
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Overview of wetland on-site with no flagging

City of Novi

Overview of wetland on-site with no flagging

Novi Acres
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A:COM 39575Lewis Drd
Novi
MI, 48377
USA
aecom.com

Project name:
JSP25-12 — Novi Acres Revised Preliminary
Traffic Review

To: From:
Barbara McBeth, AICP AECOM

City of Novi

45175 10 Mile Road Date:

Novi, Michigan 48375 March 10, 2026
CC:

Lindsay Bell, Humna Anjum, Diana Shanahan, Milad
Alesmail, Stacey Choi, Kate Purpura

Memo

Subject: JSP25-12 — Novi Acres Revised Preliminary Traffic Review

The revised preliminary site plan was reviewed to the level of detail provided and AECOM recommends LEFT BLANK
FOR MPZ for the applicant to move forward as long as the comments provided below and applicable deviations are
adequately addressed to the satisfaction of the City.

GENERAL COMMENTS

1. The applicant, Cypress Partners, is proposing 61 owner-occupied residential units and a separate 6,529 SFT retalil
building.

2. The development is located on the east side of Wixom Road, between Grand River Avenue and 11 Mile Road. Wixom
Road is under the jurisdiction of the City of Novi.

3. The site is zoned I-1 (Light Industrial). The applicant is requesting to amend the previously approved Consent
Judgement to allow for RM-2 (High-Density Multiple-Family).

4. The following traffic-related deviations are being requested by the applicant:

a. Sidewalk on one side of the drives only.

TRAFFIC IMPACTS

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

ITE Code: 220 — Multifamily Housing (Low-Rise), Unknown type of retail (assumed as ‘Strip Plaza’ for the
calculation)

Development-specific Quantity: 61 Dwelling Units, 6,529 SFT

Zoning Change: N/A

. . . . Estimated Peak-  City of Novi Above
LGS TS SSAIENE] A Direction Trips Threshold Threshold?
AM Peak-Hour Trips 42 + 22 32+13 100 No
PM Peak-Hour Trips 47 + 57 29 + 29 100 Yes
Daily (One-Directional) Trips 466 + 504 N/A 750 Yes

2. The City of Novi generally requires a traffic impact study/statement if the number of trips generated by the proposed
development exceeds the City’s threshold of more than 750 trips per day or 100 trips per either the AM or PM peak

1/5



Memo

hour, or if the project meets other specified criteria.

Trip Impact Study Recommendation

Type of Study: Justification

The TIS study was conducted and reviewed in 2023 with the site plan of that
time, with 158 dwelling units. The revised site plan reduced the dwelling units
significantly (158 to 61) and added 6,529 sq ft of retail.

RTIS/TIS Trip generation comparison submitted with allowed building use and analysis
suggests a reduction in the trips compared to the Shopping Plaza/Super
Market. However, Strip retail plaza added to Single Family Attached housing,
and the resulting total trips (919) are more than the TIS study conducted last
time, with 707 weekday trips.

TRAFFIC REVIEW

The following table identifies the aspects of the plan that were reviewed. Items marked O are listed in the City’s
Code of Ordinances. Items marked with ZO are listed in the City’s Zoning Ordinance. ltems marked with ADA are
listed in the Americans with Disabilities Act. Items marked with MMUTCD are listed in the Michigan Manual on
Uniform Traffic Control Devices.

The values in the ‘Compliance’ column read as ‘met’ for plan provision meeting the standard it refers to, ‘not met’
stands for provision not meeting the standard and ‘inconclusive’ indicates applicant to provide data or information
for review and ‘NA’ stands for not applicable for subject Project. The ‘remarks’ column covers any comments
reviewer has and/or ‘requested/required variance’ and ‘potential variance’. A potential variance indicates a
variance that will be required if modifications are not made or further information provided to show compliance
with the standards and ordinances. The applicant should put effort into complying with the standards; the variances
should be the last resort after all avenues for complying have been exhausted. Indication of a potential variance
does not imply support unless explicitly stated.

EXTERNAL SITE ACCESS AND OPERATIONS

No. Item Proposed Compliance Remarks
1 Driveway Radii | O Figure 1X.3 Dimensioned  Partially Met 12’ radius below range,
15’ minimum required.
2 Driveway Width | O Figure 1X.3 Varies and Met
matches
existing
3 Driveway Taper | O Figure [X.11 - N/A
3a Taper length | - N/A
3b Tangent - N/A
4 Emergency Access | O 11-194.a.19 - N/A No changes proposed.
5 Driveway sight distance | O Figure - N/A Does not directly access
VIII-E City road.
6 Driveway spacing
6a Same-side | O 11.216.d.1.d - N/A Does not directly access
City road.
6b Opposite side | O 11.216.d.1.e | - N/A Does not directly access
City road.
7 External coordination (Road agency) - N/A

AECOM
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https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
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EXTERNAL SITE ACCESS AND OPERATIONS
No. Item

8

9

10

External Sidewalk | Master Plan &

EDM

Sidewalk Ramps | EDM 7.4 & R-28-K

Any Other Comments:

INTERNAL SITE OPERATIONS

No.
11

12

13

14

15
15a

15b
16

17

18

19
20

AECOM

Iltem
Loading zone | ZO 5.4

Trash receptacle | ZO 5.4.4

Emergency Vehicle Access

Maneuvering Lane | ZO 5.3.2

End islands | ZO 5.3.12

Adjacent to a travel way

Internal to parking bays
Parking spaces | ZO 5.2.12

Adjacent parking spaces | ZO

5.5.3.C.ii.p
Parking space length | ZO 5.3.2

Parking space Width | ZO 5.3.2

Parking space front curb height | ZO
5.3.2

Proposed
51

Indicated and
detail
provided

Proposed

600 SFT on west
side of retail
building
Indicated in NW
corner of retail
building, not
proposed at
residential
Turning
movements
provided
Varies, 24’
minimum

3’ shorter than
adjacent space

26 proposed at
retail building, 32
proposed
throughout
residential area

<15 spaces

17" with 2’ clear
overhang at retail
building and 20’
parallel spaces
o

4" in front of 17’
spaces and 6"
everywhere else

Compliance
Met

Met

Compliance
Met

Met

Met

Met

Partially Met

N/A

Met

Met

Met
Partially Met

Remarks

A sidewalk connection is
proposed between the
development and the
existing sidewalk along
Wixom Rd.

The applicant could
indicate how trash will be
collected in the
residential area. Truck
turning path included.

Provide all radius
dimensions at retail
building.

See Planning letter.
Revise label of “6”
parallel parking spaces
to “5” for the northern
parallel parking spaces
on sheet C-3.1.

Revise the integral curb
and sidewalk detail on
sheet C-9.1to 4” height
in front of 17’ parking
spaces.
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INTERNAL SITE OPERATIONS

No. Item Proposed \ Compliance Remarks
21  Accessible parking — number | ADA | 2 required, 2 Met

proposed at retail

building, 2

proposed at
proposed amenity

open space
22 | Accessible parking — size | ADA 8’ spaces with 8 | Met
aisle
23  Number of Van-accessible space | 1 required, 1 Met
ADA proposed
24 | Bicycle parking
24a Requirement | ZO 5.16.1  Provided within Met
garages, 2
proposed at retail
building
24b Location | ZO 5.16.1 | Indicated Met
24c Clear path from Street | ZO 5.16.1 Indicated Met
24d Height of rack | ZO 5.16.5.B | Indicated Met
24e Other (Covered / Layout) | ZO | Indicated Partially Met The bike rack detail on
5.16.1, Text Amendment 18.301 sheet C-9.2 shows 4
spaces but the plan
calls for 2 spaces. The
layout should match
standards in Text
Amendment 18.301.
25 | Sidewalk — min 5’ wide | Master 5, 7" with 2’ Partially Met The applicant is
Plan overhang at requesting a deviation
parking for sidewalk on only
one side of a minor
drive. Dimension
sidewalk for the
proposed amenity open
space.
26 | Sidewalk ramps | EDM 7.4 & R-28-  Indicated Met
K
27 | Sidewalk — distance back of curb | No offset Met Sidewalk abuts parking.
EDM 7.4
28  Cul-De-Sac | O Figure VIII-F N/A - -
29 | TurnAround || ZO 5.10 Not dimensioned | Not Met Dimension turn around
at the retail building.
30 | Major Drive | | ZO 5.10 N/A - Drive aisle around
building is not considered
a “major drive”.
31 | Any Other Comments:
SIGNING AND STRIPING
No. Item Proposed Compliance Remarks
32  Signing: Sizes | MMUTCD Shown on sign Met
details

AECOM
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https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://ada-compliance.com/ada-compliance/502-parking-spaces
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://www.cityofnovi.org/media/jfqng21p/finalnon-motorizedmasterplan-part2of4.pdf
https://www.cityofnovi.org/media/jfqng21p/finalnon-motorizedmasterplan-part2of4.pdf
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/standardPlansIndex.htm#roadPlans
https://mdotjboss.state.mi.us/stdplan/standardPlansIndex.htm#roadPlans
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_F.png
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855

Memo

SIGNING AND STRIPING
No. Item Proposed Compliance Remarks

33 | Signing table: quantities and sizes Not included Not Met Include in sign legend on
site plan the sizes, sign
code and quantities for
any proposed signs.

34 | Signs 12" x 18” or smaller in size shall = Partially included Partially Met Include full note.

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

35 | Signs greater than 12" x 18” shall be Partially included = Partially Met | Include full note.

mounted on a galvanized 3 Ib. or
greater U-channel post | MMUTCD

36  Sign bottom height of 7’ from final Included Met Shown on sign details.
grade | MMUTCD
37 | Signing shall be placed 2’ from the Included Met

face of the curb or edge of the nearest
sidewalk to the near edge of the sign |

MMUTCD
38 FHWA Standard Alphabet series used = Not included Not Met Include note.
for all sign language | MMUTCD
39 | High-Intensity Prismatic (HIP) sheeting = Not included Not Met Include note.
to meet FHWA retro-reflectivity |
MMUTCD
40 | Parking space striping notes Indicated Partially Met = The site plan indicates 4”
white but the detail on
sheet C-9.1 shows
double white markings,
update detail to match
site plan.
41 | The international symbol for Not included Not Met Provide detail.
accessibility pavement markings | ADA
42 | Crosswalk pavement marking detall Included Met
43 | Any Other Comments: There is a “Do Not Enter” sign shown in the sign legend

but not on site plan, remove any sign details that are not
proposed on the site plan.
Note: Hyperlinks to the standards and Ordinances are for reference purposes only, the applicant and City of Novi
to ensure referring to the latest standards and Ordinances in its entirety.

Should the City or applicant have questions regarding this review, they should contact AECOM for further clarification.
Sincerely,

AECOM

Paula K. Johnson, PE Saumil Shah, PE
. . . Project Manager
Senior Transportation Engineer

AECOM
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https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855

FACADE REVIEW




March 3, 2026 Fagade Review Status Summary:
Approved — Full Compliance, Section 9

City of Novi Planning Department Waiver Not Required

45175 W. 10 Mile Rd.
Novi, Ml 48375-3024

Re: FACADE ORDINANCE, Revised Preliminary Site Plan (RPSP)
Novi Acres, JSP25-12, Facade Region: 1, Zoning District: I-1

Dear Ms. McBeth;

This review is based on the drawings prepared by Toll Brothers (undated). The
percentages of facade materials proposed for each building are shown below. The
minimum and maximum percentages allowed by the Facade Ordinance are shown
in the right-hand column. This project is considered “residential style architecture”
with respect to Footnotes 10 & 14 of the Facade Chart.

Ordinance
Townhomes, 5-Unit Buildings Front | Left [ Right| Rear Maximum
(Minimum)
Brick 55% | 53% | 53% | 33% | 100% (30% Min.)
Wood Siding, Horiz. Pattern (Cement Fiber) 7% 44% | 44% | 26% 50%
Composite Panels 5% 0% 0% 0% 25%
Asphalt Shingles 28% | 0% 0% | 38% 50%
Trim 5% 3% 3% 3% 15%
TL 100% | 100% | 100% [ 100%
Ordinance
Townhomes, 8 & 9 Unit Buildings Front | Left | Right | Rear Maximum
(Minimum)
Brick 58% | 53% | 53% | 33% | 100% (30% Min.)
Wood Siding, Horiz. Pattern (Cement Fiber) 7% 44% | 44% | 26% 50%
Composite Panels 5% 0% 0% 0% 25%
Asphalt Shingles 24% 0% 0% 38% 50%
Trim 6% 3% 3% 3% 15%
TL 100% | 100% | 100% | 100%
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Recommendation —

The applicant has provided the sample board required by Section
5.15.4.D of the Ordinance by way of colored photographs on the drawings. This,
together with the renderings indicate carefully coordinated colors and texture that
are consistent with the Facade Ordinance. A Section 9 Waiver is not required for this
project.

General Notes:

1. Inspections — The Facade Ordinance requires inspection(s) for all facade
materials. It is the applicant’s responsibility to request the inspection at the
appropriate time, prior to installation. Inspections may be requested using the Novi
Building Department’s Online Inspection Portal with the following link.

Sincerely,

DRN & Architects PC

Douglas R. Necci, AIA
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CITY COUNCIL

Mayor
Justin Fischer

Mayor Pro Tem
Laura Marie Casey

Dave Staudt
Brian Smith
Ericka Thomas
Matt Heintz

Priya Gurumurthy

City Manager
Victor Cardenas

Director of Public Safety
Chief of Police
Erick W. Zinser

Fire Chief
John B. Martin

Assistant Chief of Police
Scott R. Baetens

Assistant Fire Chief
Todd Seog

Novi Public Safety Administration

45125 Ten Mile Road
Novi, Michigan 48375
248.348.7100
248.347.0590 fax

cityofnovi.org

May 13, 2025

TO: Barbara McBeth - City Planner
Lindsay Bell - Plan Review Center
Dan Commer - Plan Review Center
Diana Shanahan - Plan Review Center
Stacey Choi - Planning Assistant

RE: Novi Acres (fka Station Flats)

PSP#24-25-019

JSP25-12

Project Description:

Build 7 multi-tenant/multi-story structures with a single story
Commercial building.

Comments:

All fire hydrants MUST be installed and operational prior to
any combustible material is brought on site. IFC 2015
3312.1

For new buildings and existing buildings, you MUST comply
with the International Fire Code Section 510 for
Emergency Radio Coverage. This shall be completed by
the time the final inspection of the fire alarm and fire
suppression permits.

Corrected from previous review 3/27/23 KSP- Fire lanes will
be designated by the Fire Chief or his desighee 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.)

Corrected from previous review 3/27/23 KSP- An
unobstructed outside turning radius of 50 feet minimum
and an inside turning radius of 30 feet maximum are to be
provided at intersections of private or public roadways
and cul-de-sacs. (International Fire Code 503.2.4) (South
entrance from Target).

The ability to serve at least two thousand (2,000) gallons
per minute in single-family detached residential; three
thousand (3,000) gallons per school areas; and at least
four thousand (4,000) gallons per minute in office,
industrial and shopping centers is essential. (D.C.S. Sec.11-
68(a))

Hydrants shall be spaced approximately three hundred
(300) feet apart online in commercial, industrial, and
multiple-residential areas. In cases where the buildings
within developments are fully fire suppressed, hydrants
shall be no more than five hundred (500) feet apart. The




spacing of hydrants around commercial and/or industrial
developments shall be considered as individual cases
where special circumstances exist upon consultation with
the fire chief. (D.C.S. Sec. 11-68 (f)(1)c)

Fire 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.

Shall add Fire Department Connection(s) - FDC on the
plans for review.

Fire department connections shall be located on the
street side of buildings, fully visible and recognizable from
the street or nearest point of fire department vehicle
access or as otherwise approved by the code official.
(International Fire Code 912.2.1)

Proximity to hydrant: In any building or structure required
to be equipped with a fire department connection, the
connection shall be located within one hundred (100)
feet of a fire hydrant. (Fire Prevention Ord. Sec. 15-17
912.2.3)

Landscaping shall not obstruct the FDC.

Corrected and received on previous review in 12/2024. A
hazardous chemical survey is required to be submitted to
the Planning & Community Development Department for
distribution to the Fire Department at the time any
Preliminary Site Plan is submitted for review and approval.
Definitions of chemical types can be obtained from the
Fire Department at (248) 735-5674.

Water main sizes shall be put on the plans for review.

All fire apparatus access roads (public and private) with a
dead-end drive in excess of one hundred fifty (150) feet
shall be designed with a turn-around designed in
accordance with Figure VllI-l or a cul-de-sac designed in
accordance with Figure VIlII-F. (D.C.S. Sec 11-194 (a)(20))
By the retail building.

Recommendation:

Sincerely,

Left Blank for MPZ

Andrew Copeland - Fire Marshal
City of Novi Fire Department

CC:

file



APPLICANT RESPONSE LETTER

FROM ORIGINAL REVIEW




Response Letter JSP25-12

PROJECT Novi Acres, City of Novi, Mi

DATE 01-08-2026

FROM PEA Group

PEA JOB No. 2021-0449

PURPOSE Response Letter for Review JSP25-12

The following changes have been made to the Site Plans based on comments received from the City of

Novi.

Planning Review

1.

Provide a setback exhibit that illustrates the ownership boundaries for each use, gross and
net areas, identified yards and proposed setbacks
o Designer Response: Setbacks and dimensions are shown on overall C-3.0. Data table also
shows proposed and required setback dimensions.

Applicant to justify the reasoning behind choosing RM-2 as the appropriate rezoning
category for the proposed development.

o0 Designer Response: We are not proposing a rezoning to RM-2, we are prosing to amend
the existing consent judgment. The reference to the requirements to RM-2 is being done
for the purposes of comparison used since it closely matches what is being proposed for
the development.

Provide a calculation of pavement area in front yard of residential area to show pavement
area does exceed 30% of front yard space.
o0 Designer Response: This has been calculated to be 36% with allowable maximum being
30%. Deviation requested.

Deviation required for sidewalk on one side of the drives only on the south end towards
Target.
o Designer Response: Deviation requested.

Provide the minimum required bicycle parking at in retail and residential developments
o Designer Response: This has been addressed in Sheet C-3.0.



6. Provide loading to meet requirement.
o0 Designer Response: This has been addressed in Sheets C-3.0, C-3.1, and C-3.2

7. Open space does not meet requirement or definition of Open space per ordinance.
0 Designer Response: Open space area remains in the courtyards with benches for gathering
now included. Northern amenity space is also added for additional secluded open space.

8. Deviation request needed to allow increase in room count for 3-story building.
o0 Designer Response: Deviation requested.

9. Deviation is needed as part of the Consent Judgement amendment to allow buildings to not
be angled at 45 degrees.
o Designer Response: Deviation requested.

10. Indicate whether outdoor dining patios are proposed.
o0 Designer Response: No outdoor dining patios are proposed.

11. Provide barrier free spaces for residential development by ADA standards.
o Designer Response: ADA spaces have been provided.

12. Dimension the sidewalk width abutting 17’ deep parking spaces.
o0 Designer Response: This has been addressed in Sheets C-3.0, C-3.1 and C-3.2

13. Provide bike rack detail and 6’ sidewalk adjacent as required.
o Designer Response: This has been addressed on Sheets C-3.0, C-3.1, C-3.2, and C-9.2

14. Applicant must verify that 40% of total green/open space will be maintained in Novi
Promenade Development.

o Designer Response: Our office does not have any information related to the current
green/open space percentage for the overall Novi Promenade Development. Based upon
the historical plan provided to our office this part of the development was previously
planned for a 100,000 square foot commercial use. The proposed development with mult-
family and small retail center is significantly less intense than the previously proposed
commercial development. It is assumed that the entire Novi Promenade maintains
sufficiency for this requirement.

Engineering Review

General Comments

1. Provide overall utility sheet that shows both the north and south side, with all utilities.
Manholes, hydrants and catch basins should be shown on overall site plan sheet, sheet
C-3.0.

o Designer Response: Overall Utility sheet has been created as C-6.0. Manholes,
hydrants, and catch basins are now shown on C-3.0

2. Only at the time of the printed Stamping Set submittal, provide the City’s standard detail
sheets for water main (5 sheets), sanitary sewer (3 sheets), storm sewer (2 sheets),
paving (2 sheets) and Boardwalks/Pathways (1 sheet). The most updated details can be
found on the City’s website under Engineering Standards and Construction Details.

o Designer Response: This will be addressed at the Stamping Set submittal.



10.

Provide soil boring data for the borings shown on the site plan, if borings are older than
5 years new borings will be needed.
o0 Designer Response: G2 Consulting Group completed a geotechnical investigation
report on June 24, 2024, for the subject site. A copy of this report will be provided
during engineering review phase.

Right-of-way dedication is requested, the proposed right-of-way on Wixom Road has
been shown.
0 Designer Response: The proposed ROW as shown remains proposed. Overall C-3.0
now shows dedicated area as a hatch.

Provide a traffic control sign table listing the quantities of each permanent sign type

proposed for the development. Provide a note along with the table stating all traffic

signage will comply with the current MMUTCD standards. ‘No Parking’ signs on the

north side of buildings 5 and 6 look like they are close to the proposed parking spaces,

itis recommended to move them.

o0 Designer Response: Center aisle signs have been repositioned. Note is how included in

legend. Sign quantities will be provided in engineering phase once site plan layout has
been approved.

Provide a note that compacted sand backfill (MDOT sand Class Il) shall be provided for
all utilities within the influence of paved areas; illustrate and label on the profiles.
o0 Designer Response: Will be provided during engineering design phase.

Provide a construction materials table on the utility plan listing the quantity and material
type for each utility (water, sanitary and storm) being proposed.
o0 Designer Response: Will be provided during engineering design phase.

Provide a utility crossing table indicating that at least 18-inch vertical clearance will be
provided, or that additional bedding measures will be utilized at points of conflict where
adequate clearance cannot be maintained.

o Designer Response: Will be provided during engineering design phase.

Provide a note stating if dewatering is anticipated or encountered during construction,
then a dewatering plan must be submitted to the Engineering Division for review.
o Designer Response: Will be provided during engineering design phase.

Indicate if any light poles are proposed in front of the buildings where the entrances are
located.
o0 Designer Response: Lighting plan sheets are included in package. We will coordinate
with Architecture on any non-fascia mounted lighting.



Water Main

11.

12.

13.

14,

15.

16.

17.

18.

19.

See the attached easements for Sam’s Club and Target, it looks like the portion of the
main going north to south on this property has not been dedicated. A portion of the
main on the Sam’s Club property is also not dedicated. The portion that is not dedicated
is part of the area where the main will be relocated, the remaining main that will be left in
place should be included in the watermain easement as well. Any existing water main
off-site that is not dedicated is not part of this project.

o Designer Response: We have revised the 20-foot easement to include existing to

remain to be dedicated within our property.

Provide the water main basis of design for commercial building. Indicate material of
main where connection is proposed.
o0 Designer Response: Revised per comment. Updated on sheet C-6.1 and BOD added to
sheet C-6.0.

Basis of design for residential buildings use a unit factor of .6 but the site plan states
that this will be 3- or 4-bedroom units, a unit factor of 1 should be used. The peaking
factor should be 2.5 for the water main basis of design.

o0 Designer Response: Revised per comment.

A tapping sleeve, valve and well is required at the connection to the existing water main.
o0 Designer Response: Added on Sheet C-6.1.

Water Systems must have the ability to serve at least three thousand (3,000) gallons per
minute in apartment, cluster residential and similar complexes, institutional and school
areas.

o0 Designer Response: Revised per comment.

Provide a profile for all proposed public water main 8-inch or larger.
o Designer Response: Will be provided during engineering design phase.

6-inch hydrant leads are allowed for leads less than or equal to 25 feet in length. 8-inch
leads are required for leads greater than 25 feet in length.
o Designer Response: Hydrant and Lead design will be fully designed during engineering
design phase.

All gate valves 6 or larger shall be placed in a well with the exception of a hydrant shut
off valve. A valve shall be placed in a box for water main smaller than 6.
o Designer Response: Will be provided during engineering design phase.

EGLE water main application will be required for this project, at time of Final Site Plan
submittal please provide the following items. An electronic copy of the set of utility
plans along with the Michigan Department of Environment, Great Lakes & Energy
(EGLE) permit application for water main construction, the Streamlined Water Main
Permit Checklist, Contaminated Site Evaluation Checklist, Basis of Design, and an
electronic version of the utility plan should be submitted to the Engineering Division for
review, assuming no further design changes are anticipated. Utility plan sets shall
include only the cover sheet, any applicable utility sheets, and the standard detail
sheets.

o Designer Response: EGLE submission will occur during engineering design phase.



Irrigation

20.

Indicate if irrigation is proposed on-site. If irrigation system is proposed, plans must be
provided with final site plan submittal.
o Designer Response: Will be provided during engineering design phase.

Sanitary Sewer

21.

22.

23.

24,

25.

26.

27.

28.

Provide a sanitary sewer monitoring manhole for the commercial building, unique to this
site, within a dedicated access easement or within the road right-of-way. If not in the
right-of-way, provide a 20-foot-wide access easement to the monitoring manhole from
the right-of-way (rather than a public sanitary sewer easement). The proposed
monitoring manhole is for the residential buildings; it is only required for the
commercial building. It should be at the connection point to the sanitary sewer or
proposed upstream over the lead.

o Designer Response: Monitoring manhole and access easement are now provided on all

utility plans.

If any of the existing sanitary sewer on your site is not located within a dedicated
easement, it will need to be dedicated at this time.
o0 Designer Response: Noted.

Provide a sanitary sewer basis of design for the development on the utility plan sheet.
(Calculations should use peaking factor of 4.0 and 3.2 People/REU, peaking factor of 4.0
is only for sanitary not for water main). The sanitary basis of design must use a unit
factor of 1 instead of 0.6.

o0 Designer Response: This has been addressed and added to C-6.0.

Note on the construction materials table that 6-inch sanitary leads shall be a minimum
SDR 23.5, and mains shall be SDR 26.
o Designer Response: Will be provided during engineering design phase.

Provide a note on the Utility Plan and sanitary profile stating the sanitary leads will be
buried at least 5 feet deep where under the influence of pavement.
o Designer Response: Will be provided during engineering design phase.

Provide a testing bulkhead immediately upstream of the sanitary connection point.
Additionally, provide a temporary 1-foot-deep sump in the first sanitary structure
proposed upstream of the connection point, and provide a secondary watertight
bulkhead in the downstream side of this structure.

o Designer Response: Will be provided and detailed during engineering design phase.

lllustrate all pipes intersecting with manholes on the sanitary profiles.
o Designer Response: Will be provided during engineering design phase.

At time of final site plan submittal, an electronic copy of the utility plans along with the
Michigan Department of Environment, Great Lakes & Energy (EGLE) permit application,
and the Streamlined Sanitary Sewer Permit Certification Checklist should be submitted
to the Engineering Division for review, assuming no further design changes are



anticipated. Utility plan sets shall include only the cover sheet, any applicable utility
sheets, and the standard detail sheets. It should be indicated with the application if an
expedited EGLE review is requested. EGLE will charge a fee that can be paid directly to
the State.

o0 Designer Response: EGLE submission will occur during engineering design phase.

Storm Sewer

29.

30.

31.

32.

33.

34.

35.

36.

Show and label all roof conductors and show where they tie into the storm sewer. If roof
leads do not tie into the storm sewer the water cannot flow across sidewalks or
pavement where there will be freeze or thaw issues.
o Designer Response: Courtyard roof lead will be fully designed in the engineering design
phase.

Show where roof leads for commercial building will tie into the storm sewer.
o Designer Response: Roof lead for commercial building is now provided on utility plans.

A minimum cover depth of 3 feet shall be maintained over all proposed storm sewer.
Currently, a few pipe sections do not meet this standard. Grades shall be elevated, and
minimum pipe slopes shall be used to maximize the cover depth. In situations where
the minimum cover cannot be achieved, Class V pipe must be used with an absolute
minimum cover depth of 2 feet. An explanation shall be provided where the cover depth
cannot be provided.

0 Designer Response: Will be provided and detailed during engineering design phase.

Provide profiles for all storm sewer 12-inch and larger. All storm pipes accepting surface
drainage shall be 12-inch or larger.
o0 Designer Response: Will be provided during engineering design phase.

Label the 10-year HGL on the storm sewer profiles and ensure the HGL remains at least
1-foot below the rim of each structure.
o Designer Response: Will be provided during engineering design phase.

lllustrate all pipes intersecting storm structures on the storm profiles.
o Designer Response: Will be provided during engineering design phase.

Provide a schedule listing the casting type, rim elevation, diameter, and invert

sizes/elevations for each proposed, adjusted, or modified storm structure on the utility

plan. Round castings shall be provided on all catch basins except curb inlet structures.
o Designer Response: Will be provided during engineering design phase.

Provide Storm sewer basis of design table for the proposed storm sewer at time of final
site plan submittal.
o Designer Response: Drainage map for runoff areas and full stormwater conveyance
design calculations will be provided during engineering design phase.

Storm Water Management Plan

37.

Existing detention basin is within a recorded easement, no nhew easement will be
required for this project.



38.

39.

40.

41.

42.

43.

44.

0 Designer Response: Noted.

Must provide C factor calculation for site along with 100-year detention calculations.
o0 Designer Response: Refer to updated Stormwater Management Plan on sheet C-8.1 for
site c-factor and detention calculations, existing provisions and management narrative.

The 2005 plans refer to the 2002 original Novi Prominade site plan. The calculations on
that site plan say that the tributary area is 36.58 acres with a factor of 0.8. The existing
site is within this acreage but the calculations of that site plan to not meet our old 100-
year detention standards.
a. See screenshot of 2002 and 2015 site plans below. By our calculations the
required 100-year detention is 371,272 cubic feet, this is using the acrage of
36.58, with a discharge rate of .2 per acre (old Novi standard was .15/acre) and
using the Qa value of 7.32 CFS.
o0 Designer Response: Refer to updated Stormwater Management Plan on sheet C-8.1 for
site c-factor and detention calculations, existing provisions and management narrative.

You must also provide a pre-treatment structure that removes a minimum 80% of Total
Suspended Solids (TSS) based on the 110-micron particle size. The NJDEP standard of
50% removal is also allowable, as it is for the target median particle size of 75-microns.
The existing structure based on the 2002 plans is only an oil and gas separator, that is
allowed if there is permanent water elevation or a sedimentation basin.
o Designer Response: Refer to updated Stormwater Management Plan on sheet C-8.1 for
site c-factor and detention calculations, existing provisions and management narrative.

An adequate maintenance access route to the basin outlet structure and any other
pretreatment structures shall be provided (15 feet wide, maximum running slope of
1V:5H, maximum cross slope of 3%, and able to withstand the passage of heavy
equipment). Verify the access route does not conflict with proposed landscaping.
o Designer Response: Proposed outlet structures over existing storm sewer have the
required maintenance clearance. Existing pond conditions for ultimate outlets remain
the same with access from the north side of Target drive isle.

Provide a 5-foot-wide stone bridge/access route allowing direct access to the standpipe
from the bank of the basin during high-water conditions (i.e. stone 6-inches above high
water elevation).
o Designer Response: No pond work is proposed, existing conditions for master detention
remain.

A 4-foot-wide safety shelf is required one foot below the permanent water surface
elevation within the basin.
o Designer Response: No pond work is proposed, existing conditions for master detention
remain.

A 25-foot vegetated buffer shall be provided around the perimeter of the storm water
basin. Show buffer area on plans.
o Designer Response: No pond work is proposed, existing conditions for master detention
remain.



Paving & Grading

45,

46.

47.

48.

49.

50.

51.

52.

53.

Provide a construction materials table on the Paving Plan listing the quantity and
material type for each pavement cross-section being proposed.
o Designer Response: Will be provided during engineering design phase.

Provide top of curb and top of pavement grades for the parking north of buildings 3 and
4. 4-inch curb should be provided for the parking spaces around the commercial
building, 6-inch curb with 17-foot stalls is currently provided.
Label 4 inch at top of stalls/sidewalks and 6 inch curbs everywhere else around
residential area at the north and the middle

o0 Designer Response: This has been addressed on Sheet C-3.1 and C-3.2.

Detectable warning plates are required at all barrier free ramps, hazardous vehicular
crossings and other areas where the sidewalk is flush with the adjacent drive or parking
pavement. The barrier-free ramps shall comply with current MDOT specifications for
ADA Sidewalk Ramps. Provide the latest version of the MDOT standard detail for
detectable surfaces.
o Designer Response: This has been addressed in Sheets C-3.1, C-3.2 and detailed on
sheet C-9.2.

Label specific ramp locations on the plans where the detectable warning surface is to be
installed.
o0 Designer Response: This has been addressed in Sheets C-3.1 and C-3.2.

Specify the product proposed and provide a detail for the detectable warning surface for
barrier free ramps. The product shall be the concrete-embedded detectable warning
plates, or equal, and shall be approved by the Engineering Division. Stamped concrete
will not be acceptable.

o Designer Response: This has been addressed on Sheet C-9.2.

Verify the slopes along the ingress/egress routing to the building from the barrier-
freestalls. All barrier-free stalls shall comply with Michigan Barrier-Free regulations.
0 Designer Response: Noted.

Provide at least 3-foot of buffer distance between the sidewalk and any fixed objects,
including hydrants and irrigation backflow devices. Include a note on the plan where the
3-foot separation cannot be provided.
o Designer Response: Noted, will keep in consideration and will include callouts on
engineering plans post layout approval.

Site grading shall be limited to 1V:4H (25-percent), excluding landscaping berms.
o0 Designer Response: Noted.

Per MDOT Special Provision for Crushed Concrete; the use of crushed concrete is
prohibited on the project within 100 feet of any water course (stream, river, county drain,
etc.) and lake, regardless of the application of location of the water course or lake
relative to the project limits. Add note to use 21AA crushed limestone base for any
pavement within 100 feet of a water course.



54.

55.

56.

57.

o Designer Response: Water course note has been added to asphalt pavement detail on
sheet C-9.1.

Revise the on-site asphalt pavement cross-section to 1.5 inches of MDOT 5EML/5EMH
on 2.5 inches of MDOT 3C/4EML on 8 inches of 21AA [limestone only if within 100 feet of
a watercourse] aggregate base.

o0 Designer Response: This has been addressed on Sheet C-9.1.

The end islands shall conform to the City standard island design, or variations of the
standard design, while still conforming to the standards as outlined in Section 5-18
Figure 5.3.12 of the Zoning ordinance (See Figure 5.3.12, i.e. 2’ minor radius, 15 major
radius, minimum 10’ wide, 3’ shorter than adjacent 19’ stall).

o0 Designer Response: This has been addressed on Sheet C-3.1 and C-3.2.

The City standard straight-faced curb (MDOT F-4 curb detail) shall be provided. Remove
detail and attach City standard paving details.
o Designer Response: Curbing is designed to match existing. Detail is proposed to
remain.

Dimensions of parking stalls abutting a curb or sidewalk are to the face of curb or walk.
All other dimensions are to back of curb unless otherwise indicated.
o0 Designer Response: This has been addressed in Sheets C-3.1 and C-3.2.

Soil Erosion & Sediment Control

58.

A SESC permit is required at time of final site plan submittal (link to Soil Erosion Permit
Application). A review will be done when a completed packet is submitted to Sarah
Marchioni at Community Development.

0 Designer Response: SESC permit will be submitted during engineering design phase

Off-Site Easements

59.

No off-site easements anticipated at this time.

The Following Must be Submitted with the Next Submittal:

60.

61.

A letter from either the applicant or the applicant’s engineer must be submitted with the
Stamping Set highlighting the changes made to the plans addressing each of the
comments listed above and indicating the revised sheets involved. Additionally, a
statement must be provided stating that all changes to the plan have been discussed in
the applicant’s response letter.

An itemized construction cost estimate must be submitted to the Community
Development Department 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 estimate must
be itemized for each utility (water, sanitary, storm sewer), on-site paving (square
yardage, should include number of detectable warning plates), right-of-way paving
(including proposed right-of-way), grading, and the storm water basin (basin
construction, control structure, pre-treatment structure and restoration).

o Designer Response: Noted, the cost opinion will be included with engineering submittal.



Traffic Review

External Site Access and Operations

1. Driveway radii is a 12’ radius, which is below range, 15" minimum required. Add radius
dimensions for connections at retail building.
0 Designer Response: Addressed for future submittals.

9. Provide latest ramp detail.
o Designer Response: This will be provided during engineering design phase.

Internal Site Operations

11. The applicant indicated a loading zone area was added at retail building, but it is not labeled
on the plan. A deviation will be required if there is not a loading zone.
o0 Designer Response: A loading zone meeting ordinance has been added to the west
side of the building and has been dimensioned and labeled on sheets C-3.0 and C-3.1.

15. End Islands
a. Provide all radius dimensions at retail building.
o Designer Response: Addressed for future submittals.

20. Revise the integral curb and sidewalk detail on sheet C-9.1 to 4” height in front of 17’
parking spaces.
o0 Designer Response: This has been addressed on Sheet C-9.1, 18" by 16” curb detail
includes specification for where 4” high curb is required.

23. Indicate which space is van accessible on site plan and add van accessible sign.
o Designer Response: ADA/Van accessible spaces have been addressed.

24. Bicycle Parking

b. A deviation will be required if bicycle parking is not added to the retail building.
o Designer Response: Bicycle Parking has been added to the retail building and
called out on sheets C-3.0 and C-3.1.
b. No Remark

c. A6’ clear path is required (does not include the 2’ overhang at parking spaces).
o0 Designer Response: This has been addressed on sheets C-3.0 and C-3.1

d. Height of 36" required for bike rack.
o0 Designer Response: This has been addressed and detail included on sheet C-
9.1.

26. Provide latest ramp detail.
o Designer Response: This will be provided during engineering design phase.

29. Dimension turn around at the retail building.
o Designer Response: Designer Response: Addressed for future submittals.



Signing and Striping

33.

34.

35.

38.

39.

40.

41.

43.

Include sign legend the sizes, sign code and quantities for any proposed signs.
o Designer Response: This will be provided during engineering design phase.

Include full note stating signs 12” x 18” or smaller in size shall be mounted on a galvanized
2 1b. U-channel post.
o Designer Response: This will be provided during engineering design phase.

Include full note stating signs greater than 12” x 18" shall be mounted on a galvanized 3 Ib.
or great U-channel post.
o Designer Response: This will be provided during engineering design phase.

Include full note stating FHWA Standard Alphabet series shall be used for all sign language.
o Designer Response: This will be provided during engineering design phase.

Include full note on High-Intensity Prismatic (HIP) sheeting to meet FHWA retro-reflectivity.
o Designer Response: This will be provided during engineering design phase.

The site plan indicates 4” white but the detail on sheet C-9.1 shows double white markings,
update detail to match site plan.
o Designer Response: Addressed for future submittals.

Provide detail for the international symbol for accessibility pavement markings.
o Designer Response: Addressed for future submittals.

There is a “Do Not Enter” sign shown in the sign legend but not on site plan, do not see
where this sign would be needed. Add the “Van Accessible” sign callout on the site plan.
The applicant could add a “Stop” sign at the northwest parking lot exit.

o0 Designer Response: Van accessible sign is now included.

Landscape Review

LANDSCAPE DEVIATIONS THAT MAY BE REQUIRED FOR PROPOSED LAYOUT:
o0 Deficiency in screening between the site and the Sam’s Club loading areas and Target
parking lot — not supported by staff
= Designer Response: Additional screening provided between site and Sam’s Club
loading areas and Target parking lot.
o Deficiency in foundation landscaping of Buildings 1, 4, 7 and 8 — not supported by staff
» Designer Response: Foundation landscaping provided for Buildings 1, 4, 7 and 8.
0 Lack of trees in two commercial building interior islands — supported by staff due to utility
conflicts if alternative plantings are proposed in those two islands
= Designer Response: Trees and additional plantings provided in landscape islands.
o0 Deficiency in accessway perimeter trees along overall development’s drives— not supported
by staff
= Designer Response: Accessway perimeter trees provided along overall
development’s drives.



Please add the city project number, JSP25-0012, to the lower right corner of sheet G.001.
o0 Designer Response: NOVI PROJECT NO.: JSP22-0009 has been added to civil title block
as well for all sheets.

Existing Conditions

1.

Please add the silt fence to protect the wetland to the Grading Plans.
0 Designer Response: Silt Fence has been added to C4.1 and C4.2 for wetland protection.

Please correct the table on T-1.1 where it states that trees #741-814 are exempt from
replacement due to their size. Those are all woodland replacement trees from the Grand
Promenade/Novi Promenade projects and must be replaced if they are removed, even if they
are not 8 dbh.
o Designer Response: The tree preservation plan no longer shows #741-841 as exempt
trees.

See the Merjent letter for a complete review of woodlands and wetlands
0 Designer Response: Noted. No comments.

Please show zoning of parcel and adjacent parcels on Landscape Plan or add to Alta Survey
o0 Designer Response: Zoning information is shown on C3.0 Overall Site and L-1.0.

Proposed Improvements

1.

The storm sewer layout does not allow all of the required interior street trees to be planted
along the existing north-south drive. Please revise the utility layout to leave room for all
required landscaping. Currently the storm sewer location in the north-south island west of
Buildings 2 and 5 prevents the plantings of the trees required in that island.
o Designer Response: The storm sewer has been revised to leave room for the required
landscaping.

Please add all proposed light fixtures to the landscape plan and resolve tree/pole conflicts
such that all required trees can be planted.
o Designer Response: Noted. All commercial light fixtures are not in conflict with proposed
trees. All light poles to be proposed for the residential buildings will not be in conflict with
the proposed trees.

Landscaping Requirements

1. Alandscape deviation would be required for the screening for both loading areas. The
current proposal would not be supported by staff. Provide acceptable visual and
audible screening for the loading areas.

o0 Designer Response: Loading areas now screened with evergreens.

2. An alternate means of screening that provides the same or better opacity and audible
blockage as the required berm will be required.
o Designer Response: Loading area now screened with evergreens.



3. You might consider approaching Sam’s Club about the possibility of removing the
southern 15 feet of paving in the east loading area to provide the room necessary for the
required landscaping.

o Designer Response: Pavement now removed to accommodate new conifer screening.

4. Please provide better screening along the north-south drive frontage. Instead of the
deciduous shrubs used on that berm, please use evergreen species that will provide
blockage throughout the year.

o Designer Response: 30 tall evergreen shrubs provided along north-south drive frontage.

5. The Red Rocket maple does not qualify as a canopy tree because its mature canopy
width is less than 20 feet. Please use a tree with a wider canopy.
o Designer Response: Red Rocket Maple has been replaced with Acer rubrum ‘Red Sunset'.

6. The trees required west of Buildings 2 and 5 may not be planted along the interior drive
as they are accessway perimeter trees, not interior drive trees.
o0 Designer Response: Accessway trees have been added along the N-S drive in front of
Buildings 2 and 5.

7. Please correct the interior drive trees.
o Designer Response: Interior drive trees have been updated.

8. Subcanopy trees should be used in the islands that have less than 200sf of green space,
such as along the drive in front of Buildings 1, 4, 7 and 8.
o0 Designer Response: Shrubs to be specified at final site plan added in islands along
buildings. Islands are only 2.5’ wide, not suitable for subcanopy trees.

9. Ifanisland is too small for even a subcanopy tree, please add shrubs to the island.
o0 Designer Response: Shrubs to be specified at final site plan placed in islands along
buildings and in commercial islands not large enough for trees. Residential area shrubs will
be detailed with foundation plantings in final site plans.

10. A landscape deviation is required for Buildings 1, 4, 7 and 8. It would not be supported

by staff
o Designer Response: Shrubs to be specified at final site plan added in islands along
buildings.

11. Please at least add shrubs and other plantings in the narrow islands that can’t support
even a subcanopy tree and along the sides of buildings 2-7 where trees can’t be placed.
Those plantings could count toward the frontage requirement in consideration of
support of the waiver, but the design is not preferable at all.

o Designer Response: Shrubs to be specified at final site plan added in islands along
buildings.

Parking Area Landscape Requirements

12. Please correctly label all islands that can count towards the requirement.
o0 Designer Response: All islands labelled with square footage on L-1.0



13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

Islands must be within the lot edges to count as Islands. The islands east of the

commercial building may not be counted as interior landscaping because interior trees

cannot be located in them due to the utility conflicts, but landscaping other than lawn

should be proposed.

0 Designer Response: Landscape island areas have been updated. Smaller islands do not
counting toward interior parking calculation and now include shrubs due to lack of space or
utility conflicts preventing space for canopy trees.

The long island between the commercial lot and the interior drive may also not be

counted toward the total as it is not interior to the commercial lot. The corner islands

may count.

o0 Designer Response: Only islands on corners or within parking lot are now counted toward
area calculation.

Islands must have canopy trees planted in them to count toward the total area required.
o Designer Response: Only islands with canopy trees count towards total required for interior
parking area.

Islands must be correctly labeled to count toward the total required. There still may be
sufficient area to meet the requirements but they must be labeled correction to confirm
that.

o0 Designer Response: All parking lot islands now correctly labelled.

Landscape deviations would be required for the proposed islands and landscaping in
the commercial sections. They would not be supported by staff.
o Designer Response: Plan has been updated to avoid the need for waivers.

Canopy trees are required in all interior islands to shade the lot. They are not provided

in two of the Commercial lot islands.

o Designer Response: Center island cannot have a tree due to the existing sanitary sewer.
Island is not counted toward total required land area and shrubs have been added.

That would require a landscape deviation. It would be supported by staff for those
islands since the sanitary line exists if alternative attractive plantings are planted in
those islands.

o0 Designer Response: Shrubs are now proposed for these islands.

The large island east of the commercial parking lot may not be counted as interior

space, but parking lot and accessway perimeter trees can be provided in them. As the

island is only 20 feet wide, trees in the island that are within 15 feet of each curb can be

double-counted as parking lot perimeter trees and accessway perimeter trees.

o0 Designer Response: Trees east of the commercial parking now counting as accessway
perimeter and parking lot perimeter trees.

Parking lot perimeter trees are not required for the frontage(s) where the building is
within 20 feet of the parking lot
Designer Response: Parking lot perimeter tree calculation has been amended.

Please relabel the PP trees within the lot as IP — there should be four.
o Designer Response: All parking tree labels have been updated.



23. Since the island east of the parking lot is less than 30 feet wide, the parking lot
perimeter trees can be double-counted as accessway perimeter trees.
o0 Designer Response: Trees in the island east of the parking lot now double counting as
Accessway Perimeter trees and Parking Lot Perimeter trees.

24. Only canopy trees can be used as perimeter trees unless there are overhead wires,
which aren’t in the commercial area. Please change those undersized trees to canopy
trees.

o Designer Response: All trees used for parking lot perimeter trees are now canopy sized
trees.

25. Landscape deviations are required for the deficiency in accessway perimeter trees
provided. It would not be supported by staff.
o Designer Response: Accessway perimeter trees have been added to the plan.

26. As noted above, 5 trees provided for the commercial building in the large eastern island
can be double-counted as parking lot perimeter and accessway perimeter trees since
they are within 15 feet of both edges.

o0 Designer Response: 5 trees in large eastern island now double counting as parking lot
perimeter and accessway perimeter trees.

27. Please add 10 canopy trees along the east side of the development drive between Sam’s
Club and Target (360/35) between the residential entry drives and 3 south of the south
residential drive.

o0 Designer Response: 10 canopy trees have been added to the east side of Development
Drive.

28. Please provide 5 trees on the south edge of the commercial building/parking lot (220/35).

o0 Designer Response: 5 trees have been added on the south edge of the commercial
building parking lot added.

Miscellaneous Landscaping Reqguirements

29. Please widen the landscape islands along the north side of the building to at least 4 feet.
o0 Designer Response: Landscape islands along North side of building now at least 4 feet
wide.

30. Please provide detailed foundation landscape plans in the Final Site Plans
o0 Designer Response: Detailed foundation landscape plans will be provided in Final Site
Plans

31. Please show the location of any FDCs on the landscape plan.
o Designer Response: All final snow locations at Final Site Plans will not block FDC locations.

32. Please do not put the snow deposit areas adjacent to hydrants.
o Designer Response: Snow deposit areas will not be located at hydrants.

33. Please add subcanopy trees or large shrubs in narrow islands that can’t support a
canopy tree.
o Designer Response: All narrow islands unable to support a canopy tree now have shrubs.



34. Please show snow deposit areas away from fire hydrants
o Designer Response: See plans for snow deposit areas.

35. Please show transformers and other utility boxes when their locations are determined.
o Designer Response: Transformer will be added and screened at final site plan.

36. Please add an allowance of 10 shrubs per box on the plant list and label as such
o Designer Response: Transformer will be added and screened at Final Site Plan.

37.If any changes to the pond are required, the modified areas of the pond will need to be
landscaped per the current ordinance.
o0 Designer Response: Noted.

Landscape Notes and Details — Utilize City of Novi Standard Notes

38. Please reduce the number of Black Hills spruce planted to no more than 25 trees (10%).
o Designer Response: Black Hills spruce quantity reduced to 24 trees.

39. When foundation plantings are provided, please work to keep the percentage of native
species used to about 60% if possible.
o0 Designer Response: Noted. Percentage of native species will be maintained at 60% when
foundation plantings are provided.

40. Betula nigra and Liquidambar styraciflua may not be used for woodland replacements
as they are not on the woodland replacement chart. Please use species from the
woodland replacement chart which is attached to this review.

o Designer Response: Quercus palustris and Quercus shumardii from the woodland
replacement chart identified and now replace Betula nigra and Liquidambar styraciflua as
woodland replacements.

41. Need lawn type and amount in square feet for Final Site Plans.
0 Designer Response: Noted. Lawn type and amount will be provided on final site plans.

42. Need cost estimate for Final Site Plans.
o Designer Response: Noted. Currently provided on L-1.3 and will be provided on Final Site
Plan.

43. For Perennial/Ground Cover, provide detail on Landscape Plans if used.
o Designer Response: Noted. All planting details included.

44. Add note on intended installation date.
0 Designer Response: Note added to L-1.3.

45. Add note maintenance and statement of intent to install and guarantee all materials for 2
years. Include a minimum one cultivation in June, July, and August for the 2-year
warranty period.

o0 Designer Response: Noted. Note provided on L-1.3 Landscape Details.

46. Add note on plant source being northern nursery grown, No. 1 grade



47.

48.

49.

50.

51.

52.

o Designer Response: See planting notes. Specifications will be included on Final Site Plan.

Add note on establishment period on the 2-year guarantee.
o Designer Response: Noted. See plantings notes on Sheet L-1.3.

Add note on approval of substitutions that city must approve any in writing prior to
installation.
o Designer Response: Noted. Note added to landscape plans L-1.3.

Please keep the tree designations (R, IP, etc) shown on L-1.0 on Sheets L-1.1 and 1.2 to

assist with evaluating the plans.

o0 Designer Response: All tree designation labels now visible on Sheets L-1.0, L-1.1, and L-
1.2

Please add irrigation plan or information as to how plants will be watered sufficiently for
establishment and long- term survival.
o0 Designer Response: Noted. Irrigation will be addressed at Final Site Plans.

The plan should meet the requirements listed at the end of this chart.
o Designer Response: Noted.

If xeriscaping is used, please provide information about plantings included.
o Designer Response: Noted.

END OF RESPONSE LETTER
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STATE OF MICHIGAN

IN THE CIRCUIT COURT FOR THE COUNTY OF OAKLAND

NOVI EQUITIES LIMITED PARTNERSHIP, \
and
NOVI PROMENADE HOLDINGS, LLC
Case No. 00-021096-CZ

Plaintiff, ‘ Hon. Rae Lee Chabot
-ve-
CITY OF NOVI,

Defendant. ;

MOORE PENNA & ASSOCIATES PLLC
ANTHONY J. PENNA (P 67707)

Attarney for Novi Promenade Holdings, LLC
38600 Van Dyke Avenue, Suite 300
Sterling Heights, MI 48312-1173

(586) 883-6585

JOHNSON, ROSATI, SCHULTZ & JOPPICH, P.C.

THOMAS R. SCHULTZ (P 42111)

Attomey for Defendant

27555 Executive Drive, Suite 250

Farmington Hills, MI 48331-3550

(248) 4894100

/

AMENDMENT TO CONSENT JUDGMENT

At a session of said Court held in the City of Pontiac,
County of Oakland, State of Michigan on_JUN 23 2015

PRESENT: '
Circuit Court Judge

OK-LB
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This matter having come before the Court upon the parties’ submission of an
Amendment to a Consent Judgment; the parties having agreed to entry of an Amendment to a
Consent Judgment in this matter as set forth below, and according to the express terms and
provisions stated herein; and the Court otherwise being duly advised in the premises:

RECITALS

A A Consent Judgment in this case was entered on July 19, 2001 (the Original
Consent Judgment). (Tab 1.) The Original Consent Judgment related to the approval of and
conditions surrcunding the development of certain property (the Property) located in the City of
Novi by Plaintiff Novi Equities Limited Partnership, as developer.

B. Plaintiff Novi Equities Limited Partnership did in fact develop a portion of the
Property as permitted under the Original Consent Judgment, and currently there exists within
the approved development a Target Store, a Sam’s Club retail store, and certain other retail
stores located on outlots known collectively as the "Novi Promenade® development. (Tab 2.)

C. In addition to these building improvements, the Original Consent Judgment
required the Plaintiff to construct other site impravements, including @ wetland mitigation area
as well as a separate sedimentation/detention pond, and also to preserve certain wetlands (and
woodlands) in an area known as the “Permanent Preserve.” A Development Site Plan showing
all such improvements is attached as Exhibit B to the Original Consent Judgment.

D. While the required site improvements have been made, not all of the approved
building improvements were constructed by Plaintiff Novi Equities Limited Partnership. More
specifically, there remains an unbuilt retail area known and shown on the plan as "Retail B."

E. Novi Promenade Holdings, LLC has purchased the remaining undeveloped
property in the Novi Promenade development. It has asked that it be permitted to amend

Exhibit B to the Original Consent Judgment to (i) alter the configuration of the approved
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sedimentation/detention pond; and (ii) increase the area shown as “Permanent Preserve” for
preservation of woodlands and wetlands by constructing an additional wetland mitigation area
approximately 2.0 acres in size.

F. The Additional Wetland Mitigation Area is intended to replace wetlands as
mitigation for the filling of wetlands on an adjacent property also owned by Novi Promenade
Holdings, LLC. The proposed development on the adjacent property includes & retail building
and a drive through restaurant.

G. On October 22, 2014, the Gty of Novi Planning Commission held a public hearing
and approved the proposed development of the adjacent parcel, JSP 14-15, as well as the
location of the 2.0 acres of wetland mitigation an the Novi Promenade site JSP 14-30, subject to
approval by the City Council of an appropriate amendment to the Original Consent Judgment.

H. The City Council has reviewed the request and is willing to amend the Consent
Judgment to allow the increase in the preserved area for the overall site and the alteration of
the Exhibit B Site Plan correspondingly, upon the terms and conditions set forth herein.

I It is not the parties’ intention to amend the Original Consent Judgment in any
other manner other than to aliow the reconfiguration of the sedimentation and detention basin
and the wetland area. In all other respects and for all other purposes, the Qriginal Consent
Judgment, and the development plans approved thereunder (and since) remain unchanged.

NOW, THEREFORE, IT 1S ORDERED AND ADJUDGED AS FOLLOWS:

1. Novi Promenade Holdings, LLC is hereby added as a Successor Defendant to
Novi Equities Limited Partnership for purposes of and to the extent required for this Amendment
to Consent Judgment.

2. The Development Site Plan attached as Exhibit B to the OQriginal Consent

Judgment, as described in Paragraph 10 of the Original Consent Judgment, is amended opaly as
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shown on the attached revised Exhibit B (Tab 3) with respect to the sedimentation/detention
pond and the Permanent Preserve area.

2. The area to be added to the Permanent Preserve, which is approximately 2.0
acres in size, as deplcted on the revisgd Exhibit B (Tab 3), shall be subject to the limitations set
forth in the Original Consent Judgment, including Paragraph 11, for the Permanent Preserve.

3. With respect to the area added to Exhibit B for the construction of wetland
mitigation area to be added to the Permanent Preserve;

a. All work within the Property shall be conducted in compliance with all
ordinances, rules, and regulations, of the City of Novi and the State of
Michigan, and in compliance with (i) the preliminary site plan as approved
on October 22, 2014; (ji) the wetland permit approved by the City of Novi
on October 22, 2014; and (iii) and the storm water management plan
approved by the City of Novi on October 22, 2014.

b. No other part of the Permanent Preserve already existing on the property
shall be disturbed in connection with the establishment of the new
mitigated wetland area.

c Any proposed changes to attached revised Exhibit B shall require review
and approval by Gty Council following a public hearing pursuant to which
each property owner within the Novi Promenade Development receives
advanced written notice personally delivered or deposited during normal
business hours for delivery with the United States postal service or other
public or private delivery service not less than 15 days before the date
the request will be considered. Novi Promenade Holdings, LLC, or its
successor, assign or transferee shall be responsible for the costs of the
notice.

4, This Order shall be recorded in the Oakland County Register of Deeds.

5. This Amendment to Consent Judgment is binding on the Parties' heirs,
successors, and assigns.

7. Except as expressly and necessarily altered by this Amendment to Consent

Judgment, the Original Consent Judgment is not amended and remain in full force and effect.
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/s/ Judge Colleen A. Q'Brien

CIRCUIT COURT JUDGE
COLLEENA.OBRIEN  Kg

Approved as to form and substance:
/s Anthony J. Penna

ANTHONY 1. PENNA (P 67707}
Attormey for Plaintiff

Th R. Schul
THOMAS R. SCHULTZ (P 42111)
Attorney for Defendant
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-STATE OF MICHIGAN
21801. ,

IN THE CIRCUIT COURT FOR THE COUNTY OF OAKLAND

NOVI EQUITIES LIMITED PARTNERSHIP,

Case No. 00-021096-CZ

Plaintiff, !

i
v HON. RAE LEE CHABOT
CITY OF NOVI, -

i

Defendant. s =3 S

: / b g =@

H E [=] :‘ I%.l
Teresa 8. Decker (P-32114) ol g -3
Varnum, Riddering, Schmidt & HowlettLLP ) - 8%
Attorneys for Plaintiff ! =i 0 S=
333 Bridge Strect, N.W. o =
P.0. Box 352 i oy S L7
Grand Rapids, MI 49501-0352 EH o L
(616) 336-6000 I -
George M. DeGrood, I (P-33724) |
Attorney for Defendant i
400 Galleria Officentre, Suite 550 -
Southfield, MI 48034 ;
(248) 3534450 ;

i /

CONSENT JUDGMENT

T
I

At a session off said court, in the City of Pontiac,
County of Oakland, State of Michigan, on the
dayof ___[°18 Zﬂ;}aom.

Present: Hom'pmble Ras Lee Chabot, Circuit Court Judge
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This case having come before this Court on the Complaint filed by Plaintiff

(*Developer™), and the responsive pleadings and filings of the Defendant (":Clty"). and the

parties to this cass having agreed to settle this diepute in the marmer set forth in this Consent

Judgnient ‘and to entry of this‘Consent Judgment; each of the parties to this Co'ruscm Judgment

having represented thet all requirements necessary for each party to bind itaclf{to this Consent

Judgment have been met; it appearing to the Court that this Consent Judg'mcnt has been

consented to by the partics fieely, voluntarily and with full lnowledge of its effects; and the

Court being otherwise fully advised in the premises; !

NOW THEREFORE, IT IS ORDERED AND ADJUDGED as fo!lowsi:

1.

By spproving this Consent Judgment, the parties arc agrebing with, and
stipulating and consenting to, all of terms and provisions uf this Consent
Judgment with like effect to agreeing to be bound by the terms of é contract.
This Court has subject matter jurisdiction over all of the issue;s raised in the
Complaint, and has the euthority and jurisdiction to enter this Con.;ent Judgment.

1
This Court has personal jurisdiction over the pdrties and venue is proper.
The partics have the authority to and have duly authpﬁzediﬂ)e terms and
conditions of the settlement on which this Consent judgment is baz%ecL
All conditions precedent to giving effect to the terms and conditions of this
Consent Judgment are in compliance with all procedural a,nd substantive
requirements of all applicable law. :
The terms end conditions of the settlement on which this Consent Judgment is

baged are within the scope of the Court’s jurisdiction and remedial powers, and

are valid and enforceable.




+Received forFiing-OGakiand-County Clerk-2015'JUN23 PV 0119

10.

LIBER 48333 PAGE 464

O - )

The terms and conditions of this Consent Judgment shall be appurtenant to the
property which is the subject matter of this case, described on Exhibit A (the
“Praoperty”). These terms and provisions shall run with the Property as if they
were covenants running with the land. -The terms and conditions of this Consent
Judgment shall inure to the benefit of end be binding on the parties and their
respective heirs, successors and assigns, and reference herein to Plaintiffs and/or
Defendant (including reference to the Developer and/or the City, as applicable)
shall include their respective heirs, successors, transferces and assigns. A copy of
this Consent Judgment shall be recorded in the Register of Deeds for the County
of 6ak]znd.
All claims in the pleadings, and any end all new claims that could be asserted ag
of this date relating to the specific subject matter of this case, are merged es part
of this Consent Judgment, and, subject to the terms and conditions of this Consent
Judgment, all claims are dismissed wiih prejudice and without attorney fees or
costs and including a dismissal with prejudice of all money damage claims.
The Devsloper shall be responsible for clearing obstructions and debris from the
public roads adjoining the Property, and shall pay the City for the cost of
repairing any damags to the roads cauged by construction traffic to the Property.
DEVELOPMENT OF PROJECT
Subject to and in accordance with the terms of this Consent Judgment, and subject

e —

to the Developer sccking and securing site plan review end approval in

eccordance with the ardinances of the City, the Property may be developed, and

the Property shall be preserved and maintained, in the manner depicted in the plan
3
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attached ag Exhiblt B, end the Developer shall be enjoined from developing or

disturbing the Propexty in any other manner.

LAND PRESERVATION AND LAND USES

Lfﬁd'l’férv'aﬂoﬁ

|
a;

The total green and open space, including pmmﬁm areas and interior
landscaping, shall be preserved and maintsined by the Developer on the
Property, and shall be a minimum of forty percent (40%) of the total (not
including 2.34 acres of ﬁght-of-way) Iand erea. The area depicted on
Exhibit B as "Preserved Woodlands, Wetland and Storm Water Detention”
shalk .be permanently preserved, and, prior to the issuance of any
development approval, the Developer shall execute and record the ’
Conservation Easement attached as Exhibit C pror to any site
development approvals. Such area shall be referred to as the "Permanent
Preserve". The Permanent Preserve shall be included in the celculation of
total green space under sub-paragrsph 11(a), above. The Permanent
Preserve shall.rema.in undeveloped and in a patural state, as provided
the Conservation Basement, and shall be subject to the maintenance
obligations set forth in this Judgment, below. The parties agree that the
legal description for the Permenent Preserve shall be incorporated in this
Judgment immediately following final site plan review, and prior to any
sito development approvals.

The Landscape arees, a3 approved as part of site plan review and approval,
consistent with this Consent Judgment, shall be constructed and preserved

4
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by the Developer, and shall be subject to the maintenance obligations set
forth in this Judgment, below.

The area depicted on Exhibit B as the “Former Outlot” shall be land-
banked for’ future parking developmelnt and use. The Developer shall
develop such area for parking purpose% if and to the extent the Developer
determines, in the reasonable excrciisc of his or her discretion, that
additional parking spaces are needed tp service the buildings depicted on
Exhibit B as Retail "A," "B, and "Ci". In the event a sit down, table
service restaurant (not fast food .sit :down or fast food camy out) is
established on Outlot 1, the erea withid the Former Outiot may be utilized
for parking purposes for such matmm‘,n. Until such time as such area is
developed for edditional parking, it shﬂl be landscaped and maintained as
approved 8s part of site plan review gnd approval, consistent with this

Consenl Judgment.
i

12.  Land Uses ~ Retafl *A’, ‘B’ and ‘C’

a.

The total gross building area for the biuild.ings depicted on Exhibit B as
Retril "A," "B," aund "C" (*Retail "A," :_"B," and "C""), including all nre&s.
euthorized by the Planning Commission for outdoor use, shall,
respectively, not exceed the following:, Retail “A” — 149,600 square feet;
Retail “B" - 100,000 squere feet; and, Retail “C” - 125,400 square fect. 1f
there is 8 reduction in the area of one or two of the buildings, other
buildings may be comespondingly increased in erea, subject to the
overarching limitations that the total aciuare footage of ell three buildings
S
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(including arcas authorized for outdoor use) shall not exceed 375,000

.
-

—

square feet, and no one building or user may exceed 150,000 square feet.
The 156,000 square foot limitation upon each building and user shall not
prohibit the Developer “from requesting and the Planning Commission
granting additional space for outdoor use, provided that the sggregate
gross square footage of all buildings, uses and outdeor spacs shall not
exceed 375,000 square feet.

R_e(ail "A", "B"-and "C" shall conform to the uses permitted in the B-2
zoning district as described in the City of Novi Zoning Ordinance, as

smended, subject to and in accordance with this Consent Judgment, and

subject to the Developer seeldng and securing site plan r:zview and’

approval in accordance with the ordinances of the City.

At the election of the Developer, Retail “C", and ail other improvements

shown on the plan aftached as Exhibit D, and snbject to all terms and

provisions of this Consent Judgment, may be developed as a separate and
initial phase of the overall development (“Phase 1”). In such event, the
provisions of this sub-paragraph c shall apply. The building identified on

Exhibit B as Retail "C" shall be 2 retail store of not more than 125,400

gross square feet, end shall be subject to and in accordance with the

following: .

(1)  The details of the elevation of the building on ali four sides, and
the specification of & description of the typs of fagade and fagade
materials to be used, shall be as shown on Exhibit E, and, to the

6
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extent that such Exhibit does not specify information, the City’s
ordinances shall apply.

The types of signs and square footage of signage allowed on and
for the building shall be as determined in site plan review and
approval, provided, wall signage on the north side of the building
shall be as set forth on Bxhibit B, reflecting 2 tenant identification
wall sign 34’ x 6’ (204 square fest), plus a wall sign to identify ane
of the departments of the store, e.g., “pharmacy”, 23’ x 2.5' (57.5
square feet).

The truck or loading dock, and the screening of such facility, shall
be as determined in site plan review and approval.

Landscaping details adjacent to the building shall be as determined
in site plan review and approval.

Signage identifying the name of the development and/or Retail
"A", "B" and "C": One ground sign edjacent to the Grand River
entrance, and one ground sign_'adjncent to the main Wixom Roed
entrance. Such signige shall be monument signs, with a height not
greater than six feet and an area not greater than seventy-two
square feet, provided that the Developer shall not be prohibited
from secking relicf from the City Zoning Board of Appeals.

The Developer shall obtain preliminary and final site plan approval
for Phase [, subject, however, to Paragraph 21 of this Judgment.
The City shall complets the site plen review process on an

7
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cxpedited basis for Phase 1. Anything herein to the contrary

notwithstanding, the Developer may proceed with the initial stages

of development of Phase | in accordance with the following:

0] I “To “clear and grub” the Phase 1 area of

!

development, the Developer shall be required to:
secure all applicable wetland and woodland permits
for those areas shown to be a-part of Phase | on
Exhibit D, and shall have submifted a complete
spplication for preliminary sitc plan review, end
ellowed such review for thirty days, and, conform
the plan to such requirements imposed by the City’
(¢ither as & result of staff review, or based upon
planning commission review to that point); secure
environmental permit sign-off from the City
Building Departrnent for wetlands, woodlands and

soil erosion; attend an environmental pre-con

' meeting with the City Engineer; install soil erosion

* measures and woodlands fencing; end, secure a City

inspection of the soil erosion, wetland and

. woodland protection measures.

@) .

To undertake mass grading of tho Phase 1 ares, the

Developer shall be required to: Submit a mass

" grading plan certified by the Developer's registered

8
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civil engineer, and secure & mass grading
recommendation from the City Engineer;. submii a
letter holding the City and adjoining property
ownets harmless in connection with the plemaission
to procesd on an advanccd/expedit!ed basis,
recognizing the risks inherent in moviné forward
prior to obtaining final approvals; com.plif with the
City's Masg Grading Policy; '

To construct the bullding foundation for I_"haée 1of
the development, the Developer shall be réquired to:
Secure preliminary site plan approval, ap;l:ly forand
secure a foundation permit from the- Building
Department; submit construction drawings for 8
foundation permit (pertial set), includiné the gite
plan, fowidation plans and all details ::ssocialed
with the foundation, floor plan(s) and ;levations
(details not required), special inspection fétme.mem.
structurel  calculations, soil boring : reports,
hazardous chemical survey; secure m;cchanical
permits for any underground utilities to bé installed
within the footprint of the building; submit hold
harmless letter in- comnection with the
foundations/footings relative to the pmﬁjssion to

9
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proceed on and advenced/cxpedited  basis,
recognizing the risks inherent in moving forward
prior to obtaining final approvals; end, attend a pre~
construction meeting with the Building Department,
()  Any and all additional development shall be besed upon the grant
of final site plan approval and the issuance of all applicable
permits and approvals.
(8)  This provigion shall not relieve the Developer from paying all
applicable escrows and fees.
In tht; event the Developer elects not to construct the Retail "C" in Phase 1
in the manner specified in subparsgraph ¢, above, the Developer shall be '
requlired to proceed in the custorhary manner in accordance with all

applicable law and ordindnces, including the obligation to submit any

other plans to the City for preliminary and final site plan approval, in

which case, the design and architecture shall be governed by sub-

paragreph g, below.

The following uses shall not be permitted on Retail "A", "B" and "C"

(1) Arcades (as a principal usc).

(2)  Adult business use, or any other use involving sexually explicit
activities, all as defined in the City Zoning Ordinamce, as amended.

Plaintiff shall provide 1,725 parking spaces for Retail "A", "B" and "C". .

The design and architecturs for Retail “A” and “B”, and for Retail “C" if

not developed in accordance with sub-paragraph c, above, shall include

10
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pitched roof, predominantly brick exterior, end comparable architectural
features as shown on the concept clevations attached es Exhibit G, and, to
the extent that such Exhibit does not specify information, the City's

prdinances shall-apply.
I

13.  Laund Uses~ Outlots

a

Three outlots, subject to the Developer seeking and securing site plan

Feview and approvai in accordanee with the ordinances of the City, may

bc developed on the Property in the locations, and having the lot areas and

dimensions, shown on Bxhibit B,

The uses of the outlots shal] conform with the uses permitted in the B-3

poning district s described in the City of Novi Zoning Ordinance, 2s '
’;amendcd, subject to and in accordance with this Consent Judgment.

;I'he following uses shall not be permitted on the Outlots:

!‘tl) Package sale of alcobolic beverages, provided that a pharmacy

!

! having such peckage sale as en incidental use shall not be
" prohibited.

() Arcades.

i3) Adult business use, or ;my other use involving sexually explicit
' activities, all a8 defined in the City Zoning Ordinance, as amended.
Pfa.rking spaces for outlots shall be determined based upon applicabla City
ordinances at the time of site plan approval and shall be located on the
ottlot parcel, subject to the exception stated in paragraph 11(c), above, for

2 Testaurant use on Outlat 1,

11
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SITE DEVELOPMENT

The Property shall be improved, developed and maintained as follows;

a

Parking lot landscaping on the Property, not including the outlots, shall be
in the areas generally depicted on the Si'fe Plan, Exhibit B, and the
particular plantings thereon shall be detum:ined in accordance with the
applicable provisions of the Zoning Ordim.n;ce, as amended, and shall be
subject to site plan réview. Appruximat:ly% 700 trees of a total of 1441
regulated trees shall be preserved. The rcmd!ved trees shall be replaced as
determined in site i)]an review end approval, n accordance with applicable
City Ordinances, and shall be subject to the maintenance cbligations set
forth in this Judgment, below. i

A landscaped buffer 50 feet wide shall be csi;ablished along the south side
of the Property, commencing et Wixom Rngd, and nmping in excess of
6‘00 feet to the storm water detention ares. ’i:'h.is buffer shall be a six foot
landscaped berm. A combination of pInnilings on the berm shall be
determined as part of site plan review and a;pmval, with the objective of
providing the screening as contemplated m the Zouning Ordinance, as
amended. The landscape buffer, and all veg‘_t_:tation planted thereon, shall
be subject to fhe maintenance obligations -}set forth in this Judgment,
below. .

It ig the intent and goal of the parties that the élevelopmem shall access and
connect to an existing regional storm water basin located approximately
600 feet south of the site, if determined to:be feasible during site plan

12
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review. [fthe City detecmines that connection ta the regional basin is not
feasible, on-site detention shall be provided in accordance with applicable
City ordinance standards, and, in such event, all storm water storage shall
be .achieved in- the -on-site: basin shown on Bxhibit B, which may be
expanded not moroe than 30 fzet to the west if and to the extent needed to
accommodate the additional detention requirements (and no other portion
of the Pannanent Preserve shall be utilized for such purpose). In any
event, a sedimentation pond will be constructed on the Property from
which storm water will be discharged to the detention besin. The
sedimentation pond shall be comstructed in accordance with the
requirements of all applicable laws, ordinances and regulations, and shall
be c'onstructcd in the location determined as part of site plan' review and
approval, Such areas utilized for storm water storage shall be included in
the calculation of the minimum green/open space on the Property, as
required in this Judgment.

d. Sanitary sewer service shall be provided by connecting to the existing
sanitafy sewer line in the Grand River Avenue right-of-way, Plaintiff may

request an alternato sanitery sewer service connection along Wixom Roed.

Plaintiff shall, at its sole eJ;pense. cause the necessary plang to be prepared and

secure all required permits and approvals, and provide all labor and materiats, to

widen Wixom Roed to three lanes in the area including the Property frontage, a5

generally depicted in Exhibit B. Subject to permit approval requirements, this
13
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widening will commence on the north from the point at which Wixom Road
narrows from three lanes to two, and shalt continue south to Plaintiff's southern
property line, Plaintiff shall design, engineer and construct the road widening in
accordance with City standards and specifications. Deferidant shall retain alf plan
approval and inspection rights relsting to the road construction, and, following
completion and approval, the right-of-way improvements shall be dedicated for
public use. Such roed improvement shall be completed, inspected and approved
prior to the issuance of a certificate of occupancy for any use of the Property.
Plaintiff shall, at its expense, cause the installation of a traffic signal at the main
boulevard entrance on Wixom Road identified on Exhibit B, and shall be installed
prior to issuance of a certificate of occupancy for any use on the Property.
The parties onderstand that the Osklend County Road commission may
recommend that the Grand River Avcn;xe entrance shown on Exhibit B be moved
lo align with the new Grand River Avenue/12 Mile Road traffic signal, or may not
approve a traffic signal at the existing Grand River Avenue entrance in
conjunction with the new intersection. In the interest of traffic safety, the City,
without expense, shall cooperale in pursuing approval of & relocated Grand River
Avenue entrance designed to align with the new Grand River Avenue/12 Mile
Road traffic signal.
Signage for the development will be allowed at the Grand River Avenue and
middle Wixom Road (traffic light) entrances. The precise location and signage

shall be determined as part of site plan review and approval. This provision iz to

14
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be read in conjunction with sub-paragraph 12.¢(5), above, and is not intended to

authorize signage in eddition to such sub-paragraph.

WETLANDS

The Developer has conducted f wetlends delineation for the Property. The

wetlands are identified on Exhibit F, attached hereto, a8 wetlands A, B, C, D, E, F

and G, consisting of & total of 7.1 acres of wetlands, 5.9 acres of which are

deemed essential.

]
This Consent Judgment contains! cerfain authorizations and requircments relative

to the wetlands identified on Exhibit F.

a

All authorizations relaﬁvé to such wetlands shall be subject to eny and all

approvals required by ardinance and law to be secured from the City and
the Michigan Department of Environmental Quelity (“MDEQ™),

respectively. Subject to the disclosure of facts and/or circumstances oot
known at the time of this }udgmem. the wetland permits issued by the City
shall substantially confon;x to the wetland provisions of this paragraph 20.

All City requirements relaf:ﬁve to such wetlends shell be binding upon the
Developer, regardless ofé gny permission granted by MDEQ, end the
Developer shall teke a[l‘: actions reasonably required to maintain all
wetland areas to be prcae:fvcd under the terma of this Consent Judgment,
consistent with the proviéiona of the Conservation Basement attached to
this Judgment, and such maintenance shall be subject to the obligations
and enforcement provisiona set forth in this Judgment, below. The
Developer is enjoined ﬁom disturbing, destroying and/or impairing such

15
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wetlands in a manner inconsistent with the requirements o‘f this Consent

Judgment and the terms of the wetlend permit.

Subject to the issuance of a wetlands permit by the City Council, the

following shall spply: : l

)]

@

3

@

Wetlands D, E and F are deemied non-essential wetlands md the
Developer shall bs authorized to fill those areas, upon’ issuanc;e of
the approprate permit, subject to the overall nﬁtigaiiion
Tequirements conteined i this Consent Judgment and in% the
wetland peomit. . l
Prior to the issuance of a certificate of occupency for any use of
tho Propety, wetlends B and G shell be fully mitigeted consigteat
with the provisions of the City permit issued for such purpose. *
Wetlands A and C shall be pertially maintained as they curently
exist with the remainder mitigated prior to the issuance (:;f a

certificate of occupancy for any use of the Property; w1th‘thc

disturbance of such wetlands and all mitigation to be consis;ttmt'f
with the provisions of the City permit issued for such purpose.

Aside from the 12 acres of wetlands in aress D, E and F; all

wetlnd distorbances shall be mitigated as required by the Cfty's ,

pormit at e ratio of 1.5 ectes of newly created wetland for every t{acr; :

disturbed. Subject to being required by City permit to underiake

altemative mitigetion based upon detailed engineering and analysis,

the Developer shall mitigate wetlands B and G (to ¢stablish’1.8
16
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acres of new wetlands) and shall mitigate portions of wetlands A
and C (to establish the number of acres of new wetland determined
ag pert of wetland review concwrrent with sile plan review,
* consistent’ with the ratio set forth above). Unless determined
otherwise based upon detailed engineering and analysis, it is
contemplated that the construction of new wetland for mitigation
purposes may be in the Permanent Preserve, and 2.87 acres of
mitigated wetlanda shall be on the Property.
GENERAL TERMS OF JUDGMENT

Development and use of the Property shall be in conformance with all applicable

laws, ordinances and regulations, provided, however, where the express terms of '

this Consent Judgment deviate from City Ordi:ﬁnce, the terras of this Judgment

shall govem.

The parties will deal with one enother, and shall make all filings and take all

actions in the spirit of good faith and timeliness.

The terms of this Judgment may be amended, changed, or modified, only, by

written consent and agreement of both parties, unless otherwise specified herein.

No waiver of any provision of this Judgment shall be valid unless in writing.

This Judgment is declared to be in recordable form and the obligations contained

herein relative to the Property are declared to be covenants running with the land

and the Oakland County Register of Deeds is hereby ordered to record a true copy

of this Judgment.

17
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The Developer shall maintain, repair and preserve all common areas, landscaping,
signage, open spaces, natural feature areas, wetlands, woodlands, habitat areas,
privately owned detention and drainage facilities, and any other commonly owned
impmvcmcntis on the Property. Such maintenance, repair and preservation shall
be underts.ka:s with prudent practices. [If the Developer shall at any time fail to
carry out oné or more responsibilities aor obligations relative to'maintmmcc.
repair a.udlor;preservaﬁon, the City shall have the right to serve written notice
upon the De\:j_eloper, setting forth the deficiencies in maintenance, repair and/or
preservation. " The notice may dlso set forth a demand that such deficiencies be
cured within  stated reasonable period of time, and further state 2 date, time and
place of hearipg before the City Council of other board, body or official delegated
by the City Councﬂ, for the purpose of ellowing the Developer to be heard as to
why the Cit|y should not proceed with the maintenance, repairs and/or
preservation r?tot undertaken. At the hearing, the City may take action to extend
the time for :E:uriug the deficiencies, and the date of the hearing may itself be
extended and/?or continued to a date certain. If, following the hearing, the City
shall detcrmix;e that the maintenance, repairs and/or preservation have not been
completed within the time specified in the notice, as such time may have been
extended by q:e City, the City shall thereupon have the power and muthority, but
not the oblig!au“on, to enter upon the Property, or cause its agents and/or
contractors to, enter upon the Property, and perform such maintenance, repairs
and/or preservation as found by the City to be appropriate. The cost and expense
of making and financing such maintenance, répairs and/or preservation, including

18
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the cost of all notices and hearing, including reasonable- attormeys® fees, plus &
reasonable administrative fee, shall be paid by the Developer, and such amounts
shall constitute a lien on all taxable portions of the Property. The Township may
require the payment of such moneys prior to the t:ornmeni:émen‘t of any work.

If such costs and expenses have not been paid within r.hm& (30) days of a billing
to the Developer or successor owners, all unpaid amomns: may be placed on the
delinquent tax roll of the City es regards the taxable pértions of the Property
(ellocated among any privately owned parcels based up&jn assessed value), and
shall accrue interest and penalties, and shall be collected m the manuer made and
provided for the collection of delinquent real property tg'xes in the City. Any
failure or delay by the City to enforce eny provision of this provision shall in no ‘
event be deemed or construed, or otherwise relied upon, as:a waijver or estoppel of
the right to eventually pursue and insist upon strict enforc?mmt. In all instances
in which the City iz authorized to pursue msintmimnce, repairs and/or
preservation, as provided above, the City, and its agents axE:d contractors, shall be
petmitted, and ere hereby granted authority, to enter n]a:pn all portions of the
Property reasonably necessary or appropriate for the purpo:se of inspecting and/or

comapleting the respective work.

19
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26.  Subject to the continuing jurisdiction of the Court to ensure compliance with this

Judgment, this Judgment resolves the last pending ¢laim end closes the case.

RAE LEE CHABOT
- CIRCUIT JUDGE
HONORABLE RAE LEE CHABOT

Lo
\i CADDELL
Q. WILLAM Gree

Approyed as to Form and Substance: Gadand County Gt -
T%wk&, zt:mey for Plaintiff '
M. 8o,

Geor&e M. DeGrood I, Attomef fofiDefendant

305834_1

20
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EXHIBIT' C

NOVI EQUITIES LIMITED PARTNERSHIP, the “Ownmer”, whose address is

, excepts

the following Conservation Basement pursuant MCL 32
consistent with the Article TV, Section 52 of the Michigan Constitution of 1963 and the Consent
Judgment in Cakland County Circuit Court case noi 00-021096-CZ (the “Consent Judgment™).
This Conservation Eagement shall run with the land incorporated
Exhibit A (the “Land™); Owner represents that it is the eod that this

This Conservation Easement shall reguire prlpscrvatiOn. maintenance and protection, in
perpetuity, of the Land in its undisturbed netural condition, unless ceused by act of God or

permit City, and, ropriate, permit from the
Natural or other gov agency. This Conservation
the foll

I
8 Any construction, improvement, and/or alleration of the Land, directly or
indirectly, shall be undertaken in 8 manner approved in advance, in writing, by the
City, and, if required, by Michigan Department of Natural Resources, or other
appropriate governmental agency, '
b.  No building or structure, or extension of a building or structure shal] be placed or
constructed in or on the Land, except a3 expressly approved by or under the

Consent Judgment. I
]

C. Except for the activities which have bden expressly authorized by City permit, or
by the Comsent Judgment a be no
disturbance of the Lend, or of fill

the 1emoval of soil or
¢ or development; end or

removing any natural vegetation from the Land.
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Conservation Eassment
Page -2-

d. Wooded open spece areas shall be left in their natural, undeveloped state, unless
otherwise approved by City permit or by the Consent Judgment (which may
require g permit).

This Conservation Basernent shall be subject to City enforcement. The Owner shall have
the responsibility, at its expense, to preserve and maintain (which shall include restoration, where
needed) the Land consistent with this Conservation Basement. The Owmer shsll establish &

ain City

at this

Conservation Easement, provided, the general public is not granted any right under this
that the to the

ty shall to no the

Owner, setting forth the deficiencies in maintenance and/or preservation. The notice may also
set forth a demand that such deficiencies be cured within a stated reasonable pedod of time, and
further state a date, time and place of hearing before the City Council or other board, body or
official delepated by the City Council, for the purpose of allowing the Owner 1o be heard as to
why the City should not proceed with the maintenance and/or preservation not undertaken. At
the hearing, ths City mey take action to extend the time for curing the deficiencies, and the date
] g and/ 0

h C the

completed within the time gpecified iri the notice, a8 such time may have been extended by the
City, the City shall thereupon heve the power and authority, but not the obligation, to enter upon
the Proparty, or cause its agents and/or contractors lo enter upon the Property, and perform such
maintenance and/or preservation as found by the City to be appropriate. The cost and expense of
meking and financing such maintenance and/or preservation, including the cost of all notices and
hearing, {ncluding reasonable attorneys’ fees, plus & reasonable administrative fee, shall be paid
by the Owner, and quch amounts shall constitute a lien on all taxable portions of the Property.
The Township mey require the payment of such moneys priar to the commencement of any
work. ¥ such costs and expenses have not been paid within thirty (30) days of a billing to the
Owner or successar owners, all unpaid mmnounts may be placed on the delinquent tax roll of the
City as regards the taxable portions of the Property (allocated among any privately owned
percels based upon assessed value), and shall accrue interest and penalties, and shall be callected
in the manner made and provided for the collection of delinquent real property taxes in the City.
Any failure or delay by the City to enforce any provision of this Consefvation Bagement shall in
o event be deemed or construed, or otherwise relied upon, as a waiver or estoppel of the right to
eventually pursuc and insist upon strict enforcement. [n all instances in which the City is
autharized to pursue maintenance and/or preservation, as provided ebove, the City, and its agents
and contractors, shali be permitted, and are hereby granted authority, to enter upoq all portions of
the ly necessary or appropriate for the purposs of ingpecting and/or completing
the

The rights granted in this Conservation Easement shall be to the City, and shall not
otherwise grant any rights to the general public.
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Conservatlon Easement
Page -3-

The terms of this Conservation Easement may be amended, changed or modlﬁed only by
written consentand agreement of Owner and the City. : :

In presence of: NOVI EQUITIES LIMITED
PARTNERSHIP
By:

Its

STATE OF MICHIGAN )

)
COUNTY OF OAKLAND)
Onthis ___ dayof 2001, before me, & Notary public in and for said
County, personally appeared _, personally known, who being

duly sworn, end representing that he/ghe had full authority to do so, did say thet he/she is the
of the Novi Equitics Limited Partnership, and that the said instrument
represents the free act and deed of the said pertnership.

Notary Public,
Qalland County, Michigan
My commission expires:

Prepared By and Afler Recording Retum To:
Gerald A. Fisher, Esquirs

SECREST, WARDLE, LYNCH, .
HAMPTON, TRUEX AND MORLEY
30903 Northwestern Highway

P.0. Box 3040

Famington Hills, MI 48333-3040

(248) 851-9500
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