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JSP23-15 PICKLEBALL NOVI 
Public Hearing at the request of Pickleball Novi for JSP23-15 for Preliminary Site Plan, Special Land 
Use Permit, Woodland Permit, and Stormwater Management Plan. The subject property is 
approximately 3.65 acres and is located north of Nine Mile Road on the east side of Venture Drive 
in the I-1, Light Industrial District. The applicant is proposing to build an indoor recreation facility 
with accessory uses. 
 
Required Action 
Approve/Deny the Special Land Use Permit, Preliminary Site Plan, Wetland Permit, Woodland 
Permit and Stormwater Management Plan. 
 

REVIEW RESULT DATE COMMENTS 

Planning 
Conditional 
Approval 
recommended 

5-22-24 

• Special Land Use considerations 
• Planning Commission determination for 

accessory uses 
Zoning Board of Appeals Variances: 
• Section 3.14.5.B for parking less than 100 

feet from residential district (61 feet 
proposed) 

• Section 5.2 for a deficiency of 9 parking 
spaces (151 required, 142 proposed) 

• Items to be addressed by the applicant 
prior to Final Site Plan approval 

Engineering Approval 
recommended 5-22-24 • Items to be addressed by the applicant 

prior to Final Site Plan approval 

Landscaping 

Approval 
recommended 
(contingent on 
corrections) 

3-21-24 

• Waiver for deficiency in berm height 
(Supported if applicant can show 
sufficient buffering, as existing berm with 
mature vegetation/regulated woodlands 
would be removed to make it higher). 

• Items to be addressed by the applicant 
prior to Final Site Plan approval 

Woodland Approval 
recommended 9-25-23 

• Woodland permit for removal or impact 
to 90 regulated woodland trees, requiring 
176 replacement credits.  

• Approx. 50 trees to be planted on-site, 
with remaining to be paid into tree fund 

• Conservation easement to protect 
woodland credits planted on-site  

Wetland NA   

Traffic Approval 
recommended 10-2-23 • Items to be addressed by the applicant 

prior to Final Site Plan approval 



Façade Approval 
recommended 9-12-23 • The proposed façade materials are in full 

compliance with the Ordinance 

Fire 
Conditional 
Approval 
recommended 

9-18-23 • Items to be addressed by the applicant 
prior to Final Site Plan approval 



MOTION SHEET 
 
Approval – Special Land Use Permit 
In the matter of Pickleball Novi, JSP23-15, motion to approve the Special Land Use Permit based 
on the following findings: 

a. Relative to other feasible uses of the site: 

i. The proposed use will not cause any detrimental impact on existing thoroughfares 
in terms of overall volumes, capacity, safety, vehicular turning patterns, 
intersections, view obstructions, line of sight, ingress and egress, 
acceleration/deceleration lanes, off-street parking, off-street loading/unloading, 
travel times and thoroughfare level of service because the proposed use is on an 
industrial drive, and the number of peak-hour trips is relatively low; 

ii. The proposed use will not cause any detrimental impact on the capabilities of 
public services and facilities, including water service, sanitary sewer service, storm 
water disposal and police and fire protection to service existing and planned uses 
in the area because the use of the site is expected to not have higher water and 
sanitary use compared to alternative uses; 

iii. The proposed use is compatible with the natural features and characteristics of the 
land, including existing woodlands, wetlands, watercourses, and wildlife habitats 
because while woodland trees will be impacted, there are no wetlands or 
watercourses found on the site;  

iv. The proposed use is compatible with adjacent uses of land in terms of location, 
size, character, and impact on adjacent property or the surrounding 
neighborhood because the berm height of 7-9 feet with mature trees and new 
plantings will provide screening of the building and parking area. The 2 outdoor 
courts shall be surrounded by a 10-foot sound screen to mitigate any noise impacts 
as demonstrated in the Noise Impact Study; 

v. The proposed use is consistent with the goals, objectives, and recommendations 
of the City’s Master Plan for Land Use because the proposed use is a commercial 
development that provides economic and recreational value to the community; 

vi. The proposed use will promote the use of land in a socially and economically 
desirable manner because it is a use that is in high demand;  

vii. The proposed use is listed among the provision of uses requiring special land use 
review as set forth in the various zoning districts of this ordinance, and is in harmony 
with the purposes and conforms to the applicable site design regulations of the 
zoning district in which it is located.  

b. (additional comments here if any) 

(This motion is made because the plan is otherwise in compliance with Article 3, Article 4, Article 
5, and Article 6 of the Zoning Ordinance and all other applicable provisions of the Ordinance.) 
 
 
– AND –  
 



 
Approval – Preliminary Site Plan 
In the matter of Pickleball Novi, JSP23-15, motion to approve the Preliminary Site Plan based on 
and subject to the following: 

a. Planning Commission determines that the accessory uses included in the project, including 
a restaurant/bar, snack bar, Pro Shop, and two outdoor pickleball courts, are clearly 
incidental to and customarily associated with this type of use and are appropriate as 
accessory uses. 

b. The Zoning Board of Appeals granting a variance from Section 3.14.5.B of the Zoning 
Ordinance for the deficiency in parking setback adjacent to a residential neighborhood (61 
feet proposed, 100 feet required); 

c. The Zoning Board of Appeals granting a variance from Section 5.2.12 of the Zoning 
Ordinance for the deficiency of 9 parking spaces (142 proposed, 151 minimum required); 

d. Landscape waiver (Section 5.5.3.B.ii and iii) for a deficiency in the height of the berm 
adjacent to the residential area (10-15 feet required), because it is an existing berm of 5-9 
feet tall and mature trees and additional landscaping is proposed to provide alternative 
screening, which is hereby granted; 

e. The findings of compliance with Ordinance standards in the staff and consultant review 
letters and the conditions and the items listed in those letters being addressed on the Final 
Site Plan; and 

f.  (additional conditions here if any) 

(This motion is made because the plan is otherwise in compliance with Article 3, Article 4, and 
Article 5 of the Zoning Ordinance and all other applicable provisions of the Ordinance.) 

-AND- 
 
Approval – Woodland Permit 
In the matter of Pickleball Novi, JSP23-15, motion to approve the Woodland Permit based on and 
subject to the following:  

a. The findings of compliance with Ordinance standards in the staff and consultant 
review letters, and the conditions and items listed in those letters being addressed on 
the Final Site Plan; and 

b. (additional conditions here if any) 
(This motion is made because the plan is otherwise in compliance with Chapter 37 of the Code of 
Ordinances and all other applicable provisions of the Ordinance.) 
– AND –  
 
Approval – Stormwater Management Plan 
In the matter of Pickleball Novi, JSP23-15, motion to approve the Stormwater Management Plan 
based on and subject to the following: 

a. The findings of compliance with Ordinance standards in the staff and consultant review 
letters, and the conditions and items listed in those letters being addressed on the Final Site 
Plan; and  

b. (additional conditions here if any) 



(This motion is made because the plan is otherwise in compliance with Chapter 11 of the Code of 
Ordinances and all other applicable provisions of the Ordinance.) 

– OR –  
 
Denial – Special Land Use Permit  
 
In the matter of Pickleball Novi, JSP23-15, motion to deny the Special Land Use Permit…(because 
the plan is not in compliance with Article 4, Article 5, and Article 6 of the Zoning Ordinance and 
all other applicable provisions of the Ordinance.) 
 
– AND –  
 
Denial – Preliminary Site Plan 
 
In the matter of Pickleball Novi, JSP23-15, motion to deny the Preliminary Site Plan…(because the 
plan is not in compliance with Article 3, Article 4, and Article 5 of the Zoning Ordinance and all 
other applicable provisions of the Ordinance.) 
 
-AND- 
 
Denial– Woodland Permit 
In the matter of Pickleball Novi, JSP23-15, motion to deny the Woodland Permit… (because the 
plan is not in compliance with Chapter 37 of the Code of Ordinances and all other applicable 
provisions of the Ordinance.) 
 
– AND –  
 
Denial – Stormwater Management Plan 
 
In the matter of Pickleball Novi, JSP23-15, motion to deny the Stormwater Management 
Plan…(because the plan is not in compliance with Chapter 11 of the Code of Ordinances and all 
other applicable provisions of the Ordinance.) 
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GENERAL TREE PROTECTION NOTES
1.  APPROVED TREE PROTECTION SHALL BE ERECTED PRIOR TO THE START
   OF CONSTRUCTION ACTIVITIES, AND SHALL REMAIN IN PLACE UNTIL THE
   IN PLACE UNTIL CONSTRUCTION IS COMPLETE.
2. ALL UNDERSTORY VEGETATION WITHIN THE LIMITS OF PROTECTIVE FENCING
   SHALL BE PRESERVED.
3. NO PERSON MAY CONDUCT ANY ACTIVITY WITHIN THE DRIP LINE OF ANY
   TREE DESIGNATED TO REMAIN, INCLUDING BUT NOT LIMITED TO, PLACING
   SOLVENTS, BUILDING MATERIALS, CONSTRUCTION EQUIPMENT, OR SOIL DEPOSITS
   WITHIN THE DRIP LINE.
4. WHERE GROUPINGS OF TREES ARE TO REMAIN, TREE FENCING SHALL BE
   PLACED AT THE LIMITS OF GRADING LINE.
5. DURING CONSTRUCTION, NO PERSON SHALL ATTACH ANY DEVICE OR WIRE
   TO ANY TREE, SCHEDULED TO REMAIN.
6. ALL UTILITY SERVICE REQUESTS MUST INCLUDE NOTIFICATION TO THE
   INSTALLER THAT PROTECTED TREES MUST BE AVOIDED. ALL TRENCHING SHALL
   OCCUR OUTSIDE OF THE PROTECTIVE FENCING.
7. SWALES SHALL BE ROUTED TO AVOID THE AREA WITHIN THE DRIP LINES OF
   PROTECTED TREES.
8. TREES LOCATED ON ADJACENT PROPERTIES THAT MAY BE AFFECTED BY CONSTRUCTION
   ACTIVITIES MUST BE PROTECTED.
9. ROOT ZONES OF PROTECTED TREES SHOULD BE SURROUNDED WITH RIGIDLY
   STAKED FENCING.
10. THE PARKING OF IDLE AND RUNNING EQUIPMENT SHALL BE PROHIBITED UNDER THE
    DRIP LINE OF PROTECTED TREES.
11.  THE STRIPPING OF TOPSOIL FROM AROUND PROTECTED TREES SHALL BE PROHIBITED.
12. ALL TREES TO BE REMOVED SHALL BE CUT AWAY FROM TREES TO REAMIN.
13. THE GRUBBING OF UNDERSTORY VEGETATION WITHIN CONSTRUCTION AREAS SHOULD
    BE CLEARED BY CUTTING VEGETATION AT THE GROUND WITH A CHAIN SAW OR
    MINIMALLY WITH A HYDRO-AXE.
14. THE CONTRACTOR IS RESPONSIBLE FOR THE REPLACEMENT PER ORDINANCE
    GUIDELINES, FOR THE DAMAGE OR REMOVAL OF ANY TREE DESIGNATED TO REMAIN.
15. TREES TO BE REMOVED SHALL BE FIELD VERIFIED, EVALUATED AND FLAGGED FOR
    REMOVAL, BY THE LANDSCAPE ARCHITECT OR FORESTER, ONLY AS DIRECTED
    BY THE OWNER OR OWNERS REPRESENTATIVE.

5/8" X 6'8" RE-ROD, OR
EQUAL, SUPPORT POSTS
EVERY 10' O.C.
INSTALL POSTS A MIN. 24"
INTO GROUND, TYPICAL

4' HIGH FENCING, AS SPECIFIED,
TO BE PLACED 1' OUTSIDE THE DRIP
LINE OR LIMITS OF GRADING, AS
INDICATED ON PLAN, TYPICAL

NOTE:
FENCING TO BE 4' HIGH ORANGE
SNOW FENCE, OR APPROVED EQUAL

PROTECTION FENCING TO BE
MAINTAINED THROUGHOUT THE
CONSTRUCTION PERIOD

NTS
TREE PROTECTION DETAIL-PLAN

TREE DRIPLINE

4' HIGH PROTECTIVE
FENCE, AS SPECIFIED
PLACED AT A MINIMUM
1' OUTSIDE THE DRIPLINE
OF THE TREE
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REPLACEMENT SUMMARY
SINGLE STEM TREES TO BE REMOVED:
8-11" TREES TO BE REMOVED:    29 X 1 TREE =       29 TREES
11-20" TREES TO BE REMOVED:  43 X 2 TREES =                           86 TREES
20"-29" TREES TO BE REMOVED:  5 X  3 TREES = 15 TREES
+30" TREES TO BE REMOVED:      0 X 4 TREES  =   0 TREES
SINGLE STEM  REPLACEMENT TREES REQUIRED:                        130 TREES

MULTI-STEM TREES TO BE REMOVED:
1 X 2 CREDITS = 2 TREES
7 X 3 CREDITS = 21 TREES
2 X 4 CREDITS = 8 TREES
3 X 5 CREDITS = 15 TREES
MULTI-STEM TREE REPLACEMENT REQUIRED:  46 TREES (363"/ 8)
TOTAL REPLACEMENT TREES REQUIRED: 176 TREES (130+46)
TOTAL REPLACEMENT TREES PROVIDED:                            48 TREES

* MONIES WILL BE PAID INTO THE TREE FUND FOR 128 TREES THAT CANNOT
  BE ACCOMMODATED ON-SITE

CITY OF NOVI
TREE PROTECTION NOTES
1.

2.

4.

3.

7.

6.

5.

EITHER PLASTIC, WOOD SNOW FENCING SHALL BE INSTALLED AT
OR BEYOND THE DRIPLINE, UNLESS MORE SUBSTANTIAL FENCING
IS REQUIRED.
STAKES SHALL BE METAL 'T' POLES SPACED NO FARTHER THAN
5' ON CENTER.
FENCING SHALL NOT BE INSTALLED CLOSER TO THE TREE THAN THE
DRIPLINE OF THOSE TREES TO BE SAVED. SPECIAL CIRCUMSTANCES
SHALL BE REVIEWED BY THE CITY.
FENCING SHALL BE ERECTED PRIOR TO CONSTRUCTION. THE CITY
SHALL BE NOTIFIED ONCE THE FENCING IS INSTALLED FOR
INSPECTION.
UNDER NO CIRCUMSTANCE SHALL THE PROTECTIVE FENCING BE REMOVED
WITHOUT PROPER APPROVAL FROM THE CITY.
NO PERSON SHALL CONDUCT ANY ACTIVITY WITHIN THE AREAS PROPOSED
TO REMAIN. THIS SHALL INCLUDE, BUT NOT LIMITED TO:
   A. NO SOLVENTS OR CHEMICALS WITHIN THE PROTECTED AREAS.
   B. NO BUILDING MATERIALS OR CONSTRUCTION EQUIPMENT WITHIN
      THE PROTECTED AREAS.
   C. NO GRADE CHANGES, INCLUDING FILL, WITHIN THE PROTECTED
      AREAS.
   D. NO REMOVAL OF VEGETATION FROM THE GROUND UP WITHOUT
      THE PERMISSION FROM THE PROPER REVIEWING AUTHORITY,
      INCLUDING THE WOODLANDS REVIEW BOARD.
REGULATED WOODLANDS AND REGULATED TREES ADJACENT TO THE
PROPERTY ARE ALSO REQUIRED TO BE PROTECTED, WHETHER OR NOT
THEY ARE SHOWN ON THE PLANS

APPROXIMATE REGULATED
WOODLAND LINE TAKEN FROM
CITY OF NOVI WOODLAND MAP

SOIL NOTE:
EXISTING SOILS ON-SITE ARE COMPRISED
EXCLUSIVELY OF FOX SANDY LOAM (18B),
W/ 2-6% SLOPES, AND MATHERTON SANDY
LOAM, W/ 0-3% SLOPES

APPROXIMATE SOIL
BOUNDARY LINE

EXISTING I-1
ZONING DISTRICT

EXISTING I-1
ZONING DISTRICT

EXISTING I-1
ZONING DISTRICT

EXISTING R-4
ZONING DISTRICT

NOTE:
NO PHRAGMITES OR JAPANESE KNOTWEED WAS OBSERVED
ON-SITE. SHOULD  ANY BE ENCOUNTERED DURING CONSTRUCTION,
IT SHALL BE ERADICATED IN COMPLIANCE WITH ALL STATE AND
LOCAL GUIDELINES.

08/29/23 REVISED PER CITY REVIEW

Dan Dempsey
43643 Nine Mile Road
Northville, MI 48167

(T) 248-767-7962

APPROXIMATE LIMITS
OF CRITICAL ROOT ZONE

APPROXIMATE LIMITS
OF CRITICAL ROOT ZONE

12/18/23 REVISED PER CITY REVIEW

03/20/24 REVISED PER CITY REVIEW

04/03/24 REVISED DETENTION PER CITY

05/01/24 REVISED PER CITY REVIEW
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FINISH FLOOR 842.00

60'
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25.04'

20.00'

20.00'

Landscape Plan

SCALE:

Know what's below
Call before you dig.
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G. Ostrowski

G. Ostrowski

2

3

COURT MATERIAL PER ARCH DWGS

TYPICAL SEEDED LAWN AREAS, ON 3" TOPSOIL

4' DIA SPADE CUT EDGE W/ 3" SHREDDED BARK MULCH

GROUNDCOVER KEY

4

5

3" DEPTH DOUBLE SHREDDED HARDWOOD BARK MULCH

3/16" X 4" STEEL EDGING, STAKED PER MANUFACTURER

1

6 POSSIBLE SNOW DEPOSITION AREA, TO BE COORDINATED
WITH REMOVAL SERVICE

Redpointe Maple
Acer rubrum 'Redpointe'

TREES

AR 10

PLANT SCHEDULE
QTYKEY BOTANICAL/COMMON NAME SIZE SPACING ROOT

B&BSEE PLAN3" CAL

COMMENT

SHRUBS

BX 144 Northern Charm Boxwood
Buxus x 'Northern Charm' 30" HT B&B30" OC

GROUNDCOVERS/PERENNIALS

Cheyenne Spirit Coneflower
Echinacea purpurea 'Cheyenne Spirit'EP 98 CONT24" OC2 GAL

FULLY BRANCHED HEADS

Swamp White Oak
Quercus bicolorQB* 9 B&BSEE PLAN2.5" CAL FULLY BRANCHED HEADS

B&B FULLY BRANCHED HEADS

B&B FULLY BRANCHED HEADS

Skyline Honey Locust
Gleditsia triacanthos 'Skyline'GT 9

B&B

SEE PLAN3" CAL

FULLY BRANCHED HEADSMagyar Gingko
Gingko biloba 'Magyar'GB 11

B&B

SEE PLAN3" CAL

FULLY BRANCHED HEADS

River Birch
Betula nigraBN 4 B&BSEE PLAN

B&B

SEE PLAN

B&BSEE PLAN CLUMP FORM

Red Rage Black Gum
Nyssa sylvatica 'Red Rage'NS 12

Allegheny Serviceberry
Amelanchier laevisAL 10

3" CAL

B&BSEE PLAN3" CAL FULLY BRANCHED HEADSContinental Appeal Linden
Tilia americana 'Contiental Appeal'TA 12

6-8' HT

CLUMP FORM12-14' HT

DG 209 Nikko Dwarf Slender Deutzia
Deutzia gracilis 'Nikko' 3 GAL CONT3' OC

HA 9 Annabelle Hydragea
Hydragea arborescens 'Annabelle' 36" HT B&B4' OC

RH 80 Gro-Low Fragrant Sumac
Rhus aromatica 'Gro-Low' 3 GAL CONT3' OC

RA 87 Green Mound Alpine Currant
Ribes alpinum 'Green Mound' 30" HT B&B30" OC

TH 47 Dark Green Arborvitae
Thuja occidentalis 'Nigra' 5' HT B&B6' OC

Japanese Forest Grass
Hakonechloa macraHM 59 CONT36" OC2 GAL

Tara Prairie Dropseed
Sporobolus heterolepsis 'Tara'SH 161 CONT24" OC3 GAL

MAINTAIN AS HEDGE

MAINTAIN AS HEDGE

GENUS/SPECIES % UNIT/TOTAL COST

13%/13%

13%/13%

5%/5%

WOODLAND

14%/14%

12%/12%

13%/13%

15%/15%

15%/15% $400/$4,800

$400/$3,600

$400/$4,800

$400/$4,000

$400/$3,600

$400/$4,400

$400/$4,400

$400/1,600

$375/$3,750

$400/$3,200

$50/$2,350

$50/$4,350

$50/$4,000

$50/$450

$50/7,200

$50/$10,450

$15/$885

$15/$2,415

$15/$1,470

Flowering Dogwood
Cornus floridaCF* 11 SEE PLAN2.5" CAL

2.5" CAL SEE PLANAmerican Hophornbeam
Ostrya virginianaOV* 12

FULLY BRANCHED HEADS

FULLY BRANCHED HEADSTulip Tree
Liriodendron tulipiferaLT 10 SEE PLAN3" CAL B&B

WOODLAND

WOODLAND

$400/$4,800

JS 13 Skyrocket Juniper
Juniperus scopulorum 'Skyrocket' 5' HT CONT3' OC $50/$650

JH 26 Hughes Juniper
Juniperus horizontalis 'Hughes' 3 GAL CONT3' OC $50/$1,300

CS 22 Arctic Fire Red Twig Dogwood
Cornus sericea 'Arctic Fire' 36" HT B&B4' OC $50/$1,100

Northwind Switch Grass
Panicum virgatum 'Northwind'PV 39 CONT24" OC3 GAL $15/$585

Gerald Darby Multicolored Iris
Iris versicolor 'Gerald Darby'IV 74 CONT24" OC2 GAL $15/$1,110

DF 40 Firewitch Carnation
Dianthus 'Firewitch' 2 GAL CONT18" OC $15/$600

CA 12 Karl Foerster Feather Reed Grass
Calamagrostis a. 'Karl Foerster' 3 GAL CONT3' OC $15/$180

MISCELLANEOUS

SEED

MULCH

IRR

BLENDED BLUEGRASS SEED MIX

SHREDDED HARDWOOD BARK MULCH

IRRIGATION SYSTEM, COMPLETE

2,964

104

1 LS

CY

SY $3/$8,892

$50/$5,200

$15,000

TO 20 Emerald Green Arborvitae
Thuja occidentalis 'Smargrd' 5' HT B&B4' OC MAINTAIN AS HEDGE $50/$1,000

Eastern Redbud
Cercis canadensisCC* 16 B&BSEE PLAN2.5" CAL FULLY BRANCHED HEADS $400/$6,400WOODLAND

GENERAL SEED NOTE:
ALL LAWN AREAS DESIGNATED TO BE SEEDED, SHALL BE HYDRO-SEEDED
WITH SPECIFIED BLENDS, AND STABILIZED WITH WOOD CELLULOSE FIBER MULCH
(2,000 LBS PER ACRE) . IN AREAS SUBJECT  TO EROSION, SEEDED LAWN SHALL
BE FURTHER STABILIZED WHERE NECESSARY WITH BIODEGRADABLE EROSION
BLANKET AND STAKED UNTIL ESTABLISHED. ALL SEED SHALL BE APPLIED OVER A
MINIMUM 3" PREPARED TOPSOIL, AND SHALL BE KEPT MOIST AND WATERED DAILY
UNTIL ESTABLISHED.
SEEDING INSTALLATION SHALL OCCUR ONLY:
SPRING: APRIL1 TO JUNE1
FALL: AUGUST 15 TO OCTOBER 15TYPICAL SEEDED LAWN MIX:

ALL LAWN AREAS DESIGNATED TO BE SEEDED, SHALL BE HYDROSEEDED
WITH TYPICAL DROUGHT TOLERANT, DURABLE BLENDED  SEED MIX, AT
A RATE OF 220 LBS PER ACRE
MIX IS COMPRISED OF

30% NITE HAWK PERENNIAL RYE
30% KENTUCKY BLUEGRASS
20% CREEPING RED FESCUE
10% MERIT KENTUCKY BLUEGRASS
10% NEWPORT KENTUCKY BLUEGRASS

GENERAL SOD NOTE:
ALL LAWN AREAS DESIGNATED TO BE SODDED, SHALL BE SODDED WITH
A BLENDED DURABLE BLUEGRASS SOD, TYPICALLY GROWN IN THE REGION. ALL
TURF SHALL BE PLACED ON A MINIMUM 3" PREPARED TOPSOIL, AND WATERED
DAILY UNTIL ESTABLISHMENT.  IN AREAS SUBJECT  TO EROSION, SODDED LAWN
SHALL BE STABILIZED WHERE NECESSARY, AND LAID PERPENDICULAR TO SLOPES
SOD INSTALLATION SHALL OCCUR ONLY:
SPRING: APRIL1 TO JUNE1
FALL: AUGUST 15 TO OCTOBER 15

IRRIGATION NOTE:
ALL LANDSCAPE AREAS, INCLUDING THOSE WITHIN THE R.O.W. SHALL
BE IRRIGATED WITH AN AUTOMATIC UNDERGROUND IRRIGATION SYSTEM.
THE SYSTEM SHALL OPERATE IN COMPLIANCE WITH LOCAL STANDARDS
AND SEASONAL RESTRICTIONS. SEPARATE ZONES SHALL BE PROVIDED FOR
LAWN AREAS AND PLANTING BEDS. IRRIGATION SHALL BE DESIGNED IN THE
THE MOST EFFICIENT MANNER NECESSARY TO FULLY IRRIGATE ALL PLANTING AREAS.

NF

NOWAK & FRAUS ENGINEERS

46777 Woodward Ave.

Pontiac, MI 48342-5032

Tel. (248) 332-7931

Fax.  (248) 332-8257

civil Engineers

Land Surveyors

Land Planners

ENGINEERS

Part of the SE. 1/4 of
Section 26, T.1N., R.8E.,
City of Novi,
Oakland County, MI

D478-02
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1-TA(P)

1-TA(P)
1-NS(I)

1-NS(I)

1-LT(P)

1-NS(I)

2-NS(I)

1-NS(I)

4-GB(P)
31-SH(B)
24-BX(B)

1-NS(I)

23-RH(B)

12-BX(B)
30-EP(B)

2-LT(P)

19-EP(B)
10-BX(B)
19-RH(B)

21-RH(B)
41-IV(B)

64-BX(B)
10-TO(B)
44-SH(B)

17-RH(B)
33-IV(B)

9-HA(B)
31-EP(B)

186-DG(B)
36-RA(B)
9-EP(B)

10-TO(B)
16-SH(B)

33-RA(B)

18-RA(B)

1-LT(P)

23-SH(B)

1-GT(I)
1-NS(I)

26-SH(B)
1-NS(I)

21-SH(B)
9-EP(B)

1-NS(I)1-TA(P)
1-TA(P)

1-NS(I)

3-AR(S)

2-BN(G)
1-AL(G)

1-AL(G)
3-AL(G)

2-AR(S)

3-AL(G)

3-AR(S)
2-BN(G)

11-CS(G)

2-OV(W)
7-CC(W)

3-QB(W)

3-CF(W)

2-OV(W)

4-OV(W)

2-CC(W)

1-CC(W)

4-OV(W)

3-CF(W)

2-GT(P)
3-TA(P)

3-TA(P)

1-LT(P)

2-CC(W)

3-CC(W)

GENERAL NOTES:
ALL PROPOSED PLANT MATERIAL SHALL BE
NORTHERN GROWN, NO. 1 GRADE STOCK,
INSTALLED IN ACCORDANCE W/ AAN AND CITY
OF NOVI STANDARDS.

MISS DIG (1-800-482-7171) SHALL BE NOTIFIED
A MINIMUM OF 48 HOURS PRIOR
TO INSTALLATION OF ALL MATERIALS.

CITY NOTES:
ALL PLANT SUBSTITUTIONS AND/OR
DEVIATIONS FROM THE APPROVED PLANS
MUST BE APPROVED IN WRITING BY THE CITY
OF NOVI PRIOR TO INSTALLATION.

ALL TREE WRAP AND STAKES ARE TO BE
REMOVED AFTER THE FIRST WINTER SEASON.

THE APPROXIMATE DATE OF INSTALLATION
FOR THE PROPOSED LANDSCAPE WILL BE
FALL 2024, WITH COMPLETION BY NOVEMBER 15.

THE SITE WILL BE MAINTAINED BY THE DEVELOPER
IN ACCORDANCE WITH THE STANDARDS SET FORTH
IN THE CITY OF NOVI ZONING ORDINANCE.

ALL LANDSCAPE MATERIALS WILL BE GUARANTEED
FOR A MINIMUM OF TWO (2) YEARS, AND SHALL
INCLUDE A MINIMUM ONE CULTIVATION IN JUNE,
JULY AND AUGUST FOR THE TWO YEAR WARRANTY
PERIOD.

BLDG ADDRESS NOTE:
IT IS ANTICIPATED THAT THE BUILDING ADDRESS
WILL BE LOCATED ON A GROUND SIGN. EXACT
LOCATION WILL BE SUBMITTED FOR A SEPARATE
BUILDING PERMIT. A CLEAR VIEW OF THE ADDRESS
WILL BE MAINTAINED FROM ROADWAY

EXISTING I-1
ZONING DISTRICT

EXISTING I-1
ZONING DISTRICT

EXISTING I-1
ZONING DISTRICT

EXISTING R-4
ZONING DISTRICT
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4
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2

2

2

2

2

1

PROPOSED CONSERVATION EASEMENT
TO BE PLACED OVER AREA BETWEEN WALL
AND PROPERTY LINE TO THE EAST, WHICH
CONTAINS WOODLAND REPLACEMENTS.

BACKSIDE OF EXISTING BERM
TO REMAIN, RETAINING WALL
TO BE USED TO ACCOMMODATE
PARKING. SEE ARCH DWGS FOR
RETAINING WALL DESIGN/DETAILS

LANDSCAPE REQUIREMENTS
EXISTING SITE ZONING:    I-1, INDUSTRIAL DISTRICT
EXISTING SITE AREA:         103,942  S.F. OR 2.39 ACRES

NON-RESIDENTIAL SUBDIVISION LANDSCAPING
1 DECIDUOUS OR EVERGREEN TREE PER 35 L.F. OF FRONTAGE
1 SUB-CANOPY TREE PER 40 L.F. OF FRONTAGE
1 STREET TREE BETWEEN CURB AND WALK PER 50 L.F. OF FRONTAGE
1 SHRUB PER 20 L.F. OF FRONTAGE
MASSING OR PERENNIALS AND GRASSES AT 10% OF FRONTAGE
VENTURE DRIVE: 458-50 L.F. = 408 L.F.
REQUIRED: 408 L.F. / 35 L.F. = 11.65 OR 12 CANOPY TREES REQUIRED

408 L.F. / 40 L.F. = 10.2 OR 10 SUB-CANOPY TREES REQUIRED
408 L.F. / 20 L.F. = 20.4  OR 20 SHRUBS
408 L.F. X 10% =  40.8 OR 41 L.F. OF GRASS AND PERENNIAL MASSING

PROVIDED:  12 CANOPY TREES, 10 SUB-CANOPY TREES, 22 SHRUBS, 49 L.F. OF
PERENNIAL AND GRASS MASSING

PARKING LOT LANDSCAPE REQUIREMENTS (I), (P)
INTERIOR PARKING LOT (I)
6% OF TOTAL VEHICLE USE AREA UP TO 50,000 S.F. THEN 0.5%
VUA: 43,067 S.F. (CALCULATED)
43,695 S.F. X 6% = 2,622 S.F. AREA REQUIRED
PROVIDED: 3,309 S.F.
2,622 S.F. / 200 S.F. = 13.11 OR 13 TREES REQUIRED
PROVIDED: 13 TREES

PARKING PERIMETER (P)
1 TREE PER 35 L.F. OF PARKING PERIMETER
1,357 L.F. / 35 L.F. = 38.77 OR 39 TREES REQUIRED
PROVIDED: 39 TREES

ACCESSWAY (P)
1 TREE PER 35 L.F. ON EACH SIDE OF DRIVE
NORTH DRIVE: 80 L.F. / 35 L.F. = 2.2 OR 2 TREES
PROVIDED: 2 TREES
SOUTH DRIVE: 80 L.F. / 35 L.F. = 2.2 OR 2 TREES
PROVIDED: 2 TREES

INTERIOR BUILDING LANDSCAPE
BUILDING PERIMETER X 8', 60 % REQUIRED TO BE LANDSCAPED
REQUIRED:
888 L.F. - 42' (ENTRY WALKS) X 8' = 6,768 S.F. TOTAL AREA REQUIRED
PROVIDED: 7,475.81 S.F.
NORTH FACADE: 89% LANDSCAPED
WEST FACADE:  100% LANDSCAPED
EAST FACADE:     79% LANDSCAPED
SOUTH FACADE: 92% LANDSCAPED

WOODLAND REPLACEMENT TREES
WOODLAND REPLACEMENT TREES REQUIRED: 176
(SEE SHEET L1 TREE PRESERVATION FOR CALCULATIONS)
WOODLAND REPLACEMENT TREES PROVIDED: 48
( THE BALANCE FOR 128 TREES WILL BE PAID INTO THE CITY TREE FUND)

ALL TREES SHALL BE AT LEAST 10'
FROM HYDRANTS OR UTILITY STRUCTURES
AND 5 FEET FROM UNDERGROUND UTILITY
LINES

Pickleball Novi
No. 22650, 22700 & 22750
Venture Drive

6-BX
8-PV
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CONTRACTOR NOTE:
ALL TREES ARE TO BE LOCATED AT LEAST 10 FEET FROM
HYDRANTS OR UTILITY STRUCTURES AND 5 FEET FROM
UNDERGROUND UTILITY LINES

O
V

ER
HE

A
D

 U
TIL

ITY
 L

IN
ES

1-NS(I)

17-DG(B)

13-JS

2-AL(G)

59-HM(B)

2-OV(W)

2-CF(W)

13-JH(G)
20-DF(G)

11-PV
10-BX

6-CA(G)

11-CS(G)

13-JH(G)
20-DF(G)

6-CA(G)

14-PV
12-BX

8-PV
6-BX

7-GB(P)

2-GT(P)

2-GT(P)

3-GT(P)

08/29/23 REVISED PER CITY REVIEW

ALL PROPOSED PLANTINGS
SHALL NOT BE PLANTED WITHIN
4' OF THE PROPERTY LINE

PROPOSED 10' HT SOUNDPROOF
ACOUSTIC FENCING

Dan Dempsey
43643 Nine Mile Road
Northville, MI 48167

(T) 248-767-7962

1-CF(W)

47-TH

ALL PROPOSED PLANTINGS
SHALL NOT BE PLANTED WITHIN
4' OF THE PROPERTY LINE

12/18/23 REVISED PER CITY REVIEW

4-LT(P)

2-TA(P)

03/20/24 REVISED PER CITY REVIEW

1-LT(P)

04/03/24 REVISED DETENTION PER CITY

2-CF(W)

3-QB(W)

1-AR(P)

1-AR(P)

3-QB(W)

NO TREES SHALL BE PLANTED WITHIN
THE DRIPLINE OF EXISTING TREES TO
REMAIN

05/01/24 REVISED PER CITY REVIEW
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Landscape Notes
and Details

G. Ostrowski

SCALE:

Know what's below
Call before you dig.
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NOWAK & FRAUS ENGINEERS

46777 Woodward Ave.

Pontiac, MI 48342-5032

Tel. (248) 332-7931

Fax.  (248) 332-8257

civil Engineers

Land Surveyors

Land Planners

ENGINEERS

05-15-2023

Part of the SE. 1/4 of
Section 26, T.1N., R.8E.,
City of Novi,
Oakland County, MI

Dan Dempsey
43643 Nine Mile Road
Northville, MI 48167

(T) 248-767-7962

Pickleball Novi
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BASIS OF CALCULATION DIAGRAM
NTS

VUA: 43,067 S.F.

ACCESSWAY
40 L.F. PKG INTERIOR

363 S.F.PKG INTERIOR
156 S.F.

PKG INTERIOR
205 S.F.

PKG INTERIOR
255 S.F.

PKG INTERIOR
212 S.F.

PKG INTERIOR
200 S.F.

PKG INTERIOR
200 S.F.

PKG INTERIOR
400 S.F.

PKG INTERIOR
205 S.F.

PKG INTERIOR
151 S.F.

PKG INTERIOR
205 S.F.

PKG INTERIOR
237 S.F.

PKG PERIMETER
925 L.F.

ACCESSWAY
40 L.F.

PKG INTERIOR
205 S.F.

PKG INTERIOR
236 S.F.

PKG INTERIOR
205 S.F.

ACCESSWAY
40 L.F.

BLDG FOUNDATION
426 S.F.

BLDG FOUNDATION
526 S.F.

BLDG FOUNDATION
218 S.F.

BLDG FOUNDATION
4,967 S.F.

BLDG FOUNDATION
279 S.F.

BLDG FOUNDATION
360 S.F.

ACCESSWAY
40 L.F.

PKG PERIMETER
31 L.F.

PKG PERIMETER
144 L.F.

PKG PERIMETER
188 L.F.

BLDG FOUNDATION
225 S.F.

BLDG FOUNDATION
260 S.F.

BLDG FOUNDATION
200 S.F.

EXISTING CHAIN LINK FENCE

PROPOSED RETAINING WALL AS
NECESSARY TO PRESERVE EXISTING
BERM

EXISTING 8' HT BERM TO REMAIN

EXISTING BERM CROSS-SECTION
NTS

08/29/23 REVISED PER CITY REVIEW

12/18/23 REVISED PER CITY REVIEW

EXISTING ADJACENT RESIDENCE

03/20/24 REVISED PER CITY REVIEW

PKG PERIMETER
35 L.F.

04/03/24 REVISED DETENTION PER CITY

05/01/24 REVISED PER CITY REVIEW
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Mounting Height Note
MOUNTING HEIGHT IS MEASURED FROM GRADE TO
FACE OF FIXTURE. POLE HEIGHT SHOULD BE
CALCULATED AS THE MOUNTING HEIGHT LESS BASE
HEIGHT.

Drawing Note
THIS DRAWING WAS GENERATED FROM AN ELECTRONIC
IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE
VERIFIED IN FIELD BY OTHERS.
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Statistics

Description Symbol Avg Max Min Max/Min Avg/Min Avg/Max

PARKING LOT 1.6 fc 3.1 fc 0.4 fc 7.8:1 4.0:1 0.5:1
PROPERTY LINE 0.1 fc 0.3 fc 0.0 fc N/A N/A 0.3:1
SIDEWALKS 1.0 fc 6.4 fc 0.3 fc 21.3:1 3.3:1 0.2:1

Schedule

Symbol Label QTY Manufacturer Description Lamp CRI Controls Mounting
Height

A
8 Lithonia Lighting D-Series Size 0 Area Luminaire 4000K LED 80 Acuity

nLight
25'-0"

B
16 Lithonia Lighting WDGE2 LED WALL PACK 4000K LED 80 Acuity

nLight
10'-6"

C
4 Lithonia Lighting 6IN LED DOWNLIGHT 4000K LED 80 Acuity

nLight
10'-0"

Ordering Note
FOR INQUIRIES CONTACT GASSER BUSH AT
QUOTES@GASSERBUSH.COM OR 734-266-
6705.

Alternates Note
THE USE OF FIXTURE ALTERNATES MUST BE
RESUBMITTED TO THE CITY FOR APPROVAL.

General Note
1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.
2. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.
3. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"
4. CLUB HOURS OF OPERATION: 8 AM TO 11 PM 7 DAYS A WEEK.
5. RESTAURANT HOURS OF OPERATION: NOON TO 10 PM 7 DAYS A WEEK.
6. ELECTRICAL SERVICE TO LIGHT FIXTURES SHALL BE PLACED UNDERGROUND.
7. FLASHING LIGHT SHALL NOT BE PERMITTED.
8. ONLY NECESSARY LIGHTING FOR SECURITY PURPOSES & LIMITED OPERTIONS SHALL BE PERMITTED AFTER A SITE'S
HOURS OF OPERATION.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD
CONDITIONS. THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA
TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED
METHODS. ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN
ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS. MOUNTING HEIGHTS
INDICATED ARE FROM GRADE AND/OR FLOOR UP.

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

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013.
FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.
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7. FLASHING LIGHT SHALL NOT BE PERMITTED.
8. ONLY NECESSARY LIGHTING FOR SECURITY PURPOSES & LIMITED OPERTIONS SHALL BE PERMITTED AFTER A SITE'S
HOURS OF OPERATION.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD
CONDITIONS. THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA
TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED
METHODS. ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN
ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS. MOUNTING HEIGHTS
INDICATED ARE FROM GRADE AND/OR FLOOR UP.

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

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013.
FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.
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Mounting Height Note
MOUNTING HEIGHT IS MEASURED FROM GRADE TO
FACE OF FIXTURE. POLE HEIGHT SHOULD BE
CALCULATED AS THE MOUNTING HEIGHT LESS BASE
HEIGHT.

Drawing Note
THIS DRAWING WAS GENERATED FROM AN ELECTRONIC
IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE
VERIFIED IN FIELD BY OTHERS.
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Statistics

Description Symbol Avg Max Min Max/Min Avg/Min Avg/Max

PARKING LOT 0.9 fc 1.7 fc 0.2 fc 8.5:1 4.5:1 0.5:1
PROPERTY LINE 0.0 fc 0.2 fc 0.0 fc N/A N/A 0.0:1
SIDEWALKS 0.5 fc 3.6 fc 0.2 fc 18.0:1 2.5:1 0.1:1

Schedule

Symbol Label QTY Manufacturer Description Lamp CRI Controls Mounting
Height

A
8 Lithonia Lighting D-Series Size 0 Area Luminaire 4000K LED 80 Acuity

nLight
25'-0"

B
16 Lithonia Lighting WDGE2 LED WALL PACK 4000K LED 80 Acuity

nLight
10'-6"

C
4 Lithonia Lighting 6IN LED DOWNLIGHT 4000K LED 80 Acuity

nLight
10'-0"

Ordering Note
FOR INQUIRIES CONTACT GASSER BUSH AT
QUOTES@GASSERBUSH.COM OR 734-266-
6705.

Alternates Note
THE USE OF FIXTURE ALTERNATES MUST BE
RESUBMITTED TO THE CITY FOR APPROVAL.

General Note
1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.
2. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.
3. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"
4. CLUB HOURS OF OPERATION: 8 AM TO 11 PM 7 DAYS A WEEK.
5. RESTAURANT HOURS OF OPERATION: NOON TO 10 PM 7 DAYS A WEEK.
6. ELECTRICAL SERVICE TO LIGHT FIXTURES SHALL BE PLACED UNDERGROUND.
7. FLASHING LIGHT SHALL NOT BE PERMITTED.
8. ONLY NECESSARY LIGHTING FOR SECURITY PURPOSES & LIMITED OPERTIONS SHALL BE PERMITTED AFTER A SITE'S
HOURS OF OPERATION.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD
CONDITIONS. THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA
TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED
METHODS. ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN
ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS. MOUNTING HEIGHTS
INDICATED ARE FROM GRADE AND/OR FLOOR UP.

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

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013.
FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.

General Note
1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.
2. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.
3. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"
4. CLUB HOURS OF OPERATION: 8 AM TO 11 PM 7 DAYS A WEEK.
5. RESTAURANT HOURS OF OPERATION: NOON TO 10 PM 7 DAYS A WEEK.
6. ELECTRICAL SERVICE TO LIGHT FIXTURES SHALL BE PLACED UNDERGROUND.
7. FLASHING LIGHT SHALL NOT BE PERMITTED.
8. ONLY NECESSARY LIGHTING FOR SECURITY PURPOSES & LIMITED OPERTIONS SHALL BE PERMITTED AFTER A SITE'S
HOURS OF OPERATION.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD
CONDITIONS. THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA
TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED
METHODS. ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN
ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS. MOUNTING HEIGHTS
INDICATED ARE FROM GRADE AND/OR FLOOR UP.

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

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013.
FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.
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FENCE MODEL:  AF8-VS8XLB

 
FULLY GROMMETED TO FIT ON CHAIN LINK FENCE.   

 

GROMMET SPACING: 1" FROM EDGE 

UNLESS NOTED OTHERWISE.     

• TOP:  8" O.C.

• BOTH SIDES:   6" O.C. 

• BTM:  SETS @ 3"  SPACED 18" O.C. RAISED 6"

 

 

WEIGHT:  1/8 THICK MAT'L :  1.1 / SQ FT

               3/16THICK MAT'L :  1.5 / SQ FT

 

ORDERS INCLUDES 250LB CABLE TIES FOR 

CHAIN LINK INSTALLMENT.
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PETITIONER 
Pickleball Novi 
 
REVIEW TYPE 
2nd Revised Preliminary Site Plan 
 
PROPERTY CHARACTERISTICS 

 Section 26 
 Site Location North of Nine Mile Road, East of Novi Road; 22650-22750 Venture Drive 
 Site School District Novi Community Schools 
 Site Zoning I-1: Light Industrial District 
 Adjoining Zoning North I-1: Light Industrial District 
  East R-4: One Family Residential 
  West I-1: Light Industrial District 
  South I-1: Light Industrial District  
 Current Site Use Vacant 

 Adjoining Uses 

North Vacant 
East Single Family Homes 
West Light Industrial 
South Light Industrial 

 Site Size 3.65 acres 
 Plan Date March 20, 2024 

 
PROJECT SUMMARY 
The applicant is proposing a new 45,000 square foot, 1.5 story recreational building with accessory uses 
including a restaurant/bar, Pro Shop, party room, and snack bar. The site is located east of Novi Road 
and north of Nine Mile Road, on the east side of Venture Drive. The site is zoned for Light Industrial Use (I-
1), and the future land use map indicates Industrial Research Development Technology. 
 
RECOMMENDATION 
Planning recommends approval of the revised Preliminary Site Plan, with the condition that the required 
waivers and variances are approved by the Planning Commission or Zoning Board of Appeals, as 
applicable. The plan mostly conforms to the requirements of the Zoning Ordinance, with deviations 
identified below. Planning Commission approval of the Special Land Use permit, Preliminary Site Plan, 
Woodland Permit and Stormwater Management Plan is required. All reviewers are now recommending 
approval.  
 
SPECIAL LAND USE CONSIDERATIONS 
In the I-1 District, Private indoor and outdoor recreational facilities require Special Land Use approval 
(Section 6.2.C) when adjacent to residential zoning districts. Section 6.2.C of the Zoning Ordinance 
outlines specific factors the Planning Commission shall consider in the review of a Special Land Use 
Permit request: 

 
PLAN REVIEW CENTER REPORT 

May 22, 2024 
Planning Review 

Pickleball Novi 
JSP 23-15 
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1. Whether, relative to other feasible uses of the site, the proposed use will cause any detrimental 
impact on existing thoroughfares in terms of overall volumes, capacity, safety, vehicular turning 
patterns, intersections, view obstructions, line of sight, ingress and egress, accel/decel lanes off-
street parking, off-street loading/unloading, travel times and thoroughfare level of service. 

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

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

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

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

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

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

various zoning districts of this Ordinance, and 
b. Is in harmony with the purposes and conforms to the applicable site design regulations of 

the zoning district in which it is located. 
 
The applicant has addressed the above considerations in their response letter.  
 
ORDINANCE REQUIREMENTS 
This project was reviewed for conformance with the Zoning Ordinance with respect to Article 3 (Zoning 
Districts), Article 4 (Use Standards), Article 5 (Site Standards), and any other applicable provisions of the 
Zoning Ordinance. Please address the items in bold below for the next submittal. 
 

1. Noise Impact Statement (Sec. 5.14.10.B): A Noise Impact Statement is required for those uses 
requiring Special Lands Use approval when adjacent to residential uses in the I-1 District. The noise 
impact statement shall demonstrate that the completed structure and all activities associated 
with the structure and land use will comply with the standards in Table 5.14.10.A.ii at all times. The 
applicant has provided a noise study prepared by Kolano and Saha Engineers dated July 31, 
2023. The study utilized sound modeling to predict sound levels for delivery vehicles, as well as the 
outdoor pickleball courts. The stated hours of operation for the outdoor courts are 10 am to 8 pm, 
which are within the Day Time Hours as defined by the Zoning Ordinance (7am to 10pm). With the 
residential receiving zone to the east of the property, sound levels may not exceed 60 decibels at 
the property line during daytime hours. Exhibit 8 of the study shows that the outdoor pickleball 
sounds are expected to be 65 dB(A), exceeding the city’s noise limit. Exhibit 9 of the study adds a 
10-foot tall sound barrier to the east and south of the pickleball courts, which reduces the noise to 
below the daytime limit. Therefore, if the project is approved the 10-foot sound barrier would be 
required, and the outdoor courts could not be utilized after 8 pm. 
 

2. Restaurant Use (Sec. 3.14.5.C): Restaurant uses are not listed as a permitted Use in the I-1 District. 
“Eating and Drinking Establishments” are listed under “Uses which serve the limited needs of an 
industrial district,” which are subject to special land use approval and subject to the conditions of 
Section 4.49. These uses are not permitted on sites adjacent to residential districts. Accessory uses, 
as defined in the Zoning Ordinance, include “Uses clearly incidental to a main use such as but not 
limited to offices of an industrial or commercial complex located on the site of the commercial or 
industrial complex.” The applicant makes the case that the restaurant use proposed is an 
accessory to the primary Indoor Recreation Facility. The size of the restaurant/bar/kitchen is 4,310 
square feet, or approximately 10% of the total facility size.  The Planning Commission will need to 
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make a determination whether the proposed restaurant use is “clearly incidental to, or customarily 
found in connection with, the principal use proposed.” 
 

3. Supportive Retail Uses: The floor plan shows a proposed Pro Shop, at 610 square feet, and a snack 
bar is 1,440 square feet.  It is staff’s opinion that these uses are considered customarily incident to 
the use as an indoor/outdoor recreation facility.      
 

4. Parking Setback (3.14.5.B): In the I-1 District, the minimum parking setback for parcels abutting a 
residential district is 100 feet. The applicant has proposed parking within 61 feet from the property 
line. The Zoning Board of Appeals would need to approve a variance for the setback deficiency of 
39 feet.  
 

5. Minimum Parking (Sec. 5.2): The minimum parking required for the uses proposed (15 pickleball 
courts, Office/Pro Shop, Restaurant, Snack Bar/Party Room, Fitness Room) is calculated to be 151 
parking spaces. The applicant proposes 142 spaces. In this submittal the applicant has reduced 
building programming to reduce the required parking, and added 7 parking spaces to reduce the 
deficiency from 57 spaces to 9 spaces.  
 
The Zoning Board of Appeals would need to approve a variance to permit the deficiency of 9 
parking spaces. 
 

6. Woodland Permit: As noted in the Woodland review letter, the applicant proposes to remove 90 
regulated trees, requiring 176 replacement credits. The plan proposes 50 replacements to be 
planted on-site, with the remaining to be paid into the Tree Fund. The applicant is encouraged to 
plant replacement credits on-site to the extent possible. All on-site replacements will be placed in 
a Conservation Easement to protect them permanently.    

 
7. Bike Parking (Sec. 5.16): The site plan shows 8 bike parking spaces proposed on the east side of 

the building. The Ordinance states that when 4 or more spaces are required, they should be 
placed to serve multiple entrances. The ordinance also states, “Bicycle parking facilities shall be 
located along the principal building entrance approach line and be clearly visible and easily 
accessible from the approach and building entrance being served.”  The applicant states that 
the bike racks are positioned near the only entrance that will be accessible to patrons of the 
club.  
 

8. Planning Chart: Please refer to the attached Planning Chart for additional comments to address 
in the next submittal. 
 

OTHER REVIEWS 
a. Engineering Review: Engineering recommends approval of the Preliminary Site Plan and the 

Stormwater Management Plans. Additional comments to be addressed in the Final Site Plan 
submittal.  

b. Landscape Review: Landscape recommends approval of the Preliminary Site Plan, with the 
condition that Planning Commission approves the waiver for screening berm height. 
Additional comments to be addressed in the Final Site Plan submittal. 

c. Woodland Review: Woodland review recommends approval. Woodland permit is required 
for the removal of regulated trees.  

d. Traffic Review: Traffic recommends approval of the Preliminary Site Plan. Additional 
comments to be addressed in the Final Site Plan submittal. 

e. Façade Review: Facade recommends approval of the Preliminary Site Plan.  
f. Fire Review: Fire recommends conditional approval of the Preliminary Site Plan. Additional 

comments to be addressed in the Final Site Plan submittal.  
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NEXT STEP: PLANNING COMMISSION MEETING 
This project will be scheduled for Preliminary Site Plan, Special Land Use, Woodland Permit and 
Stormwater Management Plan public hearing and review on June 26, 2024. Please provide the 
following by June 20th: 
 

1. Site Plan submittal in PDF format. (This has been received) 
2. A response letter addressing ALL the comments from ALL the review letters and a request for 

waivers/variances as you see fit. 
3. A color rendering of the Site Plan, which is to be used for Planning Commission presentation. (This 

has been received) 
 

ZONING BOARD OF APPEALS 
Any variances shall be requested from the Zoning Board of Appeals prior to the submittal of the Final 
Site Plan. Please submit this application to Community Development Account Clerks to go before the 
Zoning Board of Appeals. The deadline for Zoning Board of Appeals applications is typically the first of 
the month for the following month’s meeting. 
 
FINAL SITE PLAN SUBMITTAL 
After receiving Planning Commission’s approval of the Preliminary Site Plan and ZBA approval of 
variances, please follow the Final Site Plan Checklist and submit for approval: 
 

1. Six copies of Final Site Plan sets (24” x 36”, folded) addressing ALL comments from Preliminary Site 
Plan Review. 

2. Response letter addressing ALL comments from ALL review letters and refer to sheet numbers 
where the change is reflected. 

3. Final Site Plan Application 
4. No Revision Façade Affidavit (only if no façade changes have been made) 
5. An itemized engineering cost estimate including sanitary sewer, watermain, storm sewer, paving 

and grading costs, size 8.5” x 11” (The cost estimate should not include soil erosion or demolition 
costs.) 

6. An itemized landscaping cost estimate including greenbelt and greenbelt ornamental trees, 
perennials, pond plantings, shrubs, edging, mulch, seed mix and seeded lawn, size 8.5” x 11” 
(The cost estimate should not include woodland trees, replacement trees or mitigation.) 

7. Hazardous Chemical Survey 
8. ROW Permit Application (as needed) 
9. Soil Erosion Permit Application 
10. Other Agencies Checklist 

 
LEGAL DOCUMENT REVIEW 
Drafts for all legal documents with a legal transmittal are to be submitted after Final Site Plan review. 
Any off-site easements must be reviewed, approved, and executed prior to approval of the Stamping 
Set. Legal Review Transmittal Forms will be provided with a list of required documents, along with 
invoices for the reviews.  
 
ELECTRONIC STAMPING SET SUBMITTAL AND RESPONSE LETTER 
After receiving Final Site Plan approval, plans addressing the comments in all the staff and consultant 
review letters should be submitted electronically for informal review and approval prior to printing 
Stamping Sets. A letter from either the applicant or the applicant’s representative addressing comments 
in this and other review letters and associated charts is to be submitted with the electronic stamping set. 
This letter should address all comments in ALL letters and ALL charts and refer to sheet numbers where 
the change is reflected. 
 
If required, drafts for all legal documents with a legal transmittal are to be submitted along with the 
electronic stamping set.  
 

https://www.cityofnovi.org/reference/forms/zbaapplication.aspx
https://cityofnovi.org/Reference/Forms/FSPChecklist.aspx
https://cityofnovi.org/Reference/Forms/FinalSitePlanApplication.aspx
https://cityofnovi.org/Reference/Forms/NoRevisionFacadeAffidavit.aspx
https://cityofnovi.org/Reference/Forms/HazardousMaterialsPacket.aspx
https://cityofnovi.org/Reference/Forms/ROWApplication.aspx
https://cityofnovi.org/Reference/Forms/Bldg-SoilErosionPermitNewDevelopment.aspx
https://cityofnovi.org/Reference/Forms/OtherAgencyChecklist.aspx
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STAMPING SET APPROVAL 
Stamping sets are required for this project.  After having received all of the review letters from City staff 
the applicant should make the appropriate changes on the plans and submit 10 size 24” x 36” copies 
with original signature and original seals on the cover sheet (subsequent pages may use electronic seal 
with signature), to the Community Development Department for final Stamping Set approval. 
 
PRE-CONSTRUCTION MEETING 
A Pre-Construction meeting is required for this project. Prior to the start of any work on the site, Pre-
Construction (Pre-Con) meetings must be held with the applicant’s contractor and the City’s consulting 
engineer. Pre-Con meetings are generally held after Stamping Sets have been issued and prior to the 
start of any work on the site.  There are a variety of requirements, fees and permits that must be issued 
before a Pre-Con can be scheduled, so it is recommended that you begin working with Sarah 
Marchioni [248.347.0430 or smarchioni@cityofnovi.org] in the Community Development Department 
after Final Site Plan approval.  If you have questions regarding the checklist or the Pre-Con itself, please 
contact Sarah.  
 
CHAPTER 26.5   
Chapter 26.5 of the City of Novi Code of Ordinances generally requires all projects be completed within 
two years of the issuance of any starting permit. Please contact Sarah Marchioni at 248.347.0430 for 
additional information on starting permits. The applicant should review and be aware of the 
requirements of Chapter 26.5 before starting construction. 
 
If the applicant has any questions concerning the above review or the process in general, do not 
hesitate to contact me at 248.347.0484 or lbell@cityofnovi.org. 
 

 

__________________________________________________ 
Lindsay Bell, AICP – Senior Planner 
 

mailto:lbell@cityofnovi.org


 
Items in Bold need to be addressed by the applicant with next submittal. Italicized items should be noted. 

Item 
 
Required Code Proposed 

Meets 
Code Comments 

 

Zoning and Use Requirements 
Master Plan 
(adopted July 27, 
2017) 

Industrial Research Development 
and Technology 
 

Indoor 
recreation 
facility 

Yes  

Zoning  
(Effective January 
8, 2015, as 
amended) 

I-1: Light Industrial District and I-2: 
General Industrial District No Change Yes 

 
 
 

Uses Permitted  
(Sec 3.1.18.B & C) 

Sec. 3.1.18.B Permitted Uses 
Sec. 3.1.18.C Special Land Uses 

Private indoor 
recreation 
facility 
 
Restaurant 

Yes 
 
 
 

Special Land Use when 
adjacent to residential 
district 
 
Restaurants as an 
accessory use – see 
Planning Letter for detailed 
comments 

Noise Impact 
Statement (Sec 
4.45, Sec. 
5.14.10.B.i) 

Noise Impact Statement to be 
prepared by a design 
professional: 

• Description of noise 
emissions 

• Compliance with 
5.14.10.A 

• Hours of operation 
• Soundproofing measures 

 
Provided 

 
Yes  

See Planning Review letter 
for detailed comments 

Height, Bulk, Density, and Area Limitations (Sec. 3.1.18.D) 
Frontage on a 
Public Street 
(Sec. 5.12) 

Frontage on a Public Street is 
required. 

Frontage on 
Venture Dr. Yes  

Access to a Major 
Throughfare (Sec. 
5.13) 

Vehicular access shall be 
provided only to an existing or 
planned major thoroughfare or 
freeway service drive OR access 
driveway on other street type is 
not across street from existing or 
planned single-family uses. 

Venture Dr 
connects to 
Nine Mile Rd 

Yes  

Minimum Zoning 
Lot Size for each 
Unit in Ac 
(Sec 3.6.2.D) 

Except where otherwise provided 
in this Ordinance, the minimum 
lot area and width, and the 
maximum percent of lot 

   

PLANNING REVIEW CHART: I-1, Light Industrial Zoning District 

Review Date: April 10, 2024 
Review Type: Revised Preliminary Site Plan 
Project Name: JSP 23-15 PICKLEBALL NOVI- VENTURE DR 

22-26-401-021, -022, -023; N of Nine Mile, E side of Venture Dr 
Plan Date: March 20, 2024 
Prepared by: Lindsay Bell, Senior Planner    

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

Meets 
Code Comments 

Minimum Zoning 
Lot Size for each 
Unit: Width in Feet 

coverage shall be determined on 
the basis of off-street parking, 
loading, greenbelt screening, 
yard setback or usable open 
space  

   

Maximum % of Lot 
Area Covered 
(By All Buildings) 

(Sec 3.6.2.D) 
38,464 sf / 
159,007 sf = 
24.2% 

 
 

Building Height  
(Sec. 3.14.5.C) 25 ft adjacent to residential  25 feet 

average Yes  

Building Setbacks (Sec. 3.1.18.D) 
Front (West) 40 ft 40 ft Yes  
Int. Side (North) 20 ft 81.5 ft Yes  
Int. Side (South) 20 ft 133 ft Yes  
Rear (East) *adj to 
residential 

100 ft 126.9 ft Yes  

Parking Setbacks (Sec. 3.1.18.D) Refer to applicable notes in Sec. 3.6.2 
Front (West) 40 ft (Sec. 3.6.2.E) 40 ft Yes  
Int. Side (North) 10 ft  10 ft Yes  
Int. Side (South) 10 ft 10.3 ft Yes  
Rear (East) *adj to 
residential 

100 ft (Sec. 3.14.5.B) 61.5 ft No ZBA variance approval 
would be required 

Note to District Standards (Sec. 3.6.2) 
Exterior Side Yard 
Abutting a Street  
(Sec 3.6.2.C)  

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

No exterior side 
yard 

NA  

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

Off-street parking is allowed in front yard if:   
The site is a minimum 2 acre site 3.65 acres Yes 
Does not extend into the 
minimum required front yard 

Complies Yes 

Cannot occupy more than 50% 
of the area between min. front 
yard setback & bldg. setback,  

Not proposed Yes 

Must be screened by brick wall or 
landscaped berm 2.5 ft tall 

 NA 

Lighting compatible with 
surrounding neighborhood 

 NA 

Off-Street Parking 
in Side and Rear 
Yards  
(Sec 3.6.2.F) 

Off-street parking is allowed in 
side and rear yards if the site does 
not abut residential. If it does, 
additional conditions apply: 

i. shall not occupy more 
than 50% of yard area 
abutting residential 

ii. parking setback no less 
than 100 ft from res district 

Site abuts 
residential 
 
 
 
17% 
 
61.5 ft 

 
 
 
 
 
Yes 
 
No 

 
 
 
 
 
 
 
ZBA variance approval 
would be required 

Setback from 
Residential District 
- Building 
(Sec 3.6.2.H) 

I-1 and I-2 districts, five (5) feet of 
horizontal setback for each foot 
of building height, or one-
hundred (100) feet, whichever is 

25-foot 
building 
requires 125 ft 
setback; 126.9 
ft proposed 

Yes  
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

greater. (unless separated by a 
thoroughfare or RR ROW) 

Wetland/Waterco
urse Setback (Sec 
3.6.2.M) 

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

Does not apply NA 
 

Additional Height  
(Sec 3.6.2.O) 
 

Additional heights for selected 
buildings is allowed based on 
conditions listed in Sec 3.6.2.O 

Does not apply NA  

Parking setback 
screening  
(Sec 3.6.2.P) 

Required parking setback area 
shall be landscaped per Sec. 
5.5.3. 

  See landscape review for 
detailed comments 

Modification of 
parking setback 
requirements (Sec 
3.6.2.Q) 

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

 NA  

I-1 District Required Conditions (Sec. 3.14) 

Other  
(Sec 3.14.2) 

Unless otherwise provided, 
dealing directly with consumer at 
retail, is prohibited. 

Accessory PRO 
Shop and 
snack bar 
proposed (620 
sf and 2,040 sf) 

 

Sec. 4.52 permits ancillary 
retail sales as a Special 
Land Use if limited to 10% 
of total floor space 

Parcels abutting 
residential district 
(Sec 3.14.5) 

No truck well, loading dock or 
door permitted on wall of building 
facing residential district.  
Site plan and driveways shall be 
designed to discourage semi-
trailer truck traffic adj to 
residential. 

No truck wells, 
or loading 
docks or doors 
proposed; 
Loading area 
on residential 
side of building 

  

No outside storage of any 
materials or equipment; 
Dumpsters permitted where 
properly screened – Refuse pick-
up limited to hours of 7 am to 5 
pm 

Dumpster 
located in rear 
yard ~ 80 ft 
from 
residential; 
Screening 
proposed 

Yes  

All off-street parking, delivery, 
loading/unloading shall not be 
closer than 100 feet from 
residential district, and screened 
effectively. 

Loading zone is 
100+ feet;  
Parking is 61.5 
feet 

No 
ZBA variance approval 
would be required for 
parking setback 

Maximum height of any building 
constructed on a lot or site 
adjacent to a residential district 
shall be 25-feet, except where 
there is a street, road, highway, or 
freeway between lot and 
residential district 

25 ft  Yes  

Where a building wall faces 
residential, no floodlighting of 
such façade permitted. Lighting 
of doorways not precluded 

Provided Yes  

Earth berm and plantings are Existing 5-9 foot  See Landscape review – 
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

required: 
• Continuous, 

undulating/serpentine form 
• Max slope ratio of 3’ 

horizontal to 1’ vertical 
• Flat horizontal crest 6’ width 
• Minimum height 10 feet 
• Opacity 80% in winter, 90% in 

summer 
• If existing trees are 6” dbh or 

greater, berm may be 
designed in natural format 

 

berm 
proposed to 
be retained, 
with proposed 
3-foot tall 
retaining wall 
adjacent to 
parking lot 
Detail of berm 
shows 1:4 slope 
Some trees 
shown 
preserved  
 

Waiver is required 

Windows and doors of non-office 
use areas may not be left open Noted on plan Yes  

Planning 
Commission 
Findings 
(Sec 3.14.3) 

The scale, size, building design, 
facade materials, landscaping 
and activity of the use is such that 
current and future adjacent 
residential uses will be protected 
from any adverse impacts. 

Shall comply TBD 
Planning Commission will 
decide as part of the Site 
Plan approval. 

The intended truck delivery 
service can be effectively 
handled without long term truck 
parking on site. 

Shall comply TBD 
Planning Commission will 
decide as part of the Site 
Plan approval. 

The lighting, noise, vibration, odor 
and other possible impacts are in 
compliance with standards and 
intent of this article and 
performance standards of 
Section 5.14. 

Shall comply; 
Noise Study 
provided 

TBD 
Planning Commission will 
decide as part of the Site 
Plan approval. 

The storage and/or use of any 
volatile, flammable or other 
materials shall be fully identified in 
application and shall comply with 
any city ordinances regarding 
toxic or hazardous materials. 

HazChem 
survey 
provided 

Yes  

There is compliance with the 
City's hazardous materials 
checklist for required submittal 
data. 

Provided Yes  

Parking and Loading Requirements 
Number of 
Parking Spaces 
 
(Sec. 5.2.12.E, as 
amended 
December 26, 
2019) 

Various uses proposed: 
13 Pickleball courts (+2 outdoor) 
Office/Pro Shop 
Snack bar/Party Room 
Restaurant (104 seats shown) 
Fitness Room 

142 proposed 
 
151 required 

No 
Deficiency in parking 
would require ZBA 
variance  

Parking Space 
Dimensions and 

- 90° Parking: 9 ft. x 19 ft.  
- 24 ft. two way drives 

9’ x 17’ spaces 
9’ x 19’ spaces Yes  
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

Maneuvering 
Lanes  
(Sec. 5.3.2) 

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

Curb heights 
as 

End Islands  
(Sec. 5.3.12) 

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

- The end islands shall generally 
be at least 8 ft. wide, have an 
outside radius of 15 ft., and be 
constructed 3 ft. shorter than 
the adjacent parking stall 

End islands 
provided  See Traffic comments 

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

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

Complies Yes  

Barrier Free 
Spaces 
(Barrier Free 
Code) 

Based on the requirement of 151 
spaces, 4 standard and 1 van-
accessible spaces are required 

3 standard; 
2 van 
accessible 

Yes  

Barrier Free Space 
Dimensions 
(Barrier Free 
Code) 

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

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

Complies Yes  

Barrier Free Signs  
(Barrier Free 
Code) 

One sign for each accessible 
parking space. Shown Yes  

Minimum number 
of Bicycle Parking  
(Sec. 5.16.1) 

Recreation Facilities: 5% of 
required automobile spaces, 
minimum 8 spaces (151 x .05 = 8 
spaces) 

8 spaces Yes  

Bicycle Parking  
General 
requirements 
(Sec. 5.16) 

No farther than 120 ft. from the 
entrance being served  Yes  

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

1 location Yes 
Applicant states the 
eastern entrance is only 
one accessible by patrons 

Spaces to be paved and the bike 
rack shall be inverted “U” design 
Shall be accessible via 6 ft. 
paved sidewalk 

U-rack detail 
provided Yes  

Bicycle Parking 
Lot layout 
(Sec 5.16.6) 

Parking space width: 6 ft. 
One tier width: 10 ft.  
Two tier width: 16 ft. 
Maneuvering lane width: 4 ft.  

Layout shown Yes  
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

Parking space depth: 2 ft. single, 
2 ½ ft. double 

Loading Spaces 
(Sec. 5.4.3) 

All loading and unloading 
operations shall be conducted in 
the rear yard, except in those 
instances where: 
- The Industrial district abuts a 
residential district, in which case, 
the conditions of Section 3.14.5 
shall apply 
 

Loading in the 
rear yard.  

See page 3 – loading 
screened and located 
more than 100 ft from 
residential as required 

Dumpster, Accessory Structures, and Rooftop Equipment (Sec. 4.19) 

Dumpster 
(Sec 4.19.2.F) 

- Located in rear yard 
- Attached to the building or  
- No closer than 10 ft. from 

building if not attached 
- Not located in parking setback  
- If no setback, then it cannot be 

any closer than 10 ft, from 
property line.  

Away from Barrier free Spaces 

Rear side yard 
proposed, not 
within setback 

Yes  

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

- Screened from public view 
- A wall or fence 1 ft. higher than 

height of refuse bin  
- And no less than 5 ft. on three 

sides 
- Posts or bumpers to protect the 

screening 
- Hard surface pad.  
Screening Materials: Masonry, 
wood or evergreen shrubbery 

Provided Yes See Façade Review 

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

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

Shown Yes  

Roof top 
appurtenances 
screening 

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

Shown Yes  

Building Code and Other Requirements 

Woodlands 
(City Code Ch. 
37) 

Replacement of removed trees 

90 trees to be 
removed; 
176 credits 
required 
50 provided 
on-site 

 See Woodland review 

Wetlands 
(City Code Ch. 
12, Art. V) 

Mitigation of removed wetlands 
at ratio of 1.5:1 emergent 
wetland, 2:1 for forested wetlands 

Applicant has 
verified no 
wetlands on 
site 

NA  
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

Design and 
Construction 
Standards Manual 

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

Complies Yes  

General layout 
and dimension of 
proposed 
physical 
improvements 

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

Generally 
provided  See review letters for any 

missing items 

Economic Impact 
Information 

- Total cost of the proposed 
building & site improvements 
- Number of anticipated jobs 
created (during construction & 
after building is occupied, if 
known) 

Provided Yes  

Building Exits Building exits must be connected 
to sidewalk system or parking lot. 

Exits shown, 
sidewalks 
provided 

Yes  

Phasing 

All projects must be completed 
within two years of the issuance 
of any starting permit or phasing 
plan should be provided 

 NA  

Other Permits and Approvals 

Development/ 
Business Sign 
 
(City Code Sec 
28.3) 

The leading edge of the sign 
structure shall be a minimum of 10 
ft. behind the right-of-way. 
Entranceway shall be a maximum 
of 24 square feet, measured by 
completely enclosing all lettering 
within a geometric shape. 
Maximum height of the sign shall 
be 5 ft.  

 NA 
Contact Ordinance 
Division at 248.735-5678 for 
sign permit information. 

Project & Street 
Naming 
Committee 

Some projects may need 
approval from the Street & 
Project Naming Committee 

 NA  

Lighting and Photometric Plan (Sec. 5.7) 

Intent (Sec. 5.7.1)  

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

Provided   

Lighting Plan  
(Sec. 5.7.A.i)  

Site plan showing location of all 
existing & proposed buildings, 
landscaping, streets, drives, 
parking areas & exterior lighting 
fixtures 

Provided Yes  



JSP23-15 Pickleball Novi     Page 8 of 8 
Revised Preliminary Site Plan Review  April 10, 2024 

 

 

Item 
 
Required Code Proposed 

Meets 
Code Comments 

Building Lighting 
(Sec. 5.7.2.A.iii) 

Relevant building elevation 
drawings showing all fixtures, the 
portions of the walls to be 
illuminated, illuminance levels of 
walls and the aiming points of 
any remote fixtures. 

Provided Yes  

Lighting Standards 
(Sec. 5.7.A.2.ii)  

Specifications for all proposed & 
existing lighting fixtures 

3 fixture specs 
provided Yes 

 
 
 
 
 
 
 
 
 
 

Photometric data Shown  Yes  

Fixture height 25 ft max 
shown Yes 

Mounting & design Poll, wall pack, 
and downlights Yes 

Glare control devices  
(Also see Sec. 5.7.3.D) Shown Yes 

Type & color rendition of lamps LED, 4000k Yes 

Hours of operation Building 7am to 
11pm Yes 

Max Height 
(Sec. 5.7.3.A)  

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

25 ft  Yes  

Standard Notes 
(Sec. 5.7.3.B)  

- Electrical service to light fixtures 
shall be placed underground 

- Flashing light shall not be 
permitted 

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

Provided Yes  

Security Lighting 
(Sec. 5.7.3.H) 

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

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

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

Plans indicate 
light levels 
dimmed to 
50% after hours 

Yes  

Average Lumen 
(Sec.5.7.3.E)  

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

4:1 shown Yes  

True Color 
Rendering 
(Sec. 5.7.3.F)  

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

LED Yes  

Parking areas: 0.2 min 0.4 fc min Yes  
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Item 
 
Required Code Proposed 

Meets 
Code Comments 

Min. Illumination 
(Sec. 5.7.3.k)  

Loading & unloading areas: 0.4 
min 0.9 fc min Yes  

 
 Walkways: 0.2 min 0.3 fc min Yes 

Building entrances, frequent use: 
1.0 min 1.0 min Yes 

Building entrances, infrequent 
use: 0.2 min 0.4 min Yes 

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

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

Not exceeded 
on N, W, S Yes  

Cut off Angles 
(Sec. 5.7.3.L)  

When adjacent to residential 
districts: 
- All cut off angles of fixtures must 

be 90°  
- maximum illumination at the 

property line shall not exceed 
0.5 foot candle 

- No direct light source shall be 
visible at the property line 
(adjacent to residential) at 
ground level 

0.0 fc shown at 
residential 
property line 

Yes  

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

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

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

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



 

ENGINEERING REVIEW 

 

  



 
 
APPLICANT 
Dan Dempsey 
 
REVIEW TYPE 
2nd Revised Preliminary Site Plan 
 
PROPERTY CHARACTERISTICS 
 
 Site Location:  North of 9 Mile Road east of Venture Drive 
 Site Size:   +/- 3.65 acres 
 Plan Date:  5-01-2024 
 Design Engineer:  Nowak & Fraus Engineers 
 
PROJECT SUMMARY  
 
 Construction of an approximately 45,000 square-foot building and associated 

parking.  Site access would be provided via Venture Drive. 

 Water service would be provided by extension from the existing 12-inch water main 
along the east side of Venture Drive.  A domestic lead and fire lead would be 
provided to serve the building, along with one additional hydrant. 

 Sanitary sewer service would be provided by an extension from the existing 8-inch 
sanitary sewer along the west side of Venture Drive. A sanitary service lead is 
proposed to provide serve to the building, along with a monitoring manhole. 

 Storm water would be collected by a single storm sewer collection system and   
discharged to an underground detention system. 

 
RECOMMENDATION  
 
Approval of the 2nd Revised Preliminary Site Plan and Preliminary Storm Water 
Management Plan is recommended. Approval of the Storm Water Management Plan is 
recommended.  
  
Comments: 
The 2nd Revised Preliminary Site Plan meets the general requirements of the design and 
construction standards as set forth in Chapter 11 of the City of Novi Code of Ordinances, 
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the Storm Water Management Ordinance and the Engineering Design Manual with the 
following items to be addressed at the time of Final Site Plan submittal: 
 

General 
1. Only at the time of the printed Stamping Set submittal, provide the City’s 

standard detail sheets for water main (5 sheets), sanitary sewer (3 sheets), storm 
sewer (2 sheets), paving (2 sheets). The most updated details can be found on 
the City’s website under Engineering Standards and Construction Details.  

2. A Right-of-Way Permit will be required from the City of Novi. 
3. Label the site distance length provided, for this road the minimum site distance 

should be 260’. 
4. Provide a construction materials table on the utility plan listing the quantity and 

material type for each utility (water, sanitary and storm) being proposed.   
5. Provide a utility crossing table indicating that at least 18-inch vertical clearance 

will be provided, or that additional bedding measures will be utilized at points 
of conflict where adequate clearance cannot be maintained. 

6. Generally, all proposed trees shall remain outside utility easements.  Where 
proposed trees are required within a utility easement, the trees shall maintain a 
minimum 5-foot horizontal separation distance from any existing or proposed 
utility.  All utilities shall be shown on the landscape plan, or other appropriate 
sheet, to confirm the separation distance.  

7. The grading and SESC sheets shall show the tree fence at least as far from the 
trunk as the critical root zone, defined as a circular area around a tree with a 
radius measured to the tree’s longest dripline radius plus one (1) foot.  No 
grading shall occur within the dripline.  If the critical root zone is not fully 
protected, then replacements for that tree may be required. 

Water Main 
8. Per current EGLE requirement, provide a profile for all proposed water main 8-

inch and larger. 
9. Provide water main basis with final site plan submittal.  
10. A sealed set of utility plans along with the Michigan Department of Environment, 

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

11. One full section centered at each crossing should be shown in the profile 
provided at time of final site plan submittal.   

Irrigation Comments 
12. Plan will be provided with final site plan submittal.  

 

https://cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://cityofnovi.org/services/public-works/engineering-division/engineering-standards-and-construction-details
https://www.cityofnovi.org/reference/forms/rowapplication.aspx
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877-MiEHDWIS-Physical-Permit-Application.pdf
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877-MiEHDWIS-Physical-Permit-Application.pdf
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5940-Streamlined-Water-Main-Permit-Checklist.pdf?rev=f99737e9e3c24224a83f3955caf567c1
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877c-MiEHDWIS-Contaminated-Site-Evaluation-Checklist.pdf
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877c-MiEHDWIS-Contaminated-Site-Evaluation-Checklist.pdf
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Sanitary Sewer 
13. Illustrate all pipes intersecting with manholes on the sanitary profiles. 

Storm Sewer 
14. Additional details will be provided with final site plan submittal.  

Storm Water Management Plan  
15. The Storm Water Management Plan (SWMP) for this development shall be 

designed in accordance with the Storm Water Ordinance and Chapter 5 of the 
Engineering Design Manual (updated Jan 31, 2024) 

16. As part of the Storm Drainage Facility Maintenance Easement Agreement, 
provide an access easement for maintenance over the storm water detention 
system and the pretreatment structure.  Also, include an access easement to 
the underground detention area from the public road right-of-way. 

17. Provide manufacturer’s details and sizing calculations for the pretreatment 
structure(s) on the plans.  Provide drainage area and runoff coefficient 
calculations specific to the area tributary to each treatment structure.  The 
treated flow rate should be based on the 1-year storm event intensity (~1.6 
In/Hr).  Higher flows shall be bypassed.   

18. Provide release rate calculations for the three design storm events (first flush, 
bank full, 100-year). Provide elevations of underground detention system.  

19. The flow restriction shall be accomplished by methods other than a pipe 
restriction in an oversized pipe due to the potential for clogging and restrictor 
removal.  A perforated standpipe, weir design, baffle wall, etc. should be 
utilized instead. 

Underground Storage: 
20. Provide the overland routing that would occur in the event the underground 

system cannot accept flow.  This route shall be directed to a recognized 
drainage course or drainage system. 

21. Provide an underdrain along the downstream side of the underground 
detention system which is tied into a manhole as a means of secondary storm 
water conveyance to the outlet. 

22. Provide a table or note addressing the required bedding depth vs. bearing 
capacity of the underlying soils in the vicinity of the underground detention 
system per the manufacturer’s specifications. 

23. Provide a note on the plans stating the City’s inspecting engineers shall verify 
the bearing capacity of the native soils to verify an adequate bedding depth 
is provided. 

24. Provide a note on the underground detention detail that aggregate porosity 
will be tested, and results provided to the City’s inspecting engineers.   

25. Provide inspection ports throughout the underground detention system at the 
midpoint of all storage rows. Additional inspection ports may be required for 
systems larger than 200 feet. One inspection port every 50 feet for isolator row. 

26. Inspection ports shall be a minimum of 8-inches. 

https://cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
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27. For piped/chamber systems the underground storage system shall include 4-
foot diameter manholes at one end of each row for maintenance access 
purposes.  

28. Provide critical elevations for the detention system. Also, provide a cross-section 
for the underground detention system.  Ensure that there is at least 1 foot of 
freeboard between the 100-year elevation and the subgrade elevation 
beneath the pavement. 

Paving & Grading 
29. Retaining wall sheets shall be signed and sealed by the design engineer 

responsible for the proposed retaining wall design and all associated 
calculations. Additional retaining wall details must be provided at time of final 
site plan submittal. Provide height of the wall, length of the wall and materials 
to be used. 

30. Detectable warning plates are required at all barrier free ramps, hazardous 
vehicular crossings and other areas where the sidewalk is flush with the adjacent 
drive or parking pavement.  The barrier-free ramps shall comply with current 
MDOT specifications for ADA Sidewalk Ramps.  Provide the latest version of the 
MDOT standard detail for detectable surfaces.   

31. Label specific ramp locations on the plans where the detectable warning 
surface is to be installed. 

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

33.  
34. Provide Dumpster Pad details, 8” concrete on 8” 21 AA aggregate base. Note: 

Dumpster pad shall extend minimum 10’ beyond dumpster enclosure. 
35. Retaining walls that are 48-inches or larger shall need a permit from Building 

Department. 
36. A retaining wall that has a grade change of 30” or more within a 3’ horizontal 

distance will require a guardrail. 

Soil Erosion and Sediment Control 
37. A SESC permit is required. A full review has not been completed at this time. A 

review will be done when a completed packet is submitted to Sarah Marchioni 
at Community Development.   
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The following must be submitted with the Final Site Plan: 
38. A letter from either the applicant or the applicant’s engineer must be submitted 

with the Stamping Set highlighting the changes made to the plans addressing 
each of the comments listed above and indicating the revised sheets involved. 
Additionally, a statement must be provided stating that all changes to the plan 
have been discussed in the applicant’s response letter. 

39. An itemized construction cost estimate must be submitted to the Community 
Development Department for the determination of plan review and 
construction inspection fees. This estimate should only include the civil site work 
and not any costs associated with construction of the building or any demolition 
work.  The estimate must be itemized for each utility (water, sanitary, storm 
sewer), on-site paving (square yardage, should include number do detectable 
warning plates), right-of-way paving (including proposed right-of-way), 
grading, and the storm water basin (basin construction, control structure, pre-
treatment structure and restoration). 

40. Due to the above comments, the itemized construction cost estimate should 
be revised and resubmitted to the Community Development Department for 
the determination of plan review and construction inspection fees. 

The following must be submitted with the Stamping Set: 
Legal review transmittal shall be provided with the final site plan review letter.  Links to the 
PDF copy of the easements are below, word document versions of each legal document 
can be found on the City’s Website under Forms and Permits) 
 

41. A draft copy of the Storm Drainage Facility Maintenance Easement Agreement 
(SDFMEA), as outlined in the Storm Water Management Ordinance, must be 
submitted to the Community Development Department. Once the agreement 
is approved by the City’s Legal Counsel, this agreement will then be sent to City 
Council for approval/acceptance. The SDFMEA will then be recorded at the 
office of the Oakland County Register of Deeds.  This document is available on 
our website. 

42. A draft copy of the 20-foot-wide Watermain System Easement onsite must be 
submitted to the Community Development Department.  

43. A draft copy of the 20-foot-wide Sanitary Sewer Monitoring Manhole Access 
Easement onsite must be submitted to the Community Development 
Department.  

The following must be addressed prior to construction: 

44. A pre-construction meeting shall be required prior to any site work being 
started. Please contact Sarah Marchioni in the Community Development 
Department to setup a meeting (248-347-0430).  Be advised that scheduling the 
pre-construction meeting can take 2-4 weeks. 

https://cityofnovi.org/how-do-i/forms-and-permits
https://cityofnovi.org/reference/forms/eng-stormdrainagemaintenanceeasementagreement.aspx
https://cityofnovi.org/reference/forms/eng-stormdrainagemaintenanceeasementagreement.aspx
https://cityofnovi.org/reference/forms/eng-watersystemeasement.aspx
https://cityofnovi.org/reference/forms/sanitarysewermanholeaccesseasement.aspx
https://cityofnovi.org/reference/forms/sanitarysewermanholeaccesseasement.aspx
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45. A City of Novi Grading Permit will be required prior to any grading on the site.  
This permit will be issued at the pre-construction meeting (no application 
required).  No fee is required for this permit. 

46. Material certifications must be submitted to Spalding DeDecker for review prior 
to the construction of any onsite utilities.  Contact Ted Meadows at 248-844-
5400 for more information. 

47. Construction inspection fees in the amount of $61,716.31 must be paid to the 
Community Development Department. **fees are subject to change. 

48. Legal escrow fees in the amount of $TBD must be deposited with the 
Community Development Department.  All unused escrow will be returned to 
the payee at the end of the project (except for escrows that are $50 or less). This 
amount includes engineering legal fees only. There may be additional legal 
fees for planning legal documents. **fees are subject to change. 

49. A storm water performance guarantee in the amount of $21,000.00(Equal to 
120% of the cost required to complete the storm water management facilities) 
as specified in the Storm Water Management Ordinance must be posted at the 
Community Development Department.  

50. Water and Sanitary Sewer Fees must be paid prior to the pre-construction 
meeting.  Contact the Treasury Department at 248-347-0498 to determine the 
amount of these fees. 

51. A street sign financial guarantee in the amount of $3,200.00($400 per traffic 
control sign proposed) must be posted at the Community Development 
Department.  Signs must be installed in accordance with MMUTCD standards.  

52. A traffic control inspection fee of $TBD must be paid to Community 
Development. This fee is the inspection of traffic control items such as signs, 
striping, curbs, parking stalls, sidewalk, detectable warning surfaces, and 
temporary pavement markings.  

53. A Soil Erosion Control Permit must be obtained from the City of Novi. Contact 
Sarah Marchioni in the Community Development Department, Building Division 
(248-347-0430) for forms and information. The financial guarantee and 
inspection fees will be determined during the SESC review. 

54. A permit for all proposed work activities within the road right-of-way must be 
obtained from the City of Novi. This application is available from the City 
Engineering Division or on the city website (Right-of-Way Permit Application) 
and can be filed once the Final Site Plan has been submitted.  Please contact 
the Engineering Division at 248-347-0454 for further information.  Please submit 
the cover sheet, standard details, and plan sheets applicable to the permit 
only.   

55. An Act 399 Permit for Community Water Supply Systems for water main 
construction must be obtained from EGLE.  This permit application must be 
submitted through the Engineering Division after the water main plans have 

https://cityofnovi.org/reference/forms/bldg-soilerosionpermitnewdevelopment.aspx
https://cityofnovi.org/reference/forms/rowapplication.aspx
https://www.michigan.gov/egle/-/media/Project/Websites/egle/Documents/Forms/DWEHD/Community-Water-Supply/EQP5877-MiEHDWIS-Physical-Permit-Application.pdf
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been approved.  Please submit the cover sheet, overall utility sheet, standard 
details, and plan/profile sheets applicable to the permit. 

56. Part 41 permit will not be required for sanitary lead.  

57. An inspection permit for the sanitary sewer tap must be obtained from the 
Oakland County Water Resources Commissioner (OCWRC). 

58. Permits for the construction of each retaining wall exceeding 48 inches in height 
(measured from bottom of the footing to top of the wall) must be obtained from 
the Community Development Department (248-347-0415). 

The following must be addressed prior to issuance of a Temporary Certificate of 
Occupancy (TCO) approval for the development: 
 

59. The amount of the incomplete site work performance guarantee for any 
outstanding site improvement items (limited to top course of pavement and 
other minor items), is calculated at 1.2 times the amount required to complete 
the site improvements (as specified in the Performance Guarantee Ordinance).   

60. All easements and agreements referenced above, must be executed, 
notarized and approved by the City Attorney and Engineering Division. 

61. A Bill of Sale for the Utilities conveying the improvements to the City of Novi must 
be submitted to the Community Development Department.  

62. The City’s consultant Engineer Spalding DeDecker will prepare the record 
drawings for this development. The record drawings will be prepared in 
accordance with Article XII, Design and Construction Standards, Chapter 11 of 
the Novi Code of Ordinances. 

63. Submit to the Community Development Department, Waivers of Lien from any 
parties involved with the installation of each utility as well as a Sworn Statement 
listing those parties and stating that all labor and material expenses incurred in 
connection with the subject construction improvements have been paid. 

64. Submit a Maintenance Bond to the Community Development Department in 
the amount of $9,996.25 (Equal to 25 percent of the cost of the construction of 
the utilities to be accepted).  This bond must be for a period of two years from 
the date that the Utility Acceptance Permit is issued by the City of Novi 
Engineering Division. This document is available on the City’s website under 
Forms and Permits. 

65. Submit an up-to-date Title Policy (dated within 90 days of City Council 
consideration of acceptance) for the purpose of verifying that the parties 
signing the Easement and Bill of Sale documents have the legal authority to do 
so.  Please be sure that all parties of interest shown on the title policy (including 
mortgage holders) either sign the easement documents themselves or provide 
a Subordination Agreement.  Please be aware that the title policy may indicate 

https://cityofnovi.org/reference/forms/eng-billofsale-util.aspx
https://cityofnovi.org/how-do-i/forms-and-permits
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that additional documentation is necessary to complete the acceptance 
process. 

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

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

 
_______________________________ 
Humna Anjum,  
Project Engineer 
 
cc: Lindsay Bell, Community Development  

Ben Nelson, Engineering 
Ben Croy, City Engineer 
 

mailto:hanjum@cityofnovi.org
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Review Type       Job #   
Revised Preliminary Site Plan Landscape Review  JSP23-0015 
 
Property Characteristics 
• Site Location:   22650 Venture Drive  
• Site Acreage:  3.65 ac. 
• Site Zoning:   I-1 
• Adjacent Zoning: North, South, West: I-1, East: R-4 
• Plan Date:    3/20/2024 
 
Ordinance Considerations 
This project was reviewed for conformance with Chapter 37: Woodland Protection, Zoning 
Article 5.5 Landscape Standards, the Landscape Design Manual and any other applicable 
provisions of the Zoning Ordinance. Items in bold below must be addressed and incorporated as 
part of the revised Final Site Plan submittal. Please follow guidelines of the Zoning Ordinance and 
Landscape Design Guidelines. This review and the accompanying landscape chart are 
summaries and are not intended to substitute for any Ordinance.  
 
Recommendation: 
The project is recommended for approval for Preliminary Site Plan, conditional on the Planning 
Commission granting the landscape waiver listed below. 
 
Landscape Waivers Required for Proposed Layout: 

Deficiency in screening berm height between industrial and residential properties – may be 
supported by staff if the applicant can show that the berm and proposed landscaping will 
provide sufficient buffering for the homes to the east. 

 
Ordinance Considerations 

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

1. A tree chart and calculations for woodland replacements are provided. 
2. A large number of woodland replacements are planted east of the parking lot, some of 

which are within the critical root zone of existing trees.  No trees may be planted within 
the critical root zones of existing trees to be saved. 
 

Adjacent to Residential - Buffer (Zoning Sec. 5.5.3.B.ii and iii) 
1. The project is adjacent to residentially-zoned property to the east.  An existing berm that 

is approximately 5-8 feet tall, including a proposed retaining wall is mostly preserved, and 
is heavily landscaped with existing trees and proposed woodland replacement trees. 

2. A landscape waiver is required for the deficiency in berm height.  As dense landscaping 
is proposed, the berm height is accepted as it is, provided that the applicant provides 
additional information showing the proposed buffering for the site from the adjacent 
homes as described on the landscape chart. 

 

PLAN REVIEW CENTER REPORT 
March 21, 2024 

Pickleball Novi 
Revised Preliminary Site Plan - Landscaping 



Revised Preliminary Site Plan Landscape Review  March 21, 2024 
JSP 23-0015: PICKLEBALL NOVI  Page 2 of 2 
 

 

Greenbelt within a Non-residential subdivision (Zoning Sec. 5.5.3.F.iv) 
All of the required landscaping is provided. 
 

Parking Lot Landscaping (Zoning Sec. 5.5.3.C.) 
1. All required parking lot interior space and trees and perimeter trees are proposed. 
2. Please label two of the woodland replacement trees along the east edge of the parking 

lot as parking lot perimeter trees because the two easternmost honeylocusts on the north 
and south ends of the parking lot are more than 15 feet from the parking lot so they can’t 
be considered as perimeter trees. 

3. Those honeylocusts can be removed from the plan, but the number of woodland 
replacement trees provided may have to be reduced if other spots for them can’t be 
found. 

 
Building foundation Landscaping (Zoning Sec 5.5.3.D) 

The required foundation landscaping is provided. 
 
Plant List (LDM 4, 10) 

1. 12 of 24 species proposed for non-woodland replacement plantings (50%) are native to 
Michigan.  Please add more native species if possible, to leave some flexibility for 
contractors who may not be able to locate all of the native species on the plan. 

2. The proposed tree diversity meets the requirement of LDM 4. 
 
Planting Notations and Details (LDM 10) 

Provided 
 
Storm Basin Landscape (Zoning Sec 5.5.3.E.iv and LDM 3) 

No detention basin landscaping is required for this project as the proposed detention is 
underground. 

 
Irrigation (LDM 10) 

A method to provide sufficient water for the establishment and long-term survival of the 
plantings is required to be proposed in the Final Site Plans. 

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

 

____________________________________________________ 
Rick Meader – Landscape Architect 

mailto:rmeader@cityofnovi.org


LANDSCAPE REVIEW SUMMARY CHART – Revised Preliminary Site Plan 
     

Review Date: March 21, 2024 
Project Name: JSP23 – 0015:  PICKLEBALL 
Project Location: 22650 Venture Drive 
Plan Date: March 20, 2024 
Prepared by: Rick Meader, Landscape Architect E-mail: rmeader@cityofnovi.org; 

 Phone: (248) 735-5621 
 
Items in Bold need to be addressed by the applicant before approval of the Preliminary Site Plan.  
Underlined items need to be addressed for Final Site Plan. 
 
LANDSCAPE WAIVERS REQUIRED FOR PROPOSED LAYOUT 

Deficiency in screening berm height – supported by staff if it can be shown that the berm and 
vegetation as proposed will provide sufficient buffering for the homes to the east. 

 

Item Required Proposed Meets 
Code Comments 

Landscape Plan Requirements (Landscape Design Manual (LDM) and Zoning Ordinance (Zoning Sec) 

Landscape Plan  
(Zoning Sec 5.5.2, 
LDM 2, 10) 

• New commercial or 
residential 
developments 

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

• 1” = 20’ minimum with 
proper North.  
Variations from this 
scale can be 
approved by LA 

• Consistent with plans 
throughout set 

Scale: 1” = 30 ft Yes  

Project Information 
(LDM 10) Name and Address 

• Location map is 
provided 

• Site address is on 
the title block 

Yes  

Owner/Developer 
Contact Information 
(LDM 10) 

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

Owner name and 
contact information 
is on the title block 

Yes  

Landscape Architect 
contact information 
(LDM 10) 

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

George Ostrowski, 
Nowak & Fraus Yes  

Sealed by LA.  
(LDM 10) 

Requires original 
signature Yes Yes  

Miss Dig Note 
(800) 482-7171 (LDM 
10) 

Show on all plan sheets On title block Yes 
 

Zoning (LDM 10) Include all adjacent 
zoning 

On Sheet L-2 
• Parcel:  I-1 Yes  

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

• North South, West:  
I-1 

• East:  R-4 

Survey information 
(LDM 10) 

• Legal description or 
boundary line survey 

• Existing topography 

Topo & Description 
Sheet SP-01 Yes  

Existing plant material 
Existing woodlands or 
wetlands 
(LDM 10) 

• Show location type 
and size.  Label to be 
saved or removed.  

• Plan shall state if none 
exists. 

• Tree Survey on SP-
01 

• Tree Removals on 
L-1 

• Tree chart is 
provided on SP-
01A 

• Yes 
• Yes 
• Yes 

1. It appears that the 
tree fencing is shown 
along the edge of 
the trees’ symbol 
rather than the 
actual tree dripline, 
and a number of 
woodland 
replacement trees 
are shown being 
planted within some 
trees’ driplines, which 
could damage the 
existing trees.   

2. Please move those 
trees out of the 
existing trees’ 
driplines. 

3. Please also add a 
bold note stating that 
no trees may be 
planted within an 
existing tree’s 
dripline. 

4. If there isn’t enough 
room for some trees 
to fit reasonably on 
the site, then a 
deposit to the tree 
fund must be made 
for any trees that 
can’t be planted on 
the site. 

Soil types (LDM10) 

• As determined by Soils 
survey of Oakland 
county 

• Show types, 
boundaries 

Sheet L1 Yes  

Existing and 
proposed 
improvements 
(LDM 10) 

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

Shown on 
landscape plan Yes  

Existing and 
proposed utilities 
(LDM 10) 

• Overhead and 
underground utilities, 
including hydrants 

• Existing and 
proposed utilities 
are shown faintly 

Yes  
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Item Required Proposed Meets 
Code Comments 

• Include proposed 
lighting 

on the landscape 
plan 

• Proposed light 
posts are shown 
on the landscape 
plan. 

Proposed grading. 2’ 
contour minimum 
(LDM 10) 

Provide proposed 
contours at 2’ interval 

• Sheet SP-04 
• The existing berm 

is being lowered 
by 2 feet at the 
cross section 
location. 

Yes 

1. As the lowered area 
is the area of the 
entrance, where 
noise could 
conceivably be 
frequent, this change 
to the existing berm is 
not desired. 

2. Unless there is a 
good reason for this 
change, the berm 
should be left as it is.   

Snow deposit (LDM 
10) 

Show snow deposit 
areas on plan Yes Yes  

LANDSCAPING REQUIREMENTS 

Parking Area Landscape Requirements (Zoning Sec 5.5.3.C and LDM 5) 

General requirements 
(LDM 5) 

• Clear sight distance 
within parking islands 

• No evergreen trees 

No blocking 
landscaping is 
proposed 

Yes  

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

As proposed on planting 
islands Yes Yes Seed is indicated on 

islands. 

General (Zoning Sec 5.5.3.C) 

Parking lot Islands  

• A minimum of 200 SF 
to qualify 

• A minimum of 200sf 
unpaved area per 
tree planted in an 
island 

• 6” curbs 
• Islands minimum width 

10’ BOC to BOC 

All islands are 
sufficiently large Yes  

Curbs and Parking 
stall reduction (Zoning 
Sec 5.3.12) 

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

• Spaces close to 
building and 
along north-south 
bay are 17 feet 
long 

• Spaces on 
outside of east-
west bays are 19 
feet long 

Yes 

The 19-foot spaces 
could be shortened to 
17 feet to increase 
greenspace on the site 
and save money on 
paving if desired. 

Contiguous space 
limit (Zoning sec 
5.5.3.C) 

Maximum of 15 
contiguous spaces 

15 is maximum bay 
length Yes   
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Item Required Proposed Meets 
Code Comments 

Plantings around Fire 
Hydrant (Zoning sec 
5.5.3.C) 

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

• Plant trees at least 5 ft 
from underground 
utility lines 

• Plantings near 
hydrants or FDCs 
should be no taller 
than 12” 

Yes Yes  

Landscaped area 
(Zoning sec 5.5.3.C) 

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

Yes Yes  

Clear Zones (Zoning 
sec 5.5.3.B.ii Footnote 
10) 

• 25 ft corner clearance 
required. 

• Refer to Zoning 
Section 5.5.9 

• Road Commission for 
Oakland County zone 
for RCOC jurisdiction 
roads 

Yes Yes  

Category 1: For OS-1, OS-2, OSC, OST, B-1, B-2, B-3, NCC, EXPO, FS, TC, TC-1, RC, Special Land Use or non-
residential use in any R district (Zoning Sec 5.5.3.C) 
A = Total square 
footage of vehicular 
use areas up to 
50,000sf x 7.5% 

• A = x sf * 7.5 % = A sf 
• 50,000 * 7.5% = 3750 sf NA   

B = Total square 
footage of additional 
paved vehicular use 
areas (not including 
A or B) over 50,000 SF) 
x 1 % 

• B = x sf * 1% = B sf 
• (xxx – 50000) * 1% = xx 

sf 
NA   

Category 2: For: I-1 and I-2 (Zoning Sec 5.5.3.C) 
A. = Total square 
footage of vehicular 
use area up to 50,000 
sf x 5% 

A = x sf * 6% = A sf 
A = 43695*6% = 2,622sf    

B = Total square 
footage of additional 
paved vehicular use 
areas over 50,000 SF x 
0.5% 

B = 0.5% x 0 sf = B SF NA   

All Categories 
C = A+B 
Total square footage 
of landscaped islands 

• C = A + B 
• C = 2622 + 0 = 2584 SF 3309 sf Yes  

D = C/200 
Number of canopy 

• D = C/200 trees 
• 2622/200 = 13 Trees 13 trees Yes  
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Item Required Proposed Meets 
Code Comments 

trees required 

Perimeter Green 
space (Zoning Sec 
5.5.3.C) 

• 1 Canopy tree per 35 lf  
• 1357/35 = 39 trees 39 provided Yes/No 

1. The perimeter trees 
along the north and 
south sides of the 
parking lot are too 
crowded.  They 
should be spaced 
out at least 25-30 
feet (on average).  

2. Please count two of 
the woodland 
replacement trees 
along the east edge 
as perimeter trees as 
the honeylocust 
north of the dumpster 
and the honeylocust 
at the southeast 
corner of the lot are 
too far from the 
parking lot to count 
as perimeter trees 
(they must be no 
more than 15 feet).  

3. If this is done, the two 
honeylocusts can be 
removed from the 
plan. 

Accessway perimeter 
(Zoning Sec 5.5.3.C) 

• 1 canopy tree per 35 lf 
on each side of road, 
less widths of access 
drives. 

• (160 lf)/35 = 4 trees 

4 trees  Yes  

Parking land banked 
(Zoning Sec 5.2.14.D) • NA None   

Berms, Walls and ROW Planting Requirements 

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

Berm requirements  
(Zoning Sec 5.5.A) 

Landscaped berm 10-15 
feet tall that provides 
80% blockage in winter 
and 90% in summer 

• The east side of 
the existing berm 
is preserved and 
landscaped.   

• The height of the 
berm, including 
the retaining wall, 
ranges from 4-8 
feet tall as 

No 

1. A landscape waiver 
is required for the 
deficiency in berm 
height.   

2. On the cross section 
provided, please 
extend it to include 
an existing home 
and the proposed 
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Item Required Proposed Meets 
Code Comments 

measured from 
the parking lot.  

• The sound study 
shows that the 
proposed walls at 
the pickleball 
courts will provide 
sufficient 
buffering from 
that noise for the 
residential 
neighbors. 

• Significant 
deciduous 
landscaping on 
the west side of 
the berm is 
proposed as 
additional 
screening. 

• As noted above, 
the existing berm 
is being lowered 
by 2 feet across 
from the east 
building 
entrance.   

building, to scale, to 
illustrate the buffering 
the berm and 
landscaping will 
provide.  If the 
screening is 
sufficient, the waiver 
could be supported 
by staff. 

3. If possible, please do 
not shorten the berm 
as proposed. 

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

Berm requirements  
(Zoning Sec 
5.5.3.A.(5)) 

The project only faces 
on an industrial park 
drive so no berm is 
required  

Hedges to block 
the parking lots 
from the road are 
provided 

Yes  

Cross-Section of Berms (LDM 10) 

Slope, height and 
width 

• No berm is required 
along industrial park 
drive 

• Berm cross section is 
required for buffering 
berm 

• No new berms 
are provided 

• A cross section of 
the revised 
screening berm is 
provided 

Yes  

Type of Ground 
Cover   NA   

Setbacks from Utilities 

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

Overhead lines are 
clearly shown along 
the east property 
line on SP-01 and L-
1 

Yes  

Walls (Zoning Sec 5.5.3.A & LDM 10) 

Material, height and 
type of construction 
footing 

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

• A long retaining 
wall 4-5 ft tall is 
proposed along 
the east parking 

TBD 

Please provide a 
standard detail now 
indicating the 
appearance and 
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Item Required Proposed Meets 
Code Comments 

interior lot edge – details 
are shown on A6. 

• Outline of 
proposed 
acoustic wall is 
also shown on A6, 
but no elevations 
or other detailed 
information is 
provided. 

materials of the 
proposed noise 
reduction walls. 

Walls greater than 4 
ft. should be 
designed and sealed 
by an Engineer 

 No details provided  

The construction details 
for all walls will need to 
be drawn by an 
engineer and reviewed 
with the building plans. 

ROW Landscape Screening Requirements (Zoning Sec 5.5.3.B.ii) -  

Greenbelt width  Equal to the building 
setback   

1. As the site does not 
front on a road other 
than the industrial 
park drive, this 
section of the 
ordinance does not 
apply. 

2. See the ordinance 
requirements of the 
non-residential 
subdivision below. 

Min. berm crest width NA 0 ft Yes  

Minimum berm height  NA 0 ft Yes  

3’ wall (2)(3)(4) None in greenbelt Yes  
Canopy deciduous or 
large evergreen trees  NA    

Sub-canopy 
deciduous trees) NA    

Canopy deciduous 
trees in area between 
sidewalk and curb 

NA    

Non-Residential Projects (Zoning Sec 5.5.3.F.iii) 
Refer to Planting in ROW, building foundation landscape, parking lot landscaping and LDM 

Interior Street to 
Industrial subdivision 
(Zoning Sec 5.5.3.F.iv) 

1 canopy deciduous or 
1 large evergreen per 35 
l.f. along ROW 
• (458-50)/35 = 12 

canopy trees 
 
1 sub canopy trees per 
40 l.f. of total linear 
frontage 
• (458-50)/40 = 10 trees 
 

• Canopy trees: 12 
including 8 within 
the right-of-way 

• Subcanopy trees:  
10 

• Shrubs (not 
including 
foundation 
landscaping):  26 

• Plant massing:  
Two triangular 

• Yes 
• Yes 
• Yes 
• Yes 
• Yes 
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Item Required Proposed Meets 
Code Comments 

1 shrub per 20lf of 
frontage (not part of 
foundation plantings) 
• (458-50)/20 = 20 shrubs 
 
Plant massing for 10% of 
ROW 
 
Of the required canopy 
trees, 1/50lf should be 
planted near the street 
as a street tree 
• (458-120)/50 = 7 trees 

masses at entry 
points 

• Boxwood hedges 
are provided to 
screen the 
parking lot 

Screening of outdoor 
storage, 
loading/unloading  
(Zoning Sec. 3.14, 
3.15, 4.55, 4.56, 5.5) 

Loading area must be 
screened from view 
from the road 

Loading area is 
behind building 
and screened from 
residential area to 
east by the existing 
berm and the new 
landscaping. 

Yes  

Transformers/Utility 
boxes 
(LDM 6) 

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

• Ground cover below 
4” is allowed up to 
pad.  

• No plant materials 
within 8 ft. from the 
doors 

• A transformer is 
located behind 
the building 

• The required 
screening is 
provided 

Yes  

Building Foundation Landscape Requirements (Zoning Sec 5.5.3.D) 

Interior site 
landscaping SF  
(Zoning Sec 5.5.3.D) 

• Equals to entire 
perimeter of the 
building x 8 with a 
minimum width of 4 ft. 

• A: (888-42) lf x 8ft = 
6768 SF 

A:  7461 sf Yes  

Building Frontage 
Landscaping (Zoning 
Sec 5.5.3.D)  
 

If visible from public 
street a minimum of 60% 
of the exterior building 
perimeter should be 
covered in green space 

North: 89% 
West: 100% 
South: 92% 
East: 79% 

Yes  

Detention/Retention Basin Requirements (Zoning Sec. 5.5.3.E & LDM 3) 

Planting requirements 
(Zoning Sec 5.5.3.E & 
LDM 3) 

• Clusters of large native 
shrubs shall cover 70-
75% of the basin rim 
area at 10 lf from 
permanent water level 

• 10” to 14” tall grass 
along sides of basin 

• Refer to wetland for 
basin mix 

Underground 
detention is 
proposed so no 
detention 
landscaping is 
required. 
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Item Required Proposed Meets 
Code Comments 

• Deciduous canopy 
tree 1/35 of east, south 
and west sides of 
pond at 10 feet from 
permanent water level 

Phragmites and 
Japanese Knotweed 
Control (Zoning Sec 
5.5.6.B) 

• Any and all 
populations of 
Phragmites australis 
and/or Japanese 
Knotweed on site shall 
be included on tree 
survey. 

• Treat populations per 
MDEQ guidelines and 
requirements to 
eradicate the weed 
from the site. 

A note on L-1 
indicates that no 
Phragmites or 
Japanese 
Knotweed was 
found on the site 

Yes  

LANDSCAPING NOTES, DETAILS AND GENERAL REQUIREMENTS 
Landscape Notes – Utilize City of Novi Standard Notes 
Installation date  
(LDM 10) Provide intended date Completion by Nov 

15. Yes  

Maintenance & 
Statement of intent  
(Zoning Sec 5.5.6 & 
LDM 10) 

• Include statement of 
intent to install and 
guarantee all 
materials for 2 years. 

• Include a minimum 
one cultivation in 
June, July and August 
for the 2-year warranty 
period. 

Yes Yes  

Plant source  
(LDM 10 & 11) 

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

Irrigation plan  
(LDM 10) 

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

• If an irrigation system 
won’t be used, note 
how trees will get 
sufficient water for 
establishment and 
long-term survival 

No  

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

2. The system must 
meet the 
requirements listed at 
the bottom of this 
chart. 

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

Other information 
(LDM 10) 

Required by Planning 
Commission NA   
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Item Required Proposed Meets 
Code Comments 

Establishment  period  
(Zoning Sec 5.5.6 & 
LDM 10) 

2 yr. Guarantee Yes Yes  

Approval of 
substitutions. 
(Zoning Sec 5.5.5 & 
LDM 10) 

City must approve any 
substitutions in writing 
prior to installation. 

Yes Yes  

Plant List (LDM 10 & 11) – Include all cost estimates 

Quantities and sizes 

• At least 50% of species 
used shall be native to 
Michigan 

• Tree diversity shall 
follow guidelines of 
LDM Section 4 

• Woodland 
replacement trees are 
not to be counted in 
the tree diversity 
calculation. 

Yes Yes  

Root type Yes Yes  

Botanical and 
common names 
(LDM 4 & 11) 

• 14 of 24 species 
used (58%) for 
non-woodland 
replacement 
plantings are 
native to 
Michigan 

• Tree diversity is 
met 

• Yes 
• Yes  

Type and amount of 
lawn 

• Only seed is 
proposed. 

• It is included in 
the cost table.  

Yes  

Cost estimate  
(LDM 10) 

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

Yes Yes  

Planting Details/Info (LDM Part III) – Utilize City of Novi Standard Details 
Canopy Deciduous 
Tree 

Refer to LDM for detail 
drawings 

Yes Yes  

Evergreen Tree No  Not needed 

Multi-stem Tree Yes Yes  

Shrub Yes Yes  
Perennial/ 
Ground Cover Yes Yes  

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

Yes Yes  

Tree protection 
fencing 

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

Yes Yes 

Please put the tree 
protection fence detail 
on L-1 to accompany 
the notes. 

Other Plant Material Requirements (LDM 11)  

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

Yes Yes  

Plant Materials & 
Existing Plant Material 
(LDM 11) 

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

• Sheet L-1 
• Tree chart 

showing removals 
Yes  
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Item Required Proposed Meets 
Code Comments 

is on SP-01a 

Landscape tree 
credit (LDM 11) 

• Substitutions to 
landscape standards 
for preserved canopy 
trees outside 
woodlands/ wetlands 
should be approved 
by LA. 

• Refer to Landscape 
tree Credit Chart in 
LDM 

None proposed   

Plant Sizes for ROW, 
Woodland 
replacement and 
others (LDM 11) 

• Size determined by 
use detailed in LDM 
Table 11.b.(2)a.i 

• Indicate on plant list 

Shown on plant list Yes  

Plant size credit (LDM 
11) NA None taken   

Prohibited Plants 
(LDM 11.b) 

No plants on City 
Invasive Species List None are proposed Yes  

Recommended trees 
for planting under 
overhead utilities 
(LDM 11) 

Label the distance from 
the overhead utilities 

• There are no 
overhead utility 
lines along 
Venture Drive 

• Overhead lines 
are east of the 
property line and 
don’t impact any 
proposed 
plantings. 

Yes  

Collected or 
Transplanted trees 
(LDM 11) 

 None   

Nonliving Durable 
Material: Mulch (LDM 
12) 

• Trees shall be mulched 
to 3” depth and 
shrubs, groundcovers 
to 2” depth 

• Specify natural color, 
finely shredded 
hardwood bark mulch.  
Include in cost 
estimate. 

On details Yes 

 

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

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

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

3. Please include a written response to any points requiring clarification or for any corresponding site plan 
modifications to the City of Novi Planning Department with future submittals. 
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Irrigation System Requirements 
1. Any booster pump installed to connect the project’s irrigation system to an existing irrigation system 

must be downstream of the RPZ. 
2. The RPZ must be installed in accordance with the 2015 Michigan Plumbing Code. 
3. The RPZ must be installed in accordance with the manufacture installation instructions for 

winterization that includes drain ports and blowout ports. 
4. The RPZ must be installed a minimum of 12-inches above FINISHED grade. 
5. Attached is a handout that addresses winterization installation requirements to assist with this. 
6. A plumbing permit is required. 
7. The assembly must be tested after installation with results recorded on the City of Novi test report 

form. 



 

WOODLAND REVIEW 

  



Corporate Headquarters 
295 South Water Street, Suite 300 

Kent, OH 44240 
800-828-8312 

 
Local Office  

24301 Catherine Industrial Dr., Suite 124 
Novi, MI 48375 

 
 

To:  Lindsay Bell, City of Novi Senior Planner 
  Community Development Department, City of Novi 
 
From: Kerry Gray, Principal Consultant 
  Davey Resource Group 
 
CC:  Barbara McBeth, City Planner   
  Rick Meader, City of Novi Landscape Architect  

   Ian Hogg, City of Novi Planner 
 Heather Zeigler, City of Novi Planner 

James Hill, City of Novi Planner 
  Douglas Repen, Mannik and Smith Group 
  Peter Murray, Davey Resource Group 
 
Date: September 25, 2023 
 
RE: Pickleball Novi 

Woodland Review #1– JSP23-15 
 

Davey Resource Group, Inc. (DRG) has conducted a review of the Preliminary Site Plan submittal for the 
proposed Pickleball Novi development located on Venture Drive off of Nine Mile Road between 
Meadowbrook and Novi Road (Parcel Nos. 22-26-401-021, 22-26-401-022, 22-26-401-023). The plan set, 
prepared by Nowak and Fraus Engineers (dated: 08/29/2023), proposes construction of a pickleball facility 
and restaurant. DRG reviewed the preliminary site plan for conformance with the City of Novi’s Woodland 
Protection Ordinance, Chapter 37. Based on our review of the preliminary site plan and the City of Novi 
Official Regulated Woodlands Map -- City regulated woodlands are present on the site (Figure 1). 

Recommendation: DRG recommends approval of the Pickleball Novi contingent on addressing minor 
Woodland Review Comments.   
 
The following Woodland Regulations apply to this site: 

Woodland Regulation Required 

Woodland Permit (Chapter 37, Section 37-26) YES 

Tree Replacement (Chapter 37, Section 37-8) & Financial 
Guarantee (Chapter 26.5-5) 

YES 

Tree Protection (Fence) (Chapter 37, Section 37-9) & 
Financial Guarantee (Chapter 26.5-5) 

YES 

Woodland Conservation Easement (Chapter 37-30 (e)) YES 
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Woodland Impacts  

The Pickleball Novi development proposes the disturbance and removal of trees in City of Novi 
Regulated Woodlands. Trees regulated by Chapter 37 of Novi City Code include those that are 8-inches 
or greater DBH (diameter at breast height, 4.5-feet above existing grade) located within a regulated 
woodland and any tree 36-inches or greater DBH, irrespective of whether it is located in a regulated 
woodland.  
 
DRG conducted a site visit on September 15, 2023 (see site photos). The impacted regulated woodlands 
are dominated by cottonwood (Populus deltoides) and boxelder (Acer negundo) and mix of other species, 
including, white oak (Quercus alba), sugar maple (Acer saccharum), and black walnut (Juglans nigra). The 
trees on the site range in size from young saplings to trees up to 35” in diameter. 
 
The site contains 114 regulated woodland trees.  

• 25 trees are proposed to be preserved. 
• 89 regulated trees will be removed and require woodland tree replacements. 

 
The following woodland tree replacements are required: 

 
Tree Size (DBH) Number of Trees Ratio Replacement/ 

Removed Tree 
Total Replacements 

Required 
8-11” 29 1 29 

12-20” 43 2 86 
21-29” 5 3 15 
30+” 0 4 0 

Multi-Stem 14 Add Stems/8 49 
Total 179 

Credits for Preserved Non-Regulated Trees Outside of 
Regulated Woodland 

0 

Total Replacements (Required Replacements less Credits) 179 
 
*Note Sheets L1 and L2 incorrectly calculated the tree replacement credits required for multi-stem trees – 
see Woodland Review Comment #4 – the total number of replacement credits required is 179 not 176. 
 
The applicant proposes to plant 56 woodland replacements on site and pay into the City of Novi Tree Fund for 
the remaining 123 woodland replacement credits.  
 
On sheet L2 “Landscape Plan” the following 56 woodland replacement trees are to be installed on site: 

• 16 striped maple (Acer pensylvanicum), 2.5” caliper, balled and burlapped 
• 11 flowering dogwood (Cornus florida), 2.5” caliper, balled and burlapped 
• 12 American hophornbeam (Ostrya virginiana), 2.5” caliper, balled and burlapped 
• 17 red oak (Quercus rubra), 2.5” caliper, balled and burlapped 
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Woodland Review Comments 

1. A Woodland Use Permit is required to perform construction on any site containing regulated 
woodlands. The permit for this site requires Planning Commission approval because there are more 
than 3 trees proposed to be removed.   
 

2. During the September 15, 2023 site inspection, tree tag #5998, boxelder (Acer negundo) had fallen (site 
photos 4-7) and is no longer required to be inventoried. Revise plan sheets to remove this tree. 
 

3. Sheet L1. Revise sheet L1 to include tree protection fencing around tree tag #5933 (site photo 2). This 
tree is indicated for preservation on sheet SP-01a, “List of Surveyed Trees”. 
 

4. Sheets L1 and L2. The calculation for tree replacement credits of multi-stem trees is incorrect. To 
calculate, sum the diameter of all multi-stem trees (393” diameter) and divide by 8. Revise the plant 
schedule on sheet L2 “Landscape Plan” and the replacement summary table on sheet L1 “Tree 
Preservation Plan” to reflect 49 multi-stem tree replacement credits are required.  
 

5. Financial Guarantees. The following Financial Guarantees and/or City of Novi Tree Fund payments are 
required prior to issuance of the City of Novi Woodland Use Permit. 

a) A woodland fence guarantee of $6,000 ($5,000 x 120%) is required per Chapter 26.5-37. The 
financial guarantee shall be paid prior to issuance of the City of Novi Woodland Use Permit.it  

1. To calculate the woodland fence inspection fees – provide on Sheet L1 the cost to 
stake, install and remove the tree protection fencing.  
  

b) A Woodland Replacement Financial Guarantee of $22,400 (56 woodland replacements x 
$400 per woodland replacement credit) is required as part of the Woodland Use Permit fees 
to ensure planting of on-site Woodland Replacement tree credits. 

Based on inspection of the installed on-site Woodland Replacement trees, the 
Woodland Replacement Financial Guarantee shall be returned to the Applicant. The 
Applicant is responsible for requesting this inspection. Following acceptance of the 
planted woodland replacement trees, a 2-year performance bond must be paid to 
ensure the continued health and survival of the replacement trees.  

c) The applicant will be required to pay $ 49,200 into the City of Novi Tree Fund (123 trees x 
$400 per woodland replacement credit) for woodland replacements not planted on site. This 
payment is non-refundable.  
 

d) The applicant shall guarantee trees for two (2) growing seasons after installation and the 
City's acceptance, per The City’s Performance Guarantees Ordinance. A two-year 
maintenance bond in the amount $5,600 (twenty-five (25) percent of the value of the trees 
but in no case less than one thousand dollars ($1,000.00)), shall be required to ensure the 
continued health of the trees following acceptance (Chapter 26.5, Section 26.5-37). Based on 
a successful inspection two (2) years after installation of the on-site Woodland Replacement 
trees, the Woodland Replacement Performance Guarantee shall be returned to the 
Applicant. The Applicant is responsible for requesting this inspection.  
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Figure 1. Pickleball Novi site 
Figure 1. City of Novi Regulated Woodland Map  

Bold red line = property boundary; 
Green areas = City-regulated woodlands 
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Site Photos 
 
 
 
 
 
 
 
 
 
 
 
 
 

Site Photo 1. East view of property.  
 
 
 

 Site Photo 2. Tree protection fence required  
for tree # 5933 - Austrian pine (Pinus nigra). 

 

 
 

                                                       Site Photo 3. Berm with tree #s 5587 – 5906 to be preserved. 
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Site Photos 4-7. Tree tag #5998, boxelder (Acer negundo) intended for  
preservation has been uprooted and is on the ground 
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To: 
Barbara McBeth, AICP 
City of Novi 
45175 10 Mile Road 
Novi, Michigan 48375 
 
 
CC: 
Lindsay Bell, James Hill, Ian Hogg, Heather Zeigler, 
Humna Anjum, Diana Shanahan, Adam Yako 
 

  AECOM 
39575 Lewis Dr, Ste 400 
Novi 
MI, 48377 
USA 
aecom.com 
 
Project name: 
JSP23-15 – Pickleball Novi Preliminary Traffic 
Review  
 
From: 
AECOM 
 
Date: 
October 2, 2023 

  
 

 

Memo 
Subject: JSP23-15 – Pickleball Novi Preliminary Traffic Review  
 
The preliminary site plan was reviewed to the level of detail provided and AECOM recommends approval for the applicant to 
move forward as long as the comments below are addressed to the satisfaction of the City. 

GENERAL COMMENTS 
1. The applicant, Dan Dempsey, is proposing a 45,089 SF facility that includes 13 pickleball courts. 
2. The development is located Venture Drive, north of Nine Mile Road. Venture Drive is under the jurisdiction of the City 

of Novi.  
3. The site is zoned I-1 (Light Industrial). 
4. There are no traffic related deviations required at this time. 

TRAFFIC IMPACTS 
1. AECOM was unable to perform an initial trip generation based on the ITE Trip Generation Manual, 11th Edition, as 

there is insufficient data for the land use. 
 

ITE Code: 491 – Racquet/Tennis Club 
Development-specific Quantity: 13 Courts 
Zoning Change: None 
 

Trip Generation Summary Estimated Trips  Estimated Peak-
Direction Trips 

City of Novi 
Threshold 

Above 
Threshold? 

AM Peak-Hour Trips Not Available Not Available 100 No 
PM Peak-Hour Trips 50 50 100 No 

Daily (One-Directional) Trips 360 180 750 No 
  

2. The City of Novi generally requires a traffic impact study/statement if the number of trips generated by the proposed 
development exceeds the City’s threshold of more than 750 trips per day or 100 trips per either the AM or PM peak 
hour, or if the project meets other specified criteria.  
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Trip Impact Study Recommendation 

Type of Study: Justification 
Parking Study A parking study was submitted and reviewed under a separate letter.   

TRAFFIC REVIEW 
The following table identifies the aspects of the plan that were reviewed. Items marked O are listed in the City’s 
Code of Ordinances. Items marked with ZO are listed in the City’s Zoning Ordinance. Items marked with ADA are 
listed in the Americans with Disabilities Act. Items marked with MMUTCD are listed in the Michigan Manual on 
Uniform Traffic Control Devices.  
 
The values in the ‘Compliance’ column read as ‘met’ for plan provision meeting the standard it refers to, ‘not met’ 
stands for provision not meeting the standard and ‘inconclusive’ indicates applicant to provide data or information 
for review and ‘NA’ stands for not applicable for subject Project. The ‘remarks’ column covers any comments 
reviewer has and/or ‘requested/required variance’ and ‘potential variance’. A potential variance indicates a 
variance that will be required if modifications are not made or further information provided to show compliance 
with the standards and ordinances. The applicant should put effort into complying with the standards; the variances 
should be the last resort after all avenues for complying have been exhausted. Indication of a potential variance 
does not imply support unless explicitly stated. 

EXTERNAL SITE ACCESS AND OPERATIONS 
No. Item Proposed Compliance Remarks 
1 Driveway Radii | O Figure IX.3 20’ Met  
2 Driveway Width | O Figure IX.3 25’ Met Within range, could 

increase to standard width 
of 30’. 

3 Driveway Taper | O Figure IX.11 - N/A  
3a Taper length - N/A  
3b Tangent - N/A  
4 Emergency Access | O 11-194.a.19 2 Driveways Met  
5 Driveway sight distance | O Figure VIII-

E 
Not Indicated N/A For major through roads.  

6 Driveway spacing    
6a Same-side | O 11.216.d.1.d 160’ Met  
6b Opposite side | O 11.216.d.1.e 100’ at 

northern 
driveway 

Met Southern driveway is 
located across from 
existing driveway on west 
side of Venture Drive.  

7 External coordination (Road agency) - N/A  
8 External Sidewalk | Master Plan & 

EDM 
- N/A Not required per Master 

Plan. 
9 Sidewalk Ramps | EDM 7.4 & R-28-J - N/A  
10 Any Other Comments:  

 
INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
11 Loading zone | ZO 5.4 720 SF in rear Met  
12 Trash receptacle | ZO 5.4.4 In NE corner Met Trash pickup times listed 

in plans as between 7 and 
8 AM on weekdays. 

https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_IX11.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTVIIISTROGERI-WRE_S11-194DECO
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_E.png
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://library.municode.com/mi/novi/codes/code_of_ordinances?nodeId=PTIICOOR_CH11DECOST_ARTIXDRAPTULAPALA_S11-216DECO
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/getStandardPlanDocument.htm?docGuid=29b3fb1f-35e2-4c63-b485-a3490f70678f
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
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INTERNAL SITE OPERATIONS 
No. Item Proposed Compliance Remarks 
13 Emergency Vehicle Access Turning 

movements 
provided 

Met  

14 Maneuvering Lane | ZO 5.3.2 24’ Met  
15 End islands | ZO 5.3.12    
15a Adjacent to a travel way Indicated, 15’ 

Radius 
Met  

15b Internal to parking bays Indicated Met May be length of parking 
spaces and not required 
to be 3’ shorter. 

16 Parking spaces | ZO 5.2.12 Setbacks 
indicated 

Met  

17 Adjacent parking spaces | ZO 
5.5.3.C.ii.i 

<16 spaces 
without an 
island 

Met  

18 Parking space length | ZO 5.3.2 17’ and 19.5’ Met  
19 Parking space Width | ZO 5.3.2 9’ Met  
20 Parking space front curb height | 

ZO 5.3.2 
Not indicated 
on site plan 

Partially Met Indicate on site plan in 
future submittal. 4” curb 
required at 17’ parking 
spaces only, grading 
plan shows 4” at 19’ 
spaces.  

21 Accessible parking – number | 
ADA 

5 Met  

22 Accessible parking – size | ADA 8’ with 5’ and 8’ 
aisles 

Met  

23 Number of Van-accessible space 
| ADA 

1 Met  

24 Bicycle parking    
24a Requirement | ZO 5.16.1 8 spaces  Met  
24b Location | ZO 5.16.1 Indicated Met  
24c Clear path from Street | ZO 

5.16.1 
Indicated Met  

24d Height of rack | ZO 5.16.5.B 3’ Met  
24e Other (Covered / Layout) | ZO 

5.16.1  
Indicated Partially Met Refer to Section 5.16.6 

for standard layout 
dimensions between the 
racks. 

25 Sidewalk – min 5’ wide | Master 
Plan 

7’ and 8’, 
includes 2’ 
overhang 

Met  

26 Sidewalk ramps | EDM 7.4 & R-
28-J 

Indicated Met Detail is included.  

27 Sidewalk – distance back of curb 
| EDM 7.4  

No offset Met Majority of sidewalk abuts 
parking spaces. 

28 Cul-De-Sac | O Figure VIII-F - N/A  
29 EyeBrow | O Figure VIII-G - N/A  
30 Turnaround | ZO 5.10 - N/A  
31 Any Other Comments: 

 
 

https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://ada-compliance.com/ada-compliance/502-parking-spaces
https://ada-compliance.com/ada-compliance/208-and-502-parking-spaces
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://www.cityofnovi.org/Community/Ride-and-Walk-Novi/FinalNon-MotorizedMasterPlan-Part2of4.aspx
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mdotjboss.state.mi.us/stdplan/getStandardPlanDocument.htm?docGuid=29b3fb1f-35e2-4c63-b485-a3490f70678f
https://mdotjboss.state.mi.us/stdplan/getStandardPlanDocument.htm?docGuid=29b3fb1f-35e2-4c63-b485-a3490f70678f
https://www.cityofnovi.org/services/public-works/engineering/engineering-standards-and-construction-details/engineeringdesignmanual.aspx
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_F.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/11201/337708/11_198_G.png
https://cityofnovi.org/community/code-of-ordinances-and-city-charter/zoningordinance.aspx
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SIGNING AND STRIPING 
No. Item Proposed Compliance Remarks 
32 Signing: Sizes | MMUTCD Included Met  
33 Signing table: quantities and sizes Included Met  
34 Signs 12” x 18” or smaller in size shall be 

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

Included Met  

35 Signs greater than 12” x 18” shall be 
mounted on a galvanized 3 lb. or greater 
U-channel post | MMUTCD 

Included Met  

36 Sign bottom height of 7’ from final grade | 
MMUTCD 

Included Met  

37 Signing shall be placed 2’ from the face 
of the curb or edge of the nearest 
sidewalk to the near edge of the sign | 
MMUTCD 

Included Met  

38 FHWA Standard Alphabet series used for 
all sign language | MMUTCD 

Included Met  

39 High-Intensity Prismatic (HIP) sheeting to 
meet FHWA retro-reflectivity | MMUTCD 

Included Met  

40 Parking space striping notes Included Met  
41 The international symbol for accessibility 

pavement markings | ADA 
Not Included Not Met Include pavement marking 

detail in future submittal. 
42 Crosswalk pavement marking detail - N/A  
43 Any Other Comments: 

 
There is a no parking sign detail on sheet SP-02 but that 
sign is not included in the sign quantities table or shown 
on the site plan. 

Note: Hyperlinks to the standards and Ordinances are for reference purposes only, the applicant and City of Novi to ensure referring to the 
latest standards and Ordinances in its entirety.  

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

  

Paula K. Johnson, PE 
Senior Transportation Engineer 

Saumil Shah, PMP 
Project Manager 

 

https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
https://mdotjboss.state.mi.us/TSSD/getSubCategoryDocuments.htm?prjNumber=1403854&category=MMUTCD&subCategory=Manual&subCategoryIndex=subcat0MMUTCD&categoryPrjNumbers=1403854,1403855
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September 12, 2023 
 
City of Novi Planning Department              
45175 W. 10 Mile Rd.  
Novi, MI      48375-3024 
 
Re:  Facade Review, Pickleball Novi, JSP23-15 

           Façade Region: 3,  Zoning District: I-1 
 
Dear Ms. McBeth; 
The following Facade Review for Preliminary Site Plan Approval is based on the drawings 
prepared by Finnicum Brownlie Architects, dated 5/22/23. The percentages of materials 
proposed for each façade are as shown on the table below. The maximum percentages 
allowed by the Schedule Regulating Façade Materials (AKA Façade Chart) are shown in 
the right-hand column. Materials in non-compliance with the Façade Chart, if any, are 
highlighted in bold.   
 
Façade Region 3

West 
(Front) East North South Ordinance 

Maximum
CMU, Split Faced, Charcoal (3A) 14% 17% 24% 16% 25%
CMU, Burnished, Single Score, Charcoal (3B) 11% 13% 19% 10% 75%
CMU (all types combined) 25% 30% 43% 26% 75%
Insulated Metal Panels, Flat, Regal White 75% 70% 57% 74% 75%  
 
As shown above, all proposed façade materials are in full compliance with the Façade 
Ordinance. The building cross section on sheet A-7 indicates that screening of all HVAC 
units has been efficiently integrated into the buildings design.  The dumpster enclosure is 
proposed to be constructed of Split Faced Concrete Masonry Units (CMU) to match the 
building. The applicant should provide color samples of all façade materials at the time of 
the Planning Commission meeting.  
 

Inspections - The Façade Ordinance requires inspection of the facade materials listed above 
upon delivery and prior to installation. It is the applicant’s responsibility to request the 
inspection of each façade material at the appropriate time. Inspections may be requested 
using the Novi Building Department’s Online Inspection Portal with the following link.  
http://www.cityofnovi.org/Services/CommDev/OnlineInspectionPortal.asp.  
 
Sincerely, 
DRN & Associates, Architects PC 
 
 
 
Douglas R. Necci, AIA 

Façade Review Status Summary:  

Approved, Full Compliance   

http://www.cityofnovi.org/Services/CommDev/OnlineInspectionPortal.asp
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September 18, 2023 

 

TO: Barbara McBeth - City Planner 
       Lindsay Bell - Plan Review Center 
       Ian Hogg – Plan Review Center 
       James Hill – Plan Review Center 
       Heather Zeigler – Plan Review Center 
       Diana Shanahan – Planning Assistant 
        
RE: Pickleball 
 
PSP# 23-0040 
Pre-App23-0009 
 
Project Description:  
                  Construct a single story 45,089 sq. ft. building off Venture Dr. 
 
Comments: 

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

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

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

• The minimum width of a posted fire lane is 20 feet.  The 
minimum height of a posted fire lane is 14 feet.  (D.C.S Sec. 
158-99(a).) 

• Corrected 9-18-23 KSP-Fire apparatus access drives to and 
from buildings through parking lots shall have a minimum 
fifty (50) feet outside turning radius and designed to support 
a minimum of thirty-five (35) tons. (D.C.S. Sec 11-239(b)(5)), 
Southeast corner of parking lot. 

• Water mains greater than 25’ shall be at least 8” in 
diameter. Shall be put on plans for review. (D.S.C. Sec.11-
68(C)(1)(c) 

• Fire hydrant spacing shall be measured as “hose laying 
distance” from fire apparatus.  Hose laying distance is the 
distance the fire apparatus travels along improved access 
routes between hydrants or from a hydrant to a structure. 

• Hydrants shall be spaced approximately three hundred 
(300) feet apart online in commercial, industrial, and 
multiple-residential areas. In cases where the buildings 
within developments are fully fire suppressed, hydrants shall 
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be no more than five hundred (500) feet apart. The spacing 
of hydrants around commercial and/or industrial 
developments shall be considered as individual cases 
where special circumstances exist upon consultation with 
the fire chief. (D.C.S. Sec. 11-68 (f)(1)c) 

• With respect to hydrants, driveways, buildings and 
landscaping, fire department connections shall be so 
located that fire apparatus and hose connected to supply 
the system will not obstruct access to the buildings for other 
fire apparatus. The location of fire department connections 
shall be approved. (International Fire Code 912.2) 

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

• Corrected 9-18-23 KSP-A hazardous chemical survey is 
required to be submitted to the Planning & Community 
Development Department for distribution to the Fire 
Department at the time any Preliminary Site Plan is 
submitted for review and approval.  Definitions of chemical 
types can be obtained from the Fire Department at (248) 
735-5674.   

• Water mains and fire hydrants shall be installed prior to 
construction above the foundation.  Note this on all plans. 

• Fire lead to the structure shall be separate from the 
domestic lead. Note this on the plans. 

 
Recommendation:  
                         Approved with Conditions   
 
Sincerely, 

 
 
Kevin S. Pierce-Fire Marshal 
City of Novi – Fire Dept.  
 
cc: file 
 
 
 
 

 



APPLICANT RESPONSE LETTERS 



FINNICUM BROWNLIE ARCHITECTS 

25885 GERMAN MILL RD   ●   FRANKLIN MI 48025   ●   O: 248-851-5022   ●  M: 248-867-8883 

 
PICKLEBALL NOVI      –     Response to Preapplication Review  -        May 22, 2023 
 
Date:  May 28, 2024 
 
 
TRANSMITTAL 
 
 
Project Name:  JSP23-15 Pickleball Novi                 
 
Submitted to:  Lindsay Bell for distribution to Novi Staff and Consultant Team 
 
Submitted by:   
 

Dan Dempsey, Owner  
Finnicum Brownlie Architects, Project Architect 
Nowak & Fraus Engineers, Civil Engineer  

 
Description: 
 

Attached please find a detailed response letters addressing all of the architectural 
and engineering comments from all of the review letters and a request for all 
required waivers/variances. 

 
 
 



FINNICUM BROWNLIE ARCHITECTS 

25885 GERMAN MILL RD   ●   FRANKLIN MI 48025   ●   O: 248-851-5022   ●  M: 248-867-8883 

 
PICKLEBALL NOVI      –     Response to Preapplication Review  -        May 22, 2023 
 
Date:  May 28, 2024 
 
Project Name:  JSP23-15 Pickleball Novi                 
 
Submitted to:  City of Novi Staff and Consultant Team 
 

Submitted by:   
Dan Dempsey, Owner  
Finnicum Brownlie Architects, Project Architect 
Nowak & Fraus Engineers, Civil Engineer  

 
Description: 
 

Below please find a detailed response addressing all of the comments from all of 
the review letters and a request for all required waivers/variances. 

 
Planning Review 
 
 Recommendation 

Planning recommends approval of the revised Preliminary Site Plan, with the condition 
that the required waivers and variances are approved by the Planning Commission or 
Zoning Board of Appeals, as applicable.  The required waivers and variances to 
requirements of the Zoning Ordinance are: 

 
Section 3.1.18.D, Section 3.14.5, Parking Setbacks:  100 FT required adjacent to 
residential zoning, 61.5 FT proposed, a variance of 38.5 FT is required. 
 
Section 3.14.5, Parcels abutting residential district:  A waiver to the required height 
of the landscaped berm is required to allow using the existing berm which has mature 
vegetation.   
 
Section 5.2.12.E as amended December 26, 2019, Number of Parking Spaces:   
151 parking spaces are required.  142 are proposed on-site.  A variance of 9 spaces will 
be sought from the Zoning Board of Appeals.    

 
Special Land Use Considerations 

1. Relative to other feasible uses of the site, the proposed recreational use will not 
cause any detrimental impact on existing thoroughfares in terms of overall 
volumes, capacity, safety, vehicular turning patterns, intersections, view 
obstructions, line of sight, ingress, and egress, accel/decel lanes, off-street 
parking, off-street loading and unloading, travel times and thoroughfare level of 
service.  All engineering standards are met, and the traffic generated is 
substantially below the city threshold. 

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

3. Relative to other feasible uses of the site, the proposed recreational use is 
compatible with the natural features and characteristics of the land, including the 
existing woodlands, wetlands, watercourses, and wildlife habitats.  Woodland 
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tree loss is proposed to be mitigated by replacement trees and other required 
landscaping that will re -establish the natural habitat.  There are no wetlands or 
watercourses.  

4. Relative to other feasible uses of the site, the proposed recreational use is 
compatible with the adjacent uses of land in terms of location, size, character, 
and impact on adjacent property or the surrounding neighborhood.  All 
requirements for screening, sound attenuation, lighting control, traffic, and storm 
water management for sites adjoining residential zoning have been met.   

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

6. Relative to other feasible uses of the site, the proposed recreational use will 
promote the use of land in a socially and economically desirable manner.  
Pickleball is a highly popular recreational activity that promotes social interaction 
and physical fitness.  Pickleball Novi will be a destination for residents of Novi 
and surrounding communities, drawing economic activity to Novi daily, and 
increasing the City’s tax base. 

7. Relative to other feasible uses of the site, the proposed recreational use is: 
a.  Listed among the provision of uses requiring special land use review as        

set forth in the various zoning districts of this Ordinance, and 
b.  Is in harmony with the purposes and conforms to the applicable site 

design regulations of the zoning district in which it is located. 
  
 Ordinance Requirements 
 

1. Noise Impact Statement:  Per Exhibit 9 of the sound study prepared by Kolano 
and Saha Engineers, a 10-foot sound barrier will be installed on three sides of 
the outdoor pickleball courts.  The courts will not be utilized after 10:00 PM.  
Sound barrier details and material samples have been submitted. 

2. The proposed restaurant is entirely incidental to the primary recreational use - 
playing pickleball.   The availability of food is common in the recreational 
and entertainment industries.  It is essential in providing a comprehensive 
club experience.  Combining the love of sport with food and drink brings 
many benefits to the club members.  The convenience of a restaurant on 
premises is a perfect opportunity for members to relax and refuel after a 
match.  The restaurant is a hub for members to socialize and build 
connections; its welcoming, comfortable atmosphere allows players to 
unwind and bond with friends and competitors.  There will be a symbiotic 
relationship between the sport side of the club and the restaurant. 
Camaraderie, good food, and sports competition is the winning formula for 
a healthy pickleball club. 

4. A 100 FT setback is required adjacent to the residential zoning district and 61.6 
FT is proposed.  A request for a variance of 38.5 FT from the Zoning Board of 
Appeals has been submitted.   

5. 151 parking spaces are required by the zoning ordinance.  142 on-site parking 
spaces are proposed.  See the response to the AECOM review.  A variance of 9 
spaces will be sought.  An application to the ZBA has been submitted 
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Planning Review Chart: I-1 light Industrial Zoning District 
 

Zoning and Use Requirements 
See Special Land Use considerations 1-7, and Ordinance Requirements, 1 -5 
above. 
 
Per Exhibit 9 of the sound study prepared by Kolano and Saha Engineers, a 10-
foot sound barrier will be installed on three sides of the outdoor pickleball courts.  
The courts will not be utilized after 10:00 PM.  A sample of the sound-deadening 
material has been submitted to the planning department. 
 

Parking Setbacks 
A 100 FT setback is required adjacent to the residential zoning district and 61.6 
FT is proposed.  A variance of 38.5 FT will be requested from the Zoning Board 
of Appeals.  A densely planted landscaped berm and a 3’-4” to 5’-4” high 
retaining wall will effectively, visually isolate the parking from the residential 
zoning district.  The ordinance sound threshold is met. 

  
Note to District Standards 

Off-street parking in side and rear yards is required to be setback 100 feet from a 
residential district; 61.5 FT is proposed.  A variance of 38.5 FT will be sought.  
See Parking Setbacks above. 

 
 I-1 District Required Conditions 
 

Sec. 3.14.5 - The site proposes to maintain the existing berm and vegetation 
along the east property line, along with additional plantings for screening (see 
landscape plans). This will help to keep mature screening in place while limiting 
sight/noise from construction.  A waiver is required.  The retaining wall adjacent 
to the parking area is proposed to be 3’-4” high with the center 96 FT 5’-4” high.  
An elevation of the retaining wall has been added to Sheet A6. 

 
It is acknowledged that as part of the site plan approval, the Planning 
Commission will decide the scale, size, building design, façade materials, 
landscaping and the activity of use is such that current and future adjacent 
residential uses will be protected from any adverse impacts. 
 
It is acknowledged that as part of the site plan approval, the Planning 
Commission will decide the intended truck delivery service can be effectively 
handled without long term truck parking on site. 
 
It is acknowledged that as part of the site plan approval, the Planning 
Commission will decide the lighting, noise, vibration, odor, and other possible 
impacts are in compliance with standards and intent of this article and 
performance standards of Section 5.14. 

 
Parking and Loading Requirements 

151 parking spaces are required.  142 are proposed on-site.  A variance of 9 
spaces will be sought from the Zoning Board of Appeals.    

 
 Other Permits and Approvals 

The building sign location and constraints are shown on sheet SP-02.  The sign 
design is to be determined. 



CIVIL ENGINEERS 
 

LAND SURVEYORS 
 

LAND PLANNERS 
 

 NOWAK & FRAUS ENGINEERS  
46777 WOODWARD AVENUE 
PONTIAC, MI 48342-5032 

WWW.NFE-ENGR.COM VOICE: 248.332.7931 
FAX: 248.332.8257 

 

 
 
Engineering Review 
 
General 
 

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

2. A Right-of-Way Permit will be required from the City of Novi. Noted. Permit to be applied for during final 
site plan process.  

3. Label the site distance length provided, for this road the minimum site distance should be 260’. Label to 
be added as necessary during final site plan.  

4. Provide a construction materials table on the utility plan listing the quantity and material type for each 
utility (water, sanitary and storm) being proposed. Materials table to be provided during final site plan. 

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

6. Generally, all proposed trees shall remain outside utility easements. Where proposed trees are required 
within a utility easement, the trees shall maintain a minimum 5-foot horizontal separation distance from 
any existing or proposed utility. All utilities shall be shown on the landscape plan, or other appropriate 
sheet, to confirm the separation distance. Final plans will show required separation from easements, as 
noted.  

7. The grading and SESC sheets shall show the tree fence at least as far from the trunk as the critical root 
zone, defined as a circular area around a tree with a radius measured to the tree’s longest dripline 
radius plus one (1) foot. No grading shall occur within the dripline. If the critical root zone is not fully 
protected, then replacements for that tree may be required. Understood. Tree fence will be shown as 
noted on final site plan.  

 
 
Water Main 

 
8. Per current EGLE requirement, provide a profile for all proposed water main 8- inch and larger. Noted. 

Profiles to be included in final site plan package.  
9. Provide water main basis with final site plan submittal. Water main BOD to be included in final site plan.  
10. A sealed set of utility plans along with the Michigan Department of Environment, Great Lakes & Energy 

(EGLE) permit application for water main construction, the Streamlined Water Main Permit Checklist, 
Contaminated Site Evaluation Checklist, and an electronic version of the utility plan should be submitted 
to the Engineering Division for review, assuming no further design changes are anticipated. Utility plan 
sets shall include only the cover sheet, any applicable utility sheets, and the standard detail sheets. 
Noted. Package to be submitted with final site plan package. 

11. One full section centered at each crossing should be shown in the profile provided at time of final site 
plan submittal. Note to be included in final site plan package.  
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Irrigation Comments 
 

12. Plan will be provided with final site plan submittal. Confirmed.  
 
Sanitary Sewer 
 

13. Illustrate all pipes intersecting with manholes on the sanitary profiles. Final pipe crossings and profiles to 
be included in final site plan package.  
 

Storm Sewer 
 

14. Additional details will be provided with final site plan submittal. Confirmed. 
 

Storm Water Management Plan 
 

15. The Storm Water Management Plan (SWMP) for this development shall be designed in accordance with 
the Storm Water Ordinance and Chapter 5 of the Engineering Design Manual (updated Jan 31, 2024). 
Understood.  

16. As part of the Storm Drainage Facility Maintenance Easement Agreement, provide an access easement 
for maintenance over the storm water detention system and the pretreatment structure. Also, include 
an access easement to the underground detention area from the public road right-of-way. Noted. 
Easement to be provided in final site plan package.  

17. Provide manufacturer’s details and sizing calculations for the pretreatment structure(s) on the plans. 
Provide drainage area and runoff coefficient calculations specific to the area tributary to each treatment 
structure. The treated flow rate should be based on the 1-year storm event intensity (~1.6 In/Hr). Higher 
flows shall be bypassed. Noted. Manufacturer’s package to be submitted with final site plan package. 

18. Provide release rate calculations for the three design storm events (first flush, bank full, 100-year). 
Provide elevations of underground detention system. Details to be included in final site plan package.  

19. The flow restriction shall be accomplished by methods other than a pipe restriction in an oversized pipe 
due to the potential for clogging and restrictor removal. A perforated standpipe, weir design, baffle wall, 
etc. should be utilized instead. Weir design is included in Structure #1 on Sheet SP-06a. This will 
continue forward to final site plan package.  
 

Underground Storage 
 

20. Provide the overland routing that would occur in the event the underground system cannot accept flow. 
This route shall be directed to a recognized drainage course or drainage system. Overland route is 
shown on Sheet SP-05 and maintains existing condition.  

21. Provide an underdrain along the downstream side of the underground detention system which is tied 
into a manhole as a means of secondary storm water conveyance to the outlet. Underdrain is included 
on Sheet SP-06.  

22. Provide a table or note addressing the required bedding depth vs. bearing capacity of the underlying 
soils in the vicinity of the underground detention system per the manufacturer’s specifications. Will be 
included in final site plan package. Reference to be made to geotechnical report.  

http://www.nowakfraus/
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23. Provide a note on the plans stating the City’s inspecting engineers shall verify the bearing capacity of the 
native soils to verify an adequate bedding depth is provided. Note is included on Sheet SP-06.  

24. Provide a note on the underground detention detail that aggregate porosity will be tested, and results 
provided to the City’s inspecting engineers. Note is included on Sheet SP-06.  

25. Provide inspection ports throughout the underground detention system at the midpoint of all storage 
rows. Additional inspection ports may be required for systems larger than 200 feet. One inspection port 
every 50 feet for isolator row. Noted. Manufacturer’s package to be submitted with final site plan 
package. 

26. Inspection ports shall be a minimum of 8-inches. Noted. Manufacturer’s package to be submitted with 
final site plan package. 

27.  For piped/chamber systems the underground storage system shall include 4- foot diameter manholes at 
one end of each row for maintenance access purposes. Noted. Manufacturer’s package to be submitted 
with final site plan package. 

28. Provide critical elevations for the detention system. Also, provide a cross-section for the underground 
detention system. Ensure that there is at least 1 foot of freeboard between the 100-year elevation and 
the subgrade elevation beneath the pavement. Noted. Manufacturer’s package to be submitted with 
final site plan package. 

 
Paving & Grading 
 

29. Retaining wall sheets shall be signed and sealed by the design engineer responsible for the proposed 
retaining wall design and all associated calculations. Additional retaining wall details must be provided 
at time of final site plan submittal. Provide height of the wall, length of the wall and materials to be 
used. Noted. Final wall package to be signed/sealed by structural engineer.  

30. Detectable warning plates are required at all barrier free ramps, hazardous vehicular crossings and other 
areas where the sidewalk is flush with the adjacent drive or parking pavement. The barrier-free ramps 
shall comply with current MDOT specifications for ADA Sidewalk Ramps. Provide the latest version of 
the MDOT standard detail for detectable surfaces. Noted. Package to be submitted with final site plan 
package. 

31. Label specific ramp locations on the plans where the detectable warning surface is to be installed. 
Noted. To be included with final site plan package. 

32. Specify the product proposed and provide a detail for the detectable warning surface for barrier free 
ramps. The product shall be the concrete-embedded detectable warning plates, or equal, and shall be 
approved by the Engineering Division. Stamped concrete will not be acceptable. Noted. To be included 
with final site plan package. 

33. Not in use.  
34. Provide Dumpster Pad details, 8” concrete on 8” 21 AA aggregate base. Note: Dumpster pad shall 

extend minimum 10’ beyond dumpster enclosure. Noted. To be included with final site plan package. 
35. Retaining walls that are 48-inches or larger shall need a permit from Building Department. Noted. 

Building Permit to be applied for at time of final site plan package.  
36. A retaining wall that has a grade change of 30” or more within a 3’ horizontal distance will require a 

guardrail. Noted. To be included with final site plan package. 
 

Soil Erosion and Sediment Control 
 

37. An SESC permit is required. A full review has not been completed at this time. A review will be done 
when a completed packet is submitted to Sarah Marchioni at Community Development. Noted. 

http://www.nowakfraus/
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The following must be submitted with the Final Site Plan: 
38. A letter from either the applicant or the applicant’s engineer must be submitted with the Stamping Set 

highlighting the changes made to the plans addressing each of the comments listed above and indicating 
the revised sheets involved. Additionally, a statement must be provided stating that all changes to the 
plan have been discussed in the applicant’s response letter. Noted. To be included with final site plan 
package. 

39. An itemized construction cost estimate must be submitted to the Community Development Department 
for the determination of plan review and construction inspection fees. This estimate should only include 
the civil site work and not any costs associated with construction of the building or any demolition work. 
The estimate must be itemized for each utility (water, sanitary, storm sewer), on-site paving (square 
yardage, should include number do detectable warning plates), right-of-way paving (including proposed 
right-of-way), grading, and the storm water basin (basin construction, control structure, pre- treatment 
structure and restoration). Noted. To be included with final site plan package. 

40. Due to the above comments, the itemized construction cost estimate should be revised and resubmitted 
to the Community Development Department for the determination of plan review and construction 
inspection fees. Noted. To be included with final site plan package. 

 
The following must be submitted with the Stamping Set: 
Legal review transmittal shall be provided with the final site plan review letter. Links to the PDF copy of the 
easements are below, word document versions of each legal document can be found on the City’s Website 
under Forms and Permits) 

 
41. A draft copy of the Storm Drainage Facility Maintenance Easement Agreement (SDFMEA), as outlined in 

the Storm Water Management Ordinance, must be submitted to the Community Development 
Department. Once the agreement is approved by the City’s Legal Counsel, this agreement will then be 
sent to City Council for approval/acceptance. The SDFMEA will then be recorded at the office of the 
Oakland County Register of Deeds. This document is available on our website. Noted. To be included 
with stamping set package. 

42. A draft copy of the 20-foot-wide Watermain System Easement onsite must be submitted to the 
Community Development Department. Noted. To be included with stamping set package. 

43. A draft copy of the 20-foot-wide Sanitary Sewer Monitoring Manhole Access Easement onsite must be 
submitted to the Community Development Department. Noted. To be included with stamping set 
package. 

 
The following must be addressed prior to constrcution: 

44. A pre-construction meeting shall be required prior to any site work being started. Please contact Sarah 
Marchioni in the Community Development Department to setup a meeting (248-347-0430). Be advised 
that scheduling the pre-construction meeting can take 2-4 weeks. Noted. Meeting to be coordinated 
once approvals are received.  

45. A City of Novi Grading Permit will be required prior to any grading on the site. This permit will be issued 
at the pre-construction meeting (no application required). No fee is required for this permit. Noted. 
Meeting to be coordinated once approvals are received. 

46. Material certifications must be submitted to Spalding DeDecker for review prior to the construction of 
any onsite utilities. Contact Ted Meadows at 248-844- 5400 for more information. Noted. To be 
coordinated once approvals are received. 

47. Construction inspection fees in the amount of $61,716.31 must be paid to the Community Development 
Department. **fees are subject to change. Noted. To be coordinated once approvals are received. 

http://www.nowakfraus/
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48. Legal escrow fees in the amount of $TBD must be deposited with the Community Development 
Department. All unused escrow will be returned to the payee at the end of the project (except for 
escrows that are $50 or less). This amount includes engineering legal fees only. There may be additional 
legal fees for planning legal documents. **fees are subject to change. Noted. To be coordinated once 
approvals are received. 

49. A storm water performance guarantee in the amount of $21,000.00(Equal to 120% of the cost required 
to complete the storm water management facilities) as specified in the Storm Water Management 
Ordinance must be posted at the Community Development Department. Noted. To be coordinated once 
approvals are received. 

50. Water and Sanitary Sewer Fees must be paid prior to the pre-construction meeting. Contact the 
Treasury Department at 248-347-0498 to determine the amount of these fees. Noted. To be 
coordinated once approvals are received. 

51. A street sign financial guarantee in the amount of $3,200.00($400 per traffic control sign proposed) 
must be posted at the Community Development Department. Signs must be installed in accordance with 
MMUTCD standards. Noted. To be coordinated once approvals are received. 

52. A traffic control inspection fee of $TBD must be paid to Community Development. This fee is the 
inspection of traffic control items such as signs, striping, curbs, parking stalls, sidewalk, detectable 
warning surfaces, and temporary pavement markings. Noted. To be coordinated once approvals are 
received. 

53. A Soil Erosion Control Permit must be obtained from the City of Novi. Contact Sarah Marchioni in the 
Community Development Department, Building Division (248-347-0430) for forms and information. The 
financial guarantee and inspection fees will be determined during the SESC review. Noted. To be 
coordinated once approvals are received. 

54. A permit for all proposed work activities within the road right-of-way must be obtained from the City of 
Novi. This application is available from the City Engineering Division or on the city website (Right-of-Way 
Permit Application) and can be filed once the Final Site Plan has been submitted. Please contact the 
Engineering Division at 248-347-0454 for further information. Please submit the cover sheet, standard 
details, and plan sheets applicable to the permit only. Noted. To be included with final site plan package. 

55. An Act 399 Permit for Community Water Supply Systems for water main construction must be obtained 
from EGLE. This permit application must be submitted through the Engineering Division after the water 
main plans have been approved. Please submit the cover sheet, overall utility sheet, standard details, 
and plan/profile sheets applicable to the permit. Noted. To be included with final site plan package. 

56. Part 41 permit will not be required for sanitary lead. Noted. No comments to address.  
57. An inspection permit for the sanitary sewer tap must be obtained from the Oakland County Water 

Resources Commissioner (OCWRC). Noted. To be coordinated once approvals are received. 
58. Permits for the construction of each retaining wall exceeding 48 inches in height (measured from 

bottom of the footing to top of the wall) must be obtained from the Community Development 
Department (248-347-0415). Noted. To be coordinated once approvals are received. 

 
The following must be addressed prior to issuance of a Temporary Certificate of Occupancy (TCO) approval for 
the development: 
 

59. The amount of the incomplete site work performance guarantee for any outstanding site improvement 
items (limited to top course of pavement and other minor items), is calculated at 1.2 times the amount 
required to complete the site improvements (as specified in the Performance Guarantee Ordinance). 
Noted. To be coordinated once approvals are received. 
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60. All easements and agreements referenced above, must be executed, notarized and approved by the City 
Attorney and Engineering Division. Noted. To be coordinated once approvals are received. 

61. A Bill of Sale for the Utilities conveying the improvements to the City of Novi must be submitted to the 
Community Development Department. Noted. To be coordinated once approvals are received. 

62. The City’s consultant Engineer Spalding DeDecker will prepare the record drawings for this 
development. The record drawings will be prepared in accordance with Article XII, Design and 
Construction Standards, Chapter 11 of the Novi Code of Ordinances. Noted. To be coordinated once 
construction is complete. 

63. Submit to the Community Development Department, Waivers of Lien from any parties involved with the 
installation of each utility as well as a Sworn Statement listing those parties and stating that all labor and 
material expenses incurred in connection with the subject construction improvements have been paid. 
Noted. To be coordinated once approvals are received. 

64. Submit a Maintenance Bond to the Community Development Department in the amount of $9,996.25 
(Equal to 25 percent of the cost of the construction of the utilities to be accepted). This bond must be 
for a period of two years from the date that the Utility Acceptance Permit is issued by the City of Novi 
Engineering Division. This document is available on the City’s website under Forms and Permits. Noted. 
To be coordinated once approvals are received. 

65. Submit an up-to-date Title Policy (dated within 90 days of City Council consideration of acceptance) for 
the purpose of verifying that the parties signing the Easement and Bill of Sale documents have the legal 
authority to do so. Please be sure that all parties of interest shown on the title policy (including 
mortgage holders) either sign the easement documents themselves or provide a Subordination 
Agreement. Please be aware that the title policy may indicate that additional documentation is 
necessary to complete the acceptance process. Noted. To be coordinated once approvals are received. 
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Summary: 

We believe the changes outlined herein, along with the necessary waivers and variances, 
bring the plans into full compliance with all applicable City requirements.   

  
We look forward to discussing this matter at the next available Planning Commission 
meeting. Please do not hesitate to call should there be any questions regarding this 
matter. 

 
Respectfully yours, 
Finnicum Brownlie Architects 
 

  
 
William Finnicum AIA NCARB 
 



NOISE IMPACT STUDY 

  































ECONOMIC IMPACT STATEMENT 

 

 



 
 
 

Economic Impact on the City of Novi 
 
Pickleball Novi will be the first Pickleball specific facility in the city of Novi.   With a footprint of 
38,000 square feet, the facility will offer thirteen indoor Pickleball courts plus other health and 
entertainment offerings to members and walk-in guests.   Pickleball is the fastest-growing sport 
in America, with estimates of over forty (40) million members currently participating (2023 
estimates from Pickleball USA - governing body of USA pickleball).   In 2020, the estimated 
number of players was below ten (10) million, so growth has exploded at a rate of 4X in four 
years. 
  
Pickleball Novi will have approximately one thousand members and additional walk-in guests.  
The club will allow up to 72 people per court time (one hour) and most time slots will be two 
hours.   Club hours will be from 8 AM to 11 PM, seven days per week.    
  
The anticipated economic benefits for the city of Novi include: 
  

• Increase property tax revenues - after completion of the facility, the property value of 
the 3.5-acre parcel on Venture Drive will increase by at least 5X, therefore increasing tax 
revenues commensurately.   In comparison, the owner of the land, Dan Dempsey, also 
owns a 1.8-acre parcel with a building across the street (corner of 9 Mile and Venture) 
and property taxes are approximately $25,000.  Current taxes on the proposed 
Pickleball land on Venture Drive are approximately $12,000. 

  
• Increased visitors to the city of Novi.   It is estimated that Pickleball facilities in 

metropolitan areas draw regular members/participants from as many as thirty miles 
away.   Pickleball Novi will draw from Plymouth to Walled Lake, and from 
Livonia/Farmington Hills to New Hudson/South Lyon.   Case-in-point, Wolverine 
Pickleball of Ann Arbor has a large member group that commutes from Novi to the west 
side of Ann Arbor.   Local restaurants, shops, and bars will benefit from the increase in 
visitors to the area. 

  
• Employee base - Pickleball Novi will employ 4-8 people per shift, bringing outside 

workers to Novi as well as employing Novi-based personnel.   Total personnel across two 
shifts is anticipated at 8-12 people.   On busy days, employees will be encouraged to 
park in the adjacent lot across Venture, the Novi Office Suites lot that is also owned by 
the Pickleball Novi founder. 

 



CORRESPONDENCE 






























































































































































