
 
 

 
MALLI’S KITCHEN 

SPECIAL LAND USE 
PSLU26-0002 

 
 
PSLU26-0002 MALLI’S KITCHEN  
Public hearing at the request of Karmen Santourian for Special Land Use approval to operate a 
restaurant and food store. The subject site is located at 24059 Meadowbrook Road and consists 
of a portion of the approximately 2.68-acre site, situated south of Ten Mile Road and west of 
Meadowbrook Road (Section 26).  
 
Required Action 
Approval, postponement, or denial of the Special Land Use. 
 

REVIEW RESULT DATE COMMENTS 

Planning Approval Not 
Recommended  06/02/26 

• Certain sit-down and carry-out restaurants in the 
B-1 district are permitted as a Special Land Use 
under specified conditions 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

MOTION SHEET: 
 
Approval – Special Land Use Permit 
In the matter of Malli’s Kitchen PSLU26-0002, motion to approve the Special Land Use Permit based 
on and subject to the following: 

 
a. Relative to other feasible uses of the site: 

i. The proposed use will not cause any detrimental impact on existing thoroughfares 
in terms of overall volumes, capacity, safety, vehicular turning patterns, 
intersections, view obstructions, line of sight, ingress and egress, acceleration/ 
deceleration lanes, off street parking, off-street loading/unloading, travel times, 
and thoroughfare level of service (The proposed use is being operated out of an 
existing building with sufficient parking available for the plaza); 

 
ii. The proposed use will not cause any detrimental impact on the capabilities of 

public services and facilities, including water service, sanitary sewer service, storm 
water disposal, and police and fire protection to serve existing and planned uses 
in the area (No impacts to utilities are anticipated); 

 
iii. The proposed use is compatible with the natural features and characteristics of the 

land, including existing woodlands, wetlands, watercourses, and wildlife habitats 
(No impacts to existing natural features are proposed); 

 
iv. The proposed use is compatible with adjacent uses of land in terms of location, 

size, character, and impact on adjacent property or the surrounding neighborhood; 
 

v. The proposed use is consistent with the goals, objectives, and recommendations 
of the City’s Master Plan or Land Use (The proposed business fulfills one of the 
Master plan objectives to attract new businesses to the City of Novi); 

 
vi. The proposed use will promote the use of land in a socially and economically 

desirable manner (The proposed business contributes to economic development 
and productive use of a vacant tenant space); 

 
vii. The proposed use is listed among the provision of uses requiring special land use 

review as set forth in the various zoning districts of this Ordinance, and is in harmony 
with the purposes and conforms to the applicable site design regulations of the 
zoning district in which it is located; 

 
b. In the B-1 district, restaurants (sit-down and fast-food carryout) within a planned commercial 

center of at least 15,000 square feet of gross floor area are permitted as a Special Land 
Use subject to the following: 

1. No more than 20 (twenty) percent of the gross floor area of any such planned 
commercial center may be used for sit-down or carry-out restaurants, and no single 
restaurant use shall exceed 2,500 (two-thousand five hundred) square feet. (The 
proposed 1,100 square foot restaurant meets the square footage limitation, 
however, additional information will be required from the applicant/property 
owner to determine 20 percent of gross floor area of the plaza currently attributed 
to restaurant use);  
 

2. The hours of operation of any such restaurant shall not extend beyond the hours of 
7 a.m. to 10 p.m., except that deliveries only may take place until 1 a.m. (The 
proposed hours of operation will comply); 



 
 

 
3. There shall be no outdoor food preparation of any kind. All such activity must occur 

inside the building (No outdoor food preparation is proposed); 
 

4. In addition to the provisions of the Special Land Use requirements found in Section 
6.2.C, the Planning Commission shall consider the proximity of the proposed 
restaurant to any adjacent residential districts, and any adverse effects that may 
be expected to the residential districts due to potential smells, noise, or location of 
the trash receptacles (The proposed restaurant is located approximately 220 feet 
from the nearest residential property line and will utilize the existing dumpster for 
the plaza located at the northwest boundary of the property); and 
 

5. Once established, a subsequent substantially similar restaurant may occupy the 
same tenant space, utilizing the same (or less) floor area without the need for the 
Planning Commission to again review a request for Special Land Use consideration 
(This proposed tenant space has not previously received Special Land Use 
approval to operate a restaurant.). 

 
c. The findings of compliance with Ordinance standards in the staff and consultant review 

letters, and the conditions and items listed in those letters being addressed on the 
Electronic Stamping Set submittal;  

 
d. (additional conditions here if any) 

 
(This motion is made because the plan is otherwise in compliance with Article 3, Article 4, and 
Article 5 of the Zoning Ordinance and all other applicable provisions of the Ordinance) 
 
 
– OR –  
 
 
Postpone – Special Land Use Permit 
In the matter of Malli’s Kitchen PSLU26-0002, motion to postpone the Special Land Use Permit and 
leave the public hearing open until the applicant is prepared (because additional information is 
required before the Planning Commission can accurately determine the amount of the shopping 
center's restaurant allocation that has been designated in Peach Tree Plaza under the 
ordinance’s 20% limitation.) 
 
 
– OR –  
 
 
Denial – Special Land Use Permit 
In the matter of Malli’s Kitchen PSLU26-0002, motion to deny the Special Land Use Permit (because 
the use is not in compliance with Article 3, Article 4, and Article 5 of the Zoning Ordinance and all 
other applicable provisions of the Ordinance.) 
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PLANNING REVIEW  
 

Malli’s Kitchen 
PSLU26-0002 
June 2, 2026 

 
PETITIONER:    
KAS Design LLC | Karmen Santourian 
 
REVIEW TYPE:   
Special Land Use – Restaurant in B-1 District 
 
PROPERTY CHARACTERISTICS 

 Section 26 
 Site Location 24059 Meadowbrook Road  50-22-26-228-028 
 Site School District Novi Community School District  
 Site Zoning B-1 Local Business District  

 Adjoining Zoning 

North B-1 Local Business District 
East B-1 Local Business District 
West R-4 Single Family Residential 
South R-4 Single Family Residential 

 Current Site Use Vacant Tenant Space within Peach Tree Plaza 

Adjoining Uses 

North Novi Plaza (retail) and 7-11  
East Tobin Center 
West Novi Methodist Church 
South Orchard Hills Subdivision 

 Site Size 2.68 Acres 
 Plan Date  05/11/2026  

 
PROJECT SUMMARY 
On behalf of the tenant, Malli’s Kitchen, the applicant/property owner is requesting Special Land Use 
approval for a kitchen/food establishment within the Peach Tree Plaza, which is zoned B-1 Local Business 
District. The proposed restaurant would occupy an approximately 1,200 square foot tenant space within 
the existing 24,949 square foot commercial plaza.  
 
This request is being reviewed pursuant to Text Amendment 18.236, adopted in 2018, which permits certain 
sit-down and carry-out restaurants in the B-1 district as a Special Land Use under specified conditions.   
 
PLANNING RECOMMENDATION 
Special Land Use approval is not recommended until the property owner can provide additional 
information on the existing restaurant uses in the plaza.  
 
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 address the items in bold below in the next submittal. 
 

1. Restaurants (Sit-down and Fast-Food Carryout) Within a Planned Commercial Center (Section 
4.91):  In the B-1 district, restaurants (sit-down and fast-food carryout) within a planned commercial 
center of at least 15,000 square feet of gross floor area are permitted as a Special Land Use subject 
to the following: 
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a) No more than 20 (twenty) percent of the gross floor area of any such planned commercial 
center may be used for sit-down or carry-out restaurants, and no single restaurant use shall 
exceed 2,500 (two-thousand five hundred) square feet;  

 
 The Peach Tree Plaza contains 24,949 square feet. Based on the ordinance limitation, a 
 maximum of approximately 4,990 square feet (20%) may be devoted to restaurant uses 
 within the plaza.  
 
  Existing restaurant uses within the plaza: 
 Anu Sushi 2,400 sq ft 10% Special Land Use approval for 1,100 sq ft (10/14/20) 
 Markhor Tea 2,489 sq ft 10% No Special Land Use approval 
 

 
4,889 sq ft 20% 

 

 Proposed restaurant use within the plaza: 

 Malli's Kitchen 1,200 sq ft 5%  

 
Anu Sushi was granted Special Land Use approval for a carry-out restaurant within the B-1 
district by the Planning Commission on October 14, 2020 (JSP20-25). At the time of approval, 
Anu Sushi occupied a single tenant space; however, the business appears to have 
expanded into an adjoining unit and is now occupying 2,400 square feet. Special Land Use 
approval is required for the additional tenant space; however, the property owner has 
indicated that Anu Sushi is no longer operating as a restaurant.  

 
 Additionally, the property owner/applicant has leased space within the plaza to Markhor 
 Tea, which is currently operating as a restaurant use. At this time, neither the property 
 owner nor Markhor Tea has applied for or received Special Land Use approval for 
 restaurant operations.  
 

 Based on the existing restaurant square footage within the center, the cumulative restaurant 
 area may already exceed the maximum twenty (20) percent allocation permitted by 
 ordinance for restaurant uses within the plaza. The Planning Commission should consider the 
 existing conditions as part of its review of the proposed Special Land Use request for Malli’s 
 Kitchen. 
 
 The applicant/property owner is asked to clarify the use for existing tenants. If Anu Sushi is 
 no longer operating as a restaurant, the property owner should clarify how the current 
 use fits the B-1 district. The property owner should also ensure that Markhor Tea applies for 
 and is granted Special Land Use approval to operate in Peach Tree Plaza.    
 

b) The hours of operation of any such restaurant shall not extend beyond the hours of 7 a.m. to 
10 p.m., except that deliveries only may take place until 1 a.m.;  

 
 The applicant indicates hours of operation will be 9:00 AM to 9:00 PM.  
 

c) There shall be no outdoor food preparation of any kind. All such activity must occur inside the 
building;  

  
 The applicant indicates there will be no outdoor food preparation.  
  
d) In addition to the provisions of the Special Land Use requirements found in Section 6.2.C, the 

Planning Commission shall consider the proximity of the proposed restaurant to any adjacent 
residential districts, and any adverse effects that may be expected to the residential districts 
due to potential smells, noise, or location of the trash receptacles;  
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 The applicant is proposing to use the existing dumpster located at the northwest boundary of 
the property which is approximately 220 feet from the nearest residential property line. The 
kitchen preparation area includes a gas fryer, stove, and griddle. This has the potential to 
generate smell to nearby residents when the back door is being used. A 12’ Type 1 exhaust 
hood system is proposed above this equipment, which the applicant indicates will minimize 
smells.  

 
e) Once established, a subsequent substantially similar restaurant may occupy the same 

tenant space, utilizing the same (or less) floor area without the need for the Planning 
Commission to again review a request for Special Land Use consideration.  

  
 The proposed tenant space has not previously been granted Special Land Use approval.  
 

2. Off-Street Parking: Please indicate if there will be a designation of curbside pickup parking spaces 
and if any signage is proposed for these spaces. 

 
SPECIAL LAND USE CONSIDERATIONS 
Within the B-1 District, restaurants (sit-down and fast-food) require Special Land Use approval as outlined 
above. Section 6.1.2.C of the Zoning Ordinance outlines specific factors that the Planning Commission 
must consider in the review of a Special Land Use Permit request (Staff comments in bold):  

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

2. Whether, relative to other feasible uses of the site, the proposed use will cause any detrimental 
impact on the capabilities of public services and facilities, including water service, sanitary sewer 
service, storm water disposal and police and fire protection to service existing and planned uses 
in the area. There are no anticipated increases in public services expected.  

3. Whether, relative to other feasible uses of the site, the proposed use is compatible with the natural 
features and characteristics of the land, including existing woodlands, wetlands, watercourses 
and wildlife habitats. No woodland or wetland impacts are proposed.  

4. Whether, relative to other feasible uses of the site, the proposed use is compatible with adjacent 
uses of land in terms of location, size, character, and impact on adjacent property or the 
surrounding neighborhood. Provided the applicant can demonstrate the Plaza does not exceed 
20% of the gross floor area for restaurant use, the proposed restaurant business is compatible with 
existing uses.  

5. Whether, relative to other feasible uses of the site, the proposed use is consistent with the goals, 
objectives and recommendations of the City’s Master Plan for Land Use. The proposed use is 
consistent with Future Land Use map which designates the property as Neighborhood Commercial.  

6. Whether, relative to other feasible uses of the site, the proposed use will promote the use of land 
in a socially and economically desirable manner. Provided the applicant can demonstrate the 
Plaza does not exceed 20% of the gross floor area for restaurant use, the proposed restaurant 
business will fill a vacant tenant space.  

7. Whether, relative to other feasible uses of the site, the proposed use is:  
a. Listed among the provision of uses requiring special land use review as set forth in the various 

zoning districts of this Ordinance. Within the B-1 district, restaurant uses are permitted as a 
Special Land use provided the conditions in Section 4.91 of the Zoning Ordinance noted 
above are met. 

b. Is in harmony with the purposes and conforms to the applicable site design regulations of 
the zoning district in which it is located. Provided the applicant can demonstrate the Plaza 
does not exceed 20% of the gross floor area for restaurant use, the proposed restaurant 
business conforms to the site design regulations of the B-1 district.  
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NEXT STEP: PLANNING COMMISSION MEETING AND RESPONSE LETTER 
A Special Land Use Request requires a Public Hearing and approval from the Planning Commission. Based 
on the submittal of this request, the tentative date for Public Hearing is Wednesday, July 8, 2026 at 7 P.M.  
 
Prior to this matter being reviewed by the Planning Commission, the applicant is requested to submit a 
response letter addressing all comments noted in this review letter. To be placed on the July 8, 2026 
agenda, the response letter shall be submitted to the Planning Division no later than June 9, 2026 and the 
applicant should confirm that they can be in attendance on July 8, 2026 to represent the project.  
 
FUTURE STEP: ELECTRONIC STAMPING SET REVIEW AND RESPONSE LETTER 
Following Planning Commission approval, revised plans that address all comments from the review letters 
should be submitted electronically for informal review and approval prior to the submission of Stamping 
Sets. A letter prepared by the applicant or their representative is to be submitted with the electronic 
stamping set. This letter should address all comments in all  review letters and associated charts and refer 
to sheet numbers where the change is reflected. 
 
FUTURE STEP: STAMPING SET APPROVAL 
Stamping sets will be required for this project. Following approval of the electronic stamping set from City 
staff, the applicant should submit 3 – 24” x 36” sets of plans with signature and seals on each sheet (seal 
may be electronic), to the Community Development Department for Final Stamping Set approval. 
 
FUTURE STEP: BUILDING PERMITS AND REVIEW 
Building permits will be required for this project. Please contact the Building Department at (248)347-0415 
to determine what is required.  
 
CHAPTER 26.5   
Chapter 26.5 of the City of Novi Code of Ordinances generally requires all projects to be completed 
within two years of the issuance of any starting permit.  Please contact Sarah Marchioni at (248)347-0430 
for additional information on starting permits.  The applicant should review and be aware of the 
requirements of Chapter 26.5 before starting construction. 
 
If you have any questions concerning the above review or the process in general, please do not hesitate 
to contact me at (248)347-0483 or dshanahan@cityofnovi.org. 
 
 

__________________________________________________ 
Diana Shanahan – Planner 

mailto:dshanahan@cityofnovi.org
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KAS Design LLC                                                                                                                                                                                   
4075 Autumn Ridge                                                                                                                                                                                
West Bloomfield, MI 48323                                                                                                          
KAS_design@outlook.com                                                                                                                                          
Direct Phone 248-884-4549 

 

June 18, 2026 

To: Planner Diana Shanahan and the City of Novi Planning Commission 

We were requested to submit a response addressing all comments noted in the                            
June 2, 2026 Planning Review, PSLU26-002 for the proposed Malli’s Kitchen.                                                
Here is our response: 

 

Regarding section labeled as ORDINANCE REQUIREMENTS, we respond as follows: 

Item 1. a) 

Existing business use within the plaza: 

Anu Sushi                      2,200 sq ft   (not 2,400 sq ft as indicated)      [24045 Meadowbrook]                                                                                              
Special Land Use approved for 1,100 sq ft (10/14/2020) but Anu Sushi no longer operates 
as a carry-out restaurant. 

Please see  Exhibit A- Explanation of Anu Sushi operation within the B-1 district. 

Existing restaurant uses within the plaza: 

Markhor Tea                 2,489 sq ft     9.97%    [24095 Meadowbrook]                                                                                                                  
Was approved for construction by the City of Novi Building Department and                          
Oakland County Health Division and granted final City of Novi Building Department and 
Oakland County Health Division endorsements for operations on December 17, 2025 and 
will pursue approval for Special Land Use. 

Proposed restaurant uses within the plaza: 

Malli’s Kitchen            1,200 sq ft      4.80%      [Proposed 24059 Meadowbrook]                                                                                                                                         
Has already been approved for construction by the City of Novi Building Department and  
the Oakland County Health Division and is presently requesting final approval for                     
Special Land Use. 

 

mailto:KAS_design@outlook.com
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Item 1. b) The hours of operation for Malli’s Kitchen will be 9:00 AM to 9:00 PM. 

Item 1. c) There will be no outdoor food preparation. 

Item 1. d) The existing dumpster location located at the northwest boundary of the property 
which is approximately 220 feet from the nearest residential property line to the south and  
approximately 230 feet to the Church building on the west side of the property line.  

The preparation area containing the required exhaust hood is in the center of the proposed 
store, the furthest point from the front or rear entrance doors. It is a self-contained room 
sealed by its own doors. Additionally, another layer of separation from the centrally located 
preparation room is planned with approximately 18 feet of distance to the back door in the 
rear of the store.  Whenever food production occurs the exhaust hood system will be in use  
which has highly efficient filters, washed and sanitized at the end of each day that are 
designed to minimize any aromas.                                                                                                                              
Please see  Exhibit F- Floor Plan Showing Self-Contained Preparation Area.                                                                                     

1. e) This proposed tenant space has not previously received Special Land Use approval. 

2. Off-Street Parking: There is ample off-street parking at the plaza so no exclusive parking 
spaces for this proposed use will be needed. 

 

Regarding section labeled as SPECIAL LAND USE CONSIDERATIONS, 

1.   The proposed use, located in the middle of the shopping plaza building, will not cause 
any detrimental impact on existing roadway volume, capacity, safety, vehicle turning 
patterns, intersections, or obstruct any views. Existing line of sight, ingress, egress, 
accelerating or decelerating lanes, off street parking, off street loading/unloading or 
impacts to travel times and existing throughfare service will not be affected.  

 2. There is adequate existing water, sanitary and storm sewer services for the entire plaza, 
including this proposed use. The use will not alter how police and fire protection  serve the 
area.    

3.  There are no designated woodlands, wetlands, or water features at this plaza site. The 
existing mature trees of the plaza landscaping provide habitat for small birds.     
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4. The proposed use of 1,200 sq ft is only 4.80% of the allowable 20% (4,990 sq ft) of 
special land use for restaurants calculated as follows: 

Proposed Malli’s Kitchen        1,200 sq ft          4.80% 

Markhor Tea                                  2,489 sq ft           9.97% 

Total Special Land use =         3,689 sq ft        14.77% of the allowable 20% total of 4,990 sq ft.                               

5. The proposed use is consistent with the Future Land Use map which designates the 
plaza as Community Commercial. 

6. and 7.  The plaza does not exceed the 20% restaurant use threshold and this proposed 
use will fill a vacant space in Novi. The proposed Malli’s Kitchen for restaurant use will 
conform to the site design regulations in the B-1 district. 

 

Regarding sections labeled as NEXT STEP and FUTURE STEP 

I respectfully request to be placed on the July 22, 2026 Planning Commission agenda and I 
confirm that I can be in attendance on July 22, 2026 to represent the project. 

Three sets of 24” x 36” signed and sealed drawings will be submitted. 

The building permit has been approved for Malli’s Kitchen, and the fee has been paid.                            
Please see attached  Exhibit G - Building Department Receipt. 

Regarding section labeled as CHAPTER 26.5 

I am aware of the timeline required for project completion. 
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Attached is  Exhibit A - Explanation of Anu Sushi permitted  operation within the B-1 
district. Anu Sushi has always operated as a specialty wholesale food processor.       

Anu Sushi is not a fast-food carry-out operation. There are no sales directly to individual 
consumers or patrons nor does Anu Sushi function as a fast-food carryout restaurant. Each 
year, part of the Anu Sushi income supports worldwide programs to help children facing 
family instability.                                                           

Anu Sushi is part of an exclusive market  where it is necessary to have special training and 
knowledge to manage and prepare sushi products. They often depend on  a diverse 
international staff, and the State of Michigan recognizes this business as a specialized                     
non-retail food processor selling only wholesale and not to individual patrons.                                                                          
Please see attached  Exhibit B- Anu Sushi Wholesale Food Processor Licenses.   

In June of 2020 Anu Sushi relied and made a commitment to locate in Novi based on the 
information provided by the City of Novi including Mr. Victor Cardenas, then                       
Assistant City Manager that the  “operation for food preparation and delivery offsite 
most closely resembles a catering business and would therefore be allowed by right” 
at the Peach Tree Plaza. The instruction was that if the door dash delivery service were 
added, even though no food would be sold to patrons at the premises Anu Sushi would  be 
considered a fast-food carry-out restaurant and would need to apply for Special Land Use 
approval. Application was made in  October 2020 and special land use permission was 
granted for that aspect.                                                                                                                                             
Please see attached  Exhibit C- Email Correspondence. 

However, the focus has always been developing new markets for the catering wholesale 
food processing operation so the carryout feature and requirement to be considered a                                   
fast-food carryout restaurant use was unsustainable and was quickly discontinued in 2021. 
Anu Sushi is not open to the public and is not a restaurant. There are no posted hours of 
operation on the front door as they do not engage with the public.   

There are posts on social media (Yelp) that Anu Sushi is not open for food sales to 
individual patrons.                                                                                                                                                                          
Please see attached  Exhibit D – Social Media. 

As Mr. Cardenas previously explained, Anu Sushi remains a permitted business use that 
has been in operation as a wholesale food processor for nearly six years. Recently 
additional square footage was required. Now Anu Sushi has the original 1,100 sq ft for 
wholesale sushi processing and 1,100 sq ft for product storage which is an allowed 
accessory use, for a total of approximately  2,200 sq ft.                                                                             
Again, your attention is directed to Exhibit E- Letter from Anu Sushi.  
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Exhibit B - Anu Sushi Wholesale Food Processor License  

 

State of Michigan Department of Agriculture & Rural Development Food and Dairy Division 

License FFPL-209538 obtained at business opening and renewed each year. 
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Exhibit C – Email correspondence that the  

“operation for food preparation and delivery offsite most closely resembles a catering 
business and would therefore be allowed by right” at the Peach Tree Plaza. 
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Exhibit D - Excerpt from Social Media Posts - Anu Sushi is not open to patrons. 
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Exhibit E- Letter from Anu Sushi. 
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Exhibit F-Plan Showing 18’-0” of 
Separation From Self Contained 
Sealed Preparation Area  and 
South Back Door. 

Proposed:                                                            
Malli’s Kitchen                                                

24059 Meadowbrook Road                      
Novi, MI 48375 
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Exhibit G- Paid Receipt May 26, 2026 for City of Novi  Approved Building Permit                                                    
# PBC26-0016  for Malli’s Kitchen -  Ready To Start Construction. 
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