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CITY of NOVI CITY COUNCIL

Agenda Item 4
July 12. 2010

SUBJECT: Consideration of Zoning Ordinance Text Amendment 18.243. to amend Ordinance No.
97-18 as amended. the City of Novi Zoning Ordinance. at Article 24. Schedule of
Regulations. removing Section 2401. Preservation Option and Section 2402 Subdivision
Open Space Plan. and amending and renumbering Sections 2403 Residential Cluster
Option. Section 2404 RUD Residential Unit Development. and Section 2405 Open Space
Preservation Option in order to expedite the approval process. provide more flexible
development options and to encourage the preservation of open space. First Reading

p-,,;,. vi-,
SUBMITTING DEPARTMENT: Community Developmenf - Planning

CITY MANAGERAPPROV~'
BACKGROUND INFORMATION:

The City of Novi has a long history of providing ordinances that allow quality housing options
while protecting the natural environment. The City furthered this legacy by including
specific goals. objectives and implementation strategies in its Master Plan for Land Use.
adopted in April of 2008. To implement this aspect of the Plan. the City's Planning Staff and
City Attorney conducted a review of the residential development options in the City's
Zoning Ordinance. As a result of that review. a proposed set of Zoning Ordinance
amendments were drafted.

None of the proposed amendments would change the maximum dwelling unit density
allowed by the current zoning standards. However, by using one of these residential
development options, a developer would be able to cluster the dwelling units offering a
potential to reduce the length of roads and utility lines. and allowing for reduced
development costs. Simplifying the review process and consolidating the residential
development options will reduce site plan approval time and reduce development
expenses. By permitting greater development flexibility on challenging properties and
providing greater lot area and lot width reductions incentives. developers may be able to
further reduce development costs.

A summary of the proposed amendments follows:

1. RUD Residential Unit Development· Section 2404
• Increase the number of parcels that could use the option by decreasing the

minimum parcel size from 80 acres to 20 acres.

2. Preservation. Subdivision Open Space Plan and Open Space Preservation Options ­
Sections 2401. 2402 and 2405
• Merge these residential development options to reduce ordinance overlap and

to simplify the ordinances that encourage the preservation of open space;
• Redefine open space to include active recreation areas (except golf courses) to

encourage setting aside additional open space and the development of
recreational open space areas;



• Establish a minimum size and width-to-Iength ratio for qualifying open space to
eliminate the creation of unusable open space;

• Reduce minimum lot area and lot width requirements to provide additional
design flexibility; and

• Allow the Planning Commission to approve development options through
elimination of the City Council approval step to reduce the site plan approval
processing time.

3. One-Family Clustering Option - Section 2403
• Permit use of this option on parcels with a maximum depth of 600 feet instead of

360 feet to permit the use of this option on remaining hard to develop parcels;
and

• Relax access. building orientation and driveway design standards and reduce
setbacks on parcels of less than 10 acres in area. to provide additional
development flexibility.

Although the use of any of the residential development options will remain voluntary. the
proposed amendments will help the City encourage the use of the options.

On June 23, 2010 the Planning Commission held a public hearing on the proposed
amendments and forwarded a favorable recommendation to the City Council.

RECOMMENDED ACTION: Approva! of Zoning Ordinance Text Amendment 18.243, to amend
Ordinance No. 97-18 as amended, the City of Novi Zoning Ordinance. at Article 24.
Schedule of Regulations. removing Section 2401, PreseNation Option and Section 2402
Subdivision Open Space Plan, and amending and renumbering Sections 2403 Residential
Cluster Option, Section 2404 RUD Residential Unit Development. and Section 2405 Open
Space PreseNation Option in order to expedite the approval process. provide more flexible
development options and to encourage the preseNation of open space. First Reading
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MEMORANDUM
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COMMUNITY DEVELOPMENT i

MARK SPENCER, A/CP, PLANNER"11;l vt...J?, ~a-.?l/VC..-<~
PROPOSED RESIDENTIAL OPTIONS AMENDMENTS 18.243

MAY 20, 2010

In order to facilitate the implementation of the goals and objectives related to the
Southwest Quadrant of the City listed in the City of I~ovi's Master Plan for Land Use,
adopted in April 2008, the City's Planning Staff and City Attorney reviewed the Zoning
Ordinance's residential development options and have proposed several Zoning
Ordinance amendments that will:

• Encourage natural feature conservation;
• Encourage the preservation of open space;
• Offer more flexibility to develop parcels that are difficult to develop because of

their location, size, shape and topography; and
• Streamline the development review process.

These amendments will further the City's long term goals of protecting the environment
and providing quality housing opportunities in the City.

Ordinance Proposal Summary
The following Zoning Ordinance amendments are proposed:

1. RUD Section 2404 - Increase the number of parcels that could use the option by
decreasing the minimum lot size from 80 acres to 20 acres.

2. Preservation, Subdivision Open Space Plan and Open Space Preservation
Options Sections 2501, 2502 and 2405 - Merge the residential development
options, redefining open space to include recreation areas and define minimum
size and width to length ratios, reduce lot area and width requirements when
preserving open space and reduce the processing time by eliminating City
Council approval.

3. One-Family Cluster Option Section 2403 - Permit use of this option on parcels
with a depth of 600 feet instead of 300 fee, add design flexibility and reduce
setbacks on parcels of less than 10 acres in area.
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History
Over the past 40 years, the residents and the leadership of the Village and later the City
of Novi expressed an interest in protecting natural features in the City. Since 1966,
Novi's Zoning Ordinance has included development options to help protect natural
features and to provide open space starting with the Village of Novi's adoption of a
Residential Unit Development [RUD) Option amendment to its Zoning Ordinance. This
"new" Section to the ordinance included the " ...preserving the natural character of
open fields, stands of trees, brooks, hills and similar natural assets ... " in its statement of
principles. The use of the Option permitted the reduction of lot area, lot width and
setbacks when open space was provided.

Adopted in ]984, the revised City of Novi Zoning Ordinance included three residential
development options to help preserve open space and natural features. The revised
Zoning Ordinance adopted in 1997 included an additional preservation option and
another option was added by an amendment to the Ordinance in 2001. In addition,
the City has adopted a Wetland and Woodland Ordinance to protect natural features.

The City of Novi continued its commitment to protecting the rural character of the
southwest quadrant by including land use goals, objectives and implementation
strategies in its Master Plan for Land Use adopted in 2004. After many months of
collecting public input and reviewing existing conditions and trends for the Southwest
Quadrant of the City, the Planning Commission adopted amendments to the Master
Plan for Land Use in 2008 that revised the objectives and implementation strategies for
the Southwest Quadrant.

Master Plan Objectives and Implementation Strategies
The amended Master Plan continued to include the following goal:
o Continue to protect the character of the southwest quadrant of the City as this is

the home to the majority of the vacant land in the City.

To further that goal. the amended Master Plan includes the following objectives:
o To provide legally defensible development options through Novi's Code of

Ordinances that maintain the semi-rural character of the southwestern portion of
the City;" and

o Maintain the existing low density residential development and natural features
preservation patterns.

The Plan further identified several strategies to accomplish these objectives.
o Seek out additional development options that would optimize development without

destroying natural features.
• Review residential Zoning Ordinance development options, such as the One Family

Cluster Option, to permit greater flexibility for development of challenging
properties, such as the southeast corner of Ten Mile and Beck Roads, within the
density recommendations of the Master Plan.

o Review Ordinance requirements to develop alternative forms of access [e.g.,
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shared driveways and "T" turnarounds) to permit greater flexibility for development
on challenging properties.

• Continue to rezone properties in the Southwest Quadrant to zoning districts that limit
uses to low density residential uses that match the densities depicted in the Master
Plan's Residential Density Patterns Map, parks, open space, educational facilities
and public uses.

• Continue to monitor the retail needs of the Southwest Quadrant to ensure that
adequate nearby retail areas are available to serve the Quadrant.

• Encourage future development within the southwest quadrant that preserves the
view of natural features and open space from major roadways.

• Continue to encourage the use of residential development options to further the
preservation of open space and natural features within the southwest quadrant of
the City.

• Encourage future development to be sensitive to the Core Reserve wildlife habitat
and wildlife movement corridors within the Southwest Quadrant.

Residential Development Options
Today, the City of Novi Zoning Ordinance includes the following five one-family
residential development options: the Preservation Option, the Subdivision Open Space
Plan Option, the One-Family Cluster Option, the Residential Unit Development (RUDJ
Option and the Open Space Preservation Option. These options provide flexible
development standards when open space or preservation areas are provided (see
attached City of Novi One-Family Residential Development Options Chart). The options
are primarily for one-family detached dwellings with the exception of the One-Family
Clustering Option and the RUD Option that also permits attached one-family dwellings.

These options permit the reduction of minimum lot area by up to 72%, the reduction of
minimum lot width up to 40% with the use of the RUD Option in the RA (Residential
Acreage) District and the reduction of required yards (setbacks) when natural features
and open space are preserved. These reductions permit a developer to cluster their
dwelling units and thus reduce the length of roads and utility lines to reduce
development costs. The use of any of the options is voluntary.

A brief discussion of each options follows (please see the City of Novi Zoning Ordinance
for more details).

Preservation Option - This option can be used in the RA, R-l, R-2 and R-3 zoning districts.
The overall site density remains the same as specified in the specific zoning district. The
total number of dwelling units permitted is calculated by multiplying the maximum
dwelling units per acre permitted times the net site area. Net site area is the gross area
of the site less existing road right-of-ways and regulated wetlands two acres and larger.
The minimum lot area and lot width may be reduced (up to 20% and 9% respectively)
by the same percentage as the percent of additional woodlands, wetlands and
habitat areas that are permanently preserved. Some setback reductions are

3



permitted. A bona fide (parallel) plan must be submitted to demonstrate that the use
of the Preservation Option will result in a more pleasing development that preserves
more natural features. The use of this option requires Planning Commission
recommendation and City Council approval of the Preservation Option Concept Plan
after which standard site plan or platting requirements must be followed.

Subdivision Open Space Plan Option - This option can be used in the RA R-1, R-2, R-3
and R-4 zoning districts. The overall site density remains the same as specified in the
specific zoning district. The total number of dwelling units permitted is calculated by
multiplying the maximum dwelling units per acre permitted times the net site area. The
minimum lot area and lot width may be reduced (up to 16.7% and 11 % respectively) by
the same percentage as the percent of open space set aside. A minimum of 4 acres
of open space is required with at least 2 acres of it to be available for active recreation.
Some setback reductions are permitted. The use of this option requires Planning
Commission recommendation and City Council approval of the Preservation Option
Concept Plan after which standard site plan or platting requirements must be followed.

One-Family Cluster Option - This option can be used in the R-1, R-2, R-3 and R-4 zoning
districts. The overall site density remains the same as specified in the specific zoning
district. The total number of dwelling units permitted is calculated by multiplying the
maximum dwelling units per acre permitted times the net site area. Detached and
attached one-family cluster dwellings are permitted when the following conditions are
met:
• The site is less than 360 ft. deep and it fronts on a major arterial road or freeway; or
• The development of the site using standard Ordinance requirements would destroy

natural features and one of the following apply:
o The site has an unusual shape;
o The site is generally of unbuildable soils;
o Severe topography limits road construction unless the site is mass graded; or
o 50% of site is regulated woodlands or wetlands and the qualifyIng areas must will

be preserved and equal at least 50% of the net site area.

Clusters must meet special setback requirements and are limited to clusters of 2 to 4
dwelling units. Some setback reductions are permitted. Standard site plan
requirements apply with the Planning Commission being the approving body.

RUD Option - This option can be used in the RA R-1, R-2, and R-3 zoning districts and
provides the most flexibility and the most incentives to help save natural resources. It is
can be used with development sites of 80 acres and larger. The number of dwelling
units permitted is calculated by multiplying the permitted density in the district by gross
site area (including eXisting right-of-ways) minus regulated wetlands over 2 acres in
area plus an additional 0.8 dwelling units per acre of open space provided up to the
maximum permitted density in the district based on the gross site area including all
wetlands. The minimum lot area can be reduced to 12,000 sq. ft. (up to a 72%
reduction in the RA district) and the minimum lot width can be reduced to 90 feet [up
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to a 40% reduction in the RA district) in all districts. Yard requirements must meet the
setbacks required for lots of the same minimum size in other one-family residential
districts.

City Council is the approving body and they may allow greater density, permit smaller
lots and permit smaller setbacks it they find that the proposed deviation(s). meet the
following requirements:
• If the deviation is not granted it would prohibit an enhancement that would be in

the greater public interest;
• The deviation is compatible with existing and planned uses in the surrounding area;
• The deviation would not be detrimental and/or it would enhance the natural

features and resources on the site;
• The deviation would not cause unsafe traffic conditions; and
• The deviation would not create any adverse fiscal or financial impact on the City.

A RUD (site) plan is required. The Planning Commission reviews it and makes a
recommendation on it to the City Council. Next, the RUD plan must receive preliminary
approval from the City Council. Final approval of the RUD plan is effective with the
recording olan RUD agreement between the developer and the City. The agreement
will include all approved deviations to the Zoning Ordinance. After the agreement is
approved, standard site plan or platting requirements must be followed.

Open Space Preservation Option - This option can be used in the RA, R-l, R-2, and R-3
zoning districts. The overall site density remains the same as specified in the zoning
district. The total number of dwelling units permitted is calculated by multiplying the
maximum dwelling units per acre permitted times the net site area. At least 20% of the
area that could be developed using conventional zoning requirements, must be
natural features and must be preserved. The use of this option requires the submittal of
a bona fide (parallel) plan that uses conventional zoning requirements and clearly
identifies unbuildable areas. The minimum lot area and lot width may be reduced (up
to 34% and 16.7% respectively) with the use of the option. Open space must be
permanently protected. Land donations and agreements naming the City must be
approved by City Council prior to final site plan or final plat approval. Standard site
plan or platting requirements must be followed (Planning Commission approval of site
condominiums and City Council approval of subdivisions).

PRO Option
In addition to these One-Family Residential Development Options, the City of Novi
Zoning Ordinance permits deviations from the Ordinance when those deviations are
part of a rezoning petition and the petitioner elects to use and they obtain approval for
a Planned Rezoning Overlay (PRO). The use of the PRO could allow for the reduction of
lot area, lot width and setbacks and an increase in density. A PRO plan and PRO
agreement must be approved by the City Council after it receives a recommendation
on the PRO plan from the Planning Commission. Deviations from the requirements of
the Zoning Ordinance can be approved if the Council finds the following:
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• An enhancement to the project area compared to the existing zoning;
• The enhancement would unlikely be achieved or would not be assured without the

use of the Overlay; and
• Sufficient conditions and/or amenities would be proposed by the petitioner for the

City Council to conclude that the public benefits outweigh any detriments.

Ordinance Amendment Proposals
A discussion of the proposed amendments follows below:

RUD Section 2404
The City's RUD Option provides the most development flexibility but restricts the use of
the option to 80 acre or larger sites. Currently only two parcels qualify for this option,
the Singh Legacy Parc group of parcels totaling 320 +/- acres and the 88 acre Servetus
parcel just east of ITC Sports Center Park. By increasing the number of parcels eligible
to use this option, more natural features are likely to be preserved. The proposed
amendment would permit the use of the RUD Option on parcels 20 acres and larger.
An additional 16 undeveloped one family residentially zoned parcels could potentially
use this option. See attached map for parcel locations. In addition, the proposed
amendment contains a definition of recreation area that includes minimum area and
depth dimensions to exclude the use of small landscape areas for open space credit.

Merging Preservation, Subdivision Open Space Plan and Open Space Preservation
Options into Section 2405 and eliminating Sections 2501 and 2502.
In order to simplify the residential development options and to still provide a mechanism
to encourage clustering and preservation, Section 2401 (Preservation Option) and
Section 2402 (Subdivision Open Space Plan Option) are proposed to be removed and
Section 2404 (Open Space Preservation Option) is proposed to be modified. The
modifications to Section 2404 would include some of the provisions from the deleted
Sections 2401 and 2402 including permitting recreation areas to qualify as open space
and providing lot area and width reductions for preserving less than 20% of the site.

The following is a list of the changes proposed:
• Allow the use of the option in the R-4 District [currently the Subdivision Open

Space Plan option can be used in R-4);
• Reduce the qualifying preservation/open space area from 20 percent to any

amount;
• Approval subject to the Special Land Use approval conditions of Section 2516.2

when less than 20% of the site is preserved;
• Include recreation areas as qualifying open space;
• Include wetland buffers (setback areas) as qualifying open space;
• Define recreation areas as permanently protected areas of at least )12 acre in

area and with a length of not more than three times its width and do not require
them to be maintained in an undeveloped state;

• Increase the permitted minimum lot area reduction from up to 33.9% to up to
44.9% when an equal percentage of the site is preserved;
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• Increase the permitted minimum lot width reduction from up to 25% when double
the percentage of the site is preserved (i.e. 30% of site preserved permits a 15% lot
width reduction); and

• Redefined qualifying open space buffers from major roads to stipulate that they
must be at least 50 feet in width and be in addition to normal setbacks.

Merging these options will simplify the ordinance and make clustering to preserve open
space easier to use and understand.

Currently, the Preservation Option and Subdivision Open Space Plan Option require City
Council approval. The proposed amendment would eliminate this requirement which is
consistent with the current requirements of the Open Space Preservation Option.
Streamlining the approval process by eliminating the need to go to City Council may
encourage more people to conserve open space and natural features. Platted
subdivisions, conservation easements and any other agreement between the
developer and the City for perpetually maintaining open space will still require City
Council approval.

The proposed langugge also would provide that when less than 20% of the site is
preserved, the site plan and use of the option would be SUbject to the Special Land Use
conditions of Section 2516.2. This would provide for the Planning Commission to impose
conditions to the approval to further protect the health, safety and welfare of the
community.

Reducing the minimum lot area and minimum lot width requirements when an equal
percentage of open space is preserved should encourage preserving more natural
features and open space.

Defining recregtion areas will permit the use of active recreation areas as qualifying
open space. In addition, by including area and width requirements in the definition the
number of small unusable open space areas will be reduced. These changes should
encourage the creation of higher quality open space.

The inclusion of the R-4 district in this option could help preserve open space in areas
outside of the southwest quadrant of the City. This is more permissive than the
requirements outlined in PA 179 that requires zoning ordinances to include an open
space preservation option when the density would be 3 dwelling units per acre or less.

One-Family Cluster Option Section 2403
The proposed amendment would allow the use of this option on parcels with a depth of
600 feet instead of 300 feet. It also provides for additional access, building orientation
and driveway design flexibility and permits a reduction of setbacks on parcels of less
than 10 acres in area. By providing more options, these changes could help facilitate
the development of some difficult to develop parcels.
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PRO Section 3402
No changes are proposed.

Summary
These proposed amendments will further the implementation of the Master Plan
.objectives by simplifying the residential development options, permitting greater
development flexibility on challenging properties, provide greater lot area and lot width
reduction incentives and encourage the use of the residential development options to
further the preservation of open space and natural features.

Design and Construction Standards and Subdivision Ordinance changes may be
proposed in the near future to provide more site plan design flexibility and thus
additionally encourage the use of these options.

Attachments
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Option Type, Intent & Districts Density Std. Lot Max. % Std. Max. % Other Provisions*** Qualifying Criteria*** Approving
Pennitted Uses Pennitted Pennitted Area Reduced Lot Reduct Lot Reduced Reduct Body

(DU/acre) (sq. ft.) Area (sq. ft.) ion Width Lot Width ion
(feet) (feet)

Presen'atian Optian RA o,g ~ J4,MS ;lQ% +.W +4{} G.6% Side yard se#Jaek reduetians Lats and widtlls may be reduead by the PlaFilling
(Sestian2401) Permit R-+ .J-M 2+,'f8(} ~ .J-'7.J% +24 +W &J.% Cannat e"eeed narmal donsity pereentago afregulatedwaadlan~ Commission
flBJdbiJit)' te preser',e R-2 2-,{) ~ 14,400 ;lQ% +W 00 9% eased on "Hst site area" fer sash wet!aHds less tIIan 2 aeres in area, wetland reeommendatien
areas with woodlands,

R--} H +2,000 -W;9OO M.+% 00 84 .J+%
4is!fiet. Buffers and habitat area permanently & City Couneil

non regulated wetlands preserved if bona fido (parallel) plan appraval af
and-wildlife habitats. demanstrates that with eonventional eansept
Single family detaehed de¥elopment methods nalnral featares develapment plan
residential. wauld be-lest-o-Na minimum epen Site plan ar plat

spaeelpreservatiofl area. use narmal

•

~ RA o,g ~ ~O -Ul% +.W ill -Ul% Rear setbaek reduetian Ca!lllilt Lets and widtlls may-1:>o redueed by tile. Pla""ing
Spaee Plan Optien Rc-1- .J-M 2+,'f8(} +9;WO -Wo/. +24 +W &J.% exeeed narmal density based an pereentage af regulated-weOOlaBd., quality Commission
(Seetian2402) Preserve R-2 2-,{) ~ +e,2OO W% -I-W 00 9% "net site area" fer saSH district. \¥eth'luds less than 2 aGrss in area, wetland reeommendation
nalnral eh_etor thraugh

R4 H +2,000 -W;9OO ~ 90 84 .J+%
buffers and habitat area permanently City Caunoil

Greative design and apen ~reserved. Area ef lets saved must be apen appraval af
spaee preservatien. R-4 :u -W;9OO 9;000 W% 84 84 0% spase. Minimum 4 aeres apen spaee and 2 eooeept
Single family detaehed aeres aetive reereatian. O~en spaee must be development plan
residential and aetive aeeessible ta alliat awners Site plan ar plat
rwreatian areas. 1:1SS nermal

ap~raval praeess
One-Family Cluster R-l 1.65 Not applicable - no restriction on lot area and width - must meet all Minimum 2 unit and maximum 4 1. Parcel adjacent to 120 foot 01' Planning
Option (Section 2403) R-2 2.0 cluster and building spacing requirements. 75ft. setback all property unit clusters. - Cannot exceed larger ROWand less than~ 600 Conunission (site
Pennit flexibility where R-3 2.7 lines 30 ft. from internal ROWand private streets normal density based on "net site feet deep providing a transition plan process)
transitional development

R-4 3.3
area" for each district. between road and conventional

is desirable of where one family detached housing.
conventional or
development would 2. Use of conventional development
destroy the site's unique would destroy unique
environmental features. environmental significance of the
One family detached and site and one of the following must
attached cluster exist:
residential. a. Site unusual shape.

b. Site is generally of
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Option Type, Intent & Districts Density Std. Lot Max. % Std. Max. % Other Provisions*** QualitYing Criteria*** Approving
Pennitted Uses Pennitted Permitted Area Reduced Lot Reduct Lot Reduced Reduct Body

(DU/acre) (sq. ft.) Area (sq. ft.) ion Width Lot Width ion
(feet) (feet)

unbuildable soils.
c. Severe topography limits

road construction unless
site mass graded.

d. 50% of site regulated
woodlands or wetlands
and the qualitYing areas
must be preserved and be
50% or more of the net
site area.

RUD Residential Unit RA 0.8 43,560 12,000* 72.4% 150 90** 40% Density based on gross site area W 20acre minimum which may be Planning
Development Option R-I 1.65 21,780 12,000' 44.9% 120 90** 25% minns regulated wetlands over 2 separated by a road right-of-way. 360 ft. Commission
(Section2404) Permit R-2 2.0 18,000 12,000* 33.3% 110 90** 18.1% acres plus an additional 0.8 strip of detached single family when recommend-
various dwelling types to

R-3 2.7 12,000 12,000* 0% 90 90** 0%
dwelling nnits per acre for each adjacent to residential, requires ROO plan, dation & City

preserve open land, acre ofRUD open space ifmeets must enter into RUD agreement - City Council approval
natural resources and * min. lot **min. lot criteria not to exceed district Council can waive lot area, lot width, RUD Plan - City
rural community area 12,000 width 90 ft. density for gross area - Detached density, & setback requirements ifit fiuds Council approval
character. Permits sq. ft. May May vary one-family use setbacks that that the deviation if not granted would RUD agreement
reduced lot size and a vary to to preserve correspond to minimum lot area prohibit an enhancement that would be in - Site Plan or Plat
relaxation of bulk and preserve natural used - Attached one-family use the greater public interest, is compatible nonnal approval
dimensional standards to natural features. setbacks in Sec. 2403. 330 ft. with existing and planned uses in the

featnres.
process

reduce the visual adjacent to detached residential surrounding area, would not be detrimental
intensity, and to protect must be detached residential with or would enhance the natural features and
privacy and natural reduction down to 75ft. due to resources, would not cause unsafe traffic
resources. One family topography, screening, or narrow conditions, and have no adverse fiscal or
detached and attached lot dimension. financial impact on City.
cluster residential,
churches, schools, non- Detached one-family use standard
commercial golf courses, setbacks, lot widths & lot areas -
rental offices and
clubhouses.
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Option Type, Intent & Districts Density Std. Lot Max. % Std. Max. % Other Provisions*** Qualifying Criteria"* Approving
Pennitted Uses Pennitted Pennitted Area Reduced Lot Reduct Lot Reduced Reduct Body

(DUfacre) (sq. ft.) Area (sq. ft.) ion Width Lot Width ion
(feet) (feet)

Open Space RA 0.8 43,560 2-8,+W J4% 150 +W e.+% Cannot exceed nOffilal density Minimum :w% 10% of natural features or Site plan or plat
Preservation Option 24,000 44.9% 120 20% based on "net site area" for each pennanent open space areas that could be use normal
(Section 2405) R-I 1.65 21,780 +4;-:ill J4% 120 .J.W 84% district and based on a bona fide developed with normal requirements must approval process
Encourage the long term 12,000 44,9% 90 25% parallel plan using normal code be preserved - If development proposed on
preservation of open R-2 2.0 18,000 -l+,S8{} 3J.% 110 94 +8-+% requirements - Side yard setback more than 80% ofthe site as could be
space and natural 10,000 44.4% 85 22.7% rednctions developed using standard development
features and the R-3 2.7 12,000 w,009 .J-+% 90 84 J+.+% tedmiques, then application subject to
provision of recreation 9,000 25% 75 16.7% Special Land Use Permit approval - Land
and open sFa•• in R-4 D. 10,000 8,000 20% 80 70 12.5% donations and agreements that name the
a€€oraan€e-with FA 179 City such as conservation easements must
of2991. One-family be approved by Council before Final Site
detached residential. plan approval. - Must submit bona fide

(parallel) Ian.

*** Please note that the list of Other Provisions and Qualifying Criteria do not include all minor provisions and criteria. Please consult the City ofNovi Zoning Ordinance for details.
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PROPERTIES ELIGIBLE FOR RUD
existing 80 acre and larger sites and proposed 20 acre and larger sites
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20 to 80 acres
potential single family
residential development sites

80 acres plus
potential single family
residential development sites
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1 =number
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note: Non-residential zoned properties, developed parcels, public
owned parcels and dedicated open space excluded.
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MAP INTERPRETATION NOTICE
Map infonnation depicted is nol inlended 10 replace or substitute for

any ollieial or primal)' source. This map was inlended to meel
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MEMORANDUM
TO: CLAY PEARSON, CITY MANAGER

THROUGH: BARBARA MC BETH, A/CP, DEPUTY DIRECTOR

COMMUNITY DEVELOPMENT J
FROM: MARK SPENCER, A/CP, PLANNER "lv\ C"vi\"7f.(~cC'-
SUBJECT: PROPOSED RESIDENTIAL DEVELOPMENT OPTION 1/111'> t'~

AMENDMENTS ~2~LIA~
JUNE 28, 2010 - 'F(i.~

The City of Novi has a long history of providing quality housing options and protecting
the environment. The City furthered this legacy by including specific goals, objectives
and implementation strategies in its Master Plan for Land Use, adopted in April of 2008.
To help implement this Plan, the City's Planning Staff and City Attorney conducted a
review of the residential development options in the City's Zoning Ordinance and as a
result of that review propose a set of Zoning Ordinance amendments that will;

• Encourage additional natural feature conservation;
• Encourage the preservation of additional open space;
• Offer more flexibility to develop parcels that are difficult to develop because of

their location, size, shape and topography; and
• Reduce processing time by simplifying the set of development options and

streamline the development review process.
Staff believes the proposed amendments (attached) will further the City's long term II
goals of protecting the environment and providing quality housing opportunities in the
City.

None of the proposed amendments would change the maximum dwelling unit density \\
allowed by the current zoning standards. However, by using one of these residential
development options a developer would be able to cluster the dwelling units offering a
potential to reduce the length of roads and utility lines, and allowing for reduced
development costs. Simplifying the review process and consolidating the residential
development options will reduce site plan approval time and reduce development
expenses. By permitting greater development flexibility on challenging properties and
providing greater lot area and lot width reductions incentives, developers may be able
to further reduce development costs. Increased use of the options will further the
preservation of open space and natural features. Although the use of any of the
residential development options will remain voluntary, the proposed amendments will
help the City encourage the use of the options.

On May 14,2010, the Planning Commission's Implementation Committee reviewed the
proposed amendments, The Committee generally liked the proposed amendments
and forwarded the matter to the full Planning Commission. On May 26, 2010 the
Planning Commission discussed the proposed amendments and set a public hearing for
June 23, 2010. At this meeting the Commission held a public hearing and I]
recommendation adoption of the proposed amendments to the City Council.



Proposed Ordinance Amendment Summary
A summary af the proposed amendment changes to the Zoning Ordinance follows:

1. RUD Residential Unit Development - Section 2404

• Increase the number of parcels that could use the option by decreasing the
minimum lot size from 80 ocres to 20 acres.

Currently. only two undeveloped parcels qualify to use this option. As proposed,*
an additional 16 undeveloped parcels could potentially use this option. See
attached map showing the expanded opportunities for RUD option.

2. Preservation, Subdivision Open Space Plan and Open Space Preservation
Options - Sections 2501,2502 and 2405

• Merge the residential development options to reduce ordinance overlap and
to simplify the ordinances that encourage the preservation of open space;

e Redefine open space to include active recreation areas (except golf
courses) to encourage setting aside additional open space and the
development of recreational open space areas;

e Establish a minimum size and width-to-Iength ratio for qualifying open space
to eliminate the creation of unusable open space;

e Reduce minimum lot area and lot width requirements to provide additional
design flexibility; and

e Allow the Planning Commission to approve development options through
elimination of the City Council approval step to reduce the site plan approval
processing time (the current Open Space Preservation Option does not
require Council approval).

3. One-Family Cluster Option - Section 2403

• Permit use of this option on parcels with a maximum? depth of 600 feet
instead of 300 feet to permit the use of this option on remaining hard to
develop parcels (at this time eight additional parcels could qualify to use this
option as proposed); and

• Relax access, building orientation and driveway design standards and
reduce setbacks on parcels of less than 10 acres in area, to provide
additional development flexibility.

This matter will be forwarded to the City Council for consideration at an upcoming
meeting.
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PROPOSED ORDINANCE AMENDMENTS - STRIKE THROUGH VERSION



STATE OF MICHIGAN

COUNTY OF OAKLAND

CITY OF NOVI

ORDINANCE NO.I0- 18 - 243

AN ORDINANCE TO AMEND ORDINANCE NO. 97-18, AS AMENDED, THE CITY OF
NOVI ZONING ORDINANCE, ARTICLE 24, AMENDMENTS TO ORDINANCE,
REMOVING SECTION 2401, PRESERVATION OPTION AND SECTION 2402
SUBDIVISION OPEN SPACE PLAN, AND AMENDING AND RENUMBERING
SECTIONS 2403 RESIDENTIAL CLUSTER OPTION, SECTION 2404 RUD
RESIDENTIAL UNIT DEVELOPMENT, AND SECTION 2405 OPEN SPACE
PRESERVATION OPTION IN ORDER TO EXPEDITE THE APPROVAL PROCESS
AND PROVIDE MORE FLEXffiLE DEVELOPMENT OPTIONS TO ENCOURAGE
THE PRESERVATION OF OPEN SPACE.

THE CITY OF NOVI ORDAINS:

Part I.

That Ordinance No. 97-18, the City of Novi Zoning Ordinance, as amended, Article 24,
Amendments to Ordinance, Section 2401, Preservation Option, Section are hereby amended to
read as follows:

ARTICLE 24, SCHEDULE OF REGULATIONS

Section 2400. [Unchanged]

Seetion 24QI. Preservation Oj3tion.

Intent. The intent of this seotion is to j3rovide fJelliaility in develoj3ment to enoollrage and
faoilitate the sllastaatial j3reservation of looally reglllated woodlands as a fllnetioning eoosystem
'Nita minimal intrllsion, to j3rovide an inoentive to j3reserve looally imj30rtant j31aat and/or animal
haaitats as j3art of the ovorall eoosystem in areas of the develoj3ment. Uj30n review and
reoommendation ay the Planning Commission and apj3roval ay ,'he City COlinoil, a redllo,ion of
lot sizes and lot widths ay a develoj3er may ae j3ermitted "vhen an aroa oftho sito whioh moots tho
roqlliremonts ofthis Seotion is designated as oj3on sj3aoe and j3reservod. The j3eroentage of area of
the net site so j3reserved is the aasis for the ealelllation of the allowalJle lot size and lot width
redlletion.

It is the fllrther intent of this oj3tion that it shall not ae lIsed to inerease the nllmaer of lots
in a develoj3ment aeyond the mallimllm j3ermitted aased lIj30n the net site area and j3l1rsllaat to the
density limitations of the zoning distriet wherein the j3r~eot is looated as estalJlished at Seotion
24QQ, Dwelling Unit DensitylTYI3e Reglllations.

The City COllneil, after Planning Commission reeommendation made after a j3l1alio
hearing helE! in aeoordanee with the glIidelines set forth in Seotion 3QQ(i ofthis Ordinanoe, may
j3ermit d6'veloj3ment lInder this oj3tion when it oan ae follHd that the j3roteetion and j3reservation of

Page 1 of 34



lecalfy reglllated woodlaHds aHd locally importaHt Raeitats provides for a sllbdivisioH or site plaa
layollt wRicR meets tRe cOHditioHs centaiHed withifl tRis section.

a. '.Voodland areas regHlated by CRapter 37 oftRe "!'lovi Code ofOrdinaaces
and Hot regulated by any wetlafld pretec-:ioH act or ordinaHce;

&.-- Wetlaad setbasI< areas, as provided for iH Sectiefl 2400(t).

c. TRe areas described in sllbparts (I) aad (2) belew, provided eacR sucR
area is cOHtigllOllS te aH area described ifl subsectiofls la., b., aeove, er a
similarly preserved area OH HeigRboriflg property, or otHenvise eormected
to slleh areas by afl easemeflt preserved ifl a flatllml state which allows all
preservatiofl credit areas to serve as aa overalf plaHt aadior aaimal
Rabitat area. TRe easemeflt area providiHg SlieR conflectiofl may be
srossed 'Nith roads aHd lItilities provided tRat it is not part of a fllatted lot:

(I) Quality wetlaflds less tHaa two (2) acres iH sice. A bllffor area of
twellty five (25) feet for this area ma)' also be iflcllldech

(2) OtHer locally importaat plaflt and/or animal Raeitats 'NRich are
not covered by regHlatiofls provided ~hese areas meet tRe
followiflg conditions:
(al The~' are aa UnCOfflfflOn or rare ecosystem in the city;
(b) They are of el,ceptioHal value and qllality;
(c) They enhaace tHe vallie ef tHe sllrrollHding area; and
(d) They enhance tHe qllality of tHe neigRboring fllant and/or

aaimal haeitats.

2. Let area ftl'ld width reduetiens; setheeks. The allowaele lot area afld width
redllctions are givefl in the followiflg schedllle. The calculations are based lIPOfl
the Preservation Credit Percefltage (PCP). The PCP is eqllal to tRe percell! of tHe
flet site area \,41ich is somprised of allowable preservation credit areas as givefl iH
SlIbsestiofl I, aeove.
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Zoning
Distriet Area in SEJ"are Feet Width in Feet

Overall
Density
on the
Net
Site

43,560 red"eed by tfle PCP to a -150 red"eed by the PCP to a
\hS

minim"m of34,848 miR im"m of 140

21,780 red"eed by tfle PCP to a 120 red"ees by the PCP to a
R-J- ~

minim"m of 18,000 miRimum of 110

18,000 red"ees by tfle PCP to a 110 red"eed by tile PCP to a
R-2-- ;h(}

minim"m of 14,400 minim"m of90

12,000 red"eed by tfle PCP to a 90 redueed by the PCP to a
R+- 2-;l-

minim"m of 10,000 minim"m of 80

Notwithstanding reEJ"irements at Seetion 2400, Foetnote (t), side lot yard setbaeks may be
red"eed as follO'Ns:

Side Yars (foet)Lot Width (foet)

110 or greater

90 or groater, but less tflaR 110

80 or greater, but less tbaR 90

Minim"m Side Yard Setbaek

Aggregate of Two Siso Yards
(foet)

4ll----

3. Ce.~eeptfJ,1all. For pUFfJoses ofroview of an applieation for use of tile option on-a
gi"eR pareel of laRS, the applieaat shall submit vlitfl its applieation a eoneopt plaR
te ssale whish depiets ellisting v/eedlaRds aRd wetlaRss, proposes open spaee,
existing and proposed publie aRd private roads (aRd road rights of way),
proposes let simeRsions (in tfle sase of a plat), proposes b"ilsing site dimensions
(in tile ease of a site eondominium), aRd a sehed"le of all proposed lot (or
b"ilding site) widths aRd areas. In asdition, the applieaat shall s"bmit a bORa fide
plaR depietiRg tfle use ef tbe preperty as a eenveRtional s"bdi'lision or site
eondominium. Approval of aR applieatioR based "pon a eoneopt plaR shall
romain valid for a poriod of ORe (l) year, witflin whieh time tfle applieaRt shalt
see"re tentative preliminary plat approval (iR the ease of a plat) or prelimin!B')'
site plaR approval (in the oase of a eonsominium j'Jf~eet), aJJsont tflo granting of
aR oxtension by the City Co"noil. Any plat or site plaR shall be eonsistent ',vitfl
tfle approval applieation aRd eonsept plan. Minor soviations in tflo lot simonsions
aRS road layout of tflo eoneept plan aro pormissible, provises tflat tho plat or site
plaR romains in eonformi1y with tho roq"irements of tflis seetion. The applieaRt's
s"bmittal shall inel"se a review foe as estaJJlishes by resoMion of tfle City
CouneiI.

Page 3 of 34



4. Required fimlings. THe Planning Commission may reeommend, and the City
COllneil may grant approval of an 8j'Jplieation only after finding that all of the
following eriteria are met:

a. That the 'Hse of the option on a given pareel of land will resHlt in a more
pleasing and desiraBle 1~'oHt than wOHld be attained llnder Bona fide
eonventional platting teehni'JUes or, in the ease of a site eondominiHm,
Hnder bona fide eonyentional siting teehniEjHes.

B. THat the Hse of the option, when eompared to the llse of bOl;a fide
eonyentional platting or siting teehniEjlles, will not eaHse any detrimental
impaet llpon the sHffeHnding neighberhood, or llpon the e8j'Jabilities of
pHblie serviees and faeilities inelHding, bllt not limited te, roads, '>vater
sep/iee, sewer serYiee, stornm'a!er management ¥aeilities, and peliee and
fire proteetien.

e. That the project is net a eOfltinHatien (phase) ofa platted develepmeflt-er
site eondominiHm whieh has beefl bllilt Hnder eonyentional plattil;g or
siting teehniEjHes Hnless an area plan depieting the iatefltion of the
d,weloper to Hse this option in fHtHre phases of the development was
presented '.vith the original phase of the development and diselosed to
purehasers of the developmffit,

d. That the llse of the option will resHlt in sHbstafltial presep,'ation of loeally
reglllated woodlands, loeally important small wetlands, or animal andlor
pleat habitat than wOHld Be pessiBlo with bona fide eonvefltional platting
or siting teehniEjHes. ill making this eYalHation, the Planning Commission
and City COllneil shall eonsider:

(I) Whether the HSe of the optiofl, when eompared to the Hse of bOfla
fide eonventional platting or sitiflg teehniEjHes, will improve the
ability of the preserved woodl<mds and wetlands to sep,'e as a
noise Bllffor and wifldbreak and to serve to provent damage from
erosion, siltation, and to prevent the loss of wildlife, vegetation
and natHral habitat.

(2) Whether the llse of the option will reslllt in sllbstantial
presep,'ation of woodlands and wetlands and loeally importam
habitat whioh are preserved as a contigllolls wl~

(3) \Vhether the llse ofthe option, when eompared to the llSO of bona
fido eonventional platting or siting teehniEjHes, will resHlt in
sllbstantial woodland and wetland preservation whieh Better
proteets property, geologieal, eeologieal, historieal and aesthetie
Vilffie&

(4) 'Nhether the woodland foatHres to be preserved and ',,'hieh wOHld
not othorwise Be preserved llsing bona fido eonventional platting
or siting teehniEjHes are of signifieant importanee in that thoy aro
a woodlands eomaining a diversity of spesies in good health,
pre'lide signifieant habitat vame,and are an envirenmental asset.
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(5) Whether the wetland featW'es to be preserved aHd whieh woald
Hot otherwise be preserved llsiHg bOHa fide eonvemioHal plattiHg
or sitiHg teehHiqaes are of sigHifieant importanee in that tllO)' are
esseHtial fer preveHtiHg pollHtioH or the impairmeHt or
destFll(},ioH of Hatnral resoaree systems aHd the eHviroHmeHt, or
they provide a habitat to plant or animal speeies whieh hlP.'e beeH
desigHated as threateHed or eHdaHgered.

e. The developmeHt inelades a meehanism to assW'e the permaneat
preser'latioH of the preserved aHd opeH spaee areas, the deeamematioH of
whieh shall be sllbjeet to re'view aHd approval by the oity's legal eoaHse!.
The meehanism shall permit, iH the evem of the feilW'e of the property
OWHers to preserve and maimaiH the areas, the City to perferm
maimeHaHee aHd preservatioH fllHetioHs and to assess the eost of saeh
perfermanee to the property owners. The City AttoffiO)' shall review aHd
reHder an OpiHioH with respeet to:

(1) The proposod maHHor of holding title to tho proserved areas;

(2) The proposed method ofpayment oftffi[eS;

(3) The proposed method ofregalating the ase of the areas;

(4) The proposed method of maimaiaiag the areas and the fiHaneiHg
thereof; and

(5) ,Ad})' other faator relatiHg to the legal or praatieal problems of
oWHership aHd maiHteHaHee of opeH laHd.

f. That the approval is eOHditioHed apOH the graHtiHg of all other Heeessary
oHviroHmemal permits saeh as 'NoodlaHds ase permits aHd wetlands ase
permits for the developmeHt aHd apoH developmeHt iH eompliaHee '",ith
all the terms aHd eOHditioHs of those permits.

5. ,Rpeser,ed natun:1l reseurees. ill additioH to the eriteria provided in this seetioH,
above, to qaalify fer this optioH, the de~'eloper shall desigRate OH the site the
preservatioR of woodlaRds aHd wetlaRds within tlle jllrisdietioR of Chapter 37 of
the J'lovi Code of Ordinanees, Chapter 12, Artiele V of the Novi Code of
OrdiRaHses, aRd Part 303 of the Natllral Resoarees aHd EHviroRmeHtal Proteotion
Aet, 1994 PA 451, as ameRded. It is the imem of this SeetioR that all sash
woodlaHds aHd wetlaHds as it is feasible to be preserved be so desigHated.
MiRimum ensroashmeHt into preserved areas, nesessary fer road and Htility
srossings, may be permitted.

6. Phased pl'f1eets. WheH a final plat is sabmitted as a portion of a preliminary
plat, it shall somply ','Iith the miHimllm staHdards as listed iH this SeatioH. WheH a
site eondomiHiam projeet is phased, eeah phase in eombination with preseding
phases shall somply with the ll1inil11111l1 standards as listed in this Seotion, and
shall somply with all of the phasing requirements sontained in the Site P-ffiH
MaHual (SeetioH 2516 7).
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Seetion 24Q2. Subdivision Open Spaee PlaA.

I. The imem of the Sueaivisien OpeA SilaGe Plan is to promote the following o~eetives:

A. Proviae a more aesimele living environmem ey preserving tee natural GhOffiGtof
of open fie16s, stanas of trees, arooks, hills ana similar natBra-l assets.

B. EneoBrage aevelopers to Bse a nlOre eroative approaeh in the aevelopment of
resiaemial areas.

C. EneoBrage a more emeient, aesteetie aAa aesiraele Bse of open area 'Nhile
reeognizing a reaBetieA in aevelopment eosls ana allowiAg the aeveloper to
a)'pass or preservenatBral amenities or oastaeles on the site.

D. EneoBrage the provision of open spaee within reasonaale aistanee of all lot
ae'lOlopmem of tee sBaaivision aRa to further eneollrage tfie aevelopment of
reereational faeilities.

2. Moaifieations to stanaaras omlinea in Artiele 24, Sefieaule of Regulations, may ae maae
ay tee PI_ling Commission after a pBalie hearing hela as set forth in Seetion 3006 of teis
Orainanee to tee R I teroBgh R 4 One Family Resiaential Distriets or to the RA Resiaemial
,A,ereage Distriet \'.41en the follewing eonaitiens are met:

A The area ana w16te ef lots in the RA ana R I tfireBgh R 4 Distriets 1110)' ee
reaBeea as folle'Ns:

Zoning MinimBm Lot MinimB111 Let
Distriet Area (sq.-ft+- Wiath (ft.)

-RA- 39,2QQ ~

R-l- 19,6QQ +W--

R-2- 16,2QO 94-

R+- 10,000 AA-

R-4--- 9,QOO AA-

TIle aaove lot area ana lot wiE1t8 reaBetions are permittea, proviaea tee lPNelling
Bnit aensity shall ae ne greater tean tee follo'Ning aensities ay resiaential aistriet:

Zoning Distriet

0.8 awellings to tee aere

1.65 awellings to tee aere

2.0 aVlellings to tee aore

2.7 awellings to tee aere

3.3 awellings to tee aere
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The area used for eomputing densit)' shall be in aeeordanee witn tne definition of
density eontained witnin Seetion 20 I. Definitions: D F.

B. Rear yards in tne R I Distriet may be redueed b)' fifteen (15) feet and in tne R 2
tnrough R 4 Distriet by ten (10) feet wnen suenlots border 01'1 land dedieated for
private paries, reereation or usable opeH spaee area provided tne miHimum widtn
of said resef\'ed laad snaIl not be less tnan one nUHdred and fift)' (ISO) feet in
widtn measured from tne rear lot liae of any given lot to tne nearest lot line of
any opposing lot.

C. Dnder tne provisions of item A. above of tnis Seetioa for eaeh square foot of laml
gained witnin a residemial subdivision tflrough tne reduetion of lot si20e below the
ffliftimum requirements as outliHed ia Artiele 24, Senedule of Regulations, b)'
distriet, at least equal amount of land shall he reserved for tne eommon use of the
lot owners ef the suhdivision aad maintained by tnem iH a manner approved h)'
the City. The meenanism to assure tne peFl'llanent preservation and maintenanee
of open spaee areas snaIl he subjeet to revie','? and approval by tne City's legal
eounse!. Tne meenanism shall permit, in tne e'?ent of tne failure of tne property
owners to preserve and maimain areas, tne City to perfeFl'll maimenanee and
preservation fun&,ions and to assess tne eost ef suenperfoFl'llanee to tne property
owners. Tne Cit)' "\-!tomey snaIl review and render an opinion with respeet to: (I)
the proposed manner of nolding title to tne preserved areas; (2) the proposed
method of payment of taKes; (3) Ine proposed metnod of reguladng tne use of tne
areas; (4) tne proposed method of maintaining the areas and tne finaneing
tnereof, and (5) any otner faetor reladng to the legal or praetieal prohlems of
ownership and maimenanee of open land.

D. Tne area to he reserved for suhdivision open spaee, ineluding spaee for aetive
reereation purposes, and spaee left in a nal,ural state, suen as staads of trees and
woodlands, hrooks aHd wetlands, nills and similar assets, snaIl in 1'10 iHstanee he
less tnan feHr (4) aeres, provided a pareel divided by a road or stream may be
eonsidered as OHe paree!. Furtner, eaeh suen area or areas of land dedieated for
eommonuse:

(1) SnaIl Hot inehlde any area used fer street purposes.
(2) SnaIl be designed and laid out in sueh a manner that: (n) it shall direetly

horder a majority oftne lots witnin tne suhdivision or (b) at least twent)'
five pereent (25%) of tne perimeter horders oa a suhdivision street.
Tnese requiremeHts may he modified hy the Planning Commission where
tnere eldsts on the site lands tnat are witniH tne jurisdietion of tne
Woodlands Proteetion Ordinanee, Ordinanee No. 86 125 [Code of
Ordinanees, Cnapter 37]; as amended, or within tho jurisdietion of the
Wetland and Watereourse Proteetion Ordinanee, Ordinaneo No. 85 119
[Code of Ordinanees, Chapter 12, Artiele V] as amended, or any
eomhinatioa of sueh lands.

(3) Shall he provided witll a sigaifieant means of aeeess h)' streets or
pedestrian aeeessways to all areas reserved for the eommon use of tno
land for those lots in the subdivision that do not direetly horder the
eommon areas.

Page 7 of 34



(4) Sllallbe designed aIld laid sm in saell a manner tllat at least lws (2) aeres
sf tile tstal eommon areas sllall be ellj'lable sf being ased for aetive
reereatisn J3aFflsses. Tile faeilities for sasll astive resreation sllall be
eenstmeted witll tile eonstmetion of tile sabdivision.

(5) Sllall sontain nO astive resreational areas at or along tile oater J3erimeters
ef tile sabdivisien, el,seJ3t tllat saell areas may eluend to tile oater
J3erimeter of tile sabdivision wilen tile area eall be eonneeted to like
aetive reereation areas in adjaeent sabdivisions. OJ3en sJ3aee areas, otller
tllan tIlose intended for active recreational ase, may elaend to or aIeng
tile oater J3erimater of tile sabdivision.

(€i) Sllall not inelade bodies of water and sabaqaeoas areas ansaitable for
resroational J3urJ3oses as J3ar! of tile land area neeessary to meet tile
minimam reqairements sf tIlis Seetion, eKeeJ3t that lakos or J3onds, wilen
laIldseaJ3ed and maintained as an integral J3ar! of a larger common area
witllin tile develoJ3ment, and qaalit)' wetlands of less than two (2) aeres
as regulnted by Cily Ordinanee may be ineluded in asable oJ3en sJ3aee
eomJ3mations. Retention basins sllall nst be eonsidered as J3ar! of tile
reqaired oJ3en sJ3aee.

(7) Sllallbe designed and laid oat in saeh a mallner that all land reserved for
common use shall maintain its natllral drainage.

3. The reasonableness of tile Sllbdivision OJ3en SJ3aee Plan OJ3tion on any given J3areel sf
lalld shall be slllJjeet to review and aJ3J3roval of tile Planning Commission and Cit)' Csaneil as ts
lot laysllt,. street esnHguratisn and tile loeation and siLOe and overall la)'sllt sf tile oJ3en sJ3ace
areas. R{lVle'N sf a coneeJ3lua! develoJ3ment J3lall sllallbe made by tile Planning Commission, for
reeommondation to tile Cit)' Coaneil. AJ3J3roval of tile eenceJ3tllal develoJ3ment J3lan by tile Cil)'
COllneil shall aHthoriLOe tile llj'lJ3lisant to J3roeeed witll J3reJ3aration of tile Preliminary Plan based on
tile general layoat sf tile aJ3J3roved eoneeJ3tllal develoJ3ment J3la1l. AJ3J3roval of an aJ3J3lisation
based llJ30n tile soneeJ3tllal develoJ3ment J3lan sllall remain valid for a J3eried of one (I) year
vfitllin whisll time tile apJ3lieant sllall seSllre tentative J3reliminary J3lat aJ3J3roval (in tile ease of ~
J3lat) or J3reliminary site J3lan llj'lJ3roval (in tile sase of a site csndominillm J3roject), absent tile
granting of an elaensionby tile City COllneil.

4. Tile Planning Cemmission and Cit)' Csunsil, in saFFying out its re'"iew ef the common
areas of tile J3la1l, shall Hnd:

A. Tile Iscation, siLOe and overall shaJ3e oftlle proJ3osed sommon areas to be sllitalJle
for tile J311Ffloses for wllicll it is intended.

B. Tllsse J3sr!isns sf tile tstal eommon lalld area intended for astive reereationa!
J311Ffloses are of adeqllate siLOe and shllj'le to J3ermit aetive reereational llse and are
generally uneneumbered by eluensive tree eover, sllrllb masses, ellanges in
tSJ3sgraJ3lly, J3sor ssil esnditions, or otller sonditions tllat '",ould make llse sf tile
area undesirable for tile aetivit)' intended.

C. ',\Thenever J3ossible, tile sverall area of tile common lands flov,'S tIlrsaghout tile
subdivision in suell a mannor that it will dirostl)' sorve tile maJdmum number of
lots J3ossible.
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D. The overall area of eommon land, wherever j3ossiBle, varies in width so as to take
advantage of the natural alnenities of ilie site stleh as gratlnd eover, str-eams;
gBllies, grotlnd swales and ote. and to effeettlate a more j3leasing aj3j3earanee.

E. \\'herever a varying in ilie widths of the eommon areas is j3roj3osed, that as
elosely as j3ossiBle, a general Balanee Bem'een the narrower eommon lands and
ilie Broader eommon lands is aehieved.

F. The loeation, size and shaj3e of j3roj3osed aeeess j3oints, oj3en sj3aees, reereational
areas and any j3roj3osed aeeessory strnettlres, are elearly shown on the j3lan and
identified, and iliat these aI'eas and struernres, along with general tlse j3attems and
j3edestrian eiretllation relate well wiili the lots within the sBbdivision.

5. Under the SBbdivision Oj3en Sj3aee Plan, ilie developer shall reserve ilie total park area in
_danee with the reqtlirements of item 2.C. ofiliis Seetion, at the time of filing of the' final plat
as reqtlired in ilie City's Stlbdivision Regtllations.

6. Upon aeeeptanee and Tentative Preliminary PliT' approval of the j3lat, the Cit)' Cotlneil
shall instruet the aj3plieant to have j3rep&fed, for revie",,, and aj3provalB)' the City's Legal Connsel,
a eontraet setting fortlJ the manner of the eedieation and title of the oj3en lalld or eommon areas,
the manner of ownershij3, the restrietive eovenants reqtlired for memBership rights and privileges,
maintenanee and obligation to flay assessments for the same and provision for the Cit)' to effeet
tlse and maintenanee as flroflosed and assess the east thereof to the lot owners ifneeessary.

7. Provisions for bonded or f,mded seetlrity for ilie asstlranee of the installation of reqtlired
ifaj3rovemonts, ntilities, and feoilitios shall be in oomj3lianee with Chaj3ter 265 of the Ordinanee
Code,

(Ord. No, 01 18,190, § 3,9 13 01)

Section 24~.1 One-Family Clustering Option.

The intent of this Section is to permit, through design innovation, flexibility in the
development of one-family residential housing patterns on sites where the conventional
subdivision approach to residential development would either destroy the unique environmental
significance of the site, or where a transitional type of residential development is desirable, To
accomplish this, the following modifications to the One-Family Residential Standards of this
Ordinance may be permitted subject to the conditions herein imposed:

l. In all one-family residential districts, the clustering of one-family dwellings may
be permitted, provided that:

A. The parcel of land under direct or indirect control of the applicant
consists of an unsubdivided al"ea generally not exceeding three htlndred
sixty feet (360') six hundred feet C600') in depth abutting a freeway or
major thoroughfare which is designated on the Thoroughfare Plan of the
City of Novi Master Plan as having a right-of-way of at least one
hundred twenty feet (120'), and the Planning Commission finds that the
use of the cluster option is necessmy to provide a transition between the
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major thoroughfare or freeway and conventional one-family detached
housing areas; or .

B. The land consists of an unsubdivided area and the Planning Commission
finds, after reviewing the proposed site plan and after public hearing as
required by Section 2403.6, that the conventional approach to residential
development would destroy the unique environmental significance of the
site, and that the use of the cluster option is a desirable course of action
to follow.

One of the following conditions must also be found to exist:

(1) Site is of such unusual shape that a conventional approach to
residential development would cause peculiar or exceptional
practical difficulties or exceptional undue hardship; or

(2) Site is composed of generally unbuildable soils over a majority
of the total site area; or

(3) Site is characterized to a substantial degree by severe
topographic conditions in which changes in elevation include
slopes in excess of fifteen percent (15%) or where the achieving
of road grades of less than six percent (6%) is impossible over a
majority of the site, absent mass grading; or

(4) The majority (50%) of the net site area (defined here as the area
which is delineated by parcel lines, exclusive of rights-of-way as
shown on the adopted master plan) is composed of lands that are
within jurisdiction of Woodland Protection Ordinance, as
amended, Chapter 37 of the Code of Ordinances, or within the
jurisdiction of the Wetland and Watercourse Protection
Ordinance, as amended, Chapter 12, Article V of the Code of
Ordinances, or any combination of such lands.

2. The woodlands and wetlands used to qualiJY for the cluster option under Section
2403.I.B.(4) shall be left undisturbed and in their natural state so as to remain in
excess of fifty (50) percent of the net site area.

3. The overall pennitted unit density within an unsubdivided parcel which qual ifies
for consideration under either Section 2403, IA or IB shall not exceed the
following dwelling unit densities by districts, which shall be calculated in
accordance with the definition of density contained within Section 20 I:
Definitions: D--F:
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Zoning District

R-l

R-2

R-3

R-4

Dwellings Per Acre

1.65

2.0

2.7

3.3

4. Under this Section, the attaching of one-family homes in clusters, or the
detaching of one-family homes in clusters, shall be permitted suhject to the
following conditions:

A. The attaching of one-family homes within a cluster shall he permitted
when said homes are attached either through a common party wall or
garage wall which does not have over fifty (50) percent of an individual
wall or more than twenty-five (25) percent of the total exterior walls of
the living area of a one-family home in common with the wall or walls of
the living area of an adjoining home; or by means of an architectural
detail which does not form interior room space; or through a common
party wall in only the garage pOltion of adjacent structures.

B. The detaching of one-family homes within clusters shall be permitted
provided said homes shall be spaced not less than six (6) feet apart when
opposing dwelling unit walls contain no openings, and not less than ten
(l0) feet apart when opposing dwelling unit walls contain openings. The
distance between opposing garage walls within a cluster shall meet local
fire codes, except that in no case shall said walls be less than six (6) feet
apart.

C. The maximum number of homes in a cluster shall be subject to review by
the Planning Commission, except that in no case shall a cluster contain
less than two (2) homes or more than four (4) homes.

D. No structure within a cluster shall be located closer than thirty (30) feet
to any interior private street or drive, thiIiy (30) feet from any public
right-of-way, or seventy-five (75) feet to any peripheral property line.

Clusters of one-family homes shall be arranged on the site so that none
shall face directly to a major thoroughfare, nonresidential district or
nonresidential use.

5. Each cluster of attached or detached one-family homes shall be separated from
any other cluster of one-family homes by a distance determined by the number of
homes in opposing clusters as set forth in the following scale; except that the
Planning Commission after review of site development plans, may modifY the
strict application of the distance in those instances where it is found that a natural
amenity would be destroyed or topographical or soil conditions limit a practical
dimensional separation of clusters:
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Total homes in opposing clusters

Minimum distance between clusters (front and rear)

Minimum distance between clusters (side)

8

100

75

7

85

75

6

75

60

5

65

60

4

55

50

6. On parcels of less than 10 acres, or unusual shaped parcels or in the interest of
saving natural features, the Planning Commission may permit some or all of the
following exceptions to the ordinance:

A. "TO> turn-arounds or other creative access drives approved by the City
Engineer and Fire MarshaL

B. Units facing arterial and collector streets, and

C. Reduced setbacks

subject to the Planning Commission making the following findings:

A. The proposed changes will not adversely affect neighboring properties;

B. Density will not exceed that permitted in the district:

C. Safe access is provided to the development; and

D. The following conditions are met:

(J) A landscape berm meeting the requirements of Section
2509.3.a(l)(2) is provided adjacent to other single family
residential districts;

(2) Setbacks to adjacent one-family and residential acreage
properties are not reduced below the rear yard setbacks required
in the adiacent zoning district:

(3) Setbacks to private drives is not reduced below 25 feet;

(4) Clusters shall maintain a minimum 55 foot front and rear and 25
foot side setback between clusters; and

(5) Setbacks to existing right-of-way or proposed right-of-way, as
determined by the City Engineer, shall not be reduced to less
than 40 feet.

6, 7. An applicant seeking use of the one-family cluster option shall submit a site plan
to the Planning Commission for consideration. The Planning Commission, in
making its review, shall find that the site possesses at least one of the
requirements for qualifications as outlined in Section 2403 I.A or B before
approving the application. The Planning Commission shall conduct its review in
accordance with the public hearing requirements set forth and regulated in
Section 3006 of this Ordinance. The use of the one-family cluster option shall be
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subject to the Special Land Use regulations of Section 2516.2.c. and the
approving body may impose conditions on its approval subject to the provisions
of Section 2516.2.c.

f.~. The site plan shall be prepared as follows:

A. Site plans, in addition to meeting all requirements of the City's Site Plan
Review Procedures Manual, shall provide the following:

(l) The structural outline (building envelope) of all structures
proposed on the site.

(2) Architectural renderings of building facade elevations within a
typical cluster.

(3) The areas to be dedicated as open space and recreational use,
showing access, location and any improvements. Assurance of
the permanence of the open space and its continued maintenance
shall be submitted for review and approval by the City's Legal
Counsel. The City Altomey shall review and render an opinion
with respect to:

(a) The proposed manner of holding title to the open space.

(b) The proposed manner of payment of taxes.

(c) The proposed method of regulating the use of open land.

(d) The proposed method of maintenance of property and
the financing thereof.

(e) Any other factor relating to the legal or practical
problems of ownership and maintenance of the open
land.

(4) The location of access drives, streets and off-street parking areas,
sidewalks, trash receptacles, etc.

(5) The location, extent and type of landscaping in accordance with
the requirements of Section 2509 of this Ordinance.

&.2. The applicant shall submit as a part of his site plan proposed building elevations
and typical floor plans. Elevation drawings shall be drawn to scale and need only
be a sample of development throughout the site. Where more than one type of
structural design is intended, sample elevation and corresponding floor plans for
each lype shall be submitted.

9.l!h In reviewing the site plan for application of the one-family cluster option to a
particular site, the Planning Commission shall require:
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A. A landscaped undulating eaIth benn, at least six (6) feet in height at its
lowest elevation, be provided along the entire property line of any
boundary line abutting a major thoroughfare or nonresidential district.
The berm shall not be included as any pm of a side or rear yard but may
be a part of an adjoining open space area. Earth belms where employed
on the site shall be designed so as not to obscure clear vision at street
intersections. The Planning Commission may pennit an optional
landscape treatment that is consistent with Section 2509 of this
Ordinance and which will serve as an effective screening barrier when a
landscape benn Is not practical due to site conditions.

B. Concrete pedestrian safety paths (sidewalks) of five (5) feet in width
along both sides of all public and private roads within a cluster option
development.

.uJU. Approval of a site plan under this Section shall be effective for a period of one
(I) year from date of approval. Development not started in this period shall be
considered as abandoned and authorization shall expire, requiring that aIly
proposed development thereafter shall be resubmitted for review aIld approval by
the Planning Commission. Any proposed ChaIlge in a site plan after approval has
been granted, shall require review and approval by the PlaIming Commission
prior to effecting said change.

Section 2404~. RUD Residential Unit Development.

The purpose of the Residential Unit Development Option, hereinafter referred to as RUD,
is to permit an optional means of development flexibility in the RA Residential Acreage District
and in the R-I through R-3 One-Family Residential Districts, which allows a mixture of various
types of residential dwelling units (one-family, attached one-family cluster). It is further the intent
of this Section to pennit permanent preservation of valuable open land, fragile natural resources,
and rural community character that would be lost under conventional development. This would be
accomplished by pennitting flexible lot sizes in aCCOrdaI1Ce with open land preservation credits
when such developments provide detached and/or attached single family dwelling units which are
located and designed in a substantial open land setting, and through the consideration of
relaxation of area, bulk, yard, dimensional, and other zoning ordinance standards in order to
accomplish specific plaIming objectives. This flexibility is intended to reduce the visual intensity
of development; provide privacy; protect natural resources from intrusion, pollution, or
impairmeut; protect locally important animal and plant habitats; preserve lands of unique scenic,
historic, or geologic value; provide private neighborhood recreation; and protect the public health,
safety and welfare. Such flexibility will also provide for:
- The use of land in accordance with its character and adaptability;
- The construction and maintenance of streets, utilities and public services in a more economical
and efficient manner;
- The compatible design and use of neighboring properties; and
- The reduction of development sprawl, so as to preserve open space as undeveloped land.

To accomplish the purpose and intent of this Section, the following modifications to
applicable one-family residential standards shall be pennitted subject to the conditions imposed
by this section:
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I. Residential Unit Development Regulations. The RUD Option shaH only be
considered for parcels containing at least eighty Egg) twenty (20) contiguous
acres of land under single ownership or control. Contiguous land may be
separated by a road right-of-way. AH ROO uses shall be regulated as set forth in
this Section, an approved RUD plan, any special conditions imposed by the
Planning Commission or City Council, and other applicable provisions of this
Ordinance. An RUD shall include detached one-family dweHings. An RUD may
also include:

A. One-family dwelling clusters, provided that: (I) a majority of dweHing
units within the RUD are detached, non-clustered one-family dwellings;
and (2) a significant portion of the dwelling units are conventional one­
family dwelling units. Conventional one-family dweHing units are units
constructed on platted lots or site condominium building sites with area
and width conforming to the schedule of regulations for the underlying
zoning district. The Planning Commission and City Council shall review
the mixture of residential dwelling types to detennine whether the
proportions of dwelling types meet the purpose and intent of this section
in accordance with subsections 2404.4 and 2404.8, below.

B. Rental or management offices and club rooms accessory to the RUD.

C. Churches.

D. Public, parochial, and private elementary and/or high schools offering
courses in general education.

E. Noncommercial golf courses.

F. Public libraries, parks, parkways and recreational facilities.

G. Private parks and recreation areas for use of the residents of the RUD.

H. Accessory uses and accessOlY buildings.

2. Perimeter Buffering. In order to assure development that is compatible with the
zoning of adjacent property, where the RUD abuts a one-family district,
development of that strip of land 330 feet in depth adjacent to such one-family
district shaH be restricted to detached, non-clustered, one-family dwelling units
meeting the requirements of the RUD standards, or to schools, parks, or golf
courses. For purposes of this section, the RUD shall not be considered adjacent to
property zoned for one-family use where it is separated from such property by a
major thoroughfare. The City Council, after review and recommendation of the
Planning Commission, may vary the 330-foot depth in anyone of the foHowing
circumstances:

A. The parcel is of a narrow dimension and will not permit sound
development of that portion remaining beyond the three hundred thirty
(330) foot strip;
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B. Due to topography or existing abutting development, the development of
the remaining portion of the parcel in question would result in an
unreasonably restrictive treatment of the parcel; or

C. The adjacent propel1y is otherwise screened from view of development
within the RUD in the area where the 330-foot depth is varied by one of
the following, or by a combination of the following:

(J) An nndnlating ea11h berm, at least six (6) feet in height at its
lowest elevation, that is landscaped in accordance with the
standards of Section 2509, and which will serve as an effective
screening barrier. Landscaped berms shall be designed so as not
to obscure clear vision at street intersections. Berms shall not be
included as any pal1 of a side or rear yard but may be a part of an
adjoining open space area.

(2) The retention within the RUD of an existing regulated or
unregulated wooded area, provided:

(a) The retained wooded area will provide effective
screening consistent with the opacity requirements of
Section 2509. Supplemental plant material may be added
to meet the screening requirements;

(b) The failure to retain the wooded area will have a
negative impact on the preservation of woodlands within
the City ofNovi; and

(c) The retained wooded area has been inspected by the City
relative to the health and desirability of the existing plan
material and found to be healthy and desirable.
However, in no circumstances shall any attached or
detached clustered housing dwelling unit in the RUD be
located closer than seventy-five feet to any peripheral
property line.

3. Density.

A. For purposes of determining density, the following maximum number of
dwelling units per acre overall, by zoning district, shall be permitted:

Zoning District
R-A 0.8 units to the acre overall
R-J 1.65 units to the acre overall
R-2 2.0 units to the acre overall
R-3 2.7 units to the acre overall

Density shall be measured based upon gross site acreage, excluding
identified wetlands or watercourses which are regulated by Parts 30 I and
303 of the Natural Resources and Environmental Protection Act, 1994
PA 451, as amended, or Chapter 12, Article V of the Novi Code of
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Ordinances, but not excluding quality wetlands less than two (2) acres
regulated by such laws.

The dwelling unit densities set forth in Section 2403 of this Ordinance
for cluster housing may be applied to the RUD site on an individual acre
basis, provided that the overall dwelling unit density of the RUD does
not exceed the above maximum dwelling unit density levels by district.

B. An additional credit of 0.8 dwelling units per acre of RUD open space
may be granted to the applicant by the City Council, after review of the
Planning Commission, provided that such open space is dedicated to the
use of the residents ofthe RUD, as follows:

(I) Environmental features:
I. Watercourses and bodies of water, provided that the

following requirements are met. No less than 25% of the
boundary of the watercourse or body of water shall abut
a park area that is dedicated to the use of all RUD
residents. The park area shall be at least 100 feet in
depth and usable for active or passive recreation
(including a pathway or trail system). Where topography
or the existence of a wetland or wetland setback area
makes such recreational use impractical, the depth of the
park area shall be increased so as to pennit such
recreation. There shall be provided significant means of
access by streets or pedestTian safety paths to all areas
reserved for such use.

ii. Quality wetlands less than two (2) acres in size.

iii. Wetland and watercourse setback areas, as provided in
Section 2400, footnote (v).

IV. Regulated woodlands.

v. Other local important plant and/or animal habitats which
are not regulated, which are contiguous to regulated
woodlands, regulated wetlands, or wetland and
watercourse setback areas, and which meet the following
conditions:

a. They are an uncommon or rare ecosystem in the
city;

b. They are of exceptional value and quality;

c. They enhance the value of the surrounding area;
and

d. They enhance the quality of the neighboring
plant and/or animal habitats.
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(2) Historical buildings which have been registered as historic
landmarks.

(3) bafld Recreation Areas set aside for active or passive
recreational uses. Recreation Areas are defined as an area
established for recreation purposes that is landscaped and
permanently protected to prohibit the development of buildings,
driveways, parking spaces or roads. Sidewalks, trails, landscape
features, recreation fields or comts and associated structures are
permitted in the area. Each area permitted to qualify as a
Recreation Area must be at least one-half acre in area and the
length of the Recreation Area can not exceed three times the
width unless the area is a connecting greenway.

The area eligible for this additional open space credit shall exclude all
identified wetlands that are regulated by Part 303 of the Natural
Resources and Environmental Protection Act, 1994 PA 451, as amended,
or Chapter 12, Article V of the Novi Code of Ordinances, but shall not
exclude quality wetlands less than two (2) acres regulated by such laws.
In determining whether to grant such additional credit, the City Council
shall consider those factors set fOlth in subsection 2404.7, below.

The overall dwelling unit density in the ROO, including any additional
dwelling unit credit earned for open space, shall not exceed the
maximum dwelling unit density computed utilizing the gross acreage of
the entire parcel and the allowable density of the underlying zoning
district, as provided below:

Zoning District
R-A 0.8 units to the acre overall
R-I 1.65 nnits to the acre overall
R-2 2.0 units to the acre overall
R-3 2.7 units to the acre overall

4. Lot Area. One-family non-clustered detached dwellings shall be subject to the
minimum lot area and lot width requirements of the underlying zoning district.
The City Council may modify such lot area and lot width requirements where
such modification will result in the preservation of open space for those purposes
set fOlth in subpart 2404.3B, above, and where the RUD will provide a genuine
variety of lot sizes. No lot shall be of an area or width less than that required in
the R-3 zoning district. In determining whether to so modify lot areas and widths,
the City Council shall consider those factors set forth in subsection 2404.7,
below.

5. Yard Setbacks. For purposes of determining yard area requirements and
regulating the distance between buildings, the following requirements shall
control:

A. One-family detached dwellings shall be subject to the mmlmum
requirements of the zoning district. In those instances where lot sizes are
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reduced in accordance with subsection 4., above, yard requirements for a
given lot shall be governed by that zoning district which has minimum
lot area and width standards that correspond to the dimensions of the
particular lot.

B. One-family clusters shall meet the minimum requirements of Section
2403 of this Ordinance, provided that the City Council, after review by
the Planning Commission, may modify the strict application of
requirements related to attaching cluster units (Section 2403.4) and
separation distance between clusters (Section 2403.5) where it is
demonstrated that greater open space can be provided as a contiguous
system for wildlife habitat or recreation amenity can be provided or that
a natural habitat would be destroyed or that topographical conditions
limit the practical dimensional separation of clusters.

6. Deviations from standards and area, bulk, yard, and dimensional requirements.
As palt of final approval of an RUD plan, the City Council shall be authorized to
grant deviations from the strict terms of the zoning ordinance (including the
provisions of 2404.1 through 2404.5 above) governing area, bulk, yard, and
dimensional requirements applicable to the property. Such authorization to grant
deviations shall be conditioned upon the Council finding:

(A) That each zoning ordinance provision from which a deviation is sought
would, if the deviation were not granted, prohibit an enhancement of the
development that would be in the greater public interest;

(B) That approving the proposed deviation would be compatible with the
existing and planned uses in the surrounding area;

(C) That the proposed deviation would not be detrimental to the natural
features and resources of the affected property and surrounding area, or
would enhance or preserve such natural features and resources;

(D) That the proposed deviation would not be injurious to the safety or
convenience of vehicular or pedestrian traffic. In detennining whether to
grant any such deviation, the Council shall be authorized to attach
reasonable conditions to the RUD plan, in accordance with Section
2404.10; and

(E) That the proposed deviation would not cause an adverse fiscal or
financial impact on the City's ability to provide services and facilities to
the property or to the public as a whole.

7. Application Requirements. Application for RUD consideration by the Planning
Commission and City Council under this Section may be made by any person
owning or controlling land in the RA, R-I, R-2, or R-3 One-Family Residential
Districts. Application shall be made to the City Clerk and shall at a minimum
contain the following information:
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A. A boundary survey of the exact acreage being requested prepared by a
registered land surveyor or civil engineer (scale: not smaller than I" =
200').

B. A topographic map of the entire area at a contour interval of not more
than two (2) feet. This map shall indicate all major stands of trees, of
eight (8) inches or greater in diameter, bodies of water and unbuildable
areas (scale: not smaller than I" = 200').

C. A recent aerial photograph of the area shall be provided (scale: not
smaller than I" = 200').

D. An RUD plan for the entire area carried out in such detail as to indicate
the functional use areas and dwelling unit types being requested; the
proposed population densities, including a traffic circulation plan; and
sites being reserved for schools, if needed, service activities,
playgrounds, recreation areas, parking areas, and other open spaces and
areas to be used by the public or by residents of the RUD (scale: not
smaller than I" = 200').

E. An indication of the contemplated storm and sanitary sewer plan, and a
preliminary topographic map indicating how the land area is proposed to
be shaped.

F. A written statement explaining in detail the full intent of the applicant,
indicating the type of dwelling units contemplated and the resultant
popnlation and providing supporting documentation such as: soil
surveys, studies supporting land use requests, and the intended
scheduling of the development.

G. A statement as to the proposed mechanism to assure the permanent
preservation and maintenance of open space areas, RUD amenities and
common areas.

8. Consideration ofApplication.

A. Upon receipt of an application as a preliminary submittal, the City Clerk
shall refer the application to the Planning Commission for its report and
recommendation to the City Council. hl making its recommendation to
the City Council, the Planning Commission shall determine:

(I) The appropriateness of the site for the proposed use;

(2) The effects of the proposed use upon adjacent properties and the
community;

(3) The demonstrable need for the proposed use;

(4) The care taken to maintain the naturalness of the site and to
blend the use within the site and its surroundings; and
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(5) The existence of clear, explicit, substantial and ascertainable
benefits to the City from the RUD.

B. The Planning Commission's determination shall include evaluation of all
of the following factors:

(I) Whether all applicable provisions of this Section, other
applicable requirements of this Ordinance, including those
applicable to special land uses, and all applicable ordinances,
codes, regulations and laws have been met. Insofar as any
provision of this Section shall be in conflict with the provisions
of any other Section of this Ordinance, unless otherwise
specifically noted, the provisions of this Section shall apply to
the lands embraced within the RUD.

(2) Whether adequate areas have been set aside for all schools,
walkways, playgrounds, parks, recreation areas, parking areas
and other open spaces and areas to be used by residents of the
development. The applicant shall make provisions to assure that
such areas have been or will be committed for those purposes.
The City may require that conveyances or other documents be
placed in escrow. Where property is to be utilized for schools,
parks or other uses to be under the control of a public entity, the
applicant shall demonstrate that the public entity has approved
the setting aside of the property for such use.

(3) Whether traffic circulation features within the site and the
location of parking areas are designed to assure safety and
convenience of both vehicular and pedestrian traffic both within
the site and in relation to access streets.

(4) Whether, relative to conventional one-family development of the
site, the proposed use will not cause any detrimental impact in
existing thoroughfares in terms of overall volumes, capacity,
safety, travel times and thoroughfare level of service, or, in the
alternative, the development will provide on-site and off-site
improvements to alleviate such impacts.

(5) Whether there are or will be, at the time of development,
adequate means of disposing of sanitary sewage, disposing of
stormwater drainage, and supplying the development with water.

(6) Whether, and the extent to which, the RUD will provide for the
preservation and creation of open space. Open space includes the
preservation of significant natural assets, including, but not
limited to, woodlands, topographic features, significant views,
natural drainage ways, water bodies, floodplains, wetlands,
significant plant and animal habitats and other natural features.

Specific consideration shall be given to whether the proposed
development will minimize disruption to such resources. Open
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space also includes the creation of active and passive
recreational areas, such as parks, golf courses, soccer fields, ball
fields, bike paths, walkways and nature trails.

(7) Whether the RUD will be compatible with adjacent and
neighboring land uses, existing and master planned.

(8) Whether the desirability of conventional residential development
within the City is outweighed by benefits occurring from the
preservation and creation of open space and the establishment of
school and park facilities that will result from the RUD.

(9) Whether any detrimental impact from the RUD resulting from an
increase in total dwelling units over that which would occur with
conventional residential development is outweighed by benefits
occurring from the preservation and creation of open space and
the establishment of school and park facilities that will result
from the RUD.

(10) Whether the proposed reductions in lot sizes and setback areas
are the minimum necessary to preserve and create open space, to
provide for school and park sites, and to ensure compatibility
with adjacent and neighboring land uses.

(11) Evaluation of the impact of RUD development on the City's
ability to deliver and provide public infrastructure and public
services at a reasonable cost and with regard to the planned and
expected contribution of the property to tax base and other fiscal
considerations.

(12) Whether the applicant has made satisfactory provisions for the
fiuancing of the installation of all streets, necessary utilities and
other proposed improvements.

(13) Whether the applicant has made satisfactory provisions for future
ownership and maintenance of all common areas within the
proposed development.

(14) Whether any proposed deviations from the area, bulk, yard, and
other dimensional requirements of the zoning ordinance
applicable to the property enhance the development, are in the
public interest, are consistent with the surrounding area, and are
not injurious to the natural features and resources of the property
and surrounding area.

9. Public Hearing Requirement. Upon receipt and review of the above information,
the Planning Commission shall hold a public hearing as set forth in Section 3006,
at which time it may make its recommendation to the City Council. The Planning
Commission shall forward its findings and recommendations to the City Council
for consideration.

Page 22 of 34



The Planning Commission's findings and recommendations shall include any
conditions on approval recommended pursuant to Section 2404.10.

10. City Council Review. The City Council, in making its review, shall follow the
standards set forth in subsection 8., above, and throughout this Section. After
review of the Planning Commission's recommendations and other information
relative to the RUD application, the City Council may move to grant the
application, which will serve as preliminary approval of the RUD plan. As part of
its approval of the RUD plan, the Council is authorized to impose conditions that
are reasonably related to the purposes of this Section and that will:

A. Insure that public services and facilities affected by a proposed land use
or activity will be capable of accommodating increased services and
facility loads caused by the land use or activity;

B. Protect the natural environment and conserve natural resources and
energy;

C. Insure compatibility with adjacent use of land; and

D. Promote the use of land in a socially and economically desirable manner.

All conditions imposed shall be made a part of the record of the approval of the
RUDplan.

The preliminary RUD plan approval shall be subject to and conditioned upon
Council approval of an RUD agreement setting forth the terms and conditions of
the RUD, consistent with the preliminary RUD plan. The applicant shall have
prepared, for review and approval by the City's legal counsel, an agreement
setting forth the conditions upon which such approval is based. The RUD
agreement shall specifically include:

A. A statement confirming the voluntary nature of the applicant's agreement
to terms and conditions ofthe agreement;

B. A survey of the acreage comprising the proposed development;

C. The manner of ownership of the developed land;

D. The manner of the ownership and of dedication or mechanism to protect
any areas designated as common areas or open space;

E. Provision assuring that open space areas shown on the plan for use by the
public or residents of the development will be or have been irrevocably
committed for that purpose; the City may require conveyances or other
documents to be placed in escrow to accomplish this;

F. Satisfactory provisions to provide for the future financing of any
improvements shown on the plan for site improvements, open space
areas and common areas which are to be included within the
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development and that maintenance of such improvements is assured by a
means satisfactory to the Planning Commission;

G. The cost of installing, improving and maintaining streets and the
necessary utilities has been assured by a means satisfactory to the
Planning Commission;

H. Provisions to ensure adequate protection of natural features;

1. Any conditions imposed by City Council under Section 2404.10; and

Approval of the RUD agreement shall entitle the applicant to submit for site plan
approval pursuant to Section 2404.12. Such application and site plan shall be in
accordance with the approved final RUD plan. The agreement, after approval by
resolution of the City Council, shall be executed by the City and the applicant
and recorded in the office of the Oakland County Register of Deeds. Final
approval of the RUD plan shall be effective upon recording. Physical
development of the site shall be in accordance with the approved plan and shall
not be commenced until after final approval by the City Council.

II. Phasing. The phasing of an RUD shall be in accordance with the phasing
requirements contained within the site plan manual, provided that individual
phases may be divided into sub-phases where such sub-phases likewise comply
with the phasing requirements contained in the site plan manual.

12. Final Site Plans or Plats. No building pennit shall be issued for any building or
structure within the RUD until a final plat or final site plan has been approved for
that area of the project where buildings or structures are to be located. Site plans
shall be reviewed in accordance with the requirements of Section 2516 of this
ordinance. Plats shall be reviewed in accordance with the City of Novi
Subdivision Ordinance. The review of the plats and site plans shall include
consideration of the following:

A. All portions of the phase or phases submitted for final site plan or plat
approval that are shown upon the approved plan for the RUD for use by
the public or the residents of the RUD have been committed to such uses
in accordance with the RUD contract.

B. Except where deviation fi·om such standards is shown in the approved
final RUD plan, or in the RUD agreement, site plans and plats shall be in
conformity with the requirements of this ordinance and all other
applicable laws, ordinances, codes and regulations, and with the
approved RUD plan. Landscaping plans shall conform to the
requirements of Section 2509 and to the City of Novi Subdivision
Ordinance. Landscaping within a given phase shall conform to those
requirements applicable to the type of development within that phase,
i.e., detached one-family development shall confonn to those
requirements applicable to subdivisions.

C. Provisions have been made in accordance with the RUD contract to
provide for the financing of any improvements shown on the site plan or
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plat for open spaces and common areas which are to be provided by the
applicant and that maintenance of such improvements is assured in
accordance with the RUD contract.

D. Dedication of public roads in accordance with the requirements of this
City Code shall have been made so as to cause continuity of public
access between the adjacent major thoroughfare(s) and ingress, egress to
all private developments within the project.

E. There shall be provided pedestrian safety paths (sidewalks) of design,
materials and construction that meet the City of Novi Design and
Construction Standards. Such safety paths shall be at least five (5) feet in
width along both sides of all public and private streets within the ROO.
When necessaty to preserve regulated woodlands or wetlands, safety
paths may be eliminated on one side of a street and replaced where
possible with pedestrian safety paths of a design and construction tlmt is
compatible with such environmental resources.

13. Effect ofApproval ofRUD Plan. Once an area has been included within a plan
for RUD and such plan has been approved by the City Council, no development
may take place in such area nor may any use thereof be made except in
accordance with the platl or in accordance with a Planning Commission and City
Council approved amendment thereto, unless the platl is terminated as provided
herein. The location, height, bulk, density and area of all buildings, structures and
uses shall be in accordance with the schedule of regulations contained within this
ordinance, except where expressly supplanted on the approved RUD plan, or
approved in textual form with the RUD plan.

14. Termination of RUD. An approved plan may be terminated by the applicant or
its successors or assigns, prior to any development within the area involved, by
filing with the City and recording in the Oakland County Records, an affidavit so
stating. The approval of the plan shall terminate upon such recording. No
approved plan shall be tenninated after development commences except with the
approval of the City Council after Planning Commission recommendation and
notice of all parties of interest in the land.

15. Open Space Preservation. ill order to assure the development of open space in
conjunction with an RUD, the City Council shall include in the contract recorded
with the Register of Deeds, a schedule for the completion of portions of the open
space so that it coincides with completion of dwelling units. The developer may
suggest a schedule for review by the City Council. The mechanism to assure the
permanent preservation and maintenance of open space areas, RUD amenities
and common areas shall be subject to review atld approval by the City's legal
counsel. The mechanism shall permit, in the event of tlle failure of the property
owners to preserve and maintain areas, the City to perform maintenance and
preservation functions and to assess the cost of such performance to the property
owners. The City Attorney shall review and render an opinion with respect to:

A. The proposed manner of holding title to tlle preserved areas;

B. The proposed method of payment of taxes;
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C. The proposed method of regulating the use of the areas;

D. The proposed method of maintaining the areas and the financing thereof;
and

E. Any other factor relating to the legal or practical problems of ownership
and maintenance of open land.

16. Construction ofImprovements. The construction of improvements within phases
and sub-phases of an RUD shall be in accordance with Section 3005 of this
Ordinance, the City of Novi Subdivision Ordinance and all other ordinances,
codes, regulations and laws. All amenities planned within the RUD for the
benefit of residents of the RUD shall be constructed within the phase or sub­
phase in which they are depicted. No temporary or final certificate of occupancy
shall be granted for any dwelling unit within a phase or sub-phase unless all
amenities within that phase or sub-phase are constructed or completion of
construction is secured by financial guarantee in accordance with Section 3005 of
this Ordinance.

17. RUD as Optional Method of Development. Approval of an RUD under this
Section shall be considered an optional method of development and improvement
of property and shall be subject to the agreement to the various conditions as set
forth herein between the City and the applicant.

18. Amendments and Revisions.

A. An applicant may request an amendment or revision to an approved
RUD plan. Any amendment or revision constituting a major chauge in
the approved RUD plan, as defined in this Section, shall necessitate all
procedures and conditions herein required for original submittal and
review, in full. Amendments considered to be major changes include the
following:

(I) Change in concept of the development;

(2) Change in use or character of the development;

(3) Change in type ·of dwelling unit as identified on the approved
area plan;

(4) Increase in the number of dwelling units (decreases in dwelling
unit numbers or increases in lot sizes are not major changes);

(5) Increase in lot coverage;

(6) Rearrangement oflots, blocks or building sites;

(7) Change in the character or function of any street;

(8) Reduction in land aTea set aside for common open space or the
relocation of such area(s);
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(9) Increase in building height; or

(l0) Any modification similar in character or scope to any of the
above.

B. Amendments which are not major may be approved by the Planning
Commission in conjunction with site plan approval, or by the City
Council, upon Planning Commission recommendation, in conjunction
with plat approval.

19. Appeals. The Zoning Board of Appeals shall have no jurisdiction to hear appeals
or make interpretation or any other decisions regarding this Section or a proposed
RUDplan.

Section 240~. Open Space Preservation Option.

I. Intent. The intent of the Open Space Preservation Option is to encourage the long­
term preservation of open space and natural features and the provision of recreation and open
space areas in aeeofElimee with P.A. 179 0[2001.

2. Eligibility Requirements. In areas that are served by municipal sewers, eligible
properties shall be zoned for residential development at three and one half (3.;» or fewer dwelling
units per acre (R-A through R-'>.'1). In areas which are not served by municipal sewers, eligible
properties shall be zoned for residential development at two (2) or fewer dwelling units per acre
(R-A through R-2).

3. Density.
A. Land meeting the above eligibility requirements may be developed with the same

number of dwelling units on a portion of the site, but not more than 80% of the
site, that, as determined by the approving body, then could otherwise be
developed under existing ordinances, laws, and rules on the entire land area.

B. The approving body may permit the use of this option when the same number of
dwelling units is placed on less than 80% of the site if it finds that significant
natural features or open space would not be preserved if this option was not used.
If the same number of units is placed on more than 80% of the site, the proj:1osal
shall be subject to the Special Land Use regulations of Section 2516.2.c. and the
approving body may impose conditions on its approval subject to the provisions
of Section 2516.2.

B~. Density shall be calculated as follows:
A parallel (bona fide) plan shall be submitted to the approving body in order to
establish the maximum permitted density. A parallel (bona fide) plan shall
identify how a parcel could be developed, including all roads and other
infrastructure improvements, under the conventional development standards of
the City. All unbuildable areas and areas with limitations to development must be
accurately identified on the parallel (bona fide) plan including but not limited to
wetlands, waterconrses, drains, floodplains, steep slopes, habitat areas,
woodlands and similar features. The approving body shall make the
determination that a parallel (bona fide) plan is acceptable once it meets all
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applicable City ordinance requirements and, based on the plan, determine the
maximum number of dwelling units that would be permitted under this Open
Space Preservation Option. A separate review fee for the parallel (bona fide) plan
shall be submitted with the application. The density shall not exceed the
following dwelling unit densities by districts, which shall be calculated in
accordance with the definition of density contained within Section 20 I:
Definitions: D--F:

Zoning District

RA

R-I

R-2

R-3

R-4

4. Design requirements.

Dwellings Per Acre

0.8

1.65

2.0

2.7

3.3

A. A minimum of twenty (20%) ten (JO%) percent of the gross site area,
exclusive of existing and statutorily authorized rights-of-way, shall be
preserved as permanent open space in an undeveloped state or for
recreation purposes.

B. Qualifying pPermanent open space sflal.I may be "Natural Feature Areas"
that include important natural, environmental, agricultural, and/or
contextual features, such as:

(I) steep slopes, .

(2) v,'etlands, fJeed]3lains, natlwal watereeurses,

(2) wetlands;

(3) wetland setback areas;

(4) floodplains;

(5) natural watercourses;

f.B@ woodlands,

t4)Q} scenic views,

~j]) agricultural or equestTian components, and

(6) histerieal struetures,
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f+1.c22 recreational pathways and facilities, or other permanent ORen
space that will improve the quality ofthe development including:
(a) "Recreation Areas" set aside for active recreation.

Recreation Areas are defined as an area established for
recreation purposes that is landscaped and permanently
protected to prohibit the development of buildings,
driveways, parking spaces or roads. Sidewalks. trails,
landscape features, recreation fields or COutts and
associated structures but not golf courses are permitted
in the area. Each area permitted to qualify as Recreation
Area must be at least one-half acre in area and the length
of the Recreation Area can not exceed three times the
width unless the area is a connecting greenway;

(b) historical structures;

(c) buffers from major thoroughfares and more intensive
land uses that are at least 50 feet in width and in addition
to required setbacks and landscape areas; and

(d) similar features meeting the requirements ofPA 179.

(8) lJllffers from major tllOrOHgflfares aad more intensive land Hses,
afl4

(9) similar featHres aeeeptable to the appreving body.

C. The minimum lot area 01' width by zoning distriet is as follows: may be
reduced by a percentage equal to the percentage of qualifying open space
on the site permanently Rreserved up to the limits listed in the chart
below and lot width may be reduced by a percentage equal to one half
the Rercentage of qualifying open sRaee on the site permanently
preserved UR to the limits listed in the chart below by zoning district:
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Zoning Area in Square Feet Width in Feet

43,560 reduced to a
150 reduced to a

RA
minimum of 28,750

minimum of .J4{}
-24,000 (44.9%

120
maximum)

21,780 reduced to a

R-I
minimum of 14,375 120 reduced to a
-12,000 (44.9% minimum ofHO 90
maximum)

18,000 reduced to a

R-2
minimum of 11,880 110 reduced to a
-10,000 (44.4% minimum of90 85
maximum)

12,000 reduced to a

R-3
minimum of 10,000 90 reduced to a
-9,000 (25% minimum of&0 75
maximum)

10,000 reduced to a 80 reduced to a
R-4 minimum of 8,000 minimum of 70

(20% maximum) (12.5% maximum)

Not withstanding requirements at Section 2400, footnote (t), side lot yard
setbacks may be reduced as follows:

Side Yard
Minimum Side Yard

Lot Width (feet)
(feet)

Setback Aggregate of
Two Side Yards

110 or greater 15 49-35

90 or greater, but less than
10 J.O-25

110

&0 70 or greater, but less than
10 25---20

90

Additional modifications to lot and width standards from those specified
above may be permitted if the approving body determines that a smaller
minimum size is necessary to comply with the intent ofF.A. 1790f2001
preserving open space and natural features. In such cases the approving
body may modifY lot area and lot width requirements so as to assist in
the creation of open space or preserve natural features in order to eompl)'
with State law. In those instances where lot sizes are reduced in
accordance with the Open Space Preservation Option, yard requirements
for a given lot shall be governed by that zoning district which has
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minimum lot area and width standards that correspond to the dimensions
of the particular lot.

D. Open space areas shall be accessible to all lots in the development, either
directly from the internal road network, or if approved in the discretion
of the approving body, directly from another manner of access providing
perpetually existing and maintained pedestrian accessibility to all lots.

E. l'reser-ved Qualifying permanent open space shall be connected witb
adjacent open space, public land, and existing or planned
pedestrian/bicycle paths, where feasible, as determined by the approving
body.

F. Approval of an open space option development does not constitute a
change in the zoning of the property, and, except as specifically provided
in this section, all other regulations applicable within the zoning district
of the property and development shall apply.

G. Restrictions.

(I) Nothing in this section shall allow the construction of multi­
family residential units in a single family residential district.

(2) Nothing in this section shall allow a development to result in the
creation of a nuisance or a danger or hazard to the health, safety
and welfare of any person or property.

(3) The development shall not result in an unreasonable burden upon
public services and/or facilities, taking into consideration the
capacity and availability, considering the existing and anticipated
future use of such services and facilities.

(4) The development shall be designed to avoid an unreasonable
burden upon the subject and/or surrounding prope.1ies, taking
into consideration economic, aesthetic, traffic, noise and other
applicable and relevant planning and/or engineering
considerations.

(5) The development proposed utilizing the open space preservation
option provided in this section shall, to the greatest extent
feasible while remaining consistent with the requirements of
Public Act 179 of 200 I, comply with all zoning regulations and
design standards applicable to the property.

5. Oualifying Permanent Open Space Maintenance.

A. All open space shall remain perpetually in an undeveloped state, except
developed Recreation Areas, by means of a conservation easement, plat
dedication, restrictive covenant, or other legal means that runs with the
land. Developed Recreation Areas shall remain perpetually recreation
areas by means of restrictive covenant or other legal means that runs with
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the land. The City shall be a party to these legal means to insure the
perpetual protection.

B. All open space ownership and maintenance agreements shall be reviewed
and approved as to form and content by City legal counsel prior to
acceptance by the approving body.

C. All open space agreements which involve donations of land to the City or
which name the City as a party to any agreement shall be approved by
the City Council prior to final approval of the development.

D. A public hearing shall be held on the matter in accordance with the
requirements set forth in Section 3006 before action is considered by the
approving body.

6. Review Process.

A. All proposed Open Space Preservation Option developments shall be
reviewed in compliance with the appropriate procedure for the type of
development (lot split, subdivision, site condominium, etc.) and in
accordance with the development standards in this Section and other
applicable ordinances.

B. All open space preservation option plans shall include a resource
inventory that contains the following:

(l) All floodplains, wetlands, and water bodies;

(2) A woodlands analysis identifying all regulated woodlands;

(3) All wildlife habitat areas, per the City's Wildlife Habitat Master
Plan.

(4) An analysis of on-site soils and topography to identify
limitations to development; and

(5) An analysis of the contextual features of the site, such as scenic
views, historic structures, patterns of original farm fields, fences
or stone walls, recreational uses and the like.

C. The approving body shall determine that the open space preservation
option plan satisfies the intent of this option.

D. A public hearing shall be held on the matter in accordance with the
requirements set forth in Section 3006 before action is considered by the
approving body.

E. If development proposed on more than 80% of the site, as could be
developed using standard development techniques, then the application is
subject to Special Land Use Permit approval requirements of Section
2516.
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Section 24061. Planned Development Options. (renumber only)

(Ord. No. 02-18.174, Pt. I, 11-25-02; Ord. No. 2005-18.194, PI. IV, 8-22-05)

PART II.

Severabilitv. Should any section, subdivision, clause, or phrase of this Ordinance b e declared
by the courts to be invalid, the validity of the Ordinance as a whole, or in pall, shall not be
affected other than the part invalidated.

PART III.

Savings Clause. The amendment of the Novi Code of Ordinances set forth in this
Ordinance does not affect or impair any act done, offense committed, or right accruing, accrued,
or acquired or liability, penalty, forfeiture or punishment, pending or incurred prior to the
amendment of the Novi Code of Ordinances set forth in this Ordinance.

PART IV.

Repealer. All other Ordinance or parts of Ordinance in conflict herewith are hereby repealed
only to the extent necessary to give this Ordinance full force and effect.

PARTV.

Effective Date: Publication. Public hearing having been held hereon pursuant to the provisions
of Section 103 of Act 110 of the Pnblic Acts of 2006, as amended, the provisions of this
Ordinance shall be published within fifteen (15) days of its adoption by pnblication of a brief
notice in a newspaper circulated in the City of Novi stating the date of enactment and effective
date, a brief statement as to its regnlatory effect and that a complete copy of the Ordinance is
available for public purchase, use and inspection at the office of the City Clerk dnring the hours
of 8:00 A.M. to 5:00 P.M., Local Time. The provisions of this Ordinance shall become effective
seven (7) days after its publication.
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MADE, PASSED, AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF
NOYI, OAKLAND COUNTY, MICHIGAN, ON THE _ DAY OF ,2010.

DAYID LANDRY, MAYOR

MARYANNE CORNELIUS, CITY CLERK

Ayes:
Nayes:
Abstentions:
Absent:
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