
 
 
 
Members:  Anthony, Avdoulos, Pehrson 
 
Staff Support: Barb McBeth, Lindsay Bell, Tom Schultz 
 
 
1. Roll Call 

 
2. Approval of Agenda 

 
3. Approval of January 10, 2018 Master Plan and Zoning Committee meeting 

minutes 
 

4. Audience Participation and Correspondence 
 
A. Lakeview Community Residents Response to Robertson Brothers 

“Lakeview” Project 
 

5. Discussion Items 

A. Rezoning request from B-3 (General Business) and R-4 (One-Family 
Residential) to RM-1 (Low Density Multiple-Family Residential) with Planned 
Rezoning Overlay (PRO) 
Review and provide comments on the rezoning request for a 3.15-acre 
property east and west of Old Novi Road south of Thirteen Mile Road 
(Section 10 & 11) 

 
6. Adjourn 
 

MASTER PLAN AND ZONING COMMITTEE 
City of Novi Planning Commission 

June 27, 2018 at 5:30 p.m. 
 Novi Civic Center – Police Training Center 

45175 W. Ten Mile, Novi, MI  48375  
(248) 347-0475 

AGENDA 
 



 

 

    TO:  MASTER PLAN AND ZONING COMMITTEE 

    FROM: LINDSAY BELL, PLANNER 

    THRU:  BARBARA MCBETH, AICP, CITY PLANNER 

    SUBJECT:  CONSIDERATION OF PRO CONCEPT PLAN FOR LAKEVIEW 

    DATE: JUNE 25, 2018 
 

The petitioner, Robertson Brothers Homes, is requesting a Zoning Map amendment for a 3.13 
acre property on the east and west of Old Novi Road, south of Thirteen Mile Road (Section 10 
& 11) from B-3 (Residential Acreage) and R-4 (One-Family Residential) to RM-1 (Low Density 
Multiple Family) utilizing the City’s Planned Rezoning Overlay (PRO) option.  The applicant 
states that the rezoning request is necessary to allow the development of a 31-unit single 
family (17 units) and attached townhome (14 units) residential development.  The request is 
being presented to the Master Plan and Zoning Committee because the request is not 
consistent with the recommended maximum density permitted on the Future Land Use Plan. 
 
The applicant is proposing 11 single family units fronting on the west side of Old Novi Road. 
Fourteen townhouse multifamily units in four buildings would face Old Novi Road on the east 
side. They would be accessed off Linhart and Wainwright Streets. Six additional single family 
homes would be built to the east of the townhome buildings, with driveways on Linhart and 
Wainwright. There is a regulated wetland located on the northeast corner of the property, 
which are proposed to be impacted to some degree but will be largely preserved behind two 
of the single family units.  
 
The concept plan proposes an overall density of 9.89 dwelling units per acre. The proposed 
density is 35 percent higher than the 7.3 dwelling unit per acre density recommended by the 
Master Plan. The Master Plan does recommend redevelopment of the area, known as Pavilion 
Shore Village, with housing and commercial buildings two- to three-stories high. Staff believes 
that the subject property has potential for some increase in density given the existing 
surrounding development averages about 5 dwelling units per acre. 
 
Staff provided initial input at two Pre-application meetings, one held on November 9, 2017 
and April 13, 2018. In response to feedback received from staff at those meetings, and from 
local residents at meetings the applicant held with community members, the applicant 
revised their plans to reduce the density and design of the proposed development. Originally 
the plans showed 70 townhome units with a density of 18 DUA, which was reduced to 32 
townhomes and 6 single family homes for an overall density of 12 DUA. The applicant has 
further reduced their proposal to the current configuration of 14 townhomes and 17 single 
family homes in the PRO Concept Plan. 
 
Staff is requesting the Committee to consider the applicant’s request, review staff and 
consultants’ review letters and provide input to provide further direction to staff and the 
applicant.  The review letters from the recent submittal of the Concept Plan review are 
attached to this memo. 

MEMORANDUM 
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Robertson Brothers Co.

6905 Telegraph Road

Suite 200

Bloomfield Hills, MI 48301

Contact:

Mr. TIM LOUGHRIN

Ph: 248-282-1428

Fax: 248-282-1423

Lakeview

City of Novi,
Oakland County, Michigan

SITE PLAN PACKAGE DOCUMENTS
Single & Multiple Family Residential Project

Prepared For Robertson Brothers Co.

Project Name

N & F JOB #J955

SHEET INDEX

REVISIONS:
03-23-18 ISSUED FOR SITE PLAN REVIEW
05-25-18 ISSUED FOR SITE PLAN REVIEW

Civil Engineer
Nowak & Fraus engineers

46777 WOODWARD AVENUE

PONTIAC, MI 48342

Contact:

Mr. brad w. brickel, P.E.

248-332-7931 PHONE

248-332-8257 FAX

Owner / Developer

NF
civil Engineers

Land Surveyors

Land Planners

ENGINEERS

NF

N

Know what's below
Call before you dig.

R

NOWAK & FRAUS ENGINEERS

46777 Woodward Ave.

Pontiac, MI 48342-5032

Tel. (248) 332-7931

Fax.  (248) 332-8257

SP0 Cover Sheet
SP1 General Site Plan - (West)
SP2 General Site Plan - (East)
SP3 Preliminary Grading & Utility Plan - West
SP4 Preliminary Grading & Utility Plan - East
SP5 Preliminary Grading & Utility Plan - East
SP6 Storm Water Management Plan (SWMP)
SP7-SP8 ALTA/NSPS Land Title / Topographic /

Tree / Wetland Survey
SP9 Survey Legal Descriptions & Tree List Plan
SP10 Soil Boring Location Plan/ Soil Boring Log
SP11 Fire Access Plan
L1 Overall Landscape Plan
L2 Tree Calculations East/ Open Space Plan
L3 Tree Calculations West
L4 Old Novi Rd./ Building Foundations Plans
L5 Landscape Details and Notes
1 Floor Plans
2 Elevations
3 Rear Elevations/ Building Sections
6 Building Plans
7 Building Elevations - 3 Unit Building
10 5 Unit Building
11 5 Unit Building Elevations

Architect
ALEXANDER V. BOGAERTS + ASSOCIATES, P.C.
2445 FRANKLIN ROAD
BLOOMFIELD HILLS, MI 48302
CONTACT:
248.334.5000 PHONE

LAND DESIGN STUDIO
18161 W. THIRTEEN MILE RD., SUITE B-4
SOUTHFIELD, MI 48076
CONTACT:
MR. TAD KREAR
248.594.3220 PHONE
248.230.4168 FAX

Landscape Architect

PART OF THE NE 1/4 OF SECTION 10
AND PART OF THE NW 1/4 OF SECTION 11

T.1N., R.8E., CITY OF NOVI,OAKLAND COUNTY, MICHIGAN

Site

LEGAL DESCRIPTION - PARCEL A -
AS SURVEYED

LEGAL DESCRIPTION - PARCEL B -
AS SURVEYED

LEGAL DESCRIPTION - PARCEL C -
AS SURVEYED
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Wainwright St.

Linhart St.

Landscape Requirements

Waivers Requested
Northeast Parcel:
   - Land Use Screening Berm on north property line
   - Single Family Greenbelt Trees on Wainwright St.
   - Single Family Street Lawn Trees on Wainwright St.
   - Multi-Family Street Lawn Trees on Old Novi Rd.

Southeast Parcel:
   - Single Family Greenbelt Trees on Wainwright St.
   - Single Family Greenbelt Trees on Linhart St.
   - Multi-Family Street Lawn Trees on Old Novi Rd.

West Parcel:
   - Land Use Screening Berm on north property line
   - Street Lawn Trees on Old Novi Rd.

= Required Single Family Lot Canopy Tree

= Required Greenbelt Canopy Tree

= Required Greenbelt Subcanopy Tree

= Required Multi-Family Canopy Tree

= Required Multi-Family Large Evergreen Tree

### = Existing Tree To Remain

Tree Legend

1
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4

5

6

7

8

9
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11

1
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5

6

7
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9

10

11

12

13

14

(6) AC
(3) MP

(2) AF

(2) PA

(3) MP

(3) AC

(3) AC

(5) MR

(7) AF

(3) MP

(7) AC

(7) PG

(6) AC

(2) PA
(3) PA

(1) MR

(1) MR

(6) PA

(6) LT

(6) MP

(7) MR

(6) PA

(5) LT

(6) MP

Proposed Old Novi Rd. Frontage
Landscape. See Sheet L-4 for
Enlargement Plan & Details, typ.

Typical Unit Landscape
area. See Sheet L-4 for
Enlargement & Details,

typ.

Proposed Snow Deposit Area

Proposed Snow
Deposit Area

Proposed Snow
Deposit Area

(3) PG

Plant Schedule

Revised
Wetland

25'

Mail Kiosk Location

Mail Kiosk Location

Mail Kiosk Location

Northeast Parcel
Single Family Lots:

- Required: 1 Canopy Tree or Large Evergreen per Lot
- Required: 2 Trees
- Provided: 2 Trees

Single Family Greenbelt Trees:
- Required: 1 Tree / 40 LF of Frontage, less driveways
- Required: 1 Subcanopy Tree / 25 LF of Frontage, less driveways
- Frontage Length: 91.29 LF

- Total Length: 111.29 LF
- Driveway Total: 20 LF

- Required: 2 Trees & 4 Subcanopy Trees
- Provided: 0

Single Family Street Lawn Trees:
- Required: 1 Tree / 35 LF of Frontage, less driveways
- Frontage Length: 91.29 LF (see above)
- Required: 3 Trees
- Provided: 0

Multi-Family Trees:
- Required: 3 Trees / Dwelling Unit
- Required: 15 Trees
- Provided: 15 Trees (Includes 3 Existing)

Multi-Family Greenbelt Trees:
- Required: 1 Tree / 35 LF of Frontage
- Required: 1 Subcanopy Tree / 25 LF of Frontage
- Frontage Length: 143.45 LF
- Required: 4 Trees & 6 Subcanopy Trees
- Provided: 12 Trees (Existing) & 6 Subcanopy Trees

Multi-Family Street Lawn Trees:
- Required: 1 Tree / 35 LF of Frontage, less driveways
- Frontage Length: 143.45 LF
- Required: 4 Trees
- Provided: 0

Southeast Parcel
Single Family Lots:

- Required: 1 Canopy Tree or Large Evergreen per Lot
- Required: 4 Trees
- Provided: 4 Trees

Single Family Greenbelt Trees:
- Required: 1 Tree / 40 LF of Frontage, less driveways
- Required: 1 Subcanopy Tree / 25 LF of Frontage, less driveways
Wainwright Street:
- Frontage Length: 89.41 LF

- Total Length: 109.41 LF
- Driveway Total: 20 LF

- Required: 2 Trees & 4 Subcanopy Trees
- Provided: 0
Linhart Street:
- Frontage Length: 76 LF

- Total Length: 96 LF
- Driveway Total: 20 LF

- Required: 2 Trees & 3 Subcanopy Trees
- Provided: 0

Single Family Street Lawn Trees:
- Required: 1 Tree / 35 LF of Frontage, less driveways
Wainwright Street:
- Frontage Length: 89.41 LF (see above)
- Required: 3 Trees
- Provided: 0
Linhart Street:
- Frontage Length: 76 LF (see above)
- Required: 3 Trees
- Provided: 0

Multi-Family Trees:
- Required: 3 Trees / Dwelling Unit
- Required: 27 Trees
- Provided: 27 Trees

Multi-Family Greenbelt Trees:
- Required: 1 Tree / 35 LF of Frontage
- Required: 1 Subcanopy Tree / 25 LF of Frontage
- Frontage Length: 246.24 LF
- Required: 7 Trees & 10 Subcanopy Trees
- Provided: 7 Trees & 10 Subcanopy Trees

Multi-Family Street Lawn Trees:
- Required: 1 Tree / 35 LF of Frontage, less driveways
- Frontage Length: 246.24 LF
- Required: 7 Trees
- Provided: 0

West Parcel
Single Family Lots:

- Required: 1 Canopy Tree or Large Evergreen per Lot
- Required: 11 Trees
- Provided: 11 Trees

Single Family Greenbelt Trees:
- Required: 1 Tree / 40 LF of Frontage, less driveways
- Required: 1 Subcanopy Tree / 25 LF of Frontage, less driveways
- Frontage Length: 476.13 LF

- Total Length: 586.13 LF
- Driveway Total: 110 LF

- Required: 12 Trees & 19 Subcanopy Trees
- Provided: 12 Trees & 19 Subcanopy Trees

Single Family Street Lawn Trees:
- Required: 1 Tree / 35 LF of Frontage, less driveways
- Frontage Length: 476.13 LF (see above)
- Required: 14 Trees
- Provided: 0
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Total Trees: 114
Trees being Saved: 12
Trees being Removed: 102

Required Replacements:
*Note: None of the trees on this Site are located

within a Regulated Woodland, and do not
require replacement per the City of Novi
Ordinance.

R

Open Space Plan
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Wainwright St.

Linhart St.

Tree Calculations

Tree Survey (East Side of Old Novi Road)

1

2

3

4

9

10

11

12

13

14

8

7

6

5

Required:  200 sf usable open space / Unit
Proposed Units: 14
Required:  2,800 sf
Provided:  11,658 sf

Open Space Calculations

Proposed Tree
Protection Fencing

Proposed Tree
Protection Fencing
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Tree Survey (West Side of Old Novi Road)

Total Trees: 39
Trees being Saved: 6
Trees being Removed: 33

Required Replacements:
*Note: None of the trees on this Site are located

within a Regulated Woodland, and do not
require replacement per the City of Novi
Ordinance.

Tree Calculations

  7.  Regulated Woodland or Regulated Trees Adjacent to the Property are Also Required

         Where Swales are Approved Through a Protected Area, the Swales Need to be HAND
     e.  Any Required Swale Needs to be Directed Around the Protected Areas.  Instances

     d.  No Removal of Vegetation from the Ground Up Without Permission from the Proper Reviewing

     b.  No Building Materials or Construction Equipment Within Protected Areas.

6.  No Person Shall Conduct any Activity Within Areas Proposed to Remain.  This Shall Include, but not Limited to:
5.  Under no Circumstances Shall the Portective Fencing be Removed Without Proper Approval from the City.
4.  Fencing Shall be Erected Prior to Construction.  The City Shall be Notified Once the Fencing is Installed for Inspection.

3.  Fencing Shall not be Installed Closer to the Tree than the Dripline of Those Trees to be Saved.  

1.  Either Plastic or Wood Orange Snow Fencing Shall be Installed at or Beyond the Dripline, Unless 

Special Circumstances Shall be Reviewed by the City.

More Substantial Fencing is Required.

      to be Protected Whether or not they are Shown on the Plan.

         DUG.  Machinery of Any Kind is Prohibited.

         Authority, Including the Woodlands Review Board.

     c.  No Grade Changes, Including Fill, Within Protected Areas.

     a.  No Solvents or Chemicals Within Protected Areas.

2.  Stakes Shall be Metal "T" Poles Spaced no Further than 5' on Center.

UNDERSTORY PLANTS

ORGANIC LAYER

MINERAL LAYER

TOP SOIL

PLACED 1' BEYOND DRIP LINE LIMITS
PROTECTIVE FENCING

"T" POLES @ 5' O.C.

Tree Protection Detail
Scale: NTS
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Foundation Plans

Old Novi Road

Lot
1

Lot
2

Lot
3

Lot
4

Lot
5

Lot
6

Lot
7

Lot
8

Lot
9

Lot
10

Lot
11

Unit 1

Unit 2

Unit 3

Unit 4

Unit 5

(4) HP

(24) HB

(5) TM

(24) HL

(4) HP

(24) HB

(5) TM

(24) HL

(4) HP

(31) HB

Lawn

Unit Landscape Plan (Units 1-5)
Scale: 1" = 20'

Typ. Unit

(4) HP

Typical Unit Landscape Plan (Units 6-14)
Scale: 1" = 20'

Typ. Unit

Typ. Unit
(24) HB

(5) TM

(24) HL

(5) HP*

(33) HB*

AC Unit

Spade Cut Edge, typ.

4' ht. White
Screen Fence*

Lawn

Lawn

*Note: In areas where AC Unit Screening is needed, install 4' ht.
White Screen Fence (see Detail this Sheet) and extend
adjacent plantings as shown above.

4' ht. White Screen Fence Detail
NTSAvailable From: Cedar Rustic Fence Co.

99 Republic Ave.
Joliet, IL 60435
800.262.0388

Product Specs.: White Vinyl Fence
Cottage Style with Straight Top
Dog Ear Picket Cap
Flat Post Cap

(5) NF
(4) TM

(23) HB

(6) TM
(33) HL(3) TM

(9) HB(4) TM
(6) NF

(3) TM
(18) HB

(6) TM
(27) HL(3) TM

(4) NF
(4) TM

(18) HL
(3) TM

(15) HB(5) TM
(7) NF

(3) TM
(14) HB

(4) TM
(18) HL

(13) TM
(7) NF(7) NF

(15) HL
(4) TM

(18) HL
(4) TM

(19) HB(5) TM
(8) NF

(2) TM
(10) HB

(4) TM
(19) HL

(3) TM
(5) NF(4) TM

(17) HL
(4) TM

(20) HB

See Typical Detail
this Sheet for

Details, typ.

Old Novi Road Frontage Landscape Enlargement Plan
Scale: 1" = 20'

Proposed Tree, See Sheet
L-1 for Species, typ.

Proposed Tree, See Sheet
L-1 for Species, typ.

Proposed Yew Shrub, See
Landscape Enlargement
this Sheet for Details

Spade Cut Edging, typ.
Lawn 4' ht. White Vinyl Fence.

See Detail this Sheet

Varies

7'

3'

3' 3'

Proposed Perennial Bed,
See Landscape
Enlargement this Sheet for
Details

Lawn

Public Sidewalk

H
om

e 
A

cc
es

s 
W

al
k*

D
riv

ew
ay

*

Typical Old Novi Rd. Frontage Detail
Scale: 14" = 1'*Note:  Driveway and Home Access Walk may

be inverted. See Enlargement Plan this
Sheet for individual lot situations.

Old Novi Rd. Frontage Plant Schedule Typical Unit Landscape Plant Schedule

*Note: The quantities in the above table constitute the total
amount needed for the Unit Landscape portion of the
project.

Proposed Mailbox
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_____________________________________________________________________________ 
PETITIONER 
Robertson Brothers Homes   
 
REVIEW TYPE 
Rezoning Request from B-3 (General Business) and R-4 (One Family Residential) to RM-1 (Low Density 
Multi-Family Residential) with a Planned Rezoning Overlay (PRO)  
 
PROPERTY CHARACTERISTICS 

 Section 10 and 11 

 Site Location 
East & West of Old Novi; South of Thirteen Mile Road;  
Parcel Id’s: 50-22-10-231-021, 006,020,025, 026, 027; 22-11-101-002; 22-11-103-
001, 002, 005, 006, 007, 008, 009, 020 

 Site School District Novi  Community School District 
 Site Zoning B-3 General Business and R-4 One Family Residential 
 Adjoining Zoning North B-3 General Business 
  East R-4 One Family Residential 
  West R-4 One Family Residential 
  South R-4 One Family Residential 
 Current Site Use Vacant Land/Single Family Homes/Vacant Businesses 

 Adjoining Uses 

North Convenience Store/Restaurant 
East Single Family Residences 
West Single Family Residences 
South Single Family Residences 

 Site Size 3.13 Acres  
 Plan Date May 25, 2018 

 
PROJECT SUMMARY 
The petitioner is requesting a Zoning Map amendment for 3.13 acres of property east and west of 
Old Novi Road and south of Thirteen Mile Road (Section 10 and 11) from B-3 (General Business) and 
R-4 (One Family Residential) to what appears to be R-4 and RM-1 (Low Density Multi-Family 
Residential) utilizing the City’s Planned Rezoning Overlay (PRO) option.  The applicant states that 
the rezoning request is necessary to allow the development of a 31-unit multi-family and single-
family residential development that would be in line with the redevelopment goals for the Pavilion 
Shore Village area envisioned in the City’s Master Plan. Ordinance standards for this plan have not 
yet been developed, so the applicant has chosen to use the PRO option.  
 
The applicant has proposed a 14-unit multi-family townhomes and a 17 single-family for-sale 
residential development with frontage and access to Old Novi Road, Linhart and Wainwright.  The 
PRO Concept Plan shows four buildings fronting on the east side of Old Novi Road which contain 
the 14 multi-family townhouse units. A two-car garage for each unit is accessed by driveways off 
Linhart Street and Wainwright Street. Six single-family homes are proposed to the east of the 
townhomes to serve as a buffer to the existing single family neighborhood beyond. Eleven single 
family homes are proposed to front on the west side of Old Novi Road. Each single family home has 
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a two-car garage, attached or detached. The concept plan also includes pedestrian walks along 
Old Novi Road to connect the existing and proposed homes to the Pavilion Shore Park to the north 
on Walled Lake.  
 
The project area is currently partially developed, and undeveloped land.  It proposes to split one 
through-lot from Old Novi Road to Austin Road to allow the preservation of the house fronting on 
Austin. Two existing homes and accessory structures on the west side of Old Novi Road would be 
demolished. On the east side of Old Novi Road, four homes and one business as well as accessory 
structures would be demolished. The removal of the buildings would resolve a number of existing 
nonconformities including setback deficiencies, and buildings located within the right of way.  
 
PROJECT REVIEW HISTORY 
The applicant submitted for Pre-Application Meetings on two different occasions, which were held 
on November 9, 2017 and April 13, 2018. In response to feedback received from staff and meetings 
the applicant held with community members, the applicant revised their plans to reduce the 
density and design of the proposed development. Originally the plans showed 70 townhome units 
with a density of 18 DUA, which was reduced to 32 townhomes and 6 single family homes for an 
overall density of 12 DUA. The applicant has further reduced their proposal to the current 
configuration of 14 townhomes and 17 single family homes.  
 
PRO Option 
Consistent Section 503 of the Michigan Zoning Enabling Act (MZEA), the PRO option creates a 
“floating district” with a conceptual plan attached to the rezoning of a parcel.  As part of the PRO, 
the underlying zoning is proposed to be changed (in this case from B-3 and R-4 to RM-1) and the 
applicant enters into a PRO agreement with the City, whereby the City and the applicant agree to 
tentative approval of a conceptual plan for development of the site.  Following final approval of 
the PRO concept plan and PRO agreement, the applicant will submit for Preliminary and Final Site 
Plan approval under standard site plan review procedures.  The PRO runs with the land, so future 
owners, successors, or assignees are bound by the terms of the agreement, absent modification by 
the City of Novi.  If the development has not begun within two (2) years, the rezoning and PRO 
concept plan expires and the agreement becomes void. 
 
RECOMMENDATION 
The new zoning district requested by the applicant is supported by the Master Plan, which 
recommends a residential density not to exceed 7.3 dwelling units per acre (DUA) for this area. 
However the applicant’s proposal exceeds this density by requesting 9.89 DUA overall, which does 
not fit within the RM-1 District requirements. Approval of the PRO Concept plan is currently not 
recommended for approval for the reasons stated below (which are further expanded in the letter): 

1. Incomplete Application: The submittal does not meet the application requirements found in 
the Site and Development Manual. The following items were missing from this PRO Concept 
Plan submittal: 

a. Rezoning Plan: Show the existing and proposed zoning district for each parcel on a 
sheet in the plan set. PRO is not a zoning district, but a Planned Rezoning Overlay. 
There must be an underlying zoning district(s) identified.  

b. Sign Location Plan: Rezoning requests must include a sign location plot plan in 
accordance with Section 1 of the Site Plan and Development Manual.  

c. Rezoning Traffic Impact Study: At the time of the Pre-application Meetings, it was not 
clear that a PRO development option was being sought, so the traffic review did not 
include a request for the RTIS. However this is a required item for rezonings. The 
applicant may seek a waiver of this item, if desired.  

d. Development Potential: A written statement describing potential development 
under the current zoning. 
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e. PRO Concept Plan: Change the title of sheets SP1 and SP2 to “PRO Concept Plan” – 
East/West as appropriate to incorporate into the eventual PRO Development 
Agreement.  

2. Appropriate Density and Design Concerns: See items listed under Review Concerns on page 
6. 

  
COMPARISON OF ZONING DISTRICTS 
The following table provides a comparison of the current (B-3 and R-4) and proposed (R-4 and RM-
1) zoning classifications.  The applicant is requesting a change of use from General Business and 
One Family Residential uses to Low Density Multi-Family Residential. The types of uses proposed in 
these two districts are entirely different from each other. The proposed use has higher setback and 
open space requirements than the existing zoning.  
 

 B-3 Zoning 
(Existing) 

R-4 Zoning 
(Existing/Proposed) 

RM-1 Zoning  
(Proposed) 

Principal 
Permitted Uses 

See attached copy of Section 
3.1.12.B 

See attached copy of 
Section 3.1.5.B 

See attached copy of Section 
3.1.7.B 
Multi-Family Development, as 
proposed, is a permitted use 

Special Land 
Uses  

See attached copy of Section 
3.1.12.C 

See attached copy of 
Section 3.1.5.C 

See attached copy of Section 
3.1.7.C 

Minimum Lot 
Size 

Except where otherwise 
provided in this Ordinance, 
the minimum lot area 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 
requirements as set forth in this 
Ordinance. 

10,000 sq ft (80 ft lot width) Subject to Sec. 3.7.1 (Reviewed in 
the attached Plan Review Chart) 

Maximum Lot 
Coverage 25% 25% 

Building Height 30 feet 2.5 stories or 35 feet 
whichever is less 

2 stories  -or- 35 feet whichever is 
less 

Building 
Setbacks 

Front: 30 feet 
Side: 15 feet  
Rear: 20 feet 

Front: 30 feet 
Side: 25 feet total two 
sides, 10 ft min each 
Rear: 35 feet 

Front: 50 ft. 
Side: 75 ft.  
Rear: 75 ft. 

Usable Open 
Space Not Applicable Not Applicable 

200 sq. ft. 
Minimum usable open space per 
MF dwelling unit 

Minimum Square 
Footage Not Applicable 1000 sq ft 

One bedroom unit: 500 sq ft  
Two bedroom unit: 750 sq ft.  
Three bedroom unit: 900 sq ft.  
Four bedroom unit 1,000 sq ft.  
Efficiency unit: 400 sq ft. 

 
COMPATIBILITY WITH SURROUNDING LAND USE 
The surrounding land uses are shown in the below chart.  The compatibility of the proposed 
rezoning with the zoning and uses on the adjacent properties should be considered by the Planning 
Commission in making the recommendation to City Council on the rezoning request. The following 
table summarizes the zoning and land use status for the subject property and surrounding 
properties.  
 

 Existing Zoning Existing Land Use Master Plan Land Use Designation 

 
Left blank on purpose 
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Subject Property B-3 and R-4 
Vacant lots, Vacant 
commercial buildings, 
One Single Family Home 

Pavilion Shore Village 

Eastern Parcels R-4 One Family 
Residential 

Howell’s Walled Lake 
(Single family residential 
development) 

Single Family Residential 
(uses consistent with R  Zoning Districts) 

Western Parcels R-4 One Family 
Residential 

Shawood Walled Lake 
Heights (Single family 
residential development) 

Single Family Residential 
(uses consistent with R  Zoning Districts) 

Northern Parcels  
 

B-3 General 
Business 

Convenience store, 
Veterinary Office, 
Lakeview Bar & Grill 

Pavilion Shore Village 

Southern Parcels R-4 One Family 
Residential 

Single Family homes, 
Vacant land 

Pavilion Shore Village (West), Single 
Family Residential (East) 

        
        

 
   
Zoning Map Future Land Use Map 
       
The subject parcels are currently zoned B-4 (General Business) and R-4. Many of the lots are 
currently vacant, others have existing nonconforming buildings. There are 5 single family homes, a 
vacant business, and several accessory structures. Some of the existing buildings are located within 
the Old Novi Road right of way.    
 
The Lakeview Grocery convenience store is located on the property directly north of the subject 
property on the west side of Old Novi Road. On the east side of Old Novi Road the Lakeview Bar & 
Grill is located directly north of the subject area. The future uses for these properties are unlikely to 
change, but they do fall within the Pavilion Shore Village designation on the Future Land Use Map.  
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The property to the south on the west side of Old Novi Road is developed with single family homes. 
The property to the south on the east side of Old Novi Road is currently vacant and could be 
developed with single family homes.   
 
The property to the west of the subject properties is an existing single family neighborhood known 
as Shawood Walled Lake Heights. Many of the residents of the neighborhood have objected to 
aspects of the proposed development including building heights, traffic and stormwater impacts.  
 
The property to the east of the subject properties is an existing single family community of Howell’s 
Walled Lake. Many of the residents of the neighborhood have objected to aspects of the proposed 
development including building heights, parking, and wetland impacts. 
 
Impacts to the surrounding properties as a result of the proposal would be expected as part of the 
construction of any development on the subject property and could include construction noise 
and additional traffic. The loss of a portion of the wetland area and trees on the property would 
present an aesthetic change but that would also happen with development under the current 
zoning.  
 
DEVELOPMENT POTENTIAL AND DENSITY PROPOSED 
 
The site plan proposes a development of 31 units with 9.89 DUA on the parcels for low density 
multifamily development which is above the maximum density allowed for three bedroom units 
under RM-1 zoning (5.4 DUA allowed). The master plan designation expects Pavilion Shore Village 
area to be developed with a mix of housing and commercial uses. Development under the current 
B-3 and R-4 zoning could result in the construction of a number of different retail or commercial uses 
as well as single family homes, however site constraints have limited the interest of developers in this 
area for some time. Development under the proposed RM-1 zoning without a PRO option could 
result in up to 17 three-bedroom units or 23 two-bedroom units, based on the acreage provided.  
 
As is evident, the existing, proposed, and anticipated uses are much different from each other. The 
Master Plan for Land Use provides a density guideline of up to 7.3 DUA for this area. Staff analyzed 
the impacts of the proposed rezoning in the following sections.  
 
The applicant submitted a narrative that assesses and supports their request for change of use.  
However, staff suggests the applicant consider the comments made under the review concerns 
section below to make the proposed development more compatible with the surroundings. 
 
REVIEW CONCERNS 
 

1. Limit the density to maximum allowed in RM-1: The applicant is proposing low-rise attached 
townhome buildings and single family homes with an overall density of 9.89 dwelling units 
per acre. Current residential land use patterns in the adjoining neighborhoods are 
developed as medium-density, with an average of 5 DUA. The proposed RM-1 rezoning 
category would be a logical transition to shift from single family residential (R-4) to low 
density multi-family residential (RM-1). However, the overall density would need to be limited 
to 7.3 DUA to fit within the RM-1 District. Deviations from density requirements cannot be 
requested, even within the PRO Option. If the overall density can be reduced (to about 7.3 
DUA), RM-1 would be the appropriate zoning district based on the style of proposed housing 
and compatibility with the surrounding community. This density would also be a better fit to 
the Master Plan’s recommendation of 7.3 DUA.   
 

2. Change the proposed rezoning to RM-2: The applicant is proposing a desirable “missing 
middle” housing product in a location recommended by the 2016 Master Plan for 
redevelopment. The maximum density for three-bedroom units allowed within the RM-2 
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district is 15.6 DUA. RM-2 zoning would accommodate the density being requested in the 
proposal (9.89 DUA), but the type of housing proposed would still be subject to standards 
outlined in the RM-1 district for buildings under 4 stories, and R-4 district for single family 
homes. If the entire site is rezoned to RM-2, the types of housing styles currently being 
proposed could be included. Once an overlay district for the Pavilion Shore Village area is 
developed, the City could choose to apply the district to the entire area for consistency.  
 

3. Compatibility with the Surroundings: Existing land use patterns reflect a concentration of 
single family homes in this area of the City, with a few existing community-serving 
commercial uses to the north of the subject property on Old Novi Road and 13 Mile Road. 
RM-2 would not be strictly compatible with the low intensity residential and commercial uses 
here, but if the request is approved by the City Council, the development plan would be 
restricted by the terms of the PRO Agreement developed with the applicant to include the 
PRO Concept Plan. RM-2 would allow the density proposed by the applicant, while allowing 
both the attached townhome-style buildings and single-family homes the applicant is 
proposing. Overall density as well as number and type of units could be conditions within 
the PRO Agreement.  

 
4. Design and Layout Concerns: The proposed layout plans a moderately dense development 

in order to maximize the number of units on site. This results taller buildings, higher density, 
and reduced opportunities for usable open space. The applicant can revise the layout to 
address the following concerns, which may result in a residential development that will be 
more compatible with the surroundings.  

a. Erma Street on the north side of the proposed development west of Old Novi Road 
was previously vacated. However, the City Council motion from June 5, 2000 shows 
that the City reserved an easement over the entire width of the vacated area, so this 
area is not buildable.  The applicant should take this into account when revising their 
plan.  

b. Reducing the number of units on the west side of Old Novi Road to be able to have 
somewhat wider lot frontage may allow more flexibility in layout and choice of 
home products. 

c. Consider alternative layouts that would allow a reduction in the amount of 
pavement needed for single family residential driveways, while also reducing the 
impervious surface added to the area.   

d. Providing additional off-street parking behind the townhome garages by further 
reducing the front building setback.  

e. Additional landscaping can be provided between the existing homes and the 
proposed homes to create additional screening. Any proposed screening fences 
should also be shown on the plans.   

f. Additional spaces should be provided for resident’s active and passive recreation in 
addition to the required sidewalks.  

 
5. Reconsider benefits offered to the public: The applicant should reevaluate and reconsider 

the benefits being offered to meet the objective of the Community benefit. Most of the 
benefits offered by the applicant are considered incidental benefits from the development 
or requirements of development. There is opportunity to provide more substantial benefits 
that would serve the purpose of this PRO requirement. Refer to additional notes on Page 11. 

 
6. Right of Way Agreement: The applicant is proposing partial use within the existing right of 

way for fences and landscape features on the west side of Old Novi Road. A license 
agreement or another type of agreement will be needed.  Further discussion with the City 
Attorney’s Office is needed to determine the best way to address this question. 
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7. Traffic: A Rezoning Traffic Impact Study was not provided in this submittal. The City’s Traffic 
consultant has requested additional information is required to determine the impacts of the 
proposed rezoning as compared to existing land use. Refer to the traffic review letter for 
additional information.  
 

8. Wetlands:  The site contains a 
wetland, approximately 0.15 
acre, along the northeastern 
portion of the property. The 
Concept plan proposes 
“minimal impacts” but does not 
quantify the wetland or 
wetland buffer impact. The 
City’s threshold for the 
requirement of wetland 
mitigation is 0.25-acre, so 
mitigation is not likely to be 
required. Please refer to the 
wetland review letter for 
additional information. 
 

9. Woodlands:  The proposed site 
does not contain areas noted 
as City Regulated Woodlands, 
but does contain 3 trees that 
are 36 inches diameter at 
breast height (DBH), which are 
regulated. The Woodland 
Review letter indicates that the 
regulated woodland trees on 
the site are proposed to be removed, and will require 8 replacement trees. The applicant 
should show any replacement trees to be planted on the site.  
 

10. Open Space: The site plan should indicate how much open space excluding wetlands and 
storm water detention, would be preserved on-site.  
 

11. Usable Open Space: The usable open spaces are supposed to be designed and intended 
for the private recreational use of residents of the building. The floorplans for the townhome 
units show rear balconies off the living rooms of each unit. This appears to be the only 
usable open space proposed. Provide the required calculations of usable open space and 
meet the standards for 200 square feet per multiple-family unit.    
 

12. Façades: To be considered a benefit to the public, the architectural design is evaluated 
against meeting and exceeding the ordinance requirements. As currently proposed, the 
designs do not qualify as an enhanced feature of the development. 
 

13. Landscaping: Landscape review has identified many deviations from the ordinance 
requirements. While some minor deviations may be supported by staff, the major items 
cannot be supported.  
 

14. Fire: Fire hydrants and water-main sizes must be added to the plans for review. Fire 
department apparatus require a 50’ outside turning radius and 30’ inside turning radius for 
the townhouse building driveways.   
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MASTER PLAN FOR LAND USE 
The Future Land Use Map of the 2016 City of Novi Master Plan for Land Use identifies this property 
and parcels to the north as Pavilion Shore Village, which is called out as a Redevelopment Site. “It is 
envisioned that redevelopment of this area could establish a unique sense of place at the corner of 
Old Novi Road and Thirteen Mile Road by providing housing and commercial uses that are inspired 
by the natural and recreational features of the park and lake.” Properties to the west and east are 
designated for single family uses.   
 
Specific to the style of housing envisioned in Pavilion Shore Village, the Master Plan states: “Given 
the proximity to the lake and residential nature of the area, housing is envisioned in either two- to 
three-story mixed-use buildings oriented to W. Thirteen Mile and Old Novi Roads or as one-story 
‘cottage court’ style homes. Smaller, market-rate housing units, either for sale or rent will offer 
unique housing for young professionals and empty-nesters.” 
 
Adopted by the Planning Commission in July of 2017, the 2016 Master Plan calls for “the creation of 
a simple form-based district that defines building forms and architectural elements should be 
considered to encourage redevelopment of this area as envisioned.” The City has not yet created 
this new zoning district, and the applicant desires to move forward, which necessitates adapting an 
existing zoning district to the site through the use of the Planned Rezoning Overlay option.  
 
The proposal would partly follow objectives listed in the Master Plan for Land Use including the 
following. If additional information is provided per staff’s comments, the proposal would have the 
ability to meet the full intent of the objectives: 
 
1. Infrastructure 

a. Objective: Provide and maintain adequate water and sewer service for the City’s needs. 
b. Objective: Provide and maintain adequate transportation facilities for the City’s needs. 

Address vehicular and non-motorized transportation facilities. 

 
Staff Comment: Public water main exists on Old Novi Road and Austin Drive. Public sanitary sewer 
exists in Old Novi Road. On-site detention is required for storm water management. The proposed 
concept plan indicates pedestrian improvements along Old Novi Road including building a 
segment of planned sidewalk on the east side of the road. The 2016 Master Plan recommends 
prioritizing connections with nearby parks in the implementation of the Non-Motorized Plan in this 
area.  
 
2. Quality and Variety of Housing 

a. Objective: Provide residential developments that support healthy lifestyles. Ensure the 
provision of neighborhood open space within residential developments. 

b. Objective: Maintain safe neighborhoods. Enhance the City of Novi’s identity as an 
attractive community in which to live by maintaining structurally safe and attractive housing 
choices and safe neighborhoods 

c. Objective: Maintain existing housing stock and related infrastructure. 
d. Objective: Provide a wide range of housing options. 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. 

 
Staff Comment: Per applicant’s narrative letter, the proposed homes are geared towards millennials 
and active adults looking to enjoy what the Pavilion Shore Park area has to offer along with a 
quality school district. The housing type is said to serve the demand for the “missing middle” option 
that 2016 Master Plan would like to encourage. Missing middle characteristics include homes set in 
a walkable context, medium density, smaller, well-designed units, smaller footprints and blended 
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densities. The applicant should consider providing additional open space amenities within the 
project.  

 
3. Community Identity 

a. Objective: Pavilion Shore Village. Develop a cohesive mixed use village that complements 
the surrounding neighborhood. 

b. Objective: Maintain quality architecture and design throughout the City. Set high standards 
and promote good examples for use of public property through the City’s actions. 

c. Objective: Create a stronger cultural presence and identity for the City by working with the 
Novi Historical Commission and other groups to preserve historic structures and creating 
gathering places for residents and community activity. 

d. Objective: Ensure compatibility between residential and non-residential developments. 

 
Staff Comment: In their narrative, the applicant indicates that quality architecture and design is one 
of the benefits to the public proposed, which will provide a catalyst for more retail amenities in the 
Pavilion Shore Village area. The façade review suggests that it does not currently meet the higher 
standard for attractive housing than required by the ordinance.   
 
4. Environmental Stewardship 

a. Objective: Protect and maintain the City’s woodlands, wetlands, water features, and open 
space. 

b. Objective: Increase recreational opportunities in the City.  
c. Objective: Encourage energy-efficient and environmentally sustainable development 

through raising awareness and standards that support best practices. 

 
Staff Comment:  The applicant has not quantified the amount of Open Space being preserved. The 
impacts to the wetland in the northeast corner of the site are said to be minimized, but calculations 
should be provided. The development proposes limited opportunities for active and passive 
recreation. Refer to comments on ‘Usable Open Space’ in the letter. There is opportunity to provide 
more amenities to meet this objective. 

 
 
MAJOR CONDITIONS OF PLANNED REZONING OVERLAY AGREEMENT 
The Planned Rezoning Overlay process involves a PRO concept plan and specific PRO conditions in 
conjunction with a rezoning request.  The submittal requirements and the process are codified 
under the PRO ordinance (Section 7.13.2).  Within the process, which is completely voluntary by the 
applicant, the applicant and City Council can agree on a series of conditions to be included as 
part of the approval.   
 
The applicant is required to submit a conceptual plan and a list of terms that they are willing to 
include with the PRO agreement.  The applicant has submitted a conceptual plan showing the 
general layout of the internal roads and lots, and a general layout of landscaping throughout the 
development. The applicant has provided a narrative describing the proposed public benefits. At 
this time, staff can identify two conditions to be included in the agreement if the current design 
moves forward. 

1. Maximum number of units shall be 31 
2. Maximum Density of the development shall be 9.89 DUA 

 
Staff Comment: Additional conditions will be determined as the rezoning request moves forward. 
While reconsidering the rezoning category requested, staff suggests that the applicant provide 
additional comments that may be included in the agreement.  
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ORDINANCE DEVIATIONS 
Section 7.13.2.D.i.c(2) permits deviations from the strict interpretation of the Zoning Ordinance 
within a PRO agreement.  These deviations must 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 a proposed PRO agreement.  The proposed PRO 
agreement would be considered by City Council after tentative approval of the proposed 
concept plan and rezoning.   
 
The concept plan submitted with an application for a rezoning with a PRO is not required to 
contain the same level of detail as a preliminary site plan. Staff has reviewed the concept plan in 
as much detail as possible to determine what deviations from the Zoning Ordinance are currently 
shown. The applicant may choose to revise the concept plan to better comply with the standards 
of the Zoning Ordinance, or may proceed with the plan as submitted with the understanding that 
those deviations would have to be approved by City Council in a proposed PRO agreement. The 
following are deviations from the Zoning Ordinance and other applicable ordinances shown on the 
concept plan.  The applicant has submitted a narrative describing the requested deviations. The 
applicant should consider submitting supplemental material discussing how if each deviation 
“…were not granted, [it would] 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.” 
 
1. Planning Deviations for Multiple-Family (under RM-1 District):  

a. Reduction of the minimum required building front setback by 25 feet (Required 50 feet, 
provided 25 feet) 

b. Reduction of the minimum required building side setback by 60.3 feet (Required 75 feet, 
provided 14.7 feet) 

c. Reduction of the minimum required building rear setback by 40.1 feet (Required 75 feet, 
provided 34.9 feet) 

d. Reduction of the minimum required building exterior side setback by 35.5 feet (Required 
50 feet, provided 14.7 feet) 

e. Reduction of the minimum required distance between buildings by 15.7 feet (Required 30 
feet, provided 14.3 feet) 

f. Exceeding the maximum building height by 1 story (2 allowed, 3 provided) 
g. Exceeding the maximum number of rooms by 29.67 (20.33 allowed, 50 provided) 
h. Not meeting the minimum orientation for all buildings (45 degrees required, parallel 

provided) 
i. Reduction of minimum maneuvering lane width by 2 feet (24 feet required, 22 feet 

provided) 
j. Reduction of the yard area setback restrictions by 23.6% (30% of yard required, 53.6% 

provided) 
k. Note density and room count is more consistent with RM-2 standards.  

2. Planning Deviations for Single-Family (R-4 standards): 
a. Reduction of minimum lot area by 5,000 square feet (10,000 sf required, 5,000 sf provided) 
b. Reduction of minimum lot frontage by 32 feet (80 ft required, 48 ft provided) 
c. Reduction of the minimum required building front setback by 23 feet (Required 30 feet, 

provided 7 feet) 
d. Reduction of the minimum required building principal side setback by 5 feet (Required 10 

feet, provided 5 feet) 
e. Reduction of the minimum required building side total setback by 10 feet (Required 25 

feet, provided 15 feet) 
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f. Reduction of the minimum required building rear setback by 15 feet (Required 35 feet, 
provided 20 feet) 

g. Exceeding the maximum lot coverage percentage by 20% (25% allowed, 45% provided) 
– Applicant to provide detailed calculations to verify 

3. Engineering DCS Deviations: 
a. TBD 

4. Traffic Deviations:  
a. Not providing the required Rezoning Traffic Impact Study 
b. Required parking being provided in on-street locations 

5. Landscape Deviations:  
a. No screening berm is provided between the B-3 district and the residential properties to the south 

(6-8 feet tall landscaped berm is required). 
b. Required greenbelt width is not provided.   (34 feet is required for single family and multi-family 

where the right-of-way is not adjacent to parking) 
c. No greenbelt berm is provided between Old Novi Road and the Multi-family buildings (3 foot tall 

berm with 2 foot wide crest is required). 
d. Subcanopy greenbelt trees are located within the right-of-way. 
e. Deficiencies in number of subcanopy trees provided for most of multifamily frontages. 
f. Deficiencies in number of street trees provided for multi-family buildings 
g. Street trees are located in front yards of single family homes on Wainright and Linhart, not the ROW. 
h. Subcanopy trees used as street trees. 
i. Required interior street trees are not provided. 
j. Deficiency in number of site landscaping trees provided for multifamily units. 
k. Lack of conformance with species diversity requirements of Landscape Design Manual. 

6. Façade Deviations:  
Façade review indicates that the proposed elevations would require waivers to Section 5.15.9 
for underage of brick and overage of horizontal siding on certain elevations. The applicant shall 
provide additional information, if the deviations are requested as part of the PRO agreement or 
bring the design into conformance with the code. Refer to additional comments for the 
proposed public benefits.  

 
Staff Comment: Refer to other review letters for more details on additional information being 
requested. Further deviations may be identified once more clarification is provided.  
 
APPLICANT BURDEN UNDER PRO ORDINANCE 
The Planned Rezoning Overlay ordinance requires the applicant to demonstrate that certain 
requirements and standards are met.  The applicant should be prepared to discuss these items, 
especially in number 1 below, where the ordinance suggests that the enhancement under the PRO 
request would be unlikely to be achieved or would not be assured without utilizing the Planned 
Rezoning Overlay.  Section 7.13.2.D.ii states the following: 
 

1. (Sec. 7.13.2.D.ii.a) Approval of the application shall accomplish, among other things, 
and as determined in the discretion of the City Council, the integration of the 
proposed land development project with the characteristics of the project area, 
and result in an enhancement of the project area as compared to the existing 
zoning, and such enhancement would be unlikely to be achieved or would not be 
assured in the absence of the use of a Planned Rezoning Overlay. 

2. (Sec. 7.13.2.D.ii.b) Sufficient conditions shall be included on and in the PRO Plan and 
PRO Agreement on the basis of which the City Council concludes, in its discretion, 
that, as compared to the existing zoning and considering the site specific land use 
proposed by the applicant, it would be in the public interest to grant the Rezoning 
with Planned Rezoning Overlay; provided, in determining whether approval of a 
proposed application would be in the public interest, the benefits which would 
reasonably be expected to accrue from the proposal shall be balanced against, 
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and be found to clearly outweigh the reasonably foreseeable detriments thereof, 
taking into consideration reasonably accepted planning, engineering, 
environmental and other principles, as presented to the City Council, following 
recommendation by the Planning Commission, and also taking into consideration 
the special knowledge and understanding of the City by the City Council and 
Planning Commission. 

 
 
IDENTIFYING BENEFITS TO PUBLIC RESULTING FROM THE REZONING AND THE PROPOSED DEVIATIONS 
Section 7.13.2.D.ii states that the City Council must determine that the proposed PRO rezoning 
would be in the public interest and that the benefits to the public of the proposed PRO rezoning 
would clearly outweigh the detriments. The following benefits are suggested by the applicant (as 
listed in their narrative) as resulting from the development proposal: 
 
The following are the benefits detailed by the applicant with the concept plan:   

1. Redevelopment Potential of Property:  Development of an otherwise undevelopable 
property under current zoning regulations. There is a redevelopment potential for the 
property even if the property is developed according to existing zoning, but perhaps not as 
likely. The benefit of removing vacant and nonconforming buildings can be considered as a 
public benefit. 

 
2. Fulfilling the Master Plan’s Redevelopment Strategy:  Meeting the intent of the City’s Pavilion 

Shore Village planning area. Staff acknowledges that the proposed development aims to 
fulfill the redevelopment vision laid out in the Master Plan. The Master Plan talks about a mix 
of uses, however, and this plan only addresses the housing uses. There are existing 
commercial uses in the area, but the result is not necessarily a cohesive development that 
ties the uses together and expands the commercial options available to the local 
community.  
 

3. Public Parking:  Public parking spaces along Old Novi Road for overflow park parking. Ten 
on-street parking spaces are proposed along the east side of Old Novi Road. These would 
be available for the general public including local residents, customers of local businesses, 
and visitors of the Pavilion Shore Park. However, the plans indicate that these spaces 
provide some of the required parking for the proposed development, which should be 
provided off-street unless the applicant requests a deviation from this standard. The Master 
Plan does recommend on-street parking along Old Novi Road, so if provided additional 
spaces could be counted as a benefit to the public.  

 
4. Providing Alternative Housing:  Housing options for residents that are currently underserved. 

Staff agrees that there is a need for the proposed type of housing within the City.  
 

5. Enhanced Architectural Design:  Quality architecture and design that will provide a catalyst 
for more retail amenities in the Pavilion Shore Village area. The townhome units proposed do 
not comply with section 5.15 of the zoning ordinance, and therefore do not achieve a higher 
standard of design. The single family elevations also lack the architectural features that 
would achieve a higher standard that would otherwise be provided in a development. 
Unless the architectural designs are modified the facades do not represent a benefit to the 
public.  
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6. Pedestrian Enhancement on Old Novi Road:  Inclusion of ADA accessible sidewalks to 
provide for neighborhood access to the Pavilion Shore Park. The applicant would be 
required to provide accessible sidewalks in any site plan review or rezoning process. Staff 
does not agree can be included as a public benefit. It is recommended that the applicant 
consider adding more usable open spaces for the benefit of the residents. 
 

SUMMARY OF OTHER REVIEWS:  
Planning, Engineering, Landscape, Wetlands, and Fire are currently not recommending approval.  

a. Engineering Review (dated 06-25-18): Engineering does not currently recommend approval.  
b. Landscape Review (dated 06-21-18): Landscape review has identified several deviations 

that may be required. Staff supports only a few. Refer to review letter for more comments. 
Landscape does not currently recommend approval. 

c. Wetland Review (dated 06-20-18): A City of Novi Wetland Non-Minor Use Permit and an 
authorization to encroach into 25 foot buffer setback are required for this site plan at the 
time of Preliminary Site Plan review. Additional information is needed in a revised Concept 
Plan submittal. Wetlands does not recommend approval at this time.  

d. Woodland Review (dated 06-20-18): A City of Novi woodland permit is required for the 
proposed plan at the time of Preliminary Site Plan review. Additional comments to be 
addressed with revised Concept Plan submittal. Woodlands is recommending approval.  

e. Traffic Review (dated 06-22-18): A few deviations are identified in the letter. Additional 
comments are to be addressed with the revised concept submittal.  Traffic recommends 
approval. 

f. Traffic Impact Study Review: The applicant is required to provide a Rezoning Traffic Impact 
Study or seek a waiver as a part of the response letter to clarify the applicant’s intent.  

g. Facade Review (dated 06-22-18): The applicant has indicated the architectural quality and 
design of the buildings will be an enhancement, which would be unlikely to be achieved if it 
were not a Planned Rezoning Overlay. Staff recommends that the applicant Make changes 
to the architectural designs in order to bring the buildings up to the ordinance standards 
and provide additional design details in order to be considered a higher standard and 
counted as a benefit of the PRO project. See façade review letter for additional details.    

h. Fire Review (dated 06-06-18): Additional Comments to be addressed with revised concept 
plan submittal. Fire does not recommend approval. 

 
NEXT STEP: PLANNING COMMISSION’S Master Plan & Zoning Committee 
The Concept Plan is scheduled to be presented to the Master Plan & Zoning Committee of the 
Planning Commission at 5:30pm on Wednesday, June 27 in the Police Training Center. Staff and the 
applicant will present plans, and Committee members will have an opportunity to ask questions 
and provide some thoughts. No decisions or recommendations are made at these meetings. This is 
not a public hearing, but there will be an opportunity for some audience participation.  
 
If the applicant has any questions concerning the above review or the process in general, do not 
hesitate to contact me at 248.347-0484 or lbell@cityofnovi.org. 

 
_________________________________________ 
Lindsay Bell – Planner 
 
Attachments: Planning Review Chart 

Section 3.1.5.B – R-4 Permitted Uses 
Section 3.1.5.C – R-4 Special Land Uses 
Section 3.1.7.B – RM-1 Permitted Uses 
Section 3.1.7.C - RM-1 Special Land Uses 

 
 
 
 
 

Left blank on purpose 

mailto:lbell@cityofnovi.org
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Section 3.1.12.B – B-3 Permitted Uses 
Section 3.1.12.C – B-3 Special Land Uses 

    
 
 



 

 
Items in Bold need to be addressed by the applicant and/or the Planning Commission Public hearing for 
the PRO Concept Plan.  Underlined items need to be addressed on the Preliminary Site Plan. 
 

Item Required Code Proposed Meets 
Code Comments 

Zoning and Use Requirements 
Master Plan 
(adopted July 26, 
2017) 

Pavilion Shore Village; 
Residential density of 7.3 
du/ac 

31 Unit residential 
development with PRO 
overlay; 17 single family 
units + 14 MF townhouse 
units;  

No Planning Commission 
recommendation & City 
Council approval PRO 
Concept Plan – City 
Council approval 
PRO agreement – Site 
Plan or Plat normal 
approval process 

Area Study Pavilion Shore Village 
Redevelopment Area: 2-
3 story homes and 
mixed use buildings, 
cottage court style 
homes 

2-3 story single family 
and attached 
townhomes 

Yes  

Zoning 
(Effective December 
25, 2013) 

B-3 General Business 
and R-4 One-Family 
Residential  

PRO with R-4 One-Family 
Residential and RM-1 
Low-density, Low-Rise 
Multiple-Family District? 

No RM-2 zoning would more 
closely match the 
proposed density. 

Uses Permitted  
(Sec 3.1.5.B & C) 
(Sec 3.1.12.B & C) 
 

Retail, office, restaurants 
etc 
Sec. 3.1.12.B. - Principal 
Uses Permitted. 
Sec. 3.1.12.C. – Special 
Land Uses Permitted. 

Single & Multi-Family 
Residential  
 

Yes/
No 

The proposed rezoning 
categories would allow 
single-family and Multi-
family uses. RM-2 may 
be considered 

Phasing  The applicant indicated 
only 1 phase 

Yes  

Planned Rezoning Overlay Document Requirements (SDM:  Site development Manual) 
Written Statement 
(Site Development 
Manual) 
 
The statement should 
describe the 
following 

Potential development 
under the proposed 
zoning and current 
zoning 

Information not 
provided 

No Refer to review letter for 
staff determination of 
potential development 

Identified benefit(s) of 
the development 

Public benefits are 
identified in the 
narrative 

Yes? Refer to review letter for 
staff comments on the 
proposed benefits 

Conditions proposed for 
inclusion in the PRO 
Agreement (i.e., Zoning 
Ordinance deviations, 
limitation on total units, 

Zoning deviations are 
listed in the narrative, 
but not the conditions 

Yes? Refer to review letter for 
Staff suggestions for 
conditions and list of 
deviations 

PLANNING REVIEW CHART 
 
Review Date: June 25, 2018 
Review Type: Planned Rezoning Overlay Concept Plan 
Project Name: JSP 18-16 Lakeview (18.723) 
Plan Date: May 25, 2018 
Prepared by: Lindsay Bell, Planner   

E-mail: lbell@cityofnovi.org; Phone: (248) 347-0484 

http://www.cityofnovi.org/City-Services/Community-Development/Information-Requirements-Sheets,-Checklists,-Manua/SitePlanAndDevelopmentManual.aspx
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Item Required Code Proposed Meets 
Code Comments 

etc) 
Sign Location Plan 
(Page 23,SDM) 

Installed within 15 days 
prior to public hearing 
Located along all road 
frontages 

Required, not provided No Refer to PRO 
requirements in the Site 
Plan Dev Manual 

Traffic Impact Study 
(Site development 
manual)  

A Traffic Impact Study 
as required by the City 
of Novi Site Plan and 
Development Manual. 

Required, not provided No Refer to PRO 
requirements in the Site 
Plan Dev Manual 

Community Impact 
Statement 
(Sec. 2.2) 

- Over 30 acres for 
permitted  non-
residential projects  

- Over 10  acres in size 
for a special land use  

- All residential projects 
with more than 150 
units 

- A mixed-use 
development, staff 
shall determine 

Applicant has provided 
a CIS 

Yes Refer to review letter for 
staff comments on the 
CIS 

The remainder of the review is against RM-1 standards, which is the requested rezoning district 
Height, bulk, density and area limitations (Sec 3.1.8.D) 
Frontage on a Public 
Street. 
(Sec. 5.12)  

Frontage on a Public 
Street is required 

The site has frontage 
and access to Old Novi 
Road; Some single 
family lots front on 
Linhart and Wainwright 

Yes   

Minimum Zoning Lot 
Size for each Unit: 
in Acres 
(Sec 3.8.1) 

RM-1 and R-4 Required 
Conditions 
Lot Size: 10,000 sf 
 
Lot frontage: 80 ft 

Single Family: 5,000 sf No Deviation: 5,000 sf 

Minimum Zoning Lot 
Size for each Unit: 
Width in Feet 
(Sec 3.8.1) 

Single Family: 50 feet No Deviation: 30 feet 
 

Open Space Area 
(Sec 3.1.8.D) 

200 sf of Minimum 
usable open space per 
dwelling unit 
For a total of 14 MF 
dwelling units, required 
Usable Open Space: 
2800 SF 

The narrative provided 
indicates open space is 
provided along the 
eastern Old Novi Road 
frontage.  
 
Only spaces that meet 
the definition in Article 2 
such as balconies, 
central courtyard, play 
areas, pocket parks, 
sidewalks and trails 
should be included in 
UOS.  

No Refer to definition of 
usable open space. 
Usable open spaces are 
to be designed/ 
intended for the private 
recreational use of 
residents of the devel.  
 
Other areas such as 
wetlands, buffer, rear & 
side yards excluding 
parking, drives and 
buildings should be 
included in regular open 
space calculations. 
 
Provide open space 



JSP 18-16 Lakeview                                                           Page 3                                                                                                                                                                               
  PRO Concept Plan                                                                                                                                                               June 25, 2018                                                                                                                                                                                                                                   
   

Item Required Code Proposed Meets 
Code Comments 

calculations and show 
on plans 

Maximum % of Lot 
Area Covered 
(By All Buildings) 

SF: 25% 
MF: 25% 

SF: 45% 
MF: 25 % 

No 
Yes 

Deviation: 20% 

Building Height  
(Sec. 3.20) 

SF: 2.5 stories/35’ 
MF: 2 stories or 35’ 

SF: 2.5 stories/35 feet 
MF: 3 stories 34 feet 

Yes 
No 

 
Deviation: 1 story 

Minimum Floor Area 
per Unit 
(Sec. 3.1.8.D) 

Efficiency 400 sq. ft. Not proposed NA  
1 bedroom 500 sq. ft. Not proposed NA 
2 bedroom 750 sq. ft.  1,500 sq ft Yes 
3 bedroom 900 sq. ft. 1,500 sq. ft.  Yes 
4 bedroom 1,000 sq. 

ft. 
Not Proposed NA 

Maximum Dwelling 
Unit Density/Net Site 
Area 
(Sec. 3.1.8.D) 

Efficiency Max 5% Not proposed Yes The proposed density 
exceeds the density 
allowed in RM-1 District. 
Consider seeking RM-2 
rezoning with PRO, or 
modifying the proposed 
development to fit within 
the RM-1 density. 
Deviations from density 
cannot be granted.   

1 bedroom 10.9 
du/ac 
Max 20% 

Not proposed 

2 bedroom 7.3 du/ac 
 

6 units?  

3+ 
bedroom 

5.4 du/ac 8 units 
MF:15.4 DUA  
 
Total site area: 3.15 
Acres 
Wetlands: 0.159 Acres 
Net Site Area: 3.0 Acres 

Residential Building Setbacks  RM-1(Sec 3.1.8.D) 
Front  
(along  Old Novi 
Road) 

50  ft.  25 ft.  No Deviations for all 
setbacks 

Rear  
(East) 

75  ft.  34.9 ft. 
 

No 

Side 
(North & South) 

75 ft.  
 

North: 14.7 ft.  
South: 14.7 ft. 

No 

Parking Setback (Sec 3.1.8.D) (Sec 3.1.12.D)Refer to applicable notes in Sec 3.6.2 
Front  50 ft. Parking is provided in 

the garage and along 
street. 

Yes  
 Rear  20 ft. Yes 

Side  20 ft. Yes 
Note To District Standards (Sec 3.6.2) 
Exterior Side Yard 
Abutting a Street  
(Sec 3.6.2.C)  

All exterior side yards 
abutting a street shall 
be provided with a 
setback equal to front 
yard.  

Side yards on Linhart 
and Wainwright: 14.7 
feet proposed 
 

No Deviation from 50 feet 

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

Off-street parking is 
allowed in front yard 

Parking is not proposed 
in the front yard 

NA  

Distance between 
buildings 
(Sec 3.6.2.H) 

It is governed by sec. 
3.8.2 or by the minimum 
 setback requirements, 

14.3 proposed No Deviation from minimum 
of 43 feet 
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Item Required Code Proposed Meets 
Code Comments 

 whichever is greater 
Wetland/Watercourse 
Setback (Sec 3.6.2.M) 

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

Wetlands exist on 
northeast corner of the 
site. Minimal impacts are 
proposed 

Yes? Quantify area of impact 
and describe mitigation 

Parking setback 
screening  
(Sec 3.6.2.P) 

Required parking 
setback area shall be 
landscaped per sec 
5.5.3. 

Parking lots are not 
proposed 

NA  

Modification of 
parking setback 
requirements (Sec 
3.6.2.Q) 

The Planning 
Commission may modify 
parking 
setback requirements 
based on its 
determination 
according to Sec 
3.6.2.Q  

None required NA  

RM-1 and RM-2 Required Conditions (Sec 3.8)& (Sec 3.10) 
Total number of 
rooms 
(Sec. 3.8.1) 

For building less than 
four stories:  
Total No. of rooms < Net 
site area in SF/2000  
 
40,671 SF/2000 = 20.33 
 
 

6*3=18 
8*4=32 
 
Total number of rooms = 
50 
 
 

No Total proposed number 
of rooms is exceeding 
the maximum number of 
rooms allowed for this 
property.  
 
Deviation 

Public Utilities 
(Sec. 3.8.1) 

All public utilities should 
be available 

All public utilities are 
available 

Yes  

Maximum Number of 
Units  
(Sec. 3.8.1.A.ii) 

Efficiency < 5 percent of 
the units 

Not Proposed NA  

1 bedroom units < 20 
percent of the units 

Not Proposed NA 

Balance should be at 
least 2 bedroom units 

All are either 3 bedroom 
units 

Yes 

Room Count per 
Dwelling Unit Size 
(Sec. 3.8.1.C) 
*An extra room such 
as den count towards 
an extra room 

Dwelling 
Unit Size 

Room 
Count * 

 Yes For the purpose of 
determining lot area 
requirements and density 
in a multiple-family 
district, a room is a living 
room, dining room or 
bedroom, equal to at 
least eighty (80) square 
feet in area. A room shall 
not include the area in 
kitchen, sanitary facilities, 
utility provisions, corridors, 
hallways, and storage.  

Efficiency 1 Not proposed 
1 bedroom 2 Not proposed 
2 bedroom 3 4  units 
3 or more 
bedrooms 

4 10 units 
 

Setback along 
natural shore line 
(Sec. 3.8.2.A) 

A minimum of 150 feet 
along natural shore line 
is required.  

No natural shore line 
exists within the property 

NA  

Structure frontage 
(Sec. 3.8.2.B) 

Each structure in the 
dwelling group shall 

All structures front on 
public streets 

Yes   
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Item Required Code Proposed Meets 
Code Comments 

front either on a 
dedicated public street 
or approved private 
drive. 

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

A single building or a 
group of attached 
buildings cannot 
exceed 180 ft.  

105 ft.   Yes  

Modification of 
maximum length 
(Sec. 3.8.2.C) 

Planning Commission 
may modify the extra 
length up to 360 ft. if 

Applicant is not 
proposing extra length 
than allowed 

NA  

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. 

Building Orientation 
(Sec. 3.8.2.D) 

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 forty-five (45) 
degrees to said property 
line.  

Buildings proposed 
parallel to Old Novi 
Road 

No Deviation for parallel 
orientation  

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 

53.6% of yard area No Deviation of 23.6% 

Off-Street Parking or 
related drives 
(Sec. 3.8.2.F) 
 
Off-street parking 
and related drives 
shall be… 
 

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

Off-street parking 
provided in garages 

NA  

No closer than 8 ft. for 
other walls or 

Appears to be in 
conformance 

Yes 

No closer than 20 ft. 
from ROW and property 
line 

Appears to be in 
conformance 

Yes 

Pedestrian 
Connectivity 
(Sec. 3.8.2.G) 

5 feet concrete 
sidewalks and 
convenient pedestrian 

4 foot sidewalks 
proposed 

No Deviation 
Provide minimum 5’ 
sidewalks throughout 
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Item Required Code Proposed Meets 
Code Comments 

access.  development 
 

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

The plan proposes 
sidewalks on both sides 
of Old Novi Road 
connecting to existing 
sidewalk and Pavilion 
Shore Park to the north  
 

Yes  

All sidewalks shall 
comply with barrier free 
design standards 

Unable to determine Yes? Add a note to the plan to 
verify conformance. 
Further review by the 
Building Department will 
take place prior to 
issuance of building 
permits 

Minimum Distance 
between the 
buildings 
(Sec. 3.8.2.H) 
 

(Total length of building 
A + total length of 
building B + 2(height of 
building + height of 
building B))/6 
 
(60+60 +2(34+34))/6 = 
42.67 feet 

Minimum distance 
between proposed MF 
buildings is 14.3 ft 

No Deviation required 

Minimum Distance 
between the 
buildings 
(Sec. 3.8.2.H) 

In no instance shall this 
distance be less than 
thirty (30) feet unless 
there is a corner-to-
corner relationship in 
which case the 
minimum distance shall 
be fifteen (15) feet. 

Distance between 
buildings is 14.3-15.6 ft.  

No Deviation required 

Number of Parking 
Spaces 
Residential, Multiple-
family 
(Sec.5.2.12.A) 
 
 
 
 
 

Two (2) for each 
dwelling unit having two 
(2) or less bedrooms and 
two and one-half (2 ½) 
for each dwelling unit 
having three (3) or more 
bedrooms 
For 8 units *2.5 + 6 units * 
2 = 32 spaces 

Garage Spaces: 28 
On-street: 10 
TOTAL PROVIDED: 38 
 

No Ordinance requires all 
required parking be 
provided off-street 

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 
detail indicates a 4” 
curb at these locations 
and along 
landscaping 

None Proposed 
 

NA  
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Item Required Code Proposed Meets 
Code Comments 

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

- 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 

Does not apply NA  

Barrier Free Spaces 
Barrier Free Code 

2 accessible space 
(including 1 Van 
accessible) for every 26 
to 50  spaces 

Residential area does 
not have handicap 
spaces proposed 
 

NA  

Barrier Free Space 
Dimensions Barrier 
Free Code 

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

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

 

Barrier Free Signs  
Barrier Free Code 

One sign for each 
accessible parking 
space. 

 

Minimum number of 
Bicycle Parking  
(Sec. 5.16.1) 
Multiple-family 
residential 

 
One (1) space for each 
five (5) dwelling units 
Required: 3 Spaces 
 

Total Proposed: 3 
Spaces 
 

No Show bicycle parking 
location on plans as well 
as detail 

Bicycle Parking  
General requirements 
(Sec. 5.16) 

No farther than 120 ft. 
from the entrance being 
served 

Not shown 
 

No 
 

Label the width of the 
sidewalk 
Show bike parking 
location(s) 
Provide bike rack layout 
and design detail 

When 4 or more spaces 
are required for a 
building with multiple 
entrances, the spaces 
shall be provided in 
multiple locations 
Spaces to be paved 
and the bike rack shall 
be inverted “U” design 
Shall be accessible via 6 
ft. paved sidewalk 

Bicycle Parking Lot 
layout 
(Sec 5.16.6) 

Parking space width: 6 
ft. 
One tier width: 10 ft.  
Two tier width: 16 ft. 
Maneuvering lane 
width: 4 ft.  
Parking space depth: 2 
ft. single, 2 ½ ft. double 

Not shown No Provide the layout plan 
as required 

Accessory and Roof top Structures 
Dumpster 
Sec 4.19.2.F 

- Located in rear yard 
- Attached to the 

building or  
- No closer than 10 ft. 

from building if not 

Individual Refuse pick 
up is being proposed for 
this  residential 
development 

 

NA Contact DPS regarding 
refuse pick up.  
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Item Required Code Proposed Meets 
Code Comments 

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

- 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 

Not proposed NA  

Roof top equipment 
and wall mounted 
utility equipment Sec. 
4.19.2.E.ii 

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

Not Applicable NA  

Roof top 
appurtenances 
screening 

Roof top 
appurtenances shall be 
screened in 
accordance with 
applicable facade 
regulations, and shall 
not be visible from any 
street, road or adjacent 
property.  

Not Applicable NA  

Sidewalks and Other Requirements 
Non-Motorized Plan Proposed Off-Road Trails 

and Neighborhood 
Connector Pathways.  
 
Major sidewalk/pathway 
planned along the east 
side of ONR; Already 
existing on west side of 
Old Novi Road 

Pathways along both 
sides of Old Novi Road 
proposed 

Yes  

Sidewalks 
(Subdivision 
Ordinance: Sec. 4.05) 

Sidewalks are required 
on both sides of 
proposed drives 

Sidewalks are proposed 
along all public streets 

Yes  
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Item Required Code Proposed Meets 
Code Comments 

Public Sidewalks  
(Chapter 11, Sec.11-
276(b), Subdivision 
Ordinance: Sec. 4.05) 

A 5 foot sidewalk is 
required along Old Novi 
Road 

Sidewalks existing and 
proposed 

Yes 

Entryway lighting  
Sec. 5.7.3.N. 
 
 

One street light is 
required per residential 
development entrance.  

No new street lighting 
proposed; front porch 
lights will be provided 

No Applicant to work with 
engineering and DTE on 
the location and type of 
the fixtures if proposed in 
the right of way 

Building Code and Other Requirements 
Building Code Building exits must be 

connected to sidewalk 
system or parking lot. 

All exits are connected 
to sidewalks through the  
garage to driveways  

Yes  

Design and 
Construction 
Standards Manual 

Land description, Sidwell 
number (metes and 
bounds for acreage 
parcel, lot number(s), 
Liber, and page for 
subdivisions). 

Provided Yes  
 

General layout and 
dimension of 
proposed physical 
improvements 

Location of all existing 
and proposed buildings, 
proposed building 
heights, building layouts, 
(floor area in square 
feet), location of 
proposed parking and 
parking layout, streets 
and drives, and indicate 
square footage of 
pavement area 
(indicate public or 
private). 

Provided Yes  

Economic Impact 
 

- Total cost of the 
proposed building & 
site improvements 

- Number of anticipated 
jobs created (during 
construction & after 
building is occupied, if 
known) 

No permanent jobs 
created, however 
building an average SF 
home creates 2.97 jobs 

NA  

Other Permits and Approvals 
Development/ 
Business Sign 
 
(City Code Sec 28.3) 
 
Sign permit 
applications may be 
reviewed an part of 
Preliminary Site Plan 
or separately for 
Building Office 

The leading edge of the 
sign structure shall be a 
minimum of 10 ft. 
behind the right-of-way. 
 
Entranceway shall be a 
maximum of 24 square 
feet, measured by 
completely enclosing all 
lettering within a 
geometric shape. 

None indicated  
   

No Provide tentative 
location of signs to 
identify any conflicts with 
landscape, utilities, and 
corner clearances.  
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Item Required Code Proposed Meets 
Code Comments 

review.   
Maximum height of the 
sign shall be 5 ft.  

Development and 
Street Names 

Development and street 
names must be 
approved by the Street 
Naming Committee 
before Preliminary Site 
Plan approval 

No new street names 
proposed. “Lakeview” 
must be approved by 
the committee. 
 

No Contact Hannah Smith at 
248.347.0579 for more 
details on approval of 
development name 

Property Split Assessing Department 
for approval of lot 
splits/combinations may 
be required. 

  Property combination 
and splits will be 
required. Applicant to 
provide additional 
information on 
subsequent submittal.  

Other Legal Requirements 
PRO Agreement 
(Sec. 7.13.2.D(3) 

A PRO Agreement shall 
be prepared by the City 
Attorney and the 
applicant (or designee) 
and approved by the 
City Council, which shall 
incorporate the PRO 
Concept Plan and set 
forth the PRO Conditions 
imposed  

 NA Revise titles of sheets SP1 
and SP2 from “General 
Site Plan” to “PRO 
Concept Plan” (can 
designate East and West) 
 
PRO Agreement shall be 
approved by Novi City 
Council after the 
Concept Plan is 
tentatively approved 

Master 
Deed/Covenants and 
Restrictions 
 

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

Not applicable at this 
moment 

NA A Master Deed draft shall 
be submitted prior to 
Stamping Set approval.   

Conservation 
easements 
 

Conservation 
easements may be 
required for wetland 
impacts 

Not applicable at this 
moment 

NA The following documents 
will be required during 
Site Plan review process 
after the Concept PRO 
approval: 
Wetland Conservation 
Easement 

Lighting and Photometric Plan (Sec. 5.7) 

Intent (Sec. 5.7.1) 
 

Establish appropriate 
minimum levels, prevent 
unnecessary glare, 
reduce spillover onto 
adjacent properties & 
reduce unnecessary 
transmission of light into 
the night sky 

Site lighting includes 
pole lighting along Novi 
road and bollard 
lighting within the site.  

 

A lighting and 
photometric plan is not 
required until Final site 
plan. However, it would 
be better to identify any 
deviations prior to 
Concept Plan approval 
in order to include them 
in the PRO Agreement. 

Lighting Plan  
(Sec. 5.7.A.i) 
 

Site plan showing 
location of all existing & 
proposed buildings, 
landscaping, streets, 
drives, parking areas & 
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Item Required Code Proposed Meets 
Code Comments 

exterior lighting fixtures 

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. 

  

 

Lighting Plan 
(Sec.5.7.2.A.ii) 

 

Specifications for all 
proposed & existing 
lighting fixtures 

 
 

 

Photometric data   
Fixture height   
Mounting & design   
Glare control devices  
(Also see Sec. 5.7.3.D) 

  

Type & color rendition of 
lamps 

  

Hours of operation   
Photometric plan 
illustrating all light 
sources that impact the 
subject site, including 
spill-over information 
from neighboring 
properties 

 

 

Required Conditions  
(Sec. 5.7.3.A) 
 

Height not to exceed 
maximum height of 
zoning district (or 25 ft. 
where adjacent to 
residential districts or 
uses) 

  

 

Required Conditions  
(Sec. 5.7.3.B) 

 

- 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 

  

 

Security Lighting 
(Sec. 5.7.3.H) 

 
Lighting for security 
purposes shall be 
directed only onto 
the area to be 

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

- Fixtures mounted on 
the building and 
designed to illuminate 
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Item Required Code Proposed Meets 
Code Comments 

secured. the facade are 
preferred 

Required Conditions 
(Sec.5.7.3.E) 
 

Average light level of 
the surface being lit to 
the lowest light of the 
surface being lit shall not 
exceed 4:1 

  

 

Required Conditions  
(Sec. 5.7.3.F) 
 

Use of true color 
rendering lamps such as 
metal halide is preferred 
over high & low pressure 
sodium lamps 

  

 

Min. Illumination 
(Sec. 5.7.3.k) 

 

Parking areas: 0.2 min    
Loading & unloading 
areas: 0.4 min   

Walkways: 0.2 min   
Building entrances, 
frequent use: 1.0 min   

Building entrances, 
infrequent use: 0.2 min   

Max. Illumination 
adjacent to Non-
Residential  
(Sec. 5.7.3.K) 

When site abuts a non-
residential district, 
maximum illumination at 
the property line shall 
not exceed 1 foot 
candle 

  

 

Cut off Angles (Sec. 
5.7.3.L) 
 

when adjacent to 
residential districts 

- All cut off angles of 
fixtures must be 90°  

- maximum illumination 
at the property line 
shall not exceed 0.5 
foot candle 

  

 

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

requirements or standards.  
2. The section of the applicable ordinance or standard is indicated in parenthesis. Please refer to those 

sections in Article 3, 4 and 5 of the zoning ordinance for further details 
3. Please include a written response to any points requiring clarification or for any corresponding site plan 

modifications to the City of Novi Planning Department with future submittals. 
 









 
 
 
 
 

ENGINEERING REVIEW 
 
 



    
 
______________________________________________________________________ 
 
Applicant 
ROBERTSON BROTHERS COMPANY  
 
Review Type 
PRO Concept 
 
Property Characteristics 
 Site Location: West of Old Novi Road, east of Austin Drive, and East of Old Novi 

Road, south of Thirteen Mile Road 
 Site Size: 1.8 acres west of Old Novi Road, 1.34 acres east of Old Novi Road 
 Plan Date: 05-25-18 
 Design Engineer: Nowak & Fraus Engineers 
 
Project Summary  
 Construction of multi-family housing units and single family homes with addition of 

pathways and on-street parking on Old Novi Road.  

 Public water main exists in Old Novi Road and in Austin Drive. 

 Public sanitary sewer exists in Old Novi Road. 

 On-site detention is required for storm water management.   

 
Recommendation 

 
 

  
Comments: 

The PRO Concept does not meet the general requirements of Chapter 11 of the Code 
of Ordinances, the Storm Water Management Ordinance and/or the Engineering 
Design Manual.  The following items must be addressed prior to resubmittal: 

Storm Water Management Plan 
1. The Storm Water Management Plan for this development shall be designed in 

accordance with the Storm Water Ordinance and Chapter 5 of the new 
Engineering Design Manual. Refer to stormwater quantity control (for entire 
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development), allowable discharge rate, runoff coefficients, staged 
outletting, etc. 

2. The SWMP must detail the storm water system design, calculations, details, 
and maintenance as stated in the ordinance.  The SWMP must address the 
discharge of storm water off-site and evidence of its adequacy must be 
provided.  This should be done by comparing pre-development and post-
development discharge rates.  The area being used for this off-site discharge 
should be delineated and the ultimate location of discharge shown. 
a. Provide Pre-Development and Post-Development Runoff Plans. 
b. Provide additional information regarding overflow route northeast of the 

open water. 
c. Provide details of the outlet control structures. 

3. Show all proposed easements on the site plan, including water main, sanitary 
sewer, storm drainage facility maintenance, and temporary construction. 

 
Additional Comments (regarding PRO Concept deviations): 

4. The storm water management plan as proposed does not capture the single 
family residential development portion for stormwater quantity or quality. The 
Engineering Division does not support deviation from the requirement to 
provide 100-year detention for the entire site and appropriate stormwater 
quality methods. Furthermore, additional information is requested (Items 1-3) 
to approve the storm water management concept. 

5. Storm sewer is required to have a minimum 20-foot wide easement centered 
over the utility. Along the western property line, it is proposed centered 
between garages and retaining walls that are less than 5 feet apart, which is 
a deviation the Engineering Division does not support. The Engineering 
Division would support a deviation of 10-foot wide easements centered over 
the utility.) 
 

Additional Comments (to be addressed upon Preliminary Site Plan submittal): 

General 
6. A full engineering review was not performed due to the limited information 

provided in this submittal. Further information related to the utilities, 
easements, etc. will be required to provide a more detailed review. A copy 
of the Preliminary Engineering Plan was given to our Water and Sewer 
Department for review of the existing and proposed Water Main and Sanitary 
Sewer layout/locations. We will be following up with you once we have 
obtained more information. 

7. The site plan shall be designed in accordance with the Design and 
Construction Standards (Chapter 11). 

8. The City standard detail sheets are not required for the Final Site Plan 
submittal.  They will be required with the Stamping Set submittal.  They can be 
found on the City website (www.cityofnovi.org/DesignManual). 
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9. Provide a minimum of two ties to established section or quarter section 
corners. 

10. The plan set must reference at least one city established benchmark. An 
interactive map of the City’s established survey benchmarks can be found 
under the ‘Map Gallery’ tab on www.cityofnovi.org. Refer to Benchmark ID’s 
1111 and 1112 on the map and verify corresponding elevation on plan. 

11. Revise the location map to include area between Linhart and Wainwright. 
12. Additional soil borings shall be provided for a preliminary review of the 

constructability of the proposed development, specifically underground 
detention.   

13. A letter from either the applicant or the applicant’s engineer must be 
submitted with the Preliminary Site Plan submittal highlighting the changes 
made to the plans addressing each of the comments in this review. 

Water Main 
14. Show extension to existing water main on the north side of Wainwright. 
15. A tapping sleeve, valve in well is required at the tap on Linhart. The tap may 

be located on the north side of Linhart if a water main easement is provided 
where water main is located on private property. 

16. Show 20-foot wide easements or portion thereof centered on proposed 
water main where it is located on private property or less than 10 feet within 
R.O.W. 

Sanitary Sewer 
17. Show 20-foot wide easements or portion thereof centered on proposed and 

existing public sanitary sewer where it is located on private property or less 
than 10 feet within R.O.W. 

18. Cleanouts must be shown at bends. 

Storm Sewer 
19. Refer to comment 5. 

Storm Water Management Plan 
20. Refer to comments 1-4. 

Paving & Grading 
21. Driveway depth in the R.O.W., including crossing sidewalks shall be 6-inch. 
22. Remove Curb Note on plans if not applicable.  
23. Asphalt cross-section for multi-family units shall reference standard paving 

detail 7C (5E1, 3C, 21AA). 
24. Show locations of poured retaining wall vs. boulder retaining wall, and 

provide detail of poured retaining wall with fence. 

Off-Site Easements 
25. Any off-site utility easements anticipated must be executed prior to final 

approval of the plans. The water main extension on Wainwright appears to 
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require easements. Temporary construction permits surrounding the site 
appear to be necessary. If you have not done so already, drafts of the 
easements and a recent title search shall be submitted to the Community 
Development Department as soon as possible for review, and shall be 
approved by the Engineering Division and the City Attorney prior to 
executing the easements. 

 
The following must be provided at the time of Preliminary Site Plan submittal: 

26. A letter from either the applicant or the applicant’s engineer must be 
submitted with the Preliminary Site Plan highlighting the changes made to the 
plans addressing each of the comments listed above and indicating the 
revised sheets involved. 

The following must be submitted at the time of Final Site Plan submittal: 
27. A letter from either the applicant or the applicant’s engineer must be 

submitted with the Final Site Plan highlighting the changes made to the plans 
addressing each of the comments listed above and indicating the revised 
sheets involved. 

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

29. Draft copies of any off-site utility easements, a recent title search, and legal 
escrow funds must be submitted to the Community Development 
Department for review and approved by the Engineering Division and the 
City Attorney prior to getting executed. 

The following must be submitted at the time of Stamping Set submittal: 
30. A draft copy of the maintenance agreement for the storm water facilities, as 

outlined in the Storm Water Management Ordinance, must be submitted to 
the Community Development Department with the Final Site Plan.  Once the 
form of the agreement is approved, this agreement must be approved by 
City Council and shall be recorded in the office of the Oakland County 
Register of Deeds.   

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

32. A draft copy of the 20-foot wide easement for the sanitary sewer to be 
constructed on the site must be submitted to the Community Development 
Department. 



Engineering Review of PRO Concept  06/25/2018 
Lakeview  Page 5 of 6 
 
 

 

33. A 20-foot wide easement where storm sewer or surface drainage crosses lot 
boundaries must be shown on the Exhibit B drawings of the Master Deed.     

The following must be addressed prior to construction: 
34. A pre-construction meeting shall be required prior to the commencement of 

any site work. Please contact Sarah Marchioni in the Community 
Development Department to setup a meeting (248-347-0430).  

35. A City of Novi Grading Permit will be required prior to any grading on the site.  
This permit will be issued at the pre-construction meeting. 

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

37. A right-of-way permit for work within Old Novi Road, Linhart Street, Wainwright 
Street, and any City easement must be obtained from the City of Novi.  The 
application is available from the City Engineering Division and should be filed 
at the time of Final Site Plan submittal.  Please contact the Engineering 
Division at 248-347-0454 for further information.   

38. A permit for water main construction must be obtained from the MDEQ.  This 
permit application must be submitted through the Water and Sewer Senior 
Manager after the water main plans have been approved.   

39. A permit for sanitary sewer construction must be obtained from the MDEQ.  
This permit application must be submitted through the Water and Sewer 
Senior Manager after the sanitary sewer plans have been approved.  

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

41. A storm water performance guarantee, equal to 1.2 times the amount 
required to complete storm water management and facilities as specified in 
the Storm Water Management Ordinance, must be posted at the Treasurer’s 
Office. 

42. An incomplete site work performance guarantee, equal to 1.2 times the 
amount required to complete the site improvements (excluding the storm 
water detention facilities) as specified in the Performance Guarantee 
Ordinance, must be posted at the Treasurer’s Office. 

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

44. Permits for the construction of each retaining wall must be obtained from the 
Community Development Department (248-347-0415). 

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 
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not be considered an indication or statement that such approvals or permits will be 
issued. 

Please contact Theresa Bridges at (248) 735-5625 with any questions. 

 
___________________________________ 
Theresa C. Bridges, P.E. 
 
cc: Darcy Rechtien, Engineering 

George Melistas, Engineering 
Lindsay Bell, Community Development  
Ben Croy, Water and Sewer  
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Review Type 
PRO Concept Plan Landscape Review 
 
Property Characteristics 
• Site Location:   Old Novi Road and Wainright  
• Site Acreage:  8.2 acres 
• Site Zoning:   R4 and RM-1 with PRO 
• Adjacent Zoning: R4 and B-3 
• Plan Date:    4/7/2017 
 
Ordinance Considerations 
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 
Preliminary Site Plan submittal. Underlined items need to be included in Final Site Plans.  Please 
follow guidelines of the Zoning Ordinance and Landscape Design Guidelines. This review and 
the accompanying Landscape Chart is a summary and not intended to substitute for any 
Ordinance.  
 
Recommendation 
This project is not recommended for approval.  There are a large number of deviations from the 
landscape ordinance on the current plans.  Some of these can be supported, but others are 
significant in nature and cannot be supported. 
 
LANDSCAPE DEVIATIONS – see discussions below for details behind deviations: 
1. No screening berm is provided between the B-3 district and the residential properties to the south (6-8 

feet tall landscaped berm is required). 
2. Required greenbelt width is not provided.   (34 feet is required for single family and multi-family where 

the right-of-way is not adjacent to parking) 
3. No greenbelt berm is provided between Old Novi Road and the Multi-family buildings (3 foot tall berm 

with 2 foot wide crest is required). 
4. Subcanopy greenbelt trees are located within the right-of-way. 
5. Deficiencies in number of subcanopy trees provided for most of multifamily frontages. 
6. Deficiencies in number of street trees provided for multi-family buildings 
7. Street trees are located in front yards of single family homes on Wainright and Linhart, not the ROW. 
8. Subcanopy trees used as street trees. 
9. Required interior street trees are not provided. 
10. Deficiency in number of site landscaping trees provided for multifamily units. 
11. Lack of conformance with species diversity requirements of Landscape Design Manual. 
 
Ordinance Considerations 
Existing Soils (Preliminary Site Plan checklist #10, #17) 

Provided. 
 

 
PLAN REVIEW CENTER REPORT 

June 21, 2018 
PRO Concept Plan - Landscaping 

Lakeview 
 

  

Left blank on purpose 
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Existing and proposed overhead and underground utilities, including hydrants. (LDM 2.e.(4)) 
1. Provided. 
2. Please clearly show and label all overhead power lines on the site on the landscape 

plans. 
3. Please add all existing and proposed light poles to the landscape plan. 

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

1. No woodland trees.  Existing landscape trees are located and identified. 
2. Tree fencing is shown around all trees to be saved. 

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

1. Property abuts B-3 zoning/commercial properties on the north end so 6-8’ landscaped 
berms are required at the property line.  These are not provided.  Not providing them 
requires a landscape deviation. 

2. If the berm is not provided, alternate screening that provides similar visual and audible 
buffering is required. 

3. No buffering of any kind is proposed between Lot 11 and the business just north of it. 
4. A line of evergreen trees is proposed between the north multi-family building and the 

restaurant north of it. 
5. Neither of these landscape deviations is supported by staff. 
6. Please provide significant buffering alternatives for both frontages. 
7. While residential abutting residential doesn’t normally require buffering, the applicant 

should provide some sort of visual buffers between the project and the existing residential 
properties immediately abutting them.  Please show these on the plan and include 
standard details for them. 

 
Adjacent to Public Rights-of-Way – Berm (Wall) & Buffer (Zoning Sec. 5.5.3.B.ii and iii) 

1. Both the multi-family and single family units require a 34 foot greenbelt along the rights of 
way.  

2. The multi-family buildings have a 30 foot greenbelt, and the single family homes have 7 
foot setbacks. 

3. Both of these require a landscape deviation. 
4. The multi-family greenbelt landscaping is deficient in the number of subcanopy trees 

provided for most of the frontage.  This is a landscape deviation. 
5. The subcanopy trees are placed within the right-of-way.  This is also a landscape 

deviation. 
 
Street Tree Requirements (Zoning Sec. 5.5.3.E.i.c and LDM 1.d.) 

1. Both the multi-family and single family units require a deciduous canopy tree inside the 
rights of way at a rate of 1 tree per 35lf. 

2. Fourteen street trees are required for the multifamily units.  Only 3 are provided.  This is a 
landscape deviation. 

3. A landscape deviation is required to use subcanopy trees instead of canopy trees for 
street trees.  This is not supported by staff, except when overhead lines exist that require 
the use of shorter trees.  In that case, 1.5 subcanopy trees should be used for each 
canopy tree required. 

4. A landscape deviation is required to locate a total of 6 street trees in the front yard of a 
single family lot instead of in the right-of-way, as is proposed on Wainright and Linhart.  

 
Parking Lot Landscaping and Parking Lot Perimeter Canopy Trees (Zoning Sec. 5.5.3.C.) 

There are no parking lots included as part of this project. 
 
Loading Zone screening (Zoning Sec. 3.14, 3.15, 4.55, 4.56, 5.5)   

No loading zone screening is required as part of this project.  
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Multi-family Landscaping (Zoning Sec 5.5.3.D.) 

1. No interior street trees are provided.  This is a landscape deviation that is not supported 
by staff.  Please add perimeter deciduous canopy trees along all multi-family drives at a 
rate of 1 tree per 35lf. 

2. 39 of 42 required trees (14 units * 3 trees per unit) are proposed.  Most of them are 
evergreens used to screen the project from adjacent single family or business properties.  
The deficiency is a landscape deviation that is not supported by staff.  Please provide the 
missing trees. 

3. The proposed building foundation plantings exceed the required 35% coverage of the 
building fronts. 

 
Plant List (LDM 2.h. and t.) 

1. Provided. 
2. Please revise the plant list composition to conform to the guidelines for diversity in the 

Landscape Design Manual, section 4.  The current mix is a landscape deviation that is not 
supported by staff. 

3. Please revise the plant list to include species native to Michigan that comprise at least 
50% of the plant list. 

 
Planting Notations and Details  (LDM) 

Planting revised the details provided per the instructions on the landscape chart. 
 
Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 1.d.(3) 

Only underground detention is provided so no detention basin landscaping is required. 
 
Irrigation (LDM 1.a.(1)(e) and 2.s) 

The proposed landscaping must be provided with sufficient water to become established 
and survive over the long term.  Please note how this will be accomplished if an irrigation 
plan is not provided. 
 

Proposed topography. 2’ contour minimum (LDM 2.e.(1))  
Provided. 

 
Snow Deposit (LDM.2.q.) 

Provided. 
 

Proposed trees to be saved (Sec 37 Woodland Protection 37-9, LDM 2.e.(1))  
1. No regulated woodlands exist on the site. 
2. The trees to be saved and removed are clearly noted. 

 
Corner Clearance (Zoning Sec 5.9) 

1. Provided for multi-family units. 
2. Please adjust per the image in Section 5.9. 

 
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 rmeader rmeader@cityofnovi.org. 
 

 

_____________________________________________________ 
Rick Meader – Landscape Architect 
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Review Date: June 21, 2018 
Project Name: JSP18 – 0016: LAKEVIEW 
Plan Date: May 25, 2018 
Prepared by: Rick Meader, Landscape Architect  E-mail: rmeader@cityofnovi.org; 

 Phone: (248) 735-5621 
 
Items in Bold need to be addressed by the applicant before approval of the Preliminary Site Plan.  
Underlined items need to be addressed for Final Site Plan. 
 
LANDSCAPE DEVIATIONS – see discussions below for details behind deviations: 

1. No screening berm is provided between the B-3 district and the residential properties to the south (6-
8 feet tall landscaped berm is required). 

2. Required greenbelt width is not provided.   (34 feet is required for single family and multi-family 
where the right-of-way is not adjacent to parking) 

3. No greenbelt berm is provided between Old Novi Road and the Multi-family buildings (3 foot tall 
berm with 2 foot wide crest is required). 

4. Subcanopy greenbelt trees are located within the right-of-way. 
5. Deficiencies in number of subcanopy trees provided for most of multifamily frontages. 
6. Deficiencies in number of street trees provided for multi-family buildings 
7. Street trees are located in front yards of single family homes on Wainright and Linhart, not the ROW. 
8. Subcanopy trees used as street trees. 
9. Required multi-family interior street trees are not provided. 
10. Deficiency in number of site landscaping trees provided for multifamily units. 
11. Lack of conformance with species diversity requirements of Landscape Design Manual. 

 

Item Required Proposed Meets 
Code Comments 

Landscape Plan Requirements (LDM (2) 

Landscape Plan  
(Zoning Sec 5.5.2, 
LDM 2.e.) 

 New commercial or 
residential 
developments 
 Addition to existing 

building greater than 
25% increase in overall 
footage or 400 SF 
whichever is less. 
 1”=20’ minimum with 

proper North.  
Variations from this 
scale can be 
approved by LA 
 Consistent with plans 

throughout set 

Scale:  1”=50’ 
Details : 1”=20’ Yes  

Project Information 
(LDM 2.d.) Name and Address No No Provide on landscape 

plan. 

Owner/Developer 
Contact Information 
(LDM 2.a.) 

Name, address and 
telephone number of 
the owner and 
developer or 
association 

Yes Yes  

mailto:rmeader@cityofnovi.org
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Item Required Proposed Meets 
Code Comments 

Landscape Architect 
contact information 
(LDM 2.b.) 

Name, Address and 
telephone number of 
RLA/LLA 

Yes Yes  

Sealed by LA.  
(LDM 2.g.) 

Requires original 
signature Yes  Required for Final Site 

Plan. 
Miss Dig Note 
(800) 482-7171 
(LDM.3.a.(8)) 

Show on all landscape 
plan sheets Yes Yes  

Zoning (LDM 2.f.) Include all adjacent 
zoning 

Site:  R4/B-3 
Proposed:  PRO 
East, West, South:  
R4 
North:  B-3 
 

No 

1. Show zoning on the 
landscape plans. 

2. For the purposes of 
this review, the multi-
family portion must 
conform to RM1 
zoning and the single 
family lots must 
conform to R4. 

Survey information 
(LDM 2.c.) 

 Legal description or 
boundary line survey 
 Existing topography 

 Description on 
Cover sheet 

 Topographical 
survey on Sheets 
7-8 

Yes  

Existing plant material 
Existing woodlands or 
wetlands 
(LDM 2.e.(2)) 

 Show location type 
and size.  Label to be 
saved or removed.  
 Plan shall state if none 

exists. 

 Tree survey on 
Sheets 7-8 

 Tree charts on 
Sheets L-2, L-3 

Yes 

Please see ECT review 
for detailed coverage 
of woodlands and 
wetlands. 

Soil types (LDM.2.r.) 

 As determined by Soils 
survey of Oakland 
county 
 Show types, 

boundaries 

Sheets SP-1, SP-10 Yes  

Existing and 
proposed 
improvements 
(LDM 2.e.(4)) 

Existing and proposed 
buildings, easements, 
parking spaces, 
vehicular use areas, and 
R.O.W 

Yes Yes  

Existing and 
proposed utilities 
(LDM 2.e.(4)) 

Overhead and 
underground utilities, 
including hydrants 

Proposed utilities 
included on 
landscape plan 

Yes 

1. Please clearly label 
all overhead and 
underground utility 
lines on the 
landscape plans. 

2. Please add proposed 
light posts to the 
landscape plan. 

Proposed grading. 2’ 
contour minimum 
(LDM 2.e.(1)) 

Provide proposed 
contours at 2’ interval 

 Proposed spot 
elevations on 
Sheets SP-4, SP-5. 

 No berms or 
detention pond 
are proposed. 

Yes  
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Item Required Proposed Meets 
Code Comments 

Snow deposit 
(LDM.2.q.) 

Show snow deposit 
areas on plan Yes Yes  

LANDSCAPING REQUIREMENTS 

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

General requirements 
(LDM 1.c) 

 Clear sight distance 
within parking islands 
 No evergreen trees 

No parking lot is 
proposed.   

Name, type and 
number of ground 
cover 
(LDM 1.c.(5)) 

As proposed on planting 
islands NA   

General (Zoning Sec 5.5.3.C.ii) 

Parking lot Islands  
(a, b. i) 

 A minimum of 300 SF 
to qualify 
 6” curbs 
 Islands minimum width 

10’ BOC to BOC 

No islands are 
proposed.   

Curbs and Parking 
stall reduction (c) 

Parking stall can be 
reduced to 17’ and the 
curb to 4” adjacent to a 
sidewalk of minimum 7 
ft. 

NA   

Contiguous space 
limit (i) 

Maximum of 15 
contiguous spaces    

Plantings around Fire 
Hydrant (d) 

• No plantings with 
matured height 
greater than 12’ 
within 10 ft. of fire 
hydrants 

• No trees shall be 
planted within 5 feet 
of underground utility 
lines. 

It appears that all 
trees are at least 10 
feet from hydrants 
and utility 
structures. 

Yes 

1. Please also locate 
trees at least 5 feet 
from underground 
utility lines. 

2. Add a note stating 
that trees shall be 10 
feet from utility 
structures, 15 feet 
from overhead lines 
and 5 feet from 
underground utility 
lines. 

Landscaped area (g) 

Areas not dedicated to 
parking use or driveways 
exceeding 100 sq. ft. 
shall  be landscaped 

NA   

Clear Zones (LDM 
2.3.(5)) 

25 ft corner clearance 
required.  Refer to 
Zoning Section 5.9 

Clear zones are 
indicated for 
multifamily entries. 

No 

Please draw clear vision 
zones per the detail in 
Zoning Sec 5.9.  The 
zones are in reference 
to the property/right-of-
way line, not the back 
of curb. 

Berms, Walls and ROW Planting Requirements 

Berms 
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Item Required Proposed Meets 
Code Comments 

 All berms shall have a maximum slope of 33%. Gradual slopes are encouraged. Show 1ft. contours 
 Berm should be located on lot line except in conflict with utilities. 
 Berms should be constructed of loam with a 6” top layer of top soil. 
Residential Adjacent to Non-residential (Zoning Sec 5.5.3.A and LDM 1.a) 

Berm requirements  
(Zoning Sec 5.5.A) 

 Adjacent Zoning is B-3 
on the north sides of 
the north multifamily 
and the north single 
family lot. 

 Required screening 
between B-3 and 
residential is a 
landscaped berm 6-
8’ tall with a 5’ wide 
crest. 

 No berms are 
proposed to 
buffer the site 
from the 
businesses to the 
north. 

 A line of 
evergreens is 
proposed 
between the 
multifamily 
building in the 
northeast corner. 

 No buffer of any 
kind is proposed 
between the 
single family 
residence and 
the business in 
the northwest 
corner. 

No 

1. If a berm is not 
provided, a 
landscape deviation 
will be required, and 
an alternate means 
of providing the 
same visual and 
audible buffering 
must be proposed. 

2. Please provide a 
section drawing of 
the proposed 
alternate screening 
for both areas. 

Planting requirements  
(LDM 1.a.) LDM Novi Street Tree List 

None except along 
the property line 
between the 
Lakeside Grill and 
the multi-family 
building. 

 

1. While screening is not 
strictly required 
between residential 
housing projects, 
significant screening 
vegetation or other 
buffering between 
the development 
and existing 
residential properties 
is required to 
minimize the impact 
on existing neighbors. 

2. Please provide 
screening along the 
rear property line for 
the houses on the 
west side of Old Novi 
road. 

3. Please provide some 
sort of fencing or 
other screening 
along the east 
property lines of the 
lots abutting existing 
residential east of 
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Item Required Proposed Meets 
Code Comments 

Old Novi Road. 
4. Please provide 

details for the 
proposed screening. 

Adjacent to Public Rights-of-Way (Zoning Sec 5.5.3.A and LDM 1.b) 

Cross-Section of Berms (Zoning Sec 5.5.3.B and LDM 2.j) 

Slope, height and 
width (Zoning Sec 
5.5.3.A.v) 

 Label contour lines 
 Maximum 33% slope 
 Min. 2 feet wide crest 
 Min 3 feet tall, variable 

height in front of multi-
family buildings. 
 Constructed of loam 

with 6” top layer of 
topsoil 

No No 

Please add detail if a 
berm is provided 
showing the required 
height, crest, slope, 
materials and 
representative 
landscaping. 

Type of Ground 
Cover   

Sod is indicated as 
the groundcover in 
areas without other 
plantings 

Yes 

If other groundcovers 
will be used, please 
show them on the 
plans. 

Setbacks from Utilities 

Overhead utility lines 
and 15 ft. setback from 
edge of utility or 20 ft. 
setback from closest 
pole 

No No 

Please show any 
overhead utilities – 
existing or proposed, 
and dimension closest 
trees. 

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

Material, height and 
type of construction 
footing 

Freestanding walls 
should have brick or 
stone exterior with 
masonry or concrete 
interior 

• A screening 
masonry wall 
with fence along 
the west line of 
Lots 1 -3 is shown 
on the site plan. 

• A retaining wall 
supporting the 
drive of the north 
multi-family 
building is shown 
on the 
landscape plan. 

• Standard 
boulder retaining 
wall detail is 
provided. 

TBD 

1. Please clearly show 
screening wall on 
landscape plan. 

2. Please provide 
standard details for 
screening 
wall/fence, including 
height of fence as 
measured from 
adjacent property. 

3. Please provide detail 
for any fence or wall 
that might be 
proposed as 
screening between 
residential/business 
and between this 
project and existing 
residences or any 
other walls that may 
be proposed. 

Walls greater than 3 
½ ft. should be 
designed and sealed 
by an Engineer 

 TBD   
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ROW Landscape Screening Requirements(Sec 5.5.3.B. ii) 

Greenbelt width 
(2)(3) (5) 

RM2: 34 ft not adj to pkg 
R4: 34 ft 

RM2: 30 ft 
R4: 7 ft No 

Landscape deviations 
are required for the 
non-conforming 
proposed greenbelts. 

Min. berm crest width 
RM2: 2 ft. 
R4: No berm required for 
single-family homes 

None No 

A landscape deviation 
is required if berm is not 
provided for multifamily 
buildings. 

Minimum berm height 
(9) 

RM2: 3 ft. 
R4: No berm required for 
single-family homes 

None No 
A landscape deviation 
is required to not have 
the required berm. 

3’ wall (4) (7) NA None TBD  

Canopy deciduous or 
large evergreen trees  
 

RM2: 1 tree per 35 lf 
 North: 142/35 = 4 trees 
 South: 246/35 = 7 trees 
 Wainright St – North: 

48/35 = 1 tree 
 Wainright St – South: 

50/35 = 1 tree 
 Linhart St: 44/35 = 1 

tree 
R4:  No greenbelt trees 
required for single family 
lots 

North: 7 trees are 
preserved 
South: 7 trees 
Wainright N: 3 
evergreens 
Wainright S: 3 
evergreens 
Linhart: 2 deciduous 
trees 

Yes 
Yes 
Yes 
Yes 
Yes 

1. While the existing 
trees in front of the 
north Multi-family 
building are 
acceptable, the 
applicant might 
want to consider 
replacing them with 
trees that fit the 
character of the 
south building more 
closely.  They are not 
regulated trees that 
would need to be 
replaced. 

2. Please uniquely label 
trees as greenbelt 
trees. 

3. Width of drive 
measured at point 
midway between 
building and ROW 
can be deducted 
from basis. 

Sub-canopy 
deciduous trees  

RM2: 1 tree per 25 lf  
 North: 142/25 = 6 trees 
 South: 246/25 = 10 

trees 
 Wainright St – North: 

48/25 = 2 trees 
 Wainright St – South: 

50/25 = 3 trees 
 Linhart St: 44/25 = 2 

trees 
R4:  No greenbelt trees 
required for single family 
lots 

North: 6 trees (in 
ROW) 
South: 8 trees (in 
ROW) 
Wainright N: 0 trees 
Wainright S: 0 trees 
Linhart: 0 trees 

Yes 
No 
No 
No 
No 

1. Greenbelt trees 
should not be 
located within the 
right-of-way.  A 
landscape deviation 
is required for this. 

2. Landscape 
deviations are 
required for all 
deficiencies in 
numbers of lack of 
subcanopy trees 

3. Width of drive 
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Item Required Proposed Meets 
Code Comments 

measured at point 
midway between 
building and ROW 
can be deducted 
from basis. 

4. Please uniquely label 
trees as greenbelt 
trees. 

Street trees  
 

RM2: 1 tree per 35 lf 
 North: 142/35 = 4 trees 
 South: 246/35 = 7 trees 
 Wainright St – North: 

(98-63)/35 = 1 tree 
 Wainright St – South: 

(100-65)/35 = 1 tree 
 Linhart St: (112-85)/35 = 

1 tree 
R4:  Single Family Lots: 1 
tree per 35 lf 
17 lots * 1 tree = 17 
canopy trees 

RM2: 
 North: 3 trees 

(preserved 
existing) 

 South: 0 trees (in 
ROW) 
 Wainright St – 

North: 0 trees 
 Wainright St – 

South: 0 trees 
 Linhart St: 0 trees 
  
Single Family: 
Wainright/Linhart: 1 
tree per lot, in front 
yard 
Old Novi Road: 
Lots 1-4, 7-9: 2 
subcanopy trees 
Lots 6,10: 1 
subcanopy tree 
Lot 5: 3 subcanopy 
trees 
Lot 11: 0 trees 
Total of 19 
subcanopy trees + 
6 canopy trees 
located in front 
yards of lots on 
Wainright & Linhart 

No 

1. Width of drive 
measured at ROW 
can be deducted 
from basis for multi-
family calculation. 

2. Unless overhead 
lines prevent use of 
full-sized trees, street 
trees should be 
deciduous canopy 
trees with a minimum 
mature height of at 
least 30 feet and 
canopy width of at 
least 20 feet. 

3. Landscape 
deviations are 
required for all 
deficiencies in 
number of street 
trees provided for 
multi-family buildings 
Please provide 
required trees or 
provide justification 
for any shortages. 

4. Landscape 
deviations are 
required to locate 
street trees in front 
yards of single family 
homes on Wainright 
and Linhart. 

5. Landscape deviation 
is required to use 
subcanopy trees as 
street trees, unless 
they are being used 
under power lines.  If 
that is the case, 1.5 
subcanopy trees per 
1 canopy tree are 
required. 
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Code Comments 

6. Please label trees 
uniquely as street 
trees. 

Multi-family/Attached Dwelling Units (Zoning Sec 5.5.3.E.ii) 

Interior Street Trees 
(Sec 5.5.3.F.ii.(b)(2)) 

 1 deciduous canopy 
tree per 35 lf of interior 
roadway, excluding 
driveways, parking 
entry drives and 
interior roads adjacent 
to public rights-of-way 
 Subcanopy trees can 

be used in place of 
canopy trees under 
overhead utility lines 
 North: 187/35 = 6 trees 
 South: 95/35 = 3 trees 

0 trees No 

1. Please provide 
required interior 
street trees to help 
shade the driveway. 

2. A landscape 
deviation is required 
to not provide the 
required interior 
street trees. 

Site Landscaping 
(Sec. 5.5.3.F.ii.(b)(1)) 

• (3) deciduous canopy 
trees or large 
evergreen trees for 
each dwelling unit on 
the ground floor. 

• Evergreens not closer 
than 20 ft from 
roadway. 

• 14*3 units = 42 trees 

31 trees + 3 excess 
existing preserved 
trees + 5 excess 
greenbelt trees = 39 
trees 

No 

1. Please provide all 
required trees. 

2. Deficiency in 
required trees is a 
landscape deviation. 

3. Please uniquely label 
trees as multifamily 
site landscaping 
trees. 

Foundation plantings 
(Sec 5.5.3.F.ii.(b)(3)) 

 Mix of shrubs, 
subcanopy trees, 
groundcover, 
perennials, annuals 
and ornamental 
grasses provided at 
the front of each 
ground floor unit 

 Covers at least 35% of 
the front building 
façade. 

Per the details on 
Sheet L-4, 75% of 
the building 
frontage is 
landscaped with a 
mix of shrubs and 
perennials. 

Yes 

Please use species 
native to Michigan for 
at least 50% of the 
foundation plantings. 

Transformers/Utility 
boxes 
(LDM 1.e from 1 
through 5) 

 A minimum of 2ft. 
separation between 
box and the plants 
 Ground cover below 

4” is allowed up to 
pad.  
 No plant materials 

within 8 ft. from the 
doors 

None shown TBD 

1. When the locations 
of transformer/utility 
boxes are 
determined, add 
landscaping per city 
requirements. 

2. Add note to the plan 
stating that all utility 
boxes shall be 
screened. 

Detention/Retention Basin Requirements (Sec. 5.5.3.E.iv) 
Planting requirements 
(Sec. 5.5.3.E.iv) 

 Clusters of large native 
shrubs (min 3 ft tall) 

Only underground 
detention is Yes  
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Item Required Proposed Meets 
Code Comments 

shall cover 70-75% of 
the basin rim area 
 10” to 14” tall grass 

along sides of basin 
 Refer to wetland for 

basin mix 

proposed so no 
landscaping is 
required. 

Phragmites Control 
(Sec 5.5.6.C) 

 Any and all 
populations of 
Phragmites australis on 
site shall be included 
on tree survey. 
 Treat populations per 

MDEQ guidelines and 
requirements to 
eradicate the weed 
from the site. 

 TBD 

1. Please survey the site 
for any populations 
of Phragmites 
australis and submit 
plans for its removal. 

2. If none is found, 
please indicate that 
on the survey. 

Woodland Replacements (Chapter 37 Woodlands Protection) 

Woodland 
Replacement 
Calculations – 
Required/Provided 

 Show calculations 
based on existing tree 
chart. 
 Indicate boundary of 

regulated woodland 
on plan 

Tree survey and 
chart are provided. TBD 

Please see ECT review 
for woodlands and 
wetlands. 

LANDSCAPING NOTES, DETAILS AND GENERAL REQUIREMENTS 
Landscape Notes – Utilize City of Novi Standard Notes 
Installation date  
(LDM 2.l. & Zoning 
Sec 5.5.5.B) 

Provide intended date Summer 2019 Yes  

Maintenance & 
Statement of intent  
(LDM 2.m & Zoning 
Sec 5.5.6) 

 Include 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. 

2 year 
maintenance note Yes/No 

1. Please add 
cultivation note to 
landscape plan. 

2. Please add note that 
failing plant material 
shall be replaced 
within 3 months of 
time they were 
noticed. 

Plant source  
(LDM 2.n & LDM 
3.a.(2)) 

Shall be northern nursery 
grown, No.1 grade Yes Yes  

Irrigation plan  
(LDM 2.s.) 

A fully automatic 
irrigation system or a 
method of providing 
sufficient water for plant 
establishment and 
survival is required on 
Final Site Plans. 

No  

1. Please add irrigation 
plan or information 
as to how plants will 
be watered 
sufficiently for 
establishment and 
long- term survival. 

2. If xeriscaping is used, 
please provide 
information about 
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Code Comments 

plantings included. 

Other information 
(LDM 2.u) 

Required by Planning 
Commission NA   

Establishment  period  
(Zoning Sec 5.5.6.B) 2 yr. Guarantee Yes Yes  

Approval of 
substitutions. 
(Zoning Sec 5.5.5.E) 

City must approve any 
substitutions in writing 
prior to installation. 

Yes Yes  

Plant List (LDM 2.h.) – Include all cost estimates 
Botanical and 
common names 

Refer to LDM suggested 
plant list  

Yes Yes  

Quantities and sizes Yes Yes  

Root type Yes Yes  

Botanical and 
common names Yes Yes 

Please replace the 
Armstrong Maple with a 
variety that attains a 
minimum canopy width 
of 20 feet. 

Breakdown of 
genus/species 
diversity (LDM 4) 

Break down proposed 
plantings by genus and 
species 

No No 

1. Please be sure that 
diversity of plantings 
conforms with 
standard listed in 
Design Manual. 

2. The current mix of 
tree species 
represents a 
landscape deviation. 

3. Please use species 
native to Michigan 
for at least 50% of 
species used. 

Type and amount of 
lawn  Sod Yes  

Cost estimate  
(LDM 8.u) 

For all new plantings, 
mulch and sod as listed 
on the plan 

Yes Yes Need for Final Site Plan 

Planting Details/Info (LDM 2.i) – Utilize City of Novi Standard Details 

Canopy Deciduous 
Tree 

Refer to LDM for detail 
drawings 

Yes Yes 

Please add callout to 
detail saying that root 
ball dirt shall be 
removed to expose root 
flare. 

Multi-stem Tree Yes Yes See above 

Evergreen Tree Yes Yes See above 

Shrub Yes Yes  
Perennial/ 
Ground Cover Yes Yes  
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Code Comments 

Tree stakes and guys. 
(Wood stakes, fabric 
guys) 

Yes Yes  

Tree protection 
fencing 

Located at Critical Root 
Zone (1’ outside of 
dripline) 

Yes Yes  

Other Plant Material Requirements (LDM 3)  

General Conditions 
(LDM 3.a) 

Plant materials shall not 
be planted within 4 ft. of 
property line 

No Yes Please add note near 
property lines. 

Plant Materials & 
Existing Plant Material 
(LDM 3.b) 

Clearly show trees to be 
removed and trees to 
be saved. 

Yes Yes  

Landscape tree 
credit (LDM3.b.(d)) 

Substitutions to 
landscape standards for 
preserved canopy trees 
outside woodlands/ 
wetlands should be 
approved by LA. Refer 
to Landscape tree 
Credit Chart in LDM 

None   

Plant Sizes for ROW, 
Woodland 
replacement and 
others  
(LDM 3.c) 

Refer to Chapter 37, 
LDM for more details Yes Yes  

Plant size credit 
(LDM3.c.(2)) NA    

Prohibited plants 
(LDM 7.c) 

No plants on City 
Prohibited Species List 
may be used. 

No prohibited 
species are used. Yes  

Recommended trees 
for planting under 
overhead utilities 
(LDM 3.e) 

Label the distance from 
the overhead utilities   

Please dimension 
distance from proposed 
trees close to overhead 
lines 

Collected or 
Transplanted trees 
(LDM 3.f) 

 NA   

Nonliving Durable 
Material: Mulch (LDM 
4) 

 Trees shall be mulched 
to 3”depth and shrubs, 
groundcovers to 2” 
depth 
 Specify natural color, 

finely shredded 
hardwood bark mulch.  
Include in cost 
estimate. 
 Refer to section for 

additional  information 

Yes Yes 

Please change 
Landscape Note #8 to 
use compost instead of 
peat. 

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

requirements or standards.  
2. The section of the applicable ordinance or standard is indicated in parenthesis.  For the landscape 

requirements, please see the Zoning Ordinance landscape section 5.5 and the Landscape Design 
Manual for the appropriate items under the applicable zoning classification. 

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

 
 
 
 
 



 
 
 
 
 

WETLANDS REVIEW 
 



2200 Commonwealth 
Blvd., Suite 300 

Ann Arbor, MI 
48105 

 
(734) 

769-3004 
 

FAX (734) 
769-3164 An Equal Opportunity/Affirmative Action Employer 

www.ectinc.com

 

  

ECT Project No. 180371-0100 
 
June 20, 2018 
 
Ms. Barbara McBeth, AICP 
City Planner 
Community Development Department 
City of Novi 
45175 W. Ten Mile Road 
Novi, Michigan 48375 
 
Re:  Lakeview (JSP18-0016) 

Wetland Review of the PRO Concept Plan (PSP18-0078)  
  
Dear Ms. McBeth: 
 
Environmental Consulting & Technology, Inc. (ECT) has reviewed the PRO Concept Plan for the proposed 
Lakeview project prepared by Nowak & Fraus Engineers dated May 25, 2018 and stamped “Received” by 
the City of Novi Community Development Department on May 29, 2018 (Plan).  The Plan was reviewed 
for conformance with the City of Novi Wetland and Watercourse Protection Ordinance and the natural 
features setback provisions in the Zoning Ordinance.   
 

 
   ECT recommends that the 

Applicant address the items noted in the Wetland Comments section of this letter in subsequent 
site plan submittals. 
 
The following wetland related items are required for this project:  
 
Item  Required/Not Required/Not Applicable 

Wetland Permit (specify Non-Minor or Minor) Required (Non-Minor) 

Wetland Mitigation Not Required (Impacts currently 0.07-acre < 0.25-acre 
wetland mitigation threshold) 

Wetland Buffer Authorization Required  

MDEQ Permit 
To Be Determined. It is the applicant’s responsibility to 
contact the MDEQ in order to determine the need for 
a wetland use permit. 

Wetland Conservation Easement Required 

 
The proposed development is located east of Shawood Lake in Sections 10 and 11.  The proposed 
development would be located both east and west of Old Novi Road, east of Austin Drive and north and 
south of Wainwright Street.  The submittal also included a Wetland Delineation and Determination of Jurisdiction 
report prepared by BWA Consulting dated October 3, 2017.   
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The Plan proposes the construction of eleven (11) single-family residential houses west of Old Novi Road, 
and four (4) multi-family residential buildings and six (6) single-family lots east of Old Novi Road.  The 
project is divided between three (3) separate parcel areas. 
 
Based on our review of the Plan, Novi aerial photos, Novi GIS, the City of Novi Official Wetlands and 
Woodlands Maps (see Figure 1, attached) and our on-site evaluation, it appears as if the overall development 
site contains City-Regulated Wetlands but does not appear to contain City-Regulated Woodlands.  The BWA 
Wetland Delineation and Determination of Jurisdiction report dated October 3, 2017 notes that one (1) wetland 
area is present on the parcel and it has been determined that the wetland is subject to regulation by the 
Michigan Department of Environmental Quality (MDEQ) and the City of Novi.  Permits will likely be 
required by the MDEQ and the City of Novi for construction activities involving this regulated wetland 
area.  It should be noted that this existing wetland area is located on the subject parcel located east of Old 
Novi Road and north of Wainwright Street (just south of the existing Lakeside Bar & Grill).  This is the 
only wetland area observed on the proposed parcels being developed. 
 
City of Novi Wetland Ordinance Requirements 
The City of Novi Wetland and Watercourse Protection Ordinance (City of Novi Code of Ordinances, Part 
II, Chapter 12, and Article V) describes the regulatory criteria for wetlands and review standards for wetland 
permit applications. 
 
As stated in the Ordinance, it is the policy of the city to prevent a further net loss of those wetlands that 
are: (1) contiguous to a lake, pond, river or stream, as defined in Administrative Rule 281.921; (2) two (2) 
acres in size or greater; or (3) less than two (2) acres in size but deemed essential to the preservation of the 
natural resources of the city under the criteria set forth in subsection 12-174(b).   
    
The wetland essentiality criteria as described in the Wetland and Watercourse Protection Ordinance are 
included below.  Wetlands deemed essential by the City of Novi require the approval of a use permit for 
any proposed impacts to the wetland:  
 

All noncontiguous wetland areas of less than two (2) acres which appear on the wetlands inventory map, or which are 
otherwise identified during a field inspection by the city, shall be analyzed for the purpose of determining whether such 
areas are essential to the preservation of the natural resources of the city….In making the determination, the city shall 
find that one (1) or more of the following exist at the particular site: 
  

(1) The site supports state or federal endangered or threatened plants, fish or wildlife appearing on a list 
specified in Section 36505 of the Natural Resources Environmental Protection Act (Act 451 of 
1994) [previously section 6 of the endangered species act of 1974, Act No. 203 of the Public Acts of 
1974, being section 229.226 of the Michigan Compiled Laws]. 

(2)  The site represents what is identified as a locally rare or unique ecosystem. 
(3) The site supports plants or animals of an identified local importance. 
(4) The site provides groundwater recharge documented by a public agency. 
(5) The site provides flood and storm control by the hydrologic absorption and storage capacity of the 

wetland.  
(6) The site provides wildlife habitat by providing breeding, nesting or feeding grounds or cover for forms of 

wildlife, waterfowl, including migratory waterfowl, and rare, threatened or endangered wildlife species.  
(7) The site provides protection of subsurface water resources and provision of valuable watersheds and 

recharging groundwater supplies. 
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(8)  The site provides pollution treatment by serving as a biological and chemical oxidation basin.  
(9) The site provides erosion control by serving as a sedimentation area and filtering basin, absorbing silt 

and organic matter.  
(10)   The site provides sources of nutrients in water food cycles and nursery grounds and sanctuaries for 

fish.  
 

After determining that a wetland less than two (2) acres in size is essential to the preservation of the natural 
resources of the city, the wetland use permit application shall be reviewed according to the standards in subsection 
12-174(a).  

 
The on-site wetland appears to meet one or more of the essentiality criteria and is therefore likely City 
regulated (i.e., wildlife habitat and flood and storm water control).   
 
On-Site Wetland Evaluation 
ECT reviewed the site for the presence of regulated wetlands as defined in the City of Novi Wetland and 
Watercourse Protection Ordinance.   The goal of this review was to verify the location of on-site wetland 
resources identified by BWA Consulting and assess their regulatory status.  ECT’s investigation was 
completed on June 19, 2018.  Pink and blue wetland boundary flagging was in place at the time of this site 
inspection.  ECT reviewed the flagging and agrees that the wetland boundaries were accurately flagged in 
the field.  It should be noted that the applicant has provided a wetland flagging map that indicates the 
approximate locations of the wetland flagging/staking on site (see Figure 2, Wetland Sketch).  Based on the 
existing vegetation and topography, it is ECT’s assessment that the on-site wetlands have been accurately 
delineated at this time.  
 
Although not indicated on the City of Novi’s Regulated Wetland Map (see Figure 1), ECT identified one 
wetland area within the subject property at the time of the site inspection.  This wetland was identified by 
BWA Consulting as Wetland B and wetland flag numbers are indicated as B-1 through B-14 (see Figure 2).  
The Plan notes that the on-site acreage of this wetland is 6,926 square feet (0.159-acre).   The wetland area 
is an isolated forested/scrub-shrub wetland that contains an emergent depression.  Vegetation observed 
within the wetland included silver maple (Acer saccharinum), cottonwood (Populus deltoides), box elder (Acer 
negundo), green ash (Fraxinus pennsylvanica), nodding beggar-ticks (Bidens cernua), and highbush cranberry 
(Viburnum trilobum).  Surface water was present at the time of our inspection as well as-water stained leaves 
which are an indicator of wetland hydrology.  The applicant ‘s wetland consultant noted that soils pits dug 
on-site revealed wetland (hydric) soils.  
 
Proposed Wetland Impacts 
As noted above, the Plan indicates the presence of one (1) area of existing wetland on the subject site (Parcel 
‘C’, east of Old Novi Road and north of Wainwright Street).  The previously-submitted pre-application 
plans indicated a proposed wetland fill of 895 square feet in this area.  The current Plan does not specifically 
indicate or quantify the currently proposed wetland impacts.  The Plan appears to propose impact to a 
portion of the wetland for the purpose of constructing multi-family Building #1 and the proposed 
driveways.  It appears as if the Plan also proposes to fill portions of the wetland (and 25-foot wetland buffer) 
that are located within the proposed single-family lots #16 and #17.   
 
This wetland area appears to be regulated by the City of Novi and may also likely be regulated by the 
Michigan Department of Environmental Quality (MDEQ).  The DEQ must determine the following before 
a permit can be issued: 
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 The permit would be in the public interest. 
 The permit would be otherwise lawful. 
 The permit is necessary to realize the benefits from the activity. 
 No unacceptable disruption to aquatic resources would occur. 
 The proposed activity is wetland dependent or no feasible and prudent alternatives exist. 

With regard to the 25-foot wetland setbacks, the Plan appears to propose encroachment into existing 25-
foot wetland buffer area.  The Applicant shall indicate, quantify (square feet or acres of fill or excavation 
within the wetland limits, if applicable) and label all proposed impacts to wetlands and 25-foot wetland 
buffers on subsequent plan submittals.  The City of Novi regulates a 25-foot buffer surrounding all wetlands 
and watercourses.  
 
Wetland Permits & Regulatory Status 
Based on the criteria set forth in The City of Novi Wetlands and Watercourse Protection ordinance (Part 
II-Code of Ordinances, Ch. 12, Article V.), the wetlands to be impacted appear to meet the definition of a 
City-regulated wetland and meets one or more of the essentially criteria (i.e., wildlife habitat, storm water 
control, etc.).  A wetland use permit would be required for any proposed activities within City regulated 
wetlands. 
  
It appears as though a City of Novi Non-Minor Use Wetland Permit would be required for the proposed 
impacts. The granting or denying of a Nonresidential Minor Use Permit shall be the responsibility of the 
Community Development Department.  A Nonresidential Minor Use Permit is for activities consisting of 
no more than one (1) of the following activities which have a minimal environmental effect: 
 

a. Minor fills of three hundred (300) cubic yards or less and not exceeding ten thousand (10,000) 
square feet in a wetland area, providing the fill consists of clean, nonpolluting materials which will 
not cause siltation and do not contain soluble chemicals or organic matter which is biodegradable, 
and providing that any upland on the property is utilized to the greatest degree possible. All fills 
shall be stabilized with sod, or seeded, fertilized and mulched, or planted with other native 
vegetation, or riprapped as necessary to prevent soil erosion. 

b. Installation of a single water outfall provided that the outlet is riprapped or otherwise stabilized to 
prevent soil erosion. 

c. Watercourse crossings by utilities, pipelines, cables and sewer lines which meet all of the following 
design criteria: 
i) The method of construction proposed is the least disturbing to the environment employable 

at the given site; 
ii) The diameter of pipe, cable or encasement does not exceed twenty (20) inches; 
iii) A minimum of thirty (30) inches of cover will be maintained between the top of the cable or 

pipe and the bed of the stream or other watercourse on buried crossings; and 
iv) Any necessary backfilling will be of washed gravel. 

 
d. Extension of a wetland/watercourse permit previously approved by the planning commission. 
e. Replacement of a culvert of an identical length and size, and at the same elevation. If the 

proposed culvert is of a greater length or size than the existing culvert, or is a new culvert 
altogether, it must meet the conditions of subpart c., above, to qualify for a nonresidential minor 
use permit. 
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f. Temporary impacts where the encroachment into protected areas is less than five hundred (500) 
feet. 

 
The proposed impacts appear to include two storm water outfalls as well as the direct impact (fill) to wetland 
for the proposed site development described above. 
 
A City of Novi Authorization to Encroach the 25-Foot Natural Features Setback would be required for any 
proposed impacts to on-site 25-foot wetland buffers. 
 
It should be noted that the City’s threshold for the requirement of wetland mitigation is 0.25-acre of 
proposed wetland impact.  This will not be a requirement as the total area of existing on-site wetland is 
0.159-acre.  
 
It appears as though a MDEQ Wetland Permit would be required for the proposed impacts to on-site 
wetlands.  It should be noted that it is the Applicant’s responsibility to contact MDEQ in order to determine 
the need for a permit from the state.  In 1979, the Michigan legislature passed the Geomare-Anderson 
Wetlands Protection Act, 1979 PA 203, which is now Part 303, Wetlands Protection, of the Natural 
Resources and Environmental Protection Act, 1994 PA 451, as amended (NREPA). The MDEQ has 
adopted administrative rules which provide clarification and guidance on interpreting Part 303. 
 
In accordance with Part 303, wetlands are regulated if they are any of the following: 

 Connected to one of the Great Lakes or Lake St. Clair. 
 Located within 1,000 feet of one of the Great Lakes or Lake St. Clair. 
 Connected to an inland lake, pond, river, or stream. 
 Located within 500 feet of an inland lake, pond, river or stream. 
 Not connected to one of the Great Lakes or Lake St. Clair, or an inland lake, pond, stream, or river, 

but are more than 5 acres in size. 
 Not connected to one of the Great Lakes or Lake St. Clair, or an inland lake, pond, stream, or river, 

and less than 5 acres in size, but the DEQ has determined that these wetlands are essential to the 
preservation of the state's natural resources and has notified the property owner. 
 

The law requires that persons planning to conduct certain activities in regulated wetlands apply for and 
receive a permit from the state before beginning the activity. A permit is required from the state for the 
following: 

 Deposit or permit the placing of fill material in a wetland. 
 Dredge, remove, or permit the removal of soil or minerals from a wetland. 
 Construct, operate, or maintain any use or development in a wetland. 
 Drain surface water from a wetland. 

 
Wetland Comments  
Please consider the following comments when preparing subsequent site plan submittals: 
 
1. The Applicant should demonstrate that alternative site layouts that would reduce the overall impacts to 

wetlands and 25-foot wetland setbacks have been reviewed and considered. 
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2. ECT encourages the Applicant to minimize impacts to on-site wetlands and wetland setbacks to the 
greatest extent practicable.  The Applicant should consider modification of the proposed site design to 
preserve wetland and wetland buffer areas.  Specifically, redesign of Building #1 as well as single-family 
units #16 and #17 north of Wainright Street should be considered.   
 
The preservation of the 25-foot buffer areas is important to the overall health of the existing wetlands 
as the existing buffers serve to filter pollutants and nutrients from storm water before entering the 
wetlands, as well as provide additional wildlife habitat.  The City regulates wetland buffers/setbacks.  
Article 24, Schedule of Regulations, of the Zoning Ordinance states that: 
  

“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”. 

 
3. The applicant shall show the following information on subsequent site plans: 

 
a) The area of all existing 25-foot buffer areas (square feet or acres); 
b) Area (square feet) and volume (cubic yards) of all wetland/watercourse impacts (both permanent 

and temporary); 
c) Area (square feet) of all wetland buffer impacts (both permanent and temporary). 

 
4. The Plan proposes to construct storm water outfalls to the wetland in two (2) areas.  The applicant shall 

quantify any permanent and/or temporary impacts to wetlands or wetland buffers in these areas (i.e., 
square feet/acreage and cubic yards). 

 
5. It appears as though a MDEQ Wetland Permit and a City of Novi Wetland Non-Minor Use Permit would 

be required for any proposed impacts to site wetlands.  A City of Novi Authorization to Encroach the 25-
Foot Natural Features Setback would be required for any proposed impacts to on-site 25-foot wetland 
buffers.   

 
It should be noted that it is the Applicant’s responsibility to confirm the need for a Permit from 
the MDEQ for any proposed wetland impact.  Final determination as to the regulatory status of 
each of the on-site wetlands shall be made by MDEQ.  The Applicant should provide a copy of the 
MDEQ Wetland Use Permit application to the City (and our office) for review and a copy of the 
approved permit upon issuance.  A City of Novi Wetland Permit cannot be issued prior to receiving 
this information.   

 
6. The Plan should address how any temporary impacts to wetland buffers shall be restored, if applicable.  

A seed mix consisting of acceptable native plant species shall be indicated on the Plan if necessary.  Sod 
or common grass seed is not acceptable for site restoration within areas of existing wetland or 25-foot 
wetland buffers.  The applicant shall provide information for any proposed seed mixes that will be used 
to restore any areas of temporary wetland and wetland buffer impacts.  ECT would like to ensure that 
the proposed plant/seed material contains native plants as opposed to invasive or threatened plant 
types. 
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7. If applicable, the Applicant shall provide wetland conservation easements as directed by the City of 
Novi Community Development Department for any areas of remaining wetland as well as for any 
proposed wetland mitigation areas (if necessary).  A Conservation Easement shall be executed covering 
all remaining wetland areas on site as shown on the approved plans.  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. 

 
Recommendation 
Due to deficiencies in the wetland impact information provided, ECT currently does not recommend 
approval of the PRO Concept Plan for Wetlands.   ECT recommends that the Applicant address the items 
noted in the Wetland Comments section of this letter in subsequent site plan submittals. 
 
 
If you have any questions regarding the contents of this letter, please contact us.   
 
Respectfully submitted, 
ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC. 
 
 
 
 
 
Pete Hill, P.E. 
Senior Associate Engineer  
 
cc:  Lindsay Bell, City of Novi Planner 
 Sri Komaragiri, City of Novi Planner 
 Rick Meader, City of Novi Landscape Architect 
 Hannah Smith, City of Novi Planning Assistant 
  
Attachments:  Figure 1 – City of Novi Regulated Wetland and Woodland Map 
 Figure 2 – Wetland Sketch (BWA Consulting) 
 Site Photos 
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Figure 1. City of Novi Regulated Wetland & Woodland Map (approximate project boundary shown in red).  
Regulated Woodland areas are shown in green and regulated Wetland areas are shown in blue. 
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Figure 2. Wetland Sketch (BWA Consulting, October 2017).  Approximate location of wetland boundaries. 
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Site Photos 
 

 
Photo 1. Looking northwest at existing wetland area. Wetland is located southeast for the existing Lakeview 
Bar & Grill (ECT, June 19, 2018). 
 

 

  

 

 

 

 

 

 

 

 

 

 

 

Photo 2. Pink and blue wetland flagging tape present on-site from the September 18, 2017 wetland 
delineation performed by BWA (ECT, June 19, 2018). 
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769-3004 
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ECT Project No. 180371-0200 
 
June 20, 2018 
 
Ms. Barbara McBeth, AICP 
City Planner 
Community Development Department 
City of Novi 
45175 W. Ten Mile Road 
Novi, Michigan 48375 
 
Re:  Lakeview (JSP18-0016) 

Woodland Review of the PRO Concept Plan (PSP18-0078)  
  
Dear Ms. McBeth: 
 
Environmental Consulting & Technology, Inc. (ECT) has reviewed the PRO Concept Plan for the proposed 
Lakeview project prepared by Nowak & Fraus Engineers dated May 25, 2018 and stamped “Received” by 
the City of Novi Community Development Department on May 29, 2018 (Plan).  The Plan was reviewed 
for conformance with the City of Novi Woodland Protection Ordinance Chapter 37.     
 

 
 

 
 
The following woodland related items are required for this project:  
 

Item  Required/Not Required/Not Applicable 

Woodland Permit Required 

Woodland Fence Likely Required 

Woodland Conservation Easement Not Required 

 
The proposed development is located east of Shawood Lake in Sections 10 and 11.  The proposed 
development would be located both east and west of Old Novi Road, east of Austin Drive and north and 
south of Wainwright Street.  The Plan proposes the construction of eleven (11) single-family residential 
houses west of Old Novi Road, and four (4) multi-family residential buildings and six (6) single family lots 
east of Old Novi Road.  The project is divided between three (3) separate parcel areas. 
 
Based on our review of the Plan, Novi aerial photos, Novi GIS, the City of Novi Official Wetlands and 
Woodlands Maps (see Figure 1, attached) and our on-site evaluation, it appears as if the overall development 
site contains City-Regulated Wetlands but does not appear to contain City-Regulated Woodlands. 
 
The current Plan does include a Tree Survey (Sheets SP4 and SP5) as well as a Tree Inventory List (Sheet SP5).  
The Tree Inventory List provides the Tree#, common and botanical names, diameter, condition, and 
comments for the surveyed, on-site trees.  The Tree Calculations plans (Sheets L-2 and L-3) also contain 
Tree Survey information that includes the removal status of the existing trees.  It should be noted that the 
purpose of the City of Novi Woodland Protection Ordinance (Chapter 37) is to: 
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 Provide for the protection, preservation, replacement, proper maintenance and use of trees and woodlands located in the city 

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

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

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

 

Woodland Evaluation/Woodland Impact Review 
ECT's in-office review of available materials included the City of Novi Regulated Woodland map and 
historical aerial photographs.  The site does not include areas indicated as City-regulated woodland on the 
official City of Novi Regulated Woodland Map (see Figure 1), however three (3) trees 36-inches diameter-
at-breast-height (DBH) are found on the site and are indicated on the Plan.  These trees are: 

 
 Tree No. 131 (36” silver maple) located in the rear yard of single family Unit #17 (north of 

Wainright Street).  This tree is listed as ‘Good’ condition; 
 

 Tree No. 1995/193 (36” box elder) located within the limits of disturbance of proposed single-
family Unit #15 (south of Wainright Street).  This tree is listed as ‘Poor’ condition with ‘rot’ noted 
in the Comments section of the Tree Inventory List; 
 

 Tree No. 161 (36” box elder) located in the rear yard of single-family Unit #5 (west of Old Novi 
Road.  This tree is listed in ‘Poor’ condition. 

 
A Woodland Permit from the City of Novi would be required for proposed impacts to any trees 8-inch 
diameter-at-breast-height (DBH) or greater and located within an area designated as City Regulated 
Woodland, or any tree 36-inches DBH regardless of location on the site.   Such trees shall be relocated or 
replaced by the permit grantee.  All deciduous replacement trees shall be two and one-half (2 ½) inches 
caliper or greater and count at a 1-to-1 replacement ratio and all coniferous replacement trees shall be six 
(6) feet in height (minimum) and count at a 1.5-to-1 replacement ratio.  All Woodland Replacement trees 
shall be species that are listed on the City’s Woodland Tree Replacement Chart (attached). 
 
Proposed Woodland Impacts and Replacements 
These three (3) regulated trees are proposed for removal.  The City of Novi requires Woodland Replacement 
trees according to the following ratios: 
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     Replacement Tree Requirements 

Removed Tree D.B.H. 
(In Inches) 

Ratio Replacement/ 
Removed Tree 

≥ 8 ≤ 11 1 

>11 ≤ 20 2 

> 20 < 29 3 

≥ 30 4 

 
Tree #131 (36” silver maple) is listed as ‘Good’ condition and is proposed to be removed.  The City 
therefore requires four (4) Woodland Replacement Tree Credits should this tree be removed.  In addition, 
Tree #161 (36” box elder) is listed in ‘Poor’ condition, however the Plan  does not note that the tree is 
diseased or dying.  As such the City requires four (4) Woodland Replacement Tree Credits should this tree 
be removed. 
 
Tree#1995/193 (36” box elder) however is listed in ‘Poor’ condition and tree rot was observed by the 
applicant’s consultant.  As such, replacement credits for an existing tree in this condition will not be required.  
ECT of the City of Novi (Landscape Architect or Forestry Asset Manager) will confirm the condition of 
this tree (i.e., the presence of rot) prior to Final Site Plan approval and the required Woodland Replacement 
Credits will be modified accordingly (if necessary).  The current Plan is not clear on whether or not on-site 
Woodland Replacement trees will be planted on-site. 
 
Woodland Review Comments  
ECT recommends that the Applicant address the items noted below in subsequent site plan submittals: 
 
1. ECT encourages the Applicant to minimize impacts to on-site woodlands and City-Regulated to the 

greatest extent practicable.  The applicant should attempt to preserve Tree #131 (City-Regulated 36-
inch diameter silver maple, located on proposed single-family Unit #17) by incorporating it into the 
development Plan and excluding it from the proposed limits of disturbance.   
 

2. A Woodland Permit from the City of Novi would be required for proposed impacts to any trees 8-inch 
diameter-at-breast-height (DBH) or greater and located within an area designated as City Regulated 
Woodland, or any tree 36-inches DBH regardless of location on the site.  Such trees shall be 
relocated or replaced by the permit grantee.  All deciduous replacement trees shall be two and one-half 
(2 ½) inches caliper or greater and all coniferous replacement trees shall be six (6) feet in height 
(minimum).  All Woodland Replacement trees shall be species that are listed on the City’s Woodland 
Tree Replacement Chart (attached). 

 
Currently, the Plan appears to require a total of eight (8) Woodland Replacement tree credits. 

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

required.  This financial guarantee will be based on the number of on-site woodland replacement trees 
(credits) being provided at a per tree value of $400.   
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4. Based on a successful inspection of the installed on-site Woodland Replacement trees, the Woodland 
Replacement financial guarantee will be returned to the Applicant.  A Woodland Maintenance financial 
guarantee in the amount of twenty-five percent (25%) of the original Woodland Replacement financial 
guarantee will then be provided by the applicant.  This Woodland Maintenance financial guarantee will 
be kept for a period of 2-years after the successful inspection of the on-site woodland replacement tree 
installation. 

 
5. Should the applicant not be able to provide on-site Woodland Replacement plantings, a total of $400 

per Woodland Replacement Credit required shall be paid to the City of Novi Tree Fund. 
 
6. The Applicant shall provide preservation/conservation easements as directed by the City of Novi 

Community Development Department for any areas of proposed woodland replacement trees.  The 
applicant shall demonstrate that all proposed woodland replacement trees will be guaranteed to be 
preserved as planted with a conservation easement or landscape easement to be granted to the city.  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 Woodland permit. 

                                                                                         
Recommendation                     
ECT currently recommends approval of the PRO Concept Plan for Woodlands.  The Applicant shall 
address the items noted in the Woodland Comments Section of this letter prior to receiving Woodland approval 
of the Preliminary Site Plan. 
 
 
If you have any questions regarding the contents of this letter, please contact us.   
 
Respectfully submitted, 

 
ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC. 
 
 
 
 
 
Pete Hill, P.E. 
Senior Associate Engineer  
 
 
cc:  Lindsay Bell, City of Novi Planner 
 Sri Komaragiri, City of Novi Planner 
 Rick Meader, City of Novi Landscape Architect 
 Hannah Smith, City of Novi Planning Assistant 
  
 
Attachments:  Figure 1 – City of Novi Regulated Wetland and Woodland Map 
 Woodland Replacement Tree Chart 
 Site Photos 
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Figure 1. City of Novi Regulated Wetland & Woodland Map (approximate project boundary shown in red).  
Regulated Woodland areas are shown in green and regulated Wetland areas are shown in blue. 
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Site Photos 

 
  

 
 
 
 
 
 

 

 

 

 

 

 

Photo 1. Looking north towards northeast corner of development (north of Wainright Street).  Regulated 
Tree #131 (36” silver maple) is located near existing shed on the right of the photo (ECT, June 19, 2018). 
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To: 
Barbara McBeth, AICP 
City of Novi 
45175 10 Mile Road 
Novi, Michigan 48375 

CC: 
Sri Komaragiri, Lindsay Bell, George Melistas, 
Theresa Bridges, Darcy Rechtien, Hannah Smith 

AECOM 
27777 Franklin Road 
Southfield 
MI, 48034 
USA 
aecom.com 

Project name: 
JSP18-0016 Lakeview PRO Concept Traffic 
Review 

From: 
AECOM 

Date: 
June 22, 2018 

Memo 
Subject: JSP18-0016 Lakeview PRO Concept Traffic Review 

The PRO concept site plan was reviewed to the level of detail provided and AECOM recommends approval for the 
applicant to move forward with the condition that the comments provided below are adequately addressed to the satisfaction 
of the City. 

GENERAL COMMENTS 
1. Robertson Brothers Homes is proposing a PRO rezoning for vacant parcels on Old Novi Road south of 13 Mile Road.
2. The development is planned to include:

a. 11 single-family detached homes on the west side of Old Novi Road
b. Six single-family detached homes on the east side of Old Novi Road
c. 14 attached townhomes on the east side of Old Novi Road

3. Old Novi Road, Wainwright and Linhart Roads are under the jurisdiction of the City of Novi.
4. Summary of traffic-related waivers/variances:

a. The applicant should provide a rezoning traffic impact study (RTIS) or seek a Planning Commission waiver
for lack of a RTIS.

5. Summary of critical non-compliant items (may not be inclusive of all requirements contained herein):
a. The applicant shall provide additional dimensions for residential driveways to review compliance with in

compliance with Section 11-216(e).
b. The applicant has only provided 28 of the required 32 off-street parking spaces for the townhome units. The

applicant should revise the site plan to accommodate all required parking in off-street locations.

TRAFFIC IMPACTS 
1. AECOM performed an initial trip generation estimate based on the ITE Trip Generation Manual, 10th Edition, as

follows:

ITE Code: 210 (Single-family Detached Housing) + 220 (Multi-family (Low Rise))
Development-specific Quantity: 17 + 14
Zoning Change: B3 and R-4 to PRO

Trip Generation Summary 

lbell
Highlight



Memo 
 

  

 

 

AECOM 
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Estimated Trips  
(Single-Family + 

Multi-family) 

Estimated Peak-
Direction Trips 

(Single-Family + 
Multi-family) 

City of Novi 
Threshold 

 

Above 
Threshold? 

AM Peak-Hour 
Trips 17 +  7 = 24 13 + 5 = 18 100 No 

PM Peak-Hour 
Trips 19 + 10 = 29 12 + 6 = 18 100 No 

Daily (One-
Directional) Trips 204 +65 = 269 N/A 750 No 

 

2. The number of trips does not exceed the City’s threshold of more than 750 trips per day or 100 trips per either the 
AM or PM peak hour. AECOM recommends performing the following traffic impact study in accordance with the 
City’s requirements.  The applicant has submitted a trip generation study with the PRO Concept plan.  
 

Trip Impact Study Recommendation 

Type of Study: Justification 

Rezoning Traffic Impact 
Study (RTIS) 

While the trip generation estimates do not exceed the City’s requirements for a 
traffic impact study, the PRO concept requires a RTIS to be completed. The 
intent of the PRO was unknown at the time of the pre-application submittal, 

therefore, AECOM previously indicated that a TIS was not required based on 
thresholds. The applicant should prepare a RTIS, or may seek a Planning 

Commission waiver for not including one.  
 

EXTERNAL SITE ACCESS AND OPERATIONS 
The following comments relate to the external interface between the proposed development and the surrounding roadway(s). 

1. The applicant is proposing 17 single-family home driveways along Old Novi Road, Wainwright Street and Linhart 
Street.  

a. The applicant should provide typical, or specific as applicable, dimensions for each of the residential 
driveways to review against Figure IX.5 of the City’s Ordinance. 

b. For homes with side entrance garages, the applicant should indicate the driveway width measured 
perpendicular to the garage entrance to ensure that it is a minimum of 22 feet, and in compliance with 
Section 11-216(e)(3). 

c. The residential driveways shall be located at least three feet from the side lot line, per Section 11-216(e)(4). 
2. The applicant has proposed three access drives to the townhome units, with access off of Wainwright Street and 

Linhart Street.  
a. The proposed driveway locations are more than 17 feet from the right or way line in compliance with 

Section 11-216(a)(3). 
b. The applicant shall provide a buffer area on both sides of the drive approaches in accordance with Section 

11-216(b)(2). 
c. The applicant shall provide minimum sight distance at the access drives in accordance with Figure VIII-E.  
d. The applicant should provide driveway dimensions in accordance with Figure IX.1 of the City Ordinance.  
e. The applicant should update the entering and exiting turning radii for the three approaches to be consistent 

with the standard radii dimensions shown in Figure IX.1, or provide a statement of justification for not 
providing standard dimensions for the City’s review.  
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3. The applicant is proposing 10 parallel parking spaces along Old Novi Road.  
a. The applicant is required to provide all parking requirements via off-street parking, per Section 5.2 of the 

Zoning Ordinance. The applicant has only provided 28 of the required 32 off-street parking spaces for the 
townhome units. The applicant should revise the site plan to accommodate all required parking in off-street 
locations.  

b. Should the applicant request a deviation for the on-street parking, the following may apply: 
i. The applicant should update the material to be asphalt to provide consistency with the existing 

roadway surface material and to be in compliance with Section 11-216(f)(1) of the Ordinance. 
ii. The applicant should provide dimensions for the parallel parking spaces to be eight feet wide and 

23 feet long.  
4. Based on ADT and projected left and right-turning volumes, the applicant is not required to provide left- or right-turn 

lanes or tapers for this development. 

INTERNAL SITE OPERATIONS 
The following comments relate to the on-site design and traffic flow operations. 

1. The length of the access drive to Building #1 appears to be less than 150 feet. The applicant should provide the 
length of the drive to confirm whether or not it is less than 150 feet and does/does not require a turnaround or cul-
de-sac to accommodate fire apparatus, per Section 11-194(a)(20). 

2. The applicant should indicate the curb height of the landscape peninsulas between garages in the townhome 
portion of the development, curb should be six inches.  

3. The applicant has proposed a general drive width of 22 feet to 23 feet for the access drive to the townhome 
garages. Due to the nature of the drive, its primary function of providing access to the garages and the lack of 
adjacent parking, the 22 foot wide access drive could be considered a maneuver aisle within a parking facility and, 
therefore, the 22 foot width is in compliance with the Zoning Ordinance.  

4. Parking Facilities 
a. The applicant has provided two parking spaces for each of the single-family detached homes via garages, 

which is in compliance with the Zoning Ordinance.  
b. The applicant is required to provide all parking requirements via off-street parking, per Section 5.2 of the 

Zoning Ordinance. The applicant has only provided 28 of the required 32 off-street parking spaces for the 
townhome units. The applicant should revise the site plan to accommodate all required parking in off-street 
locations.  

5. Sidewalk Requirements 
a. The applicant is proposing eight foot wide sidewalk along the west side of Old Novi Road, which is in 

compliance with the Non-motorized Master Plan. 
b. The applicant is proposing a six foot wide sidewalk along the east side of Old Novi Road north of 

Wainwright Street, which is in compliance with the Non-motorized Master Plan. 
c. The applicant should provide additional dimensions for other sidewalks throughout the development to 

review compliance. 
d. The applicant should indicate additional details with respect to locations sidewalk/pathway facility locations 

and design to ensure compliance with the City’s Engineering Design Manual, Section 7.4.  
e. All sidewalk facilities shall be designed in accordance with the Americans with Disabilities Act. 

SIGNING AND STRIPING 
1. All on-site signing and pavement markings shall be in compliance with the Michigan Manual on Uniform Traffic 

Control Devices (MMUTCD). The following is a discussion of the proposed signing and striping. 
a. The applicant has not provided signing and striping details, and should do so as early as possible on future 

submittals, at a minimum by the final site plan submittal. 
 

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

AECOM 

 

Maureen N. Peters, PE 
Senior Traffic/ITS Engineer 
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June 22, 2018 
 
City of Novi Planning Department 
45175 W. 10 Mile Rd.  
Novi, MI      48375-3024 
 
Attn:  Ms. Barb McBeth – Director of Community Development 
 
Re:  FACADE ORDINANCE – PRO Conceptual Plan  
 Lakeview Townhomes and Detached Residences, JSP18-0016 
 Façade Region: 1,     Zoning District: R-4 & B-3  
  
Dear Ms. McBeth: 
 
The following is the Facade Review for the above referenced project based on the 
drawings provided by Alexander Bogaerts Architects, dated 11/8/16. This project is 
subject to the Façade Ordinance Section 5.15, the Similar / Dissimilar Ordinance Section 
3.7,  and the Planned Rezoning Overlay Ordinance (PRO) Section 7.13. The percentages 
of materials proposed for each façade are as shown in the tables below. Materials in non-
compliance are highlighted in bold.  
 
Multiple Dwelling Units (Townhomes) 
 
5-Unit Building                                    
Zoning Distruct: R-4,                                       
Façade Region:  1

Front  
West

Left    
South

Right    
North

Rear    
East

Ordinance Maximum 
(Minimum)

Brick 31% 20% 30% 0% 100%                      
(30% Minimum)

Siding, Horizontal 24% 65% 40% 50%  50% (Note 10)
Siding, Simulated Shake 9% 5% 20% 0% 25%
Columns & Trim 15% 4% 4% 15% 15%
Asphalt Shingles 21% 6% 6% 35% 50% (Note 14)  
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5-Unit Building                                    
Zoning Distruct: R-4,                                       
Façade Region:  1

Front  
West

Left    
South

Right    
North

Rear    
East

Ordinance Maximum 
(Minimum)

Brick 31% 20% 30% 0% 100%                      
(30% Minimum)

Siding, Horizontal 24% 65% 40% 50%  50% (Note 10)
Siding, Simulated Shake 9% 5% 20% 0% 25%
Columns & Trim 15% 4% 4% 15% 15%
Asphalt Shingles 21% 6% 6% 35% 50% (Note 14)  
 
Façade Ordinance Section 5.15 (Townhomes) – The multiple dwelling units are subject 
to the Façade Ordinance Section 5.15. As shown above the minimum percentage of Brick 
is not provided on the rear and left façades, and the percentage of Horizontal Siding 
exceeds the maximum amount allowed by the Ordinance on the left facade. It is assumed 
that the siding is wood or fibrous cement type; vinyl siding is not permitted in any Façade 
Region. Waivers in accordance with Section 5.15.9 of the Ordinance would be required 
for the underage of Brick and overage of Horizontal Siding. As a minimum, 30% Brick 
should be provided on the left façade and Brick extending to the second floor belt line 
should be provided on the rear façade.    
 
Similar Dissimilar Ordinance Section 3.7 (Detached Units) – The single family units 
will be subject to the Similar Dissimilar Ordinance (Section 3.7). This Ordinance requires 
a variation in appearance in the front elevations of adjacent homes (Sec.3.7.2), and 
requires that homes within the larger development be consistent in design quality based 
on certain criteria; size (square footage), types of material, and overall architectural 
design character (Sec. 3.7.1). The applicant has provided 9 models with a total of 36 front 
elevations. The array of models and elevations represent significant design diversity. 
Based on our experience on similar projects we believe that compliance with the Similar / 
Dissimilar Ordinance can readily be achieved assuming approximately equal distribution 
of these models and elevations.   
 
Planned Rezoning Overlay Ordinance (PRO) Section 7.13 (Townhomes & Detached 
Units) – Both the multiple and single family units are subject to the PRO Ordinance. 
Section 7.13.2.D.ii.a of said Ordinance requires that “Approval of the application shall 
accomplish, among other things, and as determined in the discretion of the City 
Council…..result in an enhancement of the project area as compared to the existing 
zoning, and such enhancement would be unlikely to be achieved or would not be assured 
in the absence of the use of a PRO.”  
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Recommendations; 
 
Townhomes - Compliance with this Section would require that the proposed facades for 
the Townhomes exceed the requirements of Section 5.15, It is our recommendation that 
the multiple units do not comply with section 5.15 and therefore do not achieve a higher 
standard than would otherwise be provided in the absence of the PRO Agreement.  
 
Detached Units – Many of the models exhibit well defined front entrances, decorative 
columns, and multiple gables. However, a majority of the models have brick or stone 
extending only to the first floor window sill line. Architectural features such as full return 
cornices, brick soldier courses, arched windows and shutters are general lacking on all 
models. By comparison many of the homes in the nearby neotraditional neighborhood, 
Saratoga Circle project have extensive architectural features such as covered front 
porches with decorative railings and columns, cornices with crown and dentil moldings, 
shutters, dormers, and other features. The average square footage of the proposed homes 
(2,270) is slightly below the average square footage in Saratoga Circle (2,320). In 
comparing the proposed elevations to these and other homes recently constructed in the 
nearby area, we find that of the 36 front elevations provided the majority do not achieve 
a higher standard than would otherwise be provided in the absence of the PRO 
Agreement.   
 
It should be noted that the review of the detached units was based on conceptual 
renderings that lacked notations as to the proposed materials. This review is based on our 
understanding of the materials as depicted pictorially. In the future submittals, all 
materials should be clearly indicated with drawing notations. Additionally, a façade 
material sample board should be provided in accordance with Section 5.15.4.D of the 
Ordinance.  
 
If you have any questions regarding this project please do not hesitate to call. We will be 
happy to discuss and make suggestions as to how compliance with the City’s Ordinance 
may be achieved. 
 
Sincerely, 
DRN & Associates, Architects PC 
 
 
 
Douglas R. Necci, AIA 
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June 6, 2018  

 

TO: Barbara McBeth- City Planner 
       Sri Ravali Komaragiri- Plan Review Center 
       Lindsay Bell-Plan Review Center 
       Hannah Smith-Planning Assistant 
        
RE: Lakeview Townes 
 
PSP# 18-0078 
 
 
Project Description:  
Build a 4 building multi-tenant buildings and 17 single family homes off of 
Old Novi Rd south of Thirteen Mile Rd (Linhart and Wainwright streets). 
 
Comments: 

• Turning radius from the east to the north and south to the 
structures off of Linhart and Wainwright Streets do not meet city 
standards. (50’ outside turning radius and 30’ inside turning radius) 

• All fire hydrants MUST in installed and operational prior to any 
building construction begins. 

• Fire hydrants and water-main sizes need to be added to the site 
plans for review. Fire hydrant spacing is 300’ from fire hydrant to 
fire hydrant NOT as the crow flies. Novi City Ordinance                 
11-68(F)(1)c. 

 
Recommendation:  
Not Approved 
 
 
 
Sincerely, 

 
 
Kevin S. Pierce-Fire Marshal 
City of Novi – Fire Dept.  
 
cc: file 
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MASTER PLANNING & ZONING COMMITTEE MINUTES 
JANUARY 10, 2018 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
CALL TO ORDER 
The meeting was called to order at 6:05 p.m. 
 
1. Roll Call 
Present:  Member Avdoulos, Chair Pehrson 
Not Present:  Member Anthony (Absent Excused) 
 
Staff Present:  Barb McBeth, Sri Komaragiri, Tom Schultz, Hannah Smith 

 
2. Approval of Agenda 
Motion to approve by Chair Pehrson, seconded by Member Avdoulos. 
 
3. Discussion Items 

A. Rezoning request from RA (Residential Acreage) to R-1 (One-Family Residential) 
Review and provide comments on the rezoning request for a 51-acre property 
on the east side of Napier Road and north side of Nine Mile Road (Section 29, 
30). 

  
Planner Komaragiri explained that the Committee saw the concept plan for the first 
time back in August 23, 2017, when the Committee directed the applicant to work with 
staff on issues such as density.  
 
Planning Commission held a public hearing on September 13, 2017 and postponed the 
recommendation to Council. Planning Commission held another Public hearing on 
November 08, 2017 and recommended denial to the City Council. At that time, the 
applicant proposed a 56 unit development with a density of 1.43 units per acre. The 
applicant requested to rezone from Residential Acreage that allows 0.8 units per acre 
density to R-1 One-Family residential that allows up to 1.65 units per acre.  
 
Following the Planning Commission’s recommendation, the applicant has reconsidered 
the concept plan, and made modifications as detailed below.  For this review, the 
applicant requested Planning staff’s input as the changes mainly include reduction of 
density and changes to the layout. The proposed changes indicate lesser impacts to 
regulated natural features. Staff has not distributed the plans for review by all of the 
City’s staff and consultants, but collected general input from everyone. A more 
detailed review by all of the staff and consultants will take place as the proposal moves 
forward.  
 
Traffic and Engineering suggested proposing shared driveways for some units around 
the cul-de-sacs to reduce multiple curb cuts on the main drive. Landscape agreed as 
the having shared drives would provide more space for required street trees. Overall, 
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the new drive layout and the radii have improved the sight distances throughout the 
site.  
 
The applicant has provided a revised conceptual layout with reduced density and 
these changes:   
1. Number of units is decreased from 56 to 44.  
2. Proposed density is reduced from 1.43 to 1.12 dwelling units per acre.  
3. The development proposes three unit types with different sizes as opposed to one. 

Width of units is increased from 45 feet to 60 with a minimum of 50 feet.  
4. Changes are proposed to the road layout to improve sight distances and better 

turning radii.  
5. An additional cul-de-sac is introduced to break the long length of the proposed 

internal road.  
6. Three pocket parks are proposed for passive recreation.  
7. Guest parking has been reduced from 20 spaces to 10 spaces.  
8. Proposed land to be donated to the City has been increased from 18 acres to 20 

acres.  
9. It appears that the impacts to regulated woodlands have been reduced.  
10. The revised concept plan overlays the revised plan in color over the previous layout. 

This helps us to assess how the revisions have reduced the impacts.  
11. Minor changes have been to Public benefits, which require some clarification and 

co-ordination between staff and the applicant prior to Planning Commission 
meeting.  

 
Planner Komaragiri stated that staff is requesting the Master Planning and Zoning 
Committee to consider the proposed changes and see if it meets what the Planning 
Commission was looking to see with a new submittal. 
 
Matt Quinn, the attorney consultant brought in by Mark Guidobono to review the 
project was in attendance with Mark Guidobono and Pat Keast. Matt Quinn discussed 
the changes made to the concept plan, including reduction of units, building 
footprints, addition of parks, and increased amount of land donated to the City. He 
said the only area that requires special attention for the Woodland Permit is along the 
ITC Corridor, where they want oversized evergreens to provide year-round screening for 
residents and are asking for a benefit for tree credits because of the larger trees.  
 
Planner Komaragiri clarified that the evergreen trees cannot be used as woodland 
replacement trees. 
 
Matt Quinn and Mark Guidobono compared this development with a single family 
development and stated that there are more benefits with this, like less traffic. 
 
4. Audience Participation and Correspondence 
 
Michael Hudson, 22111 Garfield Rd, asked if there was a woodland survey and study 
done yet. He also asked why it is a gated community when everyone in the 
neighborhood is opposed to it being gated. 
 
Mark Guidobono confirmed that they will have the tree survey submitted prior to site 
plan approval. He also said that empty nesters generally feel more secure in a gated 
community. 
 



Theresa Ohlgren, 21666 Garfield Rd, is opposed to changing the zoning from RA to R-1 
when the Master Plan calls for RA. 
 
Suzanne Hudson, 22111 Garfield Rd, said that she disagrees with the traffic study and 
the calculation for traffic created by empty nesters, as it is not valid because there will 
be home care and cleaning services entering the development, as well. She is 
concerned about how it will be regulated who is in this development and at what age, 
as she is concerned about the empty nester’s kids living with them. She said that the 
gated community doesn’t fit the rural area. 
 
Karl Migrin, 49450 W Nine Mile Rd, is opposed to rezoning in the area, as this is the fourth 
development attempting to go in in this spot. There is no reason that it cannot remain 
RA zoning and have 1 acre properties without harming woodlands. He said the 
infrastructure on Nine Mile and Garfield doesn’t support increased traffic and the 
sewers needed for the development. 
 
Chair Pehrson closed the Audience Participation. 
 
Member Avdoulos said he thinks the development is going in the right direction related 
to density, as there were big concerns with the density at Planning Commission. He said 
he thinks there will still be a discussion of density because many members had a set 
number of 40 units. He asked if there is an ordinance that doesn’t allow for a gated 
community. 
 
City Planner McBeth said that City Council approval is required for implementation of a 
gated community. 
 
Member Avdoulos asked about the square footage of the units and that if they were 
combined, if they could be up to 6,000 square feet. 
 
Matt Quinn confirmed that that is possible, as combining lots is an option under the PRO 
agreement. 
 
Member Avdoulos said he likes that there are natural pieces of property preserved. He 
is concerned about the quality of Nine Mile Rd and how it will be maintained, as well as 
Garfield Rd that is chip sealed. He said he likes the evergreens as screening, but agrees 
with staff that the project should follow the replacement credit requirements instead of 
a waiver to allow the evergreens for woodland replacement trees. Overall, he said it is 
going in a positive direction but thinks the development would still get questions about 
density at Planning Commission. 
 
Chair Pehrson said that the plan reflects that they have done what Planning 
Commission asked for from previous meetings, but it comes down to density, as he 
recommends going back to the number of 40 and working with that. He agrees with 
staff and Member Avdoulos that the evergreen screening should be at their cost and 
not used as woodland replacement credits. He has no issue with the community being 
gated. 
 
Chair Pehrson said he thinks that the City should do some type of review of Nine Mile Rd 
and Napier to see what would be required for maintenance of the roadways when 
dealing with the dirt roads and chip sealed roads. He shared concern about the 



questions of the lift system and what would need to be done to make sure that that 
issue is addressed and ok. 
 
Chair Pehrson said he thinks the amenities and public benefits offered in the PRO 
agreement are good. Overall, he is in favor of what they’ve done and what is being 
proposed. 
 

 
Adjourn 

The meeting adjourned at 6:43 pm. 
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